IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Annexation and Initial Zoning of RMH, R1, P and HC
M&B: Approximately 89.5 Acres, Sections 9 & 16, T 2N, R 38E
June 19, 2018
Applicant: City of Idaho
Falls
Location: Generally south
of N Yellowstone Hwy.,
west of N 25th E, North of
Kearney St., and east of N
Woodruff Ave.
Size: Approx. 89.5 acres
Existing Zoning:
Site: County C-2, M-H,
R-1
North: County RA-1, C-2
South: County RA-1,
City LC
East: County C-2
West: County R-1, RA-1
Proposed Zoning:
HC, RMH, R1, P
Existing Land Uses:
Site:
Commercial,
Residential, Park
North: Agricultural
South: Agricultural
East:
Commercial
West: Agricultural
Future Land Use Map:
Low-Density Residential (a
change is under
consideration to
Commercial, Higher
Density, Industrial)
Attachments:
1. Maps
2. Aerial photos
3. Annexation Plan
4. Subdivision Plats in
the area

Community Development
Services

Requested Action: To recommend to the Mayor and City Council annexation and
initial zoning of RMH, R1, P and HC for M&B: Approximately 89.5 Acres, Sections 9
& 16, T 2N, R 38E.
Staff Recommendation: Staff recommends approval of the annexation and
recommends an initial zoning of RMH, R1, P and HC as identified because the parcels
are associated with outside user agreements, receive services, are within the area of
impact and will allow the orderly development and efficient, equitable and economical
delivery of municipal services within the urbanizing area.
History: In early 2014 staff was directed to study the effects of the city’s past policy to
extend utilities outside city limits. Staff found that approximately 300 properties
receive city services outside city limits. Some of these properties have agreements to
annex once contiguous, but annexation has not occurred as those properties became
eligible. In consultation with staff, the City Council adopted a policy to annex eligible
properties receiving services and to begin with Category “A” annexations. The city has
since been systematically processing annexations for these parcels. With exception of
Lincoln Park, a city owned parcel the other properties are associated with an agreement
for city services.
Annexation: This area is being considered for annexation because it is part of the 300
properties that were initially identified as having city services or agreements for
services. This area became contiguous and eligible for annexation in May of this year
as the result of an annexation that took place to the south and west.
Additionally, property owners to the northeast of this area have approached the city and
requested annexation in order to take advantage of city utilities existing within Lincoln
Road. These properties would otherwise not be contiguous to city limits and would not
be eligible for annexation. State Statute 50-222 declares and determines that it is the
policy of the State of Idaho that cities should be able to annex lands which are
reasonably necessary to assure the orderly development of cities to allow efficient and
economically viable provision of tax-supported services, to enable the orderly
development of private lands which benefit from the cost-effective availability of
municipal services in urbanizing areas and to equitably allocate the cost of services in
management of development on the urban fringe.
The city’s comprehensive plan also encourages development in areas served by public
utilities or where extensions of facilities are least costly. Water and sewer mains are
already present in Lincoln Road and have provided service in this area since the early
80’s. Since the city modified its policy regarding extending services outside city limits
this area has seen slow growth because of the difficulty for properties to become
contiguous and be eligible for annexation.
(Continued Next Page)
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Previously the city has been initiating, as part of its annexation policy, the annexation of parcels which
are enclaved or surrounded by the city. This area is not yet enclaved and has only just become contiguous
recently. Staff is recommending being proactive in pursuing annexation because the parcels are
associated with outside user agreements, receive services, are within the area of impact and will allow the
orderly development and efficient, equitable and economical delivery of municipal services within the
urbanizing area. Part of the city’s reasoning in implementing a policy which does not allow for the
extension of services outside city limits is because it discourages orderly growth and allows for leapfrog
development and the creation of urban islands within undeveloped areas of the county. This development
is created at great expense to both the property owner and the city for long term maintenance. It creates
inequities and inefficiencies in the delivery of services. If the city were to delay in seeking annexation
until this area was enclaved it would result in the expansion of the urban island in the county, while
delaying and preventing development within the city. Property owners and the city would be exposed to
additional costs in seeking annexation at a later date.
Annexation will also allow Lincoln Park, a city owned and maintained park into the city limits. This also
adds to the efficient delivery of municipal services.
This is a Category “B” annexation. A Category “B” annexation requires the preparation and publication
of an annexation plan (attached) as well as a public hearing. Properties can be classified as a Category
“B” annexation when the area is contiguous or adjacent to the city and is within the city’s area of impact.
The properties are contiguous at the southwest corner. State statute does not allow the city to annex land
only by a shoestring or strip of land which comprises a railroad or highway right-of-way. It’s not
uncommon for properties to only be contiguous at a single point and there are multiple examples of this in
the city. The properties are within the city’s area of impact, refer to the attached zoning map.
Properties are also eligible for a Category “B” annexation when the properties have been subdivided into
lots or parcels of five acres or less or the owner has sold or begun to sell land in parcels of five acres or
less. This is evident by the several subdivisions created in the area which have included division of
properties into tracts of less than five acres. The first subdivision in the area was Applewood Place, see
attached, which was platted in 1980 and included 101 lots on approximately 39 acres. Only one division
of Applewood Place was completed and includes the area along Duchess Drive and Jonathon Avenue.
There have been two amendments to the Applewood Pace plat that have included the residential lots
along Lincoln Road, east of Jonathan Avenue. Additional phases of this development were outlined in a
preliminary plat for Parkside Addition in 2001, but none of the division of Parkside Additions were
constructed. Subsequently the remaining divisions of Applewood Place were vacated by the county in
2004 and there have been additional plats of the property along Applewood Way with two plats identified
as Liberty Park Divisions 1 and 2, attached. Some existing parcel configurations in this area are larger
than five acres, but it is clear that the original parcel which included 39 acres has been sold or begun to be
sold in parcels of five acres or less. The remaining parcels include residential parcels along Lincoln
Road, Lincoln Park and the four parcels that make up Pinewood Estates. Staff, along with the City
Attorney’s Office have reviewed the parcel divisions and have determined that they qualify and are
eligible for annexation.
Zoning:
The area is proposed to have an initial zoning of RMH, R1, P and HC.
RMH, Residential Mobile and Manufactured Home Zone: It’s proposed that the Pinewood Estates
Manufactured Housing Community on the north side of Lincoln Road be zoned RMH. This property
includes four parcels and has been developed as a housing community with private management, roads
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and amenities. The RMH Zone is consistent with the development and the zoning of similar
developments within the city.
R1, Single Dwelling Residential Zone: This includes individual parcels along Lincoln Road that are
currently being used for single dwelling residential units. This also includes the Applewood Place
subdivision. It was commented in the neighborhood meeting that an RMH Zoning might be more
appropriate. The properties are currently zoned MH Manufactured Home within Bonneville County and
the subdivision was developed as a manufactured home development. The RMH Zone has a larger side
yard setback (10-feet) than the R1 Zone which is 6-feet. Applying the RMH Zone would make several of
the structures nonconforming whereas the properties can meet the side setback of the R1 Zone without
being nonconforming. The MH Zone in the county does have a reduced rear setback of 8-feet. Both the
R1 and RMH Zone have a rear setback of 25-feet so both would cause nonconforming issues. Any
nonconforming structures that have been permitted by the county would be allowed to remain at their
current location. Staff continues to recommend that this area be zoned R1 because it will create less
nonconformities. Lot sizes and frontage onto platted streets also match up with an R1 designation.
P, Parks and Open Space Zone: Lincoln Park is an existing developed park that includes tennis courts,
playground, open space, shelters and restrooms. This designation is consistent with other city owned and
maintained park facilities.
HC, Highway Commercial Zone: This area includes the properties off of Applewood Way, east and
south of Applewood Place. One of the parcels has been developed within the county as storage units with
outside storage. HC is the first zoned that allows for the outside storage and is necessary so the property
is not made nonconforming. Additionally the county has currently zoned this area as C-2. The HC
zoning is consistent with the C-2 and is consistent with proposed changes to the comprehensive plan to
identify this area as commercial.
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Comprehensive Plan Policies:
Residential development should reflect the economic and social diversity of Idaho Falls.
New and existing developments should foster inclusiveness and connectivity through mixed housing
types and sizes and neighborhood connections through paths, parks, open spaces, and streets. Page 40.
Residential lots adjacent to arterial streets shall have reverse frontage and deeper lots than typical
lots within the subdivision. Such lots shall have larger rear yard, or side yard setbacks, if
applicable.
The zoning ordinance should be modified to require greater setbacks from arterial streets on residential
properties. The subdivision ordinance should be modified to require a landscape buffer and uniform
fencing along arterial streets. This buffer should be maintained by a homeowners’ association. Page 41
Limited neighborhood services shall be provided at the intersection of arterial streets and collector
streets. Access to such services shall only be from collectors.
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Convenience stores, dry cleaners, and other small retail stores designed to serve the immediate
neighborhood should be located at an entrance of the neighborhood to be served by such development.
Page 41
Arterial corners shall support higher density housing, quasi-public services, or
community/neighborhood commercial services.
Lots at the corners shall be of sufficient size to assure any access to the arterial, if permitted, shall be in
accordance with the guidelines of 2012 Updated Access Management Plan prepared by the Bonneville
Metropolitan Planning Organization. Page 41
Higher density housing should be located closer to service areas and those streets designed to move
traffic, such as arterial streets and collectors, with access only to the collector street.
Apartments and townhouses are located adjacent to arterial and collector streets for two reasons. Larger
lots necessary for higher density housing offer opportunities for building layout, setbacks, and buffering
with berms and fences to minimize the impact of street noise. If apartments and townhouses are located
close to arterial streets, traffic from apartments will not move through neighborhoods. However, higher
density housing should still be clustered: it should not be used to line arterial streets. Page 42
Require perimeter landscaping for new commercial development.
Perimeter landscaping is not required for heavier commercial and industrial zones. Perimeter landscaping
in all zones along our major highways will reduce the visual impact of parking areas and create more
attractive entrance ways. To be effective, perimeter landscaping twenty to thirty feet in width is needed.
The Urban Land Institute notes landscaping at least ten percent of the total site and twenty percent of the
parking area is reasonable for commercial development. Page 47
To reduce land use conflicts, existing land uses are recognized as starting points for future land use
patterns. Page 59
Encourage development in areas served by public utilities or where extensions of facilities are least
costly.
Not only is a compact city convenient but the provision of public facilities is less expensive. Growth does
not always occur at the fringe of a community. Vacant lands or underutilized parcels may redevelop to
more intensive uses which use existing utilities. In the Broadway-Utah Avenue area between I-15 and
Snake River Parkway, 42 properties redeveloped in the period from 1989 to 2013, over 1,800 jobs were
created, and assessed valuations increased by $141 million. The City should continue programs which use
private/public partnerships to redevelop the land inside the City’s boundaries. Page 67
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Annexation Plan

Lincoln Road Area

I.

The Manner of Providing Tax-Supported Municipal Services to the Lands Proposed to be
Annexed
a. Fire Protection Services: Fire protection and emergency medical services for the City of
Idaho Falls and parts of Bonneville County, including this area, are provided by the Idaho
Falls Fire Department. The ratio of firefighters to 1,000-population is above average for
communities with similar populations. Within the area proposed for annexation there are
six fire hydrants connected to the city’s water system. See the attached Fire Stations and
Service Boundaries Map.
b. Parks and Recreation Services: The Idaho Falls Parks and Recreation Division maintains
the city’s parks, properties, golf courses, zoo, cemeteries and other recreation facilities as
well as the city’s landscaped medians, rights-of-way, grounds for public buildings, and
storm water retention ponds. They also plant and maintain all trees, plants, and flowers
on city property and take care of playground equipment and monuments. Lincoln Park, a
city owned and operated park facility is within the proposed annexation. The properties
in this annexation also are within close proximity of other Idaho Falls park facilities. See
the attached Park and Recreation Map.
c. Street Services: The 2013 Background Study of the Comprehensive Plan identifies that
the Public Works Department also maintains over 300 miles of city roadways. As part of
this maintenance the Streets Division also provides snow removal. Applewood Way,
when constructed, Duchess Drive and Court, and Jonathon Avenue will become the
responsibility of the city to maintain and provide snow removal. Lincoln Road, for the
time being, will continue to be maintained by Bonneville County as only segments of the
right-of-way are within the annexation boundaries. Lincoln Road, between Woodruff
Avenue and E 25th Street is within the city’s area of impact and could become city rightof-way once the surrounding properties annexed.
d. Library Services: Public libraries began in Idaho Falls in 1884 when a public reading
room containing three to four hundred volumes was opened by the Baptist Church. In
1908, this library was turned over to the City of Idaho Falls. The City created a library
board and set a property tax levy exclusively earmarked for library purposes. In 1980, the
Bonneville County Commissioners formed a Bonneville County Library District. One
year after formation, the Board contracted with the Idaho Falls Public Library to provide
free services in Bonneville County outside the City of Idaho Falls. Small library branches
supported by the library district are located at the Iona City Hall and the Swan Valley
Elementary School. As part of the annexation the properties will no longer be assessed
the Bonneville County Library District tax levy.
a. Police Protection Services: The City of Idaho Falls Police Department provides police
services within the corporate limits of Idaho Falls. The police department operates out of
a central facility located at 605 North Capital Avenue, which also houses the Bonneville
County Sheriff’s operations. The department also operates an animal control center which
was built in 1999-2000 as well as the dispatch center that serves all public safety agencies
in the City of Idaho Falls, and Bonneville County.

II.

The Changes in Taxation and Other Costs Which Would Result if the Subject Lands Were to be
Annexed (See attached Cost Differential Comparison sheet)

III.

The Means of Providing Fee-Supported Municipal Services, if any, to the Lands Proposed to be
Annexed
a. Water Services: The Idaho Falls Water Division provides water service within the
corporate limits of the City of Idaho Falls. This service consists of water supply, storage,
and distribution. There are city maintained waterlines located in Lincoln Road, Jonathon
Avenue, Duchess Court and Duchess Drive. Many of properties included in this
annexation already use the city’s water system and the ones that do not will have the
ability to connect to the city’s water system if the owners decide to. Those who currently
have the city’s water service will see a rate reduction as they are annexed.
b. Sanitary Sewer Services: The Idaho Falls Sewer Division provides wastewater service
within the corporate limits of the City of Idaho Falls. This service consists of collection,
conveyance, treatment, and disposal. Wastewater management also includes storm water
collection. There are city maintained sewer lines located in Lincoln Road, Jonathon
Avenue, Duchess Court and Duchess Drive. Many of properties included in this
annexation already use the city’s wastewater system and the ones that do not will have
the ability to connect to the city’s wastewater system if the owners decide to. Those who
currently have the city’s wastewater service will see a rate reduction as they are annexed.
c. Garbage Collection Services: The proposed properties currently contract their own
sanitation service. Following annexation they will be served by the city’s Sanitation
Division at the standard rates.
d. Recreation Services: The Parks and Recreation Department is responsible for the
development and implementation of leisure activities for participants of all ages and
interests. These program activities take place throughout the city. They manage the Idaho
Falls Zoo, three golf courses, the Aquatic Center, the Wayne Lehto Ice Arena, the
Activity Center, and the Recreation Center. City rate discounts where applicable will be
available to the annexed properties for the recreation programs offered by the department.
e. Electric Power Services: The City of Idaho Falls has provided electrical energy services
to the residents and businesses of the City since 1900. Currently, the electric utility
service area is approximately 20 square miles and provides services to approximately
22,500 residential customers and 3,700 commercial and industrial customers. The city
owns and operates four hydroelectric generating facilities located on the Snake River.
The annexed properties that are not currently on Idaho Falls Power service will have the
option to request to switch providers. Such requests must be coordinated through Idaho
Fall Power

IV.

The Proposed Future Land Use Plan and Zoning Designation, Subject to a Public Hearing
a. Comprehensive Plan: The properties located within this annexation area are currently
designated as Low Density residential in the Comprehensive Plan. The city and county
Planning and Zoning Commission have just recently completed area of impact discussion
regarding comprehensive plan designations in this area. The joint Planning and Zoning
Commissions have recommended that the city amend its comprehensive plan in this area
to show commercial uses as is shown in the county’s comprehensive plan. The city is
processing a comprehensive plan amendment in this area that is proposed to change the
designation from predominately low density residential to a mix of low and high density

residential, commercial and highway related industrial. These designations better reflect
current land uses and county zoning in the area.
b. Zoning: The proposed zoning for each parcel is identified in the attached Zoning Map.
These zones include:
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.
RMH Residential Mobile and Manufactured Home Zone. This zone provides a
residential zone which is characterized by a medium density residential environment. A
manufactured or mobile home subdivision, mobile home park, or travel trailer park are
special facilities specifically designed to accommodate mobile or recreational vehicles
which may not conform to the requirements for permanent location within other
residential Zones within the City are allowed within this zone.

HC Highway and General Commercial Zone. This zone provides a commercial
zone for retail and service uses serving the traveling public. Characteristics of the
Zone are buildings set back from the right-of-way line to promote safety on the
highway and maintain maximum use of highway right-of-way for travel purposes,
and a wide variety of architectural forms and shapes. This Zone should be located
at specific locations along highways leading into the City.
P Parks and Open Space Zone. This zone provides a park zone and protects open space
within the City for preservation and recreational use. Another purpose of this zone is to
identify the appropriate location and efficient layout of public parks and playgrounds.
This zone will harmonize the various features and facilities of parks and playgrounds
with the surrounding area. This zone also interconnects park and open space systems
linked by trails, greenways, or other public corridors.

Map 23: Fire Stations & Service
Boundaries

61

Map 25: Neighborhood Park
Service Boundaries
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Cost Differential Comparisons for City Services1
When a property is annexed, there is no requirement to connect to City water, sewer, or power. The
rates below are for information purposes only. Please contact a staff member if you would like to
discuss specific rates and fees for your property.
Tax Levy Rates2
Bonneville County:
Idaho Falls:

.004093435
.009513186

Water Rates
1” Initial Hookup Fee (If a property doesn’t already have the service):
Monthly Rate in City:
$30.10
Monthly Rate in County:
$60.20

$1,575.00

Sewer Rates
Initial Hookup Fee (If a property doesn’t already have the service):
Monthly Rate in City:
$22.80
Monthly Rate in County:
$25.80

$1,074.15

Power Rates
Monthly cost for power varies by usage. Idaho Falls Power’s residential base rate is roughly 1/3 the cost
of Rocky Mountain Power. If you would like a comparison of what your monthly bill would be if you
were an Idaho Falls Power customer, please contact Richard Malloy at 208-612-8428.
Sanitation Rates
Monthly Rate for Residential:

1

$9.45

Rates and fees are for residential use. Rates and fees may vary for commercial uses.
This is just a comparison of the City and County levy rates. When annexed, some of the levies, such as Fire
District levies, will no longer be assessed. For a full comparison of what your tax bill would be if annexed into the
City please contact the County Assessor’s office.
2

From: Naysha Foster
Sent: Thursday, June 14, 2018 2:03 PM
To: Kerry Beutler
Subject:
FW: Lincoln Rd Annexation

From: Jeremiah Bigelow [mailto:jeremiahbigelow@msn.com]
Sent: Thursday, June 14, 2018 2:01 PM
To: Naysha Foster <nfoster@idahofallsidaho.gov>
Subject: Lincoln Rd Annexation
Planning and Zoning Board,
I received notice that the manufactured home subdivision north of Lincoln Rd, West of the Hitt
Rd Roundabout, is applying for annexation into the City of Idaho Falls. I am extremely
supportive of this annexation. I own the 20 acres directly west of the manufactured home
subdivision and have been wanting to annex and develop my parcel and have been unable to
do so as we were not contiguous to city limits. Ten years ago or so, when Lincoln Rd was
widened, City of Idaho Falls water and sewer were run on the front of our property but we
were not able to connect until we were annexed. With that being said, i fully support the
annexation and excited to see the city grow in this direction.
thanks
Jeremiah Bigelow
Legacy Preservation LLC
(208)589-9955
jeremiahbigelow@msn.com
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