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Building – Environmental Health – Zoning Departments 
509 West 5th Street, Red Wing, MN  55066 

651-385-3104 

 

To:    Planning Advisory Commission 
From:   Leah Pieper, Land Use Management Zoning Assistant 
Meeting Date: July 27th, 2026 
Re:    Map Amendment Request from CR to R-1 In Florence Township  
 
AGENDA ITEM:  
The Planning Advisory Commission will hold a public hearing and consider a request 
submitted by property owners/applicants, Ann and Jeff Bolin, 29055 County Road 2 Blvd 
Frontenac, MN 55026, for a re-zoning request from CR (Commercial Recreational) to R-1 
(Suburban Residential), to allow for a limited number of single-family homes to be 
established. 
 
ATTACHMENTS AND LINKS: 

1. Application as submitted 
2. Proposed Plat 
3. Maps prepared by staff  

 
APPLICATION INFORMATION: 
Applicant: Ann and Jeff Bolin (Landowners) 
Property Owner: Ann and Jeff Bolin, 29055 County Road 2 Blvd Frontenac, MN 55026 
Address of zoning request: 29055 County Road 2 Blvd Frontenac, MN 55026 
Parcels: 32.285.0011 and 32.285.0030 
Parcel Sizes: 2.46 and 31.97 acres 
Property Zoning: CR (Commercial Recreational) 
Township: Florence 
Abbreviated Legal: PART OF LOT 3, BLOCK 1 OF THE VILLA MARIA ADDITION and PART OF 
LOT 1 BLOCK 1 OF THE VILLA MARIA ADDITION in FRONTENAC, MN 55026. 
 
PUBLIC HEARING NOTICE: 
The Planning Advisory Commission will hold a public hearing and consider a Map 
Amendment request submitted by Ann and Jeff Bolin, 29055 County Road 2 Blvd Frontenac, 
MN 55026, to Rezone the parcel with IDs 32.285.0011 and 32.285.0030 from CR 
(Commercial Recreational) to R-1 (Suburban Residential). The property is described as PT 
OF LOT 3, BLOCK 1 OF THE VILLA MARIA ADDITION and PART OF LOT 1 BLOCK 1 OF THE 
VILLA MARIA ADDITION in FRONTENAC, MN 55026. 
 
PROJECT SUMMARY: 
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The landowners Jeff and Ann Bolin are seeking approval for a map amendment for property 
located at PID’s 32.285.0011 and 32.285.0030. The intent of the request is for the 
Landowners to build a limited number of single-family dwellings on proposed land referred 
to as the Villa Maria Preserve. With this request, the proposal is to create a total of 3 
separate parcels suitable for residential occupancy building.  County staff is 
recommending that only the proposed platted lots be zoned R1 with the remainder of the 
land to stay CR.  It should be noted that that property owners, staff, and Frontenac State 
Park have had conversations about allowing portions of this site to be eventually acquired 
by the State Park.  The County board expressed concerns with allowing valuable land to be 
tax exempt and declined to allow the entire area to be included in the future park 
expansion area.  The County was agreeable to allowing a small portion of the site to be 
used of a future public trail.  However, the County’s R1 Zoning Ordinance specifically 
prohibits public parks on R1 property.  Therefore, the staff is recommending denial of the 
request to rezone the entirety of the site.  If the Commission so chooses, the 3 lots could 
be candidates for re-zoning to R1.  Currently only Lot 3 exists.  Lot 1 and Lot 2 do not exist 
and are tentative and cannot be platted until zoned to R1.     
 
Zoning Staff have reviewed the application and determined that the site could be suitable 
candidate for R-1 (Suburban Residential) Zoning.   
 
Property Information 

• The properties consist of two parcels comprising a total of 34.43 total acres, that is 
zoned CR (Commercial Recreational).   

• There are no feedlots near the subject property.  

• The property is surrounded by predominantly A-2 District and R-1 District Land. 

• None of the property is designated Shoreland and Floodplain. 

• No mining sites exist within 1000 feet of the subject property. 

• No utility scale solar or wind sites exist within 1000 feet of the subject property. 

Proposed Uses: 
• If rezoned, the applicant has indicated that a portion of the total acreage will be 

used for the development of a limited number of single-family homes. 

• Would permit up to one dwelling per one-acre parcel, allowing for the potential 
development of up to 32 homes based on the total acreage of the site.   

Accessibility: 

• The proposed rezoned parcels are all accessed via Winona Street. 

Planning Information: 

• The CR (Commercial Recreational) District is “to provide suitable locations for, and to 
encourage the development of, commercial recreation facilities in those areas of the 
county which benefit the recreational needs of both residents and tourists and restrict 
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incompatible commercial and industrial uses. The Commercial Recreational District 
shall not be an overlay district, but shall be an exclusive district when used.” 

• The R-1 (Suburban Residential) District’s purpose “is intended to provide a district which 
will define and protect areas suitable for low to medium density residential development 
as the principal land use and to allow related facilities desirable for a residential 
environment.” 

• While the surrounding area contains a mix of R-1 (Suburban Residential), A-2 
(Agricultural), and CR (Commercial Recreational) zoned properties, rezoning the subject 
property to R-1 would substantially increase the property's residential development 
potential. Based on the applicant's concept plan, the rezoning could allow for the 
creation of up to 32 single-family residential lots. This represents a significant increase 
in residential density and may result in additional impacts to the surrounding area. Staff 
find that the scale of development made possible by the proposed rezoning should be 
carefully considered in relation to the existing character of the surrounding properties 
and the long-term planning objectives for the area. 

Goodhue County Comprehensive Plan: 

• The proposed rezoning appears to be incompatible with the goals of the County’s 
Comprehensive Plan and growth management strategies, which promote orderly and 
compatible development. The proposed R-1 zoning would allow for a level of 
residential development that may not be appropriate for this location. 
 

Staff Recommendation: 

To accept the application, testimony, exhibits, and other evidence presented into the 
record; and recommend the County Board of Commissioners DENY the map amendment 
request to rezone the two parcels containing a total acreage of 34.43 acres from CR 
(Commercial Recreational) to R-1 (Suburban Residential), based on findings that the 
proposed rezone is inconsistent with the goals and policies of the County’s 
Comprehensive Plan. 
 
Alterative: 
Recommend approval of the re-zoning of Lot 1, Lot 2, and Lot 3 of Block 1 and keep outlot A 
zoned CR.   
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