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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