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GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	Captain Canine (tenant)
	VEAP, Inc. (owner)

Location:	9730 Irving Avenue South

Request:	Conditional Use Permit for a pet services facility (dog daycare, boarding, and grooming) in an existing office/warehouse building. 

Existing Land Use and Zoning:	Office/warehouse; zoned I-3
	
Surrounding Land Use and Zoning:	North – Office/warehouse; zoned I-3
East – Office/warehouse and automotive repair; zoned I-3
	South and West – Civic; zoned I-2
	
Comprehensive Plan:	The Comprehensive Land Use Guide Plan recommends Industrial land use for this property.


CHRONOLOGY

Planning Commission Agenda:	12/18/14 – Public hearing scheduled.


APPLICABLE REGULATIONS	Section 19.33 – Industrial Districts
	Section 21.501.04(e)(1-5) – Conditional Use Permits 


PROPOSAL

Captain Canine is requesting a Conditional Use Permit for a pet services facility within an existing office/warehouse building at 9730 Irving Avenue South, which was formerly occupied by VEAP, Inc. A pet services facility is broadly defined as providing service or retail activity either individually or in combination, for pets and domestic animals. These activities may include animal sales, veterinary care, animal hospital, short-term daily care, training classes, boarding, and grooming. For this particular pet services facility, the applicant is proposing dog daycare, boarding, and grooming. 

The existing building is comprised of approximately 14,000 square feet over two floors. The upper floor would consist of a reception area, employee offices, grooming facilities, open play area, boarding rooms, and rest rooms. The lower level would consist of a large open play area and restrooms. Although the building footprint would not change, an outdoor, fenced area is proposed on the west side of the building along James Avenue where there are currently 25 off-street parking stalls. Nine of those 25 stalls would be removed to accommodate the play area. Access to the outdoor play area would be from the lower level. The westernmost drive isle would be maintained to access the remaining parking stalls.  


ANALYSIS

The site was developed in the mid 1970’s as an office/warehouse building. Pet services facilities, particularly dog daycares, are commonly located in industrial areas – open warehouse spaces are easily converted to open play areas and the facilities typically do not require much office space. Except for the proposed addition of a fenced dog run, no exterior changes are proposed. Because the applicant proposes to remove several existing parking spaces for the dog run, revised Final Site and Building Plans must be approved. This would be considered a “minor” application should the Planning Commission approve the CUP, and minor revisions to Final Site and Building Plans may be approved by the Planning Manager. The applicant would need a building permit to accomplish the interior remodeling and complete a SAC determination for the use.

Parking

[bookmark: _GoBack]Although several pet services are proposed, the predominant “use” will be dog daycare and boarding. The City Code does not have a specific parking standard for pet services facility, so staff used the standards for offices and daycares. Functionally similar to (human) daycares, customers will drop-off dogs in the morning and pick them up in the afternoon and evening, and would therefore have a similar parking demand. The parking standard for daycares is 1.2 spaces for each 10 participants and one stall for each caregiver. With 65 dogs envisioned for the facility, and 4 employees at peak time, 12 parking stalls are required. Also, staff calculated the reception, office, and grooming areas and applied the office parking standard to calculate a reasonable number of required parking stalls to accommodate employees. At approximately 1,900 square feet, seven stalls are required. In total, 19 parking stalls are required for the proposed use. 

Staff is aware that 20 parking stalls in the west parking lot at that 9730 Irving Avenue building are dedicated, by private agreement, to meet the required parking for 9741 James Avenue site to the south. Five of 25 stalls would be removed to accommodate the exterior play area, provided that the fence does not extend into the parking stalls located in the middle of the west lot. There is an opportunity to strip additional parking stalls within the west lot and there are 19 parking stalls located in the east parking lot. Given the anticipated number of dogs and employees, parking requirements are met.

Refuse Handling and Storage

Trash receptacles at 9730 Irving Avenue south do not meet current code requirements in Section 19.51 – the receptacles are located outside of the building in the west parking lot next to the loading dock at 9741 James Avenue and the drive-in doors at 9730 Irving Avenue. Because the applicant has proposed a change in use and current code requirements apply, trash will need to be stored within the tenant space until no more than 12 hours before the scheduled collection day.

Landscaping and Lighting

City Code Section 21.301.07 (Exterior Lighting) includes several conformance triggers when development sites are not in compliance with current exterior lighting standards. A change in use that requires a Conditional Use Permit  triggers a lighting review. This  site was updated in 2008 and 2009 and complies with current standards for parking lot and security lighting.

A landscaping plan was approved in 1979 for the 9730 Irving Avenue and 9741 James Avenue sites. That plan included Globe Arborvitae to serve as Code-required three-foot parking lot screening. Several deciduous trees were also approved along the street frontages. While deciduous trees remain, the shrubs have been removed. As such, the site is out of compliance with the approved landscape plan and Section 19.52(d)(4) parking lot screening standards. Staff is recommending a Condition of Approval requiring the replacement of the shrubs or other improvement to provide the required three foot screen along the public street. A condition is added to require a landscape plan providing parking lot screening be approved by the Planning Manager.


FINDINGS

Section 21.501.04(e)(1-5) Conditional Use Permits

(1)	The proposed use is not in conflict with the Comprehensive Plan;

· The Comprehensive Plan designates the property as Industrial, which allows pet services facilities such as a dog daycare and grooming facility. A pet services facility is a conditional use in the I-3 zoning district and is consistent with the Industrial designation in the Comprehensive Plan.   

(2)	The proposed use is not in conflict with any adopted District Plan for the area;

· The property is not in a location with an adopted district plan.

(3)	The proposed use is not in conflict with City Code provisions;

· A pet services facility is a conditional use in the I-3 zoning district and the use is not in conflict with applicable code provisions. 

(4)	The proposed use will not create an excessive burden on parks, schools, streets, and other public facilities and utilities which serve or are proposed to serve the planned development; and

· The proposed pet services facility is not anticipated to increase the burden on public facilities and utilities. Dog daycares are commonly located within existing office and warehouse buildings.  The older structure only has one water service and an inadequate fire sprinkler system based on today standards.  Upgrades are not required as part of a Conditional Use Permit where no building expansion is proposed. 

(5)	The proposed use will not be injurious to the surrounding neighborhood or otherwise harm the public health, safety and welfare.

· A dog daycare, boarding, and grooming facility is compatible with the surrounding uses and neighborhood, provided responsible operation and management. The submitted plans, along with the Conditions of Approval, reflect a use which is not anticipated to be harmful to adjacent property owners or general health, safety, and welfare. 


RECOMMENDATION

Note the Planning Commission has final approval authority on this Conditional Use Permit application unless an appeal to the City Council is received by 4:30 p.m. on December 23rd, 2014. 

In Case 10951A-14, staff recommends adoption of a resolution approving a Conditional Use Permit for a pet services facility located at 9730 Irving Avenue South, subject to the conditions listed in the staff report.

Recommended Conditions of Approval

The Conditional Use Permit for a pet services facility is subject to the following Conditions of Approval:

1. Conditional Use Permit is limited areas shown on plans in Case File 10951A-14;
2. Prior to the construction of an outdoor run area, the applicant must apply for revised Final Site and Building Plans for the loss of parking;
3. Outdoor pet activities must be limited to within the fenced play area;
4. Pet service facility uses other than daycare, boarding, and grooming must be first be approved by the Planning Manager;
5. The facility shall not exceed 65 dogs at any one time without approval by the Planning Manager;
6. Sewer Availability Charge (SAC) must be satisfied prior to the issuance of any permits;
7. Prior to occupancy, the applicant must coordinate inspection of exit signage and emergency lighting with the City of Bloomington Fire Marshal;
8. The applicant must procure a building permit prior to initiating any remodeling that necessitates a building permit;
9. A minimum of 39 parking spaces be provided between the east and west parking lots, of which 20 are intended to provide the Code required parking for 9741 James Avenue;
10. All pickup and drop-off must occur off of public streets; and
11. Trash receptacles must be located within the building and animal waste must be stored inside the building while awaiting pick-up and disposal; 

and, while the use and improvements must comply with all applicable local, state and federal codes, the applicant should pay particular attention to the following Code requirement:

1. Landscape plan providing the required three foot screen along the public streets be approved by the Planning Manager (Sec 19.52);
2. Any business signage be in accordance with the Uniform Sign Design (Sec. 19.109); 
3. All trash and recyclable materials must be stored inside the principal building (Sec. 19.51);
4. Signage must be in conformance with the requirements of Chapter 19, Article X of the City Code; and
5. The pet services facility operator must obtain and continue to hold a commercial animal establishment license (Sec. 14.94).
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Report to the Planning Commission	December 18, 2014 
Planning Division/Engineering Division	
