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DICKINSON COUNTY PLANNING AND ZONING COMMISSION 

Monday, August 21, 2017 

1:00 P.M. 

 

The Dickinson County Planning and Zoning Commission met Monday, August 21, 2017 at 1:00 P.M. in 

the community room of the Dickinson County Courthouse. 

 

Members present were Tony Weber, Nate Gruys, Dalton Kidd, Doris Welle, Nancy Pfund, Carol Pierce, 

and Jon Gunderson.   

 

Also present were Lonnie Saunders, Assistant County Attorney and David Kohlhaase, Dickinson County 

Zoning Administrator. 

 

Tony Weber, Chairman called the meeting to order at 1:05 p.m. 

 

First on the agenda was approval of the minutes of February 13, 2017.  Pfund moved to approve the 

minutes as written.  Gruys seconded the motion.  All were in favor. 

 

Weber indicated that there are several items on the agenda, but many of them are related.  

 

Second on the agenda was Discussion/Action Amendment to the Comprehensive Land Use Plan for the 

Future Land Use Map from Public/Civic to Commercial. Recommendation to the Board of Supervisors 

for the East 345.00 feet of the West 690.00 feet of Gov’t Lot 2, Section 16, Center Grove Township.  

 

David Kohlhaase read a statement outlining Leo Parks Jr. agenda item number 2 amending the 

Comprehensive Land Use Plan for the Future Land Use Map and agenda item number 3 the rezoning 

request to GC General Commercial. The land consists of 10 +/- acres and lies East of Parks Marina, it is 

currently owned by the Lutheran Lakeside Camp. The present zoning is A-1 Agricultural it is requested to 

be rezoned to GC General Commercial which is consistent with the rest of Parks Marina. The Future Land 

Use Map shows the area to be public civic, due to the Lutheran Lakeside Camp use and ownership. The 

request is to change the future land use map to commercial to support the rezoning request. The agenda 

items will need to be acted on in order, and separately. This is a recommendation to the Board of 

Supervisors, who will act on the application on September 5th 2017 at 10:15. Kohlhaase read the request 

from Leo Parks Jr. which is in the file.    

 

Weber explained the comprehensive land use plan and future land use map, are tools the Commission 

uses for organized development. As the county grows, and expansion takes place the Commission does 

make amendments to the plan and map. 

 

Leo Parks Jr. introduced himself to the Commission. Parks stated that dry rack is the future of the Marina 

and it is the most convenient. Dry rack helps to prevent bringing more zebra mussels into the lake, it also 

prevents more hoists along the shoreline. Not everyone can live on the lake, this is great amenity to offer 

to young families or those who are handicapped and are unable to make it into a boat on a hoist. The 

demand for dry rack is growing, it is the future and this additional land will help facilitate the need.  

 

Pfund asked if they are going to put docks in the water.  

 

Parks said that there might be more docks in the water, because with dry rack one will need a place to put 

the boat once it is in the water, but this will help prevent more hoists from going in the water. It is safer, 

people can leave their items in the boat and not worry because it will be in the rack. 

 

Welle asked if there were any cottages on the property. 

 

Parks said that they are moving one little cabin off the subject property and onto their land.  

 

Welle asked if they would have any living quarters or camping allowed on the property, or is it only going 

to be for boat storage. 

 

Parks said that he is not sure where the future is going to go.  

 

Pierce asked if they will put a new building adjacent to the current one, and if they will have to change the 

ingress/egress of the road. 
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Parks said that he is not quite sure yet, he wanted to get through the process here today before he 

formulated any plans.  

 

Piece asked if the egress will be the same area that is currently used.  

 

Parks said yes that they will come in where they currently do, there will be additional parking on the east 

side of the building that is being constructed. 

 

Weber asked what type of surface the parking area will have.    

 

Parks said 4” inch rock with crushed rock on top, so that the water drains down, but possibly cement at 

some time.  

 

Pfund asked if Parks talked with the Clean Water Alliance or the DNR in regards to how this is going to 

effect the lake. 

 

Parks said it will not have an effect on the lake, he will make sure of that, but the lake will have less boat 

hoists in it.  

 

Kidd asked if the Camp understands his plans and if are they in agreement with them.  

 

Parks said they understand and have been good neighbors for the past 34 years.  

 

Kohlhaase clarified a few points. He stated that residential uses are not allowed in the GC General 

Commercial District and also the Camp as the deed holder and signed off on the application   

 

Weber opened the meeting to the public.  

 

Chris Enger, 1605 Chalstrom Beach Road., asked about the road access and additional density going into 

Parks Marina, he feels there is poor sight distance, and is concerned about traffic in the area. He wanted to 

know if Parks planned to have additional accesses on the property. Enger is concerned that Parks did not 

present a plan for the property and should it get rezoned, he also feels that any change in the landscape 

increases the surface water runoff into the lake which will effect the lake. The general commercial district 

has an endless list of uses, Enger feels it will be well advised to have plans on what he is going to do, 

before a zoning change is processed. He feels that what Mr. Parks is asking for is end zoning.  

 

Damon Radcliff, 1701 245th Ave, lives right across the road from Parks Marina. He has some of the same 

concerns as stated previously. When the last piece of property was purchased from the camp, he was told 

that the building which is currently under construction, would be set further north. At which point he did 

not have a problem with it, because it would not block his view of the lake. It has not been constructed in 

the planned area and now blocks his view. His other concern is that if the zoning is commercial, and they 

don’t see a specific plan, the metal buildings next to the lake are going to keep growing. He understands 

that dry rack is the future, but he has concerns about the buildings being close to the lake, and blocking 

more of his view.  

 

Weber said that the second and the third items on the agenda are related and contingent upon one another. 

Both of these items will go to the Board of Supervisor for final approval or not.  

 

Kohlhaase said that the existing zoning area is A-1 Agricultural, and the future land use shows the area as 

public/civic. Since the Camp was in existence when the map was drawn the area was considered to be 

public/ civic. The Camp has sold land to Parks in the past, and is now looking to sell him more.  

 

Pierce made a motion to make a recommendation to amend the Comprehensive Land Use Plan and Future 

Land Use Map, Pfund seconded the motion.  

 

Welle said when Parks bought the first piece of land from the camp, he went thought this process and set 

a precedence for this rezoning, this is adjacent to what has already been done.  

 

Kohlhaase explained the same process and procedure was done with the first 10 acres as we are going 

through today, there was an amendment needed for the Future Land Use Map as well as a rezoning 

application.  

 

Welle asked if the property was now commercial.  
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Kohlhaase responded yes.  

 

Pierce said if another action is required when Parks is ready to begin development, will he need to come 

back for a presentation of that development. 

 

Kohlhaase said that it would depend on what that development would be. Marine Services is a permitted 

principal use in the GC district, everything else is considered an accessory use that complement the 

marina. If a dry rack storage building is planned, he will need a zoning compliance permit for 

construction. Within that permit he will need to address drainage, and provide a site plan etc. Could there 

be a different type of development, yes, but what you are looking at today and which was explained in 

general by Parks is what they are looking at doing. This application is consistent with everything else that 

is at Parks Marina.  

 

Pfund asked if the Parks has to come back to the Commission when he decides to build. 

 

Kohlhaase said explained that if Parks decides to build more, yes he will need to provide more 

information to the County at that time, if it is a permitted use, he will need to complete a zoning 

compliance application. 

 

Pfund asked if they can address the existing road access.  

 

Kohlhaase said that you can take that into consideration, but ultimately it will be a discussion between the 

County Engineer and the BOS. This area has been discussed for years.  

 

Weber said that what they are looking at now is the amendment to the comprehensive land use plan to go 

from civic to commercial.   

 

Pierce would like to amend her motion that should the amendment to the Comprehensive Land Use Plan 

and Future Land Use Map recommendation be approved, a condition would be the rezoning be approved 

as well.  

 

Verbal Ballot: All were in favor to approve the recommendation to the BOS for the amendment to the 

comprehensive land use plan and future land use map to be changed from public/civic to commercial.  

 

Third on the agenda was the Rezoning Recommendation to the Board of Supervisors for Leo Parks Jr. 

(contract purchaser) and Lutheran Lakeside Camp Assoc. (deed holder) from A-1 Agricultural District to 

GC General Commercial District for the East 345.00 feet of the West 690.00 feet of Gov’t Lot 2, Section 

16, Center Grove Township.  

 

Pfund motioned to make a recommendation to the BOS for the rezoning of said property, Pierce second 

the motion.  

 

Welle said that it seems logical with the growth of Parks Marina to rezone the land from Agricultural to 

Commercial, it is not spot zoning, it is the natural progression of development.  

 

Gruys said that there are other potential future uses other than commercial, he would like the board to 

consider potential residential uses or other public civic uses.  

 

Weber asked if Gruys would like to put a condition on the property.  

 

Kohlhaase said that one can apply conditions to the recommendation to the BOS, the Commission can 

specify things such as use or density among many other things.  

 

Welle said that the BOS have the opportunity to place conditions on the property should they wish.  

 

Weber agreed, the BOS have the final approval, what the Commission is doing is making a 

recommendation.  

 

Vote is recorded as 6-1 approval for the recommendation to the BOS for the rezoning from A-1 

Agricultural to GC General Commercial. Pierce, Gunderson, Kidd, Weber, Pfund, Welle-Approve. Gruys-

deny.  
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Fourth on the agenda was the Rezoning Recommendation to the Board of Supervisors for Nicholas 

Poolman and Jeremy Jalas (contract purchasers) and Leo Parks Jr. (deed holder) from the A-1 

Agricultural District to the R-3 Multi Family Residential District for Lot 99 EXC S’LY TRTS Chalstrom 

Beach, Section 17, Center Grove Township.  

 

Fifth on the agenda was Planned Unit Development (PUD) Recommendation to the Board of Adjustment 

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 

 

Weber read the request for the rezoning and the Planned Unit Development. Weber read the definition of 

a PUD from the zoning ordinance. The applications are contingent upon on another and will be heard 

together but acted upon separately.   

 

Kohlhaase read a statement outlining the application. The action the Commission makes on the rezoning 

will go to the Board of Supervisors on September 5, 2017 at 9:30, the action the Commission makes on 

the PUD will go to the Board of Adjustment on September 11, 2017 at 7:00pm. The land is presently 

zoned A-1 Agricultural and consist of 65 +/- acres and it is requested to be rezoned to R-3 Multi Family 

Residential. Instead of doing a subdivision and selling individual lots, the applicants are requesting a PUD 

where units will be sold under a horizontal property regime, the residential development is allowed as a 

permitted principal conditional use. The PUD is similar to a subdivision, but the PUD encourages 

flexibility in the design and development of the land, and is intended to promote diversification on the 

land.  

 

Brad Beck with Beck Engineering introduced himself to the Commission, he is representing N&J 

Investments, local builders and developers, which includes Nick Poolman, Jeremy Jalas, and Jeff 

Hultgren. N&J has entered into an agreement to purchase this property from Mr. Parks. Parks will not be 

a developer on project. They have been working on the project for over 4 months and during this time 

they have looked at many of the important things that need to be addressed in a development of this 

magnitude. Some of the things are drainage, water service, sanitary sewer service, electrical, water 

quality, traffic impact, market share etc. They have put a ton of personal effort in to this project, in 

additional to working with many local leaders in the area. They are proposing to rezone to the property to 

R-3 Mulit Family Residential, the County’s Comprehensive Land Use Plan does show the future land use 

as residential. This development will be a horizontal property regime, it will be the single 65 acre piece of 

property and people will buy a unit and will own a share of the property. A development such as this 

allows for amenities such as unified snow removal, and lawn care. People such as retires, young couples 

starting families or people who want to come for the weekend can come and not have to worry about 

mowing or shoveling, raking etc. Within the horizontal property regime there is a Planned Unit 

Development, it allows the developers to create a plan that will be good for today and for tomorrow, and 

allow for some flexibly needed in the design and development of the property. With an investment this 

significant, there needs to be some flexibility as the market changes, but there also needs to be control. 

They feel the developers have come up with a good agreement to present to the County. 

 

John Hight with Beck Engineering handed out packets to the Commission. The agreement can be found in 

the file.  

 

Beck outlined the general development and specific implementation plan, which is a contractual 

agreement with the County. Beck and the developers have done a ton of research and have worked with 

Lonnie Saunders, Assistant County Attorney, Dave Kohlhaase, Zoning Administrator and countless 

others to come up with the best laid plan. The first page is the legal description, the Planned Unit 

Development, and the R-3 Multi-Family Residential District. Page 2 sites the Horizontal Property 

Regime. The specific implementation plan begins on page 2, this is the nuts and bolts of what will and 

will not be allowed on the property. The permitted principal uses and residential uses are the same as 

those in the current zoning regulations for the R-3 district. They have struck all civic, and industrial uses, 

but kept the one commercial use of restaurant, they would like to leave to possibility of having a 

restaurant someday. Beck outlined accessory uses and amenities, the bulk regulations include a 35 feet 

front yard setback and all other perimeters are 25’ feet from the the property.  He addressed Section 5 the 

density of the project. It will be 8 units per acre, if one were to follow the R-3 zoning requirements to the 

letter, then they would only need 2000 sq. feet per unit, which is more than double then what they are 

proposing. Section 6 addresses residential renting, they will allow the renting of units for less than 30 

days. Beck outlined the drainage plan for the project, the specifics can be found in Section 7 of the 

contract. Section 8 outlines street development, Section 9 outlines all of the utilities who have been 

contacted, and their letters are in the file. This section also addresses fire protection. Section 10 outlines 
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Environmental Protections. Section 11 addresses General Landscape Treatment. Section 12 outlines the 

approximate development schedule. Also in the packet is a request to the Board of Supervisors for a Tax 

Increment Financing (TIF) to the developers through a rebate agreement. If there is not something 

specifically listed in the contract, the Dickinson County Zoning Ordinance 102 will prevail. The 

developers have a letter from Jeff Buehler, with United Bank of Iowa, indicating they have the “financial 

capacity and management capabilities to successfully complete this project.”  They have letters from 

Aliant, Iowa lakes Regional Water who has an 8” inch main a half a mile away that he developers will 

pay for to be brought to the development, it is pressure rated pipe that is needed for hydrants in order for 

the fire trucks to connect to and pump out the water. There is a letter from IGLSS District and they feel 

they can service the development, there main is within a few hundred feet to the south. There is also an 

email from Dan Eckert Dickinson County Engineer, regarding the traffic impact. Beck read the letter from 

Eckert “the road access points appear to be adequately located and have reasonably good sight 

distance…He does not foresee any significant negative impact on the local County road 175th St.  Beck 

Engineering had their own traffic study performed and they concur with the County Engineer. Beck also 

read an email from John Wills, water quality expert, addressing wetlands, and the amount of sediment 

leaving the site pre development and post development. See file for complete report. Wills estimates there 

are approx. 23 tons of sediment leaving the site pre development, post development the amount will drop 

to approx. 2 tons. They feel like they have taken a responsible approach with this project and have spent 

over 4 months of research and planning leaving no stone unturned.   

 

Pierce referenced page 4 of the packet, open green space, asking if the maximum ground cover for 

structures is maximum 75% but according to the zoning ordinance, Article #21, Section B PUD, #2C says 

65% of the open space will be devoted to permitted uses.  

 

Kohlhaase said the developers are modeling their bulk regulations after the R-3 district, it requires the 

maximum impervious surface not to exceed 75%. 65% of the ground cover will be devoted to the 

permitted uses.  

 

Welle asked about Section 6, residential rental. She asked if someone were to purchase a unit would they 

be allowed to rent it out for 30 days.  

 

Beck said that they will allow renting for less than 30 days. 

 

Welle asked if the developers if they would consider only allowing long term rentals. 

 

Beck said that short term rentals are allowed in the R-4 district which is almost adjacent to the property. 

 

Welle asked if those who bought into the development could form their own covenance and have stricter 

regulations.  

 

Beck said they would be able form an association. 

 

Kohlhaase said that the residential districts R1 through R-3 allow for rentals greater than 30 days the R-4 

district allows for rental for less than 30 days, but for clarification what they are specifically asking for is 

renting for less than 30 days. Could that be negotiated or restricted, that is between the Commission and 

the developers.  

 

Weber said they have had a number of cases brought to their attention where renting is a concern. That is 

something that probably needs to be looked at, but it is what is currently stated in the ordiancne.   

 

Pfund said that there are 62 houses in the first phase, how many total homes.  

 

Beck said it will be 8 units per acre and there are 65 acres, which calculates to 510 units, Beck said that 

for comparison the R-3 District as stated in the ordinance requires 2000 sq. feet of land use per unit, 

which is more than double the number of units they are proposing. 

 

Welle asked if 240th Ave according to the County Engineer could handle that amount of traffic.  

 

Beck said yes.  

 

Gruys asked if that would be for the entire 65 acres.  

 

Kidd said that it would include the entire thing. 
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Beck concurred and stated that Mr. Ecker’s email was based upon full development and he was 

comfortable with his assessment.  

 

Pfund said asked is the square footage of the first 62 houses.  

 

Beck said that they will be affordable home and the size may vary somewhat between 1200 and 1600 

sq.ft. per unit with and attached 2 car garage, but that will depend on the market, if people want a bigger 

home they will adapt.  

 

Pfund asked who is the target market, vacationers or permanent residents.  

 

Beck said whomever is willing to purchase, but they believe it will be a mixture of young families, 

vacationers, and retirees.  

 

Pfund asked what he means by affordable homes. 

 

Beck said they will be in the neighborhood of $225,000.00 to start, then upgrades on top of that.  

 

Pierce asked for clarification about the restaurant use and how that relates to an R-3 residential district.  

 

Kohlhaase said the R-3 district allows for a lot of different uses, they chose to include all of the residential 

uses, and a single commercial use of restaurant. The PUD provides and encourages flexibility and they’re 

thinking that in the future if there appears to be a need or desire for a restaurant they want the opportunity 

to be able to construct it, yes it is an allowed use, but again that is a discussion you may have with the 

developer.  

 

Weber stated that all of the streets would be privately owned and will not be turned over to the County.  

 

Beck said that is correct. All privately owned streets, Iowa Great Lakes Regional Water will own and 

maintain all of the water mains, also the IGLSS district has approached them about the maintenance and 

ownership of the sanitary sewer within the development, so it would be a private sanitary sewer as well. 

There is not an agreement in place yet, but the developers were pleasantly surprised with the possibility.  

 

Welle asked if the density of the project is similar to Bridges Bay. 

 

Beck said that he is not sure what the distances are at Bridges Bay, but a better representation in his mind 

would be the R-4 Lakeshore Residential District, the regulation is a 10’ feet separation between the 

foundations of buildings. The concept is, within the Multi-Family District you see condominiums and 

large structures, they do not want to have 65 acres full of condominiums. The developers want to spread 

out the units, so most everyone has open air between buildings. They want this development to be a mix 

between a large suburban residential neighborhood and a condominium type development. In addition, 

when they have clustered homes in one area, it frees up green space, walking paths, pools, detention 

ponds, water quality improvements etc. in other areas. If they spread the homes out much further, they 

will lose the ability to provide such amenities, and still be able to make it make since for the developers.  

 

Kohlhaase said that at the time Bridges Bay was approved, it was approved RE Resort Enterprise, the 

density was 15 units per acre. The County lost Bridges Bay to the City of Arnolds Park, but the RE 

district was amended to reflect a new maximum density of 10 units per acre. This development is intended 

to be a residential community not a resort.  

 

Weber asked what the Plantation Subdivision part Chalstrom Beach area is zoned.  

 

Kohlhaase said that the area is located in the City of Okoboji and he is unable to answer that question. 

 

Weber opened the meeting to public. 

 

Don Cerwick, 23813 178th Street and 23814 178th St. has property both on and off lake Chalstrom Beach. 

This proposal is against his back lot line. His first concern is what is this going to do for police protection. 

By adding a lot of units, and having people coming in for a week at a time who have no responsibility to 

area create problems. How is that going to be controlled. When the they built their off like home, the side 

yard setback was 8’ feet, that is 16’ feet between homes, this is proposal is further North than his property 
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and they are only required to have a 10’ feet separation, 10’ feet is what it is allowed along the lake 

between foundations.  

 

Kohlhaase responded that the R-4 Lakeshore Residential which is consistently the lakeshore properties, 

the side yard setback is 5’ feet, across the street is R-3 Multi-Family Residential and the side yard setback 

is 8’ feet for a principal structure and as little as 3’ feet for an accessory structure.  

 

Cerwick said that is correct, so why wouldn’t this development be the same as the R-3 district.  

 

Kohlhaase said because they are asking in their contract with the County for it to be the 10’ feet of 

separation.  

 

Cerwick asked the Commission to consider the side yard separation. His third concern is there are already 

too many developments in the area that are not going anywhere, if the project begins, he is concerned 

about a developer going belly up. How much more development can the area stand for long term 

residence.  

 

Pam Jordan, 2504 Keokuk, and a Dickinson County Supervisor said this development is in her district, 

she is concerned, she has only seen the initial phase one, and the density is considerable. She didn’t 

understand the outcome of the fire protection, who’s responsibility is it to bring the hydrants and fire 

protection to the development, rural water or the developers.  

 

Becks said Iowa Lakes Regional Water has a pressure rated water main on the west side of Hwy 71, 

directly west of 175th St., near Brook’s north subdivision, near Liberty National Bank, it is an 8’ inch pipe 

which is the appropriate size for the fire flows as pressure rated pipes, it is not the thin walled PVC that 

collapses when you pump out of the pipe. Iowa Lakes Regional Water will run the line to the site and it is 

an expense the developer will bear.    

 

Jordan asked if there will only be 1 hydrant for the development.  

 

Beck said there will be a hydrant every 300 feet.  

 

Jordan asked if they have talked to the fire departments in the region. 

 

Beck said they met with Pat Daly, the Spirit Lake Fire Chief, and he was comfortable with the situation. 

They have a meeting set up with Chris Yungbluth, Arnolds Park/Okoboji Fire Chief tomorrow. It was 

Beck’s understanding that it would probably be a joint effort to fight a fire in this region.  

 

James Kosse, 1613 Chalstrom Beach Rd., Augusta Unit 302, President of the Chalstrom Beach Plantation, 

said he and other two board members represent the 72 owners of Chalstrom Beach Plantation, and he 

turned the floor over to the Vice-Chairman of their Board.  

 

Chris Enger,1605 Chalstrom Beach Rd., was concerned about not seeing the master plan, and the 

developers not meeting with the adjoining property owners. They are not speaking against the 

development, but feels there are a lot of things that could be improved. He also feels that the developers 

need to do a market study to see if there is a need for this development. The developers are picking and 

choosing between districts on what they wish include such as the side yards and rentals. There are a lot of 

advantages of this property, one being the trails system. They could connect to the trails system on the 

west of stake out road, but there is not a trail throughout the project. Regardless of what the County 

Engineer says it is a poor outlet from 240th Ave to 175th street, there is not enough site distance. He then 

addressed the drainage plan, he believes planning for 90% of a 100-year storm is not adequate, especially 

if it is not properly designed, constructed and inspected.  

 

John Ingvall 1121 Eloise St, said his family lives at 1591 Chalstrom Beach Rd., this development is going 

to be its fun, adorable and have quality. History repeats itself, and development is not going anywhere. 

Lots are moving, people are buying lots, and new buildings are being constructed. This is an affordable 

living development that Okoboji needs. As we continue to grow, it will make it possible for others to 

enjoy the Iowa Great Lakes at an affordable price. He feels as a realtor, when people are looking for 

homes that are a little out of their price range, if they have the possibility to have a rent, it becomes more 

affordable for them to buy the property, and in his opinion the rental adds more value to the property. 

 

David Smith, Superintendent of Spirit Lake Community Schools, 2701 Hill Ave, states that even though 

the development is located within the Okoboji School District, anything built on this side of the lake is a 
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benefit to the Spirit Lake schools. They have done their own market analysis and after talking with 

parents, they have had 24 inquiries for new students, 18 families looking for affordable homes. Affordable 

homes as they put it is anywhere between 175,000 and 230,000. They struggle to help people find homes 

that are clean and family orientated.  The school district has hired 6 new people, 3 are still looking to find 

a home and 3 are renting. It is close to Parks Marina, whether it is dry rack storage, or just a place where 

people can get their boat in and out of the water, it is important amenity.   

 

Brad Sanderson 24750 140th St. said he feels privileged to say that he has spent time with the developers, 

they have gone to leadership training together, and he and Jeremy Jalas are master graduates. They know 

that there is always room for improvement, they do these things to bring back a better person to the 

community. They are natural leaders, and we are blessed to have what we have, this is a unique area, and 

they have the drive, focus, and vision to make this a success.  

 

Shirley Roghair, 23765 178th St., has property on both side of the street, she asked what the proposed 

setback is on the back yard of the homes.  

 

Brad Beck said that the perimeter if they are adjacent to a street is 35’ feet, all other perimeter setbacks 

are 25’ feet.   

 

Roghair asked if it will be a gated property.  

 

Beck said they have not determined that at this time, but he does not believe so.  

 

Roghair stated that it is only 225’ feet to the lake and they will go through her property to get to the lake 

front.   

 

Keith Steffens, 1611 Chalstrom Beach Road, Beachwood #302, would like to see the board do his due 

diligence. He feels that the Commission has failed, feels the chairman pressured the commission to make 

a motion.   

 

Weber said that there needs to be a motion to talk about the project. 

 

Steffens said he understand that but the application could have died for lack of motion, is that correct.  

 

Weber said that it could have.  

 

Steffens felt the traffic flow should have been addressed more in the first application for Parks Marina.  

 

Seth Hellinga 3001 Zenth Ave, said that the area is going to be rezoned in the future, and it is only a 

matter of time until it is. He feels they have the right development group right now. With it currently 

being agricultural it is going to be less and less feasible to get in and out of the area for farming. He can 

respect some of the comments brought forward, but when there are too many voices, no one will ever 

agree on a perfect plan. He feels they are wise asking for the R-3 zoning district by allowing different 

types of housing as the market changes. Single family units with no steps is the type of housing that is 

selling and there is a demand for it.  

 

Communication was read. 

 

Weber indicated that many of the concerns that were brought up in the letters were addressed in the 

presentation from Brad Beck, he also wanted to note that the Commission just received the contractual 

documents at the meeting today.  

 

Brad Beck wanted to address some of the additional concerns echoed in the letters. He said that they have 

heard from the school system and realtors indicating that there is a need for affordable housing in the area. 

There are people who come here to work and drive to another town for their residence, they are searching 

for someone to fulfill that need. They have a local group of developers who are willing to stand up to 

fulfill that need. The letters have good concerns, and questions, they have fire protection, sanitary sewer, 

utilities, and electrical service. He heard a lot of concerns about drainage, but one thing to understand is 

that after a 5-year storm there will be a slower rate of runoff than there is today, because they control the 

rate of run off, they are filtering 90% of the rate of runoff, which will reduce the sediment runoff into the 

lake. He addressed traffic, they have run their own numbers and consulted with the County Engineer, and 

he stated this will have no adverse effect on traffic. They think that this is what is best for the community 

and county as a whole. They are working with responsible local builders to make this happen. We’re 
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lucky to be in a rural community that is thriving but it has this need to be fulfilled. He also asked the 

Commission to base their decision on this project and the information provided to them, and not base it on 

other projects that Beck and the developers were not a part of.  

 

Weber stated that agenda item #4 is the recommendation for the rezoning and agenda item #5 is the 

recommendation for the PUD. They do not have to amend the comprehensive land use plan or future land 

use map due to this area being designated future residential. 

 

Welle motioned to make a recommendation to the BOS for the rezoning on the subject area from A-1 

Agricultural to R-3 Multi-family residential, contingent upon the approval of the PUD from the BOA. 

 

Kidd second the motion.  

 

Pfund feels like there are many things that were just presented to them today, and she feels they need time 

to go through it. 

 

Gruys agreed, the specifics of the plan were just presented today.   

 

Welle said that she agrees but that doesn’t have to do with changing the rezoning, that deals with the 

PUD.  

 

Vote recorded as 5-2, Gruys-deny, Welle- Approve, Pfund-Approve, Weber-Approve, Pierce-Deny, 

Gunderson-Approve, Kidd-Approve. The rezoning recommendation is approved to the Board of 

Supervisors.  

 

Weber said next on the agenda is recommendation for the Planned Unit Development to the Board of 

Adjustment. The PUD is designed to have flexibility in the design and use of the property, they have 

spelled out the specifics in the contract they have presented to the County.  

 

Kohlhaase said that if a motion is made he would ask that the motion include that both general plan and 

the specific implementation plan be acted on as one.  

 

Weber said there are certain procedures that are required for the PUD, and it has been presented this way 

as a combined package.  

 

Welle motioned to make a recommendation to the Board of Adjustment that includes both the general and 

the specific implementation plan acted on together.  

 

Kidd seconded the motion.  

 

Welle said that she is concerned about the entrances and exits of the property, to her it does not look safe 

for the of volume of traffic, and they will need more than one access. Also she feels there should be 

access to the trails that are near the property.  

 

Gruys said that the request is rezone the entire property with the intention to develop the whole property, 

but yet they do not see multiple phases. He understands the reasoning behind not presenting the master 

plan but it is still a concern because of the unknown.  

 

Pfund said that she is concerned about the 10’feet separation between houses, she feels that is a lot of 

housing in that development and it needs to be considered more.  

 

Kohlhaase said that this is a working session, the commission may work with and ask the developers to 

make adjustments. Also compared to what you have looked at in the past in terms of subdivision, this is 

the first PUD in Dickinson County, the purpose of the PUD is to provide the diversity and flexibility but 

still to have the guidelines of the plan. The developers have presented a detailed contract, it may not be 

specific to everything but in general what is being presented is good for now and the future. I would 

suggest you all address the concerns that you may have with the applicant. 

 

Pfund said that she does not understand the TIF program.  

 

Kohlhaase said respectfully he does not know if that is the Commissions responsibility, it will be up to the 

Board of Supervisors whether or not they agree to it or not, but it is a way to get the County to partner 

with and help with the development. The way he understands in general a TIF is a way to take land at a 



10 
 

certain value today with nothing there and improving that land to generate tax revenue. Then the tax 

revenue that wouldn’t be there before, helps to pay for the infrastructure, but as it catches up and gets paid 

for, then it would go to the County. 

 

Weber said that a normal subdivision, the developer is typically required to pay all of the upfront cost for 

utilities, roads, everything, which makes development difficult especially in a rural community. Without a 

TIF district, many things in both the County and Cities would not happen.   

 

Weber asked if they have a conceptual master plan. 

 

Beck said they have put a concept together; to answer Gruys concerns, these developers are making a 

significant investment, a 65 acre purchase on top of infrastructure costs is a significant investment. The 

developers need to have some insurance so they can run their financial numbers and not go bankrupt. It is 

a huge risk. Second to be able to commit to a what 65-acre parcel will look like that is it is probably a 10-

year project, it is not reasonable to ask the developer to do that. They worked with Saunders and 

Kohlhaase and asked how the developers can develop a project that they can run the numbers finically 

and still have enough comfort to take the risk. This is a high risk high reward project, but by creating the 

contract, the County still has control. This is similar to a subdivision and if they rezoned it, there are 

guidelines they have to follow for all 65 acres, only here, they have created those guidelines, just as you 

would for a zoning district.  They do have a conceptual master plan, but it may not look anything like it 

when the project is complete. They might do different things to react to what the market is telling them, 

for example the units might be bigger, the roads might be curvier etc. Regarding the concern from Pfund 

about the 10’feet between the homes, they need to have a certain number of units that have to be built on 

this property to make it finically feasible, they could have more green space between the homes if they 

were to build duplexes, triplexes and condominiums, but they would not like to have a bunch of shared 

walls, they would like to spread things out. The other thing the 10’ feet separation allows them enough 

room for the open spaces for the extended wetlands. That is the reason we have to be denser in certain 

areas to free up the space for the water quality management areas and amenities. As far as the trails 

system, they have been in contact with the trails board, as well as Wally Jorgensen, a trustee for the 

cemetery. They have a trail planned on the North and the East sides of the property, it would be a 20 feet 

easement on the North and the West, the reason it is not shown on the plan is because it takes multiple 

entities to approve that, they will need a permit to work in the the right of way and other easements to 

connect to the trail, they would love to take the trail all the way east to Francis Sites, but that takes 

easements. They would be willing to make that a contingency on the application to have a 20’ feet 

easement on the North and the East for a trail. Addressing Welle’s concern about the entrances and exits, 

he hopes that they can rely on the County Engineer to guide you on safety guidelines with hard data, 

distance between intersection and site distances.  

 

Kohlhaase asked Beck if there is more than one driveway. 

 

Beck said there is only one shown in phase 1, but there are others.  

 

Kidd said that there were some comments about the market analysis not being shown, he asked if the 

developers have done their due diligence to figure out the price points. 

 

Beck said that they have worked with multiple realtors, and the City of Spirit Lake has done their own 

analysis.   

 

Weber asked if there was any more discussion, things they wanted to address/work with the developers or 

conditions put on the recommendation.   

 

Welle said she would like the 20’ feet easement for the trails system on the North and East of the property 

be a condition.   

 

Weber would like to see the conceptual master plan, which will show the other entrances and exits on the 

plan.  

 

Beck showed the conceptual master plan. They do have a concept for the entire 65 acres for the purpose 

of water flow/drainage, traffic flow, ingress/egress show the County Engineer, as well as fire protection, 

the sanitary sewer, and the other utilities.  

 

Pfund asked how many total units.  
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Beck said 314 total structures, but that depends on the market.  

 

Kohlhaase said that we have checked and the property is not in a flood plan. This area would be similar to 

an overlay district, such as West Okoboji Harbor, they will have their own set of rules. It will be 

controlled separately as per what the contract says, which will be entered into with the County.  

 

Motion amended to vote on the recommendation to the Board of Adjustment is to include both the general 

and specific implementation plan as one and to include a 20’ feet easement on the North and the East of 

the subject property for a trail.  

 

Vote is recorded as Welle-Deny, Pfund-Approve, Kidd- Approve, Gunderson-Approve, Pierce-Deny, 

Gruys-Deny, Weber-Approve. 4-3 Approval for recommendation to the Board of Adjustment for the 

Planned Unit Development.   

 

Sixth on the agenda was Old or Unknown Business. There was none.  

 

Seventh on the agenda was Adjournment. Gruys motioned to adjourn, Kidd second the motion, All were 

in favor.  

 

(For more information see P&Z 08 21 17)   
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