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Minutes - Woodbury County Zoning Commission  – March 25, 2024 
 
The Zoning Commission (ZC) meeting convened on the 25th of March, at 5:00 PM in the Board of Supervisors’ 
meeting room in the Basement of the Woodbury County Courthouse, 620 Douglas Street, Sioux City, IA.  The 
meeting was also made available via teleconference.   
 

Meeting Audio: 
For specific content of this meeting, refer to the recorded video on the Woodbury County Zoning Commission 
“Committee Page” on the Woodbury County website: 

- County Website Link: 
o https://www.woodburycountyiowa.gov/committees/zoning_commission/ 

- YouTube Direct Link: 
o https://www.youtube.com/watch?v=rpIVdwtKgfM 

 

 
ZC Members Present: Chris Zant, Barb Parker, Jeff Hanson, Corey Meister, Tom Bride 
County Staff Present:     Dan Priestley, Dawn Norton 
Public Present: Dan Bittinger, Daniel Hair, Peter Widman, Rand Fisher, Corinne 

Erickson, Christopher Widman, Rebekah Moerer 
Telephone: Tom Treharne 
 
Call to Order: 
Chair Chris Zellmer Zant formally called the meeting to order at 5:00 p.m. All members present. 
 
Public Comment on Matters Not on the Agenda: 
None 
   
Approval Of Minutes: 2/26/24   
Motion by Meister to approve the minutes from February 26, 2024. Second by Parker.  Bride abstained.   Approved 
4-0.  
 
Public Hearing (Action Item) for Proposed Woodbury County Comprehensive Plan 2040: 
Priestley read summary of the draft comprehensive plan into the record.  The purpose of the comprehensive plan 
is to establish a recommendation to the Board of Supervisors pursuant to Iowa Code Chapter 335.5.  The plan is 
intended to serve as an advisory document that outlines the county’s vision.  The purpose of the comprehensive 
plan is to provide a current inventory of community services and resources and a thoughtful statement of the 
community’s vision and goals for the future.  The plan includes analysis of the following planning topics:  Housing, 
Economic Development, Transportation, Public Infrastructure and Utilities, Community Facilities and Services, Land 
Use and National Resources, and Disaster Response, Recovery and Resiliency.  In December of 2020, the Board 
of Supervisors entered into an agreement with SIMPCO for development of the plan.  The project was funded 
partially by Cares Act money.   
 
Corinne Erickson spoke on behalf of SIMPCO’s work on the project by providing an overview including a historical 
account of the process.  SIMPCO solicited public and stakeholder comments through open house events and 
surveys, with continuous opportunity for public comment.  There have been approximately 450 responses to the 
survey.   In 2021, a steering committee was developed, including several county officials, and overall met five times 
to establish rules and objectives for the plan.   
 
Daniel Hair stated he was disappointed with the Land Use and Natural Resources section of the plan.  He has 
communicated with residents through the Woodbury County Fair and Facebook regarding landowner rights.  He 
believes the statement regarding Land Use and Natural Resources – Plan for Creation and Use of Alternative and 
Renewable Energy Sources in Woodbury County, especially the bullet point that includes  - Continuously update 
policies that regulate renewable energy infrastructure to ensure that it does not present safety hazard and to 
minimize disruption to surround land uses – is too vague.  Daniel presented a document for Commissioner review.  
Motion by Bride to receive.  Second by Hanson.  Carried:  5-0.  Hair stated that throughout the public meetings 
residents voiced their desire for utility solar to only be acceptable in industrial areas, not agricultural areas.  He 
suggested the following changes –  Utility scale alternative and renewable energy sources should be placed in 
industrial zoned areas in order to minimize adverse impacts to agricultural and residential living.  1.  Preserve 
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agricultural land for agriculture purposes.  2.  Recognize alternative and renewable projects should remain in 
industrial zoned lands.  3.  Respect the beauty of Loess Hills and natural landscapes and the great value of our 
rural resident’s quality of life.  4.  Utility Scale alterative and renewable projects should be viewed as industrial 
activities.  5.  Preserve our agriculture land for future generations and protect our conservation areas for hunting, 
hiking, camping, fishing, and recreation use.   He suggested wording supporting landowners individual choice to 
implement personal or private use of renewable energy infrastructure.   
 
Bride asked Hair to clarify statement.  Hair wants to emphasize industrial activity and private use be more defined 
and separated.    
 
Corrine Ericksen from SIMOC verified the request to be separation between industrial scale and smaller, private 
scale use. The language could be fine tuned to reference the difference and leave room for future development.  
 
Meister referenced the difference between the general summary of the plan versus the details as presented in the 
full plan and ordinances for further specifics. 
 
Peter Widman stated there needs to be protection for the future from green energy. 
 
Hanson motioned to close public hearing.  Second by Meister.  Carried: 5-0.    
 
Hanson made a motion to amend the comprehensive plan as presented to include a statement under the renewable 
energy infrastructure that states support landowners individual choices to implement renewable energy 
infrastructure for personal and private use and to recommend the comprehensive plan to the Board of Supervisors.  
Second by Bride.  Carried 5-0. 
 
Public Hearing (Action Item) for Proposed Zoning Ordinance Text Amendments To The Floodplain 
Management Ordinance Section 5.03 Of The Woodbury County Zoning Ordinance: 
Priestley read the summary into record.  A proposal to amend the text of the Woodbury County Zoning Ordinance 
to repeal and replace portions of Section 5.03: Floodplain Management Ordinance. The proposal is to repeal and 
replace the following sections. Amendment #1 - On page 59, to repeal and replace Section 5.03.1 AA with the 
following: AA. New Factory-Built Home Park Or Subdivision - A factory-built home park or subdivision for which the 
construction of facilities for servicing the lots on which the factory-built homes are to be affixed (including at a 
minimum, the installation of utilities, the construction of streets, and either final site grading or the pouring of 
concrete pads) is completed on or after the effective date of the first floodplain management regulations adopted by 
the community.; Amendment #2 - On page 62, to repeal and replace Section 5.03.3 B with the following: B. 
Establishment of Official Floodplain Zoning Map. The Flood Insurance Rate Map (FIRM) for Woodbury County and 
Incorporated Areas, dated 7-17-2024, which was prepared as part of the Flood Insurance Study for Woodbury 
County, is (are) hereby adopted by reference and declared to be the Official Floodplain Zoning Map. The Woodbury 
County Flood Insurance Study is hereby adopted by reference and is made a part of this ordinance for the purpose 
of administering floodplain management regulations.; Amendment #3 - On page 72, to repeal and replace Section 
5.03.10 B(4) with the following: (4) In cases where the variance involves a lower level of flood protection for 
structures than what is ordinarily required by this Ordinance, the applicant shall be notified in writing over the 
signature of the Administrator that: (i) the issuance of a variance will result in increased premium rates for flood 
insurance up to amounts as high as $25 for $100 of insurance coverage and (ii) such construction increases risks 
to life and property.; Amendment #4 - On page 73, to repeal and replace Section 5.03.10 C(2) with the following: 
(2) Decisions. The Board shall arrive at a decision on an Appeal or Variance within a reasonable time. In passing 
upon an Appeal, the Board may, so long as such action is in conformity with the provisions of this ordinance, 
reverse or affirm, wholly or in part, or modify the order, requirement, decision, or determination appealed from, and 
it shall make its decision, in writing, setting forth the findings of fact and the reasons for its decision. In granting a 
Variance, the Board shall consider such factors as contained in this section and all other relevant sections of this 
ordinance and may prescribe such conditions as contained in 5.03-10 C(2)(b).  Priestly explained that the 
amendments are to prepare for the new floodplain maps that will take effect on July 17, 2024, as directed by FEMA 
and IDNR.  No public comment was received.  Motion to close public hearing: Bride.  Second by Parker.  Carried: 
5-0.  A motion by Hanson to recommend approval to the Board of Supervisors of the amendments to Section 5.03 
of the Woodbury County Zoning Ordinance.  Second by Parker.  Carried: 5-0.   
 
Public Hearing (Action Item) for Proposed Utility-Scale Solar Energy Systems Zoning Ordinance 
Amendment(s):  
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Priestley summarized the zoning ordinance text amendment including amendments to the table of contents; to add 
a new section entitled Section 5.08: Utility-Scale Solar Energy Systems (US-SES) Conditional Use; and to include 
the renumbering of page numbers.  The draft ordinance was brought back to the Zoning Commission as a result of 
the direction from the Commission at the January 22nd meeting after review by the County Attorney’s office and 
staff.  The US-SES ordinance amendment is meant to regulate the permitting and use of such systems in the 
General Industrial (GI) Zoning District.  The Zoning Commission would be responsible for the review of US-SES 
conditional use permit (CUP) requests.  The Board of Adjustment would be responsible for the consideration of 
approval of the US-SES CUP requests, and the Board of Supervisors would oversee the building permit process.  
After the review, the notable changes were to the decommissioning plan and the definition section. 
 
Priestley stated that the office received comments from the public.  Priestley asked for the consideration of a motion 
to receive an email received after packet was complete from Robert Wilson, Range Land Energy Management.  
Motion to receive: Meister.  Second: Parker.  Carried: 5-0.  Received Materials Available in the Appendix.   
 
Priestley asked for the consideration of a motion to receive a letter received after the packet was complete from 
Mayor Robert Scott, City of Sioux City.  Motion to receive by Meister.  Second by Parker.  Carried: 5-0.  Received 
Materials Available in the Appendix.   
 
Rand Fisher, Center for Infrastructure and Economic Development, spoke on the benefits of renewable energy and 
the current restriction of allowing industrial solar only in General Industrial Zoning Districts.  Fisher indicated that 
valuable existing infrastructure in that area would not be needed for industrial solar.  Industrial solar in agricultural 
areas, if limited to certain areas, would be a more feasible approach.  Fisher provided informational handouts to be 
received by the Commissioners.  Motion to receive by Bride.  Second by Hanson.  Carried: 5-0.  Received Materials 
Available in the Appendix.   
 
Chris Madsen, City of Sioux City offered concerns with placement of utility solar within the corporate boundaries of 
the City and allowing utility solar in the Southbridge Industrial Park, which would not utilize the installed 
infrastructure that could be used for future development. 
 
Daniel Hair stated industrial solar should only be allowed in industrial areas.  Other areas of the state do not 
compare to Woodbury County.   
 
Peter Widman stated we should not allow the mayor of the City of Sioux City to dictate what we do with land inside 
the County.   
 
Tom Treiner, Nexstar Energy, spoke by telephone stating there should be another look at utility solar in agricultural 
areas with a conditional use permit process.  Projects are voluntary to landowners, screening and buffering would 
address some issues.  He thinks there are many landowners that support utility solar in agricultural areas, as seen 
by comments to the comprehensive plan, but some are hesitant to speak in support because it’s a contentious 
issue.   
 
Christopher Widman states no other location than industrial should be considered, pointed out only businesses, not 
residents, have spoken out in support tonight.   
 
Parker motioned to close public hearing.  Second by Bride.  Carried: 5-0.   
 
Priestley emphasized this ordinance is similar to what has been in place since 2008 but adds additional features 
and specifications.  He cited MidAmerican’s solar project that went through the conditional use permit process in 
the General Industrial (GI) Zoning District.  Priestley pointed out that the Zoning Commission is responsible for 
reviewing the application and the Board of Adjustment is responsible for the consideration of the CUP application 
for approval.  Additionally, the Board of Supervisors would be responsible for the consideration of the building 
permits.   
 
Bride asked Priestley if there was any activity that would trigger extraterritorial review from the City of Sioux City.  
Priestley indicated that the city would be notified as a landowner under the typical process if they fall within the 
notification territory.  However, the county will notify the city as a stakeholder and ask for comment regardless in the 
future.  The certified abstractor listing notification area is one (1) mile under this proposal.  The only extraterritorial 
review authority the city has is through the subdivision process.   
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Bride asked if there was anything in ordinance pertaining to setbacks that would prevent a solar project in an 
industrial area being placed near to conservation area.  Priestley indicated that he is not aware of any provision in 
the zoning ordinance that would place a restriction or buffer between conservation areas and projects such as 
solar.  The conservation board would be a stakeholder that would be asked to make comments on future projects.     
 
Bride indicated that the zoning district setbacks along with the conditional use permit process could handle 
separation issues.   
 
Hanson stated he would be against utility solar in industrial areas because there are only a small number of areas, 
and infrastructure has been placed and wouldn’t be utilized with solar.  Hansen stated under regulated standards 
he would support an overlay district which would allow placement in other zoning districts and landowners would 
have the opportunity of use property rights to place Utility Solar in agricultural areas.  
 
Zellmer Zant stated there hasn’t been a setback requirement on conditional use permits in industrial areas since 
2008.  She is concerned about setback that restricts useable General Industrial areas; public comment should be 
heard.   
 
Meister agrees that the GI areas are restricted with setbacks.   
 
Parker asked if the setbacks should be taken out of the requirements.   
 
Bride agrees setbacks could prevent areas from developing and conditional use application allows each area to be 
looked at.  Don’t want to limit industrial areas.   
 
Priestley stated setback zoning dimensional standards are in place for structures relative to property lines.  The 
conditional use process would allow for stakeholder and public comment regarding placement.  This draft is a 
process for Zoning Commission, Board of Adjustment and Board of Supervisors.    
 
Zellmer Zant commented this language has been seen throughout other meetings, other counties and our County 
Attorney’s Office.   
 
Bride offered to include language that setbacks currently in zoning districts apply and not expanding other, such as 
conservation area setbacks, and others.   
 
Motion by Bride to recommend the ordinance to the Board of Supervisors excluding the setbacks that are within it 
and just reverting to the General Industrial setbacks and to strike the definitions for the public conservation area 
and to remove Section J and definition R, and all definitions pertaining to the chart (occupied residences, 
cemeteries, public right-of-way, public drainage district right-of-way, and airports).  Second by Parker.  Carried 4-1. 
 
No public comment on matters not on the agenda: 
 
Staff Update:   
Priestley mentioned upcoming CoZO conference to be hosted by Woodbury County in May. 
 
No Commissioner Comment of Inquiry: 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX – SEE FOLLOWING PAGES. 



 

 

 

5 



 

 

 

6 



 

 

 

7 



 

 

 

8 



 

 

 

9 



 

 

 

10 



 

 

 

11 



 

 

 

12 



 

 

 

13 



 

 

 

14 



 

 

 

15 



 

 

 

16 



 

 

 

17 



 

 

 

18 



 

 

 

19 



 

 

 

20 



 

 

 

21 

 
 



 

 

 

22 

 
 



 

 

 

23 



 

 

 

24 



 

 

 

25 



 

 

 

26 



 

 

 

27 



 

 

 

28 



 

 

 

29 



 

 

 

30 



 

 

 

31 



 

 

 

32 



 

 

 

33 



 

 

 

34 



 

 

 

35 

 
 



 

 

 

36 



 

 

 

37 

 


