


































































































TO: 	EDINA CITY COUNCIL 

FROM: 	RESIDENTS OF ROLLING GREEN 

DATE: 	September 27, 2013 

RE: 	SUBDIVISION OF 5 MERILANE INTO THREE LOTS 

COUNCIL MEMBERS: 

As residents of the Rolling Green neighborhood, we are opposed to the 
subdivision of 5 Merilane into three lots. 

ISSUE BEFORE THE COUNCIL 

The only issue pending before the Council is whether 5 Merilane can be 
subdivided into three lots. At this stage, the owners/developers of 5 Merilane do not 
request any variance. Any variance request with respect to 5 Merilane will generate a 
broader and different discussion. 

PROCEDURAL BACKGROUND AND SCOPE OF REVIEW 

At the recent Planning Commission hearing regarding the subdivision of 5 
Merilane, the Commission did not vote to recommend subdividing 5 Merilane into three 
lots. Some Commission members, along with the Development Director, suggested that 
the Commission did not have discretion to oppose because the subdivision meets the 
minimum requirements relating to the median lot size, width, and depth of other lots 
within 500 feet of 5 Merilane. In determining whether a particular lot can be subdivided, 
the median lot size, width, and depth within 500 feet of other property are only the first 
elements to consider. If the minimum criteria are not met, the Planning Commission and 
the Council will not subdivide a lot unless a variance is applied for and granted. Even if 
the minimum criteria are met, then the Planning Commission and the Council must 
consider all other relevant Edina ordinances and the 2008 Edina Comprehensive Plan. 

The Edina Land Use, Planning and Zoning ordinances apply here, and particularly 
Section 810-Plat and Subdivisions. As articulated in Subsection 810.01, a purpose and 
objective of this Section is to support and further the City's Comprehensive Plan and to 
protect the character and symmetry of neighborhoods in the City. 
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Subsection 810.11 provides the guidelines and criteria to use in evaluating the 
situation here. This subsection, in part, states as follows: 

810.11 	Guidelines and Criteria for Evaluating Plats and Subdivisions. 

Subd.1 	Considerations. The Commission in reviewing proposed plats and 
subdivisions and in determining its recommendation to the Council, and the 
Council in determining whether to approve or disapprove of any plat or 
subdivision, may consider among other matters, the following: 

A. 	The impact of the proposed plat or subdivision, and proposed development, 
on the character and symmetry of the neighborhood as evidenced and indicated by, 
but not limited to, the following matters: 

1. The suitability of the size and shape of the lots in the proposed plat 
or subdivision relative to the size and shape of lots in the neighborhood and 

2. The compatibility of the size and shape, location and arrangement of 
the lots in the proposed plat or subdivision with the proposed density and 
intended use of the site and the density and use of lots in the neighborhood. 

The impact of the proposed plat or subdivision, and proposed development, 
on the environment, including but not limited to, topography, steep slopes, 
vegetation, naturally occurring lakes, ponds and streams, susceptibility of the site 
to erosion and sedimentation, susceptibility of the site to flooding and water 
storage needs on and from the site. 

C. 	The consistency of the proposed plat or subdivision, and proposed 
development, and compliance by the proposed plat or subdivision, and the 
proposed development, with the policies, objectives, and goals of the 
Comprehensive Plan. 

The 2008 Edina Comprehensive Plan provides additional guidance and direction. As 
stated in Section 4.1 of Chapter 4, "It is widely recognized that the appearance and 
compatibility of a particular land use with its surroundings are as important as the use 
itself." In Section 4.4 of Chapter 4, the very first item listed for land use goals in Edina is 
to: 

1. Protect and preserve the essential character of existing residential 
neighborhoods. 
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Later in this same subsection, under the heading "Future Land Use Plan," it states: 

A basic theme of the land use plan is that Edina's low density residential 
neighborhoods, which make up over 50% of this City's land area, are expected to 
remain largely unchanged. 

It would be wrong for the Council to blindly apply the median 500 foot criteria for 
lot size, width, and depth measurements in determining whether to subdivide 5 Merilane 
into three lots. The Council must consider the broader picture outlined here, and consider 
the impact on Rolling Green and its other residents. 

THE IMPACT OF SUBDIVIDING 5 MERILANE IS TOO GREAT 

5 Merilane is a wooded and pie-shaped lot located at the north end of Merilane 
where the street turns 90 degrees and continues to the east. The curved portion of the lot 
line of 5 Merilane would create an almost perfect circle if extended all the way around. 
The straight portions of the lot lines of 5 Merilane (the side next to 6 Merilane and the 
side next to 7 Merilane) create a wide angle of about 150 degrees. The proposed 
subdivision of 5 Merilane cuts this large piece of pie into three smaller slices. The 
proposed subdivision creates lot lines with sharp angles of about 40 to 50 degrees. There 
are some odd shaped lots in Rolling Green, and some that are pie-shaped. But there is no 
collection of lots in all of Rolling Green with such severely restricted lot angles. The 
proposed shape of these subdivided lots is unique and not matched anywhere in the 
neighborhood. 

Though the sizes of the proposed subdivided lots are larger than many lots within 
500 feet on the left side of Merilane (west side of the north/south axis, and north side of 
east/west axis), the sharp angled shapes of the proposed lots are totally out of character. 
And six of the smaller lots on the left side of Merilane adjoin the Meadowbrook Golf 
Course providing a high level of open space. This is not true for the proposed subdivided 
lots. Significantly, the proposed subdivided lots are smaller than all lots located on the 
same side of Merilane within 500 feet, and even farther. 

The proposal locates three structures at the pointed end of each lot. If this 
proposal is allowed, three homes on the subdivided lots will crowd up against the homes 
now located at 6 and 7 Merilane. Nowhere in Rolling Green are five homes located so 
close to one another. The location, arrangement, and proposed density of the structures 
on these subdivided lots will be unprecedented in Rolling Green. If this subdivision is 
allowed, five significant homes will be clumped together at the top of the hill. If allowed, 
this newly created subdivision of five homes in Rolling Green will be known as the 
"Village on the Hill." 
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The curve of Merilane where number 5 is located is already a dangerous stretch of 
road. It is dangerous for drivers, but it is more dangerous for children, pedestrians and 
bicyclists. The subdivision of 5 Merilane will add two additional driveways at the most 
dangerous spot along the street. The subdivision of 5 Merilane into three lots will change 
the character of Rolling Green, and it will adversely affect those who live in the 
immediate vicinity. 

A BROADER VIEW 

There are many large lots in Rolling Green, and the 2008 Edina Comprehensive 
Plan specifically acknowledges that Rolling Green is special for that reason. How the 
Council addresses the issue of 5 Merilane will clearly bear on what may ultimately 
happen with numbers 8, 9, and 7 Merilane, and other lots throughout Rolling Green. If 
the Council blindly applies the 500 foot criteria involving size, width, and depth in 
determining whether to allow subdivision of lots in Rolling Green, the character of 
Rolling Green will be destroyed. Each time a subdivision is made, it will reduce the 
denominator for the next subdivision. 

There are three streets that go into Rolling Green from Interlachen Blvd. These 
are Merilane, Rolling Green Parkway, and Bywood West. On these three streets a 
number of the lots are well within 500 feet of Interlachen Blvd., and streets that run from 
Interlachen Blvd. to the south. If the Council blindly applies the 500 foot subdivision 
criteria, many lots in Rolling Green can be subdivided based upon lot size, width, and 
depth of lots located on Interlachen Blvd., Mirror Lakes Drive, Interlachen Circle, and 
possibly Interlachen Bluff. If the Council blindly applies the 500 foot formula to 5 
Merilane, precedent is set for Rolling Green lots that are located near Interlachen Blvd. 

Subdividing lots in Rolling Green is a significant and long term issue. It needs to 
be addressed carefully and with complete understanding of the scope and impact 
throughout the Rolling Green neighborhood. Before making any decision to subdivide 5 
Merilane, the City should calculate the theoretical maximum number of lots that could be 
created in Rolling Green. Are we looking at 10, 20 or 30 additional lots? The City and 
the residents of Rolling Green need to address these issues together. Many people made 
significant investments in Rolling Green. The tax assessment values in Rolling Green are 
some of the highest in Edina. Subdividing Rolling Green into smaller and smaller lots 
will hurt everyone's property values. Living in the constant construction zones that 
follow the subdivision of lots in Rolling Green also adversely affects property values. 
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CONCLUSION 

Dividing 5 Merilane into three sharp-angled pie-shaped lots will change Merilane. 
It will create a configuration of lots that does not exist anywhere else in Rolling Green. 
Squeezing three new homes at the back of each subdivided lot will cram five homes 
together. To everyone who drives by, it will be viewed as the "Village on the Hill." The 
character of Rolling Green will change and the property values will suffer. If two more 
driveways are added to this already dangerous curve on Merilane, someone will get hurt 
—or worse. We urge the Council to vote against subdividing 5 Merilane into three 
pointed, pie-shaped lots. 
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