PLANNING COMMISSION STAFF REPORT

Originator Meeting Date Agenda #
Kris Aaker May 22, 2013 B-13-15
Assistant Planner

Recommended Action: Approve the 99.2 foot front yard setback variance as
requested for a vacant lot located at 6443 McCauley Terrace, for the University
of St. Thomas, Crown Bank and JMS Companies.

Project Description

A 99.2 foot front yard setback variance to build a new home on a vacant lot, (See
property location, aerial photos, photos of neighboring homes on pages A.1-A8).

INFORMATION/BACKGROUND

The subject property is located on the east side of McCauley Terrace consisting
of a vacant lot that is approximately one acre in size and that backs up to
Arrowhead Lake. The lot is 44,099 square feet in area and was platted in 1975,
(see plat on attached page A.3). The applicants are hoping to build a 2 ¥ story
home with an attached three car garage. The applicants would like to locate the
new home at a setback of 52.8 feet from the front lot line, (see A.9*~ A.17,
surveys and house plans). The ordinance requires that the new home match the
adjacent front yard setback of the home located south of the subject home. The
property to the south is a neck lot with the home located 152 feet from McCauley
Terrace right-of-way.

The new home is proposed to be a walk-out with back yard views towards
Arrowhead Lake.

Surrounding Land Uses

Northerly:  Single dwelling units, zoned R-1, single dwelling unit district
and guided residential.

Easterly: Single dwelling units, zoned R-1, single dwelling unit district
and guided residential.

Southerly:  Single dwelling units, zoned R-1, single dwelling unit district




and guided residential.

Existing Site Features

The subject property is a 44,099 square foot vacant lot.

Planning

Guide Plan designation:  Single Dwelling Unit
Zoning: R-1, Single Dwelling Unit District

Grading & Drainage

The grading must not impact adjacent neighbors. Final grading and drainage
plans are subject to review and approval of the City Engineer at the time of
building permit application. The proposed plans may require review and
approval by the Minnehaha Creek Watershed District.

Building Design
The proposed home will be a 2 %2 story home with lap and batten siding, with
shakes and stone trim on the front fagade, (See plans on pages A. 11-A. 17).

Compliance Table

City Standard Proposed
Front - 152 feet *52.8 feet
Side- 10+ height, (living) 18/27.3 feet
Rear - 75 feet to water 139.5 feet
Building Height 2 1/2 stories 2 1/2 stories,

30 feet to midpoint 38 feet to the | 30 feet to midpoint, 37.5
ridge, feet to the ridge

Lot coverage 25% 10%

* Variance Required

Primary Issue:
e Is the proposed development reasonable for this site?

Yes. Staff believes the proposal is reasonable for four reasons:




1. The proposed use is permitted in the R-1, Single Dwelling Unit Zoning
District and complies with all requirements with the exception of
setback from McCauley Terrace.

2. The home is appropriate in size and scale for the nearly one acre lot.
The improvements will enhance the property and not detract from the
neighborhood. The adjacent neighbor to the south is located 93 feet
from the proposed garage of the subject home so spacing between
structures is generous.

3. The improvements will provide a reasonable use of a rather large lot
that is virtually unbuildable given the required front yard setback, 75 foot
setback from the lake and the location of drainage and utility easements
on the property. The variance would allow for a new home to be built at a
reasonable distance from McCauley Terrace.

4. The required front yard setback, setback from the lake and the drainage
and utility easements, reduces the buildable area of the lot to a small
fraction of buildable area that is downhill from the street edge, (see
attached exhibit A. 9).

e Is the proposed variance justified?

Yes. Per the Zoning Ordinance, a variance should not be granted unless it is
found that the enforcement of the ordinance would cause practical difficulties
in complying with the zoning ordinance and that the use is reasonable. As
demonstrated below, staff believes the proposal does meet the variance
standards, when applying the three conditions:

Section 850.0.Subd., requires the following findings for approval of a
variance:

Minnesota Statues and Edina Ordinances require that the following conditions
must be satisfied affirmatively. The Proposed Variance will:

1) Relieve practical difficulties that prevent a reasonable use from
complying with ordinance requirements.

Reasonable use does not mean that the applicant must show the land
cannot be put to any reasonable use without the variance. Rather, the
applicant must show that there are practical difficulties in complying with
the code and that the proposed use is reasonable. “Practical difficulties”
may include functional and aesthetic concerns.




Staff believes the proposed variance is reasonable. The new home is not
oversized for the lot and will be in-keeping with other homes along the cul-
de-sac. Other homes have front yard setbacks from McCauley Terrace of
39 and 55 feet. The proposed front yard setback will be in-keeping with
other setbacks from the street edge.

Staff believes the proposed variance is reasonable given that the required
front yard setback renders the 44,099 square foot lot generally
unbuildable. The practical difficulty is, caused by the existing location of
the adjacent home to the south. The practical difficulty is also the front
yard setback requirement that takes into account the setback of the home
to the south that is 152 feet from McCauley Terrace, but does not take into
consideration homes that are much closer to the cul-de-sac. The buildable
area of the adjacent neck lot, forced the neighbor’'s home farther back
from the street than what is typically seen on a standard lot. Edina’s
subdivision ordinance is now written to avoid flag/neck lots which have an
effect on front yard setbacks of adjacent properties.

The lot is large, with generous spacing between the new home and
neighboring structures. The purpose behind the ordinance is to maintain
an established front yard sight line and street scape. The ordinance is
meant to prevent a continual erosion of the established front yard setback
pattern in an existing neighborhood by holding all new construction to the
existing neighborhood standard and to avoid new structure build-out
beyond existing conditions. The proposed front yard setback of 52.8 feet
does not compromise the intent of the ordinance.

2) There are circumstances that are unique to the property, not
common to every similarly zoned property, and that are not self-
created?

Yes. The unique circumstances are that the existing lot is subjected to a
front yard setback that is unreasonably deep. The required setbacks and
easements on the property reduce the buildable area of the lot
dramatically creating an unbuildable lot.

3) Will the variance alter the essential character of the neighborhood?
No. The proposed home will be reasonable for the size of the lot and given

surrounding homes. The character of the neighborhood consists of a
variety of housing styles and lot configurations.

Staff Recommendation




Approve the requested variance based on the following findings:

1. The proposal meets the required standards for a variance, because:

a) The practical difficult is caused by the location of the home to the
south and the required front yard setback based on a neck/flag lot.
b) The encroachment into the setback would be consistent with other
homes fronting the cul-de-sac.
The request is reasonable given the location of the adjacent neighbor
to the street, the setback required from the Lake and the easement
areas within the lot.

Approval of the variance is subject to the following condition:

1. The home must be construction per the proposed plans date stamped,
2.
3. Final grading and drainage plans are subject to review and approval of the

May 6, 2013.

City Engineer prior to issuance of a building permit.

Submit a copy of the Minnehaha Creek Watershed District permit. The
City may require revisions to the approved plans to meet the District’s
requirements.

The execution and recording of a Conservation Easement 75 feet upland
from the Ordinary High Water level of Arrowhead Lake. '

Deadline for a city decision: July 5, 2013










6443 McCauley Terrace
Variance Request Narrative

The purpose of this variance request is to reduce the front yard setback on this property from 1527, as
required by ordinance, to 52.8’. This property is a conforming lot consisting of nearly one acre, with
approximately 110’ of frontage on McCauley Terrace. The overall width in the buildable area of the
property is nearly 120’. To the southwest of this property, at 6445 McCauley Terrace, exists a non-
conforming “flag” lot with an existing setback from McCauley Terrace of 152’. Edina City ordinance
requires that the subject property match the setback of this neighboring flag lot, which creates an
unbuildable situation, due to drainage and utility easements and required setbacks from Arrowhead
Lake. This request proposes a setback that more closely resembles the setbacks of homes on McCauley
Terrace that represent traditional placement on the property, most notably 6447 McCauley Terrace
(setback of 53.9’) and 6439 McCauley Terrace (setback of 38.5’). This placement also serves to protect
many of the trees existing on the property, which creates a natural buffer to adjacent homes.




University of St. Thomas
Real Estate Advisory Board
Fund Raising Development Project

Summary:

The UST Real Estate Advisory Board (REAB) unanimously authorized a single family
development project in Edina, Minnesota at their Spring Board 2013 Board meeting. The
purpose of the project is to raise money for the UST Real Estate Education programs at the
undergraduate and graduate levels. Additionally, the project will serve as a learning tool for
students involved with this special study group as part of UST real estate curriculum.

Purpose and Procedure:

The monies earned and donated to the University of St. Thomas are to be deposited, invested
and held for the benefit of the University’s Real Estate Programs. Dispersal of any funds for any
activity deemed to benefit the University and its Real Estate Programs shall be based on
evaluation of the proposed use by the UST Real Estate Advisory Board including scholarship.

Each request for funding shall be written and include a statement of purpose, benefit to the
University and Real Estate Program and budget. Dispersal of funds shall require the written
authorization of the Real Estate Advisory Board, or its Executive Committee, and signature of
the Advisory Board Chair.

Description:

The development is the construction of a single family custom home on an Edina single family
lot situated on Arrowhead Lake in Edina, Minnesota. The address of the land parcel is 6443
McCauley Terrace, Edina, Minnesota. The lot is owned by Crown Bank whose President is
Peter Dahl. The lot has been marketed in 2012 — 2013 by Nancy Schoenwetter, Broker for
Prime Real Estate Services (wife of UST Real Estate Advisory Board Member Jeff Schoenwetter).
The bank has agreed to a discounted price as a “donative action”, with terms of due upon sale”.
The project is a UST sponsored development whereby the bank will provide all construction
capital (funding) for building the home. The goal of REAB is to create as large a margin as
possible between the cost to build the home and the sale price. This will be accomplished by
asking for contributions or reduced cost services to build the home. Each subcontractor’s bid
shall include a statement of their intent to donate labor and / or materials to the project and
the ensuing cash flow after sale.




Marketing:

REAB plans to enter the home in the Builders Association of the Twin Cities (BATC) 2013 Fall
Parade of Homes. The home will be promoted by Edina Realty (Ron Peltier, Chair of UST Real
Estate Advisory Board) target price will be approximately $1,500,000. Edina Realty will also
provide financing (mortgage origination) for the new owners.

Financial Structure and Construction:

The staff at JMS Custom Homes will supervise the project. JMS has agreed to contribute their
profits as a donation. Jeff Schoenwetter owns JMS Custom Homes and is a member of the
REAB. JMS Custom Homes was voted the 2011 BATC Builder of the Year by the Builders
Association of the Twin Cities and is a highly qualified custom builder with many local and
national awards and recognitions. JMS Custom Homes secured the top builder position in Edina
in 2012 pulling nearly twice the number of the next closest builder. The construction of this
home will be managed in a traditional industry standard format. The architectural service
(Alexander Design of Wayzata) has agreed to donate their design. The subcontractors will bid
their portions of the contract.

Those subcontractors providing services and/or materials with a donative intent will be paid a
portion of their contract upon completion of their task with the balance paid upon closing
according to their respective allocation of the Sworn Construction Statement. Immediately
after closing, the subcontractor will make a cash contribution to UST in an amount equal to the
difference between their proportional share of the sale price and the total amount of labor or
materials donated to the project. The UST Advancement staff will document the gift terms of
each subcontractor.

Funds to pay subcontractors will be readily available from Crown Bank as described above.

This is not only a “fund raising” project but it is also a “friend raising” project to help the
students learn and enable UST to make new friends in the real estate industry. The current
plan does require personal and moral support for the project from UST Board Members and
friends of the University. The REAB will be responsible to shepherd this endeavor to a
successful conclusion. Assistance will be provided by UST staff and Real Estate Faculty.

Our current goal is ground breaking in late May 2013 assuming the City of Edina approves the
project for permitting.
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6443 McCauley Terrace, Edina, MN
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