March 1, 2022

7:00 p.m.

Planning Department
City Annex Building

MEMBERS PRESENT: Commissioners Brent Dixon, Joanne Denney, Arnold Cantu (via
Webex) Margaret Wimborne (via Webex)
MEMBERS ABSENT: Lindsey Romankiw, George Morrison
ALSO PRESENT:
interested citizens.

Assistant Planning Director Kerry Beutler; planner Caitlin Long and

CALL TO ORDER: Joanne Denney called the meeting to order at 7:00 p.m.
CHANGES TO AGENDA: None.
MINUTES: Dixon moved to accept the Minutes of February 1, 2022, Wimborne seconded
the motion and it passed unanimously.
Public Hearing(s):
1. ANNX 22-001: ANNEXATION/INITIAL ZONING. Annexation and initial zoning of
LC, Limited Commercial:
Denney opened the public hearing.
Applicant: Barry Baine, Connect Engineering, 2295 N. Yellowstone, Unit 6, Idaho falls,
Idaho. Baine presented the proposed annexation of approximately 1 acre near Lincoln and
Woodruff. Baine stated that this annexation will be the dedicated right of way for Quail Drive to
connect to Lincoln Road. Baine stated that they are wanting the annexation with initial zoning of
LC which is the same zoning that is around the property.
Long presented the staff report, a part of the record.
No one appeared in support or opposition.
Denney closed the public hearing.
Dixon stated that this now shows the new alignment of Quail Drive. Long stated that the other
right of way will need to be vacated. Dixon feels that this is consistent with the previously seen
plat, and it makes sense to annex this property.
Dixon moved to recommend to the Mayor and City Council approval of the Annexation of
approximately 1 acre of Section 16, T2N, R 38, with initial zoning of LC, Wimborne
seconded the motion. Denney called for roll call vote: Wimborne, yes; Cantu, yes; Dixon,
yes. The motion passed unanimously.
2. RZON 22-004: REZONE. Amendment of the Comprehensive Zoning Ordinance
Tables 11-2-1, 11-2-2 and 11-2-3 amending the uses allowed for residual, commercial and
industrial zones.
Applicant: City of Idaho Falls. Beutler presented for the City. Beutler state that the
amendments are house keeping items. Beutler stated that several years ago they changed that the
CUP’s would be heard by the Board of Adjustment rather than the Planning Commission.
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Beutler stated that the change was made in the administration section of the code but neglected to
make the change to the land use tables, so they are now striking out planning commission and
adding board of adjustment. Beutler explained that an asterisk in the land use table shows that
there are additional development standards that are specific to that land use type. Beutler stated
that as amendments have been made occasionally, they failed to eliminate or add asterisks.
Beutler stated that Animal Care Clinic would need an asterisk added, and Park and Recreation
Facility would need the asterisk removed. Beutler stated that they will add PUDs would be a
conditional use in TN Zone, just like they are allowed as a conditional use in every other
residential neighborhood. Beutler stated they are proposing a change in the RMH column of the
table for a Recreational Vehicle Park that was listed as a conditional use in RMH, and they are
proposing that be changed to a permitted use, which is in sync with the proposed amendments
made last month with regard to the RMH zone. Beutler stated that in the Industrial table they are
striking out Vehicle and Equipment Sales because it is a duplicate from Equipment Sales, and
they are trying to make sure that the uses listed in the use table match with the definitions in the
definition section.
Beutler presented the staff report, a part of the record.
Dixon asked about the definition of residential mobile and manufactured home zone doesn’t
make sense, as it states that a manufactured and mobile home subdivision, mobile home park or
travel trailer park are special facilities specifically designed to accommodate mobile or
recreational vehicles. Dixon doesn’t understand how a manufactured home fits in that
description as a manufactured home is not a mobile vehicle. Dixon feels the definition is too
restrictive. Beutler agreed to look into that purpose statement.
Dixon asked about changing the conditional use permit from Planning Commission to Board of
Adjustments. Dixon asked if the planning commission would no longer do any conditional use
permits. Beutler clarified that the Code is currently written that no CUP’s come to the planning
commission, and they go directly to the Board of Adjustment. Beutler added that the only CUP
that the Planning Commission gets to hear is for a PUD. Dixon stated that PUD is C3 which is
to go to City Council. Beutler clarified what Dixon asked and stated that it would come to the
Planning Commission first then on to City Council. Dixon wants them to look through the items
that are C2 and see if it makes sense for them all to go to the Board of Adjustment or if some of
then need to go to Planning Commission and then on to City Council, and Dixon is particularly
concerned with a hospital, as it is a big deal and has a large campus with road access. Beutler
agreed to look at the conditional uses and see where they might line up. Dixon also suggested a
day care center in R1. Dixon stated that he is thinking of things that the pubic is really interested
in. Beutler confirmed that the Board of Adjustment has public hearings and the reason the
change was made in 2019 was because the Planning Commission’s workload is full of land use
applications, it was an effort to make the Planning Commission load lighter. Dixon feels that
some of the uses would involve things that the Board of Adjustment usually doesn’t get into like
traffic loads. Dixon suggested they review religious facilities as those can be large. Beutler
agreed to look into the Conditional uses.
Dixon stated that on the second page of the staff notes has mobile home park listed as C2 and
asked if that should be struck and it be a permitted use. Beutler agreed that it should be a
permitted use.
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Dixon asked what constitutes a public service facility. Beutler stated that public service facility is
for public utility or infrastructure, and includes power plant, sub stations, water treatment plants,
pumping stations, transmission, sewage disposal, recycling centers, storage yards, well houses,
etc. Beutler stated that it is property owned by a public entity. Dixon stated that some of those
are pretty large and more of a regional thing like sewage treatment facility and that could have an
impact over a large area and asked if that is appropriate for the Board of Adjustments, or not.
Dixon acknowledged that they shouldn’t be subdivided, but it seems that some are different
levels of impact.
Dixon asked the difference of Accessory use (which asterisks is proposed to be removed) and
Accessory use, Fuel station and Accessory use storage yard. Beutler stated that an accessory use
by definition is a use that is allowed in that use but is secondary to the primary use.
Dixon asked how the Commission would proceed if the staff is going to review some of the
things. Beutler indicated that staff’s recommendation is to proceed with the amendments that
have been outlined and looking at the conditional uses is a bigger project. Beutler stated that
they shouldn’t hold up these changes. Beutler will look into the conditional uses and make
changes if they make sense, and if the definition of RMH make sense to change they can look at
that as well, and they will bring those back as separate amendments at another hearing.
Wimborne asked if since the change in 2019 has the Board of Adjustments handled a lot of
CUPs and are they handling them well and risen to the task or are there concerns. Beutler stated
that just like the planning commission, they do regular training with the Board of Adjustment
and make sure they have active people that are able to make decisions. Beutler stated that most
recently they heard the Conditional Use Permit for the placement of the water tower in Capital
Park, which was a very visual, lots of people in the room meeting. Beutler added that they are
used to having public meetings and not everyone is always happy with them. Beutler stated that
they have no issue with sending CUPs to Board of Adjustment. Wimborne knew that the change
was made years ago and there have been things that came through, so she wanted to get a sense
of what they have been doing and it sounds like they have been handling some big and
controversial projects and are up to the task. Beutler stated that they have 4-6 meetings a year
and they have managed the bigger projects well.
Kirkham stated that the Board of Adjustment also handles license denials, and they are not
strangers to controversial meetings or pressure. Beutler agreed and stated that they are set up to
be the appeal board for a lot of other things in the City.
Dixon stated that given that information, he would still like staff to look into hospitals as they are
large campuses, with access points, etc. Dixon asked if they should also elevate those items to
the Mayor and City Council as well. Beutler agreed to look around the State and see how other
places treat hospitals. Beutler will need to do research and see how they should be handled.
Dixon asked if they could propose a change that is not advertised, such as the correction on
mobile home park 11-2-1. Beutler stated they can make that recommendation as the
advertisement was to modify the tables, and as long as the change is to the tables it can be
included in the recommendation. Kirkham agreed.
No one appeared in support or opposition.
Denney closed the public hearing.
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Dixon moved to recommend to the Mayor and City Council approval of the amendments
to tables 11-2-1, 11-2-2 and 11-2-3 of the zoning code as presented, with the following
exceptions: Table 11-2-1 for Mobile Home Park in the RMH Zone the current designation
of Conditional Use Permit 2 instead be changed to permitted use to be consistent with other
changes throughout; Table 11-2-2 that the planning department review the change to
hospital that would move the approval of the conditional use permits to the Board of
Adjustments and before this goes to City Council can make a recommendation on whether
they suggest proceeding that way or suggest having City Council approve the Conditional
use for hospitals. Cantu seconded the motion. Denney called for roll call vote: Wimborne,
yes; Cantu, yes; Dixon, yes. The motion passed unanimously.
Next Meeting April 5, 2022 (2 meetings in April)
Denney adjourned the meeting at approximately 7:45 p.m.
Respectfully Submitted
Beckie Thompson, Recorder
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STAFF REPORT
Annexation and Initial Zoning of R2
SE ¼ of Section 31, T 2 N, R 37 E (Approx. 10.9 acres)
April 5, 2022

Applicant: Brad Brown
Project Manager: Kerry
Beutler
Location: Generally north of E
49th S, east of S 5th W, south
of Castlerock Ln, west of S
Holmes Ave
Size: 10.9 acres
Zoning:
Existing: County A-1
North: County A-1
South: County RA-2
East: County A-1
West: City R1
Proposed Zoning: R2
Existing Land Uses:
Site: Ag
North: Ag
South: Residential
East: Residential
West: Residential
Future Land Use Map:
General Urban/ Suburban
Attachments:
1.
Comprehensive Plan
Policies
2.
Zoning Information
3.
Maps and Aerial
Photos

Community
Development
Services

Requested Action: To recommend approval of annexation and
initial zoning of R2, Mixed Residential, to the Mayor and City
Council.
Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of R2 as it is consistent with the
policies of the Comprehensive Plan.
Annexation: This is a category “A” Annexation as it is requested by
the property owner. The property is within the Area of Impact and
contiguous to the city limit on the west and east sides. Annexation of
the property is consistent with the City’s Comprehensive Plan. City
utilities are present in the immediate area to provide services to this
property.
Initial Zoning: The proposed zoning is R2, Mixed Residential. This
zone is a characterized by more compact residential development.
This property is currently zoned A-1 in the County, which is a
primary Agriculture zone, but is surrounded by Residential on all
sides.
Staff Comments: The proposed zone is R2, Mixed Residential.
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 RP and R1 Zones which surround this area. The
minimum lot size in the R2 Zone is 6,000 sq ft. In an R1 Zone the
minimum lot size is 7,000 sq ft and in an RP Zone it is 12,000 sq ft.
This parcel is within close proximity to the intersection of two
arterial streets, E 49th S and S Holmes Ave. Arterial streets are
intended to carry high volumes of traffic and connect with areas that
provide daily services. At build out S Holmes will include a 100-foot
right-of-way with a center turn lane, as has been developed south of
E 49th S. Pedestrian traffic is also increased in this area of town due
to the proximity to Taylorview Junior High. These characteristics are
consistent with the R2 Zone.
The ImagineIF Comprehensive Plan identifies this area as being
within the General Urban transect. This transect denotes residential
areas with a mix of commercial and service areas convenient to
residents. Existing service areas are further away at 17th Street and
Holmes or along S 25th E (Hitt Road). The Comprehensive Plan
calls out two future mixed used centers at 49th and 15th E and S.
Holmes and 65th S.
Continued Next Page
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Portions of these areas, already within the city, have zoning in place that would allow for future
commercial areas that would provide convenient access to daily services. This area also includes existing
unannexed residential development on large lots within Bonneville County. These areas are included in
the General Urban Transect because of their proximity to major roadways and the potential for the
properties to develop or redevelop.
This annexation also neighbors the Suburban transect which denotes existing or planned residential areas
in close proximity to or with easy vehicular access to regional commercial service areas that provide daily
household needs. These areas contain various housing types, generally including detached and attached
single-unit dwellings, accessory dwelling units, duplexes and triplex and fourplex units at a house scale.
The General Urban and Suburban transects both align with the R2 Zoning proposed.
The surrounding zones for this property are R1 and RP and county property largely zoned A-1 or A-2.
This area is all within the Area of City Impact and should be anticipated that they might be within the city
one day. The housing types (existing and proposed) in this area are varied, including twin homes, smaller
and typical lot size single unit homes and larger estate residential as well as large county lots.
The R2 Zone has a maximum building height of 36 feet or three stories. If multi-units (4-plex) were
developed on the property an additional two feet of setback is required for each additional foot of height
above 24 feet or two stories. This provides an additional protection to existing single dwelling units to the
south and east of the property.
The Suburban and General Urban Transects support a mix of housing types in this area. The R2 Zone
allows for the development of those housing types whereas the R1 Zone is restricted to single dwelling
units or twin homes. The Comprehensive Plan supports decreasing the amount of land consumption,
reducing minimum lot sizes, and providing for a mix of housing types in areas of high walkability. More
compact development better utilizes existing infrastructure.
This parcel is part of the Area 5 neighborhood identified in the Comprehensive Plan. The plan describes
Area 5 as being largely homogeneous in terms of housing types with suburban neighborhoods of singlefamily detached housing. Area 5 residents noted the need for more diversified housing and indicated they
would like to have more walkable neighborhoods to actual destinations but struggled to see where that
might fit within their neighborhood. The General Urban Transect identifies areas where these changes in
land use are appropriate. The plan describes the need for every neighborhood to experience change, but
not radical change. The introduction of an R2 Zone in this area would represent the incremental change.
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
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expanding the city’s Boundaries). These efforts are working. From 2010 to 2020, the population grew by
14% while the City’s boundaries grew by only 15%, compared to 30% in the previous decade.
Idaho Falls must understand the long-term consequences of its land use decisions. It cannot continue to
have policies which are overly favorable to large-lot subdivisions requiring new roads and increased city
boundaries instead of more compact development that better utilizes existing infrastructure. Being
intentional about growth decisions and cognizant of the financial impacts is a protection against high tax
growth and the City’s capacity to efficiently and effectively serve its citizens.
Managing Change (p. 58-59):
Although the City needs to rethink how it grows and develops, it must also be cognizant of how change
can cause concerns in existing neighborhoods. That is not to say that neighborhoods should never expect
to experience changes. Strong Towns, a non-profit planning organization, describes the balance in these
terms:
1. No neighborhood can be exempt from change.
2. No neighborhood should experience sudden, radical change.
The policies and actions in this plan are intended to strike this balance. In each area and throughout the
city, residents also participated in the planning process they recognized the need for improvements and
saw the challenges the City is facing. Each neighborhood has its own challenges and opportunities to be
part of the solutions.
Degrees of change:
1. Maintain: Smaller, more incremental changes, mostly reinforcing the exiting scale of an area.
2. Evolve: Opportunities for small-to medium-sized public and private investments or projects. Minor
changes in scale. Opportunity sites should be targeted.
3. Transform: Opportunities for larger scale changes, such as a significant increase in scale and possible
mix of uses. The changes are more likely to be widespread and not on focused sites.
Each of these degrees of change can be found in the Imagine IF plan. Whether it is City-wide code
changes, identifying potential walkable centers and redevelopment sites, or thinking about adding benches
along pedestrian routes, change is recommended in a variety of ways. The changes are not radical, abrupt
changes to Idaho Falls’ character. Rather, most are small, incremental changes designed to bring about the
vision described by the community during the planning process.
Urban Transects (p.60-61):
Visualizing and Planning for Land Uses and Service Levels Idaho Falls provides a wide variety of
services and infrastructure for its residents, property owners and business community. Services such as
water, sewer, power, fiber optics, streets, pathways, parks and recreation centers, police, fire, trash
removal, library and transit are all examples of amenities provided and funded through the City
government. Because land uses, activity levels and service demands vary across the City, not every part
of the City has the same access to the same services. To be fiscally responsible, cities allocate such
infrastructure according to how fully it is needed and how likely to be used, based on present and
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
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here?” the map is an aid, not a blueprint. The map in this plan is also not the same as a zoning map. It
does not establish development rights. It does not follow property lines. The map guides zoning and
development decisions but does not control them.

City-Wide Community Health (p.77-78):
As the City experiences growth, the health of a community becomes an ever increasing concern. Access
to affordable housing in safe neighborhoods, making sure transportation needs are met and daily services
such as healthy foods and employment are accessible to all populations play a role in community health.
Good planning can help shape the built environment to provide healthier living conditions, filling in gaps
that market conditions don’t solve on their own.
Many residents emphasized community health themes in our public outreach efforts, citing the need for
improved bike and pedestrian paths, more green spaces, neighborhood trees and better lighting, as well as
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increasing connectivity within the City to address access to daily services as ways to increase physical
activity and better health. Residents also talked about the need to ensure neighborhoods are safe and
housing is livable. They expressed concern that the rapid rise of housing cost and the difficulty to secure
housing has become a barrier to achieving these goals due to high rates of cost burdened residents with
limited funds to maintain properties. Residents also worried that with rapid growth the City’s
infrastructure (i.e., roads, sidewalks, pathways) with demands would not keep up.
City-Wide Housing (p.85-87): Having affordable housing is a desire of residents in Idaho Falls and
being able to supply housing to our growing City is a critically important aspect to focus on.
Many housing challenges face Idaho Falls residents. From younger generations and low to moderate
income families who have many barriers entering the housing market with the rapid increase of housing
costs and slow growth in wages to the older generations who continue to retire and downsize, but with a
lack of housing alternatives such as senior living or smaller units. Worry about housing costs rising faster
than incomes and certain populations in the City being unable to secure affordable housing is a concern
acknowledged by the City, with the understanding that more focus needs to be on making smart planning
decisions to better support housing options.
In the past, the pattern has been to spread out as a city grows. While this is a normal growth pattern for
many communities, it is also costly in terms of providing services to an ever-expanding geography and it
consumes valuable land, which is a non-renewable resource.
Such urban sprawl inherently reduces the natural resources and amenities surrounding the City; resources
and amenities which are valued by our citizens and the reason many people are drawn to move to our
region. These growth patterns must shift inward to create housing choices that interact with the
established environment, creating nodes of development that harmonize housing and the services that
surround it.
To address this issue, many of the action policies of Imagine IF promote housing patterns that bring
diversity and fills the middle ground. Missing Middle Housing units such as triplexes, duplexes,
bungalow courts and courtyard apartments brings housing that can fulfill the needs of different
populations and they can help create more pockets of mixed residential and commercial development,
which lessens the community’s dependency on cars and instead fosters more walkable and rideable
centers for people to live, work and have more direct and easy access to daily services. Many residents,
when asked about housing, recognized the need for housing that was more aligned with bringing in
diversified housing types to support growth.
Although the City’s goal is to increase and diversify the housing stock, there are places where residential
is not an appropriate land use, even if the plan map may indicate that it could be. When considering
requests for zones which allow housing, the City will consider issues recommended by the Department of
Housing and Urban Development. These include a close examination of the site and surrounding land
uses to identify environmental issues and other land uses which may be incompatible with residential
uses.
Table 4.2 City Wide Housing (pg. 89):
Issue: Affordability and Availability
Objective: Focus on Infill
Action 3: For infill and redevelopment, require connection or appropriate integration with
existing development such as pathways or roads.
Issue: Neighborhood Character
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Objective: Focus on Form
Action 2: Incentivize development patterns that encourage neighborhood connectivity
and interactions.

Imagining Area 5 (pg. 185):
Because this area of the City is surrounded by pockets of undeveloped land, residents currently
experience the rural feel of the outskirts of the City, an aspect that is appealing to many. However,
as these tracts of land develop, that will change over time. The residential nature of the area lends to quiet
areas, but residents also noted the lack of easy access to daily goods and services.
Area 5 is the newest area of the City, with approximately 50% of housing built after 1990. It is also
largely homogeneous in terms of housing types with suburban neighborhoods of single-family detached
housing accounting for 80% of all housing types.
As the City continues to experience growth, the south side of the City is projected to see more housing,
commercial and transportation corridors. Many residents noted in area meetings the need for diverse
housing but struggled to envision where that type of housing would be most appropriate. Residents also
noted the need for more commercial and recreation services. While Area 5 residents are not as interested
in walkable centers as other parts of the City, they would like more walkable neighborhoods to an actual
destination. Area 5 as it stands today is a primarily suburban area of the City, but with growth in the
future, could see that landscape change to have housing and commercial needs met but that still fit in with
the scale of the area.

Community Health (pg. 188):
Area 5 falls within Tier 4 of the Heathy Community Assessment. Tier 4 is the highest rank for positive
and healthy conditions. In an area meeting, many residents felt their neighborhood was healthy, but in the
same meeting 80% of respondents stated that their neighborhoods were not an affordable place to live.
This is important to note because housing affects a wide range of health issues.
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Housing (pg. 192):
A neighborhood meeting conducted for this area revealed the residents in Area 5 prefer new homes in a
new subdivision with large yards, distance between neighbors, nice landscaping and aesthetics and good
schools when selecting a home. There are agricultural tracts of land scattered throughout the area, most of
which are outside of City limits. In an area meeting, residents mostly felt positive about housing in the
area, though most also noted they felt housing was not affordable in the area. There were significant
concerns regarding increasing property taxes, overcrowded schools, housing affordability, lack of diverse
housing types and Fire Department coverage. When asked about the ability to incorporate different
types of housing, residents in this area were split in responses. Many voiced that different types of
housing were not something they felt would fit into the neighborhood and others wanted to see more
diverse housing options in the area.
For housing types, residents in the area meeting showed support of some types of housing diversity such
as townhomes, twin homes and accessory dwelling units. Residents struggled to see other types of
housing examples, including apartments or bungalow courts, in their area. As the area grows and looks to
the future, housing types will change but the goal for this area is to incorporate diverse housing that fits
the scale of these neighborhoods.
Transportation and Connectivity (pg. 196):
This area is not near daily services, so residents must drive to meet daily needs. Area roads are also a
mix of City and County roads. This change in jurisdiction has created a patchwork road network from
wider City streets with sidewalks to narrow rural street sections with no pedestrian facilities. This
highlights the connectivity issues the residents identified in the area.
Another way to connect areas with each other is the creation and designation of walkable centers.
Walkable centers provide amenities such as shopping, services, food, employment and entertainment.
Participants indicated that Area 5 does not have any designated walkable center. Some residents liked
the idea of identifying and creating walkable centers but were unsure where they could be located since
most of the development only includes residential uses. Helping neighborhoods identify and create
walkable centers is a plan goal and allows residents to have access to services and decrease vehicle trips.
Zoning Ordinance:
11-3-3: PURPOSES OF RESIDENTIAL ZONES
(D) R2 Mixed Residential Zone. This zone provides a residential zone characterized by smaller lots and
dwellings, more compact and denser residential development; and higher volumes of vehicular and
pedestrian traffic than are characteristic of the RE, RP and R1 Zones. The principal uses permitted in
the R2 Zone shall be one (1), two (2), three (3), and four (4) dwelling units. This zone is also generally
located near limited commercial services that provide daily household needs.
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STAFF REPORT
ANNEXATION AND INITIAL ZONING
Annexation and Initial Zoning of R2 with Airport Overlay Limited
Development Zone
SE ¼ of NE ¼ Sec 22, T2N, R37 E
April 5, 2022
Applicant: Connect
Engineering
Project Manager: Caitlin
Long
Location: Generally north of
Pancheri Dr, east of Boxwood
Dr, south of Bellin Cir, west
of S Bellin Rd
Size: 5.609 acres
Existing Zoning: County A-1
Proposed Zoning: R2
Existing Land Uses:
Site: Ag/Residential
North: Residential
South: Residential
East: Residential
West: Residential
Future Land Use Map:
General Urban/ Suburban
Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps and Aerial Photos

Community
Development
Services

Requested Action: To recommend approval of annexation and
initial zoning of R2, Mixed Residential, with Airport Overlay
Limited Development Zone to the Mayor and City Council.
Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of R2 with Limited Development
Overlay Zone as it is consistent with the policies of the
Comprehensive Plan.
Annexation: This is a category “A” Annexation as it is requested
by the property owner. The property is within the Area of Impact
and contiguous to the city limit on the south, west and east side.
Annexation of the property is consistent with the City’s
Comprehensive Plan. City utilities are adjacent to the property and
can be extended to provide service to the area.
Initial Zoning: The proposed zoning is R2, Mixed Residential. This
zone is a characterized by more compact residential development.
This property is currently zoned A-1 in the County, which is a
primary Agriculture zone, but is surrounded by Residential on all
sides. There is also an Airport Overlay Limited Development Zone
for this property.
Staff Comments: This property is located on the corner of Bellin
Rd and Pancheri Dr and is approximately 5.609 acres. The proposed
zone is R2, Mixed Residential with a Limited Development Airport
Overlay Zone. The uses permitted in R2 are compatible with the
Limited Development Overlay Zone. The R2 is characterized by
generally being located near limited commercial services that
provide daily household needs. This annexation also falls under the
General Urban transect in the ImagineIF Comprehensive Plan,
which also denotes residential areas with a mix of commercial and
service areas convenient to residents. In addition, this annexation
neighbors the Suburban transect which the Suburban Transect
denotes existing or planned residential areas in close proximity to or
with easy vehicular access to regional commercial service areas that
provide daily household needs. These areas contain various housing
types, generally including detached and attached single-unit
dwellings, accessory dwelling units, duplexes and triplex and
fourplex units at a house scale. The General Urban and Suburban
transects both align with the R2 Zoning proposed.
Continued on the next page….
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The surrounding zones for this property are R1 on the south, west and east side, with county property to
the north. The housing types in this area are varied, including twin homes, smaller and typical lot size
single unit homes and larger estate residential. Townhomes and 4-plexes are also in the vicinity (within
500 feet of the property).
The R2 Zone has a maximum building height of 36 feet or three stories. If multi-units (4-plex) were
developed on the property an additional two feet of setback is required for each additional foot of height
above 24 feet or two stories. This provides an additional protection to existing single dwelling units to the
north and west of the property.
As part of development of this property the pedestrian connections will be completed along Pancheri
Drive. This connectivity will foster increased walkability in this area and bring connections to park
facilities to the north and east, two elementary schools and a junior high and high school. Pathway in this
area will allow residents to easily connect to the soccer complex to the north and riverwalk amenities to
the east.
Bellin Road is classified as a Major Collector roadway and Pancheri Drive as a Minor Arterial. Arterial
roads are intended to carry large amounts of traffic, provide good mobility and connect the overall street
network with regional facilities like state highways and freeways. Major collector roads are intended to
collect the traffic from local streets and convey them to higher ordered streets. They are intended to carry
more traffic than a typical local street. Bellin will be required to be widened, as has been done south of
Pancheri Drive, and is intended to connect with the arterials in the area including 17th South, Pancheri
Drive, Grandview and Old Butte as well as convey traffic to W Broadway, a strategic arterial. Pancheri
Drive will also be widened as has been completed to the east.
Because higher traffic is expected at the Pancheri Drive and Bellin Road intersection this property will
have restricted access and will need to meet the spacing requirements of the Access Management Plan.
Individual driveway access from each lot to the city street will not be allowed. This means that typical
subdivision development is impractical. Single access points and shared driveways will be required to
develop the property. The R2 Zone, which allows for smaller lot sizes and more housing types is more
suited for these development constraints, as demonstrated by the townhomes developed in Lindon Trails
to the west.
The Suburban and General Urban Transects support a mix of housing types in this area. The R2 Zone
allows for the development of those housing types whereas the R1 Zone is restricted to single dwelling
units or twin homes. The Comprehensive Plan supports decreasing the amount of land consumption,
reducing minimum lot sizes, and providing for a mix of housing types in areas of high walkability. The
R2 Zone is designed to meet these goals and will be more successful in locations such as this where
connectivity is already present and good transportation mobility can be achieved.
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.
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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.
Housing Pg. 85: Having affordable housing is a desire of residents in Idaho Falls and being able to
supply housing to our growing City is a critically important aspect to focus on.
Managing Change (p. 58-59):
Although the City needs to rethink how it grows and develops, it must also be cognizant of how change
can cause concerns in existing neighborhoods. That is not to say that neighborhoods should never expect
to experience changes. Strong Towns, a non-profit planning organization, describes the balance in these
terms:
1. No neighborhood can be exempt from change.
2. No neighborhood should experience sudden, radical change.
The policies and actions in this plan are intended to strike this balance. In each area and throughout the
city, residents also participated in the planning process they recognized the need for improvements and
saw the challenges the City is facing. Each neighborhood has its own challenges and opportunities to be
part of the solutions.
Degrees of change:
1. Maintain: Smaller, more incremental changes, mostly reinforcing the exiting scale of an area.
2. Evolve: Opportunities for small-to medium-sized public and private investments or projects. Minor
changes in scale. Opportunity sites should be targeted.
3. Transform: Opportunities for larger scale changes, such as a significant increase in scale and possible
mix of uses. The changes are more likely to be widespread and not on focused sites.
Each of these degrees of change can be found in the Imagine IF plan. Whether it is City-wide code
changes, identifying potential walkable centers and redevelopment sites, or thinking about adding benches
along pedestrian routes, change is recommended in a variety of ways. The changes are not radical, abrupt
changes to Idaho Falls’ character. Rather, most are small, incremental changes designed to bring about the
vision described by the community during the planning process.
Urban Transects (p.60-61):
Visualizing and Planning for Land Uses and Service Levels Idaho Falls provides a wide variety of
services and infrastructure for its residents, property owners and business community. Services such as
water, sewer, power, fiber optics, streets, pathways, parks and recreation centers, police, fire, trash
removal, library and transit are all examples of amenities provided and funded through the City
government. Because land uses, activity levels and service demands vary across the City, not every part
of the City has the same access to the same services. To be fiscally responsible, cities allocate such
infrastructure according to how fully it is needed and how likely to be used, based on present and
potential future land uses. By examining an area’s current or anticipated use, it is possible to classify the
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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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City-Wide Community Health (p.77-78):
As the City experiences growth, the health of a community becomes an ever increasing concern. Access
to affordable housing in safe neighborhoods, making sure transportation needs are met and daily services
such as healthy foods and employment are accessible to all populations play a role in community health.
Good planning can help shape the built environment to provide healthier living conditions, filling in gaps
that market conditions don’t solve on their own.
Many residents emphasized community health themes in our public outreach efforts, citing the need for
improved bike and pedestrian paths, more green spaces, neighborhood trees and better lighting, as well as
increasing connectivity within the City to address access to daily services as ways to increase physical
activity and better health. Residents also talked about the need to ensure neighborhoods are safe and
housing is livable. They expressed concern that the rapid rise of housing cost and the difficulty to secure
housing has become a barrier to achieving these goals due to high rates of cost burdened residents with
limited funds to maintain properties. Residents also worried that with rapid growth the City’s
infrastructure (i.e., roads, sidewalks, pathways) with demands would not keep up.
City Wide Housing pg. 86: Such urban sprawl inherently reduces the natural resources and amenities
surrounding the City; resources and amenities which are valued by our citizens and the reason many
people are drawn to move to our region. These growth patterns must shift inward to create housing
choices that interact with the established environment, creating nodes of development that harmonize
housing and the services that surround it.
Table 4.2 City Wide Housing pg. 89
Issue: Affordability and Availability
Objective: Focus on Infill
Action 3: For infill and redevelopment, require connection or appropriate integration with
existing development such as pathways or roads.
Issue: Neighborhood Character
Objective: Focus on Form
Action 2: Incentivize development patterns that encourage neighborhood connectivity
and interactions.
Table 5.8 Area 3 Housing pg. 159
Issue: Affordability and Availability
Objective: Diversity of Housing Stock
Action 1: Allow higher density housing on the perimeter of neighborhoods and near
major intersections.
Issue: Neighborhood Character
Objective: Build Community and Neighborhood Capacities
Action 2: Focus on infill development rather than sprawl to reduce the consumption of
agricultural land.
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Zoning Ordinance:
11-3-3: PURPOSES OF RESIDENTIAL ZONES
(D) R2 Mixed Residential Zone. This zone provides a residential zone characterized by smaller lots and
dwellings, more compact and denser residential development; and higher volumes of vehicular and
pedestrian traffic than are characteristic of the RE, RP and R1 Zones. The principal uses permitted in
the R2 Zone shall be one (1), two (2), three (3), and four (4) dwelling units. This zone is also generally
located near limited commercial services that provide daily household needs.
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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 = Planning Commission 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

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

P

P

P

P

P

P

P

P

Dwelling, Two Unit
Eating Establishment, Limited

P*

P

Financial Institutions

P*

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

C2

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*
C3

C3

C3

C3

Public Service Facility*

C2

C2

C2

C2

Public Service Facility, Limited

P

P

P

P

P
C3

C3

C3

C2

C2

C2

C2

P

P

P

Professional Service

P

Public Service Use

P
P
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Recreational Vehicle Park*

C2

Proposed Land Use Classification

RE

RP

R1

R2

TN

RMH

R3

R3A

Religious Institution*

C2

C2

C2

C2

C2

C2

C2

C2

P

P
C2

Residential Care Facility
Retail

P*

C2

School

C2

C2

C2

C2

C2

C2

C2

Short Term Rental*

P

P

P

P

P

P

P

Transite Station

P
P

(Ord. 3218, 9-13-18) (Ord. 3358, 12-10-20)
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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. Residential densities must be less than nine (9) units per acre for areas of parcels located within the sixty fi ve (65)
decibel limit on the IFRA Noise Contours Map (located in the City’s Planning Division)
b. Structures shall be shifted away from runway centerline when possible
c. A recorded avigation easement is required
d. A recorded avigation easement is required if within one thousand feet (1000’) of the runway.
e. Permitted uses will not create bodies of water, or generate smoke, steam, or other visual obstruction
f. An Airport Disclosure Note is required on plats recorded after the adoption of this Section.
Compatable Land Uses
No
Development

Limited
Development
Approach
Surface

Controlled
Development
Approach

Limited
Development

Accessory use

N

Cc,f

Y

Y

Adult Business

N

Cc,f

Y

Y

Agriculture

N

Y

Y

Y

Land Use

Agriculture Tourism

N

C

Y

Y

Airport

Y

Y

Y

Y

Amusement Center, Indoor

N

N

Y

Y

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

Cc,f

Y

Y

Artist Studio

N

C

C

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

Y

Y

Building Material, Garden and Farm Supplies

N

Cb,c,f

Y

Y

Cemetery

N

C

C

Y

Club

N

N

Y

Y

Communication Facility

N

Cb,c,e,f

Y

Y

Correctional Facility or Jail

N

Cb,c,e,f

Cb,e

Y

Day Care, all Types

N

b,c,f

C

Y

Y

Drinking Establishment

N

Cb,c,f

Y

Y

c,f

b,c,e,f

c,e,f
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e

e

Compatable Land Uses
No
Development

Limited
Development
Approach
Surface

Controlled
Development
Approach

Limited
Development

Drive-through Establishment

N

Cb,c,f

Y

Y

Dwelling, accessory unit

N

N

Dwelling, multi-unit

N

Dwelling, single unit attached

Land Use

C

a,b,f

Cd,f

N

C

a,b,f

Cd,f

N

N

Ca,b,f

Cd,f

Dwelling, single unit detached

N

N

Ca,b,f

Cd,f

Dwelling, two unit

N

N

C

Cd,f

Eating Establishment

N

Cb,c,f

Y

Y

Eating Establishment, limited

N

Cb,c,f

Y

Y

Equipment Assembly

N

C

Entertainment and Cultural Facilities

N

N

Y

Ce

Equipment Sales, Rental and Services

N

Cb,c,f

Y

Y

Financial Institutions N

N

Cb,c,f

Y

Y

Food Processing, small scale

N

C

Food Processing N Cb,c,e,f Cb,e Ce

N

Cb,c,e,f

Food Store N Cb,c,f Y Y

N

Fuel Station N Cb,c,f Y Y

b,c,e,f

a,b,f

C

b,e

Ce

b,e

C

Ce

Cb,e

Ce

C

Y

Y

N

C

Y

Y

Fuel Station, super N Cb,c,f Y Y

N

C

Y

Y

Health Care and Social Services N N Y Y

N

Y

Y

Y

Y

Y

Y

Y

Y

b,c,e,f

b,c,f
b,c,f
b,c,f

N

Higher Education Center N Cb,c,f Y Y

N

Home Occupation N N Y Y

N

C

Hospital N Cb,c,f Y Y

N

C

Industry, Craftsman N Cb,c,e,f Cb,e Ce

N

Industry, Heavy N Cb,c,e,f Cb,e Ce

b,c,f

N
b,c,f

C

b,e

C

Ce

N

Cb,c,e,f

Cb,e

Ce

Industry, Light N Cb,c,e,f Cb,e Ce

N

C

C

Ce

Information Technology N Cb,c,f Y Y

N

Cb,c,f

Y

Y

Laundry and Dry Cleaning N Cb,c,f Y Y

N

Cb,c,f

Y

Y

Live-Work

N

Lodging Facility

b,c,e,f

b,c,e,f

b,e

N

C

a,b,f

Cd,f

N

N

Ca,b,f

Cd,f

Manufactured Home

N

N

C

Cd,f

Medical Support Facility

N

Cb,c,f

Y

Y

Mobile Home Park

N

N

Ca,b

Cd,f

Mortuary

N

N

Y

Y

Park and Recreation Facility

a,b,f

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

Professional Service

N

Cb,c,f

Y

Y

Cb,c,e,f

Cb,c,e,f

Cb,e

Ce

Parking Facility

Public Service Facility

b,c,f
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Y

Y

Ca,d,f

Cd,f

Compatable Land Uses
No
Development

Limited
Development
Approach
Surface

Controlled
Development
Approach

Limited
Development

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

Land Use

b,c,e,f

b,c,f

C

Cd,f

Recreational Vehicle Park

N

N

Religious Institution

N

N

Research and Development

N

Residential Care Facility

N

Retail

N

C

School

N

C

Y

Y

Short Term Rental

N

N

Ca,b,f

Cd,f

Storage Facility, Indoor

N

Cb,c,f

Y

Y

Storage Facility, self serve

N

b,c,f

C

Y

Y

Storage Yard

N

Cb,c,f

Y

Y

a,b,f

Y

Y

b,c,e,f

C

Ce

N

Ca,b,f

Cd,f

Y

Y

C

b,c,f
b,c,f

b,e

Terminal Yard, trucking and bus

C

C

Y

Y

Transit Station

b,c,e,f

C

b,c,f

C

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

Y

Y

Warehouse, Wholesale with flammable materials

N

Cb

Y

b,c,e,f
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b,c,f

b,c,f
b,c,f

N

STAFF REPORT
ANNEXATION AND INITIAL ZONING
Annexation and Initial Zoning of R1
Portion of Gustafson Canal
April 5, 2022
Applicant: City of Idaho
Falls
Project Manager: Caitlin
Long
Location: Generally north of
W 81st S, east of S 15th W,
south of W 6th S, west of
Broyhill Ave
Size: 1.446 acres

Community
Development
Services

Requested Action: To recommend approval of annexation and
initial zoning of R1, Single Dwelling Residential, to the Mayor and
City Council.
Annexation: This is a category “A” Annexation as it is a canal right
of way. The property is within the Area of Impact and contiguous to
the city limit on the west, east, and north side. Annexation of the
property is consistent with the City’s Comprehensive Plan. This is
to annex a portion of the Gustafson Canal that separates the phases
of the Ivywood Subdivision. The canal right-of-way was not
included in the either the 2006 or 2015 annexations.

Proposed Zoning: R1

Initial Zoning: The proposed zoning is R1, Single Dwelling
Residential This zone is to be consistent with the R1 on either side
of the canal for most of the annexation. This annexation is in the
Suburban transect of the Comprehensive Plan.

Existing Land Uses:
Site: Canal
North: Residential
South: Agriculture
East: Residential
West: Vacant

Staff Comments: This property is the Gustafson Canal that is
being requested to be annexed by the City of Idaho Falls. The
requested zone of R1 will bridge the gap between the R1 on the
west and east side. This annexation is a clean up of the municipal
boundaries and is for the Gustafson Lateral Canal adjacent to the
Ivywood development. No change to the canal is anticipated.

Future Land Use Map:
Suburban

Staff Recommendation: Staff recommends approval of the
annexation and initial zoning of R1 as it is consistent with the
policies of the Comprehensive Plan.

Existing Zoning: County A-1

Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps and Aerial Photos
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Zoning Ordinance:
11-3-3: PURPOSES 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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IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Preliminary Plat for Wasatch Apple Subdivision
April 5, 2022

Applicant:
Horrocks Engineers
Project Manager:
Brian J. Stevens
Location: Between Home
Depot and Community Park
near the Apple
Size: Approx. 60 acres
Total Lots: 7
Buildable Lots: 7
Common Lots: 0
Existing Zoning: LC & R2
North: LC and R3A
South: P, R1, R2
East: R2
West: TN
Existing Land Uses:
Site: Vacant
North: Retail, Service
South: Park, Residential
East: Residential
West: Residential
Comprehensive Plan
Transect: Mixed Use Centers
and Corridors, General Urban
Attachments:
1. Subdivision and Zoning
Ordinance Requirements
2. Comprehensive Plan
3. Maps and aerial photos
4. Preliminary Plat
5. Reasoned Statement

Community
Development
Services

Requested Action: To approve the preliminary plat.
Staff Comments: This property was annexed in Feb. 2022.
This preliminary plat will infill one of the largest undeveloped areas
withing the city. This preliminary plat has access onto several
arterials, S Holmes Ave. and E 25th St. Access points have been
coordinated with public works and will comply with the access
management plan. E 25th St will be widened and completed on its
north side adjacent to this preliminary plat. E 25th St. will also
include center median islands where appropriate. Jennie Lee Drive
will also be completed removing through traffic from an existing
neighborhood to the east.
The preliminary plat has a variety of large lots that will allow for a
mix of development. It is likely that we see some a combination of
commercial development and residential development.
This preliminary plat falls in Area 2 of the 5 city areas considered in
ImagineIF. “When asked about growth, many residents in a Citywide survey stated that they had a positive outlook about growth
which could bring more diversity in a variety of aspects such as
commercial opportunities, jobs, and housing. With the diverse
opportunities of growth, residents brought up concerns of
increasing traffic congestion, lack of supporting infrastructure
and being able to continue to easily access services. Like many
others in different areas of the city, they shared the concern that
the price of housing would outpace what residents could afford.”
PG 132 of ImagineIF. This portion of area 2 is a tier 4 when
considering community health which is the most healthy tier.
The new ImagineIF comprehensive plan identifies this area for
mixed use. Daily services including entertainment and recreation
are within close proximity. Community Park a regional facility is
immediately south of the property. Multiple elementary schools and
Idaho Falls High school are within walking distance. The site will
also be well connected to the community’s trail system with
convenient access to the Sunnyside pathway system and the new
pathway along the Idaho canal connecting the site into a greater
service area north like WinCo and Compass Academy.
This area was also selected as a future walkable center by Opticos
our consultant for the missing middle study.
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Staff Recommendation: Staff has reviewed the preliminary plat and finds that it complies with the
subdivision ordinance and the development standards of the LC and R2 zones. Staff recommends
approval of the preliminary plat as presented.

Subdivision Ordinance:
10-1-8 PRELIMINARY PLAT APPROVAL PROCESS:

(A) Preliminary plat approval to subdivide land shall be required when a proposed subdivision includes
multiple phases of development, when the subdivision will be divided into several lots and blocks, when
the application involves adjustments or realignments to the layout of existing public streets, when the plat
proposes the dedication of new public rights-of-way or public facilities, and when directed by the
Director. Approval of a preliminary does not constitute approval of the final plat. Actual subdivision does
not occur until the final plat is approved and recorded with the Bonneville County Recorder.
(B) Submittal and City Staff Review Process:
(1) Pre-application Meeting. Prior to submitting an application for a Preliminary Plat, the
developer shall request a pre-application meeting with City staff. The Community Development Services
Department shall schedule and conduct a pre-application meeting within three (3) business days following
receipt of a request from a developer. The developer shall provide either a sketch plat or a copy of the
proposed preliminary plat prior to the pre-application meeting.
(2) Application and Contents of Preliminary Plats. The application and plat shall accurately and
fairly describe and depict all improvements, structures, boundary lines, lot configurations, area to be
developed, existing and proposed land use and zoning, grades, land contour, recreational and public
use area, utilities, water works, topography, streets, alleys, easements, and shall contain such other
information as may be necessary to determine if the proposed subdivision complies with the requirements
of this Chapter. Proof of compliance with the Neighborhood Meeting requirements of the Zoning Code
shall be submitted as part of a complete application. The plat shall be drawn in accordance with generally
accepted engineering standards and practices and shall be drawn in such a manner as will assure
legibility, clarity, reproducibility, accuracy, uniformity, and neatness of the plat.
(3) A complete application shall be submitted to the Community Development Services
Department on a form provided by the City and accompanied by a filing fee as set by Resolution of the
Council. The application shall be submitted at least five (5) weeks prior to the regularly scheduled
Planning and Zoning Commission meeting, or as otherwise approved by the Director.
(4) Following receipt of a complete application and all applicable fees, the Community
Development Services Department shall distribute copies of the Preliminary Plat and other application
materials to appropriate reviewing agencies for review and comment.
(5) The City will return redlined documents to the applicant or the applicant’s agent detailing any
changes requested by the reviewing agencies.
(6) Preliminary Plat Public Hearing.
a. After the review of City staff comments and recommendations have been addressed
and resubmitted to the Community Development Services Department, a public hearing at a
regularly scheduled meeting with the Planning and Zoning Commission shall be scheduled to
consider the preliminary plat. Notice of the preliminary plat hearing shall be pursuant to
requirements of the Idaho Local Land Use Planning Act. Within sixty (60) days following the
date of the Commission meeting at which the plat and application were first submitted, the
Commission shall complete its review and shall approve, conditionally approve, or disapprove of
the preliminary plat and application, unless an extension of time is agreed to by the Commission
and the developer.
(C) Planning and Zoning Commission Review.
(1) When acting on a preliminary plat application, the Planning and Zoning Commission shall
review the preliminary plat to determine that the preliminary plat is consistent with the principles
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contained within the Comprehensive Plan and is in compliance with this Chapter and all applicable
Federal, State, or local laws. In conducting such reviews, the Commission may recess such hearing for
good cause and may solicit information, data, studies, or comments necessary to determine such
compliance. In the event the Commission conditionally approves the preliminary plat, it shall advise the
developer in writing of the conditions under which the approval is granted, and upon developer’s
compliance with such conditions and the Director’s written certification thereof, the preliminary plat shall
be deemed approved. If approval of the plat is denied, the Commission shall advise the developer, in
writing, of the reasons for denial of the preliminary plat application.
(2) Model Homes. The Council shall allow no more than two (2) model homes to be built in a
subdivision after preliminary plat approval, but before final plat approval, provided the lots to be
developed have frontage upon an existing public street. (Ord. 3300, 2-13-20)
(D) Appeal of Preliminary Plat. Any person aggrieved by the Planning and Zoning Commission decision
on the preliminary plat may appeal the Planning and Zoning Commission’s decision to the Council. Such
appeal shall be submitted with the appeal fee to the Community Development Services Department within
fourteen (14) days from the Planning and Zoning Commission’s written decision and shall list the specific
Code provisions or other reasons that the appellant believes comprise error. The appeal is on the record
that was produced in the preliminary plat process. The appeal shall be scheduled for consideration at a
Council meeting and shall occur within sixty (60) days following receipt of the appeal. Upon considering
the preliminary plat appeal, the Council may uphold the appeal, deny the appeal, or remand the appeal to
the Planning and Zoning Commission for further action, including direction to reopen the public hearing
to receive further information. (Ord. 3300, 2-13-20)
(E) Preliminary Plat Expiration: The approval of a preliminary plat shall expire twenty-four (24) months
following the date of approval unless a final plat has been approved by the Commission. If the plat is
being phased, the preliminary plat shall expire twenty-four (24) months following the date of approval of
the final plat for the previous phase. The Planning and Zoning Commission may grant one (1) written
twenty-four (24) month extension upon finding good cause. (Ord. 3300, 2- 13-20)
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.

Staff Review
X
X
Division 1, Block 1, Lot 4
will need a cross access
agreement
X
Traffic is a concern for the
area and the traffic study has
been performed and is under
review.

X
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Sidelines of lots shall be at, or near, right angles or radial to the street lines. All corner
lots shall have a minimum radius of twenty feet on the property line.
All property within the subdivision shall be included within a lot or area dedicated for
public use.
All corner lots zoned RP through R-3, inclusive, shall be a minimum of ten percent
larger in area than the average area of all similarly zoned lots in the plat or
subdivision under consideration.
All major streets in subdivision must conform to the major street plan of the City, as
set forth in Comprehensive Plan.
The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.
Residential lots adjoining arterial streets shall comply with: 1) Such lots shall have
reverse frontage on the arterial streets, 2) such lots shall be buffered from the arterial
street by any effective combination of the following: lot depth, earth berms,
vegetation, walls or fences, and structural soundproofing, 3) Minimum lot depth shall
be 150 ft except where the use of berms, vegetation, and structures can be
demonstrated to constitute an effective buffer, 4) Whenever practical, existing
roadside trees shall be saved and used in the arterial buffer, 5) Parking areas shall be
used as part of the arterial buffer for high density residential uses, 6) Annexation and
development agreement shall include provisions for installation and continued
maintenance of arterial buffers.
Planning Director to classify street on basis of zoning, traffic volume, function,
growth, vehicular & pedestrian safety, and population density.

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

Jennie Lee Drive
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Comprehensive Plan:
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Imagine IF Housing

“Residents in Area 2 expressed the need for more multi-unit type housing. When asked about where certain types of
housing would make sense, residents were supportive of seeing them throughout the area. Although residents
encouraged diversity in housing, they also noted the importance of well-maintained infrastructure, and parks and
recreation as important elements of successful neighborhoods. Standards for new development should include
requirements for critical infrastructure.” Pg. 138
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Imagine IF Transportation and Connectivity
“Participants in the neighborhood meeting identified the need for safer streets to allow for better and more frequent
use of alternative modes of transportation like walking and biking. Safer streets for both bikes and pedestrians will
be instrumental in reducing vehicle trips and congestion issues. Connecting Our Community, a plan for connecting
the Idaho Falls area through walking and biking, provides recommendations for shared use paths, bike lanes and
signed bike routes within the area. Another common transportation recommendation from Area 2 is to provide a
public transportation option.” PG 143
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Zoning Ordinance:

11-3-3: PURPOSES OF RESIDENTIAL ZONES.
(D) R2 Mixed Residential Zone. This zone provides a residential zone characterized by smaller lots and
dwellings, more compact and denser residential development; and higher volumes of vehicular and pedestrian
traffic than are characteristic of the RE, RP and R1 Zones. The principal uses permitted in the R2 Zone shall be
one (1), two (2), three (3), and four (4) dwelling units. This zone is also generally located near limited
commercial services that provide daily household needs

11-3-5: PURPOSE OF COMMERCIAL ZONES
(C) LC Limited Commercial Zone. This zone provides a commercial zone for retail and service uses which
supply the daily household needs of the City’s residents. This Zone is usually located on major streets
contiguous to residential uses. This zone is characterized by smaller scale commercial uses which are easily
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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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From:
To:
Subject:
Date:

Jason Lebel
Brian Stevens
Feedback on preliminary flat or Wasatch Apple subdivision
Tuesday, March 22, 2022 11:55:27 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Dear Mr Stevens, I appreciate your time and consideration. I have looked at this preliminary
layout, and I have several concerns.
The first is bringing Jennie Lee Dr straight through, without any curves. That would have the
street end on 25th, basically in the middle of somebody's driveway. I would like to suggest
that the traffic in and out of there is going to be much greater than currently seen on 25th or
Jennie Lee Dr, making it extremely difficult for getting in and out of one's driveway. This
could even create safety concerns when motorist drive straight through the intersection,
opposed to turning, due to ice, intoxication, excessive speed, etc).
Secondly, I am concerned about lights or signage at the 25th and Jennie Lee Dr intersection.
Given the expected large increase in traffic, I don't think you can get by without putting some
sort of light in, or at least a three-way stop, but this will create a host of other problems.
I believe that anything which would slow the flow of traffic at the 25th and Jenny Lee
intersection, would lead to motorist using minor streets, such as Bengal to Mojave St, or
Bengal Ave to Craig Ave as shortcuts. Since I live on Craig Ave, and deal with relatively
heavy traffic for a minor, residential, street, I am extremely skeptical that simply carrying
Jenny Lee through is going to decrease my traffic, unless that intersection is engineered to do
so (e.g. the main road will have to be faster/easier, than going down my street)
I would like to suggest that moving that intersection further west (by curving Jenny Lee) and
making it a roundabout, would address homeowner safety concerns, encourage free flow of
traffic (discourage minor street shortcutting), and even help regulate the speed. Those are just
my thoughts. Thanks for hearing me out.
Jason Lebel
2324 Craig Ave.
208.220.1537

From:
To:
Subject:
Date:

Robert Denkins Jr.
Brian Stevens
Preliminary Plat for Wasatch Apple Subdivision
Saturday, March 26, 2022 12:11:22 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

I was wondering if there is enough room at the intersection of Jennie Lee Drive and East 25th
Street to put in a roundabout .If not are you going to put in a traffic light and if you do put in a
traffic light won't that send traffic back around to Craig Avenue ?

REASONED STATEMENT OF RELEVANT CRITERIA AND STANDARDS
APPROVAL OF THE PRELIMINARY PLAT OF WASATCH APPLE SUBDIVISION
LOCATED GENERALLY NORTH OF E 25TH ST., EAST OF S HOLMES AVE., SOUTH OF E
17TH STREET, WEST OF S 15TH E.
WHEREAS, the applicant filed an application for a preliminary plat on December 29, 2021; and
WHEREAS, this matter came before the Idaho Falls Planning and Zoning Commission during a duly
noticed public hearing on April 5, 2022; and
WHEREAS, having reviewed the application, including all exhibits entered and having considered the
issues presented:
I.

RELEVANT CRITERIA AND STANDARDS

1. The Planning and Zoning Commission considered the request pursuant to the City of Idaho Falls
ImagineIF 2022 Comprehensive Plan, the City of Idaho Falls Zoning Ordinance, the City of Idaho Falls
Subdivision Ordinance, the Local Land Use Planning Act, and other applicable development
regulations.
2. The property is an approximate 60 acre parcel located generally north of E 25th St., east of S Holmes
Ave., south of E 17th Street, west of S 15th E.
3. The property is zoned LC (limited commercial) and R2 (mixed residential).
4. The preliminary plat includes 7 buildable lots.
5. Access to the subdivision will come from E 25th St., S Holmes Ave., and Jennie Lee Drive.
6. The plat complies with all requirements of the Subdivision Ordinance and Zoning Ordinance.
7. The proposed development is consistent with the principles of the City’s Comprehensive Plan.
II.

DECISION

Based on the above Reasoned Statement of Relevant Criteria, the Planning and Zoning Commission of the
City of Idaho Falls approved the Preliminary Plat.

PASSED BY THE PLANNING AND ZONING COMMISSION OF THE CITY OF IDAHO FALLS
THIS _______ DAY OF ______________________, 2022
_____________________________________
Joanne Denney, Chair

STAFF REPORT

Planned Unit Development
Cassiopeia Town Homes
April 5, 2022
Applicant: Connect

Engineering

Project Manager:
Caitlin Long
Location: Generally
located north of Lola
St, east of Grace Ave,
south of Cassiopeia St,
west of N Saturn Ave
Size: 3.01 acres
Units: 48
Existing Zoning:
Site: TN
North: R1
South: R1
East: RP
West: R1
Existing Land Uses:
Site: Commercial/
Vacant
North: Residential
South: Residential
East: Residential
West: Residential
Future Land Use
Map:
General Urban
Attachments:
1. Maps
2. Aerial photos
3. PUD Site Plan
4. Elevations
5. PUD Standards

Community
Development
Services

Requested Action: To recommend to the Mayor and City Council
approval of the Planned Unit Development of Cassiopeia Town
Homes.
Staff Recommendation: Staff recommends approval of the PUD
with the condition that the playground equipment within the storm
pond be identified.
History: This property was annexed in in 1954. There was a variance
in 1966 that stated the property was zoned R-1 and a commercial use
has been on the property as a non-conforming use since, though
currently the commercial buildings are not in use. The property was
rezoned to TN, Traditional Neighborhood, in November 2020 after a
previous rezone for R2, Mixed Residential, was denied by the
Planning Commission in 2019.
Staff Comments: The proposed PUD consists of 48 total units for a
total of 9 buildings. Each building is 24ft in height. The TN Zone,
would permit the 24ft buildings due to other surrounding 2 story
dwellings in the vicinity. The PUD is proposing two amenities,
though only one is required, a playground area and pathways
connecting to public sidewalks on Cassiopeia and Lola St. The
proposed PUD meets the 25% landscape requirement. Per section 112-6 (W)(8), the storm retention pond is included in the 25.09%
common space calculations because it will include the playground.
The playground equipment will need to identified on the PUD prior
to approval of the PUD. The landscape strip contiguous to the public
streets will be 20 ft. and will include trees every 30 ft. on center and
grass or other ground cover as required by the Zoning Ordinance.
The developer is planning to construct the PUD in one phase.
The allowed density in the TN zone for residential is 17 units per
gross acre when utilizing a PUD. The developer is proposing 16 units
per gross acre. The townhomes will have two car garages facing the
rear of the townhomes providing a total of 96 garage spaces. Twelve
of the townhomes will face Lola St. This design eliminates the need
for driveways on both Cassiopeia and Lola Streets. This will be
better for pedestrian and vehicular traffic on these streets as well as
provide additional on street parking for both residents and guests.
Continued on next page
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The PUD requires a 20ft landscape buffer to public streets. The setbacks on Lola St for those
townhomes are 25 ft. TN has a max setback of 20ft, but the 25ft of these townhomes match
more closely to the setbacks of the surrounding single family homes and is a variance supported
by staff. The other townhomes do not face a street but do face common area as permitted in the
TN zone. This design is consistent with a Bungalow Court called out in the Missing Middle
Report done for the city. This approach is consistent with the policies and goals of the
Comprehensive Plan.
The north side of the buildings along Cassiopeia, due to the offset of the buildings, have a
various landscape buffer distances from the street and a variance is being requested for those
differences in the 20ft landscape buffer. Staff is supportive of this variance as it will create a
more interesting and unique street scape.
Comprehensive Plan Policies
Urban Transects (p.60-61):
.

Table 5.8 Area 3 Housing pg. 159
Issue: Affordability and Availability
Objective: Diversity of Housing Stock
Action 1: Allow higher density housing on the perimeter of neighborhoods and near
major intersections.
Issue: Neighborhood Character
Objective: Build Community and Neighborhood Capacities
Action 2: Focus on infill development rather than sprawl to reduce the consumption of
agricultural land.
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PUD Standards

Siting Requirements:
Minimum site size shall be two (2) acres.
Regulations and Uses:
Function as an overlay zone, all regulations and uses
shall be the same as the underlying zoning district
unless modified as part of the PUD.
Unified Control:
Density:
The residential density in the TN with a PUD is 17
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:

Staff Comments

The PUD consists of 3.01 acres. The minimum site size for
a PUD shall be 2 acres. Section 11-2-6(W).
The underlying district is TN. The TN use and standards
shall govern the project.
The PUD will include a Home Owners Association.
The allowed density would be 17 units. The developer is
proposing 16 units per gross acre.
Building height for the TN zone is based on not exceeding
the tallest height of other residences on both sides of the
street within the same block. Within the same block there
are other two story residences and the proposed heigh of
two story’s fits within the block.
The arrangement of the townhomes will provide some
private space in the front as well as balconies per the
elevations, but also be open to the common areas.
All non-hard surfaced areas are proposed to be covered by
landscaping.
The proposed PUD meets the twenty five percent
requirement. The proposed landscape area is 25.09%.

This development would be required to have one amenity.
The developer is proposing 2; a playground and
connectivity of sidewalks within the PUD to the Public
walk path along Lola and Cassiopeia.
The PUD will provide sidewalks within the development.

Construction is proposed to be completed in one phase.

Zoning:
11-6-3: APPLICATION PROCEDURES.
(1) Application Procedures for a Planned Unit Development (PUD).

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

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

PUD CONCEPT FOR:

1. The address shall be posted and maintained on every job site prior to and during
construction. NO ADDRESS = NO INSPECTION.
2. A Site Plan including a completed City review block shall be on the job site at all
times during construction.

EXISTING WATER
SERVICE TO BE
CONNECTED TO NEW
LINE

CONNECT TO
EXISTING SEWER

COMMERCIAL
APPROACH

27.00'
PROPOSED PUE AND
CROSS ACCESS EASEMENT

4.00' WALK

4.00' WALK

4.00' WALK

21.00'

26.00'

4.00'

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

CASSIOPEIA ST.

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).
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).

CONNECT TO EXISTING
6'' WATER MAIN

13.00'

13.00'

PROPOSED PUE AND
CROSS ACCESS EASEMENT
(FROM LOT LINE TO WESTERN BOUNDRY)

N89° 51' 30"W

13.00'

SITTING AREAS

21.00'

7.00'

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.

FIRE LANE SIGN
"NO PARKING
THIS SIDE OF
STREET"

524.71'
21.00'

FIRE LANE SIGN
"NO PARKING
THIS SIDE OF
STREET"

12.00'
PROPOSED PUE AND
CROSS ACCESS EASEMENT

COMMERCIAL
APPROACH

27.00'
PROPOSED PUE AND
CROSS ACCESS EASEMENT

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.

N SATURN AVE.

5.00' WALK

CASSIOPEIA TOWN HOMES

LEGEND

6.00' TALL VINYLE FENCE

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.
10. Replace all broken or poor quality curb, gutter, and sidewalk.

4.00' WALK
4.00' WALK

4.00' WALK

PROPOSED FIRE HYDRANT

48.00'

EXISTING FIRE HYDRANT
7.00'

EXIST. POWER POLE
EXIST. POWER POLE
PROPOSED WATER VALVE
EXISTING WATER VALVE

125.00'

N0° 20' 14"E

20.00'
5.00' WALK

5.00' WALK

26.00'

PROPOSED STORM DRAIN MANHOLE
EXIST. SANITARY SEWER MANHOLE

PROPOSED SANITARY SEWER MANHOLE
FIRE LANE SIGN
"NO PARKING
THIS SIDE OF
STREET"

48.00'

20.00'

PLAYGROUND AREA

30.00'

2.5" DEPTH ASPHALT PLANT MIX

5.00' WALK

EXIST. CURB & GUTTER

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

PROPOSED CURB & GUTTER
PROPERTY LINE
GRADE BREAK
EASEMENT LINE
SECTION LINE

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

EXISTING OVERHEAD POWER
SUBGRADE EARTH COMPACTED
TO 95% ASTM D698

STORM POND LOT TO BE
DESIGNATED WITH A BLANKET
PUBLIC STORM WATER
RETENTION EASEMENT

PROPOSED UNDERGROUND POWER

EXISTING TELEPHONE
PROPOSED UNDERGROUND TELEPHONE
EXIST. SANITARY SEWER LINE

S89° 51' 30"E

PROPOSED SANITARY SEWER LINE
PROPOSED WATER LINE
EXIST. WATERLINE
PROPOSED STORM DRAINLINE

20.00'

12.00'
PROPOSED PUE AND
CROSS ACCESS EASEMENT

STORM WATER RETENTION AREA

48.00'
HOA/PROPERTY OWNER TO
MAINTAIN LANDSCAPE IN
STORM POND, COMMON LOTS,
AND IN THE RIGHT OF WAY.

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

EXIST. FENCE LINE
PROPOSED FENCE

269.91'

LOLA ST.

DIRECTION OF PROPOSED SLOPE

12.00'
PROPOSED PUE AND
CROSS ACCESS EASEMENT
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PROPOSED PUE AND
CROSS ACCESS EASEMENT
(FROM LOT LINE TO EASTERN BOUNDRY)

COMMON LOT

26.00'
COMMON LOT
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48.00'

S0° 21' 13"W

250.00'

26.00'

6.00' TALL
VINYLE FENCE

5.00' WALK

26.00'

5.00'

4.00' WALK

PROPOSED SANITARY SEWER SERVICE
PROPOSED WATER SERVICE

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).
18. All single-family attached dwellings shall have separate electrical, water, and
sewer service lines without any common facilities.
19. Appropriate erosion and sediment control requirements associated with
construction shall be shown on the Site Plan or a separate attached plan.
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.

EXISTING WATER LINE

VICINITY MAP

EXISTING GAS SERVICE
EXISTING MAJOR CONTOUR

SINGLE BUILDING FOOTPRINT

PROPOSED MAJOR CONTOUR
PROPOSED CONCRETE

TREES AND SHRUBS

PROJECT LOCATION

EXISTING CONCRETE
PROPOSED BUILDINGS

EVERGREEN
PROPOSED LANDSCAPING
EXISTING LANDSCAPING
PROPOSED ASPHALT
EXISTING ASPHALT TO BE PROTECTED
ASPEN

ELECTRICAL NOTES:

PARCEL ZONING = TN
BUILDINGS = 9
SINGLE FAMILY ATTACHED BUILDINGS = 48 ATTACHED HOMES
BUILDING TYPE: VB
MAX BUILDING HEIGHT: 24 FT.
TOTAL AREA OF PROPERTY = 131,187 SQ. FT. (3.01 acres)
ALLOWED DENSITY = 17 UNITS PER ACRE
DESIGN DENSITY= 16.00 UNITS PER ACRE

BASIS OF BEARING

3.

2.
3.

4.

STORM WATER REQUIREMENTS
TOTAL AREA FROM SITE: 131,187 SQ FT
TOTAL AREA FROM CASSEOPEIA: 27,382 SQ FT
STORM WATER TO BE RETAINED ON SITE:
FROM CASSEOPEIA: 27,382 SQ FT x 1.33 / 12 = 3034.83 CU FT
FROM SITE: 131,187 SQ FT x 1.33 / 12 = 14,539.89 CU FT

5.

CITY OF IDAHO FALLS 2004 CONTROL

BENCHMARK NAVD 88
B.M. 46.THE E BOLT ON A FIRE HYDRANT BETWEEN 1513 &1517
BEVERLY Rd., 2.0ft ABOVE GROUND.

TOTAL STORAGE REQUIRED = 17,574.72 CU FT
TOTAL STORAGE AVAILABLE = 18,131.31 CU FT

UTILITIES NOTE
1.
2.

VARIANCES

3.

REDUCED LANDSCAPE BUFFER ON NORTH SIDE OF BUILDINGS ALONG
CASSIOPEIA.

4.
5.

PARKING REQUIREMENTS
PARKING SPACES REQUIRED = 2 SPACES PER DWELLING UNIT
= 96 SPACES
PARKING SPACES PROVIDED:
GARAGE PARKING SPACES 2 PER = 96
*ON STREET PARKING AVAILABLE ON CASSEOPEIA AND LOLA

1.

2.

3.
4.

PROPOSED PROJECT AMMENITIES
1.
2.

4' WIDE SIDEWALKS CONNECTING TO PUBLIC PATHWAYS.
PLAYGROUND AREA

SEE SITE PLAN FOR FULL UTILITY DETAILS.
18" VERTICAL SEPARATION TO BE MAINTAINED BETWEEN POTABLE
AND NON-POTABLE WATER LINES AT MAIN LINE CROSSING
10' HORIZONTAL SEPARATION TO BE MAINTAINED BETWEEN
POTABLE AND NON-POTABLE WATER LINES AT ALL LOCATIONS.
6' HORIZONTAL SEPARATION TO BE MAINTAINED BETWEEN
POTABLE AND NON-POTABLE SERVICE LINES
ALL WATER SERVICE LINES TO BE SLEEVED WHEN PLACED UNDER
CONCRETE.

GENERAL NOTE:

COMMON SPACE REQUIREMENTS
TOTAL REQUIRED(25%) = 32,796.75 SQ. FT.(0.75 ACRES)
TOTAL PROVIDED
= 32,919.64 SQ. FT.(0.75 ACRES)
PROVIDED PERCENT
= 25.09%

6.

ALL PUBLIC IMPROVEMENTS SHALL BE CONSTRUCTED
IN ACCORDANCE WITH THE CURRENT CITY OF IDAHO
FALLS ENGINEERING STANDARD DRAWINGS AND
SPECIFICATIONS.
ALL ON-SITE IMPROVEMENTS SHALL BE CONSTRUCTED
IN ACCORDANCE WITH THE CURRENT CITY OF IDAHO
FALLS ENGINEERING STANDARD DRAWINGS AND
SPECIFICATIONS OR ISPWC 2020 EDITION.
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.

SANITATION NOTE:
1.

EACH OWNER WILL HAVE AN INDIVIDUAL CANISTER TO BE
PUSHED TO THE CURB ON SERVICE DAYS BY OWNERS.

7.

8.
9.
10.
11.

12.
13.

SHRUB

COMMON SPACE PROVIDED
20.00'

2.

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 30' AND 45' WIDE P.U.E FOR CITY
MAINTENANCE.

20.00'

1.

CITY OF IDAHO FALLS SITE PLAN APPROVAL
REVISION 10/2018

Approved

Date
City of Idaho Falls

PROPERTY LEGAL DESCRIPTION
CASSEOPEIA TOWNHOMES
AN ADDITION TO THE CITY OF IDAHO FALLS
Beginning at a point which is North 0°11' East, 871.23 feet and West 250.0 feet from the Southeast Corner of
the Southwest Quarter of the Southwest Quarter of Section 13, Township 2 North, Range 37 East, Boise
Meridian, Bonneville County, Idaho and running thence West 525.5 feet; thence N0°11' East 250.0 feet;
thence East 525.5 feet; thence South 0°11' West, 250.0 feet to the point of beginning.
LOTS 1-49

20.00'

SITE INFORMATION

PLANNED UNIT DEVELOPMENT NOTES

20.00'

SURVEY NOTE:
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.

ALL NEW ELECTRICAL FACILITIES SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE CURRENT IDAHO FALLS
POWER SERVICE POLICY. COORDINATE ALL ELECTRICAL CONSTRUCTION WITH IDAHO FALLS POWER.
PRIMARY SECTIONALIZING CABINETS, TRANSFORMER GROUND SLEEVES, SECONDARY PEDESTALS, FIBER BOXES,
AND GROUND RODS SHALL BE PROVIDED BY IFP, BUT SHALL BE PICKED UP AT THE IFP WAREHOUSE AND/OR WEST
SIDE YARD AND INSTALLED BY THE CONTRACTOR.
ALL PVC ELECTRIC CONDUITS SHALL BE PVC SCHEDULE 40 (SEE NOTE 5 AND 6 FOR EXCEPTIONS). ALL ELBOWS
SHALL BE PVC SCHEDULE 40 LARGE RADIUS SWEEP (36”) OR AS OTHERWISE SPECIFIED BY IFP (SEE NOTE 5 AND 6
FOR EXCEPTIONS). RGS CONDUIT MUST BE USED AT RISER POLES. CONDUITS MUST BE CAPPED AND LABELED TO
IDENTIFY ROUTING.
THE MINIMUM POWER TRENCH SHALL HAVE A MINIMUM DEPTH OF FIFTY-FOUR INCHES (54”) AND MAXIMUM
DEPTH OF SIXTY INCHES (60”) BELOW FINISH GRADE (CONDUIT TO BE INSTALLED 48” BELOW FINISH GRADE).
INCLUDING 6” OF SAND BEDDING BELOW AND ABOVE TOP OF CONDUITS. MINIMUM TRENCH WIDTH SHALL BE
TWENTY-FOUR INCHES (24"), UNLESS OTHERWISE NOTED. ALL PRIMARY CONDUIT MUST HAVE A MINIMUM OF
ONE (1) FOOT SEPARATION BETWEEN OTHER CONDUITS IN TRENCH. BOTTOM OF TRENCHES MUST BE LEVEL FOR
CONDUIT INSTALLATION. ALL TRENCHES AND CONDUITS (INCLUDING ROAD CROSSINGS) MUST BE INSPECTED BY
IDAHO FALLS POWER PRIOR TO BACK-FILLING. BACKFILL AND COMPACT ALL TRENCHES TO A MINIMUM OF 95% OF
MAX DENSITY. (SECONDARY CONDUITS CAN BE REDUCED TO 30” OF COVER)
MINIMUM CONDUIT DEPTH CAN BE REDUCED TO EIGHTEEN INCHES (18") OF COVER BELOW FINAL GRADE
THROUGH BASALT OR OTHER ROCK UPON PRIOR APPROVAL OF IFP. RIGID GALVANIZED STEEL (RGS) CONDUIT
SHALL BE PROVIDED AND INSTALLED BY THE CONTRACTOR. IFP WILL SPECIFY THE CONDUIT SIZE.
2” HDPE SDR 13.5 CONTINUOUS DUCT WITH PRE-LUBRICATED RIBBED INTERIOR WALL CAN BE UTILIZED BY THE
CONTRACTOR INSTEAD OF 2 ½” PVC SCHEDULE 40 AS SPECIFIED ON THE CONTRACTOR MAP FOR PROPOSED 1/0
SINGLE PHASE PRIMARY CONDUCTOR. CONDUIT TO BE RED IN COLOR OR BLACK WITH RED STRIPES (RED CONDUIT
PREFERRED). IF POSSIBLE HDPE TO BE ORDERED WITH “IFP” STAMPED ON CONDUIT. THE HDPE CAN BE TURNED UP
INSIDE OF GROUND SLEEVES OR CONTRACTOR MAY TRANSITION TO 2” PVC SCHEDULE 40 LARGE RADIUS SWEEP
(36”) WITH PERMA-GUARD/UL FITTINGS BY ARNCO SHUR-LOCK II OR APPROVED EQUAL BY IFP.
CONTRACTOR / DEVELOPER TO INSTALL A 2500 LB MULE TAPE STRING THROUGH EACH PRIMARY POWER CONDUIT
RUN MORE THAN 75 LF, ALL SERVICES FROM THE METER BASE TO THE TRANSFORMER / SECONDARY PEDESTAL,
AND INSTALL PULL STRING FOR FIBER OPTIC CONDUIT RUNS.
THE DEVELOPER/CONTRACTOR SHALL PROVIDE ALL STAKING AND LAYOUT OF NEW ELECTRICAL AND FIBER
FACILITIES INCLUDING POWER POLES. ALL LOT CORNERS ADJACENT TO ALL POWER TRENCHES MUST BE CLEARLY
MARKED FOR INSTALLATION OF ELECTRICAL FACILITIES.
THE CONTRACTOR SHALL RETAIN AND PROTECT ALL EXISTING CITY POWER POLES AND ELECTRICAL AND FIBER
FACILITIES DURING CONSTRUCTION. ALSO, REPAIR / REPLACE ALL CONCRETE, ASPHALT, AND LANDSCAPING THAT
IS DISTURBED DURING CONSTRUCTION.
IT SHALL BE THE CUSTOMER OR CONTRACTOR'S RESPONSIBILITY TO PROVIDE ILLUMINATION (STREET LIGHTS)
ALONG OR WITHIN THE PUBLIC RIGHTS-OF-WAY CONTAINED WITHIN A NEW DEVELOPMENT.
ALL NEW LIGHT POLE FOUNDATIONS AND LIGHTING CONDUITS SHALL BE CONSTRUCTED BY THE CONTRACTOR IN
ACCORDANCE WITH CURRENT CITY OF IDAHO FALLS STANDARD DRAWINGS AND SPECIFICATIONS. IFP WILL
FURNISH TO THE CONTRACTOR A BOLT HOLE TEMPLATE (PENDING AVAILABILITY), ANCHOR BOLTS, NUTS,
WASHERS, GROUNDING BUTT PLATE, AND GROUND WIRE NEEDED FOR THE INSTALLATION OF THE LIGHT POLES.
IFP WILL INSTALL POLES AND LUMINAIRES WITH THE COST OF MATERIALS PAID BY THE CONTRACTOR PRIOR TO
INSTALLATION.
ON ALL SUBDIVISIONS THE PADMOUNTED EQUIPMENT (INCLUDING GROUND SLEEVES / PEDESTALS, ETC.) WILL
NOT BE PROVIDED OR SET UNTIL CURB AND GUTTER HAS BEEN INSTALLED. IDAHO FALLS POWER WILL PROVIDE
GROUND RODS AND CONTRACTOR WILL INSTALL GROUND RODS PRIOR TO INSTALLATION OF CONDUIT.

20.00'
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Casseopeia Townhomes

IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
FINAL PLAT
Fairway Estates Div 26
April 5, 2022
Applicant: HLE, Inc.
Project Manager:
Brian J. Stevens
Location: north of Saddle Rock
Ln, east of Cypress Crk, south of
W 65th N, west of N 5th E
Size: Approx. 13.5 acres
Lots:
Buildable: 30
Common: 1
Average Buildable Lot Size:
11,813 SF
Density: Approx. 2 units per
gross acre
Existing Zoning:
Site: R1
North: R2, R3A
South: R1
East: County A-1
West: R1
Existing Land Uses:
Site: Undeveloped
North: Undeveloped
South: Residential
East: County Agriculture
West: Residential

Community
Development
Services

Requested Action: To recommend approval of the final plat
to the Mayor and City Council.
History: This property was annexed in 2019 and received the
R1, R2, and R3A zones. After looking at the City’s aerial
records this property has been agricultural land from 1954
until today.
Staff Comments: The plat incudes 31 lots. 30 lots will be
used for residences. The lots meet the requirements for the R1
zone. The common lot along Pevero Drive is a landscape lot.
As part of the preliminary plat a restriction was
placed that 120 lots could be developed before the connection
to the Lewisville Highway would be required. This bridge is
being built and is proposed to be completed with this Division.
The property will have frontage on Sage Lakes Drive, Pevero
Drive, Grassy Hill, Lake Ridge, and Rockland Drive. Both
Sage Lakes Drive and Pevero Drive are residential collectors.
Rockland Drive, Grassy Hill, and Lake Ridge are local streets.
The plat complies with the minimum standards of the
subdivision ordinance and is consistent with the development
in this area.
Staff Recommendation: Staff has reviewed the final plat
and recommends approval of the plat.

Comprehensive Plan Transect:
Suburban, General Urban
Attachments:
1. Maps
2. Aerials
3. Exhibit
4. Photos
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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.
The alignment and width of previously platted streets shall be preserved unless
topographical conditions or existing buildings or structures required otherwise.
Residential lots adjoining arterial streets shall comply with: 1) Such lots shall have
reverse frontage on the arterial streets, 2) such lots shall be buffered from the arterial
street by any effective combination of the following: lot depth, earth berms, vegetation,
walls or fences, and structural soundproofing, 3) Minimum lot depth shall be 150 ft
except where the use of berms, vegetation, and structures can be demonstrated to
constitute an effective buffer, 4) Whenever practical, existing roadside trees shall be
saved and used in the arterial buffer, 5) Parking areas shall be used as part of the arterial
buffer for high density residential uses, 6) Annexation and development agreement shall
include provisions for installation and continued maintenance of arterial buffers.
Planning Director to classify street on basis of zoning, traffic volume, function, growth,
vehicular & pedestrian safety, and population density.

Staff Review
X
X
X
X
N/A

X
X
X
X
X
X
X

Collectors: Sage
Lakes Drive and
Pevero Drive
Local: Rockland
Drive, Grassy Hill,
and Lake Ridge
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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:

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

ImagineIF Comprehensive Plan:
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