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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On August 2, 2021, the Hailey Planning and Zoning Commission considered and approved the Design 
Review Application for L.L. Green’s Hardware Store, represented by Errin Bliss of Bliss Architecture, for a 
new two-story hardware store (14,946 square foot first floor and 1,589 square foot second floor), to be 
located at 21 East McKercher Boulevard (Lot 1, Block 2, Northridge X Subdivision). The Planning and 
Zoning Commission approved a Preliminary Plat Application to subdivide the parcel into two (2) lots, as 
well as a Rezone Application, where the parcel is rezoned to Business (B) from Limited Business (LB), on 
May 17, 2021.   
 

FINDINGS OF FACT 
 
Notice: Notice for the August 2, 2021 public hearing was published in the Idaho Mountain Express on July 
14, 2021 and mailed to property owners within 300 feet on July 14, 2021.  
 
Application: A Design Review Application was submitted by L.L. Green’s Hardware for a new 16,535 
square foot commercial building, to be located on a 1.01 portion of 21 East McKercher (Lot 1, Block 2, 
Northridge Subdivision X). The new commercial space will be two stories in height, with retail and 
warehouse space and a small office space. This project was previously approved by the Planning and 
Zoning Commission on May 21, 2018 and is being reheard due to the expiration of the previously 
approved Design Review, and various other minor changes to the design.  
 
The City Council approved a rezone of the subject property from Limited Business to Business on July 12, 
2021. A preliminary plat creating two lots on the subject property was approved by the Commission on 
June 7, 2021. 
  
Procedural History: The Planning and Zoning Commission first heard the Design Review Application on 
April 16, 2018. The Commission suggested that the Applicant Team incorporate the following and 
continued the item to May 21, 2018:  

• Offer a studio apartment for employee housing (approximately 600 square feet) 
• Add exterior private entrance on north elevation to apartment stairway 
• Narrow west driveway into parking lot to 24' width 
• Widen east driveway into parking lot to 32' width 
• Replace Arctic Willow Shrubs on south property line to Isanti Dogwood 
• Replace Ginnala Maple Trees (four) to Thundercloud Plum Trees 
• Replace Ginnala Maple Trees (one) to Celebration Maple Tree 
• Correct east property line measurement to 350' 
• Add bollard lights at driveway/bike path intersections 
• Sidewalk In-Lieu payment 
 

Based on Commission feedback, the Applicant Team revised their submittal and made the changes 
noted above. The Design Review Application was approved on May 21, 2018.  
 
The following changes have been made to the design since the May 2018 approval: 

• Studio apartment no longer included 
• Shape of the building has been reconfigured 
• Building size has been reduced from 17,549 to 16,535 square feet 
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• Parking has been changed from 38 spaces to 24 spaces 
• Seasonal Greenhouse has been eliminated 

 
A public hearing before the Planning and Zoning Commission was held on August 2, 2021, in the Hailey 
City Council Chambers and remotely via GoTo Meeting.   
 

 

General Requirements for all Design Review Applications 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.050 Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: Civil Plans for any grading/drainage improvements shall be 
provided at the time of the Building Permit.   
Life/Safety: No comments 
Water and Sewer: No water service is available yet to this lot. 
Building: No comments 
Streets: Drywell Permits shall be applied for at the time of the Building Permit.  
 
The Streets Division recommended and the Commission found that the 
Applicant shall complete and maintain the sidewalk along Highway 75, a 
sidewalk in-lieu fee based on the sidewalk estimate along the property 
frontage of McKercher Boulevard shall be paid, with funds from this payment 
to be used in part to repair the damaged portions of the McKercher Boulevard 
path.  

☐ ☐ ☒ 17.08A Signs 17.08A 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 Signs have not yet been submitted, but will conform to City Standards.  
☒ ☐ ☐ 17.09.040 On-site 

Parking Req. 
See Section 17.09.040 for applicable code. 
9.4.5, 1 space per 1,000 square feet. 9.4.A.1, fractional spaces are rounded down 

Staff Comments The Hailey Municipal Code requires one (1) parking space per 1,000 square 
feet of commercial space. The proposed project is 16,535 square feet in size; 
therefore, sixteen (16) parking spaces are required.  
 
The Applicant is proposing a total of 24 parking spaces on private property; 
one (1) accessible space is proposed. Three (3) employee spaces are proposed 
to be located near the entrance; the remaining 21 spaces are proposed to be 
located at the rear near the south entrance. A revised landscape plan will be 
resubmitted to show only one (1) accessible space. 
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The Commission found that the project meets the total number of parking 
spaces required by the Hailey Municipal Code.  

☒ ☐ ☐  17.09.040.06: EXCESS OF PERMITTED PARKING: 
A. Approval Required: No use shall provide on-site parking for more than 
two hundred percent (200%) of the number of spaces required by this 
chapter unless permitted by specific action of the commission. 
Applications for parking in excess of that normally permitted will be heard 
by the commission as part of other applications, or, where no other 
application is pertinent, under the notice and hearing procedures set forth 
for design review.   

The parking requested above City Standard is not in excess of 200%. 24 spaces 
are proposed; 16 spaces are required. The Commission found that this 
standard has been met. 

☒ ☐ ☐ 17.08C.040 Outdoor 
Lighting Standards 

17.08C.040 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 
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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 The Applicant is proposing a variety of light fixtures. A Photometric Plan has 
been submitted, which has been reviewed by the Commission. 
 
The Commission discussed the Photometric Plan and found that with the 
building lights included in the plan, the exterior lighting in the parking lot 
exceeds an overall average illumination maximum found in Hailey Municipal 
Code Section 17.08C.040.04C, which states that parking lot illumination shall 
not exceed one and five-tenths (1.5) footcandles. The applicant stated that 
one light on the building would be removed, reducing parking lot illumination. 
While one Commissioner recommended that the building lighting be removed 
from the Photometric Plan and resubmitted for Staff review, the Commission 
found that the above section must be met in the resubmitted plan.  
 
Additionally, the Commission recommended that walkways affected by side 
mounted building lights not exceed illuminance levels listed in the most 
current IESNA recommended practices, as required in Hailey Municipal Code 
17.08C.040.04B. The Applicant shall analyze and provide further 
documentation for Staff review.  

☐ ☐ ☐ Bulk Requirements Zoning District: Business  
Maximum Height:  35’  
Required Setbacks:  

• Front Yard: 0’ 
• Side Yards: 0’ 
• Rear Yard: 0’ 

Staff Comments Zoning District(s): Business (B) and Downtown Residential Overlay (DRO) 
 
Proposed Height: 35” 
 
Proposed Setbacks:  

• Front Yard: 16’ 
• Side Yard (south): 2’-8” 
• Side Yard (north): 5’-11” 
• Rear Yard: 100+’ 

The Commission found that the proposed project complies with height and 
setback requirements of the Hailey Municipal Code.  

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments A six (6’) foot wide sidewalk exists only on the corner of Main Street. The 
Applicant proposed to extend this sidewalk on Main Street, and plant a variety 
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of native grasses and wildflowers in a planting bed at the back of the 
sidewalk. Two street trees will be added at the curb line. 
 
The corner six (6’) foot wide sidewalk wraps around the site to the north and 
transitions to an asphalt path that runs east along McKercher Boulevard, 
connecting to Buttercup Road. The Commission found that the path be 
replaced and widened to 10’, as was discussed when this application was part 
of a larger project (Silver Creek Ford) in 2020. This has been made a Condition 
of Approval. 
 
The Streets Division previously recommended and the Commission found that 
the Applicant shall complete and maintain the sidewalk along Highway 75.  
This is also needed along McKercher, due to the fact that the building 
entrance encroaches into the area where snow is typically stored. (Staff 
supports the building encroachment as designed, as the design created an 
inviting pedestrian entrance along McKercher). 
 
A Maintenance Agreement for maintenance of the pathway, sidewalks and 
landscaping will be developed and considered by the City Council at a later 
date.  
 
With regard to drainage improvements, all roof drainage runs to interior 
drains that drain to drywells located under the parking areas.  

☐ ☐ ☒ 17.06.070(B) 
Required Water 
System 
Improvements 

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 N/A, as this site is not in Townsite Overlay. 
 

Design Review Requirements for Non-Residential, Multifamily,  
and/or Mixed-Use Buildings within the City of Hailey 

 
 
1.  Site Planning: 17.06.080(A)1, items (a) thru (n) 

 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)1a a. The location, orientation and surface of buildings shall maximize, to the 

greatest extent possible sun exposure in exterior spaces to create spaces 
around buildings that are usable by the residents and allow for safe access to 
buildings. 

Staff Comments The proposed building follows the grid pattern in downtown Hailey. The proposed 
building is oriented towards both the south and the north, facing Main Street and 
McKercher Boulevard. An entrance is also provided on the north side. Generous 
two-story entrances on the north and south allow for sun exposure. The 
Commission found that this standard has been met.  

☐ ☐ ☒ 17.06.080(A)1b b. All existing plant material shall be inventoried and delineated, to scale, and 
noted whether it is to be preserved, relocated or removed.  Removal of trees 
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larger than 6-inch caliper proposed to be removed require an arborist review.  
Any tree destroyed or mortally injured after previously being identified to be 
preserved, or removed without authorization, shall be replaced with a species 
of tree found in the Tree Guide and shall be a minimum of 4-inch caliper.   

Staff Comments N/A, as the site does not contain any existing mature landscaping. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)1c c. Site circulation shall be designed so pedestrians have safe access to and 
through the site and to building.  

Staff Comments A six (6’) foot wide sidewalk exists only on the corner of Main Street. The 
Applicant proposes to extend this sidewalk on Main Street, and plant a variety of 
native grasses and wildflowers in a planting bed at the back of the sidewalk, 
along with two street trees.  
 
The corner six (6’) foot wide sidewalk wraps around the site to the north and 
transitions to an asphalt path that runs east along McKercher Boulevard, 
connecting to Buttercup Road. The Commission found that the path be replaced 
and widened to 10’, as was discussed when this application was part of a larger 
project (Silver Creek Ford) in 2020. This has been made a Condition of Approval. 
 
The Streets Division previously recommended and the Commission found that the 
Applicant shall complete and maintain the sidewalk along Highway 75.  This is 
also needed along McKercher, due to the fact that the building entrance 
encroaches into the area where snow is typically stored. (Staff supports the 
building encroachment as designed, as the design created an inviting pedestrian 
entrance along McKercher). 
 
Circulation to all entrances is pedestrian friendly and provides safe access 
to/from the building. Staff has recommended a Condition of Approval requiring 
that the Main Street and McKercher entrances be kept open during all business 
hours. 
 
A Maintenance Agreement for maintenance of the pathway, sidewalks and 
landscaping will be developed and considered by the City Council at a later date.  

☒ ☐ ☐ 17.06.080(A)1d d. Building services including loading areas, trash storage/pickup areas and 
utility boxes shall be located at the rear of a building; the side of the building 
adjacent to an internal lot line may be considered as an alternate location.  
These areas shall be designed in a manner to minimize conflict among uses 
and shall not interfere with other uses, such as snow storage.  These areas 
shall be screened with landscaping, enclosures, fencing or by the principal 
building. 

Staff Comments The Applicant is proposing roll-out trash receptacles. The trash enclosure is 
located on the east side of the building and will be screened with opening doors.  
Staff has requested drawings as to the door and fence design. A letter from Clear 
Creek Disposal will be required stating that the trash area is accessible. This has 
been made a Condition of Approval.  

☐ ☐ ☒ 17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building services. 

Staff Comments N/A, as this block does not contain a platted alley. The Commission found that 
this standard has been met. 

☒ ☐ ☐ 17.06.080(A)1f f. Vending machines located on the exterior of a building shall not be visible 
from any street. 
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Staff Comments No vending machines will be located on the exterior of the building. This has been 

added as a Condition of Approval. 
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 

from the street.  Parking and access shall not be obstructed by snow 
accumulation. (NOTE: If project is located in Airport West Subdivision, certain 
standards may apply that are not listed here.  See code for details.)  

i. Parking areas located within the SCI zoning district may be located at 
the side or rear of the building. 

ii. Parking areas may be considered at the side of buildings within the 
B, LB, TI and LI zoning districts provided a useable prominent 
entrance is located on the front of the building and the parking area 
is buffered from the sidewalk adjacent to the street. 

   Staff Comments The majority of the onsite parking is located in a large parking lot to the 
south side of the building. All parking areas are screened/buffered as viewed 
from the south from sidewalks by a combination of trees, shrubs, grasses, 
and wildflowers. Parking on the south end abuts the existing parking area of 
the AmericInn Lodge. 
 
Two (2) loading spaces are required, and are shown on the site plans on the 
east side of the building. 
 
The property to the east was originally part of this parcel, which has been 
split into two, and recently rezoned to Business. While at the April 16, 2018 
hearing, the Commission discussed adding a fence at the east property line to 
separate and provide privacy from the undeveloped residential property, and 
the Commission found that the utilization of a variety of grasses, trees and 
shrubs would be sufficient, and that a fence would not be required, this 
property line now abuts commercial uses, and contains a shared access drive, 
such that plantings in this area would be impractical. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.09.020.02 Loading Space Requirements and Dimensions: The following regulations apply to all 
commercial and industrial uses with onsite loading areas:  

a. Requirements: One loading space shall be provided for any single retail, 
wholesale or warehouse occupancy with a floor area in excess of 4,000 
square feet, except grocery and convenience stores where one loading 
space shall be provided for a floor area in excess of 1,000 square feet. An 
additional loading space shall be required for every additional 10,000 
square feet of floor area, except grocery and convenience stores where an 
additional loading space shall be required for every additional 5,000 
square feet of floor area. Such spaces shall have a minimum area of 500 
square feet, and no dimension shall be less than 12’.  

   Staff Comments Two (2) loading spaces are required, and are shown on the plans. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.09.020.09A(3) Screening and Landscaping:  
A. Screening from Residential Property:  

3. Such a fence or wall shall not be less than four (4’) feet nor more 
than six (6’) feet in height and shall be maintained in good 
condition. The space between such fence or wall and the lot line 
of the adjoining premises in any residential district shall be 
landscaped with drought tolerant landscaping and maintained in 
good condition.  
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   Staff Comments  Please refer to Section 17.06.080(A)1g for further detail. The Commission found 

that this standard has been met. 
☒ ☐ ☐ 17.09.020.09B B.     When Buffer Required: When a project is being reviewed pursuant to 

Chapter 17.06 of this title, and an existing onsite parking area is located 
adjacent to a sidewalk, a landscape buffer is required between the surface 
of the parking area and the sidewalk.  

   Staff Comments Please refer to Section 17.06.080(A)1g for further detail. The Commission found 
that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)1h h.     Access to on-site parking shall be from the alley or, if the site is not serviced by 
an alley, 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. 

Staff Comments This block does not contain a platted alley. The front entrance is accessed via a 
new curb cut along McKercher Boulevard (a 26’-wide access easement to be 
shared between Lot 1A and 1B). No curb cuts or direct access to Highway 75 will 
be made. 
 
The location of the access and parking area are to the rear of the proposed 
building, which buffers the parking from the street and preserves the street 
frontage for pedestrian traffic. The Commission found that this standard has 
been met. 

☒ ☐ ☐ 17.06.080(A)1i i. Snow storage areas shall be provided on-site where practical and sited in a 
manner that is accessible to all types of snow removal vehicles of a size that 
can accommodate moderate areas of snow.   

Staff Comments Snow storages areas are practical and are located in areas that appear to be 
accessible to all types of snow removal vehicles and methods. The Commission 
found that this standard has been met.    

☒ ☐ ☐ 17.06.080(A)1j j. Snow storage areas shall not be less than 25% of the improved parking and 
vehicle and pedestrian circulation areas.   

Staff Comments The site plan proposes 14,895 square feet of hardscape (parking, vehicle and 
pedestrian areas). 25% of this (3,724 square feet) is required as a snow storage 
area. The Applicant has shown a total of 3,782 square feet of snow storage on 
the site plan. The Commission found that this standard has been met.    

☒ ☐ ☐ 17.06.080(A)1k k. A designated snow storage area shall not have any dimension less than 10 
feet.  

Staff Comments Snow storage areas vary in width, and they appear to meet all requirements. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are 
not practical. 

Staff Comments Snow may need to be hauled from the large parking areas proposed. The 
Commission found that this standard has been met.   

☒ ☐ ☐ 17.06.080(A)1m m. Snow storage areas shall not impede parking spaces, vehicular and pedestrian 
circulation or line of sight, loading areas, trash storage/pickup areas, service 
areas or utilities. 

Staff Comments Snow storage areas to not impede parking areas, nor vehicular and pedestrian 
circulation of the site. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)1n n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant 
and resilient to heavy snow.   

Staff Comments Snow storage areas contain shrubs, native grasses and other low-lying plants. 
The Commission found that this standard has been met. 
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2.  Building Design: 17.06.080(A)2, items (a) thru (m) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)2a a. The proportion, size, shape and rooflines of new buildings shall be 

compatible with surrounding buildings. 

Staff Comments The proposed building uses a variety of flat roof lines and parapets. The parapets 
will conceal rooftop equipment. A large clerestory element is proposed above the 
roof to allow for more natural light in the retail area. The proposed building 
meets setback requirements of the Zoning District. The Commission found that 
this standard has been met.   

☐ ☐ ☒ 17.06.080(A)2b b. Standardized corporate building designs are prohibited. 
Staff Comments N/A, as the proposed building design is not a standardized corporate building 

design.  
☒ ☐ ☐ 17.06.080(A)2c c. At ground level, building design shall emphasize human scale, be 

pedestrian oriented and encourage human activity and interaction.   
Staff Comments The primary entrance/front façade faces McKercher Boulevard and has multiple 

windows to welcome pedestrians. A smaller entrance faces Main Street.  A third 
entrance faces to the south off of the parking area. Entrance designs are of a 
human scale. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)2d d. The front façade of buildings shall face the street and may include design 
features such as windows, pedestrian entrances, building off-sets, 
projections, architectural detailing, courtyards and change in materials or 
similar features to create human scale and break up large building 
surfaces and volumes. 

Staff Comments The front façade and front entry of the building faces McKercher Boulevard. A 
secondary entry faces Highway 75.  
 
The front façade incorporates glass doors, windows and beamed entrances to 
invite pedestrians and natural light in. The façade incorporates varied roof 
pitches and wood beam elements. 

 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)2e e. Any addition onto or renovation of an existing building shall be designed 
to create a cohesive whole. 

Staff Comments N/A, as no expansion is planned at this time. The Commission found that this 
standard has been met. 

☒ ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying 
materials, textures and colors. 

Staff Comments A variety of materials will be used on the exterior, as described in Section 
17.06.080(A)2d above. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)2g g. Exterior buildings colors and materials shall be integrated appropriately 
into the architecture of the building and be harmonious within the 
project and with surrounding buildings. 
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Staff Comments Building colors are shown on the elevations. Colors are broken on various 

elements to help break up mass and be harmonious with other neighboring 
buildings. Please refer to Section 17.06.080(A)2d above for further detail. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)2h h. Flat-roofed buildings over two stories in height shall incorporate roof 
elements such as parapets, upper decks, balconies or other design 
elements.   

Staff Comments The proposed building contains roof lines of varying heights. Two second-story 
elements are shown which break up the facades. The variety of colors utilized, 
raised cornice panels and horizontal siding, and awnings provide depth, shadow 
lines, and human scale to the building façades. The Commission found that this 
standard has been met. 

☒ ☐ ☐ 17.06.080(A)2i i. All buildings shall minimize energy consumption by utilizing alternative energy 
sources and/or passive solar techniques.  At least three (3) of the following 
techniques, or an approved alternative, shall be used to improve energy cost 
savings and provide a more comfortable and healthy living space: 

i. Solar Orientation. If there is a longer wall plane, it shall be 
placed on an east-west axis. A building’s wall plane shall be 
oriented within 30 degrees of true south. 

ii. South facing windows with eave coverage. At least 40% of 
the building’s total glazing surface shall be oriented to the 
south, with roof overhang or awning coverage at the 
south. 

iii. Double glazed windows. 
iv. Windows with Low Emissivity glazing. 
v. Earth berming against exterior walls 

vi. Alternative energy. Solar energy for electricity or water 
heating, wind energy or another approved alternative shall 
be installed on-site.  

vii. Exterior light shelves. All windows on the southernmost 
facing side of the building shall have external light shelves 
installed. 

Staff Comments The building incorporates double glazed windows and low-emissivity glazing 
properties. Windows and awnings have southern orientation. The Commission 
found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)2j j. Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and 
downspouts shall be provided over all walkways and entries to prevent snow 
from falling directly onto adjacent sidewalks.   

Staff Comments All pedestrian areas are under covered walkways, with the exception of the 
entrance into the outdoor storage. The Commission found that this standard has 
been met. 

☒ ☐ ☐ 17.06.080(A)2k k. Downspouts and drains shall be located within landscape areas or other 
appropriate locations where freezing will not create pedestrian hazards. 

Staff Comments Downspouts from the building appear to be routed underground to a drywell. All 
downspouts, overflow downspouts, and roof leaders will either drain into 
drywells or into landscape areas only and not onto pedestrian and hardscape 
locations. More detailed drawings will be required as part of the Building Permit 
Application. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)2l l. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent 
with the colors, material and architectural design used on the principal 
building(s). 
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Staff Comments No drive-through canopies are proposed. A ‘receiving area’ and ‘storage area’ 

will accommodate truckloads of goods. All dry goods will be unloaded and moved 
into these areas with a Hyster forklift. The Commission found that this standard 
has been met. 

☐ ☐ ☒ 17.06.080(A)2m  m. A master plan for signage is required to ensure the design and location of 
signs is compatible with the building design and compliance with Article 8. 

Staff Comments  N/A, as a Master Signage Plan is not required of a single-tenant building. The 
Commission found that this standard has been met. 

 
3.  Accessory Structures, Fences and Equipment/Utilities:  17.06.080(A)3, items (a) thru (i) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 17.06.080(A)3a  a. Accessory structures shall be designed to be compatible with the 

principal building(s). 
Staff Comments N/A, as no accessory structures are proposed. The Commission found that this 

standard has been met. 
☐ ☐ ☒ 17.06.080(A)3b  b. Accessory structures shall be located at the rear of the property. 

Staff Comments N/A, as no accessory structures are proposed. The Commission found that this 
standard has been met.   

☒ ☐ ☐ 17.06.080(A)3c c. Walls and fences shall be constructed of materials compatible with other 
materials used on the site.   

Staff Comments Staff has requested drawings for the fence enclosing the rear storage yard, which 
shall be provided at Building Permit submittal. The Commission found that this 
standard has been met. 

☒ ☐ ☐ 17.06.080(A)3d d. Walls and fencing shall not dominate the buildings or the landscape.  
Planting should be integrated with fencing in order to soften the visual 
impact.   

Staff Comments Staff has requested drawings for the fence enclosing the rear storage yard. 
 

Trees, shrubs, native grasses and wildflowers are integrated on-site to soften the 
visual impact.   
 
During the 2018 approval process, the Commission discussed adding 
additional trees along McKercher Boulevard and Highway 75. The Commission 
found that the addition of one (1) tree along Highway 75 and the addition of 
three (3) trees along McKercher Boulevard would be appropriate. The 
Commission agreed that three (3) of the proposed trees shall be at least a 
four (4") inch caliper or larger.  The revised proposal shows two street trees 
along Main Street and two along McKercher. Of the two along McKercher, 
one is an evergreen.  The remaining Maple is shown at 3” caliper and the two 
street trees on Main Street are shown as 3” caliper. These should be 
increased to 4” caliper, and the evergreen on McKercher should be replaced 
with a street tree. 

☒ ☐ ☐ 17.06.080(A)3e e. All roof projections including, roof-mounted mechanical equipment, such 
as heating and air conditioning units, but excluding solar panels and Wind 
Energy Systems that have received a Conditional Use Permit, shall be 
shielded and screened from view from the ground level of on-site parking 
areas, adjacent public streets and adjacent properties. 

Staff Comments All roof-mounted mechanical equipment will be screened or not visible from the 
ground level of on-site parking areas and adjacent streets and properties. All 
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roof-mounted mechanical equipment will be located toward the center of the 
roof. The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)3f f. The hardware associated with alternative energy sources shall be 
incorporated into the building’s design and not detract from the building 
and its surroundings. 

Staff Comments N/A, as no alternative energy sources are proposed at this time. The Commission 
found that this standard has been met.   

☒ ☐ ☐ 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air 
conditioning units, and trash receptacle areas shall be adequately 
screened from surrounding properties and streets by the use of a wall, 
fence, or landscaping, or shall be enclosed within a building.   

Staff Comments Ground-mounted mechanical equipment is not anticipated for the proposed 
building. All service lines into the property shall be installed underground and no 
service equipment shall be placed on utility poles. The Commission found that this 
standard has been met. 

☒ ☐ ☐ 17.06.080(A)3h h. All service lines into the subject property shall be installed underground 

Staff Comments All service lines shall be installed underground. City Staff requests that 
transformer locations be shown on the Building Permit drawings. The 
Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)3i i. Additional appurtenances shall not be located on existing utility poles. 

Staff Comments N/A, as no appurtenances are proposed. The Commission found that this 
standard has been met. 

 
4.  Landscaping:  17.06.080(A)4, items (a) thru (n) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials 

shall be used, as specified by the Hailey Landscaping Manual or an approved 
alternative. 

Staff Comments Plant materials will be appropriate for the environment. The Commission found 
that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   

Staff Comments Plant materials will be appropriate for the environment. The Commission found 
that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)4c c. At a minimum, a temporary irrigation system that fully operates for at least 
two complete growing seasons is required in order to establish drought 
tolerant plant species and/or xeriscape specific plant materials.  Features that 
minimize water use, such as moisture sensors, are encouraged. 

Staff Comments A drip irrigation and sprinkler system will be installed according to City 
Standards. The Commission found that this standard has been met.   

 ☒ ☐ ☐ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment.  A combination of trees shrubs, 
vines, ground covers and ornamental grasses shall be used.  New landscaped 
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areas having more than 10 trees, a minimum of 10% of the trees shall be at 
least 4-inch caliper, 20% shall be at least 3-inch caliper, and 20% shall be at 
least 2½ inch caliper and a maximum of 20% of any single tree species may be 
used in any landscape plan (excluding street trees).  New planting areas shall 
be designed to accommodate typical trees at maturity.  Buildings within the LI 
and SCI-I zoning district are excluded from this standard.   

Staff Comments Proposed landscaping is varied. A combination of trees, shrubs, native grasses 
and wildflowers will be utilized to soften the site.  
 
At the April 16, 2018 hearing, the Commission discussed the quantity of large 
trees and types. The Commission requested that larger shade trees be 
incorporated onsite. 
 
During the 2018 approval process, the Commission discussed adding 
additional trees along McKercher Boulevard and Highway 75. The Commission 
found that the addition of one (1) tree along Highway 75 and the addition of 
three (3) trees along McKercher Boulevard would be appropriate. The 
Commission agreed that three (3) of the proposed trees shall be at least a 
four (4") inch caliper or larger. The revised proposal shows two street trees 
along Main Street and two along McKercher. Of the two along McKercher, 
one is an evergreen. The remaining Maple is shown at 3” caliper and the two 
street trees on Main Street are shown as 3” caliper. These should be 
increased to 4” caliper, and the evergreen on McKercher should be replaced 
with a street tree. This has been made a Condition of Approval.  

☐ ☐ ☒ 17.06.080(A)4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be 
provided to add color and interest to the outside of buildings in the LI and SCI-
I zoning districts. 

Staff Comments N/A, as this parcel is located within the Business (B) Zoning District. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)4f f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts 
shall be designed with attention to the details of color, texture and form. A 
variety of trees, shrubs, perennials, ground covers and seasonal plantings, 
with different shapes and distinctive foliage, bark and flowers shall be used in 
beds, planter boxes, pots, and/or hanging baskets.   

Staff Comments At the April 16, 2018 hearing, the Commission found that the addition of one (1) 
tree along Highway 75 and the addition of three (3) trees along McKercher 
Boulevard would be appropriate. The Commission agreed that three (3) of the 
trees should be four (4") inch caliper or larger. See comments under standard 
17.06.080(A)4d. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and used 
to irrigate plant materials. 

Staff Comments Runoff is within planting beds. The Commission found that this standard has been 
met. 
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☒ ☐ ☐ 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the 

project appears in a well-maintained condition (i.e., all weeds and trash 
removed, dead plant materials removed and replaced). 

Staff Comments The Applicant shall be responsible for maintaining plant material in a healthy 
condition. Plants were chosen for reduced maintenance, and ability to thrive in 
the conditions on-site. The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)4i i. Retaining walls shall be designed to minimize their impact on the site and the 
appearance of the site.   

Staff Comments N/A, as no retaining walls are proposed at this time. The Commission found that 
this standard has been met. 

☐ ☐ ☒ 17.06.080(A)4j j. Retaining walls shall be constructed of materials that are utilized elsewhere 
on the site, or of natural or decorative materials.   

Staff Comments N/A, as no retaining walls are proposed at this time. The Commission found that 
this standard has been met. 

☐ ☐ ☒ 17.06.080(A)4k k. Retaining walls, where visible to the public and/or to residents or employees 
of the project, shall be no higher than four feet or terraced with a three-foot 
horizontal separation of walls.   

Staff Comments N/A, as no retaining walls are proposed at this time. The Commission found that 
this standard has been met. 

☐ ☐ ☒ 17.06.080(A)4l l. Landscaping should be provided within or in front of extensive retaining walls.   

Staff Comments N/A, as no retaining walls are proposed at this time. The Commission found that 
this standard has been met. 

☐ ☐ ☒ 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for 
safety.   

Staff Comments N/A, as no retaining walls are proposed at this time. The Commission found that 
this standard has been met.   

☐ ☐ ☒ 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at least 
12 to 16 inches wide. 

Staff Comments N/A, as no retaining walls are proposed at this time. The Commission found that 
this standard has been met. 

 
Additional Design Review Requirements for 

Non-Residential Buildings Located within B, LB, or TN 
 
 
1. Site Planning: 17.06.080 (B) 1, items (a) thru (b) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.06.080(B)
1a 

a. The site shall support pedestrian circulation and provide pedestrian amenities.  
Sidewalks shall be provided along building fronts. 

Staff 
Comments 

The corner six (6’) foot wide sidewalk wraps around the site to the north and 
transitions to an asphalt path that runs east along McKercher Boulevard, 
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connecting to Buttercup Road. The Commission found that the path be replaced 
and widened to 10’, as was discussed when this application was part of a larger 
project (Silver Creek Ford) in 2020. This has been made a Condition of Approval. 
 
The Streets Division previously recommended and the Commission found that the 
Applicant shall complete and maintain the sidewalk along Highway 75. This is also 
needed along McKercher, due to the fact that the building entrance encroaches into 
the area where snow is typically stored. (Staff supports the building encroachment 
as designed, as the design created an inviting pedestrian entrance along 
McKercher). 
 
A Maintenance Agreement for maintenance of the pathway, sidewalks and 
landscaping will be developed and considered by the City Council at a later date. 

☒ ☐ ☐ 17.06.080(B)
1b 

b. Wider sidewalks are encouraged to provide additional amenities such as seating 
areas and bicycle racks. 

 
Staff 
Comments 

Wider sidewalks are proposed along the length of Main Street/Highway 75.  
See earlier discussions regarding the widening of the asphalt path along 
McKercher Boulevard. A bike rack is proposed at the front entrance of the 
building on McKercher, which can accommodate four (4) bikes. The Commission 
found that this standard has been met. 

 
2. Building Design: 17.06.080 (B) 2, items (a) thru (g) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.06.080(B)
2a 

a. The main facade shall be oriented to the street. The main entrance(s) to the 
building shall be located on the street side of the building.  If the building is 
located on a corner, entrances shall be provided on both street frontages.  If the 
design includes a courtyard, the main entrance may be located through the 
courtyard.  Buildings with more than one retail space on the ground floor are 
encouraged to have separate entrances for each unit.   

Staff 
Comments 

This is a corner lot. Pedestrian access is proposed from both Main Street and 
McKercher Boulevard. One vehicular entrance is proposed off of McKercher 
Boulevard. The primary entrance to the building faces McKercher Boulevard. A 
secondary entrance faces Main Street, and a third is accessed from the parking 
lot to the south.  
 
The main façade is oriented to the street and the primary entrance to the building 
is located on Main Street. The Commission found that this standard has been met.   

☐ ☐ ☒ 17.06.080(B)
2b 

b. Multi-unit structures shall emphasize the individuality of units or provide visual 
interest by variations in roof lines or walls or other human scale elements.  
Breaking the facades and roofs of buildings softens the institutional image which 
may often accompany large buildings. 

Staff 
Comments 

N/A, as the proposed building contains only one (1) commercial unit. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2c 

c. Building designs shall maximize the human scale of buildings and enhance the 
small town “sense of place”.  This can be achieved by utilizing voids and masses, 
as well as details, textures, and colors on building facades.  Human scale can also 
be achieved by incorporating structural elements such as colonnades and 
covered walkways, overhangs, canopies, entries, and landscaping.  Particular 
attention should be paid to creating interest at the street level. 
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Staff 
Comments 

The building achieves human scale through the use of prominent entries. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2d 

d. Buildings that exceed 30 feet in height, the entire roof surface shall not project 
to the highest point of the roof.  The Commission shall review building height 
relative to the other dimensions of width and depth combined with detailing of 
parapets, cornices, roof, and other architectural elements.   

Staff 
Comments 

The building exceeds 30’ in height. Various elements help to break up the roofline.  
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2e 

e. Livable outdoor spaces in multi-story buildings that create pleasing elements and 
reduce the mass of taller buildings are encouraged.   

Staff 
Comments 

An outdoor paver area facing Highway 75 and along McKercher Boulevard is 
proposed, which reduces the mass of the building. Decorative boulders are 
proposed on Main Street and at the south entrance. The Commission found that 
this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2f 

f. Fire department staging areas shall be incorporated into the design elements of 
the building. 

Staff 
Comments 

Fire Department staging is available on Main Street and McKercher Boulevard. The 
proposed building is within 150’ of the street.  The Commission found that this 
standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2g 

g. New buildings adjacent to residential areas shall be designed to ensure that 
building massing and scale provide a transition to adjoining residential 
neighborhoods.  Possible mitigation techniques include, but are not limited to 
the following: 

i. Locating open space and preserving existing vegetation on 
the edge of the site to further separate the building from less 
intensive uses; 

ii. Stepping down the massing of the building along the site’s 
edge; and 

iii. Limiting the length of or articulating building facades to 
reflect adjacent residential patterns 

Staff 
Comments 

The front facade incorporates glass door, wood beams and windows to invite 
pedestrians and natural light in. The scale and textures of the exterior finishes 
are reminiscent of any hardware store nationwide. The large clerestory element 
located above the McKercher entrance is visually stimulating and is a great 
introduction of natural light to the retail space. 
 
The variety of colors and architectural materials provide depth, shadow lines, 
and human scale to the building facades. The Commission found that this 
standard has been met. 

 
3. Landscaping: 17.06.080 (B) 3, item (a) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ 17.06.080(B)
3a 

a. When abutting the LR, GR or TN zoning districts, a landscape buffer between the 
project and the residential property shall be provided.  The buffer shall be at 
least eight-foot-wide to create a year-round visual screen of at least 6 feet in 
height. The buffer shall be designed to avoid the appearance of a straight line or 
wall of uniform plant material and shall be wide enough to accommodate the 
planted species when mature. 

Staff 
Comments 

The subject parcel does not abut a residential zoning district. The Commission 
found that this standard has been met. 
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17.06.060 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. 
2. The project conforms to the applicable specifications outlined in the Design Review 

Guidelines, as set forth herein, applicable requirements of the Hailey Municipal Code, 
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 Hailey Municipal 

Code. 
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. 

 
CONCLUSIONS OF LAW 

 
Based upon the above Findings of Fact, the Commission makes the following Conclusions of Law: 
 

1. Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given. 
2. The project is in general conformance with the Hailey Comprehensive Plan. 
3. The project does not jeopardize the health, safety, or welfare of the public.  
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4. Upon compliance with the conditions set forth, the project conforms to the applicable standards 

of Chapter 17.06, Design Review, other Chapters of the Hailey Municipal Code and City 
Standards.  

 
DECISION 

 
The Design Review Application for L.L. Green’s Hardware Store, represented by Errin Bliss of Bliss 
Architecture, for a new two-story hardware store (14,946 square foot first floor and 1,589 square foot 
second floor), to be located at 21 East McKercher Boulevard (Lot 1, Block 2, Northridge X Subdivision), 
has been approved, 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 Hailey Municipal Code 
Section 17.06,  Design Review, additional applicable requirements of Title 17, Title 18, and City 
Standards, provided conditions (a) through (m) 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:  

i. Complete wider sidewalk, street trees and landscape strip along the 
property frontage of Main Street as shown on the plans. 

ii. Replace the existing asphalt path on McKercher along the property 
frontage with a new 10’-wide asphalt path. 

d) The Applicant shall be responsible for winter snow clearing and maintenance of the 
Main Street sidewalk and winter snow clearing and maintenance of the McKercher path. 

e) The project shall be constructed in accordance with the Application or as modified by 
these Findings of Fact, Conclusions of Law and Decision. 

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 the date the Findings of Fact are signed. 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) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance. 
The lighting plan shall demonstrate that there is no light trespass towards residential 
neighborhoods to the east. The photometric plan shall be modified to comply.  

i) Onsite landscaping shall be increased as follows:  
i. Street trees on Main Street shall be a minimum of 4” caliper, or as approved by 

Staff. 
ii. The coniferous tree along McKercher Boulevard shall be switched to a 

deciduous tree, and both deciduous trees along McKercher shall be 4” caliper. 
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iii. The landscape plan shall be augmented to add additional landscaping, to be 

approved by staff prior to the issuance of the building permit. McKercher 
Boulevard.  The tree closest to the landing site shall be relocated elsewhere 
onsite.  

j) A letter from Clear Creek Disposal shall be provided stating that the location and design 
of the trash enclosure is adequate for rolling can pick-up. If a change is made to the 
dumpster use, a Design Review Modification shall be submitted.  

k) Rooftop equipment (if any) shall be shown on a roof plan. 
l) All grade level utility boxes and transformers shall be shown on the Building Permit 

submittal. 
m) If the rezone of the adjacent property to the south from GR to B is not approved, the 

building shall be redesigned to meet the required setback.  
 
 
Signed this _____ day of ________________, 2021. 
 
 
 
____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On August 2, 2021, the Hailey Planning and Zoning Commission considered and approved a Zone Change 
Application by Joan A. Williams Revocable Trust, represented by Galena Engineering, for an amendment 
to the City of Hailey Zoning District Map, Section 17.05.020. The proposed change includes amending 
910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) to Business 
(B).   
 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing scheduled for was published in the Idaho Mountain Express July 17, 
2021, and mailed to property owners and agencies within 300 feet on July 17, 2021. Notice was posted 
on the property on July 23, 2021. 
 
Application: The Applicant requested an amendment to the City of Hailey Zoning District Map with a 
Rezone Application. The proposed changes include amending the 1.02-acre parcel at 910 North Main 
Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) to Business (B). The images 
below depict the current zoning and the Applicant’s request to change the zoning to Business (B):  
    

 
 
Analysis and Discussion: The subject property is located on the northern edge of downtown, on the east 
side of Main Street. The parcel and surrounding parcels, with the exception of the AmericInn, are 
vacant. The AmericInn is nestled adjacent and to the east of the subject parcel. The area is primarily 
commercial, but transitions to residential along First Avenue. Properties to the south and west are 
zoned Business (B) and are located within the Downtown Residential Overlay (DRO), and the property to 
the north, occupied by Silver Creek Assisted Living (31 East McKercher Boulevard), is zoned Limited 
Residential (LR-1).  
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In February of 2021, Larry Green of L.L. Green’s Hardware and Silver Creek Property Holdings joined 
forces and proposed to rezone the subject parcel (910 North Main Street), and Lot 1, Block 2, Northridge 
X (21 East McKercher) from Limited Business (LB) to Business (B), and remain in the Downtown 
Residential Overlay (DRO). The rezone request also included rezoning Lot 1, Block 27, Northridge IX, 
from Limited Residential (LR-1) to General Residential (GR) and Downtown Residential Overlay (DRO). 
This rezone would have allowed for the development of a new car dealership for the existing business, 
Silver Creek Ford, as well as a new hardware store for the existing business, L.L. Green’s Hardware.  
 
Due to various reasons, Silver Creek Property Holdings withdrew all applications (Rezone, CUP and 
Design Review Preapplication). Larry Green of L.L. Green’s Hardware, proceeded with the rezone 
request without Silver Creek Property Holdings, and on May 17, 2021, the Hailey Planning and Zoning 
Commission recommended for approval the Rezone Application by Larry Green of L.L. Green’s 
Hardware, represented by Galena Engineering, to rezone Lot 1, Block 2, Northridge X (21 East 
McKercher) from Limited Business (LB) to Business (B), and remain in the Downtown Residential Overlay 
(DRO). The Council approved the Rezone Application on July 12, 2021.  
 
With the approval of this rezone, the subject parcel has become a remnant parcel with regard to zoning, 
and is more noticeable by zoning of the adjacent parcels, zoned Business (B) and Limited Business (LB). 
The zone change would eliminate the only island of GR in the area, as well as provide consistency among 
the surrounding parcels and their zoning districts. For instance, the current GR zoning does not allow for 
commercial uses despite the property’s adjacency to Main Street and the surrounding business-zoned 
parcels.  
 
1. Purposes of Zoning Districts. Business (B): The purpose of the B District is to provide areas for 

general business and commercial activities and a limited number of residential uses. The Applicant 
is proposing that the parcel, zoned General Residential (GR) and within the Downtown Residential 
Overlay (DRO), be zoned Business (B) and remain in the DRO.   

• 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) 

All properties north of Walnut Street within the DRO and on both sides of Main Street are 
currently zoned Business with the exception of this parcel, Hailey FR SESW TL 7589 SEC 4 2N 18E 
(Lot 1, Block 1, Gateway Subdivision). By changing the existing zoning from GR to B, Staff feels 
the zone change would provide consistency with the northern DRO along Main Street. 
Additionally, the current GR zoning district does not allow for commercial uses despite the 
property’s adjacency to Main Street and surrounding business-zoned properties. 
 
Located near the north entrance of the city, the subject parcel is undeveloped and underutilized. 
Per the Applicant, the change in zoning would further support the traditional character of the 
Business District by allowing traditional commercial and retail development along the Main 
Street Corridor. Such development would include high-density commercial, mixed-use, and 
residential development adjacent to Main Street, which is proximal to schools, downtown 
amenities, and public transit opportunities.  
 
Furthermore, the proposed rezone would allow for the development of new or expanded uses 
within the City of Hailey, creating career-oriented opportunities for young workers in Hailey, 
provide smaller scale housing in a mixed-use setting, and promote pedestrian transportation.  
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Summary of Uses: The proposed zone change would increase the range of uses permitted on the 
subject parcel. Rezoning the parcel to Business (B) would also be consistent with the zone districts of 
neighboring parcels and all of Main Street north of Walnut Street. Additionally, the rezone would 
provide greater flexibility with density, setback and bulk requirements. Comparisons of existing and 
proposed rezones are noted below.  
 
2. Density, Setback and Bulk Requirement Comparison: The density, setbacks and other bulk 

requirements would see the following changes, if rezoned as proposed:  
 

Address/Parcel/Use  Existing Zone District Proposed Zone District 
910 North Main Street (Hailey FR 

SESW TL 7589 SEC 4 2N 18E) 
GR/DRO B/DRO 

Setbacks Minimum front 
yard setback 
(feet) 

20   
 

07   
 

Minimum side 
yard setback 
(feet)   

107, 19, 20   
 

07, 19, 20   
 

Minimum rear 
yard setback 
(feet)   

107, 19, 20   
 

07, 19, 20   
 

Height Maximum 
building Height 

35’ 35’ 

Notes 7.  Townhouse unit shall be allowed 0 setbacks 
from the lot lines created by a townhouse 
sublot and the separation of the building 
containing townhouse units in a townhouse 
development parcel shall be not less than 6 feet 
as measured between any wall or any 
projection of a building, including, but not 
limited to, eaves, cornices, canopies, or other 
similar roof overhang features, pergolas, 
chimney chases, bay windows, decks, steps, 
wainscot, and utility meters; or the minimum 
distance required by the IBC and IFC, whichever 
is greater.  

 19.  See also subsections 17.07.010 F and G of this 
title. 

 20. See also subsections 17.07.010 F and G of this 
title. 

 
The existing parcel at 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) is approximately 
1.02 acres. It is zoned GR and is within the DRO. Within the Business Zone District, the underlying 
density is 20 units per acre and does not have a maximum lot coverage. That said, the parcel is also 
located within the DRO, and within the DRO, the use and bulk requirements shall meet those of the 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
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underlying zoning district; however, some have been amended to allow for no maximum residential 
percentage on the ground level, and no provisions for residential units per acre applies. Additionally, 
density is limited by required open space, parking, landscaping and the Design Review Standards.  
 
This zone change is a logical extension of the Business Zone District and would not create a spot zoning 
condition within the area. Furthermore, the zone change would allow for additional commercial and 
retail development along the Main Street Corridor.  
 
3. Existing Land Uses: The subject property is located on the northern edge of downtown, on the east 

side of Main Street. The parcels are vacant and the AmericInn is adjacent and to the east of the 
subject parcel. The area is primarily commercial, but transitions to residential along First Avenue. 
Properties to the south (both vacant) and west (Albertsons Grocery and Stinker Gas Station) are 
zoned Business (B) and are located within the Downtown Residential Overlay (DRO). The property to 
the north, occupied by Silver Creek Assisted Living (31 East McKercher Boulevard), is zoned Limited 
Residential (LR-1), but is a more intensive use than typically found in that zone district.   

 
Criteria for Review: 
17.14.060(A) Criteria Specified: When evaluating any proposed amendment under this Article, the 

Commission shall make findings of fact on the following criteria: 
 

1) The proposed amendment is in accordance with the Comprehensive Plan; 
The Comprehensive Plan Land Use Map reflects suitable projected land uses for the city. It considers 
existing conditions, trends, and desirable future situations, the objective being a balanced mix of land 
uses for the community. The Map establishes a basis and direction for the expansion and/or location of 
business, residential, industrial, institutional and green space areas within and adjacent to the City. The 
area in question sees varied land use opportunities given its location and size, and the Land Use Map 
purposefully does not demarcate between land uses that are specific to property boundaries, allowing 
for decision-making processes such as this to determine actual zoning boundaries.    
 
The Comprehensive Plan also calls for a strong retail core. The Comprehensive Land Use Map identifies 
this area as a Community Activity Area:  
 

Community Activity Areas – located at the north and south ends of Main Street Corridor. High 
density residential is encouraged. Commercial and mixed-use development is appropriate, but 
should be subordinate to the infill of Downtown.  
 

The parcel is located is within a ‘1/4 Mile Service Area.’ It is within walking distance of businesses that 
provide similar products and services. It is also within walking distance of other uses and activities not 
found within the Downtown Core. This parcel - an infill project well within the City’s limits - is not 
located near any waterways, floodplains, wildlife migration corridors, or near any avalanche or wildfire 
hazards. The proposed rezone would help create economic diversity with products, services, and full-
time jobs that are not directly dependent upon tourism and seasonal business, as well as allow for 
higher-density commercial and/or mixed-use developments at the current location. 
 
The Applicant proposed to rezone the parcel to Business (B). The purpose of the Business (B) Zone 
District is to -- Provide areas for general business and commercial activities and a limited number of 
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residential uses. If the rezone were approved, this 1.02-acre parcel would be available for other uses 
permitted in the District Use Matrix. This parcel is closer to commercial uses than residential, and is 
buffered by Limited Business (1.32 acres) and General Residential (2.64 acres) parcels to the east. 
 
The Comprehensive Plan further states:  
 

A Land Use Map is a required element of the Land Use component of the Comprehensive Plan. 
Pursuant to Idaho Code requirements, the Land Use Map reflects suitable projected land uses 
for the city. The creation of a land use map establishes general direction for projected land uses 
within and adjacent to the city. The Land Use Map depicts broad community goals. When 
considering land use applications, site-specific data and circumstances should be balanced with 
the overall goals depicted on the map. 
 

Among others, the Application complies with the following goals and objectives of the Hailey 
Comprehensive Plan: 

3.3 Protect the traditional character and scale of the historic downtown and Main Street 
Corridor. The proposed rezone would allow for traditional commercial and retail 
development along the Main Street Corridor.  

5.1  Retain a compact City comprised of a central downtown with surrounding diverse 
neighborhoods, areas and characteristics as depicted on the Land Use map. 

a) Main Street Corridor – area of high density commercial, mixed-use and 
residential development. The proposed rezone provides the opportunity for 
high density commercial, mixed-use and residential development located 
adjacent to Main Street. The goal aimed to increase density along the Main 
Street Corridor, which this rezone request would support.  

b) Downtown – the historic commercial center containing the greatest 
concentration of commercial, cultural and civil activity. Downtown is the 
priority area for encouraging higher density commercial and mixed-use 
development. The proposed rezone would allow commercial and mixed-use 
developments that would support a historic commercial center.  

5.2 Maintain Downtown as the area containing the greatest concentration of commercial, 
cultural and civic activity and the priority area of encouraging higher density 
commercial and mixed-use development. The proposed rezone supports this goal.  

5.5 Lessen the dependency on the automobile. The proposed rezone allows for commercial 
and mixed-use development along Main Street, located in close proximity to schools, 
downtown amenities, and public transit opportunities, which reduces dependency on 
the automobile.  

6.1 Encourage a diversity of economic development opportunities within Hailey. The 
proposed rezone would allow for the development of new or expanded uses within the 
City of Hailey, creating new jobs and economic development opportunities in Hailey.  

6.2 Encourage abundant, competitive and career-oriented opportunities for young 
workers. The proposed rezone would allow for the development of new or expanded 
uses within the City of Hailey, creating career-oriented opportunities for young workers 
in Hailey. The proposed commercial zoning would allow for mixed-use and potentially 
live-work conditions, which could provide lower priced, small-scale housing 
opportunities for young workers.   
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The Hailey Comprehensive Plan also identifies housing as a high priority: 
 

High Density Residential – high density residential infill is encouraged in the area along Main 
Street and River Street between Downtown and the north and south ends of Main Street. 
 

The Land Use Map identifies likely areas for housing. In addition to housing, the Plan stresses the 
importance of downtown housing, and the reason to plan for mixed-uses: 
 

Promoting mixed use in Downtown ensures a diversified, sustainable economic condition. 
Mixed-use buildings lining Downtown Main Street allow for commercial activity on the ground 
floor with residences or offices above. This type of planning helps maintain the neighborhood 
scale. These types of buildings also ensure round the clock activity and eyes on the street for 
added safety. 
 

While no use or development is proposed at this time, this project could see a traditional mixed-use 
project, and could serve as a seamless transition between commercial, Limited Business (AmericInn), and 
the nearby single-family residential. 
 
The Land Use Section describes High-Density Residential as follows: 
 

High Density Residential – high density residential infill is encouraged in the area along Main 
Street and River Street between Downtown and the north and south ends of Main Street. 
 
5.6  Manage and accommodate population growth by infill development and, when 

appropriate, minimal expansion by annexation and/or density increases. The subject 
property is an infill site, which, when developed, would attract energy and life to the 
north gateway to Hailey.  

8.1 Encourage development that provides opportunities for home ownership and rental 
houses for individuals of all socio-economic levels. The proposed rezone provides 
opportunities for the development of smaller scale housing in a mixed-use setting that is 
no common in the City of Hailey.  

 
By rezoning 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) 
to Business (B), the Commission found the change to be compatible with the Comprehensive Plan, as it 
would facilitate the development of high-density residential infill and mixed-use developments within 
the downtown corridor. The Commission found that this standard has been met.  
 

2) Essential public facilities and services are available to support the full range of proposed uses 
without creating excessive additional requirements at public cost for the public facilities and 
services; 

It is anticipated that public facilities and services are available to support the full range of uses permitted 
by the zone district under consideration. Though no uses or buildings are proposed at this time, 
development would be compliant with the most recently adopted IBC, IRC and IFC (currently 
constructing under the 2018 code). Development of the site, streets, sidewalks, landscaping and other 
onsite improvements would be required as part of the Design Review process.  
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The current zoning would allow for approximately 10 single-family homes with each home having the 
option to construct an Accessory Dwelling Unit (subject to Design Review). That said, the Hailey 
Comprehensive Plan discourages single-family residential along Main Street, and the District Use Matrix 
prohibits new construction of single-family residences within the Business District. Changing the zoning 
district to Business would encourage a mixed-use development project (commercial and residential 
uses) or multifamily dwellings. Additionally, the parcel is also located within the DRO, and within the 
DRO, the use and bulk requirements shall meet those of the underlying zoning district; however, some 
have been amended to allow for no maximum residential percentage on the ground level, and no 
provisions for residential units per acre applies. Density is also limited by required open space, parking, 
landscaping and the Design Review Standards. Given this information, the Commission does not believe 
that the development of this parcel would impact water demand above what is already permitted on 
Main Street and the surrounding parcels. 
 
A Traffic Impact Study was completed for the rezone of abutting parcels, Lot 1, Block 2, Northridge 
Subdivision X and Lot 1, Block 27, Northridge Subdivision IX. The analysis concluded that all streets 
would remain functioning at Level of Service A during future project conditions, except for the 
intersection at Cobblestone Lane and Main Street.  
 
As shown in the table below, this intersection is anticipated to fail in a background condition; however, 
the poor Level of Service was not project-related, but primarily related to existing intersection volumes, 
geometry and lane-configurations. As such, the city would prefer to see that Cobblestone Lane be 
slightly reconfigured as noted below, and to the satisfaction of the City Engineer. This has been made a 
Condition of Approval.  

 
With regard to traffic and circulation, currently the drivable portion of Cobblestone Lane is not fully 
dedicated, but is a 38’-wide easement to benefit the City of Hailey shown on the plat of Hailey Business 
Center (property directly south of the subject property). To the east of the subject property, the 
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AmericInn plat dedicated 22’ in width to equal a 60’-wide right-of-way. City Staff requested a dedicated 
right-of-way to the City of Hailey along the southern property line of the subject parcel abutting 
Cobblestone Lane of 22’ in width, such that when the Hailey Business Center redevelops, a full 60’-wide 
right-of-way can be achieved. Once a use is proposed, it is likely that a ‘right-turn only’ lane onto Main 
Street headed northbound will be required. 
 
The Commission and Applicant discussed possible dedication of the 22’-wide right-of-way at the time of 
development; however, the Commission concurred that dedication shall happen immediately rather 
than upon development of the site.  
 
Further analysis of the streets involved within the proposed development is as follows:   
 
Main Street. Main Street contains a five-lane road configuration between Cobblestone Lane and the 
McKercher Boulevard traffic light, which is the entire frontage of the proposed project. Traffic is high in 
this area. The Commission concurred that, when the site redevelops, there should be no Main Street 
entrance, and all egress/ingress should be restricted to Cobblestone Lane.  
 
Cobblestone Lane. Cobblestone Lane is a transitional street. It connects the commercial core to 
residential streets on the east side of Main Street. The traffic volume is reasonably high due to the 
proximity of commercial uses, such as the AmericInn, and the Wood River Middle School, which is one 
block to the east. A traffic circulation plan accessing the subject parcel has not been developed at this 
time. See comments above regarding the need to complete the Cobblestone Lane dedication. 
 

3) The proposed uses are compatible with the surrounding area; and 
The zones and overlays under consideration would follow the same bulk requirements as adjacent 
blocks within the Business (B) Zone District. Nonresidential or multifamily projects would be subject to 
Design Review, allowing for community input, and Commission discussion of compatibility. The area 
contains a variety of commercial, multifamily and single-family projects. The Commission found that this 
standard has been met. 
 

4) The proposed amendment will promote the public health, safety and general welfare. 
The Commission noted a strong basis in the Hailey Comprehensive Plan for this type of amendment. This 
parcel has been vacant since the establishment as a parcel. The proposed zone change would enable 
development of the site, and provide economic diversity with products, services, and full-time jobs that 
are not directly dependent upon tourism and seasonal business.  
 
Additionally, the city and the Wood River Valley have a documented need for housing. The 
Comprehensive Plan calls for housing initiatives. The current changes under consideration would allow 
for multifamily and mixed-use housing developments in an area within walking distance to many town 
services. The Commission found that this standard has been met. 
 
Action: The Commission is required by the Hailey Municipal Code to make a recommendation to the 
Hailey City Council based on compliance with the Comprehensive Plan and the following criteria: 
 
17.14.040(B)  Recommendation.   
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1. Following the hearing, if the Commission or Hearing Examiner makes a substantial 

change from what was presented at the hearing, the Commission or Hearing Examiner 
may either conduct a further hearing after providing notice of its recommendation, or 
make its recommendations to the Council, provided the notice of the Commission’s or 
Hearing Examiner’s recommendation shall be included in the notice of the hearing to 
be conducted by the Council.   

2. The Commission or Hearing Examiner shall recommend, with reasons therefore, to the 
Council that the proposed amendment be granted or denied, or that a modified 
amendment is granted. 

3. If the proposal initiated by an Applicant is not in accordance with the Comprehensive 
Plan, the Commission or Hearing Examiner shall notify the Applicant of this finding 
and inform the Applicant that the Applicant must apply for an amendment to the 
Comprehensive Plan before the Hailey Municipal Code or Zoning Map can be 
amended. 

 
A. The Hearing Examiner or Commission and Council shall make findings of fact on the following 
criteria: 

1.   The proposed amendment is in accordance with the comprehensive plan; 
2.   Essential public facilities and services are available to support the full range of proposed 
uses without creating excessive additional requirements at public cost for the public facilities 
and services; 
3.   The proposed uses are compatible with the surrounding area; and 
4.   The proposed amendment will promote the public health, safety and general welfare. 

   
B.   Rezones: When evaluating any proposed zoning ordinance map amendment to rezone property to 
business (B) zoning district, limited business (LB) zoning district or transitional (TN) zoning district, the 
hearing examiner or commission and council shall consider the following: 

1.   Vacancy rates of existing buildings and land within the existing business (B), limited 
business (LB) or transitional (TN) zoning districts. A lower vacancy rate will favor a rezone, 
while a higher vacancy rate will not favor a rezone. 
2.   The distance of the parcel proposed for rezone from the central core overlay district 
boundary. A shorter distance from the central core overlay district boundary will favor a 
rezone, while a longer distance from the central core overlay district boundary will not favor a 
rezone. (Ord. 1191, 2015). 

 
The Commission discussed the standard above and noted that that the Applicant shall provide 
information pertaining to items (1) and (2), as required by the Hailey Municipal Code. The Commission 
suggested that this be made a Condition of Approval and be considered by the Hailey City Council at a 
subsequent hearing.  
 

CONCLUSIONS OF LAW 
 
Based upon the above Findings of Fact, the Commission makes the following Conclusions of Law: 
1. Adequate notice, pursuant to Title 17, Section 17.14.040(A), was given. 
2. The project is in general conformance with the Hailey Comprehensive Plan. 
3. The project does not jeopardize the health, safety, or welfare of the public.  
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4. Upon compliance with the conditions set forth, the project conforms to the applicable standards of 

Chapter 17.14, Amendment, other Chapters of Title 17 and City Standards.  
 

DECISION 
 
The Rezone Application by Joan A. Williams Revocable Trust, represented by Galena Engineering, for an 
amendment to the City of Hailey Zoning District Map, Section 17.05.020. The proposed change includes 
amending 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) 
to Business (B), was approved, 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 Hailey Municipal Code 
Section 17.14, Amendment, additional applicable requirements of Title 17, Title 18, and City Standards, 
and subject to the Conditions of Approval 1-2, as noted below:  
 

1) The Applicant shall dedicate 22’ of land adjacent to Cobblestone Lane to the City of Hailey for 
use as Cobblestone Lane right-of-way.  

2) The Applicant shall provide information pertaining to Section 17.14.040(B), items 1 and 2, to be 
considered by the Hailey City Council at a subsequent hearing.  

 
 
Signed this _____ day of ________________, 2021. 
 
 
____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On May 18, 2020, the Hailey Planning and Zoning Commission considered a Design Review Application 
by Kevin and Stefanie McMinn, represented by Owen Scanlon, for a 5,457 square foot orthodontist 
office (1,512 square foot unfinished basement, 2,312 square foot main floor office and 1,633 square 
foot second floor residence), located at Lot 2, Block 1, Taylor Subdivision (801 N 1st Avenue) within the 
Business (B) Zoning District. 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on April 1, 2020 and 
mailed to property owners within 300 feet on April 1, 2020 for the April 20, 2020 public hearing. At the 
April 20, 2020 Planning and Zoning public hearing the project was continued on record to May 4, 2020. 
The project was continued on record from the May 4, 2020 public hearing to May 18, 2020.    
 
Application: The Applicant is proposing a newly constructed 5,457 square foot orthodontist office and 
residences. The building will consist of a 1,512 square foot unfinished basement, a 2,312 square foot 
orthodontist office on the main floor and two (2) residential units totaling 1,633 square foot on the 
second floor.  An existing shed on the South side of the site will be removed.  Access will consist of a 
new curb cut off of 1st Ave North.  
 
Procedural History: The Design Review Application was submitted on February 11, 2020 and certified 
complete on February 27, 2020. A public hearing before the Planning and Zoning Commission for 
approval or denial of the project was be held on May 18, 2020, in the Hailey City Council Chambers (to 
be held virtually).   
 

 
General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.06.050 (B) Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: No comments 
Life/Safety: No comments 
Water and Sewer:  Staff expressed that the water service that is on this lot is being used 
by 811 1st Ave. N. The meter vault is in the middle of 801 1st Ave N. and 811 hooked to 
that meter vault and ran their service to the building. 811 will need to install their own 
service on their lot and will not have water until they do. 801 will need to hook up to 
the existing meter vault on their lot. 811 has been approved (Counterbalance) but not 
constructed. 
Building: No comments 
Streets: No comments 
 

☒ ☐ ☐ 17.08A Signs 17.08A 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. 
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Staff 
Comments 

All building signage will be applied for under a separate sign permit following 
completion of construction. 

☒ ☐ ☐ 17.09.040 On-
site Parking 
Req. 

See Section 17.04.090 for applicable code. 
17.04.090 Commercial: 1 parking space per 1,000 gross square feet 
Residential: 1 parking space per unit under 1,000 sq ft 
 

Staff 
Comments 

The Hailey Municipal Code requires one (1) parking space per 1,000 gross square feet 
of commercial space. 
 
The building totals 5,457 gross square feet of which 3824 square feet is commercial. 
Four (4) parking spaces are required. The site plan shows eight (8) parking spaces for 
customers (public), and an additional two spaces where residents can stage cars.   
 
Parking requirements are met. 
 
The Commission found that this standard has been met. 

☒  ☐ 17.08C.040 
Outdoor 
Lighting 
Standards 

17.08C.040 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 

The Applicant will install Dark Sky compliant fixtures (4” recessed downlights located in 
canopies and 2nd floor cantilever soffits), downcast and low wattage fixtures (see 
image below). Lighting Details are also attached.  

 
The Commission found that this standard has been met. 

☒ ☐ ☐ Bulk 
Requirements 

Zoning District: Business (B) 
Maximum Height: 40’ “(because mixed use) 
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Setbacks:  0’ 
Staff 
Comments 

Zoning District(s): (B) 
 
Proposed Height: 25’-5-1/2” 
 
Proposed Setbacks:  

• Front (East): 2’ 
• Side (North): 23’ 5” 
• Side (South): 73’ 
• Rear (West): 2’ 

The proposed project complies with height and setback requirements of the Hailey 
Municipal Code. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.070(A)1 
Required 
Street 
Improvement
s Required 

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

Staff 
Comments 

There is existing sidewalk along 1st Ave N, for which the applicant will have finishes and 
articulations of planes and surfaces to serve as the “front” of the building.  New 
sidewalks will be installed bordering the parking area on the south side and in the 
northwest corner of the site bordering the tenant parking. 
 
The Commission found that this standard has been met. 

 
Design Review Requirements for Non-Residential, Multifamily,  

and/or Mixed-Use Buildings within the City of Hailey 
 

 
1.  Site Planning: 17.06.080 (A) 1, items (a) thru (n) 

 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)

1a 
a. The location, orientation and surface of buildings shall maximize, to the greatest 

extent possible sun exposure in exterior spaces to create spaces around buildings 
that are usable by the residents and allow for safe access to buildings 

 
Staff 
Comments 

The proposed building lot is narrow and long with orientation north and south, so 
facing the long dimension of the building axis facing the south is not possible. 
 
The main entrance to the building and a large window into the reception area are on 
the south elevation.  The main entry is in the southeast corner of the building, 
equally visible from 1st Ave N and the parking lot.   
 
There are large windows into the reception, manager’s office and orthodontic 
operatory on the east elevation to capture morning sun. 
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There is 688 sq. ft. of open space in the northeast corner of the site for use by 
building occupants, primarily the residential tenants on the 2nd floor. 
 
The spaces around buildings are usable and allow for safe access to the buildings. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1b 

b. All existing plant material shall be inventoried and delineated, to scale, and noted 
whether it is to be preserved, relocated or removed.  Removal of trees larger than 
6-inch caliper proposed to be removed require an arborist review.  Any tree 
destroyed or mortally injured after previously being identified to be preserved, or 
removed without authorization, shall be replaced with a species of tree found in 
the Tree Guide and shall be a minimum of 4-inch caliper.   

 
Staff 
Comments 

The existing plant materials to be removed include cottonwood trees, native weeds 
and grasses and few current bushes. While the existing cottonwood tree is over 6 
inches, it would be impossible to develop this site without removing it.  And, 
cottonwood trees are not considered a desirable species to preserve.  Staff does not 
feel that an arborist review is warranted in this circumstance. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1c 

c. Site circulation shall be designed so pedestrians have safe access to and through 
the site and to building.  

 
Staff 
Comments 

Adequate parking has been provided. Pedestrian access is provided with the existing 
sidewalk along 1st Avenue that connects to a new sidewalk between the patient and 
employee parking lot and front entry of the building.  All employee, customer and 
patient access to the building will be from parking spaces located to the south and 
northwest of the building. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1d 

d. Building services including loading areas, trash storage/pickup areas and utility 
boxes shall be located at the rear of a building; the side of the building adjacent 
to an internal lot line may be considered as an alternate location.  These areas 
shall be designed in a manner to minimize conflict among uses and shall not 
interfere with other uses, such as snow storage.  These areas shall be screened 
with landscaping, enclosures, fencing or by the principal building.  
 

Staff 
Comments 

All services and material deliveries to the building will be located both on the south 
and north sides, and the trash enclosure will be located at the southwest corner of 
the building and will be screened from 1st Avenue by the building and a fence.  Staff 
requests that recycling containers be available in the trash enclosure. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
1e 

e. Where alleys exist, or are planned, they shall be utilized for building services. 
 

Staff 
Comments 

There is not an alley associated with this site.  There is an emergency and utilities 
easement along the west side of the property—this will provide access to the tenant 
parking spaces located in the northwest corner of the site. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
1f 

f. Vending machines located on the exterior of a building shall not be visible from 
any street. 
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Staff 
Comments 

No vending machines will be located on the exterior of the building. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1g 

g. On-site parking areas shall be located at the rear of the building and screened 
from the street.  Parking and access shall not be obstructed by snow 
accumulation. (NOTE: If project is located in Airport West Subdivision, certain 
standards may apply that are not listed here.  See code for details.)  

i. Parking areas located within the SCI zoning district may be located at 
the side or rear of the building. 

ii. Parking areas may be considered at the side of buildings within the B, 
LB, TI and LI zoning districts provided a useable prominent entrance is 
located on the front of the building and the parking area is buffered 
from the sidewalk adjacent to the street. 

 
Staff 
Comments 

This building is within the B zoning district.  A useable prominent entrance is located 
just off the front of the building and the parking is mostly buffered from the sidewalk 
with landscaping.  The narrow configuration of this lot makes it impossible to have 
all parking in the rear. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1h 

h. Access to on-site parking shall be from the alley or, if the site is not serviced by an 
alley, 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. 

Staff 
Comments 

There will be a curb cut from 1st Avenue into the parking lot located on the south of 
the building.  All of the patient and employee parking will be in this lot.  The narrow, 
south elevation of the building faces this lot.  The longer east elevation faces 1st 
Avenue and the existing concrete sidewalk will have finishes and articulation of 
planes and surfaces to serve as the ‘front’ of the building.  The main entry is in the 
southeast corner of the building, equally visible from 1st Avenue and the parking lot. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1i 

i. Snow storage areas shall be provided on-site where practical and sited in a 
manner that is accessible to all types of snow removal vehicles of a size that can 
accommodate moderate areas of snow.   

 
Staff 
Comments 

Snow storage areas are in two locations. One location is an open area in the 
northeast corner, which does not restrict pedestrian access.  The other location is on 
the south side of the site where parking spaces are located.  Both locations are sited 
in a practical manner that is accessible to most types of snow removal vehicles that 
can accommodate moderate areas of snow. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1j 

j. Snow storage areas shall not be less than 25% of the improved parking and 
vehicle and pedestrian circulation areas.   
 

Staff 
Comments 

The total of the snow storage equals 25% of the improved parking and pedestrian 
walks and does impede four (4) parking spaces that are in excess of the minimum 
number of spaces required.  If the owner decides that these four (4) spaces are 
desirable for year-round use, then the snow will be hauled from the lot. 
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(A)
1k 

k. A designated snow storage area shall not have any dimension less than 10 feet.  
 

Staff 
Comments 

The total snow storage area is 621 sq. ft.  The combined area is more than 10 feet 
but the area on the northeast corner is less than 10 feet.  Staff questions whether 
each snow storage area complies and suggests the Applicant needs to expand the 
smaller storage area in the Northeast area. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1l 

l. Hauling of snow from downtown areas is permissible where other options are not 
practical. 

 
Staff 
Comments 

The Owner intends to store snow on site but has committed to hauling snow if the 
parking is desired.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1m 

m. Snow storage areas shall not impede parking spaces, vehicular and pedestrian 
circulation or line of sight, loading areas, trash storage/pickup areas, service areas 
or utilities. 

 
Staff 
Comments 

The trash storage/pickup areas and service areas or utilities are not impeded by 
snow storage.  The parking spaces could be impeded depending on if snow is stored 
or hauled. 
 
The Commission found that this standard has been met. 

☒? ☐ ☐ 17.06.080(A)
1n 

n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant and 
resilient to heavy snow.   

 
Staff 
Comments 

In the smaller storage area, the Applicant plans to install turf that is salt-tolerant 
and resilient to heavy snow. 
 
The Commission found that this standard has been met. 

 
2.  Building Design: 17.06.080 (A) 2, items (a) thru (m) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)

2a 
a. The proportion, size, shape and rooflines of new buildings shall be 

compatible with surrounding buildings. 
Staff 
Comments 

The design, proportions, and colors of the building are harmonious with surrounding 
buildings and proposed buildings in the neighborhood.  The scale and texture of the 
exterior finishes are compatible with an upscale business neighborhood (see image 
below).  The flat roofs have generous parapets to break up the perceived mass. 
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The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2b 

b. Standardized corporate building designs are prohibited. 
 

Staff 
Comments 

The building is not a corporate design. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2c 

c. At ground level, building design shall emphasize human scale, be pedestrian 
oriented and encourage human activity and interaction.   

 
Staff 
Comments 

The building faces 1st Avenue and customer parking is designed and scaled to be 
pedestrian friendly.  The building incorporates glass doors and windows to invite 
pedestrians and light inward.  It incorporates horizontal siding, cantilevered floor 
elements, and interplay of metal and wood finishes to break up the tall vertical 
walls.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2d 

d. The front façade of buildings shall face the street and may include design 
features such as windows, pedestrian entrances, building off-sets, 
projections, architectural detailing, courtyards and change in materials or 
similar features to create human scale and break up large building surfaces 
and volumes. 

 
Staff 
Comments 

The front façade faces 1st Avenue and includes design features such as windows, 
building off-sets, projections, and changes in material to create human scale. 
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The Commission found that this standard has been met. 
☐ ☐ ☒ 17.06.080(A)

2e 
e. Any addition onto or renovation of an existing building shall be designed to 

create a cohesive whole. 
 

Staff 
Comments 

N/A. No additions onto or renovations of the exterior of the building are proposed.   

☒ ☐ ☐ 17.06.080(A)
2f 

f. All exterior walls of a building shall incorporate the use of varying materials, 
textures and colors. 

 
Staff 
Comments 

Two materials will be used on the exterior: steel siding and wood siding.  Several 
colors are proposed, primarily dark bronze and buff, and note that the maroon that 
appears in the center rendering is not representative of the actual colors according 
to the Applicant.     

 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2g 

g. Exterior buildings colors and materials shall be integrated appropriately into 
the architecture of the building and be harmonious within the project and 
with surrounding buildings. 

 
Staff 
Comments 

The building colors are complimentary to the neighboring buildings.  See 
17.06.080(A)2f for more detail.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2h 

h. Flat-roofed buildings over two stories in height shall incorporate roof 
elements such as parapets, upper decks, balconies or other design elements.   

 
Staff 
Comments 

The flat roofs have generous parapets to break up the perceived mass.  
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
2i 

i. All buildings shall minimize energy consumption by utilizing alternative 
energy sources and/or passive solar techniques.  At least three (3) of the 
following techniques, or an approved alternative, shall be used to improve 
energy cost savings and provide a more comfortable and healthy living 
space: 
i) Solar Orientation. If there is a longer wall plane, it shall be placed on an 

east-west axis. A building’s wall plane shall be oriented within 30 
degrees of true south. 
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ii) South facing windows with eave coverage. At least 40% of the building’s 
total glazing surface shall be oriented to the south, with roof overhang 
or awning coverage at the south. 

iii) Double glazed windows. 
iv) Windows with Low Emissivity glazing. 
v) Earth berming against exterior walls 
vi) Alternative energy. Solar energy for electricity or water heating, wind 

energy or another approved alternative shall be installed on-site.  
vii) Exterior light shelves. All windows on the southernmost facing side of 

the building shall have external light shelves installed. 
 

Staff 
Comments 

The Applicant is proposing that the building will include the following energy-
conserving features: 

• Southern-facing windows with an exterior “light shelf” for summer shading. 
• The windows will be double-glazed. 
• The windows will have low emissivity. 
• The roof insulation provides an R-value that is 71% of above minimum code 

requirements according to the Applicant. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2j 

j. Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and 
downspouts shall be provided over all walkways and entries to prevent snow 
from falling directly onto adjacent sidewalks.   

 
Staff 
Comments 

There are no sloping roof surfaces to generate snowfall onto pedestrians at the main 
or tenant entrances. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2k 

k. Downspouts and drains shall be located within landscape areas or other 
appropriate locations where freezing will not create pedestrian hazards. 

 
Staff 
Comments 

All of the roof drainage runs to interior drains that are drained to drywells located 
under the parking areas. A drainage plan is attached.  All drainage plans to be 
reviewed by the City of Hailey’s Public Works Department.  
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
2l 

l. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent with 
the colors, material and architectural design used on the principal building(s). 

 
Staff 
Comments 

N/A There are no vehicle drive-through canopies. 

☐ ☐ ☒ 17.06.080(A)
2m  

m. A master plan for signage is required to ensure the design and location of signs is 
compatible with the building design and compliance with Article 8. 

 
Staff 
Comments 

All building signage will be applied for under a separate sign permit following 
completion of construction. 
 
The Commission found that this standard has been met. 

 
3.  Accessory Structures, Fences and Equipment/Utilities: 17.06.080 (A) 3, items (a) thru (i) 
 

Compliant Standards and Staff Comments 
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Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 17.06.080(A)

3a  
a. Accessory structures shall be designed to be compatible with the principal 

building(s). 
Staff 
Comments 

N/A There are no accessory buildings planned for this project.   

☐ ☐ ☒ 17.06.080(A)
3b  

b. Accessory structures shall be located at the rear of the property. 
(1)  Accessory structures may be considered in a location other than the rear 
on sites determined to have characteristics that prevent location at the rear 
of the site. 

 
Staff 
Comments 

N/A There are no accessory buildings planned for this project.   

☒ ☐ ☐ 17.06.080(A)
3c 

c. Walls and fences shall be constructed of materials compatible with other 
materials used on the site.   

 
Staff 
Comments 

The fence around the trash enclosure will be compatible with the finishes on the 
building.  It will be sided with the nickel-gap siding in the same color as the building.  
A rendering is attached. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 1706.080(A)
3d 

d. Walls and fencing shall not dominate the buildings or the landscape.  
Planting should be integrated with fencing in order to soften the visual 
impact.   

 
Staff 
Comments 

Fencing is minimal (just around the trash enclosure) and has planting to soften the 
visual impact.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
3e 

e. All roof projections including, roof-mounted mechanical equipment, such as 
heating and air conditioning units, but excluding solar panels and Wind 
Energy Systems that have received a Conditional Use Permit, shall be 
shielded and screened from view from the ground level of on-site parking 
areas, adjacent public streets and adjacent properties. 

 
Staff 
Comments 

The roof-mounted mechanical equipment will be shielded by the parapet walls. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
3f 

f. The hardware associated with alternative energy sources shall be 
incorporated into the building’s design and not detract from the building and 
its surroundings. 

 
Staff 
Comments 

N/A None are proposed at this time.  

☒ ☐ ☐ 17.06.080(A)
3g 

g. All ground-mounted mechanical equipment, including heating and air 
conditioning units, and trash receptacle areas shall be adequately screened 
from surrounding properties and streets by the use of a wall, fence, or 
landscaping, or shall be enclosed within a building.   

Staff 
Comments 

There will be no ground mounted HVAC equipment.  
 
The trash enclosure will be screened. A rendering is attached. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
3h 

i. All service lines into the subject property shall be installed underground.   
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Staff 
Comments 

All service lines into the property will be installed underground.   
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
3i 

 
j. Additional appurtenances shall not be located on existing utility poles. 

 
Staff 
Comments 

N/A No appurtenances are proposed on existing utility poles. 

 
4.  Landscaping:  17.06.080 (A) 4, items (a) thru (n) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)

4a 
a. Only drought tolerant plant species and/or xeriscape specific plant materials shall 

be used, as specified by the Hailey Landscaping Manual or an approved 
alternative. 

Staff 
Comments 

All proposed landscaping will be drought tolerant and will be watered by an 
irrigation system utilizing water sensors.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4b 

b. All plant species shall be hardy to the Zone 4 environment.   

Staff 
Comments 

Plants are hardy for Zone 4. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4c 

c. At a minimum, a temporary irrigation system that fully operates for at least two 
complete growing seasons is required in order to establish drought tolerant plant 
species and/or xeriscape specific plant materials.  Features that minimize water 
use, such as moisture sensors, are encouraged.  

Staff 
Comments 

Irrigation will utilize water sensors. 
 
The Commission found that this standard has been met. 

☒  ☐ 17.06.080(A)
4d 

d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment.  A combination of trees shrubs, vines, 
ground covers and ornamental grasses shall be used.  New landscaped areas 
having more than 10 trees, a minimum of 10% of the trees shall be at least 4-inch 
caliper, 20% shall be at least 3-inch caliper, and 20% shall be at least 2½ inch 
caliper and a maximum of 20% of any single tree species may be used in any 
landscape plan (excluding street trees).  New planting areas shall be designed to 
accommodate typical trees at maturity.  Buildings within the LI and SCI-I zoning 
district are excluded from this standard.   

Staff 
Comments 

There are a variety of trees, plants and shrubs proposed for this project.  Limited 
width of many of the planting areas will of necessity require smaller plantings with 
limited spread.  The trees planned for this application are within the growth limits of 
their respective planting areas.  Staff has concerns that: 

• The 2 Gleditsia trees planted at the corner of the building appear to be 
planted right next to one another.  They may be too close together.  Is there 
a way to delineate 1/8” to know how far 1’ is on the plan? 

• The thundercloud plum trees will produce fruit that is edible and will attract 
wildlife and will also drop onto the sidewalk, which is messy and not 
maintenance friendly. 
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Staff requested that the Applicant make these changes to the landscape plan.  The 
Applicant has agreed to adjust the spacing of the Gleditsia trees and replace the 
thundercloud plum trees with Honey Locust trees. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
4e 

 
e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be 

provided to add color and interest to the outside of buildings in the LI and SCI-I 
zoning districts. 

Staff 
Comments 

N/A - There are no planting boxes or hanging baskets planned for use in the 
landscaping. 

☒ ☐ ☐ 17.06.080(A)
4f 

f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts shall 
be designed with attention to the details of color, texture and form. A variety of 
trees, shrubs, perennials, ground covers and seasonal plantings, with different 
shapes and distinctive foliage, bark and flowers shall be used in beds, planter 
boxes, pots, and/or hanging baskets.   

Staff 
Comments 

There are a variety of trees, plants and shrubs proposed for this project.  There is no 
plant list.   
 

 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4g 

g. Storm water runoff should be retained on the site wherever possible and used to 
irrigate plant materials. 

Staff 
Comments 

All storm water runoff will be contained on site, either in a drywell or in planting 
areas.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4h 

h. A plan for maintenance of the landscaping areas is required to ensure that the 
project appears in a well-maintained condition (i.e., all weeds and trash removed, 
dead plant materials removed and replaced). 

Staff 
Comments 

The landscaped areas will be maintained in neat and attractive order during the 
growing season and properly winterized in the fall.    
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4i 

i. Retaining walls shall be designed to minimize their impact on the site and the 
appearance of the site.   

Staff 
Comments 

All retaining walls that are necessary will be made of formed concrete, be less than 
24 inches in height, and be compatible with neighboring retaining walls.   
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(A)
4j 

j. Retaining walls shall be constructed of materials that are utilized elsewhere on 
the site, or of natural or decorative materials.   

Staff 
Comments 

All retaining walls that are necessary will be made of formed concrete and be 
compatible with neighboring retaining walls.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4k 

k. Retaining walls, where visible to the public and/or to residents or employees of 
the project, shall be no higher than four feet or terraced with a three-foot 
horizontal separation of walls.   

Staff 
Comments 

None will be over two (2’) feet in height, and terracing and guardrails will not be 
required. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
4l 

l. Landscaping should be provided within or in front of extensive retaining walls.   

Staff 
Comments 

N/A Staff does not consider thee retaining walls to be extensive but the Commission 
should discuss. 

☐ ☐ ☒ 17.06.080(A)
4m 

m. Retaining walls over 24” high may require railings or planting buffers for safety.   

Staff 
Comments 

N/A. No retaining walls will be over 24” high. 

☐ ☐ ☒ 17.06.080(A)
4n 

n. Low retaining walls may be used for seating if capped with a surface of at least 12 
to 16 inches wide. 

 
Staff 
Comments 

N/A. No retaining walls are proposed to be used for seating. 

 
Additional Design Review Requirements for 

Non-Residential Buildings Located within B, LB, or TN 
 
 
1. Site Planning: 17.06.080 (B) 1, items (a) thru (b) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(B)

1a 
a. The site shall support pedestrian circulation and provide pedestrian amenities.  

Sidewalks shall be provided along building fronts. 
Staff 
Comments 

There is an existing sidewalk along 1st Avenue, which is also the front of the building.  
The existing sidewalk will connect to a new sidewalk that will run along the entire 
south façade between the building and the parking lot and connects the parking lot 
and main entry.  New sidewalk will also be added between the tenant parking and 
entry. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)
1b 

b. Wider sidewalks are encouraged to provide additional amenities such as seating 
areas and bicycle racks. 

 
Staff 
Comments 

N/A The sidewalk along the building front is existing.  The narrow lot is not 
conducive to wider sidewalks.  Staff recommends that a bike rack be added.  The 
Applicant has agreed to add a bike rack. 
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2. Building Design: 17.06.080 (B) 2, items (a) thru (g) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(B)

2a 
a. The main facade shall be oriented to the street. The main entrance(s) to the 

building shall be located on the street side of the building.  If the building is 
located on a corner, entrances shall be provided on both street frontages.  If the 
design includes a courtyard, the main entrance may be located through the 
courtyard.  Buildings with more than one retail space on the ground floor are 
encouraged to have separate entrances for each unit.   

Staff 
Comments 

The main façade is oriented to 1st Avenue and faces East.  The main entrance is on 
the south elevation but is visible from both 1st Avenue and the parking lot on the 
south side of the building.  The main entry is on the corner and is recessed to appear 
more oriented towards 1st Avenue.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2b 

b. Multi-unit structures shall emphasize the individuality of units or provide visual 
interest by variations in roof lines or walls or other human scale elements.  
Breaking the facades and roofs of buildings softens the institutional image which 
may often accompany large buildings. 

Staff 
Comments 

This two-story building includes variations in roof lines and in materials that provide 
visual interest and soften the image.  The building incorporates horizontal siding, 
cantilevered floor elements, and interplay of metal and wood finishes to break up 
the tall vertical walls.       
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2c 

c. Building designs shall maximize the human scale of buildings and enhance the 
small town “sense of place”.  This can be achieved by utilizing voids and masses, 
as well as details, textures, and colors on building facades.  Human scale can also 
be achieved by incorporating structural elements such as colonnades and covered 
walkways, overhangs, canopies, entries, and landscaping.  Particular attention 
should be paid to creating interest at the street level. 

Staff 
Comments 

The building incorporates glass doors and windows at the street level to invite 
pedestrians and light inward.  The human scale is enhanced by the interplay of metal 
and wood finishes to break up tall vertical walls.  There is an overhang above the 
main entrance. 
 
The Commission discussed the need for a horizontal element on the west and north 
facades to further create human scale and interest. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)
2d 

d. Buildings that exceed 30 feet in height, the entire roof surface shall not project to 
the highest point of the roof.  The Commission shall review building height 
relative to the other dimensions of width and depth combined with detailing of 
parapets, cornices, roof, and other architectural elements.   

Staff 
Comments 

N/A This building does not exceed 30 feet in height.   

☒ ☐ ☐ 17.06.080(B)
2e 

e. Livable outdoor spaces in multi-story buildings that create pleasing elements and 
reduce the mass of taller buildings are encouraged.   

Staff 
Comments 

There will be a large open area in the northeast corner of the lot for use by building 
occupants, primarily the residential tenants on the 2nd floor. 
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(B)
2f 

f. Fire department staging areas shall be incorporated into the design elements of 
the building. 

 
Staff 
Comments 

Fire department staging is available from the street.  
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)
2g 

g. New buildings adjacent to residential areas shall be designed to ensure that 
building massing and scale provide a transition to adjoining residential 
neighborhoods.  Possible mitigation techniques include, but are not limited to the 
following: 

i. Locating open space and preserving existing vegetation on the 
edge of the site to further separate the building from less 
intensive uses; 

ii. Stepping down the massing of the building along the site’s 
edge; and 

iii. Limiting the length of or articulating building facades to reflect 
adjacent residential patterns 

 
Staff 
Comments 

N/A This building is not adjacent to a residential area. 

 
3. Landscaping: 17.06.080 (B) 3, item (a) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 17.06.080(B)

3a 
a. When abutting the LR, GR or TN zoning districts, a landscape buffer between the 

project and the residential property shall be provided.  The buffer shall be at least 
eight-foot-wide to create a year-round visual screen of at least 6 feet in height. 
The buffer shall be designed to avoid the appearance of a straight line or wall of 
uniform plant material and shall be wide enough to accommodate the planted 
species when mature. 

Staff 
Comments 

N/A. The proposed project is located in the Business (B) Zoning District. The 
surrounding properties are also zoned Business (B).   

 

17.06.060 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. 
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. 
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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. 

 
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. 

 

CONCLUSIONS OF LAW 

 
Based upon the above Findings of Fact, the Commission makes the following Conclusions of Law: 

 
1. Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given. 
2. The project is in general conformance with the Hailey Comprehensive Plan. 
3. The project does not jeopardize the health, safety, or welfare of the public. 
4. Upon compliance with the conditions set forth, the project conforms to the applicable standards of 

Chapter 17.06, Design Review, and other Sections of the Hailey Municipal Code and City Standards. 
 

DECISION 
 

The Design Review Application by Kevin and Stefanie McMinn, represented by Owen Scanlon, for a 
5,457 square foot orthodontist office (1,512 square foot unfinished basement, 2,312 square foot main 
floor office and 1,633 square foot second floor residence), located at Lot 2, Block 1, Taylor Subdivision 
(801 N 1st Avenue) within the Business (B) Zoning District, is hereby approved, 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 Hailey Municipal Code Section 17.06, Design Review, additional 
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applicable requirements of Title 17, Title 18, and City Standards, provided conditions (a) through (n) are 
met: 

a) All applicable Fire Department and Building Department requirements shall be met.
b) 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.

c) The project shall be constructed in accordance with the application or as modified by
these Findings of Fact, Conclusions of Law and Decision.

d) All new exterior lighting shall comply with the Outdoor Lighting Ordinance.
e) 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.

f) This Design Review approval is for the date the Findings of Fact are signed. 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.

g) The Applicant shall submit a Sign Permit Application for Staff approval for new signage is
proposed. Proposed sign(s) shall conform to City Zoning requirements, and shall be
approved prior to installation.

h) Construction staging and storage shall not be in the City Right-of-Way. All construction
impacts shall occur within property boundary.

i) Applicant shall provide recycling containers in the trash enclosure.
j) Snow storage areas shall be reconfigured to meet the minimum size requirements.
k) Applicant shall provide a bike rack. Design and location to be approved by Staff.
l) Changes to the tree selection shall be provided per arborist review.  Final plans to be

approved by Staff.
m) Applicant shall provide a plant list that includes species, size and quantity.
n) A horizontal color element shall be incorporated into the west and north elevations, to be

approved by staff and one (1) Commissioner.

Signed this _____ day of ________________, 2020. 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 

Attest: 

9 June





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



 
 
To:  Hailey Planning & Zoning Commission 
 
From:  Robyn Davis, Community Development City Planner 
 
Overview: Consideration of a Preliminary Plat Application by Emerald City, LLC, represented by 

Galena Engineering, where the existing building located on Lot 4HA, Block 4, Airport 
West Subdivision Phase II (110 Gulf Stream Lane) is converted into three (3) commercial 
condominiums. This project is located within the SCI Industrial (SCI-I) Zoning District.  

 
Hearing: August 16, 2021 
 
 
Applicant: Emerald City, LLC – Robert Del Signore  
 
Project:  Emerald City Condominiums  
 
Request: Preliminary Plat  
 
Location:  110 Gulf Stream Lane (Lot 4HA, Block 4, Airport West Subdivision Phase II) 
 
Size & Zoning:   0.53 acres (22,980 sq. ft.) – SCI Industrial (SCI-I) Zoning District  
                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on July 28, 2021 and 
mailed to property owners on July 22, 2021. 
 
Application: Emerald City, LLC, represented by Galena Engineering, has submitted a Preliminary Plat 
Application for approval of a condominium plat/subdivision to an existing building located on Lot 4HA, 
Block 4, Airport West Subdivision Phase II (110 Gulf Street Lane).  
 
The existing building is situated on a parcel that is 22,980 square feet (0.53 acres) in size. The Applicant 
is proposing to divide the existing building (12,168 gross square feet in size) into three (3) live/work 
condominium units, ranging in size from 1,991 square feet to 7,130 square feet. Presently, the second 
floor is utilized as showroom and office space. The first floor is utilized for storage, wood working and 
finishing. All common area has been designated on the plat and draft Condominium Declarations have 
been submitted, which addresses all commonly owned areas.  
 
As a Condominium Conversion, pursuant Section 16.07.070 of the Hailey Municipal Code, the 
Preliminary Plat is not subject to Section 16.04.110 of the Hailey Municipal Code, which addresses parks, 
pathways, and other green spaces.  
 

STAFF REPORT  
Hailey Planning and Zoning Commission  

Regular Meeting of August 16, 2021 
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Procedural History: The Application was submitted on July 8, 2021 and certified complete on July 8, 
2021. A public hearing before the Planning and Zoning Commission will held on August 16, 2021, in the 
Council Chambers of Hailey City Hall, and virtually via GoTo Meeting.  
 

Standards of Evaluation for a Subdivision 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.06.050 Complete Application  

☒ ☐ ☐ Department 
Comments  

Engineering: No comments  

 Life/Safety: The conversion and separation of units shall meet IFC and City 
Standards. 
Water and Wastewater: The Water Department notes the following:  

- There are two (2) water services to the property; however, only one 
(1) service is being utilized. The Applicant shall either pay 
connection fees to connect to the second service or abandon this 
service at the water main.  

The comments above have been made Conditions of Approval.  
Planning: It appears that all exterior lighting is Dark Sky compliant; however, 
any and all exterior lighting that does not meet City Standards shall be 
replaced with Dark Sky compliant fixtures. This has been made a Condition of 
Approval. 
Building: No comments  
Streets: No comments 

City Arborist: No comments   

☒ ☐ ☐ 16.04.010 
Development 
Standards 

Applicability: The configuration and development of proposed subdivisions shall be 
subject to and meet the provisions and standards found in this Title, the Zoning 
Title and any other applicable Ordinance or policy of the City of Hailey and shall be 
in accordance with general provisions of the Comprehensive Plan. 

Staff 
Comments 

Please refer to the specific standards as noted herein. 

 16.04.020: Streets:  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 16.04.020 Streets: Streets shall be provided in all subdivisions where necessary to provide 
access and shall meet all standards below. 

☒ ☐ ☐ A. Development Standards: All streets in the subdivision must be platted and 
developed with a width, alignment, and improvements such that the street is 
adequate to safely accommodate existing and anticipated vehicular and pedestrian 
traffic and meets City standards.  Streets shall be aligned in such a manner as to 
provide through, safe and efficient access from and to adjacent developments and 
properties and shall provide for the integration of the proposed streets with the 
existing pattern. 

Staff 
Comments 

The parcel is located within the Airport West Subdivision and is surrounded 
by private streets and/or alleys. Frontage of the building faces Gulf Stream 
Lane. The eastside of the building connects to Lear Lane and the rear of the 
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building can be accessed from a private alley. These streets/alleys are 
existing and can safely accommodate existing and anticipated traffic. The 
building is existing and there are four (4) commercial bays that gain access 
from the private alley.  

 
 
All other standards pertaining to Section 16.04.020: Streets, which are not 
listed below, have been met and/or are not applicable.     

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ A. Sidewalks and drainage improvements are required in all zoning districts and shall 
be located and constructed according to applicable City standards, except as 
otherwise provided herein.  

Staff 
Comments 

There is an existing sidewalk along the front of the building (the property 
frontage of Gulf Stream Lane) leading to each entrance. No other sidewalks 
exist adjacent to the building, nor within the surrounding area/private 
streets, as sidewalks on the private streets were not required as part of the 
Airport West Subdivision. Sidewalks do exist on all public streets (Aviation 
Drive and Merlin Loop).  

☒ ☐ ☐ B. The length of sidewalks and drainage improvements constructed shall be equal to 
the length of the subject property line(s) adjacent to any public street or private 
street. 

Staff 
Comments 

Please refer to Section 16.04.030(A) for further details.  

☒ ☐ ☐ C. New sidewalks shall be planned to provide pedestrian connections to any existing 
and future sidewalks adjacent to the site.   

Staff 
Comments 

Please refer to Section 16.04.030(A) for further details. 

☐ ☐ ☒ D. Sites located adjacent to a public street or private street that are not currently 
through streets, regardless whether the street may provide a connection to future 
streets, shall provide sidewalks to facilitate future pedestrian connections.  

Staff 
Comments 

N/A. Please refer to Section 16.04.030(A) for further details and/or 
comments noted by City Staff.  

☐ ☐ ☒ E. The requirement for sidewalk and drainage improvements are not required for any 
lot line adjustment.  

Staff 
Comments 

N/A  
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16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   A.  Alleys:  

☒ ☐ ☐ A. 1. Alleys shall be provided in all Business District and Limited Business District 
developments where feasible. 

Staff 
Comments 

There is an existing private alley, which complies with all standards of 
Section 16.04.040.  
 
All other standards pertaining to Section 16.04.040: Alleys and Easements, 
which are not listed below, have been met and/or are not applicable.       

☒ ☐ ☐ B. Easements.  Easements, defined as the use of land not having all the rights of 
ownership and limited to the purposes designated on the plat, shall be placed on 
the plat as appropriate.  Plats shall show the entity to which the easement has 
been granted.  Easements shall be provided for the following purposes: 

    The following easements are existing:  
- 24’-wide Access and Utility Easement to Benefit Lots 4A thru 4O, 

Block 4 (Gulf Stream Lane) 
- 36’-wide Access and Utility Easement to Benefit Lots 4A thru 4O, 

Block 4 (Lear Lane) 
- 30’-wide Access and Utility Easement to Benefit Lots 4A thru 4O, 

Block 4 (alley) 
- 10’x10’ Drainage Easement to Benefit Block 4 
- 10’-wide Landscape Easement to Benefit Airport West Subdivision 

and Building Setback Line  
- Snow Storage Easements, which will remain as existing, as outlined 

on the 2004 Plat 

16.04.050: Blocks 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 16.04.050 Blocks: The length, width and shape of blocks shall be determined with due regard 
to adequate building sites suitable to the special needs of the type of use 
contemplated, the zoning requirements as to lot size and dimensions, the need for 
convenient access and safe circulation and the limitations and opportunities of 
topography. 

Staff 
Comments 

All proposed blocks are shown on the Preliminary Plat.  

16.04.060: Lots 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ 16.04.060 Lots: All lots shown on the subdivision plat must conform to the minimum 
standards for lots in the district in which the subdivision is planned. The City will 
generally not approve single-family residential lots larger than one-half (1/2) acre 
(21,780 square feet). In the event a single-family residential lot greater than one-
half (1/2) acre is platted, irrigation shall be restricted to not more than one-half 
(1/2) acre, pursuant to Idaho Code §42-111, and such restriction shall be included 
as a plat note. District regulations are found in the Zoning Chapter. 
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   Staff 
Comments 

N/A, as the lot is located within the SCI-I zoning district. Single-family 
residences are not permitted within the zoning district and the lot conforms 
to the minimum standards for lots within this district.  

☒ ☐ ☐ A. If lots are more than double the minimum size required for the zoning district, the 
Developer may be required to arrange lots in anticipation of future re-subdivision 
and provide for future streets where necessary to serve potential lots, unless the 
plat restricts further subdivision. 

Staff 
Comments 

The Applicant is proposing to the existing building to condominiums. The lot 
and building are existing; however, the subject parcel is more than double 
the minimum lot size required for the zoning district (10,890 square feet is 
the minimum lot size). The parcel is 22,980 square feet in size.  
 
That said, unless the existing building were demolished, no further 
subdivision of the parcel is possible. All other standards pertaining to Section 
16.04.060: Lots, which are not listed below, have been met and/or are not 
applicable.       

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ A. Phasing Required: Development of subdivisions shall be phased to avoid the 
extension of City services, roads and utilities through undeveloped land. 

Staff 
Comments 

N/A, as the building and subdivision are existing. All other standards 
pertaining to Section 16.04.070: Orderly Development, which are not listed 
below, have been met and/or are not applicable.     

☐  ☐ ☒ D.  When the developer of contiguous parcels proposes to subdivide any portion of 
the contiguous parcels, an area development plan shall be submitted and 
approved. The Commission and Council shall evaluate the following basic site 
criteria and make appropriate findings of fact: 

1. Streets, whether public or private, shall provide an interconnected 
system and shall be adequate to accommodate anticipated vehicular and 
pedestrian traffic. 

2. Non-vehicular circulation routes shall provide safe pedestrian and bicycle 
ways and provide an interconnected system to streets, parks and green 
space, public lands, or other destinations. 

3. Water main lines and sewer main lines shall be designed in the most 
effective layout feasible. 

4. Other utilities including power, telephone, cable, and gas shall be 
designed in the most effective layout feasible. 

5. Park land shall be most appropriately located on the Contiguous Parcels. 
6. Grading and drainage shall be appropriate to the Contiguous Parcels. 
7. Development shall avoid easements and hazardous or sensitive natural 

resource areas. 
The commission and council may require that any or all contiguous parcels be 
included in the subdivision. 

Staff 
Comments 

N/A, as no contiguous parcel is owned by the Applicant.   

16.04.080: Perimeter Walls, Gates and Berms  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ 16.04.080 The City of Hailey shall not approve any residential subdivision application that 
includes any type of perimeter wall or gate that restricts access to the subdivision.  
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This regulation does not prohibit fences on or around individual lots.  The City shall 
also not allow any perimeter landscape berm more than 3’ higher than the 
previously existing (original) grade. 

Staff 
Comments 

N/A, as no perimeter walls, gates or landscape berms are proposed. All other 
standards pertaining to Section 16.04.080: Perimeter Walls, Gates and 
Berms, which are not listed below, have been met and/or are not applicable.      

16.04.090: Cuts, Fills, Grading and Drainage  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ A. Plans Required: Proposed subdivisions shall be carefully planned to be compatible 
with natural topography, soil conditions, geology and hydrology of the site, as well 
as to minimize cuts; fills, alterations of topography, streams, drainage channels; 
and disruption of soils or vegetation. Fill within the floodplain shall comply with 
the requirements of the Flood Hazard Overlay District of the Zoning Ordinance. 

Staff 
Comments 

N/A, as the building and subdivision are existing. The site is relatively flat and 
no floodplain exists. 
 
All other standards pertaining to Section 16.04.090: Cuts, Fills, Grading and 
Drainage, which are not listed below, have been met and/or are not 
applicable.      

16.04.100: Overlay Districts  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   A. Flood Hazard Overlay District: 

☐ ☐ ☒ A. 1. Subdivisions or portions of subdivision located within the Flood Hazard Overlay 
District shall comply with all provisions of Section 4.10 of the Zoning Ordinance. 

Staff 
Comments 

N/A, as the existing parcel is not located within the Flood Hazard Overlay 
District.   
 
All other standards pertaining to Section 16.04.100: Overlay Districts, which 
are not listed below, have been met and/or are not applicable.      

16.04.110: Parks, Pathways and Other Green Spaces 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ A. Parks and Pathways: Unless otherwise provided, every subdivision shall set aside a 
Park and/or Pathway(s) in accordance with standards set forth herein. 

Staff 
Comments 

N/A. As a Condominium Conversion, pursuant Section 16.07.070 of the 
Hailey Municipal Code, the Preliminary Plat is not subject to the Parks, 
Pathways and Other Green Spaces standards noted in Section 16.04.110 of 
the Hailey Municipal Code.  
 
All other standards pertaining to Section 16.04.110: Parks, Pathways and 
Other Green Spaces, which are not listed below, have been met and/or are 
not applicable.      

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
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☐ ☐ ☒ 16.05.010 Minimum Improvements Required: It shall be a requirement of the Developer to 
construct the minimum infrastructure improvements set forth herein and any 
required infrastructure improvements for the subdivision, all to City Standards and 
procedures, set forth in Title 18 of the Hailey Municipal Code and adopted by 
ordinance in accordance with the notice and hearing procedures provided in Idaho 
Code §67-6509. Alternatives to the minimum improvement standards may be 
recommended for approval by the City Engineer and approved by the City Council 
at its sole discretion only upon showing that the alternative is clearly superior in 
design and effectiveness and will promote the public health, safety and general 
welfare. 

Staff 
Comments 

N/A, as the building is existing and all infrastructure is in place.  
 
All other standards pertaining to Section 16.05: Improvements Required, 
which are not listed below, have been met and/or are not applicable.      

16.05.020: Streets, Sidewalks, Lighting, Landscaping  
☐ ☐ ☒ 16.05.020 Streets, Sidewalks, Lighting, Landscaping: The developer shall construct all streets, 

alleys, curb and gutter, lighting, sidewalks, street trees and landscaping, and 
irrigation systems to meet City Standards, the requirements of this ordinance, the 
approval of the Council, and to the finished grades which have been officially 
approved by the City engineer as shown upon approved plans and profiles. The 
developer shall pave all streets and alleys with an asphalt plant-mix and shall chip-
seal streets and alleys within one year of construction.   

Staff 
Comments 

N/A, as all public infrastructure is existing.  
 
All other standards pertaining to Section 16.05.020: Streets, Sidewalks, 
Lighting, and Landscaping, which are not listed below, have been met and/or 
are not applicable.     

16.05.030: Sewer Connections 
☐ ☐ ☒ 16.05.030 Sewer Connections: The developer shall construct a municipal sanitary sewer 

connection for each and every developable lot within the development. The 
developer shall provide sewer mains of adequate size and configuration in 
accordance with City standards, and all federal, state, and local regulations. Such 
mains shall provide wastewater flow throughout the development. All sewer plans 
shall be submitted to the City engineer for review and approval. At the City 
engineer’s discretion, plans may be required to be submitted to the Idaho 
Department of Environmental Quality (DEQ) for review and comments.  

Staff 
Comments 

N/A, as all sewer connections are existing.  
 
All other standards pertaining to Section 16.05.030: Sewer Connections, 
which are not listed below, have been met and/or are not applicable.     

16.05.040: Water Connections 

☒ ☐ ☐ A.  Requirements: The developer shall construct a municipal potable water 
connection, water meter and water meter vault in accordance with City Standards 
or other equipment as may be approved by the City engineer, for each and every 
developable lot within the development.  The developer shall provide water mains 
and services of adequate size and configuration in accordance with City Standards, 
and all federal, state, and local regulations.  Such water connection shall provide all 
necessary appurtenances for fire protection, including fire hydrants, which shall be 
located in accordance with the IFC and under the approval of the Hailey Fire Chief.  
All water plans shall be submitted to the City engineer for review and approval.  At 
the City Engineer’s discretion, plans may be required to be submitted to the Idaho 
Department of Environmental Quality (DEQ) for review and comments. 
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Staff 
Comments 

There are two (2) water services to the property; however, only one (1) 
service is being utilized. The Applicant shall either pay connection fees to 
connect to the second service or abandon this service at the water main.  
 
All other standards pertaining to Section 16.05.040: Water Connections, 
which are not listed below, have been met and/or are not applicable.     

16.05.050: Drainage  
☐ ☐ ☒ 16.05.050 Drainage: The developer shall provide drainage areas of adequate size and number 

to meet the approval of the street superintendent and the City engineer or his 
authorized representative. (Ord. 1191, 2015) 

Staff 
Comments 

N/A, as the building, subdivision and streets are existing.  
 
All other standards pertaining to Section 16.05.050: Drainage, which are not 
listed below, have been met and/or are not applicable.     

16.05.060: Utilities  
☐ ☐ ☒ 16.05.060 Utilities: The developer shall construct each and every individual service 

connection and all necessary trunk lines, and/or conduits for those improvements, 
for natural gas, electricity, telephone, and cable television to the property line 
before placing base gravel for the street or alley. 

Staff 
Comments 

N/A, as all utilities are in place.  
 
All other standards pertaining to Section 16.05.060: Utilities, which are not 
listed below, have been met and/or are not applicable.     

16.05.070: Parks, Green Space  
☒ ☐ ☐ 16.05.070 Parks, Green Space: The developer shall improve all parks and green space areas as 

presented to and approved by the hearing examiner or commission and council. 
Staff 
Comments 

Please refer to Section 16.04.110 for further detail.  

16.05.080: Installation to Specifications; Inspections  
☐ ☐ ☒ 16.05.080 Installation to Specifications; Inspections: All improvements are to be installed 

under the specifications and inspection of the city engineer or his authorized 
representative. The minimum construction requirements shall meet City Standards 
or the Department of Environmental Quality (DEQ) standards, whichever is the 
more stringent. 

Staff 
Comments 

N/A, as no new construction or improvements are proposed.  

16.05.090: Completion; Inspections; Acceptance  

☐ ☐ ☒ A.  Installation of all infrastructure improvements must be completed by the 
developer and inspected and accepted by the city prior to signature of the plat by 
City representatives, or according to a phasing agreement.  A post-construction 
conference shall be requested by the developer and/or contractor and conducted 
with the developer and/or contractor, the City engineer, and appropriate City 
departments to determine a punch list of items for final acceptance. 

Staff 
Comments 

N/A, as no new construction or improvements are proposed; however, if 
infrastructure improvements take place, this standard shall be met. 

☐ ☐ ☒ B. The developer may, in lieu of actual construction, provide to the city security 
pursuant to Section 3.3.7, for all infrastructure improvements to be completed by 
developer after the final plat has been signed by City representatives. (Ord. 1191, 
2015) 
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Staff 
Comments 

N/A, as all major infrastructure is complete.  

16.05.100: As Built Plans and Specifications  

☒ ☐ ☐ 16.05.100 As Built Plans and Specifications: Prior to the acceptance by the City of any 
improvements installed by the developer, three (3) sets of “as-built plans and 
specifications” certified by the developer’s engineer shall be filed with the City 
engineer. (Ord. 1191, 2015) 

Staff 
Comments 

If any improvements are installed, as built drawings will be required. This 
standard will be met.  

16.07: Condominiums  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 16.07.020 Plat Procedure:  The developer of a condominium project shall submit with the 
preliminary plat application, as required by this title, a copy of the proposed bylaws 
and condominium declarations of the proposed condominium development. The 
documents shall adequately provide for the control (including billing, where applicable, 
and maintenance of all common utilities, common area, recreational facilities and 
green space. The developer may submit a final plat application following inspection 
and approval by the building inspector of the footings and setbacks of the 
condominium building. Prior to final plat approval, the developer shall submit to the 
City a copy of the final bylaws and condominium declarations to be recorded with the 
county recorder, including the instrument number(s) under which each document was 
recorded. (Ord. 1191, 2015).  

Staff 
Comments 

A copy of the Condominium Declarations has been submitted.  
 
The City has not and will not in the future determine the enforceability or validity 
of the Declaration of Covenants, Conditions, and Restrictions or other private 
agreements. 

☒ ☐ ☐ 16.07.030 Garages: All garages shall be designated on the preliminary and final plats and on all 
deeds as part of the particular condominium units. Detached garages may be platted 
on separate sublots; provided, that the ownership of detached garages is appurtenant 
to specific condominium units on the condominium plat and that the detached 
garage(s) may not be sold and/or owned separate from any dwelling unit(s) within the 
condominium project. (Ord. 1191, 2015) 

Staff 
Comments 

The building is existing and four (4) commercial bays are also existing. These 
bays do not function like traditional garages and are currently being utilized as 
workspace areas, rather than for parking and storing cars, and automotive 
repair. As such, Staff does not believe these spaces need to be designated on the 
preliminary and final plats, and on all deeds associated with the condominium 
units.  

☒ ☐ ☐ 16.07.040 Storage, Parking Areas: Condominium projects shall provide parking spaces according 
to the requirements of Title 17, Chapter 17.09 of this code. (Ord. 1191, 2015) 

Staff 
Comments 

Per Title 17, Section 17.09.040.01, Condominium units require 1.5 parking spaces 
per unit. Additionally, commercial uses require one (1) parking space per 1,000 
square feet of gross building area. The existing building will have three (3) 
residential units, which requires approximately five (5) parking spaces. The 
building area is approximately 12,168 gross square feet in size; therefore, 
approximately 12 parking spaces are required. The total number of parking 
spaces required is 17 onsite parking spaces.  
 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=4&find=17-17.09
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The existing building has a total of 22 onsite parking spaces, and one (1) 
accessible space, which complies with the standard noted herein. 

☒ ☐ ☐ 16.07.050  Construction Standards: All condominium project construction shall be in accordance 
with the IBC, IRC and IFC. (Ord. 1191, 2015) 

Staff 
Comments 

The building is existing and was constructed in 2003, and in accordance with the 
IBC, IRC and IFC Requirements in place at that time.  

☒ ☐ ☐ 16.07.060  General Applicability: All other provisions of this title and all applicable ordinances, 
rules and regulations of the city and all other governmental entities having jurisdiction 
shall be complied with by condominium developments. (Ord. 1191, 2015) 

Staff 
Comments 

Upon meeting the proposed Conditions of Approval, the proposed Application 
does not appear to conflict with other provisions. 

☒ ☐ ☐ 16.07.070  Conversion: The conversion by subdivision of existing units into condominiums shall 
not be subject to section 16.04.110 of this title. (Ord. 1191, 2015) 

Staff 
Comments 

Please refer to Section 16.04.110 for further information.  

 
Summary and Suggested Conditions of Approval: The Commission shall review the Preliminary Plat 
Application and continue the public hearing, approve, conditionally approve, or deny the Application. If 
approved, the Preliminary Plat Application will be forwarded to the Hailey City Council.  
 
The following are suggested Conditions of Approval for Emerald City Condominiums:   
 

a) All Fire Department and Building Department requirements shall be met.  
b) All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the 

Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey approval, and shall meet City Standards 
where required. Infrastructure requirements include:  

i. There are two (2) water services to the property; however, only one (1) service is being 
utilized. The Applicant shall either pay connection fees to connect to the second service 
or abandon this service at the water main.  

c) Issuance of permits for the construction of buildings within the proposed subdivision shall be 
subject to Section 16.02.080 of the Hailey Municipal Code. 

d) All improvements and other requirements shall be completed and accepted, or surety provided 
pursuant to Subsections 16.03.030(I) and 16.05.090(B) of the Hailey Municipal Code, prior to 
recordation of the Final Plat. 

e) Any Subdivision Inspection fees due shall be paid prior to recording the Final Plat. 
f) Any Application Development fees shall be paid prior to recording the Final Plat. 
g) All new and existing exterior lighting shall comply with the Outdoor Lighting requirements 

according to 17.08C.   
h) Billing and utility payment information shall be addressed in the Condominium Declarations. 
i) Commonly-owned areas shall be addressed in the Condominium Declarations. 
j) All provisions of the Hailey Municipal Code, including but not limited to use regulations and 

parking requirements shall continue to be met. Additional parking may also be required upon 
subsequent change in use, in conformance with Hailey’s Municipal Code at the time of the new 
use. 

k) The Final Plat must be submitted within one (1) calendar year from the date of approval of the 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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Preliminary Plat, unless otherwise allowed for within a Phasing Agreement.   
 
 
Motion Language:  
Approval: Motion to approve the Preliminary Plat Application by Emerald City, LLC, represented by 
Galena Engineering, where an existing building on Lot 4HA, Block 4, Airport West Subdivision Phase II, 
(110 Gulf Stream Lane) is converted into a condominium plat/subdivision. The existing building would be 
converted into three (3) units, finding that the application meets all City Standards, and that Conditions 
(a) through (k) are met.  
 
Denial: Motion to deny the Preliminary Plat Application by Emerald City, LLC, represented by Galena 
Engineering, where an existing building on Lot 4HA, Block 4, Airport West Subdivision Phase II, (110 Gulf 
Stream Lane) is converted into a condominium plat/subdivision, finding that ________________ 
[Commission should cite which standards are not met and provide the reason why each identified 
standard is not met]. 
 
Continuation: Motion to continue the public hearing to __________________ [the Commission should 
specify a date]. 
 
 

 
 



CERTIFICATE OF SURVEYOR
I hereby certify that I am a Registered Land Surveyor
in the State of Idaho and that this map is a true and
accurate representation of a survey done under my
direct supervision.

EMERALD CITY CONDOMINIUMS

GALENA ENGINEERING, INC.
HAILEY, IDAHO

1 OF 3
Job No. 5791.02
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INA
RY

SCALE IN FEET

4001020 20 60 1. The purpose of this map is to subdivide the building shown hereon into the
Condominium Units shown.  The boundary shown is based upon found
monuments and the plat of Lot 4HA, Block 4, Airport West Subdivision Phase II
recorded as Instrument Number 501632, records of Blaine County, Idaho.  All
found monuments have been accepted.  Vertical Datum is NAVD 1988.

2. In interpreting the Declaration, Plat or Plats, and Deeds, the existing physical
boundaries of the unit as originally constructed, or reconstructed in lieu thereof,
shall be conclusively presumed to be its boundaries rather than the metes and
bounds expressed or depicted in the declaration, plat or plats, and/or deeds,
regardless of settling or lateral movement of the building and regardless of
minor variances between boundaries shown in the declaration, plat or plats,
and/or deeds, and the actual boundaries of the units in the buildings.

3. Dimensions shown hereon will be subject to slight variations, owing to normal
construction tolerances.

4. Horizontal or sloping planes shown hereon are top of finished floor and bottom
of finished ceiling: vertical planes are finished surfaces of interior walls.  Some
structural members extend into units, limited common areas and parking
spaces.

5. Property shown hereon is subject to terms, provisions, covenants, conditions,
restrictions, easements, charges, assessments and liens provided by
applicable Condominium Law or the Condominium Declaration recorded under
Instrument Number ________, records of Blaine County, Idaho.  Consult the
Condominium Declarations for the definition of common and limited common
area.

6. All area outside of units that is not designated as limited common is common
area.  Areas of "common" or "limited common" are shown by diagram.

7. Building ties are to the interior corners of unit walls.

8. Utility easements necessary to allow for access and maintenance of utilities
serving units other than the unit they are located in are hereby granted by this
plat.

9. The current zoning is SCI Industrial. Refer to the City of Hailey Zoning
Ordinance for specific information about this zone.

10. The owner is Emerald City LLC. The surveyor/representation is Mark E.
Phillips, Galena Engineering, Inc., 317 N. River St., Hailey, Idaho 83333.

11. This property is subject to the terms and conditions of the Annexation, Services
and Development Agreement, recorded as Instrument Number 461307, records
of Blaine County, Idaho, and the First Amendment to Annexation, Services, and
Development Agreement, recorded as Instrument Number 474736, Records of
Blaine County, Idaho.

12. This property is subject to the Covenants, Conditions, and Restrictions for
Airport West Subdivision recorded as Instrument No. 469403, as well as
additional Covenants, Conditions, and Restrictions recorded as Instrument No.
480279, Records of Blaine County, Idaho.

13. Refer to the Plat Notes, Annexation and Development Agreements, Conditions,
Covenants, and Restrictions pertaining to the original Plat of Airport West
Subdivision Phase II, recorded as Instrument No. 480276. In addition, this
property is subject to the Covenants, Conditions, and Restrictions for The Plat
of Lot 4HA, Block 4, Airport West Subdivision Phase II, recorded as Instrument
No. 501632, records of Blaine County, Idaho

14. Snow Storage Easements for the private platted roadway easements shown
hereon are to benefit all lots within this block. Snow storage is for the private
street and not for the internal parking or circulation within the lots. Lot owners
may relocate said easements with a plat amendment as long as the
predetermined square footage does not decrease.

15. Within the private street shown hereon, easements are granted for public
access and for the maintenance and reconstruction of utilities. No structures
shall be placed within the private street.
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Trees

16,555 S.F.

Ground Covers

Bark Mulch 14,205 S.F.

Kentucky Blue Grass Sod

25' 6' min. 4' min. Full Canopy, Healthy, Good FormCont.1
Red Maple

Acer grandidentatum

SYM. KEY QTY. COMMON NAME
SCIENTIFIC NAME SPREADHEIGHTSIZEROOTO.C. COMMENT

RE

Installed in Planter Beds

Rock Mulch 2,056 S.F.

25' #7 4' min. 3' min. Full Canopy, Healthy, Good FormCont.6
Sky Rocket Juniper
         Juniperus scopulorum 'Sky Rocket'SR

Native Grass Seeding 2,935 S.F. Installed along southwest boundary

Shrubs
3'  gal. 3' min. 3' min. Healthy, Good FormCont.RD 30

Redtwig Dogwood
Cornus alba "Elegantissima"

Pink Princess Cinquefoil
Potentilla fruiticosa 'Pink Princess' 3'  gal. 3' min. 3' min. Healthy, Good FormCont.PI 50

Shrubs

3' 1 gal. 12" min. 12' min.Cont.MU
Mugo Pin

Pinus mugo Healthy, Good Form52

3' 1 gal. 12" min. 12' min.Cont.CR
Creeping Mahonia

Mahonia repens Healthy, Good Form64

3' 1 gal. 12" min. 12' min.Cont.IV Ivory Halo® Dogwood
Cornus alba 'Bailhalo' Healthy, Good Form85

Norway Spruce Pumila Dwarf
Picea abies 'Pumila'

5' 5 gal. 4' min. 4' min. Full Canopy, Healthy, Good FormCont.SN 39

5'  3 gal. 3' min. 3' min. Full Canopy, Healthy, Good FormCont.NE 37

Common Snowberry Bush
Symphoricarpos albus

SYM. KEY QTY. SPREADHEIGHTSIZEROOTO.C. COMMENTCOMMON NAME
SCIENTIFIC NAME

25' 6' min. 4' min. Full Canopy, Healthy, Good FormCont.4
Chokecherry
         Prunus virginianaCH 2.5"

cal.

2.5"
cal.

25' 6' min. 4' min. Full Canopy, Healthy, Good FormCont.4 Littleleaf Linden
         Tilia cordataLL 4"  cal.

25' 6' min. 4' min. Full Canopy, Healthy, Good FormCont.10
Honeylocust
    Gleditsia triacanthos inermis 'Imperial'HO 3"  cal.

Installed in Alley Areas, &
between units along drive

3' min. 3' min. Full Canopy, Healthy, Good FormDwarf Fountain Grass
Pennisetum alopecuroides 'Hameln'

3'  1 gal.Cont.DW 90

Coppertina® Ninebark
Physocarpus opulifolius 'Mindia' 5'  3 gal. 3' min. 3' min. Full Canopy, Healthy, Good FormCont.NI 25

As shown
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	2021 08 16 FF DR LL Greens.pdf
	Notice: Notice for the August 2, 2021 public hearing was published in the Idaho Mountain Express on July 14, 2021 and mailed to property owners within 300 feet on July 14, 2021.

	DR FF McMinn 001.pdf
	17.06.060 Criteria.
	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, mate...

	2021 08 16 SR PP Condominium Conversion Emerald City.pdf
	Complete Application 
	Engineering: No comments 
	Life/Safety: The conversion and separation of units shall meet IFC and City Standards.
	Planning: It appears that all exterior lighting is Dark Sky compliant; however, any and all exterior lighting that does not meet City Standards shall be replaced with Dark Sky compliant fixtures. This has been made a Condition of Approval.
	Building: No comments 
	Streets: No comments
	Applicability: The configuration and development of proposed subdivisions shall be subject to and meet the provisions and standards found in this Title, the Zoning Title and any other applicable Ordinance or policy of the City of Hailey and shall be in accordance with general provisions of the Comprehensive Plan.
	1. Streets, whether public or private, shall provide an interconnected system and shall be adequate to accommodate anticipated vehicular and pedestrian traffic.
	2. Non-vehicular circulation routes shall provide safe pedestrian and bicycle ways and provide an interconnected system to streets, parks and green space, public lands, or other destinations.
	3. Water main lines and sewer main lines shall be designed in the most effective layout feasible.
	4. Other utilities including power, telephone, cable, and gas shall be designed in the most effective layout feasible.
	5. Park land shall be most appropriately located on the Contiguous Parcels.
	6. Grading and drainage shall be appropriate to the Contiguous Parcels.
	7. Development shall avoid easements and hazardous or sensitive natural resource areas.




