PLANNING COMMISSION STAFF REPORT

Originator Meeting Date Agenda #
Cary Teague March 26, 2008 A-08-3
Director of Planning

Brief Description

The City Council has asked the Planning Commission to consider an ordinance
amendment regarding a maximum floor area ratio and building height to the ridge
line for single-family homes.

Recommended Action

Recommend that the City Council approve the attached zoning ordinance
amendment.

Introduction/Background

As part of the continuing consideration of the issue of large homes being built in
fully developed neighborhoods, staff hired the Collaborative Design Group to
build a three dimensional computer model of three existing neighborhoods to
assist in developing ordinance provisions to address the issue. The specific
homes selected were recently torn down and rebuilt. They are: 5617 Chowen;
5308 Oaklawn; and 5504 Halifax. (See these three homes on pages A8-A18.)
The Collaborative Design Group will be at the Planning Commission meeting to
run the model, including how the ordinance amendments would impact these
homes.

Existing City Code Tools

As you recall, the current zoning ordinance does have some good tools that
already address the massing issue. The City's 25-30% building coverage
requirement, and increased setback of 6 inches for every foot over 15 feet in
height, does limit building size. Also, the City’s median lot width and size




requirement keep new subdivisions in areas with lots that are larger than 9,000
square feet and wider than 75 feet, consistent with the existing neighborhoods.
Additionally, recent amendments work to further reduce building size; those
amendments include: measuring height from the existing grade rather than the
proposed grade; limiting first floor elevation to no more than one foot above the
previous homes first floor elevation; increasing the side yard setback
requirements for narrow lots; and eliminating bay window encroachments into the
required setbacks. The effect of these recent amendments is somewhat
unknown.

As a reference, staff has attached the previous survey of cities to compare how
other communities regulate single-family homes to address the massing issue.
(See pages A1-AT7a.) This survey suggests that Edina’s regulations are among
the most restrictive in the metro area.

Potential Ordinance Amendment

Despite our current regulations, there is still a concern that Edina’s ordinance
does not go far enough to restrict the size of new homes. Two amendments are
suggested to further restrict size. First is a provision that Edina currently does not
use for regulating single-family homes, which is floor area ratio (FAR). The
second is a height limitation to the ridge line of a home.

1. Floor area ratio

Floor area ratio (FAR) may be the most direct tool for dealing with this issue,
since it regulates house mass based on lot size. FAR'’s are defined in the zoning
code as “the gross floor area divided by the lot area.” The use of FAR for single-
family dwellings is rare. Minneapolis is the only surveyed city with such a
requirement. -

Establishing a uniform FAR across the City is difficult due to the large variation of
lot sizes, including a wide variety of lot sizes within very close proximity of one
another. See the Halifax neighborhood on page A11. The varying lot size is due
primarily to lot depth. The depth of lots can vary from 100 feet to 250+ feet.

The City of Minneapolis recently instituted an FAR requirement of .5, however, lot
sizes in Minneapolis are generally uniform; they do not have the varying lot
depths and lot widths that Edina has. (See Edina/Minneapolis code comparison
on page A7a.)

In an effort to create a uniform FAR, staff suggests consideration of a sliding
scale FAR based on lot width, and for FAR calculation purposes only, calculate
the depth to a maximum of 150 feet. This would bring homes into more of a
uniform size in neighborhoods with varying lot widths and depths.



The following is the sliding scale FAR for consideration:

Lot Width FAR
50" and below a0
51’ -53 49
54’ — 56’ 48
57' - 59’ 47
60" — 61 46
62’ — 64’ 45
65 — 67’ . 44
68’ — 69’ 43
70 =71 42
72" =74 A1
75" and above 40

Staff suggests that the FAR would include only finished floor area space above
the basement and would include garage space.

Impact on existing homes

To determine the impact that this type of ordinance would have, staff first ran the
calculations for the three homes modeled by the Collaborative Design Group.

5308 Oaklawn Avenue. Based on the above FAR requirement, the home on
Oaklawn would have to be reduced by 391 square feet, which is essentially the
size of the garage. The square footage of the home and garage is 4,163 square
feet. The home and garage would be limited to 3,772 square feet based on the
proposed FAR. (See pages A8-A9.)

5404 Halifax Lane. Based on the above FAR requirement, the home on Halifax
would have to be reduced by 440 square feet. This is because the lot is 190 feet
deep. Therefore, the back 40 feet would not be included for FAR purposes.
Please note that the recent zoning ordinance amendments regarding measuring
building height and side yard setbacks would also require that the home be
reduced 5 feet in height and reduce the setbacks by 1.5 feet on each side. (See
pages A10-A14.)

5617 Chowen Avenue. The above FAR requirement would not impact this lot.
However, the new side yard setback requirements based on lot width would have
required this home to increase the side yard setback by 6 inches on each side.
(See pages A15-A18.)




Again, the Collaborative Design Group will show the Planning Commission what
these homes would look like as a result of the existing and suggested zoning
ordinance amendments.

Staff has also run examples of what the impact would be on other homes within
the City that have been recently torn down and rebuilt:

5908 Code. This home would have to be reduced by 574 square feet based on
the proposed FAR requirement. This lot is 104 x 307 feet or 31,928 square feet in
size. Based on the above, the FAR calculation would be based on a 104 x 150 or
15,600 square foot lot. An FAR of .40 would be required, therefore a 6,240
square foot home, including garage, could be built. A 6,814 square foot home,
including the garage, was built. The garage is 875 square feet. (See pages A19-
A22.) The new ordinance on how height is measured would also require this
home to be reduced by 4.8 feet.

7000 Antrim. There would be no changes required to this home. This lot is 245 x
248 feet or 60,760. A home as large as 14,700 square feet could be built on this

site using a .40 FAR based on a 245 x 150 foot lot. This home is 40.7 feet to the

ridge line of the home, and 30 feet to the mid-point of the roof. (See pages A23—

A26.)

4005 Grimes. This home would have to be reduced by 249 square feet based on
the proposed FAR. (See pages A27—A29.) Under the new side yard setback
rules, this home would have to increase its side yard setbacks 1.8-2.7 feet.

4212 Crocker. There would be no changes required to this home, despite the
200 foot lot depth. (See pages A30-A31.)

4601 Drexel. This home would have to be reduced by 767 square feet based on
the proposed FAR, which based on the 60-foot wide lot; an FAR of .46 would be
required. The garage in this home is 671 square feet. (See pages A32—-A34.)

4608 Bruce. This home would have to be reduced by 274 square feet based on
the proposed FAR, which based on the 50 foot wide lot; an FAR of .50 would be
required. (See pages A35-A36.)

4505 Wooddale. This home would have to be reduced by 710 square feet
based on the proposed FAR. The calculation is based on the 71 foot wide lot,
which would require an FAR of .42. The lot is 71 x 179 in size. Only the front 150
x 71 is used for the FAR calculation. (See pages A37-A38.)

Country Club — West Side. Staff randomly selected an area of the west side of
the Country Club District between Browndale and Wooddale along Bridge Street.
(See page A39.) Please note that the FAR shown does not include attached




garages. Of the 63 homes included, roughly 19 would become nonconforming
under the suggested ordinance.

Country Club — East Side. Staff randomly selected an area of the east side of
the Country Club District between Casco and Arden along Bridge Street. (See
page A40.) Of the 104 homes included, roughly 8 would become nonconforming
under the suggested ordinance.

The Country Club District includes some of Edina’s smallest lots, with some of its
larger homes.

Parkwood Knolls - Vacant Lots. Edina’s last vacant lot subdivisions would not
be significantly impacted by the proposed ordinance. The last addition of
Parkwood Knolls has lots that exceed 100 feet in width. The finished square
footage of new homes in this area could be between 6,900 — 13,200 square feet,
under the suggested FAR requirement. (See page A41.)

Additional Considerations

e Certain areas could be excluded for FAR purposes such as detached
garages, porches, etc.

e Dwellings being remodeled or added on to could be allowed a nominal
increase in FAR (such as 10%) even if they are at the maximum FAR.

2. Building Height — Ridge Line or Top of a Roof

A continued complaint about new homes being built is the overall height of a
home. The Council recommended establishing a maximum height to the ridge
line or top of a home, similar to the City of Bloomington, which allows a maximum
of 40 feet.

Based on direction from the City Council, staff recommends consideration of a
35-40 foot maximum from the front of a home depending on lot size. This would
likely prevent the latest trend of homes being built with a steep roof pitch, such at
the home at 5504 Halifax, which from the top of the roof to the eave measures 20
feet. The total height to the top is 40 feet. (See page A13.) A 35-foot requirement
would require a 5-foot reduction to the ridge line.

The idea behind the sliding scale based on lot size, is that it would allow taller
homes on lots that are larger, which would mean greater separation from
adjacent homes.

The following maximum height is recommended:



The maximum height to the highest point on a roof of a single or double
dwelling unit shall be 35 feet. The maximum height may be increased by
one inch for each foot that the lot exceeds 75 feet in width. In no event
shall the maximum height exceed 40 feet.

Under this type of regulation, any lot larger than 135 feet in width would be
allowed a house with the maximum height to the top of the roof to be 40 feet.



ORDINANCE NO. 2008-04

AN ORDINANCE AMENDING THE CITY CODE CONCERNING
FLOOR AREA RATIO AND BUILDING HEIGHT IN THE R-1, SINGLE-
DWELLING UNIT DISTRICT

The City Of Edina Ordains:

Section 1. Sub Section 850.11, Subdivision 5 is hereby amended to add the
following:

Subd.5. Requirements for Lot Areas and Dimensions.

E. Floor area ratio (FAR) requirements.

Lot Width Maximum FAR
50" and below .50
51" - 53’ 49
54’ — 56’ 48
57’ — 59’ A7
60" — 61’ 46
62’ — 64’ 45
65 — 67’ 44
68" — 69’ 43
70' =71 42
72'-74 A1
75’ and above 40

1. For calculating FAR above, only the front 150 feet of lot depth shall
be used.

2. The FAR shall include only finished floor area above the basement
and includes garage space.

3. When determining the lot width above, the lot width should be
rounded to the nearest foot.



Section 3. Sub Section 850.11, Subdivision 6, is hereby amended to add the
following:

C. Height
4. The maximum height to the highest point on a roof of a
single or double dwelling unit shall be 35 feet. The maximum
height may be increased by one inch for each foot that the
lot exceeds 75 feet in width. In no event shall the maximum
height exceed 40 feet.
First Reading:

Second Reading:
Published:

ATTEST:

Debra A. Mangen, City Clerk James B. Hovland, Mayor
Please publishing in the Edina Sun Current on
Send two affidavits of publication

Bill to Edina City Clerk



CERTIFICATE OF CITY CLERK

|, the undersigned duly appointed and acting City Clerk for the City of Edina do
hereby certify that the attached and foregoing Ordinance was duly adopted by
the Edina City Council at its Regular Meeting of , 2007, and as
recorded in the Minutes of said Regular Meeting

WITNESS my hand and seal of said City this day of , 2007

City Clerk



Survey of Cities

Single-family residential home & lot standards



Apple Valley

Zoning R-5 R-2 R-3

Min. lot area 15,000 18,000 11,000

Min. side setback 10’ (5’ detached 10' (20’ detached 10’ (10’ detached
garage) garage) garage)

Min. rear setback 30’ (10’ detached 30' (10’ detached 30' (10’ detached
garage) garage) garage)

Max. building 35/ 35" 35’

height”

FAR None None None

Max. building None None None

coverage

Max. impervious None None None

surface

* Measured from the first above-grade, habitable floor to the highest point of a flat roof, or the

highest gable of a pitched roof. (Top of pitched roof)

Blaine

Zoning R-1 R-1A R-1AA

Min. lot area 10,000 12,150 10,800

Min. side setback 10' (5' detached 10’ (5" detached 10’ (5' detached
garage) garage) garage)

Min. rear setback 30' (5' detached 35' (5’ detached 30’ (5' detached
garage) garage) garage)

Max. building 30’ 35 30’

height*

FAR None None None

Max. building None None None

coverage

Max. impervious None None None

surface

* Measured from the grade of the building to the comice of a flat roof and the mean distance of
the highest gable on a pitched or hip roof. (Mid point of pitched roof)

Bloomington

Zoning

R-1

RS-1

Min. lot area

11,000

33,000

Min. side setback

10’ (5’ detached garage)

10’ (5’ detached garage)

Min. rear setback

30’ (10’ detached garage)

30’ (10’ detached garage)

Max. building 19-40 feet depending on setback 19-40 feet depending on
height* (2-story limit) setback (2-story limit)
FAR None None
Max. building None None
coverage

Max. impervious 35% 35%

surface

* Measured from the lowest existing ground elevation prior to construction that is immediately
adjacent to the structure to the highest point on any part of the structure, including rooftop
equipment. (Top of pitched roof)




Burnsville

Zoning R-1

Min. lot area 10,000

Min. side setback 10’ (5’ detached
garage)

Min. rear setback 30’ (8’ detached
garage

Max. building 30’

height*

FAR None

Max. building None

coverage

Max. impervious None

surface

* Measured from the average elevation of the adjoining ground level to the top of a flat roof and
the mean distance of the highest gable on a pitched roof. (Mid-point of pitched roof)

Eagan

Zoning R-1 R-1S

Min. lot area 12,000 8,000

Min. side setback 10’ (5" detached 6’ (5’ detached
garage) garage)

Min. rear setback 15' (5" detached 15’ (5' detached
garage) garage)

Max. height* 35 35

FAR None None

Max. building 20% 25%

coverage

Max. impervious None None

surface

* Measured from the average elevation of the highest and lowest points within a five foot
horizontal distance from the exterior building foundation to the highest point of a flat roof, or the
average height of the highest gable of a pitched or hipped roof. (Mid-point of pitched roof, from

average elevation.)

Eden Prairie

Zoning R1-22 R1-13.5 R1-9.5
Min. lot area. 22,000 13,500 9,500
Min. side setback 15’ (10’ detached | 10’ (10’ detached | 5’ (5’ detached
garage) garage) garage)
Max. building 40’ (10’ detached | 40’ (10’ detached | 40" (5’ detached
height* garage) garage) garage)
FAR None None None
Max. building None None None
coverage
Max. Impervious None None None
surface

* Measured to the mid point of the highest pitch of the roof. Measurement is from the highest
grade. If grade drops more than 10 feet, the measurement is taken from the lowest grade, and 10
feet is added to the 40-foot requirement. (Mid-point of pitched roof)

)ik
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Edina

Zoning

R-1

Min. lot area

9,000

Min. side setback

10’ (3’ detached garage)
5" if lot is less than 75’ wide

Min. rear setback

25’ (3' detached garage

Max. building height” 30’
FAR None
Max. building 25%
coverage 30% if lot is less than 9,000

square feet

Max. Impervious
surface

None

* Measured to the mid point of the highest pitch of the roof. Measurement is from the front or

street elevation.

Hopkins

Zoning R-1A R-1B

Min. lot area 6,000 8,000 12,000

Min. side 1 story = 8 feet 1 story = 8 feet 1 story = 10 feet

setback 2 story = 8 feet 2 story = 8 feet 2 story = 12 feet
3 story = 10 feet 3 story = 10 feet 3 story = 14 feet

Min. rear 29 30’ ; 35

setback

Max. building 35’ 35’ 35'

height™

FAR None None None

Max. building 35% 35% 35%

coverage

Max. None None None

Impervious

surface

* Measured to the mid point of the highest pitch of the roof. Measurement 1s from the average

front or street elevation.

Lakeville

Zoning RS-1 RS-2 RS-3 RS-4

Min. lot area 20,000 15,000 11,000 9,375
Min. side setback 15’ 15" 10’ 7
Min. rear setback 30’ 30° 30’ 30’
Max. building 35' 35 35’ 25
height*

FAR None None None None
Max. building None None None None
coverage

Max. impervious None None None None
surface

* Measured from the mean ground level to the top of a flat roof, to the mean distance of the
highest gable on a pitched or hip roof. (Mid-point of pitched roof)




Maple Grove

Zoning R-1 R-2 R-2B

Min. lot area 20,000 10,000 10,800
Min. side setback 5' (30’ aggregate) 5' (15’ aggregate) 5' (15’ aggregate)
Min. rear setback 30’ 30’ 30’
Max. building 153 iy 35’
height*

FAR None None None
Max. building None None None
coverage

Max. impervious" None None None

surface

* Measured from the mean ground level to the top of a flat roof, to the mean distance of the
highest gable of a pitched or hip roof, to the deck line of 2 mansard roof, or to the uppermost
point on all other roof types. (Mid-point of pitched roof, from average elevation.)

Minnetonka

Zoning R-1

Min. lot area 22,000

Min. side setback 15’ (15’ detached
garage)

Min. rear setback 40’ (15’ detached
garage)

Max. building 35

height”

FAR None

Max. building None

coverage

Max. Impervious None

surface

* Measured to the mid point of the highest pitch of the roof. Measurement is from the highest
grade. If grade drops more than 10 feet, the measurement is taken from the lowest grade, and 10
feet is added to the 35-foot requirement. (Mid-point of pitched roof.)

New Brighton

Zoning R-1

Min. lot area 10,000
Min. side setback 5
Min. rear setback 5
Max. building 30’
height®

FAR None
Max. building 30%
coverage

Max. Impervious

surface

50%

* Measured from grade to the highest point of a flat roof, or to the average height of the highest
gable of a pitched or hipped roof. (Mid-point of pitched roof.)

D




Plymouth

Zoning RSF-1 RSF-2 RSF-3

Min. lot area 18,500 12,500 7,000

Min. side setback 15’ (6’ detached 10’ (6' detached 8’ (6’ detached
garage) garage) garage)

Min. rear setback 25' (6’ detached 25' (6’ detached 25’ (6’ detached
garage) garage) garage)

Max. building 35' 35’ 35’

height*

FAR None None None

Max. building 30% 30% 35%

coverage

Max. impervious None None None

surface

* Measured from the average of the highest and lowest point of grade for that portion of the lot
covered by the building to the highest point of a flat roof and the mean height between eaves and
ridge for a gable, hip and gambrel roof. (Mid-point of pitched roof, from average elevation.)

St. Louis Park

Zoning

R-1

R-2

Min. lot area

9,500

7,200

Min. side setback

9’ one side and 6’
on the other (2

7’ one side and 5’
on the other (2’

detached garage) detached garage)
Min. rear setback 25’ (2’ detached 25' (6’ detached
garage) garage)
Max. building 30’ o0
height®
FAR “None None
Max. building 35% 35%
coverage
Max. impervious None None

surface

* Measured from the highest elevation between the building and the curb to mid point of a

pitched roof.

Wayzata

Zoning R-3A R-2A R-2

Min. lot area , 9,000 25,000 15,000

Min. side setback 10’ (5' detached 15’ (15’ detached 10’ (5’ detached
garage) garage) garage)

Min. rear setback 20’ (5’ detached 20" (5’ detached 20’ (5’ detached
garage) garage) garage)

Max. building height” 30’ 40' 30’

FAR None None None

Max. building 30% 20% 20%

coverage

Max. impervious None None None

surface

* Measured from the highest adjoining sidewalk or ground surface within a five foot distance
from the exterior wall to the highest point of a flat roof or the average height of the highest gable
of a pitched or hipped roof. (Mid-point of pitched roof.)

Ne




Woodbury

Zoning - R-4

Min. lot area 10,000

Min. side setback 10’ (5' detached
garage)

Min. rear setback 25’ (5’ detached
garage)

Max. height 40’ (3-stories)

FAR None

Max. building 35%

coverage

Max. impervious None

surface

* Measured to the mid point of the highest pitch of the roof. Measurement is from the highest grade. If
grade drops more than 10 feet, the measurement is taken from the lowest grade, and 10 feet is added to the

40-foot requirement. (Mid-point of pitched roof.)

—



Minneapolis vs. Edina Zoning Ordinance Comparison

Ordinance Provision Edina Minneapolis
Height . 30 feet 30 feet (reduced from 35)
Side Setback 5-10 feet depending on lot 5 feet (R-1)

width. Setback must be 6 feet (R-1A)

increased based on height no matter the height
Building Coverage 25% - lot over 9,000 s.f. 50% (reduced from 60%)

30% - lot under 9,000 s.f.
Impervious Surface No requirement 65% (reduced from 75%)
Floor Area Ratio No requirement *50%(see exceptions)
Minimum Lot Size 9,000 s.f. (or median lot size 5,000 s.f (R-1A)

of neighborhood) 6,000 s.f. (R-1)

*In order to encourage traditional building features, certain portions of
homes are not counted toward the FAR, including the following:

1. Detached garages

2. Attached garages that are 250 sq. ft. or less (one parking stall). Attached
garages size in excess of 250 sq. ft. will be counted toward the total size
of the home.

3. Half stories. This is area under a hip or gable roof that is half the square
footage of the floor below. Half stories can be livable space, such as
bedrooms.

4. Basements that do not project more than 4 ft. from grade.

5. Open porches

Additional Exceptions. The FAR requirements include two types of exceptions
to the FAR. The first allows for up to a 500 sq. ft. building addition for homes
that exceed the FAR or would exceed the FAR with that addition. The other
exception allows for the FAR and height to be increased when a minimum of
half the homes within 100 ft. of a site also exceed the FAR or height
requirements.
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