Sec. 107-117. - Standards for transportation and utility uses. 
(a)  Transportation, airport, heliport or private landing strip. An airport, heliport or private landing strip shall meet the following standards: 

(1)  Major site plan required. A major site plan shall be submitted and reviewed prior to the approval of an airport, heliport, or private landing strip. 

(2)  Operational plan. An operational plan shall be developed for the facility, and subsequent activities shall be conducted in accordance with the plan. 

(3)  Aviation standards. An airport, heliport or private landing strip shall meet applicable state and federal aviation standards. 

(4)  Buffers. Buffers shall be installed meeting the standards in section 107-93(d). 

(5)  Noise. Additional controls may be established to control noise during the operation of the facility, including controls on hours of operation. 

(b)  Transportation, motor freight terminal. A motor freight terminal shall meet the following standards: 

(1)  Major site plan required. A major site plan shall be submitted and reviewed prior to the approval of a motor freight terminal. 

(2)  Street access. The site shall have access to a hard surfaced road of sufficient capacity to accommodate the traffic that the use will generate, with continuous hard surfaced connection to a county arterial, or state or federal highway. 

(3)  Access. Vehicular access points shall create a minimum of conflict with through traffic movement. 

(4)  Parking. Parking and loading shall meet the standards in section 107-93(e). 

(5)  Buffers. Buffers shall be installed meeting the standards in section 107-93(d). 

(6)  Accessory uses. Repairs and washing of vehicles may be conducted as an accessory use, if adequately screened from adjacent properties. 

(7)  Noise. Noise impacts from outdoor speakers shall not be audible beyond the property boundary. 

(c)  Utilities, communication towers. Communication towers shall comply with the standards in section 107-94(k). 

(d)  Utilities, SWECS, accessory to a principal use. Small wind energy conversion systems or meteorological towers that are accessory to a principal use shall meet the following standards: 

(1)  Maximum height. 

a.  For property sizes less than one acre the tower height shall be limited to the lesser of 80 feet or as limited by the setback requirements.. 

b.  For property sizes of one acre or more the tower height shall be limited to the lesser of 120 feet or as limited by the setback requirements. 

(2)  Noise. Wind turbines shall not exceed 60 dBA, as measured at the closest neighboring inhabited dwelling. The level, however, may be exceeded during short-term events such as utility outages and/or severe wind storms. 

(3)  Compliance with FAA regulations. Wind turbines must comply with applicable Federal Aviation Administration regulations. 

(4)  Utility notification. No small wind energy conversion system shall be installed until evidence has been given from the utility company of the customer's intent to install an interconnected customer-owned generator to its electric distribution or transmission, under an agreement approved by and subject to regulation adopted by the state utilities board. Off-grid systems shall be exempt from this requirement. 

(5)  Tower setback required. An accessory wind turbine, small wind energy conversion system, or meteorological tower shall meet the following setback requirements: 

a.  Tower setback, freestanding and attached towers. Freestanding towers, or towers attached to a building, shall be located on the lot so that the distance from the base of the tower to any adjoining property line, public right-of-way, or above ground public utility lines is a minimum of 100 percent of the tower height. 

b.  Tower setback, guyed towers. Guy supported towers shall be located so that the distance from the base of the tower to any adjoining property line, public right-of-way, or above ground public utility lines is a minimum of 70 percent of the tower height. Guy wire anchors may be located anywhere within the boundaries of the parcel on which the tower is located. 

(6)  Administrative exception. An administrative exception may be granted by the zoning administrator from subsections (d)(1)a or b, or (5)a or b of this section to increase the tower height by up to 25 percent of the maximum tower height listed in subsection (d)(1) of this section, if all of the following conditions are met: 

a.  The exception is necessary to increase the height of the tower so that the bottom of the turbine rotor will clear the highest wind obstacle (i.e., rooftop, mature tree, etc.) within a 500-foot radius of the tower by 30 feet. 

b.  The owners and applicants shall record setback easements that conform to the setback standards in subsection (d)(5) of this section on adjacent property, when required setbacks cross property lines, which restrict new development within the easements. 

(7)  Application. All required building permits shall be obtained prior to construction of an accessory wind turbine, small wind energy conversion system, or meteorological tower. Each application for a permit shall include the following information, supplied by the tower owner, operator, or contractor installing the tower: 

a.  Plans and specifications from a registered professional engineer experienced in the design and/or analysis of small wind energy conversion systems. The plans and specifications shall include: 

1.  Tower height; 

2.  Type of structure; 

3.  Specification for materials used for structural elements of the towers; 

4.  Name of tower manufacturer; 

5.  Soils investigation (where required for footing design); 

6.  A line drawing of the electrical components, as supplied by the manufacturer, in sufficient detail to allow for a determination that the design and manner of installation conforms to the National Electrical Code adopted by the county; 

7.  The plans and specifications shall include an engineer's stamp and signature and a statement that to the best of the engineer's knowledge, information, and belief, the proposed structure has been designed in accordance with the current the county building code and applicable ordinances as adopted by the county. 

b.  A manufacturer may submit standard plans and specifications, including soils study and foundation plans, for accessory wind turbines, small wind energy systems, or meteorological towers on a free-standing tower equal to or less than 20kW for a one-time review and stamped approval by an Iowa registered engineer as suitable for construction in any soil condition that exists in the county. Subsequent applications for small wind energy conversion systems equal to or less than 20kW constructed by that particular manufacturer may utilize this stamped approval in lieu of one specific to the current application. 

(8)  Insurance. Applicants shall provide evidence, in the form of a certificate of insurance satisfactory to the county, showing general liability insurance coverage for the installation and operation of the system under a standard homeowner's or standard business owner's insurance policy, separate and distinct from any insurance requirements of a public utility. 

(9)  Structurally unsafe or unused towers. 

a.  Any accessory wind turbine, small wind energy conversion system, or meteorological tower found, through inspection by the owner or by inspection of the building division, to be structurally unsafe and cannot be brought into compliance within 60 days must be removed at the owner's expense. 

b.  Any accessory wind turbine, small wind energy conversion system, or meteorological tower that is no longer used and maintained as a small wind energy conversion system for a period of 365 days shall be removed at the owner's expense. 

(10)  Screening and safety. 

a.  On-site vegetation shall be preserved to the maximum extent practical. 

b.  Any climbing foot pegs or rungs below 12 feet of a freestanding tower shall be removed to prevent unauthorized climbing. 

c.  For lattice or guyed towers, sheets of metal or wood may be fastened to the bottom tower section such that it cannot be readily climbed. 

d.  The color of the accessory wind turbine, small wind energy system, or meteorological tower shall either be the stock color from the manufacturer or painted with a non-reflective, unobtrusive color that blends in with the surrounding environment. Approved colors include but are not limited to white, off-white, or gray. 

(11)  Signage. No signs, other than appropriate warning signs, or standard manufacturer's or installer's identification signage, shall be displayed on a wind generator, tower, building, or other structure associated with an accessory wind turbine, small wind energy conversion system, or meteorological tower. 

(12)  Lighting. No illumination of the accessory wind turbine, small wind energy conversion system, or meteorological tower shall be allowed unless required by the FAA. 

(e)  Utilities, wind farms. Wind farms shall meet the following standards: 

(1)  Major site plan and CUP required. A major site plan shall be submitted and reviewed prior to the approval of a wind farm. A wind farm shall require a conditional use permit. 

(2)  Additional information. In addition to all submittal requirements of a major site plan, the application for a wind farm shall include the following information, supplied by the wind farm owner, operator, or contractor installing the structures: Plans and specifications from a registered professional engineer experienced in the design and/or analysis of wind towers. The plans and specifications shall include: 

a.  Number and location of towers; 

b.  Tower heights, and height from base to the highest point of the rotor; 

c.  Types of tower structure; 

d.  Types of materials; 

e.  Specification for materials used for structural elements of the towers; 

f.  Name of tower manufacturer; 

g.  Soils investigation (where required for footing design). 

(3)  Site and structure requirements. 

a.  Location relative to property lines and adjoining residences. All structures in a wind farm, including guy wire anchors shall meet the most restrictive of the following provisions: 

1.  Setback. All structures in a wind farm, including guy wire anchors, shall be setback at least 100 feet from the property lines. 

2.  Separation distances. All structures in a wind farm shall be separated from a residential structure on adjoining property by at least 1,000 feet. 

3.  Fall zone, freestanding towers. Freestanding towers shall be located on the lot so that the distance from the base of the tower to any adjoining property line is a minimum of 100 percent of the proposed tower height. 

4.  Fall zone, guyed towers. Guy supported towers shall be located so that the distance from the base of the tower to any adjoining property line is a minimum of 70 percent of the effective tower height from its base. 

5.  Multiple towers. Multiple towers shall be spaced apart by at least 100 percent of the tower height. 

(4)  Compliance with FAA regulations. Wind towers must comply with applicable Federal Aviation Administration regulations. 

(5)  Noise. As part of the conditional use permit, additional controls may be established to control noise of the wind turbines, including establishment of appropriate setback from residential or commercial land uses. 

(6)  Lighting. No permanent lighting is allowed on towers except as required by the FCC or the FAA. 

(7)  Interference. Any signal interference complaints associated with wind farm towers or related equipment shall be addressed in accordance with FCC rules and procedures. 

(8)  Other permits and approvals. All necessary permits and approvals from the state utilities board and the Federal Energy Regulatory Commission shall be obtained. 

(f)  Transportation and utilities, water distribution facility (water tower). Uses involving water distribution facilities (water towers) shall meet the following standards: 

(1)  Major site plan required. A major site plan shall be submitted and reviewed prior to the approval of a use as described in this subsection. 

(2)  Setbacks. The minimum required setback for water tower structures shall be the greater of the required setback for the district or the height of the water tower structure. 

(3)  Lighting. Any lighting used for outdoor illumination shall be installed to deflect light away from adjoining property and public streets. The sources of light shall be hooded or controlled so light does not shine upward nor light adjoining property. 

(g)  Utilities, consumer scale solar installations. Consumer scale solar installations that are accessory to a principal use shall meet the following standards: 

(1)  Minor site plan and permits. A minor site plan shall be submitted and reviewed prior to the approval of any ground mounted consumer scale solar installation. All required permits shall be obtained prior to construction of a consumer scale solar installation. 

(2)  Site and structure requirements. 

a.  Solar access easements allowed. Solar access easements may be filed consistent with I.C.A. § 564A.7. 

b.  Setback. Ground mounted consumer scale solar installations must adhere to the minimum setback standards for accessory structures for the zoning district where the project is located. Roof mounted consumer scale solar installations must adhere to the minimum setback standards for the applicable structure type and zoning district where the project is located. 

(3)  Restrictions on solar installations limited. Restrictive covenants for new subdivisions shall not include unreasonable restrictions on the use of solar collectors per I.C.A. § 564A.8. 

(h)  Utilities, utility scale solar installations. 

(1)  Purpose. To encourage utility scale photovoltaic solar installations. Concentrating solar power (CSP) systems shall be prohibited. 

(2)  Major site plan and conditional use permit required. A major site plan shall be submitted and reviewed prior to the approval of a utility scale solar installation. A utility scale solar installation shall require a conditional use permit. 

(3)  Additional information. In addition to all submittal requirements of a major site plan and conditional use permit application, the application for a utility scale solar installation shall include the following information on the site plan or in narrative form, supplied by the utility scale solar installation owner, operator or contractor installing the structures: 

a.  Number, location and spacing of solar panels/arrays. 

b.  Planned location of underground or overhead electric lines. 

c.  Project development timeline which indicates how the applicant will inform adjacent property owners and interested stakeholders in the community. 

d.  Interconnection agreement. 

e.  Operation and maintenance plan. 

f.  Decommissioning plan. 

(4)  Site and structure requirements. 

a.  Setback. Setbacks for all structures (including solar arrays) must adhere to the minimum principal setback standards for the zoning district where the project is located; greater setbacks may be recommended absent a solar access easement agreement. 

b.  Screening. A landscape buffer may be required to be installed and maintained during the life of the operation. Determination of screening requirements will be made by the board of adjustment as part of the review and approval process and will be based on adjacent or nearby surrounding land uses and topography. 

c.  Utility connections. Reasonable efforts shall be made to place all utility connections from the solar installation underground, depending on appropriate soil conditions, shape and topography of the site, distance to the connection, or other conditions or requirements. 

d.  Grading plan. A grading plan shall be submitted and shall include all proposed changes to the landscape of the site (e.g., clearing, grading, topographic changes, tree removal, etc.). 

e.  Glare minimization. All solar panels must be constructed to minimize glare or reflection onto adjacent properties and adjacent roadways and must not interfere with traffic, including air traffic, or create a safety hazard. 

f.  Compliance with local, state and federal regulations. Utility scale solar installations shall comply with applicable local, state and federal regulations. 

g.  Appurtenant structures. All appurtenant structures shall be subject to bulk and height regulations of structures in the underlying zoning district. 

h.  Floodplain considerations. Utility scale solar installations are considered to be maximum damage potential structures and facilities for purposes of the floodplain district regulations. 

i.  Signage. No signs other than appropriate warning signs, or standard manufacturer's, operator's or installer's identification signage, shall be displayed. 

j.  Fencing/security. A security fence must be installed along all exterior sides of the utility scale solar installation and be equipped with a minimum of one gate and locking mechanism on the primary access side. Security fences, gates and warning signs must be maintained in good condition until the utility scale solar installation is dismantled and removed from the site. 

(5)  Operation and maintenance plan. The applicant shall submit a plan for the operation and maintenance of the solar installation, which shall include measures for maintaining safe access to the installation, stormwater and erosion controls, as well as general procedures for operation and maintenance of the installation. 

a.  Soil erosion and sediment control considerations. The applicant agrees to conduct all roadwork and other site development work in compliance with a national pollutant discharge elimination system (NPDES) permit as required by the state department of natural resources and comply with requirements as detailed by local jurisdictional authorities during the plan submittal. If subject to NPDES requirements, the applicant must submit the permit for review and comment, and an erosion and sediment control plan before beginning construction. The plan must include both general "best management practices" for temporary erosion and sediment control both during and after construction and permanent drainage and erosion control measures to prevent damage to local roads or adjacent areas and to prevent sediment laden run-off into waterways. 

b.  Stormwater management considerations. For the purposes of pollutant removal, stormwater rate and runoff management, flood reduction and associated impacts, the applicant shall provide a detailed analysis of pre- and post-development stormwater runoff rates for review by local jurisdictional authorities. Such review may incorporate stormwater management criteria as set forth in the Cedar Rapids Metropolitan Area Engineering Design Standards Manual for detention of specified rainfall events, and infiltration components consistent with practices as detailed in the state stormwater management manual. 

c.  Ground cover and buffer areas. Ground around and under solar arrays and in project site buffer areas shall be planted and maintained in perennial vegetated ground cover, and meet the following standards: 

1.  Top soils shall not be removed during development, unless part of a remediation effort. 

2.  Soils shall be planted and maintained in perennial vegetation to prevent erosion, manage run off and build soil. Seeds should include a mix of grasses and wildflowers, ideally native to the region of the project site that will result in a short stature prairie with a diversity of forbs or flowering plants that bloom throughout the growing season. Blooming shrubs may be used in buffer areas as appropriate for visual screening. 

3.  Seed mixes and maintenance practices should be consistent with recommendations made by qualified natural resource professionals such as those from the department of natural resources, county soil and water conservation service, or natural resource conservation service. 

4.  Plant material must not have been treated with systemic insecticides, particularly neonicontinoids. 

d.  Cleaning chemicals and solvents. During operation of the proposed installation, all chemicals or solvents used to clean photovoltaic panels should be low in volatile organic compounds and the operator should use recyclable or biodegradable products to the extent possible. Any on-site storage of chemicals or solvents shall be referenced. 

e.  Maintenance, repair or replacement of facility. Maintenance shall include, but not be limited to, painting, structural repairs, and integrity of security measures. Site access shall be maintained to a level acceptable to emergency response officials. Any retrofit, replacement or refurbishment of equipment shall adhere to all applicable local, state and federal requirements. 

(6)  Decommissioning and site reclamation plan. 

a.  The application must include a decommissioning plan that describes the anticipated life of the utility scale solar installation; the anticipated manner in which the project will be decommissioned; the anticipated site restoration actions; the estimated decommissioning costs in current dollars; and the method for ensuring that funds will be available for decommissioning and restoration. 

b.  The applicant shall provide the basis for estimates of net costs for decommissioning the site (decommissioning costs less salvage value). The cost basis shall include a mechanism for calculating adjusted costs over the life of the project. 

c.  Restoration or reclamation activities shall include, but not be limited to, the following: 

1.  Restoration of the pre-construction surface grade and soil profile after removal of structures, equipment, graveled areas and access roads. 

2.  Re-vegetation of restored soil areas with crops, native seed mixes, plant species suitable to the area, consistent with the county's weed control plan. 

3.  For any part of the energy project on leased property, the plan may incorporate agreements with the landowner regarding leaving access roads, fences, gates or repurposed buildings in place or regarding restoration of agricultural crops or forest resource land. Any use of remaining structures must be in conformance with the regulations in effect at that time. 

d.  Following a continuous one-year period in which no electricity is generated, or if substantial action on the project is discontinued for a period of one year, the permit holder will have one year to complete decommissioning of the utility scale solar installation. Decommissioning shall be completed in accordance with the approved decommissioning plan. The land owner or tenant must notify the county when the project is discontinued. 

(Code 2006, ch. 41, art. 6, § 7; Ord. No. 3-3-2010, 4-1-2010; Ord. No. 1-3-2014, 3-17-2014; Ord. No. 1-3-2016, 4-1-2016; Ord. No. 1-2-2020 , Att. A, § 3, 2-12-2020) 

