CITYo

PLANNING COMMISSION STAFF REPORT
Variance for 6124 L akeland Avenue North

f CRYSTAL

FROM: Dan Olson, City Planner

TO: Planning Commission (for February 12 Meeting)

DATE: February 7, 2024

RE: PUBLIC HEARING - Variance request from Efrain Cardenas to the required
front setback to allow home additions at 6124 Lakeland Avenue North
(Application Number 2024-01)

A. BACKGROUND

Efrain Cardenas, who owns the home at 6124 Lakeland Avenue North, has applied for a
variance to reduce the minimum front setback to allow additions to the front of the
home. The property is zoned Low Density Residential (R-1).

Notice of the February 12 public hearing was published in the Sun Post on February 1
and mailed to property owners and renters within 500 feet (see attachment A), and
posted to all neighborhoods on Nextdoor. A sign was also posted on the property. Since
the notification area included properties in Brooklyn Park, a notice was also sent to the
City of Brooklyn Park.

Attachments:

A. Site location map showing public hearing notification area.
B. Existing zoning map.

C. Project narrative submitted by applicant.

D. Current property photos.

E. Property survey showing proposed additions.

F. Home addition plans.

G. Powerpoint presentation.
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VARIANCE REQUEST

Property history

The existing residential home at 6124 Lakeland, which is located on a 27,450 sq. ft. lot
(0.6 acres), was constructed in 1936. A portion of the home does not currently meet the
minimum required front setback of 30’ because additional right-of-way was taken by
Hennepin County in 2012 in County Road 81 (Bottineau Boulevard) and it's frontage
road, Lakeland Avenue. This is an existing condition and the home is defined as a
legally nonconforming structure since the home existed prior to the city’s first zoning
ordinance was adopted in 1939.

The applicant began construction of a garage addition, with living space above, in 2023,
and is proposing to construct a rear deck in 2024. Both of these construction projects
meet building setbacks.

Proposed variances
The applicant is now proposing to construct three additions to the front of the home and
is requesting the following variances:

Front addition. If the variance is approved, the closest part of the addition will be 25’
from the front property line rather than the required 30’. The additional living space
includes an expanded living room on the main floor and an expanded bedroom on the
upper floor. The requested variance is for the following building elements:

= Convert porch to living space. The porch is approximately 27’ from the front
property line. This porch will be converted to living space and second story living
space will be added above this porch.

» Requested variance: The variance for the porch conversion reduces
the required setback from 30’ to 27°.

= Upper story cantilever. The existing upper story is approximately 29’ from the
front property line. The applicant is proposing to add an approximately 2’ wide
cantilever to expand the upper story of the home and this cantilever will be 28’
from the front property line.

» Requested variance: The variance for the upper story cantilever
reduces the required setback from 30’ to 28’.

= Entryway addition. A small uncovered entryway addition will be added in front
of the existing porch that will be 25’ from the front property line.

» Requested variance: The variance for the entryway addition reduces
the required setback from 30’ to 25°.
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C.

RECOMMENDED FINDINGS

The following are the relevant approval criteria for these variances as outlined in city
code section 510.33, followed by staff response:

a) Variances shall only be permitted when they are in harmony with the general

purposes and intent of the official control and when the terms of the variances
are consistent with the comprehensive plan.

Response: The intent of the city’s zoning ordinance is to provide for
regulations to promote orderly development that allows for adequate
access to light, air, and convenient access to property. The approval of a
variance to reduce the front building setback will not impede access to
adequate light or air for adjacent properties or for the existing home.

If the variance is approved, the single-family home will continue to be in
conformance to the Comprehensive Plan’s Low Density Residential future
land use designation.

b) Variances shall only be permitted when the City Council finds that strict

enforcement of specific provisions of this section would create practical
difficulties due to circumstances unique to a particular property under
consideration. Practical difficulties, as used in connection with the granting of a
variance, means that the property owner:

1) proposes to use the property in a reasonable manner not permitted
by an official control; and

2) the plight of the landowner is due to circumstances unique to the
property not created by the landowner; and

3) the variance, if granted, will not alter the essential character of the
locality.

Response:

The use of the subject property for a single-family home with a front
building addition is a reasonable use for the property. The approval of the
variance means that the city recognizes the reality that the home was
allowed by the city in 1936, prior to the creation of zoning requirements
such as setbacks. Furthermore, the proposed additions would easily
comply if additional right-of-way had not been taken by Hennepin County in
2012. Since the additions only reduce the minimum setback by a maximum
of &’ the essential character of the surrounding area will not change if the
variance is approved.
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c) Economic considerations alone do not constitute practical difficulties.

Response: The applicant has expressed that the reason for the variance
is to create additional living space for the home. Therefore economic
considerations alone are not the sole reason for requesting this variance.

REQUESTED ACTION

The Planning Commission is asked to make a recommendation to the City Council to
either deny or approve the variance application from Efrain Cardenas at 6124 Lakeland
Avenue North to modify the requirements for the minimum front setback as follows:

= Requested variance: The variance for the porch conversion reduces the
required setback from 30’ to 27’.

= Requested variance: The variance for the upper story cantilever reduces the
required setback from 30’ to 28’.

= Requested variance: The variance for the entryway addition reduces the
required setback from 30’ to 25’.

This recommendation should include findings of fact either for or against the proposal.
The Commission may reference the findings for approval in Section B, above. Staff
recommends approval of the variance request with the conditions below:

1.

Compliance. The variances are subject to the applicable requirements of the Crystal
City Code. The applicant is required to comply with all applicable federal, state, and
local laws, rules, regulations and ordinances and is required to obtain such other
permits and permissions as may be required.

No Waiver. Failure by the city to take action with respect to any violation of any
condition, covenant or term of the variance shall not be deemed to be a waiver of
such condition, covenant, or term or any subsequent violation of the same or any
other condition, covenant, or term.

Binding Effect. This variance, and the conditions placed on its approval, are binding
on the applicant, the applicant’s successors and assigns, shall run with the property,
and shall not in any way be affected by the subsequent sale, lease, or other change
from current ownership. The obligations of the applicant under this approval shall
also be the obligations of the current and any subsequent owners of the property.
Acceptance of Conditions. Utilization of the property for any of the uses allowed by
this variance shall automatically be deemed acceptance of, and agreement to, its
terms and conditions without qualification, reservation, or exception.

City Council action is anticipated on February 20, 2024.
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Site Location and Public Hearing Notice Mailing Map
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Zoning Map Attachment B
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Attachment C

VARIANCE APPLICATION CHECKLIST
Type 2 Review

CITY of CRYSTAL

This application checklist provides information about what is to be submitted for
the project narrative and the site plan. A complete development review
application includes the following:

O Completed and signed development review application
0O Completed and signed escrow form

O Completed application checklist

O Application fee

1. Variance Narrative
Submit a separate narrative document which answers or addresses the following questions about the
proposed variance.

a) What is the zoning district for the property? (
Lo w densi ’l"k/ lestdeneral.
b) What is the existing use for the property?
Res {hectal.
c) What is the proposed use for the property?
Residenedal | pefso
d) What requirement of the unified development code (Clty code chapter 5) are you requesting a
variance from?

e) Describe how the variance request is in harmony with the general purposes of the unified
development code (City code section 500.03).

f) Describe how the proposed variance is consistent with the Comprehensive Plan, such as the
planned use map.

g) Describe the unique circumstances of the property that create a need for a variance.
h) Describe how granting the variance will not change the essential chéracter of the surrounding area.

2. Site plan design features checklist. Check all items included in the application. ltems may be
modified with advance approval from the city planner.

General Plan Information. v
a) The site plan must be prepared by a land surveyor licensed by the State of Minnesota.
b) The applicant shall submit one 11" x 17" copy of the site plan, and email a pdf copy to city
planner Dan Olson at dan.olson@crystalmn.gov

Staff cantact: 4141 Douglas Dr N Contact: 763-531-1142 or dan.olson@crystalmn.gov

Dan Olson, City Planner | Crystal, MN 55422
www.crystalmn.gov
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CITY of CRYSTAL

Attachment G

Planning Commission
February 12, 2024

Public Hearing
Variance for 6124 Lakeland Ave N

Application Number: 2024-01
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Variance Request

* Property owner Efrain Cardenas is seeking variances so he
can expand the living space of his single-family home built
in 1936.

» The additional living space includes an expanded living
room on the main floor and an expanded bedroom on
the upper floor.

* Requested variances to front building setback of 30" are:

- Reduce setback to 27’ to convert existing porch to a 2-
story living space

- Reduce setback to 28’ for a second story cantilever

- Reduce setback to 25’ for a front entryway




Convert porch to 2-

story living space
and add entryway

Front Addition Elevation
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2024 Property Survey
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Recommended Findings

* A single-family home with a front building addition is a
reasonable use of property

* In harmony with intent of zoning regulations:

> Does not conflict with the need for adequate light, air,
and access for adjacent properties

e Variance will not alter character of the neighborhood

> Since the additions only reduce the minimum setback
by a maximum of 5/, the essential character of the
surrounding area will not change if the variance is
approved.




Recommended Findings (continued)

* Unique circumstances:

> The home was allowed in 1936, prior to the creation
of zoning requirements such as setbacks in 1939. Also,
the proposed additions would meet current setbacks
if Hennepin County had not taken additional right-of-
way in 2012.

* Economic considerations alone are not sole reason for
variance:

» The applicant has expressed that the reason for the
variance is to create additional living space for the
home.




Planning Commission Action

e Staff recommends approval of the variance request with
the conditions in the staff report

* Next steps:

» City Council will consider Planning Commission
recommendation on February 20
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