IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Comprehensive Plan Amendment from Low Density, Higher Density, and
Highway Related Industrial to Commercial, Higher Density, and Industrial
Generally south of N. Yellowstone, west of N. 25th East, north of Kearney Street,
and east of N. Woodruff Avenue

Applicant: City of Idaho

Falls
Location: Generally south

of North Yellowstone, west
of N. 25th East, north of
Kearney St., and east of N.
Woodruff Ave.
Size: Approximately 295
acres
Existing Designations:
Highway related industrial,
low density residential, and
higher density residential
Proposed Designations:
Commercial, Higher
Density Residential, and
Highway Related Industrial
Existing Land Uses:
Site: Commercial,
mobile/manufactured
homes, vacant
North: Vacant, industrial,
commercial
South: Vacant, single-unit
residential
East: Vacant,
commercial, singleunit residential
West: Commercial,
industrial, vacant
Attachments:
1. Comprehensive plan
policies
2. Maps and aerial photos

Community
Development
Services

Requested Action: To recommend to the Mayor and City Council
approval of a Comprehensive Plan Amendment from Low Density
and Higher Density Residential and Highway Related Industrial, to
Commercial, Higher Density Residential, and Highway Related
Industrial for approximately 295 acres located generally south of

North Yellowstone, west of N. 25th East, north of Kearney St.,
and east of N. Woodruff Ave.
Staff Comments: There are three primary drivers of this proposed
comprehensive plan change. First is a city-initiated annexation
being proposed in this area. Second is the recent area of impact
discussions held with Bonneville County. Third are two Category
A annexations being requested in the area.

The city initiated annexation proposes an RMH zone and LC
or HC zoning. This is based on existing land uses on the sites
which include mobile and manucatured homes, storage units,
and land owned by the same individual as the storage units.
The comprehensive plan amendment is necessary to
accommodate those zones.
During the area of impact discussions, the City and County
Planning and Zoning Commissions agreed on the following
language: “Idaho Falls should amend its Comprehensive Plan
in the area along Lincoln Road, generally between 15th East
and 25th East to match the Bonneville County’s designation.”
This proposal does not match the County’s plan exactly, but
the differences are due to existing land uses as noted above.
The County’s plan essentially shows the entire area as
commercial. This proposal includes the Higher Density
Residential and Highway Related Industrial.
The Category A annexations include two parcels. One has
established commercial uses. The other is a vacant parcel on
the corner of Hitt Road and Lincoln Road. Changing the
designations on these parcels to Commercial is consistent with
the principles and polices of the Comprehensive Plan
(Commentary and Staff Recommendation Continued on next
page)
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Staff concurs with the idea of amending the comprehensive plan on the eastern portion of the
area at the intersection of Hitt and Lincoln Roads, the commercial just to the west of the
intersection, the mobile/manufactured home areas, and the addition of the highway related
industrial on the north. However, as stated during the area of impact discussions, staff does not
concur with the change to commercial west of the mobile/manufactured homes. There are
already approximately 450 acres of commercial designation in the immediate area and this
change would add approximately an additional 100 acres. For a total of approximately 550
acres. For comparison purposes, existing developed commercial acreages are listed below:
Site
Walmart (Ammon)
Grand Teton Mall
Toys R Us and strip malls to the west
Channing Way corridor including theater, all
businesses and offices, EIRMC, Mountain
View, Sagewood strip mall, and Best Buy
shopping center
Commercial corridor in Ammon including
Albertsons, Target, Edwards Theater, and
Kohl’s
Sandcreek Commons
Total

Approximate Acreage
42
60
23
188

80

43
436

Recent listings for commercial property in Idaho Falls provided by TOK Real Estate show a 13%
vacancy rate for retail property. Based on this information, staff recommends not modifying the
comprehensive plan west of Pinewood Estates at the present time. If and when a development is
proposed for that area that requires a comprehensive plan change, the Commission should
consider the request at that time.
Staff Recommendation: Although this recommendation is somewhat in conflict with the draft
area of impact agreement, staff recommends approval of the Comprehensive Plan amendment as
shown on an attached map labeled “Staff Recommended Change.” This recommendation
reduces the amount of commercial designation and leaving the Low Density Residential.

Comprehensive Plan Policies
Low Density Residential: Single family homes on individual lots at a density of 7 units or less
per net acre. This area may include detached homes or homes which share a common wall, open
space, or other common facilities.
Higher Density Residential: Homes, apartments, and condominiums developed at densities of 8
to 35 units per acre.
Commercial: Retail shops, restaurants, and offices.
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Highway Related Industrial: Manufacturing plants, warehousing-distribution, and limited
offices which utilize trucking extensively and need to be near major highways.
To reduce land use conflicts, existing land uses are recognized as starting points for future
land use patterns. (pg. 66)
Low density residential is development at densities of seven dwelling units or less per net
acre. Most of the lands within the future land use map are designated low density residential.
This reflects the existing pattern of development of Idaho Falls. Until the market dictates such
lands are to be developed and annexed to the City, the goal is the land will be used for
agricultural purposes, its historic land use. (pg. 66)
Higher density housing such as apartments are adjacent to collector and arterial streets.
Neighborhoods should contain a variety of housing types and, with good site planning
apartments and townhouses can be near arterial streets, be directly served by collector streets and
provide an opportunity for all residents of the City to have housing which meets their needs. (pg.
66)
Residential lots adjacent to arterial streets shall have reverse frontage and deeper lots than
typical lots within the subdivision. Such lots shall have larger rear yard, or side yard
setbacks, if applicable.
The zoning ordinance should be modified to require greater setbacks from arterial streets on
residential properties. The subdivision ordinance should be modified to require a landscape
buffer and uniform fencing along arterial streets. This buffer should be maintained by a
homeowners’ association. (pg. 41)
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. (pg. 41)
Arterial corners shall support higher density housing, quasi-public services, or
community/neighborhood commercial services.
Lots at the corners shall be of sufficient size to assure any access to the arterial, if permitted,
shall be in accordance with the guidelines of 2012 Updated Access Management Plan prepared
by the Bonneville Metropolitan Planning Organization. (pg. 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
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neighborhoods. However, higher density housing should still be clustered: it should not be used
to line arterial streets. Page 42
Cluster community commercial centers and highway commercial rather than encourage
strip commercial along arterial streets.
Strip commercial development reduces the traffic carrying capacity of arterial streets, encourages
both commercial and residential property to deteriorate, scatters commercial services, and
requires more parking facilities. Page 48
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. Page 49
As first discussed in the Sunnyside Corridor Study, which was a policy statement of the
Comprehensive Plan from 1987 to 2000, land use and site planning policies adjacent to
arterial streets should maintain the function of an arterial street which is to move traffic
streams efficiently. A majority of land use adjacent to arterial streets should be
predominantly residential properties with reverse frontage and lots deep enough for a
substantial yard adjacent to the arterial street.
As discussed below, commercial development and employment centers are needed to serve
residential areas; however, they should be developed as nodes, not strips, adjacent to arterial
streets and on the perimeter of residential neighborhoods. Page 67
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