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AGENDA 
 

WEBSTER COUNTY  
PLANNING AND ZONING COMMISSION 

 
Tuesday, January 10, 2023, 6:00 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 ___,  and Berna Tucker ___.  
  

II. Review and Approval of Minutes from December 13, 2022 Meeting.  
 
Motion: _______, 2nd: _______, Vote: _______, Time: _______    
 

III. New Business. 

 
a. Election of Chairperson and Vice-Chairperson for 2023. 
b. Workshop:  Transportation Corridor Planning – Comprehensive Plan 

Text and Zoning Ordinance Text Amendments. 
 

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. 
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Planning and Zoning Commission 

Regular Meeting 

December 13, 2022 

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

with the following members present: Margo Knippel, Tyler Lane, Tommy Smith, Gary Nelson 

and Berna Tucker. Absent: Laura Kelley.  

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

Roderick, Planning and Zoning Assistant. Applicant, Nick Cochrane, of Johnson Law Firm. 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 Tucker seconded by Smith to approve November 15, 2022 meeting minutes. Motion 

carried unanimously. 

New Business: 

A. Public Hearing: Zoning Ordinance Text Amendment: Amendment to Section 2.02 – 

Definitions of Terms to add the definition of “Event Venue” and Sections 4.04.03 and 

4.05.03 to add “Event Venue” as a Conditional Use in the A-1, Agricultural Preservation 

District and A-2, Transitional Agricultural District. 

Johnson gave the commission a brief history that led to the submission of the Zoning Ordinance 

Text Amendment Petition by Nick Cochrane. Johnson then elaborated on the allowance of event 

venues through a Conditional Use Permit, which would be granted by the Webster County Board 

of Adjustments. By using a Conditional Use Permit, it allows for each property owner to go 

through the public hearing process, giving neighboring property owners the opportunity to express 

any concerns they might have as well as allowing for the Board of Adjustments to designate 

conditions for each application.  

Johnson also added to the definition that was submitted by Cochrane, that event venues shall be in 

conjunction with existing single-family homes, to deter freestanding structures that could result in 

an uncontrollable establishment.  

Staff recommends approval, Johnson then motioned to the applicant for any input prior to the 

public hearing.  

Cochrane agreed with Johnson and added that event venues as it would be defined would fit well 

in the A-1 and A-2 zoning districts of Webster County without adding any adverse changes to the 

characteristics of the districts.  

Tucker asked if there are any events that are currently taking place or if venues are established 

already. 

Johnson said the County has heard of a couple operating. 
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Tucker asked if there have been any complaints about these establishments (noise, traffic, etc.) 

Johnson said that in the time he has been with Webster County he has not heard of any complaints 

relating to noise or traffic.   

Nelson mentioned that south of Otho, he is the tenant on the Ann Smeltzer learning farm, he stated 

that there is a building on the property that has catered to over 200 children for educational 

purposes. Nelson was not aware if a permit would be required and if he will need to get one for 

this sort of operation. 

Johnson said no, the definition that is being presented at this meeting would be more for a 

continuous operation, such as a wedding reception venue.  

Cochrane added that it would be more geared towards generating a profit, while the building 

Nelson had mentioned is a charitable donation, which would not be considered an event venue as 

it is defined.  

Knippel stated that in the past when the idea of event venues has been discussed by the 

commission, what would be considered an event venue? A property that has a one-time event or 

one that advertises for continuous events.   

Knippel mentioned having the property zoned commercial because putting conditions on each 

venue could be considered playing favorites to certain properties.  

Johnson said this would be for properties that are being continuously used for events and that the 

conditions would be set forth by the Board of Adjustments and could vary from property to 

property based on neighboring opinions, topography of the property, the size of the property, and 

proposed event, etc.  

Knippel asked if a property is already operating an event center prior to this amendment, would 

that property be grandfathered in or would they need to apply for a Conditional Use? 

Johnson said they would not be grandfathered in, they would need to apply to operate legally.  

Both Nelson and Tucker asked if a property owner were to hold a wedding on their property for a 

family member, would they need to apply for a permit? 

Johnson said no, the proposed amendment is geared towards properties that are wanting to 

establish an event center for profit, to be continuously rented.  

Knippel and Tucker had concerns on current properties operating event venues and questioned the 

process on having them apply for a permit. 

Johnson said it would be on a complaint basis. Once a complaint is made to the Planning and 

Zoning Office, should this amendment pass, then the process of having the property owner apply 

for a permit will begin.  
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Cochrane stated that because of the lack of event venues, Webster County is losing out on money 

because residents are having to go to other counties. 

Knippel stated that she does not want to see a couple deciding on a venue based on the need for a 

permit or not. 

Cochrane said the couple would not need to apply for a permit, the establishment/ property owner 

would.  

Knippel is wanting to show the positive side of this amendment verse appearing to be setting more 

regulations. 

Smith asked how long the Conditional Use Permit would be good for.  

Johnson said that they would be good until the establishment or property does not operate for one 

consecutive year.  

Lane wanted to know if there is a capacity for people in the event venues. 

Johnson said that would be established through the Conditional Use Permit. 

Knippel wanted to know if the proposed amendment needs to be expanded from A-1 and A-2 to 

other districts in Webster County.  

Johnson said he has not looked into the other districts, however, it is the applicant’s request to 

utilize the more rural areas of Webster County.  

Knippel said that the permitted uses for Commercial Districts do mention bars, taverns, etc. but 

there is no reference to event centers.  

Johnson said this is a more appropriate use in the A-1 and A-2 districts.  

Tucker asked if the event venues would have to have their own DRAM insurance for providing or 

the sale of alcohol.  

Johnson said that it is a possibility; it would be an outside agency permit. 

Knippel asked what the County would be modeling the conditions after. 

Johnson referred to Cochrane. Cochrane stated that he looked at different examples from other 

counties. 

Knippel wanted assurance that conditions would not be fair for each applicant and asked if Johnson 

would be deciding on what the conditions will be. 

Johnson said that the Board of Adjustments will decide on the conditions based on the site, the 

type of event venue, and input from the public during the public hearing process.  



 

4 
 

Knippel stated that her concern each time with Conditional Use Permits is that each applicant is 

treated fair and consistently with prior applicants.   

Johnson stated that he will speak with Darren Driscoll, Webster County Attorney, to decide if any 

action needs to take place with existing event venues that are operating illegally.  

Roll call vote for amendment as written: Knippel; Aye, Lane; Aye, Smith; Aye, Nelson; Aye, 

Tucker; Aye. Kelley; Absent. Motion carried unanimously.  

B. Review and Discuss Public Input received for Transportation Corridor Plan – 

Comprehensive Plan Text and Zoning Ordinance Text Amendments.  

Knippel asked Jeff for any updates on public input or updates on the Transportation Corridor Plan. 

Johnson stated that due to weather, MSA Consultants, Chris Janson, and Sarah Runkel were not 

able to attend this evening’s meeting so the discussion and updates will be pushed to the Planning 

and Zoning Commission Meeting.  

Motion by Nelson, seconded by Lane to adjourn. Motion carried unanimously.  

A full recording of this meeting can be found at www.webstercountyia.gov.    

 

 

 

____________________________________________  _______________ 

Chairperson        Date 

 

____________________________________________  _______________ 

Jeff Johnson, Planning & Zoning Administrator   Date 

http://www.webstercountyia.gov/
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To:   Planning and Zoning Commission 
 
From:  Jeff Johnson, Planning and Zoning Administrator 
 
Date:  January 10, 2023 
 
Subject: Elect Chairperson and Vice-Chairperson for 2023 
 
____________________________________________________________________ 
 
 
A request for the Planning and Zoning Commission to elect a Chairperson and Vice-
Chairperson for 2023. 
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To:   Planning and Zoning Commission 
 
From:  Jeff Johnson, Planning and Zoning Administrator 
 
Date:  January 10, 2023 
 
Subject: Workshop:  Transportation Corridor Planning – Comprehensive Plan 

Text and Zoning Ordinance Text Amendments. 
 
 
____________________________________________________________________ 
 
 
MSA Consultants will be present to continue discussions with the Planning and Zoning 
Commission on public input received pertaining to transportation corridor planning 
throughout the County. 
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UPDATE  A Review of MSA’s Commitment to Your Community 

CLIENT LIAISON: 
Christopher Janson, AICP 
Phone: 515-635-3401 
Cell: 515-249-1033 
cjanson@msa-ps.com 
 
DATE: 
December 14, 2022 
 
COMPREHENSIVE CORRIDOR PLAN AND 
ZONING ORDINANCE UPDATES 
 

 
• The public outreach process is wrapping up, however, the survey and 

crowdsource map will remain open and any pertinent information will be 
considered as it’s received. 

o Community survey: 86 responses 
o Crowdsource map: 4 responses 
o Stakeholder interviews: 12 

 
• Drone flight for areal footage took place in October. 
• On January 10th, at the regularly scheduled meeting, MSA will meet with the 

Planning and Zoning Commission to discuss goals and strategies and to 
review the future land use map and corridor plan. 

 


