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CITY OF LITTLE CANADA
NOTICE OF PUBLIC HEARING
SUBDIVISION & VARIANCES & EASEMENT VACATIONS
PROPOSAL:
A request for approval of a Simple Subdivision to allow the property at 675 Keller Parkway to be
divided into three lots. The applicant/property owner has requested to create two new lots in
which new single-family residential houses would be constructed. The proposal includes a request
for a Variance to the minimum lot width requirements and paving side yard setback for off-street
parking. All other aspects of the simple subdivision meet the Zoning Code lot size
requirements. In addition, the applicant/property owner is seeking a Vacation of Utility and
Drainage Easements. The two easements to be vacated run north and south in center of the
property and were not vacated when the lot combination occurred in 2006. New drainage and
utility easements will be dedicated as part of the subdivision request for the newly created
lots. The property in question is zoned R-1, Single Family Residential.
APPLICANT & PROPERTY OWNER
Zekeriya & Tulun Yargici
675 Keller Parkway
Little Canada, MN 55117
PROPERTY LOCATION:
675 Keller Parkway, Little Canada, MN 55117
PLANNING COMMISSION:
The Little Canada Planning Commission will be reviewing this matter at its regular meeting
scheduled for Thursday, May 9, 2019. The meeting begins at 6:30 p.m. and will be held in the
Council Chambers of the City Center located at 515 Little Canada Road .in said City.
CITY COUNCIL:
Notice is hereby given that a Public Hearing will be held by the City Council to review this request
at their regular meeting to be held on Wednesday, June 12, 2019 at 7:30 p.m., or as soon thereafter
as parties may be heard, in the Council Chambers of the City Center located at 515 Little Canada
Road in said City.
All persons with reference to this matter will be heard during the Planning Commission meeting on
Thursday, May 9, 2019 and the City Council meeting on Wednesday, June 12, 2019.
For any questions, please contact Jessica Jagoe, Associate Planner at 651-766-4046 or
jessica.jagoe@littlecanadamn.org

STAFF REPORT
TO:

Planning Commission Members

FROM:

Jessica Jagoe, Associate Planner

DATE:

May 6, 2019

RE:

675 Keller Parkway – Simple Subdivision & Variance Request

The City has received a request from Mr. Zekeriya Yargici, Property Owner of 675 Keller Parkway,
for a simple subdivision to create two new single-family residential lots. A simple subdivision is a
request to divide a lot where the division is to permit the adding of a parcel of land to an abutting lot or
create three (3) or fewer lots. The newly created property line will not cause the remaining portion of
the lots, or any structures within the Subdivision, to be in violation of the zoning ordinance. This
parcel can accommodate a simple subdivision; however, the applicant’s proposed configuration has
resulted in a need for two variances.
The applicant is requesting the following variances:
1) Reduced minimum lot frontage on Parcel 1 and 2; and
2) Reduced off-street parking setback on Parcel 3
The simple subdivision request includes a vacation of easement that is recorded on the lot. The current
easement is located in the middle of the 675 Keller Parkway parcel (running north to south) and was
established prior to a lot combination in 2006. Prior to 2006, 675 Keller Parkway was two separate
parcels (see attached map).
The subject parcel is 114,118 square feet in size (2.62 acres) and meets the Little Canada zoning
ordinance by definition of a double frontage lot with access to both Keller Parkway and Labore Road.
The table below provides the lot area, lot width, and lot frontage for each parcel as proposed:
Required
Lot Area:
Interior
Lot Width:
Interior

Street
Frontage

10,000 sq. ft.
75 feet

Parcel 1 (new
lot)
29,440 sq. ft.

Parcel 2 (new
lot)
28, 031 sq. ft.

Parcel 3
(existing house)
55,419 sq. ft.

*Keller Pkwy - *Keller Pkwy - *Keller Pkwy 150 ft. approx.
75 ft.
107 ft. approx.
*Labore Rd – *Labore Rd – *Labore Rd –
17.5 ft.
17.5 ft.
N/A
Labore Road and Labore Road
Keller Parkway
and
Keller Parkway

Keller Parkway

The subject parcel is zoned R-1, Single-Family Residential within the Shoreland District overlay. The
property is surrounded by properties with the same zoning. The applicant has indicated that
construction of a new single-family residential structure will occur on both parcels. The intended use
of the property complies with this district. The applicant has no definite/confirmed plans for the two
new lots. However, it would be staff’s recommendation that approval of the lot split would be subject
to any future plans for these lots to be in compliance with R-1 standards for setback requirements at the
time of construction. Below are the code requirements for setbacks within the R-1 District:
Front Yard
Side Yard
Rear Yard

Setback Requirement
Not less than 30 feet
7 ½ feet
Not less than 30 feet

City code defines Lot Frontage as “the front of a lot shall be, for purposes of complying with this
Ordinance, that boundary abutting a public right-of-way having the least width”. Therefore, as
presented the front yard for both of the newly created lots would be Labore Road. The rear yard for
both is Keller Parkway.
Site Plan Analysis
It is necessary to preface to the Commission that city staff has reviewed with Mr. Yargici a multitude
of concept plans over the past year. The former City Engineer, Lee Elfering, has walked the property
on a number of occasions with Mr. Yargici to discuss feasibility. The concept plans that have been
considered ranged from a Subdivision to create six or seven lots to then several revisions of a Simple
Subdivision where they’d be seeking three lots or less. In staff’s review of the site it is our
determination that the site is conducive to subdividing. The overall lot width and lot area have the
potential to create an additional lot or lots. The consideration that needs to be given in your review of
this application is will this variance request alter the essential character of the area and is the proposal
within the intent of the ordinance. That consideration should create the highest and best use of the site
within a reasonable manner being cognizant of the existing grades and proximity to Lake Gervais.
As mentioned above, the lot at 675 Keller Parkway as it exists today was the result of a lot
combination that occurred in 2006. This property was formerly two lots – 640 Labore Road and 675
Keller Parkway. The owner at the time, Patricia O’Neill, owned both parcels. Her reason for
combining the lots was to allow for construction of a sports court on the property at 640 Labore Road.
The house and garage formerly on the site were demolished. In 2006, the property at 640 Labore Road
was considered a legal non-conforming lot of record due to the fact it only had 34.80 feet of street
frontage. The city code at that time also required 75 feet. As part of the City Council resolution for
the lot combination a condition was included that stated “any future request for the resubdivision of
this property will require that access for the new lot come from Keller Parkway and that the Labore
Road access cannot be reestablished”. Mr. Yargici is forthcoming that he was aware of this condition
when he purchased the property. That condition is another indicator that there is an understanding that
this lot has the potential to be subdivided.
The site plan submitted by Mr. Yargici is a concept plan rather than the final certificate of survey that
will be required for submission to Ramsey County. In fact, per discussions with Mr. Yargici these lots
will have lake access equal to the lot frontage along Keller Parkway which is not reflect on the site
plans submitted. However, the applicant did want to proceed with review as submitted.

Since the requested simple subdivision requires two variances for approval, the Subdivision Ordinance
states that the City Administrator shall place the request on the agenda of the Planning Commission for
the recommendation to the City Council. The simple subdivision may be exempted from other
procedural requirements and deemed appropriate by the City Administrator. If the current lot design is
acceptable and these variances are granted, staff will require other supporting documents such as:





Topographical Survey (to provide documentation that newly created lots can or cannot comply)
Grading and Drainage Plan
Erosion and Sediment Control Plan
Vegetation Preservation and Protection Plan

Mr. Yargici has in the narrative identified an understanding of the code provisions in the Shoreland
Ordinance, but does not provide the actual plan. Given the complexity of the grades along Keller
Parkway if the Planning Commission is amenable to the current plan, city staff would recommend as a
condition of approval that this be approved in concept plan stage only.
Per the City Engineer, the information submitted does not provide the needed information to determine
feasibility for two lots to be subdivided along Keller Parkway either. This further review may result in
the potential for only one additional lot along Keller Parkway meeting city code requirements. City
staff believes that due diligence needs to be completed by the Property Owner to provide that
documentation before any final approval is granted that these are buildable lots in any manner (i.e.
along Keller Parkway or Labore Road or as one lot or two).
Variance
Mr. Yargici is seeking a variance to the minimum lot width requirements for Lots 1 and 2 and a
variance to the paving side yard setback for off-street parking on Lot 3. The applicant has indicated in
his narrative that the primary basis for granting the variances is due to the steep driveway grades that
would be needed if the properties were accessed from Keller Parkway. In addition from an
environmental standpoint, the erosion and disturbance impacts to the shoreland can be minimized with
the proposed layout.
In consideration of the variance, the Planning Commission shall make findings of fact for determining
whether to approve or recommend denial of the requested actions. Below is the city code language for
your review:
922.010.C.
1.

2.

Conditions Governing Consideration of Variance Requests:
In considering all requests for a variance and in taking subsequent action, the
City staff, the Planning Commission, and the City Council serving as the Board
of Adjustment and Appeals shall make a finding of fact that the proposed action
will not:
a.
Impair an adequate supply of light and air to adjacent property.
b.
Unreasonably increase the congestion in the public street.
c.
Increase the danger of fire or endanger the public safety.
d.
Unreasonably diminish or impair established property values within the
neighborhood, or in any way be contrary to the intent of this Ordinance.
e.
Violate the intent and purpose of the City Comprehensive Plan.
A variance from the terms of this Ordinance shall not be granted unless it can be

demonstrated that:
a.
Special conditions and circumstances exist which are peculiar to the
land, structure, or building involved.
(1) Special conditions may include exceptional topographic or water
conditions or, in the case of an existing lot or parcel of record,
narrowness, shallowness, insufficient area or shape of the property.
(2) Special conditions and circumstances may not be primarily economic
in nature.
b.
Literal interpretation of the provisions of this Ordinance would deprive
the applicant of rights commonly enjoyed by other properties in the same
district under the terms of this Ordinance.
c.
The special conditions and circumstances do not result from the actions
of the applicant.
d.
Granting the variance requested will not confer on the applicant any
special privilege that is denied by this Ordinance to other lands,
structures, or buildings in the same district.
e.
Practical difficulties exist in complying with the literal terms of this
Ordinance.
3.

Application for a variance shall set forth reasons that the variance if granted,
will result in using the land, structure or building in a reasonable manner, and
that the variance is the minimum variance to accomplish said use, and that such
manner of use would otherwise be prohibited by the ordinance.

4.

Should the City Council find that the conditions outlined heretofore apply to the
proposed lot or parcel, the Council may grant a variance from the strict
application of this Ordinance so as to relieve such difficulties to the degree
considered reasonable, provided such relief may be granted without impairing
the intent of this Zoning Ordinance. However, no variance may be granted that
would have the effect of permitting a land use not allowed by the zoning district
in which the subject property is located. The Planning Commission, based upon
a report and recommendation by the City staff, shall have the power to advise
and recommend such conditions related to the variance regarding the location,
character and other features of the proposed building, structure or use as it may
deem advisable in the interest of the intent and purpose of this Ordinance.

The following zoning code definitions are applicable when reviewing the variances requested:
 Lot. Land occupied or to be occupied by a building and its accessory buildings, together with
such open spaces as are required under the provisions of this Zoning Regulation, having not
less than the minimum area required by this Zoning Ordinance for a building site in the district
in which such lot is situated and having its principal frontage on a street, or a proposed street
approved by the Council. A lot shall not be considered to be buildable unless it can take its
physical access from the street upon which it has its frontage, without the use of easement or
other access over separate property.
 Lot - Double Frontage. An interior lot having frontage on two (2) streets.
 Lot Frontage. The front of a lot shall be, for purposes of complying with this Ordinance, that
boundary abutting a public right-of-way having the least width.



Lot Width. The shortest horizontal distance between the side lot lines measured at right angles
to the lot depth measured at the required minimum building setback line.

The table below indicates the minimum lot requirements for an interior lot in the R-1, Single Family
Residential and Shoreland Districts:
R-1, Single Family
Residential
Shoreland District

Lot Width
75 feet

Lot Area
10, 000 square feet

75 feet

15,000 square feet

Variance #1 - The proposal for all three lots complies with the lot area requirements for both districts.
In addition, the lot width requirement complies for all three properties along Keller Parkway. Lots 1
and 2 would be considered double frontage lots by definition of city code. Lots 1 and 2 as proposed do
not comply with the 75-foot lot-width requirement on the Labore Road frontage as required by both
districts. The City Attorney has reviewed the proposed site plan. Their office has confirmed the
Labore Road frontage is considered the front yard and with a double frontage lot that then both street
frontages are required to meet the minimum lot width. The applicant is seeking a reduced lot width
requirement for lots 1 and 2 to allow a 17.4 foot lot width on the Labore Road frontage.
In your consideration of this request, the directive of the past City Council will understandably be a
factor in your consideration. As a result, city staff has sought input from the City Attorney on this
matter. The City Attorney has indicated that the present Planning Commission and City Council are
not bound by past council decisions. However, it is a factor you can consider when you review the
present request. In 2006, the restriction to Labore Road was agreed to by the Owner and per the City
Attorney was contractual in nature. As a contract whose terms run with the land, the current Owner is
bound to recognize it. Mr. Yargici again is not disputing his understanding of this condition, but is
seeking to have that decision reversed.
With regards to access from Keller Parkway, Mr. Yargici has indicated that he has had discussions
with Ramsey County (this is a County road and they have regulatory authority over access approval)
and they have indicated that two additional access points could be established along this stretch. The
County’s involvement and review occurred from an earlier version of a site plan which showed access
off of Keller Parkway. There was no formal application for approval made by Mr. Yargici to Ramsey
County and this was only concept feedback. On that design the two new lots proposed did not have
double frontage and the existing lot at 675 Keller Parkway retained the access off of Labore Road
(continuing the legal non-conforming flag lot status). This speaks to the feasibility of Keller Parkway
for access and is indicative of the potential for a concept plan that would meet minimum lot width
requirements.
Secondly, the applicant is seeking two access points off of Labore Road that are 17.4 feet wide. The
driveway for both lots is shown to be 10 feet wide. This leaves 3 feet +/- on either side of the
driveway to meet the side yard setback requirement for off-street parking. City staff is concerned
about snow storage in the first 155 feet of the front yard for both lots. On a lot that meets the
minimum lot width, the driveway may be paved at the side yard setback on one side of the property,
but the landowner still has the other side of the driveway for snow storage. In this scenario, the future
landowner has no alternative location for snow storage and it is likely that discharge will occur onto
the neighboring properties.

One of the roles of the Planning Commission is to again weigh whether or not there is a basis for a
variance that puts the property to a reasonable use that is not allowed by code due to the practical
difficulties that exist. If the Commission is receptive to a deviation from the code because you feel this
threshold has been met then city staff may suggest as an alternate design that consideration be given to
combining the accesses and having a shared driveway. This option presents its own set of code
challenges (i.e. creation of lot that does not meet definition and shared driveways are not allowed by
code), but it would provide some additional side yard space alongside the driveway for the front yard
155 feet. Shared driveways can become problematic for ongoing maintenance and use of space
between neighbors, but this is slightly different in that it would be roughly 20% of the driveway that is
shared between the two properties. There would still be ample driveway area for homeowner use and
dedicated parking to each property that is separate from one another. Shared driveways are not
prohibited in every community and they have been proven to be beneficial. Planning staff has not
researched shared driveways, but rather is only suggesting that there may be alternate layouts if the
Labore Road access is to be considered.
In further review of the driveway access along Labore Road another code requirement under
903.050D.8.g says “curb cut openings shall be at minimum five (5) feet, not including curb radius,
from side or rear property lines”. As proposed, the current site plan would not comply with this
requirement therefore an additional variance would be required to approve the site plan as submitted.
Thirdly, the City Attorney in their review has reiterated that economic factors such as one access over
another may be more expensive to construct or that a tuck under garage is harder to market should not
be a basis for granting a variance. They have also advised that if the City is to vary from the Keller
Parkway access then the landowner is required to present a strong position on damaged to the shoreline
and impacts of that disturbance. With the information submitted, their office has indicated that it
would be hard to justify one lot and the justification does not appear to have been met for two lots.
Finally, planning staff has included with this report some initial comments from the City Engineer
regarding the submittal. Staff has forwarded the Simple Subdivision and Variance request onto the
Ramsey/Washington County Watershed District and the Minnesota Department of Natural Resources
for comment. At the time of writing this report, city staff has not received any feedback back
regarding the proposed.
Based on the above, city staff is recommending denial of the variance request for a reduced lot width
on lots 1 and 2 along Labore Road as proposed by Mr. Yargici based on the following findings of
fact:





Ramsey County has indicated approval in concept for creation of two access points along
Keller Parkway. This preliminary feedback suggests that access could be created that would
meet code requirements. The current configuration seeks a variance that is necessitated by
the landowner.
City staff finds that the proposed plan does not demonstrate sufficient space for snow storage
that could be maintained entirely on the lots created specifically in the front yard areas
without discharging onto the neighboring properties.
The threshold for providing supporting justification on the environmental impacts to the
shoreline has not been satisfied. The preference to leave the area undisturbed by the
homeowner is not just cause for granting approval.



A preferred home design or features of the home are economic factors that alone shall not
constitute practical difficulties.

Variance #2 – The proposal for lot 3 includes a request for a reduced side yard setback on off-street
parking to allow the existing driveway for 675 Keller Parkway to remain as is. This design would then
necessitate the use of a driveway easement over lot 2. As previously mentioned, city staff has
reviewed several variations of how a lot split may occur on 675 Keller Parkway. In almost all of those
concept plans in which three lots would be proposed with access via Keller Parkway Mr. Yargici has
shown the driveway easement over lot 2. These concept plans have shown a new driveway access for
lot 2 with also a driveway easement for lot 3 (i.e. two separate driveway accesses on Keller Parkway
via lot 2) or a shared driveway for lots 2 and 3 where the design uses the existing access and has a “T”
design to each house for lots 2 and 3. There are three code provisions that specifically speak to this
design –
1. Definition of Lot. Land occupied or to be occupied by a building and its accessory buildings,
together with such open spaces as are required under the provisions of this Zoning Regulation,
having not less than the minimum area required by this Zoning Ordinance for a building site in
the district in which such lot is situated and having its principal frontage on a street, or a
proposed street approved by the Council. A lot shall not be considered to be buildable unless it
can take its physical access from the street upon which it has its frontage, without the use of
easement or other access over separate property.
2. General Provisions 903.050.F.7, Off-Street Parking, it says “In the case of single family, twofamily, townhouse, and quadraminium dwellings, no paving or parking areas shall be allowed
within three (3) feet of any side or rear property line”.
3. General Provisions 903.050D.8.g says “curb cut openings shall be at minimum five (5) feet, not
including curb radius, from side or rear property lines”.
The applicant has indicated that the existing driveway could be altered to be entirely on lot 3, but the
parking grade elevation would not comply with the 5% requirement in 903.050.D.8.i. Mr. Yargici
estimates moving the driveway would result in a grade elevation of 10%. Again, the proposal requires
use of an easement over lot 2 for the driveway which by definition of lot would not be complaint.
With the recommended action for variance request #1, city staff is recommending denial of the
variance request #2 for a reduced side yard setback for lot 3 as proposed based on the following:
 The applicant has not submitted sufficient information that shows evidence of there being no
alternate design in which the driveway for lot 3 could be established in a manner compliant
with code requirements.
 City staff finds that the practical difficulty threshold has not been met for granting the
variance as proposed based on the comments of the City Engineer and that alternative lot
layouts may be considered in which the proposal complies with city codes.
If the Planning Commission’s recommendation above is denial, it will likely result in Mr. Yargici
reapplying at a later date with a revised Simple Subdivision plan in which lot access is via Keller
Parkway. The Planning Commission is also asked to consider if access to lot 3 should be established
via an easement or a shared driveway scenario. Your discussion is not a binding directive of how
future action would be handled, but the feedback is helpful in his design planning because it provides
Mr. Yargici some level of context to whether or not there is support for this driveway layout. This

discussion should not result in suggestions for revised lot layout via Keller Parkway. That is the
responsibility of the applicant to prepare a new design and supporting evidence that the Planning
Commission can react too.
Vacation of Easement
There are two existing drainage and utility easements that run north to south in the center of 675
Keller Parkway that were not vacated with the approved lot combination in 2006. There is a five foot
easement from the former 640 Labore Road that would have been the eastern side yard property line
and a six foot easement that would have been the western side yard property line for 675 Keller
Parkway. Regardless of the above actions, these old lot line easements are no longer necessary for 675
Keller Parkway as one parcel. If approvals are granted for a lot split, any future subdivision would
require dedication of perimeter drainage and utility easements for the newly created lots.
Therefore, city staff is recommending approval of the vacation of drainage and utility easements as
proposed by Mr. Yargici.
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Memo
TO:

Honorable Chair and Planning Commission Members

FROM:

Lee Elfering

DATE:

May 3, 2019

RE:

Yargici Simple Lot Split
675 Keller Parkway

The applicant is proposing a simple lot split to divide the property into 3 single family
lots. There is a unique history to this parcel given the conditions that have been required
by the City for other improvements or changes to the property in the past. While these
will undoubtedly be part of the discussion we have been asked to review the proposed
plan from an engineering standpoint.
We met with Mr. Yargici in the past to discuss this lot split and that meeting occurred
nearly a year ago. At that time the proposed lot layout was slightly different with
driveway access onto Keller Parkway. While the layout appeared to meet all general lot
size and setback requirements, we had informed the Owner that for staff to recommend
approval of the simple lot split he would be required to provide a detailed grading plan
for development. The plan should include driveway grades, house floor elevations,
retaining walls, and site contours due to the existing grades of the lots to ensure
development could occur. It was our opinion that it would be difficult to get two
additional homes on the property without doing tuck-under garages and substantial
retaining walls. A more likely scenario would be that only a single additional home could
be built on the site with an angled driveway to Keller Parkway similar to that used for the
existing home to meet driveway grade requirements and a more typical home
construction.
The simple subdivision plan that has been submitted proposes access from Labore
Road with long driveways to walkout basement homes. From an engineering standpoint
the proposed layout would simplify the grade issues on the site to allow for three homes
to be created. Based on the improvements shown on the plan and the need for drainage
to be maintained within each property the disturbance for full development would exceed
20,000 square feet and therefore stormwater rate, abstraction, and treatment
requirements would apply. Features to meet these requirements are not shown and
plans and drainage calculations should be provided for review and approval before any
final approvals.
From an engineering standpoint the development of two additional lots from this parcel
utilizing Labore Road for the new accesses minimizes the grading impacts and need for
retaining walls. However, there are City Code requirements that will require a variance
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and we understand that in the past the stipulation that future driveways must utilize
Keller Parkway for access has been placed on the lot. Based on our cursory review of
the site it is likely only one additional lot could be created if access is from Keller
Parkway without adding unique design features. The Planning Commission will need to
provide input on which scenario is preferred taking into account any comments from the
City Planner. Please contact me if you have any questions regarding the above
information at (763) 780-0450 ext. 3.
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give up the outdoor storage in the side yard, he could agree to approving
the variance. He noted that he also agrees that the outdoor storage code
should be looked at.
The Planning Associate explained that the variance would be specific to
this parcel and it runs with the land, so if a new user came in, they would
be able to continue the same amount of outdoor storage.
Johnson moved approval of the Variance as requested based on these
findings of fact:
•
•

•

The narrowness and irregular shape of the site are contributing factors not
created by the land owner which lend to inefficiencies in maximization of
lot as described in the I-P District.
The redeveloped intended use of the site is designed to meet the intent of
the I-P District and by granting the variance for additional outdoor storage
up to X% of lot area and located in the side yard behind the front line of
building this is considered a reasonable use of the parcel given the first
finding with lot irregularities.
The natural buffer of the railroad tracks along the west edge of the parcel
creates a buffer of screening beyond the code requirements and provides
further assurance that there will be no negative impacts on the properties to
the west by the proposed use.
Buesing asked if they could put a building construction timing condition on
the approval. The Planning Associate stated that those types of conditions
would go in the Interim Use Permit.
Motion seconded by Schwalbach.
Motion carried 6 – 1. Westadt.
The Planning Associate noted that she will work on specifics for the
Interim Use Permit and bring back language for review. Johnson stated she
would recommend in the time frame when Buck Blacktop is moving off the
site and On-Site is moving on, that the amount of outdoor storage does not
exceed the grandfathered outdoor storage amount.

CONSIDERATION OF
A SUBDIVISION INTO
3 LOTS, 2 VARIANCES
& EASEMENT
VACATION AT 675
KELLER PARKWAY;
APPLICANT:
ZEKERIYA YARGICI

The Associate Planner reported that the City has received a request from
Mr. Zekeriya Yargici, who is the property owner of 675 Keller Parkway,
for a simple subdivision to create two new single-family residential lots.
She explained that a simple subdivision is a division of property that
creates three lots or less. She stated that this parcel can accommodate a
simple subdivision, however the applicant is proposing to configure it in a
way that will need two variances. She explained that the applicant is
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seeking a reduced minimum lot frontage on Parcel 1 and 2; and a second
variance for a reduced off-street parking setback on Parcel 3. She stated
that the applicant is also requesting a vacation of an easement that is
recorded on the lot. She explained that this current easement is located in
the middle of the 675 Keller Parkway parcel (running north to south) and
was established prior to a lot combination in 2006. Prior to 2006, 675
Keller Parkway was two separate parcels.
The Associate Planner explained that the subject parcel is 2.62 acres in size
and meets the Little Canada zoning ordinance by definition of a double
frontage lot with access to both Keller Parkway and Labore Road. She
stated that the subject parcel is zoned R-1, Single-Family Residential and is
within the Shoreland District overlay. She reported that the applicant has
indicated that he plans to construct two new single-family residential
homes on both parcels. The applicant has indicated that any future plans
for these lots would be in compliance with R-1 standards for setback
requirements at the time of construction. The Associate Planner reviewed
the City Code definition of lot frontage and stated the newly created lots
would have double frontage with the front yard being Labore Road by
definition and the rear yard for both is Keller Parkway.
The Associate Planner explained to the Commission that city staff has
reviewed with Mr. Yargici a multitude of concept plans over the past year,
and the former City Engineer has walked the property on a number of
occasions with Mr. Yargici to discuss feasibility. The concept plans that
have been considered ranged from a subdivision to create six or seven lots
to then several revisions of a simple subdivision where they would be
seeking three lots or less. She reported that in staff’s review of the site, it is
our determination that the site is conducive to subdividing. The overall lot
width and lot area have the potential to create an additional lot or lots. The
Associate Planner explained that the consideration that needs to be given in
review of this application is will this variance request alter the essential
character of the area and is the proposal within the intent of the ordinance.
That consideration should create the highest and best use of the site within
a reasonable manner being cognizant of the existing grades and proximity
to Lake Gervais.
The Associate Planner explained that the lot at 675 Keller Parkway as it
exists today was the result of a lot combination that occurred in 2006. She
stated that this property was formerly two lots: 640 Labore Road and 675
Keller Parkway. She explained that the owner at the time owned both
parcels, and combined the lots, demolished the house and garage and built
a new home. She noted that in 2006, the property at 640 Labore Road was
considered a legal non-conforming lot of record due to the fact it only had
34.80 feet of street frontage. The city code at that time also required 75
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feet. The Associate Planner reported that as part of the City Council
resolution for the lot combination included a condition that stated “any
future request for the re-subdivision of this property will require that access
for the new lot come from Keller Parkway and that the Labore Road access
cannot be reestablished”. She noted that Mr. Yargici is forthcoming in his
awareness of this condition when he purchased the property, but is asking
that this be reconsidered.
The Associate Planner indicated that the site plan submitted by Mr. Yargici
is a concept plan rather than the final survey that will be required by
Ramsey County. She noted that these lots will have lake access equal to
the lot frontage along Keller Parkway which is not reflect on the site plans
submitted. However, the applicant wanted to proceed with the review as
submitted.
The Associate Planner reported that in his narrative Mr. Yargici has
identified an understanding of the code provisions in the Shoreland
Ordinance, but does not provide the actual plan. She stated that given the
complexity of the grades along Keller Parkway, if the Planning
Commission is amenable to the current plan, city staff would recommend
as a condition of the subdivision approval that this be approved in concept
plan stage only.
The Associate Planner reported that the City Engineer has indicated that the
information submitted does not provide the needed information to
determine feasibility for two lots to be subdivided along Keller Parkway
either. City staff believes that due diligence needs to be completed by the
property owner to provide that documentation before any final approval is
granted.
The Associate Planner explained that Mr. Yargici is seeking a variance to
the minimum lot width requirements for Lots 1 and 2 and a variance to the
paving side yard setback on Lot 3. She reported that the applicant has
indicated in his narrative that the primary basis for granting the variances is
due to the steep driveway grades that would be needed if the properties
were accessed from Keller Parkway. In addition from an environmental
standpoint, the erosion and disturbance impacts to the shoreland can be
minimized with the proposed layout.
The Associate Planner reviewed the first variance request and explained
that all three lots comply with the lot area requirements for both zoning
districts, and the lot width requirement complies for all three properties
along Keller Parkway. She noted that Lots 1 and 2 would be considered
double frontage lots by definition of city code. She explained that Lots 1
and 2 as proposed do not comply with the 75-foot lot-width requirement on
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the Labore Road frontage as required by both districts. She reported that
the City Attorney has reviewed the proposed site plan and confirmed that
the Labore Road frontage is considered the front yard, and with a double
frontage lot then both street frontages are required to meet the minimum lot
width. She stated the applicant is seeking a reduced lot width requirement
for Lots 1 and 2 to allow a 17.4 foot lot width on the Labore Road frontage.
The Associate Planner stated that the directive of the past City Council will
understandably be a factor in your consideration. She noted that city staff
asked for input from the City Attorney on this matter and he has indicated
that the present Planning Commission and City Council are not bound by
past Council decisions. The Associate Planner stated that the 2006
restriction to Labore Road access was agreed to by the Owner, and per the
City Attorney was contractual in nature. She stated that as a contract
whose terms run with the land, the current Owner is bound to recognize it.
Mr. Yargici again is not disputing his understanding of this condition, but
is seeking to have that decision reversed.
The Associate Planner reported that Mr. Yargici has had discussions with
Ramsey County since Keller Parkway is a county road and they have
regulatory authority over access approval, and they have indicated that two
additional access points could be established along this stretch. She stated
that this speaks to the feasibility of access off Keller Parkway.
The Associate Planner stated that another piece of the variance review are
the two Labore Road side access points. She reported that when staff
reviewed the 10 foot-wide driveway proposal with only three feet on either
side of the driveway, there is concern for snow storage and it falling onto
the neighboring properties. She stated the applicant is seeking two access
points off of Labore Road that are each 17.4 feet wide, but an alternative
could be one access point with a shared driveway, although noted that there
can be issues with shared driveways. She noted that the City Code does not
allow for shared driveways but it is not unheard of in other cities. Shared
driveways can become problematic for ongoing maintenance and use of
space between neighbors, but this is slightly different in that it would be
roughly 20% of the driveway that is shared between the two properties.
The Associate Planner indicated that Planning Staff has not researched
shared driveways, but rather is only suggesting that there may be alternate
layouts if the Labore Road access is to be considered.
The Associate Planner reported that the City Attorney in their review has
reiterated that economic factors such as one access over another may be
more expensive to construct or that a tuck under garage is harder to market
should not be a basis for granting a variance. She stated the City Attorney
has also advised that if the City is to vary from the Keller Parkway access
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then the landowner is required to present a strong position on damaged to
the shoreline and impacts of that disturbance. With the information
submitted, the City Attorney has indicated that it would be hard to justify
one lot and the justification does not appear to have been met for two lots.
The Associate Planner stated the City engineer’s comments were included
in the staff report, and she has not heard back yet from the Ramsey
Washington Watershed District or the DNR. She stated that based on the
information provided by the applicant, staff recommends denial. She
reviewed the findings of fact that support the recommendation of denial for
reduced lots widths on Lots 1 and 2 along Labore Road.
The Associate Planner stated that a copy of a letter from the neighboring
owners who are asking to not allow the Labore Road access to be
reestablished was provided to each Planning Commissioner tonight.
Johnson stated that she will be abstaining from voting because she lives
four houses away from this property.
Buesing stated that he feels the driveway widths on Labore are a big
concern with the snow storage issues.
Zekeriya Yargici, owner of 675 Keller Parkway, stated that coming in to
the property off of Keller Parkway is difficult due to the grade going uphill.
He stated this is an opportunity to improve the land usage. He noted that
he compared the access off of Labore Road and Keller Parkway, and stated
that coming in off of Labore Road is almost flat so it would eliminate any
disturbance to the slope on the Keller side. He stated that during
construction of the homes, it would negatively affect traffic on Keller
Parkway. He stated that if the homes accessed Keller Parkway the owners
would have to enter the home with steps, but would not be required if
accessing from Labore Road, and driveway access in the winter would be
more difficult off Keller Parkway. He noted that most people would not
prefer a tuck-under garage style home, but would like a walk-out basement
style that could be built if accessing off of Labore Road. He stated that he
is open to having a shared driveway off of Labore Road.
Kwapick asked why Mr. Yargici is not subdividing in to two lots instead of
three. Mr. Yargici stated that three lots is the best usage of the lot.
Mike Fahey, 651 Labore Road, stated that the Council has not approved a
shared driveway for 40 years. He stated that there is no reason to approve
any variances for this property because there is plenty of area on Keller
Parkway for driveway access. He reported that applicant has created the
need for variances. He stated that there was a contractual agreement that
was put in effect in 2006 to not allow access from Labore Road that should
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be enforced. He indicated that he has submitted a letter from the neighbors
that do not support allowing the access to be reestablished on Labore Road.
He stated that anything that happens on this property should meet all code
requirements. Mr. Fahey submitted a letter from his neighbor, Daniel
Kabes, who could not attend tonight that restated that he did not want
access reestablished from Labore Road.
Julie Wrase, 636 Labore Road, stated that the former owner asked for a
variance to have a shared driveway from Labore Road and the Council
denied that request. She feels there is no need for the City to make a
change to their previous decision. Eric Netteberg, 636 Labore Road, stated
that he is concerned with all of the construction equipment entering and
existing onto a very narrow road and the damage they could do. He stated
that the Watershed District is concerned about drainage into the lake, and
the long driveway that would come onto Labore Road could create a lot of
extra drainage into the lake.
Mary Lou Kostecki, 656 Labore Road, feels she is the most affected and
would lose property value. She stated that she would be surrounded by
asphalt if long driveway came off of Labore Road and that Mr. Yargici has
a lot of land to work with.
A resident stated that a soccer field worth of asphalt would be added to
create the long driveway to Labore Road and this would require removing
about 300 trees.
The Associate Planner noted that the impervious surface code requirement
is met on the submitted plan. Mr. Yargici stated that there are really no
trees to remove in order to put in a driveway since there was a driveway
there previously. Mr. Fahey reminded the Commission that the Planning
staff is recommending denial of the variance for access to Labore Road.
Paul Kostecki, 656 Labore Road, pointed out on the photo of the front of
the property on the Labore side, that he is the adjacent neighbor and
counted 35 to 40 trees in just the first 150 feet off of the road that would
need to be removed for a driveway. He stated that there is enough traffic
on Labore Road already and the road is deteriorating from trucks. He
reported there would be five or six cars every day coming out of this
driveway.
The Associate Planner clarified that variance #1 is for the Labore Road side
reduced lot widths from 75 feet to 17.4 feet.
Westadt moved denial of the Variance for reduced lot widths based on the
following findings of fact:
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Ramsey County has indicated approval in concept for creation of two
access points along Keller Parkway. This preliminary feedback suggests
that access could be created that would meet code requirements. The
current configuration seeks a variance that is necessitated by the
landowner.
City staff finds that the proposed plan does not demonstrate sufficient space
for snow storage that could be maintained entirely on the lots created
specifically in the front yard areas without discharging onto the
neighboring properties.
The threshold for providing supporting justification on the environmental
impacts to the shoreline has not been satisfied. The preference to leave the
area undisturbed by the homeowner is not just cause for granting approval.
A preferred home design or features of the home are economic factors that
alone shall not constitute practical difficulties.
Motion seconded by Kwapick.
Motion carried 6 – 0. Johnson abstained.
The Associate Planner stated that variance #2 that the applicant is seeking
is in regards to Lot 3. She explained that since there is the potential for a
lot or lots created off of Keller Parkway, variance #2 includes a request for
a reduced side yard setback to allow the existing driveway for 675 Keller
Parkway to remain as is because they would not meet the side yard paving
or curb cut setbacks. She noted that this design would then necessitate the
use of a driveway easement over Lot 2 which would not be code compliant.
The Associate Planner explained that city staff has reviewed several
variations of how a lot split may occur on 675 Keller Parkway. She stated
that in almost all of those concept plans in which three lots would be
proposed with access via Keller Parkway, Mr. Yargici has shown the
driveway easement over Lot 2. She stated that City Staff recommends
denial of variance request #2 for reduced side yard setback for paving or a
curb cut.
Kwapick clarified that this variance is only dealing with the existing
driveway location that encroaches into Lot 2. Schwalbach clarified that if
the Planning Commission denied this request based on this proposal, the
applicant could come back with a new site plan and new information to
support the variance request.
Schwalbach moved denial of the Variance for reduced side yard paving and
curb cut setbacks based on the following findings of fact:
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The applicant has not submitted sufficient information that shows evidence
of there being no alternate design in which the driveway for lot 3 could be
established in a manner compliant with code requirements.
City staff finds that the practical difficulty threshold has not been met for
granting the variance as proposed based on the comments of the City
Engineer and that alternative lot layouts may be considered in which the
proposal complies with city codes.
Motion seconded by Westadt.
Motion carried 5 – 1. Nay Kwapick. Johnson abstained.
The Associate Planner explained that there are two existing drainage and
utility easements that run north to south in the center of 675 Keller
Parkway that were not vacated with the approved lot combination in 2006.
She reported that there is a five foot easement from the former 640 Labore
Road that would have been the eastern side yard property line and a six
foot easement that would have been the western side yard property line for
675 Keller Parkway. She noted that regardless of the above actions, these
old lot line easements are no longer necessary for 675 Keller Parkway as
one parcel. If approvals are granted for a lot split, any future subdivision
would require dedication of perimeter drainage and utility easements for
the newly created lots. The Associate Planner stated that City Staff
recommends approval of the vacation of drainage and utility easements as
proposed by Mr. Yargici.
Westadt moved approval of the Vacation of the Drainage and Utility
Easements at 675 Keller Parkway.
Motion seconded by Schwalbach.
Motion carried 6 – 0.

URBAN LAND
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The Associate Planner stated that this is some information that she put
together for the Commission to review. She reported that there are
upcoming trainings available for Commissioners that the City will pay for.
She noted that Planning Commission Chair Bill Buesing is participating in
the City’s strategic planning sessions, and reviewed the report provided
after the Urban Land Institute workshop.
The City Administrator stated that the Commissioners are welcome to give
him comments after the ULI workshop, and reported that some comments
from the workshop are being incorporated into the strategic planning.

- 12 -

