February 16, 2021

7:00 p.m.

Planning Department
City Annex Building

MEMBERS PRESENT: Commissioners Brent Dixon, Gene Hicks, Lindsey Romankiw,
Natalie Black, George Morrison, Joanne Denney, Margaret Wimborne, Arnold Cantu.
MEMBERS ABSENT:
ALSO PRESENT: Assistant Planning Directors Kerry Beutler; Naysha Foster, Brian Stevens;
and interested citizens.
CALL TO ORDER: Brent Dixon called the meeting to order at 7:00 p.m.
CHANGES TO AGENDA:

None.

MINUTES: Wimborne moved to table the Minutes and move the approval of the
February 2, 2021 minutes to the March meeting, Black seconded the motion and it passed
unanimously.
Public Hearing(s):
1. ANNX 20-019: ANNEXATION/INITIAL ZONING. Annexation and Initial Zoning of
R1.
Dixon opened the public hearing.
Applicant: Ryan Loftus, Aspen Engineering, 10727 N. Yellowstone, Idaho Falls, Idaho.
Loftus is requesting annexation of 4.2 acres with initial zoning of R1 which is the prevailing
zoning in that area. Loftus stated that the 4.2 acres abuts 5th West which has utilities for sewer
and water and those utilities would be extended to this property. Loftus stated that the proposed
use is for single family attached homes.
Foster presented the staff report, a part of the record.
Morrison asked about the Limited Development Overlay. Foster indicated that a year ago the
City worked with the Airport and created an overlay zone. Foster confirmed that the overlay
zone for the airport will not affect this property being developed for single family.
Dixon asked Foster to explain the overlay limitations. Foster indicated that there is an aviation
easement, and a noise thing that has to be put on the plat, but no limits on density.
Dixon asked about the zoning of the property on the north east. Foster indicated that it is LM and
the gravel pit is directly east.
Support/Opposition:
Hallie Conay, 430 10th Street, Idaho Falls, Idaho. Conay has bought the property directly
south of the subject property. Conay bought her property because she wanted to be in the
farming area, and away from neighborhoods. Conay doesn’t want houses next to her. Conay
asked how many houses will be built in this area, square footage of the homes, are they
manufactured homes, tiny houses, and they haven’t started building so they want to know what
will be the neighbors to them.
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Dixon indicated that this hearing is only for the annexation and zone and they can tell her what is
allowed in that zone, but what actually gets developed is hard to say because it could get sold
and if it is legal to build in the zone.
Conay asked if there was an assurance that it would-be single-family home or something that
wouldn’t affect her directly then she wouldn’t have a problem with it. Conay stated that they
considered annexing into the City, but after looking at utilities it would cost them $80/sq. ft on
frontage ($80,000). Conay wants more information because she is the property adjacent. Conay
wants the property to stay County.
Foster indicated that public testimony is about fact finding and if anyone has any information
about the property as to why it shouldn’t be annexed that is something the Commission wants to
hear. Foster added that R1 only allows single family and twin homes and is one of the lower
density zones that has 8 units per acre. Foster indicated that if someone wanted to rezone it after
this initial zoning it would come back to the Commission to determine if it is consistent with the
area.
Dixon clarified that if someone wanted to rezone there would have to be another hearing.
Applicant: Ryan Loftus, 10727 N. Yellowstone, Idaho Falls, Idaho. Loftus stated that the
current proposal is for 16 single family attached lots which would provide for 8 single family
attached homes. Loftus stated that twin homes is what these will look like. Loftus added that the
developer is planning for 1600 square feet in each of the homes which would be 3200 square feet
per building (both units) with attached garages. Loftus stated that these will be stick built homes
on site, and there is a plat that is submitted and there are some items to take care of with the
development of 5th West and the improvements to the roadway, pavement, and canal. Loftus
stated that the current owner is planning to follow through with this development, although he is
not obligated to do so. Loftus stated that the proposed twin homes meet the City’s requirements
for parking, setbacks, and offsets.
Dixon closed the public hearing.
Black asked staff to clarify that the property will be annexed into the City, but at this point the
County could change the zone from County A1. Black stated that the County could still
designate the property for residential.
Foster stated that A1 is one dwelling per 5 acres, and there is a possibility the County could
change the zoning, but the developer and property owners have the right to annex the property
and zone it, where it is contiguous to City Limits.
Wimborne stated that they shouldn’t get caught up in “what could happen”, because what is
before the Commission is a request for annexation with an initial zone of R1, and that is the only
thing that they can move forward and look at.
Morrison stated that this zone first the area well with the Airport Overlay.
Morrison moved to Recommend to the Mayor and City Council approval of the
Annexation and Initial Zoning of approximately 4.20 acres, in the NW ¼ of the NW ¼ of
the SW ¼ in section 6, T 2N, R 38 E, with initial zoning of R1 and Airport Overlay Limited
Development, Black seconded the motion. Dixon called for roll call vote: Black, yes; Cantu,
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yes; Denney, yes; Hicks, yes; Morrison, yes; Romankiw, yes; Wimborne, yes. The Motion
passed unanimously.
2. PUD 21-001: PLANNED UNIT DEVELOPMENT. Amendment of Brutsche PUD
Dixon opened the public hearing.
Applicant: Clint Jolley, HLE, 101 South Park Ave., Idaho Falls, Idaho. Jolley indicated that
this application is to amend the current PUD to have 2 lots instead of 1. Jolley stated that there is
no plan to add units and the purpose of this amendment is for financial reasons. Jolley stated that
in the future they might add units, but at this time there is no changes except to turn them into
two lots.
Dixon asked what is developed on the smaller lot. Jolley indicated that it is a club house at this
point. Morrison clarified that there is no need for a road access to the smaller lot. Jolley stated
that is the reason for the PUD because the PUD doesn’t require road frontage, however they will
create the cross-access easements.
Foster presented the staff report, a part of the record.
Dixon asked if splitting the club house into a separate lot could the club house be sold off and the
PUD losing the amenity.
Foster stated that the club house is currently being used as a daycare, and they still have two
amenities which is the minimum requirement for a PUD under todays current standards. Foster
stated that even if the property is sold it is still part of the PUD.
Dixon asked if the property is sold would it have to leave the PUD if it was being used as a
different purpose. Foster confirmed that the “clubhouse” would still be part of the PUD.
Support/Opposition:
Brian Sealander, Owner. Sealander clarified that they are refinancing the debt on the apartment
units and they wanted this piece out of the collateral for the refinance of the larger piece so that if
they could find a way to build additional units at the location, they wouldn’t have to go back to
the lender to get a release to secure construction financing, but there is no intention to sell a piece
of this property.
Dixon closed the public hearing.
Wimborne feels it is clear that the purpose is to restructure the debt and financing, and if there
are going to be major changes, they would need to come back to the Commission.
Wimborne moved to recommend to the Mayor and City Council approval of the
Amendment to Planned Unit Development Brutsche Addition, Morrison seconded the
motion. Dixon called for roll call vote: Black, yes; Cantu, yes; Denney, yes; Hicks, yes;
Morrison, yes; Romankiw, yes; Wimborne, yes. The Motion passed unanimously.
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3. REZONE 20-003: REZONE. Rezone from LC to HC for a portion of Lot 19, Jackson
Hole Junction.
Dixon opened the public hearing.
Applicant: Kaden Fuhrman, Horrocks Engineering, Snake River Parkway., Idaho Falls,
Idaho. Fuhrman stated that this is the same lot that they came in to rezone last year. Fuhrman
stated that due to the Covid 19 Pandemic there has been a shift in need and interest of the
property in Jackson Hole Junction. Fuhrman stated that they are rezoning a small strip to
accommodate a specific use.
Hicks asked if this is the same area that last fall changed from HC to LC. Fuhrman confirmed
that it is the same property, and they are now requesting to flip it back to what it was. Fuhrman
clarified that they are requesting a portion of that rezone request from last fall go back to HC for
a specific use and a specific building footprint with an adjusted plot line.
Morrison asked how the divisions are going to work out. Fuhrman stated that there is a final plat
later tonight that will redefine the lot lines that will correspond with this rezone.
Stevens presented the staff report, a part of the record.
Support/Opposition:
No one appeared.
Dixon closed the public hearing.
Wimborne feels this is a routine item, and it doesn’t change the function or use of this parcel and
vision for Jackson Hole Junction.
Morrison moved to recommend to the Mayor and City Council approval of the Rezone
from LC to HC for portion of Lot 19, Block 1, Jackson Hole Junction Subdivision 1st
Amended, Black seconded the motion. Dixon called for roll call vote: Black, yes; Cantu,
yes; Denney, yes; Hicks, yes; Morrison, yes; Romankiw, yes; Wimborne, yes. The Motion
passed unanimously.
Business:
4. PLAT 20-047: FINAL PLAT. Final Plat for 810 Lofts.
Applicant: Brandt Monte, S. 5th West, Rexburg, Idaho. Monte is proposing to replat the two
parcels together to do an apartment complex for 220 Units.
Beutler presented the staff report, a part of the record.
Dixon asked if the property to the east has cross access agreement. Beutler stated that the
property to the east of this subject property will have a cross access agreement with the property
to the east of it. There will be a requirement to have a connection to the properties.
Hicks asked if there is only one entrance to Sunnyside. Beutler confirmed that this property has
one entrance to Sunnyside. Beutler stated that they will also connect to the properties to the east
if they develop as commercial to develop alternate access points. Beutler stated that they will
deal with the access points during the site plan process. Hicks has a problem with single entrance
Planning Commission Minutes

February 16, 2021

Page 4 of 8

to the property. Beutler stated that the entrance is a development issue related to the site plan,
not to the subdivision. Site plan review is required in order to develop it and that is an
administrative process through the City Departments for review and staff will work with City
Departments to make sure they meet all the standards.
Monte indicated that they would stay in contact with the property owners to the east and make
sure that there is connectivity during development.
Wimborne moved to recommend to the Mayor and City Council approval of the Final Plat
for 810 Lofts, Black seconded the motion. Dixon called for roll call vote: Black, yes; Cantu,
yes; Denney, yes; Hicks, yes; Morrison, yes; Romankiw, yes; Wimborne, yes. The Motion
passed unanimously.
5. PLAT 20-048: FINAL PLAT. Final Plat for Victory Ranch.
Applicant: Kurt Roland, Eagle Rock Engineering, 1331 Fremont Ave., Idaho Falls, Idaho.
Roland stated that they are proposing a final plat for this property and they don’t have a site plan
yet.
Beutler presented the staff report, a part of the record.
Dixon asked why the final plat is a different shape that the outlined area in all the aerials. Beutler
stated that that is an error on staff’s part. Beutler stated that the final plat includes a small area
immediately to the east. Dixon confirmed that that portion is zoned R1 and Beutler agreed.
Beutler indicated that the property is zoned R1 and the initial intent for use is for a club house for
the development which would be considered an accessory use and can be allowed within the R1
zone, if they intend to use it for another use they will have to rezone. Dixon asked if it is
common to do a plat that includes multiple zones for a single lot. Beutler stated that it is not
unusual.
Hicks has a problem with the single entry to the development. Hicks asked if there is plan for
future access to the west. Hicks agrees that it fits all the requirements but has a problem with the
safety of people that cannot get out if the road is blocked.
Dixon asked if Harmony Lane is the primary access, and then to the north 9 lots there appears to
be another drive that is a narrow 1 way, is that a pedestrian access or a secondary
vehicle/emergency access. Roland agreed that is an emergency access. Roland stated that going
up 49th South there will be another access so the entire subdivision will have 3 access points
going into the property. Harmony Lane, half an access directly onto the arterial (shared access
with LC), and an emergency access point.
Wimborne feels that the site plan review process is in place to make sure developments are
meeting standards.
Wimborne moved to recommend to the Mayor and City Council approval of the Final Plat
for Victory Ranch, Denney seconded the motion. Dixon called for roll call vote: Black, yes;
Cantu, yes; Denney, yes; Hicks, yes; Morrison, yes; Romankiw, yes; Wimborne, yes. The
motion passed unanimously.
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6. PLAT 21-002: FINAL PLAT. Final Plat for Brutsche Addition No. 1 First Amended.
Applicant: Clint Jolley, HLE, Idaho Falls, Idaho. Jolley stated that they are working with
staff to meet all requirements.
Foster presented the staff report, a part of the record.
Black moved to recommend to the Mayor and City Council approval of the Final Plat for
Brutsche Addition Division 1, First Amended, Morrison seconded the motion. Dixon called
for Roll Call: Black, yes; Cantu, yes; Denney, yes; Hicks, yes; Morrison, yes; Romankiw,
yes; Wimborne, yes. The motion passed unanimously.
7. PLAT 20-043: FINAL PLAT. Final Plat for Jackson Hole Junction 2nd Amended.
Applicant: Kaden Fuhrman, Horrocks Engineering, Idaho Falls, Idaho. Fuhrman stated that
this is an amended plat to the 1st Amended that they did last year, amending the same portion of
Jackson Hole Junction to be replated for a specific use to bring in another tenant to Jackson Hole
Junction so they are proposing to adjust the interior lot lines.
Stevens presented the staff report a part of the record.
Dixon asked about the vacated easements. Stevens stated that they are working through it.
Stevens stated that they have utilities that are located in the vacated easements and a new
easement is being reshaped and they are proposing to move all of the utilities out and around.
Stevens stated that some of the easement will not be vacated. The City has a water and sewer line
that run from Pioneer Drive to South Fork Blvd through this easement. Stevens showed where
the easement will be vacated and added that a new easement will be created. Stevens stated that
the tenant wants to be in this location, so the applicant is willing to move the utilities.
Fuhrman clarified that the easement as it exists today is a public utility and cross access
easement and so they are vacating it in its entirety in that section. Fuhrman stated that they will
be rerouting the water and sewer.
Black moved to recommend to the Mayor and City Council approval of the Final Plat for
Jackson Hole Junction 2nd Amended, Hicks seconded the motion. Dixon called for roll call
vote: Black, yes; Cantu, yes; Denney, yes; Hicks, yes; Morrison, yes; Romankiw, yes;
Wimborne, yes. The motion passed unanimously.
Miscellaneous:
Comprehensive Plan Update. Beutler indicated that they have created a website and logo
“Imagine IF”. Beutler stated that they have a website that is ImagineIF.city. Beutler stated they
are getting ready to do a continual City-wide survey that will be on the website. Beutler stated
that they are reaching out to specific groups, and they are wanting to get into schools and get
thoughts of what High school seniors thinks, get into colleges to see what issues that
demographic struggles with; and reach out to as many groups as they can. Rotary will be doing a
presentation and the other organizations during their monthly meetings. Beutler stated that
Covid has made it harder to get the word out, but they are trying. Beutler asked for thoughts and
ideas on groups that need to be reached out to. Beutler stated that they will be doing
neighborhood meetings to discuss issues they are facing or might be facing as they grow. Beutler
presented the plan for each of the 5 neighborhoods meetings. Beutler indicated these meetings
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will be on Webex and personally attended. Stevens added that they will be recorded so people
can watch them later online and comment via Facebook or YouTube. Beutler stated that they will
be broadcasting the meetings through Facebook Live as well. Beutler stated that they are using a
dynamic software that allows them to ask questions during the meeting, and people can join with
the app on their phone or through the website and respond to multiple choice questions, etc.
Beutler stated that they are trying to be as inclusive as they can to get information out. Beutler
stated that they are experimenting a lot and they will have changes as they go through. Beutler
stated that they will do outreach through March and then bring information back to the
Commission. Beutler stated that they want this process done before the end of the year.
Wimborne commended the staff on the outreach plan.
Morrison agreed and feels Imagine IF is very creative. Morrison likes the idea of inviting high
school and college kids.
Black agrees and loves Imagine IF.
Beutler stated that they are going to try to talk like real people, not planners and that is hard.
Dixon asked if there is going to be an outreach through media (i.e. television, newspaper) so
people can find out about the meetings. Beutler stated that the City has a big Facebook
following, so that is a tool, and they are doing media posts through East Idaho News, and some
of the radio stations.
Morrison asked if they could put something in the utility bills. Stevens stated that they did
discuss that, but a lot of the people do a digital bill so that avenue is not available.
Beutler stated that Bud Craner is the Public Information Officer, and they are working with him
and using him as a major resource. Beutler stated that the City-wide survey will be flexible and
can be pushed to a lot of places.
Stevens stated that if you live in one of the 5 neighborhoods look at the meeting time and it
would be good for members of the Commission to listen in to the meetings but participate less.
Stevens asked them to let the neighbors know and be an outreaching tool for them. Stevens
thinks they will have Councilmembers available too.
Beutler stated that they are preparing scripts. Beutler stated that if they are going to participate
in the meetings, please let Ann know, so they don’t have more than 4 Commission members on
at one meeting, so they don’t have a quorum.
Dixon asked if the website would have a link to the current plan.
Stevens stated that they are trying to avoid people using the word Comprehensive Plan.
Beutler stated that the new plan has to be able to be printed, but with technology there is the
ability to have interactive maps and surveys and is a way that people want to be involved. So
they are working through meeting both standards.
Dixon asked them to look at getting other information out electronically such as electronic plats
to be able to compare proposed plats to what the past plat showed. Stevens stated that the staff
report is on the website and the notification is often difficult for a person to interpret.
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Beutler stated that through the end of March they will be doing public outreach; then analyze
data received; frame policy statements for the Comprehensive Plan; work on background studies
to explore policy statements; second set of public outreach meeting after working through policy
statements and ideas and then go back to the neighborhoods and show how they are approaching
concerns; finalize document in the fall.
Stevens stated that the Facebook page already has information out and people commenting.
Dixon suggested having minutes from previous meetings to show issues that have been brought
up. Dixon feels the current Comprehensive Plan says a few simple things over and over again,
and really doesn’t have much direction. Dixon asked if the best way is to say more? But it would
help if they can point at things and say “x” is why we are recommending yes/no.
Dixon adjourned the meeting at approximately 8:40 p.m.
Respectfully Submitted
Beckie Thompson, Recorder
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
REZONE FROM PB to LC
7.99 acres in the SW1/4, SEC 28, T 2N, R 38E
March 16, 2021

Community
Development
Services

Applicant: Double M,
LLC & Murphy Allen
J., IRA

Requested Action: To recommend approval of the rezone of approximately 8 acres at
the corner of Sunnyside and Woodruff, from PB Professional Business to LC Limited
Commercial, to the Mayor and City Council.

Project Number:
RZON21-003

History: The property was annexed in 1978. The initial zoning was R3-A. In August
of 2002 a rezone began to take this property to PB based on the changing land uses in
the area, primarily the hospital. September 2003 this property ended up being rezoned
as MS, medical services. April 2018 the zoning ordinance was changed, and the MS
zone was no longer a part of the code. This property was assigned the PB zone as part
of the City-wide rezone, as closely aligned zone to MS. The MS zone did allow for
lodging facilities where as the PB zone does not.

Project Manager:
Brian J. Stevens
Location: Generally
north east of the
intersection Woodruff
and Sunnyside across
from Sunnyside KJs
Size: 8 acres
Zoning:
North: RP
South: LC & PB
East: R1
West: PB
Existing Zoning: PB
Proposed Zoning: LC
Existing Land Uses:
Site: Vacant
North: Residential
South: Fuel Station
East:
Residential
West: Business and
Civic
Future Land Use Map:
Medical Service Center
Attachments:
1. Comprehensive
Plan Policies
2. Zoning Information
3. Maps and Aerial
Photos

Staff Comments: An application for a zone change was submitted on March 9, 2021.
The property consists of approximately 8 acres and is contiguous to LC zoning to the
south. The Comprehensive Plan Map designates this area as medical services center.
The property is at the intersection of Woodruff, a minor arterial, and Sunnyside, a
principal arterial. The Comprehensive Plan recommends Medical Service Center
should be located closer to streets designed to move traffic, such as arterial streets, with
access only to the larger streets.
The LC zone offers opportunities for building layout, setbacks and buffering with
berms and fences to minimize impacts of noise and other potential nuisances to the
existing detached single residential units adjacent to this property. Traffic from this
property will not move through adjacent neighborhoods. The rezone is on property that
could meet several needs of neighborhoods in the vicinity, an opportunity for missing
middle housing or live/work would be a possibility within the LC zone. The Missing
Middle Housing (MMH) study also identifies this area as an area, ready and able to
support MMH https://www.idahofallsidaho.gov/1590/Missing-Middle-Housing.
The LC zone also allows for commercial buildings to come closer to the road which
can improve street appeal and help draw business that may be of value as components
of a walkable center. This corner seems to be similar in nature to the intersection of
Skyline and Broadway and would be a beneficial development to the neighborhood it
has the potential to bring convince, jobs, and or employment to the neighborhood.
The Comprehensive Plan encourages a mix of development types in areas already
serviced by utilities. Vacant lands or underutilized parcels may redevelop to more
intensive uses which use existing utilities. Having a mixed-use zone like LC would
encourage development of the property and allow infill development to respond to
market needs.
Staff Recommendation: Staff recommends approval of the rezone to LC as it is
consistent with and implements the policies of the Comprehensive Plan.
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Rezoning
Considerations:

Because the comprehensive plan provides only general guidance for
zoning decisions, the Planning Commission shall also take the following
considerations into account:

Criteria for Rezoning Section 11-65(I) of Ordinance
The Zoning is consistent with the
principles of City's adopted
Comprehensive Plan, as required by
Idaho Code.
The potential for traffic congestion as
a result of development or changing
land use in the area and need that may
be created for wider streets, additional
turning lanes and signals, and other
transportation improvements.
The potential for exceeding the
capacity of existing public services,
including, but not limited to: schools,
public safety services, emergency
medical services, solid waste
collection and disposal, water and
sewer services, other public utilities,
and parks and recreational services.
The potential for nuisances or health
and safety hazards that could have an
adverse effect on adjoining properties.
Recent changes in land use on
adjoining parcels or in the
neighborhood of the proposed zoning
map amendment.
Zoning Application Questions:
Explain how the proposed change is
in accordance with the City of Idaho
Falls Comprehensive Plan.
What changes have occurred in the
area to justify the request for rezone?
Are there existing land uses in the
area similar to the proposed use?
Is the site large enough to
accommodate required access,
parking, landscaping, etc. for the
proposed use?

Staff Comment
The zoning is consistent with the policies of the
Comprehensive Plan.
This will be considered during the plat review process.

Staff would anticipate little to no impact to the capacity of
existing public services as a result of the zone change.

Staff is not aware of any potential nuisances or health and
safety hazards as a result of the zone change.
A city wide rezone was completed in 2018 and incidentally
removed some uses previously allowed at this property.
Applicant’s response:
It follows the Comprehensive Plan
The other 3 corners of this intersection have PB or LC
Yes
Yes
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Comprehensive Plan:

Understand the demand for retail in the region. Idaho Falls is a regional market; however,
even a regional market has limits as the number and location of vacant facilities illustrate. When
long-term vacant buildings and properties make it apparent the space for retail and related
commercial service exceeds the demand, we need to seriously consider zoning for different uses.
(p. 34)
People told us we should be concerned with how well things work. We need to be less concerned
about how many acres of commercial land we need and more concerned about how the
commercial land use works. (p. 36)
Limited neighborhood services shall be provided at the intersection of arterial streets and
collector streets. Access to such services shall only be from collectors. Convenience stores,
dry cleaners, and other small retail stores designed to serve the immediate neighborhood should
be located at an entrance of the neighborhood to be served by such development. (p.41)
Cluster community commercial centers and highway commercial rather than encourage
strip commercial along arterial streets. Strip commercial development reduces the traffic
carrying capacity of arterial streets, encourages both commercial and residential property to
deteriorate, scatters commercial services, and requires more parking facilities. (p. 48)
People have told us they want a community of convenience where walkways and bikeways link
residential areas to centers of employment and business. They want to be able to move quickly
and easily across the community by vehicle. Residential areas are to be near to employment and
business but shielded from traffic, noise, and glare. (P. 60)
Medical services center
Medical and dental offices, hospitals, outpatient clinics, and support services including
pharmacies, medical equipment, coffee shops, and motels (P. 63)
The medical employment center is located on collector street, Channing Way, and adjacent to
Sunnyside, 25th East (Hitt Road), and 15th East (St. Clair Road), arterial streets. This area of
medical and dental offices is near the regional medical center. As it develops, services for
visitors to the medical center and employees will become increasingly important. Such services
include motels for patients’ families, pharmacies, restaurants, computer support services, and
copy centers. (P. 69)
Encourage development in areas served by public utilities or where extensions of facilities
are least costly. Not only is a compact city convenient but the provision of public facilities is
less expensive. Growth does not always occur at the fringe of a community. Vacant lands or
underutilized parcels may redevelop to more intensive uses which use existing utilities. (p. 67)
Higher density housing such as apartments are adjacent to collector and arterial streets.
Neighborhoods should contain a variety of housing types and, with good site planning,
apartments and townhouses can be near arterial streets, be directly served by collector streets,
and provide an opportunity for all residents of the City to have housing which meets their needs.
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With careful site planning, higher density housing and offices may be a buffer between
commercial and industrial land adjoining residential uses. Higher density housing is located
as a buffer between commercial uses and single-family homes adjacent to the proposed regional
center at I-15 and Sunnyside Road and at the intersection of 65th South (York Road) and 5th
West (Park Road). This pattern is repeated for smaller commercial areas such as the one at 49th
North and I-15 or 81st North and 25th East (Hitt Road). When adjacent to an arterial street such
as York Road, offices and clinics may locate in the same area as higher density housing. Offices
and clinics are an alternative or may be mixed with higher density housing in the area north of
25th Street and Community Park.
Develop nodes of clustered development. Nodes, rather than strips, provide a hub around
which we can center development at a human scale. We used to have a society of small towns
with centralized services and work surrounded by homes. All was within walking distance or
served by public transportation facilities. With 50,000 people, we have moved beyond one
central area for shops and work. However, if we cluster homes around nodes of shopping and
work areas, we can still provide an environment fostering alternatives to automobile travel and
disperse traffic congestion. In contrast, strip development encourages dependence on the
automobile and requires greater investments in utility lines and streets and highways. Existing
commercial centers are located at West Broadway and Skyline Drive, central Idaho Falls, 1st and
Woodruff, 1st and Holmes, Anderson and Yellowstone Highway, 17th and Holmes, 17th and
Woodruff, and 17th and Hitt. Some of these centers are neighborhood centers and some are
community or regional centers which also serve the immediate neighborhood.
Community commercial centers are planned to serve several neighborhoods and are located
approximately 2.5 to three miles from each other or regional centers. They are centrally located
to their service area and are situated at an intersection of two or more arterial streets. One of the
new neighborhood centers proposed along 65th South will develop as a community center to
serve the area south of Sunnyside Road. Neighborhood shopping centers cater to the immediate
demands of the neighborhood’s inhabitants by providing day-to-day goods and services. The
sites, which generally occupy less than ten acres and are less than 1.5 to 2 miles apart, are
located on the intersection of minor and major arterial streets. New neighborhood centers are
designated at 65th South (York) and 5th West (Park-Taylor), 65th South and South 15th East (St.
Clair Road), and 15th East and 49th South (Township Road). Others are shown at Old Butte
Road and 81st North and 49th North and I-15. The latter may grow to a community center due to
its adjacency to I-15. The center shown at 81st North and U.S. 20 may also expand to a
community center due to the traffic on U. S. 20. Limited neighborhood commercial centers
which provide convenience goods to the neighborhood should be located at the intersection of an
arterial and collector street. The site is less than two acres and offers a convenience store and
limited personal services. The intersection of Lewisville Highway and 65th North may be an
example of a limited neighborhood center. (p. 67 & 68)
Employment centers, defined as those employment areas with a large number of employees
per acre, are located adjacent to arterial streets and near support facilities necessary for
business. Employment centers are designated on Fremont Avenue and North Boulevard, in
sections of the City near the airport and West Broadway, and near Eastern Idaho Regional
Medical Center (EIRMC). These employment centers can be described as specialized office
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parks or research and development parks. The medical employment center is located on collector
street, Channing Way, and adjacent to Sunnyside, 25th East (Hitt Road), and 15th East (St. Clair
Road), arterial streets. This area of medical and dental offices is near the regional medical center.
As it develops, services for visitors to the medical center and employees will become
increasingly important. Such services include motels for patients’ families, pharmacies,
restaurants, computer support services, and copy centers. (P. 69)
Zoning:

LC Limited Commercial Zone. This zone provides a commercial zone for retail and service uses
which supply the daily household needs of the City’s residents. This Zone is usually located on
major streets contiguous to residential uses. This zone is characterized by smaller scale
commercial uses which are easily accessible by pedestrians and non-motorized vehicles from the
surrounding residential neighborhoods, although larger scale developments such as big-box
stores may still serve as anchors. Connectivity is provided with walkways that provide access to
and through the development site. Parking for vehicles is understated by the use of landscaping,
location, and provision of pedestrian walkways to the businesses.
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
FINAL PLAT JENNIE LEE TOWNHOMES
MARCH 16, 2021

Community
Development
Services

Applicant: Connect
Engineering

Requested Action: To recommend approval of the final plat to the
Mayor and City Council.

Project Manager: Naysha
Foster

History: This property was annexed with a larger parcel in 1979
and zoned R1, R2, R3A and PB. In May of 1988, the Planning &
Zoning Commission recommended denial of a rezone to C-1.
January of 2006 a zone change was approved for the north 110’ to
C-1 and with a PUD overlay. The request was for the entire lot to be
C-1. In August of 2015 another attempt was made to change the
zoning to C-1 and was denied. According to minutes from the
public hearings, surrounding residents did not want commercial at
this location due to noise, lights, traffic and garbage. There were
also concerns of a drop in property values.
A zone change from R1, R2, R3A and PB to R3A was
recommended for approval by Planning & Zoning to the Mayor and
City Council on January 5, 2021.
A Planned Unit Development was recommended for approval by
Planning & Zoning Commission to the Mayor and City Council on
January 5, 2021.

Location: Generally south of
E 17th St, west of Tiffany Dr,
north of E 21st St and east of
Jennie Lee Dr.
Size: 5.13 acres
Lots:
Total: 67
Buildable: 66
Average Lot Size:
Existing Zoning:
Site: R3A
North: LC
South: PB & R1
East: R1
West: PB & R3A
Existing Land Uses:
Site: Undeveloped
North: Commercial
South: Church
East: Residential
West: Commercial
Future Land Use Map:
Commercial and Low Density
Residential

Staff Comments: The final plat contains 66 buildable lots, with
one common lot. The final plat will have private streets. Access will
be provided from Jennie Lee Dr.
The density in the LC zone for residential is 35 units per net acres.
The PUD allows for 35 units per gross acre. The proposed density is
12 units per gross acre.
Staff Recommendation: Staff has reviewed the final plat and finds
it complies with the subdivision ordinance and the development
standards for the LC Zone with a PUD. Staff recommends approval
of the final plat for Jennie Lee Townhomes.

Attachments:
1. Zoning Ordinance
Information
2. Comprehensive Plan
Policies
3. Maps and aerial photos
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REQUIREMENTS
Building envelopes sufficient to construct a building.
Lot dimensions conform to the minimum standards of Zoning Ordinance.
Lots have full frontage on, and access to, a dedicated street.
Residential lots do not have direct access to arterial streets.
Direct access to arterial streets from commercial or industrial lots shall be
permitted only where it can be demonstrated that:
1) The direct access will not impede the flow of traffic on the a1terial or otherwise
create an unsafe condition; 2) There is no reasonable alternative for access to the
a1terial via a collector street; 3) There is sufficient sight distance along the arterial
from the proposed point of access; 4) The proposed access is located so as not to
interfere with the safe and efficient functioning of any intersection ; and 5) The
developer or owner agrees to provide al l improvements , such as turning lanes or
signals, necessitated for the safe and efficient uses of the proposes access.
Adequate provisions shall be made for soil preservation, drainage patterns, and debris
and waste disposal and collection.
Sidelines of lots shall be at, or near, right angles or radial to the street lines. All
corner lots shall have a minimum radius of twenty feet on the property line.
All property within the subdivision shall be included within a lot or area dedicated
for public use.
All corner lots zoned RP through R3, inclusive, shall be a minimum of ten percent
larger in area than the average area of all similarly zoned lots in the plat or
subdivision under consideration.
All major streets in subdivision must conform to the major street plan of the City, as
set forth in Comprehensive Plan.
The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.
Residential lots adjoining arterial streets shall comply with: 1) Such lots shall
have reverse frontage on the arterial streets, 2) such lots shall be buffered from
the a1terial street by any effective combination of the following: lot depth, earth
berms, vegetation , walls or fences, and structural soundproofing, 3) Minimum lot
depth shall be 150ft except where the use of berms, vegetation , and structures can
be demonstrated to constitute an effective buffer, 4) Whenever practical , existing
roadside trees shall be saved and used in the a1terial buffer, 5) Parking areas shall
be used as part of the arterial buffer for high density residential uses, 6)
Annexation and development agreement shall include provisions for installation
and continued maintenance of arterial buffers.
Planning Director to classify street on basis of zoning, traffic volume, function,
growth, vehicular & pedestrian safety, and population density.

Staff Review
X
X
N/A
X
N/A

X
N/A
X
N/A
N/A
X
N/A

Local Private
streets
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Comprehensive Plan Policies:

Residential development should reflect the economic and social diversity of Idaho Falls.
New and existing developments should foster inclusiveness and connectivity through mixed
housing types and sizes and neighborhood connections through paths, parks, open spaces, and
streets. (pg. 40)
Arterial streets should be located along the perimeter of residential neighborhoods, preferably at
the square mile. At least one east-west collector and one north-south Collector Street should be
located in every square mile of residential development. If such collector streets provide access to
homes, the design of the collector shall discourage through traffic. (pg. 41)
Walkways shall be provided from schools and parks to those portions of residential subdivisions
in which homes back such facilities. (pg. 43)
A park sufficient to meet neighborhood needs shall be provided to serve residential development.
(pg. 40)
Low density residential is development at densities of seven dwelling units or less per net acre.
(pg.66)
Encourage development in areas served by public utilities or where extensions of facilities are least
costly. (pg. 67)
Zoning Ordinance:

11-2-6: STANDARDS FOR ALLOWED LAND USES.
(7) A lot upon which a single-unit attached dwelling is located need not comply with the zone’s
minimum area and width requirements, provided such lot complies with the zone’s location of
buildings and the minimum side yard requirements of the zone’s special provisions for single
unit attached dwellings.
11-3-5: PURPOSE OF COMMERCIAL ZONES
(6) In the LC Zone, residential uses shall comply with the R3A Zone dimensional standards.
11-3-3: PURPOSES OF RESIDENTIAL ZONES
(G) R3A Residential Mixed Use Zone. To provide for a mix of uses in which the primary use of
the land is for residential purposes, but in which office buildings and certain other uses of a semicommercial nature may be located. Characteristic of this Zone is a greater amount of automobile
traffic, greater density, and a wider variety of dwelling types and uses than is characteristic of the
R3 Residential Zone. While office buildings and certain other uses of a semi-commercial nature
may be located in the Zone, the R3A Zone is essentially residential in character. Therefore, all
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uses must be developed and maintained in harmony with residential uses. This zone should be
located along major streets such as arterials and collectors.
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
FINAL PLAT
Park Place Division 6,
March 16, 2021

Community
Development
Services

Applicant: Horrocks
Engineering

Requested Action: To recommend approval of the final plat
for Park Place Division 6, to the Mayor and City Council.

Project Manager: Naysha
Foster

History: This property was part of a larger area that was
annexed in October 2003 and initially zoned R1 in this area.
A preliminary plat was approved September 2005. The
preliminary plat has been modified a few times, however,
Division 6 has remained un changed and was not included
in the area of the preliminary plat that was modified.

Location: north of W 65th S,
east of S 15th W, south of W
49th S, west of S 5th W.
Size: 5.216 acres
Lots:
Total: 15
Buildable: 13
Average Lot Size:
9,142 sq. ft. (0.21 acres)
Existing Zoning:
Site: R1
North: R1
South: R1
East: R1
West: County A-1
Existing Land Uses:
Site: Vacant
North: Residential
South: Residential
East: Residential
West: Residential
Future Land Use Map:
Low Density Residential
Attachments:
1. Subdivision and Zoning
Ordinance Requirements
2. Comprehensive Plan
Policies
3. Maps and aerial photos
4. Final Plat

Staff Comments: The density allowed in a R1 zone is 6
units per net acre. The developer is proposing 2.4 units per
net acre. The allowed density for 3.34 net acres is 20 units
per acre. The R1 zone requires a minimum lot size of 7,000
square feet and a maximum lot size of 13,500 square feet.
The average buildable lots size is 9,142 square feet. Each
meets the 50 foot street frontage requirement along Maggie
Dr. Maggie Dr. is proposed to be a 70 foot right of way and
will be classified as a residential collector. A stipulation of
the preliminary requires a multi-use path easement along
both sides of the Gustfson Lateral Canal. The path easement
will be conveyed to the City as part of plat certifications.
This zone provides a residential zone which is
representative of a less automobile-oriented, more walkable
development pattern, characterized by somewhat smaller lot
widths; and a somewhat denser residential environment than
is characteristic of the RP Residential Park Zone. The
principal uses in the R1 Residential Zone shall be single
detached and attached dwelling units. This zone is also
generally located near limited commercial services that
provide daily household needs.
Staff Recommendation: Staff has reviewed the final plat
and finds that it complies with the subdivision ordinance and
consistent with the development standards of the R1 Zone.
Staff recommends approval of the plat.
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Subdivision Ordinance: Boxes with an “X” indicated compliance with the ordinance
REQUIREMENTS
Requirements listed in Section 10-1:
Building envelopes sufficient to construct a building.
Lot dimensions conform to the minimum standards of Zoning Ordinance.
Lots have full frontage on, and access to, a dedicated street.
Residential lots do not have direct access to arterial streets.
Direct access to arterial streets from commercial or industrial lots shall be permitted only
where it can be demonstrated that:
1) The direct access will not impede the flow of traffic on the arterial or otherwise create
an unsafe condition; 2) There is no reasonable alternative for access to the arterial via a
collector street; 3) There is sufficient sight distance along the arterial from the proposed
point of access; 4) The proposed access is located so as not to interfere with the safe and
efficient functioning of any intersection; and 5) The developer or owner agrees to provide
all improvements, such as turning lanes or signals, necessitated for the safe and efficient
uses of the proposes access.
Adequate provisions shall be made for soil preservation, drainage patterns, and debris
and waste disposal and collection.
Sidelines of lots shall be at, or near, right angles or radial to the street lines. All corner
lots shall have a minimum radius of twenty feet on the property line.
All property within the subdivision shall be included within a lot or area dedicated for
public use.
All corner lots zoned RP through R-3, inclusive, shall be a minimum of ten percent larger
in area than the average area of all similarly zoned lots in the plat or subdivision under
consideration.
All major streets in subdivision must conform to the major street plan of the City, as set
forth in Comprehensive Plan.
The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.

Staff Review
X
X
X
X
N/A

X
X
X
N/A

X
X

Residential lots adjoining arterial streets shall comply with: 1) Such lots shall have
reverse frontage on the arterial streets, 2) such lots shall be buffered from the arterial
street by any effective combination of the following: lot depth, earth berms, vegetation,
walls or fences, and structural soundproofing, 3) Minimum lot depth shall be 150 ft
except where the use of berms, vegetation, and structures can be demonstrated to
constitute an effective buffer, 4) Whenever practical, existing roadside trees shall be
saved and used in the arterial buffer, 5) Parking areas shall be used as part of the arterial
buffer for high density residential uses, 6) Annexation and development agreement shall
include provisions for installation and continued maintenance of arterial buffers.

N/A

Planning Director to classify street on basis of zoning, traffic volume, function, growth,
vehicular & pedestrian safety, and population density.

X
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Section 10-1-9A
(9) If the final plat conforms to the provisions of this Chapter and all other applicable State or Federal
laws, or local ordinances, the Council shall approve the final plat and authorize the Mayor and Clerk to
sign the original plat.
Zoning Ordinance:
11-3-3: Purpose of Residential Zones, (C) R1 Single Dwelling Residential

This zone provides a residential zone which is representative of a less automobile-oriented, more
walkable development pattern, characterized by somewhat smaller lot widths; and somewhat
denser residential environment than is characteristic of the RP Residential Park Zone. The
principal use in the R1 shall be single detached and attached dwelling units. The zone is also
generally located near limited commercial services that provide daily household needs.

Comprehensive Plan Policies:

Residential development should reflect the economic and social diversity of Idaho Falls.
New and existing development should foster inclusiveness and connectivity through mixed
housing types and sizes. Neighborhood connections through paths, parks, open spaces, and
streets. (p 40.)
Encourage development in areas served by public utilities or where extensions of facilities
are least costly. (p.67)
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Imagine IF Future Land Use Map Discussion
March 9, 2021

Attachments:
1. Current Comprehensive
Plan Map and
Descriptions
2. Samples from Memphis
3.0
3. Samples from Smart
Code
4. Samples from Envision
Utah and the City Core
Plan
5. Samples from Idaho
Falls’ Missing Middle
Report

Community
Development
Services

One of the goals of the public outreach phase of Imagine IF is
to understand citizens’ connections to their city and their
neighborhood. We are asking about special memories,
concerns about what will change, what they like, and what
housing types make sense in their neighborhood. Place and
connection to place is an important concept in planning.
Place and placemaking concepts were brought up in the
November 10th P&Z meeting where the comprehensive plan
was discussed. The commission told us they wanted to see a
plan that was more meaningful and understandable both the
commission and the public, that had more examples of what
the plan was promoting, that looked closer at specific areas
and not just the entire city, and that used graphics to explain
concepts. The Missing Middle Housing report also touched
on the importance of thinking about places instead of technical
concepts like density.
As staff has considered how to achieve these goals, one area
that has seemed to raise concern and confusion over the years
is the land use map. While the map does include some
relatively clear places such as a medical services center, it also
includes imprecise concepts including low and high density
and highway and rail related industrial. This approach has
raised questions over the years both from commissioners and
citizens. In particular with residential, the fixation on densities
becomes problematic because people create their own
definition of what low density or high density is; not to
mention the fact that ignores medium density altogether.
One approach some communities are taking, especially
communities thinking about form-based planning and coding,
is to think more about describing places. And in describing
places, they are describing the building and street types and
land uses that are most likely to be found. For example,
Memphis TN, includes “Primarily Single-Unit Neighborhood”
as a future land use category and describes it as, “Residential
neighborhoods consisting primarily of single-unit houses that
are not near a Community Anchor (another category
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described in the plan). Primarily detached; housescale buildings; primarily residential; 1-3 stories;
beyond ½ mile from a Community Anchor.” There is no mention of density and while there is an
expectation that most uses will be detached units, it is also clear that a “housescale” building such as a
duplex would be appropriate. But beyond the description of the place, there is a tie-in to another place
within the plan, Community Anchor. It recognizes that because it is too far from either an existing or
planned anchor, that would include a mix of uses and daily services, that its unlikely that higher intensity
missing middle types such as mid-rise apartments would be successful because they would require lots of
parking and traffic, which wouldn’t fit in that place. So not only is the plan describing places, it is also
weaving the places together in an organized way. This helps guide future decision making when zoning
questions arise. The full list of Memphis Categories is included as an attachment with this report.
A more widely used pallet of place types comes from the Smart Code developed by Duany Plater-Zyberk
and Company in 2003. This code uses transects to describe places. These range from rural to suburban to
urban centers. They describe the primary uses found in each transect, what that transect is typically near,
and how buildings are typically situated on the lots. Samples from the Smart Code are included in the
attachments.
This concept is not new to Idaho Falls. The Envision Utah project developed place types that Idaho Falls
used in its City Core plan to describe downtown and south downtown. The downtown is defined as an
urban center and the south downtown area is a townsite. The Missing Middle Housing report included a
description of walkable centers and neighborhood crossroads that are place types that could be used in the
comprehensive plan. Those descriptions are included in the attachments as well.
At the March 16th meeting, we would like to discuss the commission’s thoughts on this approach to
migrating to defining place types, using narrative, building types, and integrated planning between types
instead of things like maximum densities. If this approach seems like a move in the right direction, we
will also spend some time talking about place types the commission believes exist in Idaho Falls and
types we should be planning for. At this point, this does not have to mean coming up with a name like
“suburban” or “urban.” It can be descriptive, visioning type language including types that work well
together or influence each other if that works better at this point.
Staff will take this discussion and the information we are collecting through the survey and neighborhood
meetings and start working towards a pallet of place types that make sense for Idaho Falls. These
concepts will continue to be brought to the commission for review and comment in future meetings. Staff
recognizes that at this point, the conversation is too premature to be very in depth because the policies
developed based on the current public outreach and research need to guide the final map. But we would
like to start the conversation now about how this approach could work as those policies are developed.
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Below is the future land use map. As stated at the
beginning of this section, Idaho Falls does not directly implement this plan. The time frames are based on
estimated land use needs and existing development

plans. These time frames may be substantially altered
by private investment decisions or significant changes in population growth.
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The definitions for the land use categories on the map are:
Medical services center
		
Medical and dental offices, hospitals, outpatient
clinics, and support services including pharmacies, medical equipment, coffee shops, and
motels.

Estate residential
Existing homes on lots of one acre or larger. Also
includes vacant properties which have been subdivided into tracts of 20 acres or less. In future,
may redevelop at densities of 7 units or less per
acre.

Highway related industrial			
Manufacturing plants, warehousing-distribution,
and limited offices which utilize trucking extensively and need to be near major highways.

Low density residential			
Single family homes on individual lots at a density of 7 units or less per net acre. This area may
include detached homes or homes which share
a common wall, open space, or other common
facilities.

Railroad related industrial		
Manufacturing plants and related warehousing
and distribution which require railroad access.
Greenbelt mixed uses			
An area adjacent to the Snake River Greenbelt
where people can live, work, and shop in a carefully planned environment.

Higher density residential			
Homes, apartments, and condominiums developed at densities of 8 to 35 units per acre.
Commercial					
Retail shops, restaurants, and offices.

Parks and recreation 			
Parks and recreation facilities.

Higher education/research center		
College facilities, office complexes, research
laboratories, and limited support services such as
apartments, restaurants, copy centers and other
business support services.

Public facilities and open space
Publicly owned facilities such as the airport and
waste water treatment plant. Publicly and privately owned lands which advance the health and
safety of the community (retention ponds) and define boundaries between incompatible land uses.

Employment center				
Offices including technology related businesses, research and development laboratories, and
limited retail uses as restaurants and business
support services.

Planned transition		
		
Arterial street areas where land uses are changing.			
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CREATING PLACES FOR PEOPLE

Place Types
Citywide Anchors

Community Anchors

Communities

Walkable, mixed-use hubs
of activity that bring the City
together. These places are where
people from throughout the
region gather to do things.

Walkable, mixed-use hubs of
activity located at the heart of wellconnected residential communities.
These places are where neighbors
gather to do things.

Residential areas that make up the
majority of the City. These may be
areas near Downtown with small
blocks and narrow streets, or
suburban locations with large lots
and winding streets.

Corridors

Special Use Areas

Parks and Civic Spaces

Auto-oriented commercial strips
along major streets. These areas
have mostly retail and service
uses that rely on automobile traffic
for access and visibility.

Places where industrial, logistical,
and transportation activities
define the physical form. These
are generally single-use with long
blocks and few intersections.

Natural areas, civic and institutional
uses, parks, greenways, and
recreational areas that may be
defined by topography and
waterways more than street
networks.

Memphis 3.0

Plan Summary

13

Our Strategy:
Focus on Anchors
Anchors are the places where communities do
things together. In some cases, they are places where
Memphians from across the City gather to work, shop,
learn, play, and celebrate. In others, anchors might
serve primarily the people who live nearby. Anchors
are where the action is or has been, and where it will
be in the future.
Just as an anchor steadies a ship, community and
Citywide Anchors in Memphis are meant to provide
steady support for the neighborhoods around them.
Anchors may be places of unique historic and cultural
significance, or they might just be the place where
neighbors rub elbows while buying a gallon of milk or
stopping by an event at the local community center. In
any case, they are places that support and empower
surrounding communities by providing vital daily
goods and services while reinforcing the unique
identity of Memphis communities.
By focusing on these places, Memphis 3.0 can
positively impact the largest number of Memphians.
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Memphis 3.0

OUR STRATEGY: FOCUS ON ANCHORS

Anchor Types
All anchors are walkable, mixed-use places, but that
doesn’t mean that they’re all the same. Some anchors may be
no larger than a few buildings while others may encompass
several adjacent blocks. Some anchors may serve primarily
the people that live around them while others may draw
people from across the City and the region.
Several distinct anchor types have been identified to
help better understand existing conditions and to provide a
framework to determine how anchors should evolve in the
future. The characteristics used to define different anchor
types are generally those that can be regulated through
Memphis’ zoning code, which will serve as a critical tool to
help guide the evolution of anchors in the future.
Physical characteristics that differentiate one anchor
type from another include the height, form, and spacing of
buildings, the pattern of the street network in and around
each anchor, and the extent of the anchor — whether

All anchors are mixed use
places, but that doesn't mean
they are all the same.
it extends for just a couple of buildings, a full block, or
multiple adjacent blocks.
All anchors are mixed-use. In many anchor types, uses
may be mixed vertically, where residences or offices are
located on upper floors above shops and services on the
ground floor.
The anchor types introduced below are derived from
patterns and places found in Memphis. They provide a
framework to support the creation and rejuvenation of
authentic and enduring places for the community.

Neighborhood
Crossings

Neighborhood
Main Streets

Urban Main
Streets

Urban
Centers

Urban Core /
Downtown

Neighborhood
Crossings provide
convenient services
to the surrounding
residential
neighborhoods
in which they are
embedded, allowing
neighbors to walk
or bike there. A
Neighborhood
Crossing can serve
as a destination
where neighbors
rub elbows, and
when thriving,
can contribute to
community character
and identity.

Neighborhood Main
Streets provide
retail and services
to the surrounding
neighborhoods.
They serve as
walkable or bikeable
destinations
where community
members can
meet multiple daily
needs in a single
trip. When thriving,
they are nodes of
activity that enliven
a neighborhood.

An Urban Main
Street provides
retail and services
to surrounding
neighborhoods in a
pedestrian-friendly
environment,
making it possible
to accomplish
several errands in
a single trip. An
Urban Main Street is
a center of activity
and supports a
shared sense of
community.

An Urban Center
includes a vertical
mix of uses,
featuring civic and
cultural institutions
that serve many
neighborhoods
or the entire City
and which may
anchor the center.
An Urban Center
is a destination
for walkable retail,
service, and leisure.
It is accessible from
across the City by
multiple modes of
transportation

The urban core,
which includes
Downtown, is the
anchor for the
City of Memphis.
The Urban Core
is a Citywide
destination where
people work, live,
shop, and play. It
is accessible from
across the City by
multiple modes of
transportation

Memphis 3.0

Medical and
Institutional
Campus
Medical District
and Institutional
Campus anchors
are characterized
by a mix of building
types and sizes that
primarily serve a
single institutional
use and may
include supportive
uses and activities.
These anchors are
walkable places that
catalyze activity in
adjacent mixed-use
anchors.

Plan Summary
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OUR STRATEGY: FOCUS ON ANCHORS

Anchors Can Influence
Surrounding Neighborhoods

Higher
Intensity

Anchor
A place where people in the community
gather to do things together.

Anchor Neighborhood
An area around the Community Anchor that
is less intense than the anchor but more
intense than the edge.

Anchor Neighborhood Edge
The furthest extent of an anchor’s
area of influence.
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Lower
Intensity

Memphis 3.0

Cultivating Change
The Memphis 3.0 Vision sets a new course for the City of
Memphis so that all neighborhoods have the opportunity
to benefit from growth and change in the City. In this vision,
change is for the better.
Change in Memphis will benefit everyone but doesn’t
look the same everywhere. Change is context-sensitive,
not all or nothing. Change is driven by the community.
While all parts of Memphis will naturally experience
change, the intensity of that change can be influenced by
the goals and policies included in this plan. Where change
will occur is identified in the Land Use Plan and is focused
on Anchors and Anchor Neighborhoods.
The way a community changes depends on the
cumulative impact of many individual changes. Over the
course of several years, many small changes can have
as much of a transformative impact as a single large
change. This plan identifies how combinations of multiple

different types of change, captured through goals and
policy recommendations, can impact different places in
Memphis.
Change can be small or large or anywhere in between.
During community workshops and tours, Memphians
were encouraged to consider a range of options for change
by both “thinking small” and “thinking big.” Their responses
helped to define different degrees of change that capture
different communities’ appetite for change.
The three degrees of change identified in this plan set a
vision for how much change will be encouraged in different
places in Memphis. They provide a menu of policies and
implementing actions that can help to match communities’
appetite for change with the amount of support and
investment that is appropriate for realizing that degree of
change.

How Does Investment Respond to Degree of Change?
The way a community can change or be supported
depends on the cumulative impact of many individual
changes. The plan identifies how combinations of different
types of change, captured through goals and policy
recommendations, can impact different places in Memphis.
The Degree of Change, nurture, accelerate, and sustain,
set a vision for how much change will be encouraged in
different places in Memphis and what types of investment
is likely to be supported in those areas.

There are four ways an
anchor or place can
change

The diagram below illustrates types of small, large, or
sustaining change can be applied to an anchor or anchor
neighborhoods based on the degree of change. The degree
of change also influences the types of investment an area
can attract. Red money icons indicate private investment,
blue money icons indicate public investment, and the
green money icon represents philanthropic investments.

Primarily Urban Neighborhoods

Primarily Single-Unit Neighborhoods
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CULTIVATING CHANGE

Degree of Change Map
This map shows the anchors and degree of change. To view a larger
version of this map, go to https://www.memphis3point0.com/maps.

■ Anchors
■ Accelerate
■ Nurture
■ Sustain
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Using The Plan
Legal Basis
Tennessee Code Annotated Section 13-4-202 provides
for the manner in which a general plan is adopted by the
Board and the City Council. TCA Section 13-4-202(B)(2)
(B)(iii) states that, once the general plan is adopted by the
Council, all land use decisions in the City shall thereafter
be consistent with the plan. For the purposes of defining
"consistency," only those elements of the plan related
to land use decisions become effective pursuant to the
guidance on the following pages. All other sections of
the plan are intended as a guide and only for planning
purposes.

Future Land Use Planning Map Purpose
The heart of the Memphis 3.0 Comprehensive Plan is the
Future Land Use Planning Map. The Future Land Use
Planning Map helps guide the City on land use decisions,
streets, transportation, transit, public investments in
infrastructure and civic spaces, and investments and
incentives in housing, neighborhoods, and job centers.
The value of the Future Land Use Planning Map is its clarity
and predictability in how these resources can be invested
in Memphis.
Between November, 2017, through August, 2018,
the planning team combined its efforts with various

A Guide to District Priority
Pages in the Comprehensive Plan

Future Land Use Planning Map. The Future
Land Use Planning Map recommends uses
for all areas of the City based on community
input, existing conditions, market potential,
and the plan's vision.

Land Use Categories. Each land use is
described in detail on the following pages.
This detail is essential to understanding
what the designation recommends.

District Land Use. A
 more detailed version
of each district's Future Land Use Planning
Map is found in Part 4. District Priorities.

Memphis 3.0

Plan Summary
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USING THE PLAN

organizations, artists, and architects/designers to engage
Memphians in all 14 districts in a series of three workshops
conducted to envision the future of the neighborhoods
that shaped the Future Land Use Planning Map. Each set of
district workshops culminated in a draft map for the area.
It is important to understand what the Future Land
Use Planning Map is not. The Future Land Use Planning
Map does not replace or change zoning. The Future Land
Use Planning Map does not have the authority to allow the
uses shown to be built by-right; it guides. Only the zoning
code (the Unified Development Code or UDC) and decisionmaking bodies such as the Memphis City Council, Memphis
and Shelby County Land Use Control Board, and Memphis
and Shelby County Board of Adjustment can allow uses to
be built. In those instances where a request goes before
one of these bodies, the Future land use planning map is a
guide for the decisions made. The guidelines, review, and
process for applications subject to historic zoning through
the Memphis Landmarks Commission do not change as a
result of the Comprehensive Plan.
Zoning and Overlays
Adopted land use does not alter, circumvent, or supersede
established zoning or overlays in the Unified Development
Code (UDC). The zoning map in the UDC is not changed
as a result of the adoption of the Comprehensive Plan, nor
does the effect of zoning change. Proposed developments
that meet zoning standards are still by-right. And proposed
developments requiring a variance from zoning standards
still require approval from City Council, Land Use Control
Board, Board of Adjustment, even if they conform to
recommended land use.
Likewise, areas of the City that are zoned with an overlay
(such as the Midtown Overlay) or historic overlay (or local
Landmarks district) are not changed as a result of plan
adoption. If anything, these areas are strengthened by the
recommended land use, degree of change, and policy
recommendations of the plan. Any changes to zoning as
a result of recommended land use will be addressed in a
Small Area Plan, which is described in more detail in a later
section of the plan.
In order to reinforce this point, the following language
shall be added to the UDC: “The Memphis 3.0 General Plan
shall be used to guide land use decisions but not in any way
supplant the regulations of this Code [the UDC], including
but not limited to its Zoning Map or Overlay Districts. A
determination of consistency with Memphis 3.0 shall not
supersede the approval criteria and findings of fact required
for individual land use decisions, as provided in this Code.”
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Decision Criteria
When a development proposal requires a deviation from
zoning standards, “consistency” with the plan must be
determined. The steps below describe the decision
process that will be used to determine consistency, and
that will be added to the UDC. This criteria is to be used
by staff from Office of Planning and Development (OPD)
and Office of Comprehensive Planning (OCP) to review
development proposals making application to OPD in
order to make an interpretation of consistency in their staff
recommendations on proposals. This criteria is intended to
guide the various bodies in position of making decisions
on applications in their interpretations of consistency,
as well. In instances where a determination is made that
consistency is met, this does not constitute or require
approval of a proposal. A determination of consistency
shall not supercede the approval criteria and findings of
fact for individual land use decisions as provided in the
Unified Development Code (UDC).
When making land use decisions, the Land Use Control
Board, Memphis City Council and Board of Adjustment shall
consider all of the following elements of the Memphis 3.0
General Plan in its determination of consistency:
1.

The Future Land Use Planning Map;

2.

The land use category descriptions and graphic
portrayals, including whether the proposed use
would be compatible with the zone districts listed
in the zoning notes, the proposed building(s) fit the
listed form and location characteristics, and existing,
adjacent land uses and zoning;

3.

The degree of change map;

4.

The degree of change descriptions;

5.

The objectives and policies articulated in Goal 1,
Complete, Cohesive Communities; and

6.

Any other pertinent sections of the Memphis 3.0
General Plan that address land use recommendations.

7.

When making recommendations to the Land Use
Control Board, Memphis City Council and Board of
Adjustment and when consulting with applicants
on the appropriateness of a particular land use
application, the Office of Planning and Development
shall consider all of the sections of the Memphis 3.0
General Plan cited in Paragraphs 1 through 6 of this
Sub-Section in its determination of consistency.

Memphis 3.0

Summary of Land Use Categories
Place Type

Communities

Map Color
Abbreviation

AN-S

AN-M

AN-U

NS

NM

Land Use
Designation

Anchor Neighborhood Primarily Single-Unit

Anchor Neighborhood Mix of Building Types

Anchor
Neighborhood –
Urban

Primarily Single-Unit
Neighborhood

Primarily Multifamily
Neighborhood

Description/Intent

Walkable neighborhoods
within a 5-10 minute walk of
a Community Anchor. These
neighborhoods are made up of
single-unit and duplex housing.

Walkable neighborhoods
within a 5-10 minute walk of
a Community Anchor. These
neighborhoods are made up of
a mix of single-unit and multiunit housing.

Walkable residential
and mixed-use
districts within a
5-10 minute walk of
a Citywide Anchor,
consisting of blockscale buildings.

Residential
neighborhoods
consisting primarily
of single-unit
houses that are not
near a Community
Anchor.

Residential
neighborhoods
consisting primarily
of multi-unit
buildings, that
are not near a
Community Anchor.

Form and Location
Characteristics

NURTURE — Primarily
detached, single-family
residences. Attached singlefamily residences permitted
on parcels within 100 feet of
an anchor. Height: 1-2 stories.
Scale: house-scale.

NURTURE/SUSTAIN —
Primarily detached, singlefamily residences. Attached
single-family, duplexes,
triplexes and quadplexes
permitted on parcels within
100 feet of an anchor and
at intersections where the
presence of such housing
type currently exists; Other
housing and commercial types
along avenues, boulevards and
parkways as identified in the
Street Types Map where same
types exist on two or more
adjacent parcels. Height: 1-3
stories. Scale: house-scale.

NURTURE,
SUSTAIN, and
ACCELERATE —
Attached, semidetached,
and detached

Primarily detached;
housescale
buildings; primarily
residential; 1-3
stories; beyond

Attached, semidetached, and
detached; housescale and blockscale buildings;
primarily residential
with mixed use
encouraged
along avenues,
boulevards and
parkways as
identified in the
Street Types Map;
1-3+ stories; beyond
1/2 mile from a
Community Anchor

SUSTAIN - Primarily detached,
single-family residences.
Attached single-family
residences permitted on
parcels within 100 feet of an
anchor and along avenues,
boulevards and parkways as
identified in the Street Types
Map. Height: 1-3 stories. Scale:
house-scale.
ACCELERATE - Primarily
detached, single-family
residences. Attached singlefamily, duplexes, triplexes
and quadplexes permitted on
parcels within 100 feet of an
anchor; at intersections where
the presence of such housing
type currently exists at the
intersection and along avenues,
boulevards and parkways as
identified in the Street Types
Map. Height: 1-3 stories. Scale:
house-scale.

Memphis 3.0

ACCELERATE: Primarily
detached, single-family housescale residences of 1-3 stories
in height. Attached, housescale single-family, duplexes,
triplexes and quadplexes of
1-3 stories in height permitted
on parcels within 200 feet of
an anchor and at intersections
where the presence of such
housing type currently exists.
Building-scale large homes
and apartments of 2-4 stories
in height permitted on parcels
within 100 feet of an anchor;
at intersections where the
presence of such housing
type currently exists at the
intersection. Other housing
and commercial types along
avenues, boulevards and
parkways as identified in the
Street Types Map where same
types exist on one or more
adjacent parcels.

Primarily blockscale with some
house-scale
residential,
commercial,
or mix of uses
1-8 stories (and
potential occasional
highrise);

1/2 mile from a
Community
Anchor

Primarily within 1/4
mile of a Citywide
Anchor.

Plan Summary
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SUMMARY OF LAND USE CATEGORIES

Place Type

Community Anchors

Map Color
Abbreviation

A-NC

A-NMS

A-UMS

A-UC

Land Use
Designation

Neighborhood Crossing

Neighborhood Main Street

Urban Main Street

Urban Center

Description/Intent

Small, walkable mixed-use centers
comprised of house-scale buildings
embedded within otherwise residential
neighborhoods.

Walkable, mixed-use centers
comprised of house-scale buildings,
some of which may be attached,
lining two facing blocks, sometimes
extending for several adjacent blocks.

Walkable, verticallymixed use centers
comprised of multistory block-scale and
house-scale buildings,
most of which are
attached, lining two
facing blocks and
extending for several
adjacent blocks.

Walkable, mixed-use
center comprised of
multi-story block-scale
and some house-scale
buildings, extending for
several adjacent blocks
and along side streets to
start to form a district.
May be anchored by a
destination that attracts
people from across the
City.

Form and Location
Characteristics

NURTURE, SUSTAIN, and
ACCELERATE — Primarily detached,
single-family residences and
commercial and institutional uses.
Attached single-family, duplexes,
triplexes, quadplexes and large
homes (defined in the UDC as those
apartment buildings with up to 6
units), including those with active
ground floor commercial uses
(including live/work) along sidewalk,
are also permitted. Height: 1-3 stories.
Scale: house-scale.

NURTURE, SUSTAIN, and
ACCELERATE — Detached and
attached single-family, duplexes,
triplexes, quadplexes, large homes
and apartments, including those
with active ground floor commercial
uses (including live/work) along
sidewalk, as well as commercial and
institutional uses. Height: 1-5 stories.
Scales: house-scale and block-scale.

NURTURE, SUSTAIN,
and ACCELERATE —
Primarily attached;
block-scale buildings;
mix of uses with active
ground floor uses along
sidewalk; 1-7 stories

NURTURE, SUSTAIN,
and ACCELERATE
- Primarily attached;
block-scale buildings;
mix of uses with active
ground floor uses along
sidewalk; 1-12 stories

Place Type

Citywide Anchors

Corridors

Map Color
Abbreviation

A-DT

A-C

CSL

CSH

Land Use
Designation

Urban Core/
Downtown

Medical & Institutional Campus

Low Intensity
Commercial & Services

High Intensity
Commercial & Services

Description/Intent

Downtown is the walkable anchor for
the City of Memphis. It is characterized
by multi-story buildings with a vertical
mix of uses and civic and institutional
buildings that attract people from the
entire region.

Walkable hospital and university
campuses that catalyze activity in
adjacent mixed-use areas.

Low intensity
commercial and
service areas typically
not associated with
anchors.

High intensity
commercial and
service areas typically
not associated with
anchors.

Form and Location
Characteristics

NURTURE, SUSTAIN, and
ACCELERATE — Primarily attached

NURTURE, SUSTAIN and
ACCELERATE — Attached and
detached

Commercial and service
uses 1-4 stories

Commercial and service
uses with mixed use
encouraged along
avenues, boulevards
and parkways as
identified in the Street
Types Map

Block-scale Buildings
Mix of uses with active ground floor
uses along sidewalk
High-rise
Multiple blocks

22
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House-scale and block acale buildings
Mix of uses with focus on institutional
uses and active ground floor uses
fronting primary streets
Mid-rise with some high-rise

1–7 stories

Multiple blocks

Memphis 3.0

SUMMARY OF LAND USE CATEGORIES

Place Type

Parks and Civic Space										
		

Map Color
Abbreviation

OSN

PQP

PR

Land Use
Designation

Open Space & Natural Features

Public & Quasi-Public Buildings & Uses

Parks & Recreation Facilities

Description/Intent

Wildlands, waterways, and natural
features with a focus on preservation
and occasional opportunities for passive
recreation. Conservation Agriculture.

Civic buildings, schools, religious
institutions and community facilities.

Public parks and active recreation facilities
managed by the Division of Parks and
Neighborhoods, other government
agency, or nonprofit by contract.

Form and Location
Characteristics

Conservation and recreational uses

Recreational and institutional uses

Recreational uses

Place Type

Special Use Areas/Employment Areas								
		

Map Color
Abbreviation

I

IF

TL

Land Use
Designation

Industrial

Industrial Flex

Transportation & Logistics Facilities

Description/Intent

Higher intensity industrial areas.

Lower intensity industrial areas with a
mix of uses and building scales that
are generally compatible with nearby
neighborhoods.

Airports, ports, railyards, and other trafficgenerating uses that require significant
space for staging and maneuvering
activities.

Form and Location
Characteristics

Industrial

Industrial with some commercial and
service uses

Transportation and logistics

1-10 stories

1-6 stories

Place Type

Transitional Areas										
		

Map Color
Abbreviation

TN

TC

TI

Land Use
Designation

Transitional Neighborhood

Transitional Commercial

Transitional Industrial

Description/Intent

Neighborhoods with high vacancy, natural
hazards, contamination, and other factors
that make recovery difficult and which may
be appropriate for other uses.

Declining or abandoned commercial
areas that are transitioning or are
intended to transition from current
outdated commercial uses to other more
appropriate uses.

Declining or abandoned industrial areas
that are transitioning or are intended to
transition from current outdated industrial
uses to other more appropriate uses.

Form and Location
Characteristics

n/a

n/a

n/a

Memphis 3.0
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SUMMARY OF LAND USE CATEGORIES

Future Land Use Planning Map
This map shows future land use for all areas of the
City of Memphis. To view a larger version of this map, go to
https://www.memphis3point0.com/maps.
■
■
■
■
■
■
■
■
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Anchor Neighborhood - Primarily Single Unit
Anchor Neighborhood - Mix of Building Types
Anchor Neighborhood - Urban
Primarily Single Unit Neighborhood
Primarily Multifamily Neighborhood
Neighborhood Crossing
Neighborhood Main Street
Urban Main Street

Plan Summary

■
■
■
■
■
■
■
■

Urban Center
Urban Core / Downtown
Medical & Institutional Campus
Low Intensity Commercial & Services
High Intensity Commercial & Services
Open Space & Natural Features
Public & Quasi-Public Buildings & Uses
Parks & Recreation Facilities

■
■
■
■
■
■

Industrial
Industrial Flex
Transportation & Logistics Facilities
Transitional Neighborhood
Transitional Commercial
Transitional Industrial

Memphis 3.0

Introduction

C. Transect Zones:
The Transect, as a framework, identifies a range of habitats from the most natural
to the most urban. Its continuum, when subdivided, lends itself to the creation of
zoning categories. These categories include standards that encourage diversity
similar to that of organically evolved settlements. The standards overlap (they
are parametric), reflecting the successional ecotones of natural and human communities. The Transect thereby integrates environmental and zoning methodologies, enabling environmentalists to assess the design of social habitats and urbanists to support the viability of natural ones.
•

T-1 Natural Zone consists of lands approximating or reverting to a wilderness condition, including lands unsuitable for settlement due to topography,
hydrology or vegetation.
• T-2 Rural Zone consists of sparsely settled lands in open or cultivated state.
These include woodland, agricultural land, grassland, and irrigable desert.
Typical buildings are farmhouses, agricultural buildings, cabins, and villas.
• T-3 Sub-Urban Zone consists of low density residential areas, adjacent to
higher zones that some mixed use. Home occupations and outbuildings are
allowed. Planting is naturalistic and setbacks are relatively deep. Blocks may
be large and the roads irregular to accommodate natural conditions.
• T-4 General Urban Zone consists of a mixed use but primarily residential
urban fabric. It may have a wide range of building types: single, sideyard,
and rowhouses. Setbacks and landscaping are variable. Streets with curbs and
sidewalks define medium-sized blocks.
• T-5 Urban Center Zone consists of higher density mixed use building that
accommodate retail, offices, rowhouses and apartments. It has a tight network
of streets, with wide sidewalks, steady street tree planting and buildings set
close to the sidewalks.
• T-6 Urban Core Zone consists of the highest density and height, with the
greatest variety of uses, and civic buildings of regional importance. It may
have larger blocks; streets have steady street tree planting and buildings set
close to the wide sidewalks. Typically only large towns and cities have an
Urban Core Zone.
• Civic Zone consists of Civic Buildings and/or Civic Spaces appropriate to thir
Transect Zones.
• Special Districts consist of areas with buildings that by their Function, Disposition, or Configuration cannot, or should not, conform to one or more of
the six normative Transect Zones.
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Example
Location

Downtown
Salt Lake
City

Downtown
Streetcar
Downtown
Provo
Sandy City

West Valley
City

South Salt
Lake (3900/
Millcreek)

Sugar House
District

Roy

State Street

Magna Main
Street

Step 2: Select a Place Type

By providing a mix of uses, opportunities for retail, services, and offices
can develop close to residential. Residents have the opportunity
to live close to where they work and shop. This proximity means
that residents are more likely to walk, take transit, or bike to their
destinations.

Mix of Land Uses

The Template Code Place Types were developed to be complete
places. When implemented, residents and visitors of these places will
have access to basic goods and services that meet their daily needs,
as well as a variety of housing types, open space, and transportation
choices. The following components are reflected in the Template Code:

Components of Complete Places

The Corridor Place Types are more linear in nature than the Centers
or Neighborhoods, and include the Boulevard Community and Main
Street.

The Neighborhood Place Types consist mainly of residential with
support retail and service uses. The Station Community, Urban
Neighborhood, and Transit Neighborhood were defined to fulfill a
variety of scales of mainly residentially focused Place Types, with the
Station Community, identified in WC 2040, also providing the potential
for employment uses.

Centers are those areas defined in the Wasatch Choice for 2040
process as centers of activity, whether on the regional, community,
or neighborhood scale. Utilizing the WC 2040 plan, the Metropolitan
Center, Urban Center, and Town Center Place Types were identified.

The Place Types are organized into three categories: Centers,
Neighborhood, and Corridors.

Centers, Neighborhoods, & Corridors

Eight Place Types were developed for the Wasatch Region based on characteristics
like station context, land use, development pattern, and scale. The Place Types
form the basis of the Template Code.

Using the Template Code Place Types

This document includes a wide range of Place Types, defined through
the study of existing and proposed centers and transit stations within
the Wasatch Region. Each center or corridor can be categorized into
a Place Type that is based on station context. Characteristics such
as land use, development pattern and intensity, scale, and type of
transit all are considered when applying a Place Type. The Place
Types are meant to guide the user to the appropriate form-based
recommendations specifically developed for each kind of station
context.

Choosing a Place Type

The Place Types serve as a framework for zoning districts, street and
block definition, and open space. Identify the appropriate Place Type
closest to the desired future for the place. Refer to the Place Type
Summary Table at left for descriptions of all eight Template Code
Place Types.

Special Use / Employment
Place Type

The Special Use/Employment Place Type
would account for single use places such as
a hospital campus, a university, or church
campus. These places should incorporate
Template Code strategies, including
walkable blocks, distribution of open space,
and multi-modal streets. However, their site
and building design will likely be specific to
their use. Therefore, this Place Type has not
been included in this Template Code.
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Mix of Housing Types
In addition to a mix of uses, a mix of housing types is important
to a complete neighborhood. A “lifecycle of housing” refers to the
idea that residents can choose to age in place without leaving their
neighborhood. A mix of townhomes, apartments, single family homes
at varying densities are available for students, young professionals,
families, and senior citizens. The Template Code promotes this idea by
allowing multiple Building Types in all districts and providing guidelines
on how district relationships interact with each other.

Transit Service
Transit service is an integral part of a complete neighborhood, be it
bus, street car, light rail, or heavy rail. Transit oriented development is
the concentration of residential, commercial, and office uses within a
quarter to a half mile of a transit station. Within this radius, which is
equivalent to about a ten minute walk, people are more likely to use
the transit system and walk to destinations from the station. Close
station spacing, like service with streetcars or trolleys, creates a more
contiguous development, whereas commuter train service yields more
nodal centers that step down radially. At the core of the development,
commercial and residential density is higher and lowers further out of
the center. The Template Code will encourage these kinds of densities
within its districts.

Access to Open Space & Recreation Opportunities
It is important for neighborhood residents to have access to parks
and other types of outdoor recreation. Residential units should be no
more than a three and a half minute walk from an open space or park.
This access provides people of all ages with recreation and exercise
opportunities, and contributes to an over all high quality of life. The
Template Code provides for a variety of open space types, which
should be planned within the appropriate walking distances from all
uses.

Universal Design
Universal design refers to principles that produce buildings and
public spaces that are accessible to people of all ages and abilities,
emphasizing equity and flexibility in use, especially the elderly and
users with special needs. Universal design principles can be found in
all sections of the Template Code.

Sustainable Infrastructure
A neighborhood’s infrastructure plays an important role in its overall
sustainability. Opportunities exist in features like streets, sidewalks,
lighting, sewers, and stormwater collection to improve sustainability
throughout a neighborhood through strategies like recycled material
and water efficiency. The Template Code will provide for these kinds of
occurrences.

How were the Place Types defined?

•

•

More than 900,000 growth-related residential units will be constructed by 2040.

Total investment in new development will approach $700 billion.

Two-thirds of the buildings that will exist in 2040 have not yet been built.

roads to serve widely dispersed populations will become increasingly

The Wasatch Front has limited land available for development, and building

that growth-related expenses exceed expected revenues.

If we continue current patterns of development, municipalities will soon find

accommodate the projected 2.9 million jobs we’ll have by 2040.

Nearly 1.9 billion square feet of new and rebuilt space will be needed to

About 180,000 existing dwellings will be replaced, rebuilt or renovated.

•

and challenges:

Utah is among the fastest growing states in the nation. Growth brings both benefits

Challenge and Opportunity

The Template Code Place Type are basedBuilding
on a
The Future We Want
combination of examination of existing locations
Vision
within the Wasatch Front, and research and policy
from the following two publications:

•

•

•

impractical and expensive.

Source: Arthur C. Nelson, Presidential Professor of City and Metropolitan Planning, University of Utah (2009)

Wasatch 2040 Centers & Corridors

Growth Principles for a Bright Future

When we plan together—understanding the local and regional impacts of our land

use and transportation decisions—we create thriving urban environments, friendly

We cultivate vibrant
urban centers for
living, work and play.

We enjoy walkable,
bikeable streets.

We enjoy
access to
recreation
and nature.

Transit connects
communities to
job centers.

We live close to
where we work.

Growth Principles Come to Life

affordable for people in all life stages and incomes.

and job centers, addresses market demand and makes living more

Encouraging a variety of housing options, especially near transit

4. Housing Choice

and connected and our region vibrant.

impact one another. Coordination makes our communities healthy

Local land use planning and regional transportation investments

3. Coordinated Planning

what we enjoy.

less time in traffic and have more time for friends, family, and doing

reduce the growth in per capita vehicles miles traveled, we spend

transportation options, and jobs and services closer to home, we

With a balanced muti-modal transportation system, more

2. Regional Mobility (Transportation Choice)

makes high-quality, lower-cost services available to us all.

and contiguously conserves green space, saves taxpayer dollars, and

Maximizing existing infrastructure and building more compactly

1. Efficient Infrastructure

common framework and regional benefits:

developed through extensive public input and adopted by elected officials, provide a

neighborhoods, and a prosperous region. Our nine regional growth principles,

The Wasatch Choice for 2040 Plan established a
series of centers and corridors that serve as the
region’s destinations of economic and social activity.
They offer some of the region’s best opportunities
for investing in housing, commercial enterprises,
and infrastructure resources. Composed of both
established urban sites and new growth areas, their
physical design and street layout form the basis of
the Template Form-Based Code’s Place Types.

We provide more
housing options and
preserve existing
neighborhoods.

We protect local
food production.

•

•

•

•

Preserve working farms, recreational areas and critical lands.

Encourage infill and redevelopment to revitalize declining parts of town.

Target growth around transit stations.

Create mixed-use centers throughout the region.

Focus growth in economic centers and along major transportation corridors.

could unfold. The map’s purpose is to guide the development of our regional

NOTE: The Wasatch Choice for 2040 (May 2010) is a vision illustrating how growth

•

How?

single-family neighborhoods for the majority who prefer suburban living.

The 3% Strategy responds to this consumer demand, while preserving traditional

these neighborhoods lags behind demand, increasing their cost and reducing choice.

recreation time will drive this demand for walkable living. Currently, the supply of

costs, and a growing desire to trade commute time for family, service, work, and

Nov. 2007; Nelson, 2009). Declining household size, increasing housing and energy

store, and other services (Sources: RCLCO, Wasatch Front Development Trends,

will want to live in walkable neighborhoods, close to school, church, the grocery

growth pressure on critical lands. Market analysts suggest that one-third of Utahns

exceptional places, maximize efficiency, keep the cost of living in check, and reduce

3% of our region’s developable land, encourages targeted investment to create

This approach, which would accommodate one-third of projected growth on just

class transportation system?

jobs, and stores in walkable town centers and villages…and link them with a world-

What if we respond to market demand and allow one-third of our future homes,

Envision Utah’s 3% Strategy

beauty and recreation.

Coordinated trail systems will enhance access to areas of natural

and other resources is good for the environment and our economy.

for our kids and grand kids. Conserving water, energy, open space,

and working lands also protects our health, safety, and quality of life

Protecting and enhancing air and water quality as well as critical

9. Environment

our towns and cities beautiful and neighborly.

heritage while valuing diversity enrich our community life, keeping

Land use and transportation decisions that preserve our local

8. Sense of Community

goals.

preserve common values and encourage progress toward shared

Broad involvement, information sharing, and mutual decision making

7. Regional Collaboration

region.

so we can provide for our families and keep our dollars in our

encourage business investment and help secure jobs closer to home,

Strategic transportation investments and land use decisions can

6. Regional Economy

and access to nature provide healthy recreational opportunities.

streets also provide efficient access for emergency services. Trails

healthier lives by walking and biking more and driving less. These

When our streets are walkable, interconnected, and safe, we lead

5. Health and Safety

We save billions on
infrastructure costs.

The Place Types represent locations within the Salt
Lake City region, including Weber, Davis, Utah, and
Salt Lake Counties. Initially, six catalytic sites in the
region were examined: the Salt Lake City Downtown
Intermodal Hub, the Salt Lake City Granary District
& Streetcar Line, Sandy City’s new downtown, the
Provo Intermodal Site, South Salt Lake City 3900
S TRAX Station area, and Magna Main Street.
Additional sites and station types were then added
to create a wide range of Place Type possibilities.

Reconnecting America’s “Station
Typologies”

transportation plan. The vision map reflects the Regional Growth Principles

adopted by the Wasatch Front Regional Council (WFRC) and the Mountainland

Association of Governments (MAG). The map is not a general plan and has no

The Greater Wasatch Vision for 2040

The Greater Wasatch is one region, stretching from Weber County south to Utah County and from Tooele County east

to the Wasatch Back. We compete economically with other regions, comprise one job and housing market, and share

the same air and water. Where and how we shape tomorrow’s neighborhoods, communities, and economic centers
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This enables more biking, shorter commutes, better air quality, and makes the
most of existing infrastructure.
Real options for commuters: Average household transit use in 2040 could

More growing up, less growing out: 40% more of our growth – compared to
recent trends -- fills-in existing communities and revitalizes business districts.

be 45% higher than today, making commuting more affordable and providing
residents with more ways to get around.
More open land stays open: Over the next 30 years, 24 fewer square miles

Greenspace

Greenspace rings our valleys, connects our cities, and
provides space for civic and social functions in our towns

Centers

Metropolitan Center
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Green Context

The Wasatch Mountains, the
Oquirrh Mountains, the Great
Salt Lake, and Utah Lake.

Floor Area Ratio 1 to 10
20 to 200 Housing units per acre

Floor Area Ratio 0.75 to 4
20 to 100 Housing units per acre

Floor Area Ratio 0.5 to 1.5
10 to 50 Housing units per acre

Floor Area Ratio 0.5 to 2.5
20 to 100 Housing units per acre

Floor Area Ratio 0.5 to 1.5
10 to 50 Housing units per acre

Floor Area Ratio 0.35 to 1.0
0 to 50 Housing units per acre
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Highlights

CHOICE

Vision Benefits:

The Wasatch Choice for 2040 is a vision for how growth should unfold in our region.
When compared with a baseline (a projection of current trends in the future),

The Wasatch Choice for 2040 exhibits distinct benefits:
• Walkable communities: new homes are about twice as likely as today’s homes to
have convenient access to places to work, shop, play and learn.

•

•

•

convert to buildings and streets enabling us to have more green infrastructure
and open land, with benefits ranging from more places for families to play, more

local farmer’s market food, better water quality, and more wildlife habitat.

and neighborhoods. The Wasatch Choice for 2040 affirms that
our natural resources and working lands provide immense
benefits. We should safeguard them to preserve our regional

food system, protect our water quality, and maintain our recreational opportunities.
These lands also provide needed wildlife habitat, help to clean our air, and provide

Regional Greenways

relief from our urban environment. Even closer to home, our parklands and
greenways provide critical gathering spaces, recreational amenities, and connection
to the natural world.

The Bonneville Shoreline Trail, the
Jordan River Parkway, and the Provo
River Parkway

Regional Connections

Links between greenways and major
population centers

Centers are historical and emerging regional destinations
of economic activity. The vision suggests that these centers

should expand to provide ever-broadening choices for
residents to live, work, shop and play; a mix of all of these
activities is welcome. Centers should work with the long-

term market, helping provide opportunities to residents who want to live close
to work, walk or bike to shop, and have both great transit and road access –

desperately needed as our population ages, gas prices and congestion increase, and
housing prices inch upward.

Urban Center

Downtown Salt Lake
City is the metropolitan
center, serving as the hub
of business and cultural
activity in the region. It
has the most intensive
form of development
for both employment and housing, with high-rise development common in the central
business district. It will continue to serve as the finance, commerce, government, retail,
tourism, arts, and entertainment center for the region. The metropolitan center benefits
from pedestrian friendly streetscapes and an urban style grid network. Downtown Salt
Lake is the central hub for public transportation in the region. Auto access is prevalent
with access to several major highways and thoroughfares.

Urban Centers are the focus of
commerce and local government
services benefiting a market area of a
few hundred thousand people. Urban
Centers will be served by high-capacity transit and
major streets. They are characterized by two- to
four-story employment and housing options.

Town Center

Town centers provide localized services
to tens of thousands of people within a
two to three mile radius. One- to threestory buildings for employment and housing are
characteristic. Town centers have a strong sense of
community identity and are well served by transit
and streets.

Station Community

Station Communities are geographically
small, high-intensity centers surrounding
high capacity transit stations. Each helps
pedestrians and bicyclists access transit without
a car. Station Communities vary in their land use:
some feature employment, others focus on housing,
and many will include a variety of shops and
services.

Main Street Community

Main Streets are a linear town
center. Each has a traditional commercial identity
but are on a community scale with a strong sense
of the immediate neighborhood. Main streets
prioritize pedestrian-friendly features, but also
benefit from good auto access and often transit.

Boulevard Community

Corridors

A Boulevard Community is a
linear center coupled with a transit route. Unlike
a Main Street, a Boulevard Community may not
necessarily have a commercial identity, but may
vary between housing, employment, and retail along
any given stretch. Boulevard Communities create a
positive sense of place for adjacent neighborhoods
by ensuring that walking and bicycling are safe and
comfortable even as traffic flow is maintained.

Freeways

The Wasatch Choice for 2040 is our renewed vision, and it
informs our transportation investments. This “Choice” points
the way forward, focusing growth in a variety of activity
centers across the region, many of which are coordinated
with our existing and near-term transportation system:
freeways, rail lines, rapid busways and key boulevards. While
these centers are coordinated with today’s transportation
system, tomorrow’s transportation investments will enhance
service to these centers, including our region’s special
districts – like the Salt Lake International Airport, the
University of Utah, and Brigham Young University.

Commuter Rail / TRAX

Realizing The Wasatch Choice for 2040

Why WFRC and MAG Developed a Vision

Our cities and counties do a terrific job planning for their individual futures, but
there are no groups better able to facilitate discussion about the collective future
of our metro area than the Wasatch Front Regional Council (WFRC) and the
Mountainland Association of Governments (MAG)—groups led by mayors and
county commissioners. WFRC and MAG have developed the long-range regional
transportation plans for our metro area for decades. With a visioning process called
Wasatch Choices 2040 (facilitated by Envision Utah), which began with a huge citizen
involvement effort, and its renewal, The Wasatch Choice for 2040, WFRC and MAG
are also thinking about how growth patterns can help us maintain our quality of life
for the coming decades.

Cities Should Explore What’s on the Map

g

Regional Role

elin

ut

od

WFRC and MAG encourage cities to explore a mix of activities and walkable
development to reduce the need for long drives and provide residents with what
they want out of life: more time for what matters most, affordability, family, improved
health, and the pride of living in a world-class region.

M

Inp

ity

regulatory authority. WFRC/MAG encourages cities and counties to consider the

growth principles and the vision map as local plans are updated in order to keep

people and goods moving, our communities livable, and cities prosperous for

generations to come.

TOD202

Reconnecting America and
the Center for Transit-Oriented Development

Station area Planning

How To Make Great
Transit-Oriented
Places

ac

Active Transportation Priorities
Designing streets for all users, not just cars, is known as designing
for complete streets. Physically designing streets and infrastructure
for active transportation makes residents and visitors feel safer
when walking or biking and makes it more likely for them to
do it. Streets should be designed to include both vehicular and
comfortable pedestrian realms within the area’s existing and proposed
transportation system. Basic elements for pedestrian and biking
infrastructure such as sidewalks, street trees, on-street parking to
buffer pedestrians, crosswalks, and marked bicycle lanes or share
lanes should be included in all locations.

Reconnecting America is a nonprofit organization
devoted to promoting best practices in transitoriented development and serving as a national TOD
best practices clearinghouse. Along with the Center
for Transit Oriented Development, Reconnecting
America’s Station Area Planning: How to Make
Great Transit-Oriented Places publication outlines
place type typologies based on density, intensity,
uses, street pattern, available transit, and role
within the region. The Place Types resulting from
the examination of the six catalytic sites as well
as a wider range of other locations throughout the
Wasatch Front were then compared to the station
typologies included in the Reconnecting America
document, to ensure an appropriate mix of locations
were included.
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DOWNTOWN VISION: PLACE TYPE

2.4 PLACE TYPE
PLACE TYPE INTRODUCTION

Idaho Falls is a beautiful and regionally significant city. As the largest city in the region, it is a regional destination
for shopping and business. Its proximity to Teton and Yellowstone National Parks means that visitors from
around the world stop in Idaho Falls on the way to these national parks. The goal is create downtown Idaho
Falls as an attractive place that draws locals and out-of-town visitors alike to patronize local businesses. To best
achieve this goal, the Urban Center Place Type was chosen for the form based code.
The Urban Center Place Type is intended for use in the fairly intensive centers of activity, particularly downtowns
of regionally important cities such as Idaho Falls. This place type allows for a range of building intensity and a
wide mix of uses, and is served by one or more modes of transit. The Urban Center Place Type typically includes
some lower intensity edges along with two or more intersecting Primary Street mixed use corridors with ground
floor commercial uses and office or residential uses in upper stories. Stoop buildings typically surround these
corridors, housing multiple family units or offices, including row type housing or live work units.

DISTRICT INTRODUCTION

The following districts are hereby created to regulate the location of distinct mixes of building forms and uses
permitted within the Downtown District. The building types and scales vary by each district to create distinct
and recognizable characteristics between each district.

1. Core Subdistricts.

The Core Subdistricts are defined to support a vibrant Urban Center and encourages a mix of retail shops,
workplaces, and housing opportunities. The building types and scales vary by each subdistrict to create distinct
and recognizable characteristics between each subdistrict.
(1) Core A Mixed Use Development Subdistrict

The “Core A” Subdistrict is a mixed-use, higher intensity development subdistrict. This subdistrict will
form the geographic center of an urban center district. Buildings should have active retail storefronts
or street level residential entries with glass windows on the main floor. Upper stories of the buildings
may be used for working and living. Uses may also be mixed horizontally or vertically Placement of
new buildings should be close to the street similar. This area emphasizes and promotes walkability and
pedestrian accessibility through a “Park Once and Walk” policy. A mix of heights are allowed.

2. General Subdistricts.

The “General A” Multi-Purpose Mixed Use Subdistrict is targeted as a redevelopment area. This area does not
have a significant historic features, but may be directly adjacent to areas of significant historic value and/or
significant contributions to the urban center. Low density large parcel developments exist that are supportive
of the Urban Center. Redevelopment of these parcels may include higher density mixed use developments, but
may also include medium and lower density mixes of uses. Mid scale shop buildings may also be developed.
Placement of buildings in this subdistrict should define a street wall. Like the Core Subdistricts, walkability is also
emphasized in this district through a “Park Once and Walk” policy.
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3. Edge Subdistricts.

The purpose of the edge subdistricts is to provide a transition between the Core and General Subdistricts and
adjacent open space, residential or alternative place type districts. The level of intensity varies between Edge A,
B and C subdistricts.
(1) Edge A Subdistrict
The “Edge A” Subdistrict acts primarily as transition area between linear open space amenities (such as
the Riverwalk) and core/general subdistricts. The Edge subdistricts offer a variety of retail and mixed-use
establishments oriented to the linear open space and designed to draw people in towards the core. Housing is
encouraged as the adjacent open space may be an amenity to residents.
(2) Edge B Subdistrict
The “Edge B” Subdistrict acts primarily as a transition between highway corridors and core/general subdistricts.
This subdistrict provides a mix of retail and mixed-use establishments oriented to the highway corridor.
Somewhat lower development intensity may be appropriate to accommodate increased requirements
associated with highway frontage.
(3) Edge C Subdistrict
The “Edge C” Subdistrict provides an important transition between Core subdistricts and existing established
single family residential areas. Mixed-use development is lower in intensity. Single use developments such as
townhomes are permitted.

4. Specialty Subdistricts.

Specialty subdistricts define areas that are unique and not likely to be repeated elsewhere in Idaho Falls.
(1). Historic Core
The “Historic Core” subdistrict intends to preserve and restore historic buildings located in downtown Idaho
Falls. This subdistrict is the geographical center of an urban center district, and more specifically, the historic
core of the Idaho Falls downtown area. Buildings in this subdistrict should have active storefront uses on the
ground level. Upper stories may be utilized for working and living. Uses may also be mixed horizontally or
vertically. Similar to Core A, walkability and pedestrian connections will be a key component of the subdistrict.
New buildings will be compatible in form to existing buildings.
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DRAFT REGULATING PLAN
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Figure 3.1. Urban Center Place Type and Subdistricts Regulating Map.

Core A: Mixed Use
Edge A: Riverwalk Frontage (ResidenIDAHO FALLS DOWNTOWN
PLAN
Development Subdistrict
tial Focused) Subdistrict
Public Open House
Historic Core Subdistrict
Edge B: Highway Frontage (Commercial Focused) Subdistrict
General A: MultiEdge C: Residential Buffer
Purpose and MixedSubdistrict
Use Redevelopment
Subdistrict
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3.3 PLACE TYPE
Place Type Introduction
Idaho Falls is largest city in the area and is a regional destination for shopping and commerce. Idaho Falls’ proximity
to Teton and Yellowstone National Parks make it convenient location for tourists traveling the area. Therefore, tourism
represents a major industry which Idaho Falls ought to capitalize upon by drawing travelers to the City Core area to
dine and shop. The goal is to make the City Core an inviting place that draws locals and visitors alike to help the local
economy.
Unlike the Downtown district, South Downtown has significant residential land use in addition to its commercial
businesses. Therefore, it is important to distinguish this district as an Urban Neighborhood place type. Urban
Neighborhoods are fairly intensive residential neighborhoods, typically located next to an Urban Center, such
as Downtown. Urban Neighborhoods permit a range of building types and a range of commercial uses which
complement the residences.

Subdistrict Introduction
Identifying and supporting South Downtown’s individual subdistricts is a critical aspect of the City Core Plan.

Subdistricts serve as the key organizational tool; dividing the district based on existing built form, land use, and
geography. The following section will explain and describe the vision and intent for each of South Downtown’s 6
subdistricts, as well as the rationale for their boundaries. Each will be regulated individually within the form-based
code and encourage appropiate building forms and land uses based on the communal vision. This not only respects
the will of the community, but also shapes each subdistrict based on its unique characteristics and desired future.

Historic bungalows facing Chamberlain Avenue.
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Creating A New Walkable Center
for Missing Middle Ready
Neighborhoods
An important component of walkable
neighborhoods is a destination to which
to walk. Walkable Centers provide
that destination by creating space for
neighborhood-serving retail, service,
institutional and public uses in a
pedestrian-oriented environment. These
places already exist near Idaho Falls'
traditional neighborhoods (see Established
Walkable Centers in the City of Idaho Falls),
however in areas outside of the city core,
the approach to create such places will
involve transforming existing commercial

Key Elements of A Walkable Center
An example from Austin, TX shows the
transformation of a declining shopping
center. While the scale of development in
Idaho Falls would likely be different, the
following characteristics still apply:
• Mixed-use to satisfy the conditions of a
vibrant active node that offers a variety
of choices, from dining, entertainment,
housing and amenities

MMH Scan™ Analysis + Definition of Barriers to Missing Middle Housing

Chapter 2 — About Missing Middle Housing

centers, like an old mall or shopping
center, or by developing a Walkable Center
on undeveloped land.
New or redeveloped Walkable Centers
have the potential to transition an
area from an auto-oriented pattern
of development to a more walkable
environment that can better support
nearby Missing Middle Ready
neighborhoods.

• Pedestrian oriented and active public
spaces to create a more welcoming
and safe environment for residents,
employees, customers, and visitors.
• Multi-modal access that allows people
living nearby to access the Walkable
Center by biking, walking, or driving..
• Transition areas to ensure compatibility
with adjacent residential neighborhoods.

Idaho Falls, Idaho — September, 2020
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Places in Idaho Falls to Consider for
New Walkable Centers
■ 17th Street + Holmes Avenue
■ Grand Teton Mall
■ Woodruff Avenue + 1st Street

W Broadway St

Figure 2.17 Development on vacant parcels along Skyline Drive could be the catalyst for a new Walkable Center.

Pedestrian Oriented
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House-scale
Transitions to Adjacent
Neighborhoods

MMH Scan™ Analysis + Definition of Barriers to Missing Middle Housing

Multi-modal Access

Mixed-use Center

■ Woodruff Avenue + Sunnyside Road

■ Skyline Drive + Broadway Street'
■ W 81st S + S 15th W
■ E 65th S + S 5th W
■ E 49th S + S 15th E

■ W Broadway + S Old Butte Road

Idaho Falls, Idaho — September, 2020

S Skyline Dr

Existing
Conditions

One-Size Doesn’t Fit All
A Walkable Center is not limited to
a certain size. Smaller centers, like a
Neighborhood Crossroads, or a small
Neighborhood Main Street can do a lot
to support nearby Missing Middle Ready
neighborhoods. These small mixed-use
areas can be easily embedded into or
adjacent to residential neighborhoods
because they are residential in scale and
provide convenient services for nearby
residents who can meet multiple daily
needs in a single trip made by foot,
bike, or car. These neighborhood-scale

MMH Scan™ Analysis + Definition of Barriers to Missing Middle Housing

Neighborhood
Crossroads
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Walkable Centers can serve as nodes
of local activity that help to enliven a
neighborhood and build community.
Surrounded by smaller block sizes
that allow for better street network
connectivity. A smaller block pattern
encourages walkability by providing more
route choices and reducing the walking
distance to get between destinations. In
general, dead-end streets, cul-de-sacs,
and looping streets diminish an area’s
walkability, while through-streets tend to
increase walkability.

Neighborhood
Main Street

Figure 2.18 Vacant lots are developed into neighborhood-scale walkable centers to support the
surrounding neighborhood. This type of transformation provides a new local amenity that makes
a Missing Middle Ready neighborhood more
attractive for development and infill. Successful
neighborhood-scale walkable centers should be
compatible with the surrounding neighborhood,
so buildings may be smaller than those shown in
these examples, depending on the context.

Idaho Falls, Idaho — September, 2020
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Incremental Change

Step 1

Small, incremental changes can be just as important in the long run as big, transformative change. The
following Incremental Changes can lay the groundwork for a Walkable Center that can support surrounding
neighborhoods and create suitable environments for Missing Middle Housing.

Existing Conditions

Step 3

Small changes could include landscaping,
streetscape improvements and shared roads for
bikes and cars.

Step 2

Bigger changes may include infill, new development
at the sidewalk edge or around public space in areas
where they is a desire for urban character and new
buildings. .

MMH Scan™ Analysis + Definition of Barriers to Missing Middle Housing

Temporary spaces for businesses at sidewalk edge
can help form a center of activity. These small
changes can be made where buildings and lots are
privately owned and they are unlikely to see major
changes in near term.

Idaho Falls, Idaho — September, 2020
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