
 

 

 ZONING COMMITTEE STAFF REPORT 
FILE NAME:  Evarson Azevedo  FILE # 20-085-208 

APPLICANT:  Evarson Azevedo    HEARING DATE:  November 19, 2020  

TYPE OF APPLICATION:  Nonconforming Use Permit - Reestablishment 

LOCATION: 1012 7th St E, NE corner at Ross Avenue 

PIN & LEGAL DESCRIPTION:  282922340011; TERRY'S ADDITION EX E 1 FT LOT 6 AND ALL OF 
LOT 5 BLK 14 

PLANNING DISTRICT:  4  

ZONING CODE REFERENCE:  § 62.109(e)   PRESENT ZONING:  B3 

STAFF REPORT DATE:  November 12, 2020 BY:  Bill Dermody 

DATE RECEIVED:  October 20, 2020 60-DAY DEADLINE FOR ACTION: December 17, 2020  

 

A. PURPOSE:  Reestablishment of a nonconforming duplex 

B. PARCEL SIZE:  119 ft. (7th St. E.) x 98 ft. (Ross Ave.) 3,920 sq. ft. (triangular)  

C. EXISTING LAND USE:  Single-family residential 

D. SURROUNDING LAND USE:  Industrial to the west and north (I2), auto repair and vacant lot to 
the east (B3), and a mix of single-family, duplex, multi-family, mixed residential-commercial, and a 
fire station to the south (B3). 

E. ZONING CODE CITATION:  § 62.109(e) lists the conditions under which the Planning 
Commission may grant a permit to reestablish a nonconforming use. 

F. PARKING:  Zoning Code § 63.207 requires a minimum of 3 parking spaces for a duplex with two 
3-bedroom units.  One off-street parking space is provided. 

G. HISTORY/DISCUSSION:  The site was zoned B3 General Business District in 1975.  In 2009, the 
Zoning Administrator noted that the legal nonconforming duplex had been vacant for more than 
one year and would require reestablishment approval.  From 2013 to 2017 the site received a 
series of certificates of occupancy for a single-family residence. 

H. DISTRICT COUNCIL RECOMMENDATION:  The Dayton’s Bluff District 4 Community Council 
recommends approval. 

I. FINDINGS:  

1. The application requests reestablishment of a nonconforming duplex residential use at 1012 
7th Street E.  The structure on the triangular lot is currently used as a single-family residence.  
The site is zoned B3 General Business. 

2. The Planning Commission’s Duplex Conversion Guidelines (2009) state that staff will 
recommend denial of nonconforming use applications to convert single-family residences to 
duplexes unless the following guidelines are met: 

(a) Lot size of at least 5000 square feet with a lot width or front footage of 40 feet.  This 
guideline is not met because the lot size is only 3,920 square feet.  However, it notably has 
far more than 40 feet of frontage, with a total of 217 feet of frontage. 

(b) Gross living area, after completion of duplex conversion, of at least 1500 square feet.  
Neither unit shall be smaller than 500 square feet.  This guideline is met.  Ramsey County 
Assessor data indicates there is 2,328 sq. ft. of living area, which is approximately evenly 
divided between the 1st and 2nd floors, each floor proposed to be a distinct unit. 

(c) Three off-street parking spaces (non-stacked) are preferred; two spaces are the required 
minimum.  This guideline is not met.  Although the application materials show a 
photograph with two off-street parking spaces drawn in, the 12’-wide driveway can only 
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accommodate one non-stacked parking space that meets code dimensions.  However, 
there is much on-street parking along the site’s atypically long frontage (217 feet) and on 
adjacent stretches of Ross Avenue and 7th Street East that serve to mitigate the lack of 
two off-street parking spaces. 

(d) All remodeling work for the duplex is on the inside of the structure unless the plans for 
exterior changes are approved by the Planning Commission.  This guideline is met.  There 
are no plans for exterior changes. 

(e) For the purpose of protecting the welfare and safety of the occupants of any structure that 
has been converted into a duplex without the necessary permits, a code compliance 
inspection shall be conducted and the necessary permits obtained to bring the entire 
structure into conformance with building and fire code standards; or the property owner 
must, as a condition of the approval, make the necessary improvements to obtain the 
necessary permits and bring the entire structure into building and fire code compliance 
within the time specified in the resolution.  This guideline can be met.  If this application is 
approved by Planning Commission, a condition of approval could require a code 
compliance inspection and that necessary permits be obtained. 

3. Section 62.109(e) states: When a legal nonconforming use of a structure, or structure and 
land in combination, is discontinued or ceases to exist for a continuous period of more than 
one (1) year, the planning commission may permit the reestablishment of a nonconforming 
use if the commission makes the following findings: 

(a) The structure, or structure and land in combination, cannot reasonably or economically be 
used for a conforming purpose.  This finding is met.  The B3 General Business District 
does not permit either single-family or duplex residential uses.  Many conforming uses, 
such as retail or office, are not suited to this residential-style building.  Some conforming 
uses, such as adult care home or supportive housing, require specialized management 
and are not reasonable to expect at this property. 

(b) The proposed use is equally appropriate or more appropriate to the district than the 
previous legal nonconforming use.  This finding is met.  A duplex is equally appropriate to 
the district as the previous legal nonconforming single-family residential use. 

(c) The proposed use will not be detrimental to the existing character of development in the 
immediate neighborhood or endanger the public health, safety, or general welfare.  This 
finding is not met.  The inability to meet Duplex Conversion Guidelines regarding lot size 
and off-street parking indicate that the proposed use is not consistent with promotion of the 
area’s general welfare. 

(d) The proposed use is consistent with the comprehensive plan. This finding is met.  The 
Comprehensive Plan designates the site as part of a Mixed Use area, which allows for the 
use.  The Near East Side Roadmap identifies the site as a potential redevelopment 
opportunity for housing or other uses. 

(e) A notarized petition of at least two-thirds of the owners of the described parcels of real 
estate within one hundred (100) feet of the subject property has been submitted stating 
their support for the use.  This requirement has been suspended via Mayor Carter’s 
Emergency Executive Order 2020-29 related to consent petitions during the pandemic. 

 

J. STAFF RECOMMENDATION: Based on the findings above, staff recommends denial of the 
reestablishment of a nonconforming duplex. 

 







































 
To advance equity and enhance quality of life through partnerships and 
community engagement 

November 1, 2020 

Mr. Azevedo, 

On behalf of the Board of Directors of the Dayton’s Bluff District 4 Community Council, I 
thank you for attending the October board meeting to share your vision for development 
at 1012 7th Street East in Saint Paul. 

I am pleased to confirm the Board’s support for your vision with this letter of support! 

Welcome to Dayton’s Bluff! 

Lissa 

Lissa Jones-Lofgren, Interim Executive Director 
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FILE #20-085-208 Aerial Map
Application Type: Reest NCUP
Application Date: October 19, 2020
Planning District: 4

 Subject Parcel(s) Outlined in Blue

This document was prepared by the Saint Paul Planning andEconomic Development Department and is intended to be used forreference and illustrative purposes only. This drawing is not a legallyrecorded plan, survey, official tax map or engineering schematic andis not intended to be used as such. Data sources: City of Saint Paul,Ramsey County, Metropolitan Council, State of Minnesota.
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FILE #20-085-208  Existing Land Use
Application Type: Reest NCUP
Application Date: October 19, 2020
Planning District: 4

 Subject Parcel(s) Outlined in Blue

This document was prepared by the Saint Paul Planning andEconomic Development Department and is intended to be used forreference and illustrative purposes only. This drawing is not a legallyrecorded plan, survey, official tax map or engineering schematic andis not intended to be used as such. Data sources: City of Saint Paul,Ramsey County, Metropolitan Council, State of Minnesota.
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FILE #20-085-208 Zoning Map
Application Type: Reest NCUP
Application Date: October 19, 2020
Planning District: 4

 Subject Parcel(s) Outlined in Blue

This document was prepared by the Saint Paul Planning andEconomic Development Department and is intended to be used forreference and illustrative purposes only. This drawing is not a legallyrecorded plan, survey, official tax map or engineering schematic andis not intended to be used as such. Data sources: City of Saint Paul,Ramsey County, Metropolitan Council, State of Minnesota.
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