
City of East Bethel 
Planning Commission Agenda 
Planning Commission Regular Meeting 
Date: September 23, 2025 

Two or more Council Members and/or the Mayor may be in attendance at this meeting. 
If two or more Council Members and the Mayor attend the event, there will be a quorum of Council Members. 

This meeting may be monitored live via the following means: 
Cable Channel 10, MidcoTV Channel 77, or the City of East Bethel YouTube channel 

(www.youtube.com/channel/UC8_7ShcME-XG14pN5JrmBGg/live) 

1. Call To Order

2. Adopt Agenda

3. Council Liaison Update

4. Approval of Minutes: August 26, 2025 (Pg. 2-4)

5. Public Hearing. Consider a Site Plan and Conditional Use Permit for Atlas Villas Memory Care at PIN
#32-33-23-24-0015 and #32-33-23-24-0016 (City file 25-023) (Pg. 5-50)

6. Public Hearing. Consider a Zoning Map Amendment for 4 properties along Johnson St. NE from I – Light
Industrial to R-2 – Single-Family and Townhome Residential (PIN #29-34-23-31-0005,
#29-34-23-31-0006, #29-34-23-31-0007 and #29-34-23-31-0008) (City file 25-025) (Pg. 51-59)

7. Staff Update

8. Adjourn

Planning Commission Packet, Page 1

http://www.youtube.com/channel/UC8_7ShcME-XG14pN5JrmBGg/live


DRAFT MINUTES:  NOT YET APPROVED 1 
2 

EAST BETHEL PLANNING COMMISSION MEETING 3 
August 26, 2025 4 

5 
MEMBERS PRESENT:  Chair Sharon Johnson, Glenn Terry, Brian Downie, Kristina Pagnac, and Kory 6 

Jorgensen. 7 
8 

MEMBERS ABSENT:  Tanner Balfany 9 
10 

ALSO PRESENT:   Grace Gerard, City Planner 11 
  Brian Mundle, City Council Liaison 12 

13 
1.0  Call to Order 14 

Chair Johnson called the Planning Commission regular meeting to order at 7:00 pm. 15 
16 

2.0  Adopt Agenda 17 
Commissioner Downie moved, and Commissioner Pagnac seconded to adopt the agenda as 18 
presented.  Johnson asked any discussion?  To the motion, all in favor say aye.  All in favor.  Johnson 19 
asked any opposed?  That motion passes.  Motion passes unanimously. 20 

3.0  Council Liaison Update 21 
Council Liaison Mundle updated the Commission on recent Council actions. He noted that new 22 
playground equipment will be added to Booster West Park. He stated that the Barndominium ordinance 23 
was passed at Council. The garage floors at the fire station will be redone. He stated that the Council is 24 
interested in doing a City facility needs study. He noted that they will have a Town Hall Meeting in 25 
November. 26 

27 
The next Planning and Zoning Commission meeting is scheduled for September 23, 2025. 28 

29 
4.0  Approve June 24, 2025, meeting minutes 30 

Terry noted a correction on page 4, line 118, to change “he agrees with the larger acres for these 31 
properties” to “he agrees with the need for larger acres for these buildings.” 32 
Commissioner Downie moved and Commissioner Terry seconded to adopt the June 24, 2025, 33 
regular meeting minutes as written. Johnson asked any discussion?  To the motion, all in favor say 34 
aye.  All in favor.  Johnson asked any opposed?  That motion passes.  Motion passes unanimously. 35 

5.0  Public Hearing – Consider the request by applicants, Troy and Laurie Slater, for Variances at 22206 36 
Durant St. NE 37 

Gerard reviewed the staff’s report stating Troy and Laurie Slater have applied for two variances to allow 38 
for the construction of a 60 x 150 foot (9,000 square foot) accessory structure for agricultural use. This 39 
property is 29.82 acres. It is zoned A - Agriculture and guided RR – Rural Residential. The property to 40 
the west is zoned and guided A – Agriculture, and the properties to the north, south, and east are guided 41 
and zoned RR – Rural Residential. The City Council approved a rezoning from RR – Rural Residential 42 
to A – Agriculture on March 10, 2025 (Ordinance 2025-01). This would be the 5th accessory structure 43 
on this property. The 4 other accessory structures on the property total 1,652 square feet. The addition of 44 
this structure would bring the property to a total accessory structure square footage of 10,652 square 45 
feet. 46 
Gerard noted that the first variance is to allow a 5th accessory structure on a property limited to 4 47 
structures. The second variance is to allow 10,652 square feet of accessory structure, where a maximum 48 
of 8,760 square feet is allowed.   49 
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Gerard stated that both variances would be necessary for the applicant to construct a 9,000 square foot 50 
building. The first variance could be approved without approval of the second, though the applicant 51 
would be limited to the 8,760 square footage total. The second could also be approved without the 52 
approval of the first, though the applicant would have to demolish another one of the structures to 53 
comply with the 4 structure limit.  54 
Gerard added that the staff has provided findings of fact for both approval and denial of the variance 55 
requests in the staff report. A draft resolution for approval and denial has been provided and may be 56 
modified to reflect the findings of the Planning Commission. 57 

Johnson opened the public hearing at 7:14 p.m.  58 
Johnson closed the public hearing at 7:15 p.m. 59 

Johnson noted that she will abstain from voting. 60 
Downie stated that by looking at the existing buildings, it looks like one of the smaller buildings could 61 
be demolished and replaced with a larger one. He noted that the proposed square footage of the building 62 
seems massive and could be sized down. He added that he is not in favor of the variances at the moment. 63 
Terry stated that the explanation does not justify the reasons for coming up with a variance. He also 64 
noted that one of the smaller structures could be taken down, so there would not be a need for the first 65 
variance.  66 
Pagnac noted that she would like clarification on what each structure is being used for. She noted that 67 
the square footage proposed for the additional building looks acceptable.  68 
Jorgensen stated that he has no issue with these variances. 69 
Johnson noted that she also sees no issue with it and sees is to be very reasonable to need the extra 70 
space.  71 
Troy Slater provided insight into the additional structures on his property. He stated that some of the 72 
structures have historical value and he would not demolish them. He stated that the other structures are 73 
full of farming equipment and bee supplies.  74 
Downie noted that he is still set on the uniqueness factor. He added that he is worried about setting a 75 
precedent.  76 
Terry added that every property is unique, so he is not worried about setting a precedent. 77 
Commissioner Terry moved, and Commissioner Pagnac seconded to recommend approval to City 78 
Council with the conditions set forth in the provided Resolution. Johnson asked any discussion?  To 79 
the motion, all in favor say aye.  Terry, Jorgensen, Pagnac – Aye; Downie- Nay; Johnson- Abstain.  80 
Johnson asked any opposed?  That motion passes.  Motion passes. 81 
This item goes before City Council on September 8, 2024. 82 

83 
6.0  Public Hearing – Consider the request by applicant, Tom Carlisle of Sherco Construction, for a 84 

Rezoning, PUD Preliminary Plan, and Preliminary Plat at Property PIN# 12-33-23-14-0002 85 
Gerard reviewed the staff’s report stating the City received an application for a three-lot subdivision 86 
named “Cliffs Anderson Acres” located on the north side of 217th Avenue NE. The total area of the 87 
parcel is approximately 20.35 acres. The parcel is guided Rural Residential and zoned RR- Rural 88 
Residential within the Special Natural Environmental Overlay District. The properties to the south and 89 
west of this parcel are all guided and zoned the same. The properties to the north of this parcel are 90 
guided and zoned Park/Natural Area within the Gordie Mikkelson Wildlife Management Area. The 91 
properties to the east are within Linwood Township’s “Dellwood County Estates” subdivision. 92 
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Gerard stated that there are three requests in this application. The first is for a rezoning to the planned 93 
unit development overlay. She noted that this is required by the zoning ordinance for properties within 94 
that SNEA overlay. The second is for the approval of a PUD preliminary plan. The third is for the 95 
approval of a preliminary plat. She stated that the City’s discretion in approving a preliminary plat is 96 
limited to whether the proposed plat meets the standards outlined in the City’s Subdivision and Zoning 97 
Ordinance and the conditions of the preliminary plat approval. If it meets these standards, the City must 98 
approve the plat. 99 
Gerard noted that the Rezoning, PUD, and Preliminary Plat request meets the standards in the Code and 100 
matches the concept plan previously reviewed by the City. The requests are consistent with the 101 
comprehensive plan and density allowed for these parcels. 102 

Johnson opened the public hearing at 7:40 p.m. 103 
Tom Carlisle noted that they will have a tree row along the road that they will have driveways in, and he 104 
added that this will not disturb any other trees.  105 
Johnson closed the public hearing at 7:42 106 
Commissioner Terry moved and Commissioner Jorgensen seconded to recommend approval of 107 
the rezoning to a plan unit development overlay and to recommend approval of the PUD 108 
preliminary plan to City Council with the conditions set forth in the provided Resolution. Johnson 109 
asked any discussion?  To the motion, all in favor say aye.  All in favor.  Johnson asked any opposed?  110 
That motion passes.  Motion passes unanimously. 111 
Commissioner Terry moved, and Commissioner Pagnac seconded to recommend approval of the 112 
preliminary plat to City Council with the conditions set forth in the provided Resolution. Johnson 113 
asked any discussion?  To the motion, all in favor say aye.  All in favor.  Johnson asked any opposed?  114 
That motion passes.  Motion passes unanimously. 115 
This item goes before City Council on September 8, 2025. 116 

117 
7.0  Staff Update 118 

Gerard updated that the City has approved the hire of a temporary part-time staff member to the 119 
Community Development Department. She stated that this employee will help digitize the City’s paper 120 
files. She noted that there will be at least one, maybe 2-3 projects up for review at the next Planning 121 
Commission meeting.  122 

123 
8.0  Adjournment 124 

Commissioner Downie moved and Commissioner Jorgensen seconded to adjourn at 7:51 pm. 125 
Johnson asked any discussion?  To the motion, all in favor say aye.  All in favor.  Johnson asked any 126 
opposed?  That motion passes.  Motion passes unanimously. 127 

Submitted by: 128 
Sylvia Rokosz 129 
TimeSaver Off Site Secretarial, Inc. 130 

Planning Commission Packet, Page 4



City of East Bethel 
Planning Commission Meeting 
Agenda Item Information 

Meeting Date: September 23, 2025 

Agenda Item Number: 5 

Request:   PUBLIC HEARING. Consider a Site Plan and Conditional Use Permit (CUP) for Atlas Villas Memory 
Care located east of Ulysses St. and north of 185th Ave. NE (PIN #32-33-23-24-0015 and  
#32-33-23-24-0016) (City file 25-023). 

Review Deadline: October 20, 2025 

Background/Context 
On August 21, 2025, staff received an application from Stone Construction for a Site Plan Review, CUP, and 
Easement Vacation to allow the construction and operation of Atlas Villas Memory Care at PIN #32-33-23-24-
0015 and #32-33-23-24-0016. The vacation is reviewed only by the City Council. 

The applicant is proposing a 17,236 sq. ft. residential care facility offering routine and specialized care to 
individuals with memory challenges beyond what would typically be provided by an assisted living facility. This 
facility would contain 26 rooms (two of which are reserved for hospice care), dining and kitchen space, and 
activity and enrichment spaces, and a secure yard for outdoor recreation. The applicant proposes to combine 
two lots to form one 4.35-acre lot, pending the vacation of a drainage and utility easement currently adjoining 
the lots to be reviewed at the October 13th City Council meeting. Combining the two lots is a condition of the 
site plan approval. The operators of this facility have an existing location in Centerville which has been 
operational since 2023. 

The applicant’s submitted plans show a possible addition to this facility to be completed at a later date. This is 
not up for consideration at this time, and the applicant would be required to seek the necessary land use 
approvals, including a Conditional Use Permit Amendment and Site Plan Review, prior to expanding the 
facility. 

This property is zoned B-3 – Highway Commercial and guided Commercial. The properties to the north are 
zoned and guided the same. The property to the south is zoned B-3 – Highway Commercial and guided Mixed 
Use. The property to the west is zoned and guided I – Light Industrial. Highway 65 borders the eastern side of 
the property.  

“Residential Care Facility – Serving seven or more persons” requires a CUP within the B-3 – Highway 
Commercial Zoning District. A site plan review is required for all new construction commercial buildings. 

Analysis 
When reviewing a Site Plan and a Conditional Use Permit (CUP), the City’s discretion is limited to whether the 
proposed site plan and CUP meet the standards outlined in the City’s Subdivision and Zoning Ordinance. If 
they do, the City must approve the site plan and the CUP. However, both items should be reviewed 
independently. 

Conditional Use Permit 
The B-3 district lists “Residential Care Facility – Serving seven or more persons” as a conditional use. Section 1, 
Subd. 9 defines “Residential Care Facility” as “Any public or private facility required to be licensed by a 
governmental agency, that provides one or more persons with 24-hour-per-day care, food, lodging, training, 
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education, supervision, habilitation, rehabilitation, and treatment they need, but which for any reason cannot 
be furnished in the person's own home”. 

The Planning Commission should evaluate the request for compliance with the general CUP ordinance 
standards in Section 4, Subd. 9. (D) of the Zoning Ordinance as noted below: 

1) The planning commission shall consider if the proposed use is consistent with the general purpose
and intent of this chapter and the comprehensive plan. Its judgment shall be based upon, but not
limited to, the following:

a) The impact of the proposed use on the health, safety, and general welfare of the occupants of
the surrounding lands;
The CUP will have a limited impact on the health, safety, and general welfare of the occupants
of surrounding land. The City’s Fire Department has reviewed this project and has not shared
any concerns regarding health and safety of the facilities occupants or the facility’s impacts on
the City’s emergency services. Staffing policies and emergency management procedures will be
subject to State review for the applicant’s licensure. The facility will have a minimal day-to-day
impact on the existing intensity and use of surrounding properties.

b) Existing and anticipated traffic conditions, including parking facilities on adjacent streets and
lands;
The CUP is expected to produce an increase in traffic, but not beyond what is typical for this
area of the City. This facility is likely to produce a slight increase in traffic in the area by staff,
visitors of residents, and, at times, emergency services. The anticipated level of traffic is typical
of a commercial use, would be dispersed throughout the day, and would not be out of place in
this area. Located to the southeast of this site is the East Bethel Village Apartments which sees
a comparable level of traffic. This traffic is handled adequately by the adjacent streets. Located
to the west of this site along Ulysses St. are several industrial businesses which see a steady
flow of trucking and personal traffic during typical business hours. The anticipated traffic
created by this use is unlikely to cause disruption in this area.

All parking for this facility will be handled on site. Section 22, Subd. 7(C) of the Zoning 
Ordinance requires one parking space for every four residents in group living facilities. For 26 
residents, seven parking spaces are required. The applicant’s site plan for this facility includes 
43 parking spaces (including two accessible spaces) exceeding the minimum requirement by 36 
spaces. The parking lot meets the standards established in Section 22 of the Zoning Ordinance. 

c) The effect of the proposed use on public utilities;
This site is within the 2040 Metropolitan Urban Service Area and would be connected to City
sewer and water infrastructure. The City Engineer and Public Works Manager have reviewed
the plans and provided feedback to the applicant. Compliance with the City Engineer’s
comments has been added as a condition of approval.

d) The effect of the proposed use on property values;
This use is not anticipated to have a negative impact on surrounding property values. The plans
for this facility show that it would meet the City’s architectural and landscaping standards. The
development of this site will have a limited impact on surrounding properties.
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e) The effect of the proposed use on the comprehensive plan;
This property is guided Commercial. This is a compatible use within the last use designation.

f) The ability of the proposed use to meet the standards of this chapter;
The applicant is not requesting any variances pertaining to the development of this site. The
proposal meets the standards within the Code for this use within this zoning district.

g) The results of a market feasibility study, if requested by the city, when the purpose for which
the conditional use is being requested relies on a business market for its success;
N/A.

h) The effects of the proposed use on groundwater, surface water, and air quality;
The Civil Plans for this property show two infiltration basins to account for the increased
impervious surface on the site. The City Engineer has reviewed the grading, drainage, and
erosion control plan and drainage report and provided comments. These comments have been
added to the resolution as conditions of approval.

i) The proposed use is allowed with a CUP or IUP in the zoning district in which it is proposed;
and
Section 47 of the Zoning Code lists “Residential Care Facility – Serving seven or more persons” is
listed as a conditional use within the B-3 Zoning District.

j) The effect of the proposed use on natural resources.
The use is not expected to have a significant impact on natural resources. This lot is currently
vacant. Seven trees currently on the site are expected to be removed to accommodate the
construction of the building and infiltration basins, and the site will be graded. The City does
not have a tree preservation ordinance.

Site Plan  
The Planning Commission should evaluate the request for compliance with the Site Plan ordinance standards 
in Section 4, Subd. 12. (E.6) of the Zoning Ordinance as noted below: 

6) In evaluating its recommendation and approval, the planning and commission and city council shall
take into consideration the following:

a) Consistency with the city comprehensive plan;
This property is guided Commercial and zoned B-3 - Highway Commercial. The use is
compatible with the land use anticipated in this district and consistent with the future land uses
planned for this area in the Comprehensive Plan.

b) Compliance with this ordinance;
This site is located in the B-3- Highway Commercial.  The following requirements must be met:

Setbacks and Coverage 
The structure and parking lot must meet the required setbacks. The plans as shown comply 
with the setbacks required within the B-3 Zoning District: 
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Setback Required Proposed 

Front from City right-of-way 40 feet >40 feet

Front from State/County right-of-way 100 feet >100 feet

Side Yard Interior 10 feet >10 feet

Front Yard Parking 10 feet >10 feet

Side Yard Parking 5 feet >5 feet

The site plan shows a lot coverage of 27.1% for the proposed building, parking, and landscaping 
on the site. The maximum lot coverage allowed within the B-3 Zoning District is 80%. 

Driveway 
This site will have two access points from Ulysses Street which is allowed in the B-3 Zoning 
District. The City Engineer’s comments note that Ulysses Street is expected to extend south in 
the future with a T intersection at 185th Avenue. At that time, the property owner will be 
responsible for all costs associated with reconstructing the south driveway access. The City 
Engineer’s comments also note that the applicant will need to revise the current plans to show 
that the south driveway access will not interfere with a gravel drive used to access the vacant 
lot to the south. Compliance with the City Engineer’s comments has been added as a condition 
of approval. 

Landscaping  
The applicant has submitted a landscape plan for the site showing 9 new deciduous trees and 
58 shrubs to be planted on the property. Section 27, Subd. 3(C) requires one overstory 
deciduous shade tree or one coniferous tree for every 2,000 sq. ft. of building area and one 
shrub for every 300 sq. ft. of building area. Nine trees and 58 shrubs are required for a 17,276 
sq. ft. facility. The applicant will be removing seven of the property’s existing trees. As noted 
earlier, the City does not have a tree preservation ordinance. 

Stormwater Management 
The applicant has submitted a Stormwater Management Plan prepared by Plowe Engineering. 
This plan will need to be reviewed and approved by the City Engineer. Compliance with the City 
Engineer’s comments pertaining to drainage and stormwater management have been added as 
a condition of approval. 

c) The preservation of the site in its natural state, to the extent practicable, by minimizing tree
loss, soil removal, and grading;
This site is currently vacant with a small number of trees located throughout the site. The
impacts of new impervious surface will be accommodated by two infiltration basins on the site.
It is unlikely additional trees can be preserved, but the site’s landscaping plan does comply with
requirements in Section 27 of the City Zoning Ordinance.

d) The harmonious relationships between buildings, open spaces, natural site features,
architectural details, and vehicular and pedestrian circulation;
This site will have two access points located along Ulysses St. NE to the proposed parking lot
located in front of the proposed facility. The City Engineer and Public Works Department have
provided comments to the applicant regarding these access points. Compliance with these
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comments has been included as a condition of approval. The proposed parking lot meets the 
requirements for circulation established in Section 22, Subd. 9 of the Zoning Ordinance. Exterior 
lighting is located on the building and from four proposed light posts on the western side of the 
property. Compliance with the City Engineer’s comments regarding lighting is a condition of 
approval. The site’s trash enclosure is located in the southeastern corner of the parking lot. Site 
plans show the current screening material of the enclosure is chain-link. The screening material 
will need to be of masonry or brick construction with a wooden, or other comparable material, 
gate as established by Section 23, Subd. 3 of Zoning Ordinance. This has been added as a 
condition of approval.  

The proposed building complies with the architectural standards for the B-3 Zoning District 
established in Section 28, Subd. 2 of the Zoning Ordinance. Both sides of the structure facing 
Right of Way are covered by at least 20% glass. The western and eastern sides of the structure 
facing Right of Way will be comprised of a mix of manufactured stone and Hardie Board siding. 
The northern and southern sides of the building, not facing ROW, will be a majority Hardie 
Board siding. While fiber cement board siding (Hardie Board) is not explicitly allowed by the 
Code as an exterior wall finish, Section 28, Subd. 2(A) lists “Other comparable or superior 
material approved by City Council” as allowable exterior wall finishes. Staff believes fiber 
cement board siding is a comparable or superior material to those listed in the Ordinance. The 
eastern side of this property is a proposed yard with a fountain, walking path, gardens, green 
house, and chicken coop bound by a 6 ft. vinyl chainlink fence. The applicant will be required to 
comply with all provisions of City Code Chapter 10 Article V Section 10-151(j)C pertaining to 
chickens. The applicant must obtain a building permit prior to the construction of a chicken 
coop or greenhouse larger than 200 square feet. An infiltration basin is located between the 
fenced area and the eastern and southern property lines. Existing vegetation within the ROW of 
State Highway 65 will screen this yard from the ROW. 

e) The protection of adjacent and neighboring properties.
This property is located within an existing commercial park with several industrial businesses.
The lot south of this property is currently vacant and zoned the same. Located southeast of this
site is the East Bethel Village Apartments. The addition of a memory care facility to this area
with the proposed architecture, landscaping, and screening would not be out of place within
this area of the City. The site’s drainage plan also limits the impact of the proposed building on
neighboring properties.

Summary 
The application for a Site Plan and CUP to allow the construction and operation of a memory care facility 
located at PIN #32-33-23-24-0015 and #32-33-23-24-0016 (pending combination) requires 2 items that need 
individual review. The approval of the Site Plan and CUP is dependent on the approval of a vacation of a 
drainage and utility easement located between the lots, which will be reviewed by the City Council on October 
13th.  

Staff has prepared a resolution of approval with conditions recommend by staff. The Planning Commission 
may recommend additional conditions of approval. A resolution for denial can be prepared at the request of 
the Planning Commission.  
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Requested Action 
In consideration of the request, the Planning Commission has the following options: 

A. Recommend Approval
Based on the contents of this report, public testimony, and other evidence available to the Planning
Commission, the Planning Commission should recommend approval of the requests for a Site Plan and
CUP for a memory care facility located at PIN #32-33-23-24-0015 and #32-33-23-24-0016. A draft
Resoltion has been provided for approval and may be modified to reflect the recommendation of the
Planning Commission.

B. Recommend Denial
Based on the contents of this report, public testimony, and other evidence available to the Planning
Commission, the Planning Commission could recommend denial of the Site Plan and CUP.
- This option should be utilized if the Planning Commission can specifically identify one or more

provisions of City Code that are not being met by the request. The Planning Commission should
provide findings of fact for denial.

Attachments: 
1. Draft Resolution of approval
2. Location map
3. Narrative dated 08/29/2025
4. Site plans
5. Civil plans
6. City Engineer’s comments dated 9/9/2025
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CITY OF EAST BETHEL 
COUNTY OF ANOKA 

STATE OF MINNESOTA 

RESOLUTION NO. 2025-XX 

A RESOLUTION APPROVING A SITE PLAN AND GRANTING A CONDITONAL USE 
PERMIT FOR A MEMORY CARE FACILITY LOCATED AT ON A PROPERTY LOCATED 
PIN: #32-33-23-24-0015 and #32-33-23-24-0016 LEGALLY DESCRIBED AS: 

LOTS 5 AND 6 BLOCK 2, SAUTER’S COMMERCIAL PARK 

WHEREAS, Atlas Ventures LLC., the owner of Lots 5 and 6, Block 2 of Sauter’s Commercial 
Park, and project manager, Stone Construction Inc., have applied for a site plan and conditional 
use permit for Atlas Villas Memory Care, a 17,236 sq. ft 26 room memory care facility, and; 

WHEREAS, the East Bethel Review Committee has reviewed the plans and provided 
comments; and 

WHEREAS, the Planning Commission held a public hearing on September 23, 2025; and, 

WHEREAS, as a result of such public hearing, the Planning Commission recommends approval 
of the Site Plan and Conditional Use Permit to the City Council.  

WHEREAS, the City finds: 

1. This property is zoned (B-3) Highway Commercial and “Residential Care Facility
– Serving seven or more persons” is allowed as a Conditional Use within this
district.

2. The application submitted on August 21, 2025 and additional materials received
on August 29, 2025 complies with the general Conditional Use Permit (CUP)
standards in Section 4, Subd. 9. (D) of the Zoning Ordinance, as outlined in the
September 23, 2025 Planning Commission report, except as amended below.

3. The application submitted on August 21, 2025 and additional materials received
on August 29, 2025, complies with the Site Plan standards in Zoning Ordinance,
as outlined in the September 23, 2025 Planning Commission report, except as
amended below.

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of East Bethel 
hereby approves the site plan and conditional use permit for the property located at PIN: #32-33-
23-24-0015 and #32-33-23-24-0016, subject to the following conditions:

1. The applicant must obtain a building permit from the City of East Bethel prior to the
commencement of the work.
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2. Site Plan approval is contingent upon approval from the East Bethel City Council for
the vacation of the drainage and utility easement adjoining lots PIN: #32-33-23-24-
0015 and #32-33-23-24-0016

3. The applicant must combine lots PIN: #32-33-23-24-0015 and #32-33-23-24-0016 at
Anoka County and provide proof lot combination with the application for a building
permit.

4. The applicant must comply with the conditions of the City Engineer’s memo dated
September 9, 2025 and any and all other comments. The City Engineer will determine
when all items have been addressed.

5. An Operation and Maintenance Agreement between the property owner and the City
of East Bethel, approved by the City Attorney, must be filed prior to any grading or
construction activity.

6. A Site Improvement Performance Agreement between the property owner and the
City of East Bethel, approved by the City Attorney, must be filed prior to any grading
or construction activity.

7. The trash enclosure fence must be constructed of masonry or brick on all sides visible
from public right of way or adjacent property, and the gate must be made of a solid,
non-chain-link material. Plans must be submitted for City staff review and approval.

8. The plans must be revised to show that the south driveway access does not interfere
with the gravel drive extending south from Ulysses Street.

9. If Ulysses Street is extended south at any point in the future, the property owner will
be responsible for all costs associated with the removal and reconstruction of the
south driveway and other site features.

10. The property owner must obtain a building permit from the City prior to the
construction of the fence or any accessory structures exceeding 200 sq. ft. in size.

11. The facility must maintain all licensure required for the operation of a facility of this
type.

12. These approvals apply only to the proposed 17,236 sq. ft memory care facility. Any
expansion of this use and facility will require a CUP Amendment and Site Plan
approval.

Adopted this 13th day of October, 2025 by the City Council of the City of East Bethel. 

CITY OF EAST BETHEL ATTEST 

______________________________ ______________________________ 
Ardie Anderson, Mayor Matt Look, City Administrator 
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Atlas Villas Memory Care — East Bethel, MN

Atlas Villas Memory Care — East Bethel will be a 26-room residential care facility dedicated to
serving individuals with memory challenges such as dementia and Alzheimer’s disease. Of
these rooms, two will be reserved for hospice and/or respite care, ensuring the community
can meet both ongoing and short-term specialized care needs.

Residents at East Bethel will require a higher level of care than in a traditional assisted living
environment. They will not have the capability to drive and will only leave the facility for
supervised outings, such as doctor visits or planned group day trips.

Facility Features

The East Bethel facility is designed to provide a safe, secure, and enriching home-like
environment, featuring:

• 43 surveillance cameras throughout the facility, strategically placed to provide continuous
coverage of common areas, hallways, and exterior entries. This ensures resident safety,
supports staff accountability, and provides peace of mind for families.

• Secured entry doors monitored by staff to prevent unauthorized access or unsafe exiting.

• A concrete-encased multipurpose room that doubles as a storm shelter, movie theater, and
virtual sensory room. This immersive environment will offer visual, audio, tactile, and
scent-based experiences that rotate weekly (e.g., a Caribbean beach setting complete with
sounds, sand, coconut props, and ocean scents).

• A faux sky ceiling system designed to mimic sunrise and sunset through light and sound,
supporting improved sleep cycles for residents affected by dementia-related disruptions.

• Individualized exteriors for each resident room (vinyl siding, exterior-style doors, and
porches) to foster community identity and a welcoming neighborhood atmosphere.

Staffing Model

The East Bethel facility will be staffed to ensure consistent, person-centered care,
engagement, and oversight. Staffing includes:

• 3 caregivers on-site per shift (day, evening, overnight) for strong resident support.

• Full-time Director of Nursing (DON) to oversee clinical care and compliance.
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• On-call nursing service available during all hours the DON is not present, ensuring 24/7
nursing availability.

• Full-time Activities Director to design and implement engaging life enrichment programming.

• Weekend Activities Coordinator to maintain consistent programming seven days a week.

• Full-time Kitchen Manager responsible for meal planning, preparation, and dietary
compliance.

• Two part-time cooks providing additional culinary coverage and support.

This staffing model exceeds minimum requirements and reflects our commitment to providing
a safe, stimulating, and supportive environment.

Operations

Day-to-day operations at East Bethel will follow best practices refined at our Centerville
location. Family and community involvement are strongly encouraged, and while the facility
experiences regular traffic from families, vendors, and health professionals, this flow of
visitors is considered an important part of maintaining a vibrant and connected community.

• Regular site traffic: Families frequently visit their loved ones, medical providers come for
routine and specialty care, and vendors deliver food and supplies on a scheduled basis.

• Security oversight: All visitor and vendor activity is supported by the facility’s 43-camera
surveillance system and monitored entrances, ensuring safety while allowing residents to stay
engaged with family and community connections.

• Collaborative care approach: Caregivers, activities staff, and culinary staff work closely
under the supervision of the DON to promote quality of life, safety, and well-being.

• Emergency readiness: Designated storm shelter/virtual room, staff trained in 911 and
medical response, and on-call nursing available.

Emergency Management Plan

Atlas Villas Memory Care — East Bethel has developed a comprehensive emergency
management plan to ensure resident and staff safety in the event of medical, environmental,
or security emergencies.

Staff Training: All staff receive extensive training at hire on emergency preparedness,
including fire safety, elopement prevention, severe weather response, and medical
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emergencies. Training is reinforced annually as part of ongoing education requirements.
Emergency procedures and safety topics are also reviewed during regular staff meetings,
ensuring that preparedness remains an active, ongoing priority.

Drills and Practice: Fire drills are conducted in accordance with the State of Minnesota
requirements, rotating times of day and staff assignments to ensure staff are confident in all
scenarios. Elopement drills are conducted to test staff response to missing resident scenarios,
reinforcing the use of secured entry systems, search procedures, and communication
protocols. All drills are documented, reviewed, and discussed with staff to identify lessons
learned and strengthen response times.

Emergency Response Protocols: Staff immediately call 911 in life-threatening situations and
follow established protocols while waiting for emergency responders. Staff maintain current
resident medical profiles, including health care directives, to provide to responders. Residents
and staff utilize the concrete-encased multipurpose room as a storm shelter in the event of
severe weather. Secured entry doors and the 43-camera surveillance system provide layers
of monitoring and control. Staff are trained to respond immediately to any security concern or
unauthorized access. After any emergency, staff promptly notify families, document the
incident, and communicate with the DON and on-call nurse.

Continuous Improvement: Following each drill or emergency event, leadership reviews staff
response and updates procedures as needed. Policies and training materials are updated
annually, and staff sign acknowledgments confirming their participation in training.

Policies and Procedures

Atlas Villas will continue to maintain detailed policies and procedures to ensure staff are
equipped to handle emergencies and daily operations with professionalism and compassion.
These include, but are not limited to:

1. Emergency / 911 Policy – Clear directives for staff in medical emergencies.

2. Emergency Contacts – Posted and accessible contact numbers for on-call staff and
emergency services.

3. Fall Protocol – Immediate assessment, nurse consultation, and detailed documentation for
all resident falls.

Commitment

Atlas Villas Memory Care — East Bethel is committed to providing a secure, enriching, and
compassionate environment for seniors experiencing memory loss. By blending thoughtful
design, robust staffing, innovative sensory engagement, 43-camera security monitoring, and
strong family involvement, we will deliver a home that promotes dignity, safety, and
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meaningful daily life for every resident.
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Main Office: 

3601 Thurston Avenue, Anoka, MN 55303 

Phone:  763-427-5860 

www.haa-inc.com 

September 9, 2025 

Grace Gerard, City Planner 

City of East Bethel 

2241 221st Avenue NE   

East Bethel, MN 55011  

RE: Site Plan Review No. 1 – Atlas Memory Care 

Dear Grace: 

As requested, we have reviewed the Site Plan submitted for Atlas Memory Care. The project is located on 

Lots 5 and 6 of Block 2 of Sauter’s Commercial Park. The following information has been submitted for 

review: 

1. Civil Site Plans Sheets C0, C1, C2.1, C2.2, C2.3, C3, C4.1, C4.2, C5.1 and C5.2 by Plowe

Engineering, Inc., dated August 15, 2025.

2. Site Plan Sheet A1 by Lampert Architects, dated August 4, 2025.

We offer the following comments: 

1. This site will require a NPDES construction permit. Acquire the permit before the start of

construction. the site may require a Minnesota DNR Water Appropriations Permit?

2. Remove the “Preliminary” stamp from the plans.

3. East Bethel is a permitted MS4 City and is responsible for inspecting and enforcing

maintenance practices on all stormwater facilities within its corporate boundary. A

maintenance agreement needs to be executed and recorded for the proposed infiltration

basins.

4. An escrow or letter of credit will need to be established for the disturbance in the City right-

of-way and for security of the landscaping. The Owner needs to provide an estimate from the

contractor for these items for review and approval.

5. Provide drainage calculations that are certified by a MN-licensed professional engineer.

6. The Contractor will be responsible to protect and reconstruct the City’s tracer wire and boxes

on the water stubs and hydrant. The tracer wire was installed per City Standard Plate 201 and

204.
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7. The applicant is required to meet all requirements of the Department of Labor and Industry.

8. The applicant’s engineer shall review and approve shop drawing information for the sewer

and water service construction and then forward this information to the City for approval.

9. The project will need to be reviewed by the City Fire Chief to ensure additional hydrants are

not needed within the site for fire protection.

10. There are downstream catch basins on Ulysses Street and 185th Avenue. Provide inlet

protection in the existing catch basins on the south side and the east side.

11. Label the watermain size on the south side of the lot and the sewer size on the east side of the

lot. Cut will not be allowed over the existing watermain. Clarify if the existing grade will

remain the same.

12. The water service to the building is not allowed on the 6-inch hydrant lead. Use the same tee

on the existing main for the hydrant. All pipe and fittings shall be tied per City Standard

Plate 204.

13. On Sheet C0, revise all the notes regarding notice to the City to a minimum of 72 hours.

14. Show the saw cuts and detail what is being proposed for the tie-in points on Ulysses

bituminous surface. Add the minimum bituminous and aggregate base section, which is

shown on the Record Plans that were provided.

15. Sheet C2.1 mentions 3:1 slopes in a note. All slopes shall be 4:1 or flatter. Also, it is not

clear where silt fence is proposed.

16. The note on Sheet C3 indicates the watermain will be 4-inch, but a 6-inch service is shown.

All new service shutoff valves need to be installed within City easements or right-of-way.

17. All lighting shall meet the requirements of Section 26 of the Zoning Code. Lighting must be

used to illuminate all off-street parking areas or other structures or areas and shall be

arranged to deflect light away from any adjoining property or from the public street. No

light source or combination thereof which casts light on a public street shall exceed one

footcandle meter reading as measured from the centerline of said street, nor shall any light

source or combination thereof which casts light on adjacent property exceed 0.5 footcandle

as measured at any point of the property line. There must be a minimum of 0.5 footcandle

illumination for all off-street parking areas.

18. A Metropolitan Council Trunk Sanitary Sewer line is located along the east side of the

property. Submit plans to the Metropolitan Council and provide an approval letter.
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19. It is anticipated that Ulysses Street will extend south in the future and will become a

T-intersection with 185th Avenue. The applicant/owner will be responsible for all costs

related to the south driveway when it needs to be reconstructed in the future to extend

Ulysses Street. This will be documented in the Site Improvement Performance Agreement.

20. The south driveway cannot interfere with the current gravel access to the south. Revise as

necessary.

If you have any questions, please call me at 763-852-0485. 

Sincerely, 

Hakanson Anderson 

___________________________ 

Craig J. Jochum, City Engineer 
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City of East Bethel 
Planning Commission Meeting 
Agenda Item Information 

Meeting Date: September 23, 2025 

Agenda Item Number: 6 

Request:   PUBLIC HEARING. Consider a City-initiated request for a Zoning Map Amendment for 4 properties 
located east of Johnson St. NE and south of 241st Avenue NE from I – Light Industrial to R-2 – Single-Family and 
Townhome Residential (PIN #29-34-23-31-0005, #29-34-23-31-0006, #29-34-23-31-0007 and #29-34-23-31-
0008) (City file 25-025). 

Review Deadline: N/A 

Background/Context 
On August 5, 2025, staff received a call from a property owner at 23983 Johnson St. NE regarding whether the 
City would allow the addition of a pole barn to the property containing an existing single-family home. Staff 
discovered that this property is zoned I - Light Industrial, and the property owner was advised that the 
addition of a pole barn to the property would be an expansion of a non-conforming use, defined in the City 
Code as “A use which lawfully occupies a building or land […] that does not conform to the use regulations of 
the district in which it is located”. Further research discovered that 4 parcels on this block are zoned I – Light 
Industrial and are nonconforming uses. Furthermore, City staff discovered that all 4 parcels of these parcels 
are guided Low Density Residential by the 2040 Comprehensive Plan. The City Zoning Ordinance and Map are 
enforcement tools used to implement the goals and standards for land use established in the Comprehensive 
Plan. Parcels are required to be zoned in a manner compatible with the underlying land use designation. The 
current zoning of I – Light Industrial is incompatible with the Comprehensive Plan designation of Low Density 
Residential.  

Staff brough this topic before the City Council at the August 25th Work Meeting. The Council directed staff to 
initiate the rezoning of 4 parcels along Johnson Street NE to correct this incompatibility. This rezoning would 
impact 4 properties located along the east side of Johnson St. NE south of 241st Avenue NE. Each property is 
zoned I – Light Industrial, Shoreland Overlay District and guided Low Density Residential. Each property 
currently contains a single-family home which is a nonconforming use in the I – Industrial Zoning District. The 
properties on the western side of Johnson St. are zoned R-2 Single-Family and Townhome Residential and 
guided Low Density Residential. The property to northeast is zoned MXU – Mixed Use and guided Mixed Use. 
The properties to the south are zoned I – Light Industrial and guided Light Industrial. 

Analysis 
The City has a relatively high level of discretion in approving or denying a rezoning. The proposed zoning for a 
property must be consistent with the City’s Comprehensive Plan. If the proposed zoning is not consistent with 
the Comprehensive Plan, the City must deny the rezoning.  

Section 04, Subd. 11 of the Zoning Ordinance establishes standards for review of a rezoning request. The 
Planning Commission shall evaluate the request for compliance with the Ordinance standards noted below: 

1) The planning commission shall consider possible adverse effects of the proposed amendment. Its
judgment shall be based upon, but not limited to, the following:
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a) The proposed action has been considered in relation to the specific policies and provisions of,
and has been found to be consistent with, the city comprehensive plan;

These properties are guided by the Comprehensive Plan as Low Density Residential. The 
purpose of the Low Density Residential Classification is to support the creation of “[….] 
detached single family homes suitable for family housing and the creation of 
neighborhoods”. Typical uses within this land use designation include “detached single 
family homes” and “conservation or cluster subdivisions”.  This land use classification is 
for land inside the Metropolitan Urban Service Area (MUSA) and is guided to develop at 
densities of 2.25 to 4 units per acre. R-2 – Single-Family and Townhome Residential is 
listed as a limited secondary zoning classification for this land use designation. 

The current zoning of I – Light Industrial is not consistent with the Low Density 
Residential land use designation given to these properties by the Comprehensive Plan. 
The proposed rezoning to R-2 – Single Family and Townhome Residential is consistent 
with the Comprehensive Plan. 

b) The proposed action meets the purpose and intent of this chapter and in the case of a map
amendment, it also meets the purpose and intent of the individual district;

The purpose of the R-2 – Single-Family and Townhome Residential zoning district is to 
“[…] allow a mix of single-family and attached/detached townhomes at a more typical 
single family density; to reflect the character of its transitional setting on the fringe of 
the urbanized area of the City served by public sewer and water; and to broaden the 
choice of residential living styles in the City”. 

Currently, these properties contain detached single-family homes at an approximate 
density of 1 unit per 2.5 acres, a typical single-family density within the City. These 
properties are positioned southwest of a property zoned and guided MXU – Mixed Use. 
This Mixed Use property could be developed at higher densities of 2.25 and 30.00 units 
per acre in the future. In this scenario, the proposed rezoning of these 4 properties 
would be appropriate in facilitating a transitional role between the higher density Mixed 
Use property to the northeast and the low-density residential properties to the west. 
The properties to the west are also zoned R-2 – Single-Family and Townhome 
Residential. This rezoning is consistent with the purpose and intent of the zoning 
district.  

c) There is adequate infrastructure available to serve the proposed action;
At this time, no changes are proposed for the properties as a part of the proposed 
rezoning. These properties are currently adequately served by individual well and septic 
and have adequate street access. 

These properties are within the 2030 Metropolitan Urban Service Area (MUSA). City 
sewer infrastructure currently ends at the intersection of 241st Avenue and Johnson St. 
NE. City water infrastructure currently ends at the intersection of 241st Avenue and 
Pierce St. NE. While there are not currently plans for redevelopment, if these properties 
were to be redeveloped under the Ordinance Standards for R-2 – Single Family and 
Townhome Residential and Comprehensive Plan standards for Low Density Residential, 
the developer would be required to extend the area’s sewer and water infrastructure to 
the impacted properties.  
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d) There is an adequate buffer or transition between potentially incompatible districts;
The parcels to the west are zoned R-2 – Single Family and Townhome Residential and 
guided Low Density Residential. The property to the north is zoned and guided MXU – 
Mixed Use. The properties to the south are zoned and guided I – Light Industrial. To 
mitigate the impacts of adjacent industrial and residential zoning, Section 23, subd. 2 of 
the City Zoning Ordinance establishes screening and buffering standards for industrial 
uses adjacent to residentially zoned properties. These screening standards are designed 
to promote appropriate separation between industrial and residential properties. 
Additionally, a purpose of the R-2 – Single-Family and Townhome Residential district is 
to provide a “transitional setting on the fringe of the urbanized area of the City”.  

e) The proposed type of building development is in the best interest of the entire city;
There is no redevelopment proposed with this rezoning request. 

f) The proposed action will not adversely affect property values; and
The proposed rezoning from I – Light Industrial to R-2 – Single Family and Townhome 
Residential would change these properties from being legal non-conforming uses to 
being conforming. Currently, these parcels are legal non-conforming uses within the I – 
Light Industrial zoning district because they are zoned for industrial purposes but used 
for single-family residential purposes. Section 05, subd. 2 states “a nonconforming use 
may be continued, including through repair, replacement, restoration, maintenance, or 
improvement, but not including expansion”. Rezoning these properties to R-2 – Single 
Family and Townhome Residential gives current and future property owners the ability 
to expand the current residential use of their properties by, for example, adding a pole 
building to the property or constructing an addition to an existing home.  

Additionally, staff has determined that these properties would be unlikely candidates 
for industrial redevelopment due to their current use, size, proximity to ponding and 
location within the Shoreland Overlay District, and low-density residential land use 
designation. 

g) The proposed action is in the interest of the health, safety, and welfare of the public
The parcels would remain in a similar state as they are today, as no redevelopment is 
proposed with this action. This would not impact the health, safety and welfare of the 
public. Any proposed redevelopment of these parcels would intensify the residential 
nature of these properties, and the specific impacts of this would be evaluated at the 
time of the request.  

Summary 
The proposed rezoning aligns with Comprehensive Plan by correcting an existing incompatibility between the 
Comprehensive Plan and the City Zoning Ordinance and Map. Staff recommends approval of this rezoning 
request. 

Requested Action 

In consideration of the request, the Planning Commission has the following options: 

A. Recommend Approval

Based on the contents of this report, public testimony, and other evidence available to the Planning
Commission, the Planning Commission could recommend approval of the request to rezone the
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properties located at 24015, 23983, 23953, and 23915 Johnson St. NE from I – Light Industrial to R-2 – 
Single Family and Townhome Residential. A draft Ordinance has been provided for approval.  

B. Recommend Denial

Based on the contents of this report, public testimony, and other evidence available to the Planning
Commission, the Planning Commission could recommend denial of the rezoning.
- This option should be utilized if the Planning Commission can specifically identify one or more

provisions of City Code that are not being met by the rezoning request. The Planning Commission
should provide findings of fact for denial. Staff does not recommend this option.

Attachments: 
1. Draft Ordinance approving the rezoning
2. Aerial of Properties
3. Zoning Map of Properties
4. City Zoning Map
5. 2040 Plan Land Use Map
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CITY OF EAST BETHEL 
COUNTY OF ANOKA 

STATE OF MINNESOTA 

ORDINANCE NO. 2025-XX 

THE CITY COUNCIL OF THE CITY OF EAST BETHEL DOES HEREBY ORDAIN AS 
FOLLOWS:  

CITY CODE APPENDIX – A, ZONING 

ZONING MAP DATED SEPTEMBER 8, 2025 

The Official Zoning Map of the East Bethel Zoning Ordinance is hereby amended to change the 
zoning classification of properties identified as PID #29-34-23-31-0005, #29-34-23-31-0006, 
#29-34-23-31-0007 and #29-34-23-31-0008 to R-2 – Single-Family and Townhome Residential. 

The Zoning Administrator is hereby directed to make the appropriate changes to the Official 
Zoning Map to reflect the change in zoning classification. 

All other Titles, Chapters and Sections of the City Code shall remain as written and adopted by 
the City of East Bethel City Council.  

Adopted this 13th day of October, 2025 by the City Council of the City of East Bethel. 

CITY OF EAST BETHEL ATTEST 

______________________________ ______________________________ 
Ardie Anderson, Mayor Matt Look, City Administrator 
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