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M E M O R A N D U M  

DATE: February 4, 2016 

 

TO:  Planning Commission (February 8 meeting) 

 

FROM: Dan Olson, City Planner 

 

SUBJECT: Public Hearing: Gardendale Subdivision Application to create 10 new single-
family home lots, with variance request to reduce street width     

 

A. BACKGROUND 
 

SVK Development, owner of properties involved in the Gardendale Subdivision, is 
proposing a Preliminary Plat Application to create lots for 10 new single-family homes 
on two acres. The preliminary plat is located near the intersection of Georgia Avenue 
North and 32nd Avenue North, between Florida and Hampshire Avenues North.  All of 
the properties involved in this application are zoned Low Density Residential (R-1).  In 
addition to the preliminary plat, the applicant is also requesting a variance to reduce the 
required street pavement width from 30 feet to 28 feet.   Notice of the February 8 public 
hearing was published in the Sun Post on January 28 and mailed to owners within 350 
feet.  

 

Attachments: 
A. 2012 site location map 
B. Existing zoning map 
C. 2030 Land Use Comprehensive Plan map 
D. Project narrative 
E. Proposed preliminary plat and civil drawings (11 sheets) 

 

B. PROPOSED PROPERTY SUBDIVISION 
 
Neighborhood Meeting 
The applicant held a neighborhood meeting on January 27, 2016, which was attended by 
the City Planner, the City Engineer, the developer’s engineer, and 18 area residents.  
The purpose of the meeting was to provide information on the proposed project to nearby 
property owners.  Questions heard at the meeting related mostly to stormwater 
improvements and the impacts to the neighborhood during home construction.   

 
Comprehensive Plan 
According to the Comprehensive Plan, the 2030 planned land use for these properties is 
designated as Low Density Residential (LDR), with a maximum gross density of 5 units 
per acre.  The proposed single-family development, with its proposed gross density of 
4.96 units per acre, is consistent with this designation.  The Redevelopment chapter of 
the Plan identified these properties as a potential redevelopment site:   
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“This is a possible infill site for new single-family houses or low density 
townhomes.  The area does have challenges related to fragmented property 
ownership, wetlands and poor soils.  The City’s EDA could take a leading role in 
assembling the property for development, but this must be weighed against the 
other priorities of the EDA at any given time.  It is quite possible that this potential 
infill site will remain in more or less its current configuration for the foreseeable 
future” (page 43).    

 
Subdivision Design Features 
The subdivision (plat) is called Gardendale Subdivision.  The following are the notable 
design features of this subdivision: 
 
1. Zoning Requirements 

 Building setbacks – The proposed homes will meet the setbacks for the R-1 
district, which are 30 feet for the front and rear yards, and five feet for the side 
yard.  For Lots 1 and 2, Block 2, the front setback is measured from the cul-de-sac 
easement line which functions as a right-of-way/property line.  No part of the 
homes, including eaves, may be located within a drainage and utility easement.   

 Lot size and area – The proposed lots meets the lot area, width, and depth 
requirements of the R-1 district.   

2. Street and Pedestrian Access  

 Street access – Four lots will have driveway access off of existing streets:  Lots 1 
and 2, Block 1 will be accessed off of Hampshire Avenue North, and Lots 5 and 6, 
Block 2 will be accessed off of Florida Avenue North.  The remaining lots will be 
accessed off of a new public street, an extension of Georgia Avenue North. This 
street extension will extend northward to a cul-de-sac. Some of the right-of-way for 
this street extension exists already, and the rest will be dedicated through this 
platting process.  The City will have the applicant convey an easement for the cul-
de-sac through an easement agreement rather than a platted easement.  Then if 
the street is extended northward for future development, it will simply be a matter 
of vacating the easement. Although the new street meets the City’s 60-foot right-
of-way width requirement, the applicant is requesting a variance to the required 
street pavement width (see Section C, below).   

 Pedestrian connections – There is an existing bituminous trail on the west side of 
Hampshire Avenue and an existing sidewalk on the south side of 32nd Avenue 
North.  In 2016 Three Rivers Park District will reconstruct the sidewalk on 32nd to 
an 8-foot wide bituminous extension of the Bassett Creek Regional Trail.     

 Traffic impacts – According to the Comprehensive Plan, Hampshire Avenue North 
and 32nd Avenue North are minor collector streets. These streets are designed to 
provide access for neighborhoods to busier arterial streets such as Douglas Drive 
and Winnetka Avenue. Traffic impacts to this area will be minimal.   

 Curb cut for 6600 – 32nd Avenue North – The driveway access for this address is 
currently off of 32nd Avenue.  With this new development, the property owner has 
indicated an interest in closing the 32nd Avenue access and instead accessing 
their property off of the new Georgia Avenue street extension.  Staff has requested 
that SVK Development work with the property owner to install a new curb cut for 
6600-32nd Avenue North while they are constructing Georgia Avenue North.  Staff 
recommends this be made a condition of approval of the preliminary plat.   
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3. Utilities 
The proposed new homes on Hampshire and Florida Avenues North will connect with 
existing water, sanitary sewer and storm sewer mains.  New service connections will 
need to be installed for the homes on Hampshire. The following is a description of 
these existing mains: 

 

 Water main:  Existing 6” main in Hampshire and Florida Avenues; 16” in 32nd 
Avenue  

 Sanitary sewer main: Existing 15” main in Hampshire and 32nd ; 8” in Florida 

 Storm sewer main:  Existing 54” main in 32nd Avenue North 
 

New mains will be installed in the extension of Georgia Avenue North to service the 
lots accessed off of that street.  The following is a description of the new mains in 
Georgia Avenue:  
 

 Water main:  Proposed 6” main  

 Sanitary sewer main: Proposed 8” main  

 Storm sewer main:  Proposed 15” main 
 

An existing overhead utility line in the rear yard of lots 5 and 6, Block 2 would be 
located in a proposed 15-foot wide rear yard drainage and utility easement.  Private 
utilities will be buried underground.   

 
4. Grading, Drainage and Erosion Control – Engineering staff has reviewed the 

preliminary grading, drainage and erosion control plans and found them acceptable. 
Test pits were dug by the applicant in January, 2016 and found clay soils that the 
applicant determined are acceptable for the construction of single-family housing. The 
applicant will improve an existing drainage ditch to the rear of the lots in Block 2 to 
make it a more effective stormwater detention basin.  This basin will then allow for 
drainage to new stormwater sewer infrastructure in Georgia Avenue North, with a 15-
foot wide rear yard drainage and utility easement conveyed to the City on each lot.   
With the exception of this drainage basin easement, the typical drainage and utility 
easements for each lot are 10 feet along front and rear property lines and five feet 
along side yard property lines. The applicant will also request that the City Council 
vacate an existing drainage and utility easement on Outlot A, Professors Addition 
since this easement will be replaced with new easements.  Erosion control techniques 
that will be used on-site include silt fences, inlet protection, and a gravel construction 
entrance.  The applicant is required to have the Bassett Creek Watershed 
Management Commission review the erosion control plan, and this has been made a 
condition of approval of the preliminary plat.     
 

5. Wetland Impacts – A wetland delineation report was completed for the applicant by 
Kjolhaug Environmental Services in November, 2015. One 385 SF wetland was 
identified on Lots 1 and 2, Block 2, adjacent to a drainage ditch that is to be improved 
as a stormwater detention basin.  The City Engineer has reviewed the applicant’s civil 
drawings, and determined that there will not be a negative impact on this wetland.   

 
6. Landscaping – The applicant has completed a tree inventory of the properties (sheet 

L1.1 of Attachment F).  Many of the trees removed are ash and elm trees, and these 
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removals are in conformance with City Code requirements. The landscape plan on 
sheet L2.1 shows that all ten lots will have at least one added tree.  These additional 
trees are American larch, swamp white oak, river birch, ironwood, blue beech, 
prairiefire crabapple, and red jewel crabapple.  These species are in conformance 
with the City’s requirements.   

 

7. Park dedication – This subdivision is subject to the City’s park dedication 
requirements.  Since Valley Place Park is located adjacent to this development, there 
is not a need for park land within this development. Therefore, the applicant will be 
required to make a cash payment in lieu of dedicating park land.  In this case, the fee 
is $11,340 which is 2% of the $63,000 value of each lot, providing a credit for the 
existing home on the property. The payment of this park dedication fee will be a 
condition of approval of the final plat.    

 

C. VARIANCE  

 
According to City Code Section 505.21, Subd. 4, public improvements must comply with the 
City’s subdivision regulations as well as other applicable sections of City Code.  City Code 
Section 800.01 requires a street pavement width of at least 30 feet. The applicant is 
requesting a variance to the required public street pavement width by reducing the width for 
the proposed extension of Georgia Avenue North from 30 feet to 28 feet.  Parking would be 
allowed on both sides of the street.  The fire department and engineering staff have reviewed 
this variance request and found it acceptable. According to City Code Section 515.05, Subd. 
2, the following are the relevant criteria to approve a variance, 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 both City Codes and the Comprehensive Plan is 
to improve stormwater management by reducing the amount of impervious 
surface in the city.  Therefore, the request to reduce the street pavement 
width for the Gardendale Subdivision is in conformance with City policies.  

 
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. 
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Response:  The use of this land area for a public street is a reasonable 
use permitted by the City’s subdivision and zoning codes.  The Georgia 
Avenue street extension is located in an existing public right-of-way 
approved by the City, and since this street is located in an established 
neighborhood it is preferable to lessen the impact of the street on 
neighboring residential properties by allowing for a smaller street.  Since 
the street is only proposed to be reduced in width by two feet, the 
essential character of this area is not proposed to change.   

 
c)  Economic considerations alone do not constitute practical difficulties. 
 

Response:  Since the goal of a reduced street width is to improve 
drainage in the area by reducing the amount of impervious surface, 
economic considerations alone are not considered to be the sole reason 

for requesting this variance.  

 
 

D. REQUESTED ACTION 
 

The Planning Commission is being asked to make a recommendation to the City 
Council to either deny or approve the preliminary plat and variance application and to 
create lots for ten new single-family homes near the intersection of Georgia Avenue 
North and 32nd Avenue North.   This recommendation should include findings of fact 
either for or against the proposal. The Commission may reference the findings for 
approval in Sections B and C, above. Staff is recommending approval of the preliminary 
plat and variance request, subject to the following conditions: 
 
1. The following information must be submitted prior to the City Council meeting where 

the Final Plat is considered for approval: 
a) An Abstract of Title or Title Certificate for the land included in the 

subdivision;   
b) Special Land Use Application to vacate the drainage and utility easement in 

Outlot A, Professors Addition 
c) An easement agreement with a legal description conveying the cul-de-sac 

street easement to the City.   
2. The minimum building setbacks for the new homes are 30 feet to the front and rear 

yards, and 5 feet to the side yards.  No part of the home, including eaves, may be 
located in a drainage and utility easement.  For lots 1, and 2, Block 2, the front 
setback is measured from the cul-de-sac easement line.   

3. Applicant will submit plans for the construction of public infrastructure for review and 
approval by the City Engineer.   

4. An erosion control plan shall be submitted to the Bassett Creek Watershed 
Management Commission for their review and approval.   

5. If desired by the property owner of 6600 - 32nd Avenue North, the applicant will 
construct a new curb cut for that property off of the extension of Georgia Avenue 
North.   
 

 
City Council action is anticipated on February 16, 2016. 
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INTRODUCTION 

On behalf of SVK Development LLC., Landform is pleased to submit plans for a Preliminary Plat to allow 10 

single-family homes on three parcels (PIDs 2011821140017, 2011821140101, and 2011821140109) located 

northeast of the intersection at 32nd Avenue and Hampshire Avenue. The parcels are guided Low Density 

Residential in the 2030 Comprehensive Plan and zoned R-1. The subdivision will help the city achieve its goal 

of increasing the availability of new housing of the type that is currently underrepresented in the housing stock, 

by providing move-up single-family homes. 

 

PRELIMINARY PLAT 

The preliminary would allow the development of one vacant parcel, one outlot and one parcel with an existing 

single family home, that will be demolished to provide 10 buildable lots. 

 

Setbacks 

Section 515.33 of the City Code requires all buildings in the R-1 District to be setback 30 feet from the front 

and rear lot line and setback 5 feet from side lot line. The proposed lots would comply with these 

requirements. 

 

Lot Standards 
Section 515.33 of the Zoning Ordinance establishes a minimum lot area of 7,500 square feet, and a minimum 

width of 60 feet and a minimum depth of 100 feet. The proposed lot widths are between 62.5 - 64.4 feet wide 

and lot depths of 130-135 feet. The lot sizes range from 8,472 – 8,527 square feet. Lot standards for the 

proposed subdivision comply with the lot standards as defined in Chapter 515 of the Zoning Ordinance. 

 

Transportation 

We are proposing a 28-foot road in a 60-foot right-of-way that will provide access to the proposed lots, connect 

with existing infrastructure and allow for parking on both sides of the street. The proposed street improvement 

will require a new curb cut to extend Georgia Avenue North. The proposed temporary cul-de-sac is P-shaped 

to minimize impacts on landowners and complies with the minimum turning radius of 35 degrees. The 

temporary cul-de-sac easement may be vacated and the street extended at some point to service neighboring 

properties to the north.  

 

Landscaping 

Section 520.13 of the Subdivision Ordinance requires open areas of a lot that are not used for required parking 

area, drives or storage to be landscaped with a combination of overstory trees, understory trees, shrubs, 

flowers and ground cover materials. The landscape plan provides diverse tree species that are supportive of 

the site’s characteristics. The proposed plantings in the back yard are species that work well in low wet areas. 

The chosen species for the boulevard trees and backyard trees will provide textures and colors for year round 
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interests. The value of the landscaping will be at minimum $34,500.00 per the standards of Section 520.13 of 

the Zoning Ordinance, based on the estimated project value of $2.6 million dollars.  

 

Stormwater management 

The proposed subdivision will tie into the existing catch basin located where Georgia Avenue will extend from 

32nd Avenue. The existing catch basin will need to be moved west out of the street. The system will be lowered 

to provide positive drainage from the existing drainage ditches including drainage from the adjacent parcels. 

Stormwater calculations are provided. Improvements are proposed to clean up the existing drainage ditch to 

make it flow better and allow the homes to be drain tiled and pumped into existing storm system. 

 

SUMMARY 

We request approval of the preliminary plat to allow 10 single-family homes on this 2.016-acre parcel. The 

proposed development is consistent with the R-1 Zoning District standards for subdivision.   

 

We request to be placed on the February 8, 2016 Planning Commission agenda and the February 16, 2016 

City Council agenda for approval. 

 

CONTACT INFORMATION 
This document is respectfully submitted by:    

Landform  

105 South Fifth Street, Suite 513 

Minneapolis, MN 55330  

 

Any additional questions regarding this application can be directed to Reid Schulz at rschulz@landform.net or 

612.638.0245. 

mailto:rschulz@landform.net
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