March 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: None.
ALSO PRESENT: Planning Director Brad Cramer; Assistant Planning Directors Brian
Stevens; and Naysha Foster; and interested citizens.
CALL TO ORDER: Brent Dixon called the meeting to order at 7:00 p.m.
CHANGES TO AGENDA:

None.

MINUTES: Hicks moved to approve the Minutes of the February 16, 2021 minutes,
Denney seconded the motion. Dixon called for roll call vote: Black, yes; Cantu, yes;
Denney, yes; Hicks, yes; Romankiw, yes. and it passed unanimously.
Public Hearing(s):
1. RZON 21-003: REZONE. Rezone from PB to LC.
Dixon opened the public hearing.
Applicant: Kurt Roland, Eagle Rock Engineering, 1331 Fremont Ave., Idaho Falls, Idaho.
Roland indicated that they want to rezone the 8-acre property. Roland showed where the
property is located on the corner of Woodruff and Sunnyside. Roland stated that the LC zone is
located on major intersections in the City and this intersection of Sunnyside and Woodruff is one
of the busiest intersections in the City. Roland stated that across the street from the subject
property is zoned LC. Roland would like to do something similar. Roland stated that the
property is zoned PB and PB will not allow for gas stations, car washes, eating establishments or
retail, and that is what would fit well on this property, and so they are proposing to change the
zone to LC.
Cantu asked if the applicant is unsure of what they are going to develop on the property. Roland
agreed that the owner has not decided how the property is going to lay out, but it would fit for a
gas station, and they have had people interested in developing a gas station on that corner.
Stevens presented the staff report, a part of the record.
Hicks asked if the housing that could go on the property would be condo or individual housing.
Stevens stated that would be up to the applicant and he does not know if the applicant intends to
put housing on the property. Stevens stated that whatever is in the use table is what could go on
this piece of property.
Black asked if Conditional Use Permits for this property would go to this Commission or the
Board of Adjustment. Stevens indicated that CUPs would go to Board of Adjustment and not
back to this Commission.
Dixon stated that this was rezoned away from R3A that allowed for both offices and residential,
and zoned to PB which only allowed for offices, and then it ended up being medical services
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which allows for offices and other things including hotels, but not regular residential, then the
City-wide rezone brought it back to PB. Dixon asked why the City is wanting a zone that puts
residential in when the last actual action on this property was to take residential out. Stevens
stated that there is a lengthy history, and this was one of the first attempts in the State of Idaho
for a neighborhood to rezone property that they didn’t own, and Legislature allows that process
to happen, although it has never successfully happened. Stevens stated that the MS zone was
created so that they could get some of the retail uses in but appease the concerns of the
neighborhood. Stevens stated that the City has changed, and the type of housing has changed,
and there is a shortage of a variety of housing.
Cramer stated that they don’t know what the developer wants to do in terms of housing, and
Stevens is trying to express that the Comprehensive Plan Policies that exist today talk about
these arterial corners as places that you would expect to find retail and higher density housing, so
this area fits that designation. Cramer stated that in terms of missing middle housing the report
that they did with Opticoast does talk about housing at intersections like this and identified this
area as an area that would be ready. Cramer stated the developer isn’t proposing anything, but
the Comprehensive Plan does support housing. Cramer stated that the City preemptively rezoned
the property when the zoning ordinance was redone, so the City has tried to see if the
Comprehensive Plan supports the LC zone and housing is one of the things that LC allows and
one of the things that LC supports, and retail is also supported by the Comprehensive Plan.
Wimborne stated that it is important to remember that with the rezone they have to consider all
of the uses that are outlined in the zone, and Wimborne is a supporter of missing middle and
there is a shortage of missing middle that is allowed in LC, but the applicant hasn’t mentioned
anything about housing. Wimborne stated that LC allows for vehicle repair and service centers,
storage facilities, professional services, etc. Wimborne stated that the housing piece could go
there, but the applicant hasn’t said anything about it, and they need to consider the zone as a
whole.
Morrison stated that most of the things that LC would allow that the Commission would think
are objectionable in this area, are probably not going to be things that are being considered.
Morrison wants the Commission to think of the rezone itself and go from there.
Dixon agreed with Wimborne that they should look at all uses in the zone.
Support/Opposition:
Bryce Burtenshaw, 1554 Delmar Circle, Idaho Falls, Idaho. Burtenshaw sent an email that
was distributed to the Commission. Burtenshaw appeared in person and read the email.
Burtenshaw’s backyard is up against the lot. Burtenshaw has talked to Mr. Murphy so some of
his notes came from his conversation with Mr. Murphy and his intentions. Burtenshaw stated
that Murphy was vague in his description. Burtenshaw stated that his email is based upon his
conversation with Murphy. Burtenshaw objects to the rezone of the lot. Burtenshaw objects
because there is always a risk when purchasing a home with undeveloped ground behind it.
Burtenshaw stated that if you purchase a home that is zoned for multi-family or commercial
development you can anticipate privacy issues and other nuisances. Burtenshaw purchased his
home in 2004 and the empty lot behind the home had been rezoned to Medical Service Center
now known as Professional Business. Burtenshaw knew the lot would be developed, but typical
businesses are single story structures and operate between 8-5. Burtenshaw stated that multiPlanning Commission Minutes
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family have multiple families or roommates that occupy the development throughout the day and
weekend. Burtenshaw stated that Murphy has argued that the land is too valuable to sell as
professional business. Burtenshaw stated that the Murphy’s have been sitting on this land while
everything has been being built around them. Burtenshaw stated that since 2003 the entire south
side of Sunnyside has been built into medical professional buildings and now after 20 years the
Murphys want to act on the vacant lot and rezone the parcel. Burtenshaw stated that
homeowners make financial decisions for their property such as updating the home, selling, etc.
Burtenshaw stated that they have made those decisions knowing the parcel behind the home was
zoned for Professional Business. Burtenshaw stated that there is no transition or buffer provide
for privacy. Burtenshaw stated that if the property rezoned, they would expect some form of
privacy from the residential neighborhood such as a green space, walking path, roadway.
Burtenshaw measured at 200 North Woodruff and 338 North Woodruff the easement from the
fence line to the apartment building (Photo 1) and noticed the single structure residence lost
privacy from the second story window. Burtenshaw is objecting to this. Burtenshaw is not
opposed to development, but they are concerned about the visual privacy and sound nuisances.
Burtenshaw stated that if a structure like Memorial and Broadway was built on this property it
would be unpleasant for the neighbors, and a 30’ easement is not enough. Burtenshaw stated that
if the decision is to rezone to LC, they would like a legal written description prior to the rezone
of a transition zone buffer zone that is consistent with the goals of the Comprehensive Plan.
Burtenshaw read from the Comprehensive Plan Title Page 30 “Our Plan for Transition Areas or
Residential Areas”. Burtenshaw read from page 32 about developing a process in which the
residents can tell what they value about their neighborhoods and any ideas they have for change
… Burtenshaw read from page 49 about buffering commercial from development including
services from adjacent residential development… Burtenshaw stated that LC has a lot of things
that could create noise pollution, visual pollution. Burtenshaw stated he is not opposed to
development, and as a homeowner they have to make decisions on what they anticipated, and
they always planned on Professional Business and they made decisions to stay based on that
reason.
Burtenshaw read a letter from his neighbor:
Don Eastman 1564 Delmar Circle, Idaho Falls, Idaho. To Whom it May Concern, my name
is Don Eastman I am the homeowner of 1564 Delmar Circle, my property borders the 8-acre
parcel on the north east corner of Sunnyside and Woodruff. This parcel is under discussion for
rezoning from PB to LC. My family and I have some serious concerns with this property being
zoned commercial. We purchased our home in 2017 and took into consideration that we were
moving next to a vacant lot. We understood that it would and could be developed sooner or later.
One reason we felt comfortable going forward with the purchase was the fact that the vacant lot
was zone for medical offices which are open during normal hours and for the most part not on
the weekends. Changing the zoning to LC changes that. They can put restaurants, gas stations,
apartments, mixed use, the amounts of traffic and noise drastically increases during more hours
of the day. Waste disposal can also be an issue dealing with. Smells from high usage, disposable
containers. If this is developed into a 2-story building our backyard privacy is seriously at stake
even with a 30’ easement. If apartments are put up with my experience looking at homes in the
past traffic in and out is a lot higher as well as noise issues at more hours of the day. We think
very highly of our neighborhood and adding apartments with little buffer, will in my opinion be a
hit to the value of our home. There is not enough separation between the two types of housing.
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Looking at Idaho Falls Comprehensive Plan the City wants housing to be walkable for services. I
don’t think that fits here. Most retail services are not within reasonable walking distance and
there are no bike lanes on any of the arterial streets. This can be seen as an issue at one of the
busiest intersections in town, not to mention the increase in vehicular traffic if this is a retail
space or multi-unit.
Dixon asked about the sound wall on Woodruff. Burtenshaw stated that sound walls are good,
and it is an option if it is within the right height and those have to be taken into consideration.
Burtenshaw acknowledges under the current zoning they could build a 3-story medical office
building, but the difference is they would be closed at 5 or 6 at night. Burtenshaw stated that
either way it is about some form of transition. Burtenshaw stated that streets would be a buffer
and a bigger transition. Burtenshaw stated that right here has zero transition.
Lyn Branson, 1592 Delmar Circle, Idaho Falls, Idaho. Branson agreed with his neighbors and
asked if anyone has done a traffic study in and out of the property. Branson stated that Bucks
Gas station is hard to get in and out of at any time of day and if they do the same thing on the
other side of the street he doesn’t know where the roads are going to come. Branson feels it is
crazy. Branson stated that if there is just a business that closes that would be great. Branson
wants to know if someone will look at the traffic.
Dixon indicated that Bucks was developed in the County prior to annexation into the City and
the access points there are closer to the corner than what would currently be allowed.
Lisa Burtenshaw, 1554 Delmar Circle, Idaho Falls, Idaho. Burtenshaw stated that there is
commercial in the red (KJ’s) so everything on that corner could have been professional, but
Bucks already existed, so that use was grandfathered in. Burtenshaw stated that all the way to
Hitt Road it is all medical/professional. Burtenshaw stated that the only thing that was taken
away under medical services was a possibility of a hotel. Burtenshaw feels that that is another
option that they can put on the property is a hotel. Burtenshaw stated that they don’t have a lot
of privacy from the neighbors on either side of their home, but they chose to live in a residential
neighborhood, and those people are their neighbors, and they have a relationship with them, so
they are pleasant to and back. Burtenshaw stated that they are concerned what the relationship
would be with what might be built behind them for garbage, noise, etc. Burtenshaw reiterated
that all the way to Hitt is Medical/professional.
Rick Spielman, 3180 Sunny Brook, Idaho Falls, Idaho. Spielman is the 3rd house north of
Sunnyside since 1993. Spielman stated that the Murphy’s and himself went through this 20
years ago and came to an agreement of how to develop the property when it was first rezoned.
Spielman doesn’t have a problem with development, but he is getting tired of weeds and seeds
blowing in his yard. Spielman stated that the blower noise from KJ’s carwash until 9-10 pm is
bad. Spielman would be upset if they did something similar on this property as it would destroy
his property value. Spielman stated that the homes are not cheap. Spielman has concerns about
how it is developed.
Applicant: Kurt Roland, Eagle Rock Engineering, 1331 Fremont Ave., Idaho Falls, Idaho.
Roland stated that they do not know what will be developed on the property and he was just
throwing out suggestions of what could go on the property. Roland stated that they are not
intending on putting high rises on the property. Roland stated that at this time they are not
intending to put housing on the property. Roland stated that property owners have rights also,
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and if people want to see the ground developed in a specific way, they can purchase the property.
Roland stated that they will be good neighbors and plan it out sensibly.
Dixon asked staff about access. Stevens stated that access will be limited, and a traffic study
may be required at the time of development. Stevens stated that would be determined on what
use, and if they choose to make the necessary approvements outside of the traffic study. Stevens
stated that could be an additional turn lane, but he thinks there might already be a turn lane
available. Stevens stated that there is a likelihood of an approach on Sunnyside and north on
Woodruff and those would be the only approaches pursuant to BMPO.
Shane Murphy, 5055 Wild Dunes, Idaho Falls, Idaho. Murphy stated that they will be good
neighbors. Murphy stated that they are pro community. Murphy stated that there is not a plan yet
and what happened back in the history in 2002 they had it zoned as R3A. Murphy stated that the
property has been in the family for 55 years. Murphy stated that the apartments in the area were
built in around the same time frame (2002) and the City came to Murphys and wanted to change
the zone from R3A to MS which was created because they wanted to eliminate apartments
because there was so much conversation about not wanting to have 3-4 story buildings. Murphy
stated that they, as owners agreed to an MS zone and change that with the idea that there
wouldn’t be any apartments. Murphy stated that they likely will not go with apartments for
development in this area because the value and demand. Murphy stated that if they opened the
doors for slot retail and a small eatery people will come, and the neighborhood can ride bikes and
enjoy these amenities that PB won’t allow them to have the retail. Murphy stated that they will
do a right turn only, and congestion in the development will be the key in doing the development
so they don’t run into any sort of problems. Murphy stated that in 2018 this property was
rezoned to PB by the City. Murphy stated that that PB didn’t allow for things that the MS zone
allowed. Murphy stated with the MS Zone they could build a pharmacy, small retail,
hotel/lodging. Murphy stated that in theory MS would have allowed a hotel on the property.
Murphy is not trying to change the zone to upset the neighborhood but wants to preserve the
property rights that were already in place.
Dixon asked if there was a zone available that allowed some of the things that MS allowed, but
did not allow apartments, would that zone be acceptable. Murphy stated that they would
consider it, and he cannot be the final voice as he is only a representative. Murphy stated that
when he talked to Burtenshaw they discussed that this is on the most ideal corner for an
apartment, as there is property that you can buy for 1/5th of this property and have a nice
apartment complex. Murphy stated that they would discuss a different zone, as there is no plan
to build apartments. Murphy stated that there was conversation about middle housing and
live/work/play theory of having a residence above a retail. Murphy stated that could be
something that is interesting for them to look into. Murphy reiterated there are no plans. Murphy
stated that the development plans if the Murphys develop would be make it so that it is the
highest best use, what does the neighborhood want. Murphy stated that if there was a gas station
it would free up a lot of the congestion across the street. Murphy stated that if there was a CVS
Pharmacy on the corner, how much of a benefit would that be to the neighborhood. Murphy
stated that a PB zone would not allow that. Murphy stated that there has been conversation of
putting in a nice pharmacy for all of the neighborhood to take advantage of.
Wimborne stated that this was MS and during the City-wide rezone it became PB, so Wimborne
would like to hear from staff of what was allowed in MS that is not allowed in PB. Wimborne
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asked if gas stations were allowed in MS. Stevens stated that he doesn’t have the historic code,
but he does know that pharmacy, motel, and likely a fuel station was allowed in MS. Cramer
could look and respond if he has the information. Wimborne stated that when she looks at PB
there are eating establishments, financial institutions, entertainment, and cultural facilities, so
there are some of the commercial enterprises available. Wimborne asked for some clarity, as the
City chose PB because at the time it seemed to resemble most closely what is currently there.
Wimborne stated that they have gone back and done zone changes in other parts of the City, but
Wimborne feels LC is a big jump based on the surrounding area with RE, R1 and the entire
corridor being PB. Cramer responded that there is not a lot different and that is why when the
City did the preemptive rezone and MS disappeared, PB seemed like a close fit. Cramer stated
what was lost with MS is MS specifically allowed pharmacies of up to 15000 square foot and in
PB you could not do that size of a pharmacy and that was specific so something like Walgreens
or CVS or Riteaid could fit within the medical services zone, but not in PB, and a pharmacy in
PB would have to be limited in size. Cramer stated that hotels and motels were allowed in MS
but are excluded in PB. Cramer stated that gas stations were not allowed in MS. Cramer stated
that there was a significant height restriction. Cramer stated that PB and LC have the same height
restrictions with more than 2 stories for every additional foot of building height, the building has
to be 2’ away from adjoining residential use. Cramer stated that the buffering standards are more
restrictive in the LC. Cramer stated that a PB zone requires the building to be 10’ away from an
adjacent residential or 7’ if they build a 6’ wall or fence, and LC has to be 20’ away or 10’ with
an 8’ masonry wall or opaque fence.
Lisa Burtenshaw, 1554 Delmar Circle, Idaho Falls, Idaho. Burtenshaw asked about the access
point and asked if it would be right behind the neighborhood. Burtenshaw stated that there is an
open canal right behind the neighborhood. Burtenshaw stated that the access to the development
would be right behind the residence.
Stevens stated that if you measure 660’ from the intersection it would be where one access point
could be. Stevens stated that roads are buffers and that has been pointed out by Burtenshaw’s
husband. Stevens stated that the other access would be on Sunnyside. Murphy had discussed a
right out, and that would come at the time of site plan. Stevens stated that right now they are
looking at uses in the table and whether or not they agree with those.
Burtenshaw stated that they would have 2 access points into 8 acres that could potentially have
200 people on the property.
Dixon stated that the spacing of access points is set by BMPO and the size of an access is a
different matter. The size of the access is dealt with at a later point depending on the actual
layout.
Dixon explained that after the zoning request moves forward if someone wants to develop the
property then they will bring in a plat and the plat is specific with access points and will show
how traffic moves throughout the lots. Dixon explained that this hearing is only to discuss what
could be allowed and not a specific development. Dixon explained that there would be
additional hearings through Planning and Zoning and City Council.
Dixon closed the public hearing.
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Black stated that she likes the zone and would like to see this area developed and it is on the
corner of a minor and principal arterial, so it is made to pick up the traffic load. Black stated that
her only issue is that a car wash could be put in LC and she is not agreed to have new car washes
next to existing housing. Black indicated that a car wash is a CUP and would not come back to
this body. Black has seen several car washes go up next to existing housing. Black stated that
LC opens up the possibilities much more than professional business for businesses that they want
to see on this corner.
Morrison stated that they are trying to infill, and infill will be driven by market needs. Morrison
can’t imagine that they would need another car wash in town, and he would hate to see a car
wash on this lot. Morrison understands that there wouldn’t be much transition between the
development and the housing. Morrison stated that sometimes they search for zones that would
meet the needs for everybody, but it is usually impossible to find that. Morrison has mixed
emotions on LC on this piece of property.
Hicks moved to recommend to the Mayor and City Council approval of the Rezone from
PB to LC of approximately 8 acres at the corner of Sunnyside and Woodruff (SW ¼, Sec
28, T 2N, R 38 E, as presented, Romankiw seconded the motion. Dixon called for roll call
vote: Black, yes; Cantu, no; Denney, yes; Hicks, yes; Morrison, yes; Romankiw, yes;
Wimborne, no. The motion passed 5-2.
Cantu stated that after listening to the resident’s concerns he cannot support this motion and at
some point, they have to take into consideration the citizens of Idaho Falls.
Wimborne stated that she worries that it is a big jump from PB to LC and the staff picked PB
because it was aligned with MS and it fits what is in the area.

Business:
2. PLAT 21-005: FINAL PLAT. Final Plat for Jennie Lee Townhomes.
Applicant: Blake Jolley, Connect Engineering 1150 Hollipark Drive, Idaho Falls, Idaho.
Jolley stated that they previously brought forth a PUD that was approved and this is the follow
up step to present the final plat so they can continue the process and get the project going. Jolley
stated that it is a multiple lot plat with common areas. Jolley stated that there are two access
points into the plat.
Dixon appreciates the set back from the existing R1, including the parking and travel lane, and
some landscaping. Dixon asked if the set back along Jennie Lee is 15’. Jolley clarified that it is
15’ to the lots, but the homes are sitting inside that, and then there is a 10-15’ before you get to
the structure.
Foster presented the staff report, a part of the record.
Black asked if the PUD has an amenity. Foster indicated that this is the final plat, and so it won’t
show the amenity, and only shows property boundaries and easements. Foster clarified that the
PUD has already been approved, and it did provide an amenity in the common area in the center
of the plat.
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Dixon stated that high density up against low density usually has a buffering problem, and the
applicant in this case has provided a good off set with how they have laid out the project on the
east side. Dixon stated that on the other end of 17th Street you can see Walgreens and they have
some major buffering between Walgreens and the residential nearby. Dixon suggested that they
look at those examples and think about if there is something that they need to re-look at as far as
buffering goes. Dixon stated that this plat provides a lot of buffering against the existing
residential.
Wimborne stated that this project is a testament to the outreach efforts to the community as the
developer in January before the PUD came before P&Z the developer had meetings with the
neighbors and was able to incorporate a lot of that input into the design and that has been
reflected in the plat before the Commission.
Dixon recalls that the neighbor’s comments were positive which is different from the previous
hearings on that property.
Wimborne stated that this parcel was before them recently and they approved the zone change
and also the planned unit development.
Wimborne moved to recommend to the Mayor and City Council approval of the Final Plat
for Jennie Lee Townhomes, Hicks seconded the motion. Dixon called for roll call vote:
Black, yes; Cantu, yes; Dixon, yes; Hicks, yes; Morrison, yes; Romankiw, yes; Wimborne
yes. The Motion passed unanimously.
3. PLAT 21-006: FINAL PLAT. Final Plat for Park Place Division No. 6.
Applicant: Justin Scott, Horrocks Engineers, 2194 Snake River Parkway, Idaho Falls,
Idaho. Scott stated that Division 6 has 13 buildable lots and 15 total lots. Scott stated that the
property is just over 5 acres. Scott stated that Park Place Division No. 6 will connect the
divisions to the North, (Park Place 4). Scott stated that this Division will be key in connecting
Maggie Drive and servicing those that live north. Scott stated that this Division will connect the
residential collector to direct residents to the south.
Dixon asked if this is approved, is there anything that would prevent it from being the next
division developed in Park Place as opposed to the one that was approved last meeting. Scott
stated that the one that was discussed in the last meeting (March 2) there was discussion that this
one would be developed prior to that preliminary plat that was approved, or in conjunction
therewith. Scott stated that it will either be simultaneously or first, so people have access to
Maggie Drive.
Foster presented the staff report, a part of the record.
Morrison moved to recommend to the Mayor and City Council approval of the Final Plat
for Park Place Division 6, 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.

Planning Commission Minutes

March 16, 2021

Page 8 of 10

Dixon asked if there is something that talks about noise pollution, pertaining to car washes and
the noise they produce. Cramer stated that there is a couple of things, including a general
statement about noise pollution and a certain amount of decibels that a business has to stay below
at their property line, and car washes have a list of standards that attempt to mitigate those
standards including the exit and the blower doors have to be pointed away from residential which
would make a car wash challenging on the property that was discussed tonight, unless they put it
clear out at the intersection.
Miscellaneous:
Comprehensive Plan Update. Cramer asked how long the Commissioners want to continue the
meeting tonight. There was a consensus to end at 9 p.m. Cramer indicated that he will share this
activity with the Commission, and they can work on it in the next two weeks and turn it in like
homework. Cramer explained that they are going to try to use place types instead of definitions
like low density, high density, as he feels that has been an error. Cramer stated that the
description of density such as 8+ is high and anything less is low and that is not good planning.
Cramer wants to explore place types and describe what a place looks like instead of what a
density is. Cramer stated that in the survey they are asking the community to take they ask what
are the key things that you look for in shopping for a home and that is part of place making
activity. Cramer wants to understand what people care about and describe those places. Cramer
stated that density causes angst, and it is misunderstood. People don’t understand density, but
they do understand how an area functions and feels and the context of where it exists. Cramer
asked the Commission for words such as large yards; gathering; etc. Cramer stated that after
they describe places then they will find the places on the map (Google Earth), and have the
Commissioners create places that fit the description such as “large yards”. Cramer instructed the
Commissioners to block out the area on the map and drop a place marker on the map and create a
note that states what it describes (i.e. large yards).
Wimborne asked if this is a Commission wide map or does each Commissioner have their own
map. Cramer indicated that everyone will see what you are doing, and it could get tricky with
overlapping areas. Cramer stated that they can do anything in the world, not just Idaho Falls.
Hicks gave Cramer a place of St. Charles, Missouri along the east side of the river. Hicks likes
the walkway, parkway, concession stands. Cramer marked the map with a place mark, and noted
“Great River walk, mix of uses, shops, river access”.
Cramer asked the Commission if they can do this activity in the next 2 weeks. Dixon asked if
there are any limitations. Cramer stated that the idea is to focus first on places within Idaho
Falls, and then if there are examples of, they hope Idaho Falls would be you can go to those
examples outside of Idaho Falls. Cramer stated that ultimately, they will go through this a
number of times and create the land use map over the next 6 or 7 months. Dixon asked about the
scale of something how big does the area need to be, single lot, single block, larger. Cramer
stated that there is no scale, and whatever the Commissioners feels fits the description.
Black had Cramer go to Kate Curley Park, and stated that it is a nice park in the middle of
housing. Cramer marked the park with green, and noted it is a “neighborhood park, not too big,
middle of housing, walkable, no sports field, rare, mature trees, amenities, easily accessible.”
Cramer saved that park and asked the Commission to think of another place that meets this
description in Idaho Falls. Black stated that there is one behind Clair E. Gale on the corner by the
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golf course. Morrison stated that Central Park off of Holmes. Cramer circled those parks, called
it a neighborhood park.
Wimborne stated that as the City grows our parks are not keeping up and they are calling storm
ponds with playgrounds parks.
Cramer stated this is what he wants the Commission to do. Cramer asked the Commission to
figure out if this works well, then why don’t we have this in other areas, and that will lead to the
policies that lead to the codes that lead to the requirements. Cramer stated that as they describe
things that jump out, describe them, such as the storm ponds, and say no trees, no amenities,
useless space, and then map those around the town. Cramer asked the Commissioners to take
some time and describe some places and map them out.
Wimborne asked how the neighborhood meetings are going for Imagine IF. Cramer stated that
they are going better than expected and have had good attendance averaging between 25-40
people. Cramer stated that on the survey they were hoping for statistical validity which meant
300 responses and as of this morning there is 533 responses and have statistical validity City
wide, but in each geographic area for the neighborhood. Cramer stated that they can now take a
statistically valid survey and combine it with the non-scientific discussion and look for
crossroads. Wimborne indicated that she sent the survey link to the government teachers and
student council advisors so hopefully the youth can give input. Black invited them to Idaho Falls
High School to set up a kiosk or something to get information out to students. Stevens agreed
that they could set up a kiosk to take the survey. Black asked if the Commissioners are supposed
to fill out the survey. Cramer told them they are welcome to take the survey. Black stated that
she stayed quiet at the neighborhood meeting because she felt she was there as an observer of the
Commission, rather than a neighborhood person. Cramer stated that they can participate as a
citizen if they wish, but they only have asked City Council to stay quiet if they come, and not try
to engage as a Council member. Dixon stated that they have to be careful that they don’t have so
many Commissioners that they have a quorum. Dixon had his wife listen to the meetings, but he
wasn’t in the room.
Cramer indicated that April would have 2 meetings.
Dixon adjourned the meeting at approximately 9:00 p.m.
Respectfully Submitted
Beckie Thompson, Recorder
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
ANNEXATION AND INITIAL ZONING OF LM
APPROXIMATELY 26.28 ACRES, SE ¼ OF SECTION 15,
TOWNSHIP 2 NORTH, RANGE 37 EAST
April 22, 2021
Applicant: HLE, Inc
Project Manager: Naysha
Foster
Location: Generally located
North of W Broadway, East
of N Old Butte Rd, South of
Idaho Falls Airport, West of
N Bellin Rd.
Size: 26.286 acres
Zoning:
Existing: County A-1
North: LM
South: LC & County C-2
East: RP & RMH
West: LM
Proposed Zoning: LM
Existing Land Uses:
Site: Commercial
North: Airport Runway
South: Commercial/Res
East: Residential
West: Ag
Future Land Use Map:
Employment Center

Community
Development
Services

Requested Action: To recommend approval of annexation and
initial zoning of LM to the Mayor and City Council.
Staff Comments: This property consists of approximately 26 acres
and is on W Broadway just south of the Airport Runway. It is
known as Reeds Dairy. This property is surrounded by City limits.
This property has operated as a dairy since the mid to late 60’s.
Agriculture and Agriculture Tourism is an allowed use in the LM
zone with a Conditional Use Permit. The current use would be
grandfathered under the current operation.
Annexation: This is a Category “A” annexation as it is requested
by the property owner. The property is surrounded by City limits
and receives city services. Annexation of the property is consistent
with the policies of the City’s Comprehensive Plan.
Initial Zoning: The proposed zoning is LM, Light Manufacturing
and Heavy Commercial. The Comprehensive plan identifies this
area as Employment Center. The LM Zone is consistent with the
Employment Center as it allows for office space, small restaurants
and limited retail. A majority of property is in the Limited
Development Airport Overlay zone, with a strip along the north
property line along the airport runway property, in the No
Development zone. In Table 11-5-6: Compatible Uses in the
Airport Overlay, the Limited Development Zone allows most of the
same land uses allowed in the LM Zone, according to Table 11-2-3:
Allowed Uses in Industrial Zone.
Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of LM as it is consistent with the
policies of the Comprehensive Plan.

Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps and Aerial Photos
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Comprehensive Plan Policies:
Lands served by railroad/airport facilities and near or adjacent to State highways shall be retained
for industrial development. To protect our economy, we need to protect those lands offering railroad
access or airport access adjacent to major arterial highways. (p. 52)
Encourage a number of locations in the City for industry and large employers. There should be a
number of modestly sized sites to offer employers a greater choice of locations and convenience to
employees. (p. 52)
Assure there are sufficiently large vacant areas within and adjacent to the City to accommodate
new industry. Modern one-story buildings with loading and storage facilities may require 50 to 100
acres. Working with Bonneville County and neighboring communities, we need to monitor our supply of
vacant industrially zoned land near railroads and major highways with available utilities to assure sites are
available to new employers. (p. 53)
Encourage heavier industries to locate in the northern areas of the community or separate such
uses from residential areas by open space or land use buffers. Heavy industrial processes which
generate off-site noise, glare, odor and smoke should be located in areas where compatibility with
neighbors is not an issue. (p. 53)
Zoning Ordinance:
11-3-7: PURPOSE OF INDUSTRIAL ZONES
(B) I&M Industrial and Manufacturing Zone. This zone provides an industrial zone in which the primary
use of the land is a manufacturing, fabricating, processing, and warehousing. Land zoned I&M should be
relatively flat, open land, conveniently located close to transportation, public utilities and other facilities
necessary for large employment centers and successful manufacturing operations
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Proposed Land Use Classification

RE

RP

R1

R2

TN

RMH

R3

R3A

Religious Institution*

C2

C2

C2

C2

C2

C2

C2

C2

P

P

Residential Care Facility
Retail

P*

C2

School*

C2

C2

C2

C2

C2

C2

C2

C2

Short Term Rental*

P

P

P

P

P

P

P

P

Transite Station

P

(Ord. 3218, 9-13-18) (Ord. 3277, 10-10-19)

11-2-4: ALLOWED USES IN COMMERCIAL ZONES.
Table 11-2-2: Allowed Uses in Commercial Zones
P = permitted use. C1 = administrative conditional use. C2 = Planning Commission conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.
*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Proposed Land Use Classification
Accessory use*

PB

CC

Commercial
LC

P

P

P

HC

PT

P

P

Accessory use, Fuel Station*

P

P

P

Accessory use, Storage Yard*

P

P

P

Amusement Center, Indoor

P

P

P

Amusement Center, Indoor Shooting
Range*

P

P

P

P

P

P

Bed and Breakfast*

P

P

P

Boarding /Rooming House

P

P

P

Amusement Center, Outdoor*
Animal Care Clinic*

P
P

Animal Care Facility*

P

Building Material, Garden and Farm
Supplies

P

P

Cemetery*

C2

C2

C2

Club*

P

P

P

Communication Facility
Day Care, all Types*

P

Drinking establishment
Drive-through Establishment *

P

P

P

P

P

P

P
P*

P

P

P

P

P

P

Dwelling, accessory unit *

P

P

P

P

Dwelling, multi-unit*

P

P

Dwelling, single unit attached

P

P

Dwelling, single unit detached

P

Dwelling, two unit

P

Eating establishment

P

P

P

P

P

Eating Establishment, limited

P

P

P

P

P

Financial Institutions

P

P

P

P

P

Entertainment and Cultural Facilities

P

P

P

P

P

TITLE 11 COMPREHENSIVE ZONING
10

Proposed Land Use Classification

PB

CC

LC

HC

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Equipment Sales, Rental and Services
Food Processing, small scale

P

Food store
Health Care and Social Services

PT

P

Higher Education Center
Home Occupation*

P

P

P

P

P

Hospital*

C2

C2

C2

C2

C2

Industry, craftsman

P

P

P

P

P

P

P

P

P

C2

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Industry, light
Information Technology

P

Laundry and Dry Cleaning
Live-Work*

P

P

Lodging Facility

P

Mortuary
Parking Facility

P

Pawn Shop

P

Personal Service

P

Professional Service

P

Planned Unit Development*

P
P

P

C3

C3

P
C3

Public Service Facility*

C2

C2

C2

C2

C2

Public Service Facility, Limited

P

P

P

P

P

Public Service Use

P

P

P

P

P

Recreation Vehicle Park*

P

Religious Institution*

P

P

P

P

P

P

P

P

Retail

P

P

P

P

School*

P

P

P

P

Short Term Rental*

P

P

Residential Care Facility

P

P

Fuel Station

P

P

P

Fuel Station, Super

C2

P

P

Storage Facility, Indoor

P

P

P

Storage Facility, Outdoor

P

Storage Yard*

P

Transit Station

P

Vehicle and Equipment Sales

P

P

P

P

Vehicle Body Shop
Vehicle Repair and Service

P
P

Vehicle Sales, Rental and Service

P

Vehicle Washing Facility

C2

P

P

C2

P

P

(Ord. 3210, 8-23-18) (Ord. 3218, 9-13-18) (Ord. 3233, 12-20-18) (Ord. 3277, 10-10-19)
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P

P

IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
ANNEXATION AND INITIAL ZONING OF LC
22 acres in the SE ¼ of Section 6, Township 2 N, Range 38E
April 6, 2021

Community
Development
Services

Applicant: Connect
Engineering

Requested Action: To recommend approval of annexation and
initial zoning of LC to the Mayor and City Council.

Project Manager: Naysha
Foster

Annexation: This is a Category “A” annexation as it is requested by
the property owner. The property is within the Area of Impact and
contiguous to city limit on the north, east and west property lines.
Annexation of the property is consistent with the City’s
Comprehensive Plan.

Location: Generally, north of
E 33rd N, east of N 5th W,
south of Recycle Rd, west of
E 33rd N.
Size: 22 acres
Existing Zoning: County A-1
North: I&M
South: County A-1
East: HC
West: I&M
Proposed Zoning: LC
Existing Land Uses:
Site: Ag
North: City Dump
South: Ag/Residential
East: Residential
West: Ag
Future Land Use Map:
Higher Density and
Commercial with Park, Low
Density, and Higher
Education in the Vicinity.

Initial Zoning: The proposed zoning is LC, Limited Commercial.
The Comprehensive plan identifies this area as Higher Density and
Commercial, with Park, Low Density and Higher Education in the
vicinity. This property is currently zoned A-1 in the County. This is
an agricultural zone that allows ag uses and single- family dwellings
on one acre lots.
Staff Comments: The property is located south of the City dump. It
consists of approximately 22 acres. The property will have access to
E 33rd N. 33rd N is classified as a minor arterial. Limited
Commercial allows for both most commercial uses as well as,
residential. Residential development in the LC zone falls under the
R3A regulations. Higher density should be located close to streets
designed to move traffic, such as arterials and collectors. Higher
density residential include homes, apartments, and condominiums
developed at densities of 8 to 35 units per acre.
Existing utilities are in N 5th E.

Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of LC as it is consistent with the
policies of the Comprehensive Plan.

Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps and Aerial Photos
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Comprehensive Plan Policies:
Residential development should reflect the economic and social diversity of Idaho Falls.
Higher density housing should be located closer to service areas and those streets designed to move
traffic, such as arterials and collectors, with access only to the collector streets. (p. 48)
Encourage development in areas served by public utilities or where extension of facilities are least
costly. (p. 67)
Develop nodes of Clustered Development. (p. 67)
Zoning Ordinance:
11-3-5: PURPOSE OF COMMERCIAL ZONES

(C) 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 bigbox 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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Proposed Land Use Classification

RE

RP

R1

R2

TN

RMH

R3

R3A

Religious Institution*

C2

C2

C2

C2

C2

C2

C2

C2

P

P

Residential Care Facility
Retail

P*

C2

School*

C2

C2

C2

C2

C2

C2

C2

C2

Short Term Rental*

P

P

P

P

P

P

P

P

Transite Station

P

(Ord. 3218, 9-13-18) (Ord. 3277, 10-10-19)

11-2-4: ALLOWED USES IN COMMERCIAL ZONES.
Table 11-2-2: Allowed Uses in Commercial Zones
P = permitted use. C1 = administrative conditional use. C2 = Planning Commission conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.
*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Proposed Land Use Classification
Accessory use*

PB

CC

Commercial
LC

P

P

P

HC

PT

P

P

Accessory use, Fuel Station*

P

P

P

Accessory use, Storage Yard*

P

P

P

Amusement Center, Indoor

P

P

P

Amusement Center, Indoor Shooting
Range*

P

P

P

P

P

P

Bed and Breakfast*

P

P

P

Boarding /Rooming House

P

P

P

Amusement Center, Outdoor*
Animal Care Clinic*

P
P

Animal Care Facility*

P

Building Material, Garden and Farm
Supplies

P

P

Cemetery*

C2

C2

C2

Club*

P

P

P

Communication Facility
Day Care, all Types*

P

Drinking establishment
Drive-through Establishment *

P

P

P

P

P

P

P
P*

P

P

P

P

P

P

Dwelling, accessory unit *

P

P

P

P

Dwelling, multi-unit*

P

P

Dwelling, single unit attached

P

P

Dwelling, single unit detached

P

Dwelling, two unit

P

Eating establishment

P

P

P

P

P

Eating Establishment, limited

P

P

P

P

P

Financial Institutions

P

P

P

P

P

Entertainment and Cultural Facilities

P

P

P

P

P
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Proposed Land Use Classification

PB

CC

LC

HC

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Equipment Sales, Rental and Services
Food Processing, small scale

P

Food store
Health Care and Social Services

PT

P

Higher Education Center
Home Occupation*

P

P

P

P

P

Hospital*

C2

C2

C2

C2

C2

Industry, craftsman

P

P

P

P

P

P

P

P

P

C2

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Industry, light
Information Technology

P

Laundry and Dry Cleaning
Live-Work*

P

P

Lodging Facility

P

Mortuary
Parking Facility

P

Pawn Shop

P

Personal Service

P

Professional Service

P

Planned Unit Development*

P
P

P

C3

C3

P
C3

Public Service Facility*

C2

C2

C2

C2

C2

Public Service Facility, Limited

P

P

P

P

P

Public Service Use

P

P

P

P

P

Recreation Vehicle Park*

P

Religious Institution*

P

P

P

P

P

P

P

P

Retail

P

P

P

P

School*

P

P

P

P

Short Term Rental*

P

P

Residential Care Facility

P

P

Fuel Station

P

P

P

Fuel Station, Super

C2

P

P

Storage Facility, Indoor

P

P

P

Storage Facility, Outdoor

P

Storage Yard*

P

Transit Station

P

Vehicle and Equipment Sales

P

P

P

P

Vehicle Body Shop
Vehicle Repair and Service

P
P

Vehicle Sales, Rental and Service

P

Vehicle Washing Facility

C2

P

P

C2

P

P

(Ord. 3210, 8-23-18) (Ord. 3218, 9-13-18) (Ord. 3233, 12-20-18) (Ord. 3277, 10-10-19)
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P

IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
REZONE FROM I&M to LC
5.3 ACRES IN THE W ½, OF THE W ½ OF THE SE ¼ OF
SECTION 6, TOWNSHIP 2N, RANGE 38E
April 20, 2021
Applicant: Connect
Engineering

Community
Development
Services

Requested Action: To recommend approval of the rezone from I&M,
Industrial and Manufacturing to LC, Limited Commercial to the Mayor and
City Council.

Project Manager:
Naysha Foster
Location: North of E
33rd N, east of N 5th W,
south of Recycle Rd.

History: This land was annexed in March of 1992 and zoned M-1. The
property was zoned M-1 until the City wide zone change in April of 2018
when it was zoned I&M.

Staff Comments: The Comprehensive Plan identifies this area as Higher
Density. The LC Zone allows for limited commercial uses as well as,
Size: 5.3 acres
residential under the R3A requirements. The property will have access to E
33rd N. 33rd N is classified as a minor arterial. Limited Commercial allows
Zoning:
for both most commercial uses as well as, residential. Residential
North: I&M
development in the LC zone falls under the R3A regulations. Higher density
South: I&M
should be located close to streets designed to move traffic, such as arterials
East: County A-1
and collectors. Higher density residential include homes, apartments, and
West: County A-1
condominiums developed at densities of 8 to 35 units per acre.
Existing Zoning: I&M Existing utilities are in N 5th E.
Proposed Zoning: LC
Existing Land Uses:
Site: Ag
North: City Dump
South: Ag
East: Ag
West: Residential

Staff Recommendation: Staff recommends approval of the rezone to LC as
it isn’t consistent with the policies of the Comprehensive Plan and the
surrounding zoning of the area.

Future Land Use
Map: Higher Density
Attachments:
1. Comprehensive
Plan Policies
2. Zoning
Information
3. Maps
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Comprehensive Plan Policies:
Residential development should reflect the economic and social diversity of Idaho Falls.
Higher density housing should be located closer to service areas and those streets designed to move
traffic, such as arterials and collectors, with access only to the collector streets. (p. 48)
Encourage development in areas served by public utilities or where extension of facilities are least
costly. (p. 67)
Develop nodes of Clustered Development. (p. 67)
Zoning Ordinance:
11-3-5: PURPOSE OF COMMERCIAL ZONES

(C) 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 bigbox 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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Proposed Land Use Classification

RE

RP

R1

R2

TN

RMH

R3

R3A

Religious Institution*

C2

C2

C2

C2

C2

C2

C2

C2

P

P

Residential Care Facility
Retail

P*

C2

School*

C2

C2

C2

C2

C2

C2

C2

C2

Short Term Rental*

P

P

P

P

P

P

P

P

Transite Station

P

(Ord. 3218, 9-13-18) (Ord. 3277, 10-10-19)

11-2-4: ALLOWED USES IN COMMERCIAL ZONES.
Table 11-2-2: Allowed Uses in Commercial Zones
P = permitted use. C1 = administrative conditional use. C2 = Planning Commission conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.
*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Proposed Land Use Classification
Accessory use*

PB

CC

Commercial
LC

P

P

P

HC

PT

P

P

Accessory use, Fuel Station*

P

P

P

Accessory use, Storage Yard*

P

P

P

Amusement Center, Indoor

P

P

P

Amusement Center, Indoor Shooting
Range*

P

P

P

P

P

P

Bed and Breakfast*

P

P

P

Boarding /Rooming House

P

P

P

Amusement Center, Outdoor*
Animal Care Clinic*

P
P

Animal Care Facility*

P

Building Material, Garden and Farm
Supplies

P

P

Cemetery*

C2

C2

C2

Club*

P

P

P

Communication Facility
Day Care, all Types*

P

Drinking establishment
Drive-through Establishment *

P

P

P

P

P

P

P
P*

P

P

P

P

P

P

Dwelling, accessory unit *

P

P

P

P

Dwelling, multi-unit*

P

P

Dwelling, single unit attached

P

P

Dwelling, single unit detached

P

Dwelling, two unit

P

Eating establishment

P

P

P

P

P

Eating Establishment, limited

P

P

P

P

P

Financial Institutions

P

P

P

P

P

Entertainment and Cultural Facilities

P

P

P

P

P
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Proposed Land Use Classification

PB

CC

LC

HC

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Equipment Sales, Rental and Services
Food Processing, small scale

P

Food store
Health Care and Social Services

PT

P

Higher Education Center
Home Occupation*

P

P

P

P

P

Hospital*

C2

C2

C2

C2

C2

Industry, craftsman

P

P

P

P

P

P

P

P

P

C2

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Industry, light
Information Technology

P

Laundry and Dry Cleaning
Live-Work*

P

P

Lodging Facility

P

Mortuary
Parking Facility

P

Pawn Shop

P

Personal Service

P

Professional Service

P

Planned Unit Development*

P
P

P

C3

C3

P
C3

Public Service Facility*

C2

C2

C2

C2

C2

Public Service Facility, Limited

P

P

P

P

P

Public Service Use

P

P

P

P

P

Recreation Vehicle Park*

P

Religious Institution*

P

P

P

P

P

P

P

P

Retail

P

P

P

P

School*

P

P

P

P

Short Term Rental*

P

P

Residential Care Facility

P

P

Fuel Station

P

P

P

Fuel Station, Super

C2

P

P

Storage Facility, Indoor

P

P

P

Storage Facility, Outdoor

P

Storage Yard*

P

Transit Station

P

Vehicle and Equipment Sales

P

P

P

P

Vehicle Body Shop
Vehicle Repair and Service

P
P

Vehicle Sales, Rental and Service

P

Vehicle Washing Facility

C2

P

P

C2

P

P

(Ord. 3210, 8-23-18) (Ord. 3218, 9-13-18) (Ord. 3233, 12-20-18) (Ord. 3277, 10-10-19)
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Final Plat Riverfront Luxury Townhomes, Division No. 1
April 20, 2021

Community
Development
Services

Applicant: Connect
Engineering

Requested Action: To approve the final plat for Riverfront Luxury
Townhomes, Division No. 1

Location: Generally North
of Higham St, East of the
Snake River, South of
Presto St, West of Latah
Ave.

History: This property is part of the Original Townsite. It was
annexed into the Village of Idaho Falls in 1906. A majority of the
property has been zoned R2 since 1987. A small portion of the
property, at the corner of Latah and Presto was rezoned from PB to R2
in January of this year.

Size: Approx. 1.874 acres
Residential Lots: 24
Common lot for rear
access
Density: 12.8 units per acre
Allowed Density: 17 units

Staff Comments: The property is zoned R2. The final plat includes
24 residential with common lots on the west side of the plat that will
serve as access for the homes that will face Latah Avenue.

Existing Zoning: R2
North: R1
South: LC
East: R1/PT Overlay
West: R2
Existing Land Uses:
Site: Vacant
North: Residential
South: Commercial
East: Commercial
West: Vacant/ Residential
Future Land Use Map:
Planned Transition
Attachments:
1. Subdivision and Zoning
Ordinance
Requirements
2. Comprehensive Plan
Policies
3. Maps and aerial photos

When this area was platted as part of the original town site the
lots were 25’ X 125’. This area was replatted in 1981 as one
large lot to accommodate the development of condominiums.
Condos were constructed in the northwest corner of this area,
but not on the remaining portion of the property.
The proposed lots will be for attached multi-unit structures; 2 or
more dwelling units attached by a common wall, where each
dwelling is on a separate lot. The lots will range in width from
21 to 27 feet and 97 feet long with common access from the
rear.
Currently, Latah Avenue has no curb, gutter and sidewalk on the
west side. As part of the platting and development the street
will be brought up to city standards.
The property lies within the Limited Development Airport
Overlay Zone. Residential development is allowed within this
zone, but an airport disclosure note is required on the plat prior
to recording.
Staff Recommendation: Staff has reviewed the final plat and
finds that it complies with the subdivision ordinance and the
development standards of the R2 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.

Staff Review
X
X

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

X
X
NA

X
X
X
X
X
X
NA

No new
Streets

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. (p.40)
Higher density housing should be located closer to service areas and those streets designed to move traffic,
such as arterials and collectors, with access only to the collector streets. Apartments and townhouses are
located adjacent to arterial and collector streets for two reasons. Larger lots necessary for higher density housing
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offer opportunities for building layout, setbacks, and buffering with berms and fences to minimize the impact of
street noise. If apartments and townhouses are located close to arterial
streets, traffic from apartments will not move through neighborhoods. However, higher density housing should still be
clustered: it should not be used to line arterial streets. (p. 43)
Land Use Categories: (p. 63)
Planned Transition: Arterial street areas where land uses are changing.
Encourage development in areas served by public utilities or where extension of facilities are least costly.
(p. 67)
Zoning Ordinance:
11-3-3: PURPOSE OF RESIDENTIAL ZONES
(D) R2 Mixed Residential Zone. This zone provides a residential zone characterized by smaller lots and
dwellings, more compact and denser residential development; and higher volumes of vehicular and pedestrian
traffic than are characteristic of the RE, RP and R1 Zones. The principal uses permitted in the R2 Zone shall be
one (1), two (2), three (3), and four (4) dwelling units. This zone is also generally located near limited commercial
services that provide daily household needs.
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
FINAL PLAT
Bowen Addition Division 3 First Amended,
April 20, 2021
Applicant: Jeff Freiberg
Engineering
Project Manager: Caitlin
Long
Location: Generally, north of
Kearney S, east of Alameda
Ave, south of Hollipark Dr,
west of N Woodruff Ave
Size: 3.203 acres
Lots:
Total: 2
Buildable: 2
Average Lot Size:
65,000 (1.49 acres)
Existing Zoning:
Site: LM
North: LM
South: R1
East: LM
West: LM

Community
Development
Services

Requested Action: To recommend approval of the amended
final plat for Bowen Addition Division 3, to the Mayor and
City Council.
Staff Comments: This parcel was annexed in June 2006
and zoned HC-1. This was rezoned to LM in 2018 with the
City-wide initiated Zoning change. The Preliminary plat for
Bowen Addition Division 3 was approved in November
2005. The property is zoned LM. The only proposed change
is to split the current lot into two separate lots for future
development. The lot is currently vacant. There is a 26’
access easement that will be provided for cross-access.
Staff Recommendation: Staff has reviewed the final plat
and finds it complies with the Subdivision Ordinance and is
consistent with the development standards of the LM Zone.
Staff recommends approval of the plat.

Existing Land Uses:
Site: Vacant
North: Industrial
South: Residential
East: Vacant
West: Vacant
Future Land Use Map:
Commercial
Attachments:
1. Subdivision and Zoning
Ordinance Requirements
2. Comprehensive Plan
Policies
3. Maps and aerial photos
4. Final 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.

Staff Review
X
X

Lots have full frontage on, and access to, a dedicated street.

N/A

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.

N/A
N/A

The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.

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.

No new streets
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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:
11-3-7: Purpose of Industrial Zones,
(A) LM Light Manufacturing and Heavy Commercial Zone

This zone provides a light industrial zone in which the primary use of land is for non-nuisance
industries, and heavy commercial establishments. This Zone is characterized by a wide variety of
businesses, warehouses, equipment yards, and light manufacturing and industrial uses, and
located convenient to transportation systems.

(1) In the LM and I&M Zones, a setback of thirty feet (30’) shall be provided from all residential
uses, residential zones, the R3A Zone if occupied by residential uses, or from land designated for
low or higher density residential in the City’s Comprehensive Plan. (Ord. 3233, 12-20-18)
(2) Any structure with a height greater than thirty feet (30’) shall be set back seventy-fi ve feet (75’)
from all residential uses, residential zones, the R3A Zone if occupied by residential uses, or
land designated for low or higher density residential in the City’s Comprehensive Plan, unless
approved as a conditional use by the Planning Commission, as set forth in Section 11-6-5B.
(3) For commercial uses, lot coverage shall include all areas under roofs and paved surfaces including
driveways, walks, and parking areas. The remaining lot area shall be landscaped as required by
this Code.
(Ord. 3233, 12-20-18)
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Comprehensive Plan Policies:

Cluster community commercial centers and highway commercial rather than encourage strip
commercial along arterial streets. (p.48)
Assure industrial and heavy commercial traffic does not move through neighboring residential
areas. (p.53)
Encourage heavier industries to locate in the northern areas of the community or separate such
uses from residential areas by open space or land use buffers. (p.53)
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
FINAL PLAT
Snake River Landing Division No. 15 1st Amended Plat
April 20, 2021
Applicant: Horrocks
Engineers
Project Manager: Caitlin
Long
Location: Generally, north of
W Sunnyside Rd, east of
Snake River Pkwy, south of
Event Center Dr, and west of
the Snake River
Size: 5.91 Acres
Lots:
Total: 5
Buildable: 5
Average Lot Size:
51,425 Sq ft (1.18 acres)
Existing Zoning:
Site: HC
North: LC
South: P
East: P
West: HC

Community
Development
Services

Requested Action: To recommend approval of the amended
final plat for Snake River Landing Division No. 15, to the
Mayor and City Council.
Staff Comments: This parcel was annexed in 2005 and
given the initial zone of C-1. This was rezoned to HC in
2018 with the City-wide initiated Zoning change. The
Preliminary plat was approved in June 2002. The final plat
for Division 15 was approved in August 2020. This is an
amended Plat for Lot 2 in Division 15. Lot 2 will now be
platted into 5 smaller lots due to increase interest from
developers in this location for businesses. Access to this
subdivision will come from Snake River Landing Blvd.
Staff Recommendation: Staff has reviewed the final plat
and finds it complies with the Subdivision Ordinance and is
consistent with the development standards of the HC Zone.
Staff recommends approval of the plat.

Existing Land Uses:
Site: Vacant
North: Vacant
South: Park
East: Future Park
West: Vacant
Future Land Use Map:
Higher Density
Attachments:
1. Subdivision and Zoning
Ordinance Requirements
2. Comprehensive Plan
Policies
3. Maps and aerial photos
4. Final 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.

Staff Review
X
X

Lots have full frontage on, and access to, a dedicated street.

N/A

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.

N/A
N/A

The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.

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.

No new streets
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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:
11-3-5: Purpose of Commercial Zones,
(D) HC Highway and General Commercial Zone

This zone provides a commercial zone for retail and service uses serving the traveling public.
Characteristics of the Zone are buildings set back from the right-of-way line to promote safety on
the highway and maintain maximum use of highway right-of way for travel purposes, and a wide
variety of architectural forms and shapes. This Zone should be located at specific locations along
highways leading into the City.

(1) In the LC Zone, structures may encroach into the twenty foot (20’) setback up to ten feet (10’)
when designed with a pedestrian walkway a minimum of five feet (5’) in width connecting the
public sidewalk to the structure’s entrance. Parking is not permitted to encroach into the twenty
foot (20’) setback.
(2) In the HC Zone, display space may encroach into the landscape buffer contiguous to the street.
Such encroachments may not exceed twenty five percent (25%) of the linear frontage contiguous
to the street.
(3) In the CC Zone, the landscape buffer contiguous to a street may be reduced or removed
where a building is located within the required landscape buffer, as determined by the Zoning
Administrator.
(4) When a multi-unit dwelling or commercial use is developed on a property that adjoins a property
zoned RE, RP, R1, R2, TN, or on unincorporated land designated for Low Density Residential
in the City’s Comprehensive Plan and the height of the building is over twenty-four feet (24’),
every one foot (1’) of additional building height requires an additional two feet (2’) in setback
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with the minimum setback being thirty feet (30’).
(5) For commercial uses, lot coverage shall include all areas under roofs and paved surfaces including
driveways, walks, and parking areas. The remaining lot area shall be landscaped as required by
this Code.
(6) In the LC Zone residential uses shall comply with the R3A Zone dimensional standards.
(Ord. 3233, 12-20-18) (Ord. 3277, 10-10-19)
Comprehensive Plan Policies:

Regional commercial centers, as other major traffic generators, should be located approximately
at or within one-half mile from major state thoroughfares and be served by existing arterial
streets. (p.48)
Cluster community commercial centers and highway commercial rather than encourage strip
commercial along arterial streets. (p.48)
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"SEE THIS SHEET"

SHEET 1 of 2
2194 Snake River Parkway
Suite 205
Idaho Falls, Idaho
Main: 208-522-1223

REASONED STATEMENT OF RELEVANT CRITERIA AND STANDARDS
REQUEST FOR RECONSIDERATION OF THE PRELIMINARY PLAT OF IVYWOOD WEST
SUBDIVISION, LOCATED GENERALLY SOUTH OF W 65TH S, EAST OF S 15TH W, WEST
OF 5TH W, NORTH OF 81ST S
WHEREAS, the applicant filed an application for a final plat on January 20, 2021; and
WHEREAS, this matter came before the Idaho Falls Planning and Zoning Commission during a duly
noticed public hearing on April 6, 2021; and
WHEREAS, having reviewed the application, including all exhibits entered and having considered the
issues presented:
I.

RELEVANT CRITERIA AND STANDARDS

1. The Planning and Zoning Commission considered the request pursuant to the City of Idaho Falls 2013
Comprehensive Plan, the City of Idaho Falls Zoning Ordinance, the City of Idaho Falls Subdivision
Ordinance, the Local Land Use Planning Act, and other applicable development regulations.
2. The property is an approximate 172.135 acre parcel located generally South of W 65th S, east of S
15th W, west of 5th W, North of 81st S
3. The property is zoned R1 and R3A.
4. The preliminary plat includes 529 residential lots with 297 single dwelling and 231 twinhome lots.
There is also one larger lot, 18 acres, intended for future higher density or mixed use development.
5. The subdivision includes several residential collector streets to convey subdivision traffic to the main
collectors and arterial streets on the perimeter of the development. The subdivision will also connect
to existing platted rights-of-way in Bonneville County.
6. Access to the development will be consistent with the Access Management Plan.
7. The plat complies with all requirements of the Subdivision Ordinance and Zoning Ordinance.
8. The proposed development is consistent with the principles of the City’s Comprehensive Plan.
9. The request for reconsideration asserted in writing and at the hearing that the Commission’s approval
of the preliminary plat was in error because the plat’s density was inconsistent with the requirements
of the comprehensive plan. However, the allowed density of the plat is controlled by the City’s
Zoning Ordinance, not the Comprehensive Plan. The proposed density of the preliminary plat meets
the limits imposed by the City’s Zoning Ordinance.
10. The request for reconsideration also asserted at the hearing that the Commission’s approval of the
preliminary plat was in error because the commission had not required improvements to 65th South
outside of the City’s jurisdiction. As traffic and street development will be addressed as part of the
City’s Development Agreement associated with a final plat, the Commission finds that it is
inappropriate to address traffic and street development as part of the preliminary plat. In addition, the
City cannot require developer to improve county right-of-way outside of the City’s jurisdiction.
11. The request for reconsideration also asserted at the hearing that the Commission’s approval of the
preliminary plat was in error because the Commission had not required parks for the Development as
required by the comprehensive plan. The comprehensive plan is not a zoning ordinance and
compliance with the comprehensive plan does not require the Development to agree with all the
provisions of the comprehensive plan. As an aspirational planning document, the Commission cannot
deny approval on the sole basis that the preliminary plan is non-complaint with the comprehensive

plan. Further, the preliminary plat identifies two large storm ponds that may be developed into future
parks.
12. As a result, the Commission finds that the preliminary plat is in accordance with the principles and
goals of the comprehensive plan, even if it does not strictly meet the provisions of that plan. See
Urretia v. Blaine Cnty., 134 Idaho 454 (2000) (“It is to be expected that the land to be subdivided may
not agree with all provisions in the comprehensive plan, but a more specific analysis, resulting in
denial of a subdivision application based solely on non-compliance with the comprehensive plan
elevates the plan to the level of legally controlling zoning law.”)
II.

DECISION

Based on the above Reasoned Statement of Relevant Criteria, the Planning and Zoning Commission of
the City of Idaho Falls denied the Request for Reconsideration of the Preliminary Plat.
PASSED BY THE CITY COUNCIL OF THE CITY OF IDAHO FALLS
THIS _______ DAY OF ______________________, 2021
_____________________________________
Brent Dixon, Chair

