
City of East Bethel 
Planning Commission Agenda 
Planning Commission Regular Meeting 
Date: November 25, 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: October 28, 2025 (Pg. 2-5)

5. Elect of Vice Chair of Planning Commission

6. Interview of Planning Commission Applicant: Gerald Tiah (Pg. 6)

7. Public Hearing. Consider requests for variances for front yard and side yard setbacks at 19511 East
Front Boulevard NE (PID #25-33-23-12-0003) (City File 25-033) (Pg. 7-26)

8. Public Hearing. Consider a request for a Conditional Use Permit for a Lower Potency Hemp Edibles
Retailer for The Smoke Saloon at 18429 Highway 65 (PID #32-33-23-42-0008) (City File 25-034) (Pg.
27-41)

9. Public Hearing. Consider a request for a Conditional Use Permit for a Cannabis Microbusiness for 5D
Dispensary at 18447 Highway 65 NE Unit B (PID #32-33-23-43-0007) (City File 25-032) (Pg. 42-62)

10. Consider a Site Plan Review for AMBA East Bethel Commercial at PID# 32-33-23-21-0012 (City File
25-031) (Pg 63-89)

11. Staff Update

12. Adjourn
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DRAFT MINUTES:  NOT YET APPROVED 1 
2 

EAST BETHEL PLANNING COMMISSION MEETING 3 
October 28, 2025 4 

5 
MEMBERS PRESENT:  Chair Sharon Johnson, Glenn Terry, Tanner Balfany, Kristina Pagnac, and Kory 6 

Jorgensen. 7 
8 

MEMBERS ABSENT:  Brian Downie. 9 
10 

ALSO PRESENT:   Nate Ayshford, Public Works Manager 11 
Grace Gerard, City Planner 12 

  Brian Mundle, City Council Liaison 13 
14 

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

17 
2.0  Adopt Agenda 18 

Commissioner Terry moved and Commissioner Balfany seconded to adopt the agenda as 19 
presented.  Johnson asked for any discussion?  To the motion, all in favor say aye.  All in favor.  20 
Johnson asked any opposed?  That motion passes.  Motion passes unanimously. 21 

3.0  Updates 22 
Council Liaison Mundle updated the Commission on recent Council actions. He provided updates on the 23 
approval of Planning Commission items at the Council meeting. He noted that the fall Town Hall 24 
meeting will be on November 13.  25 

26 
The next Planning and Zoning Commission meeting is scheduled for November 20, 2025. 27 

28 
4.0  Approve September 23, 2025, meeting minutes 29 

Commissioner Jorgensen moved and Commissioner Terry seconded to adopt the September 23, 30 
2025, regular meeting minutes as written. Johnson asked any discussion?  To the motion, all in favor 31 
say aye.  All in favor.  Johnson asked any opposed?  That motion passes.  Motion passes unanimously. 32 

5.0  Public Hearing – Consider a request for a Planned Unit Development (PUD) Final Plan for “Cliffs 33 
Anderson Acres” 34 

Gerard reviewed staff’s report stating the City received an application for a PUD Final Plan and Final 35 
Plat for a three-lot subdivision named “Cliffs Anderson Acres” on the north side of 217th Avenue NE. 36 
The total area of the parcel is approximately 20.35 acres. The parcel is guided Rural Residential and 37 
zoned RR – Rural Residential within the Special Natural Environmental Area (SNEA) Overlay District 38 
and PUD Overlay District. The properties to the south and west of this parcel are all guided Rural 39 
Residential and Zoned RR – Rural Residential. The properties to the north of this parcel are guided and 40 
zoned Park/Natural Area within the Gordie Mikkelson Wildlife Management Area. The properties to the 41 
east are within Linwood Township’s “Dellwood County Estates” subdivision. 42 
Gerard stated that this PUD Final Plan application is part of the application for the approval of the Final 43 
Plat of this subdivision. The Final Plat application shall be reviewed by the City Council on November 44 
10th. Final Plats do not undergo review by the Planning Commission. 45 
Gerard noted that the City has a relatively high level of discretion in approving a PUD. A PUD must be 46 
consistent with the City’s Comprehensive Plan. The City may impose reasonable requirements in a PUD 47 
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not otherwise required if the City deems it necessary to promote the general health, safety, and welfare 48 
of the community and surrounding area. 49 
Gerard stated that the applicant has received approval for a rezoning to Planned Unit Development 50 
overlay and is seeking approval of a PUD Final Plan as required for a development within the SNEA 51 
Overlay District. The SNEA Overlay District was developed with the guidance of the Anoka 52 
Conservation District, the Minnesota Department of Natural Resources, and the Metropolitan Council. 53 
The purpose of the SNEA Overlay District is to “protect and rehabilitate areas within the City of East 54 
Bethel that contain native vegetation and natural features and/or natural resources that contribute to the 55 
health, welfare, and quality of life of the people in the City of East Bethel”. 56 
Johnson opened the public hearing at 7:09 pm. 57 

Johnson closed the public hearing at 7:10 pm.  58 
Commissioner Balfany moved and Commissioner Pagnac seconded to recommend approval to 59 
City Council with the conditions set forth in the provided Resolution. Johnson asked for any 60 
discussion?  To the motion, all in favor say aye.  All in favor.  Johnson asked any opposed?  That 61 
motion passes.  Motion passes unanimously. 62 
This item goes before City Council on November 10, 2025. 63 

64 
6.0  Review and recommend any updates to Sec. 66-165 Sidewalks and Trails. 65 

Gerard reviewed staff’s report stating that at the request of City Council, Staff has initiated the process 66 
of re-evaluating the City’s park dedication fees and possible trail dedication fee. Code requires the 67 
installation of sidewalks and trails in new developments based on the development’s zoning.  68 
Gerard stated that at the October 14th Park Commission meeting, the Park Commission recommended a 69 
park dedication fee increase and a new trail dedication fee of $1500 per unit in lieu of trail construction. 70 
The establishment of a trail dedication fee requires a City Code Amendment.  71 
Ayshford provided further information on the item. He noted that they could approve the $1500 fee per 72 
lot or remove the requirement to build trails from Code.  73 

Balfany noted that he has no opposition to this item.  74 
Johnson asked for clarification that this fee would not be enough to cover the cost of a complete trail. 75 
Ayshford explained that Public Works built a one-block trail on Bataan Street that cost $20,000. He 76 
noted that the fee will help, but usually won’t cover the whole cost.  77 

Terry asked why the trail dedication fee can not be used for maintenance.  78 
Ayshford stated that this is the way that the State Statute is written.  79 

Pagnac asked how much the City uses the trails and if residents want more trails. 80 
Ayshford stated that the Park Commission did a survey about 10 years ago, and the number one 81 
requested item was more trails.  82 
Jorgensen noted that if they build the trails, they will have to make sure to plow and keep up with the 83 
maintenance of the trails.  84 
Balfany stated that if the trails are not kept up, residents will complain. 85 
Commissioner Pagnac moved and Commissioner Terry seconded to recommend approval to City 86 
Council. Johnson asked for any discussion?  To the motion, all in favor say aye.  All in favor.  Johnson 87 
asked any opposed?  That motion passes.  Motion passes unanimously. 88 
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7.0  Review 2025 System Statement for 2050 Comprehensive Planning Cycle 89 
Gerard provided an update on the system statement for the 2050 Comprehensive Planning Cycle. The 90 
Comprehensive Plan is a vision for the development of the City. Although it is a physical plan, it reflects 91 
the community’s social and economic values. These values are translated into a plan for land uses, 92 
natural resources, parks, infrastructure (sewer, water, and transportation), housing, climate change, 93 
economic development, and community facilities. The Metropolitan Land Planning Act, a state law first 94 
passed in 1976 and amended several times since, requires local governments in the seven-county Twin 95 
Cities area to prepare and adopt local comprehensive plans. The law specifies required plan elements. 96 
Cities are required to prepare and adopt the 2050 Comprehensive Plan by December 31, 2028. The  97 
City’s comprehensive plan will be reviewed for substantial conformance with regional systems. 98 

99 
Gerard stated that the Met Council adopted a new regional development guide, Imagine 2050, for the 100 
seven-county metro region, as required by the Metropolitan Land Planning Act. Imagine 2050 includes 101 
updates to the regional Transportation, Water, Parks and Trails, and Housing Policy Plans. 102 

103 
Gerard noted that by 2050, East Bethel’s population is forecasted to increase by 3,614, resulting in a 104 
total of 15,400 residents. Of this, it is forecasted that 3,196 of those residents will be served by the 105 
Metropolitan Council’s wastewater infrastructure. Staff has determined that this growth forecast is 106 
generally appropriate and does not plan to dispute it. 107 

108 
Gerard noted that the Met Council has added a new requirement to be included in the Comprehensive 109 
Plan. A 2023 update to the Metropolitan Land Planning Act requires all comprehensive plans to 110 
acknowledge statewide targets for greenhouse gas emission reductions, include a greenhouse gas 111 
emissions inventory, and identify climate mitigation and adaptation strategies within their community. 112 
The Metropolitan Council has provided guidance on acceptable strategies, and communities may decide 113 
which strategies are appropriate for them. 114 

115 
Terry noted that the Comprehensive plan should reflect the values of the City. He noted that they should 116 
not be able to decide what growth and housing look like in the City.  117 

118 
Gerard stated that every City is required to follow what the Met Council says. She noted that it is not 119 
always ideal to follow their directions. She noted that this is a guiding document and the City is not held 120 
to follow through with everything listed.  121 

122 
8.0  Staff Update 123 

Gerard stated that they have received a new application for a Planning Commissioner. They should 124 
expect to be interviewing an applicant at the next meeting. She noted that they have three to four new 125 
applications for development for the November meeting.  126 

127 
Johnson noted that they do not have a Vice Chair currently, and asked if they could add an appointment 128 
for Vice Chair in the next meeting.  129 

130 
9.0  Adjournment 131 

Commissioner Balfany moved and Commissioner Jorgensen seconded to adjourn at 7:57 pm. 132 
Johnson asked for any discussion?  To the motion, all in favor say aye.  All in favor.  Johnson asked any 133 
opposed?  That motion passes.  Motion passes unanimously. 134 

Submitted by: 135 
Sylvia Rokosz 136 
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TimeSaver Off Site Secretarial, Inc. 137 
 138 
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City of East Bethel 
Planning Commission Meeting 
Agenda Item Information 

Meeting Date: November 25, 2025 

Agenda Item Number: 7 

Request:   PUBLIC HEARING. Request for variances for front yard and side yard setbacks at 19511 East Front 
Boulevard NE (PIN# 25-33-23-12-0003) (City file 25-033). 

Review Deadline: December 13, 2025 

Background/Context 
On October 27, 2025 the City received a complete variance application from Joseph and Sheri Belchak to allow 
for the construction of a 1,250 square foot attached garage to be located 19 feet 8.4 inches from the front 
property line and 5 feet 8.4 inches from the side property line on property at 19511 East Front Boulevard NE 
(PIN# 25-33-23-12-0003). To approve the garage as proposed, two variances are required from Appendix A 
Section 51(7)B of the City Code which establishes setback requirements for structures within the Coon Lake 
Residential Zoning District. 

This attached garage would replace an existing detached garage. The existing garage has a front yard 
setback of 27 feet and a side yard setback of 5 feet 8.4 inches. The new garage will expand the area of the 
garage that is 5 feet 8.4 inches from the side yard property line, thus requiring a variance to expand the area 
of the existing structure which is non-conforming. 

This property is 0.32 acres. It is guided Coon Lake and zoned CL – Coon Lake Residential in the Shoreland 
Overlay District. The properties to the north, south, and west are guided and zoned the same. This property 
boarders the shoreline of Coon Lake to the east. 

This request is for two variances: 

A. A variance from Section 51 Subd. 7B of the Zoning Ordinance to allow a front yard setback of 19
feet 8.4 inches where a setback of 25 feet is required.

B. A variance from Section 51 Subd. 7B of the Zoning Ordinance to allow a side yard setback of 5
feet 8.4 inches where a setback of 7 feet is required.

Both variances would be necessary for the applicant to construct the garage as proposed. One variance may 
be approved without the approval of the other. If only the first variance is approved, the applicant will be 
required to reduce the depth of the proposed garage to bring it into conformity with the 25-foot front yard 
setback requirement. If only the second variance is approved, the applicant will be required to reduce the 
width of the proposed garage to bring it into conformity with the 7-foot side yard setback requirement. 
Each variance shall be considered separately. 

Analysis 
The City’s discretion in approving or denying a variance is limited to whether the proposal meets the standards 
set in the Zoning Ordinance for a variance. The City has a high level of discretion with a Variance because the 
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burden of proof is on the applicant to show that the variance standards have been met. The applicants have 
submitted a survey, building plans, and narrative detailing the requests. 

Section 1-9 of the Zoning Ordinance defines accessory structure as “Any building or improvement clearly 
subordinate to a principal use such as garages, sheds, or storage buildings located on the same parcel as the 
principal structure, including detached and attached buildings”. Accessory structures are a permitted 
accessory use in the CL zoning district. The proposed 1,250 square foot garage complies with the square 
footage guidelines established in Section 14-4 of the Zoning Ordinance for properties less than 0.5 acres, as 
the first 1,000 square feet of the garage do not count towards the accessory structure square footage total. 
Additionally, an impervious surface variance is not required because the applicant is reducing the amount of 
impervious surface on the property by reducing the width of the driveway and concrete on the south side of 
the home, therefore reducing the non-conformity. 

Section 4-10 of the Zoning Ordinance establishes standards for review of a variance request. Consideration of 
a variance requires the following three-factor test for practical difficulties. Economic considerations alone do 
not constitute a practical difficulty. A request must meet all three standards for the variance to be granted:  

1. Reasonableness. The property owner proposes to use the property in a reasonable manner not
permitted by an official control.

A. The applicant is proposing to construct a 25 x 50-foot (1,250 square foot) attached garage
on a 0.32 on a property zoned CL – Coon Lake Residential. An accessory structure is a
permitted accessory use within the Coon Lake Residential zoning district. The applicant is
proposing to locate the front of the garage 19 feet 8.4 inches from the front property line
along E Front Boulevard. The applicant is proposing an encroachment of 5 feet 3.6 inches on
the front property line setback requirement of 25 feet. To comply with the minimum front
setback requirement, the applicant could reduce the length of the garage to 44 feet 8.4
inches, totaling 1117.5 square feet. The minimum garage size established in Section 22-7(B)
of the Zoning Ordinance is 24 x 24 feet (576 square feet). The applicant’s narrative argues
that he is seeking the 50-foot garage length because a three-stall garage is not feasible on
the property, and the 50-foot depth would allow for the storage of items behind two
vehicles.

The Planning Commission may find that the construction of a garage with a front yard 
setback encroachment of 5 feet 3.6 inches on the front property line. If the Planning 
Commission finds this encroachment is reasonable, the Commissioners shall determine 
a reason for this finding. 

The Planning Commission may find that the construction of a 1,250 square foot garage 
with a front yard setback encroachment of 5 feet 3.6 inches on the front property line is 
not reasonable because the applicant could reduce the length of the garage by 5 feet 
3.6 inches to bring the structure into conformity with the required front yard setback 
while still maintaining a garage length that well exceeds the minimum garage length and 
overall size which well exceeds the minimum garage side requirement established 
within the Code. 

B. The applicant is proposing the locate the south side of the garage 5 feet 8.4 inches from the
side property line. The southeast corner of the applicant’s existing garage is located 5 feet
8.4 inches from the side property line, with the wall angling to the northwest, away from
the property line. The applicant is proposing an encroachment of 1 foot 3.6 inches on the
side property line setback requirement of 7 feet for the entire southern wall of the garage.
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The variance is required because the proposed garage expands the non-conformity to the 
entire southern side wall. The applicant is seeking to straighten the garage’s sidewall by 
making the entire wall run parallel to the south property line. The required minimum width 
of the garage is 24 feet, with the applicant proposing a garage width of 25 feet. The 
applicant’s septic area is located 13 feet 2.4 inches to the north of the proposed garage, 
with the required setback from the septic tank being 10 feet. The applicant is limited in his 
ability to reduce the width of the garage due the required garage width of 24 feet or locate 
the garage further north due to the risk of encroaching on the septic area. 

The Planning Commission may find that the construction of a garage with a side yard 
setback encroachment of 1 foot 3.6 inches is reasonable because the applicant is limited 
in his ability to reduce the width of the garage due to the required garage width of 24 
feet, and the location of the septic site to the north limits the ability for the garage to be 
located further to the north. The applicant’s existing garage is also a legal non-
conforming structure, and the proposed setback, though an expansion of the area being 
encroached upon, is in-line with the existing setback of the structure.  

The Planning Commission may find that the construction of a garage with a side yard 
setback encroachment of 1 foot 3.6 inches is not reasonable. If the Planning Commission 
finds this encroachment is not reasonable, the Commissioners shall determine a reason 
for this finding. 

2. Uniqueness. The plight of the landowner is due to circumstances unique to the property not created by
the landowner. The uniqueness generally relates to the physical characteristics of the particular
property.

A. The applicant’s property is approximately 176 feet in length. The applicant is proposing to
build the attached garage in front of the home is located 69 feet 8.4 inches from the front
property line. The presence of the existing home and depth of the lot limit the buildable
area in the front of the home. However, staff finds that the applicant could construct a
garage with a length of 44 feet 8.4 inches without encroaching on the front setback
requirement. There are no unique physical characteristics of the property which require
the construction of a garage 19 feet 8.4 inches from the front property line along E Front
Boulevard

The Planning Commission may find that there are unique characteristics of the property 
which justify a front yard setback encroachment of 5 feet 3.6 inches on the front 
property line for the construction of a new garage. If the Planning Commission finds that 
this encroachment is justified, the Commissioners shall determine a reason for this 
finding. 

The Planning Commission may find that there are no unique characteristics on the 
property which justify a front yard setback encroachment of 5 feet 3.6 inches on the 
front property line for the construction of a new garage, as the property owner could 
reduce the length of the garage by 5 feet 3.6 inches to comply with the front setback 
requirement while still exceeding the minimum garage size requirement within the 
Code. 

B. The applicant’s property is approximately 74 feet in width. The applicant is proposing the
build the attached garage on the southern half of the parcel with a setback of 5 feet 8.4
inches from the southern property line. The property’s septic area is located 13 feet 2.4
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inches to the north of the proposed garage. The width of the proposed garage is 25 feet, 
one foot wider than the minimum garage width of 24 feet established in Section 22-7(B) 
of the Zoning Ordinance. The applicant is limited in his ability to construct a garage that 
meets the minimum garage width standard and complies with the property line and septic 
setbacks. 

The Planning Commission may find that the width of the lot and location of the 
existing septic area are unique characteristics that limit the applicant’s ability to 
construct a garage that meets the width required by the Zoning Ordinance and 
justifies a side yard setback encroachment of 1 foot 3.6 inches. 

The Planning Commission may find that there are no unique characteristics that 
justify a side yard setback encroachment of 1 foot 3.6 inches. If the Planning 
Commission finds this encroachment is not justified due to the lack of unique 
characteristics on the property, the Commissioners shall determine a reason for 
this finding. 

3. Character. A variance would not alter the essential character of the neighborhood. This factor is used to 
consider whether the resulting structure or improvement will be out of scale, out of place, or otherwise 
inconsistent with the surrounding area.  

A. Several of the properties on east side of East Front Boulevard have garages which encroach on 
the required 25-foot setback for properties in the Shoreland Overlay District of the Coon Lake 
Residential Zoning District. Of the nearest 10 properties on the east side of East Front 
Boulevard, 6 of the properties have garages located within 25 feet of the front property line, 
including the property to the north of the subject property which has a front yard setback of 
approximately 20 feet 4 inches. Several of these structures received variances or exist as legal 
non-conforming structures. These structures vary widely in the front yard setback distances, 
ranging approximately 20 feet 4 inches to approximately 1 foot 7 inches from the front 
property line. However, only one of these 6 garages is of a comparable length to the proposed 
garage. 

The Planning Commission may find that a front yard setback of 19 feet 8.4 inches will 
not be out of scale, out of place, or otherwise inconsistent with the character of the 
neighborhood because several of the surrounding properties have garages located 
within the 25-foot front yard setback required by the Zoning Ordinance. 

The Planning Commission may find that a front yard setback of 19 feet 8.4 inches will be 
out of scale, out of place, or otherwise inconsistent with the character of the 
neighborhood because the proposed garage has a significantly longer length than all but 
one of the surrounding garages that encroach on the front yard setback. 

B. Several of the properties on the east side of East Front Boulevard encroach on or nearly 
encroach on the required side yard setback of 7 feet for properties in the Coon Lake 
Residential Zoning District. The narrow lots and proximity to the lakeshore on these parcels 
limit the buildable area when accounting for the required front yard, side yard, shoreline, 
and septic setbacks. Many of the structures within this neighborhood have sought variances 
or exist as non-conforming structures.  

The Planning Commission may find that a side yard setback of 5 feet 8.4 inches will not 
be out of scale, out of place, or otherwise inconsistent with the character of the 
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neighborhood because several of the surrounding properties have similar structure 
setbacks due to the narrowness of the lots and required septic setbacks. 

The Planning Commission may find that a side yard setback of 5 feet 8.4 inches will be 
out of scale, out of place, or otherwise inconsistent with the character of the 
neighborhood. If the Planning Commission finds this encroachment does impact 
neighborhood character, the Commissioners shall determine a reason for this finding. 

Summary 
To grant a variance, the applicant must demonstrate that the request meets all three of the tests for “practical 
difficulties” including reasonable use of the land, uniqueness of the land that is out of the control of the 
owner, and that the request would not alter the existing character of the neighborhood. The Planning 
Commission should evaluate the requests individually based on the application material, contents of the staff 
report, testimony from the public hearing, and discussion. If the Planning Commission finds one or more of the 
tests are not met, they must recommend denial of the variance to the City Council who ultimately makes the 
final decision. The Planning Commission may recommend one, both, or none of the variances. 

Staff has provided findings of fact for both approval and denial of the variance requests in the staff report. A 
draft resolution for approval and denial has been provided and must be modified to reflect the findings of the 
Planning Commission.  

Requested Action 
In consideration of the requests, the Planning Commission has the following options: 

A. Recommend Approval of Both Variances 
If the Planning Commission finds that all three parts of the practical difficulties test have been met by 
the applicant for both variances, the Planning Commission should recommend approval of the variance 
requests for the property located at 19511 East Front Boulevard NE. A draft resolution with findings of 
fact and conditions of approval has been included in the packet. The draft resolution may be modified 
to add conditions of approval. 

B. Recommend Denial of Both Variances  
If the Planning Commission finds that one or more parts of the practical difficulties test have not been 
met by the applicant for both variances, the Planning Commission may recommend denial of the 
variance requests for the property located at 19511 East Front Boulevard NE. A draft resolution with 
findings of fact has been included in the packet. 

C. Recommend Approval of One Variance and Denial of the Other 
If the Planning Commission finds that all three parts of the practical difficulties test have been met for 
one variance but not the other, the Planning Commission may recommend approval of one variance 
and denial of the other for property located at 19511 East Front Boulevard NE. The draft resolution 
may be modified to reflect this. 

Attachments: 
1. Draft Resolution for Approval 
2. Draft Resolution for Denial 
3. Location Map 
4. Site Survey dated October 27, 2025 
5. Building Plans dated October 14, 2025 
6. Practical Difficulties Statement by Applicant dated October 14, 2025 
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CITY OF EAST BETHEL 
COUNTY OF ANOKA 

STATE OF MINNESOTA 
 

RESOLUTION NO. 2025-XX 
 

A RESOLUTION GRANTING VARIANCES FROM APPENDIX A (ZONING) SECTION 
51-7B OF THE CITY CODE FOR THE CONSTRUCTION OF AN ATTACHED GARAGE 19 
FEET 8.4 INCHES FROM THE FRONT PROPERTY LINE AND 5 FEET 8.4 INCHES FROM 
THE SOUTH SIDE PROPERTY LINE ON PROPERTY LOCATED AT 19511 E FRONT 
BOULEVARD NE (PIN: 25-33-23-12-0003) LEGALLY DESCRIBED AS: 

      
That part of Lot 2, AUDITOR'S SUBDIVISION NO. 123, Anoka County, Minnesota, 
described as follows: 
 
Commencing at a point on the west line of said lot 75.83 feet North from the Southwest 
comer thereof, as measured along said West line and continuing thence North 74.74 feet; 
thence East and parallel with the South line of said Lot 2 to the shoreline of Coon Lake; 
thence southerly along said shoreline of said Coon lake to an intersection with a line 
extended East and parallel with said South line from the point of beginning; thence West 
and parallel with said South line to said point of beginning. 

 
WHEREAS, the applicants, Joseph and Sheri Belchak, requested a variance to construct an 
attached garage 19 feet 8.4 inches from the front property line where a 25-foot setback is 
required, and;  
 
WHEREAS, the applicants requested a variance to construct an attached garage 5 feet 8.4 inches 
from the southern side property line where a 7-foot setback is required, and; 
 
WHEREAS, the Planning Commission held a public hearing on November 25, 2025 and 
recommended approval, and; 
 
WHEREAS, the City finds the request for the front yard variance: 

1. Is a reasonable request: 
• Planning Commission to determine findings of fact for the front yard 

encroachment. 
2. Is due to circumstances unique to the property, not caused by the landowner; 

• Planning Commission to determine findings of fact for the front yard 
encroachment. 

3. Will not have a negative effect on the character of the neighborhood; 
• Several of the properties to the north and south of the subject property 

have garages located within the required 25-foot front yard setback due to 
positioning of the principal structures per the required shoreland setback 
of 75 feet on lots abutting Coon Lake. 
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WHEREAS, the City finds the request for the side yard variance: 
1. Is a reasonable request:

• The applicant is limited in his ability to reduce the width of the garage due
to the required garage width of 24 feet per Appendix A Section 22-7B of
the City Code.

• A portion of the applicant’s existing garage is located 5 feet 8.4 inches
from the southern side property line, the same distance as the proposed
setback for the entire southern wall of the proposed structure

2. Is due to circumstances unique to the property, not caused by the landowner;
• The applicant’s property is approximately 74 feet in width with an existing

septic site located 13 feet 2.4 inches north of the garage area. The
applicant is limited in their ability to reduce the width of the garage due to
Ordinance standards or locate the garage further north due to the required
septic setback.

3. Will not have a negative effect on the character of the neighborhood;
• Several of the properties to the north and south of the subject property

have structures located within the required 7-foot side yard setback due to
the narrow width of the lots within the neighborhood.

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of East Bethel 
hereby approves variances from Appendix A (Zoning) Section 51-7b of the City Code for the 
construction of an attached garage 19 feet 8.4 inches from the front property line and 5 feet 8.4 
inches from the southern side property line on property located at 19511 E Front Boulevard NE, 
subject to the following conditions:  

1. A variance is approved for the construction of an attached garage 19 feet 8.4
inches from the front property line on property located at 19511 E Front
Boulevard NE, in accordance with the survey and application received by the City
on October 14, 2025 and additional information received on October 27, 2025
except as amended by this resolution.

2. A variance is approved for construction of an attached garage 5 feet 8.4 inches
from the southern side property line on property located at 19511 E Front
Boulevard NE, in accordance with the survey and application received by the City
on October 14, 2025 and additional information received on October 27, 2025
except as amended by this resolution.

3. The applicant must obtain all required building permits from the City prior to
construction of the proposed structure.

Adopted this 8th day of December, 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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CITY OF EAST BETHEL 
COUNTY OF ANOKA 

STATE OF MINNESOTA 

RESOLUTION NO. 2025-XX 

A RESOLUTION DENYING VARIANCES FROM APPENDIX A (ZONING) SECTION 51-
7B OF THE CITY CODE FOR THE CONSTRUCTION OF AN ATTACHED GARAGE 19 
FEET 8.4 INCHES FROM THE FRONT PROPERTY LINE AND 5 FEET 8.4 INCHES FROM 
THE SOUTH SIDE PROPERTY LINE ON PROPERTY LOCATED AT 19511 E FRONT 
BOULEVARD NE (PIN: 25-33-23-12-0003) LEGALLY DESCRIBED AS: 

That part of Lot 2, AUDITOR'S SUBDIVISION NO. 123, Anoka County, Minnesota, 
described as follows: 

Commencing at a point on the west line of said lot 75.83 feet North from the Southwest 
comer thereof, as measured along said West line and continuing thence North 74.74 feet; 
thence East and parallel with the South line of said Lot 2 to the shoreline of Coon Lake; 
thence southerly along said shoreline of said Coon lake to an intersection with a line 
extended East and parallel with said South line from the point of beginning; thence West 
and parallel with said South line to said point of beginning. 

WHEREAS, the applicants, Joseph and Sheri Belchak, requested a variance to construct an 
attached garage 19 feet 8.4 inches from the front property line where a 25-foot setback is 
required, and;  

WHEREAS, the applicants requested a variance to construct an attached garage 5 feet 8.4 inches 
from the southern side property line where a 7-foot setback is required, and; 

WHEREAS, the Planning Commission held a public hearing on November 25, 2025 and 
recommended approval, and; 

WHEREAS, the City finds the request for the front yard variance: 
1. Is not a reasonable request:

• The applicant could reduce the size of the proposed garage by 5 feet 3.6
inches to comply with the required front yard setback while still exceeding
the minimum required garage size and depth established in Section 22-7B
of the Zoning Ordinance.

2. Is not due to circumstances unique to the property, not caused by the landowner;
• The applicant’s home is located 69 feet 8.4 inches from the front property

line. When accounting for the required front yard setback of 25-feet, the
applicant still has a buildable area with a depth of 44 feet 8.4 inches in
front of the home to construct a garage that still exceeds the minimum
garage size required by City Code.
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3. Will have a negative effect on the character of the neighborhood;
• The depth of the proposed structure is significantly longer than that of the

garages on all but one of the surrounding properties.

WHEREAS, the City finds the request for the side yard variance: 
1. Is not a reasonable request:

• Planning Commission to determine findings of fact for denial of the side
yard setback variance.

2. Is not due to circumstances unique to the property, not caused by the landowner;
• Planning Commission to determine findings of fact for denial of the side

yard setback variance.
3. Will have a negative effect on the character of the neighborhood;

• Planning Commission to determine findings of fact for denial of the side
yard setback variance.

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of East Bethel 
hereby denies a variances from Appendix A (Zoning) Section 51-7b of the City Code for the 
construction of an attached garage 19 feet 8.4 inches from the front property line and 5 feet 8.4 
inches from the southern side property line on property located at 19511 E Front Boulevard NE, 
based on the findings in this resolution.  

Adopted this 8th day of December, 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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250503 certificate 10-27-25

11876 EVERGREEN CIRCLE NW
COON RAPIDS, MN 55448
TEL 612-718-1698
WWW.NORTHWINDLS.COM

CERTIFICATE OF SURVEY
FOR: JOE BELCHAK
OF: 19511 EAST FRONT BOULEVARD NE,

EAST BETHEL, MINNESOTA

0 15 30 60
GRAPHIC SCALE

(IN FEET)

Date Revision By
Job #250503 Date: 5/20/2025 Drawn By: KCM

(Anoka County Tax Records)

That part of Lot 2, AUDITOR'S SUBDIVISION NO. 123, Anoka County,
Minnesota, described as follows:
Commencing at a point on the West line of said Lot 75.83 feet North from the
Southwest corner thereof, as measured along said West line and continuing
thence North 74.74 feet; thence East and parallel with the South line of said
Lot 2 to the shoreline of Coon Lake; thence southerly along said shoreline of
said Coon Lake to an intersection with a line extended East and parallel with
said South line from the point of beginning; thence West and parallel with said
South line to said point of beginning.

PARCEL DESCRIPTION:

1. The fieldwork was completed by Northwind Land Surveying, LLC
on 5/07/2025.

2. Parcel Identification No. 25-33-23-12-0003
3. Bearings shown hereon are in reference to the Anoka County

Coordinate System.
4. This survey was prepared without the benefit of a title

commitment.  The surveyed parcel may be subject to additional
easements, covenants, restrictions or matters other than those
shown hereon.  This survey is subject to revision upon receipt and
review of a title commitment.

NOTES:

I hereby certify that this survey, plan or report was prepared by me or under
my direct supervision and that I am a duly licensed land surveyor under the
laws of the State of Minnesota.

Signed:  Northwind Land Surveying, LLC

By:
Kevin C. McCain, Lic. No. 58542

Date:                    5/20/2025

Denotes Overhead Utility Line
Denotes Retaining Wall
Denotes Existing Fence

Denotes Found Iron Monument
Denotes Set Metal Spike
Denotes Cleanout
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Denotes Electric Meter
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Denotes Flag Pole

Denotes Electric Box
Denotes Telephone Box

Denotes TV Box

Denotes Handhole

Denotes Septic Manhole
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Denotes Bituminous Surface
Denotes Concrete Surface

Denotes Paver Surface

AC Denotes Air Conditioner

MB Denotes Mailbox

Anoka County Benchmark No. 2042
Elevation: 907.54 Ft. (NGVD 29)

BENCHMARK

6/02/25 Per City Comment KCM
8/15/25 Per Client Comments KCM

Paver Area
Concrete Area

Garage Area

±66 sq.ft.
±1,453 sq.ft.

±593 sq.ft.

Total Impervious ±4,253 sq.ft.
Percent Impervious ±31.1%

EXISTING IMPERVIOUS SURFACE

House, Cellar Door, and Porch Area
Total Lot Area (to ordinary high water)

±2,087 sq.ft.
±13,659 sq.ft.

Existing Paver Area
Proposed Sidewalk

Proposed Garage Area

±66 sq.ft.
±445 sq.ft.

±1,241 sq.ft.

Total Impervious ±4,213 sq.ft.
Percent Impervious ±30.8%

PROPOSED IMPERVIOUS SURFACE

Existing House, Cellar Door, and Porch Area
Total Lot Area (to ordinary high water)

±2,019 sq.ft.
±13,659 sq.ft.

Proposed Driveway Area (to right of way line) ±316 sq.ft.
Proposed Concrete Pad ±72 sq.ft.

Existing Shed ±54 sq.ft.

Shed Area ±54 sq.ft.

8/22/25 Proposed garage, driveway, sidewalk, KCM
impervious surface chart

Denotes Direction of Drainage
Denotes Proposed Elevation900.0

Denotes Concrete To Be Removed

9/29/25 New garage plans, update impervious KCM
surface chart

10/27/25 Revise impervious surface chart KCM
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City of East Bethel 
Planning Commission Meeting 
Agenda Item Information 

Meeting Date: November 25, 2025 

Agenda Item Number: 8 

Request:   PUBLIC HEARING. Consider a Conditional Use Permit (CUP) for a Lower-Potency Hemp Edible 
Retailer located at 18429 Highway 65 NE (City file 25-034). 

Review Deadline: December 27, 2025 

Background/Context 
On October 28, 2025, staff received a complete application from Ramadan Hussein for a CUP to allow the 
operation of a lower-potency hemp edible retailer located at The Smoke Saloon, 18429 Highway 65 NE (PIN 
#32-33-23-42-0008). City Code Appendix A, Section 1-9 defines lower-potency hemp edible (LPHE) retailer as: 
“A hemp business that sells lower-potency hemp edibles to customers, including on-site consumption, 
pursuant to Minn. Stats. § 342-46”.  

The applicant is proposing to operate a LPHE retailer out of the Smoke Saloon, an existing business which 
holds a Cannabis Edibles License from the City of East Bethel. This license will expire on December 31, 2025. 
During the 2025 legislative session, Minn. Stats. § 342-46 was established to require all cannabis and LPHE 
licensing to be performed by the Office of Cannabis Management (OCM) instead of the local government unit 
(LGU). To obtain a license from the OCM, the LGU must verify that the business complies with the local Zoning 
Ordinance. City Ordinance 2024-05 established Lower Potency Hemp Edible Retailer as a Conditional Use 
within the B-3 Zoning District. To obtain a LPHE license from the OCM, the business must first receive a CUP to 
allow the proposed use on the property. 

This property is guided Commercial and zoned B-3 – Highway Commercial. The properties to the north and 
south are guided and zoned the same. The properties to the east are guided Mixed Use and zoned MXU – 
Mixed Use. Highway 65 borders the western side of the property. Per City Code Appendix A, Section 47, 
“Lower-Potency Hemp Edible Retailer” requires a CUP within the B-3 – Highway Commercial Zoning District.  

Analysis 
When reviewing a Conditional Use Permit, the City’s discretion is limited to whether the CUP meets the 
standards outlined in the Appendix A Section 4-9(D) of the City Code. If it does, the City must approve the CUP.  

“Lower-Potency Hemp Edible Retailer” is a conditional use within the B-3 Zoning District. According to the 
Office of Cannabis Management, “Lower-potency hemp edible retailers can sell packaged lower-potency hemp 
edibles to consumers aged 21 years of age and older. Lower-potency hemp edible retailers may deliver lower-
potency hemp edibles to consumers 21 years of age and older with applicable endorsement”. Minn. Stats. § 
342-46 Subd. 7(3) prohibits LPHE retailers from selling or delivering cannabis flower, cannabis product, or 
hemp-derived consumer products excluding edible products.  

Currently, this business operates as a LPHE retailer under a license issued by the City prior to the changes to 
cannabis and hemp regulations established during the 2025 legislative session. 

The Planning Commission should evaluate the request for compliance with the general CUP ordinance 
standards in Section 4-9(D) of the Zoning Ordinance: 
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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. This business currently operates as an LPHE retailer and has previously
obtained licensure from the City for the use. The applicant’s narrative describes product safety
and security, staff training, inventory management, and age verification rules in line with the
standards established under Minn. Stats. § 342-46. Review by the Sheriff’s Office and East
Bethel Fire Department has not highlighted any concerns over the continuation of this use.

To mitigate the impact of the proposed use on the health, safety, and general welfare of the 
surrounding lands, the business shall operate under the standards for hemp businesses 
established in Section 30 of the City Zoning Ordinance (Attachment 4). This has been included 
as a condition of approval. Chapter 18, Article IX of the City Code also requires LPHE retailers to 
register with the City and pass a compliance check conducted by the City. This has been added 
as a condition of approval. 

b) Existing and anticipated traffic conditions, including parking facilities on adjacent streets and
lands;
The applicant is not proposing any alterations to the site with the continuation of this use. The
City is unaware of any traffic or parking issues associated with this use under current
conditions.

c) The effect of the proposed use on public utilities;
This site is connected to City sewer and water. The continuation of this use is unlikely to cause
any new impacts.

d) The effect of the proposed use on property values;
This business currently operates as a LPHE retailer and tobacco retailer. The continuation of this
use is unlikely to have significant impacts on the surrounding property values.

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 operation of this site. A CUP
would allow this business to continue operations while meeting the standards within the Code
for this use within this zoning district.

This business currently has one unpermitted free-standing sign. All unpermitted signage on the 
property must be removed or obtain a sign permit issued by the City within 30 days of the 
adoption of the resolution authorizing the CUP. This has been added as a condition of approval. 
This business also has at least one illuminated interior window sign which violate the standards 
established within Section 30-5 of the Zoning Code regulating signage for cannabis and hemp 
businesses. This section of Code states, “No products, interior signage, advertisements, or like 
attention getting items shall be placed or displayed that may be visible from the exterior of 
the cannabis business or hemp business”. All non-permitted interior signage visible from the 
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exterior the building must be removed within 30 days of the adoption of the resolution 
authorizing the CUP. This has been added as a condition of approval. 

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 applicant is not proposing any alterations to the site. This use should not have an impact on 
groundwater, surface water, or air quality. 

i) The proposed use is allowed with a CUP or IUP in the zoning district in which it is proposed; 
and 
Section 47-4 of the Zoning Code lists “Lower-Potency Hemp Edible Retailer” as a conditional use 
within the B-3 Zoning District. 

j) The effect of the proposed use on natural resources. 
The applicant is not proposing any alterations to the site, and the continuation of this use 
should have no impact on natural resources. 

Summary 
The application for a CUP to allow the operation of a LPHE retailer located at 18429 Highway 65 NE requires a 
public hearing and review by the Planning Commission and City Council. This business currently operates as a 
tobacco business and LPHE retailer with a license from the City. Due to Ordinance 2024-05, a CUP is now 
required for this type of business within the B-3 zoning district. If the proposed use meets the standards 
established within Section 4-9(D) of the Zoning Ordinance, the City must approve the request. An analysis of 
the CUP standards has been provided. Any LPHE business which operates on this property will be required to 
comply with the standards for hemp businesses established in Section 30 of the City Zoning Ordinance along 
with all local, state, and federal regulations for the operation of this type of business.  

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 
recommendation of the Planning Commission.  

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 request for a CUP for a 
Lower-Potency hemp edible retailer located at 18429 Highway 65 NE. A draft Resolution 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 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 
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2. Location Map 
3. Narrative Dated October 27, 2025 
4. City Code Appendix A, Section 30: Cannabis Business and Hemp Business Operations 
5. City Code Chapter 18 Article IX: Registration of Cannabis and Hemp Business 
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CITY OF EAST BETHEL 
COUNTY OF ANOKA 

STATE OF MINNESOTA 
 

RESOLUTION NO. 2025-XX 
 

A RESOLUTION GRANTING A CONDITIONAL USE PERMIT FOR A LOWER-
POTENCY HEMP EDIBLE RETAILER LOCATED ON A PROPERTY LOCATED AT 18429 
HIGHWAY 65 NE (PIN 32-33-23-42-0008) LEGALLY DESCRIBED AS: 

 
That part of the Northwest Quarter of Southeast Quarter of Section 32, Township 33 
North, Range 23 West, Anoka County, Minnesota described as follows:  
 
Beginning at the South Quarter corner, Section 32, North 4 degrees, 05. minutes, 15 
seconds West, 2064.7 feet to a point on North South Quarter line, Section 32, thence 
Easterly South 89 degrees, 03 minutes, 45 seconds East a distance of 255.8 feet to a point 
30 feet East of Westerly right of way line Trunk Highway No. 65, then South on a line 
parallel and 30 feet East of the Westerly right of way line Trunk Highway No. 65 North 4 
degrees, 06 minutes, 30 seconds West a distance of 165 feet to point of beginning, thence 
South 480 feet, more or less, to centerline of Co. Ditch 28, then South 67 degrees, 26 
minutes, 24 seconds East Southeasterly a distance of 112 feet, more or less, along 
centerline of Co. Ditch 28, thence Northerly a distance of 518 feet, more or less, along 
centerline Co. Ditch 28, then Westerly South 89 degrees, 03 minutes, 45 seconds East a 
distance of 241 feet, more or less, to point of beginning. 

 
WHEREAS, Ramadan Hussein, the owner of Route 65 Inc. DBA The Smoke Saloon, with 
permission from David C Carlson, owner of property PIN 32-33-23-42-0008, has applied for a 
conditional use permit to operate a Lower-Potency Hemp Edible Retailer on the above described 
property; and 
 
WHEREAS, the East Bethel Review Committee has reviewed the plans and provided 
comments; and 
 
WHEREAS, the Planning Commission held a public hearing on November 25, 2025; and 

 
WHEREAS, the Planning Commission finds: 
 

1. This property is zoned (B-3) Highway Commercial and “Lower-Potency Hemp 
Edible Retailer” is allowed as a Conditional Use within this zoning district. 

2. The business currently operates as a Lower-Potency Hemp Edible Retailer on this 
property and holds a license issued by the City of East Bethel, expiring December 
31, 2025. 

3. The application submitted on October 28, 2025 complies with the general 
Conditional Use Permit (CUP) standards in Section 4, Subd. 9. (D) of the Zoning 
Ordinance, as outlined in the November 25, 2025 Planning Commission report, 
except as amended below. 
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WHEREAS, the Planning Commission recommends approval of the Conditional Use Permit to 
the City Council. 
 
NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of East Bethel 
hereby approves the conditional use permit for the property located at PIN 32-33-23-42-0008, 
subject to the following conditions: 

 
1. A Conditional Use Permit is granted to allow the operation of a Lower-Potency Hemp 

Edible Retailer at 18429 Highway 65 NE. 
2. The Lower-Potency Hemp Edible Retailer shall comply with the standards for the 

operation of a hemp business established in Appendix A, Section 30 of the City Code. 
3. The Lower-Potency Hemp Edible Retailer shall comply with the registration 

requirements for a Lower-Potency Hemp Edible Retailer established in Chapter 18, 
Article IX of the City Code. 

4. The Lower-Potency Hemp Edible Retailer shall comply with Minn. Stats. § 342-46. 
5. The Lower-Potency Hemp Edible Retailer shall obtain a license from the Office of 

Cannabis Management in compliance with standards established in Minn. Stats. § 
342-46. 

6. The Lower-Potency Hemp Edible Retailer shall comply with all local, state, and 
federal regulations pertaining to the operation of a hemp business of this type. 

7. Signage shall comply with the standards in Appendix A Section 30 of the City Code.  
8. The applicant shall remove all non-permitted signage from the property within 30 

days of the adoption of this Resolution. 
9. Any expansion of this use shall require a Conditional Use Permit Amendment. 

 
Adopted this 8th day of December, 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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City of East Bethel 
Planning Commission Meeting 
Agenda Item Information 

Meeting Date: November 25, 2025 

Agenda Item Number: 9 

Request:   PUBLIC HEARING. Consider a Conditional Use Permit (CUP) for a Cannabis Microbusiness located at 
18447 Highway 65 NE, Suite B (City file 25-034). 

Review Deadline: December 12, 2025 

Background/Context 
On October 13, 2025, staff received an application from Brittney Yares for a CUP to allow the operation of a 
cannabis microbusiness located at 18447 Highway 65 NE, Suite B (PIN #32-33-23-42-0007). City Code Appendix 
A, Section 1-9 defines a Cannabis Microbusiness as: “A cannabis business that grows cannabis plants from 
seed or immature plant to mature plant, harvests the cannabis flower from a mature plant, makes cannabis 
and/or hemp concentrate, manufactures artificially derived cannabinoids, adult-use cannabis products, lower-
potency hemp edibles, and/or hemp-derived consumer products, and sells immature cannabis plants and 
seedlings, adult-use cannabis flower, adult-use cannabis products, lower-potency hemp edibles, hemp-derived 
consumer products, and other products authorized by law to other cannabis businesses and to consumers, 
including on-site consumption, pursuant to Minn. Stats. § 342.28”. The applicant is proposing to operate a 
Cannabis Microbusiness out of 5D Dispensary, an existing business selling “holistic wellness products” 
according to its website.  

During the 2025 legislative session, Minn. Stats. § 342-46 was established to require all cannabis and lower-
potency hemp edibles licensing to be performed by the Office of Cannabis Management (OCM) instead of the 
local government unit (LGU). To obtain a license from the OCM, the LGU must verify that the business 
complies with the local Zoning Ordinance. City Ordinance 2024-05 established Cannabis Microbusiness as a 
Conditional Use within the B-3 Zoning District. To obtain a Cannabis Microbusiness license from the OCM, the 
business must first receive a CUP to allow the proposed use on the property. The business must also maintain 
registration as a cannabis retailer with the City. 

This property is guided Commercial and zoned B-3 – Highway Commercial. The properties to the north and 
south are guided and zoned the same. The properties to the east are guided Mixed Use and zoned MXU – 
Mixed Use. Highway 65 borders the western side of the property. Per City Code Appendix A, Section 47, 
“Cannabis Microbusiness” requires a CUP within the B-3 – Highway Commercial Zoning District.  

Issuance of a CUP by the City does not entitle or ensure the granting of a license by the State. The applicant is 
subject to all rules, regulations, and inspections required by the OCM for the issuance of a cannabis 
microbusiness license. A CUP is one of many items required in this process. 

Analysis 
When reviewing a Conditional Use Permit, the City’s discretion is limited to whether the CUP meets the 
standards outlined in the Appendix A Section 4-9(D) of the City Code. If it does, the City must approve the CUP.  

“Cannabis Microbusiness” is a conditional use within the B-3 Zoning District. According to the Office of 
Cannabis Management, “Microbusinesses may cultivate cannabis and manufacture cannabis products and 
hemp products, and package such products for sale to customers or another licensed cannabis business. 
Microbusiness may also operate a single retail location”. Cannabis microbusinesses are required to comply. 
with the standards established in Minn. Statute § 342.28 regarding microbusinesses and § 342.27 regarding 
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the sale of cannabis products in addition to City Code Chapter 18 Article IX and Section 30 of the Zoning 
Ordinance. 

The Planning Commission should evaluate the request for compliance with the general CUP ordinance 
standards in Section 4-9(D) of the Zoning Ordinance: 

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 use is predicted to have a limited impact on the health, safety, and general welfare of the 
occupants of surrounding land. Section 30 of the Zoning Ordinance establishes several 
standards to evaluate these criteria. An analysis of surrounding properties and their uses finds 
that the business complies with the minimum buffer distance requirements established in 
Section 30-1(A) of the Zoning Ordinance. The applicant’s narrative also does not describe any 
outdoor activities or any activities that would generate noise or odor in violation of Section 30 
of the Zoning Ordinance. Review by the Sheriff’s Office and East Bethel Fire Department has not 
highlighted any concerns over this use. To mitigate the impact of the proposed use on the 
health, safety, and general welfare of the surrounding lands, the business shall operate under 
the standards for hemp businesses established in Section 30 of the City Zoning Ordinance 
(Attachment 4). This has been included as a condition of approval. Chapter 18, Article IX of the 
City Code also requires cannabis retailers to register with the City and pass a compliance check 
conducted by the City. This has been added as a condition of approval. 

The applicant shall also comply with Minn. Statute § 342.27 regarding the sale of cannabis 
products, including hours of operation for all cannabis and non-cannabis products. According to 
Minn. Statute § 342.28 Subd 7(c) “A cannabis business with a license or endorsement 
authorizing the retail sale of cannabis flower or cannabis products may not be open to the 
public or sell any other products at times when the cannabis business is prohibited from selling 
cannabis flower, cannabis products, lower-potency hemp edibles, and hemp-derived consumer 
products”. As described in the applicant’s narrative, the hours of operation of the business shall 
be limited to those between 10:00 a.m. and 9:00 p.m. the business shall not be authorized to 
conduct sales of any products, cannabis or non-cannabis, outside of these hours, pursuant to 
Minn. Statute § 342.28 Subd 7(c). This has been included as a condition of approval. 

b) Existing and anticipated traffic conditions, including parking facilities on adjacent streets and 
lands; 
This use is not anticipated to substantially increase traffic to this site. The traffic level is 
anticipated to be consistent with that of a typical retail establishment, similar to those on 
surrounding properties. 

c) The effect of the proposed use on public utilities; 
This site is connected to City sewer and water. This use is unlikely to cause any new impacts. 

d) The effect of the proposed use on property values; 
This use is not anticipated to have a significant impact on property values. No alterations to the 
existing site or building exterior are proposed for this use. The site shall comply with all 
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standards established in Section 30 of the Zoning Ordinance for cannabis businesses. These 
standards are intended to limit the impact of the proposed use on surrounding properties. 

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 operation of this site. A CUP
would allow this business to operate, upon receipt of a license from the OCM, while meeting
the standards within the Code for this use within this zoning district. The applicant shall be
required to seek a building permit for any alternations to the site, including the addition of
signage.

The issuance of a CUP requires the applicant comply with the plans submitted along with the 
CUP application. The floorplan submitted on October 13, 2025 shows two unused rooms in the 
unit’s restricted area. A CUP Amendment would be required at a later date for the applicant to 
utilize these rooms. This has been added as a condition of approval. 

The applicant shall be required to obtain a license from the OCM within 1 year of the issuance 
of this CUP. If this license is for any reason not granted or denied by the OCM, this CUP shall be 
revoked. This has been added as a condition of approval. 

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 applicant is not proposing any alterations to the site. This use should not have an impact on
groundwater, surface water, or air quality.

i) The proposed use is allowed with a CUP or IUP in the zoning district in which it is proposed;
and
Section 47-4 of the Zoning Code lists “Cannabis Microbusiness” as a conditional use within the
B-3 Zoning District.

j) The effect of the proposed use on natural resources.
The applicant is not proposing any alterations to the site, and this use should have no impact on
natural resources.

Summary 
The application for a CUP to allow the operation of a Cannabis Microbusiness located at 18447 Highway 65 NE 
requires a public hearing and review by the Planning Commission and City Council. If the proposed use meets 
the standards established within Section 4-9(D) of the Zoning Ordinance, the City must approve the request. 
An analysis of the CUP standards has been provided. Any Cannabis business which operates on this property 
will be required to comply with the standards for Cannabis businesses established in Section 30 of the Zoning 
Ordinance, obtain registration with the City pursuant to Section 18 Article IX of the City Code, obtain licensure 
from the OCM, and comply with all applicable state and federal laws for cannabis microbusinesses operation 
and cannabis sale. 

Staff finds that the application complies with the CUP standards and 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 recommendation 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 request for a CUP for a
Cannabis Microbusiness located at 18447 Highway 65 NE Suite B. A draft Resolution 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 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. 1,000 Ft. Buffer Distance Map
4. Narrative dated October 23, 2025
5. Floor Plan dated October 13, 2025 (Redacted)
6. City Code Appendix A, Section 30: Cannabis Business and Hemp Business Operations
7. City Code Chapter 18 Article IX: Registration of Cannabis and Hemp Business
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CITY OF EAST BETHEL 
COUNTY OF ANOKA 

STATE OF MINNESOTA 

RESOLUTION NO. 2025-XX 

A RESOLUTION GRANTING A CONDITIONAL USE PERMIT FOR A CANNABIS 
MICROBUSINESS LOCATED ON A PROPERTY LOCATED AT 18447 HIGHWAY 65 NE 
UNIT B (PIN 32-33-23-42-0007) LEGALLY DESCRIBED AS: 

That part of the East 1/2 of Section 32, Township 33, Range 23, Anoka County, 
Minnesota, described as follows: Commencing at the South 1/4 corner of said Section; 
thence North 4°05'15" West, assumed bearing, along the north-south 1/4 line of said 
Section, a distance of 2,203.7 feet; thence South 89°03'45" East to the Easterly R/W line 
of Trunk Highway No. 65, as Monumented and Constructed to the actual point of 
beginning of the tract of land to herein described; thence South 89°03'45" East, 375 feet, 
more or less, to the center of County Ditch No. 28; thence Northerly, along said ditch 
center line, to the North line of the SW l/4 of the NE l/4 of said Section; thence North 
88°56'55” West, along said North line, to said Easterly R/W line of Trunk Highway; 
thence Southerly, along said Easterly R/W Line, to the actual point of beginning. Except 
the North 1550.00 feet, as measured at right angles to the North line thereof. Subject to 
an easement, for road purposes, over the Westerly 30.00 feet, as measured at right angles 
to the West line thereof. Also, subject to easements of record, if any. 

WHEREAS, Brittney Yares (the applicant), the owner of 5D Dispensary, with permission from 
Osborne Development Inc., owner of property PIN 32-33-23-42-0007, has applied for a 
conditional use permit to operate a Cannabis Microbusiness on the above described property; and 

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

WHEREAS, the Planning Commission held a public hearing on November 25, 2025; and 

WHEREAS, the Planning Commission finds: 

1. This property is zoned (B-3) Highway Commercial and “Cannabis Microbusiness”
is allowed as a Conditional Use within this zoning district.

2. The application submitted on October 28, 2025 complies with the general
Conditional Use Permit (CUP) standards in Section 4, Subd. 9. (D) of the Zoning
Ordinance, as outlined in the November 25, 2025 Planning Commission report,
except as amended below.

WHEREAS, the Planning Commission recommends approval of the Conditional Use Permit to 
the City Council. 
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NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of East Bethel 
hereby approves the conditional use permit for the property located at PIN 32-33-23-42-0008, 
subject to the following conditions: 

 
1. A Conditional Use Permit is granted to allow the operation of a Cannabis 

Microbusiness at 18447 Highway 65 NE Unit B pursuant to the application materials, 
including the site plan and narrative, received October 13, 2025. 

2. The Cannabis Microbusiness shall obtain a license and all required endorsements 
from the Office of Cannabis Management (OCM) for a cannabis microbusiness and 
register with the City within 12 months of approval of this CUP. 

3. The Conditional Use Permit must be issued to the entity that leases the space and 
obtains the OCM license. The applicant shall provide the City with a copy of the lease 
and confirmation that the applicant is authorized to apply, on behalf of the OCM 
applicant company. 

4. The Cannabis Microbusiness shall comply with the standards for the operation of a 
cannabis business established in Appendix A, Section 30 of the City Code. 

5. The Cannabis Microbusiness shall comply with the registration requirements for a 
Cannabis Businesses established in Chapter 18, Article IX of the City Code. 

6. The Cannabis Business shall comply with all City, State, and federal laws, rules, 
regulations, licensing and/or registration requirements governing cannabis sales and 
operations of cannabis microbusinesses Minn. Stat. 342. 

7. The applicant shall not sell any products or merchandise that is prohibited or 
otherwise unlawful.  

8. Hours of operation will be limited to those established by City Ordinance, as may be 
amended from time to time, and which currently states that cannabis businesses are 
limited to retail sale of cannabis, cannabis flower, cannabis products, lower-potency 
hemp edibles, or hemp-derived consumer products between the hours of 10:00 a.m. 
and 9:00 p.m., seven days a week. 

9. Areas marked as “unused” on the Site Plan received October 13, 2025 shall remain 
unused unless and until the CUP is amended by the City approval following an 
amendment request with accompanying materials from the applicant. 

10. If traffic, parking or delivery issues develop in the immediate area that are attributable 
to the proposed use, the Applicant may be required by the City to implement traffic, 
parking or delivery control measures as determined by the City. 

11. Inform the City within one business day of becoming aware of any: 
a. failed compliance check and provide the City with copies of any documents or 

emails received regarding a failed compliance check, including enforcement 
actions and proceedings.   

b. suspension or loss of license from OCM. 
c. any change in the ownership of the cannabis business  
d. Theft, burglary, or unlawful entry of the property 

12. Any expansion of this use shall require a Conditional Use Permit amendment. 
 
Adopted this 8th day of December, 2025 by the City Council of the City of East Bethel. 
 
CITY OF EAST BETHEL     ATTEST 
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______________________________   ______________________________ 
Ardie Anderson, Mayor     Matt Look, City Administrator 
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FLOOR PLAN REDACTED
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City of East Bethel 
Planning Commission Meeting 
Agenda Item Information 

Meeting Date: November 25, 2025 

Agenda Item Number: 10 

Request:   Review a Site Plan for AMBA East Bethel Commercial Building located at Lot 2 Block 1 of Classic 
Commercial Park 2nd Addition (PIN# 32-33-23-21-0012) (City File 25-031). 

Review Deadline: December 28, 2025 

Background/Context 
On October 29, 2025, staff received a complete application from AMBA Holdings LLC for a Site Plan Review to 
allow the construction of AMBA East Bethel Commercial, a multi-tenant commercial building proposed to 
contain a daycare and 3 retail units at PIN #32-33-23-21-0012.  

This lot is 4.43 acres. The applicant is proposing to construct a 20,400 sq. ft. commercial building including a 
11,860 square foot daycare space and 8,400 square feet of space to be divided between 3 retail units. The 
applicant has provided a floor plan of the building showing the proposed daycare space. Tenants have not 
been identified for the retail units at this time. 

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

A site plan review is required for all new construction commercial buildings. A daycare facility and most retail 
businesses are permitted uses within the B-3 – Highway Commercial Zoning District. Tenants have not been 
identified for the retail units on the site, and, if a potential tenant proposes a use that is not a listed as a 
permitted use under Section 47-2 of the Zoning Code, the tenant will be required to obtain all necessary land 
use approvals and/or applicable licenses to operate.  

Analysis 
When reviewing a Site Plan, the City’s discretion is limited to whether the proposed site plan meets the 
standards outlined in the City’s Subdivision and Zoning Ordinance. If it does, the City must approve the site 
plan. 

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.  
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b) Compliance with this ordinance; 
This site is located in the B-3- Highway Commercial Zoning District.   
 

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

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 maximum lot coverage allowed within the B-3 Zoning District is 80%. The plans as 
proposed comply with this lot coverage standard. 

There is a stormwater mitigation pond on the eastern half of this property. This pond is 
enclosed in a drainage and utility easement. According to Section 66-255(3) of the City 
Code, the minimum building setback from a stormwater pond and least susceptible 
wetland is 25 feet. The building setback for this structure is 30.4 feet. Per comments 
provided by the City Engineer on November 13, 2025, all grading within 50 feet of this 
pond will require double perimeter barriers. 

Driveway 
This site will have one access point from the cul-de-sac on Ulysses Street which is 
allowed in the B-3 Zoning District. This temporary cul-de-sac was conveyed to the City in 
2021 via a temporary cul-de-sac easement until Ulysses Street is extended to the north. 
Escrow or a letter of credit will be required for the construction of the driveway within 
the City right-of-way. The City Engineer, East Bethel Department of Public Works, and 
East Bethel Fire Department have reviewed the driveway access. The City Engineer has 
provided comments and compliance with those comments is a condition of approval.  

Landscaping  
The applicant has submitted a landscape plan for the site showing 10 new trees and 68 
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. Ten trees and 68 shrubs are required for 
a 20,400 sq. ft. building. This property is currently a bare grassy field with few, if any, 
existing trees outside of the drainage and utility easement area. 

Stormwater Management 
The applicant has submitted a Stormwater Drainage Report prepared by Plowe 
Engineering. This plan has been reviewed 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.  
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Wetlands 
A memorandum dated November 6, 2025 and received by the City on November 20, 
2025 has disclosed the presence of wetlands along the north 5-10 feet of the parcel for 
a distance of approximately 100 feet. This is currently under review by the City Engineer. 
The wetland delineation must be approved and accurately identified on the plans prior 
to issuance of building permits. The applicant will be required to comply with the City’s 
wetland buffer and building setback requirements and shall be required to amend the 
submitted materials to account for this buffer distance. This is likely to reduce the size 
of the playground area to the north of the site but is unlikely to have an impact on the 
proposed building. 

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 grassy lot with few trees on the site. The impacts of new impervious 
surface will be accommodated by a proposed infiltration basins on the site and the existing 
mitigation pond. All grading within 50 feet of the pond or any wetlands will require double 
perimeter barriers. 

d) The harmonious relationships between buildings, open spaces, natural site features, 
architectural details, and vehicular and pedestrian circulation; 
This site will have one access point located along Ulysses St. NE to the proposed parking lot 
located in front of the proposed building. The City Engineer has provided comments to the 
applicant regarding this access points. The proposed parking lot meets the requirements for 
circulation established in Section 22, Subd. 9 of the Zoning Ordinance. The East Bethel Fire 
Department has reviewed the site’s ingress/egress and has determined that it is appropriate.  

The parking lot contains 76 spaces. Section 22 Subd. 7(23) of the Zoning Ordinance specified 
that 1 parking space must be provided for every 150 square feet of usable floor area for retail 
establishments. The plan shows that 56 spaces are provided based on the floor area of the 
retail portion of the building. The required number of parking space for day care facilities is not 
established by the Code. Section 22 Subd. 7(32) of the Zoning Ordinance specifies that 
requirements for other uses may be determined on an individual basis. The plan shows that 20 
spaces are provided based on the daycare’s estimated staffing level. Staff does not have 
concerns regarding the parking provided, though this may be reviewed again once building 
permits are applied for. Three short-term parking/drop-off parking stalls are included in the 
parking plan as required by Section 10 Subd. 12 of the Zoning Ordinance. 

Exterior LED lighting is located on the building and from four proposed light posts on the 
western and southern sides of the property. The contractor is to provide the City with a cut 
sheet for approval prior to issuance of a building permit. Compliance with the City Engineer’s 
comments regarding lighting is a condition of approval.  

The site’s trash enclosure is located in the northwestern corner of the parking lot and is 294.5 
square feet. Site plans show the proposed screening material of this enclosure to be concrete 
block with composite wood doors. These are acceptable materials according to Section 23 
Subd. 3 of the Zoning Ordinance.  

Along the eastern side of the property is a playground area for the proposed daycare. This area 
will be enclosed by a vinyl chain link fence. A fence permit will be required prior to the 
installation of this proposed fence.  
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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 the east and west sides of the 
structure which face right-of-way (ROW) are comprised of at least 20% glass. The western and 
eastern sides of the structure facing ROW will be a mix of windows, manufactured stone, and 
LP Smart Siding. The southern sides of the building, not facing ROW, will also be a mix of glass, 
manufactured stone, and LP Smart Siding. The northern side of the building will be a majority LP 
Smart Siding. LP Smart Siding is an engineered wood siding product. This is not explicitly 
allowed by the Code as an exterior wall finish. Section 28, Subd. 2(A) does lists “Other 
comparable or superior material approved by City Council” as allowable exterior wall finishes. 
The City Council may determine if this material is sufficient. 

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 used for commercial purposes. Located west of this site is an 
industrial building. This use is not projected to bring an increase in traffic to the area beyond 
what is typical for a business park. The site’s drainage plan also limits the impact of the 
proposed building on neighboring properties. The addition of this commercial building with the 
proposed architecture, landscaping, and screening would not be out of place within this area.  

Summary 
The application for a Site Plan to allow the construction of a multi-tenant commercial building located at PIN 
#32-33-23-21-0012 requires review by the Planning Commission and City Council. 

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.  

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 Site Plan for a multi-tenant 
commercial building located at PIN #32-33-23-21-0012. 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. 
- 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 October 19, 2025 
4. Existing Conditions Survey dated October 21, 2025 
5. Site plans dated October 23, 2025 
6. Civil plans dated October 23, 2025 
7. City Engineer’s comments dated November 13, 2025 
8. Wetland Memorandum and Sketch dated November 6, 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 FOR A MULTI-TENANT COMMERCIAL 
BUILDING LOCATED ON A PROPERTY LOCATED AT PIN: #32-33-23-21-0012 
LEGALLY DESCRIBED AS: 

 
LOT 2, BLOCK 1, CLASSIC COMMERCIAL PARK 2nd ADDITION, ANOKA 
COUNTY, MINNESOTA 

 
WHEREAS, AMBA Holdings LLC., the owner of Lot 2, Block 1 of Classic Commercial Park 
2nd Addition has applied for a site plan review for a 20,400 square foot multi-tenant commercial 
building containing a daycare and three retail units; and, 
 
WHEREAS, a site plan review is required for all new construction commercial buildings within 
East Bethel in accordance with Appendix A Section 4-12 of the City Code; and, 
 
WHEREAS, City staff reviewed the site plan and determined the plans are consistent with city 
codes; and, 
 
WHEREAS, the Planning Commission recommends approval of the Site Plan to the City 
Council.  
 

WHEREAS, the City finds: 
 

1. This property is zoned (B-3) Highway Commercial. The proposed multi-tenant 
commercial building containing a daycare and three retail units is a permitted use 
of the property.  

2. The application submitted on October 29, 2025 complies with the general Site 
Plan standards in Section 4, Subd. 12. (D) of the Zoning Ordinance, as outlined in 
the October 13, 2025 City Council 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 review application for the property located at PIN: #32-33-23-21-
0012, subject to the following conditions: 

 
1. The applicant is permitted to construct a multi-tenant commercial building on Lot 2, 

Block 1 of Classic Commercial Park 2nd Addition in accordance with plans received 
by the City on October 29, 2025, except as amended by this Resolution and approved 
by the City Engineer and applicable City staff. 

2. The applicant must obtain all necessary permits for any proposed tenants. 
3. Parking will be reviewed with building permits to ensure adequate parking is 

provided. 

PC Packet Pg. 67



 
 

4. The applicant must comply with the conditions of the City Engineer’s memos dated 
November 13, 2025 and any subsequent memos received by the City Engineer. The 
City Engineer will determine when all items have been addressed. 

5. The wetland delineation must be approved prior to issuance of building permits. 
6. The plans must be revised to show the approved wetland delineation. Plans should 

also the required wetland buffers and wetland setbacks in compliance with Section 
66-255. 

7. 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. 

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

9. The applicant shall obtain all necessary building permits from the City of East Bethel 
prior to the commencement of building. 

 
Adopted this 8th day of December, 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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AMBA East Bethel Site Development 
 

AMBA Holdings LLC is proposing to build a multi-tenant building on ( PID 

32-33-23-21-0012). The building will be a total of 20,400 sqft. A majority of the building 

will consist of a daycare that will have a max capacity of 210 children, totaling 11,860 

sqft. The other 8,400 sqft will consist of retail space, unit sizes will depend on future 

tenant desires. The overall goal is to have the project completed in the fall of 2026.  

PC Packet Pg. 70



PC Packet Pg. 71



PC Packet Pg. 72



PC Packet Pg. 73



PC Packet Pg. 74



AMBA EAST BETHEL
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 Main Office: 

3601 Thurston Avenue, Anoka, MN 55303 

Phone:  763-427-5860 

www.haa-inc.com 

November 13, 2025  

 

Grace Gerard, City Planner 

City of East Bethel 

2241 221st Avenue NE   

East Bethel, MN 55011  

 

RE: Site Plan Review No. 1 – Amba East Bethel 

 

Dear Grace: 

 

As requested, we have reviewed the Site Plan submitted for Amba East Bethel. The project is located on Lot 2 

of Block 1 of the Classic Commercial Park 2nd Addition. The following information has been 

submitted for review: 

 

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

Engineering, Inc., dated October 23, 2025. 

 

2. Stormwater drainage report by Plowe Engineering, Inc., dated October 23, 2025. 

 

We offer the following comments: 

 

1. This site will require a NPDES construction permit. Submit the Stormwater Pollution 

Prevention Plan. Acquire the permit before the start of construction.  

2. The site may require a Minnesota DNR Water Appropriations Permit? 

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

4. 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. 

5. 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.  

6. The applicants 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.  

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. 
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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. Provide inlet protection in the existing 

catch basins. 

11. Add the Metropolitan Council and City utilities to the plans that are just north of the north 

property line.  

12. Provide a detail for the proposed wet tap. 

13. The connection shown to the 18-inch RCP will not be allowed. This connection is on private 

property.  

14. Provide a 100-year model using the ATLAS 14 rainfall depth. Set the HWL on the basin to 

the east and the infiltration basin with this model. The existing water level for the basin to 

the east is cut off and not legible. Also add the HWL elevation for this basin. 

15. All grading within 50 feet of any wetland requires double perimeter barriers. The water body 

to the east of this site is a wetland mitigation area. Do the wetlands to the north encroach on 

this site? Field verify. 

16. Provide a soil boring for the infiltration basin. 

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

18. Are any removal needed at the tie-in point on Ulysses Street? Provide a concrete apron. 

19. Note on the plan that both the 6 inch and 2-inch water valves shall have the Rhino post 

markers. Place the 2-inch curb stop 1 foot east of the property line in the easement.   

20. 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. 

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

 

Sincerely, 

Hakanson Anderson 

 

 

___________________________ 

Craig J. Jochum, City Engineer 
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Earth Science Associates, Inc. 
Environmental Consulting Specialists  37445 Grand Avenue, North Branch, MN  55056               612.718.0413     esa332@gmail.com 

 

  

MEMORANDUM  November 6, 2025     ESA# 125-25 
 
TO: Michell Webb 
  
RE: Wetland Boundary of north property line at 
       1880x Ulysses St. NE, East Bethel MN  55011  (Anoka Co. PID# 32-33-23-21-0012) 
 

As requested, Earth Science Associates, Inc. delineated the wetland boundary along the north line of the above 
referenced parcel.   This property had been converted into buildable land in the late 90s to early 2000s.  ESA had 
assisted in the wetland consulting activities at that time. 

Current conditions indicate that wetland remains 5 to 10 feet inside the lot for approximately 100 feet along the 
north property line. 

Respectfully, 

Earth Science Associates, Inc. 

 
Kenneth E. Meek, PG, CPG 
Principal Hydrogeologist  
 
Registered Professional Geologist (MN) #30221  
AIPG Certified Professional Geologist (USA) #08600 
OSHA 40 hour HAZWOPER Certified 1992 
MDH Licensed Monitoring Well Contractor #788, #1685  
Certified Wetland Delineator #1199 
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EARTH SCIENCE ASSOCIATES, INC.
37445 Grand Avenue              
North Branch, MN  55056       651-674-6210
esa332@gmail.com      earthscienceassociates.com

            612.718.0413
earthsciencemn.com 

ESA Project #125-25   31OCT25 
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