
Planning Report 

To: Planning Commission From: Phil Carlson 

City of Spring Lake Park Stantec 

File: Infinity Automotive – Conditional Use Permit 
(Nancy Singh, Owner) 

Date: August 23, 2021 

Re: Infinity Automotive | 8433 University Avenue NE  

BACKGROUND 

Infinity Automotive operates an auto detailing business on a 
commercial site at 8433 University Avenue NE. The site is 
zoned C-2 Neighborhood and Service Center Commercial, 
which is intended for businesses close to a major roadway. The 
property fronts University Avenue with access from University 
Avenue Service Road NE. To the north and east of the property 
are single family residential uses zoned R-1, to the south is 
commercial property, also zoned C-2 like the subject site. 

The property has an existing Special Use Permit (SUP) from 
2002, updated in 2003, also for light auto repair businesses. 
The conditions for that SUP are attached to this report. [A 
Special Use Permit is the same as a Conditional Use Permit/ 
CUP. The name was changed in an updated zoning code some 
time ago]. 

The original 2002 SUP was for Life Time Auto Repair; the 
amended 2003 SUP was for Aurora Tech. The 2003 SUP, 
still in effect, has the following conditions: 

1. Hours 7AM/9PM M/F 7AM/9PM Sat.

2. Overhead doors to be closed.

3. No more than 5 key drop vehicles parked overnight
(24 hours) on west side of property w/ a max of 6
vehicles in rear (east) parking lot for no more than 5
days & no outside storage of parts or equipment.

4. Installation of a 4 foot chain link fence w/ rolling gate
on the NE corner of the building.

The SUP notes that use of the site as a used car lot use was 
denied. 

The current operator, Infinity Automotive, has leased the 
property for four years. Since January of 2020 the City’s building official has recorded complaints and violations of the 
SUP on several occasions for having too many cars parked overnight on site. The correction notices and violations 
attached. Administrative offense tickets (fines) have accumulated totaling $12,000.  If not paid, these fines can be certified 
onto property taxes to be collected by the City. The owner has agreed to apply for a new CUP to resolve the situation. 
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PLANNING ISSUES 

The site has space for 40 cars to be parked on site, front and rear, but the concern is that too many cars parked overnight 
will make it look like a used car lot or junk yard and we believe this is the rationale for the limit on cars in the current SUP. 
Applicant/owner Nancy Singh has requested up to 10 cars in the front and 10 cars in the rear. Her request and other 
information about the business are included in the email attachment to this report. Allowing a certain number of cars on 
site for an auto service business is reasonable, but too many parked overnight is not. Improving the aesthetic appeal of 
this stretch of University Avenue is also desirable. Considering the repeated complaints and violations with the current 
SUP it may be hard to consider increasing the number of cars allowed. But in discussion with the City Administrator and 
Building Official there might be an approach that would present a win/win: 

1) Approve a new CUP allowing 10 cars in front and 10 cars in back overnight as requested, with other conditions
as in the current SUP.

2) Require new landscaping along University Avenue to screen cars and improve the view along that corridor.

3) Hold off collecting on the current administrative offense tickets for a year. If the business can comply with the
new terms of the CUP for a year, the fines would be waived.

RECOMMENDATION 

We recommend that the Planning Commission recommend approval of the Conditional Use Permit for 8843 University 
Avenue as outlined in this report with the following conditions: 

1) The previous Special Use Permit is voided with approval of this Conditional Use Permit.

2) Hours of operation shall be 7 AM to 9 PM seven days a week (or as modified by the City Council).

3) Overhead doors are to be closed and all work on vehicles shall be performed inside the building. There shall be
no outside storage of parts or equipment.

4) No more than ten vehicles will be parked overnight (24 hours) on the front (west) side of the property and no
more than ten vehicles shall be parked overnight in the rear (east) side of the building.

5) New landscaping shall be installed as soon as practical after approval of this permit on the boulevard at the front
(west) side of the property, consisting of at least four overstory trees and at least twelve shrubs that will be 3 to 5
feet in height at maturity, such plan to be reviewed and approved by the City Planner. All plant materials will be
maintained for the duration of the Conditional Use Permit and will be replaced with approved equal if dead,
damaged, or destroyed.

6) The pending administrative offense tickets due to be paid to the City at this time will be certified to the property
taxes of this lot if this Conditional Use Permit is not approved and conditions followed.

7) If the business follows satisfactorily the conditions in this Conditional Use Permit, in the opinion of the City
building official, for one year from approval, the amounts owing on administrative offense tickets will be waived
by the City. If the conditions are not followed, new tickets may be issued and the additional amounts owing will
be added to the existing amounts, all such amounts to be certified to the property taxes to be paid in full.

8) If the conditions of this permit are not met, the City Council may revoke the Conditional Use Permit under the
provisions and process in the City Zoning Code.
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FINDINGS OF FACT 

We recommend the following findings of fact for approval of the Conditional Use Permit: 

1) The proposed use is a reasonable use of the property, anticipated as a Conditional Use in the C-2 zoning district.

2) Keeping the site attractive and reasonable free from too many cars parked overnight is a reasonable expectation
in keeping with improving the visual appearance of the City’s business district.

3) Adding landscaping to the front of the property is a reasonable condition directly related to the limit on parked
cars and improving the visual appearance of the commercial corridor along University Avenue.

4) The proposed use under the recommended conditions meets the criteria for approving a Conditional Use Permit
in the City’s Zoning Code.

60-DAY LIMIT

The CUP application was complete on August 18, 2021. Final deadline for action by the City Council is October 18, 2021. 

CONDITIONAL USE PERMIT CRITERIA 

Section §153.202 of the Spring Lake Park zoning code outlines the requirements to approve a conditional use permit: 

(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;

(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;

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

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

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

(f) The use will not lower property values or impact scenic views in the surrounding area;

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

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

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

(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

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