IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
REZONE FROM HC to LC
portion of Lot 19 & Lots 20, 21, 22, Block 1, Jackson Hole Junction
Subdivision 1st Amended ~ September 15, 2020
Applicant: Horrocks
Engineers
Project Manager:
Brent McLane

Community
Development
Services

Requested Action: To recommend approval of the rezone from HC,
Highway Commercial, to LC, Limited Commercial to the Mayor and City
Council.
History: The property was annexed and zoned HC in 2016. This area was
initially platted in 2018 and replatted to the current lot layout in February of
2020. South Fork Blvd. is classified as an arterial and planned to connect to
the north with Pioneer Road.

Location: Generally
south and east of
Interstate 15, west of
Pioneer Rd., and north Staff Comments: The LC zone would be consistent with the “Commercial”
future land use designation. The LC Zone would also provide flexibility in
of W Sunnyside Rd.
development, and thus help promote quicker development in this area that is
within a time sensitive TIFF district. If the rezone were to be approve the
Zoning:
some of the major differences in uses would be that the lots could not be
North: HC
developed into include hotels/motels, outdoor storage facilities, and vehicle
South: HC
sales lots. Some uses that would become allowed include residential uses,
East: HC
bed and breakfasts, and boarding houses.
West: HC
Existing Zoning: HC Staff Recommendation: Staff recommends approval of the rezone to LC as
Proposed Zoning: LC it is consistent with the policies of the Comprehensive Plan and existing land
uses in the area.
Existing Land Uses:
Site: Vacant
North: Vacant
South: Vacant
East: Commercial
West: Commercial
Future Land Use
Map: Commercial
Attachments:
1. Comprehensive
Plan Policies
2. Zoning
Information
3. Maps and Aerial
Photos
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Rezoning
Considerations:

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

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

Are there existing land uses in the
area similar to the proposed use?

Staff Comment
The Comprehensive Plan shows this area as Commercial.

Traffic generation from HC to LC should be very similar and
not require street widening, turning lanes, etc. A traffic study
was done at the time this area was platted and the surrounding
street network has been constructed for future development.
Rezoning to LC will not have an impact on infrastructure in
the area.

Staff is unaware of specific nuisances or hazards related to the
rezone if the property is developed under the LC Zone.
Development has started to occur within the Jackson Hole
Junction subdivision.
Applicant’s response:
We are proposing a change from the HC zone to an LC zone.
The Comp plan designates the area as commercial and LC is a
commercial zoning designation. It all fits within the City
commercial policy.
Due to Covid, the commercial industry has changed
substantially. Entertainment centers specifically. We need a
zone that gives us a broader range of land use types to explore
a broader range of projects for us to keep Jackson Hole
Junction viable and flexible with as many options as possible
on the table to keep the project moving forward. All of this in
addition to the time that continues to tick on our TIFF district
and needing to get vertical construction going so we can
recoup those costs from the TIFF.
Surrounding areas are all commercial. LC is still commercial
but gives us more flexibility. There are car dealerships, hotel,
restaurant and medical commercial uses surrounding the area.
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Is the site large enough to
accommodate required access,
parking, landscaping, etc. for the
proposed use?

All required backbone utilities and drive aisles are in and
available to accommodate this intended zone. Good
circulation and access points to roads. Existing improvements
will accommodate any uses allowed in an LC zone.

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)
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)
Buffer commercial development, including services, from adjacent residential development. (p. 49)
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 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.
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Zoning:
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.
(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 rightof-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.
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