ZONING COMMITTEE STAFF REPORT

1. FILE NAME: Shawn Cooper FILE # 19-025-272
2. APPLICANT: Shawn Cooper HEARING DATE: April 11, 2019
3. TYPE OF APPLICATION: Conditional Use Permit

4. LOCATION: 322 - 336 Larpenteur Ave W, between Farrington and Western

5. PIN & LEGAL DESCRIPTION: 24.29.23.12.0007 and 24.29.23.12.0008; Edwin M. Ware's
Cumberland Addition Plat 2, the N 217 ft. of the E 100 ft. of a tract composed of Lot 1, Lot2, & E
26.54 ft. of Lot 3, Block 1

6. PLANNING DISTRICT: 6 PRESENT ZONING: B3

7. ZONING CODE REFERENCE: § 65.705; § 65.706; § 61.501

8. STAFF REPORT DATE: April 3, 2019 BY: Michael Wade

9. DATE RECEIVED: March 22, 2019 60-DAY DEADLINE FOR ACTION: May 21, 2019

A.  PURPOSE: Conditional use permit for outdoor auto sales with auto repair and detail services.

B. PARCEL SIZE: 29,620 square feet

C. EXISTING LAND USE: Vacant land / display area for Roseville Auto Center

D. SURROUNDING LAND USE:

North: City of Roseville — undeveloped land

East:  Community School of Excellence parking lot (RM1)
South: Vacant land (R2)

West: Office (B3)

E. ZONING CODE CITATION: § 65.705 lists the standards and conditions for auto repair stations.

§ 65.7086 lists the standards and conditions for outdoor auto sales and rental. § 61.501 lists general
conditions that must be met by all conditional uses.

F. PARKING: Zoning Code § 63.207 requires a minimum of one 1 space per 400 sq. ft. gross floor
area plus one 1 space per 5,000 sq. ft. of outdoor sales for automobile sales and rental, and 1
space per auto repair service stall. The building has a gross floor area of around 3,100 square feet,
requiring eight (8) parking spaces, plus one for each of the three repair bays, totaling a required 11
parking stalls. '

G. HISTORY/DISCUSSION: In 2009, Duane Axtman, owner of Axtman Auto Sales and of the

property, was granted a conditional use permit to add auto repair as a component of the outdoor
sales business that already existed at 336 Larpenteur Avenue. At the same time, Mr. Axtman
obtained an Auto Repair Garage and Auto Sales license from the Department of Safety and
Inspection and a lease from Ramsey County for use of right-of-way in front of 322 Larpenteur to
display vehicles for sale.

In 2016 the current applicants, Shawn and Mila Cooper, took over the business, continuing the sale
and repair of vehicles under the name Roseville Auto Mall.

Ramsey County has terminated the lease of the right-of-way land in front of 322 Larpenteur,
reducing the number of vehicles the business can be displayed. In order to obtain a new license to
use 322 Larpenteur for display of vehicles, the applicants have submitted a site plan to DS for
improvements including both 322 and 336 Larpenteur, and have applied for a conditional use
permit to expand the business to include 322 Larpenteur. Upon approval of this permit, they intend
to apply to DSI for an Auto Repair Garage and Auto Sale license that would include both 322 and
336 Larpenteur. There would be no change in the type or extent of the auto repair component; the
applicants would continue to provide minor vehicle repair and detail services in the existing three
repair bays at 336 Larpenteur. The portion of the site at 322 Larpenteur would be used to display
vehicles for sale.
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H. DISTRICT COUNCIL RECOMMENDATION: The District 8 Council has not commented at the time
this report was prepared.

l. FINDINGS:

1. A conditional use permit was issued in 2009 to add an auto repair component to the auto sales
business that was already at 336 Larpenteur Avenue. The current application is to expand the
sales and repair business to 322 Larpenteur Avenue.

2. §65.706 lists the standards and conditions that must be met for outdoor auto sales and rental:

(a) A site plan shall be submitted showing the layout of the vehicles for sale or rent, employee
parking, and customer parking. The lot or area shall be provided with a permanent, durable
and dustless surface, and shall be graded and drained so as to dispose of all surface water
accumulated within the area. This condition is met. The applicants have submitted a site
plan with this application, as well as a copy to the City of Saint Paul Department of Safety and
Inspection for site plan review.

(b) Vehicular access to the outdoor sales area shall be at least sixty (60) feet from the
intersection of any two (2) streets. This condition is met. Vehicular access is well over sixty
(60) feet from the nearest intersection of Larpenteur Avenue and Farrington Street North.

(c) No repair or refinishing shall be done on the lot unless conducted within a completely
enclosed building. This condition is met. Repair work will continue to be conducted only
within the existing repair bays on site.

(d) Except in the IT transitional industrial district, the minimum lot area shall be fifteen thousand
(15,000) square feet. This condition is met. The zoning is B3, and the total area covered by
this permit would be 29,620 square feet.

3. §65.705 lists the standards and conditions that must be met for auto repair stations:

(a) The minimum lot area shall be fifteen thousand (15,000) square feet. This condition is met.
The total area covered by this permit would be 29,620 square feet.

(b) A ten-foot landscaped buffer with screen planting and an obscuring fence shall be required
along any property line adjoining an existing residence or adjoining land zoned residential.
This condition currently is not met. The business is currently encroaching on City parkland,
zoned R2 One-Family Residential, to the south. This condition can be met subject to
construction and maintenance of an obscuring fence along the south property line of both 336
and 322 Larpenteur Avenue.

(c) All repair work shall be done within an enclosed building. This condition is met. Repair work
will continue to be conducted only within the existing repair bays on site.

(d) There shall be no outside storage. This condition is met. The outdoor space is intended only
for display of cars for sale. The existing building will contain any storage necessary for
company operations.

4. §61.501 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 District 6 plan emphasizes the importance of a
strong and vital commercial and industrial base. The land use chapter of the Comprehensive
Plan calls for a mix of land uses, and emphasizes the need to mitigate land use conflicts with
careful design and appropriate screening.

(b) The use will provide adequate ingress and egress to minimize traffic congestion in the public
streets. This condition is met. Existing adequate ingress and egress will remain.
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(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. Improvements proposed for the property shown on the site plan submitted with the
application will improve the character of development.

(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. An expanded
permitted boundary will not impede use or development of the B3 property to the west, R2
property to the south, or RM2 property to the east.

(e) The use shall, in all other respects, conform to the applicable requlations of the district in
which it is located. This condition is met. The use complies with the requirements listed in
the B3 zoning district.

J. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of a
conditional use permit for outdoor auto sales with auto repair and detail services, at 336 - 322
Larpenteur Avenue, subject to the following additional conditions:

1. 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;

2. Construction and maintenance of an obscuring fence along the south property line adjoining City
parkland; and

3. Removal of the business encroachment on the adjoining City parkland currently being used by
the business for parking.
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Roseville Auto Mall Business Summary

Roseville Auto Mall is an extension of already established pre-owned car dealership
located in Maplewood, MN (Cooper Motors DBA Maplewood Auto Mall, Dealer License
36891) and an addition to Midwest Auto Malls group. Midwest Auto Malls group is family
owned and operated by Mila Cooper since 20009,

Midwest Auto Malls Group:

1. Maplewood Auto Mall
2529 White Bear Ave
Maplewood MN 55109

2. Roseville Auto Mall
336 Larpenteur Ave
St Paul MN 55113

3. Cooper Motors LLC
101 n 4% st
New Richmond WI 54017

4. New Richmond Auto Mall
1234 Knowles Ave
New Richmond WI 54017

Maplewood Auto Mall, MN & Cooper Motors, WI holds an A+ rating with Better
Business Rating. Also is certified as Women owned small business with Small Business

Administration.

Roseville Auto Mall will offer high quality pre-owned vehicles with low miles that can

be purchased by cash or financed by major lenders that are accessible on site.
Roseville Auto Mall will be open Monday-Friday 9.00-7.00 and on Saturday 9.00-5.00

The average in price of a vehicle will vary between $9,995 -$16,9995, Without high

overheads and lofty franchise fees, Roseville Auto Mall is able to offer wider selection of quality




pre-owned vehicles at a significantly lower cost than any mainstream auto dealerships around the

area.

Roseville Auto Mall Inventory will contain approximately 40 used vehicles including
cars, SUV’s, and trucks of all make and models. Roseville Auto Mall will have an immediate

access to all the inventory from Midwest Auto Malls.

Roseville Auto Mall will provide minor vehicle repair and detail services. No major

repair service or body repair services will be done on site,

We are looking forward to grow along with city of Saint Paul, District 6 Ward 5 and new
Rice-Larpenteur Gateway Vision Plan plan while supporting new jobs andgive back to the

community.

Conditional Use permit, general standards response:

A) Yes
B) Yes
C) Yes
D) Yes
E) Yes

Hig Cogee
fecp

2114
| | 715-404- 015
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FILE #19-025272 | AERIAL MAP
Application of Shawn Cooper

Application Type: Conditional Use Permit

Feet

This document was prepared by the Saint Paul Planning and

. < Economic Development Department and is intended to b ed for
Application Date: March 22, 2019 i s drauing s ot 31

reference and illustrative purposes only. This drawing is not a legally
recorded plan, survey, official tax mag or engineering schematic and

PI H D t H ,t. 6 is not intended to bé used as such. Data solrces: Ciy of Saint Paul,
annmg ISTricL: Ramsey County, Metropoiitan Council, State of Minnesota.
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Application Date: March 22, 2019
Planning District: 6

| Subject Parcel Outlined in Blue |

[ Farmstead Office
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B manufactured Housing Park BBl Mixed Use Industrial
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Feet

This document was prepared by the Saint Paul Planning and
Economic Development Department and is intended to be used for
reference and illustrative purposes only. This drawing is not a legally
recorded plan, survey, official tax map or engineering schematic and
is not intended to be used as such. Data sources: City of Saint Paul,
Ramsey County, Metropolitan Council, State of Minnesota.
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R1 One-Family

Economic Development Department and is intended to be used for
reference and illustrative purposes only. This drawing is not a legally
recorded plan, survey, official tax map or engineering schematic and
is not intended to bé used as such. Data sources: City of Saint Paul,

Ramsey County, Metropolitan Council, State of Minnesota.

74 BC Community Business (converted) [l 13 Restricted Industrial
T1 Traditional Neighborhood Il B2 Community Business

' F1 River Residential

R2 One-Family | T2 Traditional Neighborhood Il B3 General Business [ | F2 Residential Low
R3 One-Family [0 13 Traditional Neighborhood Il B4 Central Business 771 F3 Residential Mid
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