ENDATION

To: MAYOR AND COUNCIL Agenda ltem #: VI.C.
From:  Cary Teague, Community Development Director Action

Discussion | |
Date:  December 3, 2013 Information [ |
Subject:

Preliminary Plat and Variances, Gretchen Shanight,‘ 5612 Tracy Avenue. Resolution No.
2013-117

Action Requested:

Adopt the attached resolution,

Information / Background: _

Rodney Helm on behalf of Tom and Gretchen Shanight is proposing to subdivide the property at 5612
Tracy Avenue into two lots. The existing home would be torn down, and two new homes built on the
new lots. (See applicant narrative and plans on pages A4-A16 of the Planning Commission staff report.)
To accommodate the request the following is required:

1. A subdivision; and ‘
2. Lot width variances from 80.7 feet to 80 feet for each lot; lot depth variances from 157 feet to
122 feet; and lot area variances from 17,651 square feet to 9,820 square feet.

This subdivision request was recommended for approval by the Planning Commission on July 24, 2013.
(See attached minutes on pages A22-A25.) The City Council reviewed the request on August 20" and
September 3 and refered the matter back to the Planning Commission to include an alternative
driveway alignment. (See City Council minutes on pages A18-A21.) Primary concern was that a shared
driveway arrangement was not consistent with this neighborhood. Additional concerns were that the
subdivision was not comparable to the approved Kiser Subdivision on the east side of Tracy Avenue, and
in general believed that a single home on the lot was more consistent with the neighborhood. (See page
A19.)

Based on the direction of the City Council, the applicant has revised the site plan proposed for the two
lots to include one driveway off Tracy Avenue (the existing driveway); and a new driveway off proposed
Lot 2 to access off Hawkes Terrace. (See page A10-A13.) There are no changes proposed to the proposed
lots.
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Within this neighborhood, the median lot area is 17,651 square feet, median lot depth is 157 feet, and
the median lot width is 80.7. (See attached median calculations on pages A7-A10.) This is a
neighborhood with varrying lot sizes. Larger lots to the north across Vernon and to the east across Tracy
Avenue have established the large minimum lot sizes for this property. The applicant is proposing to
subdivide the property in the same manner as the existing lots on the west side of Tracy Avenue . (See
pages A2—A3 & A17-A19.)

Planning Commission Recommendation:

On November 13, 2013, the Planning Commission recommended denial of the Preliminary Plat and
Variances. Vote: 6-1. Findings for denial included:
¢ The size of the variances requested are too significant.
¢ The property owner has reasonable use of the property with a single family home on a
conforming lot.
¢ The driveway off of Hawkes Terrace would be out of character in the neighborhood.

ATTACHMENTS:
*  Resolution No. 2013-117 (approval)
*  Resolution No. 2013-117 (denial)
*  Planning Commission Staff Report, May 8, 2013
*  Petition for denial submitted at the Planning Commission meeting




RESOLUTION NO. 2013-117

APPROVING A PRELIMINARY PLAT WITH LOT WIDTH AND LOT AREA VARIANCES

AT 5612 TRACY AVENUE

BE IT RESOLVED by the City Council of the City of Edina, Minnesota, as follows:

Section 1. BACKGROUND.

1.01

1.02

1.03

1.04

1.05

1.06

1.07

Mzr. Rodney Helm on behalf of Tom and Gretchen Shanight is requesting a Preliminary Plat of
5612 Tracy Avenue divide the existing parcel into two lots.

The following described tract of land is requested to be divided:

The South 1 foot of the East 160 feet of Lot 6 and the East 160 feet of the North Half of Lot 7,
WARDEN ACRES, Hennepin County, Minnesota,

The owner of the described land desires to subdivide said tract in to the following described
new and separate parcels (herein called “parcels”) described as follows:

Lots 1 and 2, Block 1, Shanight Addition.

Both lots in the proposed subdivision require lot area, lot width and lot depth variances:
Lot Area | Lot Width Lot Depth
REQUIRED BY ZONING
ORDINANCE 17,651 s.f. 80.7 feet 157 feet
Lot 1 9,820 s.1. 80 feet 122 feet
Lot2 9,820s.f. 80 feet 122 feet

On July 24, 2013, the Planning Commission recommended approval of the Preliminary Plat
and Variances on a Vote of 7-0.

The City Council reviewed the request on August 20t and September 31 and refered the
matter back to the Planning Commission to include an alternative driveway alignment.

On November 13, 2013 the Planning Commission recommended denial of the Preliminary Plat
and Variances. Vote: 6-1. ‘

CITY OF EDINA
4801 West 50th Street « Edina, Minnesota 55424
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RESOLUTION NO. 2013-117

Page Two

Section 2.

FINDINGS

2.01 Approval is based on the following findings:

1.

Section 3.

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

The proposal is consistent with the lots on this block on the west side of Tracy Avenue
north of Hawkes Drive.

The 80-foot wide lotis wider than the general standard required width of 75 feet.

The 9,820 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.

There is a unique hardship to the property caused by the existing size of the
property which is roughly two times the size of every lot on the block.

The requested variances are reasonable in the context of the immediate
neighborhood. The existing lot is both larger and wider than most properties in the
area, including every lot on the blocks north of Hawkes Drive and west of Tracy
Avenue.

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

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

If the variances were denied, the applicant would be denied a use of his property, an
80-foot wide, 9,000+ square foot lot, which is common to the area.

APPROVAL

NOW THEREFORE, it is hereby resolved by the City Council of the City of Edina, approves
the Preliminary Plat and requested Variances for the proposed subdivision of 5612 Tracy Avenue.

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.

Vehicle access to these lots shall per the plans date stamped October 17, 2013.




RESOLUTION NO. 2013-117
Page Two

4. Compliance with the conditions required by the director of engineering in his memo
dated July 18, 2018.
5.  Prior to issuance of a building permit, the following items must be submitted:

‘a. Submit evidence of a 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.
¢, 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.

Adopted this ___day of , 2013,

ATTEST:
Debra A. Mangen, City Clerk James B. Hovland, Mayor
STATE OF MINNESOTA )
COUNTY OF HENNEPIN )SS
CITY OF EDINA )

CERTIFICATE OF CITY CLERK

I, the undersigned duly appointed and acting City Clerk for the City of Edina do hereby certify that
the attached and foregoing Resolution was duly adopted by the Edina City Council at its Regular
Meeting of , 2013, and as recorded in the Minutes of said Regular Meeting.

WITNESS my hand and seal of said City this day of , 2013.

City Clerk




RESOLUTION NO. 2013-117
DENYING A PRELIMINARY PLAT AND LOT AREA, LOT WIDTH
AND LOT DEPTH VARIANCES AT 5612 TRACY AVENUE

BE IT RESOLVED by the City Council of the City of Edina, Minnesota, as follows:

SECTION 1. BACKGROUND

1.0l  Mr. Rodney Helm on behalf of Tom and Gretchen Shanight has applied for approval of a
preliminary plat and multiple variances for property with a street address of 5612 Tracy
Avenue, legally described as follows:

The South 1 foot of the East 160 feet of Lot 6 and the East 160 feet of the North Half of Lot 7,
WARDEN ACRES, Hennepin County, Minnesota. (‘Subject Property”)

1.02  The owner of the described land desires to subdivide the Subject Property into the following
described lots:

Lots 1 and 2, Block 1, Shanight Addition.

1.03  The property is guided Single Dwelling Residential in the City’s Comprehenswe Plan and is
zoned R-1, Single Dwelling Unit District.

1.04 Both lots in the proposed subdivision require lot area, lot width and lot depth variances:

Lot Area Lot Width Lot Depth
REQUIRED BY ZONING
ORDINANCE 17,651 s.f. 80.7 feet 157 feet
Lot 1 9,820 s.f. 80 feet 122 feet
Lot2 9,820 s.f. 80 feet 122 feet

1.056  On July 24, 2013, the Planning Commission recommended approval of the Preliminary Plat
and Variances on a Vote of 7-0.

1.06 The City Council reviewed the request on August 20® and September 3¢ and refered the

matter back to the Planning Commission to include an alternative driveway alignment.

CITY OF EDINA
4801 West 50th Street » Edina, Minnesota 55424
www.EdinaMN.gov « 952-927-8861 » Fax 952-826-0390




RESOLUTION NO. 2013-117

Page Two

1.07  On November 13, 2013 the Planning Commission recommended denial of the Preliminary Plat
and Variances, Vote: 6-1.

SECTION 2.

2.01

2.02

2.03

2.04

2.05

2.06

2.07

FINDINGS

There is currently a single family home on the Subject Property.

The Subject Property meets all zoning ordinance standards for a single lot.

The proposed lots are smaller in area, width and depth than the median size of the lots
in the neighborhood, which is defined as lots wholly or partially within 500 feet of the
perimeter of the proposed plat.

The variance standards have not been satisfied:

A,

There are no practical difficulties in complying with the zoning ordinance. The
property owners do not propose to use the property in a reasonable manner
prohibited by the zoning ordinance. The proposal requires multiple variances for
each lot. It is not reasonable to deviate from the ordinance requirements when
there is nothing unique about the property that justifies the variances. There are
many lots with greater lot depth and lot width than the Subject Property within
500 feet of the Subject Property. Most of the lots within 500 feet of the Subject
Property are larger than the proposed 9,820 s.f. lots and some are larger than the
Subject Property.

The plight of the owner is not due to circumstances unique to the Subject
Property not created by the property owner. The Subject Property and its size
and shape are not unique. There are similar size and shaped lots within 500 feet
of the Subject Property.

The only purpose served by the variances is economic consideration. The
property owner desires to subdivide the property for financial gain.

The existing lot and home provide a reasonable use of the Subject Property.

The size of the variances requested are too significant.

The driveway off of Hawkes Terrace would be out of character in the neighborhood.

SECTION 3. DENIAL

NOW THEREFORE, it is hereby resolved by the City Council of the City of Edina that the
preliminary plat and lot area, lot width and lot depth variances for the proposed subdivision of 5612
Tracy Avenue are denied.




RESOLUTION NO. 2013-117

Page Two
Adopted this day of , 2013.
ATTEST:
Debra A. Mangen, City Clerk James B. Hovland, Mayor
STATE OF MINNESOTA )
COUNTY OF HENNEPIN )ss.
CITY OF EDINA )

CERTIFICATE OF CITY CLERK

I, the undersigned duly appointed and acting City Clerk for the City of Edina, do hereby certify that the
attached and foregoing Resolution was duly adopted by the Edina City Council at its Regular Meeting
of , 2013, and as recorded in the Minutes of said Regular Meeting.

WITNESS my hand and seal of said City this day of , 2013.

City Clerk




PLANNING COMMISSION STAFF REPORT

Originator Meeting Date Agenda #
Cary Teague November 13, 2013 VII.D
Community Development

Director

INFORMATION & BACKGROUND
Project Description

Rodney Helm on behalf of Tom and Gretchen Shanight is proposing to subdivide
the property at 5612 Tracy Avenue into two lots. (See property location on pages
A1-A3.) The existing home would be torn down, and two new homes built on the
new lots. (See applicant narrative and plans on pages A4-A13.) To
accommodate the request the following is required:

1. A subdivision; and

2. Lot width variances from 80.7 feet to 80 feet for each lot; lot depth
variances from 157 feet to 122 feet; and lot area variances from 17,651
square feet to 9,820 square feet.

This subdivision request was recommended for approval by the Planning
Commission on July 24, 2013. (See attached minutes on pages A22-A25.) The
City Council reviewed the request on August 20" and September 3" and refered
the matter back to the Planning Commission to include an alternative driveway
alignment. (See City Council minutes on pages A18-A21.) The City Council had
concern that a shared driveway arrangement was not consistent with this
neighborhood. They also believed that the subdivision was not comparable to the
approved Kiser Subdivision on the east side of Tracy Avenue, and in general
believed that a single home on the lot was more consistent with the
neighborhood. (See page A19.)

Based on the direction of the City Council, the applicant has revised the site plan
proposed for the two lots to include one driveway off Tracy Avenue (the existing
driveway); and a new driveway off proposed Lot 2 to access off Hawkes Terrace.
(See page A10-A13.)

There are no changes proposed to the proposed lots.




Within this neighborhood, the median lot area is 17,651 square feet, median lot
depth is 157 feet, and the median lot width is 80.7. (See attached median
calculations on pages A5—-A8.) This is a neighborhood with varying lot sizes.
Larger lots to the north across Vernon and to the east across Tracy Avenue have
established the large minimum lot sizes for this property. The applicant is
proposing to subdivide the property in the same manner as the existing lots on
the west side of Tracy Avenue . (See pages A2-A3 & A14-A16.)

Surrounding Land Uses

The lots on all sides of the subject properties are single-family homes, zoned
and guided low-density residential. (See page A3.)

Existing Site Features
The existing site is a corner lot, contains a single-family home and attached
garage. The lot is oversized compared to surround lots, contains mature
trees, and relatively steep slopes along Hawkes Terrace. (See page A3.)
Access to site is from Tracy Avenue. The single-family home would be
removed.

Planning

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

Lot Dimensions

Area Lot Width Depth
REQUIRED 17,651 s.f. 80.7 feet 157 feet
Lot 1 9,820 s.f.* 80 feet* 122 feet*
Lot 2 9,820 s.f.* 80 feet* 122 feet*

* Variance Required
Grading/Drainage and Utilities

The city engineer has reviewed the proposed plans and found them generally
acceptable. 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.

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

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 due to the fact that the subject property is double the
size of all lots on this block. This block was originally plated with lots similar in
size to those proposed with this subdivision, with the exception of the subject
property. (See page A2.) The lot width and depth requirements are due to
wider and deeper lots further away from the subject property, and primarily
east of Tracy Avenue.

The requested variances to split this lot are reasonable in the context of the
immediate neighborhood. The existing lot is both larger and wider than other
properties in the immediate area. 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 as existing lots in the area. (See
pages A14—-A16, which show lots area, lot width and lot depths in that
immediate neighborhood.)




The applicant is proposing to preserve the slopes and vegetation along
Hawkes Terrace, which includes Black Walnut trees, by using the existing
driveway off of Tracy Avenue to gain access for Lot 1, and locating the new
driveway for Lot 2 on the west half of the lot. (See page A10.)

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

The condition of this oversized lot is unique to the west side of Tracy Avenue
on this block. All the lots on the west side of Tracy Avenue, north of Hawkes
Drive are similar in size to the two proposed lots. 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 includes a
vast majority of single-family homes on similar sized lots as proposed. The
applicant proposes to maintain the existing vegetation and slope along
Hawkes Terrace near the intersection of Tracy Avenue. (See page A10.)

Staff Recommendation

Recommend that the City Council approve the proposed two lot subdivision of
5612 Tracy Avenue; lot width variances from 80.7 feet to 80 feet for each lot; lot
depth variances from 157 feet to 122 feet for each lot; and lot area variances
from 17,651 square feet to 9,820 square feet.

Approval is based on the following findings:

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

2. The proposal is consistent with the lots on this block on the west side of
Tracy Avenue north of Hawkes Drive.

3. The 80-foot wide lot is wider than the general standard required width of
75 feet.
4, The 9,820 square foot lots are larger than the general standard minimum

lot area of 9,000 square feet.

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




There is a unique hardship to the property caused by the existing

size of the property which is roughly two times the size of every lot

on the block.

The requested variances are reasonable in the context of the
immediate neighborhood. The existing lot is both larger and wider
than most properties in the area, including every lot on the blocks
north of Hawkes Drive and west of Tracy Avenue.

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

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

If the variances were denied, the applicant would be denied a use
of his property, an 80-foot wide, 9,000+ 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.

Vehicle access to these lots shall per the plans date stamped October 17,

2013.

Compliance with the conditions required by the director of engineering in
his memo dated July 18, 2013.

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

a.

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

A curb-cut permit must be obtained from the Edina Engineering
Department.

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 17, 2013
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Attachment A: 5612 Tracy Variance Responses:
The proposed Variance will:

1) Relieve practical difficulties in complying with the zoning ordinance and that the use is
reasonable: YES. The 500° neighborhood creates two practical difficulties, one relating to the
lot width and the other to the lot depth. First, with regards to the lot width of the proposed sites,
the proposed sites will be just under the median, which for ordinance purposes, requires variance.
Of the 63 sites in the neighborhood, 21 sites lie within 6 inches of width of the proposed sites
(reference attachment B). Due to the original platting, a number of sites are pie-shaped. Width is
determined with a 50° setback into the sites. The result is that these pie-shaped create a greater
width value than measured at the street, as would be the case for a standard rectangular platted
neighborhood where lot width is lot width. This has skewed the median upwards some, pushing a
number of conforming width lots (over 75” width), 31 of 32 that fall below the median, into non-
conformance. With regards to depth, the 500 neighborhood really consists of two property
types, those with more of a standard lot depth of 120-140’, and those with excessive lot depths,
200; and over. These groups represent 20 and 27 of the properties in the 62 property set
respectively. See attachment C. Because of these two separate groups of properties, and their
relative distribution of property, the median for this particular neighborhood has been skewed
upwards forcing a number of the more standardized lots to be in nonconformance with the
median rule. Further, when looking at Hawkes Terrance specifically, the lot depth of the
proposed sites match up directly with the remaining sites on the northside of street.

2) Correct extraordinary circumstances applicable to this property but not applicable to other
property in the vicinity or zoning district: YES. Of the 63 property set in the defined
neighborhood, the only other parcel that is double sized in nature is 5633 Tracy, which just
received subdivision approval this past spring. No other sites are situated in such a way that
would allow two 80’ frontage lots. Further, by review of the 500’ neighborhood platting, the
subject site appears to have belonged to Hawkes Terrace from a livability standpoint, since it
represents approximately two times the site directly to the west.

3) Be in harmony with the general purposes and intent of the zoning ordinance: YES. The
proposed sites meet minimum lot width of the zoning area (75°). The depth of the lot matches the
site directly to the west. With regards to the intent or spirit of the ordinance, the proposed sites
offer approximately the same site offering as a number of the neighboring sites. As referenced
above, in the general field of properties in the 500 radius, the sites are really grouped in two
categories, excessively deep lots and standard lots. I have highlighted this fact on attachment C.
Note that of the 63 defined neighborhood homes, 20 of them range from 120-140’ creating a
more standard category, while there is another grouping of much larger property, 27 in count, that
have depth in excess of 200> Again, this really creates two groups of property. The Hawkes
Terrace properties tend to be more standard sized and match more directly against the proposed
sites.

4) Not alter the essential Character of the neighborhood: YES. Looking directly at the Hawkes
sites, the new proposed sites more directly reflect those sites. Also, by changing the frontage of
the subject into two frontages on Hawkes, the neighborhood character of that street will only be
enhanced, feeling more consistent with itself. This subject, in its current state, is somewhat
disconnected with both Tracy Avenue and Hawkes Terrace. Subdivision of this site will provide
greater consistency for Hawkes Terrace.

i




5612 Tracy Avenue: Additional commentary

Additional supporting comments for the median discussion:

Enclosed is the 500' perimeter map showing all sites that lie below the median area
highlighted yellow. To reaffirm the argument of uneven distribution in lots based
upon lot size east of Tracy Avenue and west of Tracy Avenue, here are some
supporting statistics

A) Sites located west of Tracy and south of Vernon, 22 of the 32 were below the
median (69% were below) »

B) Sites located east of Tracy and south of Vernon, 6 of the 22 were below the
median (27% were below). This includes one of the two median lots being treated as
below median.

C) Sites located north of Vernon, 2 out of the 8 were below the median (25% were
below).

D) Sites located between Hawkes Drive and Tracy, 14 out of 14 were below the
median (100% were below).

E) 20 out of the 62 sites lie between 9000 and 12500 sf representing a large
percentage of 'smaller sites' (roughly 1/3 of all the sites).

Consistency of corner lot points:

Enclosed is the 500' perimeter map showing all corner lots on Tracy within the
defined area. ‘Observations:

A) All corners sites on Tracy front the their associated east-west street except for the
corner of Vernon

B) All corner sites fall below the median and are consistent with the 'smaller sites'
category referenced above.

Consistency with block:

Enclosed is a diagram showing that the proposed sites are very consistent with the
block.

Finding a hybrid solution and addressing concerns:

1) Concern: that somehow this site division represents a trend towards small sites.
Comment: only two sites had adequate street frontage to even be considered under
these arguments, the subject and 5633 Tracy. 5633 has already been divided.

2) Concern: complete removal of the green space/hill. Comment: the new design has
only one tuck under garage fronting Hawkes Terrace minimizing impact on the hill.
Further, the new driveway will be on the far west end of the west site providing for

maximum continuos green space.




3) Concern: traffic safety at corner. Comment: 1) propose working with the City to
determine if terracing the corner would be option, 2) there is not a Hawkes Terrace
driveway access for the east site providing for approximately 120' of distance from
the corner to the first driveway. :

4) Council concern: shared driveway concerns and easement inconsistencies with

other sites: Comment: new solution uses existing Tracy curb cut for the east site and
will have only one tuck under garage on the west end of the western site.

b
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Attachment B, Shanight Addition: Sorted By width, Raw date collected from Surveyors numbers

10 82 2175
50 83 165
58 83 248
11 84 155
18 85 125

25 85 135.7
26 85 136
60 85 125
55 86 140
56 86 140
15 90 130
17 90 125
54 93 161
59 93 130
61 93 130
57 98 130
16 100 125
14 103 125
13 110 235
2 112 150
7 112 150
1 120 157
3 120 150
5 120 153
8 120 150
48 125 224
6 135 148
4 150 190
median 80.7 157

average 87.04127 183.96508

NOTE: 21 sites out of 63 are within 0.7 Ft width of proposed sites




Attachment C, Shanight Addition: Sorted by lot depth Raw date collected from Surveyors numbers

Lot No Width Depth
39 0
32 68.5
33 75
14 103
16
17
18
60
15
57
59
61
34
51
25
26
27
24
49
55
56
6
2
3
7

8
5
11
30
31
1
23
54 93 161
50 83 165
4 150
35 80
36 80
10 82
28 80
29 80
52 80
12 75
48 125
22 75
40 80.7
41 80.6
44 80.7
45 80.7
46 80.7
47 80.7
62 80.5
63 80.5
13 110
9 75
42 80
43 80
53 80
58 83
37 80
38 80
19 75
20 75
21 75
median 80.7 157
average 87.04127 183.96508

NOTE: Sites are primary in two groups, small sites, 120-140 lengths,
and large sites 200+. General data set becomes very diverse
because of this causing a very high median and average.

This has forced a lot of the sites to be quite a bit under median.

A




Attachment A, Shanight Addition: Raw date collected from Surveyors numbers

Lot No Width Length
1 120 157
2 112 150
3 120 150
4 150 190
5 120 153
6 135 148
7 112 150
8 120 150
9 75 247
10 82 217.5
11 84 155
12 75 224
13 110 235
14 103 125

15 90 130
16 100 125
17 90 125
18 85 125
19 75 300
20 75 300
21 75 300
22 75 230
23 75 157
24 80 137
25 85 1357
26 85 136
27 80 136
28 80 217.5
29 80 217.5
30 76 155
31 75 155
32 68.5 121.8
33 75 121.8
34 75 135
35 80 200
36 80 200
37 80 295
38 80 295
39 0 0
40 80.7 2325
41 80.6 232.5
42 80 247.5
43 80 247.5
44 80.7 232.5
45 80.7 232.5
46 80.7 232.5
47 80.7 232.5
48 125 224
49 76 140
50 83 165
51 80 135
52 80 217.5
53 80 247.5
54 93 161
55 86 140
56 86 140
57 98 130
58 83 248
59 93 130
60 85 125
61 93 130
62 80.5 232.5
63 80.5 232.5
median 80.7 157
average 87.04127 183.96508
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Minutes/Edina Cit junci ber 3, 2013

IV.M. Request for Purcha Emergency Repair Well No. 13, 6721 Second Street, awarding the bid to the
recommended low Biddeg, E.H. Renner & Sons, at $ 75,000.00 (estimate).
Rollcall:
Ayes: Bennett, Brindls
Motlon carried. &

ITEMS REMOVED FROM THE CONSENT AGENDA
IV.I.  RESOLUTION NO. 2013-69, DENYING A PRELIMINARY PLAT WITH LOT WIDTH AND LOT AREA ,
VARIANCES, RON HELM ON BEHALF OF TOM AND GRETCHEN SHANIGHT, 5612 TRACY AVENUE -
REFERRED
The Council discussed whether or not to table the preliminary plat allowing the applicant to propose an
alternate driveway alignment. City Attorney Knutson provided information stating procedurally, the action
taken at the August 20, 2013 City Council meeting had been to direct staff to prepare findings denying the
requested preliminary plat. He stated the City Council’s options for action included: to refer the preliminary
plat back to the Planning Commission, to act on the findings that were prepared, or to table the preliminary
plat to a date specific. Mr. Knutson recommended the applicant be requested to sign a waiver from the
statutory deadline for action, if the preliminary plat were to be referred to the Planning Commission. Member
. Swenson made a motion, seconded by Member Brindle, referring the preliminary plat with lot width and lot
area variances requested by Ron Helm on behalf of Tom and Gretchen Shanight, 5612 Tracy Avenue, to the
Planning Commission, conditioned on a waiver being signed by the applicant extending the required date for
action to December 17, 2013, and directing staff to re-notify the neighbors,
Avyes: Bennett, Brindle, Sprague, Swenson, Hovland
Motion carried.

PRESENTATIONS
ed Fire Chief Scheerer for his servi
reciation for the support of th

V. SPECIAL RECOGNITIONS AND
Manager Neal and the Council recog
retirement. Mr. Scheerer stated his a$
during his employment.

’ to the City, noting his upcoming
ity Council, staff, and community

D
Week Proclamatio#, declaring the week of September 17-23 as
onded by Member Sprague, approving the
titution Week in the City of Edina.

V.A. CONSTITUTION WEEK —~ PROCLAI

Mayor Hovland read in full the Constituti

Constitution Week. Member Bennett mgde a motion,

proclamation declaring the week of Septemher 17-23 as Coyf
Avyes: Bennett, Brindle, Sprague, Swenson, H
Motion carried.

Sarah Patzloff accepted the Constitution Wee lamation on behalf of the Monument Chapter of the

Daughters of the American Revolution.

TION — PRESENTED
photographs and winners of the 2013 Images of Edina

V.B. IMAGES OF EDINA PHOTO CONTEST
Communications Coordinator Gilgenbach py
Contest, with awards presented by Mayo

PRESEN

V.C. SEPTEMBER 2013 SPINAL CORD INJURY AWARENESS MONTH — PROCLAIMED
Mayor Hovland read in full the Spingl Cord Injury Awarengss Month Proclamation, declarmg September 2013
as Spinal Cord Injury AwarenessgMonth. Motion madeland seconded unanimously by the City Council
adopting the proclamation declgfing September 2013 as al Cord Injury Awareness Month in the City of
Edina.
Avyes: Bennett, Brindle, Sp
Motion carried.

e, Swenson, Hovland

Rebecca Panser thankedé&he Council for acknowledging Septemer as disability awareness month.
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Minutes/Edina City Council/August 20, 2013

Nays: Bennett
Motion carried.

VI.B. PRELIMINARY PLAT APPROVAL WITH LOT WIDTH AND LOT AREA VARIANCES, RODNEY HELM ON
BEHALF OF TOM AND GRETCHEN SHANIGHT, 5612 TRACY AVENUE, RESOLUTION NO. 2013-65 -
~  NOTADOPTED '
Assistant Planner Presentation
Ms. Aaker presented the request of Rodney Helm on behalf of Tom and Gretchen Shanight for preliminary
plat with lot width and lot area variances for the property located at 5612 Tracy Avenue. [t was proposed
to subdivide the property into two lots. The existing home would be torn down, and two new homes built
on the new lots. Both lots would gain access off Tracy Avenue by a shared driveway, utilizing the existing
driveway to the site. Within this neighborhood, the median lot area was 17,651 square feet, median lot
depth was 157 feet, and the median lot width was 80.7. This was a neighborhood with varying lot sizes.
Larger lots to the north across Vernon Avenue and to the east across Tracy Avenue have established the
large minimum lot sizes for this property. Ms. Aaker stated the applicant was proposing to subdivide the
property in the same manner as the existing lots on the west side of Tracy Avenue. A subdivision with
similar circumstances was recently approved in this area at 5633 Tracy Avenue. Ms, Aaker presented the
findings of fact and conditions of approval as outlined in the staff report. Ms. Aaker reported that on July
24, 2013, the Planning Commission unanimously recommended approval of the preliminary plat with lot
width and lot area variances, according to the conditions included in the staff report.

There was discussion by the Council relating to the shared driveway with concern expressed that it would
not be consistent with the immediate neighborhood. There was also discussion relating to the topography
of the property, noting extreme steepness of the slope.

Proponent Presentation

Rod Helm, representing the proponent, stated the discussion of the shared driveway was brought forward
early on, and Community Development Director Teague felt comfortable with the shared driveway aspect
due to the interest in the front green space, foliage, and hill. From the very onset, driveway accesses were
proposed in both directions and it seemed that the neighbors cared about the foliage and the layout. Mr.
Helm stated median requirements work well for some neighborhoods in Edina. However, in an attempt to
define what was typical in a neighborhood, this neighborhood was divided into two types of property: very
deep sites on the east side and standardized sizes on the west side of Tracy Avenue. The layout with the
proposed subdivision would match the characteristics on this side of the street. With regard to the width,
21 properties out of the property data are within 7 inches of the width proposed for the subdivision, with
roughly 20 properties falling under the median. Mr. Helm stated there are only two sites in this
neighborhood that set themselves up as two-lot subdivisions: the Kiser subdivision approved by the
Council last spring and this property.

There was discussion by the Council on the width and depth of the Kiser Addition subdivision lot that was
approved at 5633 Tracy Avenue as not being comparable to the subject property. There was also
discussion on the lot dimensions of the subject property not being an anomaly to this neighborhood,
concern with the shared driveway loading onto Tracy Avenue, and a single house on the lot as being more
consistent with the neighborhood.

Mr. Helm commented on the potential for the rebuild of a large home that was not consistent with the
neighborhood should the lot split not be approved.

Mayor Hovland opened the public hearing.

Public Testimony
No one appeared to comment.
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Minutes/Edina City Council/August 20, 2013

Member Sprague made a motion, seconded by Member Swenson, to close the public hearing.

Avyes: Bennett, Brindle, Sprague, Swenson, Hovland
Motion carried.

There was additional discussion and concern expressed relating to the shared driveway, as well as the
resulting side-by-side garages and inadequate guest parking. Following discussion on yard space, it was
noted this was a lot that did not lend itself well to subdivision.

Member Bennett introduced and moved adoption of Resolution No. 2013-65, Approving a Preliminary
Plat with Lot Width and Lot Area Variances at 5612 Tracy Avenue, based on the following findings:

1.
2.

1l

Except for the variances, the proposal meets the required standards and ordinance for a subdivision.
The proposal is consistent with the lots on this block on the west side of Tracy Avenue north of
Hawkes Drive. '

The 80-foot wide lot is wider than the general standard required width of 75 feet.

The 9,820 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. There is a unique hardship to the property caused by the existing size of the property, which is
roughly two times the size of every lot on the block.

b. The requested variances are reasonable in the context of the immediate neighborhood. The
existing lot is both larger and wider than most properties in the area, including every lot on the
blocks north of Hawkes Drive and west of Tracy Avenue.

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.

e. If the variances were denied, the applicant would be denied a use of his property, an 80-foot
wide, 9,000+ square foot lot, which is common to the area.

And subject to the following conditions:

1.

w

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.

Vehicle access to these lots shall be off of Tracy Avenue.

Compliance with the conditions required by the director of engineering in his memo dated July 18,
2013.

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

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

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

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

A construction management plan will be required for the construction of the new homes.

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

A private driveway easement established over Lot 1 to serve Lot 2 must be filed with Hennepin
County.

"o 20T

Member Swenson seconded the motion,

Roll call:

Avyes: Brindle

Nays: Bennett, Sprague, Swenson, Hovland
Motion failed.

Member Swenson made a motion, seconded by Member Sprague, directing staff to prepare findings of
fact for Council consideration at the September 3, 2013, City Council meeting.
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Minutes/Edina City Council/August 20, 2013

Ayes: Bennett, Brindle, Sprague, Swenson, Hovland
Motion carried.

Vil COMMUNIY &)MMENT :

Steven Ward, 421 Blgke Road South, stated his concern relating to the notification received from the City
Engineering Departm; nt requiring removal of a small paved area next to his driveway and requested the
City classify this area 3 s an existing non-conformity and allow it to remain. V.

It was indicated the Council would receive a report from staff relating to this request an Mr. Ward
would be notified of the eeting date that the topic would be addressed.

Memorial funds for that purpe.

Michael Lang, 6100 Block of Xees Avenue, stated his concern relating to sgfety due to traffic and traffic
patterns allowed by Hennepin Cgunty along Xerxes Avenue from 60™ Street to 62™ Street. Mr. Lang
indicated property owners along two-block area were seeking the glipport of the City to pursue the
matter further with Hennepin County,

ng to safety due to traffic and traffic

Scott Chestnut , 6100 Block of Xerxes enue, stated his concernr
Street to 62" Street.

patterns allowed by Hennepin County alng Xerxes Avenue from gf

e 6100 block of Xerxes Avenue area and
, the Hennepin County Engineer, and County

Mayor Hovland reported he had met WI the residents i
forwarded the resident’s PowerPoint prese tat|on to City sta
Commissioners, %

Mr. Houle reported it had been requested Stafe, Hennepin County, City of Minneapolis, and City
of Richfield participate in a study of lane shifts dp thefbridge in relation to the traffic plan. The intent was
to begin a public engagement process and residen{sgvould be notified of meeting dates.

There was discussion on working with the Counj to jmplement interim safety measures prior to the 2014
timeline for construction completion. It was pBted th at safety measures proposed by the residents were
included in the PowerPoint presentation thatfiad beenforwarded to the County.

Vill.  REPORTS / RECOMMENDATIONS
Vill.LA. APPROVE LIVING STREETS POLIGY — APPROVED
Assistant City Manager Kurt and Transflortation Committe& Member Nelson provided a presentation and
answered questions of the Council opfthe proposed Living Stteet Policy.

ificlude a Bike Task Force Member on the Advisory Group. It was
nt opinions on neighborhoodicharacter and a suggestion was made that
ontext Sensitivity” be revised asifollows: “Be mindful of existing land uses
There was discussion on the importance of an active streetscape in crime
prevention. Ms. Kurt sugdested the fourth bullet point under “Living Streets Vision” be revised as follows:
“Streets are safe, invitjfig places that encourage human interaction and physical activity.” Member
Sprague made a motign, seconded by Member Bennett, approving the Living Streets Policy, with the
addition of including a Bike Task Force Member on the Advisory Group and the following revision:
Fourth bullet p ﬁ‘fy under “Living Streets Vision” be revised as follows: “Streets are safe, inviting places
that enco e human interaction and physical activity.”
Ayes: Bennett, Brindle, Sprague, Swenson, Hovland

Page 7 Ag k

It was discussed whether to
acknowledged there were di
the fourth bullet point unde




72413
1 (o Mavies

V. PUBLIC HEARINGS
A. Subdivision. Preliminary Plat. Shanight Addition. 5612 Tracy Avenue, Edina, MN

Planner Presentation

Planner Aaker reported Rodney Helm on behalf of Tom and Gretchen Shanight is proposing to subdivide
the property at 5612 Tracy Avenue into two lots. The existing home would be torn down, and two new
homes built on the new lots. To accommodate the request the following is required:A subdivision; and
Lot width variances from 80.7 feet to 80 feet for each lot; lot depth variances from 157 feet to 122 feet;
and lot area variances from 17,651 square feet to 9,820 squatre feet;

Planner Aaker stated both lots would gain access off Tracy Avenue by a shared driveway, utilizing the
existing driveway to the site. Within this neighborhood, the median lot area is 17,651 square feet,
median lot depth is 157 feet, and the median lot width is 80.7. This is a neighborhood with varrying lot
sizes. Larger lots to the north across Vernon and to the east across Tracy Avenue have established the
large minimum lot sizes for this property. The applicant is proposing to subdivide the property in the
same manner as the existing lots on the west side of Tracy Avenue .

Aaker reported that a subdivision with similar circumstances was recently approved in this area at 5633
Tracy Avenue by the applicant.

Aaker concluded that staff recommends that the City Council approve the proposed two lot subdivision
of 5612 Tracy Avenue; lot width variances from 80.7 feet to 80 feet for each lot; lot depth variances
from 157 feet to 122 feet for each lot; and lot area variances from 17,651 square feet to 9,820 square
feet based on the following findings:

1. Except for the variances, the proposal meets the required standards and ordinance for a
subdivision. ’

2. The proposal is consistent with the lots on this block on the west side of Tracy Avenue north of
Hawkes Drive.

3. The 80-foot wide lot is wider:than the general standard required width of 75 feet.

4, The 9,820 square foot lots are larger than the general standard minimum lot area of 9,000
square feet.

5. The proposal meets the required standards for a variance, because:
a. There is a unique hardship to the property caused by the existing size of the property

which is roughly two times the size of every lot on the block.

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

The existing lot is both larger and wider than most properties in the area, including
every lot on the blocks north of Hawkes Drive and west of Tracy Avenue.

C. The proposed subdivision would result in two lots more characteristic of the
neighborhood.
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d. The variances would meet the intent of the ordinance because the proposed lots are of
similar size to others in the neighborhood.

e. If the variances were denied, the applicant would be denied a use of his property, an 80-
foot wide, 9,000+ square foot lot, which is common to the area.

Approval is also 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.

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

3, Vehicle access to these lots shall be off of Tracy Avenue,

4. Compliance with the conditions required by the director of engineering in his memo dated July

18, 2013. Prior to issuance of a building permit, the following items must be submitted:

a. Submit evidence of a 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,

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

' 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.

f. A private driveway easement established over Lot 1 to serve Lot 2 must be filed with

Hennepin County.

Appearing for the Applicant

Rodney Helm"
Discussion

Commissioner Forrest asked procedurally if the City Council hears this request twice. Planner Aaker
responded in the affirmative. Council hears the request for preliminary and final.

Commissioner Carr questioned if the project were approved would the applicant be able to build houses
on the lots without variances. Planner Aaker said the applicant indicated houses could be built without
variances from the zoning ordinance,

Chair Staunton asked Planner Aaker if the statistics were driven by the 500-foot neighborhood, adding it
seems like a large lot area variance is needed. Aaker agreed the lot area variance appears large; adding
variances from the subdivision ordinance would be required. Commissioner Platteter asked for
clarification on if the new houses would meet the zoning ordinance. Aaker reiterated the applicant did
not indicate further variances would be needed.
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Applicant Presentation

Rodney Helm addressed the Commission informing them he is representing the Shanight’s, property
owners. Helm reported he was the agent that presented the Kiser Addition subdivision at 5633 Tracy,
adding he is familiar with this neighborhood. Helm said if one looks at the 500-foot neighborhood it
appears to be two separate neighborhoods-west of Tracy and east of Tracy. Helm explained the reasons
for the variances to the subdivision ordinance result from the fact when calculating the 500-foot
neighborhood both “neighborhoods” were included. Continuing, Helm said in his opinion this division
would help create a strong corner for Hawkes Terrace. He said the existing home is an outdated four
level home without much architectural value. Helm further stated that he believes retaining the
driveway access off Tracy Avenue for both properties makes the most sense with less disruption to the
site and neighbors. He also added close attention was and will be paid to the existing conditions on the
site, including the grade and vegetation and of course vehicle access.

Concluding, Helm acknowledged that the subdivision misses all three median requirements; width, area
and depth; however, he believes the attention paid to the redevelopment of this site (topography,
vegetation) will be a benefit to the neighborhood and Edina.

Commissioner Carpenter asked Mr. Helm where the driveway access is for the homes directly across the
street. Helm responded that he believes both properties access Hawkes. Helm said the proposed
access off Tracy for the new lots really help “set up” the site for a good redevelopment.

Chair Staunton opened the public hearing.

Public Hearings

Tim Laughlin, 5705 Hawkes Terrace informed.the Commission he lives directly across the street from the
subject site. Laughlin stated he has lived in this neighborhood for many years, adding this corner
worked for him all these years; however he can be agreeable to the proposed subdivision as submitted
especially since the lots would be accessed off Tracy Avenue, not Hawkes Terrace.

Terry Rocheford, 5604 Hawkes Terrace, told the Commission she doesn’t have an issue with the
subdivision; however wants assurances the access will be off Tracy Avenue. Rocheford said she has
additional concerns about parking on the street and clear view when leaving Hawkes Terrace onto Tracy.
Concluding, Rocheford asked the applicant to police the site and keep the tall grass mowed.

Chair Staunton asked if anyone else would like to speak to the issue; being none Commissioner
Carpenter moved to close the public hearing. Commissioner Platteter seconded the motion. All voted
aye; public hearing closed.

Discussion

Commissioner Potts stated in his opinion this is a reasonable request adding he appreciates that the
applicant paid close attention to the topography and vegetation when designing the plat. ‘
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Commissioner Carpenter stated he too feels the proposed subdivision is sensitive to the environment;
however, he is somewhat concerned with the sight lines at the corner as expressed by Ms. Rocheford.
Carpenter stated he wants assurances that house placement and topography are carefully assessed to
ensure clear view in maintained.

Commissioner Platteter commented that he likes how the developer is working with the land, adding in
his opinion the shared driveway is a great option. If done as depicted it should create a good plat.

Commissioner Carr stated she has no additional comments.

Commissioner Forrest commented that it may be possible this site is one lot because of the terrain. She
also expressed concern that any redevelopment of this lot would impact the urban canopy. Forrest
encouraged the builder to be in contact with the neighbors during the construction process.

Chair Staunton said he had an initial concern with the réquest because of the magnitude of the lot area
variance; however, understands differing neighborhoods can play a role in “skewing” the numbers.
Staunton stated he also has a strong preference for the driveway access to remain off Tracy Avenue as
indicated on the plans. He further suggested the possibility of limiting parking to one side of the street
to ensure greater visibility.

Motion

Commissioner Potts moved to recommend preliminary plat approval with variances based on staff
findings and subject to staff conditions. Commissioner Carpenter seconded the motion. All voted
aye; motion carried. 7-0.

B. Final Rezoning, Final Plat and Final Development. Edina Fifty Five, LLC. 5109-5125 49" Street
West. :

Planner Presentation

Planner Aaker informed the Commission Hunt Associates are requesting final review of the
redevelopment of three lots located at 5109-5125 West 49" Street. The applicant is proposing to tear
down the existing two apartments and single family home on the site) and build a new 16-unit attached
housing development. The subject properties total 1.43 acres in size; therefore, the proposed density of
the project would be 11 units per acre. Continuing, Aaker noted the applicant received preliminary
rezoning and plan approval of this project on April 16, 2013.

Aaker reported in order to obtain to approvals for the project, the following is the final step
required for approval; Final Development Plan and Final Rezoning to PUD and Zoning Ordinance
Amendment establishing the PUD.

-
Page 5 of 15 | A2s




MEMO

Engineoring Deparfment s Phone 952-826-0371  °
Fax 952-826-0392 * www.CltyofEdina.com. .~

1

i

o ) ) .
Date:  July 18,2013

To: Cary Teague ~ Community Development Director
b
From: Wayne Houle » Director of Engineering

Rei+  Preliminary Plat for Shanight Addition
Dated June 25, 2013

Engineering has rev{éwed the above stated proposed piai and offer the following comments:

® A Nine Mile Creelc Watershed permit will be required, along with other agency permits such as
MPCA, curb cut permits from City of Edina Engineering Department, and a grading permit from the
City of Edina Building Department,

® SAC and REC fees will berequired for this project.

Sheet 4 of 4 - Grading, Drainage, Utility and Tree Plan;

s Change background on plan to show improved Tracy Ave; the current plan does not show the
concrete curb and gutter bike lane.

s Provide a swale from the southwest corner of the building pad of Lot 2 to Hawkes Terrace.

e To minimize the disturbance of the vegetative buffer along Hawkes Terrace, | would recommend
that the applicant look at utilizing the current driveway apron on Tracy Ave for both driveways. |
typically recommend removing driveways from collector streets to minimize access to busier
roadways, [also recommend that the driveways be designed to have turn-around spaces so the
exiting vehicles can drive Into traffic versus backing into traffic.

Staff will requive a more detail review of the Civil Plans if this project Is approved by the City Council,
Please contact me if you have any questions regarding this review,

b

REETS\T Streets\S6 acy Avel20 131

Engineering Departiment ¢ 7450 Metro Blvd + Edina, MR 55439
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BRUCE L. MCLELLAN
5709 HAWKES DRIVE | EDINA, MINNESOTA 55436
612.327.0484 CELL | 952.929.8464 HOME
BLMCYCLE@AOL.COM

October 30, 2013
TO THE PLANNING COMMISSION AND CITY COUNCIL OF EDINA, MINNESOTA

Re:  Application for variances to subdivide 5612 Tracy Avenue, Edina, Minnesota
Planning Commission Agenda November 13, 2013

This submission addresses the application for variances needed to subdivide 5612 Tracy Avenue
in Edina. I live with within 500 feet of 5612 Tracy Avenue. For the reasons set forth below, the
application for variances should be denied, and 5612 Tracy Avenue should remain as a single lot
with one single family residence. Irequest that this submission and exhibits be made part of the
record in these proceedings

Edina Code Section 810 must be strictly applied,

In considering the variances that have been requested, the City must take into account the
"median" lot size in the "neighborhood" as defined in section 810.02. "Neighborhood" must
include all lots that are partially or completely within 500 feet of the subject property. "Median"
lot size is arrived at by listing all the lots in the "neighborhood" in an ordered set of values below
and above which there are an equal number of such values. See section 810.02.

A registered surveyor on behalf of the applicant prepared a blueprint document filed with the
City July 18, 2013 showing all lots partially or completely within 500 feet of 5612 Tracy Avenue
The area, depth, and width for each lot is provided. I prepared a chart attached as Exhibit A
ranking each lot from largest to smallest. The resulting median area for lots in the neighborhood
as defined in the Code is 17,842 square feet.

There is nothing in section 810 that allows the City the discretion to simply disregard certain lots
that fall within the 500 foot radius in determining median lot size when evaluating an application
for subdivision. Here, however, Rod Helm on behalf of the applicant has previously argued
before the Planning Commission and the City Council that the median lot size analysis mandated
by section 810 of the City code should not be applied to his application for variances. He argues
the City should disregard the lots on the east side of Tracy Avenue and on the south and west
side of Hawkes Drive. But these areas are not different neighborhoods, as Mr. Helm would have
the City believe, but part of the same neighborhood mandated by section 810.02.

5612 Tracy Avenue as it currently exists is 19,589 square feet. The applicant wants to subdivide
that lot in two equal lots of 9,820 square feet each. This would yield two smaller lot




45% smaller than the median lot size in the neighborhood as defined in section 810.02. Also,
5612 Tracy Avenue as it now exists is only 1,747 square feet larger than the median lot size.

Granting a variance of this magnitude will create an unfortunate precedent. If the City agrees
with Mr. Helm and does not apply the median lot size test for the neighborhood required by the

- Code, applicants in the future will surely make the same argument. Also, granting an area
variance of about 45% will serve as an additional argument in future requests for extreme
variances.

Moreover, granting the variances requested here will require the City to depart from the plain
language of the City code. Section 810.11 subd. 2 dictates that when a subdivision is being
considered, the resulting minimum lot size must be at least the median lot size in the
neighborhood. The critical language reads:

Lot Dimensions. If the proposed plat is wholly or partially within the Single Dwelling
Unit District, then the minimum lot area, lot width, lot depth and lot width to perimeter
ratio shall be as follows:

A. The minimum lot area, as defined in Section 850 of this Code, shall be the
greater of 9,000 square feet, or the median lot area of lots in the neighborhood.

(emphasis added).

The proposed subdivision would yield two lots of 9,820 square feet each, 45% smaller than the
median lot area of 17,842 square feet in the neighborhood as defined in the Code.

The applicant's presentations are misleading.

At an October 23, 2013 neighborhood meeting at 5612 Tracy Avenue, Mr. Helm distributed a
handout that summarizes his positions but contains a number of misleading conclusions. (See
Exhibit B attached. The handwritten notes in the document are those of Mr. Rod Helm.)

On the first page of his handout, Mr. Helm states that "non[e] of the immediate homes meet the
area requirement." He provides no information on what "area requirement" he is referencing or
which "homes" do not meet this requirement. The "area" he is referring is his selection of 14 of
the 63 lots within 500 feet of 5612 Tracy Avenue as shown on page 2 of his handout.

The memo goes on to state that only two lots in the 500 foot neighborhood were "set up for 2-site
sub-division." He provides no historical basis for asserting that 5612 Tracy Avenue was
intended to be subdivided when the original plat was drawn many decades ago.

On page two of his handout, Mr. Helm indicates on the drawing his choice of lots the City should
consider in evaluating this subdivision. This small selection of 14 lots from the 63 included in
the 500 foot radius are only those north and east of Hawkes Drive, west of Tracy Avenue, and
south of Vernon. In making this selection, the handwritten note claims that "all sites within the




yellow boundary would not meet the City-median requirement." There is no "City-median
requirement.”

The notes on page 3 of exhibit B are confusing and inaccurate. On this page Mr. Helm
highlighted the areas of a very few lots that support his application. He labeled 5608 Hawkes
Drive as having an area of 9,127 square feet, but the table that he included shows this lot as
being 16,771 square feet. The Hennepin County property site lists this lot as 76 x 140 feet - or
about 10,640 square feet. The original blueprint of the lot sizes filed by Mr. Helm with the City
in July shows an area for this lot of 10,630 square feet. Mr. Helm fails to highlight the areas of
the lots at 5600, 5604, and 5608 Tracy, that are 12,929, 11,776, and 11,619 square feet
respectively - according to the blu print on file with the City. If the request for subdivision is
granted, the resulting lots will be 9,820 square feet each - smaller than several of the lots close
by, and unacceptably smaller then the median lot size within 500 feet of the subject property.

The areas of certain lots near 5612 Tracy Avenue are different on the chart provided by Mr.
Helm at the neighborhood meeting than they appear on the blueprint version on file with the
City. On the chart provided October 23 at the meeting these areas were altered: 5604 Tracy was
changed to 6,622 from 11,776; 5608 Tracy was changed to 6,708 from 11,619; 5710 Hawkes
Terrace (incorrectly labeled Hawkes Avenue) was changed to 6,708 from 9,068; and 5708
Hawkes Terrace was changed to 6,619 from 9,127. Less critical is the change for the area of
5729 Tracy Avenue (incorrectly labeled Hawkes Avenue on the chart) to 11,776 from 16,000
square feet. Oddly enough, while these square footage areas were altered, the width and depth
measurements were not.

Location of the driveway is only one of many issues.

The first page of the October 23 meeting handout also contains other misleading statements.
While the location of the driveway was debated by the City Council on August 20, a review of
the video indicates that the driveway location was only one of several reasons for the 4 -1 vote to
deny the requested variances. Here is a summary of the various issues raised in the August 20
Council hearing.

Mayor Hovland:
) 5612 Tracy Avenue is a "great site for a single family home."
. Having a single house on 5612 Tracy Avenue is more consistent with the
neighborhood.
. Houses closer to Hawkes Lake, just a few houses away, are on larger lots.

. Because of the topography of 5612 Tracy, it would not be right to load the lots
from Hawkes Terrace.

Member Sprague:
. "Some lots don't lend themselves to subdivision well, and this might be one of
them."




Member Bennett:
o There is no hardship to the lot due to its size.
) Due to the steep bank, there are topography and water management issues.

In his August 20 presentation to the Council, Mr. Helm advocated a shared driveway on Tracy to
service both lots. He argued against a driveway on Hawkes Terrace for the western most lot - a
position he now advocates. On August 20 Mr. Helm noted that Cory Teague, City engineer
Wayne Houle, and the developer all favored a shared driveway on Tracy Avenue Ina July 18,
2013 memo Mr. Houle recommended the shared drive off Tracy. Exhibit C. Mr. Helm
acknowledged the neighborhood concern with losing green space by disrupting the bank to dig a
driveway and tuck under garage, and he agreed a driveway on Hawkes Terrace would require
destruction of a portion of the bank.

He will now return to the Planning Commission and the Council advocating the exact opposite.

His new proposed plat is the same but for the driveway leading off Hawkes Terrace to a tuck-
under garage. Yet the problems he acknowledged with this plan on August 20 still remain.

Mandatory variance standards have not been met.

The Edina Code section 810.05 subd. 1 sets forth standards the City must follow in granting the
variances requested in this application. These mandatory standards have not been met in this
case, and the variances must be denied.

No hardship exists as to the lot at 5612 Tracy Avenue The best use for this lot is for one single
family home, as it is currently used. There is no hardship to the land caused by its physical
surroundings, shape, or topographical condition. The requested variances will not result in an
improved plat or subdivision.

The size and shape of the current lot at 5612 Tracy Avenue are not unique. There are similar
size lots within 500 feet of the subject lot, and there are lots in this defined area that are
substantially larger. Indeed, almost all of the lots within 500 feet of 5612 Tracy are larger than
the two lots of 9,820 square feet the applicant wishes to create by subdividing the current lot.

Finally, the single obvious purpose for the variances requested is the financial gain of the current
owners, their real estate agent, and the developer.

For all the reasons set forth in this letter, the variances requested to subdivide 5612 Tracy
Avenue must be denied.

Rs,apecj:%ully submltted /4/ /
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Data obtained from the original blue print document prepared for the applicant by
registered surveyor Gregory R. Prasch filed with the City of Edina July 18, 2013.

ADDRESS SQUARE FOOTAGE
1 5708 Warden 44,392
2 5729 Hawkes Dir. 38,218
3 5717 Hawkes Dr. 37,518
4 5521 Doncaster 34,863
5 5722 Hawkes Dr. 30,613
6 5721 Vernon Ave. 26,544
7 5725 Hawkes Dr. 22,393
8 5628 Johnson Dr. 21,301
9 5624 Johnson Dr. 21,150
10 | 5713 Hawkes Dr. 20,971
11 5601 Tracy Ave. 20,320
12 | 5525 Merritt Cir. 19,969
13 | 5605 Tracy Ave. 19,792
14 | 5609 Tracy Ave. 19,792
15 | 5612 Tracy Ave. 19,589
16 | 5613 Hawkes Dr. 19,070
17 | 5615 Tracy Ave. 18,896
18 | 5632 Johnson Dr. 18,751
19 | 5617 Johnson Dr. 18,751
20 | 5616 Johnson Dr. 18,751
21 5636 Johnson Dr. 18,749
22 | 5620 Johnson Dr. 18,749
23 | 5621 Johnson Dr. 18,749
24 | 5520 Doncaster 18,741
25 | Kiser #1 18,716
26 | Kiser #2 18,716
27 | 5532 Glengarry 18,549
28 | 5709 Hawkes Dr. 18,521
29 | 5612 Johnson Dr. 18,282
30 | 5713 Vernon Ave, 18,062
31 | 5533 Glengarry 17,928
32 | 5536 Merritt Cir. 17,842 MEDIAN
33 | 5600 Johnson Dr. 17,651
34 | 5608 Johnson Dr. 17,651
35 | 5604 Johnson Dr. 17,387
36 5717 Vernon Ave. 17,137
37 | 5529 Glengarry 16,813
38 | 5532 Merritt Cir. 16,649
39 | 5625 Tracy Ave. 16,034
40 | 5629 Tracy Ave. 16,000
41 5712 Hawkes Dr., 13,518




42 | 5601 Hawkes Dr. 13,305
43 5600 Tracy Ave. 12,929
44 | 5600 Hawkes Dr., 12,197
45 5616 Warden Ave. 12,090
46 5612 Warden Ave. 12,090
47 | 5708 Hawkes Dr. 12,021
48 | 5609 Hawkes Dr. 12,0006
49 | 5704 Hawkes Dr. 11,937
50 | 5604 Tracy Ave. 11,776
51 5608 Tracy Ave. 11,619
52 | 5700 Warden Ave. 11,543
53 | 5701 Hawkes Dr. 11,471
54 | 5605 Hawkes Dr. 11,277
55 | 5705 Hawkes Terr. 10,997
56 | 5704 Warden Ave. 10,863
57 5705 Hawkes Dr. 10,778
58 | 5608 Hawkes Dr. 10,630
59 | 5710 Hawkes Terr. 10,612
60 | 5700 Hawkes Dr. 10,586
61 5604 Hawkes Dr. 9,668
62 | 5710 Hawkes Terr. 9,068
63 5708 Hawkes Terr. 9,127




October 23, 2013

5612 Tracy Neighborhood Meeting

Introductions

City Subdivision Criteria
e Minimum lot size (9000) and width (75) NOTE: Proposed sites meet these
requirements
e 500’ perimeter defined neighborhood medians NOTE: Variance requested

Background
e Met and worked with Edina staff on proposal
e Initial proposal was to have shared driveway off of Tracy
* Received staff recommendation
e Approved 7-0 planning commission
e Denied at council, primary due to site access (easement driveway)
e Sent back to planning

Variance discussion:
e 500’ neighborhood has very different properties east and west of Tracy
¢ Non of the immediate homes meet the area requirement
e Proposed sites are very comparable to neighboring homes
e Only two sites in the 500’ neighborhood set up for 2-site sub-division, 5633 Tracy
approved (only other one)
» All corner sites, with the exception of Vernon, front the E-W streets

Finding a hybrid solution

e Neighborhood concern: Hillside: Solution: Have only on driveway off of Hawkes
on the far west side of the west lot; Provides minimum disturbance to hillside

¢ Neighborhood concern: Traffic safety at corner; Solution to 1) work with City on
options, i.e. terracing corner and 2) no driveway access on east site on Hawkes
(first driveway would be approximately 120’ from corner)

¢ Neighborhood concern: Trend of smaller lots: Only two sites in the 500’
neighborhood provided for the minimum frontage required, one is completed.
Proposed sites are very consistent with block.

¢ Council concern: Did not like easement driveway: Solution uses existing
driveway cut for east home and only one cut on Hawkes
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PETITION
TO

PLANNING COMMISSION, EDINA, MINNESOTA

The undersigned residents of Edina oppose the granting of variances that would permit

the proposed subdivision of 5612 Tracy Avenue in Edina. The principal reasons

requiring denial of the requested variances are outlined below.

MEDIAN LOT SIZE REQUIREMENT NOT MET:

The lots created by the proposed subdivision would each be substantially smaller than

the median lot size for the neighborhood as defined in Edina Ordinance 810.02.

ADDITIONAL VARIANCE STANDARDS HAVE NOT BEEN MET:

[ ]

There is nothing unique about 5612 Tracy Avenue that supports the requested
variances.

The current property owners are not experiencing a hardship.

The only purpose for the proposed variances is the financial gain of the current
property owners, their real estate agent, and the potential builder/developer.

The existing use of 5612 Tracy Avenue as a single lot for a single family home is
reasonable.

APPLICATION FOR THE VARIANCES INCLUDING A DRIVEWAY ON
HAWKES TERRACE MUST BE DENIED:

» The applicant's revised request for vatiances may include a driveway off
Hawkes Terrace. There are several related concerns supporting denial.
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