PLANNING AND ZONING
Cerro Gordo County Courthouse

220 N Washington Ave (641) 421-3075
Mason City, IA 50401-3254 (641) 421-3110
plz@cgcounty.org cgcounty.org/planning

SPECIAL EXCEPTION STAFF REPORT

SUMMARY OF REQUEST
Case No.: 21-2 Hearing Date: November 30, 2021
Applicant Owner
Darrell & Kathryn Cobeen Same

15326 Oakwood Avenue
Clear Lake, IA 50428

Property Address: Not assigned
Brief Legal Description: Lots 19 & 20, Block 1, Bayside, & Lot 21, Block 10, Crane & Hills
Zoning: R-3 Single-Family Residential

Background
The applicant is requesting special exceptions to allow for the construction of a 38'x56’ single-

family dwelling. The property is currently undeveloped (See Figures 1 & 2). The applicant is
requesting relief as summarized in the table below from the applicable requirements.

SPECIAL EXCEPTION REQUEST*

Structure Request(s) Requirement(s)
Dwelling 22’ rear yard setback 30’ rear yard setback (11.6-C)
5.25’ side yard setback 6’ north side yard setback (11.6-B)

*See Figures 3-6

FINDINGS OF FACT |

1. Darrell & Kathryn Cobeen are the owners of the subject property, located on Lots 19 &
20, Block 1, Bayside, & Lot 21, Block 10, Crane & Hills.

2. The property is zoned R-3 Single Family Residential.

3. The proposed dwelling is located 22’ from the rear lot line and 5.25’ from the north side
lot line.

4. The required rear yard setback for a principal structure is 30’ in the R-3 District.

5. The required side yard setback is a minimum of 6’ in the R-3 District.

6. The application was filed on November 2, 2021 with the Planning and Zoning Office.
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| ANALYSIS

The Board of Adjustment is provided the power to grant special exception under Section
24.4(A)(2) of the Zoning Ordinance. The Board may grant special exception to bulk standards of
the ordinance if, in its judgement, the standards established in Section 24.4(A)(2)(a) are met. In
its review, the Board may attach certain conditions to any special exception granted in order to
observe the spirit of the Zoning Ordinance and Comprehensive Plan and mitigate any potential
impacts that may directly result from the requested special exception.

Discussion of Standards of Review

Strict compliance with the standards governing setback, frontage, height, or other bulk
provisions of this ordinance would result in a practical difficulty upon the owner of such
property and only where such exception does not exceed 50 percent of the particular
limitation or number in question.

The proposed addition is 22’ from the rear lot line and 5.25’ from the north side lot line. The
required rear yard setback for a principal structure is 30" in the R-3 District. The required side
yard setback for a principal structure is a minimum of 6’ in the R-3 District. The standard
appears to be met.

The exception relates entirely to a permitted use (principal, special, or accessory) classified by
applicable district regulations, or to a permitted sign or off-street parking or loading areas
accessory to such a permitted use.

A single-family dwelling is a principal permitted use in the R-3 District. The standard appears to
be met.

The practical difficulty is due to circumstances specific to the property and prohibits the use of
the subject property in a manner reasonably similar to that of other property in the same
district.

The lot is two contiguous parcels under the applicant’s ownership, being 104’ deep and 55.8’
wide. The request for a relaxation of the north side yard setback is due to the specific width of
the two lots, due to the southern parcel being over four feet narrower than similarly platted
lots in the subdivision. It is also a corner lot that has a 12.5’ street-side yard setback
requirement from the right-of-way of Lee Street, providing less area to build than otherwise
allowed.

However, the lot is just as deep as other lots in the neighborhood. There is a 30’ rear yard
setback requirement and a 25.2’ front yard setback requirement, per the average of front yard
setbacks within 200°. There does not appear to be a practical difficulty in this aspect of the lot
itself.

The standard appears to be partially met.



A grant of the special exception applied for, or a lesser relaxation of the restriction than
applied for, is reasonably necessary due to practical difficulties related to the land in question
and would do substantial justice to an applicant as well as to other property owners in the
locality.

As the previous standard is partly met due to a practical difficulty resulting from the lot width
and corner lot setback standards, a lesser relaxation of the restrictions requested would appear
to be justified under this standard. This standard appears to be met.

Such practical difficulties cannot be overcome by any feasible alternative means other than
an exception.

A smaller dwelling could be constructed and meet setback and minimum dwelling size
requirements. This standard does not appear to be met.

Relief can be granted in a manner that will not alter the essential character of the locality.

Single-family homes of similar sizes are prevalent in the neighborhood. The standard appears
to be met.

Discussion of Potential Impacts to Immediate Area

The applicant states that a garage would help to keep cars off the street during the busy
summer months. The neighborhood gets especially busy during that time period around
Independence Day and Labor Day. Reducing the need for street parking would help to reduce
traffic congestion in the immediate area.

The lot currently has a sloped grade that gets lower toward the northwest corner of the
property (See Figures 1 & 6). The construction of a new dwelling will require a significant
amount of fill that will further raise the grade. Any approval should include a condition that
run-off from the dwelling should be directed toward Oakwood Avenue and Lee Street away
from neighboring structures.

The dwelling has no other foreseeable negative impacts to the neighborhood. It is otherwise
within the character of the neighborhood and will present no safety concern for traffic at the
intersection.

Staff Conclusions and Recommendation

Of the six standards, four have been met, and one has partially been met in staff’s opinion.
Some relief appears to be justified as a result. In particular, the lot width and the property’s
nature as a corner lot with further setback standards appears to cause such practical difficulty.

The applicant states a 24’-deep garage is needed to properly park their vehicles and to
accommodate a couple appliances. Double garages are typically 18’ wide. The provided floor
plan shows a 32’-wide garage. The type of construction the applicant would like is generally
built in 8’ sections. Reducing the depth of the house to 48’ would meet the rear yard setback
requirement, leaving a 24’x24’ area for the garage without altering the other portions of
provided floor plan. This would allow for the typical 18’ wide double garage and additional
space for appliances. Beyond that, the additional space appears to be more of a convenience



than a need, although the floor plan could be altered within the structure to allow for more
garage space if desired. The additional 8’ of the dwelling within the required rear yard setback
appears to be unnecessary.

As a result, staff recommends alternative 2 below—a grant of special exception less than was
requested. Specifically, staff recommends approval of the requested 5.25’ north side yard
setback and a denial of the requested 22’ rear yard setback, subject to the provided conditions
to help mitigate potential impacts from the dwelling.

‘ BOAR-D DECISION

The Board of Adjustment may consider the following alternatives:

Alternatives
1. Grant the requested special exception subject to any condition as deemed necessary by
the Board.

2. Grant relief less or different from the requested special exception.
3. Deny the requested special exception.

The following motions are provided for the Board’s consideration:

Provided motion recommended by staff:

e | move to adopt the staff report as the Board’s findings and to approve a special
exception for a 5.25’ north side yard setback and deny a special exception for a 22’ rear
yard setback as requested by Darrell & Kathryn Cobeen, subject to the following
conditions:

1. No construction shall begin until a Zoning Permit has been issued by the Planning
and Zoning Office. Before a permit is issued, the applicant shell provide an updated
site plan and floor plan that conforms to this decision. All construction shall comply
with said updated site plan.

2. All water runoff from the dwelling shall be directed toward Oakwood Avenue or Lee
Street away neighboring properties.

Provided motion of approval:

e | move to adopt the staff report as the Board’s findings and to approve the special
exceptions as requested by Darrell & Kathryn Cobeen, subject to the following
conditions:

3. All construction shall comply with the site plan submitted with the application.

4. No construction shall begin until a Zoning Permit has been issued by the Planning
and Zoning Office.

5. All water runoff from the dwelling shall be directed toward Oakwood Avenue or Lee
Street and not toward neighboring properties.

Provided motion of Denial:
e | move to adopt the staff report as the Board’s findings and to deny the special
exceptions*-/ as requested by Darrell & Kathryn Cobeen for the following reasons:
[STATE REASONS FOR DENIAL]




EXHIBITS

e Exhibit 1: Figures

e Exhibit 2: Special Exception Application
e Exhibit 3: Site plan

e Exhibit 4: Design and elevation drawings

e Exhibit 5: Aerial photo of site



Darrell & Kathryn Cobeen
Lot 19 & 20, Block 1, Bayside, & Lot 21, Block 10, Crane & Hills
Figure 1
Looking at the subject property from Oakwood Avenue
N i o

November 15, 2021, J. Robbins

Figure 2
Looking west-northwest at the subject property from the intersection of Oakwood Avenue and
Lee Street

November 15, 2021, J. Robbins




Figure 3

_Looking north along the rear lot line

November 15, 2021, J. Robbins



Figure 5
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SPECIAL EXCEPTION APPEAL

APPLICATION
Date Filed _) | l O;LZ;Z/ Date Set for Hearing _/ / | 30!2/ Case Number: n-2

Applicant Name: Da\» re | } %+ KQ—HKN’VV\ Qﬂbe@’k Phone: é%‘/-SX‘S ) Qé? E-Mail: £C ObCen ‘7\‘9/%)% 1
Mailing Address: 15-3210 Oa }(WODCL AVe QaeﬂxLL q%e, _LA S04 Com
Property Owner Name: Davre ‘ [ + /é.?"}?i’\m C,a\bgs rPhone: éfl/ ~ 55X 3-2 967 E-Mail: KCOb €eny 4/ @ g hmi/

Crm
Property Owner Address: /5 ~ 334 Oa A/wooé /~]—V€ C/ear‘ L«)ye Iq b—aygy

Property Description {(Not to be used on legal documents): Parcel # 05 - 2 3 -310-01 7Township L a /e e

. o1
Property Address: _h O"?L asS| q he f{ Zoning:_ N\~ 5

Brief Legal Description: L_ ’q 8[—% S' ct L Iq 8(,./{ ] 6& SIAC, L— /q BLK( Bayg(a{GlL
1 BLK | Bayside{L /7&/( 1 Ba 2 )/510!@ L /‘?BLV/( &/s/ de /L.
MﬁLK | Bayside L FI BLK | A}/s/(/e L J9RLK )/ /s/d&

Project Description Decision Date: | { { L / u
| S"}or)/ House
Special Exception(s) Requested (As cited on results from denied Zonin PermltA lication
The pPreposed housSe j< 2 -Fy-om Q. reanr fl"Te-
, 0+_ ' i\ e,

The 1 veposed house 1S 5,25 From Fhe ( viter wv— de

Criteria Justifving Special Exception under Standards for Review (You may add more details in the Additional Information

Jo ong gk oo an adlitioral Vo the wiltlo o the Aruae
L’Q’)@g@"iaj’m@gm‘ O’%M al /”"’\Q’/L&mﬂw/zwl/ a 8 m—éf{aéf

Q) e MLE\ Lz 4%/ bl c“wveJ P IR o s AW, g aria 2,.«., %&”L ﬁc’t/u‘l'.,/
%u‘ frat U*éeﬂ'\,ce' ﬁu% pae ,Lgura,nj?g (5 O"\Jm D u?.!«’:?f (.o I/uri,_ . ‘a;m«.,.}a)
f’f ol .

I am the 1% Owner [0 contract Purchaser [ Other (Explain)

of the property affected.

1, the applicant, being duly sworn, depose and say that | am the owner, or that | am authorized and empowered to make affidavit for the owner,
who makes the accompanying application; that the application and plan are true and contain a correct description of the proposed building, lot,
work, and use to which the structure is to be placed if a special exception is granted. The Planning & Zoning staff is also given permission to enter
the above property in reviewing this Application.

Applicant Signatureq}\yxﬁr//)w CO’Z‘—fW Date 774‘1/,« Ocixﬁ;l a-:l/
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DEALER INFO.

CUSTOMER INFO.

| BUILDING DESCRIPTION

K-Van Construction Company Inc
515 Cadet Road
lowa Falls, |1A 50126

Kathy Cobeen

1111 2nd Ave Ssss
Clear Lake, |A 50428

QP082621

38'-0" x 541" x 100"
Uni-Frame Not Embedded

{itals)
DATE:

Customer Approval

Bldg Direction

&

{Mark North)

PROJ: E02S-12030-02-00
PROPOSAL DRAWINGS ONLY

Not Intended for Canstruction Purposes
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K-Van Construction Company Ing
515 Cadet Road
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1111 2nd Ave Ssss
Clear Lake, IA 50428
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