IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Final Plat for Wasatch Apple Subdivision
April 19, 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

Community
Development
Services

Requested Action: To approve the final plat.
Staff Comments: This property was annexed in Feb. 2022. The
preliminary plat was approved on April 5th 2022.
This final plat will infill one of the largest undeveloped areas
withing the city. This final 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 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 final plat has a variety of large lots that will allow for a mix of
development. It is likely that we see some combination of
commercial development and residential development.
Staff Recommendation: Staff has reviewed the final 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 final plat as presented.

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
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Subdivision Ordinance:

Section 10-1-9A
(9) If the final plat conforms to the provisions of this Chapter and all other applicable State or Federal
laws, or local ordinances, the Council shall approve the final plat and authorize the Mayor and Clerk to
sign the original plat.
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.
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.

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

Jennie Lee Drive
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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 accessible by pedestrians and non-motorized vehiclesfrom 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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Comprehensive Plan:
This final plat falls in Area 2 of the 5 city areas considered in ImagineIF. “When asked about growth,
many residents in a City-wide 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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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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1.
LOT 4, BLOCK 6 AND LOT 1, BLOCK 7, ARE COMMON LOTS
CONTAINING A BLANKET PUBLIC UTILITY AND PUBLIC STORM
WATER DRAINAGE EASEMENT.

I, CHRISTOPHER ADAMS, A LICENSED PROFESSIONAL LAND
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DESCRIBED HEREON.
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STAFF REPORT
FINAL PLAT
CCW EXPRESS BROADWAY SUBDIVISION
April 19, 2022

Applicant: Horrocks
Engineers
Project Manager: Kerry
Beutler
Location: Generally, north of
Riverwalk Dr, east of
Houston Cir, south of
Broadway, west of the Snake
River
Size: Approximately 1 Acre
Lots: 1
Existing Zoning:
Site: HC
North: HC
South: HC
East: HC
West: HC
Existing Land Uses:
Site: Commercial
North: Commercial
South: Commercial
East: Commercial
West: Commercial

Community
Development
Services

Requested Action: To recommend approval of the final plat
for CCW Express Broadway Subdivision to the Mayor and
City Council.
Staff Comments: This plat includes a single lot with
frontage onto Broadway and Utah Avenue. The plat also
includes a small dedication of additional right-of-way for
Utah Avenue to facilitate the extension of the right turn
lane.
This plat is necessary to facilitate redevelopment of the
property. Multiple existing access points to Broadway and
Utah Avenue will be closed and proposed access moved
away from the intersection in order to try and be in sync
with the Access Management Plan.
Staff Recommendation: Staff has reviewed the final plat
and finds it complies with the Subdivision Ordinance and is
consistent with the development standards of the HC Zone.
Staff recommends approval of the plat.

Future Land Use Map:
Mixed Use Centers &
Corridors
Attachments:
1. Subdivision and Zoning
Ordinance requirements
2. Comprehensive Plan
policies
3. Maps and aerial photos
4. Final Plat
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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.

Staff Review
X
X
X

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.
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.

N/A
X

The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.

N/A

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.

N/A

Planning Director to classify street on basis of zoning, traffic volume, function, growth,
vehicular & pedestrian safety, and population density.

No New Streets

X
X
X
N/A

N/A
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Subdivision Ordinance:
Section 10-1-9A
(9) If the final plat conforms to the provisions of this Chapter and all other applicable State or Federal
laws, or local ordinances, the Council shall approve the final plat and authorize the Mayor and Clerk to
sign the original plat.
Zoning Ordinance:
11-3-5: PURPOSE OF COMMERCIAL ZONES
(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.

Comprehensive Plan Policies:
Challenges to Growth (p.56-58):
The cost of maintaining infrastructure, limited natural resources and overall capacity to provide all City
services and utilities are immediate issues facing the Idaho Falls area. These all have related land use
implications and various growth patterns have consequences. A city’s growth policies can lead to
sprawling boundaries with more maintenance and service needs than funds available to meet
them, overcrowded areas with too little open space, or some balance between the two.
The consumption of land does not in itself speak at all to the resource commitment in streets, utilities,
parks and open space, water, sewer, power and emergency services needed to maintain and service it.
The Imagine IF policies recommended in this plan attempt to reverse this trend, especially in light of
higher-than average population growth rates for the area. Even prior to the Imagine IF initiative, the City
made strides to focus on “infill development” (i.e., utilizing undeveloped lands within the City rather
than expanding the city’s Boundaries). These efforts are working. From 2010 to 2020, the population
grew by 14% while the City’s boundaries grew by only 15%, compared to 30% in the previous decade.
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Idaho Falls must understand the long-term consequences of its land use decisions. It cannot continue to
have policies which are overly favorable to large-lot subdivisions requiring new roads and increased city
boundaries instead of more compact development that better utilizes existing infrastructure. Being
intentional about growth decisions and cognizant of the financial impacts is a protection against high tax
growth and the City’s capacity to efficiently and effectively serve its citizens.
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CCW EXPRESS BROADWAY SUBDIVISION
AN ADDITION TO THE CITY OF IDAHO FALLS, BONNEVILLE COUNTY, IDAHO,
LOCATED IN THE NE 14 OF SECTION 24, T.2N., R.37E., B.M.,
-2022-
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STAFF REPORT
Annexation and Initial Zoning of R3, Multiple Dwelling Residential and
the Limited Development Approach Surface Airport Overlay Zone
Approx. 26.920 acres in the N ½ of the NW ¼ of
Section 32, T 3N, R 38E

April 19, 2022
Applicant: Eagle Rock
Engineering
Project Manager: Naysha
Foster
Location: Generally, north
of E 49th N, east of N 5th E,
south of E 65th N, west of
US Hwy 20
Size: Approximately
26.920 acres
Zoning:
Existing: County A-1
North: County A-1
South: County A-1
East: County RA-2
West: City R3 & R1
Proposed Zoning: R3
Existing Land Uses:
Site: Ag
North: Residential
South: Ag
East: Residential
West: Residential
Future Land Use Map:
Mixed Use Center &
Corridors, General Urban
and Suburban
Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps & Aerial Photos

Community
Development
Services

Requested Action: To recommend approval of annexation and initial
zoning of R3, Multiple Dwelling Residential and Limited Development
Approach Surface Airport Overlay Zone to the Mayor and City
Council.
Staff Recommendation: Staff recommends approval of the annexation
and initial zoning of R3 and Limited Development Approach Surface
Airport Overlay Zone, while it is not in the area of impact is it is
consistent with the policies of the Comprehensive Plan.
Staff Comments: The property is currently farmed and will need to
be platted before development occurs. City utilities are approximately
a half a mile to the south but are planned to be extended further north
as part of proposed development occurring across the street. This
property is situated just outside the area of impact, but it is contiguous
to City Limits. While it is not the City’s common practice to annex
property outside of the area of impact it is legal and, in some cases,
necessary. Developers are forced to look at the fringe of the city as
infill lots are all in the process of development and the fringe of the
city is outside of the area of impact in most areas. This area was
specifically included in the Compressive Plan “Imagine IF.” This area
of City limits extends to the Area of Impact Boundary. The Area of
Impact needs to be expanded not only in this area but other areas where
the City Limits extends to the boarder of the area of impact.
Bonneville County shows this area as Urban Residential on its
Comprehensive Plan. Urban development is more appropriate to be
developed within municipalities. There are multiple pending residential
developments on the west side of N 5th E within City limits. There are
also residential developments, built at urban densities, in the County to
the north and east of this property.
Annexation: This is a Category “A” annexation as it is requested by
the property owner. The property is contiguous to City limits along the
west property line. Annexation of the property is consistent with the
policies of the City’s Comprehensive Plan.
Initial Zoning: The proposed zoning is R3, Multiple Dwelling
Residential with the Airport Overlay Zone. This residential zone is a
high density zone that allows 35 units per acre. It is characterized by a
variety of dwelling types with a denser residential environment. This
zone is situated along or near major streets such as collectors and
arterials, and pedestrian connections and services. This property is
adjacent to N 5th E, a principal arterial and is close to E 65th N, a
collector.
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The Comprehensive Plan identifies this property Mixed Use Centers and Corridors, General Urban and
Suburban. The R3 Zone is consistent with the policies of the Comprehensive Plan. This area is
specifically called out in the ImagineIF Plan as an area to focus on for a future walkable center, (see Area
4 Objectives and Actions for Community Health, Housing and Transportation & Connectivity beginning
with page 173)
There is R3A Zoning across N5th E and variety of other types of zoning in the vicinity, including R1, R2,
R3A, and LC. The County RA-2 Zone is a transitional zone from ag to residential with one dwelling unit
per acre. The RA-2 zone is the highest density residential zone allowed in the County.
The location of this property is in the Limited Development Approach Surface designation of the Airport
Overlay Zone, which allows dwelling units in this area.

Comprehensive Plan Land Use Transects:
pg. 60-70

Future Suburban/Urban Development Snapshot: The Future Suburban and Urban
Development Transect denotes agricultural land, as well as associated buildings and residences,
within the vicinity of the Area of City Impact, where City services can readily be provided. This
transect designation includes areas within the Bonneville Metropolitan Planning Organization’s
(BMPO) designated urbanized area. It includes existing homes on large lots, vacant properties
which have been subdivided into tracts of 20 acres or less and properties with frontage on county
road sections. Local examples: Areas along E 49th South (Township Road), E 65th South (York
Road), N 5th E – north of US HWY 20.
General Urban Snapshot: The General Urban Transect denotes residential areas with a mix of
commercial and service uses convenient to residents. These areas contain a wide variety of
housing types, generally including small single-units, duplexes, triplexes, fourplexes, courtyard
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apartments, bungalow courts, townhouses, multiplexes and live-work units. Lot sizes are smaller
and more compact than suburban areas. These areas could also include parks, schools, churches
and commercial services. These areas have highly connective street patterns, similar to the
traditional grid-pattern that encourages bicycle and pedestrian usage. These areas should be near
an existing or part of a new walkable center. Local examples: Bonnavista Addition, Johns Height
Subdivision, Jennie Lee Addition, Bell-Aire, Linden Park, Linden Trails, Falls Valley.
Mixed-Use Centers & Corridors Snapshot: The Mixed-Use Centers and Corridors Transect
denotes areas where people tend to shop, eat and gather. These areas include all housing types
but generally at a more intense scale than other areas. These areas also include mixed-use
buildings, recreation centers and commercial uses. Mixed-Use Centers and corridors may vary in
scale from large, regional commercial centers with supportive housing to smaller commercial
pockets called walkable centers that support a well-connected, walkable neighborhood. Local
examples: Northgate Mile and 1st Street corridors, Intersection of 65th South and 5th West,
Intersection of Skyline and Broadway, Snake River Landing.
Suburban Snapshot: The Suburban Transect denotes existing or planned residential areas in
close proximity to or with easy vehicular access to regional commercial service areas that
provide daily household needs. These areas contain various housing types, generally including
detached and attached single-unit dwellings, accessory dwelling units, duplexes and triplex and
fourplex units at a house scale. Residential development should include a mix of housing types,
price points and sizes and should not be exclusively detached single-dwelling units. These areas
could also include parks, schools, churches and small commercial nodes adjacent to major
roadways. Curvilinear streets and cul-de-sacs are common. Although existing road patterns and
lot sizes have created low levels of connectivity and convenience to services, opportunities to
increase these features should be identified and planned for. Local examples: Silverleaf, Mill
Run, Fairway Estates, Ivan’s Acres, Shamrock Park, Home Ranch, Stonebrook, Brookside and
Southpoint Subdivisions
Comprehensive Plan Policies:
Challenges to Growth (p.56-58):
The cost of maintaining infrastructure, limited natural resources and overall capacity to provide all City
services and utilities are immediate issues facing the Idaho Falls area. These all have related land use
implications and various growth patterns have consequences. A city’s growth policies can lead to
sprawling boundaries with more maintenance and service needs than funds available to meet
them, overcrowded areas with too little open space, or some balance between the two.
The consumption of land does not in itself speak at all to the resource commitment in streets, utilities,
parks and open space, water, sewer, power and emergency services needed to maintain and service it. The
Imagine IF policies recommended in this plan attempt to reverse this trend, especially in light of higherthan average population growth rates for the area. Even prior to the Imagine IF initiative, the City made
strides to focus on “infill development” (i.e., utilizing undeveloped lands within the City rather than
expanding the city’s Boundaries). These efforts are working. From 2010 to 2020, the population grew by
14% while the City’s boundaries grew by only 15%, compared to 30% in the previous decade.
Idaho Falls must understand the long-term consequences of its land use decisions. It cannot continue to
have policies which are overly favorable to large-lot subdivisions requiring new roads and increased city
boundaries instead of more compact development that better utilizes existing infrastructure. Being
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intentional about growth decisions and cognizant of the financial impacts is a protection against high tax
growth and the City’s capacity to efficiently and effectively serve its citizens.
Managing Change (p. 58-59):
Although the City needs to rethink how it grows and develops, it must also be cognizant of how change
can cause concerns in existing neighborhoods. That is not to say that neighborhoods should never expect
to experience changes. Strong Towns, a non-profit planning organization, describes the balance in these
terms:
1. No neighborhood can be exempt from change.
2. No neighborhood should experience sudden, radical change.
The policies and actions in this plan are intended to strike this balance. In each area and throughout the
city, residents also participated in the planning process they recognized the need for improvements and
saw the challenges the City is facing. Each neighborhood has its own challenges and opportunities to be
part of the solutions.
Degrees of change:
1. Maintain: Smaller, more incremental changes, mostly reinforcing the exiting scale of an area.
2. Evolve: Opportunities for small-to medium-sized public and private investments or projects. Minor
changes in scale. Opportunity sites should be targeted.
3. Transform: Opportunities for larger scale changes, such as a significant increase in scale and possible
mix of uses. The changes are more likely to be widespread and not on focused sites.
Each of these degrees of change can be found in the Imagine IF plan. Whether it is City-wide code
changes, identifying potential walkable centers and redevelopment sites, or thinking about adding benches
along pedestrian routes, change is recommended in a variety of ways. The changes are not radical, abrupt
changes to Idaho Falls’ character. Rather, most are small, incremental changes designed to bring about the
vision described by the community during the planning process.

Focus on Walkable Centers pg. 82

Identify existing and potential walkable centers and focus on promoting a mix of uses where
people can live and easily access daily needs.
Focus on becoming a 15-minute City pg. 82

Identify gaps in 15-minute access from homes to goods and services.
Diversify Housing Stock pg. 88
Revise zoning to allow Missing Middle Housing (MMH) types 1/4 - 1/2 mile from existing or planned
walkable centers and neighborhood crossroads.
Diversify and Intensify Uses at in Mixed Uses Centers and Corridors pg. 104
Diversify zoning designations at the intersections of arterial and collector streets to zones that allow for
neighborhood services to be established.
Code for Appropriate Transitions pg. 105

Use existing land uses as starting points for determining the most transects to apply as future
suburban and general urban transects transition into the City.
Increase Availability of Daily Goods and Services pg. 119
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Focus on 65th North and 5th East to be an area of expansion that includes Walkable Center
principles such as additional housing in a walkable context, daily goods and services, and proper
multi-modal infrastructure.
Community Health pg. 173
Focus on 65th North and 5th East to be an area of expansion that includes Walkable Center principles
such as additional housing in a walkable context, daily goods and services, and proper multi-modal
infrastructure.
Diversify Housing Stock pg. 177

Modify zoning in north area to allow more housing types, especially at major intersections and
along major roads.
Area 4 Transportation and Connectivity pg. 179-180
In the north, residents indicated a strong need for a Riverwalk extension and widening of the county road
section.
Walkable centers and neighborhood crossroads is a concept supported by most participants.
Focus on a walkable center at 65th North and Lewisville Highway.
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Zoning Ordinance:
11-3-3: PURPOSE OF RESIDENTIAL ZONES
R3 Multiple Dwelling Residential Zone. This zone provides a residential zone which is characterized
by a variety of dwelling types with a denser residential environment. This Zone is situated along
or near major streets such as collectors and arterials. It is also generally located near pedestrian
connections and commercial services.
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ANNEXATION ORDINANCE # _____________
AN ADDITION TO THE CITY OF IDAHO FALLS, BONNEVILLE COUNTY, IDAHO
LOCATED IN THE NORTH 1/2 OF THE NORTHWEST 1/4 OF SECTION 32, TOWNSHIP 3
NORTH, RANGE 38 EAST OF THE BOISE MERIDIAN, BONNEVILLE COUNTY, IDAHO
RECORDED WITH THE BONNEVILLE COUNTY RECORDERS OFFICE AS INSTRUMENT NO. _______________
A PARCEL OF LAND BEING SITUATED IN THE NORTH 1/2 OF THE NORTHWEST 1/4 OF SECTION 32 AND THE NORTH 1/2 OF THE NORTHEAST 1/4 OF SECTION 31,TOWNSHIP 3 NORTH, RANGE 38 EAST OF THE BOISE
MERIDIAN AND IS MORE SPECIFICALLY DESCRIBED AS FOLLOWS.
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BEGINNING AT A POINT THAT IS S.00°27'10”E. ALONG THE SECTION LINE 792.50 FEET FROM THE NORTHWEST CORNER OF SECTION 32, TOWNSHIP 3 NORTH, RANGE 38 EAST OF THE BOISE MERIDIAN, SAID POINT ALSO
BEING ON THE EAST BOUNDARY LINE OF CITY OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749; RUNNING THENCE N.89°14'50”E. 2651.30 FEET TO THE WEST RIGHT-OF-WAY LINE OF DEREK LANE; THENCE
S.00°11'27”E. ALONG SAID WEST RIGHT-OF-WAY LINE 324.22 FEET; THENCE S.89°12'50”W. 1089.00 FEET; THENCE S.00°11'27”E. 200.00 FEET; THENCE S.89°12'50”W. 16.58 FEET TO THE SOUTH LINE OF THE NORTH 1/2 OF
THE NORTHWEST 1/4 OF SAID SECTION 32; THENCE S.89°15'07”W. ALONG SAID SOUTH LINE 1543.32 FEET TO THE WEST LINE OF SAID SECTION 32; THENCE S.89°15'07”W. 33.00 FEET; THENCE N.00°27'10”W. 251.34 FEET
TO SAID EAST BOUNDARY LINE OF SAID CITY OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749; THENCE N.00°27'10”W. ALONG SAID EAST BOUNDARY LINE 27.47 FEET; THENCE N.00°27'10”W. 99.94 FEET TO THE
SOUTH BOUNDARY LINE OF SAID CITY OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749; THENCE EASTERLY AND NORTHERLY ALONG SAID SOUTH BOUNDARY LINE AND SAID EAST BOUNDARY LINE OF SAID CITY
OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749 THE FOLLOWING TWO (2) COURSES: (1) THENCE N.89°32'50”E. 33.00 FEET; (2) THENCE N.00°27'10”W. 146.14 FEET TO THE POINT OF BEGINNING.
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EXHIBIT "A"
LEGAL DESCRIPTION (Page 1 of 1)
A PARCEL OF LAND BEING SITUATED IN THE NORTH 1/2 OF THE NORTHWEST 1/4 OF SECTION 32 AND THE NORTH 1/2 OF THE
NORTHEAST 1/4 OF SECTION 31,TOWNSHIP 3 NORTH, RANGE 38 EAST OF THE BOISE MERIDIAN AND IS MORE SPECIFICALLY
DESCRIBED AS FOLLOWS.
BEGINNING AT A POINT THAT IS S.00°27'10”E. ALONG THE SECTION LINE 792.50 FEET FROM THE NORTHWEST CORNER OF
SECTION 32, TOWNSHIP 3 NORTH, RANGE 38 EAST OF THE BOISE MERIDIAN, SAID POINT ALSO BEING ON THE EAST BOUNDARY
LINE OF CITY OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749; RUNNING THENCE N.89°14'50”E. 2651.30 FEET TO THE
WEST RIGHT-OF-WAY LINE OF DEREK LANE; THENCE S.00°11'27”E. ALONG SAID WEST RIGHT-OF-WAY LINE 324.22 FEET; THENCE
S.89°12'50”W. 1089.00 FEET; THENCE S.00°11'27”E. 200.00 FEET; THENCE S.89°12'50”W. 16.58 FEET TO THE SOUTH LINE OF THE
NORTH 1/2 OF THE NORTHWEST 1/4 OF SAID SECTION 32; THENCE S.89°15'07”W. ALONG SAID SOUTH LINE 1543.32 FEET TO THE
WEST LINE OF SAID SECTION 32; THENCE S.89°15'07”W. 33.00 FEET; THENCE N.00°27'10”W. 251.34 FEET TO SAID EAST BOUNDARY
LINE OF SAID CITY OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749; THENCE N.00°27'10”W. ALONG SAID EAST
BOUNDARY LINE 27.47 FEET; THENCE N.00°27'10”W. 99.94 FEET TO THE SOUTH BOUNDARY LINE OF SAID CITY OF IDAHO FALLS
ANNEXATION ORDINANCE NUMBER 2749; THENCE EASTERLY AND NORTHERLY ALONG SAID SOUTH BOUNDARY LINE AND SAID
EAST BOUNDARY LINE OF SAID CITY OF IDAHO FALLS ANNEXATION ORDINANCE NUMBER 2749 THE FOLLOWING TWO (2)
COURSES: (1) THENCE N.89°32'50”E. 33.00 FEET; (2) THENCE N.00°27'10”W. 146.14 FEET TO THE POINT OF BEGINNING.
SUBJECT TO: EXISTING EASEMENTS OF RECORD.
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STAFF REPORT

Annexation and Initial Zoning of LC and HC with Airport Overlay
Controlled Development
East 1/2 of the SE 1/4, of Section 7, T 2N, R 38E (Approx. 43.978 acres)
April 19, 2022
Applicant: Kurt Roland
Project Manager: Anas
Almassrahy
Location: Generally North of E
Anderson St, East of Boge Ave,
South of E 29th N, west of
North Holmes Ave
Size: 43.978 acres
Zoning:
Existing: County AG
North: Industrial and
Manufacturing
South: Highway Commercial,
Light Manufacturing
East: Light Manufacturing,
Highway Commercial
West: Industrial and
Manufacturing
Proposed Zoning: HC and LC
Existing Land Uses:
Site: AG
North: Industrial
South: Industrial
East: Industrial
West: Industrial
Future Land Use Map:
General Urban
Attachments:
1.
Comprehensive Plan
Policies
2.
Zoning Information
3.
Maps and Aerial
Photos

Community
Development
Services

Requested Action: To recommend approval of annexation and
initial zoning of LC, Limited Commercial, and HC, Highway
Commercial, with Airport Overlay Controlled Development to the
Mayor and City Council.
Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of LC and HC as it is consistent with
the policies of the Comprehensive Plan.
Annexation: This is a category “A” Annexation as it is requested by
the property owner. The property is within the Area of Impact and
contiguous to the city limit on the north, south, west, and east sides.
Annexation of the property is consistent with the City’s
Comprehensive Plan. City utilities are present in the immediate area
to provide services to this property.
Initial Zoning: The proposed zones are LC, Limited Commercial,
and HC, Highway Commercial. The Comprehensive Plan identifies
this area as General Urban. The Comprehensive Plan identifies the
area East of this property as Mixed Use Centers and Corridors and
the area to the West and North of this property as Industrial.
This property is currently zoned AG in the County, which is a
primary Agriculture zone, but is surrounded by mix of zones as
follow:
• North: Industrial and Manufacturing
• South: Highway Commercial, Light Manufacturing
• East: Light Manufacturing, Highway Commercial
• West: Industrial and Manufacturing
Staff Comments: The proposed zones are LC, Limited Commercial,
and HC, Highway Commercial. Attached is a Rezone Map that
presents where each of those proposed zones will be located. Parcel
1(1.095 acres) and Parcel 2 (3.802) are proposed as HC. Parcel 3
(45.458 acres) is proposed as LC.
LC Limited Commercial 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.
Continued Next Page
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HC Highway and General Commercial Zone provides a commercial zone for retail and service uses
serving the traveling public. Characteristics of the Zone are buildings set back from the right-of-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.
This parcel is within proximity to the intersection of two arterial streets, E Anderson St. and N Holmes
Ave. Arterial streets are intended to carry high volumes of traffic and connect with areas that provide
daily services.
The ImagineIF Comprehensive Plan identifies this area as being within the General Urban transect. This
transect denotes residential areas with a mix of commercial and service areas convenient to residents.
Existing service areas are further away at Lincoln Rd./ Anderson St. and Holmes or along N Yellowston

Figure 1 Area 4 Analysis Map (Lynch Analysis)
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Highway. The Comprehensive Plan calls out this area as a key infill site and adjacent areas as a future
mixed used interchange development at N 5th E and US Highway 20 NB, and key redevelopment area.
Portions of these areas, already within the city, have zoning in place that would allow for future
commercial areas that would provide convenient access to daily services. These areas are included in the
General Urban Transect because of their proximity to major roadways and the potential for the properties
to develop or redevelop.
This parcel is part of the Area 4 identified in the Comprehensive Plan. The plan describes Area 4 as being
largely broad and diverse. Area 4 residents noted the need for more diversified housing and indicated they
would like to have more walkable neighborhoods to actual destinations but struggled to see where that
might fit within their neighborhood. The General Urban Transect identifies areas where these changes in
land use are appropriate. The plan describes the need for every neighborhood to experience change, but
not radical change. The introduction of an LC and HC Zone in this area would represent the incremental
change.

Figure 2 Area 4

Comprehensive Plan Policies:
Challenges to Growth (p.56-58):
The cost of maintaining infrastructure, limited natural resources and overall capacity to provide all City
services and utilities are immediate issues facing the Idaho Falls area. These all have related land use
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implications and various growth patterns have consequences. A city’s growth policies can lead to
sprawling boundaries with more maintenance and service needs than funds available to meet
them, overcrowded areas with too little open space, or some balance between the two.
The consumption of land does not in itself speak at all to the resource commitment in streets, utilities,
parks and open space, water, sewer, power and emergency services needed to maintain and service it. The
Imagine IF policies recommended in this plan attempt to reverse this trend, especially in light of higherthan average population growth rates for the area. Even prior to the Imagine IF initiative, the City made
strides to focus on “infill development” (i.e., utilizing undeveloped lands within the City rather than
expanding the city’s Boundaries). These efforts are working. From 2010 to 2020, the population grew by
14% while the City’s boundaries grew by only 15%, compared to 30% in the previous decade.
Idaho Falls must understand the long-term consequences of its land use decisions. It cannot continue to
have policies which are overly favorable to large-lot subdivisions requiring new roads and increased city
boundaries instead of more compact development that better utilizes existing infrastructure. Being
intentional about growth decisions and cognizant of the financial impacts is a protection against high tax
growth and the City’s capacity to efficiently and effectively serve its citizens.
Managing Change (p. 58-59):
Although the City needs to rethink how it grows and develops, it must also be cognizant of how change
can cause concerns in existing neighborhoods. That is not to say that neighborhoods should never expect
to experience changes. Strong Towns, a non-profit planning organization, describes the balance in these
terms:
1. No neighborhood can be exempt from change.
2. No neighborhood should experience sudden, radical change.
The policies and actions in this plan are intended to strike this balance. In each area and throughout the
city, residents also participated in the planning process they recognized the need for improvements and
saw the challenges the City is facing. Each neighborhood has its own challenges and opportunities to be
part of the solutions.
Degrees of change:
1. Maintain: Smaller, more incremental changes, mostly reinforcing the exiting scale of an area.
2. Evolve: Opportunities for small-to medium-sized public and private investments or projects. Minor
changes in scale. Opportunity sites should be targeted.
3. Transform: Opportunities for larger scale changes, such as a significant increase in scale and possible
mix of uses. The changes are more likely to be widespread and not on focused sites.
Each of these degrees of change can be found in the Imagine IF plan. Whether it is City-wide code
changes, identifying potential walkable centers and redevelopment sites, or thinking about adding benches
along pedestrian routes, change is recommended in a variety of ways. The changes are not radical, abrupt
changes to Idaho Falls’ character. Rather, most are small, incremental changes designed to bring about the
vision described by the community during the planning process.
Urban Transects (p.60-61):
Visualizing and Planning for Land Uses and Service Levels Idaho Falls provides a wide variety of
services and infrastructure for its residents, property owners and business community. Services such as
water, sewer, power, fiber optics, streets, pathways, parks and recreation centers, police, fire, trash
removal, library and transit are all examples of amenities provided and funded through the City
government. Because land uses, activity levels and service demands vary across the City, not every part
of the City has the same access to the same services. To be fiscally responsible, cities allocate such
infrastructure according to how fully it is needed and how likely to be used, based on present and
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potential future land uses. By examining an area’s current or anticipated use, it is possible to classify the
area’s level of need for services. Transect designations are applied to the land use map in broad
generalized areas and attempting to capture existing patterns and reflect anticipated development patterns.
It is important to understand what the (Comprehensive Plan Land Use) map is and what it is not. The map
is general in nature. It is aspirational and not an exact reflection of what will happen in the future. It is
also broad and will not fit every situation that may arise as development occurs. When citizens,
developers, planners, elected officials and others are looking to answer, “what is expected to happen
here?” the map is an aid, not a blueprint. The map in this plan is also not the same as a zoning map. It
does not establish development rights. It does not follow property lines. The map guides zoning and
development decisions but does not control them.

City-Wide Community Health (p.77-78):
As the City experiences growth, the health of a community becomes an ever increasing concern. Access
to affordable housing in safe neighborhoods, making sure transportation needs are met and daily services
such as healthy foods and employment are accessible to all populations play a role in community health.
Good planning can help shape the built environment to provide healthier living conditions, filling in gaps
that market conditions don’t solve on their own.
Many residents emphasized community health themes in our public outreach efforts, citing the need for
improved bike and pedestrian paths, more green spaces, neighborhood trees and better lighting, as well as
increasing connectivity within the City to address access to daily services as ways to increase physical
activity and better health. Residents also talked about the need to ensure neighborhoods are safe and
housing is livable. They expressed concern that the rapid rise of housing cost and the difficulty to secure
housing has become a barrier to achieving these goals due to high rates of cost burdened residents with
limited funds to maintain properties. Residents also worried that with rapid growth the City’s
infrastructure (i.e., roads, sidewalks, pathways) with demands would not keep up.
City-Wide Housing (p.85-87): Having affordable housing is a desire of residents in Idaho Falls and
being able to supply housing to our growing City is a critically important aspect to focus on.
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Many housing challenges face Idaho Falls residents. From younger generations and low to moderate
income families who have many barriers entering the housing market with the rapid increase of housing
costs and slow growth in wages to the older generations who continue to retire and downsize, but with a
lack of housing alternatives such as senior living or smaller units. Worry about housing costs rising faster
than incomes and certain populations in the City being unable to secure affordable housing is a concern
acknowledged by the City, with the understanding that more focus needs to be on making smart planning
decisions to better support housing options.
In the past, the pattern has been to spread out as a city grows. While this is a normal growth pattern for
many communities, it is also costly in terms of providing services to an ever-expanding geography and it
consumes valuable land, which is a non-renewable resource.
Such urban sprawl inherently reduces the natural resources and amenities surrounding the City; resources
and amenities which are valued by our citizens and the reason many people are drawn to move to our
region. These growth patterns must shift inward to create housing choices that interact with the
established environment, creating nodes of development that harmonize housing and the services that
surround it.
To address this issue, many of the action policies of Imagine IF promote housing patterns that bring
diversity and fills the middle ground. Missing Middle Housing units such as triplexes, duplexes,
bungalow courts and courtyard apartments brings housing that can fulfill the needs of different
populations and they can help create more pockets of mixed residential and commercial development,
which lessens the community’s dependency on cars and instead fosters more walkable and rideable
centers for people to live, work and have more direct and easy access to daily services. Many residents,
when asked about housing, recognized the need for housing that was more aligned with bringing in
diversified housing types to support growth.
Although the City’s goal is to increase and diversify the housing stock, there are places where residential
is not an appropriate land use, even if the plan map may indicate that it could be. When considering
requests for zones which allow housing, the City will consider issues recommended by the Department of
Housing and Urban Development. These include a close examination of the site and surrounding land
uses to identify environmental issues and other land uses which may be incompatible with residential
uses.
Table 4.2 City Wide Housing (pg. 89):
Issue 1: Affordability and Availability
Objective C: Focus on Infill
Action 3: For infill and redevelopment, require connection or appropriate integration with
existing development such as pathways or roads.
Action 4: Explore flexible zoning and building code options for rehabilitation,
redevelopment, and infill projects.
Table 5.10 Area 4 Community Health (pg. 173)
Issue: Connectivity and Access to Daily Services
Objective A: Improve Connectivity
Action 2: Create connecting paths to the areas of the north for more mobility to the
central part of town.
Objective B: Increase Availability of Daily Goods and Services
Action 1: Focus on 65th North and 5th East to be an area of expansion that includes
Walkable Center principles such as additional housing in a walkable context, daily goods
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and services, and proper multi-modal infrastructure
Table 5.11 Area 4 Housing (pg. 177)
Issue 2: Affordability and Availability
Objective A: Diversify Housing Stock
Action 1: Modify zoning in north area to allow more housing types, especially at major
intersections and along major roads.
Housing (pg. 192):
A neighborhood meeting conducted for this area revealed the residents in Area 5 prefer new homes in a
new subdivision with large yards, distance between neighbors, nice landscaping and aesthetics and good
schools when selecting a home. There are agricultural tracts of land scattered throughout the area, most of
which are outside of City limits. In an area meeting, residents mostly felt positive about housing in the
area, though most also noted they felt housing was not affordable in the area. There were significant
concerns regarding increasing property taxes, overcrowded schools, housing affordability, lack of diverse
housing types and Fire Department coverage. When asked about the ability to incorporate different
types of housing, residents in this area were split in responses. Many voiced that different types of
housing were not something they felt would fit into the neighborhood and others wanted to see more
diverse housing options in the area.
For housing types, residents in the area meeting showed support of some types of housing diversity such
as townhomes, twin homes and accessory dwelling units. Residents struggled to see other types of
housing examples, including apartments or bungalow courts, in their area. As the area grows and looks to
the future, housing types will change but the goal for this area is to incorporate diverse housing that fits
the scale of these neighborhoods.
Transportation and Connectivity (pg. 196):
This area is not near daily services, so residents must drive to meet daily needs. Area roads are also a
mix of City and County roads. This change in jurisdiction has created a patchwork road network from
wider City streets with sidewalks to narrow rural street sections with no pedestrian facilities. This
highlights the connectivity issues the residents identified in the area.
Another way to connect areas with each other is the creation and designation of walkable centers.
Walkable centers provide amenities such as shopping, services, food, employment and entertainment.
Participants indicated that Area 5 does not have any designated walkable center. Some residents liked
the idea of identifying and creating walkable centers but were unsure where they could be located since
most of the development only includes residential uses. Helping neighborhoods identify and create
walkable centers is a plan goal and allows residents to have access to services and decrease vehicle trips.
Northgate-1st Street Area Wide Planning Study:
Market Opportunities Summary. The Area Wide Plan process also included a market report to examine
near- and long-term market opportunities and constraints for the focus area (and the greater Idaho Falls
region). The following summarizes the key market opportunities for commercial and residential uses in
the focus area.
Commercial Market (related to the Focus Area)
• Since 2009, the City permitted six new construction projects and ~30 adaptive reuse projects.
• Population and employment forecasts suggest the focus area needs 41.3 acres to support future
demand – the focus area has the potential to absorb a portion of the City’s future growth.
• Redevelopment and adaptive reuse projects will be vital to meeting the future demand as most of
the focus area is built out with little vacant land to accommodate growth.
Residential Market (related to the Focus Area)
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• Approximately 27% of the households in the focus area are cost burdened (these are households paying
30% or more of their monthly incomes towards housing); whereas, 23% of the households
in the City are cost burdened.
• The median gross rent in the focus area is $685-$695 per month compared to $748 per month in the City
as a whole. There is a need to create additional housing that is well-priced and financially obtainable to
current and future populations.
• There is a projected demand for 197 new housing units in the focus area – this considered future
population and existing housing units that may need to be replaced due to age and condition.
• The focus area needs a variety of housing units to accommodate household types and their associated
incomes. Given the demographics and considering the land availability in the focus area, future housing is
forecasted to be mostly apartments/multi-family. The projected future housing will be distributed as the
following types: Single-Family 10%; Duplex 15%; Apartment/Other Attached 75%
Market Forecast Summary. Based on the market study findings, the project team used population,
employment, and housing forecasts to model the demand for residential and commercial land in the focus
area. Those development forecasts were then compared to an analysis of vacant land that currently exists
within the focus area to determine whether there is adequate vacant land and properties to accommodate
projected demand. For purposes of this study, vacant land is defined as sites that do not have a
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tenant/occupant and/or do not have any habitable structures. In summary, the focus area will have a
shortage of vacant land to accommodate future demand within the next 20 year – thus, redevelopment and
adaptive reuse projects will be vital to accommodating future population in and around the focus area.
Zoning Ordinance:
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.
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(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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STAFF REPORT

Annexation and Initial Zoning of HC with Airport Overlay Controlled
Development
A portion of SW 1/4 of Sec 26, T2N, R37E and the SE 1/4 of Sec 27, T2N, R38E
(Approx. 2.599 acres)
April 19, 2022

Applicant: Kurt Roland
Project Manager: Anas
Almassrahy
Location: Generally north of
W Sunnyside Rd, east of I15,
south of Barberry Ln, west of
Pioneer Dr
Size: Approx. 2.599 acres
Zoning:
Existing: County AG
North: Highway Commercial
South: Highway Commercial
East: Highway Commercial
West: Highway Commercial
Proposed Zoning: HC
Existing Land Uses:
Site: AG
North: Highway
South: Highway
East: Highway
West: Highway
Future Land Use Map: Mixed
Use Centers and Corridors
Attachments:
1.
Comprehensive Plan
Policies
2.
Zoning Information
3.
Maps and Aerial
Photos

Community
Development
Services

Requested Action: To recommend approval of annexation and
initial zoning of HC, Highway Commercial, with Airport overlay
Controlled Development to the Mayor and City Council.
Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of HC as it is consistent with the
policies of the Comprehensive Plan.
Annexation: This is a category “A” Annexation as it is requested by
the property owner. The property is within the Area of Impact and
contiguous to the city limit on the north, south, west, and east sides.
Annexation of the property is consistent with the City’s
Comprehensive Plan. City utilities are present in the immediate area
to provide services to this property.
Initial Zoning: The proposed zone is HC, Highway Commercial.
The Comprehensive Plan identifies this area as Mixed Use Centers
and Corridors. The Comprehensive Plan identifies the area east and
west of this property as Mixed Use Centers and Corridors and the
area to the west and north of this property as Industrial.
Staff Comments: The proposed zone is HC, Highway Commercial.
HC Highway and General Commercial Zone provides a commercial
zone for retail and service uses serving the traveling public.
Characteristics of the Zone are buildings set back from the right-ofway 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.
The ImagineIF Comprehensive Plan identifies this area as being
within the Mixed-Use Centers and Corridors transect. This transect
denotes areas where people tend to shop, eat and gather. These areas
include all housing types but generally at a more intense scale than
other areas. These areas also include mixed-use buildings, recreation
centers and commercial uses. Mixed-Use Centers and corridors may
vary in scale from large, regional commercial centers with supportive
housing to smaller commercial pockets called walkable centers that
support a well-connected, walkable neighborhood.
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Comprehensive Plan Policies:
Challenges to Growth (p.56-58):
The cost of maintaining infrastructure, limited natural resources and overall capacity to provide all City
services and utilities are immediate issues facing the Idaho Falls area. These all have related land use
implications and various growth patterns have consequences. A city’s growth policies can lead to
sprawling boundaries with more maintenance and service needs than funds available to meet
them, overcrowded areas with too little open space, or some balance between the two.
The consumption of land does not in itself speak at all to the resource commitment in streets, utilities,
parks and open space, water, sewer, power and emergency services needed to maintain and service it. The
Imagine IF policies recommended in this plan attempt to reverse this trend, especially in light of higherthan average population growth rates for the area. Even prior to the Imagine IF initiative, the City made
strides to focus on “infill development” (i.e., utilizing undeveloped lands within the City rather than
expanding the city’s Boundaries). These efforts are working. From 2010 to 2020, the population grew by
14% while the City’s boundaries grew by only 15%, compared to 30% in the previous decade.
Idaho Falls must understand the long-term consequences of its land use decisions. It cannot continue to
have policies which are overly favorable to large-lot subdivisions requiring new roads and increased city
boundaries instead of more compact development that better utilizes existing infrastructure. Being
intentional about growth decisions and cognizant of the financial impacts is a protection against high tax
growth and the City’s capacity to efficiently and effectively serve its citizens.
Managing Change (p. 58-59):
Although the City needs to rethink how it grows and develops, it must also be cognizant of how change
can cause concerns in existing neighborhoods. That is not to say that neighborhoods should never expect
to experience changes. Strong Towns, a non-profit planning organization, describes the balance in these
terms:
1. No neighborhood can be exempt from change.
2. No neighborhood should experience sudden, radical change.
The policies and actions in this plan are intended to strike this balance. In each area and throughout the
city, residents also participated in the planning process they recognized the need for improvements and
saw the challenges the City is facing. Each neighborhood has its own challenges and opportunities to be
part of the solutions.
Degrees of change:
1. Maintain: Smaller, more incremental changes, mostly reinforcing the exiting scale of an area.
2. Evolve: Opportunities for small-to medium-sized public and private investments or projects. Minor
changes in scale. Opportunity sites should be targeted.
3. Transform: Opportunities for larger scale changes, such as a significant increase in scale and possible
mix of uses. The changes are more likely to be widespread and not on focused sites.
Each of these degrees of change can be found in the Imagine IF plan. Whether it is City-wide code
changes, identifying potential walkable centers and redevelopment sites, or thinking about adding benches
along pedestrian routes, change is recommended in a variety of ways. The changes are not radical, abrupt
changes to Idaho Falls’ character. Rather, most are small, incremental changes designed to bring about the
vision described by the community during the planning process.
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Urban Transects (p.60-61):
Visualizing and Planning for Land Uses and Service Levels Idaho Falls provides a wide variety of
services and infrastructure for its residents, property owners and business community. Services such as
water, sewer, power, fiber optics, streets, pathways, parks and recreation centers, police, fire, trash
removal, library and transit are all examples of amenities provided and funded through the City
government. Because land uses, activity levels and service demands vary across the City, not every part
of the City has the same access to the same services. To be fiscally responsible, cities allocate such
infrastructure according to how fully it is needed and how likely to be used, based on present and
potential future land uses. By examining an area’s current or anticipated use, it is possible to classify the
area’s level of need for services. Transect designations are applied to the land use map in broad
generalized areas and attempting to capture existing patterns and reflect anticipated development patterns.
It is important to understand what the (Comprehensive Plan Land Use) map is and what it is not. The map
is general in nature. It is aspirational and not an exact reflection of what will happen in the future. It is
also broad and will not fit every situation that may arise as development occurs. When citizens,
developers, planners, elected officials and others are looking to answer, “what is expected to happen
here?” the map is an aid, not a blueprint. The map in this plan is also not the same as a zoning map. It
does not establish development rights. It does not follow property lines. The map guides zoning and
development decisions but does not control them.

Table 4.4 City-Wide Economic Development (pg. 101):
Issue 2: Investing in Older and Deteriorating Areas
Objective A: Develop Appropriate and Varied Tools for Addressing Redevelopment and Infill
Action 3 Explore flexible zoning and building code options for rehabilitation,
redevelopment, and infill projects.
Action 4: Encourage development in areas already served by public utilities and/or where
extensions of facilities are least costly, by exploring infill incentive programs.
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Zoning Ordinance:
11-3-5 : PURPOSE OF COMMERCIAL ZONES
(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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STAFF REPORT
PLANNED UNIT DEVEOPMENT (PUD)
Falcon Crest Estates
April 19, 2022
Applicant: HLE, Inc
Project Manager: Naysha
Foster
Location: Generally, north of
Saddle Rock Ln. east of N 5th
W, south of W 65th N, west of
N 5th E.
Size: 19.526 acres
Units: 274
Gross Density: 14 units per
acre
Existing Zoning:
Site: R3
North: R1
South: County A-1
East: County A-1
West: P
Existing Land Uses:
Site: Ag
North: Vacant
South: Residential
East: Ag
West: Golf Course
Future Land Use Map:
General Urban
Attachments:
1. Maps
2. Aerial photos
3. PUD and Elevations
4. PUD Standards

Community
Development
Services

Requested Action: To recommend approval of the PUD to the Mayor
and City Council.

History: This property was annexed in February of this
year with initial zoning of R3, Multiple Dwelling
Residential Zone and the Approach Surface Airport Overlay
Zone. Approach Surface overlay zone allows residential.
Staff Comments: The proposed PUD consists of 274 total
units. There are 36 two story townhome style buildings. Each
townhome has its own two car garage. There are also three
duplex style buildings. The PUD is required to provide five
amenities and there are six proposed, a sand volleyball court,
swing set, pavilion, horseshoe pit, two benches along the
pathway and half-court basketball. This will be constructed in
two phases, at least one amenity is required to be constructed in
the first phase.
The proposed PUD meets the 25% landscape requirement with
a total of 26%. Per section 11-2-6 (W)(8), the storm retention
pond is included in the 25% common space calculations,
because it includes an amenity.
The landscape strip contiguous to the public streets shall be 20
ft. and will include trees every 30 ft. on center and grass or other
ground cover as required by the Zoning Ordinance and 10 ft
landscape strips along the private streets with trees no less than
40 ft on center. The developer is planning to construct the PUD
in one phase.
The allowed density in the R3 zone for residential is 35 units
per gross acre when utilizing a PUD. The developer is
proposing 14 units per gross acre.
In addition to the garage parking, there will be six standard
parking spaces in the recreational area. The developer is not
asking for any variances and meets all of the PUD and Zoning
standards.
Staff Recommendation: Staff has reviewed the PUD and
finds that it complies with the zoning requirements and is
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PUD Standards

Staff Comments

Siting Requirements:
Minimum site size shall be two (2) acres.
Regulations and Uses:
Function as an overlay zone, all regulations and uses
shall be the same as the underlying zoning district
unless modified as part of the PUD.
Unified Control:
Density:
The residential density in the R3A with a PUD is 35
units per gross acre.
Location of Buildings and Structures: The maximum
structure height for a residential PUD shall be
determined by the underlying base zone, except
where a structure is set back from required setback
lines by at least one foot (1’) for each additional foot
of building height
Arrangement and Design:
Residential buildings include a high quality of design
and should be separated and arranged to provide for
private space in addition to common areas.
Landscaping:
All areas within the PUD not covered by buildings,
parking spaces, sidewalks or driveways shall be
landscaped and maintained.
Common Space:
All PUDs shall provide common and landscaped
areas. Not less than twenty five percent (25%) of the
gross area of a PUD shall be designated and
maintained as common space.
Amenities:
PUDs shall provide amenities in addition to the
common space required by this Section. The number
and size of the amenities should increase as overall
acreage and scale of the development increases.
Pedestrian System:
Walkways shall form a logical, safe, and convenient
system for pedestrian access to all structures and
amenities.
Phasing:

The PUD consists of 19.526 acres. The minimum site size
for a PUD shall be 2 acres. Section 11-2-6(W).
The underlying district is R3A. The R3A use and standards
shall govern the project.

The PUD will include a Home Owners Association.
The allowed density would be 35 units. The developer is
proposing 14 units per gross acre.
There is no building height restrictions in the R3A zone
unless the development is contiguous to single family
dwellings, in that case additional setbacks are required.

The arrangement of the townhomes will provide some
private space in the front as well as balconies per the
elevations, but also be open to the common areas.
All non-hard surfaced areas are proposed to be covered by
landscaping.

The proposed PUD meets the twenty five percent
requirement.

This development would be required to have five amenity.
The developer is proposing six.

The PUD will provide sidewalks within the development.

Construction is proposed to be completed in one phase.

Zoning:
11-6-3: APPLICATION PROCEDURES.
(1) Application Procedures for a Planned Unit Development (PUD).
(8) Approval of the PUD shall expire if no effort is made to complete the PUD within eighteen
months from the date of Council’s approval of the development plan.
11-2-6: (W) Planned Unit Development (PUD).
(1) Purpose. The purpose of the Planned Unit Development (PUD) regulations is to allow for
residential and limited commercial uses, or a mix of residential and limited commercial uses, in
an overall site development that may vary from the requirements of this Code. The intent of the
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PUD regulations is also to:
(a) Allow for flexibility from traditional zoning standards that results in development
providing an improved living environment, including usable common space, amenities or
services, increased landscaping, additional architectural features or standards, and
compatibility with the contiguous neighborhood.
(b) Promote flexibility and innovation of design while permitting diversification of
development types in order to encourage the most suitable use of a site.
(c) Achieve a compatible land use relationship with the surrounding area.
(d) Promote redevelopment and reuse of previously developed property.
(e) Encourage development of vacant properties within developed areas.
(f) Provide usable and suitably located common space, recreation facilities or other
public/common facilities.
(g) Facilitate functional and efficient systems of streets, pathways, utilities, and municipal
services on and off site.
(h) Promote efficient use of land with a more flexible arrangement of buildings and land
uses.
(i) Provide for master planned development that includes interconnected design elements
between structures or phases, increased amounts of landscaping or natural features,
connections to the surrounding neighborhood or public lands and unique architectural
features.
(j) Ensure appropriate phasing of development and amenities.
(k) Provide for attractive streetscapes that are not dominated by parked vehicles or garage
entrances.
(2) Allowed Uses.
(a) All uses allowed in the underlying zone.
(b) Limited commercial uses in mixed use developments not otherwise allowed in the base
zone as set forth in Chapter 2 Land Use Regulations of when:
(i) The uses are consistent with the character of the neighborhood, mitigate impacts
to the surrounding area and are sited and designed such that the activities present
will not detrimentally affect residential uses.
(ii) The uses do not create a traffic or pedestrian safety hazard or generate traffic
more than the capacity of the public streets serving the development or its own
proposed access points to those streets.
(iii) The limited commercial uses within a residential zone do not constitute more
than twenty percent (20%) of the gross land area of the PUD.
(3) General Requirements.
(a) Unified Control. The development site of a PUD shall be under unified ownership or
control and shall be planned as a whole so all landscaping, off -street parking and other
common areas can be properly maintained.
(b) Establishing Additional Standards. In addition to general building and development
standards, additional design standards may be imposed in the approval of a conditional use
to satisfy the criteria for PUD development as set forth in this Section. The requirement of
additional conditions to implement these standards shall be consistent with the process for
approval of a conditional use permit for a PUD as set forth in Chapter 6 Administration.
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(c) Applicability of Other Regulations. Unless otherwise approved through the Conditional
Use Permit, a PUD shall conform to all requirements set forth elsewhere in this Code,
Subdivision Regulations, Standard Specifications and Drawings, and all other applicable
regulations and standards of the City of Idaho Falls.
(d) Approval Process. The application requirements, review steps and approval process for
a PUD as set forth in Chapter 6 Administration.
(4) Dimensional Requirements. Dimensional standards, including minimum lot size, setbacks,
maximum density and height, and required parking and parking dimensional standards, if
different from the regular requirements of this code shall be established for each individual
PUD based upon the following criteria:
(a) PUD Size. The minimum site size for a PUD shall be two (2) acres. Smaller acreage
may be considered for a PUD on land that the Council finds is redeveloping or provides a
public benefit or amenity.
(b) Lot Size. There shall be no minimum lot size.
(c) Density.
(i) The maximum density allowed in residential zones is set forth in Table 11-2-4
Maximum Residential Density:
Table 11-2-4: Maximum Residential Density

(ii) For other base zones where residential uses are allowed, the maximum density
allowed shall be thirty-five (35) dwelling units per gross acre.
(iii) The maximum number of units permissible in each individual zone shall be
calculated separately, and no allowed dwelling unit density can be transferred
between zones.
(d) Setbacks shall reflect the general standards of the area and character of the
neighborhood in which the PUD is located.
(i) In residential PUDs, the established setbacks of residential properties contiguous
to or across the street from the PUD, shall constitute the minimum setback for the
perimeter area of the PUD which it is contiguous to.
(ii) Internal setbacks between buildings or internal lot lines within residential PUDs
may be established as part of the PUD process.
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(e) Height. The maximum structure height for a residential PUD shall be determined by
the underlying base zone, except where a structure is set back from required setback lines
by at least one foot (1’) for each additional foot of building height.
(5) Landscaping and Buffering.
(a) All areas within the PUD not covered by buildings, parking spaces, sidewalks or
driveways shall be landscaped and maintained.
(b) Landscape plans shall be submitted as part of the PUD application.
(c) Internal landscaping area, excluding required buffers, shall provide the following, a
minimum one (1) tree per five thousand square feet (5,000 ft2). A minimum of two (2)
shrubs for each required tree. The use of native vegetation which reduces water
consumption is encouraged.
(d) Alternate tree spacing can be requested as part of the PUD, but shall not reduce the total
minimum number of trees required.
(e) All PUDs that include limited commercial uses or residential uses contiguous to existing
commercial uses shall provide a buffer from contiguous residential uses that are not part of
the PUD development.
(i) The buffer shall be no less than ten feet (10’) in width and shall include trees
with no less than twenty foot (20’) centers separating them; and
(ii) A six foot (6’) opaque fence (opaque fence shall not include chain link fencing
with or without slats) or a dense hedge of shrubbery which shall attain a height of
at least six feet (6’).
(7) Streetscapes.
(a) All PUDs shall have frontage on a public or an approved private street.
(b) The development shall provide safe, inviting, and attractive streetscapes.
(c) Except for the area occupied by a permitted driveway, a landscape strip shall be
provided and maintained along the side of the property bordering any public or private
street that is closest to the portion of the lot containing a structure or other development.
(i) The landscape strip contiguous to perimeter public streets shall be no less than
twenty feet (20’) in width and shall include trees (with no less than thirty feet (30’)
centers separating them) and lawn or other ground cover.
(ii) The landscape strip contiguous to internal public and private streets shall be no
less than ten feet (10’) in width and shall include trees (with no less than forty feet
(40’) centers separating them) and lawn or other ground cover.
(d) Trash enclosures and dumpsters shall not be located within setbacks or contiguous to
any Street.
(8) Common Space. All PUDs shall provide common space and landscape areas as follows:
(a) Not less than twenty-five percent (25%) of the gross area of a PUD shall be designated
and maintained as common space for the recreational and/or common use of the occupants
of the development.
(b) Common space may include an open space parcel or parcels of land, an area of water,
or a combination of land and water, recreational facilities, either public or private, ball
courts, swimming pools, playgrounds, drainage facility developed with physical amenities,
exercise rooms or similar facilities.
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(c) Common spaces shall not include areas within any road, driveway, parking area,
sidewalk contiguous to a public or private street, required landscape strip or buffer, and a
drainage facility that does not include additional physical amenities, as identified in this
Section, beyond open space.
(9) Amenities. All PUDs shall provide amenities in addition to the common space required by this
Section as follows:
(a) The number and size of amenities should increase as overall acreage and scale of the
development increases. At least one (1) amenity shall be provided for the first fifty (50)
residential units proposed, and one (1) additional amenity shall be provided for each fifty
(50) residential units proposed thereafter.
(b) Amenities should be placed in logical areas that allow convenient access to most of the
occupants of the development.
(c) PUDs shall provide at least one (1) of the following amenities:
(i) Private or public recreational facility, such as a swimming pool, ball courts, or
playground, in scale with the development.
(ii) Private or public plaza, pedestrian mall, garden, arboretum, square or other
similar open space.
(iii) Public access to or additions to the greenbelt, neighborhood park systems or
other public open space or enhanced pedestrian connections to adjacent
employment and shopping centers.
(iv) Trail system or pedestrian paths in addition to necessary circulation paths that
would be required if the development was not a PUD.
(v) Water features, sculptures or work of art.
(vi) Private streets that include landscaped medians.
(vii) A drainage facility developed with additional physical amenities beyond open
space.
(viii) Similar amenities which reflect the purposes of this Section as approved.
(10) Pedestrian system.
(a) PUDs shall provide pedestrian connections to existing or proposed schools, parks,
public lands or pathways on adjacent properties.
(b) The pedestrian connections shall form a logical, safe, and convenient system for
pedestrian access to all structures, project facilities and amenities, and principal off -site
pedestrian destinations.
(11) Phasing. Phasing of development and associated public and private improvements is
permitted, subject to an approved phasing schedule. Phased development shall be considered with
the initial PUD approval process and ate phasing schedule shall be approved as part of the
development plan. Proposed amenities shall be constructed with the first phase or approved
according to the phasing schedule, provided that a majority of the improvements occur within the
first phase. Upon approval of the development plan and schedule for all phases of the PUD, each
phase of the development may occur in accordance with the review and approval procedures, as
specified by this Code.
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Comprehensive Plan:
Table 5.11 Area 4 Housing pg. 177
Issue: Affordability and Availability
Objective: Diversity of Housing Stock
Action 1: Modify zoning in north area to allow more housing types, especially at major
intersections and along major roads.
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NOTES

BOUNDARY DISCRIPTION

FALCON CREST ESTATES

1. Any changes to these drawings shall be submitted to the City of Idaho Falls
Engineering Division for approval prior to construction.

PART OF THE NORTHEAST 1/4 OF SECTION 31, TOWNSHIP 3 NORTH, RANGE 38 EAST, B.M., BONNEVILLE COUNTY, IDAHO, DESCRIBES AS:
COMMENCING AT THE EAST 1/4 CORNER OF SAID SECTION 31; THENCE N 00º27'16” W 986.62 FEET ALONG THE EAST SECTION LINE; THENCE S89º32'44”W 33.00 FEET
TO THE POINT OF BEGINNING; THENCE S88°38'44"W 396.50 FEET; THENCE S00°27'15"E 109.95 FEET; THENCE S88°38'50"W 534.10 FEET TO THE NORTHEASTERLY BANK
OF THE IDAHO CANAL; THENCE NORTHWESTERLY, ALONG SAID CANAL BANK THE FOLLOWING FIVE (5) COURSES; 1) THENCE N40°09'14"W 324.33 FEET; 2) THENCE
N39°21'50"W 247.90 FEET; 3) THENCE N39°48'13"W 229.62 FEET; 4) THENCE N39°12'32"W 165.53 FEET; 5) THENCE N38°23'23"W 107.21FEET; TO THE SOUTHERLY LINE OF
TETON VIEW ESTATES, DIVISION NO. 1, (INSTRUMENT NO. 1310084); THENCE ALONG SAID BOUNDARY THE FOLLOWING FOUR (4) COURSES; THENCE N89°32'06"E
1015.24 FEET; 2) THENCE N89°33'58"E 250.90 FEET; 3) THENCE S01°00'29"E 127.51 FEET; 4) THENCE N89°32'06"E 374.11 FEET TO SAID EAST SECTION LINE OF SAID
SECTION 31; THENCE S00°27'16"E 110.72 FEET ALONG SAID EAST LINE; THENCE S88°42'45"W 373.03 FEET; THENCE S01°01'10"E 139.15 FEET; THENCE N88°30'19" E 10.69
FEET; THENCE S00°26'59"E 222.28 FEET; THENCE N88°39'30"E 327.96; THENCE S00°28'24"E 109.93 FEET TO THE POINT OF BEGINNING.

(SEC. 31, T. 3 N., R. 38 E.B.M.)

IDAHO FALLS, IDAHO
FEBRUARY 2022

2. Failure to comply with the requirements of these drawings may result in the City
withholding certificate of occupancy, water or electrical service.
3. Approval of the City Engineer is required for any proposed construction within
a public right-of-way or easement and shall be in accordance with the current City
of Idaho Falls Standard Drawings and Specifications.
4. A City of Idaho Falls Public Works License is required for any contractor
working in a public right-of-way or easement.

PARCEL CONTAINS 19.526 ACRES, MORE OR LESS.

5. A Public Right-of-Way Use Permit is required for any work in any public
right-of-way or easement. The City Engineering Division must be notified at least
two (2) days prior to any excavation under this permit (208-612-8250).
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6. Placing Concrete within the public right-of-way requires inspection and approval
by the City Engineering Division. The Division shall be notified at least four (4)
hours prior to placing (208-612-8250).
7. All Driveway Approaches shall be concrete and meet the requirements of the
current City of Idaho Falls Standard Specifications and Drawings. All driveways and
parking areas shall be hard surface.

143.8

HORSESHOE PIT

9. Remove all unused driveway approaches and replace with standard full height
curb, gutter and sidewalk.
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conducted under the direction of a professional land surveyor prior to this project's
construction.

18. Appropriate erosion and sediment control requirements associated with
construction shall be shown on the Site Plan or a separate attached plan.
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16. Dump container enclosure must be 8' x 8' inside measurement per container.
Containers in gated enclosures must be pushed in and out by owner.
17. In compliance with Idaho Code § 55-1613 a field search and location survey has been
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13. Pursuant to IDAPA 58.01.08, all new construction shall install provisions for a
water meter to capture domestic and landscape irrigation uses. Provisions shall be
installed per City of Idaho Falls Standard Drawings and Specifications - Drawings
IF-401A through IF-401F. Water meters are required on all non-residential
construction as well as common landscaped areas. Residential construction must
install an idler in place of water meter. Meters or idlers must be on approved
material list and may be purchased from the Water Division warehouse
(208-612-8474).

15. Appropriate erosion and sediment control requirements associated with
construction shall be shown on the Improvement Drawings.
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12. Private fire service water mains shall be installed by a city licensed fire
sprinkler contractor. Fire service mains must be tested and approved by the Fire
Marshal prior to backfilling.
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sewer service lines without any common facilities.
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11. All Water Service Lines less than four (4) inches and Sanitary Service Lines
less than eight (8) inches shall be inspected by the City Wastewater Division prior to
backfilling (208-612-8108). All 4" and larger taps to existing City water mains shall
be inspected by the City Water Division (208-612-8471) prior to backfilling.
Verification of a passing bacteria test for the installation of all new water mains 4"
and larger in diameter must be submitted to the City Engineering Division prior to
placing mains into service.
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and prepare "AS-BUILT" drawings for all Water, Sanitary Sewer and Storm Sewer
Main Lines.
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