ZONING COMMITTEE STAFF REPORT
FILE NAME: Zamzam FILE # 17-072-067
APPLICANT: Zamzam Inc. HEARING DATE: September 14, 2017
TYPE OF APPLICATION: Conditional Use Permit
LOCATION: 1543-1571 Maryland Ave E, northeast corner at Hazelwood

PIN & LEGAL DESCRIPTION: 222922430040, 222922430041, & 222922430042; The S 173 feet of the
W 392 feet of the SW % of SW % of SE % of Section 22 Township 29 Range 22, subject to street
dedications and easements

PLANNING DISTRICT: 2 PRESENT ZONING: B1
ZONING CODE REFERENCE: §61.501, §65.702

STAFF REPORT DATE: September 7, 2017 BY: Bill Dermody
DATE RECEIVED: August 21, 2017 60-DAY DEADLINE FOR ACTION: October 20, 2017

A. PURPOSE: Conditional use permit for an auto convenience market.
B. PARCEL SIZE: 362 ft. (Maryland) x 140 ft. (Hazelwood) = 1.2 acres

C. EXISTING LAND USE: Retail businesses (convenience store and laundromat; west portion) and
vacant land/community garden (east portion)

D. SURROUNDING LAND USE: Multi-family residential to the north and south, cemetery to the west,
and trail/park to the east with a water utility building beyond.

E. ZONING CODE CITATION: §61.501 lists general conditions that must be met by all condltlonal uses;
§65.702 establishes standards and conditions for an auto convenience market.

F. PARKING: Zoning Code § 63.207 requires a minimum of 1 parking space per 400 square feet for
auto convenience market and general retail. The site plan submitted for site plan review provides 32
spaces for 11,915 sq. ft. of gross floor area, which exceeds the minimum 30 spaces.

G. HISTORY/DISCUSSION: In 2010, the vacant portion of the site was rezoned from RM1 Low-Density,
Low-Rise Multiple Family Residential District to B1 Local Business District in order to allow for an
expansion of the existing commercial building to accommodate additional businesses — that expansion
was never constructed. The vacant portion of the site previously contained a single-family house and
a duplex that were demolished in 2008. The vacant portion of the site was rezoned from RM2
Medium-Density, Low-Rise Multiple Family Residential District to RM1 some time between 1975 and
2010. The portion of the site containing a retail business has been zoned B1 since 1975.

H. DISTRICT COUNCIL RECOMMENDATION: As of this writing, the District 2 Council has not provided
a recommendation.

. FINDINGS:

1. The application requests conditional use permit approval for an auto convenience market on
approximately 1.2 acres at the northeast corner of Maryland Avenue E. and Hazelwood Street. An
auto convenience market is a “place where gasoline...(is) retailed directly to the public on the
premises in combination with the retailing of items typically found in a convenience market or
supermarket.”

2. The site is currently zoned B1 Local Business. It must be rezoned to B2 Community Business
District in order to allow consideration of this conditional use permit. Therefore, any approval of the
conditional use permit should be conditional on the approval of the accompanying rezoning
application.

3. 865.702 establishes standards and conditions for an auto convenience market:

() The construction and maintenance of all driveways, curbs, sidewalks, pump islands or other
facilities shall be in accordance with current city specifications. Such specifications shall be
developed by the planning administrator, traffic engineer and city fire marshal, and shall be
approved by the planning commission, and filed with the city clerk. This finding will be met
through site plan review.

(b) A ten-foot buffer area with screen planting and an obscuring wall or fence shall be required along
any property line adjoining an existing residence or residentially zoned property. This finding will
be met through site plan review.



Zoning Committee Staff Report
Zoning File # 17-072-067
Page 2 of 2

(c) Outdoor accessory sales of goods or equipment shall not be located in a required setback,
parking or maneuvering space, or substituted for required landscaping. This finding can be met.
Its compliance is an ongoing required condition of operation.

(d) There shall be no exterior storage. Space for accessory outdoor sales of goods or equipment
shall be limited to 200 square feet. This finding can be met. Its compliance is an ongoing
required condition of operation.

(e) The zoning lot on which it is located shall be at least 12,000 square feet in area. This finding is
met. The zoning lot is approximately 1.2 acres in area.

. 861.501 lists five standards that all conditional uses must satisfy:

(a) The extent, location and intensity of the use will be in substantial compliance with the Saint Paul
Comprehensive Plan and any applicable subarea plans which were approved by the city council.
This condition is met. The Comprehensive Plan, in Figure LU-B, designates the site as part of a
Mixed-Use Corridor, which calls in Strategy LU-1.21 for supporting a mix of uses such as the
expanded commercial uses requested by this application in this area more heavily characterized
by residential uses. Mixed-Use Corridors should also support transit use and walking (Strategy
LU-1.24) — the proposed auto-oriented use is not ideal in that respect, but provides necessary
commercial products and, if designed well, can have a limited negative impact on the area’s
walkability. The proposed expanded commercial uses will provide a more active commercial hub
at this location adjacent to a bus stop.

(b) The use will provide adequate ingress and egress to minimize traffic congestion in the public
streets. This condition is met. Ingress/egress will be provided via a one-way (exit only) driveway
along Hazelwood and a two-way driveway near the property’s eastern end along Maryland
Avenue, close to where the fuel pumps are proposed to be located. These driveways replace
three existing two-way driveways, two of which are closer to the intersection and do not meet
normal separation standards.

(c) The use will not be detrimental to the existing character of the development in the immediate
neighborhood or endanger the public health, safety and general welfare. This condition is met.
Maryland Avenue is a mixed-use corridor with much vehicle traffic and activity. The proposed
auto convenience market will not have a significant effect on the existing character. The
realignment of vehicular access driveways farther from the intersection, and the elimination of
one driveway, will improve pedestrian safety. The site plan review process is involving Crime
Prevention Through Environmental Design (CPTED) analysis from the Police Department to
ensure that the final site and building design improve upon an existing crime problem at this site.

(d) The use will not impede the normal and orderly development and improvement of the
surrounding property for uses permitted in the district. This condition is met. There are no
adjacent vacant sites. The use will not affect development and improvement of surrounding
uses.

(e) The use shall, in all other respects, conform to the applicable regulations of the-district in which it

is located. This condition is met. Conformance to applicable regulations will be enforced
through site plan review. No variances are requested.

J. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of the
conditional use permit for an auto convenience market, subject to the following additional conditions:

1.

2.
3.

Final plans approved by the Zoning Administrator for this use shall be in substantial compliance
with the plan submitted and approved as part of this application.

The site is rezoned to B2 Community Business.
There shall be no exterior storage. Space for any accessory outdoor sales of goods or equipment
shall be limited to 200 square feet.

Any outdoor accessory sales of goods or equipment shall not be located in a required sethack,
parking or maneuvering space, or substituted for required landscaping.



CONDITIONAL USE PERMIT APPLICATION
Department of Planning and Economic Development
Zoning Section :

" 1400 City Hall Annex :
25 West Fourth Street " . 2 o
Saint Paul, MN 55102-1634 .
(651) 266-6589

Name ZAMZAM, INC
Address 1149 97TH AVE N.W COON RAPIDS, MINN 55422 -

- APPLICANT City COON RAPIDS = . st. MN _ 7ip 55442 _ Daytime Phone 612-986-7315
- ’ Name of Owner (if different) JOHN ABUKHUDEER
Contact Person (if different) GEORGE S. BARR . __Phone763-355-0322

Address / Location 1541,1555,1571 maryland ave east

‘PROPERTY Legal Description__Parcel ID: 222922430040  Parcel ID: 222922430041

LOCAT]ON . -] Parcel ID: 222922430042 ’ o Current Zoning B-1
(attach additional sheet if necessary)

TYPE OF PERMIT: Application is hereby made for a Conditional Use Permit under provisiohs of

Chapter _,Section65.702 , Paragraph - of the Zoning Code.

SUPPORTING INFORMATION: Explain how the use will meet all of the applicable standards and conditions.
If you are requesting modification of any special conditions or standards for a conditional use, explain why
the modification is needed and how.it meets the requirements for modification of special conditions in
Section 61.502 of the Zoning Code. Attach additional sheets if necessary.

RE: Ao Convenience MﬂrkcJV

Required site plan is attached

N € W Sy S
Applicant’s Signature W (0% Date OZ’} i 0)0}7CityAgent I/X\ ( )

i T

K:\forms\scup.app.wpd- 1/5/05



- 40 3 Jeeyg.

®
@
" P @
o uedglons o mppoply  ————
N i Lris e ) s ooy mpbps  ————
e ot 1y i o sy by —ET— AT e
e T — e oy —e——
® saylogog by ——— SO e
oy @ wibpn  f  wnopdosmpredmn  ———
RO PSS e
4220 “03NSS1 - E_.nsz..éasg..ﬂﬁh“ % - ooy © g @ 0 WAL
RGPy UElq SIS SOLVIS oMy e B e I - W .. B I o T —
0o A8 02N03HO o aw : PS03 e o 2 TG T WL G i Ay amplyany e
AGNMVID L N o s (N e i o gl e by el oy © b
e g e E ORIV Y ALIED @ =wqwe (@) U)o
—_— I lozimdny) sy L, Aoy vy s g poy (e ey ey - ©
ol “ON 1031084 ey wgen O T e
o g 0 Y R el o O LSRG @ . srine, e Q FRAZAMASTERIRNNO A_.Ezérian“w? i €D ey ——
i . @ By G L e by [o] L e
o . roligwidigg
8 > i @ smimi) g g e g ey S g @ s (D wgrgney
& o} v S @ (LS oL R ) S g5 @ epETEmOE o
. @ T BN @ oy ks ped o, @ ‘) wap g g g 9 peaspns o) o) sy - sy (R moagmyg gy e =
Doy 24110 STy L S0 il S IO P Ty wo BRI @ “ragrruaily eAsiaq Y 00 GTOTY PRI (U ) L GRO @ FHEL. “wonutry 0 g o ks oy
Jomassgamng poy) Sadorpary OIS s 01410109977 asidy Sy 23 ontay wg s sy o) pnaaty 3 e ey e, s Sospeg asonny - g e Lo m% ymg 3z =n }
901V 2224 S0 BLlq 901V 93Yg pudda] g 1 t
- - - oty e A e o S_— i i S A R ST f 1
[ awa] oN SNOISIAZY
e e e -
st o 5 e v e | 2
“NOLLYOIJLLYZ0 s .W
T
- gz
NV 4LIS e 2l
TVANLOYLIHOEY VAL TSI B L -
‘FULITIHS = = e
WY
L o
90168 NI ‘Ined 1§ A
‘g "any puelliep Ly5l =Ty \ g
\ | s
..-nm. s T | 7 / emfoning
NN s i |
5 iF &8
£ 3 3 ﬂ

& fimaen

)Tl

§§,

FULL03r0Yd {nop i) sony Ao ey damg

o sy sy
L v e (3

2280'GGE €9/ auayd { %
ThPSS NIN “yinowfid IFEo _ome)ls 47
"N aMURy 519 0.9} A ! ,
| | [ 1) Jope=s 0wy B
NOILONYLSNOD ¥04 LON o e s it
135 M3IAT T ¢ + S _ &
oN ‘SIS EED_EE0 8\ —m 5
NOILONYLSNOD Hlome ) |f 0 mesed £
NOSTIN-¥¥VE )5 ) 5 &
HIOVNVIN LO3roNd > \.MU rrrrrrrrrrrr , M
o

wesadnouGsap@sepnym o
0866'052'256 +auoUd
9VESS NI 'elield uep3
0 pootuol| Gy6Y|

S iz 2y
. PRl

0
o]




- : ~  aeuyg|

1011

e
ot s s i e .t e
o et et o e i e et

ol 0N 19370

“SNoIsiAZY
QNN esaf]

g

e e ST
(e itk e

NOUYOIILEED

NV7Id 9dVISANY'T

UL IE3HS

90159 NI ‘Ined 18
g ony pueihiey 451

P et

FUL Lo3roud

?__u_ao.ézv.&:.@._MSSmEuzuz_asun
s

NI

; {onbod() %08) 15K (g~ 29033 Poagg :

wogeiond) 10/

PIi] VO Uasergng 7 o Jomg 0irve) adesspa mact g
adaspow] a1 30 pasanbay s poxdiy s pudoay I g om0 ON

Suliig

Iy Py duy of, zom e 0SS Ty i i
2dmapuvT A0 WBDYS SY FAS Py P S RS Eueig prsodond IV
N PIpER L
FuOpRgpRdS WK SSRURRY) U sepuedas \Q 2R B9, VY
9PEID) QiG] 240y § Ung L, Fusory oy Surpusi uilag frys oL
predopog pay g e300y 3504y UL, Sy o Sgoeer v S poy 908
APN STy R, Posunui)) TEPH 8 90T e 98
P SRS RONpRQ AP0 PO SN "IN J0) UOPIROITY Sragay ol
ey o prepvy SRmY 250 TORPR I, ik A0 TS ISR IV
“(apitozq o], soromta)y sdrospur) spri otoyt poy kil i prafaug 3 0, seeay JmE IV
“Ohd A 1 38 I Seipgp adeanpiey

it

o ey
Tofouseg pry
rapuo) Supspeg Senmesatiry iy Sugsouifg pay Fuy i A papthos copmmmo
1ok 1L 1ONPYg (RO puy ) drosg o) weo),ulisaq aq,
up 0 Ml PIFACLT vop

o o st
g e v puy Aoy

Y PRSIV 9 )0 L TV PR P26 o R4S POS 10 RS 20U I0UHO V.
g FPIRS JOTUIN 4L IO TOBRA

MY PG FUPORTY 25 pATCAN] 8] d AN ¥ O

A
k13
4
u

T, G

VIN

SIS

Ty

] e

raaeigoag wolly 53

o) 00y

IR NREEN)

B, POl

50 | g

AL M I

RS 1, 5157 VOR9 PIOT opogesds
PITPULS LTI 31 JC) VORERAGRI) S0 S, P 7 021 SO ST
ARG O 2G50 sy peag diddy
051 0N 10U O, apey P PaaRpOiu] ot papang FRIGERY, 3 o, sary o
“shoqy g5 10 pasategy

POy PRI O 53V S5V PR35 (057 3T poag 51573205 OGN oL N P59
g0 o s U gl 0/ POO i PRI R PSS A 3

- — - -IY§ POg LS QU0 L WL g

=5 JOBRRUO) ML 4 2t 3 0 (V.

PORG) L, O POARS 7
o s 3avy e oy
WO AL, O, e BT TS pos Sorpmp) o3, ant pogprasi seary psdmacr iy pog

PaPPog ag 1o A 391 Jovaeium A pagusi(r3Q pean) padefs i 10 T 1V
R TG0 L4 UONEAop aaepng

P P TS F35/Po8 JO P Pt

TR Fokg MR OSSP

Pl

T

PRI UL RS

20 T R

ENWRERID) )

iy, 7

BOUEEI] BOEIG

o, ey g

50 gimg

.vu.:rumu_. o

TR 304 101" A4
mp o " s ], e o
0L 108 P3FA S Y TR TV 0 WO eI a4, U9, v peir) wag o voanasuep piy Soprsg SRple pu PR IA OO ON  E
2AEg{ puy A rops fiarddy wy sy wagan povoiiopun S jo bopop meog gy, 7 RIS Py $391,J HORFwIL] -
. I syamTag30 oy a0 vomen iy Sepnesy oo ooy g -
995400 T SO440L 000 S 59 Y Ga3p B i, “ogeow] AT o] wowenene) “Sopeayldy poy SR o) .
10)/pul uogesTorg o o o sTpng s,y 200 ARg dos), y D1 o0 v oy vapee o g ey wory el B oy 1SUE] INURAY PUBHIENY N
“$3)0N 3LaspUE] [EFaULL) 5210\ adeaspue -

1)

i D
molgy

i,

L R B

Z280'G5E°69/ ‘8Ll
TPYSS NI unowfid
"N enuaAy 1849 04914
NOILONYISNOD HO4 LON
138 MIATY
N ‘'g3IANS
NOILONYLSNOD
NOSTAN-¥YVE

“HIDVNV LOFrON4

ot BUBepGsapRD 3
0866°05Z'256 +8u0Ld
9¥ESE NI ‘eujesd uspa
10 POOMUOY| SHYL

soly sy g g

m %
0
isy]

ey

{nopg BamBr ) auoqy Koo pony darng.

[Emo  omgell
e ding

(et sy By

3

’ W —zopcom - (o000 08 B -y =T ooy

1001 POOA[AZEH

=




\, .,.k“hn.
wﬁ..“....r,

.= L&n{.‘. .qr.r“ ey




Aerial
[ subject Parcels

FILE NAME: Zamzam

APPLICATION TYPE:_CUP
FILE #:_17-072067 DATE:_8/21/2017

PLANNING DISTRICT:_2

ZONING PANEL:_6

Saint Paul Department of Planning and Economic Development and Ramsey County




Hazelwood St°

FILE NAME:_Zamzam
Single Family Detached Undeveloped
APPLICATIONTYPE: CUP = _ Single Family Attached [ subject Parcels
I Multifamily + +  Section Lines
[ Retail and Other Commercial
PLANNING DISTRICT:_2 [ Institutional
[ Park, Recreational or Preserve

FILE #:_17-072067 DATE:_8/21/2017

ZONING PANEL:_6

Saint Paul Department of Planning and Economic Development and Ramsey County
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APPLICATION TYPE:_CUP

[ subject Parcels

FILE #:_17-072067

PLANNING DISTRICT:_2

DATE: 8/21/2017

Section Lines
R3 One-Family

| RT2 Townhouse
[ RM1 Multiple-Family

ZONING PANEL:_6

' T2 Traditional Neighborhood
B1 Local Business

Saint Paul Department of Planning and Ec ic Devel
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