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 PROJECT OVERVIEW 

A. Summary 

Conditional use permit to operate a drinking establishment in a 1,174 square foot tenant space in 

the C-C zoning district. 

B. Recommendation 

Planning Division: Approval with conditions.  

C. Decision 

Planning and Zoning Commission: Pending 
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 COMMUNITY METRICS 

Table 1: Land Use  

Description Details Map Ref. 

Existing Land Use(s) Commercial; Vacant - 

Proposed Land Use(s) Commercial; Drinking Establishment  - 

Existing Zoning Community Business District (C-C) VII.A.2 

Proposed Zoning Community Business District (C-C)  

Table 2: Project Overview 

Description Details 

History  CZC-03-050 

Acreage 0.87 acres 

Table 3: Process Facts 

Description Details 

Preapplication Meeting date 8/11/2026 

Neighborhood Meeting 8/20/2026 

Site posting date 9/21/2026 

 

Table 4: Agency Comments 

Agency / Element Description / Issue Reference 

Ada County Highway District  IV.C 

• Comments Received Yes; Staff Report - 

• Commission Action Required No - 

• Access S. Eagle Road: Arterial Road 

E. Overland Road: Arterial Road 

- 

Meridian Public Works Wastewater   IV.B 

• Distance to Mainline Available at the Site  

• Impacts or Concerns No  

Meridian Public Works Water   IV.B 

• Distance to Mainline Available at the Site  

• Impacts or Concerns No  

 

Note: See section IV. City/Agency Comments & Conditions for comments received or see the public 

record. Paste the following link into your browser to access the public record: 

https://weblink.meridiancity.org/WebLink/Browse.aspx?id=457560&dbid=0&repo=MeridianCity 
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 STAFF ANALYSIS 

Comprehensive Plan and Unified Development Code (UDC) 

A. General Overview 

The Future Land Use Map (FLUM) contained in the Comprehensive Plan designates this property 

as Mixed Use – Regional (MU-R). 

The purpose of the MU-R designation is to provide a mix of employment, retail, and residential 

dwellings and public uses near major arterial intersections. The intent is to integrate a variety of 

uses together, including residential, and to avoid predominantly single-use developments such as 

a regional retail center with only restaurants and other commercial uses. Developments should be 

anchored by uses that have a regional draw with the appropriate supporting uses. The 

developments are encouraged to be designed consistently with the conceptual MU-R plan. 

The applicant is proposing to occupy a 1,174 square foot tenant space within an existing multi-

tenant commercial building for the use of a drinking establishment. The applicant’s narrative 

states the use will include a cocktail lounge, a central preparation area, and equipment and supply 

storage. The hours of operation will be Thursday through Sunday with hours ranging from 4:00 

pm to 11:00 pm. The proposed occupancy of the space is between 20-35 patrons.  

 The site does not abut any residential uses and is in an existing business park.  

B. Comprehensive Plan Policies 

Policy Analysis 

“Encourage and support mixed-use 

areas that provide the benefits of 

being able to live, shop, dine, play, 

and work in close proximity, 

thereby reducing vehicle trips, and 

enhancing overall livability and 

sustainability.” (3.06.02B) 

The additional of a drinking establishment in the area will 

provide an additional opportunity for people in the 

surrounding office park and residences. With the proximity of 

the office spaces to the proposed drinking establishment, it 

will help keep trips off of major arterial roadways for access 

to the proposed use.  

“Require all development to be 

consistent with Future Land Use 

Map designations for the 

property.” (3.03.03D) 

The future land use map designates the larger area as Mixed 

Use Regional. A drinking establishment falls into a variety of 

uses that allow residents to live, shop, dine, play, and work in 

close proximity. As a result, staff finds the proposed use to be 

consistent with the future land use map. 

“Promote the Comprehensive Plan 

as the primary guide for growth 

and development of the 

community.” (3.04.01A) 

As mentioned above, the applicant is consistent with the 

Mixed Use Regional comprehensive plan designation. The 

proposed drinking establishment is moving into an existing 

multi-tenant commercial building in the C-C zoning 

designation.   

“Encourage the development of 

supportive commercial near 

employment areas.” (3.06.02C) 

Service and ancillary uses such as a drinking establishment 

are encouraged to be placed near employment areas to 

provide easy access recreation for workers and residents.  

 

C. Site Development and Use Analysis 

1. Existing Structures/Site Improvements (UDC 11-1): 

The proposed project is within 1,174 square foot tenant space in an existing 4,150-square-foot 

building. No exterior modifications are proposed at this time.  

2. Proposed Use Analysis (UDC 11-2): 

The proposed use will be a drinking establishment within the existing 1,174-square-foot 

tenant space which requires CUP approval. The drinking establishment will operate from 11 
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AM to 11 PM Wednesdays through Saturdays, and from 11 AM to 8 PM on Sundays. The 

proposed use is subject to specific use standards as listed in 11-4-3-10. 

3. Dimensional Standards (UDC 11-2): 

This use will occupy an existing tenant space in a commercial building. Since the building is 

existing, it is compliant with the dimensional standards in the C-C zoning district. Any future 

expansion will require a certificate of zoning compliance and design review application.  

4. Specific Use Standards (UDC 11-4-3): 

Drinking Establishment: 

 

A. The facility shall comply with all Idaho Code regulations regarding the sale, 

manufacturing, or distribution of alcoholic beverages. 

 

B. If a drinking establishment or expansion of such use is located within three hundred (300) 

feet of a property used for a church or any other place of worship, or any public or private 

education institution, it may be allowed with the approval of the decision-making body 

set forth in Chapter 5 of this title. The property is not located within three hundred (300) 

feet of a property used for a church or any other place of worship, or any public or 

private education institution.  A drinking establishment requires a Conditional Use 

Permit in the C-C zoning district. 

 

C. A drinking establishment shall not be located within one thousand (1,000) feet of an adult 

entertainment establishment, as defined in Chapter 1, Article A, "definitions," of this title. 
The property is not located within one thousand (1,000) feet of an adult entertainment 

establishment. 

 

D. For properties abutting a residential district, no outside activity or event shall be allowed 

on the site, except in accord with Chapter 3, Article E, "temporary use requirements", of 

this title. N/A – This property does not abut a residential use or a residential district as 

defined in Chapter 1. 

 

E. At a minimum, one (1) parking space shall be provided for every two hundred fifty (250) 

square feet of gross floor area. Upon any change of use for an existing building or tenant 

space, a detailed parking plan shall be submitted that identifies the available parking for 

the overall site that complies with the requirements of this title. This property is zoned C-

C and requires one (1) parking space per five hundred (500) square-feet of gross floor 

area. However, the change in use requires the applicant to meet the higher parking 

requirement listed above. The site currently provides 30 parking stalls on the site which 

exceeds to the 1 space per 250 square feet of gross floor area required for a Drinking 

Establishment.  

 

D. Design Standards Analysis 

1. Landscaping (UDC 11-3B): 

As noted above, the building and site are existing, and the applicant is proposing to move into 

an existing tenant space. The applicant has indicated no exterior modifications or 

improvements are proposed at this time. As a result, the landscaping on the site is in 

conformance with UDC 11-3B.  
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2. Parking (UDC 11-3C): 

i. Nonresidential parking analysis 

UDC Requirement Proposed/Analysis 

Drinking Establishments: 

1 Parking Stall per 250 

Square Feet of Gross 

Floor Area 

The applicant has indicated the site currently holds 30 

parking stalls for the 4,150 square foot building. This 

exceeds the UDC standards for 1 stall per 250 square feet 

or gross floor area.  

ii. Bicycle parking analysis 

A minimum of one (1) bicycle parking space must be provided for every 25 vehicle 

spaces or portion thereof per UDC 11-3C-6G; bicycle parking facilities are required to 

comply with the location and design standards listed in UDC 11-3C-5C. The existing site 

in conformance with the bicycle parking standards.  

E. Transportation Analysis 

1. Access (UDC 11-3A-3, UDC 11-3H-4): 

Access is provided via a commercial drive aisle that connects directly to S. Eagle Road and 

E. Overland Road. No new access points are proposed with this application, and cross access 

has already been established with the Silverstone Subdivision.  

 CITY/AGENCY COMMENTS & CONDITIONS 

A. Meridian Planning Division 

1. A Design Review application is required to be submitted to the Planning Division and 

approved prior to building permit submittal to address adding a vinyl covering over the 

existing outdoor patio area to create more space during the colder months. 

2. The Applicant shall apply for a tenant improvement or fast track certificate of occupancy 

prior to occupying the building. 

3. The Applicant shall have a maximum of two (2) years to commence the use as permitted in 

accord with the conditions of approval. If the use has not begun within two (2) years of 

approval, a new conditional use permit must be obtained prior to operation or a time 

extension must be requested in accord with UDC 11-5B-6F. 

4. Applicant shall comply with all specific use standards required for a Drinking Establishment 

as set forth in UDC 11-4-3-10. 

5. Applicant shall comply with the standards as set forth in UDC 11-3A-12 for any outdoor 

service and equipment areas. 

 

https://library.municode.com/id/meridian/codes/code_of_ordinances?nodeId=TIT11UNDECO_CH3REAPALDI_ARTCOREPALORE_11-3C-6RENUOREPASP
https://library.municode.com/id/meridian/codes/code_of_ordinances?nodeId=TIT11UNDECO_CH3REAPALDI_ARTCOREPALORE_11-3C-5PASTALOTUSNOSP
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B. Meridian Public Works 
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C. Ada County Highway District (ACHD) 
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 FINDINGS 

A. Conditional Use (UDC 11-5B-6E) 

The commission shall base its determination on the conditional use permit request upon the 

following: 

1. That the site is large enough to accommodate the proposed use and meet all the dimensional 

and development regulations in the district in which the use is located. 

The proposed project is within an existing structure in the C-C zoning district. No expansion 

of the building or site is being proposed and therefore no additional site improvements are 

required for this proposal.  Staff finds the site is large enough to accommodate the proposed. 

2. That the proposed use will be harmonious with the Meridian comprehensive plan and in 

accord with the requirements of this title. 

Staff finds the proposed use align harmoniously with the Comprehensive Plan by offering an 

indoor cocktail bar, which will contribute to the desired mix of uses outlined in the 

Commercial Comprehensive designation. 

3. That the design, construction, operation and maintenance will be compatible with other uses 

in the general neighborhood and with the existing or intended character of the general vicinity 

and that such use will not adversely change the essential character of the same area. 

The proposed project is within an existing building and is similar to other uses operating in 

the area. Operating hours will occur between 4 PM and 11 PM  Thursday, Friday, Saturday, 

and Sunday. 

4. That the proposed use, if it complies with all conditions of the approval imposed, will not 

adversely affect other property in the vicinity. 

Staff finds that if the applicant complies with the conditions outlined in this report, the 

proposed use will not adversely affect other properties in the area. 

5. That the proposed use will be served adequately by essential public facilities and services 

such as highways, streets, schools, parks, police and fire protection, drainage structures, 

refuse disposal, water, and sewer. 

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

6. That the proposed use will not create excessive additional costs for public facilities and 

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

Staff finds the proposed use will not create any additional costs for public facilities and 

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

7. That the proposed use will not involve activities or 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 or odors. 

Staff finds the proposed use will not be detrimental to any persons, property or the general 

welfare, if the use operates within the proposed hours of operation (4 PM– 11 PM). 

8. That the proposed use will not result in the destruction, loss or damage of a natural, scenic or 

historic feature considered to be of major importance. 

The proposed use will operate within an existing commercial building and will not result in 

damage of any such features. 

9. Additional findings for the alteration or extension of a nonconforming use: 

Not Applicable. 
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10. That the proposed nonconforming use does not encourage or set a precedent for additional 

nonconforming uses within the area; and, 

Not Applicable.  

11. That the proposed nonconforming use is developed to a similar or greater level of conformity 

with the development standards as set forth in this title as compared to the level of 

development of the surrounding properties. 

Not Applicable. 

 ACTION 

A. Staff: 

Staff recommends approval of the proposed conditional use permit with the conditions in Section 

IV per the Findings in Section V. 

B. Commission: 
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 EXHIBITS 

A. Project Area Maps 

1. Aerial 

 

2. Zoning Map 
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3. Future Land Use 

 

4. Planned Development Map 
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B. Subject Site Photos 
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C. Site Plan (date: 8/25/2026) 
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 ADDITIONAL NOTES & DETAILS FOR STAFF REPORT MAPS, TABLES, AND CHARTS 

(link to Community Metrics) 

A. One-Mile Radius Existing Condition Notes 

This data is automatically derived from enterprise application and GIS databases, and exported 

dynamically. Date retrieved notes generally reflect data acquired or processed within the last 30-

days. Analysis is based on a one-mile radius from the centroid of the identified parcel. Parcel 

based data excludes certain properties and represents land as it exists now. Properties considered 

are only those with a total assessed value greater than 0 (i.e. excludes most HOA area, transitional 

development, government, and quasi government facilities). The following values also constrain 

included property acreage to reduce outliers and non-conforming instances from distorting 

averages: R-2 < 5.0; R-4 < 2.0; R-8 < 1.0; R-15 < 0.5; R-40 < 0.25. 

Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as 

they may be for the same project, approved at different times through multiple application types. 

Consider each independently or review prior application approvals. Some approved entitlements, 

and particularly older ones, may be constructed. 

Decennial population counts and household counts are based on the most recent Decennial 

Census. Current population and current household values are COMPASS estimates, usually for 

the year previous, and are based on traffic analysis zone boundaries (TAZ’s). 

B. Service Assessment Notes 

This data represents existing conditions derived from our enterprise application and GIS database, 

exported through dynamic reporting. The system references the most recent available data from 

various sources, including sewer main lines, sewer trunk sheds, floodplain, fire service areas and 

response times, police crime reporting, pathway information, existing and planned transit, 

roadway improvements, school and park proximity, and other resources. 

The tool provides context for project review, using multiple indicators consistently. Data from 

similar topics may vary based on different levels of review. 

The overall score is based on weighted criteria (not a ranked order), and the percentile score 

compares the parcel to others in the city (higher is better). This tool was developed as a City 

Council priority and outcome of the 2019 Comprehensive Plan. Scores, whether high or low, are 

just one data point and should not be the sole basis for decisions.  

C. ACHD Roadway Infographic Notes 

The Ada County Highway District utilizes a number of planning and analysis tools to understand 

existing and future roadway conditions. 

• Existing Level of service (LOS). LOS indicator is a common metric to consider a 

driver’s experience with a letter ranking from A to F. Letter A represents free flow 

conditions, and on the other end Level F represents forced flow with stop and go 

conditions. These conditions usually represent peak hour driver experience. ACHD 

considers Level D, stable flow, to be acceptable. The LOS does not represent conditions 

for bikes or pedestrians, nor indicate whether improvements: are possible; if there are 

acceptable tradeoffs; or if there is a reasonable cost-benefit. 

• Integrated Five Year Work Plan (IFYWP). The IFYWP marker (yes/no) indicates 

whether the specified roadway is listed in the next 5-years. This work may vary, from 

concept design to construction. 

• Capital Improvement Plan (CIP). The CIP marker (yes/no) indicates whether the 

specified roadway is programmed for improvement in the next 20-years. 


