IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Preliminary Plat for Wasatch Apple Subdivision
April 5, 2022

Applicant:
Horrocks Engineers
Project Manager:
Brian J. Stevens
Location: Between Home
Depot and Community Park
near the Apple
Size: Approx. 60 acres
Total Lots: 7
Buildable Lots: 7
Common Lots: 0
Existing Zoning: LC & R2
North: LC and R3A
South: P, R1, R2
East: R2
West: TN
Existing Land Uses:
Site: Vacant
North: Retail, Service
South: Park, Residential
East: Residential
West: Residential
Comprehensive Plan
Transect: Mixed Use Centers
and Corridors, General Urban
Attachments:
1. Subdivision and Zoning
Ordinance Requirements
2. Comprehensive Plan
3. Maps and aerial photos
4. Preliminary Plat
5. Reasoned Statement

Community
Development
Services

Requested Action: To approve the preliminary plat.
Staff Comments: This property was annexed in Feb. 2022.
This preliminary plat will infill one of the largest undeveloped areas
withing the city. This preliminary plat has access onto several
arterials, S Holmes Ave. and E 25th St. Access points have been
coordinated with public works and will comply with the access
management plan. E 25th St will be widened and completed on its
north side adjacent to this preliminary plat. E 25th St. will also
include center median islands where appropriate. Jennie Lee Drive
will also be completed removing through traffic from an existing
neighborhood to the east.
The preliminary plat has a variety of large lots that will allow for a
mix of development. It is likely that we see some a combination of
commercial development and residential development.
This preliminary plat falls in Area 2 of the 5 city areas considered in
ImagineIF. “When asked about growth, many residents in a Citywide survey stated that they had a positive outlook about growth
which could bring more diversity in a variety of aspects such as
commercial opportunities, jobs, and housing. With the diverse
opportunities of growth, residents brought up concerns of
increasing traffic congestion, lack of supporting infrastructure
and being able to continue to easily access services. Like many
others in different areas of the city, they shared the concern that
the price of housing would outpace what residents could afford.”
PG 132 of ImagineIF. This portion of area 2 is a tier 4 when
considering community health which is the most healthy tier.
The new ImagineIF comprehensive plan identifies this area for
mixed use. Daily services including entertainment and recreation
are within close proximity. Community Park a regional facility is
immediately south of the property. Multiple elementary schools and
Idaho Falls High school are within walking distance. The site will
also be well connected to the community’s trail system with
convenient access to the Sunnyside pathway system and the new
pathway along the Idaho canal connecting the site into a greater
service area north like WinCo and Compass Academy.
This area was also selected as a future walkable center by Opticos
our consultant for the missing middle study.
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Staff Recommendation: Staff has reviewed the preliminary plat and finds that it complies with the
subdivision ordinance and the development standards of the LC and R2 zones. Staff recommends
approval of the preliminary plat as presented.

Subdivision Ordinance:
10-1-8 PRELIMINARY PLAT APPROVAL PROCESS:

(A) Preliminary plat approval to subdivide land shall be required when a proposed subdivision includes
multiple phases of development, when the subdivision will be divided into several lots and blocks, when
the application involves adjustments or realignments to the layout of existing public streets, when the plat
proposes the dedication of new public rights-of-way or public facilities, and when directed by the
Director. Approval of a preliminary does not constitute approval of the final plat. Actual subdivision does
not occur until the final plat is approved and recorded with the Bonneville County Recorder.
(B) Submittal and City Staff Review Process:
(1) Pre-application Meeting. Prior to submitting an application for a Preliminary Plat, the
developer shall request a pre-application meeting with City staff. The Community Development Services
Department shall schedule and conduct a pre-application meeting within three (3) business days following
receipt of a request from a developer. The developer shall provide either a sketch plat or a copy of the
proposed preliminary plat prior to the pre-application meeting.
(2) Application and Contents of Preliminary Plats. The application and plat shall accurately and
fairly describe and depict all improvements, structures, boundary lines, lot configurations, area to be
developed, existing and proposed land use and zoning, grades, land contour, recreational and public
use area, utilities, water works, topography, streets, alleys, easements, and shall contain such other
information as may be necessary to determine if the proposed subdivision complies with the requirements
of this Chapter. Proof of compliance with the Neighborhood Meeting requirements of the Zoning Code
shall be submitted as part of a complete application. The plat shall be drawn in accordance with generally
accepted engineering standards and practices and shall be drawn in such a manner as will assure
legibility, clarity, reproducibility, accuracy, uniformity, and neatness of the plat.
(3) A complete application shall be submitted to the Community Development Services
Department on a form provided by the City and accompanied by a filing fee as set by Resolution of the
Council. The application shall be submitted at least five (5) weeks prior to the regularly scheduled
Planning and Zoning Commission meeting, or as otherwise approved by the Director.
(4) Following receipt of a complete application and all applicable fees, the Community
Development Services Department shall distribute copies of the Preliminary Plat and other application
materials to appropriate reviewing agencies for review and comment.
(5) The City will return redlined documents to the applicant or the applicant’s agent detailing any
changes requested by the reviewing agencies.
(6) Preliminary Plat Public Hearing.
a. After the review of City staff comments and recommendations have been addressed
and resubmitted to the Community Development Services Department, a public hearing at a
regularly scheduled meeting with the Planning and Zoning Commission shall be scheduled to
consider the preliminary plat. Notice of the preliminary plat hearing shall be pursuant to
requirements of the Idaho Local Land Use Planning Act. Within sixty (60) days following the
date of the Commission meeting at which the plat and application were first submitted, the
Commission shall complete its review and shall approve, conditionally approve, or disapprove of
the preliminary plat and application, unless an extension of time is agreed to by the Commission
and the developer.
(C) Planning and Zoning Commission Review.
(1) When acting on a preliminary plat application, the Planning and Zoning Commission shall
review the preliminary plat to determine that the preliminary plat is consistent with the principles
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contained within the Comprehensive Plan and is in compliance with this Chapter and all applicable
Federal, State, or local laws. In conducting such reviews, the Commission may recess such hearing for
good cause and may solicit information, data, studies, or comments necessary to determine such
compliance. In the event the Commission conditionally approves the preliminary plat, it shall advise the
developer in writing of the conditions under which the approval is granted, and upon developer’s
compliance with such conditions and the Director’s written certification thereof, the preliminary plat shall
be deemed approved. If approval of the plat is denied, the Commission shall advise the developer, in
writing, of the reasons for denial of the preliminary plat application.
(2) Model Homes. The Council shall allow no more than two (2) model homes to be built in a
subdivision after preliminary plat approval, but before final plat approval, provided the lots to be
developed have frontage upon an existing public street. (Ord. 3300, 2-13-20)
(D) Appeal of Preliminary Plat. Any person aggrieved by the Planning and Zoning Commission decision
on the preliminary plat may appeal the Planning and Zoning Commission’s decision to the Council. Such
appeal shall be submitted with the appeal fee to the Community Development Services Department within
fourteen (14) days from the Planning and Zoning Commission’s written decision and shall list the specific
Code provisions or other reasons that the appellant believes comprise error. The appeal is on the record
that was produced in the preliminary plat process. The appeal shall be scheduled for consideration at a
Council meeting and shall occur within sixty (60) days following receipt of the appeal. Upon considering
the preliminary plat appeal, the Council may uphold the appeal, deny the appeal, or remand the appeal to
the Planning and Zoning Commission for further action, including direction to reopen the public hearing
to receive further information. (Ord. 3300, 2-13-20)
(E) Preliminary Plat Expiration: The approval of a preliminary plat shall expire twenty-four (24) months
following the date of approval unless a final plat has been approved by the Commission. If the plat is
being phased, the preliminary plat shall expire twenty-four (24) months following the date of approval of
the final plat for the previous phase. The Planning and Zoning Commission may grant one (1) written
twenty-four (24) month extension upon finding good cause. (Ord. 3300, 2- 13-20)
Subdivision Ordinance: Boxes with an “X” indicated compliance with the ordinance
REQUIREMENTS
Requirements listed in Section 10-1:
Building envelopes sufficient to construct a building.
Lot dimensions conform to the minimum standards of Zoning Ordinance.
Lots have full frontage on, and access to, a dedicated street.
Residential lots do not have direct access to arterial streets.
Direct access to arterial streets from commercial or industrial lots shall be permitted
only where it can be demonstrated that:
1) The direct access will not impede the flow of traffic on the arterial or otherwise
create an unsafe condition; 2) There is no reasonable alternative for access to the
arterial via a collector street; 3) There is sufficient sight distance along the arterial
from the proposed point of access; 4) The proposed access is located so as not to
interfere with the safe and efficient functioning of any intersection; and 5) The
developer or owner agrees to provide all improvements, such as turning lanes or
signals, necessitated for the safe and efficient uses of the proposes access.
Adequate provisions shall be made for soil preservation, drainage patterns, and debris
and waste disposal and collection.

Staff Review
X
X
Division 1, Block 1, Lot 4
will need a cross access
agreement
X
Traffic is a concern for the
area and the traffic study has
been performed and is under
review.

X
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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
Lot 1 Block 3 will be used
for storm water.
X
X
X

Jennie Lee Drive
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Comprehensive Plan:
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Imagine IF Housing

“Residents in Area 2 expressed the need for more multi-unit type housing. When asked about where certain types of
housing would make sense, residents were supportive of seeing them throughout the area. Although residents
encouraged diversity in housing, they also noted the importance of well-maintained infrastructure, and parks and
recreation as important elements of successful neighborhoods. Standards for new development should include
requirements for critical infrastructure.” Pg. 138
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Imagine IF Transportation and Connectivity
“Participants in the neighborhood meeting identified the need for safer streets to allow for better and more frequent
use of alternative modes of transportation like walking and biking. Safer streets for both bikes and pedestrians will
be instrumental in reducing vehicle trips and congestion issues. Connecting Our Community, a plan for connecting
the Idaho Falls area through walking and biking, provides recommendations for shared use paths, bike lanes and
signed bike routes within the area. Another common transportation recommendation from Area 2 is to provide a
public transportation option.” PG 143
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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
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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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From:
To:
Subject:
Date:

Jason Lebel
Brian Stevens
Feedback on preliminary flat or Wasatch Apple subdivision
Tuesday, March 22, 2022 11:55:27 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Dear Mr Stevens, I appreciate your time and consideration. I have looked at this preliminary
layout, and I have several concerns.
The first is bringing Jennie Lee Dr straight through, without any curves. That would have the
street end on 25th, basically in the middle of somebody's driveway. I would like to suggest
that the traffic in and out of there is going to be much greater than currently seen on 25th or
Jennie Lee Dr, making it extremely difficult for getting in and out of one's driveway. This
could even create safety concerns when motorist drive straight through the intersection,
opposed to turning, due to ice, intoxication, excessive speed, etc).
Secondly, I am concerned about lights or signage at the 25th and Jennie Lee Dr intersection.
Given the expected large increase in traffic, I don't think you can get by without putting some
sort of light in, or at least a three-way stop, but this will create a host of other problems.
I believe that anything which would slow the flow of traffic at the 25th and Jenny Lee
intersection, would lead to motorist using minor streets, such as Bengal to Mojave St, or
Bengal Ave to Craig Ave as shortcuts. Since I live on Craig Ave, and deal with relatively
heavy traffic for a minor, residential, street, I am extremely skeptical that simply carrying
Jenny Lee through is going to decrease my traffic, unless that intersection is engineered to do
so (e.g. the main road will have to be faster/easier, than going down my street)
I would like to suggest that moving that intersection further west (by curving Jenny Lee) and
making it a roundabout, would address homeowner safety concerns, encourage free flow of
traffic (discourage minor street shortcutting), and even help regulate the speed. Those are just
my thoughts. Thanks for hearing me out.
Jason Lebel
2324 Craig Ave.
208.220.1537

From:
To:
Subject:
Date:

Robert Denkins Jr.
Brian Stevens
Preliminary Plat for Wasatch Apple Subdivision
Saturday, March 26, 2022 12:11:22 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

I was wondering if there is enough room at the intersection of Jennie Lee Drive and East 25th
Street to put in a roundabout .If not are you going to put in a traffic light and if you do put in a
traffic light won't that send traffic back around to Craig Avenue ?

REASONED STATEMENT OF RELEVANT CRITERIA AND STANDARDS
APPROVAL OF THE PRELIMINARY PLAT OF WASATCH APPLE SUBDIVISION
LOCATED GENERALLY NORTH OF E 25TH ST., EAST OF S HOLMES AVE., SOUTH OF E
17TH STREET, WEST OF S 15TH E.
WHEREAS, the applicant filed an application for a preliminary plat on December 29, 2021; and
WHEREAS, this matter came before the Idaho Falls Planning and Zoning Commission during a duly
noticed public hearing on April 5, 2022; 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
ImagineIF 2022 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 60 acre parcel located generally north of E 25th St., east of S Holmes
Ave., south of E 17th Street, west of S 15th E.
3. The property is zoned LC (limited commercial) and R2 (mixed residential).
4. The preliminary plat includes 7 buildable lots.
5. Access to the subdivision will come from E 25th St., S Holmes Ave., and Jennie Lee Drive.
6. The plat complies with all requirements of the Subdivision Ordinance and Zoning Ordinance.
7. The proposed development is consistent with the principles of the City’s Comprehensive Plan.
II.

DECISION

Based on the above Reasoned Statement of Relevant Criteria, the Planning and Zoning Commission of the
City of Idaho Falls approved the Preliminary Plat.

PASSED BY THE PLANNING AND ZONING COMMISSION OF THE CITY OF IDAHO FALLS
THIS _______ DAY OF ______________________, 2022
_____________________________________
Joanne Denney, Chair

