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Rowe Station Project
Annexation/Rezone & Development Agreement                                                                         

The project parcel is located at 24625 Middleton Road, just 
south of Purple Sage Road. (Tax Parcel No. R3756400) 

The parcel is approximately six acres and contains an existing homesite.  Applicant is requesting that the property be annexed into the City of 
Middleton and rezoned to R-3 (single family residential). An application for Development Agreement has also been submitted. An application for 
preliminary plat has NOT been submitted. 

If the application is approved, Applicant may pursue an administrative lot line adjustment to split the parcel into two parcels. The homesite parcel 
will be approximately .75 acres.  The remaining five acres will be positioned for a future subdivision that can accommodate up to 15 single family 
home sites.

A future preliminary plat would probably look something like the depiction on the right. Whatever design is ultimately submitted will 
simply need to comply with the dimension standards of the R-3 Zone, e.g., lots must be a minimum of 8000 s.f. with 75’ wide street 
frontage. 

Zoning: The project parcel is currently 
zoned County Agricultural.  The parcel is 
entirely surrounded on the north, west, 
east, and south side with City property 
zoned R-3 (single family); however, 
sandwiched in the enclaved area are small 
parcels zoned County Agricultural.

Zoning

City Services:  Water and sewer are 
immediately adjacent to the project site. 
Developer can connect to sewer and 
water either to the north, west, or south.  
Developer will work with City Engineer on 
the best path for connection at the time a 
subdivision plat application is submitted.    

City Services

Traffic & Access:  Access to the project parcel will be via 
Middleton Road when the parcel is subdivided. Until that time, 
access is through a shared access easement located on a 
separate parcel to the south. (yellow highlight)

When a subdivision is eventually developed on the larger 
parcel, the Development Agreement requires that access for 
the existing homesite shall be through the subdivision interior 
streets and the shared access easement to the south must be 
abandoned. 

A traffic study is not required for this project due to its small 
size.  However, the application and concept preliminary plat 
were forwarded to ITD for review and comment.  ITD stated in 
two separate comments that it has no concerns regarding the 
project, and the subdivision will have no “direct impacts” on 
Hwy 44.

Traffic & Access

Schools:  When the Rowe Station project is platted in the future, the children from the Subdivision will attend Heights Elementary 
School. Superintendent Marc Gee reported recently that Heights Elementary is at 134% capacity. However, he also noted that the 
school district is working on some solutions, including year-round school, revisions of elementary school boundaries, use of 
portables, and requests for new bonds. 

Middleton Fire & Police:  The project parcel will be served by the Middleton Rural Fire Department and the Middleton City Police 
Department. 

Schools & Emergency Services

Annexation and Rezone:  Applicant is requesting that the six acre project parcel be annexed into the City of Middleton with a 
zone change from County “Agricultural” to City R-3 (Single Family Residential).There are two findings that must be made before 
Annexation can be approved: 

(1) The property must be contiguous to City limits and 
(2) The annexation is deemed to be an “orderly development” of the City allowing an “efficient and economical extension” 

of City services such as sewer, water, police/fire protection, schools and roadway system. (Idaho Code 50-222)

An application for rezone requires two findings before the rezone application can be approved: 

(1) The rezone will not adversely affect the City’s delivery of services and 
(2) The rezone request is not in conflict with the Comprehensive Plan. (Idaho Code 67-6511)

Annexation / Rezone

FINDINGS:  

With respect to annexation, Planning Staff finds that Applicant’s project meets the criteria of contiguity and requirement that city sewer and 
water be adjacent and available. As to police and fire protect, Middleton Fire has not submitted comments or otherwise noted a problem 
with the project. The City Police are already patrolling the area of the project because it is located on Middleton Road next to City 
subdivisions like Valhalla. 

Heights Elementary is at 134% capacity, but the school district is actively working on solutions to relieve the overcrowding. If the 15 lot 
subdivision is constructed, per School Superintendent Gee, each household impacts the school district by .559 students. Therefore, the 
subdivision will impact the school district with eight students. 

As to traffic, a typical rule of thumb is 10 trips per household per day.  If the 15 lot project is platted in the future, trips on our roads could 
increase on average of 150 trips per day.  ITD considered the “concept” preliminary plat and declared it would have no direct impact on 
Hwy 44.

As to the rezone application, Planning Staff finds that the rezone will not adversely affect the City’s ability to deliver sewer and water. 
Traffic and schools are impacted as already noted above. And as will be shown below, Applicant’s project complies with the City’s 
Comprehensive Plan.

Final note: Council should recognize that if this annexation/rezone is approved, then Applicant will basically be entitled to move 
forward with a subdivision plat in the future. Your approval tonight will send the message that so long as a developer complies 
with the R-3 code, the developer can anticipate an approval of their plat in the future.  

Annexation / Rezone
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Applicant has submitted an application for development agreement, which is generally required with a rezone application. Applicant has used the 
City’s DA form and is requesting the following provisions:

1. Owner shall have the right to split the project parcel into two homesites per an administrative lot line adjustment application.
The larger of the two lots may be the subject of a single-family subdivision project, and Developer will be allowed to plat up 
to 15 single family homesite on the property so long as they meet the criteria of the R-3 Zone, except for the 5% open space 
requirement. (Para. 3.1)

2. When Owner pursues a subdivision plat, the existing homesite must abandon the access easement to the south of the 
parcel and take access through the subdivision local roads. (Para 3.2)

3. All homesites in a future subdivision must connect to City sewer and water. Even if the existing homesite is not included in 
the future subdivision, it must connect to City sewer and water and abandon its well and septic prior to final plat approval.
(Para 3.3)

4. The existing home must be connected to the subdivision pressurized irrigation system or other surface water irrigation 
system prior to final plat approval. (Para. 3.4)

5. If Owner/Developer does not successfully subdivide the property within 10 years, then the City will have the right to 
terminate the DA. The property will remain R-3 zoning.

[A copy of the proposed DA was attached to the Staff Report and Agenda for Public review and City Council consideration.]

Development Agreement

Applicant’s project complies with the 
Comprehensive Plan’s Future Land Use Map 
because the proposed R-3 zone correlates with 
the “Residential Use” shown on the Future Land 
Use Map.

Comprehensive Plan

Applicant’s project also complies with the following Goals, Objectives, and Strategies of the 2019 Middleton Comprehensive Plan:

a. Goal 4: The project will establish a good quality of life with development that pays through impact fees and property taxes for 
the public services it receives. Quality lots for residential use also increase the quality of life and general welfare of the City as a 
whole.  

b. Goal 6: Water, sewer, and adjacent road systems have been expanded in an orderly manner consistent with population growth.
c. Goal 11: The housing type matches the residents’ lifestyle in the area the project is located. 

If Applicant pursues a 15 lot preliminary plat in the future, it may be in conflict with Goals #1 and #3 to provide an adequate delivery of 
services, including adequate schools and transportation system.  

Comments Received from Surrounding Landowners:  Attached as Exhibit “B” to Staff Report.

Comments from Agencies:  Attached as Exhibit “C”. Late comment received from CHD4 (Exhibit “E”)  

Comments from City Engineer and Planning Staff: Exhibit “D”.

Application Information:  Applicants are Rowe Sanderson/Crown Capital Holdings, LLC & Matrix Engineering.  1020 W. Main St., Boise 
ID 83702.  Application was accepted on 11/15/2022.

Notices & Neighborhood Meeting: Dates:

Newspaper Notification 1/17/2023
Radius notice to adjacent landowners 1/13/2023
Circulation to Agencies 1/13/2023
Sign Posting property 1/13/2023  
Neighborhood Meeting 9/21/2022

Applicable Codes and Standards: Idaho Standards for Public Works Construction, the Middleton Supplement to the Idaho Standards for 
Public Works Construction, Middleton City Code 1-14, 1-16, 5-1, 5-2, 5-3, and 5-4, and Idaho Code Title 67, Chapter 65 & Title 50, 
Chapters 2 and 13. 

Planning & Zoning Commission

The Planning & Zoning Commission considered Developer’s 
applications in a public hearing held on January 9, 2023.  The 
Commission noted that the project parcel was near large County 
parcels and noted that although Valhalla Estates was a City R-3 
subdivision, some of its parcels were larger than the minimum 
8000 s.f., required in the R-3 Zone.  As a result of this, the 
Commission recommended approval of the annexation/rezone 
and development agreement applications; however, they 
recommended that the proposed zoning be changed from R-3 to 
R-2 in order to blend with the larger lots in the County.  

Staff, however, notes that although the County lots are larger in 
that area, all of the city zoning on all four sides of the project 
parcel is R-3 zoning.  Therefore, Developer’s request for R-3 
zoning is commensurate with the City zoning already established 
in the area.  See zoning map.

Conclusions and Recommended Conditions of Approval:

Per State law and the Middleton City Code, any recommendation or decision must be based upon findings of facts and conclusions 
of law.  

As to Findings of Facts, Planning Staff has set forth findings of facts above in parentheses.  They were also set forth in the Staff 
Report.

As to Conclusions of Law, Planning Staff finds that the Council has the authority to hear these applications and to approve or deny 
the applications, with or without conditions.  Planning Staff notes that all public notice requirements were met. Planning Staff further 
set forth the portions of the Idaho State Code and Middleton City Code to be considered in making a decision and order on the
applications.      

Conclusions and Recommended Conditions of Approval:

Annexation/Rezone and Development Agreement Applications: If the Council is inclined to approve the annexation/rezone and 
development agreement applications, then Planning Staff recommends that any approval be subject to the following conditions: 

1. City municipal domestic water, fire flow and sanitary sewer services are to be extended to serve the project site, including 
the existing homesite, if the project parcel is platted in the future.   

2. Developer to comply with all terms of the Development Agreement approved for the project.
3. All City Engineer and Planner review comments are to be completed and approved.

Finally, if the Council denies applications, then Council should state on the record what the applicant could do, if anything, to obtain 
an approval. (Middleton City Code 1-14(E)(8)).

Prepared by Roberta Stewart Dated: 2/1/2023
Planning & Zoning Official
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