
 
Mason City Planning & Zoning Commission 

Staff Report 
 

Date:  April 6, 2015 
 
File No.: P12015-03 
 
Applicant: Mike Momberg 
 
Request:  A request to modify a previously approved site plan for the Village at River 

Bend to allow construction of two duplex forms oriented to Birch Drive with 
driveway access on Birch Drive, in place of three 4-unit rowhouse forms 
oriented to and having driveway access from River Bend Drive. 

 
Request:  Staff has received a request from Mike Momberg to amend a previously 
approved Development Plan and Multiple Principal Building Development.  If granted, 
the applicant would construct two duplex forms with driveway access on Birch Drive 
instead of the three 4-unit rowhouse forms with driveway access from River Bend Drive.  
A location map and the proposed amended site plan are attached.   
 
Background:  In August 2002, River View Ventures applied for and received approval 
of a Development Plan in the RG-L Low Density Residential Zoning District.  At the 
time, the zoning required that a Development Plan “be submitted and approved prior to 
the issuance of a building permit in the RG-L district.”  The Planning and Zoning 
Commission was charged with reviewing the plan to determine if it was in substantial 
compliance with the zoning ordinance.  Final approval of the Development Plan rested 
with the Planning and Zoning Commission; no City Council approval was required.   
 
The Development Plan covered the full 10.2 acre parcel and envisioned 19 duplex and 
four-plex buildings containing a total of 55 units.  In the staff report, staff analyzed the 
traffic circulation for the development.  At the time of application, Birch Drive was not 
paved.  However, paving and a grade-separated multi-use trail was planned. (The 
paving and trail were subsequently completed.)  The staff report notes that only one 
entrance to the development from Birch Drive is proposed.  The Development Plan was 
approved at that meeting along with the Preliminary Plat.  The staff reports for both the 
Development Plan and the Preliminary Plat are attached along with the minutes of the 
meeting.  The Preliminary Plat was subsequently approved by the City Council.  
 
In February 2003, the Final Plat for the Village at River Bend was reviewed and 
approved by the Commission along with a Multiple Principal Building (MBP) 
Development Plan showing Phase 1 of the development.  Phase 1 anticipated 30 units 
in a mix of duplex and 4-unit rowhouse building forms.  Access to the development from 
Birch Drive is limited to one point, River Bend Drive.  The Commission, having final 
approval authority for the MBP Development Plan, approved the plan as submitted.  



The Final Plat was recommended for approval and forwarded to the City Council.  The 
Council subsequently approved the plat.   
 
In July 2004, the developer requested approval for a minor modification of the site plan 
to replace three four-plex rowhouse forms,  one on River Bend Ct. (noted as Village 
Drive on the plan), and two on the River Bend Drive cul-de-sac with five duplex forms 
(two on River Bend Ct. and three on the River Bend Drive cul-de-sac.)  An annotated 
site plan was found in the file noting that the proposed change was consistent with the 
approved site plan and was approved by Senior Planner Charlie Kuester.  Staff recalls 
that at the same time this modification was approved, the developer discussed 
constructing units with direct access from Birch Drive; we believe the developer was told 
that this would not be acceptable.  However, we cannot find any notes from Mr. Kuester 
to this effect. 
 
In November 2012, the developer again requested approval for a minor modification to 
the approved site plan.  They proposed removing one of the duplex forms from the 
River Bend Drive cul-de-sac, leaving two duplex forms on the cul-de-sac.  In addition, 
they requested approval to use geo-block instead of asphalt on the private streets.  
While the deletion of one of the duplex forms would still leave the development plan in 
compliance with the approved plan, the use of geo-block went beyond Planning and 
Zoning staff’s authority so the amendment was reviewed by the Development Review 
Committee (DRC).  The DRC approved the proposed changes subject to removal of the 
extra water and sewer service connections that had been placed in anticipation of the 
four-plex rowhouse forms. 
 
 
Analysis:   
The subject property is located in eastern Mason City.  It is bordered by the Evans 
Preserve on the west and north, and Grace Evangelical Free Church on the east.  The 
Evans Preserve is a City-owned nature preserve with a perpetual deed restrict.  It will 
never be develop.  Grace Evangelical Free Church is embarking on a significant 
building addition this summer, with a third addition planned in the near future.  
According to Church representatives, the congregation continues to grow.  With 
construction of the first phase of their expansion, their youth programs (currently held 
off-site) will be moved back to the main church campus.  There is no development on 
the south side of Birch Drive across from the development.  The north bank of the 
Winnebago River and a narrow greenbelt abut Birch Drive. 
The proposed amendment was discussed at the Development Review Committee on 
March 31, 2015.  The general consensus among the DRC members was that the 
proposed amendment should be denied.  The following issues were identified: 

• Adding four 20’ driveways along Birch Drive will significantly increase the number 
of potential conflicts between backing vehicles and vehicles on Birch Drive.  The 
proposed location of the two duplex forms on the curve in Birch Drive limits 
visibility and increases the likelihood of a crash in this location.   



• The four proposed driveways will also conflict with the existing multi-use trail.  
The trail sees substantial traffic now.  In the summer of 2015, this trail will be 
extended to N. Illinois Ave. where it will connect with a shared roadway trail 
extending to the John Adams Middle School/Mason City High School campus.  
The trail will become the primary connection between East Park and Aquatic 
Center and the Asbury neighborhood, Eastbrooke neighborhood and NIACC.  It 
will also be the primary route between northeast Mason City and the school 
campus.   

• The multi-use trail is not constructed to accommodate vehicles.  Vehicles using 
the driveways will damage the trail unless the trail segments that cross the 
driveways are removed and replaced with reinforced Portland concrete cement.  
Should the Commission vote to approve the amendment, staff respectfully 
requests that the developer be required to replace the trails segments that cross 
the driveways with reinforced colored Portland concrete cement.  This will limit 
wear and tear on the trail; the colored concrete will be a visual cue to trail users.   

• Vehicles parked across the multi-use trail could divert trail users into the street.  
This increases the risk to the trail users from bike crashes, bike/vehicle crashes 
and pedestrian/vehicle crashes.   

• Trail users assume they will not encounter vehicles on a trail; there is the 
assumption that they can proceed unimpeded.  Driveway crossings should be 
rare and spaced in a way that they can be anticipated.  Closely spaced driveway 
crossings place trail users in danger. 

• Currently, there are no restrictions for parking on the street.  However, there is no 
need to park on the street.  The Village at River Bend provides guest parking 
within the development.  In addition, no units front on Birch Drive.  Staff 
anticipates that units fronting on Birch Drive will create demand for on-street 
parking.  Because of the curve and elevation change on the street, on-street 
parking is not suitable in this location.  The Assistant City Engineer noted that the 
City would likely eliminate on-street parking in this location if the amendment was 
approved.  The Commission should note that the Developer has discussed 
prohibiting parking on Birch Drive through the rules for the condominium 
association.  However, because Birch Drive is a public street not controlled by 
the association, parking enforcement will be difficult.  In addition, the association 
can only impose penalties on residents of the development.  

• Birch Drive is a major east-west connection between Kentucky Avenue and 
Illinois Avenue.  During the school year, the street carries a significant amount of 
traffic.  As is noted in the prior site plans, there is a blind curve and a hill making 
visibility a challenge.  In addition, while the posted speed limit on the street is 25 
mph, the road is designed to accommodate vehicles traveling at higher speeds.  
Consequently, traffic rarely complies with the posted speed limit.   

• The design and aesthetics of the development would be impacted if the two 
duplex units were constructed to turn their back on the rest of the development.  



The concept for the Village at River Bend was intended to convey a sense of 
seclusion and to establish a strong neighborhood bond.   

We believe that there is a precedent for denying driveway accesses that cross trails.  
The multi-use trail along 19th St. SE is .95 miles long.  Along its length there are six 
driveway crossings.  The closest spacing of these driveways is 192 feet.  All of these 
driveways were here before the trail was constructed.  In Pine Hill Acres (on S. Virginia, 
Pine Hill Ct. and S. Rhode Island Ct.) the City has prohibited driveways that cross the 
trail.  This prohibiting was put in place prior to construction of the trail extension. 
Utility/Department Comment:  Alliant Energy noted that there is an underground 
electrical service to the City’s street light in the general area of the proposed duplex 
forms.  If the utilities need to be relocated, the developer will need to cover the cost of 
the relocation. 
Public comment:  We sent notices of this application to the property owners within 350 
ft. of the subject site.  We received a comment from Cerro Gordo County that they did 
not object to the proposed amendment.  No other comments about the application have 
been received  
Information from Applicant:  The applicant has provided a cover letter and several aerial 
photographs of neighborhoods in Mason City with duplex building forms where there are 
driveways exiting on to streets or crossing trails.  They are attached. 
 
Staff Recommendation: Staff recommends that the Planning and Zoning Commission 
deny the request from Mike Momberg to amend the previously approved Development 
Plant and allow construction of two duplex forms with driveway access on to Birch 
Drive.   
 
Attachments: 

• Proposed amendment to the Development Plan 
• Submittal from Developer 
• Staff reports for Master Development Plan and Preliminary Plat, August 2002 
• Commission minutes, August 2002 
• Staff reports for Multiple Principle Building Development Plan and Final Plat, 

February 2003 
• Commission minutes, February 2003 

 



ASBURY

CT.

RIDGE
RD.

N
. O

H
IO

 A
V

E
.

2nd ST. NE

R
IV

ER
BE

N
D

 C
T.

BIRCH DR.

ASBURY

PL.

BIRCHDR.

N
. T

E
N

N
E

S
S

E
E

AV
E

.

N
. T

E
N

N
E

S
S

E
E

 A
V

E
.

RIVER
BEND DR.

1st ST. NE

N
. I

LL
IN

O
IS

 A
V

E
.

J



RI
VE

R 
BE

ND
 C

T.

RIVER BEND DR.BIRCH DR.

J











































MINUTES 
 

Mason City Planning and Zoning Commission 
Second Level Conference Room - City Hall 

August 13, 2002 
7:00 p.m. 

 
 
Item 1: Call to Order / Roll Call 

 
Meeting called to order by Chair Vikturek.  On roll being called, there were present:  Drew, Hofman, 
Morse, Reynolds, and Vikturek.  Absent:  Groninga.  Also present: Planner Kuester, Planner 
Sandahl, and Secretary Sutcliffe. 

 
Item 2: Approve the Agenda 
 
 Planner Sandahl suggesting combining related items for discussion purposes and moving the 

Schurtz issue to the beginning of the agenda.  Being no further additions or amendments, Vikturek 
announced the agenda approved as amended. 

 
 Introduction of Planner Charles Kuester. 
 
 Groninga joined the meeting at this time. 
 
Item 3: Approval of Minutes from July 9, 2002, Meeting 
 
 Being no comments, Vikturek announced the minutes approved as presented. 
 
 Aye: All    Nay: None    Motion Carried 

 
Item 4: Comprehensive Plan - None  
 
Item 5: Change of Zone - None 
 
Item 6: Subdivisions  
 
6.2: Jon T. Schurtz 
  J. T. Schurtz First Subdivision – Final Plat 
  A Staff report was presented by Planner Sandahl.  Vikturek opened the meeting to public hearing. 

Being no comments, the public hearing was closed. 
 

Groninga/Hofman moved to approve the Final Plat of J.T. Schurtz First Subdivision generally 
located at 17535 – 245th Street.   
 

  Aye: All    Nay: None    Motion Carried 
 
 6.1: BD Development Co, LC 
  Cottonwood Village – Final Plat 
  A Staff report was presented by Planner Sandahl.  Discussion was held regarding the 

appropriateness of the property owner or the developer to be responsible for street tree plantings in 
new subdivisions.  Vikturek advised that the Commission has, in the past, waived the tree plantings 
and sometimes sidewalks when subdivisions are reviewed by the Planning and Zoning 
Commission; however, trees and sidewalks must be addressed before issuance of a Certificate of 
Occupancy. 
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  Vikturek opened the meeting to public hearing.  Being no comments, the public hearing was closed. 
     

Morse/Reynolds moved to approve the Final Plat of Cottonwood Village generally located at 9th St. 
SW and Grant Avenue.   
 

  Aye: All    Nay: None    Motion Carried 
 
11.1: BD Development Co, LC 
  Cottonwood Village – Final PUD Plan Approval 
  A Staff report was presented by Planner Sandahl.  Groninga confirmed that the developer will have 

the freedom to build single-family homes if they find that the twin homes don't sell.  Sandahl advised 
that was correct, but the single-family homes would need to meet setbacks and maximum lot 
coverage requirements. 

 
  Groninga asked if sidewalks would be required.  Sandahl advised they would.  Vikturek opened the 

meeting to public hearing.  Being no comments, the public hearing was closed. 
   

Reynolds/Groninga moved to approve the Final PUD Plan for Cottonwood Village generally located 
at 9th St. SW and Grant Avenue.   
 

  Aye: All    Nay: None    Motion Carried  
   
6.3: River View Ventures, LLC 
  Village at River Bend – Preliminary Plat 
  A Staff report was presented by Planner Sandahl. Sandahl corrected her report stating that Staff 

asks that sidewalks are provided on the development.  The developers would ask that they be given 
permission to delay the installation of sidewalks due to the roads not being paved at this time.  

   
  Hofman/Reynolds moved to approve the Preliminary Plat of Village at River Bend generally located 

at 1300 Birch Drive.   
 
  Aye: All    Nay: None    Motion Carried 
 
11.2: River View Ventures, LLC 
  Village at River Bend – Development Plan   
  A Staff report was presented by Planner Sandahl.  Morse asked how to ensure some type of barrier 

is provided between the river and Birch Drive for safety purposes.  Sandahl advised there are no 
design specs for the road construction.  The Engineering Department will address road alignment. 

 
  Vikturek opened the meeting to public hearing.   
 
  Bob Satter, Landscape Architect for the applicant, advised that preliminary designs for the 

alignment of Birch Drive were prepared by Yaggy Colby Associates before the developments of 
Grace Evangelical Free Church and the proposed Village at River Bend.  He advised that the 
proposed road alignment along the Village will remain, but he believes realignment may take place 
beyond (west) of the Village to the railroad tracks.   

 
  Hofman expressed concern about traffic safety along the curving road of Birch Drive during the 

school year.  Satter advised the area has plenty of site distance for traffic.  Satter added that 
increased developments in the area might warrant increased regulations by the City for runoff or 
sewer due to the area previously being generally rural.  Being no further comments, Vikturek closed 
the public hearing. 

 
  Groninga clarified that the Commission requested sidewalks for the Grace Evangelical Free Church 

development adjacent to Village (to the east) and for sidewalks to the Evans Preserve.   
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Further discussion was held regarding the specs and maintenance of the roads along and within the 
Village development.  Since the street in the Village will not be dedicated back to the City, the 
Engineering Department has advised the City will not be responsible for maintenance and snow 
removal. 

 
  Groninga/Morse moved to approve the Development Plan for Village at River Bend generally 

located at 1300 Birch Drive.   
 

  Aye: All    Nay: None    Motion Carried 
  
Item 7: City Property / Street / Alley Requests - None 
 
Item 8: Code Amendments - None 
  
Item 9: Multiple Principal Buildings - None 
 
Item 10: Public Works/Engineering Items - None 
  
Item 11: Miscellaneous - None 
   
Item 12: Old Business  
 
 Planner Kuester asked the Commission for direction in the language accessory uses (e.g. attached 

garage vs. detached garage) and the need for a possible Text Change Amendment.   
  
Item 13: New Business  
 
 Vikturek advised the Commission of the upcoming Downtown Summit to be held in Mason City 

on August 20-21. 
 
Item 14: Adjournment 

 
The meeting adjourned at 8:16 p.m.            

 
 
 
                                                                             

   David Vikturek, Chairman               
ATTEST: 
 
 
      
Colleen Sutcliffe, Secretary 
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