PROPOSAL FOR 
TAX INCREMENT FINANCING (TIF) AGREEMENT
Master Economic Development Plan & Bond Yield Sizing Proposal
	TO:
	City Council and Mayor, City of Monroe, Louisiana

	FROM:
	Southside Economic Development District (SEDD) | Vicki Lang, President

	DATE:
	November 2026

	SUBJECT:
	Proposal for 30-Year TIF Agreement & $30,000,000 Net Bond Yield Sizing




Executive Summary
The Southside Economic Development District (SEDD) respectfully submits this proposal to enter into a 30-Year Tax Increment Financing (TIF) Agreement with the City of Monroe. The SEDD has identified a comprehensive $68,235,000 Master Capital Improvement Plan across six major economic, infrastructural, and residential projects designed to transform South Monroe.
To catalyze this vision, the SEDD requests a 30-year TIF agreement structured to generate a net usable bond yield of $30,000,000 in Phase 1 capital. This $30 million TIF allocation will serve as critical local seed and matching capital to leverage an estimated $38,235,000 in external funding from Louisiana Capital Outlay, Federal DOTD/EDA Infrastructure Grants, and Public-Private Partnerships (P3s).
	EXECUTIVE SUMMARY HIGHLIGHTS
• Total Master Capital Plan Scope: $68,235,000
• SEDD Phase 1 TIF Net Proceeds Target: $30,000,000
• External Co-Funding / Grant Target: $38,235,000
• Key Matching Sources: LA Capital Outlay, Federal DOTD/EDA Grants, & Public-Private Partnerships (P3)


Part I: Financial Sizing for a $30,000,000 Net Bond Yield
To yield $30,000,000 in net capital proceeds directly for project construction, the baseline bond issuance must cover mandatory public finance costs, including capitalized interest during construction, statutory debt service reserves, and underwriting costs.
1. Estimated Bond Issuance Sizing ($30M Net Capital Target)
• Target Net Construction Proceeds: $30,000,000
• Estimated Interest Rate: ~5.25% – 5.75% (30-Year Fixed Municipal TIF Rate)
• Debt Service Reserve Fund (DSRF): ~$2,820,000
• Capitalized Interest (12–18 Months During Construction): ~$3,840,000
• Underwriter’s Discount & Costs of Issuance (~3%): ~$1,260,000
• Estimated Gross Bond Issuance Required: ~$37,920,000
2. 30-Year TIF Revenue Sizing & Debt Service Coverage
Municipal bond underwriters require a Debt Service Coverage Ratio (DSCR) of 1.25x to 1.35x on revenue-backed TIF bonds to account for annual fluctuations in sales and property tax collections.
	DEBT SERVICE & REVENUE COVERAGE FORMULA
Annual Debt Service on $37.92M Gross Issuance (30 Yrs @ 5.5%) ≈ $2,615,000 / year
Required Annual TIF Increment Revenue (at 1.25x DSCR) = $2,615,000 × 1.25 = $3,268,750 / year

• Estimated 30-Year Cumulative TIF Increment Target: ~$98,062,500
• Projected Total Debt Service (Principal + Interest over 30 Years): ~$78,450,000


Part II: SEDD Master Capital Plan & Co-Funding Strategy
By deploying $30,000,000 in Phase 1 TIF bond proceeds as matching funds, the SEDD can aggressively pursue outside funding sources—including Louisiana Capital Outlay, Federal DOTD/EDA Grants, and Public-Private Partnerships (P3)—to fulfill the complete $68,235,000 capital commitment without requiring additional local municipal debt.
Part III: Detailed Project Descriptions & Leverage Strategy
1. Louisiana Purchase Gardens and Zoo Enhancements
• Type of Development: Recreation, Learning, and Entertainment (District 5)
• Total Estimated Cost: $9,500,000
• SEDD TIF Phase 1 Allocation: $9,500,000 (Fully Funded in Phase 1 TIF)
• External Co-Funding Target: $0 (N/A)

Project Description & Narrative:

Utilize the Louisiana Purchase Gardens and Zoo and Bernstein Park property to create a premier destination and tourist area, including a Botanical Garden and an Amphitheater for Outdoor Events. Improve the walk paths with beautification features. Partner with the Zoological Society and the City of Monroe to improve the interior features and exhibits of the Zoo.

Install privacy fencing that encompasses the property to enhance the secluded experience when visiting the zoo, and/or consider acquisition of properties bordering the Zoo to create a green space buffer around the property. Procure infrastructure and roadway projects to improve access to and from the Zoo by routes of South 2nd through Wilson Street, and Ticheli Road through Bernstein Park Drive. Improvements would include improved roads and drainage systems, safe and well-lighted pedestrian walkways, increased security, and beautification landscaping that would welcome all visitors from near and far.
Site & Infrastructure Specifications:
Zoning: OS (Open Space - No change required) | Flood Plain: Zone X, Zone A in Lagoon Area | Stormwater/Outfall: Existing Available
Wetlands: Non-present | Sewer: Available | Water: Available | Electrical: Available
Vehicular Access: Needs Improvement | Lighting: Existing but Needs Improvement | Right of Way Acquisition: Required in Various Areas
2. Renwick Street Business Corridor
• Type of Development: Business and Mercantile (District 3)
• Total Estimated Cost: $9,935,000
• SEDD TIF Phase 1 Allocation: $5,000,000 (Phase 1 TIF Seed Capital)
• External Co-Funding Target: $4,935,000 (Louisiana Capital Outlay & Federal EDA Grants)

Project Description & Narrative:

Promote acquisition of land and development of a Renwick Street Business Corridor spanning from Carroll Jr. High School east to Powell Avenue to create a vibrant zone of new buildings and development for Mercantile and Professional services. The corridor will focus heavily on the expansion of Disadvantaged Business Enterprises (DBEs) and providing hands-on training opportunities for the local community.

Infrastructure improvements will include comprehensive widening of roadways with curb and gutter, subsurface drainage upgrades, beautification enhancements, increased security, and well-lighted safe pedestrian walkways on both sides of the street directly connected to U.S. 165 and Powell Avenue arterials.
Site & Infrastructure Specifications:
Zoning: B-2, B-3, and B-4 | Flood Plain: Zone X | Stormwater/Outfall: Available
Wetlands: Non-present | Sewer: Available | Water: Available | Electrical: Available
Vehicular Access: Available, Needs Improvement | Lighting: Needs Improvement | Right of Way Acquisition: Not Required
3. Safe Neighborhood Models (Phased Implementation)
• Type of Development: Residential (Districts 3, 4, 5)
• Total Estimated Cost: $21,050,000
• SEDD TIF Phase 1 Allocation: $6,500,000 (Phase 1 TIF - Model 1 & Site Infrastructure)
• External Co-Funding Target: $14,550,000 (Public-Private Partnerships (P3), HUD/CDBG, LA Capital Outlay)

Project Description & Narrative:

Promote SEDD Safe Neighborhoods through land acquisition and the development of three (3) affordable model safe neighborhoods supported by state-of-the-art infrastructure across Districts 3, 4, and 5. Three potential locations have recently been identified and approved by the SEDD district board.

These modern and energy-efficient neighborhoods will require SEDD to fill in existing open ditches with improved subsurface drainage systems, provide wider curb and gutter roadways, promote landscaped beautification, increase security features, and install well-lighted safe pedestrian walkways connected to arterial streets for seamless community access.

*Phasing Strategy: Phase 1 deploys $6.5M in TIF proceeds to deliver the first model neighborhood and site infrastructure, using that baseline to leverage private homebuilder partnerships (P3) and federal housing grants for Phase 2 ($14.55M).
Site & Infrastructure Specifications:
Zoning: Residential | Flood Plain: Zone X required | Stormwater/Outfall: Zero Impact Required, Outfall Determined Per Site
Wetlands: Non-present in Existing Neighborhoods, New Sites Evaluated | Sewer: Available, Pump Stations Evaluated | Water: Available | Electrical: Available
Vehicular Access: Available | Lighting: Required | Right of Way Acquisition: New Street Right of Way Platted
4. Infrastructure to Attract Industrial, Distribution, and Manufacturing Businesses
• Type of Development: Light Industrial, Distribution, and Manufacturing (District 5)
• Total Estimated Cost: $22,650,000
• SEDD TIF Phase 1 Allocation: $4,000,000 (Phase 1 TIF - Engineering & Primary Access Site Prep)
• External Co-Funding Target: $18,650,000 (Federal DOTD / EDA Infrastructure Grants & LA LED Funding)

Project Description & Narrative:

Promote connectivity and access to the SEDD to encourage the development of Light Industrial, Distribution, and Manufacturing businesses. Improvements would include wider roads with wide entry truck turn-out access, curb and gutter drainage systems, expansion of water distribution and sewer collection main lines, safe and well-lighted pedestrian walkways, and bus depots for connectivity—all with the goal of having access-ready sites attracting businesses to the area that create high-paying job opportunities.

There are multiple locations suited for these types of businesses across District 5, many of which contain dilapidated structures that simply need to be removed from existing sites to open land up for new building structures and modern industrial development.
Site & Infrastructure Specifications:
Zoning: Varies Across SEDD | Flood Plain: Varies Across SEDD | Stormwater/Outfall: Available
Wetlands: To Be Determined per Site | Sewer: Available in Most Areas | Water: Available in Most Areas | Electrical: Available in Most Areas
Vehicular Access: Available, Needs Improvement | Lighting: Required | Right of Way Acquisition: Not Required
5. Multi-Purpose Community Event Center
• Type of Development: Business and Assembly (SEDD Wide)
• Total Estimated Cost: $5,000,000 (Net)
• SEDD TIF Phase 1 Allocation: $5,000,000 (Fully Funded in Phase 1 TIF)
• External Co-Funding Target: $0 (N/A)

Project Description & Narrative:

Construct a highly flexible, multi-purpose facility to serve as a civic and social anchor for South Monroe. The venue incorporates three primary program models:
• Multi-Purpose Community Center: Features a subdivisible main banquet hall (seating 150–400), a warming/catering kitchen, 2–3 breakout meeting rooms, and an administrative office. This provides the most versatile option for social rentals, neighborhood meetings, and family milestone events.
• Neighborhood Recreation & Event Center: Combines a full-size gymnasium (which doubles as rental space for banquets, youth sports, or exposition booths) with adjoining activity rooms and outdoor patio space.
• Cultural & Arts Activity Center: Focuses on creative rentals, featuring a 100–250 seat black-box theater/auditorium, art studios, and a small gallery space that doubles as a reception hall.

The SEDD will ultimately decide on the best location to serve the community. Infrastructure improvements will include roadway widening with curb and gutter, subsurface drainage, beautification, and well-lighted safe pedestrian walkways.

*Legal & Financial Structure Note: TIF funds will not be used for preliminary studies. The constructed facility will be either sold to a private entity or leased within statutory economic development limits, returning ongoing revenues to the district.
Site & Infrastructure Specifications:
Zoning: Varies Across SEDD | Flood Plain: Varies Across SEDD | Stormwater/Outfall: Available, Zero Impact Required
Wetlands: To Be Determined per Site | Sewer: Available | Water: Available | Electrical: Available
Vehicular Access: Available, Needs Improvement | Lighting: Required | Right of Way Acquisition: Not Required
6. Entertainment and Hospitality District (Desiard Street Corridor)
• Type of Development: Entertainment and Hospitality (District 3)
• Total Estimated Cost: $100,000
• SEDD TIF Phase 1 Allocation: $0 (Non-TIF Local Operating Funds)
• External Co-Funding Target: $100,000 (District Operating Cash)

Project Description & Narrative:

Promote a Southside Entertainment District, including hospitality and recreation. Infrastructure improvements would include widening of roadways with curb and gutter, subsurface drainage improvements, beautification enhancements, and well-lighted safe pedestrian walkways on both sides of the streets with connectivity to other key places in the City.

The areas of the SEDD along the Desiard Street Corridor between the University of Louisiana at Monroe (ULM) and the Historic Downtown District of Monroe should be explored to continue outward development and pedestrian connectivity where new restaurants and entertainment venues have recently been opened.

*Funding Note: Preliminary feasibility studies for this district ($100,000) will be funded strictly through non-TIF district operating cash.
Site & Infrastructure Specifications:
Zoning: Varies in SEDD | Flood Plain: Zone X | Stormwater/Outfall: Available
Wetlands: Non-present | Sewer: Available | Water: Available | Electrical: Available
Vehicular Access: Available, Needs Improvement | Lighting: Required | Right of Way Acquisition: Not Required
Part IV: Comprehensive TIF Allocation & Co-Funding Matrix
	Economic Development Project
	Dist.
	Total Cost
	SEDD TIF Allocation
	External Target
	Primary External Sources

	LA Purchase Zoo Enhancements
	Dist 5
	$9,500,000
	$9,500,000
	$0
	Fully Funded via Phase 1 TIF

	Renwick Business Corridor
	Dist 3
	$9,935,000
	$5,000,000
	$4,935,000
	LA Capital Outlay / Federal EDA

	Safe Neighborhood Models
	Dist 3,4,5
	$21,050,000
	$6,500,000
	$14,550,000
	Public-Private Partnerships / HUD

	Industrial / Distribution Infra.
	Dist 5
	$22,650,000
	$4,000,000
	$18,650,000
	Federal DOTD / EDA / LA LED

	Multi-Purpose Event Center
	SEDD
	$5,000,000
	$5,000,000
	$0
	Fully Funded via Phase 1 TIF

	Entertainment District Study
	Dist 3
	$100,000
	$0
	$100,000
	District Local Operating Funds

	TOTAL PROGRAM COSTS
	All
	$68,235,000
	$30,000,000
	$38,235,000
	Leveraged Ratio: 1 : 1.27



Conclusion & Action Requested
By approving a 30-year TIF Agreement structured to yield $30,000,000 in net bond proceeds, the City of Monroe will empower the SEDD to immediately launch Phase 1 projects while establishing the essential matching capital necessary to capture $38.2 million in state, federal, and private investment.
The SEDD requests that the Mayor and City Council authorize administration to negotiate the formal TIF agreement terms and collaborate with municipal bond counsel to size the initial bond issuance.
Respectfully submitted,

Vicki Lang
President, Southside Economic Development District
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