PLANNING COMMISSION STAFF REPORT

Originator Meeting Date Agenda #
Kris Aaker October 23, 2013 B-13-19
Assistant Planner

Recommended Action: Approve the variance as requested.
Project Description:

A 28.5 foot front yard/side street setback variance for a teardown-rebuild
for property located at 4200 Alden Drive, for Robert N Eldridge.

INFORMATION/BACKGROUND

The subject property, is a corner lot located at the corner of 42" Street West and
Alden Drive. consisting of a one and one half story home with an

attached tuck-under one car garage. The owner is proposing to tear down the
existing home and rebuild a new single family home on the property. The new
home will conform to all of the zoning ordinance requirements with the exception
of north street setback.

The property is subjected to two front yard setbacks, along both west 42™ Street
and Alden Drive, (see attachments: A.1- A.5, site location, aerial photos and
photos of neighboring properties).The existing home was built in1946 and is
nonconforming regarding street setback to the north lot line. The north lot line is
adjacent to west 42" Street requiring a setback equal to the setback provided by
the home to the west at 4107 42™ Street. The home to the west, fronting west
42" Street, provides a setback of 42.5 feet. The subject property’s attached
garage is 5.8 feet from the north lot line. The required setback from the lot line
adjacent to west 42" Street for the subject property is dictated by the neighbor to
the west even though the current home/garage provides a 5.8 foot setback to the
north lot line.

As previously indicated the front yard setback required for the property from west
42" Street is approximately 42.5 feet with the existing structure providing a 5.8
foot setback, (existing home is 36.7 feet in front of the home to the west). The
proposed home location will improve upon the north setback by providing a 15




foot north side street setback to living space and a 21 foot setback to the garage
opening. Typical side street setbacks for a corner lot with no adjacent home
facing a street are 15 feet for living space and 20 feet for a garage opening. The
applicant is proposing to provide the setbacks required for a typical side street
corner lot, (see attachments A.6 — A.11, site surveys and building plans).

A street setback variance was not required to locate the existing house on the lot
at the time it was built in 1946, so it is presumed that the nonconforming setback
from west 42" Street must have complied with the ordinances at the time. The
home is currently severely nonconforming given the location of the neighbor to
the west and would still be nonconforming from setback requirements on a
typical corner lot. The proposed home will, however, improve upon existing
nonconforming side street setbacks.

It should be noted that the required side street setback of 42.5 feet renders the
subject lot unbuildable given the 52 foot lot width of the subject property. The
required south and north setbacks create a buildable area consisting of a 4.9 foot
wide strip., (see attachment A.12). There is no opportunity to build on the lot
without the benefit of a variance.

The home to the west was a teardown-rebuild in 1990, with the previous home
Was located 30 feet from the north ot line adjacent to 42™ Street, (see attached
survey, A.13). The new home was built 12.5 feet farther back on the lot than the
previous home on the property. The home to the west, (that was built farther
back on the lot), now dictates the setback allowed on the subject property.

SUPPORTING INFORMATION
Surrounding Land Uses
Northerly:  Park/School
Easterly: Single-family homes
Southerly:  Single-family homes
Westerly:  Single-family homes

Existing Site Features

The subject property is 7,852 square feet in area. The existing home is a 1
% story home with an attached one car garage built in 1946.

Planning

Guide Plan designation: Single-family detached
Zoning: R-1, Single Dwelling Unit District




Building Design

The proposal is for a two story home with an attached three car garage that faces
Alden Ave. with the garage loading from west 42" Street.

Compliance Table

City Standard Proposed
Front - Match adjacent homes: feet/feet 34 feet/14 feet *
Side 5 feet + height 6.4 feet
Rear - 25 feet 50.49feet
Building Height 2 5 stories 2 story

30 feet to midpoint 35 feet to 26 feet to midpoint, 31
ridge, feet to ridge

Lot coverage 25% 24.19%

* Variance Required

Primary Issues
e Is the proposed development reasonable for this site?
Yes. Staff believes the proposal is reasonable:
1. The proposed use is permitted in the R-1, Single Dwelling Unit Zoning
District and would comply with all requirements with the exception of

setback from the west 42" Street.

2. The new home is appropriate in size and scale for the lot given the
code requirements.

3. The improvements will provide the setbacks required for a standard
corner lot with the home and garage farther from west 42™ Street than the
existing home and garage.

4. There is no opportunity to locate a home without the benefit of a street
setback.

e Is the proposed variance justified?

Yes. Per the Zoning Ordinance, a variance should not be granted unless it is
found that the enforcement of the ordinance would cause practical difficulties
in complying with the zoning ordinance and that the use is reasonable. As




demonstrated below, staff believes the proposal does meet the variance
standards, when applying the three conditions:

Section 850.0.Subd., requires the following findings for approval of a
variance: .

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 given the required
setback standard and given that the existing home is already
nonconforming regarding setback from the north lot line. The narrowness
of the subject lot along with the setback required due to the rebuilt home
on the lot to the west prevent a reasonable use and are practical
difficulties in trying to position a home on the subject property.

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 required setback is meant to protect the front yard setback/street
scape. The proposed setback will be less of an encroachment into the
side street/front yard than provided by the existing home.

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

No. The proposed home will maintain the integrity of a typical corner lot
and will increase existing setback along west 42" Street. .

Staff Recommendation

Recommend that the Planning Commission approve the variance.




Approval is based on the following findings:

1)

2)

With the exception of the variances requested, the proposal would meet
the required standards and ordinances for the R-1, Single Dwelling Unit
District.

The proposal would meet the required standards for a variance, because:

a. The proposed use of the property is reasonable; as it will allow
modifications to an existing nonconforming situation and will allow for
deeper setbacks than currently provided.

The practical difficulties in complying with the ordinances are the existing

nonconforming setbacks of the current home/garage, the narrow lot width

to provide adequate buildable area and the setback required from west

42" Street that was set by the teardown-rebuild of the home next door to

the west.

Approval of the variance is subject to the following conditions:

1)

Subject to staff approval, the site must be developed and maintained in
substantial conformance with the following plans, unless modified by the
conditions below:

Survey date stamped: October 3, 2013

Building plans and elevations date stamped: October 8,
2013.

Deadline for a City decision:

December 7, 2013










4200 Alden Drive
City of Edina Variance Application

Statement of proposed use and description of the project

The current home is 4200 Alden Drive and was built in 1946. Ridge Creek Custom Homes deems this
home to be in disrepair. Ridge Creek Custom Homes is proposing to tear down the existing home and
put a new proposed home in its place. The proposed house is a single family home, with an attached
side-accessed garage. The current zoning for the site is Single Family (R1) District. The lot size is 7,950
sq. ft. The proposed home will have 3,030 sq. ft. of above ground finished space. The home west of 4200
Alden Drive is set back at 42.5’, Ridge Creek Custom Homes is proposing a home to be built at 15.0°, and
this would be a difference of 27.5’ requiring Ridge Creek Custom Homes to apply for a variance.

Relieve practical difficulties in complying with the zoning ordinance and that use is reasonable

The home west of the proposed home is setback 42.0". This large setback is causing the proposed home
not to be able to be in compliance with the City of Edina’s requirement for a 53.0" lot’s setback of 15.0
for the living space. The home to the west of 4200 Alden Drive is restricting the home proposed to be in
compliance of Edina’s setback requirements.

The proposed home would be in compliance with the current City of Edina zoning requirements and still
be in character with the rest of the neighborhood.

Correct extraordinary circumstances applicable to this property but not applicable to this property but
not applicable to other property in the vicinity or zoning district

The current status of the home is beyond restoration or renovation to the point where it could be seen
as an asset to the neighborhood’s character. Ridge Creek Custom Homes believes that the current home
is in disrepair.

The existing house is 10.0 off of the north property line. Ridge Creek Custom Homes is proposing 15.0".
The City of Edina has updated their zoning requirements to 15.0’ from the property line. By Ridge Creek
Custom Homes building the proposed home it is creating the lot to be in compliance with the City of
Edina’s requirements versus what is currently existing.

The current garage is 1.0’ lower than the 42" Street curb. Ridge Creek Custom Homes wants to correct
this by having the proposed home elevated so that the driveway drains properly into the 42™ street
while maintaining 1.0’ differential between the existing home and the proposed home as required by
the City of Edina. In addition the current garage is 5.8’ off of the 42" Street property line. Ridge Creek
Custom Homes would like to update this so that it is compliant with the City of Edina’s current code
which requires that an attached garage is at minimum 21.0" off of the property line.




4200 Alden Drive
City of Edina Variance Application

Be in harmony with general purposes and intent of the zoning ordinance

The home to the west (4107 42" St W) of 4200 Alden Dr has a setback of 42.5’. Ridge Creek
Custom Homes is proposing a setback of 15.0’ for the living space and a 21.0’ for the garage
space from the 42" St W street. The City of Edina requires a minimum setback of 15.0’ for living
space and 20.0’ for garage space. Ridge Creek Custom Homes would be in compliance to both
requirements with our setbacks in relation to both 42" St W and Alden Drive. The neighbor
south (4202 Alden Dr) of 4200 Alden Dr is setback 34.8’ from the Alden Dr street. Ridge Creek
Custom Homes is proposing a setback of 34.8’ in compliance with the City of Edina’s setback
requirements for properties adjacent to the proposed building. 4200 Alden Dr is also setback
6.5’ from the south property line. The City of Edina requires 5.0° minimum setback for homes
plus 0.5’ for every foot above 15.0" in building height. The home that Ridge Creek Custom
Homes is proposing is 17.0’ from the grade to the start of the shingles. To accommodate the
City of Edina’s requirements Ridge Creek Custom Homes is proposing a 6.48’ setback from the
south property line.

Not alter the essential Character of a neighborhood

The home south of 4200 Alden Drive is setback at 34.8’ from Alden Drive and the home
proposed at 4200 Alden Drive is setback from the Alden Drive at 34.8’ (VIEW 1A & 1B for
reference). The home is comparable to size (height, width & length) to others homes currently
in the neighborhood. Despite it not being in line with the neighbor to the west it would upgrade
the neighborhood to the current Edina zoning requirement set back and still be in character
with its surrounding neighbors to the east and south (VIEW 1A, 1B, and 1C).

Currently the home west of 4200 Alden Drive is setback at 42.5" and the current home is
setback at 5.8, which is a difference of 36.7’. Ridge Creek Custom Homes is proposing to build a
home that has a setback of 15.0’. The proposed home will have a difference of 27.5’ from that
of its neighbor to the west. The proposed home will help the neighborhood become more
uniform by pushing the home on this lot back almost ten feet and update the home on the lot
to the City of Edina’s current zoning requirement of 15.0".
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