BOARD OF ZONING APPEALS STAFF REPORT

=======================================

TYPE OF APPLICATION:
Major Variance



FILE  #09-070482
APPLICANT:


RAYMOND R. & TERRI PETERSON
HEARING DATE:

June 15, 2009
LOCATION:


2205 SCUDDER STREET
LEGAL DESCRIPTION:
ST. ANTHONY PARK, MINNESOTA VAC ST ACCRUING AND FOL, PART OF LOTS 12,13,14, AND 15 BET LINES RUN NWLY FROM POINTS 25 FT WLY FROM SE COR OF LOT 13 AND 53 FT WLY FROM SE COR OF LOT 15 TO POINTS 19 FT WLY FROM NE COR OF LOT 12 AND 48 FT WLY FROM NE COR OF LO
PLANNING DISTRICT:
12
PRESENT ZONING:

RT2


ZONING CODE REFERENCE:  66.231

Saint Anthony Park Sign District

REPORT DATE:

May 21, 2009




BY:  John Hardwick
DEADLINE FOR ACTION:
June 22, 2009


DATE RECEIVED:  May 13, 2009

A.
PURPOSE:  Several variances in order to split this parcel and construct a new single-family dwelling on the new lot to the rear which will have an address of 102 East Langford Park.  1) For the house at 2205 Scudder Street, a 25-foot rear yard setback is required, 16.8 feet is proposed for a variance of 8.2 feet.  For the house at 102 Langford Street, two variances are required.  2) A  25-foot front yard setback and a 25-foot rear yard setback is required, 8 feet is proposed for both, for a variance of 17 feet for the front and rear yard setback respectively.  

B.
SITE AND AREA CONDITIONS:  This is a 16,000 square foot parcel with frontage on Scudder and Langford Streets.  There are two houses on the site which slopes from the center of the parcel down to both streets. 

Surrounding Land Use:  Single family homes with Langford Park across the street to the north.
C.
BACKGROUND:  The applicants are proposing to split this parcel and construct a new single family home.
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D.
FINDINGS:
1.
The property in question cannot be put to a reasonable use under the strict provisions of the code.

The applicants currently live in the main house on Scudder Street.  They are proposing to split the property, demolish the second house on Langford Park and construct a new house.  The house on the Langford side is a smaller home that has functioned as a rental house over the years.  The applicants intend to construct a new home smaller than the main house but more in keeping with the other homes in the area.  The parcel is large enough to split without the need for variances but the location of the main house on the site limits the amount of land available for the new home.  The proposed project would continue a use that has been in existence for over a hundred years and is a reasonable and permitted use for this property.
2.
The plight of the land owner is due to circumstances unique to this property, and these circumstances were not created by the land owner.


What is now the secondary house on the site was constructed in 1889 and what is now the main house was constructed in 1890.  The location of the two homes limits the options for subdividing the parcel and building a new home without a variance.  This is a circumstance that was not created by the current property owners.
3.
The proposed variance is in keeping with the spirit and intent of the code, and is consistent with the health, safety, comfort, morals and welfare of the inhabitants of the City of St. Paul.


The applicants have designed a new home that is more in keeping with the size of other homes in the neighborhood.  The house to be demolished is not an architecturally significant structure and has been used as a rental unit.  Replacing it with an owner occupied home would enhance the appearance of the property and have a positive impact on surrounding properties.  The applicants have submitted a petition signed by 11 of their immediate neighbors in support of this proposal.  The requested variances are in keeping with the spirit and intent of the code and consistent with the health and welfare of area residents.
4.
The proposed variance will not impair an adequate supply of light and air to adjacent property, nor will it alter the essential character of the surrounding area or unreasonably diminish established property values within the surrounding area.


There is a wide boulevard on Langford Street and although the new house would be 
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located 8 feet from the front property line, it would be about 17 feet from the curb, giving the impression of a greater setback.  The new house would maintain a 25 foot separation from the existing house.  The requested variances would not significantly affect the supply of light or air to adjacent properties. 

The main house on this site, the Anson Blake House, is an imposing Victorian mansion complete with a square corner tower with a pyramidal cap.  Due to the slope of the property, the new house will not be readily visible from Scudder Street, and while not a Victorian design, will not detract from the character of the main house.  There have been two houses on this site for over 100 years and separating the homes by splitting the property will not change the character of the neighborhood or have an adverse impact on surrounding properties.
5.
The variance, if granted, would not permit any use that is not permitted under the provisions of the code for the property in the district where the affected land is located, nor would it alter or change the zoning district classification of the property.


The requested setback variances would not change or alter the zoning classification of the property.

6.
The request for variance is not based primarily on a desire to increase the value or income potential of the parcel of land.


The applicants’ primary goal is to construct a smaller, easier to maintain home, that would allow them to continue to reside in the neighborhood.

E.
DISTRICT COUNCIL RECOMMENDATION:  As of the date of this report, we have not received a recommendation from District 12.
F.
CORRESPONDENCE:  In addition to the petition submitted by the applicants, staff has received two letters of support for the requested variances.
G.
STAFF RECOMMENDATION:  Based on findings 1 through 6, staff recommends approval of the variances.
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