
 

Lewiston Planning & Zoning Commission 
REGULAR MEETING AGENDA   

August 27, 2025 - 5:30 PM  
Bell Building – Second Floor Conference Room – 215 D Street 

Lewiston, Idaho 83501  

Seating will be available on a first-come, first-served basis.  
 
I. CALL TO ORDER 

II. CITIZENS COMMENTS 
 An opportunity for citizens to address the Commission with comments and/or questions about Planning 

and Zoning Commission-related matters that are not a public hearing action item on this agenda. 
Citizens are asked to limit their time to three (3) minutes each. 

III. ACTIVE AGENDA 

 A. APPROVAL OF AUGUST 13, 2025 MEETING MINUTES 

 B. REVIEW AND APPROVAL OF THE REASONED STATEMENT OF RELEVANT 
CRITERIA  AND STANDARDS FOR ZONE CHANGE APPLICATION ZNC25-2 BY 
STEVE CARLTON (ACTION ITEM): THE APPLICANT REQUESTS A ZONE CHANGE 
FROM AGRICULTURAL TRANSITIONAL, F2, ZONE TO GENERAL COMMERCIAL, 
C4, ZONE FOR THE 4.80 ACRE PARCEL ALSO KNOWN AS RPL355W0084791 
LOCATED TO THE WEST OF 805 STEWART AVENUE.  

 C. PUBLIC HEARING FOR COMPREHENSIVE PLAN AMENDMENT CPA25-1, USE OF 
SURFACE AND GROUNDWATER (ACTION ITEM): THE COMMISSION WILL 
CONSIDER AMENDMENTS TO ADD LANGUAGE TO CONSIDER THE EFFECT ON 
GROUND WATER IN ADOPTION AND AMENDMENT OR REPEAL OF THE 
COMPREHENSIVE PLAN AND TO REQUIRE THE USE OF SURFACE WATER AS 
THE PRIMARY IRRIGATION WATER SOURCE, WHERE REASONABLY 
AVAILABLE, IN LAND USE CHANGES, PURSUANT TO IDAHO CODE 67-6508(R) 
AND IDAHO CODE 67-6537, RESPECTIVELY, AND MAKE A RECOMMENDATION 
TO CITY COUNCIL.  

 D. PUBLIC HEARING AND SUBSEQUENT DELIBERATION AND DIRECTION TO 
STAFF REGARDING THE REASONED STATEMENT FOR CONDITIONAL USE 
PERMIT APPLICATION CUP25-5 BY TONY HAVENS (ACTION ITEM): THE 
APPLICANT REQUESTS CONDITIONAL USE PERMIT APPROVAL FOR ANIMAL 
RIGHTS IN THE R2A ZONE, ON A .69 ACRE PARCEL LOCATED AT 1520 WARNER 
AVE. THE APPLICANT IS REQUESTING ANIMAL RIGHTS TO PLACE ONE (1) 
STEER OR COW OR UP TO FIVE (5) SHEEP ON THE PROPERTY. THE APPLICANT 
IS ASKING FOR A WAIVER OF STANDARD OF 7,445 SQUARE FEET FROM THE 
HALF ACRE (21,780 SQUARE FEET) MINIMUM LIVESTOCK AREA. THE 
APPLICANT HAS A LIVESTOCK AREA OF 14,335 SQUARE FEET. KEEPING OF 
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LIVESTOCK, SUBJECT TO THE STANDARDS OF SECTIONS 37-195 THROUGH 37-
199 OF LEWISTON CITY CODE IS ALLOWED BY CONDITIONAL USE PERMIT IN 
THE LOW DENSITY RESIDENTIAL, R2A, ZONE.  

IV. STAFF-COMMISSION COMMUNICATIONS 

 A. SOLICITING COMMISSIONER ATTENDANCE FOR THE NEXT REGULARLY 
SCHEDULED MEETING OF SEPTEMBER 10, 2025 (REASONED STATEMENT). 

V. ADJOURNMENT - Action Item 

  
The City of Lewiston is committed to providing access and reasonable accommodation in its services, programs, and 
activities and encourages qualified persons with disabilities to participate.  If you anticipate needing any type of 
accommodation or have questions about the physical access provided at this meeting, please contact Nikki Province, ADA 
Coordinator, at least forty-eight (48) hours in advance of the meeting at 208-746-3671 x 6211. 
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August 13, 2025 

The LEWISTON PLANNING AND ZONING COMMISSION met in the Community 
Development Department Second Floor Conference Room at 215 “D” Street.  Chair Iacoboni 
called the meeting to order at 5:30 p.m. 

I. CALL TO ORDER 
COMMISSIONERS PRESENT:  Gabriel Iacoboni, Chair; Shaunita Cable; Cynthia Ball; 
Kathy Branson; Maureen Anderson 
 
COMMISSIONERS EXCUSED: Emily Wolf, Vice Chair; Kevin Kelly; 
 
STAFF MEMBERS PRESENT:  Joel Plaskon, City Planner; Dawn Ortiz, Community 
Development Office Supervisor; Jennifer Tengono, City Attorney 
 

II. CITIZENS COMMENTS 
None 
 

III. ACTIVE AGENDA 
A. APPROVAL OF JULY 23, 2025 MEETING MINUTES (ACTION ITEM) 

Commissioners Branson and Anderson moved and seconded, respectively, 
approval of the July 23, 2025 meeting minutes as written. The motion carried 5-0. 
 

B. REVIEW AND APPROVAL OF THE WRITTEN DECISION FOR 
AMENDMENT TO THE CANYON CREST PLANNED UNIT DEVELOPMENT 
AGREEMENT: 
Commissioner Anderson and Chair Iacoboni moved and seconded, respectively, 
to approve the Written Decision for Amendment to the Canyon Crest Planned Unit 
Development Agreement.  The motion carried 5-0. 
 

C. REVIEW AND APPROVAL OF THE REASONED STATEMENT FOR 
CONDITIONAL USE PERMIT CUP25-4 BY STEPHANIE BEIDMAN: 
Commissioners Ball and Cable moved and seconded, respectively, to approve the 
Reasoned Statement for CUP25-4 as written.  The motion carried 5-0. 
 

D. PUBLIC HEARING AND DIRECTION TO STAFF REGARDING THE 
REASONED STATEMENT FOR ZONE CHANGE APPLICATION ZNC25-2 BY 
STEVE CARLTON: 
Chair Iacoboni explained the public hearing process, opened the public hearing 
and asked for a staff presentation. 
 
Staff Plaskon provided a verbal summary of the staff report with maps and photos 
so the commission could get geographically familiar with the area.  
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Commissioner Ball asked staff if residential is a zoning option. 
 
Staff Plaskon stated that residential can be on the upper floors above the 
commercial units. 
 
There being no further questions for the staff, Chair Iacoboni asked for the 
applicant’s testimony. 
 
Applicant Steve Carlton, Lewiston Id stated that it was best to rezone the entire 
lot, especially with the road that would be developed.  He does plan on having 
apartments above the commercial units.  He stated the zoning needs to be right 
before any planning begins, and he has had people interested in this project.  There 
will be a right in the entrance and a right out exit on Thain. 
 
There being no further questions for the applicant, and no public testimony Chair 
Iacoboni closed the public hearing. 
 
After deliberation and discussion of the relevant criteria and standards, 
Commissioners Anderson and Branson moved and seconded, respectively, to 
direct staff to draft the Reasoned Statement approving ZNC25-2.  The motion 
carried 5-0. 
 

IV. STAFF-COMMISSION COMMUNICATIONS: 
 

A. Query of Commissioners for the August 27, 2025 meeting.  
All commissioners in attendance should be in attendance for the August 27, 2025 
meeting.  Staff Plaskon stated there will be one, possibly two public hearings, and the 
reasoned statement from tonight's public hearing.  Staff also stated that 
Commissioners Kelly and Branson will not be renewing their term, and currently, 
they have one seat potentially filled by Zach Battles if the City Council appoints him 
on August 25, 2025. 
 

V. ADJOURN 
There being no further business, Commissioner Ball and Chair Iacoboni moved and 
seconded, respectively, to adjourn. The motion carried 5-0, and the Planning and Zoning 
Commission adjourned at approximately 5:55 p.m. 

 

RESPECTFULLY SUBMITTED, 

_________________________________  _________________________________ 
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Dawn Ortiz,      Chairperson or Acting Chairperson 
Recording Secretary     Planning and Zoning Commission 

Approved this ______ day of ___________________________, 2025. 
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CITY OF LEWISTON PLANNING AND ZONING COMMISSION 

REASONED STATEMENT OF RELEVANT CRITERIA AND 

STANDARDS FOR GRANTING OR DENIAL OF 

ZONING DISTRICT BOUNDARY CHANGE/REZONE  
 

 

This document shall serve as memorialization of the rationale for the granting or denial of a zoning 

district boundary change/rezone, which shall be based upon relevant criteria and standards, 

including the Lewiston Comprehensive Plan, Lewiston City Code, and Idaho Code.  See I.C. § 67-

6535. 

 

I. APPLICATION NUMBER:   

ZNC25-2 

 

II. APPLICANT’S NAME AND ADDRESS:   

 Steve Carlton 

 1103 Bryden Avenue 

 Lewiston, ID 83501 

 

III. IDENTIFICATION AND/OR LOCATION OF SUBJECT PROPERTY:   

Nez Perce County Tax parcel number RPL355W0084791, also known as the 4.83 acres of 

undeveloped land immediately adjacent on the west side of 805 Stewart Avenue, Lewiston, 

ID 83501. 

  

IV. DATE OF PUBLIC HEARING:   

 August 13, 2025 

 

V. NAME OF HEARING BODY:   

Lewiston Planning and Zoning Commission 

 

VI. NATURE OF APPLICATION:   

Rezone subject property from Agricultural Transitional, F-2, Zone to General Commercial, 

C-4, Zone.  

 

VII. DECISION:   

The Lewiston Planning and Zoning Commission recommends APPROVAL of ZNC25-2 

to the Lewiston City Council. 
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VIII. RELEVANT CONTESTED FACTS RELIED UPON: 

 

The relevant contested facts relied upon are: None. 

 

 

IX. RELEVANT CRITERIA AND STANDARDS: 

 

The following relevant criteria, standards, facts, and considerations are hereby declared as reasons 

for the decision on this zoning district boundary change/rezone: 

 

1. The proposed rezone is in general conformance with the Lewiston Comprehensive Plan.  

Applicable commentary:  

 

The subject property is a 4.83 acre parcel of vacant land. The subject property is located 430 

lineal feet from the intersection of Stewart Avenue and Thain Grade to the east. The 

Comprehensive Plan Future Desired Land Use Designtion for the subject property is 

Community Commercial. Community Commercial areas provide mid- to high-intensity 

commercial uses that attract people from across the community. The most intense uses should 

be located adjacent to major roadways, particularly near intersections of two major roadways. 

Uses should decrease in intensity when located farther from major roadways and near less 

intense residential areas. Inactive uses such as storage and warehousing should be located 

behind more active commercial uses along street.  

 

Primary uses in the Community Commercial Designation include retail and restaurant, 

personal services, office, commercial entertainment, and flex office/warehouses. Supporting 

uses include open space and recreation, residential attached, residential multi-unit, mixed use, 

industrial, storage units, transportation and utilities and institutions.  

 

The City Staff Report provides that Stewart Avenue, directly in front of the subject property is 

designated a collector street. Stewart turns into a local road as it goes west, and dead ends 

approximately 250 feet from the western edge of the subject property. The subject property 

sits at the intersection of Stewart Avenue and Thain Grade, before Thain Grade becomes Thain 

Road. Thain Grade is designated as an arterial street. The Comprehensive Plan identifies that 

Community Commercial areas should be located adjacent to major roadways and should be 

located on a collector or arterial roadway and the subject property’s location next to Thain 

Grade conforms to those requirements. 

 

The Planning and Zoning Commission (Commission) discussed how the existing Agricultural 

Transitional (F-2) Zone is not in conformance with the Community Commercial Designation; 

however, the proposed General Commercial (C-4) Zone is. The Commission received 

information from the City Staff Report, which is adopted herein by reference by the 

Commission, though not attached, that the stated purpose of the F-2 Zone is “To provide a 

transition zone from agricultural land uses to residential land use within the city limits where 

centralized water and sewer are not available.” Whereas, the stated purpose of the proposed C-

4 Zone is “To provide areas to serve the city and regional needs for commercial goods and 
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services. Such areas shall be compatible with adjacent residential development.” The 

Commission found support with the conclusion that the proposed rezone is consistent with 

these goals and objectives.  

 

Additionally, the Commission adopted the following Comprehensive Plan Goals and 

Objectives supporting approval of ZNC25-2 rezoning the subject property to the C-4 Zone: 

• LU.1. Accommodate future development and redevelopment. 

• LU.1.1 Optimize compatibility. Align incompatible zoning and land uses and 

development regulations with the Future Land Use Map to establish consistent and 

compatible growth patterns.  

• LU.1.3 Balance land uses. Establish land use patterns that accommodate various land 

uses in proportion to the needs of the community.  

• ED.1 Strengthen Lewiston’s role as a regional economic hub. 

 

The Commission also heard testimony from the applicant that he had intended to include the 

subject property with ZNC25-1, a separate application to rezone the abutting parcel of property 

to the C-4 Zone as well. He stated that by rezoning both properties, the proposed rezone allows 

both commercial and residential uses, which is supported by, and listed in, the Community 

Commercial Land Use Designation of the Comprehensive Plan. Commissioner Anderson 

noted that by approving the requested rezone, the applicant will be able to develop the subject 

property consistent with the Comprehensive Plan and it gives him alternatives on a variety of 

different land uses.  

 

2. The subject property is at least as well suited or is better suited for the proposed zoning district 

than the existing zoning district.  Applicable commentary:  

  

 The City Staff Report provides that the subject property is a 4.83 acre parcel that contains farm 

ground. Commercial uses to the south and southeast are zoned Community Commercial (C-3) 

Zone and the commercial uses to the east are zoned as Planned Unit Development. The 

applicant also applied for a zone change of the adjacent property at 805 Steward Avenue to the 

C-4 Zone, which was recommended for approval by the Commission at its July 9, 2025 

meeting and adopted and approved by the Lewiston City Council at its August 11, 2025 

meeting.  

 

 Chair Iacoboni referred to the list of uses allowed by right in the C-4 Zone and stated that those 

uses are more consistent with the commercial character of the surrounding Thain corridor and 

are better suited than those uses allowed by right in the F-2 Zone. The Commission noted that 

the subject property is more appropriately suited for the proposed C-4 Zone rather than the 

existing F-2 Zone, given its proximity to adjacent commercial zones and the concurrent 

development planned for the abutting property owned by the applicant. The Commission 

determined that the proposed C-4 Zone is consistent with the Comprehensive Plan Community 

Commercial Designation, while the existing F-2 Zone is not. They discussed how their prior 

findings in the application of ZNC25-1 also supported their decision here, which they 

incorporated by reference and adopted herein.  
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3. The proposed rezone does not present foreseen, immitigable impacts of incompatible uses or 

development being located in the same vicinity.  Applicable commentary:  

 

The Commission received no testimony from the public regarding the rezone application. The 

City Staff Report and the applicant provided information that the subject property is in an area 

which contains both commercial and residential land uses, and that adequate public services 

and infrastructure are in place to serve future development of the subject property. The primary 

access to the subject property is expected to be at Thain Road, which is an arterial street and a 

commercial corridor. 

 

Commissioner Ball observed that some of the uses permitted by right in the existing F-2 

Zone—such as livestock and farming operations—may be less compatible with adjacent 

residential and commercial properties. She noted the proposed C-4 Zone would eliminate those 

uses and instead allow development that more closely matches the character and pattern of 

surrounding land uses. Chair Iacoboni also noted that at this point, since the Commission was 

only considering rezoning and not development, there were no identified nuisances that they 

could address at this stage of the process.  

 

4. The effects of the proposed rezone are not anticipated to place undue burden upon delivery of 

services provided by any political subdivision within the planning jurisdiction, including 

school districts.  Applicable commentary:  

 

The Engineering Division of the Public Works Department provided the following comment: 

“Engineering does not object to the zone change.” The Fire Department provided the following 

comment: “No issues with zone change request. Fire Code issues will be reviewed at time of 

permit review.”  

 

The Commission did not receive any testimony from political subdivisions other than internal 

City departments. The Commission considered information provided during the City staff’s 

presentation, which explained that coordination with internal City departments and external 

service providers, such as the Lewiston Orchards Irrigation District and/or Lewiston Orchards 

Sewer District, which typically occurs during the subdivision and building permits processes. 

The Commission commented that any necessary service-related issues would be addressed 

through those established procedures at the appropriate stages of development.    

 

5. The size, type, intensity, and density of development expected to occur on the subject property 

as a result of this rezoning is suitable for the area and will not unduly burden the neighborhood, 

public infrastructure, or environmental resources.  Applicable commentary:  

 

The Commission considered testimony from the applicant, who expressed that he was 

interested in subdividing the property into smaller commercial lots potentially incorporating 

multi-family residential uses along the western portion of the subject property. In addition, 

while the Commissioners did not receive specific information concerning the intended size, 

type, intensity, or density of future development, the Commission reviewed and considered 

statements included in the applicant’s written materials, including a description that 
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development under the C-4 Zone would align with the City’s Comprehensive Plan’s goal to 

support economic development by providing land suitable for commercial expansion.  

 

The applicant indicated that the subject property’s future development is intended to be an 

expansion of the commercial corridor along Thain Road, as indicated by the applicable 

Community Commercial Land Use Designation of the Comprehensive Plan, and residential 

uses above those commercial uses, similar to mixed uses found in Coeur d’Alene, Idaho. The 

Commission noted that the subject property is a great location for mixed-use development, as 

allowed by the proposed C-4 Zone. Commissioner Anderson highlighted that City departments 

have not identified any issues and the location is compatible with the applicant’s desired 

development goals for mixed residential and commercial uses.  
 

6. The proposed rezone is in conformance with Idaho Code 67-6537, Use of Surface and Ground 

Water.  Applicable commentary:  

 

No testimony was received on the Use of Surface and Ground Water from political 

subdivisions that received notice, the public or the applicant. As a result, the Commission 

determined that there was no credible information to indicate that the proposed rezone would 

not be in conformance with Idaho Code § 67-6537.  

 

Pursuant to Idaho Code § 67-6519(5)(c), if the decision on this application is to deny it and the 

applicant could not take actions to obtain approval, the explanation is: Not applicable. 

 

 

Pursuant to Idaho Code § 67-6519(5)(c), if the decision on this application is to deny it and the 

applicant could take actions to obtain approval, such actions might include: Not applicable. 

 

 

NOTICE TO APPLICANT AND AFFECTED PERSONS:  The Planning and Zoning 

Commission’s recommendation to the City Council is not a final decision, and thus, shall not be 

subject to reconsideration or appeal. 

 

By: _______________________________________________________________________ 

 Signature of Planning and Zoning Commission Chair or Vice Chair or Acting Chair 

 

Printed:   

 

  

Date of Signature:   

 

 

ATTEST:           

        Dawn Ortiz, Community Development Office Supervisor 
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