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VILLAGE OF 
OREGON

Recent developments funded with TID Affordable Housing Carryover Funds

Elise Cruz, AICP, Director of Community Development 



Genesis 
Housing

- $168k spent in matching funds for 

Federal Home Loan Bank of Chicago 

grant

- Funds went towards preservation and 

renovation of 40 apartment units, all 

built in early 1970s

- Rental housing for extremely low-

income seniors and those with 

disabilities



Habitat for 
Humanity

- $180k promised for creation of 8 

owner-occupied duplex units on Kay 

Court

- 3 bedroom, 2 bath units

- Payment upon completion of first 4 

units and then final 4 units

- Redevelopment of former summer 

camp, preservation of historic 

structures



Remaining 
Funds

- $150k remaining for eligible 

projects

- Opportunity to serve projects 

not in a TID



Affordable Housing Rehab Grants

Waunakee Housing Betterment Fund



Funding
1-year TID Extension

TID 2 closure: $477,737
TID 3 closure: $589,272

Projected Closures:
TID 4 (2025): $101,389
TID 5 (2026): $579,140
TID 6 (2031): $1,718,884

(326,600) LIHTC contribution

$740,409

$841,798
$1,420,938
$3,139,822

Running Total



Grants
Non-Repayable

How much per cycle/per year?



Things We’ve 
Learned



Website

If you want a lot of phone 
calls, fill your website with 
tiny text and links, then put 
your contact info at the 
bottom of the page.

Also, don’t explain how to 
read the HUD income chart.



What Do You Mean?
Scoring



• “Median Income” – Wauankee’s or HUD Madison Metro?
• The program says “60 days of pay stubs” – Social Security doesn’t 

send monthly statements
• What does “livability” mean? 
• How do you estimate repair need on a still-working mechanical 

system?
• Do you use the HUD income thresholds, or the ACS thresholds?

What Do You Mean?
Definitions



I don’t pay 
taxes 

I don’t have 
pay stubs

My AC died, it’s 
1,000 degrees 
outside, and I 

can’t wait until 
September



What do you do?
I don’t pay taxes

I don’t have pay stubs

I’m on a payment plan 
with my contractor

It can’t wait

Affidavit of non-filing of taxes

Hand-written ledger, bank 
statements, affidavit verifying income

What does your program say?

01

02

03

04

Program is a reimbursement grant



What about 
Emergencies?

Emergency Fund

Do you wait for the 80-year-old lady’s 22-year-old 
HVAC and 17-year-old AC to die to deem it a 
necessary upgrade? How do you score it? What’s 
the expected lifetime of a furnace or central AC 
unit? What if it dies in between the triannual 
reviews?



photo

Windows 
1970s house

Original wooden casement windows



photo

Siding 
1970s house

“That looks like bad maintenance, should
we be funding poor homeownership?”



photo

Roofing
1990s house

“Should we be giving money to someone
who is going to be reimbursed by

insurance or another grant program?”



First Round of Applications

$33,838.44

6 applications



June 13, 2024

Thank you!
Lauren Dietz, AICP | Community Development Director
ldietz@waunakee.com
https://www.vil.waunakee.wi.us/1138/Waunakee-Housing-Betterment-Fund

mailto:ldietz@waunakee.com
https://www.vil.waunakee.wi.us/1138/Waunakee-Housing-Betterment-Fund


City of Sun Prairie
Use of TIF Affordable 

Housing Extension
Regional Housing Network Meeting | June 13, 2024



• Becky Binz, AICP

• Housing & Equitable Development Planner 

@ City of Sun Prairie

Intro



• Purpose: Support housing goals in Sun Prairie

• Add and Preserve Affordable Housing Units

• Expand Housing Choice

• Increase Housing Stability

• Improve the Quality, Accessibility, and Attainability of Housing

• Starting 2024 Fund Balance: $126,400

• Funded with TIF Affordable Housing Extension (1 closure) & recurring $10k general 

fund contribution since 2023

Overview: Sun Prairie Affordable Housing Fund



SATELLITE TENANT 
RESOURCE CENTER OFFICE 

ADMINISTRATION OF ANTI-
RETALIATION PROGRAM

HOUSING & EQUITABLE 
DEVELOPMENT PLANNER 

SALARY

Three Funded Projects



Satellite Tenant Resource Center Office

• Description: TRC providing housing counseling, 
mediation, EDDP, & Community Outreach/Education in 
Sun Prairie

• Goal: Address need for bilingual renter and landlord 
support, support for those with evictions 

• Need identified by 2022 Housing Study & Partner Nonprofit

• Cost: $75,000 annual total 

• split 50/50 between City & County ($37,500 each)

• 3 days in SP, 2 days in Madison

• Impact: Q1 Report (Jan 22-March 25)

• 112 calls on TRC’s Sun Prairie phone line

• 15 documented drop-in visits to TRC’s Sun Prairie office



Satellite Tenant Resource Center Office

• Lessons Learned: 

• Majority of the work occurred upfront

• Budgeting, contracting, legal reviews

• Outreach

• Importance of checking in with orgs and 

other municipalities on housing work

• Idea generation, lessons learned, partnerships, 

support



• Description: Contract with the Madison Department of 
Civil Rights to do mediation, investigation, and 
conciliation between renters and landlords for retaliation 
cases (ordinance enforcement).

• Sun Prairie adopted a retaliation ordinance in 2023

• Goal: Protect tenants who complain about a building 
code violation and later receive some form of retaliation 
by their housing provider. 

• Cost: $15,000, time and materials

• Impact: TBD – roll out in September 2024

Administration of Retaliation Ordinance



• Goal: Hire someone to dedicate time to 

housing work

• Recommendation from 2022 Housing Study 

• Cost: $35,000 from AFH (remainder 

from ARPA funds, TID funds)

• Impact

• For Consideration: future funding for 

position – AHF or General Fund

Housing & Equitable 
Development Planner



• $5.4 Million in 2027

• Currently Writing Affordable Housing Fund Policy

• Initiatives Discussed at June 2024 Housing Committee meeting:

• Strategic Subsidy – new affordable housing & housing improvement

• Loans to homeowners/prospective homeowners for DPA and rehab

• Loans to developers for new affordable owner-occupied housing

• Stability – housing security for all, support for those in affordable housing

• Grants for supportive services and case management (e.g. TRC, Sunshine Place)

• Policy Items to consider:

• If primarily funded from TID closures, funding is sporadic

• TID AH Extensions aren’t guaranteed – need to communicate why housing work is important 

to Council

• After 1/1/2024 need to determine at TID creation

Future Possible TIF AH Extensions



Becky Binz, AICP
Housing & Equitable Development Planner

City of Sun Prairie

(608) 825-0869

bbinz@cityofsunprairie.com

mailto:bbinz@cityofsunprairie.com


Affordable Housing Fund

TIF Extension Funds | June 13, 2024

City of Madison Community Development Division



TIF Extension Funds

TIF Extension

Affordable Housing Fund 
(AHF)



Affordable Housing Fund (AHF)

Overview:

• Created (as it is now) in 2015 budget
• RFP 2014

• Used to create units affordable to 
lower income households: 
• 60% AMI limit for Rental
• 80% AMI limit for Homeownership

• Development funding only (no 
services)
• All funding goes out as a loan
• Focus is on gap financing

 $-
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Affordable Housing Fund - Sources
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TIF Extension GO Borrowing

$28,409,200 

$29,360,800 



TIF Extension Funds

Affordable Housing Fund

Non-Tax Credit Development
(Gap Financing)

Tax Credit Development
(Gap Financing)

Homeownership 
Development

(Gap Financing)



Homeownership RFP



• Permanent Affordability
• Land Trust

• Acq/Rehab

• New Construction

• Equity Appreciation
• Acq/Rehab

• New Construction

• Cohousing

• Lease to Purchase
• Acquisition/Rehab

• New Construction

• ½ & ½ (in-between model) 

• Other homeownership initiatives 
utilizing other funding sources:
• Mortgage Reduction

• Home Repair

• Homebuyer Education

Homeownership Development



• Largest Barrier
• Subsidy Required per Unit to make 

affordable to income-qualified buyers
• ~$150,000 per home

• Not including land costs

• Largest Benefit
• Stacking of programs can create 

homeownership opportunities for 
households with incomes as low as 
30% AMI

• LINK TO RFP & PROGRAM PAGE

Homeownership Development

https://urldefense.com/v3/__https:/www.cityofmadison.com/dpced/community-development/contracts-funding/funding-opportunities/2022-housing-forward-financing__;!!KVv9bpTLRIQ!JB8M0Vvh4lOpJOBrtKiPVQUtk9op75rafBv0KE_flrAzNHPADsXaIpUZjnlSOu-YtB_iVemURogRYPSld4EQT34Z4ucFIvo$


Non-Tax Credit RFP



• Cooperatives

• Non-Profit Developers

• For-Profit Developers

• Generally shallow affordability

• Missing-Middle Style 
Development
• Coops 

• 7-15 unit

• Apartment-style Buildings
• 11-34 units

Non-Tax Credit Development



• Largest Barrier
• Subsidy Required per Unit to make 

affordable to income-qualified 
renters
• ~$50,000 (rehab) - $100,000 (new 

construction) per unit

• Largest Benefit
• Nontraditional development types 

that are otherwise priced out 
financially

• LINK TO RFP AND PROGRAM PAGE

Non-Tax Credit Development

https://urldefense.com/v3/__https:/www.cityofmadison.com/dpced/community-development/contracts-funding/funding-opportunities/2024-affordable-rental-housing__;!!KVv9bpTLRIQ!JB8M0Vvh4lOpJOBrtKiPVQUtk9op75rafBv0KE_flrAzNHPADsXaIpUZjnlSOu-YtB_iVemURogRYPSld4EQT34ZCzOcHyk$


Tax Credit RFP



AHF Tax Credit RFP



AHF Tax Credit RFP

• 4/5 Star Vacancy:
• Madison: 4.5%
• National: 10.7%

• 3 Star Vacancy:
• Madison: 3.1%
• National: 7.2%

• Compared to 100 largest 
markets by inventory, current 
overall vacancy (3.4%) is 3rd

lowest in country



AHF Tax Credit RFP

• Because vacancy tighter in 
lower-cost units, rent 
growth is uneven

• YoY Rent Growth:
• 4/5 Star Properties: 1.2%

• 3 Star Properties: 4.7%

• 1/2 Star Properties: 3.8%



AHF Tax Credit RFP – Where It Started



AHF Tax Credit RFP – Where It’s Gone



AHF Tax Credit RFP

Emphasis on 30% AMI units – the largest need

Permanent Affordability + Shared Appreciation Waiver

Long-Term Affordability Requirement - Minimum 40 years

Tenant Selection Plan Standards

Energy Efficiency, Decarbonization & Sustainable Design

Universal Design – 50% of units

4% non-competitive opportunity WITH units at 30% AMI



AHF Tax Credit RFP

Requirements

• Focus on Energy - Energy Design Assistance Initial Application

• Implement Focus’s Recommendations @ 20% over baseline energy savings 

• Renewable Energy: 

• Min. 30 kw solar PV array

Preferences

• Energy Efficiency w/ Focus – Implement Highest EE Recommendations

• Renewable Energy: Implement largest feasible solar PV array

• Sustainability: AIA – Framework for Design Excellence



AHF Tax Credit RFP 

Supportive Housing

• Serve Individuals & Families Experiencing Homelessness

• Supportive Service Coordination and Funding with agencies like: The Road Home, 
Lutheran Social Services, WayForward Resources, Community Action Coalition, 
Housing Initiatives, etc.

• HUD VASH Housing Vouchers - Veterans experiencing homelessness

Other Supportive Housing Populations

• Previously incarcerated individuals re-entering the community; and/or

• Other target populations that meet an identified community need.

• LINK TO RFP AND PROGRAM PAGE

https://www.cityofmadison.com/dpced/community-development/contracts-funding/funding-opportunities/2023-affordable-housing-fund-tax-credits-rfp


TSP Standards

Purpose:

• Affordable housing should 
alleviate barriers from adverse 
credit histories, rental histories, 
or criminal convictions

• Tenants remain stable in housing 
by minimizing insurmountable 
barriers to tenancy

Examples from TSP Standards:

• Applicants cannot be denied for:
• Credit score alone

• Insufficient credit history

• Credit report information that is 
disputed, in repayment, or 
substantially unrelated to prior 
housing obligations

• Must allow for cosigner



TSP Standards

Examples from TSP Standards:

• Applicants cannot be denied for:
• Eviction filings that were dismissed 
• Eviction filings with no judgement
• Any eviction older than 2 years 

from date of application

• Limits on:
• Security Deposit Maximum
• Rent Increases in Renewals
• Non-Renewals

• Applicants cannot be denied for:
• Conviction, determination, or 

adjudication in the juvenile justice system  
• Conviction for any Misdemeanor offense, 

unless the offense has a “substantial 
relation to tenancy” and the date of 
conviction is within 2 years of the date of 
application 

• Criminal conviction for any Felony offense 
for which the date of conviction is more 
than 5 years from the date of application, 
unless the offense has a “substantial 
relation to tenancy”

• Conviction for any offense for which the 
date of conviction is more than 10 years 
from the date of application, the 
Maximum Lookback Period



AHF Target Area Map - Alignment

Metro
Transit

Growth 
Priority 
Areas

TOD Zoning 
Overlay



Development Map



Development Map



Affordable Rental Housing | 2013-2023

AHF, 
$20,561 

TIF, $5,304 

Tax 
Credits, 

$129,861 

Debt/Othe
r, 

$108,192 
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On average, City 
contributes ~10% 
of total $ per unit

Total $ per unit ~$350K 
in 2023 (More than 

doubled in a decade)

AHF commitment 
>$30K/unit in 2023



Affordable Rental Housing | 2013-2023
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Affordable Housing Fund (AHF) - Outcomes

Outcomes (Tax Credit Only):

• 33 developments awarded funding
• $57,325,000 awarded
• ~2.4M average per development since 2020

• 2,788 total housing units created

• 2,188 “affordable” units created
• (at or under 60% AMI)

• 469 30% AMI units created

• 641 Supportive Service Units created

• $731M in total development cost



Affordable Housing Fund

Matt Frater, AICP | MFrater@cityofmadison.com

City of Madison Community Development Division
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