June 21, 2022

7:00 p.m.

Planning Department
City Annex Building

MEMBERS PRESENT: Commissioners Lindsey Romankiw, Kristi Brower, Arnold Cantu,
Brent, Dixon, Glen Ogden (via Webex - late)
MEMBERS ABSENT: Joanne Denney, Margaret Wimborne, George Morrison
ALSO PRESENT: Assistant Planning Director Kerry Beutler; planner Caitlin Long, Brian
Stevens, Assistant City Attorney Michael Kirkham, Esq. and interested citizens.
CALL TO ORDER: Lindsey Romankiw called the meeting to order at 7:00 p.m.
CHANGES TO AGENDA: Items 2 and 3 have been postponed until August 2, 2022 (Plat 22019; PUD 22-001). Kirkham clarified that the applicant requested to have the item removed from
the Agenda
MINUTES: Dixon moved accept the minutes of June 7, 2022 with the correction requested
Cantu seconded the motion, and the motion passed unanimously.
Public Hearing(s):
1. ANNX 22-008:” ANNEXATION/INITIAL ZONING. Annexation of 2.068 Acres with
Initial Zoning of I&M.
Romankiw opened the public hearing.
Applicant: Steve Ellsworth, Ellsworth and Associates, 253 1st Street, Idaho Falls, Idaho.
Ellsworth is requesting annexation of county ground located on 33rd North, south of the Hatch
Pit. Ellsworth stated that the property is just under two acres and is contiguous to a 2.7-acre
parcel to the west zoned I&M owned by the applicant.
Beutler presented the staff report a part of the record.
Dixon asked about the Hatch Pit zone. Beutler stated that the Hatch Pit is zoned I&M. Dixon
asked about the C1 in the County. Beutler indicated that the trucking business is a County C2
designation. Dixon listed the different City Zones in the area and concluded that there is not an
identity in this area. Beutler agreed and stated that the purpose of the Comprehensive Plan and
designating it General Urban was to formulate that identity as things annex, but this area is a
mix. Dixon asked if the Hatch Pit has a long life ahead or is it near closure. Beutler stated that
they do not have a time frame from the County, and it should be viable for the immediate future.
No one appeared in support or opposition.
Romankiw closed the public hearing.
Cantu moved to recommend to the Mayor and City Council approval of the Annexation of
1.9 acres part of the SE ¼ of Section 6, Township 2 North, Range 38 East, with initial
zoning of I&M with Airport Overlay Controlled Development, Brower seconded the
motion and it passed unanimously.
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2. PLAT 22-019: PRELIMINARY PLAT. The Reserve at Snake River Landing. Removed
from Agenda at the request of the applicant.
3. PUD 22-001: PLANNED UNIT DEVELOPMENT. The Reserve at Snake River
Landing. Removed from Agenda at the request of the applicant.
Business:
4. PLAT 22-014: FINAL PLAT. Edgewater Division No. 1.
Applicant: No Applicant appeared.
Long presented the staff report, a part of the record.
Dixon asked about the dirt roads in the vicinity and asked if Milligan Road is built through that
the existing property would still have access out of the east side of their property to access
Milligan and then onto Snake River Parkway. Dixon asked about the access around the lower
pond and asked if those need to have connectivity. Beutler agreed that there is a dirt road that
services the industrial use. Beutler agreed that Milligan Road will continue to provide access and
access to Snake River Parkway in the same alignment. Beutler stated that the other roads are
service roads for the Snake River Landing Development. Beutler stated that a lot of the area is
developed as a large storm water retention and so the other parcels are under the same control as
the rest of Snake River Landing, so there is not any limitation to their access with the specific
alignment of Milligan Road. As Milligan is established and improved heading north to connect
to the northern section by the pier, they would all still have frontage onto the improved Milligan
Road. Dixon confirmed that development of this plat would only extend to the eastern edge of
the plat. Beutler agreed and stated that once you head east of this property, then you would be
potentially looking at further development of Milligan Road, or as the City completes the
expansion of Heritage Hills Park that has frontage on north side of Milligan, then the City would
potentially extend the road east.
Dixon moved to recommend to the Mayor and City Council approval of the Final Plat for
Edgewater Division No.1, as presented, Cantu seconded the motion, and the motion passed
unanimously.
5. PLAT 22-018: FINAL PLAT. Parkway Division No. 1
Applicant: Bryan Lyon, Alliance Engineering. Wanting to do a multi-family development and
this is the first step. Stood for questions.
Beutler presented the staff report, a part of the record.
Dixon moved to recommend to the Mayor and City Council approval of the Final Plat for
Parkway Division No. 1, with the stipulation that the resolution of the shared use path
along the canal be completed prior to going to City Council, as presented, Brower seconded
the motion, and the motion passed unanimously.
6. PLAT 20-025: FINAL PLAT. Taylorview Homes Division No. 1 (Extension Request).
Applicant: No applicant as this is just an extension request.
Beutler presented the staff report, a part of the record.
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Dixon moved to approve the Extension Request of the Final Plat for Taylorview Homes
Division No.1., Brower seconded the motion, and it passed unanimously.
7. PLAT 21-023: FINAL PLAT. Southpoint Division No. 12. (Extension Request).
Applicant: No applicant as this is just an extension request.
Long presented the staff report, a part of the record.
Ogden asked if the portion that was going to be commercial is still owned by the same applicant.
Beutler indicated that they do not track sales, but they believe the parcel has been sold. Ogden
clarified that they would maintain right of way to access the parcel.
Cantu moved to approve the Extension Request of the Final Plat for Southpoint Division
No. 12, Ogden seconded the motion, and it passed unanimously.
Next Meeting July 5, 2022.
Romankiw adjourned the meeting at approximately 7:40 p.m.
Respectfully Submitted
Beckie Thompson, Recorder
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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
REZONE FROM R2 TO R3
Highland Park Addition & A portion of Park Village Division No. 1
July 5, 2022

Community
Development
Services

Applicant:
Connect Engineering

Requested Action: To approve the rezone from R2, Mixed
Residential to R3, Multiple Dwelling Residential.

Project Manager:
Brian J. Stevens

Staff Recommendation: Staff recommends approval of the rezone
as presented to the Mayor and City Council.

Location: north of Higham
St, east of the Snake River,
south of Presto St and west of
Latah Ave.

History: This area was part of a 105 unit condominium project that
was approved by the City Council in 1981. At that time the property
was rezoned from R1 to R2. Only a portion of that project was built
and now sits immediately to the north of the proposed rezone area.
In December 2000 the property was rezoned from R2 to PB for
office development. In 2005 it was requested that the property be
rezoned from PB to R-2A to allow for high density residential
development. At that time surrounding residents opposed the rezone
request and felt the property should be left as PB for office
development. The Planning Commission recommend approval of a
more restrictive zoning of R2 with the PUD overlay. The
rezone request was never forwarded on to City Council for action.
In 2018 as part of the new zoning ordinance being adopted this area
was changed from PB to R2. A public hearing was held February 4,
2020, with the Planning and Zoning Commission to rezone the
property from R2 and PB to LC. Fifty-nine public hearing notices
were mailed to surrounding property owners within 320 feet of the
location. The recommendation to the City Council was to
deny the request for the LC zone. On February 27, 2020, the Mayor
and City Council remanded the rezone request back to the Planning
and Zoning Commission for consideration of R3A Zoning
designation. The Applicant decided to hold off on further pursual of
rezone.

Existing Zoning:
Site: R2
North: R2
South: LC w\PUD
East: R2
West: P
Existing Land Uses:
Site: Vacant
North: Condominiums
South: Office
East: Residential construction
West: Park
Future Land Use Map:
Urban Core
Attachments:
1. Zoning Ordinance
Information
2. Comprehensive Plan
Policies
3. Maps and aerial photos

Staff Comments: The property is proposed to be rezoned from R2
Mixed Residential to R3, Multiple Dwelling Residential. The R3
Zone provides a residential zone which is characterized by a variety
of dwelling types with a denser residential environment. It is also
generally located near pedestrian connections and commercial
services. The Comprehensive Plan identifies this area as urban core.
The R3 designation is consistent with Comprehensive Plan policies.

Continued on next page
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The R3 Zone is characterized by variety of dwelling types with a denser residential environment. The
maximum density of 35 units per acre. As was mentioned previously this area was originally zoned and
planed for higher density housing. The original plan approved in 1981 proposed 105 condo units or a
density of approximately 13 units per acre. Higher density residential is appropriate within this area and
consistent with the designation in the Comprehensive Plan.
The Comprehensive Plan provides for higher density housing to be located closer to service areas and
those streets designed to move traffic, such as arterial streets and collectors. Larger lots necessary for
higher density housing offer opportunities for building layout, setbacks, and buffering to minimize the
impact of street noise. Locating apartments and townhouses near streets designed to move traffic to higher
classified streets will allow traffic from apartments to not have to move through will not move through
the neighborhood. Although Higham Street and Latah Avenue are local streets they provide immediate
access to Fremont Avenue, a minor arterial without the need for any of the higher density residential
traffic to flow through a residential neighborhood.
Development in this area will also have immediate access pathways along the river walk and Freeman
Park to the west. Having access to open space and amenities further supports higher density residential.
Downtown is a 30 min walk along the river pathway or an 8 min bike ride. The area is well connected to
restaurants and entertainment along both sides of the river walk and park. Daily services are both easily
accessible to the east along Andersen or Southwest along the river walk.
The comprehensive plan recommends diversifying housing options creating housing choice, both in type
and price point. In order to accomplish this neighborhoods will need to also have a diversity in zoning
districts. This Area is currently a mix of traditional neighborhood, R1, R1 with the PT overlay, R2 and
LC. R3 at this location provides for a transition from the LC to the south. The R3 zone could allow
increasing in height allowing this property to take advantage of its proximity to the river and Freeman
Park.
Utilities are also present.
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Comprehensive Plan Policies:

Pg 86, 87
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
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established environment, creating nodes of development that harmonize housing and the services that
surround it. Yet codes and policies often are the greatest barrier to providing such housing and growth.
To address this issue, many of the action policies of Imagine IF promote housing patterns that bring
diversity and fills the middle ground. MMH 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.
By using the Idaho Falls Comprehensive Plan to outline objectives, goals and action policies about
housing, the City can create a plan which envisions the future of Idaho Falls as a City rich in housing
diversity which allows all residents, new and old, to find an attainable place to call home.

Page 4 of 6

Rezoning
Considerations:

Because the comprehensive plan provides only general guidance for
zoning decisions, the Planning Commission shall also take the following
considerations into account:
Applicant Response
Explain how the proposed change is in
The rezone from R2 to R3 is in accordance
accordance with the City’s Comprehensive
with the City of Idaho Falls Comprehensive
Plan.
Plan due to the high demand for affordable
housing. The rezone supports the comp plans
effort to maintain and support housing
diversity to facilitate a healthy housing
market.
What Changes have occurred in the area to
Change in this area are the increased demand
justify the request for a rezone?
for housing in the area. With the sustained
growth in the area, demand for housing is
increasing and an R3 zone will provide the
flexibility that is needed for development to
meet demand.
Are there existing land uses in the area similar Yes, new office buildings and multifamily
to the proposed use?
units on adjacent properties.
Is the site large enough to accommodate
Yes
required access, Parking, landscaping, etc. for
the proposed use?
Will a Neighborhood meeting be held prior to
Yes Idaho Falls public library 5/10/22 6PM
the Planning Commission Meeting: if Yes,
Where and When:

Staff Comment
The potential for disruption of agricultural irrigation and drainage Minimal
systems
The potential for damage to neighboring properties or public
Minimal.
facilities (including streets, culverts, bridges, and existing storm
drains) from accelerated storm water or snow melt run-off
The potential for traffic congestion as a result of development or Rezoning to R3A will not
result in traffic congestion or
changing land use in the area and need that may be created for
the need for wider streets, etc
wider streets, additional turning lanes and signals, and other
transportation improvements
Rezoning to R3A will not
The potential for exceeding the capacity of existing public
have an impact on
services, including, but not limited to: schools, public safety
services, emergency medical services, solid waste collection and infrastructure in the area
disposal, water and sewer services, other public utilities, and
parks and recreational services
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The potential for nuisances or health and safety hazards that
could have an adverse effect on adjoining properties
Recent changes in land use on adjoining parcels or in the
neighborhood of the proposed zoning map amendment

Staff is unaware of
specific nuisances or
hazards

R3A on Fremont Ave.

Zoning Ordinance:

11-3-3: PURPOSES OF RESIDENTIAL ZONES.

(F) 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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R3A

1150 Hollipark Dr. Idaho Falls, ID 83401
208.681.8590

R1
PLANNED
TRANSITION

The Civil Connection

R1
PLANNED
TRANSITION

PARKS AND
OPEN SPACE
TN

DRAWN BY

CHECK BY

MAK

--20-115

JOB NO:

R1
PLANNED
TRANSITION

DATE

PROJECT:

SHEET NAME:

PROPOSED R3

CLIENT:

REVISIONS

R2

LC

REZONE APPLICATION

PROPOSE REZONE TO R3

R1
PLANNED
TRANSITION

May 24, 2022

IDAHO FALLS, ID

DATE:

LOCATION:

R2

PRELIMINARY FOR
REVIEW ONLY

SHEET

---OF

1

SHEETS

Connect Engineering
2295 N Yellowstone Hwy
Suite 6
Idaho Falls, ID 83401
5/10/2022 | 6:00 PM

Riverfront – Neighborhood Meeting
This meeting was held by Angelo from Angelo Development at the Idaho Falls public library, he was
assisted by Engineer Barry Bame, to discuss the proposed Riverfront property plans. To do this, all
property owners within the required 300 ft from the proposed development were notified of and invited
to this meeting.
Attending:
Bob Hiromoto
Brett Hutchens
Carol Robinson
Scott Prebart
Dorothy Swiere

•

•

•

rhiromoto78@gmail.com
movingon2wheels@gmail.com
--npcondoassoc@gmail.com
---

518-588-2094
208-964-4498
208-201-0713
208-542-0526
208-529-1765

Positives:
• Established an open and constructive relationship with the neighbors who are
passionate about the project and its parameters.
• Explained the parameters of the R3 zone vs. the current zoning.
• High level explanation of the different phases and what each entail was shared.
• Great conversation on the design and vision for the property as a whole
• Soothed their fears about the type of neighbors we are looking to attract to the
property.
• Positive response to the mood boards and visual direction we are headed towards.
Concerns:
• Parking, specifically, where the parking lot is relative to their homes.
• How will this development effect the property value of their homes?
• Height of the apartments, 5 floors would make it the tallest building in Idaho Falls.
• Traffic flow and access points for the volume of neighbors we are looking to add.
Next Steps:
• Apply to the city for the re-zone so we can get on the schedule for early July.
• Place a call to CenturyLink to see if the internet can be fixed.
• Meet to address the feedback we received and discuss if and how it will impact the
design moving forward.
• Dig into the decision of where the I-15 will be routing to.

Additionally, one of the neighbors who attended last night called Emma Mclaughlin this morning and
was curious about the garbage disposal situation and plan for phase II. Their questions included: Would

there be large dumpsters in the parking lots or along the sides of the apartments? And is there a set
schedule of how often those would be emptied? Emma was able to reach back out and inform them
that the garbage pad locations will be determined during the site layout and site design. We are not
there yet but that will be a requirement of the city and we will work with sanitation on the placement of
dumpsters. We believe they can get on a set schedule for as many times per week that they need. This
would be something that the property management team would work out with the sanitation
department.

The meeting was concluded at approximately 8:00 PM. Those attending were encouraged to reach out
with any more questions or concerns.

STAFF REPORT

Annexation and Initial Zone: CC with Airport Controlled
Development Overlay
Part of the SW 1/4 of Section 24, T 2N, R 37E
July 5, 2022

Applicant:
Reeve and Associates
Project Manager:
Brian J Stevens
Location: Generally
north of Whitewater Dr.
extended or Porter Canal,
east of Pioneer Rd, south
of Pioneer Rd, west of
Snake River Prkwy.
Size: Approx. 8.9 acres
Zoning:
Existing: County A-1,
IM-1
North: LC
South: HC/County C-1 &
A-1
East: CC/County IM-1
West: County A-1
Proposed Zoning:
CC
Existing Land Uses:
Site: Residential and
Vacant/Agricultural
North: Freeway
South: Large
Manufacturing
East: Storage
West: Residential

Community
Development
Services

Requested Action: To recommend approval of annexation and initial
zoning of CC, Central Commercial, with Airport controlled development
overlay to the Mayor and City Council.
Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of CC as presented.
History: From our Aerials dated 1964 this property has been used in the
county as residential and agriculture land.
Staff Comments: This area is a mix of larger county residential lots,
agriculture, storage facilities, apartments, master planned community with
heavy commercial and the new event center. Both Interstate 15 and Pioneer
Road run along the north of the parcels. Pioneer Road is a Major collector.
This annexation will help to facilitate a completion of Pioneer Rd and White
Water as the property develops.
The ImagineIF Comprehensive Plan identifies this area as Mixed Use
Centers and Corridors. This area is transitioning with a mix of live, work, and
play opportunities. Mixed commercial uses and higher intensity residential
uses are compatible within close proximity to the CC zone and will promote
walkability and other supportive services for the area.
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 it is within an island of county land in the City. 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 CC, Central Commercial. The CC zone
is one of the easiest and most relaxed zones for Development and based on
the Use table helps facilitate preferred development near the event center.

Future Land Use Map:
General Urban/ Mixed
Use Centers and
Corridors
Attachments:
1. Comprehensive
Plan Policies
2. Zoning Information
3. Maps and Aerial
Photos
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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.
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
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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.
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Zoning Ordinance:
11-3-5: PURPOSE OF COMMERCIAL ZONES
(B) CC Central Commercial Zone. This zone provides a mixed use zone which includes a variety of
housing types and a variety of commercial uses. For this reason, the Zone is primarily located in the
central part of the City where development has already occurred and the street and land use patterns are
more densely developed. The CC Central Commercial Zone is characterized by lighted streets, ample
pedestrian ways and vehicular parking lots for the convenience and safety of the public. Shops, stores,
offices and other buildings are also characteristic of this Zone. Uses which tend to create business "dead
spots," cause undue scattering of business, and generally tend to thwart the use of the land for its primary
purpose, are excluded from this Zone.
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STAFF REPORT

Annexation and Initial Zoning of R2, Mixed Residential and the
Approach Surface and Controlled Development Approach Surface
Airport Overlay Zones.
Part of the S ½ Sec 30 T2N R38E

July 5, 2022

Applicant: Reeve and
Associates
Project Manager: Caitlin
Long
Location: Generally, north
of W 65th N, east of N 5th
W, south of Commons Rd,
and west of the Idaho
Canal.
Size: Approximately
4.880 acres
Zoning:
Existing: County A-1
North: County A-1
South: Park
East: R2
West: County A-1
Proposed Zoning: R2,
with Airport Overlay
Existing Land Uses:
Site: Ag
North: Ag
South: Park/Golf
Course
East: Vacant
West: Ag
Future Land Use Map:
General Urban
Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps & Aerial Photos

Community
Development
Services

Requested Action: To recommend approval the annexation and
initial zoning of R2, Mixed Residential and Approach Surface and
Controlled Development Approach Airport Overlay Zones to the
Mayor and City Council.
Staff Recommendation: Staff recommends approval of the annexation
and initial zoning of R2 and Approach Surface and Controlled
Development Approach Surface Airport Overlay Zones.
Annexation: This is a Category “A” annexation as it is requested by
the property owner. The property is contiguous to City limits along the
east and south property line across from W 65 N. Annexation of the
property is consistent with the policies of the City’s Comprehensive
Plan.
Staff Comments: This property is situated just outside the area of
impact, but it is contiguous to City Limits. This annexation request is
for R2, which is contiguous to the R2 that was annexed in October
2021 to the east. This annexation will need to be platted before
development occurs and utilities are in the vicinity.
Initial Zoning: The proposed zoning is R2 Mixed Residential with the
Airport Overlay Zones. The R2 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.
The Comprehensive Plan identifies this property as General
Urban. The R2 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)
Continued on next page
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A variety of other types of zoning in the vicinity, including R1, R3A, and LC. The location of this
property is in the Approach Surface designation and the Controlled Development Approach
designation of the Airport Overlay Zone, which allows dwelling units in this area.
Comprehensive Plan Land Use Transects:
pg. 60-70

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
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.
Comprehensive Plan Policies:

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,
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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

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.
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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.
Zoning Ordinance:
11-3-3: PURPOSE 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
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11-2-3: ALLOWED USES IN RESIDENTIAL ZONES.
Table 11-2-1: Allowed Uses in Residential Zones
P = permitted use. C1 = administrative conditional use. C2 = Board of Adjustment conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.
*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Proposed Land Use Classification

Low Density
Residential
RE
RP
R1

Accessory Use

P

Agriculture*

P

P

P

Medium Density
Residential
R2
TN
RMH
P

P

Animal Care Clinic*

P*

Artist Studio

P*

P

High Density
Residential
R3
R3A
P

P
P

Bed and Breakfast*

P

Boarding /Rooming House
Day Care, Center*

C2

P

P

P

P

P

P

Day Care, Group*

C1

C1

P

P

C1

P

P

Day Care, Home

C1

C1

P

P

C1

P

P

Dwelling, Accessory Unit*

P

P

P

P

P

P

P*

P

P

P

P

P

Dwelling, Multi-Unit*
Dwelling, Multi-Unit Attached*
Dwelling, Single Unit Attached*
Dwelling, Single Unit Detached

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Dwelling, Two Unit
Eating Establishment, Limited

P*

P
P

Financial Institutions

P*

Food Processing, Small Scale

P*

Food Store

P*

Fuel Station

P*

Health Care and Social Services
Home Occupation*

P*
C1

C1

C1

C1

P
C1

C1

Information Technology

C1
P

Laundry and Dry Cleaning

P*

P

Live-Work*

C1

P

Manufactured Home*

P

P

P

P

P

Mobile Home Park*

P

P

P

Mortuary
Park and Recreation Facility*

P
P

P

P

P

P

P

P

Parking Facility

P
P

Personal Service
Planned Unit Development*

P
C2

P*

P

C3

C3

C3

C3

C3

C3

C3

C3

Public Service Facility*

C2

C2

C2

C2

C2

C2

C2

C2

Public Service Facility, Limited

P

P

P

P

P

P

P

P

Professional Service

P

Public Service Use

P
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Proposed Land Use Classification

RE

RP

R1

R2

TN

RMH

C2

C2

C2

C2

C2

C2

Recreational Vehicle Park*
Religious Institution*

R3

R3A

C2

C2

P

P

P

Residential Care Facility
Retail

P*

C2

School

C2

C2

C2

C2

C2

C2

C2

C2

Short Term Rental*

P

P

P

P

P

P

P

P

Transit Station

P

(Ord. 3218, 9-13-18) (Ord. 3358, 12-10-20) (Ord. 3451, 3-31-22) (Ord. 3458, 4-14-22)

TITLE 11 COMPREHENSIVE ZONING
10

Table 11-5-6: Compatible Uses in the Airport Overlay
“N” denotes a use that is not compatible and is prohibited.
“Y” denotes a use that is compatible.
“C” denotes a use that is compatible that meets one or more of the following indicated conditions where applicable:
a.
b.
c.
d.
e.
f.

Residential densities must be less than nine (9) units per acre for areas of parcels located within the sixty five (65)
decibel limit on the IFRA Noise Contours Map (located in the City’s Planning Division)
Structures shall be shifted away from runway centerline when possible
A recorded avigation easement is required
A recorded avigation easement is required if within one thousand feet (1000’) of the runway.
Permitted uses will not create bodies of water, or generate smoke, steam, or other visual obstruction
An Airport Disclosure Note is required on plats recorded after the adoption of this Section.

Compatible Land Uses
No
Development

Limited
Development
Approach
Surface

Controlled
Development
Approach
Surface

Limited
Development

Accessory use

N

Cc,f

Y

Y

Adult Business

N

Cc,f

Y

Y

Agriculture

N

Y

Y

Y

Agriculture Tourism

N

C

Y

Y

Airport

Y

Y

Y

Y

Amusement Center, Indoor

N

N

Y

Y

Land Use

c,f

Amusement Center, Indoor Shooting Range

N

N

Y

Y

Amusement Center, Outdoor

N

Cc,e,f

Ce

Y

Animal Care Clinic

N

Cc,f

Y

Y

Animal Care Facility

N

C

Y

Y

Artist Studio

N

Cb,c,e,f

Ce

Ce

Auction, livestock

N

Cc,e,f

Y

Y

Bed and Breakfast

N

N

Ca,b,f

Cd,f

Boarding /Rooming House

N

N

Ca,b,f

Cd,f

Building Contractor Shop

N

Cb,c,f

Building Material, Garden and Farm Supplies
Cemetery
Club

N

Communication Facility

N

C

Correctional Facility or Jail

N

Cb,c,e,f

Day Care, all Types
Drinking Establishment

c,f

Y

Y

N

b,c,f

C

Y

Y

N

Cc,e,f

Ce

Y

N

Y

Y

Y

Y

Cb,e

Y

N

b,c,f

C

Y

Y

N

Cb,c,f

Y

Y

Drive-through Establishment

N

C

Y

Y

Dwelling, accessory unit

N

N

Ca,b,f

Cd,f

Dwelling, multi-unit

N

N

Ca,b,f

Cd,f

Dwelling, single unit attached

N

N

Ca,b,f

Cd,f

Dwelling, single unit detached

N

N

a,b,f

C

Cd,f

Dwelling, two unit

N

N

Ca,b,f

Cd,f

Eating Establishment

N

Y

Y

b,c,e,f

b,c,f

C

b,c,f
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No
Development

Limited
Development
Approach
Surface

Eating Establishment, limited

N

Cb,c,f

Y

Y

Equipment Assembly

N

Cb,c,e,f

Cb,e

Ce

Entertainment and Cultural Facilities

N

N

Y

Ce

Equipment Sales, Rental and Services

N

Cb,c,f

Y

Y

Financial Institutions

N

Cb,c,f

Y

Y

Food Processing, small scale

N

Food Processing

Land Use

Controlled
Development
Approach
Surface

Limited
Development

b,c,e,f

C

N

C

b,c,e,f

Food Store

N

Cb,c,f

Y

Y

Fuel Station

N

Cb,c,f

Y

Y

Fuel Station, super

N

C

Y

Y

Health Care and Social Services

N

Y

Y

Higher Education Center

N

Y

Y

b,c,f

N
C

b,c,f

C

b,e

Ce

C

b,e

Ce

Home Occupation

N

N

Y

Y

Hospital

N

Cb,c,f

Y

Y

Industry, Craftsman

N

Cb,c,e,f

Cb,e

Ce

Industry, Heavy

N

Cb,c,e,f

Cb,e

Ce

Industry, Light

N

C

C

Ce

Information Technology

N

Cb,c,f

Y

Y

Laundry and Dry Cleaning

N

C

Y

Y

Live-Work

N

N

C

Cd,f

Lodging Facility

N

N

a,b,f

C

Cd,f

Manufactured Home

N

N

Ca,b,f

Cd,f

Medical Support Facility

N

Y

Y

Mobile Home Park

N

N

Mortuary

N

N

Park and Recreation Facility

b,c,e,f

b,c,f

C

b,c,f

b,e

a,b,f

C

a,b

Y

Cd,f
Y

N

N

Y

Y

Cb,c,e,f

Cb,c,f

Y

Y

Pawn Shop

N

Cb,c,f

Y

Y

Personal Service

N

C

Planned Unit Development

N

N

N

Parking Facility

Professional Service

b,c,f

Y

Y

Ca,b,f

Cd,f

Cb,c,f

Y

Y

Public Service Facility

b,c,e,f

C

Cb,c,e,f

Cb,e

Ce

Public Service Facility, limited

Cb,c,e,f

Cb,c,e,f

Cb,e

Ce

Public Service Use

Cb,c,e,f

Cb,c,e,f

Cb,e

Ce

Railroad Freight Terminal and Station

C

C

Y

Y

Recreational Vehicle Park

N

N

Ca,b,f

Cd,f

Religious Institution

N

N

Y

Y

Research and Development

N

Residential Care Facility

b,c,e,f

b,c,f

C

b,c,f

C

N

N

C

Retail

N

Cb,c,f

Y

Y

School

N

Cb,c,f

Y

Y
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b,e

Ce

a,b,f

Cd,f

No
Development

Limited
Development
Approach
Surface

Controlled
Development
Approach
Surface

Limited
Development

Short Term Rental

N

N

Ca,b,f

Cd,f

Storage Facility, Indoor

N

Cb,c,f

Y

Y

Storage Facility, self serve

N

C

Y

Y

Storage Yard

N

b,c,f

Land Use

b,c,f

C

Y

Y

Terminal Yard, trucking and bus

Cb,c,e,f

Cb,c,f

Y

Y

Transit Station

b,c,e,f

C

C

b,c,f

Y

Y

Vehicle Body Shop

N

Cb,c,f

Y

Y

Vehicle Repair and Service

N

b,c,f

C

Y

Y

Vehicle Sales and Rentals

N

Cb,c,f

Y

Y

Vehicle Washing Facility

N

C

Y

Y

Warehouse

N

C

C

b

Y

Warehouse, Wholesale with flammable materials

N

Cb

Y

b,c,f
b,c,f

N
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STAFF REPORT
Planned Unit Development
Bentley Townhomes
July 5, 2022
Applicant: Connect

Engineering
Project Manager:
Naysha Foster
Location: Generally
located north of
Kearney St, east of N
Woodruff Ave, south
of Lincoln Rd, west of
N 25th E.

Community
Development
Services

Requested Action: To recommend to the Mayor and City Council
approval of the Planned Unit Development for Bentley Townhomes.
History: 21.6 acres, including this 8.52 acres, was annexed and zoned LC
in June of 2018. A Preliminary Plat was approved for the 21.6 acres in 2015
but did not progress to a final plat. Another preliminary plat was approved
in May of this year.
Staff Comments: The application for the proposed PUD was submitted
May 23, 2022. A neighborhood meeting took place on April 11, 2022. A
letter was mailed to property owners within 300 feet of the property on
March 34th notifying neighbors of the meeting. Five people were in
attendance.

Size: 8.52 acres
Units: 100
Existing Zoning:
Site: LC
North: LC
South: R1
East: County R-1
West: County R-1
Existing Land Uses:
Site: Ag
North: Ag
South: Residential
East: Ag
West: Ag
Future Land Use
Map:
Mixed Use Centers &
Corridors

The PUD will be constructed in 3 phases. The first phase of the proposed
PUD consists of buildings 1through 6 on the western side of the property.
There will be an amenity in the northeast. Phase two will include buildings
7 through 17 and another amenity in the southwest corner. Buildings 18
through 25 and a third amenity will be constructed in phase 3. The
ordinance requires one amenity per 50 units.
There will be two accesses to Bentley Way. The landscaping meets the 25%
requirement (not including the buffer areas or the 10% internal parking lot).
The required parking is 200 total spaces, the PUD will have 215 parking
stalls.
R3A regulations apply for residential in the LC Zone. The density for this
lot would allow 35 units per gross acre, however the applicant is proposing
7 units per acre.
Staff Recommendation: Staff recommends approval of the PUD. The
PUD conforms to the requirements outlined in section 11-26(W) of the
Zoning Ordinance.

Attachments:
1. Maps
2. Aerial photos
3. PUD Site Plan
4. Elevations
5. PUD Standards
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PUD Standards

Staff Comments

Siting Requirements:
Minimum site size shall be two (2)
acres.

The PUD consists of 8.52 acres. The minimum site size for a PUD shall be
2 acres, with the exception in Section 11-2-6(W)(4)(a), that allows a
smaller lot if it is considered redevelopment or provides a public benefit or
amenity.
The underlying district is LC. The R3A standards for residential shall
govern the project.

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
zone 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 will include a Home Owners Association.
The developer is proposing 7 units per gross acre.

There is no building height for LC (R3A for residential use).

The arrangement of the townhomes will provide some private space, 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 two amenities. There are 3
amenities proposed. One is required to be constructed with the first phase.

The PUD will provide sidewalks within the development.

The applicant is proposing three construction phases.
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Comprehensive Plan:

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
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
Page 3 of 7

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.
(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:
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(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.
(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.
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(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.
(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.

Page 6 of 7

(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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2295 N Yellowstone #6
Idaho Falls, Idaho 83401
208.881.0081

March 24, 2022
Re: Bentley Townhome PUD

Dear Property Owner:
This letter is to inform you that property within 300’ of your home is planning to be developed into single family
attached homes (townhomes). The property is approximately 8.5 acres and is planned to have roughly 100
homes. We would like to invite you to a neighborhood meeting to provide you an opportunity to become aware
of owner’s development intentions and to give you an opportunity to discuss the development.
The Neighborhood Information Meeting will be held on Monday, April 11th 2022 at Connect Engineering’s office
located at 2295 N Yellowstone Hwy Unit 6. This will be held at 6 p.m.

Respectfully,

Barry Bame
2295 N Yellowstone #6
bbame@connectengr.com
208-881-0081

Connect Engineering
2295 N Yellowstone Hwy
Suite 6
Idaho Falls, ID 83401
4/11/2022 | 6:00 PM

Bentley Townhomes – Neighborhood Meeting
This meeting was held by Connect Engineering and directed by Engineer Barry Bame, to discuss the
proposed Bentley Townhome PUD plans. To do this, all property owners within the required 300 ft from
the proposed development were notified of and invited to this meeting.
Attending:
Greg Christmas
Nancy Christmas
Trudy Harmel
Doug Harmel
Rian Mir

1985 Kearney St.
1985 Kearney St.
1050 N Woodruff
1050 N Woodruff
1363 N Hamlen

(208) 546-6744
(208) 546-6744
(208) 522-6060
(208) 522-6060
(208) 952-5602

The immediate question regarding the proposed property development was who the developers are.
There seemed to be concern about individuals from out of state, Utah in particular, developing large
amounts of property in town for profit. It was stated that the developer was local but out of courtesy to
them, their name was not disclosed.
Mr. and Mrs. Harmel voiced that they felt the notification requirement of 300 ft was inadequate and did
not appropriately represent all the individuals that would be affected by this proposed development. It
was relayed that the 300 ft was the requirement set by the city and that we were given the names of the
individuals in need of notification by the city as well. Following this, they also asked who from the city,
had relayed the requirement of notifying those only within 300 ft and Barry let them know that although
he could not be sure without referencing, he believed it was Caitlyn.
The main concern that was continuously mentioned throughout the meeting was traffic. This pertained
to both vehicle traffic as well as foot traffic.
The Harmels relayed that they own one of the nearby vehicle dealerships and that they felt their
business would suffer from an influx of vehicular traffic. They mentioned that getting onto Woodruff
Ave. from Bentley Way was already incredibly difficult and that it would only become more difficult if a
multi-family housing development were to be utilizing Bentley Way as well. The plans for an additional
road, Quail Road, were relayed to help mitigate these traffic concerns. Additionally, the potential of a
traffic light at the intersection of Woodruff Ave. and Bentley Way was discussed as a potential
eventuality. However, it was relayed that the decision for an installation like this would be made by the
city through traffic studies and other means. In addition to this, the plans to build additional roadways
within that area were also discussed to further mitigate the traffic concerns.

While reviewing the PUD plan layout, Barry referenced the emergency vehicle access way from Kearney
St. to the proposed development. Mr. Christmas was concerned about potential foot traffic, vagrant
activities, and vehicle traffic through and around his property utilizing the emergency vehicle access way
as this access point was directly beside his property. Those attending asked by what means the
developer intended to ensure that this access point could only be accessed by emergency vehicles. Barry
let everyone know that this was to be discussed with the fire department to pinpoint what security
measures could be utilized while maintaining appropriate safety measures. He further informed Mr.
Christmas that the development would still be a relative distance from his property line. He referenced
that Mr. Christmas would have the entire width of the canal plus 15 ft before the development’s privacy
fence. After the privacy fence was additional lawn space before the property line or back yard of the
individual townhome owner and these backyards would likely be fenced as well, adding to another level
of security and privacy.
The Harmels voiced concern about the added risk of trespassing, theft, and vandalism at their business
that may be caused by the growth in nearby residency. As a potential solution to this concern, the
Harmels asked if the developer would be open to installing a cinder block wall between their business
and the homes. Barry relayed the developer’s intention of installing a 6 ft vinyl fence along the West
property line, but Mr. and Mrs. Harmel felt that this would not be adequate. Additionally, they relayed
that they often get vehicle shipments and do work very early in the morning. They said that this can get
quite loud and bright and referenced that this may be a concern for potential homebuyers. Barry stated
that he would relay the request for a masonry external wall to the developers, but that it is not a
requirement of the city.
Several details about the build were discussed with little to no commentary.
•

The development would be managed by an HOA.

•

There would be several common places such as playgrounds in the development, but no
clubhouse.

•

There would be 100 units.

•

The property is zoned as a Limited Commercial property.

A P.U.D. vs. a traditional site plan was discussed. Barry explained that more regulations were being met
and additional accommodations were provided in a P.U.D. This plan would have a lower impact on the
surrounding properties than building and selling the property as a single lot, such as a rental situation.
He further relayed that the land was already zoned LC and development of the property is the owner’s
right and that all development would come with impact, such as increased traffic.
Lastly, it was relayed that the Harmels had surface water rights to the nearby canal and that the
installation of the proposed development would block the floodwater that they rely on for their
property. Barry informed them that he would contact the irrigation company to discuss what would
need to be done to provide them with their water access whether this is by means of the installation of
a new ditch, buried pipe, etc. as necessary.

The meeting was concluded at approximately 7:30 PM. Those attending were encouraged to reach out
to Barry with any more questions or concerns.

SURVEY NOTE:

NOTE:

GENERAL NOTE:
1.

PUD CONCEPT FOR:

This site plan conforms to an actual survey that was performed on the
ground by a licensed land surveyor in and for the State of Idaho. It is
the owner’s responsibility to construct all structures shown on this site
plan in accordance with said survey.

2.

3.

BENTLEY TOWN HOMES

4.

ALL PUBLIC IMPROVEMENTS SHALL BE CONSTRUCTED
IN ACCORDANCE WITH THE CURRENT CITY OF IDAHO
FALLS ENGINEERING STANDARD SPECIFICATIONS AND
STANDARD DRAWINGS.
ALL ON-SITE IMPROVEMENTS SHALL BE CONSTRUCTED
IN ACCORDANCE WITH THE CURRENT CITY OF IDAHO
FALLS ENGINEERING STANDARD SPECIFICATIONS
STANDARD DRAWINGS OR ISPWC
SEE ARCHITECTURAL PLANS FOR ALL BUILDING
DETAILS.
ALL FIRE ACCESS ROADS SHALL MEET THE LATEST VERISION
OF THE INTERNATIONAL FIRE CODE REQUIREMENTS FOR FIRE
APPARATUS ROAD.

1.

IF DUMPSTER AREA IS ENCLOSED AND GATED OWNER WILL
BE REQUIRED TO PUSH IN AND OUT FOR SANITATION DEPT. IF
NOT GATED, MINIMUM 8' X 8' INTERIOR.

2. A Site Plan including a completed City review block shall be on the job site at all
times during construction.
3. Any changes to this site plan shall be submitted to the City of Idaho Falls
Planning and Building Division for approval prior to construction.
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PARCEL ZONING = L.C.
TOTAL BUILDINGS = 25
SINGLE FAMILY ATTACHED UNITS = 100
TOTAL AREA OF PROPERTY = 371265.40 SQ. FT. (8.52 acres)
ALLOWED DENSITY = 35 UNITS PER ACRE
DESIGN DENSITY= 11.74 UNITS PER ACRE
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# 11

EXISTING OVERHEAD POWER
EXISTING OVERHEAD TELEPHONE

60.00'

EXISTING GAS SERVICE
EXISTING MAJOR CONTOUR

10.00'

12.00'

20.00'

20.00'

79.90'

# 21
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# 10

EXISTING MINOR CONTOUR
PROPOSED MAJOR CONTOUR
20.00'

PROPOSED MINOR CONTOUR

34.85'

TOTAL REQUIRED(25%) = 90512.46 SQ. FT.(2.07 ACRES)
TOTAL PROVIDED
= 90549.29 SQ. FT.(2.08 ACRES)
PROVIDED PERCENT
= 25%

FIRE LANE CURB PAINTED RED

40.00'
26.00'

PROPOSED CONCRETE
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ASPHALT SQ. FT = 88086.37 SQ. FT
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PROPOSED ASPHALT

57.22'

TOTAL REQUIRED(10%) LANDSCAPE = 8808.64 SQ. FT.
TOTAL PROVIDED = 11552 SQ. FT.
PROVIDED PERCENT
= 13%

PROPOSED LANDSCAPING

26.00'

79.90'

10.00'

# 23

# 12

#9

10.00'

EXISTING CONCRETE

DIV. 1

12.00'

12.00'

66.00'

BASIS OF BEARING

EXISTING ASPHALT

#2

10.00'
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ELECTRICAL NOTES:

7.

THE CONTRACTOR SHALL RETAIN AND PROTECT ALL EXISTING CITY POWER
POLES AND ELECTRICAL FACILITIES DURING CONSTRUCTION.

9.

OWNER SHALL BEAR ALL COSTS TO RELOCATE OR REMOVE EXISTING POWER
POLES, LIGHT POLES, ANCHOR GUYS, AND MISCELLANEOUS ELECTRICAL
FACILITIES, WITH THE EXCEPTION OF UTILITIES INSIDE CITY RIGHTS OF WAY
THAT ARE REQUIRED BY THE CITY TO BE RELOCATED.

12. IF APPLICABLE, SEE IDAHO FALLS POWER ELECTRICAL SITE PLAN FOR OFF-SITE
ELECTRICAL AND FIBER OPTIC FACILITIES, LAYOUT, AND INSTALLATION
DETAILS.
13. CONTACT IDAHO
(208)612-8573

FALLS

POWER

PRIOR

TO

79.90'

VICINITY MAP

PROJECT LOCATION

20.00'

20.00'

20.00'

40.00'

30.00'
P.U.E

PROPERTY LEGAL DESCRIPTION

30.00'
POWER
EASEMENT

15.00'
DIV. 2 POND
TO BE BUILT WITH DIV. 2

26.00'
EMERGENCY ACCESS

4.00'

12.00'
# 17

# 16

# 15

12.00'

#5

#6

Date
City of Idaho Falls

AN ADDITION TO THE CITY OF IDAHO FALLS,
LOCATED IN THE NORTHWEST 1/4 OF SECTION 16,
TOWNSHIP 2 NORTH, RANGE 38 EAST, B.M. BONNEVILLE COUNTY, IDAHO
15.00'

BENTLEY SUBDIVISION
DIVISION NO. 2

4.00'

LOT 1
BLOCK 2

7.00'
BUFFER

DIV. 2

SITE PLAN CONTACT PERSON

606.91'

NAME BARRY BAME

PRELIMINARY FOR
REVIEW ONLY

10.00'

11. WITH EXCEPTION OF CONDUIT CROSSING, CONTRACTOR SHALL INSTALL
CURB AND GUTTER PRIOR TO POWER TRENCH AND CONDUIT INSTALLATION.
OR (WITH IDAHO FALLS POWER APPROVAL) CENTERLINE OF TRENCH MAY BE
STAKED WITH CUT/FILL TO BOTTOM OF TRENCH AT ALL GRADE BREAKS AND
HUBS AT 25' INTERVALS AND OFFSET STAKES AT ALL TRANSFORMERS,
SWITCH CABINETS, SECONDARY PEDESTALS ETC.

19. Appropriate erosion and sediment control requirements associated with
construction shall be shown on the Site Plan or a separate attached plan.

30.00'

10.00'

10. THE OWNER/DEVELOPER SHALL PROVIDE ALL TRENCHING, CONDUIT AND
CONCRETE LIGHT POLE FOUNDATIONS FOR STREET ILLUMINATION ALONG
ALL PUBLIC RIGHT OF WAY AS PER CURRENT IDAHO FALLS POWER SERVICE
POLICY. ADDITIONALLY, OWNER/DEVELOPER SHALL PURCHASE STREET LIGHT
ASSEMBLY PROVIDED AND INSTALLED BY IDAHO FALLS POWER. PAYMENT
REQUIRED PRIOR TO INSTALLATION OF STREETLIGHT(S).

20.00'

TRASH PAD

10.00'

COORDINATE ALL ELECTRICAL CONSTRUCTION WITH IDAHO FALLS POWER.

18. All single-family attached dwellings shall have separate electrical, water, and
sewer service lines without any common facilities.

Approved

10.00'

8.

FIRE LANE NO PARKING
SIGN AND PAINTED CURB

10.00'

THE DEVELOPER/CONTRACTOR SHALL PROVIDE ALL STAKING AND LAYOUT
OF NEW ELECTRICAL FACILITIES INCLUDING POWER POLES.

TRASH PAD

20.00'

6.

17. All Electrical Facilities, including new services or the relocating of existing,
shall be in accordance with the current Idaho Falls Power Service Policy. Service
Policy available at I.F.P. office or I.F.P. website. The developer must submit two (2)
copies of these plans directly to Idaho Falls Power for the design and/or approval of
electric service. Contact Idaho Falls Power prior to construction of electrical facilities
(612-8430).

CITY OF IDAHO FALLS SITE PLAN APPROVAL
Revision 10/2018

80.00'

FIRE LANE NO PARKING
SIGN AND PAINTED CURB

26.00'

PRIMARY AND SECONDARY CONDUIT DEPTHS CAN BE REDUCED TO 18” OF
COVER BELOW FINISHED GRADE WITH APPROVAL BY IDAHO FALLS POWER.
RIGID GALVANIZED STEEL CONDUIT MUST BE PROVIDED AND INSTALLED BY
THE DEVELOPER/CONTRACTOR IN A TRENCH LESS THAT 48” DEEP.

TRASH PAD

TRASH PAD

4.00'

5.

16. Private fire service water mains shall be installed by, or under the supervision
of, a city licensed fire sprinkler contractor. Fire service mains must be tested and
approved by the Fire Marshal prior to backfilling.

DIV 3. BOUNDARY = 106225.10 SQ.FT.

FIRE LANE NO PARKING
SIGN AND PAINTED CURB

THE MINIMUM POWER TRENCH DEPTH SHALL BE 54” BELOW FINISH GRADE
(CONDUIT TO BE INSTALLED 48” BELOW FINISH GRADE). INCLUDING 6” OF
SAND BEDDING BELOW AND ABOVE TOP OF CONDUITS.

15. Fire flow and access road requirements for commercial buildings are
based on building construction type, height, and total square footage of all floors.
This information must be provided on the site plan.

10.00'

4.00'

4.

ALL PRIMARY AND SECONDARY CONDUITS SHALL BE PROVIDED AND
INSTALLED BY THE DEVELOPER/CONTRACTOR. ALL ELECTRICAL CONDUITS
AND 36” RADIUS ELBOWS SHALL BE SCHEDULE 40 PVC.

PLAY GROUND AND
PICNIC AREA

3.

30.00'
P.U.E

ELECTRICAL SWITCH CABINETS AND BASES (WHEN REQUIRED) WILL BE
PROVIDED BY IDAHO FALLS POWER BUT SHALL BE INSTALLED BY THE
DEVELOPER/CONTRACTOR.

# 25

14. Pursuant to IDAPA 58.01.08, all new construction shall install provisions for a
future water meter to capture domestic and landscape irrigation uses. Provisions
shall be installed per City of Idaho Falls Standard Drawing 600-1or 600-3. Contact
Water Supt. (208-612-8471) to determine if meter itself is required. Meters or meter
idlers shall be on approved material list and may be purchased from Water
Department warehouse (208-612-8474).

DIV 2. BOUNDARY = 155277.65 SQ. FT.

54.85'

#7

6.00'

2.

# 18

# 14

6.00'

ALL NEW ELECTRICAL FACILITIES SHALL BE CONSTRUCTED IN ACCORDANCE
WITH THE CURRENT IDAHO FALLS POWER SERVICE POLICY.

13. All Water Service Lines less than four (4) inches and Sanitary Service Lines
less than eight (8) inches shall be inspected by the City Sewer Department prior to
backfilling (612-8108).

DIV 1. BOUNDARY = 109974.52 SQ. FT.
#4

1.

12. A Licensed Idaho Professional Engineer shall inspect, certify to City Standards,
and prepare "As-built" drawings for all Water, Sanitary Sewer and Storm Sewer
Main Lines.

SUBGRADE EARTH COMPACTED
TO 95% ASTM D698

20.00'
P.U.E
6.08'

20.00'
P.U.E

11. Remove all unused driveway approaches and replace with standard full height
curb, gutter and sidewalk.

12" DEPTH UNCRUSHED
AGGREGATE SUBBASE COURSE
COMPACTED TO 95% ASTM D698

10.00'

# 24

9. 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.

6" DEPTH CRUSHED 3 4" MINUS
AGGREGATE LEVELING COURSE
COMPACTED TO 95% ASTM D698

79.90'

# 19

8. Placing Concrete within the public right-of-way requires inspection and approval
by the City Engineering Department. The department shall be notified at least four
(4) hours prior to placing (208-612-8250).

2.5" DEPTH ASPHALT PLANT MIX

#3

10.00'

ALL STREETS AND PARKING AREA INSIDE P.U.D. WILL BE
PRIVATELY MAINTAINED AND OPERATED. THE CITY OF
IDAHO FALLS WILL NOT TAKE OVER PRIVATE STREETS.
ALL EASEMENTS INSIDE P.U.D. ARE CONSIDERED PUBLIC
UTILITY EASEMENTS. WIDTH VARIES DEPENDED ON USE.
POTABLE WATER AND SANITARY SEWER WILL BE
INSTALLED IN A 24' WIDE P.U.E FOR CITY MAINTENANCE.

60.00'

12.00'

12.00'

N0° 00' 14"W

40.00'

PLANNED UNIT DEVELOPMENT NOTES

7. A Public Right-of-Way Use Permit is required for any work in any public
right-of-way or easement. The City Engineering Department must be notified at
least two (2) days prior to any excavation under this permit (208-612-8250).

20. In compliance with Idaho Code § 55-1613 a field search and location survey has been
conducted under the direction of a professional land surveyor prior to this project's
construction.

20.00'

DIV. 2
25.10'

B.M. 247, TOWNSHIP 2, RANGE 38
NAVD 88 4740.38.
Woodruff Ave. & Chaffin DR. The point of arrow on
top of a fire hydrant on the NW corner of the
intersection, 2.7 ft. above ground.

ASPHALT PARKING LOT SECTION
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# 20
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PROPOSED BUILDINGS

PROPOSED PROJECT AMMENITIES

3.

PROPOSED SANITARY SEWER SERVICE

#1

# 22

6. A City of Idaho Falls Public Works License is required for any contractor
working in a public right-of-way or easement.

PROPOSED UNDERGROUND POWER

COMMON SPACE REQUIREMENTS

2.

EXIST. FENCE LINE

EXIST. SANITARY SEWER LINE

60.00'

60.00'

DIV. 3: 149456 SQ. FT.
149456 x 1.33 12= 16565 CU. FT.
TOTAL STORAGE REQUIRED = 16565 CU. FT.
TOTAL STORAGE PROVIDED = 16933 CU. FT. PROVIDED

1.

PROPOSED FENCE LINE

EXIST. WATERLINE

DIV. 2: 129050 SQ. FT.
129050 x 1.33 12= 14303 CU. FT.
TOTAL STORAGE REQUIRED = 14303 CU. FT.
TOTAL STORAGE PROVIDED = 14699 CU. FT. PROVIDED

1.
2.
3.

EASEMENT LINE
30.00'
POWER
EASEMENT

PROPOSED WATER LINE

DIV. 1: 92760.16 SQ. FT.
92760.16 x 1.33 12= 10281 CU. FT.
TOTAL STORAGE REQUIRED = 10281 CU. FT.
TOTAL STORAGE PROVIDED = 10675 CU. FT. PROVIDED

5. 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 Specifications and Drawings.

10. Replace all broken or poor quality curb, gutter, and sidewalk.
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4. Failure to comply with the requirements of this plan may result in the City
withholding building permits, certificates of occupancy, water or electrical service.
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PARKING SPACES REQUIRED = 2 SPACES PER DWELLING UNIT
PARKING SPACES PROVIDED
200 DWELLING UNIT SPACES
13 GUEST SPACES
2 ADA SPACES
TOTAL = 215

PROPOSED SANITARY SEWER MANHOLE
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1. The address shall be posted and maintained on every job site prior to and during
construction. NO ADDRESS = NO INSPECTION.

S89° 51' 34"W

ADDRESS

2295 N Yellowstone HWY, Unit 6 Idaho Falls, ID 83401

PHONE 208.881.0081

SITE PLAN NAME AND ADDRESS (See Note #1)
BENTLEY TOWNHOMES
IDAHO FALLS,ID
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3" Trim Typ

Front Elevation
1/4" = 1'-0"

These plans have been prepared by an ADDA Certified Drafter to approved
drafting practices. All information contained in these plans have been
provided by the customer and has been accepted as is. B'n'R Drafting
Services has had no involvement in the Civil, Structural, Mechanical or
Electrical Engineering for this project unless explicitly noted. B'n'R Drafting
Services will not perform any services reserved for an Architect or Engineer.
All Liability for this project remains solely with the contractor, subcontractors
and Owner. Final Plans are accepted AS IS.
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The plans are the joint property of B'n'R Drafting and the Client. They are not to be reproduced or to be used for any construction except by express written consent by one of the owning parties. B'n'R Drafting assumes no liability beyond the production of these plans. All information contained has been exclusively provided by the client and are accepted as is.
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Continuous Sheathing (min 10' of wall)
6d @ 6" o.c. (Panel Edge) and @12" (Intermediate)
or (16ga x 1 3/4 staples @ 3" o.c. (Panel Edge) and 6" o.c. (Intermediate)
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Continuous Sheathing (min 10'-0" of wall)
6d @ 6" o.c. (Panel Edge) and @12" (Intermediate)
or (16ga x 1 3/4 staples @ 3" o.c. (Panel Edge) and 6" o.c. (Intermediate)
Note: * A BWP is to be Located within 10' of end of the Brace Wall Line
and are to Be Located not More than 20' Apart.
* Separation Wall to Extend to Exterior Sheathing
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or (16ga x 1 3/4 staples @ 3" o.c. (Panel Edge) and 6" o.c. (Intermediate)

Continuous Sheathing (min 5' of wall)
6d @ 6" o.c. (Panel Edge) and @12" (Intermediate)
or (16ga x 1 3/4 staples @ 3" o.c. (Panel Edge) and 6" o.c. (Intermediate)
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BRACE WALL PANEL
BRACE PANEL
LAYOUT - UPPER
ALTERNATE BRACE PANEL
1/8" = 1'-0"
Continuous Sheathing (min 38'-0" of wall)
1 6d @ 6" o.c. (Panel Edge) and @12" (Intermediate)
or (16ga x 1 3/4 staples @ 3" o.c. (Panel Edge) and 6" o.c. (Intermediate)
2 Gypsum Board
Nail or Screws @ 7" o.c. (@ all Panel Edge)
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Continuous Sheathing (min 38' of wall)
6d @ 6" o.c. (Panel Edge) and @12" (Intermediate)
or (16ga x 1 3/4 staples @ 3" o.c. (Panel Edge) and 6" o.c. (Intermediate)
Gypsum Board
Nail or Screws @ 7" o.c. (@ all Panel Edge)
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These plans have been prepared by an ADDA Certified Drafter to approved
drafting practices. All information contained in these plans have been
provided by the customer and has been accepted as is. B'n'R Drafting
Services has had no involvement in the Civil, Structural, Mechanical or
Electrical Engineering for this project unless explicitly noted. B'n'R Drafting
Services will not perform any services reserved for an Architect or Engineer.
All Liability for this project remains solely with the contractor, subcontractors
and Owner. Final Plans are accepted AS IS.

2

2

1

-

2

5

-

2

5

DESCRIPTION

5

2

5

DATE

2

ELEVATION

Larwence Lane
Blackfoot, Idaho
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The plans are the joint property of B'n'R Drafting and the Client. They are not to be reproduced or to be used for any construction except by express written consent by one of the owning parties. B'n'R Drafting assumes no liability beyond the production of these plans. All information contained has been exclusively provided by the client and are accepted as is.

STAFF REPORT
Final Plat
Taylorview Townhomes Division 2
July 5, 2022

Applicant: Connect

Engineering
Project Manager: Naysha
Foster
Location: Generally located
north of E 49th S, east of S 5th
W, south of E Sunnyside, west
of S Holmes Ave.
Size: 4.871 acres
Total Lots: 18
Buildable Lots: 18
Common Lots: 0
Existing Zoning: R1
North: RP
South: County A-1
East: R1, County A-1, R2
West: County A-1
Existing Land Uses:
Site: Vacant
North: Residential/School
South: Residential
East: Ag
West: Residential
Future Land Use Map:
Suburban

Community
Development
Services

Requested Action: To recommend to the Mayor and City
Council approval of the Final Plat for Taylorview
Townhomes, Division 2.
History: This property was annexed and zoned R-1 in
September of 2001. The property was platted into a one lot
subdivision called Galasad Addition in November of 2001.
April of 2020 a preliminary plat was approved along with
Taylorview Division 1.
Staff Comments: The application for the final plat was
submitted on May 10, 2022. There will be 18 buildable lots.
Approximately 63 feet of right-of-way will be dedicated along
the east side of the subdivision, consisting of approximately
1.831 acres. It will access E 49th S. The dedicated street will tie
into division 1 to the north, and access S Holmes Ave. There is
also a stub road to the west. Lot sizes and lot frontage widths
comply with the standards of the Zoning Ordinance for the R1
zone, not to exceed 13,500 square feet, with a minimum square
footage of 7,000 and a minimum frontage width of 50 ft. The
length of the block is 1,162 ft and complies with the standards
of the Subdivision Ordinance not to exceed 1,300 ft. The final
plat is consistent with the approved preliminary plat.
Staff Recommendation: Staff recommends approval of the
final Plat for Taylorview Townhomes Division 2 to the Mayor
and City Council. The final plat conforms to the requirements
outlined in the Zoning Ordinance as well as, the Subdivision
Ordinance.

Attachments:
1. Subdivision and Zoning
Ordinance Requirements
2. Maps and aerial photos
3. Final Plat
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10-1-5: GENERAL SUBDIVISION STANDARDS (F) (G):
(F)(1) Each lot shall be arranged so that the lot meets all qualifications necessary to secure a City building
permit.
(F)(2) Lot dimensions shall conform to the minimum standards in the Zoning Ordinance.

(G)(1) Blocks shall be designed in accordance with sound engineering practices and standards,
taking into consideration such factors as access, circulation, traffic safety and control,
topography, utilities, and service easements.
(G)(2) A residential block length shall not exceed one thousand three hundred feet (1,300’), nor
shall it be less than four hundred feet (400’) in length. The Planning and Zoning Commission
may recommend (and the Council may require) dedication and construction of hard-surfaced
pedestrian ways, where necessary, to provide safe and convenient circulation or access to
schools, parks, playgrounds, the river and greenbelt, shopping areas, alternate modes of
transportation, planned pathways, or any other community facilities.
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

Staff Review
X
X
X
X
N/A

X
X
X
N/A

N/A
X
N/A
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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.

Local Street

Zoning Ordinance:
11-3-4: Purposed of Residential Zones

(C) R1 Single Dwelling Residential Zone. This zone provides a residential zone which is
representative of a less automobile-oriented, more walkable development pattern, characterized
by somewhat smaller lot widths; and a somewhat denser residential environment than is
characteristic of the RP Residential Park Zone. The principal uses in the R1 Residential Zone
shall be single detached and attached dwelling units. This zone is also generally located near
limited commercial services that provide daily household needs.
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Comprehensive Plan:
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STAFF REPORT
FINAL PLAT
Loock Division 2
July 5, 2022

Community
Development
Services

Applicant: Connect
Engineering

Requested Action: To recommend approval of the final plat
for Loock Division 2, to the Mayor and City Council.

Project Manager: Caitlin
Long

History: This property was annexed in December 2019
with an initial zoning of LC, Limited Commercial. A
preliminary plat was approved in May 2022.

Location: north of Kearney
St, east of N Woodruff Ave,
south of Lincoln Rd, west of
N 25th E
Size: 3.923acres
Lots: 1
Buildable: 1
Existing Zoning:
Site: LC
North: County RA-1/LC HC
South: HC
East: HC
West: County R-1

Staff Comments: This final plat consists of 3.923 acres.
This will consist of one buildable lot that will have access
from Quail Dr, a collector, that will be developed with
Loock Division 1. This one buildable lot is intended for a
multi-unit development, which is permitted in the LC Zone.
There is a cross access easement on this lot for future
development to the east.
Staff Recommendation: Staff has reviewed the final plat
and finds that it is consistent with the preliminary plat and
complies with the Subdivision and Comprehensive Zoning
Ordinance. Staff recommends approval of the plat.

Existing Land Uses:
Site: Vacant
North: Agriculture
South: Vacant
East: Vacant
West: Commercial
Future Land Use Map:
Mixed Use Center and
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.
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.

Staff Review
X
X
X
X
N/A

X
X
X
N/A
X

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

X

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.

X

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

No New Streets
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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

(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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Comprehensive Plan:
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STAFF
REPORT (F) (G):
10-1-5: GENERAL SUBDIVISION
STANDARDS
Final
(F)(1) Each lot shall be arranged so that thePlat
lot meets all qualifications necessary to secure a City building
Bentley Way Division No. 2
permit.
Community
(F)(2) Lot dimensions shall conform
July
to the
5, 2022
minimum standards in the Zoning Ordinance.Development
(G)(1) Blocks shall be designed in accordance with sound engineering practices andServices
standards,
taking into consideration such factors as access, circulation, traffic safety and control,
topography, utilities, and service easements.
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

Staff Review
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X
N/A

Page 1 of 4

maintenance of arterial buffers.

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

Private drive aisles

Zoning Ordinance:
11-3-5: Purposed 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
11-2-6: Standards For Allowed Uses
(O)(2) In the LC Zone, multi-unit developments shall comply with the development standards of the
R3A Zone.
11-3-4: Purpose of Residential Zones
(G) R3A Residential Mixed Use Zone. To provide for a mix of uses in which the primary use of the land
is for residential purposes, but in which office buildings and certain other uses of a semi-commercial
nature may be located. Characteristic of this Zone is a greater amount of automobile traffic, greater
density, and a wider variety of dwelling types and uses than is characteristic of the R3 Residential Zone.
While office buildings and certain other uses of a semi-commercial nature may be located in the Zone,
the R3A Zone is essentially residential in character. Therefore, all uses must be developed and
maintained in harmony with residential uses. This zone should be located along major streets such as
arterials and collectors.
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Comprehensive Plan:
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