
 

 1 

Cerro Gordo County Planning & Zoning 
Staff Report 

 
SPECIAL USE 

 
 

Case No.: 19-28     Date of Application: March 28, 2019   
Use Request: 20.2(EE) Temporary facilities for music Owner: Richard and Deidra Rattay 
         events, sports events, commercial   
         exhibitions and carnivals 
Current Zoning: A-1 Agricultural   Petitioner: Same  
Address:  18323 280th Street    Size of Special Use: Approx. 24.44-acre area 
  Mason City, IA 50401   Size of Parcel: 24.4 acres 
Legal: 24.44 acre-parcel in the NW¼ of the NW¼, Hearing Date: April 30, 2019 
            Section 1, Mason Township 

 
BACKGROUND INFORMATION: 
 
1) PURPOSE OF SPECIAL USE REQUEST - 
 

The Rattays own a 24.44-acre acreage just north of Mason City between Quince Avenue and Spruce Avenue.  
The site contains a house where the Rattays reside, a machine shed/horse barn, and an accessory building 
located on a small island at the back half of the property (See Figures 1 & 2). The Rattays also own the 
neighboring parcel to the west, which has a small dwelling and several accessory buildings (See Figure 3). 
 
They are requesting a Special Use Permit (SUP) for the purpose of offering an outdoor, special event venue 
primarily for weddings and receptions, though graduation parties, reunions, and business events are also 
possibilities.  Events will mostly take place in a large barn structure for groups of up to 250 people, though some 
may be larger but less than 300 according to the applicant (See Figure 4).  The structure will include a large main 
floor with bathroom and kitchen facilities.  The second floor loft area will include changing rooms for the bride and 
bridesmaids.  The groom and groomsmen will use the small dwelling on the adjacent property to the west for 
changing (See Figure 3).  
 
Outdoor weddings are contemplated by the applicants, but no definitive plans or outdoor event area have been 
finalized (See Figures 5-7).  Recreational fires are specifically prohibited as a part of the venue’s policies.  Outside 
catering will be provided from offsite, but the venue will provide some kitchen facilities, dishes, utensils, etc. 

 
The property will be used for events primarily on weekends throughout the year.    

 
2) EXISTING LAND USE AND ZONING CLASSIFICATION OF PROPERTY – 
 

The 24.44-acre parcel is zoned A-1 Agricultural and is on an existing acreage.  The property currently contains the 
house, horse barn, and accessory structure (See Figure 1 & 2). 

 
3) LAND USE AND ZONING CLASSIFICATION OF SURROUNDING PROPERTY -  
 

The closest residence is on the adjacent property to the east at 18467 280th Street, located in the A-2 Agricultural 
Residence district (See Figure 8).  All property to the north is zoned A-1 Agricultural.  There is also a residence 
located across 280th Street from the property at 18414 280th Street (See Figure 9).  The Rattays own the adjacent 
property to the west (See Figure 3), but the next closest residence is just west of there in the R-1 Single Family 
Residential district. 
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The city limits of Mason City are immediately to the south of the property.  There is also a significant floodplain of 
Ideal Creek located at the back portion and south of the property. 

 
 
GENERAL FINDINGS: 
 
1) HARMONY AND ACCORD WITH GENERAL PRINCIPLES AND PROPOSALS OF ZONING ORDINANCE - 
 

The intent of the A-1 Agricultural District is to permit the continued use of agricultural land for agricultural 
purposes.  The minimum parcel size in the A-1 district is 10 acres, which this parcel meets.  The proposed special 
use, which will be a venue for special events, is allowed in the A-1 District with a SUP granted by the Board of 
Adjustment.  No agricultural land will be taken out of production to accommodate the special use.  The site is 
currently an open field and not used for any agricultural purpose. 

 
2) COMPATIBILITY OF USE WITH APPEARANCE AND ESSENTIAL CHARACTER OF AREA - 
 

The use will function around the existing building site.  While wedding venues are not an agricultural use, the 
theme of the venue is rural in character.  The proposed facility will be a rustic barn theme and implement country-
like aesthetics into the operation.   
 
While the special use will have a rural aesthetic, it will be obvious to passing motorists. The applicants state they 
plan to accommodate up to 250 guests, and possibly close to 300, for a single event.  In addition to a possible 
sign, the number of cars and events will be apparent due to the proximity to the road, size, and openness of the 
site (See Figure 4).  Requiring a vegetative screening buffer along 280th Street would be a reasonable condition. 

 
3) IMPACT ON EXISTING AND FUTURE USES, VICINITY, AND COMMUNITY AS A WHOLE - 

 
The site is currently on an open field.  Visually, the use will be apparent for nearby property owners and passing 
motorists (See Figures 4-7).  Requiring a minimum number of parking space accommodations, vegetative 
screening of the property, and dust control are all reasonable conditions for approval.  
 
Noise is a likely impact from music occurring during wedding receptions.  It can carry far in wide open areas.  
Vegetative buffers can help mitigate impacts from noise and should be made a condition of the permit as there are 
several nearby residence.  I have also recommended as a condition of the SUP that music must take place within 
the proposed wedding barn (See Figure 4). 

 
4) ADEQUACY OF PUBLIC SERVICES (i.e., highways, streets, police, fire protection, drainage structures, 
 refuse disposal, water and sewage facilities, or schools) - 
 

Clients and event attendees will be directed to access the site via Spruce Avenue from 12th Street in Mason City.  
280th Street is gravel-surfaced with an average annual daily traffic count of 140 vehicles per day past this site.  
Spruce Avenue is also gravel-surfaces and carries 340 vehicles daily.  It is foreseeable that vehicles will also 
come from the west via Quince Avenue/Plymouth Road, which carries 170 vehicles per day.  A new driveway is 
proposed to access the wedding barn.  A driveway permit from the County Engineer’s Office is required for a 
second driveway and should be made a condition of the permit. 
 
Law enforcement protection will be provided by the Cerro Gordo County Sheriff’s Department.  Fire protection and 
Emergency Medical Services will be provided by the Mason City Fire Department.  There should not be a 
substantial increase in demand for either service. 
 
The south portion of the property contains the floodplain of Ideal Creek, but none of the proposed building or 
parking will be within the FEMA-designated 100-year floodplain.  The property is not located in a drainage district.  
The applicants will be responsible to arrange for refuse disposal.  The use will have no impact on schools. 

 
The proposed wedding barn will have bathroom facilities and likely require a new well and septic system.  A 
condition requiring approval by the Health Department for the restroom and well and wastewater system should 
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be a condition of the permit, if approved.  Being a year-round facility, it will qualify as a public water supply and 
require a permit from the DNR. 

 
5) PUBLIC COST FOR ADDITIONAL PUBLIC FACILITIES AND SERVICES -  
 

There should be no cost to the public as a result of the proposed use. 
 
6) POTENTIAL DETRIMENTS TO PERSONS, PROPERTY, OR GENERAL WELFARE (i.e., excessive traffic, 
 noise, smoke, fumes, glare, or odors) -  
 

According to the narrative, gatherings of up to 250, and possibly almost 300, could be accommodated on the site.  
For the sake of argument, if each vehicle has an average of 2.5 people in it, one event could generate as many as 
240 trips, or 120 vehicles, to the site.  This is about 3 times the average daily traffic on either 280th Street.  A 
typical figure cited for wedding venues puts 195 guests as the average Iowa wedding attendance.  Using the 
same number of average persons per vehicle, 78 trips would be generated for an event with 195 guests.  The 
increase in traffic, particularly on weekends when most events will occur, will be noticeable.   
 
Requiring the Rattays to pay for dust control for residences on the route to the site is a reasonable condition.  The 
applicants verbally stated they will direct traffic to the site from the east and Spruce Avenue, but guests coming 
from the west and Quince Avenue/Plymouth Road appears equally likely, particularly since it is a paved road.  It is 
also the default route Google Maps gives from Mason City.  Requiring dust control for residences along both 
routes on 280th Street should be considered by the Board.  
 
There are two particularly close dwellings under 1,000 feet from the proposed wedding barn location.  Loud music 
can carry long distances in wide open areas.  The Board may consider requiring vegetative buffers installed along 
the east property line and along 280th Street to limit some of the potential noise impacts of the special use.  I have 
recommended that all music, except for wedding ceremony music, must be located inside the reception area as 
specified in the site plan as an alternative.   
 
Recreational fires will be prohibited for events, according to the Rattays, so smoke is not an anticipated impact of 
the special use.  The use should not generate any glare, fumes, or odors, and there should not be any outside 
storage of items. 
 
The applicants note in their narrative that they will not supply alcohol to guests.  Guests will either need to bring 
their own liquor or arrange for it through a caterer.  Likewise, food will not be prepared on the premises, so clients 
of the facility will have to consider catering options on or offsite.  However, the venue will provide some kitchen 
facilities, dishes, utensils, etc., so a food license will be required, as outlined in the comments provided by the 
Department of Public Health enclosed in your packet. 

 
 
7) COMPATIBILITY AND CONSISTENCY WITH THE INTENT AND PURPOSE OF THE ZONING DISTRICT - 
 

The proposed use is generally compatible and consistent with the intent and purpose of the zoning district.  No 
farmland will be taken out of production as a result of granting the special use. 

 
8) COMPATIBILITY WITH COUNTY COMPREHENSIVE PLAN - 
 

There are a couple of statements in the 2004 Comprehensive Plan Update that relate to this proposed special 
use.  Policy 2.1.5 recommends the incorporation of “performance standards, where appropriate, into land 
development regulations and criteria; particularly to encourage compatible development projects.”  Such 
standards “are related to the effects of the development on adjacent properties and uses.”  The conditions 
recommended by staff, if the SUP is approved, can be construed to be performance standards.  
 
Objective 2.4 discourages non-farm uses “from locating in active agricultural areas or on productive agricultural 
soils.”  No land will be taken out of production for this proposed special use.  Aerial photos dating back to the 
1930s show that the land on which the special use will be conducted has never been in agricultural production. 



 

 4 

 
In general, it appears that, if appropriate conditions are attached to the SUP, the proposed use will be in 
substantial conformance with the 2004 Comprehensive Plan Update. 

 
 
COMPLIANCE WITH ADDITIONAL ARTICLE 20 REQUIREMENTS: 
Additional requirements for the special use requested are as follows: 
 
20.2  SPECIAL USES 
 
EE. Temporary facilities for music events, sports events, commercial exhibitions, and carnivals.  A-1 and A-2 Districts.  

Among the 37 categories of special uses listed in Article 20 of the Zoning Ordinance, the proposed use 
appeared to best fit this section.  The section covers events that have the following in common with the 
proposed use as an outdoor, special event venue: (1) events may be held outdoors, (2) there will be large 
assemblies of people, (3) traffic will be generated, and (4) the users are generally transient.  There are no 
performance standards as a part of this type of use which leaves the establishment of conditions up to 
the Board.  The property is zoned A-1.  

 
 
ZONING DISTRICT REQUIREMENTS: 
Requirements of the zoning district for which the proposed special use is to be located are as follows: 
 
The property is zoned A-1 Agricultural. 

• Minimum parcel size is 10 acres.  The parcel on which the special use is proposed is 24.44 acres in size.  

• 7.5  Height Regulations.  No building hereafter erected or structurally altered shall exceed two and one-half (2 1/2) 
stories or thirty-five (35) feet.  Tents may be used for certain events.  As proposed, all structures proposed 
will not exceed height requirements. 

• 7.6  Yard Requirements.  Each lot shall have front, side and rear yards not less than the depths or widths 
following: 

 A. Front yard depth, fifty (50) feet. 
 B. Each side yard width, twenty-five (25) feet. 
 C. Rear yard depth, thirty (30) feet. 

All setback requirements will be complied with. 
6.9  Accessory Structures, minimum separation distance, ten (10) feet.   
There are no proposed structures nearby. 

 
STATUTORY REQUIREMENTS: 
Additional requirements under Iowa Code pertain to the Special Use applied for: 
 
The restroom facility will require water and wastewater permits from the Cerro Gordo County Department of Public 
Health.  A food service license will also be required by the Health Department.  The well for the facility will also qualify 
as a public water supply, so a permit from the DNR will be required. 
 
All new structures on the site will require a Zoning Permit from the Planning and Zoning Office.  More than one acre is 
likely to be disturbed for the proposed wedding barn, parking area, and new driveway, making a stormwater discharge 
permit required by the DNR. 
 
The applicants are responsible for ensuring they are compliant with all state and federal rules, such as state electrical 
code, the American’s with Disabilities Act, and state fire code.  I have requested comment from the County Engineer as 
well.  Any comment received will be shared with the Board at the hearing. 
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STAFF ANALYSIS AND RECOMMENDED ACTION: 
 
The narrative addresses many of the potential impacts that may arise from this type of special use.  The location is 
within less than 1,000 feet from two other residences.  Music can carry a long ways in open areas, so the Board may 
consider requiring buffer plantings to mitigate potential noise impacts.  I have recommended that reception music must 
remain inside the reception area for this purpose.  
 
The traffic that will be generated for this proposed use will be noticeable to nearby residents.  Dust created by the 
considerable traffic to and from the site is likely to have the greatest impact, even if there is only one event each week.  
There are two potential routes that are equally likely for guests to use.  Because of this, a condition specifying where 
and how often dust control should be applied would be appropriate.  
 
Aside from potential issues from dust, noise, and traffic, the Rattays are proposing to provide a service that is in 
increasing demand for the area.  I recommend approval subject to the conditions listed below. 
 
 
RECOMMENDED CONDITIONS TO BE MET IF POSITIVE VOTE BY BOARD OF ADJUSTMENT: 
Note:  In granting a Special Use Permit, the Board of Adjustment may attach conditions which it finds are necessary to 
carry out the purpose of the Zoning Ordinance, in conformance with what is provided in Article 20 of the Zoning 
Ordinance, and where reasonable and necessary may increase the required lot or yard, control the location and 
number of vehicular access points to the property, limit the number of signs, limit coverage or height of buildings 
because of obstruction to view and reduction of light and air to adjacent property, and require screening and 
landscaping to reduce noise and glare and maintain the property in character in keeping with the surrounding area.  
Special uses shall ordinarily comply with the standards of the district concerned for principal uses which are permitted 
therein, except as modified by the Board of Adjustment in granting a Special Use Permit. 
 
The following conditions are recommended: 
 

1. This Special Use Permit may be reviewed at any time in the future upon the request of the applicants or a 
majority of the Board of Adjustment members. 

2. The provisions and/or regulations as stated shall be minimum requirements and wherever the requirements 
of any other lawfully adopted rules, regulations or ordinances are at a variance, the most restrictive shall 
govern. 

3. It is contemplated that from time to time during the operation of the outdoor, special events venue that 
conditions may arise which are not covered by the terms of this permit and which cannot be anticipated.  In 
the event such conditions do arise, the Board of Adjustment of Cerro Gordo County, Iowa, may impose 
additional regulations to meet any new conditions.  In addition, if said facility should, at any time, be operated 
in any manner which violates the rules and regulations of any federal or state regulatory agency, then the 
Board of Adjustment may impose such other conditions so as to insure compliance with such rules and 
regulations. 

4. This permit will be subject to revocation for operator’s failure to comply with the provisions as herein set forth 
or such other provisions as may, from time to time, be imposed by the Board of Adjustment of Cerro Gordo 
County, Iowa, under the terms of this permit. 

5. County representatives shall have the right to enter the premises at any time for the purposes of enforcing the 
provisions of this Special Use Permit after notifying the permit holder at least 24 hours in advance. 

6. This Special Use Permit is granted solely to Richard and Deidra Rattay and is not transferable to any other 
party or parties. 

7. Any other necessary permits or licenses required by federal, state, and local agencies including, but not 
limited to, the Iowa Department of Natural Resources or State Fire Marshall’s Office shall be obtained by the 
applicant and current copies placed on file with the Zoning Administrator. 

8. The site plan and operational statement is hereby adopted as presented and the applicant shall adhere to 
said site plan.  The Board of Adjustment shall have the right to review any proposed expansion of the use, 
not including buildings related to the use which may be acted upon by the Zoning Administrator.  The 
applicants may adjust their operation policy as necessary without Board of Adjustment approval if such 
changes meet the requirements of this permit and all applicable regulations.  A current copy of the operation 
policy for the facility shall be kept on file with the Zoning Administrator.. 
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9. A Zoning Permit Application shall be completed and a Zoning Permit issued prior to any new construction on 
the site related to the special use.  

10. Required permits from the Department of Public Health shall be obtained for any future on-site water and/or 
wastewater system intended to serve the use. 

11. A Food Service License shall be obtained from the Department of Public Health prior to holding the first 
event for the facility. 

12. One sign, not exceeding 10 square feet in size, identifying the use, may be placed at the entrance to the site.  
The sign shall not be placed within or in any way overhang the right-of-way of 280th Street.   

13. All music for the purposes of the special use, not including wedding ceremonies, shall take place within the 
machine shed designated for receptions.  Hours for said music must cease by 10 P.M. on Sunday-Thursday 
and 11 P.M. on Friday or Saturday.  Typical music for outdoor wedding ceremonies may occur between the 
hours of 1 P.M. and 6 P.M.   

14. All outdoor wedding ceremonies shall not take place within 200 feet of property lines or the right-of-way of 
280th Street.   

15. All exterior lighting shall shine into the interior of the site and away from adjoining properties. 
16. The applicant shall be responsible for the removal of trash and recycling from the premises. 
17. Temporary structures, such as tents, may be used for event operations without a Zoning Permit. Removal of 

said structures shall occur after completion of events for which they were used. 
18. A parking area capable of accommodating a minimum of 120 off-street parking spaces at least 300 square 

feet in size must be available for event attendees and employees. Parking within the right-of-way of 280th 
Street is prohibited. 

19. Any permits required by the Engineering Department shall be received prior to the installation of any new 
driveway from 280th Street. 

20. A continuous vegetative buffer screening running from the existing driveway to the northeast property corner, 
excluding the entrance into the site, and from the northeast property corner running south a minimum of 400 
feet along the east property line, consisting of primarily evergreen plantings shall be established within one 
(1) year from the final approval of the Special Use Permit.  Said vegetative buffer must be a minimum of 3 
feet in height upon installation and a minimum of 10 feet at maturity.  

21. The owners of all dwellings located along 280th Street between Quince Avenue and Spruce Avenue shall be 
contacted annually by the Rattays offering to apply dust control up to twice each year at the Rattays’ 
expense as desired by those property owners along 280th Street running adjacent to the respective property 
and residence.  The number of feet indicated in parentheses shall be the minimum number of feet for dust 
control if desired by a respective property owner: 

 

• 17736 280th Street (400 feet) 

• 17982 280th Street (400 feet) 

• 18121 280th Street (200 feet) 

• 18147 280th Street (190 feet) 

• 18175 280th Street (160 feet) 

• 18199 280th Street (200 feet) 

• 18414 280th Street (500 feet) 

• 18467 280th Street (200 feet) 

• 18804 280th Street (400 feet) 
 

All dust control shall be applied by a contractor licensed by the County Engineer’s Office following 
established procedures.  The Rattays shall keep records including contacts made to these residents and dust 
control applied.  Those records shall be made available to the Zoning Administrator upon request.  

 
 
QUESTIONS & COMMENTS: 
 
Proposed motion for approval of application:  To adopt the staff report as the Board’s findings and to grant the 
application, subject to the conditions recommended by staff and as modified by the Board of Adjustment, for the 
operation of an outdoor, special events venue, and further, that the grant of the application be made effective 
immediately and on the condition that Richard and Deidra Rattay shall perform all operations under the application 
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under the specific direction of the Cerro Gordo County Zoning Administrator, consistent with the proposed conditions 
and recommendations approved by the Board of Adjustment, until such time as a formal resolution is drafted and 
adopted by the Board of Adjustment, not to exceed 60 days. 
 
Proposed motion for denial of application:  To adopt the staff report as the Board’s findings and to deny the application 
for the reasons stated in the staff report as well as for the following reasons: [STATE ADDITIONAL REASONS FOR 
DENIAL, IF ANY].  Said reasons for denial shall be stated in the official transcript and minutes of the Board of 
Adjustment, and shall be made in writing to the applicant in letter form by the Board’s secretary. 
 
 
Prepared by: 
John Robbins 
Final Draft Date: April 18, 2019 





















































Case No. 19-28 
Richard and Deidre Rattay (18323 280th Street) 

Figure 1 
Looking at the existing house 

 
April 12, 2019, J. Robbins 

Figure 2  
Looking at the existing machine shed/ horse barn 

 
April 12, 2019, J. Robbins 



Figure 3 
Looking toward the neighboring parcel to the west owned by the Rattays 

 
April 12, 2019, J. Robbins 

Figure 4 
Looking at the location of the proposed wedding barn 

 
April 12, 2019, J. Robbins 
  



Figure 5 
Looking easterly from the location of the proposed wedding barn 

 
April 12, 2019, J. Robbins 

Figure 6 
Looking north from the location of the proposed wedding barn 

 
April 12, 2019, J. Robbins 
  



Figure 7 
Looking west from the location of the proposed wedding barn 

 
April 12, 2019, J. Robbins 

Figure 8 
Looking at the nearest residence to the east 

 
April 12, 2019, J. Robbins 
  



Figure 9 
Looking at the nearest residence to the north 

 
April 12, 2019, J. Robbins 
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