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PLANNING REPORT
I. SUMMARY OF REQUEST
Randal Clyde of Clyde’s Auto Sales is requesting an Interim Use Permit to operate an automobile
sales lot on a property currently in the B-2 General Commercial District. The subject property is
located at 1026 Washington Avenue South in the City of Bemidji.
II. BACKGROUND
Currently, the site is developed with a non-conforming structure previously operated as second
hand goods and appliance shop. The Applicant approached JPB and city staff regarding approval
of a statement to the State of
Minnesota for zoning approval to
operate a used car dealer at this
address. After discussing the need for
an interim use permit for such
operation at this location, and the
Ordinance Performance Standards
that would need to be met for
approval, the Applicant submitted the
attached Phased Plan with the goal of
meeting the requirements within the
first four years of operation. The
proposal
would
include
site
improvements necessary to meet
parking standards in Article X of the
Ordinance, in addition to landscaping
improvements to the front yard
setback areas on both road frontages.
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III. DEVELOPMENT SUMMARY
The below chart is based off the existing property and the submitted site plan. These numbers
may be subject to minor changes to meet parking needs and stormwater compliance.
SITE DEVELOPMENT
Proposed Impervious Surface
Proposed Front Yard Greenspace
Front Setback(s)
Trees
Parking Spaces

IV.

EXISTING/PROPOSED
43.3% / 70%
74.9% / 50%
25ft (West) & 28ft (South)
0/6
4 / 17 (Phase IV)

REQUIRED/ALLOWED
Max. 70%
Min. 50%
30 ft.
6
3 (minimum)

DISCUSSION/DEVELOPMENT ANALYSIS

Parking & Traffic
The applicant has proposed to accommodate parking vehicle inventory across most of the available
space of the lot, through improvements over time to the surfacing material in each area. Referring
to Section 1009 requirements, parking stall width shall be a minimum of eight and one-half feet
and nineteen feet long. Additionally, maneuvering lanes throughout the lot shall be a minimum of
fourteen feet where vehicle parking is
parallel to the driving lane, and
twenty-four feet where parking is
perpendicular to the lane. With these
considerations, the site was assessed to
be capable of providing up to
seventeen parking spaces with the
existing building and front yard
layouts. Two of these spaces shall be
designated to employee and customer
parking.
It shall be the Applicant’s sole
responsibility to work with the
adjacent Property Owner to obtain
easement agreements for shared
parking and access across the shared
lanes between those properties, and
surfacing standards shall meet
ordinance requirements.
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Landscaping
Outside of the MnDOT and city rights-of-way, this property is covered with a generous amount of
existing greenspace. Per Section 1006 of the Ordinance, the site requires one (1) tree per fifty (50)
lineal feet of street frontage along with one (1) tree for every 800 square foot of minimum required
pervious site surface. A total of six (6) trees are required throughout the property, with a total of
three (3) trees within the front yard setback along the street frontage of Washington Ave and three
(3) trees along the street frontage of Pioneer Street. MnDOT has previously indicated that trees
would not be allowed in right-of-way areas of the 197 corridor, due to visibility and maintenance
concerns, and any encroachment into those areas to accommodate the required tree plantings must
be made with the approval of the
appropriate road authority, but shall
not be waived for failure to obtain
road authority permissions. The
Applicant has indicated that they
would be willing to add the required
plantings to the property, where
possible, to help bring it closer to
conformity. A final landscaping
plan showing the type, size, and
location of all greenspace and each
tree to be planted shall be submitted
for JPB staff approval.

Development Team Comments
Sam Anderson, City of Bemidji Assistant Engineer, stated the following regarding the submitted
site plans:
“This paved access road (existing asphalt) is wide enough for single lane traffic. Parking
vehicles on the pavement, will require other motorists to need to drive on the neighboring
greenspace or close this route completely.
No obstructions can be placed within the City of Bemidji right of way. This area needs to be
cleared for city maintenance activities and keep sight lines clear for vehicles and/or
pedestrians using the streets. I'm assuming MnDOT will say the same thing about
Washington Avenue or TH197.”
Neighborhood Comment
No neighborhood comments were received at the time of writing this report.
Comprehensive Plan References
The newly adopted Greater Bemidji Area Comprehensive Plan has identified the following
objectives and strategies in relation to this proposed use, although these aren’t specifically related
to drive-thrus in general.
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Objective 4.2: Preserve and Promote Commercial and Industrial Redevelopment or In-Fill
Development Where Appropriate
2. Identify areas where commercial and industrial uses should be located, specifically adjacent
to highways with controlled access where noise, odor, dust, and glare will have minimal
impact. When reviewing new commercial and industrial land uses, ensuring these areas are
appropriate and compatible with opportunity to be successful. Piecemeal development of industrial
and commercial land uses can increase urban sprawl and have negative impacts on existing, less
intense surrounding land uses.

Objective 9.1 Design and Construct Transportation Facilities with Livability in Mind
Livable streets can be accomplished through improving multimodal transportation, including
walkability through urban corridors. Corridors can be enhanced with arts and culture that match
the character of the community. Livable street corridors can accomplish many other objectives,
including interconnectivity of other land uses, increasing safety for users, promoting healthy
lifestyles, and improving aesthetics.
5. Develop traffic safety policy and guidelines to protect the transportation system. Development
can impact the transportation system in positive and negative ways. It is imperative that traffic
impacts are properly studied in coordination with development requests, and whenever possible
development should improve the transportation system. Negative impacts such as increased
vehicular traffic congestion can in turn create barriers for multi-modal transportation, when
roadways become unsafe to share with vehicle traffic. Continue to develop a transportation grid
system that connects all forms of multi-modal transportation.

Zoning Ordinance References
The following Sections within the Ordinance were referenced in order to make a recommendation
for this proposed expansion:
Section 102:
Section 109:
Section 302:
Section 712:
Section 1002:
Section 1006:
Section 1008:
Section 1009:
Section 1205:

Intent and Purpose
Definitions
Land Use Matrix
Signs Permitted in the B-1 and B-2 Commercial Districts
Exterior Storage and Outdoor Display
Landscaping Requirements
Lighting
Off-Street Parking, Loading & Surfacing Standards
Conditional Use or Interim Permits

V. RECOMMENDATION & FINDINGS
The Joint Planning Commission and the Joint Planning Board will have to decide whether or not
they support an automotive sales lot at this subject location and determine whether the Applicant
has done enough to alleviate potential issues with traffic and erosion by improving the site to match
available inventory. If the sales lot does not appear to properly function on this site, then denial of
the IUP request should be considered. If the proposed plan works, and allows the site to properly
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function, then the Commission and Board should review what conditions are warranted for IUP
approval.
Staff are providing findings of fact for approval, including some appropriate conditions attached,
if granted. If the determination is for denial of the Interim Use Permit, the Commission and Board
shall determine findings of fact that support their decision.
RECOMMENDATION FOR APPROVAL
Approval is recommended with the following conditions based on the findings of fact:
Conditions
1. All existing and proposed exterior lighting on the property shall be in full conformity with
Section 1008 of the Ordinance.
2. Any new dumpsters brought on site shall be completely enclosed on all sides with a trash
enclosure and located on an approved hard surface, complying with Section 1002 of the
Ordinance.
3. A sign permit shall be obtained prior to the installation of any new signage, which must
comply with Section 712 of the Ordinance. All signage shall be included on the sign permit
or will require another permit prior to being placed on the property at a future date.
4. The defined maneuvering areas shall be adequately marked with a painted stripe and/or
clear signage to provide direction for customer traffic and to lessen congestion or
confusion.
5. A final landscaping plan with size, type and location of trees to be planted throughout the
property shall be submitted for final approval to JPB staff complying with Section 1006 of
the Ordinance. The location of required tree plantings shall be entirely with the recorded
exterior boundaries of the property, except as may be permissible by the road authority to
be placed bordering or otherwise encroaching the road right-of-way. In no case shall the
planting requirement be waived for failure to obtain road authority permissions.
6. All proper permits shall be obtained prior to construction or site renovation, including a
building, demolition, and mechanical permits from the City of Bemidji.
7. The Applicant is solely responsible for working with the adjacent Property Owner to obtain
easement agreements for shared parking and accesses, and to obtain any additional
agreements or permissions, as may legally be required to accommodate the any agreed
upon use of existing driving lanes between the properties.
8. An erosion control permit shall be obtained with the proper mitigation installed prior to
disturbance of soil, installation of additional impervious surface, or removal of existing
impervious areas.
9. All areas of the lot that will be utilized for vehicle parking shall be improved with a material
approved by the City Engineer and in conformity with GBAJPB Ordinance requirements.
10. A development agreement shall be entered into between the JPB, City, and Applicant to
ensure all site construction is completed to a satisfactory condition.
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11. The proposed project is limited to the following amounts of automobiles on site during
each phase of the development, and display of such vehicles for sale shall be in full
conformity with all current Ordinance Standards:
a. Phase I: Available improved space for this phase is sufficient for no more than two
vehicles to be on display for sale, accounting for two (2) spaces to be maintained
for customer and employee parking for a total of four (4) parking spaces.
b. Phase II: After completion of additional improved space for this phase would be
sufficient for no more than an additional six (6) vehicles to be on display, above
that provided by Phase I.
c. Phase III: After completion of additional improved space for this phase would be
sufficient for no more than an additional three (3) vehicles to be on display, above
that provided by Phase II.
d. Phase IV: After completion of additional improved space for this phase would be
sufficient for no more than an additional four (4) vehicles to be on display, above
that provided by Phase III.
12. Additional Phases to site development shall be approved by an amendment to this IUP by
the Joint Planning Board, in addition to all development agreement requirements that
may be necessary for project permitting.
13. Completion of all Phases shall be according to the timeline established in the required
Development Agreement, but in no case shall be later than October 31st of 2026, unless
approved by an amendment to this IUP by the Joint Planning Board. If the necessary lot
improvements are not completed by the date stated, this IUP becomes void and all
automotive sales shall cease.
14. The IUP shall expire and become void if the automobile sales lot is not substantially started
within twelve (12) months from its date of issuance. A substantial start means more than
preliminary steps have been taken such that preparations to initiate the automobile sales lot
are mostly complete. There shall be no extension of this initial deadline.
Findings of Fact
1. Whether the proposed use adversely affects the public safety, health, morals, convenience
and general welfare of the occupants of the surrounding land;
No. The Applicant has made a reasonable effort to limit traffic and parking on site, rather than to
extend directly out into the right-of-way or onto greenspaces to be maintained. Additional parking,
as necessary, will be determined at the time of lot redevelopment, which may include removal of
one or both existing buildings. This proposed use should have no additional contribution to traffic
safety at this location, as proper site mitigation for maneuvering and traffic control will be a
condition for approval.
2. Whether the proposed use adversely affects traffic conditions and parking on adjacent
streets and land;
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No. The Applicant is planning to use existing entrances for ingress and egress from the property.
The Applicant will be responsible for any agreement with the property owner to the north for use
of the existing drive lane between the two lots.
3. Whether the proposed use adversely affects property in the surrounding area;
No. The Applicant is responsible for any agreement with the northern property owner to utilize the
connecting driving lane, if needed, and will otherwise design the site to accommodate expected
traffic for his own operation. The nature of the use is in line with existing commercial operations
along this stretch of Washington, and will not negatively encroach on adjacent properties.
Whether the proposed use is in conformance with the community’s Comprehensive
Plan; and
Yes. The proposed use of a previously developed lot is consistent with the goals and policies of
the Comprehensive Plan as well as the Zoning & Subdivision Ordinance in the B-2 General
Commercial Zoning Districts with the issuance of an interim use permit. The Applicant is planning
to alter the site to direct customer and inventory parking away from the right-of-way to ensure that
the property will properly function, eliminating any possible congestion or safety impacts that may
occur.
4.

5. Whether adequate utility, drainage and other such necessary facilities have been or can
be provided.
Yes. The subject property is connected to City water and sewer services. While access to existing
greenspace for stormwater mitigation is possible, due to the space limitations of the lot the
applicant is considering advanced or alternative paving materials to accommodate stormwater
requirements without sacrificing inventory space. Advanced stormwater technology is available
that can treat the required volume under parking or impervious areas, which would add
additional costs to the overall project but allow the site to meet the City’s stormwater design
standards.
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Packet Distribution List
City of Bemidji – IUP-22-80.00437.00
Contact
E-MAILED

US Mailed

☒

Applicant / Representative

_____

_____

☐

JPB Attorney

_____

_____

☐

JPB Engineer: ___________________

_____

_____

☒

City Building Department

_____

_____

☒

City Attorney

_____

_____

☒

City Engineer

_____

_____

☐

City Manager

_____

_____

☐

City Community Development

_____

_____

☐

City GIS Department

____

_____

☒

City Police Department

_____

_____

☒

City Fire Department

_____

_____

☐

City Parks Department

_____

_____

☐

Northern Township

_____

_____

☐

Beltrami County ESD/SWCD

_____

_____

☐

Beltrami County Recorder

_____

_____

☐

Beltrami County GIS Department

_____

_____

☐

Beltrami County Sheriff

_____

_____

☐

Beltrami County Engineer / Highway

_____

_____

☐

Beltrami County Natural Resources

_____

_____

☐

MnDNR Trails

_____

_____

☐

MnDNR Waters

_____

_____

☐

MnDNR District

_____

_____

☒

MnDOT

_____

_____

☐

Airport

_____

_____

☐

Mississippi Headwaters Board

_____

_____

☐

Bemidji School District

_____

_____

☐

MPCA Closed Landfill Program

_____

_____

☐

U.S. Army Corps of Engineers

_____

_____

☐

Other: __________________________.

_____

_____

Greater Bemidji Area Joint Planning Board
City of Bemidji

Northern Township

317 4th Street NW Bemidji, MN 56601 Office (218) 759-3579 Fax (218) 759-3591

June 2nd, 2022
City of Bemidji – IUP-22-80.00437.00: - Randal Clyde of Clyde’s Auto Sales is
requesting an Interim Use Permit to operate an automobile sales lot on a property
currently in the B-2 General Commercial District. The subject property is located at
1026 Washington Avenue South in the City of Bemidji.
The parcel legal descriptions are as follows:
SECT-22 TWP-146 RANGE-033 S148' OF N505.27' OF W200.4' OF SW1/4 OF
NW1/4 LESS PARCEL 38 AS SHOWN ON MNDOT R/W PLAT 04-35
The Greater Bemidji Area Joint Planning Commission will consider this proposal at its
meeting on Thursday, June 23rd, 2022 at 6:00 p.m. in the Council Chambers at Bemidji
City Hall or the meeting maybe attended through Cisco Webex Video Conferencing if
needed.
If you have any comments, you may present them to the Commission at that time if
allowed. It would be encouraged to direct your comments in writing to my attention at the
JPB office at 317 4th Street NW, or by email at nickolaus.phillips@ci.bemidji.mn.us. If
possible, your comments should be submitted by Thursday, June 16th, 2022 so they may
be incorporated into my report to the Joint Planning Commission. Attached is a copy of
the application and other supporting documentation.
If you have any questions or need further information, please feel free to contact me at 218759-3561.

Respectfully,

Nickolaus Phillips
Assistant Planner
Greater Bemidji Area Joint Planning Board

Greater Bemidji Area Joint Planning Board
City of Bemidji

Northern Township

317 4th Street NW Bemidji, MN 56601 Office (218) 759-3579 Fax (218) 759-3591

June 2nd, 2022
Dear Property Owner:
The Greater Bemidji Area Joint Planning Commission will conduct a public hearing to discuss the
following application:
City of Bemidji – IUP-22-80.00437.00: - Randal Clyde of Clyde’s Auto Sales is requesting
an Interim Use Permit to operate an automobile sales lot on a property currently in the B-2
General Commercial District. The subject property is located at 1026 Washington Avenue
South in the City of Bemidji.
The parcel legal descriptions are as follows:
SECT-22 TWP-146 RANGE-033 S148' OF N505.27' OF W200.4' OF SW1/4 OF NW1/4
LESS PARCEL 38 AS SHOWN ON MNDOT R/W PLAT 04-35
This public hearing will be held on Thursday, June 23rd, 2022 at 6:00 p.m. The meeting will be
held in the Council Chambers of the Bemidji City Hall located at 317 4th Street NW or the meeting
maybe attended through Cisco Webex Video Conferencing if needed. You are invited to attend
this hearing, or express your opinions on the proposal by letter (preferred method) to the Greater
Bemidji Joint Planning Board. If possible, your written comments should be submitted by
Thursday, June 16th, 2022, so they may be incorporated into my report to the Joint Planning
Commission.
If you have any questions, please feel free to contact me at (218) 759-3561, or email comments to
nickolaus.phillips@ci.bemidji.mn.us.

Respectfully,

Nickolaus Phillips
Assistant Planner

Greater Bemidji Area Joint Planning Board

ROHDE PROPERTIES LLC
16739 THOREN DR NW
SOLWAY, MN 56678

TRUSTEE,ROGER J LOYSON
LOYSON FAMILY REVOC TRUST
50001 US HWY 71
BEMIDJI, MN 56601

SOBIECK,JACOB
1020 WASHINGTON AVE S
BEMIDJI, MN 56601

WRIGHT,RANDY
PO BOX 214
BEMIDJI, MN 56619

STATE OF MINNESOTA
500 LAFAYETTE RD
ST PAUL, MN 51155-4045

BELTRAMI IRONWOOD INVESTMENT
13900 IRVINE AVE NW
BEMIDJI, MN 56601

ARROW PRINTING INC
PO BOX 609
BEMIDJI, MN 56619-0609

CROWN PROPERTY MANAGEMENT LL
PO BOX 946
BEMIDJI, MN 56619-0946

PIONEER STORAGE DEPOT LLC
PO BOX 3068
BEMIDJI, MN 56619

BEMIDJI AERIE 351
FRATERNAL ORDER OF EAGLES
PO BOX 1385
BEMIDJI, MN 56619-1385

HRDC
PO BOX 906
BEMIDJI, MN 56619
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Aerial Map

This map is not a substitute for accurate field surveys or for locating actual property lines and any adjacent features.
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