Proposed Agenda
WATERTOWN CITY PLAN COMMISSION
City Council Chambers
23 Second Street NE
Thursday, July 18th, 2019

4:15 pm

(Immediately following the
Board of Adjustment Meeting)

Call to Order
Roll Call
1. Invitation for Public Comment Participants Submittal
2. Approval of Agenda
3. Approval of Minutes from the June 20th, 2019 meeting
4. Commission Consideration Recommending Resolution No. 2019-22 to City Council, Adopting the
District Boundaries for Tax Increment Financing District Number Eight, City of Watertown, South
Dakota.
a. Public Hearing
b. Commission Action on Resolution No. 2019-22
5. Commission Consideration Recommending Resolution No. 2019-23 to City Council, Adopting the
District Boundaries for Tax Increment Financing District Number Nine, City of Watertown, South
Dakota.
a. Public Hearing
b. Commission Action on Resolution No. 2019-23
6. Commission Consideration Recommending Resolution No. 2019-13 to City Council, A Zoning Text
Amendment to Title 21 of the Revised Ordinances of the City of Watertown Creating Chapter 21.56
“DT” Downtown Overlay District, Subject to All Planning Requirements
a. Public Hearing
b. Commission Action on Resolution No. 2019-13
7. Open Public Comment
8. New Business
9. Old Business
10. Executive Session
11. Motion to Adjourn

COMMISSION MEMBERS:
Please notify Lori at 882-6202 X 3549 or email: lmarscheider@watertownsd.us
as soon as possible upon receipt of this Agenda if you will not be able to attend the meeting.

OFFICIAL PROCEEDINGS
PLAN COMMISSION
CITY OF WATERTOWN, SD
Members Present:

Oletzke, Hanson, Dargatz-Johnson, Dahle, Kays, Ford, Brink

Absent:

Stein, Culhane

Also Present:

June 20th, 2019

Pete Boyle, Brandi Hanten, Heath VonEye, Jill Steiner, Mayor Sarah Caron, Mark
Meier, Chip Premus
Invitation for Public Comment Participants Submittal:
None.
Approval of Agenda:
Kays made a motion amend to the proposed agenda to remove the Old Business item of the Comprehensive Land
Use Plan Discussion because of the length of the agenda and suggested staff coordinate a meeting with the Plan
Commission over a lunch hour to conclude Comp Plan discussions outside of formal Plan Commission meetings.
Brink seconded. Motion carried unanimously
Approval of Minutes from the May 23rd, 2019 meeting
Motion to approve the minutes was made by Hanson and seconded by Oletkze. Motion carried unanimously.
An Ordinance to Amend the District Zoning Map of the City of Watertown, SD, for Property Generally
Located Northwest of the Sailboat Landing on Lake Kampeska and Legally described as a Lots 19-20 Block
2 of Lakeridge Addition from R-1 Single Family Residential District to C-3 Highway Commercial District,
Subject to all Planning Requirements.
Hanten gave the background stating the owner of the legally described property above, Roy Walsh, is petitioning
to rezone his property that is currently zoned R-1 Single Family Residential District to C-3 Highway Commercial
District, since it is adjacent to Highway 20. The Board had just recently passed the same rezone request for an
adjacent property. Dahle opened the public hearing. Kays asked the applicant, Roy Walsh, if he would be opposed
to comply with the upcoming Lake Commercial District. Kays explained that some of the uses that are currently
allowed in the C-3 zone wouldn’t be allowed, the more obtrusive uses, but to include more uses that are
complimentary to lake recreation. Walsh did not object to that. Kays just wanted to make sure the applicant was
aware, which he was. Dahle asked if he would be interested in rezoning his property north of the highway as well.
Walsh alluded that he had talked to Hanten about including that property as well. Hanten explained that there is a
residence on the property at this time which would result in a non-conformity if rezoned, so she advised him to
hold off until a later date. Brink asked Hanten about the individual lots and how they will meet the C-3 size
requirement. Hanten explained that it will be a requirement of the rezone that a replat will be necessary to be
submitted. Much discussion ensued about conditional rezoning. Ford added that she is against rezoning at the lake
until an actual plan or district is approved. Kays stated that it’s the best tool we have in the toolbox at this time and
that we should reference the Comprehensive Land Use Plan and it does show this area as being mixed use
development, so he felt it was appropriate and supports the request. Brink made a motion to approve Resolution
No. 2019-15, Hanson seconded. Motion passed (6-1) with Ford in opposition. Motion passed.
A Zoning Text Amendment to Title 21 of the Revised Ordinances of the City of Watertown Updating the
Definitions of Recreation Facility and Recreational Use and their use distribution, either Permitted or
Conditional, throughout the Zoning Districts in Title 21.
Hanten explained that with this ordinance amendment, staff was hoping to differentiate between recreational uses
that the Plan Commission has seen come forward multiple times. Staff is proposing to differentiate between public
and private by utilizing definitions of recreational use (public) and recreation facility (private). She explained how
she dispersed the new definitions throughout Title 21 in their existing districts. Dahle opened the public hearing.
Dahle was pleased with what was presented that differentiated between the two types of recreational uses. Dahle
closed the public hearing. Kays made a motion to approve, Ford seconded. Motion passed unanimously (7-0).
Commission Consideration for the Approval of a Preliminary Plan, Resolution No. 2019-16, for East Woods
Nineteenth Addition, as Submitted by Joy C. Nelson and Peggy M. Haugan, Subject to all Planning
Requirements
Hanten explained Joy Nelson & Peggy Haugan have submitted a Preliminary Plan of East Woods 19th Addition.
This unplatted parcel, zoned R-2 Single Family Attached Residential District, is proposed to be subdivided to
create ten conforming R-2 lots, and to be provided access to the public right-of-way of 14th Avenue N from East
Woods Drive, which will be a private street constructed to city standards for private streets. All of the proposed
infrastructure is planned to be constructed in 2019 and approximately two duplexes will be constructed each year
for the next five years. The sanitary sewer will be public while the water will remain private which will be
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installed beneath the private street that is within an access easement. The development will have a Home Owners
Association that will be responsible for maintenance activities. Kays asked about the drainage in this area.
VonEye explained the conveyance throughout the development and that they will have 2-year water quality ponds
that will eventually outfall into the City’s drainageway into Cherry Creek. Dahle opened the public hearing. Mike
Tanner, of 1279 Cherry Creek Drive, talked extensively about the drainage issues with Cherry Creek. As that
project is not related to Joy’s project of East Woods Drive, the adjacent property owners were uneasy about
additional development and the impacts it may have to their properties. Von Eye was going to work with the
developer’s engineer to ensure no adverse impacts would come from this development. Jessica Lessin, adjacent
property owner, also voiced her concerns about the drainage issues. Colin Paulsen, Assistant City Engineer, gave
some background on the area and the project that was proposed in 2015. Kays stated that if the engineering staff
can state that this development will not make the issue at Cherry Creek worse, than Kays is comfortable moving
on and being in favor of approving the development. Colin DeJong, Aason Engineering, stated that through this
design, more water will be directed to the west and into the main channel instead of into the pond that is an issue
to the existing neighborhood. Kays made a motion to approve Resolution No. 2019-17, Brink seconded. Mayor
Sarah Caron mentioned that there is 4’ of grading taking place on City property that has not been discussed and
asked if the Board would like to discuss that prior to voting. Kays held his motion. VonEye expanded from the
Mayor’s comment that the staff has been working with the developer’s engineer to ensure the grading will not
cause damage to City property or adjacent properties to make sure it is done correctly. Kays amended his motion
to approve Resolution No. 2019-17 as long as the developer works with the City Engineering staff to ensure that
grading would not inhibit the City’s ability to do a master drainage plan in that area. Kays also asked about snow
removal and that the developer is asking to use some of the City’s property for snow storage. Lessin & Tanner
were concerned about where the snow will be piled and the drainage into the pond. Joy Nelson, Developer, stated
that it is not their intention to dump more water on anyone else and is trusting her engineer to ensure that the
drainage is accounted for. Nelson felt the adjacent landowners’ issues with the drainage is not her issue and that
she cannot correct what has been done previously. Tanner asked Nelson to detain above and beyond her required
2-year storm, Nelson felt that wasn’t necessary as she is following ordinance and stated that they have an existing
problem if they do this development or not. Kays amended his motion again to include the caveat to restrict snow
piling on City property on the southeast corner until drainage improvements are made. Brink seconded the final
amended motion which includes Kays’ additional amendments (2). Ford questioned what the process is if the
private development has issues and if the City can take action. Von Eye answered that the Stormwater BMP
Maintenance Agreement and the Private Road Maintenance Agreement give the City the authority to improve any
issues that the development/HOA is not taking care of the City can resolve the issue. Ford was wondering what
the time frame was for the City being allowed to resolve the issue, and would there be a notification process to the
owner but if there was an emergency situation the City would be able to enter and repair immediately. Hanten
explained that explained that the City is safeguarded by the agreements that will be authorized by the City
Council. The motion with the two amendments to approve was called upon by Kays. Motion carried unanimously
(7-1). Oletzke asked when the City plans on having a project completed and installed for the Cherry Creek area.
VonEye explained that the City hopes to have this project wrapped up by late fall or early summer.
Commission Consideration of Resolution No. 2019-17 Approving the Plat of East Woods Nineteenth
Addition, Subject to All Planning Requirements
Joy Nelson & Peggy Haugan have submitted a Plat of East Woods 19th Addition following the preliminary plan
which will be acted upon by the Plan Commission at this same meeting on June 20th, 2019 prior to plat approval.
The Plat of East Woods 19th Addition will create ten conforming lots designated as R-2 Single Family Attached
Residential District. A Development Agreement, Agreement for the Construction and Maintenance of a Private
Road and a Stormwater Best Management Practice Development Agreement are included as attachments for the
Plat of East Woods 19th Addition. Parking and solid waste disposal will be restricted to one side of the private
street. Dargatz-Johnson made a motion to approve Resolution No. 2019-17, seconded by Oletkze. Motion passes
unanimously (7-0).
New Business
None.
Old Business
None
Executive Session
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None.
Motion to Adjourn
Motion to adjourn was made by Hanson and seconded by Brink. Motion carried unanimously.

____________________________
Blake Dahle, Chairman
Watertown Plan Commission

Request for Plan Commission Action
TO:
FROM:
MEETING DATE:

Watertown Plan Commission
Brandi Hanten, CFM, Urban Planner
July 18th, 2019

_____________________________________________________________________________
Subject:

Commission Consideration Recommending Resolution No. 2019-22 to City Council, Adopting the District
Boundaries for Tax Increment Financing District Number Eight, City of Watertown, South Dakota.

_____________________________________________________________________________
Background:
The Developer, Watertown Development Company (WDC), has requested that the City of
Watertown assist in a large economic development project by creating a tax incremental district
(TID) to fund a portion of eligible site improvements at property located within Calvin Industrial
Park, in the vicinity of 20th Avenue SW. The Developer is the primary owner of the property.
Typically referred to as a “TIF” or “TID”, Tax Increment Financing is an incentive utilized by local
governments to attract private development and investment. New investment equals new jobs, more
customers, and in turn, more investment opportunity. By utilizing tax increment financing (TIF),
proceeds from the anticipated increases in property taxes can be used to fund necessary and eligible
improvements at the site.

The primary objective of TID #8 is to provide improvements to the area to support a new company
locating to Watertown; Comprehensive Logistics, Inc. that will create jobs, infrastructure, and site
improvements within Calvin Industrial Park which in turn is expected to enhance Watertown’s ability to
encourage future growth.
Per SDCL 11-9-4 - Recommendation by planning commission for creation of district--Designation of
boundaries. The planning commission shall designate the boundaries of a district that the planning
commission recommends be created. The planning commission shall submit the recommendation to the
governing body.

_____________________________________________________________________________
Facts:

1. The Developer has entered into a Lease/Purchase Agreement with a new company locating to
Watertown; Comprehensive Logistics, Inc. (CLI). CLI is known for supporting large industries with
their warehouse management and operations.
2. Construction is expected to begin late summer of 2019 on a new 62,550 square foot building
which will be located on 11.83 acres of Lot 1 of Calvin Industrial Park First Addition in
Watertown.
3. Approximately $4.5 million will be invested in the project. Once fully operational, the business will
add up to 25 full time employees.
4. It is proposed that the primary use of funds will be for the road, site preparation, infrastructure,
and professional fees. None of the TIF proceeds will go towards costs of the construction of the
building. The TID boundary includes Lot 1 and approximately 1.03+- acres of dedicate ROW.
5. There is currently seven other active TIF Districts under the jurisdiction of the City of Watertown,
South Dakota. The total base value for all TIFs, including TID #8, is $5,150,810.00.

6. Using the estimates provided for TID #8, the value of all existing Tax Increment Districts combined
is 0.3%, which is less than 1% of the total 2019 Taxable Valuation being $1,618,382,301.
7. Costs identified in this Plan are preliminary estimates and are subject to change after construction
is completed.
8. Developer is projecting that the new facility will be built and fully developed by Calendar Year
2020
9. The City of Watertown is anticipating that this will be classified as an economic development Tax
Increment District by the South Dakota Department of Revenue.
10. The eligible cost will be in the form of an infrastructure Grant that will not exceed $800,000.
11. The potential for total increment collections are estimated to be at the maximum range of
$1,324,219.66 covering a span of captured tax years not to exceed 20. Collection is anticipated to
begin in 2021, and the schedule carries out the tax captured 20 years from the date of Plan
adoption.
12. City of Watertown TID #8 is expected to be classified as Economic Development.
13. The total cost of the project is estimated to be $4,461,680 that are not eligible to be included in
the TIF.

_____________________________________________________________________________
Suggested Motion:

I move to Recommend Resolution No. 2019-22 to City Council, Adopting the District Boundaries for Tax
Increment Financing District Number Eight, City of Watertown, South Dakota.

_____________________________________________________________________________
Staff Reference:
Matt Roby, City Attorney
Heath VonEye, M.Sc., P.E., City Engineer

_____________________________________________________________________________
Attachments:

District Boundaries TID 8
TAX INCREMENT DISTRICT #8 PLAN
Resolution No. 2019-22

_____________________________________________________________________________
History:
Future:

06/20/19 Plan Commission Action (TID #8)
08/05/19 City Council Action (TID #8)
08/10/19 Published—if Approved
08/30/19 Effective

TIF #8 DISTRICT BOUNDARIES
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Executive Summary

The Developer, Watertown Development Company (WDC), has requested that the City of
Watertown assist in a large economic development project by creating a tax increment
financing district (TID) to fund a portion of eligible site improvements at property located within
Calvin Industrial Park, in the vicinity of 20th Avenue SW. The Developer is the primary owner of
the property.
Typically referred to as a “TIF” or “TID”, Tax Increment Financing is an incentive utilized by local
governments to attract private development and investment. New investment equals new jobs,
more customers, and in turn, more investment opportunity. By utilizing tax increment financing
(TIF), proceeds from the anticipated increases in property taxes can be used to fund necessary
and eligible improvements at the site.
A local government, per South Dakota Codified Law, Chapter 11-9, can designate a specific area
within its boundaries as an area appropriate for a TIF district and prepare a plan for
development. TIF projects must be recommended for approval first by the Watertown Planning
Commission and then by Watertown City Council.
This document is the required tax increment project plan under state statute for City of
Watertown Tax Increment Financing District #8, (TID #8), and satisfies the requirements
specified in South Dakota Codified Law Chapter 11-9.
The primary objective of TID #8 is to provide improvements to the area to support a new
company locating to Watertown; Comprehensive Logistics, Inc. that will create jobs,
infrastructure, and site improvements within Calvin Industrial Park which in turn is expected to
enhance Watertown’s ability to encourage future growth.
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. The development of commercial or
industrial property which allows for the expansion of existing businesses, the expansion of the
city workforce, the generation of additional sales tax to the state and city, are all essential
governmental purposes and stimulate further economic development.
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About the Project

The Developer in this Project Plan is the Watertown Development Company (WDC). A private,
non-profit economic development corporation funded by private and public sector
stakeholders, the WDC is the economic engine for the City of Watertown. The WDC owns and
operates buildings, land and development areas for the economic benefit of Watertown.
Since its establishment in 1947, the WDC has led strategies and been responsible for the
creation of jobs and overall economic opportunity through programs designed to promote and
increase the commercial, financial, and economic vitality of the Watertown area and its
citizens. Its efforts have generated substantial impacts and benefits for many decades. In the
past five years alone, the WDC has assisted in 20 projects involving expansions and attractions
of companies, creating over 1,700 new jobs and securing over $100 million in new capital
investment.
The Developer has entered into a Lease/Purchase Agreement with a new company locating to
Watertown; Comprehensive Logistics, Inc. (CLI). CLI is known for supporting large industries
with their warehouse management and operations.
Construction is expected to begin late summer of 2019 on a new 62,550 square foot building
which will be located on 11.83 acres of Lot 1 of the Calvin Industrial Park First Addition in
Watertown. A road will also be constructed on 1.03 acres of dedicated right of way within the
park. Approximately $4.5 million will be invested in the project. Once fully operational, the
business will add up to 25 full time employees. It is proposed that the primary use of funds will
be for the road, site preparation, infrastructure, and professional fees.
A rendering of the proposed CLI building is shown below:
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Purpose

The property upon which this Tax Increment Financing District (TID) is proposed to be
implemented is located within the City of Watertown, South Dakota.
As such, the creation of City of Watertown TID #8 shall be conditioned upon the
recommendation of the City of Watertown Planning Commission to the Watertown City
Council, the establishment of the TID boundaries, approval of the TID Project plan, and creation
of the district by resolution of the Watertown City Council.
The purpose of the Plan is to define eligible property and to define a Tax Increment Financing
District Plan for funding eligible activities in an eligible area of the city. As required by SDCL 119, this Plan will describe the kind, number and location of all public works or improvements, the
TID boundary, current uses, and zoning, an economic feasibility study, a statement regarding
the fiscal impact upon all taxing entities in the TIF district, and a description of the financing for
the proposed project.
This Plan was prepared for adoption by the City Council in recognition that the area requires a
coordinated, cooperative strategy, with financing possibilities, to promote economic
development, and accomplish the City’s and the Developer’s objectives for improving the
continued viability of the area by promoting economic development within the City.
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, and to promote economic development
throughout the District and the region.
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Project Plan Requirements – Contents as per SDCL § 11-9-13
The Kind, Number, and Location of All Proposed Public Works or Improvements Within the
District; Attached as Schedule 1 is a detailed list of estimated Project Costs for the project as
per SDCL § 11-9-13(1).
Economic Feasibility Study and Description of Methods of Financing An economic feasibility
study per SDCL § 11-9-13(2), SDCL § 11-9-13(5). and description of the methods of financing all
estimated project costs and the time when related costs or monetary obligations are to be
incurred. is attached as Schedule 2.
Detailed List of Estimated Project Costs Attached as Schedule 3 is a detailed list of estimated
Project Costs for the project as per SDCL § 11-9-13(3).
Fiscal Impact Statement Attached as Schedule 4 is a Fiscal Impact Statement showing the
impact of the Tax Increment Financing District, until and after the loans are repaid, upon all
entities levying property taxes in the district. Required as per SDCL § 11-9-13(4).
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Creation of City of Watertown Tax Increment District #8

The Developer has approached officials of City of Watertown regarding the possibility of
creating a Tax Increment Financing District (“TID”) to assist in the Project Costs within the Plan
on land located within City of Watertown.
The TID will consist of the development of Lot 1 of Calvin Industrial Park First Addition, and
right of way, to promote a new 62,550 square foot building for Comprehensive Logistics Inc.
Not only will this help the company realize new growth opportunities, it will also help attract
more business and workforce in the region.
None of the TIF proceeds will go towards costs of the construction of the building. However,
the increment property tax value from the building will be the mechanism used to fund the
road, infrastructure Improvements, site development, and professional fees of the 11.83 acres
of Lot 1 of Calvin Industrial Park and 1.03 acres of dedicated right of way. These various
improvements will enhance Watertown’s ability to encourage future growth within and around
the park.

Property Within Tax Increment Financing District #8

The real property to be located within TID #8 is within the City of Watertown, and is described
as follows:
Lot 1 of Calvin Industrial Park First Addition to the City of Watertown, Codington County,
South Dakota
1.03 acres of Dedicated Right of Way
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Taxable Value of City of Watertown

In South Dakota, state law requires that tax increment financing districts cannot exceed ten
percent of the taxable value of a municipality. As confirmed with the Codington County Auditor,
the 2019 Taxes Payable value for the City of Watertown is $1,618,382,301. The base value of
the taxable property for inclusion into this Tax Increment Financing District #8, as estimated but
not yet verified by S.D. Department of Revenue, is $473,200.
SDCL § 11-9-7. Maximum percentage of taxable property in municipality permitted in district.
The resolution required by SDCL § 11-9-5 shall contain a finding that the aggregate assessed
value of the taxable property in the district plus the tax increment base of all other existing
districts does not exceed ten percent of the total assessed value of all taxable property in the
municipality.
There is currently seven other active TIF Districts under the jurisdiction of the City of
Watertown, South Dakota. The total base value for all TIFs, including TID #8, is $5,150,810.00.

City of Watertown Current Taxable Value: $1,618,382,301.00
All TIF Base Value must be less than 10%: $161,838,230.00
The total current value of all active TIF Districts in the City of Watertown is $5,150,810.00.
Using the estimates provided for TID #8, the value of all existing Tax Increment Financing
Districts combined is 0.3%, which is less than 1% of the total 2019 Taxable Valuation.
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Schedule 1: Kind, Number Location and Detailed Costs of Proposed
Public Works and Improvements – SDCL 11-9-14
Project Costs are any expenditure made, estimated to be made, or monetary obligations
incurred or estimated to be incurred as outlined in this Plan. Costs identified in this Plan are
preliminary estimates and are subject to change after construction is completed. With all
projects, the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for public works, legal and other
consultant fees, testing, environmental studies, permits, judgments or claims for damages and
other expenses are included as Project Costs.
The following is a list of public works and other tax increment financing eligible costs that the
Developer expects to make, or may need to make, in conjunction with the implementation of
the Project Plan. The Project Costs include capital costs, financing costs, professional fee costs,
and imputed administration costs.
All Project Costs are found to be necessary and convenient to the creation of the Tax Increment
Financing District and its implementation. The project constitutes economic development
which 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 City shall enter into all
contracts in accordance with South Dakota Law.

Site Grading SDCL § 11-9-15(1)

Land within the District will require grading to make it suitable for development, to provide
access, and to control storm water runoff. The Developer will need to remove and dispose of
excess material or bring in fill material to provide for proper site elevations. Expenses incurred
by the Developer for site grading are eligible Project Costs.

Utilities SDCL § 11-9-15(1)
Sanitary Sewer System Improvements

There are inadequate sanitary sewer facilities serving the District. To allow development to
occur, the Developer will need to construct, alter, rebuild or expand sanitary sewer
infrastructure within and outside of the District. Eligible Project Costs include, but are not
limited to, construction, alteration, rebuilding or expansion of: collection mains; manholes and
cleanouts; pumping stations; lift stations; wastewater treatment facilities; and all related
appurtenances. Those costs corresponding to the benefit allocated to land within the District,
and necessitated by the implementation of the Project Plan, are eligible Project Costs.
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Streets and Streetscape SDCL § 11-9-15(1)
Street Improvements
There are inadequate street improvements serving the District. To allow development to occur,
the Developer will need to construct a road, access driveway, and parking areas. Eligible Project
Costs include but are not limited to: excavation; removal or placement of fill; construction of
road base; asphalt or concrete paving or repaving; installation of curb and gutter; installation of
sidewalks, installation of culverts, box culverts and bridges; utility relocation, to include burying
overhead utility lines; street lighting; and installation of fences, berms, and landscaping.
Streetscaping and Landscaping SDCL § 11-9-15(1)
To attract development consistent with the objectives of this Plan, the Developer will install
amenities to enhance the site, rights-of-way and other public spaces. These amenities include
but are not limited to: landscaping; lighting of streets, sidewalks, parking areas and public
areas; and installation of brick or other decorative walks, terraces and street crossings. These
and any other similar amenities installed by the Developer are eligible Project Costs.

Professional Service and Organizational Costs SDCL § 11-9-15(4)

The costs of professional services rendered, and other costs incurred, in relation to the
creation, administration and termination of the District, and the undertaking of the projects
contained within this Plan, are eligible Project Costs. Professional services include but are not
limited to: architectural; environmental; planning; engineering; legal, audit; financial; and the
costs of informing the public with respect to the creation of the District and the implementation
of the Plan.

Administrative Costs SDCL § 11-9-15(5)

The Developer may charge to the District as eligible Project Costs reasonable allocations of
administrative costs, including, but not limited to, employee salaries. Costs allocated will bear a
direct connection to the time spent by Developer employees in connection with the
implementation of the Plan.

Financing Costs SDCL § 11-9-15(2)

Interest expense, debt issuance expenses, and any other fees and costs incurred in conjunction
with obtaining financing for projects undertaken under this Plan are eligible Project Costs.
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The following are estimated costs of the Project:
Kind of Project
Capital Costs (road,
water, and sewer)
Financing Costs
Sitework
Professional Service
Costs
Imputed
Administrative Costs
Total Eligible Project
Costs

Location
District

Amount
$416,280

Reference
11-9-15(1)

District
District
District

$68,452
$265,268
$45,000

11-9-15(2)
11-9-15(3)
11-9-15(4)

District

$5,000

11-9-15(5)

$800,000

The above are estimates of the costs involved in the project; the final total may be greater or
smaller. The total authorized TID costs is expected to be at or below $800,000. This amount is
the controlling value with respect to authorized TID Project Costs rather than the particular line
item amounts contained above. 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.
SDCL § 11-9-15. 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 increment bonds 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
increment bonds 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 obligations prior to maturity and a
reserve for the payment of principal and interest on obligations in an amount determined by the governing body to be
reasonably required for the marketability of obligations;
(3) Real property assembly costs, including the actual cost of the acquisition by a municipality of real or personal
property within a district less any proceeds to be received by the municipality from the sale, lease, or other disposition
of 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 a district 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 a district, the implementation of project plans, or to stimulate and develop the general
economic welfare and prosperity of the state. No payment or grant may be used for any residential structure pursuant
to SDCL § 11-9-42.
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Expenditures Exceeding Estimated Cost

Any expenditures, which in sum would exceed the total amount of the authorized TID amount
of $800,000 will require an amendment of this Plan. All amendments would be undertaken
pursuant to SDCL §11-9-23.
When the expenditures within the Plan are increased in excess of more than 35 percent 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 redetermine the Tax Increment Base when additional Project Costs are added to a plan. SDCL
§11-9-23.
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Schedule 2: Economic Feasibility, Financing Methods, and the Time
When Costs or Monetary Obligations Related Are to Be Incurred
This section includes a forecast of the valuation increases expected within the District, the
associated tax increment collections, a summary of how Project Costs would be financed, and a
projected cash flow demonstrating that the District is economically feasible.
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 City for the
reimbursement of approved project costs.

Key Assumptions

The analysis assumes that the Project will be constructed on a 11.83-acre site within the District
and is currently estimated to have a taxable value of $473,200 with construction commencing
in 2019 and full valuation achieved by January 1, 2021.
Assuming a base valuation of $473,200 as a constant, and the Developer’s TID tax rate of
$17.21 per thousand of equalized value, the Project would generate $67,908.70 in incremental
tax revenue per year commencing as of the 2020 tax levy for the 2021 budget year. Over the
20-year term of the District, the Project is projected to generate approximately $1.3 million in
increment tax revenue as shown in the table below. Since only positive tax increment will be
applied, the proposed project is feasible.
All of the project costs are found to be necessary and convenient to the creation of the Tax
Increment Financing District and the implementation of the project.
For purposes of this Project Plan, the Developer is projecting that the new facility will be built
and fully developed by Calendar Year 2020.
The Developer expects that the City’s role is to act only as a conduit for the positive increment
in tax revenue and pass it on to the Developer. The positive increment in tax revenue will not
exceed $800,000 in total payments, or 20 years from the Calendar Year of which the TIF was
created, whichever comes first.
The actual repayment schedule may change, but all principal and interest shall be paid within
the life of the TID. Utilizing the information regarding expected increment valuation and tax
generation, it is possible to estimate an expected revenue stream that can be utilized to retire
debt that will be created as a result of implementing the Project Plan.
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City of Watertown TID #8 is proven feasible based upon the projections made by the Developer,
projecting a total in excess of $1.3 million in tax revenue during the life of the 20- year TIF. For
the purposes of this Project Plan, it is anticipated no increment generated by City TID #8 will be
available until the earliest of calendar year 2021 and thereafter.
Valuation
Assumptions
Land
Site Improvements
Building

Estimated Base
$207,025.00
$0.00

Increase
$473,200.00
$3,700,000.00
$676,044.00

Total Positive
Increment Valuation

Projected
Increment Valuation
$

4,642,219.00

Positive Increment
$266,175.00
$3,700,000.00
$676,044.00
$4,642,219.0

Mill Levy Per
$1,000
$

17.21

Assessment

Positive Increment

85%

$67,908.70

Financing and Implementation

The Developer expects to secure a loan to pay for Project Costs within the District. Debt timing,
the issuing entity, amount to be financed, and debt instrument expected to be used are based
on current project estimates and may change. The table below identifies the debt expected to
be issued and paid from available tax increments.
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Timing

Instrument

Issuer

Funds

Mid-2019

Loan

First Premier Bank

Project Costs

Estimated
Amount
$800,000

The repayment of loan funds is anticipated to be made by the City to the Developer from the
special fund of Tax Increment Financing District #8. SDCL § 11-9-13(5). The City will use all
available tax increment funds it receives from TID #8 to pay the Developer in this Project Plan.

Maximum Amount of Tax Increment Revenue

The maximum amount of tax increment revenue monetary obligations to be paid through Tax
Increment District #8 shall be the amount sufficient to reimburse the Developer for the
payments made for Project Costs and pay monetary obligations in an amount not to exceed
$800,000 principal and interest or such lesser amount as may be feasible with the estimated
revenue generated by the Tax Increment District.

Duration of City of Watertown TID #8

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

Performance Bond, Surety Bond, or Other Guaranty

No Performance or Surety Bond will be required. Any and all conditions or additional security
will be set forth in the Development Agreement.

Economic Development Analysis of City of Watertown TID #8

The City of Watertown has been approached concerning the creation of a tax increment district
(TID) located within the City limits. Per South Dakota Codified Law 11-9-8, the Governing Body
must make a finding that at least 25% of the real property within the district to be blighted or at
least 50% of the real property in the district will be developed for economic development
purposes and the improvement will significantly enhance the value of all other real property in
the district.
The Project area consists of one lot in the Calvin Industrial Park First Addition to the
Municipality of Watertown that is suitable for development. The project is expected to
substantially increase the regional economy by adding up to 25 full time employees in the City
and region.
The investment of about $4.5 million will stimulate and develop the general economic welfare
and prosperity of the State through the promotion of employment and advancement of
commerce during the construction period. The Project will enhance the community of
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Watertown City by creating additional jobs and will have a substantial annual economic impact
to the region and state.
It is found 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 of South Dakota through
the promotion and advancement of industrial, commercial, manufacturing, agricultural, and
natural resources. It is also found that the improvement of the area is likely to enhance
significantly the value of all of the other real property in the District in accordance with SDCL
11-9-8.

Study Area Boundary of TID #8

The Project boundaries are described and depicted on the maps in Maps 1, 2, and 3 of this Plan.

Establishing Economic Development Purpose

South Dakota law describes economic development as activity that stimulates and develops the
general economic welfare and prosperity of the state through the promotion and advancement
of industrial, commercial, manufacturing, agricultural, or natural resources. The definition of
Economic Development for State Aid to Education Formula purpose is any area where there is
or will be one or more businesses engaged in any activity defined as commercial or industrial.
The proposed City of Watertown TID #8 meets both of these criteria.
The area within the boundaries of TID #8 to be developed will include a 62,550 square foot
facility for CLI and road. The expansion is expected help the company realize new opportunities
for growth and attract more workforce talent in the region.
The project will lie within Lot 1 of Calvin Industrial Park First Addition to the Municipality of
Watertown and dedicated right of way within the park. The Project would expand the city’s
presence, increase workforce, and is projected to bring an annual economic impact to the
region.
The project is expected to be completed by Calendar Year 2020.
The Project Costs relate directly to promoting economic development in the District consistent
with the purpose for which the District is created.
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Summary of Findings

As documented in this Project Plan and the schedules contained and referenced herein, the
following findings are made:
1. That “but for” the creation of this District, the development projected to occur as detailed
in this Project Plan: 1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the Developer. In reaching this determination, the Developer
has considered that making the area within the District suitable for development of the Project
will require a substantial investment to pay for the costs of: installation of utilities; installation
of the road; professional, legal and financing costs and other expenses. Due to the extensive
initial investment needed to allow the Project to occur, the Developer has determined that
development of the area as proposed will not occur solely from private investment.
Accordingly, the Developer finds that absent the use of tax increment financing, the Project as
proposed would not proceed.
2. The economic benefits of the Tax Increment Financing District, as measured by increased
employment, business and personal income, and property value, are sufficient to
compensate for the Project Costs incurred. In making this determination, the Developer has
considered the following information:
• Analysis prepared by the Developer projects that the anticipated economic benefits to be
realized within Watertown, Codington County, and the State of South Dakota are as follows:
•
•

•

An estimated $4.5 million of capital investment to construct and equip the Project
facility.
Employment of up to 25 workers once the Project is fully operational:
o 12 Employees at an annual salary of $34,000
o 5 Employees at an annual salary of $36,000
o 2 Employees at an annual salary of $40,000
o 1 Employee at an annual salary of $50,000
o 1 Employee at an annual salary of $55,000
o 3 Employees at an annual salary of $80,000
o 1 Employee at an annual salary of $100,000
Additional effects include indirect effects of the Developer purchasing from local
suppliers and induced effects of employee households spending locally for goods
and services from retailers, restaurants and service companies.

It is expected that once the improvements within the Project Plan are made, they will enhance
significantly the value of it and all of the other real property surrounding the district.
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Schedule 3: Detail of Project Costs
Estimated City of Watertown TID #8 Eligible Project Costs

The City of Watertown is anticipating that this will be classified as an economic development
Tax Increment Financing District by the South Dakota Department of Revenue. The eligible cost
will be in the form of an infrastructure Grant that will not exceed $800,000. This is a permitted
use under SDCL § 11-9-15.
The chart below provides greater detail of TIF project costs:
Site Improvements
Sitework $265,268
Site Utilities $45,000
Road $350,000
Curb & Gutter $66,280
Financing Costs
$68,452
Professional Service Fees
Administrative Fees 5,000
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Schedule 4: Fiscal Impact Statement for City of Watertown TID #8
The fiscal impact statement shows the impact of City of Watertown TID #8, both until and after
the obligations are repaid, upon all entities levying taxes upon property in the District. The
following fiscal impact statement is intended to provide only a brief analysis of the estimated
impact of the Tax Increment Financing District to the public pursuant to SDCL § 11-9-13(4). It is
not intended to challenge a more detailed, complete financial analysis.

Assumptions
1. The property will have improvements, which at completion, are estimated at taxable
purposes up to $4.6 million.
2. The average tax levy of all taxing districts will be $17.210 per thousand dollars of taxable
valuation.
3. Tax increment will start to be collected in 2021 and end prior to 2039.
4. The discretionary formula will be waived by Developer.

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 the taxes from that base which will be the value set for 2019
taxes payable in 2020. The tax increment will be available to the taxing jurisdictions at or before
twenty years after the creation of the District.

Estimated Captured Taxable Values

The table below details the tax capture implications to each of the local taxing jurisdictions.
After the repayment of the monetary obligations, taxing entities will receive their proportionate
share of tax dollars for the base value and the tax incremental values.
For purposes of this Project Plan, the Developer has elected not to use the real property tax
discretionary formula currently utilized in Codington County, South Dakota, pertaining to
payment of real property taxes (i.e., 0% Year 1; 0% Year 2; 0% Year 3; 0% Year 4; and 0% Year
5).
The following dollars per thousand rates are the current taxing rates of the local taxing
jurisdictions for Non-AG Other property types.
2018 Payable in 2019
City of Watertown
Water Development District
Codington County
School District “Other”
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$2.534
$.024
$3.165
$11.487
Total Tax Levy $17.210
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Utilizing the information regarding expected increment valuation and tax generation, it is
possible to generate an expected revenue stream that can be utilized to pass on the increment
amount that will be created as a result of implementing the Project Plan.

*Actual valuation will depend upon the value determined by the Codington 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 $1,324,219.66 covering a span of captured tax years
not to exceed 20. Collection is anticipated to begin in 2021, and the schedule carries out the tax
captured 20 years from the date of Plan adoption.
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TID Classification

Mechanisms are built within State Codified Law to ensure that school districts are held
harmless by TIF districts for their General and Special Education Funds. For these purposes, law
(SDCL 13-13- 10.10) defines four classifications of Tax Increment Financing District’s:
• Economic Development – includes only those areas where there is or will be one or
more businesses engaged in any activity defined as commercial or industrial by the
governing body that has zoning authority over the real property contained within the
tax increment financing district. This classification is exempt from the provisions of SDCL
10-12-44(1) that require the County Auditor to impose an additional school levy on real
property within the district. Any increment value in an Economic Development TIF
district is not considered in the state-aid to education formula.
• Industrial – include only those areas where there is or will be one or more businesses
engaged in any activity defined as commercial or industrial by the governing body that
has zoning authority over the real property contained within the tax increment financing
district. This classification is also exempt from the provisions of SDCL 10-12-44(1) that
require the County Auditor to impose an additional school levy on real property within
the district. Any increment value in an Industrial TIF district is not considered in the
state-aid to education formula.
• Affordable Housing – During the 2018 Legislative Session, the legislature created a
fourth TIF district classification for Affordable Housing. The criteria for an Affordable
Housing TIF are as follows:
(1) The original selling price of any house in the district will be at or below the first-time
homebuyer purchase price limit being used by the South Dakota Housing Development
Authority as of the date the house is sold; or
(2) The monthly rental rate of all multifamily housing units in the district will be at or
below the calculated rent for the state's eighty percent area median income, being used
by the South Dakota Housing Development Authority, as of the date the TIF district is
created, for a minimum of five years following the date of first occupancy.
This classification is also exempt from the provisions of SDCL 10-12-44(1) that require
the County Auditor to impose an additional school levy on real property within the
district. Any increment value in an Industrial TIF district is not considered in the state-aid
to education formula.
• Local –Local TIF Districts are not presently defined in statute. Rather, local classification
is the default classification. Unless the TIF district meets the definition of an Industrial,
Economic Development, or Affordable Housing TIF district, it is a Local TIF district. For
further clarification, in this classification, the project usually benefits the local
government instead of having a regional or statewide benefit. Unlike the other
classifications, the assessed value of a Local TIF district for purposes of the state-aidformula is the total assessed value of the district. The County Auditor is required to
impose an additional school levy on all real property within any impacted school district
to hold the district(s) harmless.
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TID #8 is expected to be classified as Economic Development; therefore, this classification is
exempt from the provisions of SDCL § 10-12-44(1) that require the County Auditor to impose an
additional school levy on real property within the district. Any increment value in an Economic
Development TIF district is not considered in the state-aid to education formula.
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Fiscal Impact Statement 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.
“TID #8” means City of Watertown Tax Increment District Number 8.
“Tax Increment Financing District” means City of Watertown Tax Increment District Number 8.
“Taxing Districts” means all political subdivisions of the state which have ad valorem taxing
power over property within the boundaries of the Tax Increment Financing District.
“Tax Increment Revenues" means all revenues above the Base Revenues.
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Additional Contents of the Plan as Required by SDCL § 11-9-16
Maps
Map 1: Existing Uses and Conditions map, SDCL § 11-9-16(1)

Lot 1 of Calvin Industrial Park First Addition to the Municipality of Watertown, Codington
County, South Dakota, and 1.03+ acres of dedicated right of way to be used for the road in this
plan is outlined in red.
The map above displays the existing use and current condition of all property located within
Calvin Industrial Park. The property is currently being used as crop land.
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Map 2: Proposed Improvements and Uses map SDCL § 11-9-16(2)
All proposed improvements outlined in this plan will be made within the yellow boundary of
Tax Increment Financing District #8, SDCL § 11-9-16(1).
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Map 3: Zoning Map, SDCL § 11-9-16(3)
Current zoning map for City of Watertown Tax Increment Financing District #8, SDCL § 11-916(2), outlined in red. It is currently zoned as I1. There will be no changes to the current zoning
in this area.
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Changes to City Comprehensive/Master Plan Map, Building Codes and City Ordinances
per SDCL § 11-9-16(4)
No changes to City ordinances nor the City Master Plan are required.

Conditions Within the Study Area; Land Use and Planning Land Use, Planning and
Comprehensive Plan
The City of Watertown Comprehensive Plan is consistent with the proposed use of the District.

Statement of Displacement and Relocation Plan
No residents or families will be displaced by the Project. SDCL § 11-9-16(6)
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List of Estimated Non-Eligible Project Costs
The total cost of the project is estimated to be $4,461,680. Of the estimated project costs, the
following is a list of non-Project Costs per SDCL 11-9-14 provided by the Developer. All costs are
listed as taxable value.
Building and Loading Dock Concrete:
Office Buildout not including MEP’s:
Overhead Doors and dock equipment:
Metal Building:
EIFS Cladding:
Stone Wainscot:
Fire Suppression System:
Plumbing:
HVAC:
Electrical:
Building Sidewalks:
Construction Contingency:
Excise Tax:
General Requirements:
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$165,000
$118,000
$200,000
$25,000
277,800
$67,600
$160,000
$89,700
$216,000
$193,000
$10,000
$250,000
$88,643
$181,000
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Definitions

The following terms found in this Plan are defined as the following:
“Base” or “Tax Incremental Base” means the aggregate assessed value of all taxable property
located within a Tax Increment Financing District on the date the district is created, as
determined by SDCL § 11-9-20.
"City Council" means the City Council of Watertown, South Dakota.
“Calendar Year” means the starting date of January 1 to an ending date of December 31st.
"Department of Revenue" means the South Dakota Department of Revenue.
“Developer” means Watertown Development Company.
“Development Agreement” means the agreement between CLI and the Watertown
Development Company.
“District” means Tax Increment Financing District #8.
"Economic Development" means all powers expressly granted and reasonably inferred
pursuant to SDCL § 9-54.
"Generally Applicable Taxes" shall have the same meaning as set forth in 26 CFR § 1.141-4(e).
"Governing Body" means the City Council of Watertown, South Dakota.
"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 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.
“Planning Commission” means the City of Watertown Planning Commission.
“Plan” means this Project Plan.
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“Project Costs” means any expenditure, monetary obligation, or Grant by City of Watertown,
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 City of Watertown in connection with the implementation of this
Plan.
“Project Plan” means a properly approved Plan for the development or redevelopment of a tax
increment financing 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 Increment Financing 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 City and Project Costs.
"Taxable Property" means all real taxable property located in a Tax Increment Financing
District.
“TID #8” means City of Watertown Tax Increment Financing District #8.
"Tax Increment Financing District" means a contiguous geographic area within a City defined
and created by resolution of the Governing Body and named City of Watertown Tax Increment
Financing District #8.
"Tax Increment Valuation" is the total value of the Tax Increment Financing District minus the
tax increment base pursuant to SDCL § 11-9-19.
“Tax Increment Law” means South Dakota Codified Laws Chapter 11-9.
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REPORT AND RECOMMENDATION OF
CITY PLAN COMMISSION
To the City Council of the City of Watertown, Codington County, South Dakota:

The undersigned hereby certifies that the following is a true, correct and complete copy of a
Resolution introduced, fully discussed, unanimously approved and adopted at the duly called
special meeting of the Watertown City Plan Commission held on the 18th day of July, 2019, to
wit:
RESOLUTION NO. 2019-22
A RESOLUTION DESIGNATING THE BOUNDARIES OF “TAX INCREMENT
FINANCING DISTRICT NUMBER EIGHT, CITY OF WATERTOWN”, AND
RECOMMENDING ITS CREATION TO THE CITY COUNCIL OF THE CITY
OF WATERTOWN, SOUTH DAKOTA

BE IT RESOLVED by the City Plan Commission of the City of Watertown,
South Dakota, that:
WHEREAS the City Plan Commission of the City of Watertown, South
Dakota, received an application to create a Tax Increment Financing District and
thereafter a Notice of Hearing was published advising interested parties that they were
being given a reasonable opportunity to express their views on the proposed creation of
a Tax Increment Financing District for the infrastructure improvements as
Comprehensive Logistics, Inc. located to the Calvin Industrial Park in Watertown at the
following location:
Lot 1 of Calvin Industrial Park First Addition to the Municipality of Watertown, Codington
County, South Dakota

WHEREAS such Notice was published in the official newspapers in the City of
Watertown, not less than ten (10) nor more than thirty (30) days from the date of the
hearing; and
WHEREAS a copy of the Notice was sent by first-class mail to the Chief
Executive Officers of the following taxing entities:
City of Watertown
Attn: Mayor Caron
PO Box 128
Watertown, SD 57201

Myron Johnson, Chairman
Codington County Commissioners
14 1st Street Avenue, SE
Watertown, SD 57201

Watertown School District 14-4
Attn: Dr. Jeff Danielsen
200 9th St NE
Watertown, SD 57201

Jay Gilbertson, Manager
East Dakota Water Development
132 B Airport Avenue
Brookings, SD 57006

WHEREAS a hearing was held on July 18th, 2019 as provided in such Notice,
and all interested parties were allowed a reasonable opportunity to be heard on the
proposed creation of the Tax Increment Financing District Eight;
NOW THEREFORE, BE IT RESOLVED by the Plan Commission of City of
Watertown, South Dakota:
1. Authority and declaration of necessity. Pursuant to SDCL §§ 11-9-4 & 11-913, the City of Watertown Plan Commission hereby declares the necessity to
form a tax increment financing district in the City of Watertown
2. Findings. The Plan Commission finds that there is statutory authority to refer
said district to the City of Watertown governing body for their consideration and
that all notice requirements have been met and all findings requires by statute
are hereby made.
i) The proposed District is zoned correctly
ii) Notice of hearing was published not less than ten nor more than thirty
days prior to date of hearing
iii) A copy of the notice was sent to the chief executive officers of the all
local governmental entities having the power to levy taxes property
within the proposed District
3. Boundaries of District. The district shall be located with the northern, southern,
western, and eastern boundaries of the following described real property:
Lot 1 of Calvin Industrial Park First Addition to the Municipality of Watertown, Codington
County, South Dakota

4. Recommendation to Commission. The Watertown Plan Commission hereby
recommends to Watertown City Council that the Tax Increment Financing
District Number Eight, City of Watertown be created with the above boundaries
and hereby submits this resolution as its recommendation to the City Council.
Passed this 18th day of July, 2019

Blake Dahle, Chairman
Watertown City Plan Commission

Request for Plan Commission Action
TO:
FROM:
MEETING DATE:

Watertown Plan Commission
Brandi Hanten, CFM, Urban Planner
July 18th, 2019

_____________________________________________________________________________
Subject:

Commission Consideration Recommending Resolution No. 2019-23 to City Council, Adopting the District
Boundaries for Tax Increment Financing District Number Nine, City of Watertown, South Dakota.

_____________________________________________________________________________
Background:

Watertown Development Company (WDC), has requested that the City of Watertown assist in a large
economic development project by creating a tax incremental district (TID) to fund a portion of eligible
site improvements at property located within the Calvin Industrial Park, in the vicinity of 20th Avenue
SW. The Developer, Westside Implement Inc., is the primary owner of the property.
Typically referred to as a “TIF” or “TID”, Tax Increment Financing is an incentive utilized by local
governments to attract private development and investment. New investment equals new jobs, more
customers, and in turn, more investment opportunity. By utilizing tax increment financing, proceeds
from the anticipated increases in property taxes can be used to fund necessary and eligible
improvements at the site.

The primary objective of TID #9 is to provide improvements to the area to support a new company
locating to Watertown; Westside Implement Inc., which will create jobs, infrastructure, and site
improvements within Calvin Industrial Park which in turn is expected to enhance Watertown’s ability to
encourage future growth.
The developer in this project is Westside Implement Inc. The business currently has a location in Clark
S.D. and sells new or used machines; specializing in tillage, harvest equipment, chemical applicators,
planting and seeding equipment, haying equipment, skid steers, grain handlers, cattle equipment,
trailers, and outdoor power, plus machinery and ag attachments. The new location in Watertown will be
a second location for the business and offer a newly added line of Kubota equipment.
Per SDCL 11-9-4 - Recommendation by planning commission for creation of district--Designation of
boundaries. The planning commission shall designate the boundaries of a district that the planning
commission recommends be created. The planning commission shall submit the recommendation to the
governing body.

_____________________________________________________________________________
Facts:
1. The TID will consist of the development of Lot 3 of Calvin Industrial Park First Addition, to
promote a new 18,000 square foot building for Westside Implement, Inc. Not only will this help
the company realize new growth opportunities, it will also help attract more business and
workforce in the region.
2. None of the TID proceeds will go toward costs of the construction of the building. However, the
increment property tax value from the building will be the mechanism used to fund

infrastructure Improvements, site development, and professional fees of the 9.12 acres of Lot 3
of Calvin Industrial Park.
3. The base value of the taxable property for inclusion into this Tax Incremental District #9, as
estimated but not yet verified by S.D. Department of Revenue, is $368,000.
4. The total current value of all active TID Districts in the City of Watertown is $5,515,610.00. Using
the estimates provided for TID #9, the value of all existing Tax Increment Districts combined is
0.3%, which is less than 10% of the total 2019 Taxable Valuation.
5. Costs identified in this Plan are preliminary estimates and are subject to change after
construction is completed.
6. With all projects, the costs of engineering, design, survey, inspection, materials, construction,
restoring property to its original condition, apparatus necessary for public works, legal and other
consultant fees, testing, environmental studies, permits, judgments or claims for damages and
other expenses are included as Project Costs.
7. The analysis assumes that the Project will be constructed on a 9.12-acre site within the District
and is currently estimated to have a taxable value of $364,800 with construction commencing in
2019 and full valuation achieved by January 1, 2021.
8. The Project would generate $40,929 in incremental tax revenue per year commencing as of the
2020 tax levy for the 2021 budget year.
9. Over the 20-year term of the District, the Project is projected to generate approximately
$797,803 in incremental tax revenue as shown in the table below. Since only positive tax
increment will be applied, the proposed project is feasible.
10. The positive increment in tax revenue will not exceed $400,000 in total payments, or 20 years
from the Calendar Year of which the TID was created, whichever comes first.
11. An estimated $2.7 million of capital investment to construct and equip the Project facility is not
included in the TID.
12. The average tax levy of all taxing districts will be $17.210 per thousand dollars of taxable
valuation. Tax increment will start to be collected in 2021 and end prior to 2039.
13. Employment of up to 20 workers is expected once the Project is fully operational.
14. The City of Watertown is anticipating that the City of Watertown TID #9 will be classified as an
economic development Tax Increment District by the South Dakota Department of Revenue.
15. The eligible cost will be in the form of an infrastructure Grant that will not exceed $400,000.

_____________________________________________________________________________
Suggested Motion:

I Move to Recommend Resolution No. 2019-23 to City Council, Adopting the District Boundaries for Tax
Increment Financing District Number Nine, City of Watertown, South Dakota.

_____________________________________________________________________________
Staff Reference:
Matt Roby, City Attorney
Heath VonEye, M.Sc., P.E., City Engineer

_____________________________________________________________________________
Attachments:

District Boundaries TID 8
TAX INCREMENT DISTRICT #8 PLAN
Resolution No. 2019-22

_____________________________________________________________________________
History:
Future:

06/20/19 Plan Commission Action (TID #9)
08/05/19 City Council Action (TID #9)
08/10/19 Published—if Approved
08/30/19 Effective

TAX INCREMENT FINANCING DISTRICT #9
PREPARED FOR:
CITY OF WATERTOWN

SUBMITTED BY: TRACI STEIN
CERTIFIED ECONOMIC DEVELOPMENT FINANCE PROFESSIONAL
WATERTOWN DEVELOPMENT COMPANY
JUNE 2019
WATERTOWN DEVELOPMENT COMPANY
1 EAST KEMP AVENUE | WATERTOWN, SD 57201
605 884 0340 | 888 898 0378
TRACI@WATERTOWNWORKS.COM
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Executive Summary

Watertown Development Company (WDC), has requested that the City of Watertown assist in a
large economic development project by creating a Tax Increment Financing District (TID) to
fund a portion of eligible site improvements at property located within Calvin Industrial Park, in
the vicinity of 20th Avenue SW. The Developer, Westside Implement Inc., is the primary owner
of the property.
Typically referred to as a “TIF” or “TID”, Tax Increment Financing is an incentive utilized by local
governments to attract private development and investment. New investment equals new jobs,
more customers, and in turn, more investment opportunity. By utilizing tax increment financing
(TIF), proceeds from the anticipated increases in property taxes can be used to fund necessary
and eligible improvements at the site.
A local government, per South Dakota Codified Law, Chapter 11-9, can designate a specific area
within its boundaries as an area appropriate for a TIF district and prepare a plan for
development. TIF projects must be recommended for approval first by the Watertown Planning
Commission and then by Watertown City Council.
This document is the required tax increment project plan under state statute for Tax Increment
Financing District Number Nine and satisfies the requirements specified in South Dakota
Codified Law Chapter 11-9.
The primary objective of TID #9 is to provide improvements to the area to support a new
company locating to Watertown; Westside Implement Inc., that will create jobs, infrastructure,
and site improvements within Calvin Industrial Park which in turn is expected to enhance
Watertown’s ability to encourage future growth.
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. The development of commercial
property which allows for the expansion of existing businesses, the expansion of the city
workforce, the generation of additional sales tax to the state and city, are all essential
governmental purposes and stimulate further economic development.
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About the Project

The developer in this project is Westside Implement Inc. The business currently has a location
in Clark S.D. and sells new or used machines; specializing in tillage, harvest equipment, chemical
applicators, planting and seeding equipment, haying equipment, skid steers, grain handlers,
cattle equipment, trailers, and outdoor power, plus machinery and ag attachments.
The new location in Watertown will be a 2nd location for the business and offer a newly added
line of Kubota equipment.
A rendering of the proposed building is below:
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Purpose

The property upon which this Tax Increment Financing District (TID) is proposed to be
implemented is located within City of Watertown, South Dakota.
As such, the creation of City of Watertown TID #9 shall be conditioned upon the
recommendation of the City of Watertown Planning Commission to the Watertown City Council
the establishment of the TID boundaries and approval of the TID Project plan and creation of
the district by resolution of the Watertown City Council.
The 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 city. As required by SDCL 11-9, this Plan will
describe the kind, number and location of all public works or improvements, the TID boundary,
current uses, and zoning, an economic feasibility study, a statement regarding the fiscal impact
upon all taxing entities in the TIF district, and a description of the financing for the proposed
project.
This Plan was prepared for adoption by the City Council in recognition that the area requires a
coordinated, cooperative strategy, with financing possibilities, to promote economic
development and accomplish the City’s objectives for improving the continued viability by
promoting economic development within the City.
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, and to promote economic development
throughout the District.
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Project Plan Requirements – Contents as per SDCL § 11-9-13
The Kind, Number, and Location of All Proposed Public Works or Improvements Within the
District; Attached as Schedule 1 is a detailed list of estimated Project Costs for the project as
per SDCL § 11-9-13(1).
Economic Feasibility Study and Description of Methods of Financing An economic feasibility
study per SDCL § 11-9-13(2), SDCL § 11-9-13(5). and description of the methods of financing all
estimated project costs and the time when related costs or monetary obligations are to be
incurred. is attached as Schedule 2.
Detailed List of Estimated Project Costs Attached as Schedule 3 is a detailed list of estimated
Project Costs for the project as per SDCL § 11-9-13(3).
Fiscal Impact Statement Attached as Schedule 4 is a Fiscal Impact Statement showing the
impact of the Tax Increment Financing District, until and after the loans are repaid, upon all
entities levying property taxes in the district. Required as per SDCL § 11-9-13(4).
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Creation of City of Watertown Tax Increment Financing District #9

The Watertown Development Company has approached officials of City of Watertown
regarding the possibility of creating a Tax Increment Financing District (“TID”) to assist in the
Project Costs within the Plan on land located within City of Watertown.
The TID will consist of the development of Lot 3 of Calvin Industrial Park First Addition, to
promote a new 18,000 square foot building for Westside Implement, Inc. Not only will this help
the company realize new growth opportunities, it will also help attract more business and
workforce in the region.
None of the TIF proceeds will go towards costs of the construction of the building. However,
the increment property tax value from the building will be the mechanism used to fund
infrastructure Improvements, site development, and professional fees of the 9.12acres of Lot 3
of Calvin Industrial Park. These various improvements will enhance Watertown’s ability to
encourage future growth within and around the park.

Property Within Tax Increment Financing District #9

The real property to be located within TID #9 is within the City of Watertown, and is described
as follows:
Lot 3 of Calvin Industrial Park First Addition to the City of Watertown, Codington County,
South Dakota
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Taxable Value of City of Watertown

In South Dakota, state law requires that Tax Increment Financing Districts cannot exceed ten
percent of the taxable value of a municipality. As confirmed with the Codington County Auditor,
the 2019 Taxes Payable value for the City of Watertown is $1,618,382,301. The base value of
the taxable property for inclusion into this Tax Increment Financing District #9, as estimated but
not yet verified by S.D. Department of Revenue, is $368,000.
SDCL § 11-9-7. Maximum percentage of taxable property in municipality permitted in district.
The resolution required by SDCL § 11-9-5 shall contain a finding that the aggregate assessed
value of the taxable property in the district plus the tax increment base of all other existing
districts does not exceed ten percent of the total assessed value of all taxable property in the
municipality.
There is currently eight other active TIF Districts under the jurisdiction of the City of
Watertown, South Dakota. The total base value for all TIFs, including TID #9, is $5,515,610.00.

City of Watertown Current Taxable Value: $1,618,382,301.00
All TIF Base Value must be less than 10%: $161,838,230.00
The total current value of all active TIF Districts in the City of Watertown is $5,515,610.00.
Using the estimates provided for TID #9, the value of all existing Tax Increment Financing
Districts combined is 0.3%, which is less than 10% of the total 2019 Taxable Valuation.
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Schedule 1: Kind, Number Location and Detailed Costs of Proposed
Public Works and Improvements – SDCL 11-9-14
Project Costs are any expenditure made, estimated to be made, or monetary obligations
incurred or estimated to be incurred as outlined in this Plan. Costs identified in this Plan are
preliminary estimates and are subject to change after construction is completed. With all
projects, the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for public works, legal and other
consultant fees, testing, environmental studies, permits, judgments or claims for damages and
other expenses are included as Project Costs.
The following is a list of public works and other tax increment financing eligible costs that the
Developer expects to make, or may need to make, in conjunction with the implementation of
the Project Plan. The Project Costs include capital costs, financing costs, professional fee costs,
and imputed administration costs.
All Project Costs are found to be necessary and convenient to the creation of the Tax Increment
Financing District and its implementation. The project constitutes economic development
which 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 City shall enter into all
contracts in accordance with South Dakota Law.

Site Grading SDCL § 11-9-15(1)

Land within the District will require grading to make it suitable for development, to provide
access, and to control storm water runoff. The Developer will need to remove and dispose of
excess material or bring in fill material to provide for proper site elevations. Expenses incurred
by the Developer for site grading are eligible Project Costs.

Utilities SDCL § 11-9-15(1)
Sanitary Sewer System Improvements

There are inadequate sanitary sewer facilities serving the District. To allow development to
occur, the Developer will need to construct, alter, rebuild or expand sanitary sewer
infrastructure within and outside of the District. Eligible Project Costs include, but are not
limited to, construction, alteration, rebuilding or expansion of: collection mains; manholes and
cleanouts; pumping stations; lift stations; wastewater treatment facilities; and all related
appurtenances. Those costs corresponding to the benefit allocated to land within the District,
and necessitated by the implementation of the Project Plan, are eligible Project Costs.

Streetscape SDCL § 11-9-15(1)
Improvements
There are inadequate street improvements serving the District. To allow development to occur,
the Developer will need to construct an access driveway, and parking areas. Eligible Project
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Costs include but are not limited to: excavation; removal or placement of fill; construction of
road base; asphalt or concrete paving or repaving; installation of curb and gutter; installation of
sidewalks, installation of culverts, box culverts and bridges; utility relocation, to include burying
overhead utility lines; street lighting; and installation of fences, berms, and landscaping.
Streetscaping and Landscaping SDCL § 11-9-15(1)
To attract development consistent with the objectives of this Plan, the Developer will install
amenities to enhance the site, rights-of-way and other public spaces. These amenities include
but are not limited to: landscaping; lighting of streets, sidewalks, parking areas and public
areas; and installation of brick or other decorative walks, terraces and street crossings. These
and any other similar amenities installed by the Developer are eligible Project Costs.

Professional Service and Organizational Costs SDCL § 11-9-15(4)

The costs of professional services rendered, and other costs incurred, in relation to the
creation, administration and termination of the District, and the undertaking of the projects
contained within this Plan, are eligible Project Costs. Professional services include but are not
limited to: architectural; environmental; planning; engineering; legal, audit; financial; and the
costs of informing the public with respect to the creation of the District and the implementation
of the Plan.

Administrative Costs SDCL § 11-9-15(5)

The Developer may charge to the District as eligible Project Costs reasonable allocations of
administrative costs, including, but not limited to, employee salaries. Costs allocated will bear a
direct connection to the time spent by WDC employees in connection with the implementation
of the Plan.

Financing Costs SDCL § 11-9-15(2)

Interest expense, debt issuance expenses, and any other fees and costs incurred in conjunction
with obtaining financing for projects undertaken under this Plan are eligible Project Costs.
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The following are estimated costs of the Project:
Kind of Project
Financing Costs
Sitework
Professional Service
Costs
Imputed
Administrative Costs
Total Eligible Project
Costs

Location
District
District
District

Amount
$50,000
$295,000
$50,000

Reference
11-9-15(2)
11-9-15(3)
11-9-15(4)

District

$5,000

11-9-15(5)

$400,000

The above are estimates of the costs involved in the project; the final total may be greater or
smaller. The total authorized TID costs is expected to be at or below $400,000. This amount is
the controlling value with respect to authorized TID Project Costs rather than the particular line
item amounts contained above. 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.
SDCL § 11-9-15. 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 increment bonds 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
increment bonds 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 obligations prior to maturity and a
reserve for the payment of principal and interest on obligations in an amount determined by the governing body to be
reasonably required for the marketability of obligations;
(3) Real property assembly costs, including the actual cost of the acquisition by a municipality of real or personal
property within a district less any proceeds to be received by the municipality from the sale, lease, or other disposition
of 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 a district 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 a district, the implementation of project plans, or to stimulate and develop the general
economic welfare and prosperity of the state. No payment or grant may be used for any residential structure pursuant
to SDCL § 11-9-42.
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Expenditures Exceeding Estimated Cost

Any expenditures, which in sum would exceed the total amount of the authorized TID amount
of $400,000 will require an amendment of this Plan. All amendments would be undertaken
pursuant to SDCL §11-9-23.
When the expenditures within the Plan are increased in excess of more than 35 percent 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 redetermine the Tax Increment Base when additional Project Costs are added to a plan. SDCL
§11-9-23.
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Schedule 2: Economic Feasibility, Financing Methods, and the Time
When Costs or Monetary Obligations Related Are to Be Incurred
This section includes a forecast of the valuation increases expected within the District, the
associated tax increment collections, a summary of how Project Costs would be financed, and a
projected cash flow demonstrating that the District is economically feasible.
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 City for the
reimbursement of approved project costs.

Key Assumptions

The analysis assumes that the Project will be constructed on a 9.12-acre site within the District
and is currently estimated to have a taxable value of $364,800 with construction commencing
in 2019 and full valuation achieved by January 1, 2021.
Assuming a base valuation of $364,800 as a constant, and the TID tax rate of $17.21 per
thousand of equalized value, the Project would generate $40,929 in increment tax revenue per
year commencing as of the 2020 tax levy for the 2021 budget year. Over the 20-year term of
the District, the Project is projected to generate approximately $797,803 in increment tax
revenue as shown in the table below. Since only positive tax increment will be applied, the
proposed project is feasible.
All of the project costs are found to be necessary and convenient to the creation of the Tax
Increment Financing District and the implementation of the project.
For purposes of this Project Plan, the Developer is projecting that the new facility will be built
and fully developed by Calendar Year 2020.
The WDC expects that the City’s role is to act only as a conduit for the positive increment in tax
revenue and pass it on to the WDC. The positive increment in tax revenue will not exceed
$400,000 in total payments, or 20 years from the Calendar Year of which the TIF was created,
whichever comes first.
The actual repayment schedule may change, but all principal and interest shall be paid within
the life of the TID. Utilizing the information regarding expected increment valuation and tax
generation, it is possible to estimate an expected revenue stream that can be utilized to retire
debt that will be created as a result of implementing the Project Plan.
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City of Watertown TID #9 is proven feasible based upon the projections made by the WDC,
projecting a total in excess of $797,000 in tax revenue during the life of the 20- year TIF. For the
purposes of this Project Plan, it is anticipated no increment generated by City TID #9 will be
available until the earliest of calendar year 2021 and thereafter.

Financing and Implementation

The WDC expects to secure a loan to pay for Project Costs within the District. Debt timing, the
issuing entity, amount to be financed, and debt instrument expected to be used are based on
current project estimates and may change. The table below identifies the debt expected to be
issued and paid from available tax increments.
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Timing

Instrument

Issuer

Funds

Mid-2019

Loan

First Premier Bank

Project Costs

Estimated
Amount
$400,000

The repayment of loan funds is anticipated to be made by the City to the WDC from the special
fund of Tax Increment Financing District #9. SDCL § 11-9-13(5). The City will use all available tax
increment funds it receives from TID #9 to pay the WDC in this Project Plan.

Maximum Amount of Tax Increment Revenue

The maximum amount of tax increment revenue monetary obligations to be paid through Tax
Increment Financing District #9 shall be the amount sufficient to reimburse the WDC for the
payments made for Project Costs and pay monetary obligations in an amount not to exceed
$400,000 principal and interest or such lesser amount as may be feasible with the estimated
revenue generated by the Tax Increment Financing District.

Duration of Tax Increment Plan

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

Performance Bond, Surety Bond, or Other Guaranty

No Performance or Surety Bond will be required. Any and all conditions or additional security
will be set forth in the Development Agreement.

Economic Development Analysis of TID #9

The City of Watertown has been approached concerning the creation of a Tax Increment
Financing District (TID) located within the City limits. Per South Dakota Codified Law 11-9-8, the
Governing Body must make a finding that at least 25% of the real property within the district to
be blighted or at least 50% of the real property in the district will be developed for economic
development purposes and the improvement will significantly enhance the value of all other
real property in the district.
The Project area consists of one lot in the Calvin Industrial Park First Addition to the
Municipality of Watertown that is suitable for development. The project is expected to
substantially increase the regional economy by adding up to 20 full time employees in the City
and region.
The investment of about $2.7 million will stimulate and develop the general economic welfare
and prosperity of the State through the promotion of employment and advancement of
commerce during the construction period. The Project will enhance the community of
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Watertown City by creating additional jobs and will have a substantial annual economic impact
to the region and state.
It is found 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 of South Dakota through
the promotion and advancement of industrial, commercial, manufacturing, agricultural, and
natural resources. It is also found that the improvement of the area is likely to enhance
significantly the value of all of the other real property in the District in accordance with SDCL
11-9-8.

Study Area Boundary of TID #9

The Project boundaries are described and depicted on the maps in Maps 1 and 2 of this Plan.

Establishing Economic Development Purpose

South Dakota law describes economic development as activity that stimulates and develops the
general economic welfare and prosperity of the state through the promotion and advancement
of industrial, commercial, manufacturing, agricultural, or natural resources. The definition of
Economic Development for State Aid to Education Formula purpose is any area where there is
or will be one or more businesses engaged in any activity defined as commercial or industrial.
The proposed City of Watertown TID #9 meets both of these criteria.
The area within the boundaries of TID #9 to be developed will include an 18,000 square foot
facility for Westside Implement Inc. The expansion is expected help the company realize new
opportunities for growth and attract more workforce talent in the region.
The project will lie within Lot 3 of Calvin Industrial Park First Addition to the Municipality of
Watertown. The Project would expand the city’s presence, increase workforce, and is projected
to bring an annual economic impact to the region.
The project is expected to be completed by Calendar Year 2020.
The Project Costs relate directly to promoting economic development in the District consistent
with the purpose for which the District is created.
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Summary of Findings

As documented in this Project Plan and the schedules contained and referenced herein, the
following findings are made:
1. That “but for” the creation of this District, the development projected to occur as detailed
in this Project Plan: 1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the Developer. In reaching this determination, the WDC has
considered that making the area within the District suitable for development of the Project will
require a substantial investment to pay for the costs of installation of utilities; professional,
legal and financing costs and other expenses. Due to the extensive initial investment needed to
allow the Project to occur, the WDC has determined that development of the area as proposed
will not occur solely from private investment.
Accordingly, the WDC finds that absent the use of tax increment financing, the Project as
proposed would not proceed.
2. The economic benefits of the Tax Increment Financing District, as measured by increased
employment, business and personal income, and property value, are sufficient to
compensate for the Project Costs incurred. In making this determination, the WDC has
considered the following information:
• Analysis prepared by the WDC projects that the anticipated economic benefits to be realized
within Watertown, Codington County, and the State of South Dakota are as follows:
•
•
•

An estimated $2.7 million of capital investment to construct and equip the Project
facility.
Employment of up to 20 workers once the Project is fully operational.
Additional effects include indirect effects of the Developer purchasing from local
suppliers and induced effects of employee households spending locally for goods
and services from retailers, restaurants and service companies.

It is expected that once the improvements within the Project Plan are made, they will enhance
significantly the value of it and all of the other real property surrounding the district.
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Schedule 3: Detail of Project Costs
Estimated TID Eligible Project Costs

The City of Watertown is anticipating that this will be classified as an economic development
Tax Increment Financing District by the South Dakota Department of Revenue. The eligible cost
will be in the form of an infrastructure Grant that will not exceed $400,000. This is a permitted
use under SDCL § 11-9-15.
The chart below provides greater detail of TID 9 project costs:
Site Improvements
Sitework $209,000
Site Utilities $73,000
Curb & Gutter $66,280
Financing Costs
$68,452
Professional Service Fees
$46,720
Administrative Fees
5,000
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Schedule 4: Fiscal Impact Statement for City of Watertown TID #9
The fiscal impact statement shows the impact of TID #9, both until and after the obligations are
repaid, upon all entities levying taxes upon property in the District. The following fiscal impact
statement is intended to provide only a brief analysis of the estimated impact of the Tax
Increment Financing District to the public pursuant to SDCL § 11-9-13(4). It is not intended to
challenge a more detailed, complete financial analysis.

Assumptions
1. The property will have improvements, which at completion, are estimated at taxable
purposes up to $2.7 million.
2. The average tax levy of all taxing districts will be $17.210 per thousand dollars of taxable
valuation.
3. Tax increment will start to be collected in 2021 and end prior to 2039.
4. The discretionary formula will be waived by Developer.

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 the taxes from that base which will be the value set for 2019
taxes payable in 2020. The tax increment will be available to the taxing jurisdictions at or before
twenty years after the creation of the District.

Estimated Captured Taxable Values

The table below details the tax capture implications to each of the local taxing jurisdictions.
After the repayment of the monetary obligations, taxing entities will receive their proportionate
share of tax dollars for the base value and the tax increment values.
For purposes of this Project Plan, the Developer has elected not to use the real property tax
discretionary formula currently utilized in Codington County, South Dakota, pertaining to
payment of real property taxes (i.e., 0% Year 1; 0% Year 2; 0% Year 3; 0% Year 4; and 0% Year
5).
The following dollars per thousand rates are the current taxing rates of the local taxing
jurisdictions for Non-AG Other property types.
2018 Payable in 2019
City of Watertown
Water Development District
Codington County
School District “Other”

Dollars Per $1,000 Assessed
$2.534
$.024
$3.165
$11.487
Total Tax Levy $17.210
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Utilizing the information regarding expected increment valuation and tax generation, it is
possible to generate an expected revenue stream that can be utilized to pass on the increment
amount that will be created as a result of implementing the Project Plan.

*Actual valuation will depend upon the value determined by the Codington 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 $797,803 covering a span of captured tax years not
to exceed 20. Collection is anticipated to begin in 2021, and the schedule carries out the tax
captured 20 years from the date of Plan adoption.
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TID Classification

Mechanisms are built within State Codified Law to ensure that school districts are held
harmless by TIF districts for their General and Special Education Funds. For these purposes, law
(SDCL 13-13- 10.10) defines four classifications of TIFs:
• Economic Development – includes only those areas where there is or will be one or
more businesses engaged in any activity defined as commercial or industrial by the
governing body that has zoning authority over the real property contained within the
Tax Increment Financing District. This classification is exempt from the provisions of
SDCL 10-12-44(1) that require the County Auditor to impose an additional school levy on
real property within the district. Any increment value in an Economic Development TIF
district is not considered in the state-aid to education formula.
• Industrial – include only those areas where there is or will be one or more businesses
engaged in any activity defined as commercial or industrial by the governing body that
has zoning authority over the real property contained within the Tax Increment
Financing District. This classification is also exempt from the provisions of SDCL 10-1244(1) that require the County Auditor to impose an additional school levy on real
property within the district. Any increment value in an Industrial TIF district is not
considered in the state-aid to education formula.
• Affordable Housing – During the 2018 Legislative Session, the legislature created a
fourth TIF district classification for Affordable Housing. The criteria for an Affordable
Housing TIF are as follows:
(1) The original selling price of any house in the district will be at or below the first-time
homebuyer purchase price limit being used by the South Dakota Housing Development
Authority as of the date the house is sold; or
(2) The monthly rental rate of all multifamily housing units in the district will be at or
below the calculated rent for the state's eighty percent area median income, being used
by the South Dakota Housing Development Authority, as of the date the TIF district is
created, for a minimum of five years following the date of first occupancy.
This classification is also exempt from the provisions of SDCL 10-12-44(1) that require
the County Auditor to impose an additional school levy on real property within the
district. Any increment value in an Industrial TIF district is not considered in the state-aid
to education formula.
• Local –Local TIF Districts are not presently defined in statute. Rather, local classification
is the default classification. Unless the TIF district meets the definition of an Industrial,
Economic Development, or Affordable Housing TIF district, it is a Local TIF district. For
further clarification, in this classification, the project usually benefits the local
government instead of having a regional or statewide benefit. Unlike the other
classifications, the assessed value of a Local TIF district for purposes of the state-aidformula is the total assessed value of the district. The County Auditor is required to
impose an additional school levy on all real property within any impacted school district
to hold the district(s) harmless.
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City of Watertown TID #9 is expected to be classified as Economic Development; therefore, this
classification is exempt from the provisions of SDCL § 10-12-44(1) that require the County
Auditor to impose an additional school levy on real property within the district. Any increment
value in an Economic Development TIF district is not considered in the state-aid to education
formula.
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Fiscal Impact Statement 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 Financing District” means City of Watertown Tax Increment Financing District
Number 9.
“Taxing Districts” means all political subdivisions of the state which have ad valorem taxing
power over property within the boundaries of the Tax Increment Financing District.
“Tax Increment Revenues" means all revenues above the Base Revenues.
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Additional Contents of the Plan as Required by SDCL § 11-9-16
Maps
Map 1: Existing Uses and Conditions map, SDCL § 11-9-16(1)

Calvin Industrial Park First Addition to the Municipality of Watertown, Codington County, South
Dakota, is outlined in red. The map above displays the existing use and current condition of all
property located within Calvin Industrial Park. The property is currently being used as crop land.
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Map 2: Proposed Improvements and Uses map SDCL § 11-9-16(2)
All proposed improvements outlined in this plan will be made within the green boundary of Tax
Increment Financing District #9, SDCL § 11-9-16(1). The proposed development improvements
are shown below.
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Map 3: Zoning Map, SDCL § 11-9-16(3)
Current zoning map for City of Watertown Tax Increment Financing District #9, SDCL § 11-916(2), outlined in green. There will be no changes to the current zoning in this area.
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Changes to City Comprehensive/Master Plan Map, Building Codes and City Ordinances
per SDCL § 11-9-16(4)
No changes to City ordinances nor the City Master Plan are required.

Conditions Within the Study Area; Land Use and Planning Land Use, Planning and
Comprehensive Plan
The City of Watertown Comprehensive Plan is consistent with the proposed use of the District.

Statement of Displacement and Relocation Plan
No residents or families will be displaced by the Project. SDCL § 11-9-16(6)
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List of Estimated Non-Eligible Project Costs
The total cost of the project is estimated to be approximately $2,700,000. Of the estimated
project costs, the following is a list of non-Project Costs per SDCL 11-9-14 provided by the
Developer.
Building:
Equipment & Machinery:
Furniture and Fixtures
Vehicles
Signage

$2,150,000
$165,000
$118,000
$200,000
$25,000
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General Definitions

The following terms found in this Plan are defined as the following:
“Base” or “Tax Increment Base” means the aggregate assessed value of all taxable property
located within a Tax Increment Financing District on the date the district is created, as
determined by SDCL § 11-9-20.
"City Council" means the City Council of Watertown, South Dakota.
“Calendar Year” means the starting date of January 1 to an ending date of December 31st.
"Department of Revenue" means the South Dakota Department of Revenue.
“Developer” means Westside Implement, Inc.
“District” means the Tax Increment Financing District.
"Economic Development" means all powers expressly granted and reasonably inferred
pursuant to SDCL § 9-54.
"Generally Applicable Taxes" shall have the same meaning as set forth in 26 CFR § 1.141-4(e).
"Governing Body" means the City Council of Watertown, South Dakota.
"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 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.
“Planning Commission” means the City of Watertown Planning Commission.
“Plan” means this Project Plan.
“Project Costs” means any expenditure, monetary obligation, or Grant by City of Watertown,
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
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expected to be received, by City of Watertown in connection with the implementation of this
Plan.
“Project Plan” means a properly approved Plan for the development or redevelopment of a Tax
Increment Financing 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 Increment Financing 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 City and Project Costs.
"Taxable Property" means all real taxable property located in a Tax Increment Financing
District.
“TID #9” means City of Watertown Tax Increment Financing District #9.
"Tax Increment Financing District" means a contiguous geographic area within a City defined
and created by resolution of the Governing Body and named City of Watertown Tax Increment
Financing District #9.
"Tax Increment Valuation" is the total value of the Tax Increment Financing District minus the
tax increment base pursuant to SDCL § 11-9-19.
“Tax Increment Law” means South Dakota Codified Laws Chapter 11-9.
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REPORT AND RECOMMENDATION OF
CITY PLAN COMMISSION
To the City Council of the City of Watertown, Codington County, South Dakota:

The undersigned hereby certifies that the following is a true, correct and complete copy of a
Resolution introduced, fully discussed, unanimously approved and adopted at the duly called
special meeting of the Watertown City Plan Commission held on the 18th day of July, 2019, to
wit:
RESOLUTION NO. 2019-23
A RESOLUTION DESIGNATING THE BOUNDARIES OF “TAX INCREMENT
FINANCING DISTRICT NUMBER NINE, CITY OF WATERTOWN”, AND
RECOMMENDING ITS CREATION TO THE CITY COUNCIL OF THE CITY
OF WATERTOWN, SOUTH DAKOTA

BE IT RESOLVED by the City Plan Commission of the City of Watertown,
South Dakota, that:
WHEREAS the City Plan Commission of the City of Watertown, South
Dakota, received an application to create a Tax Increment Financing District and
thereafter a Notice of Hearing was published advising interested parties that they were
being given a reasonable opportunity to express their views on the proposed creation of
a Tax Increment Financing District for the infrastructure improvements as Westside
Implement locates to the Calvin Industrial Park in Watertown at the following location:
Lot 3 of Calvin Industrial Park First Addition to the Municipality of Watertown, Codington
County, South Dakota

WHEREAS such Notice was published in the official newspapers in the City of
Watertown, not less than ten (10) nor more than thirty (30) days from the date of the
hearing; and
WHEREAS a copy of the Notice was sent by first-class mail to the Chief
Executive Officers of the following taxing entities:
City of Watertown
Attn: Mayor Caron
PO Box 128
Watertown, SD 57201

Myron Johnson, Chairman
Codington County Commissioners
14 1st Street Avenue, SE
Watertown, SD 57201

Watertown School District 14-4
Attn: Dr. Jeff Danielsen
200 9th St NE
Watertown, SD 57201

Jay Gilbertson, Manager
East Dakota Water Development
132 B Airport Avenue
Brookings, SD 57006

WHEREAS a hearing was held on July 18th, 2019 as provided in such Notice,
and all interested parties were allowed a reasonable opportunity to be heard on the
proposed creation of the Tax Increment Financing District Nine;
NOW THEREFORE, BE IT RESOLVED by the Plan Commission of City of
Watertown, South Dakota:
1. Authority and declaration of necessity. Pursuant to SDCL §§ 11-9-4 & 11-913, the City of Watertown Plan Commission hereby declares the necessity to
form a tax increment financing district in the City of Watertown
2. Findings. The Plan Commission finds that there is statutory authority to refer
said district to the City of Watertown governing body for their consideration and
that all notice requirements have been met and all findings requires by statute
are hereby made.
i) The proposed District is zoned correctly
ii) Notice of hearing was published not less than ten nor more than thirty
days prior to date of hearing
iii) A copy of the notice was sent to the chief executive officers of the all
local governmental entities having the power to levy taxes on property
within the proposed District
3. Boundaries of District. The district shall be located with the northern, southern,
western, and eastern boundaries of the following described real property:
Lot 3 of Calvin Industrial Park First Addition to the Municipality of Watertown, Codington
County, South Dakota

4. Recommendation to Commission. The Watertown Plan Commission hereby
recommends to Watertown City Council that the Tax Increment Financing
District Number Nine, City of Watertown be created with the above boundaries
and hereby submits this resolution as its recommendation to the City Council.
Passed this 18th day of July, 2019

Blake Dahle, Chairman
Watertown City Plan Commission

Request for Plan Commission Action
TO:
Watertown Plan Commission
FROM:
Brandi Hanten, CFM, Urban Planner
MEETING DATE:
July 18th, 2019
_____________________________________________________________________________
Subject:

Commission Consideration Recommending Resolution No. 2019-13 to City Council, A Zoning Text
Amendment to Title 21 of the Revised Ordinances of the City of Watertown Creating Chapter 21.56 “DT”
Downtown Overlay District.

_____________________________________________________________________________
Background:

Plan Commission tasked staff with exploring aesthetics requirements for Downtown Watertown from
the Plan Commission meeting on March 7th, 2019. Through research and discussion with the Plan
Commission since then, staff is presenting an ordinance amendment implementing a “DT” Downtown
Overlay District for a specific area of downtown Watertown to uphold the historic integrity and
aesthetics of Watertown’s central business district.

_____________________________________________________________________________
Suggested Motion:

I move to Recommend Resolution No. 2019-13 to City Council, A Zoning Text Amendment to Title 21 of
the Revised Ordinances of the City of Watertown Creating Chapter 21.56 “DT” Downtown Overlay
District.

_____________________________________________________________________________
Staff Reference:
Heath VonEye, P.E., City Engineer

_____________________________________________________________________________
History:
03/07/19 Plan Commission Discussion on Downtown Aesthetics Ordinance

Future:

05/09/19 Plan Commission Discussion on “DT” Downtown Overlay District
06/06/19 Plan Commission Public Hearing (Ordinance Amendment) Cancelled due to lack
of quorum
07/18/19 Plan Commission Public Hearing (Ordinance Amendment)
08/05/19 City Council First Reading (Ordinance Amendment)
08/19/19 City Council Public Hearing & Action (Ordinance Amendment)
08/24/19 Published – if Approved
09/14/19 Effective
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RECORD #
9485
9466
9414
9397
9424
9474
9405
9419
9402
9387
9396
9511
9373
9390
9452
9461
9479
9512
9470
9451
9359
9372
9468
9398
9576
9476
9506
9410
9484
9413
9367
9486
9365

OWNER
BRADLEY JAMES & HEATHER MARIE CARTER
VICKI SCHNOOR
BRADLEY D & CAROL J JOHNSON
PAUL HENRY & SPLASH PROPERTIES LLC
CENTURY BUILDING LLC
LAWRENCE LAND COMPANY LLC
MICHAEL COLE
ONE WEST KEMP INC
ORVILLE F TAECKER SURVIVOR'S TRUST ETAL
BECKY SCHULZ KNADLE
TIMOTHY R MAKEPEACE
FRIENDS OF THE GOSS OPERA HOUSE INC
ROBERT & JOANN HEMILLER
NEAL L & TERRI L MACK
MICHAEL COLE
WIRKUS PROPERTIES LLP
CAROLYN L BURNS
FRIENDS OF THE GOSS OPERA HOUSE INC
LARRY N & CONNIE K CHENEY
GOOD KARMA LLC
MICHAEL COLE
MICHAEL COLE
TAKAM PROPERTIES LLC
CITY OF WATERTOWN
CITY OF WATERTOWN(CITY AUDITORIUM)
DALE E & LINDA J MILLER
PLAINS COMMERCE BANK
DOWNTOWN ENTERTAINMENT LLC
BRADLEY & HEATHER CARTER
JEFFREY A OTTO
TYRONE R & PAT L SPIES
BRADLEY JAMES & HEATHER MARIE CARTER
NORWEST BANK

PROPERTY ADDRESS
17 S MAPLE
19 S BROADWAY
20 1 ST NW
15 E KEMP
11 N BROADWAY
16 W KEMP
29 N BROADWAY
1 - 11 W KEMP
9 N MAPLE
24 N BROADWAY
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127 E KEMP
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3 S BROADWAY & 8 W KEMP
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25 - 27 S BROADWAY
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125 S BROADWAY
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109 1 AVE SE
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57201

OWNER ADDRESS
19 S MAPLE
117 12 AVE NE
PO BOX 1343
15 E KEMP STE 100
PO BOX 1027
1522 PARKVIEW DR
17263 450 AVE
1 W KEMP
111 12 AVE NE
1400 7 AVE NE
27 E KEMP
PO BOX 75
127 E KEMP
1221 MAYFAIR DR
17263 450 AVE
PO BOX 1621
PO BOX 903
PO BOX 75
PO BOX 442
6 1/2 W KEMP
17263 450 AVE
17263 450 AVE
2705 QUAKER LANE N
PO BOX 910
PO BOX 910
44914 W PELICAN DR
PO BOX 1000
401 7 ST NE
19 S MAPLE
18 1 AVE NW
137 15 ST NE
19 S MAPLE
PO BOX 2609

WATERTOWN
ABERDEEN
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9371
9465
9499
9516
9369
9527
9362
9473
9358
9498
9383
9391
9462
9510
9370
9403
9360
9494
13026
9491
9399
9477
9493
9366
9363
9574
9412
9416
9497
9508
9457
9404
9525
9415

KEITH & CHRISTINE PETERSON
WALFORD PROPERTIES LLC
DAVID W & JACQUELYN L LONGWORTH TRUSTEES
LEE B & JUDITH S SYRING
KEVIN & TAMARA TIPTON
WATERTOWN DEVELOPMENT COMPANY
CITY OF WATERTOWN(UTILITIES)
WATERTOWN HOUSING & REDEVELOPMENT COMM
CLARK-GAMBER LLC
JEFFREY & LYNETTE BULLIS
MICHAEL R BRACHT
KEITH & CARLA O'FARRELL
DOUGLAS G HEATON
RICHARD A & BARBARA A KLEIN
DONALD R WALRAVEN
ORVILLE TAECKER SURVIVOR'S TRUST ETAL
WATERTOWN COMMUNITY FOUNDATION TRUST
ALLEN D SCOTT
SCOTT & KATHLEEN MCINROY
NANCY J TURBAK BERRY
MICHAEL V LUKEN
BIG SIOUX FINANCIAL INC
CITY OF WATERTOWN
CITY OF WATERTOWN(PARKING LOT)
CITY OF WATERTOWN(CITY HALL)
CITY OF WATERTOWN
DUANE A YORK II & JANET M YORK
ACCESS MINISTRIES INC
DAVID W & JACQUELYN L LONGWORTH TRUSTEES
DOUGLAS C & MICHAEL J WALDER
JANE MINER & BEVERLY MOORE
CITY OF WATERTOWN
WILLIAM & LORRAINE CARLSON LIVING TRUST
LARRY ENDRES
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6 S BROADWAY
644 S LAKE DR
1504 13 AVE NE
PO BOX 332
PO BOX 910
24 W KEMP
14 2 ST NE
10 S BROADWAY
3847 4 AVE SW
1106 20 ST NE
714 ARROW AVE NE
204 SUMMERWOOD DR
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111 12 AVE NE
PO BOX 5953
12 S BROADWAY
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26 S BROADWAY STE 100
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PO BOX 910
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876 S LAKE DR
1416 12 AVE NE

WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
SIOUX FALLS
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
ESTELLINE
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN
WATERTOWN

SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD
SD

5720157201572015720157201572015720157201572015720157201572015720157201572015720157117-59
5720157201572015720157234572015720157201572015720157201572015720157201572015720157201-

9464
9495
9514
9460
9394
9368
9382
9515
9393
9482
9492
9420
9434
9480
9513
9505
9575
9502
9507
9381
9489
9417
9490
9389
9401
9377
9570
9572
9386
9409
9454
9458
9400
9385

JAMES PIEPER
HAPPY TRAILS PROPERTIES LLC
RYAN ALTHOFF
TRAVIS YOUNG
WATERTOWN DEVELOPMENT COMPANY
ROBERT M & MYRNA JO MOES
CITY OF WATERTOWN
MARK J & PATTI J BULLER
NORTHERN TRADEWINDS LLC
DERWIN K & JEAN A DORALE
BRADLEY J & HEATHER M CARTER
DUGAN SALES & SERVICE INC
CHARLES R & CARROLL A PAULIS
RYAN & LINDSAY N KRAUSE
DUZA ENTERPRISE
CONGREGATIONAL CHURCH
CITY OF WATERTOWN
BACKSPIN LLC
HERITAGE LLC
DANIEL & SAMANTHA SCHWALM
EIGHT TEN PROPERTIES LLC
C R PRICE - WATERTOWN LLC
JAMES D OWEN TRUST
MICHAEL R BRACHT
TIMOTHY & JILL M MAKEPEACE
CITY OF WATERTOWN
CITY OF WATERTOWN
CITY OF WATERTOWN
BECKY SCHULZ KNADLE
DOWNTOWN ENTERTAINMENT LLC
JOSEPH J AMENDT JR & SHIRLEY J AMENDT
JANE MINER & BEVERLY MOORE
CATHERINE M LINNEMAN
TONI M & ANTHONY CONNORS

15 S BROADWAY
10 E KEMP
218 E KEMP
11 S BROADWAY
1 E KEMP
101 E KEMP - 6 N MAPLE
12 1 AVE NE
216 E KEMP
12 N BROADWAY
5 S MAPLE
16 - 18 S BROADWAY
5 N BROADWAY
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5 3 ST SE
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101 S BROADWAY
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26 N BROADWAY
17 N BROADWAY
10 - 12 W KEMP
5 S BROADWAY
5 - 7 N MAPLE
2 1 AVE NE
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2310 10 AVE SW
25381 470 AVE
329 CANOE DR
607 18 AVE NE
PO BOX 332
3113 5 ST SE
PO BOX 910
9 SUNRISE DR
1705 N ROCKY VIEW RD
5 S MAPLE
19 S MAPLE
7 N BROADWAY
330 N LAKE DR
1219 HARMONY LN
116 4 ST SE
121 1 AVE SE
PO BOX 910
116 1/2 E KEMP
22 S MAPLE
21 N MAPLE
PO BOX 1327
8508 S QUIET OAK CIRCLE
124 N LAKE DR
3847 4 AVE SW
27 E KEMP
PO BOX 910
PO BOX 910
PO BOX 910
1400 7 AVE NE
401 7 ST NE
PO BOX 531
5 1/2 S BROADWAY
3415 7 ST NW
2709 W SUDBURY ST

WATERTOWN SD
CROOKS
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HARKER HEIGHTSTX
WATERTOWN SD
WATERTOWN SD
WATERTOWN SD
WATERTOWN SD
WATERTOWN SD
CASTLE ROCK
CO
WATERTOWN SD
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WATERTOWN SD
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SIOUX FALLS
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SIOUX FALLS
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9384
9374
9436
9526
9483
9487
9364
9380
9378
9379
9395
9408
9376
9528
9406
9573
9463
20485
9361
9569
9571
9407
9467
9488
9456
9496

TERRY L PARISH
SECOND STREET STORAGE LLC
GOOD STEWARDS INC
TAMARA COLUCCI & TRACY BENTS
STRUCTURE PROPERTIES LLC
CITY OF WATERTOWN(KAMPESKA HERITAGE MUSEUM)
CITY OF WATERTOWN
CITY OF WATERTOWN
CITY OF WATERTOWN
CITY OF WATERTOWN
BIRDIES HOLDINGS LLC
GRACE BIBLE CHURCH OF WATERTOWN
JON F DAGEL & ROCK A MCGILLIVARY
WATERTOWN DEVELOPMENT COMPANY
ROD KEMINK
CITY OF WATERTOWN
GARY L & KATHERINE M YOUNG
DUANE A YORK II & JANET M YORK
CITY OF WATERTOWN
CODINGTON COUNTY
CITY OF WATERTOWN
MICHAEL COLE
REDLINGER LEASING CO
MICHAEL D & KATHLEEN L LINDNER
SARAH RIES
HAPPY TRAILS PROPERTIES LLC

28 N BROADWAY
15 2 ST NE
102 W KEMP
202 E KEMP
7 S MAPLE
27 1 AVE SE
17 2 ST NE
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25 N BROADWAY
33 N MAPLE
208 E KEMP
27 N BROADWAY
111 S BROADWAY
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Report and Recommendation of City Plan Commission
To the City Council of the City of Watertown, Codington County, South Dakota:
The undersigned hereby certifies that the following is a true, correct and complete copy of a Resolution
introduced, fully discussed, and approved and adopted during the duly called meeting of the City Plan
Commission held on the 18th day of July, 2019:

RESOLUTION NO. 2019-13
A RESOLUTION AMENDING SECTION 21.1002 OF THE REVISED
ORDINANCES OF THE CITY OF WATERTOWN AND ADDING
CHAPTER 21.56 “DT” DOWNTOWN OVERLAY DISTRICT
BE IT RESOLVED by the Plan Commission of the City of Watertown, South Dakota, that a new Chapter
21.56 be added to Title 21 of the Revised Ordinances of the City of Watertown as follows:
Chapter 21.56
“DT” DOWNTOWN OVERLAY DISTRICT
Section
21.5401
21.5402
21.5403
21.5404
21.5405
21.5406
21.5407
21.5408
21.5409
21.5410
21.5411
21.5412
21.5413

(back to Title contents)
Purpose and Intent
Establishment/Delineation/Regulation
Applicability
DT Overlay District Use Regulations
Setbacks
Off-Street Parking
Transparency
Doors and Entrances
Lighting
Signage
Building Materials
Building Construction
DT Downtown Overlay District Map

21.5601: PURPOSE AND INTENT

(back to Chapter contents)

It is the purpose and intent of the Watertown City Council and Watertown Plan Commission to establish a Downtown
Overlay District (DT) to:
1.

Promote development of a compact, pedestrian oriented downtown consisting of high-intensity employment
center, vibrant and dynamic mixed use area, and residential living environments that provide a broad range
of housing types for an array of housing needs;

2.

Promote a diverse mix of residential, business, commercial, office, institutional, educational, cultural, and
entertainment activities for workers, visitors, and residents;

3.

Encourage pedestrian-oriented development within walking distance;

4.

Create a place that represents a unique, attractive, and memorable destination for visitors and residents;

5.

Enhance the community’s character through the promotion of high-quality urban design and historical
preservation.

21.5602: ESTABLISHMENT/DELINEATION/REGULATION

(back to Chapter contents)

Boundaries for the DT Downtown Overlay District shall include the property within the City Limits of Watertown,
South Dakota as referenced in Section 21.5613.
21.5603: APPLICABILITY
1.
TITLE 21

(back to Chapter contents)

The provisions of this chapter shall apply to any project on a lot or parcel in the DT Downtown Overlay
DATE
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District as described herein.
2.

Where the provisions of Chapter 21.56 conflict with other provisions of this title, the provisions of Chapter
21.56 shall prevail.

3.

Standards, uses, and regulations not addressed in Chapter 21.56 shall be regulated as defined elsewhere in
this title.

4.

The DT Downtown Overlay District regulations shall only be applicable to new construction and
substantial improvement permitted after the effective day of this ordinance, September 14th, 2019.

21.5604: DT OVERLAY DISTRICT USE REGULATIONS

(back to Chapter contents)

Any activity on, or use of, any land which lies within the DT Downtown Overlay District shall conform to the
following regulations and procedures:

1. Permitted Uses in the DT Downtown Overlay District shall conform to the underlying zoning district provided
they meet the conditions described herein.

2. Conditional Uses in the DT Downtown Overlay District shall conform to the underlying zoning district
provided they meet the conditions described herein.
21.5605: SETBACKS

(back to Chapter contents)

1.

Minimum required front, side and rear yard setbacks shall be as required in the underlying district.

2.

The maximum front yard setback may not exceed the average front yard depth of the nearest two lots on
either side of the subject lot or 12 feet, whichever is less.

3.

a.

If one or more of the lots required to be included in the averaging calculation are vacant lots will
be deemed to have a yard depth of zero feet.

b.

Lots fronting a different street than the subject lot or separated from the subject lot by street or
alley may not be used in computing the average.

c.

When the subject lot is a corner lot, the average setbacks will be computed on the basis of the two
adjacent lots that front on the same street as the subject lot

d.

When the subject lot abuts a corner lot fronting on the same street, the average setback will be
computed on the basis of the abutting corner lot and the nearest two lots that front on the same
street as the subject lot.

The following exceptions to the maximum front yard setbacks apply:
a.

TITLE 21

A portion of the building may be set back from the maximum setback line in order to provide an
articulated façade or accommodate a building entrance feature, provided that the total area of the
space created must not exceed one square foot for every linear foot of the building frontage.
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b.

A building may be set back farther than the maximum setback in order to accommodate an
outdoor area. In order to preserve the continuity of the street wall, the building may be set back no
more than 12 feet from the front yard property line, or at least 40 percent of the building façade
must be located at the maximum setback line. The total area of an outdoor area that is located
between a public sidewalk and the building façade may not exceed 12 times the building’s street
frontage in linear feet.

21.5607: TRANSPARENCY

(back to Chapter contents)

1.

A minimum of fifty (50) percent of the street-facing building façade between two feet and eight feet in
height must comprise clear windows that allow views of indoor nonresidential space or product display
areas.

2.

The bottom edge of any window or product display window used to satisfy the transparency standard of
paragraph one (1) above may not be more than four (4) feet above adjacent sidewalk.

3.

Product display windows used to satisfy these requirements must have a minimum height of four feet and
be internally lighted.

21.5608: DOORS AND ENTRANCES
Buildings must have a primary entrance door facing a public sidewalk. Entrances at building corners may be used to
satisfy this requirement.
21.5609: LIGHTING

(back to Chapter contents)

Structures and properties shall be illuminated so as not to emit lighting directly on any adjoining property. No use
shall include a source of illumination that produces glare clearly visible beyond a property line.
21.5610: SIGNAGE
Signage shall be as required in the underlying district.
21.5611: BUILDING MATERIALS
TITLE 21
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The following building material requirements shall be applied to encourage the use of high-quality compatible
materials to upgrade the visual qualities of Downtown Watertown while maintaining the character of the historic
architecture and aesthetics through the following design guidelines:
1.

Retain existing facades in the Downtown District

2.

Maintain and restore existing facades, trim, cornices or replace with similar replications.

3.

Encouraged materials:

4.

a.

Decorative masonry

b.

Granite

c.

Brick

d.

Glass

e.

Stone

Prohibited materials:
a.

Metal unless used as an accent not to exceed fifteen (15) percent of any wall.

b.

Use of lap or shingle siding

c.

Stucco or synthetic stuccos below twelve (12) feet level

d.

Plywood

21.5612: BUILDING CONSTRUCTION
1.

2.

3.

TITLE 21

(back to Chapter contents)

When obtaining a permit for new construction, building alteration, or demolition within the DT Downtown
Overlay District the applicant shall submit, to the Building Official, the following:
a.

A clear statement of the proposed work, to include such matters as colors, materials, landscaping,
and signs.

b.

Plans showing the size, height, and completed appearance of the proposed work.

c.

A site plan showing all existing and adjacent buildings and structures and the proposed work.

In order to preserve the integrity of the DT Downtown Overlay District, if any similar material not approved
by the Building Official which meets the purpose to maintain and preserve the historic architecture and
aesthetics, the application shall be submitted and approved by the Plan Commission who shall consider the
following factors:
a.

Adverse impacts to the integrity of the property or structures to be minimized.

b.

Changes to the defining characteristic of the building or site shall be minimized.

c.

Removal of historic materials and features of the building or site shall be avoided.

d.

Historic materials shall be retained where possible; where not feasible, compatible materials shall
be encouraged.

e.

The proposed work shall be compatible with the property or structure itself, as well as to the
surrounding neighborhood or district. Consideration shall be given to exterior design, site layout,
proportion, detail, scale, color, texture, and materials.

Additions to principal structures which conform to the provisions of this chapter and all accessory buildings
or structures shall be constructed of the same materials as the principal building and shall be of the same
architectural design and general appearance as the principal building.
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21.5613: DT DOWNTOWN OVERLAY DISTRICT MAP

(back to Chapter contents)

The DT Downtown Overlay District Map is hereby adopted in reference as part of these regulations as if the
map was fully described herein

I hereby certify that the above Resolution No. 2019-13 was duly adopted by the City Plan Commission of
the City of Watertown.
Dated this 18th day of July, 2019.

Blake Dahle, Chairman
City Plan Commission
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