City of Hailey

COMMUNITY DEVELOPMENT DEPARTMENT
Zoning, Subdivision, Building and Business Permitting and Community Planning Services

Agenda
Hailey Planning and Zoning Commission
Monday, December 16, 2024
5:30 p.m.

Hailey Planning and Zoning Meetings are open to the public, in person, and by electronic means when
available. The city strives to make the meeting available virtually but cannot guarantee access due to
platform failure, internet interruptions or other potential technological malfunctions. Participants
may join our meeting virtually by the following means:

Join on your computer, mobile app, or room device.
Click here to join the meeting
Meeting ID: 249 576 139 181
Passcode: Ge6Z7Q
Download Teams | Join on the web

Or call in (audio only)
+1 469-206-8535,,602369677# United States, Dallas
Phone Conference ID: 602 369 677#

Call to Order
- Public Comment for items not on the Agenda.

Consent Agenda - ACTION ITEM
- CA1 Motion to approve the meeting minutes dated December 2, 2024. ACTION ITEM

Public Hearing(s) - ACTION ITEM
- PH1 Consideration of a Design Review Application by Tanner Investments, LLC, for construction

of a twenty-four-unit apartment building, consisting of eighteen (18) two-bedroom units and six
(6) one-bedroom units, to be located at Block 1 of the Sweetwater PUD Subdivision within the
Limited Business (LB) Zoning District. Each two-bedroom unit will be 1,104 square feet in size, and
each one-bedroom unit will be 728 square feet in size. Forty-eight (48) parking spaces are
proposed, as well as a communal grill/picnic and play area on site. This development is to be
known as Solstice Condominiums. ACTION ITEM

- PH 2 Consideration of a Conditional Use Permit (CUP) Application submitted by Overland West
INC, represented by Jay Cone Architecture, to allow for the placement and use of a private, onsite
above ground fuel tank for the mixed-use project proposed to be located at 1551 Aviation Drive
(Lot 3A, Block 34, Airport West Subdivision #2) within the SCI Industrial (SCI-1) Zoning District.
ACTION ITEM

Page 1 of 2
115 South Main Street Hailey, Idaho 83333 (208) 788-9815


https://teams.microsoft.com/l/meetup-join/19%3ameeting_NzNjNjA2Y2MtMzQ0OC00MWI5LWE3OWQtNDZkNWIzMTc4ZDUz%40thread.v2/0?context=%7b%22Tid%22%3a%2242e19083-76f7-4129-9fde-874e596ed1a7%22%2c%22Oid%22%3a%22c9ec8de0-ef8c-4f17-8990-44c172695a20%22%7d
https://www.microsoft.com/en-us/microsoft-teams/download-app
https://www.microsoft.com/microsoft-teams/join-a-meeting
tel:+14692068535,,602369677

- PH3 Consideration of a Design Review Pre-Application, submitted by Overland West INC,
represented by Jay Cone Architecture, for the construction of a new 6,654 gross square foot
mixed-use building consisting of 5,657 square feet of commercial space and a 997 square foot
Accessory Dwelling Unit, to be located within the proposed structure. This project is located at
1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2) within the SCI - Industrial (SC-I)

Zoning District. ACTION ITEM

Administrative Review — NO ACTION ITEM
- AR 1 Accessory Dwelling Unit (ADU) Application by Christina Gamache and Judith Fleissner for an

attached 449 square foot ADU.

Staff Reports and Discussion
- SR1 Discussion: Upcoming Projects, Code Changes, Next Planning and Zoning Meeting:

Monday, January 6, 2025:
e DR637
e DR Jones
e TA Definition
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STAFF REPORT
Hailey Planning and Zoning Commission
Regular Mee ng of December 16, 2024

To: Hailey Planning and Zoning Commission
From: Emily Rodrigue, Community Development City Planner/Resilience Planner
Overview: Consideration of a Design Review Application by Tanner Investments, LLC, for

construction of a twenty-four-unit apartment building, consisting of eighteen (18) two-
bedroom units and six (6) one-bedroom units, to be located at Block 1 of the
Sweetwater PUD Subdivision within the Limited Business (LB) Zoning District. Each two-
bedroom unit will be 1,104 square feet in size, and each one-bedroom unit will be 728
square feet in size. Forty-eight (48) parking spaces are proposed, as well as a communal
grill/picnic and play area on site. This development is to be known as Solstice
Condominiums.

Hearing: December 16, 2024
Applicant: Tanner Investments, LLC
Location: Block 1, Sweetwater P.U.D. Subdivision (parcel at the corner of Countryside Boulevard

and Shenandoah Drive (address TBD))
Zoning/Size:  Limited Business (LB); 1.15 acres (49,926 square feet)

Notice: Notice for the public hearing was published in the Idaho Mountain Express on November 26,
2024 and mailed to property owners within 300 feet on November 26, 2024.

Background. On August 7, 2006, the Commission approved 474 Club, LLC’s, Design Review Application
to construct 421 dwelling units within the Sweetwater Subdivision. The subject parcel, Block 1, was
approved to have six (6) live/work units in a 6-unit building, one (1) additional live/work unit in a 1-unit
building, two (2) 4-unit townhouse buildings, one (1) 6-unit townhouse building, and one (1) carriage
house. Overall, twenty-one (21) residential units were originally proposed for this block.

In 2017, Tanner Investments, LLC, purchased the undeveloped property of Block 1, Sweetwater
Subdivision, from the previous owner of Hailey Sweetwater Partners, LLC. As a result of this purchase,
Hailey Sweetwater Partners, LLC, filed a Declaration of Special Covenants with Pioneer Title Company of
Blaine County (Instrument #648091), which placed “certain special and limited restrictive covenants
upon the Property in order to provide for the orderly development of the Sweetwater PUD as a whole”.

This Declaration stated that the ownership of Block 1, Sweetwater Subdivision (currently Tanner
Investments, LLC) may take full advantage of Design Review guidelines and processes specifically
developed for the Sweetwater PUD. These include things like PUD-specific setbacks, increased building
height, unit densities, etc. In addition, the ownership of Block 1 will no longer be a member of the
Sweetwater HOA, unless express written consent is provided by said ownership. This means that the
ownership of Block 1 will not be subject to Sweetwater HOA fees and procedures, but
ownership/residents of Block 1 will not have access to certain PUD Amenities granted to the larger
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Sweetwater HOA. Block 1 (Solstice Condominiums) ownership will form their own HOA and be managed
accordingly.

Thus, the residents of any new units constructed on Block 1 will not have access to the existing 5,200
square foot amenity building, nor will they be obligated to pay HOA fees associated with the original
Sweetwater public amenities. The public amenities originally provided, including the, (1) community
housing contribution of land, on which the Senior Housing Units on River Street now exist; (2) Highway
75 contribution; (3) Wood River Trail connection; (4) construction of the 1.6 acre park; and (5) 1 of 2
promised transit shelters; all have been made to the benefit of, and credit to this Block 1, of the overall
Sweetwater PUD. This phase of the project continues to be subject to the park in-lieu contribution
requirement.

In January of 2024, Tanner Investments, LLC, submitted a Design Review Application for the construction
of a twenty-four (24) unit apartment building, consisting of eighteen (18) two-bedroom units and six (6)
one-bedroom units, to be located at Block 1 of the Sweetwater PUD Subdivision. A public hearing was
conducted by the Hailey Planning and Zoning Commission on February 5, 2024. At this hearing, the
Commission expressed concern in the incomplete nature of the submital, specifically as it related to
architectural design and renderings. Other unresolved matersa ec ng the project at the me of the
hearing focused on Block 1's desire to separate from the Sweetwater HOA and form their own HOA, and
the subsequent City processes that may or may not need to occur to facilitate that adjustment (PUD
Amendment).

The City’s stance remained firm in that Block 1 could only take advantage of certain benefits of the PUD
(namely setbacks, density, building height, etc.) if they remain as part of the Sweetwater HOA and Block
1 residents have access to all of the ameni es (building, pool, and open space) that are provided for

exis ng Sweetwater residents (but excluding Block 2). The Applicant posited that they had no binding
obliga onto par cipate in the Sweetwater HOA and had already entered into a private agreement with
the developer of Sweetwater to exit the Sweetwater HOA. At the same me, the Applicant s |l wished to
take advantage of the aforemen oned PUD bulk requirements, and they did not wish to enter into a PUD
amendment process. The Commission unanimously voted to table the item un |Sta had been provided
with clarity and direc on around the PUD amendment process and the Applicant resubmited a
corrected applica on package.

After consulting with the City Attorney, City Staff determined that, in fact, the Applicant would still be
required to engage in a Sweetwater PUD amendment process. The Applicant subsequently submitted a
PUD Amendment Application that was considered and approved by the Hailey City Council on October
28, 2024. The Fourth Amendment of the Sweetwater PUD removes Block 1 from certain obligatory
requirements outlined within the existing PUD Agreement.

Waivers Requested: Chapter 17.10.040: Developer Benefits, allows for the request of modifications or
waivers of the zoning and subdivision requirements. The Applicant is requested the following
modifications and/or waivers to the existing PUD Agreement, appurtenant Block 1 only:

e waiver to construct below grade parking for the 24-unit project located on Block 1, and

e waiver to comply with LEED-ND development criteria on Block 1.
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Amenities Proposed: Chapter 17.10.030.1: General Requirements, Amenities, requires that each Planned
Unit Development Application provide two (2) or more amenities. Community Housing is listed as an
eligible amenity and defined in the Hailey Municipal Code as such:

Through a deed restriction, a dwelling unit that is restricted by size, type, and cost,
and/or that is for sale or rent exclusively to individual(s) meeting income, occupancy
and/or other affordable community housing criteria established in a community housing
plan approved by the City of Hailey.

Within the proposed project, to be known as Solstice Condominiums, the Applicant is providing the
following amenities:
e perpetual designation of two (2) residential units, restricted as community housing units under
the Locals Only (Category L) criteria.

Staff appreciate the Applicant’s offer to perpetually deed restrict two (2) community housing units
within the development, and further believe the proposed benefit is commensurate with the requested
waivers to certain obligations, as noted herein.

Project Overview. The Applicant Team is proposing to construct one (1) three-story condominium
building with eight (8) units per floor, for a total of twenty-four (24) units. Eighteen (18) two-bedroom
and six (6) one-bedroom units are proposed. Each two-bedroom unit will be 1,088 gross square feet in
size with a 212 square foot balcony, and each one-bedroom unit will be 724 gross square feet in size
with a 197 square foot balcony.

Additional project amenities include:
o0 Forty-eight (48) on-site parking spaces, including one (1) handicap space
0 Right-of-way improvements, including:
Six (6) striped, parallel street parking spaces along Countryside Boulevard
Curb bulbout and thermoplastic crosswalk striping on the corner of Countryside and
Shenandoah, heading north
Interconnected concrete sidewalk system, providing access around both the
condominium building and the parking area, as well as site perimeter access
(Shenandoah and Countryside rights-of-way).
Extensive landscaping, to include planter beds, new trees, improved grass areas on-
site, as well as the retention of existing trees and the addition of river cobble ground
cover for City right-of-way areas.

Grill/picnic area (1,435 square feet)

Grass play area (4,775 square feet)

Snow storage area (7,950 square feet)

Screened trash and recycling enclosure

O o0oo0oo

Regarding density, the project is permitted at a density of 23 units per acre under Limited Business (LB)
Zoning District Bulk Requirements. The original Planned Unit Development (PUD) Agreement dated
August 14, 2006, and Amendments to the Development Agreement dated December 18, 2009,
December 27, 2010, and November 6, 2012, show twenty-one (21) residential units planned for the site.
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The Applicant is proposing twenty-four (24) residential units with this Application. This density bonus of
one (1) unit was unanimously approved by the Hailey City Council, via Section 17.10.040.01 B of the
Hailey Municipal Code, which states:

“Density bonuses for project amenities and benefits to the community other than those listed here may be
granted by unanimous vote of the council, following a recommendation by the commission, in order to carry out
the purpose and intent of this chapter and the land use policies of the city. (Ord. 1191, 2015)”.

Staff support the proposal of two (2) deed restricted community housing units, as it meets a strong
community need, and further, the benefits proposed carry out the intentions of this chapter.

Procedural History: The Applicant first came before the Planning and Zoning Commission at the
February 6, 2023 Public Hearing with a Design Review Pre-Application for Block 1, Sweetwater
Subdivision. This design included two (2) separate buildings with twelve (12) units per building. Many of
the landscaping and communal space elements from the Pre-Application were retained for the
Applicant’s full Design Review submittal. The Applicant then provided a full Design Review package,
submitted on December 13, 2023 and certified complete on December 18, 2023. A public hearing before
the Planning and Zoning Commission for approval or denial of the project was held on February 5, 2024.

Due to incomplete plan sets and uncertainty regarding the applicability of the Sweetwater PUD
Agreement and Block 1 of the Sweetwater Subdivision, the Commission voted unanimously to table the
item until plan sets were amended and clarity was provided by the City Attorney in regard to the PUD. It
was found that a fourth PUD Agreement amendment — removing Block 1 from certain benefits and
burdens of the original Sweetwater PUD — would be required for further development of the site. The
Applicant submitted an Amendment to the PUD Agreement on August 2, 2024, and it was certified
complete on August 6, 2024. The item was scheduled to be heard by the Hailey City Council on
September 9, 2024; however, was not heard and instead, continued to September 23, 2024. After the
Council voted to approve the amendment and conducted three (3) separate readings, the amendment
was officially approved on October 28 2024.

Now, the Applicant is once again returning to the Hailey Planning and Zoning Commission with a revised
Design Review submittal and an approved PUD Agreement Amendment. The Design Review Application
was submitted on November 12, 2024 and certified complete on November 13, 2024. A public hearing
will be held with the Commission on December 16, 2024, in the Hailey City Council Chambers and
virtually via Microsoft Teams.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
17.06.050 Complete Application
? Department Engineering: All infrastructure will require detailed final construction drawings to
Comments be submitted to the city and approved by the city prior to construction. All
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construction must conform to City of Hailey Standard Drawings, specifications,
and procedures. This has been made a Condition of Approval.

Life/Safety: No comments.

Streets, Water & Wastewater:
Streets:

e The six (6) parallel parking spaces along Countryside Boulevard will be
subject to standard snow removal operations for the public right-of-way.
Snow will be removed from the vehicular travel lanes, but it will not be
removed from the parallel parking spaces themselves. Snow removal
from these spaces will be the responsibility of Solstice Condominiums
ownership/property management. The applicant has been made aware
of this expectation.

Wastewater:

e Under Demolition Key Note D07 on civil engineering plan set sheet C0.90,
the Wastewater Division Manager requests that the existing sewer
service is abandoned inside the sewer manhole.

e The Applicant has been asked to confirm the 4” service size for new
construction of sewer service, Utility Key Note U07 on civil engineering
plant set sheet C1.10. The Wastewater Division Manager remarked on
the large service size and potential for large flow rates.

Water:
* Nocomments.

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 | A sign demarcating the complex is proposed for the corner of the lot at the
intersection of Countryside and Shenandoah. The size of this signage is unknown.
The Applicant shall submit renderings and dimensions for all site signage for staff
review prior to installation. This has been made a Condition of Approval.

17.09.040 On- See Section 17.09.040 for applicable code.

site Parking Req.

Staff Comments | Per the Hailey Municipal Code, Multifamily Dwellings are required to provide at
least 1.5 onsite parking spaces per unit. Twenty-four (24) units are proposed,
requiring a minimum of thirty-six (36) on-site parking spaces. Forty-eight (48) on-
site parking spaces are proposed, in addition to six (6) street parking spaces
proposed for Countryside Boulevard. Two (2) ADA-accessible parking spaces are
also proposed for the northwest corner of the parking area, immediately adjacent
to the building’s southern entrance.

Parking requirements for the proposed project are met.

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

E’;Crfnsfttog | hundred percent (200%) of the number of spaces required by this chapter

Parking 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, as the parking proposed is not in excess of 200% of the number of spaces
required by the Hailey Municipal Code.

17.08C.040 17.08C.040 General Standards

SOtL;tnddO;Ltighting a.  Allexterior lighting shall be designed, located and lamped in order to prevent:

1. Overlighting;
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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.  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.

areD

Staff Comments

The Applicant is proposing to install seven (7) exterior wall mounted lighting
fixtures for the condominium entries/exits, in addition to four (4) parking area
pole lights, 17’ in height. This is the maximum allowable height for parking area
lighting fixtures.

The wall mount fixtures do not appear to be designated as dark sky compliant,
either on the supplied lighting cut sheets or through Dark Sky International’s
compliant fixture catalogue, although they are fully shielded and downcast and
utilize LED energy efficient technology.

According to the Site Lighting Photometric Plan and Cut Sheet provided by the
Applicant, the parking area lights will emit light at an intensity of 9,368 lumens.
The average illumination of the parking area, as proposed, also appears to be
greater than 1.5 foot-candles. This exceeds the mounting height/lamp output
recommendations in Section 17.08C.040.04 and Section 17.08C.040.05 of the
Hailey Municipal Code (16’ at 6,000 lumens, 20’ at 8,000 lumens). The Hailey
Municipal Code states:

e Parking Lots: Parking lot lighting shall not exceed an overall average
illumination of one and five-tenths (1.5) foot-candles.

*  “The maximum lumens levels should only be exceeded if there are design
constraints or other site-specific factors that would jeopardize safety. A
detailed explanation for lumen amounts in excess of the guidelines shall be
provided by the owner/occupant or developer™.

Additionally, in Section 17.08C.040.03, the Code states:

e Parking Area: Parking area luminaires shall be no taller than seventeen feet
(17" from the ground to their tallest point. Parking area lights should be
greater in number, lower in height and lower in light level, as opposed to fewer
in number, higher in height and higher in light level.

The proposed project will be located in a high-traffic, densely populated
residential area. Staff do not believe there are design constraints or other site-
specific factors that would jeopardize safety, should lower lumen-intensity
lighting fixtures be installed. Staff strongly recommend that the Applicant revise
the parking area lighting selection to adhere to the lumen output guidelines in
Section 17.08C.040.05 of the Hailey Municipal Code. The Applicant shall provide a
Photometric Plan that confirms an overall average illumination no greater than
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1.5 foot-candles, prior to issuance of a Building Permit. This has been made a
Condition of Approval.

Bulk Limited Business (LB) Zoning District:
Requirements
Staff Comments - Building Height:
0 Permitted Building Height: 37’ (see P.U.D. below)
0 Proposed Building Height: 36’ 6”
0 Required Setbacks (see P.U.D. below):
o FrontYard: 8
o SideYard: 5’
O RearYard: 3’
- Proposed Setbacks for 24-unit condominium building:
o Front Yard (south): 24.5
o Side Yard (east): 17’
o Side Yard (west): 6’
O Rear Yard (north): 14’ and 18’
The original PUD Agreement addresses the following waivers, which were granted
in August 14, 2006:
- Building Height:
0 The maximum building height shall see an increase to 37 feet
from 35 feet.
- Setbacks:
o The minimum front yard setback shall be reduced from 20 feet
to eight (8) feet for residential units.
0 The minimum side yard setbacks shall be reduced from ten (10)
feet to five (5) feet.
0 The minimum rear yard setback shall be reduced from ten (10)
feet to three (3) feet.
- Maximum Density:
o0 Twenty-one (21) residential units originally proposed for Block
1, via August 14, 2006 PUD Agreement.
o0 Twenty-four (24) residential units were approved via the
November 4, 2024 Fourth Amendment to the Sweetwater
Subdivision PUD Agreement (Instrument No. 709182).
All other bulk requirements have been met.
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

A new 5’-wide sidewalk is shown along the perimeter of the proposed project.
This perimeter sidewalk will connect to interior sidewalks, providing safe access
and sufficient circulation around and through the site.

6” vertical curb and gutter is also proposed around the perimeter of the project,
along with one (1) new drywell in the Countryside Boulevard right-of-way.

17.06.070(B)
Required Water
System
Improvements

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




Design Review: Tanner Investments, LLC

Solstice Condominiums (Block 1, Sweetwater P.U.D. Subdivision)
Hailey Planning and Zoning Commission — December 16, 2024
Staff Report — Page 8 of 21

and including the subject property and the nearest public street, as recommended by
the City Engineer.

Staff Comments

N/A, as this project is not within the Townsite Overlay (TO) Zone District.

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

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

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
17.06.080(A)1a a. The location, orientation and surface of buildings shall maximize, to the
greatest extent possible sun exposure in exterior spaces to create spaces
around buildings that are usable by the residents and allow for safe access
to buildings
Staff Comments

The project’s singular building is oriented (long-ways) from east to west and
occupies the northern half of the square-shaped lot. The southwest portion of
the lot hosts a large grass play area, a grill/picnic area, and “shade sails” to
provide shade and cover over said grill/picnic area. The Applicant has proposed
a building design that incorporates significant fenestrations, building
undulations, and private outdoor deck space for each unit. The north, south,
and east building elevations each feature a grass buffer with tree plantings and
significant landscaping. Walkways interior to the site (aside from
approximately one hundred feet (100") on the lot’s western edge) have been
proposed away from the immediate wall planes of the building, which will
allow for maximum sun exposure and discourage the build-up of ice in winter
months. Right-of-way walkways have similarly been placed away from building
wall planes.

Sun exposure in exterior spaces has been maximized, and there is generous
space around the building and site that will be usable by residents and promote
safe building access.

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 2 % inch caliper.

Staff Comments

A Landscaping Plan has been prepared for the project. This plan shows trees to
be removed, as well as new trees and other plant materials to be planted. Five
(5) trees are designated for removal. Forty-one (41) new tree plantings are
proposed for the site, and five (5) existing Ash Trees in the Countryside
Boulevard right-of-way will be retained.

However, the landscape plans do not designate proposed tree caliper size, and
the maximum tree species count has been exceeded for two (2) of the proposed
tree species. See Section 17.06.080(A)4d for further detail.
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The Applicant shall submit a revised landscaping plan that includes the
permitted maximum tree species counts and minimum required tree caliper size
for planting. This plan shall be reviewed and approved administratively, prior to
the issuance of a Building Permit. This has been made a Condition of Approval.

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

All building entrances, site amenities, and connections to right-of-way
sidewalks will be serviced by an interconnected system of on-site sidewalks. The
parking area also features sidewalks along its entire perimeter.

17.06.080(A)1d

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

Staff Comments

The site’s dumpster and recycling area is currently proposed towards the rear
of the lot and away from both the building and the Countryside/Shenandoah
rights-of-way. The designated snow storage area will not be impacted by the
placement of this dumpster and recycling area. This area will be screened on all
sides to 6’ in height by both poured-in-place concrete walls, as well as
wood/steel doors.

The Applicant’s submitted landscape plans and civil drawings depict two (2)
different locations for the proposed dumpster and recycling area. Staff prefer
to see the Applicant place the dumpster and recycling area in the location as
depicted in the civil drawings.

The Applicant shall place the site’s dumpster and recycling service area in the
location as depicted in the civil drawings. This has been made a Condition of
Approval.

17.06.080(A)1e

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

Staff Comments | N/A, as no alleys exist or are planned for the site.

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, as no vending machines are proposed.

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

Vehicular access to onsite parking is located off of Shenandoah Drive, to the
rear of the proposed residential building. The Applicant has taken considerable
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care to screen the parking area from the street and the adjoining lot with
significant landscaping.

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

The site is serviced by a single vehicular approach with separate channels for
parking lot entry and exit, to be located off of Shenandoah Drive. Three (3)
pedestrian access points are located off of Shenandoah Drive, and two (2)
pedestrian access points are located off of Countryside Boulevard.

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

The primary proposed snow storage area is provided in the grass area along
the site’s western boundary. It will be highly accessible to all types of snow
removal vehicles and is suited to accommodate moderate to large amounts of
snow. Additional snow storage is provided in the landscape buffer between the
southern building facade and walkway, around the main pedestrian walkway
on the northern facade, and along the southern property boundary’s
landscaped area.

17.06.080(A)1j

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

Staff Comments

The improved parking and vehicle and pedestrian circulation areas amount to
20,495 square feet. 7,950 square feet of snow storage has been provided (39%
of snow removal area). This standard has been met.

17.06.080(A)1k

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

Staff Comments | |t appears that the designated snow storage areas, as shown on the Updated
Landscape Plans, comply with this standard.
17.06.080(A)1l I.  Hauling of snow from downtown areas is permissible where other options
are not practical.
Staff Comments

N/A, as this project is not located in a downtown area.

17.06.080(A)Im

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

Staff Comments | Snow storage areas do not impede any of the stated areas/features.

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

Staff Comments

Snow storage areas are shown in grass landscape areas, specifically with
Scottish Links grass seed mix. This grass varietal is known for its low
maintenance and hardiness in cooler climates, making it a suitable choice for
ground cover in a snow storage area.

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

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

The proposal is for a multifamily building in the Limited Business (LB) Zone
District, where a variety of homes, single-family and multi-family, exist. The
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proposed building design incorporates a variety of features, such as covered
deck spaces, pop-outs, parapets, and varied exterior materials. These features
mirror some elements of the Sweetwater “live/work” units directly to the north
of the proposed project. A flat roofline is proposed, which is distinct from
surrounding buildings within the Sweetwater Development.

The proportion, size, and overall building footprint is also similar to surrounding
buildings, with the longest building plane situated east to west.

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

At the ground level, the building design features eight (8) covered deck spaces
for eight (8) individual units, which emphasizes human scale. The front and rear
building elevations each feature a single set of double entry doors, the location
of which is highlighted by a ground-to-roof column of masonry veneer that will
take the appearance of both wooden paneling and stone. This design feature
will naturally draw pedestrians towards the building’s entries/exits.

An interconnected system of on-site sidewalks will further encourage human
activity and interaction, along with the robust communal outdoor space and
amenities on the western edge of the property. Extensive landscaping in front
of each ground-level unit will provide privacy for residents, while also softening
the building’s fagade and enhancing natural aesthetics across the site.

Additionally, the Applicant has provided twenty-six (26) bike parking stalls on
the ground level, including sixteen (16) spaces interior to the building in a
dedicated bike storage room. Each of the second and third floors also features
bike storage rooms, with twenty-two spaces provided in each room. The total
bike storage capacity for this site is sixty (60) bicycles. Staff commend the
Applicant for incorporating this highly desired — but not required — design
feature into site planning, highlighting the applicant’s awareness of the site’s
proximity to the Wood River Trail and the bike-centric character of life in
Hailey.

It should also be noted that at the February 5, 2024 public hearing for the
original Design Review submittal for this project, the Commission noted various
concerns with ADA accessibility. These included exterior doorways adjacent to
the elevator shafts, which did not appear to be sized appropriately for
wheelchairs, and that no units were called out specifically as ADA accessible.
The Commission also requested that the ADA parking spots be relocated to be
closer to the east entrance where the elevator is located.

The Applicant has confirmed that all entry doors to the building will adhere to
the 36” minimum width for ADA access, including unit entry doors.

Additionally, the Applicant informed Staff of their intent to complete a
condominium plat process for the units and place them for sale, rather than for
rent. Due to this proposed tenancy and ownership, these condominiums will be
exempt from accessibility requirements listed in 2018 International Building
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Code (IBC). However, all units will be designed to be easily upgraded to be fully

accessible (grab bars, clearances, removable cabinetry, etc.). All common areas
outside of each unit will be designed for full ADA compliance, as required by the
2018 IBC.

Lastly, while the Applicant did explore relocating the ADA parking spaces to be
closer to the east entry of the residential building, the route would significantly
increase in length and would require travel on the public sidewalk, instead of
limiting travel to those surfaces interior to the site. The Applicant has stated
that while they are amenable to moving the ADA spaces, if required by the
Commission, they believe the shorter outdoor route with longer interior
building access to the elevators is preferrable. At this time, Staff are in
agreement with the Applicant’s proposed ADA parking space location, as
depicted on the civil drawings.

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

Twelve (12) of the twenty-four (24) units will face north, towards Countryside
Boulevard. This north facade will be considered the front of the building. The
other twelve (12) units will face south, towards the site’s interior parking area.
The north and south building elevations mirror each other exactly in building
materials and design. This design includes extensive window features, covered
deck spaces, projections, changes in material and color, and variety in
landscaping design and species selection. A pedestrian entrance is present on
each building elevation, with primary pedestrian entrances highlighted on the
north and south building elevations through columnar, masonry and mock
wood veneer architectural detailing.

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 | No plans for future additions or renovations are planned.

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 residential building will feature a wide variety of materials and textures,
primarily of the neutral color palette. Metal panels (“Granite” gray), cement
board masonry veneer (“Barnwood” finish and “Powder stone” finish), Stucco
(“Simply White™), and black windows and doors will present exterior walls in a
mosaic fashion. Square and rectangular forms will define the building’s
exterior.

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

Each individual unit will be highlighted by either the white stucco siding or the
metal granite-colored wall panels and black metal window forms, which take a
cubic form on both the north and south building facades. Each cubic form will
feature the doorway that provides access from the interior of the unit to each
unit’s covered porch area. The architecture of the proposed building is distinct
for the Sweetwater Subdivision, but the building colors and materials, as
proposed, create harmony between form and function for the project itself.
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The building’s more muted color palette will also provide a degree of visual
relief from the existing units in the Sweetwater Subdivision, which feature
bright colors across various building materials.

A materials and color samples package has been provided with this project.

17.06.080(A)2h

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

Staff Comments

The proposed building is three (3) stories in height and is flat-roofed. As such, it

17.06.080(A)2i

incorporates parapets and covered deck areas for each unit on every story.

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

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

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

iii) Double glazed windows.

iv) Windows with Low Emissivity glazing.

v) Earth berming against exterior walls

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

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

Staff Comments

The proposed building design applies each of the following techniques to
minimize energy consumption:

- Longer wall plane placed on the east-west access.

- South-facing windows with eave coverage

- Double-glazed windows

- Windows with low emissivity glazing

Staff also strongly encourages the Applicant to explore Idaho Power’s new
Multifamily Energy Efficiency Program, which can provide multifamily project
teams with direct cash payments and/or financial incentives for installing
certain energy efficiency components in buildings. This would be considered an
“approved alternative” to the measures listed above (Section 17.06.080(A)2i.
Staff welcome the opportunity to discuss details of this program with the
Applicant.

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

The building will be primarily accessed from pedestrian entrances on the north
and south building elevations, which connect to interior staircases providing
access to each floor. These north and south building entrances are designed to
be recessed into the building. Each entrance also features a building projection
above it, preventing snow from falling directly onto the sidewalk in the vicinity
of the entrance.
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On the east and west building elevations, entryways will feature metal gutters
and chain leaders leading into landscaped areas. See below:

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

The Applicant has confirmed that the roof will be drained internally, and no
external guttering will be provided. With the flat roof design, runoff from the
building will be very minimal and freezing hazards for pedestrian areas are
unlikely to occur. As noted previously, east and west entryways will feature
gutters and chain leaders directed to landscaped areas.

17.06.080(A)2I

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, as no vehicle canopies are proposed.

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

A single sign for the development is proposed at the corner of Countryside and
Shenandoabh; therefore, a Master Sign Plan is not required at this time.

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

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

17.06.080(A)3a

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

Staff Comments | N/A, as no accessory structures are planned.
17.06.080(A)3b b.  Accessory structures shall be located at the rear of the property.
Staff Comments

N/A, as no accessory structures are planned.

17.06.080(A)3c

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

Staff Comments

Cedar fencing, 4.5’ in height, is proposed for the entirety of the property’s
southern and western boundaries. In addition, painted steel privacy panels 6’ in
height are proposed around the east, north, and west sides of the grill/picnic
area. The color and materials of these fencing/wall elements will mirror the
access doors for the trash/recycling enclosure, in addition to complementing
the neutral/earth tones of the building’s exterior and its associated materials
(steel paneling and wood-finished cement board).

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.




Design Review: Tanner Investments, LLC

Solstice Condominiums (Block 1, Sweetwater P.U.D. Subdivision)
Hailey Planning and Zoning Commission — December 16, 2024
Staff Report — Page 15 of 21

Staff Comments

The proposed walls and fencing are not dominating in size, scale, or color.
Plantings are proposed in conjunction with all segments of walls and fencing
across the site, softening the visual impact of these constructed elements.

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

Architectural renderings show roof mounted mechanical equipment on the east
and west elevations, with little screening provided. Other roof mounted
projections above each unit on the north and south elevations appear to be
screened/shielded and are inconspicuous in nature.

The Applicant shall ensure that all roof mounted equipment is screened or
shielded from view from the ground level of on-site parking areas, adjacent
public streets, and adjacent properties. This has been made a Condition of
Approval.

17.06.080(A)3f

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

Staff Comments

N/A, as no hardware associated with alternative energy sources is proposed.

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 | One (1) telephone riser currently exists on site, located at the parcel’s northeast
corner. This riser will be retained, and it will be screened from view with new
tree plantings/landscaping.

The trash/recycling receptacle area will also be screened from view via a 6’ wall
and door, with all sides shielded.

17.06.080(A)3n i.  Allservice lines into the subject property shall be installed

underground.

Staff Comments | All services lines will be underground.

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.

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

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
? 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials
shall be used, as specified by the Hailey Landscaping Manual or an approved
alternative.
Staff Comments

It appears that plant materials will be appropriate for the environment.
However, at the February 5, 2024 Public Hearing for this project’s original
Design Review submittal, the Commission suggested that the Applicant
incorporate more drought-tolerant plantings and consider alternative turf
material to accommodate for high pet traffic. The Applicant may wish to
comment on the durability of their turf selection and the long-term water
needs of their selected plant species.




Design Review: Tanner Investments, LLC

Solstice Condominiums (Block 1, Sweetwater P.U.D. Subdivision)
Hailey Planning and Zoning Commission — December 16, 2024
Staff Report — Page 16 of 21

17.06.080(A)4b

b.

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

Staff Comments

It appears that all proposed plant materials will be hardy to Zone 4.

17.06.080(A)4c

C.

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

Staff Comments

The Applicant has submitted irrigation plans that include permanent coverage
for approximately 17,796 square feet of area. This includes all grass areas and
plant beds. Irrigation construction notes/guidelines have also been submitted
with this project.

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 %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 Landscaping Plan incorporates a combination of trees, shrubs
and grasses. These include:

Trees:

Grasses:

(6) Crimson King Maple of 3” caliper

(10) Columnar Armstrong Maple of 3” caliper

(3) Kentucky Coffee Tree of 3-3.5” caliper

(4) Gambel Oak of 2.5” caliper

(4) American Sentry Linden of 2.5” caliper

(12) Spartan Juniper of 6’-7" in height (no caliper provided)
(2) Bristlecone Pine of 6’-7" in height (no caliper provided)

(6) Saskatoon Serviceberry of 10’-12" in height (this was counted as a
tree in landscape plans, but Staff considers this species a woody shrub)
(3) Native Chokecherry of 10°-12’ in height (this was counted as a tree
in landscape plans, but Staff considers this species a woody shrub)

(15) Arctic Fire Dogwood of 5 gallon size

(3) Dwarf Mock Orange of 5 gallon size

(50) Gro-Low Sumac of 5 gallon size

(11) Tiger-Eye Sumac of 10 gallon size

(27) Tor Birchleaf Spirea of 5 gallon size

(2) Common Snowberry of 5 gallon size

(159) Karl Forester Reed Grass bunches of 1 gallon size

(31) Tufted Hair Grass bunches of 1 gallon size

(22) Northwind Switch Grass bunches of 1 gallon size

(78) Blaze Little Bluestem Prairie Grass bunches of 1 gallon size
9,911 square feet of Scottish Links grass mix

2,988 square feet of Sage Shortgrass grass mix
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While the proposed landscaping plan provides a healthy combination of
grasses, shrubs, and trees, the Applicant has proposed more plantings of single
tree species than permitted by Code. Forty-one (41) total tree plantings are
proposed; the 20% maximum count of a single species limits the Applicant to a
maximum of eight (8) plantings for any one species. The planting counts for
both Columnar Armstrong Maple and Spartan Juniper exceed the permitted
maximum (additionally, even if Serviceberry and Chokecherry plantings were
considered trees — for a total of 50 trees -, the 20% species maximum would
still not be met for Serviceberry Plantings).

Additionally, the Applicant has not listed the required minimum tree caliper
planting size on landscape plans. Due to the irregular nature of trunk growth -
and subsequent difficulties in measuring caliper size - associated with Spartan
Juniper and Bristlecone Pine trees, Staff are amenable to the listing of these
proposed plantings in height, specifically of 6°-7’ at time of planting.

The Applicant shall submit a revised landscaping plan that includes the
permitted maximum tree species counts and minimum required tree caliper size
for planting. This plan shall be reviewed and approved administratively, prior to
the issuance of a Building Permit. This has been made a Condition of Approval.

17.06.080(A)4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be
provided to add color and interest to the outside of buildings in the LI and
SCI-1 zoning districts.

Staff Comments | N/A, as the proposed project is located within the Limited Business (LB) Zone
District.

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 | Proposed landscaping is varied, as shown in the Landscape Plans provided for
Phase I. See Section 17.06.080(A)4d for further details.

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 | No landscape drywells appear to be proposed for the site. However, composted
and river stone mulch mixes will be used across all planting beds. This
groundcover lends itself favorably to runoff and plant moisture retention.
Parking area runoff will be directed towards a central drywell. No other
drywells are proposed on site.

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 Solstice Condominiums HOA will be responsible for maintaining plant
material in a healthy condition.

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

the appearance of the site.

Staff Comments

N/A, as no retaining walls are proposed for the site.

17.06.080(A)4j

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

Staff Comments

N/A, as no retaining walls are proposed for the site.
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17.06.080(A)4k

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

Staff Comments | N/A, as no retaining walls are proposed for the site.

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

Staff Comments

N/A, as no retaining walls are proposed for the site.

17.06.080(A)4m

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

Staff Comments

N/A, as no retaining walls are proposed for the site.

17.06.080(A)4n

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

Staff Comments

N/A, as no retaining walls are proposed for the site.

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

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

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

17.06.080(D)1a

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 proposed building complements the surrounding area, open space and
adjacent uses in terms of its similarly scaled building height and footprint, as
compared to adjacent existing structures. Significant communal outdoor space
is also proposed on the property’s western edge, providing a buffer between
the residential building/parking area and the Wood River Trail/bike path.
Placement of this building on the lot emphasizes pedestrian connection to the
main travel thoroughfare of Countryside Boulevard, while avoiding unnecessary
impact to surrounding parcels and residential developments.

17.06.080(D)1b

b. Site plans shall include a convenient, attractive and interconnected
pedestrian system of sidewalks and shared pathways to reinforce
pedestrian circulation within a site.

Staff Comments

Interior and perimeter sidewalks are proposed to connect and reinforce
pedestrian circulation within the site.

17.06.080(D)1c

¢.  Buildings shall be organized to maximize efficient pedestrian circulation and
create gathering places.

Staff Comments

The building has been organized to maximize efficient site circulation. Site
circulation has been designed to keep parking to one distinct area on site, and
also limit vehicular access to a single point along Shenandoah Drive. A 5’-wide
sidewalk is shown along the north and east perimeters or the project, where
pedestrian traffic can safely navigate the right-of-way while having convenient
access to interior site walkways and building entrances.

2. Building Design: 17.06.080(D)2, items (a) thru (b)
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Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
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 multi-
family buildings. Windows should be residential in scale and thoughtfully
placed to provide for privacy and solar gain.
Staff Comments | Refer to Section 17.06.080(A)2, items (a) thru (m) for further details.
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 | Refer to Section 17.06.080(A)2, items (a) thru (m) for further details.
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.

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.

o0k owd

7.
Security. The applicant may, in lieu of actual construction of any required or approved

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.

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

1.

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

In the event the improvements are not completely installed within one (1) year, or
upon the expiration of any approved extension, the City may, but is not obligated, to
apply the security to the completion of the improvements and complete construction
of the improvements.
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The following Conditions of Approval are suggested to be placed on approval of this Application:

a)

b)
c)

d)

f)
9)
h)

All conditions of the approved Planned Unit Development Agreement, including approved
amendments, shall be met.
All applicable Fire Department and Building Department requirements shall be met.

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. Right-of-way improvements along Countryside Boulevard and Shenandoah Drive,
including but not limited to typical concrete sidewalks, curb and guter, truncated
domes, typical curb transi ons.
ii. Six (6) striped parallel parking spaces along Countryside Boulevard.

Construction parking shall be on private property and not within the City Right-of-Way nor
the edge of the road.

A Traffic Control Plan, as needed, shall be submitted prior to issuance of a Building Permit.
All sidewalks, interior and perimeter, shall be maintained year-round by the HOA.

The Applicant shall ensure that all roof mounted equipment is screened or shielded from

view from the ground level of on-site parking areas, adjacent public streets, and adjacent
properties.

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

The Applicant shall provide a Photometric Plan that confirms an overall average illumination no
greater than 1.5 foot-candles, prior to issuance of a Building Permit

The Applicant shall submit subdivision/project signage design details and renderings for Staff
approval prior to installation.

The Applicant shall place the site’s dumpster and recycling service area in the location as
depicted in the civil drawings.

The Applicant shall submit a revised landscaping plan that includes the permitted maximum tree
species counts and minimum required tree caliper size for planting. This plan shall be reviewed
and approved administratively, prior to the issuance of a Building Permit.

Upon completion of all required public landscaping and before issuance of a certificate of occupancy
and/or final project approval, a licensed arborist shall certify all public tree plantings have been
installed in compliance with the project approvals as to species, health, irrigation, city construction
standards, project drawings, and other relevant requirements such as Hailey Tree Committee
recommendations. Similarly, any public landscape not certified by the licensed arborist shall be
certified by a licensed landscape architect for same or other relevant topics. The arborist or
landscape architect shall also provide documentation of public tree well inspections including
dimensions and material types during the placement of all subsurface items.

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
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Certificate of Occupancy can be issued.

p) This Design Review approval is for the date the Findings of Fact are signed. The Planning &
Zoning Administrator has the authority to approve minor modifications to this project prior to
and for the duration of a valid Building Permit.

g) The Design Review approval shall be valid for eighteen (18) months. This extension shall be
effective from the day of approval.

Motion Language

Approval: Motion to approve the Desigh Review Application by Tanner Investments, LLC, for
construction of a twenty-four (24) unit apartment building, consisting of eighteen (18) two-bedroom
units and six (6) one-bedroom units, to be located at Block 1 of the Sweetwater PUD Subdivision within
the Limited Business (LB) Zoning District, 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 Title 17, Title 18, and City Standards, provided conditions
(a) through (qg) will be met.

Denial: Motion to deny the Design Review Application by Tanner Investments, LLC, for construction of a
twenty-four (24) unit apartment building, consisting of eighteen (18) two-bedroom units and six (6) one-
bedroom units, to be located at Block 1 of the Sweetwater PUD Subdivision within the Limited Business
(LB) Zoning District, finding that [the Commission should cite which standards are not met
and provide the reason why each identified standard is not met].

Continuation: Motion to continue the public hearing to [Commission should specify a
date].
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STAPED W THE DEG APPROVAL STAMS AN A COPY OF THE DEG APPROVAL LETTER ONITE AT ALL TES
DURING CONSTRUCTION.
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SUBLOT 1, BLOCK 4
SWEETWATER PUB
TOWNHOUSES
_

SWEETWATER PUB

SUBDIVISION, BLOCK 3

EXISTING BUILDING
P

SWEETWATER PUB
SUBDIVISION, BLOCK 2

EXISTING BUILDING

COUNTRYSIDE BOULEVARD

BLOCK 1
| SWEETWATER P.U.B. SUBDIVISION
49,926 S.q. FL.

115 Ac.

=

—]

WOODSIDE SUBDIVISION
HH-1020 WOODSIDE BLVD

LOT 1, BLOCK 21
WOODSIDE SUBDIVISION #5

SN
PSS

BIKE PATH

BIKE PATH

WOODSIDE SUBDIVISION
AB,C,D,EFGHLIS,

W, X, Y, Z DITCHES Il &
HH-1020 WOODSIDE BLVD

A

[

|

DEMOLITION KEY NOTES
(G SAWGT BRSTNG ASPYALT
DEMOLISH, REMOVE, AND DISPOSE OF EXISTING
e
DEMOLISH, REMOVE, AND DISPOSE OF EXISTING
(G55

%@ REMOVE EXISTING TREE.
o

{EMOVE EXISTING SPEED LIVIT SIGN. RETAIN

(GN PLATE FOR REUSE | RELOCATK

. 25MPH. REFER T0 KEY NOTE TEM 5055,
SPEET G110,

b 20 MPH. REFER TO KEY NOTE ITEM S0,
SHEET C1-10.

T, CAP, AND ABANDON EXISTING WATER

ERVICE AT MAN LINE. REPAIR ROAD BASE AND

SURFACE AS RY. REFER TO THE "TYPE

. SURFACE AND BASE REPAIR" PORTION OF

DETAIL 1, SHEET CO40.
o (G ABANDON EXISTING SEWER SERVICE AT WA

'AND BASE REPAIR PORTION OF DETAIL 1, SHEET
coan

RETAIN AND PROTECT:

1. EXISTING TREE

2. EXISTING TELEPHONE RISER
3 CULVERT

GENERAL NOTES:
SEE SHEET C0 1 FOR CONSTRUGTION
GENERAL NOTES.

SEE SHEET C0.10 FOR LEGEND.

SEE SURVEY FOR SURVEY NOTES,

10 83333
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PRELIMINARY

DEMOLITION PLAN
SWEETWATER PUB SUBDIVISION, BLOCK 1 (SOLSTICE CONDOS)
PREPARED FOR TANNER VESTUENTS (1S

CONSTRUCTION

22023
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RAPHG SCALE
SEE SHEET C0 10 FOR CONSTRUCTION

GENERAL NOTES.
UTILITY DESIGN.

4. SEE SHEET C1.20 FOR SITE GRADING
PLAN

2. SEE SHEET CO0.10 FOR LEGEND.
3. SEE SHEET C1.10 FOR SITE AND

GENERAL NOTES:

D

PARKING PROPOSED: 48 + 3 SEASONAL

PARKING SUMMARY.
2
PARKING REQURED: 36
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SWEETWATER PUB -
BLOCK

=

EXISTING BUILDING

COUNTRYSIDE BOULEVARD,

WATER PUB
SUBDIVISION, BLOCK 2,

(.ot 7)

EXISTING BUILDING

yp.o12) (5o
e
T typ.of2) (ST
[ g

SEE ARCHITECTURAL
PLAIS FOR DUUPSTER
JSURE DESIGN

=

WOODSIDE BLVD

3
2
8
8
g
8
H

W,X, Y, Z DITCHES Il & HH-1020

AAAB.C.D.E,F.G,H

BIKE PATH

WOODSIDE SUBDIVISION

WOODSIDE BLYD

RapHg SoALE

e

SITE IMPROVEMENT KEY NOTES
ASPHALT: REFER TO DETAIL 1/ CO20.

‘CONSTRUGT RIGHT-OF-WAY ASPHALT
REPAR

b. CONSTRUCT ASPHALT PARKING LOT.

2 CFLAT WORK. REFER T0 DETAL 21020,

b. ADA COMPLIANT RAMP WITH CAST IRON
TRONCATED DOME DETECTABLE WARNING
INSERT. REFER TO DETAILS 2/ G020 AND
Taz2/c0%,

. THICKENED EDGE SIDEWALK.
£R TO DETAIL 61 CO.20.

REFER TO DETAIL3/ G020,

=== b & VERTICALCURS & GUITER TRANSITION
REFER TO DETAIL 41 CO.

E==  c ZEROREVEALCURBANDGUTTER
REFER TO DETAIL4/ G020,

ES"=9 o 3 WIDE CONCRETE VALLEY GUTTER.

REFER TO DETAIL5/ G020

REFER T DETAIL 81 C0.20.

6" VERTICAL CURB TRANSITION.
REFER T DETAIL 8/ C0.20,

ZERO REVEAL GURS.
REFER TO DETAIL 8/ C0.20.
TALL ROAD STRIPNG /PAINT
VWHITE ASPHALT PARKING STRIPING
(4" WIDE) MATCH CITY PATTERNS.

BLUE ADA PARKING STRIPING (4" WIDE) AND
SYMBOL. SEE DETAILS 9410/ C02.

WHITE THERMOPLASTIC CROSSWALK
STRPIN COLORS MD PATTERNS TO
MATGH GITY STANDARI

INSTALL SIGNS SEE DETAIL 11, SHEET C0.20 FOR
ioN sece e

WPH SPEED LT SIGN.
REER 10 KEY NOTE e Do, SHEET G0

20 WPH SPEED LIMIT SIGN.
REFER TO KEY NOTE ITEM DOSb, SHEET G090

INSTALL ADA STANDARD ‘RESERVED
PARKING® SIGN OVER VAN ACGESSIBLE"
SON SIS SHALL 3= PLACED AT LEAST 60
RBOVE SURFAC

ST ANOSAPE AR R 0
UANDSCAPE P
o CRAVEL AR

b. VEGETATED AREA

) OISR CONGRETE DUWPSTERPA0.
EFER TO DETAL 7 CO.
] () CELSTRGT CONGReTE Aeson wonou
F VALLEY GUTTER, CURB, AND APRON IS
RCCEFTABLE REFER TO BETAL 81 Ca

DETAIL "

BIKE PATH

- GEOMETRY AND GRADING ENLARGEMENT
SCRE =5

RapHg SoALE

e

UTILITY KEY NOTES
i

RN =52
LE(ouT) - 527240

b RIM=5274.37
LE(OUT) = 527137

o RM=527829

LE(OUT) = 527128
o R =527 52

(oun = 527152

INSTALL STORM DRAIN PIPE WITH A MINIMUM
SLOPE OF 20%. SEE DETAL 61030 FOR
POTABLE AND NON-POTABLE WATER LINE
SEPARATION ANODETAL 2/C04070R

DRYWELL: REFER TO DETAIL SEE DETAIL 4/ CO.30.
a o=

R = 527563
LEN) = 527228

R 527462
LEN =5271.00

o os

RN = 5274 55
LEMN=5271.00

v
R = 527489
LEN) = 5271.00

R = 275,02
b RoCK@ =5

R - 275,02
RocKo =5
RN - 27486
4 Rock@ =6

RN = 5275.17

o Rocka =5
RN = 527518

(OT TAP NEW WATER SERVICE WITH TRUST
JLOCK PER DETAIL 3, SHEET CD.40 AND CITY.
APPROVED CORP STOP AT MAIN. COVER SERVICE
WITH 2" DOW BOARD, SERVICE SZE SHALL BE

INSTALL OWNER SUPPLIED, SOLAR POWER

AREALIGHT PER MANUFACTURERS
RECOMMENDAT!

FIXTORE NSTALL HEIGHT » 217

RETAIN AND PROTECT:
1 CULVERT
2 TELEPHONERSER

DETERMINED BY PLUMBER OR PLUMEING

ENGINEER METER 10 BE LOGATED IN FIRE RISER
ROOM.

10 83333
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PRELIMINARY
CONSTRUCTION

SITE IMPROVEMENTS AND UTILITY PLAN
SWEETWATER PUB SUBDIVISION, BLOCK 1 (SOLSTICE CONDOS)
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SEE SHEET C1.10 FOR SITE AND
UTILITY DESIGN
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ENVIRONMENTALLY FRIENDLY, ENERGY EFFICIENT

* Lumen packages suitable for ceiling heights ranging from 8" to over 50’

o Efficacies up fo 124 Im/w

© Superior-quality white LED light output using Chip on Board technology

o Patented Hyperholic Reflector (U.S. Patent No. 10,670,227 B2)

® Low UGR: UGR of zero for fixtures aimed at nadir with a cut-off equal to or less than 60deg
per CIE 117-1995 Discomfort Glare in Interior Lighting.

PRODUCT SPECIFICATIONS

Atrius™ - Ready Product: Select models of the Lseries product line deliver valuable
data and connectivity fo the Atrius loT location based platform services. For more informa-
tion, please refer to www.acuitybrands.com/Atrius.

OPTICS

Hyperbolic Reflector: Patented hyperbolic shape (U.S. Patent No. 10,670,227 B2)

optimized for small, directional LED source, maximizes fixture efficiency while reducing lamp

image and aperture brightness ® Geometry of hyperbolic curve provides unique aperture

appearance and smoother light distribution

Parabolic Cone/Lens: Computer-optimized parabolic cone with frosted convexed lens

regressed info cone provides uniform distribution with no striations

Baffle: White or black painted deep multi-groove aluminum baffle insert with integral white
ainted flange and frosted convexed glass lens

eVullwash Cone/Lens: Computer-optimized trim with integral wall wash kicker and

frosted convexed lens regressed into cone provides uniform c?istribution with no striations

ELECTRICAL

LED Light Engine: Compact light source delivers uniform illumination without pixilation,
enabling excellent beam control ® 2SDCM (5000K within 3SDCM) ® 80, 90 & 97 CRI

o Light engine mounts directly to heat sink and is easily replaceable

Passive Cooling: Cast aluminum heat sink inte?rated directly with housing provides supe-
rior thermal management to ensure the long life of LED

LED Driver: Power factor >0.9

Dimming: Dimmable via 0-10V protocol standard ® Optional drivers available for use with
eldolED, Lutron EcoSystem, 2-wire dimmers, DMX, or DALl  For a list of compatible dimmers,
see LED-DIM.

Life: Rated for 60,000 hours at 70% lumen maintenance

Emergency Battery Pack (Optional) output: Provides a minimum of 600 (BR), or
1000 [HBR) lumens for a minimum duration of 90 minutes ® Remote mounted, field installed
® BR option is CEC Title 20 compliant

A+ Capable options
indicated by this
color background

R
r‘Pn\‘:Vw

SURFACE MOUNT

PENDANT MOUNT
ORDERING INFORMATION Complete Catalog# Example Includes (Rough-In, option, reflector, accessory)

J7.2.1G4

——
“8  indy

BAA 800 TO 5500 LUMEN

6" LED CYLINDER
HYPERBOLIC / PARABOLIC / WALLWASH / OPEN APERTURE

LC6 SERIES

Type Cat. No.

WL1

Project:

Notes:

BUY AMERICAN ACT: This product is assembled in the
USA and meets the Buy America(n) government procurement
requirements under FAR, DFARS and DOT regulations. Please
refer to www.acuitybrands.com/buy-american for additional
information.

Warranty: 5 years when used in accordance with manufactur-
ing guidelines. This is the only warranty provided and no other
statements in this specification sheet create any warranty of any
kind. All other express and implied warranties are disclaimed.
Note: Actual performance may differ as a result of end-user
environment and application.

Specifications subject to change without notice.

WALL MOUNT CABLE MOUNT

Ordering Example: LC6P 08LM 27K MVOLT B G4 80CRI ZT HW CS PF

ROUGH-IN
Mounting | Light Color
Series Options | Engine | Temperature | Voltage Cylinder Color | Generation | CRI Driver Rough-In Options
LC6 S 08LM | 27K 2700K | 120 B Black G4 80CRI EDAB¢ eldolED SOLOdrive F24 Fuse and Fuse Holder
6" LSeries Surface | 13LM | 30K 3000K | 277 W White 90CRI DALI. Logarithmic BR2 600 Lumen Emergency
Cylinder P |15M |35k 3500k | 3476 S Silver 97CRI dimming o <% Battery Pock w/Remote
EDXB2%?  eldolLED POWERdrive Test Switch (CEC Title
Pendant | 17LM | 40K 4000K | MVOLT DMX/RDM w/ 20 Compliant)
W |23M |50k s000k | (120277) Phoenix Connecfors. | pggas 1000 Lumen
Wall 28IM Dimming to <1% Emergency Batte
EZ10¢ eldolED 0-10V Pack w/Remote Test
c 33mM ECOdrive. I.ineocr . Switch
Cable 40LM dimming to 10% min. NL'© nlight® Dimming Pack
45LM EZ1¢ EEJ&LdED 0- ]LQV Controls
50LM SOCIED IR NLER' nlight® dimming pack
55LM dimming fo 1% min. controls. nLER controls
EZB¢ eldolED 0-10V fixtures on emergency
SOLOdrive. circuit
Logarithmic dimming | NITAIR2210%  nlight® AIR Dimming
to <1% Pack Wireless Controls
FD Forward or Reverse | \ITAIRER221046 nlight® AIR Dimming
Phase Dimming Driver Pack Wireless Controls.
ECOD?7'*  Lutron Ecosystem Controls fixtures on
2-Wire Dimming emergency circuit
Driver AE2CD'51 Alrius™ - Ready, VIC
y4) 0-10V Dimming to Commissioning, Radio
10% min (BT Positioningﬂ
GZ1¢ 0-10V Dimming to AE2BN'5/16 Atrius Enabled, BT3,
1% min BLE only, Power
supply only

((’ACUiWBrandS One Lithonia Way ® Conyers, GA 30012 ® Phone 1-800-705-SERV (7378) ® Visit us af www.acuitybrands.com

Printed in U.S.A.  © 2017-2024 Acuity Brands lighting, Inc.

Rev 02/23/24


https://indy.acuitybrands.com
https://www.acuitybrands.com/-/media/abl/acuitybrands/files/resources/customer-tools/lighting-design-resources/ab-ugr-faq.pdf?forceBehavior=open
http://www.acuitybrands.com/Atrius
http://www.acuitybrandslighting.com/library/IN/documents/otherdocuments/LED-DIM.pdf
https://www.acuitybrands.com/resources/buy-american
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