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CPED STAFF REPORT 
Prepared for the Zoning & Planning Committee 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 2215 Snelling Avenue 
Project Name:  Fun City Dogs 
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 
Applicant:  Seward Common, LLC 

Project Contact:   Fun City Dogs, Attn: RyAnne Quirk 
Request:  To allow a doggy daycare/boarding facility (animal shelter). 
Required Applications: 

Interim Use 
Permit  

To allow a doggie daycare/boarding facility (animal shelter) within the existing 
building located on the property at 2215 Snelling Avenue.   

 

SITE DATA 
 

Existing Zoning 
I2 District 
IL Overlay District 
PO Overlay District 

Lot Area 27,110 square feet / .62 acres 
Ward(s) 6 
Neighborhood(s) Seward Neighborhood Group 
Designated Future 
Land Use Transitional Industrial 

Land Use Features 

The subject property is located approximately one block south of Franklin 
Avenue and approximately one block east of Cedar Avenue, both of which are 
designated Commercial Corridors. The site is also within the boundaries of 
the Franklin Avenue Transit Station Area and directly adjacent to the 
boundaries of the Franklin Avenue LRT Station Activity Center.  Highway 55 is 
located just west of the site as is the Hiawatha Blue LRT Line.   

Small Area Plan(s) Franklin-Cedar/Riverside Area Master Plan 
  

Z&P Agenda Item       
November 6, 2014 

BZZ-6885 

mailto:rebecca.farrar@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/plans/cped_franklin-cedar-riverside
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site is currently occupied by an existing 
single-story industrial building that is approximately 21,883 square feet in size located on the southeast 
corner of Snelling Avenue and East 22nd Street.  A surface parking lot is located at the intersection with 
access off of East 22nd Street. The building currently has a single tenant that occupies approximately 
3,083 square feet that would stay in the building and Fun City Dogs would occupy the remaining 18,800 
square feet should the Interim Use Permit be approved. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The neighborhood and surrounding 
properties have historically been industrial in nature.  Recently these industrial uses have begun to 
transition to residential uses. There are industrial uses and two newly constructed residential 
developments adjacent to the subject site.  

PROJECT DESCRIPTION. The applicant proposes to move their doggy daycare and overnight 
boarding facility operations from their existing building, located across the street at 2206 & 2210 Snelling 
Avenue, to the subject property.  Both properties are part of the larger Seward Commons 
Redevelopment project.  The current location of Fun City Dogs is slated for redevelopment in 2015.  
The applicant proposes to temporarily relocate their business to the subject property until it is 
redeveloped; redevelopment on the subject parcel is anticipated within five years and at that time the 
applicant intends to secure a permanent location.  The property owner, Seward Commons, LLC, would 
like to continue their practice of maintaining active uses on their properties in the area prior to 
redevelopment. 

The properties are zoned I2 with the IL and PO Overlay Districts.  Doggy daycare/boarding facilities are 
classified as an animal shelter in the Zoning Code.  The use requires a conditional use permit in the I2 
District.  Further, animal shelters are subject to specific development standards which require that all 
activity be located within a completely enclosed building with soundproofing and odor control.  
Outdoor kennels are prohibited.  Interim uses are granted by the City Council and are required to 
conform to the Zoning Ordinance as if it were established as a conditional use.  Interim use permits 
cannot be granted for a period greater than five years.  The City Council may waive conditions that 
would apply to an interim use upon a finding that the temporary nature of the interim use will eliminate 
the adverse effects that the condition was intended to prevent. 

RELATED APPROVALS. The applicant received approval for a doggy daycare/boarding facility 
(animal shelter) and off-street parking variance at their current facility located across the street at 2206 
& 2210 Snelling Avenue in 2010 (BZZ-4730) as well as subsequent approvals for signage in (BZZ-4804).  
These approvals are not transferable to the subject site despite the temporary nature of the request. 

PUBLIC COMMENTS. Staff has received official correspondence from the Seward Neighborhood 
Group prior to the printing of this report. It has been attached for reference.  No neighborhood letters 
were received prior to the printing of the report. Any correspondence received prior to the public 
meeting will be forwarded on to the Planning Commission for consideration and will be included in the 
public record.  
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ANALYSIS 

INTERIM USE PERMIT 

For an interim use permit to be granted, the Zoning and Planning Committee must make the same 
findings that pertain to conditional use permits.  In addition to these, any City Council approval of an 
interim use is subject to five additional conditions.  Discussion of each of these findings and conditions 
follows. 

Findings: 

1. The establishment, maintenance or operation of the interim use will not be detrimental to or endanger the 
public health, safety, comfort or general welfare. 

The existing warehouse is currently partially occupied.  Allowing an interim use of the site as an 
animal shelter (doggie daycare/boarding facility) should not have negative impacts on the 
surrounding area and would likely not be detrimental or endanger the public health, safety comfort 
or general welfare.  Other than an outdoor dog run that would be utilized for brief bathroom and 
play breaks, the proposed business would occur within a completely enclosed building.  There are 
new residential uses located proximate to the site; however, industrial zoning and uses directly abut 
the site.   

2. The interim use will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal and orderly development and improvement of surrounding property for uses permitted in 
the district. 

The proposed interim use would not be expected to be injurious to the use and enjoyment of other 
property in the vicinity given the context and should not impede the normal and orderly 
development and improvement of surrounding property for uses permitted in the district.  As 
previously noted, the use is temporary and would allow an active use to occupy the existing largely 
vacant structure in the interim period before the site is redeveloped as part of the Seward 
Commons Redevelopment project. The surrounding area is fully developed and no exterior 
modifications to the existing structure are proposed as part of the development proposal other than 
incorporating a fenced outdoor dog run where dogs would be briefly taken outdoors for bathroom 
breaks as well as for outdoor play.   

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided.   

The site is served by existing infrastructure. The utilities, access roads, and drainage are existing and 
adequate. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The proposal is not expected to contribute to or result in congestion in the public streets. The 
building would have on-site parking for a total of 8 vehicles or double the number of spaces that are 
provided for their existing facility located across the street.  Chapter 541 requires one space per 
500 square feet of gross floor area in excess of 4,000 square feet.  The applicant proposes to utilize 
the remainder of the building or approximately 18,800 square feet for Fun City Dogs.  This would 
result in an off-street parking requirement of 30 spaces.  The TSA PO provision, Section 551.140 
would further allow a reduction to 75% of the minimum because it is a non-residential use.  
Therefore, a total of 22 spaces would be required with the reduction and prior to consideration of 
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grandfather rights.  Ordinarily a variance would be required in order to allow a reduction in the 
amount of required off-street parking for the use; however, given the temporary nature of the use, 
the City Council can consider alternatives to compliance with the off-street parking requirement.  

5. The interim use is consistent with the applicable policies of the comprehensive plan. 

The Minneapolis Plan for Sustainable Growth, locates this parcel within a transitional industrial area. 
The subject property is located approximately one block south of Franklin Avenue and 
approximately one block east of Cedar Avenue, both of which are designated Commercial 
Corridors. The site is also within the boundaries of the Franklin Avenue Transit Station Area and 
directly adjacent to the boundaries of the Franklin Avenue LRT Station Activity Center.  Highway 55 
is located just west of the site as is the Hiawatha Blue LRT Line.  The plan has the following relevant 
policy and implementation steps for the proposal: 

• Land Use Policy 1.1:  “Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a vital mix of 
land uses, and promote flexible approaches to carry out the comprehensive plan.” 

• Economic Development Policy 4.1: “Support private sector growth to maintain a healthy, 
diverse economy.” 

• Economic Development Policy 4.2: “Promote business start-ups, retention and expansion 
to bolster the existing economic base.” 

The subject site is also within the boundary of a small area plan.  The Franklin-Cedar/Riverside Area 
Master Plan was adopted by the City Council in 2001 and was part of a series of long-range studies 
being completed for transit-oriented development (TOD) around Hiawatha LRT station sites. The 
area of study incorporated portions of various neighborhoods including Cedar/Riverside, Seward, 
East Phillips, and Ventura Village. The plan focused on land uses, urban design, public infrastructure, 
and amenities located within a 1/2-mile of the station. The purpose of the Plan is to guide changes 
that build upon neighborhood strengths and to capitalize on opportunities. 

While the current proposal does not include any on-site physical expansions or structural 
alterations that would result in new infill development, the proposal to adaptively reuse the 
structure is supported by the Comprehensive Plan policies listed above.  The City encourages future 
infill mixed-use development on the subject site as outlined in the above-listed small area plan. 

6. The interim use shall, in all other respects, conform to the applicable regulations of the district in which it is 
located. 
 

If the interim use permit were to be approved, the proposal would appear to comply with all of the 
applicable provisions of the I2 district.  Any future signage would need to comply with Section 543 
of the Zoning Code, and a separate permit would also need to be attained. Any outdoor dumpsters 
serving the use must be screened as required by section 535.80 of the Zoning Code. 

Chapter 536 Specific Development Standards has the following requirements for an animal shelter:  

1) Except in the I3 District, all activity shall be within a completely enclosed building with 
soundproofing and odor control.  Outdoor kennels shall be prohibited. 

The applicant is proposing an outdoor dog run that would be located within a portion of the existing 
parking lot located on the north side of the property that will be used for brief bathroom breaks as 
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well as an outdoor play area.  This would ordinarily require a variance of the enclosed building 
requirement. Due to the interim nature of the proposed use, the City Council can consider 
alternatives to compliance with the enclosed building requirement.  

As previously noted, the building would have on-site parking for a total of 8 vehicles or double the 
number of spaces that are provided for their existing facility located across the street.  Chapter 541 
requires one space per 500 square feet of gross floor area in excess of 4,000 square feet.  The 
applicant proposes to utilize the remainder of the building or approximately 18,800 square feet for 
Fun City Dogs.  This would result in an off-street parking requirement of 30 spaces.  The TSA PO 
provision, Section 551.140 would further allow a reduction to 75% of the minimum because it is a 
non-residential use.  Therefore, a total of 22 spaces would be required with the reduction and prior 
to consideration of grandfather rights.  Ordinarily a variance would be required in order to allow a 
reduction in the amount of required off-street parking for the use; however, given the temporary 
nature of the use, the City Council can consider alternatives to compliance with the off-street 
parking requirement. 

Interim Use Conditions: 

1. The interim use shall be allowed as a conditional use in the zoning district in which it is to be located.   

The I2 District, the ILOD and PO Overlay District permit doggy daycare/boarding facilities 
(animal shelter) as a conditional use. 

2. Except as otherwise authorized by this section, an interim use shall conform to this zoning ordinance as 
if it were established as a conditional use. 

As discussed above in the findings for a conditional use, the use is in conformance with the 
Zoning Code except as it relates to the standards as listed above in finding number four and 
number six.  

3. The date or event that will terminate the interim use shall be identified with certainty.  Interim uses may 
not be granted for a period of greater than five (5) years. 

Staff is recommending that the interim use permit expire on November 14, 2019.  This date 
cannot be extended, as the total time for an interim use cannot exceed five (5) years.  

4. In the event of a public taking of property after the interim use is established, the property owner shall 
not be entitled to compensation for any increase in value attributable to the interim use. 

The applicant is aware of this standard. 

5.   Such conditions and guarantees as the city council deems reasonable and necessary to protect the public 
interest and to ensure compliance with the standards and purposes of this zoning ordinance and policies 
of the comprehensive plan. 

Staff is recommending that the doggy daycare/boarding facility be allowed to operate until 
November 14, 2019, as requested by the applicant.  
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RECOMMENDATION 

Recommendation of the Department of Community Planning and Economic Development 
for the Interim Use Permit: 

The Department of Community Planning and Economic Development recommends that the City 
Council adopt the above findings and approve the application for an interim use permit to allow the 
temporary operation of a doggy daycare/boarding facility on the property located at 2215 Snelling 
Avenue, subject to the following conditions: 

1. The interim use shall expire no later than November 14, 2019. 

2. At the end date of the interim use the applicant shall cease operation of the doggy 
daycare/boarding facility or apply for applicable land use approvals. 

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Correspondence 
3. Zoning map 
4. Plans  
5. Photos 
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