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AGENDA 
 

WEBSTER COUNTY  
PLANNING AND ZONING COMMISSION 

 
Tuesday, May 10, 2022, 7:00 p.m. 

Webster County Courthouse, 701 Central Avenue, Fort Dodge, Iowa 
1st Floor Conference Room 

 
I. Roll Call.  

 
Margo Knippel ___, Tyler Lane ___,  Laura Kelley ___, Gary Nelson 
___, Tommy Smith ___,  Jamie Lara ___ and Berna Tucker ___.  
  

II. Review and Approval of Minutes from February 8, 2022 Meeting.  
 
Motion: _______, 2nd: _______, Vote: _______, Time: _______    
 

III. New Business. 
 

a. Workshop:  Kick-off Meeting with MSA Professional Services Inc. - 
Comprehensive Plan Text and Zoning Ordinance Text Amendments 
(Transportation Corridor Planning). 

 
IV. Adjournment. 

 
Motion: _______, 2nd: _______, Vote: _______, Time: _______    

 
ARTICLE 10: PLANNING AND ZONING COMMISSION 
 
Section 10.01 Organization and Meetings 



 
10.01.01 The Webster County Planning and Zoning Commission hereafter referred to by the word 
“Planning and Zoning Commission.” 
 
10.01.02 The Planning and Zoning Commission shall adopt its own rules of procedure not in conflict 
with this ordinance or with the Code of Iowa, including the following information: 
1. The time and date of the regularly scheduled meeting and place 
 
10.01.03 The Planning and Zoning Commission shall elect yearly one of the members of the Planning 
and Zoning Commission as Chairperson, and one as a vice chairperson in case of vacancy shall name 
another Chairperson. 
 
10.01.04 The Planning and Zoning Commission shall keep minutes of its proceedings, showing the vote 
of each member, upon every question or if absent, or abstaining to vote indicating such fact and reason 
and shall keep complete records of its examinations and other official actions. Every rule, regulation, 
recommendation every amendment or repeal thereof and every requirement, decision, or determination 
of the Planning and Zoning Commission shall immediately be filed in the office of the Planning and 
Development Department and shall be a public record. 
 
Section 10.02 Powers and Duties 
 
10.02.01 The County Planning and Zoning Commission's duty is to recommend the boundaries of the 
various original districts and appropriate regulations and restrictions to be enforced therein. 
 
10.02.02 The Planning and Zoning Commission shall: 
 
1. Prepare preliminary reports and hold public hearings thereon, before submitting a final report. The 
Board of Supervisors shall not hold its public hearings or take action until it has received the final report 
of such Planning and Zoning Commission. 
 
2. After the adoption of such regulations, restrictions, and boundaries of districts, the Planning and 
Zoning Commission may recommend to the Board of Supervisors amendments, supplements, changes, 
or modifications. 
 
3. Reviewed petitions, changed after a Planning and Zoning Commission recommendation, which has 
been submitted to the Board of Supervisors, shall be returned to the Planning and Zoning Commission 
for a recommendation. 
 
10.02.03 The Planning and Zoning Commission, with the approval of the Board of Supervisors, may 
contract with professional consultants, regional planning commissions, the Iowa Development 
Commission, or the federal government for local planning assistance. 



LEGAL PUBLICATION 

WEBSTER COUNTY PLANNING AND ZONING COMMISSION 

 

The Webster County Planning and Zoning Commission (PZC) will hold a meeting on 

Tuesday, May 10, 2022 at 7:00 p.m. in the Webster County Courthouse, located at 701 

Central Avenue, Fort Dodge, Iowa 50501 to discuss the following agenda item: 

I. New Business. 

a. Workshop:  Kick-off Meeting with MSA Professional Services Inc. - 
Comprehensive Plan Text and Zoning Ordinance Text Amendments 
(Transportation Corridor Planning). 

 

For additional information contact (515) 574-3761. 

 

Publication Dates 

 

Fort Dodge Messenger  May 2, 2022 (Monday) 

Dayton Leader   May 3, 2022 (Tuesday) 

Gowrie News    May 4, 2022 (Wednesday) 
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Planning and Zoning Commission 

Regular Meeting 

February 8, 2022 

The Webster County Planning and Zoning Commission (PZC) met in session on the above date 

with the following members present: Margo Knippel, Tommy Smith, Laura Kelley (via zoom), 

Jamie Lara, Berna Tucker, and Tyler Lane. Absent: Gary Nelson.  

Also present: Jeffrey Johnson, Webster County Planning and Zoning Administrator and Allison 

Roderick, Planning and Zoning Clerk. Dennis Frank, Rezoning Applicant, Earnest Kersten, 

Applicant Representative and citizens of Webster County.  

The meeting agenda was advertised in the Fort Dodge Messenger, the Gowrie News and the 

Dayton Leader prior to the meeting date and time.  

Moved by Smith seconded by Lara to approve January 8, 2022 meeting minutes. Motion carried 

unanimously. 

New Business: 

1. Item A: Welcome new Planning and Zoning Commissioner Tyler Lane.  

Lane was appointed to the Webster County Planning and Zoning Commission by the Webster 

County Board of Supervisors on January 18, 2022 to fill a vacancy.  

2. Item B: Public Hearing: Westside Fort Dodge Properties, LLC – An Amendment to the 

Official Zoning Atlas (Rezoning) from ME (Mineral Extraction) to I-1 (Industrial) Zoning 

District for +/- 23 acres of land located north of the Des Moines River and south of the Fort 

Dodge Landfill (Parcel ID 1106100009).  

Johnson, Planning and Zoning Administrator presented the Commission and attending Webster 

County Citizens with the zoning request and recommendation of denial to be forwarded on to the 

Webster County Board of Supervisors as the request does not comply with the with the Official 

Zoning Atlas standards of review as set forth in the Comprehensive Plan.  

Earnest Kersten, Westside Fort Dodge Properties, LLC Representative, informed the Commission 

on the background of the proposed property, stating that the land has been vacant, it was never 

developed, it had been used for subsurface mining and was stripped – all before the Mining 

Restoration and Reclamation Law went into effect. Kersten stated that the land is played out and 

cannot be used for agricultural purposes and you cannot build anything on it because the land is 

disturbed. Kersten also stated that the landfill, that takes garbage, didn’t want the land and had no 

use for it, however Dennis Frank (applicant) does have a use for the land with his current operation 

to the northwest of the subject property which is automotive recycling and salvage. Kersten also 

stated that these type of operations cannot be done indoors and the subject property is attractive 

for these types of operations in the sense that you cannot build on the land and it is not 

agriculturally sustainable.  

Knippel asked for clarification as to where the County road ends. 
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Johnson answered that there is County right-of-way not shown in the images provided, however, 

it is his understanding from conversations with the Webster County Engineer, that Franks 

operations and materials are located within the County right-of-way.  

Knippel stated that her concern was when she went to the subject property, that there is no signage 

or anything indicating if the road was County or not.  

Johnson stated that if the request is approved that the current use of the land is not permitted in an 

industrial zoning district, and the applicant would have to apply for a conditional use permit at that 

time the applicant would be given certain conditions that he would need to follow to continue 

operating. One of which is that there is sufficient right-of-way and that the current right-of-way is 

improved to County standards.  

Knippel asked Kersten if he knew why the landfill had no use for the subject property.  

Kersten did not know why.  

Frank stated that the DNR would not let the landfill get any closer to the Des Moines River.  

Kelley asked who currently maintains the road. Webster County currently maintains the road.  

Tucker asked if the DNR has an issue with the landfill being closer to the Des Moines River, then 

would there be any issue with Frank’s current operation being close to the River.  

Frank said they have to take samples of the water when it rains.  

Tucker stated she is confused as to why the landfill would not be closer, however Frank can. 

Frank said that he was not sure about it and that he was just told the landfill could not be closer to 

the water by the DNR.  

Johnson referenced the 2011 air photo of the property, stating that the property to the northwest of 

the rezoning request was under some kind of order to be cleaned up and the property was clean – 

so why not utilize that property that has been grandfathered in for his current operation versus 

expanding to the east.  

Frank stated that they would have to put roadways in and it is more time-consuming looking for 

something on the smaller parcel vs the parcel that is being requested for rezoning.  

Sandra Brennan, Webster County, has lived in the house to the south of Frank’s property since 

1977, she stated that since Frank has started this operation that there are times she cannot leave 

her home due to debris blocking her drive, she also stated that USPS will not deliver mail to her 

house, that her mailbox needed to be moved. Brennan also stated that her vehicle has been damaged 

due to nails, screws, and other debris left on the road from the current operation taking place on 

the requested rezoning property.  

Brennan’s daughter also stated that her mother had surgery and due to the debris she was not able 

to help her mother. She stated that her mother’s yard does not have grass on her yard anymore and 

that there is a lack of consideration from Frank.  
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Knippel closed the public comments as the applicant, representative, and attending citizens had 

nothing more to comment on and opened the discussion for the Commission. She stated that she 

was disheartened to hear the issues Brennan is having because of Frank and his business. Knippel 

then asked Frank or Kersten if either of them had anything they would like to say or rebuttal from 

Brennan’s statements.  

Frank said no, but that they are trying to clean it up. Frank then said if the rezoning were to be 

approved, he would be able to expand and move debris off the road. 

Knippel stated that this has been an issue for years.  

Frank stated that he is going to be doing the same thing on either side of the road. 

Tucker said that is not reassuring because he is not taking any consideration of his neighbor as he 

is encroaching on both sides of the road.  

Kersten said that when Frank received the letter from Darren Driscoll, Webster County Attorney, 

in September, substantial changes have been made.  

Kersten stated that there is not a turnaround, that it is a narrow road. 

Knippel agreed, but also said that there is junk on both sides of the road making it difficult to turn 

a vehicle around.  

Knippel then asked whose fire district was this property in. 

Brennan answered it is Otho fire district, however, Fort Dodge will come to the property until Otho 

is able to get there.  

Johnson said that should the rezoning pass from the Board of Supervisors, then the next step would 

be applying for a Conditional Use Permit, and having access for Emergency Vehicles would be a 

condition along with a lot more. Johnson then stated there are ways to make this kind of operation 

clean, functional, and efficient.  

Kelley commented on the statements from the neighboring property.  

Smith asked Frank if the zoning request were to be approved, would there be a dedicated road 

where people can come onto the property, drop off what they need and be able to get the debris off 

of the County road. 

Frank said yes, but the semis would have difficulties. 

Lane referenced the images and said it looked like there was a pond on the property at one point. 

Frank said he thinks there was a protection pond at one time. 

Lane asked how often the DNR tests the water. 

Frank said three years ago and the pond has since dried up.  
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Knippel mentioned that one of her concerns is in the event Frank can no longer work this operation, 

what happens to the junk and debris that is on the property, does it become an issue the County 

would need to take care of. Also what happens in 50 to 100 years as the property is close to the 

Des Moines River. Knippel stated that the property to the west was grandfathered in so Frank can 

operate on that parcel, however, the operations taking place on the requested rezoning property are 

similar to what the landfill was not allowed to do when they owned the property based on its 

proximity to the River.  

Johnson said that staff has the same concerns, stating that should the rezoning request pass the 

Board of Supervisors, Frank would then apply for a Conditional Use Permit and one of the 

conditions would be a letter from the DNR, stating that the operation is meeting all DNR 

requirements and is allowed. 

Smith asked if there was any possibility that the land could be mined or gypsum could be taken 

out of it. 

Kersten said no, it was a self-service mine that they ran shafts through and was discontinued. Then 

quarry services came and stripped the overburden until it was left as it sits now.  

Tucker stated that either way the rezoning goes she would like to see better treatment of Frank’s 

neighbor Brennan.  

Motioned by Tucker to deny the rezoning request from ME to I-1 so the operation will stay to one 

side of the road, keeping the County right-of-way clear. Seconded by Smith. Roll Call: Knippel: Aye; 

Lane: Aye; Kelley: Aye; Nelson; Absent; Smith: Aye; Lara: Aye; Tucker: Aye.  

Kelley attended the meeting via zoom and had messaged in that she would be voting against the rezoning request prior 

to her device battery dying. Kelley was not present for the remainder of the meeting.  

3. Item C: Public Hearing: Zoning Ordinance Text Amendment. “An Ordinance amending 

Article 6 – Parking Regulations of the Zoning Ordinance of Webster County.” 

Johnson presented the Commission with an outline of the amendment and a draft copy of the 

revised ordinance, underlining what has been added or changed to the current ordinance.  

Motioned by Smith to approve seconded by Tucker. Motion carried unanimously. 

4. Item D: Discussion: Comprehensive Plan Text Amendment – Removal of CLUMP 

(Comprehensive Land Use Management Plan) Process and Concept.  

Johnson said that an RFP was advertised searching for a consultant to review the major corridors 

in Webster County. The Webster County Planning and Zoning Office received two bids. Johnson 

stated that after discussions with the Board of Supervisors that a committee will be established 

made up of Webster County Staff and Planning and Zoning Commission Members to review the 

proposals and rate them on a scale prior to awarding a bid to a consultant. Johnson said that the 

issue of the CLUMP has been brought up and staff does support the removal of the CLUMP from 

the Comprehensive Plan. Johnson said there have been different opinions of the CLUMP from the 
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Board of Supervisors and has been advised to let the consultant offer a recommendation as to keep 

or discard the CLUMP.  

Knippel said that she has seen the CLUMP not work with our Comprehensive Plan.  

Lara said she would like to know more about the CLUMP prior to making a decision or a 

recommendation on the removal.  

Knippel said that the CLUMP is to be used for the distant future development and should not be 

used to bypass the Future Land Use Map, that the CLUMP is too broad.  

Smith said that with the time he has been a member of the Webster County Planning and Zoning 

Commission he has seen the CLUMP does not work, that he has not seen anything good come 

from it.  

Knippel stated that there are well-known attorneys that are not able to agree on the CLUMP and 

its purpose of it. However, if the Board wants to wait for the opinion/recommendation of the 

consultant before making any decisions then they will wait.  

Motioned by Smith, seconded by Lara to adjourn. Motion carried unanimously.  

  

 

 

 

 

____________________________________________  _______________ 

Margo Knippel, Chairperson      Date 

 

 

____________________________________________  _______________ 

Jeff Johnson, Planning & Zoning Administrator   Date 
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To:   Planning and Zoning Commission 
 
From:  Jeff Johnson, Planning and Zoning Administrator 
 
Date:  May 10, 2022 
 
Subject: Workshop:  Kick-off Meeting with MSA Professional Services Inc. - 

Comprehensive Plan Text and Zoning Ordinance Text Amendments 
(Transportation Corridor Planning). 

 
 
____________________________________________________________________ 
 
 
Christopher Janson with MSA Professional Services Inc. will be present to kick-off the 
Transportation Corridor Study for Webster County.  More specifically, to discuss the scope of 
services, responsibilities and strategies involved to accomplish the task of updating our 
Comprehensive Plan and Zoning Ordinance.   
 
Please see attached Professional Service Agreement that was approved by the Board of 
Supervisors on April 26, 2022 that outlines the scope of services. 
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PROJECT UNDERSTANDING 
MSA’s primary goal is to “create better places to live and work.” It is our commitment to you to 
bring our expertise together with your needs and assist the Webster County in developing the 
best and most appropriate solutions. We truly believe in making partners and not just completing 
projects. 

Webster County has a goal of being more effective in serving its residents, more efficient in using its 
resources, and striving to meet the standard of living and quality of life that every individual desires. MSA 
is excited for the opportunity to assist Webster County in updating your Comprehensive Plan + 
Transportation Corridor Plan and Zoning Ordinance to help your county and communities thrive in these 
goals. Our mission is to help identify opportunities, build on your strengths, and overcome challenges. 
The final plan will establish a clear vision for the future of Webster County, complete with analyses, goals, 
and action items to help achieve this vision. The document will serve as a blueprint for future growth and 
development. We understand the need for practicality and viability in planning. Our planning process will 
develop a final product of a high-quality planning document derived from relevant data and built on sound 
planning principles. 

MSA’s approach to planning focuses on communication, research, and transparency. Our methods 
involve community engagement, stakeholder inclusion, and continuous review of information to ensure 
that the vision we help you create will serve Webster County for years to come. This communication 
strategy will begin by working with the Webster County Planning and Zoning Department and Planning & 
Zoning Commission. We are excited to being working with the Commission, County staff, agency and 
business stakeholders, and local community representatives. We will also engage the community through 
a combination of online and traditional outreach activities such as crowdsource mapping, surveys, and 
public meetings. Anyone interested in improving Webster County will have an opportunity to contribute 
their voices to establishing a common vision, set of goals and action steps to achieve that vision over the 
next 20 years. 

The feedback we receive through the engagement strategy will guide the redevelopment of the Webster 
County Comprehensive Plan, in tandem with meticulous community research including, but not limited to, 
demographic assessments, growth pattern reviews, and traffic analyses. We will also utilize existing plans 
such as the Fort Dodge Re-Envision 2030 Plan, and the 2022 State of Iowa’s Long Range Transportation 
Plan, to ensure that the future of Webster County is being planned in coordination with the communities 
within it, and the region surrounding it. The community feedback and existing conditions will provide a 
framework for establishing a vision for Webster County, which will in turn serve as a foundation on which 
to build goals and strategies - a process that we will guide the Planning & Zoning Commission through. 
Our firm will then utilize these goals and strategies to develop action items for implementation, along with 
recommended partners and funding strategies. This straight-forward approach to implementation will 
provide Webster County, local businesses, and developers an uncomplicated layout of what the 
community wants and how you can achieve it. 

During this process we will also take a closer look at the primary mobility corridors in Webster County. We 
know that connectivity along these corridors and between districts is important to Webster County and we 
have bolstered our planned approach to assist with more in-depth planning for these important corridors. 
We will simultaneously begin our review of the County’s Zoning Ordinance and other development 
regulations and start to outline what updates may be needed to achieve the goals outlined in the 
Comprehensive Plan + Transportation Corridor Plan. 

The Webster County Comprehensive Plan is a unique opportunity for the County to explore the 
relationship and impact of future population growth, economic development, member community 
annexations, public infrastructure, conservation, and land use considerations. This planning effort is an 
opportunity to energize the citizenry, and to provide a collaborative and inclusive environment within 
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which to evaluate alternative ideas and to decide the most appropriate course of action. A planning effort 
like this requires a team that understands this important dynamic - one that is prepared to uniquely craft a 
plan that identifies and addresses these issues. An approach that is simply a formulaic update to your 
previous planning efforts will not provide the County with the results it needs and deserves. Our team is 
committed to providing you with a uniquely tailored planning process that allows the plan to be 
appropriately influenced by those participating. Community and County leadership involvement is an 
inherent component of our team’s planning process, and we look forward to the opportunity of bringing a 
fresh perspective for your plan’s public engagement process which will be reflected in the Webster 
County Comprehensive Plan. 

 

COMPREHENSIVE PLAN APPROACH  
The comprehensive planning process is composed of three primary elements, each of which encompass 
several actions to help achieve the final plan. The three elements are: 

1. COMMUNITY ENGAGEMENT 

2. EXISTING CONDITIONS ANALYSIS 

3. PLAN DEVELOPMENT 

The components of these elements are detailed below. 

1. COMMUNITY ENGAGEMENT 

A transparent public participation process is the foundation to a successful plan and development 
regulations update. We will approach this work with diligence, creativity, open-mindedness, and respect 
for the input of all participants. We believe that our role as your consultant is to work hard, introduce fresh 
ideas, listen carefully and deliver a plan that accurately represents the consensus of County officials, 
staff, employers, business owners, property owners and residents. 

We understand the importance of a genuine, multi-faceted approach to engage stakeholders in this 
important planning process. We will facilitate a thorough, inclusive, and effective community engagement 
process that will both improve the plan and build support for adoption and implementation. An effective 
community engagement strategy will help residents envision and understand a good balance of physical, 
social, economic, and aesthetic values. 

1.1: Project Team Formation 

Before actual work begins, a Project Initiation Meeting will be held to set the foundation for the planning 
program, review, and discuss the overall direction and policy issues facing Webster County’s long-term 
growth and development plans. Potential participants in the project initiation meeting would include 
members of County staff and other key stakeholders. The purpose of this meeting will be to: (a) review 
overall project objectives; (b) refine the work program for the project; (c) review and establish the roles 
and responsibilities for all parties involved throughout the process; and (d) establish a schedule for the 
project. The participants in the Project Initiation Meeting would continue working throughout planning 
process as the Project Team. 

1.2: Consultant County Tour 

Around the same time as the as the Project Initiation Meeting, key members of the consultant team will 
tour Webster County to review key planning issues.  
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1.3: Project Team Meetings 

After the initial meeting, we recommend planning for brief monthly check-in meetings to ensure the 
consultant team and County are on the same page. These meetings will be conducted online or by 
conference call depending on need, schedules, tasks, and content. 

1.4: Planning & Zoning Commission Meetings 

We will facilitate five meeting/workshops with the Webster County Planning & Zoning Commission during 
the course of the updating the Webster County Comprehensive Plan + Transportation Corridor Plan and 
Zoning Ordinance. This meeting will occur approximately every-other month over the next 10 months as 
we research existing conditions, gather feedback and plan for continued growth. 

1.5: Project Website 

We will develop a customized project website focused on facilitating online interaction and providing 
updates regarding the Webster County Comprehensive Plan + Transportation Corridor Plan and Zoning 
Ordinance. The project website will be used to post the overall project schedule, share draft materials, 
and solicit comments throughout the planning process. This aspect of the community engagement 
strategy is important for transparency, and for sharing information with stakeholders who are unable to 
attend meetings. 

1.6: Branding and Promotion 

To improve general public awareness and participation in the process, there are several strategies we 
suggest. We will assist the County in implementing the following: 

• Brand the process – Create a simple image and tag line that will accompany all materials related 
to the planning process. 

• Local media promotion – Assist the County in utilizing appropriate local TV, radio and newspaper 
venues to promote scheduled public meetings. 

• Newsletters and leafleting – Insert notifications in local newsletters distributed across the County 
and/or create a leaflets promoting the public meetings, for distribution to residents and 
businesses by team and Planning & Zoning Department and Commission. 

1.7: Stakeholder Interviews and Focus Groups 

Our team proposes to facilitate interviews with stakeholders and focus groups near the beginning of the 
planning process. We are primarily interested in speaking with County staff, members of the Board of 
Supervisors, community leaders, members of organizations, business leaders and other stakeholders or 
small groups from across the County – especially stakeholder and groups with growth interests. MSA will 
consult with County Staff and the Planning & Zoning Commission to identify interviewees and focus 
groups. 

The objective of the interviews will be to gain a better understanding of the growth plans and preferences 
of the County’s officials, departments, institutions, organizations and businesses. We always gain 
valuable insight into future growth through these interviews, information we can’t get through a survey, in 
a public setting, or from static data. 
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1.8: Public Meetings 

We propose two public meetings as part of the process of updating the County’s Comprehensive 
Plan+Transportation Corridor Plan and Zoning Ordinances. The first meeting will be a Community Input 
Workshop. At this workshop we will provide background on the planning process and existing 
Comprehensive Plan. We then discuss and explore the County’s expectations for the updated plan and 
ordinance. 

The second public meeting will be an Open House near the end of the planning process. At the Open 
House we’ll present the draft updated Comprehensive Plan+Transportation Corridor Plan and Zoning 
Ordinance. Participant will have an opportunity to walk through the proposed changes and provide 
feedback for further review by the Planning & Zoning Commission. 

2. EXISTING CONDITIONS ANALYSIS 

Planning for the future of a community begins by understanding the present characteristics, culture, and 
conditions. We work with various sources of data and existing plans to develop a deep understanding of 
the community and region. This analysis acts as a starting line from which the planning process can take 
off. 

2.1: County Profile 

Understanding resident demographics, economic trends, and geographic information is vital to producing 
a plan that serves the County. We will utilize current data, as well as long-term trends to illustrate the past 
and present of Webster County which will help cultivate a resilient future. 

2.2: Zoning Regulation Analysis 

As we develop the County Profile, we will concurrently dissect the existing Webster County Zoning 
Regulations. Potential Zoning Regulation updates will be at the forefront of plan development, so that 
adjustments may be recommended that will help Webster County achieve the goals established within the 
Comprehensive Plan. 

2.3: Plan Coordination 

Webster County is a crucial component to a larger region and the state of Iowa. Likewise, it is comprised 
of smaller municipalities. Each of these entities must work together to advance the symbiotic relationships 
that exist amongst them. We will investigate each of the existing local and regional plans including the 
Fort Dodge Comprehensive Plan to ensure that the goals and recommended actions for Webster County 
harmonize with local and regional plans. 

3. COMPREHENSIVE PLAN DEVELOPMENT AND ZONING ORDINANCE UPDATE 

The final Comprehensive Plan document will serve as a blueprint for the future development of Webster 
County. The elements of the plan will be focused on addressing relevant planning topics and issues 
mentioned in the RFP including: 

• Examines and incorporates Iowa’s Smart Planning Elements. 
• Develops corridor growth scenarios. 
• Analyzes economic impacts of the growth scenarios. 
• Incorporates transportation and mobility plans into the future land use plan. 
• Addresses the relation between Webster County and constituent municipalities. 
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3.1: Comprehensive Plan Draft 

The initial draft of the Comprehensive Plan will include the vision, goals, and strategies identified in the 
planning process, as well as an in-depth community profile and description of the planning process. MSA 
will identify action items for the community to achieve their goals complete with priority level, potential 
partners and funding opportunities. This draft of the Comprehensive Plan will be presented to the 
Planning and Zoning Committee and the Board of Supervisors to edit and approve. 

 

Goal 1  
Strategy 1  
Action Item 1 Priority Level Potential Partners/Funding Opportunities 
Action Item 2 Priority Level Potential Partners/Funding Opportunities 
 

3.2: Official Zoning Ordinance Review 

As the draft Comprehensive Plan is in review, we will assess the zoning regulation updates identified in 
task 2.2 to determine the most beneficial means of coordinating the Comprehensive Plan and Zoning 
Ordinance updates. 

3.3: Final Comprehensive Plan 

The final Comprehensive Plan will first be reviewed by the Planning & Zoning Commission. It will then be 
presented to the County Board of Supervisors for official adoption. MSA will provide PDF copies of all 
draft and final documents, including all plan elements and maps developed throughout the planning 
process. The final comprehensive plan document will be provided in print and digital format. 

3.4: Zoning Ordinance Updates 

While we draft the updated Comprehensive Plan+Transportation Corridor Plan we will be working on 
corresponding Zoning Ordinance updates, including a concise Zoning Compatibility Matrix that universally 
links the two documents. We will focus on addressing changes known to the Planning & Zoning 
Commission and those that will be required to implement the updated Comprehensive 
Plan+Transportation Corridor Plan.  This approach is critical to properly identifying the areas in need of 
minor changes and those in need of major overhaul to achieve the vision for Webster County in 2042. 

Additionally, the updated Zoning Ordinance will be constructed in a manner which allows flexibility where 
needed and strict overview, as necessary to manage unexpected development requests. Overall, the goal 
is to provide clear regulations for all parties in the development process that can be implemented utilizing 
the County’s current structure and review process. 

 

LEVEL OF EFFORT AND DEGREE OF DETAIL 
Our Planning + Design Studio’s success completing similar projects shows that we will effectively manage 
our resources, formulate innovative yet practical solutions, and maintain consistent communication 
throughout the project. We understand that the 

County’s Comprehensive Plan update + Transportation Corridor Plan and Zoning Ordinance update 
presents unique challenges; we will collaborate with necessary stakeholders to ensure that the resulting 
updates suits Webster County’s needs. 
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We propose a process and have outlined a document format, which is included in this proposal, to serve 
as a basis for collaborating with Webster County to develop a plan that will meet County’s expectations 
outlined in the Request for Proposal. We will lead the development of these updates for Webster County, 
with the goal of crafting a updated Comprehensive Plan +Transportation Corridor Plan, and Zoning 
Ordinance updates, and facilitating a roughly 10-month planning process that: 

• Executes a diverse level of participation that engages the community, identifies critical issues, 
and utilizes traditional and innovative methods, including customized engagement activities. 

• Analyzes demographic, economic, and physical conditions. 
• Examines community land use and promotes future growth. 
• Results in an all-encompassing plan that examines potential opportunities and challenges, then 

makes recommendations for action that will improve quality of life in Webster County by 
addressing land use, housing, neighborhoods, corridors, community character, mobility, parks, 
recreation, infrastructure, economic development, and growth. 

• Coordinates with the community to develop an implementation plan for immediate and long-term 
success, recommending an annual, citywide review process that allows the community to adapt 
to changing conditions while implementing the plan. 

• Collaborates with County Staff and the community in updating the County’s land development 
regulations to achieve the vision of the updated Comprehensive Plan and growth of Webster 
County. 

We are committed to making these projects a success. The proposed level of effort and degree of detail 
outlined in this proposal will achieve Webster County’s desired outcomes. 

 

COUNTY-REQUIRED ASSISTANCE 
We anticipate requesting the following assistance from Webster County’s staff: 

• Assistance with meeting coordination and scheduling 

• Assistance identifying and scheduling people for Stakeholder/Focus Group Interviews 
• Assistance reviewing consultant produced documents and exhibits 

• PDF copies of previous plans for review 

• GIS data including current land use designation and current zoning 

• Assistance with the distribution of flyers, publish/post Public Notices and post 
consultant generated content to County’s social media accounts 

• Occasional legal consultation/ input from the County Attorney 

 
 
FEE FOR SERVICES 
MSA will provide Webster County with the above scoped Comprehensive Plan + Transportation Plan and 
Zoning Ordinance Updates creation and process for the lump sum fee of $85,000. 
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TENTATIVE SCHEDULE 
MSA anticipates the following estimated project schedule: 
 

• Kickoff Community Engagement and Existing 
Conditions Analysis 

• Project Team Meeting 
• P&Z Meeting/Workshop #1 

• Project Team Meeting 
• Open Project Website 
• Community Survey 
• Community Input Workshop 

 
• Project Team Meeting 
• Stakeholder and Focus Group Interviews 
• P&Z Meeting/Workshop #2 

 
• Project Team Meeting 
• Complete Draft County Profile, Goals and Strategies 

 
 

• Project Team Meeting 
• P&Z Meeting/Workshop #3 - Corridor Planning 

 

• Project Team Meeting 

• Draft Future Land Use Map and Text and Corridor Development 
Scenarios 

• Draft Zoning Ordinance Amendments and Compatibility 
Matrix 

• Project Team Meeting 
• P&Z Meeting #4 - Review Draft Comprehensive 

Plan and Zoning Ordinance Updates 
 
 

• Project Team Meeting 
• Draft Plan and Zoning Ordinance Updates 
• Open House 

 
• Project Team Meeting 
• P&Z Meeting #5 - Final Plan and 

Zoning Ordinance Updates Review and Recommendation to Board 
of Supervisors 

 
JAN. 2023 

 
DEC. 2022 

 
NOV. 2022 

 
OCT. 2022 

 
SEP. 2022 

 
AUG. 2022 

 
JULY 2022 

 
JUNE 2022 

 
MAY. 2021 
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 NOTES 

• MSA has no known conflicts of interest with property or business owners in Webster County area. 
• Final versions of unique GIS data developed in support of this project will be delivered to the 

County as ArcGIS geodatabases. 
• Drone photos and video gathered for this project will be delivered to the County for their 

continued use and reference. 
• MSA will provide PDF copies of all draft materials as needed throughout the planning process. 
• MSA will provide the final documents in PDF format and in source format, either MS Word or 

Adobe InDesign. 
• Lump sum fee includes all expected reimbursable expenses. 
• Lump sum fee includes preparation of meeting materials, including any maps, boards, or 

handouts. 
• All draft materials will be distributed electronically. 
• Attendance at any requested meetings beyond those outlined in the above scope will require a 

contract amendment. 
• MSA cannot guarantee a specific number of meeting attendees or survey responses will be 

generated during the process and strives for quality in feedback over quantity. 
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MSA PROFESSIONAL SERVICES, INC. (MSA) – GENERAL TERMS AND CONDITIONS OF SERVICES 

1. The quoted fees and scope of services constitute the best
estimate of the fees and tasks required to perform the services as 
defined.  This agreement upon execution by both parties hereto, can be 
amended only by written instrument signed by both parties.  For those 
projects involving conceptual or process development service, activities 
often cannot be fully defined during initial planning.  As the project 
progresses, facts uncovered may reveal a change in direction which may 
alter the scope.  MSA will promptly inform the OWNER in writing of such 
situations so that changes in this agreement can be made as required. 

2. MSA will bill the OWNER monthly with net payment due upon
receipt.  Past due balances shall be subject to an interest charge at a 
rate of 12% per year from said thirtieth day.  In addition, MSA may, after 
giving seven days written notice, suspend service under any agreement 
until the OWNER has paid in full all amounts due for services rendered 
and expenses incurred, including the interest charge on past due 
invoices. 

3. Costs and schedule commitments shall be subject to change
for delays caused by the OWNER's failure to provide specified facilities 
or information or for delays caused by unpredictable occurrences 
including, without limitation, fires, floods, riots, strikes, unavailability of 
labor or materials, delays or defaults, by suppliers of materials or 
services, process shutdowns, acts of God or the public enemy, or acts of 
regulations of any governmental agency.  Temporary delays of services 
caused by any of the above which result in additional costs beyond those 
outlined may require renegotiation of this agreement. 

4. MSA intends to serve as the OWNER’s professional
representative for those services as defined in this agreement, and to 
provide advice and consultation to the OWNER as a professional.  Any 
opinions of probable project costs, reviews and observations, and other 
decisions made by MSA for the OWNER are rendered on the basis of 
experience and qualifications and represents the professional judgment 
of MSA.  However, MSA cannot and does not guarantee that proposals, 
bid or actual project or construction costs will not vary from the opinion of 
probable cost prepared by it.   

5. This agreement shall not be construed as giving MSA, the
responsibility or authority to direct or supervise construction means, 
methods, techniques, sequence, or procedures of construction selected 
by the contractors or subcontractors or the safety precautions and 
programs incident to the work of the contractors or subcontractors. 

6. In conducting the services, MSA will apply present
professional, engineering and/or scientific judgment, and use a level of 
effort consistent with current professional standards in the same or 
similar locality under similar circumstances in performing the Services.  
The OWNER acknowledges that "current professional standards" shall 
mean the standard for professional services, measured as of the time 
those services are rendered, and not according to later standards, if such 
later standards purport to impose a higher degree of care upon MSA. 

MSA does not make any warranty or guarantee, expressed or 
implied, nor have any agreement or contract for services subject to the 
provisions of any uniform commercial code.  Similarly, MSA will not 
accept those terms and conditions offered by the OWNER in its 
purchase order, requisition, or notice of authorization to proceed, except 
as set forth herein or expressly agreed to in writing.  Written 
acknowledgement of receipt, or the actual performance of services 
subsequent to receipt of such purchase order, requisition, or notice of 
authorization to proceed is specifically deemed not to constitute 
acceptance of any terms or conditions contrary to those set forth herein. 

7. This Agreement shall commence upon execution and shall
remain in effect until terminated by either party, at such party's discretion, 
on not less than thirty (30) days' advance written notice.  The effective 
date of the termination is the thirtieth day after the non-terminating 
party's receipt of the notice of termination.  If MSA terminates the 
Agreement, the OWNER may, at its option, extend the terms of this 
Agreement to the extent necessary for MSA to complete any services 
that were ordered prior to the effective date of termination.  If OWNER 
terminates this Agreement, OWNER shall pay MSA for all services 
performed prior to MSA's receipt of the notice of termination and for all 

work performed and/or expenses incurred by MSA in terminating 
Services begun after MSA's receipt of the termination notice. 
Termination hereunder shall operate to discharge only those obligations 
which are executory by either party on and after the effective date of 
termination.  These General Terms and Conditions shall survive the 
completion of the services performed hereunder or the Termination of 
this Agreement for any cause. 

This agreement cannot be changed or terminated orally.  No waiver 
of compliance with any provision or condition hereof should be effective 
unless agreed in writing and duly executed by the parties hereto. 

8. The OWNER agrees to clarify and define project requirements
and to provide such legal, accounting and insurance counseling services 
as may be required for the project. 

9. MSA will maintain insurance coverage for:  Worker's 
Compensation, General Liability, and Professional Liability.  MSA will 
provide information as to specific limits upon written request.  If the 
OWNER requires coverages or limits in addition to those in effect as of 
the date of the agreement, premiums for additional insurance shall be 
paid by the OWNER.  The liability of MSA to the OWNER for any 
indemnity commitments, or for any damages arising in any way out of 
performance of this contract is limited to such insurance coverages and 
amount which MSA has in effect. 

10. Reuse of any documents and/or services pertaining to this
project by the OWNER or extensions of this project or on any other 
project shall be at the OWNER’s sole risk.  The OWNER agrees to 
defend, indemnify, and hold harmless MSA for all claims, damages, and 
expenses including attorneys’ fees and costs arising out of such reuse of 
the documents and/or services by the OWNER or by others acting 
through the OWNER. 

11. To the fullest extent permitted by law, MSA shall indemnify and
hold harmless, OWNER, and OWNER’s officers, directors, members, 
partners, agents, consultants, and employees (hereinafter “OWNER”) 
from reasonable claims, costs, losses, and damages arising out of or 
relating to the PROJECT, provided that any such claim, cost, loss, or 
damage is attributable to bodily injury, sickness, disease, or death, or to 
injury to or destruction of tangible property (other than the Work itself) 
including the loss of use resulting therefrom but only to the extent caused 
by any negligent act or omission of MSA or MSA’s officers, directors, 
members, partners, agents, employees, or Consultants (hereinafter 
“MSA”).  In no event shall this indemnity agreement apply to claims 
between the OWNER and MSA.  This indemnity agreement applies 
solely to claims of third parties.  Furthermore, in no event shall this 
indemnity agreement apply to claims that MSA is responsible for 
attorneys’ fees.  This agreement does not give rise to any duty on the 
part of MSA to defend the OWNER on any claim arising under this 
agreement. 

To the fullest extent permitted by law, OWNER shall indemnify and 
hold harmless, MSA, and MSA’s officers, directors, members, partners, 
agents, consultants, and employees (hereinafter “MSA”) from reasonable 
claims, costs, losses, and damages arising out of or relating to the 
PROJECT, provided that any such claim, cost, loss, or damage is 
attributable to bodily injury, sickness, disease, or death, or to injury to or 
destruction of tangible property (other than the Work itself) including the 
loss of use resulting therefrom but only to the extent caused by any 
negligent act or omission of the OWNER or the OWNER’s officers, 
directors, members, partners, agents, employees, or Consultants 
(hereinafter “OWNER”).  In no event shall this indemnity agreement 
apply to claims between MSA and the OWNER.  This indemnity 
agreement applies solely to claims of third parties.  Furthermore, in no 
event shall this indemnity agreement apply to claims that the OWNER is 
responsible for attorneys’ fees.  This agreement does not give rise to any 
duty on the part of the OWNER to defend MSA on any claim arising 
under this agreement. 

To the fullest extent permitted by law, MSA’s total liability to 
OWNER and anyone claiming by, through, or under OWNER for any 
cost, loss or damages caused in part or by the negligence of MSA and in 
part by the negligence of OWNER or any other negligent entity or 
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individual, shall not exceed the percentage share that MSA’s negligence 
bears to the total negligence of OWNER, MSA, and all other negligent 
entities and individuals. 
 12. OWNER and MSA desire to resolve any disputes or areas of 
disagreement involving the subject matter of this Agreement by a 
mechanism that facilitates resolution of disputes by negotiation rather 
than by litigation.  OWNER and MSA also acknowledge that issues and 
problems may arise after execution of this Agreement which were not 
anticipated or are not resolved by specific provisions in this Agreement.  
Accordingly, both OWNER and MSA will endeavor to settle all 
controversies, claims, counterclaims, disputes, and other matters in 
accordance with the Construction Industry Mediation Rules of the 
American Arbitration Association currently in effect, unless OWNER and 
MSA mutually agree otherwise.  Demand for mediation shall be filed in 
writing with the other party to this Agreement.  A demand for mediation 
shall be made within a reasonable time after the claim, dispute or other 
matter in question has arisen.  In no event shall the demand for 
mediation be made after the date when institution of legal or equitable 
proceedings based on such claim, dispute or other matter in question 
would be barred by the applicable statute of limitations.  Neither demand 
for mediation nor any term of this Dispute Resolution clause shall 
prevent the filing of a legal action where failing to do so may bar the 
action because of the applicable statute of limitations.  If despite the 
good faith efforts of OWNER and MSA any controversy, claim, 
counterclaim, dispute, or other matter is not resolved through negotiation 
or mediation, OWNER and MSA agree and consent that such matter 
may be resolved through legal action in any state or federal court having 
jurisdiction. 
 13. This agreement shall be construed and interpreted in 
accordance with the laws of the State of Iowa. 
 14. OWNER hereby irrevocably submits to the jurisdiction of the 
state courts of the State of Iowa for the purpose of any suit, action or 
other proceeding arising out of or based upon this Agreement.  OWNER 
further consents that the venue for any legal proceedings related to this 
Agreement shall be, at MSA’s option, Polk County, Iowa, or any county 
in which MSA has an office. 
 15. This agreement contains the entire understanding between the 
parties on the subject matter hereof and no representations.  
Inducements, promises or agreements not embodied herein (unless 
agreed in writing duly executed) shall be of any force or effect, and this 
agreement supersedes any other prior understanding entered into 
between the parties on the subject matter hereto. 
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