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Cerro Gordo County Planning & Zoning 
Staff Report 
SPECIAL USE 

 
 

Case No.: Case No. 18-33    Date of Application: February 21, 2018 
Use Request: 20.2(DD) Salvage yards and/or Junk Yards Owner: Behr Iron & Metal/Alter Trading Corporation 
Current Zoning: M-2 Heavy Industrial,   Petitioner: Behr Iron & Metal/Alter Trading Corporation 
Address: 12050 State Street (Emery)   Size of Special Use: >1 acre 
 Mason City, IA 50401   Size of Parcel: 42.28 acres  
Legal: Block 5, Traction Park, in the NW¼ of Section 13 Hearing Date: March 27, 2018    
            Lake Township; Block 4, Traction Park and parcels  
            in the W½ of the NW¼, Section 13, Lake Township 

 
BACKGROUND INFORMATION: 
 
1) PURPOSE OF SPECIAL USE REQUEST - 
 

Alter Trading Corporation (Alter) proposes to expand its available services to include appliance de-manufacturing.  
There will be a designated drop off area for customers to leave fully intact appliances (See Figure 1), and 
recycling and disassembly operation will take place in the existing non-ferrous warehouse (See Figure 2).  All 
disassembly of appliances and chemical removal is proposed to be done within the building.   
 
Alter is applying for a review of their existing Special Use Permit (SUP), which includes auto-wrecking and 
salvaging.  Appliance de-manufacturing is not included as an allowed use under the current SUP.  While 
appliance recycling has been categorized under Article 20.2(DD) for salvage yards under the Zoning Ordinance, 
due to it being the closest SUP category, it is a unique use that requires a special permit from the DNR.  It needs 
to be considered separately due to specific chemicals associated with the use, such as mercury and refrigerants. 

 
2) EXISTING LAND USE AND ZONING CLASSIFICATION OF PROPERTY – 

 
The property is zoned M-2 Heavy Industrial and has operated as a salvage yard since 2005 under its existing 
SUP.  The use however has been ongoing since 1976, originally under Scrap Processors, Inc.  The use has 
gradually expanded over the years to include Alter’s current permitted area. 

 
3) LAND USE AND ZONING CLASSIFICATION OF SURROUNDING PROPERTY -  
 

The Iowa Traction Railroad operates a liquid propane transfer facility and rail yard to the south, also zoned M-2 
Heavy Industrial.  To the east are farm fields with a mix of A-1 Agricultural and M-2 zoning for potential future 
industrial development. There is also land in agricultural production to the north and west, zoned A-1. 
 
The Iowa, Chicago, and Eastern Railroad runs adjacent along the north property line. 

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

The stated purpose of the Zoning Ordinance is to promote public health, safety, morals, comfort, and general 
welfare.  There are some environmental concerns with the chemicals used in appliances that could cause a health 
issue.  However, some of these issues are mitigated by conducting the business within an enclosed building (See 
Figure 2).  The use is conducive to the existing use that has operated in the vicinity for decades.  Additionally, 
there is no FEMA-designated 100-year floodplain anywhere close to the use.  The applicant has written plans on 
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how to handle spills and emergency situations within its existing procedures and within the DNR application 
included with your packet.   
 
The ordinance also makes it a goal to secure and provide social and economic advantages resulting from orderly 
development.  The proposed use is consistent with surrounding development and existing uses.  The final goal of 
the Zoning Ordinance is to facilitate adequate but economical provisions for public improvements.  No public 
improvements should be necessary as a result of the de-manufacturing of appliances at this site. 

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

The proposed appliance recycling will be conducted entirely within the existing site, with a dedicated drop-off area 
and all dismantling operations occurring in the existing non-ferrous warehouse (See Figures 1 & 2).  The facilities 
are appropriate for a heavy industrial use such as this.  The site is well screened by an existing fence along the 
west and south of the area where the activity will take place except for the entrance into the site (See Figures 3 & 
4).  The added use will not be noticeable to neighbors of the property. 

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

The use is similar to the existing salvage and scrap yard.  As proposed, the added appliance recycling component 
will not be noticeable to neighbors or passing motorists.   
 
The closest dwelling is at 12467 255th Street (County Road B-35), located almost 1,400 feet southeast of the 
proposed site.  The residents will not be able to notice a difference from the existing use as proposed. 

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

Lark Avenue (County Road S-34) and 255th Street (County Roade B-35) are paved roads.  3rd Street and State 
Street are gravel roads (See Figure 5).  Under the current SUP Condition 10, all traffic must access the site via 
State Street.  Lark Avenue has daily traffic of 800 vehicles; 255th Street has 5,100 vehicles per day.  While these 
paved roads are sufficient for their daily traffic counts, 3rd Street and State Street receive significant truck traffic 
already from Alter and Iowa Traction Railroad’s facility to the south.   
 
Alter states in the narrative that no additional, or at least nominal increase, in traffic is anticipated as a result of the 
added service.  They are required by Condition 11 of the existing SUP to apply dust control along State Street.  
The Iowa Traction Railroad (IATR) has as a condition of its SUP for the propane transfer facility that they may be 
assessed a portion of the cost to pave State Street or 3rd Street as determined by the County Engineer.  There is 
currently no such condition in Alter’s SUP. 
 
There has been past discussion on the possibility of paving State Street and 3rd Street as recently as 2014.  If 
determined to be necessary by the County Engineer, Alter would be assessed a portion of the cost to pave the 
roads.  This has been formalized in IATR’s SUP.  Alter’s SUP should be brought to parity with its neighbor.  As of 
now, the County Engineer has not determined it to be necessary. 
 
Law enforcement protection is provided by the Cerro Gordo County Sheriff’s Department.  Fire protection is 
provided by the Clear Lake Fire Department.  Emergency Medical Services are provided by Clear Lake EMT and 
Mason City Fire Department.  In addition, the regional hazardous materials response unit is based in Mason City.  
There should not be a significant increase in demand for either service if the SUP is approved. 
 
The nearest mapped floodplain area is approximately 100 feet from the northwest property corner.  It is 
approximately 1,200 feet from the proposed special use. The site is not near any drainage district or any drainage 
ditches or structures. 
 
The site has 3 private wells and a wastewater treatment system.  The Health Department has record of well 
testing being conducted as recently as 2014.  Well water tested of good quality for aspects such as bacteria and 
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arsenic levels.  Alter may request well testing from the Health Department at any time.  No negative impacts to the 
onsite wells are anticipate as result of the use with the safety procedures in place. 
 
There will not be an impact on schools. 

  
5) PUBLIC COST FOR ADDITIONAL PUBLIC FACILITIES AND SERVICES -  
 

The proposed use will not require additional public facilities or services. 
 
6) POTENTIAL DETRIMENTS TO PERSONS, PROPERTY, OR GENERAL WELFARE (i.e., excessive traffic, 
 noise, smoke, fumes, glare, or odors) -  

 
Lark Avenue has daily traffic of 800 vehicles; 255th Street has 5,100 vehicles per day.  As aforementioned, Alter 
does not expect to see an increase in traffic, whereby it expects existing customers to bring the bulk of appliances 
for recycling.  Adding a new service stands to reason that at least a nominal increase in traffic is likely.  Any 
additional traffic with have only a negligible impact on surrounding property and likely will not be noticeable. 
 
Since all dismantling activities associated with the appliance recycling will be conducted within the non-ferrous 
warehouse, adverse impacts created by the proposed use such as noise should be significantly mitigated.  There 
are established procedures and designated areas where oil, polychlorinated biphenyl (PCB’s), fluorescent light 
bulbs (which contain mercury), and refrigerant will be stored (See Figure 6).  Additionally, plans and procedures 
are in place for waste and disposal of the chemicals and for emergency situation, such as fire and spillage. 
 
The use is highly regulated.  The Iowa Department of Natural Resources requires such operations to obtain an 
Appliance De-manufacturing Permit.  Part of the permit review process includes demonstrating compliance with 
U.S. EPA rules and regulations concerning the handling and disposal of PCBs, mercury, and refrigerants.  DNR 
rules limit the storage of appliances to 270 days with a maximum of 1,000 appliances.  It will be the applicant’s 
responsibility to ensure they do not go above these limits.  Permits are issued for a 5-year term and a DNR 
inspection is required prior to the issuance of any permit.  Persons engaged in appliance de-manufacturing must 
complete a DNR-approved training course.  The DNR requires documentation of compliance with County rules.  
Alter has provided a copy of the application they have submitted to the DNR, which is pending approval once the 
applicant shows compliance with local zoning rules by receiving the SUP. 

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

The property on which the non-ferrous metal recycling facility will be operated is zoned M-2 Heavy Industrial.  The 
Zoning Ordinance states that, “The M-2 Heavy Industrial District is one of heavy uses designed to serve the needs 
of Cerro Gordo County for industrial activity generally offensive if located near commercial or residential uses.”  
Appliance de-manufacturing is most similar to a salvage yard under the uses list under special uses permitted 
under Article 20.2 of the Zoning Ordinance.  Salvage yards and/or junk yards, including auto wrecking and 
salvage, used parts sales and junk, iron or rags storage and baling are permitted by special use permit in the M-2 
Heavy Industrial district. 

 
The nearest land zoned residential is inside Mason City city limits.  Such areas include the Registry Park mobile 
home park more than ¾-mile northeast of the site; the housing development on the east side of Mason City 
Country Club, 1-1/3  miles east of the site; and the Central Heights subdivision, about 1-3/5  miles east of the site.   
 
As stated before, there is a dwelling roughly 1,400 feet east-southeast of the proposed site.  Outside of city limits, 
there are an additional seven dwellings more than ½ mile but less than one mile from the site. 
 
Section 17.2(A-C) of the Zoning Ordinance establishes restrictions within the M-2 Heavy Industrial district.  Uses 
allowed in this district are not allowed to emit odors, dust, noxious gasses, noise, vibration, smoke, heat, glare, 
refuse matter, or water-carried waste that will carry beyond the boundaries of the property.  Such nuisances 
should not be a concern since the disassembly of appliances will be conducted entirely in an enclosed building. 
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In addition, uses permitted in the M-2 districted are not allowed which would present a conflict with county or state 
laws regulating nuisances. 
 
Finally, the M-2 district restrictions specifically prohibit the issuance of permits for dwellings, schools, hospitals, 
clinics, or other institutions for human care within district boundaries.  No such uses are proposed or anticipated 
on or in proximity to this site. 

 
 
8) COMPATIBILITY WITH COUNTY COMPREHENSIVE PLAN - 
 
The industrial development goal in the Comprehensive Plan is as follows: 
 

Industrial development in unincorporated areas should be limited to those uses that demonstrate a 
reliance on inputs from agricultural operations or provide market outputs for agricultural production 
or that have unique infrastructure needs that can only be met in certain locations, subject to the 
policies stated in this plan.  Those industrial uses that could be located either inside or outside of 
an incorporated community or that have a need for or are expected to place large demands on 
infrastructure should be located within an incorporated municipality or within a 
coordination/cooperation area. 

 
Policy 6.1.1: This policy discourages industrial uses that would present a hazard to or conflict with dense 
development.  The proposed use provides a service that is needed to properly dispose of hazardous chemicals 
contained in appliances.  The site is located in a rural area and already used as a salvage yard and would be 
appropriate as an additional use onsite.  
 
Policy 6.1.2: This policy encourages industrial development to be permitted in unincorporated areas that for safety 
reasons must be located far away from developed areas.  This proposed use does not use inputs from or produce 
outputs for the agricultural community.  However, this type of use would not be appropriate in a more densely 
populated residential area.   
 
Policy 6.1.3: This policy states that permitted industries should locate where other industries are located, in areas with 
adequate transportation infrastructure, and in areas that are adequately buffered from residential and agricultural 
areas.  Despite entrances from State Street, a gravel road, the site is located off two paved county roads.  Since the 
proposed disassembly and chemical extraction will take place entirely in an existing building, the need for buffering is 
lessened (See Figures 3 & 5).  The site is already screened by a fence, so the storage of appliances will not be visible 
from main transportation routes.  This is an existing industrial area and is appropriate for the special use.  
 
Policy 6.1.6: This policy encourages that permitted industrial development be required to contribute to any necessary 
rural improvements needed to support the development.  No additional rural improvements should be necessary to 
support the proposed use.  If State Street or 3rd Street are determined necessary to pave by the County Engineer, Alter 
would be assessed a portion of the cost.  This should be added as a condition to the SUP. 
 
 
COMPLIANCE WITH ADDITIONAL ARTICLE 20 REQUIREMENTS: 
Additional requirements for the special use requested are as follows.  Ordinance provisions are in normal type.  Staff 
comments are in bold: 
 
20.2  SPECIAL USES 
 
DD. Salvage yards and/or junk yards, including auto wrecking and salvage, used parts sales and junk, iron or rags 

storage and baling.  A-1, M-1 and M-2 Districts.  Provided the following is met: 
 

1. A minimum five hundred (500) foot setback from any abutting residential district shall be provided. 
There are no residentially zoned districts within 500’ of the building in which the use will be 
conducted.  The applicant’s property is zoned M-2 Heavy Industrial, and all surrounding properties 
are zoned A-1 Agricultural or M-2 Heavy Industrial. 
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2. All dismantled vehicles and vehicle parts shall be stored within an enclosed building or within an area 

completely enclosed by at least a six (6) foot high privacy fence constructed of solid material.  The fence 
must not be visually penetrable and a chain link fence with slats will not constitute a solid fence.  The 
proposed use does not include vehicle or vehicle parts salvaging, except as already included in the 
SUP.  There is already a fence along the south and west property lines (See Figures 3 & 5). 

 
3. Any junk yard which abuts a residential or commercial district shall provide a solid buffer consisting of 

vegetation and in conformance with the standards as provided in Article 19 under Buffer Zone and 
Landscaping requirements.  This shall be in addition to any other screening requirements found in this or any 
other section of this ordinance.  It shall be the responsibility of the property owner to install and maintain the 
required buffer/landscaping.  This requirement does not apply since the subject property does not abut 
a residential or commercial district.   

 
4. At no time shall junk be allowed to become visible either over or through the required screening/buffering 

requirements.  The necessary fencing is already in place on the property to screen the use and the 
storage of appliances (See Figures 3 & 5).  The proposed use will be incorporated into Alter’s 
existing operations.  No additional screening or buffering is necessary, as Condition 6 of the SUP 
accounts for the maintenance of such screening. 

 
18.12 APPLICATION 
 
B. Site Plan 
 

The site plan should be drawn at a scale of not less than 1” = 100’ and twelve (12) copies of the site plan shall be 
submitted with the permit application.  The site plan shall include but not be limited to the type of structure 
proposed, number and size of dwelling units, floor area of office or industrial building, buffers, landscaping, 
parking area, walls, density, floor area ratio, sewer and water proposed, anticipated expansion and other 
information deemed necessary to illustrate compliance with the requirements of this Ordinance.  In addition, the 
map will show dimensions of open-space, public dedications, and the horizontal and vertical dimensions of all 
proposed buildings and structures.  Since the use will be in an existing building, the applicability of these 
requirements is not relevant, though a map is included with your packets indicating the building and area 
to be used. 
 

C. Statement 
 

An explanatory statement of the general purpose of the project shall accompany the application.  The statement 
shall supplement the site plan with narrative information.  The adoption of the text of the statement specifying the 
particular non-residential uses shall constitute a limitation to those specific uses.  The applicant provided an 
extensive statement.  This statement should be made a condition of the Special Use Permit, if granted. 

 
 
ZONING DISTRICT REQUIREMENTS: 
Requirements of the zoning district for which the proposed special use is to be located are as follows.  Ordinance 
provisions are in normal type.  Staff comments are in bold: 
 
Minimum parcel size is 10 acres. The property is 42.28 acres in size. 
 
7.5  HEIGHT REGULATIONS 
 
No building hereafter erected or structurally altered shall exceed two and one-half (2-1/2) stories or thirty five (35) feet.  
The non-ferrous warehouse is an existing building. 
 
7.6  YARD REQUIREMENTS 
 
Each lot shall have the front, side and rear yards not less than the depths or widths following: 
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A.  Front yard depth, fifty (50) feet.  The warehouse meets this requirement. 
B.  Each side yard width, twenty-five (25) feet.  The warehouse meets this requirement. 
C.  Rear yard depth, thirty (30) feet.  The warehouse meets this requirement. 
 
 
STATUTORY REQUIREMENTS: 
Additional requirements under Iowa Code pertain to the special use applied for: 
 
The recycling of appliances is regulated under Iowa Administrative Code Section 567-118.  Among other things, this 
section requires that in order to recycle appliances, an Appliance De-manufacturing Permit (ADP) is required from the 
Iowa Department of Natural Resources.  In order to obtain the permit, an appliance de-manufacturer must 
demonstrative compliance with the Environmental Protection Agency’s rules and regulations concerning the handling 
and disposal of PCBs (such as those contained in capacitors), mercury (from mercury-containing components), and 
refrigerants.  All of these are considered hazardous materials and must be handled and disposed of accordingly. 
 
Any site to be used for appliance de-manufacturing is subject to DNR inspection prior to issuance of an ADP.  ADPs 
are issued for a five-year term.  No more than 1,000 appliances can be stored and de-manufacturing must take place 
within 270 days of receipt of the appliance.  Personnel engaged in appliance de-manufacturing must be trained through 
a DNR-approved appliance de-manufacturing program. 
 
Of note is that in order to obtain an ADP, the appliance de-manufacturer must demonstrate compliance with local 
zoning.  A form indicating compliance must be filed with the DNR bearing the signature of the local zoning 
administrator.  A copy of the application for the DNR permit has been filed with the SUP application.  The form for local 
zoning compliance has been provided by me to the DNR, which requires the update of the SUP before operations 
begin.  The applicant states the DNR permit is pending SUP approval by the Board.  Once issued, a copy of the DNR 
permit will need to be submitted to the Planning and Zoning Office. 
 
 
STAFF ANALYSIS AND RECOMMENDED ACTION: 
The proposed use is located at an existing industrial area equipped to accommodate the use and can be easily 
incorporated into Alter’s operations.  The area for the special use will be in the existing non-ferrous warehouse for the 
intensive disassembly of appliances and removal of hazardous chemicals (See Figure 2).  The storage area is already 
well screened by the existing fence (See Figures 1, 3, & 5).  Perhaps nominal traffic will be generated by this specific 
use, but participating in the cost to pave State Street as determined by the County Engineer should be added as a 
condition to bring Alter’s responsibilities in its SUP to parity with the Iowa Traction Railroad. 
 
Although the amount of hazardous substances resulting from appliance recycling is small, things like PCBs, mercury, 
and refrigerants must be handled according to EPA rules.  The amount of regulatory oversight required through the 
Iowa Administrative Code by the DNR relegates the role of the Board of Adjustment to only considering whether the 
use is appropriate for this location. 
 
Because the proposed use is in an existing salvage yard and all intensive recycling activities will take place within the 
building, the property seems like an appropriate place for this use.  I recommend approval with the conditions listed 
below. 
 
RECOMMENDED CONDITIONS TO BE MET IF POSITIVE VOTE BY BOARD OF ADJUSTMENT: 
Note:  In granting a Special Use Permit, the Board of Adjustment may attach conditions which it finds are necessary to 
carry out the purpose of the Zoning Ordinance, in conformance with what is provided in Article 20 of the Zoning 
Ordinance, and where reasonable and necessary may increase the required lot or yard, control the location and 
number of vehicular access points to the property, limit the number of signs, limit coverage or height of buildings 
because of obstruction to view and reduction of light and air to adjacent property, and require screening and 
landscaping to reduce noise and glare and maintain the property in character in keeping with the surrounding area.  
Special uses shall ordinarily comply with the standards of the district concerned for principal uses which are permitted 
therein, except as modified by the Board of Adjustment in granting a Special Use Permit. 
 



 

 7 

The following conditions are recommended: 
 

1. Condition 9 of the Special Use Permit dated December 18, 2007, is hereby repealed and the following 
adopted in lieu thereof: 

 
The applicant’s operational statements and site plans filed May 24, 2005, November 5, 2007, and February 
21, 2018 shall be adopted as presented and adhered to as if a part of the Board of Adjustment’s decision. 
 

2. Condition 15 of the Special Use Permit dated December 18, 2007, is hereby repealed and the following 
adopted in lieu thereof: 
 
A Zoning Certificate shall be issued by the Zoning Administrator prior to the placement and installation of the 
shredder and related equipment and appurtenances and for any new structures to be constructed, erected, or 
moved onto the property. 
 

3. Condition 17 of the Special Use Permit shall be adopted as follows: 
 
All activities involved with the dismantling or disassembly of appliances and the removal and storage of 
chemicals associated with the recycling and de-manufacturing of appliances shall be conducted solely within 
the non-ferrous warehouse as shown on the site plan submitted February 21, 2018.   
 

4. Condition 18 of the Special Use Permit shall be adopted as follows: 
 
If it is determined by the County Engineer that improvements to State and Third Streets are necessary to 
improve public safety or to handle traffic levels, such as paving, a proportion of the costs of said 
improvements may be assessed to Alter Trading Corporation, its successors and assigns, at the discretion of 
the County Engineer. 
 

5. All other conditions of the Special Use Permit adopted by the Cerro Gordo County Board of Adjustment shall remain 
unchanged and be in full force and effect upon adoption of this amendment. 
 

QUESTIONS & COMMENTS: 
 

Proposed motion for approval of application:  To adopt the staff report as the Board’s findings and to grant the 
application, subject to the conditions recommended by staff and as modified by the Board of Adjustment, for the 
operation of an appliance recycling business, and further, that the grant of the application be made effective 
immediately and on the condition that Thomas Hall shall perform all operations under the application under the specific 
direction of the Cerro Gordo County Zoning Administrator, consistent with the proposed conditions and 
recommendations approved by the Board of Adjustment, until such time as a formal resolution is drafted and adopted 
by the Board of Adjustment, not to exceed 60 days. 
 
Proposed motion for denial of application:  To adopt the staff report as the Board’s findings and to deny the application 
for the reasons stated in the staff report as well as for the following reasons: [STATE ADDITIONAL REASONS FOR 
DENIAL, IF ANY].  Said reasons for denial shall be stated in the official transcript and minutes of the Board of 
Adjustment, and shall be made in writing to the applicant in letter form by the Board’s secretary. 
 
 
Prepared by: 
John Robbins 
Planning and Zoning Administrator 
Final Draft date – March 14, 2018 

 











































Case No. 18-33 
Behr Iron & Metal/Alter Trading Corporation (12050 State Street) 

Figure 1 
Looking at the proposed drop off area 

 
March 14, 2018, J. Robbins 

Figure 2 
Looking at the non-ferrous warehouse 

 
March 14, 2018, J. Robbins 



Figure 3 
Looking at the fence along the south property line near the non-ferrous warehouse 

 
March 14, 2018, J. Robbins 

Figure 4 
Looking at the entrance into the site from State Street 

 
March 14, 2018, J. Robbins 
  



Figure 5 
Looking west down State Street 

 
March 14, 2018, J. Robbins 

Figure 6 
Looking at the specified area for chemical storage and removal 

 
March 14, 2018, J. Robbins 
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