
Five Star Cooperative 
SW ¼ of the NW ¼, Section 12, Mount Vernon Township 

Figure 1 
Looking at the Cooperative’s existing facilities located south of the original town of Burchinal 
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Figure 2 
Looking at the existing silo and general location 

 
May 8, 2023, J. Robbins 
  



Figure 3 
Looking at the property at 12057 Tiffany Street adjacent to the north of the subject property 
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Figure 4 
Looking at the 11636 Lark Avenue adjacent to the west of the subject property 
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FIVE STAR COOPERATIVE 
SUPPLEMENTAL SITE REVIEW INFORMATION 

 
 
This information is intended to satisfy Policy 6.1.4 of the Comprehensive Plan.  This policy 
encourages the use of the “same criteria…for evaluating proposed special uses when considering 
request to rezone property to an industrial classification.”  These criteria are stated below with 
analysis following.  The criteria are based on the provisions of Section 24.4(A)(2)(a-g) of the 
Zoning Ordinance. 
 
1) HARMONY AND ACCORD WITH GENERAL PRINCIPLES AND PROPOSALS OF ZONING ORDINANCE - 
 
The Zoning Ordinance states that, “The M-1 Light Industrial District is one of the light industrial uses designed to serve 
the needs of Cerro Gordo County for industrial activity least offensive to the uses in nearby commercial and residential 
Districts.”  The ordinance then places further restrictions on uses in the district.  Uses in the M-1 District are prohibited 
from emitting “offensive odors, dust, noxious gas, noise, vibration, smoke, heat, glare, refuse matter or water-carried 
waste beyond the boundaries of the lot on which uses are conducted.”  Fertilizer and warehousing facilities are unlikely 
to emit odors, noxious gases, vibration, smoke, heat, glare, or water-carried wastes.  According to the rezoning 
narrative, there could be noise from vehicular traffic or electrical motors.  The applicants should be asked how they will 
prevent noise and dust from reaching beyond the property lines.  As a part of the Conditional Zoning Agreement, 
requiring vegetative buffers along lot lines is recommended, which can help to mitigate these potential impacts.  The 
Cooperative should also be held responsible for any necessary dust control. 
 
2) COMPATIBILITY OF USE WITH APPEARANCE AND ESSENTIAL CHARACTER OF AREA - 
 
The property is located south of the original town of Burchinal.  Land to the south and east is in agricultural production 
or used for farming purposes.  The Cooperative’s existing facilities are on the property adjacent to the east, which has 
been in operation for decades.  The property sits adjacent to two residential properties:  12057 Tiffany Street to the 
north and 11636 Lark Avenue to the west. 
 
The subject property is currently in agricultural production and has an existing silo.  The Cooperative’s existing facilities 
have been in operation for decades, so the expansion of the use is not entirely changing the character of the area.  
However, the proposed expansion will be closer to the adjacent residential properties to the north and south.  The 
visual impact of the proposed project could be mitigated with significant vegetative buffering around the site and further 
setback requirements of at least 100’ from property lines.  Vegetative buffering requirements are included in the 
Conditional Zoning Agreement that the applicant has indicated it is willing to abide by and as indicated on the site plan. 
 
3) IMPACT ON EXISTING AND FUTURE USES, VICINITY, AND COMMUNITY AS A WHOLE - 
 
The proposed use will eventually result in highly productive agricultural land being taken out of production.  The soils in 
the 9.12 acres for which the rezoning was requested all have a corn suitability rating (CSR) above 85 (86-90).  The 
county’s comprehensive plan encourages that large tracts of highly productive agricultural land remain in production, 
those soils with a CSR of 70 or above.  The Cooperative intends to use the northern portions of its property for test 
plots, so the fields have more of a supplemental commercial application to agriculture than only for an agricultural 
purpose, such as food or animal feed production.  But most of the site will still be taken out of production.  However, 
the Cooperative serves area farmers with its operations. 
 
The Cooperative says it will have plenty of room to stage trucks waiting to be processed by the facility.  The County 
Engineer’s Office has a concern for the potential of backed up trucks waiting on the shoulder of Lark Avenue (County 
Road S-34).  A condition requiring all staging of trucks to be handled onsite is also included in the Conditional Zoning 
Agreement.  The County Engineer’s Office will likely post turning truck traffic signs for the site as well. 
 
Other impacts include potential noise, dust, and visual impacts due to the scale of the warehouse buildings, which can 
be mitigated with requiring vegetative buffer along property lines adjacent to the nearby residential properties.   



4) ADEQUACY OF PUBLIC SERVICES (i.e., highways, streets, police, fire protection, drainage structures, 
 refuse disposal, water and sewage facilities, or schools) - 
 
County Road S-34 is a paved road built to withstand the hundreds of trucks per day anticipated during peak times in 
the spring and fall.  Turning lanes may be installed in the future if the County Engineer determines it to be necessary. 
 
Law enforcement protection is provided by the Cerro Gordo County Sheriff’s Department.  Fire protection is provided 
by the Rockwell and Mason City Fire Departments.  The proposed use should not result in a high demand for either 
services. 
 
The proposed project site is not located within a flood hazard area.  The site is located within Drainage District 45.  The 
County Auditor noted that the proposed expansion does not appear to impact any public drainage facilities.  The 
County’s GIS mapping system appears to confirm that there are no tile or drainage routes on the subject parcel. 
 
Refuse disposal will be the responsibility of the applicant.  Well and wastewater facilities will be needed for the site.  
The main concern of CG Public Health are that proper refuse disposal is done and that all required permits are 
received.  Though not likely, if the facility meets the qualifications as a public water supply, the DNR would regulate the 
well and require a permit that their department would regulate.  All fertilizer storage facilities must be at least 150’ from 
all well facilities.  The proposed use should not have an impact on schools. 
 
5) PUBLIC COST FOR ADDITIONAL PUBLIC FACILITIES AND SERVICES -  
 
It is possible that turning truck traffic at this location may necessitate upgrades to County Road S-34 for safety 
reasons.  The addition of a right turn lane for northbound traffic and a left turn lane for southbound traffic on S-34 may 
become necessary.  If deemed necessary by the County Engineer, a condition has been included in the Conditional 
Zoning Agreement that the Cooperative participate in the cost of such improvements.   
 
6) POTENTIAL DETRIMENTS TO PERSONS, PROPERTY, OR GENERAL WELFARE (i.e., excessive traffic, 
 noise, smoke, fumes, glare, or odors) -  
 
According to 2021 data from the Iowa Department of Transportation,  S-34 carries 600 vehicles per day.  The hundreds 
of additional trucks per year is significant traffic on S-34  The turning movements and slow traffic associated with these 
trucks may create hazards along S-34 and may impede the flow of regular traffic.  The County Engineer’s Office has 
stated they will likely post turning truck traffic signs as a result. 
 
Smoke, fumes, and odors are not usually associated with fertilizer facilities.  However, noise from trucks and electric 
motors may be.  The noise and dust will be mitigated to a degree because of less dense development of the area.   
 
No vegetative buffer currently exists at the site.  Buffering along the property lines would assist in containing dust, 
mitigating noise, and reducing glare.  Dust control onsite should also be made the responsibility of the Cooperative. 
 
7) COMPATIBILITY AND CONSISTENCY WITH THE INTENT AND PURPOSE OF THE ZONING DISTRICT - 
 
Warehousing uses are typically considered permitted uses in M-1 Light Industrial Districts.  The elevators in the 
unincorporated communities of Portland, Cartersville, and just outside of Rockwell are all located in M-1 Light Industrial 
Districts.  In anticipation of the other potential allowed uses of the district, conditions limiting use of the property to only 
those uses anticipated by the Cooperative are included in the Conditional Zoning Agreement. 
 
The ordinance also requires a 6-foot buffer wall or 60-foot buffer park between agricultural/residential and industrial 
zoning districts.  The requirement for a buffer wall or park may be waived where the district boundary follows a road 
right-of-way as along as the waiver does not permit undesirable features of the use to be seen by the public, but since 
there is a residence across S-34 to the west, this requirement should not be waived. 
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Prepared by: John Robbins, Planning and Zoning Administrator, 220 N. Washington Avenue, Mason City, IA  50401  

(641) 421-3021 

Return to: Michelle Rush, Executive Assistant, 220 N. Washington Avenue, Mason City, IA  50401 

 

 

CONDITIONAL ZONING AGREEMENT 

 

WHEREAS, Five Star Cooperative (hereafter “the Cooperative”) are the sole record titleholders of certain 

real estate as described below, within the boundaries of Cerro Gordo County, Iowa: 

 

Lots Two (2), Three (3), and Six (6); Part of Lots One (1), Four (4), and Five (5), Block Twelve 

(12); Vacated Alley in Block Twelve (12); and that part of Vacated Cliggitt Street in the Town of 

Burchinal, Cerro Gordo County, Iowa, described as follows:  commencing at the Northwest Corner 

of said Lot Two (2), Block Twelve (12); Thence East 27 feet to the Point of Beginning; thence South 

00°08’22” West, 189.00 feet; thence south 90°00’00” East, 458.43 feet along the south line of the 

Vacated Cliggett Street; thence North 00°08’22” East, 33 feet; thence South 90°00’00” West, 271.21 

feet along the North line of vacated Cliggett Street; thence North 00°08’22” East, 156 feet; thence 

South 90°00’00” West, 187.22 feet to the Point of Beginning; 

 

AND 

 

That part of the Southwest Quarter (SW¼) of the Northwest Quarter (NW¼), lying West of the 

Railroad Right Of Way, in Section Twelve (12), Township Ninety-Five (95) North, Range Twenty-

One (21) West of the 5th P.M., Cerro Gordo County, Iowa, except Tract 2 as described  and depicted 

on Survey Plat dated November 19, 1992 and recorded on December 14, 1992 as Document No. 

9210341 in the Cerro Gordo County Recorder’s Office. 

 

WHEREAS, the Cooperative intends to expand its facilities to include liquid fertilizer storage and 

distribution buildings and a dry fertilizer building.  The facilities will also include seed and crop protection 

products warehousing, storage, and distribution and will also have the liquid and dry fertilizer storage 

distribution activity onsite. 

 

WHEREAS, the property is currently zoned A-1 Agricultural, and the Cooperative is requesting to change 

the zoning district to M-1 Light Industrial for the desired uses; and, 

 

WHEREAS, certain conditions and safeguards would mitigate the impact of the proposed projects; and, 

 

WHEREAS, as part of the rezoning request, the Cooperative has agreed to conditions restricting the use in 

regard to the entirety of the real estate described above. 

 

NOW, THEREFORE, in consideration of the mutual agreement set forth herein, the Cooperative and the 

Board of Supervisors of Cerro Gordo County agree as follows: 
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1. This agreement is entered into in accordance with and pursuant to Section 335.7, Code of Iowa 

and is reasonable to satisfy the public needs of public health, safety, and welfare, and to limit 

possible conflicts between nearby properties in the general vicinity and along Lark Avenue 

(County Road S-34), which are directly caused by rezoning of the real estate described above from 

A-1 Agricultural to M-1 Light Industrial. 

2. The real estate described above, upon being rezoned to M-1, shall be used in a manner consistent 

with the application and site plans provided by the Cooperative. 

3. The real estate described above shall only be used for the following principle and accessory 

permitted uses: 

A. All principle permitted uses in the A-1 Agricultural District or A-2 Agricultural District 

B. Commercial grain storage 

C. Commercial fertilizer, seed, and crop protection product warehousing, storage, and 

distribution 

D. Any use that is similar or incidental to Five Star Cooperative’s business as determined by 

Zoning Administrator 

4. All buildings and structures associated with the aforementioned uses shall be a minimum of 100’ 

from the north and west property lines or otherwise adjacent to existing residential uses.  All 

buildings and structures shall otherwise meet the minimum setback requirements of the M-1 

District. 

5. The Cooperative shall install a vegetative buffer park, consistent with Subsection 19.4(B)(2) of the 

Cerro Gordo County Zoning Ordinance along the north and west property lines or any property 

lines adjacent to property used for residential purposes, to which no such buffer currently exists, 

within one year from the date this agreement becomes effective.  Said vegetative buffer park shall 

be continuous running the length of all applicable property lines. It shall not be less than sixty (60) 

feet in width along the northerly property lines, and not less than 30’ in width along the west 

property lines adjacent to Lark Avenue (County Road S-34), and a minimum of fifteen (15) feet in 

height at maturity, and consist of evergreen or coniferous type trees, shrubs, and plantings.  The 

Cooperative shall be responsible for the maintenance of said vegetative buffer park.   

6. At no time shall any semi-truck, trailer, or vehicle to be staged, loaded, unloaded, parked, or 

processed at the Cooperative’s facility be parked or otherwise stopped for a period greater than 

thirty (30) minutes within the public right-of-way of Lark Avenue (County Road S-34).  All 

staging, loading, unloading, parking, or processing of semi-trucks, trailers, or vehicles shall occur 

on the above-described real estate.  The Cooperative shall participate toward the costs for any 

needed improvements within the right-of-way of Lark Avenue (County Road S-34) that are caused 

by the operation of the Cooperative’s facilities on the above-described real estate, including but 

not limited to the installation and construction of turning lanes, road repairs, warning signs, 

driveways, and drainage facilities, in the amounts deemed necessary by the County Engineer. 

7. This agreement shall be effective contemporaneous with the effective date of the rezoning of the 

real estate described above to M-1 Light Industrial. 

8. This agreement shall be recorded in the office of the Recorder of Cerro Gordo County, Iowa, and 

shall be binding upon the parties hereto and upon all of their successors in interest and upon all 

subsequent owners, record titleholders, or other holders of interest in said real estate, as long as 

said real estate continues to be zoned M-1 Light Industrial under the Cerro Gordo County Zoning 

Ordinance, or under any substantially similar successor ordinance, or until such restrictions are 

specifically removed through the actions of the Cerro Gordo County Board of Supervisors, with 

the consent of the then record titleholders and after notice and hearing as required by section 335.7 

of the Code of Iowa (2023). 

9. Nothing in this agreement shall be construed as binding the Cerro Gordo County Board of 

Supervisors to any future zoning classification or other regulatory or governmental action. 
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It was moved by Supervisor ______________ and seconded by Supervisor ______________ to adopt the 

foregoing agreement.  Vote thereon was as follows: 

 

Ayes:  

Nays:  

Absent/Not voting:  

 

Passed and approved this ____ day of June, 2023 by the Cerro Gordo County Board of Supervisors. 
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FIVE STAR COOPERATIVE 

 

 

__________________________________ 

Tony Myers, Chief Operations Officer 

 

 

STATE OF IOWA  } 

    } ss: 

CERRO GORDO COUNTY } 

 

 

On the ____ day of _______________, 2023, before me, the undersigned Notary Public in and for the State 

of Iowa, personally appeared ______________________________________________________________, 

to me known to be the identical persons named in and who executed the foregoing instrument and 

acknowledged that they executed the same as their voluntary act and deed.  

 

      ___________________________________ 

      Notary Public in and for the State of Iowa 
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CERRO GORDO COUNTY, IOWA: 

 

 

__________________________________ 

Casey M. Callanan, Chairman 

Board of Supervisors 

 

Attest: 

 

 

__________________________________ 

Adam V. Wedmore, Auditor 

Cerro Gordo County, Iowa 

 

 

STATE OF IOWA  } 

    } ss: 

CERRO GORDO COUNTY } 

 

 

On the ____ day of June, 2023, before me, the undersigned Notary Public in and for the State of Iowa, 

personally appeared Casey M. Callanan and Adam V. Wedmore, to me known to be the identical persons 

named in and who are the Chairperson on the Board of Supervisors of Cerro Gordo County and the Auditor 

of Cerro Gordo County, respectively; that the seal affixed to the foregoing instrument is the corporate seal 

of the corporation, and that the instrument was signed and sealed on behalf of the corporation, by authority 

of its Board of Supervisors, as contained in the Motion by the Board of Supervisors on the ____ day of 

June, 2023, and that Casey M. Callanan and Adam V. Wedmore acknowledged the execution of the 

instrument to be their voluntary act and deed and the voluntary act and deed of the corporation, by it 

voluntarily executed.  

 

 

      ___________________________________ 

      Notary Public in and for the State of Iowa 

 







 

 
 

 
DATE:  May 8, 2023 
 
TO:  John Robbins, Cerro Gordo County Planning and Zoning 
 
FROM:  Daniel Ries, Senior Environmental Health Specialist 
 
SUBJECT: Proposed Rezone for Five Star Cooperative Burchinal 
 
 
This memo is to provide comments related to the request for a proposed rezone for Five Star 
Cooperative Burchinal located off Lark Avenue, in the unincorporated village of Burchinal in Section 
12 of Mount Vernon Township. The proposal is for construction of a two fertilizer warehouses along 
with some auxiliary structures on the property, and it would need to be rezoned to M-1 Light 
Industrial for it to be a permitted-use. The main concerns from the perspective of the Cerro Gordo 
County Department of Public Health Environmental Health Division are the proper disposal of 
wastewater and safe drinking water.  
 
Wastewater Disposal System  
 
The plans denote septic holding tanks for wastewater for both the liquid fertilizer building and the dry 
fertilizer building. The contractor should work with our department to determine the best options for 
wastewater disposal. Regardless of type of system, permits are needed from our department. The septic 
systems must meet distance requirements as outlined in Ordinance #27B Private Sewage Disposal 
Systems  
 
The proposed construction should have no impact on the existing septic system for the office/scale house 
which was installed in 1998.  However, extreme caution must be taken during the proposed construction 
to avoid damage to the system.  
 
 
Water Supply 
 
There is a proposed well for on the northwest portion of the site. Based on the plans the well might be too 
close to the storage of fertilizer, particularly the round storage tank shown on the drawing. The exact 
distance could not be determined; however, it appears to be close enough to 150 feet, that it should be 
verified.  A private well must be at least 150 feet from preparation or storage area for spray materials, 
commercial fertilizers or chemicals that may result in groundwater contamination. If the location on the 
plans is too close; there appears to be room to move the well further north to meet separation distance 
requirements.  
 
The plans show that the fertilizer storage distances for the other neighboring wells at 11745 2nd St 
(office/scale house), 11636 Lark Avenue, and 12075 Tiffany Street will meet the 150-foot separation 
requirement, but this should be confirmed by the applicant. The proposed well must be cased through the 
Lime Creek Formation (if present) and at least ten (10) feet into the Cedar Valley Group to reduce the risk 
of elevated arsenic. It is recommended that a water test be conducted annually.  



 
If the proposed well along with the current office/scale house well meets the definition of a public water 
supply, it must be permitted with the Iowa DNR. “A public water supply system is defined as a system 
that provides water for human consumption that has at least 15 service connections or serves at least 25 
people at least 60 days during the year”.  Public water supply status will change your separation distance 
requirements, so determining this early on will be an important step for the applicant. The local DNR 
office or this department can provide the applicant a questionnaire to fill out for determining if the well 
will be classified as private or public.  
 
 
Cc: Jodi Willemsen, Cerro Gordo County Department of Public Health 
 









 
 

 

ANDERSON BOGERT 

PROJECT NO. 223012 

Five Star Coop Site Plan, Burchinal, IA 

 

Five Star Cooperative – Burchinal Agronomy Complex 

Rezoning Narrative 

 

 

Project Overview 

This project is located at 11-677X Lark Ave Rockwell, IA 50469 adjacent to the existing Five Star 

Cooperative grain facility which includes a dry fertilizer building, liquid fertilizer building and associated 

site work. There will be 3 primary agronomic operations conducted at the proposed site next to our 

grain facility in Burchinal, IA. These activities are seed warehousing, storage and distribution of crop 

protection products, as well as the storage and distribution of liquid/dry fertilizer. There will be 3 full time 

staff members at this site, and as many as 15 additional staff using this facility as a base during our 

active seasons. This facility should not produce any smoke or odor. Noise should be limited to the 

vehicle noise from the in and outbound trucks, as well as electric motor noise from the receiving and 

loading of product. 

 

Traffic  

 

For the seed warehousing portion of the business, we expect traffic to consist of 20 incoming semi-trucks 

mainly in the winter, and 75 outgoing vehicles a combination of panel trucks, semi-trucks, and pick-ups 

with trailers mainly during the spring. 

 

For the crop protection portion of the business, we expect to see 20-30 incoming vehicles including 

panel trucks and semi-trucks, and 200 outgoing vehicles throughout the spring and summer including a 

combination of straight trucks, panel trucks, semi-trucks, and pick-ups.  

 

For the fertilizer portion of the business, we expect to see 550 incoming vehicles primarily semi-trucks 

year-round, and 1100 outgoing vehicles in the spring, summer and fall a combination of panel trucks, 

semi-trucks, straight trucks, and pick-ups with trailers. 

 

 

Utilities 

 

The proposed site work includes a well, a septic system, electrical, propane tank for building gas service, 

electrical service and communications. The well and septic systems will be designed and installed by 

local contractors.  

 

 













1S
T

 S
T

2N
D

 S
T

C
H

 S
34

 L
A

R
K

 A
V

E

TIFFANY ST

11 12

Consv

Consv

R-3

M-1

M-1

A-1

A-1

A-1

A-1

Consv

M-1

R-3

M-1

A-1

M-1

R-3

M-1

A-1

M-1

M-1

C-2

M-1

R-3

M-1

M-1

M-1M-1

M-1



1S
T

 S
T

2N
D

 S
T

C
H

 S
34

 L
A

R
K

 A
V

E

TIFFANY ST

11 12


	Five Star - figures
	Five Star - Supplement Report
	Five Star - Zoning Agreement 2023
	Comp Plan - Industrial Policy
	Five Star Cooperative-Burchinal rezone 2023 CG Public Health comments
	Five Star - application
	Five Star - rezoning narrative
	Five Star - Rezoning Exhibit 5-1-23 Final_
	Five Star - Site Layout Plan_5-4-2
	Five Star - Dry Fert
	Sheets
	MC001 - Cover/ISO


	Five Star - Liquid Facility_Perspective
	Five Star Liquid Facility_elevation
	Five Star - zoning highlight
	Five Star - parcel highlight

