IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT
Annexation and Initial Zoning of HC, LC, R2
Block 2 Poitevin Addition & Yellowstone Addition Divisions 2-5
Less Lot 7 Block 4 Division 3 ~ September 11, 2018
Applicant: City of Idaho

Falls

Community
Development
Services

Requested Action: To recommend to the Mayor and City Council
approval of the annexation and initial zoning of HC, LC and R2.

Location: Generally south of Staff Recommendation: Staff recommends approval of the
W Broadway, west of I-15,
annexation and initial zoning of HC, LC and R2.
north of Pancheri Dr., and east
of S Saturn Ave.
History: In 1980, Bonneville County and the City of Idaho Falls
entered into an agreement regarding the construction of both water
Size: Approx. 28.51 acres
and sewage lines to the unincorporated community, known then as
“Happyville,” now known as the Yellowstone Addition. The
Existing Zoning:
County secured a federal grant for the total cost of the project, and
Site: County C-2, R-1,
the City agreed to operate and maintain the water and sewage lines
M-H
upon completion. In early 2014 staff was directed to study the
North: HC
effects of the city’s past policy to extend utilities outside city
South: LM
limits. Staff found that approximately 300 properties receive city
East: HC
services outside city limits. The City Council adopted a policy and
West: P, RMH, R2, R3,
directed staff to begin annexation proceeding for eligible properties
R3A, HC
receiving services. The city has since been systematically
processing annexations for these parcels.
Proposed Zoning:
Highway Commercial, HC
Limited Commercial, LC
Mixed Residential, R2
Existing Land Uses:
Site: Commercial,
Residential, Vacant
North: Commercial
South: Commercial
East: Commercial
West: Open Space, High
Density Residential,
Commercial
Future Land Use Map:
Commercial, Higher and
Lower Density Residential
Attachments:
1. Maps
2. Aerial photos
3. Annexation Plan
4. 1980 Service Agreement

Staff Comments: This area is being considered for annexation
because it is part of the approximate 300 properties that were
initially identified as contiguous and eligible for annexation while
having city services or agreements for services. This application
includes 79 parcels with a total of 28.51 acres. Of the 79 parcels
14 are currently vacant and undeveloped. This area is part of
county enclave, where the city boundaries completely surround the
area.
Annexation: This is a Category “B” annexation as it includes
some nonresidential parcels. 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. As mentioned this area is a
county enclave. Additionally, the area contains less than 100
separate private ownerships and platted lots of record where the
landowners have not consented to annexation. Annexation of the
property is consistent with the city’s comprehensive plan.
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Initial Zoning: The Comprehensive Plan identifies this area largely as Low Density Residential with
Commercial and Higher Density Residential designations on the fringes. The proposed initial zoning
is a mix of HC, LC and R2. The existing storgage yard on the on the north end of the area is
proposed to be zoned HC. This designation is consistant with zoning in the area as well as the
existing use. The HC Zone is the first zone within the city that allows for outside storage yards.
Initially staff had recommended a low density residential zone designation for the remainder of the
area because a majority of the existing uses are single dwelling units. During the first neighborhood
meeting residents showed interest in seeing some the the existing vacant ground be considered for a
commercial zoning designation. Commercial uses and zoning are present to the north and south of
this area and there is visibility of the area from the freeway. Commercial zoning could also allow for
redevelopment to take place, bringing improved streets with sidewalk and curb and gutter to address
exisiting storm drainage problems. Medium density residential was also discussed during the
meeting, as there are some existing duplexes in the neighborhood.
Staff reviewed the request to look at commercial zoning and brought three proposals back to the
second neighborhood meeting for consideration. Attendance at the two meetings were different, but
both groups confirmed that they would like to see a mix of zoning between medium density and
commercial zoning. Residents at the meeting prefered the initial zoning of R2 for the majority of the
existing residential. The R2 designation continues to allow for the single dwelling units and
duplexes as well as allows for multi-unit residential up to four units. The additional density would
also allow for potential redevelopment of properties and improvements to existing infrastructure. R2
and other medium and high density zones are also present in the surrounding neighborhoods.
Neighborhood Meeting:
Staff held two neighborhood meetings as well as a neighborhood outreach event. Neighborhood
meetings were held at the library on July 31, 2018 and August 21, 2018 to inform residents about the
annexation process and answer questions. Staff also held an outreach event on August 14th. Staff
were located in the neighborhood to answer questions as well as conduct a land use survey to
determine current land uses to assist with determination of the appropriate initial zoning.
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
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
Plan for different commercial functions within the City of Idaho Falls. Private developers
recognize there are different types of commercial development serving different customers. In our
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planning, we need to understand these different functions and require different site standards. Page
46
Regional commercial centers, as other major traffic generators, should be located
approximately at or within one-half mile from major state thoroughfares and be served by
existing arterial streets. Convenient access and visual exposure are important to the success of
regional commercial centers. Utilizing existing state highways and arterial streets with excess
capacity will reduce future public costs. Page 47
Assure there are sufficiently large vacant areas within and adjacent to the City to
accommodate new industry. Page 53
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
Zoning:
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.
LC Limited Commercial Zone. This zone provides a commercial zone for retail and service uses
which supply the daily household needs of the City’s residents. This Zone is usually located on major
streets contiguous to residential uses. This zone is characterized by smaller scale commercial uses
which are easily accessible by pedestrians and non-motorized vehicles from the surrounding
residential neighborhoods, although larger scale developments such as big-box stores may still serve
as anchors. Connectivity is provided with walkways that provide access to and through the
development site. Parking for vehicles is understated by the use of landscaping, location, and
provision of pedestrian walkways to the businesses.
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-ofway for travel purposes, and a wide variety of architectural forms and shapes. This Zone should be
located at specific locations along highways leading into the City.
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Annexation Plan

Yellowstone Addition 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. Yellowstone
Area, 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. Albany Street, Atlanta
Street, Carson Street, Colorado Avenue and Houston Street will become the
responsibility of the city to maintain and provide snow removal. South Colorado Avenue
is within the city’s area of impact.
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 Albany Street, Atlanta
Street, Carson Street, Colorado Avenue and Houston Street. 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 Colorado Avenue, Atlanta
Street, Houston Street, Albany Street. and Carson Street. 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
Falls 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 and Higher Density residential in the
Comprehensive Plan. Low Density residential is classified as single family homes on
individual lots at a density of 7 units or less per net acre. This area may include detached
homes or homes which share a common wall, open space, or other common facilities.
Higher Density residential includes homes, apartments, and condominiums developed at
densities of 8 to 35 units per acre.
b. Zoning: The proposed zoning for each parcel is identified in the attached Zoning Map.
These zones include:

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.
LC Limited Commercial Zone. This zone provides a commercial zone for retail and
service uses which supply the daily household needs of the City’s residents. This Zone is
usually located on major streets contiguous to residential uses. This zone is characterized
by smaller scale commercial uses which are easily accessible by pedestrians and nonmotorized 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.
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.

Map 23: Fire Stations & Service
Boundaries
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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
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AGREEMENT
Re:
THIS AGREEMENT made
this

3-d

day of

Happyville Water and Sewer
Systems

and~red

>71~-/-cL

,

into in duplicate

1980, by and between

the CITY OF IDAHO FALLS, an Idaho City, hereinafter referred
to as "City", and the COUNTY OF BONNEVILLE, a political
subdivision of the State of Idaho, hereinafter referred to as
"County",

W I T N E S S E T H:
WHEREAS:

It is deemed to be in the best interests

of both parties that the unincorporated community of "Happyville"
be furnished with adequate water and sewer systems to be
constructed under the auspices of the County, but to be owned
and pe rpetually maintained by the City, said community lying
and bein g in Bonneville County, Idaho, and being bounded generally
by Broadway Avenue, U. S. Highway I-15, Saturn Avenue and th e
south s ide of ,Carson Street, all as depicted on Exhibit "A"
at~ ached

hereto and made a part hereof; and
WHEREAS:

The above-described community is only partially

developed and has totally

inadequat~

water and sewer facilities;

and
WHEREAS:

Cambridge Terrace No. 3, a subdivision

developed south of "Happyville" will require a lift· station
in its sewer system, which station can be utilized by b6th
developments and thereby eli minate duplication in facilities
and attendant higher maintenance costs; and
WHEREAS:

A Federal Grant has be en secured by the

County to defray the costs of construction of said systems;
and

WHEREAS:

The City owns and operates facilities for

the collection and treatment of sewage and has capabilit y of
handling the sewage from the proposed "Happyville" project;
NOW, THEREFORE, in consideration of the covenants herein
contained, and subject to the conditions herein set forth, the
parties mutually agree as follows :
1.

The City and the County agree to install, or cause

to be installed, in "Happyville" a sewer system and a domestic
water system at a cost of approx i mately $765,000.00, and to
operate and main tain the same with a division of duties as hereafter set forth.
2.

The County agrees to cause plans and specifications

for the project to be formulated, to advertise for bids, award all
contracts and supervise and inspect the work to see that compliance
with the plans and specifications is accomplished.

The City and

the County shall each approve the plans and specificactions before the contract is le t .

The entire cost of the construction

shall be borne by the County from monies obtained through a
Federal G.rant.
~

The COUNTY agrees to reimburse the DEVELOPER thru the

CITY for twenty nine percent (29%) of the completed construction
~.

cvsts of the lift station which shall include the installed wet
well chamber and cover, duplex sewage pumps, valves and hardware
located within the wet well or pumping chamber, pressure discharge
line and the electrical controls for the station .
share of this station is $7220 . 00.
estimated quantities as follows:

The COUNTY'S

Based on unit prices and
Lift Station 29% x $16,500

$4785.00, Pressure Line 29% x $2880

=

=

$835.00, Rock Excavation

$1600.00, the final amount being based on actual as construction
cost.

The final amount will be paid by the COUNTY to the City of

Idaho Falls who will reimburse the DEVELOPER upon completion and
acceptance of the pumping station.
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The COUNTY also agrees to
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~
'·

reimburse the DEVELOPER an engineering fee of eight percent (8%)
of the COUNTY'S share of the final lift station contruction cost.
This fee for the above construction cost being $580.00.

The total

COUNTY share of the lift station being $7220.00 Construction plus

$580.00 Engineering or $7800.00 Total, which shall be paid to the
City and by the City paid over to the Developer of Cambridge
Terrace Subdivision when the lift station is completed.
4.

The COUNTY agrees to pay for the following extra

depth items of work as defined and measured by the standard drawings
and specifications of the City of Idaho Falls;

trench excavation

$7375.00, rock excavation - $29,775.00, extra manhole depth $2100.00, and select backfill only through areas of rock that are
not encountered at the invert of the DEVELOPER'S sewer design
depth.

The cost to the COUNTY is estimated to be $39,250.00, the

actual final amount being based on as constructed quantiti es required to install the pipe at the extra depth.

Payment for actual

quantities will be based on unit prices attached hereto.

The

final amo'unt will be paid by the COUNTY to the City of Idaho Falls
who will reimburse the DEVELOPER upon completion and acceptance of
th: sewer pipe installation.
The COUNTY also agrees to pay for the additional design
and construction inspection costs associated with designing the
system and profiling and calculating rock quantities that result
'

from the extra depth pipe installation.

This amount is estimated

to be $3,140.00 based on 8% of the actual as constructed costs,
which shall be paid to the City and by the City paid over to the
Developer of Cambridge Terrace Subdivi s ion.
5.

The County further agrees (as part of the project)

to install, or cause to be installed, and to pay in full the cost
o~

the connecting line required to connect the "Happyville" sewer

system to Manhole No. 6 on the cambridge Terrace sewer system.
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6.

It is agreed that upon completion and acceptance

of the project by both the City and the County, the sewer lines
and the water lines shall become the property of the City, and
that the City shall thereafter operate and maintain the systems
applying the same standards as are applied to operation and
maintenance of sewer and water facilities within the City limits.
,

Provided, however, the City shall maintain public sewer lines
only, and shall maintain all public water lines up to and
including the curb stop .
7.

The operation and maintenance of the systems shall

be financed by the exaction by the City of monthly service charges
from the users in accordance with established rates duly fixed
from time to time by the City for use of such facilities.

At

the time of the execution of this Agreement, the monthly charge
for water furnished outside the City limits is 200% of that
charged within the City, or $12.00 per month for a residence.
At the time of execution of this Agreement, the monthly charge
for sewer services outside the City limits is 110% of that charged
for services within the City limits, or $5.50 per month for a
residence.
8.

All water hook-on charges for existing buildings

shall be waived, but a water hook-on charge shall be exacted
for all buildings completed after the water-sewer project is
completed.

The water hook-on charge at the time of the execution

of this Agreement is $200.00.
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9.
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.

All buildings, whether now existing or hereafter

constructed, shall be subject to a sewer hook- on charge as
established by City Ordinance at the time of application for
sewer services.

At the time of execution of this Agreement,

the sewer hook-on charge is $300.00 for a residence.
10.

The parties further agree that the City shall

require that a separate "outside the City contract" be executed
for each individual premises situated outside the City limits
for which water and sewer services are requested.

Such contract,

among other things, sha ll specify the rates and charges referred
to in this Agreement.
IN WITNESS WHEREOF, the . City has caused its official
seal to be hereunto aff ixed and these presents to be executed
by its Mayor and City Clerk thereunto by resolution of its City
Council duly authorized, and the County has caused it s official
seal to:.:·se'. l1·ereunto .. affixed · and these presents to be executed ·
.

:

I::

..

j'

~·

by ~he . thairman of its Board and its Clerk thereunto by resolution
of its Board of County Commissioners duly author i zed the day
and year first above written.
CITY OF IDAHO FALLS

ATTEST:

c~ J

)0

~~

1

Od~~.a-="-:e:&~ /
City Clerk
. (SEA~)

I

;o .

APPROVED

City
COUNTY OF BONNEVILLE

ATTES1':.~

Byc~~
~£~~

Commissioners

Board of Commissioners

(SEAL )
AS TO FORM:
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