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 nhonconforming 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




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

Planning

Guide Plan designation:

Zoning:

Building Design

Single-Family District

R-1, Single Dwelling Unit District

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 72.7 feet *47 feet
Side- 10+ height, (living) 108.4 feet
Rear- 25 feet *18 feet
Building Height 2 1/2 stories, 37.5 Ft 29 feet (existing)
Lot Area 9,000 safe or avg. of nbhd 26,827 sq. ft.
Lot Width 75 feet or avg. of nbhd 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.




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.

e |s 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)

2)

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.

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




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:
e 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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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. ltis 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 160" 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, Avariance 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.

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

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