












 
BOARD OF COUNTY COMMISSIONERS 

STAFF REPORT ADDENDUM 
APPEAL: CU2022-0004-APL 

 
 

HEARING DATE: 05/16/2023  

 

 

 

Insert Ariel picture here 

  

OWNER: Michael Rawdan 

  

APPLICANT/REP: Chris Carpenter 

  

PLANNER: 
Samantha Hammond, Planner I 

Dan Lister, Planning Official  

  

CASE NUMBER: CU2022-0004-APL 

  

 

EXECUTIVE SUMMARY: 

- The applicant, Chris Carpenter, representing Michael Rawdan/Easy Heating and Air, is appealing 

a Planning & Zoning Commission’s decision regarding the denial of Case CU2022-0004, a 

conditional use permit to allow a Contractor Shop within an “A” (Agricultural) Zoning District. 

- The applicant provided a letter of appeal which can be seen in Exhibit Four.   

- There was one agency comment (Exhibit 5) and eight public comments (Exhibit 6) received 

between the Planning and Zoning decision to the Board of County Commissioners hearing.  

 

EXHIBITS: 

Exhibit 1:  Planning and Zoning: Staff Report 

Attachment 1: FCOs 

Attachment 2: Land Use Worksheet 

Attachment 3: Letter of Intent 

i: Site Plan  

Attachment 4: Additional Information- 

i: Information from Applicant  

ii: Applicant’s response to Southwest District Health  

iii: Requested Information 

Attachment 5: Neighborhood Meeting Information  

Attachment 6: Maps-  

i: Aerial 

ii: Vicinity 

iii: Zoning  

iv: Canyon County Future Land Use  

v: City of Nampa Future Land Use 



vi: Lot Report  

Attachment 7: Agency Comments-  

i:  Nampa Highway  

ii:  Southwest District Health  

iii: Nampa Fire District  

Exhibit 2:  Planning and Zoning: Signed FCOs Exhib

it 3:  Planning and Zoning: Minutes  

Exhibit 4:  Applicants Appeal Application Letter  Ex

hibit 5:  Agency Comments- 

Attachment 1: City of Nampa  

Exhibit 6:  Public Comments- 

Attachment 1:  Kevin Werlinger  

Attachment 2:  Lee Axelsen  

Attachment 3:  Tim Caldwell 

Attachment 4:  Jaymie Lint  

Attachment 5:  Gary Kendall  

Attachment 6:  Andre S Zivkovic  

Attachment 7:  Mrs. & Mr. Crispelle  

Attachment 8:  David Dieffenbach 
Attachment 9:   Petition 

Exhibit 7:  Parcel Tool Report  
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Staff: Samantha Hammond, Planner I  

Samantha.hammond@canyoncounty.id.gov 

 

Submittal Date:  Public Hearing Date:  Applicant/Representative: 

02/02/2022  01/05/2023  Michael Rawdan  

 

Summary of Request:   Property Address & Location: 

 

The applicant, Michael Rawdan, is 

requesting a conditional use permit to 

allow a contractor shop on parcel R22694. 

The property is zoned “A” (Agricultural).  

  

The property is located at 4541 Hemlock Way, 

Nampa, Idaho; also referenced as a portion of the 

NW¼ of Section 8, T3N, R1W, Canyon County, 

Idaho.   

 

 

Background: 

 

Parcel R22694 is an original lot and was 

platted in the Hill Creek Subdivision in 1973. 

There is a current code enforcement violation 

on the property for the operation of a business 

without a Conditional Use Permit. This 

application is the avenue being take to resolve 

that with the county and come in compliance 

 

 

 

 

Exhibits/Attachments:  Current Zoning: 
Exhibit 1: FCOS - 6F: Lot Report  Existing Zoning: Agricultural  
Exhibit 2: Land Use Worksheet Exhibit 7: Agencies-  Existing Land Use Residential  
Exhibit 3:  Letter of Intent  

- Exhibit 3A: Site Plan 

- 7A: Nampa 

Highway 
 Future Land Use 

2020: 

Agricultural  

Exhibit 4: Additional Information - 7B: Southwest 

District Health 
 Size of Property: ~0.61 acres 

- Exhibit 4A: Provided from 

Applicant 

- 7C: Nampa Fire 

District 
 Area of City Impact: Nampa 

- Exhibit 4B: Applicant 

response to SWDH.  

    

- Exhibit 4C: Requested 

information. 

  Notifications: 

Exhibit 5: Neighborhood Meeting    Agencies: 11/22/2022 
Exhibit 6: Maps-   Property Owners: 12/15/2022 

- 6A: Aerial   Publication: 12/18/2022 
- 6B: Vicinity 

- 6C: Zoning 

  Property Posting: 12/27/2022 

- 6D: CC Future Land Use     
- 6E: Nampa- Future Land 

Use 
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REQUEST BREAKDOWN/PROJECT INFORMATION 

 

Michael Rawdan, the applicant/owner is requesting a conditional use permit to have a contactor shop on 

their property at 4541 Hemlock Way, Nampa, ID, within the Hill Creek Subdivision.  

 

The applicant is proposing the following on Parcel R22694: 

 

• Main Office: The main office will be within the home with a total of one (1) to four (4) employees 

working throughout the day. 

• Parking Area (Working Hours): The parking area will encompass those vehicles for the 

employees working within the office and a few individuals that will pick up their company cars 

each morning. The usual number of cars in this area daily would be five (5).  

• Parking Area (Non-Working Hours): The non-working hours for the parking area will only 

include one (1) to two (2) vehicles left overnight/at non-working hours at the location. Most of the 

employees drive their company vehicles home each night.  

• Contractor Shop Use: The only work that will be conducted at the shop will be the drop off and 

pick up of materials each day by the employees before going out to their jobs. Typically, three (3) 

to four (4) cars coming and loading/dropping off each morning/evening, as well as any deliveries 

received.  

• Visibility: All work will be done inside the enclosed contractor shop and any vehicles parked 

throughout the day/throughout non-working hours will be located behind a fence and not in direct 

sight.  

 

See Exhibits 3, 4A, 4B, 4C for the letter of intent and extra requested information from the applicant. 

As well as Exhibit 3A, which is the site plan to better represent what the proposed use will look like.  

 

SITE/LOCATION ANALYSIS:  

 

The subject parcel is zoned “A” (Agricultural) and located within the Hill Creek Subdivision. 

 

Currently there are a total of 19 subdivisions, with a total of 531 lots with an average of one acre in the 

vicinity. The property is primarily surrounded by agriculturally zoned land with city limits within the 

vicinity; see Exhibit 6C for the current zoning and classification map.   The lots report can be seen in 

Exhibit 6F and the surrounding vicinities lot sizes can be seen in Exhibit 6B. 

shammond
Text Box
Exhibit 1




 Planning and Zoning Commission 

Rawdan – CU2022-0004 
Development Services Department 

   
 

Rawdan: CU2022-0004  3 

 

Area of City Impact: The property is within the City of Nampa’s Area of City Impact. The city was 

noticed and no comments were received.   

 

The following site photos were taken December 20th 2022.  

 

Photo Taken: Northern Entrance looking East 

 
 

Photo Taken: Northern Entrance looking Southeast 
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Photo Taken: Northern Entrance looking South. 

 
 

Photo Taken: Northern Entrance looking Southwest. 
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Photo Taken: Panoramic overview at the Northern Entrance looking South.  

 
 

Photo Taken: Inside the Northern Entrance Towards the Southwest- Parking. 
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Photo Taken: Southern portion of the property looking North at the Northern Entrance.  

 
 

Photo Taken: Southern portion of the property looking Northeast.  
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Photo Taken: Within the col-de-sac in the Southwestern Corner looking Northeast at the front of the 

property.  

 
 

Photo Taken: The Northwestern Corner of the property looking East, this is the outside of the property. 
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COMMENTS 

Public Comments:  

- There are no public comments received at this time.  

Agency Comments:  

-  Nampa Highway: Required to bring access up to commercial standards.  

- Southwest District Health: Required that an on-site evaluation be done if the shop were to be 

utilizing pressurized water or septic. (The shop will not be utilizing either of these).  

- Nampa Fire District: Has approved this plan with the stipulation that if there are any major 

changes to the proposed request the applicant must get fire department approval. 

 

 

STAFF ANALYSIS 

The staff analysis consists of analyzing this request through the alignment with the Canyon County Code 

and the Hearing Criteria for a Conditional Use Permit (07-07-05) and a Contractor Shop (07-14-09).  

 

Hearing Criteria for a Conditional Use Permit (07-07-05): 

(1) Is the proposed use permitted in the zone by conditional use permit; 

a.  The parcel is zoned “A” (Agricultural). Pursuant to CCZO §07-10-27, a contractor shop 

is allowed in an “A” Zone subject to a conditional use permit. The applicants submitted 

a conditional use permit application on February 2, 2022 in accordance with CCZO §07-

07-03. 

 

(2) What is the nature of the request; 

a. Pursuant to the applicant’s letter of intent, the operation will be Monday-Friday from 

8:00a.m. to 5:00p.m. with company vehicle parking to be utilized afterhours and on the 

weekends. The 22’x45’ shop will hold all other equipment needed by the company, all 

work shall be conducted within the shop. There will be a main office located within the 

residence that will have one (1) to four (4) employees daily, the entire property is 

enclosed by a six-foot privacy fence to create a barrier between the contractor shop and 

the surrounding properties. 

 

(3) Is the proposed use consistent with the comprehensive plan; 

a. The subject property is designated as residential on the future land use plan within the 

2020 Canyon County Comprehensive Plan. The proposed plan aligns with seven (7) 

goals and four (4) policies.  

 

(4) Will the proposed use be injurious to other property in the immediate vicinity and/or 

negatively change the essential character of the area; 

a. The property is located within the Hill Creek Subdivision and is primarily surrounded 

by agricultural with some light industrial to the south. The property is also very close to 

city limits and within the City of Nampa City Impact Area. The most impacted 

individuals will be those residents that boarder or are near the property in question the 

following conditions of approval have been applied to minimize impacts to the 

surrounding residential uses: 
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▪ Hours of operation shall not exceed 8:00am to 5:00pm, Monday through Friday. 

Employees working on site daily shall not exceed four. All employee vehicles 

shall be parked on-site. Employee parking is prohibited on the public right-of-

way. 

▪ Consistent with CCZO §07-14-11 (Use Standard – Contractor Shop), all 

excavation equipment shall be parked within the existing shop or enclosed by 

sight-obscuring fencing. Employee parking shall be located behind existing 

structures, landscaping and/or fencing. 

▪ Structures and fences shall be maintained in good repair. Equipment, weeds and 

trash shall be maintained on-site to not become a public nuisance (Canyon 

County Code §02-01-05). 

▪ All exterior lighting shall be downward facing and directed away from adjacent 

properties. 

The subject parcel is located within the Nampa Area of City Impact and designated as 

“Medium-Density Residential”. The City of Nampa was noticed and did not provide a 

comment on this application. 

 

(5) Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and 

utility systems be provided to accommodate the use; 

a. The property has an existing septic system and well that will be utilized inside the home 

for those employees but there will be no water or sewer connection within the shop. 

Nampa city services are not available to the property. Southwest District Health was 

okay with the proposed use as long as if there was ever a need for sewage or pressurized 

irrigation within the shop they connect to city serviced or conduct an on-site evaluation 

from Southwest District Health to determine suitability. 

 

(6) Does legal access to the subject property for the development exist or will it exist at the time 

of development; 

a. The property has access onto Hemlock Way, a Rural Local Roadway. The applicant will 

require a Commercial Access approach permit from Nampa Highway District #1 which 

will include a paved apron on the existing access point. 

 

(7) Will there be undue interference with existing or future traffic patterns;  

a. The property has access onto Hemlock Way which is classified as Rural Local Roadway 

Nampa Highway District #1 has no objection to the Hemlock Way for access with the 

required improvements and does not require a traffic impact study. 
 

(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? (Ord. 16-001, 1-8-2016) 

a. County services are currently available to the parcel, including police and emergency 

medical services.  The use is not anticipated to impact essential services.  

 

Contractor Shop Criteria (07-14-09):  

(1) The use shall be contained within a building or behind a sight obscuring fence: 

a. All vehicles will be parked within the fenced in property and all tools/equipment will be 

stored and stay within the shop.  
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COMPREHENSIVE PLAN ALIGNMENT 

Chapter 1. Property Rights: 

Policy 1. No person shall be deprived of private property without due process of law. 

Policy 11. Property owners shall not use their property in a manner that negatively impacts upon the 

surrounding neighbors or neighborhoods. 

Chapter 2. Population: 

Goal 2. To encourage economic expansion and population growth throughout the county plus increase 

economic diversity for continued enhancement of our quality of life to meet citizen needs. 

Chapter 4. Economic Development: 

Goal 1. To diversify and improve the economy of Canyon County in ways that are compatible with 

community values. 

Goal 3. Create new jobs that are sustainable and lasting. 

Goal 4. Provide an economically viable environment that builds and maintains a diverse base of 

business. 

Policy 2. Support existing business and industry in the county. 

Chapter 5. Land Use 

Goal 4. To encourage development in those areas of the county which provide the most favorable 

conditions for future community services. 

Goal 5. Achieve a land use balance, which recognizes that existing agricultural uses and non-

agricultural development may occur in the same area. 

Goal 8. Consider adjacent county land uses when reviewing county-line development proposals. 

Policy 3. Encourage and support commercial and industrial development and guidelines to create jobs 

and expand the tax base. Create commercial, residential and industrial zoning districts to help attract 

development. 

 

APPLICABLE STANDARDS AND REGULATION, CANYON COUNTY CODE 

07-07-05 HEARING CRITERIA  

The presiding party shall consider each conditional use permit application by finding adequate evidence 

to answer the following questions in its FCOs: 

(1) Is the proposed use permitted in the zone by conditional use permit; 

(2) What is the nature of the request; 

(3) Is the proposed use consistent with the comprehensive plan; 

(4) Will the proposed use be injurious to other property in the immediate vicinity and/or negatively 

change the essential character of the area; 

(5) Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and utility 

systems be provided to accommodate the use; 

(6) Does legal access to the subject property for the development exist or will it exist at the time of 

development; 

(7) Will there be undue interference with existing or future traffic patterns; and 

(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? (Ord. 16-001, 1-8-2016) 
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07-07-17: SPECIAL CONDITIONS: 

Special conditions may be attached to a conditional use permit including, but not limited to, conditions 

which: 

(1) Minimize adverse impact, such as damage, hazard, and nuisance, to persons or the subject property 

or property in the vicinity; 

(2) Control the sequence and timing of development; 

(3) Control the duration of development; 

(4) Designate the exact location and nature of development; 

(5) Require the provision for on site or off-site public facilities or services; 

(6) Require more restrictive standards than those generally required in this chapter; or 

(7) Mitigate the negative impacts of the proposed development upon service delivery by any political 

subdivision, including school districts, providing services within the county. (Ord. 10-006, 8-16-

2010; amd. Ord. 11-003, 3-16-2011) 

 

07-14-09: CONTRACTOR SHOP: 

   (1)   The use shall be contained within a building or behind a sight obscuring fence. (Ord. 16-001, 1-

8-2016). 

 

 

HEARING BODY OPTIONS 

Planning and Zoning Commission may approve the Conditional Use Permit with conditions; or  

 

The Planning and Zoning Commission may deny the Conditional Use Permit and direct staff to make 

findings of fact to support this decision; or  

 

The Planning and Zoning Commission may continue the discussion and request additional 

information of specific items 

 

STAFF RECOMMENDATION OF CODE COMPATIBILITY  

Staff recommends the Planning and Zoning Commission open a public hearing and discuss the proposed 

Conditional Use Permit for a Contractor Shop.  

 

Staff is recommending approval of the request as provided in the draft Findings of Fact, Conclusions 

of Law, and Order found in Exhibit 1.  
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 Planning and Zoning Commission 

                                                 Rawdan – CU2022-0004 
Development Services Department  

 

Findings of Fact, Conclusions of Law, and Order 
Conditional Use Permit 

 

Findings of Fact 

1. The applicant, Michael Rawdan, is requesting a conditional use permit to allow a contractor shop on 

parcel R22694. The property is zoned “A” (Agricultural). The property is located at 4541 Hemlock 

Way, Nampa, Idaho; also referenced as a portion of the NW¼ of Section 8, T3N, R1W, Canyon County, 

Idaho.   

2. The subject property is located in the “A” (Agricultural) Zoning District. The subject property is 

designated as “Agricultural” in the 2020 Canyon County Comprehensive Plan. 
 

3. The subject parcel is located within the Nampa Area of City Impact and is designated as “Medium 

Density Residential”. 
 

4. A neighborhood meeting was held on January 1, 2022 in accordance with CCZO §07-01-15.  
 

5. The application was noticed in accordance with Canyon County Code §07-05-01.  Property owners 

were noticed on December 15, 2022.  Affected agencies and City of Nampa were noticed on 

November 22, 2022. Legal noticing was published on December 30, 2022. A notice was posted on the 

subject property on December 27, 2022.  
 

 

Conclusions of Law 

For this request, the Planning and Zoning Commission finds and concludes the following regarding the 

Standards of Review for Conditional Use Permit (§07-07-05): 
 

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

The parcel is zoned “A” (Agricultural). Pursuant to CCZO §07-10-27, a contractor shop is allowed in 

an “A” Zone subject to a conditional use permit. The applicants submitted a conditional use permit 

application on February 2, 2022 in accordance with CCZO §07-07-03. 
 

2. What is the nature of the request? 
 

Pursuant to the applicant’s letter of intent, the operation will be Monday-Friday from 8:00a.m. to 

5:00p.m. with company vehicle parking to be utilized afterhours and on the weekends. The 22’x45’ 

shop will hold all other equipment needed by the company, all work shall be conducted within the 

shop. There will be a main office located within the residence that will have one (1) to four (4) 

employees daily, the entire property is enclosed by a six-foot privacy fence to create a barrier between 

the contractor shop and the surrounding properties.  
 

3. Is the proposed use consistent with the Comprehensive Plan? 
 

The subject property is designated as residential on the future land use plan within the 2020 Canyon 

County Comprehensive Plan. The request is generally consistent with the following policies and 

goals of the Comprehensive Plan:   
 

Chapter 1. Property Rights: 

- Policy 1. No person shall be deprived of private property without due process of law. 

- Policy 11. Property owners shall not use their property in a manner that negatively impacts upon 

the surrounding neighbors or neighborhoods. 
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Chapter 2. Population: 

- Goal 2. To encourage economic expansion and population growth throughout the county plus 

increase economic diversity for continued enhancement of our quality of life to meet citizen 

needs. 

Chapter 4. Economic Development: 

- Goal 1. To diversify and improve the economy of Canyon County in ways that are compatible 

with community values. 

- Goal 3. Create new jobs that are sustainable and lasting. 

- Goal 4. Provide an economically viable environment that builds and maintains a diverse base of 

business. 

- Policy 2. Support existing business and industry in the county. 

Chapter 5. Land Use 

- Goal 4. To encourage development in those areas of the county which provide the most favorable 

conditions for future community services. 

- Goal 5. Achieve a land use balance, which recognizes that existing agricultural uses and non-

agricultural development may occur in the same area. 

- Goal 8. Consider adjacent county land uses when reviewing county-line development proposals. 

- Policy 3. Encourage and support commercial and industrial development and guidelines to create 

jobs and expand the tax base. Create commercial, residential and industrial zoning districts to 

help attract development. 

 

4. Will the proposed use be injurious to other property in the immediate vicinity and/or negatively 

change the essential character of the area? 
 

The property is located within the Hill Creek Subdivision and is primarily surrounded by agricultural 

with some light industrial to the south. The property is also very close to city limits and within the 

City of Nampa City Impact Area. The most impacted individuals will be those residents that boarder 

or are near the property in question the following conditions of approval have been applied to 

minimize impacts to the surrounding residential uses: 
 

o Hours of operation shall not exceed 8:00am to 5:00pm, Monday through Friday. Employees 

working on site daily shall not exceed four. All employee vehicles shall be parked on-site. 

Employee parking is prohibited on the public right-of-way. 
 

o Consistent with CCZO §07-14-11 (Use Standard – Contractor Shop), all excavation equipment 

shall be parked within the existing shop or enclosed by sight-obscuring fencing. Employee 

parking shall be located behind existing structures, landscaping and/or fencing. 
 

o Structures and fences shall be maintained in good repair. Equipment, weeds and trash shall be 

maintained on-site to not become a public nuisance (Canyon County Code §02-01-05). 
 

o All exterior lighting shall be downward facing and directed away from adjacent properties. 
 

The subject parcel is located within the Nampa Area of City Impact and designated as “Medium-

Density Residential”. The City of Nampa was noticed and did not provide a comment on this 

application. 
 

5. Will adequate water, sewer, irrigation, drainage and storm water drainage facilities, and utility 

systems be provided to accommodate the use? 
 

The property has an existing septic system and well that will be utilized inside the home for those 

employees but there will be no water or sewer connection within the shop. Nampa city services are 

not available to the property. Southwest District Health was okay with the proposed use as long as if 
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there was ever a need for sewage or pressurized irrigation within the shop they connect to city 

serviced or conduct an on-site evaluation from Southwest District Health to determine suitability.  
 

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

development? 
 

The property has access onto Hemlock Way, a Rural Local Roadway. The applicant will require a 

Commercial Access approach permit from Nampa Highway District #1 which will include a paved 

apron on the existing access point. 
 

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

The property has access onto Hemlock Way which is classified as Rural Local Roadway Nampa 

Highway District #1 has no objection to the Hemlock Way for access with the required improvements 

and does not require a traffic impact study.  
 

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? 
 

County services are currently available to the parcel, including police and emergency medical 

services.  The use is not anticipated to impact essential services.  
 

Order 

Based upon the Findings of Fact, Conclusions of Law contained herein, the Planning and Zoning 

Commission approves the conditional use permit to allow a contractor shop on Parcel R30661013 subject 

to the following conditions of approval: 
 

1. The development shall comply with all applicable federal, state and county laws, ordinances, rules 

and regulations that pertain to the property, including the following: 
 

a. Prior to commencement of use, an approach permit is required from Nampa Highway District #1. 
 

2. The use shall be in substantial compliance with the letter of intent and site plan provided by the 

applicant (Attachment A) subject to the following restrictions: 
 

a. Hours of operation shall not exceed 8:00am to 5:00pm, Monday through Friday. Employees 

working on site daily shall not exceed four. All employee vehicles shall be parked on-site. 

Employee parking is prohibited on the public right-of-way 
 

b. All vehicles and equipment shall be parked within the existing shop or enclosed by sight-

obscuring fencing. Employee parking shall be located behind existing structures, landscaping 

and/or fencing.  
 

c. Structures and fences shall be maintained in good repair. Equipment, weeds and trash shall be 

maintained to not become a public nuisance (Canyon County Code §02-01-05). 
 

d. All exterior lighting shall be downward facing and directed away from adjacent properties. 
 

3. Any expansion or modification of the approved use shall require approval through a conditional use 

permit modification. 
 

4. This permit shall not be transferable to any other property or individual and is not valid for any 

business or use other than that specifically approved by the Planning and Zoning Commission.  
 

5. This conditional use permit must follow land use time limitation as states in CCZO 07-07-23: “When 

a conditional use permit is granted, the land use or construction of its facility proposed in the 
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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. 
 

6. Any major changes in the proposed plan must get a Fire District Approval. 
 

 

 

 

APPROVED this ________ day of _________________________, 2023. 
 

 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 2022, 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: ________________________ 

. 
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Samantha Hammond

From: Chris Carpenter <chris@myccre.com>
Sent: Monday, November 21, 2022 11:53 AM
To: Samantha Hammond
Cc: Michael Rawdan
Subject: Re: [External] Re: Conditional Use Permit: CU2022-0004

Follow Up Flag: Follow up
Flag Status: Flagged

Per the business owner it varies at 3 to 4 vehicles every morning and evening Monday - Friday. 
 
Thank you,  

Chris Carpenter 
Lead Agent 
SuperHeroHomes.com 
@ Keller Williams Realty Boise 
O: 208.472.5341 
M: 208.284.8758 
 
 
 
 
On Mon, Nov 21, 2022 at 11:43 AM Samantha Hammond <Samantha.Hammond@canyoncounty.id.gov> wrote: 

Hi there,  

  

Quick question,  

  

How many vehicles/employees will be coming each morning/evening to load equipment/materials?  

  

I am working through the staff report to get this schedules and I know that the impact on traffic in and out of the 
location will be a question.  

  

Thank you,  

  

Samantha Hammond  

Canyon County Planner I 
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Samantha Hammond

From: Chris Carpenter <chris@myccre.com>
Sent: Tuesday, November 22, 2022 4:23 PM
To: Samantha Hammond
Cc: Michael Rawdan
Subject: Re: FW: [External] Agency Notification CU2022-0004 / Michael Rawdan

Follow Up Flag: Follow up
Flag Status: Completed

The contractor shop is not supplied with any pressurized water service. It is used for storage only. 
 
Thank you,  

Chris Carpenter 
Lead Agent 
SuperHeroHomes.com 
@ Keller Williams Realty Boise 
O: 208.472.5341 
M: 208.284.8758 
 
 
 
 
On Tue, Nov 22, 2022 at 10:48 AM Samantha Hammond <Samantha.Hammond@canyoncounty.id.gov> wrote: 

Here are some questions we have received from Southwest District Health, if you could send me an email back 
clarifying these things I will forward that information to him as well as include it in the staff report.  

  

Thank you,  

  

Samantha Hammond  

Canyon County Planner I 

Samantha.Hammond@canyoncounty.id.gov 

(208)455-6039 
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From: Jack Nygaard <Jack.Nygarrd@phd3.idaho.gov>  
Sent: Tuesday, November 22, 2022 10:39 AM 
To: Samantha Hammond <Samantha.Hammond@canyoncounty.id.gov> 
Cc: Mitch Kiester <Mitch.Kiester@phd3.idaho.gov> 
Subject: [External] Agency Notification CU2022-0004 / Michael Rawdan 

  

Good morning, Samantha, 

  

Will the proposed contractor shop on the parcel be supplied with pressurized water to a restroom, shower, kitchen 
area, etc.? If so, will the shop be connected to an existing subsurface sewage disposal system, or will there be 
connections to city services?  

  

If there is not a subsurface sewage disposal system or city connections available, and there is pressurized plumbing to 
the shop, then this will require an on-site evaluation conducted by SWDH to determine if the site is suitable for a septic 
system.  

  

Thank you, 
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Samantha Hammond

From: Chris Carpenter <chris@myccre.com>
Sent: Friday, October 28, 2022 10:26 AM
To: Samantha Hammond
Cc: Michael Rawdan
Subject: Re: [External] Re: Conditional Use Permit: CU2022-0004

Follow Up Flag: Follow up
Flag Status: Completed

Hello Samantha, 
 
Answers to your questions are provided in blue below: 
 

1. What is the number of employee that will be in the Main Office throughout the day? One to 
four. 

2. How many employees will be coming to the property in the morning to pick up the company 
vehicles/materials?  Most of the company vehicles are driven home by employees daily. Only 
one to two company vehicles are left overnight so one to two employee's return to the 
property for their vehicle in the morning. 

3. How many company vehicles will be on site when the company is closed?  One to two.  
4. How many employee cars will be on site during the work day? Is there an adequate amount of 

space for this number?  Plenty of parking and usually five. 
5. Will any work be conducted on site that is not located in the Main Office? Service vehicles are 

loaded with equipment and materials needed for jobs and deliveries are received throughout 
the day. 

6. Will the only thing that will remain visible outside are the company cars? Yes, however, all 
company vehicles are parked behind a fence and are not immediately visible. 

 
Thank you, 
 
Chris Carpenter 
Lead Agent 
SuperHeroHomes.com 
@ Keller Williams Realty Boise 
O: 208.472.5341 
M: 208.284.8758 
 
 
 
 
On Thu, Oct 20, 2022 at 12:55 PM Samantha Hammond <Samantha.Hammond@canyoncounty.id.gov> wrote: 

I appreciate the updated version of the site plan and letter of intent however I still have some further questions that 
are important to build a case and understand if this fits the property.  

  

1. What is the number of employee that will be in the Main Office throughout the day?  
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

21 587.41 660 0.89

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

1 86.05 263 0.33

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

43 2.82 0.69 0.56 48.85

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

Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year

1 3N1W07 102.98 18 5.72 NAMPA (CITY) 1996

2 3N1W05 39.31 36 1.09 COUNTY (Canyon) 2003

3 3N1W08 75.38 14 5.38 COUNTY (Canyon) 2002

4 3N1W08 19.37 19 1.02 COUNTY (Canyon) 1973

5 3N1W08 3.21 4 0.80 COUNTY (Canyon) 1986

6 3N1W07 20.20 18 1.12 COUNTY (Canyon) 1990

7 3N1W07 20.75 19 1.09 COUNTY (Canyon) 1992

8 3N1W07 36.18 32 1.13 COUNTY (Canyon) 1993

9 3N1W07 78.14 66 1.18 COUNTY (Canyon) 1974

10 3N1W08 68.31 84 0.81 COUNTY (Canyon) 1973

11 3N1W17 3.78 1 3.78 NAMPA (CITY) 2009

12 3N1W08 8.35 10 0.84 COUNTY (Canyon) 1992

13 3N1W06 7.63 4 1.91 NAMPA 2017

14 3N1W08 5.00 5 1.00 COUNTY (Canyon) 2017

15 3N1W06 5.00 3 1.67 NAMPA 2019

16 3N1W06 17.37 67 0.26 NAMPA 2020

17 3N1W06 1.99 26 0.08 NAMPA 2021

18 3N1W07 10.07 39 0.26 NAMPA 2021

19 3N1W06 25.70 66 0.39 NAMPA 2021

20 3N1W05 16.57 55 0.30 NAMPA 2022

21 3N1W05 22.10 74 0.30 NAMPA 2022

ACRES NO. OF LOTS AVERAGE LOT SIZE

86.05 263 0.33

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF…

SILVER STAR SUBDIVISION NO. 3

MOBILE HOME & RV PARKS

Silver Star

SUBDIVISION NAME

SUBDIVISION NAME

LOST RIVER TOWNHOMES SUBDIVISION NO. 2

LAGUNA FARMS SUBDIVISION NO. 2

SPRING HOLLOW RANCH SUBDIVISION NO. 1

SILVER STAR SUBDIVISION NO. 2

SUBDIVISION NAME

THE IDAHO CENTER

SILVER SPUR RANCH

ST. JAMES PLACE ESTATES

CAROL MANOR SUB

PLATTED SUBDIVISIONS

ATKINSON ACRES SUBDIVISION

LOST RIVER SUBDIVISION NO. 2

CHERRY & STAR SUB

CHERRY CREEK ESTATES

CHERRY CREEK ESTATES #2

CHERRY CREEK ESTATES #3

CHERRY LANE MEADOWS

HILL CREEK SUB

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

GATEWAY CONDOMINIUMS

HILL CREEK SUB #2

LOW ANGLE SUBDIVISION

KODIAK SUBDIVISION
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NAMPA HIGHWAY DISTRICT NO. 1 
 

 
 

      
        4507 12th Avenue Road, Nampa, ID  83686                                                             Phone  (208) 467-6576    Fax  (208) 467-9916  

 
 
 

November 22, 2022 
 
To:       Samantha Hammond. Planner 
            Canyon County Development Services 
 
From:   Eddy Thiel 
  Right-of-way Tech 
 
Re; CU2022-0004 Michael Rawdan Conditional Use Permit 
 
I have reviewed the request from Michael Rawdan for a Conditional Use Permit to allow 
a contractor shop on Parcel R22694 at 4541 Hemlock Wy., Nampa, with no date of 
Transmittal, received on 11/22/2022. 
 
Comments are based upon information provided to the Highway District by Canyon 
County Development Services and from the Patron. Nampa Highway District #1 has no 
objection to the request subject to the following information: 
 
           1. The Subject property is adjacent to Hemlock Wy. 

2. NHD#1 Functional Classification of Hemlock Wy. is Rural Local Roadway. 
3. Commercial Accesses are required to have a paved apron installed per 
ACCHD Standard Drawing #ACCHD-106. Patron will need to permit for 
upgrading the existing access to the shop to a paved apron to meet Highway 
District Commercial Access Standards.  

 
 

All comments above are based on the ACCHD Standards Manual and Nampa Highway 
District #1 Supplementals. 

 
Nampa Highway District #1 reserves the right to provide amended comments/conditions 
of approval subject to the formal review by the Highway District, plan revisions, and/or 
revisions to the ACCHD Standards Manual or NHD#1 Supplementals.  
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Samantha Hammond

From: Jack Nygaard <Jack.Nygarrd@phd3.idaho.gov>
Sent: Tuesday, November 22, 2022 10:39 AM
To: Samantha Hammond
Cc: Mitch Kiester
Subject: [External]  Agency Notification CU2022-0004 / Michael Rawdan

Follow Up Flag: Follow up
Flag Status: Flagged

Good morning, Samantha, 
 
Will the proposed contractor shop on the parcel be supplied with pressurized water to a restroom, shower, kitchen area, 
etc.? If so, will the shop be connected to an existing subsurface sewage disposal system, or will there be connections to 
city services?  
 
If there is not a subsurface sewage disposal system or city connections available, and there is pressurized plumbing to 
the shop, then this will require an on-site evaluation conducted by SWDH to determine if the site is suitable for a septic 
system.  
 
Thank you, 
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December 21, 2022 

To: Canyon County Development Services 

Re: Conditional Use Permit for a Contractor Shop at 4541 Hemlock Way, Nampa. 

The Nampa Fire Protection District has reviewed and can approve the application 

with the following comments. Any deviation from this plan is subject to Fire 

Department approval.  Please note that unless stated otherwise, this memo 

represents the requirements of the International Fire Code (IFC) as adopted and 

amended by The State of Idaho. 

 

Comments: 

1. This property is within and served by the Nampa Fire Protection district.  

 

Emergency Response Time Analysis and Service Impact: 

1. The Nampa Fire Department Strategic plan states the response objective 

for Nampa Fire Department is to arrive to 90% of emergency medical 

incidents within 5 minutes of the alarm time, and within 5 minutes and 20 

seconds to fire incidents. To accomplish these response time objectives 

requires that travel distances be approximately 1 ½ miles from the nearest 

fire station. This development is located approximately 3.5 miles from 

Nampa Fire Station 5 with an approximate response time of 8 minutes.   

 

2. To properly serve the public for an all-hazards response, the Nampa Fire 

Protection District should have 1 firefighter for every 1,000 residents served. 

This project will not create an increased personnel demand.  

 

Regards,  

 

Ron Johnson 

Fire Marshal 

Nampa Fire Protection District 
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Samantha Hammond

From: Doug Critchfield <critchfieldd@cityofnampa.us>
Sent: Thursday, February 23, 2023 11:53 AM
To: Samantha Hammond
Cc: Rodney Ashby; Caleb Laclair
Subject: [External]  RE: [External]Agency Notification CU2022-0004-APL / Michael Rawdan

Follow Up Flag: Follow up
Flag Status: Flagged

Samantha – Regarding the appeal for a contractor shop in an “A” Agricultural Zoning District (County).  The proposed use 
is in a Medium Density Residential land use designation in the Nampa Comprehensive Plan’s Future Land Use Map.  This 
land use designation is established for residential development.  A provision in the Comprehensive Plan allows for 
neighborhood commercial development in the Medium Density Residential, but only for neighborhood 
grocery/convenience stores, medical offices, or other similar neighborhood commercial uses.  Nampa Planning and 
Zoning opposes this appeal. 
 
Thank you - Doug 
 

From: Bonnie Puleo <Bonnie.Puleo@canyoncounty.id.gov>  
Sent: Thursday, February 23, 2023 11:15 AM 
To: Robyn Sellers <sellersr@cityofnampa.us>; Caleb Laclair <laclairc@cityofnampa.us>; Kristi Watkins 
<watkinsk@cityofnampa.us>; Daniel Badger <BadgerD@cityofnampa.us>; Addressing <Addressing@cityofnampa.us>; 
Doug Critchfield <critchfieldd@cityofnampa.us>; Nathan Haveman <havemann@cityofnampa.us>; Char Tim 
<timc@cityofnampa.us>; Cortney Stauffer <cstauffer@nsd131.org>; Darlene Leon <dleon@nsd131.org>; 
'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; Jack Nygaard <jack.nygarrd@phd3.idaho.gov>; 
johnsonre <johnsonre@nampafire.org>; Ron Johnson <johnsonrl@nampafire.org>; Idaho Power 
<easements@idahopower.com>; Megan Kelly <mkelly@idahopower.com>; 'JESSICA.MANSELL@INTGAS.COM' 
<JESSICA.MANSELL@INTGAS.COM>; 'MONICA.TAYLOR@INTGAS.COM' <MONICA.TAYLOR@INTGAS.COM>; 
'TRitthaler@boiseproject.org' <TRitthaler@boiseproject.org>; 'gashley@boiseproject.org' <gashley@boiseproject.org>; 
Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; 'mstowell@ccparamedics.com' 
<mstowell@ccparamedics.com>; Joe Huff <huffj@cityofnampa.us> 
Subject: [External]Agency Notification CU2022-0004-APL / Michael Rawdan 
 
Caution:  This email originated from outside of the City of Nampa domain. Do not click on links or open attachments unless you 
recognize sender email or are sure content is safe. Highlight the suspect email and send using your Phish Button or call the helpdesk 
at 208-468-5454  
Dear Agencies: 
 
Please see the attached agency notice regarding the Board of County Commissioners’ hearing on the appeal of the 
Planning and Zoning decision on this project.  No response is required.   
 
Thank you, 
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Samantha Hammond

From: Kevin Werlinger <kwerlinger1@gmail.com>
Sent: Wednesday, March 22, 2023 4:54 PM
To: Samantha Hammond
Subject: Re: [External] Case Number CU2022-0004

Here's an example of what we are putting up, one of easys employee just flipped me off while I was pushing a 
wheelbarrow in my front yard  
 
On Fri, Feb 24, 2023, 1:40 PM Samantha Hammond <Samantha.Hammond@canyoncounty.id.gov> wrote: 

The neighboring property owners will be noticed, there will be an ad in the paper, as well as a sign will be posted on the 
street again.  

  

Let me know if there is anything else I can help with.  

  

Thank you,  

  

Samantha Hammond, M.P.A 

Canyon County Planner I 

Samantha.Hammond@canyoncounty.id.gov 

(208)455-6039 

Monday, Tuesday, Thursday and Friday 

8am – 5pm 

Wednesday 

1pm – 5pm 

**We will not be closed during lunch hour ** 

  

  

  

shammond
Text Box
Exhibit 6: Attachment 1




shammond
Text Box
Exhibit 6: Attachment 2




1

Samantha Hammond

From: Tim Cadwell <cadwellt@slhs.org>
Sent: Friday, March 31, 2023 3:30 PM
To: Samantha Hammond
Subject: RE: [External]  Case # CU2022-0004-APL

Follow Up Flag: Follow up
Flag Status: Flagged

Samantha, 
 
Thank you for your response.  Below are my concerns/questions regarding Michael Rawdan’s conditional use request 
CU2022-0004-APL.  I have a feeling you already know there are a few other home businesses within our residential 
neighborhood and for the record, I have no qualms with them what-so-ever.  Actually, on my cull-d-sac there are three 
home businesses and I have no complaints at all with how they operate, but Mr. Rawdan’s venture is a little bit 
different. 
 

1. No one resides at the home on this property.  A home business is just that, you operate out of your home.  The 
property in question is a residential dwelling turned into a commercial business.  This area is residential.  I would 
prefer not set a precedent of allowing industrial businesses to randomly come into our neighborhood, buy a 
residential property, and then open shop.  Even offering business hours of 8-5 and to throw out trash in the 
afternoon still degrades the residential atmosphere.  Besides, many people are home during the day as we no 
longer live in an 8-5 world.  As a quick example, there are four retired, one schoolteacher, two stay at home 
moms, and myself who works 0630-3 that live close to his property.  Offering to have vehicle activity, onsite 
work, and employees from only 8-5 Mon-Fri has no basis. 

2. He is requesting a permit for a contractor shop but mentions it is to store machinery.  Based on his business 
model and the fact that he states he will have a sheet metal manager onsite from 8-5 Mon-Fri leads me to 
suspect that this shop and equipment will be used as a sheet metal fabrication facility for heating and air 
conditioning.  His neighbors, my neighbors, have already mentioned to me the amount of debris and noise 
coming from the other side of their fences.  If this shop will be doing increased fabrication, I suspect the amount 
of noise will increase thus affecting those of us who live around the property. 

3. In his response for appeal, Mr. Rawdan makes a point that his property is no more “injurious” than a residential 
property.  Possibly true, yet as an example of risk, there is a large waste sheet metal dumpster with debris 
around it sitting along Hemlock Ct which may become too inviting for one of the children in the subdivision.  It is 
not enclosed.  This could be an area of concern and liability.  The increased truck and trailer traffic also increases 
risk of injury in a residential area.  Again, these are narrow streets without sidewalks and in a couple of months 
it’s summer break and all those kids are home from school.   

4. The shop in question was already there when the prior owner put the property up for sale.  It was more of a 
large open two-bay car port. Since moving in Mr. Rawdan has enclosed the carport and added a roll up door and 
regular access door.  It appeared that they were using it for storage but now that he has enclosed the structure 
and is asking for a conditional use permit it makes me suspicious that this building will be used as a fabrication 
facility, which I do not agree with. 

5. Over a short period of time this business as noticeable grown.  His application shows an ample area for all his 
equipment/supplies along with employee parking, but I’ve been told that they are now renting additional space 
within our neighborhood to accommodate all his assets.  This lot is directly north of his property across the 
street, Hemlock Way, from where he has an entrance into his property.  I believe this is why we no longer have 
employee cars parked along Hemlock.  I have a suspicion that someone talked to him because these cars, 
particularly trucks, were sticking out into the roadway.  Lately this has resolved.  But the increased need for 
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space could be construed as a sign of growth which, as a home business, should be confined to the property 
where the business owner lives.   

 
Now to be proactive, here are some suggestions: 
 

1. Maintain the fence around entire property and keep all gates closed and waste dumpsters out of sight.   
2. Continue to provide ample parking for his employees. 
3. Ensure that the residential atmosphere is maintained and noise levels to do not interfere with the activities and 

lives of Mr. Rawdan’s neighbors. Even during the hours of 8:00 to 5:00pm. 
4. Be a good neighbor by being tidy and ensuring his waste does not end up on someone else’s property. 
5. Finally, the owner should be residing on the property to qualify as a home business. 

 
To summarize Samantha, I am concerned about a growing commercial business right in the middle of my 
neighborhood.  Not a home business, an actually heating and air conditioning facility.  If the owner were living there, 
working for themselves, and maintaining a residential atmosphere, I would not have a care and you and I would not be 
communicating.  But this not that situation.  I feel Mr. Rawdan may have outgrown his house and should consider a 
more appropriate location.   Thank you for the opportunity to voice my concerns.  If you have any questions please feel 
free to reach out. 
 
Thank you, 
Tim Cadwell 
208-869-8757 
16562 Hemlock Ct 
Nampa, ID  83687 
 
 
 
__________________________________________________________________________________________________
_________________________________________________ 
 
 
ZjQcmQRYFpfptBa nnerE nd 

Tim, 
 
Emailing me is perfect, any format is acceptable as well!  
 
Let me know if I can help in any way.  
 
Thank you,  
 
Samantha Hammond, M.P.A 
Canyon County Planner I 
Samantha.Hammond@canyoncounty.id.gov 
(208)455-6039 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 

 
 
 

From: Tim Cadwell <cadwellt@slhs.org>  
Sent: Thursday, March 30, 2023 12:47 PM 
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PARCEL INFORMATION REPORT 5/5/2023 10:09:01 AMR22694
PARCEL NUMBER: R22694

OWNER NAME: RAWDAN MICHAEL

CO-OWNER:

MAILING ADDRESS: 201 FAIRVIEW LN CASCADE ID 83611

SITE ADDRESS: 4541 HEMLOCK WAY

TAX CODE: 0090000

TWP: 3N   RNG: 1W   SEC: 08  QUARTER: NW

ACRES: 0.61

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  NAMPA HWY DIST 

FIRE DISTRICT:  NAMPA FIRE

SCHOOL DISTRICT:  WEST ADA SCHOOL DISTRICT

IMPACT AREA: NAMPA

FUTURE LAND USE 2011-2022 : AG

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: AG

IRRIGATION DISTRICT: BOISE PROJECT BOARD OF CONTROL

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0401F
     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: NOT In COLLECTOR

INSTRUMENT NO. : 2022035381

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 08-3N-1W NW HILL CREEK SUB LOT 29 BLK 1

PLATTED SUBDIVISION: HILL CREEK SUB

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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 Board of County Commissioners 
                                                 Rawdan – CU2022-0004 - APL 

Development Services Department  

 
Findings of Fact, Conclusions of Law, and Order 

Conditional Use Permit - Appeal 
 

Findings of Fact 
1. The applicant, Chris Carpenter, representing Michael Rawdan/Easy Heating and Air, is appealing a 

Planning & Zoning Commission’s decision regarding the denial of Case CU2022-0004, a conditional 
use permit to allow a Contractor Shop within an “A” (Agricultural) Zoning District on parcel R22694. 
The property is located at 4541 Hemlock Way, Nampa, Idaho; also referenced as a portion of the NW¼ 
of Section 8, T3N, R1W, Canyon County, Idaho. 
 

2. The Planning and Zoning Commission denied Case CU2022-0004 on January 5, 2022 (Exhibit 2 & 3). 
The Planning and Zoning Commission signed Findings of Fact, Conclusions of Law, and Order on 
January 19, 2023 

 

3. The subject property is designated as “Agricultural” in the 2020 Canyon County Comprehensive Plan 
(Exhibit 1, Attachment 6iv). 

 

4. The subject parcel is located within the Nampa Area of City Impact and is designated as “Medium-
Density Residential” (Exhibit 1, Attachment 6v and Exhibit 5, Attachment 1). 

 

5. The application was noticed in accordance with Canyon County Code §07-05-01.  Property owners 
were noticed on March 10, 2023.  Affected agencies and the City of Nampa were noticed on February 
23, 2023. Legal noticing was published on March 10, 2023. A notice was posted on the subject 
property on March 17, 2023.  

 

6. All recorded herein consists of exhibits provided in the public hearing staff report, testimony and 
exhibits provided during the public hearing on May 16, 2023 and all information in case file CU2022-
0004-APL. 

 

Conclusions of Law 
For this request, the Board of County Commissioners agrees with the Planning and Zoning Commission’s 
findings and conclusions per the Standards of Review for Conditional Use Permit (CCZO §07-07-05): 
 

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

The parcel is zoned “A” (Agricultural). Pursuant to CCZO §07-10-27, a contractor shop is allowed in 
an “A” Zone subject to a conditional use permit. Per CCZO Section 07-02-03, A contractor’s shop is 
defined as “May include, but not be limited to, a building where a contractor conducts his business, 
including offices and parking of equipment and employee parking.”  
 

The applicants submitted a conditional use permit application on February 2, 2022, in accordance 
with CCZO §07-07-03. Upon denial by the Planning and Zoning Commission on January 19, 2023, 
the applicant submitted an appeal of the decision per CCZO Section 07-05-05 on February 3, 2023. 
 

2. What is the nature of the request? 
 

According to the applicant’s letter of intent (Exhibit 1, Attachment 3), the operation will be Monday-
Friday from 8:00 a.m. to 5:00 p.m. with company vehicle parking to be utilized after hours and on the 
weekends. The approximate 22’ x 45’ shop will hold all other equipment needed by the company, and 
all work shall be conducted within the shop. There will be a main office located within the residence 
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that will have one (1) to five (5) employees daily, the entire property is enclosed by a six-foot privacy 
fence to create a barrier between the contractor shop and the surrounding properties.  
 

The following conditions were considered by the Planning and Zoning Commission on January 19, 
2023: 
1. The development shall comply with all applicable federal, state, and county laws, ordinances, 

rules, and regulations that pertain to the property, including the following: 
 

a. Prior to the commencement of use, an approach permit is required from Nampa Highway 
District #1. 

 

2. The applicant must apply with the Canyon County Development Services Building Department 
for a change of use occupancy and meet all requirements placed by the Building Official in 
compliance with the Canyon County Building Code.  
 

3. The use shall be in substantial compliance with the letter of intent and site plan provided by the 
applicant (Attachment A) subject to the following restrictions: 
 

a. Hours of operation shall not exceed 8:00 am to 5:00 pm, Monday through Friday. Employees 
working on-site daily shall not exceed five. All employee vehicles shall be parked on-site. 
Employee parking is prohibited on the public right-of-way 
 

b. All vehicles and equipment shall be parked within the existing shop or enclosed by sight-
obscuring fencing. Employee parking shall be located behind existing structures, landscaping, 
and/or fencing.  

 

c. Structures and fences shall be maintained in good repair. Equipment, weeds, and trash shall be 
maintained to not become a public nuisance (Canyon County Code §02-01-05). 
 

d. All exterior lighting shall be downward facing and directed away from adjacent properties. 
 

4. Any expansion or modification of the approved use shall require approval through a conditional 
use permit modification. 
 

5. This permit shall not be transferable to any other property or individual and is not valid for any 
business or use other than that specifically approved by the Planning and Zoning Commission.  
 

6. This conditional use permit must follow land use time limitation as stated in CCZO 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. 
 

7. Any major changes in the proposed plan must get Fire District Approval from the Nampa Fire 
Department. 

 

On February 3, 2023, the applicant submitted an appeal of the denial by the Planning and Zoning 
Commission regarding the request. The letter of appeal (Exhibit 4) states the denial was based on 
testimony that was not reviewed or verified to be true. The applicant believes the contractor shop 
including fabrication is not injurious to the character of the area, and that conditions of approval can 
restrict access to Hemlock Way addressing traffic issues. 
 

3. Is the proposed use consistent with the Comprehensive Plan? 
 

The subject property is designated as “agricultural” on the future land use plan within the 2020 
Canyon County Comprehensive Plan. The request is generally consistent with the following policies 
and goals of the Comprehensive Plan:   
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Chapter 1. Property Rights: 
- Policy 1. No person shall be deprived of private property without due process of law. 

o CU2022-0004 was heard and noticed in accordance with CCZO Chapter 7, Article 5 
(Noticing, Hearing, and Appeal Procedures) and Chapter 1, Article 17 of the Canyon County 
Code (Land Use/Land Division Hearing Procedures).  
 

o CU2022-0004-APL was heard and noticed in accordance with CCZO Chapter 7, Article 5 
(Noticing, Hearing, and Appeal Procedures) and Chapter 1, Article 17 of the Canyon County 
Code (Land Use/Land Division Hearing Procedures).  

 

Chapter 2. Population: 
- Goal 2. To encourage economic expansion and population growth throughout the county plus 

increase economic diversity for continued enhancement of our quality of life to meet citizen 
needs. 
o See Applicant’s Letter of Intent (Exhibit 1, Attachment 3 & 4) and Letter of Appeal (Exhibit 

4).  
 

Chapter 4. Economic Development: 
- Goal 3. Create new jobs that are sustainable and lasting. 

 

- Goal 4. Provide an economically viable environment that builds and maintains a diverse base of 
business. 

 

- Policy 2. Support existing business and industry in the county. 
 

o See Applicant’s Letter of Intent (Exhibit 1, Attachment 3 & 4) and Letter of Appeal (Exhibit 
4).  

 

Chapter 5. Land Use: 
- Goal 4. To encourage development in those areas of the county which provide the most favorable 

conditions for future community services. 
 

- Policy 3. Encourage and support commercial and industrial development and guidelines to create 
jobs and expand the tax base. Create commercial, residential, and industrial zoning districts to 
help attract development. 

 

o See Applicant’s Letter of Intent (Exhibit 1, Attachment 3 & 4) and Letter of Appeal (Exhibit 
4).  

 

However, after the review of all information and testimony, the Board finds the request is not in 
general conformance with the following goals and policies: 
 

Chapter 1. Property Rights: 
- Policy 11. Property owners shall not use their property in a manner that negatively impacts upon 

the surrounding neighbors or neighborhoods. 
o The proposed use has been in violation since March 2021 (CDEF2021-0022). 
o Letters of opposition (Exhibits 6, Attachment 1, 3-8), petitions (Exhibit 6, Attachment 9), and 

testimony (Exhibit 3) demonstrate the use creates impactful noise and traffic incompatible 
with the residential character of the subdivision. 

 

Chapter 4. Economic Development: 
- Policy 6. Encourage commercial and residential development in a controlled, planned, and 

constructive manner, which will enhance, not destroy, the existing lifestyle and environmental 
beauty of Canyon County. 
o Letters of opposition (Exhibits 6, Attachment 1,3-8), petitions (Exhibit 6, Attachment 9), and 

testimony (Exhibit 3) demonstrate the use creates impactful noise and traffic incompatible 
with the residential character of the subdivision. 
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Chapter 5. Land Use: 
- Policy 1. Review all residential, commercial, and industrial development proposals to determine 

the land use compatibility and impact to surrounding areas. 
 

- Residential 1. Encourage residential development in areas where agricultural uses are not viable. 
 

- Commercial and Industrial 1. Encourage commercial and industrial development where there is 
adequate access to the following services, if applicable: a. sufficient water; b. a system to 
discharge used water; c. power; d. transportation. 

 

- Commercial and Industrial 2. Encourage industrial development that minimizes adverse impacts 
on adjacent non-industrial land uses. 

 

- Commercial and Industrial 3. Consider commercial and industrial development outside the impact 
areas, when located along major roadways or transportation infrastructure, and with approval 
from the appropriate regulatory agencies concerning sewer and water. 

 

o Letters of opposition (Exhibits 6, Attachment 1,3-8), petitions (Exhibit 6, Attachment 9), and 
testimony (Exhibit 3) demonstrate the use creates impactful noise and traffic incompatible 
with the residential character of the subdivision. 
 

o The City of Nampa provided a comment letter requesting that the contractor shop use be 
denied, thus supporting the Planning and Zoning Commissioner’s decision (Exhibit 5, 
Attachment 1). The subject parcel is located within the Nampa Area of City Impact and 
designated as “Medium-Density Residential”. 

 

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

The property is located within the Hill Creek Subdivision, a residential subdivision. Hill Creek 
Subdivision was approved in 1973 prior to the 1979 Zoning Ordinance; therefore, the property is 
zoned “A” (Agricultural, Exhibit In Attachment 6iii). The primary use is residential with smaller lot 
sizes (0.81 average lot size, Exhibit 1, Attachment 6vi). The contractor shop/fabrication use has been 
in violation since March 2021 (CDEF2021-0022).  
 

The property is also very close to city limits and within the City of Nampa City Impact Area. The 
subject parcel is located within the Nampa Area of City Impact and designated as “Medium-Density 
Residential”. For the initial application, the City of Nampa was noticed and did not provide a 
comment on this application. Notice sent, November 22, 2022, per Canyon County Code §09-11-
25(5). On February 23, 2023, the City of Nampa provided a comment letter requesting that the 
contractor shop use be denied, thus supporting the Planning and Zoning Commissioner’s decision 
(Exhibit 5, Attachment 1) 

 

The proposed request is injurious to other property owners and the character of the neighborhood. 
Although the property is zoned “A” (Agricultural), it is located within an established residential 
subdivision that has been in residential use since 1973 (Exhibit 1, Attachment 6vi). Letters of 
opposition (Exhibits 6, Attachment 1,3-8), petitions (Exhibit 6, Attachment 9), and testimony (Exhibit 
3) demonstrate the use creates impactful noise and traffic incompatible with the residential character 
of the subdivision. 
 

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

The property has an existing septic system and well that will be utilized inside the home for those 
employees, but there will be no water or sewer connections within the shop. Nampa’s City Services 
are not available to the property. Southwest District Health does not oppose the proposed use as long 
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as additional sewage or pressurized irrigation within the shop connects to city services or conducts an 
on-site evaluation to determine suitability (Exhibit 1, Attachment 7ii).  

 
 

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

The property has access to Hemlock Way, a Rural Local Roadway. The applicant will require a 
Commercial Access approach permit from Nampa Highway District #1 which will include a paved 
apron on the existing access point (Exhibit 1, Attachment 7i). However, the applicant has been 
accessing the property via the cul-de-sac which is injurious to the neighboring property (Exhibit 6). 
This entrance is the residential driveway for residential use of the property and has not been reviewed 
or approved by Nampa Highway District #1. 

 

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

The property has access to Hemlock Way which is classified as Rural Local Roadway per the Nampa 
Highway District #1 (Exhibit 1, Attachment 7i). However, the applicant has residential access to the 
property via the cul-de-sac which is injurious to the neighboring property (Exhibit 6). This access 
point was not clear in the application and was not reviewed by the Highway District. 

 

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? 
 

The property is served by the Nampa Fire Protection District (Exhibit 1, Attachment 7iii). The request 
is approximately 3.5 miles from Nampa’s Fire Station with an approximate response time of 8 
minutes. The request will not create an increased personnel demand. 
 

Essential services such as the County Sheriff, County Paramedics/EMT, Nampa Police Department, 
Boise Project Board of Control, and Nampa School District were notified initially on November 22, 
2022, and again for the appeal on February 23, 2023. No comments were received. Therefore, the use 
is not anticipated to impact essential services. 

 

Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Board of County 
Commissioners deny the appeal approving the Planning and Zoning Commission’s denial of Case 
#CU2022-0004, a Conditional Use Permit for a Contractor Shop for Parcel No. R22694. 
 

Pursuant to Idaho Code Section 67-6519, the following actions may be taken to obtain approval: 
 

1. Relocate the business to a more compatible location such as commercial or industrial.  
 

Pursuant to Section 67-6535 of the Idaho Code, the applicant has 14 days from the date of the final 
decision to seek reconsideration before seeking judicial review. 
 

DATED this ________ day of _________________________, 2023. 
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CANYON COUNTY BOARD OF COMMISSIONERS 
 

   Motion Carried Unanimously 
   Motion Carried/Split Vote Below 
   Motion Defeated/Split Vote Below 
 

 Did Not 
 Yes No  Vote 
 

________________________________________ ______ ______ ______ 
Commissioner Leslie Van Beek 
 

________________________________________ ______ ______ ______ 
Commissioner Brad Holton  
 

________________________________________ ______ ______ ______ 
Commissioner Zach Brooks 
 

Attest: Chris Yamamoto, Clerk 
 
By: _____________________________________  Date: __________________ 
Deputy 
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APPEAL: CUP

CU2022-0004-APL

Board of County Commissioners

May 16, 2023
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OVERVIEW:
• Request

• Property Location /History

• Site Photos

• Planning and Zoning 
Commission Decision

• Comments Received

• Comp. Plan Alignment

• Board’s Decision Options
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REQUEST:
•The applicant, Michael Rawdan, is requesting a Conditional Use Permit to allow a 
Contractor Shop for the HAVC Business , Easy Heating and Air. 

•The Proposal includes: 
• Monday-Friday, 8:00 a.m. to 5:00 p.m. 
• Storage for Materials & Parts 
• Light fabrication (ducts)
• Offices for Admin Staff 
• Parking for daily Employees and off-duty 

vehicles.

• Location for Trash Collection 
• There is a 6ft fence surrounding the 

property enclosing the parked vehicles and 
shop.
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PROPERTY LOCATION/HISTORY
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FUTURE 
LAND USE

The future land use designation 
in the Canyon County 2020 
Comprehensive Plan is 
“Agricultural”. 
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CITY OF NAMPA
LAND USE

• This property is within close proximity 
to the City of Nampa city limits, and is 

within the Area of City Impact. 

•The Future Land Use Designation from 
Nampa is: Medium Density Residential 
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HEARING CRITERIA - CUP :
(1) Is the proposed use permitted in the zone by 
conditional use permit;

(2) What is the nature of the request;

(3) Is the proposed use consistent with the 
comprehensive plan;

(4) Will the proposed use be injurious to other 
property in the immediate vicinity and/or 
negatively change the essential character of the 
area;

(5) Will adequate water, sewer, irrigation, 
drainage and stormwater drainage facilities, and 
utility systems be provided to accommodate the 
use;

(6) Does legal access to the subject property for 
the development exist or will it exist at the time 
of development;

(7) Will there be undue interference with 
existing or future traffic patterns; and

(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?
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PLANNING AND ZONING 
DECISION 
On January 5, 2023, after considering all information and testimony at a 
noticed public hearing, the Planning and Zoning Commission denied 
CU2022-0004 for the following reasons:

• The use is out of character when considering the surrounding existing 
residential subdivision.

• Based on numerous testimony (6 in opposition, 1 in favor), the use is 
commercial/industrial and generates noise and traffic impactful to the 
existing residential uses.

• Criteria 4, 6, and 7 could not be made. FCOs signed on January 19th
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Chapter 1. Property Rights:
Policy 1. No person shall be deprived of private property without due process of law.
Chapter 2. Population:
Goal 2. To encourage economic expansion and population growth throughout the county plus increase economic diversity for continued 

enhancement of our quality of life to meet citizen needs.
Chapter 4. Economic Development:
Goal 3. Create new jobs that are sustainable and lasting.
Goal 4. Provide an economically viable environment that builds and maintains a diverse base of business.
Policy 2. Support existing business and industry in the county.
Chapter 5. Land Use
Goal 4. To encourage development in those areas of the county which provide the most favorable conditions for future community 

services.
Policy 3. Encourage and support commercial and industrial development and guidelines to create jobs and expand the tax base. Create 

commercial, residential and industrial zoning districts to help attract development.

COMPREHENSIVE PLAN ALIGNMENT
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COMPREHENSIVE PLAN NOT 
ALIGNED
Chapter 1. Property Rights:

Policy 11. Property owners shall not use their property in a manner that negatively impacts 
upon the surrounding neighbors or neighborhoods.

Chapter 4. Economic Development:

Policy 6. Encourage commercial and residential development in a controlled, planned, and 
constructive manner, which will enhance, not destroy, the existing lifestyle and environmental 
beauty of Canyon County.

Chapter 5. Land Use:

Policy 1. Review all residential, commercial, and industrial development proposals to 
determine the land use compatibility and impact to surrounding areas.

Residential 1. Encourage residential development in areas where agricultural uses are not 
viable.
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AGENCY COMMENTS: 
Nampa Highway District #1 (Ex. 1, Att. 7i):

• Hemlock Way is a Rural Local Roadway.
• Commercial access require a paved apron.
• This letter does not consider the access from the cul-de-sac. 

Southwest District Health (Ex. 1, Att. 7ii): 
• Any plumbing to the shop will require SWDH evaluation or connection to city services.

Nampa Fire District (Ex. 1, Att. 7iii): 
• The use can be served.

City of Nampa (Ex. 5, Attachment 1):
• Future use – Medium-density residential
• The City opposes the use as it would not be allowed in medium-density residential is 

annexed into the city.
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PUBLIC COMMENTS:
• Kevin Werlinger (Ex. 6, Att. 1): Opposed
• Lee Axelsen (Ex. 6, Att. 2): Supported: Good neighbor; no issues.
• Tim Caldwell (Ex. 6, Att. 3): Concerned
• Jaymie Lint (Ex. 6, Att. 4): Opposed
• Gary Kendall (Ex. 6, Att. 5): Opposed
• Andre Zivkovic (Ex. 6, Att. 6): Opposed
• Robert Crispelle (Ex. 6, Att. 7): Opposed
• David Dieffenbach (Ex. 6, Att. 8): Opposed
• Petition Opposing CU2022-0004 (Ex. 6, Att. 9): 42 signatures
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BOARD OF COUNTY COMMISSIONERS 
COMMISSION DECISION OPTIONS
• Deny the appeal, upholding the Planning and Zoning Commission’s denial of 

CU2022-0004,

• Approve the appeal, overturning the Planning and Zoning Commissioner's denial 
of CU2022-0004; or
• Revised FCOs will be required.

• Continue the hearing to request additional information from the applicant or 
staff to bring back at a later hearing.

• Staff Recommendation: Uphold the Planning and Zoning Commission’s denial of 
CU2022-0004.
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Video 1: 30,490 KB 

Video 2: 250,680 KB 

Video 3: 51,281 KB 
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- 10 Photos 

- Video #1: 117,212 KB 

- Video #2: 50,887 KB 
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