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INTRODUCTION 

 
Tax Increment Financing (TIF) is a method of financing improvements and development 
in an area which has been determined to be blighted or which has been determined to 
create economic development according to the criteria set forth in SDCL 11-9. All this is 
done without incurring a general obligation for the taxpayers of the entire City. 
 
The assessed value of a district is determined by the South Dakota Department of 
Revenue at the time the district is created by the City Council. This valuation is termed 
the Tax Increment Base Valuation for the district, or simply the “base valuation.” 
 
When the assessed valuation of the district increases in succeeding years, the total 
property taxes paid by the owners of property in the district will increase accordingly. That 
increase in taxable valuation is the “increment.” When the tax bills are paid, only that 
portion of the tax bill which results from the Base Valuation, is paid to the taxing entities 
(City, County, School, etc.), which levy property taxes. The tax increment is deposited 
into a special fund. It is this plan which determines how these accumulated increment 
funds will be used. It is anticipated that one or more of the properties in this proposed Tax 
Increment District will be used for commercial purposes. The creation of this Tax 
Increment District for economic development purposes will not require an additional levy 
to make up for the School District’s share of the property taxes included in the Tax 
Increment. 
 
This financing method is invaluable for encouraging economic growth since the amount 
of funds available for use by the project plan is directly related to the increase in valuation 
which a given project or development will create. 
 
OVERVIEW 
 
The purpose of the proposed Tax Increment District (TID) is to fund the design and 
construction of a Rapid Valley Sanitary District lift station and approximately 1,335+/- feet 
of 6” force main. The new force main connects the lift station to the existing 8” sewer main 
at the manhole in Elderberry Drive located just south of Jaffa Garden Way, near the east 
entrance to the Great Plains Tribal Chairman’s Health Board facility. 
 
The proposed district overlays TID 78 – Unnamed Tributary Drainage Channel. Any 
increment generated from the development is directed to TID 78 for full repayment of 
certified expenditures before increment funds are allocated to the Orchard Meadows Lift 
Station tax increment district. 
 
The district boundary is located at the southeastern corner of the intersection of Elk Vale 
Road and SD Highway 44 and incorporates approximately 254.27 acres. The estimated 
TIF funded developer project costs are $872,353.75, not including interest. 

 
 



Orchard Meadows Lift Station Tax Increment District #77 Project Plan 

Prepared 4/29/2020 Page 2 

Tax Increment Financing Committee 
 
The Tax Increment Financing Committee met on March 31, 2020 to discuss the proposal 
for the Rapid Valley Sanitary District lift station. The recommendation to create a new tax 
increment district was based on the requirements of SDCL §11-9-8, wherein: 
 

(1) Not less than twenty-five percent, by area, of the real property within the district is 
a blighted area or not less than fifty percent, by area, of the real property within the 
district will stimulate and develop the economic welfare and prosperity of the state 
through the promotion and advancement of industrial, commercial, manufacturing, 
agricultural, or natural resources; and 

 
(2) The improvement of the area is likely to enhance significantly the value of 

substantially all of the other real property in the district. 
 

This new district will be financed by the Developer. 
 
The Committee also confirmed that based on the information provided in the application, 
the proposed development meets the following two local criteria established within the 
City of Rapid City’s Tax Increment Policy: 
 

(3) the project will not provide direct or indirect assistance to retail or service 
businesses competing with existing businesses in the Rapid City trade area; 
and 

 
(4) the project will bring new or expanded employment opportunities, 

anticipated at over 50 full time employees after all development occurs. 
 
Additional discretionary criteria met by this proposal includes the following: 
 
(1) The project will generate at least one full-time job for each $10,000 in principal 

value of the tax increment financing proposal, or would create a minimum of 50 
new jobs. The Developer anticipates an estimated 50 full time employees within 
the proposed District boundary. 

 
(2) All TIF proceeds are used for the construction of public improvements. The 

Developer indicated that the TIF funds will be used to design and construct a 
Rapid Valley Sanitary District lift station and approximately 1,335+/- feet of 6” 
force main. 
 

The City Finance Officer will review and analyze the proposed financing terms and 
forward a recommendation for approval or disapproval to the City Council along with the 
Developer’s Agreement or proposal for refinancing. For purposes of developing the 
project plan, all interest expenses are to be calculated utilizing a fixed rate not to exceed 
9 percent annual interest as directed by the adopted Tax Increment Financing Guidelines. 
However, the applicant has requested that a 7 percent annual interest rate be used, as 
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this will allow the district costs to be paid in full within 20 years. With the City Council’s 
approval, this 7.0 percent interest amount shall be included in the project plan and at no 
time during the term of the project shall the actual interest expense exceed the amount 
budgeted in the project plan. 
 
An Imputed Administrative Fee in the amount of $20,000 shall be charged by the City of 
Rapid City to every Tax Increment District for which a Project Plan is approved. This 
interest free fee shall be paid to the City as a project cost from the tax increment fund 
balance in year five of the Tax Increment District. 
 
All project expenditures must be completed within five years of the creation of the district, 
including the acceptance of the public improvement(s). Should the tax increment 
revenues exceed the anticipated loan payments, the district debt would be retired early 
resulting in the full value of the property being returned to the tax rolls more quickly.  

 
Project Plan Summary 

 
This plan establishes the total project costs, as well as the Tax Increment District funded 
costs. 
 
This Project Plan, as required by SDCL §11-9-13, will address the following elements: 
 

1) Public Works and Other Improvements; 
2) Economic Feasibility Study; 
3) Project Costs; 
4) Fiscal Impact Statement; and, 
5) Financing Method Description. 

 
Additionally, the following exhibits are offered: 

I. General Vicinity map; 
II. Tax Increment District Boundary Map; 
III. Map of Existing Zoning; 
IV. Map of Existing Land Use; and, 
V. Map of Public and Other Improvements. 

 
The Statement of Method for Relocating Displaced Persons, as well as the Statement of 
Changes Needed in the Master Plan, Building Codes and Ordinances do not apply to this 
Project Plan and have not been included in this document as there are no persons that 
will be displaced with approval of this Plan nor are there any changes needed in the City’s 
Master Plan, existing Building Codes or Ordinances in order to implement this Plan. 
 
 
 
 
 
 



Orchard Meadows Lift Station Tax Increment District #77 Project Plan 

Prepared 4/29/2020 Page 4 

ELEMENTS OF THE PROJECT PLAN 
 
1. PUBLIC WORKS AND OTHER IMPROVEMENTS 

 
The project plan includes $781,993 in capital costs associated with the lift station 
construction and force main installation. In addition, the project plan includes $50,000 
in professional design services and project/construction management costs, or 6.4% 
of the capital costs plus $40,360.75 in contingencies. All private utility service 
improvements installed as part of this lift station and force main project are excluded 
from TIF funded reimbursements. Other costs may also be excluded depending on 
the various engineering studies, the final plan set and the construction project bid tab 
if determined to be completed for the developer’s benefit or unrelated to installation of 
the lift station or force main. 
 

2. ECONOMIC FEASIBILITY STUDY 
 
Current Valuation 
 
The Orchard Meadows Tax Increment District has been created in accordance with SDCL 
§§11-9-2 to 11-9-11. A vicinity map as well as a boundary map is attached. As of this 
date, the 2019 valuation for the proposed district is projected at $40,670,100. In 
accordance with SDCL §11-9-20, determination of the base value will be requested from 
the South Dakota Department of Revenue following creation and approval of the district 
by the City Council. 
 

ANTICIPATED CERTIFIED BASE VALUATION OF PROPERTY - $40,670,100 
 

Expected Increase in Valuation 
 

ESTIMATED FUTURE VALUATION OF PROPOSED DISTRICT 
 
 Estimated 2019 Assessed Value of District $40,670,100 
 Estimated 2029 Assessed Value of project (year 10) $53,576,000 
 Other Anticipated Increases in Assessed Value $0 
 Estimated Increase in Assessed Value of Land* $0 
 Estimated 2029 Total Valuation (year 10) $94,246,100 

 
*For purposes of this Tax Increment District, the increase in land value is not included in 
these estimates. Land valuation increases will pay off the loan earlier than anticipated. 
Any property sold to a non-profit facility will impact future land values as well as taxing 
revenue projections.  
 
Revenue Estimates from Tax Increments 
 
Tax Increment District 78 was approved in 2016; it is anticipated that the certified 
developer costs will be fully repaid in December 2023. Full repayment of the City’s costs 
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identified in TID 78 are anticipated by December 2024. Thereafter, all increment 
generated within the Orchard Meadows Lift Station TID is anticipated to pay eligible 
expenditures associated with the lift station and force main in three payments, with payoff 
estimated in December 2025. The potential negative short-term impact on the various 
taxing entities will be offset by the increase in the tax base in future years. 
 

2019 Non Agriculture Tax Levies and Percentage of Total Levy 
 
 Percentage of 
 Taxing Entity Tax Levy  Total Levy 
 
 Rapid City Area School District 11.546 63.69% 
 Pennington County 4.777 26.35% 
 City of Rapid City 1.324 7.31% 
 West Dakota Water District 0.024 0.13% 
 Rapid Valley Sanitary District 0.457 2.52% 
 

Total Mill Levy 18.128 100.00% 
 

Anticipated 2019 Non Agriculture Tax Rate: 0.018128 
 
The estimated tax increment available to pay for project costs in the Plan can be 
calculated by multiplying the anticipated tax rate by the increment in valuation. This 
calculation results in the following tax increments, which become available as taxes are 
paid for the applicable periods. 
 

PROJECTED TAX INCREMENT INCOME 
 

TIF 
YR 

Assessment 
Year 

Year 
Taxes 
Paid 

Projected 
Increment in 

Valuation 

Estimated 
Taxable 
Value 

Increase 

Yearly Tax 
Increment 
Payments 

6 Month 
Total 

       
1 Nov 2020 2022 $30,825,700 $24,500,000 $463,145 $231,572 
2 Nov 2021 2023 $36,825,700 $30,500,000 $894,184 $447,092 
3 Nov 2022 2024 $36,825,700 $30,500,000 $1,031,232 $515,616 
4 Nov 2023 2025 $36,825,700 $30,500,000 $1,168,279 $584,140 

 
TOTAL TAX INCREMENT EXPECTED TO ACCRUE BY 12/31/25: $116,000,000 
 
NOTE: Tax increment payments are calculated using 100% of estimated future property 
valuation and 100% of expected 2019 mill levy. The Estimated Taxable Value Increase 
is an estimate based on the incremental revenue generated from the proposed valuation 
increase. 
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3. PROJECT COSTS 
 
Capital Costs – The capital costs of $781,993 included in the Project Plan are for the 
construction of a Rapid Valley Sanitary District lift station and approximately 1,335 +/- feet 
of 6” force main. Excluded from reimbursement is the 8” sewer main providing private 
utilities to Lot L located immediately north of the lift station. 
 
Financing Costs – The financing costs for this Project Plan are dependent on the interest 
rate obtained. The interest rate used for this project plan is 7.0%. It is estimated that the 
financing costs will total $344,839.54. If a lower interest rate is obtained, the project costs 
will be repaid more quickly and the property will be returned to the tax rolls sooner. 
 
Professional Service Costs – Professional service costs for Engineering and Professional 
fees in the amount of $50,000 are anticipated in the Project Plan. 
 
Relocation Costs – No relocation costs are anticipated in the Project Plan. 
 
Organizational Costs – No organizational costs are anticipated in the Project Plan. 
 
Contingency Costs – Contingency costs in the amount of $40,360.75 are anticipated in 
the Project Plan. 
 
Necessary and Convenient Payments – No necessary and convenient costs are 
anticipated in the Project Plan. 
 
Imputed Administrative Costs – All Tax Increment District actions require municipal staff 
time to prepare and enact. The City shall be reimbursed on June 1, 2025, for its 
administrative costs in the amount of $20,000. However, in no case shall the City be 
reimbursed less than $1 on June 1, 2025. 
 

Project Cost Description Total Estimated 
Project Costs 

TIF Funded 
Project Costs 

TIF 
Funded % 

Capital Costs       
Local Streets $7,420,000.00   0.00% 
Grading and storm sewer $360,000.00   0.00% 
Regional Lift Station and Force Main $807,215.00 $781,993.00 98.67% 
Turn lanes $120,000.00   0.00% 

Public Improvements Total $8,707,215.00 $781,993.00 9.00% 
Other Development Costs       

Professional Fees $730,000.00 $50,000.00 6.85% 
Contingencies $40,360.75 $40,360.75 100.00% 
Financing Costs $3,714,700.98 $344,839.54 9.28% 

Subtotal $13,192,276.73 $1,217,193.29 9.24% 
Imputed Admin Fee – City of Rapid City   $20,000.00 100.00% 

TOTAL $13,192,276.73 $1,237,193.29 9.39% 
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Costs of Public Works or Improvements. In accordance with SDCL §11-9-13, the previous 
table represents the kind, number, location and dollar amount of estimated Project Costs, 
costs of public works and improvements. 

 
DETAIL OF PROJECT COSTS 

Kind of Project  Number of Projects   Location(1)   Amount   Reference(2)  
Capital Costs 2  District  $822,354  11-9-15(1)  
Financing Costs 1  District  $344,840  11-9-15(2)  
Real Property Assembly     11-9-15(3)  
Professional Fees 1 District $50,000  11-9-15(4)  
Administrative Costs 1  District  $20,000  11-9-15(5)  
Relocation Costs     11-9-15(6)  
Organizational Costs     11-9-15(7)  
Discretionary Costs and Grants     11-9-15(8)  

Eligible Project Costs $1,237,194  
 
4. FISCAL IMPACT STATEMENT 
 
The impact on taxing entities can be derived from determining the tax increment 
anticipated during the life of the district. The true impact on taxing entities of the Plan is 
_______________ 
 
(1)District shall mean the Tax Increment District 
 
(2)SDCL §11-9-14. Project costs defined. “Project costs” are any expenditures made or estimated to be made, or 
monetary obligations incurred or estimated to be incurred, by a municipality which are listed in a project plan as grants, 
costs of public works, or improvements within a tax incremental district, plus any costs incidental thereto, diminished 
by any income, special assessments, or other revenues, other than tax increments, received, or reasonably expected 
to be received, by the municipality in connection with the implementation of the plan. 
 
SDCL §11-9-15. Specific items included in project costs. Project costs include: 

(1) Capital costs, including the actual costs of the construction of public works or improvements, buildings, 
structures, and permanent fixtures; the demolition, alteration, remodeling, repair, or reconstruction of existing 
buildings, structures, and permanent fixtures; the acquisition of equipment; the clearing and grading of land; and 
the amount of interest payable on tax incremental bonds or notes issued pursuant to this chapter until such time 
as positive tax increments to be received from the district, as estimated by the Project Plan, are sufficient to pay 
the principal of and interest on the tax incremental bonds or notes when due; 

(2) Financing costs, including all interest paid to holders of evidences of indebtedness issued to pay for Project 
Costs, any premium paid over the principal amount thereof because of the redemption of such obligations prior 
to maturity and a reserve for the payment of principal of and interest on such obligations in an amount determined 
by the governing body to be reasonably required for the marketability of such obligations; 

(3) Real property assembly costs, including the actual cost of the acquisition by a municipality of real or personal 
property within a tax incremental district less any proceeds to be received by the municipality from the sale, 
lease, or other disposition of such property pursuant to a Project Plan; 

(4) Professional service costs, including those costs incurred for architectural, planning, engineering, and legal 
advice and services; 

(5) Imputed administrative costs, including reasonable charges for the time spent by municipal employees in 
connection with the implementation of a Project Plan; 

(6) Relocation costs; 
(7) Organizational costs, including the costs of conducting environmental impact and other studies and the costs of 

informing the public of the creation of tax incremental districts and the implementation of project plans; and 
(8) Payments and grants made, at the discretion of the governing body, which are found to be necessary or 

convenient to the creation of tax incremental districts or the implementation of project plans. 
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the increase in valuation of the property within the Tax Increment District. The taxing 
entities are only foregoing that income during the life of the district and will realize that 
income as soon as the debt associated with the project costs in the Plan is retired. The 
purpose of this Plan is to encourage that increase in valuation. 
 
At first glance it may appear that the negative impact on the various entities is notable. 
But when it is considered that without the use of the TIF proposed in this plan, it is very 
likely that there would be no increase in the taxable value of the property within this district 
or, at least, any increase would be significantly delayed. Therefore, the impact can be 
considered truly positive. 
 

NET IMPACT ON TAXING ENTITIES 
 

Year 
Paid 

Valuation 
Increase 

School  County   City   Water   RVSD   Yearly 
Total  

2021 $19,825,700 $0 $102,101 $28,298 $513 $9,768 $387,457 
2022 $30,825,700 $0 $122,046 $33,826 $613 $11,676 $463,145 
2023 $36,825,700 $0 $235,631 $65,308 $1,184 $22,542 $894,184 
2024 $36,825,700 $0 $271,745 $75,317 $1,365 $25,997 $1,031,232 
2025 $36,825,700 $0 $307,859 $85,327 $1,547 $29,452 $1,168,279 

 
5. FINANCING METHOD 
 
The financing method to be used in the funding of this Plan is to be obtained by the 
applicant. The applicant will be responsible for any interest payments due that are not 
available from the Orchard Meadows Lift Station Tax Increment District. If the tax 
increment revenues exceed the anticipated loan payments, the debt will be retired early.  
 
The debt on the Tax Increment District Project Costs covered in the Plan will be retired 
by deposits made in the Tax Increment District as taxes are paid on the property in 
succeeding years. The City of Rapid City Finance Officer will make the disbursements 
from that fund in accordance with this Plan. According to SDCL §11-9-25, positive tax 
increments will be allocated to that fund until the debt from the project costs is retired or 
fifteen years following the last expenditure from the Project Plan whichever comes first. 
The final payment from this Plan is scheduled to be made in December 2025. 
 
The projected amortization rate schedule is listed below showing the amount to be 
financed by the Developer using a 7.0% interest rate.  
 
PROJECTED AMORTIZATION TABLE 
 
The amortization tables are included to identify the scheduled payoff for both the 
developer and city costs approved within Tax Increment District 78 – Unnamed Tributary 
Drainage Channel Improvements. The last table identifies the anticipated payoff timeline 
for the Orchard Meadows Lift Station Tax Increment District. 
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Unnamed Tributary Channel     
TID 78 – Developer Costs     
As of September 15, 2016     
       
Annual Interest Rate  7.00%    
Expires  10/3/2026 (1)     
       
Pmt Date Days Beginning Payment Interest Principal Ending 

 Outstanding Balance Amount Amount Amount Balance        
10/3/2016  - (1,554,297.64) - (1,554,297.64) 1,554,297.64 
12/1/2016 59  1,554,297.64    17,586.98   (17,586.98)  1,571,884.62  

6/1/2017 182  1,571,884.62    54,865.23   (54,865.23)  1,626,749.86  
12/1/2017 183  1,626,749.86    57,092.23   (57,092.23)  1,683,842.09  

6/1/2018 182  1,683,842.09    58,773.01   (58,773.01)  1,742,615.10  
12/1/2018 183  1,742,615.10    61,158.63   (61,158.63)  1,803,773.73  

6/1/2019 182  1,803,773.73    62,959.12   (62,959.12)  1,866,732.85  
12/1/2019 183  1,866,732.85    65,514.65   (65,514.65)  1,932,247.50  

6/1/2020 183  1,932,247.50    67,813.95   (67,813.95)  2,000,061.44  
12/1/2020 183  2,000,061.44   749,604.05   70,193.94   679,410.11   1,320,651.33  

6/1/2021 182  1,320,651.33   114,462.00   46,096.16   68,365.84   1,252,285.49  
12/1/2021 183  1,252,285.49   114,462.00   43,950.07   70,511.93   1,181,773.56  

6/1/2022 182  1,181,773.56   231,572.49   41,248.75   190,323.73   991,449.83  
12/1/2022 183  991,449.83   231,572.49   34,795.81   196,776.67   794,673.16  

6/1/2023 182  794,673.16   447,091.94   27,737.36   419,354.58   375,318.58  
12/1/2023 183  375,318.58   388,490.72   13,172.14   375,318.58  - 
Total  -  2,277,255.68  722,958.04  - - 

       
   Max Interest 813,620.76   
(1) Date based on Council approving resolution to create district at the October 3, 2016 meeting, with a ten year District 
limitation. 

 
------------------- 

 
Unnamed Tributary Channel     
TID 78 - City Costs      
Proposed TID      
As of September 15, 2016            
Annual Interest Rate  3.00%    
Expires 10/3/2026 (1)     
       
Pmt Date Days Beginning Payment Interest Principal Ending 

 Outstanding Balance Amount Amount Amount Balance 
       

10/3/2016  - (462,725.50) - (462,725.50) 462,725.50 
12/1/2016 59  462,725.50    2,243.90   (2,243.90)  464,969.40  

6/1/2017 182  464,969.40    6,955.43   (6,955.43)  471,924.83  
12/1/2017 183  471,924.83    7,098.27   (7,098.27)  479,023.10  

6/1/2018 182  479,023.10  -  7,165.66   (7,165.66)  486,188.76  
12/1/2018 183  486,188.76  -  7,312.81   (7,312.81)  493,501.57  

6/1/2019 182  493,501.57  -  7,382.24   (7,382.24)  500,883.82  
12/1/2019 183  500,883.82  -  7,533.84   (7,533.84)  508,417.66  
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6/1/2020 183  508,417.66  -  7,647.16   (7,647.16)  516,064.82  
12/1/2020 183  516,064.82  -  7,762.18   (7,762.18)  523,827.00  

6/1/2021 182  523,827.00  -  7,835.88   (7,835.88)  531,662.87  
12/1/2021 183  531,662.87  -  7,996.79   (7,996.79)  539,659.67  

6/1/2022 182  539,659.67  -  8,072.72   (8,072.72)  547,732.38  
12/1/2022 183  547,732.38  -  8,238.50   (8,238.50)  555,970.88  

6/1/2023 182  555,970.88  -  8,316.72   (8,316.72)  564,287.59  
12/1/2023 183  564,287.59   58,601.21   8,487.50   50,113.71   514,173.89  

6/1/2024 183  514,173.89   515,615.78   7,733.74   507,882.04   6,291.85  
12/1/2024 183  6,291.85   6,386.49   94.64   6,291.85  - 
Total  - 117,877.97 117,877.97 - - 

       
    Max Interest   130,906.35    
(1) Date based on Council approving resolution to create district at the October 3, 2016 meeting, with a ten year District 
limitation.  

 
-------------------------- 

 
Orchard Meadows Lift Station    
Proposed TID    
As of June 1, 2020      
       
Annual Interest Rate  7.00%    
Expires  6/1/2040 (1)     
       
       
Pmt Date Days Beginning Payment Interest Principal Ending 

 Outstanding Balance Amount Amount Amount Balance 
       

6/1/2020  - (872,353.75) -  (872,353.75)  872,353.75  
12/1/2020 183  872,353.75    30,616.03   (30,616.03)  902,969.78  

6/1/2021 182  902,969.78    31,517.36   (31,517.36)  934,487.14  
12/1/2021 183  934,487.14    32,796.66   (32,796.66)  967,283.80  

6/1/2022 182  967,283.80    33,762.18   (33,762.18)  1,001,045.98  
12/1/2022 183 1,001,045.98    35,132.60   (35,132.60)  1,036,178.58  

6/1/2023 182 1,036,178.58    36,166.89   (36,166.89)  1,072,345.47  
12/1/2023 183 1,072,345.47    37,634.92   (37,634.92)  1,109,980.38  

6/1/2024 183 1,109,980.38    38,955.75   (38,955.75)  1,148,936.13  
12/1/2024 183 1,148,936.13   509,229.29   40,322.94   468,906.35   680,029.78  

6/1/2025 182  680,029.78   584,139.62   23,735.83   560,403.78   119,626.00  
12/1/2025 183  119,626.00   123,824.38   4,198.38   119,626.00  - 
Total  -  344,839.54  344,839.54  - - 

       
   Max Interest 344,839.54    
(1) Date based on Council approving resolution to create district at the June 1, 2020 meeting.  
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