IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Rezone of R3A, R2, and RP to LC
Lots 1-2, Block 1, Hatch Division 1 and Lots 21-23, Block 1, Hatch Division 5
plus half of ROW

September 11, 2018
Applicant: Commerce

Properties Investments
LLC
Location: Generally south

of Lincoln Rd., west of N
25th E., north of E 1st St.,
and east of N Woodruff
Ave.
Size:

1.28 acres

Existing Zoning:
Site: R3A, R2, RP
North: R3A, RP
South: LC
East: R2, RP
West: LC
Proposed Zoning:
LC
Existing Land Uses:
Site: Professional Office,
Residential
North: Professional Office,
Residential
South: Commercial
East: Residential
West: Commercial

Community
Development
Services

Requested Action: To recommend to the Mayor and City Council
approval of the rezone of R3A, R2, And RP to LC for Lots 1-2,
Block 1 Hatch Division 1 and Lots 21-23, Block 1, Hatch Division
5 plus half of the right-of-way of Carol Avenue.
Staff Comments: In September of 1961, Hatch Division 1 was
annexed and zoned R-2 and R-1. In May of 1975 Hatch Division 5
(the lots that front Woodruff Avenue) was annexed with an initial
zoning of R-3A. In June of 1977 Lot 1, Block 22, Division 5 (lot on
the corner of Woodruff Avenue and 1st Street) was rezoned from R1 to R-3A. This lot was not included as R-3A with the rest of the
plat. On June 6, 2018 this same request was recommended for
denial by the Planning and Zoning Commission with a 4-2 split
vote. On July 6, 2019 the City Council also denied the rezone
request with a 5-1 split vote. One of the major concerns raised
during the meetings was the impact of commercial traffic that
would enter the adjacent neighborhood down Carol Avenue.
In an effort to address this concern the applicant is proposing to
vacate a portion of Carol Avenue and close access from the
commercial traffic to the neighborhood. Additionally, the applicant
is in process of purchasing the home on the corner of Carol Avenue
and Masters Drive (160 Carol Avenue) and is in discussions with
the owner of the home on the corner of Carol Avenue and 1st Street
(130 Carol Avenue). The vacation of this portion of Carol Avenue
has been supported by the City Engineer to help alleviate traffic
concerns at the intersection of Carol Avenue and 1st Street. This
intersect is not in accordance with the spacing recommendations of
the Access Management Plan for the distance between intersections
on an Arterial Road.

Future Land Use Map:
Commercial and Low Density
Residential
Attachments:
1.
2.
3.
4.
5.
6.

Comprehensive Plan
Policies
Purpose of the LC Zone
Commercial Use Table
Development Standards
Maps
Aerial photos
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Zoning: The proposed zoning is LC, which designation will allow for both limited commercial and high
density residential development. The Comprehensive Plan designation for this area is both Commercial
and Low Density Residential. The proposed LC Zone is consistent with the Commercial Designation and
development patterns at the intersection of Woodruff Avenue and 1st Street. However, the LC Zone is not
consistent with the residential land uses to the north and east. This area falls in the conflict area that
happens frequently within the City as residential and commercial uses interact.
The greatest concern is the impact that the LC Zone would have on the residential neighborhood to the
north and east. The purpose of the LC Zone is to have access onto major streets and be contiguous to
residential zones. Its intent is to provide commercial services that meet the daily needs of City residents.
If this were to be rezoned to LC a list of development requirements attached below would need to be met
to help mitigate the negative impacts of commercial uses to residential uses. Additionally, the
Commercial Use Table is attached below.
Staff Recommendation: The Comprehensive Plan Policies offer directed support of the rezone request.
Staff feels that the applicant has taken steps to mitigate the concerns of the traffic impact with a vacation
of Carol Avenue. Staff recommends approval of the rezone if City Council approves the request to vacate
a portion of Carol Avenue and that prohibits through traffic into the residential neighborhood.

Comprehensive Plan Policies
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.
Page 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. Page 41
Neighborhood and community services shall be buffered from the residential neighborhood by
fencing and landscaping.
The zoning ordinance shall be modified to specify fencing and landscaping requirements to reduce the
noise and light from commercial uses that may affect residential neighbors. Page 41
Access to commercial properties shall be designed to minimize disruptive effects on traffic flow.
Every driveway is an intersection. To remove impediments on traffic flow, access should be governed by
the principles found in 2012 Updated Access Management Plan prepared by the Bonneville Metropolitan
Planning Organization. Besides limiting the number of access drives, shared accesses should also be
explored when reviewing new developments. Page 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
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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
Assure industrial and heavy commercial traffic does not move through neighboring residential
areas.
Locating industrial lands adjacent to highways or arterial streets should prevent truck traffic from moving
through residential lands. Unless the industrial area is less than 100 acres, four lane access roads are
desirable. Commercial traffic should be directed to collectors and arterials which are not located in
residential neighborhoods. Page 53
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11-3-5: Purpose of Commercial Zones
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.

Development Standards

•

Buffer between commercial/multi-unit residential from single unit residential shall
consist of a 20’ landscaped strip or 10’ landscaped strip with an 8’ masonry wall or
opaque fence. The landscape buffer must include evergreen trees spaced at 20’ centers.
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•
•
•
•
•

Minimum of a 20’ landscaped strip along any street. The landscaped setback must
include trees spaced no more than 40’ centers.
Minimum of 20% of the lot must be landscaped.
All service areas, loading docks, and service equipment must be screened from any
contiguous property or public right-or-way.
Refuse and recycling containers must be screened.
Drive-through standards:
(1) When a drive-through lane is located within one hundred and fifty feet (150') of a residential
use a buffer shall be required which reduces noise on contiguous property to be no greater
than sixty-five decibels (65 dBAs), when measured at the property line.
(2) To the extent practical, speakers for menu ordering boards shall not be oriented towards
contiguous residential uses.
(3) An eight foot (8') fence or equivalent landscaping shall be provided where a vehicle stacking
lane, menu ordering boards or drive-through window location is contiguous to a residential
zone or use.
(4) Night lighting on the site shall be directed away from other properties.
(5) Safe pedestrian and vehicle access and circulation on the site and between contiguous
properties shall be demonstrated as follows:
(a) Access by the pedestrian customer shall be provided contiguous to the public right-ofway; and
(b) Vehicle stacking lanes shall have sufficient capacity to prevent obstruction of the public
right-of-way by patrons. The stacking lane shall be a separate lane from the circulation
lanes needed for access and parking.
(6) In the PB Zone drive-throughs will not be allowed for eating establishments.

•

Hazards and Nuisances. No use shall create a hazard or nuisance for neighboring properties or on
or along public streets. Such hazards and/or nuisances may include but are not limited to:
(1) Excessive noise as measured at the property line on the contiguous residential property shall
not exceed a noise measurement of sixty-five decibels (65 dBAs), when measured at the
property line.
(2) Electrical interference that adversely affects other uses.
(3) Odors, dust, or other air pollutants which are injurious to human health, or offensive to the
senses, or an obstruction to the free use of property so as to interfere with the comfortable
enjoyment of life or property;
(4) Improperly stored or handled solid waste.
(5) The storage or handling of radioactive toxic, or hazardous materials or waste, explosives or
flammable materials.
(6) Unfavorable soils, geological hazards, or other site conditions that pose a threat to the health
or safety of neighborhood or the environment.
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