PLANNING COMMISSION STAFF REPORT

Originator Meeting Date Adenda #
Cary Teague January 28, 2015 VI.B.
Director of Planning

INFORMATION & BACKGROUND
Project Description

Donnay Homes are proposing to tear down the existing double dwelling unit at
3621 and 3625 54" Street West, and build a new one. (See property location on
pages A1-A3.) To accommodate the request, the following is requested:

1. A two-foot side street setback variance from 20 feet to 18 feet, so the
garage adjacent to Drew Avenue has its opening facing Drew, rather than
54" Street; ,

2. A lot area variance from 15,000 square feet to 10,748 square feet and lot
width variance from 90 to 80 feet to built the new structure. The lot size and
width are existing conditions, but would still require a variance; and

3. Alot division to create a party-wall division of the new structure. The new
structure would be built with a fire rated wall separating the two units. This
would provide protection for each unit, should there be a fire on the other
side.

(See applicant narrative and plans on pages A4-A12.)

Within this area there are a mixture of duplexes and single-family homes, zoned
both R-1, Single-Family Residential and R-2, Double-Dwelling Unit. (See pages
A2-A3.)

SUPPORTING INFORMATION

Surrounding Land Uses

North: City of Minneapolis; single-family homes.
South: Single-family dwellings; zoned and guided for single-family homes.




East:  Double-dwellings; zoned and guided for double-dwellings.
West:  Single-family dwellings; zoned and guided for single-family homes.

Existing Site Features

The existing site contains a duplex. (See page A2-A2c.)

Planning
Guide Plan designation: Low-density attached residential
Zoning: R-2, Double-dwelling unit residential

Variance — Lot Area and Width

Per the Zoning Ordinance, variances should not be granted unless it is found
that the enforcement of the Ordinance would cause practical difficulties in
complying with the Zoning Ordinance and that the use is reasonable. As
demonstrated below, staff believes the proposal does meet the variance
standards, when applying the three conditions:

Minnesota Statues and Edina Ordinances require that the following conditions
must be satisfied affirmatively. The Proposed Variance will:

1)

?)

Relieve practical difficulties that prevent a reasonable use from
complying with ordinance requirements.

Reasonable use does not mean that the applicant must show the land
cannot be put to any reasonable use without the variance. Rather, the
applicant must show that there are practical difficulties in complying with
the code and that the proposed use is reasonable. “Practical difficulties”
may include functional and aesthetic concerns.

Staff believes the proposed variances are reasonable. The lot size and
width are existing conditions. To deny this variance would deny the
property owner reasonable use of the property, which is a lot that allows a
double-dwelling unit. The practical difficulty is the existing size of the
property, which does not meet the minimum lot size requirement of 15,000
square feet or width of 90 feet. The City has routinely granted variances
for existing lot size and width variances for building new double dwellings.

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

Yes. The small size of the existing property is not uncommon in the R-2
zoning district, but it is unique.




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

No. The use of the site would not change; therefore, the character of the
neighborhood would not be altered. The site contains a double dwelling,
and would contain a new double dwelling upon approval of the lot area
variance. The height of the new structure would be four (4) feet shorter
than what would be allowed on this site.

Variance — Side Street Setback

Per the Zoning Ordinance, variances should not be granted unless it is found
that the enforcement of the Ordinance would cause practical difficulties in
complying with the Zoning Ordinance and that the use is reasonable. As
demonstrated below, staff believes the proposal does meet the variance
standards, when applying the three conditions:

Minnesota Statues and Edina Ordinances require that the following conditions
must be satisfied affirmatively. The Proposed Variance will:

1) Relieve practical difficulties that prevent a reasonable use from
complying with ordinance requirements.

Reasonable use does not mean that the applicant must show the land
cannot be put to any reasonable use without the variance. Rather, the
applicant must show that there are practical difficulties in complying with
the code and that the proposed use is reasonable. “Practical difficulties”
may include functional and aesthetic concerns.

Staff believes the proposed variance is reasonable. The lot size and
narrow width of the lot are the practical difficulties that limit the size of the
building pad for a double dwelling unit. The applicant could relocate the
garage opening for the garage to 54" Street, and all required setbacks
would be met. However, in doing so, there would be more building
articulation along the side wall, as each side of the home facing the street
would appear to be a single family home. (See page A9.) This would be
more consistent with the neighborhood given the single family homes that
exist across the street from each garage door opening. (See pages A2,
A3, and A10.)

There is a 12 inch Maple that would be removed as a result of the garage
opening toward Drew Avenue. (See page AB.) The applicant believes that
the architecture of the home is a better trade off than saving the tree, and
having a larger blank side wall. The applicant has indicated a willingness
to plant an additional 4 inch Maple tree on each new lot to replace the 12-
inch Maple; and will be saving the 22-inch Locust to the south, and the 24-




inch Locust just south of the 3625 side of the building. (See landscape
plan page A10b.)

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

Yes. The small size and narrow width of the existing property is not
uncommon in the R-2 zoning district, but it is unique.

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

No. The use of the site would not change; therefore, the character of the
neighborhood would not be altered. The site contains a double dwelling,
and would contain a new double dwelling upon approval of the lot area
variance. The height of the new structure would be four (4) feet shorter
than what would be allowed on this site.

Compliance Table

City Standard Proposed
Front (54") 36.08 feet 36.90 feet
Side Street (Drew) 20 feet garage facing street *18 feet

15 feet with side facing street NA

Side 10 feet 11.3 feet
Rear - 35 feet 46 feet
Building Height 2 1/2 stories, 35 feet 2 stories, 31 feet
Lot Area 15,000 s.f. *10,748 s.f.
Lot Width 90 feet *80 feet
Lot coverage 25% 24.5%

* Variance Required

Primary Issue
¢ Are the proposed variances and lot division reasonable?
Yes. Staff believes the request is reasonable for the following reasons:
1. The proposed variances for lot area and width are reasonable given that
the existing lot is substandard at 10,748 square feet in size and 80 feet in

width. There is no change in use of the property.

2. The small size of the existing property is not uncommon in the R-2 zoning
district.




. The character of the neighborhood would not be altered. The site contains

a double dwelling, and would contain a new double dwelling upon
approval of both variances.

The practical difficulties that limit development of the property are the
narrow lot width and substandard Iot size.

The drainage plan would direct run-off away from adjacent properties,
which would be an improvement over existing conditions. (See the
engineering department’s review on page A13.)

The applicant could relocate the garage opening for the garage to 54"
Street, and all required setbacks would be met. However, by having the
garage face Drew, there would be more building articulation along that
side wall, and each side of the home facing the street would appear to be
a single family home. (See page A10.) These conditions would be more
consistent with the neighborhood given the single family homes that exist
across the street from each garage door opening.

The applicant has indicated a willingness to plant an additional 4-inch
Maple tree on each new lot to replace the 12-inch Maple, and will be
saving the 24-inch Maple to the south, and the 24-inch Locust just south of
the 3625 side of the building. (See page A10b.) These two newly planted
trees would not be required in the new tree ordinance that was just
recommended by the Planning Commission, as it is located in the
proposed driveway area. The existing shrubs along the east and north lot
lines would remain, but be trimmed.

The units will be separated by a fire-wall; and be verified by the City’s
building official.

Staff Recommendation

Recommend that the city council approve the variances and lot division as
requested, subject to the following conditions:

1.

The new double dwelling shall be built per the submitted plans date
stamped December 24, 2014, and January 9, 2015.

The 24-inch Locust and 22-inch Locust on the site shall be maintained and
protected during construction.

The applicant shall plant and additional 4-inch Maple on each new lot to
replace the 12-inch Maple that is to be removed.




4. Each unit shall have separate utility hook-ups.

5. The units will be separated by a fire-wall; and be verified by the City’s
building official.

Deadline for a city decision:  February 24, 2015
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Relieve practical difficulties in complying with the zoning ordinance and that the use is
reasonable - Lot is legal, non-conforming. The choice to ‘split’ the garage doors to the front
and side of the building allows for a less ‘Garage-focused’ set of Elevations. Garage Setback to
Drew Ave lot line is 18’8”, which is a deviation of 1’4” from the required 20’ and allows fora
reasonable depth of Garage in this configuration.

Correct extraordinary circumstances applicable to this property but not applicable to other
property in the vicinity or zoning district — the Zoning Code established the current minimum
standards after this lot was created; lot is legal, non-conforming, but is smaller than current
requirements. The deviation for the garage setback for 3621 -W 54" Ave. still allows for off-
street parking for this lot.

Be in harmony with the general purposes and intent of the zoning ordinance — Approval allows
continued use of the legal non-conforming lot within the current Zoning. The deviation for the
garage setback does not detract from the intent of providing for off-street parking. The
recessing of the garage door area adds relief to the new building

Not alter the essential Character of a neighborhood — Approval continues the existing ‘duplex’-
style use, maintains the existing density, but allows for additional open and enclosed off-street
parking for the residents.
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