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Community Development

Director

INFORMATION & BACKGROUND
Project Description

Ridge Creek Custom Homes on behalf of Sharon and Lee Harrison is proposing
to subdivide the property at 6209 Crest Lane into two lots. (See property location
on pages A1-A4.) The existing home would be torn down, and two new homes
built on the new lots. Both lots would gain access off Crest Lane. (See applicant
narrative and plans on pages A8—A16.) To accommodate the request the
following is required:

1. A subdivision; and
2. Lot width width variances from 126 feet to 108 feet for each lot.

Within this neighborhood, the median lot area is 22,278 square feet, median lot
depth is 176 feet, and the median lot width is 126. (See attached median
calculations on pages A10-A13.) This is a neighborhood with varrying lot sizes.
The largest lots are closest to the subject property. The resulting lots would still
be larger thank most lots in the neighborhood. The narrow lots are located at the
perimeter of the 500 foot neighborhood. (See page A6.) The proposed
subdivision would re-establishe the original plat of Valley View Heights. (See
original plat on page A7.) When these lots were platted, they met the lot width
requirement which was 75 feet at the time.

Surrounding Land Uses

The lots on all sides of the subject properties are single-family homes, zoned
and guided low-density residential.

Existing Site Features
The existing site is located at the end of the Crest Lane cul-de-sac. Most of

the homes are ramblers on wide lots within this cul-de-sac. There are mature
trees in the rear yards of all the homes. (See page A4.)




Planning

Guide Plan designation: Single-dwelling residential
Zoning: : R-1, Single-dwelling district

Lot Dimensions

Area Lot Width Depth
REQUIRED 22,278 s f. 126 feet 176 feet
Lot 1 27,071 s.f. 108 feet* 190 feet
Lot 2 29,153 s.f. 108 feet* 185 feet

* Variance Required

Grading/Drainage and Utilities

The city engineer has reviewed the proposed plans and found them generally
acceptable. (See pages A17-A18.) Adequate drainage and utility easements
are proposed along all the lot lines. The detailed grading plans would be
reviewed by the city engineer at the time of a building permit application. A
construction management plan will be required for the construction of the new
homes. A Nine Mile Creek Watershed District permit would also be required.

Any approval of the subdivision would be conditioned all the items required in
the city engineering memo and approval of the Nine Mile Creek Watershed
District.

Park Dedication
As with all subdivision proposals, park dedication is required. Edina City Code
requires a park dedication fee of $5,000 for each additional lot created.
Therefore a park dedication fee of $5,000 would be required.

Primary Issue

e Are the findings for a variance met?

Yes. Staff believes that the findings for a variance are met with this proposal.




Per state law and 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 meets the
variance standards, when applying the three conditions:

a) Will the proposal relieve practical difficulties that prevent a reasonable
use from complying with the ordinance requirements?

Yes. 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.

The practical difficulty is caused by previous property owner that combined
two lots into one, after the original plat. The result is that this lot and the lot to
the north are twice as large as the others on this block. This property was
originally platted as two lots. (See original plat on page A7.) Also, since this
property was originally platted, the lot width requirement changed from 75 feet
to the median width of all lots within 500 feet. When the lots were originally
platted they were code compliant.

The requested variances to split this lot are reasonable in the context of the
immediate neighborhood. The existing lot and the lot to the northwest are
both larger and wider than the first five lots on Crest Lane. The proposed
subdivision would result in two lots more characteristic of the neighborhood
and original plat. If the variances were denied, the applicant would be denied
a subdivision of his property of which the lots would be the same or larger
than existing lots on Crest Lane. (See pages A5—-A6, which show lot area and
lot width in that immediate neighborhood.)

The applicant is proposing to preserve the slopes and heavier vegetation and
trees along south sides of these lots. There would be some evergreen and
Maple trees removed with the new homes. Any trees removed outside of the
new building footprints and driveways would have to be replaced per the new
Tree Ordinance.

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

The condition of this oversized lot is generally unique to Crest Lane. The
home to the northwest is also located on property that was originally platted
as two lots. All other homes in the neighborhood were built within the original
plat. The circumstance of the oversized lot was not created by the applicant.




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

No. The proposed improvements requested by the variance would not alter
the essential character of the neighborhood. The neighborhood contains
single family homes on large lots. The resulting subdivision would be for
similar sized lots. The block does consist of rambler style homes. Most likely
the new homes would be two stories, if the homes are typical of what is being
built in this general area.

Staff Recommendation

Recommend that the City Council approve the proposed two lot subdivision of
6209 Crest Lane with lot width variances from 126 feet to 108 feet for each lot.

Approval is based on the following findings:

1.

Except for the lot width variances, the proposal meets the required
standards and ordinance for a subdivision.

The proposal is consistent with the existing lot sizes on Crest Lane.

The proposal restores the lot to the way it was originally platted as two lots
in the Valley View Heights Plat.

The proposed lots were code compliant when they were originally platted.
A 108-foot wide lot is wider than the general standard required width of 75
feet.

The 27,000+ square foot lots are larger than the general standard
minimum lot area of 9,000 square feet.

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

a. The practical difficulty is caused by previous property owner that -
combined two lots into one, after the original plat. The result is that
this lot and the lot to the north are twice as large as the others on
this block. This property was originally platted as two lots, and at
that time the lots were code compliant. The cities lot width
requirement has since changed.

b. The requested variances are reasonable in the context of the
immediate neighborhood and original plat.

C. The proposed subdivision would result in two lots more
characteristic of the neighborhood.




d. The variances would meet the intent of the ordinance because the
proposed lots are of similar size to others in the neighborhood on
Crest Lane.

e. If the variances were denied, the applicant would be denied a use
of his property, a 108-foot wide, 27,000+ square foot lot, which is
common to the area.

Approval is subject to the following conditions:

1.

The City must approve the final plat within one year of preliminary
approval or receive a written application for a time extension or the
preliminary approval will be void.

Park dedication fee of $5,000 must be paid prior to release of the final
plat.

Compliance with the conditions required by the engineering memo dated
September 2, 2015.

Prior to issuance of a building permit, the following items must be
submitted:

a. Submit evidence of Nine Mile Creek Watershed District approval.
The City may require revisions to the preliminary plat to meet the
district's requirements.

b. A curb-cut permit must be obtained from the Edina engineering
department.

C. A grading plan subject to review and approval of the city engineer.

d. A construction management plan will be required for the

construction of the new homes.

e. Utility hook-ups are subject to review of the city engineer.

Deadline for a City Decision: December 1, 2015
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