Planning Commission
Agenda
The City of Sturgis Planning Commission will hold a regular meeting on Tuesday, May 7, 2019 at 5:30 p.m. in
the front conference room at Sturgis City Hall, 1040 Harley-Davidson Way, Sturgis, South Dakota.
5:30pm - Call to Order
Approval of the Minutes from the April 23, 2019 special meeting
Agenda Items (subject to changes announced at meeting time)
1. Zoning Amendment – City of Sturgis
Applicant has submitted a zoning amendment to rezone Lots 1-4 in Block 1 of Creekside Subdivision
from Park Land to Medium-Density Residential Housing, and Lot 5 from Park Land to RV
Park/Campground.
Location: 1400 Block W Woodland Drive
Zoning: Park Land
Action Required: Consider the request and make a recommendation to the
Sturgis City Council for the May 20 public hearing.
2. Use on Review – Bob Bertolotto/Buddy Properties LLC
Applicant has submitted a Use on Review application to operate a year-round drive-up coffee kiosk.
Location: 1102 Junction Ave (N 91’ of Lot 19, N 91’ and the W 3’ of the S 65’ of Lot 20, Lots 21-25 in
Block 2 of Ft. Meade Addition)
Zoning: General Commercial
Action Required: Consider the request and make a recommendation to the
Sturgis City Council for the May 20 public hearing.
3. Variance – Brent Taylor
Applicant has submitted an application for a 5’ variance to the 10’ side setback to build a 14x24’ garage.
Location: 1441 Main Street (Lots 9-10 in Block 19 of Original Town Subdivision)
Zoning: General Commercial
Action Required: Consider the request and make a recommendation to the
Sturgis City Council for the May 20 public hearing.

4. Final Plat – Kevin Bossman
Applicant has submitted a final plat application of Lot 19 Revised and Lot 19A Revised of Murray Tract
#1.
Location: 2007 Butte View Drive (Lots 19 and 19A of Murray Tract #1)
Zoning: Low-Density Residential Housing
Action Required: Consider the application and make a recommendation to the Sturgis City Council.
5. Amendment to TIFD #12 (Dolan Creek Estates)
Consideration to recommend approval of an Amendment to TIF #12 Dolan Creek Estates.
Location: Lots 1-17 in Block 1, Lots 1-35 in Block 2, and Lots 1-44 and Lot DR in Block 3 of Dolan
Creek Estates Subdivision; Tract B1 of Murray Addition No. 2, excepting lots in Dolan Creek Estates
Subdivision; Lot 6 of Murray Tract #1; Lot 1H Revised of Hurley Subdivision
Zoning: Planned Unit Development
Action Required: Consider the request and make a recommendation to adopt the resolution to the
Sturgis City Council for the May 20 public hearing.

All other items brought before the Planning and Zoning Commission by the public.
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Planning Commission
Minutes
The City of Sturgis Planning Commission held a special meeting on Tuesday, April 23, 2019 at 5:30pm in
the front conference room at Sturgis City Hall, 1040 Harley-Davidson Way, Sturgis, SD.
Present:
Commissioner Suzanne Nelson
Commissioner Mark Norstegaard
Commissioner Jon Olson

Commissioner Aaron Schoon
Commissioner Cody Weber

Absent:
Chairman Kyle Treloar
Vice-Chair John Gerberding
Also Present:
Dave Smith (Director of Planning
and Permitting)
Daniel Ainslie (City Manager)
Laura Abernathy (Planning
Coordinator)
Mike Bachand (City Council)
Chris Bergman

Kevin Bossman
Roger Call
Ken McNenny
Tony Fortier
Shanon Vasknetz
John & Linda Morgan
Michelle Williams

Cindy Vliem
Brian Ortlieb
Dustin Bostrom
Clint Harper

Acting Chair Nelson called the meeting to order at 5:31pm. Motion by Olson, second by Weber to
approve the minutes from the regular Planning Commission meeting held on Tuesday, April 2, 2019.
Motion carried.
Agenda Item #1 – Variance – Chris Bergman (Scooptown Car Wash)
The applicant has submitted a variance application for a new car wash business on proposed Lot J6-2 in
Block F of Glover’s Second Addition, which includes a 30’ portion of recently vacated S. Baldwin Street
right-of-way. The applicant is requesting a 10’ variance to the 15’ rear setback, and a 5’ variance to the
35’ front setback to account for the footprint of the exterior wash bays on the north and south ends of
the building. The property is currently owned by Sturgis Economic Development Corp (SEDC), who
intends to sell the lot to Bergman. Abernathy presented the information in the commissioners’ report,
which included the proposed site plan. The car wash will have three self-serve bays, two automatic
bays, motorcycle and RV/trailer exterior wash bays, and a corridor for restrooms and a pet wash station.
She also said the site plan includes a spot for an RV dump site on the south end of the property near the
RV/trailer wash bay. Improvements for a new bike path were also shown on the site plan. She said the
applicant had also submitted a request for a variance to the minimum area dedicated for landscaping,
but a new site plan shows that the applicant will exceed these requirements. At this time Bergman
addressed the Commission. He described the design of the building and layout of the site plan. He also
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referenced a flyer that had been distributed in the community, and addressed the concerns listed on the
flyer. Some of the concerns listed on the flyer addressed the remaining lot size for Lot J6-1 for potential
developers, noise, traffic concerns on Anna Street, and the RV dump site. Mr. and Mrs. Morgan stated
their concerns with the amount of traffic in the area, and had concerns about RVs adding to the
congestion. Ainslie responded and said that due to potential development in the area the traffic
patterns along Junction Avenue and Anna Street will probably increase. He said the city is proceeding
with a traffic study that would look at installing a signal light at Junction and Anna in the next few years.
Bergman continued to address the concerns on the flyer, including how the location of an RV dump site
may affect business for the neighboring Sturgis Brewing Company to the east. Roger Call was present on
behalf of Sturgis Brewing Company, and said he did not have concerns with the project. At this time the
Commission addressed Bergman. Nelson said that her issue was not with the car wash, but was
disappointed in the City for allowing the property to be subdivided for a business that could not be
contained within the appropriate setbacks. She said she did not see a hardship to grant a variance, and
described the role of the Planning Commission and how they should consider variance requests.
Abernathy responded and said that per Ordinance, a variance may be considered if approval of the
variance would provide a quantifiable benefit to the surrounding neighborhood and the City of Sturgis.
She said that the variance had staff approval because the development would bring in additional
property and sales taxes, and staff hopes that it would help bring future development to the area.
Ainslie explained how SEDC worked with Bergman to adjust his site plan to ensure that the large corner
lot (Lot J6-1) was reserved for a larger client. He said that Bergman had changed his site plan several
times at the request of SEDC. Discussion was opened for the public to make additional comments.
Michelle Williams said she was curious about the smell of the RV dump station and how it worked.
Bergman explained how it worked while staff played a video provided by Bergman demonstrating how it
worked. Weber said that it would be an asset to the community and he feels the car wash will draw
attention to the area. He said he understood the concerns with traffic. Olson said that traffic would be
an issue regardless of what type of business went in. Weber said that he thought an RV dump site
would be utilized. Olson agreed and said that there are no options available in town for an RV dump
site, outside of seasonal campgrounds. Schoon asked if the applicant did not need a variance, would
there be an issue with a car wash at this location. Staff said there would not be because a car wash is an
allowable use in Highway Service zoning. Schoon said that SEDC had great forethought into making sure
Lot J6-1 on the corner of Anna and Junction still had enough room for another future business. Cindy
Vliem asked why this business couldn’t have gone on the south side of the interstate, and not leading
into residential zones. Bergman responded that it came back to visibility and traffic counts. Clint Harper
said that he thought it was a great idea with all of the events in the community. With no further
discussion, there was a motion by Weber to approve the variance request for a 10’ variance to the rear
setback and a 5’ variance to the front setback. Second by Olson. Motion carried 4-1 (Nelson).
Agenda Item #2 – Preliminary Plat – Kevin Bossman of 2007 Butte View Drive
The applicant has submitted a preliminary plat application for Lot 19 Revised and Lot 19A Revised of
Murray Tract #1. The property is located at 2007 Butte View Drive, and is currently described as Lot 19
and Lot 19A in Murray Tract #1. Lot 19A Revised would be .5 acres, or 21,853 sq. ft, and Lot 19 Revised
will be .661 acres, or 28,795 sq. ft. Lot 19 Revised is the location of the existing single-family home.
Abernathy presented the information in the commissioners’ report, and said that setbacks on the
preliminary plat had been placed per the surrounding area covenants, which are more restrictive than
City Ordinance. Vasknetz said he did more research on the covenants and said he could not find them
for this lot. Bossman said he thought he saw covenants attached to his deed. The commission discussed
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the intent for Lot 19A Revised and how it would be accessed from Glenn Drive. Motion by Olson to
approve the preliminary plat. Second by Schoon. Motion passed unanimously.
Ainslie updated the commission about an amendment to TIFD #12 that will be presented at the May 7
meeting.
The meeting was adjourned at 6:26pm. A regular meeting will be held on Tuesday, May 7, 2019.
Respectfully submitted,
Laura Abernathy
*Minutes are not considered official until approved by the Planning Commission
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Planning Commission
Staff Report
May 7, 2019
Laura Abernathy, Planning Coordinator/Daniel Ainslie, City Manager
Zoning Amendment – City of Sturgis, Lots 1-5 of Creekside Subdivision, Block 1
Overview
The City of Sturgis has applied for a zoning amendment for Lots 1-5 in Block 1 of Creekside Subdivision.
The approximate location is the vacant former park land property located on West Woodland Drive. The
purpose of the zoning amendment is to rezone the property from Park Land to Medium-Density
Residential housing for Lots 1-4, and to rezone Lot 5 to RV Park/Campground. Lots 1-4 are to be singlefamily residential lots. Lot 5 is a lot within the 100-year floodplain, and because it was not intended to be
developed, it will be added to surplus. The property is within the boundaries of Tax Increment District
#15 (TIFD #15), which was created in 2018 to help subsidize the sales price of the housing. However,
since the passage of the TIFD, the Council has sought additional infrastructure improvements be made to
the neighborhood, requiring the TIFD funds to be used for those improvements.
Discussion
On a continuing basis, the City of Sturgis assesses the condition and usage of city-owned property
throughout town. Occasionally property is repurposed to ensure its highest possible use for the
community. At times this includes the surplus or leasing of city-owned property to adjacent landowners.
As the City of Sturgis increases in population, the demand for workforce housing increases as well.
However, expansion of the corporate boundary is limited by the geography of the area. In response to this
population trend, the City of Sturgis looks to repurpose land for urban infill, or the redevelopment of
vacant and undeveloped land enclosed by existing development. Infill provides for the efficient use of
infrastructure and services, and also provides improvements that are beneficial to existing property
owners.
In 2015, the City Council continued its long-term goal of enhancing the efficiency of the City
government. This included repurposing and surplusing underutilized land. This would allow new
revenue to help fund enhancements to existing parks and allow City manpower to focus on fewer areas to
allow more meticulous care of the public land.
One area that was identified for repurposing was the underutilized grass area located west of the
Community Center. The Parks Board and City Council asked to complete a significant rehabilitation of
the grass area. In 2018, the City completed a $200,000 installation of a multi-use, shaded new park
facility in this area. Another area identified as significantly underutilized was the City owned open space
and small play structure located north of the Community Center adjacent to Woodland Drive and the bike
path. Given the significant enhancements that were planned for the Community Center Park the Parks
Board and City Council opted to surplus the small public land next to Woodland Drive. This would assist
in the funding and long-term maintenance of the Community Center Park.
In addition to the Community Center Park enhancements, the Capital Improvement Plan included the
widening and realignment of Woodland Drive and the bike path. This is in combination with the new 9th

Street Bridge. All of which are designed to enhance both vehicular and pedestrian traffic in the
neighborhood.
In determining the repurposed use of the public land next to Woodland Drive, the Council reviewed the
2014 Housing Study. The study determined that there was a significant need for all types of housing
including owner-occupied housing at a price point below $200,000. The City has made significant strides
in constructing new owner-occupied housing higher than $200,000 and a significant range of leased
housing, however no movement has been made on this workforce housing shortage. The Council asked
to begin plans for the repurposing of the land towards owner-occupied housing. Given the nature of the
surrounding community, it was determined to build single family homes instead of a more affordable
townhome concept.
In the fall of 2018, there was a community meeting held at the Community Center. This meeting included
several residents and City staff discussing the Woodland Drive, bicycle path improvements and housing
development. The results of the community meeting included a significant desire of the residents to
include stormwater upgrades, additional paving and upgraded water line along 6th Street. These
improvements are usually, at least partly, paid for through assessments on adjoining property owners.
However, the City decided to complete these improvements and fund them through the TIF proceeds.
This in effect has increased the sales price of the homes that will be sold. These improvements began in
the Fall of 2018 and will be completed in the coming months.
The survey of the property has been completed and the plat has been approved. The next and final step is
the rezoning of the properties. The recommendation is to rezone the four future home lots to MediumDensity Residential which would match the character of the surrounding neighborhood. The remaining
eastern lot should be rezoned to RV Park/Campground. This would match the adjacent land use to the
east. In addition, the last lot is in the floodplain and is not appropriate for residential development. This
development would help meet some of the existing workforce housing needs of our community.
Public Meetings and Notifications
This project has been discussed throughout the community for more than a year. Some of the public
meetings and notifications regarding this project includes:
 August 23, 2017
Parks Board discussion on Capital Improvement Schedule
 March 2018
City SIP newsletter article on Woodland Home TIF creation
 April 2, 2018
City Council Agenda considering bids for Woodland Drive and 7th Street
 April 4, 2018
Parks Board discussion on Community Center Park and repurposing of
other public land
 April 16, 2018
City Council Agenda Approving creation of TID #15, Creekside
Development and Project Plat
 November 7, 2018
Parks Board discussion on Community Center Park and Woodland Drive
property
 November 19, 2018 City Council Agenda approving bids for improvements on 6th Street
 November 28, 2018 Townhall Meeting at Community Center
 April 2019
City SIP newsletter article on Zoning Amendment
Landowner Notifications
Neighboring landowner concerns: 9 official notifications were sent to neighboring land owners within
150’ of the property. Notifications were required to be returned by April 19. Those notifications resulted
in the following results based on assessed property values:
Approve = 55% (1)
Disapprove = 38.41% (7)
No Response = 6.59% (1)
2

Comments received from landowners have been included as an attachment.
Budget Impact
Improvements recently made for utility infrastructure have been added at no additional cost to the
surrounding property owners due to the TIFD funds. Once developed and sold, the growth in additional
households will increase municipal utility revenue and sales tax revenue. Given that the majority of City
costs (especially utility costs) are fixed, additional households results in significant increased net revenue.
The 2017 census population projections and audited financials indicate the following anticipated annual
return to the City from this development:
 $4,140
City Property Tax (once TIF is repaid)
 $3,204
City Sales Tax
 $1,708
Waste Water revenue above added costs
 $ 808
Water revenue above added costs
 $ 348
Sanitation revenue above added costs
th
The 6 street road surface and utility infrastructure improvements have provided upgraded services to
surrounding landowners, including an undeveloped lot adjacent to the project that previously did not have
these services. The City will also collect revenue via Sturgis Economic Development Corp as a result of
the surplus of Lot 5 and the sales of the four workforce homes.
Staff Recommendations
City staff recommends approval of the zoning amendment. Rezoning of the property is a necessary step
that will allow the housing project to conform to the surrounding area. This is part of a capital
improvement project and provides additional workforce housing, helping to fulfill the need for additional
affordable housing in Sturgis.
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Comments Received by Landowners within 150’ Notification Zone as of April 19, 2019
“We as homeowners should have been notified prior to this project being started. By law a certified
letter should have been sent to each homeowner. Also a letter should have been sent by regular
mail. This letter we just received should have been sent months ago. I do not live in state so am unable
to attend any meetings. Since when don’t the townspeople have any say in different projects in this
town. The city council of Sturgis used to (be) for the local people but in the past 7 years that is
gone. Maybe that topic should be visited sooner rather than later! Very disappointed in the council. We
are not in favor of 4 new homes. The town is crowded enough. There are plenty of houses vacant and
occupied thru out the town. Lets focus on making the town more desirable.”
“I have lived at this address for 30 years, and have seen this parcel of land underwater several
times. Putting houses there, on new fill, next to a creek, is not logical. When this area floods, the flow of
the stream shifts.”
“Still not sure that is a good place for housing (permanent).”
“Instead of raising our taxes, don’t lease equipment (road grader) at twice the rate of other companies
available. We bought our house because of the big feild (sic) and little park right at our house. I don’t
want those houses and I DON’T want higher taxes!”
“I do not approve of the request to rezone Lots 1-5 in Block 1 of Creekside Subdivision for the following
reasons:
1. This application was not sent in a timely manner. I would expect a rezoning request to be
approved before the project is started not when the project is nearly complete.
2. I believe the City of Sturgis should retain and maintain what park property we have
left. Once converted to public property it is gone.
3. I feel that the park property has been a valuable asset to my property and was one reason I
purchased my property. Converting City Park property to private residential property will
lower my property value.
4. I am afraid the assessed property value will be raised to cover the expanse of the change.”
“It is my understanding that these forms should have been sent out before any work was started. I feel
this entire project has been shady at the least and illegal. I think that by waiting until all this dirt work
was done the city has told us that no matter what we say they will do whatever they want. I for one feel
that by sending these now it was like a slap in the face of the people affected. I would like to know who
started this farce.”
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Planning Commission
Staff Report
May 7, 2019
Laura Abernathy, Planning Coordinator
Use on Review – Bob Bertolotto, 1102 Junction Ave
Overview
Bob Bertolotto of 1102 Junction Avenue (described as (N 91’ of Lot 19, N 91’ and the W 3’ of the S 65’
of Lot 20, Lots 21-25 in Block 2 of Ft. Meade Addition) has submitted a conditional Use on Review to
operate a year-round drive-up coffee kiosk. The structure would be less than 144 sq. ft. and, per
Ordinance, is considered to be a temporary structure as it would not be placed on a permanent foundation.
The Use on Review will need to be considered since a business not associated with a permanent retail
business on the same property cannot be operated out of a temporary structure.
Notifications
Neighboring landowner concerns: 18 official notifications were sent to the neighboring land owners
within 200’ of the property. Those notifications resulted in the following results based on assessed
property values:
No Response = 54.39% (7)
Approve = 41.12% (9 - This includes property owned by applicant – 9.94%)
Disapprove = 4.48% (2)
Comments received by landowners are available as an attachment.
Recommendations
Per Title 2.03.15: Requirements for Temporary Structures, it states that “Temporary structures may not
be used for housing permanent or seasonal businesses unless within the exemption of subsection
2.03.16.” The structure would not be exempt per Title 2.03.16 Sections C. and E., which list exempt
temporary structures as being used in conjunction with the permanent retail business and being less than
120 sq. ft., and as an extension of the primary business that sells and vends items of like nature to which
the permanent business sells or vends. Temporary structures are also restricted to the timeframe of May 1
to September 30 each year. This information had been reviewed amongst multiple city departments, but
did not foresee any issues with the proposed use. City staff recommends approval of the request given
that the structure does not interfere with visibility or traffic flow onto public right-of-way.
Budget Impact
A new business on the property would produce additional sales tax for the City of Sturgis.

Bertolotto Use on Review Request
Drive-Up Coffee Kiosk

Proposed Drive-Up Kiosk Location (Not to Scale)

Kiosk will be less than 144 sq. ft.
To be placed year-round
Two drive-up windows
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04/13/2016

Drive-Up Coffee Kiosk Building Concept – Drive-up windows on both sides of building
Not to be more than 144 sq. ft
Year-round placement

Approximate location of kiosk (not actual – display models only)

Approximate location of kiosk (not actual – display models only)

Meade County, SD
UOR Bertolotto Drive-In
200' Notification Zone
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Use On Review – Annual Review
At Home Business
Conditions of Approval:
 Copies of all South Dakota State Sales Tax returns have been submitted to the City Finance Office
(if applicable)
N/A No signage is visible from a public right of way (with the exception of vehicles)
 The actual average daily vehicle count does not exceed 1.25 times the AADT (Annual Average
Daily Traffic) for the type of subject property. In circumstances where the subject business is of
significant importance to the community, the limit maybe extended but shall not exceed 3.0 times
the AADT for the type of subject property.
 The subject property does not create noise beyond the times of 7:00 am through 9:00 pm.
 The types of sounds and volumes of those sounds created during these hours do not exceed those
typical in a residential neighborhood.
 No odor beyond that typical of a residential neighborhood is known to exist.
 If the business causes an impact to the utility services beyond those typical of a residence, then all
utility rates are charged as Commercial (two separate unit charges for all City utilities).
 No complaints have been received by the Planning and Permitting Department
 Notice has been published in the City’s SIP Publication
Office Use:
May 2, 2019
Date Review completed by staff

Laura Abernathy
Staff Member’s Signature
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Use On Review
Planning Commission Review
Information:
Vote of Noticed Property Owners:
Denied:
4.48 %
Approved:
41.12 %
Not Returned: 54.39 %

No. of Votes: 2
No. of Votes: 9 (incl. landowner)
No. of Votes: 7

Comments from Property Owners:
“I just want to be able to see – to pull out onto Junction Ave. from Sherman St. Sometimes (the) political
signs etc., some what block the view/driving hazard.”
“Would probably be ok with just one lane for traffic through the existing lane from the old bank drive
through.”
“I guess it’s not ok…it would be too congested during the rally – with 2 drive (thru) – one would be bad
enough…”
Required Findings:
The proposed use will be consistent with the adopted general plan for the area.
The requested use at the location proposed will not:
Adversely affect the health, peace, comfort or welfare of persons residing or working in the
surrounding area
Be materially detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site
Jeopardize, endanger or otherwise constitute a menace to the public health, safety or general
welfare;
The proposed use is significant and an integral part of the planned primary use of the structure for
the next twelve months.
The proposed site is adequate in size and shape to accommodate the yards, walls, fences, parking
and loading facilities, landscaping and other development features prescribed in this title,
or as is otherwise required in order to integrate the use with the uses in the area
That the proposed site is adequately served by highways or streets of sufficient width and
improved as necessary to carry the kind and quantity of traffic such use would generate
Proposed use does not violate covenants provided by applicant or property does not have
covenants in place
The application shall be denied where the information submitted by the applicant and/or presented at
public hearing fails to substantiate all such findings that are required by this chapter.

Conditions of Approval:
In the exercise of its approval, the Commission may recommend to the Common Council such conditions
regarding the location, character or other features of the proposed use or buildings as it may deem
advisable in the furtherance of the general purposes of the Ordinance. Such Conditions may involve any
pertinent-factors affecting the establishment, operation and maintenance of the requested use, including,
but not limited to:
Special yards, open spaces and buffer areas
Fences and walls
Parking facilities, including vehicular ingress and egress and the surfacing or parking areas and
driveways to specified standards
Street and highway dedications and improvements, including sidewalks, curbs and gutters
Water supply and fire protection in accordance with the provisions of this ordinance
Landscaping and maintenance of grounds
Regulation of nuisance factors such as noise, vibrations, smoke, dust, dirt, odors, gases, noxious
matter, heat, glare, electromagnetic disturbances and radiation
Regulation of operating hours for activities affecting normal neighborhood schedules and
Functions
Regulation of signs, including outdoor advertising
A specified validation period limiting the time in which development may begin
Provisions for a bond or other surety that the proposed conditional use will be removed on or
before a specified date
A site plan indicating all details and data as prescribed in Title 18
Recommended by Commission
___Yes _____No
___Yes _____No
___Yes _____No
___Yes _____No

Conditions recommended by Staff
______________________________________________________
_______________________________________________________
_______________________________________________________
_______________________________________________________

Additional Conditions recommended by Commission:
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

Commission Use:

Recommendation: __________Approve
__________Approve subject to Conditions
__________Disapprove

____/____/____
Yes No Abstain
Planning Commission Chair
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Planning Commission
Staff Report
May 7, 2019
Laura Abernathy, Planning Coordinator
Variance – Brent Taylor, 1441 Main Street

Overview
Brent Taylor of 1441 Main Street (described as Lots 9 & 10 in Block 19 of Original Town Subdivision),
has applied for a 5’ variance to the to 10’ side setback to allow for the installation of a 14’x24’ garage on
the property. It is a legal, non-conforming residence within the General Commercial zoning district. The
reason for the variance request is to avoid a sewer service line leading to the sewer main in the alley to the
north. Since the original application, the applicant has since requested to alter the request to reduce the
rear setback to 20’, which would be a 10’ variance to the 30’ rear setback for buildings serviced in the
rear within the General Commercial zone.
Notifications
Neighboring landowner concerns: 9 official notifications were sent to the neighboring land owners within
200’ of the property. Those notifications resulted in the following results based on assessed property
values:
Approve = 66.46% (5 - This includes property owned by applicant – 5.75%)
No Response = 33.54% (4)
Disapprove = 0% (0)
Recommendations
The residence is a non-conforming use within the General Commercial district, and the applicant is
requesting setbacks similar to what can be found within a Medium-Density Residential housing district.
The applicant has spoken with several neighbors about the intent of the construction and the amended
variance request and was given positive feedback. City staff did not require formal re-notification of the
amended variance request, but it is the discretion of the Planning Commission to determine whether
formal renotification should be made for the amended request. Regarding the setbacks, City Ordinance
18.05.09 states “Where a commercial building is to be serviced from the rear, there shall be provided an
alley way, service court, rear yard or combination thereof, neither of which shall be less than thirty (30)
feet in depth. Exclusive of any public R.O.W. the depth of a rear yard for which the building is not
serviced from the rear, shall be not less than fifteen (15) feet exclusive of the public R.O.W.” Since these
setbacks are designed for a commercial business, City staff feels that enforcement of these setbacks would
be restrictive for a residential property. City staff recommends that the setback request for a 5’ side and a
20’ rear setback be approved by the Planning Commission.
Budget Impact
New construction on the property would be assessed and generate additional property taxes for the City of
Sturgis.

PROJECT INFORMATION
Existing Property Use Including Current Zoning:
Property is a non conforming residential use in General Commercial Zone
Explain the reason for this request. If this variance is for a setback, attach a detailed, computer generated
drawing with the exact measurements of the current property and your proposed site plan.:
Owner want to construct a 14 x 24 garage in the rear yard and with the location of the sanitary sewer for the
home he needs to construct it closer to the west lot line than the required 10 feet set back.
To consider your variance request, you need to justify the purpose of the request. Please provide your
responses to the following statements.
Describe your variance request for how it will be compatible with the surrounding properties and not
the existing character of the neighborhood:
Will allow the construction of a garage in the rear
If approved, would your request result in reduced visibility of pedestrians or approaching vehicles or
other public safety concerns?:
No reduced visibility
Explain how the physical conditions of your property present an unusual hardship in meeting the
required lot size, setbacks, and lot coverage:
Sanitary sewer line runs diagonal across the back yard
Explain how you believe the circumstances associated with your property present a hardship that is
unique to your property but is not present on similarly zoned land nearby:
Cannot build over the sewer line and the natural gas line runs on the east side of the lot.
Are covenants or homeowner regulations in place in your neighborhood that disallow the type of
variance you are asking for?:
No
No Code Enforcement actions have occurred on the property under the current owner:
None
The encroachment is not visually evident:
It will be in line with residential setbacks, this is a non conforming residential use in a general commercial zone
The nonconforming use or structure can be made more conforming if the variance is granted:
Yes

In granting a variance, the Board shall ascertain that the following criteria are met (staff comments in red):
o Variances shall be granted only where special circumstances or conditions (such as exceptional
narrowness, topography, or when the relaxation of a restriction of the code, granted by the Board
of Adjustment shall provide a quantifiable benefit to the City and the surrounding neighborhood
of the parcel) are fully described in the finding of the Board. This is a legal non-conforming use
in a General Commercial district, and is among several other non-conforming residential homes
on this block. Relaxation of the code would allow the applicant to follow setbacks that are
similar to a home within a Medium-Density Residential housing district.
o Variances shall not be granted to allow a use otherwise excluded from the particular district in
which requested. This is a legal, non-conforming use within a General Commercial district.
There are surrounding residential properties on this block along Main Street. Regardless of the
primary use, an accessory structure is allowed.
o For reasons fully set forth in the findings of the board, the aforesaid circumstances or conditions
are such that the strict application of the provisions of the Ordinance would deprive the applicant
of any reasonable use of his land. Mere loss in value shall not justify a variance, there must be a
deprivation of beneficial use of land. The setbacks in a General Commercial zoning district are
designed for business activity. Strict enforcement of these setbacks would result in a deprivation
of beneficial use of land for the applicant as he would not be able to utilize a large portion of his
property if the garage were to follow a 30’ setback.
o Any variance granted under the provisions of this section shall be the minimum adjustment
necessary for the reasonable use of the land. If approved, the garage setback would be at least
20’ from the rear property line, and would not interfere with visibility and access in the alley.
o The granting of any variance is in harmony with the general purposes and intent of this
Ordinance and will not be injurious to the neighborhood, detrimental to the public welfare or in
conflict with the comprehensive plan for development. The intended use fits the character of the
surrounding neighborhood.
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Staff Report
May 7, 2019
Laura Abernathy, Planning Coordinator
Final Plat – Kevin Bossman, 2007 Butte View Drive

Overview
The applicant has submitted a final plat application for Lot 19 Revised and Lot 19A Revised of Murray
Tract #1. The property is located at 2007 Butte View Drive, and is currently described as Lot 19 and Lot
19A in Murray Tract #1. It is currently zoned as Low-Density Residential Housing. Lot 19A Revised
would be .5 acres, or 21,853 sq. ft, and Lot 19 Revised will be .661 acres, or 28,795 sq. ft. Lot 19
Revised is the location of an existing single-family home. Lot 19A Revised is intended to be sold for a
new single-family house that will front Glenn Drive. The preliminary plat was approved without changes
at the April 23 special meeting.
Recommendations
Staff recommends approval of the final plat. Since the April 23 meeting, the setbacks had been changed
to Title 18 regulations for Low-Density Residential Housing as there were no known covenants recorded
at the Register of Deeds. The new lot sizes and setbacks will conform to City Ordinance Title 18
requirements.
Budget Impact
The City will collect plat application fees that will be deposited into the general fund. Development of
Lot 19A Revised will increase assessed value of the property and generate additional property taxes to the
County and City.

Lot 19A-Revised

City Manager
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Planning and Zoning Commission Report
May 7, 2019
Daniel Ainslie, City Manager
Consideration to recommend approval of an Amendment to TIF #12 Dolan Creek Estates
Background
The City Council approved the Dolan Creek Estates TIF #12 in 2015. The TIF included funding for
infrastructure improvements (streets, water, sewer and storm water lines) and a new park. The TIF
projections included all 106 lots being fully constructed by 2021 with an average assessed value per
house of $170,000. As of November 1, 2018, the date of the last assessment, the total assessed value
was 23.7% higher than the projections included in the original TIF.
The development has been an economic driver within the community. It has led to growth in schools,
employment and the tax base. For the City, the additional residents have brought new customers to our
retailers increasing sales tax revenue. In addition, the City’s utilities largely operate with fixed costs.
As such, a significant portion of the increased revenue received from new customers is net income. This
is especially true in the waste water fund. Almost half of the revenue received from customers is used to
retire the debt from the Waste Water Treatment Plant. The financing plan for the wastewater treatment
plant required an annual growth of at least 40 new customers in order to not need to increase the
surcharge once the project is completed. The estimated net income in 2018 from the 42 homes that were
occupied in November of 2018 is:
$33,637
in estimated additional Sales Tax for the City of Sturgis
$17,981
in estimated additional Waste Water Net Income
$ 8,499
in estimated additional Water Net Income
$ 3,668
in estimated additional Sanitation Net Income
$63,785
in estimated additional Net Income for the City of Sturgis in 2018
Purpose of Amendment
During the course of construction of the Dolan Creek subdivision, a large adjacent property located
outside the City limits began constructing a previously undeveloped 10-acre lot into a compacted
graveled campground. This campground included stormwater collection within its boundaries. This
collection system discharged the water collected into a single point directly north of the Dolan Creek
subdivision. Previous to development, the stormwater was largely absorbed in the grassland and then
was discharged downhill through sheet flow. This significantly changed the stormwater runoff and has
led to approximately 10 of the Dolan Creek lots to be unbuildable. In addition, the stormwater runoff
from the campground is undercutting curb, gutter and road improvements along Glenn Drive. Lastly, the
runoff is largely proceeding into the Murray subdivision unmetered causing large stormwater peak flows
and sediment deposits throughout the subdivision.
To solve this issue, the County is requiring the campground to make necessary repairs to the detention
pond that the campground constructed in 2016. However, even with these corrective measures, the point

of discharge from the campground retention pond and the metering from the retention pond will be
insufficient to rectify the situations previously described.
The proposed amendment will provide funding to construct a new detention pond on a previously platted
residential lot. This will provide additional storage capacity to allow the stormwater runoff from the
campground to be metered appropriately. In addition, the amendment will provide funding for
underground stormwater conveyance from the new detention pond to the existing Dolan Creek detention
pond. This will provide a proper point of discharge to eliminate the sedimentation and significant peak
flows which are occurring throughout the Murray subdivision.
Responsibilities and Compensation
The City will:
➢ Complete the processing of the Amended Project Plan, the TIF documentation and provide
loan financing for the Amended Project Plan
o $15,000
➢ Provide financing for the TIF Amendment
o $30,000
The Developer will:
➢ Complete the construction of a new detention pond to retain the run off from the adjacent
campground development sufficient to a 100-year flood event and complete an underground
conveyance system from the newly constructed retention pond to the completed Dolan Creek
retention pond
o $65,000
➢ Provide one residential lot for the construction of a new detention pond
o $40,000

TIF Amendment Financial Impact
The original plan estimated the TIF loan being repaid by 2027. That is within 8 years of the completion
of the project plan in 2019. Given the current sales rate, assessed valuation and tax rate (which has been
reduced since the TIF was approved) the original debt is anticipated to be repaid in early 2028. It is
important to note however, that without the improvements included within this amendment, the total
assessed value of the development will likely be approximately $2,400,000 less than originally anticipated
and would extend the payoff date until at least 2032.
The additional debt anticipated with this amendment will be able to be repaid within less than 24 months
of the original TIF debt being repaid. If the projects are completed, then an additional 9 lots will be able
to be developed. Given the current sales rate, it is anticipated that the original and amended debt will be
repaid by 2029, ten years after the completion of the original and amended project plan. Statute allows
for TIFs to have up to 15 years after the completion of the Project Plan to repay all debt. As such, there is
significant time remaining to repay the proposed additional debt.
It is important to note that this TIF, will not raise property taxes on any individual land owner and is a
debt of the developer. Once it is repaid, the addition property taxes created through this development
will increase total tax revenue to the School District, County and City.
The completion of this amendment will resolve significant storm drainage issues and allow for the
completion of the development. It is anticipated that the completion of the development will provide
additional valuation of approximately $2,400,000.
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Recommendation
The City staff recommends that the Planning and Zoning Commission recommend approval of the
Amendment to TIF #12 Project Plan to the City Council.

Approved:
Daniel Ainslie, City Manager
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AMENDED PROJECT PLAN FOR
TAX INCREMENTAL DISTRICT
NUMBER TWELVE

Between
DOLAN CREEK, LLC
and
CITY OF STURGIS, SOUTH DAKOTA

May 20, 2019
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PARTIES:
The parties to this plan are the CITY OF STURGIS, a municipal corporation organized under
the laws of the State of South Dakota, (hereinafter “CITY”); and DOLAN CREEK, LLC, a
South Dakota company, (hereinafter “DEVELOPER”).

PURPOSE:
The City of Sturgis had identified diversified, quality residential growth as a community need
and had encouraged the private sector to develop such projects when it established STURGIS
TAX INCREMENT DISTRICT TWELVE. As part of that encouragement, the CITY authorized
use of tax increment financing through the creation of TIF #12 in July 2015. Tax increment
financing is authorized by South Dakota Law, as specified in SDCL 11-9. The CITY found when
TIF #12 was created in 2015, that the long-term vacancy of the subject property, the lack of
adequate storm water, domestic water and street lighting has impaired the economic growth of
the area as defined in SDCL 11-9-11.
As the development was occurring in TIF #12, CITY has learned that additional storm water
improvements are necessary in order to adequately complete the development. The stormwater
improvements are necessary as a result of unexpected development that occurred on a
neighboring property located outside jurisdiction of the City of Sturgis after the formation of
TIF #12.

TERMS OF AMENDED PLAN (SDCL 11-9-18 and SDCL 11-9-13(5)):
This amended plan covers stormwater infrastructure beyond that included in the original Project
Plan. The projects identified in this Amended Plan shall be completed by April 21, 2020 or
sooner. The City shall loan the Contractor funds necessary to finance the any additional
obligations identified in this Amended Plan and to provide any additional financing necessary
to make annual debt payments until the original debt included in the original Project Plan are is
repaid. The City shall account for all expenses paid in relation to this Amended Plan the TIF
#12 fund. Annual repayment of debt from the tax increment shall be used to retire the City’s
expenses resulting from the Amended Plan improvements once the original TIF #12 debt is
retired.

RESPONSIBILITIES (SDCL 11-9-13(1):
Parties to this contract agree to the following responsibilities:
CITY agrees to:
•

Develop and complete the Amended Project Plan for additional stormwater
infrastructure, prepare and complete all contracts and TIF documentation and provide
the entire loan for financing for of the Amended Project Plan.
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DEVELOPER agrees to:
•
•

•

Provide sufficient land as required to construct the additional infrastructure.
Complete the construction of a new retention pond as detailed in the Amended Plan to
retain the run off from the adjacent campground development sufficient to a 100-year
flood event
Complete the entire underground conveyance system from the newly constructed
retention pond to the completed Dolan Creek retention pond.

COMPENSATION (SDCL 11-9-13(3)):
All parties agree that the CITY shall receive compensation from the Amended TIF Fund proceeds
in the following amounts:
Administrative Costs

$ 15,000

(SDCL 11-9-15 (5))

All parties agree that the DEVELOPER shall receive reimbursement compensation from the
Amended TIF Fund proceeds in the following amounts (based upon the engineer’s estimate) as
attached as Exhibit A:
o Construction of new retention pond and conveyance system from new pond to
existing Dolan Creek Pond (see attached estimate)
$ 65,000
▪ (SDCL 11-9-15 (1))
o Acquisition of land necessary for new retention pond
$ 40,000
▪ (SDCL 11-9-15 (3))
o Financing Costs for Amended Improvements
$ 30,000
▪ (SDCL 11-9-15(2))

FISCAL IMPACT STATEMENT (SDCL 11-9-13(4)):
The total assessed valuation upon the completion of the project is anticipated to increase by
$16,109,130. During the period of debt repayment, each taxing agency will retain their existing
revenue (City $0, County $1,482 and School Total $5,130). Upon the completion of the
repayment of the indebtedness the total assessed valuation is anticipated to grow to $16,410,000.
This growth in total assessed valuation is anticipated to generate the following annual revenue
for the three taxing agencies:
1. City: $123,731
2. County: $80,852
3. School (Total): $227,705
3

PROJECT PLAN STATUTORY REQUIRED STATEMENTS (SDCL 11-9-16 (4,5,6):
The proposed amended project does not require a change to the City’s adopted comprehensive
plan and building codes.
Land Cost

$

40,000

Infrastructure Construction

$

65,000

Financing

$

30,000

Administrative/Planning Costs

$

15,000

No residential or commercial ventures are anticipated to need to be relocated as a result of this
plan.

ECONOMIC FEASIBILITY STUDY (SDCL 11-9-13(2)):
The original Project Plan feasibility study was largely based on the Housing Needs Assessment
completed by Community Partners Research in 2014. The Dolan Creek Estates development has
surpassed the initial expectations included in the original Project Plan. As of the November 1,
2018 assessment value, the total project valuation was 23.7% higher than the original project plan
feasibility study. The original plan estimated the TIF loan being repaid by 2027. That is within
8 years of the completion of the project plan in 2019.
A significant number of lots will remain undeveloped without the completion of the infrastructure
projects in this amended plan. The development of the adjacent campground outside of City
limits has altered stormwater flows which were originally unknown and therefore not adequately
detained. This occurred subsequent to the design and start of construction of the Dolan Creek
Estates development. The infrastructure project included in the amendment will allow the
completion of the entire development. This in turn will allow the realization of the total assessed
value of $16,109,130 projected in the original project plan.
The additional debt will be able to be repaid within less than 24 months of the original TIF debt
being repaid. Given the current sales rate, it is anticipated that the original and amended debt
will be repaid by 2029, ten years after the completion of the original and amended project plan.

MODIFICATION OF CONTRACT:
This Amendment to the Project Plan constitutes the entire agreement for the Amended Project
Plan for Tax Incremental District Number Twelve between the parties. No amendment or
modification changing its scope or terms shall have any force or effect unless it is in writing and
signed by all parties.
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PARTIES BOUND:
This agreement shall be binding upon the parties hereto and their successors in interest and
assigns.

Executed this 20th of May, 2019.

CITY OF STURGIS

DOLAN CREEK, LLC

___________________________

_______________________________

Daniel Ainslie, City Manager

Brad Hammerbeck, Managing Member

Executed this 20th day of May, 2019.
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Date: 5/3/2019
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