WOODBURY COUNTY
ZONING COMMISSION

Monday, July 28, 2025 at 5:00 PM

The Zoning Commission will hold a public meeting on Monday, July 28, 2025 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. Please use the 7" St. entrance. Public access fo the conversation of the meeting
will also be made available durin% the meeting by telephone. Persons wanting to participate in the public
meeting and Fublic hearings on the agenda may attend in person or call: g71 ) 454-1133 and enter the
Conference ID: 638 086 537# during the meeting to listen or comment. It is recommended to attend in

ierson as there is the iossibiliti for technical difficulties with ihone and comiuter sistems.

1 | CALL TO ORDER

2 | ROLL CALL

PUBLIC COMMENT ON MATTERS NOT ON THE AGENDA (INFORMATION ITEM)

| ®

APPROVAL OF MINUTES FROM PREVIOUS MEETING(S) (ACTION ITEM)

5 | ITEM(S) OF BUSINESS

» | REVIEW OF CONDITIONAL USE PERMIT APPLICATION (ACTION ITEM): FROM BRUCE SORENSEN
APPLICANT) OF THE BRUCE & ROCHELLE SORENSEN LIVING TRUST (OWNER) TO OPERATE A

ORROW PIT FOR EARTH MATERIALS TO REMOVE A HILL AND CONSTRUCT A DRIVEWAY FOR
ACCESS TO THE HILLTOP ON PARCEL #894531200004. SUMMARY: Bruce Sorensen, representing the Bruce &
Rochelle Sorensen Living Trust, has a%plled for a conditional use permit from Woodbury County, lowa, to remove a hill and
construct a driveway for access to the hilltop enabllngi future use as farmland or a building site. The project is classified as a
borrow pit for earth materials under Section 3.03.4 of the Woodbury County Zoning Ordinance. The groperty is located at 2086
150th Street, Lawton, |A 51030 on Parcel #894531200004, within T8N R45W ‘]Banner_Townshlp), ection 31, NE 1/4, Lot 4 of
the Ridgeview Il Subdivision. It spans 6.42 acres and is situated approximately half a mile northwest of Lawton and six miles east
of Sioux City. The property is in the Agricultural Estates (AE) Zoning District, where “borrow pits for earth materials” are classified
as a conditional use under Section 3.03.4 of the Woodbury County Zoning Ordinance, subject to review by the Zoning
Commission and approval by the Board of Adjustment.

» | REVIEW OF CONDITIONAL USE PERMIT APPLICATION (ACTION ITEM): FROM KEVIN HEISS
gAPPLICANT,) OF RENT PROPERTIES LLCéOWNER TO CONSTRUCT AND OPERATE AN OFF-

REMISE 147X 48’ LED BILLBOARD (DOUBLE-SIDED) ON PARCEL #884606100002. SUMMARY: Kevin
Heiss, representing Rent Properties LLC, has submitted a conditional use permit (CUP) application to construct and operate a 14’
x 48 LED billboard (double-sided) for off-premise advertising. The property is located in the N 2/3 of the N 1/2 of the NW 1/4,
Section 6, Township 88N, Range 46W (Floyd Township), identified as Parcel 884606100002. It is proposed to be situated along
the south side of Highway 20 and the east side of Charles Avenue. The property is in the General Commercial %Gcg Zoning
District, where “off-premise advertising sings (e.g. Billboards)” are classified as a conditional use under Section 3.03.4 and
Sectlgn PAOdZ"S tOf th? Woodbury County Zoning Ordinance, subject to review by the Zoning Commission and approval by the

oard of Adjustment.

6 | PUBLIC COMMENT ON MATTERS NOT ON THE AGENDA (INFORMATION ITEM)

7 | STAFF UPDATE (INFORMATION ITEM)

8 | COMMISSIONER COMMENT OR INQUIRY (INFORMATION ITEM)

9 | ADJOURN
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Woodbury County Zoning Commission Meeting Minutes

Date: June 23, 2025
Time: 5:00 PM
Location: Board of Supervisors' Meeting Room, Basement, Woodbury County Courthouse, 620 Douglas Street, Sioux City, I1A

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=a5z4GlaHc20

Attendees
e Commissioners Present: Chris Zellmer Zant — Chair, Tom Bride — Vice Chair, Steve Corey, Jeff Hanson, Corey
Meister

o Staff Present: Dan Priestley — Zoning Coordinator, Dawn Norton — Senior Clerk
e Supervisor(s) Present: Kent Carper
¢ Public Attendees: Kevin Heiss, Slater Ohm, Dana Neal (via phone), Lynn Drees (via phone)

Call to Order

Chair Chris Zellmer Zant called the meeting to order at 5:00 p.m. The Chair reviewed the meeting procedures, including the
audiotaping of the meeting, the preparation of minutes, the request for cell phones to be turned off or set to vibrate, and the
requirement for attendees to complete the attendance sheet. The Chair also outlined the public hearing procedures, including
staff reports, applicant presentations, public comments (limited to three minutes per speaker), and the closure of hearings by
motion and vote.

Roll Call

All the commissioners were present.

Public Comment on Matters Not on the Agenda (Information Iltem

The Chair inquired if there were any public comments on matters not on the agenda. Seeing and hearing none, the meeting
proceeded.

Approval of Minutes from Previous Meeting: pecial Meeting
The Chair asked for any corrections or comments regarding the minutes from the previous meeting on May 28, 2025.
Hearing none, a motion was entertained.
¢ Motion: To approve the minutes from the last meeting of May 28, 2025.
Moved by: Tom Bride
Seconded by: Corey Meister
Vote: All in favor said "Aye." One commissioner (Jeff Hanson) abstained due to absence from the previous meeting.
Action: The minutes of the previous meeting were approved.

5. Items of Business

a. Public Hearing and Action Item: Consideration of Nuclear Energy Facilities and Nuclear Waste Storage in the
Woodbury County Zoning Ordinance (Action Item)

The public hearing was opened with Dan Priestley explaining that this discussion was a continuation from previous months
(dating back to August/September 2024) regarding the inclusion of nuclear energy facilities, nuclear waste storage, and
related uses in the Woodbury County Zoning Ordinance. He highlighted the complexity of the issue, noting the heavy
involvement of federal (Nuclear Regulatory Commission - NRC) and state regulations.

Priestley explained that the existing Woodbury County Zoning Ordinance's land use summary table includes "electrical
energy generation, not including wind," which could be interpreted to include nuclear facilities as a conditional use. However,
the standard 500-foot public notification distance for conditional use permits was deemed insufficient for nuclear facilities.
The current proposal extends this notification zone to 10 miles for any conditional use permit process related to nuclear
energy or waste storage. This proposal utilizes the existing zoning ordinance infrastructure, requiring review by both the
Zoning Commission and the Board of Adjustment.



Priestley clarified that the Board of Supervisors initiated this process to receive a recommendation from the Zoning
Commission, with the Supervisors ultimately having up to three public hearings on any final proposal. He noted that public
input had been collected over several meetings, and while not as extensive as for wind or solar energy, both support and
opposition comments had been received.

Priestley presented a "Nuclear Energy Public Comments 2014-2025" document, summarizing past comments, and requested
it be received into the public record.

Motion: To receive the "Nuclear Energy Public Comments 2014-2025" document into the public record.

Moved by: Tom Bride

Seconded by: Jeff Hanson

Vote: All in favor said "Aye."

Action: The document was received into the public record.

Priestley then summarized key public comments:

e Support: Mayor Bob Scott (Sioux City), Kyle Gates (Secondary Roads), Mayor Ken Bauer (Correctionville), and
Craig Levine and Rick Plathe (Northwest lowa Building and Construction Trade Council).

e Opposition: Jerry Holder (concerns regarding waste risk and potential malfunctions), Janet Kruger (opposing
nuclear activities, urging prohibition without public approval).

e Other Comments: Wendy Hess (9/11 Dispatch Center readiness, staff training, emergency exercises, budget
increases), Mark Nara (former County Engineer, regarding infrastructure impact and NRC alignment), Patty Riesberg
(clarified NRC's regulatory role). Brian Bergeon from the NRC had also provided details on their independent
regulatory and licensing process in a previous packet.

Priestley reiterated that the local conditional use permit process allows for scrutiny and engagement with other levels of
government, similar to telecommunication towers. He emphasized that the proposed ordinance amendment specifically
defines "nuclear energy facilities" and "nuclear waste storage" and adds them to the land use summary table only in the
general industrial zoning district. The 10-mile notification radius is a key added feature.

The Chair then opened the floor for public comments on this item.
e Public Comment: No one present in the room wished to comment.
e Public Comment (via phone): Lynn Drees (phone) from Danbury stated, "no comment." No other callers wished to
comment.

The Chair then invited comments from the commissioners.

e Dan Priestley clarified that this process is proactive, and no specific nuclear project has been proposed or
approached staff/county. The purpose is to determine if it should be a permitted use in the ordinance.

o Commissioner Tom Bride reiterated that the current ordinance covers electrical energy generation, but the proposed
language provides more detail as recommended by the County Attorney's office.

o Dan Priestley explained that the County Attorney felt the previous language wasn't specific enough and that clearer
definitions would prevent interpretation issues if an application were submitted. He also stressed the importance of
the 10-mile notification over the standard 500 feet to avoid potential problems. He noted that the costs of extensive
notifications for a 10-mile radius would be passed on to the applicant, aligning with the county’s zoning fee schedule
to prevent massive county expenses for wider-scale conditional uses.

o Commissioner Jeff Hanson emphasized that defining nuclear energy clarifies the language and expands the
notification distance, which are important considerations.

e Dan Priestley reinforced that a conditional use permit is a "maybe" permit, not a "yes," allowing full scrutiny and
public engagement in the process. He noted the difficulty of discussing hypotheticals without a specific project but
stressed the importance of having a clear framework in the ordinance for potential future proposals.

The Chair inquired about the next steps. Dan Priestley explained that the commission could close the public hearing and then
make a recommendation to the Board of Supervisors or continue the discussion. If a recommendation is sent, the Board of
Supervisors would then consider scheduling up to three public hearings, which often draw more public engagement.
¢ Motion: To close the public hearing.
Moved by: Jeff Hanson
Seconded by: Corey Meister
Vote: All in favor said "Aye."
Action: The public hearing was closed.



Commissioner Jeff Hanson commented that this was the 12th time the issue had been heard at various levels.

e Motion: To recommend to the Board of Supervisors to move forward with the language as presented in draft pages
11, 12, 13, and 14 of the packet, which specifically defines nuclear energy facilities and nuclear waste storage.

¢ Moved by: Jeff Hanson

e Seconded by: Steve Corey

Discussion on the motion:

e Supervisor Kent Carper asked if specific locations were picked out. Dan Priestley clarified that the proposed
ordinance would only allow these uses in general industrial areas, typically south of the airport and west of
Interstate 29, not in agricultural or residential zones.

o Dan Priestley added that the Board of Supervisors has the prerogative to adjust the language during their three
public hearings, as the Zoning Commission's output is a recommendation.

e Commissioner Tom Bride clarified that the motion is not targeting new areas but is clarifying language, notification,
and conditions for existing general industrial zones. He reiterated that the 10-mile notification is a significant
improvement over 500 feet.

e Dan Priestley further clarified that both nuclear energy facilities and nuclear waste storage would be distinct,
classified as conditional uses, and subject to the 10-mile notification apparatus.

Vote: All in favor said "Aye." (Unanimous)

Action: The commission voted unanimously to recommend to the Board of Supervisors to move forward with the
proposed language for nuclear energy facilities and nuclear waste storage in the Woodbury County Zoning
Ordinance.

b. Public Hearing and Action Item: Consideration of Zoning Ordinance Text Amendments for Accessory Dwelling
Units to Comply with lowa's Senate File 592 (Action Item)

The public hearing was opened with Dan Priestley stating this was a housekeeping item to bring the county ordinance into
compliance with lowa Senate File 592. This state law, signed by Governor Kim Reynolds on May 1st, mandates that counties
allow at least one accessory dwelling unit (ADU) on the same lot as a single-family residence, subject to specific conditions,
and prohibits certain restrictive regulations.

Priestley explained that the state standard sets a minimum threshold of 1,000 square feet or 50% of the size of the existing
dwelling, whichever is greater. While the state code allows counties flexibility to permit larger ADUs, the current proposal
strictly follows the state's minimums. He noted that other jurisdictions (counties and cities) would also be grappling with the
implications of this new law, particularly concerning wells and septics. He mentioned that the 23-foot minimum dimension for
a dwelling would still apply for building permits.

Priestley stated that the staff's recommendation is to simply react to the state standard and keep the minimums, allowing for
future re-evaluation if demand necessitates larger ADUs. He stressed that the county has a duty to make its ordinance
compatible with state law.

The Chair then opened the floor for public comments on this item.
e Public Comment: No one present in the room wished to comment.
e Public Comment (via phone): No one wished to comment.

The Chair then invited comments from the commissioners.
Motion: To close the public hearing.

Moved by: Tom Bride

Seconded by: Jeff Hanson

Vote: All in favor said "Aye."

Action: The public hearing was closed.

Commissioner Tom Bride commented that there is no alternative but to align with state code. He agreed with Dan Priestley
that there is no immediate reason to allow larger structures beyond the state's minimums (1,000 sq ft or 50% of the existing
dwelling). He viewed it as a housekeeping issue, with potential future reviews if needs arise. Other commissioners agreed.
e Motion: To recommend to the Board of Supervisors the approval of the zoning ordinance text amendments for
accessory dwelling units in compliance with Senate File 592, as outlined in the draft on pages 48 and 49 of the
packet.
e Moved by: Tom Bride
e Seconded by: Corey Meister
e Vote: All in favor said "Aye." (Unanimous)



e Action: The commission voted unanimously to recommend to the Board of Supervisors the approval of the zoning
ordinance text amendments for ADUs, aligning with Senate File 592.

c. Review of a Conditional Use Permit Application: Kevin Heiss (Applicant) / Rent Properties, LLC (Owner) for an Off-
Premise LED Billboard (Action Item)

Dan Priestley clarified that this was a review session, not a public hearing, which would take place at the Board of Adjustment
meeting on July 7th at 5:00 p.m. The Zoning Commission's duty was to review the criteria, evaluate the application, and hear
from the applicant and potentially the public.

Kevin Heiss, representing Rent Properties LLC, submitted a conditional use permit application to construct and operate a 14-
foot by 48-foot LED billboard for off-premise advertising. The property is located in the north two-thirds of the north half of the
northwest quarter, Section 6, Floyd Township, situated along the south side of Highway 20 and east of Charles Avenue,

within the General Commercial zoning district. Off-premise advertising signs are classified as a conditional use in this district.

Priestley noted that the property includes a floodplain, and the applicants are aware of the need for a floodplain development
permit and building permit. He confirmed that initial data suggests the sign would not be in the floodway, which was a
concern for the lowa DNR. He reiterated that the county does not regulate content but evaluates the billboard itself, which is
a two-sided, V-shaped LED billboard. The application addresses criteria such as appropriate zoning, compatibility with
development plans, and potential adverse effects.

The Chair invited the applicant to speak.

o Kevin Heiss (Applicant): Stated the intent is for advertising, including for his own nearby businesses. They are
working with SRA Group for construction and have ensured the operation will be well-maintained. He believes the
location is suitable for a highly trafficked commercial area along Highway 20. Heiss confirmed they had consulted
with Dan Priestley multiple times to ensure compliance with the process.

Commissioners' questions for the applicant:

o Distance to Residents: Kevin Heiss stated there are no residents within 1,000 feet, and nearby properties are
commercial. Dan Priestley confirmed the presence of mixed districts in the area, with some residential properties
further up the hill (Boatman’s and Amick’s on 162nd Street) that could be about 1,000 feet away. The ordinance
specifically regulates distance from AE (Agricultural Estates) districts, where housing is expected, but not AP
(Agricultural Preservation).

o Lighting and Brightness: Heiss stated it's a 21-millimeter LED product, which is extremely bright during the day to
overcome the sun but dims at night like a "television night mode." He confirmed the back side of the V-shaped sign
would be black and not emit light towards residential areas. He emphasized they chose Daktronics, a reputable
company, to ensure proper design and operation.

o DOT Requirements: Heiss confirmed compliance with DOT requirements, which require 300 feet between signs,
whereas Woodbury County's current ordinance requires 1,000 feet. This 1,000-foot county requirement makes
placement challenging. Heiss and Priestley described a "chasing the result" scenario with DOT, where each wanted
the other's approval first, but dialogue has been good.

e Setbacks: Heiss confirmed the sign is set back significantly from Highway 20 and Charles Avenue, likely in the
middle of his field, approximately 150 feet from the Charles Avenue right-of-way line.

e Letter of Support: Dan Priestley presented a letter from Jerry and Vernell Steffan, neighbors at 1528 Jewel, stating
they had "no issues with this request." He identified their property as directly abutting the applicant's property.

Motion: To receive the letter from Jerry and Vernell Stefan into the record.
Moved by: Tom Bride

Seconded by: Corey Meister

Vote: All in favor said "Aye."

Action: The letter was received into the record.

o 0 0 0 O

Public Comment (via phone): Dana Neal (162nd Street):

e Expressed concern that his home is within 1,000 feet of the proposed sign, despite measurements. His home is also
45 feet higher than the road. He worried the sign, which will be 25-30 feet off the ground, would shine directly into his
windows.

e He stated he and his family built their home on their family farm for a country living experience, avoiding city
nuisances like streetlights. He noted that he can see an existing billboard a mile away from his deck at night.

o He feared the double-sided 14x48 billboard would significantly impact his home's value and privacy, similar to how
LED lights light up a building on a hill nearby.



He asked if another location farther from homes could be considered.

Response to Dana Neal's comments:

Kevin Heiss acknowledged the difficulty of finding locations due to the 1,000-foot separation requirement from other
billboards, stating "we're in the middle of the rock." He emphasized the V-shape design focuses light on the road,
with the back side being black to prevent light spill.

Commissioner Corey Meister asked if the entire 67-acre parcel belonged to Heiss, which he confirmed, except for
where Hobart's is located.

Chair Chris Zellmer Zant noted a previous billboard existed near Steffan's property. Heiss confirmed it still exists and
is in use, but their new sign cannot be placed there due to the 1,000-foot separation rule from other signs across the
road.

Kevin Heiss reiterated that the sign's design is specifically angled to face east and westbound traffic on Highway 20,
minimizing light towards other directions. He confirmed there would be no additional security lighting.

Dana Neal clarified his property location relative to the sign. He expressed concern about the entire "area lit up" at
night. He requested to see the proposed sign in person and for the opinions of the Boatman’s and Amick’s (other
residents on 162nd Street) to be considered.

Kevin Heiss agreed to have a conversation with Dana Neal to explore design adjustments to help mitigate concerns.
He expressed a desire to work with the community.

Heiss explained that if a variance were granted to reduce the 1,000-foot separation from other signs, they could
move the billboard closer to Highway 20. This would also benefit residents by lowering the sign and changing its
angle relative to their homes.

Discussion on a potential variance:

Commissioner Tom Bride asked if a variance could be requested to relocate the sign to a better position to minimize
impact on residents.

Dan Priestley explained that while a variance is a possibility, recent changes to lowa Code emphasize "practical
difficulty" over "economic hardship." He cautioned against speculation on the Board of Adjustment's decision and
stated staff generally avoid recommending variances due to their uncertain outcome.

Kevin Heiss stated their primary goal was approval of the current location and that they would consider a variance
later if needed but wanted conceptual approval first due to cost.

Dan Priestley clarified that the Zoning Commission makes a recommendation, and the application will proceed to the
Board of Adjustment regardless. He suggested a potential contingency for approval contingent on a variance, but
again, stressed caution.

Priestley also asked if the LED signs could be timed to dim or shut off at certain hours (e.g., midnight to 5 AM) to
mitigate light pollution. Heiss replied that most digital signs are on 24/7 due to advertising sales, and dimming is
already built in for nighttime, but completely shutting off or further dimming would make them ineffective.
Commissioner Bride suggested that the applicant try to address the neighbors' concerns between now and the Board
of Adjustment meeting on July 7th, perhaps by showing them existing similar signs or providing a visualization of the
light impact. Heiss agreed to reach out to Dana Neal and share information.

Dan Priestley confirmed that letters were sent to properties within the 500-foot threshold (as per the certified abstract
listing).

Heiss mentioned similar V-shaped LED signs at Hamilton and Casey's, by the Arena, and on I-29 near Outback, and
at Third and Wesley Parkway as examples of what the proposed sign would look like. He also confirmed height
restrictions are in place (not 35 feet, more like 18 feet off the ground).

Final comments from commissioners before motion:

Commissioner Jeff Hanson stated he had no issue with the proposed location and thought other lit billboards in the
area were more impactful. He would prefer the sign to be moved further north (closer to Highway 20) to protect future
commercial development potential, as its current south placement pushes potential development further into
residential areas. He agreed that moving it north would benefit adjacent landowners.

Kevin Heiss reiterated their desire to work with the community and do things "right."

Motion: To make a recommendation to the Board of Adjustment to consider the conditional use permit application for
an off-premise billboard (14 ft x 48 ft), partially identified on the agenda, with a recommendation for approval.

Moved by: Jeff Hanson

Seconded by: Corey Meister

Discussion on the motion:

Dan Priestley clarified that the recommendation was for approval.



e Commissioner Tom Bride suggested that the letter reflecting the commission's recommendation for approval should
also include a discussion point for the Board of Adjustment to consider the possibility of a variance to address
neighbor concerns, and the discussion regarding the benefits of moving the sign closer to Highway 20. Dan Priestley
confirmed the letter would reflect the recommendation, touch on themes/concerns, and direct the Board of
Adjustment to the minutes.

o Vote: All in favor said "Aye." (Unanimous)

e Action: The commission voted unanimously to recommend approval of the conditional use permit application for the
billboard to the Board of Adjustment, with concerns noted for their consideration regarding potential variances and
optimal placement. This item will be continued at the Board of Adjustment meeting on July 7th at 5:00 p.m.

Public Comment on Matters Not on the Agenda

The Chair inquired if there were any public comments on matters not on the agenda. Seeing and hearing none, the meeting
proceeded.

Staff Update
Dan Priestley provided the following updates:

e Morningside University Conditional Use Permit Ballpark Proposal: The Board of Adjustment tabled this proposal
at their last meeting for further consideration on July 7th. Public comments from the Zoning Commission and three
property owners were reiterated at the Board of Adjustment, focusing on traffic, sound, and lighting issues. Jason
Reynoldson, representing Morningside University, met with Priestley and the County Engineer to discuss traffic flow,
including potential turning lanes and infrastructure improvements if traffic increases. They are awaiting information

from Laura Sievers. Morningside University is expected to return on July 7th with further clarity on addressing these
concerns.

e Board of Supervisors Updates:

o Borrow Pit: The Board of Supervisors will hold their second public hearing on the borrow pit on June 24t
and the third and final one on July 1st.

o New Cooperative Rezone: They will have their third and final reading on this rezone on June 24th

Commissioners’ Comments or Inquiries

The Chair asked if there were any comments or inquiries from the commissioners. Hearing none, the meeting moved to
adjournment.

Motion: To adjourn the meeting.

Moved by: Corey Meister

Seconded by: Jeff Hanson

Vote: All in favor said "Aye."

Action: The meeting was adjourned at 6:44 PM.

APPENDIX — RECEIVED INTO THE RECORD
Please see the content received into the record on the subsequent pages.



NUCLEAR ENERGY PUBLIC COMMENTS
2024 to 2025

The comments on the proposed nuclear energy zoning ordinance amendments in unincorporated
Woodbury County reflect a range of perspectives, concerns, and recommendations, summarized
by key themes:

1.

2.

3

4,

1

©

Support for Nuclear Energy (7 comments):

o Bob Scott (July 29, 2024; Dec 4, 2024; Jan 3, 2025) strongly supports a small
nuclear plant, citing economic benefits, job creation, raie stability, and minimal
risks compared to rewards. He also supports wind and solar but questions zoning
laws for solar farms on annexed land.

o Kyle Gates (Jan 16, 2025) endorses nuclear cnergy, emphasizing safety of modern
reactors, economic growth, grid resilience, and innovative uses like waste heat for
industry.

o Ken Bauer (Feb 6, 2025) supports nuclear for its reliability and efficiency,
drawing on his Port Neal experience, and criticizes wind/solar as less viable
without subsidies.

o Craig Levine (Mar 14, 2025) and Rick Plathe (Apr 1, 2025), representing
Northwest Iowa Building Trades, advocate rezoning industrial land for nuclear,
highlighting job creation, low-carbon benefits, and sustainable cnergy.

Opposition to Nuclear Energy (2 comments):
o Jerry Holder (Aug 6, 2024) opposes nuclear facilities due 1o risks from waste and
malfunctions.
o Janet Krucger (Mar 24, 2025) strongly opposes nuclear activities, including waste
disposal, and urges zoning ordinances to prohibit them without public approval.

Concerns and Considerations (5 comments):

o Wendi Hess (Aug 7, 2024) raises concerns about the 911 Dispatch Center’s
readiness, noting needs for staff training, emergency exercises, and budget
increases.

o Mark Nahra (July 26, 2025) suggests heavy industrial zoning for nuclear
facilities, highlights infrastructure and environmental impacts (trafTic, water,
waste), and stresses alignment with NRC regulations.

o Christopher Madsen (Mar 6, 2025} notes the addition of nuclear wastc storage to
the proposal, requesting research on storage processes and IDNR involvement.

o Craig Anderson (May 2, 2025) expresses skepticism about nuclear energy,
prioritizing agricultural land preservation and questioning its viability without
subsidies.

o Casey Meinen (July 26, 2024) simply forwarded the proposal to managcment,
offering no opinion.

Regulatory and Technical Clarifications (2 comments):
o Patty Ricsberg (Mar 20, 2025) clarifies that the NR

reoulates nuclear nower and
egulates nuclear power and

waste, with Towa HHS coordinating on other materials; Jowa IDNR has no role.

industrial use, away from residential zones, to minimize public exposure
to potential risks.

» Impact Assessment: He notes potential impacts on infrastructure, such as
increased traffic during construction and operation, which could strain
county roads. Environmental impacts, including water usage and waste
storage, need thorough evaluation.

» Regulatory Framework: Nahra emphasizes that nuclear facilities are
primarily regulated by the Nuclear Regulatory Commission (NRC), and
Tocal regulations should align with federal standards to avoid conflicts. He
suggests the county focus on zoning and Jand use controls.

. December 4, 2024 — Bob Scott

e Summary: Bob Scott reiterates his support for a small nuclear plant near the Neal
power plants, citing investment benefits and long-term rate stability. I e believes
the risks of low-level nuclear plants are outweighed by these benefits.
Additionally, he asks whether county zoning laws regarding solar farms would
apply to annexed city land, indicating a broader interest in land use regulations.

. January 3, 2025 — Bob Scott

o Summary: Bob Scott again expresses support for a small nuclear plant in
Woodbury Couaty.

. January 6, 2025 — Diane Swoboda Pcterson

o Summary: Dianc Swoboda Peterson, Woodbury County Real Estate/Recorder
Deputy, provides no comments on the nuclear energy proposal.

. January 16, 2025 — Kyle Gates

o Summary: Kyle Gates strongly supports nuclcar cuergy in Woodbury County,
stating he would feel safc with a modern reactor nearby. e suggests
considerations including setbacks for security, land restoration after
decommissioning, co-location with industries to utilize waste heat (e.g., fertilizer
production), grid resilience through distributed power sources, and economic
development potential due to lower-cost clectricity.

10. February 6, 2025 — Ken Bauer

¢ Summary: Ken Bauer, Mayor of Correctionville, sepports nuclear energy,
arguing it would be beneficial for the county. Drawing on his 26 years of
experience at Port Neal, he considers nuclear plants second only to coal-fired
plants in reliability. He criticizes wind and solar energy as less economical and
reliant on tax incentives, praising nuclear for its efficiency and minimal landscape
impact.

11. March 6, 2025 — Christopher Madsen

o Summary: Christopher Madsen, Senior Planner for Sioux City, notes that the
proposal now includes nuclear waste storage, which was not previously
mentioned. Hic requests research on the process for establishing a storage facility

o Bryan Bergeon (May 5, 2025) details the NRC’s independent regulatory role,
licensing process, and oversight of nuclear materials and waste, noting Iowa’s

Agreement State status.
5. No Opinion (1 comment):
o Diane Swoboda Peterson (Jan 6, 2025) provides no comments on the proposal.
Key Issues:

Economic and Environmental Impacts: Supporters emphasize jobs, growth, and clean
energy; opponents and skeptics highlight risks (waste, malfunctions) and farmland loss.
Zoning and Land Use: Suggestions include heavy industrial zoning, setbacks, and
public input for zoning changes.

Regulation: NRC’s primary role is emphasized, with local zoning and federal alignment
recommended.

Infrastructure and Preparedness: Concerns include traftic, water usc, and emergency
response readiness (e.g.. 911 Dispatch).

Summaries of Comments by Date and Name

1.

S}

w

July 26, 2024 - Casey Meinen
o Summary: Casey forwarded the content to management officials.

. July 29, 2024 — Bob Scott

o Summary: Bob Scott supports the construction of a nuclear plant south of town,
citing its potential to boost the local economy due to construction activity. He also
supports wind energy and solar farms. Scott notes that nuclear plants are highly
regulated, suggesting minimal local regulatory burden.

. August 6, 2024 — Jerry Holder

o Summary: Jerry Holder opposes any nuclear facilities in Woodbury County,
citing the catastrophic risks associated with nuclear waste and malfunctions.

. August 7, 2024 ~ Wendi Hess

o Summary: Wendi Hess, Communications Center Director, expresses concerns
about the impact of a nuclear facility on the 911 Dispatch Center. She highlights
the need for additional staff training and participation in emergency exercises,
which would require increased budgetary allocations for overtime and training
funds. She is unsure if specific certifications would be required for staff.

. July 26, 2025 — Mark Nahra

o Summary: Matk Nabra, Woodbury County Engiveer, provides preliminary
thoughts on nuclear energy, reserving the right to add further comments later. His
responscs to Daniel Prisstley’s July 26, 2024 email are as follows:

= Appropriate Locations / Zoning District Designation(s): Nahra

suggests that nuclear facilities should be located in areas zoned for heavy

and the involvement of other entitics, such as the lowa Department of Natural
Resources (IDNR), to inform further review.

12. March 20, 2025 — Patty Riesberg

o Summary: Patty Riesberg, Bureau Chief for the Bureau of Radiological Health
with lowa HHS, clarifies the regulatory framework for nuclear energy and waste
storage. She states that the Nuclear Regulatory Commission (NRC) regulates all
commercial nuclear power and spent nuclear fuel in the U.S. through licensing,
inspections, and enforcement. Jowa HHS coordinates with the NRC on other
radicactive materials, but the lowa DNR has no regulatory role in nuciear power
plants or waste storage. She advises close coordination with the NRC for
compliance.

13. March 24, 2025 — Janet Krueger

o Summary: Janet Krucger, along with Randy Krueger, strongly opposes nuclear-
related activities, including waste disposal, in Woodbury County. They advocate
for zoning ordinances to expressly prohibit such activities, requiring public input
for any future proposals. They emphasize preventing nuclear activities unless
explicitly approved through zoning changes.

14. March 14, 2025 (Submitted April 1, 2025) — Craig Levine

o Summary: Craig Levine, President of Northwest lowa Building Trades, in a letter
co-signed by multiple union representatives, supports rezoning industrial land to
allow nuclcar energy production, including small modular reactors. He highlights
nuclear energy’s reliability, low-carbon benefits, and potential to drive economic
growth, create jobs, and support sustainable energy. The letter emphasizes
aligning with forward-thinking policies and advocates for safe, responsible
integration of nuclear facilities.

15. April 1, 2025 — Rick Plathe

o Summary: Rick Plathe, Business Manager of IBEW Local 231, submits a letter
of support from Northwest Iowa Building Trades (authored by Craig Levine)
endorsing the rezoning of industrial land for nuclear energy. He offers to address
any questions or concerns, reinforeing the unions’ collective support for the
initiative.

16. May 2, 2025 — Craig Anderson

o Summary:

i

land preservation.

» Impact Assessment: Expresses concern about losing prime farmland,
advocating for lowa’s land use to favor agriculture.

» Regulatory Framework: Should focus on agriculture. Does not address
specific regulations, focusing on land use policy.



= Additional Comments: Skeptical of nuclear energy’s desirability,
suggesting public opposition and questioning its viability without tax
incentives. Advocates for agricultural land use balance.

17. May 5, 2025 — Bryan Bergeon

o Summary: Bryan Bergeon, Acting Region IIT Government Liaison Officer for the
NRC, provides a detailed explanation of the NRC’s role as a regulator of civilian
nuclear materials, emphasizing its independence and focus on public health,
safety, and security. He outlines the NRC’s regulatory mission covering reactors,
materials, and waste, and the complex, multiyear licensing process governed by
federal laws and 10 CFR regulations. Bergeon clarifies that the NRC does not
advocate for nuclear energy (unlike the Department of Energy) and regulates
waste storage, including low-level and high-level waste. He notes lowa’s status as
an Agreement State for certain nuclear matcrials and advises prospective
applicants to engage with the NRC’s licensing process.

From: Bab Scott |
Sent: Mondzy, July 29, 2024 9:44 AM B
T Daniel Priest

Subject: RE: Comments Requested Nuclear Energy in Woodbury County, lawa

_ Vam all four a nuke plantin the ares south of town. | am also for vilnd anergy and solar farms. The construction of a nuclear 2
** plant would ba a hoon to our lozal economy. Muckear plants are so highly regulated that we should not have to da much lacaly. -

From: ) Wk Hahira 3

sent: Fiday, Ay 26, 2024 411 P

To: Darvel Pritiey

Subject: RE: Commen's Requested Nuclear Enrgy in Woodbuy Covety, low 3 i
1: Follow Up Flags Faliow up

tos: Flagger

i pen,
£ thougnts I red.

Mark 1. Nate, P.E.
‘Woodeury County Enginas
i 759 E Frontage Rosd

5
£} Emait: mnara@oodbUTyCoURION S0V
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Hess
Wednesday, August 7, 2024 9:22 AM
To: Darve! Priestlay

Subject: omments Requested Nuclear Energy in Woodbury County, lowa
. Follow Up Flag: Eollow up
 Flag Status: Flagged

Dan: In regards to the 911 Dispatch Center- having this type of facility in our response area would potentially create a need for -
" additional training for our staff members along with participating in regulor exercises and training related to potential
 emergencies at the facility. For us that would become 2 hudgetary item needing to add training funds to our annual budget for
' ovartinne, etc refated to the additional training activity that would be necessary. | am not sure if there are any specific
 certifications that would be required by our staff.

| Thanks,
i Wendl

wend! Hess
5

enter Manager
Waodbury County Communications
PO Box 447
Sigux City, 1A 51102
i Office: 712-279-6268
| whiess @ ity.org
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St Friday, Juy 26, 2024 10:16 AV
To: Darde! Piestlay <ipriestlsy@wondrycountylowa gov>

" importance: High

Dear Woodaury County Stakenciger(s):

o
i tand use o the 3
~ Qudinance. :
Currentiy, we are i 3 vou
il :
£ regarding the following aspsots:
. toar o

facily
cantrobteir ovin powar gsnem’aﬂ should ba eblatoexpand into tho ral area from their
in Tipton, i, v lived

in i ic ganerat I dory
: 3
i Pregmation, sic. Garerst
industrlal plus ortions o disticts hordariag chins ee noted abeve.
onsite
Lam 1ot sute
‘AgRlonal
‘ tand
Impact Assassmont:
. it a,
community? L 0
L o slowing noslear to dovetop
‘g eeking to devolop rucleer poer ganatision.
| Sogutatory Framewark:
Tor auclear

Meinen, Casey (MidAmerican) <Casey.Mainen@m
Frictay, July 26, 2024 1033 AM

Daniel Priest)

RE: [NTERNET] Conments Reguested Nudear Energy in Woodbury County, lowa

AUTION: This emal i
| any attachments, ks, of requssts for Informatin o f i serriam

jand passward, please call WEICG and DO.NOT ENTER angdata, . .. 2 b
Daniet, 5y

' Have a great weekend.

Casey Mainen
'Lead, Elestric Dhmbution Engineeting

Phone (7

wmmw%y - gl
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i Follow Up Fag:
Flag Status:

From: 80 Scott

Sent: ‘Wednesday, Decomber 4, 2024 4104 PM

To: Darie! Priestiey

Subject RE: Comments Requested Nuclear Energy in Woadbury County, lowa
Follow Up Fag: Faliow up

Flag Status: Flagged

1 spesking for myselt but |am in favor of a smail nuke plant I the area areund Neal power plants. §thitk the investment
and the [ong term aifect on rates is warth the sisk for these low levei typa plants, And f have a question if we annex fand into
the aity, your zoning laws regarding solar farms cannot apply to land in the city can they?

Bob Scott
Friday, January 3, 2025 10:47 Ab

Darid Priestley

RE: Comments Requested Nudlear Energy in Woadoury County, lowa

ollaw up
Riagged

" Mot thast the county il care what my apinion is but | woeld be suppartive of a smail neke plant,

;. Frome Diane Svoboda Peterson
4 Sent: Wonday, Jenusry 6, 2025 812 AM
Tos Dianiat Priestley
Subgect: RE Comntents Requestad Nudear Energy in Woodbury County, towa
Follow Up Flag: Folawup
Flag Stalus: Fagged

~ Nocommenis

i Diane Swoboda Peterson

Waodbury Coursy Real Estave/Recorder Dapoty

© 500 Douglus SiraotRaom 105

Siowx Civy, lowa 5110%

(F12)2758528
© From: Kyle Gates
& Sent: Thisrselay, January 16, 2025 3:33 Pivl

Tor
- Subject:

}ully suppart Nucleaz Enargy in Woodbury County
I

Daniel priestiey
RE: Comments Requested Mudear Energy in \Woodbuiy County, lowa

tor next door.

fems that come to mind:
+  Sstbacksfor permeter sacurity
L] L state siter
. i sor use of fon for example)
2 i baseload powar .

»  Halower cost per kwh is attsinable, there iy a potential for economic development

Daniel Priestley
Fram: Risherg, Patty [HHS] <pattyriesherg@hhsiows.gov>
Sant: Thursday, March 20, 2025 126 PM
To: Daniel Priest
Subject: Regulstion of Nuclesr Energy and Storage
Follow Up Hag: Follow up
Flag Status: Fisgged
CAUTIOM: s amal
cnmingany allachmss artequasts forin e viha ey clait. [f you s
iFsérti it 66 and : B
Daniet,
d lamthe B hief for the Bureau of ealth with lowa HHS. |received your

i2 ot my’ Swart Jordan. I've included aresponse betowto
el in [ yfurther guestions, pteasefeel free to reach out

¥
1o me. Thank you.

Outestion: Orre -1 i ‘fs howr State of fowa, including

thes lowe DR reguinte both nuctear power plants, smd the storege of nuctear waste?

AlLcommerciat nuclear powes in the States, whichi fuel, by
the Nuclear Regulatory Commission (NRC) through a combination of regulatosy requirements,
ticensing, inspections and enforeement activities.

d nuclearwaste e ol
lows HHS works elosely with NRC to

e for nuclear energy’
the NRC
regulate all other radioactive matedials In the state of jowa.

fows DN does not play a regulatory role for nuclear power plants ot the storage of waste.

i
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From: ken baxrer <kjbauers7 @hotmailcam> e 1
Sent: Thursday, February , 2025 1241 PM :
To: Daniel Priestiey

| Subject: Nudlzar enargy in Yoodbury county.

Follow Up Aag: Follow up
Flag Status: flagged
| cauTion: QuTSiDe of y ion
cortsins am or raguests far person may NOT| y claim If you are asked for

your wsername and password, plesse call WEIC and DO NOT ENTER any data.

| befiave nudear energy ¥ il ta our county. | neal for 26 years. 1 befieve coal fired plants
d elear plants. The wind mills and solar only rich off tex payers bark. The wind
blow andthe sun i i ight]. | believe fcal than either
ith ot wind milis

and -ape wauldn't be v ganels, Ken

8suer, mayor of Correctiomdle,
» " s

Fram: chiistopher Macsen

1 Sent: Thursday, March 6, 2025 309 PM
7o Daniel Priestley
Subject: RE: Nuclear Energy Public Hearing Notice ~ March 24, 2025: Nuclear Energy and Waste
rage < four
| follow Up Flag: Follow up
! Flag Status: Flagged
i
Good aftermoon Dar,
P i 7 was natin the | Lrotice, Have you
: doneany a and othar entitis wnuld IDNRY?

: Ifso wold you send thet over for us to biokat?

Thanks!

| Chiis 8. Madsea, AICE, CEM
£ Serior Plannsr
¥ Cityof Siur Gty
i Phone: 712.279.6341
. Email: cmadsen @siuuc-olty.org
405 5th Stret, Bax 447
! Siowx City 1A 51102
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i Daniel Priestlay 24

i From: Janel Kueger <kiuegeris@ldoud.coms
Sent: Wonday, March 24, 2025 12:47 PM
To: Darial Privstiey
Subject: Comments for public hearing oin nuctear zoning
CAUTION: This email ofiginated from OUTSIDE of ization. fy the sender and

ise caution if n oge
cantains any attachments, links, or requests for information as this person may NOT be wha they claim. It you are esked for , i
‘your username and password, please call WCICC and DO NOT ENTER any data. adni Y

Re: Public heating on zoning for nuclearselated items - comments

. Priostley,

We believe ALL levels of zoning in Woodbury County should EXPRESSLY PROMIBIT any nuclear-related activities (including
nuclear waste disposall. That way, IFany entity wanits to petform uclear-related activities in the eaunty, they would need to
prapose zoning changes that allow the pubiic to weigh In on & particular usage, We do NOT want nuclear-rolated activities to
“sfip In” bafore they are expressly protibited in our zoning ordinances.

i sincerely,

E Janet Krueger

Randy Knsmger

4862 Bradord Lane

Sioux City, 1A 51106

Sent from my iPhone

0

11




Daniet Priestiey

From: Rick Plathe <rplatie@ibew231.con>
Sent: Tuesdsy, Apiil, 2025 1027 AM
Tas osniet Prisstiey TR i
Subject: Support Letter Northwest lows Bulding Tradies .
Attachmants: NYIA Bulding Trades Zoning Letterdocx : : Gralg Lovine  President
; 712202-3100  clevine@ibew231.com
Follow Up Flag: Follow up :
Flag Stmex: Ragged Spenser Yockey Vice Prosident

712-204.4365  spencer@local234.org

o i Giganiaton . T - Jose Montes  Recording Secretary
o t 8 WCIGC and DO NOTEN t XEs U 1 7 it
: : Craig Levine - President
Dan o y ot Suilding Trades “ e b PO Box 1051
Plensas&elhegtmd@d(ﬁue(lrlesuppuaicrnll?ll :ﬂu{u\nm m:{zitsmeachouwu;eﬁ:ot: . Siowx City, IA, 51101
el Messiottir it e ; i clevine@ibes’31com
[ o i 7 ] 2)202-310¢ 5
Tharnks i g (712)202-3100 :
Rick Plathe i March 14,2025
Business Marager iy 2T : Dan Priestley
BEW Local 231 i g L i Zoning Coordinator
5001 Harbor Drive i Office of Community & Economic Development
.. Sloux City, 1a 81111 i 6220 Douglas St. Floor 6
¥ (712)256-8138 i k) g . Sioux City, 1A 51101 :

Dear Sioux City Zoning Commission,

T hope this letter finds you well. I am writing to show aur suppart for an important initiative in

our community——the rezoning of industrial space to allow for nuclear energy production. As

energy demands continue to rise and the need for a cleaner, more sustainable source of power

becomes increasingly urgent, it is cssential that we exploro all viable options for securing our
| energy future. Nuclear energy, with its proven tack record of providing reliable, low-carbon i
| ; clectricity, is a critical component of this rasition.

Currently, many mdustrial areas are underutilized, and repurposing these spaces for nuclear 4
| energy production, including small modular reactors, presents an opportunity to drive economic ¥
| g arowth, create jabs, and contribute to a greener energy portfolio in Woodbury County. By
' rezoning these areas, we can ensure that muclear energy cas be integrated into our community in
| a safe, environmentally responsible manner.

i The benefits of nuclear energy extend far beyond just providing a reliable energy source. It can
: help us reduce our carbon footprint and mitigate the impacts of climate change, all while

strengthening local economies through job creation, techuological innovation, and new
i infrastrcture devel by ing this initiative, we would be aligning
| | ourselves with forward-thinking policies that prioritize sustainable energy solutions for future ;

; generations.
] : ‘We believe that our organization’s influence and commitment to [community/environmental
| issues/sustainable grow(h/innovation] would be a powerful voice in advocating for this rezoning
|
|
|
:
91 i 92
Banial Priestley
: 3 Froms Creig AHDERSON < ralgrun@unsrscam =
sent: Friday, May 2, 2025 214 P
Tor Oariel Prestizy
Sutjet: g Facil el a
initiative. With your support, we can help ensure that the benefits of ruciear energy are realized i P— i
5 while addressing our community’s needs for economic development, energy security, and Tag Status: Ragged
4 environmental responsibility.
i . : u
E 1 kindly ask for you to record our endorsement of this effort and would be happy to discuss the i
] details further at your convenience. Together, we can take meaningtul steps toward a cleaner,
more sustainable energy future for our community. : i
Thank you for your time and consideration. I ook forward to the possibility of working tegether N
to make this initiative a reality. Sent: Frittay, Wdany 2, 2025 12:08 P
“To: Danal Frisatley dpiiesiisy@woodourycounTYiowa.gov>
; : Factlt
! Sincerely, b .
; Craig Levine - President, Northwest Towa Building Trades i Dasr Woodbury County Stakeholders,
; The Woadbury Gor issi v &
H ste storeg i ¥ "
5 ; hearing willbe on Wednesday, May 28 at 5:00 BM in the basament of the Weodbury Gounty Saurthausc,
: Rick Plathe - Business Manager, IBEW Local 231 : 620 Dougles Street, Sious City, iowa.
3 o
Too help e ¥ 2 . we indly request you
dback by d Friday, May 25, 2025 before 16:00 AM DT,
i . . 1. Whet specitic cancerns, i any, do you i nu
: Jose Montes - Business Representative, Iron Workers Local 21 asto p i 5 ‘believe tiese
i 198 progese? -
o rcloar teisvery

it s whein i riitls i
musch " notin iy beckyard" issue, § o ot sur that the Bob, as a board of apprinted ititens, have
; i ] the apertise of s i b that gk th i

Jobn Hanson - Business Manager, Heat and Frost Insulators Local 39 : ] i ebaty EosT
2 positire or negoli i drntial,
| d micless the 51 Zoning.
R N H ! 4 Wistrict? The positive Imoacts e KT ; oot
Dean Bradham — Organizer, Plumber and Steamfitters UA Local 33 1 \wanks 16 b the neighbor. Safetyiseney are bigh on the fist of negatives. Gven i the Gl distict: | think
b ot of ¢ Uural, rosidantnl, i rather The
3 thowht it oy i gelive affact on i

; expanaion.
Spencer Yockey — Business Representative, Operating Exgineers Local 234 3. Howde you i 5 ing ounty's
rcuttural

i i i it o wouid

Terry Victor - Business Representative, SMART local 3

Bob Briley - Business Manager, Bricklayers Local 3

Tom Dye -~ Vice President, Boilermakers Local 83
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f raviedaln thir batance? ls\unkmnmlmmm should tp in favar of agpieutural. Prime femtend
! should be preservad, Many i i

w7
nemntives. Luoking stthe reastions of the et « gy and th n pipsine, |
i g county.
4 ‘soncarns, suggestis
facililes or nuclear waste sturoge? 5 ‘ 3 :
Y, M-y% o b - i
U be nlmrmﬁwlh Zoning x o 4 |

Thamk you foryour timesnd engagementin sha:u ngmceu\ure of Woatbury C\wmy.
DRAFT DEFINITION 1 Ho : i
“Muclosr anergy acliny" meane oy taclly designed o vsed for the generation of electriolty o 1

powsr gt
et % ;
rocsssingorempaery $ ; ,elincomploncowith -
[Nm)arl(adulyumhur(mdunresem-m\ms . N @
structur,

sofe centaiiment, isolekion, or disposal of Lyproduct matesial, special nuckear material, or other
permaneat

TOCER fut S0und

rolated pary, and s sublect wersight bythe Nucbar ﬁugumw y Cammission {NRC)to protect

i Zoning Mayp of Weodbury Cuunty. wa [ : “ i

Vioory Connty Zoring Wep

P

Singerely, i

Daniet J.Prisstiey, MPA .
Wipastbury County Zoning Coordinator b
620 Douglas Sirest #2093 1

Slows City, A51101

Phone: 7122756608
Fe 742-276-8550
Wabisite: WoodhuryCourtylowa gov

Vins-fue avaw.com
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: Tha Department of Energy*s Offtee of Nuclear Energy rmission is to promote thedomestic use of nuclear eneigy and

supponts advanced reactor developers, The DOE has for in Nuclear
{GHING, ddnd ok This hielps
d 1k rrent LS. kfor eactors. The seri it
nuclpnar industry effons o identify and address wrcar i righes i
i finanelal, sehedule). Essentially, the DOE & who will adwocate k: EFOCTS,
C inclugling oven prtentisl unding thereof.
Th storage. Ll nelud het hava b
rariinastive matsrialor have becon hroogh expostire i Ts typically starad on.site
unth itean bo disposed of or untitamounts ane larg i o ship to b ing panters, High-dovet

wastas arg ! »Q\Ly oceur inside nuslesr reaciors;
Bpant reaetor fue! s spent fuelis ! curently
notpracticed in tm Linfted ﬁ‘mres. afthough it has been allowed in the p«m, The Nm" repulates bigh lowel wastos in
spent fuel pools and dry casik storags, at spent foet g1 {ISF8Y and i intarim
storage fasiltios (CISF). Note, these CISF's ot differert than permsanant storagefaciities wuuh a8 Yueco Mountain,
weitich 5 unchar DOE jurisdistion. The DOE, Office of Spent Fuel and High-Loval Waste Dlspasition and it th e aub.
program cifions: the Office of Digpusal RED, the Office of Storage & Transportativn, and the Office of Conssnt-Based

Pt e as

Biting. ing an i Wosta rl for stuesige, i i 0 i
nucteny fuglard Righe mwl Mllm nmw' waste. Lears sonnz, Toe DOE Wam Iselation Pt Plant [WIPF) isthe nation's
anlyderp g;.nmgm na Loated ot Carlsbad, New Moxico, WIPP
dofe i [ TR @ 2,150 foat i ,ﬂn b1
: (Sea ore on tis: e B A BN IR LA g et digh:

o el avnptes disprsition). !
With i nud&m wante, &4 discussed abovel, the NRC esseatislly s ing

s i wia s e the Program bigs: UL
ik s. kv, i Interest i assune NRG
reglaton ity Ting MR relinui 0 T of i and reglinke

mykerials murce materials {uranior ehoriura); speeigt naclear

raaterals. Dues, forexample, s on agrerment state with respect 1a puciesr matariis,

Bryan Bergenn

Agting Region i Government Lisison Difficar
1.8, Nuclear Regulatery Commission i
fepan.bergennBnre.soy {
6R0-829-3719 )

200-704-3832 fa)

Frams Duniel Prizs ”u ¥
Sent: Monday, April 213 2005 1(!.53 At |

To: Bryan Bergeon < Brean Bergecn @nee. gav> .
Sublect; [Exsernal_Senser Nuckesr Enargy Waoodbury County Foning

Mr. Bergenn,

e cliclnar ety and counb b
ding auckear engrgy and ooty

Siareh 28

— P

is missaags is & follow up fom our March 28 cu

Woodbury Gownty, lewa I cunently exsmining nuclesy enetgy as o patential lend use.

wrsation g

s rioted inour conversation, we are m terested in the wirio F the RO procoss, including nuclsar

typas, it and potentisl i ios. At this time, | wanted te chech and see i yvou heve additionat
i it include In our up meetings not Bmited o nuclear definidions and types of
rughear. it il the berween federal, stase, ahd locat gowermment

o7

Daniel Priestley
From: B B Bryan, ¥
Sents Monday, May 5, 2025 T0:39 AM
To: Dariel Priestiey
Sublect: RE Nuchear Eneigy Woodbury Courty Zoring
i messagy
‘ot any links; o 3 ‘b ey claim. If you ara asked For your
ENTER any data, 5
Hi Danint,

The MRC is 2 Regulator of civilian use of ruclear materials and does wot adworste for theuse thereof. There is o
dafinitive tine between what the NRC does and what other agenciss do, ke Bopanment of Enorgy. The

NRCs el B g STares with i Thils racns the NRC s not o sonulting orgeniz ation «
i i il st ofted o sl i it metivods or desiy maet the NRCs regulations.
The: HAC-app bywmv.b @ an Fngdt the reg i in rogul atory geides, ner i

shuff guidancs, and {in Limited casos) NUREGS. Applicents may ask whethara design conpanant or deaipn-spocific

b reeets the regulations in various ways, sueh as utitizing mmh: mmi,ugw and submitting white papers for redaw.

Thie KRG wiil o putd oty seail U L3 due to propriatary o otze

sensitine aspects guvnsmcd by the rcgg‘uli i mz intO CFR 2‘.3‘!0 l&em e of this: DRTE ARG, PG R PR DT ST e
Dok

Thie RGs Missdon is to protect uubnc hoealth and safety and advances the natlon’s common deferse and security by

enabling the sl and sacure o wf givilian Thckear eneray an meteriels
through effitient and relisble hac»nsm@. ww..wmt.am I forthe benefitof. d 1t i . T
RO

Heaotars ownm arcial reactors for genpranlng slectric power and resenrch ang tost rsackors uted for resanich,
teating, and training

Matariale -1 ses of nuttaac materists in e dical, industiol, and scadenls settings and focllities thet sroduse auslear
fuel

Wasta - Transportation, storage, ot nuctear
Tacilities from savicn

nuciar rhal s weste, and

The NRC acoomplishes the mission through Laws and Regulation. New nuatesr reactor ficensing is.a comles, mult.
year process govamed mr both federaliaws passed by the LS, Gongrees and regulations devebomms by the NRG,

The Eritallass S g e RG gt ives forthe i of nuctear s, The
finer deteils.of escior Aoenstng and othar civilian usus arafound in Tirle] 0.of He S of Foden 10 GFHY.

The NREG devalop: for sl areas under its judsdiction, AULULS, civilion uses of iateraly

st eIl with fedaral lawws and tie regulations e 10 CFR, (See more on thiss PETE e rIre S S T nae.
Frou I inb-imnfi} g, bomnd)

Tm Meclear RE) "Ny Wb page: (N AW, N

Snew-

iy e the wmn poink for

should come to the NRC with & s
help oo reaty guide thelie ansmg process), and a project timeling, With this i
shoutd file a letter of inte &, & design). hit;, X7

i BT nernt. F b thin NRO aosigns a lead preject manager after & pa!.emaiaup!umnt Mghs
angaging with this L biex thes main point of win the NRG snd applicant. The project
mnager will guide the applicant through the regulatony process and will be there so answer guestions, organize
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WOODBURY COUNTY PLANNING & ZONING

620 Douglas Street, Sixth Floor, Sioux City, lowa 51101
712.279.6609 — 712.279.6530 (Fax)
Daniel J. Priestley, MPA — Zoning Coordinator Dawn Norton - Senior Clerk
dpriestley@woodburycountyiowa.gov dnorton@woodburycountyiowa.gov

PRELIMINARY REPORT - JULY 24, 2025

APP|(EAT|0N DETAILS : PROPERTY DETAILS \ \ CONTENTS
Applicant(s)/Owner(s): Bruce Sorensen, representing Parcel(s): 894531200004 Summa
e e orle Township/Range: | T8IN R45W (Banner nary__
Sorensen Living Trust T hi Aerial Map | Site Plan
Applicafion Type: Condffional Use i ownship)
%otmln/g\ Disfrict: é\%cultural Esfafes (AE) gect:ton: ﬁE 7 Excerpt
ofal Acres: ! uarter: A : ;
Current Use: Farmland Zoning District: | Agricultural Estates (AE) Rev!ew Re.qullrements
Proposed Use: Eatrmland [Potential Bulding Floodplain: None Review Criteria
ite T ;
Pre-applicaion Weefing: | Hone im‘érg g?gg& 50th Street, Lawton, 1A Apphcat"’.“' Malte"ah
Application Date: July 1, 2025 Legal Notification
Legal Nofice Date: July 24, 205 :
Nelgfborls] Notice Date: [ July 17, 2075 Public Comments
_gtatkeholder(s} Notice | July 14, 2025 Stakeholder Comments
ate: - -
éon!ng Commission Ty 28, 005 Supporting Information
eview:

Board of Adjustment August4, 2025
Public Hearing:

APPLICATON DESCRIPTION

Bruce Sorensen, representing the Bruce & Rochelle Sorensen Living Trust, has applied for a conditional use permit from Woodbury County, lowa, to
remove a hill and construct a driveway for access to the hilltop, enabling future use as farmland or a building site. The project is classified as a
borrow pit for earthen materials under Section 3.03.4 of the Woodbury County Zoning Ordinance. The property is located at 2086 150th Street,
Lawton, 1A 51030 on Parcel #894531200004, in the Agricultural Estates (AE) Zoning District, within TS9N R45W (Banner Township), Section 31, NE
1/4, Lot 4 of the Ridgeview Il Subdivision. It spans 6.42 acres and is situated approximately half a mile northwest of Lawton and six miles east of
Sioux City.

AERIAL MAP SITE PLAN EXCERPT

ONING 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:

APPLICANT RESPONSE:

Remove hill to create a proper driveway to site, per county engineer need to have access at top of hill. Future use will be farmland or bidg
site.




MAP DRAWN TO SCALE, SHOWING THE SUBJECT PROPERTY, ALL STRUCTURES AND OTHER IMPROVEMENTS, WITH THE
PROPOSED CONDITIONAL USE IDNTIFIED PER STRUCTURE OF IMPROVEMENT, PROVID BY ATTACHMENT

APPLICANT RESPONSE:
Applicant response: no structures or improvements on site. Level hill top. No drawing needed.

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:

| am currently not asking for any bldg permit. My conditional use is removing dirt for site. | need a driveway that is safe & county needs the
snow trap removed. | will not be affecting others property with drainage when dirt is removed.

STAFF ANALYSIS:

The proposed borrow pit is explicitly authorized as a conditional use in the AE Zoning District under Section 3.03.4 of the Woodbury
County Zoning Ordinance. The applicant’s intent to remove earthen materials to construct a driveway aligns with the definition of a borrow
pit. The response addresses a key condition by asserting that drainage will not impact adjacent properties, which is critical for compliance.

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:
| will not be building anything on the property. The current use is farmland. All | am doing is creating a better driveway situation for safety.

STAFF ANALYSIS:

The Woodbury County Zoning Ordinance aims to promote orderly development, protect agricultural land, and ensure public safety. The
general plan prioritizes maintaining rural character and supporting agricultural uses in the AE District. The applicant’s proposal to maintain
the property’s agricultural use while improving access aligns with these goals. Enhancing driveway safety addresses public safety
objectives, and the removal of a snow trap could benefit county maintenance efforts, harmonizing with community welfare standards.

(https:/lwww.woodburycountyiowa.gov/files/community_economic_development/woodbury_county_comprehensive_plan_2040_89417.pdf )

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:

| am leveling an unusable hill that can only be used for AG purposes. However access safety is a concern & the best way for a good
driveway is to remove the hill. | have already received a permit from the county for a driveway but there is for more dirt than | can
personally use.

STAFF ANALYSIS:

The property is in a rural, agricultural area, and the proposed borrow pit is unlikely to significantly alter the neighborhood’s character,
which is predominantly farmland. The applicant’s focus on safety improvements (driveway access) supports public welfare. The response
implies minimal impact on adjacent properties, as the project is confined to the applicant’s land and along the county right-of-way.

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:
| am not designing a development or changing the use of the property. It will not effect any neighboring property just giving me an access
at the top of the hill. While removing dirt this is all done along the county right of way.

STAFF ANALYSIS:

The project's compatibility with the neighborhood depends on its small footprint and temporary nature. The applicant claims that the
project is limited to their property and the county right-of-way, indicating minimal disruption to surrounding areas. However, at least four
nearby homes will be affected by the borrow pit in some capacity. Given that this is a temporary project, along with the rural setting and
the small scale of the borrow pit (which is intended to support a single driveway), it aligns with the low-density, agricultural character of the
AE District. The potential impacts can be managed through a defined timeline and a Storm Water Pollution Prevention Plan (SWPPP).




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:
No new services are being requested.

STAFF ANALYSIS:

In a rural AE District, essential public facilities (e.g., roads, emergency services) are typically limited, and borrow pits generally require
minimal infrastructure. The applicant’s response confirms that the project does not demand additional services, such as water, sewer, or
utilities, which aligns with the ordinance’s requirement. The existing county road (150th Street) and previously approved driveway permit
suggest adequate access for the project. Emergency services, such as fire or police, are unlikely to be strained by a small-scale borrow
pit. The response fully addresses this criterion, as no evidence suggests the project will overburden public facilities.

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:

| believe the removal of this hill will improve snow removal for the county as well as giving me a safety driveway access.
STAFF ANALYSIS:

The ordinance requires protection of natural, scenic, or historic features, but the applicant describes the hill as agriculturally limited and a
snow trap, implying minimal natural or scenic value.

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:

The applicant’s project addresses public interest by improving driveway safety and removing a snow trap, which enhances county snow
removal efficiency. Safe access to the property benefits the applicant and potentially emergency services, contributing to community
welfare. While the project primarily serves the applicant’s needs, the snow removal benefit extends to the public, making it desirable. The
small scale and rural location ensure the project’s necessity is contextually appropriate without overextending public resources.

OTHER CONSIDRATION 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 applicant describes this as a project with no buildings or development, only earth removal along the county right-of-way. The lack of
proposed structures or landscaping aligns with the project's minimal scope. Potential effects (e.g., dust, noise, erosion) from borrow pit
operations are not addressed, and no mention of screening or site restoration is made. While the project's scope may limit the need for
extensive mitigation, basic measures (e.g., dust control, erosion barriers) would demonstrate compliance.

OVERALL ANALYSIS:

The conditional use permit application for a borrow pit at 2086 150th Street presents a project with clear objectives: improving driveway safety,
enhancing safety, and removing a snow trap, and enabling future agricultural or residential use. The temporary nature of the project aligns with the
ordinance’s consideration of borrow pits as conditional uses (Section 3.03.4). The applicant’s responses demonstrate compliance with most criteria,
with strengths in minimal public service demands (Criterion 5) and public interest (Other Consideration 1). Key benefits include enhanced safety and
county maintenance efficiency, which support community welfare.

Recommendation: Approve the conditional use permit with conditions requiring the applicant to:
1. Submit an operational plan detailing haul routes, hours of operation, dust control, and noise mitigation.
2. Submit a Storm Water Pollution Prevention Plan (SWPPP) and implement erosion control and site reclamation measures to minimize
environmental impact.
3. Comply with all county and state regulations for borrow pit operations including the submission of copies to the county of the NPDES #2
Permit from the lowa Department of Natural Resources (IDNR).

With these conditions, the project is likely to meet the ordinance’s standards and contribute positively to the property and community while protecting
neighboring properties and the environment.
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PER SECTION 2.02(9)(C )2 (d) PROVIDE A SPECIFIC DESCRIPTION OF THE

PROPOSED CONDITIONAL USE: (Tab at the end of each line to continue) \
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PER SECTION 2.02(9) (C )(2)(e) PROVIDE A MAP DRAWN TO SCALE, SHOWING THE
SUBJECT PROPERTY, ALL STRUCTURES AND OTHER IMPROVEMENTS, WITH THE
PROPOSED CONDITIONAL USE IDENTIFIED PER STRUCTURE OR IMPROVEMENT .
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PER SECTION 2.02(9) (C )(2)(e) PROVIDE A STATEMENT IN RESPONSE TO EACH OF SIX
BELOW CRITEREA AND STANDARDS FOR APPROVAL OF CONDITIONAL USES AS
LISTED IN SECTION 2.02(9)F OF THE ORDINANCES. (Tab at the end of each line to continue)

(a) Provide a statement to why you feel 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
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(b) Provide a statement to why 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
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(c) Provide a statement to why 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. (Tab at the end of each line to continue) i %ﬂ%
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(d) Provide a statement to why 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
surroundmg property. (Tabatthe end of each line to continue)
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(e) Provide a statement to why essential public facilities and services will adequately serve the
proposed use or development.  (Tab at the end of each line to continug)
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LEGAL NOTIFICATION FOR BOARD OF ADJUSTMENT PUBLIC HEARING

PROPERTY OWNER(S) NOTIFICATION

Property Owners within 500 Feet: 6

Notification Letter Date: July 17, 2025

Public Hearing Board: Board of Adjustment

Public Hearing Date: August 4, 2025

Phone Inquiries: 0

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

Bruce and Rochelle Sorensen, 6701 Correctionville Rd | Sioux City IA 51106 No comments.
Trustees of the Bruce and
Rochelle Sorensen Living Trust

dated 03/13/12

J.D.R. Revocable Trust 2068 150th Street Lawton 1A 51030 No comments.
Bruce and Rochelle Sorensen 6701 Correctionville Rd | Sioux City 1A 51106 No comments.
Living Trust

Mark S. Lofton, or his Successor, 2058 150th Street Lawton 1A 51030 No comments.
as Trustee of the Mark S. Lofton

Revocable Trust

Tim John Hummel, Sr. and Debbie | 2052 150th Street Lawton 1A 51030 No comments.

Ann Hummel, Trustees of the Tim
John Hummel, Sr. and Debbie Ann
Hummel Trust

Douglas and Michelle Marks PO Box 13 Lawton IA 51030-09768 | No comments.
Ann L. Mrla, Trustee of the Ann L. | 2429 Hwy 20 Lawton IA 51030-9799 No comments.
Mrla Revocable Trust dated 7/3/96

Bruce and Rochelle Sorensen, 6701 Correctionville Rd | Sioux City IA 51106 No comments.

Trustees of the Bruce and
Rochelle Sorensen Living Trust

dated 03/13/12
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): No comments.
MIDAMERICAN ENERGY COMPANY (Gas Division): No comments.
NATURAL RESOURCES CONSERVATION SERVICES (NRCS): No comments.
NORTHERN NATURAL GAS: No comments.
NORTHWEST IOWA POWER COOPERATIVE (NIPCO): Have reviewed this Conditional Use Permit. NIPCO has no issues with this request. — Jeff Zettel,
7/14/25.

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: No comments.

WOODBURY COUNTY RECORDER: No issues. — Diane Swoboda Peterson, 7/14/25.

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

WOODBURY COUNTY SOIL AND WATER CONSERVATION The WCSWCD has no comments regarding this request. — Neil Stockfleth, 7/14/25
DISTRICT:

WOODBURY COUNTY TREASURER: No comments.

PICTOMETRY
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SPECIAL FLOOD HAZARD AREA (SFHA) MAP
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ELEVATION MAP

SOIL AND ELEVATION MAP
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lowa Cam Suitabilly Rating CSRZ (1A} Woodbury County, lowa

MAP LEGEND MAP INFORMATION
Araa of Intarast (A1} Background The scil surveys that comprise your AOl wer: mapped at
Areaof intesest (A0 B Aera Prowgrashy 1:12.000.
Soils Warning: Soil Map may not be valid at this scale.
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Soil Rating Polnts
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distance and area. A projechon Ihal preserves area. such as (e
Albers equal-area conic projecion. should be used if more

m = acourate calculaions of dstance or area are roduired
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[ ot rated or not avaiabie Sall Survey Area:  Woodbury County, lowa
Wator Features Survey Aroa Dala:  Version 34, Aug 29, 2024
Streams and Canals Soill map units are labeled {as space allows) for map scales
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Transportation
s Ralk Date(s) aerial images were pholographed; Sep 19, 2022 Sep
20, 2022
- Interstate Highways
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[A— imagery displayed on these maps, As a resul, some minor
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Local Roats
1504 Natural Resources Wab Soil Survay TI8/2025
== Conservation Service National Cooparaiive Soil Survey Page2 of 3
lowa Comn Suitability Rating CSR2 (IA)—Woodbury County, lowa
lowa Corn Suitability Rating CSR2 (lA)
Map unit symbol Map unit name Rating Acres in AOI Percent of AOI
1Cc3 Ida silt loam, 5 to 9 58 4.0 60.6%
percent slopes,
seversly srodsd
seversly eroded
103 Ida silt loam, 9 to 14 32 23 35.1%
percent slopes
severely eroded
10C2 Monona silt loam, 5 to 9 |86 0.3 4.4%
percent slopes.
eroded
Totals for Area of Interest 6.6 100.0%
Description
This attribute is only applicable to soils in the state of lowa. Corn suitability
ratings (CSR2) provide a relative ranking of all soils mapped in the State of lowa
according to their potential for the intensive production of row crops. The CSR2 is
an index that can be used to rate the potential yield of one soil against that of
another over a period of time. Considered in the ratings are average weather
conditions and frequency of use of the soil for row crops. Ratings range from 100
for soils that have no physical limitations, occur on minimal slopes, and can be
continuously row cropped to as low as 5 for soils that are severely limited for the
production of row crops.
When the soils are rated, the following assumptions are made: a) adequate
management, b) natural weather conditions (no irrigation), ¢) artificial drainage
where required, d) no frequent flooding on the lower lying soils, and e) no land
leveling or terracing. The weighted CSR2 for a given field can be modified by the
occurrence of sandy spots, local deposits, rock and gravel outcrops, field
boundaries, and noncrossable drainageways. Even though predicted average
yields will change with time, the CSR2 values are expected to remain relatively
constant in relation to one another over time.
Rating Options
Aggregation Method: No Aggregation Necessary
Tie-break Rule: Higher
Natural Resources Web Soil Survey 7/8/2025
Conservation Service National Cooperative Soil Survey Page 3 of 3
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WOODBURY COUNTY PLANNING & ZONING

620 Douglas Street, Sixth Floor, Sioux City, lowa 51101
712.279.6609 — 712.279.6530 (Fax)
Daniel J. Priestley, MPA — Zoning Coordinator Dawn Norton - Senior Clerk
dpriestley@woodburycountyiowa.gov dnorton@woodburycountyiowa.gov

REVISED PRELIMINARY REPORT FOR FOLLOW UP MEETINGS - JULY 23, 2025

APPLICATION DETAILS PROPERTY DETAILS B CONTENTS

Applicant(s)/Owner(s): |iv:m Heiss/Rent Properties Parcel(s): 884606100002 Summary

Application Type: el Towrllshllleange: T88N R46W (Floyd Township) Aerial Man / Site PI
Zoning Disfrict: General Commercial (GC] Section: 6 e G
Total Acres: 575 Quarter: gmw%NWMﬁ¥ﬂ4 Excerpt

Current Use: Agricultural [ Vacant Land Zoning District: eneral Commercial : :

Proposed Use: Installation ofa 14"x 48"LED Floodplain: Yes. Zone A Rev!ew qum_rements
e m||b02a2rd2f%r23ff-prem|se Property No address Review Criteria
re-applicafion Meefing: | May 27, : T .
Application Date: May 27, 2025 Address Appllcatlon Materials
Legal Nofice Date: June 21,2075, July 24, 2025 Legal Notification
Neighbor(s) Notice Date: | June 19, 2025, July 17, 2025 ic C
_gtatkeholder(s}Noﬂce Tune’5, 2005, Juy 17, 2075 Public Comments

ate:

Toning Commission | Jue 23 2075, 3y 5, 2075 Stakeholder Comments
Review: Supporting Information
Board of Adjustment July 7 2025, August 4, 2025

Public Hearing:

SUMMARY

rent Prop , represented by Kevin , has submitted a conditional use permit (CUP) application to construct and operate a 14" x 48" LED
billboard for off-premise advertising. The proposed location is in the General Commercial (GC) Zoning District, along the south side of Highway 20 and the
east side of Charles Avenue, specifically in the N 2/3 of the N 1/2 of the NW 1/4, Section 6, Township 88N, Range 46W (Floyd Townshlp? identified as
Parcel 884606100002. As .off-prerlnlse advertising signs, such as billboards, are classified as a conditional use under Section 3.03.4 and $ect|on 5.02.8 of
the Woodbury County Zoning Ordinance, the application is subiject to review by the Zoning Commission and approval by the Board of Adjustment. The
proposal was properly advertised, with notices published in the Sioux City Journal's legal section on June 19, 21 and July 24, 2025, and letters sent to
neighbors within 500 feet on June 19, 2025 and July 17, 2025. Relevant stakeholders, including government agencies, utilities, and] organizations, were also
invited to provide comments. On June 23, 2025, the Zoning Commission voted 5-0 to recommend approval, as detailed in their findings and i
recommendation statement included withing this packet. On July 7, 2025, the Board of Adjustment considered the CUP application. During the public
hearing, the applicant and staff presented information, while members of the public, including Dana Neal and Jeremy Boatman, expressed concerns about
the potential lighting impact of the billboard on their properties. After deliberating on the applicant's compliance with regulations and the concerns raised by
neighbors, the Board weighed options to approve, table, or deny the application. Ultimately, the Board voted unanimously to table the application, allowing
the applicant to explore alternative locations within the same parcel and file a variance application to reduce setbacks from existing billboards and the AE
Zoning District. This decision aimed to balance the applicant's needs with neighbor concerns about lighting, while maintaining due process and avoiding
excessive delays. The agenda item is being returned to the Zoning Commission as a courtesy, allowing them to additionally review the updated conditional
use and review the proposed locations as requested in the applicant's variance ap?hcatlon. A subsequent public hearing before the Board of Adjustment is
scheduled for August 4, 2025, at their 5:00 p.m. meeting, where the application will be reconsidered in light of any additional information or
recommendations received from the Zoning Commission.

AERIAL MAP
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Woodbury County Zoning Commission
Date: June 24,2025

Subject: Conditional Use Permit Recommendation for Rent Properties LL.C {Kevin Heiss)
to construct and operate a 14" x 48” LED billboard for off-premise advertising.
The property is located in the N 2/3 of the N 1/2 of the NW 1/4, Section 6,
Township 88N, Range 46W (Floyd Township}, identified as Parcel
884606100002

Dear Members of the Board of Adjustment,

The Woodbury County Zoning Commission with a 5-0 vote, following a review session
conducted on June 23, 2025, recommends approval of the said conditional use permit
application, finding it meets zoning ordinance criteria and is appropriate for the GC district.
However, we respectfully request the Board of Adjustment consider the following during their
July 7, 2025, public hearing:

1. Explore the feasibility of reducing the 1,000-foot separation requirement from other
billboards, allowing relocation closer to Highway 20. This could reduce visual impact on
nearby residences by adjusting its orientation, benefiting both the applicant and
community.

2. Encourage the applicant to continue discussions with residents, particularly Dana Neal, to
address light pollution concerns. This may include sharing visualizations of the sign’s
nighttime impact or demonstrating similar existing signs.

Conclusion

The Zoning Commission believes the proposed billboard aligns with the county’s zZoning
objectives and supports commercial development along Highway 20. We appreciate the
applicant’s efforts to comply with regulations and engage with the community. We defer to the
Board of Adjustment’s authority to make the final determination, with the above considerations
to ensure a balanced outcome.
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Woodbury County Zoning Commission Meeting Minutes

Date: June 23, 2025
Time: 5:00 PM
Location: Board of Supervisors' Meeting Room, Basement, Woodbury County Courthouse, 620 Douglas Street, Sioux City, 1A

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 hitps:/fwww.youtube.com/watch?v=a5z4GlaHc20

Attendees
» Commissioners Present: Chris Zellmer Zant — Chair, Tom Bride — Vice Chair, Steve Corey, Jeff Hanson, Corey
Meister

= Staff Present: Dan Priestley — Zoning Coordinator, Dawn Norten — Senior Clerk
« Supervisor(s} Present: Kent Carper
* Public Attendees: Kevin Heiss, Slater Ohm, Dana Neal (via phone), Lynn Drees (via phone)

Call to Order

Chair Chris Zellmer Zant called the meeting to order at 5:00 p.m. The Chair reviewed the meeting procedures, including the
audiotaping of the meeting, the preparation of minutes, the request for cell phones to be turned off or set to vibrate, and the
requirement for attendees to complete the attendance sheet. The Chair also outlined the public hearing procedures, including
staff reports, applicant presentations, public comments (limited to three minutes per speaker), and the closure of hearings by
motion and vote.

Roll Call

All the commissioners were present.

Public Comment on Matters Not on the Agenda {Information Item}

The Chair inquired if there were any public comments on matters not on the agenda. Seeing and hearing none, the meeting
proceeded.

Approval of Minutes from Previous Meeting: May 28, 2025 (Special Meeting
The Chair asked for any corrections or comments regarding the minutes from the previous meeting on May 28, 2025.
Hearing none, a motion was entertained.
* Motion: To approve the minutes from the last meeting of May 28, 2025.
* Moved by: Tom Bride
= Seconded by: Corey Meister
= Vote: All in favor said "Aye." One commissioner (Jeff Hanson) abstained due to absence from the previous meeting.
* Action: The minutes of the previous meeting were approved.

5. tems of Business

a. Public Hearing and Action Item: Consideration of Nuclear Energy Facilities and Nuclear Waste Storage in the
Woodbury County Zoning Ordinance {Action Item)

The public hearing was opened with Dan Priestley explaining that this discussion was a continuation from previous months
(dating back to August/September 2024) regarding the inclusion of nuclear energy facilities, nuclear waste storage, and
related uses in the Woodbury County Zoning Ordinance. He highlighted the complexity of the issue, noting the heavy
involvement of federal (Nuclear Regulatory Commission - NRC) and state regulations.

Priestley explained that the existing Woodbury County Zoning Ordinance's land use summary table includes "electrical
energy generation, not including wind," which could be interpreted to include nuclear facilities as a conditional use. However,
the standard 500-foot public notification distance for conditional use permits was deemed insufficient for nuclear facilities.
The current proposal extends this notification zone to 10 miles for any conditional use permit process related to nuclear
energy or waste storage. This proposal utilizes the existing zoning ordinance infrastructure, requiring review by both the
Zoning Commission and the Board of Adjustment.



Priestley clarified that the Board of Supervisors initiated this process to receive a recommendation from the Zoning
Commission, with the Supervisors ultimately having up to three public hearings on any final proposal. He noted that public
input had been collected over several meetings, and while not as extensive as for wind or solar energy, both support and
oppositicn comments had been received.

Priestley presented a "Nuclear Energy Public Comments 2014-2025" document, summarizing past comments, and requested
it be received intc the public record.

* Motion: To receive the "Nuclear Energy Public Comments 2014-2025" document into the public record.

* Moved by: Tom Bride

» Seconded by: Jeff Hanson

« Vote: All in favor said "Aye."

« Action: The document was received into the public record.

Priestley then summarized key public comments:

= Support: Mayor Bob Scott (Sicux City), Kyle Gates (Secondary Roads), Mayor Ken Bauer (Correctionville), and
Craig Levine and Rick Plathe (Northwest lowa Building and Construction Trade Council).

* Opposition: Jerry Holder (concerns regarding waste risk and potential malfunctions), Janet Kruger (opposing
nuclear activities, urging prohibition without public approval}.

s Other Comments: Wendy Hess (9/11 Dispatch Center readiness, staff training, emergency exercises, budget
increases), Mark Nara (former County Engineer, regarding infrastructure impact and NRC alignment), Patty Riesberg
(clarified NRC's regulatory role). Brian Bergeon from the NRC had alsc provided details on their independent
regulatory and licensing process in a previous packet.

Priestley reiterated that the local conditional use permit process allows for scrutiny and engagement with other levels of
government, similar to telecommunication towers. He emphasized that the proposed ordinance amendment specifically
defines "nuclear energy facilities" and "nuclear waste storage" and adds them to the land use summary table only in the
general industrial zoning district. The 10-mile notification radius is a key added feature.

The Chair then opened the floor for public comments on this item.
e Public Comment: No cne present in the room wished to comment.
* Public Comment {via phone): Lynn Drees (phone) from Danbury stated, "no comment.” No other callers wished to
comment.

The Chair then invited comments from the commissioners.

= Dan Priestley clarified that this process is proactive, and no specific nuclear project has been proposed or
approached staff/county. The purpose is to determine if it should be a permitted use in the ordinance.

« Commissioner Tom Bride reiterated that the current ordinance covers electrical energy generation, but the proposed
language provides more detail as recommended by the County Attorney's office.

=« Dan Priestley explained that the County Attorney felt the previous language wasn't specific enough and that clearer
definitions would prevent interpretation issues if an application were submitted. He also stressed the importance of
the 10-mile notification over the standard 500 feet to avoid potential problems. He noted that the costs of extensive
notifications for a 10-mile radius would be passed on to the applicant, aligning with the county’s zoning fee schedule
to prevent massive county expenses for wider-scale conditional uses.

« Commissioner Jeff Hanson emphasized that defining nuclear energy clarifies the language and expands the
notification distance, which are important considerations.

» Dan Priestley reinforced that a conditional use permit is a "maybe" permit, not a "ves," allowing full scrutiny and
public engagement in the process. He noted the difficulty of discussing hypotheticals without a specific project but
stressed the importance of having a clear framework in the ordinance for potential future proposals.

The Chair inquired about the next steps. Dan Priestley explained that the commission could close the public hearing and then
make a recommendation to the Board of Supervisors or continue the discussion. If a recommendation is sent, the Board of
Supervisors would then consider scheduling up to three public hearings, which often draw more public engagement.

e Motion: To close the public hearing.

» Moved by: Jeff Hanson

*» Seconded by: Corey Meister

« Vote: All in favor said "Aye.”

e Action: The public hearing was closed.



Commissioner Jeff Hanson commented that this was the 12th time the issue had been heard at various levels.

= Motion: To recommend to the Board of Supervisors to move forward with the language as presented in draft pages
11, 12, 13, and 14 of the packet, which specifically defines nuclear energy facilities and nuclear waste storage.

« Moved by: Jeff Hanson

« Seconded by: Steve Corey

Discussion on the mation:

= Supervisor Kent Carper asked if specific locations were picked cut. Dan Priestley clarified that the proposed
ordinance would only allow these uses in general industrial areas, typically south of the airport and west of
Interstate 29, not in agricultural or residential zones.

= Dan Priestley added that the Board of Supervisors has the prerogative to adjust the language during their three
public hearings, as the Zoning Commission's output is a recommendation.

+» Commissiocner Tom Bride clarified that the motion is not targeting new areas but is clarifying language, notification,
and conditions for existing general industrial zones. He reiterated that the 10-mile notification is a significant
improvement over 500 feet.

= Dan Priestley further clarified that both nuclear energy facilities and nuclear waste storage would be distinct,
classified as conditional uses, and subject to the 10-mile notification apparatus.

« Vote: All in favor said "Aye." (Unanimous)

* Action: The commission voted unanimously to recommend to the Board of Supervisors to move forward with the
proposed language for nuclear energy facilities and nuclear waste storage in the Woodbury County Zoning
Ordinance.

b. Public Hearing and Action Hem: Consideration of Zoning Ordinance Text Amendments for Accessory Dwelling
Units to Comply with lowa's Senate File 592 (Acticn Item)

The public hearing was cpened with Dan Priestley stating this was a housekeeping item to bring the county ordinance into
compliance with lowa Senate File 592. This state law, signed by Governcr Kim Reynolds on May 1st, mandates that counties
allow at least one accessory dwelling unit (ADU) on the same Iot as a single-family residence, subject to specific conditions,
and prohibits certain restrictive regulations.

Priestley explained that the state standard sets a minimum threshold of 1,000 square feet or 50% of the size of the existing
dwelling, whichever is greater. While the state code allows counties flexibility to permit larger ADUs, the current proposal
strictly follows the state's minimums. He noted that other jurisdictions (counties and cities) would alsc be grappling with the
implications of this new law, particularly concerning wells and septics. He mentioned that the 23-foot minimum dimension for
a dwelling would still apply for building permits.

Priestley stated that the staff's recommendation is to simply react to the state standard and keep the minimums, allowing for
future re-evaluation if demand necessitates larger ADUs. He stressed that the county has a duty to make its ordinance
compatible with state law.

The Chair then opened the floor for public comments on this item.
e Public Comment: Nc one present in the room wished to comment.
* Public Comment {via phone): No one wished to comment.

The Chair then invited comments from the commissioners.
*» Motion: To close the public hearing.
* Moved by: Tom Bride
= Seconded by: Jeff Hanson
* Vote: Allin favor said "Aye."
* Action: The public hearing was closed.

Commissioner Tom Bride commented that there is no alternative but to align with state code. He agreed with Dan Priestley
that there is no immediate reason to allow larger structures beyond the state's minimums (1,000 sq ft or 50% of the existing
dwelling). He viewed it as a housekeeping issue, with potential future reviews if needs arise. Other commissioners agreed.
= Motion: To recommend to the Board of Supervisors the approval of the zoning ordinance text amendments for
accessory dwelling units in compliance with Senate File 592, as outlined in the draft on pages 48 and 49 of the
packet.
» Moved by: Tom Bride
*» Seconded by: Corey Meister
* Vote: All in favor said "Aye.” (Unanimous)



* Action: The commission voted unanimously to recommend to the Board of Supervisors the approval of the zoning
ordinance text amendments for ADUs, aligning with Senate File 592.

c. Review of a Conditional Use Permit Application: Kevin Heiss {(Applicant) / Rent Properties, LLC {Owner) for an Off-
Premise LED Billcoard (Action ltem)

Dan Priestley clarified that this was a review session, not a public hearing, which would take place at the Board of Adjustment
meeting on July 7th at 5:00 p.m. The Zoning Commission's duty was to review the criteria, evaluate the application, and hear
from the applicant and potentially the public.

Kevin Heiss, representing Rent Properties LLC, submitted a conditional use permit application to construct and operate a 14-
foot by 48-foot LED billboard for off-premise advertising. The property is located in the north two-thirds of the north half of the
northwest quarter, Section 6, Floyd Township, situated along the south side of Highway 20 and east of Charles Avenue,

within the General Commercial zoning district. Off-premise advertising signs are classified as a conditional use in this district.

Priestley noted that the property includes a floodplain, and the applicants are aware of the need for a floodplain development
permit and building permit. He confirmed that initial data suggests the sign would not be in the floodway, which was a
concern for the lowa DNR. He reiterated that the county does not regulate content but evaluates the billboard itself, which is
a two-sided, V-shaped LED billboard. The application addresses criteria such as appropriate zoning, compatibility with
development plans, and potential adverse effects.

The Chair invited the applicant to speak.

« Kevin Heiss {Applicant}: Stated the intent is for advertising, including for his own nearby businesses. They are
working with SRA Group for construction and have ensured the operatiocn will be well-maintained. He believes the
location is suitable for a highly trafficked commercial area along Highway 20. Heiss confirmed they had consulted
with Dan Priestley multiple times to ensure compliance with the process.

Commissioners' questions for the applicant:

« Distance to Residents: Kevin Heiss stated there are no residents within 1,000 feet, and nearby properties are
commercial. Dan Priestley confirmed the presence of mixed districts in the area, with some residential properties
further up the hill (Boatman's and Amick's on 162nd Street) that could be about 1,000 feet away. The ordinance
specifically regulates distance from AE (Agricultural Estates} districts, where housing is expected, but not AP
{Agricultural Preservation).

» Lighting and Brightness: Heiss stated it's a 21-millimeter LED preduct, which is extremely bright during the day to
overcome the sun but dims at night like a "television night mode." He confirmed the back side of the V-shaped sign
would be black and not emit light towards residential areas. He emphasized they chose Daktronics, a reputable
company, toc ensure proper design and operation.

« DOT Requirements: Heiss confirmed compliance with DOT requirements, which require 300 feet between signs,
whereas Woodbury County's current ordinance requires 1,000 feet. This 1,000-foot county requirement makes
placement challenging. Heiss and Priestley described a "chasing the result" scenario with DOT, where each wanted
the other's approval first, but dialogue has been good.

« Setbacks: Heiss confirmed the sign is set back significantly from Highway 20 and Charles Avenue, likely in the
middle of his field, approximately 150 feet from the Charles Avenue right-of-way line.

» Letter of Support: Dan Priestley presented a letter from Jerry and Vernell Steffan, neighbors at 1528 Jewel, stating
they had "no issues with this request." He identified their property as directly abutting the applicant's property.

Motion: To receive the letter from Jerry and Vernell Stefan into the record.
Moved by: Tom Bride

Seconded by: Corey Meister

Vote: All in favor said "Aye."

Action: The letter was received into the record.

o o0 o o C

Public Comment {via phone): Dana Neal (162nd Street}):

= Expressed concern that his home is within 1,000 feet of the proposed sign, despite measurements. His home is also
45 feet higher than the road. He worried the sign, which will be 25-30 feet off the ground, would shine directly into his
windows.

* He stated he and his family built their home on their family farm for a country living experience, avoiding city
nuisances like streetlights. He noted that he can see an existing billboard a mile away from his deck at night.

*» He feared the double-sided 14x48 billboard would significantly impact his home's value and privacy, similar to how
LED lights light up a building on a hill nearby.



He asked if another location farther from homes could be considered.

Response to Dana Neal's comments:

Kevin Heiss acknowledged the difficulty of finding locations due to the 1,000-foot separation requirement from other
hillboards, stating "we're in the middle of the rock.” He emphasized the V-shape design focuses light on the road,
with the back side being black tc prevent light spill.

Commissioner Corey Meister asked if the entire 67-acre parcel belonged to Heiss, which he confirmed, except for
where Hobart's is located.

Chair Chris Zellmer Zant noted a previous billboard existed near Steffan's property. Heiss confirmed it still exists and
is in use, but their new sign cannot be placed there due to the 1,000-foot separation rule from other signs across the
road.

Kevin Heiss reiterated that the sign's design is specifically angled to face east and westbound traffic on Highway 20,
minimizing light towards cther directions. He confirmed there would be no additional security lighting.

Dana Neal clarified his property location relative to the sign. He expressed concern about the entire "area lit up" at
night. He requested to see the proposed sign in person and for the opinions of the Boatman's and Amick’s (other
residents on 162nd Street) to be considered.

Kevin Heiss agreed to have a conversation with Dana Neal to explore design adjustments to help mitigate concerns.
He expressed a desire to work with the community.

Heiss explained that if a variance were granted to reduce the 1,000-foot separation from other signs, they could
move the billboard closer to Highway 20. This would also benefit residents by lowering the sign and changing its
angle relative to their homes.

Discussion on a potential variance:

Commissioner Tom Bride asked if a variance could be requested to relocate the sign to a better position to minimize
impact on residents.

Dan Priestley explained that while a variance is a possibility, recent changes to lowa Code emphasize "practical
difficulty” over "economic hardship." He cautioned against speculation on the Board of Adjustment's decision and
stated staff generally avoid recommending variances due to their uncertain outcome.

Kevin Heiss stated their primary goal was approval of the current location and that they would consider a variance
later if needed but wanted conceptual approval first due to cost.

Dan Priestley clarified that the Zoning Commission makes a recommendation, and the application will proceed to the
Board of Adjustment regardless. He suggested a potential contingency for approval contingent on a variance, but
again, stressed caution.

Priestley also asked if the LED signs could be timed to dim or shut off at certain hours (e.g., midnight to 5 AM) to
mitigate light pollution. Heiss replied that most digital signs are on 24/7 due tc advertising sales, and dimming is
already built in for nighttime, but completely shutting off or further dimming would make them ineffective.
Commissioner Bride suggested that the applicant try to address the neighbors' concerns between now and the Board
of Adjustment meeting on July 7th, perhaps by showing them existing similar signs or providing a visualization of the
light impact. Heiss agreed to reach out to Dana Neal and share information.

Dan Priestley confirmed that letters were sent to properties within the 500-foct threshold {as per the certified abstract
listing).

Heiss mentioned similar V-shaped LED signs at Hamilton and Casey's, by the Arena, and on 1-29 near Outback, and
at Third and Wesley Parkway as examples of what the proposed sign would look like. He also confirmed height
restrictions are in place (not 35 feet, more like 18 feet off the ground).

Final comments from commissioners before motion:

Commissioner Jeff Hanson stated he had no issue with the proposed locaticn and thought other lit billboards in the
area were more impactful. He would prefer the sign to be moved further north (closer to Highway 20) to protect future
commercial development potential, as its current south placement pushes potential development further into
residential areas. He agreed that moving it north would benefit adjacent landowners.

Kevin Heiss reiterated their desire to work with the community and do things "right.”

Motion: To make a recommendation to the Board of Adjustment to consider the conditional use permit application for
an off-premise billboard (14 ft x 48 ft), partially identified on the agenda, with a recommendation for approval.

Moved by: Jeff Hanscn

Seconded by: Corey Meister

Discussion on the motion:

Dan Priestley clarified that the recommendation was for approval.



« Commissioner Tom Bride suggested that the letter reflecting the commission's recommendation fer approval should
also include a discussion point for the Board of Adjustment to consider the possibility of a variance to address
neighbor concerns, and the discussion regarding the benefits of moving the sign closer to Highway 20. Dan Priestley
confirmed the letter would reflect the recommendation, touch on themes/concerns, and direct the Board of
Adjustment to the minutes.

* Vote: All in faver said "Aye.” (Unanimous)

* Action: The commission voted unanimously to recommend approval of the conditional use permit application for the
billboard to the Board of Adjustment, with concerns noted for their consideration regarding potential variances and
optimal placement. This item will be continued at the Board of Adjustment meeting on July 7th at 5:00 p.m.

Public Comment on Matters Not on the Agenda

The Chair inquired if there were any public comments on matters not on the agenda. Seeing and hearing none, the meeting
proceeded.

Staff Update

Dan Priestley provided the following updates:

* Morningside University Conditional Use Permit Ballpark Proposal: The Board of Adjustment tabled this proposal
at their last meeting for further consideration on July 7th. Public comments from the Zoning Commissicn and three
property owners were reiterated at the Board of Adjustment, focusing cn traffic, sound, and lighting issues. Jason
Reynoldscn, representing Morningside University, met with Priestley and the County Engineer to discuss traffic flow,
including potential turning lanes and infrastructure improvements if traffic increases. They are awaiting information
from Laura Sievers. Morningside University is expected to return on July 7th with further clarity on addressing these
concerns.

o Board of Supervisors Updates:
o Borrow Pit: The Board of Supervisors will hold their second public hearing on the borrow pit on June 24
and the third and final one on July 1st.

o New Cooperative Rezone: They will have their third and final reading on this rezone on June 24th

Commissioners’ Comments or Inquiries

The Chair asked if there were any comments or inguiries from the commissioners. Hearing none, the meeting moved to
adjournment.

Motion: To adjourn the meeting.
* Moved by: Corey Meister
» Seconded by: Jeff Hanson
= Vote: All in favor said "Aye."
e Action: The meeting was adjourned at 6:44 PM.

APPENDIX — RECEIVED INTO THE RECORD

Please see the content received into the record on the subsequent pages.



NUCLEAR ENERGY PUBLIC COMMENTS

2024 to 2025
The comments on the proposed nuclear energy zoning oxdi dt in P 1
Woodbury County reflect a range of persp concerns, and dati d

by key themes:

1. Suppori for Nuclear Energy (7 comments):

Baob Scott (July 29, 2024; Dec 4, 2024; Jan 3, 2025) strongly supporis a small
nuclear plant, citing economic benefits, job creation, rate stability, and minimal
risks compared to rewards. He alse supports wind and solar but questions zoning
laws for solar farms on annexed land.

o Kyle Gates (Jun 16, 2025) endorses nuclear energy, emphasizing safety of modem
reactors, ic growth, grid resili and i tive uses like waste heat for
industry.

Ken Bauer (Feb 6, 2025) supports nuclear for its reliability and efficiency,
drawing on his Port Neal experience, and criticizes wind/solar as less viable
without subsidies.

Craig Levine (Mar 14, 2025) and Rick Plathe (Apr 1, 2025), representing
Northwest lowa Building Trades, advocate rezoning industrial land for nuclear,
highlighting job creation, low-carbon benefits, and susiainable encrgy.

o

2. Opposition to Nuelear Energy (2 comments):
o Jerry Holder (Aug 6, 2024) opposes nuclear facilities due 1o risks from waste and
malfunctions,
o Janet Krucger (Mar 24, 2025) strongly opposes nuclear activitics, including waste
disposal, and urges zoning ordinances to prohibit them without public approval.

3. Coneerns and Considerations (5 comments):
o Wendi Hess (Aug 7, 2024) raises concerns about the 911 Dispatch Center’s
readiness, noting needs for staff training, emergency exercises. and budget

increases.
o Mark Nah:a (]ul_y “6 2025) suggests hemy mdmmal zoning for nuclear
facilities, highli; and | impacts (traflic, water,

waste), and stresses alignment with NRC regulations.

o Christopher Madsen (Mar 6, 2025) notes the addition of nuclear waste storage to
the proposal, requesting rescarch on storage processes and IDNR involvement.

o Craig Anderson (May 2, 2025) expresscs skepticism about nuclear energy.
priotitizing agricultural land preservation and questioning its viability without
subsidies.

Casey Meinen (July 26, 2024) simply forwarded the proposal to management,
offering no opinion.

4. v and Technical C [+
o Patty Ricsberg (Mar 24, 2025) clarifies that the NRC regulates nuclcar power and
waste, with Towa HHS coordinating on other materials; lowa IDNR has no role.

industrial use, away from residential zones, to minimize public exposure

1o potential risks.

Impact Assessment: He notes potential impacts on infrastructure, such as

increased traffic during construction and operation, which could strain

county roads. Environmental impacts, including water usage and waste
smmg». need thorough evaluation.

. v Fr Nahra emphasizes that nuclear facilitics are
primarily regulated by the Nuclear Regulatory Commission (NRC), and
Tocal regulations should align with federal standards to avoid conflicts. He
suggests the county focus on zoning and land usc controls.

=

. December 4, 2024 — Bob Scoit
5 Summary: Bob Scoll reiterates his support for a small nuclear plant near the Neal
power plants, citing investment benefits and long-term rate stability. | le believes
the risks of low=level nuelear plants are outweighed by these benefits.
Additionally, he asks whether county zoning laws regarding solar furms would
apply to annexed city land, indicating a broader interest in land use regulations.

=

. January 3,2025 - Bob Scott
o Summary: Bob Scott again expresses support for a small nuclear plant in
Waoodbury Couaty.

o

. January 6, 2025 - Diane Swoboda Peterson
o Summary: Diane Swoboda Peterson, dbury County Real E:
Deputy, provides no comments on the nuclear energy proposal.

-3

January 16, 2025 - Kyle Gates
o Summary: Kyle Gates strongly supports nuclear encrgy in Woadbury County,
stating he would feel safe with a modem reactor nearby. Ile suggests
considerations including setbacks for security, land restoration ufter
d:‘corrumssmnmg co-location with industri, lo utilize waste heat (e.g., fertilizer
prid resili through distributed power sources, and economic
developmcm potential due to lower-cost clectricity.

10. February 6, 2025 - Ken Bauer
o Summary: Ken Bauer, Mayor of Correctionville, supports nuclear energy,
arguing it would be beneficial for the county. Drawing on his 26 years of
experience at Port Neal, he considers nuclcar plants second only to coal-fired
plants in reliability. He criticizes wind and solar energy as less economical and
reliant on tax incentives, praising nuclear for its efficiency and minimal landscape
impact.

11. March 6, 2025 - Christopher Madsen
o Summary: Christopher Madsen, Senior Planner for Sioux City, notes that the
proposal now includes nuclear waste storage, which was not previously
mentioned, Fle requests research on the process for esteblishing a storage facility

o Bryan Bergeon (May 5, 2025) details the NRC's independent regulatory role,
licensing process, and oversight of nuclear materials and waste, noting lowa’s
Agreement State staws.

5. No Opinion (1 comment):
o Diane Swoboda Peterson (Jan 6, 2025) provides no comments on the proposal,

Key Issues:

. ic and Envi I Impacts: S hasize jobs, growth, and elean
energy; opponents and skeptics highlight risks (wme malfunctions) and farmland loss.

* Zoning and Land Use: Suggestions include heavy industrial zoning, setbacks, and
public input for zoning changes,

»  Regulation: NRC's primary role is emphasized, with local zoning and federal alignment
recommended.

« Infrastructure and Preparedness: Concerns include traffic, water use, and emergency
response readiness (e.¢.. 911 Dispatch).

Summaries of Comments by Date and Name

1. July 26, 2024 - Casey Meinen
o Summary: Casey fi ded the content to officials.

5]

. July 29, 2024 - Bab Scott
= Summary: Bob Scolt supports the construction of a nuclear plant south of town,
citing its potential to boost the local economy due to construction activity. He also
supports wind energy and solar farms. Scout notes that nuclear planis are highly
regulated, suggesting minimal local regulatory burden.

w

. August 6, 2024 - Jerry Holder
o Summary: Jerry Holder opposes any nuclear facilitics in Woodbury County,
citing the catastrophic risks associated with nuclear waste and malfunctions.

4. August 7, 2024 ~ Wendi Hess
o Summary: Wendi Hess, Communications Center Director, expresses concerns
about the impact of a nuclear facility on the 911 Dispatch Center. She highlights
the need for additional stafl training and participation in emergency exercises,
which would require increased budgetary allocations for overtime and training
funds. She is unsure if specific certifications would be required for staff.

v

. July 26, 2025 — Mark Nahra
o Summary: Mark Nahra, Woodbury County Engineer, provides preliminary
thoughts on nuelear energy, reserving the right to add further comments later. His
responscs to Daniel Priestley’s July 26, 2024 email are as follows:
*  Apprepriate Locations / Zoning District Designation(s); Nahra
suggests that nuclear facilities should be located in areas zoned for heavy

and the involvement of other entitics, such as the lowa Department of Natural
Resources (IDNR), 1o inform further review.

12. March 20, 2025 - Patty Riesberg

5> Summary: Patty Riesberg, Bureau Chief for the Burean of Radiological Health
with lowa HHS, clarifies the regulatory framework for nuclear energy and waste
storage. She states that the Nuclear Regulatory Commission (NRC) mgulmes all
commercial nuclear power and spent nuclear fucl in the U.S. through licensing,

and lowa HHS i with the NRC on other

radloscm: materials, but the fowa DNR has no regulatory role in nuclear power
plants or waste storage. She advises close coordination with the NRC for
compliance.

13. March 24, 2025 — Janet Krueger
Summary: Janet Krucger, along with Randy Krucger, strongly opposes nuclear-
related activities, including waste disposal, in Woodbury Cuum} They advocate
for zoning ordinances to expressly pmhllm such activities, requiring public input
for any future 1s. They h ing nuclear activities unless
explicitly approved through zoning chﬂnges

14. March 14, 2025 (Submitted April 1, 2025) - Craig Levine
o Summary: Craig Levine, President of Northwest [owa Building Trades, in a letter

co-signed by multiple union representatives, supports rezoning industrial land to
allow nuclear energy production, including small modular reactors. He highlights
nuclear encrgy’s reliability, low-carbon benefits, and potential 1o drive economic
growth, create jobs, and support sustainable energy. 'l‘hc leuter emphaslzcﬁ
aligning with forward-thinking policies and ad for safe,
integration of nuclear facllll.lts

15, April 1, 2025 — Rick Plathe
Summary: Rick Plathe, Business Manager of IBEW Local 231, submiis a letier
of support from Northwest Towa Building Trades (authored by Craig Levine)
endorsing the rezoning of mdu-ﬂnul land for nuclear energy. He offers to address
any questions or concerns, ing the unions’ ive support for the

initiative.

16. May 2, 2025 — Craig Anderson
5 Summary:

= Appropriate Locations / Zoning District Designation(s): Implies
nuclear facilities should avoid prime farmland, prioritizing agricultural
land preservation.

= Impact Assessment: Expresses concern about losing prime farmland,
advocating for lowa’s land use to favor agriculture.

= Regulatory Framework: Should focus on agriculture. Does not address
specific regulations, focusing on land use policy.
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= Additional Comments: Skeptical of nuclear encrgy’s desirability,
suggesting public opposition and questioning its viability without tax
i ives. Ad for agri land use balance.

17. May 5, 2025 - Bryan Bergeon

©  Summary: Bryan Bergeon, Acting Region I1T Government Liaison Officer for the
NRC, provides a detailed explanation of the NRC"s role as 1 regulator of civilian
nuclear materials, emphasizing its independence and focus on public health,
safety, and security. He outlines the NRC's regulatory mission covering reactors,
materials, and waste, and the complex, multiyear licensing process governed by
federal laws and 10 CFR regulations. Bergeon clarifics that the NRC docs not
advocate for nuclear energy (unlike the Department of Energy) and regulates
waste storage, including low-level and high-level waste. He notes lowa’s status as
an Agreement State for certain nuclear materials and advises prospective
applicants to engage with the NRC’s licensing process.
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From: Fick Plathé <rplathe@ibew23t.com>
Sent: Tuesdey, Apiil 1. 2025 1027 Al
Ta: Ooaidl Frirstiay
Subject. ‘Support Letter orthwest (owa Bulidng Tmdes
| Attachmarts: NI Bulding Tradas Zoning Letterdoct
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Fiag Status: Flagged
uwm Wk
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Please see of support oll Ui Trades for
he ry ¥ to 2dd Nuctear languege. Plesse reach out ot me if you
hawve ay questions orconcams.
Thanks
Rick Platha
Business Manager
IBEW Lacal 231
5001 Harbor Drive ¥
Sloux Chy, la 81111 i
(712) 2558138

iniiative. With your suppart, we can help ensure that tse benefits of muclear encrgy are realizad
while addressing our community's needs for econermic development, energy security, and
environmental responsibility.

1kindly ask for you ta record our endorsement of this effart and would be happy o discuss the
details further at your convenience. Together, we cen take meaningful sieps toward a cleanes,
mare sustainablo energy fumre for our comeaumity.

Thark you for your time and eonsideration. 1 fook forward to the possibilicy of working icgetaes
to malce this iuitiative a reality.

Sincerely,
Craig Levine - President, Norihwest Towa Building Trades

Rick Plathe - Business Manager, IREW Local 231

Jose Mantes - Business Representative, lron Workers Local 21

John Hanson - Business Manager, Heat and Frost Insulators Local 39

Dean Bradham ~ Organizer, Plumber and Steamfitters UA Local 33

Spencer Yockey — Business Representative, Operating Engineers Local 234

Texry Victor - Businiess Representative, SMART Iocal 3

Bob Briley - Business Managez, Bricklayers Losal 3

Tom Dy - Vice President, Boilernakers Local §3

91

13

ropae
| e e s, bl 62l WOIGE DO NOT ENTER aap dnta.

Sank: Py, Moy 2, 3025 1288 P14
T Dimied Fiustiey o gov>
Hinste Sorage
' Dmer Woodbiary Cousay Stakshol ders,
e
620 Bougies Street, Sloux Chty, iowa.
B s,
st
B “issve. [
saesy cuncene.,
2 st o nagmie,
Districa ? The powivve iapacts.
wwams 2 be e Seigibor, guives.
rosiduntnd i
wwonsion,
3
adrcutuo,

Gralg Lovine  President
T12:202:3100

Spenser Yockey Vica Prosident
7122044305 sponcer@local2}d.org

Jose Montes  Recording Secretary
7124207080 Jmontesgiwlocal2t.com
Craig Levine - President

PO Box 1051

Sioux City, IA, 51101

clevine@ibew23 1.com

(712) 202-3100

March 14, 2025

Dan Priestley

Zoving Coordinator

Office of Cotnunity & Economic Development
6220 Douglas St. Floor 6

Sioux City, 1A 51101

Dear Sioux City Zoning Commission,

T hope this letter finds you well. 1 am writing to show our suppart for an itportant initiative in
our community- -the rezoning of industrial space to allaw for nuclear energy progtuction. As
enengy dequands continue o rise and the need for  cleaner, more sustainable source of pawer
becomes i ingly urgent, it is cssential that plare all viable optians for securing our
cnergy fature. Nuclear cengy, w praven track recurd of providing reliable, law-carban 4
eleczricity, is a critical companent of this traasition.

Currcatly, many indusizial areas are underutilized, aad repurposing these spaces for nuclear

energy production, including small modular reactors, presents an opportunity to drive economic

growth, create jobs, and coniribute to a greener energy portfolio in Woodbury County. By

rezoning these areas, we can ensure that muclear energy can be integrated into our community in

a safe, enviroamentally respoasible manacr. :

The bencfits of nuclosr encrpy extend far beyand just providing s relisble energy source, It can

help us reduce our carbon footprint and mitigate the impacts of climate change, all while

swreagthening local econoraies through job creation, techuological funovation, and ew

infrastructure development. Furthesmore, by supporting this initiative, we would be aligning

ourselves with forward-thinking policies thal prioritize sustainable energy solutions for future :
generations. A

We belicve that our arganization’s influence and commitment to [community/enviranmental
issues/snstaimable growth/innovation] would be 3 powerful voice in advecating for this rezoning

Creig AMOETSON < oaigandmsncan >
Fridiy, Mg 2, 2625 214 P
Fodowi
Ragges
exmcine e bk

s persaa.nay WO

42



¥

Manyirihe

faciites ar nug e ar wasts st o
" poreses Ly May 23, °
o

DRAFT DERNITIONS: 1

wputerra,
i I

NG o i culy nuthortzed recresentatives,
stor

feoletion, o eisaosal other

related
public foalth, Bafety, GncLhe omman dafenss and sacurky.

Zoning Map of Woodbury County, lowa

58 4 6 0 2y v,

H
-

u
:
Bas——

Davisl L Prisstiey, HPA

Woadbury County Zoning Covrdinstor
€20 Uouglas Srast veoa

Siow: City, A 51107

Fhone; 7122798808
Fax 79237530

© Wisbnitas WoodberyCoursylows gor

95
Enorgy En sse of nuciear
suppons advanced TheDOE has for Nuslaar
{GAIN), i This helps
spplicants LS, iz reactors
nuclear y 0 acidress regulatory Bt ? op Gechnical,
firnncial, schedule). the DOE 5 wibo wil. i K
inciuding ovea potentisl kunding thereof.
A matarialor have becomes i s typicalty stored on-site
unth itean budlsmdolsrumﬂnmm e p centers. High-evel
highly insid ruoiear reactors;
8PNt raacter 3pent f cumenty
not practiced in the United States, pent. lovel wastosin
spent fucl pools y at fuel sorage end
storage faciiitios (CISF). Note, these CISF's focilities such sa fucea Mountain,
DOEj The DOE, and High a thine nub-
progrem officos: the Office of mmulm.mamu Storaged snd
Siting.. for t spen
nuclear fusland High- Iunt-mlb-mm Lesrn mare. Pliot 5
anly deep peologle long-fived Lovated Cariskad, )
2 n
i tie: ey, P : s easgy. ) 4 igh
IM—mﬂmthﬂlhlml
With ¥ nuclear the NRC mmﬁa g it
vian Program Hp:
shptos, boml,
ogul ¥. The NRC o tions of s reg! ¥ ¥
bypraduct mataiials msctear
matorinls. lows, for sxampls, ks an ag wate with nates
Bryan Bergeon
Acting Reglon ki Govemmeant Lisison Officer
1.8, Nuclesr Regulatory C smmission
Branbergeon @ue
630-829-9718 fw]
240-704-5872 ()
Frooa; DJ'H g
Sonr: Mmmv,Apﬂl?A, 2005 10:53 AM
" To: Bryan Bergeon < Brean Bergach @nre.
Subjoct: (Extarnat_Sandar) Nuclear Enlrwwa:nw Couny Zoning
Mr. Bargson,
This messago is a foltow upy from our March 25 i B
y lowa is ity oy as
. As noted in our wo the NRC permitting process, including nucuar
typas, definivions, mmmialpcmlmmnumriu Acthis time, | dtocheck and see f you
i I our upcoming | loar dofinitions
| nuctear. state, ond local
2
a7

14

From: Bryan Bergeon < Eryan.Bergeon@nic.gov>
Sent: Monday, May 5, 2025 10:36 AM
To: Daniel Péestiey
Subject: RE Pauclear Energy Woodbury Courty Zoring
¥ nagu
iy unis. - yo
semEme snd pa ssword, ploas s sall WCICE #nd DO NOT ENTER any data,
Hi Daniot,
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EXECUTIVE SUMMARY

Overview

The applicant seeks a Conditional Use Permit (CUP) for an LED billboard in the General Commercial (GC) Zoning District along Highway
20, Woodbury County. The proposal can comply with the Woodbury County Zoning Ordinance and Comprehensive Plan, by meeting the
six criteria and two additional considerations for conditional use approval. On July 7, 2025, the Board of Adjustment considered the CUP
application. During the public hearing, the applicant and staff presented information, while members of the public, including Dana Neal
and Jeremy Boatman, expressed concerns about the potential lighting impact of the billboard on their properties. After deliberating on the
applicant's compliance with regulations and the concerns raised by neighbors, the Board weighed options to approve, table, or deny the
application. Ultimately, the Board voted unanimously to table the application, allowing the applicant to explore alternative locations within
the same parcel and file a variance application to reduce setbacks from existing billboards and the AE Zoning District. This decision aimed
to balance the applicant's needs with neighbor concerns about lighting, while maintaining due process and avoiding excessive delays.
The agenda item is being returned to the Zoning Commission for their July 28, 2025 meeting as a courtesy, allowing them to additionally
review the updated conditional use and review the proposed locations as requested in the applicant's variance application. A subsequent
public hearing before the Board of Adjustment is scheduled for August 4, 2025, at their 5:00 p.m. meeting, where the application will be
reconsidered in light of any additional information or recommendations received from the Zoning Commission.

Criteria Analysis

1. Authorization in Zoning District: The billboard is a permitted conditional use in the GC Zoning District, adhering to spacing
(1,000 feet from other billboards and AE zones), setback, and structural standards. However, the proposed locations 2 and 3
would require the execution of a variance by the Board of Adjustment.

2. Harmony with Ordinance and General Plan: The billboard aligns with the county’s commercial development goals along
Highway 20, supporting economic growth and maintaining land use compatibility.

3. Adverse Effects: The billboard, set back from the highway and 1,000 feet from other billboards/AE zones, poses minimal impact
on traffic, parking, utilities, or neighborhood character. Minimal electrical service is required, and LED lighting glare mitigation is
recommended. The alternative locations likely mitigate concerns as refenced by the neighbors.

4. Compatibility with Neighborhood: The two-sided billboard’s design and placement match the commercial corridor’s character,
with a standard 14’ x 48’ size and no interference with adjacent properties or future development. Floodplain requirements will be
met through administrative processes.

5. Public Facilities and Services: The billboard requires only minimal electrical service, and no water, sewer, or public access,
ensuring adequate infrastructure support.

6. Natural, Scenic, or Historic Features: The cleared parcel has no significant features, and minimal ground disturbance ensures
limited environmental impact. Floodplain compliance can be addressed administratively.

Additional Considerations
1. Public Interest: The billboard supports local business advertising, enhancing economic activity along Highway 20 without
detracting from neighborhood welfare.
2. Minimizing Adverse Effects: The site plan includes setbacks, spacing, and minimal landscape disturbance reduce impacts.
Additional screening is unnecessary due to the commercial context, though lighting glare should be considered.

Additional Notes
The ordinance does not prohibit V-shaped or multi-faced billboards, consistent with other sign regulations. Conditions on billboard design
could be addressed during the CUP process.

Recommendation

Contingent upon information obtained and carefully evaluated from the public following the Board of Adjustment public hearing, the
application appears that it could be approved including at any of the proposed locations as per the variance if the board finds that a
variance is applicable. The proposal appears to align with zoning requirements with the exception of locations 2 and 3 which require a
variance. This project could be construed to support public interest through advertising economic benefits.

The following includes the draft minutes from the Board of Adjustment’s July 7, 2025, public hearing on the matter.
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Minutes - Woodbury County Beard of Adjustment — July 7, 2025

The Board of Adjustment convened on the 7th day of July 2025 at 5:00 PM in the Board of Supervisors’' meeting
room in the Basement of the Woodbury County Courthouse. The meeting was also made available for public
access via teleconference.

Meeting Audio:
For specific content of this meeting, refer to the recorded video on the Woodbury County Board of Adjustment
“Committee Page” on the Woodbury County website:
- County Website Link:
o  https://www.woodburycountyiowa.gov/committees/board of adjustment/
- YouTube Direct Link:
o https://www.youtube.com/watch?v=Zfp8I6UUPus

BA Members Present: Daniel Hair, Doyle Turner, Pam Clark, Tom Thiesen
County Staff Present: Dan Priestley, Dawn Norton
Public Present: Jason Reynoldson, Kevin Heiss, Slater Ohm, Kevin Morton, Doug Rush,

Sheila Alioth, Jeremy Boatman, Jim Sykes, Adam Boeve, Jenette Frey,
Dana Neal (on phone)

1. Call to Order

« Time: 5:00 PM

+ Action: Chair Daniel Hair called the meeting to order, noting the absence of board member Larry Fillipi.

= Details: The meeting was audio-recorded, and minutes were to be prepared. Attendees were asked to
silence cell phones and complete the attendance sheet. Chair Hair reviewed the board’s procedures,
including the handling of public hearings, staff reports, applicant presentations, public comments, and
board deliberations. He outlined the process for motions, votes, and appeals, emphasizing respectfulness
and the avoidance of repetitious comments.

2. Public Comment on Matters Not on the Agenda
= Action: Chair Hair opened the floor for public comments ocn non-agenda items.
= QOutcome: No public comments were received.

3. Approval of Previous Meeting Minutes
= Agenda ltem: Approval of the minutes from the June 2, 2025, meeting.
s Action:
o Motion: Pam Clark moved to approve the minutes.
o Second: Tom Thiesen seconded the motion.
o Vote: Unanimous approval (all present voted “I").
s QOutcome: The minutes were approved as presented.

4. Public Hearing: Conditional Use Permit Application from Morningside University
e Agenda Iltem: Consideration of a conditional use permit application from Morningside University to
construct and operate a baseball stadium on parcel #88471430000005, located along County Home Road,
Buchanan Avenue, and Old Highway 141.
= Public Hearing Opened:
o Time: Approximately 5:05 PM
o Action: Chair Hair cpened the public hearing.
= Staff Report:
o Presenter: Dan Priestley, Zoning Coordinator
o Details: Priestley noted this was a continuation of the June 2, 2025, public hearing. Public notices
complied with requirements. Concerns from the previous meeting included traffic management,
infrastructure, noise control, lighting mitigation, parking, dust control, and operational restrictions.
Morningside University submitted additional information to address these issues.

= Applicant Presentation:
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o Presenter: Jason Reynoldson, Assistant Vice President for Facilities, Morningside University
o Key Points:
= Traffic Control: Student workers will direct traffic. A traffic impact study was initiated with
the lowa DOT to assess needs for turn lanes or speed limit reductions, in consultation with
County Engineer Laura Sievers.
= Dust Control: The site is surrounded by asphalt and concrete, minimizing dust. Calcium
chloride can be applied to adjacent gravel roads if needed.
= Lighting Mitigation: LED lights with shutters will reduce light pollution to approximately 3%
at 20 feet from poles. Wall packs with similar properties will be used for buildings.
= Noise Control: Socund systems will be pregrammed to a 55-60 decibel limit, with a 10:00
PM curfew enforced by automatic shutoff.
= Parking: Parking will be along Buchanan Avenue and County Home Road, with potential
overflow on Sheriff's Department property if approved.
= Other: The facility will use well and septic systems. Snow removal will be managed by
Morningside’s maintenance team, with roads handled by Woodbury County.

= Public Comments:

o Doug Rush (1710 County Home Road): Raised concerns about snow drift due to the proposed
fence and inquired about sewer/water connections. Reynoldson clarified the use of well and septic
systems and snow removal plans.

o Laura Sievers (County Engineer): Confirmed the traffic study process, noting that Morningside’s
compliance with DOT requirements would ensure safe access.

* Board Questions and Discussion:
o Board members asked about the closest residence (approximately 500 feet away), traffic study
timeline (not yet finalized), and snow drift impacts. Sievers noted that an open fence would likely
not significantly affect snow drift, and county roads would be pricritized for clearing.

e Public Hearing Closed:
o Motion: Doyle Turner moved to close the public hearing.
o Second: Pam Clark seconded the motion.
o Vote: Unanimous approval (all present voted “I”).

« Board Deliberation:

o Key Issues: The lack of a finalized traffic study raised concerns about public safety and potential
infrastructure changes (e.g., turn lanes, right-of-way adjustments). The 35-day decision timeline
under the zoning ordinance limited options.

o Options Considered:

=  Approve with conditions tied to the traffic study.
= Deny with a waiver of the one-year reapplication rule to allow resubmission with the study.

o Concerns: Approving with conditions risked uncertainty if the study required significant changes.
Denying with a waiver was seen as a cleaner approach, allowing Morningside to resubmit with
complete information.

+ Decision:

o Motion: Doyle Turner moved to deny the conditional use permit due to the lack of a finalized traffic
study ensuring public safety on and arocund Old Highway 141, while waiving the cne-year
reapplication rule to allow Morningside College to reapply with new information.

o Second: Tom Thiesen seconded the motion.

o Vote: Unanimous approval (all present voted “I").

s Outcome: The permit was denied, but Morningside was permitted to reapply without the one-year
restriction.

5. Public Hearing: Conditional Use Permit Application from Rent Properties
* Agenda Iltem: Consideration of a conditional use permit application from Rent Properties (Kevin Heiss) to
construct and operate a 14x48 LED billboard for off-premise advertising on parcel #88461000000002,
along Highway 20 east of Charles Avenue.
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« Public Hearing Opened:
o Action: Chair Hair cpened the public hearing.

= Staff Report:
o Presenter: Dan Priestley
o Details: The billboard is proposed in a general commercial zoning district, where off-premise signs
require a conditional use permit. The application complies with setback requirements (1,000 feet
from other billboards and agricultural estates zoning districts). The Zoning Commission
recommended exploring reduced setback requirements.

s Applicant Presentation:
o Presenters: Kevin Heiss and Slater Ohm
o Key Points:
= The billboard is a V-shaped LED sign, facing Highway 20, with no lighting on the back.
= Alighting study confirmed minimal light leakage (0.01 foot-candle at Dana Neal's property,
over 1,000 feet away).
= Moving the billbcard 200 feet north would reduce light impact further but requires a
variance due to setback rules.
= The applicants prefer approval at the current location but are open to seeking a variance to
move it north or across the creek.
o Action:
= Motion: Doyle Turner moved to receive the lighting study into the record. (See appendix)
= Second: Pam Clark seconded the motion.
= Vote: Unanimous approval (all present voted “I").

e Public Comments:

o Dana Neal (on phone, 1774 162nd Street): Expressed concerns about light impacting his elevated
home, suggesting the study’s ground-level readings may not reflect his experience. Preferred
moving the billboard north or across the creek.

o Jeremy Boatman (1762 162nd Street): Echoed lighting concerns, noting his home’s proximity and
patio use. Suggested moving the billboard across the creek to affect fewer residences.

+ Board Questions and Discussion:
o The board explored moving the billboard north (requiring a variance) or across the creek.
o Concerns were raised about due process if the location changed significantly, as notified neighbors
might differ.
o The board considered tabling the decision to allow a variance application for alternative locations
within the same parcel.

= Public Hearing Closed:
o Motion: Pam Clark moved to close the public hearing.
o Second: Doyle Turner seconded the motion.
o Vote: Unanimous approval (all present voted “I”).

» Board Deliberation:
o Key Issues: Balancing applicant compliance with neighbor concerns about lighting. The potential
variance for a northern or eastern location was appealing but required further process.
o Options Considered:
= Approve as presented.
= Table to allow a variance application for alternative locations.
= Deny with a reset for a new location.
o Decision Rationale: Tabling was chosen to maintain due process while addressing neighbor
concerns, allowing time for a variance application without jeopardizing the applicant’s timeline
excessively.

» Decision:

o Motion: Doyle Turner moved to table the application to explore different locations within the parcel.
o Second: Pam Clark seconded the motion.
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o Vote: Unanimous approval (all present voted “I").
+ Qutcome: The application was tabled, with the applicant encouraged to file a variance application.

6. Public Hearing: Variance Application from Kevin Morton
+ Agenda ltem: Consideration of a variance application from Kevin Morton (108 Bigalow Park Road, Salix) to
reduce the required 10-foot setback between structures to 4 feet for a garage on parcel #874733376005.

* Public Hearing Opened:
o Action: Chair Hair cpened the public hearing.

= Staff Report:
o Presenter: Dan Priestley
o Details: The variance would allow a functional garage with a pass-through driveway, maintaining
compliance with well, septic, and property line requirements. A neighbor'’s letter of support was
included. Staff recommended approval based on practical difficulty and recent legislation.

» Applicant Presentation:
o Presenter: Kevin Morton
o Key Points:
= The garage would provide storage for a motorcycle, four-wheeler, and lawnmower,
currently kept outside.
= A surveyor confirmed the garage would be approximately 5 feet 9 inches from the property
line, exceeding the 3-foot side yard setback.
= The 4-foot setback allows for a larger garage, enhancing property value and access.

= Public Comments: None received. A neighbor’s letter of support was noted.

* Board Questions and Discussion:
o The board clarified the garage’s access via a pass-through driveway and confirmed no structural
issues with the existing house.

= Public Hearing Closed:
o Motion: Pam Clark moved to close the public hearing.
o Second: Doyle Turner seconded the motion.
o Vote: Unanimous approval (all present voted “I”).

» Board Deliberation:
o The application was deemed straightforward, meeting all criteria with no opposition.

s Decision:
o Motion: Pam Clark moved to approve the variance to reduce the setback from 10 feet to 4 feet for
the construction of the proposed garage.
o Second: Doyle Turner seconded the motion.
o Vote: Unanimous approval (all present voted “I”).

Cutcome: The variance was approved as presented.

7. Public Comment on Matters Not on the Agenda
= Action: Chair Hair opened the floor for additional public comments.
= Outcome: No comments were received.

8. Staff Update
s Presenter: Dan Priestley
» Details: No updates were provided, with Priestley noting he would communicate any developments via
email.
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9. Board Member Comment or Inquiry

= Outcome: No comments or inquiries were raised by board members.

10. Adjournment
s Action:
o Motion: Pam Clark moved to adjourn the meeting.
o Second: Doyle Turner seconded the motion.
o Vote: Unanimous approval (all present voted “I”).

= Outcome: The meeting was adjourned at 7:41 PM
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Re: Lighting Analysis for Daktronics Digital Display

The attached lighting analysis pertains to the digital display manufactured by Daktronics, Inc., and proposed for
installation at 42.474223, -96.251723. The following is an explanation of the analysis:

1. Units of Measurement. A foot-candle (or foot-candle, fe, Im/ft2, or ft-c} is a measurement of light
intensity. One foct-candle is defined as enough light to saturate a cne-foot square with one lumen of
light. For example, where the display illuminates at 0.01, it has a light intensity of approximately 1% of a
single wax candle as viewed from 1 foat away.

2. Assumptions. The accompanying graph depicts illuminatian levels in foot candles that the display will
produce based an nighttime running levels measured at a height of 34 feet. The measurements assume
total darkness with regards ta the surrounding light and an a/-white content on the display. These
assumptions provide for the worst-case scenario, not the more likely application.

3. Practical Application. Typical content runs at 25-35% of the brightness of all-white content, therefore,
the actual levels of illumination will nearly always be markedly lower than that shawn in the graph.

4. Ambkient Light Effects. The presence of ambient light producing elements at night including, but not
limited to, rcadway and traffic lighting, commercial lighting from nearby commercial properties, the
moan, etc., will further diminish the impact of the light output from the display in question.

5. Display Features. The display is equipped s0 as nat to exceed 0.3 foot candles above amhient light as
measured from the appropriate distance. This standard is based on the acceptakle standards for
outdoor illumination from the llluminating Engineering Society of North America, and has been
implemented in the numerous states and municipalities throughout the U.S.

6. Automatic Dimming Technalogy. The perceived brightness of an electronic message center is dependent
on a variety of factors. Amhient light canditions play the largest role in affecting the brightness of the
display.

A digital billboard communicates its messages by emitting light. It therefore must not be too dim, since
it couldn’t be distinguished in sunlight; nor shauld it be too bright, as the image will be distorted and
difficult to read. The sign must adjust its brightness over the course of the day. Today’s signs can dim
from 100% during a bright sunny afternaon, to around 4% (depending on manufacturer and model)
during the darkest night. That means the sign is only 4% (if Billboard) as bright at night as during the
daytime. During the course of the day, the sign will periodically adjust its brightness lavels to ensure it is
operating appropriately.
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ONING 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 proposed conditional use is the installation and operation of a 14-foot by 48-foot off-premise, double-sided LED billboard. The
structure will be used for digital advertising visible from Highway 20, providing marketing opportunities for local businesses and services.
The billboard will be constructed to meet county ordinance requirements, including setback and spacing standards, and will utilize minimal
power with downward-facing LED lighting to reduce glare and light pollution. The sign will be programmed for appropriate content display
duration as per county guidelines and located on privately owned commercial-zoned land.

MAP DRAWN TO SCALE, SHOWING THE SUBJECT PROPERTY, ALL STRUCTURES AND OTHER IMPROVEMENTS, WITH THE
PROPOSED CONDITIONAL USE IDNTIFIED PER STRUCTURE OF IMPROVEMENT, PROVID BY ATTACHMENT

SEE REVISED MAPPING INCLUDED IN THE VARIANCE SECTION BELOW

PROPOSED LOCATIONS 2, 3, AND 1 RELATIVE TO THE GENERAL FLOODPLAIN. (NOT SCIENTIFIC)

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:

The LED board is an authorized conditional use in the General Commercial (GC) Zoning District, as per the Woodbury County Zoning
Ordinance. This parcel is zoned GC, and the proposed billboard conforms to the standards and permitted conditional uses within this
zoning classification and certain commercial districts. This parcel is located on Highway 20 and adjacent to other parcels with an existing
billboard across the road. The application follows the required spacing standards, setbacks, and structure regulations as seen in county
ordinance. We plan to stay 1000ft from the original billboard as well as 1000ft from the AE zone that is to the Northwest of the property.

STAFF ANALYSIS:

The Woodbury County Zoning Ordinance (Sec. 5.02.8) permits off-premise signs, such as billboards, as conditional uses in the GC
Zoning District, subject to specific standards. The applicant’s assertion that the billboard meets spacing (1,000 feet from other billboards
and AE zones), setbacks, and structural requirements aligns with ordinance standards as the site plan appears to include these distances.
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The site plan appears to indicate that the billboard maintained 1,000-foot spacing from other billboards and AE zones. The proposed
alternative locations 2 and 3 would require a variance through 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:

This project aligns with the county’s future land use goals by placing signage along a major highway corridor, which supports local
economic development while preserving compatibility with land use. This parcel is currently zoned General Commercial (GC), and the
proposed use aligns with its current zoning designation and intended commercial development along Highway 20.

STAFF ANALYSIS:

The Woodbury County General Plan encourages commercial development along major corridors like Highway 20 to foster economic growth while
preserving land use compatibility. The GC Zoning District is intended for commercial activities, and the proposed billboard aligns with this purpose by

providing advertising opportunities that support local businesses. The site’s location along Highway 20, a high-traffic corridor, is consistent with the plan’s
emphasis on visible commercial development. The applicant's response adequately demonstrates harmony with the ordinance and general plan, as the
use complements the commercial character of the area without conflicting with land use objectives.

(https:/lwww.woodburycountyiowa.govi/files/community_economic_development/woodbury_county_comprehensive_plan_2040_89417.pdf )

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 billboard is setback over 280 feet from the highway and more than 1,000 feet from any other billboard or AE-zoned lot, as shown in
the attached site plan. Its placement makes sure that visibility, traffic safety, and neighborhood character are not negatively impacted.
There will be no parking, public access, or utilities required on-site beyond minimal electrical service for the LED lighting, further
minimizing disruption to the surrounding properties.

STAFF ANALYSIS:

The site plan appears to confirm the billboard’s setback from Highway 20, which exceeds the setback requirement of 50 FT from the right-
of-way line. The 1,000-foot spacing from other billboards and AE zones complies with ordinance standards, reducing visual clutter and
potential land use conflicts. The lack of parking or public access eliminates concerns about traffic or parking impacts. The minimal
electrical service requirement poses little strain on utility infrastructure. The billboard’s placement in a commercially zoned area with
existing billboards nearby suggests it will not alter the neighborhood’s character. The LED lighting should include measures to reduce or
avoid glare, but the applicant's response indicates no significant adverse effects, satisfying this criterion. The proposed alternative
locations 2 and 3 would require a variance through the Board of Adjustment.

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:

The parcel is around other large agricultural and commercial parcels, including an existing billboard to the east. The design, scale, and
orientation of the sign match the existing conditions. Its placement maintains visual and operational consistency with surrounding
development and does not hurt future use or development of adjacent land.

STAFF ANALYSIS:

The proposed alternative locations 2 and 3 would require a variance through the Board of Adjustment. The parcel is in a commercially
zoned area along Highway 20, adjacent to agricultural and commercial properties. The presence of an existing billboard nearby supports
the applicant’s claim that the proposed billboard is consistent with the area’s visual and operational character. The 14’ x 48’ size is
standard for off-premise signs and does not appear disproportionate to the surroundings. The billboard’s placement avoids encroachment
on adjacent properties, and its minimal footprint ensures no interference with future development. The response demonstrates
compatibility with the neighborhood, meeting this criterion. The property is within the floodplain but the applicant can satisfy the floodplain
requirements through the administrative process by not placing the sign within the floodway and following the floodplain development
permitting process through the county zoning department.

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:

The billboard will require no water, sewer, or public access. Minimal electrical service for LED lighting will be installed per code and utility
provider standards. As such, existing infrastructure is more than adequate for the proposed use.

STAFF ANALYSIS:

The proposed use has negligible demands on public infrastructure, requiring only electrical service for LED lighting. The applicant's
commitment to install this service per code ensures compliance with utility standards. The absence of water, sewer, or access needs
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eliminates concerns about infrastructure capacity. There appears to be no physical constraints that would prevent electrical service
installation. This criterion is clearly satisfied, as existing facilities are more than adequate for the minimal requirements. The proposed
alternative locations 2 and 3 would require a variance through the Board of Adjustment.

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:

There are no historic, scenic, or environmentally sensitive features located on this parcel. The sign has been placed with ample spacing
from nearby lots and with minimal disturbance to the natural landscape. The site is cleared, owned by the applicant, and does not
encroach on any floodplain, protected area, or sensitive habitat.

STAFF ANALYSIS:

The parcel is a cleared, commercially zoned lot with no apparent natural, scenic, or historic features. The applicant’s assertion that the
site avoids protected areas, or sensitive habitats is plausible, given its location in a developed commercial corridor. As noted, the property
is within the floodplain but the applicant can satisfy the floodplain requirements through the administrative process by not placing the sign
within the floodway and following the floodplain development permitting process through the county zoning department. The minimal
ground disturbance required for billboard installation supports the claim of limited environmental impact. The proposed alternative
locations 2 and 3 would require a variance through the Board of Adjustment.

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:

The proposed billboard serves the public interest by providing advertising space for local businesses, which supports economic activity
along Highway 20. Its location in a commercial corridor enhances visibility for commercial services, contributing to the community’s
economic welfare. The minimal infrastructure demands and compliance with zoning standards ensure it does not detract from the
neighborhood’s welfare. While not a critical public facility, the billboard’s economic benefits align with the ordinance’s intent to foster
commercial development, satisfying this consideration. The proposed alternative locations 2 and 3 would require a variance through the
Board of Adjustment.

OTHER CONSIDRATION 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 site plan demonstrates efforts to minimize adverse effects through setback from Highway 20 and 1,000-foot spacing from other
billboards and AE zones, reducing visual and safety impacts. The applicant's commitment to minimal landscape disturbance and
compliance with electrical codes further mitigates effects. Given the commercial context and existing billboards, additional screening may
not be necessary. Overall, the design and placement sufficiently minimizes adverse effects, meeting this consideration. The Board should
consider questioning potential glare or lighting issues. The proposed alternative locations 2 and 3 would require a variance through the
Board of Adjustment.

OVERALL ANALYSIS:

The CUP application for the LED billboard can meet compliance with the Woodbury County Zoning Ordinance’s criteria and considerations for all
three locations but Locations 2 and 3 would require a variance from the Board of Adjustment. The proposed use is authorized in the GC Zoning
District, aligns with the general plan’s commercial development goals, and likely poses minimal adverse effects on traffic, utilities, or neighborhood
character. The billboard’s design and placement strive for compatibility with the commercial corridor, and its minimal infrastructure needs are easily
met by existing services. The billboard contributes to economic welfare by supporting local advertising. Additionally, after seeking counsel with the
county attorney office, it was agreed that the ordinance does not prohibit v-shaped or multiple faced billboards. The shape or number of faces of a
billboard could be something that could be addressed in the course of the conditional use process (i.e. a specific condition could potentially be
placed in the CUP related to those items). Counsel also noted that the other regulations in the ordinance pertaining to signs, e.g. ground signs, do
not specify the number of faces and those often are front and back. Thus, the interpretation for billboards would be consistent with the way the
ordinance has been applied to other types of signs.

Recommendation: Contingent upon information obtained and carefully evaluated from the public following the Board of Adjustment public hearing,

the application appears that it could be approved including at any of the proposed locations as per the variance if the board finds that a variance is

applicable. The proposal appears to align with zoning requirements and could be construed to support public interest through advertising economic
benefits.
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Excerpt from Section 5.02.8 of the Woodbury County Zoning Ordinance.
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APPLICATION
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Date Received WOODBURY COUNTY COMMUNITY AND ECONOMIC DEVELOPMENT
Zoning Ordinance Section 2.02(9) Page 1 of 6 CONDITIONAL USE PERMIT APPLICATION

Owner Information: Owner Rent Properties
Address 204 Buckeye Circle, Lawton, lowa
Phone 712-490-9981

Applicant Information: Applicant Kevin Heiss
Address 204 Buckeye Circle, Lawton, IA

Phone 712-490-9981

Property Information: Property Address or Address

Range

Quarter/Quarter N2/3N1/2NW1/4 Sec_ 6__ Twnshp/Range__ T88N R46W__
Parcel ID # _88406100002__ GIS# 812535 Total Acres 67.25
Current Use _Agricultural / Vacant Land Proposed Use___ Installation of a 14'x48'

LED billboard for off-premise advertising___
CurrentZoning__ GC___

We, the undersigned, hereby apply to the Woodbury County Board of Adjustment for
permission to:

__Construct a free standing off-premise biliboard on the (address), in accordance with he
woodbury county zoning ordinance section 2.02(9)__

The filing of this application is required to be accompanied with all items and information
required pursuant to section 2.02(9)(C)(2) through (C)(4) of Woodbury County’s zoning
ordinances (see attached pages of this application for a list of those items and
information). A formal pre-application meeting is recommended prior to submitting this
application.

Pre-app mtg. date May 22, 2025

Staff present Daniel Priestley

The undersigned is/are the owners(s) of the described property on this application, located
in the unincorporated area of Woodbury County, lowa, assuring that the information
provided herein is true and correct. | hereby give my consent for the Woodbury County
Community and Economic Development staff, Zoning Commission and Board of
Adjustment members to conduct site visits and photograph the subject property. This
Conditional Use Permit Application is subject to and shall be required, as a condition of
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final approval, to comply with all applicable Woodbury County ordinances, policies,
requirements and standards that are in effect at the time of final approval.

Owner R(ZJ/H' P/‘OD@J"HCS Date 5/ aq/ QO%
Applicant bavin_Ueiss Date 5/&”]/3035

Fee: $300* Case #: Check #: Receipt #:

COMMUNITY AND ECONOMIC DEVELOPMENT FEE SCHEDULE BUILDING PERMITS FEE

INEW DWELLING .o eeeeee i e ce e e et se e e e e e eeeenenns $250 New
Dwelling with Attached/Detached Garage under 300 $Q. fl. v.vvvvvvevrieeeiecieeinnnieenn, $300 New
Dwelling with Attached/Detached Garage over 300 Sq. ft. cooeeeeeereiee e, $500
Accessory Structure Under 300 SO Tl covieriee e e $50
Accessory STructure oVer 300 SO TL vovv v e e e e e e e eerer s $250
Commercial/Industrial Building (0-10,000 ST. T1.) vvevveeriiriiriienieice e e $500
Commercial/Industrial Building over 10,000 sq. ft. — ($50 for each additional 1,000 sq. ft.
OVEY T O 00D )k usnnsvsssissssmmsmsssssits s imasanmss w5aisaisys 5sssassn soma s nsnmmmsta s sestas s hR S e s i $500+
SUBDIVSIONS FEE Final Plat for Minor Subdivision 4 LotS or LeSS...cvveevvieeeiiieeennnnn. $300~
Final Plat for Minor Subdivision more than 4 Lots ($5 for each additional lot). $300+*
Preliminary Plat for Major Subdivision 4 Lots or LeSS....cccvuveveiiiverienennn. $350* Preliminary
Plat for Major Subdivision more than 4 Lots ($5 for each additional lot) .......... $350+* Final
Plat for Major SUbdiviSion 4 LOTS O LESS coiiiiviieeeireiie e cereeeeieeeeeee e eeeeeeeeeeee s $350* Final Plat
for Major Subdivision More than 4 Lots ($5 for each additional lot) ................. $350+*
OTHER LAND USE PERMITS FEE Conditional Use Permit ...cocevveeeevevenieeeeeeinenn. $300*
Floodplain Development PEIMUT ... s s st eeeeeeeeene e $110

CT = o L a Y=l ol o 1T PR $0 Sign Permit
................................................................................................... $50 Fence
........................................................................................................... $50
TELECOMMUNICATION TOWERS FEE Tower Development Permit ............... $500*
ADMINISTRATIVE REQUESTS/ACTIONS FEE Zoning Ordinance Amendment (text or map)
......................................................... $400*

Planned DevelopTEnt wwwrsssrmsmm s s s s s s s e s s $400*
LT T T $300* Appeal of
PR g i1 Tnd it ey g A B Te s o $300*

Research and Staff Investigation Time ($40.00 per hour — minimum charge 2 hours)
Photocopies ($0.50 Per Page) ...covvveereeevvneveeeennne *ADDITIONAL FEES
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Docusign Envelope ID: 27CEF833-3066-483D-8830-60218C43087A

WOODBURY COUNTY COMMUNITY AND ECONOMIC DEVELOPMENT Zoning Ordinance
Section 2.02(9)

Page 10of 6

CONDITIONAL USE PERMIT APPLICATION

Owner Information: Applicant Information:
Owner Rent Prapertios Applicant Kevin Heiss
Address 204 Buckeye Circle, Lawton, lowa Address 204 Buckeye Circle, Lawton, 1A
Phone  712-490-9981 Phone 712-898-6001
We, the undersigned, hereby apply to the Woodbury County Board of Adjustment for permission to:

win s
Property Information:
Property Address
or Address Range
Quarter/Quarter N 2/3 N 1/2 NW 1/4 Sec 6 Twnshp/Range T88N R46W
Parcel ID # 88406100002 GlS # 812535 Total Acres_ 67.25
Current Use Agricultural / Vacant Land Proposed Use_Installation of a 14'x48' LED billboard for off-premise
advertising
Current Zoning GC

The filing of this application is required to be accompanied with all items and information required
pursuant to section 2.02(9)(C)(2) through (C)(4) of Woodbury County’s zoning ordinances (see attached
pages of this application for a list of those items and information).

A formal pre-application meeting is recommended prior to submitting this application.

Pre-app mtg. date May 22, 2025 Staff present

The undersigned is/are the owners(s) of the described property on this application, located in the unincorporated area of
Woodbury County, lowa, assuring that the information provided herein is true and correct. | hereby give my consent for the
Woodbury County Community and Economic Development staff, Zoning Commission and Board of Adjustment members to
conduct site visits and photograph the subject property.

This Conditional Use Permit Application is subject to and shall be required, as a condition of final approval, to comply with all
applicable Woodbury County ordinances, policies, requirements and standards that are in effect at the time of final approval.

Owner Applicant
Date Date
Date Received
. * . 7068
Fee: $300 Case #: [ Revised - June 4, 2025
2389
Check #:
Receipt #
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Docusign Envelope ID: 27CEF833-3066-483D-8830-60218C43087A

PER SECTION 2.02(9)(C )2 (d) PROVIDE A SPECIFIC DESCRIPTION OF THE
PROPQOSED CONDITIONAL USE:

The proposed conditional use is the installation and operation of a 14-foot by 48-foot off-premise, double-sided
LED billboard. The structure will be used for digital advertising visible from Highway 20, providing marketing
opportunities for local businesses and services. The billboard will be constructed to meet county ordinance
requirements, including setback and spacing standards, and will utilize minimal power with downward-facing
LED lighting to reduce glare and light pollution. The sign will be programmed for appropriate content display
duration as per county guidelines and located on privately owned commercial-zoned land.

PER SECTION 2.02(9) (C )(2)(e) PROVIDE A MAP DRAWN TO SCALE, SHOWING THE
SUBJECT PROPERTY, ALL STRUCTURES AND OTHER IMPROVEMENTS, WITH THE
PROPOSED CONDITIONAL USE IDENTIFIED PER STRUCTURE OR IMPROVEMENT .
PROVIDE BY ATTACHMENT.

PER SECTION 2.02(9) (C )(2)(e) PROVIDE A STATEMENT IN RESPONSE TO EACH OF SIX
BELOW CRITEREA AND STANDARDS FOR APPROVAL OF CONDITIONAL USES AS
LISTED IN SECTION 2.02(9)F OF THE ORDINANCES. (7ab at the end of each line to continue)

(a) Provide a statement to why you feel 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.

- The LED board is an authorized conditional use in the General Commercial (GC)
Zoning District, as per the Woodbury County Zoning Ordinance. This parcel is zoned
GC, and the proposed billboard conforms to the standards and permitted conditional
uses within this zoning classification and certain commercial districts. This parcel is
located on Highway 20 and adjacent to other parcels with an existing billboard across
the road. The application follows the required spacing standards, setbacks, and
structure regulations as seen in county ordinance. We plan to stay 1000ft from the
original billboard as well as 1000ft from the AE zone that is to the Northwest of the
property.

(b) Provide a statement to why 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.

-- This project aligns with the county’s future land use goals by placing signage along
a major highway corridor, which supports local economic development while
preserving compatibility with land use. This parcel is currently zoned General
Commercial (GC), and the proposed use aligns with its current zoning designation

and intended commercial development along Highway 20. (Tab at the end of each line to
continue)
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Docusign Envelope 1D: 27CEF833-3066-483D-8830-60218C43087A

(c) Provide a statement to why 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.

- The billboard is setback over 280 feet from the highway and mare than 1,000
feet from any other billboard or AE-zoned lot, as shown in the attached site
plan. Its placement makes sure that visibility, traffic safety, and neighborhood
character are not negatively impacted. There will be no parking, public access,
or utilities required on-site beyond minimal electrical service for the LED
lighting, further minimizing disruption to the surrounding properties.

(Tab at the end of each line to continue)

(d) Provide a statement to why 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.

- The parcel is around other large agricultural and commercial parcels,
including an existing billboard to the east. The design, scale, and orientation
of the sign match the existing conditions. Its placement maintains visual and
operational consistency with surrounding development and does not hurt
future use or development of adjacent land. (Tab at the end of each line to continue)
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Docusign Envelope ID: 27CEF833-3066-483D-8830-60218C43087A

(e) Provide a statement to why essential public facilities and services will adequately serve the

proposed use or development.  _ The billboard will require no water, sewer, or public access.
Minimal electrical service for LED lighting will be installed per
code and utility provider standards. As such, existing

infrastructure is more than adequate for the proposed use. (Tab
at the end of each line to continue)

(f) Provide a statement to why 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. - There are no historic, scenic, or environmentally sensitive

features located on this parcel. The sign has been placed with
ample spacing from nearby lots and with minimal disturbance to
the natural landscape. The site is cleared, owned by the
applicant, and does not encroach on any floodplain, protected
area, or sensitive habitat. (Tab at the end of each line to continue)
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SITE PLAN & SEPARATION DISTANCES (SEE REVISED BELOW WITH THE VARIANCE
APPLICATION

36 65



37

66



38

67



N 3va

A QY0 TN 9N

VI°ALIO XNOIS
02 AW NOLLY20T

"HOSL 3ISHIA IL¥ ¥3N0LSNd

108-aid Nz WO'BxyL N ONMRD
SZIpLIE0 - 0 NOISIAZY

VN # 'OMQ ONIIINIONT
ANINFONVYY TV3NZD

HVYO € ‘A .02 ‘WO
W0-8% X0~ L

"(ONN) 321S G¥VANYLS OSIY 3HL 38 TIVHS STI0H 1108

TS Ie0 e oN W

65¢1-128-008-1
LIGE-E250 1 P s - S 1009

"ONI ‘STINLONYIS

mm._m_m._.w TV

u3aav1
$S300V dv3y

Ty

00T

B

@ A (dAL)
308Y) ObeMm
(monzs) spzim — |

(513831 2)
SHIWMLYO ¥v3y v/

¥30av1 \kﬁ
SS200V Wv3Y

wONI'STUNLONYLS

T33LS 1TV 40 NOISSINYId NILLIMM LNOHLIM
NOIHSV ANV NI G3LI8IHX3 ¥0 ‘03100 ‘030Na0¥dFY
39 OL LON SI 11 - ONIMW¥A GIHSITENANN NV SI SIHL.

F01L0VHd

QYANYLS ONY SNOLLYOIIOZES OSIY 1STLVT 3HL

OL ONIQ¥ODOY Q310343 ONY J3LYORIEYA 38 TIVHS

SWNLONYLS 3HL 40 SINIWSTS ONY SYIEWIN T3S 1L
"SUYANYLS.

SV HLM 3ONYQHOOOY NI 38 TIVHS ONIQTIM 1331S 0L')

“S¥3EWIN 20 SNOLLYOd 0300383 FHL

404 1d30%3 'G3INIVd NV G3WId 368 TIVHS T33US 6L

“(ONN) G3NOISNILTdE

ATIN4 38 TIYHS SL108 HLONSULS HOIH TIY

"SNOILYOIAI03dS DSOY 1S31v1 3HL OL ONIG¥OOOY
G3TIVLSNI 38 TIVHS SL108 SZ8W HLONIULS HOIH
'£85Y WLSY OL WEO4NOD TIVHS SLNN
(ONM) 526V WLSY O W¥OANOD TIVHS HLONZYLS HOIH
266¥ ILSY OL WHO4NOD
TIVHS STdYHS SONYTS 30IM T33LS TVENLONYLS €L
"9 WLSY OL WNOINOO TIVHS STINNYHO
ONY 'STIONY ‘SA0Y '31¥1d 133US TWINLONYLS  T'L
'SSTULS QT3IA G314103dS FHL
OL SONOESTUHOO L¥HL FAVAO HLIN IS IdY ¥O 2627
WLSY OL WHO4NOO TIVHS 3did 13318 TVENLONYLS 'L'L

13318 1

‘S3LON

Fe MIANVId

NOILON¥LSNOD ¥O4 LON

AYVNINITINd

(MOTZE) LI#X,04 1d 2/ ]

Olyav4 3WIM 03013 — |

Q30vdS ATIVID3 Q03X (7)
WO EXPIXEXET —]

NOLLYONNOA 38N0 31330N00 — |

X aIvos
9-O NOILD3S

(43NHOD ¥3d 2)

Jdid WOYH AVMY
313YON0D 3d0TS.

=5,

3

P g T
/ N
(davyarixoem — | HL s
i r —
| Hw ‘9
2 ' ANy
s
AL
SL108 Szev B/t (21)
soxaeraavan — [t
Tor | el
6t 6t
E3
IN\ 304 NOIS TYLI9Ia
—~ Il
T —

NOISHOL

V-V NOILO3S

68

39

4330090

HY0 058

3did
NWATOO
NOILVANNOA 38NJ 3LVNY3LTY nxee
3AVNOS ,0-01 X.0-01
LDl
i S
0 2 o
0 @ 2
& PR S
| — ® = NOLLYATT3 30Vd NOIS
A i)
mm A 3
NS TR m
< /,
SN 08 4 .
Favon Q3gNLSIANN \WV ! f
7
tv
ZX Q3OS a30vds >‘_.,<:o.m%«,wmw v% A
TIVL3a NOILDOANNOD NWN109
NOLLYGNNO
QITII4A FUFHONOO
3did 100 2.9¢
(43NN ¥3d 2) > >
L1017 21 NN L AN,
88X,86 1 OVH b BSOS AN
3avas/L
=
T
aHLeus —
\ Fand = 3dld NWNT0D
3did NOISHOL 852 \ 1895 528" X 2,98 —|
FUTY— VEEL PR T
oz
(NY1d 338 '30IS ¥v) 2
209- oM@ ¥3AAYINANT0D — | JIVIIA NOILOINNOD 3did NOISYOL >
NWN100 335 IS 2 88" X GrT 3
Eg [ 3
2
o — |
— I
SVMLYD V ] I
- vy ]
| &
u3aav1 LI I}
ss300 avay —_| H
— a
I =)
= HIMLYO M
C' EIEN (dAD) sxem — |
| 08 08 08 0

30v4 NOIS .0°8%




vN 3 SVMLYO ¥vIY
g O¥0 —v 'ON3 7Iv13ad 3011dS XMVMLYD
; ONLLV¥D V13N 03aNVeX3
ALoxnOIS NOILONYLSNOD ¥O4 LON
oz Novoo
TSIYNIAT I 4 S1108 szev 8.2k (€)
“HOSL SAISUIAMN L8 ¥3R0LSND AYVNINIT3Nd
2092id N0z WO By ON ONIMVED
SEIvHE0 -0 NOISINZY NVOHS LON SIYMLYO ¥Y3Y
TIV13a ONILNNOW INVHH
VN #'DMA ONINIINIONS 3did
ANIWIONVNNY TVH3NTD NOIS¥OL B.#2
HVYO S€ ‘A0 ‘WO IYMLYO MYy — WMLVO MV oL/s
0-8Y X.0-v L 7IV13Ad ONILNNOW M TVMLYD TIV13A MTYMLYD ~
(dAL's3aIs HL08) p—
“SZwE0:°0 Twpeig ON aor Wy3g m 108 8.2k Lidx2/L T 14 H &3- M&c.
ONILYYO TVLIN A3ANYAX3 M HO 8 NS 88 ——_| | o~
65£1-129-008~1 9TXZLM I3
LL0Z-52503 W PUDIOH YIS ~SIULE 'S 10G01 _ ]
. D W/l €=39VD
NI 'S38n10n¥1S ONLLYHO S S1708 Szev Bbie (@) Lol |&3|F®\\ m
I_MM._.m 17V ¥L3W A3ANVAX3 Rl
WY38 M HOV3 LV MIVMLYD Wil T =39V
4030IS KOV Q03N (V) [ Z P TR TR Z S17108 s2ev 8.2/ (8) L~
1o ' \ ZeE WX8L1d Wb
ogr g,
WOLEIL=V—=.9"0r =1
VIY3LI{O NOILYTIVLSNI 378¥0 AL34VS e~
NOLLISOd F18Y0 FHL 40 LNO XOV1IS IHL 3NVHS T¥OIdAL
Q3uNSYIN NI T8V I¥1 0L NOLLOI1430 ONIINSYIN €-g NOILO3S

318v0 aaxv 1Y

N3HM T18Y0 IHL OL Q3dd¥
\ o~ 38 TIVHS S810} 30 30804 ¥

T

3 Y5 31av0 NOILO=1330 5
2 2
E &
' T=NvdS
- MAA3mS
11IV13d ONILNNOW

379V0 ALIHVS dv3Id

SLNN X3H AAVIH
(2)im 1108-3A3 ¥3AINOHS
Q39404 dO¥A B.4/E

FISWIHL 3dOY TUIM B.8/8

—= HLON3YLS
TYNINON S81000'%
s I18Y0 LIVE0NIY
T33LS NIVO BLXL B.8E

“NNOO ¥3d 0034 €
SNV 18V B.8/E

M3IA dOL
1IV.L3d ONLLNNOW
379V0 AL34VS dv3d

SLNN X3H AAY3H
(2) /M 1108-3A3 ¥3QINOHS

L 39404 dO¥A B.4/E
- HLONIULS
b1

T¥NIWON S81000'%L
S78Y0 L3vu0dlY
733LS NIV 6LXL B.8/E
'NNOO ¥3d 0D3¥ €
£ SNYI0 318Y0 B.8/E

HIEL

T

s

v vi3a
g
m
A "
aa Ak H olz

o
/LT =39V
S1708 seev 8.2/ (@)

851

S d

4 3did
NOISYOL Z¥Z o

¥ND3 - SAVA ¥NO3 - SRVA

V130 ONLLNNOW
EITZEEES

(dAD
030 W13 2285t N¢

(N

DTUM 1

(dAD LHORIN HOY

v Nois wLiold — |

SLX8M

1Y SL1108 528 2.8,
13x0vyE ¥39031°

(dAD LHolddn 7
HOV3 @ SL108 8.2k (@) M
30VHE TYHILYT p/LXEXET

7 3OV4 NOIS TVLIO!

CRIZECEES] ~\

i
|
| orem
|
I T @ 1/ |
' ONILYEO 1IN
. Q30NVAE 254 €M
& SIvH 301 PR e
i (dAD SHTYMLYD
— WILSAS ONLLNNOW
| sevo uzsvs seo m

HOV3 @ S1108 @.2/k (2)

E»&Ew_m% A\
M1V LNOLND H/XeXeT

69

40



41

70



The attached lighting analysis pertains to the digital display manufactured by Daktronics, Inc., and proposed for
installation at 42.474223, -96.251723. The following is an explanation of the analysis:

1. Units of Measurement. A foot-candle {(or foot-candle, fc, Im/ft2, or ft-c) is a measurement of light
intensity. One foot-candle is defined as enough light to saturate a one-foot square with one lumen of
light. For example, where the display illuminates at 0.01, it has a light intensity of approximately 1% of a
single wax candle as viewed from 1 foot away.

2. Assumptions. The accompanying graph depicts illumination levels in foot candles that the display will
produce based on nighttime running levels measured at a height of 34 feet. The measurements assume
total darkness with regards to the surrounding light and an all-white content an the display. These
assumptions provide for the worst-case scenario, not the more likely application.

3. Practical Application. Typical content runs at 25-35% of the brightness of all-white content, therefore,
the actual levels of illumination will nearly always be markedly lower than that shown in the graph.

4. Ambient Light Effects. The presence of ambient light producing elements at night including, but not
limited to, roadway and traffic lighting, commercial lighting from nearby commercial properties, the
moon, etc., will further diminish the impact of the light output from the display in question.

5. Display Features. The display is equipped so as not to exceed 0.3 foot candles above ambient light as
measured from the appropriate distance. This standard is based on the acceptable standards for
outdoor illumination from the llluminating Engineering Society of North America, and has been
implemented in the numerous states and municipalities throughout the U.S.

6. Automatic Dimming Technology. The perceived brightness of an electronic message center is dependent
on a variety of factors. Ambient light conditions play the largest role in affecting the brightness of the
display.

A digital billboard communicates its messages by emitting light. It therefore must not be too dim, since
it couldn’t be distinguished in sunlight; nor should it be too bright, as the image will be distorted and
difficult to read. The sign must adjust its brightness over the course of the day. Today’s signs can dim
from 100% during a bright sunny afternoon, to arcund 4% {(depending on manufacturer and model)
during the darkest night. That means the sign is only 4% (if Billboard) as bright at night as during the
daytime. During the course of the day, the sign will periodically adjust its brightness levels to ensure it is
operating appropriately.
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APPLICATION

Phone 712-490-9981 Phone 712-490-9981

Engineer/Surveyor Phone

Property Information:

Property Address

or Address Range

Quarter/Quarter N 2/3 N 1/2NW 1/4 Sec_6 Twnshp/Range_TSSN R4BW

Parcel ID# 08406100002 Gis # 812535 Total Acres_07 29

Current Use _Aqucultural / Vacant Land Proposed Use __ Applicant seeks a variance from the required

separation distances outlined in Section 5.02.8 of the Woodbury County Zoning Ordinance. Specifically, we request to reducs
the standard 1,000-foct separation between off-premise signs and 1,000 feet from AE, NR, and SR zoning districts to a rangg
of 200 to 1000 feet, and allow a minimum setback of 50 feet from the front lot line.

GC

Current Zoning _

The filing of this application is required tc be accompanied with all items and information required
pursuant to section 2.02{8)}{C}{2) through (C){4) of Woodbury County’s zoning ordinances {see attached
pages of this application for a list of those items and information).

A formal pre-application meeting is recommended prior te submitting this application.

Pre-app mtg. date Staff present

The undersigned is/are the owners(s) of the described property on this application, located in the unincorporated area of
Woodbury County, lowa, assuring that the information provided herein is true and correct. | hereby give my consent for the
Woodbury County Planning and Zoning Office and Board of Adjustment members to conduct a site visit and photegraph the
subject property.
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Docusign Envelope 1D: 3483D2C5-5A45-4A50-83C7-04361EBSAEFD

Applicant Statement Re: Variance Requirements
Attachment to Woodbury County, lowa Variance Application
Pursuant to Requirement of Zoning Ordinance Section 2.02:8.F(1) - Pages 19-20
Adopted July 22, 2008; Effective August 01, 2008

In order tc grant any variance the Beard of Adjustment must determine that granting the variance will not
be contrary to the public interest or the general intent and purpose of the ordinances:

(If filling out form online, tab at the end of each line fo continue on hext line.)

Section F. (1)(a)

(i) Explain below why granting the variance will not adversely impact nearby properties:

The proposed variances for sign locations 2 and 3 will further reduce the already
extremely low light leakage and visibility from nearby homes. According to the
submitted light study, both proposed sign locaticns in this variance would be farther
from the nearest residences compared to sign 1. Sign location 1 is compliant with
required setbacks and distances from AE parcels and is outside of the 1000
requirement from the nearest Off Premises billboards.

(i) Explain below why granting the variance will not substantially increases congestion of
people, buildings or traffic:

All proposed sign locations are along Highway 20, set back safely from the road, and

maaot mavimum haoioht raalliramante Thaco are non_acclinancy atriictiiras that do not
mect maximum neignt requircmenis. 1 Nnese are NoN-0CCupandcy sStrdciures natl Go not

invite public access or foot traffic and will not affect traffic flow, parking, or building
development.

(iiiy Explain below why granting the variance will not endanger public health cr safety:

The billboard structures will be engineered and constructed to code, meeting all structural and
safety requirements. The signs are positioned away frem travel lanes and maintain clear
sightlines for vehicles. Additionally, the LED displays will feature programmed image transition
times and brightness control, minimizing distraction to drivers and avoiding sudden visual
changes that could pose a safety risk. Each of the structure location proposed will be built
outside of any floodway as determined by lowa DNR. The lowa DNR map was submitted on
the original application

(iv) Explain below why granting the variance will not overburden public facilities or services:
These signs require only minimal electrical service and contain automatic dimming technology

to limit energy use. They do not require water, sewer, road access, or emergency services. As
such, there is no strain on any existing public infrastructure or utility system.
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Docusign Envelope ID: 3483D2C5-5A45-4A50-83C7-04361EBS4EFD

(v) Explain below why granting the variance will not impair the enjoyment, use or value of
nearby property:

The light study, public input, and sign placement strategies were carefully considered to
reduce impact on neighboring parcels. Both sign locations 2 and 3 are farther from
residences than the already compliant sign 1 location. Sign locations 2 or 3 will help
minimize disruption to the area. The signs are consistent with the commercial zoning
intent of the area and do not block views or interfere with property access.

Section F. (1)(b)

In order to explain why granting the variance is necessary to assure that the owner does not suffer an
economic hardship answer the below questions. (Note: Increased financial return or reduced costs to the
applicant are not adequate cause for a finding of hardship.} A finding of economic hardship is based upon
each of the following questions.

i) Explain below why the property cannot yield a reasonable return without the granting of the
variance:

Because of the neighboring zening boundaries, the proximity to AE-zoned land and spacing
to other signs, strict compliance with the ordinance would not allow the placement of the
sign. This limits the commercial usage of the GC-zoned parcel, which is located along a high
Hwy 20 for billboard use. Without a variance, the property cannot fully serve its commercial
purpose.

ii) Explain below why the preperty has unique physical constraints that result in its inability to
be used without the granting of a variance:

The property is bordered by zoning districts with stricter sign spacing rules, AE zoning,
and other signs that were grandfathered in under clder regulations. These neighboering
elements create unusual limitations on sign placement nct commonly found in other GC-
zoned parcels. These conditions restrict usage despite otherwise ideal commercial
conditions and visibility.

i)  Explain below why the hardship is not a result of acticns or decisions by the cwner:

The spacing constraints and zoning were pre-existing when the applicant acquired and developed
the property. The sign placements were adjusted based on input from the County and Iowa DOT.
The applicant followed procedures for pre-application, feedback, and conducted a light study to
minimize impact, showing good faith in complying with the rules. The hardship results from
zoning layout and external regulatory spacing, not owner actions. The owner owns the parcel in
question and the sign structure to be built.
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SITE PLAN & SEPARATION DISTANCES

Screen Clips Page 1
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PROPOSED LOCATIONS 2, 3, AND 1 RELATIVE TO THE GENERAL FLOODPLAIN. (NOT SCIENTIFIC)

The image above is not scientific nor intended to represent a survey or exact location. Only provided for general
informational purposes relative to the general floodway location.

LOCATON 2 — RELATIVE TO THE GENERAL FLOODWAY LOCATION. (NOT SCIENTIFIC)

The image above is not scientific nor intended to represent a survey or exact location. Only provided for general
informational purposes relative to the general floodway location.

LOCATON 3 — RELATIVE TO THE GENERAL FLOODWAY LOCATION. (NOT SCIENTIFIC)

The image above is not scientific nor intended to represent a survey or exact location. Only provided for general
informational purposes relative to the general floodway location.

LOCATON 1 — Relative to the general floodway location. (Not Scientific)

The image above is not scientific nor intended to represent a survey or exact location. Only provided for general
informational purposes relative to the general floodway location.

51 80



BUILDING PERMIT APPLICATION
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NOTICE TO APPLICANTS
Before returning the application for a building permit, please:

o Contact Siouxland District Health Department regarding sewage system and well
regulations and permits. Phone: (712) 279-6119 | 1014 Nebraska St., Sioux City, IA.

o Determine your zoning designation by visiting: www.woodburycountyiowa.gov =
Real Estate Map » Search by Name, Address, or Parcel Number < Click map = Scroll
to "County Zoning."

For help, contact Community & Economic Development at (712) 279-6609.
Locating Road Right-of-Way:

o Callthe Woodbury County Engineer’s Office at (712) 279-6484 (Sioux City) or (712)
873-3215 (other areas).

o Show right-of-way width from the center of the road toward your property on your
site plan.

o Setbacks are in addition to the right-of-way width.
The right-of-way is NOT the road’s center, edge, or fence line. It may vary by parcel.
Important:

o Contact the Engineer for driveway/entrance info.

o You are responsible for correct boundary/right-of-way location.

o Submit a site plan with dimensions (including height).

o Noconstruction may begin until a permit is approved and paid for.

o Verbal approvals are not valid.

WOODBURY COUNTY, IOWA - APPLICATION FOR BUILDING PERMIT

(For Office Use Only)
Case No: Zoning District: _____ | Date: | Approved/Denied:
Floodplain District: ___ |Map#: | Fee: | Check/Receipt #:

GIS #: | Delivery: Mail Pick-up

Applicant Info:
Landowner Name: RENT Properties LLC | Phone: __712-490-9981__
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Mailing Address: ____ 204 Buckeye Circle | City: ___Lawton, IA__ | Zip: _51030__

Site Address: __ No assigned number — Parcel located along Highway 20, Lawton, IA51030_

Occupied By: N/A

Quarter/Quarter: _N 2/3 N 1/2 NW_ | Section: _6_| Township: _ T88N____

Subdivision: | Block: | Lot(s):

Contractor: Kevin Heiss | Phone: _712-490-9981__

Contractor Address: ) A G

Start Date (MM/DD/YYYY): __0fh/ Ol

Type of Structure: 14'x 48' LED Billboard

Used for business? Yes_x_/No____

Structure Value: $___ 65,000__ | Parcel Size (acres): ___67.25__

Remarks: ____ Structure will be used for off-premise advertising. Installed with lighting and

electrical service, sethack over 180 t from Highway 20 and over 1,000 ft from adjacent
billboard per zoning compliance

Declaration:
| understand the land/building shall NOT be occupied/used until completed and reported
to the Planning & Zoning office. | affirm the application content is true and accurate.

Signature: Kevin Heiss ’7’&M7

Date: 5/27/2025

..............

-

Notary Signature: & :é(\‘v\QJV\?\\fOﬁ@/I/(/L ; BAILEY GOGEL

J

o
&

¥ NOTARY PUBLIC/Z= §
X SOL"I‘H DAKOTA E?i; Ky

.....

PERMIT EXPIRATION NOTICE: epves Hlal |
Permit becomes null and void if construction does not begin within 120 days or is not
completed within one year of approval.

SITE PLAN INSTRUCTIONS

Include the following in your drawing (not to scale required):
o North arrow
o Adjacentroad name
o County Right-of-Way (typically 33")

o Field entrances/driveways
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FLOODPLAIN DEVELOPMENT PERMIT APPLICATION

Docusign Envelope ID: 27CEF833-3066-483D-8830-60218C43087A

WOODBURY COUNTY

Floodplain Development Permit Application

Date: 5/30/25

TO THE ADMINISTRATOR: The undersigned hereby makes application for a Permit to develop in a flood plain. The work to be
performed, including flood protection works, is as described below and in attachments hereto. The undersigned agrees that
all such work shall be done in accordance with the requirements of the Woodbury County Flood Plain Management Ordinance
and with all other applicable county ordinances and the laws and regulations of the State of lowa.

Rent Properties Kevin Heiss
{Owner or Agent) (Builder)
204 Buckeye Circle, Lawton, lowa 204 Buckeye Circle, Lawton, lowa

{Address) (Address)
Telephone # 712-490-9981 Telephone # 712-450-9981
1. Location: N2/3 N1/2 NW 1/4, Section 6 , Township T88N Range: R46W

Street Address: N/A

GIs# s12535 %YL Obimogo) Hoyd GO
2. Type of Development: Billboard

Filling Grading Excavation Routine Maintenance

Minor Improvement Substantial Improvement New Construction X
3. Description of Development: Installation of a 14'x48' LED off-premises advertising sign (billboard) on a

monopole foundation. The structure will be built on a cleared lot and installed with necessary electrical hookups.

4. Premises: Size of site: 14  ft. x 48 ft. Area of Site: 675 for each sign faces will be install sq. ft.
Estimatedcost: _____ $401,000___
Principal Use: Commercial — Off-premise advertising (LED Billboard)

Accessory Uses (Storage, parking, etc.): Underground electrical service, access for maintenance, lighting system

5. Addition or modification to non-conforming use? Yes No__ x__Assessed value of structure $ 400,000

6. Isproperty located in a designated Floodway (FW District)? Yes - No__ x

IF ANSWERED YES, CERTIFICATION MUST BE PROVIDED PRIOR TO THE ISSUANCE OF A PERMIT TO DEVELOP, THAT THE
PROPOSED DEVELOPMENT WILL RESULT IN NO INCREASE IN THE 100 YEAR (BASE) FLOOD ELEVATION.

7. Propertylocated in a designated Floodway District (FW), Floodway Fringe (FF) General Flood Plain District (FP),
Shallow Flooding District {SF), or Dam Failure Inundation District (DI)?
Yes No x__ If so, indicate which one:

a. Elevation of the 100 year (Base) flood (identify source if other than FIRM):

b. Elevation of the proposed development site (natural ground): MSL/NGVD
c. Required elevation/flood-proofing level for lowest floor: MSL/NGVD
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lowa Department of Natural Resources: Yes No x If yes, permit #

Date Received:

Corps of Engineers: Yes No x If yes, permit #

Date Received:

Other:

All provisions of the County of Woodbury Flood Plain Management Ordinance (Ordinance # :

shall be complied with.

THIS PERMIT IS ISSUED WITH THE CONDITION THAT THE DEVELOPER/OWNER WILL PROVIDE CERTIFICATION BY A
REGISTERED ENGINEER, ARCHITECT, OR LAND SURVEYOR OF THE “AS-BUILT” LOWEST FLOOR (INCLUDING BASEMENT)
ELEVATION OF ANY NEW OR SUBSTANTIALLY IMPROVED BUILDING COVERED BY THIS PERMIT.

Plans and Specifications Approved this Day of , 20
kowin triss
(Signature of Developer/Owner) (Authorizing Official)

Cc: Water Resources Section
lowa Department of Natural Resources
Wallace State Office Building
East 9" and Grand
Des Moines, |IA 50319

6/2/2025
Date:

For Office Use Onlv
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SIOUX CITY, IA 51106

Project Description: BFE Request for Parcel 884606100002. Applicant would like to place building on right
(west) side of bank.; (Big Whisky Creek)

Project Latitude / Longitude Location(s): Buildings and Associated Fill 42.4727/-96.2517; Woodbury County

lowa DNR Project ID Number: 2023-1789

Dear Bryan Mesz:

This is in reference to your request for determination of the "100-year" flood elevation (a.k.a. the base flood
elevation, or BFE) for the existing structure / property identified on your application. The Flood Insurance Rate Map
(FIRM) for Woodbury County shows a portion of this property as being in the Special Flood Hazard Area (SFHA).
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ground. However, the support posts must not be placed within the floodway as determined by Meesha.
Please don't hesitate to contact me if you have any questions or concerns.

Thankyou,

Jason Conn, CFM

NFIP State Coordinator

Floodplain Community Assistance Program
Department of Natural Resources
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LEGAL NOTIFICATION FOR BOARD OF ADJUSTMENT PUBLIC HEARING

BoA_25-7-7_BOA_3_Hearings_ MSIDE_RTI_MortonVAR - Page 1 of 1
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LEGAL NOTIFICATION FOR BOARD OF ADJUSTMENT SECOND PUBLIC HEARING

PROPERTY OWNER(S) NOTIFICATION

Property Owners within 500 Feet: 14
Notification Letter Date: June 19, 2025, July 17, 2025
Public Hearing Board: Board of Adjustment X 2

Public Hearing Date:

July 7, 2025 at 5:00 PM and August 4, 2025 at 5:00 PM

Phone Inquiries:

1 (Jerry Steffan)

Written Inquiries/Comments:

1 (Jerry & Vernell Steffan)

The names of the property owners are listed below.

PROPERTY OWNER(S)

Rent Properties, LLC

204 Buckeye Circle

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

MAILING ADDRESS

Lawton 1A 51030

COMMENTS

No written comments.

Strachan Realty Company, LLC

1820 Hwy 20

Lawton 1A 51030

No written comments.

Jerry E. Steffen & Vernell D. Steffen,
Co-Trustees and their successors in
Trust under the Jerry and Vernell
Steffen Revocable Trust dated 9-3-
2008

1528 Jewel Ave

Moville 1A 51039

SEE LETTER BELOW

George F. Seubert & Mary Jane
Seubert, as Trustees of the George
E. and Mary Jane Seubert
Revocable Trust dated 7-31-2023

2087 210th Street

Bronson 1A 51007-8021

No written comments.

Charles Claude Neal, Life Estate
interest with remainder to Everett
Dean Neal and an undivided 1/2
interest to Everett Dean Neal and
an undivided 1/2 interest to Lois
Jeanette Deringer, Trustee of the
Lois Jeanette Deringer Revocable
Trust, under Agreement dated
March 28, 2005

1637 Charles Ave

Lawton 1A 51030-9727

No written comments.

AVE-PLP Properties, LLC, a Kansas
limited liability company

58668 190th Street

Pacific Junction 1A 51561

No written comments.

Todd Shumansky & Tara
Shumansky, husband and wife, as
joint tenants with full rights of
survivorship

1275 Buchanan Ave

Sioux City 1A 51108

No written comments.

RJ Tide Construction, Inc., an lowa
corporation

1821 Hwy 20

Lawton 1A 51030

No written comments.

H & H Real Estate, LLC, an lowa
limited liability company

1624 180th Street

Sioux City 1A 51106

No written comments.

Michael Pagan & Terri Pagan,
husband and wife, as joint tenants
with full rights of survivorship

1589 Charles Ave

Lawton 1A 51030

No written comments.

Midwest Auto Properties, LLC, an
lowa limited liability company

1901 Hwy 20

Lawton 1A 51030

No written comments.

Brian D. Peterson, a married person

1739 Charles Ave

Lawton 1A 51030

No written comments.

An undivided 1/2 interest to
Everett Dean Neal & an undivided
1/2interest to Lois Jeanette
Deringer, Trustee of the Lois
Jeanette Deringer Revocable Trust,
under Agreement dated March 28,
2005

1637 Charles Ave

Lawton 1A 51030-9727

No written comments.

Dana D. Neal & Kimberly A. Neal,
husband and wife, as joint tenants
with full rights of survivorship

1774 162nd Street

Lawton 1A 51030

No written comments.

Rent Properties, LLC

204 Buckeye Circle

Lawton 1A 51030

No written 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): | have reviewed the proposed zoning variance for MEC electric, and we have no conflicts. The

requestor should be made aware that any requested relocation or extension of distribution facilities
will be subject to a customer contribution. — Casey Meinen, 7/17/25.

MIDAMERICAN ENERGY COMPANY (Gas Division): No comments.

NATURAL RESOURCES CONSERVATION SERVICES (NRCS): No comments.

NORTHERN NATURAL GAS: No comments.

NORTHWEST IOWA POWER COOPERATIVE (NIPCO): Have reviewed this Conditional Use Permit application. NIPCO has no issues with this request. — Jeff
Zettel, 6/5/25.

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: No comments.

WOODBURY COUNTY RECORDER: No comments.

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

WOODBURY COUNTY SOIL AND WATER CONSERVATION The WCSWCD has no comments regarding this application. — Neil Stockfleth, 6/5/25.

DISTRICT:

WOODBURY COUNTY TREASURER: No comments.
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PICTOMETRY
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PARCEL REPORT(S
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SPECIAL FLOOD HAZARD AREA (SFHA) MAP

69 98



ESTIMATED FLOODWAY MAP |

LOCATION MAPPING RELATIVE TO FLOODWAY (NOT SCIENTIFIC

The image above is not scientific nor intended to represent a survey or exact location. Only provided for general
informational purposes relative to the general floodway location.
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ELEVATION MAP

SOIL MAP AND REPORT
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—r rpenaan

100% Value 5108 Monona silt loam, terrace, 2 to 5 percent slopes 95.00 0.04 3.80 3.80
100% Value 12B Napier silt loam, 2 to 5 percent slopes 93.00 0.59 54.87 54.87
100% Value 510B2 Monona silt loam, terrace, 2 to 5 percent slopes, eroded 92.00 2.97 273.24 27324
100% Value 12C Napier silt loam, 5 to 9 percent slopes 89.00 5.70 507.30 507.30
100% Value 510C2 Monona silt loam, terrace, 5 to 9 percent slopes, eroded 88.00 4.40 387.20 387.20
100% Value 670 Rawles silt loam, O to 2 percent slopes, occasionally floode 82.00 34.26 2,809.32 2,809.32
100% Value 701 Wilsey silt loam, O to 2 percent slopes, occasionally floode 79.00 0.60 47.40 47.40
100% Value 700D2 Monona silty clay loam, terrace, 9 to 14 percent slopes, ero 62.00 0.56 34.72 34.72
100% Value 1D3 Ida silt loam, 9 to 14 percent slopes, severely eroded 32.00 6.96 22272 22272
100% Value 1E3 Ida silt loam, 14 to 20 percent slopes, severely eroded 18.00 3.45 62.10 62.10
Non-Crop 12C Napier silt loam, 5 to 9 percent slopes 89.00 0.04 3.56 191
Non-Crop 510C2 Monona silt loam, terrace, 5 to 9 percent slopes, eroded 88.00 0.13 1144 6.18
Non-Crop 670 Rawles silt loam, O to 2 percent slopes, occasionally floode 82.00 2.39 195.98 109.44
Non-Crop 700D2 Monona silty clay loam, terrace, 9 to 14 percent slopes, ero 62.00 2.28 141.36 91.18
Non-Crop 1D3 Ida silt loam, 9 to 14 percent slopes, severely eroded 32.00 0.02 0.64 0.63
Non-Crop 1E3 Ida silt loam, 14 to 20 percent slopes, severely eroded 18.00 0.16 2.88 288
Forest Reserve 12C Napier silt loam, 5 to 9 percent slopes 89.00 0.03 2.67 1.85
Forest Reserve 510C2 Monona silt loam, terrace, 5 to 9 percent slopes, eroded 88.00 0.10 8.80 4.75
Forest Reserve 700D2 Monona silty clay loam, terrace, 9 to 14 percent slopes, ero 62.00 2.57 159.34 103.65
Total 67.25 4,929.34 4,725.14
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Primary highway

X = 50feetincites X = 100 feetin rural areas
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