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Dickinson County Board of Adjustment 

September 25, 2017 

7:00 P.M. 

 

The Dickinson County Board of Adjustment met Monday September 25, 2017 at 7:00 P.M. in 

the Community room of the Dickinson County Courthouse. 

 

Members present were Delmer Lee, Roxie Reekers, Neil Guess, Jeff Ashland, and Tim 

Hemphill. 

 

Also in attendance was David Kohlhaase, Zoning Administrator and Lonnie Saunders, Assistant 

County Attorney for Dickinson County.  

 

Jeff Ashland-Chairman, called the meeting to order at 7:00 p.m. and read the opening statement.  

 

First on the agenda was Roll Call. 

 

Second on the agenda was New Business. 

 1st item of New Business was Okoboji RV LLC, Conditional Use, RV Campground, NW 

¼, Section 11, Center Grove Twp., 1618 260th Ave., Dickinson County, Iowa 

Kohlhaase stated the planned campground property is zoned A-1 Agricultural and consists of +/- 

20 acres, the Agricultural District allows for a campground for profit as a permitted conditional 

use. The proposed plan is not in conflict with the Dickinson County Comprehensive Land Use 

Plan.  

Don Drennen representing Okoboji RV Resorts, introduced himself and stated that he is the 

management partner. Also in attendance was Jeff Rose, from Jacobson-Westergard and Eric 

Anderson the resorts general contractor. The current property owners, Dan and Todd Hummel 

and William and Vicky Albertsen were also present. The reason they would like to develop a Big 

Rig resort for Dickinson County, is that Lake Okoboji is the number one vacation destination in 

Iowa, there are beautiful and peaceful farm fields surrounding the lakes, the Big Rig resort will 

contribute to the community, and the need for Big Rig sites in Okoboji is high. Big rigs are large 

motor coaches and large 5th wheels. Drennen gave statistics from the University of Michigan 

from their study done in 2016. Many RV Parks built prior to 2010 are not equipped for big rigs 

in terms of power and design. There are more people traveling locally rather than internationally. 

Big Rig owners are looking for quiet and peaceful resorts, it is a lifestyle not just a vacation, they 

stay for more than a month, not just a weekend. Drennen wants to create a field of dreams for 

RV vacationers. Part of their contribution to the community is they have at least five year round 

jobs, it will have a positive effect on sales and property taxes in Dickinson County. In addition, 

they have offered right of way to the Iowa Great Lakes Trails system, and committed to 

fundraising events for their efforts on East Lake.  

Jeff Rose with Jacobson-Westergard indicated there is 20.45 acres of development; he 

highlighted some of the proposed features and amenities of the property. Rose indicated that the 

storm water retention pond was designed to hold the 100-year storm post water runoff, detain the 

water and then release it as a 5-year storm. They are looking at high flows being detained and 

releasing at a lower rate. There will be 63 to 65 pull through stalls, each stall will be 12’ feet 

wide and 88’ feet long, with approximately 22’ feet in between. They will have water, electrical, 

wifi/internet and sewer services. They have contacted all of the utilities and provided those 

letters for the file. The RV’s will use the existing driveway into the property with the addition of 

a second driveway to the north; they will widen the existing driveway due to the turning radius 

of the RV’S. Rose highlighted a few of the rules and regulations and provided the County a copy 

for the file.   

Hemphill asked for clarification about the space between each pad. 

Rose said it will be 22’ feet between sites.  

Hemphill asked if the area between the sites will be grass.  
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Rose said yes it will be grass and they are working with Dell’s garden center to provide 

landscaping between the sites that will be maintained by the resort.  

Guess said there appears to be a large tile running east to west through the site; he asked if it was 

a county tile. 

Rose said according to his research with the drainage district maps, it was not, but he would be 

happy to do additional research to find out.  

Guess said if it is a county tile, would that change the layout of the RV park.  

Rose said no it would not, if it is shallow, they will look at making it deeper so the rigs do not 

crush it.   

Guess asked if they looked at capacity of the culverts on M56 to see if you can release at a 5-year 

storm.  

Rose said there is an 18” inch existing culvert, they will be out letting with a 12” inch or smaller 

pipe, the drainage naturally drains to this site, so what they will do is capture it, and slow the 

water down, then release it.  

Guess stated that this will not increase the runoff through the culvert.  

Rose said no.   

Guess asked about the usage of the site.  

Rose and Drennen said that season would be May through August/September and 2 weeks 

during winter games.  

Ashland asked if Drennen has experience with other RV Parks.  

Drennen said that he worked in RV parks growing up and built data centers across the nation 

from the ground up.  

Ashland asked if Drennen will be here year round actively managing the park.  

Drennen said they live here year round and resides a mile and a half away.  

Hemphill asked if the farm events area would be grass or cement.  

Drennen and Rose said that it will be grass area.  

Ashland opened the meeting for public comment.  

Annette Lindquist, 17105 Lakewood Dr., she has a concern for safety, it is a dangerous road, 

highly traveled as an alternate route from Hwy 71 to Hwy 9 thus avoiding Okoboji and Spirit 

Lake. This road is also a route used by many trucks because of its location to the landfill. In 

addition, the RV’s are wide units and take up the entire half of the road; Lindquist is more 

concerned about biker safety on this road. There is not a shoulder for them to use, and there is no 

place to go, she fears if the bike trail goes in after the RV Park is built, there will be a biker hit 

on M56. This road is a part of the bike trail, and this is the only way for people to get to the other 

parts of the trail.  

Drennen said they received a letter from Dan Eckert on M56 according to the IDOT the count 

was 1380 vehicles per day. The other option people have is to put there bike on a rack and take it 

to the recreational trails area.  

Ashland closed the public meeting. No additional discussion.  

Guess moved approval should the trails board decide the trail needs to be on that side of the road, 

an easement will be granted at no cost to the public. Lee seconded the motion.   

Vote is recorded as 5-0 approve. Ashland, Reekers, Hemphill, Lee, Guess Approve.   
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2nd item of New Business was the Continuation from 9/11/17 for a Planned Unit 

Development (PUD) Recommendation from the Planning and Zoning Commission for Nicholas 

Poolman and Jeremy Jalas (contract purchasers) and Leo Parks Jr. (deed holder) for Lot 99 EXC 

S’LY TRTS Chalstrom Beach, Section 17, Center Grove Township 

 

Ashland began by re-reading the opening statement.  

Ex parte communications communicated for the record.  

Kohlhaase stated the Planned Unit Development of land is under unified control and is planned 

and developed as a whole in a single development programmed series of development phases for 

the purpose of encouraging mixed uses and flexibility in the design and development of the land 

and intended to permit diversification within the development. The land with a contingency is 

zoned R-3 Multi-Family Residential District. Planned Unit Development is a Residential 

Conditional Principal use. Planned Unit Developments shall be subject to the approval of the 

Zoning Board of Adjustment based upon review and recommendations by the Planning and 

Zoning Commission. The Dickinson County Comprehensive Plan is designed to guide the future 

actions of the County. The Dickinson County Comprehensive Plan identifies this property to be 

residential. I find this plan is not in conflict with the Dickinson County Comprehensive Land Use 

Plan. In order to grant a conditional use, the applicant needs to show the Board of Adjustment 

that the conditional use is compatible with the principles and objectives of the comp plan and is 

not in conflict with Zoning Ordinance 102. In addition, that it is compatible with uses permitted 

in the zoning district under which it is regulated and it is compatible with existing or planned 

uses of nearby properties and will not endanger public health or safety.  

 

Brad Beck with Beck Engineering represented the applicants, N&J Investments, Nicholas 

Poolman, Jeremy Jalas, and Jeff Hultgren, John Hight passed out packets to the Board of 

Adjustment and for the file. John Bjornsted the applicant’s attorney was also present.  

Beck began by going through the East Loch Estates Board of Adjustment Presentation packet. 

The developers are purchasing the property from Butch Parks who was also in attendance. Mr. 

Parks will not be a part of the development process. The land is approximately 66 acres, the 

rezoning to R-3 Multi-Family residential was recommended for approval from the Planning and 

Zoning Commission to the Board of Supervisors. The Board of Supervisors granted the rezoning 

contingent upon the approval for the Planned Unit Development from the Board of Adjustment. 

The R-3 Multi-Family residential district is the best fit for this property, with single family 

homes adjacent to the residential property to the south, multifamily homes to the north and west, 

and commercial use to the west. All utilities and services are readily available of the site; there 

are letters from all utilities in the file.  The property will be set up as a horizontal property 

regime, and as a planned unit development, people will purchase a unit and will own a 

proportionate share of the entire development. A homeowners association will govern the 

property.  

Beck walked through the development plan agreement and the specific implementation plan 

outlined in the contract. He outlined the amenities allowed in the development, the bulk 

regulations, rental, density, and drainage requirements. Drainage and runoff will be detained, 

cooled and released at a slower rate than the pre-development 5-year storm. He continued to 

outline the street development, utilities, environmental protection, general landscape and fire 

protection.  The developers will pay to bring an 8” inch pressure rated pipe necessary to pump 

directly from the fire hydrant for fire protection; this is not currently available in that 

neighborhood. The contract will govern the development, and if something is not specifically 

stated, the Dickinson County Zoning Ordinance 102 will prevail. Beck went over the utility 

letters, police protection, garbage disposal, fire protection from Spirit Lake, and addressed traffic 

concerns and sited traffic maps from the IDOT around the Bridges Bay area. The traffic increase 

was not a significant increase for Bridges Bay. He went over a letter from Erin Reed for the Iowa 

Great Lakes Trails to work out a trail easement currently set along the north and east of the 

property. They also worked with John Wills who is the Clean Water Alliance Coordinator 

regarding erosion and soil movement. Wills calculated that there is 23 tons of sediment leaving 

the site and going into East Lake Okoboji, post development calculations show they would 

reduce the amount of sediment to 2 tons. The development provides 6 acres of wetlands to 
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facilitate drainage and will preserve and transplant as many trees as possible. Beck addressed 

affordable housing. They worked with Steve Hallgren with Northwest Iowa Planning and 

Development and he provided the Board numbers from the Housing and Urban Development to 

determine medium income for the County. There was a letter from Joe Conover with Northwest 

Bank, the largest local residential lender in the area, addressing affordable housing and home 

loans. Beck referenced the letters of support from both the Okoboji and Spirit Lake 

Superintendents. Beck talked with Ken Stensland with Grapetree Medical Staffing, who are 

expanding and one challenge they have faced with job growth was lack of available housing. 

This development is close to grocery stores, the hospital, trails, YMCA and many more local 

amenities.  

Included in the East Loch Estates Board of Adjustment Presentation packet were the standards 

the Board of Adjustment needed to consider to approve the Planned Unit Development 

conditional use. Beck addressed all of the conditional use standards as well as all of the 

supplemental standards. He read the item and referenced how the development fulfilled that 

directive.  

Guess said that it is a 65 acre site, he asked if that included the adjacent road ways. 

Beck said it did not, it is the net area.  

Guess asked if the County had indicated that they wanted additional right of way at some future 

date should they rebuild the roadway.  

Beck said he talked with Dan Eckert and he did not indicate that would be a requirement or 

something that he would ask of the development. 

Guess said if this was a typical subdivision, they would have to dedicate (the roads) at no cost to 

the County, correct. 

Beck said the interior streets would be dedicated at no cost to the County if this were a 

subdivision and the County had interest in taking them over, which at this point they do not. 

Guess asked if they would reserve land for future right of way.  

Beck said that they will be 35 feet from the exterior of the site. They have 20’ feet reserved on 

the north and the east for a trails easement that will be dedicated to the public at no cost.   

Guess confirmed that the County Sheriff will provide protection.  

Beck said the talked with Mr. Baloun and he stated as the County has grown, they have grown, 

but they will not need to add any additional staff due to this development.  

Guess referenced the first phase only having a single exit, he asked how many more units will be 

built until a second exit is constructed. 

Beck consulted the map and the second exit would be constructed during phase 3. 

Guess asked about how many units would that be. 

Beck estimated 120 units.  

Guess asked about the expected trip count. 

Beck said that their trip count will increase similar to the Bridges Bay area, however Bridges 

Bay is a larger development. Beck feels at full development more people will use Stakeout Rd 

access rather than 175th or 240th accesses.   

Guess asked where the 25’ feet front yard setback would be measured from.  

Beck replied from back of curb to front of garage. 

Guess asked about curb and storm sewer. 

Beck said they will build a 2” inch mountable curb and will have a storm sewer system. 

Guess referenced concerns about downstream drainage, he asked if the downstream drainage is 

adequate for the release rates proposed.  
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Beck said that they have looked at all 3 areas downstream. It is important to know that 90% of 

the runoff will be treated, cooled and filtered and will be slowed down, the low flows will almost 

be eliminated. The high flows, any storm bigger than the 5-year storm, will be released slower 

than it is now.  

Guess asked about the trails system. 

Beck said they have had discussions with the trails board and the agreement now is to have a 20’ 

feet easement on the north and east side or another mutually agreed upon location. 

Guess asked if the trail would be built prior to those phases as to not impact the setbacks in those 

areas. 

Beck said they have self-imposed greater setbacks than the current R-3 district, so they can still 

reserve a 20’ feet easement even after development begins, they have the flexibility within the 

site.  

Guess asked if they will have any boat or camper storage. 

Beck said they will not. There is a provision to allow accessory structures; those buildings are 

limited to the use of the owners within the development. They cannot be sold or rented to people 

outside of the development.  

Guess asked if boats or campers will be allowed to be stored outside. 

Beck said that is not specifically stated, but his gut reaction would be no, they would not want 

them stored outside.  

Ashland asked about residential rentals and how many units will be used as rentals.  

Beck said that he does not know. They will market to young families, to retires, to part time 

residents, all of whom would be allowed to rent their units.  

Ashland asked what would prevent this from turning into a rental resort. 

Beck said that the R-4 Lakeshore Residential District to the south of this property allows for 

daily rentals, everywhere else in the County allows for rentals 30 days or more.  

Hemphill asked if the developers own all 65 acres.  

Beck said that they have a contract to purchase the property with Mr. Parks that is contingent 

upon the approval of the Planned Unit Development. 

Hemphill said the 1.6 million dollar property tax figure was assuming in 10 years when the 

development was complete. 

Beck said 1.156 million would be the estimated property tax revenue after development. That 

number is based upon current market data, which they would hope in 10 years that figure would 

be larger.  

Lee asked about the accuracy of daily rentals on lakeshore property.  

Kohlhaase said the majority of lakeshore properties in the unincorporated areas of the County are 

zoned R-4 Lakeshore residential, and that district allows for rentals less than 30 days. 

Lee asked about the height of 50 feet, where in the R-3 district it is 35 feet. 

Beck said this was a discussion that took place with the Board of Supervisors as well. They 

compromised that typically a 3 story building with a flat roof can be 35 feet high, but due to 

winter and the complications that accompany a flat roof, there was a compromise that there can 

be no more than 3 stories but have a pitched roof, not to exceed 50 feet.  

Hemphill asked if there is a plan to be annexed by City of Spirit Lake. 

Beck said that there is not. They have placed in the agreement with the County a clause that they 

will not voluntary annex into a city. Beck is aware of the 80/20 rule; if 80% of an area wants to 

annex the other 20% would have to follow. Beck feels it would very unlikely something like that 

would happen. They would like to commit to stay in the County.  
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Hemphill addressed affordable housing numbers. 

Discussion about rates and figures of incomes in Dickinson County.  

Lee asked if the drainage ends up Drainage District 22.  

Beck said that most of the drainage goes to East Lake Okoboji without going through DD22, a 

small portion from the NW corner flows to the west will outlet into DD22. 

Lee asked if this is where it is currently flowing. 

Beck said that is correct.  

Guess asked about the intent of the trees in the NW area of the site.  

Beck said that they will preserve as many as they can, the Colorado spruces will be relocated 

within the development. They plan to conserve as many of the perimeter trees and plan to plant 

new trees in areas where there are none.   

Guess asked for a breakdown of units indicated by map 5. 

Beck said they do not have an exact number of units for each type of units, but he does know that 

well over half of the units will be single-family homes and the remaining will be a combination 

of duplexes, triplexes and larger condominium areas. 

Ashland referenced 5C of the Zoning Ordinance on pg. 85, and whether the Board of Adjustment 

is required to impose a performance bond.  

Saunders said that is up to the Board, he feels if the Board were to place a bond on the 

development, please make sure that it is reasonable amount, it is not a requirement but an option.  

Ashland opened the meeting to the public.  

Wayne Finnern 1605 Chalstrom Beach: poor water quality, density, boatlifts and docks, 

unfavorable boating quality, curly leaf problem. 

Windy Vaubel 1601 Chalstrom Beach #203: No specifics on trees, concerns about rentals less 

than 30 days, opposed to a resort area, hotel/motel tax, asked about oversight on the project.   

Don Cerwick 23813 & 23814 178th Street: concerns about distance between homes, 8 feet side 

yard setback in the R-3 district, wants correct development maybe it shouldn’t be done this way, 

concerns about rental property. 

Roberta Bergeson 23730 178th St: the rezoning should not have been passed, support responsible 

development, feels it is ok to say no.  

Butch Parks 6311 Lakeshore Dr: referenced Jim Gardner and his development of Chalstrom 

Beach and he referenced the opposition at that time, he welcomes all people and development, he 

has had many chances to sell this property, and feels this is the best use for the property.    

George Carlson 16724 255th Ave: Local business owner, full time resident, supports the 

development, huge economic impact; there is not enough housing at this price point.  

Jim Kosse 1613 Chalstrom Beach #302: President of homeowners association for Chalstrom 

Beach, asked what the total number of units, concerns about short-term rentals and the 

development becoming a vacation home site.  

Larry Bergeson 23730 178th St.: concerns about density, water runoff, trees, Bridges Bay was 

full of mistakes, concerns about short term rentals, would prefer single family homes. 

Jeff Buehler United Bank of Iowa from Ida Grove, Lender on project: long history with the 

developers, successful with current businesses, they will lending in a responsible way.  

Chris Enger 1605 Chalstrom Beach: come to a different conclusion regarding the PUD 

requirements, concerns about not seeing the plans and the changes to the plan, the public does 

not know what is being presented. Feels this does not fit the comp plan, Chalstrom Beach has 

3.26 density, not affordable homes. 
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Shirley Roghair 23765 178th St: own property on both side of the street, no current runoff from 

the farm ground afraid the development will flood her property, no curb and gutter, no control of 

the water, over populated.  

Jon Clausen 23819 178th St: disappointed in the development, 2” inch curb is not a normal curb 

according to city specks, no sidewalks, narrow streets, large housing in a little area, traffic 

congestion, boat traffic, ruining the lakes, not affordable housing, wants berm on the south side. 

Scott Reynolds 1206 30th St: year round resident, positive character reference, trickle-down 

effect, money made here stays here, need work force, planting roots, healthy growth.  

Seth Hellinga 2005 Zenith Ave: built, lived and loves patio homes, great opportunity for our 

community. 

Chris Spaeth 1061 27th St: EPS builds energy efficient homes, positive character reference, not 

enough housing in the area for their employees.  

Pam Jordan 2504 Keokuk Ave: wanted clarification about the TIF in final plan, lack of storage 

units and where they are going to be located on site, referenced the vote from the Planning and 

Zoning Commission was 4-3, and the Board of Supervisors was 3-2. 

Jamie Hunter 1002 Eloise St: dishonest affordable housing, concerns about short term rentals, 

noise in the Bridges Bay area, golf carts/traffic congestion.  

Kathy Miller 1605 Chalstrom Beach: referenced patio homes in the Okoboji area that are not 

selling, questions the real need for homes, questions financing numbers.   

Cindy Brewer 1611 Chalstrom Beach: concerns about additional trespassing, traffic/road safety, 

trails, and the use of the lake.  

David Mensing 1402 35th St: keeps hearing ‘Not in my back yard’, this community is growing 

and development is going to take place in someone’s back yard, he also keeps hearing people say 

they don’t want others here, it is extremely discouraging for someone like him and his family 

who moved here from a dying community, in favor of weekly rentals and growth in the 

community.  

Ed Law 1611 Chalstrom Beach: do not make a hasty decision, multiple contradictory goals, 

concerns about short term rentals, does not believe retirees will want to live next to short term 

rentals, questions the feasibility of the project.  

Brad Sanderson 24750 140th St.: continue the growth in the Iowa Great Lakes, this area is unique 

and different, positive character reference for developers, positive local economic impact.  

Ed Myers 23838 178th St.: does not feel there was enough of a study for the development, 

concerns about water runoff.  

David Kitzinger 17061 255th Ave.: many homes in Spirit Lake for sale, Grapetree positive 

impact, but lost jobs by Polaris going west, concerns about water runoff, do we need affordable 

housing today, or would it be better to wait. 

Nick Steffes 23807 178th St: would be in his back yard, the project has addressed water quality, 

water runoff, what we need to consider is actual data provided by Beck Engineering, positive 

character reference for developers, good team in place, will see pay increase, good fire/police 

protection, it is not Bridges Bay, a good comparison would be to Stoneybrook in Spencer, IA.   

Todd Fine 1306 35th St.: in favor of the development, increase tax revenue, done their due 

diligence by contacting 3rd parties and addressing water quality, runoff, and traffic, positive 

character reference for developers.  

Mike Segkora 1611 Chalstrom Beach: concerned about density, traffic concerns, against 

investment properties.  

A summary of the correspondence read by Megan Kardell. 

Beck said he had a team of business advisors who really promote True vs Truth. True is 

something you believe to be true; truth is when you take analytical data to support something that 
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is true, and then it becomes truth. They have supported all of the presentation with outside 

sources, everything from utilities, fire and police protection, Northwest Iowa Planning and 

Development, Clean Water Alliance, school districts, IDOT. This project was recommended for 

approval from the Planning and Zoning Commission, and approval for the rezoning from the 

Board of Supervisors providing the PUD is approved. This is an amazing opportunity for growth; 

he understands people are scared of development. Beck said he lives here. His business is here 

and he would not bring a development before the Board that he does not believe is a positive 

development for the community.   

Ashland asked Beck to address some of the questions from the public. 

Beck said he did not bring up the TIF due to that is not something the Board of Adjustment has 

any power to grant or dismiss.  

Saunders concurred with Beck, currently there is no agreement about a TIF, that is something 

that will be taken up down the road should the developers decide to come to the Board of 

Supervisors. 

Ashland closed the public the meeting. 

Guess would prefer to continue the meeting for 30 days.  

Guess motioned to continue the meeting for 30 days. No second. 

Ashland was concerned about the short term rental.  

Guess concurs.  

Reekers does not see a problem with the seven day rental, it brings people to the area and she 

feels there should be a mixture of both vacationers and permanent residents. 

Guess motioned to deny the PUD. Hemphill seconded the motion. 

Vote 3-2 to deny the application. Guess, Ashland, Hemphill, approve the motion to deny. 

Reekers, Lee deny the motion to deny.  

Third on the agenda was Old Business. There was none.  

Fourth on the agenda was Approval of the minutes from August 28, 2017 and September 11, 

2017.  Guess moved approval. Hemphill seconded. All were in favor 

Fifth on the agenda was communications. There was none.  

Sixth on the agenda was Report of officers and committees. There was none.  

Seventh on the agenda was Unknown Business. There was none.  

Eighth on the agenda was Adjournment. Lee motioned to adjourn. Guess seconded. All were in 

favor.   

(For more information see BOA 09 25 17) 

  

 

 


