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Recommended Action: Deny a 3%, (206 square foot), lot coverage variance
to the required 30% lot coverage to allow for a teardown-rebuild of a new home
with an attached garage to be located at 5036 Hankerson Ave.

Project Description: JMS Custom Homes, LLC/Homestead Partners, LLC, (the
applicants) are requesting a 3% lot coverage variance to build a new two story
home on a 6,796 square foot lot. The project is a teardown/rebuild in the
Grandview neighborhood. The neighborhood consists mostly of original ramblers
with a number of two story teardown/rebuilds and major additions to existing
homes that have recently occurred.

The applicant’s client, Richard and Karen Westin, require a handicap accessible
home. They chose the Hankerson location for roll-in accessibility and proximity to
shopping. The applicant has designed a home with accessibility and a future
elevator in mind. The applicant has stated that to accommodate the accessible
design, a 3% coverage variance is warranted. The proponent states that a
hardship is created by their client's mobility situation.

INFORMATION/BACKGROUND

The subject property is approximately 50 feet in width, is 6,796 square feet in
area and is located on the west side of Hankerson Ave. There is an existing
single-family home on the property that will be demolished, and the applicant is
requesting to rebuild on the lot with a noncompliant overage of the maximum
coverage of 30% of the ot area. The ordinance Allows for a maximum of 2,038.8
square feet of coverage on the 6,796 square foot lot. The new home is proposed
to be 2,244 square feet which is 3% over the 30% maximum,




SUPPORTING INFORMATION
Surrounding Land Uses

This property is located on the west side of Hankerson Ave. and is
surrounded on all four sides by single-family residential homes. There are
mix of homes styles and dates of construction.

Existing Site Features

The subject lot is 6,796 square feet in area and has a 50 foot lot width. The
existing house on site has been removed and all trees have been removed
with the exception of one tree located along the back lot line.

Landscape Plans

There has been no landscape plan submitted as part of the variance
application. All trees have been removed onsite with one exception as part
of the house demolition. No tree replacement plan has been proposed at
this time.

Engineering Review

Engineering has no concerns with the proposed plans as submitted. The
proposed drainage plan, as detailed on the “Stormwater & Erosion Control Plan”
dated 09/29/2014, does not affect nearby private property negatively and will not
negatively impact public infrastructure. The proposed plans also reduce the
amount of impervious surface that drain to the neighboring private properties by
roughly 464 SF, this reduction in impervious space should result in a significant
reduction in surface run off from the existing conditions.

Planning

Guide Plan designation: Single-Family District

Zoning: R-1, Single Dwelling Unit District
Building Design

The proposal is to build a new two story home facing Hankerson with an over-
sized attached two car garage.




Compliance Table

City Standard Proposed

Front - Average of adjacent 31 feet
Side Yard 5 feet + height 5/6.87 feet
Rear- 25 feet 41 feet
Building Height 2 1/2 stories, 30 Ft 30 feet from existing
Lot Area grade
Lot Width 9,000 Sq. Ft or age of nbhd 6,796 square feet

75 feet or avg of nbhd 50 feet
Lot coverage 30%/2,038 sq ft *33%/2,244 sq ft

* Variance Required

Primary Issues
e Is the proposed development reasonable for this site?

There have been teardown and whole home remodels in the area that
comply with the ordinance and that consist of similar lot widths, depths and
areas. Furthermore, there are alternatives in design that would allow a
reduction in coverage. Variances are based on the characteristics of the lot.
There are no unique circumstances or characteristics that would support
over-building on the lot.

e Is the proposed variance justified?

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 not meet the variance
standards, when applying the three conditions:

Minnesota Statues and Section 36-98 of the Edina Zoning Ordinance 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.




The only factor preventing compliance with the lot coverage requirement is
the proposed size of the home. Staff has not identified a practical difficulty
preventing compliance.

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

No. There are no confounding factors preventing compliance with the
ordinance. A complete tear-down re-build of the property allows
opportunity for compliance with current codes.

3) Wiill the variance alter the essential character of the neighborhood?

The rebuilt homes in the neighborhood currently meet the ordinance
requirements and there have been additions to existing homes in the area
that also comply. Many of the lots nearby are of similar size with no
differences with the subject lot that would support a larger home. A larger
home would alter the character of the neighborhood.

Staff Recommendation

Recommend that the Planning Commission deny the variance.

Denial is based on the following findings:

The property with a new home can comply and is therefore a
reasonable use, and the request to deviate from the coverage
requirement is not necessary to make reasonable use of the property.

1.

The home is not appropriate in size and scale with regard to the
subject lot area and nearby similar lots.

There is not a practical difficulty in meeting the ordinance
requirements due to the ability to design a home that conforms.

The variance is self-created by the applicant. Variance must be
based on the unique characteristics of a lot and not on a potential
owner’s use of the property.

There are no circumstances unique to the property that necessitates
a variance to make reasonable use of the property. The property is a




vacant 6,796 square foot lot in a neighborhood of other similar lots
with many that have been rebuilt within the ordinance requirements.
A new home with a garage can be designed to conform.

Deadline for a City Decision: January 18, 2014
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