
Woodbury County Zoning Commission Agenda Page 1 of 3 

NOTICE OF MEETING OF THE WOODBURY COUNTY ZONING COMMISSION  

WOODBURY COUNTY  
ZONING COMMISSION 

SPECIAL MEETING – TOWNHALL – MOVILLE, IA
--------------------------------------------------------------------- 

Moville Area Community Center 
815 Main Street, Moville, IA 51039 
Monday, September 21 at 7:00 PM 

--------------------------------------------------------------------- 
DATA CENTER PERMITTING 

UNINCORPORATED AREAS OF WOODBURY COUNTY
---------------------------------------------------------------------
You are hereby notified that a meeting of the Woodbury County Zoning Commission will be held on  
Monday, September 21, 2026 at 7:00 PM at the Moville Area Community Center at 815 Main Street, 
Moville, IA for the purpose of taking official action on the agenda items shown hereinafter and for such 
other business that may properly come before the Commission. In particular, the Zoning Commission is 
reviewing the potential permitting of data centers in preparation of a recommendation to the Board of 
Supervisors on ways to facilitate the permitting process through a zoning ordinance amendment or other 
ordinance. Public input is sought on potential requirements, regulations, zoning district such as General 
Industrial (GI), and permitting methods such as conditional use permit or similar process. 

AGENDA

1 CALL TO ORDER 

2 ROLL CALL 

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

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

5 ITEM(S) OF BUSINESS (ACTION ITEMS) 

» PUBLIC TOWN HALL MEETING TO SEEK INPUT FROM THE PUBLIC ABOUT 
THE PERMITTING PROCESS OF DATA CENTERS IN UNINCORPORATED 
WOODBURY COUNTY. The Woodbury County Zoning Commission will hold a public town hall 
meeting (hearing/listening session) to gather citizen input on potential amendments to the Woodbury 
County Zoning Ordinance regarding data center facilities in the unincorporated areas of Woodbury 
County, Iowa. The Zoning Commission is studying data centers with the mission to prepare a 
recommendation to the Board of Supervisors on how to facilitate the permitting application process in the 
Woodbury County Zoning Ordinance as a zoning ordinance text amendment or another ordinance. The 
Commission will be seeking input on potential requirements and regulations, as well as zoning districts 
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(locations) such as the General Industrial (GI) Zoning District, and the permitting application process itself, 
such as a conditional use permit or a comparable mechanism.

*IMPORTANT JURISDICTIONAL NOTICE: These town hall meetings and proposed zoning regulations 
apply ONLY to unincorporated areas under Woodbury County zoning jurisdiction. Incorporated cities and 
towns within Woodbury County regulate their own zoning ordinances and corporate boundaries 
independently. (*Updated on 9/17/26 at 2:15 PM to State “IMPORTANT JURISDICTIONAL NOTICE”…)

All interested residents, property owners, and stakeholders are strongly encouraged to attend and share 
their perspectives. You may also forward your written comments and concerns by mail or email to: 
Woodbury County Planning and Zoning, 620 Douglas Street, Sixth Floor, Sioux City, IA 51101; Emails 
should be sent to Dan Priestley at: dpriestley@woodburycountyiowa.gov.

For further information, please contact Dan Priestley, Zoning Coordinator, Woodbury County Planning and 
Zoning at (712) 279-6609 or visit the county website at www.woodburycountyiowa.gov The next Townhall 
meeting is scheduled for Monday, November 9, 2026 at 7:00 PM at the Salix Community Center, 317 
Tipton Street, Salix, IA 51052. Additional meetings will be scheduled in other Woodbury County 
communities as needed. 

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 (ACTION ITEM) 

Subject to Additions/Deletions 

*Agenda updated on September 17, 2026 at 2:15 PM to Revise Item 5.  

- Correction to spelling “IMPORTANT JURISDICTIONAL NOTICE” 
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Woodbury County Zoning Commission Meeting Minutes

SPECIAL MEETING – TOWN HALL – SLOAN, IA

Date: August 31, 2026 

Time: 7:00 PM 

Location: Sloan Community Hall, 423 Evans Street, Sloan, IA 51055 

MEETING VIDEO:

For specific content of this meeting, refer to the recorded video/audio on the Woodbury County Zoning 
Commission “Committee Page” on the Woodbury County website.

YouTube Direct Link: https://www.youtube.com/watch?v=zE2JVJAYyOQ
County Website Link: https://www.woodburycountyiowa.gov/committees/zoning_commission/

Attendees

Commissioners Present: Christine Zellmer Zant – Chair; Tom Bride – Vice Chair; Corey Meister; 
Steve Corey; Jeff Hanson (Remote/Phone) 

Staff Present: Daniel Priestley – Zoning Coordinator; Ryan Erickson (camera/recording support) 

Supervisor(s) Present: Daniel Bittinger (in person); Kent Carper (Remote) 

Public Attendees (sign-in / present): Peggy Hanner, Richard Hanner, Kay Ping, Kathleen Stroup, 
Mary Herbst, Duane Herbst, Sue Wager, Sandy Silbernagel, Victoria Eliason, Allen Silbernagel, Dan 
Bittinger, Tambrey Groves, Gwen Brink, Roger Brink, Chad Brady, Mary Brady, Denise Jensen, Janet 
Yanack, James Yanack, Kara Stotz, Suzette Harrell, Jerri Moore, Chad Small, Kathy Skidmore, Rick 
Turkles, Don Lord, Angi Heck, Tony Heck, Jody House, Brittney Wilson, Ruth Groth, Amy Buck, Julie 
Grees, Diane Peterson, Harry Buck, Roy Skinner, Justin Mitchell, Ashley Wolfe, Mitchell Peterson, 
Deb Hatton, Linda Nordstrom, Larry Johnson, Mary Johnson, Scott Hostetler, Melissa Hostetler, Jeff 
Redmon, Kelly Mulvihill, Brenda Oestmann, Cole Christian, Bryan Kerr, Kelly Parscell (Keely 
Purscell), Emmy Scott (Margaret Scott), Randy Bartels, Denise Burkhart, James Loomis, Veronica 
Stewart, Jodi Nelson, Manape LaMere, Claudia Stensland, and additional members of the public 
who signed the attendance sheet. 

Call to Order

The Woodbury County Zoning Commission special town-hall meeting was called to order at 
approximately 7:00 PM on August 31, 2026, at the Sloan Community Hall. Chair Chris Zellmer Zant 
opened the meeting, welcomed those in attendance, and reviewed standard Commission 
procedures. The meeting was audio-taped and minutes prepared. Attendees were asked to turn off 
cell phones or set them to vibrate and to complete the attendance sheet at the front table. 
Procedures for public comment (three-minute limit with a 30-second grace period, statement of 
name and address, respectful and non-repetitious comments) were explained. The Chair and 
Commission noted that this was a listening/input session focused on data-center permitting in the 
unincorporated areas of Woodbury County only. 

Roll Call

Roll call was conducted. All five Commissioners were present: Christine Zellmer Zant, Tom Bride, 
Corey Meister, and Steve Corey in person; Jeff Hanson participated by telephone. A full 
Commission was present. Supervisor Daniel Bittinger was present in person; Supervisor Kent 
Carper participated remotely. 
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Public Comment on Matters Not on the Agenda

No public comments were offered on matters not listed on the agenda at the opening of the 
meeting. 

Approval of Previous Meeting Minutes

The Commission reviewed the minutes from the previous regular meeting held July 27, 2026. 

A motion was made by Corey Meister to approve the minutes of the July 27, 2026, meeting. The 
motion was seconded by Steve Corey. All in favor said “aye.” No opposition. The motion carried (5-
0). 

ITEM(S) OF BUSINESS – PUBLIC TOWN HALL MEETING TO SEEK INPUT FROM THE PUBLIC 
ABOUT THE PERMITTING PROCESS OF DATA CENTERS IN UNINCORPORATED WOODBURY 
COUNTY (ACTION / INFORMATION)

Zoning Coordinator Daniel Priestley provided extensive background. He explained that the Board of 
Supervisors had directed the Zoning Commission to study industrial data centers and develop a 
recommendation regarding data centers. A one-year moratorium on data-center applications in the 
unincorporated area had been instituted to allow orderly public input and analysis. The 
Commission’s role is to collect information and ultimately recommend ordinance amendments or 
other measures to the Board of Supervisors. Priestley emphasized that the town halls and any 
resulting regulations apply only to the unincorporated areas under county zoning jurisdiction; 
incorporated cities (including Salix) regulate their own zoning independently. He displayed and 
discussed the Woodbury County Comprehensive Plan 2040 Future Land Use Map, highlighting the 
agricultural character of most of the county and the designated industrial area south of Sergeant 
Bluff / along the I-29 corridor near the Missouri River. He stressed the importance of the 
comprehensive plan, the land-use summary table, conditional-use procedures, protection of 
public health/safety/welfare, and the need for robust public data. He invited written submissions 
by email (dpriestley@woodburycountyiowa.gov) or in person at any time during the process. 
Additional town halls were announced for Moville (September 21, 2026) and Salix (November 9, 
2026), with possible further meetings as needed. 

A letter/comments submitted by the Winnebago Tribe of Nebraska were received into the record by 
a motion from Corey Meister, a second from Steve Corey, and a unanimous voice vote (5-0). 

The floor was then opened for public comment limited to three minutes per speaker (with a short 
grace period of 30 seconds). Speakers were asked to state their name (and address when possible) 
for the record. The following individuals spoke in the order listed below. When a person spoke more 
than once, each appearance is shown separately in sequence. 

Public Comments – Speakers in Order of Appearance

1. Denise Jensen

• Identified herself as president of a local Sloan-area group. 
• Expressed confusion regarding the respective roles of the County Zoning Commission 

(unincorporated areas) versus the City of Salix Zoning Commission. 
• Stated she had reviewed county zoning ordinances (agriculture, limited industrial, 

residential, general industrial). 
• Recommended that large data-center / factory / storage facilities be placed only in a heavy-

industrial district rather than general industrial, citing proximity to major highways (old 
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Highway 75), moderate impact standards, and the need to keep such uses away from 
homes and retail. 

• Called for a dedicated ordinance specific to data centers rather than vague amendments. 
• Stressed the need for transparency; stated the process to date had not been transparent. 
• Raised concerns about water usage, noise, light, vibration, and endangered species; 

insisted these issues must not be omitted from any ordinance. 
• Urged that data-center developers be slowed down and held accountable; stated rural 

areas should not be pushed around. 
• Indicated she would clean up her notes and submit them for the public record. 

2. Eleanor Fetterman 

• Called for a thorough investigation by the Sheriff’s Department into the “weaponization” of 
data centers against constitutional rights. 

• Requested Freedom of Information Act (FOIA) requests on multi-level NDAs and all 
communications between data-center interests, electric companies, mayors, and board 
members in Woodbury County and beyond. 

• Described data centers as support systems for AI, cameras, facial-recognition technology, 
and surveillance; characterized the situation as exploitation rather than capitalism. 

• Cited reported harm to cattle (claim of no live births near data centers) and quadrupled 
electric bills in other areas. 

• Opposed changes from residential to business zoning that trap property owners and the use 
or threat of eminent domain. 

• Personally recommended that data centers be banned. 

3. Chad Small

• Spoke in support of responsible zoning that protects the rights of landowners and farmers. 
• Stated that farmers and landowners should retain options for how they use their property 

(farming, wind, solar, data centers) as income opportunities. 
• Advocated clear zoning rules addressing legitimate concerns such as noise, traffic, water, 

and setbacks. 
• Described the Salix area as a suitable rural location with available land, infrastructure 

access, and distance from densely populated areas. 
• Opposed creating rules that make development impossible simply because some people 

dislike the appearance or sound of a project. 
• Called for responsible zoning that both protects the community and preserves landowner 

freedom of choice. 

4. Janet Yanack 

• Thanked supervisors, commissioners, and the public. 
• Distinguished traditional smaller co-location data centers (CPU / fan-cooled) from 

mega/hyperscale data centers that power AI and ChatGPT and increasingly support 
surveillance. 

• Noted hyperscale facilities use GPUs requiring liquid cooling; the least-expensive cooling 
method uses up to 5 million gallons of fresh water daily. 

• Observed that closed-loop systems shift water demand to power plants and increase energy 
use. 
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• Cited impacts: massive land footprint, heat islands, audible and inaudible noise (health 
issues), 24-hour light pollution, air and water pollution, wildlife disturbance, and home 
devaluation. 

• Stated hyperscale centers are typically built in clusters. 
• Referenced union publications claiming higher wages at data centers; noted 75 % of 

Americans do not want hyperscale AI data centers nearby and only 19 % use AI regularly. 
• Cited financial risks (Oracle bond downgrade; large off-balance-sheet lease/purchase 

commitments by major tech firms). 
• Submitted an audible-sound / decibel chart, toxic-impact report, and air-quality document 

for the record (received by motion and unanimous vote 5-0; Motion; Meister – Second; 
Corey). 

5. Ashley Wolfe

• Reported personal observations from residents living near the Council Bluffs Google data 
center: no positive comments. 

• Cited construction and ongoing traffic problems, including unsafe tailgating that required a 
parent to escort a young driver to school. 

• Described intense nighttime lighting (“like daylight”) that interferes with sleep. 
• Noted wildlife displacement (some properties lost wildlife; others experienced influxes of 

displaced animals). 
• Expressed personal concern about air quality / dust and sensitivity that can trigger asthma; 

stated many local residents share this concern. 
• Preferred dark nights for sleep and outdoor air quality. 

6. Keely Purscell (Member, Winnebago Tribal Council, Winnebago, Nebraska; landowner in 
Iowa)

• Spoke in support of those opposing the data center. 
• Referenced the recent derecho in Gary, Indiana: residents remained without power while a 

data center retained power; opposed prioritizing a data center over residents (including 
elderly on oxygen or farmers relying on electricity for livestock). 

• Requested that the Commission examine the Gary, Indiana situation. 
• Noted the Winnebago Tribe had submitted formal comments; invoked the Winters Doctrine 

and federal law requiring a seat at the table for decisions affecting downstream tribal 
interests. 

• Urged the Commission to say “no”; emphasized protection of farmland, cattle, and poultry. 
• Cited a Stanton resident who reported cattle becoming aggressive and continuous noise 

after a data center was built nearby. 
• Drew a historical parallel to the allotment era, in which outsiders claimed superior 

knowledge of land use; stated that money does not equal superior wisdom. 
• Called for collaboration: “You’re not one of them, you’re one of us.” 

7. Britney Wilson 

• Background in business and social entrepreneurship. 
• Stated that any business deal should include clear benefits for the local community; 

representatives should advocate for those benefits. 
• Acknowledged AI growth but insisted projects must not pollute water (cited Cheyenne, 

Wyoming Meta data-center bacteria issue affecting elderly and immunocompromised). 
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• Called for enforceable noise limits, no tax cuts (companies can afford to pay), and 
protection of wildlife and recreational waters. 

• Opposed increased utility costs for residents; argued local people must be the primary 
beneficiaries of any development. 

8. Mitchell Peterson (Salix)

• Thanked the Commission for the public process (contrasted with the Salix process). 
• Agreed the Salix site is problematic because of proximity to town and residences. 
• If a project proceeds elsewhere in the county, strong setbacks and ordinances against 

massive expansions are essential (cited Council Bluffs Google expansion from ~1,000 acres 
to an additional 860 acres). 

• Recommended home-value impact studies and transparent, front-loaded communication 
with the community. 

9. Margaret Scott (Member, Winnebago Tribal Council)

• Invited the public and Commission to a hyperscale-data-center teach-in on September 9 at 
Winne Vegas (Sale-specific session 3–4 PM; public presentation 6 PM). 

• Noted a hydrologist and ecologists would present scientific information on land and water 
impacts. 

10. Sandy Silbernagel 

• Emphasized multi-generational responsibility to ancestors and future generations; family 
has century-farm and heritage-farm status. 

• Opposed data centers that could force people from homes, cause ill health, or deplete 
water resources left by ancestors. 

• Questioned the true ownership and motives of outside developers. 
• Cited CF Industries’ earlier $1.3 billion investment promise that yielded only a handful of 

permanent jobs after construction. 
• Stated she does not want her name associated with a decision that harms the land or 

community. 

11. Claudia Stensland

• Raised the concept of water-quality standards and neighboring-jurisdiction impacts. 
• Argued that the same principle applied to water-quality standards should also apply to data-

center siting decisions that affect neighboring jurisdictions and downstream communities. 

12. Lexa McKey

• Spoke regarding environmental and community impacts of large-scale data-center 
development. 

• Emphasized the need for careful consideration of long-term effects on land, water, and local 
residents. 

13. Denise Jensen (second time speaking)

• Reiterated the need for transparency and a clear, dedicated ordinance. 
• Restated concerns about water, noise, light, vibration, and accountability of developers. 
• Again urged that the process be slowed and that rural communities not be pushed aside. 

14. Jody House

Agenda and Packet Revised on 9/17/26 at 2:15 PM 9



Woodbury County Zoning Commission – Special Meeting Minutes (Town Hall – Sloan)

Page 6 of 44

• Spoke on the need for strong protective measures if any data-center development is 
considered. 

• Raised concerns about community impacts and the importance of local control. 

15. Don Lord

• Questioned energy availability: noted that companies had previously been turned away or 
withdrawn because the county lacked sufficient power. 

• Observed that the county is now being told sufficient energy exists for data centers and 
asked for transparency on that change. 

• Requested clear, quantitative information on water use, power demand, and noise levels 
before any decision. 

16. Keely Purscell (second time speaking)

• Re-emphasized the Winters Doctrine and the requirement for tribal consultation when 
decisions affect downstream interests. 

• Restated opposition to prioritizing data-center power reliability over residential and 
agricultural needs. 

17. Jean Mack

• Spoke regarding community impacts and the need for careful evaluation of data-center 
proposals. 

• Expressed support for protecting local residents and resources. 

18. Chad Small (second time speaking)

• Reiterated support for landowner property rights and the ability of farmers to choose how to 
use their land. 

• Again called for clear, responsible zoning rules that address legitimate concerns while not 
prohibiting development outright. 

19. Lynette Ross

• Spoke on environmental and quality-of-life concerns related to large-scale industrial data 
centers. 

• Urged the Commission to prioritize the long-term well-being of residents and the agricultural 
character of the county. 

20. Manape LaMere

• Drew historical parallels to colonization and the cotton gin’s unintended expansion of 
slavery. 

• Stated that every person present is party to treaties and that treaties are the supreme law of 
the land under the U.S. Constitution. 

• Criticized social impacts of technology (phones at funerals and wakes) and warned of 
unknown long-term social effects of AI and data centers. 

• Cited local water testing showing PFAS levels approximately 20,000 times the acceptable 
rate and linked closed-loop systems to PFAS contribution. 

• Urged the Commission to complete thorough environmental homework on water, air, and 
noise and to stand firm rather than allow delay that favors corporations. 

21. Nick Kerr (Bryan Kerr / related identification)
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• Spoke regarding energy capacity, infrastructure, and the trajectory of industrial 
development in the county. 

• Raised questions about prior industrial-to-nuclear discussions near the airport and how 
they relate to data-center energy needs. 

22. Don Lord (second time speaking)

• Repeated the request for transparent, quantitative data on water consumption, power 
demand, and noise before any decision is made. 

• Expressed that the public needs full information to make informed judgments. 

23. Duane Herbst

• Spoke as a local resident concerned about impacts on farming operations, water resources, 
and community character. 

• Supported careful, protective zoning standards. 

24. Roger Brink

• Recalled that a solar project on approximately 25 acres near the current area of interest was 
denied two years earlier after public opposition (roughly 12–15 opponents). 

• Observed the much larger turnout opposing data centers and expressed hope that the 
Commission would respond similarly. 

25. Britney Wilson (second time speaking)

• Reiterated that any approved project must deliver clear, enforceable benefits to the local 
community. 

• Restated opposition to tax incentives and to projects that externalize costs onto residents 
(utilities, environment, health). 

26. Janet Yanack (second time speaking)

• Re-emphasized the distinction between traditional and hyperscale data centers and the 
scale of water, energy, and environmental impacts. 

• Again referenced the submitted technical documents (decibel chart, toxic-impact, air-
quality). 

27. Denise Jensen (third time speaking)

• Sought clarification on county versus city jurisdiction after annexation. 
• Re-stated the recommendation for heavy-industrial classification and a dedicated 

ordinance. 
• Again called for full transparency and accountability. 

28. Ashley Wolfe (second time speaking)

• Reiterated negative experiences reported by residents near existing data centers (traffic, 
light, wildlife, air quality). 

• Encouraged the Commission and public to research and speak directly with people living 
near operating facilities. 

29. Randy Bartels

• Spoke regarding local impacts and the need for protective standards. 
• Expressed concern about long-term effects on the community and agricultural land. 

30. Karen Stultz
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• Spoke on quality-of-life, environmental, and community concerns related to data-center 
development. 

• Supported careful evaluation and protective zoning measures. 

31. Duane Herbst (second time speaking)

• Restated concerns about farming operations, water resources, and the agricultural 
character of the area. 

• Supported strong protective standards in any ordinance. 

32. Keely Purscell (third time speaking)

• Reiterated the neighboring-jurisdiction principle for water-quality standards and argued it 
should apply equally to data-center decisions. 

• Again called for tribal consultation and protection of downstream interests. 

33. Daniel Bittinger (Supervisor, speaking from the floor)

• Responded to questions about prior business interest in the county over the last three to five 
years. 

• Noted that some major companies had expressed interest but withdrew because energy 
providers indicated insufficient capacity. 

• Acknowledged the public’s desire for transparent information on water, power, and noise 
and indicated the need for better public data. 

• Mandatory agreements to cover all costs should be considered.  

34. Manape LaMere (second time speaking)

• Expanded on treaty obligations and the presence of multiple tribal nations with historic ties 
to the area (Winnebago, Ponca, Ioway, Omaha, Dakota). 

• Re-emphasized environmental impacts (water, air, sound) and the social consequences of 
technology. 

• Urged decisive action rather than prolonged debate that allows corporate interests to 
advance. 

35. Denise Jensen (fourth time speaking)

• Returned to the jurisdiction question after annexation and the limits of county authority 
inside city limits. 

• Reaffirmed the call for heavy-industrial zoning, a dedicated ordinance, transparency, and 
accountability. 

36. Roger Brink (second time speaking)

• Reiterated the prior solar denial and the significance of the large public turnout against data 
centers. 

• Expressed hope that the volume of opposition would influence the Commission’s 
recommendation. 

37. Veronica Stewart (Sloan resident since 2023)

• Moved to the area because she missed seeing the stars after living in a city for ten years; has 
not seen the stars in the last three years. 

• Stated a long-held personal belief that the human race faces severe risk by approximately 
2050. 
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• Said that approving a data center would expedite that trajectory and that whoever remains 
will be those who actually care for the land. 

• Urged the public and Commission to start listening to those who have been quietly caring for 
the land for millennia. 

38. Rick Brenden

• Asked the Board of Supervisors whether significant business interest seeking to add jobs 
had approached the county in the last three to five years. 

• Sought clarification on energy capacity history and why power is now said to be available for 
data centers when earlier projects were constrained. 

• Requested that the Board send clear public information on water use, power demand, and 
noise levels so residents can make informed decisions. 

39. Manape LaMere (third time speaking)

• Returned to the themes of treaty obligations, environmental homework (water, air, sound), 
and the social impacts of technology. 

• Warned that prolonged debate allows corporations to advance; urged the current 
generation to take a clear stand. 

• Referenced the cotton-gin historical parallel again as a caution against unintended 
consequences of technological expansion. 

Closing of Public Town-Hall Input

After confirming that all who wished to speak had been heard, a motion was made by Meister and 
seconded by Corey to close the public town-hall portion of the meeting. All in favor said “aye.” The 
motion carried. No further public comments were taken on the data-center item. 

Staff Update

Zoning Coordinator Priestley provided the following update: 

• The dialogue will continue. The next town-hall meeting is scheduled for Monday, September 
21, 2026, at 7:00 PM at the Moville Community Center. 

• A subsequent town hall is scheduled for Monday, November 9, 2026, at 7:00 PM at the Salix 
Community Center, 317 Tipton Street. 

• Regular Zoning Commission meetings (4th Monday, 5:00 PM, Courthouse basement) will 
continue and will include data-center discussion/work-session items as appropriate. 

• The Commission is a research/recommendation body; any eventual recommendation will 
proceed to the Board of Supervisors for formal public hearings. 

• Electronic and written comments remain open throughout the process 
(dpriestley@woodburycountyiowa.gov). 

• Priestley reiterated the jurisdictional boundary: county zoning authority ends at city limits; 
once land is validly annexed, the city controls zoning within its corporate boundaries. 

• He reviewed the comprehensive-plan process, the Future Land Use Map, agricultural-
preservation priorities (including corn-suitability rating), and the history of the solar 
ordinance that directed large-scale solar into industrial districts after strong public input. 

Commissioner Introductions, Public Questions, and Clarifications

At the request of the public, the Commissioners introduced themselves: 

• Corey Meister  
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• Steve Corey  
• Tom Bride  
• Chris (Christine) Zellmer Zant  
• Jeff Hanson (phone)  
• Daniel Priestley – Zoning Coordinator 

Public questions addressed included: why a prior solar proposal on related land was denied and 
how that relates to data centers; the effect of annexation on county zoning authority; whether a 
data-center applicant would be required to demonstrate consistency with the comprehensive plan; 
energy-capacity history; and the difference between conditional-use permits and more specific 
ordinance standards. Staff and the Chair answered that the solar decision reflected strong 
agricultural-preservation input and the Future Land Use Map; once annexed, the city has exclusive 
zoning authority; the comprehensive plan is a broad policy guide; and the current process is 
designed to develop clearer, more specific standards if the Commission and Board ultimately 
decide to allow the use under defined conditions. 

Adjournment

There being no further business, a motion was made by Meister and seconded by Corey to adjourn. 
All in favor said “aye.” The motion carried unanimously (5-0). The meeting adjourned at 
approximately 9:22 PM (meeting duration approximately 2 hours 22 minutes per the official 
recording). 

Appendix / Attachments Received into the Record
• Winnebago Tribe of Nebraska formal comments/letter 
• Documents submitted by Janet Yanack (decibel chart, toxic-impact report, air-quality 

document) 
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Disclaimer: 
*This is an evolving document and is subject to regular changes throughout the review 
process. 

Changes as of September 17, 2026 
This revised report adds the following components: (1) a "Background on Solar 
Requirements" section using Section 5.08 Utility-Scale Solar Energy Systems as a 
regulatory model for data centers; (2) a Potential Ordinance Amendment Framework 
identifying specific code sections for amendment (Articles 1, 2, 3, 5, and 6, plus ordinance 
re-pagination), with topics including district restrictions, data center types, setbacks, 
operational standards, decommissioning, and enforcement; and (3) documentation of the 
August 31, 2026 Sloan Townhall (59+ attendees, YouTube link) with expanded speaker 
summaries (6 themes to 39 entries) covering data center classification, transparency 
demands, water consumption, noise/light/vibration impacts, health and livestock 
concerns, wildlife displacement, air/water quality, power reliability, tribal consultation, 
property rights, and materials received. Also, (4) comments from the Water Quality Bureau 
of the Iowa Department of Resources have been added to the appendix. Additionally, (5) 
comments have added to the report from Susan Wagner 

Preliminary Report 

This preliminary report has been prepared prior to the planned Woodbury County Zoning 
Commission town halls about data centers for the purpose of bringing clarity to the 
intricate nature of the data center debate. The Woodbury County Zoning Ordinance 
contains a broad framework that appears purposely equipped to empower county 
stakeholders with the research tools necessary to explore options on whether a proposed 
use is compatible or not with the plans and expectations of the public.  

The foundation of any land use debate should initially rest with the Woodbury County 
Comprehensive Plan 2040. The Code of Iowa §335.5 specifically states: 

1. The regulations shall be made in accordance with a comprehensive plan and 
designed to preserve the availability of agricultural land; to consider the protection 
of soil from wind and water erosion; to encourage e�icient urban development 
patterns; to lessen congestion in the street or highway; to secure safety from fire, 
flood, panic, and other dangers; to protect health and the general welfare; to provide 
adequate light and air; to prevent the overcrowding of land; to avoid undue 
concentration of population; to promote the conservation of energy resources; to 
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promote reasonable access to solar energy; and to facilitate the adequate provision 
of transportation, water, sewerage, schools, parks, and other public requirements. 
However, provisions of this section relating to the objectives of energy conservation 
and access to solar energy shall not be construed as voiding any zoning regulation 
existing on July 1, 1981, or to require zoning in a county that did not have zoning prior 
to July 1, 1981. 

2. The regulations shall be made with reasonable consideration, among other things, 
as to the character of the area of the district and the peculiar suitability of such area 
for particular uses, and with a view to conserving the value of buildings and 
encouraging the most appropriate use of land throughout such county. 

3. The regulations and comprehensive plan shall be made with consideration of the 
smart planning principles under section 18B.1 and may include the information 
specified in section 18B.2, subsection 2. 

4. a. A comprehensive plan recommended for adoption by the zoning commission esta
blished under section 335.8 may be adopted by the board of supervisors. The board 
of supervisors may amend a proposed comprehensive plan prior to adoption. The b
oard of supervisors shall publish notice of the meeting at which the comprehensive 
plan will be considered for adoption. The notice shall be published as provided in se
ction 331.305. 
b. Following its adoption, copies of the comprehensive plan shall be sent or made a
vailable to neighboring counties, cities within the county, the council of government
s or regional planning commission where the county is located, and public libraries 
within the county. 
c. Following its adoption, a comprehensive plan may be amended by the board of su
pervisors at any time. 

The purpose of a comprehensive plan is to provide structure and stability for the local 
community. Zoning is not designed to be random or political; it must be tied to a purpose 
that was initially agreed upon by the public. The broad enumerations of protecting land, 
reducing congestion, promoting health and safety, preserving neighborhood character, 
conserving energy, and ensuring infrastructure like roads, water, sewer, schools, and parks 
convey the solemn duty that each community can decide themselves on how they wish to 
prioritize their long-term futures. Additionally, the comprehensive plan is without a doubt, a 
significant legal and policy framework that must be used as the justification for any 
proposed zoning change that meets public needs. 

Another way to describe the comprehensive plan is as a road map or an evaluative 
document where a community can directly question the feasibility of a proposed zoning 
change. The plan has the following built in mechanisms: 

 shows whether a proposal fits with the county’s priorities and where it should go; 

 demonstrates how a proposed change better serves the area’s character and 
suitability for land use; 
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 connects the proposal to public benefits like farmland preservation, housing, 
transportation, or environmental protection; 

 brings the issue before the Board of Supervisors who have the power to adopt or 
amend the comprehensive plan. 

In short, the comprehensive plan is the point at which community values are translated 
into public policy. That policy process is continuous and cyclical: problem identification, 
agenda setting, policy formulation, adoption, implementation, evaluation, and eventual 
maintenance, succession, or termination. E�ective policy requires ongoing participation by 
the public and all relevant stakeholders. The moral of the story is that community e�orts to 
change zoning are at their strongest when they are framed as plan-based and purpose-
based. If residents can show that proposed or existing zoning supports or undermines the 
jurisdiction’s own planning goals, they have a reasonable case for change. 

Where We Are Now 
A public policy issue has been identified: data centers. Agenda setting has already 
occurred with the implementation of a moratorium, and the next step is to gather input to 
inform policy development. To create a feasible policy, we must consult public 
stakeholders, review the comprehensive plan and the county’s long-term priorities, 
examine relevant literature, and assess existing ordinances and mapping. This process will 
help us develop a policy guided by a clear mission—one that establishes broad standards 
while remaining consistent with community values, expectations, and future growth.

Criteria Themes 
A potential ordinance on data centers should be clear; transparent; enforceable; impact 
mitigation; infrastructure ready; include community protections; and align with local 
conditions and long-term planning. Or more simply described – be “balanced.” 

Criteria of Conditional Use 
The Woodbury County Zoning Ordinance’s criteria of conditional use requirements 
(Section 2.02.9 F) are a foundational starting point for formulating a new policy. The 
parameters are broad by design as they inevitably enable decision-makers to e�ectively 
perform a SWOT Analysis for the evaluation of the strengths, weaknesses, opportunities, 
and threats of land use proposals.   

Standards… 

 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. 
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 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. 

 The proposed use and development will not have a substantial or undue adverse 
e�ect upon adjacent property, the character of the neighborhood, tra�ic conditions, 
parking, utility facilities, and other factors a�ecting the public health, safety and 
general welfare. 

 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. 

 Essential public facilities and services will adequately serve the proposed use or 
development. 

 The proposed use or development will not result in unnecessary adverse e�ects 
upon any significant natural, scenic or historic features of the subject property or 
adjacent properties. 

Other Considerations… 

 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. 

 All possible e�orts, including building and site design, landscaping and screening 
have been undertaken to minimize any adverse e�ects of the proposed use or 
development. 

These criteria foster a solid policy framework because they require both a legal and 
practical fit before a proposal can be approved. The standards mean the proposal must 
already be allowed in a zoning district, must align with the community’s comprehensive 
plan, and must not create significant harm to neighbors, tra�ic, utilities, or public health 
and safety. They also require the use to fit the surrounding area in design and operation, be 
adequately served by public facilities, and avoid damage to import natural, scenic, or 
historic features. The “other considerations” add flexibility by asking whether the use 
serves a real public need and whether the applicant has taken reasonable steps to reduce 
impacts through design, landscaping, and screening. 

The reverse engineering of the conditional use criteria in conjunction with solid public input 
and respect for the comprehensive plan, consideration of other community ordinances, 
and a look at relevant literature can go a long way in the formulation of a balanced policy. 

Public Comments (Summary) 
The following is a summary of the public comments regarding views on data center zoning 
and permitting in Woodbury County, Iowa. 
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Summary of Key Themes Across Comments

1. Resource Depletion: The most frequent concern is the strain on water (well 
depletion, contamination, cooling needs) and electricity (cost increases, 
reliability/blackouts). 

2. Rural Character: Residents fear the loss of peace, quiet, and the agricultural 
landscape due to noise (generators), light pollution, and industrial infrastructure. 

3. Lack of Trust: There is skepticism toward data center lobbyists and developers, 
with residents feeling that assurances of "minimal impact" are misleading. 

4. Regulatory Gaps: Commenters argue that current zoning is insufficient and 
demand a strict Conditional Use Permit (CUP) process with heavy restrictions on 
location, setbacks, and ongoing monitoring. 

5. Jurisdictional Clarity: Multiple emails highlight the distinction that these rules 
apply only to unincorporated areas, though cities like Bronson are monitoring the 
situation. 

See the appendix for the comments received (as of the preparation of this document). 
Additional comments will be added in subsequent editions or amendments as this is a 
working document throughout the review process. 

Woodbury County Comprehensive Plan 2040 – Public 
Perception of Woodbury County’s Future 

Public Priorities for the Next 20 Years 

In the Woodbury County Comprehensive Plan 2024 in the public survey, residents were 
asked to identify the most important topics for the next 20 years. The results, summarized 
across multiple chapters, are as follows: 

 Economic Development (business expansion, retention, recruitment): 72 
responses (p. 52, Fig. 3.11) 

 Public Utilities & Infrastructure (water, wastewater, broadband, electric, 
renewable energy): 61 responses (p. 81, Fig. 5.6) 

 Agriculture (agriculture economy, emerging technologies, farmland 
management): 61 responses (p. 80, Fig. 5.7) 

 Housing (a�ordability, inventory, variety): 58 responses (p. 35, Fig. 2.13) 
 Future Land Use (how land use might change): 58 responses (p. 67, Fig. 4.7) 

These rankings reflect a community seeking balanced, managed growth that creates jobs 
(especially in rural areas), improves infrastructure (notably broadband), maintains 
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a�ordability, and protects core values like rural character, farmland, and quality of life
(Woodbury County Comprehensive Plan). 

Viewpoint on Commercial, Industrial, and Residential Development 

Public input identifies several key weaknesses driving the need for economic development: 

 Lack of employment opportunities outside incorporated cities: 165 
responses (p. 51, Fig. 3.10) 

 Lack of reliable broadband and/or cellular service: 163 responses (p. 51, Fig. 
3.10) 

 Limited services in rural areas: 157 responses (p. 51, Fig. 3.10) 
 Attracting or retaining a qualified workforce: 134 responses (p. 51, Fig. 3.10) 

Conversely, the agricultural economy is the most frequently cited asset, selected 
by 44% of respondents (p. 49, Fig. 3.9). Importantly, 87% of respondents agreed that 
preserving existing agricultural land should be a planning priority (p. 123, Fig. 7.14). 

Where Growth Should Occur 

The plan envisions a concentrated, corridor-based approach to development: 

 Commercial and industrial activity should be primarily located within or near 
Sioux City, the regional economic hub, and in designated industrial areas (p. 39, 
Fig. 3.1). 

 Two certified industrial sites south of Sergeant Blu� are highlighted for 
development: 

o Southbridge 27 Flags Industrial Site (117 acres) for heavy industry. 
o Sergeant Blu� Industrial Park (roughly 117 acres) for light industrial 

manufacturing, logistics, warehouse distribution, food production, and 
biotech (p. 49). 

 These sites o�er multi-modal access via I-29, U.S. Highways 20/60/75, Union 
Pacific rail, proximity to Sioux Gateway Airport, and potential Missouri River barge 
access via the Big Soo Terminal (p. 49). 

 A new I-29 interchange (Southbridge, planned for ~2027 near 235th Street) is 
expected to catalyze additional development in this corridor (p. 49). 

 The plan explicitly discourages “leap-frog” or scattered development into 
rural/agricultural areas. Instead, it advocates for compact, e�icient growth 
patterns, directing non-agricultural uses into areas with existing infrastructure and 
limiting interstate-adjacent development to interchanges or within city limits to 
preserve farmland and scenic Loess Hills views (p. 126, Goal LU3.2). 
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Residential Development 

Public dissatisfaction with housing is most acute regarding a�ordability, followed 
by availability, variety of types, and condition/maintenance (p. 33, Fig. 2.10). Notably: 

 Unincorporated/rural residents report higher overall satisfaction with housing than 
urban residents. 

 Small rural towns and Sioux City residents express stronger concerns, 
particularly around a�ordability and availability (p. 33).

 More than 53% of housing units were built prior to 1960, and roughly 76% prior to 
1980 (p. 25, Fig. 2.2). This older stock is valued for its character but presents 
maintenance challenges. 

 The plan supports diverse, a�ordable, and workforce housing options, 
including accessory dwelling units (ADUs) and upper-story units above 
downtown storefronts in small towns (p. 36, Goals H2.1, H2.4). 

 There is a clear preference for infill development and rehabilitation over new 
greenfield development (p. 36, Goal H3.3). 

 Housing issues were ranked as a top-5 priority for the next 20 years (p. 35, Fig. 
2.13). 

Regulation and Balance: Land Use and Zoning 

Public opinion on land use and zoning policies is divided: 

 27.9% were undecided. 
 27.7% support less restrictive/flexible policies. 
 24.8% believe policies should be more restrictive (with attention to where and how 

land develops). 
 19.6% believe policies should not change (p. 125, Fig. 7.16). 

In response, the plan adopts a balanced approach: protecting public interests and safety 
while allowing flexibility for private property uses. It emphasizes bu�ers between 
industrial and residential uses, preservation of agricultural land, and compact growth 
patterns (p. 126, Goal LU8). 

Wind, Solar, and Emerging Technologies 

Public Utilities & Infrastructure, including renewable energy, ranked second in priority for 
the next 20 years (tied with Agriculture) (p. 81, Fig. 5.7). The plan references Iowa Smart 
Planning principles to promote clean, renewable, and e�icient energy (p. 70).

Wind Energy 
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 No commercial wind facilities currently exist in Woodbury County. 
 Residents have been vocal in their opposition to wind development, citing 

concerns about aesthetic impacts on the rural landscape and Loess 
Hills, potential e�ects on wildlife, and disturbances to neighboring 
properties (p. 71–72). 

 The county has adopted a commercial wind farm ordinance with restrictions to 
protect residents, private property, public conservation areas, and the Loess Hills. 
For the creation and use of alternative and renewable energy sources, continuously 
update policies that regulate renewable energy infrastructure to ensure that it 
does not present safety hazards and to minimize disruptions to surrounding 
land uses (p. 72, 121, 127). 

Renewable Energy 

 Public sentiment is more positive toward solar energy. One survey comment 
specifically urged promoting “…renewable energy especially solar which has really 
just started to grow” (p. 71, Appendix comments). 

 The plan supports landowners’ individual choices to implement renewable energy 
infrastructure for personal/private use (p. 127, Goal IU3.1). 

 A goal is set to plan for the creation and use of alternative and renewable energy 
sources, with policies continuously updated to ensure safety and minimize 
disruptions to surrounding land uses (p. 127, Goal IU3.1). 

 Federal and state incentives and funding are noted as key drivers for adoption (p. 
71–72). 

Data Centers and Battery Storage 

 These are not specifically discussed in the plan or prominent in public input. 
 If developed, it would be prudent to examine them as industrial uses, based on the 

county’s nuclear energy and solar policies, directed to designated industrial zones 
with appropriate siting, bu�ers, and compliance with zoning ordinances. 

 Large-scale development would need to align with the broader goals of economic 
opportunity (e.g., benefits to landowners/farmers) while balancing protections 
for rural character and quality of life. 

Broader Context 

 Emphasis is placed on energy e�iciency (e.g., rebates and assessments from 
MidAmerican Energy and Woodbury County REC) (p. 71). 

 Electric vehicle (EV) charging infrastructure expansion is prioritized, especially in 
rural areas (p. 72, 127). 

 The county currently has no major air quality crises, but a network of low-cost air 
quality monitors is recommended for rural areas (p. 122, 127). 
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Land Use and Natural Resources

The county’s land use is predominantly agricultural (79.2% of land use in 2019) (p. 111). 
The plan emphasizes:

 Protecting prime agricultural soils, Loess Hills, water resources (surface and 
groundwater quality), natural habitats, and air quality (p. 126).

 Promoting compact growth, limiting sprawl, and requiring bu�ers between 
incompatible uses (e.g., industrial vs. residential) (p. 126, Goal LU3.1).

 Directing non-agricultural development e�iciently through infrastructure 
expansion (p. 126, Goal LU3.3).

 Renewable energy infrastructure has specific planning considerations and 
regulations, primarily oriented toward protecting rural character (p. 121, 127).

Public input shows high value for agriculture preservation and rural character, 
with divided views on the ideal level of zoning restrictiveness (p. 125, Fig. 7.16).

Future Land Use Map
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(Woodbury County Comprehensive Plan, Future Land Use Map) 

Legend categories and their representation:

 Agriculture (light green): Covers the vast majority of the unincorporated rural 
county, forming continuous expanses of farmland across the central, eastern, and 
southern portions. 

 Commercial (red): Appears primarily as linear corridors, most notably along 
Highway 20 (through Lawton) and near other transportation routes or urban edges. 

 Industrial (light purple/pink): Concentrated in a sizable area south of Sioux City 
near Sergeant Blu�, adjacent to major highways and the river.

 Winnebago Reservation (dark blue): A distinct area in the southwest, near the 
Missouri River and south of Salix/Sloan. 

 Open Space/Recreational (dark green): Scattered irregular patches and larger 
blocks, especially in the central-southern county (around Oto, Anthon, and 
southward) and some western areas near the river; these represent parks, natural 
areas, and preserves. 

 Rural Residential (yellow): Prominent east and southeast of Sioux City/Sergeant 
Blu� (around Bronson and extending along corridors), plus smaller clusters near 
other towns, indicating areas for housing outside city limits. 

 Transitional Agriculture (brown/orange): Small pockets or fringes near several rural 
towns (Pierson, Anthon, Oto, Danbury, and others), serving as bu�er or flexible 
zones between pure agriculture and residential uses. 

 Incorporated Areas (gray): City jurisdictions (Sioux City being the largest by far). 

How the map demonstrates priorities and expectations for future planning

The comprehensive plan’s future land use map prioritizes the long-term protection of 
agriculture as the dominant land use while directing growth in a controlled, orderly manner. 
The overwhelming light-green agricultural base signals an expectation that farmland will 
remain the economic and cultural foundation, with residential density limited to avoid 
fragmentation of continuous workable land. Growth is channeled into and adjacent to 
existing incorporated areas and transportation corridors (yellow rural residential and red 
commercial near Sioux City, Sergeant Blu�, and Highway 20), rather than dispersed 
“leapfrog” development.  

Industrial uses are clustered near existing infrastructure and urban edges to minimize 
conflicts with other uses. Open space/recreational areas are mapped for protection and 
potential network expansion, supporting conservation and recreation goals. Transitional 
agriculture provides flexibility in fringe areas without immediately converting prime 
farmland. The overall pattern reflects smart-growth principles: compact development near 
existing services, preservation of rural character, and stewardship of natural resources 
(Woodbury County Comprehensive Plan 2040). 
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Comprehensive Plan Analysis 

Woodbury County residents envision a prosperous yet grounded future: one that leverages 
agricultural roots and strategic location for targeted growth in appropriate industrial and 
commercial hubs (particularly the I-29/Sergeant Blu� corridor), improves housing 
a�ordability through smart infill and rehabilitation, invests in infrastructure, and 
thoughtfully regulates renewables with a preference for solar over large-scale wind. This 
comprehensive plan translates that vision into actionable goals for balanced, resilient 
development through 2040, rigorously protecting rural character, farmland, natural 
resources, and community quality of life (Woodbury County Comprehensive Plan 2040). 

These priorities establish a clear framework for locating industrial-scale nuclear, solar, and 
data center facilities where they fit best. By explicitly guarding residential and agricultural 
areas against leap-frog development, spot-zoning, and incompatible uses, the plan 
dictates that future renewable energy policies must focus squarely on the General 
Industrial (GI) Zoning District (Woodbury County Comprehensive Plan 2040). 

Background on Solar Requirements and Potential Application to 
Data Center Policy 
The Zoning Commission should consider its recommendation to the Board of Supervisors 
on five key sources: the comprehensive plan, the future land use map, the county's 
existing conditional use permit process, stakeholder/public feedback, and relevant 
literature and ordinances. Additionally, the Commission should review how the Woodbury 
County Zoning Ordinance currently addresses Utility-Scale Solar Energy Systems (US-
SES). 

In particular, Section 5.08 of the Woodbury County Zoning Ordinance is titled Utility-Scale 
Solar Energy Systems, or US-SES, Conditional Use. It was added in 2024 as a new 
supplemental regulation in Article 5 after the Board of Supervisors directed the Zoning 
Commission to draft a dedicated solar ordinance in August and September 2023. Over the 
next five months the Commission held eight public meetings including two work sessions, 
taking comment from residents and stakeholders, before recommending the text on a 4-1 
vote on March 25, 2024. Legislatively it did three things: it added the new title to the Table 
of Contents on page iii under Article 5 Supplemental Requirements, it renumbered the 
start of Article 6 Definitions to make room, and it inserted the full regulatory text. 

The stated intent of the section is to regulate the construction, installation and operation of 
utility-scale solar in unincorporated Woodbury County in a manner that promotes 
economic development, protects property values, and ensures health, safety and welfare 
while avoiding adverse impacts to agricultural lands, conservation lands and other 
sensitive lands. The ordinance is explicit that if this section conflicts with any other 
provision of the Zoning Ordinance, this section shall control, and it does not apply inside 
incorporated cities. 
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What it regulates is defined narrowly. Private solar is treated as an accessory use to an 
existing principal use for immediate onsite use. Utility-scale solar is defined as an energy 
system commonly called a solar farm that converts solar energy to usable thermal, 
mechanical, chemical or electrical energy primarily for transmission through the electrical 
grid for offsite use or wholesale and retail sale, whether mounted on a structure, on ground 
racking, or integrated as a structural component. It specifically excludes and prohibits 
Concentrating Solar Power Systems that use mirrors or lenses to concentrate sunlight. In 
other words, 5.08 does not regulate rooftop home systems; it regulates only commercial 
solar farms. 

It targets only one zoning district. The ordinance provides that US-SES shall require a 
Conditional Use Permit within the General Industrial zoning district and is prohibited in all 
other districts. In the broader ordinance framework, this is implemented through Article 3, 
Section 3.03.4, the Land Use Summary Table of Allowed Uses, where US-SES is marked as 
C conditional in GI and prohibited elsewhere. Section 3.04 dimensional standards still 
apply for setbacks, but Section 5.08 adds its own supplemental standards. As part of 
Article 5, it functions like other supplemental chapters such as 5.03 Floodplain 
Management or 5.05 Telecommunication Towers, but with its own primacy clause. 

Its relationship to the rest of the ordinance is what makes it an expansion of the standard 
conditional use process. The base process is in Article 2, Section 2.02-9. Under that 
standard, an owner or person with contractual interest files an application with the Zoning 
Department including a description, a scaled map showing structures, a response to the 
approval criteria, a certified abstractor's listing of owners within 500 feet — or one mile 
only for airports, landfills or telecom towers — and a $300 fee. The Planning and Zoning 
Commission reviews it and reports findings and a recommendation to the Board of 
Adjustment. The Board of Adjustment then holds a public hearing and must approve, 
approve with conditions, or deny within 35 days, setting forth findings of fact addressing 
the points in 2.02-9.F. Those points are six standards: that the use is authorized as 
conditional in the district, that it will be in harmony with the ordinance purpose and the 
general plan, that it will not have substantial undue adverse effect on adjacent property, 
neighborhood character, traffic, parking, utilities or public health and welfare, that it will be 
compatible and not interfere with orderly development, that essential public facilities will 
adequately serve it, and that it will not cause unnecessary adverse effects on significant 
natural, scenic or historic features, plus two other considerations about public necessity 
and minimizing adverse effects through design and screening. 

Section 5.08 keeps that entire foundation but builds a much larger structure on top. First, 
notification is expanded to a certified abstractor listing of all owners within one mile, a 
threshold the standard ordinance reserves only for the most intensive uses. Second, 
application materials are expanded far beyond the basic map and statement to include 
legal descriptions of all leased and owned parcels, location and size of existing and 
proposed structures, parking and access, number and spacing of panels, location of 
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underground or overhead feeder lines, a development timeline and community outreach 
plan, a preconstruction survey of nearby roads, flood hazard designations, an 
Interconnection Agreement, an Operation and Maintenance Plan, a Decommissioning 
Plan, a Soil Erosion and Sediment Control Plan, a setback analysis, and an Emergency 
Response Plan. 

Third, approval is conditioned on three separate agreements that do not exist for a normal 
conditional use. The applicant must execute a Decommissioning, Abandonment, Financial 
Security and Site Restoration Plan, a Woodbury County Road Use and Repair Agreement 
that identifies all haul routes, requires weight and size permits, requires a preconstruction 
survey with photos or video, and assigns ongoing maintenance and dust control to the 
applicant, and a Public Drainage System Protection Agreement requiring immediate repair 
of damage to public drainage systems. 

Fourth, development standards are specific. A panel must be at least two feet off the 
ground and no more than twenty feet at maximum tilt. Screening is required for all 
residences within 200 feet of the project boundary, with a screening plan, the ability for a 
residence owner to waive it in writing and have it recorded, or for the Board of Adjustment 
to waive it based on a viewshed study, and with maintenance obligations and planting 
standards of at least 1.5 inch caliper, six feet tall within three years, twelve feet mature 
height, and no fewer than two tree varieties. All utility connections must be placed 
underground where feasible, glare must be minimized so as not to interfere with adjacent 
properties, roadways or air traffic, appurtenant structures must meet underlying district 
bulk and height, solar farms are deemed maximum damage potential structures for 
floodplain purposes, and a security fence with gate and locking mechanism must be 
maintained until dismantling. 

From application to approval the process is therefore two stages. The applicant files the 
conditional use permit application with the Zoning Director. The Zoning Director distributes 
it to the Planning and Zoning Commission and county departments and utilities for 
comment, and staff prepares reports. The Commission, which meets the fourth Monday at 
5 p.m., reviews the application for compliance with both the six standard criteria and the 
new Section 5.08 requirements and forwards a recommendation. The Board of 
Adjustment, meeting the first Monday at 5 p.m., holds the formal public hearing and must 
make findings on each criterion. If approved, a conditional use permit is issued that 
requires compliance with the permit, all associated agreements and plans, and the 
ordinance. 

That permit does not authorize construction. It expires in one year if a US-SES building 
permit has not been obtained from the Board of Supervisors. This is the second stage 
unique to solar. Under normal zoning a building permit is issued by the Zoning Director 
under Section 2.02-2, but under Section 5.08 the applicant must file a separate building 
permit application with the Board of Supervisors including a Final Development Plan with 
aerial images, GPS coordinates compatible with county GIS, locations of arrays, private 
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access roads, feeder lines and substations, property lines and setbacks, public roads and 
public drainage facilities, and identification of wind turbines, communication antennae 
and airports within five miles, city boundaries within two miles, and lakes, watercourses 
and conservation areas within three miles. The Board of Supervisors may approve only if 
the site, location and dimensions comply with zoning, the conditions of the conditional use 
permit, that no more than one year has passed since that permit, and that the road use, 
drainage and decommissioning agreements and financial security are in place. That 
building permit expires in one year if construction has not commenced, with possible 
renewals. 

After approval, Section 5.08 imposes ongoing obligations absent from standard permits. 
The Operation and Maintenance Plan must include preventative maintenance, annual 
reporting, noise limits of fifty-five dBA daytime and fifty dBA nighttime measured at an 
occupied dwelling on adjacent property or ambient plus five dBA, with both a baseline and 
post-construction evaluation by an INCE board-certified professional or licensed 
Professional Engineer, and with the ability to waive higher levels within 500 feet by 
recorded waiver, plus disposal and recycling plans, low volatile organic compound 
cleaning requirements, and a repowering trigger where replacing more than twenty-five 
percent of panels in twelve months requires a new conditional use permit. The 
decommissioning obligation requires an estimate of cost excluding salvage value from 
both the applicant and an independent engineer, TCLP testing for hazardous materials, 
updating every five years, and financial security of one hundred twenty-five percent of 
estimated cost in the form of performance bond, surety bond, escrow, letter of credit or 
parent guarantee provided before any ground disturbance, maintained for the life of the 
project with annual recertification and adjustment within ninety days of a reestimate. 
Abandonment is defined as lease termination, one year without production, or failure to 
comply after ninety days notice, with exceptions for force majeure, repowering or MISO 
queue backlog, and site restoration must include removal of all components and 
decompaction and seeding. Finally, soil erosion requires a grading plan, NPDES 
compliance and pre- and post-development stormwater analysis, emergency response 
requires a detailed narrative for natural disaster, fire, security, chemical and medical 
events with evacuation routes and standalone battery storage protocols coordinated with 
local first responders and Emergency Management, and future operators are bound with 
ninety days notice of any sale or transfer required. Enforcement follows a Notice of 
Violation, citation, thirty-day cure period, stop-work order, County lien and civil or criminal 
remedies, with each day a separate violation. 

Potential Ordinance Amendment Framework 
A potential permit framework for data centers, such as US-SES, requires significant 
thought and consideration. The conditional use permit process is deliberately broad, 
designed to assess how a project affects public health, safety, and community welfare. 
US-SES bridges this gap by connecting the broad conditional use framework with specific 
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enumerated criteria and performance standards that must be met to demonstrate 
compatibility with a particular area. 

As the Zoning Commission examines this issue, staff should offer observations about how 
the existing ordinance could be applied or amended to address various types of data 
centers. Some of the following articles and sections would likely be impacted if there is a 
recommended zoning ordinance text amendment.  

 Article 1 – Table of Contents 
o It will be expected to amend this section to point to any subsequent sections 

added to address data centers. It would keep the ordinance consistent and 
orderly. 

o The change would primarily be references to titles, articles, sections, and 
page numbers. 

 Section 2.02.1B(1) – Administrative Procedures
o A decision would need to be made about public notification standards for 

data center applications. Level of notice required (distance) and how the 
public is informed. 

 Section 3.03.4 - Land Use Summary Table 
o A decision will need to be made about which zoning districts that data 

centers are to be allowed, conditionally allowed, accessory uses, and/or 
prohibited.

o A decision will need to be made about the specific types of data centers and 
whether or not they are classified as principal uses and/or accessory uses.

 Article 5 – Supplemental Requirements 
o This is where likely the core ordinance would be located in likely a new 

Section 5.09.  
o The data center requirements would need to likely establish review criteria in 

concert with the conditional use permit requirements, development 
standards, and operational requirements.

o This would include the bulk of the regulations.
o Topics of Consideration (not limited to the following – included for 

informational / discussion):
 District Restrictions and Use Classifications

 Principal Data Centers

 Accessory Data Senters

 Server Rooms and Ordinary IT Equipment
 Accessory Data Center – Small-Scale Cap
 Required Application Materials
 Separation Distances (Setbacks)
 Operational and Environmental Standards
 Decommissioning, Abandonment, Financial Security, Site 

Restoration
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 Enforcement and Violations
 Conditions of Approval and Ongoing Compliance

 Article 6 – Definitions 
o Any ordinance needs definitions for regulatory clarity. Adding clear 

definitions will ensure data center types and related terms are defined 
consistently for administration and enforcement.

 Ordinance-Wide 
o Re-pagination. Technical housekeeping.
o Potential clause to allow for renumbering and formatting corrections 

resulting from the text expansion, with no substantive changes.

This outline is intended as a preliminary guide to potential topics within an existing 
ordinance framework. It does not mandate inclusion of any particular item but rather 
provides a foundation for capturing and refining details throughout the development 
process. 

Bibliographic Sources 

The bibliographic entries below reflect a diverse and rapidly expanding content available 
addressing data-center development, zoning, permitting, environmental impacts, and 
community governance. These sources come from legal practitioners, engineering firms, 
planning organizations, environmental advocates, academic institutions, and national 
policy groups. Together, they illustrate how data centers have shifted from a niche 
industrial use to a major infrastructure category requiring specialized regulatory attention. 
As counties confront the land-use, environmental, and infrastructure challenges posed by 
large-scale data-center development, these materials provide essential guidance for 
crafting modern, defensible, and community-responsive ordinances. 

Categorized Source Groups 

 1. Policy Toolkits & Government-Focused Guidance 

These sources provide structured policy frameworks, model ordinances, and 
decision-support tools tailored to local governments. 

 AI Now Institute. (n.d.). North Star data center policy toolkit. 
https://datacenters.ainowinstitute.org/
Maps local and state policy tools for managing data center growth, including 
conditional use permits, zoning amendments, setbacks, moratoria, and community 
benefits agreements, with jurisdiction examples. 

 Cuyahoga County, Ohio. (2026). Data center development: Recommendations 
for local communities. 
https://cuyahogacms.blob.core.windows.net/home/docs/default-
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source/sustainability/datacenterrecommendations.pdf?sfvrsn=7d6e5664_3 
Practical guidance for local officials on identifying applications, questions for 
developers, and issue-area recommendations during study periods or moratoria. 

 Energy Policy and Innovation Center (EPIcenter), Georgia Institute of 
Technology. (n.d.). Data Center. https://epicenter.energy.gatech.edu/data-center/
Interactive dashboard summarizing Georgia land-use ordinances across 15 topics, 
facility maps, moratoria tracking, and comparative regulatory resources. 

 Hubbell Environmental Law Initiative & Tippie College of Business Social 
Impact Community. (2026, July). Iowa Data Center Decision Tool for Counties, 
Cities, Communities. University of Iowa College of Law. 
https://heli.law.uiowa.edu/sites/heli.law.uiowa.edu/files/2026-07/Iowa-Data-
Center-Decision-Tool-HELI-July-
2026.pdf?fbclid=IwRlRTSATgzOdwZG9mAWZkaWQWUL98yz8hLnBRzWvnobfIXiZql
pktzWV4dG4DYWVtAjExAHNydGMGYXBwX2lkCjY2Mjg1NjgzNzkAAR61lEULm7q9bP
Yb1rlZs9ReaCKPMKneWONXuRk_LjA027Rh9L0vlhjnZ_ddUQ_aem_8UJYABkBGLDgg
-aeTLHLEw
Framework of questions to help Iowa local governments evaluate data center 
proposals before engaging developers. Covers community considerations, planning 
and zoning, water and energy resources, incentives/economic development, and 
construction-phase issues as a neutral risk-management and conversation-starter 
resource. 

 Kentucky Resources Council. (n.d.). KRC data center toolkit & frequently asked 
questions. https://kyrc.org/datacenters-toolkit/
Two model ordinances (with and without planning/zoning authority), FAQs, and 
resources for regulating siting, construction, noise, environmental effects, and 
infrastructure. 

 National Association of Counties. (2026, February). NACo informational primer 
and county considerations: Data centers. 
https://www.naco.org/sites/default/files/2026-
02/2026%20Data%20Center%20Primer.pdf
Framework for counties covering impacts, zoning authority, best practices (noise 
limits, setbacks, agreements, decommissioning), and a readiness checklist. 

 National Association of Development Organizations. (2026). Data center 
planning resources for EDDs & RDOs. https://www.nado.org/data-center-
planning-resources-for-edds-rdos/
Curated reports, model ordinances, and analyses for regional organizations 
assisting local governments on planning, economic impacts, and regulatory tools. 

 Pennsylvania Department of Community & Economic Development. (2026). 
Pennsylvania data center planning toolkit. https://dced.pa.gov/business-
assistance/data-center-resources/planning-toolkit/
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Guidance for municipalities on evaluating proposals from inquiry through zoning, 
permitting, infrastructure capacity, fiscal impacts, and community engagement. 

 Southern Environmental Law Center. (2026). Getting it right: Local approaches 
to data center development. https://www.selc.org/resource/getting-it-right-local-
approaches-to-data-center-development/
Examines zoning strategies (special/conditional use permits, size thresholds), 
development requirements, Virginia examples, and community engagement tips. 

 U.S. Environmental Protection Agency. (n.d.). Clean Air Act resources for data 
centers. https://www.epa.gov/stationary-sources-air-pollution/clean-air-act-
resources-data-centers
Centralizes Clean Air Act regulations, guidance, modeling tools, and permitting 
information relevant to data centers and backup generation. 

 Urban Land Institute. (2024). Local guidelines for data center development. 
https://knowledge.uli.org/reports/research-reports/2024/local-guidelines-for-data-
center-development
Roadmap covering siting, design, infrastructure coordination, regulatory options 
(including model zoning guidelines), and case studies for local officials. 

 York County Planning Commission. (2025, August; revised April 2026). Data 
center model ordinance. 
https://www.ycpc.org/DocumentCenter/View/5537/Data-Centers-Model-
Ordinance---2026-Update-PDF 
Comprehensive model language on definitions, setbacks, noise/vibration 
standards, buffers, impact analysis, emergency coordination, and 
decommissioning bonds. 

These resources offer ordinance templates, policy rationales, and structured decision 
tools that directly support county-level regulatory drafting. 

 2. Legal Analysis, Zoning Interpretation & Permitting Strategy 

Law firms and legal scholars provide interpretations of zoning authority, entitlement 
processes, due diligence, and litigation risks. 

 Ballard Spahr LLP (McClure, M. N., Parks, J. S., Johnson, B. F., Clark, A. B., & De 
Simone, D. J.). (2025, November 17). Data centers, local zoning, and land 
development: How to protect your project from costly delays. 
https://www.ballardspahr.com/insights/alerts-and-articles/2025/11/data-centers-
local-zoning-and-land-development-how-to-protect-your-project-from-costly-
delays
Stresses proactive zoning due diligence, final unappealable approvals, proper 
notice procedures, multi-phase planning, and early land-use counsel to avoid 
delays from outdated codes and opposition. 
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 Calabrese, A., & Promrat, K. (2026, June 19). Data center development: Key 
zoning and entitlement considerations. DLA Piper. 
https://www.dlapiper.com/insights/publications/2026/06/data-center-
development
Analyzes public notice/hearing risks, appeal timelines, standing rules, vested rights, 
and moratoria; recommends early diligence during site selection and schedule 
buffers for litigation. 

 Crowell & Moring LLP. (2026, June 23). EPA hands over AI data center regulation 
to states and communities to develop best practices. 
https://www.crowell.com/en/insights/client-alerts/epa-hands-over-ai-data-center-
regulation-to-states-and-communities-to-develop-best-practices 
Notes EPA’s decision against nationwide standards shifts responsibility to 
states/localities, increasing inconsistency and citizen-suit risks under existing 
environmental laws. 

 Cuddy & Feder LLP. (2015, December 14; content current as of 2026). Due 
diligence and zoning for data centers. https://www.cuddyfeder.com/due-
diligence-and-zoning-for-data-centers/
Advises mapping uses to zoning definitions, understanding tiered review by size, 
addressing public hearings, and recognizing zoning proficiency as critical amid 
decentralization. 

 FitzPatrick Lentz & Bub (Morgan, S. J.). (2025, December 15). Key data center 
zoning considerations for developers. https://www.fiblaw.com/key-data-center-
zoning-considerations-for-developers/
Explores evolving zoning in secondary markets (e.g., Pennsylvania’s Lehigh Valley), 
emphasizing clear definitions, infrastructure access, and land-use compatibility. 

 Haines, M. S., Wilhelm, J. G., & Barnes, J. M. (2026, March 13). Navigating 
permitting challenges: A practical guide for data center development in 
Pennsylvania. Reed Smith. https://www.reedsmith.com/articles/navigating-
permitting-challenges-a-practical-guide-for-data-center-development-in-
pennsylvania/
Highlights advocacy scrutiny, Environmental Rights Amendment challenges, 
standing requirements, and the need for strong documentation and stakeholder 
engagement in Pennsylvania. 

 K&L Gates. (n.d./2026 context). Your questions answered: What data centers 
and energy-intensive infrastructure developers and operators need to know.
https://www.klgates.com/Your-Questions-Answered-What-Data-Centers-and-
Energy-Intensive-Infrastructure-Developers-and-Operators-Need-to-Know
Q&A covering permitting/zoning, real estate, financing, tax/incentives, and 
environmental/ESG issues across the project lifecycle. 

 Mayo, R. L. (2025, October). Data center regulation in the United States. Sheila 
and Robert Challey Institute for Global Innovation and Growth, North Dakota 
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State University. https://www.ndsu.edu/challey-institute/
Analyzes fragmented federal/state/local regulation of AI-driven facilities and 
proposes best practices for responsible expansion amid resource intensity and 
overlapping requirements. 

These sources discuss legal risks, entitlement pathways, and regulatory obligations critical 
for drafting enforceable, defensible ordinances. 

3. Engineering, Design, and Technical Development Guidance 

Engineering firms and technical consultants explain site design, infrastructure 
requirements, lifecycle permitting, and compliance tools. 

 Bohler. (2023, October). Navigating the data center design and approval 
process (by John Wright, PE).
https://bohlerengineering.com/blog/insight/navigating-the-data-center-design-
and-approval-process/
Covers land development review (site plans, traffic, utilities, stormwater), typical 6–
18-month timelines, common variances, and the value of early staff engagement 
when codes lack data center provisions. 

 Federal Energy Management Program, U.S. Department of Energy. (2024, July 
26). Best practices guide for energy-efficient data center design.
https://www.energy.gov/cmei/femp/articles/best-practices-guide-energy-efficient-
data-center-design
Outlines IT utilization, air management, cooling/electrical optimizations, heat 
recovery, and metrics/benchmarking for energy and water efficiency. 

 StruxHub. (n.d.). Data center construction compliance: Top tools for 
streamlining permits and compliance in data center construction.
https://struxhub.com/blog/data-center-construction-compliance-top-tools-for-
streamlining-permits-and-compliance-in-data-center-construction/
Surveys digital tools for permit/inspection management, environmental/energy 
compliance, safety systems, zoning navigation, and real-time monitoring. 

 SWCA. (n.d.). From dirt to data: The full lifecycle playbook for data center 
permitting. https://www.swca.com/news/insights/from-dirt-to-data-the-full-
lifecycle-playbook-for-data-center-permitting/
Phase-by-phase strategies from site selection through operations, focusing on risk 
identification and resilient permitting pathways. 

 Trinity Consultants. (2025, June 23). Powering the next generation of data 
centers: Navigating due diligence and air permitting for data center 
development. https://trinityconsultants.com/resources/powering-the-next-
generation-of-data-centers-navigating-due-diligence-and-air-permitting-for-data-
center-dev
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Addresses environmental due diligence and air permitting pathways for large-scale 
facilities with significant power and emissions profiles. 

These sources help counties understand the physical and technical realities of data-center 
development such as power demand, cooling systems, noise, site layout, and 
construction sequencing. 

4. Environmental & Community Impact Advocacy 

Environmental organizations highlight community risks, ecological impacts, and strategies 
for responsible siting. 

 Community & Environmental Defense Services (CEDS). (n.d.). datacenter. 
https://ceds.org/
Resource for communities seeking support on issue identification, legal strategies, 
and advocacy regarding land use, environmental, and quality-of-life impacts. 

 MaxLife Commercial. (2026, June). Data centers: Community impact & 
permitting guide. https://maxlifedevelopment.com/blog/data-center-community-
impact-permitting-guide/
Details hyperscale impacts (power demand, jobs, taxes) and a step-by-step 
permitting roadmap from site selection to occupancy, with typical timelines. 

 Penn State Extension. (2026, April 2; updated). Data centers: A guide to 
common questions. https://extension.psu.edu/data-centers-a-guide-to-common-
questions
Neutral checklist of fact-based questions on power, water, infrastructure, land use, 
economics, and resilience to support community evaluation and dialogue. 

These sources emphasize environmental justice, water and air impacts, community 
engagement, and long-term sustainability with key considerations for counties balancing 
development with public welfare. 

 5. Planning & Land-Use Commentary 

Planning organizations and practitioners provide broader context on how data centers fit 
into land-use systems and infrastructure planning. 

 Etienne, B. (2025, September 29). Zoning and permitting challenges for data 
centers: A growing infrastructure dilemma. LinkedIn. 
https://www.linkedin.com/pulse/zoning-permitting-challenges-data-centers-
growing-dilemma-etienne-2az8e
Frames outdated codes and long permitting timelines (12–24 months) as 
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bottlenecks; recommends classification updates, fast-track zones, and early 
community outreach. 

 Farber, D. (2025, August 4). Data center permitting: A roadmap. Legal Planet. 
https://legal-planet.org/2025/08/04/data-center-permitting-a-roadmap/
Maps federal/state/local environmental permitting by project type and notes that 
renewables plus storage can reduce complexity while existing obligations remain. 

 Fluet, J. (2021, July 22). Data centers evolved: A primer for planners. Planning 
Magazine. https://www.planning.org/planning/2021/summer/data-centers-
evolved-a-primer-for-planners/
Explains edge vs. hyperscale facilities, infrastructure needs (power, security, 
noise), economic traits, and recommendations for explicit zoning definitions and 
incentives. 

 Gordon, S. (2026, April 20). Data centers are here, and more are coming. Our 
zoning is not ready. Smart Growth America. 
https://www.smartgrowthamerica.org/knowledge-hub/news/data-centers-are-
here-and-more-are-coming-our-zoning-is-not-ready/
Argues data centers function more like energy infrastructure than traditional 
industry; calls for performance standards, location limits, expert review, and 
community benefits. 

 Hall, A. (2025, June 25). Zoning and land use considerations for data centers. 
Data Center Knowledge. https://www.datacenterknowledge.com/data-center-
site-selection/zoning-and-land-use-considerations-for-data-centers
Discusses zoning gaps, infrastructure/environmental impacts, preferred siting, 
design standards, and the competitive advantage of clear local frameworks. 

 LightBox. (2025, April 10). Zoning and land use considerations for data centers. 
https://www.lightboxre.com/insight/zoning-and-land-use-considerations-for-data-
centers/

These sources help jurisdictions understand national trends, infrastructure pressures, and 
the mismatch between traditional zoning categories and modern data-center needs. 

Why these sources support data-center research 

The sources provided are not exhaustive but taken together, they are a reasonable starting 
point for this discussion. They highlight many of the issues counties must address, 
including land use compatibility, infrastructure capacity, environmental safeguards, 
community impacts, legal defensibility, and long-term lifecycle management. Because 
data centers are uniquely energy-intensive, infrastructure-heavy, and rapidly evolving, 
traditional industrial zoning and permitting standards may fail to address their impacts. 
These materials can help counties anticipate emerging trends, avoid regulatory blind 
spots, and adopt standards that reflect local priorities. It is important to note that this is 
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only a sample of widely available information. Because this is an ever-changing industry, 
research should continue, and qualitative data gathered from the public should be 
continually considered as a policy is formulated. 
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Appendix 

Written Public Comments 
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Water Quality Bureau Comments – Iowa DNR 
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Townhall Meeting Sloan, IA – August 31, 2026 

The video from the first Zoning Commission Townhall meeting on data centers in Sloan is 
now available online at the following link: 
https://www.youtube.com/watch?v=zE2JVJAYyOQ.   

The video is also accessible via the Zoning Commission Committee page on the county 
website.  Also below are the list of speakers and their comments summarized/bullet 
pointed.  There were about 59+ in attendance.   

Public Comments – Speakers in Order of Appearance

1. Denise Jensen

• Identified herself as president of a local Sloan-area group. 
• Expressed confusion regarding the respective roles of the County Zoning 

Commission (unincorporated areas) versus the City of Salix Zoning Commission. 
• Stated she had reviewed county zoning ordinances (agriculture, limited industrial, 

residential, general industrial). 
• Recommended that large data-center / factory / storage facilities be placed only in a 

heavy-industrial district rather than general industrial, citing proximity to major 
highways (old Highway 75), moderate impact standards, and the need to keep such 
uses away from homes and retail. 

• Called for a dedicated ordinance specific to data centers rather than vague 
amendments. 

• Stressed the need for transparency; stated the process to date had not been 
transparent. 

• Raised concerns about water usage, noise, light, vibration, and endangered species; 
insisted these issues must not be omitted from any ordinance. 

• Urged that data-center developers be slowed down and held accountable; stated 
rural areas should not be pushed around. 

• Indicated she would clean up her notes and submit them for the public record. 

2. Eleanor Fetterman 

• Called for a thorough investigation by the Sheri�’s Department into the 
“weaponization” of data centers against constitutional rights. 

• Requested Freedom of Information Act (FOIA) requests on multi-level NDAs and all 
communications between data-center interests, electric companies, mayors, and 
board members in Woodbury County and beyond. 

• Described data centers as support systems for AI, cameras, facial-recognition 
technology, and surveillance; characterized the situation as exploitation rather than 
capitalism. 
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• Cited reported harm to cattle (claim of no live births near data centers) and 
quadrupled electric bills in other areas. 

• Opposed changes from residential to business zoning that trap property owners and 
the use or threat of eminent domain. 

• Personally recommended that data centers be banned. 

3. Chad Small

• Spoke in support of responsible zoning that protects the rights of landowners and 
farmers. 

• Stated that farmers and landowners should retain options for how they use their 
property (farming, wind, solar, data centers) as income opportunities. 

• Advocated clear zoning rules addressing legitimate concerns such as noise, tra�ic, 
water, and setbacks. 

• Described the Salix area as a suitable rural location with available land, 
infrastructure access, and distance from densely populated areas. 

• Opposed creating rules that make development impossible simply because some 
people dislike the appearance or sound of a project. 

• Called for responsible zoning that both protects the community and preserves 
landowner freedom of choice. 

4. Janet Yanack 

• Thanked supervisors, commissioners, and the public. 
• Distinguished traditional smaller co-location data centers (CPU / fan-cooled) from 

mega/hyperscale data centers that power AI and ChatGPT and increasingly support 
surveillance. 

• Noted hyperscale facilities use GPUs requiring liquid cooling; the least-expensive 
cooling method uses up to 5 million gallons of fresh water daily. 

• Observed that closed-loop systems shift water demand to power plants and 
increase energy use. 

• Cited impacts: massive land footprint, heat islands, audible and inaudible noise 
(health issues), 24-hour light pollution, air and water pollution, wildlife disturbance, 
and home devaluation. 

• Stated hyperscale centers are typically built in clusters. 
• Referenced union publications claiming higher wages at data centers; noted 75 % of 

Americans do not want hyperscale AI data centers nearby and only 19 % use AI 
regularly. 

• Cited financial risks (Oracle bond downgrade; large o�-balance-sheet 
lease/purchase commitments by major tech firms). 

• Submitted an audible-sound / decibel chart, toxic-impact report, and air-quality 
document for the record (received by motion and unanimous vote 5-0; Motion; 
Meister – Second; Corey). 
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5. Ashley Wolfe

• Reported personal observations from residents living near the Council Blu�s Google 
data center: no positive comments. 

• Cited construction and ongoing tra�ic problems, including unsafe tailgating that 
required a parent to escort a young driver to school. 

• Described intense nighttime lighting (“like daylight”) that interferes with sleep. 
• Noted wildlife displacement (some properties lost wildlife; others experienced 

influxes of displaced animals). 
• Expressed personal concern about air quality / dust and sensitivity that can trigger 

asthma; stated many local residents share this concern. 
• Preferred dark nights for sleep and outdoor air quality. 

6. Keely Purscell (Member, Winnebago Tribal Council, Winnebago, Nebraska; 
landowner in Iowa)

• Spoke in support of those opposing the data center. 
• Referenced the recent derecho in Gary, Indiana: residents remained without power 

while a data center retained power; opposed prioritizing a data center over residents 
(including elderly on oxygen or farmers relying on electricity for livestock). 

• Requested that the Commission examine the Gary, Indiana situation. 
• Noted the Winnebago Tribe had submitted formal comments; invoked the Winters 

Doctrine and federal law requiring a seat at the table for decisions a�ecting 
downstream tribal interests. 

• Urged the Commission to say “no”; emphasized protection of farmland, cattle, and 
poultry. 

• Cited a Stanton resident who reported cattle becoming aggressive and continuous 
noise after a data center was built nearby. 

• Drew a historical parallel to the allotment era, in which outsiders claimed superior 
knowledge of land use; stated that money does not equal superior wisdom. 

• Called for collaboration: “You’re not one of them, you’re one of us.” 

7. Britney Wilson 

• Background in business and social entrepreneurship. 
• Stated that any business deal should include clear benefits for the local community; 

representatives should advocate for those benefits. 
• Acknowledged AI growth but insisted projects must not pollute water (cited 

Cheyenne, Wyoming Meta data-center bacteria issue a�ecting elderly and 
immunocompromised). 

• Called for enforceable noise limits, no tax cuts (companies can a�ord to pay), and 
protection of wildlife and recreational waters. 

• Opposed increased utility costs for residents; argued local people must be the 
primary beneficiaries of any development. 
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8. Mitchell Peterson (Salix)

• Thanked the Commission for the public process (contrasted with the Salix process). 
• Agreed the Salix site is problematic because of proximity to town and residences. 
• If a project proceeds elsewhere in the county, strong setbacks and ordinances 

against massive expansions are essential (cited Council Blu�s Google expansion 
from ~1,000 acres to an additional 860 acres). 

• Recommended home-value impact studies and transparent, front-loaded 
communication with the community. 

9. Margaret Scott (Member, Winnebago Tribal Council)

• Invited the public and Commission to a hyperscale-data-center teach-in on 
September 9 at Winne Vegas (Sale-specific session 3–4 PM; public presentation 6 
PM). 

• Noted a hydrologist and ecologists would present scientific information on land and 
water impacts. 

10. Sandy Silbernagel 

• Emphasized multi-generational responsibility to ancestors and future generations; 
family has century-farm and heritage-farm status. 

• Opposed data centers that could force people from homes, cause ill health, or 
deplete water resources left by ancestors. 

• Questioned the true ownership and motives of outside developers. 
• Cited CF Industries’ earlier $1.3 billion investment promise that yielded only a 

handful of permanent jobs after construction. 
• Stated she does not want her name associated with a decision that harms the land 

or community. 

11. Claudia Stensland

• Raised the concept of water-quality standards and neighboring-jurisdiction 
impacts. 

• Argued that the same principle applied to water-quality standards should also apply 
to data-center siting decisions that a�ect neighboring jurisdictions and downstream 
communities. 

12. Lexa McKey

• Spoke regarding environmental and community impacts of large-scale data-center 
development. 

• Emphasized the need for careful consideration of long-term e�ects on land, water, 
and local residents. 
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13. Denise Jensen (second time speaking)

• Reiterated the need for transparency and a clear, dedicated ordinance. 
• Restated concerns about water, noise, light, vibration, and accountability of 

developers. 
• Again urged that the process be slowed and that rural communities not be pushed 

aside. 

14. Jody House

• Spoke on the need for strong protective measures if any data-center development is 
considered. 

• Raised concerns about community impacts and the importance of local control. 

15. Don Lord

• Questioned energy availability: noted that companies had previously been turned 
away or withdrawn because the county lacked su�icient power.

• Observed that the county is now being told su�icient energy exists for data centers 
and asked for transparency on that change. 

• Requested clear, quantitative information on water use, power demand, and noise 
levels before any decision. 

16. Keely Purscell (second time speaking)

• Re-emphasized the Winters Doctrine and the requirement for tribal consultation 
when decisions a�ect downstream interests.

• Restated opposition to prioritizing data-center power reliability over residential and 
agricultural needs. 

17. Jean Mack

• Spoke regarding community impacts and the need for careful evaluation of data-
center proposals. 

• Expressed support for protecting local residents and resources. 

18. Chad Small (second time speaking)

• Reiterated support for landowner property rights and the ability of farmers to choose 
how to use their land. 

• Again called for clear, responsible zoning rules that address legitimate concerns 
while not prohibiting development outright. 

19. Lynette Ross
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• Spoke on environmental and quality-of-life concerns related to large-scale 
industrial data centers. 

• Urged the Commission to prioritize the long-term well-being of residents and the 
agricultural character of the county. 

20. Manape LaMere

• Drew historical parallels to colonization and the cotton gin’s unintended expansion 
of slavery. 

• Stated that every person present is party to treaties and that treaties are the 
supreme law of the land under the U.S. Constitution. 

• Criticized social impacts of technology (phones at funerals and wakes) and warned 
of unknown long-term social e�ects of AI and data centers.

• Cited local water testing showing PFAS levels approximately 20,000 times the 
acceptable rate and linked closed-loop systems to PFAS contribution. 

• Urged the Commission to complete thorough environmental homework on water, 
air, and noise and to stand firm rather than allow delay that favors corporations. 

21. Nick Kerr (Bryan Kerr / related identification)

• Spoke regarding energy capacity, infrastructure, and the trajectory of industrial 
development in the county. 

• Raised questions about prior industrial-to-nuclear discussions near the airport and 
how they relate to data-center energy needs. 

22. Don Lord (second time speaking)

• Repeated the request for transparent, quantitative data on water consumption, 
power demand, and noise before any decision is made. 

• Expressed that the public needs full information to make informed judgments. 

23. Duane Herbst

• Spoke as a local resident concerned about impacts on farming operations, water 
resources, and community character. 

• Supported careful, protective zoning standards. 

24. Roger Brink

• Recalled that a solar project on approximately 25 acres near the current area of 
interest was denied two years earlier after public opposition (roughly 12–15 
opponents). 

• Observed the much larger turnout opposing data centers and expressed hope that 
the Commission would respond similarly. 
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25. Britney Wilson (second time speaking)

• Reiterated that any approved project must deliver clear, enforceable benefits to the 
local community. 

• Restated opposition to tax incentives and to projects that externalize costs onto 
residents (utilities, environment, health). 

26. Janet Yanack (second time speaking)

• Re-emphasized the distinction between traditional and hyperscale data centers and 
the scale of water, energy, and environmental impacts. 

• Again referenced the submitted technical documents (decibel chart, toxic-impact, 
air-quality). 

27. Denise Jensen (third time speaking)

• Sought clarification on county versus city jurisdiction after annexation. 
• Re-stated the recommendation for heavy-industrial classification and a dedicated 

ordinance. 
• Again called for full transparency and accountability. 

28. Ashley Wolfe (second time speaking)

• Reiterated negative experiences reported by residents near existing data centers 
(tra�ic, light, wildlife, air quality).

• Encouraged the Commission and public to research and speak directly with people 
living near operating facilities. 

29. Randy Bartels

• Spoke regarding local impacts and the need for protective standards. 
• Expressed concern about long-term e�ects on the community and agricultural land.

30. Karen Stultz

• Spoke on quality-of-life, environmental, and community concerns related to data-
center development. 

• Supported careful evaluation and protective zoning measures. 

31. Duane Herbst (second time speaking)

• Restated concerns about farming operations, water resources, and the agricultural 
character of the area. 

• Supported strong protective standards in any ordinance. 
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32. Keely Purscell (third time speaking)

• Reiterated the neighboring-jurisdiction principle for water-quality standards and 
argued it should apply equally to data-center decisions. 

• Again called for tribal consultation and protection of downstream interests. 

33. Daniel Bittinger (Supervisor, speaking from the floor)

• Responded to questions about prior business interest in the county over the last 
three to five years. 

• Noted that some major companies had expressed interest but withdrew because 
energy providers indicated insu�icient capacity.

• Acknowledged the public’s desire for transparent information on water, power, and 
noise and indicated the need for better public data. 

• Mandatory agreements to cover all costs should be considered.  

34. Manape LaMere (second time speaking)

• Expanded on treaty obligations and the presence of multiple tribal nations with 
historic ties to the area (Winnebago, Ponca, Ioway, Omaha, Dakota). 

• Re-emphasized environmental impacts (water, air, sound) and the social 
consequences of technology. 

• Urged decisive action rather than prolonged debate that allows corporate interests 
to advance. 

35. Denise Jensen (fourth time speaking)

• Returned to the jurisdiction question after annexation and the limits of county 
authority inside city limits. 

• Rea�irmed the call for heavy-industrial zoning, a dedicated ordinance, 
transparency, and accountability. 

36. Roger Brink (second time speaking)

• Reiterated the prior solar denial and the significance of the large public turnout 
against data centers. 

• Expressed hope that the volume of opposition would influence the Commission’s 
recommendation. 

37. Veronica Stewart (Sloan resident since 2023)

• Moved to the area because she missed seeing the stars after living in a city for ten 
years; has not seen the stars in the last three years. 
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• Stated a long-held personal belief that the human race faces severe risk by 
approximately 2050. 

• Said that approving a data center would expedite that trajectory and that whoever 
remains will be those who actually care for the land. 

• Urged the public and Commission to start listening to those who have been quietly 
caring for the land for millennia. 

38. Rick Brenden

• Asked the Board of Supervisors whether significant business interest seeking to add 
jobs had approached the county in the last three to five years. 

• Sought clarification on energy capacity history and why power is now said to be 
available for data centers when earlier projects were constrained. 

• Requested that the Board send clear public information on water use, power 
demand, and noise levels so residents can make informed decisions. 

39. Manape LaMere (third time speaking)

• Returned to the themes of treaty obligations, environmental homework (water, air, 
sound), and the social impacts of technology. 

• Warned that prolonged debate allows corporations to advance; urged the current 
generation to take a clear stand. 

• Referenced the cotton-gin historical parallel again as a caution against unintended 
consequences of technological expansion. 

Received Materials at Zoning Commission Meetings 
The following materials were received by a motion and second from the Zoning 
Commission. 

Agenda and Packet Revised on 9/17/26 at 2:15 PM 107



Woodbury County Planning and Zoning Updated: 9-17-26

60

Received at the Sloan Townhall. August 31, 2026
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The following documents were received from Janet Yanak at the Sloan Townhall on 
August 31, 2026. 
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Ordinance Development  
The following are conceptual categories that can be used as a general guide for beginning 
the process to shape a potential ordinance. This includes core policy, regulatory, and 
practical issues. Each category is framed in a way to promote discussion. This is a draft and 
is subjected to changes and adjustments as necessary. 

1. Overall, Purpose and Policy Goals 

 Defining the primary objectives of regulation (protecting public health, safety, and 
welfare; minimizing impacts on surrounding properties, infrastructure, natural 
resources, and rural character). 

 Balancing economic development opportunities against continuous operational 
effects such as noise, water demand, energy load, and long-term site management. 

 Establishing whether data centers should be treated as a distinct land-use category 
requiring specialized standards rather than falling under general industrial rules. 

2. Zoning District Placement and Use Classification 

 Determining in which zoning districts data centers may be allowed (for example, 
only as a conditional or special-use permit in general industrial districts). 

 Identifying districts where they should be prohibited outright (agricultural, 
residential, commercial, limited industrial, planned development, conservation, 
etc.). 

 Clarifying whether different scales or types of facilities (colocation, enterprise, 
hyperscale) warrant different district treatment or review processes. 

3. Public Notification and Community Engagement 

 Setting the geographic radius for mailed notice to property owners for conditional-
use hearings (standard distances versus expanded zones such as one mile). 

 Specifying the method of compiling the notification list (certified abstractor listing 
or other verified source). 

 Considering whether additional outreach (public meetings, postings, or online 
materials) is warranted given the scale and continuous nature of operations. 

4. Application Requirements and Supporting Studies 

 Requiring professional studies prepared by licensed experts as part of the permit 
application, including: 

o Predictive noise modeling of primary sources (cooling systems, generators, 
etc.). 
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o Water-demand projections, cooling-method descriptions, sustainability 
assessments, and drought contingency plans. 

o Energy-load and grid-compatibility analyses (capacity requested, 
interconnection status, potential reliability effects). 

o Emergency management and fire-protection plans coordinated with local 
responders. 

o Detailed decommissioning and site-reclamation plans with cost estimates. 
 Deciding whether additional materials (traffic studies, visual simulations, 

environmental assessments) should be mandatory or discretionary. 

5. Separation Distances (Setbacks) 

 Establishing minimum distances from occupied residences or residentially zoned 
land, public rights-of-way, adjacent industrial parcels, and parks or conservation 
areas. 

 Determining whether any setbacks may be reduced through recorded waivers or 
covenants from affected owners. 

 Evaluating whether larger buffers are needed for hyperscale facilities or for specific 
sensitive receptors. 

6. Operational and Environmental Performance Standards 

 Noise: Setting continuous sound-pressure limits (daytime and nighttime) measured 
at property lines or nearest residences, along with requirements for attenuation 
measures (enclosures, baffling, etc.). Clarifying exceptions for temporary 
emergency generator use. 

 Water resources: Prohibiting or restricting private groundwater extraction for 
cooling; requiring use of public supplies; mandating high-efficiency cooling 
technologies (closed-loop, zero-liquid-discharge, or air-cooled systems); and 
establishing thresholds that trigger formal water-use agreements with the county. 

 Emergency power and fuel storage: Specifying preferred fuel types or emission 
standards; requiring double-walled tanks and secondary containment sized to a 
percentage of tank capacity. 

 Screening and aesthetics: Mandating security fencing or walls of a minimum 
height and continuous landscape buffers (width, plant types, density) along public 
roads and non-industrial boundaries. 

7. Decommissioning, Abandonment, and Financial Assurance 

 Defining the trigger for required decommissioning (for example, continuous non-
operation for a set number of months). 

 Specifying the scope of removal work (above-ground structures, foundations to a 
minimum depth, utilities, hazardous materials, site restoration to agricultural or 
pre-development condition). 
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 Establishing financial security instruments (letter of credit, cash escrow, or 
equivalent) sized to a percentage of estimated decommissioning costs, with 
periodic updates and no credit for salvage value. 

 Clarifying responsibility if the operator defaults and the role of the county in 
enforcing or completing the work. 

8. Definitions and Scope 

 Crafting clear definitions that distinguish commercial data centers from ordinary 
offices, retail computer services, or accessory network rooms. 

 Differentiating subtypes (colocation facilities serving multiple tenants, single-
enterprise facilities, and hyperscale facilities defined by floor area or continuous 
power demand). 

 Ensuring definitions capture the characteristic features (dense computing 
equipment, specialized cooling, backup power, fire-suppression systems) while 
remaining adaptable to technological change. 

9. Administrative and Procedural Integration 

 Integrating new standards into existing conditional-use review procedures, 
including any specialized findings the board of adjustment must make. 

 Addressing cross-references to public-notice rules, land-use tables, and definition 
sections. 

 Providing for periodic review or updates of standards as technology, water 
availability, grid conditions, or industry practices evolve. 

 Confirming severability, conflict resolution with prior regulations, and the effective-
date process. 

10. Broader Implementation Considerations 

 Coordination with regional utilities, water authorities, emergency management 
agencies, and volunteer fire departments. 

 Monitoring and enforcement mechanisms (complaint procedures, periodic 
compliance reporting, or independent verification). 

 Potential economic tools or incentives that could be paired with regulatory 
standards, if desired. 

 Flexibility mechanisms (variances, planned-unit-development alternatives, or 
adaptive management plans) versus fixed numeric thresholds. 
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Notes on the 2026 NACo Annual Conference Educational Summit: 
Data Centers, the Grid and County Development  

(National Association of Counties / NACo; ~57 minutes) – July 30, 2026

Video link: https://www.youtube.com/watch?v=PZKhdEBXPSE

Video description / core theme

Data centers are reshaping local economies, land use, and electricity infrastructure. They 
bring jobs and tax revenue to some counties while straining grids and raising electricity 
costs in others. The session examines the roughly $3 trillion national investment driving 
data center growth, the county role in siting and grid stability, fiscal and community 
impacts, and a practical framework for evaluating proposals. 

Speakers

 John Farner (Moderator), Executive Director of Land and Water, Lincoln Institute of 
Land Policy 

 Hon. Jessica Fitzwater, County Executive, Frederick County, Maryland 
 Hon. Rick Handley, Commissioner, Mason County, West Virginia 
 Heather Coil (Coyle), Senior Manager, State Policy & Partnerships, Data Center 

Coalition (DCC) 

1. Framing the Issue as Historic Infrastructure Build-Out (John Farner) 

Farner frames data centers as a massive private infrastructure build-out comparable to 
earlier U.S. expansions: 

 Railroads (1870–1890): Rapid private investment; localities had almost no say 
(“railroaded”). 

 Interstate Highway System (to ~1976): Publicly financed; counties generally had 
little or no control over routing. 

AI / data-center “five-layer cake” (drawing on NVIDIA CEO Jensen Huang’s Davos 
remarks): 

 Top two layers: AI models and applications (ChatGPT-style tools, enterprise uses). 
 Bottom three layers (on-the-ground infrastructure counties must manage): 

1. Energy / power generation 
2. Chips and compute (e.g., TSMC facilities in Phoenix described as “Death 

Star”-scale) 
3. Cloud infrastructure = data centers 
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Current and future geography Maps show active hubs (Northern Virginia, Arizona, Texas, 
Georgia) plus planned, under-construction, non-operational, and land-banked sites 
spreading into new areas. The picture changes daily. Lincoln Institute is preparing a full 
online toolkit (fall release) in coordination with NACo. 

Six key areas relevant to counties

1. Siting — location, surrounding uses, water source, energy source. 
2. Local authority & capacity — Do you have decision-making power, information, 

and data-center-specific ordinances (not just generic industrial rules)? 
3. Community benefits — Housing, jobs, economic development; emerging 

Community Benefit Agreements (CBAs). 
4. Risk mitigation — What happens if facilities become obsolete (e.g., future space-

based computing)? Avoid stranded assets; build tools up front. 
5. Watershed / regional approach — Energy or water impacts often spill into 

neighboring counties. 
6. Community engagement (most important) — Continuous involvement from siting 

through benefits. 

2. County Perspectives 

Frederick County, Maryland (Jessica Fitzwater) 

 Seventh-largest and fastest-growing county in Maryland; part of the Baltimore–
D.C.–Frederick triangle. 

 Story began with redevelopment: Quantum Frederick hyperscale campus on the 
former Eastalco aluminum smelter (already industrially zoned, long vacant). 
Approvals predated Fitzwater’s term. No additional new data-center projects 
approved since. 

 Regulatory response: 
o Data-center work group (early 2023) with environmental, agricultural, 

business, labor, and community leaders. 
o Nation’s toughest standards on noise, vibration, expanded setbacks, clear 

zoning. 
o Zoning overlay limits data centers to <1 % of county land. 
o Agricultural-preservation requirement: 5 acres preserved for every 1 acre 

used by data centers. 
o Executive orders pausing applications while rules were refined. 

 Fiscal results: Quantum Frederick has generated >$3.5 billion in recorded 
transactions and >$50 million in one-time recordation-tax revenue supporting 
agriculture, open space, housing, and transit. No local incentives or tax breaks
were given (“they don’t need them”). 

 Community-benefit negotiations underway so residents share in the value. 
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 Public engagement has intensified dramatically, producing frustration, legal 
challenges to zoning, and more misinformation than any other issue in her 
experience. 

 Stance: Neither pro- nor anti-data center. Priority is regulation that protects quality 
of life while maximizing benefits. 

 State–local coordination is essential: Many critical issues (energy use, air 
pollution, well-water impacts, utility rates) are outside county authority. Frederick 
has advocated for expanded local taxing authority, stronger statewide energy rules, 
transparency/public-reporting requirements, and better air-pollution monitoring. 
Recent state creation of a large-load customer registry for data centers was 
incorporated via executive order requiring proof of registration before county 
applications advance. 

 Constituents do not care which level of government is responsible; they want 
protection and responsiveness. 

Key advice: Be extremely careful with tax incentives—they can create legal hurdles (quid-
pro-quo problems) for later Community Benefit Agreements. 

Mason County, West Virginia (Rick Handley) 

 Rural agricultural/industrial county (~25,000 people). Hosts a major Nucor steel 
mill with a favorable 30-year PILOT that delivers $1 million/year (significant relative 
to a $12 million county budget). 

 Data-center project: First phase of a multi-phase facility under construction; 
second project already acquiring land (prices up to ~$42,000/acre). Uses natural 
gas (not the grid) and Ohio River water (treated, used for cooling, returned—similar 
to nearby power plants). These design choices address common electric-bill and 
aquifer concerns. 

 Major constraint — House Bill 2014: State legislation that preempts local control. 
It exempts data centers from county/municipal zoning, noise, lighting, land-use 
rules, building permits, inspections, code enforcement, and licensing. The 
legislature expressly occupies the entire regulatory field. 

o Tax-revenue split: 50 % to the state (to help cut personal income tax), 30 % 
to the host county (hard-fought), 10 % shared among all counties, 10 % to 
state agencies. 

o Host counties therefore receive substantial new revenue (estimates $15–25 
million) but lose siting and regulatory authority. Commissioners still face 
political blame and election pressure. 

 On-the-ground problems: 
o First facility sited adjacent to a residential area. Complete vegetation 

stripping + heavy rain caused silt/mud flooding of homes (Memorial Day 
weekend and a later event). Company cleaned up and is now buying many of 
the 53 homes, but some long-time elderly residents do not want to leave. 
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o No public meetings before construction; only private talks with individual 
landowners. Lack of transparency damaged trust. 

 Positive contributions: Company donated $250,000 to the sheriff’s department for 
vehicles and $300,000 to EMS. 

 Core message: Local input is essential; transparency, communication, and trust 
are non-negotiable. Misinformation (often based on outdated data-center 
practices) is rampant. 

3. Industry Perspective (Heather Coil, Data Center Coalition) 

 DCC represents large data-center owners/operators and major data users. Focuses 
on policy, advocacy, workforce, and stakeholder outreach. 

 Personal background includes early work in a brownfield data center (former St. 
Louis Post-Dispatch printing plant). 

 Economic scale (2023–2024 figures cited): 
o $1.7 trillion contribution to U.S. GDP (direct + indirect). 
o Direct employment >1 million; supported ~5.5 million jobs total. 
o Each data-center job supports ~4.5 other jobs. 
o $369 billion in federal/state/local tax contributions. 

 Data growth is explosive: U.S. customers/businesses will generate twice as much 
data in the next 5 years as in the previous 10; one-third of the global population is 
still offline. Average U.S. household has ~21 connected devices. 95 % of Fortune 
500 companies rely on the cloud. 

 Industry commitment: Be good neighbors, use energy and water 
efficiently/sustainably, and tailor community benefits to local priorities. 

 DCC works at the state level on authority/home-rule clarity and engages in rate 
cases (30 states last year) to ensure data centers pay full cost of service. 

 Emerging work: Creating regular forums for industry–local-official dialogue and 
increasing staff capacity so companies can better communicate benefits and 
answer questions. 

4. Interactive Table Exercise & Audience Themes 

Participants discussed a NACo data-center checklist. Key gaps identified and reported 
back: 

 Trusted data validation — Independent, credible verification of energy, water, and 
resource-use claims to build public confidence. 

 Community engagement & transparency — Better guidance on early public 
education, in-person engagement (not just social media), and transparent 
information sharing. 
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 Model policies & best practices — Proven development models and ordinances 
that can be adapted (acknowledging that authority structures differ widely across 
states). 

Panel reactions

 Fitzwater: These three themes capture the core challenges. Model policies are hard 
because home-rule vs. preemption varies dramatically; Maryland’s strong 
environmental rules and new large-load registry help. Early, multi-forum, in-person 
engagement is the hardest and most important task amid national noise and 
misinformation. Companies must become better storytellers about construction 
jobs (high-quality, union-supported), permanent jobs, downstream business 
benefits, and long-term revenue that funds schools, public safety, and amenities. 
Revenue is game-changing but often invisible at the start; local officials cannot be 
left to “defend big tech.” 

 Coil: DCC will carry these themes back to members. Industry is already active on 
rate cases and is adding community-engagement capacity. Regular industry–local 
forums are in development. 

 Handley: Emphasized transparency + communication + trust. Absence of public 
meetings was a major missed opportunity. Local control (or at least meaningful 
input) is essential for fairness to counties and citizens. 

5. Resources, Next Steps & Closing 

NACo resources (QR codes shown): 

 Energy resources and events 
 Rural-county-specific programming 
 Energy symposium 
 Data-center resource hub 

Lincoln Institute: Forthcoming toolkit of model ordinances drawn from across the United 
States (counties can adapt what fits local needs). Strong focus on building staff capacity 
(in partnership with Claremont Lincoln University). 

Overall takeaway for county leaders Data-center development is a high-stakes, fast-
moving infrastructure wave. Success requires: 

 Clear local authority and data-center-specific rules where possible 
 Close coordination with state and regional energy regulators 
 Early, continuous, transparent community engagement 
 Realistic risk mitigation and community-benefit structures 
 Independent data validation 
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 Willingness by both local governments and industry to share information and build 
trust 

Counties that prepare frameworks now will be better positioned to capture benefits while 
protecting quality of life and fiscal health. The conversation is ongoing; NACo and partners 
such as the Lincoln Institute are developing practical tools to support that work. 

Agenda and Packet Revised on 9/17/26 at 2:15 PM 148



Woodbury County Planning and Zoning Updated: 9-17-26

101 

Meeting Notices 
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Social Media Advertisements 

Posted to Facebook on August 21, 2026 
Posted to X on August 21, 2026 

Posted to Facebook on August 14, August 4, 2026 
Posted to X on August 21, August 4, 2026 

Posted to Facebook on August 4, July 31, 2026 
Posted to X on July 31, 2026 
Posted to Woodbury County Website – News, 2026 

Newspaper Advertisements 

Published in Danbury Review on August 19, 2026 

Published in Sergeant Blu� Advocate on August 20, 
2026 

Published in Moville Record on August 13, 2026 
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Posted to Facebook on September 14, 2026 
Posted to X on September 14, 2026 

Posted to Facebook on September 5, 2026 
Posted to X on September 15, 2026 
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Press Release on July 31, 2026

Posted to Woodbury County Website – News on July 31, 2026
Posted to Facebook on July 31, 2026
Posted to X on July 31, 2026
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Data Center Related Definitions 
County Population 

(2020)
Definitions

Adair 7,496 Data Center. A facility which (1) engages in storage (including cloud based storage), management, 
maintenance, processing, analysis, computing, hosting (including any form of high-compute applications) 
and/or transmission of digital data and/or (2) houses and/or provides space to house computing and/or 
networking equipment, hardware, systems, servers, appliances, associated components and/or digital 
infrastructure related to and/or utilized in the storage (including cloud based storage), management, 
maintenance, processing, analysis, computing, hosting (including any form of high-compute applications) 
and/or transmission of digital data.  
Property Line. The legal boundary between separately owned real estate parcels, and between privately 
owned parcels and publicly owned land or public right of way. 
Occupied Residence. A house, apartment or other structure designed for residential use that is the abode 
of a person, family or household and is regularly occupied.  
Occupied Building. A school, hospital, church, public library, pool, shelter house, tent, wedding venue or 
any other structure that is regularly occupied for private or public gatherings. Occupied Farm Building. A 
barn, shed, lot, pasture or any other structure or area that is regularly occupied by livestock.  
Occupied Area. A cemetery, park, campsite, trail, public recreation area or any other structure or area that 
is regularly occupied for private or public gatherings.  
Minimum Separation Requirements. The minimum required distance that must exist between a certain 
line, structure and/or area and a Data Center, or any part, component or appurtenance of a Data Center. 

Allamakee 14,061 Cryptocurrency: Digital or virtual currency not issued by any central authority that is designed to function as 
a medium of exchange and that uses encryption technology to regulate the generation of units of currency, 
to verify fund transfers, and to prevent counterfeiting.  
Cryptocurrency mining: The commercial process by which cryptocurrency transactions are verified and 
added to the public ledger, known as the blockchain, and the means through which new units of 
cryptocurrency are released.  
Cryptocurrency Mining Center: A data center engaged in cryptocurrency mining.  
Data Center (also known as a High-Density Computing Facility): A permanent or temporary structure, 
such as a building, a cargo container or similar storage container, that houses or provides space to house a 
group of networked server computers in one physical location to centralize the storage, management, and 
dissemination of data and information about a particular topic, taxonomy, or body of knowledge.  
Large Scale Data Center (LDC): A data center with a maximum power capacity greater than 3MWs 
(Megawatts). An LDC typically houses 2000 or more servers.  
Micro Data Center (MDC): Also referred to as Edge Data Centers, a Micro Data Center is a small-scale or 
localized facility, often serving as an edge computing site or corporate enterprise data center, typically 
housing 500 to 2,000 servers, having a maximum power capacity equal to or less than 3 MWs (Megawatts). 
MDCs are designed as modular, highly-secure, or powered-shell units to support localized data needs. 
MDCs or buildings containing MDCs shall no be larger than 865 square feet.  
Sensitive Area: A geographic area defined by natural features where there is a significant risk of 
groundwater degradation due to human activities conducted at, under, or near the land surface. Sensitive 
areas include, but are not limited to, sinkholes, rivers, streams, creeks, natural springs, lakes, farm ponds, 
wetlands, karst topography, and fault zones.

Jackson 19,485 Accessory Use. A use or structure incidental and subordinate to the principal facility on the same parcel 
and serving a function customarily associated with the principal use.  
Board of Adjustment (BOA). The Jackson County Board of Adjustment as established under Chapter 4 of 
the Jackson County Zoning Ordinance.  
Closed-Loop Cooling System. A cooling system that recirculates coolant within a sealed system and does 
not rely on continuous withdrawal or discharge of groundwater or surface water during normal operation.  
Conditional Use Permit (CUP). The Board of Adjustment approval authorizing a High-Density Computing 
Facility as a conditional use under the Jackson County Zoning Ordinance. If the relevant zoning ordinance 
uses a di�erent term (e.g., “Special Exception”) for Board of Adjustment land-use approval, the term CUP in 
this ordinance shall be construed to mean the applicable Board of Adjustment approval. Corn Suitability 
Rating (CSR2). A soil-productivity index for low farmland used to compare the relative suitability of soils for 
row-crop production. CSR2 application, when required by this ordinance, shall be provided in a map and 
summary format acceptable to the Zoning Administrator.  
Expansion or Modification. Any structural, mechanical, or electrical alteration that increases total 
electrical service load, physical footprint, or operational capacity beyond that authorized under the most 
recent zoning permit or Board of Adjustment approval.  
Fully Enclosed Building. A permanent structure with a roof and four (4) fully enclosed walls. Doors and 
openings shall remain closed except for normal ingress/egress and maintenance. Roofed canopies, partially 
enclosed buildings, or screened enclosures do not qualify.  
High-Density Computing Facility (HDCF). A large-scale or cluster of structures housing servers, computer 
processors, or similar computing equipment that is designed, proposed, or operated at a total electrical 
service load of six hundred (600) amps or greater or any use-intensive site of two hundred fifty (250) kW or 
greater, as identified in an application materials, utility-service documentation, or other information 
acceptable to the Zoning Administrator. Examples include cryptocurrency mining, artificial-intelligence 
training, data-processing, cloud-computing, or similar computational operations. Thresholds are based on 
regional utility data showing step-change impacts to local grid reliability above this service level. The term 
includes facilities commonly referred to as data centers, cryptocurrency mining operations, or similar 
computing-intensive uses whether primary or accessory in nature.  
Hydro-Cooling System. A closed-loop or water-based heat-exchange system used for temperature control 
of computing equipment. 
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County Population 
(2020)

Definitions

Known Map Sensitive Area. A sensitive environmental, cultural, hydrologic, scenic, or geologic resource 
identified in County, state, or federal mapping, records, or adports, including but not limited to wetlands, 
floodplains, sinkholes, karst features, protected water resources, conservation areas, mapped burial or 
archaeological sensitivity areas, blu�s, scenic byway viewsheds, or other mapped natural-resource areas.  
Noise Level (dBA). Sound-pressure level measured with an A-weighted filter and slow-response time 
constant in accordance with ANSI S12.9 (Parts 1 & 3) and IEC 61672-1. Type 1 sound-level meter standards.  
Nonparticipating Parcel. A parcel that is not owned, leased, controlled, or otherwise subject to a written 
agreement with the High-Density Computing Facility applicant, owner, or operator to permit occupancy, site 
use, construction, setup, access, or related project approval. [Revised from 5/18/2026 draft]  
Occupied Structure. Any building or structure designed for or regularly used by humans for habitation, 
employment, assembly, education, worship, or shelter, whether permanent or seasonal.  
Operator. The individual, company, partnership, corporation, or other legal entity that owns, leases, controls 
or operates the project, maintenance, and/or operation of a High-Density Computing Facility.  
Owner. The person, partnership, corporation, trust, or other legal entity having title to the real property on 
which a High-Density Computing Facility is located, as recorded with the County Recorder.  
Peak Particle Velocity (PPV). The maximum instantaneous velocity of ground vibration, expressed in 
millimeters per second (mm/s), as measured by a tri-axial accelerometer per DIN 4150-3 or BS 7385-2 
standards.  
Road Use Agreement (RUA). A written agreement between the facility operator/applicant and the Jackson 
County Engineer (or other road authority having jurisdiction), establishing designated haul routes, access 
points, tra�ic measures, and the operator’s obligations for maintenance, repair, and restoration of public 
road infrastructure impacted by facility-related tra�ic. 
Surface Water. Any water body located on the surface of the land, including rivers, streams, creeks, ponds, 
lakes, drainageways, wetlands and other waters regulated by the Iowa Department of Natural Resources 
(IDNR). Utility Provider. The electric utility (including an investor-owned public utility, municipal utility, or 
electric cooperative) that is lawfully authorized to provide retail electric service to the subject property, or its 
designated agent, and that will supply primary electric power to the High-Density Computing Facility.  
Utility Service Coordination Letter. Written documentation from the applicable Utility Provider, or its 
documentation acceptable to the Zoning Administrator, confirming that the applicant has contacted the 
Utility Provider regarding the proposed facility’s anticipated electrical service needs and identifying any 
known service extensions, upgrades, easements, substations, transmission or distribution improvements, 
or related utility infrastructure improvements necessary to serve the proposed use. The letter is for land-use 
and site-feasibility review only and shall not be construed as County regulation of utility capacity, rates, 
service territory, interconnection requirements, or system operations.

Jones 20,646 Clean agent fire suppression system: A system that uses electrically nonconductive gaseous agents that 
do not leave residue upon evaporation to extinguish fires.  
Closed-loop cooling system: A sealed system where a coolant circulates continuously, absorbing heat 
from a source, and then transferring that heat to a heat exchanger for removal, without the coolant ever 
being exposed to the environment.  
Commercial cryptocurrency mining: The commercial process by which cryptocurrency transactions are 
verified and added into the blockchain, and the means through which new units of cryptocurrencies are 
released through the use of server farms. Any equipment requiring a high-density load service, for the 
purposes of operating a cryptocurrency mining server farm, will constitute a commercial cryptocurrency 
mining operation. Cryptocurrency: A digital currency in which cryptography techniques are used to regulate 
the generation of units of currency and to verify the transfer of funds while operating independently of a 
central bank.  
Cryptocurrency data center: Leased or owned boundaries of floor space devoted to the operating data 
processing equipment for commercial cryptocurrency mining; excludes spaces for data centers not 
otherwise engaged in commercial cryptocurrency mining, commercial o�ices, storage, shipping and 
receiving, warehousing, or any other space that is not electronic processing.  
Cryptocurrency server farm: Three or more interconnected computers housed together in a single facility 
(either air-cooled or water-cooled), whose primary function is to perform cryptocurrency mining or 
associated data processing.  
Data mining: The commercial process by which volumes of data are analyzed to find patterns, discover 
trends, and gain insights into how light may interact in a way that is used and will constitute a commercial 
data mining operation.  
High-density load service: Any individual service at or above 660 amps in which the energy use intensity 
(EUI) is calculated as greater than 250 kBtu/ft2/year the total for all operating square footage. Liquid cooling 
system: A method of cooling electronic components or other devices by circulating liquid coolant through 
them to cool and absorb heat produced during operations and then discharge that heat through a heat 
exchanger.

Linn 230,299 Data center means a facility consisting of one or more buildings (whether constructed simultaneously or in 
separate phases) used primarily for the storage, management, processing, and transmission of digital data, 
which houses computer or network equipment, systems, servers, appliances, and other associated 
components related to digital data storage and operations. Data center includes commercial 
cryptocurrency mining operations and processing.  
Small-scale data center means a data center that has an electrical design capacity of 20 MW or less, and 
that uses less than 50 gallons per minute of water or less on an annualized basis. For the purposes of 
determining compliance with power and water usage thresholds in this ordinance, all data center buildings 
that are part of a phased or multi-building campus shall be evaluated in the aggregate, regardless of whether 
such buildings are constructed simultaneously or in separate phases.  
Large-scale data center means a data center that has an electrical design capacity greater than 20 MW or 
that uses more than 50 gallons per minute of water on an annualized basis. For the purposes of determining 
compliance with power and water usage thresholds in this ordinance, all data center buildings that are part 
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County Population 
(2020)

Definitions

of a phased or multi-building campus shall be evaluated in the aggregate, regardless of whether such 
buildings are constructed simultaneously or in separate phases.  
Places of Public Assembly means buildings or facilities where people gather for civic, educational, religious, 
cultural purposes, including, but not limited to retirement and nursing homes, schools, child care homes 
and centers, group homes, hospitals, detention facilities, or human service facilities, not including facilities 
allowed as an accessory use to the principal use in question.

Muscatine 43,235 Cryptocurrency mining or production installations and Data Center: A physical facility that uses computing 
and networking equipment to collect, store and process data, as well as distribute and access resources. It 
may also include supporting equipment such as batteries, back-up generators and cooling equipment.

Osceola 6,192 DATA CENTER, A building or other structure rehabilitated or constructed to house a group of networked 
server computers in one physical location in order to centralize the storage, management, and 
dissemination of data and information pertaining to a particular business, taxonomy, or body of knowledge. 
A data center provides computer processing for uses including but not limited to cloud storage, 
cryptocurrency mining, and artificial intelligence. "Data Center" also includes the lease of a business facility 
leased by an entity that operates a data center.

Story 98,537 Accessory BESS (Co-located) means a battery energy storage system that is ancillary to another primary 
use of the property. Examples include a BESS co-located with a renewable energy generation facility (solar 
or wind farm) to store generated electricity for on-site use (peak shaving, backup power), or batteries 
providing electric grid services at an existing substation. An accessory BESS is subordinate in size and 
purpose to the main use on the site. These are also often referred to as Hybrid BESS.  
Agrivoltaics or Agrivoltaic Projects means solar sites that combine agricultural uses with generating 
electricity within the project area to maximize land use and o�ering mutual production benefits. 
ANSI means the American National Standards Institute.  
Augmentation means the process of supplementing or replacing some or all of the system components to 
maintain the nameplate capacity (measured in megawatts).  
Battery Energy Storage Management System means an electronic system that protects energy storage 
systems from operating outside their safe operating parameters and disconnects electrical power to the 
energy storage system or places it in a safe condition if potentially hazardous temperatures or other 
conditions are detected.  
Battery Energy Storage System (BESS) means one or more devices, assembled together, capable of storing 
and discharging electricity primarily intended to supply electricity to a building or to the electrical grid. This 
includes, but is not limited to, the following: battery cells; enclosed and dedicated-use buildings; thermal, 
battery, and energy management system components; inverters; access roads; distribution, collection, and 
feeder lines; wires and cables; conduit; footings; foundations; towers; poles; crossarms; guy lines and 
anchors; substations; interconnection or switching facilities; circuit breakers and transformers; overhead 
and underground control, communications and radio relay systems, and telecommunications equipment; 
utility lines and installations; and accessory equipment and structures. A BESS does not include a stand-
alone 12-volt car battery or an electric motor vehicle. A BESS is classified as a Tier 1 or Tier 2 (Utility Scale) 
BESS as follows: a. Tier 1 BESS have an aggregate energy capacity less than or equal to 600kWh and, if in a 
room or enclosed area, consist only of a single energy storage system technology. b. Tier 2 (Utility Scale) 
BESS have an aggregate energy capacity greater than 600kWh or are comprised of more than one storage 
battery technology in a room or enclosed area.  
BESS Dedicated-Use Building means a building or structure that is only used for BESS components and 
equipment, is classified as Group F-1 occupancy, as defined in the International Building Code, and 
complies with the following: a. The building’s only use is battery energy storage, energy generation, and other 
electrical grid-related operations. b. No other occupancy types are permitted in the building. c. Occupants 
in the rooms and areas containing BESS are limited to personnel that operate, maintain, test, or repair the 
BESS and other energy systems. d. Administrative and support personnel are permitted in areas within the 
buildings that do not contain BESS, provided that these areas do not occupy more than ten (10) percent of 
the building area of the story in which they are located, and a means of egress is provided from the 
administrative and support use areas to the public way that does not require occupants to traverse any other 
containing BESS or other energy systems footprint.  
BESS Participating Property means a BESS host property or any real property that is the subject of an 
agreement that provides for the payment of monetary compensation to the landowner from the BESS owner 
(or a�iliate) regardless of whether any part of a BESS is constructed on the property.  
Clean Agent Fire Suppression System means a system that uses electrically nonconductive gaseous 
agents that do not leave residue upon evaporation to extinguish fires.  
Closed-Loop Cooling System means a sealed system where a coolant circulates continuously, absorbing 
heat from a source, and then transferring that heat to a heat exchanger for removal, without the coolant ever 
being exposed to the environment. A closed-loop system shall not use evaporative cooling. It may consist of 
methods including, but not limited to, air-cooled (dry) cooling, rear-door heat exchanger cooling, hybrid dry 
economizer cooling, direct-to-chip cooling, or immersion cooling.  
Commercial Cryptocurrency Mining means the commercial process by which cryptocurrency transactions 
are verified and added to the public ledger, known as the block chain, and the means through which new 
units of cryptocurrencies are released through the use of server farms. Any equipment requiring a high-
density load service, for the purposes of operating a cryptocurrency mining server farm, will constitute a 
commercial cryptocurrency mining operation.

Agenda and Packet Revised on 9/17/26 at 2:15 PM 164



Woodbury County Planning and Zoning Updated: 9-17-26

117 

Sample Data Center Ordinances in Iowa (Draft and E�ective)
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Town Hall Management Plan 

Event Goal: 
Gather orderly, inclusive public input on potential amendments to the Woodbury County 
Zoning Ordinance regarding data center facilities. Input will inform the Zoning 
Commission’s recommendation to the Board of Supervisors on requirements, regulations, 
zoning districts (e.g., General Industrial), and the permitting process (e.g., conditional use 
permit or comparable mechanism).   

Recommended Agenda Structure  

1. Purpose Statement & Ground Rules (3–4 minutes) – Chairperson  
2. Zoning Sta� Comments & Evening Plan (5–7 minutes) – Zoning Sta� 
3. Public Comment Period – All who wish to speak (main portion of meeting)  
4. Closing Remarks & Next Steps (3–5 minutes) – Zoning Sta�
5. Adjournment 

1. PURPOSE STATEMENT (CHAIR): 

Good evening. Thank you for joining us. The purpose of this town hall is to listen to 
citizen input on potential amendments to the Woodbury County Zoning Ordinance 
concerning data center facilities in unincorporated areas.  

The Zoning Commission is studying how best to facilitate the permitting process—
whether through a zoning ordinance text amendment or another ordinance—and is 
seeking your perspectives on potential requirements and regulations, suitable zoning 
districts such as General Industrial (GI), and the application process itself, such as a 
conditional use permit or comparable mechanism.  

These meetings and any proposed regulations apply only to unincorporated areas 
under Woodbury County zoning jurisdiction. Incorporated cities and towns regulate 
their own zoning independently.  
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2. TIME LIMIT AND GROUND RULES (CHAIR): 

To ensure everyone who wishes to speak has the opportunity, we will enforce a time 
limit of three (3) minutes per speaker.  

 When you approach or are recognized, please state your name and, if you wish, 
your a�iliation or location (e.g., property owner in unincorporated Woodbury 
County).  

 At the three-minute mark, if you are still speaking, I will respectfully interrupt you 
and o�er 30 seconds to conclude your remarks. 

 Please address comments to the Commission and sta�, remain civil, and focus 
on the topic of data center zoning and permitting for the unincorporated areas 
only. Personal attacks or o�-topic remarks will not be permitted.  

 One speaker at a time. All comments are directed at the Chairperson and the 
Commission. There will be no group dialogue and the mission will stay on point 
with the contents of what each individual speaker wishes to offer. Interruptions 
will be ruled out of order. 

 The Zoning Commission reserves the right to allow speakers additional time 
and additional turns to speak.

 Written comments may also be submitted tonight or later to Dan Priestley at 
dpriestley@woodburycountyiowa.gov or to Woodbury County Planning and 
Zoning, 620 Douglas Street, Sixth Floor, Sioux City, IA 51101. 

 I will now turn it over to the zoning sta� for remarks.
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3. ZONING STAFF COMMENTS & PLAN FOR THE EVENING 
(ZONING STAFF) 

 Brief overview of the Commission’s mission and the study process.  

 Confirmation that the evening’s plan is for everyone who wishes to speak to have 
the opportunity to do so.  

 Any logistical notes (sign-in sheet location, speaking procedure, how comments 
will be recorded).  

 Reminder of additional town halls (Moville, Salix, and others as needed) and the 
written comment option. 

 ZONING COMMISION REGULAR MEETING
 Date & Time: Monday, September 28, 2026 at 5:00 PM  
 Location: Woodbury County Courthouse (Basement) 
 Address: 620 Douglas Street, Sioux City, IA 51106 

 SALIX TOWN HALL
 Date & Time: Monday, November 9, 2026 at 7:00 PM  
 Location: Salix Community Center  
 Address: 317 Tipton Street, Salix, IA 51052

4. PUBLIC COMMENT PERIOD 
 Chair or staff announces 3-minute mark with 30 seconds to conclude.  

 After the formal queue is exhausted, offer a final call for additional speakers.  

 If attendance is very large, consider brief grouping of similar points only if 
speakers voluntarily agree; otherwise maintain individual three-minute turns. 

 The Zoning Commission reserves the right to allow speakers additional time 
and additional turns to speak.

Handling interruptions or disruptions: Chair calls for a pause, restates the ground 
rules, and, if necessary, calls for a short recess.  

Documentation: Staff records speaker name, key points, and any specific 
recommendations. Written comments will be accepted.
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5. CLOSING (CHAIR) 

 Thank all participants.  

 Summarize that input will be compiled and considered by the Commission as it 
prepares its recommendation.  

 Remind attendees of remaining town hall dates, written comment channels, and 
the county website (www.woodburycountyiowa.gov) 
(www.woodburycountyiowa.gov).  

 Provide contact information for Dan Priestley, Zoning Coordinator: (712) 279-
6609.  

 Adjourn the meeting. 
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