
Planning and Zoning Commission 
Hearing Date: January 15, 2026 
Canyon County Development Services Department 
 

Case #: CU2025-0018 – Victor Ferral for A & A Tires, LLC.  
Hearing Date: January 15, 2026 Page 1 of 11 

PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: CU2025-0018 
 

APPLICANT/REPRESENTATIVE:  Victor Ferral 
PROPERTY OWNER: Abraham Aguilar Gonzalez 
 

APPLICATION: Conditional Use Permit –  
 Staging Area & Contractor Shop 
 

LOCATION: 23930 Stone Lane, Caldwell, ID 83607 
 Parcel R22073 
 

ANALYST: Amber Lewter, Associate Planner 
 

STAFF RECOMMENDATION: Approval 
 

REQUEST:  
The applicant, Abraham Gonzalez, represented by Victor Ferral, is requesting a Conditional Use Permit 
for a staging area and contractor shop to support the applicant’s business, A&A Tires LLC, a 24-hour 
mobile tire repair service. The applicant is proposing to store service trucks, equipment, and tires with a 
contractor shop on-site. It is proposed to have three (3) employees with the hours of operation being 
Monday – Sunday, 8 am – 5 pm.  
 

PARCEL INFORMATION REPORT: See Exhibit C.1 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), Idaho Code §67-6512 (Special Use 
Permits, Conditions, and Procedures), and CCCO §07-14-03 (Contractor Shop) CCCO §07-14-29 
(Staging Area). 
 

BACKGROUND: 
Parcel R22073 is part of the Fruitdale Farm Subdivision that was originally platted in 1909. The subject 
properties' current configuration was created by an approved administrative land division on April 22, 2021 
(AD2021-0008). 
 

A code enforcement violation was opened on the subject property on May 29, 2025, for operating an 
unpermitted business. The code enforcement violation was complaint-driven. A notice of violation was sent 
out on May 30, 2025, to the property owner. On June 24, 2025, the property owner spoke with Development 
Services and was advised that a conditional use permit is required to operate the property owner's business 
associated with A & A Tires LLC. Canyon County Development Services received a conditional use permit 
application for a staging area and contractor shop on August 7, 2025. 
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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 

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

Staff Analysis 

The proposed use for a staging area and contractor shop is permitted in the zone by a conditional use 
permit, pursuant to County Ordinance CCCO §07-10-27.  
 

The applicant submitted a conditional use permit for a staging area and contractor shop on August 7, 2025. 
See Exhibit A for the application and submitted materials. 

 CCCO §07-02-03 defines a staging area as “An area where equipment and/or materials are stored 
for use conducted entirely off-site.” 

 

 CCCO §07-02-03 defines a contractor shop as “May include, but not limited to, a building where a 
contractor conducts his business, including offices and parking of equipment and employee 
parking.” 

 

A vehicle service facility is not permitted in the “A” (Agricultural) zone. Although the applicant isn’t 
proposing a vehicle service facility, condition number 12 has been added to address this. 

 CCCO §07-02-03 defines a vehicle service facility as “Premises on which repair and service work 
to vehicles is performed.” 
 

See project description analysis contained in Section 07-07-05(2) detailing the nature of the request.  
Criteria Met? 

2 What is the nature of the request? 
Yes 

Staff Analysis 

The property owner, Abraham Gonzalez, requests a conditional use permit to establish a staging area and 
contractor shop for his business, A & A Tires LLC, on approximately 1.58 acres, designated as R22073. A 
& A Tires LLC is a 24-hour mobile tire service business. This type of business would typically be 
considered a home occupation, which is a permitted use. However, the owner is requesting to expand the 
business to include a staging area and contractor shop to store additional equipment and business vehicles 
on the subject property. 
 

 Use: The nature of the request consists of using the subject property to store equipment for the 
property owner's mobile tire service business, A & A Tires LLC, such as service trucks, 
equipment, and tires (Exhibit B2). The request includes a 30’ x 60’ pre-engineered metal building 
to be used for the contractor shop (Exhibit B5). The contractor shop is proposed to be used for 
temporarily storing old and new tires and tire repair equipment (Exhibit B3). 
 

 Number of Employees: The applicant is proposing to have three (3) employees. The employees 
come on-site to load and unload the needed supplies; the work is conducted off-site (Exhibit B2). 
 

 Customers: According to the applicant’s Operation Plan (Exhibit B3), customer visits to the 
contractor shop are expected to be rare. See condition number 12. 
 

 Hours of Operation: The hours of operation proposed are Monday through Sunday, 8:00 am – 5:00 
pm, per the land use worksheet (Exhibit B4). On average, deliveries will occur 1 to 3 times a week 
(Exhibit B2.1). 
 

 Parking: The proposal includes parking for the property owners’ company vehicles and employees 
as needed. 
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 Restrooms: There is currently an individual septic tank servicing the residence on site. The 
proposed staging area and contractor shop do not anticipate the use of restrooms (Exhibit B2.1). 
During staff's site visit on November 21, 2025, staff observed a portable restroom. See condition 
number 11a. 
 

 Tire Disposal: According to the email correspondence on August 25, 2025, the applicant has a 
contract with a local tire reclaim business in Caldwell, and the tires will be disposed of as often as 
needed (Exhibit B2.1). 

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

Yes 

Staff Analysis 

As conditioned, the proposed use is consistent with the Comprehensive Plan.  
 

The 2030 Canyon County Comprehensive Plan designates the subject parcel as “Rural Residential” 
(Exhibit C2.17). The designation is intended to create a buffer between residential and agricultural uses 
along the City of Middleton’s area of impact. However, the City of Middleton’s area of impact has recently 
been adjusted, getting pulled back closer to the City of Middleton. With that change, staff cannot anticipate 
what the impact will be on the future designation of parcels in this area. Approximately 0.90 miles west of 
the subject property, there is a future agricultural land use designation, and approximately 0.90 miles 
southwest of the subject property is zoned commercial and industrial. The future land use is trending 
towards a mix of residential, commercial, and agricultural uses. 
 

As conditioned, the proposed use is aligned with but not limited to the following goals and policies of the 
2030 Comprehensive Plan: 
 

 Property Rights Goal: 
o G1.01.00: “Protect the integrity of individual property rights while safeguarding public 

health, safety, and welfare.” 

Canyon County values the applicants’ and surrounding applicants’ private property rights and may 
support the applicants’ project and the surrounding applicants’ rights by adding mitigating 
conditions to the proposed conditional use permit (CCCO Section 07-07-17). See the conditions on 
page 9.  

 Population Goal:  

o G2.01.00: “Incorporate population growth trends and projections when making land use 
decisions.” 

Property owners have the “right to enjoy the property for its intended use without creating 
nuisances. Zoning categorizes land uses based on compatibility, such as agriculture, residential, 
commercial, and industrial. Each category has characteristics that might not be compatible with 
other zoning categories (Pg. 10, Comprehensive Plan 2030).” See section 07-07-05(4) for analysis 
on land use compatibility and consistency. 

 Economic Development Goal:  

o G3.05.00: “Support a diverse economy in Canyon County and recognize that residential, 
commercial, and industrial uses are necessary components of overall economic stability.” 

Canyon County supports retaining, expanding, and recruiting businesses and economic growth 
and expansion, but this must be done in a way that is compatible with the surrounding area, which 
may include adding mitigation conditions to this conditional use permit that address the 
community’s concerns (noise, traffic, dust, etc.). See the conditions on page 9.  

 Land Use Policies:  
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o P4.01.01: “Maintain a balance between residential growth and agriculture that protects 
the rural character.” 

o P4.01.02: “Planning, zoning, and land-use decisions should balance the community’s 
interests and protect private property rights.” 

Canyon County supports growth and development as long as it is compatible with the surrounding 
area and appropriate conditions are added to mitigate adverse impacts that affect other land uses 
and the surrounding community. See the conditions on page 9. 

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? Yes 

Staff Analysis 

As conditioned, the proposed use is not anticipated to be injurious to other property in the immediate 
vicinity and will not negatively change the essential character of the area.  
 

Summary: 
The surrounding land uses, as reviewed within a one- and two-mile radius, as well as the current zoning 
and classification map, indicate that land uses in the area are a combination of residential, commercial, and 
agricultural uses as seen in Exhibits C2.6, and C2.7. The property to the west of the subject parcel has an 
approved conditional use permit for a staging area and contractor shop (CU2024-0001). There are 
agricultural operations to the east of the subject property, and approximately 0.75 miles to the southwest, 
there is a commercial zone designation. A staging area and contractor shop are allowed in an agricultural 
zone with a conditional use permit. As conditioned, the proposed use is not anticipated to be injurious to 
other property within the immediate vicinity, nor negatively change the essential character of the area. 
 

Adjacent Existing Conditions: 
Direction Existing Use Primary Zone Other Zone 

N Primary Residence R1 A 
S Empty Lot A R1 
E Agricultural with 

Primary Residence 
A -- 

W Primary Residence with 
CUP – Staging Area 

A R1 

“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:  
Within a 1-mile radius of the property, there have been three (3) Conditional Use Permits approved for a 
staging area and contractor shop, a school, and a planned unit development. Three (3) Rezones or 
Conditional Rezones from “A” zone to “R1” zone. There have been two (2) Rezones or Conditional 
Rezones to a Commercial Zone. A total of eight (8) Subdivisions have been approved within a 1-mile 
radius. The approved land use cases can be seen in Exhibit C2.7.  
 

Within a 1-mile radius of the property, there has been one (1) gravel pit and two (2) feedlots approved. 
Within a 2-mile radius, there are two (2) additional feedlots and two (2) gravel pits approved (Exhibit 
C2.9). 
 

There are forty-five (45) subdivisions with an average lot size of 1.81 acres and seven (7) subdivisions in 
platting with an average lot size of 1.65 acres (Exhibit C2.8). 
 

Character of the Area: 
The area is characterized by a mix of uses ranging from primarily residential and agricultural to some 
industrial and commercial operations within a 2-mile radius. 
 

Potential Impacts: 
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As proposed, the staging area and contractor shop are not anticipated to significantly increase the sound 
levels in the immediate vicinity. Per the letter of intent (Exhibit B2), the nature of the work is remote, with 
loading and unloading onsite. As conditioned, the hours of operation are limited to Monday through 
Sunday, 8:00 am – 5:00 pm (Exhibit B2.1), and the proposed use shall be in general conformance with the 
applicant’s site plan (meaning it cannot expand outside of the area shown without amending the conditional 
use permit. See condition number 7.  
 

During staff’s site visit on November 21, 2025, the property owner advised that the proposed use is on the 
east 1-acre portion of the property, behind the primary residence. Staff discussed the need for a sight-
obscuring fence. See condition number 10. 
 

The proposed use may increase the dust levels in the immediate vicinity due to the storage and parking 
areas being gravel. As conditioned, 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 (CCCO Chapter 2 Article 1: Public Nuisances) and shall be consistent with Idaho Department 
of Environmental Quality (DEQ)requirements. To mitigate the potential for dust, the applicant shall submit 
a dust mitigation plan for staff’s review and approval prior to commencement. See condition number 9. See 
further analysis under section 07-07-05(06 & 07) for discussion and conditions. 
 

The applicant has not indicated that they plan to install lighting for the associated use; there were no 
exterior lights observed during the site visit conducted on November 21, 2025. As conditioned, 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. 
Review and approval by DSD shall be completed before building permit issuance. See condition number 4. 
 

The applicant's business is a mobile tire repair service, which has the potential for becoming a vehicle 
service facility on the subject property. A vehicle service facility is not an allowed use in an agricultural 
zone. See condition number 12. 
 

See CCCO §07-07-05(7) for potential traffic impact analysis. 
Criteria Met? 

5 
Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, 
and utility systems be provided to accommodate the use? Yes 

Staff 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.  
 

Water: 
The property appears to have adequate water via an individual well. According to the letter of intent, water 
for the contractor shop will be provided via a new well (Exhibit B2). The existing and future water uses 
are anticipated to provide adequate water for the proposed use.  
 

Sewer: 
There are no proposed septic tanks for this project. There is currently an individual septic tank servicing the 
residence on site. Southwest District Health provided comment on September 5, 2025, and there were no 
concerns raised (Exhibit E3).  During the site visit on November 21, 2025, staff observed a portable 
restroom onsite. As conditioned, the applicant shall meet Southwest District Health (SWDH) requirements 
for the proposed uses on the property. See condition numbers 11 and 11a. 
 

Irrigation: 
The applicant has an irrigation well with gravity irrigation (Exhibit B4). Agency notice was sent out to 
Black Canyon Irrigation District on September 2, 2025, and December 11, 2025. No comments were 
received. It’s not anticipated that the irrigation system will be impacted by the proposed use. Condition 
number 5 ensures the applicant shall not impede, disrupt, or disturb the existing irrigation structure without 
approval from the irrigation district. 
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Stormwater drainage facilities: 
According to the land use worksheet (Exhibit B4), stormwater drainage on the subject property will be 
retained by borrow ditches. It appears the use does not require or affect stormwater drainage on the 
property. 
 

Utility Systems: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, were notified of the 
application on September 2, 2025, and December 11, 2025.  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 needed. 

Criteria Met? 
6 

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

Staff Analysis 

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

The subject parcel has approximately 189 feet of frontage on Stone Road along the western boundary. 
Stone Road is classified as a local road.  
 

According to the comment received from Highway District No. 4, as seen in Exhibit E5, the existing 
approach can be utilized for the proposed commercial activity, subject to conditions. See condition number 
3.  

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

Yes 

Staff Analysis 

Undue interference with the existing or future traffic patterns is not anticipated. Any potential impact will 
be reviewed by the local highway district jurisdiction.  
 

It’s anticipated that there will be a total of three (3) employees who will be picking up materials as needed. 
According to the applicant's operation plan, it is anticipated that customers coming onsite will be rare 
(Exhibit B3). 
 

The comment received from Highway District No. 4 on September 22, 2025, stated that HD4 does not 
oppose the requested land use changes. HD4 requests a traffic impact fee of $4,756. The ITE Trip 
Generation Manual estimates there to be 9 daily trips (Exhibit E5). See condition number 3a. 
 

ITD’s comment received on September 4, 2025 (Exhibit E2), states that the application will not impact the 
state highway. 

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?  

Yes 

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, and irrigation facilities. The services will not be 
negatively impacted by such use or require additional public funding in order to meet the needs created by 
the requested use.  
 

School Facilities: 
Parcel R22073 is serviced by the Middleton School District. It is not anticipated that any impacts or 
accommodations will be needed for the proposed use. Agency comments were sent out on September 2, 
2025, and December 11, 2025. No comments were received by the school district. 
 

Police and Fire Protection: 
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Parcel R22073 is under the jurisdiction of the Middleton Rural Fire District. Middleton Rural Fire District 
is required to provide services to the parcel. As conditioned, the applicant shall comply with all Fire 
District requirements per State adopted IFC, and as evidenced by review and approval documentation from 
the applicable fire district prior to issuance of a certificate of occupancy and commencement of activities 
on the site. All development shall comply with the 2018 International Fire Code and codes set forth by 
Canyon County. See condition number 13. Agency notice was sent on September 2, 2025, and December 
11, 2025. The Middleton Rural Fire District provided comments on September 2, 2025, as seen in Exhibit 
E1. The Middleton Rural Fire District advised that the requested use will not negatively impact services. 
The nearest fire station is Station 53, approximately 4.2 miles away from the subject property, with an 
estimated response time of 7 minutes. Future response will be provided by Station 54, once funding is 
secured. Station 54 is 3.2 miles away from the subject property, with an estimated response time of 3.2 
minutes. 
 

No comment was received from the Canyon County Sheriff’s Department. 
 

Emergency Medical Services: 
Emergency Medical Services are provided to the property. Canyon County Paramedics/EMT and Canyon 
County’s Emergency Management were notified of the application on September 2, 2025, and December 
11, 2025. No comments were received. Overall, the use is not anticipated to be significant enough to cause 
a negative impact or require additional public funding. 
 

Irrigation Facilities: 
The proposed use is not anticipated to impact the irrigation facilities. Agency notice was sent out to Black 
Canyon Irrigation District on September 2, 2025, and December 11, 2025. No comments were received. 
See condition number 5, which ensures the applicant shall not impede, disrupt, or disturb the existing 
irrigation structure without approval from the irrigation district. 

Table 2. Use Standards – Contractor Shop CCCO §07-14-09 

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 

Yes 1 The use shall be contained within a building or behind a sight obscuring fence.  

Staff Analysis 

There shall be a sight-obscuring fence that all vehicles and equipment will be contained behind. See 
condition number 10. The applicant's proposal includes a 30’ x 60’ pre-engineered metal building, for 
which general maintenance on the equipment will be conducted, and the storage of equipment (Exhibits 
B2.1 and B5). According to the Operational Plan (Exhibit B3), it is anticipated that customer visits to the 
shop will be a rare occurrence. All other work is done off-site. See condition number 12. 

Table 3. 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 

Yes 1 All work shall be conducted off site. 

Staff Analysis 

Per the applicant’s land use worksheet and letter of intent, all work will be conducted off-site, except for 
loading and unloading of supplies on-site, and what is allowed with the contractor shop criteria, which 
includes storing vehicles and equipment, which will either be in a building or located behind a site-
obscuring fence (Exhibits B2 and B4). 

Criteria Met? 
2 

Business vehicles shall be operable and parked on site, not on a public or private 
road. Yes 
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Staff Analysis 

Per the letter of intent, parking will be on-site (Exhibit B2). No parking will take place on a public or private 
road. See condition number 7b. 
 

Based on the Planning Staff’s site visit on November 21, 2025, there does not appear to be any inoperable 
business vehicles on the property (Exhibit C). 

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. 

Yes 

Staff Analysis 
Per the land use worksheet, there will be approximately three (3) employees total who will visit the 
premises to pick up equipment to be used elsewhere (Exhibit B4). 

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

Yes 

Staff Analysis 
It is not anticipated that the above will occur. However, there may be instances where multiple employees 
are needed at a job site; in this instance, the employees may ride in one company vehicle to the job site. 

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

Yes 

Staff Analysis 
There are ample parking spaces for employee vehicles, as seen during the site visit (Exhibit C). There is 
space for more parking if needed. There shall be no parking on a public or private road. See condition 
number 7b. 

Table 4. Area of City Impact 

CCCO §09-09-17: Middleton Area of City Impact – Application Procedures: Within the Middleton area of city impact, 
the following ordinances apply. 

 County Ordinance and Staff Review 

Criteria Met? Code Section Analysis 

Yes 09-09-17(1)A 

Land Use Applications: All land use applications submitted to the county including, but 
not limited to, conditional use permits, variances and land divisions requiring notification 
of a public hearing, shall be referred to the city in the same manner as provided for in 
subsection 09-09-11(3) of this article. 

Staff Analysis 

Area of City Impact: 
The City of Middleton’s agency notice was sent out on September 2, 2025, and December 11, 2025. No 
comments were received. The subject parcel will not be in the area of impact for the City of Middleton 
come January 1, 2026. The proposed use is not anticipated to negatively impact the City of Middleton. 

 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01.  Agencies were notified on September 
2, 2025 and December 11, 2025. Property owners within 600 feet of the subject property boundaries were 
notified on December 11, 2025. JEPA notice to the City of Middleton was completed on September 2, 2025. 
A newspaper notice was published on December 12, 2025. The subject property was posted with a notice 
on December 16, 2025. 
 

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 

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-4571#JD_09-09-11
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Staff received one (1) written public comments by the materials deadline of January 5, 2026. The 
comment received was in opposition.  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 for a staging area and contractor shop is compliant with Canyon County Ordinance 07-07-05. A 
full analysis is detailed within the staff report.  

Should the Commission wish to approve the subject application, staff recommends the following conditions 
be attached:  

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.  

2. A building permit shall be obtained for the pre-existing shipping containers. All appropriate building 
permits shall be obtained within 180 days from the approval of the Conditional Use Permit.  

a. The applicant shall obtain a building permit for the 30’ x 60’ pre-engineered metal building prior 
to commencement of use. 

3. The applicant shall comply with the applicable highway district's access requirements. The applicant 
shall obtain a permit prior to commencement of use. 

a. Provided at the time of the change of occupancy permit, the applicant shall coordinate with 
Highway District No. 4 and obtain the necessary approvals for the intended use. Evidence shall 
be an approved approach permit from the subject highway district.  

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 and easement without written approval from the irrigation district with 
jurisdiction.  

6. Signage shall meet CCCO §07-10-13 requirements, and shall not exceed 32 sq. feet and 10 feet in 
height unless an additional sign permit is applied for and approved by the Director. If it exceeds 6 ft 
in height, a building permit is required. 

7. The proposed development shall be in general conformance with the applicant’s site plan and letter of 
intent (Exhibits B2, B2.1, and B5). 

a. The hours of operation shall be Monday – Sunday, 8:00 am – 5:00 pm, as outlined in the Land 
Use Worksheet (Exhibit B4). 

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

8. 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.  

9. A dust mitigation plan shall be provided 180 days from the approval of the Conditional Use Permit 
to the Development Services Department. Dust shall be controlled per applicable federal, state, and 
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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 sight-obscuring fence shall be constructed on the north, east, and south property lines located on 
the eastern 1-acre portion of the subject property, within 6 months from the approval of the 
Conditional Use Permit.  The placement of fencing shall take into consideration any easements that 
may be in place. Proof shall be submitted to the Development Services Department for review and 
approval. 

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, provided 180 days 
from the approval of the Conditional Use Permit.  

a. The number of portable restrooms and maintenance shall be as recommended by Southwest 
District Health. 

12. The applicant shall not repair or service customers' vehicles on parcel R22073. 

13. The applicant shall meet all applicable Middleton Rural Fire District requirements for the proposed 
uses. Evidence shall be a letter of review and approval from Middleton Rural Fire District, provided 
at the time of building permit issuance for condition 2. 

14. The conditional use permit for a staging area and contractor shop shall be limited to Abraham Aguilar 
Gonzalez and family. Should ownership of parcel R22073 change from Abraham Aguilar Gonzalez 
or an immediate family member, the conditional use permit for a staging area and contractor shop shall 
terminate. 

 
 

DECISION OPTIONS 
 Approval of the Application: “I move to approve CU2025-0018, Victor Ferral for A & A Tires 

LLC, 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 CU2025-0018, Victor Ferral for A & A Tires LLC, 
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 CU2025-0018, Victor Ferral for A & A Tires LLC, to 
a [date certain or uncertain] 
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EXHIBITS:  
A. Draft FCOS 
B. Application Packet & Supporting Materials 

1. Master Application 
2. Letter of Intent  

2.1. Email Correspondence from August 25, 2025 
3. Operation Plan 
4. Land Use Worksheet 
5. Site Plan(s) 
6. Neighborhood Meeting 
7. Agency Acknowledgment 
8. Applicant’s Presentation Materials 

C. Supplemental Documents 
1. Parcel Information Report 
2. Case Maps/Reports 

2.1. Aerial 
2.2. Notification Map 
2.3. Small Air Photo 1 Mile 
2.4. FEMA Small Air Photo 
2.5. Small Vicinity Map 
2.6. Zoning & Classification Map 
2.7. Case Map & Summary 
2.8. Subdivision Map & Report 
2.9. Dairy, Feedlot, & Gravel Pit Map 
2.10. Lot Classification Map 
2.11. Soil & Prime Farmland Maps 
2.12. Contour Map 
2.13. City of Middleton Future Land Use Map 
2.14. Nitrate Priority & Wells Map 
2.15. TAZ Household & Job Maps 
2.16. Slope Percent Map 
2.17. Future Land Use Map 

D. Site Visit Photos: November 21, 2025 
E. Agency Comments Received by: January 5, 2026 

1. Middleton Rural Fire District; Received: September 2, 2025 
2. ITD; Received: September 4, 2025 
3. Southwest District Health; Received: September 5, 2025 
4. DEQ; Received: September 8, 2025 
5. Highway District No. 4; Received: September 22, 2025 

F. Public Comments Received by: January 5, 2026 
1. Denise Thomas – In Opposition; Received: December 16, 2025 
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Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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PLANNING AND ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
A & A Tires LLC– CU2025-0018 

The Canyon County Planning and Zoning Commission 
considers the following: 

Case No. CU2025-0018: The applicant, Abraham 
Gonzalez, represented by Victor Ferral, is requesting a 
Conditional Use Permit for a staging area and contractor 
shop for the applicant’s business, A&A Tires, LLC, which 
is a 24-hour mobile tire repair service. The applicant is 
proposing to store service trucks, equipment, and tires with 
a contractor shop on-site. It is proposed to have three (3) 
employees with the hours of operation being Monday – 
Sunday, 8 am – 5 pm. The property is approximately 1.58 
acres in an “A” (Agricultural) zone. The subject property is 
located at 23930 Stone Ln, Caldwell, also referenced as 
Parcel R22073, a portion of the NW quarter of Section 03, 
T4N, R3W, 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 CU2025-0018. 
1. All exhibits are located in the case staff report dated January 15, 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), and CCCO §09-09-17 (Area of City Impact Agreement). 

 

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 – Contractor’s Shop:  The use shall be contained within a building or behind a sight 
obscuring fence. See CCCO §07-14-09. 
 

f. 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. The commission shall have those powers and perform those duties assigned by the board that are provided for 
in the local land use planning act, Idaho Code, title 67, chapter 65, and county ordinances. CCCO §07-03-01, 
07-07-01. 

 

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, CU2025-0018, was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on January 15, 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, 
the Canyon County Planning and Zoning Commission 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 Review 

Criteria Met? Code Section Analysis 

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

Analysis 

The proposed use for a staging area and contractor shop is permitted in the zone by a conditional use 
permit, pursuant to County Ordinance CCCO §07-10-27.  
 

The applicant submitted a conditional use permit for a staging area and contractor shop on August 7, 
2025. See Staff Report Exhibit A for the application and submitted materials. 

 CCCO §07-02-03 defines a staging area as “An area where equipment and/or materials are stored 
for use conducted entirely off-site.” 

 

 CCCO §07-02-03 defines a contractor shop as “May include, but not limited to, a building where 
a contractor conducts his business, including offices and parking of equipment and employee 
parking.” 

 

A vehicle service facility is not permitted in the “A” (Agricultural) zone. Although the applicant isn’t 
proposing a vehicle service facility, condition number 12 has been added to address this. 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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 CCCO §07-02-03 defines a vehicle service facility as “Premises on which repair and service work 
to vehicles is performed.” 
 

See project description analysis contained in Section 07-07-05(2) detailing the nature of the request.  
Criteria Met? 

2 What is the nature of the request? 
Yes 

Analysis 

The property owner, Abraham Gonzalez, requests a conditional use permit to establish a staging area and 
contractor shop for his business, A & A Tires LLC, on approximately 1.58 acres, designated as R22073. A 
& A Tires LLC is a 24-hour mobile tire service business. This type of business would typically be 
considered a home occupation, which is a permitted use. However, the owner is requesting to expand the 
business to include a staging area and contractor shop to store additional equipment and business vehicles 
on the subject property. 
 

 Use: The nature of the request consists of using the subject property to store equipment for the 
property owner's mobile tire service business, A & A Tires LLC, such as service trucks, 
equipment, and tires (Staff Report Exhibit B2). The request includes a 30’ x 60’ pre-engineered 
metal building to be used for the contractor shop (Staff Report Exhibit B5). The contractor shop 
is proposed to be used for temporarily storing old and new tires and tire repair equipment (Staff 
Report Exhibit B3). 
 

 Number of Employees: The applicant is proposing to have three (3) employees. The employees 
come on-site to load and unload the needed supplies; the work is conducted off-site (Staff Report 
Exhibit B2). 
 

 Customers: According to the applicant’s Operation Plan (Staff Report Exhibit B3), customer 
visits to the contractor shop are expected to be rare. See condition number 12. 
 

 Hours of Operation: The hours of operation proposed are Monday through Sunday, 8:00 am – 5:00 
pm, per the land use worksheet (Staff Report Exhibit B4). On average, deliveries will occur 1 to 3 
times a week (Staff Report Exhibit B2.1). 
 

 Parking: The proposal includes parking for the property owners’ company vehicles and employees 
as needed. 
 

 Restrooms: There is currently an individual septic tank servicing the residence on site. The 
proposed staging area and contractor shop do not anticipate the use of restrooms (Staff Report 
Exhibit B2.1). During staff's site visit on November 21, 2025, staff observed a portable restroom. 
See condition number 11a. 
 

 Tire Disposal: According to the email correspondence on August 25, 2025, the applicant has a 
contract with a local tire reclaim business in Caldwell, and the tires will be disposed of as often as 
needed (Staff Report Exhibit B2.1). 

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

Yes 

Analysis 

As conditioned, the proposed use is consistent with the Comprehensive Plan.  
 

The 2030 Canyon County Comprehensive Plan designates the subject parcel as “Rural Residential” (Staff 
Report Exhibit C2.17). The designation is intended to create a buffer between residential and agricultural 
uses along the City of Middleton’s area of impact. However, the City of Middleton’s area of impact has 
recently been adjusted, getting pulled back closer to the City of Middleton. With that change, staff cannot 
anticipate what the impact will be on the future designation of parcels in this area. Approximately 0.90 
miles west of the subject property, there is a future agricultural land use designation, and approximately 
0.90 miles southwest of the subject property is zoned commercial and industrial. The future land use is 
trending towards a mix of residential, commercial, and agricultural uses. 
 

As conditioned, the proposed use is aligned with but not limited to the following goals and policies of the 
2030 Comprehensive Plan: 
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 Property Rights Goal: 
o G1.01.00: “Protect the integrity of individual property rights while safeguarding public 

health, safety, and welfare.” 

Canyon County values the applicants’ and surrounding applicants’ private property rights and may 
support the applicants’ project and the surrounding applicants’ rights by adding mitigating 
conditions to the proposed conditional use permit (CCCO Section 07-07-17). See the conditions on 
page 9 of the Staff Report.  

 Population Goal:  

o G2.01.00: “Incorporate population growth trends and projections when making land use 
decisions.” 

Property owners have the “right to enjoy the property for its intended use without creating 
nuisances. Zoning categorizes land uses based on compatibility, such as agriculture, residential, 
commercial, and industrial. Each category has characteristics that might not be compatible with 
other zoning categories (Pg. 10, Comprehensive Plan 2030).” See section 07-07-05(4) for analysis 
on land use compatibility and consistency. 

 Economic Development Goal:  

o G3.05.00: “Support a diverse economy in Canyon County and recognize that residential, 
commercial, and industrial uses are necessary components of overall economic stability.” 

Canyon County supports retaining, expanding, and recruiting businesses and economic growth 
and expansion, but this must be done in a way that is compatible with the surrounding area, which 
may include adding mitigation conditions to this conditional use permit that address the 
community’s concerns (noise, traffic, dust, etc.). See the conditions on page 9 of the Staff Report.  

 Land Use Policies:  

o P4.01.01: “Maintain a balance between residential growth and agriculture that protects 
the rural character.” 

o P4.01.02: “Planning, zoning, and land-use decisions should balance the community’s 
interests and protect private property rights.” 

Canyon County supports growth and development as long as it is compatible with the surrounding 
area and appropriate conditions are added to mitigate adverse impacts that affect other land uses 
and the surrounding community. See the conditions on page 9 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? Yes 

Analysis 

As conditioned, the proposed use is not anticipated to be injurious to other property in the immediate 
vicinity and will not negatively change the essential character of the area.  
 

Summary: 
The surrounding land uses, as reviewed within a one- and two-mile radius, as well as the current zoning 
and classification map, indicate that land uses in the area are a combination of residential, commercial, and 
agricultural uses as seen in Staff Report Exhibits C2.6, and C2.7. The property to the west of the subject 
parcel has an approved conditional use permit for a staging area and contractor shop (CU2024-0001). 
There are agricultural operations to the east of the subject property, and approximately 0.75 miles to the 
southwest, there is a commercial zone designation. A staging area and contractor shop are allowed in an 
agricultural zone with a conditional use permit. As conditioned, the proposed use is not anticipated to be 
injurious to other property within the immediate vicinity, nor negatively change the essential character of 
the area. 
 

Adjacent Existing Conditions: 
Direction Existing Use Primary Zone Other Zone 

N Primary Residence R1 A 
S Empty Lot A R1 
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E Agricultural with 
Primary Residence 

A -- 

W Primary Residence with 
CUP – Staging Area 

A R1 

“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:  
Within a 1-mile radius of the property, there have been three (3) Conditional Use Permits approved for a 
staging area and contractor shop, a school, and a planned unit development. Three (3) Rezones or 
Conditional Rezones from “A” zone to “R1” zone. There have been two (2) Rezones or Conditional 
Rezones to a Commercial Zone. A total of eight (8) Subdivisions have been approved within a 1-mile 
radius. The approved land use cases can be seen in Staff Report Exhibit C2.7.  
 

Within a 1-mile radius of the property, there has been one (1) gravel pit and two (2) feedlots approved. 
Within a 2-mile radius, there are two (2) additional feedlots and two (2) gravel pits approved (Staff Report 
Exhibit C2.9). 
 

There are forty-five (45) subdivisions with an average lot size of 1.81 acres and seven (7) subdivisions in 
platting with an average lot size of 1.65 acres (Staff Report Exhibit C2.8). 
 

Character of the Area: 
The area is characterized by a mix of uses ranging from primarily residential and agricultural to some 
industrial and commercial operations within a 2-mile radius. 
 

Potential Impacts: 
As proposed, the staging area and contractor shop are not anticipated to significantly increase the sound 
levels in the immediate vicinity. Per the letter of intent (Staff Report Exhibit B2), the nature of the work 
is remote, with loading and unloading onsite. As conditioned, the hours of operation are limited to Monday 
through Sunday, 8:00 am – 5:00 pm (Staff Report Exhibit B2.1), and the proposed use shall be in general 
conformance with the applicant’s site plan (meaning it cannot expand outside of the area shown without 
amending the conditional use permit. See condition number 7.  
 

During staff’s site visit on November 21, 2025, the property owner advised that the proposed use is on the 
east 1-acre portion of the property, behind the primary residence. Staff discussed the need for a sight-
obscuring fence. See condition number 10. 
 

The proposed use may increase the dust levels in the immediate vicinity due to the storage and parking 
areas being gravel. As conditioned, 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 (CCCO Chapter 2 Article 1: Public Nuisances) and shall be consistent with Idaho Department 
of Environmental Quality (DEQ)requirements. To mitigate the potential for dust, the applicant shall submit 
a dust mitigation plan for staff’s review and approval prior to commencement. See condition number 9. See 
further analysis under section 07-07-05(06 & 07) for discussion and conditions. 
 

The applicant has not indicated that they plan to install lighting for the associated use; there were no 
exterior lights observed during the site visit conducted on November 21, 2025. As conditioned, 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. 
Review and approval by DSD shall be completed before building permit issuance. See condition number 4. 
 

The applicant's business is a mobile tire repair service, which has the potential for becoming a vehicle 
service facility on the subject property. A vehicle service facility is not an allowed use in an agricultural 
zone. See condition number 12. 
 

See CCCO §07-07-05(7) for potential traffic impact analysis. 
Criteria Met? 5 
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Yes 
Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, 
and utility systems be provided to accommodate the use? 

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.  
 

Water: 
The property appears to have adequate water via an individual well. According to the letter of intent, water 
for the contractor shop will be provided via a new well (Staff Report Exhibit B2). The existing and future 
water uses are anticipated to provide adequate water for the proposed use.  
 

Sewer: 
There are no proposed septic tanks for this project. There is currently an individual septic tank servicing the 
residence on site. Southwest District Health provided comment on September 5, 2025, and there were no 
concerns raised (Staff Report Exhibit E3).  During the site visit on November 21, 2025, staff observed a 
portable restroom onsite. As conditioned, the applicant shall meet Southwest District Health (SWDH) 
requirements for the proposed uses on the property. See condition numbers 11 and 11a. 
 

Irrigation: 
The applicant has an irrigation well with gravity irrigation (Staff Report Exhibit B4). Agency notice was 
sent out to Black Canyon Irrigation District on September 2, 2025, and December 11, 2025. No comments 
were received. It’s not anticipated that the irrigation system will be impacted by the proposed use. 
Condition number 5 ensures the applicant shall not impede, disrupt, or disturb the existing irrigation 
structure without approval from the irrigation district. 
 

Stormwater drainage facilities: 
According to the land use worksheet (Staff Report Exhibit B4), stormwater drainage on the subject 
property will be retained by borrow ditches. It appears the use does not require or affect stormwater 
drainage on the property. 
 

Utility Systems: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, were notified of the 
application on September 2, 2025, and December 11, 2025.  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 needed. 

Criteria Met? 
6 

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

Analysis 

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

The subject parcel has approximately 189 feet of frontage on Stone Road along the western boundary. 
Stone Road is classified as a local road.  
 

According to the comment received from Highway District No. 4, as seen in Staff Report Exhibit E5, the 
existing approach can be utilized for the proposed commercial activity, subject to conditions. See condition 
number 3.  

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

Yes 

Analysis 

Undue interference with the existing or future traffic patterns is not anticipated. Any potential impact will 
be reviewed by the local highway district jurisdiction.  
 

It’s anticipated that there will be a total of three (3) employees who will be picking up materials as needed. 
According to the applicant's operation plan, it is anticipated that customers coming onsite will be rare 
(Staff Report Exhibit B3). 
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The comment received from Highway District No. 4 on September 22, 2025, stated that HD4 does not 
oppose the requested land use changes. HD4 requests a traffic impact fee of $4,756. The ITE Trip 
Generation Manual estimates there to be 9 daily trips (Staff Report Exhibit E5). See condition number 3a. 
 

ITD’s comment received on September 4, 2025 (Staff Report Exhibit E2), states that the application will 
not impact the state highway. 

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?  

Yes 

Analysis 

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

School Facilities: 
Parcel R22073 is serviced by the Middleton School District. It is not anticipated that any impacts or 
accommodations will be needed for the proposed use. Agency comments were sent out on September 2, 
2025, and December 11, 2025. No comments were received by the school district. 
 

Police and Fire Protection: 
Parcel R22073 is under the jurisdiction of the Middleton Rural Fire District. Middleton Rural Fire District 
is required to provide services to the parcel. As conditioned, the applicant shall comply with all Fire 
District requirements per State adopted IFC, and as evidenced by review and approval documentation from 
the applicable fire district prior to issuance of a certificate of occupancy and commencement of activities 
on the site. All development shall comply with the 2018 International Fire Code and codes set forth by 
Canyon County. See condition number 13. Agency notice was sent on September 2, 2025, and December 
11, 2025. The Middleton Rural Fire District provided comments on September 2, 2025, as seen in Staff 
Report Exhibit E1. The Middleton Rural Fire District advised that the requested use will not negatively 
impact services. The nearest fire station is Station 53, approximately 4.2 miles away from the subject 
property, with an estimated response time of 7 minutes. Future response will be provided by Station 54, 
once funding is secured. Station 54 is 3.2 miles away from the subject property, with an estimated response 
time of 3.2 minutes. 
 

No comment was received from the Canyon County Sheriff’s Department. 
 

Emergency Medical Services: 
Emergency Medical Services are provided to the property. Canyon County Paramedics/EMT and Canyon 
County’s Emergency Management were notified of the application on September 2, 2025, and December 
11, 2025. No comments were received. Overall, the use is not anticipated to be significant enough to cause 
a negative impact or require additional public funding. 
 

Irrigation Facilities: 
The proposed use is not anticipated to impact the irrigation facilities. Agency notice was sent out to Black 
Canyon Irrigation District on September 2, 2025, and December 11, 2025. No comments were received. 
See condition number 5, which ensures the applicant shall not impede, disrupt, or disturb the existing 
irrigation structure without approval from the irrigation district. 

Table 2. Use Standards – Contractor Shop CCCO §07-14-09 

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 Review 

Criteria Met? Code Section Analysis 

Yes 1 The use shall be contained within a building or behind a sight obscuring fence.  

Analysis 
There shall be a sight-obscuring fence that all vehicles and equipment will be contained behind. See 
condition number 10. The applicant's proposal includes a 30’ x 60’ pre-engineered metal building, for 
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which general maintenance on the equipment will be conducted, and the storage of equipment (Staff 
Report Exhibits B2.1 and B5). According to the Operational Plan (Staff Report Exhibit B3), it is 
anticipated that customer visits to the shop will be a rare occurrence. All other work is done off-site. See 
condition number 12. 

Table 3. 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 Review 

Criteria Met? Code Section Analysis 

Yes 1 All work shall be conducted off site. 

Analysis 

Per the applicant’s land use worksheet and letter of intent, all work will be conducted off-site, except for 
loading and unloading of supplies on-site, and what is allowed with the contractor shop criteria, which 
includes storing vehicles and equipment, which will either be in a building or located behind a site-
obscuring fence (Staff Report Exhibits B2 and B4). 

Criteria Met? 
2 

Business vehicles shall be operable and parked on site, not on a public or private 
road. Yes 

Analysis 

Per the letter of intent, parking will be on-site (Staff Report Exhibit B2). No parking will take place on a 
public or private road. See condition number 7b. 
 

Based on the Planning Staff’s site visit on November 21, 2025, there does not appear to be any inoperable 
business vehicles on the property (Staff Report Exhibit C). 

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. 

Yes 

Analysis 
Per the land use worksheet, there will be approximately three (3) employees total who will visit the 
premises to pick up equipment to be used elsewhere (Staff Report Exhibit B4). 

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

Yes 

Analysis 
It is not anticipated that the above will occur. However, there may be instances where multiple employees 
are needed at a job site; in this instance, the employees may ride in one company vehicle to the job site. 

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

Yes 

Analysis 
There are ample parking spaces for employee vehicles, as seen during the site visit (Staff Report Exhibit 
C). There is space for more parking if needed. There shall be no parking on a public or private road. See 
condition number 7b. 

Table 4. Area of City Impact 

CCCO §09-09-17: Middleton Area of City Impact – Application Procedures: Within the Middleton area of city impact, 
the following ordinances apply. 

 County Ordinance and Review 

Criteria Met? Code Section Analysis 

Yes 09-09-17(1)A 

Land Use Applications: All land use applications submitted to the county including, but 
not limited to, conditional use permits, variances and land divisions requiring notification 
of a public hearing, shall be referred to the city in the same manner as provided for in 
subsection 09-09-11(3) of this article. 

Analysis 

Area of City Impact: 
The City of Middleton’s agency notice was sent out on September 2, 2025, and December 11, 2025. No 
comments were received. The subject parcel will not be in the area of impact for the City of Middleton 
come January 1, 2026. The proposed use is not anticipated to negatively impact the City of Middleton. 

 

  

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-4571#JD_09-09-11
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Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission or Hearing Examiner approves Case # CU2025-0018, a conditional use permit for a staging area and 
contractor shop 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.  

2. A building permit shall be obtained for the pre-existing shipping containers. All appropriate building permits shall 
be obtained within 180 days from the approval of the Conditional Use Permit.  

a. The applicant shall obtain a building permit for the 30’ x 60’ pre-engineered metal building prior to 
commencement of use. 

3. The applicant shall comply with the applicable highway district's access requirements. The applicant shall obtain a 
permit prior to commencement of use. 

a. Provided at the time of the change of occupancy permit, the applicant shall coordinate with Highway 
District No. 4 and obtain the necessary approvals for the intended use. Evidence shall be an approved 
approach permit from the subject highway district.  

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 and easement without written approval from the irrigation district with jurisdiction.  
 

6. Signage shall meet CCCO §07-10-13 requirements, and shall not exceed 32 sq. feet and 10 feet in height unless an 
additional sign permit is applied for and approved by the Director. If it exceeds 6 ft in height, a building permit is 
required. 

7. The proposed development shall be in general conformance with the applicant’s site plan and letter of intent (Staff 
Report Exhibits B2, B2.1, and B5). 

a. The hours of operation shall be Monday – Sunday, 8:00 am – 5:00 pm, as outlined in the Land Use 
Worksheet (Staff Report Exhibit B4). 

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

8. 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.  

9. A dust mitigation plan shall be provided 180 days from the approval of the Conditional Use Permit 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 sight-obscuring fence shall be constructed on the north, east, and south property lines located on the eastern 1-
acre portion of the subject property, within 6 months from the approval of the Conditional Use Permit.  The 
placement of fencing shall take into consideration any easements that may be in place. Proof shall be submitted to 
the Development Services Department for review and approval. 

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, provided 180 days from the approval of the 
Conditional Use Permit.  
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a. The number of portable restrooms and maintenance shall be as recommended by Southwest District 
Health. 

12. The applicant shall not repair or service customers' vehicles on parcel R22073. 

13. The applicant shall meet all applicable Middleton Rural Fire District requirements for the proposed uses. Evidence 
shall be a letter of review and approval from Middleton Rural Fire District, provided at the time of building permit 
issuance for condition 2. 

14. The conditional use permit for a staging area and contractor shop shall be limited to Abraham Aguilar Gonzalez and 
family. Should ownership of parcel R22073 change from Abraham Aguilar Gonzalez or an immediate family 
member, the conditional use permit for a staging area and contractor shop shall terminate. 

 
 
 

DATED this ________ day of _________________________, 2026. 
 

 
PLANNING AND ZONING COMMISSION 

                                          CANYON COUNTY, IDAHO 
  
                                                                                               ____________________________________ 
                                                                                                              Robert Sturgill, Chairman 
 

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 

Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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Archived: Monday, January 5, 2026 4:01:48 PM
From: Victor Ferral 
Mail received time: Mon, 25 Aug 2025 15:15:13
Sent: Mon, 25 Aug 2025 21:15:04
To: Amber Lewter Abraham Aguilar 
Cc: 'gomezelvil@gmail.com' 
Subject: [External] 25079 || RE: CU2025-0018
Importance: Normal
Sensitivity: None

Good afternoon Amber –
Thank you for your email.
 
My name is Victor Ferral and I representing the owner and his wife through this CUP process. I have included the owner’s
email address – Abraham Aguilar – as the other email is of his wife, Elvi.
 
Please review my responses in RED below. Please let me know if you have additional questions.
Thank you,
 
Victo r Fe rra l  | BR S Arch i te cts  | Project Manager
208.336.8370 x206 office

 
From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Sent: Friday, August 22, 2025 12:49 PM
To: 'gomezelvil@gmail.com' <gomezelvil@gmail.com>; Victor Ferral <victor@brsarchitects.com>
Subject: CU2025-0018
 
Hello,
 
I wanted to introduce myself as the Planner to your case CU2025-0018 for a staging area and contractor shop. I have a few
clarifying questions.
 

How large is the shop that is planned to be placed on the property for the business? I am not able to see the square
footage on the site plan.

- 30’ x 60’ Pre-Engineered Metal Building (Refer to the attached PNG)
- 1,800 SF.

 
There appears to be some accessory structures on the south side of the property that are not meeting setbacks. What
will be done with these buildings? For example, will they be removed or moved to meet setbacks? What is the sq. ft.
of these buildings?

- There are no structures currently on the south side of the property.
 

I wanted to clarify the parking spaces that is proposed to be placed on the property. The Land Use page has two parking
spaces listed. Is this for customers only? Where will the employees park? Will there be employee parking?

- To my understanding, the parking will be for employees only. A & A Tires LLC is a mobile tire repair company.
Therefore, most of their work would be off site.

 
Will there be an office? Will there be bathrooms for customers and/or employees?

- There is not an office nor restroom planned at this time.
 

What are the hours of operation? On the Land Use page it states 8am – 5pm, the Letter of Intent states 8am – 6pm.

mailto:victor@brsarchitects.com
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:aandatiresllc@gmail.com
mailto:gomezelvil@gmail.com
alewter
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- The application completed by the owner would be the most accurate – 8:00am to 5:00pm.
 

The letter of intent mentions a new well. Will this well be primarily for the shop and there will be an additional well
for the primary residence?

- If a new well is installed, it would be for the new shop; the existing residence already has one.
 

How often will deliveries occur to the subject property?
- The delivery will vary from week to week; to my understanding it might be 1 to 3 times.
 

What is the plan for disposing of the old tires?
- A & A Tires has a contract with a local tire reclaim business in Caldwell and those tires are disposed as often as
needed.
 

I was also hoping for clarification on the employees. There are 3 service trucks and 3 employees with 24 hour offsite
service and hours of operation onsite service. Do the employees come onsite to switch to the service truck when it is
after hours? Will they be on the subject property working in the shop during business hours?

- Currently, most of the work is mobile, and they go to the location of the disabled vehicle. If there is work to be done
on site, that work would be done during business hours. Most of the offsite overnight work will be handled by the
owner, Abraham Aguilar. When he gets the call from a client, whether at 9:00pm or 3:00am, he is the one that goes to
where the car, truck, SUV, or semitrailer is located.

 
I appreciate your time in getting me clarification on these subjects. Once I have all the information I will be sending out an
initial notice to the applicable agencies. Please let me know if you have any questions.
 
Thank you,
 

Amber Lewter
Associate Planner
Canyon County Development Services Department
111 N. 11th Ave., #310, Caldwell, ID  83605

 
Direct Line:  208-454-6631       
Email:  amber.lewter@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. 
 
 

mailto:amber.lewter@canyoncounty.id.gov
http://www.canyoncounty.id.gov/
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PLANNING & ZONING - PUBLIC HEARING

PUBLIC HEARING | JANUARY, 15, 2026 

LOCATION: 
Canyon County Development Services Department
111 North 11th Ave. Ste. 310
Caldwell, ID 83605

DATE/TIME: 
January 15, 2026
6:30pm MST.

CONDITIONAL USE PERMIT:
A & A TIRES LLC - CU2025-0018

P&Z COMMISSION: ROBERT STURGIL, BRIAN SHEETS, HAROLD NEVILL, MATT DORSEY, 
(ROBERT) GEOFFREY MATHEWS, ANITA JOHNSON, & HOLLEY WERHANOWICZ

ASSOCIATE PLANNER: AMBER LEWTER
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CLIENT REPRESENTATIVE:
BRS Architects
1010 S. Allante Pl. #100
Boise, ID 83709
Project Manager: Victor Ferral
BRS Project: #25076

INTRODUCTION

CLIENT & PROPERTY OWNER:
Abraham Aguilar
23930 Stone Lane
Caldwell, ID 83607
Parcel Number: R2207300000
Parcel Size: 1.58 Acres



BACKGROUND: LOCATION (23930 STONE LN.)

Imagery ©2025 Vexcel Imaging US, Inc., Imagery ©2025 Airbus, Maxar Technologies, Vexcel Imaging US, Inc., Map data ©2025 100 ft 

23930 Stone Ln



BACKGROUND: NOTICE OF VIOLATION



BACKGROUND
“NOTICE OF VIOLATION / CEASE and DESIST”
> Letter Received by Owner, Dated May 30, 2025

”ZONING ORDINANCE VIOLATIONS: Vehicle Service Facility
These types of Activities are prohibited in an area zoned “A” (Agricultural) and are violations of the 
Canyon County Ordinance (CCZO 07-10-27):

07-10-27: LAND USE REGULATION (MATRIX)
This section lists uses within each land use: allowed uses (A), permitted uses with a conditional use 
permit (C), Director administrative decision, (D), not applicable because covered by di�erent 
use/section (n/a) or prohibited (-)”



FUTURE LAND USE: RURAL RESIDENTIAL (RR)

JUNE 18, 2025 (VIA EMAIL)
- CANYON COUNTY PRINCIPAL PLANNER - MICHELLE BARRON
- FUTURE LAND USE: RURAL RESIDENTIAL (RR)
- “STAGING AREAS AND CONTRACTOR SHOPS NEED AN APPROVED CONDITIONAL USE PERMIT” 
- PUBLIC HEARING PROCESS

PROVIDED BY: CANYON COUNTY, ID ZONING & FUTURE LAND USE MAP



CONDITIONAL USE PERMIT: PUBLIC HEARING CHECKLIST

CONDITIONAL USE PERMIT
PUBLIC HEARING - CHECKLIST

CONDITIONAL USE PERMIT - CCZO Section 07-07-05

THE FOLLOWING ITEMS MUST BE SUBMITTED WITH THIS APPLICATION TO BE DEEMED
COMPLETE (PLEASE CHECK OFF THE ITEMS REQUIRED):

An application that requires additional Use Standards per Chapter 7, Article 14 of the Canyon
County Code:

Contractor Shop
Mineral Extraction (Long Term)
Wind Farm
Staging Area
Manufacturing or processing of hazardous chemicals or gases
Ministorage Facility

*If applicable, review the Additional Use Standards Below, if not applicable, please disregard them.

*DISCLAIMER: The subject property shall be in compliance with the public nuisance ordinance, the
building code and the zoning code before the Director can accept the application.

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT
111 North 11th Avenue, #310, Caldwell, ID  83605

zoninginfo@canyoncounty.id.gov - Phone: 208-402-4164
Revised 1/25/24

Description Applicant Staff
Master Application completed and signed
Letter of Intent (see standards on next page)
Site Plan (see standards on next page)
Operation Plan (see standards on next page)
Land Use Worksheet
Neighborhood Meeting sheet/letter completed and signed
Proof of application/communication with the following agencies:

Southwest District Health
Irrigation District
Fire District
Highway District/ Idaho Transportation Dept.
Area of City Impact (if applicable)

Deed or evidence of property interest to the subject property
Fee: Per Adopted Fee Schedule

(CUP Modification) - Per Adopted Fee Schedule
**Fees are non-refundable**

Imagery ©2025 Vexcel Imaging US, Inc., Imagery ©2025 Airbus, Maxar Technologies, Vexcel Imaging US, Inc., Map data ©2025 100 ft 

23930 Stone Ln



CONDITIONAL USE PERMIT: SUBMITTAL

AUGUST 6, 2025 
- SUBMITTAL TO CANYON COUNTY (CCDS)

- MASTER APPLICATION
- LETTER OF INTENT
- SITE PLAN
- OPERATION PLAN
- LAND USE WORKSHEET
- NEIGHBORHOOD MEETING
- PROOF OF APPLICATION/COMMUNICATION WITH THE FOLLOWING AGENCIES:
--- SOUTHWEST DISTRICT HEALTH (06/24/2025)
--- IRRIGATION DISTRICT (07/16/2025 - Black Canyon)
--- FIRE DISTRICT (08/05/2025 - Middleton/Star)
--- HIGHWAY DISTRICT/ IDAHO TRANSPORTATION DEPT. (07/24/2025 - Hwy. Dist. NO 4)
--- AREA OF CITY IMPACT (07/24/2025 - Middleton)
- DEED OF EVIDENCE OF PROPERTY INTEREST TO THE SUBJECT PROPERTY



CONDITIONAL USE PERMIT: OPERATION PLAN

BUSINESS ESTABLISHED: Summer 2022

BUSINESS MODEL: A & A TIRES, LLC provides mobile tire repair services. Customers experiencing 
tire issues contact the business, and Abraham (or employee) travel to their location to assess the 
situation and repair tires as necessary.

PROPOSED CONTRACTOR SHOP: 
The future shop will serve as a central hub for the business. 

It will be used to:
- Store tire repair equipment
- Temporarily store old and new tires
- Park three (3) service vehicles

HOURS OF OPERATION:
- Current: Mobile Services available 24/7
- Future: Mobile Services will continue as-is. Shop Operations will be limited to standard business 
hours (8:00am - 6:00pm). Customer visits to the shop are expected to be rare.

NUMBER OF EMPLOYEES: Three (3)

AS101

SITE PLANSCALE:

SITE PLAN (CONDITIONAL USE PERMIT)
1/16" = 1'-0"

NORTH

C
O

PY
R

IG
H

T 
20

25
 B

R
S 

AR
C

H
IT

EC
TS

 *
 A

LL
 R

IG
H

TS
 R

ES
ER

VE
D

.  
R

EP
R

O
D

U
C

TI
O

N
 O

R
 T

R
AN

SL
AT

IO
N

 O
F 

AN
Y 

PA
R

T 
O

F 
TH

IS
 W

O
R

K 
W

IT
H

O
U

T 
W

R
IT

TE
N

 P
ER

M
IS

SI
O

N
 O

F 
BR

S 
AR

C
H

IT
EC

TS
 IS

 U
N

LA
W

FU
L 

AN
D

 S
U

BJ
EC

T 
TO

 C
R

IM
IN

AL
 P

R
O

SE
C

U
TI

O
N

.

10
10

 S
. A

LL
AN

TE
 P

L.
SU

IT
E 

10
0

BO
IS

E,
 ID

AH
O

 8
37

09
(2

08
) 3

36
-8

37
0

FA
X 

(2
08

) 3
36

-8
38

0

PR
O

PO
SE

D
 D

ES
IG

N
 F

O
R

:

CHECKED 

JOB NO. 

DATE 

DRAWN 

23
93

0 
ST

O
N

E 
LN

.
C

AL
D

W
EL

L,
 ID

 8
36

07

25076

08/06/2025

TJK

R
EV

IS
IO

N
S 

N
O

. 
D

AT
E 

A
 &

 A
 T

IR
ES

, L
LC

C
O

N
D

IT
IO

N
AL

 U
SE

 P
ER

M
IT

VF

C
O

N
D

IT
IO

N
AL

 U
SE

 P
ER

M
IT

SITE INFORMATION

SITE: 23930 STONE LANE

SITE ZONE: R-R (RURAL RESIDENTIAL)

SITE PARCEL: 22073000 0

SITE SIZE: 1.58 ACRES

SETBACK REQUIREMENTS PER CANYON COUNTY ORDINANCE CODE SECTION
07-10.21 - TABLE 1 (RESIDENTIAL ZONES R-R, R-1, AND R-2)

FRONT: 20FT
SIDE: 10FT
REAR: 20FT
CORNER: 20FT

PROPOSED BUILDING FOOTPRINT: 1,800 S.F.

ST
ON

E 
LA

NE

363.27'

363.22'

18
8.

51
'

18
8.

49
'

PROPOSED CONTRACTOR
SHOP LOCATION

30
'-0

"

60'-0"

15
'-0

"

EXISTING
RESIDENCE

EXISTING
GARAGE AND
CARPORT

PROPOSED NEW
DRIVEWAY FOR SHOP

EXISTING
DRIVEWAY

EXISTING RIGHT
OF WAY (5 FT)



CONDITIONAL USE PERMIT: OPERATION PLAN

NOISE LEVELS: 
Minimal and restricted to regular business hours.

DUST LEVELS: 
Minimal; the site will feature a compact gravel roadway leading to and surrounding the contractor 
shop.

MATERIAL DELIVERIES:
New tires will be delivered to the shop from time to time. All delivery drivers will be instructed to 
access the shop directly, avoid parking on the main road (Stone Lane).

SITE IMPROVEMENTS:
- Construction of a dead-end �re apparatus turnaround, as required by the Middleton/Star Fire 
District (Victor Islas)
- A new driveway approach meeting ACCHD-16 standards, per the requirements of Highway 
District #4 (Lenny Riccio)

AS101

SITE PLANSCALE:

SITE PLAN (CONDITIONAL USE PERMIT)
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SITE INFORMATION

SITE: 23930 STONE LANE

SITE ZONE: R-R (RURAL RESIDENTIAL)

SITE PARCEL: 22073000 0

SITE SIZE: 1.58 ACRES

SETBACK REQUIREMENTS PER CANYON COUNTY ORDINANCE CODE SECTION
07-10.21 - TABLE 1 (RESIDENTIAL ZONES R-R, R-1, AND R-2)

FRONT: 20FT
SIDE: 10FT
REAR: 20FT
CORNER: 20FT

PROPOSED BUILDING FOOTPRINT: 1,800 S.F.

ST
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SITE CONDITIONS (CANYON COUNTY ASSESSOR)



CURRENT CONDITIONS (07/21/2025)



SITE PLAN

AS101

SITE PLANSCALE:

SITE PLAN (CONDITIONAL USE PERMIT)
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SITE INFORMATION

SITE: 23930 STONE LANE

SITE ZONE: R-R (RURAL RESIDENTIAL)

SITE PARCEL: 22073000 0

SITE SIZE: 1.58 ACRES

SETBACK REQUIREMENTS PER CANYON COUNTY ORDINANCE CODE SECTION
07-10.21 - TABLE 1 (RESIDENTIAL ZONES R-R, R-1, AND R-2)

FRONT: 20FT
SIDE: 10FT
REAR: 20FT
CORNER: 20FT

PROPOSED BUILDING FOOTPRINT: 1,800 S.F.
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OF WAY (5 FT)

PROVIDED BY: BRS ARCHITECTS



PRE-ENGINEERED METAL BUILDING
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SITE PLANSCALE:

SITE PLAN (CONDITIONAL USE PERMIT)
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SITE INFORMATION

SITE: 23930 STONE LANE

SITE ZONE: R-R (RURAL RESIDENTIAL)

SITE PARCEL: 22073000 0

SITE SIZE: 1.58 ACRES

SETBACK REQUIREMENTS PER CANYON COUNTY ORDINANCE CODE SECTION
07-10.21 - TABLE 1 (RESIDENTIAL ZONES R-R, R-1, AND R-2)

FRONT: 20FT
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PRELIMINARY RENDERING PROVIDED BY: ALPHA STEEL BUILDINGS
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EXHIBIT C 

Supplemental Documents 

Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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EXHIBIT C2 

Case Maps/Reports 

Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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ID CASENUM REQUEST CASENAME FINALDECIS
1 SD2019-0004 Boulder Creek Sub Boulder Creek Sub APPROVED
2 RZ2021-0016 Rezpme AG to R 1 Guijaro APPROVED
3 SD2022-0003 Hidden Legends Estates Sub Hidden Legends Estates Sub APPROVE
4 CU2022-0032 Cup for school Jones APPROVED
5 RZ2022-0009 Rezone AG to C1 Oregon Trail Chruch of God APPROVED
6 CR2022-0007 Rezone CR-C1 to CR-C2 Payne APPROVED
7 RZ2022-0006 Rezone AG to CR-R1 Phoenix APPROVED
8 SD2020-0026 Plat - Purple Sage Esates No.5 Plat - Purple Sage Esates No.5 APPROVED

9 SD2019-0043 Purple Sage Estaates No.4 Purples Sage Estates No.4 APPROVED
10 CU2021-0009 Planned Unit Development Sage Gate Storage & Business Park APPROVED

11 SD2023-0011 Sage Gate Storage Preliminary Plat Sage Gate Storage Sub APPROVED
12 SD2023-0008 Sleep Hollow Sub #2 Sleep Hollow Sub #2 APPROVED
13 SD2020-0010 Preliminary Plat - Spring Hills Ranch Sub Spring Hills Ranch Sub APPROVED
14 Trison Estates Sub Trison Estates Sub Trison Estates Sub Approved
15 RZ2019-0040 Rezone AG to R1 Wangsgard, Kathi APPROVED

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

45 1144.64 634 1.81

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

7 171.32 104 1.65

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

26 4.66 2.10 0.08 45.64

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

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
ALBION ACRES SUBDIVISION NO. 1 1 5N3W34 41.10 19 2.16 COUNTY (Canyon) 2018

ALBION ACRES SUBDIVISION NO. 2 2 5N3W34 33.13 14 2.37 COUNTY (Canyon) 2018

BALE SUB 3 4N3W03 7.08 7 1.01 COUNTY (Canyon) 1990

BOULDER CREEK SUBDIVISION 4 4N3W03 18.01 7 2.57 COUNTY (Canyon) 2020

CHAMBERLAIN SUBDIVISION 5 5N3W34 4.25 2 2.12 COUNTY (Canyon) 2014

DEE ANN MEADOWS SUB 6 5N3W34 9.71 12 0.81 COUNTY (Canyon) 1974

DRAKE SUB 7 5N3W35 40.05 41 0.98 COUNTY (Canyon) 1973

EAGLES NEST ESTATES 8 5N3W34 35.62 11 3.24 COUNTY (Canyon) 1998

EL PASO HEIGHTS 9 5N3W34 37.90 7 5.41 COUNTY (Canyon) 1998

FINAL PLAT OF SADDLEBACK RIDGE ESTATES SUBDIVISION10 4N3W03 35.81 16 2.24 COUNTY (Canyon) 2020

FOREST HILLS ESTATES 11 4N3W04 4.82 9 0.54 COUNTY (Canyon) 1987

FOREST HILLS ESTATES #2 12 4N3W04 11.35 21 0.54 COUNTY (Canyon) 1996

FOX RIDGE ESTATES 13 5N3W34 21.64 26 0.83 COUNTY (Canyon) 1992

FOX RIDGE ESTATES #2 14 5N3W34 3.16 9 0.35 COUNTY (Canyon) 1996

FOX RIDGE ESTATES #3 15 5N3W34 0.42 1 0.42 COUNTY (Canyon) 1996

FROST FARMS 16 4N3W10 53.58 20 2.68 COUNTY (Canyon) 1907

FRUITDALE FARMS 17 4N3W03 273.92 83 3.30 COUNTY (Canyon) 1911

HECK SUB #1 18 4N3W04 4.69 9 0.52 COUNTY (Canyon) 1985

HIDDEN LEGENDS ESTATES SUBDIVISION 19 4N3W04 19.59 9 2.18 COUNTY (Canyon) 2023

KABLE SUB 20 4N3W04 8.04 4 2.01 COUNTY (Canyon) 1966

KAMEO SUB 21 4N3W10 5.09 4 1.27 COUNTY (Canyon) 2005

NORTH SOUTHWICK COMMERCIAL SUBDIVISION22 4N3W10 10.55 2 5.27 COUNTY (Canyon) 2017

NORTHSLOPE ESTATES #1 23 4N3W02 42.71 15 2.85 COUNTY (Canyon) 2004

NORTHSLOPE ESTATES #2 24 4N3W02 37.37 12 3.11 COUNTY (Canyon) 2005

PALOMINOS SUBDIVISION 25 4N3W04 6.49 2 3.24 COUNTY (Canyon) 2019

PURPLE SAGE ESTATES 26 5N3W33 13.35 6 2.23 COUNTY (Canyon) 1967

PURPLE SAGE ESTATES SUBDIVISION NO. 2 27 5N3W33 19.17 14 1.37 COUNTY (Canyon) 2018

PURPLE SAGE ESTATES SUBDIVISION NO. 3 28 5N3W33 27.00 22 1.23 COUNTY (Canyon) 2019

PURPLE SAGE ESTATES SUBDIVISION NO. 4 29 5N3W33 33.44 25 1.34 COUNTY (Canyon) 2021

PURPLE SAGE ESTATES SUBDIVISION NO. 5 30 5N3W33 28.45 25 1.14 COUNTY (Canyon) 2022

RADFORD RIDGES NO 2 SUBDIVISION 31 5N3W34 4.75 3 1.58 COUNTY (Canyon) 2019

RADFORD RIDGES SUBDIVISION 32 5N3W34 4.59 2 2.29 COUNTY (Canyon) 2017

RANCHETTE ESTATES 33 4N3W03 17.05 20 0.85 COUNTY (Canyon) 1972

RANCHETTE ESTATES #2 34 4N3W03 2.89 9 0.32 COUNTY (Canyon) 1974

RIVER ROAD ESTATES 35 4N3W10 21.39 10 2.14 COUNTY (Canyon) 2001

SLEEPY HOLLOW SUBDIVISION 36 4N3W03 17.60 6 2.93 COUNTY (Canyon) 2005

SLEEPY HOLLOW SUBDIVISION PHASE 2 37 4N3W03 2.72 3 0.91 COUNTY(CANYON) 2024

SOUTHWICK ESTATES 38 4N3W09 29.57 24 1.23 COUNTY (Canyon) 2007

SPRING HILL RANCH SUBDIVISION 39 5N3W34 38.15 28 1.36 COUNTY (Canyon) 2022

TIMBER HILLS SUBDIVISION 40 4N3W03&04 45.62 28 1.63 COUNTY (Canyon) 2021

WEN-JEFF ESTATES 41 5N3W34 16.78 7 2.40 COUNTY (Canyon) 1997

WHITTLE SUB 42 4N3W03 11.42 10 1.14 COUNTY (Canyon) 1971

WILLIS ESTATES SUBDIVISION 43 4N3W03 19.35 10 1.93 COUNTY (Canyon) 2008

WILLIS RANCH 44 5N3W33 21.11 16 1.32 COUNTY (Canyon) 1998

YOTIE SUB 45 4N3W04 4.14 4 1.03 COUNTY (Canyon) 2001

ACRES NO. OF LOTS AVERAGE LOT SIZE
28.32 23 1.23

45.49 28 1.62

Purple Sage Estates No.5

SUBDIVISION NAME

Timber Hills

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS



38.15 27 1.41

19.51 8 2.44

19.03 9 2.11

20.82 7 2.97

0.00 2 0.00

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRESUBDIVISION NAME

Hidden Legends Esates

Kelley Ridge

Sage Gate Sub

Sleepy Hollow Sub #2

Spring Hills Ranch

MOBILE HOME & RV PARKS
CITY OF…
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TAZ NO.  2091
HOUSEHOLD. 4

TAZ NO.  2090
HOUSEHOLD. 27

TAZ NO.  2077
HOUSEHOLD. 0

TAZ NO.  2094
HOUSEHOLD. 335

TAZ NO.  2030
HOUSEHOLD. 0

TAZ NO.  2104
HOUSEHOLD. 3

TAZ NO.  2132
HOUSEHOLD. 11

TAZ NO.  2014
HOUSEHOLD. 45

TAZ NO.  2092
HOUSEHOLD. 0

TAZ NO.  2081
HOUSEHOLD. 0

TAZ NO.  2029
HOUSEHOLD. 3

TAZ NO.  2105
HOUSEHOLD. 3

TAZ NO.  2093
HOUSEHOLD. 8

TAZ NO.  2107
HOUSEHOLD. 0

TAZ NO.  2106
HOUSEHOLD. 23

TAZ NO.  2085
HOUSEHOLD. 1

TAZ NO.  2083
HOUSEHOLD. 2

TAZ NO.  2088
HOUSEHOLD. 11

TAZ NO.  2096
HOUSEHOLD. 0

TAZ NO.  2089
HOUSEHOLD. 2

TAZ NO.  2095
HOUSEHOLD. 8

TAZ NO.  2254
HOUSEHOLD. 0

TAZ NO.  2082
HOUSEHOLD. 0

TAZ NO.  2097
HOUSEHOLD. 0

TAZ NO.  2256
HOUSEHOLD. 21

TAZ NO.  2040
HOUSEHOLD. 0

TAZ NO.  2043
HOUSEHOLD. 0

TAZ NO.  2258
HOUSEHOLD. 5

TAZ NO.  2078
HOUSEHOLD. 140

TAZ NO.  2079
HOUSEHOLD. 64

TAZ NO.  2042
HOUSEHOLD. 0

TAZ NO.  2371
HOUSEHOLD. 1

TAZ NO.  2255
HOUSEHOLD. 2

TAZ NO.  2218
HOUSEHOLD. 74
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TAZ NO.  2090
JOBS. 4

TAZ NO.  2091
JOBS. 4

TAZ NO.  2094
JOBS. 648

TAZ NO.  2077
JOBS. -2

TAZ NO.  2030
JOBS. 17

TAZ NO.  2104
JOBS. 0

TAZ NO.  2014
JOBS. 24

TAZ NO.  2132
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EXHIBIT D 

Site Visit Photos: November 21, 2025 

Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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Site Photos: Taken November 21, 2025 

 

 

 

 

 

  

 

 

 

 

 

 

Photos 1-5 taken on Stone Lane from parcels approach. 

Photo 1: Taken on Stone Lane from the parcels approach facing south from the subject property. 



 
Photo 2: Taken on Stone Lane from the parcels approach facing west from the subject property.  

In this photo, you can see the approved conditional use permit for a staging area and contractor shop. 

 

 
Photo 3: Taken on Stone Lane from the parcels approach facing north from the subject property. 

 



 
Photo 4: Taken on Stone Lane from the parcels approach facing east from the subject property.  

In this photo, you can see the approach to the proposed staging area and contractor shop. 

 

 
Photo 5: Taken on Stone Lane from the parcels approach facing southeast from the subject property.  

In this photo, you can see the residence on the subject property. 



 
Photos 6-9 taken on parcels approach. 

 

 
Photo 6: Taken on the parcels approach facing east on the subject property.  

In this photo, you can see the pre-existing shipping container. See condition number 2. 

 

 

 

 

 



 
Photo 7: Taken on the parcels approach facing southeast on the subject property. 

 

 
Photo 8: Taken on the parcels approach facing southwest on the subject property. 



 
Photo 9: Taken on the parcels approach facing west on the subject property. 

 

 

 
Photos 10-15 taken on the subject property. 

 

 

 

 

 



 
Photo 10: Taken on the subject property facing southwest towards the second approach. 

 

 
Photo 11: Taken on the subject property facing south. 

 



 
Photo 12: Taken on the subject property facing southeast. 

 

 
Photo 13: Taken on the subject property facing east. 

 



 
Photo 14: Taken on the subject property facing northeast towards pre-existing shipping containers.  

See condition number 2. In this photo, you can see the portable restroom. Photo 15 is a closer photo. 

 

 
Photo 15 is a closer photo of the portable restroom on the subject property. See condition number 11a. 



 

 

 

 

 

 

 

 

 

 

EXHIBIT E 

Agency Comments Received by: January 5, 2026 

Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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Archived: Monday, January 5, 2026 4:34:02 PM
From: Victor Islas 
Mail received time: Tue, 2 Sep 2025 08:59:47
Sent: Tue, 2 Sep 2025 14:59:32
To: Amber Lewter 
Subject: [External] FD Comment CU2025-0018 / A&A Tires, LLC
Importance: Normal
Sensitivity: None

Middleton Rural Fire District has reviewed the documents and is not opposed to the approval of the CUP our
comments are below.
 

1. Will essential services be provided to accommodate requested use.
a. This property will be serviced by the Middleton Rural Fire District.

2. Will services be negatively impacted by such use or require additional public funding to meet the needs
created by the requested use? Are there any conditions or mitigation measures recommended to ensure
the use or requested rezone minimizes potential impacts to the surrounding area and nearby city?

a. No
3. What is the estimated response time to the subject property?  Is this response time adequate for life safety

concerns?
a. The property is serviced by the Middleton Rural Fire District Station 53, located at 302 E. Main St.,

Middleton, ID 83644. Station 53 is approximately 4.2 miles from the property, with an estimated travel
time of 7 minutes under optimal driving conditions.

b. Future response coverage will be provided by Middleton Rural Fire District Staton 54, located at
26476 Harvey Rd., Caldwell, Idaho 83607.  Once funding is secured and operational Station 54 is
3.2 miles with an estimated travel time of 3.2 minutes under optimal driving driving conditions to the
property.

4. Additional
a. The property must maintain proper fire department access as required by the 2018 International Fire

Code (IFC). This includes ensuring that all access roads, fire lanes, and other necessary access
points are compliant with the code to facilitate prompt emergency response.

b. Any future building on this site shall comply with the IFC and IBC.
c. Construction of any structures on this site will require Fire District review, permitting and inspection at

the discretion of the Fire Marshal.
                                                              i.      Permit portal: www.midstarfirepermits.org

d. Any overlooked hazardous condition and/or violation of the International Building and/or Fire Code
does not imply approval of such condition or violation.

 
 
If you have any questions, please let me know.
DC Islas
 
 

Victor Islas
Deputy Chief | Middleton Rural Fire District & Star Fire Protection District

P: (208) 286-7772   M: (208) 860-1078
E: vislas@midstarfire.org   W: linktr.ee/dcmidstarfd
A: 11665 W. State St. Suite B, Star, ID 83669

mailto:vislas@midstarfire.org
mailto:Amber.Lewter@canyoncounty.id.gov
http://www.midstarfirepermits.org
tel:(208)-286-7772
tel:(208)-860-1078
mailto:vislas@midstarfire.org
https://linktr.ee/dcmidstarfd
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Archived: Monday, January 5, 2026 4:34:09 PM
From: Niki Benyakhlef 
Mail received time: Thu, 4 Sep 2025 08:03:38
Sent: Thu, 4 Sep 2025 14:02:37
To: Amber Lewter Amber Lewter 
Cc: Caitlin Ross 
Subject: [External] RE: Agency Notice CU2025-0018 / A&A Tires, LLC
Importance: Normal
Sensitivity: None

Good morning, Amber -
 
After careful rev iew of the transmittal submitted to ITD on September 2, 2025, regarding Agency Notice
CU2025-0018 / A&A Tires, LLC, the Department has no comments or concerns to make at this time. This
application will not affect state highway facilities.
 
I f you have any further questions, please reference application with reference number DS-2025-1.
 
Thank you,
 

Niki Benyakhlef
Development Services Coordinator
 
 
District 3 Development Services
O: 208.334.8337 | C: 208.296.9750
Email: niki.benyakhlef@itd.idaho.gov
Website: itd.idaho.gov

Book a Meeting with Me!
 
 
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov> 
Sent: Tuesday, September 2, 2025 8:39 AM
To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>; 'permits@starfirerescue.org'
<permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 'chopper@hwydistrict4.org'
<chopper@hwydistrict4.org>; 'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>;
'eingram@idahopower.com' <eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>;
'arobins@idahopower.com' <arobins@idahopower.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>;
'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com'
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com'
<developmentreview@blackcanyonirrigation.com>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>;
'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>; D3 Development Services
<D3Development.Services@itd.idaho.gov>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; Brian Crawforth
<Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; Michael
Stowell <mstowell@ccparamedics.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>;
'BRO.Admin@deq.idaho.gov' <BRO.Admin@deq.idaho.gov>; 'smith.carolyn.d@epa.gov' <smith.carolyn.d@epa.gov>;
'John.Graves@fema.dhs.gov' <John.Graves@fema.dhs.gov>; 'gmprdjennifer@gmail.com' <gmprdjennifer@gmail.com>;

mailto:Niki.Benyakhlef@itd.idaho.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:amber.lewter@canyoncounty.id.gov
mailto:Caitlin.Ross@canyoncounty.id.gov
mailto:niki.benyakhlef@itd.idaho.gov
https://itd.idaho.gov/
https://outlook.office.com/bookwithme/user/3eddbd62ee944e05a15f6e45fd417747@itd.idaho.gov?anonymous&ismsaljsauthenabled&ep=pcard
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Archived: Monday, January 5, 2026 4:34:16 PM
From: Anthony Lee 
Mail received time: Fri, 5 Sep 2025 13:05:08
Sent: Fri, 5 Sep 2025 19:05:02
To: Amber Lewter Amber Lewter 
Cc: Mitch Kiester 
Subject: [External] RE: Agency Notice CU2025-0018 / A&A Tires, LLC
Importance: Normal
Sensitivity: None

Hi Amber,
 

1. Will a Nutrient Pathogen Study be required? Not sure if this project will require a Nutrient Pathogen Study.   
2. Will adequate sanitary systems be provided to accommodate the use? A subsurface sewage disposal system

has not been determined at this time.   
3. Any concerns about the use or request for rezoning? If so, are there any conditions or mitigation measures

recommended to ensure the use or requested rezone minimizes potential impacts to the surrounding area and
the nearby city? There are no concerns with the use or request for rezoning if the applicant meets all SWDH
requirements.

 
It doesn’t appear that I have record of a pre-development meeting with the applicant, and the Agency
Acknowledgement Form is not signed by SWDH, according to the attached application.  
 
Please 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: Tuesday, September 2, 2025 8:39 AM
To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>; 'permits@starfirerescue.org'
<permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 'chopper@hwydistrict4.org'
<chopper@hwydistrict4.org>; 'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>;
'eingram@idahopower.com' <eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>;
'arobins@idahopower.com' <arobins@idahopower.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>;
'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com'
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com'
<developmentreview@blackcanyonirrigation.com>; Mitch Kiester <Mitch.Kiester@swdh.id.gov>; Anthony Lee
<Anthony.Lee@swdh.id.gov>; 'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>;
'niki.benyakhlef@itd.idaho.gov' <niki.benyakhlef@itd.idaho.gov>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>;
christine.wendelsdorf@canyoncounty.id.gov; Michael Stowell <mstowell@ccparamedics.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

mailto:Anthony.Lee@swdh.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:amber.lewter@canyoncounty.id.gov
mailto:Mitch.Kiester@swdh.id.gov
https://swdh3.hedgerowsoftware.com/#/home
mailto:anthony.lee@swdh.id.gov
http://www.swdh.org/
https://www.google.com/maps/search/13307+Miami+Ln.,+Caldwell,+ID+83607?entry=gmail&source=g
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1445 N Orchard St 
Boise, ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

  

September 8, 2025 

Amber Lewter, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
amber.lewter@canyoncounty.id.gov  
 

Subject:  Agency Notice CU2025-0018 / A&A Tires, LLC 

Dear Ms. Lewter: 

Thank you for the opportunity to respond to your request for comment. While DEQ does not review 
every project on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in 
addressing project-specific conditions that may apply.  This guide can be found at: 
https://www2.deq.idaho.gov/admin/LEIA/api/document/download/15083.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 
1. AIR QUALITY 

 Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 

For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

 IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality permit 
to construct prior to the commencement of construction or modification of any facility that 
will be a source of air pollution in quantities above established levels.  DEQ asks that cities and 
counties require a proposed facility to contact DEQ for an applicability determination on their 
proposal to ensure they remain in compliance with the rules. 

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 
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2. WASTEWATER AND RECYCLED WATER 
 DEQ recommends verifying that there is adequate sewer to serve this project prior to 

approval. Please contact the sewer provider for a capacity statement, declining balance report, 
and willingness to serve this project.   

 IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater and 
recycled water. Please review these rules to determine whether this or future projects will 
require DEQ approval. IDAPA 58.01.03 is the section of Idaho rules regarding subsurface 
disposal of wastewater. Please review this rule to determine whether this or future projects 
will require permitting by the local public health district.  

 All projects for construction or modification of wastewater systems require preconstruction 
approval. Recycled water projects and subsurface disposal projects require separate permits as 
well. 

 DEQ recommends that projects be served by existing approved wastewater collection systems 
or a centralized community wastewater system whenever possible. Please contact DEQ to 
discuss potential for development of a community treatment system along with best 
management practices for communities to protect groundwater. 

 DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area. Please schedule a meeting with DEQ for further discussion and recommendations 
for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

3. DRINKING WATER 
 DEQ recommends verifying that there is adequate water to serve this project prior to approval.  

Please contact the water provider for a capacity statement, declining balance report, and 
willingness to serve this project. 

 DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system. A drinking water system is a Public Water System 
(PWS) if it has at least 15 service connections or regularly serves an average of 25 or more 
people per day for at least 60 days per year (refer to the DEQ website at: 
https://www.deq.idaho.gov/water-quality/drinking-water/).  For non-regulated systems, DEQ 
recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

 IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  Please 
review these rules to determine whether this or future projects will require DEQ approval. 

 All projects for construction or modification of public drinking water systems require 
preconstruction approval.   

 If any private wells will be included in this project, we recommend that they be tested for total 
coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

 DEQ recommends using an existing drinking water system whenever possible or construction 
of a new community drinking water system.  Please contact DEQ to discuss this project and to 
explore options to both best serve the future residents of this development and provide for 
protection of groundwater resources. 

 DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   
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For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

4. SURFACE WATER 
 Please contact DEQ to determine whether this project will require an Idaho Pollutant 

Discharge Elimination System (IPDES) Permit. A Multi-Sector General Permit from DEQ may be 
required for facilities that have an allowable discharge of storm water or authorized non-storm 
water associated with the primary industrial activity and co-located industrial activity. 
For questions, contact Emily Montague, IPDES Compliance Supervisor, at (208) 373-0433. 

 If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s water 
resources.  Additionally, please contact DEQ to identify BMP alternatives and to determine 
whether this project is in an area with Total Maximum Daily Load stormwater permit 
conditions. 

 The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call (208) 334-2190 for more information.  
Information is also available on the IDWR website at: https://idwr.idaho.gov/streams/stream-
channel-alteration-permits.html  

 The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUNDWATER CONTAMINATION 
 Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of at 

the project site.  These disposal methods are regulated by various state regulations including 
Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), Rules and 
Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for the 
Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards. 

 Hazardous Waste.  The types and number of requirements that must be complied with under 
the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and 
Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of waste 
generated.  Every business in Idaho is required to track the volume of waste generated, 
determine whether each type of waste is hazardous, and ensure that all wastes are properly 
disposed of according to federal, state, and local requirements. 

 Water Quality Standards.  Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); 
and the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); 
hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 
58.01.24.060 and 58.01.24.061).   Petroleum releases must be reported to DEQ in accordance 
with IDAPA 58.01.24.060.01 and 58.01.24.061.04.  Hazardous material releases to state 
waters, or to land such that there is likelihood that it will enter state waters, must be reported 
to DEQ in accordance with IDAPA 58.01.02.850. 
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 Groundwater Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant 
into the environment in a manner that causes a ground water quality standard to be 
exceeded, injures a beneficial use of ground water, or is not in accordance with a permit, 
consent order or applicable best management practice, best available method or best 
practical method.”   

For questions, contact Matthew Pabich, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 
 If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 

site, additional regulations may apply. If an UST is present, the site should be evaluated to 
determine whether the UST is regulated by DEQ. If an AST is identified, EPA may have 
additional requirements. Both UST and AST sites should be assessed to determine whether 
there is potential soil and ground water contamination.  Please call DEQ at (208) 373-0550, or 
visit the DEQ website https://www.deq.idaho.gov/waste-management-and-
remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/ for assistance. If 
applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following land uses: wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, ponds and outdoor gun ranges.  Please contact DEQ for more 
information on any of these conditions. 

 
We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 

 
Troy Smith  
Regional Administrator 
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EXHIBIT F 

Public Comments Received by: January 5, 2026 

Planning & Zoning Commission 

Case #: CU2025-0018 

Hearing date: January 15, 2026 
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From: Denise Thomas
Mail received time:  Tue, 16 Dec 2025 19:04:29 
Sent: Tue, 16 Dec 2025 12:03:13  
To: Amber Lewter
Subject: [External]  Abraham Gonzalez A&A tires 
Importance: Normal 
Sensitivity: None 
Archived: Monday, January 5, 2026 4:40:42 PM 

___________________________________ 
Hello,  
 I’m writing about  A&A tires having a shop on stone road. This is a horrible idea!!  If you have ever driven  on 
Stone lane it is a road full of illegal businesses  and storage facilities and junk. Stone lane doesn’t need more 
garbage being dumped on it. . This plan  would increase traffic  on Stone lane, Willis and Freezeout. There is a 
huge problem already with traffic entering the main road to Middleton off of these roads.  I vote absolutely No on 
this proposal! This area is a mess already with peoples property being littered with old cars, illegal businesses and  
junk ! We do not need another one!  It is not zoned commercial. ‼‼‼It’s agriculture zoned 
Denise Thomas/ Alberta duJardin  
23850 Freezeout rd. 
Sent from my iPhone 

mailto:deniserthomas123@icloud.com
mailto:Amber.Lewter@canyoncounty.id.gov
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