Planning Commission
Agenda
The City of Sturgis Planning Commission will hold a special meeting on Tuesday, April 23, 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 2, 2019 regular meeting
Agenda Items (subject to changes announced at meeting time)
1. Variance Request – SEDC/Chris Bergman (Scooptown Car Wash)
Applicant has submitted an application for a 15’ variance to the 15’ rear setback, a 5’ variance to the 35’
front setback, and a variance to minimum space dedicated to landscaping.
Location: 700 Block Anna Street (Lot J6 in Block F of Glover’s Second)
Zoning: Highway Service
Action Required: Consider the application and make a recommendation to the City Council for the
May 6 meeting.
2. Preliminary Plat – Kevin Bossman
Applicant has submitted a preliminary plat application of Lots 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 for final plat review.

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 regular meeting on Tuesday, April 2, 2019 at 5:30pm in
the front conference room at Sturgis City Hall, 1040 Harley-Davidson Way, Sturgis, SD.
Present:
Chairman Kyle Treloar
Vice-Chair John Gerberding
Commissioner Suzanne Nelson
Commissioner Mark Norstegaard

Commissioner Jon Olson
Commissioner Aaron Schoon
Commissioner Cody Weber

Also Present:
Dave Smith (Director of Planning and Permitting)
Daniel Ainslie (City Manager)
Laura Abernathy (Planning Coordinator)
Steve Keszler (City Council)
Mike Bachand (City Council)

Amanda Anglin (SEDC)
David Erfman
Mike Leveque
David Murtha

Gerberding called the meeting to order at 5:31pm with the following members present: Gerberding,
Norstegaard, Olson, Schoon and Weber. Motion by Olson, second by Weber to approve the minutes
from the regular Planning Commission meeting held on Tuesday, March 5, 2019. Motion carried.
Staff announced a change in the agenda to swap Agenda Items #1 and #2.
Agenda Item #1 (formerly Agenda Item #2) – Vacate - Sturgis Economic Development Corp
The applicant has submitted a petition to vacate the dead end portion of South Baldwin Street adjoining
and abutting Block F and Block J of Glover’s Second Addition. Abernathy presented the information
provided in the commissioners’ report.
Treloar entered the meeting at 5:33pm.
Nelson entered the meeting at 5:34pm.
Abernathy said that since there are city water and sewer mainlines within the area to be vacated, a 42’
easement as shown in the commissioners’ packet will need to be filed with the Register of Deeds if the
request is approved. Staff explained that the area to be vacated would act as a secondary access point
for the future business on Lot J6 and the nearby business on Lot SBC. Motion by Schoon to approve the
request. Second by Weber. Motion carried (Treloar abstaining).
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Agenda Item #2 (formerly Agenda Item #1) – Use on Review – David Erfman of 1923 Arizona Ave
Abernathy presented an update to the Use on Review request from David Erfman of 1923 Arizona
Avenue to operate an in-home animal nutrition sales business from his home. She said that the truck
and horse trailer that generated the original complaint were removed from the property. She said that
the landowners were notified of the status of the application from the March 5 Planning Commission
meeting, and that the consensus of neighborhood disapproval has not changed. The Commission
discussed the permanent status of the truck and horse trailer. Treloar said the applicant has met the
conditions that can be regulated with a Use on Review, but there are enough neighborhood concerns to
require a shorter timeframe for the Use on Review to be revisited by the Planning Commission. Nelson
said that she feels the neighborhood comments should be considered, and while they may not
necessarily be related to the at-home business, the comments are a way for neighbors to address issues
they see on the property. She said that a three-month Use on Review would allow the applicant to
further improve conditions on the property. Motion by Treloar to recommend approval of the Use on
Review for a three-month period. Second by Olson. Motion carried with all members voting yes.
Agenda Item #3 – Final Plat – LPN Holdings, LLC
The applicant has submitted a final plat application for Lot 1A-1 and Lot 1A-R of LPN Holdings Addition to
the City of Sturgis. The property is currently described as Lot 1A of LPN Holdings Addition. Motion by
Treloar to approve the final plat. Second by Nelson. All members voted yes to approve the final plat.
Agenda Item #4 – Preliminary and Final Plat – Sturgis Economic Development Corp
The applicant has submitted a preliminary and final plat application for Lot J6-1 and J6-2 in Block F of
Glover’s Second Addition. The property is currently described as Lot J6 in Block F of Glover’s Second
Addition. The property is being subdivided to prepare for future commercial development. Motion by
Olson to approve the preliminary and final plats, second by Weber. Motion carried 5-2, with Nelson
voting no and Treloar abstaining.
Agenda Item #5 – Final Plat – City of Sturgis
The applicant has submitted a final plat application for Lots 1-5 in Block 1 of Creekside Subdivision. The
property is currently a portion of unplatted City of Sturgis property along West Woodland Drive.
Abernathy presented the information in the report, and said that the drainage lot presented in the
preliminary plat has been changed to an easement, and there was a minor lot line change on Lot 5.
Olson asked why the drainage lot was changed to an easement. Ainslie said it was so the city would not
be responsible for maintaining the property. Motion by Treloar to approve the final plat. Second by
Schoon. All members voted yes to approve the final plat.
Agenda Item #6 – Final Plat – City of Sturgis
The applicant has submitted a final plat application for dedicated public right-of-way for West Woodland
Drive. The property is currently part of an unplatted portion of City of Sturgis property that contains a
section of the City bike path and West Woodland Drive. Abernathy presented the information provided
in the commissioners’ report, and said that a correction was made for the final plat to reflect previously
dedicated right-of-way on the east end of West Woodland Drive. Motion by Treloar to approve the
final plat. Second by Nelson. All members voted yes to approve the final plat.
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Agenda Item #7 – Final Plat – Mark Norstegaard of 1445 Short Track Road
The applicant has submitted a final plat application of Tract B-1 and Tract B-2 of Tysdal Subdivision. The
property is currently described as Tract B of Tysdal Subdivision. It is located in Area #1 of the 3-Mile
Platting Jurisdiction. The purpose of the plat is to subdivide the property to resolve the issue of two
residential structures on one lot. Abernathy said that she had been given approval of the plat from the
Deputy Director of Equalization and Planning at Meade County. She said the staff recommendation was
to approve the plat, and to draft a development agreement at the time of future annexation. The
commission discussed concerns with the staff recommendation and would like to see the terms in place
before possible annexation. The commission discussed when a property is required to make
improvements, when a city is supposed to provide services upon annexation, and the items they would
like to see in a development agreement. Smith said that many of these terms would be found within
Title 19 of the City Ordinance. The commission continued the discussion of when these terms would
apply when nearby improvements have not been made in the surrounding area. Treloar asked if
drafting agreements should become a standard when reviewing three-mile plats. Olson said it should at
least be considered within one mile of city limits. Motion by Treloar to approve the final plat,
contingent upon the city drafting a developer’s agreement to be presented to the City Council.
Second by Olson. Motion passed (Norstegaard abstaining).
Agenda Item #8 – Chris Bergman of Scooptown Car Wash
Abernathy provided an informational report regarding a variance request application received for a
proposed car wash business near South Baldwin Street and Anna Street. She said the applicant is
requesting to be put on a special Planning Commission meeting so the project can move forward. The
commission decided that a special meeting to consider the request can be held on Tuesday, April 23 at
5:30pm in the front conference room at City Hall.
Ainslie notified the commission that the City Council is looking at adopting a resolution to determine
how planning and zoning applications should be considered by the planning commission.
The meeting was adjourned at 7:04pm. A special meeting will be held on Tuesday, April 23, 2019.
Respectfully submitted,
Laura Abernathy
*Minutes are not considered official until approved by the Planning Commission
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Planning Commission
Staff Report
April 23, 2019
Laura Abernathy, Planning Coordinator
Variance – Chris Bergman (Scooptown Car Wash), in collaboration with SEDC
Overview
Chris Bergman of Scooptown Car Wash (to be described as Lot J6-2 in Block F of Glover’s 2nd Addition,
including vacated S. Baldwin Street right-of-way), has submitted a variance application to allow for a new
car wash business. The car wash would have five wash bays (two automatic and three manual), a
motorcycle wash bay, a pet wash station, and an RV dump station. Self-service vacuums would also be
available. The property is currently owned by Sturgis Economic Development Corp, who intends to sell
Lot J6-2 to the applicant. The property is zoned as Highway Service. The applicant is requesting a 15’
variance to the 15’ rear setback, or a 0’ lot line setback, and a 5’ variance to the 35’ front setback, as well
as a variance to the minimum space dedicated for landscaping, defined as living plant material in the
Ordinance.
Notifications
Neighboring landowner concerns: 7 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 = 100% (5 - This includes property owned by applicant (SEDC) – 39.13%)
No Response = 0% (2)
Disapprove = 0% (0)
Three properties within the notification zone have a $0 assessed value, including two churches and a
utility company.
Recommendations
City staff recommends that the applicant should meet 1,970 sq. ft. in perennial landscaping, and that the
submitted variance requests to the setbacks be approved as staff believes development of the property will
provide a quantifiable benefit to the City and the surrounding neighborhood. Because the rear setback
abuts Department of Transportation (DOT) right-of-way, a representative from the DOT has been
contacted. The request is still under review, but a representative has stated that the building is strictly
prohibited from encroaching over or into DOT right-of-way. Fire, ambulance, police, and public works
departments have been notified of the request, and did not report any concerns. Public Works has
requested to review the utility hook ups as well as the sand and oil separator for the car wash before
approval. Additional staff comments have been provided in the attached findings report.
Budget Impact
The City of Sturgis would collect a building permit fee for construction if the variance is approved, as
well as a $100 application fee deposited into the general fund. Commercial development would increase
the assessed value of the property and would generate additional property and sales tax for the City of
Sturgis.
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https://www.citizenserve.com/Admin/ActivityController?JSON=1

File Summary Report: 19-000226
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Case Information:
Case #: 19-000226
Address:

Status: Open Disposition:
Neighborhood:
Priority:
STURGIS SD 57785
Open Date: 03/26/2019
Property Owner:STURGIS ECONOMIC Parcel Number:01.62.J6 Sub-Division:
How Received: Internet
Close Date:
Responsible User: Laura Abernathy
Type: Permitting
Approximate Location:
Description: 0' rear setback, 5' front setback, and 9% variance to 10% green space requirements for new car
wash business
Legal Description: GLOVERS 2ND LOT J6
Categories:

Permits:
Permit #
Permit Type
Status
Application Date Issue Date
VAR19-000001 Zoning Variance
Pending P&Z Review 03/26/2019
15' variance to 15' rear setback (0' rear setback), 5' variance to 35' front setback, and 9%
Description
variance to 10% of total lot size dedicated to landscaping to install new car wash business.

Citizens:
Name

Home Address

Chris Bergman

Home Address:
21698 Piedmont Meadows Rd.

Home Phone

Business
Phone

Association
Applicant

Chronological History:
Date
Comments:
Comments:

Type
City Council Public Hearing
05/06/2019
Planning Commission Hearing
4/23/2019 - Special P&Z Meeting

User
Laura Abernathy

Activity Status
Pending

Laura Abernathy

Pending

4/3/2019, 3:25 PM

PROJECT INFORMATION
Existing Property Use Including Current Zoning:
Vacant; Highway Service
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.:
Wanting to install new car wash
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:
Commercial zoned, its use meets its zoning. not out of character
If approved, would your request result in reduced visibility of pedestrians or approaching vehicles or
other public safety concerns?:
No
Explain how the physical conditions of your property present an unusual hardship in meeting the
required lot size, setbacks, and lot coverage:
Depth of the property will not fully accommodate building. Also I need green space requirements which takes
away from building property.
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:
I have no neighbors to the south and its shallow with the setbacks to be met.
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:
No
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. The current size of the property
does not accommodate the size of the car wash without relaxation of the ordinance. In this case,
a variance may be considered if allowing a variance provides a quantifiable benefit to the City
and the surrounding neighborhood. The City of Sturgis encourages development in this corridor
in the hopes that surrounding properties will be developed.
o
o Variances shall not be granted to allow a use otherwise excluded from the particular district in
which requested. This is an allowable use within Highway Service.
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 size of the property and its current setbacks do not
accommodate the business the applicant would like to build. The design is for 3 manual car
wash bays, 2 automatic bays, an RV dump station and motorcycle wash as shown on the attached
plan. A central corridor will house the equipment room, rest room and a pet wash station. As
stated above, if allowing variance provides a benefit to the City and surrounding neighborhood,
it can then be considered. Regarding the variance for landscaping requirements, the applicant is
requesting to reduce the area dedicated for landscaping to 1-2%. City staff would like to see this
section of the ordinance enforced for the following reasons as stated in Article IX of Title 18:
▪ To aid regulating and controlling vehicular and pedestrian circulation in parking areas;
▪ To enhance the environmental and aesthetic conditions which exist in the Black Hills
area;
▪ To protect and preserve the value of the property;
▪ To reduce the amount of storm water run-off from paved areas;
▪ To reduce heat and noise, wind and air turbulence and the glare of automobile lights;
▪ To reduce the level of carbon dioxide and return pure oxygen to the air; and
▪ To reduce the glare of sunlight from parking lot pavements.
According to the submitted site plan, the building footprint would be approximately 4,864 sq. ft.
The current lot size is 20,370 sq. ft, with an extra ~4,200 sq. ft to be gained from the recent
vacation of S. Baldwin Street. This means ~19,700 square feet of open lot space for parking
remains. The current ordinance reads “All areas for parking which have ninety-nine (99) or
fewer parking spaces shall provide landscaping (living plant material) on the perimeter, which is
equal to or greater than 10% of the overall lot area.” The applicant would need to reserve a
minimum 1,970 sq. ft. for landscaping. This can be accomplished through planting large shrubs
and trees and grass along the perimeter of the property. A landscaping plan should be submitted
at the time a building permit is applied for.
o Any variance granted under the provisions of this section shall be the minimum adjustment
necessary for the reasonable use of the land. The 5’ front setback variance is to accommodate a
4’ overhang of the building. City staff does not foresee an issue with this request as the physical
pillar will be within 1’ of the required setback. The 0’ rear setback request is to accommodate
additional space in the front designated for vehicle and pedestrian traffic. The property will not
be serviced from the rear, and the variance to the setbacks would not affect neighboring
properties. The applicant has been advised that the overhang shall not encroach over the rear
property line, which abuts SDDOT right-of-way.

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 City of Sturgis encourages the
commercial development of property as it will increase the assessed value of the property and a
new business will generate sales tax for the city.

Scooptown Car Wash - Variance Request
Site Location

121 ft

Parcel ID
01.62.J6
Sec/Twp/Rng
-Property Address
District
Brief Tax Description

Alternate ID n/a
Class
NADC
Acreage
n/a
CS461
GLOVERS 2ND LOT J6
(Note: Not to be used on legal documents)

Owner Address STURGIS ECONOMIC
DEVELOPMENT CORP
PO BOX 218
STURGIS SD 57785

5808 SHERIDAN LAKE ROAD
RAPID CITY, SOUTH DAKOTA 57702

www.ARCeTEK.com
FAX 605-341-3651
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Planning Commission
Staff Report
April 23, 2019
Laura Abernathy, Planning Coordinator
Preliminary Plat – Kevin Bossman, 2007 Butte View Drive

Overview
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 an existing single-family
home. Lot 19A Revised is intended to be sold for a new single-family house that will front Glenn Drive.
Recommendations
Staff recommends approval of the preliminary plat. The new lot sizes will conform to City Ordinance
Title 18 requirements. Setbacks have placed on the plat per existing covenants as confirmed by Baseline
Surveying. Staff recommends that a copy of the covenants be submitted prior to final review to confirm
the covenants are still active and that the lots will meet size and setback 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.
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