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[bookmark: _GoBack]GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	The Toro Company

Location:	600 West 82nd Street 

Request:	Variance from the rooftop screening requirements on an existing building.

Existing Land Use and Zoning:	Industrial; zoned I-3(PD), General Industrial (Planned Development)
	
Surrounding Land Use and Zoning:	North – Retail, Warehouse, and Auto Repair; zoned I-3
	South – Single Family Residential and Office/Warehouse; zoned R-1 and I-3
	West – Single-Family Residential, Hotel, and Bank; zoned R-1, I-3, and FD-2(PD)
	East – Railroad, Auto Repair, Single Family Residential, Office/Warehouse and Service; zoned I-3

Comprehensive Plan:	The Comprehensive Land Use Plan recommends Industrial land use for the property.


HISTORY	

City Council Action:	07/01/13 – Approved rezoning from B-1, R-1, and I-3 to I-3(PD), a major revision to PDP, and FDP to construct a new 75,000 square foot office building and a 282 space parking lot.

City Council Action:	08/04/97 – Approved rezoning 13 properties from R-1 to I-3(PD) for a product testing area.  (Case 4788A-97)

City Council Action:	07/01/96 – Approved rezoning from I-3 to I-3(PD), Preliminary Development Plan for Phase I and II (Parking ramp, building additions and an office building) and Final Development Plan for Phase I (Parking ramp and building additions).  (Case 4788A-96)

City Council Action:	05/16/94 – Approved rezoning for 23 properties from B-1 and R-1 to I-3 and final site and building plans for a parking lot.  (Case 4788AB-94)


CHRONOLOGY

Planning Commission Agenda:	11/20/14 – Public hearing scheduled.


APPLICABLE REGULATIONS	Section 2.98.01(b)(2) Variances


PROPOSAL

The Toro Company has made significant changes in the past few years to upgrade their corporate headquarter campus.  In 2013, the City Council approved a three story, 75,000 square foot office building which is now completed and was occupied in July of 2014.  Phase II consists of remodeling the existing buildings, which includes upgrading the rooftop equipment as necessary.  This phase of remodeling is limited to the eastern half of the existing building along 82nd Street.  In order to upgrade the facilities for present and future operations, several heating, ventilation and air conditioning system modifications are necessary.  These changes include additional rooftop units, as well as replacement of several existing units.  

The applicant has expressed concerns regarding increased weight on the roof during winter months due to snow drifting.  To eliminate the snow drift potential, units or screens exceeding 15 feet in length would need to be installed on 4 foot high stands, resulting in increased visibility from adjacent properties or streets. 

Toro is requesting a variance from the rooftop screening requirement for several of the proposed rooftop units, due to the difference in grade along Lyndale Avenue, and to reduce the visual impact for those units that would be required to be on stands. 


ANALYSIS

Toro is proposing 32 new rooftop units.  This includes upgrading 13 existing units and adding 19 new units.  The City Code requires rooftop mechanical equipment, new or replaced, to be screened from ground level observation on any point of the property, adjacent property, or from adjacent streets.   

Due to the 11 foot grade difference along Lyndale Avenue, a majority of the rooftop equipment is visible from Lyndale Avenue to the West.  A portion of the new equipment would visible from within the 675 foot span of Toro property to the North, however the proposed equipment is not visible from Pleasant Avenue to the west.

The proposed rooftop units, although visible from Lyndale Avenue, are over 700 feet away from the public right-of-way.  In addition, the existing mechanical equipment on the west side of the building visually obscures the proposed equipment.  Staff believes the variance request is reasonable, along the west side of the structure, due the grade change between Lyndale Avenue and the existing building.  

Of the 32 proposed units, five are visible from 82nd Street.  Since there is no significant elevation difference between the building and 82nd Street, staff has added a condition that any new rooftop units that are visible from 82nd street must be screened.     

In addition, three proposed units are screened by existing equipment.  Since they are not visible from adjacent properties or streets, screening is not required.  The requested variance from screening requirements applies to the remaining 24 units (see Figure 1).


Figure 1:  Proposed rooftop equipment modifications
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The applicant’s narrative states that the roof on the existing building does not have excess capacity available for the support of additional weight due to drifting snow.  If a roof-mounted unit or required screen exceeds 15 feet in length, it creates a potential for excessive snow-drift loads.  To eliminate the snow drift potential, the unit and required screen would need to be installed on a 4 foot high stand, resulting in increased visibility from adjacent properties or streets.

Toro continues to remodel the existing building as part of the multiple phase project. Staff recommends a larger parapet or screen wall be incorporated on the west elevation to screen existing and proposed units from Lyndale Avenue.  While this solution would not eliminate the need for this variance, staff believes it would upgrade the appearance and visual impact from Lyndale Avenue, which is 11 feet higher than the base elevation for the structure. 


FINDINGS

Section 2.98.01(b)(2) Variances may only be granted:

(A)	When the variance is in harmony with the general purposes and intent of the ordinance;

· The purpose and intent of the ordinance is to reduce the visual impact from within the site, adjacent properties, or adjacent streets.  The 11 foot grade change between the Lyndale Avenue and the building makes it difficult to adequately screen the rooftop mechanical equipment from view.  Given the grade difference, and a distance of over 700 feet from Lyndale Avenue, the applicant meets the intent of the ordinance.

(B)	When the variance is consistent with the comprehensive plan;

· Roof-mounted mechanical equipment is common for development within the Industrial zoning district.  The performance standard variance is not regulated by the Comprehensive Plan and is therefore not inconsistent with the  plan.

(C)	When the applicant for the variance establishes that there are practical difficulties in complying with the zoning ordinance.  Economic considerations alone do not constitute practical difficulties.  

· The existing elevation of Lyndale Avenue is 11 to15 feet higher than the existing grade of the building.  The elevation difference makes it difficult to adequately screen the rooftop mechanical equipment.  Given the grade difference, there are difficulties in complying with the zoning ordinance.

	Practical difficulties as used in connection with the granting of the variance, means that:

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

· The applicant is replacing and adding mechanical equipment to remodel an existing building.  The proposed rooftop units, although visible from Lyndale Avenue, are over 700 feet away from the public right-of-way.  The variance request to add and replace rooftop equipment on an existing building is reasonable. 

(ii)	The plight of the landowner is due to circumstances unique to the property not created by the landowner; and

· The building location, height, and grade are existing conditions.  The significant grade separation is a unique circumstance and was not created by the landowner.   

(iii)	The variance if granted will not alter the essential character of the locality.

· The proposed rooftop units, although visible from Lyndale Avenue, are over 700 feet away from the public right-of-way.  The variance request to add and replace rooftop equipment on an existing building is reasonable and is not anticipated to alter the character of the neighborhood.


RECOMMENDATION

Staff recommends the following motion:

In Case 4788C-14, having been able to make the required findings, I move to recommend the City Council approve a variance from the rooftop screening requirements located at 600 West 82nd Street subject to the conditions listed in the staff report.


Recommended Conditions of Approval

The variance from the rooftop screening requirements located at 600 West 82nd Street (Case 4788C-14) is subject to the following conditions of approval:

1) The variance is limited to roof-mounted mechanical equipment in locations as shown in Case 4788C-14; and
2) All new roof-mounted mechanical equipment visible from 82nd street must be screened from view.

	Council Action
	Motion by __________________  Second by__________________ to 	
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