
WOODBURY COUNTY  
ZONING COMMISSION 

Monday, July 24, 2023 at 6:00 PM 
The Zoning Commission will hold a public meeting on Monday, July 24, 2023 at 6:00 PM in the 1st Floor 
Board of Supervisor’s Meeting Room, Woodbury County Courthouse, 620 Douglas Street, Sioux City, IA.  
Please use the 7th St. entrance.  Public access to the conversation of the meeting will also be made available 
during the meeting by telephone. Persons wanting to participate in the public meeting and public hearings on 
the agenda may attend in person or call: (712) 454-1133 and enter the Conference ID: 516 721 135# during 
the meeting to listen or comment.  It is recommended to attend in person as there is the possibility for technical 
difficulties with phone and computer systems. 

AGENDA

1 CALL TO ORDER

2 ROLL CALL

3 PUBLIC COMMENT ON MATTERS NOT ON THE AGENDA

4 APPROVAL OF MINUTES: June 26, 2023

5 ITEM(S) OF ACTION / BUSINESS

» REVIEW OF CONDITIONAL USE PERMIT APPLICATION FOR A RECOMMENDATION TO THE BOARD OF 
ADJUSTMENT: REQUEST TO SETUP A PORTABLE CONCRETE PLANT FOR HWY 20 PAVING FOR IDOT 
PROJECT NHSX-020-1(179)--3H-97 ON PARCEL #884701200009.   
Jason Meihost, Croell, Inc. (Applicant) and Midwest Auto Properties, LLC have filed a conditional use permit 
application to request to use the property designated as Parcel #884701200009 for a portable concrete plant in 
support of the Hwy 20 paving project identified as IDOT Project NHSX-020-1(179)--3H-97.  The proposed location 
is south of Hwy 20 and west of Charles Avenue.  The property is addressed at 1605 Charles Ave., Lawton, IA 
51030.  APPLICANT(S)/OWNER(S): Jason Meihost, Croell, Inc. / Midwest Auto Properties, LLC.  

» REVIEW OF CONDITIONAL USE PERMIT APPLICATION FOR A RECOMMENDATION TO THE BOARD OF 
ADJUSTMENT: REQUEST FOR A PRIVATE WIND TURBINE INSTALLATION AND USE ON PARCEL 
#864626400009.
William Kyle Walker has filed a conditional use permit application for the installation and use of a wind turbine.  The 
said turbine along with its support tower was previously installed on this property and the owner has retroactively 
filed this permit request as required under Section 3.03.4 of the Zoning Ordinance.  The property is addressed at 
3281 Fayette Avenue, Sloan, IA 51055.  APPLICANT(S)/OWNER(S): WILLIAM KYLE WALKER / ALANA R. 
WALKER 

» CONSIDERATION TO ADOPT AMENDMENT TO RULES OF PROCEDURE FOR THE MEETING DAY, TIME, 
AND LOCATION OF THE WOODBURY COUNTY ZONING COMMISSION 

6 PUBLIC COMMENT ON MATTERS NOT ON THE AGENDA

7 COMMISSIONER COMMENT OR INQUIRY

8 STAFF UPDATE

9 ADJOURN
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Minutes - Woodbury County Zoning Commission Meeting – June 26, 2023 

The Zoning Commission (ZC) meeting convened on the 26nd of June at 6:00 PM in the 1st Floor Board of 
Supervisor’s Meeting Room, in the Woodbury County Courthouse.  The meeting was also made available via 
teleconference.   

ZC Members Present: Chris Zant, Corey Meister, Tom Bride, Barb Parker 
County Staff Present:   Dan Priestley, Dawn Norton 
Public Present: Gayle Palmquist, Leo Jochum 
Phone: Thomas Treharne 

Call to Order 
Chair Chris Zant formally called the meeting to order at 6:00 PM. 

Public Comment on Matters Not on the Agenda 
None 

Approval of Previous Meeting Minutes – May 22, 2023  
Bride motioned. Second: Parker.  Motion carried: 4-0. 

Public Hearing:  Proposed Zoning Ordinance Text Amendment Concerning Temporary Heavy Construction 
Services:  
Priestley read into record the summary of proposed Zoning Ordinance Text amendments: An ordinance amending 
the text of the Woodbury County Zoning ordinance to amend portions of section 3.03.4 entitled: Land Use Summary 
Table of allowed uses in each zoning district.  The proposal is to repeal the “prohibited uses” for “aggregate crush & 
screen (temporary),” “asphalt mixing (temporary),” and “concrete mixing (temporary),” in the General Commercial 
(GC) zoning district and the Highway Commercial (HC) zoning district and replace with “Conditional Uses” for 
“aggregate crush & screen (temporary),” “asphalt mixing (temporary),” and “concrete mixing (temporary),”  in both 
the GC and HC zoning districts.   
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Motion to close public hearing:  Meister.  Second: Parker.  Carried: 4-0.  Bride motioned to approve amendments 
included in the draft proposal. Second:  Meister.  Motion approved: 4-0. 

Information/Discussion:  Update on Zoning Commission May 22, 2023 Recommendation For Solar Energy 
Systems Amendments Proposal to Woodbury County Zoning Ordinance.  Summary of Proposed Zoning 
Ordinance Text Amendments:   
As directed by the Woodbury Zoning Commission on Monday, May 22, 2023, the Woodbury County Attorney’s 
office worked with staff to review/revise the language in the draft ordinance amendments concerning solar to 
account for net metering opportunities prior to this language being sent to the Board of Supervisors (BoS) for up to 
three (3) public hearings. This is being brought back to the Zoning Commission as an “Information / Discussion” 
item to update the Commission and the public about the revisions. The public hearing dates before the Board of 
Supervisors are yet to be determined. 

Information/Discussion:  Meeting Time and Location for the Woodbury County Zoning Commission as 
Referenced in the Rules of Procedure. 
Discussion of changing Zoning Commission meeting time.  The commissioners present were open to 5:00 pm as a 
potential start time.  Any change would require a vote of the commission to change the rules of procedures.  
Additionally, it would require an affirmative vote by the Board of Supervisors.   

Public Comment on Matters not on the Agenda: 
Gayle Palmquist spoke on carbon pipelines.   

Commissioner Comment or Inquiry:   
None  

Staff Update: 
Priestley stated that the Board of Supervisors public hearings on the proposed Zoning Ordinance Text Amendment 
concerning Temporary Heavy Construction Services will be July 11, 18, and 25.  The board has the authority to 
waive the 2nd and 3rd readings.   

Motion to adjourn: Meister.  Second: Parker.  Carried 4-0.  Meeting concluded at 6:34 pm. 
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WOODBURY COUNTY COMMUNITY AND ECONOMIC DEVELOPMENT (PLANNING AND ZONING) 
Address: 620 Douglas Street – Sixth Floor, Sioux City, IA 51101 | Phone: 712-279-6609 | Fax: 712-279-6530 | Web: woodburycountyiowa.gov 

Daniel J. Priestley, MPA – Zoning Coordinator: dpriestley@woodburycountyiowa.gov
Dawn Norton – Senior Clerk: dnorton@woodburycountyiowa.gov

PRELIMINARY REPORT – JULY 20, 2023 

CONDITIONAL USE PERMIT REQUEST 

APPLICATION DETAILS PROPERTY DETAILS CONTENTS 

Applicant(s)/Owner(s): Jason Meihost, Croell, 
Inc. / Midwest Auto 
Properties, LLC.

Application Type: Conditional Use Permit.  
Setup a portable concrete 
plant for Hwy 20 paving 
on IDOT Project NHSX-
020-1(179)--3H-97

Zoning District: General Commercial (GC)

Total Acres: 5.0

Current Use: Vacant

Proposed Use: Portable Concrete Plant

Pre-application Meeting: Phone

Application Date: June 30, 2023

Legal Notice Date: July 18, 2023

Neighbor(s) Notice Date: July 18, 2023

Stakeholder(s) Notice 
Date:

July 5, 2023 

Board of Adjustment 
Public Hearing Date:

July 31, 2023 

Parcel #: 884701200009

Township/Range: T88N R47W (Woodbury)

Section: 1

Quarter: Pt of Gov’t Lot 1

Zoning District: General Commercial

Floodplain District: Zone A

Address: 1605 Charles Ave., 
Lawton, IA 51030

Summary, Location Aerial, Site Plan Excerpt, 
Recommendation, & Suggested Motion 

Legal Notification 

Neighbor(s) Notification 

Stakeholder(s) Comments 

Review Criteria / Applicant Responses 

Application 

Supporting Documentation 

SUMMARY

Jason Meihost, Croell, Inc. (Applicant) and Midwest Auto Properties, LLC have filed a conditional use permit application to request to use the property 
designated as Parcel #884701200009 as a portable concrete plant in support of the Hwy 20 paving project identified as IDOT Project NHSX-020-1(179)--
3H-97.  The proposed location directly abuts Hwy 20 and Charles Avenue.  This proposal has been noticed in the Sioux City Journals legal section on July 
18, 2023.  The neighbors within 500 FT were duly notified via a July 18, 2023 letter about the July 31, 2023 Board of Adjustment public hearing.  
Appropriate stakeholders including government agencies, utilities, and organizations have been requested to comment.  This property is located in the 
Agricultural Preservation (AP) Zoning District and is located in the Special Flood Hazard Area (SFHA) and any proposed structures temporary or permanent 
will be subject to floodplain development permit(s).  Based on the information received and the requirements set forth in the Zoning Ordinance, the proposal 
meets the appropriate criteria for approval of the conditional use request.  It is the recommendation of staff to approve the proposal.

LOCATION / AERIAL VIEW SITE PLAN EXCERPT 

STAFF RECOMMENDATION & SUGGESTED MOTION 

Staff recommends approval of the proposal.   

Suggested Motion: motion to recommend approval that the property located on Parcel #884701200009 can be used as a temporary concrete plant to 
support Iowa DOT Project NHSX-020-1(179)--3H-97. 6



LEGAL NOTIFICATION 

Published in the Sioux City Journal’s Legal Section on July 18, 2023 

PROPERTY OWNER(S) NOTIFICATION MAP 

Total Property Owners within 500 FT via 
Certified Abstractor’s Listing:

8 

Notification Letter Date: July 18, 2023

Public Meeting for Review: Woodbury County Zoning Commission

Public Hearing Board: Woodbury County Board of Adjustment

Public Hearing Date: July 31, 2023

Phone Inquiries: 1

Written Inquiries: 0

The names of the property owners are listed below.  

When more comments are received after the printing of this packet, they will be provided at the 
meeting.

Property Owner(s) Mailing Address Comments
Midwest Auto 
Properties, LLC 1901 Hwy 20 Lawton IA

5103
0

No comments. 

Brian D. Peterson
1739 Charles 
Ave. Lawton IA

5103
0

No comments. 

Everett Dean Neal & 
Trustee of the Lois 
Jeanette Deringer 
Revocable Trust

1637 Charles 
Ave. Lawton IA

5103
0-
9727

No comments. 

Dana D. Neal & 
Kimberly A. Neal 1774 162nd St. Lawton IA

5103
0

No comments. 

Rent Properties LLC
204 Buckeye 
Circle Lawton IA

5103
0

No comments. 

H & H Real Estate, LLC 1624 180th ST. Sioux City IA
5110
6

No comments. 

Michael Pagan & Terri 
Pagan

1589 Charles 
Ave. Lawton IA

5103
0

No comments. 

Todd Shumansky & Tara 
M. Shumansky

1275 Buchanan 
Ave. Sioux City IA

5110
8

No comments. 

STAKEHOLDER COMMENTS 
911 COMMUNICATIONS CENTER: No comments.
FIBERCOMM: No comments
IOWA DEPARTMENT OF NATURAL 
RESOURCES (IDNR):

No comments 

IOWA DEPARTMENT OF TRANSPORTATION 
(IDOT):

No comments

LOESS HILLS NATIONAL SCENIC BYWAY: No comments
LOESS HILLS PROGRAM: No comments
LONGLINES: No comments
LUMEN: No comments
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MAGELLAN PIPELINE: No comments
MIDAMERICAN ENERGY COMPANY 
(Electrical Division): 

I have reviewed the following conditional use permit request for MEC electric, 
and we have no conflicts.  Thanks Dan, let me know if you have any questions. – 
Casey Meinen, 7/6/23.

MIDAMERICAN ENERGY COMPANY (Gas 
Division):

No conflicts for MEC “Gas” either. – Tyler Ahlquist, 7/6/23. 

NATURAL RESOURCES CONSERVATION 
SERVICES (NRCS):

No comments 

NORTHERN NATURAL GAS: No comments
NORTHWEST IOWA POWER COOPERATIVE 
(NIPCO):

Have reviewed this zoning request.  NIPCO has no issues with this request. – 
Jeff Zettel, 7/18/23.

NUSTAR PIPELINE: No comments
SIOUXLAND DISTRICT HEALTH 
DEPARTMENT:

No comments 

WIATEL: No comments
WOODBURY COUNTY ASSESSOR: No comments
WOODBURY COUNTY CONSERVATION: No comments
WOODBURY COUNTY EMERGENCY 
MANAGEMENT:

No comments 

WOODBURY COUNTY EMERGENCY 
SERVICES:

No comments 

WOODBURY COUNTY ENGINEER: I have no concerns with the proposed conditional use permit.   This is a good 
location for this temporary plant site.   Thank you for contacting me. – Mark 
Nahra, 7/6/23.

WOODBURY COUNTY RECORDER: No comments
WOODBURY COUNTY RURAL ELECTRIC 
COOPERATIVE (REC):

No comments 

WOODBURY COUNTY SOIL AND WATER 
CONSERVATION DISTRICT:

The WCSWCD has no comments regarding this application. – Neil Stockfleth, 
7/6/23.

ZONING ORDINANCE CRITERIA FOR BOARD APPROVAL 

Conditional Use Permits are determined by a review of the following criteria by the Zoning Commission (ZC) and Board of Adjustment 
(BOA).  The ZC makes a recommendation to the BOA which will decide following a public hearing before the Board.

APPLICANT’S DESCRIPTION OF THE PROPOSED CONDITIONAL USE: 

The purpose of the site is to setup a portable batch plant to supply our concrete for the Hwy 20 project coming out of Sioux City. The work 
is scheduled for late August into the beginning of September, both 2023 and 2024.  By utilizing a site at the end of the Hwy 20 project 
we should be able to minimize the mix of construction traffic delivering concrete with traveling public.  The site would have regular 
material deliveries of the raw ingredients for our concrete.  I would estimate a maximum of 180 truck loads in a day, but most days the 
number of deliveries would be less than 80.  We are expecting only 5 days of maximum production and another 25 at a much lower volume.  
I am planning on all deliveries coming off Hwy 20 to Charles Ave and the 2 driveways into the property.

CRITERIA 1: 

The conditional use requested is authorized as a conditional use in the zoning district within which the property is located and that any 
specific conditions or standards described as part of that authorization have been or will be satisfied (Woodbury County Zoning Ordinance, 
Sec. 2.02-9).

Applicant Response:

I believe that the requested conditional use is authorized within the applicable zoning district based on my understanding of the zoning 
regulations and ordinances of Woodbury County, Iowa. The proposed use satisfies the specific conditions and standards set forth in the 
relevant authorization criteria. Furthermore, appropriate measures and mitigation strategies have been or will be implemented to ensure 
compliance with all relevant conditions and standards. I am confident that the proposed use will be in harmony with the surrounding area, 
will not adversely impact the community, and will comply with all necessary regulations and requirements set forth by Woodbury County.
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Staff Analysis:

The Land Use Summary Table (Section 3.03.4) of the Woodbury County Zoning Ordinance includes the General Commercial (GC) Zoning 
District as a location authorized for a conditional use pending review by the Zoning Commission and approval by the Board of Adjustment.    

CRITERIA 2: 

The proposed use and development will be in harmony with the general purpose and intent of this ordinance and the goals, objectives and 
standards of the general plan (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

The proposed use and development of our portable concrete batch plant aligns with the general purpose and intent of the ordinance and 
supports the goals, objectives, and standards of Woodbury County by providing a safe and effective location to provide concrete to the 
IDOT Hwy 20 project with a very low impact to the community.

Staff Analysis:

This temporary project offers support for the completion of the IDOT Hwy 20 project

.  

CRITERIA 3: 

The proposed use and development will not have a substantial or undue adverse effect upon adjacent property, the character of the 
neighborhood, traffic conditions, parking, utility facilities, and other factors affecting the public health, safety and general welfare 
(Woodbury County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

The proposed use and development of portable concrete batch plant for IDOT Hwy 20 project will not have a substantial or undue adverse 
effect upon adjacent property, the character of the neighborhood, traffic conditions, parking, utility facilities, and other factors affecting 
public health, safety, and general welfare.  Through careful planning, adherence to regulations, and implementation of mitigation measures, 
the proposed use and development of the portable concrete batch plant will be a safe, clean, and efficient operation with the reconstruction 
of Hwy 20.

Staff Analysis:

As with the complete Hwy 20 project, this proposal would have a temporary impact on the neighborhood during the concrete phase of the 
project.  The closest house exceeds 300 FT from the parcel’s property line.  There does not appear to be any significant impact to parking, 
or other factors impacting public health.  This will have a temporary impact on traffic patterns on Charles Avenue, 162nd Street, and 
Highway 20.  

CRITERIA 4: 

The proposed use and development will be located, designed, constructed and operated in such a manner that it will be compatible with 
the immediate neighborhood and will not interfere with the orderly use, development and improvement of surrounding property (Woodbury 
County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

By setting the batch plant adjacent to the end of the project and on Hwy 20 we will be able utilize state highways to deliver the raw 
ingredients to the plant without impact local systems roads.  Having the plant positioned at the end of the traffic control for the project 
allows us to keep construction traffic from mingling with the public and greatly increase safety along the project.

Staff Analysis:

The site plan appears to be located, designed, and presented in a manner that will have minimal impact to the area during the time of use.  
Staff will expect for the property owners to apply for a floodplain development permit for this temporary activity in the floodplain.  

CRITERIA 5: 

Essential public facilities and services will adequately serve the proposed use or development (Woodbury County Zoning Ordinance, Sec. 
2.02-9).

Applicant Response:

Croell is not planning to use any public facilities or services at this time.

Staff Analysis:

Not applicable to the proposed use.   

CRITERIA 6: 

The proposed use or development will not result in unnecessary adverse effects upon any significant natural, scenic or historic features of 
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the subject property or adjacent properties (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

The proposed use or development of the Hwy 20 portable concrete batch plant will not result in unnecessary adverse effects upon any 
significant natural, scenic, or historic features of the subject property or adjacent properties. 

Natural Features: The project will be designed and implemented in a manner that minimizes impacts on significant natural features of the 
subject property and surrounding areas. Environmental considerations, such as erosion control measures, stormwater management, and 
preservation of existing vegetation, will be integrated into the project design to protect and enhance the natural environment. 

Scenic Features: The visual impact of the proposed use or development will be carefully considered and mitigated to ensure compatibility 
with the scenic qualities of the subject property and the surrounding area. Measures such as appropriate screening, landscaping, and 
architectural design will be employed to maintain or enhance the visual character of the area. 

Historic Features: If there are any known historic features or structures on the subject property or adjacent properties, steps will be taken 
to ensure their preservation and protection. Any necessary consultations with historic preservation organizations or agencies will be 
conducted to identify and address any potential impacts, including modifications or adaptations of the project design to accommodate the 
preservation of historic features. 

Through comprehensive planning, design, and adherence to relevant regulations, the proposed use or development will not result in 
unnecessary adverse effects upon any significant natural, scenic, or historic features of the subject property or adjacent properties. The 
project will be undertaken with a commitment to preserving and respecting the unique natural and cultural heritage of the area.

Staff Analysis:

The applicant must perform that temporary work in a manner that does not adversely impact the property or the adjacent properties.  

OTHER CONSIDERATION 1: 

The proposed use or development, at the particular location is necessary or desirable to provide a service or facility that is in the public 
interest or will contribute to the general welfare of the neighborhood or community (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Staff Analysis:

As noted, this application is being requested to support the Hwy 20 project.  This can be construed as a service in the public interest to 
complete improvements to local transportation.  

OTHER CONSIDERATION 2: 

All possible efforts, including building and site design, landscaping and screening have been undertaken to minimize any adverse effects 
of the proposed use or development (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Staff Analysis:

Steps should be taken to return the property to an acceptable state.  
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SITE PLAN 
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APPLICATION 
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ZONING MAP 

EFFECTIVE FLOODPLAIN MAP 
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DRAFT FLOODPLAIN MAP 

ELEVATION MAP 
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WOODBURY COUNTY COMMUNITY AND ECONOMIC DEVELOPMENT (PLANNING AND ZONING) 
Address: 620 Douglas Street – Sixth Floor, Sioux City, IA 51101 | Phone: 712-279-6609 | Fax: 712-279-6530 | Web: woodburycountyiowa.gov 

Daniel J. Priestley, MPA – Zoning Coordinator: dpriestley@woodburycountyiowa.gov
Dawn Norton – Senior Clerk: dnorton@woodburycountyiowa.gov

PRELIMINARY REPORT – JULY 20, 2023

CONDITIONAL USE PERMIT REQUEST

APPLICATION DETAILS PROPERTY DETAILS CONTENTS

Applicant(s)/Owner(s): William Kyle Walker / 
Alana R. Walker

Application Type: Conditional Use Permit

Zoning District: Agricultural Preservation 
(AP)

Total Acres: 3.68

Current Use: Home Occupation – 
Roofing Business

Proposed Use: Home Occupation – 
Roofing Business

Pre-application Meeting: June 20, 2023

Application Date: June 23, 2023

Legal Notice Date: July 18, 2023

Neighbor(s) Notice Date: July 14, 2023

Stakeholder(s) Notice 
Date:

July 6, 2023 

Board of Adjustment 
Public Hearing Date:

July 31, 2023 

Parcel #: 864626400009

Township/Range: T86N R46W (Sloan)

Section: 26

Quarter: SE ¼ SE ¼

Zoning District: Agricultural Preservation 
(AP)

Floodplain District: Zone A

Address: 3281 Fayette Ave., Sloan, 
IA 51055

Summary, Location Aerial, Site Plan Excerpt, 
Recommendation, & Suggested Motion 

Legal Notification 

Neighbor(s) Notification 

Stakeholder(s) Comments 

Review Criteria / Applicant Responses 

Application 

Supporting Documentation 

SUMMARY 

William Kyle Walker (owner) has filed a conditional use permit application for the installation and use of a wind turbine.  The said turbine along with its 
support tower was previously installed on this property and the owner has retroactively filed this permit request as required under Section 3.03.4 of the 
Zoning Ordinance.  The property abuts Hwy 141 to the north and Fayette Avenue to the west.  This proposal has been properly noticed in the Sioux City 
Journals legal section on July 18, 2023.  The neighbors within 500 FT were duly notified via a July 14, 2023 letter about the July 31, 2023 Board of 
Adjustment public hearing.  Appropriate stakeholders including government agencies, utilities, and organizations have been requested to comment.  This 
property is located in the Agricultural Preservation (AP) Zoning District and is located in the Special Flood Hazard Area (SFHA).  The portion where the 
house is located was removed from the floodplain via Letter of Map Revision Based of Fill Case No.: 15-07-1298A.  Based on the information received 
and the requirements set forth in the Zoning Ordinance, the proposal can meet the criteria for approval of the conditional use request based on conditions.  

LOCATION / AERIAL VIEW SITE PLAN EXCERPT 
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STAFF RECOMMENDATION & SUGGESTED MOTION 

This wind turbine tower was erected and placed prior to obtaining the required conditional use permit, building permit, and floodplain 
development permit.  The property owner has retroactively filed applications with the Community and Economic Development office to 
work toward addressing these regulations as required by the Woodbury County Zoning Ordinance.  In the subsequent pages of this report, 
the six (6) criteria and two (2) other considerations are analyzed for consideration.  In particular, this request meets the requirements of 
being considered as a conditional use in the AP Zoning District.  Additionally, the request is compatible with the Woodbury County 
Development Plan (2005).  Also, if the turbine tower meets the 10 FT setback from the property line as well as the floodplain development 
requirements, this proposal would be adequate for approval based on conditions.   

As pointed out in the criteria analysis, there are concerns about the setback, floodplain, and impact on the adjacent property.  Therefore, 
staff recommends approval contingent upon the property owner(s) meeting the following conditions:  

- The turbine tower installation/placement shall meet or exceed the 10 FT accessory setback requirements from the west property 
line as enumerated in the Woodbury County Zoning Ordinance (Section 3.04).   

- The turbine tower installation/placement shall comply with the floodplain management regulations of the Woodbury County 
Zoning Ordinance (Section 5.03).   

Suggested Motion: 
- Motion to recommend approval of this conditional use permit request with the following conditions: 

- The property owners shall ensure that: 

o The turbine tower installation/placement shall meet or exceed the 10 FT accessory setback requirements from the west 
property line as enumerated in the Woodbury County Zoning Ordinance (Section 3.04).   

o The turbine tower installation/placement shall comply with the floodplain management regulations of the Woodbury 
County Zoning Ordinance (Section 5.03).  

PHOTO 
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LEGAL NOTIFICATION 

Published in the Sioux City Journal Legals Section on July 18, 2023. 

PROPERTY OWNER(S) NOTIFICATION MAP 

Total Property Owners within 500 FT via 
Certified Abstractor’s Listing:

5 

Notification Letter Date: July 14, 2023

Public Meeting for Review: Woodbury County Zoning Commission, July 
24, 2023

Public Hearing Board Consideration: Woodbury County Board of Adjustment, July 
31, 2023

Public Hearing Date: July 31, 2023

Phone Inquiries: 1

Written Inquiries: 0

The names of the property owners are listed below.  

When more comments are received after the printing of this packet, they will be provided at the 
meeting.

Property Owner(s) Mailing Address Comments
William Kyle Walker 
and Alana R. Walker

3281 Fayette 
Ave.

Sloan IA 5105
5

No comments. 

J. Goodvin Farms, LLC. 10496 Cedar 
Ave.

Whiting  IA 5106
3

No comments. 

DGF Farms - Woodbury, 
LLC, RDF Farms - 
Woodbury, LLC, RLF 
Farms - Woodbury LLC.

3177 Adams St. Cumming IA 5006
1 

No comments. 

Carole L. Kirby 385 8th St. S. David City N
E

6863
2

No comments. 

Robert Todd Heinle 7986 W. Waltann 
Lane

Peoria A
Z

8538
2

No comments. 

STAKEHOLDER COMMENTS 
911 COMMUNICATIONS CENTER: No comments.
FIBERCOMM: No comments.
IOWA DEPARTMENT OF NATURAL 
RESOURCES (IDNR):

No comments. 

IOWA DEPARTMENT OF TRANSPORTATION 
(IDOT):

No comments. 

LOESS HILLS NATIONAL SCENIC BYWAY: No comments.
LOESS HILLS PROGRAM: No comments.
LONGLINES: No comments.
LUMEN: No comments.
MAGELLAN PIPELINE: No comments.
MIDAMERICAN ENERGY COMPANY 
(Electrical Division):

SEE EMAILS BELOW 
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MIDAMERICAN ENERGY COMPANY (Gas 
Division):

No conflicts for MEC “Gas”. Developer should be made aware that if natural gas 
service is wanted the extension of MEC natural gas distribution facilities would 
be at the cost of the developer. – Tyler Ahlquist, 7/7/23.

NATURAL RESOURCES CONSERVATION 
SERVICES (NRCS):

No comments. 

NORTHERN NATURAL GAS: No comments.
NORTHWEST IOWA POWER COOPERATIVE 
(NIPCO):

Have reviewed this zoning request.  NIPCO has no issues with this request. – 
Jeff Zettel, 7/1//23.

NUSTAR PIPELINE: No comments.
SIOUXLAND DISTRICT HEALTH 
DEPARTMENT:

No comments. 

WIATEL: No comments.
WOODBURY COUNTY ASSESSOR: No comments.
WOODBURY COUNTY CONSERVATION: No comments.
WOODBURY COUNTY EMERGENCY 
MANAGEMENT:

No comments. 

WOODBURY COUNTY EMERGENCY 
SERVICES:

No comments. 

WOODBURY COUNTY ENGINEER: This request does not affect county right of way, so I have no comments on 
behalf of my department on the proposed condition use permit request. – Mark J. 
Nahra, PE, - 7/10/23.

WOODBURY COUNTY RECORDER: No comments.
WOODBURY COUNTY RURAL ELECTRIC 
COOPERATIVE (REC):

No comments. 

WOODBURY COUNTY SOIL AND WATER 
CONSERVATION DISTRICT:

The WCSWCD has no comments regarding this request. – Neil Stockfleth, 
7/6/23.
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MIDAMERICAN ENERGY COMMENTS - ELECTRICAL 
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ZONING ORDINANCE CRITERIA FOR BOARD APPROVAL 

Conditional Use Permits are determined by a review of the following criteria by the Zoning Commission (ZC) and Board of Adjustment 
(BOA).  The ZC makes a recommendation to the BOA which will decide following a public hearing before the Board.

APPLICANT’S DESCRIPTION OF THE PROPOSED CONDITIONAL USE: 

Private generation for home, farm, business use.

CRITERIA 1: 

The conditional use requested is authorized as a conditional use in the zoning district within which the property is located and that any 
specific conditions or standards described as part of that authorization have been or will be satisfied (Woodbury County Zoning Ordinance, 
Sec. 2.02-9).

Applicant Response:

Private generation for home, farm, business use to provide clean energy and selling energy back to power grid.  

Staff Analysis:

The Land Use Summary Table (Section 3.03.4) of the Woodbury County Zoning Ordinance includes the Agricultural Preservation (AP) 
Zoning District as a location authorized for a conditional use pending review by the Zoning Commission and approval by the Board of 
Adjustment.    

CRITERIA 2: 

The proposed use and development will be in harmony with the general purpose and intent of this ordinance and the goals, objectives and 
standards of the general plan (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

Reducing carbon emmitions and clean energy.  State and federal gov’t has a renewal energy plan.  Turbine was installed with 40% USDA 
grant through federal grant.  Also 50% state and federal tax credit.

Staff Analysis:

The proposed use of the wind turbine on the 100 FT support tower is compatible with the Woodbury County’s General Development Plan 
(2005) Economic Development Goal Policy 2.5 – “fully explore alternative renewal energy sources, particularly wind generation facilities 
both as a contribution to the total energy needs of the county and as a new source of income for property owners” (p. 19).

CRITERIA 3: 

The proposed use and development will not have a substantial or undue adverse effect upon adjacent property, the character of the 
neighborhood, traffic conditions, parking, utility facilities, and other factors affecting the public health, safety and general welfare 
(Woodbury County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

Property is located in AP Zoning Farm fields in all 4 directions Tower is located unobstructed 340’ S + 1000’ W, + 1000 N, 195’ E Tower 
w/Turbine is 100’

Staff Analysis:

The location of this 100 FT private wind turbine is on the west side of the property near the property line.  The property owner has indicated 
that the tower location meets the 10’ setback as required by accessory structures in the Agricultural Preservation (AP) Zoning District.  
The property owner indicated a 28’ setback from the side yard property line on the site plan.  There does not appear to be an issue as for 
as traffic conditions, parking and other utility facilities.  However, the placement of the turbine tower is near the property line and if the 
tower were to fall at the base, it could end up on the adjacent owner’s property.  There does not appear to be any structures placed within 
that zone.  However, it could adversely impact any items within that referenced area.  (In comparison, without an ordinance enumeration, 
it is important to point out that a 45 FT accessory building structure could also be placed at least 10 FT away from a property line as per 
the Zoning District Dimensional Standards in Section 3.04 of the ordinance.)  Additionally, there is possibility that the turbine could 
produce some level of noise or be subject to ice buildup.  It is also important to note that portions of the property are located in the Special 
Flood Hazard Area (SFHA) – Zone A Floodplain.  The property owner must comply with the floodplain regulations by ensuring all 
electrical assets associated with the turbine are elevated at least one foot above the Base Flood Elevation (BFE).
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CRITERIA 4: 

The proposed use and development will be located, designed, constructed and operated in such a manner that it will be compatible with 
the immediate neighborhood and will not interfere with the orderly use, development and improvement of surrounding property (Woodbury 
County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

Property that structure is located on is in AP Zoning w/ farm fields in all directions with zero obstructions.

Staff Analysis:

As per the Woodbury County Zoning Ordinance, without a direct enumeration, a private wind turbine tower would be classified as an 
accessory structure with a setback of 10 FT from the property line.  Even though a turbine tower can be placed 10 FT from the property 
line, it would be recommended to place the tower at a setback that is the length of the tower in an attempt to lessen the probability that the 
turbine tower and its associated assets fall onto the abutting owner’s property in the event of a collapse.  Additionally, even though a 10 
FT setback is acceptable for approval, it is noteworthy to point out that if a 100 FT wind turbine tower is placed 10 FT from the property 
line, it may discourage the abutting property owner(s) from placing any structures or vehicles in an area near the turbine tower.  
Consequently, this could limit how the neighbor(s) chooses to utilize their property.  However, it is important to point out that a 45 FT 
accessory structure could also be placed at least 10 FT away from a property line as per the Zoning District Dimensional Standards in 
Section 3.04 of the ordinance.

CRITERIA 5: 

Essential public facilities and services will adequately serve the proposed use or development (Woodbury County Zoning Ordinance, Sec. 
2.02-9).

Applicant Response:

Private property not for public use

Staff Analysis:

It is recommended that the property owner work out the details with MidAmerican Energy and the Iowa Department of Inspections Appeals 
and Licensing - Electrical.  As quoted from Casey Meinen of MidAmerican Energy in the comments section, “I have confirmed that at this 
time Kyle has NOT submitted the correct required documentation for this project or submitted to the required electrical inspection.  Even 
if the county approves the requested conditional use permit from the county.  MEC may not in the end, grant the interconnection agreement 
which would allow the customer to connect the turbine to our system…” (July 7, 2023).

CRITERIA 6: 

The proposed use or development will not result in unnecessary adverse effects upon any significant natural, scenic or historic features of 
the subject property or adjacent properties (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Applicant Response:

The structure is situated on private property with mandatory set backs along property.  Zero obstructions in all directions 

Staff Analysis:

There is always a probability of an adverse event occurring on any property at any given time.  As noted in the previous criterion, even 
though a 10 FT setback is acceptable for approval, it is noteworthy to point out that if a 100 FT wind turbine tower is placed 10 FT from 
the property line, it may discourage the abutting property owner(s) from placing any structures or vehicles in an area near the turbine tower.  
Consequently, this could limit how the neighbor(s) chooses to utilize their property.  It will be imperative for both neighbors to understand 
any potential consequences that could occur in the event of a collapse.  Since this structure was built before receiving conditional use 
permit approval, no site plan was submitted to Zoning Commission, Board of Adjustment, or staff.  Therefore, it is reasonable to 
retroactively require that the property owner to hire a land surveyor to determine that the tower meets the 10 FT side yard setback and 
provide the certified document to the county as a condition of approval.

OTHER CONSIDERATION 1: 

The proposed use or development, at the particular location is necessary or desirable to provide a service or facility that is in the public 
interest or will contribute to the general welfare of the neighborhood or community (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Staff Analysis:

This proposed conditional use is an optional feature that has been added to the property for the benefit of the property owner(s).

OTHER CONSIDERATION 2: 

All possible efforts, including building and site design, landscaping and screening have been undertaken to minimize any adverse effects 
of the proposed use or development (Woodbury County Zoning Ordinance, Sec. 2.02-9).

Staff Analysis:

The appearance of a private wind turbine tower speaks for itself.  At a height of 100 FT, there likely is no level of building, site design, 
landscaping, and screening available to conceal its effects.  35
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ZONING COMMISSION MEETING TIME AND LOCATION 
AMENDMENT TO RULES OF PROCEDURE 

Discussion: 
- Consider moving the meeting of the Zoning Commission’s date, time, and location. 

- Meeting time to 5:00 PM. 

Action Required: 
- Vote to amend the Rules of Procedure to change the meeting time to 5:00 PM on the fourth 

Monday of every month.   

Suggested Motion: 
- Motion to amend the Rules of Procedure for the Woodbury County Zoning Commission, Article 

IV., Section 2. Regular Meetings to read: 

o The Zoning Commission is on-call for its regular meeting scheduled on the fourth
Monday of every month beginning at 5:00 PM in the 1st Floor Board Room at the 
Woodbury County Courthouse, subject to formal business to be considered.  Notice of 
the regular meeting shall typically be sent by the Secretary to the members at least 2-
days prior to such meeting and shall state the purpose and time of the meeting.   

o See draft on next page. 
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RULES OF PROCEDURE 
FOR THE 

WOODBURY COUNTY ZONING COMMISSION 

ARTICLE I: PURPOSE 

The Woodbury County Zoning Commission created the foregoing rules with the intent of making 
its procedures clear, clean, and easy to follow, both for the Commission members and for 
members of the public. 

The following rules of procedure have been approved by the Board of Supervisors on 
_________________ and are hereby adopted by the Woodbury County Zoning Commission. 

ARTICLE II: MEMBERS

There are 5 members of the Woodbury County Zoning Commission. They shall be residents of 
unincorporated Woodbury County, Iowa and are appointed by the Woodbury County Board of 
Supervisors. 

ARTICLE III: OFFICERS 

Section 1. Officers  
The Commission shall select from its membership a Chair and a Vice-Chair who will perform the 
usual duties pertaining to such office. Per Section 2.01: B of the County Zoning Ordinance, the 
Zoning Director or his/her appointee, will serve as Secretary. 

Section 2. Selection  
At the first regular meeting of the calendar year the Commission will pick its officers from its 
membership. All officers are eligible for re-election. 

Section 3. Tenure 
The Chair shall take office immediately following their selection and shall hold office for a term 
of 1 year or until their successor is selected and assumes office. 

The Vice-Chair shall take office immediately following their selection and shall hold office for a 
term of 1 year or until their successor is selected and assumes office. 

Section 4. Duties  
The Chair will preside at all regular meetings and hearings, appoint committees, and perform 
such other duties as may be ordered by the Commission. The Vice-Chair shall act in the 
capacity of the Chair in their absence. If the Chair and Vice-Chair are both absent from a 
meeting and there is a quorum, the most-senior Commissioner shall serve as Chair of that 
meeting. The Secretary will record and maintain minutes of the meetings, maintain all 
records, and perform such other duties as the Zoning Commission may determine. 

Section 5. Vacancy  
If office of the Chair becomes vacant, the Vice-Chair shall succeed to this office for the 
unexpired term and the Commission shall select a successor to the office of Vice-Chair for the 
unexpired term. If only the office of the Vice-Chair becomes vacant, the Commission shall select 
a successor to the office of Vice-Chair for the unexpired term. 
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ARTICLE IV. MEETINGS 

Section 1. Compliance with the Open Meetings Law 
All meetings of the Commission shall be conducted in compliance with Chapter 21 of the Code 
of Iowa and other applicable law. 

Section 2. Regular Meetings  
The Zoning Commission is on-call for its regular meeting scheduled on the fourth Monday of 
every month beginning at 5pm in the 1st Floor Board Room at the Woodbury County 
Courthouse, subject to formal business to be considered. Notice of the regular meeting shall 
typically be sent by the Secretary to the members at least 2-days prior to such meeting and 
shall state the purpose and time of the meeting. 

Section 3. Special Meetings  
Special meetings may be called at the request of the Chair from time to time as required to 
conduct the business of the County, provided that at least 24-hours notice of such meeting is 
given to each member. 

Section 4. Quorum and Consensus  
The presence of three members shall constitute a quorum. Without a quorum, no business will 
be transacted and no official action on any matter will take place. 

Section 5. Majority Required  
A majority of the quorum present is required for the adoption of any matter to come before the 
Commission. 

Section 6. Manner of Acting 
Any question to come before the Commission shall be in the form of a motion by a 
commissioner and shall require a second for consideration. Remarks made by a Commissioner 
shall be limited to 10-minutes unless an extension is granted by a majority of the Commission. 
Commissioners shall address the Chair and confine their remarks to the question before the 
Commission and shall be respectful of other Commissioners and avoid referencing or 
questioning the motives of another Commissioner. 

Section 7. Roll Call Votes.  
The Chair shall order a roll call vote when requested by a member. The roll shall be called 
alphabetically, except the Chair shall be called last. 

Section 8. Effects of Abstention.  
When a Commissioner abstains due to a conflict of interest, the vote of the Commission shall be 
computed on the basis of the number of Commissioners not disqualified by reason of conflict of 
interest. However, at least 3 Commissioners eligible to vote are required for a quorum on any 
matter. Abstentions that are not due to a conflict of interest shall be counted as a "no" vote. 

Section 9. Electronic Participation  
Members of the Commission may participate in a meeting by electronic means only in 
circumstances where participation in person is impossible or impractical. Any member 
participating electronically shall be connected by a speaker phone, video conference, or other 
device or software, so that the public can hear any discussion by that member. The vote of any 
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member participating electronically must be made public at the meeting and the minutes of the 
meeting shall include sufficient information to indicate the vote of each member participating. 

ARTICLE V: ADMINISTRATION 

Section 1.  
Commission meetings are administered by the Chair. The Chair has the right to: 

1. Call the meeting to order 
2. Recognize speakers 
3. Call for motions on agenda items, and facilitate debate 
4. Preserve order and decorum 
5. Determine points of order 

ARTICLE VI. ORDER OF BUSINESS 

Section 2.  
The Secretary will prepare an agenda for each meeting and send it to each member typically at 
least 2-days before the meeting. The order of business shall typically be as follows: 

1. Call to order and opening statement by Chair 
2. Roll call 
3. Public comments on matters not on the established agenda (3-minute limit) 
4. Approval of minutes 
5. Item of business 
6. Public comments on matters not on the established agenda (3-minute limit) 
7. Commissioner comments 
8. Adjournment 

Section 3.  
As to an item of business, the order shall typically be as follows: 

1. Staff report 
2. Petitioner comments 
3. Commissioner comments and questions for staff/petitioner 
4. Staff/petitioner rebuttal opportunity  
4. Public comments 
5. Staff/petitioner rebuttal opportunity 
6. Vote 

ARTICLE VII. MOTIONS AND VOTING 

Section 1.  
Motions may be made by anyone on the Commission. The Chair will restate the motion before a 
vote is taken. The Commission typically recognizes three kinds of motions: 

A. Main Motion — request for action on an item; can be made by any 
member, including the Chair. 

B. Motion to Amend a Motion — which the Commission must vote on first, 
then the Commission votes on the underlying motion. 

C. Motion to Postpone discussion of a matter until a future meeting. 
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Section 2.  
Another Commissioner may then second a motion. The motion dies if no member seconds it. 

Section 3.  
The Commission may then debate the motion further. 

1. Members should keep their discussion concise and limited to the motion on the 
table. 

2. A member may withdraw his/her own motion at any time during debate. 

Section 4.  
The Chair may then conclude debate by calling for a vote. Each member must respond: 

1. Yes ("aye") 
2. No ("nay") 
3. Abstain 

Section 5.  
The Chair shall then state whether the motion passes or fails, and the final vote tally 

ARTICLE VIII. PUBLIC PARTICIPATION 

Section 1.  
Any member of the public wishing to address the Commission may do so during the appropriate 
"public comments" section of the Order of Business. 

Section 2.  
Comments by any one member of the public shall be limited to 3 minutes. 

Section 3.  
Any person so addressing the Commission shall step up to the microphone and give their name 
and address for the record. 

Section 4.  
Should a person engage in slanderous remarks, personal attacks, or boisterous behavior, the 
Chair may refuse to recognize the speaker, may ask the speaker to leave, or may have the 
speaker removed. 

ARTICLE IX. AMENDMENTS 

Section 1.  
The Commission may suspend or amend these rules at any regular or special meeting by a 
majority vote of the members present. 

_____________________ _____________________
DATE ADOPTED CHAIRPERSON 

_____________________ 
ATTESTOR
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