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Property Location:

Project Name:

2505 East Lake of the Isles Parkway, 2514 Lake Place

New Single-Family Home

Prepared By: Joseph Giant, City Planner, (612) 673-3489
Applicant: Peterssen/Keller Architecture

Project Contact: Lars Peterssen

Request: To construct a new single-family family home with accessory dwelling unit
Required Applications:

e To reduce the established front yard from 55.4 feet to 29.5 feet to
allow a retaining wall that retains modified grade.

e To reduce the established front yard setback from 55.4 feet to 45 feet
to allow a patio greater than 100 square feet in area in the established
front yard setback.

e To develop on or within 40 feet of the top of a steep slope in the SH

Variance Shoreland Overlay District.

e To allow a retaining wall that retains modified grade in the south
interior side yard setback (returned to applicant)

e To allow egress window wells exceeding |16 square feet in area in the
north interior side yard setback (returned to applicant)

e To allow a patio in the interior side yard setback (returned to
applicant)

RI Single-Family District

SH Shoreland Overlay District

38,173 sq. ft./0.88 acres (2505 Lake of the Isles Parkway only)

53,562 sq. ft./1.23 acres (2505 Lake of the Isles and 2514 Lake Place combined)
Ward(s) 7

Existing Zoning

Lot Area

Neighborhood(s) East Isles (East Isles Residents Association)
Designated Future .

Land Use Urban Neighborhood

Land Use Features NA

Small Area Plan(s) NA

Date Application Deemed Complete | October 15,2015 Date Extension Letter Sent NA

End of 60-Day Decision Period December 15,2015 | End of 120-Day Decision Period | NA
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BACKGROUND |

SITE DESCRIPTION AND PRESENT USE. The subject property, 2505 East Lake of the Isles
Parkway, is situated across the Parkway from the east shore of Lake of the Isles, between 25t Street
West and 26t Street West. The property has an area of 38,173 square feet, making it one of the largest
single-family home lots in Minneapolis.

The property currently contains a one-story single-family mid-century modern home constructed in
1958. The home has a gross floor area of approximately 7,495 square feet. The home has been
determined not to be a contributing structure in the Lake of the Isles Potential Historic District because
it was constructed outside the period of significance. An historic review letter is attached. A second
property, 2514 Lake Place, is located to the rear (east) of the larger property. This property has
historically served as the “driveway lot” for 2505 East Lake of the Isles Parkway. This property has an
area of 15,389 square feet and currently accommodates a driveway leading to the larger property and
landscaping along Lake Place. The combined area of the two lots is 53,562 square feet.

The frontage of the subject property along East Lake of the Isles Parkway contains a slope that rises
from the sidewalk by approximately 17 feet towards the interior of the lot. At its steepest point, the
slope rises at approximately 34% over a distance of 50 feet. Slopes with a grade change of at least 18%
over a horizontal distance of 50 feet are considered a steep slope. The steep slope exists along the
entire East Lake of the Isles frontage and the majority of the 25t Street West frontage. A retaining wall
exists adjacent to the property line along the entire front and corner side lot lines.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject properties are located in
the R1 Single-Family Zoning District and SH Shoreland Overlay District in the East Isles neighborhood.
The site is located across East Lake of the Isles Parkway from the east shore of the northern, narrower
portion of Lake of the Isles. Nearby properties contain primarily large and architecturally significant
homes on lots with an average area of over 10,000 square feet.

PROJECT DESCRIPTION. The applicant proposes to construct a single-family home with an
attached garage. An attached accessory dwelling unit (ADU) would be located above the garage. The
design of the home features three two-story stone pavilions joined by one-story flat-roofed sections
encircling an inner courtyard. The gross floor area of the home would be 8,832 square feet, resulting in
an FAR of 0.23. Preliminary plans for the development include several environmentally conscious
features such as green roofs on the flat-roofed sections of the home, a stormwater capture system that
would store water in a cistern, a geothermal heat pump, and the possibility of solar installations.

The home would be subject to Administrative Site Plan Review. With quality exterior materials (stone
and copper), a height within a '2 story of the predominant height of homes within 100 feet, 20%
windows on street-facing elevations, 10% windows on interior elevations, and a basement, the home
achieves 18 out of 27 possible urban design points, exceeding the minimum of 17. The proposed home
would be built approximately 10 to |5 feet behind the top of the steep slope that extends along the
front portion of the property. A walkway, retaining wall, and a small portion a patio would be located on
the slope itself. Due to the location of the development, the applicant seeks a variance to develop on or
within 40 feet of the top of a steep slope in the SH Shoreland Overlay District.

The home would continue to be accessed via the “driveway lot” at 2514 Lake Place. Besides replacing
the driveway and retaining wall adjacent to the public sidewalk along Lake Place, no development would
occur on the driveway lot.
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The home would be situated on the southern portion of the site, creating a large undeveloped northern
portion that would be split into a separate residential zoning lot.! The southern lot containing the home
would have an area of 21,561 square feet (excluding the “driveway lot”) and a width of 126 linear feet.
The northern lot would have an area of 16,612 square feet and a width of 90.1 linear feet. Although no
development is currently planned for the northern lot, lot splits requiring Shoreland development
variances must include a development plan demonstrating that a home could be built on the new parcel
without triggering additional variances. The applicant has provided a development plan demonstrating
compliance with this requirement that can be found in the attachments (pp. 29-35). Taking the lot split
into account, the FAR of the proposed home on the southern lot increases to 0.40.

As part of the project the hillside would be re-graded and landscaped with native meadow grasses. The
| -foot retaining wall along the public sidewalk would be rebuilt to approximately the same dimensions
and a new retaining wall would be built at the top of the hill. The retaining wall would level the area in
front of the home to approximately the same level as the patio of the existing home. The retaining wall
would extend along the length of the property, parallel to and 29.5 feet behind the front lot line.

In the corners of the yard, portions of the grade would be raised by four to five feet to match the grade
at the top of the slope. In the center of the yard, grade would be raised by one to two feet. Retaining
walls are only allowed in the front yard setback if the wall retains natural grade. Because backfill would
be added behind the wall, the wall would be retaining modified grade rather than natural grade.
Therefore, the applicant is seeking a variance to construct a retaining wall retaining modified grade 29.5
feet behind the front lot line.

As proposed, the retaining wall would be built to a height of approximately four feet above the adjacent
grade facing the street, and approximately |.5 feet above the adjacent grade facing the house. The
purpose of the additional 1.5 feet of wall height facing the house is to provide a safety edge between the
flat portion of the yard and the steep slope. Staff has expressed concerns regarding the height of the
retaining wall that are addressed in the variance findings.

Preliminary plans called for the extension of the wall around the south corner of the home past the
established front yard setback line. Extending the wall past this line would have required a variance to
the required interior side yard. The applicant has revised the plans so that the retaining wall does not
encroach into the interior side yard, eliminating the need for this variance.

Similar to the existing home, a ground-level patio would extend from the front facade of the home.
Patios up to 100 square feet in area are permitted in the front yard setback. The proposed patio has an
area of approximately 957 square feet (of which 728 square feet is in the setback) and extends between
8 feet to |5 feet from the front facade of the home, and 6.7 to 10.3 feet into the established front yard

" The subject parcel is in a “large lot district.” These districts exist where the average lot area of single- or two-family zoning lots within 350
feet of the subject property is at least 50% larger than the minimum lot area of the primary zoning district (Section 598.240(2)(a)). The
minimum lot area in the RI district is 6,000 square feet, so a large lot district would exist where the minimum lot area of parcels within 350
feet of the subject parcel is greater than 9,000 square feet. The average lot area of qualifying parcels within 350 feet of the subject parcel is
10,639 square feet. Since the minimum lot area within 350 feet is greater than 9,000, the minimum lot area increases to 10,639.
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setback. In order to allow the proposed patio, the applicant has applied for a variance to reduce the
established front yard setback from 55.4 feet to 45 feet to allow the patio.

Preliminary plans called for the extension of the patio around the north corner of the house. A ground
level patio closer than eight feet to the north interior side property line would have required a variance.
The plans have been revised so the edge of the patio is no closer than eight feet from the north
property line, thereby eliminating the need for a variance to allow a patio in the north interior side yard.

Likewise, preliminary plans included egress/light wells larger than 16 square feet in area along the north
fagade of the home. Window wells larger than |6 square feet in area are not permitted in the required
interior side yard and would have required a variance. The applicant has revised the plans so that the
well is no closer than eight feet from the property line, thereby eliminating the need for a variance to
allow egress window wells larger than |16 square feet in area.

Public Comments. Staff has received one message from an adjacent neighbor in support of the
variance. The applicant presented the project to the East Isles Residents Association Zoning and Land
Use Committee meeting on April 21, 2015. The neighborhood supports the project and recommends
approval of the proposed variances. Any additional comments received prior to the hearing will be
forwarded to the Board of Adjustment for consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application for a
variance to reduce the established front yard setback from 55.4 feet to 29.5 feet to allow a retaining wall
that retains modified grade based on the following findings:

I.  Practical difficulties exist in complying with the ordinance because of circumstances unique to the property.
The unique circumstances were not created by persons presently having an interest in the property and are
not based on economic considerations alone.

The slope of the site along the front lot line is a practical difficulty unique to the property. The
proposed retaining wall would shore up the hillside, stabilize the buildable portion of the yard, and
create green space between the front of the home and the slope. Constructing a retaining wall
without adding fill would require the removal of a substantial amount of soil from a steep slope in an
environmentally sensitive area. The deteriorating hillside on the front portion of the property is a
practical difficulty not created by the applicant.

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will
be in keeping with the spirit and intent of the ordinance and the comprehensive plan.

Staff finds that the construction of a retaining wall to stabilize the hillside and buildable area of the
lot is a reasonable use of property. The purpose of ordinances regulating wall/fence height and
setbacks is to allow for privacy while encouraging an aesthetically pleasing environment and to
promote crime prevention through natural surveillance. The proposed retaining wall promotes an
aesthetic environment by creating an opportunity for a more manageable site and does not
compromise natural surveillance.
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However, the proposed structure could result in the creation of a blank wall along the street. The
maximum height of a privacy fence in a front yard is three feet. As proposed, the retaining wall
would extend four feet above the grade adjacent to the base of the wall. Staff is concerned that a
retaining wall taller than three feet would create an effect similar to the adverse impact created by a
privacy fence taller than three feet. Therefore, staff recommends as a condition of approval that the
height of the retaining wall be limited to three feet above the adjacent grade.

The intent of the ordinance requiring that retaining walls retain natural (as opposed to modified)
grade is to prevent the construction of a wall, and then the subsequent construction of a privacy
fence on top of the wall. This scenario can quickly result in tall, blank walls adjacent to the street. In
order to maintain visibility and lines of sight, staff recommends as a condition of approval that no
fences be installed on top of the wall, and any fence constructed between the wall and the front
facade of the home be constructed of open, decorative, and/or ornamental materials that are less
than 60% opaque.

The proposed variance will not alter the essential character of the locality or be injurious to the use or
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the
health, safety, or welfare of the general public or of those utilizing the property or nearby properties.

The proposed retaining wall at the top of the slope will not alter the essential character of the
locality or be injurious to the use or enjoyment of other properties in the vicinity. Many similarly
situated properties around Lake of the Isles are located atop slopes and have retaining walls
maintaining modified grade between the home and the public sidewalk. The property directly to the
north, 2427 East lake of the Isles Parkway, has a wall along the front and side of the home in the
established front yard that does not retain natural grade that would be similar in size to the
proposed wall at the subject property.

The proposed retaining wall would not be detrimental to the health, safety, and welfare of the
general public. The property most affected by the presence of the retaining wall would likely be the
adjacent property to the south. The top of the wall would be located two feet higher than the first
floor elevation of this property. As such, it is unlikely that the wall would obstruct views from this
vantage point or detract from a sense of openness. Further, the adjacent home has a row of hedges
along the shared property line that would substantially limit visibility of the wall.

The wall would play an important role in on-site stormwater management. The retaining will enable
the creation of a level green space between the home and the slope, which will allow stormwater to
infiltrate into the on-site stormwater retention system rather than flowing down the slope as
currently occurs.

The Department of Community Planning and Economic Development has analyzed the application for a
variance to reduce the established front yard setback from 55.4 feet to 45 feet to allow a patio larger

than 100 square feet in area based on the following findings:

l.

Practical difficulties exist in complying with the ordinance because of circumstances unique to the property.
The unique circumstances were not created by persons presently having an interest in the property and are
not based on economic considerations alone.

The applicant proposes to construct a patio with an area of 957 square feet along the front fagade of
the proposed home. A substantial portion of the patio would be located in front of the established
front yard setback line. A practical difficulty exists due to the unique size and location of the
property as well as the unusually large front yard setback created by the adjacent home to the
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south. The area of the subject property is 38,173 square feet. Including the driveway lot, the area is
53,562 square feet. In contrast, the typical lot in the RI district is 6,000 square feet, and average size
of residential zoning lots within 350 feet of the subject property is approximately 10,369 square feet.
Even after the property is split, the remainder of 2505 East Lake of the Isles Parkway would have an
area of 21,561 square feet (36,950 square feet including the driveway lot). Other properties around
Lake of the Isles Parkway generally range from|5,000 to 20,000 square feet (although several
outliers exist in both directions). Even after the property is split, the property would be among the
larger lots on the lake.

The regulations governing permitted obstructions in required yards and building setbacks create a
predictable development pattern throughout neighborhoods where lots are narrow and streets are
straight. However, the subject property is among the largest low-density residential zoning lots in
the city, and Lake of the Isles Parkway follows the shoreline rather than the typical grid pattern. As
such, the home does not relate to the surrounding structures in the same manner as typical homes
throughout the city.

Observing the 100-square-foot limit on patio area is disproportionate to the very large size of the
lot and corresponding size of the home. It also does not anticipate a 45-foot separation distance
between the edge of the patio and the street, and the lack of close neighbors. These factors create a
practical difficulty that is unique to the property.

Staff recognizes that an outdoor social space in front of the proposed house could easily be
accomplished without a variance. The large size of the lot introduces a wide variety of layout
options that meet zoning requirements. However, staff recognizes that a large property presents its
own set of unique challenges, especially in light of a zoning ordinance that deals almost exclusively
with absolute numbers rather than proportions. Challenges such as this arise when regulations are
tailored to 5,000 to 6,000 square foot lots.

The large established front yard setback, the unique size of the property, and the setting of the
property with regards to other homes are circumstances unique to the property that were not
created by the applicant.

The property owner or authorized applicant proposes to use the property in a reasonable manner that will
be in keeping with the spirit and intent of the ordinance and the comprehensive plan.

The applicant proposes to use the property in a reasonable manner. Many similarly situated homes
around the lake have ground-level patios in the front yard, including the adjacent property to the
north.

The intent of the size limitation for patios in the front yard setback is to provide for an open and
park like setting along a block face and to limit haphazard development between the house and the
street. The patio would be located adjacent to the home, 45 feet from the front sidewalk, atop a |7-
foot slope. Due to the location of the patio atop the hill, the patio itself would not be visible from
the public right of way, although furniture may be visible. The area between the sidewalk and the
patio would be landscaped. The patio would extend eight feet from the portion of the front fagade
closest to the street, which is the same distance that a front porch may project.

The proposed variance will not alter the essential character of the locality or be injurious to the use or
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the
health, safety, or welfare of the general public or of those utilizing the property or nearby properties.

The proposed structure is in keeping with the essential character of the locality. In Minneapolis,
outdoor social space in the front of the home typically takes the form of a covered front porch.
Front porches are allowed to extend up to 8 feet from the front facade of the house into the



Department of Community Planning and Economic Development
BZZ-7477

setback, and there is no size limit provided the porch does not exceed the maximum depth.
However, covered front porches are a somewhat proscriptive design feature that may not be
appropriate in all settings. Lake of the Isles Parkway exhibits some of the most distinctive and
historically significant homes in the city embodying a wide variety of architectural styles. Many
homes contain front porches, but many more do not. However, nearly all homes have some form of
outdoor social space in the front of the home to enjoy the proximity to the lake. Staff finds that a
ground-level patio in front of the proposed home will not alter the essential character of the area
due to the prevalence of similar development in the vicinity.

The home that currently exists at the subject property contains a large cement patio that spans the
entire width of the dwelling. The area of the existing patio is 2,925 square feet and it extends as
close as 27.5 feet from the property line. Approximately 2,065 square feet of the patio is located in
the established front yard. In contrast, the proposed patio has an area of approximately 957 square
feet with approximately 72| square feet located in the established front yard setback. The proposed
patio would be located 45 feet from the front lot line.

The variance will not be detrimental to the health, safety, and welfare of the general public. The
adjacent neighbor to the south would likely be most affected by the patio. The patio would not
extend along the southern portion of the front facade of the proposed home. At its closest point,
the patio would be located 35 feet from the shared property line and approximately 45 feet from
the principal structure on the adjacent property.

The Department of Community Planning and Economic Development has analyzed the application for a
variance to develop on or within 40 feet of the top of a steep slope based on the following findings:

l.

Practical difficulties exist in complying with the ordinance because of circumstances unique to the property.
The unique circumstances were not created by persons presently having an interest in the property and are
not based on economic considerations alone.

A steep slope exists along the entire East Lake of the Isles Parkway frontage and a portion of the
25t Street West frontage. The slope rises approximately 17 feet from the sidewalk over a
horizontal distance of approximately 40 feet towards the interior of the site. Without a variance,
any development on the site must be located 40 feet from the top of the slope, resulting in an 80-
to 100-foot setback from the front property line. As proposed, the front facade of the home ranges
in distance from 10 to 20 feet from the top of the slope and more than 55 feet from the front
property line. The proposed home is in line with the adjacent home to the south. The adjacent
home is similarly situated with regard to the steep slope.

Even with an 80- or 90-foot setback, due to the large size of the property, a home that meets zoning
requirements could be constructed without a variance. However, pushing the structure substantially
further from the front lot line would not match the character of the area. Further, a development
variance would still be necessary because the retaining wall and walkway would be on or within 40
feet from the top of the steep slope. The presence of the steep slope and its impact upon the
buildable area of the lot are practical difficulties unique to the property not created by the applicant.

The property owner or authorized applicant proposes to use the property in a reasonable manner that will
be in keeping with the spirit and intent of the ordinance and the comprehensive plan.

The purpose of the Shoreland Overlay District is to preserve and enhance the environmental
qualities of surface waters and the natural and economic values of shoreland areas. In order to
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ensure that adverse environmental impacts are minimal or nonexistent, development on or within
40 feet of the top of a steep slope in the Shoreland Overlay District can only be approved through a
variance. According to the zoning ordinance, development on a steep slope may be approved if
certain conditions are met:

I. Development must currently exist on the steep slope or within 40 feet from the top of a steep slope
within 500 feet of the proposed development.

Development currently exists on the subject property as well as within 500 feet of the
project area. The adjacent property to the south has similar topographical features as the
subject property and the home on this property is located within 40 feet of the top of a
steep slope.

2. The foundation and underlying material must be adequate for the slope condition and soil type.

Although the front portion of the lot changes elevation by |7 feet over a horizontal distance
of between 40 and 50 feet, the remainder of the site is relatively level. The buildable area of
the lot would be stabilized by a retaining wall that would be located at the top of the slope.
According to NCRS soil maps?, the soil type appears to be suitable for development. The
footings and foundation will be required to comply with all building code requirements.

3. The development shall present no danger of falling rock, mud, uprooted trees or other materials.

The proposed development will present no danger of falling rock, mud, uprooted trees or
other materials. All erosion control mechanisms will be installed prior to the demolition of
the current home. An erosion control plan and stormwater pollution prevention plan were
created by a civil engineer to ensure that construction and conservation techniques are
effective and appropriate for this setting.

4. The view of the developed slope from the protected water shall be consistent with the natural
appearance of the slope, with any historic areas, and with the surrounding physical context.

The slope will be landscaped with native grasses and trees. The proposed planting material,
called fescue grass, is a thick and hearty natural meadow grass that requires little
maintenance and grows to a length that far exceeds typical turf grass. Several photos
showing this planting material are available in the attachments (pg. 48) . The usage of this
material is intended to create a restored and natural looking setting. A mature cottonwood
tree with a trunk diameter of 54 inches will be preserved. However, several mature trees
would be removed (visibility and mitigation are addressed in the additional Shoreland
findings).

2 The Natural Resource Conservation Service (NRCS) is a department within the US Dept. of Agriculture that creates and archives soils maps
for public use. Site design has assumed a hydrologic soil group ‘B’ based on the available soils maps. Group B soils have moderate infiltration
rates when thoroughly wetted and consist chiefly of moderately deep to deep, moderately well to well drained soils with moderately fine to
moderately coarse textures. These soils have a moderate rate of water transmission (0.15-0.30 in/hr)
(http://wetlandstudies.com/newsletters/20 | 2/september/docs/hydro_soil_groups.pdf)
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The view of the slope from the protected water will be similar to the view of most other
residential properties in the vicinity. Although the proposed home would be taller than the
existing home, it would be set back further form the front lot line than the existing home.

The proposed single-family residence is in keeping with the planned character of the area, and the
erosion control plan and stormwater management plan sufficiently demonstrate that the
development addresses the aesthetic and environmental concerns listed in Chapter 551, Article VI,
Shoreland Overlay District.

The proposed variance will not alter the essential character of the locality or be injurious to the use or
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the
health, safety, or welfare of the general public or of those utilizing the property or nearby properties.

Strict development standards in the Shoreland Overlay District were created to ensure that new
development does not adversely affect the health, safety, and welfare of both the human and natural
environment. In order to ensure that the project will not adversely affect the quality of protected
bodies of water or the natural environment, shoreland development variances require the
submission of an erosion control plan. This plan is discussed in the additional findings for the
Shoreland Overlay District, and a preliminary version of the plan can be found in the attachments. If
the erosion control plan is implemented in the manner described then the development should not
be injurious to the use or enjoyment of other properties or detrimental to the natural environment.

Additional Standards for Variances within the SH Shoreland Overlay District

In addition, the Zoning Board of Adjustment shall consider, but not be limited to, the following factors
when considering conditional use permit or variance requests within the SH Shoreland Overlay District:

l.

The prevention of soil erosion or other possible pollution of public waters, both during and after construction.

The site currently accommodates a sprawling single-story home and a large amount of impervious
surfaces in the front and rear yards. The edge of the patio in front of the home coincides with the
top of the steep slope. Due to the large amount of impervious surfaces and lack of effective
stormwater management, the site generates a substantial amount of surface runoff. The runoff has
stripped the hillside of ground cover and exposed the roots of the trees and bushes on the slope.

To ensure that the new home does not create similar issues, the applicant has created a detailed
erosion control plan and accompanying stormwater pollution prevention plan (SWPPP) drawn to a
significant level of detail (found in attachments pp.36-48). The plan is based on best industry
practices as well as Better Site Design (BSD)/Low Impact Development techniques. The plans
address specific environmental concerns that appear in the zoning ordinance including grading and
filing (551.510), removal of vegetation (551.520), and stormwater management (551.530). Prior to
any work being done on the property, the soil erosion control plan must be approved by the
department of Public Works and the Zoning Administrator.

Erosion control will be installed prior to the demolition of the existing home, and work on the site
will be phased so that the smallest amount of bare ground is exposed for as short a time as feasible.
Examples of other techniques outlined in the plan are mandatory time frames for grade stabilization
after disturbance, perimeter protection, heavy-duty erosion control blankets installed on all slopes, a
rock construction entrance, inlet protection at all public and private catch basins, and frequent
street sweeping.

The steep slope will be re-graded and stabilized with retaining walls at the top and bottom of the
hill. Permanent erosion control will consist of sod on flat portions of the site and native grasses
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(fescue) on the hillside. Native grasses can be an effective erosion control technique because their
roots take hold quickly and they are typically more robust than turf grass.

An extensive stormwater drainage analysis was performed at the subject property culminating in the
creation of a stormwater pollution prevention plan (SWPPP). A summary of the analysis and the
SWPPP can be found in the attachments, and the calculations themselves can be made available upon
request. A stormwater management treatment system will be implemented to reuse a substantial
portion of water that is captured on site. An underground rain-harvesting cistern will be
constructed on-site to capture the stormwater runoff from the house and driveway, thereby
substantially reducing runoff. Overflow from the cistern will be directed to a perforated storm
sewer pipe with rock bedding.

Retaining existing trees and landscaping is often regarded as the best form of erosion control. The
applicant proposes to preserve the 54” cottonwood that currently exists on the slope. However,
most other trees on the hillside would be removed. These trees consist of which consist of elm, ash,
and box elder. According to Section 551.520(1) from the zoning code, the clear cutting of
vegetation is prohibited in the shoreland areas unless necessary for an approved development,
except that diseased vegetation and noxious weeds may be removed. According to the applicant, a
certified arborist has reviewed these trees and has recommended their removal due to current
plant disease issues that affect these trees. Best management practices will utilized with the removal
of the trees. The trees would be cut at their base and ground down to the stumps while keeping the
root structures in place. Maintaining the root systems will stabilize the slope until the fescue lawn
and additional landscaping becomes established. In order to mitigate the environmental impact
sustained from the loss of mature trees, staff recommends as a condition of approval that trees
removed from the slope be replaced at a |:] ratio with trees that are well-suited for the climate and
location.

If the plans are implemented in the manner described then the project should not contribute
towards soil erosion and will not degrade the quality of the protected water, both during and after
construction.

The proposed structure would be located on the south portion of the subject property, leaving the
north portion available for a second home. Although a second shoreland development variance
would not be necessary if permits for a new home are applied for within two years of an approved
variance, staff recommends as a condition of approval that a new or substantially revised erosion
control plan be approved by the department of Public Works and by the Zoning Administrator prior
to the issuance of a building permit for a new home during this period.

Limiting the visibility of structures and other development from protected waters.

The SH Shoreland Overlay District requires that selective vegetation can be removed, provided
sufficient vegetative cover remains to screen development when viewed from the protective water.
Several trees and shrubs would be removed on the hillside. Although these sensitive areas would be
re-vegetated with hearty meadow grasses and stabilized in a timely manner, the fescue grass would
not screen the home as effectively as the existing trees and shrubs. In addition, the new home would
be two-stories rather than one-story.

As a result, the home would be more visible from the lake than the current home. However, the
new home would be no more visible than other similarly situated homes, and would be located ten
feet further from the water than the existing home. A line of trees and tall grasses currently existing
along the lakeshore and a second line of trees existing along the boulevard would provide a
reasonable amount of screening. A cottonwood with a diameter of 54 inches located on the slope
would be preserved. In order to mitigate the loss of several mature trees, staff reaffirms its
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recommendation requiring the replacement of trees removed from the slope at a I:| ratio. As
proposed, seven trees would be removed from the slope.

Finally, the home would be located in the Lake of the Isles Potential Historic District. Many stately
and architecturally significant homes are located in the vicinity of the subject property and
contribute to the character of the area arguably as much as the lake itself. In the past, the subject
property accommodated the Gates mansion, which is believed to have been the largest residence in
Minneapolis. Traditional building materials and architectural features of the proposed home fit the
historic character of the area to a much greater degree than the existing home. However, modern
building elements such as the one-story connections with green roofs and large windows effectively
distinguish the home from potential historic resources. Therefore, staff finds that visibility from the
protected water is limited by the existing mature vegetation in the right of way, tree preservation
and replacement, the re-vegetation of the hillside with meadow grasses and the consistency of the
design with the surrounding homes.

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that
the development may generate.

The new home will not generate any watercraft.

RECOMMENDATIONS ‘

The Department of Community Planning and Economic Development recommends that the Zoning
Board of Adjustment adopt staff findings for the application by Lars Peterssen for the properties located
at 2505 East Lake of the Isles Parkway and 2514 Lake Place:

A. Variance of the established front yard setback.

Recommended motion: Approve the application to reduce the established front yard from 55.4
feet to 29.5 feet to allow a retaining wall that retains modified grade, subject to the following
conditions:

I. Approval of the final site, elevation, and floor plans by the Department of Community
Planning and Economic Development;

2. All site improvements shall be completed by November 19, 2017, unless extended by the
Zoning Administrator, or the permit may be revoked for non-compliance;

3. The retaining wall may extend no more than three (3) feet above the grade adjacent to the
base of the wall facing the front lot line.

4. No fences may be installed on top of the retaining wall, and any fence constructed between
the retaining wall and the front fagade of the home must be constructed of open,
decorative, and/or ornamental materials that are less than 60% opaque.

B. Variance of the established front yard setback.

Recommended motion: Approve the application to reduce the established front yard setback
from 55.4 feet to 45 feet to allow a ground-level patio greater than 100 square feet in area,
subject to the following conditions:

I.  Approval of the final site, elevation, and floor plans by the Department of Community
Planning and Economic Development;
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2. All site improvements shall be completed by November 19, 2017, unless extended by the
Zoning Administrator, or the permit may be revoked for non-compliance;

C. Variance of the SH Shoreland Overlay District development standards.

Recommended motion: Approve the application to permit development in the SH Shoreland
Overlay District on or within forty (40) feet of the top of a steep slope, subject to the following
conditions:

I. Approval of the final site, elevation, and floor plans by the Department of Community
Planning and Economic Development;

2. All site improvements shall be completed by November 19, 2017, unless extended by the
Zoning Administrator, or the permit may be revoked for non-compliance;

3. In order to maintain the natural appearance of the slope, trees that are removed shall be
replaced at a |:| ratio in the area between the front lot line and the retaining wall located
29.5 feet behind the front lot line, and between the north and south side lot lines. Trees
shall be spaced more of less evenly along the entirety of the slope. Trees included in this
calculation shall be a minimum of two and one-half (2.5) inches caliper in size, measured at
breast height.

4. Approval of a soil erosion control plan as part of the site plan review application;

5. If a building permit for a new home on the north property is applied for before November
19, 2017, a new or substantially revised erosion control plan shall be approved by the
department of Public Works and by the Zoning Administrator prior to the issuance of a
building permit.

D. Variance to allow a retaining wall retaining modified grade in the south required
interior side yard.

Staff has returned the variance application to the applicant.

E. Variance to allow a window well in the north required interior side yard.
Staff has returned the variance application to the applicant.

F. Variance to allow a patio in the north required interior side yard.

Staff has returned the variance application to the applicant.

ATTACHMENTS \

Zoning map

l.

2. Written statement and variance findings by applicant
3. Land survey of existing and proposed conditions

4. Floor plans and elevation drawings

5. Photographic simulations

6. Development plan for northern parcel

7. Erosion control / Stormwater management plan and analysis
8. Photographs of site

9. Potential Historic Resource determination letter

10. Letters to neighborhood group and Ward 7 office

I

— O

. Correspondence
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EXHIBIT "A"
Legal Description

File No. 14-16105

Par 1:

The Southwesterly 81.09 feet front and rear of Lot 2, except the Northwesterly 58
feet 6 inches of the Southeasterly 63 feet of the Northeasterly 3 feet thereof;

All of Lot 3, and the Southeasterly %2 of that certain vacated alley adjacent to said
premises, and bounded by the side lines of said premises extended Westerly to the
center of said alley, except the Southwesterly 90 feet front and rear of said Lot 3,
and of said Southeasterly ¥ of alley adjacent to said Southwesterly 90 feet,

All'in Block 8, Lake of the Isles Addition to Minneapolis, Hennepin County,
Minnesota.

Par 2:
Lot 5; and Northwesterly ¥z of vacated alley lying between extensions of side lines
of said Lot,

Block 8, Lake of the Isles Addition to Minneapolis, Hennepin County, Minnesota.

Par 3:

Lot 6; and Northwesterly ¥z of vacated alley lying between extensions of side lines
of said Lot, Block 8, Lake of the Isles Addition to Minneapolis, Hennepin County,
Minnesota.



2505 EAST LAKE OF THE ISLES PARKWAY

REVISED NOVEMBER 5, 2015

STATEMENT OF PURPOSE AND PROJECT DESCRIPTION

The proposed project at 2505 East Lake of the Isles Parkway is a new, two-story single-family
home with an accessory dwelling unit (ADU) that will be both contextual with the neighborhood
and provide a modern living experience for our clients and their family. The design of the home
features three stone pavilions with either cedar shake or copper gable roofs. These more
traditional forms are reminiscent of older stone homes along Lake of the Isles. One pavilion
comprises the private areas of the home, another along the lake the formal spaces, and the third,
towards the back of the site, the three-car garage and ADU. These pavilions are joined by flat-
roofed sections that allow sweeping vistas of the lake and the neighborhood as well as the
interior courtyard formed by the house. As is currently the case, the reconstructed driveway will
occupy a portion of the lot at 2514 Lake Place, which is under common ownership with the 2505
parcel.

Green roofs are being explored for the flat roof portions of the house to reduce both energy
consumption and rainwater runoff during the summer months. Runoff from onsite hardcover and
terraces will be captured and stored in a cistern and reused for irrigation, further protecting the
water quality of Lake of the Isles. A geothermal heat pump adds another environmentally-
friendly feature to the home; a solar panel installation is also being considered. New trees are
planned to replace the existing damaged, diseased or invasive trees that will be removed from the
site. Existing significant trees located outside the proposed areas of work are intended to remain
and be maintained.

The house is located on the southern portion of the site, which creates a large open yard on the
northern side overlooking Lake of the Isles. The existing 2505 parcel comprises two, very large
platted lots totaling 38,173 SF in area. Although there are no current plans for additional
development, a lot line adjustment and tax parcel division of the existing 2505 parcel will be
applied for separately in order for the north yard to have the potential for development with a
second home. For purposes of this application, the lot on which the new home will be located is
referred to as “Lot A” and the lot that will serve as the north yard is referred to as “Lot B.”
Assuming approval of the lot line adjustment, the area of Lot A will be 21,561 SF and the area of
Lot B will be 16,612 SF.

The new home will sit further from the lake than the existing house and will have less breadth
along East Lake of the Isles Parkway. The proposed home is 100°-4” wide, compared with the
approximate 170-foot width of the existing house. In addition to a smaller lakeside facade, the
footprint of the proposed home is 6,525 SF (less than the current 7,495 SF house), and its gross
floor area is 8,916 SF, yielding a floor area ratio of 0.41 based on the area of Lot A (well below
the allowable FAR of 0.5). We have taken care to ensure that this home is a good neighbor and
an asset to the architectural character of the Parkway and neighborhood. As such, we are not
seeking any variances for height, building bulk, or percentage of hardcover.



The proposed project requires the following variances to allow: 1) development on and within 40
feet of a steep slope in the Shoreland Overlay District; 2) retaining walls higher than three feet
(the proposed design is for four feet) in the required front and corner side yards; and 3) a patio
greater than 100 SF in area in the required front yard.

REQUIRED FINDINGS FOR VARIANCES

1) Practical difficulties exist in complying with the ordinance because of circumstances unique
to the property. The unigque circumstances were not created by persons presently having an
interest in the property and are not based on economic considerations alone.

Development on and within 40 feet of a steep slope in the Shoreland Overlay District.

A steep slope with irregular contours is located in the front part of the property. The existing
home and terraces are located within 40 feet of the top of this slope. The proposed new home
and front patio would also be located within 40 feet of the top of the slope, but further away than
the existing development. In addition, a new stair and walkway are proposed to connect the
house to the public sidewalk in front of the lot — no such access to the street currently exists.
Compliance with the ordinance would reduce the buildable area of the lot compared to existing
conditions. The new home is proposed to be built at the 55’-4” front yard setback established by
the adjacent house to the south, which is also located within 40 feet of the top of the steep slope.

The existing grade / steep slope along this segment of Lake of the Isles Parkway was unnaturally
created and manipulated when the Parkway was constructed and over time as a series of houses
were constructed on this property, including the Gates Mansion. When the existing structure was
built, the grade and slope were again manipulated to accommodate views of the lake and create a
usable front yard space adjacent to the Parkway. A series of low retaining walls were built to
support the grading and slope, however these walls have deteriorated. In addition, the existing
hillside appears to have been severely degraded over time, exposing roots of existing trees and
washing out groundcovers and landscaping, due to erosion from stormwater runoff.

Many of the existing trees located on the steep slope that are proposed to be removed are tree
species consisting of elm, ash and boxelder. A certified arborist has reviewed these trees and has
recommended their removal due to current plant disease issues that affect these trees. Best
management practices will be utilized with the removal of the trees, cutting the trees off at the
base of the tree and grinding down the stumps while keeping the root structures in place in an
effort to help with stabilizing the soils until final landscaping is to commence. New native trees
will be planted along the front of the home and elsewhere on the property.

The proposed design will repair and extend the existing retaining walls and construct new
retaining walls in the steep slope area in order to minimize the amount of run-off to the existing
sloped areas. The new grading design will collect and divert the onsite runoff into a new site
drainage system that will repurpose the collected water for irrigation. The sloped areas of the
site will be restored with new vegetation that will require minimal maintenance and stabilize the



sloped areas of the site. The retaining wall system will also create a more usable front yard
space.

Retaining walls higher than three feet in the required front and corner side yards.

There is an existing 4 — 4.5-foot retaining wall on the east side of the north property line. The
existing retaining wall on the west side of that property line is approximately 2 feet high. The
proposed design will extend the existing 4 — 4.5 foot high retaining wall along the entire north
property line in order to better manage the grades and runoff. In addition, a new, 4-foot retaining
wall is proposed to be constructed approximately 29.5 feet from the front property line and
partially wrap around the sides of the front lawn above the steep slope. This new retaining wall
will stabilize the lawn area and provide runoff control. The 4-foot height is called for in order to
provide a safety edge (it will extend 1.5 feet above grade on the lawn side. A height variance for
this new retaining wall would not be required if the generally-applicable 25-foot yard required,
instead of the increased, 55°-4” front setback.

Patio greater than 100 SF in area in the required front yard.

The 55’-4” front yard setback for this lot is more than twice the generally-applicable 25-foot
setback for the R1 District. The patio in front of the existing house comes as close as 27.5’ to the
front property line. In comparison, the proposed patio will be over 44 feet from the front lot line
and much smaller than the existing patio, both in overall area and area within the front yard.
Many homes along the Parkway with similar increased front setbacks have paved, ground-level
outdoor spaces in the front yard for the enjoyment and view of the lake. In addition, a 100-foot
limit on patio area in the front yard is disproportionate with the very large size of this lot and the
reasonable corresponding size of the proposed house.

2) The property owner or authorized applicant proposes to use the property in a reasonable
manner that will be in keeping with the spirit and intent of the ordinance and the comprehensive
plan.

Development on and within 40 feet of a steep slope in the Shoreland Overlay District.

The Shoreland Overlay District is established to preserve and enhance the environmental
qualities of surface waters and the natural and economic values of shoreland areas within the
city. The proposed development is consistent with the spirit and intent of the ordinance because
it complies with the following conditions that must be met for a variance to allow development
on or within 40 feet of a steep slope:
1. Development currently exists on the subject property and on the adjacent property to the
south that is on the steep slope and within 40 feet of the steep slope.
2. The foundation of the new house will be located on an area of the lot that has little slope,
the soil type is suitable for development and the footings and foundation will be required
to comply with building code requirements.



3. The proposed development will present no danger of falling rock, mud, uprooted trees or
other materials. A soil erosion control plan and a landscaping plan address these
environmental concerns. Runoff from the site will be reduced.

4. The view of the developed slope from the protected water will be consistent with the
existing view of the developed site and the other residential lots along the Parkway. The
condition and appearance of the slope will be improved from its current degraded state.

The proposed development is a reasonable use of the property that is similar to the existing
conditions on this lot and to other residential properties along the Parkway. In addition, the
Zoning Code requires new homes to include a paved walkway leading from the front door to the
public sidewalk, a feature that is absent from the current house.

Retaining walls higher than three feet in the required front and corner side yards.

The intent of the ordinance limiting the height of fences (and retaining walls that don’t retain
natural grade) to three feet in a front or corner side yard is to preserve a feeling of openness
along the public sidewalk and to prevent blocking of views of oncoming traffic at driveway and
street intersections. Because the property currently slopes up steeply from the sidewalk and
existing retaining wall, the repaired and new retaining walls will not block views into or out of
the property or at the corner. The proposed height of the retaining walls is consistent with the
intent of the ordinance and is reasonable in context of the slope condition on this lot. Further,
retaining walls of greater than 3 feet are commonly used to mitigate the grade on properties
around lakes in Minneapolis.

Patio greater than 100 SF in area in the required front yard.

The intent of the ordinance limiting the size of patio areas in the front yard is to provide for open
space and pervious area and to prevent use of front yards for off-street parking. The proposed
patio is not accessible to vehicles and the increased front yard setback on this lot ensures
substantial pervious area in front of the house. The patio will be approximately 18 feet above the
elevation of the adjacent public sidewalk and will be set back more than 44 feet from the front
property line. The proposed patio area and location are reasonable in light of the size and front
yard setback on this lot and consistent with the intent of the ordinance.

3) The proposed variance will not alter the essential character of the locality or be injurious to
the use or enjoyment of other property in the vicinity. If granted, the proposed variance will not
be detrimental to the health, safety, or welfare of the general public or of those utilizing the
property or nearby properties.

Development on and within 40 feet of a steep slope in the Shoreland Overlay District.
The requested variance to allow construction of a new home and patio further from the top of the

steep slope than the existing development and to allow the proposed stairs and walkway to the
street and proposed retaining walls is consistent with the character of residential properties along



the Parkway and will have no injurious or detrimental effects. Pervious area will increase and
stormwater runoff will be managed more effectively to prevent existing erosion problems.

Retaining walls higher than three feet in the required front and corner side yards.

The proposed retaining walls are similar to existing conditions and will not alter the character of
the area or have injurious or detrimental effects due to their 4-foot height.

Patio greater than 100 SF in area in the required front yard.
The proposed patio is smaller and further set back than the terrace of the existing house, so it will

not alter the essential character of the area or have injurious or detrimental effects. It is also
similar in character to front yard patios and terraces of other residences along the Parkway.

Additional Considerations for the Variance to Allow Development on and within 40 Feet of a
Steep Slope in the Shoreland Overlay District

1) The prevention of soil erosion or other possible pollution of public waters, both during and
after construction.

The proposed retaining wall system, grading changes and re-vegetation of the steep slope are
intended to minimize erosion due to stormwater runoff. A soil erosion control plan will manage
environmental impacts during and after construction.

(2) Limiting the visibility of structures and other development from protected waters.

The new home proposed for the site will be set back 55°-4” from the street, much further from
that from the lake, and further back than the existing house. Vegetation will further screen views
of the house from the lake.

3) The suitability of the protected water to safely accommodate the types, uses and numbers of
watercraft that the development may generate.

The property does not have direct access to Lake of the Isles and will not require the
accommodation of watercraft.

US.103201920.02



874.8

O

LEGAL DESCRIPTION:

Par 1: The Southwesterly 81.09 feet front and rear of Lot 2,
except the Northwesterly 58 feet 6 inches of the
Southeasterly 63 feet of the Northeasterly 3 feet thereof; All
of Lot 3, and the Southeasterly 1/2 of that certain vacated
alley adjacent to said premises, and bounded by the side
lines of said premises extended Westerly to the center of
said alley, except the Southwesterly 90 feet front and rear of
said Lot 3, and of said Southeaterly 1/2 of alley adjacent to
said Southwesterly 90 feet, All in Block 8, Lake of the Isles
Addition to Minneapolis, Hennepin County, Minnesota.

Par 2: Lot 5; and Northwesterly 1/2 of vacated alley lying
betwee extensions of side ines of said Lot, Block 8, Lake of
the Isles Addition to Minneapolis, Hennepin County,
Minnesota.

Par 3: Lot 6; and Northwesterly 1/2 of vacated alley lying
betwee extensions of side ines of said Lot, Block 8, Lake of
the Isles Addition to Minneapolis, Hennepin County,
Minnesota.

(PER CERTIFICATE OF TITLE NO. 116799)

AREA:

PARCEL AREA: 53,563 SF = 1.23 ACRES

SURVEY NOTES:

1. FIELDWORK COMPLETED OCTOBER 17, 2014.

2. BEARINGS ARE BASED ON THE HENNEPIN COUNTY
COORDINATE SYSTEM

3. THERE WERE NO EASEMENTS MEMORIALIZED ON THE
CERTIFICATE OF TITLE.

4. THERE WAS NO MENTION OF JUDICIAL LANDMARKS BEING
SET ON THE CERTIFICATE OF TITLE. CONSULT A TITLE
COMPANY TO RESEARCH IF THE BOUNDARIES OF TEH
SUBJECT PROPERTY HAVE BEEN ADJUDICATED BY COURT
ORDER.

BENCHMARK:

@3

CITY OF MINNEAPOLIS GEODETIC MONUMENT #452A ON
26TH NW OF LAKE PLACE.
ELEVATION =868.98 (NGVD29)

PROJECT BENCHMARKS SHOWN IN GRAPHICS

EXISTING IMPERVIOUS DATA:

'= HOUSE 7495 SF

DRIVEWAY 7361 SF
CONCRETE 8862 SF
WALLS 886 SF

2505 LAKE OF
THE ISLES PARKWAY E.

DAVID ERICSON

745 Spring Hill Road

Wayzata, MN 55391

CELL: 952-564-7362

EMAIL: dave.ericson@
mercedcapital.com

COUNTY:

HENMNEPRPIRN
CCOoOuUNNN T Y

SEAL:

THE STATE OF MINNESOTA DOES NOT
REQUIRE A SEAL.

REVISIONS:

DATE REVISION

10-21-14  INITIAL ISSUE
05-26-15  ADJACENT ROOF ELEVATIONS

TOTAL IMPERVIOUS AREA 24604 SF
% IMPERVIOUS COVERAGE (TO OHW  45.9%

CERTIFICATION:

SHOWN ARE IN THE EXACT LOCATION INDICATED
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