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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On August 7, 2023, the Hailey Planning and Zoning Commission considered a Hillside Overlay
Modification Application by the Bureau of Land Management (“BLM”, Shoshone Field Office — Twin Falls
District), Blaine County Recreation District (“BCRD”), and the City of Hailey (“City”), for the construction
of two (2) new recreational trails, proposed as the Hangman Gulch and Olympia Gulch trails. The
Hangman Gulch Trail is proposed to impact approximately 0.6 miles of City property (Hillside Overlay
District), providing shared recreational opportunities that include both motorized (restricted to Class | E-
bike) and nonmotorized uses. The Olympia Gulch Trail is proposed to offer the same shared-use
recreational opportunities, and it is planned to impact approximately 0.2 miles of BCRD property (no
Hillside Overlay District area). Primary access to the Hangman Gulch Trail will be located at Old Cutter’s
Park, within the Old Cutter’s Subdivision. The Olympia Gulch Trail will be accessed from existing trail
connections located at Keefer Park, in addition to an access point along Laurelwood Drive, just north of
Keefer Park.

The proposed trails will be located to the north (Hangman) and south (Olympia) of Quigley Canyon. The
northern parcel boundary can be described as LOTS 1,2,3,4, S1/2N1/2, N1/251/2, SWSE SEC 3 2N 18E.
The southern parcel boundary can be described as N1/2, S1/2SE SEC 14 2N 18E. Hangman Gulch Trail
construction is proposed for parcels owned by the City of Hailey, the BLM, and Quigley Farm and
Conservation Community, LLC.. Olympia Gulch Trail Construction is proposed for parcels owned by the
City of Hailey, the BLM, and the BCRD. Both trails will touch parcels zoned as Recreational Green Belt
(RGB) District, as well as the Hillside Overlay District.

FINDINGS OF FACT

Notice:

Notice for the public hearing was first published in the Idaho Mountain Express on July 19, 2023, and
mailed to property owners within 300 feet on July 19, 2023. The City of Hailey received fourteen (14)
written public comments prior to the Public Hearing, both in support and opposition of the proposed
project. In-person and virtual attendance for this project’s Public Hearing was robust as well, and
numerous comments were made and recorded.

Application:

The Applicant Team is proposing to develop, and/or amend, portions of two (2) shared-use recreational
trails, located directly to the north and south of Quigley Canyon. The proposed names of the trails are
Hangman Gulch Trail and Olympia Gulch Trail, respectively. The project proposes to build upon existing
trail infrastructure in the geographic scope that is both formal and informal in nature and presents a
range of current trail health conditions. Specific project outcomes include defining trail surfaces, re-
routing damaged or informal sections to promote resource resilience (including sensitive vegetation,
habitats, and wildlife), and constructing new trail sections for recreational continuity in public lands east
of the City of Hailey.

At the August 7, 2023 Public Hearing, the Commission and the Applicant discussed the importance of
offering accessible, well-defined, and safe trail systems that promote sustainable trail use and mitigate
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negative resource impacts over time. The Applicant also highlighted that purpose-built trail systems (as
opposed to user-created, informal, “social” trail systems) give land managers and other resource
stakeholders the ability to dynamically manage recreational impact from season to season, enforce
regulations and closures, and restrict access when necessary. City Staff believe that this project will
create sustainable, resilient trail systems that concentrate recreation traffic and reduce the likelihood of
informal trail creation, similar to that of previously approved recreational trails, the Quigley Loop Trail
and Quigley-to-Keefer Park (“Toe of the Hill”) BLM Connection Trail (which included three downbhill flow
trails), all of which have been constructed and are in use today, and were approved by the Planning and
Zoning Commission in November 2018.

Many public comments were offered, and much discussion given to, the impact that increased,
formalized recreational trail resources could potentially have on wildlife populations that inhabit the
various drainages and canyon areas of the two (2) trails. The Applicant Representative from the BLM
reminded Public Hearing Participants and the Commission that in 2021, the City of Hailey signed a
Memorandum of Understanding (MOU) to establish roles and responsibilities for implementing annual
and conditional restrictions associated with the BLM Wood River Valley Recreation and Access
Environmental Decision Record. This MOU allows the City of Hailey and the BLM to monitor recreation’s
impact on wildlife and apply restrictions and/enforcement as necessary.

Multiple Commissioners and the Applicant pointed out that on BLM land (of which the majority of this
trail will be built on), hiking “cross-country” or off of the trail is permitted, which arguably has a more
significant impact on wildlife than concentrated trail use. Additionally, much the project’s area of scope
is open to hunting in the fall months. The Applicant Team also noted that these trails will continue to be
managed with seasonal closures for wildlife, as found necessary by BLM and Idaho Fish and Game
Officials.

Other points of concern for the proposed trails centered around increased traffic and parking issues at
Old Cutter’s Park, a City of Hailey-owned park that was developed in conjunction with the large Old
Cutter’s Subdivision in northeast Hailey. This park is proposed to provide an access point for the
Hangman Gulch Trail, which will be open to horseback users (in addition to the Olympia Gulch Trail).
Neighbors and residents of the Old Cutters Subdivision expressed concern for horse trailers occupying a
parking area that has already been experiencing high use and lack of open spaces during the summer
season. While the Commission acknowledged the impacts and conflicts that horse trailers could
potentially have in the Old Cutters Park area, they noted that the likelihood of any trail use by horseback
riders in this area was very low; the Commission drew upon anecdotal evidence of horseback-rider use
patterns, which are generally focused in remote, hard-to-access areas that minimize the potential for
encounters with other trail users and dogs. With the consistent use and heavy presence of dogs in the
Old Cutters/Hangman Gulch area, the Commission found it unlikely that horse trailers would be
frequently using the parking area, if at all. The Commission also reminded the audience of the Public
Hearing that public day-use parking in the City right-of-way is permitted across the City, and that any
parking violations could be quickly handled by the Hailey Police Department, as the park and the trail’s
access point is on City property.

Lastly, at the direction of various public comments and discussion with the Applicant, the Commission
found it beneficial to add a Condition of Approval, Condition “c.”, which requires that signage for
seasonal closures, avalanche closures, and other regulatory matters be installed on-site, as well as dog
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waste disposal facilities. These trailhead enhancements will safeguard the health and safety of both
users and the broader ecosystem that this trail system will occupy.

The project proposal aims to create sustainable, multi-use trails for foot, horseback, and bicycle
activities during non-winter months, and hiking or snowshoeing activities in winter (subject to
conditions and BLM winter travel restrictions). On BLM land, Class | E-bikes (defined as pedal-assist with
speeds not to exceed 20 miles per hour) will also be allowed on the trails. According to Hailey Municipal
Code, Section 17.04N.010 A.10, the Hillside Overlay District permits nonmotorized recreational access
on hillsides where appropriate to the terrain and neighboring uses. E-bike recreation is growing in
Hailey, and managing this user group has been a challenge across different jurisdictions and regulation
schemes. While the proposed trail systems enhance E-bike opportunities, conflicting permitted uses
between City and BLM-owned land may affect travel continuity. That said, the Commission and Council
approved a recent Text Amendment Application (August 2022), which defined standards and use
provisions for E-bikes within the City of Hailey, on pathways, within public spaces, and within the public
rights-of-ways. In summary, E-bikes — with speeds not to exceed 20 miles per hour — were permitted
within all of these areas. The small portion of City property is considered a public space, and the
Commission found that e-bike use would be permissible on this section of the trail.

Staff also highlighted the social equity implications associated with this project. According to data
available through the Climate and Economic Justice Screening Tool?, (Council of Environmental Quality,
Executive Office of the President of the United States), the neighborhood areas directly adjacent from,
and providing access to, the proposed recreational trails have been identified as “disadvantaged”. This
census tract scored in the 71st percentile nationally for “People in households where income is less than
or equal to twice the federal poverty level, not including students enrolled in higher ed”. The
“Woodside” neighborhood corridor hosts the highest density of people and households within the City
of Hailey, according to 2020 US Census data?. Specifically, the proposed Olympia Gulch Trail will provide
enhanced recreation opportunities for these families and individuals, opportunities which are highly
accessible in proximity to homes and free to use and enjoy. The Commission was very receptive to this
component of the project, and noted the importance of capitalizing on opportunities to create equitable
recreation resources as they arise, especially with “shovel-ready”, fully funded projects.

Other benefits presented by the Applicant Team’s proposal include enhanced connectivity between
recreational trail areas and Mountain Rides’ Safe Routes to School transportation network, and a
potential reduction in “vehicle miles traveled” for Hailey citizens seeking proximal and convenient
recreational trail opportunities and public land access.

Procedural History:
The Hillside Overlay Modification Permit Application was submitted on May 19, 2023 and certified

complete on June 2, 2023. A Public Hearing before the Planning and Zoning Commission for approval or
denial of the project was held on August 7, 2023, in the Hailey City Council Chambers and virtually via
Microsoft Teams Meeting, at which time the Commission voted on a motion to approve the Application.

1 1 https://screeningtool.geoplatform.gov/en/#11.45/43.4927/-114.2535
2 2 https://tinyurl.com/7yry6wy5
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General Requirements of the Hillside Overlay District

Compliant Standards and Staff Comments
Yes | No N/A | City Code City Standards and Staff Comments
O [] [17.04N.050 Complete Application
] | [ |pepartment Engineering: No comments

Comments Life/Safety: No comments
Water and Sewer: No comments
Building: No comments
Streets: No comments
Finding: Compliance. These standards have been met.

] | [ [7-.04N.070.01 |A, Siting New Buildings: The siting of new buildings or structures shall

General demonstrate through visual simulation graphics or other graphic means that the
building or structure does not skyline from any public street or improved public
trail.

Staff Comments  |No new buildings are proposed at this time. All development proposed will be trail-
based to accommodate spring, summer, and fall recreationalists. Winter use of the
trails will be possible, however, the trails will not be maintained or groomed, and
they will be subject to any BLM winter travel restrictions put in place to protect
wildlife and/or public safety. Most of the trail construction is proposed for areas
leading away from public streets and avoiding ridgelines/areas of prominence. This
will prevent “sky-lining” from occurring and impacting the viewshed.

Finding: Compliance. This standard has been met.
O O B. Neutral Colors: Buildings shall be designed with neutral colors or with colors
naturally found in the surrounding hillsides.

Staff Comments  |N/A, as no buildings are proposed at this time.

] O] C. Recreation Uses, Amenities: All recreation uses and amenities shall be
appropriate to the terrain, with minimal visual impact.

Staff Comments  |The proposed trail systems will accommodate a variety of recreationalists, including

bikers (E-bike and mountain bike), hikers, and winter recreationalists (snowshoeing,
Nordic skiing, hiking, etc.), subject to BLM winter travel restrictions. These trail
isystems will actively engage Hailey residents and visitors, alike.

The terrain will be constructed in such a way to minimize visual impact on the site,
after an appropriate regrowth period has occurred. The Applicant has informed Staff
that the portion of the Hangman Gulch Trail on City property is south-facing and
dominated by Cheat Grass. This vegetation type grows low to the ground and does
not revegetate well after deep soil disturbance. As per standard trail construction
lractices, a re-seeding effort will be conducted after trail placement. Re-seeding will
incorporate native seed.

The proposed trail systems are designed to serve all populations and age ranges. The
Applicant has provided photo documentation of the regrowth of similarly designed
and constructed trails in the Wood River Valley, showing diminishing visual impact
after just a few seasons. These photos are located in the Applicant file and available
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upon request.

A Trail Dozer will be utilized to cut into the hillside to accommodate various users
and their choice of recreation. Partial and full bench cuts will be implemented to
create sustainable trail systems, while effectively draining water to mitigate soil and
trail erosion. Native plants will be reincorporated on uphill and downhill sides of the
trail systems to better blend the trail into the hillside and more efficiently minimize
the visual impact.

IAdditionally, a significant degree of the proposed trail construction will occur on
hillside aspects that do not face or are not readily visible from adjacent residential

parcels. This system design will also mitigate visual impact.

Finding: Compliance. This standard has been met.

D. Wildlife Impact: All development shall minimize impact on wildlife migration
corridors and wintering grounds. (Ord. 1191, 2015)

IStaff Comments

The proposed Trail Development Plan seeks to serve multiple user groups, while
considering environmental and geographical factors. The BLM is required to conduct
a NEPA analysis of the proposed trail project, its impacts, and alternative actions to
consider, prior to final project approval. This analysis includes impacts on wildlife.

The City of Hailey has taken actions to help plan, manage, and mitigate recreational
conflicts with wildlife. In 2021, the City of Hailey signed a Memorandum of
Understanding (MOU) to establish roles and responsibilities for implementing annual
and conditional restrictions associated with the BLM Wood River Valley Recreation
and Access Environmental Decision Record. This MOU allows the City of Hailey and
the BLM to monitor recreation’s impact on wildlife and apply restrictions
and/enforcement as necessary. Past actions of the MOU have included things like
winter closures to recreational travel in certain areas, as well as restrictions on the
presence of dogs during certain seasons. The City of Hailey is fully supportive of
continued collaboration with the BLM and other wildlife stakeholders, adjusting
recreation policy and access congruently with the dynamic nature of wildlife
management.

Most segments of the trail systems are proposed to be constructed mid-slope in
canyons/drainages located directly to the north and south of Quigley Canyon. Areas
within Quigley Canyon have been identified as wildlife migration corridors and
wintering ranges. Creating new trail systems outside of the Quigley area offers the
potential for decreasing the intensity and frequency of recreational impacts on
wildlife within the known habitat of Quigley.

That said, a portion of the proposed Hangman Gulch Trail will be located in an area
designated as a wildlife migration corridor, according to the City of Hailey’s
Comprehensive Plan Land Use Map. It should also be noted that this map represents
2010 conditions and patterns; the City’s Community Development Department is
actively updating Comprehensive Plan metrics and policies at the time of this
project’s review. City Staff will respond to evolving knowledge and conditions to
ensure that Hangman Gulch Trail’s recreational traffic minimizes effects on wildlife.

Finding: Compliance. This standard has been met.
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17.04N.070.02
Grading

A. Unstabilized Cut Slopes: Unstabilized cut slopes shall be designed and
constructed according to the recommendations of a qualified engineer, unless a
structural alternative such as a retaining wall or other measure acceptable to the
city is provided.

IStaff Comments

All Unstabilized Cut Slopes will be designed and constructed according to the
recommendations of a qualified engineer. Final Design shall be reviewed by the City
Engineer prior to construction. This has been made a Condition of Approval.

Finding: Compliance. This standard has been met.

B. Retaining Walls: Retaining walls may be preferred as a means to break up long,
uninterrupted cuts. These retaining walls should be interspersed with other cut
slopes if possible, to break up the length. Retaining walls should be no higher than
four feet (4') or terraced with a three foot (3') horizontal separation of walls. They
should be constructed of materials that are utilized elsewhere on the site, or of
natural or decorative materials. Landscaping should be provided within or in front
of extensive retaining walls.

IStaff Comments

N/A, as no retaining walls are proposed at this time.

C. Cuts and Fills: Cuts and fills shall be shaped, rounded, minimized and
nonuniform to simulate natural existing contours.

IStaff Comments

Full and Partial Bench Cuts will be utilized across the project scope. Specifically,
sections of tread will be cut across the side, or contour, of the hills. The cuts will
either be full width or partial width, depending on the section of trail. A full bench
trail is constructed by cutting the full width of tread into the hillside. The entire tread
is dug down to compacted mineral soil, which creates a more consistent and stable
tread over time. This method, though initially more effort to construct, lasts
indefinitely with very little maintenance and erosion over time. See image below.
Full Bench Trail

Critical Point &
(Rounded)

b Critical Point
(Rounded)

® Trail Tread (outsloped 5%)

A partial bench trail is constructed by cutting away only part of the hill, and the soil
that has been removed will be placed at the lower edge of the trail, with an attempt
to establish the desired tread width.

Full and Partial Bench Cuts assist in supporting the surrounding vegetation
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appropriately, while effectively draining water to mitigate soil and trail erosion.
Whether full or partial bench cuts are utilized, all will be rounded and gently blended
to simulate natural existing contours. Native plants will also be reincorporated on all
sides of the trail systems to better blend the trail into the hillside and more efficiently,
minimize the visual impact.

Finding: Compliance. This standard has been met.

D. Grading: No grading shall be allowed for purposes other than for the
preparation of the ground for structures and for access.

IStaff Comments

Grade Reversals will be incorporated throughout the proposed trail systems. More
specifically, a Grade Reversal is where a climbing trail levels out and then changes
direction, dropping subtly for 10 to 50 linear feet before rising again. This change in
grade benefits drainage and the life of the trail system. The change in grade forces
water to exit the trail at the low point of the Grade Reversal. See image below.

Grade Reversal %&

Water may become
trapped on trail and
flow long distances if
there are no grade
reversals.

A grade reversal
forces water to
drain off the trail.

Grade Reversals effectively divide the trail into short, individual watersheds, so the
drainage characteristics of one section of trail won’t affect any other section of trail.

Finding: Compliance. This standard has been met.

E. Thirty Percent Slopes: All slopes greater than thirty percent (30%) shall remain
undisturbed, unless otherwise required by the wildland/urban interface code. If
evidence acceptable to the city is provided showing that the strict enforcement of
}this provision would prohibit access to the lot or that placement of utilities would
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be impossible, then the applicant may apply for a waiver to this provision.
Waivers shall only be considered in situations where strict application of the
requirements of this section will deny to the developer the reasonable and
beneficial use of the property in question, and not in situations where the
developer establishes only that exceptions will allow a more financially feasible
project.

IStaff Comments

ISlope Grade for the proposed trail system is approximately six (6%) percent. All
isummer and winter trails are expected to be constructed at 6% grade or less. Slopes
over 30% are not impacted by trail development.

Finding: Compliance. This standard has been met.

F. Building Code Compliance: All retaining walls and grading shall comply with the
most currently adopted edition of the international building code. (Ord. 1191,
2015)

IStaff Comments

N/A, as no retaining walls are proposed. All grading shall comply with the 2018
International Building Code, which is the most current adopted edition in the City of
Hailey.

17.04N.070.03
Storm Drainage

IA. Runoff Discharge: Provisions for runoff discharge shall be designed to safely
retain stormwater or adequately carry and discharge accumulated runoff into
drainage channels, storm sewers or natural watercourses so it does not cause
damage or flooding to neighboring properties. The design standard shall be the
25-year, one-hour rainfall event defined as one inch (1") per hour.

IStaff Comments

IN/A. See item (D) for further detail on Grade Reversals, or trail drainage.

B. Drainage Improvements: The Commission may require the Applicant to design
and construct drywells or other drainage improvements to control and reduce
runoff from the site. The design for these facilities, including the soil percolation
rate for all dry well locations, shall be submitted for approval as part of the storm
drainage plan. (Ord. 1191, 2015)

IStaff Comments

IN/A. See item (D) for further detail on Grade Reversals, or trail drainage.

17.04N.070.04
Erosion Control

IA. Stabilization Methods: All areas on the property graded for development,
disturbed by construction or altered in any other way which may increase soil loss
due to water and wind erosion shall be stabilized by one or more of the following
methods:

1. Revegetated with native drought tolerant plant materials, including, but
not limited to, flowering plants, low shrubs or native grasses growing in
the immediate vicinity; or

2. Stabilized with flexible, biodegradable materials or synthetic soils
erosion matting in conjunction with native grasses. Where native grasses
are used for erosion control, written specifications shall be submitted to
the city indicating the grass mix, preparation of seed bed, method of
application and maintenance schedule.

IStaff Comments

See items (C) and (D) for further detail on cuts, fills and drainage.

Finding: Compliance. This standard has been met.

B. Maintenance: Where vegetation is proposed as an erosion control method for
disturbed or graded land, the new vegetation shall be adequately maintained to

prevent erosion. (Ord. 1191, 2015)
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IStaff Comments

Proposed trails will be engineered to minimize erosion and shed water efficiently. On
the downhill slopes of the trail, the Applicant Team will work to maintain as much
organic material in the disturbed area as possible. Slopes, underneath the actual
trail, will see most of this organic material, so as to stimulate native revegetation.

The Applicant Team also noted that targeted reseeding could take place, if after
completion of the trail systems, native vegetation has not adequately filled in the
disturbed areas. If deemed necessary, and to ensure targeted reseeding occurs, this
has been made a Condition of Approval.

Finding: Compliance. This standard has been met.

D D 17.04N.070.05
Public Streets,

Private Streets,
Driveways and
Utilities

Public streets, private streets, driveways, and utilities shall meet the definitions
and design standards of the Hailey subdivision ordinance.

/A. Natural Contours: Public and private streets, driveways and utilities shall run
with the existing natural contours to the maximum extent possible.

IStaff Comments

IN/A, as no public streets, private streets, driveways, or utilities are proposed at this
time.

B. Cut, Fill Areas: Cut and/or fill areas for public and private streets and driveways
shall not exceed five feet (5’) above or below record grade.

IStaff Comments

IN/A, as no public streets, private streets, driveways, or utilities are proposed at this
time.

C. Grades: Grades for public and private streets and driveways shall be
constructed in accordance with the Hailey Subdivision Ordinance. Exceptions and
additional standards for driveways are noted below:

1. The Commission may approve additional grade up to a maximum slope
acceptable to the fire chief, if the commission finds that the proposed
grade results in a driveway that better meets the intent and purpose of
this HO district;

2. If the driveway is greater than one hundred fifty feet (150') in length,
there shall be an approved turnout that meets fire department
turnaround criteria and standards;

The minimum turning radius for any private driveway shall be in conformance
with the standards of the wildland/urban interface code. (Ord. 1191, 2015

IStaff Comments

IN/A, as no public streets, private streets, driveways, or utilities are proposed at this

time.

17.04N.90 Conditions.

The Commission or Hearing Examiner may impose any conditions which it deems necessary to secure
the purpose of City regulations and give effect to the Comprehensive Plan. Conditions which may be
attached include, but are not limited to those which will:

A. Preserve the environmental, recreational and aesthetic values and other benefits of
hillsides, integral to the character of the city;

B. Maintain slope and soil stability;

C. Prevent cuts and fills, including those for access roads and driveways, that exacerbate
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the natural hazards, such as erosion and landslide, associated with developing on
hillsides;

Encourage grading that follows natural contours, and encourage native landscaping;
Require that any grading performed adhere to best practices for engineering and soil
conservation to avoid erosion and landslides and to have as minimal effect on the
environment as possible;

Require maintenance for three (3) years, and financial security in an amount required
by the commission, of graded areas where vegetation is proposed as erosion control
to ensure that such revegetation conforms to the approved erosion control plan;
Direct development of buildings and other structures to appropriate areas of lowest
elevation on hillside properties where such areas are part of the parcel or lot under

consideration;

Ensure safe and reasonable access to and from the properties, including access by
emergency services;

Require conformance with approved plans;

Require guarantees such as performance bonds as to compliance with the terms of the
approval;

Control the sequence, timing and nature of development; and

Require that all development shall conform to any approved grading plan, storm
drainage plan and erosion control plan. (Ord. 1191, 2015).

CONCLUSIONS OF LAW

The Commission approved the Hillside Overlay Modification Permit Application submitted by the Bureau
of Land Management (“BLM”, Shoshone Field Office — Twin Falls District), Blaine County Recreation
District (“BCRD”), and the City of Hailey (“City”) on August 7, 2023.

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

1.

2.
3.
4.

Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given.

The project is in general conformance with the Hailey Comprehensive Plan.

The project does not jeopardize the health, safety, or welfare of the public.

Upon compliance with the conditions set forth, the project conforms to the applicable standards of
Chapter 17.06, Design Review, other Chapters of the Zoning Ordinance and City Standards.

DECISION
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The Hillside Overlay Modification Application by the Bureau of Land Management, Blaine County
Recreation District, and the City of Hailey, for approval of the construction of two (2) new recreational
trails, proposed as the Hangman Gulch and Olympia Gulch trails, with the Hangman Gulch Trail proposed
to impact approximately 0.6 miles of City property (Hillside Overlay District) and provide shared
recreational opportunities that include both motorized (restricted to Class | E-bike) and nonmotorized
uses, and the Olympia Gulch Trail, proposed to offer the same shared-use recreational opportunities and
planned to impact approximately 0.2 miles of BCRD property, 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 (c) are met:

a. All Unstabalized Cut Slopes will be designed and constructed according to the recommendations
of the City Engineer. Final Design shall be reviewed by the City Engineer prior to construction.

b. If deemed necessary, targeted reseeding shall occur if after completion of the trail systems,
native vegetation has not adequately filled in the disturbed areas.

c. Proper closure, restriction, and risk mitigation signage and dog-waste disposal facilities shall be
provided to safeguard the health and safety of both users and the broader ecosystem that this
trail system will occupy.

Signed this day of ,2023.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, Community Development Assistant
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On August 7, 2023, the Hailey Planning and Zoning Commission considered and approved a Design
Review Application submitted by Chase Benson c/o Benko Construction, LLC, for the construction of a
commercial addition of new office space, 866 square feet in size, as well as the construction of a second-
floor, two (2) bedroom, 760 square foot accessory dwelling unit. This project is associated with a Lot
Line Adjustment Application, which was approved on July 17, 2023.

The proposed project is located at 14 E EIm Street, Block 9, Lot 1A (0.17 acres). It is located within the
Transitional (TN) and Townsite Overlay (TO) Zoning Districts. This project is known as Benson Dental.

FINDINGS OF FACT

Notice: Notice for the public hearing was published in the Idaho Mountain Express on July 19, 2023, and
mailed to property owners within 300 feet on July 19, 2023. No additional mailings were made or
notices posted. No public comments were received during the public commenting period as well.

Background and Project Overview: On June 27, 2023, Benko Construction, LLC, submitted a Design
Review Application on behalf of Chase Benson to construct a commercial addition of new office space,
866 square feet in size, as well as to construct a two (2) bedroom, 760 square foot accessory dwelling
unit directly above, onsite at 14 E. Elm Street.

The project site currently hosts a single-story dental office, with 1,349 square feet of interior floor space
(incl. basement). With the existing office and a shed on site, the lot currently holds 1,220 square feet of
building footprint. The Applicant proposed a first-floor commercial addition to the existing building, to
include four (4) new exam rooms, a storage space, and a break room. These additions amount to 866
square feet of new dental office/commercial space. Given the ongoing housing challenges for citizens
and businesses in Hailey, and to retain a quality workforce, the Applicant also proposed to construct a
new, two (2) bedroom accessory dwelling unit located directly above the dental office space. This ADU
addition will be 760 square feet in size.

The Planning and Zoning Commission’s deliberations at the August 7" Public Hearing were generally
straightforward and in favor of the Applicant’s proposed design. The Commission provided the Applicant
with feedback on the placement of required site features, such as on-site parking and snow storage
areas. They also recommended that the Applicant include a window for the ADU’s west elevation to
enhance natural lighting and air cross-flow through the unit, although they did not make this a Condition
of Approval. The Applicant was receptive to all suggestions and is currently working with their building
team to amend all site and structure plans to correspond with Commission recommendations. Amended
site and building plans will be submitted, per these suggestions and the other Conditions of Approval
placed upon the Applicant’s original submission.

Procedural History: The Application was submitted on June 27th, 2023 and certified complete on June
28th, 2023. A public hearing before the Planning and Zoning Commission for approval, denial, or
continuation of the project was held on August 7, 2023, in the Hailey City Council Chambers and virtually
via Microsoft Teams.
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General Requirements for all Design Review Applications

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

17.06.050

Complete Application

(|

Department
Comments

Streets, Engineering:

All infrastructure will require detailed final construction drawings to be
submitted to the city and approved by the city prior to construction. All
construction must conform to City of Hailey standard drawings, specifications,
and procedures. This has been made a Condition of Approval.

Finding: Compliance. These standards will be met.

Life/Safety: -

Water & Wastewater:

The Applicant’s proposed Accessory Dwelling Unit must tap into the site’s
existing sewer tap,; the ADU shall not tap into the sewer mainline a second time,
relative to the site. This has been made a Condition of Approval.

Finding: Compliance. These standards will be met.

Building: No comments.

17.09.040 On-site
Parking Req.

See Section 17.09.040 for applicable code.

Staff Comments

Per the Hailey Municipal Code, mixed-use buildings require 1.5 parking spaces
per unit. Additionally, commercial buildings are required to provide one (1)
parking space for every 1000 square feet of gross building area. After the
commercial dental office addition, the total square footage of the commercial
building area will be 2,215 square feet. The required number of parking spaces
for this project is 3.5.

Ten (10) street parking spaces are currently present along the site’s northern
frontage (Elm Street), including one (1) handicap accessible space. These spaces
have historically serviced activity at 14 E EIm Street, and they will continue to do
so; however, these parking spaces are not restricted to the commercial use, and
other residents have the ability to park within the ROW as needed.

Per Municipal Code requirements for the ADU, one (1) on-site parking space
must be provided. The Applicant team is amending their site plan to include one
(1) on-site parking space for the resident(s) of the ADU, in addition to a walkway
that provides safe access from the parking space to the ADU’s front entry, which
faces 1°t Avenue.
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The Applicant shall submit amended site plans that include the required on-site
parking and site circulation features, per Hailey Municipal Code. These amended
site plans are required to be submitted, prior to issuance of a Building Permit.
This has been made a Condition of Approval.

Finding: Compliance. This standard has been met.

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.

Staff Comments

N/A. Existing ROW parking totals ten (10) spaces. The required number of onsite
parking spaces for this project is three-and-one-half (3.5). 200% of three-and-
one-half (3.5) is 7 spaces. Due to all commercial parking being located within
the public right-of-way, this standard does not apply.

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:

Overlighting;

Energy waste;

Glare;

Light Trespass;

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.

VR WNPE

Staff Comments

The Applicant has proposed exterior lighting that is fully shielded, downcast and
located at the recommended seven (7) foot height. Light fixture samples have
been submitted and were included in the packet for the Commission to review.
Finding: Compliance. This standard has been met.

Bulk
Requirements

Townsite Overlay (TO)) Zoning District:

Staff Comments

- Building Height:
Permitted Building Height: 30’
Proposed Building Heights: 25’ 6”

- Setbacks
Required Setbacks:

Front Yard (North/Elm Street): 12’
Side Yard (West/Alleyway): 6’
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Side Yard (East/1°t Avenue): 12’
Rear Yard (South/Private Property): 9’

Proposed Setbacks:

Front Yard (North/Elm Street): Match existing structure
(nonconforming)/approximately 4’

Side Yard (West/Alleyway): Approx. 32’

Side Yard (East/1% Street): 16’ 2”
Rear Yard (South/Private Property): 30°2”

Maximum lot coverage permitted in the Transitional and Townsite Overlay
Zoning Districts is 30%. The lot currently holds 1,220 square feet of building
footprint (office and shed). 886 square feet of new building footprint is
proposed, for a total of 2,126 square feet of lot coverage. Lot size (incl. Lot Line
Adjustment and according to Blaine County GIS) is 7,201 square feet. The
proposed lot coverage is just under 30%. This requirement has been met.

The Applicant shall submit revised architectural elevations, clearly detailing
building elevation at record grade, prior to issuance of a Building Permit. This

has been made a Condition of Approval.

Finding: Compliance. These standards will be met.

O] O 17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.
Improvements
Required
Staff Comments | N/A. Sidewalks and drainage improvements are present along the site’s EIm
Street frontage. After discussions with the Public Works and Streets
Departments, it was found that sidewalk improvements along the site’s 1%
Avenue frontage may not be compatible with long-term development planning
for the 1 Avenue corridor, and are therefore not necessary at this time.
O O 17.06.070(B) In the Townsite Overlay District, any proposal for new construction or addition of a

Required Water

garage accessing from the alley, where water main lines within the alley are less than

System six (6) feet deep, the developer shall install insulating material (blue board insulation

Improvements 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 | Finding: Compliance. This standard will be 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
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around buildings that are usable by the residents and allow for safe access
to buildings

Staff Comments

The proposed design will not impact the existing building’s primary entrance;
patients of the dental office will still be ensured safe access from Elm Street.
The elevated deck space and second-story entrance to the proposed ADU will
benefit from southerly sun exposure, granting safe access to the residence. The
lot area behind the existing building and proposed addition will remain open,
aside from a single onsite parking space, with all vegetation being retained
through development (impacted grass will be replaced). This offers residents of
the ADU significant usable space around the building, in addition to the ADU’s
exterior deck space.

Finding: Compliance. 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 site plan inventories existing plant material on site. In discussions with the
Applicant, they have confirmed that no trees, bushes, or other vegetation will
be removed with the development. As indicated on the site plan, grass
impacted by construction will be replaced as needed.

Finding: Compliance. 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

Patients of the dental office, including the proposed addition, will continue to
have safe access to the building’s entrance via established sidewalks and
walkways. Exterior lighting is proposed for the new ADU entrance, promoting
safe access after daylight hours. The proposed ADU’s entrance will face
directly east, accessed via an exterior staircase. A new concrete pathway will
connect the ADU entrance to an onsite parking space for the ADU, to be
located at the rear of the parcel and accessed via the alleyway.

Finding: Compliance. 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 building services, including trash storage/pickup areas and utility
boxes, are located on the western property boundary, adjacent to the
alley. Existing sheds shield these features from view of the office
building’s entrance and the residential area of the ADU. Snow storage
is proposed for the western and northern property boundary; no
conflict among uses is anticipated.

- Ground and roof-mounted equipment shall be shown on the building
permit plans and are subject to Staff review and approval.
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- Equipment shall be screened from view and shall not interfere with
any walkways or sidewalks.
These measures have been made Conditions of Approval.

Finding: Compliance. These standards have been met.

17.06.080(A)1e

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

Staff Comments

The alley along the western edge of the property shall be utilized for building
services.
Finding: Compliance. 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.

Staff Comments

N/A

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, Tl 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

On-site parking for all uses was originally proposed at the front of the existing
dental office building, as striped spaces in the City right of way. For
commercial purposes, this parking will remain in scope and use. Business and
clientele type will ensure that vehicles are not present in the City right of way
during snow removal operations. However, on-site parking for the ADU
residents will now be developed at the rear of the parcel, behind the existing
building and proposed addition. The singular space will be accessed via the
alley. The Applicant will ensure that the ADU residential onsite parking does
not interfere with snow removal operations or accumulation.

Finding: Compliance. These standards will be 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

Commercial on-site parking will be accessed from Elm Street along the
property’s front/northern boundary, as it has been historically provided. On-
site parking for the resident(s) of the ADU will be located at the rear of the
parcel, behind the existing building and proposed addition. The singular space
will be accessed via the alley.

Finding: Compliance. These standards will be 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

A snow storage area was originally provided on-site on the parcel’s eastern
boundary. However, after discussion with City Staff and recommendation from
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the Commission, the Applicant now intends to place snow storage along the
western property line adjacent to the site’s existing shed. This will ensure
accessibility by all types of snow removal vehicles.

Finding: Compliance. 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

As currently proposed, the snow clearance area is approximately 133 square
feet in size, requiring 33 square feet of snow storage space. 144 square feet of
snow storage area has been provided by the Applicant, meeting this
requirement. However, with the required development of onsite parking for
the ADU, the snow clearance area will increase. The Applicant shall ensure
that their provided snow storage area is large enough to accommodate the
addition of the onsite parking and walkway, per Hailey Municipal Code. This
has been made a Condition of Approval.

Finding: Compliance. This standard will be 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 comply with this standard.

Finding: Compliance. This standard has been met.

17.06.080(A)1l

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

Staff Comments

N/A

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

With original site plans, snow storage areas did not appear to impede any of
the stated items. With the amended site plans, to include on-site parking at
the rear of the parcel and the Applicant’s new snow storage area along the
western property line, it still appears that snow storage areas will not impede
any of the above stated items.

Finding: Compliance. 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

The snow storage area will be landscaped with existing grass native to the site.

Finding: Compliance. 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
O | O 17.06.080(A)2a a. The proportion, size, shape, and rooflines of new buildings shall be

compatible with surrounding buildings.

Staff Comments

The proportion, size, shape, and rooflines of the office addition and second-
story ADU are each compatible with the site’s existing building and buildings of
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the surrounding area. New roof pitch does not differ substantially from that of
the exiting building, and the ADU carries a roof pitch and design traditional of
residential structures. While the scale of the ADU’s facades is larger than those
of the proposed addition and existing building, it matches in form and
maintains the same horizontal plane. The proposed addition has a footprint
width and length that is slightly less than the existing building, and its single-
story design will ensure compatibility with surrounding residences.

Finding: Compliance. This standard has been met.

17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments

N/A, as the project is not a corporate design.

17.06.080(A)2¢

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

Staff Comments

Building design for the commercial addition and ADU each emphasize human
scale and promote pedestrian use and human interaction. The northern
frontage of the existing building includes flower boxes, a sidewalk and deck
area, and picket fencing. The Applicant is also proposing to install a bike rack
at the building’s entrance with this development, further enhancing the
pedestrian nature of the site. Three (3) new windows, matching in scale and
elevation to the eye-level windows of the existing building, encourage visual
engagement with the ground-level commercial addition.

Finding: Compliance. This standard has been met.

17.06.080(A)2d

d. The front facade 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 facade of the proposed building faces the street and includes
windows, a portion of the ADU’s covered porch area, and wooden
beam/railing features enclosing the porch. This change in material, and the
increased depth of view offered from the covered porch, create human scale
and break up the largest building surface of the project.

Finding: Compliance. 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

The proposed first-story addition to the site’s existing building matches in
scale, roof and wall form, window selection, and material. The second-story
ADU addition follows the same material and color pattern as the proposed
addition below. The placement of the ADU on the eastern property frontage,
where multiple mature trees and vegetation exist, helps creates cohesiveness
across the site. The large trees will match in scale to the ADU, preventing the
ADU addition from dominating the viewshed and grouping like-sized parcel
features together.

Finding: Compliance. 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.
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Staff Comments

The exterior walls of the proposed building incorporate a variety in color
between the lap siding (light gray) and window trim (white), but a variety is
material or texture is not present. Wooden beams, the exterior staircase, and
the railings associated with the ADU provide variety in material, texture, and
color for the eastern frontage of the proposed building. The Commission
recommended that the Applicant include window features on the western
elevation of the proposed ADU addition, both for functional and aesthetic
reasons. This facade does not currently incorporate any windows or variety in
materials, textures, or colors. Pending structural approval from the Applicant’s
building team, the Applicant will submit revised elevations that show the
window addition, as well as other information that is associated with
Conditions of Approval for other standards included in this report.

Finding: Compliance. 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 chosen exterior building colors are muted and traditional, creating
compatibility with the existing building and surrounding neighborhood. The
traditional roof pitch and material, as well as building fagade shape and style
ensure that the Townsite Overlay’s neighborhood character is preserved.

Finding: Compliance. 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

N/A, as no flat-roofed buildings are proposed.

117.06.080(A)2i

i.  All buildings shall minimize energy consumption by utilizing

[ER1][RD2] 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 Applicant has stated that they plan to minimize energy consumption by

incorporating/utilizing the following:

- Double Glazed Windows
- Low Emissivity Glazing
- LED lighting will be utilized throughout the project
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17.06.080(A)2j
[ER3][RDA4]

Finding: Compliance. This standard has been met.
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

Submitted plans show appropriate roof pitch and design. Gutters will prevent
snow and water from falling directly onto entries and ingress/egress
walkways.

Finding: Compliance. 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

Existing right-of-way infrastructure adjacent to the site (catch basin) will
continue to ensure that water will be properly transported away from
pedestrian walkways and prevented from freezing.

Finding: Compliance. This standard has been met.

17.06.080(A)2l

. 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

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 Section
17.08A.020 of this title.

Staff Comments

N/A, as one (1) sign exists on site and no additional signage is proposed.

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
OO 17.06.080(A)3a a. Accessory structures shall be designed to be compatible with the
principal building(s).

Staff Comments | The proposed ADU carries a design which mirrors that of the other site
addition, as well as the principal building. Material of lap siding appears to
match siding for the principal building, and muted siding colors are
incorporated and compatible throughout.

Finding: Compliance. This standard has been met.
0Ol O 17.06.080(A)3b b. Accessory structures shall be located at the rear of the property.

Staff Comments | The ADU will be located at the far eastern property boundary, with its

entrance facing away from the primary entrance of the principal building. Due
to existing structure placement and building design, as well as setback
requirements for the narrow lot, Staff and the Commission are amendable to
the proposed placement of the ADU.

Finding: Compliance. This standard has been met.
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17.06.080(A)3c

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

Staff Comments

N/A, as newly constructed walls and fencing are not proposed.

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

N/A, as newly constructed walls and fencing are not proposed.

17.06.080(A)3e

e. Allroof 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

N/A, as no roof projections are proposed at this time.

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

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

Existing utility boxes will be screened from view by the existing shed structures
on site. It does not appear that any ground or roof-mounted mechanical
equipment is proposed, if so, any and all ground and roof mounted mechanical
equipment shall be screened from view. This has been made a Condition of
Approval.

17.06.080(A)3h

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

Staff Comments

The original site plan submitted by the Applicant calls out a power line on the
western property boundary that will be run above ground. The Applicant has
clarified with Staff and the Commission that power for the site is actually
located underground, and the above-ground call-out was included in error. The
Applicant has confirmed with staff that they will show power as located
underground in the amended site plans, to be submitted prior to issuance of a
Building Permit.

Finding: Compliance. This standard has been met.

17.06.080(A)3i

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

Staff Comments

No appurtenances will be permitted on poles.

Finding: Compliance. This standard has been met.

4. Landscaping: 1

7.06.080(A)4, items (a) thru (n)

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments
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O 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 | N/A gs no new landscaping is proposed.

1 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.

Staff Comments | N/A gs no new plant species are proposed. It appears that plant materials will
be appropriate for the environment.

O 17.06.080(A)4c c. At aminimum, 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 | N/A, as no new plant species (drought tolerant or other) are proposed.

O] 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. Newly
landscaped areas shall include trees with a caliper of no less than two-and-
one-half (2 }5) inches. A maximum of twenty percent (20%) of any single
tree species shall not be exceeded in any landscape plan, which includes
street trees. New planting areas shall be designed to accommodate typical
trees at maturity. Buildings within the LI and SCI-I Zoning Districts are
excluded from this standard.

Staff Comments | N/A, as no new landscaped areas are proposed; all existing landscaping to be
retained.

O] 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, qgs the proposed project is located within the Transitional and Townsite
Overlay (TN, TO) Zoning Districts.

n 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 | Sjte plans show existing flower boxes and planters at the front of the existing
building.

Finding: Compliance. This standard has been met.

O 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 | Storm water runoff appears to be directed to an existing catch basin on the
property’s northern frontage, east of the principal building’s entrance and
within the City’s right of way. Upon assessment of plant material and
vegetation on site, water is being retained via natural topography and
supporting the growth and resilience of plant material on site.

Finding: Compliance. This standard has been met.
O 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).
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Staff Comments | A plan for maintenance of landscaping has not been provided. It is assumed
that landscaping/maintenance will be the responsibility of Benson Dental and
their associates. This has been made a Condition of Approval.

Finding: Compliance. This standard has been met.
O O 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 existing or proposed at this time

O O 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 existing or proposed at this time

n n 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 existing or proposed at this time
O O 17.06.080(A)4l . Landscaping should be provided within or in front of extensive retaining
walls.

Staff Comments | N/A, as no retaining walls are existing or proposed at this time

O O 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 existing or proposed at this time

O O 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 existing or proposed at this time

General Requirements for Accessory Dwelling Units
Compliant Standards and Staff Comments
Yes | No N/A | City Code City Standards and Staff Comments
] 0 17.08D.020 Applicability.
A. The standards of this section apply to all Accessory Dwelling Units created after
February 10, 2021, whether created by new construction, addition, or conversion
of an existing building or area within an existing building.
O | 17.04D.030 General Provisions.
A. Accessory Dwelling Units may be located within, or attached to, a principal
building or may be located within a detached accessory building. Detached
Accessory Dwelling Units may comprise the entirety of the accessory building or
may comprise part of the floor area of an accessory building with another
permitted accessory use or uses comprising of the remaining floor area.
Staff Comments | The proposed ADU will be attached to the principal building, via the

proposed commercial office addition.
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Finding: Compliance. This standard has been met.

O B. Only one (1) Accessory Dwelling Unit is permitted on a lot.
Staff Comments | Only one (1) ADU is proposed onsite.
Finding: Compliance. This standard has been met.

O C. Accessory Dwelling Units are only permitted in conjunction with single-family
residences in residential zones. In the Townsite Overlay, Transition and SCI
zones, Accessory Dwelling Units are permitted in conjunction with commercial
buildings. In Business, Limited Business and Neighborhood Business, one or
more residential unit(s) are considered.

Staff Comments | The proposed ADU is in conjunction with an existing commercial building, and both
are located within the Transitional Zoning District.
Finding: Compliance. This standard has been met.

O] D. Accessory Dwelling Units in the Special Flood Hazard Area (SFHA) shall have the
top of the lowest floor elevated no lower than the flood protection elevation as
defined in Section 17.04J.020, “Definitions”, of the Hailey Municipal Code. For
new construction or substantial improvements in the SFHA, all applicable
requirements of Article 17.04J). Flood Hazard Overlay District (FH) shall apply.

Staff Comments | N/A, as the proposed ADU is not located within the Special Flood Hazard Area.

O] 17.08D.040: A. All Accessory Dwelling Units created after February 10, 2021, shall be issued an

Registration of Accessory Dwelling Unit Compliance Certificate.

Accessory

Dwelling Units

Required

Staff Comments | Upon completion of construction for the proposed ADU, a Compliance Certificate
will be issued.
Finding: Compliance. This standard has been met.

O] 17.08D.050: A. Where a lot contains both a primary dwelling unit and an Accessory Dwelling

Occupancy Unit, only one dwelling unit shall be utilized for Short-Term Occupancy;

Restrictions -

Short Term

Occupancy

Staff Comments | N/A, as the lot only contains an ADU, in conjunction with a commercial building.
However, Benson Dental intends to use the ADU as a long-term rental for their
employees.

O] B. When one dwelling unit is utilized for Short-Term Occupancy, the other unit shall
be owner-occupied or utilized as a long-term rental, with long-term occupancy
being a period of thirty-one (31) days or more.

Staff Comments | N/A, as only one dwelling unit is proposed for the site.
] 17.08D.060: A. Scale: The floor area of an Accessory Dwelling Unit (ADU) is limited to no more

Subordinate
Scale and Size

than 66% of the gross square footage of the principal building, or the maximum
floor area permitted for an ADU based on the lot size or zone, whichever is less.
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Staff Comments

The gross square footage of the principal building, after the proposed addition is
included, is 2,215 square feet, setting a 1,461.9 square foot limit (66%) for floor
area for the proposed ADU. The ADU has been designed at 760 square feet in
size.

Finding: Compliance. This standard has been met.

B. Maximum Floor Area:
Lot Size (square Minimum Gross Floor Area Maximum Gross Floor Area
feet) (square feet)! (square feet)V
Up to 7,000 300 900
7,001 - 8,000 300 950
Lots 8,001 and
greater

300 1,000

Gross square footage calculations for Accessory Dwelling Units does not include
exterior, uncovered staircases. Interior staircases and circulation corridors are
included.

Staff Comments

Please refer to Section 17.08D.060A, noted above, for further details.

Finding: Compliance. This standard has been met.

C. Number of bedrooms: Accessory Dwelling Units may have a maximum of two (2)
bedrooms.

Staff Comments

The proposed ADU has two (2) bedrooms.

Finding: Compliance. This standard has been met.

17.08D.070:
Livability

A. Outdoor Access: All Accessory Dwelling Units shall have a designated area to
access the outdoors. Examples include a balcony, porch, deck, paver patio, or
yard area delineate by fencing, landscaping, or similar treatment so as to provide
for private enjoyment of the outdoors. This area shall be no less than 50 square
feet in size. The Outdoor Access area shall be approved through the Design
Review process.

Staff Comments

The proposed ADU included 125 square feet of covered outdoor deck space, located
at the ADU’s second-story entrance.

Finding: Compliance. This standard has been met.

Chapter 17.09: Parking and Loading

17.09020.05.B

Parking areas and driveways for single-family, accessory dwelling unit, and duplex
residences may be improved with compacted gravel or other dustless material.

Staff Comments

The Applicant will ensure that the on-site parking area for the ADU is improved with
an appropriate dustless material.

Finding: Compliance. This standard will be met.

17.09.020.05.D

Mitigation for Accessory Dwelling Unit parking spaces: Parking stalls for Accessory
Dwelling Units shall be reviewed to assess light trespass into residential indoor living areas
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on adjacent properties. Mitigation measures may include fencing, landscaping, screening,
landscape walls, and similar treatments.

Staff Comments | The proposed building, parking orientation, and scale of the Elm Street right-of-way
will mitigate light trespass into the surrounding residential areas.
Finding: Compliance. This standard has been met.

O] 17.09.040.01 Accessory Dwelling Units and all dwelling units less than 1,000 square feet require one (1)
parking space per unit. A site developed with both a primary dwelling less than 1,000
square feet in size and an Accessory Dwelling Unit shall provide a minimum of 2 spaces.
Parking for Accessory Dwelling Units must be provided on site. Existing parking in excess
of the required parking for a single-family unit shall count towards the total required
parking.

Staff Comments | One (1) on-site parking space will be provided for the ADU, to be shown on
amended site plans.
Finding: Compliance. This standard has been met.

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 Title, and City
Standards.

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

1. Ensure compliance with applicable standards and guidelines.

2. Require conformity to approved plans and specifications.

3. Require security for compliance with the terms of the approval.

4. Minimize adverse impact on other development.

5. Control the sequence, timing and duration of development.

6. Assure that development and landscaping are maintained properly.

7. Require more restrictive standards than those generally found in the Zoning Title.
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.
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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. Inthe 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:

PwnNPE

Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given.

The project is in general conformance with the Hailey Comprehensive Plan.

The project does not jeopardize the health, safety, or welfare of the public.

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 submitted by Chase Benson c/o Benko Construction, LLC, for the
construction of a commercial addition of new office space, 866 square feet in size, as well as the
construction of a two (2) bedroom, 760 square foot accessory dwelling unit directly above, to be located
at 14 E Elm Street, Block 9, Lot 1A (0.17 acres) within the Transitional (TN) and Townsite Overlay (TO)
Zoning Districts, finding that the project does not jeopardize the health, safety or welfare of the public
and the project conforms to the applicable specifications outlined in the Design Review Guidelines,
applicable requirements of the Zoning Ordinance, 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 Municipal Code at

the time of the new use.

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 All infrastructure will require detailed final construction drawings to be submitted to the

city and approved by the city prior to construction. All construction must conform to

City of Hailey standard drawings, specifications, and procedures.
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ii.  The Applicant’s proposed Accessory Dwelling Unit must tap into the site’s existing sewer

tap; the ADU shall not tap into the sewer mainline a second time, relative to the site.

The Applicant shall submit amended site plans that include the required onsite parking and site

circulation features, per Hailey Municipal Code. These amended site plans are required to be

submitted, prior to issuance of a Building Permit.

The Applicant shall ensure that their provided snow storage area is large enough to

accommodate the addition of the onsite parking and walkway, per Hailey Municipal Code.

Maintenance and snow removal of sidewalks, interior to the site and along site perimeter, shall

be maintained by the Applicant.

The Applicant shall submit revised architectural elevations, clearly detailing building elevation at

record grade and any facade changes, prior to issuance of a Building Permit.

All ground and roof-mounted equipment shall be shown on the building permit plans and are

subject to Staff review and approval. Equipment shall be screened from view and shall not

interfere with any walkways or sidewalks.

All utility boxes will be located at the rear of the buildings and/or screened from view of the

public street.

All landscaping/maintenance will be the responsibility of Benson Dental and their associates.

All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.

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.

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.

Signed this day of ,2023.

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 7, 2023, the Hailey Planning and Zoning Commission considered a Preliminary Plat
Application by Pilling Family Trust, represented by Manya Yamada, wherein two (2) cottage lots in
Sunbeam Subdivision Phase | (SUNBEAM SUBDIVISION PHASE 1 LOT 41 BLK 3, SUNBEAM SUBDIVISION
PHASE 1 LOT 49 BLK 3) are subdivided into ten (10) sublots for cottage units. This project is located along
the public streets of San Badger Drive, Eclipse Street, and Sunbeam Street within the Limited Residential
(LR-1) Zoning District.

FINDINGS OF FACT

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to property
owners on July 20, 2023.

Background: The Final Plat for Phase | of the Sunbeam Subdivision was approved on April 12, 2021—
wherein Tax Lot 6655, Section 9 & 10, T2N, R18E, Hailey, was subdivided into 85 units on 70 lots. Phase |
includes three (3) cottage lots for a total of 18 cottage units, as outlined in the Planned Unit
Development (PUD) Agreement (recorded on June 29, 2020; Instrument #670234). Now, the Pilling
Family Trust, represented by Manya Yamada, proposes to subdivide two (2) of the Phase | cottage lots,
Lots 41 and 49, into ten (10) sublots to serve cottage units under a Preliminary Plat Application. If
approved, a new subdivision within Phase | of the Sunbeam Subdivision would be developed, recorded,
and named Panorama Point Subdivision.

The Application for the Panorama Point Subdivision proposes to subdivide the 1.02 acres of Lots 41 and
49 into ten (10) sublots between 0.07 and 0.14 acres in size. As such, this application generally aligns
with the planned number of cottage units for Phase | of the Sunbeam Subdivision. The remaining eight
(8) cottage units— required of the cottage lot 64, which is 0.93 acres in size— will then be an average of
about 0.12 acres in size.

Of relevance to this project, the Hailey Municipal Code defines the following cottage, townhouse, and
sublot terms in the following ways:

TOWNHOUSE DEVELOPMENT: A multi-family residential project of two (2) or more townhouse units,
where permitted under the Hailey zoning ordinance, which may be constructed as either or both of the
following:

A. Building(s) containing two (2) or more townhouse units erected generally in a row, with each unit
being separated from the adjoining unit or units by a party wall or walls, subject to building and fire code
requirements, and all other applicable codes and ordinances, and with party walls extending from the
basement floor to the roof along the dividing townhouse sublot line. Each unit has its own access to the
outside, and no unit is located over another unit in part or in whole.

B. "Cottages", which are buildings containing single townhouse units on individual townhouse sublots,
provided the separation between units and/or buildings complies with applicable building and fire code
requirements and all other applicable codes and ordinances.

TOWNHOUSE SUBLOT: The lot resulting from platting a residential townhouse development. Townhouse
sublots shall have a minimum area equal to that of the perimeter of each individual townhouse unit, and
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an additional area three feet (3') in width adjacent to any opening, measured at the foundation. Said
sublots shall not be buildable for structures other than a "townhouse unit", as defined in this section.
Platting of sublots shall follow the procedures set forth in this title and other applicable codes in effect. All
other detached and/or accessory buildings shall be contained within the perimeter of the townhouse
sublot, except as otherwise permitted herein.

TOWNHOUSE UNIT: A dwelling including a minimum of one bathroom and a single kitchen, designed for
or occupied as a unit by one family for living and cooking purposes, located in a townhouse development
on a platted townhouse sublot.

As specified in the Code, a cottage is a building that contains a single townhouse unit on an individual
townhouse sublot. Per Code, townhouse units are required to include a minimum of one (1) bathroom
and one (1) kitchen. Furthermore, townhouse units are to be designed or occupied by one (1) family. In
other words, cottages are small single-family housing units due to the typically small size of townhouse
sublots. As presented to the Commission on May 15, 2023 and June 20, 2023, Staff is developing an
ordinance to accommodate cottage developments with definitions, standards, and zoning that are
distinct from other housing types. At this point in time, cottage development applications—such as this
one— will be held to the existing standards within Hailey’s Municipal Code. Staff has worked internally
with the Applicant to communicate the City Council’s priorities for the character and intent of cottage
developments, as they were negotiated in the Sunbeam Subdivision Planned Unit Development
Agreement.

Since the Applicant presented to the Planning & Zoning Commission in January and the City Council in
February, the proposed plat for Panorama Point Subdivision has been updated to include one (1) parking
access lane to service the ten (10) cottage sublots. The updated driveway design adheres to the
Condition of Approval for the Final Plat of Sunbeam Phase | that states: “Minimal driveway crossings of
the 10’-wide multi-use paths are preferred.” While the parking access lane cuts through the center of
the development and does not lead to a joint garage, as envisioned by the Council, and drafted in the
cottage development ordinance, the proposed design adheres with the existing code.

Procedural History: The Applicant submitted their first Preliminary Plat Application for the Panorama
Point Subdivision on December 5, 2022, it was certified complete on December 12, 2022. A public hearing
before the Planning and Zoning Commission took place on January 17, 2023, at which time the proposed
plat was recommended to the City Council for approval. On February 27, 2023, a public hearing before
the City Council took place, at which time they took no action. The Council found that the proposed design
with seven (7) separate driveways off the public streets contradicted the intent of the existing cottage
code, and the Condition of Approval for the Final Plat of the Sunbeam Subdivision Phase .

This property is subject to a Planned Unit Development (PUD) Agreement dated June 18, 2020
(Instrument #670234), as well as the Final Plat for Phase | of the Sunbeam Subdivision that was
approved on April 12, 2021.

Standards of Evaluation for a Subdivision

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O | O 17.06.050 Complete Application
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Department
Comments

Engineering: Public Works Staff have reviewed the proposed application. Any
issues, questions, or concerns will be thoroughly reviewed and discussed with
the Applicant prior to final design.

Fire/Safety: No comments.

Water and Sewer: No comments.

Building: No comments.

Streets: 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: S

treets:

Co

mpliant

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

N/A — The public streets for Phase | of the Sunbeam Subdivision were platted in
2021 and have since been built/are existing. The project proposed here does not
include any new streets.

The Commission found this standard to be met.

Cul-De-Sacs; Dead-End Streets: Cul-de-sacs or dead-end streets shall be
allowed only if connectivity is not possible due to surrounding topography or
existing platted development. Where allowed, such cul-de-sacs or dead-end
streets shall comply with all regulations set forth in the IFC and other
applicable codes and ordinances. Street rights-of-way extended into un-
platted areas shall not be considered dead end streets.

Staff Comments

N/A — No cul-de-sacs nor dead-end streets are proposed.

C.

Access: More than one access may be required based on the potential for
impairment of a single access by vehicle congestion, terrain, climatic
conditions or other factors that could limit access.

Staff Comments

N/A — Each of the proposed cottage units includes a public street frontage,
additional access points are not required.

D.

Design: Streets shall be laid out so as to intersect as nearly as possible at right
angles and no street shall intersect any other street at less than eighty (80)
degrees. Where possible, four-way intersections shall be used. A
recommended distance of 500 feet, with a maximum of 750 feet, measured
from the center line, shall separate any intersection. Alternatively, traffic
calming measures including but not limited to speed humps, speed tables,
raised intersections, traffic circles or roundabouts, meanderings, chicanes,
chokers, and/or neck-downs shall be a part of the street design. Alternate
traffic calming measures may be approved with a recommendation by the City
Engineer. Three-way intersections shall only be permitted where most
appropriate or where no other configuration is possible. A minimum distance
of 150 feet, measured from the center line, shall separate any 2 three-way
intersections.
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Staff Comments

N/A — No streets are proposed, only driveways from public streets.

E.

Centerlines: Street centerlines which deflect more than five (5) degrees shall
be connected by a curve. The radius of the curve for the center line shall not
be more than 500 feet for an arterial street, 166 feet for a collector street and
89 feet for a residential street. Alternatively, traffic calming measures
including but not limited to speed humps, speed tables, raised intersections,
traffic circles or roundabouts, meanderings, chicanes, chokers, and/or neck-
downs shall be a part of the street design. Alternate traffic calming measures
may be approved with a recommendation by the City Engineer.

Staff Comments

N/A — No public streets nor traffic calming measures are proposed.

F.

Width: Street width is to be measured from property line to property line. The
minimum street width, unless specifically approved otherwise by the Council,
shall be as specified in City Standards for the type of street.

Staff Comments

N/A — No public streets are proposed.

G.

Roadways: Roadway, for the purpose of this section, shall be defined as the
area of asphalt from curb face to curb face or edge to edge. Roadway includes
areas for vehicle travel and may include parallel or angle in parking areas. The
width of roadways shall be in accordance with the adopted City Standards for
road construction.

Staff Comments

N/A — No roadways are proposed.

H.

Road Grades: Road Grades shall be at least two percent (2%) and shall not
generally exceed six percent (6%). Grade may exceed 6%, where necessary, by
1% (total 7%) for no more than 300 feet or 2% (total 8%) for no more than 150
feet. No excess grade shall be located within 200 feet of any other excess
grade nor there any horizontal deflection in the roadway greater than 30
degrees within 300 feet of where the excess grade decreases to a 2% slope.

Staff Comments

N/A — No new road grades are proposed. The public streets are existing and
meet City Standards.

Runoff: The developer shall provide storm sewers and/or drainage areas of
adequate size and number to contain any runoff within the streets in the
subdivision in conformance with the applicable Federal, State and local
regulations. The developer shall provide copies of state permits for shallow
injection wells (drywells). Drainage plans shall be reviewed by City Staff and
shall meet the approval of the City Engineer. Developer shall provide a copy
of EPA’s “NPDES General Permit for Storm water Discharge from Construction
Activity” for all construction activity affecting more than one acre.

Staff Comments

N/A — Storm drains and/or drainage areas of adequate size are in place.

J.

Signage: The developer shall provide and install all street and traffic control
signs in accordance with City Standards.

Staff Comments

N/A — No signage is proposed, the proposed cottage units are located on existing
public streets.

K.

Dedication; Names: All streets and alleys within any subdivision shall be
dedicated for public use, except as provided herein. New street names (public
and private) shall not be the same or similar to any other street names used in
Blaine County.

Staff Comments

N/A — No new streets nor alleys are proposed.

L

Private Streets:

L. 1.

Private streets may be allowed (a) to serve a maximum of five (5) residential
dwelling units, (b) within Planned Unit Developments, or (c) within commercial
developments in the Business, Limited Business, Neighborhood Business, Light
Industrial, Technological Industry, and Service Commercial Industrial districts.
Private streets are allowed at the sole discretion of the Council, except that no
Arterial or Major Street, or Collector or Secondary Street may be private.
Private streets shall have a minimum total width of 36 feet, shall be constructed
to all other applicable City Standards including paving, and shall be maintained
by an owner’s association.




Preliminary Plat: Panorama Point Subdivision
Hailey Planning and Zoning Commission
Findings of Fact — August 7, 2023

Page 5 of 25

Staff Comments

N/A — No private streets are proposed.

L.2.

Private streets, wherever possible, shall provide interconnection with other
public streets and private streets.

Staff Comments

N/A — No private streets are proposed.

L.3.

The area designated for private streets shall be platted as a separate parcel
according to subsection 16.04.060C below. The plat shall clearly indicate that
the parcel is unbuildable except for public vehicular and public pedestrian
access and ingress/egress, utilities or as otherwise specified on the plat.

Staff Comments

N/A — No private streets are proposed.

L. 4.

Private street names shall not end with the word “Road”, “Boulevard”,
“Avenue”, “Drive” or “Street”. Private streets serving five (5) or fewer dwelling
units shall not be named.

Staff Comments

N/A — No private streets are proposed.

L.5.

Private streets shall have adequate and unencumbered 10-foot-wide snow
storage easements on both sides of the street, or an accessible dedicated snow
storage easement representing not less than twenty-five percent (25%) of the
improved area of the private street. Private street snow storage easements
shall not be combined with, or encumber, required on-site snow storage areas.

Staff Comments

N/A — No private streets are proposed.

L. 6.

Subdivisions with private streets shall provide two (2) additional parking spaces
per dwelling unit for guest and/or overflow parking. These spaces may be
located (a) within the residential lot (e.g., between the garage and the
roadway), (b) as parallel spaces within the street parcel or easement adjacent
to the travel lanes, (c) in a designated guest parking area, or (d) as a
combination thereof. Guest/overflow parking spaces are in addition to the
minimum number of parking spaces required pursuant to chapter 17.09 of this
code. The dimension of guest/overflow parking spaces shall be no less than ten
feet by twenty feet (10°x20’) if angle parking, or ten feet by twenty-four feet
(10'x24’) if parallel. Guest overflow parking spaces shall be improved with
asphalt, gravel, pavers, grass block, or another all-weather dustless surface. No
part of any required guest/overflow parking spaces shall be utilized for snow
storage.

Staff Comments

N/A — No private streets are proposed.

M

Driveways:

M. 1.

Driveways may provide access to not more than two (2) residential dwelling
units. Where a parcel to be subdivided will have one lot fronting on a street,
not more than one additional single-family lot accessed by a driveway may be
created in the rear of the parcel. In such a subdivision, where feasible (e.g., no
driveway already exists), both lots shall share access via a single driveway.
Driveways shall not be named.

Staff Comments

The proposal includes one (1) parking access lane, which will service all cottage
units within the subdivision. Ingress/egress are achieved via this singular
approach from Sunbeam Street.

The Commission found this standard to be met.

Driveways shall be constructed with an all-weather surface and shall have the
following minimum roadway widths:

a) Accessing one residential unit: twelve feet (127)

b)  Accessing two residential units: sixteen feet (16”)
No portion of the required fire lane width of any driveway may be utilized for
parking, above ground utility structures, dumpsters or other service areas,
snow storage or any other obstructions.

Staff Comments

The proposed design and typical drawings appear to align with City standards.
The Public Works Department will ensure exact compliance during the Final Plat
process and prior to issuance of building permits.
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The Commission found this standard to be met.

Driveways longer than 150 feet must have a turnaround area approved by the
Fire Department. Fire lane signage must be provided as approved by the Fire
Department.

Staff Comments

N/A — None of the proposed driveways exceed one-hundred and fifty feet (150°).

M. 4.

Driveways accessing more than one residential dwelling unit shall be
maintained by an owner’s association, or in accordance with a plat note.

Staff Comments

This has been made a Condition of Approval.

M. 5.

The area designated for a driveway serving more than one dwelling unit shall
be platted as a separate unbuildable parcel, or as a dedicated driveway
easement. Easements and parcels shall clearly indicate the beneficiary of the
easement or parcel and that the property is unbuildable except for
ingress/egress, utilities or as otherwise specified on the plat. A building
envelope may be required in order to provide for adequate building setback.

Staff Comments

N/A — None of the proposed driveways serve more than one (1) residence.

M. 6.

No driveway shall interfere with maintenance of existing infrastructure and
shall be located to have the least adverse impact on residential dwelling units,
existing or to be constructed, on the lot the easement encumbers and on
adjacent lots.

Staff Comments

No driveways interfere with the maintenance of existing infrastructure. The
Applicant heeded the City’s directions and redesigned the proposed plat to
adhere to the City’s goals and intentions for communal style living within
cottage developments. The residential approaches are serviced by a communal
parking access lane.

The Commission found this standard to be met.

Parking Access Lane: A parking access lane shall not be considered a street but
shall comply with all regulations set forth in the IFC and other applicable codes
and ordinances.

Staff Comments

The proposed parking access lane has been approved by the Fire Department
and will be inspected for IFC compliance during the final plat inspections.

The Commission found this standard to be met.

Fire Lanes: Required fire lanes, whether in private streets, driveways or
parking access lanes, shall comply with all regulations set forth in the IFC and
other applicable codes and ordinances.

Staff Comments

N/A — Each of the proposed cottage units includes a public street frontage, as
such fire lanes are not required.

16.04.030: Si

dewalk

s and Drainage Improvements

Co

mpliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

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

The sidewalk and drainage improvements were constructed in Phase | of the
Sunbeam Subdivision. The existing pedestrian facilities and proposed drainage
are adequate for the site; however, any additional drainage requirements or
sidewalk repairs will be reviewed by City Staff prior to final design. This has been
made a Condition of Approval.

The Commission found this standard to be met.

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.
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Staff Comments

The sidewalks were constructed for Phase | of the Sunbeam Subdivision and are
equal the length of the public street frontage. Unless improvements are needed
to the existing sidewalks, this standard has been met. The Applicant shall repair
and/or install new sidewalks if the existing sidewalks are damaged during the
construction process. This has been made a Condition of Approval.

The Commission found this standard to be met.

C.

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

Staff Comments

The sidewalks were constructed for Phase | of the Sunbeam Subdivision, no new
sidewalks are proposed.

The Commission found this standard to be met.

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

The sidewalks were constructed for Phase | of the Sunbeam Subdivision, no new
sidewalks are proposed or necessary at this time.

The Commission found this standard to be met.

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

Staff Comments

N/A —This is a Preliminary Plat Application for a new cottage subdivision, this
project involves more than a Lot Line Adjustment.

16.04.040: Alleys an

d Easements

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
A Alleys:
O O A. 1. Alleys shall be provided in all Business District and Limited Business District
developments where feasible.
Staff Comments N/A — This project is in the Limited Residential (LR-1) Zoning District.
O O A. 2. The minimum width of an alley shall be twenty-six (26’) feet.
Staff Comments N/A — Alleys are not required, nor are they planned.
O O A. 3. All alleys shall be dedicated to the public or provide for public access.
Staff Comments N/A — Alleys are not required, nor are they planned.
O O A. 4. All infrastructures to be installed underground shall, where possible, be
installed in the alleys platted.
Staff Comments Alleys are not required, nor are they planned. The proposed underground

utilities are routed in two (2) groups, across the sublots and connecting to the
main lines at two (2) points—one on Sunbeam Street and another on San Badger
Drive. The City Water and Wastewater Departments are supportive of the
proposed plans.
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The Commission found this standard to be met.

A.5.

Alleys in commercial areas shall be improved with drainage as appropriate
and which the design meets the approval of the City Engineer. The Developer
shall provide storm sewers and/or drainage areas of adequate size and
number to contain any runoff within the streets in the subdivision upon the
property in conformance with the latest applicable Federal, State and local
regulations. The developer shall provide copies of state permits for shallow
injection wells (drywells). Drainage plans shall be reviewed by City Staff and
shall meet the approval of the City Engineer.

Staff Comments

N/A — Alleys are not required, nor are they planned for this parcel. This area is
residential and not commercial.

A. 6.

Dead-end alleys shall not be allowed.

Staff Comments

N/A — The proposed design does not include a dead-end alley.

AT

Where alleys are not provided, easements of not less than ten (10) feet in
width may be required on each side of all rear and/or side lot lines (total
width = 20 feet) where necessary for wires, conduits, storm or sanitary
sewers, gas and water lines. Easements of greater width may be required
along lines, across lots, or along boundaries, where necessary for surface
drainage or for the extension of utilities.

Staff Comments

The proposed plat includes:

« mutual reciprocal easements for access by all cottage units, as well as
by existing and future public and private utilities including, to utilities
including but not limited to water, sewer, drainage, cable tv,
telephone, natural gas and electrical lines over, under and across their
sublots for the repair, maintenance and replacement of those services;

e a10' Public Utility and Snow Storage Easement per Sunbeam
Subdivision Phase 1, recorded as Instrument Number 682301; and

e a15"wide Public Utility Easement to benefit the City of Hailey for the
maintenance and repair of sanitary sewer main.

Any concerns and/or issues with the proposed easements will be reviewed by the
City Engineer and resolved prior to final design. The Applicant shall also address
the easement and maintenance of the utilities in the CC&R’s for the subdivision.
Both stipulations have been made Conditions for Approval.

The Commission found this standard to be met.

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
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O | O 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:
Staff Comments A ten-foot (10’) wide easement on the public street frontage of each sublot is
shown for public utility and snow storage.

The Commission found this standard to be met.

O | O B. 1. To provide access through or to any property for the purpose of providing
utilities, emergency services, public access, private access, recreation,
deliveries, or such other purpose. Any subdivision that borders on the Big
Wood River shall dedicate a 20-foot-wide fisherman’s access easement,
measured from the Mean High-Water Mark, which shall provide for non-
motorized public access. Additionally, in appropriate areas, an easement
providing non-motorized public access through the subdivision to the river
shall be required as a sportsman’s access.

Staff Comments The easements have been explained in the prior Section 16.04.040.A.4. There is
no need for a river access easement, as this site does not border the Big Wood
River.

The Commission found this standard to be met.

O O B. 2. To provide protection from or buffering for any natural resource, riparian
area, hazardous area, or other limitation or amenity on, under, or over the
land. Any subdivision that borders on the Big Wood River shall dedicate a one
hundred (100) foot wide riparian setback easement, measured from the Mean
High-Water Mark, upon which no permanent structure shall be built, in order
to protect the natural vegetation and wildlife along the river bank and to
protect structures from damage or loss due to river bank erosion. A twenty-
five (25) foot wide riparian setback easement shall be dedicated adjacent to
tributaries of the Big Wood River. Removal and maintenance of live or dead
vegetation within the riparian setback easement is controlled by the
applicable bulk requirement of the Flood Hazard Overlay District. The riparian
setback easement shall be fenced off during any construction on the property.
Staff Comments N/A — No natural resource, riparian area, hazardous area or other limitation
requires an easement, as specified above, for the proposed subdivision.

O | O B. 3. Snow storage areas shall be not less than twenty-five percent (25%) of
parking, sidewalk and other circulation areas. No dimension of any snow
storage area may be less than 10 feet. All snow storage areas shall be
accessible and shall not be located over any above ground utilities, such as
transformers.

Staff Comments The measurements of the circulation areas are not provided; however, snow
storage is planned in the 10’ perimeter utility easement. This has been made a
Condition of Approval, and this standard shall be met prior to Final Plat
approval.

The Commission found this standard to be met.

16.04.050: Blocks

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O O 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 N/A — This subdivision and proposed plat involves an existing block. No new
blocks are proposed.
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16.04.060: Lots

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

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.

Staff Comments

The project parcel is subject to the Planned Unit Development (PUD) Agreement
for Phase | of the Sunbeam Subdivision. The PUD Agreement and Final Plat for
Phase | specified that three (3) cottage lots shall be developed into eighteen (18)
cottage units. In keeping with the affiliated PUD Agreement and Final Plat, this
application proposes ten (10) sublots between 0.07 and 0.14 acres in size, for
single-family cottage units. As such, the remaining cottage lot in Phase | (Lot 64,
0.93 acres) shall be developed into eight (8) cottage units of an average size of
0.12 acres.

Also of relevance, the Hailey Municipal Code specifies a minimum lot size for
townhouse sublots— “a minimum area equal to that of the perimeter of each
individual townhouse unit, and an additional area three feet (3') in width
adjacent to any opening, measured at the foundation”— but not a maximum
size. The proposed lots meet and exceed the minimum area required for
townhouse sublots.

The Commission found this standard to be met.

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

N/A

B.

Double frontage lots shall be prohibited except where unusual topography, a
more integrated street plan, or other conditions make it undesirable to meet
this requirement. Double frontage lots are those created by either public or
private streets, but not by driveways or alleys. Subdivisions providing a
platted parcel of 25 feet or more between any street right-of-way and any
single row of lots shall not be considered to have platted double frontage lots.
The 25-foot-wide parcel provided must be landscaped to provide a buffer
between the street and the lot(s).

Staff Comments

N/A — The plat does not include any double frontage lots.

C.

No unbuildable lots shall be platted. Platted areas that are not buildable shall
be noted as such and designated as “parcels” on the plat. Green Space shall
be clearly designated as such on the plat.

Staff Comments

N/A — Each of the proposed sublots are buildable.

D.

Asingle flag lot may be permitted at the sole discretion of the Hearing
Examiner or Commission and Council, in which the “flagpole” projection is
serving as a driveway as provided herein, providing connection to and
frontage on a public or a private street. Once established, a flag lot may not
be further subdivided, but a lot line adjustment of a flag lot is not considered a
further subdivision. The “flagpole” portion of the lot shall be included in lot
area but shall not be considered in determining minimum lot width. The
“flagpole” shall be of adequate width to accommodate a driveway as required
by this ordinance, fire and other applicable codes. Flag lots within the
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Townsite Overlay District are not allowed, except where parcels do not have
street access, such as parcels adjacent to the ITD right-of-way.

Staff Comments

N/A — No flag lots are proposed.

E.

All lots shall have frontage on a public or private street. No frontage width
shall be less than the required width of a driveway as provided under Sections
4.1.11.1 and 4.5.4 of this Ordinance. Townhouse Sub-Lots are excluded from
this requirement; provided, however, that Townhouse Developments shall
have frontage on a street.

Staff Comments

Nine out of ten of the proposed sublots have public street frontages.

The Commission found this standard to be met.

In the Townsite Overlay District, original Townsite lots shall be subdivided
such that the new platted lots are oriented the same as the original lots, i.e.
lots shall be subdivided in such a way as to maintain frontage on both the
street and alley. Exceptions may be made for corner properties with historic
structures.

Staff Comments

N/A — This project is not located within the Townsite Overlay (TO) Zone District.

16.04.070: Orderly Development

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

A.

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

Staff Comments

The proposed project— the development of cottages through Panorama Point
Subdivision—is subject to the Phasing Plan and Planned Unit Development for
Phase | of the Sunbeam Subdivision. Per the PUD Agreement, “All cottage lots
depicted in the PUD development Plan must be developed with cottage units by
the Owner or its successors or assigns.” The “Owner shall use commercially
reasonable efforts to expedite the development of said cottage units.” This
project—the proposed Panorama Point Subdivision—can be understood as a
subset of Phase | of the development of the Sunbeam Subdivision, Staff does not
see any reason to create an additional phasing plan for the development of the
proposed cottage units.

The Commission found this standard to be met.

Agreement: Developers requesting phased subdivisions shall enter into a
phasing agreement with the City. Any phasing agreement shall be approved
and executed by the Council and the Developer on or before the preliminary
plat approval by the Council.

Staff Comments

N/A — Neither the Applicant nor Staff are requesting that the proposed
subdivision be phased.

C.

Mitigation of Negative Effects: No subdivision shall be approved which affects
the ability of political subdivisions of the state, including school districts, to
deliver services without compromising quality of service delivery to current
residents or imposing substantial additional public costs upon current
residents, unless the Developer provides for the mitigation of the effects of
subdivision. Such mitigation may include, but is not limited to the following:

a) Provision of on-site or off-site street or intersection improvements.

b) Provision of other off-site improvements.

c) Dedications and/or public improvements on property frontages.

d) Dedication or provision of parks or green space.

e) Provision of public service facilities.

f)  Construction of flood control canals or devices.

g) Provisions for ongoing maintenance.

Staff Comments

N/A
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O O 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 — The Commission and Council completed this process for the Planned Unit
Development (PUD) Agreement for Phase | of the Sunbeam Subdivision, of which
this project is a part. The PUD required that a 4.54-acre park/open area space
and a six-foot (6”) wide pedestrian trail be completed during Phase I.

16.04.080: Perimeter Walls, Gates, and Berms

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O O 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. 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 — No perimeter walls, gates, landscape berms, nor retaining walls are
proposed.
16.04.090: Cuts, Fills, Grading and Drainage
Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O | O 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 The Commission and Council completed this process for the Planned Unit
Development Plan and Final Plat for Phase | of the Sunbeam Subdivision.
Through those processes, cottages were planned for this site.

The Commission found this standard to be met.

O | d Al A preliminary soil report prepared by a qualified engineer may be required by
the Hearing Examiner or Commission and/or Council as part of the preliminary
plat application.

Staff Comments The City Engineer will determine whether a Soils Report is required for this
project.
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The Commission found this standard to be met.

A 2.

A preliminary grading plan prepared by a civil engineer may be required by the
Hearing Examiner or Commission and/or the Council as part of the preliminary
plat application, to contain the following information:
a) Proposed contours at a maximum of two (2) foot contour intervals;
b) Cut and fill banks in pad elevations;
c) Drainage patterns;
d) Areas where trees and/or natural vegetation will be preserved,;
e) Location of all street and utility improvements including driveways
to building envelopes; and
f)  Any other information which may reasonably be required by the
Administrator, Hearing Examiner, Commission and/or Council.

Staff Comments

A Grading Plan has been submitted and is under review by the City Engineer.

The Commission found this standard to be met.

Design Standards: The proposed subdivision shall conform to the following
design standards:

B. 1.

Grading shall be designed to blend with natural land forms and to minimize
the necessity of padding or terracing of building sites, excavation for
foundations, and minimize the necessity of cuts and fills for streets and
driveways.

Staff Comments

Very little grading will be necessary as the site is relatively flat. That said, a
Grading Plan has been submitted and will be reviewed and approved by the City
Engineer prior to issuance of a Building Permit.

The Commission found this standard to be met.

B. 2.

Areas within a subdivision which are not well suited for development because
of existing soil conditions, steepness of slope, geology or hydrology shall be
allocated for Green Space for the benefit of future property owners within the
subdivision.

Staff Comments

N/A

B. 3.

Where existing soils and vegetation are disrupted by subdivision
development, provision shall be made by the Developer for Revegetation of
disturbed areas with perennial vegetation sufficient to stabilize the soil upon
completion of the construction, including temporary irrigation for a sufficient
period to establish perennial vegetation. Until such time as the vegetation
has been installed and established, the Developer shall maintain and protect
all disturbed surfaces from erosion.

Staff Comments

Erosion control and re-vegetation shall be included in the final design where
necessary. This has been made a Condition of Approval.

The Commission found this standard to be met.

B. 4.

Where cuts, fills or other excavation are necessary, the following development
standards shall apply:

a) Fill areas for structures or roads shall be prepared by removing all
organic material detrimental to proper compaction for soil stability.

b)  Fill for structures or roads shall be compacted to at least 95 percent
of maximum density as determined by American Association State
Highway Transportation Officials (AASHTO) and American Society of
Testing & Materials (ASTM).

c) Cutslopes shall be no steeper than two horizontals to one vertical.
Subsurface drainage shall be provided as necessary for stability.

d) Fill slopes shall be no steeper than three horizontals to one vertical.
Neither cut nor fill slopes shall be located on natural slopes of three
to one or steeper, or where fill slope toes out within twelve (12) feet
horizontally of the top of existing or planned cut slope.




Preliminary Plat: Panorama Point Subdivision
Hailey Planning and Zoning Commission
Findings of Fact — August 7, 2023

Page 14 of 25

e) Tops and toes of cut and fill slopes shall be set back from structures
and property lines as necessary to accommodate drainage features

and drainage structures.

Staff Comments

Proposed grading and drainage appear to be adequate for the site but shall
meet the approval of the City Engineer, this has been made a Condition of
Approval.

The Commission found this standard to be met.

B. 5.

The developer shall provide storm sewers and/or drainage areas of adequate
size and number to contain the runoff upon the property in conformance with
the applicable Federal, State, and local regulations. The developer shall
provide copies of state permits for shallow injection wells (drywells).

Drainage plans shall be reviewed by planning staff and shall meet the approval
of the City engineer. Developer shall provide a copy of EPA’s “NPDES General
Permit for Storm-water Discharge from Construction Activity” for all
construction activity affecting more than one acre.

Staff Comments

A Drainage Plan has been submitted. Runoff is proposed along the public street
frontage and landscaping. Storm water will be retained onsite. These have been
made Conditions of Approval and will be reevaluated at final design, prior to
Final Plat approval.

The Commission found this standard to be met.

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:

O O 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 — The proposed subdivision is not located in the Flood Hazard Overlay
District.

O O A. 2. Subdivisions located partially in the Flood Hazard Overlay District shall have
designated building envelopes outside the Flood Hazard Overlay District to the
extent possible.

Staff Comments N/A — The proposed subdivision is not located in the Flood Hazard Overlay
District.

O O A 3. Any platted lots adjacent to the Big Wood River or its tributaries shall have
designated building envelopes.

Staff Comments N/A — The proposed subdivision is not located adjacent to the Big Wood River
nor its tributaries.

O O B. Hillside Overlay District:

O O B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay
District shall comply with all provisions of Section 4.14, of the Zoning
Ordinance.

Staff Comments N/A — The proposed subdivision is not located within the Hillside Overlay District.

O O B. 2. Subdivisions located partially in the Hillside Overlay District shall have
designated building envelopes outside the Hillside Overlay District.

Staff Comments N/A — The proposed subdivision is not located within the Hillside Overlay District.

O O B. 3. All approved subdivisions shall contain a condition that a Site Alteration
Permit is required before any development occurs.

Staff Comments N/A — The proposed subdivision is not located within the Hillside or Floodplain

Hazard Overlay Districts. .

16.04.110: Parks, Pathways and Other Green Spaces

Co

mpliant

Standards and Staff Comments
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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 — The parks and pathways required of this site were accounted for in the
Planned Unit Development Agreement and Final Plat for Phase | of the Sunbeam
Subdivision.

Parks:

The developer of any subdivision, or any part thereof, consisting of three (3)
or more residential lots, including residential townhouse sub-lots and
residential condominium units, without regard to the number of phases
within the subdivision, shall set aside or acquire land area within, adjacent to
or in the general vicinity of the subdivision for Parks. Parks shall be developed
within the City of Hailey and set aside in accordance with the following
formula:

P =x multiplied by .0277
“P” is the Parks contribution in acres

“x” is the number of single-family lots, residential townhouse sub-lots or
residential condominium units contained within the plat. Where multi-family
lots are being platted with no fixed number of units, “x” is maximum number
of residential lots, sub-lots, and units possible within the subdivision based on
current zoning regulations.

Staff Comments

N/A — The parks and pathways required of this site were accounted for in the
Planned Unit Development Agreement and Final Plat for Phase | of the Sunbeam
Subdivision.

Alb

In the event the subdivision is located in the Business (B), Limited Business
(LB), Neighborhood Business (NB), or Transitional (TN) zoning districts, the
area required for a Park shall be reduced by 75%, but in no event shall the
area required for a Park/Cultural Space exceed 17.5% of the area of the lot(s)
being developed.

Staff Comments

N/A — The proposed subdivision is located within the Limited Residential (LR-1)
Zoning District.

A 2.

Pathways: The developer of any subdivision, or any part thereof, shall provide
pathways for all trails and paths identified in the master plan that are located
on the property to be subdivided or on City property adjacent to the property
to be subdivided, and sidewalks required by this ordinance.

Staff Comments

Sidewalks and shared-use paths were constructed for Phase | of the Sunbeam
Subdivision and are adequate for the site. No additional pathways are proposed
at this time.

The Commission found this standard to be met.

Multiple Ownership: Where a parcel of land is owned or otherwise controlled,
in any manner, directly or indirectly:

a) By the same individual(s) or entity(ies), including but not limited to
corporation(s), partnership(s), limited liability company(ies) or
trust(s), or

b) By different individuals or entities, including but not limited to
corporations, partnerships, limited liability companies or trusts
where a) such individual(s) or entity(ies) have a controlling
ownership or contractual right with the other individual(s) or
entity(ies), or b) the same individual(s) or entity(ies) act in any
manner as an employee, owner, partner, agent, stockholder,
director, member, officer or trustee of the entity(ies),
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c) Multiple subdivisions of the parcel that cumulatively result in three
(3) or more residential lots, townhouse sub-lots or condominium
units, are subject to the provisions of this ordinance, and shall
provide the required improvements subject to the required
standards at or before the platting or development of the lots, sub-
lots or units.

d) Parks and Lands Board: The parks and lands board shall review and
make a recommendation to the hearing examiner or commission
and council regarding each application subject to the provisions of
Section 4.10 of this ordinance. Such recommendation will be based
on compliance with the master plan and provisions of this
ordinance.

Staff Comments

N/A

C.

Parks and Lands Board: The parks and lands board shall review and make a
recommendation to the hearing examiner or commission and council
regarding each application subject to the provisions of Section 4.10 of this
ordinance. Such recommendation will be based on compliance with the
master plan and provisions of this ordinance.

Staff Comments

N/A — This application is subject to the existing Planned Unit Development
Agreement for Phase | of the Sunbeam Subdivision, which addressed park/open
space requirements. No additional Park/Open Space is required at this time.

Minimum Requirements:

D. 1.

Private Green Space: Use and maintenance of any privately-owned green
space shall be controlled by recorded covenants or restrictions which run with
the land in favor of the future owners of the property within the tract and
which cannot be modified without the consent of the council.

Staff Comments

The Applicant shall address the maintenance of the outdoor shared space
delineated by the easement between the proposed townhouse sublots in CC&R’s
for the subdivision. This has been made a Condition of Approval.

The Commission found this standard to be met.

D.2.

Neighborhood Park: A neighborhood park shall include finished grading and
ground cover, large grassy areas, trees and shrubs, sheltered picnic table(s),
trash container(s), dog station(s), bike racks, park bench(es), parking as
required by ordinance, and two or more of the following: play structure,
restrooms, an athletic field, trails, hard surface multiple use court (tennis or
basketball courts), or gardens that demonstrate conservation principles.
Neighborhood Parks shall provide an average of 15 trees per acre, of which at
least 15% shall be of 4" caliper or greater. A maximum of 20% of any single
tree species may be used. Landscaping and irrigation shall integrate water
conservation. A neighborhood park shall be deeded to the City upon
completion, unless otherwise agreed upon by the developer and City.

Staff Comments

N/A

D.3.

Mini Park: A mini park shall include finished grading and ground cover, trees
and shrubs, picnic table(s), trash container(s), dog station(s), bike racks and
park bench(es). All mini parks shall provide an average of 15 trees per acre, of
which at least 15% shall be of 4" caliper or greater. A maximum of 20% of any
single tree species may be used. Landscaping and irrigation shall integrate
water conservation.

Staff Comments

N/A

D. 4.

Park/Cultural Space: A park/cultural space shall include benches, planters,
trees, public art, water features and other elements that would create a
gathering place. Connective elements, such as parkways or enhanced
sidewalks may also qualify where such elements connect two or more parks or
park/cultural spaces.

Staff Comments

N/A
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D.5.

Pathway: Pathways shall have a minimum twenty-foot (20°) right-of-way
width and shall be paved or improved as recommended by the Parks and
Lands Board. Construction of Pathways shall be undertaken at the same time
as other public improvements are installed within the development, unless
the Council otherwise allows when deemed beneficial for the project. The
Developer shall be entitled to receive a Park dedication credit only if the
Developer completes and constructs a Pathway identified in the Master Plan
or completes and constructs a Pathway not identified in the Master Plan
where the Pathway connects to existing or proposed trails identified in the
Master Plan. The City may permit easements to be granted by Developers for
Pathways identified in the Master Plan, thereby allowing the Developer to
include the land area in the determination of setbacks and building density on
the site, but in such cases, a Park dedication credit will not be given. A
Developer is entitled to receive a credit against any area required for a Park
for every square foot of qualified dedicated Pathway right-of-way.

Staff Comments

Please refer to Section 16.04.110(A)2 for further details.

The Commission found this standard to be met.

Specific Park Standards: All Parks shall meet the following criteria for
development, location and size (unless unusual conditions exist that prohibit
meeting one or more of the criteria):

E. 1.

Shall meet the minimum applicable requirements required by Subsection D of
this section.

Staff Comments

N/A

E. 2.

Shall provide safe and convenient access, including ADA standards.

Staff Comments

N/A

E. 3.

Shall not be gated so as to restrict access and shall not be configured in such a
manner that will create a perception of intruding on private space. If a Park is
privately owned and maintained, the use of the park shall not be exclusive to
the homeowners, residents or employees of the development.

Staff Comments

N/A

E. 4.

Shall be configured in size, shape, topography, and improvements to be
functional for the intended users. To be eligible for Park dedication, the land
must, at a minimum, be located on slopes less than 25 degrees, and outside of
drain ways, floodways and wetland areas. Mini Parks shall not be occupied by
non-recreational buildings and shall be available for the use of all the
residents or employees of the proposed subdivision.

Staff Comments

N/A

E.5.

Shall not create undue negative impact on adjacent properties and shall be
buffered from conflicting land uses.

Staff Comments

N/A

E. 6.

Shall require low maintenance or provide for maintenance or maintenance
endowment.

Staff Comments

N/A

F.

Specific Pathway Standards: All Pathways shall meet the following criteria for
development, location and size (unless unusual conditions exist that prohibit
meeting one or more of the criteria):

F. 1

Shall meet the minimum applicable requirements required by Subsection D of
this section.

Staff Comments

N/A — Please refer to Section 16.04.110(A.2) for further information.

F.2.

Shall be connected in a useful manner to other Parks, Pathways, Green Space
and recreation and community assets.

Staff Comments

N/A — Please refer to Section 16.04.110(A.2) for further information.

G.

Specific Green Space Standards: If green space is required or offered as part
of a subdivision, townhouse or condominium development, all green space
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shall meet the following criteria for development, location and size (unless
unusual conditions exist that prohibit meeting one or more of the criteria):

G. 1.

Shall meet the minimum applicable requirements required by section 4.10.04
of this section.

Staff Comments

N/A — Please refer to Section 16.04.110 for further detail.

G.2.

Public and private green spaces on the same property or adjacent properties
shall be complementary to one another. Green space within proposed
developments shall be designed to be contiguous and interconnecting with
any adjacent Green Space (both existing and potential future space).

Staff Comments

The Applicant shall address the design and maintenance of the outdoor shared
space in CC&R’s for the subdivision. This has been made a Condition of Approval.

The Commission found this standard to be met.

G.3.

The use of the private green space shall be restricted to Parks, Pathways, trails
or other recreational purposes, unless otherwise allowed by the City.

Staff Comments

N/A — Please refer to Section 16.04.110 for further detail.

G. 4.

The private ownership and maintenance of green space shall be adequately
provided for by written agreement.

Staff Comments

The Applicant shall address the design and maintenance of the outdoor shared
space in CC&R’s for the subdivision. This has been made a Condition of Approval.

The Commission found this standard to be met.

In-Lieu Contributions:

After receiving a recommendation by the Parks and Lands Board, the Council
may at their discretion approve and accept voluntary cash contributions in lieu
of Park land dedication and Park improvements.

Staff Comments

N/A — The required park/open space is existing and was developed according to
the PUD Agreement for Phase | of the Sunbeam Subdivision.

The Commission found this standard to be met.

H. 2.

The voluntary cash contributions in lieu of Park land shall be equivalent to the
area of land (e.g., square footage) required to be dedicated under this
ordinance multiplied by the fair market value of the land (e.g., $/square foot)
in the development at the time of preliminary plat approval by the Council.
The City shall identify the location of the property to be appraised, using the
standards in Sections 4.10.5.4 and 4.10.5.5 of these ordinances. The appraisal
shall be submitted by a mutually agreed upon appraiser and paid for by the
applicant.

Staff Comments

Please reference Section 16.04.110 for further detail.

The Commission found this standard to be met.

H. 3.

Except as otherwise provided, the voluntary cash contribution in lieu of Park
land shall also include the cost for Park improvements, including all costs of
acquisition, construction and all related costs. The cost for such
improvements shall be based upon the estimated costs provided by a qualified
contractor and/or vendor. In the Business (B), Limited Business (LB),
Neighborhood Business (NB) and Transitional (TN) zoning districts, in-lieu
contributions will not include the cost for Park improvements.

Staff Comments

Please reference Section 16.04.110 for further detail.

The Commission found this standard to be met.

H. 4.

In-lieu contributions must be segregated by the City and not used for any
other purpose other than the acquisition of Park land and/or Park
improvements, which may include upgrades and replacement of Park
improvements. Such funds should be used, whenever feasible or practicable,
on improvements within walking distance of the residents of the subdivision.
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Staff Comments Please reference Section 16.04.110 for further detail.
The Commission found this standard to be met.
16.05: Improvements Required:
Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O | O 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 The Applicant plans to construct the infrastructure that is necessary for
municipal services, if the project is approved.

The Commission found this standard to be met.

O | O A Plans Filed, maintained: Six (6) copies of all improvement plans shall be filed
with the City Engineer and made available to each department head. Upon
final approval two (2) sets of revised plans shall be returned to the Developer
at the pre-construction conference with the City Engineer’s written approval
thereon. One set of final plans shall be on-site at all times for inspection
purposes and to note all field changes upon.

Staff Comments This standard shall be met.

The Commission found this standard to be met.

O O B. Preconstruction Meeting: Prior to the start of any construction, it shall be
required that a pre-construction meeting be conducted with the Developer or
his authorized representative/engineer, the contractor, the City Engineer and
appropriate City departments. An approved set of plans shall be provided to
the Developer and contractor at or shortly after this meeting.

Staff Comments This standard shall be met.

The Commission found this standard to be met.

O O C. Term of Guarantee of Improvements: The developer shall guarantee all
improvements pursuant to this Section for no less than one year from the date
of approval of all improvements as complete and satisfactory by the City
engineer, except that parks shall be guaranteed and maintained by the
developer for a period of two years.

Staff Comments This standard shall be met.

The Commission found this standard to be met.

16.05.020: Streets, Sidewalks, Lighting, Landscaping

O | O 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.
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Staff Comments

This standard shall be met, has been made a condition of approval, and will be
reevaluated at final design, prior to Final Plat approval.

The Commission found this standard to be met.

Street Cuts: Street cuts made for the installation of services under any existing
improved public street shall be repaired in a manner which shall satisfy the
Street Superintendent, shall have been approved by the Hailey City Engineer
or his authorized representative, and shall meet City Standards. Repair may
include patching, skim coats of asphalt or, if the total area of asphalt removed
exceeds 25% of the street area, the complete removal and replacement of all
paving adjacent to the development. Street cut repairs shall also be
guaranteed for no less than one year. (Ord. 1191, 2015)

Staff Comments

Any and all street cuts for the installation of the water and sewer mains shall be
repaired per this standard. Connection details to the existing water system shall
be approved by the Wastewater Division prior to construction. Street cuts shall
be approved by the Streets Division prior to construction. All infrastructure will
be approved by the city prior to construction. All construction must conform to
City of Hailey Standard Drawings, Specifications and Procedures. This has been
made a Condition of Approval.

The Commission found this standard to be met.

Signage: Street name signs and traffic control signs shall be erected by the
Developer in accordance with City Standard, and the street name signs and
traffic control signs shall thereafter be maintained by the City.

Staff Comments

N/A - Signage for the public street names is existing, this project does not any
other signage.

Streetlights: Street lights in the Recreational Green Belt, Limited Residential,
General Residential, and Transitional zoning districts are not required
improvements. Where proposed, street lighting in all zoning districts shall
meet all requirements of Chapter VIIIB of the Hailey Zoning Ordinance.

Staff Comments

N/A — No streetlights are planned for this project.

16.05.030: Sewer Connections

O

O

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

Staff have no concerns or issues with the proposed sewer connections at this
time. Connections will be revisited at final design, prior to Final Plat approval.

The Commission found this standard to be met.

16.05.040: Water Connections

O

O

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
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Engineer’s discretion, plans may be required to be submitted to the Idaho
Department of Environmental Quality (DEQ) for review and comments.
Staff Comments Staff have no concerns or issues with the proposed sewer connections at this
time. Connections will be revisited at final design, prior to Final Plat approval.

The Commission found this standard to be met.

O O B. Townsite Overlay: Within the Townsite Overlay District, 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 — This project is not within the Townsite Overlay (TO) District.

16.05.050: Drainage

O | O 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 Drainage appears to be adequate for the site but will be reviewed by City Staff
and shall meet the approval of the City Engineer, prior to Final Plat approval.
This has been made a Condition of Approval.

The Commission found this standard to be met.

16.05.060: Utilities

O O 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 All utilities are shown to be installed underground and accessible via easements.
The easements shall meet the approval of the City Engineer, this has been made
a Condition of Approval.

The Commission found this standard to be met.

16.05.070: Parks, Green Space

O O 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 See Section 16.04.110 for further detail.

The Commission found this standard to be met.

16.05.080: Installation to Specifications; Inspections

O O 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 An inspection schedule will be established for any/all components at final
design. All infrastructure must meet City of Hailey specifications and will be
evaluated in greater detail at final design.

The Commission found this standard to be met.

16.05.090: Completion; Inspections; Acceptance

O | O A Installation of all infrastructure improvements must be completed by the
developer and inspected and accepted by the City prior to signature of the
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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 This standard shall be met.

The Commission found this standard to be met.

O O 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)

Staff Comments N/A — The completion of all major infrastructure by the Developer is preferred
over bonding.

16.05.100: As Built Plans and Specification

w

O | O 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 As built drawings will be required. This standard will be met.

The Commission found this standard to be met.

16.08: Townhouses:

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O | O 16.08.010 Plat Procedure: The developer of the townhouse development shall submit

with the preliminary plat application and all other information required herein
a copy of the proposed party wall agreement and the proposed document(s)
creating an association of owners of the proposed townhouse sublots, which
shall adequately provide for the control (including billing, where applicable)
and maintenance of all common utilities, commonly held facilities, garages,
parking and/or green spaces. Prior to final plat approval, the developer shall
submit to the city a final copy of the party wall agreement and any other such
documents and shall record the documents prior to or at the same time of the
recordation of the plat, which plat shall reflect the recording instrument
numbers thereupon. (Ord. 1191, 2015)

Staff Comments The proposed subdivision is for single-family cottages that do not include party
walls. However, the Applicant shall include CC&Rs to address the maintenance
of utilities and shared outdoor space in the easements. This has been made a
Condition of Approval.

The Commission found this standard to be met.

O | O 16.08.020 Garages: All garages shall be designated on the preliminary and final plats and
on all deeds as part of the particular townhouse units. Detached garages may
be platted on separate sublots; provided, that the ownership of detached
garages is appurtenant to specific townhouse units on the townhouse plat and
that the detached garage(s) may not be sold and/or owned separate from any
dwelling unit(s) within the townhouse development. (Ord. 1191, 2015)

Staff Comments Vehicular access on the proposed plat directly leads to the cottage units, where
garages can be assumed.

The Commission found this standard to be met.
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16.08.030

Storage, Parking Areas: Residential townhouse developments shall provide
parking spaces according to the requirements of title 17, chapter 17.09 of this
code. (Ord. 1191, 2015)

Staff Comments

Each single-family cottage unit is required to have two (2) parking spaces, this
has been made a Condition of Approval.

The Commission found this standard to be met.

16.08.040

Construction Standards: All townhouse development construction shall be in
accordance with the IBC, IRC, and IFC. Each townhouse unit must have
separate water, sewer and utility services, which do not pass through another
building or unit. (Ord. 1191, 2015)

Staff Comments

The proposed plat complies with this standard. Although the plat indicates
municipal services passing through the sublots, they are protected by easements
and do not pass through other buildings.

The Commission found this standard to be met.

16.08.050

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 townhouse
developments. (Ord. 1191, 2015)

Staff Comments

This standard will be met.

The Commission found this standard to be met.

16.08.060

Expiration: Townhouse developments which have received final plat approval
shall have a period of three (3) calendar years from the date of final plat
approval by the council to obtain a building permit. Developments which have
not received a building permit shall be null and void and the plats associated
therewith shall be vacated by the council. If a development is to be phased,
construction of the second and succeeding phases shall be contingent upon
completion of the preceding phase unless the requirement is waived by the
council. Further, if construction on any townhouse development or phase of
any development ceases or is not diligently pursued for a period of three (3)
years without the prior consent of the council, that portion of the plat
pertinent to the undeveloped portion of the development shall be vacated.
(Ord. 1191, 2015)

Staff Comments

This standard will be met.

The Commission found this standard to be met.

16.08.070

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

Staff Comments

N/A

16.08.080

Density: The maximum number of cottage townhouse units on any parcel shall
be twelve (12), and not more than two (2) cottage townhouse developments
shall be constructed adjacent to each other. (Ord. 1191, 2015)

Staff Comments

This project is subject to the Planned Unit Development Agreement and Final
Plat for Phase | of the Sunbeam Subdivision, which identified these two (2)
adjacent cottage lots and requires the development of eighteen (18) cottage
units in Phase | of the Sunbeam Development. Per the affiliated PUD Agreement
and Final Plat, ten (10) cottage units are proposed on the parcel and the
remaining eight (8) cottage units required in Phase | will be of a similar size.

The Commission found this standard to be met.

16.11.010

Exceptions: Whenever the tract to be subdivided is, in the shape or size, or is
surrounded by such development or unusual conditions that the strict
application of the requirements contained herein would result in real
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difficulties and substantial hardships or injustices, the council may vary or
modify such requirements by making findings for their decision so that the
developer is allowed to develop his property in a reasonable manner, while
ensuring that the public welfare and interests of the city and surrounding area
are protected and the general intent and spirit of this title are preserved. As
used in this section, the phrase “real difficulties and substantial hardships or
injustices” shall apply only to situations where strict application of the
requirements of this title will deny to the developer the reasonable and
beneficial use of the property in question, and not in situations where the
developer establishes only those exceptions will allow more financially
feasible or profitable subdivision. (Ord. 1191, 2015).

Staff Comments

N/A

CONCLUSIONS OF LAW

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

rpowbdE

Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given.

The project is in general conformance with the Hailey Comprehensive Plan.

The project does not jeopardize the health, safety, or welfare of the public.

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 Preliminary Plat Application by Pilling Family Trust, represented by Manya Yamada, wherein two
(2) cottage lots in Sunbeam Subdivision Phase | (SUNBEAM SUBDIVISION PHASE 1 LOT 41 BLK 3,
SUNBEAM SUBDIVISION PHASE 1 LOT 49 BLK 3) are subdivided into ten (10) sublots for cottage units.
This project is located along the public streets of San Badger Drive, Eclipse Street, and Sunbeam Street
within the Limited Residential (LR-1) 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 applicable
requirements of Title 17, Title 18, and City Standards, provided conditions (a) through (m) are met:

All conditions of the Planned Unit Development approval, dated June 18, 2020, shall be met.

All Fire Department and Building Department requirements shall be met.

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. Requirements to be completed at the Applicant’s sole expense include, but will
not be limited to:

i.  Permits for the installation of all drywells.
ii.  Metal collars for the meter vault lids on any and all meter vaults located in asphalt or
concrete.
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iii.  The complete removal and replacement of all paving adjacent to the development
where street cuts (for the subdivision construction and installation of utility services)
exceed 25% of the street area.

d) Drainage facilities, grading, driveways, and utility easements shall be reviewed and approved by
the City Engineer prior to Final Plat approval.

e) Connection details to the municipal water and wastewater system shall be approved by the
Water and Wastewater Division prior to Final Plat approval.

f) The Applicant shall dedicate the parking access lane easement. Such dedication shall be noted
as a plat note within the Panorama Point Subdivision Plat.

g) The Applicant shall address the maintenance of utilities, shared outdoor space, and the parking
access lane within the subdivision’s CC&R'’s.

h) The Applicant shall provide a minimum of two (2) onsite parking spaces per single-family cottage
unit.

i) Allimprovements within the public right-of-way 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.

i) The Applicant shall repair and/or install new sidewalks if the existing sidewalks are damaged
during the construction process.

k) The area designated for snow storage shall be equal to or greater than 25% of the vehicular and
pedestrian circulation areas in the subdivision.

[) The Final Plat must be submitted within two (2) calendar years from the date of approval of the
Preliminary Plat, unless otherwise allowed for within a phasing agreement.

m) Any application and/or subdivision inspection fees due shall be paid prior to recording the Final
Plat.

Signed this day of , 2020.

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 7, 2023, the Hailey Planning and Zoning Commission considered a Design Review Application
by Pilling Family Trust, represented by Manya Yamada, for a cottage development of ten (10) single-
family units with a parking access lane and shared common space at SUNBEAM SUBDIVISION PHASE 1
LOT 41 BLK 3, SUNBEAM SUBDIVISION PHASE 1 LOT 49 BLK 3— along the public streets of San Badger
Drive, Eclipse Street, and Sunbeam Street— within the Limited Residential (LR-1) Zoning District.

FINDINGS OF FACT

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to property
owners on July 20, 2023.

Application: The Final Plat for Phase | of the Sunbeam Subdivision was approved on April 12, 2021—
wherein Tax Lot 6655, Section 9 & 10, T2N, R18E, Hailey, was subdivided into 85 units on 70 lots. Phase |
includes three (3) cottage lots for a total of 18 cottage units, as outlined in the Planned Unit
Development (PUD) Agreement (recorded on June 29, 2020; Instrument #670234). Now, the Pilling
Family Trust, represented by Manya Yamada, proposes to subdivide two (2) of the Phase | cottage lots,
Lots 41 and 49, into ten (10) sublots and cottage units under a concurrent Preliminary Plat Application
for Panorama Point Subdivision.

The proposed site plan includes six (6) different designs for the cottage units with gross floor areas
ranging between 2,187 and 2,375 square feet in size. Each cottage unit contains a ground level porch
and attached garage; the floor plans include an open floor layout on the first or second floor, in addition
to three (3) smaller, enclosed rooms and second floor balconies.

Of relevance to this project, the Hailey Municipal Code defines the following cottage, townhouse, and
sublot terms in the following ways:

TOWNHOUSE DEVELOPMENT: A multi-family residential project of two (2) or more townhouse units,
where permitted under the Hailey zoning ordinance, which may be constructed as either or both of the
following:

A. Building(s) containing two (2) or more townhouse units erected generally in a row, with each unit
being separated from the adjoining unit or units by a party wall or walls, subject to building and fire code
requirements, and all other applicable codes and ordinances, and with party walls extending from the
basement floor to the roof along the dividing townhouse sublot line. Each unit has its own access to the
outside, and no unit is located over another unit in part or in whole.

B. "Cottages", which are buildings containing single townhouse units on individual townhouse sublots,
provided the separation between units and/or buildings complies with applicable building and fire code
requirements and all other applicable codes and ordinances.

TOWNHOUSE SUBLOT: The lot resulting from platting a residential townhouse development. Townhouse
sublots shall have a minimum area equal to that of the perimeter of each individual townhouse unit, and
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an additional area three feet (3') in width adjacent to any opening, measured at the foundation. Said
sublots shall not be buildable for structures other than a "townhouse unit", as defined in this section.
Platting of sublots shall follow the procedures set forth in this title and other applicable codes in effect. All
other detached and/or accessory buildings shall be contained within the perimeter of the townhouse
sublot, except as otherwise permitted herein.

TOWNHOUSE UNIT: A dwelling including a minimum of one bathroom and a single kitchen, designed for
or occupied as a unit by one family for living and cooking purposes, located in a townhouse development
on a platted townhouse sublot.

As specified in the Code, a cottage is a building that contains a single townhouse unit on an individual
townhouse sublot. Per Code, townhouse units are required to include a minimum of one (1) bathroom
and one (1) kitchen. Furthermore, townhouse units are to be designed or occupied by one (1) family. In
other words, cottages are small single-family housing units due to the typically small size of townhouse
sublots. As presented to the Commission on May 15, 2023 and June 20, 2023, Staff is developing an
ordinance to accommodate cottage developments with definitions, standards, and zoning that are
distinct from other housing types. At this point in time, cottage development applications—such as this
one— will be held to the existing standards within Hailey’s Municipal Code. Staff has worked internally
with the Applicant to communicate the City Council’s priorities for the character and intent of cottage
developments, as they were negotiated in the Sunbeam Subdivision Planned Unit Development
Agreement.

Procedural History: The Applicant submitted their first Preliminary Plat Application for the Panorama
Point Subdivision on December 5, 2022, it was certified complete on December 12, 2022. A public hearing
before the Planning and Zoning Commission took place on January 17, 2023, at which time the proposed
plat was recommended to the City Council for approval. On February 27, 2023, a public hearing before
the City Council took place, at which time they took no action. The Council found that the proposed design
with seven (7) separate driveways off the public streets contradicted the intent of the existing cottage
code, and the Condition of Approval for the Final Plat of the Sunbeam Subdivision Phase I. The Council
recommended that the Applicant submit a revised Preliminary Plat Application in tandem with a Design
Review Application, which they are now doing.

This property is subject to a Planned Unit Development (PUD) Agreement dated June 18, 2020
(Instrument #670234), as well as the Final Plat for Phase | of the Sunbeam Subdivision that was
approved on April 12, 2021.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
O O 17.06.050 Complete Application
O O Department Engineering: Public Works Staff have reviewed the proposed application. Any issues,
Comments questions, or concerns will be thoroughly reviewed and discussed with the Applicant prior

to final design.

Fire/Safety: No comments.

Water and Sewer: No comments.

Building: No comments.
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Streets: No comments.

O 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 | N/A - No signage is proposed.

O 17.09.040 On- See Section 17.09.040 for applicable code.

site Parking

Req.

Staff Comments | Per the current requirements, each cottage unit requires 1.5 parking spaces. The
proposed design adheres to this standard, incorporating an attached two-car garage in
each unit.

The Commission found this standard to be met.

O 17.09.040.06: A. Approval Required: No use shall provide on-site parking for more than two hundred

Excess of percent (200%) of the number of spaces required by this chapter unless permitted by

Permitted specific action of the commission. Applications for parking in excess of that normally

Parking 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.

Staff Comments | N/A

O 17.08C.040 17.08C.040 General Standards

Outdoor 1. All exterior lighting shall be designed, located and lamped in order to

Lighting prevent:

Standards i. Overlighting;

ii. Energy waste;
iii. Glare;

iv. Light Trespass;
v. Skyglow.

2. 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.

3. 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.

4. Arealights. 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 proposes to install exterior sconce and recessed lighting that is full cutoff,
fully shielded, down-facing, and includes a lumen output that is Dark Sky compliant.

The Commission found this standard to be met.

O Bulk Limited Residential (LR-1) Zoning District and Sunbeam Subdivision Phase 1 PUD:

Requirements

Staff Comments | While the cottage code is being developed, Staff recommends that the proposed cottage

units be held to the standards of townhouse units.

Building Height:
- Permitted Building Height: 30
- Proposed building heights:
o0 Al,B1, and B2 design: 27°-6 13/32”
o0 A2 design: 26’-6 13/32”
0 Cland C2 design: 28’-0 13/32”
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Building Setbacks:
- Permitted setbacks:
o Frontyards: 25’
o Side yards:
Between cottage units: 6’
Abutting private property to the south, outside the cottage
development:
e Sublot 1 (B2 design, 18’ wall height): 10’
e Sublot 9 (C1 design, 28’-0 13/32” wall height):
about 11'5”
e Sublot 10 (C2 design, 28’-0 13/32” wall height):
about 11'5”
0 Rearyards: 10’
- Proposed setbacks:
o Frontyards: 25’
o Side yards:
Between cottage units: 8’ and 10’
Abutting private property to the south, outside the cottage
development:
e Sublot 1 (B2 design, 18’ wall height): 12’
e Sublot 9 (C1 design, 28’-0 13/32” wall height): 16’
e Sublot 10 (C2 design, 28’-0 13/32” wall height):
16’
0 Rearyards: 10’

All setbacks and building height requirements have been met.

The Commission found this standard to be met.

O O 17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.
Improvements
Required
Staff Comments | The sidewalk and drainage improvements were constructed in Phase | of the Sunbeam
Subdivision. The existing pedestrian facilities and proposed drainage are adequate for the
site; however, any additional drainage requirements or sidewalk repairs will be reviewed
by City Staff prior to final design. This has been made a Condition of Approval.
The Commission found this standard to be met.
O O 17.06.070(B) In the Townsite Overlay District, any proposal for new construction or addition of a
Required Water | garage accessing from the alley, where water main lines within the alley are less than
System six (6) feet deep, the developer shall install insulating material (blue board insulation or
Improvements 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

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
O O 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.
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Staff Comments

The proposed cottage units are oriented towards the public street frontages. Each unit
contains a sizeable front yard; a common space is retained near the center and rear of
the development. The existing perimeter sidewalk will provide pedestrian access to
the cottage units.

The Commission found this standard to be 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 site for the proposed development is flat and somewhat barren; there is no
significant vegetation.

The Commission found this standard to be 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

Pedestrian circulation is planned around the perimeter of the development, vehicular
circulation is planned within the development. Internal pathways may exist, but the
Applicant can confirm this at the public hearing on August 7, 2023.

The Commission found this standard to be 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

A Condition of Approval has been added, requiring that the Applicant screen building
and utility facilities from view. This standard shall be met.

The Commission found this standard to be met.

17.06.080(A)1e

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

Staff Comments

N/A

17.06.080(A)1f

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

Staff Comments

N/A

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
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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, Tl 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 | Parking and driveways are largely screened from view of the public streets.

The Commission found this standard to be met.

O O 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 | One (1) parking access lane provides vehicular access to the garages, there is only one
(1) curb cut involved in this development. The proposed design meets this standard.
The Commission found this standard to be met.

O O 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 | A Condition of Approval has been added, requiring that the Applicant calculate the
required snow storage and designate its placement. This standard shall be met.

The Commission found this standard to be met.

O O 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 | Please refer to Section 17.06.080(A)1i for further detail.

The Commission found this standard to be met.

O O 17.06.080(A)1k k. Adesignated snow storage area shall not have any dimension less than 10
feet.

Staff Comments | Please refer to Section 17.06.080(A)1i for further detail.

The Commission found this standard to be met.

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

Staff Comments N/A

O O 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 | Where they are currently planned, snow storage areas do not impede circulation nor
parking areas. A Condition of Approval has been added, requiring that the Applicant
calculate the required snow storage and designate its placement. This standard shall
be met.

The Commission found this standard to be met.

O O 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 | This has been made a Condition of Approval.

The Commission found this standard to be met.

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

Compliant

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

O O 17.06.080(A)2a a. The proportion, size, shape and rooflines of new buildings shall be
compatible with surrounding buildings.

Staff Comments | The surrounding neighborhood includes buildings with shed roofs, resembling the
mountain modern design. The proposed building height is compliant with the
maximum building height and common in the neighborhood.

The Commission found this standard to be met.

O O 17.06.080(A)2b b. Standardized corporate building designs are prohibited.

Staff Comments N/A

O O 17.06.080(A)2c c. Atground level, building design shall emphasize human scale, be
pedestrian oriented and encourage human activity and interaction.

Staff Comments | The porches, fenestration, and two-tone siding is pedestrian oriented and encourages
human activity.

The Commission found this standard to be met.

O O 17.06.080(A)2d d. The front fagade 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 main entry and front facade of  panorama T SUBDIVISION
each cottage unit faces the public ' San Bedger Drive
street frontage, with the exception
of the cottage unit on Sublot 10 Eclpse street
which does not have a public
street frontage. Previous
applications (Lena Cottages,

Sonitalena Cottages, and Rimrock SRS
Cottages) were exempt from this

standard, and Staff suggests the

same for this application.

The Commission found this

standard to be met.

O O 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

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

Staff Comments | The siding includes a variety of steel and engineered wood/fiber cement materials.
With roof shingles, fenestration, light gray deck flooring, and varied deck railing, the
proposed design includes a mix of complementary materials, textures, and colors.
The Commission found this standard to be met.

O O 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 | Please refer to Section 17.06.080(A)2f for further detail.

The Commission found this standard to be met.
O O 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.
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Staff Comments N/A

O O 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 | With the upper deck offer covering above the main entrances to the cottages, this has
been added as a Condition of Approval.
The Commission found this standard to be met.

O O 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 | This has been added as a Condition of Approval.
The Commission found this standard to be met.

O O 17.06.080(A)21 I.  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

O O 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

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

O O 17.06.080(A)3a a. Accessory structures shall be designed to be compatible with the
principal building(s).

Staff Comments N/A
O O 17.06.080(A)3b b. Accessory structures shall be located at the rear of the property.
Staff Comments N/A

X? O O 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 proposed deck railing materials include metal black picket and cables; additional
wood and black metal fencing may line the southern property line.
The Commission found this standard to be met.

O O 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 | The proposed landscape plan softens the open space between the cottage units and
enlivens the public street frontages with natural colors.
The Commission found this standard to be met.

O O 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 N/A

O O 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
O O 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air

conditioning units, and trash receptacle areas shall be adequately
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screened from surrounding properties and streets by the use of a
wall, fence, or landscaping, or shall be enclosed within a building.

Staff Comments | This has been made a Condition of Approval.
The Commission found this standard to be met.
O O 17.06.080(A)3h h.  All service lines into the subject property shall be installed
underground.
Staff Comments | All service lines are proposed to be installed underground.
The Commission found this standard to be met.
O O 17.06.080(A)3i i.  Additional appurtenances shall not be located on existing utility
poles.
Staff Comments N/A

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

O | 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 | The proposed plant materials appear appropriate for the environment.
The Commission found this standard to be met.

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

Staff Comments | The Applicant shall confirm that all proposed plant materials are hardy for Zone 4.
The Commission found this standard to be met.

O O 17.06.080(A)4c c. Ataminimum, 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 | The Applicant proposes to irrigate with an automatic underground system, using drip
irrigation.
The Commission found this standard to be met.

O O 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. Newly
landscaped areas shall include trees with a caliper of no less than two and
one-half inches (2 %"). A maximum of twenty percent (20%) of any single
tree species shall not be exceeded in any landscape plan, which includes
street trees. New planting areas shall be designed to accommodate typical
trees at maturity. Buildings within the LI and SCI-I Zoning Districts are
excluded from this standard.

Staff Comments | The proposed plant materials are compliant with the minimum caliper size and
maximum percentage of any one tree species.
The Commission found this standard to be met.

O O 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
O O 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




Design Review: Panorama Point Subdivision
Planning & Zoning Commission
Findings of Fact — August 21, 2023

Page 10 of 13
flowers shall be used in beds, planter boxes, pots, and/or hanging
baskets.

Staff Comments | Proposed landscaping is varied, as shown in the Landscape Plans.
The Commission found this standard to be met.

O O 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 | This has been made a Condition of Approval.
The Commission found this standard to be met.

O O 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 will be responsible for maintaining plant material in healthy condition.
The Commission found this standard to be met.

O O 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

O O 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

O O 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

O O 17.06.080(A)41 I. Landscaping should be provided within or in front of extensive retaining

walls.
Staff Comments N/A

O O 17.06.080(A)4m m. Retaining walls over 24 high may require railings or planting buffers for

safety.
Staff Comments N/A

O O 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

Additional Design Review Requirements for
Multi-Family within the City of Hailey

1. Site Planning: 17.06.080(D)a, items (a) thru (c)

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O O 17.06.080(D)1a 1. Site Planning
a. The location of the buildings shall respond to the specific site conditions,
such as topography, street corners, open space and existing and planned
adjacent uses.
Staff Comments | The Applicant engaged in significant deliberation with the Staff and City Council about

minimizing the curb cuts and providing vehicular access via one (1) parking access
lane. The communal parking access lane and open common space resembles the
intent behind the requirement for cottages in the Planned Unit Development
Agreement for Sunbeam Subdivision Phase 1.

While the Commission expressed preference for a site plan with a common space
uninterrupted by a parking access lane, the Commission found this standard to be
met.
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O O 17.06.080(D)1b b. Site plans shall include convenient, attractive and interconnected
pedestrian system of sidewalks and shared pathways to reinforce
pedestrian circulation within a site.

Staff Comments | The proposed development utilizes but does not extend the existing perimeter
sidewalk. The interior of the cottage development comprises of a parking access lane
for vehicular circulation.

The Commission found this standard to be met.
O O 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation
and
create gathering spaces.
Staff Comments | The proposed cottage units encourage pedestrian circulation in the front yards and
along the public street frontages.
The Commission found this standard to be met.
2. Building Design: 17.06.080(D)2, items (a) thru (b)
Compliant Standards and Staff Comments
O O 17.06.080(D)2a a. Buildings shall incorporate massing, group lines and character that
responds to single-family homes. Buildings may also include the use of
varying materials, textures and colors to break up the bulk and mass of
large multifamily buildings. Front doors should be individual and visible
from the street. Windows should be residential in scale and thoughtfully
placed to provide for privacy and solar gain.
Staff Comments | Please refer to Section 17.06.080(A)2, items (a) thru (m) for further details.
The Commission found this standard to be met.
O O 17.06.080(D)2b b. Atground level, buildings shall present a setting that is visually pleasing to
the pedestrian and that encourages human activity and interaction.

Staff Comments | Please refer to Section 17.06.080(A)2, items (a) thru (m) for further details.

The Commission found this standard to be met.
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 Title, 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.

Noak~wbd

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing, and duration of development.

Assure that development and landscaping are maintained properly.

Require more restrictive standards than those generally found in the Zoning Title.
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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. Ifany 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. Inthe 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:

Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given.

The project is in general conformance with the Hailey Comprehensive Plan.

The project does not jeopardize the health, safety, or welfare of the public.

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.

Mo E

DECISION

The Design Review Application by Pilling Family Trust, represented by Manya Yamada, for a cottage
development of ten (10) single-family units with a parking access lane and shared common space at
SUNBEAM SUBDIVISION PHASE 1 LOT 41 BLK 3, SUNBEAM SUBDIVISION PHASE 1 LOT 49 BLK 3— along
the public streets of San Badger Drive, Eclipse Street, and Sunbeam Street— within the Limited
Residential (LR-1) 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 applicable requirements of Title 17,
Title 18, and City Standards, provided conditions (a) through (i) are met:

a) The proposed design is subject to the stipulations of the Planned Unit Development Agreement
for Phase 1 of the Sunbeam Subdivision.

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

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.

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

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.

Building and utility facilities shall not block any sidewalk nor pedestrian ways and shall be
screened from view.

The Applicant shall submit a drainage plan that includes the addition of downspouts, snow clips,
and gutters to prevent drainage into circulation areas and direct it into landscaping; storm water
shall be retained on site with drainage mechanisms.

The Applicant shall calculate the required snow storage and designate its location onsite, and
submit for review and approval by City Staff prior to Preliminary Plat approval.

Signed this day of , 2020.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, Community Development Assistant



Return to Agenda
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UTILITY KEY NOTES

GENERAL NOTES.

SEWER UTILITY NOTES AND DETAILS.

1. SEE SHEET C0.1 FOR CONSTRUCTION

2. SEE SHEETS C2.1 AND C2.2 FOR WATER AND

@ (EDSTAL SEWERWANHOLE
SEE DETAIL 1/C2.1

INSTALL 8" PVC SEWER MAIN. SEE DETAIL 3/ C2.2
OR TRENCHING AND SURFACE REPAIR.

— <o (Goz) INSTALL 4" PVC SEWER SERVICE AT 2.0%

MINIMUM SLOPE WITH CLEANOUT(S) PER THE
UNIFORM PLUMBING CODE. CLEANOUTS SHALL
BE TRAFFIC RATED WHERE LOCATED IN ASPHALT
DRIVEWAYS, SEE DETAIL 3/ C2.2 FOR TRENCHING
AND SURFACE REPAIR AND DETAIL

2/G2.1 FOR SERVICE CONNECTION

———(T31) NSTALL 8 WATER MAIN. SEE DETAIL3 /22 FOR

TRENCHING AND SURFACE REPAIR.

INSTALL & .1 FITTING WITH THRUST BLOCK
AR D) o

(DETALL 2/
a. 45° BEND, POINT OF CONNECTION
b 45' BEND
¢ 225 BEND
d. 1125 BEND
e. POINT OF CONNEGTION
(08 NSTALL 2" WATER SERVICE, SEE DETAIL 3/C22
FOR TRENCHING AND SURFACE REPAIR AND
DETAIL 4 C2.2 FOR SERVICE CONNECTION.
METER BOX, AND INSULATION REQUIREMENTS.
(55) POTABLE / NON-POTABLE WATER LINE CROSSING
REFER TO DETAIL 1/C2.2.
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PURPOSE: ISSUE FOR CITY OF HAILEY UTILITY REVIEW (05/12/23)

REVISION NO.| DATE |DESCRIPTION

PRELIMINARY
T
[CONSTRUCTION
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SUNBEAM SUBDIVISION, LOT 64
PREPARED FOR ARCH COMMUNITY HOUSING TRUST, INC.

UTILITY PLAN AND PROFILE
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CITY OF HAILEY SEWER SERVICE CONNECTION DETAIL (18.14.010.C.4)
2/ NTS.

SEWER CONSTRUCTION NOTES
ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE "IDAHO STANDARDS FOR PUBLIC WORK:
CONSTRUGTIONT (SPWG) AND THe GTY OF HAILEY STANDARDS, THE CONTRAGTOR SHALL BE RESPONSIBLE FOR
0BT/ PY OF ASET OF PLANS STAMPED
WITHTHE DR APPROVAL STAM AND A COPY G THE DR APPROVAL LETTER ON SITE AT ALL TMES DURNG
CONSTRUCTION,

ALL MANS AND SERVICES SHALL COMPLY WITH IDAPA S5.0108.542.07.2 AND IDAPA 6801 08 4207 WHICH
ADDRESS THE E WATER LINES (INCLUDING MAINS
AND SERVICE LINES) WITH NON: POTABLE LINES (SEE ILLUSTRATION OF THESE SEPARATION REQUREMENTS ON
SHEET C2.4). IN ADDITION, WATER MAINS SHALL BE CONSTRUCTED WITH AT LEAST 25 FEET HORIZONTAL
'SEPARATION FROM INFILTRATION TRENCHES AND DRY WELLS.

THE LOGATION OF EXISTING UNDERGROUND UTILITIES ARE SHOUWN ON THE PLANS INAN APPROKIUATE WAY. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING EXISTING UTILITIES DURING THE CONSTRUGTION
CONTRACTOR AGREES 10 BE FULL'Y RESRONSIOLE FOR ANY AND-ALL DAMAGES WHICH RESULT FROM M FALURE
TO ACCURATELY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

THE CONTRAGTOR SHALL VERIFY THE LOCATION AND ELEVATION OF AL EXISTING WATER AND SEWER MAINS AT
ME MAINS MAY BE REQUIRED IN ADDITION TO

THOSE SHOWN ON THE PLANS.

POTABLE/NON-POTABLE CROSSINGS SHALL COMPLY WITH ISPWC STANDARD DRAWING NO. SD-407 AND IDAPA
'SECTION 58.01.08.542.07.

‘THE CONTRACTOR SHALL BE REQUIRED TO OBTAIN ALL NECESSARY PERMITS PRIOR TO EXCAVATION.

ALL SEWER SERVICE STUBS SHALL BE MARKED AND CAPPED WITH A GREEN PAINTED METAL FENCE POST. SEWER
'SERVICE LINES SHALL BE PLACED AT A SLOPE OF 2%, WITH MARKERS PER ISPWC. CLEANOUTS ARE REQUIRED AT
CHANGES IN ALIGNMENT. GRADE, AND MINIMUM 150' LENGTH.

ALL PIPE SHALL BE BEDDED WITH (ISPWC) TYPE | BEDDING MATERIAL

TRENCHES SHALL BE BACK FILLED AND COMPACTED TO AMINIMUM OF 85% OF MAXIMUM DENSITY AS DETERMINED
BY AASHTO T

10. THE TOR SHALL PRESSURE TEST ALL SEWER MANS AND SEWER SERVICE CONNECTIONS IN
ic ND THE CITY OF HALEY
STANDARDS. NO SEWER MAI OR SERVICE SHALL BE BACKFLLED UNTIL THEY HAVE BEEN INSPLCTED
ity THE L PROVIDE A MINIMUM OF TWENTY-FOUR (24)

HOURS' NOTICE TO THE CITY AND ENGINEER PRIOR TO TESTING. REFER TO HAILEY CODE SECTION 16.10.012.

ALL SEWER MAINS SHALL BE CONSTRUCTED OF PVC PIPE CONFORMING TO ASTM D3034 SDR 35. MINIMUM PIPE
DIAMETER FOR GRAVITY SEWER MAINS SHALL BE 8&-INCHES. MINIMUM SLOPE FOR &-INCH SEWER MAIN SHALL BE
0.4%. INSTALL PIPE AT SLOPES INDICATED ON PLANS.

MANHOLES SHALL BE. DRAWING SD-501. MINIMUM
DIAMETER SHALL BE 48 INCHES, AT ALL PIPE INTERSECTION, CHANGES IN ALIGNVENT, CHANGES IN GRADE, AND AT
TERMINAL ENDS.

WATER MAIN CONSTRUCTION NOTES
'WATER MAN AN SERVICE GONSTRUCTION SHALL BE N CONFORMANGE WITH THE CITY OF HALEY STANDARDS,
WATER MAIN OR SERVICES SHALL BE ILLED UNTIL THEY HAVE BEEN INSPECTED ANI ED BY THE
CITY AND ENGINGER THE CONTRACTOR SHALL PROVIDE A MMM OF TWENTY.FOUR (24) HOURS: NOTICE 10 THE
CITY AND ENGINEER PRIOR TO TESTING. REFER TO HAILEY CODE SECTION 18.10.010.

WATER MAINS LESS THAN 12" IN DIAMETER AND WATER SERVICES SHALL HAVE A MINIMUM COVER OF SIX FEET
(6.0), MEASURED FROM FINISHED GRADE. WATER MAINS GREATER THAN OR EQUAL TO 12" IN DIAMETER SHALL
HAVE A MINIMUM COVER OF FIVE FEET (5.0, MEASURED FROM FINISHED GRADE.

AL 4" AND LARGER WATER MAINS SHALL BE CONSTRUCTED WITH AWWA C-900, CLASS 235 PVC PIPE. ALL WATER
MAINS SHALL BE PRESSURE TESTED IN CONFORMANGE WITH ISPWC SECTION 401.3.6 AND THE CITY

STANDARDS. TRACER WIRE SHALL BE NO. 12 GAUGE GOPPER LOCATING WIRE INSULATED PER ISPWC SECTION 401
AND THE CITY OF HAILEY SPECIFICATIONS.

SEE FLUSHING AND DISINFECTION REQUIRENENTS THIS SHEET, ALL BACTERI TEST RESULTS SHALL B
'SUBMITTED TO THE ENGI ID THE CITY OF HAILEY WATER AND SEWER DEPARTMENT FOR FINAL APPROVAL
ND ACCEPTANGE PRIOR TOACTIVATION OF THE WATER MAI AND SERVICES,

ALL WATER DISTRIBUTION AND WATER SERVICE INSTALLATION MATERIALS AND CHEMICALS USED TO DISINFECT
POTABLE WATER COMPONENTS MUST BE COMPLIANT WITH ANSUNSF STANDARD 60/61. ALL MATERIALS MUST BE
‘COMPLIANT WITH THE LOW LEAD RULE (<0 25%Pb BY WEIGHT).

ALL TEES, PLUGS, CAPS AND BENDS SHALL BE SECURED AND ANCHORED BY SUITABLE THRUST BLOCKING
(MECHANICAL RESTRAINTS ARE NOT ALLOWED), THRUST BLOCKS SHALL CONFORM TO ISPWC SD-403 AND THE
CITY OF HAILEY STANDARDS.

/AL VALVES SHALL BE GATE VALVES WITH NON.RISING STEM, 0" RING SEALS, AND TWO.INGH OPERATING NUTS

‘GATE VALVES LOCATED IN PAVEMENT SHALL BE FITTED
\WITH GAST IRON VALVE BOXES WITH CONCRETE GOLLARS PER ISPAC 501406 ANG THE CITY OF HALEY
SPEFICIATIONS.

ALL WATER MAIN FITTINGS SHALL BE DUCTILE IRON
PSIWORKING PRESSURE. JOINTS ON BURIED VALVES SHALL BE MECHANICAL JOINTS UNLESS
FLANGED JOINTS SHOULD IN GENERAL BE AVOIDED UNDERGROUND.

AWWA C-110 FOR 250
NOTED,

FIRE HYDRANTS SHALL CONFORM WITH THE CITY OF HAILEY STANDARDS.

ALL TAPPING SADDLES SHALL BE CONSTRUCTED FROM T-304 STAINLESS STEEL WITH ANSIAWWA C-207 CLASS 150
FLANGES. ALL WELDS SHALL CONFORM TO ASTM A-380. THE TEST OUTLET SHALL BE 3/4" NPT WITH 314" NPT PLUG,

ALL WATER MAINS SHALL COMPLY WITH IDAPA 56.01.08.542.07.a AND IDAPA 56.01.08.542.07.b WHICH ADDRESS THE
REQUIREMENTS FOR SEPARATION DISTANCES BETWEEN POTABLE WATER LINES (INCLUDING MAINS AND SERVICE
LINES) WITH NON-POTABLE LINES (SEE ILLUSTRATION OF THESE SEPARATION REQUIREMENTS ON SHEET C2.4). IN
ADDITION, WATER MAINS SHALL BE CONSTRUGTED WITH AT LEAST 25 FEET HORIZONTAL SEPARATION FROM
INFILTRATION TRENCHES AND DRY WELLS.

ALL WATER SERVICES SHALL BE IN COMPLIANCE WITH ISPWC SECTION 404 AND THE CITY OF HAILEY STANDARDS.
AUSC EC APPROVED REDUCED PRESSURE BACKFLOW ASSEMBLY (RPBA) SHALL BE INSTALLED ON PRIMARY
'SERVICE CONNECTIONS (INCLUDING FIRE SUPPRESSION SERVICES, IF APPLICABLE) IN ACCORDANCE WITH THE
CITY OF HAILEY WATER DEPARTMENT, FIRE MARSHAL, PLUMBING BUREAU, AND STATE OF IDAHO BACKFLOW.
PREVENTION REQUIREMENTS. IN AREAS WHERE MULTIPLE WATER SERVICE LINES ARE IN SAME TRENCH
'SEPARATE LINES BY 6"

THE CONTRACTOR SHALL KEEP THE EXISTING WATER DISTRIBUTION SYSTEM LIV, TO THE GREATEST EXTENT
POSSIBLE, WHLE INSTALLING THE N 'AND SERVICES MINIMIZING DISRUPTION TO EXISTING WATER

D SERVICES SHALL B2 INSTALLED, BACKFILLED, PRESSURE TESTED
‘AN DISFECTED AND FLUSHED PRIOR T0 CONNEGTING THE NEW MANIT0 THE EXISTING MAN. THE MAKIMUM
ALLOWABLE SERVICE OUTAGE FOR ANY SHUTDOWN IS 4 HOURS.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROMPTLY REMOVING AND DISPOSING OF WATER ENTERING THE
TRENCH DURING THE TIME THE TRENCH IS BEING PREPARED FOR INSTALLATION OF THE UTILITY, INCLUDING
COMPLETION OF BACKFILL OF THE PIPE ZONE, AT NO ADDITIONAL COST TO THE OWNER. THE CONTRACTOR SHALL
DISPOSE OF THE WATER IN A SUITABLE MANNER WITHOUT CAUSING DAMAGE TO PROPERTY.

EXTRA FITTINGS MAY BE NECESSARY IN ADDITION TO THOSE SHOWN HEREON TO CONTROL ELEVATION AND AVOID
UNDERGROUND CONFLICTS.

FLUSHING AND DISINFECTION
A. FLUSHING PRIOR TO DISINFECTION

BEFORE CHLORINATION, FLUSH THE MAINS THOROUGHLY AFTER THE PRESSURE AND LEAKAGE TEST ARE COMPLETE.
USE AMINIMUM FLUSHING VELOGITY N THE MAN OF 25 FEETISECOND

IF NO HYDRANT IS INSTALLED AT THE VIDE A TAP OF THE SIZE SUFFICIENT TO PRODUGE A VELOCITY IN THE MAIN OF AT LEAST 2.5 FEET/SECOND.
TABLE 1 SHOWS THE RATES OF FLOW REQUIRED 70 PRODUCE A VELOCITY OF 2.8 FEET/SECOND IN VARIOUS SIZE FIPES

EXERCISE EXTRENE CARE AND CONDUGT A THOROUGH INSFECTION DURING THE WATER MAI LAYING TO PREVENT AND DETECT SMALL STONES, PIECES OF CONCRETE,
PARTICLES OF MATERIAL, OR OTHER FOREIGN MATERIAL THAT MAY HAVE ENTERED THE MAIN:
GLEAN LARGE MATERIAL BY FLUSHING AND NSPECTING ALL HYDRANTS N THE LINES TO ENSURE THAT THE ENTIRE VALVE OPERATING MECHANISM OF EAGH HYDRANT
1S IN GOOD CONDITI

B. DISINFECTION OF WATER PIPES

1

2

3

GENERAL,

/ATER MAINS, THESE AND ENGINEER'S DIRECTION,
5 KEEP THE INTERIOR OF ALL PIPE, ITTINGS AND APPURTENANCES EREE FROM DIRT, HEAVY AND FOREION PARTICLES
c. DISINFECT ALL WATER PIPES AND APPURTENANCES PRIOR TO PLACING IN SERVICE.

FORM OF CHLORINE USED TO BE PRE-APPROVED BY THE ENGINEER
a. LIQUID CHLORINE.
) FORMLIGUD CONTANING 100% AVALABLE CHLORINE UNDER PRESSURE N STEEL CONTAINERS.

'STANDARD: ANSIAWWA B 301
ay EXECUTION: USED ONLY BY H -FLOW CHLC JECTORS
ONLY WITH WRIT OF THE ENGINEER.

b. SODIUM HYPOCHLORITE,
1) FORM: LIQUID CONTAINING APPROXIMATELY 5% TO 15% AVAILABLE CHLORINE.
2) STANDARD: ANSIAWWA B 300,
€. CALCIUM HYPOCHLORITE,
LLAR OR IN 5G TABLETS CONTAINING APPROXIMATELY 65% AVAILABLE CHLORINE BY WEIGHT.
2) STANDARD: ANSIAWWA B 300,
METHODS OF CHLORINATION USED TO BE PRE-APPROVED BY THE ENGINEER.
a. TABLET OR GRANULE METHOD.
1) SOLUTION STRENGTH: 25 MGIL MINIMUM
2) USE: ONLY IF THE PIPES AND APPURTENANCES ARE KEPT CLEAN AND DRY DURING CONSTRUCTION. DO NOT USE SOLVENT WELDED PLASTIC OR SCREWED
JOINT STEEL PIPE.
3) PLACEMENT WHEN Es:
AND AT 500-FOOT INTERVALS.
4) GRANULAR QUANTITY: REFER TO TABLE 2
5) PLACEMENT WHEN USING TABLETS: DURING CONSTRUCTION, PLACE 5G CALCIUM HYPOCHLORITE TABLES IN EACH SECTION OF PIPE AND ALSO PLAC
‘ONE TABLET IN EACH HYDRANT, HYDRANT BRANCH AND OTHER APPURTENANCES. ATTACH TABLETS TO THE INSIDE OF THE PIPE USING AN ADHESIVE
'SUCH AS PERMATEX NO. 2 OR APPROVED SUBSTITUTION. ASSURE NO ADHESIVE IS ON THE TABLET EXCEPT ON THE BROAD SIDE ATTACHED TO THE
'SURFACE OF THE PIPE. ATTACH ALL THE TABLETS AT THE INSIDE TIP OF THE MAIN, WITH APPROXIMATELY EQUAL NUMBERS OF TABLETS AT EACH END
OF AGIVEN PIPE LENGTH. IF THE TABLES ARE ATTACHED BEFORE THE PIPE SEGTION IS PLACED IN THE TRENCH, MARK THEIR POSITION ON THE SECTION
SO IT CAN BE READILY DETERMINED THAT THE PIPE IS INSTALLED WITH THE TABLES AT THE TOP.
TABLET QUANTITY: REFER TO TABLE 3
(1) ADJUST FOR PIPE LENGTH OTHER THAN 18 FEET.
(2)BASED ON 3.25G AVAILABLE CHLORINE PER TABLET.
FILLING PROCEDURE: WHEN GRANULE OR TABLET ISTALLATION HAS SEEN COMPLETED, FILLTHE MAN WITH CLEAN WATER AT A VELOGITY NOT EXCEEDING
. TAKE PREGAUTIONS T ASSURE THAT AIR POCKETS ARE ELIMINATED. LEAVE THIS WATER IN THE PIPE FOR AT LEAST 26 HOURS. IFTHE W

PLACE CAL ORITE GRANULES AT THE UPSTREAM END OF EACH BRANCH MAIN,

RNTURE 15 LESS-THAN 41 . LEAVE THE WATER I THE PIPE FOR AT LEAGT 45 HOURS. POSITION VALVE S0 THAT 11 Gl GRIVE SOLUTION W THE MAN
BEING TREATED WILL NOT FLOW INTO WATER MAINS INACTIVE SERVICE.
b. CONTINUOUS FEED METHOD.
1) SOLUTION STRENGTH: DOSE AT 25 MGIL FOR 4 HOURS.
2) RESIDUAL: 10 MGIL AT 24 HOURS.
3) DOSING METHODS:
2 LIQUID CHLORINE: SOLUTION FEED VACUUM
b) DIRECT FEED: NOT AL
&) BVPOGHLORITE SOLUTION: CHEMICAL FEED PUVP DESIGNED FOR FEEDING GHLORINE SOLUTIONS
) CALCIUM HYPOCHLORITE GRANULES: REFER TO PREVIOUS SECTION.
4) FILLING PROCEDURE: USE APPROVED SOURCE TO FLOW CLEAN WATER AT A CONSTANT, MEASURED RATE INTO THE NEWLY LAID WATER MAIN. FILL AT A
NOT MORE THAN 10 FEET DOWNSTREAM FROM THE BEGINNING

ORINATOR BOOSTER PUMP.

SERVICE, DO NOT STOP GHLORINE APPLICATION UNTIL THE ENTIRE WAI S FLLED WITH CHLORINATED WATER. RETAI THE CHLORINATED WATER IN THE WA
FOR AT LEAST 4 HOURS, GPERATING ALL V/ [E SECTION TREATED. AT THE END ON THE 24 HOUR PERIOD, VERIFY THE TREATED WATER
INALL PORTIONS OF THE MAI HAS RESIDUAL OF 10 MG FREE CHLORINE,

©. SLUG METHOD.

1) SOLUTION STRENGTH 100 MGIL

2) DOSING METH R ENGINEER'S DIRECTION.

5} PLLING PROCEDURE: USE APPROVED SOURCE TO FLOW CLEAN WATER AT A CONSTANT, MEASURED RATE INTO THE NEWLY LAID WATER MAN. FILL AT A POINT
NOT MORE THAN 10 FEET DOWNSTREANM FROM THE BEGINNING OF THE NEW MAIN. MEASURE CONCENTRATION AT REGULAR INTERVALS TO ENSURE 100 MGIL.

AS FLOW IS RESUMED, ADD CHLORINE TO RESTORE THE FREE CHLORINE IN THE SLUG TO NOT LESS THAN 100 MGIL. AS THE CHLORINATED WATER FLOWS PAST
FITTINGS AND VALVES, OPERATE VALVES AND HYDRANTS TO DISINFECT APPURTENANCES AND PIPE BRANCHES.

C. FINAL FLUSHING.

1

2

AFTER THE RETENTION PERIOD, FLUSH THE CHLORINATED WATER FROM THE MAIN UNTIL CHLORINE

LEAVING THE MAIN IS NO HIGHER THAN THAT IN THE SYSTEM, OR IS ACCEPTABLE FOR DOMESTIC USE.

DISPOSAL OF FLUSHING WATER TO BE DONE IN A MANNER SO THAT IT DOES NOT:

a. REACH SURFACE WATERS OR WATERS OF THE STATE

b. DAMAGE SURROUNDING PROPERTIES

. TAKE PLACE DURING PERIODS WHEN THE AMBIENT TEMPERATURE IS ABOVE 85 WITHOUT PRIOR APPROVAL OF THE ENGINEER

IF WATER GAN NOT BE RETAINED ON SITE AND I T IS NOT ALLOWED TO ENTER THE SANITARY SEWER COLLECTION SYSTEN, WATER SHALL BE DECHLORINATED TO HA
E CHLORINE OF 0.13 M

THAT THE INTHE WATER

3
(GIL AND THE PRIVATE, FEDERAL AND STATE DISCHARGE AND DISPOSAL APPROVALS SHAL B

ACOUIRED PRIOR 10 GOVMENCEUENT OF HL USHIG ACTIVTIES. SHOULD THERE B A FOTENTIAL FOR T GROUNDWATER RULE 70 BE VIOLATED AS ARESULT OF A
CHLORINATED DISCHARGE THE ENGINEER SHALL COORDINATE DISPOSAL WITH REGIONAL D2 STAFF PRIOR T0 FLUSHING,

D. BACTERIOLOGICAL TESTS.

1

2

AFTER FINAL FLUSHING AND BEFORE THE WATER MAIN IS PLACED IN SERVICE, TEST SAMPLES COLLECTED FROM THE MAIN(S) FOR COLIFORM BACTERIA.
TAKE 2 SAMPLES FROM EACH LOCATION AT LEAST 24 HOURS APART.
UNLESS OTHERWISE DIRECTED BY THE ENGINEER, COLLECT SAMPLES FROM EACH 1,200 FEET ON THE NEW MAIN AND ONE FROM EACH BRANCH,

E. REDISINFECTION.

XY

1
2

1

IF THE INITIAL LLS TO PRODUCE AL SAMPLES, REFLUSH AND RESAMPLE THE MAIN
17 CHECK SAMPLES SHOW BACTERIAL CONTAMINATION, RE.CHLORINATE T1E MAIN UNTI. APPROVED RESULTS ARE OBTANED,

IABEIN
¥ CONNECTIONS ARE NOT DISINFECTED ALONG WITH THE NEWLY INSTALLED AN, SWAB OR SPRAY THE INTERIOR OF ALL
PIPES AND FITTINGS USED IN MAKING THE CONNECTIONS WITH A 1% HYPOCHLORITE SOLUTION BEFORE INSTALLATION.

TABLE 1
REQUIRED FLOW AND OPENINGS TO FLUSH PIPELINES

TABLE2 TABLES
40 PSI RESIDUAL PRESSURE INWATER MAIN (1) OUNCES OF GRANULES NUMBER OF TABLETS (1)
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OPAL ENGINEERING, PLLC
PO BOX 2530: HAILEY, ID 83333
WWW.OPAL-ENGINEERING.COM

05/25/23 | LOOPED WATER MAIN

PURPOSE: ISSUE FOR CITY OF HAILEY UTILITY REVIEW (05/12/23)

REVISION NO.| DATE |DESCRIPTION

PRELIMINARY

[CONSTRUCTION

SUNBEAM SUBDIVISION, LOT 64
PREPARED FOR ARCH COMMUNITY HOUSING TRUST, INC.

UTILITY DETAILS AND NOTES
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THE TERM "LINE" APPLIES TO BOTH MAIN LINES AND SERVICE LINES

OPAL ENGINEERING, PLLC
PO BOX 2530: HAILEY, ID 83333
WWW.OPAL-ENGINEERING.COM
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SNOW STORAGE SUMMARY

PROPOSED SNOW REMOVAL AREA =+ 9,312 SF
INCLUDES PARKING LOT, AND DRIVEWAYS.

REQUIRED SNOW STORAGE = +2,328 SF (25%)

PROVIDED SNOW STORAGE = +2,584 (27.7%)

0 20 4
| — |——————— Feet

PRELIMINARY
NOT FOR
CONSTRUCTION

0 s
meg
EE
-
£33
OB
N
=
m
j— o
L |2
X< gd
LLl gé
o0 >
< |23
o=
¥ |23
O |2z
o
= 15
0 |o¢
Z O
Se
= |a:
O | ¢
o
pd
(0))
22075

EX




From: Colette Maria Evans

To: planning

Cc: Bas Verheijen

Subject: Sunbeam ‘Sunny Townhomes' Plat modification
Date: Wednesday, August 16, 2023 10:20:10 AM

Dear Planning and Zoning representatives,

I am writing out of concern and in opposition of the Sunbeam plat changes to accommodate the Sunny Townhomes.
We are the second home to be occupied in Sunbeam. I’m an Idaho native, moved to the valley in 1984, left to finish
school, and returned 19 years ago. We recently purchased this home, 221 Sunbeam, after a two year search for a
way to stay in the valley in an extremely difficult market.

This subdivision is a fantastic addition to Hailey. The lots are small, making it possible for many homes in a small
area. The further subdividing of lot 64 would add too much strain to an area that will soon be very tight and
congested. Since moving into this home, we thought it would be a quiet area, but the traffic on San Badger is heavy,
fast, and far more than we anticipated. I’ve seen numerous close calls as cars drive too fast, the traffic far exceeds
the three occupied homes in the subdivision, and it’s a ‘race car‘ pathway which we did not anticipate. We
purchased the home here thinking the plat was set, that it would be a nice quiet neighborhood. We overpaid, just so
we could have a place in the valley. To further subdivide and create 8 townhomes in an area that is already higher
density than is typical in the area, will add additional strain and change the original vision of the subdivision and
desires of current property owners.

The current lot owners and homeowners purchase with the understanding that the plat was set, making changes after
purchases were made in a very tight market, reduces lot and home value and adds excessive strain and traffic to an
already busy area (which is surprising since there are only three homes occupied). We have already taken a large
financial risk to stay in the valley. Please do not approve this further subdividing, we would like to live in the
subdivision as it was proposed, not with increased density. This is unfair for those that already purchased homes and
lots. Please keep it how it was envisioned.

Sincerely,
Colette Evans, Ph.D.

Homeowner
221 Sunbeam, Hailey


mailto:colettemariaevans@gmail.com
mailto:planning@haileycityhall.org
mailto:basv87@gmail.com
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	3 2023 08 21 FF PP Panorama Point.pdf
	Complete Application 
	Engineering: Public Works Staff have reviewed the proposed application. Any issues, questions, or concerns will be thoroughly reviewed and discussed with the Applicant prior to final design.
	Fire/Safety: No comments. 
	Building: 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.
	Width: Street width is to be measured from property line to property line. The minimum street width, unless specifically approved otherwise by the Council, shall be as specified in City Standards for the type of street.
	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.
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