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City of Rathdrum 

Planning and Zoning Commission 
  

Staff Report – Annexation and Zoning Request 
 

 

To: Rathdrum Planning and Zoning Commission 

From: City of Rathdrum Planning and Zoning Administrator 

Date of Report: March 11, 2020 

Subject: Timber Glade Annexation and Zoning 2020-01A  

 Timber Glade Draft Annexation Agreement 2020-01AA 

Property Address: NNA N Meyer Road 

Applicant / Owner: Wild Horse Investments, LLC     

14899 W Stub Avenue    

Rathdrum, ID 83858     

Representative:    Ray Kimball 

Whipple Consulting Engineers 

21 S. Pines Road 

Spokane Valley, WA 99206 

Date of Meeting: March 18, 2020 

PROJECT INFORMATION 

Request:  The applicant is seeking approval of annexation of approximately 9.75 acres of real property 

(excluding rights of way) for the purpose of incorporating the property into the city limits of Rathdrum. The 

property is adjacent to existing city limits to the north, south and west. The annexation will include the 

adjoining and extended approximately 1.4 acres of public right-of-way for Meyer Road which is currently 

still within County jurisdiction. 

Location of Project:  The property is generally located 

west of N Meyer Road, south of W Christine Street and 

north of W Flagstaff Street.  

Legal / Parcel Data: The legal description of the area is 

described by meets and bounds within the NORTHEAST 

1/4 OF SECTION 31 AND THE SOUTHWEST 1/4 OF 

SECTION 32, TOWNSHIP 52 NORTH, RANGE 4 

WEST, BOISE MERIDIAN, KOOTENAI COUNTY, 

IDAHO as found within the Legal Description as 

attached hereto. 

The Kootenai County Assessors Tax Parcel Number is 

52N04W-31-2170.  
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Current Property Use:  The property is currently vacant.  

Proposed Zoning:  The proposed zoning is Residential R-2S (single family, low-medium density). The 

proposed zoning will allow for development of a new residential neighborhood with approximately 31 single 

family lots (57 lots are incorporated into the overall subdivision proposal which includes this property). 

Comprehensive Plan Designation / Zoning:  The property is located within Rathdrum’s exclusive Area of 

City Impact (ACI) and is identified as “Residential” pursuant to the City’s Future Land Use Map. The 

property is currently zoned “Agricultural Suburban” by Kootenai County. 

Adjacent Land Uses and Zoning:   

North R-2S Residential Park Rose Ranch  

East Agriculture Undeveloped – Kootenai County 

South  R-2S Residential – Copper Valley Estates 

West R-1  Residential – Timber Landing Estates 2nd  

PROJECT REVIEW   

City planning and public works staff have reviewed the proposed annexation and determined that it is 

consistent with Rathdrum City Code and can be supported by the Comprehensive Plan as determined by City 

Council.  The Applicant will be required to sign an Annexation Agreement with the City. 

Zoning Code Analysis: Several chapters of the Rathdrum City Code (RCC) Title 11, Zoning, provide 

regulations for the proposed annexation. Those portions of the RCC that pertain to the proposal and an 

analysis of the proposals conformance with that requirement are as follows: 

Code Consistent Discussion 

Rathdrum City Code (RCC) Title 11, Zoning 

RCC 11, Chapter 11, Annexation and Zoning 

contains the requirements and criteria for 

annexation and zoning requests.  

Yes and  

To Be 

Determined 

 

RCC 11-11-1, Authority; Procedure:  Idaho 

Code section 50-222 provides that any land lying 

contiguous or adjacent to any city in the State of 

Idaho, or to any addition or extension thereof 

may be annexed by the city only if the land is 

lying in the area of city impact and the land is 

laid off into blocks containing not more than five 

(5) acres of land each, whether the same shall 

have been or shall be laid off, subdivided or 

platted in accordance with any statute of this 

State or otherwise, or whenever the owner or 

proprietor or any person by or with his authority, 

has sold or begun to sell such contiguous or 

adjacent lands by metes and bounds in tracts not 

exceeding five (5) acres. An owner of land of 

any size may request that the tract of land be 

Yes The owner of the land, consisting of 9.75 

acres, has requested that the tract of land be 

annexed by the city. The land is contained in 

the city's area of impact. The owner 

submitted the request in writing on January 

29, 2020. The annexation includes portions 

of Meyer Road. 
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annexed by the city whether the land is or is not 

contained in the city's area of impact by 

submitting such request in writing to the city 

council. If the tract of land is surrounded by or 

borders the city, the council may, by ordinance, 

declare the land by proper legal description 

thereof to be a part of such city. In any 

annexation of adjacent territory, the annexation 

shall include all portions of highways lying 

wholly or partially within the annexed area. 

RCC 11-11-2, Initiation of Annexation and 

Zoning Procedures:  Annexation and zoning 

procedures may be initiated in one of the 

following ways: 

   A.   By adoption of a motion by the 

Commission; 

   B.   By adoption of a motion by the City 

Council; 

   C.   By the filing of an application, to be 

provided by the Administrator, by a property 

owner or a person who has existing interest in 

property within the area proposed to be changed 

or affected by said annexation. 

Yes The property owner submitted an application 

requesting annexation, in writing, on January 

29, 2020. 

RCC 11-11-3, Criteria for Granting 

Annexation:  Criteria for granting an annexation 

request shall be as follows: 

Yes and  

To Be 

Determined 

This section is provided by sub-section below. 

• §11-11-3-A: The concerned property has 

a common boundary with the City limits. 

 

Yes The subject property has a common 

boundary with the city limits on three sides 

of the proposed annexation area. The 

proposed annexation is consistent with the 

criteria. 

• §11-11-3-B-1: The City should grow 

within a well-defined area. 

 

Yes The proposed annexation area is within the 

City’s identified and mapped Area of City 

Impact / Future Land Use Map 2009.  The 

proposed annexation is consistent with the 

criteria. 

• §11-11-3-B-2: Growth in new areas 

should be allowed when suitable vacant 

land is no longer available to 

accommodate the growth or when a 

specific use is proposed which is 

beneficial to the citizens of Rathdrum. 

To Be 

Determined 
Annexation of the area will provide 

correction of a peninsula of County zoned 

property surrounded on three sides by City of 

Rathdrum corporate limits. Annexation 

provides for ease of planning and 

development regulation. 

• §11-11-3-B-3: Growth should only be 

allowed when public utility services are 

sufficient to accommodate the new 

Yes Public utility services can be extended to the 

property and will be required prior to any 

development. Public right of way dedication 
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growth.  of interior streets will also be required. 

Utility demand for future uses will be 

determined at the time of development. 

• §11-11-3-B-4: The physical development 

of the City should reflect the best 

interests and needs of the City.  

To Be 

Determined 
This requested annexation will provide for 

consistency and ease of application of 

development regulations over a contiguous 

land area by eliminating a peninsula of 

county zoning. The Commission and Council 

shall determine “best interests”. 

• §11-11-3-B-5: Ensure adequate 

information and analysis is available 

upon which to base land use decisions. 

To Be 

Determined 
The property is located within Rathdrum’s 

Area of City Impact (ACI) and identified as 

“Residential” which supports the proposed 

future subdivision development. The 

application information submitted 

incorporates further information and 

analysis. 

RCC 11-11-4, Action by Commission and City 

Council, §A, Commission:  

Yes and 

To Be 

Determined 

 

• §11-11-4-A-1: Public Hearing: No 

more than sixty (60) days following the 

filing of an application, or upon motion 

by the Commission or the City Council, 

the Commission shall conduct at least 

one public hearing in which interested 

persons shall have an opportunity to be 

heard. At least fifteen (15) days prior to 

the hearing, notice of time, place and a 

summary of the request shall be 

published in the official newspaper of the 

City. Additional notice by regular mail 

shall be provided to property owners 

within three hundred feet (300') of the 

external boundaries of the land being 

considered, and any additional area that 

may be impacted by the proposed 

annexation and zoning as determined by 

the Administrator. When notice is 

required for two hundred (200) or more 

property owners, in lieu of the mail 

notification, three (3) notices in the 

official newspaper of the City is 

sufficient; provided that, the third notice 

appears at least ten (10) days prior to the 

public hearing. Following the 

Yes A Public Hearing before the Planning and 

Zoning Commission has been scheduled for 

March 18, 2020, within 60 days of receipt of 

the application (January 29, 2020). Notice of 

the hearing, including time, place and a 

summary of the request was published in the 

Coeur d’Alene Press on February 29, 2020.  

Notice by regular mail to all property owners 

of land situated within three hundred feet of 

the external boundaries of the proposal was 

provided on March 4, 2020 in compliance with 

this section. 

In addition, a Public Notice was posted on the 

property on March 4, 2020. Notice was also 

posted on the City’s web site and notice board 

outside of City Hall on March 2, 2020. All 

notices included the date, time and place of the 

hearing as well as a summary of the proposal, 

and the description and location of the subject 

property. 

Notice of the proposed annexation was also 

forwarded to other agencies with jurisdiction 

on March 3, 2020. 

Furthermore, prior to the date of the public 

hearing, the City issued a written staff report 
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Commission's hearing, if the 

Commission makes a material change 

from what was presented at the public 

hearing, further notice and hearing shall 

be provided before the Commission 

forwards its recommendation to the City 

Council. 

dated March 11, 2020, integrating any 

comments received regarding the application, 

and made available to the public a copy of the 

Staff Report for review and inspection. A copy 

of the staff report was provided to the 

Applicant or the Applicant’s designated 

representative and the Planning Commission 

prior to the hearing.  

• §11-11-4-A-2: Recommendation: Within 

sixty (60) days from the close of the 

public hearing, the Commission shall 

transmit its recommendation to the City 

Council. The Commission may 

recommend that the annexation and 

zoning request be granted as requested, it 

may recommend a modification of the 

request, or it may recommend that the 

request be denied. The Commission shall 

ensure that any recommendations are in 

accordance with the Comprehensive Plan 

and established goals and policies and 

shall specify: 

         a.   The ordinance and standards used in 

evaluating the application; 

         b.   The reasons for approval or denial; 

         c.   The actions, if any, that the applicant 

could take to obtain annexation and zoning. 

To Be 

Determined 
 

RCC 11-11-4, Action by Commission and City 

Council, §B, City Council:  

Yes and 

To Be 

Determined 

 

• §11-11-4-B-1:  Public Hearing: The City 

Council, prior to adopting, revising, or 

rejecting the recommendation by the 

Commission, shall conduct at least one 

public hearing using the same notice and 

hearing procedures as the Commission. 

Following the City Council hearing, if 

the City Council makes a material 

change from what was presented at the 

public hearing, further notice and hearing 

shall be provided before the City Council 

adopts the amendment. 

To Be 

Determined 
 

• §11-11-4-B-2:  Findings And 

Conclusions: Upon revising or rejecting 

the recommendation by the Commission, 

City Council shall establish its own 

To Be 

Determined 
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findings and conclusions and shall 

specify: 

         a.   The ordinance and standards used in 

evaluating the application; 

         b.   The reasons for approval or denial; 

         c.   The actions, if any, that the applicant 

could take to obtain annexation and zoning 

RCC 11-11-5, Criteria for Granting 

Requested Zoning: Criteria for granting 

requested zoning shall be the same as those listed 

in Chapter 4 of Title 11. 

Yes and 

To Be 

Determined 

 

RCC  11-4A-2-1, R-2S Residential District: 
Zoning is proposed to be Residential R-2S. The 

purpose of the R-2S district is to provide 

opportunities for single-family neighborhood 

development subject to the same criteria as provided 

for the R-1 District as follows: 

Yes The proposal provides opportunity for 

single-family neighborhood development. 

• §11-4A-2-B-1: In areas where the 

physical limitations of soil, topography or 

other natural factors limit development to 

a low density. 

NA Factors limiting density in this case is the 

choice of the developer, but existing conditions 

such as the existing surrounding neighborhood 

may factor into such decision. 

• §11-4A-2-B-2: In areas where permanent 

low-density living is appropriate. 

 

To Be 

Determined 

The Council shall determine “appropriate,” 

however, the density is consistent with other 

properties in the area. 

• §11-4A-2-B-3: In areas where municipal 

water facilities and sewage disposal 

facilities are provided. 

 

Yes City water and sewer mains are located 

adjacent to the subject site. Such utilities can 

be extended to the property. The area is 

identified in City water and sewer master 

planning. 

   

 

Comprehensive Plan Consistency Analysis: The proposal is generally consistent with and implements 

several goals and policies of the City’s Comprehensive Plan. The relevant goals and policies established 

within the Rathdrum Comprehensive Plan that pertain to the proposal, including an analysis of the proposal’s 

consistency are as follows: 

Goal/Policy Consistent Discussion 

II A. Population 

II A. Population, Goal 1:  Address changing 

growth trends and capacities to work toward a 

moderate and stable rate of long-range 

population growth with orderly development. 

Yes  The population of the area has been growing at 

a steady rate for the last several years. 

Annexation of area to support orderly 

residential growth, where the infrastructure for 

such growth will be paid by the project 

proponent / developer and can be extended to 

other properties within the city and its ACI 

provides for stable growth over time. The 
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Goal/Policy Consistent Discussion 

proposed zoning and density is consistent with 

other development in Rathdrum.  

II A. Population, Goal 2:  Guide future 

development to maintain and enhance the 

quality of life of the population living within and 

directly adjacent to the community. 

To Be 

Determined 

The Council shall determine “enhanced quality 

of life.” 

II B. Land Use 

II B. Lands Use, Goal 1, Policy B: Consider and 

include the following criteria in the development of 

future zoning, subdivision and other ordinances, 

and plans.  

• Economically and socially integrated 

neighborhoods  

• A wide range of housing, especially that 

which is affordable to local citizens  

• A central business core, in the tradition of a 

community Main Street district  

• Pockets of neighborhood commercial 

businesses to provide retail conveniences 

without the need to travel by car  

• A system of pathways and open spaces to 

connect the community and to encourage 

walking, biking, outdoor recreation and 

social gathering  

• Industrial divisions whose waste and output 

are compatible with sustaining this rural 

community’s excellent natural environment  

• A transportation network that provides easy 

access between local jobs, homes, commerce 

and recreation  

• A transportation network that accommodates 

regional traffic needs while giving priority to 

local access, convenience, connection, 

safety, potential for public transit and 

economy  

• Support for preservation of agricultural 

lands around the community. 

Yes The proposed R-2S district allows for single 

family development on vacant non-agricultural 

land and provides for additional housing stock. 

Sidewalks are included in the proposed future 

subdivision development connecting to the 

City’s existing sidewalk system. 

Improvements within the proposed subdivision 

will provide appropriate transportation for the 

area at the time of future development. 

This property is not currently, and does not 

appear to have been recently, utilized for 

agricultural purposes. 

 

II B. Land Use, Goal 2: Avoid annexation except 

to support well planned development, uniform 

boundaries, orderly growth and the goals and 

policies of the comprehensive plan. 

To Be 

Determined 

The Council shall determine if the annexation 

meets the criteria. The proposal does provide 

for uniform City boundaries by eliminating an 

existing “peninsula” of County zoned property 

surrounded on three sides by City zoned 

property. 

II B. Land Use, Goal 2, Policy A:  Encourage 

development within currently established areas of 

the community and more intense use of developed 

To Be 

Determined 

The property is within the City’s Area of 

Interest. The Council shall determine if the 

annexation meets the criteria. 
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Goal/Policy Consistent Discussion 

land. 

II B. Land Use, Goal 2, Policy B:  Evaluate any 

proposed annexation carefully to assure it supports 

well planned development, uniform boundaries, 

orderly growth and the goals and policies of the 

comprehensive plan. 

To Be 

Determined 

The Council shall determine if the annexation 

meets the criteria 

 

RECOMMENDATION 

City of Rathdrum Planning Staff recommends approval of the annexation request if the Commission finds 

that the proposal is compliant with the Rathdrum Comprehensive Plan and Rathdrum City Code and is in the 

best interest of the City. 

COMMISSION ACTION  

Following the public hearing, the Commission shall consider all relevant evidence and comments and 

determine whether to recommend that the annexation and zoning request be granted as requested, to 

recommend a modification of the request, or to recommend that the request be denied. The Commission shall 

ensure that any recommendations are in accordance with the Comprehensive Plan and established goals and 

policies and shall specify: 

         a.   The ordinance and standards used in evaluating the application; 

         b.   The reasons for approval or denial; 

         c.   The actions, if any, that the applicant could take to obtain annexation and zoning. 

 

Potential Motions:  The language set forth below is provided for guidance with no intent to suggest any 

specific action. 

APPROVAL:  I move to recommend to the City Council that the proposal be approved, finding that it is 

compliant with the City of Rathdrum Comprehensive Plan and Rathdrum City Code as shown within the 

Code and Comprehensive Plan analysis found in the Staff Report dated March 11, 2020. I further move 

that the Planning and Zoning Administrator provide a written recommendation to the Council within 60-

days.  

ADDITIONAL CONDITIONS OF APPROVAL (Optional): I further move that the following additional 

conditions are to be met:            

DENIAL:  I move to recommend to the City Council that the proposal as presented be denied, finding 

that it is not in accord with the Rathdrum Comprehensive Plan, Rathdrum City Code or is not in the best 

interests of the City for the following reasons:         
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STAFF CONTACT 

For more information regarding this application, the complete project file, including application materials 

and project history, is available for review at Rathdrum City Hall at 8047 W. Main Street, Rathdrum, Idaho, 

or by contacting Planning staff: 

Cary Siess, City Planner / Planning and Zoning Administrator 

City of Rathdrum Public Works Department, Planning Division  

8047 W. Main Street, Rathdrum, Idaho 83858 

Phone: 208-687-2700 x 117  

Email: cary@rathdrum.org 

  

Attached Exhibits:  

Exhibit A – Draft Legal Description 

Exhibit B – Preliminary Annexation Map 

Exhibit C – Application Narrative 

Exhibit D - Draft Annexation Agreement 2020-01AA 

Exhibit E – Agency Comments 

1. Northern Lakes Fire Protection District 

2. Bonneville Power Administration 

3. Lakeland Joint School District #272 

4. Lakeland Joint School District #272 Email 

5. City of Rathdrum Public Works Director / City Engineer Memo 
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TIMBER GLADE ANNEXATION LEGAL DESCRIPTION 

THAT PORTION OF LAND LOCATED IN THE NORTHEAST 1/4 OF SECTION 31 AND THE 

SOUTHWEST 1/4 OF SECTION 32, TOWNSHIP 52 NORTH, RANGE 4 WEST, BOISE MERIDIAN, 

KOOTENAI COUNTY, IDAHO MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

 

BEGINNING AT THE EAST 1/4 CORNER OF SAID SECTION 31, FROM WHICH THE NORTHEAST 

CORNER OF SAID SECTION 31 BEARS N01° 10' 15"E A DISTANCE OF 2649.21 FEET; AND THE TRUE 

POINT OF BEGINNING OF THE FOLLOWING DESCRIBED PROPERTY: 

 

THENCE N01° 10' 15"E ALONG SAID SECTION LINE A DISTANCE OF 330.00 FEET TO THE 

SOUTHEAST CORNER OF THE NORTH HALF OF THE SOUTH HALF OF THE SOUTHEAST QUARTER 

OF THE NORTHEAST QUARTER OF SAID SECTION 31; 

 

THENCE N88° 57' 17"W ALONG THE NORTH LINE OF THE PLAT OF COPPER VALLEY ESTATES AS 

RECORDED IN BOOK G OF PLATS, PAGE 456 A DISTANCE OF 1319.51 FEET TO THE NORTHWEST 

CORNER OF SAID PLAT, SAID POINT MARKED BY A 5/8" REBAR WITH NO CAP; 

 

THENCE N01° 11' 20"E ALONG THE WEST LINE OF LOT 2, BLOCK 11 OF THE FINAL PLAT OF 

TIMBER LANDING ESTATES 2ND ADDITION AS RECORDED IN BOOK L OF PLATS, PAGES 305-305C 

A DISTANCE OF 331.54 FEET TO THE SOUTHWEST CORNER OF LOT 2, BLOCK 1 OF SAID FINAL 

PLAT OF PARK ROSE RANCH AS RECORDED IN BOOK J OF PLATS, PAGES 406-406A, SAID POINT 

MARKED BY A 5/8" REBAR WITH A YELLOW PLASTIC CAP MARKED "TATE ENG PLS 4565"; 

 

THENCE S88° 59' 03"E ALONG THE SOUTH LINE OF BLOCK 1 OF SAID FINAL PLAT OF PARK ROSE 

RANCH A DISTANCE OF 1294.41 FEET TO THE SOUTHWEST CORNER OF THE EAST 25 FEET OF THE 

NORTH HALF OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 

31; 

 

THENCE N01° 10' 15"E A DISTANCE OF 662.24 FEET PARALLEL TO AND 25 FEET WEST OF THE 

EAST LINE OF SAID SECTION 31 TO THE NORTHWEST CORNER OF THE EAST 25 FEET OF THE 

NORTH HALF OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 

31; 

 

THENCE S89° 00' 33"E A DISTANCE OF 50.00 FEET TO THE NORTHEAST CORNER OF THE WEST 25 

FEET OF THE SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 32; 

 

THENCE S01°10'15"W A DISTANCE OF 1324.54 FEET ALONG THE EAST LINE OF THE WEST 25 FEET 

OF THE SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 32. 

 

THENCE N88°49'45"W A DISTANCE OF 25 FEET TO THE EAST QUARTER CORNER OF SAID 

SECTION 31 AND THE TRUE POINT OF BEGINNING AND THE TERMINUS OF THIS DESCRIPTION, 

 
CONTAINING 11.15 ACRES, MORE OR LESS. 

 

Exhibit A 
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Annexation Agreement Draft 

Exhibit D 
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From: Brian Wallace <Brian.Wallace@lakeland272.org>  

Sent: Friday, March 6, 2020 2:18 PM 

To: mike@stegmanns.us 

Cc: becky.meyer@lakeland272.org; Wade Jacklin <wpjacklin@gmail.com>; Ray Kimball <rkimball@whipplece.com>; 

Kristie Williams <krissy.williams@lakeland272.org> 

Subject: Re: Timber Glade 

 Mike, 

Sorry for the delayed reply.  I was in Boise the first part of this week and am behind on my emails.  Thank you for 
your email and the additional details on the Timber Glade project.  Our district is fortunate to be in a growing 
community and we are not anti-growth.  However, managing the impact of growth is a challenge for Idaho 
school districts because we must have local voters approve additional levies or bonds to finance school 
facilities.  Thanks again for reaching out and we would very much like to meet with you to discuss future plans. 

 Sincerely, 

Brian Wallace 
Chief Financial/Operations Officer 
Lakeland School District #272 
  

On Tue, Mar 3, 2020 at 7:31 PM Mike Stegmann US <mike@stegmanns.us> wrote: 

Dear Mr. Wallace, 

 We are in receipt of the School District’s letter regarding the Timber Glade Subdivision and have a deep 
appreciation for the struggles faced by our growing community.  As you can imagine, with only a 20 acre site to 
work with, a 5 to 10 acre donation for a school is both onerous and financially untenable.  It is, however, worth 
noting that current taxable base value of the property is approximately $850K.  After development and home 
construction, that same land will have a taxable base value of approximately $19M.  This increase is not 
unsubstantial and should go a long way towards mitigating the impact the District will see from this subdivision.  

As an infill subdivision within walking distance to Elementary, Jr. High, and High Schools, there will be no impact 
to the district’s bus routes.  The infill will also provide sidewalks that will connect existing neighborhoods, which 
will allow for children to walk to school via neighborhood sidewalks rather than along busy streets like Meyer 
Road.  

That said, although it is not feasible for this project to absorb the cost of such a significant donation, we do have 
a potential to work with the school district on future projects that would be better suited for such a donation.  
As such, we would prefer to work with the district in the early planning stages rather than as a reaction to a 
request for comment.  That helps us incorporate the District’s needs into our neighborhoods and provides a 
cooperative partnership where both parties meet their goals.   

  

Accordingly, we look forward to meeting to discuss further.  We would love to be involved in helping the District 
plan for the future.  

Best Regards, 

Mike Stegmann 
Wild Horse Investments, LLC 
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