
DICKINSON COUNTY PLANNING AND ZONING COMMISSION 

Monday April 18, 2022 

1:00 P.M. 

The Dickinson County Planning and Zoning Commission met Monday April 18, 2022 at 1:00 

P.M. in the community room of the Dickinson County Courthouse. 

Members present were Tony Weber, James Blum, Erica Schultes, Carol Pierce and Teresa 

Garvey. Absent was Jon Gunderson. 

Also present was Steve Goodlow, Dickinson County Assistant Attorney,. David Kohlhaase, 

Dickinson County Zoning Administrator, and Megan Kardell Dickinson County Zoning 

Assistant. 

Tony Weber-Chairman called the meeting to order at 1:00 p.m.  

First item on the agenda was Approval of the minutes from March 21, 2022. Amended the year 

in the written minutes. Blum motioned the minutes. Pierce seconded the motion. All in Favor.  

Second item on the agenda was New Business. Discussion about possible campground 

regulations.  

Weber said currently we do not have anything. The only place it is referenced in the code is 

under Resort Enterprises. There is no definition for it. He knows there have been some 

campgrounds pop up recently. Blum has some concerns about it and would like some regulations 

as far as requirements and that kind of stuff. He does not know if other municipalities have 

something in their ordinances.  

Kohlhaase suggested doing introductions of those in attendance, just because there are some new 

faces.  

Kohlhaase gave an orientation about campgrounds and what is in our ordinance. There is a 

definition for campgrounds for profit and campgrounds for nonprofit under Visitor Habitation, 

commercial uses types. Kohlhaase read the definition of a campground and outlined where it is 

found in the zoning ordinance. If an area is zoned Resort Enterprise or R-1 Suburban Residential, 

campgrounds for profit and nonprofit are permitted principal commercial uses. Otherwise the 

Agricultural District, Environmentally Sensitive District, and the Mobile Home District classify 

campgrounds as a conditional commercial principal use. A conditional use is a use that is thought 

to be okay in a zoning district, but requires the approval of the Board of Adjustment. An 

applicant must go through the process and procedure to receive an approval or not. In his time 

with the County, there has been one campground permitted in the R-1 Suburban Residential 

District, it’s located in Tusculum Beach and Blum did the design. Basically the requirements had 

to satisfy his office at the County, and everything that had been discussed had to be met and 

implanted. Blum did the inspection and signed off on it. The only thing that the campground did 

not address was how it was going to be managed and handled in the future. There have been 

some issues with the style and how the owners run it, but we’ve dealt with it. As of today, it’s 

come a long way and is getting cleaned up and is in pretty decent shape. Most of our 

campgrounds are located in the A-1 Agricultural District requiring a conditional use. Conditional 

Uses have a set of standards that have to be followed. It is a general set of standards that need to 

be followed to hopefully help make the conditional use good. In the conditional use article, we 

do not have supplemental standards for campgrounds like we do for junk yards and wind energy 

conversion systems for example. If the Commission/Board of Supervisors were to look at 

creating some supplemental standards for campgrounds in the Article #21, it would not work for 

all districts due to some being permitted principal uses. The question is where the requirements 

would be placed in the ordinance. They could go in Article #17 Additional Area and Height 

Regulations, but there has to be some adjustable stuff built into the standards. Campgrounds are 

not one size fits all.  Kohlhaase said they took a little bit of a survey, but to his knowledge, no 

municipality in Dickinson County currently has any campground standards. Then he googled 

campground standards in the state, and the standards that were found were very general. As he 

read through those, the only additional thing that they addressed, that hasn’t been addressed in 

Dickinson County was trash. The currently campgrounds need to meet the bulk regulations of the 

district where they are being proposed. The biggest issue we have found with campgrounds is if 

the utilities are there to service it. In the past we’ve had one application denied and others 



criticized due to the campground trying to be serviced by private sewers due to sanitary sewer 

being unavailable. The first question is, what is everyone’s gut reaction about having something 

more spelled out/supplementary standards for campgrounds and where would it be located in the 

ordinance, but remembering to keep it flexible enough to address all types of campgrounds.  

Blum said he’s designed numerous campgrounds and mobile home parks, but those are different. 

When it comes to campgrounds, there are no specific regulations, it is whatever the owner wants. 

He did check with Arnolds Park, they no longer allow campgrounds. Okoboji has a couple things 

in regards to parking, however he did find an old Spirit Lake ordinance. They don’t call it a 

campground, they called it travel trailer parks. In Spirit Lake, all travel trailer parks are required 

to be in the Highway Commercial District, and required to obtain a special exemption. They did 

have minimum size requirements, but only an acre in a half. If you look at our ordinance, the 

sizes are all over. In the A-1 it need to be 10 acres, A-2 no size requirements, R-1 is one acre, R-

5 is 5 acres, Highway Commercial is 10,000 sq. feet and the Resort Enterprise District is 10 

acres. He would like to define the size of the campground and set some minimum standards, such 

as so much front yard, side yard, rear yard. None of these districts address a perimeter setback. 

He believes there should be a perimeter setback, because of noise, and specifically if is next to a 

residential district. Personally, if one has a fairly large park, he believes it should be connected to 

the sanitary sewer district and to a public water supply, but those are things for us to debate. In 

mobile home parks, they have a standard called a common service building, and is that building 

good enough to be a storm shelter, and finally he would like some sort of screening/fence. If you 

do not have something, there is no control. 

Kohlhaase said a couple comments. Wherever the campground is proposed, they have to meet 

the perimeter of those setbacks and the requirements under the bulk regulations of the subject 

zoning district. A standard he did not see anywhere in the two ordinances he found, there is not a 

regulation about separation distances between the campers themselves. Also, keep an open mind 

in reference to public verses private sewer. Our office does environmental health as well. The 

State (DNR) and designs of private sewer systems has come a long way, there are thousands 

upon thousands of those systems across the state, and as time goes on, they have gotten better 

and are environmentally sound. He’s not saying it’s good or bad to have a campground on a 

private sewer, but remember too, the Commission (who makes recommendation to the Board of 

Supervisors) has recommended approval for subdivisions serviced by private sewers. Storm 

shelters have become a very important component of a campground, and our Board of 

Adjustment agrees they need to have a presence. There are calculations and standards for storm 

shelters, including the area that’s needed per person. Lately, we have not had any approved 

campgrounds without a storm shelter and an emergency plan. Screening of the campground is 

done on a case by case situation. We had one proposed in south center lake, and there was a 

concern about the surrounding CRP land, so one of the internal the rules of the campground was 

no campfires within so many feet to the perimeter. So again, lots of thing to be talked about, if 

you picture campgrounds in Dickinson County, Fieldstone, the Ranch, they recently took out the 

mini golf for space for more units, Oars Campground, and Cedar Ridge, there is a lot of 

diversity. The ordinance can be changed, it is written by the people, for the people, we’re a 

unique special county, it wouldn’t hurt to have some standards, but a question would be, where is 

the starting point. He had a conversation with Arnolds Park, and they’ve just had enough, and no 

longer not allow them. Maybe that is the direction the county wishes to go. Their reasoning is the 

people who have campers do not spend money here, he told that person he disagrees. Another 

complaint is the tax base for a campground versus a housing development. Ultimately that is up 

to the supervisors, but we are unique, special, and different and he thinks campgrounds fit in the 

community, it’s just a matter if they are done in the right places and done correctly.  

Weber said one thing that is important to him with the ordinance, is to allow an everyday person 

to be able to pick it up and at least have some guidelines, as far as how many units per acre etc. 

When you look at campgrounds in the area, Emerson Bay completely re-did their campground to 

make the units bigger for larger RV’s, Marble Beach did the same thing. Fieldstone and the 

Ranch have expanded, there is some need in the area, even though those are not in the county’s 

jurisdiction. It’s still something that’s happening. Weber asked if Cedar Ridge is taxed as 

agricultural.  

Kohlhaase said the Assessor’s office will tax on use. Remember when the State does a project in 

Dickinson County, they are exempt.  



Kardell said Cedar Ridge is taxed commercial.  

Blum said if we’re going to have more campgrounds, he would like to have standards. It is going 

to be up to the Board of Supervisors if they want more campgrounds. There is always the 

concern of do we have enough, how much are we exceeding the use of our lakes, boat ramps, 

utilities etc. He was surprised to find Arnolds Park does not want more campgrounds.  

Fairchild said there is a need for more campgrounds, but not for the reasons you are thinking of. 

Dickinson County has incredible building season, between the pipeline and windmills, we have 

many transient workers who live in RV’s. We shouldn’t do something to stop those people from 

being able to live and work in Dickinson County. You wouldn’t want to regulate this 

campground out of the equation. He understands density, but whatever we do, we need to keep in 

mind there is a lot more to the county than the periphery of the lakes. People who put in 

campgrounds, generally know what kind of density to plan for, so we should stay completely out 

of that. Let them expand and contract as their needs allow. The perimeter around the 

campground is something we should enforce, especially if it is adjacent to a residential area. 

Also, storm shelters need to be based on distance and population, you should have to build the 

storm shelters to the maximum capacity. Those are a couple points to keep in mind.  

Leupold said the only thing we should be concerned about are ordinances that protect the people. 

They shouldn’t worry about how many people are at the boat ramp, those are their lakes. He is 

for campgrounds because not everyone can afford a million dollar cottage. The other thing is 

enforcement, who is going to be in charge of making sure all of these things are followed. He 

agrees, we need to have clean water, have good sewage disposal, certain distance between units 

for fire and ambulance access, but outside of human safety, stay away.  

Goodlow said we were in a meeting with Planning and Zoning and the lack of language in the 

code regarding a campground, he agrees there needs to be some sort of guidance. He is not going 

to talk about specifics, but there is a proposal for a pretty significant campground coming to the 

Board of Adjustment. Kardell sent all of the paperwork that goes with their proposal, there is a 

lot of planning, a lot of thought, and what could go in there. His thoughts are trying to mold the 

thoughts of the Planning and Zoning Commission by having some guidance in that, and how 

would that look with this project, it looks like a fairly detailed, comprehensive application to put 

in a campground. What would be the difference if we had this language, opposed to what the 

Board of Adjustment is already doing. We have a very good Board of Adjustment.  

Kohlhaase said enforcement is done at the time of the permitting. Things with campgrounds have 

gone okay in the past, but to have something in the ordinance to fall back to and have some 

minimum standards might help. Ultimately, it’s a question if the board would like to move 

forward with any standards.  

Weber said considering the fact that we’re going to be looking at the comprehensive land use 

plan as well, it’s something they could at least look at and maybe Northwest Iowa Planning 

could give us some guidelines as well. He’s looking at it from the prospect of a 

builder/developers, if he were to want some answers, the only thing is to come and ask the office. 

Also, the problem is that not everyone who wants to do a campground is going to go out and hire 

an engineer. That’s the dilemma, there really should be a professional engineer involved to make 

sure things are done properly, and go through the Board of Adjustment.  

Kohlhaase said maybe that is one of the minimum requirements you would like to look at.  

Schultes said playing devil’s advocate, isn’t the Board of Adjustment, when the plan is presented 

to them, won’t they look at the plans and designs. Do we really need to say that you need to hire 

an engineer to design a campground. 

Kohlhaase said the only place that requires and engineer or land surveyor to design a project is 

our subdivision ordinance. We can require an individual to have a property be surveyed if there 

are any issues or problems. Maybe the solution would be to switch the two districts who allow 

campgrounds as permitted uses to conditional uses. Then one can look at the standards of 

conditional uses to see if that satisfies a lot of the concerns. That is not going to help with the 

specific individual placement, it will help with the perimeter setbacks. 

Blum said when the Board of Adjustment considers something like this, they are basically 

working on common since, and they need some guidelines too.   



Kohlhaase said when he talks about switching all campgrounds to conditional uses, there are 

standards they need to look at in Article #21 Conditional Uses. Kohlhaase read Section 4 

Standards.  

Thee said he likes campgrounds, he grew up in Algona and his family had a campsite at Kirks 

Resort on West Lake. In the last couple decades, Okoboji has become less of an affordable 

destination for people when there were many little campgrounds and resorts you could go to with 

your family of 5. It has gotten tougher over the years to come to Okoboji, and he disagrees with 

the City of Arnolds Park, those people do spend money in our county on retail, grocery stores, 

restaurants, and bars.  

Blum said we need to have some standards.  

Schultes asked if all of these are for profit.  

Kohlhaase said all of the campgrounds in the County in the last 30 years have been for profit.  

Schultes said to her, it is up to that individual business owner to design that campground to be 

appeasing to the clientele they are trying to attract. Someone may want to do tiny campers and 

others may want to have the big RV’s, and if you put those way to close together, the people that 

are going to stay there are not going to be satisfied. It’s just like going to any store, it is up to that 

business owner to create that experience for the clientele.  

Weber said he was a part of the discussion with Marble Beach and campfires, it was an 

interesting discussion about the best suited places to put them.  

Schultes asked if the state has any guidelines they have to follow.  

Weber said they have some very extensive guidelines, but that’s just the state overdesigning and 

over engineering.  

Kohlhaase said they have calculations about storm shelters and how many square feet per person, 

but there is nothing addressing how long it would take someone to reach the shelter.  

Weber said he knows there are campground associations with standards or beginning guidelines. 

Kohlhaase said maybe we could ask the members of the Commission to write down some of 

those standards or guidelines of things that you feel would be important to have in an ordinance, 

and then try to find that balance.  

Ted Kourousis said from a planning perspective the idea of making all campgrounds a 

conditional use in all districts is a good starting point, because then they would have to address 

all the standards in the conditional use article, with the oversite from the Board of Adjustment. 

You are not excluding or disallowing them but you are making them follow a standard where 

they have to provide the Board that information. He does not know were one would start with 

minimum standards due to having tent camping to half a million dollar campers. Just a quick 

thing to do, to help would be to make this a conditional use.  

Pierce said she has been listening to this and she would have to agree with Kourousis because the 

way it sounds right now, we have a trend and people using campsites, and we’re an optional area 

for that, as well as what Mr. Fairchild had defined as potential for workman coming. If she is 

understanding correctly, if it is not a conditional use then there is lack of visibility for the public.  

Kohlhaase suggested to put on the agenda for discussion/action to amend the ordinance to move 

the campground uses in the R-1 Suburban Residential District and the RE Resort Enterprise 

District from a permitted principal use to a conditional principal use. If we make them all 

conditional uses, we can add supplemental standards that are good for today and tomorrow.  

Fairchild said when or if the Commission does talk about supplemental standards, work really 

hard on the definition of what a campground really is.   

Kohlhaase said we can publish amending the ordinance for campgrounds, and maybe think about 

things/standards you would like to include for discussion. But also look at the standards of a 

conditional use or the R-5 Mobile Home District as well.  

 

2nd Item of New Business- Annual Joint Meeting with Dickinson County Board of Supervisors to 

discuss the Commission’s proceedings, and activities, suggestions for plan, policy, ordinance 



revisions and other items relating to the Commission’s duties. 

 

Wermersen said if the county is doing to do a comprehensive land use plan, then sewer and road 

standards need to be addressed. He believes that we the people who have to make these planning 

decisions deserve a right to know where we are able to grow.  

 

Discussion on utilities, sewer capacity, comprehensive land use plan, growth, road standards 

(urban & rural), flood plain, rentals, drainage.  

 

3rd Item of New Business is Northwest Iowa Planning & Development  

 

Kohlhaase said our comp plan is from 2006, in general it is a good plan, there are some numbers 

that need to be addressed as a result of the new census. At the time East Lock Estates was trying 

to be developed, there were individuals who believed our comp plan needed to be updated. That 

is why we contacted Northwest Iowa Planning and Development to help with this process. In 

2020 the County entered into an agreement for an abbreviated comp plan update. So there are 

limits to this update, we are going to go through it and make adjustments. The timing in 2020 

was not right to start due to covid-19, but now as we’re getting back on track, we feel this is the 

right time to start this process.  

 

Leupold asked if Imagine Iowa has any input in this.  

 

Kohlhaase said we have not reached that point, there will be outside people we will invite to 

these meetings for their input.  

 

Ted Kourousis said the initial discussion was we were dealing with old census information, old 

demographic information, a lot of old stuff. So as a part of the update, when we got this new 

information we would incorporate that into this abbreviated comp plan update. It was also to take 

a look at your land use maps and your goals and objectives and to go through those using the 

new background information. With the help of the Planning and Zoning Commission, we were 

going to develop and come up with where we want this growth to happen, where we want to see 

or where we are likely to see this growth happening. Then with that information we will 

formulate new goals and objectives, which was basically what the contract was for. Sitting 

around here today, he is not sure that is what you want and need. Do you want us to go a little bit 

more in depth with this? 

 

Kohlhaase said one big key was the future land use map and checking what we have and 

studying it, and making sure we are on target.  

 

Kourousis said and using that new information, because that is what you base it off of anyway. 

Trends and forecasts on a pretty map.  

 

Kohlhaase said the study of water, sewer, roads are a lot of things we can do on our own too.  

 

Kourousis said sure, but you are going to want to include that in your goals as well. 

 

Darren Bumgarner said we want to give you something that aligns with your goals, we don’t 

want to give you something that you were not thinking. Everyone here has their own ideas. 

We’re going to take a look at the 2006 land use plan and we will basically take your population, 

economic component, demographics and updating those numbers with current numbers. Not 

much else in the text, but looking at your goals and objectives. They are already written down, 

we would just go through and update them and do the pretty maps. The future land use map is 

going to be your most important thing, because thinking about earlier conversation about 

campground and possibility creating their own district, then they would need to be reflected on 

the map. Otherwise you’re going to be creating spot zoning. The land use maps are going to be 

really important to support the residential areas and commercial areas of the county. Sewer and 

all these things are going to help guide that.  

 

Kohlhaase said we amend our current and future land use maps on occasion.  

 

Kourousis said Dickinson County has had fantastic growth and you have a very good planning 

and zoning department that helps guide that, and we’d like to help you continue to do so with the 

best information that we can.  

 



Kourousis asked Kohlhaase if he feels what they talked about still works. 

 

Kohlhaase said if as long as we get a new future land use map, and trying to figure out which 

direction we’re going to be going. He does not see changing the zoning ordinance. He feels the 

foundation of Dickinson County is the comprehensive land use plan, and we’re not throwing this 

away, because it is good, but we just want to make it better. The goals, future land use map, and 

if this takes more then what we thought it would, then like anything we’ll negotiate. We can help 

and then report our findings back to NWIPD. We do need to have this same meeting with the 

sewer and the other players of the county and to have it go somewhere. What you’re most 

interested in is the outcome of those meetings.  

 

Bumgarner said yes the outcome and your input of that, they’re going to help put everything in 

paper but it’s still your plan. It’s got to be your input and the public’s input.  

 

Kohlhaase said the ideal thing with the future land use map, is that you work with all of the cities 

too and their ideas on their growth.  

 

Thee asked does most growth expand near existing uses. Thee referenced between the stables 

and Walmart several years ago.  

 

Kourousis said mostly. But the major change in that situation was Highway 71 and the 

infrastructure coming down it.  

 

Bumgarner asked about our Flood Plain Maps citing we need to take that information into 

consideration as well.  

 

Kardell said the new maps will be coming out this fall.  

 

Third item on the agenda was Old, Unknown, or Other Business. Kohlhaase reminded the 

Supervisors about the Planning and Zoning vacancy. 

Fourth item on the agenda was Adjournment. Pierce motioned to adjourn. Garvey seconded the 

motion. All were in favor.  

 

(For more information see P&Z 04 18 22 recording) 

 


