
PLANNING AND ZONING COMMISSION
TENTATIVE AGENDA
Wednesday, February 25, 2026

                                                                              4:00 PM

Public Meeting Room* - Story County Administration (900 6th Street) – Nevada, Iowa
THIS MEETING IS OPEN TO THE PUBLIC PURSUANT TO CHAPTER 21 IOWA CODE.

CALL TO ORDER; REGULARLY SCHEDULED COMMISSION MEETING

ROLL CALL/QUORUM DETERMINED

APPROVAL OF AGENDA

APPROVAL OF MINUTES

01-07 PZC MINUTES DRAFT.PDF

PUBLIC COMMENT
This is the time for members of the public to offer comments concerning matters not 
scheduled to be heard before the Planning and Zoning Commission. 

OLD BUSINESS

NEW BUSINESS

PUBLIC HEARINGS

Discussion And Consideration Of Case Number TA26-000001 Text Amendment To 
Rescind Ordinance No. 311 - Leanne Harter

Public Hearing

STAFF REPORT - TEXT AMENDMENT.PDF

Discussion And Consideration Of Case Number TA26-000002 Text Amendment To 
Address Uses For Digital Asset Mining, Cryptocurrency Operations, Data Processing 
Centers And/Or Battery/Energy Storage Solutions On Properties Located In 
Unincorporated Story County - Leanne Harter

Public Hearing

STAFF REPORT FOR TA26-02V1.PDF

COMMENTS

Staff

Commission

ADJOURNMENT

INSTRUCTIONS TO PARTICIPATE IN VIRTUAL 

MEETINGS
https://us02web.zoom.us/j/89388521573?pwd=18Uzb7c9U9x7TaXqvKSBMZ8Nt3ESC0.1

Webinar ID:  893 8852 1573 

Passcode: 160081 

Dial in Number:  312-626-6799

*Story County strives to ensure that its programs and activities do not discriminate on the basis of 
race, color, national origin, sex, age or disability. Persons requiring assistance, auxiliary aids or 
services, or accommodation because of a disability may contact the county's ADA coordinator at 
(515)382-7204.

**For further information on these cases, contact the Story County Planning and Development Department at 

PZWeb@storycounty.com  or by phone at (515) 382 -7245. Case Files, including exact property locations, may be 

inspected in the Story County Planning and Development Department located in the Story County Administration 

Building, 900 6th Street, Nevada, Iowa .
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STORY COUNTY               
PLANNING AND DEVELOPMENT 

       STORY COUNTY ADMINISTRATION         
 “Commitment, Vision, Balance” 

900 6TH STREET 
NEVADA, IOWA 50201-2087 

MINUTES 

STORY COUNTY 

PLANNING AND ZONING COMMISSION 

AN AUDIO RECORDING OF THE FULL MEETING MAY BE FOUND IN THE 
PLANNING AND DEVELOPMENT DEPARTMENT, OR BY VISITING 

WWW.STORYCOUNTYIOWA.GOV 
 
DATE: 01-07-2026    Ben Jensen, Chair                             2030  

    Ray Lee, Vice Chair                                  2028                          
CALL TO ORDER: 4:00 PM   Debbie Younkin                                                    2026 

*Kathy Mens                                       2027 
PLACE:  Public Meeting Room   Bart Clark           2030 
     Administration Building  Gary Guthrie                       2028 
      Nathan Easter           2029 
      *Absent     
      ^ Via Zoom      

Special Note: Members of the public could also participate via Zoom. 

STAFF PRESENT: In person: Leanne Harter, Director; Marcus Amman, Senior County Planner; 
Leslie Day, County Planner 

PUBLIC PRESENT: Melinda Wadsley, Craig Okerberg, Aaron Steele 

ROLL CALL/QUORUM DETERMINED:  

Planning and Zoning Commission   

Present: Jensen, Younkin, Guthrie, Clark, Lee, Easter 
Absent: Mens 

APPROVAL OF AGENDA: 

Motion to Approve the Tentative Agenda Amending the Year from 2025 to 2026  
Motion: Lee 



Second: Clark 
Voting Aye: All 
Voting Nay: None 
Not Voting: None 
Absent: Mens 
 
Motion passed. MCU. 
 

APPROVAL OF MINUTES:  

11-05 PZC MINUTES.PDF 
 
Motion: Lee 
Second: Younkin 
Voting Aye: All 
Voting Nay: None 
Not Voting: None 
Absent: Mens 
 
Motion passed. MCU. 
 

PUBLIC COMMENTS: None 

OLD BUSINESS:  None 

NEW BUSINESS:   

Election Of Officers For 2026 Calendar Year 

Motion to Nominate Ben Jensen as Chair 
 
Motion: Lee 
Second: Younkin 
Voting Aye: All 
Voting Nay: None 
Not Voting: None 
Absent: Mens 
 
Motion passed. MCU. 
 
Motion to Nominate Ray Lee as Vice-Chair 
 
Motion: Younkin 
Second: Clark 
Voting Aye: All 
Voting Nay: None 

https://www.storycountyiowa.gov/AgendaCenter/ViewFile/Item/34608?fileID=27948


Not Voting: None 
Absent: Mens 
 
Motion passed. MCU. 

PUBLIC HEARINGS 

Discussion And Consideration Of Case Number CUP25-000004 Okerberg Mental Health Clinic – Marcus 
Amman 

STAFF REPORT_CUP25-000004.PDF 
CUP NARRATIVE UPDATED.PDF 
CUP NARRATIVE.PDF 
SITE PLAN.PDF 
CONCEPTUAL REVIEW NARRATIVE.PDF 

 
 
Marcus Amman presented Discussion and Consideration of CUP25-000004 Okerberg Mental Health 
Clinic, recommending to the Planning and Zoning Commission that they recommend approval to the 
Story County Board of Adjustment. 
 
Ben Jensen asked the Commission if there were any questions. No questions were raised. 
 
No public input was presented. 
 
Motion to Recommend Approval of the proposed Conditional Use Permit to the Story County 
Board of Adjustment for property located at 6139 US Highway 69 Ames as put forth in Case No. 
CUP25-000004. 
 
Motion: Lee 
Second: Easter 
Voting Aye: All 
Voting Nay: None 
Not Voting: None 
Absent: Mens 
 
Motion passed. MCU. 

 

COMMENTS 

Staff: Leanne Harter welcome Nathan Easter. Harter requested that the Planning and Zoning 
Commission consider revising their February/March calendar dates to combine the two meetings into 
one meeting later in February, recommending February 25, 2026. 
 
  

https://www.storycountyiowa.gov/AgendaCenter/ViewFile/Item/34605?fileID=27942
https://www.storycountyiowa.gov/AgendaCenter/ViewFile/Item/34605?fileID=27943
https://www.storycountyiowa.gov/AgendaCenter/ViewFile/Item/34605?fileID=27944
https://www.storycountyiowa.gov/AgendaCenter/ViewFile/Item/34605?fileID=27945
https://www.storycountyiowa.gov/AgendaCenter/ViewFile/Item/34605?fileID=27946


Motion to Amend the 2026 Meeting Calendar to Set the February/March meeting dates as 
February 25, 2026. 
 
Motion: Clark 
Second: Lee 
Voting Aye: All 
Voting Nay: None 
Not Voting: None 
Absent: Mens 
 

Commission: None. 

 

 

ADJOURNMENT: 4:30 PM 

 

 

___________________________ 

Approval of Minutes 

 

___________________________ 

Title and Date 



Staff Report
Story County Planning and Zoning Commission

Date of Meeting: February 25, 2026
Staff Project Manager: Leanne Harter

Case Number: TA26-000001* 
Name of Text Amendment Case: Text Amendment to Rescind Ordinance No. 311 
Applicant(s):  Story County Planning and Development 

REQUESTED ACTION 
The request is to amend Chapter 85, General Provisions and Definitions and Chapter 86, District 
Requirements as necessary to formally rescind Ordinance No. 311 adopted by the Story County Board of 
Supervisors as permitted in Section 92.07 Amending the Text of the Land Development Regulations of 
the Story County Code of Ordinances. 

RECOMMENDATION 
All requirements for a Text Amendment request are met. Planning and Development staff recommend 
approval. 

Background
Description of Proposed Text Amendment 
The application is to Amend Chapter 85, General Provisions and Definitions and Chapter 86, District 
Requirements of the Story County Code of Ordinances - Land Development Regulations for a Text 
Amendment to rescind Ordinance No. 311. 

Ordinance No. 311 was approved by the Story County Board of Supervisors on May 16, 2023, and is 
attached to this staff report. The stated intent of said Ordinance included: 

WHEREAS, the County intends to amend the Ordinance to adopt standards, including setbacks, for 
hazardous liquid pipelines consistent with (1) historic patterns of development; (2) goals of the Plan for 
protection of (a) the County’s rural character, (b) reduction of incompatibilities between land uses 
including utilities, (c) intergovernmental coordination related to future urban development, (d) 
appropriate siting of new development, (e) preservation of existing rural residential development, (f) 
communication and collaboration with partnering agencies and organizations on emergency 
preparedness; and (3) to achieve the intent and purpose of the Ordinance to ensure orderly growth and 
development and address social, economic, and environmental concerns related to conflicts between 
different uses of land. 

The Eighth Circuit rendered a decision deemed final and controlling wherein Story County is subject to a 
permanent injunction prohibiting enforcement of Ordinance No. 311.  Given that Ordinance No. 311 is 
preempted and unenforceable, staff is proceeding with this text amendment to rescind actions outlined 
in Ordinance No. 311 and revert to former definitions and regulations, as applicable.  
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The applicable requirements are outlined below. 

 
Analysis 
92.07(2) Standards for Approval.  All applications for text amendments shall satisfy the following 
standards for such requested action to be approved.  
A. The proposed amendment shall conform to the Story County Cornerstone to Capstone Plan (C2C 

Plan).  
B. The proposed amendment shall conform to the scope and purpose of the Ordinance. 

The proposed text amendment is consistent with the criteria outlined in Section 92.07 of the Story 
County Code of Ordinances as noted below: 
☒    All requirements are satisfied.  ☐    Not all requirements are satisfied and those 

exceptions are noted below: 
 
The proposed Text Amendments are attached to this staff report. 
 

Commentary 
The following comments are part of the official record of the proposed text amendment, Case No. TA26-
000001*  If necessary, conditions of approval may be formulated based on these comments. 
 
Comments from the General Public 
No public commentary was received or recorded at the time this report was published. Notice of the 
proposed text amendment was published in the three Story County newspapers on February 19, 2026.  
 

Alternatives 
Planning and Development Staff recommended approval of the text amendment. The Story County 
Planning and Zoning Commission may consider the following alternatives for the text amendment 
request: 

1. The Story County Planning and Zoning Commission recommends approval of the proposed 
Text Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-
000001* to the Story County Board of Supervisors.  

2. The Story County Planning and Zoning Commission recommends approval of the proposed Text 
Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-000001*, 
with conditions to the Story County Board of Supervisors. 

3. The Story County Planning and Zoning Commission recommends denial of the proposed Text 
Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-000001* to 
the Story County Board of Supervisors.  

4. The Story County Planning and Zoning Commission recommends remanding the proposed Text 
Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-000001* 
back to the applicant for more information and directs staff to place it on a future meeting 
agenda. 
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Attachments to the Staff Report 

☐   Submitted application, narrative and plans 
☐   Public Comments 
☐   Written responses from applicants to comments (if applicable) 
☐   Legal Description 
☒   Other  Attachment A - Draft regulations; Attachment B – Adopted Ordinance No. 311 
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ATTACHMENT A 
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CHAPTER 85 
LAND DEVELOPMENT REGULATIONS: GENERAL PROVISIONS AND DEFINITIONS 
85.07   EXEMPTIONS. 
 
3.   Public Utilities Exempt. No requirement, restriction, or regulation contained in the Ordinance 
shall be construed to control the type or location of any poles, towers, wires, water or sewer 
lines, gas mains, cables, or any other similar distributing equipment of a public utility. County, 
state, and federal road projects for the maintenance and/or construction of public roads and 
public road right-of-way shall also be considered exempt.  
 
85.08 DEFINITIONS. 
 “Hazardous Liquid” means the same as defined in Iowa Code § 479B.2, as amended, and 
includes crude oil, refined petroleum products, liquefied petroleum gases, anhydrous ammonia, 
liquid fertilizers, liquefied carbon dioxide, alcohols, and coal slurries. 
“Hazardous Materials” means those materials listed on the Hazardous Materials Table in 49 
Code of Federal Regulations (CFR) §172.101. 
 
“Pipeline” means the same as defined in Iowa Code § 479B.2, as amended, and includes an 
interstate pipe or pipeline and necessary appurtenances used for the transportation or 
transmission of hazardous liquid. 
 
“Public Utility” means a public utility as defined in the Iowa Code Chapter 476.1 and municipally 
owned waterworks or wastewater facilities, waterworks having less than two thousand 
customers, joint water utilities established pursuant to Iowa Code Chapter 389, rural water 
districts incorporated and organized pursuant to Iowa Code Chapters 357A and 504, 
cooperative water associations incorporated and organized pursuant to Iowa Code Chapter 499, 
districts organized pursuant to Iowa Code Chapter 468, or a person furnishing electricity to five 
or fewer customers either by secondary line or from an alternate energy production facility or 
small hydro facility, from electricity that is produced primarily for the person’s own use. 
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CHAPTER 86 
LAND DEVELOPMENT REGULATIONS: DISTRICT REQUIREMENTS 
86.04 A-1 AGRICULTURAL DISTRICT 
 
2.   Principal Permitted Uses. Only the use of structures and/or land listed in this section shall be 
permitted in the A-1 Agricultural District. 
 
      G.   Hazardous Liquid Pipelines meeting the supplemental standards in 86.16. 
 
86.15   (Repealed by Ord. 310 – Oct. 23 Supp.) 
 
86.16   SUPPLEMENTAL STANDARDS FOR CERTAIN PRINCIPAL AND ACCESSORY 
USES. 
 
   1.   Hazardous Liquid Pipelines. Proposed hazardous liquid pipelines shall meet the following 
standards. These standards do not apply to existing pipelines. 
 
      A.   Setbacks Required. 
 
         (1)   A setback of one-quarter mile shall be required from dwellings, areas zoned A-R 
Agricultural Residential, R-1 Transitional Residential, R-2 Urban Residential, RMH Residential 
Manufactured Housing District, C-LI Commercial/Light Industrial District, HI Heavy Industrial 
District, retirement and nursing homes, family homes, schools, childcare homes and centers, 
group homes, hospitals, detention facilities, human service facilities, campgrounds, day camps, 
cemeteries, stables, amphitheaters, shooting ranges, golf courses, stadiums, parks, houses of 
worship, and auditoriums. 
 
         (2)   A setback of one-quarter mile shall also be required from city boundaries and areas 
identified as Urban Expansion by the C2C Plan Future Land Use Map. 
 
         (3)   The setback shall be measured from the pipeline to the closest point of the building or 
property line, depending on the identified use type. 
 
      B.   Critical Natural Resource Area Protections Required. If installation of a hazardous liquid 
pipeline is permitted by Chapter 88.05, only trenchless construction methods shall be permitted 
including in required buffer areas from a critical natural resource. 
 
      C.   Emergency Plan. A copy of an emergency response or preparedness plan shall be 
submitted to assist with the County’s emergency response planning. The plan may be a 
preliminary or draft version of an emergency response plan that would meet the requirements of 
the federal Pipeline and Hazardous Materials Safety Administration. The County will determine 
whether the information in the plan is sufficient for the County to plan its own emergency 
response and may request additional information. 
 
      D.   Authorizations Required. Any person proposing to construct a hazardous liquid pipeline 
shall obtain all required federal, state, and local permits and any private easements or other 
land use permissions prior to commencing construction and submit documentation of such 
authorizations with the permit application. 

https://codelibrary.amlegal.com/codes/storycounty/latest/storycount_ia/0-0-0-7249#JD_86.16
https://codelibrary.amlegal.com/codes/storycounty/latest/storycount_ia/0-0-0-2932#JD_88.05
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ATTACHMENT B 
 



 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 

DO NOT WRITE IN THE SPACE ABOVE, RESERVED FOR RECORDER 
Prepared By: Amelia Schoeneman, Story County Planning and Development, 900 6th Street, Nevada, IA 50201 (515) 382-7245 

STORY COUNTY IOWA 
ORDINANCE NO. 311 

AN ORDINANCE AMENDING CHAPTER 85, GENERAL PROVISIONS AND DEFINITIONS, 

AND CHAPTER 86, DISTRICT REQUIREMENTS OF THE STORY COUNTY LAND 

DEVELOPMENT REGULATIONS, OF THE STORY COUNTY CODE OF ORDINANCES. 

WHEREAS, under Section 335.3, Code of Iowa, the Board of Supervisors may by ordinance 
regulate and restrict the location and use of buildings, structures, and land for trade, industry, 
residence, or other purposes, located within the county but lying outside of the corporate limits 
of any city; and  
 
WHEREAS, under Section 335.4, Code of Iowa, the Board of Supervisors may divide the 
county, or any area or areas within the county, into districts of such number, shape, and area as 
may be deemed best suited to carry out the purposes of the chapter; and within such districts it 
may regulate and restrict the erection, construction, reconstruction, alteration, repair, or use of 
buildings, structures, or land; and  
 
WHEREAS, on September 2, 1958, the Board of Supervisors of Story County, Iowa, adopted a 
Land Development Regulations Ordinance (“the Ordinance”) in accordance with a 
comprehensive plan and as permitted and specifically authorized in Chapter 335 and Chapter 
354 of the Code of Iowa; and  
 
WHEREAS, the Ordinance is intended and designed to meet the specific objectives of Section 
335.5, Code of Iowa, including to encourage efficient urban development patterns and to 
prevent the overcrowding of land; and  
 
WHEREAS, under Section 85.02 Scope and Purpose of the Ordinance, it is the purpose of the 
Ordinance to provide for a balance between the review and regulation authority of Story County 
governmental agencies concerning the division and subdivision of land and the rights of 
landowners; and  
 
WHEREAS, under Section 85.02 Scope and Purpose of the Ordinance, it is, therefore, 
determined to be in the public interest to provide for a balance between the land use rights of 
individual landowners and the economic, social, and environmental concerns of the public when 
a city or the county is developing or enforcing land use regulations outside corporate limits; and  

Please return to: 
Planning & Development 

 



 
WHEREAS, under Section 85.02 Scope and Purpose of the Ordinance, it is, therefore, 
determined to be in the public interest to insure orderly development and provide for the 
regulation and control of the extension of public improvements, public services, and utilities, the 
improvement of land, and the design of subdivisions, consistent with approved comprehensive 
and/or other specific area plans outside corporate limits; and  
 
WHEREAS, in order to carry out the purpose and intent of the Ordinance, the unincorporated 
area of Story County, Iowa, is divided into the following base district classifications: 
      A-1      Agricultural District 
      A-2      Agribusiness District 
      A-R      Agricultural/Residential District 
      R-1      Transitional Residential District 
      R-2      Urban Residential District 
      RMH    Residential Manufactured Housing District 
      C-LI      Commercial/Light Industrial District 
      HI         Heavy Industrial 
      GB-C    Greenbelt-Conservation District; and  
 
WHEREAS, 98% of the unincorporated area of Story County is zoned A-1 Agricultural; and   
  
WHEREAS, on May 18, 1785, the United States Continental Congress adopted what is known 
as the Land Ordinance of 1785 to lay out the process by which the lands west of the 
Appalachian Mountains, were to be surveyed and sold, known as the Public Land Survey 
System; and 
 
WHEREAS, the Public Land Survey System divided land into townships of six square miles, 
each township divided respectively into thirty-six sections of one-square mile, and each section 
further divided by half and quarter sections, and each quarter section further divided by half and 
quarter sections, resulting in the smallest division of land being a quarter-quarter of a section or 
one-quarter mile by one-quarter mile (40-acres); and  
 
WHEREAS, recognizing this established, historic pattern of land division, on June 30, 1977, the 
Board of Supervisors of Story County, Iowa, amended the Ordinance and adopted a 35 net-acre 
minimum lot size in the A-1 Agricultural Zoning District; and  
 
WHEREAS, under Section 85.02 Scope and Purpose of the Ordinance, the Ordinance is also 
intended and designed to meet, to the greatest extent possible within its scope, the vision, 
goals, objectives, principles and policies of the Cornerstone to Capstone (C2C) Comprehensive 
Plan (“the Plan”); and 
 
WHEREAS, the Board of Supervisors adopted the Cornerstone to Capstone (C2C) 
Comprehensive Plan on June 7, 2016, for orderly growth and development in the 
unincorporated areas of Story County including through the Plan’s goals and strategies for Story 
County to guide future actions and decisions, provide predictability and consistency over time, 
and create and delineate future land use designations for unincorporated areas of the County; 
and  
 
WHEREAS, to facilitate the orderly development, use, and preservation of land in 
unincorporated Story County, the Board of Supervisors established a Future Land Use Map with 
a set of land use designations and strategies specific to each designation as part of the 
adoption of the Plan; and  
 
WHEREAS, the Plan has adopted the areas identified by communities in Story County for future 



growth and identified them with the Urban Expansion Area Designation on the Future Land Use 
Map; and  
 
WHEREAS, the Plan has also adopted areas known as Agricultural Conservation Areas to 
preserve prime farmland, identified them on the Future Land Use Map, and adopted principles 
for the designation including “design areas identified for development to limit conflicts between 
agricultural uses and rural residences and other types of land uses. Through development 
practices preserve and protect prime agricultural lands and the ability to engage in agricultural 
activities;” and  
 
WHEREAS, the Plan has also adopted areas known as Rural Residential Areas and identified 
them on the Future Land Use Map to offer rural housing market choices and identify existing 
residential land uses that “provide a desirable housing market worthy of both protection and 
cultivation; and  
 
WHEREAS, the Plan’s goals provide for emergency planning, and an associated strategy, to 
collaborate with local agencies and organizations to inform Story County about disaster 
preparedness; and 
 
WHEREAS, the State of Iowa through Iowa Code chapter 29C requires the County and cities 
within the County to participate in and fund county-level emergency response planning for 
natural and human-caused disasters through the emergency management commission and 
agency, to support disaster response and establish emergency communication measures to 
alert County residents of threats to their lives and wellbeing; and  
 
WHEREAS, the Plan’s adopted goals for cultural resources include “new development in the 
unincorporated areas of Story County respects and enhances the area’s rural character” and an 
associated strategy is to “encourage utilities to be sited and designed to minimize impacts on 
adjacent uses;” and 
 
WHEREAS, the Plan’s adopted goals for infrastructure and utilities are to “ensure utility 
infrastructure protects public health, as well as the county’s natural and agricultural resources 
and rural character;” and 
 
WHEREAS, the Plan’s adopted goals include those for intergovernmental coordination, to 
coordinate with cities’ long-term growth plans and to “identify existing and potential conflicts, 
especially regarding land use planning, and establish procedures to address them” and a 
related strategy to “encourage an efficient and compatible land use pattern that minimizes 
conflicts between land uses across municipal boundaries and preserves farming and natural 
resources in mutually agreed areas;” and  
 
WHEREAS, under Section 354.9, Code of Iowa, cities may review divisions of land within two 
miles of their boundaries; and  
 
WHEREAS, the Plan recognizes this two mile extraterritorial review authority area on the Future 
Land Use Map to facilitate intergovernmental coordination, future land use planning, orderly city 
growth; and  
 
WHEREAS, the Plan’s adopted goals include for land use and to “ensure that land use 
transitions are gradual or designed to reduce potential incompatibilities among land uses” with 
an associated strategy to “establish design and development standards to enhance 
collaboration between development, agriculture, and natural and recreation resources;” and  
 
WHEREAS, the Plan’s adopted goals for land use also include an associated strategy to 



“ensure new development is setback an adequate distance from existing and proposed major 
utility transmission lines and pipelines;” and 
 
WHEREAS, the federal Pipeline Safety Act in 49 U.S.C. § 60101 et seq. authorizes the United 
States Department of Transportation to regulate safety standards for the design, construction, 
operation, and maintenance of hazardous liquid pipelines, including those that transport 
supercritical carbon dioxide, but § 60104(e) of this law states that “[t]his chapter does not 
authorize the Secretary of Transportation to prescribe the location or routing of a pipeline 
facility,” such that no federal regulation determines the location or route of a hazardous liquid 
pipeline; and 
 
WHEREAS, in Iowa, the Iowa Utilities Board (“the IUB”) has authority pursuant 49 U.S.C. § 
60104(e) of the Hazardous Liquid Pipeline Safety Act and under Iowa Code chapter 479B to 
implement certain controls over hazardous liquid pipelines, including the authority to approve 
the location and routing of hazardous liquid pipelines; and 
 
WHEREAS, under Iowa Code § 479B.4, a pipeline company must file a verified petition with the 
IUB asking for a permit to construct, maintain, and operate a new pipeline along, over, or across 
the public or private highways, grounds, waters, and streams of any kind in this state; and 
 
WHEREAS, Iowa Code § 479B.5 requires that each petition for a permit must state the 
relationship of the proposed project to the present and future land use and zoning ordinances; 
and 
 
WHEREAS, Story County’s zoning regulations in effect prior to October 2022 did not provide 
that a hazardous liquid pipeline is a principal permitted use in A-1 Agricultural or other zoning 
districts; and 

WHEREAS, the County intends to amend the Ordinance to adopt standards, including setbacks, 
for hazardous liquid pipelines consistent with (1) historic patterns of development; (2) goals of 
the Plan for protection of (a) the County’s rural character, (b) reduction of incompatibilities 
between land uses including utilities, (c) intergovernmental coordination related to future urban 
development, (d) appropriate siting of new development, (e) preservation of existing rural 
residential development, (f) communication and collaboration with partnering agencies and 
organizations on emergency preparedness; and (3) to achieve the intent and purpose of the 
Ordinance to ensure orderly growth and development and address social, economic, and 
environmental concerns related to conflicts between different uses of land.  
 
NOW THEREFORE, BE IT ENACTED BY THE SUPERVISORS OF STORY COUNTY, IOWA: 

 
Section 1. Purpose. An Ordinance amending Chapter 85, General Provisions and Definitions, and 

Chapter 86, District Requirements, of the Story County Code of Ordinances – Land Development 

Regulations to establish setback requirements for hazardous liquid pipelines.  

Section 2. Proposed Amendments. The amendments are as shown in Attachment A of this 
ordinance and are summarized below.  

 
Chapter 85.08: Definitions: Striking definitions related to hazardous materials pipelines, 
adopting a new definition of pipeline, and adopting a definition of hazardous liquid.   
 
Chapter 86: Adopting hazardous liquid pipelines as a principal permitted use in the A-1 
Agricultural District and striking hazardous materials pipelines as a principal permitted use. 
Adopting supplemental standards for hazardous liquid pipelines including a quarter-mile 
setback and a requirement to submit a copy of any emergency response or preparedness 



plan, if required by the Pipeline and Hazardous Materials Safety Administration.  
 

Section 3. Repealer. All ordinances or parts, of ordinances in conflict with the provisions of this 
ordinance are hereby repealed.  

 
Section 4. Severability Clause. If any section, provision, or part of this ordinance shall be adjudged 
invalid or unconstitutional, such adjudication shall not affect the validity of the ordinance as a 
whole or any section, provision or part thereof not adjudged invalid or unconstitutional.  

 
Section 5. Effective Date. This ordinance shall be effective after its final passage, approval and 
publication of the ordinance or a summary thereof, as provided by law. 

 
Action upon FIRST Consideration:  _____________________________  
DATE: May 9, 2023 
 
Moved by: ___________________________   
Seconded by: ________________________   
Voting Aye: __________________________   
Voting Nay: __________________________   
Not Voting: __________________________   
Absent: _____________________________   
 
Action upon SECOND Consideration:  _____________________________  
DATE: May 16, 2023 
 
Moved by: ___________________________   
Seconded by: ________________________   
Voting Aye: __________________________   
Voting Nay: __________________________   
Not Voting: __________________________   
Absent: _____________________________   
 
Action upon THIRD Consideration: _____________________________  
DATE: May 23, 2023 
Moved by: ___________________________   
Seconded by: ________________________   
Voting Aye: __________________________   
Voting Nay: __________________________   
Not Voting: __________________________   
Absent: _____________________________   
 
ADOPTED THIS _____ day of ____________, 2023. 
 

 
 

______________________________ 
Chairperson, Board of Supervisors 

Attest: 
 
____________________________ 
County Auditor 
 

ROLL CALL            Latifah Faisal     Yea___ Nay___ Absent___ 
FOR ALLOWANCE     Lisa Heddens    Yea___ Nay___ Absent___ 



Linda Murken  Yea___ Nay___ Absent___ 
 

ALLOWED BY VOTE 
OF BOARD                                  Yea___ Nay___ Absent___ 

              
___________________ Above tabulation made by ____ 
CHAIRPERSON 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment A 

CHAPTER 85 

LAND DEVELOPMENT REGULATIONS: GENERAL PROVISIONS AND 

DEFINITIONS 

85.07 EXEMPTIONS.  

The following exemptions may apply to certain types of development located in unincorporated 

Story County; however, such uses shall not be exempt from the standards set forth in Chapter 87 

– Land Division Requirements, or exempt from adopted Floodplain Management Ordinance 

(codified in Chapter 80 of this Code of Ordinances).  

 

3. Public Utilities Exempt. No requirement, restriction, or regulation contained in the 

Ordinance shall be construed to control the type or location of any poles, towers, wires, 

water or sewer lines, gas mains, cables, or any other similar distributing equipment of a 

public utility. County, state, and federal road projects for the maintenance and/or 

construction of public roads and public road right-of-way shall also be considered 

exempt.  

 

85.08   DEFINITIONS. 

 

“Hazardous Materials” means those materials listed on the Hazardous Materials Table in 49 

Code of Federal Regulations (CFR) § 172.101.  

 

“Hazardous Liquid” means the same as defined in Iowa Code § 479B.2, as amended, and 

includes crude oil, refined petroleum products, liquefied petroleum gases, anhydrous ammonia, 

liquid fertilizers, liquefied carbon dioxide, alcohols, and coal slurries.  

 

“Pipeline” means the same as defined in Iowa Code § 479B.2, as amended, and includes an 

interstate pipe or pipeline and necessary appurtenances used for the transportation or 

transmission of hazardous liquid. means all parts of those physical facilities through which a gas 

or liquid moves in transportation, including pipe, valves, and other appurtenance attached to 

pipe, compressor units, metering stations, regulator stations, delivery stations, holders, and 

fabricated assemblies. 

 

“Immediately Dangerous to Life or Health” means an atmospheric concentration of any toxic, 

corrosive, or asphyxiant substance that poses an immediate threat to life or would cause 

irreversible or delayed adverse health effects or would interfere with an individual's ability to 

escape from a dangerous atmosphere, as determined by the National Institute for Occupational 

Safety and Health or other professionally accepted source.   

 

“Professionally accepted level of concern threshold” means those levels of a hazardous material 

that federal regulatory agencies, such as the Occupational Safety and Health Administration 

(OSHA), National Institute for Occupational Safety and Health (NIOSH), or industry 

professionals have recognized as the threshold for being immediately dangerous to life or health. 

If industry professionals or federal regulatory agencies differ on a recognized threshold, 

whichever threshold is stricter shall apply.  

 



“Public Utility” means a public utility as defined in the Iowa Code Chapter 476.1 and 

municipally owned waterworks or wastewater facilities, waterworks having less than two 

thousand customers, joint water utilities established pursuant to Iowa Code Chapter 389, rural 

water districts incorporated and organized pursuant to Iowa Code Chapters 357A and 504, 

cooperative water associations incorporated and organized pursuant to Iowa Code Chapter 499, 

districts organized pursuant to Iowa Code Chapter 468, or a person furnishing electricity to five 

or fewer customers either by secondary line or from an alternate energy production facility or 

small hydro facility, from electricity that is produced primarily for the person’s own use. 

 

CHAPTER 86 

LAND DEVELOPMENT REGULATIONS: DISTRICT REQUIREMENTS 

Amending the following Principal Permitted Use in 86.04(2), A-1 Agricultural District:  

Hazardous Materials Liquid Pipelines, meeting the supplemental standards in 86.16.  

Amending the following Principal Permitted Use in 86.05(2), A-2 Agribusiness District; 

86.10(2), C-LI Commercial/Light Industrial District; and 86.11(2) HI Heavy Industrial District:  

Hazardous Materials Pipelines, meeting the supplemental standards in 86.16.  

Amending 86.16 as follows:  

86.16 Supplemental Standards for Certain Principal and Accessory Uses.  

1. Hazardous Materials Liquid Pipelines. Proposed hazardous materials liquid 

pipelines shall meet the following standards. These standards do not apply to 

pipelines operated by public utilities or existing pipelines.  

A. Setbacks Required.  

(1) A setback of one-quarter mile shall be required from dwellings, 

areas zoned A-R Agricultural Residential, R-1 Transitional 

Residential, R-2 Urban Residential, RMH Residential 

Manufactured Housing District, C-LI Commercial/Light Industrial 

District, HI Heavy Industrial District, retirement and nursing 

homes, family homes, schools, childcare homes and centers, group 

homes, hospitals, detention facilities, human service facilities, 

campgrounds, day camps, cemeteries, stables, amphitheaters, 

shooting ranges, golf courses, stadiums, parks, houses of worship, 

and auditoriums.  

(2) A setback of two miles from city boundaries shall also be required.   

(3) The setback shall be measured from the pipeline to the closest 

point of the building or property line, depending on the identified 

use type.  

B. Critical Natural Resource Area Protections Required. If installation of a 

hazardous liquid pipeline is permitted by Chapter 88.05, only trenchless 

construction methods shall be permitted including in required buffer areas 

from a critical natural resource.  



C. Emergency Plan. A copy of an emergency response or preparedness plan 

shall be submitted to assist with the County’s emergency response 

planning. The plan may be a preliminary or draft version of an emergency 

response plan that would meet the requirements of the federal Pipeline and 

Hazardous Materials Safety Administration. The County will determine 

whether the information in the plan is sufficient for the County to plan its 

own emergency response and may request additional information. 

D. Authorizations Required. Any person proposing to construct a hazardous 

liquid pipeline shall obtain all required federal, state, and local permits and 

any private easements or other land use permissions prior to commencing 

construction and submit documentation of such authorizations with the 

permit application. 

 

The setbacks listed in Table 86-11 shall apply to all new hazardous 

materials pipelines. When an emergency plan is submitted meeting the 

following requirements, the minimum setback may be reduced to the point 

at which no occupied structure is located within a risk area. A risk area is 

the area where a professionally accepted level of concern threshold (where 

the concentration or other effect of a material is immediately dangerous to 

life or health) may be exceeded. The Story County Emergency 

Management Coordinator shall review the emergency plan with local 

emergency personnel, as applicable, to ensure standards are met. An 

emergency plan shall include the following:  

(1) A copy of all emergency plans required by 49 CFR § 195 and/or 

49 CFR § 192. 

(2) Identification of Emergency Events. The plan shall outline the 

types of potential emergency events, the operator's ability to 

respond, and when local emergency response may be needed.  

(3) Immediate Actions Identification. The Plan shall identify 

immediate actions to be taken by the operator in emergency events, 

including immediate shut down or pressure reduction.  

(4) Notification. The plan shall identify how the operator will 

promptly and effectively notify local emergency responders. The 

plan shall also establish a liaison and emergency contact for the 

pipeline operator in case local authorities need to notify the 

operator of an emergency or other issue.  

(5) Local Emergency Response. In the case that local emergency 

response is needed, the plan shall identify: 

i. Unique risks or hazards associated with a leak of a 

hazardous material transported by the pipeline that may 

affect the local emergency response or require additional 

precautions.  

ii. Specialized equipment that may be needed to assist in 

response and potential evacuations, including, but not 

limited to, breathing apparatus, personal protective 

equipment, harnesses, instruments, detectors, or other 



specialized tools. It is strongly recommended that the 

pipeline operator provide any specialized equipment to 

local emergency responders.  

iii. Drills and training, including their frequency, to be 

provided to local emergency responders by the pipeline 

operator.  

(6) Modeling. The plan shall contain model(s) of plume dispersion, 

leaks, vapor cloud, or overpressure for the potential range of loss-

of-containment events. The model(s) shall be based on prevailing 

weather conditions. The model(s) shall also account for any unique 

topographic or other local conditions that may influence the area 

impacted. The model(s) shall include professionally-accepted level 

of concern thresholds and the radius or other distance from the 

center of the loss-of-containment event where they are predicted to 

be found. Thresholds should be based on levels of a given hazard 

(thermal, radiological, asphyxiation, chemical, etiological, 

mechanical, etc.) that are immediately dangerous to life or health. 

(7) Evacuation. The plan shall provide a list of dwellings and places of 

public assembly, as defined by Table 86-11, within one (1) mile of 

the pipeline to be used by local emergency responders in case an 

evacuation is needed. The pipeline operator shall also mail notice 

to the identified dwellings and places of public assembly at the 

time of the permit application, including information on risks, 

precautions, and what to do in case of loss-of-containment. Annual 

notifications are recommended. 

 

Table 86-11 Setback Requirements for Hazardous Materials Pipelines  

Hazardous Materials 

Pipeline Type and 

Use Type Setback* 

Gas  

Residential 

Developments and 

Places of Public 

Assembly** 

For natural gas, the circle formed around the 

center point of a pipeline, the radius of which 

is 𝑟 = .69 × (√𝑝 × 𝑑2) where 𝑟 is the radius 

in feet, 𝑝 is the maximum operating pressure, 

and 𝑑 is the nominal diameter of the pipeline 

in inches. For other gases, the factor used in 

the equation (.69) shall instead be the factor in 

section 3.2 of ASME/ANSI B31.8S. For 

example, a 24 inch, 1,200 psi natural gas 

pipeline would require a setback of 574 feet.  

Dwellings and Other 

Development 

For natural gas, the circle formed around the 

center point of a pipeline, the radius of which 

is 𝑟 = .69 × (√𝑝 × 𝑑2) where 𝑟 is the radius 

in feet, 𝑝 is the maximum operating pressure, 

and 𝑑 is the nominal diameter of the pipeline 



in inches when using the aforementioned 

formula and the computed radius is over 660 

feet. For other gases, the factor used in the 

equation (.69) shall instead be the factor in 

section 3.2 of ASME/ANSI B31.8S. 

Liquid   

Residential 

Developments and 

Places of Public 

Assembly** 

As established in 49 CFR § 195, no pipeline 

may be located within 50 feet (15 meters) of 

any private dwelling, or any industrial 

building or place of public assembly in which 

persons work, congregate, or assemble, unless 

it is provided with at least 12 inches (305 

millimeters) of cover in addition to that 

prescribed in 49 CFR § 195.248.  

Dwellings and Other 

Development 

As established in 49 CFR § 195, no pipeline 

may be located within 50 feet (15 meters) of 

any private dwelling, or any industrial 

building or place of public assembly in which 

persons work, congregate, or assemble, unless 

it is provided with at least 12 inches (305 

millimeters) of cover in addition to that 

prescribed in 49 CFR § 195.248 

Carbon Dioxide, 

Dense or 

Supercritical 

Phase***  

 

Residential 

Developments and 

Places of Public 

Assembly** 

The circle formed around the center point of a 

pipeline, the radius of which is 𝑟 =
(155.80 × 𝑑) + 738.19 where 𝑟 is the radius 

in feet, and 𝑑 is the nominal diameter of the 

pipeline in inches. For example, a six inch 

pipeline would require a setback of 1,673 feet. 

Dwellings and Other 

Development 

The circle formed around the center point of a 

pipeline, the radius of which is 𝑟 =
(107.65 × 𝑑) + 328.08  where 𝑟 is the radius 

in feet, and 𝑑 is the nominal diameter of the 

pipeline in inches. For example, a six inch 

pipeline would require a setback of 974 feet. 
* The setback shall be the distance identified under the setback column in Table 

86-11 measured from the pipeline to the closest point of the building or property 

line, depending on the identified use type.  

** As referenced in Table 86-11, Residential Developments and Places of Public 

Assembly are areas zoned A-R Agricultural Residential, R-1 Transitional 

Residential, R-2 Urban Residential, or RMH Residential Manufactured Housing 

District; areas where there are more than four dwellings per quarter quarter 

section; places of public assembly where evacuation of occupants may present 

difficulties, including, but not limited to, retirement and nursing homes, family 

homes, schools, childcare homes and centers, group homes, hospitals, detention 

facilities, or human service facilities; outdoor places of public assembly, 



including, but not limited to, campgrounds, day camps, cemeteries, stables, 

amphitheaters, shooting ranges, golf courses, stadiums, and parks that may be 

occupied by 20 or more persons at least 50 days per year; and indoor places of 

public assembly including, but not limited to stores, workplaces, houses of 

worship, and auditoriums that may be occupied by 20 or more persons five days 

per week.  

***Supercritical or dense phase carbon dioxide is that which is held above its 

critical pressure and temperature in a fluid state. 

B. Minimum Cover Required. Minimum cover requirements, as established 

by 49 CFR § 192.327 and § 195.248 shall be met. Where federal law does 

not define a minimum depth of cover and land is in agricultural 

production, a minimum depth of 36 inches or greater shall be maintained. 

A greater depth shall be required when determined necessary to withstand 

external loads anticipated from deep tillage of 18 inches, as required by 

Iowa Administrative Code Chapter 9.5(6), Restoration of Agricultural 

Lands During and After Pipeline Construction.  

C. Critical Natural Resource Area Protections Required. An undisturbed 

buffer meeting the requirements of Chapter 88.05 Environmental and 

Natural Resource Standards shall be maintained from a Critical Natural 

Resource Area. An application for a pipeline shall demonstrate why 

rerouting around a Critical Natural Resource Area is unavoidable, if 

proposed. When unavoidable, and if permitted by Chapter 88.05 

Environmental and Natural Resource Standards, only trenchless 

construction methods shall be permitted. When trenchless construction is 

permitted, trenchless methods are also required to be used in the 

undisturbed buffer areas established in Chapter 88.05 Environmental and 

Natural Resource Standards.  

D. New Development Consultation Required. When a rezoning, minor or 

major subdivision, or other permit for a place of public assembly, as 

defined by Table 86-11 is proposed within the required setback for new 

pipelines, consultation with the pipeline operator on the potential risks 

shall be required.  



Staff Report
Story County Planning and Zoning Commission

Date of Meeting: February 25, 2026
Staff Project Manager: Leanne Harter

Case Number: TA26-000002* 
Name of Text Amendment Case: Text Amendment to Address Uses for Digital Asset Mining, 
Cryptocurrency Operations, Data Processing Centers and/or Battery/Energy Storage Solutions on 
properties located in unincorporated Story County. 

Applicant(s):  Story County Planning and Development 

REQUESTED ACTION 
The request is to amend Chapter 85, General Provisions and Definitions; Chapter 86, District 
Requirements; Chapter 88, General Site Planning Standards; and Chapter 90, Conditional Uses Of The 
Story County Code of Ordinances—Land Development Regulations For A Text Amendment To Address 
Uses for Digital Asset Mining, Cryptocurrency Operations, Data Processing Centers and/or 
Battery/Energy Storage Solutions on properties located in unincorporated Story County as permitted in 
Section 92.07 Amending the Text of the Land Development Regulations of the Story County Code of 
Ordinances. 

RECOMMENDATION 
All requirements for a Text Amendment request are met. Planning and Development staff recommend 
approval. 

Background
Description of Proposed Text Amendment 
The application is to Amend Chapter 85, General Provisions and Definitions; Chapter 86, District 
Requirements; Chapter 88, General Site Planning Standards; and Chapter 90, Conditional Uses Of The 
Story County Code of Ordinances—Land Development Regulations For A Text Amendment To Address 
Uses for Digital Asset Mining, Cryptocurrency Operations, Data Processing Centers and/or 
Battery/Energy Storage Solutions on properties located in unincorporated Story County. 

On June 17, 2025, the Story County Board of Supervisors passed Resolution #25-97, Establishing a 
Temporary Moratorium on the Acceptance of Applications and/or Issuance of Permits for Digital 
Asset Mining, Cryptocurrency Operations, Data Processing Centers and/or Battery/Energy Storage 
Solutions on properties located in unincorporated Story County, putting in place a temporary 
moratorium expiring on or before December 31, 2025. Resolution #25-97 included the ability of the 
Story County Board of Supervisors to adopt a resolution extending the moratorium until March 31, 
2026, if more time was needed by the Story County Planning and Development Department to 
complete their review and make a recommendation to the Story County Planning and Zoning 
Commission and Story County Board of Supervisors. Resolution #26-36 adopted by the Story 
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County Board of Supervisors on November 25, 2025, authorized this one-time extension. To 
develop the proposed regulations, County staff received technical assistance from the Great Plains 
Institute and participated in NACo’s Rural Energy Academy Peer Exchange. 

Proposed Modifications to the Code of Ordinances of Story County, Iowa - Land Development 
Regulations include amendments to the following Chapters: 

CHAPTER 85: GENERAL PROVISIONS AND DEFINITIONS 
CHAPTER 86: DISTRICT REQUIREMENTS 
CHAPTER 88: GENERAL SITE PLANNING STANDARDS 
CHAPTER 90: CONDITIONAL USES - Revisions to existing regulations for Commercial Wind Energy 
Conversion Systems (C-WECS) and Commercial Solar Energy Systems (C-SES) and the addition of 
regulations for Utility-Scale Battery Energy Storage System (UBESS), Cryptocurrency Data Center 
or Cryptocurrency Mining or Production Installations associated with a Data Center (CDC), and 
Data Center (DC) 

The applicable requirements are outlined below. 

Analysis
92.07(2) Standards for Approval.  All applications for text amendments shall satisfy the following 
standards for such requested action to be approved.  
A. The proposed amendment shall conform to the Story County Cornerstone to Capstone Plan (C2C

Plan).
B. The proposed amendment shall conform to the scope and purpose of the Ordinance.

The proposed text amendment is consistent with the criteria outlined in Section 92.07 of the Story 
County Code of Ordinances as noted below: 
☒ All requirements are satisfied. ☐ Not all requirements are satisfied and those

exceptions are noted below:

The proposed Text Amendments are attached to this staff report. 

Commentary
The following comments are part of the official record of the proposed text amendment, Case No. TA26-
000002*  If necessary, conditions of approval may be formulated based on these comments. 

Comments from the General Public 
The proposed regulations were posted on the County’s website on February 12, 2026.  In addition, the 
proposed regulations were distributed to identified stakeholders on February 12th.  

At the time this staff report was prepared, the following comment had been received. Any additional 
public comments received will be shared at the Planning and Zoning Commission meeting. 
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Hi team, Thanks you for the email. In the interest in having and continuing a good working 
relationship with Story County, we are here to help with any requested solar needs.  

We understand that Digital Asset Mining, Cryptocurrency Operations,  and Data Processing 
Centers can strain utility and infrastructure capabilities. We would be happy to continue working 
with Story County in any capacity that helps local issues in our communities.  

It is understandable that the Story County does not want to limit resources to a community by 
turning away possible new companies or enterprises due to resource constraints. However, 
resources are readily available with solar to offset and mitigate the high demand from the utility. 

Supplementing solar is a solution for the utility's demands to supply the community. Installing 
solar power in these high-electrical-usage areas has proven effective in operations. 

In closing, we are here to help Story County and our community by offering proven alternatives. 

Thank you 

-- 
Design/Engineering 
1 Source Solar 
nathan@1sourcesolar.com 

Notice of the proposed text amendment was published in the three Story County newspapers on 
February 19, 2026.  

Alternatives
Planning and Development Staff recommended approval of the text amendment. The Story County 
Planning and Zoning Commission may consider the following alternatives for the text amendment 
request: 

1. The Story County Planning and Zoning Commission recommends approval of the proposed
Text Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-
000002* to the Story County Board of Supervisors.

2. The Story County Planning and Zoning Commission recommends approval of the proposed Text
Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-000002*,
with conditions to the Story County Board of Supervisors.

3. The Story County Planning and Zoning Commission recommends denial of the proposed Text
Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-000002* to
the Story County Board of Supervisors.

4. The Story County Planning and Zoning Commission recommends remanding the proposed Text
Amendment to the Story County Code of Ordinances as put forth in Case No. TA26-000002*
back to the applicant for more information and directs staff to place it on a future meeting
agenda.

mailto:nathan@1sourcesolar.com


Story County Planning and Development Staff Report
   Case Number TA26-000002*   

Text Amendment 

4 | P a g e
* T A 2 6 - 0 0 0 0 0 2 -  S t o r y  C o u n t y  i s  c u r r e n t l y  t r a n s i t i o n i n g  a p p l i c a t i o n
p l a t f o r m s .  A t  s o m e  p o i n t  i n  t h e  f u t u r e ,  t h i s  c a s e  n u m b e r  m a y  b e
r e v i s e d  t o  r e f l e c t  t h e  n e w  n u m b e r i n g  s e q u e n c e ,  a s  a p p l i c a b l e .

Attachments to the Staff Report
☐ Submitted application, narrative and plans
☐ Public Comments
☐ Written responses from applicants to comments (if applicable)
☐ Legal Description
☒ Other  Attachment A - Draft regulations



Story County Planning and Development Staff Report
   Case Number TA26-000002*   

Text Amendment 

5 | P a g e
* T A 2 6 - 0 0 0 0 0 2 -  S t o r y  C o u n t y  i s  c u r r e n t l y  t r a n s i t i o n i n g  a p p l i c a t i o n
p l a t f o r m s .  A t  s o m e  p o i n t  i n  t h e  f u t u r e ,  t h i s  c a s e  n u m b e r  m a y  b e
r e v i s e d  t o  r e f l e c t  t h e  n e w  n u m b e r i n g  s e q u e n c e ,  a s  a p p l i c a b l e .

ATTACHMENT A 



CHAPTER 85 
LAND DEVELOPMENT REGULATIONS: GENERAL PROVISIONS AND DEFINITIONS 

85.07   EXEMPTIONS. 

3. Public Utilities Exempt. No requirement, restriction, or regulation contained in the Ordinance
shall be construed to control the type or location of any poles, towers, wires, water or sewer
lines, gas mains, cables, or any other similar distributing equipment of a public utility. County,
state, and federal road projects for the maintenance and/or construction of public roads and
public road right-of-way shall also be considered exempt. Battery Energy Storage Systems are
not considered routine utility distribution equipment or essential services for zoning purposes.

85.08 DEFINITIONS. 

“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 farm or wind farm) to store generated power, batteries that store 
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 offering 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; enclosures 
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 store 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, service, test, and 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 through areas containing BESS or other energy systems equipment.

“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 affiliate) 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. 

“Commercial Solar Energy System” (C-SES) means a solar energy generation facility, solar 
collection system, or area of land comprised of a solar energy device, array of devices, or 
structural design feature, principally used to provide for the generation of energy distributed into 



the electrical grid and not intended to primarily reduce on-site consumption of utility power with 
the following scales: Community/Commercial at 15 kW–1 MW and Utility-Scale at >1 MW. 

“Commissioning” means a systematic process that provides documented confirmation that 
installed systems function according to the intended design criteria and comply with applicable 
code requirements. 

“Community Noise Equivalent Level (CNEL)” means the 24-hour A-weighted average sound 
level from midnight to midnight, obtained after the addition of 5 dB to sound levels occurring in 
the evening from 7 PM to 10 PM and after the addition of 10 dB to sound levels occurring in the 
night between 10 PM and 7 AM. 

“Cryptocurrency” means a digital currency in which encryption 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 (CDC)” means the leased or owned boundaries of floor space 
devoted to the operating data processing equipment for commercial cryptocurrency mining, 
excluding spaces for data centers not otherwise engaged in commercial cryptocurrency mining, 
commercial offices, storage, shipping and receiving, warehousing, or any other space that is not 
electronic processing. 

“Cryptocurrency Mining or Production Installations associated with a Data Center” means 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.  

“Cryptocurrency Server Farm” means 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 Center (DC)” means a facility 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 operations. The 
facility may also include air handlers, power generators, water cooling and storage facilities, 
utility substations, and other associated utility infrastructure to support sustained operations at 
the Data Center. 

“Data Center Accessory Use” means the ancillary uses or structures secondary and incidental to 
a Data Center use, including but not limited to: administrative, logistical, fiber optic, storage, and 
security buildings or structures; sources of electrical power such as generators used to provide 
temporary power when the main source of power is interrupted; electrical substations; utility 
lines, domestic and non-contact cooling water and wastewater treatment facilities; water holding 
facilities; pump stations; water towers; environmental controls (air conditioning or cooling 
towers; fire suppression, and related equipment), and security features, provided such Data 
Center Accessory Uses/structures are located on the same tract or assemblage of adjacent 
parcels developed as a unified development with a Data Center. The use shall not include 



energy generation systems used or intended to be used to supply power to the Data Center 
during normal operations. 

“Data Center Electrical Substation” means a facility used for the transformation or transmission 
and/or switching of voltages to distribution voltages which switches circuits and distributes 
usable/consumable electric power, specifically for Data Center users on the same or adjacent 
site, or on a site immediately across a road right-of-way. 

“Data Center Principal Building” means a building that contains the office and/or data storage 
functions of a Data Center. 

“Data Mining” means the commercial process by which volumes of data are analyzed to find 
patterns, discover trends, and gain insight into how the data can be used as a commercial data 
mining operation. 

“Dedicated-Use Building (BESS)” means a building that is only used for BESS components and 
equipment, as defined in the NFPA 855 Standards for the Installation of Stationary Energy 
Storage Systems. 

“Energy Storage” means any technology that can absorb electricity, storing the electricity for a 
period of time, and redelivering that electricity. 

“Footcandle” means the amount of light to saturate a one-foot square with one lumen of light. 

“High-density Load Service” means any individual service at or above 660 amps in which the 
energy use intensity (EUI) is calculated as greater than 250 kWh/Feet2/year in total for all 
operating square footage. 

“Liquid Cooling System” means a method of cooling electronic components or other devices by 
circulating liquid coolant through them, to cool and absorb heat from components and then 
dissipate heat through a radiator. 

“NEC” means the National Electric Code. 

“NESC” means the National Electrical Safety Code. 

“Non-commercial solar energy system (SES)” means a solar collection system consisting of one 
or more roof- and/or ground-mounted solar collector devices and solar related equipment, and is 
intended to primarily reduce on-site consumption of utility power. A system is considered a 
noncommercial solar energy system only if it supplies electrical or thermal power solely for on-
site use at a scale of ≤15 kW, except that when a property upon which the facility is installed 
also receives electrical power supplied by a utility company, excess electrical power generated 
and not presently needed for on-site use may be used by the utility company. 

“Non-participating Property” means any property that is not a participating property. 

“Non-participating Residence” means any residence that is located on a non-participating 
property. 



“On-site BESS” means a BESS that is intended primarily to serve the electricity needs of the 
applicant property but may, at times, discharge into the electric grid. 

“Off-site BESS” means a BESS for the primary purpose of off-site use through the electric grid. 

“Participating Property” means real property that is either owned by an applicant or that is the 
subject of an agreement that provides for the payment of monetary compensation to the 
landowner from the BESS owner (or affiliate) regardless of whether any part of the BESS 
system is constructed on the property. 

“Public Utility” means a public utility as defined in the Iowa Code Chapter 476.1 and municipally 
owned waterworks or wastewater facilities, waterworks having less than two thousand 
customers, joint water utilities established pursuant to Iowa Code Chapter 389, rural water 
districts incorporated and organized pursuant to Iowa Code Chapters 357A and 504, 
cooperative water associations incorporated and organized pursuant to Iowa Code Chapter 499, 
districts organized pursuant to Iowa Code Chapter 468, or a person furnishing electricity to five 
or fewer customers either by secondary line or from an alternate energy production facility or 
small hydro facility, from electricity that is produced primarily for the person’s own use. Public 
utility does not include BESS facilities. 

“Repowering” means the process of configuring, supplementing, or replacing some or all of the 
system components to increase the nameplate capacity (measured in megawatts). 

“Sensitive Receptors” means schools; preschools; day care centers; in-home daycares; health 
facilities including, but not limited to hospitals, clinics, long term care facilities, retirement and 
nursing homes; community centers; places of worship; playgrounds; parks (excluding trails); 
campgrounds; prisons; dormitories; or any permitted residence. 

“Thermal Runaway” means the rapid, uncontrollable increase in temperature often leading to 
catastrophic failure in electronic components or, specifically, batteries. It is a self-sustaining 
cycle where heat generation exceeds heat dissipation, resulting in an escalating temperature 
rise, potentially leading to fires, explosions, and the release of hazardous materials. 

“Utility-Scale Tier 2 BESS (U-BESS)” means facilities that are typically standalone installations 
that store and dispatch energy to the electric grid (often at substation or transmission voltage 
level).  



CHAPTER 88 
LAND DEVELOPMENT REGULATIONS: GENERAL SITE PLANNING STANDARDS 

9. Off-Street Loading Areas. In any district in connection with every building or part thereof
hereafter erected having a gross floor area of 6,000 square feet or more, which is to be
occupied by manufacturing, storage, warehouse, goods display, retail store, wholesale store,
market, hotel, hospital, or other uses similarly requiring the receipt or distribution by vehicles of
material or merchandise, there shall be provided and maintained on the same lot with such
building at least one off-street loading space, plus one additional such loading space for each
20,000 square feet or major fraction thereof of gross floor area so used in excess of 10,000
square feet.

A. Each loading stall shall not be less than 12 feet in width and 40 feet in length.
B. Such space may not occupy all or any part of a required yard or open space. When

adjacent to a residential district or residential use, it shall be set back 10 feet and
screened from adjacent property by a planting screen not less than 10 feet in width and
six feet in height or by a fence, wall, berm, or other comparable means. For CDC and
DC uses, applicable setback requirements found in Chapter 90 must be satisfied.

C. For CDC and DC uses, loading spaces/bays are only permitted to be located on one
façade of the Data Center Principal Building.

Amend Table 88-5 Parking Ratios by Type to include the following 

Land Use Number of Maximum Spaces 
U-BESS One space for each employee on the largest 

shift. If there are no shift employees, three 
spaces are permitted. 

CDC or DC One space per employee on the largest shift, 
plus an additional three visitor spaces. 



CHAPTER 86 
LAND DEVELOPMENT REGULATIONS: DISTRICT REQUIREMENTS 

Add the following as a Permitted Accessory Use in all zoning districts, except the GB/C district. 

Tier 1 Battery Energy Storage Systems 



CHAPTER 90 
LAND DEVELOPMENT REGULATIONS: CONDITIONAL USES 

6. Commercial WECS (C-WECS).

L. Noise. Audible noise due to C-WECS sites operations shall not exceed 60 55 dBA for any
period of time, when measured at any dwelling, school, hospital, church, or public library
existing on the date of approval of any conditional use permit from the property line.

N. Discontinuation and Decommissioning. A C-WECS shall be considered a discontinued use
after one year without energy production, unless a plan is developed and submitted to the
Director outlining the steps and schedule for returning the C-WECS to service. All C-WECS and
accessory facilities shall be removed to four feet below ground level within 180 days of the
discontinuation of use. Each C-WECS shall have a decommissioning plan outlining the
anticipated means and cost of removing C-WECS at the end of their serviceable life or upon
becoming a discontinued use. The cost estimates shall be made by a professional engineer
licensed in the State of Iowa. The plan shall also identify the financial resources that will be
available to pay for the decommissioning and removal of the C-WECS and accessory facilities.
The County reserves the right to verify that adequate decommissioning terms are contained in
the landowner easement.

(1) The applicant shall submit a copy of the decommissioning plan to all property owners
within the Conditional Use Permit area. The property owners shall provide the County a
signed affidavit stating their awareness and responsibility of decommissioning costs.

(2) Decommissioning Fund Financial Security. The applicant shall must continuously
maintain a financial assurance mechanism in the form of a performance bond and/or
other security approved by the County Attorney, for the period of the life of the facility.
The required amount of the security shall be 130 percent of the total decommissioning
cost identified in the decommissioning plan, excluding any salvage value as amended by
the Board of Adjustment. The financial assurance mechanism must ensure that funds
will be available upon discontinuation and shall not include the future value, if any, of
scrap. If a bond is posted to meet this requirement, the bond-issuing company must be
agreed upon by both the applicant and County. All decommissioning, removal and
remediation fund requirements shall be fully funded before a zoning permit is issued.
The County shall have sole discretion with regard to the determination of the mode of
financial assurance.

(3) Every three (3) years from the first date of operations, or on the written request of the
County, the Owner shall review and update the Decommissioning Plan and all
appendices and provide the updated plan and appendices to the County on or before the
date of each three-year anniversary of the first date of operations. As part of this review
process, the Owner shall recalculate the total decommissioning cost and the
decommissioning guaranty amount; and the financial assurance required shall be
modified accordingly.



Q. Submittal Requirements. In addition to the submittal requirements defined for conditional
use permit applications, all applications for C-WECS must submit the following information (as
applicable).

(18) Pre-construction interconnection agreements.

8. Commercial – Solar Energy Systems (C-SES).

D. Ground Cover and Buffer Areas. Perennial vegetative ground cover shall be planted on the 
ground around and under solar arrays and in project site buffer areas, and the ground shall 
meet the following standards:

(1) Top soils shall not be removed from the site during development unless the removal is 
part of a remediation effort pre-defined and approved through the Conditional Use 
Permit.

(2) Soils shall be planted and maintained in perennial vegetation in accordance with sub-
paragraph 3 below to prevent erosion, manage run-off, and build soil.

(3) Seed mixes and maintenance practices must be approved by Story County 
Conservation prior to action by the Board of Adjustment.

(4) Solar collectors and racking are not considered impervious cover if underlying ground is 
pervious vegetation, and the soil is not compacted.

(5) The applicant shall submit a vegetative management plan prepared by a qualified 
professional or reviewed and approved by Story County Conservation. The plan shall 
identify:

a. The natural resource professionals consulted or responsible for the plan
b. The conservation, habitat, eco-system, or agricultural goals, which may 

include: providing habitat for pollinators such as bees and monarch butterflies, 
providing habitat for wildlife such as upland nesting birds and other wildlife, 
establishing vegetation for livestock grazing, reducing on-site soil erosion, and 
improving or protecting surface or ground water quality.

c. The intended mix of vegetation upon establishment.
d. The management methods and schedules for how the vegetation will be

managed on an annual basis, with particular attention given to the
establishment period of approximately three years.

E. Fencing. Ground-mounted solar energy device or combination of devices comprising a
C-SES shall be enclosed by perimeter fencing at a height of eight feet to restrict unauthorized
access. Security fences and gates must be maintained in good condition until the site is
decommissioned.

(1) Native/pollinator-friendly vegetation buffers or fencing to screen solar farms from
adjacent homes/public roads is required.

L. Discontinuation and Decommissioning. C-SES shall be considered discontinued after one
year without energy production, unless a plan is developed and submitted to the Director
outlining the steps and schedule for returning the C-SES to service.



(1) Removal Requirements. Any C-SES which has reached the end of its useful life or
has been determined to be discontinued pursuant to this section shall be decommissioned and 
removed within 180 days of the discontinuation of use. 

(2) Decommissioning shall consist of:

a. Physical removal of all large-scale ground-mounted solar photovoltaic
installations, structures, equipment, security barriers and transmission lines from
the site to four feet below ground level within 180 days of the discontinuation of
use.

b. Disposal of all solid and hazardous waste in accordance with local, State, and
federal waste disposal regulations.

c. Stabilization or re-vegetation of the site as necessary to minimize erosion. The
Director may allow the owner or operator to leave landscaping or designated
below-grade foundations in order to minimize erosion and disruption to
vegetation.

(3) Decommissioning Plan and Financial Surety.

a. C-SES shall have a decommissioning plan outlining the anticipated means and
costs of removing the C-SES at the end of its serviceable life or upon becoming
discontinued.

b. The decommissioning plan shall identify financial resources that will be available
to pay for decommissioning and removal of C-SES.

c. The applicant shall continuously maintain a financial assurance mechanism in
the form of a performance bond and/or other security approved by the County
Attorney, for the period of the life of the facility. The amount of the security shall
be 130 percent of the total decommissioning cost identified in the
decommissioning plan, without the salvage value. The financial assurance
mechanism must ensure that funds will be available upon discontinuation and
shall not include the future value, if any, of scrap. If a bond is posted to meet this
requirement, the bond issuing company must be agreed upon by both the
applicant and County. All decommissioning, removal and remediation fund
requirements shall be fully funded before a zoning permit is issued. The County
shall have sole discretion with regard to the determination of the mechanism of
financial assurance.

d. Property Owner Affidavit. The applicant shall submit a copy of the
decommissioning plan to all property owners within the boundaries of the
Conditional Use Permit area. The property owners shall provide the County a
signed affidavit acknowledging receipt of the plan and their responsibility for
decommissioning costs.

e. Every three (3) years from the first date of operations, or on the written request of
the County, the Owner shall review and update the Decommissioning Plan and
all appendices and provide the updated plan and appendices to the County on or
before the date of each three-year anniversary of the first date of operations. As
part of this review process, the Owner shall recalculate the total



decommissioning cost and the decommissioning guaranty amount; and the 
financial assurance required shall be modified accordingly.  

M. Monitoring and Maintenance. The owner or operator of C-SES shall maintain the facility in
good condition. Maintenance shall include, but not be limited to, painting, structural repairs, and
integrity of security measures. Internal circulation drives shall be maintained by the owner or
operator to a level acceptable to the applicable fire chief and Story County Emergency
Management Agency. The owner or operator shall be solely responsible for the cost of
maintaining the C-SES and any internal access roads.

(1) Agrivoltaics or Agrivoltaic Projects such as pollinator-friendly cover crops/livestock
grazing on solar farm sites are permitted and encouraged to continue, to achieve co-
benefits of solar energy and agriculture.

O. Submittal Requirements. In addition to the submittal requirements defined for conditional
use permit applications, all applications for C-SES must submit the following information (as
applicable).

(22) Vegetative Management Plan.



CHAPTER 90 
LAND DEVELOPMENT REGULATIONS: CONDITIONAL USES 

Amendment to Table 90-1 – Table of Conditional Uses 
All subject to supplemental standards, and in the C-LI and HI 

• Utility-Scale Battery Energy Storage System (U-BESS)
• Cryptocurrency Data Center or Cryptocurrency Mining or Production Installations

associated with a Data Center (CDC)
• Data Center (DC)

11. Utility-Scale (Tier 2) Battery Energy Storage Systems (U-BESS)
A. The requirements of the Ordinance shall apply to all U-BESS proposed after the effective

date of the Ordinance.
B. Co-Located with Solar or Wind: When a U-BESS is proposed as part of a new solar farm or

wind farm, the U-BESS is processed as a component of the new solar farm or wind farm’s
conditional use permit rather than requiring a separate conditional use permit. For an
existing wind farm or solar farm that was permitted prior to the adoption of the standards for
U-BESS wanting to add battery storage, such applications will be processed as a Major
Modification to the existing conditional use permit.

C. Setbacks and Separation Requirements. The following setbacks and separation
requirements shall apply to all components of a U-BESS.
1) U-BESS facilities shall comply with all applicable setbacks and separation distances

as required by NFPA 855.
2) Sensitive Receptors. Setbacks from the nearest Receptor use shall be 100 feet or

greater, as measured from structure to structure. Setbacks shall be established
allowing for no greater than 55dB(A) from the U-BESS occurring at an adjacent
dwelling.

3) Public Right-of-Way. Setbacks from public right-of-way shall comply with the
applicable setbacks as defined by the base zone district.

D. Screening and Landscaping
1) U-BESS must be visually screened from the public right-of-way and from any

Sensitive Receptors located within 100’ of the U-BESS.
E. Parking shall comply with the requirements defined in Section 88.08 Parking and

Circulation Standards.
F. Hazardous Materials and Environmental Protection

1) The U-BESS shall comply with all applicable hazardous materials handling and
reporting laws.

2) Batteries shall be recycled or disposed of in accordance with environmental
regulations upon decommissioning. The Decommissioning Plan must identify where
the batteries will go.

3) U-BESS installations must comply with the County’s stormwater and erosion control
ordinance.

4) On parcels containing more than 50 percent of the gross acreage as lands identified
with areas designated Natural Resource Areas on the Cornerstone to Capstone
(C2C) Comprehensive Plan, the conditional use permit shall not be approved unless
conditions protecting the identified areas are attached to the request, either split
zoned with conservation or conservation easements.

5) U-BESS shall not be located in the Special Flood Hazard Area.
G. Fencing and Security Measures.

1) A perimeter security fence up to eight (8) feet tall must be installed around the entire
U-BESS, including the battery containers and electrical equipment.
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2) Fencing may not be placed in front of landscaping adjacent to roads. There must be
landscaping in front of any fence adjacent to public roads.

3) Security fencing near electrical installations must be grounded and bonded to protect
against electrical hazards as per the National Electric Code.

4) For installations over 1,000 volts, a warning sign reading "DANGER – HIGH
VOLTAGE – KEEP OUT" is required on locked or monitored enclosures.

5) Warning signage such as high voltage, energy storage facility identification,
emergency contact info, must be posted on the fence per the National Electric Code
requirements.

6) Security fences and gates must be maintained in good condition until the site is
decommissioned.

7) Battery energy storage systems shall also comply with specifications established in
NFPA 855 relating to barriers and buffering.

H. Signage. No signs other than appropriate warning signs, or standard manufacturers’,
operators’, or installers’ identification signage, shall be displayed unless permitted in
accordance with Chapter 89.

I. Access and Fire Safety. Battery energy storage systems shall comply with the latest
published version of the National Fire Protection Association (NFPA) 855, Standard for
Installation of Stationary Energy Storage Systems, at the date of the submission of the
application.

J. Lighting. Exterior lighting, including any security lighting, shall be the minimum necessary
for safety and security, downward directed, shielded from adjacent properties, and comply
with the requirements of Section 88.09, Site Lighting.

K. Emergency Response Plan (ERP):
1) An ERP is to be prepared and submitted for review prior to the issuance of a zoning

permit. At the time a conditional use permit application is submitted, a draft ERP per
NFPA 855 Section 4.3.2.1.4(4) shall be included with the application materials. This
shall include but not be limited to an evacuation plan, firefighting techniques, and
responsibility assignments for each scenario in the ERP.

2) Prior to commencing commercial operations, the applicant shall submit a plan as an
appendix to the project permit application for offering site-specific training to the fire
service and emergency personnel of all applicable jurisdictions.

3) The ERP shall be reviewed annually by local emergency responders throughout the
project’s lifespan and modified for best safety practices if necessary.

4) Routine maintenance shall be performed on the U-BESS equipment to ensure proper
performance of the technology. The County and local emergency responders are to be
contacted if there are concerns of failure to meet any ERP standards in the U-BESS
performance.

5) Conduct and submit documentation of hazard mitigation analyses as required by NFPA
855. An ERP and necessary fire precautions must be in place prior to issuance of any
zoning permits.

6) Local first responders are to be trained and equipped to the extent current equipment is
insufficient to respond appropriately to the selected battery technology for the U-BESS
project, at the Owner’s commercially reasonable expense, prior to the commencement
of the operation. Refresher training to local first responders shall be required, at the
Owner’s commercially reasonable expense, at reasonable intervals, at least annually or
as requested by the jurisdictional fire chief and Story County Emergency Management
throughout the life of the project.

7) Owner shall be responsible for the commercially reasonable costs of local first
responders for any emergency event at the facility.



8) Owner shall provide confirmation that there will be remote monitoring of the U-BESS 24 
hours daily, seven (7) days a week.

9) U-BESS operators are required to certify that the system is being maintained per safety 
standards and coordinate refresher training or drill with the applicable fire department. 
Annual proof to be provided to Story County Planning and Development no later than 
February 28 each year. Failure to comply annually with this may result in revocation of 
the conditional use permit.

L. Noise Standards: Sound generated from the battery energy storage systems, components,
and associated ancillary equipment, measured at the nearest sensitive receptor or a non-
participating property shall not exceed 55 dB(A) (1-hour Leq) at the property line.
1) These standards shall not apply to uses established after the U-BESS is

permitted/started.
M. Compliance with Applicable Codes and Certifications.

1) State Building Code. All U-BESS shall meet all requirements of the current State
Building Code.

2) National Electric Code (NEC). All U-BESS shall comply with the National Electrical
Code, current edition.

3) Certification that all battery units meet national safety standards (e.g. UL 1973 for
battery modules, and UL 9540 for the entire storage system). All U-BESS
applications shall provide such certification.

N. Lighting. Exterior lighting at a U-BESS site shall be the minimum necessary for safety and
security, downward directed, and shielded from adjacent properties and comply with the
requirements of Section 88.09.

O. Underground Installation of Utilities. Reasonable efforts shall be made to place all utility
connections from CDC or DC facilities underground, depending on appropriate soil
conditions, shape and topography of the site, distance to the connection, or other
conditions or requirements. Any above ground utility lines require an engineer’s signed
statement and explanation as to why buried utilities are not feasible.

P. All U-BESS shall comply with Iowa Utilities Board rules and any state law requirements.
Any required state or federal permits or approvals (such as IUB generator certificates for
very large facilities) must be obtained, and copies provided to the County, prior to
construction.

Q. Review of Augmentation Plans
1) If augmentation was not considered in the approved permit application, then such

augmentation shall be processed as an amendment to the approved conditional use
permit.

R. Commissioning Plan and Report
1) Prior to issuance of a zoning permit, U-BESS Applicants shall submit a

commissioning plan in accordance with NFPA 855 that contains:
a. An electrical diagram detailing the battery energy storage system

configuration, associated components, and electrical interconnection
methods, compliant with applicable state or local electrical codes, including
NEC and NESC.

b. A preliminary equipment specification sheet that documents the proposed
battery energy storage system components, inverters and associated
electrical equipment that are to be installed. A final equipment specification
datasheet shall be submitted prior to the issuance of the zoning permit.

c. Name, address, and contact information of proposed or potential system
installer and the owner and/or operator of the U-BESS. Such information of
the final system installer shall be submitted prior to the issuance of final
zoning permit.



S. Discontinuation and Decommissioning. U-BESS shall be considered discontinued after it
has not stored electrical energy for twelve (12) consecutive months, unless a plan is
developed and submitted to the Director outlining the steps and schedule for returning the
U-BESS to service.
1) Removal Requirements. Any U-BESS which has reached the end of its useful life or has

been determined to be discontinued pursuant to this section shall be decommissioned
and removed within one-hundred eighty (180) days of the discontinuation of use.

2) Decommissioning shall consist of:
a. Physical removal of all above-surface facilities and infrastructure that have no

ongoing purpose, from the site. All U-BESS and accessory facilities shall be
removed to four (4) feet below ground level within one-hundred eighty (180)
days of the discontinuation of use.

b. Disposal of all solid and hazardous waste in accordance with local, State, and
federal waste disposal regulations.

c. Stabilization or re-vegetation of the site as necessary to minimize erosion.
The Director may allow the owner or operator to leave landscaping to
minimize erosion and disruption to vegetation.

3) Decommissioning Plan and Financial Surety.
a. U-BESS shall have a decommissioning plan outlining the anticipated means

and costs of removing the U-BESS at the end of its serviceable life or upon
becoming discontinued.

b. The decommissioning plan shall identify financial resources that will be
available to pay for decommissioning and removal of U-BESS.

c. The applicant must continuously maintain a financial assurance mechanism
in the form of a performance bond and/or other security approved by the
County Attorney, for the period of the life of the facility. The required amount
of the security shall be 130 percent of the total decommissioning cost
identified in the decommissioning plan, excluding any salvage value. The
financial assurance mechanism must ensure that funds will be available upon
discontinuation and shall not include the future value, if any, of scrap. If a
bond is posted to meet this requirement, the bond issuing company must be
agreed upon by both the applicant and County. All decommissioning, removal
and remediation fund requirements shall be fully funded before a zoning
permit is issued. The County shall have sole discretion with regard to the
determination of the mechanism of financial assurance.

d. Property Owner Affidavit. The applicant shall submit a copy of the
decommissioning plan to all property owners within the boundaries of the
Conditional Use Permit area. The property owners shall provide the County
with a signed affidavit acknowledging receipt of the plan and their
responsibility for decommissioning costs.

e. Every three (3) years from the first date of operations, or on the written
request of the County, the Owner shall review and update the
Decommissioning Plan and all appendices and provide the updated plan and
appendices to the County on or before the date of each three-year
anniversary of the first date of operations. As part of this review process, the
Owner shall recalculate the total decommissioning cost and the
decommissioning guaranty amount; and the financial assurance required
shall be modified accordingly.

T. Monitoring and Maintenance. The owner or operator of a U-BESS shall maintain the facility
in good condition. Maintenance shall include, but not be limited to, painting, structural
repairs, and integrity of security measures. Internal circulation drives shall be maintained by



the owner or operator to a level acceptable to the applicable fire chief and Story County 
Emergency Management Agency. The owner or operator shall be solely responsible for the 
cost of maintaining the U-BESS and any internal access roads. 

1) Following the initial completion of the project and the project commissioning,
Owner shall notify the County, in writing, of any battery enclosures before being
removed or installed at the project. Such notification shall be at least thirty (30)
days in advance of the removal or installation, except in cases of emergency, when
Owner shall notify the County as soon as practicable. No batteries shall be stored
on the premises outside of battery enclosures, with the exception of batteries
stored for future use, and any such used for future use shall be stored to NFPA 855
standards.

U. Ownership Changes. If the owner of the U-BESS changes or the owner of the property
changes, the conditional use permit shall remain in effect, provided that the successor
owner or operator assumes in writing all of the obligations of the conditional use permit, site
plan approval, and decommissioning plan. A new owner or operator of the U-BESS shall
notify the Story County Planning and Development Department in writing of such changes
in ownership or operations within sixty (60) days of the change.

1) The conditional use permit and all other local approvals for the U-BESS may be
considered void if a new owner or operator fails to provide written notification to the
Story County Planning and Development Department within the required timeframe.
Reinstatement of a void conditional use permit will be subject to the same review
and approval processes for new conditional use permits.

V. Third-Party Reviewer
1) The County may seek the services of a third-party reviewer with expertise in the U-

BESS technology field to assist with the following services (if the conditional use
permit is approved by the County).
a. Review of the site and architectural plan, battery technology, compliance with

NFPA 855, and with other applicable regulatory standards and codes not
specifically identified in these regulations.

b. Assist with the review of the ERP, completed noise study, decommissioning
plan and review of decommissioning financial security agreement.

2) The County shall make their best effort so that the Third-Party Review does not
unreasonably delay the project’s zoning permitting or construction process. The
Owner shall be responsible for reimbursing the County for the commercially
reasonable costs incurred for the services of said Third-Party Reviewer. Said costs
shall be mutually agreed upon by the County and Owner prior to the County’s
commencement of plan review for the zoning permit.

W. Avoidance and Mitigation of Damages to Public Infrastructure.
1) Roads. Applicant shall identify all roads to be used for the purpose of transporting

components and/or equipment for construction, operation or maintenance of the U-
BESS and obtain applicable weight and size permits from the impacted road
authority prior to construction.

2) Existing Road Conditions. Applicant shall conduct a pre-construction survey, in
coordination with the impacted local road authority to determine existing road
conditions. The pre-construction survey shall include photographs and a written
agreement to document the condition of the roads and applicable public facilities.
The applicant is responsible for on-going road maintenance and dust control
measures identified by the Story County Engineer during all phases of construction.

3) Drainage System. The applicant shall be responsible for immediate repair of
damage to public drainage systems stemming from construction, operation, or
maintenance of the U-BESS.



4) Required Financial Security. The applicant shall be responsible for restoring or 
paying damages as agreed to by the applicable road authority sufficient to restore 
the roads and bridges to preconstruction conditions. Financial assurance 
mechanisms in the form of a performance bond and/or other security approved by 
the Story County Attorney’s Office shall be submitted to the Planning and 
Development Department covering 130 percent of the costs of all required 
improvements prior to final issuance of the conditional use permit by the Board of 
Adjustment. This requirement may be waived by the Board of Adjustment upon 
recommendation from the Story County Engineer. 

X. Submittal Requirements. All U-BESS applications must submit the following information in 
addition to submittal requirements defined for conditional use permit applications. 

1) The names of the project applicants. 
2) The names of the project owners. 
3) The legal description and address of the project. 
4) The names of the landowners. 
5) Pre-construction survey and proposed routes. 
6) Proposed changes to the landscape of the site, grading, vegetation clearing and 

planting, exterior lighting, and screening vegetation or structures. 
7) A detailed site plan drawing showing the layout of the U-BESS facility on the 

property including the battery enclosures/containers, inverters and electrical 
equipment, transformers, access roads, parking or turnaround areas for 
maintenance vehicles, proposed fencing and gates, landscape buffers (if any), and 
setback distances from property lines and existing structures, and identifying any 
adjacent uses (homes, public roads, etc.), floodplain, rights-of-way and zoning 
district designations. For co-located U-BESS at a solar/wind farm, the U-BESS 
components should be clearly identified on the overall project site plan as defined in 
Section 90.08.6 Commercial WECS (C-WECS) and 90.08.8 Commercial Solar 
Energy Systems (C-SES). 

8) Project Narrative and Specification Sheets describing the U-BESS project, including 
the type of battery technology (e.g. lithium-ion, flow battery, etc.), the nameplate 
energy capacity (in MW and MWh), the intended charge/discharge regime (e.g. 
daily cycling, emergency backup), and whether the system is stand-alone or tied to 
a generation facility. The applicant should provide manufacturer’s spec sheets for 
the battery units and associated equipment, to verify dimensions and compliance 
with safety standards (such as UL listings).  

9) Statements of Compliance with Applicable Codes and Certifications. 
10) Emergency Response Plan. 
11) Site Safety and Security Plan: A detailed plan outlining on-site safety features such 

as thermal monitoring systems, ventilation and explosion-proof construction 
features and describing how the site will be secured against unauthorized access 
like fencing, locking cabinets, lighting, alarms, etc.  

12) Project development timeline. 
13) Existing Resources Inventory as defined in Chapter 85. 
14) Documentation of actual or prospective access and traffic control of the project 

site. 
15) Operation and maintenance plan of the U-BESS, which shall include measures for 

maintaining safe access to the installation, storm water controls, as well as general 
procedures for operation and maintenance of the installation. 

16) Proof of liability insurance. 
17) Applicable Fee 

https://codelibrary.amlegal.com/codes/storycounty/latest/storycount_ia/0-0-0-1310#JD_Chapter85


18) Decommissioning plan without salvage value calculated into the security bond 
amount. 

19) Acknowledgement of Third-Party Reviewer process and potential costs. 
 



12 Cryptocurrency Mining or Production Installations Associated with a Data Center 
(CDC); Data Centers (DC) 

A. The requirements of the Ordinance shall apply to all CDC or DC proposed after the effective 
date of the Ordinance. 

B. Maximum Height. Building height shall not exceed forty (40) feet and shall not include any 
additional rooftop equipment, which may not exceed a maximum height of thirty (30) feet. 

1) Any mechanical rooftop equipment, including but not limited to heating, air 
conditioning, ventilation, generators, and other similar equipment, shall be 
screened with a parapet wall, false roof, or other building elements that shall 
provide one hundred (100) percent screening of mechanical equipment from the 
adjacent roadways, properties, and waterways. 
a. The parapet wall, false roof, or building element shall be constructed of the 

same materials used in the construction of the principal building or structure 
and shall be designed to be architecturally integrated with the building’s 
overall design. 

b. No screening shall be required for renewable energy infrastructure 
equipment, including but not limited to solar energy systems, wind energy 
systems, and other power generation equipment. 

c. No screening shall be required for any green infrastructure, including but not 
limited to green roofs, rooftop cisterns, and other bioretention equipment. 

C. Setbacks 
1) All principal buildings, accessory structures, and Data Center Electric Utility 

Substations shall be set back at least two hundred (200) feet from all property lines 
or not exceeding 60dB(A). 

2) If located on the ground, any equipment for cooling, ventilating, or otherwise 
operating the facility, including any power generator or other power supply 
equipment, must either be: 
a. Located at least one hundred (100) feet or not exceed 60 dB(A) from the lot 

line of a property with a residential zoning classification or an existing 
dwelling; or 

b. Separated from the lot line of a property with a residential zoning 
classification or an existing dwelling by the principal data center building. 

D. Site Layout. Buildings shall be sited and oriented to:  
1) Minimize visual impacts of the bulk of the building when examined on a line-of-

sight basis from adjacent public streets and Sensitive Receptor areas.  
2) Provide safe and convenient vehicular access to the site, including sufficient on-

site queuing areas at security gates.  
3) Accommodate parking area.  
4) Minimize impacts to natural resources.  
5) Incorporate appropriate stormwater management practices. 

E. Utility Connections: Reasonable efforts shall be made to place all utility connections from 
CDC or DC facilities underground, depending on appropriate soil conditions, shape and 
topography of the site, distance to the connection, or other conditions or requirements. Any 
above ground utility lines require an engineer’s signed statement and explanation as to why 
buried utilities are not feasible. 

F. Screening 
1) Substations, electrical yards, mechanical yards, and any other exposed equipment 

shall not be located between the building and a publicly accessible road or right-of-
way and shall be screened from any adjacent publicly available accessible street, 
private street, trail, or park. 



2) All cooling, ventilation, and other electrical equipment used to operate the facility 
shall not be located between the building and publicly accessible rights-of-way. 

3) CDC or DC must be visually screened from the public right-of-way and from any 
Sensitive Receptors located within 100’ of the CDC or DC. A landscape buffer is 
required to be installed and maintained during the life of the operation. The 
following plant unit percentages apply to each property line where the buffer is 
required: 
a. A maximum of twenty (20) percent of the required plant units may be a 

combination of shrubs, ornamental grasses, and perennials. 
b. A minimum of forty (40) percent and a maximum of seventy (70) percent of 

the required plant units must be evergreen trees that are a minimum of eight 
(8) feet in height at the time of planting. 

c. A maximum of thirty (30) percent of the required plant units may be small 
deciduous trees. 

d. A maximum of thirty (30) percent of the required plant units may be large 
deciduous trees. 

e. Buffer Substitution Using Topography and Vegetation. Use of the natural 
topography and preservation of non-invasive existing vegetation, 
supplemented by new vegetation, if needed, may be substituted for the above 
requirements if determined by the Story County Board of Adjustment to 
provide screening at the density, depth, and height equivalent to that outlined 
above. 

G. Signage: Each CDC or DC operation shall provide 24- hour emergency contact signage 
visible at the access entrance. Signs shall include company name, owner/representative 
name, telephone number, and corresponding local power company and telephone number. 
All additional signage must adhere to the requirements in Chapter 89. 

H. Lighting: Exterior lighting, including any security lighting, shall be the minimum necessary 
for safety and security, downward directed, and shielded from adjacent properties and 
comply with the requirements of Section 88.09, Site Lighting. 

I. Noise/Vibration 
1) The CNEL at the boundary of the property containing a Sensitive Receptor shall not 

exceed 55 dB(A) within three hundred (300) feet. 
2) The CNEL at the boundary of any developed property not containing a Sensitive 

Receptor shall not exceed 70 dB(A). 
3) Sound that is produced for not more than a cumulative period of one (1) minute in 

any hour may exceed the standards above by up to 10 dB(A). 
4) In the event audible noise operations contains a steady pure tone, such as a whine, 

screech, or hum, the standards for audible noise set forth shall be reduced by 5 
dB(A). 

5) The maximum sound levels listed above do not apply to emergency alerts, 
emergency work to provide electricity, water, or other public utilities when public 
health or safety is involved, snow removal, or road repair. 

6) A noise reduction barrier or device may be required at the discretion of the Board of 
Adjustment when it is inconclusive that noise level tests do not conform to 
acceptable noise levels.  

7) The limitations of this section shall not apply to any Sensitive Receptor that is 
established adjacent to the CDC or DC after the date of issuance of a final zoning 
permit for the applicant’s operation. 

8) In the event the noise levels resulting from CDC or DC operations exceed the 
criteria listed above, a waiver to said levels may be granted by the Board of 
Adjustment provided that the following has been accomplished.  



a. Written waiver from the affected property owners has been obtained stating 
that they are aware of the CDC or DC and the noise limitations imposed by 
these Regulations, and that consent is granted to allow noise levels to exceed 
the maximum limits otherwise allowed; and,  

b. If the applicant wishes the waiver to apply to succeeding owners of the 
property, a permanent noise impact easement shall be recorded in the Office of 
the Story County Recorder which describes the burdened properties and which 
advises all subsequent owners of the burdened property that the noise levels in 
excess of those permitted by these Regulations may exist on or at the 
burdened property. 

c. Any generators on the property shall comply with the U.S. Environmental 
Protection Agency (EPA) New Source Performance Standards (NSPS) of at 
least Tier 4 emissions. Testing for these generators shall not exceed ten (10) 
hours per month unless a power outage occurs. Generators shall be enclosed 
by a sound attenuation for noise reduction and to reduce pollution. 

d. Except for generator testing or commissioning activities, generator use is 
limited to backup/emergency use only. 

J. Foundation. All structures shall have concrete foundations. 
1) Foundations shall not be defective, decayed, or corroded. 
2) The use of cargo containers, railroad cars, semi-truck trailers, and other similar 

storage containers for any component of the operation are prohibited. 
K. Cooling Systems. CDC or DC shall be required to have a liquid cooling system. 

1) A closed loop cooling system is required. 
2) The application shall include an estimate of annual water consumption for the site to 

include an assessment for annual replacement or replenishment of water in the 
closed loop. 

3) The application shall include a description of the intended source of water for the 
development, and documentation from the Iowa Department of Natural Resources 
along with Story County Environmental Health affirming sufficient water resources 
exist to serve the site. 

4) All necessary permits must be obtained from Story County Environmental Health and 
the Iowa Department of Natural Resources. 

L. Equipment.  All servers, computers, processers, materials, and equipment must be enclosed 
within buildings. 

M. Electrical Power.  The applicant shall provide written verification from the power provider that 
the applicant has calculated the maximum potential electrical consumption of the proposed 
use and has verified the utility supply equipment and related electrical infrastructure is 
sufficiently sized and can safely accommodate the proposed use during the power 
provider’s peak consumption hours. 

N. Hazardous Materials and Environmental Protection. 
1) The CDC or DC shall comply with all applicable hazardous materials handling and 

reporting laws.  
2) All CDC or DC must comply with the County’s stormwater and erosion control 

ordinance.  
3) On parcels containing more than 50 percent of the gross acreage as lands identified 

with areas designated Natural Resource Areas on the Cornerstone to Capstone 
(C2C) Comprehensive Plan, the conditional use permit shall not be approved unless 
conditions protecting the identified areas are attached to the request, either split 
zoned with conservation or conservation easements. 

4) CDC or DC shall not be located in the Special Flood Hazard Area. 



O. Ice Mitigation Report: All CDC or DC shall ensure that the amount of heat that is dissipated 
by the mining activity shall be monitored when the average daily temperature is 40 degrees 
Fahrenheit or less to ensure that there is no buildup of ice on neighboring properties and 
roadways. 
1) In the instance that condensation and ice occur, there shall be an agreement 

between the facility’s operational contact, owners of neighboring properties (to 
mitigate ice buildup on dwellings), and the County Engineer to mitigate ice on public 
right of way. 

P. Safety. 
1) The equipment used in any CDC or DC operation shall be housed in a metered, 

electrically grounded, and pre-engineered metal-encased structure with a fire rating 
designed to resist an internal electrical fire for at least 30 minutes. The containment 
space shall contain baffles that automatically close in the event of fire, independent 
of a possible electric system failure. 

2) Any CDC or DC using proposing battery storage or any other device or group of 
devices capable of storing energy in order to supply electrical energy at a later time, 
whether the energy is stored for use on-site or off-site, shall demonstrate compliance 
with NFPA Standard 855, Installation of Stationary Energy Storage Systems, or 
similar standards and must include fire suppression systems designed specifically for 
battery storage.  

3) A clean agent fire protection system must be provided and maintained in good 
working order within any structure which contains a server farm. High sensitivity 
smoke detectors shall be installed and operational in order to activate the clean 
agent fire suppression system. 

Q. Power Lines and Electric Utility Substations. 
1) CDC or DC Electric Utility Substations must include year-round opaque landscaping 

or a screen wall a minimum of eight (8) feet in height to minimize visual impact. 
2) Electric Utility Substations on the same property as the CDC or DC they serve must 

be located on the side or rear of a principal building so they are screened from public 
view and must not be in a required front yard. On-site substations do not require a 
buffer or screening between the Data Center Principal Building and the substation. 

3) Burying power lines serving the property is required. On-site power lines of 34.5 kV 
and below must be buried. Any above ground utility lines require an engineer’s 
signed statement and explanation as to why buried utilities are not feasible.  

4) The CDC or DC Electric Utility Substation shall be subject to applicable zoning 
district setback requirements. Setbacks shall be measured from the edge of the 
compound containing the substation to the property boundary of the lot it occupies. 

R. Emergency Contact Information. 
1) Each CDC or DC operation shall provide 24-hour emergency contact signage visible 

at the access entrance. Signs shall include the company name (if applicable), the 
owner/representative's name, the telephone number, and the corresponding local 
power company's name and telephone number. 

S. Compliance with Applicable Codes and Certifications. Statements of Compliance with 
Applicable Codes and Certifications below is required at the time of submittal for a 
conditional use permit. 
1) State Building Code. All CDC or DC shall comply with all requirements of the current 

State Building Code. 
2) National Electrical Code (NEC). All CDC or DC shall comply with the National 

Electrical Code, current edition. 
3) Certification that all battery units meet national safety standards (e.g. UL 1973 for 

battery modules, and UL 9540 for the entire storage system). 



T. Commissioning Plan and Report. Prior to issuance of a zoning permit, CDC or DC 
Applicants shall submit a commissioning plan that demonstrates: 
1) An electrical diagram detailing the configuration, associated components, and 

electrical interconnection methods, compliant with applicable state or local electrical 
codes, including NEC and NESC. 

2) Name, address, and contact information of proposed or potential system installer and 
the owner and/or operator of the CDC or DC. Such information of the final system 
installer shall be submitted prior to the issuance of final zoning permit. 

U. Discontinuation and Decommissioning. CDC or DC shall be considered discontinued after 
twelve (12) months without active and continuous use unless a plan is developed and 
submitted to the Director outlining the steps and schedule for returning the CDC or DC to 
service.  
1) Removal Requirements. Any CDC or DC which has reached the end of its useful life 

or has been determined to be discontinued pursuant to this section shall be 
decommissioned and removed within one-hundred eighty (180) days of the 
discontinuation of use.  

2) Decommissioning shall consist of: 
a. Physical removal of all above-surface facilities and infrastructure that have no 

ongoing purpose from the site. All CDC and DC and accessory facilities shall 
be removed to four (4) feet below ground level within one-hundred eighty 
(180) days of the discontinuation of use. 

b. Disposal of all solid and hazardous waste in accordance with local, State, and 
federal waste disposal regulations. 

c. Stabilization or re-vegetation of the site as necessary to minimize erosion. 
The Director may allow the owner or operator to leave landscaping or 
designated below-grade foundations in order to minimize erosion and 
disruption to vegetation. 

3) Decommissioning Plan and Financial Surety. 
a. The CDC or DC shall have a decommissioning plan outlining the anticipated 

means and costs of removing the CDC or DC at the end of its serviceable life 
or upon becoming discontinued. 

b. The decommissioning plan shall identify financial resources that will be 
available to pay for decommissioning and removal of a CDC or DC. 

c. The applicant must continuously maintain a financial assurance mechanism 
in the form of a performance bond and/or other security approved by the 
County Attorney, for the period of the life of the facility. The required amount 
of the security shall be 130 percent of the total decommissioning cost  
identified in the decommissioning plan, excluding any salvage value. The 
financial assurance mechanism must ensure that funds will be available upon 
discontinuation and shall not include the future value, if any, of scrap. If a 
bond is posted to meet this requirement, the bond issuing company must be 
agreed upon by both the applicant and County. All decommissioning, removal 
and remediation fund requirements shall be fully funded before a zoning 
permit is issued. The County shall have sole discretion with regard to the 
determination of the mechanism of financial assurance. 

d. Property Owner Affidavit. The applicant shall submit a copy of the 
decommissioning plan to all property owners within the boundaries of the 
Conditional Use Permit area. The property owners shall provide the County 
with a signed affidavit acknowledging receipt of the plan and their 
responsibility for decommissioning costs. 



e. Every three (3) years from the first date of operations, or on the written 
request of the County, the Owner shall review and update the 
Decommissioning Plan and all appendices and provide the updated plan and 
appendices to the County on or before the date of each three-year 
anniversary of the first date of operations. As part of this review process, the 
Owner shall recalculate the total decommissioning cost and the 
decommissioning guaranty amount; and the financial assurance required 
shall be modified accordingly.  

V. Monitoring and Maintenance. The owner or operator of a CDC or DC shall maintain the 
facility in good condition. Maintenance shall include, but not be limited to, painting, structural 
repairs, and integrity of security measures. Internal circulation drives shall be maintained by 
the owner or operator to a level acceptable to the applicable fire chief and Story County 
Emergency Management Agency. The owner or operator shall be solely responsible for the 
cost of maintaining the CDC or DC and any internal access roads. 

W. Ownership Changes. If the owner of the CDC or DC changes or the owner of the property 
changes, the conditional use permit shall remain in effect, provided that the successor 
owner or operator assumes in writing all of the obligations of the conditional use permit, site 
plan approval, and decommissioning plan. A new owner or operator of the CDC or DC shall 
notify the Story County Planning and Development Department in writing of such changes in 
ownership or operations within sixty (60) days of the change. 
1) The conditional use permit and all other local approvals for the CDC or DC may be 

considered void if a new owner or operator fails to provide written notification to the 
Story County Planning and Development Department within the required timeframe. 
Reinstatement of a void conditional use permit will be subject to the same review and 
approval processes for new conditional use permits. 

X. Third-Party Reviewer. 
1) The County may seek the services of a third-party reviewer with expertise in the CDC or 

DC field to assist with the following services (if the conditional use permit is approved by 
the County).  
a. Review of the site and architectural plan, battery technology, compliance with 

state and federal regulations, and with other applicable regulatory standards and 
codes not specifically identified in these regulations. 

b. Assist with the review of the ERP, completed noise study, decommissioning plan 
and review of decommissioning financial security agreement. 

2) The County shall make their best effort that the Third-Party Review does not 
unreasonably delay the project’s zoning permitting or construction process. The Owner 
shall be responsible for reimbursing the County for the commercially reasonable costs 
incurred for the services of said Third-Party Reviewer. Said costs shall be mutually 
agreed upon by the County and Owner prior to the County’s commencement of plan 
review for the zoning permit. 

Y. Avoidance and Mitigation of Damages to Public Infrastructure. 
1) Roads. Applicants shall identify all roads to be used for the purpose of transporting 

components and/or equipment for construction, operation or maintenance of the CDC or 
DC and obtain applicable weight and size permits from the impacted road authority prior 
to construction.  

2) Existing Road Conditions. Applicant shall conduct a pre-construction survey, in 
coordination with the impacted local road authority to determine existing road conditions. 
The pre-construction survey shall include photographs and a written agreement to 
document the condition of the roads and applicable public facilities. The applicant is 
responsible for on-going road maintenance and dust control measures identified by the 
Story County Engineer during all phases of construction. 



3) Drainage System. The applicant shall be responsible for immediate repair of damage to 
public drainage systems stemming from construction, operation, or maintenance of the 
CDC or DC. 

4) Required Financial Security. The applicant shall be responsible for restoring or paying 
damages as agreed to by the applicable road authority sufficient to restore the roads and 
bridges to preconstruction conditions. Financial assurance mechanisms in the form of a 
performance bond and/or other security approved by the Story County Attorney’s Office 
shall be submitted to the Planning and Development Department covering 130 percent 
of the costs of all required improvements prior to final issuance of the conditional use 
permit by the Board of Adjustment. This requirement may be waived by the Board of 
Adjustment upon recommendation from the Story County Engineer. 

Z. Submittal Requirements. All CDC or DC applications must submit the following information 
in addition to submittal requirements defined for conditional use permit applications. 

1) The names of the project applicants. 
2) The names of the project owners. 
3) The legal description and address of the project. 
4) The names of the landowners. 
5) Pre-construction survey and proposed routes. 
6) Proposed changes to the landscape of the site, grading, vegetation clearing 

and planting, exterior lighting, and screening vegetation or structures. 
7) A detailed site plan drawing showing the layout of the CDC or DC on the 

property including structures, access roads, parking or turnaround areas for 
maintenance vehicles, proposed fencing and gates, landscape buffers (if 
any), and setback distances from property lines and existing structures, also 
identification of any adjacent uses (homes, public roads, etc.).  

8) Project Narrative and Specification Sheets describing the CDC or DC project.  
9) Statements of Compliance with Applicable Codes and Certifications. 
10) Emergency Response Plan.  
11) Site Safety and Security Plan: A detailed plan outlining on-site safety features 

such as thermal monitoring systems, ventilation and explosion-proof 
construction features and describing how the site will be secured against 
unauthorized access like fencing, locking cabinets, lighting, alarms, etc.  

12) Project development timeline. 
13) Existing Resources Inventory as defined in Chapter 85. 
14) Documentation of actual or prospective access and traffic control of the 

project site. 
15) Operation and maintenance plan of the CDC or DC, which shall include 

measures for maintaining safe access to the installation, storm water 
controls, as well as general procedures for operation and maintenance of the 
installation. 

16) Proof of liability insurance. 
17) Application Fee. 
18) Decommissioning plan without salvage value calculated into the security 

bond amount. 
19) Acknowledgement of Third-Party Reviewer process and potential costs. 
20) Landscaping plan to be approved by Story County Conservation. 

 
           
 

https://codelibrary.amlegal.com/codes/storycounty/latest/storycount_ia/0-0-0-1310#JD_Chapter85
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