
Anyone wishing to speak to an item on the agenda must be acknowledged by the chair and come to the podium to address the 

Mayor and City Commission. Addressing other audience members will not be permitted. 

Supplementary agenda information may be accessed at www.cityofmadisonsd.com 
If special accommodations are necessary to attend any Board of Commissioners meeting, please contact the Finance Office at 

(605) 256-7500 at least 24 hours before meeting time.  All attempts shall be made to accommodate a request. 

 

 

 

 

 

CALL TO ORDER 

 

PLEDGE OF ALLEGIANCE 

 

ROLL CALL 

 

ADOPT AGENDA 

 

APPEARANCES/ACKNOWLEDGEMENTS 

 

CONSENT CALENDAR 
1) Minutes – December 19, 2022 

2) Bills for Approval – January 4, 2023 

3) Bills for Ratification – December 28, 2022 

4) Payroll Bills for Ratification – December 23, 2022 

5) Personnel  

6) Designate Depositories for Municipal Funds for 2023 - Wells Fargo Bank, First Bank & Trust, Great Western Bank, 1st Premier 

Bank, US Bank  

7) Designate Legal Newspaper for 2023 - Madison Daily Leader 

8) Award Bid No. 916 – Surplus Transformers 8580 KVA – T&R Electric   

 

UNFINISHED BUSINESS 
1) Approve Second Reading - Ordinance No. 1655 - Amend Appropriation Ordinance No. 1640 for Fiscal Year 2022 

 

NEW BUSINESS 
1) Adopt Resolution 2023-01 Provide for the Creation of Tax Increment District Number Four 

2) Approve Tax Increment District Number Four Project Plan 

3) Brooke Rollag, Lake Area Improvement Corporation – Discussion on potential locations for daycare facility 

4) Approve Madison Municipal Airport Selection Committee’s Recommendation for Engineering and Aviation Planning Services 

5) Establish 2023 Election Date and Invite Madison Central School District to Participate in Joint Election - April 11th, 2023 

PUBLIC COMMENT 

 

ANNOUNCEMENTS 
1) Board Openings – Community Center Board: 2 vacancies (1 year remaining & 2 years remaining) 

2) Next Regular Commission Meeting – Tuesday, January 17, 2023 at 5:30 pm 

 

ADJOURN 

BOARD OF COMMISSIONERS AGENDA 

January 3, 2023 

5:30 PM – COMMISSION ROOM – 116 W CENTER ST 

Please join the Zoom meeting from your computer, tablet or smartphone. 

https://us06web.zoom.us/j/81953731213 
 

Meeting ID: 819 5373 1213 
 

You can also dial in using your phone. 
+1 312 626 6799 

http://www.cityofmadisonsd.com/
https://us06web.zoom.us/j/81953731213


CITY OF MADISON 

BOARD OF COMMISSIONERS PROCEEDINGS 

MADISON, SD 57042 

 December 19, 2022 

 Regular 

 

The Board of Commissioners of the City of Madison met in regular session at 5:30pm on the 19th day of December with the 

following members present on roll call:  Mayor Roy Lindsay and Commissioners Adam Shaw, Jeremiah Corbin, Jerae Wire, 

and Kelly Dybdahl.  

 

The Pledge of Allegiance was recited. 

 

Motion by Commissioner Shaw, seconded by Commissioner Wire to adopt the December 19th agenda.  Motion carried.     

 

Motion by Commissioner Corbin, seconded by Commissioner Dybdahl, to approve the following items on the consent 

calendar: Minutes – December 5, 2022, Bills for Approval – December 21, 2022, Bills for Ratification – December 14, 2022, 

Payroll Bills for Ratification – December 9, 2022, Personnel, Appointments to Community Center board – Nick Bird to fill 

vacancy (1-year remaining); Brooke Rollag to fill a new term, Approve 2023 Alcoholic Beverage License Application 

Renewal – Liquor/Wine, Award Bid No. 915 – Chemicals – Hawkins, Inc and Pete Lien & Sons   

Bills for Approval – December 21, 2022 

Banner Associates Inc, Madison Water System Improvements 141,579.60; Big Sioux Community Water Sys, November 

2022 Fees 9,495.74; Butler Machinery Co, Bearings/U-Joints 708.83; Carquest of Madison, Grease 139.80; CenturyLink QC, 

December Phone Bill 90.84; City of Brookings, November Gate Fees 4,350.15; Civic Plus LLC, Services – Municode 

2,264.81; Core & Main GP LLC, Tracing Wire/Splice Kit 191.95; DesignArc Group LLC, Water Building 1,875.00; East 

River Electric Power Coop, November 2022 Transmission 18,504.36; Equipment Blades Inc, Blades 5,860.00; Etterman 

Enterprises Inc, Shop Supplies 170.84; F & M Coop Oil Co, Tire Repair/Propane 63.85; First Bank & Trust, Heartland 

November 412,028.46; I State Truck Center, Weather Strip – Door 232.86; Krug Products Inc, Hoses 239.46; Lacal 

Equipment Inc, Broom/Rubber Isolation 526.93; Lake County International Inc, 2023 Skid Loader 31,000.00; Lewis Drugs 

Inc, Pop/Water 38.94; Lyle Signs Inc, No Parking Signs 158.95; Madison Ace Hardware, Milwaukee Chain Saw 16" Blade 

60.00; Northwestern Energy, Utilities 1,784.84; O Reilly Automotive Inc, Filters 42.30; Office Peeps Inc, Flash Drive 23.99; 

One Stop, Bakery/Fuel 739.67; Porta Pros Inc, Toilet Rental 142.00; RDO Equipment Co, Payloader 194,909.47; Reinicke 

Construction Inc, Crushed Gravel 270.72; RSA Professional Services - City Admin Bldg 55,500.00; Runnings Supply Inc, 

Milwaukee Tools/Chains/Light Bulbs 1,663.10; Rural Electric Supply Coop, Inventory/Material 2,044.32; SEAFOG, 2023 

Dues 100.00; Sioux Valley Energy, Utilities 190.00; Sturdevants Madison Inc, Tail Gate End Cap/Oil/Lamp 85.97; Tyler 

Technologies Inc, Conversion 11,812.49; US Dept of Energy, November 2022 Services 104,629.75; Wheelco Brake & 

Supply Inc, Filters 418.42. 

 

Bills for Ratification – December 14, 2022 

A A A Collections Inc, Nov 2022 Collection Services 218.17; American Water Works Assoc, Membership 79.00; Appeara, 

Mat Rentals 157.70; AT & T Mobility, DataConnect Government 32.37; Baker & Taylor, Books 175.48; Bartels Cleaning 

Service, MMU Cleaning Services 500.00; Bialas/Wade, 2022 Bovee Fire Services 1,675.77; Borns Group Inc, Printing & 

Postage 2,207.12; Builders FirstSource, Screws 23.02 Carquest of Madison, Air Brake Chamber/Chainsaw Fuel 139.98; 

Center Point Large Print, Platinum Spotlight Series 575.28; Classic Convenience Inc, Fuel 1,179.80; Creative Product Source 

Inc, Tote Bags 1,710.94; Dakota Cinema LLC, Butter 244.04; Dakota State University, October 2022 Work Orders 1,535.25; 

Demco Inc, Table/Picture Frames/Book Covers 978.73; Environmental Products & Access, Jet Parts 259.51; F & M Coop Oil 

Co, Fuel 777.51; Farm and Home Publishers Ltd, Publication 281.25; Fawbush/Gary, Bookcases 820.00; First Premier Bank, 

Interest Payment 3,265.39; Gacke/Mike, Line Dance Lessons Oct & Nov 400.00; Gale Cengage Learning, Books 61.58; Galls 

LLC, Flex Radio/Mini Radio 64.02; Graybar Electric Co Inc, Inventory/Materials 327.00; Great America Financial Svcs, 

Copier Lease 359.86; Handyman Wills, Cages for Clock/Fire Alarm & Sensor/Sauna Repairs 273.00; Hunter Publishing Inc, 

Publications 126.53; Ingram Co, Books 480.50; Jencks & Jencks PC, Certified Letter/Filing Fees/Copies 101.58; 

Johnson/Eric, 2022 Bovee Fire Services 1,552.57; Josh's Tools LLC, Tools 87.85; Karls TV & Appliance Inc, Refrigerator 

717.06; Krug Products Inc, Parts 3.08; Lake County International Inc, Bolts 5.28; Lake County Rural Fire Board, 2022 Bovee 

Fire Services 5,280.00; Lake Veterinary Clinic, Flea & Tick Medicine/Office Call 234.50; Leader Printing, Snow Removal 

Inserts 450.00; Lewis Drugs Inc, Candy/Rope Lighting 117.34; Lewis&Clark Regional Water Sys, November Fees 270.00; 



 

Lyle Signs Inc, Signs 101.62; Madison Ace Hardware, M18 Blower/Light Bulbs/Screws/Concrete Mix 396.91; Madison 

Grocery Store Inc, ASP Groceries/Candy/Turkey 184.35; Marco Technologies, Lease Agreement 285.47; Micromarketing 

LLC, CD Books 544.05; Midwest Alarm Co, Gen Plant Prowatch Combination 230.00; Midwest Tape LLC, Books 5,225.06; 

Northwestern Energy, Utilities 1,559.43; O Reilly Automotive Inc, Filters/Oil/Antifreeze 182.70; OCLC Inc, Cataloging and 

Metadata Subscription/Credit on Account 17.48; Office Peeps Inc, Keurig/Binding Machine/Chair/Paper/  Office Supplies 

742.78; Pete Lien & Sons Inc, Lime 5,247.98; Rowman & Littlefield, Book 109.48; Runnings Supply Inc, Tools/Shop 

Vac/Shop Light/Oil 530.33; Schneider Geospatial LLC, Application Hosting - Parcel Data Shapefile Export 1,992.00; SD 

Municipal League, Conference Registration 65.00; SD One Call, Services 117.74; SDN Communications, Internet 516.79; 

Shpigler Consulting Inc, AMI Split 6,000.00; Sturdevants Madison Inc, Oil 183.96; Timmer Supply Co, Air Filter/Faucet 

Parts 274.20; Tyler Technologies Inc, Annual SaaS Fees - Year 5/Conversion 71,195.01; Uline, Folding Chairs 2,314.37; 

Vantek Communications Inc, Pager 1,050.00; Verizon Wireless, ASP Service 113.50; Walz/Nathan C, 2022 Bovee Fire 

Services 1,315.12; Wesco Distribution Inc, 3M Materials 1,092.00; Wheelco Brake & Supply Inc, Slack Adjuster Tool 

Set/Quick Release Valve 88.82. 

Payroll Bills for Ratification – December 9, 2022 

Accounts Management Inc 265.18; AFLAC 3,3351.96; Delta Dental 6,119.08; Health Pool of South Dakota 39,303.11; IRS-

EFTPS 43,734.12; Local Union #426, IBEW 617.00; Office-Child Support Enforce 1,563.23; SD Retirement System 

23,330.49; SD Retirement System 3,115.00; Teamsters Local No.120 738.00. 

 

Personnel  

Cody Newbrough, 15.00/hr; Chris Mohr, 14.42/hr.  

 

Mayor Lindsay opening the public hearing for Proposed Resolution 2022-54 – Declare Necessity for Sidewalk Improvement 

2023. No one from the public was present. 

Motion by Commissioner Corbin, seconded by Commissioner Shaw to Approve Resolution No. 2022-54 – Declare Necessity 

for Sidewalk Improvement 2023. Motion carried. 

Motion by Commissioner Shaw, seconded by Commissioner Dybdahl to Approve 2nd Reading Ordinance No. 1654 – 

Adopting & Enacting City of Madison Codification. Motion carried. 

Motion by Commissioner Dybdahl, seconded by Commissioner Corbin to proceed with Option B for Phase 1 NW 9th 

St/Union for Winter Contracting, change milestone completion date to June 15, 2023 and agree to winter shutdown. Motion 

carried. 

Motion by Commissioner Shaw, seconded by Commissioner Corbin to proceed with Option C for Phase 2 for Halme, Inc., 

change interim & substantial completion dates to documented completion dates with no change to final completion date. 

Liquidated damages starting next spring when weather permits work to begin again in 2023.  Motion carried. 

Motion by Commissioner Shaw, seconded by Commissioner Dybdahl to Approve First Reading - Ordinance No. 1655 - 

Amend Appropriation Ordinance No. 1640 for Fiscal Year 2022. Motion carried. 

Motion by Commissioner Corbin, seconded by Commissioner Dybdahl to Approve Community Center Amended & Restated 

Cooperative Use Agreement with Dakota State University. Motion carried. 

Motion by Commissioner Corbin, seconded by Commissioner Wire to Approve Recycling Services 2-year Agreement with 

Valiant Living for 8,853.67 per month. Motion carried. 

Motion by Commissioner Corbin, seconded by Commissioner Shaw to Acknowledge of 2023-2027 Capital Improvement 

Plan. Motion carried. 

Motion by Commissioner Corbin, seconded by Commissioner Wire to Approve proposal from PASQ for strategic planning 

services not to exceed 22,000. Motion carried. 

City Administrator Berreth announced there are two Community Center Board openings for 2023. Next Regular Meeting will 

be January 3, 2023. 

 

Motion by Commissioner Shaw, seconded by Commissioner Wire, to enter executive session at 6:28 pm.  Motion carried. 



 

 

Motion by Commissioner Corbin, seconded by Commissioner Wire, to Adjourn at 8:21 pm.   

 

        /s/Sonya Wilt 

         Finance Officer 

Published once at the approximate cost of $__. 
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Vendor Publication Report
Madison, SD Payment Date Range: 12/23/2022 - 12/27/2022

Vendor Name Total PaymentsVendor Number

ACCOUNTS MANAGEMENT INC 265.18005983

IRS-EFTPS 42,734.84005583

43,000.02Grand Total:



CITY OF MADISON

PERSONNEL 

January 2023

EFFECTIVE PRESENT RECOMMENDED PRESENT RECOMMENDED

NAME DATE STATUS STATUS RATE/SALARY RATE/SALARY POSITION

Barger, Autumn 12/19/2022 PT<20 11.14 ASP

Keller, Tessia 12/19/2022 PT<20 11.14 ASP

Whitlock, Daniel 12/18/2022 FT FT 32.26 37.75 GIS/Engineering Technician



10:00 A.M. 12/21/2022
Resale

NAME OF BIDDER Bid Surety Certificate
(Y / N)

T&R Electric
Supply Company Incorporated 10% CC Y 8502.5 $4.85 $41,237.13
PO Box 180 $4,123.71
Colman, SD 57017

Total Bid #

 Madison, South Dakota

 BID TABULATION SHEET
BID NO. 916

1) Surplus Transformers - 8580 KVA

KVA Bid Price 
per KVA



ORDINANCE NO. 1655 

 

AN ORDINANCE TO AMEND APPROPRIATION ORDINANCE NO. 1640 FOR THE FISCAL 

YEAR BEGINNING JANUARY 1, 2022 AND ENDING DECEMBER 31, 2022 

 

BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF MADISON, SOUTH DAKOTA: 

 

Section I 

That the following sums are appropriately supplemented to meet the obligations of the municipality: 
 

101 GENERAL FUND 

4111  MAYOR AND COMMISSION  $  20,000.00 

4142 FINANCE $  30,000.00 

4211  POLICE  $  32,000.00  

4221  FIRE  $  15,000.00  

4192 GENERAL GOVERNMENT BUILDINGS $ 99,854.00 

4344  NONOPERATING EXPENSE  $  7,000.00 

4551 LIBRARY $ 25,000.00 

4580 AQUATIC CENTER $ 10,000.00 

5111  TRANSFER OUT - COMMUNITY CENTER  $  40,000.00 

5140 SPECIAL ITEMS $ 60,000.00 

 

303 TAX INCREMENT DISTRICT #2 

4700 DEBT SERVICE  $  2,500.00 

 

516 GRANT CIRCLE TID 

4700 DEBT SERVICE  $  4,500.00 

 

Total Appropriations  $  345,854.00 

 

Section II  

That the following sources of funding necessary to supplement the obligations set forth in Section I shall 

be derived from: 



 

101 GENERAL FUND 

0000 UNASSIGNED FUNDS  $  226,000.00 

0000 ASSIGNED FUNDS – CC MAJOR REPAIR $ 99,854.00 

0000 ASSIGNED FUNDS – LIBRARY BUILDING $ 13,000.00 

 

303 TAX INCREMENT DISTRICT #2 

3100 TAXES  $  2,500.00 

 

516 GRANT CIRCLE TID 

3100 TAXES  $  4,500.00 

 

Total Means of Finance  $  345,854.00 

 

Dated this 3rd day of January, 2023 

 

 

CITY OF MADISON 

 

___________________________ 

Mayor 

ATTEST: _______________________ 

Finance Officer 

 

1st Reading: December 19, 2022 

2nd Reading: January 3, 2023 

Published: January 6, 2023 

Effective: January 26, 2023 



RESOLUTION NO. 2023-01 

 

RESOLUTION APPROVING AND RECOMMENDING OF TAX INCREMENTAL 

DISTRICT PLAN NUMBER FOUR,  

CITY OF MADISON 

 

WHEREAS, the Planning Commission of City of Madison, South Dakota, received an 

application to create a Tax Incremental District and thereafter prepared a Notice of Hearing held 

on December 13th, 2022, advising interested parties that they were being given a reasonable 

opportunity to express their views on the proposed creation of a Tax Incremental District on real 

property consisting of the following parcels: 

District Legal Description: 

The real property to be located within the Tax Increment District is within the boundaries 

of the City of Madison and described as follows: 

LOTS 1-3, COBURNS ADDITION, AND LOTS 10-11, RAILROAD 

ADDITION, CITY OF MADISON, LAKE COUNTY, SOUTH DAKOTA 

 

 

WHEREAS, such Notice was published in the official newspapers in City of Madison 

not less than ten (10) nor more than thirty (30) days from the date of the hearing which was held 

on December 13th, 2022 

 

WHEREAS, a copy of the Notice was sent prior to publication by first-class mail to the 

Chief Executive Officers of the following taxing entities: 

 

City of Madison 

Lake County 

Madison Central School District 

Water Development District 

 

WHEREAS, a hearing was held on December 13th, 2022, as provided in such Notice, and 

all interested parties were allowed a reasonable opportunity to be heard on the proposed Tax 

Incremental District Four plan;  

 

 

NOW THEREFORE, BE IT RESOLVED by the City Commission of City of Madison, 

South Dakota:  

 

 

1. Authority and Declaration of Necessity.  The City Commission declares the necessity 

for the approval of Tax Incremental District Number Four plan, City of Madison, Lake 

County (hereinafter sometimes referred to as the “District”), pursuant to SDCL Chapter 

11-9, and finds that the improvement of the area within the District are likely to enhance 

significantly the value of substantially all of the other real property in the District and is 

necessary for economic development within the County and the City of Madison 

 

 

2. Findings.  The Planning Commission finds that there is statutory authority to refer said 

district to the Madison City Commission for their consideration and that all notice 

requirements have been met and all findings required by statute are hereby made. 



A. The proposed improvements will create new jobs and diversify the overall 

economic base of the City of Madison through commercial and housing 

opportunities. 

B. The South Dakota Department of Revenue has reviewed the TIF Plan and 

classified Tax Increment District Four of City of Madison to be Affordable 

Housing. 

C. Not less than twenty-five percent, by area, of the real property within the 

district is a blighted area as defined under SDCL 11-9-11.   

D. At least fifty percent of the real property within the district will stimulate and 

develop the general economic welfare and prosperity of the state through the 

promotion and advancement of industrial, commercial, manufacturing, 

agricultural, or natural resources development 

E. The improvement of the area is likely to significantly enhance the value of 

substantially all other real property in the district; 

F. The aggregate assed value of the taxable property does not exceed 10% of the 

total assessed value of all taxable property in the municipality per SDCL 11-

9-7 
 

3. Boundaries of District.  The Boundaries of the district are determined to be as follows:  

 
LOTS 1-3, COBURNS ADDITION, AND LOTS 10-11, RAILROAD 

ADDITION, CITY OF MADISON, LAKE COUNTY, SOUTH DAKOTA 

 

4. Recommendation of Tax Increment Plan.  The Madison City Commission hereby 

adopts the Tax Increment Plan Number Four. 
 

 

 

Dated this __day of _____, 2023. 

 

        CITY OF MADISON 

 

        ________________________ 

        Mayor 

 

ATTEST:  ________________________ 

                  Finance Officer 

 



 

SOUTH DAKOTA DEPARTMENT OF REVENUE 

445 East Capitol Avenue • Pierre, SD 57501  

(605) 773-3311 • dor.sd.gov 

 
                            

 

 

http://dor.sd.gov 

 

December 28, 2022 

 

 

 

City of Madison 

116 W Center Street 

Madison SD 57042 

 

RE:  Preliminary Classification of City of Madison # 4 

 

Dear Ryan Hegg: 

 

The Department of Revenue hereby acknowledges receipt of your request for Preliminary 

Classification of Tax Increment Financing District submitted on 12/22/2022. 

 

Upon review of the provided information, the Department has determined the preliminary 

classification for the TIF District “City of Madison # 4” to be Affordable Housing for the 

purposes of the State Aid to Education formula. 

 

If you have any questions or concerns, please do not hesitate to contact this office. 

 

Sincerely, 

 

 

Wendy Semmler, Director 

Property Tax Division 



 
City: Madison 
County: Lake  



 

TAX INCREMENTAL DISTRICT 
NUMBER 4 

CITY OF MADISON 
TAX INCREMENTAL 

PROJECT PLAN 
Madison TIF District 4 Boundary Map 
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INTRODUCTION AND PURPOSE 
The purpose of this Plan, to be implemented by the City of Madison, Lake County, South Dakota, is to satisfy the 
requirements for a Tax Incremental District Plan Number 4, City of Madison, Lake County as specified in SDCL Chapter 
11-9. There are 11 mandated requirements of the Plan, each to be addressed in this Plan. The principal purpose of 
the Plan is to define eligible property and to define a Tax Increment Plan for funding eligible activities in an eligible 
area of the town. 

 
This Plan was prepared for adoption by the Planning Commission and the City Council in recognition that the area 
requires a coordinated, cooperative strategy, with financing possibilities, to promote the development of economic 
development through the construction of a multi-family housing residential development known as the Milwaukee 
Townhomes Development. (the “Project”).  It is anticipated that up to twenty multi-family housing units will be built 
in the Project area.  The multi-family units will have monthly rental rates at or below the calculated rent for the 
state’s eighty percent area median income.   

 
The driving interest in the establishment of this Plan is to offer tax increment financing as a tool to stimulate and 
leverage private sector development to provide affordable housing and to promote economic development 
throughout the TIF District and the City of Madison. 

 
Development in the area is anticipated to occur in the near future, with the potential for tax increment financing to 
provide the impetus and means to undertake this development at a faster pace than might occur otherwise. 
 

GENERAL DEFINITIONS AS USED IN THIS PLAN 
 
The following terms found in this Plan have the following meanings: 

“Base” or “Tax Incremental Base” means the aggregate assessed value of all taxable property located within a Tax 
Incremental District on the date the district is created, as determined by SDCL § 11-9-20. 

"Blighted" means property that meets any of the following criteria: 

Any area, including slum area, in which the structures, buildings, or improvements, by reason of: 

(1) dilapidation, age, or obsolescence; 

(2) inadequate provisions for ventilation, light, air, sanitation, or open spaces; 

(3) high density of population and overcrowding; 

(4) the existence of conditions which endanger life or property by fire and other causes; or 

(5) any combination of such factors; 

are conducive to ill health, transmission of disease, infant mortality, juvenile delinquency, or crime, 
and which is detrimental to the public health, safety, morals, or welfare, is a blighted area1; or 

Any area which by reason of: 

 
1 SDCL § 11-9-9 
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(1) the presence of a substantial number of substandard, slum, deteriorated, or deteriorating 
structures; 

(2) predominance of defective or inadequate street layouts; 

(3) faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

(4) unsanitary or unsafe conditions; 

(5) deterioration of site or other improvements; 

(6) diversity of ownership, tax, or special assessment delinquency exceeding the fair value of the 
land; 

(7) defective or unusual conditions of title; 

(8) the existence of conditions which endanger life or property by fire and other causes; or 

(9) any combination of such factors; 

substantially impairs or arrests the sound growth of a municipality, retards the provision of housing 
accommodations, or constitutes an economic or social liability and is a menace to the public health, 
safety, morals, or welfare in its present condition and use, is a blighted area 2; or 

Any area which is predominantly open and which because of obsolete platting, diversity of ownership, 
deterioration of structures or of site improvements, or otherwise, substantially impairs or arrests the sound 
growth of a municipality, is a blighted area.3  

"Department of Revenue" means the South Dakota Department of Revenue. 

“Developer” means Pinpoint Real Estate LLC, a South Dakota corporation.   

“Developer’s Agreement” means the agreement by Pinpoint Real Estate LLC and related parties for the redevelopment 
of the subject properties and concerning this Tax Incremental District.  

“District” means the Tax Incremental District. 

"Economic Development" means all powers expressly granted and reasonably inferred pursuant to SDCL §9-54. 

"Fiscal year" means that fiscal year of City of Madison. 

"Generally Applicable Taxes" shall have the same meaning as set forth in 26 CFR § 1.141-4(e). 

"Governing body" means City of Madison City Council.  

"Grant" means the transfer for a governmental purpose of money or property to a transferee that is not a related party 
to or an agent of the municipality; 

"Infrastructure Improvements" means a street, road, sidewalk, parking facility, pedestrian mall, alley, bridge, sewer, 
sewage treatment plant, property designed to reduce, eliminate, or prevent the spread of identified soil or 
groundwater contamination, drainage system, waterway, waterline, water storage facility, rail line, utility line or 

 
2 SDCL § 11-9-10 
3 SDCL § 11-9-11 



3  

pipeline, or other similar or related structure or improvement, together with necessary easements for the structure or 
improvement, for the benefit of or for the protection of the health, welfare, or safety of the public generally. 

"Municipality" means any incorporated city or county in this state. 

"Planning Committee" means City of Madison Planning Committee. 

“Plan” means this Project Plan. 

“Project Costs” means any expenditure or monetary obligations by Developer, whether made, estimated to be made, 
incurred or estimated to be incurred, which are listed as Project Costs herein will include any costs incidental thereto 
but diminished by any income, special assessments, or other revenues, other than tax increments, received, or 
reasonably expected to be received, by Developer in connection with the implementation of this Plan. 

“Project Plan” means properly approved Plan for the development or redevelopment of a tax incremental district 
including all properly approved amendments thereto as recommended pursuant to SDCL § 11-9-13.   

"Public Works" means the Infrastructure Improvements, the acquisition by purchase or condemnation of real and 
personal property within the Tax Incremental District and the sale, lease, or other disposition of such property to private 
individuals, partnerships, corporations, or other entities at a price less than the cost of such acquisition which benefit 
or further the health, safety, welfare and economic development of the Town and Project Costs. 

"Taxable Property" means all real taxable property located in a Tax Incremental District.  

"Tax Incremental District" means a contiguous geographic area within a Town and/or County defined and created by 
resolution of the governing body and named City of Madison Tax Incremental District #4. 

"Tax Increment Valuation" is the total value of the Tax Incremental District minus the tax incremental base pursuant 
to § 11-9-19. 

“Tax Increment Law” means South Dakota Codified Laws Chapter 11-9. 

"City of Madison” means Madison, South Dakota. 

 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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PROPERTY WITHIN THE TAX INCREMENT DISTRICT 
The real property to be located within the Tax Increment District consists of a tract of land described as:   

• Lot 3, Coburns Addition, City of Madison, Lake County, South Dakota (614 SW 4th St) 
• Lot 2, Coburns Addition, City of Madison, Lake County, South Dakota (610 SW 4th St) 
• Lot 1, Coburns Addition, City of Madison, Lake County, South Dakota (604 SW 4th St) 
• Lot 11 Railroad Addition, City of Madison, Lake County, South Dakota (604 SW 4th St) 
• Lot 10 Railroad Addition, City of Madison, Lake County, South Dakota (526 SW 4th St) 

 
The area making up Tax Increment District #4 is shown on the Boundary Map attached to the following page.  

 
CREATION OF CITY OF MADISON TID NUMBER 4 
Pinpoint Real Estate LLC desires to create a Tax Incremental Financing District (“TID”) to assist in the 
construction of public infrastructure and other TID eligible expenses on land located within the corporate limits 
of the City of Madison, Lake County, South Dakota.  As presented by the Developer, the TID will consist of one 
phase as follows: 
 

Land acquisition, site preparation, , drainage, and other TID eligible expenses, to include engineering, 
design, other professional fees, financing costs, and reserve accounts, for the Project area proposed for 
the TID area. 
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Figure 1. TID 4 Boundary 

Madison TIF District 4 Boundary Map 
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LISTING OF KIND, NUMBER, LOCATION AND DETAILED COSTS OF PROPOSED 
PUBLIC WORKS AND IMPROVEMENTS4 
In order to implement the provisions of SDCL Chapter 11-9, the following are Project Costs and expenditures made 
or estimated to be made and the monetary obligations incurred or estimated to be incurred by the Developer. The  
Project Costs may, by South Dakota law, include capital costs, financing costs, real property assembly costs, 
professional fee costs, imputed administration costs, relocation costs, organizational costs, discretionary costs and 
grants, 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 City. 

 
The City is working to develop an economic and competitive base to benefit the City and the state as a whole. All 
project costs are found to be necessary and convenient to the creation of the Tax Incremental District and its 
implementation. The project constitutes an affordable housing project and is a proper public purpose of the City. The 
City exercises the powers expressly stated in and reasonably inferred by SDCL §11-9-15 and Chapter 9-54. The 
Developer or its assignee shall enter into all contracts in accordance with South Dakota law. 

 
A combination of private investment and tax increment financing will assist progress toward the following 
additional objectives: 

 
• To address and remedy conditions in the area that impair or arrest the sound growth of the City; 

 
• To redevelop and rehabilitate the area in a manner which is compatible with and complementary to unique 

circumstances in the area; 
 

• To effectively utilize undeveloped and underdeveloped land; 
 

• To ultimately contribute to increased revenues for all taxing entities; 
 

• To encourage the voluntary construction of businesses, improvements, and conditions; 
 

• To watch for market and/or project opportunities to promote economic development, and when such 
opportunities exist, to take action within the financial, legal and political limits of the City to acquire land, pursue 
redevelopment, improvement and construction projects; and 
 

• To improve areas that are likely to significantly enhance the value of substantially all property in the district. 
 
TAXABLE VALUE OF MADISON 
State law requires that tax increment districts cannot exceed ten percent of the taxable value of any 
municipality.  The taxable value for the City of Madison is  $ 350,841,135.  The base value of the taxable property 
for inclusion into this Tax Incremental District, as per the Director of Equalization’s records is $199,000. 

 
4 SDCL §11-9-16(1) 



7  

TIF 4 Base Valuations 
 

• Lot 3, Coburns Addition, City of Madison, Lake County, South Dakota (614 SW 4th St) - $45,800 
• Lot 2, Coburns Addition, City of Madison, Lake County, South Dakota (610 SW 4th St) - $32,100 
• Lot 1, Coburns Addition, City of Madison, Lake County, South Dakota (604 SW 4th St) - $37,900 
• Lot 11 Railroad Addition, City of Madison, Lake County, South Dakota (604 SW 4th St) – $ 7,900 
• Lot 10 Railroad Addition, City of Madison, Lake County, South Dakota (526 SW 4th St) - $75,300 

     
 
       TOTAL BASE VALUE:   $199,000 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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The City of Madison has 3 active TIF Districts.  The taxable value of TIF District #4 is less than 10% total taxable value 
in the City.   
 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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Kind, Number, Location and Detailed Costs of Public Works and Improvements.               
SDCL §11-9-13(1).   
 

In order to implement the provisions of SDCL Chapter 11-9, the following are Project Costs and expenditures made or 
estimated to be made and the monetary obligations incurred or estimated to be incurred. The Project Costs may, in 
any TIF, include capital costs, financing costs, real property assembly costs, professional fee costs, imputed 
administration costs, relocation costs, organizational costs, discretionary costs and grants, plus any costs incidental 
thereto. 
 
The City is working to develop an economic and competitive base to benefit the City and the State of South Dakota 
as a whole. All Project Costs are found to be necessary and convenient to the creation of the Tax Incremental District 
and its implementation. The project is an affordable housing development which, when taken together are a proper 
public purpose of the City. The City exercises the powers expressly stated in and reasonably inferred by SDCL §11-9-
15 and Chapter 9-54. The C i t y  shall enter into all contracts in accordance with South Dakota law. 
 
A combination of private investment and tax increment financing will assist progress toward the following overall 
objectives: 
 

 To recruit new business(s) to the City of Madison 
 To retain and expand existing business(s) within the City of Madison 
 To address and remedy conditions in the area that impair or arrest the sound growth of City of Madison; 
 To develop, redevelop and rehabilitate the area in a manner which is compatible with and 
 complementary to unique circumstances in the area; 
 To effectively utilize undeveloped and underdeveloped land; 
 To ultimately contribute to increased revenues for all taxing entities; 
 To improve areas that are likely to significantly enhance the value of substantially all property in the 

district. 
 
The Commercial Project will help in adding all of the above.  
 

Costs of Public Works or Improvements 
 

In accordance with SDCL § 11-9-14 the following is the kind, number, location and dollar amount of estimated 
Project Costs, costs of public works and improvements. 

 
 
 
 
 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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The following are listed as estimated costs of the Project. 
 

Kind of Project Location1 Amount Reference2 

Capital Costs (Street, Water & Sewer) 
(Cleaning & grading of land 
& associated costs) 

District  11-9-15(1) 

Financing Costs District  11-9-15(2) 

Real Property Assembly District  11-9-15(3) 

Professional Fees District  11-9-15(4) 

Administrative Costs District  11-9-15(5) 

Relocation Costs District  11-9-15(6) 
Organizational Costs District  11-9-15(7) 

Discretionary Costs and Grants District $1,232,072 11-9-15(8) 

Eligible Project Costs  $1,438,070  
 
 

 

1 District shall mean the Tax Increment District. 
2 SDCL §11 -9-15 

(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 fixture s; 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. 

 
All of the above are estimates of the costs involved in the project, and the actual total may be greater or smaller. An 
itemized listing of the estimated costs is set forth on Schedule 1. Because the cost estimates are only estimated costs, 
the total authorized TID costs of $1,232,072 is the controlling value with respect to authorized TID Project Costs, 
rather than the particular line item amounts contained in the above Chart and Schedule 1. The line item categories 
proposed are for guidance only, and actual costs will be determined upon completion of the improvements.  The 
above total represents eligible Project Costs. Only such amounts as are feasible will be allowed by the City or by 
monetary obligation (capital costs, financing costs including financing reserve accounts, and professional fees 
including design costs).  Developer reserves the right to be reimbursed for any expenses and advances made by the 
Developer for the TIF project from TIF funds, so long as the total amount of funds advanced for the TIF District do not 
exceed $1,232,072. 
 
*Costs incurred may be allocated and may be completed in any order. 
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Expenditures Exceeding Estimated Cost 
 

Any expenditures which in sum would exceed the total amount of the TID amount of $1,232,072 will require an 
amendment of this Plan.  All amendments would be undertaken pursuant to SDCL §11-9-23. 
 
If the expenditures within the Plan are increased in excess of the total above, the Department of Revenue will be 
required to reset the base, in accordance with SDCL §11-9-23. 
 
If the Project Costs are not provided for in the original plan, the governing body would be required to amend the 
plan which requires the South Dakota Department of Revenue to re-determine the tax increment base when 
additional Project Costs are added to a plan. SDCL §11-9-23. 
 
Developer’s Agreement 
 

Pinpoint Real Estate LLC will develop the Milwaukee Townhomes Development with the following as project 
guidelines: 
 
Financing Terms: 

 Amount. The total amount of the TIF will not exceed $1,232,072. 
 Interest Rate.  The interest rate will be equal to the interest amount set by the lender. 
 Length. The TIF will not exceed 20 calendar years from the year of creation. 
 Expiration. The TIF will expire at the end of 20 years or when the $1,232,072 has been paid out in tax 

payment to the Developer from the taxes generated within the District, whichever comes first. Should 
there be a balance on the TIF note at the end of year 20, the TIF will still expire. 

 
Conditions of the Developer Agreement relating to Constitutional Debt: 

 
The exclusive funding mechanism for this TID will be a grant pass-through of positive tax 
increment from the TID receipted into the TIF Fund.  The City’s obligation to pay is limited to the 
proceeds of the positive tax increment from the TID receipted into the TIF Fund. The City shall 
have no obligation to commit any City funds from any other source into the TIF Fund other than 
the positive tax increment from the TID receipted into the TIF Fund.  It is also to be specifically 
agreed that the City has made no representation that the proceeds from the TIF Fund shall be 
sufficient to retire any indebtedness incurred by Developer. The parties further acknowledge 
that SDCL 11-9-25 limits the duration of allocation of the positive tax increment payments and 
the fund created by the TID to 20 years from the year of creation. As such, it is further 
understood that the amount of $1,232,072 will be the maximum amount the City will ever pass 
on acting as a conduit for TIF #4 for eligible project costs, including any and all interest which 
may apply.   

 
All TIF revenue will be passed onto the Developer as a grant until the full amount has been paid or 20 
years from the year of creation, whichever happens first.  The payment of tax increment funds under 
this Agreement is a grant under SDCL Chapter 11-9 (the “Grant”).  The Grant is a personal property right 
vested with the Developer on the effective date of the TIF.  The City will grant this amount to the 
Developer and thus not have to account for any assets on the City’s financial statement.  The Developer 
will be responsible for obtaining their financing and the City will not be liable for any Developer debt.   

 
 Given that the exclusive funding mechanism for this TID is the grant pass-through of positive tax 

increment from the TIF Fund, that no tax increment bonds will be issued in relation to this TID, and that 
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the City shall have no obligation to commit other City funds, the City's obligation hereunder shall not in 
any way be construed to be a debt of the City in contravention of any applicable constitutional or 
statutory limitation or requirement concerning the creation of indebtedness by the City, nor shall 
anything contained herein constitute a pledge of the general credit, tax revenues, funds or moneys of 
the City.  In recognition that the City cannot appropriate funds that have not accrued, the City’s 
exclusive obligation shall be to budget and appropriate the positive tax increment from the TID 
receipted into the TIF Fund on an annual basis during the City’s then current fiscal year, as may be 
required.  Notwithstanding anything to the contrary contained in the proposed Agreement, the City 
hereby acknowledges and agrees that the obligations of the City under this Agreement are a material 
inducement for Developer to purchase the real property and to incur various development and construct 
improvements upon the TID property and the failure to pay tax increment to Developer will be financial 
detrimental to future improvements on said property.  

 
 If at any time during the term of this Agreement, (i) the governing body of the City shall fail or refuse to 

approve or authorize the funds due hereunder, and (ii) if the TID is eligible to be terminated pursuant to 
SDCL 11-9-46, then the Agreement shall terminate upon the end of the fiscal year for which funds were 
approved or authorized, without penalty to the Town, if both (i) and (ii) occur.  

 
Developer Terms: 

 Pinpoint Real Estate LLC and its related parties will act as the Developer and all TIF proceeds will flow to 
Pinpoint Real Estate LLC or its related parties. 

 
 
Detailed List of Estimated Project Costs 
 

Attached as Schedule 1 is a detailed list of estimated Project Costs as per SDCL § 11-9-13(3). No expenditure for 
Project Costs is provided for more than five years after the District is created. 
 
 
Feasibility Study 
 

An economic feasibility study per SDCL § 11-9-13(2) is attached as Schedule 2. 
 
 
Economic Development Study 
 

Not less than 50% of the area within the proposed district will stimulate and develop the general economic welfare 
and prosperity of the state through commercial, manufacturing and agricultural development as evidenced by the 
Economic Development Study attached as Schedule 3. 
 
Fiscal Impact Statement 
 

Attached as Schedule 4 is a Fiscal Impact Statement showing the impact of the Tax Increment District, until and after 
the bonds are repaid, upon all entities levying property taxes in the district. Required as per SDCL § 11-9-13(4). 
 
 
Method of Financing, Timing of Costs and Monetary Obligations 
 

The payment of Project Costs is anticipated to be made by the City to Developer from the special fund of the Tax 
Incremental District. SDCL § 11-9-13(5). Pursuant to the Developer's Agreement, the City will pay to the Developer 
all available tax increment funds it receives from the District. 
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Maximum Amount of Tax Incremental Revenue 
 

The maximum amount of tax incremental revenue bonds or monetary obligations to be paid through Tax Increment 
District #4 shall be the amount sufficient to reimburse the Developer for the payments made for Project Costs and 
pay all tax increment bonds or monetary obligations in an amount not to exceed $1,232,072 principal and interest or 
such lesser amount as may be feasible with the estimated revenue generated by the Tax Increment District. The final 
terms and conditions will be set forth in the Developer's Agreement 

 
Duration of Tax Incremental Plan 
 

The duration of the Plan will extend to the number of years it will take for the reimbursement of the City, the 
extinguishment of bonds and the monetary obligation except that the Plan duration shall not exceed 20 calendar 
years of revenue from the date of creation of the District. 

 
Estimated Impact of Tax Increment Financing on Revenues of Taxing Jurisdictions 
 

The site will generate taxes to the local jurisdictions at or above the assessed value of the Base. All taxing districts 
shall receive that base which will be the value set for 2022 taxes payable in 2023. The tax increment will be available 
to the taxing jurisdictions at or before twenty (20) years after the creation of the District.  Schedule 5 details the tax 
capture implications to each of the local taxing jurisdictions.  After the repayment of the bonds and monetary 
obligations, taxing entities will receive their proportionate share of tax dollars for the base value and the tax 
incremental values. 
 
Conditions Map, Improvements Map, Zoning Change Map 
 

The Conditions Map, SDCL § 11-9-16(1), is included as Attachment 2.  

The Improvements Map, SDCL § 11-9-16(2), is included as Attachment 3. 

The Zoning Change Map, SDCL § 11-9-16(3), is included as Attachment 4. 

 
 

Changes to the City of Madison Comprehensive/Master Plan/Map, Building Codes & City 
Ordinances per SDCL § 11-9-16(4) 
 

No changes to the City's Master Plan, Building Codes, or Ordinances are requested.  A conditional use permit may be 
requested in the future according to final completed architectural and civil site design.  Approval of the TIF will not 
constitute approval of any future conditional use requests. 
    
List of Estimated Non-Project Costs 
 

The following is a list of the Non-Project Costs per SDCL § 11-9-16(5). All costs are listed as taxable value; actual non-
project costs will exceed the following amounts. 
 

Item Amount 
Residential Construction $2,167,928 
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TOTAL $2,167,928 

 
 

Statement of Displacement and Relocation Plan 
 

No residents or families will be displaced by the Project. SDCL § 11-9-16(6) 
 
Performance Bond Surety Bond or other Guaranty 
 

As security for its fulfillment of the agreement with the governing body, a purchaser or lessee of redevelopment 
property may furnish a performance bond, with such surety and in such form and amount as the governing body 
may approve or make such other guaranty as the governing body may deem necessary in the public interest. This 
additional security may be provided for in a Developer's Agreement. 
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LIST OF SCHEDULES 
 

SCHEDULE 1 Detail of Project Costs  
SCHEDULE 2 Economic Feasibility Study 
SCHEDULE 3 Economic Development Study 
SCHEDULE 4 Fiscal Impact Statement 
SCHEDULE 5 Estimated Captured Taxable Values 

 
LIST OF ATTACHMENTS 

 
Attachment 1. Map and Legal Description and existing uses and conditions 

Attachment 2. Map of Real property/Improvement 

Attachment 3. List of proposed changes in zoning ordinances 
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SCHEDULE 1 – "DETAIL OF PROJECT COSTS" 
SDCL 11-9-15 

 
 

Kind of Project Cost Number of Projects Location5 Amount Reference6 

Capital Costs  District $0 11-9-14(1) 

Financing Costs  District $0 11-9-14(2) 

Real Property Assembly  District $0 11-9-14(3) 

Professional Fees  District $0 11-9-14(4) 

Administrative Costs  District $0 11-9-14(5) 

Relocation Costs  District $0 11-9-14(6) 

Organizational Costs  District $0 11-9-14(7) 

Discretionary Costs and Grants 1 District $1,232,072 11-9-14(8) 

Eligible Project Costs $1,232,072   
 

5 District shall mean the Tax Increment District. 
 

6 SDCL §11-9-14 
(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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Based upon the foregoing tables and for purposes of this Project Plan, the start of construction of the residential 
property is contemplated to be in calendar year 2023.   

It is anticipated that construction of the residential property will be completed within the District in 2026.  

It is anticipated that the Developer will procure financing to fund the public infrastructure going into the TID 
improvements by way of a loan with Dacotah Bank. 

It is assumed that all obligations within the TID will be adequately secured as to allow the payment of principal and 
interest when due.  

The attached table is an illustration of two amortization schedules, for illustrative purposes only.  It provides for the 
drawdown of funds as indicated in each table.  An interest rate of 7.0% is utilized from the bank loan.  The actual 
amortization schedules and interest rates will be set when Developer borrows funds.   
 
 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK 
TO ACCOMMODATE TABLES] 
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SCHEDULE 2 – “ECONOMIC FEASIBILITY STUDY” 
 

Pinpoint Real Estate LLC (“Developer”) is proposing the creation of a tax increment district to be located within the 
City of Madison, Lake County, South Dakota, on certain real property.  The project is an affordable housing project 
development on ground currently owned by private entities.  The private property proposed has met its functional 
life expectancy.   
 
The Developer has indicated that the project is not feasible without the assistance of the Tax Increment District. 
This is a “but for” type of tax increment district financing. The project will not proceed “but for” the assistance 
from the City through the creation of a tax increment district for the project. 

The City has made it clear that funding for public improvements, remediation of blight, remodeling and 
reconditioning of existing historical buildings, and environmental remediation must be supported by the tax 
revenues generated by the Project, and not by the general revenues of the City. The vehicle through which this can 
be accomplished is through tax increment financing under the South Dakota Tax Incremental District Law (South 
Dakota Codified Laws Chapter 11-9). Tax increment financing is an indispensable self-financing tools used 
throughout the United States to help local governments successfully develop and redevelop areas and encourage 
economic development. 
 
In tax increment financing, the current real property tax assessed value of all properties in a designated project 
area (“tax increment financing district”) is established as the “base value.” As development in the tax increment 
financing district increases the assessed values of the redeveloped properties, a portion of the additional tax 
revenue generated by the increase in assessed value over the base value is set aside and committed by the Town 
to the reimbursement of approved project costs. 
 
Tax increment financing is permitted only in connection with a “Project Plan” duly adopted by the City.   
 
The estimated increment resulting from the improvements would be $1,232,072 as evidenced by the Table on pages 
22. 
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Owner and Non Owner Occupied Residential 
 

Construction 
Year 

Valuation 
Year 

Revenue 
Year 

Valuation 
Increment 

Total 
Revenue 
Increment 

Total 
Increment 
for Debt 
Service 

2023 2024 2025 1020000 19562 19562 
2024 2025 2026 680000 15713 35276 
2025 2026 2027 1020000 23570 58846 
2026 2027 2028 680000 15713 74559 
2027 2028 2029 0 0 74559 
2028 2029 2030 0 0 76796 
2029 2030 2031 0 0 79100 
2030 2031 2032 0 0 81473 
2031 2032 2033 0 0 83917 
2032 2033 2034 0 0 86435 
2033 2034 2035 0 0 89028 
2034 2035 2036 0 0 91698 
2035 2036 2037 0 0 94449 
2036 2037 2038 0 0 97283 
2037 2038 2039 0 0 100201 
2038 2039 2040 0 0 103207 
2039 2040 2041 0 0 106304 
2040 2041 2042 0 0 109493 

      
   Gross Revenue 1462185 
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SCHEDULE 3 – “ECONOMIC DEVELOPMENT STUDY” 
 

SECTION 1- INTRODUCTION   
The City has been approached concerning the creation of a tax increment district located within the City of Madison, 
Lake County, South Dakota.  In order to determine whether a tax increment district (TID) may be created, the 
governing body must make a finding that not less than 50%, by area, of the real property within the district will 
stimulate and develop the general economic welfare and prosperity of the State through the promotion and 
advancement of industrial, commercial, manufacturing, agricultural and natural resources, and the improvement of 
the area is likely to enhance significantly the value of substantially all of the other real property in the district. This 
Schedule will address Economic Development through the development of an affordable housing development within 
the city limits of the City of Madison.   

SECTION 2 – STUDY AREA BOUNDARY  
The Study area is described as the area depicted on the map attached to this Project Plan as Attachment 2 and 
includes the legal descriptions set forth within this Project Plan.    

SECTION 3 – ESTABLISHING TIF ELIGIBLE 
The developer plans on redeveloping the current vacant and blighted properties to construct single-family and multi-
family affordable homes.  Single family homes within the District will be built to comply with an original selling price 
at or below the first time homebuyer’s purchase price limits as set by South Dakota Housing Development Authority.  
Rental property will have a monthly rental rate at or below the rent for the state’s eighty percent area median 
income for a minimum of five years.  The intent of the Project is to create new attainable homeownership 
opportunities for workforce and projected workforce in the area. 

Section 4 – Finding That the Improvements to the Area are Likely to Enhance Significantly 
the Value of Substantially All of the Other Real Property in the District   

The primary goal of the TID is to provide additional affordable housing by developing a project to be constructed 
upon real property located with the TID boundaries, to complete site preparation, and public infrastructure necessary 
to serve the real property located within the TID boundaries to include streets and drainage.  

The TID area consists of a two vacant tracts and three underdeveloped blighted tracts within the corporate city limits 
of the City.  The completion of the affordable housing development will allow for the creation of new jobs and the 
retention of existing jobs and develop not only the general economic welfare and prosperity of the City of Madison, 
but also of the State of South Dakota through promotion and advancement of commercial and industrial business.    

It is specifically found that once the improvements set forth within City of Madison TIF #4 Project Plan are completed, 
this Project will significantly enhance the value of substantially all of the other real property in the TID District.  It is 
anticipated that the Project will provide additional development and employment opportunities in the Madison and 
Lake County area through providing new affordable housing to Madison, SD. 

Section 5 – Conditions within the Study Area; Land Use and Planning  

Comprehensive Plan  

The Development is consistent with the City's Comprehensive Plan and existing planning and zoning requirements. 
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SECTION 6 – FINDINGS WITHIN THE STUDY AREA ANALYSIS 
In accordance with state law, it is found that not less than fifty percent (50%) by area of the real property within the 
District will stimulate and develop the general economic welfare and prosperity of the State of South Dakota through 
the promotion and advancement of affordable housing in Madison, Lake County, as well as creating new employment 
opportunities, and it is found that the improvement of the area is likely to enhance significantly the value of 
substantially all of the other real property in the District in accord with SDCL 11-9-8(1) and (2). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

[remainder of page intentionally left blank] 
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SCHEDULE 4 – “FISCAL IMPACT STATEMENT” 

FISCAL IMPACT STATEMENT – TAX INCREMENT DISTRICT NUMBER 4 
 
INTRODUCTION 
The fiscal impact statement is intended to provide a succinct analysis of the estimated impact of the Tax Increment 
District to the public pursuant to SDCL § 11-9-16(4). It is not intended to rival the level of detail required by a detailed 
financial analysis. A fiscal impact statement shows the impact of the Tax Increment District, both until and after the 
bonds or obligations are repaid, upon all entities levying taxes upon property in the district. 

 

DEFINITIONS 
“Assumptions” means factors or definitions used in the fiscal analysis. Assumptions may include facts and 

figures identified by the District and educated guesses that are sometimes necessary when not all of the information 
is available. Assumptions are often used to extrapolate an estimate. Assumptions may include an estimate of tax 
levies of each taxing entity, the school aid formula contribution, the value of the real property, etc. 

 
“Base Revenues” means the taxes collected on the base value. 

 
“Fiscal Impact” means the increase or decrease in revenues and generally refers to an impact to revenues 

caused by the district. 
 

“Revenue” means ad valorem taxes. 
 

“Tax Increment District“ means City of Madison Tax Increment District Number 4. 
 

“Taxing Districts” means all political subdivisions of the state which have ad valorem taxing power over 
property within the boundaries of the Tax Increment District. 

 
“Tax Increment Revenues” means all revenues above the Base Revenues. 

 
ASSUMPTIONS: 

1. The property will have improvements which at completion will be valued for taxable purposes at a 
minimum of $3,400,000. 

 
2. The average tax levy of all taxing districts will be $20.678 per thousand dollars of taxable valuation (2022) 

for non-owner occupied residential. 
 

3. The average tax levy for all taxing districts will be $17.130 per thousand dollars of taxable valuation (2023) 
for owner occupied residential.   

 
4. Tax increment will start to be collected in 2024 and end in or prior to 2042. 

 
5. The discretionary formula will be waived by the Developer as well as any property owner located within 

the TIF District. 
 

6. Interest:  The loan obligations may be capitalized.  
 
FISCAL IMPACT: 

The total fiscal impact upon the taxing entities during the term of the Tax Increment District will be an 
estimated $1,232,072.  There will be no fiscal impact for the first year of the Tax Increment District. 
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FISCAL IMPACT 
 

The total fiscal impact upon the taxing entities during the term of the Tax Increment District is as follows: 
 

Valuation Assumptions Base Full/True 
Value 

Increase Positive Increment 

Land/Existing Improvements $199,000 $0 $0 

Additional Improvements  $3,201,000 $74,559 / yr 
Total Positive Increment  $3,201,000 $1,462,185 
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SCHEDULE 5 – “ESTIMATED CAPTURED TAXABLE VALUES” 
 

It is assumed, for purposes of this Plan, that residential development consisting of non owner-occupied will be 
constructed during Year 1, Year 2, Year 3, and Year 4 of the TIF. 
 
Actual valuation shall depend upon the value determined by the Lake County Director of Equalization when 
assessed, with the application of dollars-per-thousand from local taxes.  All tax increment revenues shall be 
from Generally Applicable Taxes attributable to the improvements to be constructed in the TID.  The potential 
for total increment collections are estimated to be at the maximum range of $1,462,185 covering a span of 
captured tax years not to exceed twenty (20).  Collection is anticipated to begin in 2024, and the schedule 
carries out the tax captured 20 years from the date of Plan adoption.  

 
Using the information regarding expected increment valuation and tax generation, it is possible to generate an 
expected revenue stream that can be utilized to retire debt that will be created as a result of implementing the 
Project Plan. 
 
 
See Tables on Page 25. 
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Owner and Non Owner Occupied Residential 
 

Construction 
Year 

Valuation 
Year 

Revenue 
Year 

Valuation 
Increment 

Total 
Revenue 
Increment 

Total 
Increment 
for Debt 
Service 

2023 2024 2025 1020000 19562 19562 
2024 2025 2026 680000 15713 35276 
2025 2026 2027 1020000 23570 58846 
2026 2027 2028 680000 15713 74559 
2027 2028 2029 0 0 74559 
2028 2029 2030 0 0 76796 
2029 2030 2031 0 0 79100 
2030 2031 2032 0 0 81473 
2031 2032 2033 0 0 83917 
2032 2033 2034 0 0 86435 
2033 2034 2035 0 0 89028 
2034 2035 2036 0 0 91698 
2035 2036 2037 0 0 94449 
2036 2037 2038 0 0 97283 
2037 2038 2039 0 0 100201 
2038 2039 2040 0 0 103207 
2039 2040 2041 0 0 106304 
2040 2041 2042 0 0 109493 

      
   Gross Revenue 1462185 
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ATTACHMENT 1 
 
 

LEGAL DESCRIPTION OF REAL PROPERTY 
 
 

• Lot 3, Coburns Addition, City of Madison, Lake County, South Dakota (614 SW 4th St) 
• Lot 2, Coburns Addition, City of Madison, Lake County, South Dakota (610 SW 4th St) 
• Lot 1, Coburns Addition, City of Madison, Lake County, South Dakota (604 SW 4th St) 
• Lot 11 Railroad Addition, City of Madison, Lake County, South Dakota (604 SW 4th St) 
• Lot 10 Railroad Addition, City of Madison, Lake County, South Dakota (526 SW 4th St) 
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ATTACHMENT 2 
 

MAP OF REAL PROPERTY/IMPROVEMENTS 
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ATTACHMENT 3 
LIST OF PROPOSED CHANGES IN ZONING ORDINANCES 

 
 

  No zoning ordinance changes are required.  



Engineering and Community Development Office 

116 W Center Street ∙ Madison, SD 57042 

(605) 256.7514 ∙ (605) 256.7511 (fax) 

 

 

 
 
 

 
December 29, 2022 
 
Madison City Commission 
116 W. Center Street 
Madison, SD 57042 
 
RE: Madison Municipal Airport Selection Committee Recommendation 
 
Dear City Commission: 
 
I am respectfully requesting that the City Commission accept the recommendation of the Airport 
Selection Committee to select KLJ as the Airport Consultant for the next 5 years.  The Airport 
Selection Committee requested, reviewed, and scored proposals from two consultants and have 
found it is appropriate to recommend KLJ as the Airport Consultant.  Six consultants were sent 
letters requesting proposals and, in addition, advertisements were placed in the Madison Daily 
Leader as newspaper of record.  
 
The selection committee consisted of City Commissioner Adam Shaw, Airport Board member 
Ken Johnson, Airport Manager Morris Riggin and me.  We have coordinated with SD DOT 
Office of Air, Rail & Transit during this process and believe that we have complied with all 
applicable requirements and standards thus far in accomplishing this process and will continue 
with additional next steps. Please see the attached letter from SD DOT for additional detail. 
  
Sincerely, 
 

 
 
 

 
Ryan Hegg 
Director of Engineering and Community Development 
 
 

Engineering and 
Community Development 
116 West Center Street 
Madison, SD 57042 
(605) 256-7514 office 
(605) 256-7511 fax 
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