












 

Applicant: Horrocks 
Engineers 
 
Location: North and adjacent 
to Sunnyside, east of I-15, 
south and west of Pioneer 
Road  
 
Size: 55.416 acres 
 
Existing Zoning: Site: 
County C-2 
North: County A-1 
East, west: HC-1 
South: HC-1, County C-2 
 
Existing Land Use: Site, 
north: Single-family/Ag, 
south: Commercial, vacant, 
east: Auto-dealerships, west: 
I-15, Commercial 
 
Future Land Use Map: 
Commercial, Medical 
Services Center 
 
Attachments:  
1. Comprehensive Plan and 

Zoning Information 
2. Maps and aerial photos 

Requested Action: To recommend approval of annexation 
with initial zoning of HC-1 to the Mayor and City Council.  
 
Staff Comments: This application is a Category A 
annexation with the owner requesting annexation to the City.  
There is one owner, however, who has contacted staff and 
may withdraw their property from consideration.  The 
remainder of the property will still be contiguous to the City 
even if this parcel is withdrawn.   
 
The requested zoning for the property is HC-1 which is 
consistent with the principles of the comprehensive plan.  
HC-1 is recommended for use near highways and interstates.  
There are also City utilities already adjacent to the site in 
Sunnyside Road.  The annexation also includes the ROW for 
Sunnyside Road which is the final section of Sunnyside 
between I-15 and Hitt Road which has not been annexed.  
 
Access to the site from Sunnyside Road will be controlled 
by the Idaho Transportation Department (ITD).  There has 
already been a public involvement process and negotiations 
between Idaho Falls, Bonneville County, and ITD through 
the BMPO to determine the most appropriate location for an 
access to this property.   
 
Staff has reviewed the request and recommends approval.   

IDAHO FALLS PLANNING AND ZONING COMMISSION  
STAFF REPORT 

Annexation and Initial Zoning of HC-1 
Jackson Hole Junction (M&B 55.416 Acres) 

June 7, 2016 

 
 

Community 
Development 

Services 



Transportation 
Plan:   Sunnyside Road—Major arterial 
   Pioneer Road—Collector 
   I-15—Interstate 
 
Comprehensive 
Plan Policies: Cluster community commercial centers and highway commercial 

rather than encourage strip commercial along arterial streets.  Pg. 48 
 
 Regional commercial centers, as other major traffic generators, 

should be located approximately at or within one-half mile from 
major state thoroughfares and be served by existing arterial streets.  
Convenient access and visual exposure are important to the success of 
regional commercial centers.  Utilizing existing state highways and arterial 
streets with excess capacity will reduce future public costs.  Pg. 48 

 
 People continue to tell us at citizen participation events they are concerned 

about the appearance of the entrance ways to the City.  Some were 
concerned with open storage adjacent to the entrance ways, especially I-
15, by public and private entities.  Most residents wanted more 
landscaping on our entryways.  The desired image was one of landscaped 
roadways, uncluttered by open storage and signs, inviting people to visit, 
live, and invest in our community.  Pg. 10 

 
 Encourage development in areas served by public utilities or where 

extensions of facilities are least costly.  Pg. 67 
 
Zoning  
Ordinance:  10-3-18 – HC-1 LIMITED BUSINESS ZONE  
 

(A)  General Objectives and Characteristics.  
The HC-1 Limited Business Zone has been established as a district in which the primary use of 
the land is for retail stores and service establishments to serve the traveling public.  This Zone is 
usually located at specific locations along highways leading into the City, and is characterized 
by buildings set back from the right-of-way line and having a wide variety of architectural 
forms and shapes.  
The objectives in establishing this zone are to:  
 

(1)   Encourage the development and continued use of the land within the Zone 
for business purposes.  

 
(2)   To promote safety on the highway.  
 
(3)   To maintain maximum use of highway right-of-way for travel purposes. 
  



(4)   To prohibit uses which tend to thwart or militate against the continued use 
and development of the land within the zone for its primary purpose.  

 
In order to accomplish the objectives and purposes of this Zoning Code and to promote the 
essential characteristics of this Zone, the following regulations shall apply in the HC-1 Limited 
Business Zone:  
 

(B)  Use Requirements.  
The following uses shall be permitted in the HC-1 Zone:  
 

(1)   Any use permitted in the RSC-1 Residential Shopping Center Zone, and in 
the C-1 Limited Business Zone, except that dwellings shall not be permitted unless such 
dwellings are custodial or caretaker’s dwellings incidental to the use of the land for 
commercial purposes.  

 
(2)   Super service stations.  
 
(3)   Automobile sales lots.  
 
(4)   Drive-in eating establishments. 
  
(5)   Machinery sales establishments.  
 
(6)  Amusement enterprises, such as merry-go-rounds, penny arcades, etc. 
 
(7)  Retail establishments with incidental wholesaling, but excluding 

establishments the principle activity of which is a storage warehouse.   
 
(8)   Auto body shops.  
 
(9)   Beer parlors, taverns and cocktail lounges.  
 
(10)  Open storage areas, provided they are buffered from public streets by:  
 

(a)  Site planning that uses structures to buffer open storage areas from 
public streets, or  

 
(b)  A minimum seven foot (7’) foot wide landscaped buffer, which may 

include a fence or wall at the rear of the buffer.  
 

(11)  Indoor shooting ranges when approved by the Planning Commission as a 
conditional use.  

 
(12)  Other uses ruled by the Council to be similar to the above listed uses, and 

in harmony with the objectives and characteristics of this zone.  
 



(C)  Area, Width, Location, Height, and Size Requirements.  
No requirements, except that all buildings shall be setback a minimum distance of thirty 

feet (30’) feet from any public street except as herein provided and required under the 
provisions of this Zoning Code.  

 
(D)  See Supplementary Regulations to Zones.  
 
(E)  Special Provisions.  
 

(1)   No dust, odor, smoke, vibration, or intermittent light, glare or noise shall 
be emitted which is discernible beyond the premises, except for normal movement of 
automobile traffic.  

 
(2)   When a development in the HC-1 Zone adjoins land zoned RP, RP-A, 

RMH, or unincorporated land designated as single-family residential in the Idaho Falls 
Comprehensive Plan, a thirty foot (30’) foot wide landscape buffer with landscaped berm 
to a height of six feet (6’) and trees spaced at twenty foot (20’) intervals shall be provided 
on the property line shared with such residential designation.  Natural buffers such as 
canals may be included within this thirty foot (30’) buffer and shall eliminate the need for 
berms where the canal is elevated or at least twenty feet (20’) in width; however, 
landscaping with trees spaced at twenty foot (20’) intervals shall still be provided.  

 
(3)   A landscaped strip at least twenty feet (20’) feet in width with lawn, 

ground cover, shrubbery, and trees at forty foot (40’) centers shall be provided and 
maintained along the development side of the property line bordering any street, except 
for permitted driveways.  
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