
CITY OF BELLEVUE, IDAHO

Planning and Zoning Commission
Tuesday, September 8, 2026, 5:30 PM

115 Pine Street, Bellevue, Idaho 83313
AGENDA

CALL TO ORDER

ROLL CALL

1. NOTICE OF AGENDA COMPLIANCE - ACTION ITEM

Finding that the regular meeting notice and agenda were posted in accordance with Idaho Code §74-204 within forty-
eight (48) hours prior to the meeting at: the City of Bellevue City Hall, Post Office, on the City’s website on September 3, 
2026. (Suggested Motion: I move the notice for the September 8, 2026, regular Meeting was completed in accordance 
with Idaho Code, Section §74-204.)

2. CALL FOR CONFLICT: (As outlined in Idaho Code §74-404) 

3. PUBLIC COMMENT: For items of concern NOT on the Agenda. 

4. CONSENT AGENDA -ACTION ITEM 

a. Findings of Fact, Conclusions of Law, and Decisions from Previous Meeting

i. DR-26-08 - 217 North 2nd Street Residence – ACTION ITEM 

An application for Design Review Approval for the placement of a manufactured home and the construction 
of a garage with an accessory dwelling unit at 217 North 2nd Street. 

ii. DR-26-09 – Addition to 213 North 3rd Street – ACTION ITEM 

An application for Design Review Approval for a setback encroachment for an addition to a structure located 
at 213 North 3rd Street. 

iii. CUP-26-02 – Family Health Services Parking Lot Expansion – ACTION ITEM

A conditional use permit for a parking lot on a separate parcel from the existing medical facility. 

5. OLD BUSINESS – ACTION ITEM 

a. CUP-26-01 – Karl Malone Ford & Powersports Expansion – ACTION ITEM 

An application to expand the existing motor vehicle and power sports sales facility to a separate parcel to 
facilitate overflow storage. 

6. NEXT MEETING 

a. September 21, 2026

7. ADJOURNMENT - ACTION ITEM

JOIN TEAMS MEETING https://teams.microsoft.com/l/meetup-
join/19%3ameeting_MTI4YjgzYTAtNmMxOS00ZWU0LTkxNGItZWQ2MTA0ZmJjNDc1%40thread.v2/0
?context=%7b%22Tid%22%3a%224bf19b22-eade-47a0-a58b-
8db6b13f043c%22%2c%22Oid%22%3a%22c5e34ffd-539c-475c-b8b7-172244c9c3d6%22%7d

Join the meeting now
Meeting ID: 296 592 476 369 10 
Passcode: hu63ES6K
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CIUDAD DE BELLEVUE, IDAHO

Comisión de Planificación y Zonificación
Martes, 8 de septiembre de 2026, 17:30

115 Pine Street, Bellevue, Idaho 83313
AGENDA

LLAMADA AL ORDEN

PASE DE LISTA

8. AVISO DE CUMPLIMIENTO DEL ORDEN DEL DÍA - PUNTO DE ACCIÓN

Constatando que el aviso y la agenda de la reunión ordinaria se publicaron conforme al Código de Idaho §74-204 dentro 
de las cuarenta y ocho (48) horas previas a la reunión en:  el Ayuntamiento de Bellevue, Oficina de Correos, en la página 
web de la ciudad el 3 de septiembre de 2026. (Moción sugerida: Propongo que el aviso para la reunión ordinaria del 8 
de septiembre de 2026 se haya completado conforme al Código de Idaho, Sección §74-204.)

9. LLAMADO AL CONFLICTO: (Según lo establecido en el Código de Idaho §74-404) 

10. COMENTARIO PÚBLICO: Para asuntos de preocupación que NO están en la agenda. 

11. ORDEN DEL DÍA DE CONSENTIMIENTO - PUNTO DE ACCIÓN 

a. Hallazgos de hecho, conclusiones de derecho y decisiones de reuniones anteriores

i. DR-26-08 - Residencia 217 North 2nd Street – PUNTO DE ACCIÓN 

Solicitud de aprobación de revisión de diseño para la ubicación de una casa prefabricada y la construcción 
de un garaje con una unidad de vivienda accesoria en 217 North 2nd Street. 

ii. DR-26-09 – Ampliación en 213 North 3rd Street – PUNTO DE ACCIÓN 

Solicitud de aprobación de revisión de diseño por una invasión de retraso para una ampliación de una 
estructura situada en 213 North 3rd Street. 

iii. CUP-26-02 – Ampliación del aparcamiento de los Servicios de Salud Familiar – PUNTO DE ACCIÓN

Un permiso de uso condicional para un aparcamiento en una parcela separada de la instalación médica 
existente. 

12. NEGOCIO ANTIGUO – ACCIÓN 

a. CUP-26-01 – Karl Malone Ford y Expansión de Deportes de Potencia – PUNTO DE ACCIÓN 

Una solicitud para ampliar la instalación existente de venta de vehículos a motor y deportes motorizados a una 
parcela separada para facilitar el almacenamiento excedente. 

13. PRÓXIMA REUNIÓN 

a. 21 de septiembre de 2026

14. SUSPENSIÓN - PUNTO DE ACCIÓN

UNIRSE A LA REUNIÓN DE 
EQUIPOS

https://teams.microsoft.com/l/meetup-
join/19%3ameeting_MTI4YjgzYTAtNmMxOS00ZWU0LTkxNGItZWQ2MTA0ZmJjNDc1%40thread.v2/0
?context=%7b%22Tid%22%3a%224bf19b22-eade-47a0-a58b-
8db6b13f043c%22%2c%22Oid%22%3a%22c5e34ffd-539c-475c-b8b7-172244c9c3d6%22%7dÚnete a la reunión ahora

ID de la reunión: 296 592 476 369 
10 
Código de entrada: hu63ES6K
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

CITY OF BELLEVUE 

PLANNING & ZONING COMMISSION 

REGARDING AN APPLICATION OF: 
Jason Hoag, an application for Design 
Review Approval for the placement of a 
manufactured home and construction of a 
garage with an accessory dwelling unit 
located at 217 North 2nd Street..

FINDINGS OF FACT, CONCLUSIONS 
OF LAW, AND DECISION

DESCRIPTION: An application for Design Review Approval for the placement of a 

manufactured home and the construction of a garage with an accessory dwelling unit at 217 

North 2nd Street.

The Bellevue Planning and Zoning Commission held a regular meeting on August 17, 2026 at 

which time the Commission voted to approve the subject application. 

I. GENERAL BACKGROUND 

1. Notice of this hearing is not required pursuant to Bellevue City Code Section 10-17-4(C).

2. The Commission was asked to disclose any conflicts of interest or ex parte communications 

on the subject application. No Commissioners noted any conflicts of interest. 

3. Attached to this report are the following exhibits: 

Exhibit A—Application Materials

Document Name Receipt of Last Revision
Application July 29, 2026
Site Plan July 29, 2026
Manufactured Home Building Plans July 29, 2026
Landscape Plan July 29, 2026
Color Swatches July 29, 2026
ADU and Garage Building Plans July 31, 2026
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

Exhibit B—Department Head Comments

No Department Head comments had been received prior to the meeting of the Planning & 

Zoning Commission.

Exhibit C— Public Comments

Prior to the meeting, no public comments had been received. 

II. APPLICABLE DESIGN REVIEW STANDARDS & CRITERIA 

BELLEVUE CITY CODE SECTION 10-17-5 

The following list of design review criteria shall be met by each applicant seeking design review 

approval. The Planning and Zoning Commission shall use said criteria to determine whether a 

project is to be approved or denied. A building which is allowed by right in this title may be 

reduced in bulk, height or other physical dimension by requirement of the commission only if 

found necessary to protect the public health, safety and/or welfare. If a development project is to 

be built in phases, each phase shall be subject to the design standards and criteria described in 

this section, and each phase independently shall meet said criteria and standards. 

10-17-5(A): Site Planning 

1. Buildings shall be situated in a manner that preserves existing land forms, trees and other 

significant vegetation and shall not interrupt waterways or change other natural drainage 

patterns in a manner which adversely affects adjacent property. Removal of existing trees of 

greater than six inch (6") caliper is subject to review. 

2. Buildings shall be sited so that their form does not break prominent natural ridge lines. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

3. Buildings and parking areas shall be clustered to provide for more usable open space. All 

accesses from alleys shall require improvements installed by the applicant/owner when 

applicable including, but not limited to, an asphalt surface or compacted gravel surface as 

determined by the City Public Works Department. The applicant/owner shall be responsible 

for relocation of applicable City services/utilities, repair of any damaged City services, snow 

plowing and snow removal. 

4. The alignment of roads and driveways shall follow the contours of the site, and cuts and fills 

shall be minimized. 

5. Retaining walls shall be discouraged, and such walls over three feet (3') high shall be stepped 

to form a number of benches to be landscaped. 

6. Exterior lighting systems shall not create glare nor cast light on neighboring properties. Night 

lighting shall be only what is needed to promote safe use, preferably with energy conserving 

lighting of low intensity. 

7. A snow storage plan, as a component of the site plan, is required. The plan shall comply with 

the following requirements: 

a. Use of sidewalks and required parking areas for snow storage is prohibited. 

b. Snow storage within one hundred feet (100') of stream banks is prohibited. 

c. Use of landscaped areas for snow storage may be allowed under the approved snow 

storage plan. 

d. Snow storage areas shall be incorporated in site design as well as designs that anticipate 

snow shedding areas. 

e. Snow storage areas shall not adversely affect neighboring properties. 

f. Building design shall prevent water from dripping or snow from sliding on pedestrian 

areas, entrances of buildings, garages and adjacent properties. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

g. Snow storage areas for parking lots containing twenty (20) spaces or more shall be 

located on site in an amount which is equal to at least one-third (1/3) of the hard surfaces 

proposed with the project. The one-third (1/3) amount may be reduced by the use of a 

snowmelt system, or for good cause demonstrated. 

h. Where snow storage areas cannot be provided on site because of existing buildings or 

approved building design, an adequate snow hauling plan shall be submitted for and 

subject to approval by the Planning and Zoning Commission. 

The Planning and Zoning Commission may impose such restrictions on snow removal operations 

as are necessary to reduce the effects of noise or traffic on surrounding areas. 

8. Visual impact of on site parking, service, trash and loading areas shall be minimized 

whenever possible by locating these areas to the rear of the building and providing screening 

with landscaping or fences from adjacent properties and public ways. 

9. Adequate enclosed on site storage for trash shall be provided for each unit of accessory 

dwelling units, multi-family and townhouses. 

10. All utilities shall be installed underground in accordance with the City standards and in a 

manner and location approved by the City Engineer. 

11. Building and parking areas shall be designed to provide proper ingress and egress; safe, 

adequate and efficient pedestrian and vehicular traffic circulation; and the efficient and safe 

arrangement of on site parking, building location, and circulation. 

12. Multi-family and townhouses shall provide a minimum of two (2) on site parking spaces for 

each unit. Accessory dwelling unit parking requirements shall be one off street parking space 

for a one bedroom ADU and two (2) parking spaces for ADUs with two (2) to three (3) 

bedrooms. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

13. Adequate unobstructed access for emergency vehicles, snowplows, garbage trucks and 

similar service vehicles to all necessary locations within the proposed project shall be 

provided. 

FACTS: The applicant is to construct a residential structure and accessory dwelling 

unit. 

The subject property is generally flat and in an already developed area. 

The application materials did not include exterior lighting specifications. 

The site plan shows the garage being accessed by the alleyway. 

FINDINGS: The site plan provided generally complies with the requirements of this 

section. 

The exterior lighting is unlikely to substantially modify the application, 

and may be reviewed by staff. 

The applicant will need to work with the Public Works Department on 

requirements to utilize the alleyway. 

CONCLUSION: As conditioned, the subject application meets the requirements of Section 

B. 

10-17-5(B): Architecture 

1. Generally: 

a. Building and shopfront design and construction shall reflect historical architecture styles 

and shall incorporate building materials, architectural design and features representative 

of that historical period in Bellevue between 1880 and 1910. That architectural style 

includes frame and brick construction, frame and shiplap siding construction, horizontal 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

log construction, and similar westward expansion motifs. Also, building design and 

construction shall preserve and incorporate any such existing structures and features, 

signage, exterior fixtures and other items from that period. 

b. A building exceeding eight thousand five hundred (8,500) square feet of building 

coverage shall incorporate a change in facade design, materials, color and/or height, or a 

combination thereof, that such building appears to be more than one building. These 

changes shall occur at a minimum of every fifty feet (50') of wall facade visible by the 

general public and at the ceiling line of the first floor on two-story buildings. In addition, 

the facade shall change in depth a minimum of two feet (2') at each such change in 

facade. 

c. All buildings in the B Business District shall have a minimum setback from 

wall/foundation to property line adjacent to Main Street/Highway 75 of three feet (3'), 

providing an area for covered seating, planters, special event advertising units and 

displays of merchandise, in addition to the specified requirements of subsection B1b of 

this section. 

d. All exterior mechanical equipment shall be screened on all sides with materials and 

colors matching the approved structure. 

e. Mechanical equipment and solar panels shall be hidden or de- emphasized. 

f. Metal siding shall not be permitted on buildings on parcels of real property abutting Main 

Street (State Highway 75) unless deemed appropriate by the Planning and Zoning 

Commission. All such buildings shall be constructed of or faced with materials that are 

similar in texture, finish, and appearance to natural materials. The use of natural materials 

such as wood, brick and stone shall be encouraged, and exterior wall colors shall be of 

natural earth tones. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

g. Exterior lighting systems shall not create glare nor cast light on neighboring properties. 

Night lighting shall be only what is needed to promote safe use, preferably with energy 

conserving lighting of low intensity. 

h. Accessory dwelling unit sizes shall comply with section 10-2-1 of this title. 

2. Multi-Family And Townhouses: Multi-family and townhouses shall maintain traditional 

rural, small town development patterns and architectural styles in keeping with the existing 

character of the area and location of the site. Multi-family and townhouse design, style, scale, 

and aesthetics shall blend with its neighborhood. There shall be no repetitive side by side 

development of buildings. The City is looking for individual buildings by varying types and 

styles to make for a pleasant streetscape experience. 

3. Accessory Dwelling Units (ADUs): ADUs shall maintain traditional rural, small town 

development patterns and architectural styles in keeping with the existing character of the 

area and emulate the primary structure of the site. Design, style, scale, and esthetics shall 

blend with its neighborhood. Building materials and exterior architectural design shall be 

reflective of existing structures on the subject site and take into consideration the 

architectural style and materials of the general vicinity. 

FACTS: The applicant is to construct a residential structure and accessory dwelling 

unit. 

The applicant is proposing to utilize wood siding painted natural earth 

tones. 

The proposed accessory dwelling unit utilized the same materials, paint, 

roof shape, and general architectural aesthetic as the primary residence. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

FINDINGS: The proposed architecture generally complies with the requirements of 

this section. 

The exterior lighting is unlikely to substantially modify the application, 

and may be reviewed by staff. 

CONCLUSION: As conditioned, the subject application meets the requirements of Section 

B. 

10-17-5(C): Landscaping, Parking, Lighting 

1. Exterior light fixtures and signs shall be nonglaring in design and installation so as not to 

adversely affect adjacent properties and public ways. 

2. The design of fences, walls and retaining walls shall harmonize with the site and buildings in 

scale as well as in materials. 

3. Preservation of significant natural features such as water, view, topography, and vegetation 

shall be incorporated in the landscape plan. 

4. Site conditions, drought tolerance and local hardiness shall be considered to select 

appropriate plant species, including grasses for lawn areas. 

5. Landscaping shall provide a substantial buffer between incompatible land uses and shall be 

used to screen from view and to mitigate visual impact of parking areas, loading areas, and 

garbage containers from adjacent properties and public ways. 

6. Installation of adequate drip or other low consumption irrigation systems shall be required. 

Landscaping shall be properly irrigated and maintained, and landscaping, or any portion 

thereof, shall be replaced when it dies or is otherwise destroyed. 

7. Adequate drainage shall be provided on site. 

8. A minimum of ten percent (10%) of the parking area of parking lots with twenty (20) spaces 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

or more shall be landscaped with islands, dividers, or a combination of the two. Parking lots 

with twenty (20) spaces or more will have a minimum of fifty percent (50%) of the required 

landscaped area installed adjacent to Main Street/Highway 75 unless otherwise approved by 

the commission due to extensive curb cuts and vision safety concerns. 

9. All public rights-of-way adjacent to subject property including alleys shall be improved with, 

but not limited to, asphalt/concrete/compacted gravel, and applicable curbing, gutter, 

drainage, ADA standards, lighting, sidewalks and striping as recommended by the Public 

Works Director. 

FACTS: The applicant is to construct a residential structure and accessory dwelling 

unit. 

The subject property is generally flat and in an already developed area. 

The application materials did not include exterior lighting specifications. 

The landscape plan does not include any screening of parking areas. 

The landscape plan identifies parking for eight (8) parking spaces. 

Bellevue City Code Section 10-8-6 limits the maximum parking spaces for 

a two-family residence to six (6) parking spaces. 

FINDINGS: The landscape plan provided generally complies with the requirements of 

this section. 

The exterior lighting is unlikely to substantially modify the application, 

and may be reviewed by staff. 

The applicant will need to provide a revised landscape plan with parking 

area screening adjacent to 2nd Street. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

The applicant will need to provide a revised landscape plan with no more 

than six (6) parking spaces. 

CONCLUSION: As conditioned, the subject application meets the requirements of Section 

C. 

10-17-5(D): Curbs, Gutters, Sidewalks, and Street Tree Requirements 

Within the B Business, LB/R Limited Business/Residential, LI/B Light Industrial/Mixed 

Business and LI Light Industrial Zoning Districts, curbs, gutters, sidewalks and street trees are 

required and shall be installed along the street frontage of each lot or parcel of real property upon 

which a new building or a "major addition" (defined as requiring a building permit and having a 

cost of construction exceeding $50,000.00) is constructed. Such improvements shall be 

constructed in accordance with the applicable construction standards and ordinances of the City. 

FACTS: The landscape plan identifies one (1) three inch (3”) caliper maple tree to 

be planted along the 2nd Street Frontage. 

2nd Street has a center-running bike lane. 

FINDINGS: The street tree identified is sufficient. 

Curb, gutter, and sidewalk is not appropriate to be constructed in this 

location. 

CONCLUSION: As conditioned, the subject application meets the requirements of Section 

D. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

II. DECISION AND ORDER 

►Motion:  Upon a Motion by Commissioner Grootveld and a second by Commissioner Heughly, 

a unanimous vote, the Bellevue Planning and Zoning Commission hereby approves of the subject 

application submitted by Jason Hoag, finding the application complies with the applicable criteria 

set forth in Bellevue City Code, subject to the following conditions of approval: 

1. Prior to the issuance of a building permit for any structure containing an accessory 

dwelling unit, the applicant shall provide a property boundary survey stamped by a 

licensed surveyor showing that the parcel is six thousand (6,000) square feet or larger.

2. Prior to the issuance of a building permit, the applicant shall provide a revised site plan 

with six (6) or fewer parking spaces located on the subject property.

3. Prior to the issuance of a building permit, the applicant shall provide a revised site plan 

with the parking area at the front of the building either removed or screened by 

landscaping.

4. Prior to the issuance of a building permit, the applicant shall receive approval of the 

alleyway improvements, snow removal plan, and utility connection plan for the use of the 

alleyway by the Public Works Director.

5. Prior to the issuance of a building permit, the applicant shall provide specifications 

exterior lighting compliant with Chapter 10-22B of Bellevue City Code.

Notice of Expiration 

Pursuant to Bellevue City Code Section 10-17-7(A), approval of the Design Review application 

shall expire if the proposed modifications are not complete within one (1) year of the final action 

by the Commission. 
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DR-26-08 – 217 North 2nd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

IT IS SO ORDERED this 8th day of September, 2026 

_____________________________  ___________________________________ 
John Kurtz  Brian Parker 
Chair  Community Development Director 
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DR-26-09 – 213 North 3rd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

CITY OF BELLEVUE 

PLANNING & ZONING COMMISSION 

REGARDING AN APPLICATION OF: 
Destino Stellavem, an application for Design 
Review Approval for a reduced side yard 
setback on an addition to a residence located 
at 217 North 2nd Street..

FINDINGS OF FACT, CONCLUSIONS 
OF LAW, AND DECISION

DESCRIPTION: An application for Design Review Approval for a reduced setback for an 

addition to the existing structure located at 213 North 3rd Street.

The Bellevue Planning and Zoning Commission held a regular meeting on August 17, 2026 at 

which time the Commission voted to approve the subject application. 

I. GENERAL BACKGROUND 

1. Notice of this hearing is not required pursuant to Bellevue City Code Section 10-17-4(C).

2. The Commission was asked to disclose any conflicts of interest or ex parte communications 

on the subject application. No Commissioners noted any conflicts of interest. 

3. Attached to this report are the following exhibits: 

Exhibit A—Application Materials

Document Name Receipt of Last Revision
Application August 6, 2026
Building Plans August 6, 2026

Exhibit B—Department Head Comments

No Department Head comments had been received prior to the meeting of the Planning & 

Zoning Commission.
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DR-26-09 – 213 North 3rd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

Exhibit C— Public Comments

Prior to the meeting, no public comments had been received. 

II. APPLICABLE DESIGN REVIEW STANDARDS & CRITERIA 

BELLEVUE CITY CODE SECTION 10-17-5 

The following list of design review criteria shall be met by each applicant seeking design review 

approval. The Planning and Zoning Commission shall use said criteria to determine whether a 

project is to be approved or denied. A building which is allowed by right in this title may be 

reduced in bulk, height or other physical dimension by requirement of the commission only if 

found necessary to protect the public health, safety and/or welfare. If a development project is to 

be built in phases, each phase shall be subject to the design standards and criteria described in 

this section, and each phase independently shall meet said criteria and standards. 

10-17-5(A): Site Planning 

1. Buildings shall be situated in a manner that preserves existing land forms, trees and other 

significant vegetation and shall not interrupt waterways or change other natural drainage 

patterns in a manner which adversely affects adjacent property. Removal of existing trees of 

greater than six inch (6") caliper is subject to review. 

2. Buildings shall be sited so that their form does not break prominent natural ridge lines. 

3. Buildings and parking areas shall be clustered to provide for more usable open space. All 

accesses from alleys shall require improvements installed by the applicant/owner when 

applicable including, but not limited to, an asphalt surface or compacted gravel surface as 

determined by the City Public Works Department. The applicant/owner shall be responsible 

for relocation of applicable City services/utilities, repair of any damaged City services, snow 

plowing and snow removal. 
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DR-26-09 – 213 North 3rd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

4. The alignment of roads and driveways shall follow the contours of the site, and cuts and fills 

shall be minimized. 

5. Retaining walls shall be discouraged, and such walls over three feet (3') high shall be stepped 

to form a number of benches to be landscaped. 

6. Exterior lighting systems shall not create glare nor cast light on neighboring properties. Night 

lighting shall be only what is needed to promote safe use, preferably with energy conserving 

lighting of low intensity. 

7. A snow storage plan, as a component of the site plan, is required. The plan shall comply with 

the following requirements: 

a. Use of sidewalks and required parking areas for snow storage is prohibited. 

b. Snow storage within one hundred feet (100') of stream banks is prohibited. 

c. Use of landscaped areas for snow storage may be allowed under the approved snow 

storage plan. 

d. Snow storage areas shall be incorporated in site design as well as designs that anticipate 

snow shedding areas. 

e. Snow storage areas shall not adversely affect neighboring properties. 

f. Building design shall prevent water from dripping or snow from sliding on pedestrian 

areas, entrances of buildings, garages and adjacent properties. 

g. Snow storage areas for parking lots containing twenty (20) spaces or more shall be 

located on site in an amount which is equal to at least one-third (1/3) of the hard surfaces 

proposed with the project. The one-third (1/3) amount may be reduced by the use of a 

snowmelt system, or for good cause demonstrated. 

h. Where snow storage areas cannot be provided on site because of existing buildings or 

approved building design, an adequate snow hauling plan shall be submitted for and 
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DR-26-09 – 213 North 3rd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

subject to approval by the Planning and Zoning Commission. 

The Planning and Zoning Commission may impose such restrictions on snow removal operations 

as are necessary to reduce the effects of noise or traffic on surrounding areas. 

8. Visual impact of on site parking, service, trash and loading areas shall be minimized 

whenever possible by locating these areas to the rear of the building and providing screening 

with landscaping or fences from adjacent properties and public ways. 

9. Adequate enclosed on site storage for trash shall be provided for each unit of accessory 

dwelling units, multi-family and townhouses. 

10. All utilities shall be installed underground in accordance with the City standards and in a 

manner and location approved by the City Engineer. 

11. Building and parking areas shall be designed to provide proper ingress and egress; safe, 

adequate and efficient pedestrian and vehicular traffic circulation; and the efficient and safe 

arrangement of on site parking, building location, and circulation. 

12. Multi-family and townhouses shall provide a minimum of two (2) on site parking spaces for 

each unit. Accessory dwelling unit parking requirements shall be one off street parking space 

for a one bedroom ADU and two (2) parking spaces for ADUs with two (2) to three (3) 

bedrooms. 

13. Adequate unobstructed access for emergency vehicles, snowplows, garbage trucks and 

similar service vehicles to all necessary locations within the proposed project shall be 

provided. 

FACTS: The applicant is requesting approval for an encroachment of 

approximately six inches (6”) into the side-yard setback. 

No other modifications to the site planning is proposed. 
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DR-26-09 – 213 North 3rd Street 
Findings of Fact, Conclusions of Law & Decision 
September 8, 2026 

FINDINGS: The site plan provided generally complies with the requirements of this 

section. 

CONCLUSION: The subject application meets the requirements of Section A. 

10-17-5(B): Architecture 

1. Generally: 

a. Building and shopfront design and construction shall reflect historical architecture styles 

and shall incorporate building materials, architectural design and features representative 

of that historical period in Bellevue between 1880 and 1910. That architectural style 

includes frame and brick construction, frame and shiplap siding construction, horizontal 

log construction, and similar westward expansion motifs. Also, building design and 

construction shall preserve and incorporate any such existing structures and features, 

signage, exterior fixtures and other items from that period. 

b. A building exceeding eight thousand five hundred (8,500) square feet of building 

coverage shall incorporate a change in facade design, materials, color and/or height, or a 

combination thereof, that such building appears to be more than one building. These 

changes shall occur at a minimum of every fifty feet (50') of wall facade visible by the 

general public and at the ceiling line of the first floor on two-story buildings. In addition, 

the facade shall change in depth a minimum of two feet (2') at each such change in 

facade. 
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c. All buildings in the B Business District shall have a minimum setback from 

wall/foundation to property line adjacent to Main Street/Highway 75 of three feet (3'), 

providing an area for covered seating, planters, special event advertising units and 

displays of merchandise, in addition to the specified requirements of subsection B1b of 

this section. 

d. All exterior mechanical equipment shall be screened on all sides with materials and 

colors matching the approved structure. 

e. Mechanical equipment and solar panels shall be hidden or de- emphasized. 

f. Metal siding shall not be permitted on buildings on parcels of real property abutting Main 

Street (State Highway 75) unless deemed appropriate by the Planning and Zoning 

Commission. All such buildings shall be constructed of or faced with materials that are 

similar in texture, finish, and appearance to natural materials. The use of natural materials 

such as wood, brick and stone shall be encouraged, and exterior wall colors shall be of 

natural earth tones. 

g. Exterior lighting systems shall not create glare nor cast light on neighboring properties. 

Night lighting shall be only what is needed to promote safe use, preferably with energy 

conserving lighting of low intensity. 

h. Accessory dwelling unit sizes shall comply with section 10-2-1 of this title. 

2. Multi-Family And Townhouses: Multi-family and townhouses shall maintain traditional 

rural, small town development patterns and architectural styles in keeping with the existing 

character of the area and location of the site. Multi-family and townhouse design, style, scale, 

and aesthetics shall blend with its neighborhood. There shall be no repetitive side by side 

development of buildings. The City is looking for individual buildings by varying types and 

styles to make for a pleasant streetscape experience. 
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3. Accessory Dwelling Units (ADUs): ADUs shall maintain traditional rural, small town 

development patterns and architectural styles in keeping with the existing character of the 

area and emulate the primary structure of the site. Design, style, scale, and esthetics shall 

blend with its neighborhood. Building materials and exterior architectural design shall be 

reflective of existing structures on the subject site and take into consideration the 

architectural style and materials of the general vicinity. 

FACTS: The applicant is requesting approval for an encroachment of 

approximately six inches (6”) into the side-yard setback. 

The proposed addition is architecturally similar to the existing residential 

structure 

FINDINGS: The architecture proposed generally complies with the requirements of 

this section. 

CONCLUSION: The subject application meets the requirements of Section B. 

10-17-5(C): Landscaping, Parking, Lighting 

1. Exterior light fixtures and signs shall be nonglaring in design and installation so as not to 

adversely affect adjacent properties and public ways. 

2. The design of fences, walls and retaining walls shall harmonize with the site and buildings in 

scale as well as in materials. 

3. Preservation of significant natural features such as water, view, topography, and vegetation 

shall be incorporated in the landscape plan. 

4. Site conditions, drought tolerance and local hardiness shall be considered to select 

appropriate plant species, including grasses for lawn areas. 
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5. Landscaping shall provide a substantial buffer between incompatible land uses and shall be 

used to screen from view and to mitigate visual impact of parking areas, loading areas, and 

garbage containers from adjacent properties and public ways. 

6. Installation of adequate drip or other low consumption irrigation systems shall be required. 

Landscaping shall be properly irrigated and maintained, and landscaping, or any portion 

thereof, shall be replaced when it dies or is otherwise destroyed. 

7. Adequate drainage shall be provided on site. 

8. A minimum of ten percent (10%) of the parking area of parking lots with twenty (20) spaces 

or more shall be landscaped with islands, dividers, or a combination of the two. Parking lots 

with twenty (20) spaces or more will have a minimum of fifty percent (50%) of the required 

landscaped area installed adjacent to Main Street/Highway 75 unless otherwise approved by 

the commission due to extensive curb cuts and vision safety concerns. 

9. All public rights-of-way adjacent to subject property including alleys shall be improved with, 

but not limited to, asphalt/concrete/compacted gravel, and applicable curbing, gutter, 

drainage, ADA standards, lighting, sidewalks and striping as recommended by the Public 

Works Director. 

FACTS: No modifications to landscaping, lighting, or parking are proposed. 

FINDINGS: The existing landscaping, lighting, and parking are consistent with the 

requirements of this section. 

CONCLUSION: The subject application meets the requirements of Section C. 
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10-17-5(D): Curbs, Gutters, Sidewalks, and Street Tree Requirements 

Within the B Business, LB/R Limited Business/Residential, LI/B Light Industrial/Mixed 

Business and LI Light Industrial Zoning Districts, curbs, gutters, sidewalks and street trees are 

required and shall be installed along the street frontage of each lot or parcel of real property upon 

which a new building or a "major addition" (defined as requiring a building permit and having a 

cost of construction exceeding $50,000.00) is constructed. Such improvements shall be 

constructed in accordance with the applicable construction standards and ordinances of the City. 

FACTS: The subject property is located in the GR – General Residential zone. 

FINDINGS: This section is not applicable. 

CONCLUSION: This section is not applicable. 

II. DECISION AND ORDER 

►Motion:  Upon a Motion by Commissioner Grootveld and a second by Commissioner Heughly, 

a unanimous vote, the Bellevue Planning and Zoning Commission hereby approves of the subject 

application submitted by Jason Hoag, finding the application complies with the applicable criteria 

set forth in Bellevue City Code. 

Notice of Expiration 

Pursuant to Bellevue City Code Section 10-17-7(A), approval of the Design Review application 

shall expire if the proposed modifications are not complete within one (1) year of the final action 

by the Commission. 
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IT IS SO ORDERED this 8th day of September, 2026 

_____________________________  ___________________________________ 
John Kurtz  Brian Parker 
Chair  Community Development Director 
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CITY OF BELLEVUE 

PLANNING & ZONING COMMISSION 

REGARDING AN APPLICATION OF: 
SLWRF II, LLC for an application to 
construct a standalone parking lot in the B – 
Business zone.

FINDINGS OF FACT, CONCLUSIONS 
OF LAW, AND DECISION

DESCRIPTION: An application to expand the parking lot for the medical facility on to a 

separate parcel. The existing facility is 0.55  acres with a 4,136 square foot structure. The 

additional area is 0.28 acres. No new structures are proposed. The property is zoned B – 

Business.

The Bellevue Planning and Zoning Commission held a properly noticed public hearing on 

August 17, 2026, and voted to approve the subject application as conditioned herein. 

I. GENERAL BACKGROUND 

1. Notice of this hearing was:

i. Published in the Idaho Mountain Express on July 29, 2026

ii. Mailed to all adjoiners within 300’ of the exterior property lines on July 28, 2026.

iii. Posted on the subject property on July 27, 2026.

2. The Commission was asked to disclose any conflicts of interest or ex parte communications 

on the subject application and none was identified. 
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3. Attached to this report are the following exhibits: 

Exhibit A—Application Materials  

Document Name Receipt of Last Revision
Application June 23, 2026
Site Plan July 22, 2026
Findings of Fact, Conclusions of Law, and 
Decision for prior CUP

November 7, 2022

Exhibit B—Department Head Comments

Prior to opening the public hearing, Staff had received comment from the following 

agencies and departments:

 Bellevue Building Official

All agency comments received were transmitted to the Commission.

Exhibit C— Public Comments

Prior to opening the public hearing, Staff had received no public comment. 

II. CONDITIONAL USE PERMIT STANDARDS OF EVALUATION 

BELLEVUE CITY CODE SECTION 10-15-3 

10-15-3: CRITERIA FOR REVIEW: 

The Commission shall review the particular facts and circumstances of each proposed 

conditional use in terms of the following standards and shall find adequate evidence showing that 

such use at the proposed location: 

A. Will, in fact, constitute a conditional use as established for the zoning district involved; 

FACTS: The subject property is within the B - Business zone. 

Bellevue City Code Section 10-7-4 identifies “Parking lots and garages” 

as a conditional use in the B - Business zone. 
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The applicant is proposing to construct a parking lot on an undeveloped 

parcel. 

FINDINGS: The applicant’s proposal is consistent with the definition of a parking lot, 

which is identified as a conditional use in the B - Business zone. 

CONCLUSION: Criteria A is satisfied. 

B. Will be harmonious with and in accordance with the general objectives or with any 

specific objectives of the Comprehensive Plan and/or this Ordinance; 

FACTS: The Bellevue Comprehensive Plan Chapter 5, Section 5.4 states “few 

businesses downtown have adequate parking.” 

Title 10 of Bellevue City Code has its purpose stated in Section 10-1-2 as 

“promoting the public health, safety, morals, comfort, and general welfare; 

to conserve and protect property values; to secure the most appropriate use 

of lands; to control the density of population; to prevent undue traffic 

congestion; to preserve the scenic and aesthetic values of the City; to 

assure the economical provision of adequate public improvements; and to 

implement the policies set forth in the Bellevue Comprehensive Plan.” 

FINDINGS: The proposed parking lot is harmonious with the objectives of the 

Comprehensive Plan and Title 10, Bellevue City Code. 

CONCLUSION: Criteria B is satisfied. 
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C. Will be designed, constructed, operated and maintained to be harmonious and appropriate 

in appearance with the existing or intended character of the general vicinity, and that such 

use will not change the essential character of the same area; 

FACTS: The subject property is located along Main Street. 

The design is consistent with and continues the existing parking lot on the 

adjacent property. 

FINDINGS: Because the use is consistent with that of the directly adjacent property, it 

will not change the essential character of the area. 

CONCLUSION: Criteria C is satisfied. 

D. Will not be hazardous or disturbing to existing or future neighboring uses; 

FACTS: The subject property is located at the top of an embankment adjacent to 

undeveloped right-of-way. 

No lighting is proposed. 

FINDINGS: No hazard or disturbance to existing or future neighboring uses is likely. 

CONCLUSION: Criteria D is satisfied. 

E. Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 

and schools, or that the persons or agencies responsible for the establishment of the 

proposed use shall be able to provide adequately any such services; 

FACTS: No deficiencies in service provision are apparent in the application. 

FINDINGS: As the applicant is required to receive final engineering approval prior to 

commencing construction, any service deficiencies can be rectified. 
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CONCLUSION: As conditioned herein, Criteria E is satisfied. 

F. Will not create excessive additional requirements at public cost for public facilities and 

services, and will not be detrimental to the economic welfare of the community; 

FACTS: The proposed parking lot is a low-intensity use with little required public 

infrastructure service. 

FINDINGS: No substantial impact to public infrastructure is likely to occur. 

CONCLUSION: Criteria F is satisfied. 

G. Will not involve uses, activities, processes, materials, equipment and conditions of 

operation that will be detrimental to any persons, property or the general welfare by 

reason of excessive production of traffic, noise, smoke, fumes, glare, dust, odors, 

vibration, water pollution or safety hazards; 

FACTS: No excessive production of traffic, noise, smoke, fumes, glare, dust, odors, 

vibration, water pollution or safety hazards appears likely to occur as a 

result of this application. 

FINDINGS: No excessive production of traffic, noise, smoke, fumes, glare, dust, odors, 

vibration, water pollution or safety hazards appears likely to occur as a 

result of this application. 

CONCLUSION: Criteria G is satisfied. 
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H. Will have vehicular approaches to the property which shall be designed so as not to 

create an interference with traffic on surrounding public thoroughfares; 

FACTS: The applicant is proposing to utilize the existing drive aisle. 

FINDINGS: No interference with traffic on public roadways is likely to occur. 

CONCLUSION: As conditioned herein, Criteria H is satisfied. 

I. Will not result in the destruction, loss, or damage of a natural, scenic, or historic feature 

of major importance; 

FACTS: No natural, scenic, or historic features of major importance are known to 

exist on the subject property. 

FINDINGS: The proposed use of the subject property as a parking lot is not likely to 

result in the destruction, loss, or damage of a natural, scenic, or historic 

feature of major importance. 

CONCLUSION: Criteria I is satisfied. 

J. Will be adequately screened from public ways and neighboring properties by means of 

fencing or landscaping; 

FACTS: The applicant is proposing to include landscaped islands and two (2) trees 

within the proposed parking area. 

FINDINGS: The proposed landscaping is adequate to screen the use. 

CONCLUSION: Criteria J is satisfied. 
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III. DECISION AND ORDER 

►Motion:  Upon a Motion by Commissioner Grootveld and a second by Commissioner Heughly, 

a unanimous vote, the Bellevue Planning and Zoning Commission hereby approves the subject 

application submitted by SLWRF II, LLC, finding the application complies with the applicable 

criteria set forth in Bellevue City Code, subject to the following conditions of approval: 

1. A building permit is required prior to commencing any site work. 

2. Prior to the issuance of a building permit, the applicant shall receive final engineering 

approval. 

3. If Lots 1 and 2, Block 42, Bellevue Townsite should be sold to a different owner than 

Lots 3-6, Block 42, Bellevue Townsite, the applicant shall either apply for a new 

conditional use permit or record a cross-access agreement to allow the parking lot to 

continue to utilize the lot. 

IT IS SO ORDERED this 8th Day of September, 2025 

_____________________________  ___________________________________ 

John Kurtz  Brian Parker 

Chair  Community Development Director 

31



Memorandum 

To: Planning & Zoning Commission 

From: Brian Parker, Community Development Director 

Re: CUP-26-01 – Updated Materials 

Date: September 8, 2026 

At the Commission’s June 15, 2026 meeting, the Commission voted to continue the subject application 

to the July 6, 2026 meeting to allow the applicant to prepare revised materials. At the July 6, 2026 

meeting, the Commission voted to continue the subject application to a date uncertain. At the 

Commission’s August 17, 2026 meeting, the Commission voted to continue the subject application to 

the September 8, 2026 meeting to allow the applicant to provide revised landscape plans, fence 

specifications, and renderings. 

The applicant has provided the following updated materials: 

 A revised landscape plan with five (5) white fir trees and  six (6) Colorado blue spruce trees to be 

planted along the northern property boundary, and three (3) Colorado blue spruce trees 

replacing five (5) Armstrong maple trees within the area between Main Street and the shared 

access drive aisle. 

 A rendering of the proposed landscaping when viewed from Main Street. 

Staff defers to the Commission regarding the acceptability of the proposed revisions. If the Commission 

elects to approve the subject application, staff recommends the following conditions of approval: 

1. A fence permit is required prior to the installation of any fencing on site. 
2. Prior to commencing any site work on the subject property, the applicant shall stripe the existing 

parking area according to the plans submitted with Building Permit BP-24-048. 
3. Prior to commencing any site work on the subject property, the applicant shall receive final 

engineering approval. 
4. The City reserves the right to require the removal of display vehicles if fire access or accessible 

parking and access pathways are obstructed, if vehicles are parked outside of approved parking 
areas, or if the facility is otherwise parked in a hazardous manner. 

5. If Lot 1, Block 1, Karl Malone Subdivision should be sold to a different owner than Lot 2A, Block 1, 
KMAM Subdivision, this conditional use permit shall be voided. 

6. No stacking of inventory shall occur on the subject property. 
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7. Prior to commencing any site work on the subject property, the applicant shall receive design review 
approval for the proposed gateway sign. 

8. Prior to commencing any site work on the subject property, the applicant and City shall enter into a 
access and maintenance easement agreement for the proposed gateway sign. 
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July 14, 2026 
 
 
City of Bellevue  
Planning & Zoning Commission 
 
 
 
Conditional Use Permit Project Narrative 
KMAM Real Estate – Employee Parking and Inventory Storage Expansion 
871 N Main Street 
Bellevue, ID 
 
 
Project Description 

KMAM Real Estate proposes the development of a paved employee parking and 
inventory storage area at 871 North Main Street to support the existing Karl Malone 
Ford and Powersports dealerships located immediately south at 811 North Main Street. 
The proposed improvements include pavement, stormwater treatment and disposal 
facilities, perimeter fencing, landscaping, and associated site improvements. No 
occupied buildings or customer facilities are proposed as part of this application. 

The purpose of the project is to provide a dedicated, organized, and properly designed 
area for employee parking and long-term vehicle inventory storage associated with the 
existing dealership operations. Since completion of the existing dealership, operations 
have demonstrated the need for additional space to accommodate employee parking 
and inventory storage in a manner that improves circulation, operational efficiency, and 
the overall appearance of the dealership. 

Importantly, this application does not introduce a new commercial land use into 
Bellevue. Motor vehicle sales have been approved and successfully operating at this 
location under an approved Conditional Use Permit. This proposal simply expands the 
supporting facilities necessary for that existing operation by relocating employee parking 
and inventory storage onto an adjacent commercially zoned property specifically 
designed for those functions. 

By relocating these supporting activities to a dedicated site, the proposal improves the 
organization and functionality of the existing dealership while creating a more orderly, 
attractive, and professionally maintained commercial property. 
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Site Character and Compatibility 

The subject property is located within Bellevue's Business (B) Zoning District and is 
adjacent to existing commercial development including the Karl Malone dealership and 
the Maverik service station, both highway-oriented commercial uses along Main Street. 

The proposed use is consistent with the established commercial character of the 
corridor and represents a logical extension of the existing dealership rather than the 
introduction of a new or more intensive land use. Employee parking and vehicle 
inventory storage are customary accessory components of an automobile dealership 
and are appropriate within the Business zoning district. 

Although the property occupies a prominent location near the northern entrance into 
Bellevue, the proposal substantially improves the existing undeveloped condition of the 
site through coordinated landscaping, paved improvements, organized vehicle storage, 
stormwater infrastructure, and perimeter screening. The completed project will present a 
cleaner, more intentional, and more attractive appearance along this important 
commercial corridor. 

 
Project Operations 

The proposed site is intended to function as a low-intensity support facility for the 
existing dealership. 

No retail sales, vehicle service, repair activities, fueling operations, or customer parking 
are proposed on the site. The property will primarily serve as employee parking and 
long-term inventory storage. 

Vehicle inventory will generally arrive by truck and trailer and will be stored within the 
secured storage yard. Inventory transfers between the dealership and storage yard, 
when necessary, will occur by truck and trailer between the two properties. 

Forklifts and similar equipment will remain entirely within the storage yard and will not 
travel on Main Street. Employees accessing the storage yard from the existing 
dealership will utilize the existing sidewalk network. 

Because the proposed use functions primarily as supporting storage and employee 
parking, daily activity levels are expected to remain relatively low and consistent with 
surrounding commercial development. 

 
Site Improvements 

The project has been designed to provide an attractive and well-organized commercial 
site while minimizing impacts to adjacent properties. 
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Site improvements include: 

• Asphalt paving for employee parking and vehicle storage.  
• Stormwater treatment and drywell infiltration facilities designed in accordance 

with applicable engineering standards.  
• Pretreatment structures to remove sediment and pollutants prior to infiltration.  
• Six-foot screened perimeter fencing surrounding the inventory storage area.  
• Enhanced landscape improvements including evergreen trees, deciduous trees, 

shrubs, ornamental grasses, and frontage landscaping.  
• Site grading and drainage improvements.  

Collectively, these improvements substantially enhance the appearance of the property 
compared to its current undeveloped condition while creating a professionally 
maintained commercial site consistent    with the surrounding area. 

 
Compliance with Bellevue City Code Section 10-15-3 
 
Standards of Evaluation 
 
A. The proposed use will, in fact, constitute a Conditional Use as established for 
the zoning district involved. 

The subject property is located within the Business (B) Zoning District. Bellevue City 
Code Section 10-6-4 identifies motor vehicle sales and leasing as a Conditional Use 
within the Business District. The proposed project expands an existing conditionally 
permitted automobile dealership through the addition of supporting employee parking 
and vehicle inventory storage. The proposed use is expressly contemplated by the 
Bellevue City Code and therefore satisfies this criterion. 

 
B. The proposed use will be harmonious with and in accordance with the general 
objectives of the Comprehensive Plan and this Title. 

The project is consistent with the goals of the Bellevue Comprehensive Plan by 
encouraging continued private investment within an established commercial corridor 
while strengthening an existing Bellevue business. 

Rather than expanding commercial development into new areas, the proposal reinvests 
in an existing commercial operation located within the City's Business zoning district. 
The project promotes orderly development, enhances an established business, 
improves site organization, and incorporates landscaping and infrastructure 
improvements consistent with the objectives of Title 10 to promote public health, safety, 
welfare, and appropriate land use. 
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C. The proposed use will be designed, constructed, operated, and maintained to 
be harmonious and appropriate in appearance with the existing or intended 
character of the general vicinity and will not change the essential character of the 
area. 

The surrounding area is characterized by existing commercial development including 
automobile sales and fuel service, both highway-oriented businesses. The proposed 
employee parking and inventory storage area is a logical extension of the existing 
dealership and remains fully consistent with the intended commercial character of the 
area. 

Recognizing the property's visibility near Bellevue's northern entrance, the project 
incorporates extensive landscaping, perimeter fencing, stormwater improvements, and 
organized site design to improve the appearance of the property. These improvements 
create a cleaner, more attractive gateway condition than currently exists while 
maintaining compatibility with surrounding commercial development. 

 
D. The proposed use will not be hazardous or disturbing to existing or future 
neighboring uses. 

The proposed use consists primarily of paved employee parking and secured vehicle 
inventory storage. No manufacturing, vehicle repair, fueling operations, hazardous 
material processing, or other intensive commercial activities are proposed. 

Operations will generate minimal daily activity. Vehicle deliveries will occur periodically 
by truck and trailer, while forklifts and similar equipment will remain entirely within the 
storage yard. Employee movement between the existing dealership and storage yard 
will occur via the existing sidewalk system. 

Accordingly, the proposed use will not create hazards or unreasonable disturbances for 
neighboring properties. 

 
E. The proposed use will be adequately served by essential public facilities and 
services. 

The property fronts an existing public roadway and is served by the public infrastructure 
necessary to support the proposed development. Police protection, fire protection, 
roadway access, drainage infrastructure, refuse collection, and other municipal services 
are readily available. 

Stormwater runoff will be collected, treated through approved pretreatment devices, and 
discharged into engineered drywell facilities designed in accordance with applicable 
standards. The stormwater system will be registered with the Idaho Department of 
Environmental Quality as required. 
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Because no occupied buildings are proposed, the project will create little or no 
additional demand on water, sanitary sewer, schools, or other public utilities beyond 
existing service capacities. 

 
F. The proposed use will not create excessive additional requirements at public 
cost for public facilities and services and will not be detrimental to the economic 
welfare of the community. 

The project utilizes existing public infrastructure and requires minimal expansion of 
municipal services. Because the proposal is an operational expansion of an existing 
business rather than a new commercial development, impacts on public facilities are 
expected to be negligible. 

Conversely, the project represents continued private investment within Bellevue, 
supports an established local employer, strengthens the local tax base, and promotes 
the continued success of an existing commercial business serving the community. 

 
G. The proposed use will not involve activities or conditions that will be 
detrimental to persons, property, or the general welfare due to excessive traffic, 
noise, smoke, fumes, glare, dust, odors, vibration, water pollution, or safety 
hazards. 

The proposed development consists primarily of paved parking and long-term vehicle 
storage. No industrial operations, manufacturing processes, or other activities that 
would generate excessive noise, smoke, fumes, glare, dust, odors, vibration, or 
pollution are proposed. 

The site has been designed with engineered stormwater treatment facilities, perimeter 
landscaping and screened fencing to minimize impacts on adjacent properties and the 
public right-of-way. 

Operational impacts are expected to remain comparable to existing commercial uses 
within the area. 

 
H. The proposed use will have vehicular approaches designed so as not to 
interfere with traffic on surrounding public thoroughfares. 

The project will utilize existing approved access points serving the commercial 
properties along Main Street. Because the site functions primarily as employee parking 
and inventory storage, traffic generation will remain minimal. 

Inventory deliveries will occur periodically, while customer traffic will continue to utilize 
the primary dealership property. The proposed access configuration will safely 
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accommodate anticipated traffic volumes without creating interference with surrounding 
public roadways. 

 
I. The proposed use will not result in the destruction, loss, or damage of a natural, 
scenic, or historic feature of major importance. 

The property is a commercially zoned parcel within an established commercial corridor 
and contains no known natural, scenic, archaeological, or historic resources of major 
importance. 

The proposed improvements therefore will not result in the destruction or degradation of 
significant community resources. 

 
J. The proposed use will be adequately screened from public ways and 
neighboring properties by means of fencing or landscaping. 

The project incorporates a comprehensive screening plan consisting of six-foot slatted 
perimeter fencing supplemented by substantial landscape improvements along the Main 
Street frontage and site perimeter. 

The landscape plan includes evergreen trees to provide year-round screening, 
deciduous trees to soften the streetscape, and shrubs and ornamental grasses that 
create visual interest while screening stored vehicles from public view. 

Together, these improvements substantially improve the appearance of the property, 
soften views from Main Street, and provide an attractive transition between the public 
roadway and the commercial use. 

 

Conclusion 

The proposed Conditional Use Permit represents a logical and orderly expansion of an 
existing, successful Bellevue business. Rather than introducing a new land use, the 
project provides a dedicated location for employee parking and long-term inventory 
storage that improves the organization, safety, and functionality of the existing 
dealership while enhancing the appearance of the property through quality landscaping, 
screening, and engineered site improvements. 

The proposal is fully compatible with the surrounding commercial corridor, is adequately 
served by existing public infrastructure, minimizes impacts on neighboring properties, 
and advances the goals of the Bellevue Comprehensive Plan by encouraging 
reinvestment in an established business within the Business Zoning District. 
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For these reasons, the proposed development satisfies each of the Standards of 
Evaluation contained in Bellevue City Code Section 10-15-3, and the applicant 
respectfully requests approval of the Conditional Use Permit. 

 
  
Thank you for your consideration of this application. We appreciate the opportunity to 
continue working with the City of Bellevue on this project.  
 
Sincerely, 
 
 
 
 
Cal Johnson 
Legend Engineering 
cal@legendengineering.com 
(435) 654-4828 
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CUP-26-01 – Malone Expansion Conditional Use Permit  1
Planning & Zoning Commission Staff Report
June 15, 2026 

Executive Summary 

Description 
An application to expand the existing motor vehicle and power sports sales facility on to a separate 
parcel to facilitate overflow storage. The existing facility is 4.97 acres with a 33,535 square foot 
structure. The additional area is 2.55 acres. No new structures are proposed, but a six foot (6’) 
slatted chain link fence is proposed. The property is zoned B – Business. 

Discussion 
 The applicant is requesting to expand the existing conditionally permitted motor vehicle and 

powersports sale facility to the parcel to the north of the gas station located immediately to the 
north of the existing site. The applicant is proposing to construct a paved employee parking area 
with a fenced and landscaped storage area behind.

 Pursuant to Bellevue City Code Section 10-15-3, to grant approval of a Conditional Use Permit 
application, the Commission must affirmatively find the following (staff analysis in italics):

o Will, in fact, constitute a conditional use as established for the zoning district involved; 

Bellevue City Code Section 10-6-4 identifies “Motor vehicle sales and leasing with no use of 
banners, flags, balloons and other display techniques except signage which complies with 
this title.” as a conditional use in the B –Business zoning district. The proposal is to expand 
the existing conditionally permitted motor vehicle sales use. 

o Will be harmonious with and in accordance with the general objectives or with any specific 
objectives of the Comprehensive Plan and/or this title; 

Relevant excerpts from the Bellevue Comprehensive Plan are included in the 
“Comprehensive Plan Sections of Interest” section of this Staff Report.

Title 10 of Bellevue City Code has its purpose stated in Section 10-1-2 as “promoting the 
public health, safety, morals, comfort, and general welfare; to conserve and protect 
property values; to secure the most appropriate use of lands; to control the density of 
population; to prevent undue traffic congestion; to preserve the scenic and aesthetic values 
of the City; to assure the economical provision of adequate public improvements; and to 
implement the policies set forth in the Bellevue Comprehensive Plan.” 

The Application Narrative states that “The project is also consistent with the Bellevue 
Comprehensive Plan goals encouraging business development in areas where there is an 
established pattern of commercial activity along Main Street. The proposal represents an 
investment in an existing Bellevue business and allows the continued operation and 
organization of an established commercial use within the Business zoning district.”

o Will be designed, constructed, operated and maintained to be harmonious and appropriate 
in appearance with the existing or intended character of the general vicinity, and that such 
use will not change the essential character of the same area; 

The subject property is located at the northern edge of Bellevue City Limits. The current 
adopted Area of City Impact (ACI) does not extend beyond City Limits at this site. As such, 
this site should be considered the northern “gateway” to the City of Bellevue. The Section 
5.4 Bellevue Comprehensive Plan states that “recognizable gateway entrances are needed 
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to define city limits and be reinforced by signage, beautification, and marked changes in the 
type, style, and intensity of land uses.” While parking and storage areas are not the ideal 
gateway uses, the site is proposed to be designed and constructed similarly to nearby uses. 

o Will not be hazardous or disturbing to existing or future neighboring uses; 

As there is an existing gas station located between the existing facility and the proposed 
expansion site, the users of the expansion area would either travel across the gas station 
site or along Main Street. The Application Narrative states that “the storage area will 
primarily be accessed by periodic truck and trailer deliveries associated with inventory 
movement. Forklifts and similar equipment will remain on-site within the storage area and 
will not travel between the proposed site and the existing dealership property via Main 
Street or other public roadways. Inventory transfers between the two sites, when necessary, 
will occur by truck and trailer. Employee access between the sites will occur by the existing 
public sidewalk network. 

So long as the description above is consistent with operations, it is unlikely that the 
proposed expansion will be hazardous or disturbing to existing or future uses. 

o Will be served adequately by essential public facilities and services such as highways, 
streets, police and fire protection, drainage structures, refuse disposal, water and sewer 
and schools, or that the persons or agencies responsible for the establishment of the 
proposed use shall be able to provide adequately any such services; 

No deficiencies in service provision are apparent in the application. The applicant is 
required to receive final engineering approval prior to the issuance of a building permit. 

o Will not create excessive additional requirements at public cost for public facilities and 
services, and will not be detrimental to the economic welfare of the community; 

The public infrastructure impact is unlikely to be substantial. However, the proposed 
unimproved property is unlikely to generate significant revenue to public agencies relative to 
other potential permitted and conditional uses. 

o Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any persons, property or the general welfare by reason 
of excessive production of traffic, noise, smoke, fumes, glare, dust, odors, vibration, water 
pollution or safety hazards; 

No excessive production of traffic, noise, smoke, fumes, glare, dust, odors, vibration, water 
pollution or safety hazards appears likely to occur as a result of this application. 

o Will have vehicular approaches to the property which shall be designed so as not to create 
an interference with traffic on surrounding public thoroughfares;

The applicant is proposing to utilize the existing shared access drive aisle with one (1) 
twenty-one foot (21’) access point and one (1) twenty-seven foot (27’) access point. No 
interference with traffic on public roads is likely to occur.

o Will not result in the destruction, loss, or damage of a natural, scenic, or historic feature of 
major importance; and 

No impacts to natural, scenic, or historic features appear likely to occur. 

o Will be adequately screened from public ways and neighboring properties by means of 
fencing or landscaping.
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The applicant is proposing a six foot (6’) slatted chain link fence around the storage area. 
The applicant has submitted a landscape plan utilizing Armstong Maples on either side of 
the existing drive aisle to screen the parking and storage areas from Main Street, along with 
bunch grasses and shrubs to screen the fenced area. 

 Pursuant to Bellevue City Code Section 10-21-4(B), the minimum parking for the use is as 

follows: 

Parking 

Spaces 

Required Unit

Units on 

Site – 

Existing

Units on Site 

– Proposed

Units on 

Site - Total
Parking Required

2 Service Bay 23 0 23 46

1 On-Shift 

Employee

32 0 0 32

1 600 Square Feet 

of Net Floor Area

35,910 0 60

1 5,000 Square 

Feet of Lot Area

317,109 110,869 427,978 86

1 Vehicle 

Displayed

136 0 0 136

Total Required Parking 360

Total Required Parking without display vehicles 224

Total Striped Parking Identified on Approved Plans for Existing Facility 227

Total Striped Parking Identified for Proposed Expansion 60

Total Provided Striped Parking on Existing Facility 154 standard, 4 

accessible, 6 

trailer 

Total Parking on Both Sites if Striped to Plan 287

The existing facility does not have adequate parking for the vehicle inventory. The proposed 
expansion includes sixty (60) additional parking spaces, but Bellevue City Code Section 10-21-
4(B) requires a total of 22 parking spaces for the additional lot area added to the use, meaning 
that the net effect of the expansion is that the site is an 38 spaces more compliant than the 
existing facility alone. However, the expansion area is unlikely to generate additional external 
parking demand as it is only employee parking and storage. 

Furthermore, the southern end of the parking area of the existing facility was not striped 
according to the approved plans, meaning that there are fewer designated parking spaces than 
shown on the approved plans. If the existing facility were striped correctly, the total number of 
parking spaces provided would be 287 spaces, or adequate parking to serve the existing and 
proposed facilities and sixty-three (63) display vehicles. Due to the lack of demand generated 
by the expansion area, it is staff’s opinion that the parking provided will be adequate for the use 
if managed and operated appropriately. The City reserves the right to require the removal of 
display vehicles if fire access or accessible parking and access pathways are obstructed, if 
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vehicles are parked outside of approved parking areas, or if the facility is otherwise parked in a 
hazardous manner. 

 The Application Narrative states “No buildings are proposed on the property and site lighting, if 
installed, will be downcast and directed inward to minimize impacts to adjacent properties and 
public roadways.” No lighting is identified on the plans submitted. If the applicant should opt to 
install lighting in the future, a design review application would be required. 

 As the expansion site is a distinct legal parcel from the existing facility, it is possible that it could 
be sold separately in the future. If that were to occur, the use classification would likely shift 
from an automotive dealership to a standalone parking lot and potentially a contractor storage 
yard. 

Recommendations 

Actions 

Based upon the record provided to date, Staff recommends approval of the subject application with 
the conditions of approval identified below. Suggested motion: 

“I move to approve CUP-26-01 for an expansion of the motor vehicle sales facility at 811/891 North 
Main Street and to direct Staff to prepare Findings of Fact, Conclusions of Law, and Decision 
documents reflecting this decision.” 

Conditions of Approval 

1. A building permit is required prior to commencing any site work. 
2. A fence permit is required prior to the installation of any fencing on site. 
3. Prior to the issuance of a building permit, the applicant shall stripe the existing parking area 

according to the plans submitted with Building Permit BP-24-048. 
4. Prior to the issuance of a building permit, the applicant shall receive final engineering approval. 
5. The City reserves the right to require the removal of display vehicles if fire access or accessible 

parking and access pathways are obstructed, if vehicles are parked outside of approved parking 
areas, or if the facility is otherwise parked in a hazardous manner. 

6. If Lot 1, Block 1, Karl Malone Subdivision should be sold to a different owner than Lot 2A, Block 
1, KMAM Subdivision, this conditional use permit shall be voided. 
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Project Location 

17464



CUP-26-01 – Malone Expansion Conditional Use Permit  6
Planning & Zoning Commission Staff Report
June 15, 2026 

Project Analysis 

Description 
An application to expand the existing motor vehicle and power sports sales facility on to a separate 
parcel to facilitate employee parking and overflow storage. The existing facility is 4.97 acres with a 
33,535 square foot structure. The additional area is 2.55 acres. No new structures are proposed, 
but a six foot (6’) slatted chain link fence is proposed. The property is zoned B – Business. 

Legal Description 
Lots 1, Block 1, Karl Malone Subdivision, and Lot 2A, Block 1, KMAM Subdivision located within 
Section 26, Township 2 North, Range 18 East, B.M., City of Bellevue, Blaine County, Idaho. 

Associated Documents 
Document Name Receipt of Last Revision

Application April 27, 2026

Civil Plans April 27, 2026

Public Noticing 
Notice Date

Property Owners within 300 feet May 29, 2026

Site Posting May 29, 2026

Publication in Idaho Mountain Express May 27, 2026

Required Findings Code Sections 
Bellevue City Code Section 10-15-3: Standards of Evaluation: 

The commission shall review the particular facts and circumstances of each proposed conditional 
use in terms of the following standards and shall find adequate evidence showing that such use at 
the proposed location: 

A. Will, in fact, constitute a conditional use as established for the zoning district involved; 
B. Will be harmonious with and in accordance with the general objectives or with any specific 

objectives of the Comprehensive Plan and/or this title; 
C. Will be designed, constructed, operated and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity, and that such use will 
not change the essential character of the same area; 

D. Will not be hazardous or disturbing to existing or future neighboring uses; 
E. Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools, 
or that the persons or agencies responsible for the establishment of the proposed use shall be 
able to provide adequately any such services; 
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F. Will not create excessive additional requirements at public cost for public facilities and 
services, and will not be detrimental to the economic welfare of the community; 

G. Will not involve uses, activities, processes, materials, equipment and conditions of operation 
that will be detrimental to any persons, property or the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare, dust, odors, vibration, water pollution or safety 
hazards; 

H. Will have vehicular approaches to the property which shall be designed so as not to create an 
interference with traffic on surrounding public thoroughfares;

I. Will not result in the destruction, loss, or damage of a natural, scenic, or historic feature of 
major importance; and 

J. Will be adequately screened from public ways and neighboring properties by means of fencing 
or landscaping. 

Code Sections of Interest 
Bellevue City Code Section 10-2-1: Definitions: 

BUILDING: Any structure used or designed to be used for supporting or sheltering any use or 
occupancy per City adopted International Building Code. 

CONDITIONAL USE: A use permitted only upon issuance of a conditional use permit. 

NONCONFORMING USE: Any use existing at the effective date hereof, or any amendment hereto, 
which does not conform to the use regulations of this title, or any amendment hereto. 

Bellevue City Code Section 10-7-4: Conditional Uses: 

Conditional uses for this district are limited to the following: 

Churches. 

Governmental emergency service WCFs. 

Motor vehicle sales and leasing with no use of banners, flags, balloons and other display 
techniques except signage which complies with this title. 

Multiple family dwellings, including townhomes and condominiums as part of a mixed used 
development and approved through a planned unit development application. 

Parking lots and garages. 

Public facilities. 

Small engine repairs and maintenance incidental to the primary use. 

Buildings in excess of twenty-eight thousand (28,000) square feet in gross floor area, up to a 
maximum floor area not to exceed thirty-six thousand (36,000) square feet in gross floor area. 

Bellevue City Code Section 10-20-4: Expansion of Use or Building: 

A. Use: Nonconforming uses shall not be enlarged or extended after the effective date hereof. 
Criteria used to determine enlargement or expansion of use shall include, but are not limited to, 
square footage of building or use space, traffic generated, area of land covered, and number of 
dwelling units. A nonconforming use shall not be used as justification for adding other 
structures or uses prohibited in the same district. 

B. Building: A nonconforming building may be enlarged so long as the enlargement does not 
increase the degree of nonconformity or create additional nonconformities with respect to such 
matters including, but not limited to, setbacks, parking requirements, and use. 
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Bellevue City Code Section 10-21-4(B): Number of Parking Spaces: 

A. Parking Space Dimensions: The minimum parking dimensions are as follows: 

Angle Width Length Aisle Width

90° 9.0' 19' 24'

60° 9.0' 21' 16'

45° 9.0' 19.8' 15'

Parallel 8.0' 23' 14'

B. Lighting: Any lights used to illuminate a parking area shall be downcast and arranged such that 
adjoining property will not be affected, and shall be in conformance with all other lighting 
regulations. 

C. Joint Use: When times of use for several buildings do not normally overlap, off street parking 
may be provided collectively and used jointly after obtaining approval from the Council. Such 
joint use shall be evidenced by a recorded agreement between the property owners and the 
City, which shall be approved by the City Attorney. 

D. Curbside Parking Is Counted: All existing improved parking spaces along the public rights-of-
way adjacent to a parcel of real property shall be counted toward the on site parking 
requirements of such parcel set forth in this title, provided such parking spaces are asphalt and 
have curbs, gutters, sidewalks and drainage facilities installed in accordance with the City 
street standards ordinance, and subsequent amendments thereto. 

E. Credits For On Street Parking Improvements: 
1. Nonresidential uses within the Business Zoning District and Limited Business/Residential 

Zoning District may improve City public street rights-of-way within said zoning districts 
within six hundred feet (600') of the real property on which the use is located and may be 
credited with one on site parking space for each two (2) on street parking spaces created by 
that right-of- way improvement as provided in this subsection. 

2. Any real property or business owner wishing to construct such on street parking 
improvements shall make written application to the Common Council. The application shall 
include construction drawings of the proposed improvements stamped by a civil engineer 
licensed in the State of Idaho. The application form shall be furnished by the City, and the 
applicant shall provide all other information as may be reasonably required by the City. The 
applicant shall also reimburse the City for all engineering costs incurred by the City in the 
review of the application prior to final consideration of the application by the City. The 
Council shall determine the location of new parking spaces to be created by such on street 
parking improvements. Such on street parking requirements shall include concrete curbs, 
gutters and sidewalks, asphalt paving, storm drainage, street trees and irrigation, parking 
lines, street lighting and any other improvements considered necessary or appropriate by 
the Council. The location of the construction of such on street parking improvements shall 
begin at street corners and thereafter be constructed in a continuous manner. If 
construction of such on street parking improvements begins at a corner, then the applicant 
shall improve the entire corner to the point where parking spaces may begin again. The 
Administrator shall give notice by United States mail to each property owner within three 
hundred feet (300') of the external boundaries of the land being considered for parking 
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improvements of the date of the meeting at which the City Council shall consider the 
application. 

3. All on street improvements for parking spaces shall be constructed in accordance with the 
City street standards ordinance and other applicable City standards. 

4. No parking created within any public right-of-way shall be held or used for the exclusive 
parking of any business or property, but shall be open to the use by the general public 
subject to the police powers of the City and Idaho Transportation Department. 

Bellevue City Code Section 10-21-4(D): Number of Parking Spaces: 

Business District Uses: The following are the off street parking requirements for the uses within the 
Business Zoning District: 

Type Of Use Number Of Spaces Required

Auto service stations 
and repair garages 

2 spaces for each service bay (excludes interior bay space), plus 1 space for each on 
shift employee and 1 space for every 600 square feet of net floor area; 1 exterior 
space in front of each service bay door may be counted 

Automobile sales 1 space for each 5,000 square feet of lot area, plus 1 space for each vehicle 
displayed 

Comprehensive Plan Sections of Interest 
Chapter 2: Population, Goal 1, Objective 1: 

Promote Existing Business Growth and Encourage New Enterprises. 

Actions: 

1. Advertise the existing commercial and residential opportunities. 
2. Enforce existing ordinances and add new ones to ensure Bellevue’s commercial appeal. 
3. Promote Bellevue via the Chamber of Commerce, City website, Bellevue Arts Commission, 

social media and other advertising outlets. Promotion should include public events such as 
parades, festivals and cultural activities. 

Chapter 5: Land Use, Section 5.4: Concerns: 

One of the unique qualities of Bellevue is its visual appeal as a western mountain town. Critical 
concerns in maintaining this asset are: 

 Undeveloped lands north of city boundaries have served as a visual separation between 
Hailey and Bellevue; land between the two cities is in the county’s jurisdiction and is zoned 
R5. While it serves as an open space buffer between Hailey and Bellevue, it is used as an 
agricultural ranching operation. 

 Recognizable gateway entrances are needed to define city limits and be reinforced by signage, 
beautification, and marked changes in the type, style, and intensity of land uses. 

 Any rezoning of land outside the downtown core for business and light industrial uses must be 
carefully analyzed to avoid strip development along the highway and avoid a detrimental 
impact on current Main Street businesses. Capturing business and tourist dollars depends in 
part on the visual appeal of Main Street. 
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 The expansion and up-zoning of the LB/R land use to the east to encompass the blocks 
surrounding Memorial Park requires careful consideration of neighborhood impacts to an 
existing family-friendly recreational area, including parking, noise, and business scale. 

 Few businesses downtown have adequate parking, which is a significant issue since the 
current business core lacks enough public and employee parking. 

 Key to Bellevue’s visual appeal is the appearance of its residences and shared spaces 
including parks and public buildings. The parks an public buildings are generally well cared for 
and an asset to the community. However, poorly maintained properties detract from the 
overall impression of the town and must be improved to continue to make Bellevue attractive 
to prospective businesses and residents. 

Chapter 5: Land Use, Goal 1, Objective 1: 

Foster a business climate that prioritizes the retention of existing businesses to attract new 
independent local businesses into the downtown commercial area. 

Actions 

1. Encourage land use policies that support continued investment in the downtown commercial 
and retail core. 

2. Promote infill (creation of new buildings on vacant sites in a built up area), and redevelopment 
(more intensive use of existing underutilized buildings and sites) in the downtown business 
zone. 

3. Develop business in and near those areas where there is an established pattern of business use 
(i.e. Main Street). 

4. Acquire property in the downtown business area to create parking and temporary snow storage 
space. 

5. Discourage ‘strip’ commercial development. 
6. Define terms such as retail, repair, services, etc. 
7. Ensure that new development fits in with Bellevue’s historic small-town character and maintain 

its quality of life. 
8. For the City to grow its Commercial development, annexing lands  

Chapter 13: Community Design, Section 13.3: Future Conditions: 

Bellevue has grown organically over time with an eclectic mix of home styles, from simple mining 
era homes to a broad range of residential design, from the modernism movement in the 1930’s, to 
more contemporary trends from the 1970’s to present. 

The community can continue to  strengthen its image and identity through preservation of historic 
buildings and sites, improvement of civic buildings, public and private places and streets as well as 
improved way finding. Well-placed enhancements such as landscaping and community signs 
concentrated along streets and gateways can convey a positive visual image. The appeal of the 
town can be improved further by the inclusion of public art which can be overseen by the Bellevue 
Arts Commission. 

Bellevue must be mindful as it grows, the sense of place and small-town character may be 
disrupted if the design of new construction is not well managed. Future plans must support a 
balance of building types in keeping with the historic look and feel of the town if this character is to 
be maintained. The balance between creating the vitality and economic growth associated with 
larger, denser development, and the pattern of lower densities must be ensured. Bellevue should 
implement downtown infill through careful urban design analysis and compatibility standards. Infill 
and other redevelopment projects should be contextually appropriate to the neighborhood and 
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development areas in which they occur. They should fit into the natural and man-made features 
adjoining a development site regardless of their architectural style. It is important to maintain and 
reinforce development quality, particularly in the built-up community core area. 

One way to encourage investment in a particular section of a town is to designate it as an urban 
renewal area. The Bellevue Urban Renewal Area was formed by the City Council in November, 2006, 
to provide tax incentives and reinvestment advantages to the included area. That area takes in Main 
Street, the block to the east including Second Street, and the alley on the west of Main Street. For 
additional or different sections to benefit from the Urban Renewal designation, the time limit on the 
current renewal area must expire. These designations last for 24 years, and it will be a number of 
years before any changes can be made. In 2015, the Idaho State Legislature was considering 
altering qualification regulations for granting this status. 

New development should convey a positive image for the community, particularly through high 
quality design of residential and commercial buildings. Each new project should be well designed, 
attractive, and complement surrounding land uses and existing neighborhood character. To ensure 
this, Bellevue needs to rigorously enforce current ordinances and adopt more specific standards 
for high-quality site planning and building design of residential, commercial and public areas. New 
ordinances may be needed to limit formula retail outlets, chain stores, and industrial 
encroachment upon established zoning. Standards should address transitions or setbacks 
between different land uses, landscaping, quality of architecture, building materials, and 
pedestrian amenities. 

Preservation of quality public spaces is essential in creating a sense of community. Public buildings 
should be attractive and well located to best serve the public. They also should meet the highest 
performance standard for energy and water conservation and provide public amenities such as 
outdoor gathering spaces. Additionally, all designs must be mindful of the importance of natural 
beauty of the area and strive to protect and enhance the views of surrounding mountains by 
reducing, removing, or burying underground visual obstacles such as utility lines and equipment. 
Public art, such as that proposed by the Bellevue Arts Commission, can further enhance the overall 
appearance of Bellevue. 

Comments 

Agency/Department Comments 
To date, Staff has received comment from the following departments:

 Bellevue Public Works 

All agency comments received to date are attached for reference. 

Public Comments 
No public comments have been received to date. 
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