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   ANNOUNCEMENTS:
HAVING A GARAGE SALE
OR MULTI-FAMILY YARD
SALE? ADVERTISE IT IN
THE TRADER CLASSI-
FIEDS & GET THE WORD
OUT!!! CALL 605-673-2217
HELP WANTED:
OUTLAW RANCH IS
LOOkING FOR A part-time
assistant cook/baker. Our
beautiful space offers a wel-
coming working environ-
ment. Experience preferred,
will train. Pay DOE. Hours
for this position vary
throughout the year, as we
host a wide variety of
retreats from August-April,
and we host summer camps
for ten weeks from late May
through July. Please call
Jamie at 605-673-4040 for
more details. 135 44c

BLACk HILLS ELECTRIC
COOpERATIVE, INC.
(BHEC) is seeking applica-
tions for the position of a
1,000-hour Right-of-Way
Technician/Line Worker.
BHEC offers a team-orient-
ed working environment
with the possibility of
advancement. Verbal and
written communication skills
are essential. A valid South
Dakota driver’s license is
required. Please submit
resume or application to Bill
Brisk/ Manager of
Operations, Black Hills
Electric Cooperative, Inc.,
P.O. Box 792, Custer, SD
57730-0792. BHEC is an
Equal Opportunity
Employer. Applications will
be accepted until position is
filled. 128 41c

CUSTER COUNTY IS
SEEkING A FULL-TIME
DEpUTY AUDITOR II to join
the Auditor’s Office, offering
steady weekday hours, paid
leave, and a full benefits
package. This role involves
supporting elections, voter
registration, County
Commissioners, office
administration, and financial
tasks, making it ideal for
detail-oriented and organ-
ized individuals who enjoy
public service. The position
is Monday–Friday, 8:00
AM–5:00 PM, with occa-
sional evenings during elec-
tion periods, and starts at
$17.77 per hour.
Applications are available at
www.custercountysd.com/e
mployment or through the
Custer County Human
Resources Office, and will
be accepted until the posi-
tion is filled. 133 43c

GARAGE SALE - HILL CITY

AUTUMN FALLING
pRICES!  ALL ITEMS DIS-
COUNTED at Back Alley
Bargains 101 Pine Ave Hill
City (directly behind Super 8
Hotel) Saturdays 10 AM
Until 4 PM - Free Coffee and
Cookies! 119 36tfn

HUGE TOOL/GARAGE
SALE! 23848 Whaley Lane,
Rapid City. North of Hill City.
Tools, camper items, stereo,
household, TOOLS!
Saturday 10/11 9am-4pm.
Sunday 10/12 9am-2pm.    

129 41p

GARAGE SALE - CUSTER
MULTI-FAMILY RUMMAGE
SALE. Saturday, October
11. 8am-1pm.
Miscellaneous household
items, pair of antique desks,
holiday decor, Winterberry
dishes, much more. 253
Boot Hill Road, Custer. 134  41p
AUTOS FOR SALE
2008 FORD pICkUp F-150,
with seven and a half foot
Meyer plow. In good shape.
Low miles. 605-745-4338. 

130 41p

FOR LEASE:
TWO BEDROOM, 2 BATH
TOWNHOMES with one-car
attached garage located on
Bluebell Lane in Stone Hill
of Custer subdivision Lease
includes lawn care, snow
removal and basic cable.
Lease amounts start at
$1,445.00, plus utilities, one
year signed lease. Deposit
and credit check required.
Please call Jan Wilson at
605-440-0434 for showings.

132  40tfn

FOR RENT:
FOR MONTH TO MONTH-
RENT IN HILL CITY.
Completely furnished, 3
BDRM, 2 bath seasonal
vacation home. Available
into April/May 2026.
Includes washer/dryer &
all utilities,  high speed
Wi-Fi and cable. Call Vic at
605-209-3963. 123 37tfn

FOR RENT: 3 BEDROOM 1
BATH mobile home  4 miles
west on Hwy 16, $1,250 per
month includes, large lot,
10'x20' storage shed, water,
sewer, & garbage; Available
15 September; call Richard
605 673-2587. 121 41c

TWO BED, ONE BATH
clean modern trailer,
Keystone. No pets.
$900/month plus utilities.
Text 605-391-8413.       73  tfnc
THREE BEDROOM, ONE
BATH, clean, modern trail-
er. Keystone. No pets.
$1,000/month plus utilities.
Text 605-391-8413.        74  tfnc

ATTRACTIVE, MODERN one
and two bedroom apartments,
central Custer. Laundry,
cable TV, competitive rates.
605-591-9397 2 1tf

LONG TERM RV SITES
AVAILABLE! Close to
Custer. Borders Forest
Service land. Tiny homes
may be considered. 605-
673-4701.                     4 1tfn
BUSINESS SPACE:
HUGE OppORTUNITY IN
A SMALL SpACE FOR
RENT on Main Street in
Hill City. Approximately
750-square feet. Food
service qualified (former
ice cream/antique shops).
Available immediately.
NOW IS THE TIME.
Contact Vic 605-209-3963.

45 36tfn

STORAGE UNITS TO RENT
COVERED STORAGE -
RV,  ATV,  Boa ts .  A t
P len ty  S ta r  Ranch .
25991  Hwy.  385 ,
Custer.  Month ly /annu-
a l  r a tes .  Twe lve - foo t
ta l l  ent rance.  Cal l  Isa
Ki rk  a t  605-440-2233.

11  1tf

AVAILABLE NOW! 10x20
s to rage  un i t s .  New
Construct ion.  Close to
Custer.  605-673-4701.

10  1tf

AFFORDABLE STORAGE:
9x9 and 10x21 un i ts .
Cement floors and solid
walls. RV Parking Available
$25 per month. 605-673-
4646. 5 1tf

SUNSHINE STORAGE:
Annual or monthly rentals,
4 convenient locations. Call
Teresa at 673-1025.        6 1tf
BUCKHORN STORAGE:
5x10, 10x10, 10x20. 673-
5050. 7 1tf 

ADS WANTED: CLASSI-
FIED ADS WORk! Fill
out the form on this page
if you are having a
garage sale, if you are
selling an automobile or
if your business is hir-
ing.If you are rentaing a
lot, office space or
house, a classified ad
with us goes in print and
online! Stop by or call
605-673-2217.

AGRICULTURE:
ATTENTION FARMERS
seeing white mold in your
fields? Noticing SDS?
Share your location and
enter to win FREE soy-
bean seeds for 2026.
Call Emily 605/290-8383
ANNOUNCMENTS:
STATEWIDE ATp pUB-
LIC MEETINGS: South
Dakota Department of
Transportation is devel-
oping a Statewide Active
Transportation Plan
(ATP). The Study Areas
include all the State of
South Dakota Highway
Rights of Way. Public
Meeting Open House
Locations: Aberdeen –
5:30 P.M. CDT, Tuesday
Oct. 14, 2025 – Best
Western Ramkota Hotel,
1400 8th Ave. NW;
Mitchell – 5:30 P.M. CDT,
Wednesday, Oct. 15,
2025 – SDDOT Mitchell
Region Office, 1300 S
Ohlman St.; Sioux Falls –
5:30 P.M. CDT, Thursday,
Oct 16, 2025 – Siouxland
Libraries Downtown, 200
N Dakota Ave.; Rapid
City – 5:30 P.M. MST,
Tuesday, Nov. 4, 2025 –
SDDOT Rapid City
Region Office, 2300
Eglin St.; Pierre – 5:30
P.M. CST, Wednesday,
Nov. 5 2025 – SDDOT
Central Office, 700 E
Broadway Ave. The
opportunity to present
written comments will be
made available at public
meetings and can be
made on  the project
webpage and will be
accepted through Friday,
Nov. 14. Meetings will be
in-person. For more
information and how to
participate virtually,
please visit:
h t t p s : / / i s g i n c . m y s o -
cia lp inpoint .com/sddot-
a c t i v e - t r anspo r t a t i on -
plan. Individuals needing
assistance, pursuant to
the Americans with

Disabilit ies Act (ADA),
should contact the
SDDOT ADA Coordinator
(605-773-3540) two busi-
ness days prior to the
meeting in order to
ensure accommodations
are available. For any in-
person meeting, notice is
further given to individu-
als with disabilities that
the meeting is being held
in a physically accessible
location. Cost to publish:
$2,240.00.
FOR SALE:
HOUSE FOR SALE in
Gettysburg. Great hunt-
ing getaway. 75’x140’ lot,
2 bedroom, 1 bath,
$50,000, will consider
offers. Call/text Bil l
Fischer 605-769-2004.
Pics on Zillow.com
LAND::
IN SEARCH OF pAS-
TURE for 50-300 Pairs.
5th Generation, SD,
ranchers looking to
expand. Long term lease
preferred but would con-
sider short term. Call
(605)690-1997
MISCELLANEOUS::
WE BUY HOUSES FOR
CASH AS-IS! No repairs.
No fuss. Any condition.

Easy process: Call, get
cash offer and get paid.
Call today for your fair
cash offer: 1-605-601-
9373
BATH & SHOWER
UpDATES in as little as
ONE DAY! Affordable
prices - No payments for
18 months! Lifetime war-
ranty & professional
installs. Senior & Military
Discounts available.
Call: 1-877-754-0067
STOp OVERpAYING
FOR HEALTH INSUR-
ANCE! Reduce premi-
ums and out-of-pocket
costs while getting the
coverage you need! Call
now for a competitive
free quote. 1-877-906-
0290. Plus... Income
based government subsi-
dies are available for
those that qualify!
NOTICES::
ADVERTISE IN NEWS-
pApERS statewide for
only $150.00. Put the
South Dakota Statewide
Classifieds Network to
work for you today! (25
words for $150. Each
additional word $5.) Call
this newspaper or 800-
658-3697 for details.
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FINANCIAL ADVISOR

REAL ESTATEAUTO DETAILING

ACCOUNTING

We Do Repairs,
Restretches on
Flooring

FIREARMS - BUY • SALE • TRADE
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HEY RETAIL BUSINESS OWNERS!!! THIS IS AN INCREDIBLE OPPORTUNITY TO ADVERTISE!!!

SHOP THE BLACK HILLS! SHOP THE BLACK HILLS! 
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By Kevin Killough
South Dakota News Watch

As more South Dakota
counties and cities use a
somewhat hard-to-under-
stand method called a tax in-
crement financing district, or
TIF, to pay for public proj-
ects, scrutiny of them has in-
creased.

There were 264 active
TIFs in the state at the end of
2024, an increase of 65 from
just four years before. Typi-
cal uses include affordable
housing and infrastructure
for economic development.

Some state lawmakers
and residents are concerned
about their increased use, but
proponents say that in a low-
tax state, TIFs are a much-
needed option.

“They’re one of the few
tools in the toolbox for the
developer to get projects
built in South Dakota,” said
Doyle Estes, a Rapid City
lawyer and real estate devel-
oper.
TIF history and types
Over the past several

months, a panel of lawmak-
ers on the state’s property
tax task force have been lis-
tening to public comments
and hearing presentations
from state officials on TIFs.

At a meeting in Septem-
ber, Rep. Julie Auch, R-
Yankton, asked rhetorically
how many in the audience
could fully explain what
TIFs are and how they work.

If most people can’t un-
derstand their implications,
how can the governmental
bodies creating the districts
fully understand them, she
asked.

“We have city commis-
sioners and county commis-
sioners making decisions in
reference to tax incremental
financing, and they don’t
fully understand the concept.
And they’re putting the bur-
den on the South Dakota
taxpayer,” Auch told News
Watch.

The law authorizing mu-
nicipalities to create TIFs
was passed in 1978 as a
means to help municipalities
address blighted areas. Since
then, it’s gone beyond that
original purpose to allow
counties to set up TIFs and
to allow classifications of
TIFs that help finance other
types of projects other than

local infrastructure support-
ing residential areas.

Here are the four classifi-
cations of TIFs and the per-
cent of each in the state,
based on the increased prop-
erty values in 2024 from
when the TIFs were created:

Economic development
(82 percent): A district
where one or more business-
es engaged in any activity
defined as commercial or in-
dustrial. An example would
be water infrastructure serv-
icing a commercial area.

Local (10 percent): Used
for public infrastructure that
benefits the local govern-
ment, such as infrastructure
improvements for housing
that doesn’t meet the re-
quirements for affordable
housing.

Industrial (5 percent): A
district for factories, process-
ing of raw materials or
wholesale activities. Exam-
ples could be a meat pro-
cessing plant or ethanol pro-
duction facility.

Affordable housing (3
percent ): This could be used
for infrastructure improve-
ments to support housing de-
velopment or workforce
housing.

How TIFs work
When a TIF district is es-

tablished, taxes based on the
property valuation in the dis-
trict continue to go to cities,
schools and counties as nor-
mal. The projects that the
TIF pays for increases the
property values in the dis-
trict. Any taxes resulting
from that increased valua-
tion over the life of the TIF,
which is a maximum of 20
years, go to pay for the proj-
ect.

While the steps are com-
plex, the basic process goes
like this:

The city or county inter-
ested in funding a project de-
fines a geographical area
where the improvements
will be made. This is the TIF
district.

The planning commis-
sion of the county or city
creating the TIF holds public
hearings on the necessity of
the district. If the commis-
sion decides it’s needed, then

it recommends to the county
or city commission that the
TIF be created.

Once the recommenda-
tions of the planning com-
mission are accepted, the
city or county must adopt a
resolution creating the TIF,
which officially defines its
name, legal boundary and
project plan. The project
plan explains how the proj-
ect will be financed, which
can be done with special
bonds or private financing.
The project can be publicly
or privately owned, but the
costs of the project to be fi-
nanced are required to have
a public benefit. A small
fraction of TIFs go to voters
to decide.

The South Dakota De-
partment of Revenue then
certifies the assessed value
of all property within the
district when it’s created.
The taxes from this base val-
ue continue to go to the city,
school and county during the
life of the TIF.

After these costs are re-
paid — or the TIF reaches
the 20-year limit — the TIF
is dissolved. At that point,
the full property tax revenue
within the district, including
the increment value, goes to
the county to fund schools,
public safety, infrastructure
and government services.

A tale of two projects
Steve Sibson, a retired

accountant and resident of
Mitchell, raised concerns
about a TIF that town lead-
ers created in May. The city
partnered with a developer
to pay for the construction of
70 two- and three-bedroom
apartments, including garage
units, a fitness center and
coffee shop.

Sibson told News Watch
the city didn’t follow state
requirements in creating the
district.

In addition to the housing
development, the project in-
cluded the construction of a
road servicing the complex.
Sibson grew concerned be-
cause it appears to contain
two projects—one that funds
the developer for the hous-
ing project and another that
funds the city for the con-

struction of the road.
Sibson argued these dif-

ferent projects would create
different classification of
TIFs—an affordable housing
TIF and a local TIF. If it’s a
local TIF, the county auditor
is required to impose an ad-
ditional school levy on prop-
erty within the school dis-
trict.

Questioning
TIF oversight

Sibson argued at a May 5
city council meeting that
state law required Mitchell
to get a preliminary classifi-
cation determination from
the South Dakota Depart-
ment of Revenue prior to ap-
proving the TIF. Both the
city attorney and developer’s
attorney said the state no
longer required the prelimi-
nary determination.

However, the state does
require this step.

Kenda Baucom, market-
ing and communication spe-
cialist with the DOR, said
the City of Mitchell request-
ed a preliminary classifica-
tion determination from the
DOR, and a response was
provided in April.

Stephanie Ellwein, city
administrator for the City of
Mitchell, said Monday there
was some miscommunica-
tion between the city and the
DOR about whether the
classification was needed
prior to council approval.

While the DOR provided
the determination in April,
the project was classified as
economic development. The

project plan, however, states
that, “Should the State of
South Dakota not classify
the TIF as affordable hous-
ing, the TIF will not be final-
ized and will cease to exist.”

Ellwein said she wasn’t
sure why the TIF was ap-
proved despite the prelimi-
nary determination being
economic development.

Sibson said that he had
contacted the DOR to find
out if Mitchell was required
to get the preliminary deter-
mination and what could be
done if the city had not. He
said he was told that
Mitchell has a lot of TIFs,
and he could pursue a refer-
endum to put the TIF to a
vote.

“That told me they were
not providing the oversight
on these TIFs, that they were
just rubber stamping them,”
Sibson said.

Opponent: TIFs can
be ‘subsidies for
... private entities’

Sibson said that when
TIFs are done correctly, they
can benefit a community and
result in new growth.

“If they’re not done cor-
rectly, they end up being
simply subsidies for certain
private entities. That’s my
overall concern,” Sibson
said.

Estes, the developer who
helped pioneer their use, said
the TIFs he’s been involved
in have brought enormous
growth to Rapid City and the
nearby town of Box Elder.

One TIF district in Box

Elder brought water services
to a hotel in Box Elder. As a
result of that water infra-
structure, four more hotels
were later built in Box Elder
that wouldn’t have otherwise
been feasible projects, he
said.

Estes said he built a road
in Rapid City that was fund-
ed with a TIF, and due to the
success of the project, the
city is building a fire depart-
ment, law enforcement cen-
ter, and a city park.

“Anybody that sees
things beyond the end of
their nose can see that tax in-
crement districts work,”
Estes said.

Part 2: Opponents of tax
increment financing raise is-
sues with TIFs, including the
increased tax burdens, a lack
of transparency, and the lack
of auditing to objectively
measure their benefits. Sup-
porters say their growth is
the product of how success-
ful they have been for the
cities and counties that use
them. In the next part in this
series, News Watch digs
deeper into the debate on
TIFs.

This story was produced
by South Dakota News
Watch, an independent, non-
profit organization. Read
more stories and donate at
sdnewswatch.org and sign
up for an email to get stories
when they're published.
Contact statehouse inves-
tigative reporter Kevin Kil-
lough at kevin.killough@sd-
newswatch.org.

Citizens’ fight highlights tax increment financing district debate
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