
Hearing Examiner  
Hearing Date: October 8, 2026  
Canyon County Development Services Department 
 

Case #: CU2025-0023 – Lopez  
Hearing Date: October 8, 2026 Page 1 of 10 

PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: CU2025-0023 
 

APPLICANT:  Jose Mendoza Lopez 
PROPERTY OWNER: Jose Mendoza Lopez 
 

APPLICATION: Conditional Use Permit: Staging Area 
 

LOCATION: 24749 Homedale Road, Wilder, Idaho, 83676 
 *Parcel R33758, approx. 2.79-acres  
 

ANALYST: Arbay Mberwa, Associate Planner 
 

STAFF RECOMMENDATION: Approval with conditions  
 

REQUEST:  
The applicant, Jose Mendoza Lopez, is requesting a conditional use permit for a staging area for a 
landscaping business (Mendoza Landscaping LLC) on Parcel R33758 approximately 2.79 acres in an “A” 
(Agricultural) zone. The proposed use consists of an 80’ by 80’ staging area for business vehicles and 
equipment with two to three (2-3) employees on site, nine (9) parking spaces (pickups, dump trailer and 
skid steers) with a loading area. No retail activity or sale of products occurs on site. The hours of 
operation are 7 a.m. to 7 p.m. daily (Exhibit B). The subject property is located at 24749 Homedale 
Road, Wilder, Idaho, 83676, also referenced as Parcel R33758, a portion of the NW quarter of Section 12, 
T3N, R5W, BM, Canyon County, Idaho. 

PARCEL INFORMATION REPORT: See Exhibit C1 for information. 
 

APPLICABLE CODE: 
The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) 
§01-17 (Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal 
Procedures), CCCO §07-07 (Conditional Use Permits), CCCO §07-02-03 (Definitions), CCCO §07-10-27 
(Land Use Regulations (Matrix)), CCCO §07-14 (Use Standards), and Idaho Code §67-6512 (Special Use 
Permits, Conditions, and Procedures),  
 

BACKGROUND: 
The subject property was divided from the original parcel in 1981, according to Exhibit C2. On March 6, 
2025, a code enforcement violation was opened due to operating a staging area without a conditional use 
permit and occupied recreational vehicles (RV) on site without a temporary use permit. The code 
enforcement violation remains open (Exhibit C5). On September 4, 2025 the applicant submitted a 
conditional use permit application for a staging area to remedy the violation and bring the parcel into 
compliance with Canyon County code.  

HEARING CRITERIA: 

Table 1. Conditional Use Permit Standards of Evaluation Analysis 

Standards of Evaluation – CCCO §07-07-05: The presiding party shall consider each conditional use permit application by 
finding adequate evidence to answer the following questions in its FCOs: 

 County Ordinance and Staff Review 

Criteria Met? 
Code 

Section 
Analysis 
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Met 1 Is the proposed use permitted in the zone by conditional use permit? 

Staff Analysis 

The proposed use of a staging area is permitted in the zone by conditional use permit, pursuant to County 
Ordinance (§07-10-27). The proposed use consists of a staging area for Mendoza Landscaping LLC on 
Parcel R33758 to park equipment such as business vehicles and equipment on site. The applicant submitted 
a conditional use permit application to establish a staging area on September 4, 2025. See Exhibit B for the 
application and submitted materials.  
 
A staging area is defined as “an area where equipment and/or materials are stored for use conducted 
entirely off site” per CCCO §07-02-03. See project description analysis contained in Section 07-070-05(2) 
detailing the nature of the request.  

Criteria Met? 
2 What is the nature of the request? 

Met 

Analysis 

The nature of the request consists of a staging area for three (3) business vehicles and six (6) pieces of 
equipment related to Mendoza Landscaping LLC.  

 Operations: Storage and dispatch of landscaping equipment and vehicles such as pick-ups, skid 
steers and dump trailers. See Exhibit D for the type of vehicles and equipment that may be parked 
on site. The applicant engages in small local landscaping and maintenance business. No customers 
or retail operations will take place on site (Exhibit B1). There may be extra gravel left over from 
job sites stockpiled on the property (Exhibit B4). See proposed condition of approval No. 7.  

 The applicant requests an 80’ by 80’ (6,400 square foot) area of the 2.79-acre subject property to 
be utilized for the staging area (Exhibit B4) 

 Parking: The applicant proposes nine (9) parking stalls for three (3) business vehicles and six (6) 
business equipment including but not limited to skid steers, dump and cargo trailers. A parking and 
circulation plan was submitted on September 26, 2026 (Exhibits B5 & B6).  

 Hours of operations: 7 a.m. to 7 p.m. daily (Exhibit B3). 
 Employees: Two to three (2-3) employees will have access to the subject property to pick up and 

drop off equipment and vehicles needed for a job site. The applicant anticipates seven (7) average 
daily trips, generated in the morning to go to a job site and once in the evening after returning from 
a job site. See table two (2) for staging area requirements.  

Criteria Met? 
3 Is the proposed use consistent with the comprehensive plan? 

Met 

Analysis 

The proposed use is consistent with the Comprehensive Plan with proposed conditions of approval. The 
future land use designation is Agricultural with an Agri-Tourism Exclusive Farm Use overlay district 
(Exhibit C1).  
 
Chapter 1: Property Rights 
G1.01.00 Protect the integrity of individual property rights while safeguarding public health, safety, and 
welfare.  
A1.01.00a Require properties to conform to the zoning code before receiving additional zoning approvals. 
 
The applicant has applied for a conditional use permit to resolve the code enforcement violation on the 
property (Exhibit B5). If the conditional use permit is approved the subject property will come into 
compliance with Canyon County Code with the added condition of approval. Canyon County values 
private property rights and may support the applicant’s project and surrounding property owners’ rights by 
adding mitigating conditions to the proposed conditional use permit.  

 
Chapter 2: Population 
G2.01.00 Incorporate population growth trends & projections when making land-use decisions.  
P2.01.01 Plan for anticipated population and households that the community can support with adequate 
services and amenities. 
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Canyon County promotes business with adequate services. The applicant operates “a small family oriented 
landscaping and landscape maintenance company” (Exhibit B1). The applicant can provide landscaping 
services to the community within the growing population of the County. 
 
Chapter 3: Economic Development 
P3.01.02 Support suitable sites for economic growth and expansion compatible with the surrounding area. 
 
The proposed landscaping business is in an appropriate location as there is a staging area and contractor 
shop for Heartwood Tree Care which stores logs and woodchips and processes firewood within a 600’ 
radius of the subject property (Exhibit C3). The site is suitable for a landscaping business. See code 
section 4 for details regarding the character of the area.  
 
Chapter 4: Land Use and Community Design 
P4.01.02 Planning, zoning, and land-use decisions should balance the community’s interests and protect 
private property rights. 
P4.02.01 Consider site capability and characteristics when determining the appropriate locations and 
intensities of various land uses. 
G4.03.00 Develop land in a well-organized and orderly manner while mitigating or avoiding incompatible 
uses, protecting public health and safety, and creating a vibrant economy through sustainable land use 
planning. 
P4.03.03 Recognize that each land use application is unique and that agricultural and nonagricultural 
uses may be compatible and co-exist in the same area and in some instances may require conditions of 
approval to promote compatibility. 
P4.07.01 Plan land uses that are compatible with the surrounding community. 
 
The subject property is located in an Agricultural zone, and the surrounding area is zoned agricultural. The 
primary use in the surrounding properties is agricultural with a residence on site. The proposed use is 
anticipated to be compatible with neighboring agricultural and residential uses in the vicinity with the 
proposed conditions of approval.  
 
Chapter 8: Transportation 
G8.02.00 Provide safe transportation improvements for all users and connections to adjacent areas. 
 
The applicant proposes to install a 10-foot paved apron on the shared driveway on the eastern boundary of 
Parcel R33757 to improve the access from Homedale Road to support safe merging and exiting with 
oncoming traffic on Homedale Road (Exhibit B2).   

Criteria Met? 
4 

Will the proposed use be injurious to other property in the immediate vicinity and/or 
negatively change the essential character of the area? Met 

Analysis 

The proposed use will not be injurious to other property in the immediate vicinity and will not negatively 
change the essential character of the area.  
 
Character of the Area: The character of the area is agricultural in nature. The primary zone within a 600’ 
radius of the subject property is “A” (Agricultural) and the surrounding land uses appears to also be 
primarily agricultural. The subject property is adjacent to agricultural operations to the northeast, east and 
southeast. There are nine (9) parcels with a residence on site within the 600’ radius of the subject property. 
The average lot size is 10.95 acres. The subject property contains moderately-suited Class 3 soils with 
minimal slopes.  
 
Adjacent existing conditions within 600 feet of the subject property: 
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Direction Existing Use Primary Zone Other Zone 
N Agricultural with 

Residences 
“A”  

E Agricultural with 
Residences 

“A”  

S Agricultural with 
Residences 

“A”  

W Residential “A”  
“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood Commercial), 
“C-2” (Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 

 
Surrounding Land Use Cases: There is one (1) similar land use case in the vicinity. A contractor shop, 
staging area and firewood sales conditional use permit was approved on Parcel R3376010 for a tree service 
business on two (2) out of ten (10) acres approximately a quarter of a mile to the east of the subject 
property (Exhibit C3). Within a one (1) mile radius of the subject property, there is a communications 
tower to the north and seven (7) platted subdivisions primarily to the south (Exhibit C4 & C6.7).The 
surrounding land use cases indicate the surrounding area is primarily agricultural in nature, the proposed 
use is agriculturally related, and with the proposed conditions, the use’s impacts should be mitigated.  
  
Potential Impacts: The proposed staging area may impact the surrounding area due to noise, traffic and 
dust. With the proposed conditions of approval, the potential impacts will likely be mitigated. The 
applicant proposes daily operations from 7:00 a.m. to 7:00 p.m. with 2-3 employees. The applicant 
anticipates 7 to 8 average daily trips related to the proposed use, resulting in minimal traffic impacts. The 
subject property is served by a 28-foot-wide gravel easement through Parcel R33757 of which 10 feet in 
length will be paved to improve the access and reduce dust when entering and existing the property. 
Additionally, it will support safe merging and exiting with oncoming traffic on Homedale Road. The 
proposed use will utilize approximately 6,400 square feet out of the 2.79-acre subject parcel (Exhibit B6). 
To obscure the business operations, staff recommends that a condition be added to add a minimum four (4) 
foot berm with perma-bark around the staging area on the south side of the subject property to obscure the 
business vehicles and equipment and be a barrier to Watson Lateral (Exhibit B5). With the proposed 
conditions, the staging area is not anticipated to conflict with neighboring uses. The use is not anticipated 
to exclude or diminish one another’s use of public and private services. See Code Section five (5) for 
details. A site visit was completed on August 26, 2026 and site photos can be found in Exhibit D. Two (2) 
public comments were received, one (1)  in favor and one (1) in opposition to the proposed staging area 
(Exhibit F). 
 
Code Enforcement Violation: A code enforcement violation was opened on the property on March 6, 
2025 due to occupied RVs without a temporary use permit and utilizing the property as a staging area 
without a conditional use permit. According to the applicant the RVs are unoccupied and utilized for 
recreational purposes only (Exhibit B4). The applicant submitted a conditional use permit application to 
abate the code violation on September 4, 2025. The code enforcement violation case remains open 
(Exhibit C5). As a condition of approval, the applicant shall come into compliance with Canyon County 
Code by providing evidence that the RVs are unoccupied, and the unpermitted structures are permitted and 
relocated to meet the setback requirements per CCCO §07-10-21 prior to the continuation of the use. See 
proposed conditions of approval No. 1a and 12. 

Criteria Met? 
5 

Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and 
utility systems be provided to accommodate the use? Met 

Analysis 
 The project will have adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and 
utility systems to accommodate the proposed use based on the analysis contained herein.  
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Water: According to the land use worksheet, water is not proposed for the requested use; however, it is 
available via domestic well (Exhibit B3).  
 
Sewer: There is currently an individual septic system servicing the residence on site. There will be 2-3 
employees who will have access to the restroom in the residence. According to Southwest District Health 
on February 27, 2026, the applicant will be using portable restrooms and, in the future, may add a 
bathroom to the barn which would require a septic system (Exhibit E1.1). According to the applicant there 
will be one (1) portable restroom on site with a hand washing station that will be serviced regularly in 
accordance with Southwest District Health requirements (Exhibit B4). See proposed condition of approval 
No. 11. SWDH provided an updated comment on September 28 and 29, 2026 restricting the long term use 
of a portable sanitation rooms, stating there is concerns with the long term use of portable sanitation rooms 
year round. SWDH recommends a condition of approval be added the applicant constructs a permanent 
restroom in the barn to mitigate SWDH concerns (Exhibit E1.2). See proposed condition of approval No. 
11a. The subject property is located in a Nitrate Priority Area; however, a nitrate priority study is not 
required unless the wastewater flow meets or exceeds 600 gallons per day according to Southwest District 
Health (Exhibit E1). 
 
Irrigation: The subject property is located in Boise Project Board of Control and Wilder Irrigation District 
service areas. The applicant does not anticipate using irrigation water for the requested use (Exhibit B3). 
The agricultural uses on the property use surface water. According to Boise Project Board of Control, the 
subject property has 2.51-acres if water rights (Exhibit E3). The Watson Lateral runs along the south 
boundary of the subject property and has a 25’ easement from the centerline of the canal. According to 
Boise Project Board of Control on March 4, 2026, the applicant shall not obscure the easement (Exhibit 
E3). See proposed condition of approval No. 5. 
 
Drainage/Stormwater drainage facilities: According to Boise Project Board of Control storm water 
drainage shall be retained on site, discharge into the live irrigation system is prohibited (Exhibit E3). 
Initially, the applicant stated stormwater will be discharged into the irrigation canal, but the applicant 
updated the drainage plan on September 26 to comply with Boise Project Board of Control requirements. 
The applicant proposes to construct a 4 foot berm along the existing fence line near the south property line 
and have a pond to retain stormwater on site (Exhibit B5).  
 
Utility Systems: Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, 
were notified of the application on February 27, 2026 and September 3, 2026. No agency comments were 
provided by those services at the time the staff report was written. It is anticipated that the applicant will be 
able to work with utility providers to gain any additional utilities if needed. 
 
Building: There are two (2) chicken coops that are not permitted nor meet county setback requirements 
that need to be relocated to meet a 30 foot front setback requirement from the property line and obtain a 
building permit (Exhibit C7). See proposed condition of approval No. 12. 

Criteria Met? 
6 

Does legal access to the subject property for the development exist or will it exist at the 
time of development? Met 

Analysis 

The subject property does have legal access for the development and will exist at the time of the 
development.  
 

The subject property has access to a 28’ wide access easement located on the eastern boundary of Parcel 
R33757, which has access off Homedale Road (Exhibit B7). Homedale Road is classified as a collector 
roadway which is a more local road. Collectors provide traffic circulation within residential, commercial 
and industrial areas. According to Golden Gate Highway District No. 3 the applicant shall provide a 
recorded easement legal description and apply for an approach permit application with Golden Gate 
Highway District (Exhibit E4). Idaho Transportation Department (ITD) has no comments or concerns 
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about the proposed use as it does not meet the threshold for a traffic impact study and does not pose a 
safety concern.  

Criteria Met? 
7 Will there be undue interference with existing or future traffic patterns? 

Met 

Analysis 

There will not be undue interference with the existing and/or future traffic patterns.  
 

The applicant anticipates 7-8 average daily trips, between the 2-3 employees. Daily trips will be generated 
in the morning when the applicant leaves for a job site around 7:00 a.m. and in the evening when returning 
from the job site between 4:00 p.m. and 7:00 p.m. Customers will not come on site as there are no retail 
operations (sale of landscaping products) included in the proposed business on site. The use is not 
anticipated to interfere with the existing or future traffic patterns as the use does not trigger the traffic 
impact study according to Idaho Transportation Department and Golden Gate Highway District No. 3 
(Exhibit E2 & E4). 

Criteria Met? 

8 

Will essential services be provided to accommodate the use including, but not limited to, 
school facilities, police and fire protection, emergency medical services, irrigation 
facilities, and will the services be negatively impacted by such use or require additional 
public funding in order to meet the needs created by the requested use?  

Met 

Staff Analysis 

Essential services will be provided to accommodate the use including, but not limited to, school facilities, 
police and fire protection, emergency medical services, irrigation facilities. The services will not be 
negatively impacted by such use, and/or require additional public funding in order to meet the needs 
created by the requested use.  
 
School Facilities: Agency notice was provided to Homedale School District on February 27, 2026 and 
September 3, 2026, and no comments were received. The proposed use is not anticipated to negatively 
impact school facilities. 
 
Police and Fire Protection: Agency notice was provided to Canyon County’s Sheriff Office and 
Homedale Fire District on February 27, 2026 and September 3, 2026, and no comments were received 
from the Sheriff’s Department and Homedale Fire District. The proposed use is not anticipated to 
negatively impact police and fire protection services.  
 
Emergency Medical Services: Agency notice was provided to Canyon County’s Emergency Management 
Coordinator and Canyon County Paramedics on February 27, 2026, and September 3, 2026, no comments 
were received. The proposed use is not anticipated to negatively impact emergency medical services. 
 
Irrigation Facilities: Wilder Irrigation District and Boise Project Board of Control were notified of the 
application on February 27, 2026 and September 3, 2026. Boise Project Board of Control provided 
comments on March 4, 2026 stating there is a 25’ easement from the centerline of the Watson Lateral that 
shall not be obstructed, and stormwater shall not be discharged into live irrigation systems. The applicant 
proposes to have a berm and a pond to retain stormwater on site (Exhibit B5). The proposed use is not 
anticipated to negatively impact irrigation facilities. 

Table 2. Use Standards – Staging Area: CCCO §07-14-29 

Per CCCO §07-14-03(1): The provisions of this article apply to all properties where a use is listed as an allowed use, a 
conditional use, or a director's decision in section 07-10-27 of this chapter (land use matrix).  

 County Ordinance and Staff Review 

Criteria Met? 
Code 

Section 
Analysis 

Met 1 All work shall be conducted off site. 
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Analysis 
All work shall be completed off-site (Exhibit B1). The proposed use of the staging area is strictly for 
parking three (3) business vehicles and six (6) equipment on-site (Exhibit B1 & B4). Landscaping products 
will not be sold on the subject property.  

Criteria Met? 
2 Business vehicles shall be operable and parked on site, not on a public or private road. 

Met 

Analysis 

The proposed use consists of nine (9) total parking spaces for the landscaping business consisting of 
business vehicles and equipment with a loading area for the staging area (Exhibit B4). According to the site 
plan and proposed condition of approval No. 6b, all parking shall be off-street parking, located on the 
premises and all vehicles shall be operable (Exhibit B5).  

Criteria Met? 
3 

Persons not employed on the premises may visit the premises for the purpose of picking 
up equipment and materials to be used elsewhere, including trucks offloading or 
transferring equipment and/or materials to other vehicles. 

Met 

Analysis 
According to the Land Use Worksheet, the proposed use will have two to three (2-3) employees. Employees 
may visit the site for the purpose of picking up equipment and materials to be used elsewhere, including 
trucks offloading or transferring equipment and/or materials to other vehicles. 

Criteria Met? 
4  Employees may meet on the premises to share rides to and from job sites.  

Met 

Analysis 
According to the Land Use Worksheet, the proposed use will have two to three (2-3) employees (Exhibit 
B3). If needed, employees may meet on the premises to share rides to and from job sites. 

Criteria Met? 
5 Employees' vehicles shall be parked on site and not on a public or private road.  

Met 

Analysis 
On September 26, 2026, the applicant provided a parking plan for nine (9) vehicles; all the parking is 
proposed to be on the premises; therefore no off-street parking will occur (Exhibit B5). See proposed 
condition of approval No. 6b. 

 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01. Agencies were notified on February 
27, 2026 and September 3, 2026. Property owners within 600 feet of the subject property boundaries were 
notified on September 3, 2026. A newspaper notice was published on September 3, 2026. The subject 
property was posted with a notice on September 3, 2026. 
 

Pursuant to CCCO §01-17-07B - Materials Deadline, the submission of late documents or other materials 
does not allow all parties time to address the materials or allow sufficient time for public review. After the 
materials deadline, any input may be verbally provided at the public hearing to become part of the record.  
 

AGENCY COMMENTS 
All agency comments received by the aforementioned materials deadline are located in Exhibit E.  
 

PUBLIC COMMENTS 
Staff received two (2) total written public comments by the materials deadline of September 28, 2026. 
Generally, of the comments received, one (1) was in favor, zero (0) were neutral, and one (1) was 
opposed. All public comments received by the aforementioned materials deadline are located in Exhibit 
F.  

 

RECOMMENDATION AND DECISION OPTIONS: 
In consideration of the application and supporting materials, staff concludes that the proposed conditional 
use permit is compliant with Canyon County Ordinance 07-07-05. A full analysis is detailed within the staff 
report.  

Should the Hearing Examiner wish to approve the subject application, staff recommends the following 
conditions be attached:  
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1. The development shall comply with all applicable federal, state, and county laws, ordinances, 
rules, and regulations that pertain to the subject property and the proposed use.  

a. RVs shall be unoccupied unless a temporary use permit is obtained with DSD.  
b. The site and facility shall be maintained in compliance with CCCO Chapter 2 Article 

1: Public Nuisances.   
2. The conditional use permit for a staging area shall be limited to the applicant, Jose Mendoza 

Lopez. Should ownership of the subject property, Parcel R33758, change from Jose Mendoza 
Lopez or an immediate family member, the new property owner shall provide Canyon 
County’s Development Services Department with notarized consent to the staging areas 
conditions.  

3. This conditional use permit must follow land use time limitation as stated in CCCO 07-07-23: 
“When a conditional use permit is granted, the land use or construction of its facility 
proposed in the application must have commenced within three (3) years of the date of the 
final decision by the presiding party or a court of appropriate jurisdiction. The improvements 
for the approved use must be completed within five (5) years of the same date.  

4. All exterior lighting, if installed, shall be downward-facing and directed away from 
surrounding properties. Compliance shall be demonstrated in the building plans submitted as 
part of the building permit submittal via an exterior lighting plan. Review and approval by 
DSD shall be completed before building permit issuance. 

5. The applicant shall not impede, disrupt, or otherwise disturb the existing irrigation structures 
on and adjacent to the subject property without written approval from the irrigation district 
with jurisdiction. The applicant shall comply with applicable Boise Project board of Control 
requirements. Stormwater shall be retained on site and discharging into live irrigation systems 
is prohibited (Exhibit E3).  

6. The proposed development shall be in general conformance with the applicant’s site plan and 
letter of intent (Exhibits B1-B6). 

a. The hours of operation shall be daily, 7:00 a.m. – 7:00 p.m., as proposed in the 
applicant’s letter of intent (Exhibit B1). 

b. Employees' vehicles shall be parked on-site and not on a public or private road 
(Exhibit B5). Business vehicles shall be operable and parked on site, not on a public 
or private road. 

c. The staging area shall be limited to 6,400 square foot area of the subject parcel (2.79-
acres) in accordance with the site plan (Exhibit B5). 

d. The staging area shall not exceed nine (9) pieces of equipment (2 dump trailers, 1 
cargo trailer, 1 skid steer, 1 mini skid steer, 1 flatbed, 3 business vehicles, or of the 
similar equipment type) and accessory equipment needed for the operation without 
further approval through an amended conditional use permit (Exhibit D). 

7. Any debris or excess of material (which include but not limited to tree trims, grass clippings, 
waste material, unclean fill and crushed concrete) on site shall be removed from the property 
within 15 business days.  

a. Stockpiling of materials in site shall not exceed 12 feet in height.  

8. The applicant shall comply with Golden Gate Highway District No. 3 (GGHD3) requirements 
(Exhibit E4).  
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a. The applicant shall provide a recorded easement prepared by an Idaho registered 
licensed land surveyor for the proposed access to the subject property to GGHD3. 
The applicant shall provide DSD evidence of completion within 120 days of the 
signed Findings of Fact, Conclusion of Law and Order. 

b. An approach permit shall be submitted to Golden Gate Highway District No. 3 for 
the proposed access location. The access shall be constructed in accordance with 
GGHD3 requirements. The applicant shall provide DSD evidence of completion 
within 120 days of the signed Findings of Fact, Conclusion of Law and Order. 

9. A dust mitigation plan shall be submitted prior to commencement of use to the Development 
Services Department. Dust shall be controlled per applicable federal, state, and county laws, 
ordinances, rules, and regulations that pertain to operations, including but not limited to 
nuisance regulations (Canyon County Code of Ordinances Chapter 2 Article 1: Public 
Nuisances) and shall be consistent with Idaho Department of Environmental Quality (DEQ) 
requirements. 

10. A four (4) foot berm with perma-bark, shall be constructed on the south boundary of the 
proposed 6,400 square foot area located on the subject parcel. The placement of the berm 
shall take into consideration any easements that may be in place. Evidence shall be submitted 
to the Development Services Department within 120 days of the Findings of Fact, Conclusion 
of Law and Order (Exhibit B5). 

11. The applicant shall meet all applicable Southwest District Health (SWDH) requirements for 
the proposed use (Exhibit E1.2). Evidence shall be a letter of review and approval from 
SWDH prior to the continuation of staging area activities.  

a. The number of portable restrooms and maintenance shall be as recommended by 
Southwest District Health’s Technical Guidance Manual (Sections 4.18.2 and 4.18.4) 
temporarily until a permanent restroom is constructed or within 180 days of the 
signed Findings of Fact, Conclusion of Law and Order, whichever occurs first. 

12. The applicant shall obtain a building for the unpermitted structures circled in Exhibit C7. 
Additionally, the structures shall be removed or relocated to meet the 30 foot front setback 
requirements per CCCO §07-10-21, or with the adjustment of the northern property line.  

 

DECISION OPTIONS 
 Approval of the Application: “I move to approve CU2025-0023, Mendoza Lopez, finding the 

application does meet the criteria for approval under Article 07-07-05 of Canyon County Zoning 
Ordinance, with the conditions listed in the staff report, finding that: [Cite reasons for approval 
& Insert any additional conditions of approval].  

 Denial of the Application: “I move to deny CU2025-0023, Mendoza Lopez finding the application 
does not meet the criteria for approval under Article 07-07-05 of Canyon County Zoning Ordinance, 
finding that [cite findings for denial based on the express standards outlined in the criteria & the 
actions, if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 

 Table the Application: “I move to continue CU2025-0023, Mendoza Lopez to a [date certain or 
uncertain]. 

 

EXHIBITS:  
A. Draft FCOS 
B. Application Packet & Supporting Materials  

1. Letter of Intent 
2. Site Plan 
3. Land use Worksheet 
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4. Email Correspondence 
5. Berming plan 
6. Parking and circulation Plan 
7. Access Easement Inst No. 2018-043795 

C. Supplemental Documents 
1. Parcel Information Report 
2. PI2023-0204 
3. CU2025-0010 
4. CU2022-0018 
5. CDEF2025-0052 
6. Cases Maps/Reports  

6.1. Aerial 
6.2. Neighborhood Meeting Notification 
6.3. Vicinity Map 
6.4. Zoning Map 
6.5. Future Land Use Map 
6.6. Case Map 

a. Case Summary Report 
6.7. Subdivision 

a. Lot Report 
6.8. Soil and Prime Farm Ground Report 
6.9. Slope Map 
6.10. Nitrate Priority Map 

7. Unpermitted Structures  
D. Site Visit Photos: August 26, 2026 
E. Agency Comments Received by: September 28, 2026 

1. Southwest District Health; Received: February 27, 2026 
1.1. Pre-development meeting notes; Dated: June 13, 2025  
1.2. Updated/additional email correspondence; Dated: September 28 and 29, 2026 

2. Idaho Transportation Department; Received: March 3, 2026 
3. Boise Project Board of Control; Received: March 4, 2026 
4. Golden Gate Highway District No. 3; Received: September 23, 2026 

F. Public Comments Received by: September 28, 2026 
1. Justin Edwards; Received: September 9, 2026 
2. Keri Smith; Received: September 28, 2026 

2.1. Site Photos 
2.2. Aerial Images  
2.3. Access/sight distance video: https://bit.ly/4xWErmZ. 

https://bit.ly/4xWErmZ


 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

DRAFT – Findings of Fact, Conclusions of Law & Order (FCOs) 

Hearing Examiner 

Case# CU2025-0023 

Hearing date: October 8, 2026 

 



 HEARING EXAMINER 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

 

In the matter of the application of: 
Mendoza Lopez – CU2025-0023 

The Canyon County Hearing Examiner considers the 
following: 

The applicant, Jose Mendoza Lopez, is requesting a 
conditional use permit for a staging area for a landscaping 
business (Mendoza Landscaping LLC) on Parcel R33758 
approximately 2.79 acres in an “A” (Agricultural) zone. 
The proposed use consists of an 80’ by 80’ staging area 
for business vehicles and equipment with two to three (2-
3) employees on site, nine (9) parking spaces (pickups, 
dump trailer and skid steers) with a loading area. No retail 
activity or sale of products occurs on site. The hours of 
operation are 7 a.m. to 7 p.m. daily. The subject property 
is located at 24749 Homedale Road, Wilder, Idaho, 
83676, also referenced as Parcel R33758, a portion of the 
NW quarter of Section 12, T3N, R5W, BM, Canyon 
County, Idaho. 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
1. The record is comprised of the following: 

 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CU2025-0023 
1. All exhibits are located in the case staff report dated October 8, 2026. 

 

Applicable Law 
1. The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) §01-17 

(Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal Procedures), 
CCCO §07-07 (Conditional Use Permits), CCCO §07-02-03 (Definitions), CCCO §07-10-27 (Land Use 
Regulations (Matrix)), CCCO §07-14 (Use Standards), Idaho Code §67-6512 (Special Use Permits, Conditions, 
and Procedures). 

 

a. Notice of the public hearing was provided pursuant to CCCO §07-05-01, Idaho Code §67-6509 and 67-
6512.   
 

b. A special use permit may be granted to an applicant if the proposed use is conditionally permitted by 
the terms of the ordinance, subject to conditions pursuant to specific provisions of the ordinance, 
subject to the ability of political subdivisions, including school districts, to provide services for the 
proposed use, and when it is not in conflict with the plan. Idaho Code §67-6512. 
 

c. Every use which requires the granting of a conditional use permit is declared to possess characteristics 
which require review and appraisal by the commission to determine whether or not the use would cause 
any damage, hazard, nuisance or other detriment to persons or property in the vicinity. See CCCO §07-
07-01. 
 

d. Upon the granting of a special use permit, conditions may be attached to a special use permit including, 
but not limited to, those: (1) Minimizing adverse impact on other development; (2) Controlling the 
sequence and timing of development; (3) Controlling the duration of development; (4) Assuring that 
development is maintained properly; (5) Designating the exact location and nature of development;(6) 
Requiring the provision for on-site or off-site public facilities or services; (7) Requiring more 
restrictive standards than those generally required in an ordinance; (8) Requiring mitigation of effects 
of the proposed development upon service delivery by any political subdivision, including school 
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districts, providing services within the planning jurisdiction. See Idaho Code §67-6512, CCCO §07-07-
17, and 07-07-19. 
 

e. Use Standards – Staging Area: (1) All work shall be conducted off site. (2) Business vehicles shall be 
operable and parked on site, not on a public or private road. (3) Persons not employed on the premises 
may visit the premises for the purpose of picking up equipment and materials to be used elsewhere, 
including trucks offloading or transferring equipment and/or materials to other vehicles. (4) Employees 
may meet on the premises to share rides to and from job sites. (5) Employees' vehicles shall be parked 
on site and not on a public or private road. See CCCO §07-14-29. 

 

2. Any hearing examiner appointed by the board shall perform such duties as assigned by the board pursuant to 
Idaho Code section 67-6520. See CCCO §07-03-07. 

 

3. There are no mandates in the Local Planning Act as to when conditional permits may or may not be granted, 
aside from non-compliance with the community master plan. I.C. § 67-6512. Chambers v. Kootenai Cnty. Bd. 
of Comm'rs, 125 Idaho 115, 117, 867 P.2d 989, 991 (1994). 
 

4. The burden of persuasion is upon the applicant to prove that all criteria are satisfied. CCCO §07-05-03. 
 

5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record.  
 

6. The County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form 
of written findings, conclusions, and orders. CCCO 07-05-03(1)(I). 

 

The application, CU2025-0023, was presented at a public hearing before the Hearing Examiner on October 8, 
2026. Having considered all the written and documentary evidence, the record, the staff report, oral testimony, and 
other evidence provided, including the conditions of approval and project plans, Hearing Examiner decide as 
follows: 

Table 1. Conditional Use Permit Standards of Evaluation Analysis 

Standards of Evaluation – CCCO §07-07-05: The presiding party shall consider each conditional use permit application by 
finding adequate evidence to answer the following questions in its FCOs: 

 County Ordinance and Staff Review 

Criteria Met? 
Code 

Section 
Analysis 

Met 1 Is the proposed use permitted in the zone by conditional use permit? 

Staff Analysis 

The use of a staging area is permitted in the zone by conditional use permit, pursuant to County Ordinance 
(§07-10-27). The use consists of a staging area for Mendoza Landscaping LLC on Parcel R33758 to park 
equipment such as business vehicles and equipment on site. The applicant submitted a conditional use 
permit application to establish a staging area on September 4, 2025. See Exhibit B of the Staff Report for 
the application and submitted materials.  
 
A staging area is defined as “an area where equipment and/or materials are stored for use conducted 
entirely off site” per CCCO §07-02-03. See project description analysis contained in Section 07-070-05(2) 
detailing the nature of the request.  

Criteria Met? 
2 What is the nature of the request? 

Met 

Analysis 

The nature of the request consists of a staging area for three (3) business vehicles and six (6) pieces of 
equipment related to Mendoza Landscaping LLC.  

 Operations: Storage and dispatch of landscaping equipment and vehicles such as pick-ups, skid 
steers and dump trailers. See Exhibit D of the Staff Report for the type of vehicles and equipment 
that may be parked on site. The applicant engages in small local landscaping and maintenance 
business. No customers or retail operations will take place on site (Exhibit B1 of the Staff Report). 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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There may be extra gravel left over from job sites stockpiled on the property (Exhibit B4 of the 
Staff Report). See condition of approval No. 7.  

 The applicant requests a 80’ by 80’ (6,400 square foot) area of the 2.79-acre subject property to be 
utilized for the staging area (Exhibit B4 of the Staff Report) 

 Parking: The applicant proposes nine (9) parking stalls for three (3) business vehicles and six (6) 
business equipment including but not limited to skid steers, dump and cargo trailers. A parking and 
circulation plan was submitted on September 26, 2026 (Exhibits B5 & B6 of the Staff Report).  

 Hours of operations: 7 a.m. to 7 p.m. daily (Exhibit B3 of the Staff Report). 
 Employees: Two to three (2-3) employees will have access to the subject property to pick up and 

drop off equipment and vehicles needed for a job site. The applicant anticipates seven (7) average 
daily trips, generated in the morning to go to a job site and once in the evening after returning from 
a job site. See table two (2) for staging area requirements.  

Criteria Met? 
3 Is the proposed use consistent with the comprehensive plan? 

Met 

Analysis 

The use is consistent with the Comprehensive Plan with the added conditions of approval. The future land 
use designation is Agricultural with an Agri-Tourism Exclusive Farm Use overlay district (Exhibit C1 of 
the Staff Report).  
 
Chapter 1: Property Rights 
G1.01.00 Protect the integrity of individual property rights while safeguarding public health, safety, and 
welfare.  
A1.01.00a Require properties to conform to the zoning code before receiving additional zoning approvals. 
 
The applicant has applied for a conditional use permit to resolve the code enforcement violation on the 
property (Exhibit B5 of the Staff Report). If the conditional use permit is approved the subject property 
will come into compliance with Canyon County Code with the added condition of approval. Canyon 
County values private property rights and may support the applicant’s project and surrounding property 
owners’ rights by adding mitigating conditions to the conditional use permit.  

 
Chapter 2: Population 
G2.01.00 Incorporate population growth trends & projections when making land-use decisions.  
P2.01.01 Plan for anticipated population and households that the community can support with adequate 
services and amenities. 
 
Canyon County promotes business with adequate services. The applicant operates “a small family oriented 
landscaping and landscape maintenance company” (Exhibit B1 of the Staff Report). The applicant can 
provide landscaping services to the community within the growing population of the County. 
 
Chapter 3: Economic Development 
P3.01.02 Support suitable sites for economic growth and expansion compatible with the surrounding area. 
 
The landscaping business is in an appropriate location as there is a staging area and contractor shop for 
Heartwood Tree Care which stores logs and woodchips and processes firewood within a 600’ radius of the 
subject property (Exhibit C3 of the Staff Report). The site is suitable for a landscaping business. See code 
section 4 for details regarding the character of the area.  
 
Chapter 4: Land Use and Community Design 
P4.01.02 Planning, zoning, and land-use decisions should balance the community’s interests and protect 
private property rights. 
P4.02.01 Consider site capability and characteristics when determining the appropriate locations and 
intensities of various land uses. 
G4.03.00 Develop land in a well-organized and orderly manner while mitigating or avoiding incompatible 
uses, protecting public health and safety, and creating a vibrant economy through sustainable land use 
planning. 
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P4.03.03 Recognize that each land use application is unique and that agricultural and nonagricultural 
uses may be compatible and co-exist in the same area and in some instances may require conditions of 
approval to promote compatibility. 
P4.07.01 Plan land uses that are compatible with the surrounding community. 
 
The subject property is located in an Agricultural zone and the surrounding area is zoned agricultural. The 
primary use in the surrounding properties is agricultural with a residence on site. The use is anticipated to 
be compatible with neighboring agricultural and residential uses in the vicinity with the added conditions 
of approval.  
 
Chapter 8: Transportation 
G8.02.00 Provide safe transportation improvements for all users and connections to adjacent areas. 
 
The applicant proposes to install a 10-foot paved apron on the shared driveway on the eastern boundary of 
Parcel R33757 to improve the access from Homedale Road to support safe merging and exiting with 
oncoming traffic on Homedale Road (Exhibit B2 of the Staff Report).   

Criteria Met? 
4 

Will the proposed use be injurious to other property in the immediate vicinity and/or 
negatively change the essential character of the area? Met 

Analysis 

The use will not be injurious to other property in the immediate vicinity and will not negatively change the 
essential character of the area.  
 
Character of the Area: The character of the area is agricultural in nature. The primary zone within a 600’ 
radius of the subject property is “A” (Agricultural) and the surrounding land uses appears to also be 
primarily agricultural. The subject property is adjacent to agricultural operations to the northeast, east and 
southeast. There are nine (9) parcels with a residence on site within the 600’ radius of the subject property. 
The average lot size is 10.95 acres. The subject property contains moderately-suited Class 3 soils with 
minimal slopes.  
 
Adjacent existing conditions within 600 feet of the subject property: 

Direction Existing Use Primary Zone Other Zone 
N Agricultural with 

Residences 
“A”  

E Agricultural with 
Residences 

“A”  

S Agricultural with 
Residences 

“A”  

W Residential “A”  
“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood Commercial), 
“C-2” (Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 

 
Surrounding Land Use Cases: There is one (1) similar land use case in the vicinity. A contractor shop, 
staging area and firewood sales conditional use permit was approved on Parcel R3376010 for a tree service 
business on two (2) out of ten (10) acres approximately a quarter of a mile to the east of the subject 
property (Exhibit C3 of the Staff Report). Within a one (1) mile radius of the subject property, there is a 
communications tower to the north and seven (7) platted subdivisions primarily to the south (Exhibit C4 & 
C6.7 of the Staff Report).The surrounding land use cases indicate the surrounding area is primarily 
agricultural in nature, the use is agriculturally related, and with the conditions of approval, the use’s 
impacts should be mitigated.  
  
Potential Impacts: The d staging area may impact the surrounding area due to noise, traffic and dust. With 
the added conditions of approval, the potential impacts will likely be mitigated. The applicant proposes 
daily operations from 7:00 a.m. to 7:00 p.m. with 2-3 employees. The applicant anticipates 7 to 8 average 
daily trips related to the use, resulting in minimal traffic impacts. The subject property is served by a 28-
foot-wide gravel easement through Parcel R33757 of which 10 feet in length will be paved to improve the 
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access and reduce dust when entering and existing the property. Additionally, it will support safe merging 
and exiting with oncoming traffic on Homedale Road. The use will utilize approximately 6,400 square feet 
out of the 2.79-acre subject parcel (Exhibit B6 of the Staff Report). To obscure the business operations, 
staff recommends that a condition be added to add a minimum four (4) foot berm with perma-bark around 
the staging area on the south side of the subject property to obscure the business vehicles and equipment 
and be a barrier to Watson Lateral (Exhibit B5 of the Staff Report). With the added conditions, the staging 
area is not anticipated to conflict with neighboring uses. The use is not anticipated to exclude or diminish 
one another’s use of public and private services. See Code Section five (5) for details. A site visit was 
completed on August 26, 2026 and site photos can be found in Exhibit D of the Staff Report. Two (2) 
public comments were received, one (1)  in favor and one (1) in opposition of the staging area (Exhibit F 
of the Staff Report). 
 
Code Enforcement Violation: A code enforcement violation was opened on the property on March 6, 
2025 due to occupied RVs without a temporary use permit and utilizing the property as a staging area 
without a conditional use permit. According to the applicant the RV’s are unoccupied and utilized for 
recreational purposes only (Exhibit B4 of the Staff Report). The applicant submitted a conditional use 
permit application to abate the code violation on September 4, 2025. The code enforcement violation case 
remains open (Exhibit C5 of the Staff Report). As a condition of approval, the applicant shall come into 
compliance with Canyon County Code by providing evidence the RVs are unoccupied, and the unpermitted 
structures are permitted and relocated to meet the setback requirements per CCCO §07-10-21 prior to the 
continuation of the use. See condition of approval No. 1a and 12. 

Criteria Met? 
5 

Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and 
utility systems be provided to accommodate the use? Met 

Analysis 

 The project will have adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and 
utility systems to accommodate the use based on the analysis contained herein.  
 
Water: According to the land use worksheet, water is not proposed for the requested use; however, it is 
available via domestic well (Exhibit B3 of the Staff Report).  
 
Sewer: There is currently an individual septic system servicing the residence on site. There will be 2-3 
employees who will have access to the restroom in the residence. According to Southwest District Health 
on February 27, 2026, the applicant will be using portable restrooms and, in the future, may add a 
bathroom to the barn which would require a septic system (Exhibit E1.1 of the Staff Report). According to 
the applicant there will be one (1) portable restroom on site with a hand washing station that will be 
serviced regularly in accordance with Southwest District Health requirements (Exhibit B4 of the Staff 
Report). See condition of approval No. 11. SWDH provided an updated comment on September 28 and 29, 
2026, restricting the long term use of a portable sanitation rooms, stating there is concerns with the long 
term use of portable sanitation rooms year round. SWDH recommends a condition of approval be added 
the applicant constructs a permanent restroom in the barn to mitigate SWDH concerns (Exhibit E1.2). See 
condition of approval No. 11a. The subject property is located in a Nitrate Priority Area; however, a nitrate 
priority study is not required unless the wastewater flow meets or exceeds 600 gallons per day according to 
Southwest District Health (Exhibit E1 of the Staff Report). 
 
Irrigation: The subject property is located in Boise Project Board of Control and Wilder Irrigation District 
service areas. The applicant does not anticipate using irrigation water for the requested use (Exhibit B3 of 
the Staff Report). The agricultural uses on the property use surface water. According to Boise Project 
Board of Control, the subject property has 2.51-acres if water rights (Exhibit E3 of the Staff Report). The 
Watson Lateral runs along the south boundary of the subject property and has a 25’ easement from the 
centerline of the canal. According to Boise Project Board of Control on March 4, 2026, the applicant shall 
not obscure the easement (Exhibit E3 of the Staff Report). See condition of approval No. 5. 
 
Drainage/Stormwater drainage facilities: According to Boise Project Board of Control storm water 
drainage shall be retained on site, discharge into the live irrigation system is prohibited (Exhibit E3 of the 
Staff Report). Initially, the applicant stated stormwater will be discharged into the irrigation canal, but the 
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applicant updated the drainage plan on September 26 to comply with Boise Project Board of Control 
requirements. The applicant proposes to construct a 4 foot berm along the existing fence line near the south 
property line and have a pond to retain stormwater on site (Exhibit B5 of the Staff Report).  
 
Utility Systems: Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, 
were notified of the application on February 27, 2026 and September 3, 2026. No agency comments were 
provided by those services at the time the staff report was written. It is anticipated that the applicant will be 
able to work with utility providers to gain any additional utilities if needed. 
 
Building: There are two (2) chicken coops that are not permitted nor meet county setback requirements 
that need to be relocated to meet a 30 foot front setback requirement from the property line and obtain a 
building permit (Exhibit C7 of the Staff Report). See condition of approval No. 12. 

Criteria Met? 
6 

Does legal access to the subject property for the development exist or will it exist at the 
time of development? Met 

Analysis 

The subject property does have legal access for the development and will exist at the time of the 
development.  
 

The subject property has access to a 28’ wide access easement located on the eastern boundary of Parcel 
R33757, which has access off of Homedale Road (Exhibit B7 of the Staff Report). Homedale Road is 
classified as a collector roadway which is a more local road. Collectors provide traffic circulation within 
residential, commercial and industrial areas. According to Golden Gate Highway District No. 3 the 
applicant shall provide a recorded easement legal description and apply for an approach permit application 
with Golden Gate Highway District (Exhibit E4 of the Staff Report). Idaho Transportation Department 
(ITD) has no comments or concerns about the use as it does not meet the threshold for a traffic impact 
study and does not pose a safety concern.  

Criteria Met? 
7 Will there be undue interference with existing or future traffic patterns? 

Met 

Analysis 

There will not be undue interference with the existing and/or future traffic patterns.  
 

The applicant anticipates 7-8 average daily trips, between the 2-3 employees. Daily trips will be generated 
in the morning when the applicant leaves to a job site around 7:00 a.m. and in the evening when returning 
from the job site between 4:00 p.m. and 7:00 p.m. Customers will not come on site as there are no retail 
operations (sale of landscaping products) included in the proposed business on site. The use is not 
anticipated to interfere with the existing or future traffic patterns as the use does not trigger the traffic 
impact study according to Idaho Transportation Department and Golden Gate Highway District No. 3 
(Exhibit E2 & E4 of the Staff Report). 

Criteria Met? 

8 

Will essential services be provided to accommodate the use including, but not limited to, 
school facilities, police and fire protection, emergency medical services, irrigation 
facilities, and will the services be negatively impacted by such use or require additional 
public funding in order to meet the needs created by the requested use?  

Met 

Staff Analysis 

Essential services will be provided to accommodate the use including, but not limited to school facilities, 
police and fire protection, emergency medical services, irrigation facilities. The services will not be 
negatively impacted by such use, and/or require additional public funding in order to meet the needs 
created by the requested use.  
 
School Facilities: Agency notice was provided to Homedale School District on February 27, 2026 and 
September 3, 2026, and no comments were received. The use is not anticipated to negatively impact school 
facilities. 
 
Police and Fire Protection: Agency notice was provided to Canyon County’s Sheriff Office and 
Homedale Fire District on February 27, 2026 and September 3, 2026, and no comments were received 
from the Sheriff’s Department and Homedale Fire District. The use is not anticipated to negatively impact 
police and fire protection services.  
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Emergency Medical Services: Agency notice was provided to Canyon County’s Emergency Management 
Coordinator and Canyon County Paramedics on February 27, 2026, and September 3, 2026, no comments 
were received. The use is not anticipated to negatively impact emergency medical services. 
 
Irrigation Facilities: Wilder Irrigation District and Boise Project Board of Control were notified of the 
application on February 27, 2026 and September 3, 2026. Boise Project Board of Control provided 
comments on March 4, 2026 stating there is a 25’ easement from the centerline of the Watson Lateral that 
shall not be obstructed and stormwater shall not be discharged into live irrigation systems. The applicant 
proposes to have a berm and a pond to retain stormwater on site (Exhibit B5 of the Staff Report). The use 
is not anticipated to negatively impact irrigation facilities. 

Table 2. Use Standards – Staging Area: CCCO §07-14-29 

Per CCCO §07-14-03(1): The provisions of this article apply to all properties where a use is listed as an allowed use, a 
conditional use, or a director's decision in section 07-10-27 of this chapter (land use matrix).  

 County Ordinance and Staff Review 

Criteria Met? 
Code 

Section 
Analysis 

Met 1 All work shall be conducted off site. 

Analysis 
All work shall be completed off-site (Exhibit B1 of the Staff Report). The use of the staging area is strictly 
for parking three (3) business vehicles and six (6) equipment on-site (Exhibit B1 & B4 of the Staff Report). 
Landscaping products will not be sold on the subject property.  

Criteria Met? 
2 Business vehicles shall be operable and parked on site, not on a public or private road. 

Met 

Analysis 

The use consists of nine (9) total parking spaces for the landscaping business consisting of business vehicles 
and equipment with a loading area for the staging area (Exhibit B4 of the Staff Report). According to the 
site plan and proposed condition of approval No. 6b, all parking shall be off-street parking, located on the 
premise and all vehicles shall be operable (Exhibit B5 of the Staff Report).  

Criteria Met? 
3 

Persons not employed on the premises may visit the premises for the purpose of picking 
up equipment and materials to be used elsewhere, including trucks offloading or 
transferring equipment and/or materials to other vehicles. 

Met 

Analysis 
According to the Land Use Worksheet, the use will have two to three (2-3) employees. Employees may visit 
the site for the purpose of picking up equipment and materials to be used elsewhere, including trucks 
offloading or transferring equipment and/or materials to other vehicles. 

Criteria Met? 
4  Employees may meet on the premises to share rides to and from job sites.  

Met 

Analysis 
According to the Land Use Worksheet, the proposed use will have two to three (2-3) employees (Exhibit B3 
of the Staff Report). If needed, employees may meet on the premises to share rides to and from job sites. 

Criteria Met? 
5 Employees' vehicles shall be parked on site and not on a public or private road.  

Met 

Analysis 
On September 26, 2026, the applicant provided a parking plan for nine (9) vehicles; all the parking is located 
on the premises, therefore no off-street parking will occur (Exhibit B5 of the Staff Report). See condition of 
approval No. 6b. 

 
Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, Hearing Examiner approves/Case # 
CU2025-0023, a conditional use permit of a staging area subject to the following conditions as enumerated: 

Conditions of Approval 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and 
regulations that pertain to the subject property and the proposed use.  

a. RV’s shall be unoccupied unless a temporary use permit is obtained with DSD.  
b. The site and facility shall be maintained in compliance with CCCO Chapter 2 Article 1: Public 

Nuisances.   
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2. The conditional use permit for a staging area shall be limited to the applicant, Jose Mendoza Lopez. Should 
ownership of the subject property, Parcel R33758 change from Jose Mendoza Lopez or an immediate 
family member, the new property owner shall provide Canyon County’s Development Services Department 
with notarized consent to the staging areas conditions.  

3. This conditional use permit must follow land use time limitation as stated in CCCO 07-07-23: “When a 
conditional use permit is granted, the land use or construction of its facility proposed in the application 
must have commenced within three (3) years of the date of the final decision by the presiding party or a 
court of appropriate jurisdiction. The improvements for the approved use must be completed within five (5) 
years of the same date.  

4. All exterior lighting, if installed, shall be downward-facing and directed away from surrounding properties. 
Compliance shall be demonstrated in the building plans submitted as part of the building permit submittal 
via an exterior lighting plan. Review and approval by DSD shall be completed before building permit 
issuance. 

5. The applicant shall not impede, disrupt, or otherwise disturb the existing irrigation structures on and 
adjacent to the subject property without written approval from the irrigation district with jurisdiction. The 
applicant shall comply with applicable Boise Project board of Control requirements. Stormwater shall be 
retained on site and discharging into live irrigation systems is prohibited (Exhibit E3).  

6. The proposed development shall be in general conformance with the applicant’s site plan and letter of 
intent (Exhibits B1-B6). 

a. The hours of operation shall be daily, 7:00 a.m. – 7:00 p.m., as proposed in the applicant’s letter of 
intent (Exhibit B1). 

b. Employees' vehicles shall be parked on-site and not on a public or private road (Exhibit B5). 
Business vehicles shall be operable and parked on site, not on a public or private road. 

c. The staging area shall be limited to 6,400 square foot area of the subject parcel (2.79-acres) in 
accordance with the site plan (Exhibit B5). 

d. The staging area shall not exceed nine (9) pieces of equipment (2 dump trailers, 1 cargo trailer, 1 
skid steer, 1 mini skid steer, 1 flatbed, 3 business vehicles, or of the similar equipment type) and 
accessory equipment needed for the operation without further approval through an amended 
conditional use permit (Exhibit D). 

7. Any debris or excess of material (which include but not limited to tree trims, grass clippings, waste 
material, unclean fill and crushed concrete) on site shall be removed from the property within 15 business 
days.  

a. Stockpiling of materials in site shall not exceed 12 feet in height.  

8. The applicant shall comply with Golden Gate Highway District No. 3 (GGHD3) requirements (Exhibit 
E4).  

a. The applicant shall provide a recorded easement prepared by an Idaho registered licensed land 
surveyor for the proposed access to the subject property to GGHD3. The applicant shall provide 
DSD evidence of completion within 120 days of the signed Findings of Fact, Conclusion of Law 
and Order. 

b. An approach permit shall be submitted to Golden Gate Highway District No. 3 for the proposed 
access location. The access shall be constructed in accordance with GGHD3 requirements. The 
applicant shall provide DSD evidence of completion within 120 days of the signed Findings of 
Fact, Conclusion of Law and Order. 

9. A dust mitigation plan shall be submitted prior to commencement of use to the Development Services 
Department. Dust shall be controlled per applicable federal, state, and county laws, ordinances, rules, and 
regulations that pertain to operations, including but not limited to nuisance regulations (Canyon County 
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Code of Ordinances Chapter 2 Article 1: Public Nuisances) and shall be consistent with Idaho Department 
of Environmental Quality (DEQ) requirements. 

10. A four (4) foot berm with perma-bark, shall be constructed on the south boundary of the proposed 6,400 
square foot area located on the subject parcel. The placement of the berm shall take into consideration any 
easements that may be in place. Evidence shall be submitted to the Development Services Department 
within 120 days of the Findings of Fact, Conclusion of Law and Order (Exhibit B5). 

11. The applicant shall meet all applicable Southwest District Health (SWDH) requirements for the proposed 
uses. Evidence shall be a letter of review and approval from SWDH prior to the continuation of staging 
area activities.  

a. The number of portable restrooms and maintenance shall be as recommended by Southwest 
District Health’s Technical Guidance Manual (Sections 4.18.2 and 4.18.4) temporarily until a 
permanent restroom is constructed or within 180 days of the signed Findings of Fact, Conclusion 
of Law and Order, whichever occurs first. 

12. The applicant shall obtain a building for the unpermitted structures circled in Exhibit C7. Additionally, the 
structures shall be removed or relocated to meet the 30 foot front setback requirements per CCCO §07-10-
21, or with the adjustment of the northern property line.  

 

DATED this ________ day of _________________________, 2026. 
 

HEARING EXAMINER  
CANYON COUNTY, IDAHO 

 

 ______________________________________ 
        Jerome Mapp, Hearing Examiner;  

 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ______day of _____________, in the year 2026, before me_________________________, a notary public, personally appeared 

__________________________________, personally known to me to be the person whose name is subscribed to the within instrument, 

and acknowledged to me that he (she) executed the same. 

Notary:         

 My Commission Expires:      

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT B 

Application Packet & Supporting Materials 

Hearing Examiner 

Case# CU2025-0023 

Hearing date: October 8, 2026 
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Arbay Mberwa

From: Miguel gonzalez < >
Sent: Monday, August 17, 2026 8:37 AM
To: Arbay Mberwa
Subject: [External]  Re: CU2025-0023

1. The business is a small, family-operated landscaping and landscape maintenance company. The 
proposed staging area will be used for parking company vehicles and equipment only. No retail sales or 
resale of landscaping materials will occur on the property. 

2. Company equipment staged on the property will include one (1) skid steer, one (1) mini skid steer, two 
(2) dump trailers, one (1) cargo trailer, one (1) flatbed trailer, and three (3) work trucks, for a total of 
nine (9) vehicles and pieces of equipment. Not all vehicles and equipment are used at the same time or 
on a daily basis. Some trailers are also occasionally used for personal purposes, such as hauling 
household waste, cleaning animal areas, or transporting hay bales. 

3. The proposed staging area will occupy approximately 80 feet by 80 feet (6,400 square feet) of the 2.79-
acre property. 

4. Instrument No. 2023-039085 may be used as evidence of ownership of the subject property. 
5. The legal access easement across the neighboring property is approximately 28 feet wide. Instrument 

No. 2018-043795 identifies a 28-foot-wide easement.  
6. A parking plan will be provided showing the location of the staging area, parking spaces, vehicle 

access, and circulation routes on the property. 
7. Business operations consist primarily of employees leaving the property once each morning to travel to 

job sites and returning in the late afternoon or evening, typically after 9 to 12 hours. Vehicle traffic is 
generally limited to one departure and one return each workday. 

8. The property will not be used as a storage yard for landscape materials. Occasionally, small amounts of 
leftover gravel or similar material may be temporarily present after completion of a project before being 
used on another job or properly disposed of. 

9. One (1) recreational vehicle (RV) is located on the property and is used solely for personal recreational 
purposes. It is not occupied as a residence.  

10. One (1) portable restroom will be provided for employee use and will be serviced and maintained on a 
regular schedule or as needed. The portable restroom includes a handwashing station. Because the 
business is small and family-operated, with typically one to three workers on-site (generally the owner, 
his son, and occasionally one additional employee), restroom usage is expected to be minimal. 
Employees also have access to restroom facilities within the residence. 

11. Stormwater from the gravel parking and staging area will be graded to drain toward the existing 
irrigation canal located adjacent to the parking area. The addition of gravel will help stabilize the surface 
and reduce erosion while allowing stormwater runoff to flow toward the existing drainage feature. 

 
 
 
On Thu, Aug 13, 2026 at 5:24 PM Miguel gonzalez < > wrote: 
Hello, 
 
Per Jose, you are welcome to stop by whenever to take the pictures you need or we could schedule 
something if you’d like him to be there in case you have any questions.  
 
I will get back to you on the questions. What you have is mostly correct. Thanks  
 
On Wed, Aug 5, 2026 at 2:13 PM Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> wrote: 
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Hello, 

  

I would like to schedule this case for September 24 at 1:30 p.m. but I’m missing some information, please provide me 
the remainder of the requested items listed below.  

I need to complete a site visit to take photos of the property to include in the staff report, do I have consent to come on 
to the property?  

Please reach out and let me know if you have questions, 

 

Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department 

Direct Line:  208-455-6039   

Email:  Arbay.Mberwa@canyoncounty.id.gov 

111 N. 11th Ave., #310, Caldwell, ID  83605 

Website: www.canyoncounty.id.gov 

Public office hours: 

Monday, Tuesday, Thursday and Friday 

From: Arbay Mberwa  
Sent: Tuesday, June 23, 2026 3:23 PM 
To: ' ' < > 
Subject: RE: CU2025-0023 

  

Hello, 

  

The following answers were given by Mr. Lopez on June 23, 2026 regarding the staging area conditional use permit for 
a landscaping business (CU2025-0023). If I miss heard the information please correct me and the record otherwise I 
will assume what I have documented is correct.  

1. The business is a small local landscaping business. There will be a dump trailer and a trailer, a skid steer and a 
mini skid steer staged on the property. 
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2. The easement is 20-28’ wide on the neighboring property. I requested the applicant provide a RUMA or 
approval of easement reduction for legal access and meeting code criteria. See Inst No. 2018- 043795- outlines 
a 28’ wide easement. 

3. The applicant proposes to use 2.5 acres of the subject property for the staging area. 
4. Yes and that’s fine to use Instrument No. 2023-039085 as evidence of ownership of the property.  
5. There will be two (2) business vehicles and 4 equipment associated with the use, a total of 6 vehicles and 

equipment. 
6. Applicant will provide a parking and circulation plan. 
7. Operations of the business, there may be extra gravel left over from job sites. 
8. Applicant anticipates 7-8 average daily trips associated with the use. 
9. There is one (1) RV on site used for recreational purposes only. 
10. There will be one (1) portable restroom on the property for employees to use.  
11. There is an irrigation canal that will be used to discharge stormwater.  
12. There are 3 employees. The property owner, his son and one other person operate the business.  

  

Thanks for providing details, I will wait for the parking and circulation plan prior to moving the case forward to 
hearing. If I have additional questions I will reach out to you and feel free to do the same if you have questions.  

 

Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department 

Direct Line:  208-455-6039   

Email:  Arbay.Mberwa@canyoncounty.id.gov 

111 N. 11th Ave., #310, Caldwell, ID  83605 

Website: www.canyoncounty.id.gov 

Public office hours: 

Monday, Tuesday, Thursday and Friday 

From: Arbay Mberwa  
Sent: Monday, May 4, 2026 4:31 PM 
To:  
Subject: CU2025-0023 

  

Hello, 
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I’m the planner working on your landscaping business conditional use permit. The initial agency notice is complete and 
I have attached all comments received for your review.  

I have a few questions regarding the case: 

  

1. What is the nature of the landscaping business? 
2. How wide is the access easement? If under 60’ wide do you have an easement reduction approval? What is the 

instrument number of the easement and/or road users maintenance agreement? 
3. Approximately how many acres will be used for the proposed staging area (it appears to be approximately 2 

acres but wanted to confirm with you)? 
4. The most recent deed on file is under Instrument No. 2023-039085 (attached), would you like to use that as 

evidence of property ownership? 
5. How many business vehicles, equipment will be parked on site? 
6. Please submit a parking plan. 
7. In the letter of intent it states “temporary storage and dispatch of landscaping” please provide details of what 

that entails.   
8. What is the estimated average daily trips/ how many times do you anticipate to come to and from the property is 

a day? 
9. How many RV’s on site? Are any occupied? 
10. On the land use worksheet it mentions there is no need for a septic system while Southwest District Health has 

that you will be using portable restrooms, please provide clarity on how you plan to manage wastewater? 
11. How will stormwater be retained on site? 

Please reach out and let me know if you have questions, 

 

Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department 

Direct Line:  208-455-6039   

Email:  Arbay.Mberwa@canyoncounty.id.gov 

111 N. 11th Ave., #310, Caldwell, ID  83605 

Website: www.canyoncounty.id.gov 

Public office hours: 

Monday, Tuesday, Thursday and Friday 
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EXHIBIT C 

Supplemental Documents 

Hearing Examiner 

Case# CU2025-0023 

Hearing date: October 8, 2026 

 



amberwa
Text Box
Exhibit C1




Planning  Zoning  Building  Code Enforcement 

amberwa
Text Box
Exhibit C2




Planning  Zoning  Building  Code Enforcement 



 

 

 

 

 

 

 

 

 

 

Surrounding Land Use Cases 



amberwa
Text Box
Exhibit C3
























amberwa
Text Box
Exhibit C4








 

Planning  Zoning  Building  Code Enforcement 
Dedicated to providing quality, efficient and equitable service to the citizens of Canyon County by planning for orderly 

growth and development through consistent administration and enforcement of County Ordinances. 

 

Canyon County, 111 North 11th Avenue, Suite 310, Caldwell, ID  83605 
(208) 454 7458   (208) 454 6633 Fax    DSDInfo@canyoncounty.id.gov    www.canyoncounty.id.gov 

 

COURTESY NOTICE 
 

March 12, 2025                    Sent US First ClassMail 
 
Jose Mendoza Lopez and 
Martina Orosco Baltazar 
24749 Homedale Road 
Wilder, ID  83676 
 
Dear Property Owner: 
 
Canyon County Development Services Department (DSD) is investigating a complaint that your property 
has multiple occupied RVs and is being used staging area.  The subject property is located at 24749 
Homedale Road, Wilder, ID; also identified as Assessor Parcel Number R33758.  This property is located 
in an area of Canyon County that is zoned “A” (Agricultural). 
 

ZONING ORDINANCE:  Recreational Vehicle Use:  Subject property contains occupied recreational 
vehicle or vehicle(s) (RVs).  Living in an RV outside of an RV park without approval of a zoning 
compliance, conditional use permit, temporary use permit, and/or septic approvals are violations of the 
Canyon County Zoning Ordinance (CCZO § 07-10-27; 07-12-01(1)).  Further defined as residing in an RV 
outside an RV park for a period not to exceed ninety (90) days within a calendar year (CCZO § 07-
15-05(1)(C)). 
 
CORRECTION:  Meet with DSD Planning and Zoning within the next 10-days or no later than March 
26, 2025,  to discuss options available to you OR the occupied RV(s)  must be removed within the next  
10-days or no later than March2 6, 2025.  DSD Planning and Zoning can be reached at 208-402-4164 
or Zoning@canyoncounty.id.gov.  
 
ZONING ORDINANCE:  Staging Area: This type of activity is not allowed in an area zoned “A” 
(Agricultural) unless you apply for and are approved for a Conditional Use Permit (CCCO § 07-10-27): 
 
07-10-27: LAND USE REGULATIONS (MATRIX):  This section lists uses within each land use zone: 
allowed uses (A), permitted uses through a conditional use permit (C), Director administrative decision 
(D), not applicable because covered by different use/section (n/a), or prohibited (-). 
    

Zoning Classification A R-R R-1 R-2 C-1 C-2 M-1 M-2 MU-A 

Staging area C - - - A A A A A 

  
 

mailto:DSDInfo@canyoncounty.id.gov
http://www.canyoncounty./
mailto:Zoning@canyoncounty.id.gov
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Planning  Zoning  Building  Code Enforcement 
Dedicated to providing quality, efficient and equitable service to the citizens of Canyon County by planning for orderly 

growth and development through consistent administration and enforcement of County Ordinances. 

 

RE:  24749 Homedale Rd. 
March 12, 2025 
Page 2 of 2 
 
 
CORRECTION:  Meet with DSD Planning and Zoning within the next 10-days or no later than  
March 26, 2025,  to discuss options available to you.  DSD Planning and Zoning can be reached at  
208-402-4164 or Zoning@canyoncounty.id.gov.  
 

Development Services desires that property owners voluntarily correct all ordinance violations.  You 
may call 208-402-4165 to contact a Code Enforcement Officer.  To view the Canyon County Code, please 
visit our website at http://www.canyoncounty.id.gov. 
 
Thank you for your cooperation in this matter. 

 
Katie Phillips, Code Enforcement Officer 
katie.phillips@canyoncounty.id.gov   
cc:  Case File CDEF2025 
 

 

 

mailto:Zoning@canyoncounty.id.gov
http://www.canyoncounty.id.gov/
mailto:katie.phillips@canyoncounty.id.gov
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ID CASENUM REQUEST CASENAME FINALDECIS
1 CU2025-0010 CUP - Staging area, contractor shop, firewood sales Atkins/Hess APPROVED
2 CU2022-0018 Communications Tower Garrett APPROVED

CASE SUMMARY
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

7 287.51 104 2.76

NUMBER OF SUBS IN PLATTING ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

0

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

11 10.95 8.50 2.79 39.04

NUMBER OF MOBILE HOME PARKS ACRES IN MHP NUMBER OF SITES AVG HOMES PER ACRE MAXIMUM

0

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
CENTRAL COVE SUBDIVISION 1 3N5W14 35.29 3 11.76 CANYON COUNTY 2005

LITTLE VALLEY ESTATES 2 3N5W02 51.67 8 6.46 CANYON COUNTY 2005

OWYHEE RIVER SUBDIVISION 3 3N5W11 38.82 18 2.16 CANYON COUNTY 2007

RIVERFRONT ESTATES SUBDIVISION 4 3N5W11 & 14 61.89 24 2.58 CANYON COUNTY 2005

RIVERS EDGE SUBDIVISION 5 3N5W14 43.06 11 3.91 CANYON COUNTY 2005

SEVEN SPRINGS PARK 6 3N5W13 40.24 29 1.39 CANYON COUNTY 1973

SEVEN SPRINGS PARK #2 7 3N5W13 16.56 11 1.51 CANYON COUNTY 1974

ACRES NO. OF LOTS AVERAGE LOT SIZE

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS

SUBDIVISION NAME

SUBDIVISION NAME

MOBILE HOME & RV PARKS
CITY OF…
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Prime Farm Lands

SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

8 LEAST SUITED SOIL 498.32 0.01 0.41%
3 MODERATELY SUITED SOIL 120020.08 2.76 99.59%

120518.40 2.77 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

TuE Not prime farmland 498.32 0.01 0.41%
TuB Prime farmland if irrigated 120020.08 2.76 99.59%

120518.40 2.77 100%

SOIL REPORT

FARMLAND REPORT

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018
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GRADE SOILTYPE

1 BEST SUITED SOIL
2 BEST SUITED SOIL
3 MODERATELY SUITED SOIL
4 MODERATELY SUITED SOIL
5 LEAST SUITED SOIL
6 LEAST SUITED SOIL
7 LEAST SUITED SOIL
8 LEAST SUITED SOIL
9 LEAST SUITED SOIL
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Structures circled in the image above are unpermitted and not meeting a 30 foot front setback 

requirement. See proposed condition of approval No. 11 to remedy the incompliance.  
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EXHIBIT D 

Site Visit Photos: August 26, 2026 

Hearing Examiner 

Case# CU2025-0023 

Hearing date: October 8, 2026 

 



From the 28’ approach to Homedale Road facing north, east, west and south on Parcel R33757

North East

South
West



From the northeast corner of Parcel R33758 facing north, east, west and south

North East

South West

North
East

South
West



From the proposed staging area location 

East

South West

North



Photos taken throughout the subject property







 

 

 

 

 

 

 

 

 

 

EXHIBIT E 

Agency Comments Received by: September 28, 2026 

Hearing Examiner 

Case# CU2025-0023 

Hearing date: October 8, 2026 
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Arbay Mberwa

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Friday, February 27, 2026 9:30 AM
To: Arbay Mberwa
Cc: Mitch Kiester
Subject: [External]  RE: Agency Notice CU2025-0023 / Lopez
Attachments: Pre.Development.Notes.Signed.06.13.2025.pdf

Hi Arbay, 
 

1.) Will a Nutrient Pathogen Study be required? An NP study is required if designated commercial 
and wastewater flows meet or exceed 600 gallons per day.  

2.) Will adequate sanitary systems be provided to accommodate the use? The applicant will be 
utilizing a porta potty for wastewater disposal and may be installing a future bathroom in the 
future which would require a subsurface sewage disposal system.  

3.) Any concerns about the use or request for variance? If so, are there any conditions or mitigation 
measures recommended to ensure the use or requested variance minimizes potential impacts to 
the surrounding area and nearby city? There are no concerns with the use or request for 
rezoning if the applicant meets all SWDH requirements. 

 
Please see the attached pre-development notes.  
 
Let me know if you have any questions. 
 
Thank you, 

 

Check out our new online self-service portal here! PORTAL 

Anthony Lee, RS/BS | Land Development Senior 

o 208.455.5384 | c 208.899.1285 | f 208.455.5300 

anthony.lee@swdh.id.gov | SWDH.org 

13307 Miami Ln., Caldwell, ID 83607 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, February 27, 2026 9:11 AM 
To: ddenney@homedaleschools.org; homedalefd@gmail.com; knute.sandahl@doi.idaho.gov; bobw@gghd3.org; 
brandy.walker@ForgedFiber37.com; eingram@idahopower.com; easements@idahopower.com; 
arobins@idahopower.com; monica.taylor@intgas.com; jessica.mansell@intgas.com; 
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Contract.Administration.Bid.Box@ziply.com; tritthaler@boiseproject.org; gashley@boiseproject.org; 
wilderirrigation10@gmail.com; Mitch Kiester <Mitch.Kiester@swdh.id.gov>; Anthony Lee <Anthony.Lee@swdh.id.gov>; 
d3development.services@itd.idaho.gov; Kendra.Conder@itd.idaho.gov; Brian Crawforth 
<Brian.Crawforth@canyoncounty.id.gov>; christine.wendelsdorf@canyoncounty.id.gov; Michael Stowell 
<mstowell@ccparamedics.com>; tryska7307@gmail.com; makline2@marathonpetroleum.com; Dalia Alnajjar 
<Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; GIS and 
Addressing Division <GISAddressing@canyoncounty.id.gov> 
Subject: Agency Notice CU2025-0023 / Lopez 
 

 
Please see the attached agency notice. The application can be viewed at 
https://landhearingsagenda.canyoncounty.id.gov/DownloadDocument/173. You are invited to provide 
written testimony or comments by March 29, 2026, although as of this point, no hearing date has been 
set. You will receive a separate notification when the hearing date has been set for this case. If the 
comment deadline is on a weekend or holiday, it will move to close of business, 5:00 p.m. the next 
business day. The deadline for written testimony or additional exhibits is to ensure planners can consider 
the information as they develop their staƯ report and recommended findings. All items received by the 
deadline will also be placed in the hearing packet, allowing the hearing body adequate time to review the 
submitted information. 
 
Please direct your comments or questions to Planner Arbay Mberwa at 
arbay.mberwa@canyoncounty.id.gov. 
 
Thank you, 
 

 
Caitlin Ross 
Hearing Specialist 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-454-7463            
Email:  Caitlin.Ross@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
 
Development Services Department (DSD) 
Public office hours: 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a 
public record and may be subject to disclosure under the Idaho Public Records Act and as such may be 
copied and reproduced by members of the public.  

 CAUTION: This email originated outside Southwest District Health's network. Verify links and attachments 
BEFORE you click or open, even if you recognize and/or trust the sender. Contact IT with any concerns.  



Pre-Development Meeting
Name of Development: 
Applicant: 
P.E./P.G.:
All others in Attendance:

Date 

Number of Lots or Flow:  Acreage of Proposed Development: 
Location of Development: 

Project in Area of Concern:  Groundwater/Rock <10’ 
Level 1 NP Necessary for N: 

LSAS/CSS Proposed: 
BRO meeting for P or above: 
Proposed Drinking Water: Individual , City , Community , Public Water Supply 
BRO meeting for PWS, Com:  

Information Distributed: 

Additional Comments: 

SER , NP Guidance , Non-Domestic WW ap. 

Attach conceptual plan, if provided, or any other correspondence, and create a file for this information. The information will be 
helpful when responding to the county about permitting requirements and should be maintained with the subdivision file or 
commercial permit file when completed, for a complete written history of the project and SWDH involvement. 
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Arbay Mberwa

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Tuesday, September 29, 2026 8:58 AM
To: Arbay Mberwa
Cc: Mitch Kiester
Subject: RE: [External]  FW: Exhibit for Mendoza Landscaping CU2025-0023

Hi Arbay, 
 
SWDH would support the County including a condition of approval requiring the applicant to install a 
permanent restroom within the existing barn to serve the proposed commercial use. This would provide 
a long-term wastewater and sanitation solution for employees associated with the business rather than 
relying on portable sanitation or restroom facilities within the existing residence. 
 
Prior to installation of the restroom, the applicant would be required to coordinate with SWDH and 
obtain all applicable approvals for the proposed wastewater discharge. This may include an evaluation 
of the existing subsurface sewage disposal system to determine whether it has adequate capacity to 
accommodate the additional wastewater flow or whether modification or expansion of the system is 
required. 
 
Portable sanitation units are intended for temporary use and must comply with the applicable approval 
conditions and service requirements specified in Sections 4.18.2 and 4.18.4 of the Technical Guidance 
Manual (TGM). These requirements include maintaining an agreement with a licensed septic tank 
pumper for the regular servicing and maintenance of the portable sanitation equipment, along with all 
other applicable requirements identified in the TGM. 
 
Let me know if you have any questions. 
 
Thank you,  

 

Check out our new online self-service portal here! PORTAL 

Anthony Lee, RS/BS | Land Development Senior 

o 208.455.5384 | c 208.899.1285 | f 208.455.5300 

anthony.lee@swdh.id.gov | SWDH.org 

13307 Miami Ln., Caldwell, ID 83607 
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From: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov>  
Sent: Monday, September 28, 2026 4:58 PM 
To: Anthony Lee <Anthony.Lee@swdh.id.gov> 
Cc: Mitch Kiester <Mitch.Kiester@swdh.id.gov> 
Subject: RE: [External] FW: Exhibit for Mendoza Landscaping CU2025-0023 
 

 
Hello, 
 
According to the applicant: 

“One (1) portable restroom will be provided for employee use and will be serviced and maintained on a regular 
schedule or as needed. The portable restroom includes a handwashing station. Because the business is small 
and family-operated, with typically one to three workers on-site (generally the owner, his son, and occasionally 
one additional employee), restroom usage is expected to be minimal. Employees also have access to restroom 
facilities within the residence.” 

If the applicant proposes to use the restroom in the residence would the existing septic system need to be updated for the 
one additional employee (assuming the property owner and son who live on the property owner are not accounted for)? 
Would it still need to be rezoned to commercial? In the pre-development meeting notes it states that a future bathroom 
may be added to the existing barn and will require additional SWDH permits/requirements. If the hearing body wishes to 
approve the request, would you recommend a condition of approval be the applicant install the bathroom in the barn to 
avoid long term use of portable sanitation room on site? Can the concern be mitigated with a condition of approval?  

Thank you, 

 

Arbay Mberwa 

Associate Planner 
Canyon County Development Services Department 
Direct Line:  208-455-6039   
Email:  Arbay.Mberwa@canyoncounty.id.gov 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Website: www.canyoncounty.id.gov 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a 
public record and may be subject to disclosure under the Idaho Public Records Act and as such may be 
copied and reproduced by members of the public.  
 

From: Mitch Kiester <Mitch.Kiester@swdh.id.gov>  
Sent: Monday, September 28, 2026 4:10 PM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Cc: Anthony Lee <Anthony.Lee@swdh.id.gov> 
Subject: [External] FW: Exhibit for Mendoza Landscaping CU2025-0023 
 

Arbay,  

 CAUTION: This email originated outside Southwest District Health's network. Verify links and attachments 
BEFORE you click or open, even if you recognize and/or trust the sender. Contact IT with any concerns.  
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Our agency would have concerns with the use of portable toilets as a year-round 
wastewater disposal solution for a commercial facility. Portable toilets are typically 
intended for temporary use, and a permanent commercial operation would generally be 
expected to provide an approved wastewater disposal system that complies with 
applicable IDAPA 58.01.03 requirements. Site-specific review would be needed before 
such a proposal could be considered. Please reach out to Anthony Lee to discuss this in 
more detail.   
 
 
Thank you  
Mitch 
 

 
  
  

 

Mitch Kiester, MPH, CPM, REHS/RS | Program Manager | Southwest District 
Health       
13307 Miami Lane | Caldwell ID 83607 |ph: 208.455.5321|cell: 208.580.3953 
Mitch.Kiester@phd3.idaho.gov  |  Healthier Together  | www.swdh.org 
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Arbay Mberwa

From: Arbay Mberwa
Sent: Tuesday, March 3, 2026 11:50 AM
To: josemendoza8790@gmail.com
Subject: FW: [External]  RE: Agency Notice CU2025-0023 / Lopez

Hello, 
 
Please email below from Idaho Transportation Department.  
 

Please reach out and let me know if you have questions, 

 

Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department 

111 N. 11th Ave., #310, Caldwell, ID  83605 

Direct Line:  208-455-6039            

Email:  Arbay.Mberwa@canyoncounty.id.gov 

Website: www.canyoncounty.id.gov 

Public office hours: 

Monday, Tuesday, Thursday and Friday 

From: D3 Development Services <D3Development.Services@itd.idaho.gov>  
Sent: Tuesday, March 3, 2026 10:45 AM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notice CU2025-0023 / Lopez 
 
Hello, 
 
After careful review of the transmittal submitted to ITD on February 27, 2026, regarding, 24749 Homedale Rd, 
Wilder - Lopez, the Department has no comments or concerns to make at this time. This application does not 
meet thresholds for a TraƯic Impact Study, nor does it pose any safety concerns.  If you have any questions, please 
contact Kendra Conder at 208-334-8377 /Kendra.Conder@itd.idaho.gov 
 
Thank you 

Mila Kinakh 
D3 Planning and Development 
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From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, February 27, 2026 9:11 AM 
To: ddenney@homedaleschools.org; homedalefd@gmail.com; knute.sandahl@doi.idaho.gov; bobw@gghd3.org; 
brandy.walker@ForgedFiber37.com; eingram@idahopower.com; easements@idahopower.com; 
arobins@idahopower.com; monica.taylor@intgas.com; jessica.mansell@intgas.com; 
Contract.Administration.Bid.Box@ziply.com; tritthaler@boiseproject.org; gashley@boiseproject.org; 
wilderirrigation10@gmail.com; mitch.kiester@phd3.idaho.gov; anthony.lee@phd3.idaho.gov; D3 Development Services 
<D3Development.Services@itd.idaho.gov>; Kendra Conder <Kendra.Conder@itd.idaho.gov>; Brian Crawforth 
<Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; 
Michael Stowell <mstowell@ccparamedics.com>; tryska7307@gmail.com; makline2@marathonpetroleum.com; Dalia 
Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; GIS and 
Addressing Division <GISAddressing@canyoncounty.id.gov> 
Subject: Agency Notice CU2025-0023 / Lopez 
 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or 
open, even if you recognize and/or trust the sender. Contact your agency service desk with any concerns.  
 

Please see the attached agency notice. The application can be viewed at 
https://landhearingsagenda.canyoncounty.id.gov/DownloadDocument/173. You are invited to provide 
written testimony or comments by March 29, 2026, although as of this point, no hearing date has been 
set. You will receive a separate notification when the hearing date has been set for this case. If the 
comment deadline is on a weekend or holiday, it will move to close of business, 5:00 p.m. the next 
business day. The deadline for written testimony or additional exhibits is to ensure planners can consider 
the information as they develop their staƯ report and recommended findings. All items received by the 
deadline will also be placed in the hearing packet, allowing the hearing body adequate time to review the 
submitted information. 
 
Please direct your comments or questions to Planner Arbay Mberwa at 
arbay.mberwa@canyoncounty.id.gov. 
 
Thank you, 
 

 
Caitlin Ross 
Hearing Specialist 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-454-7463            
Email:  Caitlin.Ross@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
 
Development Services Department (DSD) 
Public office hours: 
Monday, Tuesday, Thursday and Friday 
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8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a 
public record and may be subject to disclosure under the Idaho Public Records Act and as such may be 
copied and reproduced by members of the public.  
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EXHIBIT F 

Public Comments Received by: September 28, 2026 

Hearing Examiner 

Case# CU2025-0023 

Hearing date: October 8, 2026 
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Arbay Mberwa

From: Justin Edwards < >
Sent: Wednesday, September 9, 2026 7:15 PM
To: Arbay Mberwa
Subject: [External]  Case No. CU2025-0023

Hello, my name is Justin Edwards. I live at 24821 Homedale Rd. The driveway to the property 24749 
Homedale Rd is an easement across my property. 
I would like to support the passing of the zoning change allowing Jose to have a commercial zoning and 
be allowed to have a staging area for the equipment for his landscaping business. 
I have also discussed doing a lot line adjustment and give him additional property to extend the width of 
the driveway, to transfer both of my pastures to become his property allowing him the flexibility to move 
the staging area to a spot that might be more convient to keep the other neighbors happier. 
 
Justin Edwards 
Silvercreek Realty Group 
Justin Edwards GRI @ Silvercreek Realty Group (qrconnect.me) 
JustinEdwards.Silvercreekrealty.com 

JustinEdwardsRealty@gmail.com 
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Arbay Mberwa

From: Keri Smith < >
Sent: Monday, September 28, 2026 2:23 PM
To: Arbay Mberwa
Subject: [External]  Exhibit for Mendoza Landscaping CU2025-0023
Attachments: Lopez_Landscaping_CU2025-0023_Photograph_Exhibit.pdf; Lopez_CU2025-0023

_Aerial_Image_Sequence.pdf

Dear Arbay and Hearing Examiner Mapp, 

Please include this email, the attached site photographs, and the Google Earth image sequence in the record for CU2025-0023, the landscaping 
application by Jose Mendoza Lopez. 

The site photographs show the shared access, where the all-weather driving surface appears to be approximately 15–17 feet wide. The recorded 
easement is described as 28 feet wide. Neither dimension establishes that the access meets the standards for the proposed landscaping business 
per Canyon County Code §07-07-05(6)–(8) alongside § 07-10-03. 

Canyon County Code § 07-10-03(4) specifies a 20-foot-wide all-weather driving surface for a private road estimated to serve 100 or fewer average 
daily trips, with greater widths for higher traffic counts. Homedale Rural Fire has also reported that it requires a 20-foot driving surface. The 
approximately 15–17-foot surface shown in the site photographs appears narrower than that standard. The record should identify the applicable 
road classification and traffic count, any approved surface-width reduction, and Homedale Rural Fire’s written review of the actual usable width 
and emergency access for the proposed business use. 

Please watch this video of the access to Lopez’s property: https://bit.ly/4xWErmZ. It illustrates how quickly westward visibility on Homedale Road 
becomes limited at the driveway. That sight distance warrants particular attention on a road posted at 50 mph, where neighbors report that drivers 
often exceed the speed limit. The site photographs also show the access in relation to Homedale Road and the active farm access across it for 
Garrett Ranches. 

Canyon County Code § 07-02-03 defines a private road to include a road serving commercial or industrial uses. The existing access serves two 
residences, but this CUP would authorize an additional, ongoing business use with trucks, trailers, employees, deliveries, and maintenance traffic 
which is a commercial use. The public record available to us does not contain a determination explaining whether the access must meet the 
private-road standards in § 07-10-03, including its 60-foot easement baseline and construction table, or identifying an approved width reduction 
applicable to this use. It also does not contain a road users maintenance agreement or a written Homedale Fire review addressing the actual 
driving surface and business traffic. 

Neighbors have made calls to Southwest District Health, Golden Gate Highway District, and Homedale Rural Fire, each agency indicated that 
Canyon County must first determine whether the requested use is commercial before the agency can apply its commercial-use standards to this 
property. How will DSD make and document that determination, and how will it communicate the determination and the proposed scope of 
operations to each agency for review? The record should identify the standards applied to this business use so that access, emergency response, 
sanitation, and the safety of neighbors, employees, and service and delivery personnel are evaluated on the same basis. 

An access determination is needed as soon as possible so it can be considered before the hearing. If DSD considers the access lawful as an 
existing nonconforming use, the record should explain the scope of that status and whether it permits the new commercial use without further 
approval or improvements. Neighbors have described vehicles waiting on Homedale Road because an exiting vehicle occupies the single lane and 
an entering vehicle cannot turn in until it clears. This stacking of traffic on Homedale Rd. is dangerous to drivers and the agricultural community 
that relies on a safe road. That constraint also raises an emergency-access concern when trucks and trailers use the driveway. 

The record should show how DSD calculated average daily trips. Section 07-10-03 refers to trips from dwellings entitled on properties using a 
private-road segment. Does the calculation include secondary residences that may be allowed on the served properties, or only the existing 
primary homes? How are employee vehicles, business trucks and trailers, deliveries, maintenance vehicles, and other business-related trips 
accounted for? Neighbors’ observations over the past two years indicate substantial traffic beyond Lopez’s described departures and returns. 
Lopez should provide a complete, supportable count. 

Multiple neighbors can also attest to business activity outside the hours stated in Lopez’s application. One neighbor has kept handwritten logs 
recording activity beginning as early as 5:30 a.m. and continuing as late as 8:30 p.m. The record should clarify whether the proposed hours apply to 
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all business-related activity on the property, including employee and owner arrivals and departures, loading, deliveries, and maintenance. Lopez 
should address these reported hours so the Hearing Examiner can evaluate the operation that would actually be authorized. 

Drainage remains an unresolved conflict. Lopez’s August response proposes grading runoff from the gravel staging area toward the Watson Lateral. 
Boise Project’s March 4 letter expressly requires on-site retention and prohibits discharge into the live irrigation system. The record needs a 
drainage plan that resolves this conflict and preserves the canal easement. 

The proposed seven-day, year-round operation relies on a portable toilet with handwashing and use of the home restroom. The record does not 
yet explain how employees will have reliable facilities during freezing weather or servicing interruptions, or contain a determination addressing 
that arrangement for this continuing business use. 

The site photographs also document full trash containers and examples of debris found on neighboring property. Neighbors report recurring 
overflow and windblown litter; the record should address how trash will be contained and serviced. 

The separate Google Earth exhibit places the site photographs in context. Its 2018, 2023, 2024, and 2025 images show the rural character of the 
surrounding area and visible changes around the property after Lopez reportedly purchased it in 2023, including more open, light-colored surface 
around the buildings by 2024 and the property transitioning from a rural-residential style lot with a home and pasture areas for animals, to the 
commercial business operation. The imagery does not, by itself, establish when each change occurred or its purpose. In light of the business activity 
undertaken without the requested CUP, Lopez should explain the site changes and identify the approvals, if any, for the work and uses shown. 

Lopez bears the burden of demonstrating that the CUP criteria and applicable standards are met. Please do not rush the hearing or grant a 
conditional approval that leaves these central questions to be resolved later. The parties and Hearing Examiner should have the access 
determination and supporting plans in the record, with an opportunity to review them, before a decision is made. 

Thank you, 

Thank you, 

Keri Smith 
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Lopez Landscaping Photograph Exhibit 
CU2025-0023  |  24749 Homedale Road  |  Submitted for the hearing record 

These photographs illustrate the shared access, adjacent farming activity, trash and debris, a portable toilet, and RVs 
discussed in the accompanying written comment. Approximate road widths and reported recurring activity are attributed 
in the captions; photographs alone do not verify those measurements or reports. 

Access and sight distance 

A1 

 

Looking west on Homedale Road from the driveway. This view 
illustrates the reported limited sight distance. 
Source file: 3344663637885385065.JPG 

A2 

 

Second view looking west on Homedale Road from the driveway. 
Source file: 1889695690421159291.JPG 
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Access and sight distance 

A3 

 

Looking north along the shared driveway toward Homedale 
Road. 
Source file: 1686855844476282773.JPG 

A4 

 

Garrett Ranches farm access across Homedale Road from the 
driveway. The farm includes hay storage; neighbors report 
regular agricultural-equipment movements. 
Source file: 8226485628969352711.JPG 
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Access and sight distance 

A5 

 

Additional view of Garrett Ranches farm access and hay storage 
across Homedale Road. 
Source file: 3950792551034504517.JPG 

A6 

 

A Republic Services  truck occupies most of the traveled 
driveway width, illustrating the limited room for another vehicle 
to pass.  
Source file: 7849940652422940181.JPG 
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Trash containers and debris 

T1 

 

Trash container at the site. Neighbors report that the container is 
regularly full or overfilled. 
Source file: 141954026176659053.JPG 

T2 

 

View of the trash container from the shared access. 
Source file: 2453277028813076737.JPG 
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Trash containers and debris 

T3 

 

Trash visible above the container near the neighboring property. 
Source file: IMG_4235.jpeg 

T4 

 

Trash piled above the container and fence line. 
Source file: IMG_4238.jpeg 
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Trash containers and debris 

T5 

 

Additional view of trash piled above the container. 
Source file: IMG_4368.jpeg 

T6 

 

Close view of trash extending above the container. 
Source file: IMG_4391.jpeg 
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Trash containers and debris 

T7 

 

Additional view of the full trash container, plus overflow trash on 
the ground 
Source file: IMG_4401.jpeg 

T8 

 

Looking south from the end of the driveway. The trash-container 
location is visible, with the Doan property immediately to the 
east. 
Source file: 6254231822267114529.JPG 
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Trash containers and debris 

T9 

 

Example of debris found on neighboring property. Neighbors 
report that this occurs repeatedly. 
Source file: 3474052698327059099.JPG 

T10 

 

Additional example of debris found on neighboring property. The 
photograph does not establish its source. 
Source file: 656073147618947539.JPG 
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Employee sanitation 

S1 

 

Portable toilet on a trailer, identified by neighbors as the facility for employees. 
Source file: 571853799968349064.JPG 
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Recreational vehicles 

R1 

 

RV beneath a cover while the cover was under construction. 
Source file: IMG_3491.jpeg 

R2 

 

RV on the property. Neighbors report seeing groceries taken to it 
and people staying in it; the photograph alone does not establish 
occupancy. 
Source file: 5287883567085438037.JPG 
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Lopez Property Aerial Image Sequence 
CU2025-0023  |  24749 Homedale Road  |  Submitted for the hearing record 

These four supplied Google Earth screenshots show the area labeled Mendoza from 2018 through 2025. Jose Lopez reportedly purchased the property in 2023. The images document 
visible conditions at their labeled imagery dates; they do not establish parcel boundaries, the timing or purpose of work between images, or whether any activity was approved. 

Image 1  |  July 19, 2018 

 

Visible comparison: Baseline view before the reported 2023 purchase. The residence and nearby open areas are visible along the Watson Lateral. 

Source: supplied screenshot, 2018 GE Mendoza.png. Imagery date shown in Google Earth. Image reproduced without cropping. 
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Image 2  |  August 2023 

 

Visible comparison: Purchase-year view. This image is the comparison point for the changes visible in 2024 and 2025. 

Source: supplied screenshot, 2023 GE Mendoza.png. Imagery date shown in Google Earth. Image reproduced without cropping. 
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Image 3  |  May 13, 2024 

 

Visible comparison: Compared with August 2023, more light-colored open surface, rural animal uses removed, and several visible objects appear around the buildings near the 
Mendoza label and the Watson Lateral. 

Source: supplied screenshot, 2024 GE Mendoza.png. Imagery date shown in Google Earth. Image reproduced without cropping. 
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Image 4  |  May 29, 2025 

 

Visible comparison: The open, light-colored area and visible objects remain around the buildings and the business operations visible.  

Source: supplied screenshot, 2025 GE Mendoza.png. Imagery date shown in Google Earth. Image reproduced without cropping. 



 
 

Access/sight distance video: https://bit.ly/4xWErmZ. 

 

https://bit.ly/4xWErmZ
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