
SEE REVERSE SIDE FOR RULES FOR PUBLIC HEARINGS AND  
DISCUSSION FROM THE FLOOR 

 
Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 1301 81st 

Avenue NE, Spring Lake Park, MN  55432. Ph.763-784-6491 at least 48 hours in advance. 

 
One or more Planning Commissioners may participate in this meeting remotely using interactive technology, in 

compliance with the Minnesota Open Meeting Law (M.S. §13D.02). 

 

 

PLANNING COMMISSION AGENDA 
MONDAY, AUGUST 24, 2026 

CITY HALL at 7:00 PM 
 

 
1.     CALL TO ORDER 
 
2.     ROLL CALL 
 
3.     PLEDGE OF ALLEGIANCE 
 
4.     APPROVAL OF MINUTES 

A. Approval of Minutes - May 26, 2026 Meeting 
 
5.     PUBLIC HEARING 

A. Public Hearing: Variance Request for Rear Yard Setback – 8035 Benjamin Street NE 
B. Public Hearing: Comprehensive Plan Amendment, Zoning Map Amendment, and Conditional 

Use Permit for a Child Daycare Use within Substance Church 
 
6.     OTHER 

A. Council/Board/Commission Comprehensive Plan Survey 
 
7.     ADJOURN 
  



 

 

 

CITY OF SPRING LAKE PARK RULES 
FOR PUBLIC HEARINGS 

 

Public hearings are formal proceedings giving citizens an opportunity to express their concerns on 
a specific issue. Some issues on which the Planning Commission is required to hold public hearings 
include subdivisions, zoning changes, conditional use permits, and ordinance amendments. 
 
The following format will be used to conduct a public hearing: 
 

1. Planning Commission Chair opens the hearing. 
 

2. City staff describes the proposal. 
 

3. The applicant has an opportunity to further explain the proposal and respond to questions/ 
comments on the proposal from the Planning Commissioners. 

 
4. Citizens will then have the opportunity to ask questions and/or comment on the proposed 

project. 
a. Those wishing to comment are asked to limit their comments to 3 minutes 
b. A group of residents wishing to have their collective opinions voiced may elect a 

spokesperson to represent them. The spokesperson may have a maximum of 10 
minutes to express the views of the group. 

c. People wishing to comment are asked to keep their comments succinct and specific. 
 

5. After everyone wishing to address the subject of the hearing has done so, the Planning 
Commission Chair will close the hearing. 

 

6. Planning Commissioners will have an additional opportunity to comment and ask questions 
on the issue. 

 
7. The Planning Commission will make a formal recommendation on the issue to the City 

Council or defer decision pending additional information. 
 



OFFICIAL PROCEEDINGS 
 

Pursuant to due call and notice thereof, the regularly scheduled meeting of the Spring Lake Park Planning 
Commission was held on May 26, 2026, at the City Hall, at 7:00 PM. 
 
1.     CALL TO ORDER 
 
Chair Hansen called the meeting to order at 7:00 PM. 
 
2.     ROLL CALL 
 
MEMBERS PRESENT 
Chair Hans Hansen 
Commissioner Rick Cobbs 
Commissioner Eric Julien 
Commissioner Kristi Goldstein 
 
MEMBERS ABSENT 
Commissioner Steve Coyle 
 
STAFF PRESENT 
Building Official Jeff Baker, City Administrator Daniel Buchholtz, City Planner Evan Monson 
 
VISITORS 
Ken Wending     547 81st Ave NE               Spring Lake Park MN 
Touney Xiong     8407 Plaza Blvd NE    Spring Lake Park MN 
 
3.     PLEDGE OF ALLEGIANCE 
 
4.     APPROVAL OF MINUTES 
 

A.  Approval of Minutes – March 23, 2026 Meeting 
 

Motion made by Commissioner Cobbs, seconded by Commissioner Julien, to approve the    
minutes from the February 23, 2026 Planning Commission meeting. 

 
Voting Yea:  Commissioner Cobbs, Commissioner Julien, Commissioner Goldstein, 
Chairperson Hansen.  Motion carried. 

 
5.     PUBLIC HEARING 
 

A. Public Hearing on a Conditional Use Permit (CUP) for Adult Day Care Center – 8407 Plaza 
Boulevard NE 

Planner Monson provided an overview of the conditional use permit (CUP) request for an 
adult day care facility.  He stated that the applicant owns the property in Spring Lake Park 
and also owns an existing adult day care facility currently operating in Brooklyn Park. He 
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made note that the applicant intends to relocate operations to the Spring Lake Park 

property, prompting the CUP request. 

Planner Monson explained that while the City’s zoning code does not define “adult day 
care,” the term is defined in state statute. He noted that adult day care facilities are 
licensed by the State of Minnesota; therefore, any licensing questions fall under the state’s 
jurisdiction. He stated that the City’s review is limited to zoning considerations such as 
setbacks, parking, and aesthetics.  He confirmed that adult day care is a conditional use in 
the C-1 zoning district and is consistent with the property’s commercial land use designation 
in the Comprehensive Plan.  

Planner Monson stated that the applicant is not proposing any building additions or 

demolitions, so requirements related to building height or footprint are not applicable. He 
stated that the applicant has indicated that some window improvements may be 
undertaken.  He noted that the existing parking configuration predates the current code 
requirements and was approved in 1999 for a restaurant use. He said the applicant intends 
to retain the existing banquet hall use on weekends while operating the adult day care on 
weekdays. He noted that parking for the adult day care alone meets code requirements, but 
because the banquet hall could generate high parking demand, the two uses may not 
operate concurrently. 

Planner Monson reviewed the CUP criteria and stated that staff finds the criteria have been 
met. He said that the Building Official will require a certificate of occupancy. 

Planner Monson recommends approval with the findings and conditions as follows: 

 Operation of the use in accordance with materials submitted; 

 Ensuring that the banquet hall and adult day care do not operate concurrently; 

 Requiring an amendment to the CUP for any future building expansion; 

 Obtaining all required permits; 

 Compliance with applicable regulations; and 

 Payment of associated fees and escrows. 

Touney Xiong, 8407 Plaza Boulevard NE, provided an overview of the proposed adult day 

care operations. He explained that the service functions similarly to child care but is 
designed for adults age 18 and older, consistent with their state licensing. Their current 
license allows up to 184 participants, and the larger Spring Lake Park facility may allow for 
a higher licensed capacity, subject to DHS approval. He expressed hope that the new 
location would become a long-term home for the program. 

Mr.  Xiong stated that the facility would operate Monday through Friday from 8:00 a.m. to 
4:30 p.m., with the option to add a second shift from 4:30 p.m. to 8:00 p.m., as their license 
allows up to 4–6 operational hours per shift.   Mr. Xiong stated that all 30 employees are 
medically trained and certified.  He stated that all drivers are fully trained and certified by 
the Department of Human Services (DHS). 
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Mr. Xiong in response to Commissioner Cobb’s question about how many vehicles are used 
for picking up and dropping off clients, stated that the Spring Lake Park location currently 
operates approximately 18 vehicles. He noted most of the vehicles are 14- to 15-passenger 
vans, with a few 12-passenger vans included in the fleet. He stated that there are two to 
three additional minivans used for transportation needs at the Spring Lake Park location. 

 

Commissioner Goldstein expressed concern about how the building could function as both a 
daytime adult day-care facility and a nighttime/weekend banquet hall, noting the significant 
difference between the two uses and difficulty envisioning how the layout would 
accommodate both. 
 

Mr. Xiong acknowledged that he initially shared concerns about operating two distinct 
business functions within the same building. He stated that after reviewing the facility layout 
more closely, he determined that the main hall used for banquet events could also function 
as an activity area for adult day-care clients during daytime hours. He explained that 
remodeling efforts are underway to convert an additional room into a secured recreational 
space equipped with exercise equipment and pool tables, which will remain locked and 
inaccessible to the public during banquet events to ensure safety and separation of uses. He 
further noted that another room within the facility has been designated as a quiet room for 
elderly clients. Mr. Xiong added that the current office space may be insufficient for 
long-term needs and stated that, depending on future operational requirements, the 
organization may request approval to expand the office area by approximately 2,000 square 

feet on the side of the building near the dumpster. 

 

Administrator Buchholtz inquired about the staffing levels to avoid overburdening the public 
safety services.  Mr. Xiong stated that staffing meets the DHS regulations and staff are 
certified in CPR. 

 
Motion made by Commissioner Julien, seconded by Commissioner Cobbs to recommend 
approval of Conditional Use Permit (CUP) request for 8407 Plaza Boulevard NE for an Adult 
Daycare Facility with the conditions as presented by Planner Monson. 

 
Voting Yea:  Commissioner Cobbs, Commissioner Julien, Commissioner Goldstein, 
Chairperson Hansen.  Motion carried. 

 
6.     OTHER 
  

Administrator Buchholtz reported that the City has been awarded a $450,000 Community 
Development Block Grant from Anoka County to support the reconstruction of the Terrace 
Park building. He explained that the project will be completed in partnership with the High 
School Trades program. He stated that the City will bid a general contractor to complete site 
preparation, foundation, and concrete work, while the students will construct the main 
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structure. He said licensed contractors will then complete plumbing, electrical, and related 

work.  
 
7.     ADJOURN 
 

Motion made by Commissioner Cobbs, seconded by Commissioner Julien to adjourn. 
 

Voting Yea:  Commissioner Cobbs, Commissioner Julien, Commissioner Goldstein, Chairperson 
Hansen.  Motion carried. 

 
Meeting adjourned at 7:20 PM. 

 



 
Memorandum 
To:   Chair Hansen and Members of the Planning Commission 

From:  Daniel R. Buchholtz, MMC, Administrator, Clerk/Treasurer 

Date:  June 12, 2026 

Subject: Variance – 8035 Benjamin St NE 
 
Background 
 
Johanna Richards, 8035 Benjamin St NE, has applied for a variance from the rear yard setback 
requirement in the R-3 zoning district to accommodate a covered patio.  
 
The subject property is located within the 
Spring Lake Park Villas development, 
which was approved by the City as a 
Planned Unit Development (PUD) in 
1994. The development consists of 
townhouse lots that were designed and 
platted as part of an integrated 
development plan approved by the City. 
 
In 2025, the applicant constructed a 
roofed patio structure without first 
obtaining the required building permit or 
zoning approvals. Following construction, 
the applicant submitted a variance 
application seeking relief from the 
required rear yard setback. 
 
During review of the 2025 application, City staff determined that a portion of the structure 
extended beyond the applicant's property line and onto neighboring property. Because the City 
cannot authorize improvements located on property not owned by the applicant, staff advised the 
applicant that denial of the request would be recommended. The applicant subsequently withdrew 
the application and modified the structure. 
 
The current application reflects a reduced structure that is located entirely on the applicant's 
property. The present request is limited to relief from the required rear yard setback. 
  



Analysis 
 
The property is zoned R-3 Multiple Family Residential. Section 16.64.050(A)(5) establishes a 
minimum rear yard setback of thirty (30) feet.  The PUD reduced these setbacks even further to 
match the original building footprint that was constructed. 
 
Section §16.60.040 of the City of Spring Lake Park’s zoning code outlines the criteria for 
considering variances: 
 

“The City Council may grant a variance from the strict application of this title and impose 
conditions and safeguards on the variance so granted only in instances where their strict 
enforcement would cause practical difficulties in complying with the official control because of 
circumstances unique to the individual property under consideration, and may grant a variance 
only when it is demonstrated that such actions will be in harmony with the general purposes 
and intent of this title and when the variances are consistent with the Comprehensive Plan.  
“Practical difficulties” as used in connection with granting of a variance means that the 
property owner proposes to use the property in a reasonable manner not permitted by an 
official control, the plight of the landowner is due to circumstances unique to the property not 
created by the landowner, and the variance, if granted, will not alter the essential character of 
the locality.  Economic considerations alone do not constitute practical difficulties.  Practical 
difficulties also includes, but is not limited to, direct sunlight for solar energy systems.  A 
variance shall not be granted to allow a use that is not allowed in the zoning district involved.” 

 
Reasonable use. The proposed structure is a customary residential accessory structure intended to 
provide outdoor living space for the occupants of the townhouse. Staff finds that the proposed use 
is reasonable. 
 
Unique circumstances. The subject property is located within a townhouse PUD that was designed 
with relatively small lots and limited rear yard areas. A review of the development pattern indicates 
that many of the lots within the development were created around approved townhouse structures 
and differ substantially from conventional residential lots elsewhere in the City. 
 
The applicant's decision to construct the structure prior to obtaining permits and zoning approvals 
is a concern. However, the variance request must be evaluated based upon the physical 
characteristics of the property and the practical difficulties associated with complying with the 
setback requirement. Staff finds that the lot configuration and development pattern established 
through the original PUD approval constitute circumstances unique to the property. 
 
Essential character of the locality. The structure is residential in nature and is consistent with the 
character of the surrounding townhouse development. The revised structure is located entirely on 
the applicant's property and will not alter the essential character of the neighborhood. Staff finds 
this criterion is met. 
 
  



Recommendation 
 
Staff finds that the proposed roofed accessory structure represents a reasonable residential use, that 
the property contains unique circumstances associated with its location within an established 
townhouse PUD, and that the requested variance will not alter the essential character of the 
neighborhood. 
 
Therefore, staff recommends approval of the variance subject to the following conditions: 

1. The structure shall remain entirely within the boundaries of the subject property. 
2. The structure shall substantially conform to the plans submitted with the variance 

application. 
3. The applicant shall obtain all required building permits and inspections. 
4. The structure shall comply with all applicable building code, drainage, and fire safety 

requirements. 
5. The variance approval shall not become effective until all outstanding administrative 

penalty fees, permit fees, and other charges associated with the unauthorized construction 
of the structure have been paid in full. 

 
If you have any questions regarding this application, please don’t hesitate to contact me at 763-
784-6491. 
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Memo 

To: Spring Lake Park Planning Commission 

 

From: Evan Monson, AICP 

Kribashini Moorthy, AICP 

Project/File: 193805540 Date: August 14, 2026 

 

REQUEST: Amendment to the Comprehensive Plan (Future Land Use Map), Zoning Map Amendment 
(Rezoning), and Conditional Use Permit for a Child Daycare Facility use within Substance Church. 

APPLICANTS: Nate Puccini, Executive Pastor, Substance Church 

PROPERTY OWNER: Substance Church 

PROPERTY LOCATION: 8299 Center Ave (Parcel ID 01-30-24-13-0002) 

ZONING CLASSIFICATION: Light Industrial District (I-1) 

REVIEW PERIOD: 60-day review period ends 9/18/2026. 

ITEMS REVIEWED: Application and materials received on 7/2/2026 and 7/20/2026. 

INTRODUCTION 
 
Substance Church is requesting approval of multiple requests for its Northtown campus located at 8299 
Central Avenue NE in Spring Lake Park. The property is currently zoned (I-1) Light Industrial, and guided as 
‘Commercial/Industrial’ in the City's 2040 Comprehensive Plan. The applicant proposes to amend the 
property’s future land use designation to ‘Commercial’ and rezone the property to (C-1) Shopping Center 
Commercial. The requests are meant to better align the property's zoning and land use guidance with its 
existing use as a public place of worship, and allow the applicant to request a CUP for a proposed 
childcare/daycare facility. A daycare (defined in the city’s zoning code as a Child Daycare Facility use) is 
not allowed in the (I-1) zone, but is allowed as a conditional use in the C-1 zone.  
 
The proposed childcare/daycare facility would occupy approximately 5,000 square feet (SF) within the 
existing 104,000 SF church building and would utilize existing classroom and support spaces. The daycare 
would operate during weekday hours, and be coordinated with existing church activities, parking, site 
circulation, and building operations. Few changes to the property are proposed; improvements would be 
limited to those necessary to satisfy state childcare licensing requirements, building code standards, life-
safety requirements, accessibility improvements, and outdoor play area improvements. The applicant has 
indicated that the proposed daycare is intended to serve children and families in the surrounding community 
and represents an extension of the church's existing mission to serve the community. The church will 
continue its existing operations under the Special Use Permit approved by the City Council in 2014. 
 
For the proposed daycare, the applicant’s team has submitted the following requests to the city: 

1. A request to amend the city’s Comprehensive Plan. 
a. The proposed amendment would change the property's future land use designation from 

‘Commercial/Industrial’ to ‘Commercial’. 

2. A Rezoning request. 

a. The applicant requests to rezone the property from I-1 Light Industrial to C-1 Shopping 
Center Commercial.  

3. A Conditional Use Permit (CUP) request. 
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a. The applicant requests approval of a Conditional Use Permit to allow a Child Daycare 
Facility use within a portion of the existing church building. 

 
A request to rezone a property is covered under Section 160.60.050 of the city’s zoning code, while CUPs 
are covered under Section 16.56. Each of the three requests require review by the Planning Commission 
and approval by the City Council. A Comprehensive Plan Amendment, if approved by the City Council, will 
then have to be approved by the Metropolitan Council.  
 
PROPERTY INFORMATION 

Parcel Description:  

The subject property is located near the intersection of Central Avenue NE (Highway 65) and Trunk 
Highway 10, providing convenient regional access for both church and daycare operations. The Hy-Vee 
shopping center is located immediately west of the site, while other nearby properties include commercial 
businesses, industrial and transportation-related uses, and institutional uses such as City Hall.  

 

Figure 1: Aerial of the site, per Anoka County GIS. Parcel lines are shown in yellow. Subject property is outlined in red. 

  

https://springlakepark.municipalcodeonline.com/book?type=ordinances#name=16.20.010_Commercial_Districts;_Purpose_And_Intent
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EVALUATION 
 
Comprehensive Plan Amendment 
 
The Comprehensive Plan serves as the blueprint for development within the city. Land use decisions (such 
as rezonings, text amendments, subdivision approvals, variances, etc.) must be consistent with the adopted 
Comprehensive Plan. 
 

 

Figure 2: Excerpt of city's 2040 Future Land Use Map. Subject property cross-hatched in green. 

The city’s current Comprehensive Plan, the 2040 Comprehensive Plan, contains a future land use map, 
which guides development or redevelopment of parcels by designating what use(s) are to be allowed in the 
future. The applicant’s site is guided in the future land use map ‘Commercial/Industrial’ (see Figure 2-2 in 
the 2040 Plan, or Figure 2 in this report). This designation is used for parcels with industrial type uses, such 
as: “…manufacturing of all kinds, including assembly of products produced elsewhere, facilities involved in 
the movement of goods, warehousing, construction, communications, utilities and wholesale sales.” 
 
With the applicant proposing to run a childcare/daycare facility within the church premises, the designation 
for the newly proposed parcel should be amended. A future land use designation of ‘Commercial’ is 
proposed by the applicant. The ‘Commercial’ designation under the 2040 Plan is intended for retail sales 
and services that includes professional services, hotels/motels, recreational services, and private 
institutional uses. The current and proposed uses on the property are compatible with the ‘Commercial’ 
designation. 
 
  

https://springlakeparkmn.gov/sites/default/files/fileattachments/planning_commission/page/2597/0c303ec0e1120183e8319c7941166b38.pdf
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Rezoning Request 
 
The property is currently zoned I-1. The I-1 district is intended, according to Section 16.20.020 of the city’s 
zoning code, to accommodate industrial and employment-oriented uses. Although the property is guided 
and zoned for industrial uses, it has been utilized as a public place of worship since the City approved a 
Special Use Permit for Substance Church in 2014. The applicant is requesting to rezone the property to C-1 
to better align the zoning designation with the property's existing church use, and allow for requesting the 
proposed licensed childcare/daycare facility via a CUP. As noted earlier, a Child Daycare Facility use is a 
conditional use in the C-1 zone. 
 
The C-1 district, per Section 16.20.010, is intended to accommodate retail, service, office, recreational, and 
private institutional uses that serve the community and are compatible with surrounding commercial 
development patterns. A daycare use (and the existing church use) would be consistent with the types of 
uses typically found within other areas zoned C-1. Rezoning the property would also keep the property 
consistent with the surrounding land use pattern, which includes Hy-Vee to the east and other nearby 
commercial and service-oriented businesses along the Highway 65 corridor. Based on the property's 
existing use, proposed childcare/daycare facility, and the surrounding development pattern, the requested 
rezoning from I-1 to C-1 appears to be compatible with the character of the area; if the comprehensive plan 
amendment is approved the rezoning would make the property consistent with the city’s long-term vision for 
the site. 

 

 

Figure 3: Excerpt of the city's zoning map, with the subject property outlined in black. 

 
Conditional Use Permit 
 
Section 16.36.010(D) of the city’s zoning code lists specific development standards for Child Daycare 
Centers. These are listed below in italics, with staff comments following.  
1. The building and any exterior fenced areas shall meet the setback requirements for a principal structure 

in the zoning district in which the use is located. 
 
The daycare will operate within the existing church building at 8299 Central Avenue NE. The site plan 
identifies a 15-foot setback for the existing church building and playground fencing from the north lot 
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line. The minimum side yard setback for the C-1 zone is 15 feet. Based on the submitted site plan, the 
existing building and outdoor play area meet the minimum setback requirements. 

2. The play area shall be located away from the main entrance to the daycare facility and shall be 
contained with a fence at least five feet in height. 

 
This criterion is met. The existing 3,601 SF playground is located on the northeast side of the church 
building, separated from the primary entrance and drop-off area located along the south side of the 
building. The playground is enclosed by an existing five-foot-high chain-link fence, meeting the 
minimum fence height requirement. 

 
3. At least 50 square feet of outside play area shall be provided for each child under care.  
 

The site plan identifies an existing outdoor playground containing approximately 3,601 square feet. At 
the City’s requirement of 50 square feet per child, the playground can accommodate up to 72 children 
at one time. The applicant’s proposed capacity is identified as 42 children, so there is ample outside 
play area to serve the proposed number of children.  

 
4. The use shall provide a designated area for the short-term parking of vehicles engaged in loading and 

unloading of children under care. The designated area shall be located as close as practical to the 
principal entrance of the building and shall be connected to the building by a sidewalk. 

 
The site plan identifies a designated drop-off area within the existing parking lot along the south side of 
the church building. The drop-off area is connected to the building by existing sidewalks. 

 
5. The facility shall meet all applicable building and fire codes and be licensed as required by the State of 

Minnesota. 
 

The applicant shall obtain all required building permits, fire approvals, certificates of occupancy, and 
state childcare licenses before commencing daycare operations. 

 
Section 16.64.010(A) lists the off-street parking requirements for the city. For a daycare facility, the 
minimum is one parking space per employee, plus five additional parking spaces per building. The 
applicants identified in their submittal up to eight (8) employees would be working a shift on the site. 
Combined with the daycare consisting of one building, 14 total spaces would be required for this use. The 
daycare is proposed to operate Monday through Thursday, with Friday being a potential additional day in 
the future. The site already contains 332 parking spaces, including 10 accessible spaces. Based on the 
available parking supply on the property, the site appears capable of accommodating anticipated parking 
demand associated with the proposed use. 

Criteria for Review 

Comprehensive Plan Amendment 

While there are no formal criteria or requirements listed in the city’s plan to consider when reviewing an 
amendment to the comprehensive plan, staff would recommend consideration of how the change will 
impact the city’s long-term vision, as well as the goals and policies within the Plan. 

In particular, Goal #5 (Provide for a mix of commercial uses that provide goods and services to residents 
and that benefit from the city’s proximity to major highways and roads) and Policy #6 (Review and amend 
the City’s Code of Ordinances and Zoning Code as needed to reflect changes in the community) in the 
Land Use section of the Plan would support the applicant’s requested amendment to the Future Land Use 
Map.  
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Rezoning 

The city’s zoning code in Section 16.60.050(A)(4) mentions the following items to consider when reviewing 
an amendment (such as a rezoning) to the city’s zoning code: “…In considering the recommendations, due 
allowance shall be made for existing conditions, for the conservation of property values, for the direction of 
building development to the best advantage of the entire city, and for the uses to which the property 
affected is being devoted at the time.” 

As noted previously in this report, the rezoning from I-1 to C-1 would be consistent with the city’s future land 
use map, and would be consistent with the uses currently existing and proposed on the site. The proposed 
use is a conditional use, and if approved will have to adhere to the conditions of approval within the CUP. 
The requested rezoning would be consistent with the considerations in Section 16.60.050(A)(4). 

Conditional Use Permit 

Section 16.56.030(E)(1) lists the criteria to review for proposed CUPs; these are on the following pages in 
italics, with staff comments following: 

a. The proposed use at the particular location requested is necessary or desirable to provide a service or 
a facility which is in the interest of public convenience and will contribute to the general welfare of the 
neighborhood or community; 

The proposed daycare facility will provide a desirable service by offering childcare opportunities for 
local families. The daycare will positively contribute to the general welfare of the community by  
providing childhood care and educational services to local parents. 

b. The use will not, under the circumstances of the particular case, be detrimental to the health, safety, 
morals, or general welfare of persons residing or working in the vicinity or injurious to property values or 
improvements in the vicinity; 

The proposed daycare facility is not expected to be detrimental to the health, safety, or general welfare 
of nearby residents or businesses. The facility will be required to comply with all applicable state 
licensing requirements and local regulations governing childcare operations. 

c. The proposed use will comply with the regulations specified in this title for the district in which the 
proposed use is to be located; 

The proposed daycare facility shall comply with all applicable zoning district requirements and 
development standards, including any conditions associated with the approval of the Conditional Use 
Permit. 

d. The use is one of the conditional uses specifically listed for the district in which it is to be located; 

This criterion is met, as Child daycare facilities are listed as conditional use for C-1 commercial district.  

e. The proposed use shall not have a detrimental effect on the use and enjoyment of other property in the 
immediate vicinity; 

The proposed business does not include any additions to the existing building. The proposed use does 
not appear to be creating any impacts or limitations to the use and enjoyment of other nearby and 
adjacent properties.  

f. The use will not lower property values or impact scenic views in the surrounding area; 
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Based on the applicant’s submittal, the proposed use does not appear to impact any scenic views or 
property values. Adherence to city code requirements regarding noise, exterior storage, and nuisances 
would ensure that property values are not negatively impacted. 

g. Existing streets and highways and proposed access roads will be adequate to accommodate 
anticipated traffic; 

The existing street system is sufficient to serve the proposed use. 

h. Sufficient off-street parking and loading space will be provided to serve the proposed use; 

The subject property contains an existing church facility that has operated as a public place of worship 
under a Special Use Permit approved by the City Council in 2014. The proposed childcare/daycare 
facility would occupy approximately 5,000 square feet within the existing 104,000-square-foot building 
and would function in conjunction with the existing church use. The applicant indicates that the daycare 
will utilize existing parking areas, site access, and circulation patterns, and that the use will be 
coordinated with church operations. No expansion of the building or parking facilities is proposed as 
part of this request.  

Based on the information submitted, the property appears to have adequate off-street parking and 
loading areas to accommodate the proposed daycare use while continuing to support church activities. 
Prior to issuing a certificate of occupancy, staff recommends verification of the daycare's licensed 
capacity, staffing levels, hours of operation, and pick-up/drop-off procedures to ensure that sufficient 
parking and on-site circulation are available during peak demand periods.  

i. The use includes adequate protection for the natural drainage system and natural topography; 

There are no changes to the site being proposed that would impact drainage. 

j. The proposed use includes adequate measures to prevent or control offensive odor, fumes, dust, noise, 
or vibration so that none of these will constitute a nuisance; and 

The proposed use will have to adhere to requirements under city code regarding odor, fumes, dust, 
noise, and vibration. 

k. The proposed use will not stimulate growth incompatible with prevailing density standards. 

This criterion is met; the proposed use would not stimulate growth that is incompatible with prevailing 
density standards. 

Based on the findings above, the proposed use meets the criteria for approval of a CUP. 

OTHER REVIEW 

• Engineering: No comments. 

• Building Department: A certificate of occupancy will be required prior to the business moving in. 

OPTIONS 

The Planning Commission can do one of the following: 

1. Recommend approval of the requests, with findings for approval and with or without conditions. 

2. Recommend denial of the requests, with findings for denial. 

3. Table the requests for further review and/or study. 
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RECOMMENDATIONS 

Staff recommends that the Planning Commission recommend approval of the Comprehensive Plan 
Amendment, Rezoning and Conditional Use Permit (CUP) request for a Child Daycare Facility use within 
the existing Substance Church building at 8299 Central Avenue NE (Parcel ID 01-30-24-13-0002). Each 
request is listed with findings and conditions of approval. 

Comprehensive Plan Amendment 

Findings of Fact: 

1. The applicant proposes operating a Child Daycare Facility use within a portion of the existing 
Substance Church building located at 8299 Central Avenue NE (Parcel ID 01-30-24-13-0002). The 
daycare will occupy approximately 5,000 square feet of the existing 104,000-square-foot church 
building and will utilize existing classroom, office, restroom, and support spaces. 
 

2. The Commercial future land use designation better reflects the property's existing church use and 
the proposed childcare/daycare facility than the current Commercial/Industrial designation. 
 

3. The proposed Comprehensive Plan Amendment is consistent with the City's long-term land use 
goals and policies by supporting a community-serving institutional use within an area characterized 
by commercial development. 
 

4. The requested rezoning from I-1 Light Industrial to C-1 Shopping Center Commercial is compatible 
with the surrounding development pattern, including adjacent commercial uses and nearby 
community-serving establishments. 
 

5. The proposed rezoning brings the property's zoning classification into better alignment with both its 
existing use as a public place of worship and its proposed use as a childcare/daycare facility. 
 

6. Child daycare facilities are allowed as a conditional use within the C-1 Shopping Center 
Commercial District, and the applicant's proposed daycare facility is eligible for consideration 
through the Conditional Use Permit process. 
 

7. The existing church site contains established access drives, parking areas, sidewalks, and building 
infrastructure capable of accommodating the proposed daycare use. The site includes 332 off-
street parking spaces, 10 accessible parking spaces, a designated drop-off area, and an existing 
3,601-square-foot outdoor playground enclosed by a five-foot-high chain-link fence. 
 

8. The proposed daycare facility will provide an important community service by expanding access to 
childcare and early childhood services for local families while supporting the church's existing 
community-serving mission. 
 

Conditions of Approval: 
 

1. 8299 Central Avenue NE (Parcel ID 01-30-24-13-0002) shall be re-designated from 
‘Commercial/Industrial’ to ‘Commercial’ on the city’s Future Land Use Map. 

 

a. Following City Council approval, the amendment shall be submitted to the Metropolitan 

Council for review and final approval.  
 
2. The applicant shall obtain all applicable local, county, state, and federal permits and approvals 

associated with the comprehensive plan amendment request. 
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3. The applicant shall comply with all applicable local, county, state, and federal regulations. 
 

4. The applicant shall pay all fees and escrows associated with this request. 

Rezoning 

Findings of Fact: 

1. The applicant proposes operating a Child Daycare Facility use within a portion of the existing 
Substance Church building located at 8299 Central Avenue NE. The daycare will occupy 
approximately 5,000 square feet of the existing 104,000-square-foot church building and will utilize 
existing classroom, office, restroom, and support spaces. 
 

2. The proposed Comprehensive Plan Amendment is consistent with the City's long-term land use 
goals and policies by supporting a community-serving institutional use within an area characterized 
by commercial development. 
 

3. The requested rezoning from I-1 Light Industrial to C-1 Shopping Center Commercial is compatible 
with the surrounding development pattern, including adjacent commercial uses and nearby 
community-serving establishments. 
 

4. The proposed rezoning brings the property's zoning classification into better alignment with both its 
existing use as a public place of worship and its proposed use as a childcare/daycare facility. 
 

5. Child daycare facilities are allowed as a conditional use within the C-1 Shopping Center 
Commercial District, and the applicant's proposed daycare facility is eligible for consideration 
through the Conditional Use Permit process. 

Conditions of Approval: 
 

1. 8299 Central Avenue NE (Parcel ID 01-30-24-13-0002) shall be rezoned from I-1 to C-1 on the 
city’s Zoning Map. The rezoning request is contingent on approval of an amendment to the Future 
Land Use Map in the city’s Comprehensive Plan. 

 
2. The applicant shall obtain all applicable local, county, state, and federal permits and approvals 

associated with the rezoning request. 
 

3. The applicant shall comply with all applicable local, county, state, and federal regulations. 
 

4. The applicant shall pay all fees and escrows associated with this request. 

 
Conditional Use Permit 
 

Findings of Fact: 

1. The applicant proposes operating a Child Daycare Facility use within a portion of the existing 
Substance Church building located at 8299 Central Avenue NE. The daycare will occupy 
approximately 5,000 square feet of the existing 104,000-square-foot church building and will utilize 
existing classroom, office, restroom, and support spaces. 
 

2. The Commercial future land use designation better reflects the property's existing church use and 
the proposed childcare/daycare facility than the current Commercial/Industrial designation. 
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3. The proposed Comprehensive Plan Amendment is consistent with the City's long-term land use 
goals and policies by supporting a community-serving institutional use within an area characterized 
by commercial development. 
 

4. The requested rezoning from I-1 Light Industrial to C-1 Shopping Center Commercial is compatible 
with the surrounding development pattern, including adjacent commercial uses and nearby 
community-serving establishments. 
 

5. The proposed rezoning brings the property's zoning classification into better alignment with both its 
existing use as a public place of worship and its proposed use as a childcare/daycare facility. 
 

6. Child daycare facilities are allowed as a conditional use within the C-1 Shopping Center 
Commercial District, and the applicant's proposed daycare facility is eligible for consideration 
through the Conditional Use Permit process. 
 

7. The existing church site contains established access drives, parking areas, sidewalks, and building 
infrastructure capable of accommodating the proposed daycare use. The site includes 332 off-
street parking spaces, 10 accessible parking spaces, a designated drop-off area, and an existing 
3,601-square-foot outdoor playground enclosed by a five-foot-high chain-link fence. 
 

8. The proposed daycare facility will provide an important community service by expanding access to 
childcare and early childhood services for local families while supporting the church's existing 
community-serving mission. 
 

9. The proposed use will operate within an existing building and is not expected to adversely affect 
surrounding properties, public health, safety, welfare, property values, or neighborhood character. 
The proposed use meets the criteria in Section 16.56.030(E)(1) of the Zoning Code for approval of 
a Conditional Use Permit. 

Conditions of Approval: 
 

1. The applicant is authorized to operate a Child Daycare Facility use within the existing church 
building at 8299 Central Avenue NE according to the plans and materials submitted to and 
reviewed by the City for this request. 

 
a. An amendment to this permit shall be required for any expansion of the daycare facility 

beyond those areas identified in the approved plans. 
 
2. The designated drop-off and pick-up area shown on the approved site plan shall be maintained and 

available for daycare operations, and pedestrian access between the drop-off area and daycare 
entrance shall be maintained. 

 
3. The outdoor play area and fencing shall be maintained in accordance with the approved site plan 

and applicable City Code requirements, including maintenance of the existing fencing around the 
outdoor play area. 

 
4. The applicant shall obtain all applicable local, county, state, and federal permits, approvals, 

inspections, certificates, and licenses required for operation of the daycare facility, including all 
required State of Minnesota childcare licensing approvals. 
 

5. The proposed Child Daycare Facility use shall comply with all applicable local, county, state, and 
federal regulations, including building code, fire code, accessibility, health, safety, and childcare 
licensing requirements. 
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6. A certificate of occupancy shall be obtained prior to commencement of daycare operations. 

 
a. Prior to issuing a certificate of occupancy, city staff shall verify the daycare's licensed 

capacity, staffing levels, hours of operation, and pick-up/drop-off procedures to ensure that 
the proposed use has sufficient off-street parking and on-site circulation. 

 
7. The applicant shall pay all fees and escrows associated with this CUP request. 

 
8. Any violation of the conditions of approval or applicable City Code requirements may result in 

review or revocation of the Conditional Use Permit in accordance with City Code provisions 
 
 





























 
Memorandum 
To:  Mayor Nelson and Members of the City Council 
  Chair Hansen and Members of the Planning Commission 
  Chair Hoard and Members of the Parks and Recreation Commission 

From: Daniel R. Buchholtz, ICMA-CM, Administrator, Clerk/Treasurer 

Date: August 17, 2026 

Subject: 2050 Comprehensive Plan Visioning Survey 
 
As the City continues work on its 2050 Comprehensive Plan, I am asking each member of the City 
Council, Planning Commission, and Parks and Recreation Commission to complete a short 
visioning survey. 
 
The Comprehensive Plan will guide the City’s long-term direction on land use, housing, 
transportation, parks, infrastructure, economic development, natural resources, and other 
community priorities. The survey is intended to gather your individual perspectives before broader 
discussions occur and will help staff and our planning consultant identify areas of agreement, 
differing viewpoints, and issues requiring further discussion. 
 
The survey should take approximately 10 minutes to complete. Please complete it independently 
and submit your response electronically by scanning the QR code or using the link below: 

https://forms.gle/j3RgWZe7w77hFFWK9 

 

Please submit your response by September 8, 2026. 
 
Responses are anonymous and will be summarized by respondent group. The results will help 
inform the vision, goals, policies, and implementation priorities developed for the 2050 
Comprehensive Plan and will provide a starting point for future discussions. 
 
Thank you for taking the time to participate. Your input will provide valuable guidance as we plan 
for Spring Lake Park’s future. 

https://forms.gle/j3RgWZe7w77hFFWK9
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