PLANNING COMMISSION MEETING AGENDA
REGULAR MEETING
TUESDAY AUGUST 20, 2019

7:30 PM Regular Meeting

1.

2.

3.

Call to Order

Roll Call
Approval of Minutes:

a. July 16, 2019 Planning Commission Meeting
b. July 30, 2019 City Council Meeting Minutes (For Information Only)

PUBLIC HEARING: Laura Dwyer (Applicant/Owner) requests that the City consider the
following action for the properties located at 5215 and 5175 Sunset La. (PID No. 01-118-24-
31-0002 and 01-118-24-42-0028) in Independence, MN:

a. A Minor Subdivision to consider a lot line rearrangement for the properties located
5215 and 5175 Sunset Ln. The lot line rearrangement would allow for a portion of
the property currently attached to 5175 Sunset Ln. to be combined with 5215 Sunset
Ln.

PUBLIC HEARING: Sharratt Design & Company (Applicant) and Curt Marks (Owner)
request that the City consider the following action for the property identified by (PID No. 28-
118-24-14-0006) and located at 7220 Turner in Independence, MN:

a. A Conditional Use Permit and Variance to allow an accessory dwelling, an accessory
structure larger than 5,000 SF and taller than the principal structure.

PUBLIC HEARING: Gregory Hamman (Applicant/Owner) requests that the City consider
the following action for the property identified by (PID No. 16-118-24-33-0002) and located
at 2460 CSAH 92 N in Independence, MN:

a. A Variance to allow an accessory structure to exceed the height of the principle
structure.



. (TOBE CONTINUED TO SEPTEMBER 17, 2019) PUBLIC HEARING: Anita
Volkenant (Applicant/Owner) requests that the City consider the following actions for the
property located at 5835 Drake Drive, Independence, MN (PID No. 26-118-24-43-0006):

a. Anamendment to the existing interim use permit previously granted on the property.
. Open/Misc.

. Adjourn.





































































































































2460 CSAH 92

Discussion:

The applicant would like to construct a detached accessory structure on the property. There is currently an
existing home located on the property. The City regulates the total square footage permitted for detached
accessory structures using a formula. The formula allows a property owner to construct an accessory
building which does not exceed 2% of the upland square footage of the property. In this particular case the
City has determined that the upland portion of the property is 2.71 acres. Based on this determination, the
total allowable square footage for a detached accessory structure is 2,361 (2.71 acres -118,048 sf * .02 =
2,361).

The applicant is proposing to construct a 2,000 square foot detached accessory structure which is less than
the maximum size permitted. In addition to the limitation on building size, the City regulates the maximum
height of detached accessory structures. The maximum height of an accessory structure shall not exceed
the height of the principle structure.

3 The height of an accessory structure shall not exceed the height of the principle
structure. The height of the principle and accessory structure shall be measured
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in_accordance with the definition provided in this ordinance, Section 510.05,
Subdivision 10.
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The existing home on the property is a rambler with a mean height of 16 feet. The applicant would like the
City to permit the detached accessory building to have a mean height of 19 feet. In order for the applicant
to construct a building higher than that which is permitted, the City will need to consider a 3-foot variance.
The applicant is proposing to locate the building to the east of the principle structure. The elevation of the
proposed accessory building is approximately 2 feet lower than the elevation of the principle home. The
applicant has noted that the proposed detached accessory structure would be located in a manner that
would limit its visibility in relation to the existing home on the property (see attached photo simulation).
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The proposed accessory structure is proposed to meet applicable building setbacks (15 foot side yard, 40
foot rear yard sethack). The applicant has noted in his narrative that the proposed detached accessory
structure would have an 8/12 roof pitch versus a lower pitch. It was noted that the steeper pitch will provide
a nicer aesthetic appearance.

There are several factors to consider relating to granting a variance. The City’s ordinance has established
criteria for consideration in granting a variance.

520.21. Standards for granting variances. Subdivision 1. The City Council may grant a variance from the
terms of this zoning code, including restrictions placed on nonconformities, in cases where: 1) the variance
is in harmony with the general purposes and intent of this zoning code; 2) the variance is consistent with
the comprehensive plan; and 3) the applicant establishes that there are practical difficulties in complying
with the zoning code (Amended, Ord. 2011-08)

Subd. 2. An applicant for a variance must demonstrate that there are practical difficulties in
complying with the zoning code. For such purposes, “practical difficulties” means:

(@) The property owner proposes to use the property in a reasonable manner not
permitted by the zoning code;

(b) the plight of the property owner is due to circumstances unique to the property not
created by the landowner;

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

Economic considerations alone do not constitute practical difficulties. Practical difficulties include, but are
not limited to, inadequate access to direct sunlight for solar energy systems. (Amended, Ord. 2011-08)

Subd. 3. The City Council shall not grant a variance to permit a use that is not allowed under the
zoning code based on the zoning classification of the affected property. (Amended, Ord. 2011-08)

520.23. Conditions and restrictions. The board of adjustments may recommend and the City Council may
impose conditions on a variance. Conditions must be directly related to and must bear a rough
proportionality to the impact created by the variance. (Amended, Ord. 2011-08)

Consideration of the criteria for granting a variance:
a. The applicant is proposing to use the property in a manner consistent with the Rural Residential
District. The City is currently working on revising the ordinance to provide a method for permitting
detached accessory structures that exceed the height of the home.

b. The effect of the requested variance will be somewhat mitigated as a result of the size of the
property as well as its relationship to surrounding properties.
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c. The character of the surrounding area is agriculture. The proposed detached accessory building is
generally in keeping with the City's comprehensive plan.

The Planning Commission will need to determine if the requested variance meets the requirements for
granting a variance.

Neighbor Comments:
The City has not received any written comments regarding the proposed variance.

Recommendation:
Staff is seeking a recommendation from the Planning Commission for the requested Variance with the following
findings and conditions:

1. The proposed Variance request meets all applicable conditions and restrictions stated in Chapter V,
Section 520.19, Procedures on variances, in the City of Independence Zoning Ordinance.

2. The 3-foot variance will allow the detached accessory building to have a maximum height of 19 feet
as measured in accordance with City standards.

3. The proposed building cannot be used for a commercial business or storage.
4. The Applicant shall pay for all costs associated with the City’s review of the requested variance.

5. Any future improvements made to this property will need to be in compliance with all applicable
standards relating to the Rural Residential and Shoreland Overlay zoning districts.

Attachments:
1. Property Pictures
2. Building Plans
3. Site Survey

- ]
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PLANNING APPLICATION

1‘Casé No.

CITy
I

>
ﬂ_‘

ZVNESS®

Type of application

m Standard DStaff Approval D Plan Revision DAmended D Reapplication

D Rezoning D Conditional Use Permit Variance D Ordinance Amendment D Subdivision
O Preliminary Development Plan [ interim use Permit O Comprehensive Plan Amendment

D Final Development Plan D Final Site & Building Plan I:I Other

Site Location Additional addresses on back and legal description attached

Property address 2460 County Road 92 North PID 16-118-24-33-0002

Proposal Full documentation must accompany application

Seeking variance to build an accessory structure for Agricult. & Non-Ag. use. Variance is requested for 3'

additional roof height beyond house height at walk-out elevation. See: City Code 530.05 Rural Res. District,

Subd. 3,footnote 3 to Building Size Table. See photo/schematic. 8/12 roof pitch desired - more attractive.

Applicant

Name Gregory W. Hamman Email gwhamma@hotmail.com

Address 2460 County Road 92 North, Maple Plain, Minnesota 55359

Phone 952-217-1055 Additional phone/contact

Signature

Gregory W. Hamman / L/\/%

Printed Name

Owner Information (if different from applicant)

Name Email
Address
Phone Additional phone/contact

Printed Name lSigfﬁl———————

OﬁCé.‘Use Only"'f"l‘)’atef ‘ ' A‘ppli‘cationAmount ‘C‘heck;# Ac eptedy -
. o 2 aeyd . S

Escrow Paid -  Check#  Date Accepted by Planner -

ey




Clty of Indepye‘ndence’ ‘

The Independence City Code was established to protect both current and future residents from the negative
impacts of improper development and to ensure a positive future for the city. The land use application review is
the mechanism that allows the city to examine proposed uses to ensure compatibility with the surrounding
environment, natural or otherwise. It is important to understand that a proposed use may be acceptable in some
circumstances, but unacceptable in others— all applications are reviewed on a case-by-case basis.

anesota State Statute 15 99 requures Iocal governments to rev:ew an
= apphcahon within 15 days of its submlssmn to determineifan
i appllcatlon is complete and/ orif addmonal mformatlon is needed to
adequately rev:ew the subject request. To ensure an expedlted review,
apphcants shall schedule a pre-apphcatmn meetmg with the City
Planner/ Admimstrator at least one week prior to submittal. Most
appllcatlons have a rewew period of 60 days, W|th the C|ty s ability to
extend an addltuonal 60 days if necessary due to insufﬁuent mformat\on
L or schedule e

Application for Planning Consideration Fee Statement

The City of Independence has set forth a fee schedule for the year 2019 by City Ordinance. However, projects
of large scope that include two or more requests will be required to provide a larger deposit than the
resolution sets forth as set by the City Administrator. The fees collected for land use projects are collected as
deposits. All invoices associated with each land employ application will be billed to the applicant within 30 days
upon receipt by the City for each project. The City of Independence often utilizes consulting firms to assist in
the review of projects. The consultant and City rates are noted on the current fee schedule. By signing this
form, the applicant recognizes that he/ she is solely responsible for any and all fees associated with the land
use application from the plan review stage to the construction monitoring stage through to the release of any
financial guarantee for an approved project. If a project is denied by the City Council or withdrawn by the
applicant, the fees associated for the project until such denial or withdrawal, remain the applicant’s
responsibility.

| UNDERSTAND THE FEE STATEMENT AND RESPONSIBILITIES ASSOCIATED WITH THIS LAND USE APPLICATION:

Applicant Signature: 4 /%/"‘“‘“%

pate; JUly 10, 2019

Owner Signature {if different):

pater 1% /199




Supplement to Variance Application

Property Owner: Gregory W. Hamman

Property Address: 2460 County Road 92 North, Maple Plain, MN
Parcel Size: 4.65 Acres

Zoning: Rural Residential

Variance Requested:  Building height increase to allow construction of a 40’X 50" accessory structure

Discussion:

Respectfully,

with an 8/12 roof pitch, for an accessory building height of 18 feet as
determined by City Code and an overall building height of 25.5 feet from
adjacent grade. Variance is to City Code 530.05 Rural Residential District,
Subdivision 3, footnote 3 to the Building Size Table.

This variance is requested because as written, the City Zoning Code imposes a hardship
on owners of rambler style homes. As defined by the zoning code, the building height of
a typical rambler would prohibit the construction of any sizeable accessory structure.
The resulting accessory structure would be dimensionally awkward, squat and
unattractive.

The only side of the rambler visible from County Road 92 is the south side. On the south
side, the overall height of the rambler from adjacent grade is 22,

The proposed accessory structure would be constructed directly east of the residence as
depicted on the attached land survey. It would be for agricultural and non agricultural
use, and sited at a lower base elevation than the house. The proposed location of the
accessory structure would conceal the building from view from County Road 92, except
from north bound traffic. However, as depicted by the attached photo rendering, north
bound traffic would see the walk-out side of the rambler with a 22’ overall height, and in
the distance the proposed accessory structure will have an overall building height nearly
identical to the rambler.

The proposed accessory structure would be in colors to match and complement the
residence, be constructed with a 4’ wainscot, have fenestration (windows and doors) to
break up the wall planes and landscaping to accent the residential setting.

Gregory W. Hamman
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