MINUTES OF THE CITY OF OKOBOJI PLANNING AND ZONING COMMISSION
MEETING HELD ON MONDAY, FEBRUARY 9, 2026 - 5:30PM

The Planning and Zoning met at the above date and time at the Okoboji City Hall. Commission
members present were Matt Lanfear, John McMahon, and Dorris Welle. Commission members
Mendenhall and Nadler were present via Zoom. Others present were City Administrator Michael
Meyers, City Attorney David Stein Jr., Melissa Mullinax (via Zoom), John Stevens, Brad Sanderson,
Kae Hoppe, Rod Simonson, Don Prillipp, Sandy Prillipp, Steve Nelson, Jeff Nelson, Carol Brevik,
Mary VanderWoude, and Julie Andres.

Motion made by Commissioner Mendenhall and a second by Commission Lanfear to approve the
previous meeting minutes for the meeting which took place on October 27, 2025. Commission
members Lanfear, McMahon, Mendenhall, Nadler, and Welle voted "AYE". Motion approved 5-0.

Chairperson Welle opened a public hearing to consider a recommendation regarding a requested
amendment to an existing Conditional Use Permit. Welle detailed the request from Commons
Holdings, LLC. (property owner) explaining that the current conditional use permit for
condominiums requires that individual units were subject to a minimum rental period of no less
than 90 days. Commons Holdings, LLC wised to amend that permit to allow for up to 15 units be
exempt from that requirement.

There were nine letters submitted to the City prior to this meeting. All nine were in opposition to
the request.

John Stevens, representing the Commons Holdings, LLC., provided a detailed statement regarding
the request. Stevens requested that 15 one-bedroom units be allowed to become short-term
rentals. Stevens noted that the property was historically a hotel prior to their purchase. Stevens
reminded the Commission that they have lowered their overall density to 45-units. Stevens stated
that the use is far less intensive than it was previous to their ownership.

Rod Simonson spoke in opposition to the request noting that everyone in his neighborhood is
against it. Simonson advised that living next to the hotel was not ideal originally and that the
neighborhood was happy with the conditional use permit for condominiums as written with the
90-day rental restriction.

Commissioner Lanfear asked Simonson to be more specific on the problems they were
experiencing with the hotel. Simonson noted the late night activities on the beach, people walking
through yards, large events, and intrusive. Simonson again noted that when this deal was done
originally, while most were against the condominiums they were able to come around when the
90-day restriction on short-term rentals was imposed.



Commissioner Lanfear asked Stevens how many units are currently occupied of which the answer
was seven. Lanfear asked Simonson if there are currently problems with the seven occupied units
to which Simonson answered no. Simonson noted it is when you get the weekly turnover with
people who do not know better.

Steve Nelson, Commons Holdings, LLC,, clarified that the request is for the one-bedroom second
story units. Nelson advised that the rules for these short-term rentals could be strict in terms of
rules and deposits.

Simonson asked if there is a problem at midnight with those who are occupying a short-term
rental if he was going to be able to call the front desk person. John Stevens conceded that was a
good point. Stevens noted that existing municipal codes and laws would govern and that there
remains to be covenants on the property including 10:00pm quiet hours. Simonson again pushed
back wondering who would enforce these rules.

Commissioner Lanfear asked how long these units have been on the market. Stevens noted that
they have been on the market for two years. Lanfear clarified that in two years they have only
been able to sell seven units and asked if this was the reason for the requested change. Stevens
stated if they cannot sell they either become apartments or liquidate them.

Kae Hoppe was curious why this was in front of the Planning and Zoning Commission and not the
Board of Adjustment. City Administrator Meyers advised that on Conditional Use Permit
applications, the Planning and Zoning Commission must first review and make a recommendation
to the Board of Adjustment. Meyers clarified that the Commission would not make a definitive
decision today, but instead either recommend the revised Conditional Use Permit for either
approval or denial to the Board of Adjustment and that the Board of Adjustment would then
consider it.

Hoppe noted that this was their third iteration of their project having already been through this
process twice before.

Melissa Mullinax spoke and advised that she was an owner of one of the seven units. Mullinax
stated that she is opposed to letting these units become rental properties for less than 90 days.
Mullinax stated that owners generally have more pride in upkeep of their properties. Mullinax
noted that these units are very small and she is concerned that allowed short-term rentals would
increase occupancy greatly and bring more traffic. Mullinax stated she lives in Des Moines and
would be more concerned for her property knowing there were short-term rentals. Mullinax
purposely bought this property because there were restrictions on short-term rentals, Mullinax
feels like this was a bait-and-switch situation. Mullinax noted that she has small children and was
concerned about the safety aspect of this since she will not be able to get to know her neighbors.



Lastly, Mullinax further inquired about the developer stating that these might become apartments
and asked the developer directly how they are going to maintain what already exists.

City Administrator Michael Meyers stated that the use ‘apartments’ are conditional use of the
general commercial zoning district so the idea that they could become apartments was not as
simple as it was made to sound. Meyers advised that they developer would need to obtain a
conditional use permit for apartments and go through this exact process separately.

John Stevens offered to connect with Mullinax privately to discuss issues of property maintenance.

Commissioner Mendenhall stated that the City approved the project originally because the
developer was willing to have a 90-day restriction on short-term rentals. Mendenhall recalled
significant discussion about this and how it was an important factor. Mendenhall noted the lack
of development, the removal of trees and felt this was not a positive impact on the City of Okoboji.
Mendenhall felt that Mullinax’s statement was powerful and was concerned about the continued
amendments to the conditional use permit. Mendenhall felt that the purpose is to avoid
disruption of the neighborhood.

Commissioner Nadler asked City Administrator Meyers about the State of lowa's laws pertaining
to the City’s ability to regulate short-term rentals and how it pertains to this request. Meyers stated
that he has had discussions with the City Attorney David Stein and asked Stein to answer Nadler's
question.

City Attorney Stein read allowed lowa Code Section 414.1. Commissioner Nadler stated that he
feels this law prohibits the City regulating something indirectly that you cannot regulate directly.
Nadler was empathetic to the neighbors’ concerns but that portion of the conditional use permit
that outlines regulations on short-term rentals was even enforceable because state law clearly
says that it is not. Nadler wondered why this was even done in the first place.

Commissioner Mendenhall stated that it was through the condo association was to regulate the
short-term rentals. Nadler felt that was fine, but that they would all need to agree amongst
themselves to set that limitation. Nadler advised that the problem was that the City is requiring
the condo association to do this. Nadler stated that if the homeowners wished to do this, that is
their right to do so but if it is a governmental entity that is requiring it then in his opinion is a
violation of state law. Nadler did not want to put the City in position where the City would end
up in court where he felt that the City would assuredly lose and cost the City money.

City Attorney Stein stated that the covenants and bylaws associated with the condo association
were set on these properties voluntarily and that the developer had significant power to amend
those until they sold their units. Stein noted that everyone agreed originally to impose a 90-day
restriction and everyone was good with that. Stein advised that the State Legislature has created



a large roadblock in the City's ability to enforce anything if the development elected to change
their policies pertaining to short-term rentals. Stein was largely in agreement with Commissioner
Nadler's observation and comments.

Mary VanderWoude asked if the Condo Association had a meeting to discuss this. John Stevens
advised that he owns a vast majority of the units and that there has not been any discussion
amongst the other owners. City Attorney Stein discussed that within the bylaws that the developer
can unilaterally can the bylaws until they sell all the properties. Stein commented if it was or was
not fair to those who already purchased that would be between the purchaser and the developer.

Rod Simonson stated that when the request was originally discussed there were multiple concerns
with this being one of the larger ones. Simonson again noted that the everyone at the time was
agreeable to the terms and that the conditional use permit would not have been granted had they
not agreed to this short-term rental term prohibition.

Commissioner Lanfear felt that the whole conversation was moot because when state law applies
there is nothing that can be done with this. Commissioner Lanfear asked Commissioner Nadler if
he this the conditional use permit was just a waste of time. Commissioner Nadler stated that no,
he felt the conditional use permit was perfectly fine but that he was just saying the single provision
pertaining to short-term rentals is against the law. Nadler stated right or wrong and indifferent to
how people might feel about it, state law controls the situation. Nadler did not think that the
Commission can or should even vote on this.

Simonson again stated that the original permit would have never been issued if it weren't for this
agreement. Welle agreed that the short-term rental issue was the largest concern. Nadler stated
that may be true but the problem was that the City has already provided the permit. Nadler
advised that once the permit was issued the City gave the developer permission and the developer
acted in reliance upon that then the developer had a fixed right. Nadler felt that nothing else in
the conditional use permit is void and that he thought it was a good, strong conditional use permit
simply that the provision pertaining to short-term rentals was non-enforceable. Nadler said the
City is just stuck with the fact that the State has passed laws against this.

Melissa Mullinax asked if she could then rent her unit out. Nadler said that he thinks she could
unless all the homeowners in the condo association agree amongst themselves to outlaw it.
However, Nadler pointed out that the developer essentially has full control over the association
until he sells the units.

City Attorney Stein expressed concern pertaining to the City’s loss of local control.

Chairperson Welle recalled the previous meetings on this topic noting how many people were in
attendance and how important this provision was. Welle felt that this would not have passed the



Planning and Zoning Commission originally and Commission Mendenhall agreed. Welle felt that
they were deceived in a way. Commissioner Lanfear felt this was not negotiated in good faith.

Commissioner Lanfear felt for the property owners who were opposed to this but felt that the City
really has no say in this and again wondering why the Commission would even vote on it.

Chairperson Welle referenced the letters in opposition advising the developer of even more
people who were not very happy about this.

John Stevens advised that this was not a bait-and-switch situation and he did not intend to come
back. Steve Nelson stated that they did not wish to come off as though they were being deceiving.
Nelson advised that if that were the case they would have marketed these as short-term rentals a
year prior. Nelson commented on the price drops of these units and he did not want this project
to fold and go under. Nelson stated who knows what would go there if it did fold. Nelson said
they came to the City in good faith and knew there would be concerns. Nelson stated he was not
wanting to fight with the current owners and neighbors but find ways to figure it out together.

Commission Lanfear stated it was not the City’s problem if there are financial issues and that is
the developer’s problem.

Commissioner Nadler advised that he was concerned if the City said no that the developer would
ultimately sue the City, win in court, and cost the City resources and money. Nadler said if they
say yes then the City more-or-less agrees to something that the Commission and the City are in
opposition to. Nadler stated that he will not vote to violate state law. Nadler felt that the
Commission was not in great position allow even 15 units become short-term rentals and pretend
like state law doesn't allow for all the other ones to be short-term rentals. Nadler felt that the best
position was to acknowledge that language is part of the conditional use permit but admit it's not
enforceable under current state law. Nadler did not think it was the Commission’s place to do
anything.

City Administrator Meyers asked City Attorney Stein in the event the Commission did not vote
then the condition would remain on the conditional use permit, Meyers wondered if state law
were to change could it then be enforced after the law were to be changed. Stein was not certain.

A motion was made by Commissioner Nadler and a second by Commissioner Lanfear to neither
vote to recommend nor deny the application to amend the conditional use permit. Commission
members Lanfear, McMahon, Nadler, and Welle voted "AYE". Motion approved 4-0. Commissioner
Mendenhall abstained from voting.

Commissioner McMahon thanked Commissioner Nadler for his input on the matter because he
had similar questions. McMahon advised that he came into the meeting intending to vote against



the application because of the opposition he has heard from the community and read in the
submitted letters. McMahon also noted that the Commission needed to keep in mind what their
role and authority was. McMahon stated that their role is to help determine what people can and
cannot do based on the ordinances which are in place for the good of the community. McMahon
stated that they must follow the ordinances or the law regardless of whether or not they
individually like it or not. McMahon was clear to the residents in attendance that he did not want
them to come away from this meeting feeling that the Commission was not on their side or
supportive of them. McMahon stated that he cared deeply about the neighbors but that their role
was in relation to the law and felt that the Commission’s power was limited.

The meeting was adjourned at 6:12PM.

ADJOURNMENT

Michael Meyers, City Administrator



