
PLANNING COMMISSION STAFF REPORT 

Originator Meeting Date Agenda # 
Kris Aaker December 10, 2014 B-14-24 
Assistant Planner 

Recommended Action: Approve a front street setback variance from 72.75 feet 
to 47 feet and a rear yard setback variance from 25 feet to 18 feet for the 
construction of additions to the basement and main floor of the home located at 
7000 Kerry Road for Andrea Swan, (Architect)/Rhonda and Charles Bland, 
(property owners). 

Project Description: The subject property is an irregular shaped lot and is 
bordered by two roads. The property is north of the intersection of Kerry Road 
and Dublin Road. The site is 26,827 Square Feet in area and is located in the 
Prospect Knolls neighborhood. The proposed additions consist of an addition to 
the north within the required rear yard setback of 25 feet for an enlarged kitchen, 
butler's pantry, powder room, laundry and mud hall on the main level with 
storage at basement level and an addition to the west encroaching into the 72.75 
foot front yard setback consisting of a porch and deck on the main level with a 
study and walkout access on the basement level. A new entrance stoop is also 
proposed as part of the project. All of the additions overlap the required setback 
because the existing home is nonconforming, with only a portion of the back part 
of the home that maintains the required setbacks. 

INFORMATION/BACKGROUND 

The subject property is mostly street frontage, along the intersection of Kerry and 
Dublin Road. The lot is elevated from both street frontages. The proposal is for 
both a front and rear yard setback variance. 

There are two existing single-family homes on the north and western lots, one 
facing Kerry Road that is set far back from the street and one home facing Dublin 
Road. The home fronting Kerry Road is located approximately 64.5 feet from the 
front property line and the home facing Dublin Road is located 80.7 feet from the 



front property line and establishes the subject property's average front yard 
setback. 

The property owner is requesting to add onto the existing home in a location that 
does not meet the front yard and rear yard setback. A site plan is attached 
illustrating the required setbacks for the lot in "blue" and the proposed setbacks 
for the project in "yellow". The site plan demostrates the limited abilty for 
expansion of the existing home. Most of the existing home is nonconforming and 
already over-laps required setback. 

Landscaping 

A landscape project with grading, new driveway, side walk, retaining walls, tree 
removal and tree replacement is part of the over-all plan for site improvement. 
None of the site alterations require a variance. 

A tree replacement and landscaping plan will replace 85 caliper inches of 
protected, (non-construction impacted trees to be removed), with 165 caliper 
inches of trees including a mixture of 48, 10-14 foot tall pines and 18, 3 inch 
caliper birch trees. There will be a row of pine trees planted along the edges of 
the lot lines that will buffer the project from neighboring properties. The 
landscape plan exceeds the tree replacement ordinance that is currently under 
Planning Commission consideration. 

Engineering Review 

The Environmental Engineer has reviewed the application, and his memo is 
included in the packet. Engineering has only minor comments with the plans as 
submitted. The applicant will need to remove their proposed sidewalk from the 
public right-of-way, they will also need to maintain a minimum setback of five-feet 
for their proposed retaining walls from the edge of roadway. The proposed 
retaining walls that remain in the public right-of-way will need to have a signed 
private maintenance agreement. The proposed drainage plan, as detailed on the 
"Grading, Drainage, Erosion Control and Stormwater Management Plan" dated 
11/25/2014, does not affect nearby private property and will not negatively impact 
city infrastructure. 

SUPPORTING INFORMATION 

Surrounding Land Uses 

The property is surrounded on all sides by existing single-family homes 
located in the Prospect Knolls neighborhood. 

Existing Site Features 
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The subject lot is 26,827 square feet. The home is elevated on the lot. 

Planning 

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

Building Design 

The proposal is to add onto the existing home on the basement and main levels. 
The building footprint is 3,270 square feet in area. 

Compliance Table 

City Standard Proposed 

Front 
Side- 

Rear- 

72.7 feet 
10+ height, (living) 

25 feet 

*47 feet 
108.4 feet 
*18 feet 

Building Height 
Lot Area 
Lot Width 

2 1/2 stories, 37.5 Ft 
9,000 safe or avg. of nbhd 

75 feet or avg. of nbhd 

29 feet (existing) 
26,827 sq. ft. 

105 feet 

Lot coverage 25% 16.2% 

* Variance Required 

Primary Issues 

. Is the proposed development reasonable for this site? 
Below are factors to weigh in considering this request: 

1. The proposed use is permitted in the R-1 Single Dwelling Unit District 
and complies with all the standards, with exception of the front street 
setback and rear yard setback. 

2. The additions are appropriate in size and scale for the lot and the 
improvements will enhance the property. 
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3. The proposed home, is located far back from the neighboring property 
to the west and is proposed to be landscaped with a pine tree buffer 
from the neighbors to the north. 

4. The additions as proposed cannot be constructed to conform or 
relocated in a conforming area on the lot. The variance is requested to 
allow limited improvements to an existing structure on a relatively large 
lot that is severely constricted due to required setback. 

• 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. Given 
the fact that the home can be constructed as proposed in a conforming 
location, staff does not believe the variance is justified. There are no 
conditions unique to the property that poses a practical difficulty in meeting 
the ordinance. 

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. 

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 that the proposed additions are reasonable. The applicant 
cannot locate the additions on the lot to meet all setback requirements. 

The practical difficulty in this instance is the lot configuration, large front 
street setback and original placement of the home limiting expansion 
opportunity. 

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

The unique circumstances include the abutting homes with large front 
street setbacks setting up the deep front yard setback requirement. The 
lots are large in the neighborhood with homes placed on property given 
specific lot characteristics including sight lines, topography etc. This 
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neighborhood is not a standard lot and block neighborhood that typically 
have all homes with matching front yard setbacks. The lot configuration 
with applied setbacks is unique circumstances limiting potential on the lot. 

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

No. The proposed additions will not alter the essential character of the 
neighborhood. The proposed additions and enhancements will 
complement the existing neighborhood homes and will be appropriate for 
the site. 

Staff Recommendation 

Approve the requested Variance based on the following findings: 

1. The proposed location of the additions are reasonable given the lack of 
opportunity to build on the lot. Any expansion or addition to the home 
would require a variance. 

2. The applicant cannot locate the additions on the lot to meet all setback 
requirements. 

3. The practical difficulty in this instance is the configuration of the lot, 
original house placement, combined with the large front street setbacks. 

4. The proposed additions will not alter the essential character of the 
neighborhood. The proposed additions will complement the existing 
neighborhood homes. 

Approval is subject to the following conditions: 

1. The site must be developed and maintained in conformance with the 
following plans: 

• Survey date stamped November 25, 2014 
• Building Plans date stamped November 25, 2014 

2. Compliance with the conditions and comments listed in the Environmental 
Engineer's memo dated, December 3, 2014 

3. Submission of evidence of Watershed approval. 

Deadline for a City Decision: January 24, 2014 
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DATE: 	December 3, 2014 

TO: 	Cary Teague — Planning Director 

CC: 	David Fisher — Building Official 
Ross Bintner P.E. - Environmental Engineer 

FROM: 	Charles Gerk EIT — Engineering Technician 

RE: 	7000 Kerry Road - Special Review of Variance Application 

The Engineering Department has reviewed the subject property for street and utility concerns, grading, storm 
water, erosion and sediment control and for general adherence to the relevant ordinance sections. This review 
was performed at the request of the Planning Department; a more detailed review will be performed at the 
time of building permit application. 

Summary of Review 
Engineering has only minor comments with the plans as submitted. The applicant will need to remove their 
proposed sidewalk from the public right-of-way, they will also need to maintain a minimum setback of five-feet 
for their proposed retaining walls from the edge of roadway. The proposed retaining walls that remain in the 
public right-of-way will need to have a signed private maintenance agreement. The proposed drainage plan, as 
detailed on the "Grading, Drainage, Erosion Control and Stormwater Management Plan" dated 11/25/2014, 
does not affect nearby private property and will not negatively impact city infrastructure. 

Grading and Drainage 
Grading is proposed, existing and proposed drainage plan does not affect nearby private property. 

Existing Site Conditions  
The existing grading allows for drainage away from the home on all sides. The majority of the drainage from 
the west side and south side of the home is directed to Kerry Road. While the drainage from the north 
side and east side of the home is directed to Dublin Road. 

Proposed Site Conditions  
The proposed grading changes the existing drainage path minimally and will closely mimic existing site 
conditions. There is no increase in volume or rate to neighboring private property. 

Street and Curb Cut 
Application proposes relocation or modification of curb cut; Follow standards in curb cut permit 
application: http://edinamn.gov/edinafiles/files/City_Offices/Public_Works/CurbCutApplication.pdf  

There are two retaining walls proposed in the public right-of-way, both of these walls will require a private 
maintenance agreement and will need to be a minimum of five-feet from the edge of pavement. 

There is a proposed sidewalk in the public right-of-way, this portion of the sidewalk will need to be removed 
from the proposed plans. 

ENGINEERING DEPARTMENT 
7450 Metro Boulevard • Edina, Minnesota 55439 

www.EdinaMN.gov  • 952-826-0371 • Fax 952-826-0392 



Water and Sanitary Utilities 
No concerns 

Erosion and Sediment Control 
No concerns 

ENGINEERING DEPARTMENT 
7450 Metro Boulevard • Edina, Minnesota 55439 

www.EdinaMN.gov  • 952-826-0371 • Fax 952-826-0392 



VARIANCE APPLICATION 

■:t\  
'Vs  CASE NUMBER 	DATE  ) 251 ZON 

FEE PAID  VettaCC)  

City of Edina Planning Department* wwvv.cityofedina.com   
4801 West Fiftieth Street* Edina, MN 55424 * 	(952) 826-0369* 
fax (952) 826-0389 

FEE: RES - $350.00 	NON-RES - $600.00 

APPLICANT: 

NAME: Andrea Swan (Signature required on back page) 

  

ADDRESS:  275 Market St, Minneapolis, MN 55405 
	
PHONE:  612-338-5976 

EMAIL: andrea@swanarchitecture.com  

PROPERTY OWNER: 

NAME:  Rhonda & Charles Bland 	(Signature required on back page) 

ADDRESS:  7000 Kerry Road, Edina, MN 55439 	PHONE:  612-860-3474 

LEGAL DESCRIPTION OF PROPERTY (written and electronic form): 
Lot 2, Block 1, WILSON PROSPECT HILL DIVISION, Hennepin County, Minnesota. 

**You must provide a full legal description. If more space is needed, please use a separate sheet. 

Note: The County may not accept the resolution approving your project lithe legal description does not match their 

records. This may delay your project. 

PROPERTY ADDRESS:  7000 Kerry Road, Edina, MINT 55439  

PRESENT ZONING:  R-1 Single Dwelling  p.I.D.#  08-116-21-22-0036  

EXPLANATION OF REQUEST: 
See attached explanation. 

(Use reverse side or additional pages if necessary) 

ARCHITECT: NAME:  Andrea Swan 	PHONE: 

EMAIL:  andrea@swanarchitecture.com   

SURVEYOR: NAME: Daniel L. Thurmes 
	

PHONE:  651-275-8969  
EMAIL:  dan@cssurvey.net  

612-338-5976 



Minnesota Statues and Edina Ordinances require that the following conditions 
must be satisfied affirmatively. Please fully explain your answers using 
additional sheets of paper as necessary. 

The Proposed Variance will: 
YES 	NO 

Relieve practical difficulties in complying 
with the zoning ordinance and that the use 
is reasonable 

Correct extraordinary circumstances 
applicable to this property but not 
applicable to other property in the vicinity 
or zoning district 

Be in harmony with the general purposes 
and intent of the zoning ordinance 

Not alter the essential Character of a 
neighborhood 

X 

X 

X 

X 
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Detailed Application Requirements:  Unless waived by the Planning Department, you must 
complete all of the following items with this application. An incomplete application will not be 
accepted. 

X 	Completed and signed application form. 

X 	Application fee (not refundable). Make check payable to "City of Edina." 

X 	One (1) Copy of drawings to scale. 

X 	Seventeen (17) 11x17 copies of drawings, including elevations and survey, photographs 
and other information to explain and support the application. 

X 	A current survey is required. Please refer to "Exhibit A." 

X 	Grading, drainage, erosion control and stormwater management plan. Grading plan 
must include existing and proposed two-foot contours, and location and size of pipes 
and water storage areas. The grading and erosion control plan along with a stormwater 
management plan must be signed by a licensed professional engineer. The stormwater 
management plan must detail how stormwater will be controlled to prevent damage to 
adjacent property and adverse impacts to the public stormwater drainage system. 

X 	Variance requests require scale drawings to explain and document the proposal. The 
drawings are not required to be prepared by a professional, but must be neat, accurate 
and drawn to an acceptable scale. The drawings may vary with the proposal, but should 
include a site plan, floor plans and elevations of the sides of the building which are 
affected by the variance. 

X 	Elevation drawings of all new buildings or additions and enlargements to existing 
buildings including a description of existing and proposed exterior building materials. For 
single-family home projects, elevations drawings must include a rendering of the  
proposed home AND the existing homes on either side as seen from the street.  

VARIANCE GUIDELINES AND APPLICATION INFORMATION 

The City of Edina Planning Department encourages healthy development within the city of 
Edina. Although this document is meant to serve as a guide for the application process for 
development through the Planning Department it is by no means comprehensive. The Planning 
Staff recommend that you schedule a meeting to answer any questions or to discuss issues that 
may accompany your project. It is much easier to tackle problems early on in the process. The  \fp 
office number for the Planning Staff is (952) 826-0465. 

Variance Information  
ci.%

\tc 

The Edina Planning Commission has been established to consider exceptions (varianoist's) from, 
the Land Use, Platting and Zoning Ordinance (Chapter 36), the Antenna Ordinance (Chapter (-0> 
34), the Sign Ordinance (Chapter 36) and the Parking and Storage of Vehicles and Equiptp&Y 

_v Ordinance (Chapter 26). 

The variance procedure is a "safety valve" to handle the unusual circumstances that could not 
be anticipated by these ordinances. The Commission is charged to only grant a petition for a 
variance if it finds: 

1. That strict enforcement of the ordinance would cause practical difficulties because of 
circumstances unique to the petitioner's property 
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APPLICANT'S STATEMENT 
This application should be processed in my name, and I am the party whom the City should 
contact about this application. By signing this application, I certify that all fees, charges, utility 
bills, taxes, special assessments and other debts or obligations due to the City by me or for this 
property have been paid. I further certify that I am in compliance with all ordinance requirements 
and conditions regarding other City approvals that have been granted to me for any matter. 

I have completed all of the applicable filing requirements and, to the best of my knowledge, the 
documerts and information I have submitted are true and correct. 

• 

Applicant's Signature 	 Date 

OWNER'S STATEMENT 
I am the fee title owner of the above described property, and I agree to this application. 

(If a corporation or partnership is the fee title holder, attach a resolution authorizing this 
app ation on behalf of the oard of directors or partnership.) 

df 
/ 

Own r's Signature 	 Date 

Note. Both signatures are required (if the owner is different than the applicant) before we 
can process the application, otherwise it is considered incomplete. 

2oI4 if 2,1 
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SWAN ARC H IT E ' 
Page 1 of 2 

VARIANCE APPLICATION EXPLANATION 
	

November 26, 2014 

Project: 	Bland Residence 1410.00 

Location: 	7000 Kerry Road, Edina, Minnesota 55439 

EXPLANATION OF REQUEST 

In order to continue living in their home of over 35 years, the owners would like to make a number of 

improvements that will (1) make the home more accessible and (2) enhance the overall value of the 

property. One of the owners currently uses as walker and is in need of an elevator to continue living in the 

house. The current chair lift between first and second floors is not ideal and does not allow access to the 

basement. It is also more dangerous than the elevator that they would like to install. 

Other improvements include additions to the north and west. The north addition includes an enlarged 

Kitchen, Butler's Pantry and Powder room, Laundry and Mud Hall with a Storage room in the basement 

below. The west addition includes a new 4-season Porch and Deck (connecting to the north exterior space 

and addition) with a Study and walk-out access on the basement level. A new 8'-4" deep X 16'-0" wide 
(134sf) entrance stoop is also proposed on the south (front) side of the house. 

The reason for this variance request is that applying R-1 zoning setbacks to this irregular shaped lot results in 

a buildable area that does not allow for the existing home or the proposed additions. The resulting narrow 

arc shaped area is not conducive to development without a variance. The width of the buildable area as 

measured from the arc is approximately 20' maximum. Only 27% of the existing house footprint exists within 

the current buildable area. 

This variance request involves the current front and rear building setbacks. The current front setback is the 
average front setback of the neighboring homes, calculated to be 72.75 feet. This request is for a 47.00 foot 
setback (a reduction of 25.75 feet) to accommodate the proposed front entrance stoop and west addition. 
The requested setback is 17 feet more than the standard 30 foot front setback requirement. Furthermore, the 
relationship between the existing setbacks in context is difficult to see due to the unique neighborhood design, 
curving streets, topography, vegetation and the neighboring house locations relative to the property. 

The current rear setback is 25 feet. This request is for an 18 foot setback (a reduction of 7 feet). As an 
irregular corner lot bordered by two roads (Kerry and Dublin), the north side of the property is characteristic 
of an interior side yard, which requires a 10 foot setback. The requested setback is 8 feet more than this 
requirement. A variance request for the proposed north addition would not be needed if the interior side yard 
condition were applicable under current zoning standards. Furthermore, the path that a visitor takes to the 
house entrance begins at the driveway on Dublin Road. From the viewpoint of entry and approach, the north 
yard can be understood as both a rear and interior side yard condition. The requested setback is a balance of 
these zoning standards. 

Granting of this variance request will not alter the established and essential character of the neighborhood 

and will improve the health, safety and welfare of the owners, who intend to remain in their home as long as 

possible. 

612.338.5976 	andrea@swanarchitecture.com  275 Market Street Suite 438 Minneapolis, MN 55405 



SWANARL H IT ECT U RE 
Page 2 of 2 

MINNESOTA STATUES AND EDINA ORDINANCES  

PRACTICAL DIFFICULTIES: 

When applied to this property, the current zoning setbacks create practical difficulties in complying with the 

zoning ordinance on this property. The setbacks exist within the existing house, are very close to the north 

wall or intersect the west house wall. Additions to the existing structure, of reasonable size and scale are not 

possible with the required setbacks in these locations. 

EXTRAORDINARY CIRCUMSTANCES: 

This property is irregularly shaped, bordered by two roads and with a sweeping curve along the south, east 

and southwest sides. This curve, primarily along Kerry Road, is the front yard and is required to have a 72.75' 

setback as the calculated average setback of the neighboring properties. When applied to this unique lot 

shape, both side yard setbacks disappear and a narrow arc shaped buildable area remains. We are not aware 

of other properties in the vicinity with this unique combination of curves resulting in such a restrictive 

buildable area, making this lot shape an extraordinary circumstance within the neighborhood context. The 

buildable area is only 6% of the total lot. 

HARMONY AND INTENT: 

The proposed project is designed to improve the home, inside and out. The project will make the home more 

practical for the current owners. The property will be improved though design that is contextually 

appropriate to the existing house, in the spirit and character of its neighborhood. Construction will be in 
keeping with the quality of the original home and modern building best practices. The proposed project will 

exist in harmony with its neighbors, and the general purposes and intent of the zoning ordinance. 

ESSENTIAL CHARACTER: 

The character of the neighborhood is well established and includes many houses of quality design and 

construction with details similar to the original home and the proposed additions. The design of the 

proposed project will not alter the essential character of the neighborhood. This project will add value to the 

neighborhood through the Owner's thoughtful and well considered investment. 

612.338.5976 	andreagswanarchitecture.corn 275 Market Street Suite 438 Minneapolis, MN 55405 
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