
For further information regarding this agenda, or for special accommodations to participate in the public meeting, 
please contact planning@haileycityhall.org or (208) 788-9815. 

 

AGENDA 
HAILEY PLANNING & ZONING COMMISSION 

Monday, December 28th, 2015 
Hailey City Hall 

5:30 p.m. 
 
Call to Order 
 
Public Comment for items not on the agenda 
 
Consent Agenda 
 
CA 1 Motion to approve minutes of December 14th, 2015 
 
CA 2 Motion to approve Findings of Fact and Conclusions of Law for a Design Review application submitted 

by Katie Van Hees for a new 2,120 square foot single family residence located at 117 Carbonate 
Street East (Lot 8A, Block 46, Hailey Townsite) within the General Residential (GR) and Townsite 
Overlay (TO) Zone Districts.  

 
New Business and Public Hearings 
 
NB 1 Continuation of a Conditional Use Permit application submitted by the Sawtooth Brewery for a brewery 

(Hybrid Production Facility) to be located at 110 N River Street (Lots 16-18, Block 41, Hailey 
Townsite) in the Business (B) and Townsite Overlay (TO) Districts.  

 
 
 

Old Business 
Commission Reports and Discussion 
 
Staff Reports and Discussion   
  
SR 1  Discussion of current building activity, upcoming projects, and zoning code changes. 

(no documents) 
SR 2 Discussion of the next Planning and Zoning meeting: Monday, January 25th, 2016.  

(no documents) 
 

Adjourn  
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AGENDA 
HAILEY PLANNING & ZONING COMMISSION 

Monday, December 14th, 2015 
Hailey City Hall 

5:30 p.m. 
Present: Dan Smith, Janet Fugate, Regina Korby, Owen Scanlon 
Staff: Lisa Horowitz, Kristine Hilt 
Absent: None 
 
Call to Order 
5:34:14 PM Chair Fugate called the meeting to order.  
 
Public Comment for items not on the agenda 
None 
 
Consent Agenda 
 
CA 1 Motion to approve minutes of November 9th, 2015 
CA 2 Motion to approve Findings of Fact and Conclusions of Law for a Design Review application 

from Carl and Kirsten Hjelm for a 746 square foot addition to a single family house and 
shed located at 212 Second Avenue South (S 10’ of Lot 18, Lot 19 and the N 15’ of Lot 20, 
Hailey Townsite Block 26) located in the Transitional (T) and Townsite Overlay (TO) zoning 
districts.   

CA 3 Motion to approve Findings of Fact and Conclusions of Law for a Design Review application 
submitted by Smith Optics for a newly developed parking area to be located at the vacant lot 
at 17 West Silver Street (Lots 18,19, & 20 of Block 56, Hailey Townsite) within the Business 
(B) and Townsite Overlay (TO) Zoning Districts. 

CA 4 Motion to approve Findings of Fact and Conclusions of Law for a Conditional Use Permit 
application from UPS for a temporary structure to be located at 111 South River Street 
(Lots 1-7 of Block 31, Hailey Townsite) within the Business (B) and Townsite Overlay (TO) 
Zoning Districts. 

5:32:04 PM Regina Korby motioned to approve the consent agenda. Dan Smith seconded and noted 
that CA4, the UPS Conditional Use Permit, needed to be revisited in June. The motion passed 
unanimously.  
 
New Business and Public Hearings 
 
NB 1 Consideration of a Design Review application submitted by Katie Van Hees for a new 2,120 

square foot single family residence located at 117 Carbonate Street East (Lot 8A, Block 46, 
Hailey Townsite) within the General Residential (GR) and Townsite Overlay (TO) Zone 
Districts. 

5:36:29 PM Katie Van Hees stood and introduced her plans to the Commissioners and included details 
about the proposed new single family structure, the design intent, and the footprint and setback 
configuration. Van Hees also notified the Commissioners about the required solar access easement on the 
plat as well as the existing landscaping.  
5:42:33 PM Owen Scanlon inquired about a grading plan. Lisa Horowitz notified the Commissioners that 
staff verified drainage requirements. Discussion between the Commissioners and the applicant included 
the site plan and drainage.  
5:46:15 PM Dan Smith noted a correction in the staff report about the solar access easement and 
orientation. He also indicated that the plans show Ketchum Fire Department instead of Hailey 
Department.  
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5:47:13 PM Chair Fugate opened the meeting to public comment. John Geddard, Hailey resident, 
commented that his friend, Pam Ritzau, was an adjoining property owner and could not attend. John noted 
that his comments were on behalf of himself and Pam. He noted that he had concerns about the north 
elevation and the privacy of Pam’s home. John notified the Commissioners that his calculations for lot 
coverage exceeded the 30% maximum. He also noted that Pam was a master Gardner and that solar 
access was key for her success moving forward. He also notified the Commissioners that Pam used to 
own this lot and that her vision and master plan for development was a slightly small home being that the 
lot was smaller. John ended by asking the Commission to carefully evaluate the project and proposed 
footprint and lot coverage. Lisa Horowitz and the Commission discussed the lot coverage definition and 
what was included in the calculations.  
5:53:24 PM Katie Van Hees pointed attention to the placement of the windows on the north elevation that 
were of concern for Pam Ritzau. She noted that the view of Carbonate was kept in mind when designing.  
5:55:26 PM Chair Fugate closed public comment.  
5:55:34 PM Chair Fugate inquired about lot coverage and the correct calculations. Regina Korby noted 
that her initial thoughts were that the scale of the home was disproportionate to the neighborhood 
although the lot is small. The Commissioners reviewed the 2nd story floor plan and assessed window 
placement on the north elevation. Discussion included height of the windows on the wall, purpose of 
design, and if any guidelines address privacy. The Commissioners also discussed Pam Ritzau’s concerns 
and evaluated if the proposed structure met the guidelines of Design Review. Owen Scanlon noted that 
Katie Van Hees was in her rights as a property owner.  
6:04:52 PM Dan Smith asked Katie Van Hees about her chosen materials. She notified the 
Commissioners that she was had originally picked metal but that composition may be an option in the 
future but that she would contact Lisa Horowitz to do a design review modification if any materials were 
changed. Owen Scanlon added a condition of approval for a foundation certificate to verify setbacks.  
6:09:57 PM Owen Scanlon Motion to approve the design review application submitted by Katie 
Van Hees for a new 2,120 square foot single family residence located at 117 Carbonate Street East 
(Lot 8A, Block 46, Hailey Townsite) within the General Residential (GR) and Townsite Overlay 
(TO) Zone Districts, finding that the project does not jeopardize the health, safety or welfare of the 
public and the project conforms to the applicable specifications outlined in the Design Review 
Guidelines, applicable requirements of the Zoning Ordinance, and City Standards, provided 
conditions (a) through (i) are met, (h) being removal of 15 square feet (lot coverage) and (i) being 
verification of a foundation certificate. Dan Smith seconded and the motion passed unanimously.  
 
NB 2 Consideration of a Conditional Use Permit application submitted by the Sawtooth Brewery for 

a brewery (Hybrid Production Facility) to be located at 110 N River Street (Lots 16-18, 
Block 41, Hailey Townsite) in the Business (B) and Townsite Overlay (TO) Districts.  

6:12:36 PM Lisa Horowitz notified the Commissioners that a brewery was classified as a hybrid 
production facility in the Zoning ordinance.  
6:13:16 PM Paul Holle, Sawtooth Brewery, stood and introduced the company and plans for expansion to 
the Commissioners. He included information about the history of the company and details about the 
proposed production facility and space configuration. Paul also notified the Commissioners that Pepsi 
distributing had occupied the space in past years as well as two other distributing companies. The 
Commissioners inquired about the site plan and configuration of the sidewalk and driveways. Paul 
continued his presentation with details about the local impact and projected full time jobs, construction 
scope, and details about the silo placement and size.  
6:21:59 PM Dan Smith inquired about parking for the grain truck deliveries. Paul noted that the truck 
parking location would most likely be on River Street. The Commissioners and applicant discussed the 
logistics of delivery trucks and times. Chair Fugate inquired about the number of people that the tap room 
could accommodate. Paul noted that it would be less than 50 people. Lisa Horowitz noted that blocking 
River Street was unacceptable. Paul confirmed that the trucks could pull in instead of back up. Owen 
Scanlon inquired about Design Review standards for the exterior design and asked if the project should be 
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noticed for Design Review. Lisa Horowitz notified the Commissioners that the silo fell into a category 
that the design review code did not address.  
6:26:50 PM Chair Fugate notified staff that lighting, parking, and exterior changes should be addressed. 
The Commission discussed change of use and requirements for each use. Lisa Horowitz read the design 
review exemptions and added that staff felt that the application fell into a conditional use permit 
application versus a design review application. Dan Smith inquired about staff parking and notified the 
applicant that the requirement for onsite parking would have to be met. Lisa Horowitz counted nine 
parking spaces and added that the requirement was met per her staff report. She also added that a parking 
credit was issued from the City for spaces along the City right of way in the downtown core. Chair Fugate 
inquired about the total number of doors to be utilized by the brewery. Paul answered that two were 
operational but that only one would be used for forklift traffic. Commission discussed non conforming 
parking at the facility.  
6:36:29 PM Chair Fugate opened the meeting to public comment. Ken Ward, neighboring property 
owner, noted concerns about parking and building access, spent grain storage and concern about smell, 
silo location and deck location in proximity to his building. Lastly, Ken added that the lack of a sidewalk 
out front was the culprit for numerous drainage issues on the corner. He requested that an additional drain 
be installed.  
6:42:58 PM Larry Schwartz, owner of DaVincis, noted concerns about odor, evening noise, parking, and 
kitchen/health code requirements for food service. Tony Evan, Mt. Express, inquired about the option for 
the Park n’ Ride lot and it’s availability for use.  
6:45:49 PM Paul Holle, Sawtooth Brewery, commented that a full kitchen was not planned; he added that 
the FDA does not oversee breweries but that the brewery would comply by all local and health code 
requirements. Paul added that drainage for the facility would be through the main sewer line into the 
alley, the odors would resemble hops and spent grain and the smell would be addressed quickly at all 
times, noise would be kept to a minimal, silo location was chosen for the shortest line for an auger line to 
run but that it may be relocated to the north side of the lot, and that the deck would include a railing and 
separation for customers. Paul noted that a live band would be scheduled occasionally and that deck 
music would tend towards acoustic. He also noted that 20 full time employees included those that worked 
in Ketchum as well so parking would not need to accommodate them all at one facility. Paul added that 
purchasing a silo helped reduce truck traffic and facility waste.  
6:54:43 PM Ken Ward, 19 West Bullion, added that the location of the silo would be better located to the 
north end of the lot. He also inquired about the location of the exhaust pipe.  
Kevin Jones, Sawtooth Brewery, commented on the importance of the silo and that the location could be 
reconsidered.  
6:57:12 PM Paul commented that the exhaust pipe would be on the alley side of the building part way of 
the building. Paul also added that it would be the only element that would be producing odor.  
6:59:21 PM Chair Fugate closed public comment. Owen Scanlon inquired about the silo and the location 
and then noted that he felt that he ddid not have enough information to make an informed decision. The 
Commission and staff discussed location of decks in the downtown core, permitted uses, and design 
review details. Lisa Horowitz noted that she had focused on the application at hand which was a 
conditional use permit and had thought the minor additions like the deck was a permitted use and that she 
had thought it didn’t need to go to design review. Discussion continued to include parking locations for 
the employees and patrons, deck use, outdoor music, and screening on the property line in the downtown 
core. Regina Korby noted that the application at hand is a conditional use permit and that a brewery is 
permitted. She also noted that the outdoor changes were of concern and that the location of the grain silo 
and the deck should be considered and carefully evaluated. Lisa Horowitz added that a deck was 
permitted without approval in the Business Zoning district. She also added that if the Commission would 
like to bring the exterior building back they can review it at a later date.  
7:11:26 PM Dan Smith noted that the smell was not a concern to him. He also noted that there were 
elements of design review with the project and that the Commission should have purview. Lisa Horowitz 
brought a standard of approval to the Commission’s attention which included language about the use and 
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building being harmonious with the surrounding neighborhood.  
7:16:05 PM The Commission noted that they would like to see further details on the lighting, parking, 
deck materials and location, and silo location. Lisa Horowitz inquired about what exactly the Commission 
would like to see. Renderings? Owen Scanlon noted that he would be satisfied with a site plan.  
7:20:32 PM Paul inquired about the option for 15 minute parking signs to be placed in front of the 
adjoining businesses to prevent parking issues. Lisa Horowitz inquired with the Commission if they 
wanted to call a special meeting or extend the application to the next Planning & Zoning meeting to be 
held on January 25, 2016. The Commission decided on a special meeting for December 28th, 2015 to 
address the remaining details. Paul noted that he would bring a deck sample, layout of the lighting, 
drawing of the silo location and site plan.  
7:25:01 PM Owen Scanlon motioned to continue discussion of the conditional use permit 
application for Conditional Use Permit application by Sawtooth Brewery production facility, offices 
and tap room located at 110 North River Street (Lots 16-18, Block 41 Hailey Townsite)  to a special 
meeting called for December 28, 2015.   
 
 
NB 3  Consideration of a City initiated text amendment to Subdivision Code Section 3.1.1, Procedure, 

to require a Title Report as a requirement of preliminary plats. 
7:26:35 PM Lisa Horowitz introduced the text amendment and the details of why a title report should be 
required. Regina Korby added that a Lot and Block Report was a cheaper but acceptable option as well. 
The Commission discussed options to acquire the necessary information for the subdivision process. Lisa 
Horowitz also added that it may be beneficial to add language requiring a full size print out of the 
approved and signed final plat for City records.  
7:30:03 PM Chair Fugate opened the item for public meeting. Tony Evans, Mt. Express, inquired about 
the new requirement and why it would be required. Lisa Horowitz noted that the report would be for 
showing easements and encumbrances. 7:32:59 PM Chair Fugate closed public comment.  
7:33:08 PM Dan Smith moved to recommend the text changes to the City Council for consideration. 
Regina Korby seconded and the motion carried.  
 
 

Old Business 
Commission Reports and Discussion 
 
Staff Reports and Discussion   
  
SR 1  Discussion of current building activity, upcoming projects, and zoning code changes. 

(no documents) 
Lisa Horowitz summarized the results of the Main Street workshops that were held in the previous week 
for the Commissioners.  
 
SR 2 Discussion of the next Planning and Zoning meeting: Monday, January 25th, 2016.  

(no documents) 
Note: Next meeting will be a special meeting to be held on December 28, 2015. 

Adjourn  
7:37:56 PM Regina Korby motioned to adjourn. Owen Scanlon seconded and the motion 
carried.  
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

ON December 14, 2015, the Planning and Zoning Commission considered a Design Review application 
submitted by Katie Van Hees for a new 2,120 square foot single family residence located at 117 
Carbonate Street East (Lot 8A, Block 46, Hailey Townsite) within the General Residential (GR) and 
Townsite Overlay (TO) Zone Districts. The Commission, having been presented with all information and 
testimony in favor and in opposition to the proposal, hereby makes the following Findings of Fact, Conclusions of 
Law and Decision. 
 
Notice 
Notice for the public hearing was published in the Idaho Mountain Express on November 25, 2015 and 
mailed to property owners within 300 feet on November 24, 2015.   
 
Application 
Consideration of a Design Review application submitted by Katie Van Hees for a new 2,120 
square foot single family residence located at 117 Carbonate Street East (Lot 8A, Block 46, 
Hailey Townsite) within the General Residential (GR) and Townsite Overlay (TO) Zone Districts.  
 
One single-family dwelling located on Lot 11A, Block 47 of the Hailey Townsite.  Lot is 5,991 square feet 
and proposed lot coverage is 29%.  The dwelling is two-story with 1,054 (livable) square feet of ground 
floor space, 769 square feet on the second floor (the remaining square footage is in the 1+ car garage 
and partial basement/crawl space).  The garage is designed for one car (plus storage) and adequate 
parking is provided.  The architecture utilizes historical themes and varied roof pitches to make for 
interesting elevations on a unique lot in Old Hailey.  The lot contains a solar easement for the benefit of 
the adjacent property to the west that has been maintained with the design. All construction will be in 
accordance with the 2012 International Residential Code and the Build Better Program of Hailey.   
 
Procedural History 
The application was submitted on November 16 and certified complete on November 17, 2015.  A public 
hearing before the Planning and Zoning Commission for approval or denial of the project will be held on 
December 14, at 5:30 pm in the Council Chambers. 
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General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

Yes No N/A City 
Code 

City Standards and Staff Comments 

☒ ☐ ☐ 6A.5 (B) Complete Application 

☒ ☐ ☐ Depart-
ment 
Comments 

Engineering: No concerns 
Life/Safety: No concerns 
Water and Sewer: No concerns 
Building: No concerns 
Streets: No concerns 

☐ ☐ ☒ 8.2 Signs 8.2 Signs: The applicant is hereby advised that a sign permit is required for any signage 
exceeding four square feet in sign area.  Approval of signage areas or signage plan in 
Design Review does not constitute approval of a sign permit. 
 

Staff 
Comments 

Signage is prohibited in residential zones.   

☒ ☐ ☐ 9.4 On-site 
Parking 
Req. 

See Section 9.4 for applicable code. 

Staff 
Comments 

• Per 9.4.1, two spaces per dwelling are required with a maximum of 6. 
• Home will have a 1-car garage accessed off of 2nd Avenue and the 

following: 
 One additional space in front of the garage 
 2nd Avenue has space for cars on the public Right of 

Way 
☒ ☐ ☐ 8B.4.1 

Outdoor 
Lighting 
Standards 

8B.4.1 General Standards 
a) All exterior lighting shall be designed, located and lamped in order to prevent: 

1. Overlighting; 
2. Energy waste; 
3. Glare;  
4. Light Trespass;  
5. Skyglow.  

b) All non-essential exterior commercial and residential lighting is encouraged to 
be turned off after business hours and/or when not in use.  Lights on a timer 
are encouraged.  Sensor activated lights are encouraged to replace existing 
lighting that is desired for security purposes. 

c) Canopy lights, such as service station lighting shall be fully recessed or fully 
shielded so as to ensure that no light source is visible from or causes glare on 
public rights of way or adjacent properties.  

d) Area lights. All area lights are encouraged to be eighty-five (85) degree full cut-
off type luminaires. 

e) Idaho Power shall not install any luminaires after the effective date of this 
Article that lights the public right of way without first receiving approval for any 
such application by the Lighting Administrator. 

Staff 
Comments 

Plans show fully downcast lighting on the exterior of the dwelling 
- All lights will be wall-mounted  LED downlights 

☒ ☐ ☐ Bulk See 4.13.6, Zoning Ordinance 
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Requireme
nts 
Staff 
Comments 

Zoning District: General Residential in the Townsite Overlay.  Townsite Overlay 
bulk requirements apply.   

- Max Height: 30’.  Proposed building 24’-6” to the peak of the roof 
- Front Setbacks: TO: 12’ from the street.   

o Front setback is 27’-6” along Carbonate  
o Front setback along 2nd Avenue is 12’ 

- Setback from property lines abutting other private property 
o Base Side Setback: 15% of lot width, no less than 6’ and 10’ is the 

maximum required 
 Required setback is 7’ 7” according to the 49.14’ wide 

lot (49.14 X15%=7’-7”’) 
 Home is set back 7’-7” to 12’ 11” on west side 
 Home is set back 9’-7” on north side 

o Setback based on height of structure 
 4.13.6.d.4.b: 

• Any wall, as measured from the highest point 
including any gable or peak in a direct vertical 
line to record grade, shall have a setback of 
one (1) foot for every two and a half (2.5) feet 
of wall height (see Diagram 1 and Table 2), 
but not less than the base setback noted in 
subsection (a) above, regardless of underlying 
zoning. 

 Highest vertical wall height, measured from record 
grade, facing adjacent property (north side): 23’-10”  

 Required Setback: 23’-10” / 2.5’ = 9.56’ required 
setback. (9’-7” proposed) 

- Maximum Lot coverage: 30% in GR for a two-story dwelling with a garage 
o Lot is 4501 square feet, therefore 1350.3 sf is allowed for lot 

coverage 
o The applicant proposed lot coverage is 1348, or 29.9% of total lot 

coverage.  However, public testimony in the hearing brought to 
light the fact that the pop-out for the bay window was not 
included in lot coverage, as is required by City Ordinance.  The 
plans must be amended to comply with lot coverage 
requirements, and approximately 15’ of building must be 
reduced. 

☒ ☐ ☐ 6A.7 (A) 
Required 
Street 
Improveme
nts 
Required 

Sidewalks and drainage improvements are required in all zoning districts, except as 
otherwise provided herein. 

Staff 
Comments 

- Five foot (5’) sidewalks are existing n both Carbonate and Second Avenue.  
The Street Superintendent has reviewed the age and condition of the 
sidewalk and finds it satisfactory  

- The site is fairly flat.  Spot elevations and site survey document that 
drainage is adequate, away from the building, and does not impact any 
adjacent properties. The building permit must verify that the site drains 
adequately, and does not adversely impact adjacent properties. 



Van Hees, Katie (117 Carbonate East) 
Lot 8A, Block 46 Hailey Townsite  

Hailey Planning Zoning Commission – December 14, 2015 
Findings of Fact – Page 4 of 12 

 
☒ ☐ ☐ 6A.7 (B) 

Required 
Water 
System 
Improveme
nts 

In the Townsite Overlay District, any proposal for new construction or addition of a 
garage accessing from the alley, where water main lines within the alley are less than six 
(6) feet deep, the developer shall install insulating material (blue board insulation or 
similar material) for each and every individual water service line and main line between 
and including the subject property and the nearest public street, as recommended by the 
City Engineer. 

Staff 
Comments 

- The service line coming off this vault will be buried more than 6’ deep. 
- The Developer has been advised that all water lines must be buried more 

than six feet deep. 
 
 
 

 
Design Review Guidelines for Residential Buildings  

in the Townsite Overlay District (TO): 6A.9 
 

 
1.  Site Planning: 6A.9.C.1 

 
Compliant Standards and Staff Comments 

Yes No N/A Guideline City Standards and Staff Comments 
☒ ☐ ☐ 6A.9.C.1 The pattern created by the Old Hailey town grid should be respected in all site      

planning decisions. 
 

Staff 
Comments 

• The lot preserves the Old Hailey Townsite lot configuration, although 
there is no longer alley access.  The applicant has chosen to make the 
front door access off of Carbonate and the garage off of 2nd, making the 
front door a prominent façade. 

☒ ☐ ☐ 6A.9.C.1 Site planning for new development and redevelopment shall address the following: 
• scale and massing of new buildings consistent with the surrounding 

neighborhood; 
• building orientation that respects the established grid pattern of Old Hailey; 
• clearly visible front entrances; 
• use of alleys as the preferred access for secondary uses and automobile access; 
• adequate storage for recreational vehicles; 
• yards and open spaces; 
• solar access on the site and on adjacent properties where feasible, and where 

such decisions do not conflict with other Design Guidelines; 
• snow storage appropriate for the property; 
• underground utilities for new dwelling units. 

Staff 
Comments 

• The proposed site plan and development is consistent with the required 
site planning guidelines.   

• Solar access has been respected for the adjacent property:  a solar 
easement is platted on this lot. 

• All utilities will be located underground as shown on the site plan for both 
lots.  

• All utilities for both the dwelling are accessed from the alley. 
☒ ☐ ☐ 6A.9.C.1 The use of energy-conserving designs that are compatible with the character of Old 

Hailey are encouraged.  The visual impacts of passive and active solar designs should be 
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balanced with other visual concerns outlined in these Design Guidelines. 
 

Staff 
Comments 

• Glazing is on the south and east sides 
• Windows are triple paned 
• Energy conserving appliances are proposed  

 
2.  Bulk Requirements (Mass and Scale, Height, Setbacks): 6A.9.C.2 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 6A.9.C.2 The perceived mass of larger buildings shall be diminished by the design. 

Staff 
Comments 

• The proposed structure is a very respectful scale for the neighborhood, 
and will be consistent in size and mass to the surrounding structures and 
with the surrounding neighborhood.  

• Design effort was made to lower the mass by adding various roof forms 
and add to the human scale.  

• Siding was changed in elevation changes to avoid blank walls. 
 
3.  Architectural Character: 6A.9.C.3 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 6A.9.C.3.a General: New buildings should be respectful of the past, but may offer new 

interpretations of old styles, such that they are seen as reflecting the era in which they 
are built. 
 

Staff 
Comments 

• Architectural style is a two-story modern bungalow with themes currently 
found in Old Hailey.   

• Material use of board and bat and metal siding is consistent with 
historical homes.   

☒ ☐ ☐ 6A.9.C.3.b Building Orientation: The front entry of the primary structure shall be clearly identified 
such that it is visible and inviting from the street.   

Staff 
Comments 

• Front entrance is clearly visible from Carbonate and is scaled to a 
pedestrian level. 

•  Front entrance has pedestrian access to Carbonate Street.  
☒ ☐ ☐ 6A.9.C.3.b Building Orientation: Buildings shall be oriented to respect the existing grid pattern. 

Aligning the front wall plane to the street is generally the preferred building orientation. 
 
 

Staff 
Comments 

• Dwelling is situated respect the grid pattern, which is consistent with Old 
Hailey.  

☒ ☐ ☐ 6A.9.C.3.c Building Form: The use of building forms traditionally found in Old Hailey is encouraged.  
Forms that help to reduce the perceived scale of buildings shall be incorporated into the 
design.   

Staff 
Comments 

• Porch roofs, shed roofs, and gabled roofs, and pop-out roofs break up the 
mass of the traditional gable.  This is consistent with styles and forms 
found in Old Hailey 

• Roof lines are varied, breaking up the two-story building. 
☒ ☐ ☐ 6A.9.C.3.d Roof Form:  Roof forms shall define the entry to the building, breaking up the perceived 

mass of larger buildings, and to diminish garages where applicable. 
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Staff 
Comments 

.  
• Porch roofs, shed roofs, and gabled roofs, and pop-out roofs break up the 

mass of the traditional gable.  This is consistent with styles and forms 
found in Old Hailey 

 
☒ ☐ ☐ 6A.9.C.3.d Roof Form:  Roof pitch and style shall be designed to meet snow storage needs for the 

site. 
• Roof pitch materials and style shall retain snow on the roof, or allow 

snow to shed safely onto the property, and away from pedestrian 
travel areas. 

• Designs should avoid locating drip lines over key pedestrian routes. 
• Where setbacks are less than ten feet, special attention shall be given 

to the roof form to ensure that snow does not shed onto adjacent 
properties.   

Staff 
Comments 

• Roof materials: metal, with clips designed to retain the snow.  
• Roof Pitches vary with 6:12 the most predominant roof pitch 
• All drip lines are away from pedestrian areas 
• All snow will be retained on the roof or shed onto the property.  No snow 

will shed onto the adjoining property or the City rights of way.  
☒ ☐ ☐ 6A.9.C.3.d Roof Form:  The use of roof forms, roof pitch, ridge length and roof materials that are 

similar to those traditionally found in the neighborhood are encouraged.   
Staff 
Comments 

• The following forms are currently found in the neighborhood:  
o Metal roofs 
o gable end roofs 
o Shed dormers.   

• The application is consistent with the neighborhood in regards to roof 
forms and materials 

☒ ☐ ☐ 6A.9.C.3.d Roof Form:  The roof pitch of a new building should be compatible with those found 
traditionally in the surrounding neighborhood. 
  

Staff 
Comments 

• Roof Pitch 
o 6/12 for gables 
o 1.5/12 for various roof elements 

☒ ☐ ☐ 6A.9.C.3.e Wall Planes: Primary wall planes should be parallel to the front lot line. 
Staff 
Comments 

• Primary wall is shown parallel to the front property line.  

☒ ☐ ☐ 6A.9.C.3.e Wall Planes:  Wall planes shall be proportional to the site, and shall respect the scale of 
the surrounding neighborhood. 

Staff 
Comments 

• Wall plane is two-slope and stepped in scale, keeping the mass of 
the building down.  This is respectful and consistent with the 
neighborhood. 

☒ ☐ ☐ 6A.9.C.3.e Wall Planes:  The use of pop-outs to break up longer wall planes is encouraged. 
Staff 
Comments 

• The house is modest in scale and does not contain long wall planes 

☒ ☐ ☐ 6A.9.C.3.f Windows:  Windows facing streets are encouraged to be of a traditional size, scale and 
proportion. 

Staff 
Comments 

• Windows are narrower than they are wide, and contain mullions, 
which is consistent with traditional Old Hailey windows.   

☒ ☐ ☐ 6A.9.C.3.f Windows:  Windows on side lot lines adjacent to other buildings should be carefully 
planned to respect the privacy of neighbors. 

Staff 
Comments 

• Windows on adjoining property lines have been minimized and oriented 
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indirectly with respect to the neighboring dwellings.  Based on public 
testimony, the Commission considered if the second story windows on the 
southwest corner of the lot would adversely affect the privacy of the 
neighbor to the north.  The applicant stated that these windows were 
placed to pick up the view of Carbonate Mountain, a view not visible from 
any other location in the proposed house.  These windows are in a family 
room. They are smaller in size than many of the windows shown on the 
other elevations, and do not go all the way to the floor in the family room.  
The Commission determined that this standard has been met. 

☒ ☐ ☐ 6A.9.C.3.g Decks and Balconies:  Decks and balconies shall be in scale with the building and the 
neighborhood. 

Staff 
Comments 

A small deck is proposed on the 2nd Avenue side of the lot.   

☐ ☐ ☒ 6A.9.C.3.g Decks and Balconies:  Decks and balconies should be designed with the privacy of 
neighbors in mind when possible. 

Staff 
Comments 

The modestly sized deck faces the street. 

☒ ☐ ☐ 6A.9.C.3.h Building Materials and Finishes:  Materials and colors shall be selected to avoid the look 
of large, flat walls.  The use of texture and detailing to reduce the perceived scale of large 
walls is encouraged. 
Building Materials and Finishes:  Large wall planes shall incorporate more than one 
material or color to break up the mass of the wall plane. 
 

Staff 
Comments 

- Wall Materials: board and batt and shake accent siding are used to create 
a varied design on all facades. The applicant is considering a different 
roof material than what was shown on the materials sample.  If a change 
is made, the Design Review approval will be modified. 

☒ ☐ ☐ 6A.9.C.3.h Building Materials and Finishes:  Large wall planes shall incorporate more than one 
material or color to break up the mass of the wall plane. 
 

Staff 
Comments 

See above 

☒ ☐ ☐ 6A.9.C.3.i Ornamentation and Architectural Detailing: Architectural detailing shall be incorporated 
into the front wall plane of buildings. 

Staff 
Comments 

• Roof variation and window design create a high amount of architectural 
detail.  

☒ ☐ ☐ 6A.9.C.3.i Ornamentation and Architectural Detailing:  The use of porches, windows, stoops, 
shutters, trim detailing and other ornamentation that is reminiscent of the historic nature 
of Old Hailey is encouraged. 

Staff 
Comments 

• No porch is proposed, although the front entryway is a stoop. 

☒ ☐ ☐ 6A.9.C.3.i Ornamentation and Architectural Detailing:  Architectural details and ornamentation on 
buildings should be compatible with the scale and pattern of the neighborhood.   

Staff 
Comments 

• See above notes. 

 
4.  Circulation and Parking: 6A.9.C.4 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 6A.9.C.4 Guideline:  Safety for pedestrians shall be given high priority in site planning, particularly 

with respect to parking, vehicular circulation and snow storage issues. 
Staff 
Comments 

• Adequate parking has been provided and pedestrian access off the 
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adjacent streets is provided and does not interfere with traffic from the 
streets.   

☒ ☐ ☐ 6A.9.C.4 Guideline:  The visual impacts of on-site parking visible from the street shall be 
minimized.  

Staff 
Comments 

• One car garage is provided with access from Second Street appears 
subordinate to the design. 

☐ ☐ ☒ 6A.9.C.4 Guideline:  As a general rule, garages and parking should be accessed from the alley side 
of the property and not the street side. 

Staff 
Comments 

•  

☐ ☐ ☒ 6A.9.C.4 Guideline: Detached garages accessed from alleys are strongly encouraged. 
Staff 
Comments 

•  

☒ ☐ ☐ 6A.9.C.4 Guideline:  When garages must be planned on the street side, garage doors shall be set 
back and remain subordinate to the front wall plane. 

Staff 
Comments 

• Garage is set back and subordinate to the wall plane. 

☒ ☐ ☐ 6A.9.C.4 Guideline:  When garages and/or parking must be planned on the street side, parking 
areas are preferred to be one car in width.  When curb cuts must be planned, they should 
be shared or minimized. 

Staff 
Comments 

• Garage is planned for the alley  

☒ ☐ ☐ 6A.9.C.4 Guideline:  Off-street parking space for recreational vehicles should be developed as part 
of the overall site planning. 

Staff 
Comments 

• No RV parking is shown, but the lot is small and may not accommodate 
an RV. 

 
5.  Alleys: 6A.9.C.5 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 6A.9.C.5 Guideline:  Alleys shall be retained in site planning.  Lot lines generally shall not be 

modified in ways that eliminate alley access to properties. 
Staff 
Comments 

 

☒ ☐ ☐ 6A.9.C.5 Guideline:  Alleys are the preferred location for utilities, vehicular access to garages, 
storage areas (including recreational vehicles) and accessory buildings.  Design and 
placement of accessory buildings that access off of alleys is encouraged. 

Staff 
Comments 

• All utilities are underground to the dwelling.  

☐ ☐ ☒ 6A.9.C.5 Guideline:  Generally, the driving surface of alleys within Limited Residential and General 
Residential may remain a dust-free gravel surface, but should be paved within Business, 
Limited Business, and Transitional.  The remainder of the City alley should be managed 
for noxious weed control, particularly after construction activity. 

Staff 
Comments 

•   

☐ ☐ ☒ 6A.9.C.5 Guideline:  Landscaping and other design elements adjacent to alleys should be kept 
simple, and respect the functional nature of the area and the pedestrian activity that 
occurs. 

Staff 
Comments 

 

 
6.  Accessory Structures: 6A.9.C.6 
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Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 6A.9.C.6 Guideline:  Accessory buildings shall appear subordinate to the main building on the 

property in terms of size, location and function. 
Staff 
Comments 

 

☐ ☐ ☒ 6A.9.C.6 Guideline:  In general, accessory structures shall be located to the rear of the lot and off 
of the alley unless found to be impractical. 

Staff 
Comments 

 

 
7.  Snow Storage: 6A.9.C.7 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 6A.9.C.7 Guideline:  All projects shall be required to provide 25% snow storage on the site. 

Staff 
Comments 

- Parking and pedestrian circulation surfaces comprise 200 square feet. 
- According to 6A9.C.7, square feet is required ( X 25%) 
- 50 sf is required and 152 sf is shown on the plans for snow storage.  

☒ ☐ ☐ 6A.9.C.7 Guideline:  A snow storage plan shall be developed for every project showing: 
• Where snow is stored, key pedestrian routes and clear vision triangles. 
• Consideration given to the impacts on adjacent properties when planning snow 

storage areas. 
Staff 
Comments 

• Snow storage areas do not restrict pedestrian access.  Pedestrian access 
must be unrestricted and visible from the adjacent streets. 

 
8.  Existing Mature Trees and Landscaping: 6A.9.C.8 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 6A.9.C.8 Guideline:  Existing mature trees shall be shown on the site plan, with notations 

regarding retention, removal or relocation.  Unless shown to be infeasible, a site shall be 
carefully planned to incorporate existing mature trees on private property into the final 
design plan. 

Staff 
Comments 

Lot contains a variety of existing vegetation, much of which will be 
retained.   

☒ ☐ ☐ 6A.9.C.8 Guideline:  Attention shall be given to other significant  landscape features which may be 
present on the site.  Mature shrubs, flower beds and other significant landscape features 
shall be shown on the site plan and be incorporated into the site plan where feasible. 

Staff 
Comments 

Historic lilacs will be retained. 

☒ ☐ ☐ 6A.9.C.8 Guideline:  Noxious weeds shall be controlled according to State Law. 
Staff 
Comments 

Noxious weeds are not present on the site.  

 
9.  Fences and Walls: 6A.9.C.9 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 6A.9.C.9 Guideline:  Fences and walls that abut public streets and sidewalks should be designed to 

include fence types that provide some transparency, lower heights and clearly marked 
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gates. 

Staff 
Comments 

A low white picket fence is planned on the two street sides. 

☐ ☐ ☒ 6A.9.C.9 Guideline:  Retaining walls shall be in scale to the streetscape. 
Staff 
Comments 

•  

 
11.  Historic Structures: 6A.9.C.11 (NOTE: Applicable only to structures built prior to 1940) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 6A.9.C.10 General Guidelines:  Any alteration to the exterior of a Historic Structure requiring design 

review approval shall meet the following guidelines: 
• The alteration should be congruous with the historical, architectural, 

archeological, educational or cultural aspects of other Historic Structures within 
the Townsite Overlay District, especially those originally constructed in the 
same Period of Significance. 

• The alteration shall be contributing to the Townsite Overlay District.  Adaptive 
re-use of Historic Structures is supported while maintaining the architectural 
integrity of the original structure. 

Staff 
Comments 

Structure is not historical. 

☐ ☐ ☒ 6A.9.C.9 Specific Guidelines.  Any alteration to the exterior of a Historic Structure requiring design 
review approval shall meet the following specific guidelines: 

• The design features of repairs and remodels including the general streetscape, 
materials, windows, doors, porches, and roofs shall not diminish the integrity of 
the original structure. 

• New additions should be designed to be recognizable as a product of their own 
Period of Significance with the following guidelines related to the historical 
nature of the original structure: 

o The addition should not destroy or obscure important architectural 
features of the original building  and/or the primary façade; 

o Exterior materials that are compatible with the original building 
materials should be selected; 

o The size and scale of the addition should be compatible with the 
original building, with the addition appearing subordinate to the 
primary building; 

o The visual impact of the addition should be minimized from the street; 
o The mass and scale of the rooftop on the addition should appear 

subordinate to the rooftop on the original building, and should avoid 
breaking the roof line of the original building; 

o The roof form and slope of the roof on the addition should be in 
character with the original building; 

The relationship of wall planes to the street and to interior lots should be preserved with 
new additions. 

Staff 
Comments 

Structure is not historical. 

 
 
6A.6 Criteria. 

A. The Commission or Hearing Examiner shall determine the following before approval is given: 
1. The project does not jeopardize the health, safety or welfare of the public. 
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2. The project conforms to the applicable specifications outlined in the Design Review 

Guidelines, as set forth herein, applicable requirements of the Zoning Ordinance, and 
City Standards. 

 
B. Conditions.  The Commission or Hearing Examiner may impose any condition deemed 

necessary.  The Commission or Hearing Examiner may also condition approval of a project 
with subsequent review and/or approval by the Administrator or Planning Staff.  Conditions 
which may be attached include, but are not limited to those which will: 

1. Ensure compliance with applicable standards and guidelines. 
2. Require conformity to approved plans and specifications. 
3. Require security for compliance with the terms of the approval. 
4. Minimize adverse impact on other development. 
5. Control the sequence, timing and duration of development. 
6. Assure that development and landscaping are maintained properly. 
7. Require more restrictive standards than those generally found in the Zoning 

Ordinance. 
 
 

DECISION 

 
The design review application submitted by,  submitted by Katie Van Hees for a new 2,120 square foot 
single family residence located at 117 Carbonate Street East (Lot 8A, Block 46, Hailey Townsite) within 
the General Residential (GR) and Townsite Overlay (TO) Zone Districts does not jeopardize the health, 
safety or welfare of the public and the project conforms to the applicable specifications outlined in the 
Design Review Guidelines, applicable requirements of the Zoning Ordinance, and City Standards, and is 
hereby approved provided conditions (a) through (i) are met. 
 

a) All applicable Fire Department and Building Department requirements shall be met. 
b) Any change in use or occupancy type from that approved at time of issuance of Building Permit 

may require additional improvements and/or approvals. Additional parking may also be 
required upon subsequent change in use, in conformance with Hailey’s Zoning Ordinance at the 
time of the new use. 

c) All City infrastructure requirements shall be met.  Detailed plans for all infrastructure to be 
installed or improved at or adjacent to the site shall be submitted for Department Head 
approval and shall meet City Standards where required.  Infrastructure to be completed at the 
applicant’s sole expense include, but will not be limited to, the following requirements and 
improvements: 

d) The project shall be constructed in accordance with the application or as modified by these 
Findings of Fact, Conclusions of Law and Decision. 
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e) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.   
f) Except as otherwise provided, all the required improvements shall be constructed and 

completed, or sufficient security provided as approved by the City Attorney, before a Certificate 
of Occupancy can be issued. 

g) This Design Review approval is for plans presented at the public hearing on December 14, 2015 
before the Planning and Zoning Commission.  The Planning & Zoning Administrator has the 
authority to approve minor modifications to this project prior to, and for the duration of a valid 
Building Permit. 

h) The project shall conform to Hailey Zoning Code Lot coverage requirements, and the building 
shall be reduced to conform to said requirements. 

i) A foundation survey is required and shall be submitted to the survey to verify building setbacks. 
 

C. Security.  The applicant may, in lieu of actual construction of any required or approved 
improvement, provide to the City such security as may be acceptable to the City, in a form and 
in an amount equal to the cost of the engineering or design, materials and installation of the 
improvements not previously installed by the applicant, plus fifty percent (50%), which 
security shall fully secure and guarantee completion of the required improvements within a 
period of one (1) year from the date the security is provided.   

1. If any extension of the one year period is granted by the City, each additional year, or 
portion of each additional year, shall require an additional twenty percent (20%) to be 
added to the amount of the original security initially provided. 

2. In the event the improvements are not completely installed within one (1) year, or 
upon the expiration of any approved extension, the City may, but is not obligated, to 
apply the security to the completion of the improvements and complete construction 
of the improvements. 

 



 STAFF REPORT 
 
TO:  Hailey Planning & Zoning Commission 
 
FROM:  Lisa Horowitz, Community Development Director 
 
RE:  Conditional Use Permit – Sawtooth Brewery production facility, offices and tap 

room (Lots 16-18, Block 41 Hailey Townsite) 
 
HEARING: December 14, 2015 

 
Applicant: Paul Holle, Head Brewer, Sawtooth Brewery 
 
Location: 110 North River Street (Lot 16-18, Block 41, Hailey Townsite) 
 
Zoning: Business (B) and Townsite Overlay (TO) 
 
Note:  Staff analysis is in lighter type 
  
Notice 
 

Notice for the public hearing on December 14, 2015 was sent to the Mt. Express on November 
24, 2015 and published in the Mountain Express on November 25, 2015.  Notices were mailed 
to the adjoining property owners on and the property was posted on December 7, 2015.  The 
project was continued on the record at the December 14, 2015 meeting to a Special Meeting on 
December 28, 2015. 
 
Application 

 

Sawtooth Brewery is buying the existing 7,890 square foot building on a .248 acre site located 
at 110 North River Street for the purposes of a brewery and tap room. Breweries are 
considered to be a Hybrid Production Facility in the Hailey Zoning Code, ad are a Conditional 
Use per the use matrix.   
 
Hailey has one active brewery, Sun Valley Brewery, approved by Conditional Use Permit in 
1993.  The City has had as many as 7 breweries, including the Star Brewery, at Bouillon and 
Croy, which operated from 1885-1915. 
 
The proposed use will include beer brewing facilities, office space and a tap room that will serve 
beer and wine by the glass, and canned beer for off-premise consumption. 
 
The site will house approximately 3 full-time equivalent employees out of this facility (out of a 
total 20 employees in the entire company).  This facility will have the capacity for 2,200 bottles 
annually, as well as the corporate offices for Sawtooth Brewery and the 460 square foot tasting 
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room. 
 
This building, constructed in 1978, is owned by Watkins Distribution, and was used for many 
years to distribute Watkins beverage products through the region.  The last 15 years the 
building was leased to Pepsi for distribution. 
 
Very few exterior changes are proposed:  a sign, and the placement of a granary, as shown on 
the site plan. 
 
The Commission posed a variety of questions at the December 14, 2015 meeting, including: 
 

 Confirmation of parking stall locations and dimensions. 

 Delineation of loading area for delivery trucks. 

 Relocation of silo to have a lesser impact on adjacent neighbors. 

 Clarification of exterior lighting plan. 

 Clarification of exterior deck materials. 
 
Staff and the P & Z Commission Chair met on December 18 to discuss the Design Review 
aspects of this project.  They have jointly agreed that the visual impacts of the silo indicate the 
need for Design Review.  The Design Review for this project will be scheduled for the January 
25th meeting.  At this time, the review is focused on the proposed use, and impacts related to 
the use. 
 
The site plan for the use includes the following: 
 

- New exiting door on the River Street façade to meet Fire Department existing 
requirements.  The gray door is of a standard dimension, 36” by 80”. 

- Customer deck on the southern side of the site, 5; from the property line.  The deck will 
be 16’ wide by 14’ deep with railings.  The deck is a permitted use in the Zone District.  
Materials for the deck could be reviewed during the Design Review hearing if desired by 
the Commission. Two compact parking spaces are proposed on the street-side of the 
deck. 

- Four exterior downcast full cutoff lights, one over each of the existing rollup doors, and 
one over the new pedestrian door.  Model is Classic RLM fixtures in gray. 

- Spent grain silo, gunmetal grey, 8’ in diameter by 24’-6” tall. It is affixed to the building 
with a 2-3’ flex auger. (Note that the design elements of the silo will be considered in a 
Design Review hearing in January.) This conditional use permit application concerns the 
location and function of the silo. 

- Striped parking stalls per City requirements. 
- On-street loading area parallel to the front of the building. 
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General Requirements for all Conditional Use Permits 

Compliant Standards and Commission Findings 

Yes No N/A City Code City Standards and Commission Findings 

☒ ☐ ☐ 11.2.2 Complete Application: 
11.2.2 The application shall include at least the following information:        

a. Name, address, and phone number of the applicant. 
b. Proof of interest in the subject property by the applicant, such as a deed, contract 

of sale, option to purchase, or lease agreement. 
c. Legal description of the subject property, including street address. 
d. Description of existing use. 
e. Zoning district of subject property. 
f. Description of proposed conditional use. 
g. A plan of the proposed site for the conditional use showing the location of all 

buildings, parking and loading areas, traffic access and traffic circulation, open 
spaces, easements, existing and proposed grade, energy efficiency considerations, 
landscaping, exterior lighting plan as required by Article VIIIB of this Ordinance, 
refuse and service areas, utilities, signs, property lines, north arrow, and rendering 
of building exteriors, where applicable. 

h. A narrative statement evaluating the effects on adjoining property, the effect of 
such elements as noise, glare, odor, fumes, and vibration on adjoining property. 

i. A narrative statement identifying surrounding land uses and discussing the general 
compatibility of the proposed use with adjacent and other properties in the 
district. 

j. A narrative discussion of the relationship of the proposed use to the 
Comprehensive Plan. 

k. A list of the names and addresses of all property owners and residents within 
three hundred (300) feet of the external boundaries of the land being considered. 

l. Any other information as requested by the Administrator to determine if the 
proposed conditional use meets the intent and requirements of this Article.      

m. A fee established in a separate ordinance approved by the Council. 
n.  

The applicant has submitted a revised list of project elements to clarify parking, 
loading and other details. 

☒ ☐ ☐ Department 
and 
Boards/Com
missions 
Comments 

Engineering:  
- Circulation over the long run is a concern due to the open curb cuts on River 

Street and the lack of curb, gutter and sidewalk.  This application is a new use in 
an existing building, and does not trigger the requirement for a sidewalk.  A 
complete renovation of River Street is anticipated in 2017 or 2018, and staff 
recommends that the sidewalk be improved at that time, and the parking 
reconfigured to reduce the curb cut. 

 
- Per the 12-14-15 hearing, the applicant has clarified the layout of the required 

parking and the location of the delivery trucks.  
 

Life/Safety:  
- Police Department 

No concerns 

- Fire Department  
The Fire Department is requiring a new door to meet exiting requirements.  
This door has been shown on the plans and elevations.  It is gray, 36” wide by 
80” tall. 
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Water and Sewer:   
- The project must comply with all requirements of the wastewater department 

with regards to brewing materials. Alcohol is not permitted to be dumped onto 
city sewers. 

Building:   
- No concerns. 

Streets:   
- No concerns 

Boards and Committees: 
- No concerns. 

☐ ☐ ☒ 8.2 Signs 8.2 Signs: The applicant is hereby advised that a sign permit is required for any signage 
exceeding four square feet in sign area.  Approval of signage areas or signage plan in 
Design Review does not constitute approval of a sign permit. 

Commission 
Findings 

- One new sign is proposed, which will be affixed to the front of the building, and will 
conform to City regulations.  No signage is proposed on the silo. 

☐ ☒ ☐ 8B.4.1 
Outdoor 
Lighting 
Standards 

8B.4.1 General Standards 
a. All exterior lighting shall be designed, located and lamped in order to 

prevent: 
1. Overlighting; 
2. Energy waste; 
3. Glare;  
4. Light Trespass;  
5. Skyglow.  

b. All non-essential exterior commercial and residential lighting is encouraged 
to be turned off after business hours and/or when not in use.  Lights on a 
timer are encouraged.  Sensor activated lights are encouraged to replace 
existing lighting that is desired for security purposes. 

c. Canopy lights, such as service station lighting shall be fully recessed or fully 
shielded so as to ensure that no light source is visible from or causes glare 
on public rights of way or adjacent properties.  

d. Area lights. All area lights are encouraged to be eighty-five (85) degree full 
cut-off type luminaires. 

e. Idaho Power shall not install any luminaires after the effective date of this 
Article that lights the public right of way without first receiving approval 
for any such application by the Lighting Administrator. 

Commission 
Findings 

The applicant is proposing four (4) lighting fixtures, to be located over the existing roll-up 
doors, and over the new pedestrian door.  Lighting cut sheets have been submitted, and the 
proposed lights comply with City dark sky requirements. 

☒ ☐ ☐ 9.4.8 A On-
site Parking 
Req. 

See Section 9.4 for applicable code.  

- Require 1 space for 1,000 square feet, or, if the site is considered warehouse and 
storage, 1 space per every (full time) employee, whichever is greater. 

Commission 
Findings 

The site currently contains nine (9) head-in parking spaces.  One of these would be removed 
to accommodate the granary and an outdoor seating area. 
 
The 8,100 square foot building would require eight (8) parking spaces.  The site plan has 
been resubmitted to show how these eight spaces are configured with regards to the 
proposed deck and the silo.  One extra parking space is shown on the plans above the City 
requirements. 
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The parking has never been striped.  Staff and the City Engineer believe the best long-term 
solution to organize parking and pedestrian/bike activities are curb, gutter and sidewalk.  
That requirement is not triggered by this application, and will be addressed as part of the 
River Street Master Plan. 
 
Striping is shown in the resubmitted site plan. 

☐ ☐ ☒ 9.4.8 (B) B.  Where alleys exist, access to on-site parking for any non-residential use or for any 
multifamily dwelling of three or more units shall be from the alley.  Parking areas adjacent 
to alleys may be designed to allow a vehicle to back from the parking area into the alley. 

Commission 
Findings 

The existing building was not designed with an access off of the alley, and is built right 
up to the property line.   

☐ ☒ ☐ 9.4.8 (C) C.  If the site is not serviced by an alley, access shall be from a single approach to the 
street to confine vehicular/pedestrian conflict to limited locations, allow more buffering 
of the parking area and preserve the street frontage for pedestrian traffic. 

Commission 
Findings 

The bay on the north end of the building will not be used, as the silo is to be located in front 
of that bay.  The remaining two bays will not be used for delivery purposes.  The applicant 
anticipates three (3) delivery trucks per week.  The trucks will parallel park in front of the 
building in the street.  However, 30’ of depth is available in front of the bays, allowing 
smaller trucks to temporarily block the on-site parking for deliveries if needed. Staff has 
suggested a Condition of Approval related to short-term use of the parking area for delivery 
from trucks less than 30’ in length. 

☒ ☐ ☐ 9.4.8 (D) D.  Access for on-site parking areas or loading spaces shall be located in such a way that 
any vehicle entering or leaving such area shall be clearly visible by a pedestrian or 
motorist approaching the access or driveway from a public or private street.   
 

Commission 
Findings 

The truck loading area is parallel to the street.  Trucks would enter and exit similar to the 
buses that load directly to the north of the site.  Parallel parked trucks will be visible by 
motorists and pedestrians on River Street. 

☐ ☐ ☒ 9.4.8 (E) E.  Access for subdivisions shall be provided in accordance with standards set forth in 
Section 4 of the Subdivision Ordinance. 
 

Commission 
Findings 

- Not applicable 

☒ ☐ ☒ 9.4.8 (F) F.  Parking areas containing no more than two (2) parking spaces in any zoning district or 
parking areas within the LR, GR, TN, TI and LI Districts may be designed to allow a vehicle 
to back from the parking area into the public right-of-way. 
 

Commission 
Findings 

The site is nonconforming with regards to this standard.  All of the existing parking backs out 
on to the street.  Staff and the City Engineer have looked at possible interim solutions in 
advance of a full redesign of River Street, but none are feasible with the current building 
location. The Commission could choose to reconfigure the parking to back out into the paved 
area on private property, at the expense of losing a number of parking spaces and putting 
the project below the required number of parking spaces.  Staff and City Engineer 
recommend that the existing nonconforming parking be allowed to remain. 

☐ ☐ ☒ 9.4.8 (G) G.  Parking areas for residential uses only may be designed to allow required parking 
spaces for one vehicle to deny access to another vehicle, thus “stacking” the parking area.  
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For non-residential uses, stacked parking may be allowed only for additional spaces that 
may be provided in excess of the required number of parking spaces. 
 

Commission 
Findings 

- Not applicable 

☐ ☒ ☐ Article 5.4: 
Bulk 
Requiremen
ts  

Limited Business (B) District: 

- Minimum Lot Size: 0 

- Maximum Lot Width: 0 

- Maximum Building Height: 35 

- Front Setback: 0 ft. 

- Side and Rear Yard Setback: 0 feet 

Commission 
Findings 

- Existing building meets all bulk requirements. 

Section 11.4 Criteria for Review of Conditional Use Permits 

Compliant Standards and Commission Findings 

Yes No N/A City Code City Standards and Commission Findings 

☒ ☐ ☐ 11.1 Compliance with the Comprehensive Plan 
11.1 Purpose.  The City of Hailey recognizes that certain uses possess unique and 
special characteristics with respect to their location, design, size, method of operation, 
circulation, and public facilities.  In order to protect the public welfare and promote 
conformance with the Comprehensive Plan, conditional use permits are required for such 
uses upon review by the Commission.  

Commission 
Findings 

This application complies with the following goals and objectives of the 
Comprehensive Plan 

- Goal 6.1: Economic Development“ 

o Encourage a diversity of economic development opportunities 

within Hailey.” 

- This use provides 3 full-time equivalent jobs, growing over the next 

decade, as noted by the applicant in the 12-14-15 Power Point 

presentation to the City 

- The use will add to the economic vitality of River Street 

- The use of a brewery is a valid conditional use in the City of Hailey 

 

☒ ☐ ☐ 11.4.1(a) 11.4.1 The Commission or Hearing Examiner shall review the particular facts and 
circumstances of each proposed conditional use in terms of the following standards and, if 
approved, shall find adequate evidence showing that such use at the proposed location: 

a. Will, in fact, constitute a conditional use as established for the zoning   
district involved; and 

Commission 
Findings 

- According to §5.4 of the Zoning Ordinance, Hybrid Production Facilities currently 
require a Conditional Use Permit in the Business (B) zone.  The Sun Valley Brewery 
was approved through a similar process.  The Commission heard concerns from 
adjacent neighbors at the 12-14-15 Public Hearing regarding the location of the 
silo.  The applicant is proposing to relocate the silo to the north end of the property 
to lessen impacts to adjacent neighbors. 
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☒ ☐ ☐ 11.4.1(b) b. Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity, 
and that such use will not change the essential character of the same area; 

Commission 
Findings 

- The existing nonconforming parking and loading arrangement has been in place 

for over 20 years.  The applicant is slightly reconfiguring the parking to 

accommodate eight (8) required parking spaces.  The building is functional in 

nature: business uses in this area of River Street are mixed, including the Park-and-

Ride/recycling facility directly across the street and a variety of 

retail/office/warehouse facilities in the vicinity.  The proposed use will add 

vibrancy and activity to River Street, a goal of the City.    

- The site plan includes an exterior silo, 8’ in diameter by 24’-6” in height.  It will be 

affixed to the building with a 2-3” flex auger.  The silo is galvanized steel grey, and 

is not proposed to be painted, or to have any signage.  Staff and the P & Z Chair 

have determined that the silo is of a size and scale to require Design Review.  The 

Design Review hearing will be scheduled for the January meeting of the P & Z.  

However, the use and location of the silo should be considered as part of this 

application. The applicant has stated that the silo is filled once per month, and is 

emptied over time into the brewing operations.  Residuals are removed with the 

spent grain. 

- Other site improvements are consistent with permitted uses in the area:  one new 

exterior door, two exterior full cutoff lights and an exterior deck.  The deck has 

been moved in from the property line five (5) feet to accommodate an existing 

tree.  Additional trees/shrubs proposed to be added in the five-foot area, with 

exact location of plants to be determined mutually with the adjacent property 

owners. Staff has asked that materials samples for the deck be included as part of 

the Design Review submittal. 

- No dumpster is proposed; roll cans will be brought curbside on garbage pickup 

days. 

- It has been noted in the public hearing that parking is highly desired in the area.  

May of the surrounding buildings do not have any on-site parking, including:  The 

Advocates Thrift Store, Sun Valley Real Estate, Da Vinci’s, Star Law Offices, The Red 

Door Design House and the Gem Barber Shop.  This project is providing all required 

parking for the building size. The proposed change in use to a hybrid production 

facility (brewery) meets the required eight (8) on-site parking spaces. 

- The Commission discussed the location of the vent stack related to brewing 

operations at their December 14 meeting.  Odors related to hops and spent grains 

are not anticipated to be excessive.   

- The business is permitted to have music under the same City noise regulations as 

all other downtown businesses.  

-  

☒ ☐ ☐ 11.4.1(c) c. Will not be hazardous or disturbing to existing or future neighboring uses; 

Commission 
Findings 

- The applicant has indicated that there will be 3 trucks per week.  Water vapor is an 

output of beer production.  Spent grain will be removed within 24 hours. The 

facility will be a zero-waste facility according to the applicant. 

☒ ☐ ☐ 11.4.1(d) d. Will be served adequately by essential public facilities and services such as 
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highways, streets, police and fire protection, and drainage structure.  Agencies responsible 
for the establishment of the proposed use shall be able to provide adequately any such 
service; and 

Commission 
Findings 

Comments from City Departments have been noted in this report.  No other agency 
comments have been received. 

☒ ☐ ☐ 11.4.1(e) e.          Will not create excessive additional requirements at public cost for 
public facilities and services; and 

Commission 
Findings 

- No additional cost will be incurred from any public agencies for this facility to 

function and operate.   

☒ ☐ ☐ 11.4.1(f) f.          Will not involve uses, activities, processes, materials, equipment, or conditions of 
operation that will be detrimental to any persons, property, or the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare, dust, odors, 
vibration, water or air pollution, or safety hazards; and 

Commission 
Findings 

- Externalities anticipated by this use are a low amount of truck traffic and possible 

beer odors.  The City does not receive complaints about odors from the existing 

Sun Valley Brewery, located on Main Street and very near residential uses.  The 

truck traffic anticipated by this use will be less in volume than was existing on the 

site when Pepsi was distributing daily from the premises. 

- This application has been reviewed by all city departments any issues are noted in 

this report. 

☒ ☐ ☐ 11.4.1(g) g.       Will have vehicular approaches to the property which shall be 
designed so as not to create an interference with traffic on surrounding public 
thoroughfares;  

Commission 
Findings 

- The access is not at an intersection. 

- The existing nonconforming parking and loading arrangement has been in place 

for over 20 years.  The applicant is slightly reconfiguring the parking to 

accommodate eight (8) spaces.  The building is functional in nature: business uses 

in this area of River Street are mixed, including the Park-and-Ride/recycling facility 

directly across the street and a variety of retail/office/warehouse facilities in the 

vicinity.   

- All of the existing parking backs out on to the street.  Staff and the City Engineer 

have looked at possible interim solutions in advance of a full redesign of River 

Street, but none are feasible with the current building location.  

- Approximately three (3) truck deliveries are anticipated per week.  Trucks will 

parallel park in front of the building for the deliveries. 

☒ ☐ ☐ 11.4.1(h) b. Will not result in the destruction, loss or damage of a natural, scenic or historic 
feature; 

Commission 
Findings 

- The property does not contain a natural, scenic, or historic feature or structure.  

The addition of outdoor seating and business sign will add to the vitality of the 

area. 
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11.6 Conditions. 
 The Commission or Hearing Examiner may impose any conditions which it deems 

necessary to secure the purpose of City regulations and give effect to the 
Comprehensive Plan.  Conditions which may be attached include, but are not limited 
to those which will: 
11.6.1 Require conformity to approved plans and specifications. 
11.6.2 Require or restrict open spaces, buffer strips, walls, fences, signs, concealing 

hedges, landscaping and lighting. 
11.6.3 Restrict volume of traffic generated, require off-street parking, and restrict 

vehicular movements within the site and points of vehicular ingress and 
egress or other conditions related to traffic. 

11.6.4 Require performance characteristics related to the emission of noise, 
vibration and other potentially dangerous or objectionable elements. 

11.6.5 Limit time of day for the conduct of specified activities. 
11.6.6 Require guarantees such as performance bonds or other security for 

compliance with the terms of the approval. 
11.6.7 Require dedications and public improvements on property frontages. 
11.6.8 Require irrigation ditches, laterals, and canals to be covered or fenced. 
11.6.9 Minimize adverse impact on other development. 
11.6.10 Control the sequence, timing and duration of development. 
11.6.11 Assure that development is maintained properly. 
11.6.12 Designate the exact location and nature of development. 
11.6.13 Require the provision for on-site or off-site public services. 
11.6.14 Require more restrictive standards than those generally found in this 

Ordinance. 
11.6.15 Mitigate foreseeable social, economic, fiscal and environmental effects. 
11.6.16 Set a limit on the duration of the permit when deemed necessary. 
11.6.17 Allow for subsequent periodic review. 

 
The Commission may impose any conditions that are deemed necessary to secure the 
purpose of City ordinances and give effect to the Comprehensive Plan.  Conditions including 
but not limited to those set forth in Section 11.6 may be placed on any approval. 

  
 

Summary 
Section 11.1 of the Hailey Zoning Ordinance states that “the City of Hailey recognizes that 
certain uses possess unique and special characteristics with respect to their location, design, 
size, method of operation, circulation, and public facilities. In order to protect the public 
welfare and promote conformance with the Comprehensive Plan, conditional use permits are 
required for such uses upon review by the Commission.” 
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Conditional Use Permits are subject to review and revocation pursuant to Section 11.9 of the 
Hailey Zoning Ordinance.  This statement will be included in the Findings of Fact, Conclusions of 
Law, and Decision for any CUP approved by the Commission. 
 
By ordinance, the Commission is required to make a decision to approve, conditionally approve, 
or deny the application within forty-five (45) days after conclusion of the public hearing and 
issue its decision together with the reasons therefore.  The Commission is required to review 
the application, all supporting documents and plans, and Section 11 of the Zoning Ordinance, in 
making their decision.  
 
The Commission should make findings related to the criteria of Section 11.4, (a) through (h). 
 
 
Suggested Conditions 
The following conditions are suggested to be placed on any approval of this application: 
 

a) All Fire, Building, Water, Wastewater and Street Department requirements shall be 
met in regard all maintenance, administrative, and other functions of this facility. 

b) The grain silo and deck materials shall be subject to Design Review. 
c) Species type and number of trees/shrubs shall be delineated on a site plan prior to 

issuance of a building permit. 
d) The eight (8) required parking stalls shall be striped. 
e) Truck deliveries shall occur in the parallel parking area of Rivers Street adjacent to the 

building.  Smaller trucks may back up to the bay doors for deliveries that take less 
than one hour, so long as the trucks do not extend into the River Street right-of-way. 
Deliveries shall occur between 7:00 am and 7:00 pm. 

f)  
g) Trash containers shall be stored inside the building except when trash pickup occurs. 
h) All exterior lighting shall comply with Article VIII B, Outdoor Lighting. 
i) This conditional use permit shall be re-evaluated if the Conditions of Approval are not 

met, or if activities associated with the brewing of beer are determined by the City to 
have not been fully evaluated herein, and further evaluation is merited based on the 
standards of review. 

 
 
Motion Language 
 
Approval: 
 
Motion to approve conditional use permit application for Conditional Use Permit application by 
Sawtooth Brewery production facility, offices and tap room (110 North River Street, Lots 16-18, 
Block 41 Hailey Townsite) and finding that the application meets each of the criteria for review 
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(a) through (h) cited in Zoning Ordinance Article 11.4, Section 11.4.1, that the conditional use 
permit complies with the Comprehensive Plan, and that the conditional use permit is subject to 
condition (a) thru (i) noted above. 
 
Denial: 
Motion to deny conditional use permit application by Sawtooth Brewery production facility, 
offices and tap room (Lots 16-18, Block 41 Hailey Townsite), citing the following reasons for 
denial _______________. 
 
Continuation: 
Motion to continue discussion of the conditional use permit application by Sawtooth Brewery 
production facility, offices and tap room (Lots 16-18, Block 41 Hailey Townsite) to a later day as 
specified here _____________.   
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