
  
 PLANNING AND ZONING 
 Cerro Gordo County Courthouse 
 220 N Washington Ave, Mason City, IA 50401 (641) 421-3075 
 Tom Meyer, Zoning Administrator  plz@cerrogordo.gov 
 Michelle Rush, Assistant Zoning Administrator  

 
 

 

 
SPECIAL USE PERMIT STAFF REPORT 

 
SUMMARY OF REQUEST 

Case No.:  24-06     Hearing Date:  June 24, 2025 
Staff Contact:  Michelle Rush, Assistant Zoning Administrator 
Applicant:      Owner 
N/A       Scott E Bultje & Gwen S Hohman-Bultje 
       22781 Jonquil Avenue 
       Clear Lake, IA 50428 
 
Property Address:  9400 Wheelerwood Drive 
Brief Legal Description: SE¼, Section 9, Lincoln Township 
Zoning: A-1 Agricultural 
Special Use Requested:  Review of existing SUP for special event venue 
Special Use Area:  Approx. 3.6 acres  Parcel Area:  107.7 acres 
 
Special Use Description 
 
On February 24, 2015, Board of Adjustment originally granted Scott Bultje and Gwen Hohman-
Bultje (Bultjes) (d/b/a Diamond Oak Events) a Special Use Permit (Resolution 15-24) to operate 
a wedding barn and special events venue.  The Bultjes have since operated the wedding barn 
and special events venue with events occurring May thru October, typically on weekends.   
 
 

FINDINGS OF FACT 
 

1. Scott E Bultje & Gwen S Hohman-Bultje are the owners of the subject property. 
2. The property is zoned A-1 Agricultural. 
3. On February 24, 2015, the Board of Adjustment originally granted Scott E Bultje & Gwen 

S Hohman- (d/b/a Diamond Oak Events) the current Special Use Permit (Resolution 15-
24) to operate an outdoor special events venue for weddings, receptions, reunions, and 
retreats. 

4. On September 26, 2017, the Board of Adjustment approved an amendment to the 
Special Use Permit (Resolution 18-12), which amended Condition 10 regarding dust 
control that required the Bultjes to offer and pay for dust control as desired to residents 
along the route to the special events venue.  It was found that there were conflicting 
dust control requirements with another Special Use Permit for a commercial horse 
stable granted to Nancy Stricker (d/b/a Circle S Ranch). Dust control conditions in both 



permits, including Condition 10, were modified to split the responsibilities of providing 
dust control to residents. 

5. On September 26, 2022, the Planning and Zoning Office received correspondence from 
Nancy Stricker stating that the Circle S Ranch commercial horse stable business would 
be ending operations on October 1, 2022.  On November 16, 2023, the Planning and 
Zoning Office received correspondence from Nancy Stricker confirming the Circle S 
Ranch commercial horse stable business has been out of operation since  
October 1, 2022. 

6. On November 28, 2023, the Planning and Zoning Office presented the case to bring 
Stricker’s Special Use Permit under review for the purpose of revoking the permit due to 
the business no longer being in operation, and the Board unanimously voted to bring 
the permit under review.  On January 30, 2024, after public hearing, the Board of 
Adjustment voted to revoke Stricker’s Special Use Permit to operate a commercial horse 
barn due to no longer being in operation and thereby removing the requirement to 
provide any dust control to residences. 

7. Under the Cerro Gordo Count Board of Adjustment Rules of Procedure, a Special Use 
Permit may be brought into review for amendment with an affirmative majority vote of 
the Board of Adjustment members where there is new information that could not have 
been presented at the original hearing. 

8. On November 28, 2023, the Planning and Zoning Office presented the case to bring the 
Bultjes Special Use Permit under review for the purpose of addressing Condition 10 
regarding dust control provisions, and the Board unanimously voted to bring the permit 
under review. 

9. On March 26, 2024, the Board of Adjustment held a public hearing to review Condition 
10 regarding dust control provisions in Bultjes Special Use Permit.  The Board tabled the 
review with the understanding that the first application of dust control would be 
provided by the Bultjes and that the County Engineer would try to borrow the traffic 
counter from the State to conduct an additional traffic study and then re-address the 
dust control provisions.  The Bultjes provided the first application of dust control in 
2024. 

10. On August 27, 2024, the Planning and Zoning Office provided an update to the Board.  
The County Engineer was not able to borrow the traffic counter from the State, so no 
new traffic study was conducted.  It was recommended that the Bultjes apply the first 
dust control application in 2025, and the County Engineer would try to borrow the 
traffic counter machine from the State to conduct a traffic study.  Bultje suggested that 
the perfect time to conduct a study would be in the month of June because that is one 
of the most popular months.  As of the date of this writing, no new traffic study has 
been conducted. The Bultjes provided the first application of dust control in 2025. 

 
 

BACKGROUND INFORMATION 
 
On February 24, 2015, the Board of Adjustment originally granted Scott Bultje & Gwen 
Hohman-Bultje (d/b/a Diamond Oak Events) a Special Use Permit (SUP) (Resolution 15-24) to 
operate an outdoor special events venue for weddings, receptions, reunions, and retreats.  A 
copy of Resolution 15-24 is included in your packet. 
 
In 2017, it came to the Planning and Zoning Office’s attention that conflicting conditions 
between the Bultjes SUP for their special events venue and an SUP granted to Nancy Stricker, 



who operated a commercial horse barn at 22781 Jonquil Avenue, was causing a dispute 
between the parties.  This was caused by both SUPs requiring the SUP holders to both offer and 
provide dust control as desired by the owners of houses along the routes to either facility 
(Condition 10 in the Bultje’ s SUP) where there were several common addresses to both 
permits.  As a result, the Board of Adjustment brought both SUPs into review.  On September 
26, 2017, the Board of Adjustment approved an amendment to the Bultje’ s SUP, which 
amended Condition 10 of the Bultjes’ SUP and the dust control requirements in Stricker’s SUP.  
The result was for dust control responsibilities to be split between the SUPs that resolved the 
conflict in the SUP conditions.  A copy of the Bultjes amended SUP (Resolution 18-12) is 
included in your packet. 
 
On September 26, 2022, the Planning and Zoning Office received correspondence from Nancy 
Stricker stating that she planned to retire, and the Circle S Ranch commercial horse stable 
business would be ending operations on October 1, 2022.  After a year, on November 6, 2023, 
the Planning and Zoning Office requested confirmation from Stricker that the business is no 
longer in operation.  On November 16, 2023, the Planning and Zoning Office received 
correspondence from Nancy Stricker confirming the Circle S Ranch commercial horse stable 
business has been out of operation since October 1, 2022.   
 
On November 28, 2023, the Board of Adjustment voted to bring Stricker’s SUP into review, and 
on January 30, 2024, after public hearing, the Board of Adjustment voted to revoke Stricker’s 
SUP to operate a commercial horse barn due the business operations ending.  The revocation of 
the permit also ended the requirement to provide dust control for affected addresses along the 
route to the former business. 
 
Also on November 28, 2023, the Planning and Zoning Office presented the case to bring the 
Bultjes SUP under review for the purpose of addressing Condition 10 regarding dust control 
provisions, anticipating the void left with Stricker’s retirement due to the shared dust control 
responsibilities between the SUPs of Stricker and the Bultjes.  The Board unanimously voted to 
bring the permit under review, which the Board has the option to do under its Rules of 
Procedure with an affirmative majority vote after the presentation of new information or 
circumstances, which, in this case, is Stricker’s end of business operations and SUP revocation. 
 
On March 26, 2024, the Board of Adjustment held a public hearing to review Condition 10 
regarding dust control provisions in Bultjes Special Use Permit.  The Bultjes would like to be 
responsible for the first dust control application only.  The County Engineer stated that if he 
receives a fugitive dust complaint, he has to determine the point source generator and then it is 
their responsibility to abate the nuisance.   
 
After much discussion, the Board tabled the review with the understanding that the first 
application of dust control would be provided by the Bultjes and that the County Engineer 
would try to borrow the traffic counter from the State to conduct an additional traffic study and 
then re-address the dust control provisions.  The Bultjes provided the first application of dust 
control in 2024. 
 
 

STAFF ANALYSIS AND RECOMMENDED ACTION 
 



Condition 10 of the SUP requires the Bultjes to inquire with certain residents along 
Wheelerwood Drive and Jonquil Avenue—routes it has been determined that event attendees 
take to access the venue along gravel-surfaced roads—about providing dust control at their 
expense.  Without action, this condition only requires one application of dust control to be 
offered and provided by the Bultjes in front of affected residences along routes to the venue as 
desired by those owners and does not cover the whole summer season as a result.   
 
It has been the County’s practice to require SUP holders to offer and provide dust control as 
desired by owners of affected residences along routes on gravel-surfaced roads to facilities of 
special uses that generate significant traffic, which is in line with state code (discussed below).  
The Bultjes have expressed concern to the Planning and Zoning Office regarding the increased 
costs of dust control and necessity of requiring up to two applications of dust control in front of 
affected addresses.  However, the cost of doing business is generally out of the scope of the 
Board of Adjustment’s considerations.   
 
Iowa Code Chapter 335 for county zoning provides for a Board of Adjustment to apply 
appropriate conditions and safeguards to special uses based on findings that are in harmony 
with the purpose and intent of the County Zoning Ordinance.  In Article 21.1 of the County 
Zoning Ordinance, the ordinance recognizes that certain uses have larger impacts to the vicinity 
in which they are located and specifies that the Board of Adjustment may attach appropriate 
conditions to mitigate such impacts.  State code addresses the impact of fugitive dust and the 
County’s responsibilities to address the issue. 
 
Iowa Administrative Code 567, Chapter 23.3 addresses emissions of particulate matter and 
states that reasonable precautions to prevent fugitive dust emissions so as not to become a 
nuisance.  Nuisances are defined and regulated under Iowa Code Chapter 657.  The County 
Engineer, the “public highway authority” in this case, is required by the state to respond to 
complaints of fugitive dust and abate any nuisances, which means some form of dust control as 
applicable to this review. Farm operations and routine traffic do not constitute a nuisance in 
the state code. 
 
In Bultjes original application for the special events venue, they estimated that approximately 
60-75 vehicles would travel to and from the venue to attend events occurring onsite once or 
twice per week on weekends at the facility.  I believe this number has decreased over the years 
since the number of events held each year have decreased.  Bultje has stated that in his first 
three full seasons in business (2017, 2018 & 2019) they averaged 41 events per season.  In 2020 
& 2021, they averaged 28 events.  In 2023, 2024 & 2025, 23 weddings were booked. The Bultje’ 
s also provides bus transportation to and from the venue.  Their bus can accommodate 70 
people.  However, due to the nature of the business, the venue is a known traffic generator, 
which is not considered routine traffic for the gravel-surfaced routes attendees take to events.  
Therefore, requiring dust control is a reasonable precaution to prevent a nuisance under the 
purposes of the state code and an appropriate condition applied to a business generating 
significant traffic to mitigate impacts that is in line with the intent of the County Zoning 
Ordinance. 
 
The venue is open May through October.  The County Engineer was consulted regarding dust 
control procedures in the County.  All dust control must be applied by an applicator that is 
licensed by the County Engineer’s Office and can be done twice each year.  The first can be 
applied typically in early June after the frost boils on the gravel roads have dried out and the 



roads have been properly graded.  The second can be applied typically in early August.  The 
specific dates are determined by the County Engineer’s Office annually in late March. 
 
Condition 10 of the currently effective SUP requires the Bultjes to offer and provide dust 
control for six addresses at least once during the summer season: 
 

• 10485 Wheelerwood Drive (Tom Willet) (300’ once each year) 
• 21455 Jonquil Avenue (Austin & Bailey Schmidt) (400’ once each year) 
• 21862 Jonquil Avenue (Harvey & Sheila Austin) (400’ once each year) 
• 22781 Jonquil Avenue and 22831 Jonquil Avenue (Marlen & Nancy Stricker) (600’ once 

year year) 
• 9727 Wheelerwood Drive (Richard & Virginia Vorland Trust) (350’ up to twice each year) 

 
These are affected addresses in which attendees have been known to take on route to the 
venue.  The Bultjes direct attendees to take Wheelerwood from Killdeer Avenue as a matter of 
practice (official instructions included in your packet), but attendees still drive up Jonquil 
Avenue from County Road B-20 despite these efforts.  As a result, the affected addresses have 
been included in Condition 10 of the permit. 
 
The only thing really that can be ascertained from the vehicle counts study in 2023 is that there 
are increased traffic counts on wedding dates when the camera was located along 
Wheelerwood Drive.  The Bultjes have also mentioned there may have been events occurring 
on the same dates north of Diamond Oak Events on the same dates at the Winan Creek Barn 
wedding venue in Hanlontown.  However, when it comes to the matter at hand, it is known that 
wedding events and other special events generate significant traffic beyond routine traffic, and 
the County is obligated by state code to enforce reasonable precautions to avoid a nuisance as 
a result.  The County can only enforce what is in its own jurisdiction and cannot control what 
another county does in its jurisdiction. 
 
The Bultjes have also raised concerns that the residence at 9727 Wheelerwood is likely vacant 
because they have not received response regarding dust control inquiries and have requested 
they be removed from Condition 10.  9727 Wheelerwood Drive is owned by a trust, so it is 
possibly currently vacant.   
 
The property could very likely have residents in the future, so staff recommends that this 
address not be removed entirely from Condition 10.  The Bultjes would only be responsible to 
provide dust control if requested under the current condition.  If they receive no response, then 
they are not responsible to provide dust control in that situation.  However, it is sensible to 
modify Condition 10 to make the Bultjes responsible for dust control only if there are actual 
residents living in any of the affected houses. 
 
The County Engineer commented via email on March 12, 2024 that it is the County’s duty to 
require dust control twice per year.  If the Bultjes were willing to restrict event dates to a 
certain time per year, Condition 10 could only require one application during the summer 
season to the respective timeframe event would occur.  While the Bultjes have raised the belief 
that only one dust control application is effective for the entirety of the summer season, this is 
unknown whether only one dust control application is effective enough to meet state 



particulate emissions standards.  The Bultjes would have the option to pay for a study to be 
done to determine that information. 
 
In the absence of a confirmable emissions study, the County is obligated to require the Bultjes 
to offer and provide dust control as desired to the respective residence owners up to twice per 
year.  However, this does not prevent Bultje from negotiating a private agreement with the 
applicable neighbors.  Otherwise, the County is required by the state to enforce dust control 
standards to a known traffic generator causing fugitive dust.  If the Bultjes do not take 
“reasonable precautions” to avoid fugitive dust, the County Engineer is required by the state to 
abate the issue, which would be more costly both to the Bultjes and the County in the long run. 
 
Staff recommends the Board amend Condition 10 to require the Bultjes offer and provide dust 
control in front of affected residences along the gravel-surfaced Jonquil Avenue and 
Wheelerwood Drive that are routes to Diamond Oaks Events Venue.  Dust control should only 
be required if there are actual residents living in the affected houses 
 
 

BOARD DECISION 
The Board of Adjustment may consider the following alternatives: 
 
Alternatives 

1. Take no action.  If no action is taken, Condition No. 10 in the current SUP (Resolution 18-
12) will remain in effect as follows: 

 
The owners of the following properties shall be contacted annually by the Bultje’s offering 
to apply dust control once each year in early August at their expense as desired by those 
property owners along the applicable gravel road running adjacent to their respective 
property.  The number of feet indicated in parentheses shall be the minimum number of 
feet running with the length of the respective road if dust control is desired: 
 
• 10485 Wheelerwood Drive (300 feet) (once each year) 
• 21455 Jonquil Avenue (400 feet) (once each year) 
• 21862 Jonquil Avenue (400 feet) (once each year) 
• 22781 Jonquil Avenue and 22831 Jonquil Avenue (600 feet) (once each year) 
 
In addition, the owners of the following property shall be contacted annually by the Bultje’s 
offering to apply dust control up to twice each year at the Bultje’s expense as desired by 
those property owners along the applicable gravel road running adjacent to their respective 
property.  The number of feet indicated in parentheses shall be the minimum number of 
feet running with the length of the respective road if dust control is desired: 
 

 • 9727 Wheelerwood Drive (350 feet) (up to twice each year) 
 

2. Amend the Special Use Permit, according to the Board’s findings: 
 

The owners of the following properties shall be contacted annually by the Bultje’s offering 
to apply dust control once each year (the first application) at their expense as desired by 
those property owners along the applicable gravel road running adjacent to their 



respective property.  The number of feet indicated in parentheses shall be the minimum 
number of feet running with the length of the respective road if dust control is desired: 
 
• 10485 Wheelerwood Drive (300 feet) (once each year) 
• 21455 Jonquil Avenue (400 feet) (once each year) 
• 21862 Jonquil Avenue (400 feet) (once each year) 
• 22781 Jonquil Avenue and 22831 Jonquil Avenue (600 feet) (once each year) 

 • 9727 Wheelerwood Drive (350 feet) (once each year) 
 
This shall only be required if there are active residents living in the applicable residences at 
the respective time.   

 
3. Amend the Special Use Permit, according to the Board’s findings 

 
The owners of the following properties shall be contacted annually by the Bultje’s offering 
to apply dust control up to twice each year at the Bultjes expense as desired by those 
property owners along the applicable gravel road running adjacent to their respective 
property.  The number of feet indicated in parentheses shall be the minimum number of 
feet running with the length of the respective road if dust control is desired: 
 
• 10485 Wheelerwood Drive (300 feet) (up to twice each year) 
• 21455 Jonquil Avenue (400 feet) (up to twice each year) 
• 21862 Jonquil Avenue (400 feet) (up to twice each year) 
• 22781 Jonquil Avenue and 22831 Jonquil Avenue (600 feet) (up to twice each year) 

 • 9727 Wheelerwood Drive (350 feet) (up to twice each year) 
 
This shall only be required if there are active residents living in the applicable residences at 
the respective time.   

 
The following motion is provided for the Board’s consideration to be consistent with past 
practice and state code: 
 
Recommended motion to modify Condition 10 of the Special Use Permit: 
I move to adopt the staff report as the Board’s findings and to amend Condition 10 of the 
Special Use Permit to read as follows: 
 

The owners of the following properties shall be contacted annually by the Bultjes 
offering to apply dust control up to twice each year at the Bultjes expense as desired 
by those property owners along the applicable gravel-surfaced road running 
adjacent to their respective property.  However, this shall only be required if there 
are active residents living in the applicable residences at the respective time.  The 
number of feet indicated in parentheses shall be the minimum number of feet 
running with the length of the respective road if dust control is desired: 

 
• 10485 Wheelerwood Drive (300 feet) 
• 21455 Jonquil Avenue (400 feet) 
• 21862 Jonquil Avenue (400 feet) 
• 22781 Jonquil Avenue and 22831 Jonquil Avenue (600 feet) 
• 9727 Wheelerwood Drive (350 feet) 



 
All dust control shall be applied by a contractor licensed by the County Engineer’s 
Office following established procedures.  The Bultjes shall keep records including 
contacts made to these residents and dust control applied.  Those records shall be 
made available to the Zoning Administrator upon request. 

 
All other conditions of the Special Use Permit granted by the Board of Adjustment on  
February 24, 2015 and as amended on September 26, 2017 shall remain in full force and 
effect. 
 

EXHIBITS 
 

• Exhibit 1: Copy of the Bultjes original Special Use Permit Resolution 15-24 
• Exhibit 2: Copy of the Bultjes existing Special Use Permit Resolution 18-12 
• Exhibit 3: Map of affected addresses 
• Exhibit 4: Map of Original & Current Dust Control 
• Exhibit 5:  State code regarding dust control and nuisance 
• Exhibit 6: Directions to Diamond Oaks Events venue 
• Exhibit 7: Aerial photo of the venue property – parcel highlight 
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