IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
REZONE FROM R2 and PB TO R3A
Lots 18-23, Block 22, Highland Park Addition & a portion of Park
Village Division No. 1 ~ April 7, 2020

Community
Development
Services

Applicant: Connect
Engineering

Requested Action: To recommend approval of the rezone from R2 and
PB to R3A to the Mayor and City Council.

Project Manager:
Kerry Beutler

Staff Recommendation: Staff recommends approval of rezone from R2
and PB to R3A as it complies with Comprehensive Plan policies.

Location: North of US
Highway 20, East of
the Snake River, South
of Science Center
Drive, West of Fremont
Ave.

History: This area was part of a 105 unit condominium project that was
approved by the City Council in 1981. At that time the property was
rezoned from R1 to R2. Only a portion of that project was built and now
sits immediately to the north of the proposed rezone area. In December
2000 the property was rezoned from R2 to PB for office development.

Size:
acres

Approx. 4.6

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

In 2005 it was requested that the property be rezoned from PB to R-2A to
allow for high density residential development. At that time surrounding
residents opposed the rezone request and felt the property should be left as
PB for office development. The Planning Commission recommend
approval of a more restrictive zoning of R2 with the PUD overlay. The
rezone request was never forwarded on to City Council for action. In 2018
as part of the new zoning ordinance being adopted this area was changed
from PB to R2.
A public hearing was held February 4, 2020 with the Planning and Zoning
Commission to rezone the property from R2 and PB to LC. Fifty-nine
public hearing notices were mailed to surrounding property owners within
320 feet of the location. The recommendation to the City Council was to
deny the request for the LC zone.
On February 27, 2020 the Mayor and City Council remanded the rezone
request back to the Planning and Zoning Commission for consideration of
R3A Zoning designation.
Staff Comments: The property is proposed to be rezoned from R2 Mixed
Residential and PB, Professional Business to R3A, Residential Mixed Use.
The R3A Zone is a mixed use zone primarily for residential purposes, but
allows for office buildings and certain other uses of semi-commercial
nature may be located. The Comprehensive Plan identifies this area as
Planned Transition, or an area where land uses are changing. As a mixed
use zone the R3A designation is consistent with Comprehensive Plan
policies. The Comprehensive Plan provides that limited neighborhood
services, such as 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. This
area, north of US20, to the west and along Fremont Avenue acts as the
entrance to the overall neighborhood and has been developed with
commercial service uses. Additionally, development of this property for
commercial purposes would not require commercial traffic to go through a

Page 1 of 7

The R3A Zone provides 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 semi-commercial 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 zone. The maximum density of 35 units per acre.
As was mentioned previously this area was originally zoned and planed for higher density housing. The
original plan approved in 1981 proposed 105 condo units or a density of approximately 13 units per acre.
Higher density residential is appropriate within this area and consistent with the Planned Transition
designation in the Comprehensive Plan.
The Comprehensive Plan provides for higher density housing to be located closer to service areas and
those streets designed to move traffic, such as arterial streets and collectors, with access only to the
collector street. Larger lots necessary for higher density housing 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. Although Higham Street and Latah Avenue are local streets they provide immediate
access to Fremont Avenue, a minor arterial without the need for any of the higher density residential
traffic to flow through a residential neighborhood.
The LC Zone is present immediately to the south of the property and commercial uses have been
developed to the east under the Planned Transition overlay. Allowed land uses with the PT and LC Zones
are very similar. The commercial uses developed between Latah and Fremont Avenues were developed
since the 2005 rezone request to R-2A and would support a change to the area the zoning designation of
R3A. The property to the south was rezone to LC in 2001 with subsequent commercial uses being
developed after.
Development in this area will also have immediate to pathway along the river walk and Freeman Park to
the north. Having access to open space and amenities further supports higher density residential and
commercial uses. Utilities are also present in the area and the Comprehensive Plan supports developing
those areas with easy access to utilities.
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).
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).
Neighborhood and community services shall be buffered from the residential neighborhood by
fencing and landscaping (p.41).
Higher density housing should be located closer to service areas and those streets designed to move
traffic, such as arterial streets and collectors, with access only to the collector street. Apartments and
townhouses are located adjacent to arterial and collector streets for two reasons. Larger lots necessary for
higher density housing 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).
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Plan for different commercial functions within the City of Idaho Falls. To have a walkable
neighborhood business district, a commercial node of 30,000 to 50,000 square feet of retail space is a
useful range. To support 30,000 square feet of retail space, about 2,000 households are required, and, to
be walkable, thirty to seventy percent of these households should be within a quarter mile or
approximately 1,300 feet of the district or within three blocks considering the block pattern found in our
older neighborhoods. This will require a much greater density than the three dwelling units per acre
frequently developed in Idaho Falls which is about 1,800 households per square mile (p.47).
Access to commercial properties shall be designed to minimize disruptive effects on traffic flow (p.
49).
Buffer commercial development, including services, from adjacent residential development. We
were told by many people commercial development should be buffered from adjacent residential
development. Allowing commercial development, especially neighborhood centers, adjacent to residential
development moves us toward our goal of a convenient city -- one in which walking and biking are
reasonable alternatives -- but it does require careful attention to buffering. Our present regulations only
address buffering parking lots from residential uses, unless a change of land use occurs under the Planned
Transition Zone. We need to develop regulations shielding residences from the noise, light, and traffic
generated by commercial uses. Such regulations should address buffering under different situations. For
example, residential uses across the street from commercial properties will benefit from perimeter
landscaping, buildings towards the front of the lot, and parking in the rear. Residential uses in the rear of
commercial properties will benefit from parking areas in the front of the lot, buildings to the rear, and
landscaping and fencing in the rear of the lot (p.49).
Planned transition Arterial street areas where land uses are changing, (p. 63).
Rezoning
Considerations:

Explain how the
proposed change is
in accordance with
the City’s
Comprehensive
Plan.
What Changes have
occurred in the area
to justify the request
for a rezone?
Are there existing
land uses in the area
similar to the
proposed use?

Because the comprehensive plan provides only general guidance for zoning
decisions, the Planning Commission shall also take the following considerations
into account:
Applicant Comment
Staff Comment
The Comprehensive Plan identifies this area as
The property is
Planned Transition. The requested R3A Zone is a
adjacent to other
mixed residential use zone that will allow for both
similar Zones and or
residential and semi-commercial development which
commercial.
is consistent with the PT Zone. The R3A Zone has
the potential to diversify the housing types in the
neighborhood or provide for neighborhood services.
The Planned Transition Zone immediately to the east
Need for commercial
near INL and ISU. Also has allowed commercial development, providing
services to the area. There have also been recent
a need for potential
rezones in the area allowing for higher density
higher density housing
residential development.
near INL & ISU.
Yes to the south and
Uses in the R3A Zone are similar to those allowed to
east.
the east in the Planned Transition Zone. The
property to the south is zoned LC with commercial
development. High density housing is also present in
the immediate area.
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Is the site large
enough to
accommodate
required access,
Parking,
landscaping, etc. for
the proposed use?

Yes

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

Yes

Staff Comment
Development in this area has the potential to generate
traffic, but will have immediate access to Fremont
Ave., a minor arterial designed to manage those
traffic loads. Additionally, whether developed as
residential or commercial, traffic will not be required
to go through any existing residential neighborhoods
to access the transportation network.
Staff unaware of capacity issues in this area that
would be exceeded by development.

Staff is unaware of any nuisances that development
might create on adjoining properties.
Commercial uses have been developed through use
of the PT Zone in the block immediately to the east.
Higher density residential development has been
developed to the north and is in the process of being
developed further up Fremont Avenue.

Transportation Plan: Fremont Avenue – Minor Arterial
Higham Street and Latah Avenue – Local Streets
Zoning Ordinance:
11-3-3: PURPOSES 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.
11-3-3: PURPOSES OF THE 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 semi-commercial
nature may be located. Characteristic of this Zone is a greater amount of automobile traffic, greater
automobile traffic, greater density, and a wider variety of dwelling types and uses than is
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characteristic of the R3 Residential Zone. While office buildings and certain other uses of a semicommercial nature may be located in the Zone, the R3A Zone is essentially residential in character.
Therefore, all 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 CITY COUNCIL
STAFF REPORT
REZONE FROM R2 and PB TO LC
Lots 18-23, Block 22, Highland Park Addition & a portion of Park
Village Division No. 1 ~ February 4, 2020

Community
Development
Services

Applicant: Connect
Engineering

Requested Action: To recommend approval of the rezone from R2 and PB to LC
to the Mayor and City Council.

Project Manager:
Kerry Beutler

History: This area was part of a 105 unit condominium project that was approved
by the City Council in 1981. At that time the property was rezoned from R1 to
R2. Only a portion of that project was built and now sits immediately to the north
of the proposed rezone area. In December 2000 the property was rezoned from
R2 to PB for office development.

Location: North of US
Highway 20, East of
the Snake River, South
of Science Center
Drive, West of Fremont
Ave.
Size:
acres

Approx. 4.6

Existing Zoning:
Site: R2/PB
North: R2
South: LC
East: R1 with PT
Overlay
West: P

In 2005 it was requested that the property be rezoned from PB to R-2A to allow
for high density residential development. At that time surrounding residents
opposed the rezone request and felt the property should be left as PB for office
development. The Planning Commission recommended approval of a more
restrictive zoning of R2 with the PUD overlay. The rezone request was never
forwarded on to City Council for action. In 2018 as part of the new zoning
ordinance being adopted this area was changed from PB to R2. This change was
recommended by staff, not the property owner. This was based on a review of the
land uses in the area and the Comprehensive Plan policies. However, when the
new ordinance was passed and staff recommended rezones were approved, it was
done with the understanding that property owners would come forward with other
requests once more firm plans were in the works.
Staff Comments: See Page 2

Existing Land Uses:
Site: Vacant
North: High Density
Residential
South: Commercial
East: Commercial
West: Park
Future Land Use
Map: Planned
Transition
Attachments:
1. Zoning Ordinance
Information
2. Comprehensive
Plan Policies
3. Maps and aerial
photos
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The property is proposed to be rezoned from R2 and PB, Mixed Residential Zone to LC, Limited
Commercial. The LC Zone is a mixed use zone that allows for both residential and commercial
development. The Comprehensive Plan identifies this area as Planned Transition, define as, “Arterial
street areas where land uses are changing.” The original intent for transition areas along arterial streets
was to allow a mix of high density residential, commercial, and professional office uses. As a mixed use
zone the LC designation is consistent with that intent. The Planning and Zoning Commission’s
recommendation for denial was due to the property’s distance from Fremont, which is the arterial in the
area and where commercial uses were more likely to be found. They felt the area under consideration
was more appropriate for residential. The Comprehensive Plan definition of Planned Transition and the
original Planned Transition study conducted in the 1980’s supports that recommendation.
Staff’s reason for recommending approval was based on policies in the Comprehensive Plan which
provide that limited neighborhood services, such as 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. This area, north of US20, to the west and along
Fremont Avenue acts as the entrance to the overall neighborhood and has been developed with
commercial service uses. Additionally, development of this property for commercial purposes would not
require commercial traffic to go through a residential neighborhood as it has direct access to Higham
Street. However, it is possible traffic could use Latah, which is a local road. Although commercial traffic
from development to the east south uses Latah and Higham for access, the Planning and Zoning
Commission believed Latah and Higham should be the points of transition between commercial and
residential. The Comprehensive Plan also states that allowing commercial development, especially
neighborhood centers, adjacent to residential development moves us toward our goal of a convenient city
-- one in which walking and biking are reasonable alternatives -- but it does require careful attention to
buffering. The zoning ordinance does provide buffering standards when commercial development abuts
residential.
The LC Zone also allows for residential development ranging from single dwelling units to apartment
buildings, with a maximum density of 35 units per acre. As was mentioned previously this area was
originally zoned and planed for higher density housing. The original plan approved in 1981 proposed 105
condo units or a density of approximately 13 units per acre. Higher density residential is appropriate
within this area and consistent with the Planned Transition designation in the Comprehensive Plan.
The Comprehensive Plan provides for higher density housing to be located closer to service areas and
those streets designed to move traffic, such as arterial streets and collectors, with access only to the
collector street. Larger lots necessary for higher density housing 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. Although Higham Street and Latah Avenue are local streets they provide immediate
access to Fremont Avenue, a minor arterial without the need for any of the higher density residential
traffic to flow through a residential neighborhood.
The LC Zone is immediately to the south of the property and commercial uses have been developed to the
east under the Planned Transition overlay. Allowed land uses with the PT and LC Zones are very similar.
The commercial uses developed between Latah and Fremont Avenues were developed since the 2005
rezone request to R-2A and would support a change to the area the zoning designation of LC. The
property to the south was rezone to LC in 2001 with subsequent commercial uses being developed after.
Again, the Planning and Zoning Commission believed that Higham and Latah should be seen as the
transition points between commercial and residential. The properties to the south and east, although
zoned and developed with commercial uses, both have frontage along an arterial, whereas the subject
property does not.
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Development in this area will also have immediate to pathway along the river walk and Freeman Park to
the north. Having access to open space and amenities further supports higher density residential and
commercial uses. Utilities are also present in the area and the Comprehensive Plan supports developing
those areas with easy access to utilities.
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).
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).
Neighborhood and community services shall be buffered from the residential neighborhood by
fencing and landscaping (p.41).
Higher density housing should be located closer to service areas and those streets designed to move
traffic, such as arterial streets and collectors, with access only to the collector street. Apartments and
townhouses are located adjacent to arterial and collector streets for two reasons. Larger lots necessary for
higher density housing 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).
Plan for different commercial functions within the City of Idaho Falls. To have a walkable
neighborhood business district, a commercial node of 30,000 to 50,000 square feet of retail space is a
useful range. To support 30,000 square feet of retail space, about 2,000 households are required, and, to
be walkable, thirty to seventy percent of these households should be within a quarter mile or
approximately 1,300 feet of the district or within three blocks considering the block pattern found in our
older neighborhoods. This will require a much greater density than the three dwelling units per acre
frequently developed in Idaho Falls which is about 1,800 households per square mile (p.47).
Access to commercial properties shall be designed to minimize disruptive effects on traffic flow (p.
49).
Buffer commercial development, including services, from adjacent residential development. We
were told by many people commercial development should be buffered from adjacent residential
development. Allowing commercial development, especially neighborhood centers, adjacent to residential
development moves us toward our goal of a convenient city -- one in which walking and biking are
reasonable alternatives -- but it does require careful attention to buffering. Our present regulations only
address buffering parking lots from residential uses, unless a change of land use occurs under the Planned
Transition Zone. We need to develop regulations shielding residences from the noise, light, and traffic
generated by commercial uses. Such regulations should address buffering under different situations. For
example, residential uses across the street from commercial properties will benefit from perimeter
landscaping, buildings towards the front of the lot, and parking in the rear. Residential uses in the rear of
commercial properties will benefit from parking areas in the front of the lot, buildings to the rear, and
landscaping and fencing in the rear of the lot (p.49).
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Planned transition Arterial street areas where land uses are changing, (p. 63).
Rezoning
Considerations:

Explain how the
proposed change is
in accordance with
the City’s
Comprehensive
Plan.
What Changes have
occurred in the area
to justify the request
for a 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?

(This section of the staff report was not modified between the Planning and
Zoning and City Council meetings.) Because the comprehensive plan provides
only general guidance for zoning decisions, the Planning Commission shall also
take the following considerations into account:
Applicant Comment
Staff Comment
The property is
The Comprehensive Plan identifies this area as
adjacent to other LC
Planned Transition. The requested LC Zone is a
Zones and or
mixed use zone that will allow for both residential
commercial.
and commercial development which is consistent
with the PT Zone. The LC Zone has the potential to
diversify the housing types in the neighborhood or
provide for neighborhood services.
The Planned Transition Zone immediately to the east
Need for commercial
near INL and ISU. Also has allowed commercial development, providing
services to the area. There have also been recent
a need for potential
rezones in the area allowing for higher density
higher density housing
residential development.
near INL & ISU.
Yes to the south and
Uses in the LC Zone are similar to those allowed to
east.
the east in the Planned Transition Zone. The
property to the south is zoned LC with commercial
development. High density housing is also present in
the immediate area.
Yes
Yes

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

Staff Comment
Development in this area has the potential to generate
traffic, but will have immediate access to Fremont
Ave., a minor arterial designed to manage those
traffic loads. Additionally, rather developed as
residential or commercial, traffic will not be required
to go through any existing residential neighborhoods
to access the transportation network.
Staff unaware of capacity issues in this area that
would be exceeded by development.
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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

Staff is unaware of any nuisances that development
might create on adjoining properties.
Commercial uses have been developed through use
of the PT Zone in the block immediately to the east.
Higher density residential development has been
developed to the north and is in the process of being
developed further up Fremont Avenue.

Transportation Plan: Fremont Avenue – Minor Arterial
Higham Street and Latah Avenue – Local Streets
Zoning Ordinance:
11-3-3: PURPOSES 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.
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 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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