
Goodhue County Planning Commission

Government Center - Board Room

509 West 5th St, Red Wing MN 55066

Virtual Meeting Notice

The Goodhue County Planning Advisory Commission will be conducting a meeting on 

February 14, 2022 at 6:00 p.m. Due to concerns surrounding the spread of COVID-19, the 

meeting and all public hearings will be conducted by telephone or other electronic means. 

The public may monitor the meeting from a remote site by logging into 

https://global.gotomeeting.com/join/215349021 or calling 1 877 309 2073 beginning at 5:50 

PM or any time during the meeting.  Access Code: 215 -349-021 

Public Comments: Interested persons must submit comments by phone, in writing, or via 

email before noon on Monday, February 14, 2022. To submit your comments please email 

them to samantha.pierret@co.goodhue.mn.us or mail them to the Land Use Management 

Department at 509 West 5th Street, Red Wing, MN 55066. Comments received by this 

deadline will be read into the record during the public hearing for that item, including name 

and address.

6:00 PM Call Meeting To Order

Approval Of Current Agenda

Approval Of Previous Month's Meeting Minutes

January 10, 2022 Meeting Minutes

MINUTES_DRAFT_JANUARYPACMEETING_2022.PDF

Conflict/Disclosure Of Interests

Public Hearings:

PUBLIC HEARING: Request For Map Amendment (Rezone)

Request for map amendment, submitted by Pine Island Township, to rezone all parcels 

within Section 34 from A-1 (Agricultural Protection) to A-2 (General Agriculture). 

PACPACKET_SECTION34.PDF

PUBLIC HEARING: Request For Map Amendment (Rezone)

Request for map amendment, submitted by Larry Kehren (Buyer) and William Holst 

(Owner), to rezone 24,440 square feet from A-3 (Urban Fringe District) to R-1 (Suburban 

Residence District). Parcel 32.200.0220. 33587 Lakeview Drive Lake City, MN 55041. 

Part of the NE ¼ of the NW ¼ of Section 31 TWP 112 Range 12 in Florence 

Township. 

PACPACKET_KEHREN.PDF

PUBLIC HEARING: CUP Request To Establish An Animal Unit Feedlot Greater Than 500 
Animal Units Outside Of A Farmyard And A Liquid Manure Storage Basin Exceeding 
500,000 Gallons

Request for CUP, submitted by Bryan and Kent Billman (Applicants) on behalf of 
Billman Farms LLC (Owners), to establish a hog finishing Feedlot for up to 2,400 head 
(720 Animal Units) outside of a Farmyard and construction of an animal waste storage 
pit exceeding 500,000 gallons. Parcel 40.015.0400. TBD 150th AVE Pine Island, MN 
55963. Part of the NW ¼ of the NW ¼ of Section 15 TWP 109 Range 16 in Roscoe 

Township. A-1 Zoned District.

PACPACKET_BILLMAN.PDF

PUBLIC HEARINGS: Cannon Falls Veteran ’s Memorial Park (Jim Boo, Applicant And 
James Edlund, Owner)

TBD CTY 14 BLVD, Cannon Falls, MN 55009. Parcel 28.031.1801. Part of Government 

Lots 4 and 5 Section 31 TWP 112 Range 17 in Cannon Falls Township. A-2 Zoned 

District. 

1. Map Amendment (Rezone)

Request for map amendment to rezone parcel 28.031.1801 from A-2 (General 

Agriculture District) to CR (Commercial Recreational District). 

2. CUP for a Veteran ’s Memorial Park and Banquet Facility

Request for a Conditional Use Permit (CUP) to establish a Veteran ’s Memorial Park 

with banquet facility/event space and nature trails.

PACPACKET_BOO.PDF

PUBLIC HEARING: CUP Amendment – Nate ’s Garage LLC

Request for Conditional Use Permit (CUP) amendment submitted by Nate Icaza 

(owner/operator) to amend CUP Z16-009 to allow an existing agricultural equipment 

repair business to construct a building addition. Parcel 41.017.1101. 1471 310th ST 

Way Cannon Falls, MN 55009. Part of the SE ¼ of the SW ¼ of Section 17 TWP 112 

Range 18 in Stanton Township. A-2 Zoned District. 

PACPACKET_ICAZA.PDF

Other-Discussion

Adjourn

Anyone interested is invited to attend. Agenda items may be subject to change. 

Goodhue County Land Use Management

w  Goodhue County Government Center w  509 West Fifth Street w  Red Wing w  Minnesota w  55066 w

w  Building w Planning w  Zoning w  Telephone: 651/385 -3104 w Fax: 651/385 -3106 w
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PLANNING COMMISSION  
GOODHUE COUNTY, MN   

 January 10, 2022  MEETING MINUTES  
DRAFT 

________________________________________________________________ 
 

The meeting of the Goodhue County Planning Advisory Commission was called to order at 6:00 
PM by Chair Marc Huneke virtually at the Goodhue County Government Center in Red Wing. 

Roll Call 

Commissioners Present virtually via GoToMeeting: Carli Stark, Chris Buck, Richard Miller, 
Darwin Fox, Tom Gale, Richard Nystuen, and Howard Stenerson (arrived 6:10 p.m.). 

Commissioners Absent: Todd Greseth  

Staff Present: Land Use Director Lisa Hanni (Virtual), Zoning Administrator Samantha Pierret, 
Zoning Assistant Alexandra Koberoski, and Zoning Administrative Assistant Kathy Bauer 

1. Approval of Agenda 
 

1Motion by Commissioner Miller; seconded by Commissioner Fox to approve the meeting 
agenda. 
 
Motion carried 6:0 
 

2. Approval of Minutes  
 
2Motion by Commissioner Fox; seconded by Commissioner Nystuen to approve the previous 
month’s meeting minutes. 
 
Motion carried 6:0 
 

3. Appointment of Chair, Vice-Chair and BOA Representative  
 
3Motion by Commissioner Nystuen; seconded by Commissioner Miller to nominate Carli 
Stark as Planning Advisory Commission Chair for 2022.  
 
There were no other nominations.  
 
Motion carried 6:0 
 
4Motion by Commissioner Miller; seconded by Commissioner Nystuen to nominate Chris 
Buck as Planning Advisory Commission Vice-Chair for 2022.   
 
There were no other nominations. 
 
Motion carried 6:0 
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________________________________________________________________ 
5Motion by Commissioner  Miller; seconded by Commissioner  Huneke to nominate 
Commissioner Fox as BOA Representative.  
 
There were no other nominations. 
 
Motion carried 6:0  
 

4. Conflict/Disclosure of Interest  
 
There were no reported conflicts/disclosures of interest. 
 

5. Public Hearings  
 
PUBLIC HEARING: Request for Map Amendment (Rezone)  
Request for map amendment, submitted by Welch Township, to rezone all A-3 (Urban Fringe) 
parcels within Sections 13, 24, 25, and 36 Township 114 Range 16 and Sections 01, 12, 13, 24, 
and the Welch Township portions of Section 25 Township 113 Range 16 to A-2 (General 
Agriculture). 
 
Pierret presented the staff report and attachments. 

Chair Stark Opened the Public Hearing 
 
Pierret received public comments and questions from property owners in the surrounding area 
of the rezone request.  Les Anderson (5010 Mount Carmel Road, Welch, MN) is the owner of 
parcel 46.024.0700, approximately 234 acres, and is included in the proposed rezone.  Staff 
spoke with Mr. Anderson about uses of his property and he indicated no opposition to the 
proposed rezone.   
 
Adam Bauer (23213 County 19 Blvd., Welch, MN) spoke with staff and is in support of the 
rezone proposal.  It was noted that Mr. Bauer’s property would be eligible to be split if the 
rezone were approved.  He is owner of several parcels under the 35-acre minimum lot size 
within these sections and the owner only feedlot in the proposed rezone area. 
 
Pete and Sue Vaillant (13493 Marigold Street NW, Andover, MN 55304) questioned what the 
ramifications are if land in Section 24 is split into several 2-acre parcels sold as building sites. 
They questioned what would happen to their property which is currently an eligible dwelling 
site if 7 new dwellings are constructed in Section 24.  
 
Pierret answered 2 acres is the minimum parcel size, and there is a limit of one dwelling per ¼ 
¼ section.  The county ordinance does not allow more than one house per ¼ ¼ section.  
Section 24 has one property owner who owns 234 acres with 5 or 6 eligible building sites if the 
section is rezoned. Pierret indicated she had spoken with that property owner who did not 
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________________________________________________________________ 
indicate a desire to establish several dwellings on his property. She also noted that if Section 
24 reached 12 dwellings before the Vaillants applied for a building permit the section would be 
considered full and there would be no additional building sites.    
 
Hanni added if someone would want to do a development with 3-4 houses together, they would 
have two options; to change their zone to R-1 or change their zone to a conservation 
subdivision.  Once the zoning is changed, then those dwellings are taken out of the count for the 
A-2 section density.  She added it is not typical to reserve any right to build,  more of a first 
come first serve situation, unless in the case of an abandoned home site.    
 
Sheryl Williams (17069 County 31 Blvd., Welch, MN) stated she owns approximately 30 acres 
in Section 12,  and about 21-22  years ago, they received a variance to have a homestead put on 
the less than 35-acre property.   She asked if she could split the parcel in two so each of her two 
adult children could have a dwelling site.   
 
Pierret answered that Section 12 is full for dwelling development. If it were rezoned by the 
County Board, there are currently 13 dwellings in Section 12 where 12 would be allowed. 
Currently, Ms. Williams’ property is under the 35-acre minimum therefore a split of the 
property would not be allowed today. An accessory dwelling unit (ADU) could be added but 
would need to be within 100-feet of the existing house unless the R-1 suburban residence 
district was pursued. 
 
Hanni added if the zone was changed to A-2, the property could be split, but it would not have 
a building site.   
 
Brett Nelson (17020  Circle Drive, Welch MN) questioned why these sections got chosen for 
rezoning and what are the intentions for these areas.  
 
Pierret answered the parcels proposed for rezoning are the only A-3 Sections in Welch 
Township.  These sections were chosen due to their distance from the urbanized areas of Red 
Wing. Welch Township already has these sections zoned A-2 and rezoning the sections at the 
County level would bring the Township and County regulations into closer uniformity.   
 
6After Chair Stark called three times for comments it was moved by Commissioner 
Huneke and seconded by Commissioner Fox to close the Public Hearing. 
 
Motion carried 7:0 
 
Commissioner Fox said the request came after years of discussion with staff and Welch 
Township, for moving the proposed rezoning along.  Stated with the approval of this rezone, it 
would make things easier for residents to know what is allowed on their property, and would 
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eliminate confusion between the townships, Planning Commission, County Board and zoning 
staff when a request comes through.  Commissioner Fox is in support of this rezone request. 

7It was moved by Commissioner Nystuen and seconded by Commissioner Huneke for 
the Planning Advisory Commission to: 

• adopt the staff report into the record;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and   

Recommend that the County Board of Commissioners APPROVE the request from Welch Township, to 
rezone all A-3 (Urban Fringe) parcels within Sections 13, 24, 25, and 36 Township 114 Range 16 and 
Sections 01, 12, 13, 24, and the Welch Township portions of Section 25 Township 113 Range 16 to A-2 
(General Agriculture) excepting parcel 46.001.1000 which is currently zoned R-1 Suburban Residence 
District.  

Motion carried 7:0 
 
Other Discussion 

Commissioner Miller asked why the A-2 Districts do not allow 16 building sites since there are 
16 ¼ ¼ s per section.   
 
Hanni answered staff discussed this with the Townships some years ago asking whether the 
Townships wanted a County-wide change for the number of dwellings in each of the different 
districts.  It was answered with an overwhelming “no” by the Townships, largely because of 
concern for compatibility between dwellings and agricultural uses.   Hanni stated this can be 
sent out to all townships and addressed again if the Planning Advisory Commission chooses to. 
 
Commissioner Miller said the A-3 District allows 18 dwellings per section and if the removal of 
the A-3 districts is wanted expansion of permitted development in the A-2 districts may be a 
good compromise. 
 
Hanni answered this is why the conservation subdivision was created; as a tool if some of the 
townships wanted to do something different. 
 
Commissioner Miller stated a request is in for section 34 of Pine Island Township to rezone it 
from A-1 to A-2. He questioned if it would be a good idea to request all of the A-3 districts in 
Pine Island Township to be rezoned to A-2.  
 
Hanni said staff went through all of the Welch A-3 parcels to see if there were conditional use 
permits,  feedlots, etc., that would conflict if the zoning changed.  There is a lot of research 
required in such a change and will take some time.   
 
Hanni stated the construction of the Goodhue County courtroom is still under construction and is set 
to be completed March–April 2022, and would provide more space to hopefully do the meetings in-
person again.   
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Commissioner Stenerson commented in appreciation of Darwin Fox and Welch Township for 
opening this up for discussion and getting the county and townships to work together with this 
rezone request.   
8ADJOURN: Motion by Commissioner Huneke and seconded by Commissioner Nystuen 
to adjourn the Planning Commission Meeting at 6:47 p.m.  

Motion carried 7:0 

 

Respectfully Submitted, 

Kathy Bauer, Zoning Administrative Assistant 

 

MOTIONS 
1APPROVE the PAC meeting agenda. 
 Motion carried 6:0 
2APPROVE the previous month’s meeting minutes. 
 Motion carried 6:0 
3APPROVE nomination of Carli Stark as PAC Chair for 2022 
 Motion carried 6:0 
4APPROVE nomination of Chris Buck as PAC Vice-Chair for 2022 
 Motion carried 6:0 
5APPROVE nomination of Commissioner Darwin Fox as BOA Representative for 2022 
 Motion carried 6:0 
6Motion to close the Public Hearing  
 Motion carried  7:0 
7APPROVE the Request for Map Amendment (Rezone)     
 Motion carried 7:0 
8ADJOURN. Motion to adjourn the meeting 
 Motion carried 7:0 
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 County Surveyor / Recorder 

To:  Planning Advisory Commission 
From: Land Use Management  
Meeting Date: February 14, 2022 
Report date: February 4, 2022 
 
PUBLIC HEARING: Request for Map Amendment (Rezone) 
Request for map amendment, submitted by Pine Island Township, to rezone all parcels within Section 
34 from A-1 (Agriculture Protection District) to A-2 (General Agriculture).  
 
Attachments and links: 
Pine Island Request and Maps  
Change of Zone Project Review 
Table of Uses – A-2 General District Regulations 
Goodhue County Zoning Ordinance (GCZO): 
http://www.co.goodhue.mn.us/DocumentCenter/View/2428  
 
Summary:  
The Pine Island Township Board of supervisors considered and discussed several uses and permit 
requests in Section 34 throughout 2021 including a retreat center, mining operation, and a large 
solar energy facility. Currently, Section 34 is zoned A-1 (Agriculture Protection District) by Goodhue 
County. Pine Island Township does not have a zoning ordinance and therefore defers to the County.   

In the summer of 2021, Goodhue County Zoning staff presented at a Pine Island Township meeting 
regarding the possibility of the Township requesting that Goodhue County rezone all parcels in 
Section 34 to A-2. At the time, property owners within and surrounding Section 34 were not in favor 
of the request and the Township Board did not pursue the rezoning.  

Since the summer of 2021, the Pine Island Township Board has reconsidered requesting the County 
rezone Section 34 to an A-2 District. The Board determined that given existing and proposed uses, 
the proximity of the section to the City of Pine Island, and the intentions of the A-1 Zoning District 
stated in the County’s Zoning Ordinance, rezoning Section 34 to A-2 would be appropriate.  

Project Summary: 

Section Information: 

 Section 34 is currently zoned A-1 Agriculture Protection District. Sections 27 and 35 of Pine 
Island Township are zoned A-1 (to the north and east respectively), portions of Section 33 (to the 
west) are zoned A-3 (Urban Fringe District), additional portions of Section 33 are in the City of 
Pine Island, and land to the south is also in the City of Pine Island in Olmsted County. One parcel 
(68.730.0010) within Section 34 is in Pine Island city limits and would not be rezoned under this 
request. 

Existing/Permitted Uses: 

 Existing land uses include low-density residential among predominantly agricultural uses. This 
section is a rural area with a few medium acreage dwelling sites surrounded by tilled cropland. A 
CUP was issued by the Goodhue County Board in November 2021 to establish a non-metallic 
mineral extraction operation on parcels 39.034.0500 and 39.034.0800. Land within the 
floodplain and shoreland of the Middle Fork of the Zumbro River is located in the SW ¼ of the 
SW ¼ of Section 34.  

http://www.co.goodhue.mn.us/DocumentCenter/View/2428
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 There are 6 dwellings in Section 34. The A-1 District allows a maximum of 4 dwellings per 
section. The A-2 District permits 12 single-family dwellings per section with the stipulation that 
no more than one dwelling is allowed per original ¼ ¼ section.   

 Section 34 currently has one registered Feedlot, owned by Richard O’Brien (parcel 39.034.0500). 
The A-1 District allows Feedlots of up to 500 animal units before a Conditional Use Permit is 
required. The A-2 District allows new Feedlots up to 300 animal units before a Conditional Use 
Permit is required, however, no new Feedlots are permitted within 1 mile of Pine Island’s City 
limits (all of Section 34 is within 1 mile of the City of Pine Island).  

Existing Feedlot expansions must meet a 99% odor annoyance-free rating distance, as 
determined by the OFFSET odor evaluation model at the closest incorporated municipality 
boundary line. 

 Up to 6 new dwellings could be constructed within Section 34 if rezoned to A-2, one per original 
¼ ¼ section and meeting all setbacks to Feedlots and mining operations. There are currently 10 
unoccupied ¼ ¼ sections in Section 34.  

City of Pine Island:  

 The City of Pine Island City Engineer Craig Britton provided comments regarding the proposal 
on February 2, 2022. Comments included: 

The City of Pine Island has a Future Land Use Map and Comprehensive Plan with an 
established growth boundary that includes properties within Section 34. The proposed land 
uses identified on the Future Land Use Map within Section 34 include Low Density Residential, 
Medium & High Density Residential, Commercial and Industrial. Many of the properties within 
Section 34 can be served by City sewer and water utilities.  

Several parcels within Section 34 are adjacent to properties located within the City of Pine 
Island corporate limits. The City requests the opportunity to review future development 
applications submitted to the County.    

Planning Information: 

 The A-2 Zoning District is intended to provide a district to maintain and conserve agricultural 
investments and prime agricultural farmland, but provide for a slightly higher density of 
dwellings than the A-1 (Agricultural Protection) District. It is also intended that the district apply 
to areas where large farms and feedlots are more scattered and a greater number of non-farm 
uses or small parcels are present.  

 The Prime Farmland Rating for Agriculture is as follows:  

Soil Name Slope 
Amount 
(acres) 

% of 
Total Prime Farmland Rating 

Anthroportic Udorthents 2-9% 2.4 
 
0.4% Not Prime Farmland (Fill) 

Klinger Silt Loam 1-4% 
 
9.1 

 
 
1.4% Prime Farmland 

Kasson Silt Loam 2-6% 99.1 
 
15.2% Prime Farmland 

 
Bassett-Kasson Complex 6-12% 51.4 7.9% Farmland of Statewide Importance 
Joy-Ossian Complex, 
Occasssionally Flooded 1-5% 5.4 

 
0.8% Prime Farmland (if not flooded) 

 
Downs-Hersey Complex  2-6% 48.3 7.4% Prime Farmland 
 
Downs-Hersey Complex 6-12% 53.3 8.1% Farmland of Statewide Importance 
 
Downs-Hersey Complex 12-18% 8.6 1.3% Not Prime Farmland 
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Barremills Silt Loam, 
Drainageway 1-5% 50.7 7.8% Prime Farmland 
 
Dakota Silt Loam 0-3% 164.9 25.2% Prime Farmland 
Waucoma-Winneshiek 
Complex 6-12% 15.7 2.4% Farmland of Statewide Importance 
Winneshiek-Waucoma 
Complex 12-18% 27.2 4.2% Not Prime Farmland 
Winneshiek-Waucoma 
Complex 18-35% 9.8 1.5% Not Prime Farmland 
 
Joy Silt Loam 1-3% 55.4 8.5% Prime Farmland 
 
Waucoma Loam 2-6% 23.6 3.6% Prime Farmland 
Ankeny-Zumbro 
Complex 0-3% 22.8 3.5% Farmland of Statewide Importance 
Frontenac-Lacrescent 
Complex 20-45% 2.6 0.4% Not Prime Farmland 

 

Goodhue County Comprehensive Plan: 

The Goodhue County Comprehensive Plan offers the following statements regarding agricultural 
preservation:  

“Lands outside the cities' growth zones will be considered rural and shall be managed to preserve 
the rural character and be compatible with the continued operation of agricultural uses...” 

“Soils with Prime Farmland Rating shall be protected from residential development whenever 
possible” 

“If residential development occurs, it should be compact and designed to preserve the prime 
farmland for agricultural uses…” 

The Comprehensive Plan offers the following statements regarding rural housing: 

“New or replacement dwelling sites should be directed to areas that minimize loss or conversion of 
prime agriculture soils.”  

“Provide more housing choices for rural residents” 

“Work with Townships to evaluate and designate suitable residential sites that minimize conflicts 
with agricultural and rural uses.” 

Staff Comments: 

LUM staff have reviewed the proposed rezoning and considered it within the context of the rural 
landscape as well as the direction provided by the County Zoning Ordinance and Comprehensive 
Plan. Rezoning Section 34 of Pine Island Township from A-1 to A-2 would have few detrimental 
effects on surrounding land uses and sections. Existing uses would continue to be permitted either 
by-right or conditionally and any animal agriculture expansion or establishment would be subject to 
review by the City of Pine Island given the proximity of Section 34 to Pine Island city limits.  

Staff Recommendation: 

LUM Staff recommends the Planning Advisory Commission  
• adopt the staff report into the record;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and 

 

Recommend that the County Board of Commissioners APPROVE the map amendment request 
from Pine Island Township to rezone Section 34 from A-1 (Agriculture Protection) to A-2 (General 
Agriculture District).  
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Environmental Health | Land Surveying | GIS 
Telephone:  651.385.3223 

Fax:  651.385.3098 

Lisa M. Hanni, L.S. Director 
Building | Planning | Zoning  
Telephone: 651.385.3104 
Fax: 651.385.3106 

Goodhue County Land Use Management 
Goodhue County Government Center | 509 West Fifth Street | Red Wing, Minnesota 55066 

 County Surveyor / Recorder 

Project Review per Article 3, Section 2, Subd. 5-10: 
 
Subd. 5  A. The names and addresses of the petitioner or petitioners and their signatures to the 

petition.  Pine Island Township – Goodhue County LUM   
B.  Survey information: See Maps  
C.  The current and proposed district:  A-1 to A-2 
D. The current use and the proposed use of the land. Land is currently used for row 

crop agriculture and low-density residential. There is one registered 
Feedlot and a mineral extraction operation was permitted by CUP in 
November 2021. There is also an active proposal to locate a large solar 
energy facility partially within Section 34. A small part of the SW ¼ of 
the SW ¼ is within the floodplain of the Middle Fork of the Zumbro 
River.   

E.  The reason for the requested change of zoning district. Pine Island Township has 
made this request after consideration of existing uses and proposed uses 
within the section.  Changing the Zoning District to A-2 would allow up to 
6 new dwellings in the section (total of 12 dwellings allowed per section), 
one per ¼ ¼ on parcels 2-acres or larger. There are currently 10 open ¼ 
¼ s. Also, uses such as retreat centers and bed and breakfasts may be 
conditionally permitted within the A-2 District where they are not 
permitted within the A-1 District.  

F.  A copy of the soil map showing the soils types within the proposed boundary and the 
surrounding area. See Map  

G.  Prime Farmland Rating of the soil types in F.   

Soil Name Slope 
Amount 
(acres) 

% of 
Total Prime Farmland Rating 

Anthroportic Udorthents 2-9% 2.4 
 
0.4% Not Prime Farmland (Fill) 

Klinger Silt Loam 1-4% 
 
9.1 

 
 
1.4% Prime Farmland 

Kasson Silt Loam 2-6% 99.1 
 
15.2% Prime Farmland 

 
Bassett-Kasson Complex 6-12% 51.4 7.9% Farmland of Statewide Importance 
Joy-Ossian Complex, 
Occasssionally Flooded 1-5% 5.4 

 
0.8% Prime Farmland (if not flooded) 

 
Downs-Hersey Complex  2-6% 48.3 7.4% Prime Farmland 
 
Downs-Hersey Complex 6-12% 53.3 8.1% Farmland of Statewide Importance 
 
Downs-Hersey Complex 12-18% 8.6 1.3% Not Prime Farmland 
Barremills Silt Loam, 
Drainageway 1-5% 50.7 7.8% Prime Farmland 
 
Dakota Silt Loam 0-3% 164.9 25.2% Prime Farmland 
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Waucoma-Winneshiek 
Complex 6-12% 15.7 2.4% Farmland of Statewide Importance 
Winneshiek-Waucoma 
Complex 12-18% 27.2 4.2% Not Prime Farmland 
Winneshiek-Waucoma 
Complex 18-35% 9.8 1.5% Not Prime Farmland 
 
Joy Silt Loam 1-3% 55.4 8.5% Prime Farmland 
 
Waucoma Loam 2-6% 23.6 3.6% Prime Farmland 
Ankeny-Zumbro 
Complex 0-3% 22.8 3.5% Farmland of Statewide Importance 
Frontenac-Lacrescent 
Complex 20-45% 2.6 0.4% Not Prime Farmland 

 
H.  A statement of how the requested change is compatible with the Goodhue County 

Comprehensive Plan including but not limited to the following: 
1.  The environmental impacts of the proposed use of land on the: 

a.     groundwater 
b.  natural plant and animal communities 
c.     existing trees and vegetation 
d.  bluffland stability 
e.     shoreland stability 

The section is in the Zumbro River watershed with some Shoreland and 
Floodplain present. New structures and uses would need to meet all 
environmental health restrictions for new wells or septic systems for 
groundwater protection.  
2.  The compatibility with surrounding land uses. 

Surrounding land uses include low-density residential and row crop 
agriculture with some commercial/industrial uses to the south in 
Olmsted County. Section 33 (west of section 34) contains the Pine 
Island Sportsman’s Club and the Catching Fireflies retreat center 
and scrapbook store. Several parcels to the south and west are 
within the City of Pine Island.   

3. The physical and visual impacts on any scenic or historic amenities within or 
surrounding the proposed parcel. 
No impacts to existing historic amenities are anticipated as a result 
of the proposed rezone.   

Subd. 6 The housing density of the affected Section 
This section is zoned A-1 Urban Fringe District. There are 6 dwellings in the 
Section where 4 are permitted.  

Subd. 7 The impact on any surrounding agricultural uses 
The proposed rezone appears compatible with agricultural uses in the 
immediate area. Rezoning the section from A-1 to A-2 would not effect the 
types of agriculture uses that are permitted in the section. Feedlots with 300 or 
more animal units in the A2 District are required to obtain CUP approval prior 
to establishment. Expansion or establishment of new Feedlots would require a 
variance, reviewed by the City of Pine Island, because the section is within 1 
mile of the City limits.  

Subd. 8 The impact on the existing transportation infrastructure 
A majority of the parcels are accessible via a public road. Parcels that are 
landlocked are used for row crop agriculture. Highway 52 traverses the SW ¼ 
of the section. White Pines Road, 210th Ave, 220th Ave, and 510th ST provide 
access to parcels within this section along the southern, eastern, western, and 
northern section lines respectively.  

Subd. 9 The impact on surrounding zoning districts 
 No substantial negative impacts to adjacent properties are anticipated as a 
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result of the proposed rezone. All adjacent sections in the County are zoned 
agricultural.  

Subd. 10  A statement concerning the cumulative effect and compatibility of the requested zoning      
change on the affected Township and any cities located within 2 miles of the proposed 
parcel. 
 Section 34 borders parcels within the City of Pine Island. Land in the City 
limits is zoned Commercial, Agriculture, and Residential and is used for 
various commercial/industrial businesses, single family residential, and row 
crop agriculture. Any Feedlot establishment or expansion in Section 34 would 
require variance approval and review by the City.  

Subd. 11. Additional information as may be requested by the Planning Commission or zoning staff. 
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A-1 A-2 A-3 R-1 CS

P P P P P
NP NP NP P NP
P P P P P

C/I  C/I C/I NP C/I
NP NP NP  C/I NP

P P NP NP NP
C/I C/I NP NP NP
P P P NP NP
P C/I NP NP NP

C/I C/I NP NP NP

C/I C/I C/I NP NP

P P P NP P
P P P NP NP

C/I C/I C/I NP NP
P P P NP NP
P P P NP NP

C/I C/I C/I NP NP
C/I C/I NP NP C/I
C/I C/I C/I NP NP
C/I C/I C/I NP NP

I

P P P NP NP

P P P P P
P P P I I
I I I NP NP

C/I C/I C/Ibc NP NP
C/I C/I C/Ibc NP NP
C/I C/I C/Ibc C/I NP
C/I C/I C/Ibc C/I NP
C/I C/I C/I NP NP
C/I C/I NP NP NP

P P NP NP NP
C/I C/I NP NP NP

a. Accessory buildings > 500ft 2  shall be ≥ 100ft from any lot line and ≥ 200ft from the nearest dwelling (Art.23 § 3 subd. 1)
b. Any mining, excavating, or filling of land for these uses shall be by conditional use (Art.23 § 3 subd. 10)

c. Accessory structures and uses customarily incidental to this use shall be by conditional use (Art.23 § 3 subd. 11)
KEY: P = PERMITTED     NP = NOT PERMITTED     C = CONDITIONAL USE PERMIT     I = INTERIM USE PERMIT     

Non-Agricutlural Uses Associated W/Agritourism  (Art. 11 § 30)
1 Animal Unit per acre on a minimum 1-acre parcel

Junk/Salvage Reclamation Yard (Art.11 § 10)
Mining, Quarrying, Excavating/Filling  (Art.14)

Industrial

Contractors Yard (Art.11 § 33)
Veterinary Clinic

Home Businesses - Tier 3 (Art.11 § 12)
Commercial Kennel/Raising of fur-bearing animals (Art.11 § 26)
Commercial/Industrial Uses primarily intended to serve Ag. Community
Boarding or Rooming Houses as an accessory use
Bed and Breakfast Inn (Art.11 § 13)

Home Businesses - Tier 1 (Art.11 § 12)
Home Businesses - Tier 2 (Art.11 § 12)

Agricultural Tourism Accessory Uses (Art. 11 § 28) (including, but not limited to, barn dances, corn 
mazes, gift shops, petting farms, sleigh/hay rides, vineyard harvest festivals)

Commercial 

Farm Wineries > 10,000ft2 (Art. 11 § 27)

Two, Three, Or Four Family Dwellings

Mobile Home Park ( Art. 16 )
Residential Accessory Buildings ≥ 7,200ft2 (Art. 11 § 6)
Accessory Dwelling Unit (ADU) (Art. 11 § 31)

New Feedlot (Art.13)

Agricultural 
Feedlots (Art.13)

Farm Market/On-farm market/Roadside Stand < 2400ft2 (Art. 11 § 29)
Farm Market/On-farm market/Roadside Stand > 2400ft2 (Art. 11 § 29)
Plant Nurseries & Sales
Farm Wineries < 10,000ft2 (Art. 11 § 27)

GOODHUE COUNTY ZONING ORDINANCE                                                                                                                                                                                                                                    
Table of Uses

Use

Single-Family Dwelling

Temporary/Seasonal Off-Site Roadside Produce Stands
Education Farm Retreat (Art. 11 § 14)

New Feedlot outside of Farmyard (Art.13)

Residential 

Agricultural Operations (including tree farms) (Art.11 § 24)

Feedlot expansion up to ≤ 100 Animal Units (Art.13)
Feedlot expansion to ≥ 300 Animal Units (Art.13)
Feedlot expansion to ≥ 500 Animal Units (Art.13)
Animal waste storage structure ≥ 500,000 gallons (lagoon system, earthen basin, or associated 
structure [pit]) (Art.13)
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NP NP C/Ibc NP NP

NP NP C/Ibc NP NP

P P P P P
P P C/I NP NP

C/I C/I NP NP NP
P P C/I NP NP

C/I C/I C/I NP NP
P P P P P
P P P P P

C/I C/I NP NP NP
C/I NP NP NP NP
C/I NP NP NP NP
C/I C/I NP NP NP
C/I C/I C/I NP C/I

GOODHUE COUNTY ZONING ORDINANCE                                                                                                                                                                                                                            
Table of Uses

KEY: P = PERMITTED     NP = NOT PERMITTED     C = CONDITIONAL USE PERMIT     I = INTERIM USE PERMIT     

WECS (Non-Commercial Micro) (Art. 18)

Commercial Outdoor Recreation Storage Structure (size & location to be approved by the Planning 
Advisory Commission)

Public Stable

Non-agricultural Lagoons (In accordance w/ MPCA regulations)
Migratory Labor Camp
Commercial Radio Towers/TV Towers/Transmitters

Institutional
Community Building

Cemetery
Memorial Garden

Park/Recreational Area (operated by a governmental agency)
Park/Recreational Area
Hunting Club/Shooting Preserve
Campground &/or RV Site (Art.16 § 7)
Park Manager's Residence (1 per campground/RV park w/ ≥ 30 campsites)

Recreational 

Miscellaneous

SES (Residential Scale) (Art. 19)
Aircraft Landing Fields & Facilities 

Use

Private School
Nursery School

Sanitary Landfills/Sewage Disposal Works

Commercial Outdoor Recreation Health Facilities

Retreat Centers (Art.11 § 25)

Church

WECS (Meteorological Tower) (Art. 18)

Funeral Home
Hospital, Sanitarium, Philanthropic/Eleemosynary Institutions (except correctional institutions, animal 
hospitals)

WECS (Non-Commercial)  (Art. 18)
WECS (Commercial) (Art. 18)

Public School

SES (Utility Scale)  (Art. 19)
SES (Commercial Scale)  (Art. 19)

Commercial Outdoor Recreation Facilities (including, but not limited to, Golf Courses/Driving Ranges, 
Tennis Courts, Skiing, Swimming Pools, Park Facilities)
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Environmental Health | Land Surveying | GIS 
Telephone:  651.385.3223 

Fax:  651.385.3098 

Lisa M. Hanni, L.S. Director 
Building | Planning | Zoning  
Telephone: 651.385.3104 
Fax: 651.385.3106 

Goodhue County Land Use Management 
Goodhue County Government Center | 509 West Fifth Street | Red Wing, Minnesota 55066 

 County Surveyor / Recorder 

To:  Planning Advisory Commission 
From: Land Use Management  
Meeting Date: February 14, 2022 
Report date: February 4, 2022  
 
PUBLIC HEARING: Request for Map Amendment (Rezone) - Kehren 
Request for map amendment, submitted by Larry Kehren (Buyer) and William Holst (Owner), to 
rezone 24,440 square feet from A-3 (Urban Fringe District) to R-1 (Suburban Residence District).  
 
Application Information: 
Applicant: Larry Kehren (Buyer) and William Holst (Owner) 
Address of zoning request: 33587 Lakeview Drive Lake City, MN 55041 
Parcel(s): 32.200.0220 
Abbreviated Legal Description: Part of the NE ¼ of the NW ¼ of Section 31 TWP 112 Range 12 in 
Florence Township 
Township Information: Florence Township is aware of the request and will be holding a public 
hearing to rezone the property at its February 7th, 2022 Planning Commission meeting.  
Zoning District: A3 (Urban Fringe District) 
 
Attachments and links: 
Application and submitted project summary  
Site Map(s) 
Survey 
Rezone Project Review 
Goodhue County Zoning Ordinance (GCZO): 
http://www.co.goodhue.mn.us/DocumentCenter/View/2428  
 
Summary:  
The Applicant (Larry Kehren) has proposed to purchase 24,440 square feet of parcel 32.200.0220 
owned by William Holst in Florence Township. Parcel 32.200.0220 is currently zoned A-3 (Urban 
Fringe District), the Applicant is required to combine the 24,440 square feet (Parcel B on the 
attached survey) with his existing parcel 32.200.0260 due to A-3 District minimum lot size 
restrictions. This proposed parcel combination requires the 24,440 square feet to be rezoned from 
A3 to R1 (Suburban Residence District) to avoid creating a split-zoned parcel.  

Project Summary: 
Property Information: 
 The Holst property consists of a single parcel comprising approximately 26.62 acres. This 

property is currently used for the Lake City Golf Club. There are several parcels used for the golf 
club in section 31.   

 The Kehren property consists of a single parcel comprising approximately 1.61 acres. Driveway 
access is located off of Territorial Road across a commonly owned parcel on the west side of the 
property.  

 The Holst parcel is currently zoned A-3. Adjacent zoning districts are A-3 to the east, south, and 
west; R1 to the west and north, and A-2 (General Agriculture District) to the north.  

 The Kehren parcel is currently zoned R-1. Adjacent zoning districts are A-3 to the east and north 
and R-1 to the west and south.  
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 Surrounding land uses include medium-density residential. Residential housing located within 
the Golfview Ridge First Subdivision is located off of Golfview Ridge south of the Kehren 
property. Residential housing within the Anderson Oak Ridge Replat is located off of 361st 
Avenue to the north in Section 30. Land utilized for the Lake City Golf Club is located to the 
north and south.  

 The property is not located within a Historic Preservation District. It is not anticipated that any 
scenic or historic amenities will be negatively impacted as a result of the proposed rezone. 

 The parcel is not designated Shoreland or Floodplain. There are some steeper slopes 
(approximately 27%) within the area to be rezoned. There are no Blufflands on the property, but 
care should be taken during any future development of the site to prevent erosion and contain 
runoff during any construction.  
  

Existing/Proposed Uses: 
 The Holst property currently is utilized for the Lake City Golf Club. There are no structures on 

this parcel. The proposed split would not have any negative effects on the current use of the 
property.  

 The Kehren property currently has a single-family dwelling with attached garage and two 
accessory structures. The dwelling is served by a private well and septic system. The Applicant 
intends to combine the proposed 24,440 square foot parcel with his existing parcel.  

 It should be noted that an additional 38,313 square feet (shown as Parcel A on the attached 
survey) are proposed to be split from the Holst parcel. This land will be combined with parcel 
32.200.0270 owned by Lance Meincke. This split and combination will be approved 
administratively because the Meincke parcel is currently zoned A-3 and a split-zoned parcel 
would not be created.  

Planning Information: 
 The R-1 District is intended to provide a district that defines and protects areas suitable for low to 

medium density residential development as the principal use of the land and to allow related 
facilities desirable for a residential environment. The proposed lot combination and rezoning 
would not result in any additional building sites. 

 The property is not currently used for agricultural purposes. The Prime Farmland Rating for 
Agriculture is as follows: 

Soil Name Slope 
Amount 
(acres) 

% of 
Total Prime Farmland Rating 

Hawick sandy loam 18-45% 0.4 88.1% Not Prime Farmland 
Burkhardt sandy loam 0-6% 0.1 11.9% Farmland of Statewide Importance 

 

 The proposed rezone appears compatible with the goals and objectives of the Goodhue County 
Comprehensive Plan:  

“Support the establishment of rural residences to provide rural living opportunities in the 
unincorporated areas of Goodhue County”  

“Soils with Prime Farmland Rating shall be protected from residential development whenever 
possible” 

Staff Recommendation:  

LUM staff recommends the Planning Advisory Commission: 

• adopt the staff report into the record;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and 

 

recommend that the County Board of Commissioners APPROVE the map amendment request from 
Larry Kehren (buyer) and William Holst (owner) to rezone 24,440 square feet of parcel 32.200.0220 
(shown as Parcel B on the official survey) from A-3 (Urban Fringe District) to R-1 (Suburban 
Residence District). 
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 County Surveyor / Recorder 

Project Review per Article 3, Section 2, Subd. 5-10: 
Subd. 5  A.   The names and addresses of the petitioner or petitioners and their signatures to the 

petition.  See application  
B.  Survey information: See application 
C.  The current and proposed district:  A3 to R1 
D.  The current use and the proposed use of the land.  The property to be split is 

currently part of the Lake City Golf Club and is vacant wooded land. 
The Applicant has proposed to split 24,440 square feet of property 
from the Golf Club land and is required to combine it with his 
residential property due to minimum lot size standards in the A3 
District.  

E. The reason for the requested change of zoning district. County Zoning minimum 
parcel size regulations require a parcel of this size (24,440 square feet in 
the A3 District) to be combined with the Applicant’s existing property. 
The Applicant’s property is currently zoned R1 while the land proposed to 
be combined is zoned A3. A rezoning is required to avoid creating a split-
zoned parcel.   

F.  A copy of the soil map showing the soils types within the proposed boundary and the 
surrounding area. A soils map for the site has been prepared. 
G.  Prime Farmland Rating of the soil types in F. 
 The Prime Farmland Rating for Agriculture is as follows: 

Soil Name Slope Amount 
(acres) 

% of 
Total 

Prime Farmland Rating 

Hawick sandy loam 18-45% 0.4 88.1% Not Prime Farmland 
Burkhardt sandy loam 0-6% 0.1 11.9% Farmland of Statewide Importance 

 
H.  A statement of how the requested change is compatible with the Goodhue County Comprehensive 
Plan including but not limited to the following: 

1.  The environmental impacts of the proposed use of land on the: 
a.    Groundwater 
b. Natural plant and animal communities 
c.    Existing trees and vegetation 
d. Bluffland stability 
e.    Shoreland stability 

The parcels are not designated shoreland or floodplain. There are 
some steeper slopes (approximately 27%) on the acreage to be 
purchased and combined. There are no Blufflands on the property.  

2.  The compatibility with surrounding land uses 
Surrounding land uses include medium-density residential. 
Residential housing located within the Golfview Ridge First 
Subdivision is located off of Golfview Ridge. Residential housing 
within the Anderson Oak Ridge Replat is located off of 361st Avenue 
to the north in Section 30. Land utilized for the Lake City Golf Club 
is located to the north and south.  

3. The physical and visual impacts on any scenic or historic amenities within or 
surrounding the proposed parcel. 
It is not anticipated that any scenic or historic amenities will be 
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negatively impacted as a result of the proposed rezone.  
Subd. 6 The housing density of the affected Section 
 Section 31 is a mix of R1, A3, and the city of Lake City. A3 Districts allow a 

maximum of one dwelling per 35 acres. There are currently 19 dwellings 
within the A3 zoned portions of the section. There are currently 14 dwellings in 
the R1 zoned portion of the section. The Applicant intends to purchase 24,440 
square feet of A3 zoned property and combine it with their R1 zoned property.  
Rezoning the acreage to R1 would not affect the existing development 
eligibility of surrounding A3 and R1 parcels as it will not be creating a new 
parcel.  

Subd. 7 The impact on any surrounding agricultural uses 
This property is not currently being farmed and the existing slopes and tree 
coverage would not be conducive to agriculture.  

Subd. 8 The impact on the existing transportation infrastructure 
The Applicant’s property is accessed off of Territorial Road (blacktop surface). 
The change of zone is not anticipated to negatively impact traffic or existing 
transportation infrastructure.  

Subd. 9 The impact on surrounding zoning districts 
 The property to be split and purchased is currently zoned A3. The Applicant’s 

property is currently zoned R1.  Adjacent zoning districts are A3 to the north 
and east and R1 to the west and south. The property is not currently 
contiguous to Lake City city limits.  

Subd. 10 A statement concerning the cumulative effect and compatibility of the requested zoning 
change on the affected Township and any cities located within 2 miles of the proposed 
parcel. 
Rezoning the subject parcel to R1 does not appear to have negative cumulative 
effects on the immediate surrounding area or the City of Lake City. The area is 
used primarily for medium density residential and the Lake City Golf Club.  

Subd. 11. Additional information as may be requested by the Planning Commission or zoning staff. 
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 County Surveyor / Recorder 

To:  Planning Commission 
From: Land Use Management  
Meeting Date: February 14, 2022 
Report date:  February 4, 2022 
 
PUBLIC HEARING: CUP Request to Establish a Greater than 500 Animal Unit Feedlot 
Outside of a Farmyard and a Liquid Manure Storage Basin Exceeding 500,000 Gallons 
Request for a CUP, submitted by Bryan and Kent Billman (Applicants) on behalf of Billman Farms 
LLC, to establish a hog finishing Feedlot for up to 2,400 head (720 Animal Units) outside of a 
Farmyard and construction of an animal waste storage pit exceeding 500,000 gallons. 
  
Application Information: 
Applicant: Bryan and Kent Billman (Applicants)  
Address of zoning request: TBD 150th Ave, Zumbrota, MN 55992 
Parcel(s): 40.015.0400 
Abbreviated Legal: NW ¼ of the NW ¼ of Sect 15 TWP 109 R16 in Roscoe Township 
Township Information: Roscoe Township acknowledged the Applicants’ request at their January 
10th, 2022 meeting. The Township noted that final approval is up to the County. 
Zoning District: A1 (Agriculture Protection District) 
 
Attachments and links: 
Application and submitted project summary (excerpt of submitted materials; full submittal available 
from LUM Department upon request) 
Site Map(s) 
Feedlot Officer Odor OFFSET calculations (Kelsey Petit)  
Goodhue County Zoning Ordinance (GCZO): 
http://www.co.goodhue.mn.us/DocumentCenter/View/2428  
 
Background:  
The Applicants are requesting Conditional Use Permit (CUP) approval to establish a 2,400 head 
swine finishing barn in section 15 of Roscoe Township. The proposal includes construction of a new 
finishing barn with a 1.1 million gallon below-grade manure storage pit.  

The Goodhue County Zoning Ordinance (GCZO) requires CUP approval for all Feedlots exceeding 
500 Animal Units in the A1 District and any animal waste storage pits exceeding 500,000 gallons. 
The proposed barn would be located on an existing unoccupied 29.56-acre property that is currently 
used for row-crop agriculture. Because the property is not currently a registered Feedlot and the 
operators dwelling is not located on the parcel, the proposal would create a new “Feedlot Outside of a 
Farmyard” which also requires CUP approval in Goodhue County.  

Goodhue County Zoning Ordinance: Article 4 Conditional/Interim Uses 
No CUP/IUP shall be recommended by the County Planning Commission unless said Commission specifies 
facts in their findings for each case which establish the proposed CUP/IUP will not be injurious to the use and 
enjoyment of other property in the immediate vicinity for the purposes already permitted, will not 
substantially diminish and impair property values within the immediate vicinity, will not impede the normal 
and orderly development and improvement of surrounding vacant property for uses predominant to the 
area, that adequate measures have been, or will be, taken to provide utilities, access roads, drainage, and 
other necessary facilities, to provide sufficient off-street parking and loading space, to control offensive odor, 
fumes, dust, noise, and vibration so that none of these will constitute a nuisance, and to control lighted signs 
and other lights in such a manner that no disturbance to neighboring properties will result. 
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Project Summary:  
Property Information: 
 The vacant 29.56-acre property is currently used as tilled cropland. The southern portion of the 

property is located within the shoreland of Pine Island Creek. The Feedlot is not proposed to be 
constructed within the shoreland area of the property.  

 The property and all adjacent properties are zoned A1. Surrounding land uses are primarily 
agricultural (feedlots and row-crop agriculture). There is very-low residential density in the 
immediate vicinity with only 4 homes within a half-mile of the site. 

 The barn would be accessed by a new U-shaped aggregate driveway to be located off of 150th AVE 
(aggregate road) on the west side of the parcel. The Applicants will need to obtain any required 
driveway access approvals from Roscoe Township. Emergency vehicle access appears adequate to 
service the property. 

 A large gravel parking/loading pad is planned to the west of the new barn to provide off-street 
parking and off-loading space for trucks.  

Feedlot Facilities: 
 The Applicants are proposing to construct a 200-foot x 102-foot  swine “finishing” barn 

constructed above a 9-foot deep concrete manure containment pit. 

 The barn and manure storage areas have been designed by ProAg Engineering, a Minnesota 
licensed engineering firm. 

 Additional facilities include a small office space in the southwest corner of the barn and 4 feed 
bins to be installed along the northwest corner of the barn. 

Animal Units/Setbacks: 
 The Applicants are proposing to register 2400 head of swine producing a total of 720 Animal 

Units as shown below (new Animal Units shown in red). 

Animal Type A.U. Factor # of Animals Animal Units 

One Head of Swine 

over 300 lbs. 0.4 0 0 

between 55 lbs. and 300 lbs. 0.3 2400 720 

under 55 lbs. 0.1 0 0 

Total Animal Units 720 

 New Feedlots are required to be setback 1000 feet or 94% Odor Annoyance-Free Rating distance 
(as determined by the Odor OFFSET Evaluation Model), whichever is greater, from existing 
dwellings. A 1,469-foot setback is required for the facility to meet a 94% Odor Annoyance-Free 
Rating.  

 The nearest dwelling (owned by Keith Swenson Jr TTEE) is located 1,469-feet west of the 
proposed Feedlot. All dwellings in the vicinity meet minimum setback requirements.  

The Feedlot is not within 2-miles of any municipality. 

 There are currently 2 dwellings located in section 15. As an A1 zoned section, a maximum of 4 
dwellings are allowed in the section. Section 15 has density available for two additional dwellings. 
Any new dwellings will be required to meet a 94% Odor Annoyance-Free Rating distance (as 
determined by the Odor OFFSET Evaluation Model) from the proposed feedlot. The sections 
north and west of the site are also zoned A1 and have either met or exceeded their available 
dwelling density.  

 The proposed Feedlot is sited to comply with all other setback standards of the GCZO including 
property lines, wells, septic systems, Shoreland, Floodplains, sinkholes, and Blufflands. The site 
is not located within an abandoned quarry. 

Drainage/Landscaping: 
 The site has minimal topographic relief with slopes ranging from 2-4% in the project area. The 
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facility would be sited near the highest elevation on the property. There is an existing drainage 
ditch east of the proposed facility which runs into Pine Island Creek.   

 A perimeter tile is proposed around the new barn that would be interconnected with a planned 
field tile drainage system that would likely outlet towards the southeast. 

 An NPDES Stormwater Pollution Prevention Plan (SWPPP) is not required for this project as it 
will will create less than one acre of impervious area.  

Goodhue County Soil and Water Conservation District Technician/Water Planner Chad 
Hildebrand reviewed the Applicant's submittal and offered the following comments: 

“According to the National Wetland Inventory (NWI) – wetlands are located on the parcel. 
There are soil types that are “Partially Hydric” and from aerial review appear to show 
conditions of being wetland areas located on the parcel. Review of the “Site Plans” indicate a silt 
fence to be installed along contour elevation 1173 feet and north or the proposed 
loadout/driveway access area in between the wetland area. Would recommend all silt fences 
and Best Management Practices (BMPs) be installed prior to any earthwork being initiated.”  

The feedlot is not proposed to be established on any wetland areas or areas with hydric soils.  

Nutrient/Waste Management: 
 Animal waste will be collected via a manure containment pit beneath the new barn until it can 

later be field-applied as fertilizer. The pit is subject to MPCA inspection throughout the 
construction process to ensure structural integrity and conformance with approved engineered 
plans. The proposed pit would hold up to 1,100,000 gallons and provide 430 days worth of on-
site storage capacity for the operation.  

Manure Storage Area Status Type Length Width Depth Capacity (Gallons) 

Finishing Barn Proposed Concrete Pit 198’ 8” 99’ 
10” 9.0 1,100,000 

 

 A preliminary Nutrient Management Plan has been submitted for review to the Goodhue County 
Feedlot Officer. The Applicants plan to field apply manure via “knife injection” during the early 
fall. A final review and approval of the Applicants’ Nutrient Management Plan will be required 
before completion of the Feedlot Registration process. 

 An Animal Mortality Plan has also been submitted for initial review. The Applicants plan to 
utilize composting as the primary method of disposal of deceased animals. The location and 
dimensions of the compost site have yet to be determined. 

 The barn will be “total confinement” to reduce off-site odor impacts.  

 The Applicants have not proposed to install a septic system on-site. It should be noted that any 
wastewater from showers, hand wash sink, bathrooms, or any other source of human sewage 
cannot be comingled and must be treated by a septic system permitted by Goodhue County 
Environmental Health. 

A new well will be installed to supply water for the operation. Wells are subject to permit 
approval and inspection from the Goodhue County Environmental Health Department. 

County Feedlot Officer Comments: 
 Goodhue County Feedlot Office Kelsey Petit offered the following comments: 

“With the manure management planner Billman displayed, if practiced correctly Billman will 
take all protective measures to meet state and county requirements to provide sufficient 
protection of all water resources. The manure management planner if used appropriately 
meets all of the nutrient necessities to ensure the nutrients are utilized properly and meet the 
requirements for Goodhue County. With the manure storage Billman can maximize the value of 
the swine manure and incorporate the manure in a timely manner. In addition, there are land 
maps and land application agreements with land owners in the area of the proposed swine 
facility.” 

Draft Findings of Fact: 
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The following staff findings shall be amended to reflect concerns conveyed during the PAC meeting 
and public hearing. 
 

1. The proposed Feedlot and manure storage pit does not appear injurious to the use and 
enjoyment of properties in the immediate vicinity for uses already permitted, nor would it 
substantially diminish and impair property values in the immediate vicinity. The use is located in 
an A1 (Agriculture Protection) zone which was intended to allow for large-scale agricultural 
operations. Large separation distances and very low residential density in the vicinity buffer the 
Feedlot from existing non-compatible uses in the surrounding area. The use appears harmonious 
with the established uses in the vicinity which include primarily cropland and animal agriculture 
operations.  

2. The Feedlot and liquid manure storage pit are not anticipated to impede the normal and orderly 
development or improvement of surrounding vacant property for uses predominant to the area.  
All dwellings meet the minimum setback standards required by ordinance. The proposal meets or 
exceeds all the other development standards of the Goodhue County Zoning Ordinance and 
appears compatible with adjacent land uses. 

3. A review of the Applicants’ submitted project summary indicates adequate utilities, access roads, 
drainage, and other necessary facilities are available or will be installed to accommodate the 
proposed use.  

4. The submitted plans identify means to provide sufficient off-street parking and loading space to 
serve the proposed use and meet the Goodhue County Zoning Ordinance’s parking requirements.  

5. The submitted plans detail adequate measures to prevent or control offensive odor, fumes, dust, 
noise, and vibration so that none of these will constitute a nuisance. Furthermore, the Applicants’ 
plans appear capable of controlling lights in such a manner that no disturbance to neighboring 
properties will result. The new barn and manure pit are “total confinement” and manure is field 
applied via “knife injection” to minimize odor and fume impacts to surrounding landowners.  

Staff recommendation is based on the review of the submitted application and project area prior to 
the public hearing. 
 

Staff Recommendation: 
LUM Staff recommends the Planning Advisory Commission  

• adopt the staff report into the record;  
• adopt the findings of fact;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and 

 

Recommend the County Board of Commissioners APPROVE the CUP requests, submitted by Bryan 
and Kent Billman (Applicants) on behalf of Billman Farms LLC (Owners), to establish a hog finishing 
Feedlot Outside of a Farmyard for up to 720 Animal Units and construction of an animal waste 
storage pit of up to 1,100,000 gallons. 
Subject to the following conditions: 

1. The Feedlot shall be constructed according to submitted plans, specifications, and narrative 
unless modified by a condition of this CUP;  

2. Applicants shall obtain Building Permit approvals from the Goodhue County Land Use 
Management Department prior to establishing the use; 

3. A stormwater management and erosion control plan shall be submitted for administrative 
review as part of the Building Permit Application for the project;  

4. Compliance with Goodhue County Zoning Ordinance including, but not limited to, Article 21 
(Agriculture Protection District) and Article 13 (Confined Feedlot Regulations); 

5. Compliance with all necessary State and Federal registrations, permits, licensing, and 
regulations. 
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To:  Planning Advisory Commission 
From: Land Use Management  
Meeting Date: February 14, 2022 
Report date: February 4, 2022 
 
PUBLIC HEARINGS: Cannon Falls Veterans Memorial Park (Jim Boo, Applicant and 
James Edlund, Owner) 
TBD CTY 14 BLVD, Cannon Falls, MN 55009. Parcel 28.031.1801. Part of Government Lots 4 and 5 
Section 31 TWP 112 Range 17 in Cannon Falls Township. A-2 Zoned District.  
 
1. Map Amendment (Rezone) 
Request for map amendment to rezone parcel 28.031.1801 from A-2 (General Agriculture District) to 
CR (Commercial Recreational District).  
 
2. CUP for a Veterans Memorial Park and Banquet Facility 
Request for a Conditional Use Permit (CUP) to establish a Veterans Memorial Park with banquet 
facility/event space and nature trails. 
 
Application Information: 
Applicant(s): Jim Boo, Applicant, and James Edlund, Owner 
Address of zoning request: TBD County 14 BLVD Cannon Falls, MN 55009 
PID(s): 28.031.1801 
Abbreviated Legal: Part of Government Lots 4 and 5 Section 31 TWP 112 Range 17 in Cannon Falls 
Township 
Zoning District: A2 (General Agriculture District) 
 
Attachments and links: 
Application and submitted project summary  
Site Map(s) 
Project Review (Rezone) 
Article 30 Commercial Recreational District 
Goodhue County Zoning Ordinance (GCZO): 
http://www.co.goodhue.mn.us/DocumentCenter/View/2428  
Goodhue County Assembly Controls Ordinance: 
https://www.co.goodhue.mn.us/DocumentCenter/View/7639/Assembly-Control-Ordinances-
1977?bidId= 
 
Summary:  
The Applicant (Jim Boo) and property owner (James Edlund) are requesting to rezone parcel 
28.031.1801 to the Commercial Recreational District and are subsequently requesting a Conditional 
Use Permit to establish a Veterans Memorial Park with banquet facility/event space and nature trails 
open to the public. 

The memorial would consist of one monument at the property entrance and a memorial area in the 
center of the development. A banquet facility capable of seating up to 700 people would be 
established to host various events throughout the year. A restaurant would also be constructed inside 
the banquet facility which would be open to the public. There would also be several acres of natural 
area on the property to be utilized as nature/walking trails.   
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1. Map Amendment (Rezone) 

Request for map amendment to rezone Parcel 28.031.1801 from A2 (General Agriculture District) to CR 
(Commercial Recreational District). 

Project Summary: 

Property Information: 
 The subject property consists of one parcel comprising approximately 89-acres situated less than 

one mile south of the City of Cannon Falls immediately west of Highway 52.  

 The property is currently zoned A-2 General Agriculture District.  Adjacent zoning districts are R-
1 Suburban Residence District to the west, A-2 to the east (across Highway 52), south, and north, 
and B-2 Highway Business District to the north.  

 Surrounding land uses include undeveloped forestlands, row crop agriculture, and medium to 
low-density residential.  

 The property will be accessed via the new CSAH 14 which is proposed to be paved summer of 
2022. This road will connect County 24 to the north with 57th Avenue/current CSAH 14 to the 
south along the existing 63rd Avenue. Goodhue County Public Works is currently working with 
the Applicant regarding proposed access and turn lanes for the project.   

 The 89-acre parcel will be split by the new road establishment. Approximately 64.16 acres will be 
west of the new CSAH 14 and will be where the park and facilities will be constructed. 
Approximately 25.02 acres will be east of CSAH 14 and is not proposed to be used for the 
development.  

Existing/Proposed Uses: 
 The parcel is currently vacant. The Applicant is proposing to establish a Veterans Memorial on 

the property along with a banquet facility/restaurant and nature/walking trails.  

Planning Information: 
 The intent of the CR 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 incompatible commercial and 
industrial uses. The Commercial Recreational District shall not be an overlay district, but shall be 
an exclusive district when used.  

 The property is not currently farmed and has not been used for agricultural purposes since 
around the 1980s. The Prime Farmland Rating for Agriculture is as follows: 

Soil Name Slope 
Amount 
(acres) 

% of 
Total Prime Farmland Rating 

Wangs-Wagen Prairie 
Complex 6-12% 24.6 

 
26.6% Not Prime Farmland 

Wangs-Wagen Prairie 
Complex  12-18% 10.8 

 
11.7% Not Prime Farmland 

Wangs-Wagen Prairie 
Complex 18-35% 8.3 

 
9.0% Not Prime Farmland 

 
Rasset Sandy Loam 0-6% 6.0 

 
6.5% Prime Farmland 

 
Rasset Sandy Loam 6-12% 6.5 

 
7.0% Farmland of Statewide Importance 

 
Winneshiek Silt Loam 6-12% 2.8 

 
3.1% Farmland of Statewide Importance 

 
Wagen Prairie Silt Loam 2-6% 4.9 

 
5.3% Prime Farmland 

Frontenac-Bellechester 
Complex 18-45% 0.9 

 
0.9% Not Prime Farmland 
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Ridgeton Sandy 
Substratum Eden Prairie 
Complex 6-12% 0.1 

 
 
0.1% Farmland of Statewide Importance 

 
Sparta Loamy Sand 6-12% 1.7 

 
1.8% Not Prime Farmland 

 
Chelsea Loamy Sand 6-12% 1.2 

 
1.3% Not Prime Farmland 

Waucoma-Winneshiek 
Complex 6-12% 3.0 

 
3.2% Farmland of Statewide Importance 

Winneshiek-Waucoma 
Complex 12-18% 6.5 

 
7.0% Not Prime Farmland 

 
Waucoma Loam 2-6% 7.2 

 
7.8% Prime Farmland 

Volney Channery Silt 
Loam 2-12% 7.9 

 
8.5% Not Prime Farmland 

 

 The proposed rezone appears compatible with the goals and objectives of the Goodhue County 
Comprehensive Plan:  

“Encourage new opportunities for outdoor tourism and recreation throughout the county” 

“Provide for recreational opportunities to meet the needs and interests of county residents while 
ensuring that recreational uses are compatible with the natural limitations of each specific site 
and surrounding uses” 

“Support a broad-based, diversified, stable, year-round economy that provides a range of 
goods, services, and employment opportunities.” 

 Dwelling development density in the A2 District is a maximum of 12 dwellings per section, and 
one dwelling per original ¼ ¼ section. There are currently 19 dwellings in Section 31 therefore 
there is no additional dwelling density available in the section. Dwellings are not a permitted use 
within the Commercial Recreational District. 

Cannon Falls Township: 
Cannon Falls Township has been made aware of the applicant’s requests and provided written 
acknowledgement of the proposal. The Township indicated that it is in favor of the proposed 
property rezoning and proposed uses. The Township will consider rezoning the parcel at the 
Township level at their Planning Commission meeting on February 3, 2022 and Town Board meeting 
on February 9, 2022.  
 
Staff Recommendation: 
LUM Staff recommends the Planning Advisory Commission  

• adopt the staff report into the record;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and 

 

Recommend the County Board of Commissioners APPROVE the map amendment request from 
Jim Boo, Applicant and James Edlund, Owner to rezone parcel 28.031.1801 from A-2 (General 
Agriculture District) to CR (Commercial Recreational District). 
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Goodhue County Zoning Ordinance: Article 4 Conditional/Interim Uses 
No CUP/IUP shall be recommended by the County Planning Commission unless said Commission 
specifies facts in their findings for each case which establish the proposed CUP/IUP will not be 
injurious to the use and enjoyment of other property in the immediate vicinity for the purposes 
already permitted, will not substantially diminish and impair property values within the 
immediate vicinity, will not impede the normal and orderly development and improvement of 
surrounding vacant property for uses predominant to the area, that adequate measures have been, 
or will be, taken to provide utilities, access roads, drainage and other necessary facilities, to 
provide sufficient off-street parking and loading space, to control offensive odor, fumes, dust, noise 
and vibration so that none of these will constitute a nuisance, and to control lighted signs and other 
lights in such a manner that no disturbance to neighboring properties will result. 
 

2. CUP for a Veterans Memorial Park and Banquet Facility 

Request for a Conditional Use Permit (CUP) to establish a Veterans Memorial Park with banquet facility/event 
space and nature trails.   

PROJECT SUMMARY: 

Property Information: 
The Applicant (Jim Boo) and property owner (James Edlund) are requesting a Conditional Use 
Permit to establish a Veterans Memorial Park with banquet facility/event space and nature trails 
open to the public on parcel 28.031.1801. The park would be founded by former US Naval Officer 
Lieutenant Fong T Lor who served 11 years flying F14 Tomcats off of the USS America.  

Adjacent zoning districts are R-1 Suburban Residence District to the west, A-2 to the east (across 
Highway 52), south, and north, and B-2 Highway Business District to the north. Surrounding land 
uses include medium to low-density residential, agriculture (row crop) land, and vacant land not 
used for agriculture with wooded areas.  
 
Veterans Memorial: 
 The Applicant has proposed to establish a park with a Veterans Memorial monument in the 

center and a smaller monument at the entrance of the facility. These memorials would honor 
American soldiers’ sacrifice and would be a gathering place year round to honor their legacy.   
 

Banquet Facility: 
 The Applicant has proposed to construct a 200,000 square foot banquet facility/event space on 

the property to host events of varying sizes throughout the year. The building would also house a 
restaurant that would be open to the public. Seating for up to 700 people would be available 
within the banquet facility. 
 

Nature Trails: 
 The Applicant has proposed to create nature trails on the property for public use. These trails 

would be established to the north, west, and south of the proposed banquet facility.  
  
Employees: 
 The Applicant has indicated that 2 to 6 employees may be needed on the property for general 

daytime use throughout the year. During events or when the restaurant is open closer to 20 
employees will be needed on-site.   

Hours of Operation: 
 The applicant is proposing hours of operation for the property to be year-round, 7-days a week 

from approximately 9 a.m. to 9 p.m. Hours would vary during special events however all events 
would conclude by midnight.  

Lighting: 
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 Lighting would be established to illuminate the Veterans Memorials and parking lots.  

Traffic and Parking: 
 The property will be accessible from CSAH 14. The Applicant must work with Goodhue County 

Public Works to establish a driveway entrance onto the new roadway and to determine whether 
turn lanes will be required.  
 

 The Zoning Ordinance specifies the number of parking spaces required for “…assembly halls and 
exhibition halls without fixed seats. Community centers…” as being 1 space per 4 people allowed 
within the maximum occupancy load as established by the Fire Marshall. Parking required for 
restaurants equals one space per each 100 square feet of floor area plus one for each two 
employees. Staff will calculate the appropriate number of spaces required upon receipt of 
construction drawings, specific employee numbers, and maximum occupancy calculations from 
the Fire Marshall. Ample space exists on the property to accommodate these parking area 
requirements.  

 The Applicant has indicated that the main parking areas will be paved and there will be gravel 
overflow parking areas for special events.  

 No parking would be permitted within the road right-of-way. 

 Traffic entrance and exit routes would be large enough to accommodate emergency vehicle 
access.  

 The banquet facility would have dedicated loading bays and a staff parking area to the rear (west) 
of the structure.  

Utilities: 
 There are currently no utility services installed on the property. A new well and septic system will 

be required for the banquet facility. The Applicant will need to work with the Goodhue County 
Environmental Health Department and Minnesota Pollution Control Agency regarding septic 
sizing and installation.  
 

 Solid waste disposal services will be provided locally. Any hazardous materials or fluids 
generated shall be properly disposed of.  

Signage: 
 The applicant is proposing to install an entrance monument. The monument would be required 

to meet all required County signage standards and setback standards from the right-of-way.  
 
Safety and Security Measures: 
 Video surveillance and lighting will be used as security measures on-site. The Applicant has 

indicated that they are willing to install a gate at the entrance of the facility if required by 
Goodhue County. The Planning Commission should consider whether a gate at the entrance 
should be required.  

Landscaping/Drainage: 
 Grading will need to occur on the property to prepare building and monument sites, parking 

areas/access roads, and nature trails. The Applicant has proposed to install a stormwater pond 
on the property in an appropriate location to be determined by a professional engineer. The 
Applicant would be required to work with Goodhue County Zoning Administrator and the Soil 
and Water Conservation District regarding all appropriate grading and establishment of erosion 
control measures during construction.  
 

Dust/Noise/Odor/Fumes: 
 No nuisance dust, odor, or fumes are anticipated to be generated with the proposal. Noise 

generated during events is planned to be confined generally within the banquet hall and 
surrounding area to minimize impacts to neighboring properties.  The property is surrounded by 
wooded areas to the north and west and Highway 52 to the east. The nearest adjacent residence 
(Bruce Showel) is located approximately 0.25 miles west of the proposed structure.  
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Food & Liquor Provisions: 
 All required federal, state, and local health licensing, and other regulatory requirements must be 

followed for any restaurant and food service areas. 

Assembly Controls Ordinance Review: 

 With the proposed size and capacity of the banquet facility and surrounding acreage for events, 
staff reviewed the County’s Assembly Controls Ordinance for the proposed development. Section 
8 Subd. 3 states “This ordinance shall not apply to any regularly established, permanent place 
of worship, stadium, athletic field, arena, auditorium, coliseum, County Parks or trails, or other 
similar permanently established place of assembly.” The proposed banquet facility and park 
would be considered permanent places of assembly and therefore separate permits under the 
Assembly Controls Ordinance would not be required from the County Board for each event 
exceeding 500 people.  

 Staff would recommend the Planning Commission include conditions based on language found in 
the Assembly Controls Ordinance. Staff also recommends a condition that the Applicant or future 
operator communicate with and provide information to Zoning staff and the Sherriff’s office prior 
to hosting publicly advertised events exceeding 500 people.  

 

Draft Findings of Fact: 
The following staff findings shall be amended to reflect concerns conveyed during the PAC meeting 
and public hearing. 
 

1. The proposed Veterans Memorial Park and banquet facility do not appear injurious to the use 
and enjoyment of properties in the immediate vicinity for uses already permitted, nor would it 
substantially diminish and impair property values in the immediate vicinity. The property is 
along the Highway 52 corridor and will have improved accessibility upon completion of the 
CSAH 14 construction project. The proposed use would be established in an area with nearby 
properties zoned B-2 Highway Business District.  

2. The Veterans Memorial Park and banquet facility are not anticipated to impede the normal and 
orderly development and improvement of surrounding vacant property for uses predominant to 
the area. The use is proposed to meet all development standards of the Goodhue County Zoning 
Ordinance. The majority of activity on the property will be contained within the banquet facility 
and on surrounding acreage. The use does not appear incompatible with surrounding uses.   

3. A review of the applicants submitted project summary indicates adequate utilities, access roads, 
drainage, and other necessary facilities will be installed to accommodate the proposed use.  

4. The submitted plans identify means and space is available to provide sufficient off-street parking 
and loading space to serve the proposed use and meet the Goodhue County Zoning Ordinance’s 
parking requirements.  

5. The Veterans Memorial Park and banquet facility are not anticipated to produce offensive odor, 
fumes, dust, or vibration. The distance of the site from existing nearby residences and established 
vegetative buffers appear sufficient to control noise so that it will not constitute a nuisance.  

Staff recommendation is based on the review of the submitted application and project area prior to 
the public hearing. 
 
Staff Recommendation: 
LUM Staff recommends the Planning Advisory Commission  

• adopt the staff report into the record;  
• adopt the findings of fact;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and 

Recommend that the County Board of Commissioners APPROVE the request from Jim Boo, 
Applicant and James Edlund, Owner for a Conditional Use Permit (CUP) to establish a Veterans 
Memorial Park with banquet facility/event space and nature trails. The proposal includes provisions 
for memorials, banquet facility and restaurant space, and various public park spaces.  
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Subject to the following conditions: 

1. Activities shall be conducted according to submitted plans, specifications, and narrative 
unless modified by a condition of this CUP;  

2. Hours of operation for the memorial and park area shall be year-round, 7-days per week from 
9 a.m. to 9 p.m.; 

3. Hours of operation for the restaurant and banquet facility shall be year-round, 7-days per 
week from 7:00 AM to 10:00 PM; 

4. Special events shall end no later than 12:00 AM (midnight); 

5. On-street parking and loading/off-loading shall be prohibited; 

6. The Goodhue County Zoning Administrator and Sheriff’s Office shall be notified no less than 
30-days prior to any publicized events with over 500 people; 

7. Notification of events with over 500 people shall include the dates and times of the event, the 
purpose of the event, provisions for noise control, traffic control measures, provisions for 
additional septic/wastewater facilities, and a list of food concessioners for the events; 

8. Events with over 500 people shall have on-site security and medical services. Evidence of 
these services shall be provided to the Zoning Administrator no less than 30-days prior to the 
event;  

9. Applicant shall obtain Building Permit approvals for proposed structures from the Goodhue 
County Building Permits Department prior to beginning construction; 

10. Applicant shall obtain all appropriate well and septic system permits from the Goodhue 
County Environmental Health Department and Minnesota Pollution Control Agency prior to 
establishing the use; 

11. Compliance with Goodhue County Zoning Ordinance including Article 30 CR, Commercial 
Recreational District; 

12. Compliance with all necessary State and Federal registrations, permits, licensing, and 
regulations; and 

13. Applicant shall work with the Goodhue Soil and Water Conservation District regarding 
proposed grading and erosion control measures prior to beginning work. 
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Environmental Health | Land Surveying | GIS 
Telephone:  651.385.3223 

Fax:  651.385.3098 

Lisa M. Hanni, L.S. Director 
Building | Planning | Zoning  
Telephone: 651.385.3104 
Fax: 651.385.3106 

Goodhue County Land Use Management 
Goodhue County Government Center | 509 West Fifth Street | Red Wing, Minnesota 55066 

 County Surveyor / Recorder 

Project Review per Article 3, Section 2, Subd. 5-10: 
 
Subd. 5  A.   The names and addresses of the petitioner or petitioners and their signatures 

to the petition.  See application  
B.  Survey information: See application 
C.  The current and proposed district:  A2 to CR 
D.  The current use and the proposed use of the land.  The property is 

currently vacant. The Applicant is proposing to establish a 
Veterans Memorial on the property along with a banquet 
facility/restaurant and nature/walking trails.  

E. The reason for the requested change of zoning district. The applicant is 
requesting the zone change to enable a Veterans Memorial, banquet 
center, and nature trails to be established on the property. This type 
of facility is not permissible in the A2 District.  

F.  A copy of the soil map showing the soils types within the proposed boundary 
and the surrounding area. A soils map for the site has been prepared. 
G.  Prime Farmland Rating of the soil types in F. 
 The Prime Farmland Rating for Agriculture is as follows: 

Soil Name Slope 
Amount 
(acres) 

% of 
Total Prime Farmland Rating 

Wangs-Wagen Prairie 
Complex 6-12% 24.6 

 
26.6% Not Prime Farmland 

Wangs-Wagen Prairie 
Complex  12-18% 10.8 

 
11.7% Not Prime Farmland 

Wangs-Wagen Prairie 
Complex 18-35% 8.3 

 
9.0% Not Prime Farmland 

 
Rasset Sandy Loam 0-6% 6.0 

 
6.5% Prime Farmland 

 
Rasset Sandy Loam 6-12% 6.5 

 
7.0% Farmland of Statewide Importance 

 
Winneshiek Silt Loam 6-12% 2.8 

 
3.1% Farmland of Statewide Importance 

 
Wagen Prairie Silt Loam 2-6% 4.9 

 
5.3% Prime Farmland 

Frontenac-Bellechester 
Complex 18-45% 0.9 

 
0.9% Not Prime Farmland 

Ridgeton Sandy 
Substratum Eden Prairie 
Complex 6-12% 0.1 

 
 
0.1% Farmland of Statewide Importance 

 
Sparta Loamy Sand 6-12% 1.7 

 
1.8% Not Prime Farmland 

 
Chelsea Loamy Sand 6-12% 1.2 

 
1.3% Not Prime Farmland 

Waucoma-Winneshiek 
Complex 6-12% 3.0 

 
3.2% Farmland of Statewide Importance 
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Winneshiek-Waucoma 
Complex 12-18% 6.5 

 
7.0% Not Prime Farmland 

 
Waucoma Loam 2-6% 7.2 

 
7.8% Prime Farmland 

Volney Channery Silt 
Loam 2-12% 7.9 

 
8.5% Not Prime Farmland 

 
H.  A statement of how the requested change is compatible with the Goodhue 
County Comprehensive Plan including but not limited to the following: 

1.  The environmental impacts of the proposed use of land on the: 
a. Groundwater 
b. natural plant and animal communities 
c.    existing trees and vegetation 
d. Bluffland stability 
e. shoreland stability 

The property is not designated shoreland or floodplain. There are 
some areas that may qualify as wetlands. Any future disturbance 
to these areas would be required to conform to the requirements 
in place designed to protect these sensitive areas from the 
potential negative impacts of development. There are no areas 
designated as bluffs on the parcel. The proposed use would retain 
several acres of natural areas for the proposed nature trails. 
2.  The compatibility with surrounding land uses 

Adjacent land uses include undeveloped forestlands, row crop 
agriculture, and medium to low-density residential. Given the 
property’s proximity to Highway 52, the extension of CSAH 14, 
and the zoning designation of parcels to the north as Highway 
Business District the use does not appear incompatible with 
surrounding uses. The proposed banquet hall would be 
located away from the existing residential development to the 
west. 

3. The physical and visual impacts on any scenic or historic amenities 
within or surrounding the proposed parcel. 
It is not anticipated that any scenic or historic amenities will 
be negatively impacted as a result of the proposed rezone.  

Subd. 6 The housing density of the affected Section 
 Section 31 is currently zoned A2 with two parcels zoned B2 Highway 

Business District. A2 Districts permit a maximum of 12 dwellings per 
section, one per original ¼ ¼ section. Section 31 currently has 19 
dwellings therefore no additional dwellings would be permitted within 
this section. Single-family dwellings are not a permitted or conditionally 
permitted use in the CR zone so the dwelling density would be 
unaffected by the change of zone.  

Subd. 7 The impact on any surrounding agricultural uses 
This property is not being farmed; there are crop farming activities to 
the south and west but the change of zone is not expected to impact 
those operations.  

Subd. 8 The impact on the existing transportation infrastructure 
The property will be accessed using the new CSAH 14 connection to 
County 24. The Applicant will need to work with Goodhue County Public 
Works to determine whether turn lanes will need to be added to CSAH 
14 and to obtain proper permits for a new access point onto a County 
road.  
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Subd. 9 The impact on surrounding zoning districts 
 The property is currently zoned A2.  Adjacent zoning districts are A2 

and B2 to the north, A2 to the east and south, and R1 to the west. 
Rezoning the parcels to CR would not appear to have any substantial 
negative impacts to the existing and potential future uses of the 
surrounding zoning districts.  

Subd. 10 A statement concerning the cumulative effect and compatibility of the requested 
zoning change on the affected Township and any cities located within 2 miles of the 
proposed parcel. 
Rezoning the subject parcels to CR does not appear to have negative 
cumulative effects on the immediate surrounding area or Cannon Falls. 
Cannon Falls Township has considered the request and given their 
support for the proposal.   

Subd. 11. Additional information as may be requested by the Planning Commission or zoning 
staff. 

 













Cannon Falls Veterans Memorial Park

The Cannon Falls Veterans Memorial Park will be a special place to honor American

Soldiers and remember those lost during war.The founder of the Veterans Memorial

Park is former US Naval Officer Lieutenant Fong T Lor. Lieutenant Lor served 11 years

flying F14 Tomcats off the USS America. Lieutenant Lor is passionate about building a

Veterans Memorial Park in Cannon Falls, MN to give back and honor the sacrifice for

American soldiers. The Memorial Park will be a gathering place where everyone can

visit year round and honor the legacy and remember the  American soldiers and their

allies that have fought and served our country.



 

• A proposed site plan for the property showing the building(s), parking areas/sizes of parking 
areas, location of memorial(s), location of the trails, etc. 

Attached 
 

• They would like to see a detailed narrative for the project, why you are pursuing this, what your 
business plans/goals are etc. 

Attached 
 

• I will need a professional survey of the property for the rezoning request 
Attached 
 

• Specific information on the needed grading, engineered plans or concepts, topographical surveys 
or other documents showing consideration is being given to best practices for grading 

We are at the beginning stages of planning. We do have topographical surveys attached, and 
are aware of how to best manage erosion, water drainage etc. We would like to get a little 
further along the approval process, or make sure this would be allowable before spending a 
large amount of money doing engineering.  
 

• I would have you specify the hours of operation for events by at least noting that events would 
conclude by midnight (or another specific time). 

Hours of operation will generally be 9am to 9pm unless there are special events. Hours may 
vary on weekends, for the restaurant or things of that nature, special events will be done by 
midnight.  
 

• Specific information on how noise will be kept at bay, this may mean concluding outdoor events 
at dark or only allowing outdoor events away from the dwellings to the west of the property. 

Noise shouldn't affect neighbors, closest neighbors would be over a quarter mile away. There 
may be Fourth of July fireworks or things of that nature, other than that noise should be minimal. 
Any outdoor music will be monitored, and would not be a “concert” setting so it will not be very 
loud.   
 

• I would want a specific number of employees, this is required for parking calculations, an estimate 
is fine at this point. 

Depending on hours of operation we can see 2-6 employees for general daytime use, and 
closer to 20 employees for events or during restaurant hours. Parking for employees will be 
behind the banquet hall area along with loading docs.  

 
• For security they will want to know whether the property will be always open, will there be a gated 

entrance to prevent people from coming at night? Will there be security cameras on-site?  
Video surveillance and lighting will be in place. A gate at the entrance would also be an option 
as well if required but has not been extensively panned at this point. We would like to keep the 
park as open and welcoming as possible, so a gate would not be ideal.   
 



















Goodhue County Zoning Ordinance Article 30  Amended November 6, 2018 

  

ARTICLE  30     CR, COMMERCIAL RECREATIONAL 
DISTRICT 

SECTION  1.  PURPOSE 
The intent of 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 incompatible commercial 

and industrial uses.  The Commercial Recreational District shall not be an overlay district, but shall 

be an exclusive district when used.  

SECTION  2.  PERMITTED USES 
Subd.  1.  None. 

SECTION  3.  CONDITIONAL USES AND INTERIM USES 
All condition and interim uses are subject to zoning and building permits. 

Subd.  1. Resort facilities to include lodges, guesthouses, cabins and retreat facilities. 

Subd.  2. On-site taverns where the main function is servicing a resort or recreational 

development. 

Subd.  3. On-site restaurants where the main function is servicing a resort or recreational 

development. 

Subd.  4. Golf courses and clubhouses. 

Subd.  5. Dinner theaters. 

Subd.  6. Ski areas, ski jumps, related lifts, lodges, and maintenance facilities. 

Subd.  7. Yacht slips, service and storage marinas, harbor and docking facilities subject also to 

all approved regulations and ordinances of governmental agencies for the same. 

Subd.  8. Campgrounds and Recreational Vehicle sites. 

Subd.  9. Nature trails, snowmobile trails, ski trails, and similar facilities. 

Subd. 10. Museums and commercialized historical attractions. 

Subd. 11. Accessory uses to be determined through the CUP process. 

Subd. 12.  Outdoor recreational uses including, but not limited to:  zip lines, rope or disc golf 

courses and mountain bike trails.  

Subd. 13.  Outdoor concert facilities. 
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SECTION  4.  GENERAL DISTRICT REGULATIONS 
Subd.  1. Maximum height limitations for structures and related facilities shall be determined 

through the CUP process. 

Subd.  2. Each lot or parcel shall have an area of not less than two (2) acres. 

Subd. 3. Structures shall meet the following setbacks: 

A. Front yard 

1. A front yard of not less than forty five (45) feet shall be provided as 

measured from the right-of-way line of any public road or highway. 

2. In the event any building is located on a lot at the intersection of two (2) or 

more roads or highways, such a lot shall have a front yard abutting each 

such road or highway. 

B. Side and Rear Yard 

1. Side and Rear yards shall be a minimum of thirty (30) feet. However, 

livestock buildings shall be subject to a side and rear yard setback of one 

hundred (100) feet. 

Subd. 4. Lot Width. Each lot shall have a minimum width of one hundred (100) feet. 
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Subd. 1 A separate license shall be required for each Assembly and each location in which 
500 or more people assemble or can reasonably be anticipated to assemble. 

Subd. 2 A license shall permit the Assembly of only the maximum number of people 
stated in the license.  The license shall not sell tickets to, nor permit to assemble 
at the licensed location more than the maximum permissible number of people. 

Subd. 3 This ordinance shall not apply to any regularly established, permanent place of 
worship, stadium, athletic field, arena, auditorium, coliseum, County Parks or 
trails, or other similar permanently established place of assembly.   

Subd. 4 This ordinance shall not apply to fairs or other Assemblies held at the Goodhue 
County fairgrounds or “Breakfast at the Farm” events. 

Subd. 5 This ordinance may be required as part of other licenses, permits, ordinances, or 
regulation of Goodhue County. 

Subd. 6 If liquor is sold or distributed as part of the Assembly, the applicant must also 
obtain, or provide proof of, the appropriate liquor licenses or permits (including 
Caterer’s Permits) from the State of Minnesota and from Goodhue County. 

Subd. 7 This ordinance shall not apply to a family celebratory gatherings taking place 
entirely upon the premises of a family member. 

Subd. 8 Each license granted to an applicant under this Ordinance shall not be non-
transferable.  

 
SECTION 8.  PROCEDURE 
Subd. 1 Upon receipt of a completed application for a license to hold an actual or 

anticipated assembly of 500 or more persons, the County Board shall schedule a 
public hearing at a time and in a location to be prescribed.  The public hearing 
may be continued from time to time and additional hearings may be held. 

Subd. 2 The County Board shall base its decision, including any conditions, on 
consideration of the elements contained in the information provided with the 
application, information gathered from the public hearing, and any additional 
information provided by the public or staff. 

SECTION 9.  APPLICATION  
Subd. 1 As part of the application, the applicant shall provide information to address: 

 A. The nature or purpose of the Assembly; 

B. The dates and times in which the Assembly will occur; 

 C. The maximum number of tickets to be issued; 

D. The maximum number of persons, including staff, which will be on the 
site during the Assembly dates and times. 

Subd. 2 As part of a completed application, the applicant shall submit a site map and 
provide plans for: 

A. enclosing the location of the assembly with a barrier of sufficient height 
and strength to prevent people in excess of the maximum permissible 
from gaining access to the grounds;  

B. sound control of the Assembly not to exceed limits outlined in the 
Performance Standards of this ordinance;   
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  C. potable water supplies and locations of access; 

D. the number and location of sanitary facilities on the site; facilities shall 
meet all state and local specifications sufficient for the maximum number 
of people to be assembled at the rate of at least one toilet for every 150 
persons;   

E. the management and disposal of solid waste generated on site;   

F. medical services on site for the duration of the Assembly; 

G. appropriate illumination of the location of the Assembly and the parking 
locations if the Assembly is to continue during hours of darkness;  

H. parking area size and location of lots, points of highway access, and 
interior roads including routes between highway access and parking lots;    

I. traffic control measures and surrounding routes adjacent to the site to be 
used to enter and exit the Assembly.  Traffic control measures shall be 
based upon the Manual on Uniform Traffic Control Devices;  

J. onsite security services; 

K. fire protection services;  

L. food concessioners, including their license and permit numbers, who will 
be allowed to operate on the grounds for the Assembly; 

 
SECTION 10.  PERFORMANCE STANDARDS 
The performance standards established by this ordinance are designed to ensure that assemblies 
are conducted in a safe, sanitary manner. 
 
Subd. 1 The Assembly activity, excluding preparation or dismantling of the event, shall be 

limited to 10am through midnight on the dates of the event. 
 
Subd. 2 Signs for the Assembly shall be subject to the restrictions in the Goodhue County 

Zoning Ordinance regulating Temporary signs. 
 
Subd. 3 No on-street parking, or parking in a road right of way, is allowed. 
 
Subd. 4 Minimum parking shall be one (1) parking space for each four (4) people.  
 
Subd. 5 Overnight camping shall require a Conditional Use Permit according to the 

Goodhue County Zoning Ordinance. 
 
Subd. 6 Sound control of the Assembly shall not exceed the Noise Standards, Noise Area 

Classification 1, as defined in Minnesota Rules 7030.0040 and Minnesota Rules 
7030.0050, at the property boundary of the location of the Assembly. 

 
Subd. 7 The activities must comply with all pertinent State and Federal registrations, 

permits, licensing, and regulations. 
 
Subd. 8 Prior to the Assembly event, the applicant shall provide a cash or irrevocable 

Letter of Credit in an amount to be determined by the County Board.  The 
applicant shall indemnify and hold harmless Goodhue County or its agents, 
officers, servants, and employees from any liability or causes of action which 
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might arise by reason of granting this license, and from any cost incurred in 
cleaning up, removal, and disposal of any solid waste or other material 
produced or left by the Assembly. 

 
Subd. 9 The applicant shall file with the County Auditor, a Certificate of Insurance 

demonstrating/identifying that the applicant has obtained a policy of insurance 
in amount not less than one million dollars ($1,000,000) for bodily injury or 
death of one person, and not less than one million dollars ($1,000,000) for 
bodily injury or death of two or more persons in any one incident, and not less 
than one million dollars ($1,000,000) for damage to property, insuring the 
applicant against liability for injury, death or property damage arising out of the 
Assembly. 

Subd. 10 For local authority or law enforcement contact purposes, a designated onsite 
Administrative Control Center shall be staffed by the applicant or its employees 
during the entire Assembly event.  Contact information for Administrative 
Control staff, including names and telephone numbers, must be provided to the 
County one week prior to the Assembly.    

 
SECTION 11.  ISSUANCE 
If a license is approved by the County Board, the license shall only be valid for the specified 
dates and any conditions as set forth in the license.  

 
SECTION 12.  REVOCATION 
The license may be revoked by the County Board if any of the conditions required for the issuing 
of, or contained in the license are not in compliance, or if any condition previously met ceases to 
be in compliance. 
 
Costs related to the enforcement or revocation of an issued license shall be assessed to the 
property on which the Assembly took place. 
 
SECTION 13.  VIOLATIONS AND PENALTIES 
Subd. 1  The provisions of this Ordinance may be enforced by injunction in any court of 

competent jurisdiction. 
 
Subd. 2 The holding of an Assembly in violation of any provision or condition contained 

in this Ordinance shall be deemed a public nuisance and may be abated as such.  
 
Subd. 3 In the event an applicant is found to have violated any term or condition upon 

which the applicant was granted a permit, the County may call the Letter of 
Credit. No portion of the Letter of Credit shall be released to the applicant until 
all provisions of the permit have been resolved to the satisfaction of the County. 

 
Subd. 4 Any person who shall violate any provision of this Ordinance shall be deemed 

guilty of a misdemeanor and upon conviction thereof, punished by a fine and, or 
by imprisonment in the County jail as prescribed by law. 

 
SECTION 14.  EFFECTIVE DATE 
The effective date of this Ordinance shall be upon County Board approval and publication.  
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Meeting Date: February 14, 2022 
Report date:  February 4, 2022 
 
PUBLIC HEARING: CUP Amendment – Nate’s Garage LLC 
Request submitted by Nate Icaza (owner/operator) to amend CUP Z16-0009 to allow an agricultural 
equipment repair business to construct a building addition. 
  
Application Information: 
Applicant: Nate Icaza (owner/operator) 
Address of zoning request: 1471 310th ST Way Cannon Falls, MN 55009 
Parcel(s): 41.017.1101 
Abbreviated Legal: Part of the SE ¼ of the SW ¼ of Section 17 TWP 112 Range 18 in Stanton 
Township 
Township Information: Stanton Township signed acknowledgment of the proposal on January 18, 
2022. 
Zoning District: A-2 (General Agriculture District) 
 
Attachments and links: 
Application and submitted project summary  
Z16-009 (existing CUP) 
Site Map(s) 
Goodhue County Zoning Ordinance (GCZO): 
http://www.co.goodhue.mn.us/DocumentCenter/View/2428  
 
Background:  
The applicant (Nate Icaza) has operated Nate’s Garage LLC on the subject parcel since 2016. The 
business repairs various agricultural equipment and vehicles including light-duty trucks, tractors, 
trailers, lawnmowers etc. A repair business has been operating on this parcel since 1991 when then-
owner Virgil Harvey received CUP approval from the County Board for a “commercial use primarily 
intended to serve the agricultural community” to repair farm equipment and diesel trucks.  

Upon purchasing the property in 2016 Mr. Icaza applied to amend the original 1991 CUP to allow the 
repair of various types of equipment not permitted in the 1991 CUP.  He is requesting to amend his 
existing CUP (Z16-009) to allow him to construct a 30-foot x 65-foot building addition to 
accommodate taller vehicles.   

Goodhue County Zoning Ordinance: Article 4 Conditional/Interim Uses 
No CUP/IUP shall be recommended by the County Planning Commission unless said Commission specifies 
facts in their findings for each case which establish the proposed CUP/IUP will not be injurious to the use and 
enjoyment of other property in the immediate vicinity for the purposes already permitted, will not 
substantially diminish and impair property values within the immediate vicinity, will not impede the normal 
and orderly development and improvement of surrounding vacant property for uses predominant to the 
area, that adequate measures have been, or will be, taken to provide utilities, access roads, drainage, and 
other necessary facilities, to provide sufficient off-street parking and loading space, to control offensive odor, 
fumes, dust, noise, and vibration so that none of these will constitute a nuisance, and to control lighted signs 
and other lights in such a manner that no disturbance to neighboring properties will result. 
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Project Summary:  
Property / Building Information: 
• The subject property consists of a single parcel comprising approximately 2.05-acres. 

 The parcels to the north, west, and east are zoned A-2 (General Agriculture District). Land to the 
south in section 20 of Stanton Township is zoned A-1 (Agriculture Protection District).  Adjacent 
land uses include forested areas and row crop agriculture among medium-density residential. 
The nearest residence north of the subject property on parcel 41.017.1100 is owned by the 
Applicant.  

 The applicant intends to construct a 30-foot by 65-foot structure addition on the north side of his 
existing building to accommodate up to 3 tractor/trailer combos and other taller vehicles for 
repairs. The existing structure is the only building on the parcel with additional land used for a 
parking area.  

The proposed addition would need to meet the minimum structure setback of 30-feet from the 
west property line as required by the ordinance. If the addition will be closer than 30-feet from 
the west property line a variance would also need to be approved by the County Board of 
Adjustment.  

A building permit will need to be approved by the Goodhue County Building Permits Department 
prior to construction of the addition. 

 No plumbing will be installed in the addition. The property currently does not have a well or 
septic system on-site.   

 Solid waste disposal services are provided by a local professional business. Any hazardous wastes 
are disposed of properly.  

 The property has existing exterior lighting, no additional lighting is proposed to be installed with 
this proposal.  

 Vehicles are stored outdoors on an existing paved parking area. The Applicant has indicated the 
asphalt parking area may be expanded in conjunction with this project. An addition to the paved 
area of the site should be reviewed by the Goodhue Soil and Water Conservation District to 
ensure appropriate best management practices are used for runoff.  

 There is some noise generated by the repair activities on-site. The noise is limited to the business 
hours and the sounds generated are not uncharacteristic of similar industrial-agricultural 
activities in the immediate vicinity. 

Business Information: 
 The main activity on site is the repair of various vehicles and agricultural equipment. Business 

operations would be relatively unchanged with the proposed expansion.  

 Primary hours of operation are year-round, Monday through Friday from 8:00 AM to 5:00 PM.  

 The Applicant operates the business with the assistance of one employee. No additional 
employees are proposed. 

 Parcel access is located off of 310th Street Way (aggregate surface) on the south end of the 
property. No additional traffic is proposed to be generated with the proposal. Adequate 
emergency vehicle access is available to service the facility. 

 Ample space exists on the property to accommodate parking requirements.  

 A review of the property record found no complaints regarding the business since the Applicant 
began operations in 2016. 

Drainage/Landscaping: 
 The site has minor topographic relief with slopes ranging from 0-3% in the project area. Land 

east and west of the structure are steeper with slopes over 20%, these areas will not be impacted 
by the proposed project.  

 The Applicant has proposed to increase the paved area of the property in conjunction with the 
project. Any additional paving should be reviewed by the County SWCD to ensure proper best 
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management practices are used to avoid erosion and ensure proper drainage. 

Draft Findings of Fact: 
The following staff findings shall be amended to reflect concerns conveyed during the PAC meeting 
and public hearing. 
 

1. The proposed structure addition does not appear injurious to the use and enjoyment of 
properties in the immediate vicinity for uses already permitted, nor would it substantially 
diminish and impair property values in the immediate vicinity. The surrounding area is primarily 
forest and row crop agriculture land and the existing vegetation effectively screens the use from 
the nearest residential properties and public roads.  

2. The proposed structure expansion is not anticipated to impede the normal and orderly 
development or improvement of surrounding vacant property for uses predominant to the area. 
The proposal does not appear incompatible with adjacent agricultural land uses. 

3. A review of the Applicant’s submitted project summary indicates adequate utilities, access roads, 
drainage, and other necessary facilities are available to accommodate the proposed use.  

4. The facility has ample room to provide sufficient off-street parking and loading space to serve the 
use and meet the Goodhue County Zoning standards.  

5. The submitted plans detail adequate measures to prevent or control offensive odor, fumes, dust, 
noise, and vibration so that none of these will constitute a nuisance. There is little dust 
generation on the site given the limited traffic and presence of paved areas and the noises 
generated from the business are not uncharacteristic from other agricultural operations in the 
vicinity. 

Staff recommendation is based on the review of the submitted application and project area prior to 
the public hearing. 
 

Staff Recommendation: 
LUM Staff recommends the Planning Advisory Commission  

• adopt the staff report into the record;  
• adopt the findings of fact;  
• accept the application, testimony, exhibits, and other evidence presented into the record; and 

 

Recommend the County Board of Commissioners APPROVE the request submitted by Nate Icaza 
(owner/operator) to amend CUP Z16-009 to allow an existing agricultural equipment repair business 
to construct a 30-foot x 65-foot building addition. This amendment shall revoke and replace CUP 
Z16-009. 
Subject to the following conditions: 

1. The expansion shall be constructed according to submitted plans, specifications, and 
narrative unless modified by a condition of this CUP;  

2. The applicant shall obtain Building Permit approvals from the Goodhue County Land Use 
Management Department prior to constructing the addition; 

3. Compliance with Goodhue County Zoning Ordinance including, but not limited to, Article 22 
(General Agriculture District); 

4. Compliance with all necessary State and Federal registrations, permits, licensing, and 
regulations. 

5. All exterior parking of vehicles shall be conducted in an orderly fashion on the property. No 
on-street parking or loading is permitted. 




















