IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
REZONE FROM IM to R3A
Lots 3, 4, and 5, Block 1 McNeil Business Park Division 2
September 1, 2020
Applicant: Victor
Sutherland
Project Manager:
Brent McLane
Location: Generally
located North of W
Sunnyside Rd. East of
S Yellowstone Ave.
South of W 25th St.
West of Rollandet Ave.
Size:

1.35 acres

Existing Zoning:
Site: IM
North: IM
South: IM
East: R3A
West: IM
Existing Land Uses:
Site: Vacant
North: Commercial
South: Commercial
East: Residential
West: Vacant
Future Land Use
Map: Employment
Center and Higher
Density Residential
Attachments:
1. Zoning Ordinance
Information
2. Comprehensive
Plan Policies
3. Maps and aerial
photos

Community
Development
Services

Requested Action: To recommend approval of the rezone from IM,
Industrial and Manufacturing, to R3A, Mixed Use Residential to the
Mayor and City Council.
Staff Recommendation: The R3A Zone is consistent with the policies of
the Comprehensive Plan and existing land uses in the area. The R3A zone
allows for a mix of both residential and commercial uses.
History: The property was annexed in 1979 and zoned C-1, Limited
Business Zone as part of the Chaffin Addition, Division No. 2. The C-1
designation was assigned to the entire subdivision. The C-1 Zone is the
same as the current LC, Limited Commercial Zone. When the city updated
the zoning ordinance in 2018 it changed the C-1 designation to be LC.
The property was rezoned from C-1 to HC-1, Highway Commercial (the
same as HC currently) in 2006, accompanying a subdivision plat. The
property was replatted in 2006 as part of the Sayer Business Park. In 2018
the city rezoned this area from HC-1 to LM as part of the zoning ordinance
update because LM seemed to be more consistent with the heavier
commercial uses that had developed in the area. Aside from agricultural
use the property has never been developed.
Staff Comments: The Future land us map shows this area on the border
of Commercial Center and Higher Density Residential. The requested R3A
Zone is consistent with these designations. Existing land uses in the area
are mixed between residential, professional services, storage units, and
industrial. The R3A Zone would be in keeping with the existing land uses
in this area.
The Comprehensive Plan encourages allowing for a number of modestly
sized sites to offer a greater choice of locations for industry and
employers. Removing the IM designation reduces the number of properties
available for heavier commercial and light industrial uses. These particular
lots are difficult to develop as industrial uses due to the narrowness of the
lots and the closeness of the residential on the east. When the setbacks are
enforced and buffers between industrial and residential are in place the
allowable area creates a lot that is difficult to develop individually.
(continued on next page)
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Residential development here would most likely be higher density development. 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. McNeil Drive is a 60-foot-wide local street, but within
close proximity to Sunnyside Road, a Major Arterial.
If this property were developed for residential purposes it would be near basic services (parks, banking,
etc.) as well as employment centers. If residential were developed here there is also the potential for
heavy commercial traffic to now move through a partial residential area. This has the potential to create
conflicts or nuisances where there is now a mix of traffic types, where before there wasn’t. Effective
design, including development standards currently required by the zoning ordinance, can minimize
negative impacts.
Comprehensive Plan Policies:
Create a node of higher density housing and mixed uses to provide a ready market and to add
interest to our arterial streets. If a failing retail environment still includes or is near grocery stores, drug
stores, small restaurants, and recreational amenities, encouraging redevelopment to higher density
housing with limited retail may be an alternative which revitalizes the commercial strip. Effective design
can minimize the negative impacts of traffic, and the ugliness of an older commercial strip can be reduced
or eliminated by architectural quality, landscaping and trees including median landscaping, street lamps
and furniture, wide sidewalks, and placement of restaurant, retail, and two or three story buildings near
the street right-of-way. (p. 34)
Understand the demand for industrial uses in our community. There are many types of heavy
commercial or industrial uses in a community. Just as the retail market has demanded new types of
facilities in different locations, the industrial market has changed. In most communities, the demand has
moved to a campus like setting for manufacturing, warehousing and distribution, and research and
development. The North Boulevard – Technology Drive area was created to provide this type of
environment but the remaining land is limited. University Boulevard in northern Idaho Falls may provide
this type of facility for research and development. The area south of York Road was annexed and zoned
for light industry but the need has not materialized on this site. Land in the northeast of the City near
Yellowstone Highway also has railroad access. We need to identify our industrial potential as a
community, develop criteria for the sites needed, identify the applicable locations, and protect those areas.
(p. 34)
Arterial corners shall support higher density housing, quasi-public services, or
community/neighborhood commercial services. (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. Private developers recognize
there are different types of commercial development serving different customers. In our planning, we
need to understand these different functions and require different site standards. (p. 46)
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Revise the zoning ordinance to encourage the creation of employment centers. Employment centers
are an extension of industrial and office parks carefully planned to facilitate interaction between light
industrial uses, offices, and limited commercial activities. Such centers offer services for the employee
and visitor, such as day care centers, restaurants, and business services. The zones which have been used
for employment centers are M-1, R&D-1, and C-1 as well as PB. Again, we need to monitor the results of
development to determine if these zones promote the mix of land uses envisioned in this comprehensive
plan. (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)
Encourage development in areas served by public utilities or where extensions of facilities are least
costly. Not only is a compact city convenient but the provision of public facilities is less expensive.
Growth does not always occur at the fringe of a community. Vacant lands or underutilized parcels may
redevelop to more intensive uses which use existing utilities. (Page 67)
Commercial Retail shops, restaurants, and offices.
Higher density residential Homes, apartments, and condominiums developed at densities of 8 to 35
units per acre.

Rezoning
Considerations:

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

Criteria for Rezoning Section 11-65(I) of Ordinance
The Zoning is consistent with the
principles of City's adopted
Comprehensive Plan, as required by
Idaho Code.
The potential for traffic congestion as
a result of development or changing
land use in the area and need that may
be created for wider streets, additional
turning lanes and signals, and other
transportation improvements.
The potential for exceeding the
capacity of existing public services,
including, but not limited to: schools,
public safety services, emergency
medical services, solid waste
collection and disposal, water and
sewer services, other public utilities,
and parks and recreational services.

Staff Comment
The Comprehensive Plan shows this area as Employment
Center and Higher Density Residential. The requested R3A
Zone is consistent with these designations.
Uses and traffic generation from IM to R3A should be very
similar and not require street widening, etc. The
transportation network in this area is very good with access to
multiple arterials. The R3A Zone would also allow residential
development. Although the traffic patterns would be different
if residential development were built here it would not over
whelm the street network.
Rezoning to R3A will not have an impact on infrastructure in
the area.
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The potential for nuisances or health
Staff is unaware of specific nuisances or hazards related to the
and safety hazards that could have an rezone if the property is developed commercially. If the
adverse effect on adjoining properties. property is developed for a residential use there could be the
possibility of nuisances from existing adjacent heavy
commercial uses.
Recent changes in land use on
Recently approximately 1.5 acres of ground north on McNeil
adjoining parcels or in the
Dr. was approved by the City Council to be rezoned from RE
neighborhood of the proposed zoning to LC. The city is now seeing more requests for both
map amendment.
commercial and residential development.
Zoning Application Questions:
Applicant’s response:
Explain how the proposed change is
Page 43 refers to apartments being built near service areas and
in accordance with the City of Idaho
those streets designed to move traffic. Page 17 refers to
Falls Comprehensive Plan.
apartments being built within walking distance to the
greenbelt and snake river.
What changes have occurred in the
Population increase for Idaho Falls and a desire for people to
area to justify the request for rezone? live near the greenbelt.
Are there existing land uses in the
Yes, this property backs up to R3A zoning for residential
area similar to the proposed use?
mixed use.
Is the site large enough to
Yes, with over an acre of land there is plenty of space for
accommodate required access,
access, parking, and landscaping.
parking, landscaping, etc. for the
proposed use?
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.

11-3-8: STANDARDS FOR INDUSTRIAL ZONES

(A) Dimensional Standards. Table 11-3-7 Dimensional Standards for the LM and I&M Zones shall be
used for determining the minimum site area, minimum setbacks, maximum building height and maximum
lot and building coverage in that Zone.
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(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.
(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.
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
density, and a wider variety of dwelling types and uses than is characteristic of the R3 Residential
Zone. While office buildings and certain other uses of a semi-commercial nature may be located in the
Zone, the R3A Zone is essentially residential in character. Therefore, all uses must be developed and
maintained in harmony with residential uses. This zone should be located along major streets such as
arterials and collectors.

11-3-4: STANDARDS FOR RESIDENTIAL ZONES.
Table 11-3-1: Standards for Residential Zones
RE

RP

1 acre*

12,000

R1

R2

TN

R3

R3A

RMH

7,000

6,000*

3,000*

5,000*

5,000

5,000

Lot Area
Lot Area Minimum in ft2
Lot Area Maximum in ft2

13,500*

Site Width
Site Width at Front Setback,
Minimum in ft.

150

60

50

50

25

50

50

50

Front
Front Maximum in ft.
Side

40

30*

25*

20*

15*

15

15

30

20

7.5/10*

6

6

5

6

6

10

Rear

40

25

25

25

10

25*

25*

25*

30

40

40

80

50

80

80

40

24

24

24

24

*

1

4

6

17

15

Setbacks, Minimum in ft.
20*

Lot Coverage, Building
Height, and Density
Maximum Lot Coverage in %
Maximum Building Height
in ft*
Maximum Density in net
units/acre

24
35

35

8

*See explanations, exceptions and qualifications in Section 11-3-4A,B,C of this Zoning Code.

(Ord. 3218, 9-13-18)
(A) Minimum and Maximum Lot Area.
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(1)

In the R1 Zone, the maximum lot size shall be thirteen thousand five hundred square
feet (13,500 ft2), except for corner lots, wedge-shaped lots in cul-de-sacs, or other
unusual shaped lots. This shall also not apply to conditional uses such as schools and
religious institutions.

(2)

In the R2 zone, seven hundred and fifty square feet (750 ft2) shall be added to the
minimum required area for each additional dwelling unit.

(3)

In the TN Zone, the maximum average lot area for subdivisions approved after the
adoption of this Code, April 12, 2018, shall be six thousand two hundred and fifty
square feet (6,250 ft2) in order to encourage a mix of lot sizes and dwelling types.
(Ord. 3210, 8-23-18)

(B) Minimum and Maximum Setbacks.
(1)

Properties zoned RP and RP-A prior to the adoption of this Zoning Code shall meet the
setbacks required at the time they were approved. A listing of applicable subdivisions
can be found in the Section 11-7-2. The applicable setbacks required at the time they
were approved are as follows.
Table 11-3-2: Prior RP & RP-A Setbacks
RP

RP-A

Front

30

30

Side
Rear

20

10

25

25

Setbacks – Minimum in ft.

(2)

In the RP and R1 Zones, a minimum front setback of twenty feet (20’) is permitted for
lots which have their principal frontage on a turning circle of a cul-de-sac or the bulb
of a ninety degree (90°) turn.

(3)

In the RP Zone, the side setback shall be a minimum of seven and a half feet (7.5’)
for single- story structures and a minimum of ten feet (10’) for two-story structure.

(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 with the minimum setback being thirty feet (30’).

(5)

In the TN Zone, the maximum front yard setback may be exceeded for residences that
face a common open space area that fronts on the contiguous street and as otherwise
permitted by Supplemental Standards for the TN Zone.

(6)

In the RMH Zone, a minimum rear yard of fifteen feet (15’) may be permitted, if one
of the required side yards is a minimum twenty-five feet (25’).

(7)

In the R3A Zone, non-residential buildings shall have a rear setback of at least ten
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feet (10’). (Ord. 3210, 8-23-18) (Ord. 3233, 12-20-18)
(C) Maximum Lot Coverage, Building Height, and Density.
(1)

Public use, public service facility, school and religious institutions may be erected to
any height, provided the building is set back from the required building setback lines
at least one foot (1’) for each additional foot of building height above the maximum
height permitted in the Zone.

(2)

In the RE, RP, R1 and RMH Zones lot coverage shall only include those areas under
roofs.

(3)

For multi-unit or 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.
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