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AGENDA 
Hailey Planning and Zoning Commission  

Monday, December 18, 2023 
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 

- CA 1 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 
Design Review Application submitted by McIntosh Foundation Holdings, LLC, represented 
by Opal Engineering and Pivot North, for the construction of a ten (10) unit, three story, 
townhouse project to be located at 317 N. River Street (Lots 1, 2, and 3, Block 54, Hailey 
Townsite) on approximately 0.25 acres. Each unit consists of three (3) bedrooms, three 
(3) bathrooms, a one (1) car garage, and a rooftop deck. This project is proposed for the 
Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning 
Districts. ACTION ITEM 

 
- CA 2 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 

Preliminary Plat Application submitted by McIntosh Foundation Holdings, LLC, 
represented by Opal Engineering and Pivot North, to subdivide Lots 1, 2, and 3, Block 54, 
Hailey Townsite (317 N River Street) into ten (10) townhouse sublots. This project is 
located within the Business (B), Downtown Residential Overlay (DRO), and Townsite 
Overlay (TO) Zoning Districts. ACTION ITEM 
 

- CA 3 Motion to approve Meeting Minutes dated August 21, 2023. ACTION ITEM 
 

- CA 4 Motion to approve Meeting Minutes dated December 4, 2023. ACTION ITEM 

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

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
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Public Hearing 

- PH 1      Consideration of a Design Review Application by Williams Family Trust, 
represented by Opal Engineering and Pivot North, for construction of a three-story, 
multifamily apartment project, which consists of eighteen (18) units in total. Twelve (12) 
of the units are proposed as one-bedroom units, and six (6) of the units are proposed as 
two-bedroom units. This project is proposed to be located at 111 Empty Saddle Trail 
(Sublot 1, Block 1, Saddle River Subdivision), and to be known as RVR North. ACTION 
ITEM 

 
- PH 2 Consideration of a Design Review Preapplication by Carlos De La Torre for the 

construction of a multifamily project located at 17 E. Myrtle Street (Lots S ½ of 8, 9 & 10 
and Lots 4-7 & N ½ 8 Block 69), within the Limited Business (LB), Downtown Residential 
Overlay (DRO) and Townsite Overlay (TO) Zoning Districts. The project is approximately 
32,960 square feet in size and consists of twenty (20) townhouse units. ACTION ITEM 
 

- PH 3 Consideration of a Conditional Use Permit Application by Rivian Automotive, LLC, 
for an improved parking area consisting of electric vehicle charging stations. The 
Applicant is proposing a total of five (5) standard charging stalls and one (1) pull-in trailer 
stall onsite, to be located at 207 North Main Street (Lots 6-8, Block 44, Hailey Townsite) 
within the Business (B), Townsite Overlay (TO), and Downtown Residential Overlay (DRO) 
Zoning Districts. This project will be heard concurrently with a Design Review Application. 
ACTION ITEM 
 

- PH 4 Consideration of a Design Review Application by Rivian Automotive, LLC, for an 
improved parking area consisting of electric vehicle charging stations. The Applicant is 
proposing a total of five (5) standard charging stalls and one (1) pull-in trailer stall onsite, 
to be located at 207 North Main Street (Lots 6-8, Block 44, Hailey Townsite) within the 
Business (B), Townsite Overlay (TO), and Downtown Residential Overlay (DRO) Zoning 
Districts. This project will be heard concurrently with a Conditional Use Permit 
Application. ACTION ITEM  

 
Staff Reports and Discussion  

- SR 1 Discussion of building activity, upcoming projects, and zoning code changes. 
- SR 2 Discussion: Next Planning and Zoning Meeting:  

 January 2, 2024: Cancelled 
 January 16, 2024:  

• Selection: PZ Chair and Vice Chair 
• TA: Species Hardiness Zone 
•  Possible Workshop: PZ Bylaws, Idaho Statute Review, 

Commissioner Responsibilities 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

On December 4, 2023, the Hailey Planning and Zoning Commission considered and approved a Design 
Review Application submitted by CK Property Group, LLC, represented by Opal Engineering and Pivot 
North, for the construction of a ten (10) unit, three story, townhouse project, to be known as MID RVR 
and located at 317 N River Street (Lots 1, 2, and 3, Block 54, Hailey Townsite) on approximately 0.25 
acres. This project is proposed for the Business (B), Downtown Residential Overlay (DRO), and Townsite 
Overlay (TO) Zoning District. Each unit consists of three (3) bedrooms, three (3) bathrooms, a one (1) car 
garage, and a rooftop deck. 

FINDINGS OF FACT 

Notice: Notice for the public hearing was published in the Idaho Mountain Express on November 14, 
2023 and mailed to property owners within 300 feet on November 14, 2023. No additional notices were 
sent, or publications made. 
 
Background and Project Overview: On December 5, 2023, the Commission reviewed the Applicant’s 
Design Review proposal to build a ten (10) unit townhouse project at 317 N River Street (Lots 1-3, Block 
54, Hailey Townsite), within the Business (B), Downtown Residential Overlay (DRO), and Townsite 
Overlay (TO) Zoning Districts. Each unit consists of three (3) bedrooms, three and a half (3.5) bathrooms, 
a one-car garage, and a rooftop deck. Street frontage, site, and landscaping improvements were also 
proposed.  
 
More specifically, the proposed site plan entails two (2) new townhouse buildings, which consist of the 
following:  
 

- Buildings 1 and 2: Five (5) townhouse units per building, each including:  
o One (1) single-car garage (16’ 4” x 20’ 10”, with 8’ wide doors) 
o Three (3) bedrooms and three and a half (3.5) bathrooms at 1,538 sf of living area 
o Washer/dryer, dining, and great room areas (included in 1,538 sf) 
o Second-floor balcony deck at 32 sf 
o Rooftop deck at 374 sf (end units) or 220 sf (interior units)  
o Open space, approximately 1,080 sf in size  
o N River Street and W Silver Street ROW improvements 
o Pedestrian, streetscape, and lighting improvements 

 
Parking for the proposed townhomes will be accessed via an internal parking access lane, 24’ to 25’ in 
width, that will be achieved from the public street, W Silver Street, along the northern property line. The 
DRO code requires one (1) parking space per unit. With ten (10) units, the Applicant proposed 10 
parking spaces onsite (single-car garages), which fulfills the parking requirement of the DRO. As part of 
right-of-way improvements associated with the project, five (5) angle-in parking spaces along River 
Street were also proposed. These spaces fulfill the guest parking requirements for the site (one (1) guest 
parking space for every six (6) dwelling units). 
 
The Applicant first presented the project to Staff and the Commission as Pre-Application for Design 
Review, heard on October 2, 2023. At this Public Hearing, Commissioners provided feedback to the 
Applicant Team in a number of areas (see below), which the Applicant adequately responded to with 
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revised plans and/or clarifications at the December 4, 2023 Public Hearing. Pre-Application feedback 
areas included: 
 

o Parking access lane width and transformer placement: The internal parking access lane, 
referenced above in this Staff Report, was originally presented as 22’ in width. The Commission 
shared their concerns over this size, stating that the turning radius for larger vehicles, as well as 
the proximity of the southern-most unit’s garages to a proposed transformer box, present site 
movement challenges with the 22’ width. The Applicant provided revised site plans for the full 
Design Review Public Hearing on December 4, 2023, showing lane width between 24’ and 25’ at 
certain points. A 22’ width adheres to Hailey Municipal Code, as well as the International Fire 
Code, and no further action is required for lane width at this time. Staff also requested that the 
Applicant consult with Idaho Power about relocating the transformer to either the northwest or 
southwest corner of the property. The placement of other municipal services, as well as 
transformer access requirements from Idaho Power, require that the transformer box remain in 
its original proposed location on the southern lot line. At the December 4, 2023 hearing, the 
Applicant confirmed for Staff and the Commission that permanent bollards will be installed on 
the north side of the transformer, protecting it from risks of direct vehicle collision while still 
ensuring access for servicing. The final design of the transformer protection measure in 
contingent upon design approval by Idaho Power. Transformer protection is addressed formally 
in this project’s Conditions of Approval.  

o Snow drainage on rooftop patio areas: The Commission raised questions regarding snow 
drainage and/or management for the units’ rooftop patio areas. The Applicant confirmed that 
guttering for each rooftop area, including interior units, will be provided.  

o Overall building color palette and elevation design: At the Applicant’s Design Review Pre-
Application Public Hearing on October 2, 2023, the Commission found that certain building 
elevations (north and south, namely) presented large building surfaces that lacked visual 
interest. Revised building color palettes and elevation designs, including extended roof pitches 
and deepened wall recesses on the end units, were submitted by the Applicant, responding to 
these building massing/color palette concerns. The Commission was overall pleased with the 
revised building color palette and elevation design.  

o EV Charging Infrastructure in Garages: At the October 2, 2023 Pre-Application Public Hearing, 
Staff, and the Commission both provided recommendation that units be designed to support EV 
charging capacity in the garages. The Applicant has now confirmed that each unit’s garage will 
be wired for EV charging capabilities.  

 
Procedural History: The Applicant first submitted a Design Review Preapplication, which was heard by 
the Planning and Zoning Commission on October 2, 2023. The Applicant then submitted a full Design 
Review Application on November 2, 2023, and it was certified complete on November 2, 2023. A Public 
Hearing before the Planning and Zoning Commission was then held on December 4, 2023 in the Hailey 
City Council Chambers and virtually via Microsoft Teams.  
 
This Application was also heard concurrently on December 4, 2023 with a Preliminary Plat Application.  
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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 

☒ ☐ ☐ 17.06.050 Complete Application 
Finding: Compliance. This standard has been met.  

 
☒ 

☐ ☐ Department 
Comments 

Engineering:  
Life/Safety:  
The building shall comply with IFC and IBC code requirements.  
This has been made Conditions of Approval.   
 
Finding: Compliance. This standard has been met.  
Streets, Water & Wastewater:   
Streets:  

• The Applicant shall show the locations of all street trees, including 
dimensionally correct locations and sizes of the tree wells with the 
footprint of the suitable soil, structural soil, or suspended pavement areas. 
Said exhibit shall include the supporting mathematical calculations and 
shall be supplied at the time of Building Permit submittal. The exhibit shall 
also include a checklist for use during construction inspections, as directed 
by City Staff.  

• A Right-of-Way Maintenance Agreement shall be adopted by the City 
Council prior to issuance of a Certificate of Occupancy.  

• The Applicant shall provide electrical conduits and “j boxes” at tree wells 
for future electrical needs. 

• Detailed electrical plans for street trees shall be submitted and approved 
prior to issuance of a Building Permit. 

• The Applicant shall include street tree species per the recommendation of 
the Hailey Tree Committee, and in congruence with design/species 
presented in the Hailey Downtown Master Plan (draft or other).  

 
These have been made Conditions of Approval. 
 
Water: 

• All proposed trees must be planted at least 5’ from water meter vaults, 
and all other bushes/shrubs must be planted at least 2’ from water meter 
vaults to allow servicing access.  

• Streetlights may need to be relocated, so that they are not placed directly 
above water main and valves. The Applicant shall receive Public Works 
Division approval on streetlight placement, prior to issuance of a Building 
Permit.  

• The Applicant will not be able to reuse the existing meter vault. The 
Applicant shall purchase and install a new meter vault, suitable for site use 
and capacity. 

• Clusters of water service lines and meter vaults must be adequately 
separated from one another, so that servicing may occur for interior 
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service lines. The Applicant shall re-submit a site plan that shows 
separation, approved by the Water Division Manager, of the four (4) meter 
vaults located in the northwest corner of the property.  

 
These have been made Conditions of Approval. Wastewater: 

• The installer of the sewer will be responsible for redirecting the flow of the 
sewer when they tap into the mainline for the new manhole on the existing 
sewer line.  

 
This has been made a Condition of Approval.   
 
Finding: Compliance. These standards have been met. 
Building: N/A 
Parks and Greenspace: N/A 

☐ ☐ ☒ 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 No signage exceeding four square feet in sign area is proposed at this time.  
☒ ☐ ☐ 17.09.040 On-

site Parking Req. 
See Section 17.09.040 for applicable code. 
 

Staff Comments Downtown Residential Overlay Requirements: One (1) space for every residential 
unit, plus one (1) guest space for every six (6) residential units.  

Required: Eleven (11) 

Provided: Fifteen (15) 

• Ten (10) Garage Spaces located onsite, and Five (5) Right-of-Way Spaces 
(River Street improvements), which are not to be exclusive to the 
development, but open to the public for public utilization. 

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

☒ ☐ ☐ 17.08C.040 
Outdoor Lighting 
Standards 

17.08C.040 General Standards 
a. All exterior lighting shall be designed, located, and lamped in order to prevent: 

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

b. All non-essential exterior commercial and residential lighting is encouraged to be 
turned off after business hours and/or when not in use.  Lights on a timer are 
encouraged.  Sensor activated lights are encouraged to replace existing lighting 
that is desired for security purposes. 
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c. Canopy lights, such as service station lighting shall be fully recessed or fully 
shielded so as to ensure that no light source is visible from or causes glare on 
public rights of way or adjacent properties.  

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

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

Staff Comments The Applicant has selected three (3) light fixture types for installation on site, in 
addition to providing three (3) street light fixtures for the site's sidewalk frontages. 
All lighting appears to be Dark Sky compliant, downcast, and low wattage. 
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.04M.060  
Bulk 
Requirements 

General Residential (GR), Downtown Residential Overlay (DRO), and Townsite Overlay 
(TO) Zoning Districts:  

Staff Comments Building Height: 

- Permitted Building Height: 40’.   
- Proposed Building Height: 40’.  

Building Setbacks:  

- Permitted Setbacks:  
o Front Yard: 0’ 
o Side Yards: 0’ 
o Rear Yard: 0’ 

- Proposed Setbacks: 
o Front Yard: 3’ 6” 
o Side Yard: Silver Street, north: 1’; Adjacent property, south: 3’ 11”  
o Rear Yard: 13’ 1” 

Maximum Lot Coverage:  

o Permitted: No Limit 
o Proposed: 60% 

The total building footprint is 6,494 square feet, not including the parking lane. The 
total lot size is 10,792 square feet. All bulk requirements of the zoning districts have 
been met.  
 
Finding: Compliance. These standards have been met. 

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments The Applicant is proposing comprehensive right-of-way improvements, including 
new sidewalks on both the Silver and River Street frontages, which currently do not 
exist. All property frontage along River Street will be developed according to the 
River Street Typical Section. In addition to sidewalks, improvements include 
enhancement of the existing separated bike lane, street trees, plantings, and 
streetlights, a curb bulbout, and right-of-way parking spaces (5). One (1) catch 
basin/drywell feature for the right-of-way (Silver Street) is also proposed. 
 
Finding: Compliance. This standard has been met. 
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☐ ☐ ☒ 17.06.070(B) 

Required Water 
System 
Improvements 

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

Staff Comments N/A. No alleys are associated with this site. 

 
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 Applicant is proposing a multi-family project that features ten (10) 
townhouse units, split evenly as five (5) units between two (2) buildings. The 
buildings are oriented north to south, with all garage entries facing inward to the 
site. All open space within the property boundaries will have significant sun 
exposure, especially for south and west aspects. No building entries exist on 
north-facing building elevations, ensuring that snow/ice build-up is minimized for 
south/east/west entries and safe access is upheld.  

In addition, each unit features 32 square feet of second-story balcony deck space 
and 220-374 square feet of rooftop patio space (interior vs. end units). Second-
story decks will face the east and west exteriors of the site, respectively, and each 
rooftop patio area will offer a framed awning, allowing for a degree of protection 
from summer sun exposure, while also giving each unit privacy in their exterior 
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 two-and-a-half inch 
(2 ½”)inch caliper.   

Staff Comments At least twelve (12) trees (mostly conifer) and one (1) deciduous tree cluster are 
planned to be removed by the Applicant. It is likely that some or all of these trees 
are of at least six-inch (6”) caliper.  

The Applicant shall ensure that an arborist review/inventory of the site’s existing 
trees is performed, prior to any tree removal. This review shall also include 
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consideration by the Hailey Tree Committee. This has been made a Condition of 
Approval.  
 
This Standard of Review has been proposed for a city-initiated Text Amendment, 
requiring the minimum replacement tree caliper to be 2 ½ “, in line with other 
new landscaping/planting standards in the Hailey Municipal Code. At this time, 
the Text Amendment has not yet been adopted by the Hailey City Council. Staff 
request that the Applicant replace the existing site trees that are removed with 
trees that are of 2 ½ “caliper, which has been shown to produce stronger survival 
rates and is in line with pending Code updates.  
 
Finding: Compliance. These standards will 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 The site will be serviced via a parking access lane that ranges from 24’-25 in 
width’, internal to the site and between the site’s two (2) proposed buildings. This 
parking access lane will primarily service vehicles, but pedestrians may choose to 
access the site and each unit’s garage from this point. An 8.5’ wide sidewalk will 
be constructed along the property’s River Street frontage, giving pedestrians 
ground-level access to the first-floor human entry doors of Units 1-5. Pedestrian 
ground-level door access for Units 6-10 will be achieved via a 5’ wide sidewalk, 
built along the western property boundary and connecting to the new right-of-
way sidewalk proposed along Silver Street. The Silver Street sidewalk is proposed 
at +/- 8’ wide, connecting with River Street sidewalk via a new corner bulbout 
feature.  

With three (3) new streetlights proposed, as well as exterior lighting features for 
each unit and each garage area, pedestrians are offered both protected travel 
surfaces and illumination, aiding in safe access to and through the site and 
buildings.   
 
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 One (1) roll-out trash receptacle will be provided for each unit. The Applicant 
has stated that these receptacles will be stored inside garages while not in 
use and brought to the Silver Street right-of-way for collection days. The 
impact of trash receptacles on the site will be minimal.  
 
Staff also strongly recommends that the Applicant provide recycling 
capabilities onsite, either in the form of additional roll-out receptacles 
designated for recycling, or another alternative method.  
 
A transformer box is proposed at the center of the southern lot line, in 
between the two (2) proposed buildings. It will be protected and screened 
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according to Idaho Power Standards. This has been made a Condition of 
Approval.  
 
Snow will be hauled from the site, eliminating any building service conflicts 
with snow storage.  
 
The Applicant shall submit a letter from Clear Creek Disposal commenting on 
the acceptability of roll-out trash and/or recycling receptacles and Silver 
Street collection. This has been made a Condition of Approval.  
 
Finding: Compliance. This standard will 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. No alleys are associated with 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 at this time.   
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 

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

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

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

Staff Comments All onsite parking will be accessed via Silver Street, utilizing an internal parking 
access lane that each unit’s garage will directly connect to. All onsite parking will 
be shielded, as it is provided via the enclosed garage located under each unit. 
Snow will also be hauled and removed from the site, including from all pedestrian 
gathering areas. With snow hauling and interior garage parking proposed, onsite 
parking will not be obstructed from snow accumulation.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.06.080(A)1h h. Access to on-site parking shall be from the alley or, if the site is not serviced by 
an alley, from a single approach to the street to confine vehicular/pedestrian 
conflict to limited locations, allow more buffering of the parking area and 
preserve the street frontage for pedestrian traffic. 

Staff Comments See Standard 17.06.080(A)1g for detail.   
 
Finding: Compliance. This standard has been met. 

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

Staff Comments N/A, no snow storage areas have been provided onsite, as it is proposed that 
snow will be hauled from the site. Please refer to Section 17.06.080(A)1g for 
further detail. 

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

feet.  
Staff Comments Please refer to Section 17.06.080(A)1g for further detail. 

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

Staff Comments Please refer to Section 17.06.080(A)1g for further detail. 
☐ ☐ ☒ 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 Please refer to Section 17.06.080(A)1g for further detail. 
☐ ☐ ☒ 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 Please refer to Section 17.06.080(A)1g for further detail. 

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

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

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

Staff Comments The proposed building size, site layout, and overall building design both mirrors 
and complements surrounding multi-family residential buildings in the River 
Street/Downtown Residential Overlay area. The Applicant is proposing ten (10) 
three-story townhomes with rooftop patio areas, in addition to street-facing deck 
areas on the second floor of each unit. This design mirrors that of the recently 
completed River Street Townhomes, located one (1) block to the north of this 
project. Undeveloped parcels, single family homes, a quadplex, small-scale 
commercial businesses, and other multi-family developments are all within close 
proximity to the site. This project will add further depth of neighborhood 
character along the River Street corridor, while also enhancing the pedestrian 
experience at the ground-level through sidewalk, pathway, and right-of-way 
landscaping improvements. Increasing pedestrian orientation in the area will 
soften the impact of this project on adjacent properties with subordinate-scaled 
structures.  

The shape of the new buildings is typical of walk-up, attached townhouse units 
found elsewhere in Hailey. Each unit’s building footprint is relatively small 
(approximately 650 square feet) and narrow, with multiple stories of livable area 
placed above. Each unit is made visually distinct with a gabled roof framing the 
third story. End units have extended roof pitches and deepened recesses to 
further diminish the scale of north and south-facing building elevations, which the 
Commission originally noted as being large in mass and unappealing.  
 
The framed awning that pairs with each unit’s rooftop patio area is partially 
visible from the ground-level, breaking up continuous roof gabling and adding 
visual depth to each unit. Proposed landscaping for the project is significant, with 
over ninety (90) trees and/or shrubs proposed for both onsite and right-of-way 
improvements. This degree of landscaping will create an appealing gradient of 
vegetation and shading, with General Residential and Limited Residential-1 zoned 
parcels (mature landscaping, a greater vegetation-to-building footprint ratio) 
located directly rear and west to the Business-zoned site. Compatibility between 
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the proposed and surrounding building proportions and roofline profiles will be 
enhanced through this landscaping.  
 
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)2c c. At ground level, building design shall emphasize human scale, be 
pedestrian oriented and encourage human activity and interaction.   

Staff Comments Colored human-entry doors along River Street (brick red proposed), second-floor 
deck areas, new sidewalks and separated bike path features, and extensive 
landscaping each add to the human scale of the project at the ground level. On 
the western property boundary, shielded from River and Silver Street, landscaping 
specific to the interior of the site is proposed, as well as a benched seating area. 
Three (3) bike racks are also proposed along the Silver Street right-of-way. 
Human scale and pedestrian orientation are achieved with the proposed design.  
 
Finding: Compliance. This standard has been met. 

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

Staff Comments The front façade of the eastern-most townhouse block will face River Street, while 
the front façade of the western-most townhouse block will face an undeveloped 
parcel adjacent to the site. Extensive windows of various sizes, ground-level 
human entry doors, a ground-level building off-set, second-floor balcony decks, a 
variety of material types and colors, and extensive landscaping all occupy the 
front façade of both townhouse blocks.  
Please see Sections 17.06.080(A)2a, 17.06.080(A)2c, and 17.06.080(A)2f for 
further detail on how this standard is met.  
 
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 N/A, as no future additions or renovations are planned at this time.  
☒ ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying 

materials, textures, and colors. 
Staff Comments A variety of materials will be used on the exterior of the building. These include 

stucco finishes, cement fiber board, thermally-modified wood, and metal fascia. 
Each unit features a different color pattern than the unit on either side of it, and 
end units on the north and south extents of the property also feature different 
colors, creating a wide variety in visual experience across the project. The color 
palette shows a dark, fatigue green with lighter colored green accent panels, dark 
tan with lighter tan accenting, and light beige with cream colored accenting. All 
fascia, patio railings, and guttering will be a brown-bronze color, creating 
cohesiveness across the site. The Applicant submitted a revised materials design 
plan in response to comments by the Commission at the project’s Design Review 
Pre-Application Public Hearing, where concerns were raised over the proposed 
building scale paired with a dark, intense color palette. Accents of natural wood 
paneling within roof gable soffits provide further variety in material texture and 
color as well, which was applauded by the Commission.  
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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 exterior materials proposed have been integrated into the architecture of the 
building. Window trim and window insets are each proposed to be lighter hue of 
the primary siding color for each unit, breaking up large wall planes and building 
surfaces while creating depth of scale and demarcation for each individual unit. 
From the first stages of design during the Pre-Application phase, the Applicant 
has been intentional in exterior building color and how it relates to surrounding 
buildings. Knowing that the quadplex directly to the south of this project is a 
beige color, the Applicant selected the contrasting dark green siding with a lighter 
green shade for accents, to complement the existing adjacent structure. This 
intentionality to create harmony across the project and directly with surrounding 
buildings was specifically noted by the Applicant at the October 2, 2023 Design 
Review Pre-Application Public Hearing.  
 
The accent materials/colors are also presented in mixed vertical and horizontal 
orientations, depending on area of the structure. Framing around the ground-
level human entry doors will be made of vertical natural wood cladding, which 
mirrors the materials of roof gable soffits above each unit. These design features 
create cohesion across the full scale of each unit. Human entry doors also now 
show a brick-red paint color, which was a suggestion from Staff and embraced by 
both the Applicant and the Commission.  
 
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 The proposed design does not include any flat-roofed buildings.  
☒ ☐ ☐ 17.06.080(A)2i i. All buildings shall minimize energy consumption by utilizing alternative 

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

an east-west axis. A building’s wall plane shall be oriented within 30 
degrees of true south. 

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

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

wind energy or another approved alternative shall be installed on-
site.  

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

Staff Comments The Applicant has stated that they plan to minimize energy consumption by 
incorporating/utilizing the following:  
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• Double glazed windows 
• Low emissivity glazing 
• Wiring for EV charging within each unit’s garage space 
• 100% electric utilities  

Wiring for future solar connectivity (to be installed by each unit owner, if desired).  
 
Finding: Compliance. This standard has been met. 

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

Staff Comments Each ground-level human entry door is set back from the second floor above it, 
protecting these entries from snow buildup. Gabled roofs framing each unit have 
been designed to direct snow into connected roof valleys, where gutters will 
collect melt/runoff and direct to landscaped areas. The orientation of a portion of 
the roof gables is directed towards Silver Street and its corresponding sidewalk, 
but a 10’ wide landscaped area separates the buildings from the sidewalk. This 
area will likely collect the majority of any snow shedding or runoff from the roof.   
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 Gutter downspouts on the perimeter building elevations are located within 
landscaped areas where pedestrian travel will not be occurring. The interior 
building elevations, facing towards the parking access lane, also feature gutters 
and downspouts. A central trench drain, as well as a new drywell, are proposed 
for the parking access lane. While this parking access lane will be an area of high 
activity on the site, most movement will likely be from vehicles. No human entry 
doors are offered within the parking access lane area, and sidewalks are not 
present in this area. All parking is offered within garages. Outdoor pedestrian 
activity will be minimal in the area. Due to these circumstances, Staff do not have 
concern with downspouts and gutters leading into the parking access lane.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 17.06.080(A)2l l. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent 
with the colors, material and architectural design used on the principal 
building(s). 

Staff Comments N/A, 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 N/A, as no building 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 

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

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

Staff Comments N/A, as no accessory structures are proposed.  
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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 no walls or fences for the site are 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 no walls or fences for the site are proposed 
☒ ☐ ☐ 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 Each unit offers a framed awning in conjunction with a 220-374 square foot 
rooftop patio area. Awnings will be visible from the ground, although the 
materials and colors will match those of the main building, and the features will 
be integrated. This project’s design mirrors that of the River Street Townhomes 
project, located approximately one (1) block to the north and offering extremely 
similar rooftop patio areas and awnings. This project was approved by the Hailey 
Planning and Zoning Commission in late 2021 and completed in early 2023.   
 
Finding: Compliance. This standard has been met. 

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

Staff Comments N/A, as no alternative energy sources are proposed at this time.   
☒ ☐ ☐ 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 An electrical transformer box is planned for the southern property boundary at 
the terminus of the parking access lane interior to the site. It will be protected 
and screened according to Idaho Power standards. with the north side of the 
transformer accessible, per Idaho Power requirements (10’ clearance on one 
side). Bollards will be installed on the north side, protecting the transformer from 
risk of vehicle collision.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.06.080(A)3h i. All service 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 proposed plant materials are drought tolerant and/or xeriscape 
specific.   

17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   
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☒ ☐ ☐ Staff Comments Little Devil Dwarf Ninebark is only hardy to the Zone 3 environment. This species 

does not comply with Hailey Municipal Code.  
 
Staff would like to note that the US Department of Agriculture (USDA) released 
the official 2023 updates to the US Hardiness Zone Map on November 15, 2023. 
These updates now show Hailey as located within Hardiness Zone 6. At the time 
of this application’s submittal, two (2) additional species proposed by the 
Applicant were not hardy to the Zone 4 environment. These species are:  

• Creeping Oregon Grape (8 ct.) 
• White Spring Winter Heath (33 ct.) 

However, these species are hardy to the Zone 6 environment. Staff expect to 
revise the Hailey Municipal Code to reflect the Zone 6 update at a future Public 
Hearing. At this time, Staff are amenable to allowing the two (2) aforementioned 
species to remain as included in the project; however, Staff recommends that the 
Applicant remove Little Devil Dwarf Ninebark from their Landscape Plan and 
refrain from planting such species.  
 
That said, the Hailey Tree Committee (HTC) will review the proposed plan, 
confirming the recommendation herein, and further providing recommendations 
to the Applicant for onsite landscaping and street tree species as necessary. A 
tentative HTC hearing will be on December 14, 2023. This has been made a 
Condition of Approval.  
 
Finding: Compliance. This standard will be met. 

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

Staff Comments According to the landscape plan submitted by the Applicant, all landscaped areas 
will include an automatic underground sprinkler system. Planter beds will include 
a drip irrigation system. All irrigation will operate with specific zone settings and 
timing control, maximizing water use efficiency.  
 
The Applicant shall provide maintenance to all street trees within the public right-
of-way, in addition to providing a connection for future tie into the irrigation 
system by the City or other entity/developer. This has been made a Condition of 
Approval.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment. A combination of trees, shrubs, 
vines, ground covers, and ornamental grasses shall be used. Newly landscaped 
areas shall include trees with a caliper of no less than two-and-one-half (2 ½) 
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 The proposed Landscaping Plan incorporates a combination of trees, shrubs, 
grasses, and groundcover. The Landscape Plan shows a total of fifty (50) trees to 
be planted.  
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With this total tree count and the 20% maximum species count as stated by Code, 
no more than ten (10) trees of any single species shall be included in any 
landscape plan. The Applicant has proposed fourteen (14) “Skyrocket Juniper” 
trees in the Landscape Plan.  
 
Additionally, all coniferous trees proposed by the Applicant show a height for 
planting size, instead of the minimum caliper size (2 ½”) as outlined in Code. 
Deciduous trees show a planting size of 2”.  
 
The Applicant shall submit a revised Landscape Plan that adheres to all 
landscaping requirements of the Hailey Municipal Code, including minimum 
caliper size and maximum species counts. This has been made a Condition of 
Approval.  
 
A Right-of-Way Maintenance Agreement shall be adopted by the City Council 
prior to issuance of a Certificate of Occupancy. The Applicant shall be responsible 
for the maintenance of all landscaping: perimeter, onsite, and street trees. 
Further detail will be provided within the Public Right-of-Way Maintenance 
Agreement. These have been made Conditions of Approval.  
 
This project will be reviewed by the Hailey Tree Committee prior to issuance of a 
Building Permit.  
 
Finding: Compliance. This standard will be met. 

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

Staff Comments N/A, as the proposed project is not located in the LI or SCI-I Zone Districts.  
☒ ☐ ☐ 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 Plantings for the pedestrian areas adjacent to this site, zoned as Business (B), 
include a wide variety of trees, shrubs, flowering plants, and ground cover.  
Finding: Compliance. This standard has been met. 

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

Staff Comments A Drainage Plan has been submitted and runoffs from roofs will be directed from 
gutters/downspouts and retained to onsite landscaped areas. Drainage shall not 
be directed toward pedestrian areas, including sidewalks or egress/ingress 
building sites.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the 
project appears in a well-maintained condition (i.e., all weeds and trash 
removed, dead plant materials removed and replaced). 

Staff Comments The Applicant will be responsible for maintaining plant material in a healthy 
condition. 
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Finding: Compliance. This standard has been met. 
☐ ☐ ☒ 17.06.080(A)4i i. Retaining walls shall be designed to minimize their impact on the site and the 

appearance of the site.   
Staff Comments N/A, as no retaining walls are proposed.  

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

Staff Comments N/A, as no retaining walls are proposed. 
☐ ☐ ☒ 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.   

☐ ☐ ☒ 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. 
 

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 project is located on the corner of River Street and Silver Street. Longer 
building planes and the majority of unit windows face either River Street or the 
undeveloped lot to the west of the site, minimizing impact and privacy concerns 
for surrounding residences. Parking access for the site is located between the two 
(2) townhouse blocks and accessed off Silver Street. This building/parking access 
configuration will minimize risk for vehicles pulling in and out of the parking area, 
as well as support more continuous traffic flow along River Street. Maximum 
right-of-way parking on River Street is made possible by this configuration as 
well. This The proposed mobility corridor along River Street with the bulbout 
feature responds to the site-specific conditions associated with a corner lot, in 
addition to supporting the larger River Street mobility enhancement efforts that 
will be addressed in the coming years.   
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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 Continuous sidewalk is proposed along the site’s entire River and Silver Street 
frontages, in addition to sidewalk extension onto the site itself along the western 
property boundary. Residents of the development will be able to access their units 
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directly from the street level, without ever having to enter the parking access lane 
and garage area. All proposed sidewalks – onsite and in the right-of-way – will 
also be enhanced with landscaping, trees, and other pedestrian amenities (dog 
waste station and bench area).   
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and 
create gathering places.   

Staff Comments Open space with significant landscaping is provided onsite along the western 
property boundary, shielded by the western-most townhouse building. This site 
orientation provides a more private gathering place onsite for residents. The River 
Street frontage of the site also features significant landscaping and street trees. 
This design will create a shaded, cooler gathering place in summer months.  
See Section 17.06.080(D)1b for further detail.  
 
Finding: Compliance. This standard has been met. 

 
2. Building Design: 17.06.080(D)2, items (a) thru (b) 

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 privacy and solar gain.   

Staff Comments Refer to Section 17.06.080(A)2, items (a) through (m) for further details.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.06.080(D)2b b. At ground 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. 
 
Finding: Compliance. This standard has been met. 

 
General Requirements for the Downtown Residential Overlay District (DRO) 

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

☒ ☐ ☐ 17.04R.030 General Application: The Downtown Residential Overlay District shall be an overlay district 
with bulk, open space, landscaping and parking requirements for buildings and structures 
located within the district which are developed as multi-family or mixed uses. Where the 
regulations specified for the underlying zoning district, the requirements of this article 
shall apply and control, except as otherwise specified in this article (Ord. 1238, 2018).   

☒ ☐ ☐ 17.04R.040(A) Use and Bulk Requirements: Use and bulk requirements shall be those of the underlying 
zoning district, except where specifically amended herein (Supplementary Location and 
Bulk Requirements of Chapter 17.07 of this title shall also apply in the DRO).  

A. Residential Percentage: There shall be no maximum residential percentage on 
the ground level (Ord. 1238, 2018).     

Staff Comments The project proposes ten (10) dwelling units, each with ground-floor access. 
 
 Finding: Compliance. This standard has been met. 

17.04R.050(A) Multifamily and Mixed-Use Density:  
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☒ ☐ ☐ A. Maximum Residential Units Per Acre: Residential units per acre provisions of the 

underlying district shall not apply; rather density shall be limited by required 
open space, parking, landscaping, and standards of review from Chapter 17.06: 
"Design Review", of this title. The Commission shall have the discretion to 
modify building design based on the standards in Chapter 17.06 of this title. 

Staff Comments Please refer to the Design Review Standards as noted herein.   
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.04R.050(B) B.    Dwelling Unit Average Size Requirement: The average dwelling unit size shall be 
not less than six hundred (600) net square feet per building (Ord. 1238, 2018).  

   Staff Comments This standard has been met. Each of the ten (10) units are 1,538 square feet in size, 
not including rooftop patio space.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.04R.060 (A) Parking Spaces, Screening and Storage Requirements:  
A. Onsite Parking Space Requirements Multiple Family Dwellings and Dwelling Units 

Within a Mixed-Use Building: 
1. A minimum of one space per residential dwelling unit, where up to 

twenty-five percent (25%) of required on-site parking spaces may be 
provided as compact parking spaces. Compact spaces must be signed as 
such. 

2. At least one guest parking space for every six (6) dwelling units. 
Unimproved City rights-of-way adjacent to the site that are improved 
as part of the project shall count towards the guest parking 
requirement. 

Staff Comments This standard has been met, Please see Section 17.09.04 of this Report for further 
detail.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.04R.060 (B) B.     Useable Open Space, Screening and Landscaping:  
1.     Useable open space of not less than ten percent (10%) of  
       the total lot area shall be included in the project design.  
       Useable open space shall not include private decks, patios  
       or rooftop gardens.  
2.    A landscape buffer between parking areas and residential  
       zone districts may consist of an acceptably designed wall or  
       fence incorporating drought tolerant plantings; and 
3. Minimum distance setbacks in Section 17.09.020.11 of this title shall 

not apply. 
Staff Comments The total lot area is 10,792 square feet in size. The Applicant is required to provide 

1,079 square feet of useable open space or ten (10%) percent of the total lot area. 
The Applicant is proposing 1,080 square feet of common open space, in addition to 
each unit’s 374 square feet of rooftop patio area and 32 square feet of balcony deck 
area.  
 
All onsite parking is provided within the garage space provided for each unit. 
Garages face internal to the site and are shielded from neighboring 
properties/residential zone districts by the townhouse units themselves.  
Please refer to Section 17.04M.060 for further details regarding setbacks.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 17.04R.060 (C) C.     Onsite Parking Dimension: Where the parking angle is ninety degrees (90°), the  
         minimum aisle width may be twenty-two (22’) feet, as determined through the  
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         design review process.   
Staff Comments The Applicant is proposing that all onsite parking angles be of ninety degrees (90°). 

They have also proposed an aisle width to access said parking of 24’ to 25’ in width. 
 
 Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 17.04R.060 (D) D.     Storage: All units under five hundred (500) square feet shall be provided with  
         on-site storage suitable for bikes, skis, and other similar items. Size, location 

and  design of the storage areas shall be determined through the design review process 
(Ord. 1238, 2018). 

Staff Comments N/A, as no units proposed are under five hundred (500) square feet.  
 
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.   

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

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

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

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

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

 

DECISION 

The Design Review Applica�on submited by CK Property Group, LLC, represented by Opal Engineering 
and Pivot North, for the construc�on of a ten (10) unit, three story, townhouse project, to be known as 
MID RVR and located at 317 N River Street (Lots 1, 2, and 3, Block 54, Hailey Townsite) on approximately 
0.25 acres, proposed for the Business (B), Downtown Residen�al Overlay (DRO), and Townsite Overlay 
(TO) Zoning Districts, has been approved, finding that the project does not jeopardize the health, safety 
or welfare of the public and the project conforms to the applicable specifica�ons outlined in Hailey 
Municipal Code Sec�on 17.06, Design Review, addi�onal applicable requirements of Title 17, Title 18, 
and City Standards, provided condi�ons (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. 

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

i. The Applicant shall receive Public Works Division approval on streetlight placement, 
prior to issuance of a Building Permit. 

ii. The Applicant shall purchase and install a new meter vault, suitable for site use and 
capacity. 

iii. The Applicant shall re-submit a site plan that shows separation, approved by the 
Water Division Manager, of the four (4) meter vaults located in the northwest 
corner of the property. 

iv. The Applicant shall work with the City Engineer/Streets Division Manager to select 
quantity, placement, and overall design of all project signs and adhere to all 
requirements listed in Section 18.14.014(D) of the Hailey Municipal Code. 
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v. The Applicant shall provide electrical conduits and “j boxes” at tree wells for future 
electrical needs. 

vi. Detailed electrical plans for street trees shall be submitted and approved prior to 
issuance of a Building Permit. The building shall comply with IFC and IBC code 
requirements.  

vii. The Applicant shall install parking signage that informs and restricts parking in the River 
Street right-of-way during the winter months.  

viii. The Applicant shall abandon any existing, unused water services. The Applicant shall 
show the locations of all street trees, including dimensionally correct locations and sizes 
of the tree wells with the footprint of the suitable soil, structural soil, or suspended 
pavement areas. Said exhibit shall include the supporting mathematical calculations and 
shall be supplied at the time of Building Permit submittal. The exhibit shall also include a 
checklist for use during construction inspections, as directed by City Staff.  

ix. The Applicant shall ensure that the installer of the sewer will be responsible for 
redirecting the flow of the sewer when they tap into the mainline for the new manhole 
on the existing sewer line. 

x. The Applicant shall provide maintenance to all street trees within the public right-of-
way, in addition to providing a connection for future tie into the irrigation system by the 
City or other entity/developer. 

xi. A Right-of-Way Maintenance Agreement shall be adopted by the City Council prior to 
issuance of a Certificate of Occupancy.  

d) The Applicant shall submit a letter from Clear Creek Disposal commenting on the 
acceptability of roll-out trash and/or recycling receptacles and Silver Street collection.  

e) The Applicant shall ensure that an arborist review/inventory of the site’s existing trees is 
performed, prior to any tree removal. This review shall also include consideration by the 
Hailey Tree Committee. 

f) The proposed transformer box on the southern property line shall be protected and 
screened according to Idaho Power standards.  

g) The Applicant shall remove Little Devil Dwarf Ninebark from their Landscape Plan and 
refrain from planting such species. 

h) The Applicant shall submit a revised Landscape Plan that adheres to all landscaping 
requirements of the Hailey Municipal Code, including minimum caliper size and maximum 
species counts. 

i) The Applicant shall include street tree species per the recommendation of the Hailey Tree 
Committee, and in congruence with design/species presented in the Hailey Downtown 
Master Plan (draft or other). 

j) The Applicant shall show the locations of all street trees, including dimensionally correct 
locations and sizes of the tree wells with the footprint of the suitable soil, structural soil, or 
suspended pavement areas. Said exhibit shall include the supporting mathematical 
calculations and shall be supplied at the time of Building Permit submittal. The exhibit shall 
also include a checklist for use during construction inspections, as directed by City Staff.  

k) The Property Manager/Management Company shall ensure all parking requirements within 
the public right-of-way are met. This includes, but is not limited to, restrictions on winter 
parking within the public right-of-way.   

l) Except as otherwise provided, all the required improvements shall be constructed and 
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completed, or sufficient security provided as approved by the City Attorney before a Certificate 
of Occupancy can be issued. 

m) 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 Buildings and Operations Coordinator 
 

 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW, AND DECISION 
 
On December 4, 2023, the Hailey Planning and Zoning Commission considered, and recommended for 
approval by the Hailey City Council, the Preliminary Plat Application by CK Property Group, LLC, 
represented by Opal Engineering and Pivot North, wherein one (1) lot is subdivided into ten (10) sublots 
for a townhouse development. This project is located along the public streets of Silver Street and River 
Street within the Business (B), Townsite Overlay (TO), and Downtown Residential Overlay (DRO) Zoning 
Districts. 
 

FINDINGS OF FACT 
                            
Notice: Notice for the public hearing was published in the Idaho Mountain Express on November 14, 2023 
and mailed to property owners within 300 feet on November 14, 2023. No additional notices were sent, 
or publications made. 
 
Background: On November 1, 2023, the Applicant submitted a Preliminary Plat Application to convert 
Lots 1, 2, and 3, Block 54, Hailey Townsite into ten (10) townhome sublots, located within Section 9, T.2 
N, R.18 E, B.M., City of Hailey. This subdivision shall be known as MID RVR Townhomes. Each sublot is 
proposed to range in size from 707 square feet to 905 square feet and will host a three-story, three (3) 
bedroom townhouse unit. 1,188 square feet of open space (“Parcel B”) is also proposed to be platted, 
benefiting MID RVR Townhomes.  
 
Procedural History: The Applicant submitted their Preliminary Plat Application for MID RVR Townhomes 
on November 2, 2023, and it was certified complete on November 2, 2023. A public hearing before the 
Planning and Zoning Commission was held on December 4, 2023 in Hailey City Hall Council Chambers 
and virtually via Microsoft Teams. 
 
 
 

Standards of Evaluation for a Subdivision 

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

Comments  
Engineering:  

• 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:  

• All proposed trees must be planted at least 5’ from water meter 
vaults, and all other bushes/shrubs must be planted at least 2’ 
from water meter vaults to allow servicing access.  

• Streetlights may need to be relocated, so that they are not placed 
directly above water main and valves. The Applicant shall receive 
Public Works Division approval on streetlight placement, prior to 
Final Plat approval. This has been made a Condition of Approval.  

• The Applicant will not be able to reuse the existing meter vault. 
The Applicant shall purchase and install a new meter vault, 
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suitable for site use and capacity. This has been made a Condition 
of Approval.  

• Clusters of water service lines and meter vaults must be 
adequately separated from one another, so that servicing may 
occur for interior service lines.  The Applicant shall re-submit a 
site plan that shows separation, approved by the Water Division 
Manager, of the four (4) meter vaults located in the northwest 
corner of the property. This has been made a Condition of 
Approval. 

• The installer of the sewer shall be responsible for redirecting flow 
of sewer contents when they tap into the mainline for the new 
manhole on the existing sewer line. This has been made a 
Condition of Approval.  

 
Finding: Compliance. These standards will be met.  

 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: Streets: 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
   16.04.020 Streets: Streets shall be provided in all subdivisions where necessary to 

provide access and shall meet all standards below. 
☐ ☐ ☒ A. Development Standards: All streets in the subdivision must be platted and 

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

Staff Comments N/A –The project proposed here does not include any new streets.   
 
Finding: Compliance. This standard has been met.  

☐ ☐ ☒ B. 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.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 townhouse units will be accessed via an interior 
parking access lane, which connects to Silver Street to the north of the parcel. 
The proposed parking access lane complies with the International Fire Code, and 
no additional access points are required.   
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Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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.   

Staff Comments N/A – No streets are proposed, only a single parking access lane from Silver 
Street to the interior of the lot. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ I.  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 
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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 The Applicant is proposing the construction of two (2) new drywells, one (1) 
connected catch basin, one (1) trench drain, and one (1) landscape drywell. 
Permit acquisition for all drywells has been made a Condition of Approval, as 
noted previously in this report. Drainage plans have been reviewed by City Staff 
and have been given approval by the City Engineer.    
 
Finding: Compliance. This standard has been met. 

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

Staff Comments  The Applicant plans to install street signage at the corner of Silver and River, as 
well as “Reserved Parking” signage for the ADA parking stall, proposed for the 
River Street right-of-way improvements. Submitted civil plans show signage to 
be installed to City of Hailey Standards.  
 
Finding: Compliance. This standard will be met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

   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. 

   Staff Comments N/A – No private streets are proposed. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
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Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

   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 
townhouse units within the subdivision. Ingress/egress are achieved via this 
singular approach from Silver Street. The proposed access lane shall be managed 
by an HOA. This has been made a Condition of Approval.  
 
Finding: Compliance. This standard has been met. 

 ☐ ☐ ☒ M. 2.  Driveways shall be constructed with an all-weather surface and shall have the 
following minimum roadway widths: 

a) Accessing one residential unit: twelve feet (12’) 
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 N/A. No individual driveways are proposed, only a single parking access lane 
interior to the site. Only one new curb cut is proposed off the public street, Silver 
Street, and parking access lane width is appropriate for the site. As previously 
stated, and listed as a Condition of Approval, the parking access lane shall be 
managed by an HOA.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ M. 3.  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. 
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   Staff Comments N/A – The proposed parking access lane does not exceed 150 feet.  

 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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 While no individual driveways are proposed, the parking access lane shall be 
maintained by an HOA. This arrangement has been previously stated as a 
Condition of Approval.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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 The internal parking access lane has been platted as “Parcel A” on the MID RVR 
Preliminary Plat. Open space benefitting MID RVR and a Blanket Public Utility 
Easement existing across all sublots have been specified on the Plat. As this lot is 
zoned as Business (B), and no setback minimums exist, there is no concern 
regarding setbacks and building envelope.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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 The residential approaches, facing the site’s interior, are serviced by a communal 
parking access lane. This lane does not appear to interfere with maintenance of 
any existing infrastructure.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ N.  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. 
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ O. 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 The site plan for the parking access lane has been inspected by the Hailey Fire 
Department and appears to comply with all regulations set forth in the IFC and 
other applicable codes and ordinances. 
 
Finding: Compliance. This standard has been met. 

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ A. Sidewalks and drainage improvements are required in all zoning districts and 

shall be located and constructed according to applicable City standards, except 
as otherwise provided herein.  

Staff Comments The Applicant is proposing comprehensive right-of-way improvements, including 
new sidewalks on the entirety of the property’s Silver and River Street frontages, 



Preliminary Plat: MID RVR Townhomes Subdivision 
Hailey Planning and Zoning Commission 

Findings of Fact – December 18, 2023 
Page 7 of 27 

 
which currently do not exist. All property frontage along River Street will be 
developed according to the River Street Typical Section. In addition to sidewalks, 
improvements include enhancement of the existing separated bike lane, street 
trees, plantings, streetlights, a curb bulbout, and right-of-way parking spaces 
(5). One (1) catch basin/drywell feature for the right-of-way (Silver Street) is also 
proposed. All construction and installation will be completed according to City of 
Hailey standards.  
 
Finding: Compliance. This standard has been met. 

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

Staff Comments See Section 16.04.030(A) for further detail.   
 
Finding: Compliance. This standard has been met. 

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

Staff Comments No sidewalks currently exist along the property’s Silver and River Street 
frontages. The proposed sidewalk along River Street will provide future 
connection to the River Street Typical Section/Mobility Corridor at its full 
implementation. Sidewalk proposed for Silver Street will offer residents of MID 
RVR’s western-most townhouse block connection to River Street, with residents 
of nearby River Lane possibly utilizing the sidewalk connection as well. A 
separated bike path currently exists along the property’s River Street frontage, 
but this pathway has only been constructed in its most basic form. This project 
will improve the pathway through landscape buffering, in addition to the 
installation of streetlights.  
 
Finding: Compliance. This standard has been met. 

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

Staff Comments The site is adjacent to Silver Street, a public street that is not a through street. 
Sidewalks have been proposed for Silver Street, facilitating future pedestrian 
connections.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ E. 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 townhouse subdivision, this 
project involves more than a Lot Line Adjustment. 
 
Finding: Compliance. This standard has been met. 

16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   A.  Alleys:  
☐ ☐ ☒ A. 1. Alleys shall be provided in all Business District and Limited Business District 

developments where feasible. 
Staff Comments While this project is located in the Business District (B), it is limited to a single 

parcel that does not span an entire block. Staff believe that construction of an 
alley is not feasible for this site, as it would require the re-platting/lot line 
vacations for five (5) adjacent parcels, each with different ownership. While an 
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alley may benefit the area in the future, Staff do not wish to see this project 
pursue this at this time.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ A. 2. The minimum width of an alley shall be twenty-six (26’) feet.  
Staff Comments N/A – No alleys are planned at this time.  

 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ A. 3. All alleys shall be dedicated to the public or provide for public access. 
Staff Comments N/A – No alleys are planned at this time. 

 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ A. 4. All infrastructures to be installed underground shall, where possible, be 
installed in the alleys platted. 

Staff Comments Alleys are not planned nor platted at this time. The proposed underground 
utilities are routed in the platted parking access lane, as well as across all 
sublots and parcels (Blanket Public Utility Easement, per Plat Note No. 6). East-
facing units will have utilities installed from the River Street right-of-way.  
 
As noted in the Department Comments area of this Staff Report (Section 
17.06.050), the four (4) water meter vaults in the northwest corner of the 
property will need to be separated, so that middle service lines can be properly 
accessed for maintenance and inspection. This request by the Water Division 
may result in the relocation of proposed water lines/meter vaults servicing the 
western units on the parcel. As noted in the Conditions of Approval for this Staff 
Report, connections from City water/wastewater are required to be approved by 
the Water/Wastewater Divisions, prior to Final Plat approval.   
 
 

 
 

Finding: Compliance. This standard has been 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 
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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 planned for this parcel. However, the site’s internal parking 
access lane is planned to contain a trench drain and drywell. An additional 
drywell and catch basin are planned for the Silver Street right-of-way. Site 
drainage improvements appear to be appropriate for the site.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ A. 6. Dead-end alleys shall not be allowed. 
Staff Comments N/A – The proposed design does not include a dead-end alley.  

 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ A. 7. 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: 
• A dedication of “Parcel A”, a private road parcel to be owned and 

maintained by the Home Owner’s Association. This represents the 
parking access lane mentioned throughout this Report. It shall be 
unbuildable and only allow vehicular and pedestrian access, 
ingress/egress, landscaping, and utilities.  

• A dedication of “Parcel B”, open space to be owned and maintained by 
the home owner’s association. It shall also be unbuildable, and only 
allow pedestrian access, ingress/egress, landscaping, and utilities.  

• A Blanket Public Utility Easement, existing across all sublots and 
Parcels.  

 
Finding: Compliance. This standard has been 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 
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: 

☒ ☐ ☐ B. 

Staff Comments See Section 16.04.040.A.7 for explanation.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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.7. There is 
no need for a river access easement, as this site does not border the Big Wood 
River.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 
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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.   
 
Finding: Compliance. This standard has been met. 

 ☐ ☐ ☒ 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 N/A, as the Applicant has confirmed that snow will be hauled from the site.  
 
Finding: Compliance. This standard has been met. 

16.04.050: Blocks 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 16.04.050 Blocks: The length, width and shape of blocks shall be determined with due 

regard to adequate building sites suitable to the special needs of the type of 
use contemplated, the zoning requirements as to lot size and dimensions, the 
need for convenient access and safe circulation and the limitations and 
opportunities of topography. 

Staff Comments N/A – This subdivision and proposed plat involves an existing block. No new 
blocks are proposed. 
 
Finding: Compliance. This standard has been met. 

16.04.060: Lots 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 16.04.060 Lots: All lots shown on the subdivision plat must conform to the minimum 

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

Staff Comments The minimum lot size and width for townhouse sublots in the Business (B) and 
Townsite Overlay (TO) districts, according to Hailey Municipal Code, is 0 square 
feet and 0 feet. Additionally, townhouse units in the TO district are permitted to 
have 0-foot setbacks. Based on these parameters, lot size requirements for this 
project have been met.  
 
Finding: Compliance. This standard has been met. 

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

Staff Comments N/A, as Staff are amenable to the proposed lot arrangement.   
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ D. A single 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 
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.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 N/A, townhouse sublots are excluded from this requirement. The proposed 
development has frontage on the public street, River Street.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ F. 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 Frontage has been maintained for Units 1-5, facing River Street. Units 6-10 have 
pedestrian frontage facing towards an undeveloped lot to the west. As this is a 
corner lot, and some degree of original lot orientation has been upheld, Staff are 
amenable to the proposed platting structure.  
 
Finding: Compliance. This standard has been met. 
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16.04.070: Orderly Development  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ A. Phasing Required: Development of subdivisions shall be phased to avoid the 

extension of City services, roads and utilities through undeveloped land. 

Staff Comments The Applicant will be taking a staggered approach to complete the ten (10) 
units. Once building begins, months 1-4 will see the construction of Units 1-5, 
facing River Street. Months 5-12 will see the construction of Units 6-10, in 
addition to any other finishing steps necessary. The extension of City services 
and utilities through undeveloped land will be minimized with this approach. 
Official phasing for development is not proposed.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ B. 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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, as no negative effects on the ability of service delivery, nor the 
compromising of quality for service delivery or the imposing of substantial 
additional public costs, is anticipated.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 
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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 – No contiguous parcels are proposed to be subdivided.   
 
Finding: Compliance. This standard has been met. 

16.04.080: Perimeter Walls, Gates, and Berms  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 16.04.080 The City of Hailey shall not approve any residential subdivision application 

that includes any type of perimeter wall or gate that restricts access to the 
subdivision.  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.  
 
Finding: Compliance. This standard has been met. 

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

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ A. Plans Required: Proposed subdivisions shall be carefully planned to be 

compatible with natural topography, soil conditions, geology, and hydrology 
of the site, as well as to minimize cuts; fills, alterations of topography, 
streams, drainage channels; and disruption of soils or vegetation.  Fill within 
the floodplain shall comply with the requirements of the Flood Hazard Overlay 
District of the Zoning Ordinance. 

Staff Comments The site is exceptionally flat, and little alterations to topography are proposed. 
The addition of two (2) new drywells and one (1) new landscape drywell serve as 
response to the hydrology of the site. Interior site grading will direct 
water/snowmelt to a trench drain/drywell, and exterior site grading directs 
water/runoff away from the Units and towards vegetated areas.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ A. 1. 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.  
 
Finding: Compliance. This standard will 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. 
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Staff Comments A Grading/Site Improvement Plan has been submitted and is under review by the 

City Engineer. It appears to Staff that the Grading/Site Improvement Plan 
contains all necessary information.  
 
Finding: Compliance. This standard has been met. 

   B. 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/Site Improvement Plan has been submitted and will be reviewed and 
approved by the City Engineer prior to issuance of a Building Permit.  
 
Finding: Compliance. This standard has been 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, as natural site conditions are well suited for development.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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 A permanent irrigation system is proposed for the site, servicing ninety-three 
(93) trees and one hundred and forty-four (144) grass/shrub/perennial clusters. 
3,350 square feet of mulch ground cover is also proposed for the site.  
Revegetation of the site appears substantial, and the flat topography of the lot 
discourages erosion.   
 
Finding: Compliance. This standard has been 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) Cut slopes 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. 

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. 



Preliminary Plat: MID RVR Townhomes Subdivision 
Hailey Planning and Zoning Commission 

Findings of Fact – December 18, 2023 
Page 15 of 27 

 
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. 
 
Finding: Compliance. This standard has been 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 This Standard has been met. Please see section 16.04.020(I) for further detail.  
 
Finding: Compliance. This standard has been 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: 

☐ ☐ ☒ 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.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ B. Hillside Overlay District: 
☐ ☐ ☒ 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.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ B. 3. All approved subdivisions shall contain a condition that a Site Alteration 
Permit is required before any development occurs. 
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Staff Comments N/A – The proposed subdivision is not located within the Hillside or Floodplain 

Hazard Overlay Districts.  
 
Finding: Compliance. This standard has been met. 

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

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ A. Parks and Pathways: Unless otherwise provided, every subdivision shall set 

aside a Park and/or Pathway(s) in accordance with standards set forth herein. 
Staff Comments  

                  A. 1. Parks: 
☐ ☐ ☒ A. 1. a. 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 - Please reference Section 16.04.110(H)1 for further detail.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ A.1.b 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 - Please reference Section 16.04.110(H)1 for further detail. 

Finding: Compliance. This standard has been met. 
☒ ☐ ☐ 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 N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ B.  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 
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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),  

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 - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

   D. 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 “Parcel B” on the Preliminary Plat, between Units 6-10 and the 
western property boundary in CC&R’s for the subdivision. This has been made a 
Condition of Approval.  
 
Finding: Compliance. This standard will 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 - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 
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single tree species may be used.  Landscaping and irrigation shall integrate 
water conservation. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ E. 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 - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ E. 2. Shall provide safe and convenient access, including ADA standards. 
Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 

 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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. 
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Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 

 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ E. 5. Shall not create undue negative impact on adjacent properties and shall be 
buffered from conflicting land uses. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ E. 6. Shall require low maintenance or provide for maintenance or maintenance 
endowment. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

   G. Specific Green Space Standards:  If green space is required or offered as part 
of a subdivision, townhouse or condominium development, all green space 
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 reference Section 16.04.110(H)1 for further detail. 
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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. 
 
Finding: Compliance. This standard will 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 Private green space proposed for the project will be used as an open space park 
area.  
 
Finding: Compliance. This standard will be met. 

☒ ☐ ☐ 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. 
 
Finding: Compliance. This standard will be met. 

   H.  In-Lieu Contributions: 
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☒ ☐ ☐ H. 1. 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 Staff and the Applicant have discussed the full range of possibilities for 
park/pathway improvements, versus in-lieu fee contribution. Based on identified 
park and pathway needs, and the impact of ongoing development on identified 
projects, the Applicant has opted to offer voluntary cash contributions in lieu of 
Park land and/or pathway development. Staff are working internally with the 
Applicant to develop the specific in-lieu cash amount.  
 
Finding: Compliance. This standard will 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(H)1 for further detail. This standard will be 
met.  
 
Finding: Compliance. This standard will 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(H)1 for further detail. No Park improvement 
cost will be applied, as this project is in the Business (B) district.  
 
Finding: Compliance. This standard will 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.   

Staff Comments Please reference Section 16.04.110(H)1 for further detail.  
 
Finding: Compliance. This standard will be met. 

16.05: Improvements Required:  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 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. 
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Staff Comments The Applicant plans to construct the infrastructure that is necessary for 

municipal services, if the project is approved. 
 
Finding: Compliance. This standard will be met. 

☒ ☐ ☐ 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 Finding: Compliance. This standard will be met. 
☒ ☐ ☐ 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 Finding: Compliance. This standard will be met. 
☒ ☐ ☐ 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 Finding: Compliance. This standard will be met. 
16.05.020: Streets, Sidewalks, Lighting, Landscaping  

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

Staff Comments This standard shall be met, has been made a Condition of Approval, and will be 
reevaluated at final design, prior to Final Plat approval. 
 
Finding: Compliance. This standard will be met. 

☒ ☐ ☐ A. 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. 
 
Finding: Compliance. This standard will be met. 
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☐ ☐ ☒ B.  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 The Applicant plans to install street signage at the corner of Silver and River, as 
well as “Reserved Parking” signage for the ADA parking stall, proposed for the 
River Street right-of-way improvements. Submitted civil plans show signage to 
be installed to City of Hailey Standards.  
 
Finding: Compliance. This standard will be met. 

☐ ☐ ☒ C.  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 Three (3) streetlights are proposed for right-of-way improvements for the 
project. All streetlights installed shall meet all requirements of Chapter VIIIB of 
the Hailey Municipal Code. This has been made a Condition of Approval.  
 
Finding: Compliance. This standard will be met. 

16.05.030: Sewer Connections 

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

Staff Comments 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. 
Please see Department Comments in Section 17.06.050 of this Report for further 
detail. 
 
Finding: Compliance. This standard will be met. 

16.05.040: Water Connections 

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

Staff Comments Water Division Staff shared concern over the location of certain features in 
relation to water lines, as well as the configuration of water meter vault clusters. 
Please see Department Comments in Section 17.06.050 of this Report for further 
detail.   
 
Connection details to the municipal water and wastewater system shall be 
approved by the Water and Wastewater Division prior to Final Plat approval. 
This has been made a Condition of Approval.  
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Finding: Compliance. This standard will be met. 

☐ ☐ ☒ 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, as no alleys exist in conjunction with this site.  
 
Finding: Compliance. This standard will be met. 

16.05.050: Drainage  

☒ ☐ ☐ 16.05.050 Drainage: The developer shall provide drainage areas of adequate size and 
number to meet the approval of the street superintendent and the City 
engineer or his authorized representative. (Ord. 1191, 2015) 

Staff Comments 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. 
 
Finding: Compliance. This standard will be met. 

16.05.060: Utilities  

☐ ☐ ☒ 16.05.060 Utilities: The developer shall construct each and every individual service 
connection and all necessary trunk lines, and/or conduits for those 
improvements, for natural gas, electricity, telephone, and cable television to 
the property line before placing base gravel for the street or alley. 

Staff Comments N/A, as no new streets or alleys are proposed for this project.  
 
Finding: Compliance. This standard will be met. 

16.05.070: Parks, Green Space  

☐ ☐ ☒ 16.05.070 Parks, Green Space: The developer shall improve all parks and green space 
areas as presented to and approved by the hearing examiner or commission 
and council. 

Staff Comments See Section 16.04.110 for further detail.  
 
Finding: Compliance. This standard will be met. 

16.05.080: Installation to Specifications; Inspections  

☒ ☐ ☐ 16.05.080 Installation to Specifications; Inspections: All improvements are to be installed 
under the specifications and inspection of the City engineer or his authorized 
representative.  The minimum construction requirements shall meet City 
Standards or the Department of Environmental Quality (DEQ) standards, 
whichever is the more stringent. 

Staff Comments 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.  
 
Finding: Compliance. This standard will be met. 

16.05.090: Completion; Inspections; Acceptance  

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



Preliminary Plat: MID RVR Townhomes Subdivision 
Hailey Planning and Zoning Commission 

Findings of Fact – December 18, 2023 
Page 24 of 27 

 
Staff Comments Finding: Compliance. This standard will be met. 

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

Staff Comments N/A – The completion of all major infrastructure by the Developer is preferred 
over bonding. 
 
Finding: Compliance. This standard will be met. 

16.05.100: As Built Plans and Specifications  

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

Staff Comments As built drawings will be required.  
 
Finding: Compliance. This standard will be met. 

16.08: Townhouses:  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 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 Finding: Compliance. This standard will be met. 
☒ ☐ ☐ 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 townhouse units, 
where garages can be assumed.  
 
Finding: Compliance. This standard has been met. 

☒ ☐ ☐ 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 In the Downtown Residential Overlay (DRO) district, each unit is required to 
provide one (1) onsite parking space. The Applicant has submitted a concurrent 
Design Review Application, which shows ten (10) townhouse units that each 
include one (1), attached one-car garage.  
 
 Finding: Compliance. This standard has been 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 
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separate water, sewer and utility services, which do not pass through another 
building or unit. (Ord. 1191, 2015) 

Staff Comments Finding: Compliance. This standard has been 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 Finding: Compliance. This standard has been 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 Finding: Compliance. This standard has been 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. No conversion of units is proposed.  
 
Finding: Compliance. This standard has been met. 

☐ ☐ ☒ 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 N/A, as this project does not include cottage townhouse units.  
 
Finding: Compliance. This standard has been 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 
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. No conditions exist that would require such action.  
 
Finding: Compliance. This standard has been met. 

 
 
 
 

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

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

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

 

DECISION 
The Preliminary Plat Application by CK Property Group, LLC, represented by Opal Engineering and Pivot 
North, wherein one (1) lot is subdivided into ten (10) sublots for a townhouse development, located 
along the public streets of Silver Street and River Street within the Business (B), Townsite Overlay (TO), 
and Downtown Residential Overlay (DRO) Zoning Districts, 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 (k) will 
be met:   
 

a) All conditions of the Planned Unit Development approval, dated June 18, 2020, shall be met.  
b) All Fire Department and Building Department requirements shall be met.  
c) 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. The Applicant shall attain permits for the installation of all drywells. 
ii. The Applicant shall receive Public Works Division approval on streetlight placement, 

prior to Final Plat approval. 
iii. The Applicant shall purchase and install a new meter vault, suitable for site use and 

capacity. 
iv. The Applicant shall re-submit a site plan that shows separation, approved by the Water 

Division Manager, of the four (4) meter vaults located in the northwest corner of the 
property. 

v. 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.  

vi. All streetlights installed shall meet all requirements of Chapter VIIIB of the Hailey Zoning 
Ordinance. 

vii. The installer of the sewer shall be responsible for redirecting flow of sewer contents 
when they tap into the mainline for the new manhole on the existing sewer line. 

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.  
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f) The proposed access lane shall be dedicated as unbuildable and managed by the HOA.  

 
g) The Applicant shall address the maintenance of the outdoor shared space delineated by “Parcel 

B” on the Preliminary Plat, between Units 6-10 and the western property boundary in CC&R’s 
for the subdivision. 

h) All improvements 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. 

j) The Final Plat must be submitted within three (3) calendar years from the date of approval of 
the Preliminary Plat, unless otherwise allowed for within a phasing agreement.   

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

 
 
Signed this ______ day of ____________________________, 2023.  
 
 
___________________________________ 
Janet Fugate, Planning and Zoning Commission Chair  
 
Attest:  
 
 
____________________________________ 
Jessie Parker, Community Development Building and Operations Coordinator  
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AGENDA 
Hailey Planning and Zoning Commission  

Monday, August 21, 2023 
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:  
 

***NEW*** 
THIS MEETING WILL BE AVAILABLE VIRTUALLY VIA MICROSOFT TEAMS.  

 
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# 

 
 
Present 
Commission: Dustin Stone, Janet Fugate, Dan Smith, Sage Sauerbrey, Owen Scanlon 
Staff: Robyn Davis, Emily Rodrigue, Jessica Parker, Brian Yeager, Chris Simms 
 
5:29:58 PM Call to Order 

- 5:30:14 PM Public Comment for items not on the Agenda.  
 

5:31:05 PM Smith complimented the city for all the flower barrels.  
 
5:31:23 PM Consent Agenda 

- CA 1 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 
Hillside Overlay Modification by Blaine County Recreation District (BCRD), Bureau of Land 
Management (BLM), and the City of Hailey for trail modifications to the existing Hillside 
Overlay, which comprises of the installation or modification of two (2) recreational trails: 
the Olympia Gulch Trail, and the Hangman Gulch Trail. ACTION ITEM 

- CA 2 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 
Design Review Application by Benson Property, LLC, for construction of a new 2,192 
square foot office space addition, and a new 760 square foot, two-bedroom accessory 
dwelling unit located above the existing commercial building. This project is located at 14 

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

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
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tre://ftr/?label=&quot;Planning&nbsp;and&nbsp;Zoning&quot;?datetime=&quot;20230821173123&quot;?Data=&quot;5f0e70e8&quot;
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E. Elm Street (Lots 1 and 2, Block 9, Hailey Townsite) within the Transitional (TN) and 
Townsite Overlay (TO) Zoning Districts. ACTION ITEM 

- CA 3 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 
Preliminary Plat Application by Pilling Family Trust, represented by Manya Yamada, 
wherein two (2) cottage lots in Sunbeam Subdivision Phase I (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. This project will be heard concurrently with a Design Review 
Application for a ten (10) unit cottage development. ACTION ITEM 

- CA 4 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 
Design Review Application by Pilling Family Trust, represented by Manya Yamada, for 
construction of ten (10) unit cottage development, to be located in Sunbeam Subdivision 
Phase I (SUNBEAM SUBDIVISION PHASE 1 LOT 41 BLK 3, SUNBEAM SUBDIVISION PHASE 1 
LOT 49 BLK 3). This project will be heard concurrently with a Preliminary Plat Application. 
ACTION ITEM 

 
5:31:41 PM Smith motion to approve CA1-CA4. Stone seconded. All in Favor.  
 
Public Hearing 

- 5:32:21 PM PH 1   Consideration of a Preliminary Plat Subdivision Application submitted 
by ARCH Community Housing Trust, Inc., represented by Opal Engineering, to subdivide 
Lot 64, Blok 5, Sunbeam Subdivision Phase I, into eight (8) sublots, each sublot ranging 
between 3,935 square feet and 6,998 square feet in size. This project is located off of 
Gray’s Starlight Drive in the Sunbeam Subdivision and is within the Limited Residential 
(LR-2) Zoning District. This project is to be known as Sunny Townhomes. ACTION ITEM 

 
5:32:42 PM Rodrigue introduced this project with brief history of when subdivision was 
approved and intent of phase 1 of Sunbeam. Rodrigue referenced previous approved cottage 
development within this Subdivision – Panorama Point. Rodrigue summarized ARCH’s 
proposal and turned floor to applicant team.  
 
5:34:07 PM Simms noted that tonight is the preliminary plat and that a second meeting for 
the Design Review will be required at a future date.  
 
5:34:58 PM Michele Griffith, stated that was not aware of design review requirement and 
explained her belief of what took place that required a design review of the Panorama Point 
application. Discussion took place between Simms and Griffith regarding whether design 
review is required or not. Griffith explained ARCH’s intent is to own all units in perpetuity and 
intend to rent for work force housing. Griffith stated the project has been approved by the 
Sunbeam HOA. Simms confirmed no issues to see preliminary plans for design review as it 
will be re-noticed for a future date for design review. Griffith proceeded to summarized 
proposed design that will include 2 bedroom and 3 bedroom units with attached garages.  
 
5:45:30 PM Samantha Stahlnecker, Opal Engineer, discussed proposed plat layout. 
Stahlnecker explained the design of landscape plan and open space. Stahlnecker explained 3 
bedroom units will have 2 car garages, 2 bedroom units will have 1 car garage with additional 
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parking proposed for guest. Stahlnecker summarized grading, drainage, and utility design 
proposed. Stahlnecker asked if there were any questions on civil.  
 
5:50:08 PM Scanlon asked if the fire marshal has signed off this design. Stahlnecker 
summarized their conversation with the fire department. Stahlnecker noted location of 
existing fire hydrant.  
 
5:51:42 PM Stahlnecker explained proposed snow storage.  
 
5:52:13 PM Smith noted snow storage is also part of the common area. Stahlnecker 
confirmed and that proposed landscape is hearty for snow storage. Smith asked distance to 
park. Stahlnecker does not have off top of her head, estimates two lots width. Staff pulled 
map of location up to show parcel and park location.  
 
5:53:25 PM Sauerbrey asked if parking access lane is at minimum width. Stahlnecker 
confirmed. Stahlnecker noted would prefer to keep lane without an additional sidewalk. 
Sauerbrey confirmed this lot was called out in the original subdivision development as a 
cottage unit. Staff confirmed. Stahlnecker noted park requirement was also addressed in the 
Sunbeam Subdivision.  
 
5:56:45 PM Chair Fugate opened public comment. 
 
5:57:05 PM Unknown speaker, expressed concern of setbacks, lack of buffer, increase traffic 
and lack of visibility. Agrees design review is needed.  
 
 6:00:30 PM Chair Fugate closed public comment.    
 
6:00:43 PM Stahlnecker confirmed did review all required setbacks by the City, noting 
proposed residences on north boundary are 20 ft from property line and will have additional 
landscape there for a buffer. Stahlnecker confirmed this project was presented to the 
Sunbeam Design Review committee. Stahlnecker explained the traffic study was completed 
with the development of Sunbeam Subdivision. Stahlnecker confirmed plantings around the 
monuments will be below the required visibility requirements. Staff agrees.  
 
6:03:13 PM Scanlon believes applicant has crossed their T’s and dotted their I’s and does not 
see reason why this should not go forward with the platting process.  
 
6:04:37 PM Stone asked what conditions regarding HOA were concerning. Commission, Staff 
and applicant discussed language of proposed condition i – all agreed to language change and 
addition of new condition. Discussion continued to easement condition, applicant does not 
see an issue. Scanlon asked if ARCH maintains all their properties in relation to as painting. 
Griffith confirmed ARCH does. Stone does not have an issue with the proposed plat.  
 
6:09:12 PM Smith complimented applicant for including garages and additional parking.  
 
6:09:54 PM Sauerbrey complimented applicant on design of space and believes this will 
compliment the original subdivision design.  
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6:10:40 PM Chair Fugate agrees with commission.  
 
6:11:25 PM Davis suggested commission approve the preliminary plat with condition of 
applicant coming back through for their design review.  
 

6:12:29 PM Scanlon motion to approve a Preliminary Plat Application by ARCH Community 
Housing Trust, Inc., wherein one (1) lot is subdivided into eight (8) sublots for cottage 
townhouse development (SUNBEAM SUBDIVISION PHASE 1 LOT 64 BLK 5). This project is 
located along the public streets of Gray’s Starlight Drive and Sunbeam Street within the 
Limited Residential (LR-1) Zoning District, finding that the application meets all City Standards, 
and that Conditions (a) through (n) are met, as amended. Smith seconded. All in Favor.  
 

- 6:13:26 PM PH 2 Consideration of a City-initiated Annexation Application to annex 
a 55-foot-wide section of Quigley Gulch Road, along the southern boundary of the 
Marvin Gardens No. 1 Subdivision, and adjacent to Quigley Road (A parcel of land falling 
within the North West ¼ of Section 10 Township 2 North Range 18 East, B.M., and said 
parcel also falling within the Plat of Marvin Gardens No.1 Subdivision recorded under 
instrument number 209065 records of Blaine County, Idaho, and said parcel being more 
particularly described as follows: Commencing at a brass cap marking the center ¼ corner 
of Section 10, said point falling South 89°52’19” East 2653.92 feet from a Brass cap 
marking the West ¼ corner of Section 10, thence proceeding North 0°17’59” West 
977.11’ along the center section line to a 5/8” rebar marking the South East most corner 
of said plat and also being the South East corner of the Quigly Road Dedication, and said 
corner being the True Point of Beginning; Thence North 0°17’59” West 56.73’ to a ½” 
rebar monument marking a point common to the North East corner of the Quigley Road 
dedication and the South East corner of Lot 3; Thence South 75°30’18” West 1366.67’ to 
a ½” rebar monument marking a point common to the North West corner of the Quigley 
Road dedication and the South West corner of Lot 4; Thence South 0°08’08” East 56.77’ 
to a 5/8” rebar monument marking the South West corner of the Quigley Road 
dedication; Thence North 75°30’18” East 1366.84’ to the True Point of Beginning, said 
parcel containing 1.76 acres or 75,166 square feet, more or less), to complete the portion 
of Quigley Gulch Road that is owned and maintained by the City of Hailey. A copy of the 
Annexation Plan can be found at www.haileycityhall.org/community-development/. 
ACTION ITEM 

 
6:16:33 PM Davis introduced annexation application explaining intent is to annex in remaining 
portion of Quigley Road that abuts city road Quigley Road and that the City already maintains 
informally agreement with Blaine County. Davis summarized the cities intent to further 
pedestrian access, completing pathway between Sunbeam Subdivision and Quigley Rd. Yeager 
has no further comments.  
 
6:18:31 PM No questions by Scanlon. Stone asked what it means informally. Staff explained city 
has maintained this section of road but has to go through this process to make a public city 
street. Smith asked if Staff has been in communication with Blaine County. Staff confirmed. 
6:20:18 PM Smith asked Yeager to address questions and concerns from public comment. Yeager 
stated believes concern was more for the proposed pathway then the annexation. Yeager 
addressed questions could recall related to the pathway. Smith stated big concern was snow 
clearance and maintenance. Yeager explained it is not their intention to remove snow but if 
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directed and able snow could be removed using a blower blowing into road, possibly center 
section if able. Smith asked about drainage. Yeager explained proposed drainage. Yeager 
explained city has been maintaining this, clarifying this annexation is more of a cleanup. Yeager 
stated pathway is out for bid.  
 
6:25:29 PM No questions by Sauerbrey. Sauerbrey asked noticing requirement. Staff explained 
notice process – published in paper, mailed and posted onsite.   
 
6:26:28 PM Chair Fugate opened public comment.  
 
6:26:59 PM Chair Fugate closed public comment.  
 
6:27:34 PM Scanlon asked to see civil plan of proposed bike path, noting curved areas. Yeager 
explained reasoning for curves.  
 
6:29:31 PM Smith asked if utility boxes are subsurface. Yeager stated subsurface but may need 
adjusted.  
 
6:30:09 PM Stone complimented Yeager. Commission agreed. Yeager summarized pathways 
working on throughout the city.  
 
6:32:54 PM Commission reviewed proposed conditions, confirming meets city standards.  
 
6:33:25 PM Sauerbrey motion to approve the Annexation Application by the City of Hailey, 
wherein the parcel of land as previously described is annexed into the City of Hailey for the 
development of a share-use path, finding that the application meets all City Standards and 
signed condition a is met. Smith seconded. All in Favor.  

 
- 6:34:21 PM PH 3 Consideration of a City-Initiated Text Amendment to amend the 

Hailey Municipal Code, Title 16: Subdivision Regulations, Chapters 16.01: Definitions; 
16.04: Development Standards, and 16.08: Townhouses; and Title 17: Zoning 
Regulations, Chapters 17.02: Definitions; 17.05: Official Zoning Map and District Use 
Matrix; 17.06: Design Review, and 17.09: Parking and Loading Spaces to modify and/or 
create definitions and code standards for detached townhouse and cottage housing 
developments in Hailey ACTION ITEM 

 
6:35:08 PM Davis referenced previous two hearings of this item, summarizing suggested changes 
requested from those meetings.  
 
6:35:57 PM Rebecca Bundy, contracted employee by city, summarized intent of this amendment 
and the changes made. Bundy explained other areas of code that will be reviewed at a future 
time. Bundy disclosed she is working in Hailey on projects that do not conflict with this project in 
any way. Bundy asked commission if would prefer to go through item by item or in question 
answer way.  
 
6:39:05 PM Smith asked if townhouse should be included on page 2. Bundy confirmed it can be 
removed, that staff did not want cottages lumped in with townhouses even though they will be 
platted as townhouses. Bundy explained did not make changes. Bundy explained proposed 
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changes made. 6:42:47 PM Stone asked if approved how this would affect developments like 
Sunbeam. Staff explained Sunbeam Subdivision allows for cottage developments/townhouses 
through its PUD. Staff explained how that typically unless incentivized cottage developments 
generally don’t happen. Stone asked if reading correctly, if approved it would no longer require a 
PUD in LR 1. 6:48:02 PM Sauerbrey asked where the minimum maximum square footage limits 
came from. Bundy explained this ordinance was modeled based off prototypes in other 
communities and staff reasoning of minimum maximum sizes. Discussion continued regarding 
size limits.  
 
6:51:58 PM Stone expressed concern of not fitting in LR zone. Bundy explained it is reduced 
density proposed in LR district. Davis explained potential need to amend zones as the community 
grows. Discussion continued regarding density vs. existing code and priority of incentivize energy 
efficiency.   
 
7:09:24 PM Chair Fugate asked Simms if he sees a problem to allow potential density bonus in LR. 
Simms explained his thoughts, noting many cities have lots similar size to what he calculates 
based off numbers proposed. Simms addressed Smith’s concerns.  
 
7:11:16 PM Stone likes idea of energy efficiency ideas. Discussion continued regarding density 
and potential of unintended consequences.  
 
7:13:45 PM Chair Fugate opened public comment.  
 
7:14:02 PM Michelle Griffith, ARCH Community Housing Trust, explained her understanding of 
intent for cottage lot development. Griffith explained her thoughts and opinions of cottage 
developments. Griffith expressed concern of not allowing for garages. Griffith urged commission 
to not prescribe that parking being separate. Griffith asked commission to consider limits to 
difference between ground floor and second floor units, suggesting 1400 square feet total with a 
700 ground floor. Griffith asked them to consider what processes going to require of the owners 
of these lots – a subdivision within a subdivision or a lease lot description. Griffith asked to 
consider ways in which affordable units could be incentivized through less process.  
 
7:23:00 PM Samantha Stahlnecker, Opal Engineering, suggests looking at map of what it looks 
like to waive the park dedication. Stahlnecker does think proposed open space requirement of 
400 ft per unit is appropriate. Stahlnecker expressed concern of not allowing detached 
townhomes in LR. Stahlnecker expressed concern of affect of proposed changes to the Sunbeam 
PUD. Stahlnecker expressed potential concern of utilities, specifically sewer capacity. Stahlnecker 
wonder why’s density bonus is higher in LR then GR. 
 
7:29:41 PM Chair Fugate closed public comment.  
 
7:30:10 PM Bundy thanked Sam and Michelle. Bundy believes community housing should be 
looked at across the city and would be hesitant to do that piecemealed. Davis appreciates the 
comments, and that thinks it is worth re-evaluating some of the things. Davis addressed concern 
of park requirements. Davis thinks with the reduction of the park requirement is helpful, she is 
not sure staff or council would be supportive of completely removing the park the requirement. 
Davis stated open to feedback in terms of detached townhomes. Davis stated again numbers are 
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arbitrary and could be modified. Davis explained reasoning of why not addressing housing 
incentive with this amendment.  
 
7:33:31 PM Smith asked if could really tell the difference between detached townhomes 
compared to future detached cottages. Smith also shares concern of floor size limit, asked if 
trying to drive an aesthetic. Bundy explained staff thought process for floor size. Commission 
continued to discuss proposed amendment regarding density, floor size, and energy efficiency 
incentive.  
 
7:43:25 PM Scanlon asked for examples of areas where modeling this from besides Seattle. 
Bundy stated not many and where these are primarily occurring. Scanlon asked if diving into 
these areas and what they would do different, if they are working. Bundy explained cottage units 
with attached garages are not going away. Bundy explained what she found during her research 
of these areas for the detached townhouses.  
 
7:47:13 PM Michelle Griffith, stated as she understood limits number of units per access point. 
Griffith believes it is difficult to prescribe how the garages fit. Griffith explained her thoughts on if 
going to incentivize cottage units. Griffith explained her experience with successful cottage 
development in Minneapolis. Scanlon asked how can ensure energy efficiency will take place with 
blower door test. Bundy explained process. Bundy addressed Griffith concern of limiting units per 
access, explaining has not been more restrictive.  
 
7:55:50 PM Chair Fugate explained why she is hesitant to go forward without more components 
of what doing with cottages. Chair Fugate explained that need to think about what really want. 
Chair Fugate explained what she thinks is important and that thinks need to address these issues 
more specifically.  
 
8:00:16 PM Sauerbrey summarized what this was at the beginning. Sauerbrey thinks it’s looks like 
it achieved the objective but that there are some specific issues that need addressed. Sauerbrey 
discussed areas thinks need more review and areas he is worried about.  
 
8:06:54 PM Smith noted housing keeping correction where it is requiring 4” caliper tree. Smith 
asked reasoning of why 7 parking space clusters were determined. Bundy explained staff thought 
process on how parking was determined. Discussion took place regarding ADA accessibility.  
Smith asked to see relative cost for energy efficiency. Smith expressed concern of prescriptive 
requirements.   
 
8:12:49 PM Commission summarized what commission would like to see again and additional 
data would like to see.  
 
8:20:54 PM Staff confirmed will renotice for future date.  
 
Administrative Reviews (No Action) 
 

- AR 1 Accessory Dwelling Unit (ADU) Administrative Design Review Application by 
Nicholas and Kathleen Gyurkey Living Trust, for an attached one-bedroom, 670 square 
foot Accessory Dwelling Unit (ADU) to be located at ground-level. The project is located 
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at 1250 Queen of the Hills Drive (Lot 20, Block 1, Della View Subdivision). This project is 
located within the Limited Residential-1 (LR-1) Zoning District. 
 

Staff Reports and Discussion  
- SR 1 Discussion of building activity, upcoming projects, and zoning code changes. 
- SR 2 Discussion: Next Planning and Zoning Meeting: September 5, 2023 at 5:30 PM. 

 PP & PUD: Starlight  
 DR PreApp: RZR North 
 DR: Heitzman 

 
8:21:19 PM Staff summarized upcoming projects.  
 
8:23:37 PM Smith motion to adjourn. Saurbrey seconded. All in Favor.  
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AGENDA 
Hailey Planning and Zoning Commission  

Monday, December 4, 2023 
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# 

 
 
Present 
Commission: Owen Scanlon, Dustin Stone, Janet Fugate, Dan Smith, Sage Sauerbrey 
Staff: Robyn Davis, Emily Rodrigue, Jessie Parker 
Absent: Ashley Dyer 
 
5:30:25 PM Call to Order 

- Public Comment for items not on the Agenda.  
 
5:31:08 PM Consent Agenda 

- CA 1 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 
Conditional Use Permit Application by the Blaine County School District (BCSD) to allow 
for the Residential Construction Academy, an internal program of the BCSD’s, to 
construct single-family dwellings – onsite at 1250 Fox Acres Road (Lot 1A, Block 3, Wood 
River High School Campus PUD Subdivision) within the General Residential Zoning 
District. Constructed dwellings will be relocated offsite once sold. ACTION ITEM 

 
- CA 2 Motion to approve the Findings of Fact, Conclusions of Law, and Decision of a 

City-Initiated Text Amendment to amend the Hailey Municipal Code, Title 17: Zoning 
Regulations, Chapter 17.06, Design Review, and Chapter 17.07, Supplementary Location 
and Bulk Requirements, to provide clarify certain landscaping requirements for 
nonresidential, multi-family, and mixed-use buildings, include provisions for deck 
setbacks, and to modernize various Design Review Standards for certain zoning districts. 
ACTION ITEM 

City of Hailey 
COMMUNITY DEVELOPMENT DEPARTMENT 
Zoning, Subdivision, Building and Business Permitting and Community Planning Services 
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- CA 3 Motion to approve Meeting Minutes dated September 5, 2023. ACTION ITEM 
- CA 4 Motion to approve Meeting Minutes dated September 18, 2023. ACTION ITEM  
- CA 5 Motion to approve Meeting Minutes dated October 2, 2023. ACTION ITEM 

 
- CA 6 Motion to approve Meeting Minutes dated November 6, 2023. ACTION ITEM 
- CA 7 Motion to approve Meeting Minutes dated November 20, 2023.  ACTION ITEM 

  
 
5:31:17 PM Scanlon motioned to approve CA 1 and CA 2. Smith seconded. Fugate abstained. 
Scanlon, Sauerbrey, Stone, and Smith. 4-0 
 
5:32:18 PM Sauerbrey motioned to approve CA 3- CA5 and CA54. Scanlon seconded. Stone 
abstained.  Scanlon, Sauerbrey, Fugate, and Smith. 4-0 
 
5:32:40 PM Sauerbrey motion to approve CA 4. Scanlon seconded. Smith and Sauerbrey 
abstained. Fugate, Scanlon and Stone in Favor. 3-0 
 
5:33:05 PM Stone motioned to approve CA 6. Scanlon seconded.  Smith and Sauerbrey 
abstained. Fugate, Scanlon and Stone in Favor. 3-0 
 
5:33:21 PM Scanlon motioned to approve CA 7. Smith seconded. Fugate abstained. Scanlon, 
Sauerbrey, Stone, and Smith. 4-0 
 
Public Hearing 

- PH 1     5:33:42 PM  Consideration of a Design Review Pre-Application by the Advocates 
for Survivors of Domestic Violence for construction of a new three-story safe housing and 
office building, which would consist of eight (8), one-bedroom units, six (6), two-
bedroom units, six (6), studio units, one (1), three-bedroom unit, and commercial space 
of approximately 8,158 square feet in size on the first floor. This project is located at 201 
and 203 South River Street (Lots 1-3, Block 30, Townsite) with in the Business (B), 
Townsite Overlay (TO), and Downtown Residential Overlay (DRO) Zoning Districts. 
ACTION ITEM 

 
5:34:34 PM Davis turned floor to applicant team. 5:34:42 PM Errin Bliss, Bliss Architecture, 
introduced applicant team and turned floor to Trisha. 
 
5:35:05 PM Stone stated his daughter works for the Advocates and goes to schools and teaches 
about healthy relationships.  
 
5:35:43 PM Trisha Swartley, CEO Advocates, introduced the project, gave a brief overview of the 
Advocates history and the reasoning for it and provided handouts for the commission.  
 
5:40:20 PM Scanlon complimented applicant and thanked her for their services.  
5:40:40 PM Stone asked what code this falls under. Staff and Commission discussed project 
falling under mixed use. Stone asked if applicant discussed with staff a PUD option to meet 
certain code sections. Bliss explained preference would be not to have a PUD.  
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5:42:37 PM Smith asked about the retail space noted on the staff report. Swartley stated no retail 
service and summarized proposed use for the first floor.   
 
5:44:25 PM Sauerbrey stated retail space was cleared up and stated it was exciting that this is an 
opportunity to help the need. Sauerbrey asked about ADA compliance and number of rooms per 
units. Swartley summarized need for proposed units. Bliss summarized code requirements for 
ADA. Sauerbrey asked about right of way parking. Sauerbrey asked staff about typical section for 
River.  
 
5:47:13 PM Davis confirmed applicant will follow the River Street typical section and how the 
applicant will complete the northern portion of the block and the City hope is to have the URA 
complete the southern portion.  
 
5:48:39 PM Chair Fugate thanked applicant for services provided and complimented proposed 
housing and day care services. Chair Fugate asked if they would rent out the meeting room. 
Swartley explained that they have not discussed that but would love to have it be a community 
resource.  
 
5:50:07 PM Sauerbrey asked about exploring way that can ensure the units could remain for the 
community possibly category L. Swartley explained they are open to keeping it community 
housing but would have to see the language and what is proposed and that the board would 
need to agree.  
 
5:52:38 PM Bliss summarized proposed project location, existing buildings to be removed, the 
designated open space, 9 parking spaces along Croy street in ROW dedicated to the advocates. 
Bliss explained amending parking lot in alley of structure off Croy to go from 9 to 14 spaces. Bliss 
explained proposed design of the project and parking spaces.  Bliss summarized use of the 
proposed floor plans. Bliss discussed proposed materials to be used.  
 
6:02:14 PM Scanlon asked applicant if they are still going to ask for the parking credit (6 cars). 
Bliss explained that would prefer not, but that if had too believe should round down and be 
required 5. Bliss explained his understanding of code and how he believes they meet the parking 
requirement. Scanlon encourages applicant to get all parking on ROW or onsite that he can. 
Scanlon asked if proposed snow storage covers everything. Bliss explained snow coverage 
proposed. Scanlon asked why would need 14 offices. Swartley explained need for private 
consulting rooms, rooms for children to be in, and number of staff. Scanlon suggested additional 
housing on the second floor, and potential deck on third floor. Scanlon asked if the murals would 
change. Bliss believes intent is to be permanent. Scanlon asked about site drainage. Bliss 
explained that they are still working that out and summarized what they have discussed. Scanlon 
asked about egress with the site changes and if ok. Bliss explained potential options.  
 
6:10:56 PM Stone asked what would be doing with the existing building being used by advocates. 
Swartley explained plan and proposed changes to existing buildings.  
 
6:12:01 PM Smith noted housekeeping items to be corrected. Smith asked if plan on some of the 
units being for staff. Swartley explained plan for existing apartment building on River St down the 
street. Smith noted additional housing housekeeping items. Smith stated he thinks it is creative 
of them to combine studio and two bedroom unit for three bedrooms but recommends what 
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Scanlon suggested. Smith encourages using open to first floor space on the second and third 
floors.  
 
6:15:13 PM Sauerbrey asked option of incorporating more housing on southwest corner. Bliss 
explained the intent of the design. Bliss explained additional units cost more.  
 
6:17:02 PM Smith asked if able to address keeping trees requested by staff. Bliss explained 
reasoning for proposed removal of trees. Smith complimented applicant on services provided. 
Smith noted that drainage and ADA access will need to be addressed. 
 
6:19:10 PM Sauerbrey asked what design features are proposed to maximize energy efficiency. 
Bliss explained proposed features.  Sauerbrey suggested ironing out parking requirement with 
staff before coming back to PZ.  
 
6:21:42 PM Chair Fugate asked if there are plans for the open space, lot 4a. Bliss explained intent 
and discussed lot lines. Smith suggested having rendering of materials.  
 
6:23:48 PM Chair Fugate opened public comment.  
 
6:24:28 PM Chair Fugate closed public comment.  
 
6:24:46 PM Stone likes the way the building looks, would like to see including naming where it 
falls in code. Stone suggested discussing with Mountain Rides for a bus. Stone agrees with the 
office space. Stone recommends keeping at least one of the existing trees.  
 
6:27:09 PM Scanlon complimented design of building. Scanlon encourages bringing housing 
square footage in line with the parking. Scanlon is eager to see material samples.  
 
6:28:35 PM No comments from Smith.  
 
6:28:44 PM Sauerbrey agreed with what has been said and appreciates the thought for added 
density. Sauerbrey explained why he does not believe parking would be an issue.  
 
6:31:05 PM Chair Fugate complimented project design and complimented applicant team. Chair 
Fugate was not aware of all services provided by Advocates and that services are great. Chair 
Fugate stated would like to see approved so ensure it complies.  
 
No motion.  
 
6:32:30 PM Chair Fugate confirmed hearing PH 2 and PH 3 in conjunction.  
 

- PH 2 6:32:51 PM Consideration of a Design Review Application submitted by McIntosh 
Foundation Holdings, LLC, represented by Opal Engineering and Pivot North, for the 
construction of a ten (10) unit, three story, townhouse project to be located at 317 N. 
River Street (Lots 1, 2, and 3, Block 54, Hailey Townsite) on approximately 0.25 acres. 
Each unit consists of three (3) bedrooms, three (3) bathrooms, a one (1) car garage, and a 
rooftop deck. This project is proposed for the Business (B), Townsite Overlay (TO), and 
Downtown Residential Overlay (DRO) Zoning Districts. ACTION ITEM 
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- PH 3 6:34:08 PM Consideration of a Preliminary Plat Application submitted by 

McIntosh Foundation Holdings, LLC, represented by Opal Engineering and Pivot North, to 
subdivide Lots 1, 2, and 3, Block 54, Hailey Townsite (317 N River Street) into ten (10) 
townhouse sublots. This project is located within the Business (B), Townsite Overlay (TO), 
and Downtown Residential Overlay (DRO) Zoning Districts. ACTION ITEM 

 
6:34:33 PM Rodrigue summarized proposed project and turned floor to applicant team. Rodrigue 
summarized feedback provided at the Design Review Pre-Application.  
 
6:37:31 PM Brian Wenzel, Architect, provided a slideshow to assist in explaining how they have 
addresses comments received from the pre-app. Wenzel discussed the proposed materials to be 
used referring to material board brought to the meeting, removal of snow, and proposed site 
plan.   
 
6:43:54 PM Scanlon asked clarification on coloring proposed and if would point to material board 
while describing where said material is on the elevation. Wenzel agreed and proceeded to break 
down proposed siding referring to material board. Scanlon asked about the canterleving. Wenzel 
explained what they tried and how it did not work. Scanlon asked about shadow line worked out. 
Wenzel explained deeper recess of windows.  
 
6:50:56 PM Kevin Cablik, developer, clarified proposed colors. Wenzel continued to explain colors 
proposed. Wenzel moved on to discuss design of roof.  
 
6:54:15 PM Smith noted access colors on the front, what about incorporating that on sides. 
Commission and applicant continued to discuss options on how to break up the sides of the 
building.  
 
7:05:51 PM Stone is concerned about the transformer and driveway. Stone is unclear on where 
concrete ends near the transformer. Cabilk explained have to keep transformer in proposed 
location due to Idaho Requirements. Cabilk explained have proposed bollards in front of the 
transformer. Cabilk referenced approved project with similar driveway width and transformer 
situation. Stone confirmed bollards addressed his concern.  
 
7:12:31 PM Smith made recommendations on bollards to help protect the transformer. Smith 
confirmed has 3.5 bathrooms, noting housing keeping items. Smith clarified garage size. Wenzel 
confirmed garage size and garage door size. Smith noted potential issues with garage access with 
a 8 ft door. Smith suggested making garage door wider. Smith noted housing keeping issues for 
staff to correct – tree caliper size. Smith provided alternative to bollards. Smith suggested 
alternative colors to what was recommended in staff. Smith clarified square footage of roof top 
patio. Wenzel explained the inner units are 874 and the end units are smaller. Smith noted 
concern of 0 lot size in matrix. Smith noted concern of density in matrix that reads should not 
shall (Note 15). Smith expressed concern of not enough parking even though meeting code. 
Smith does not believe can support application because of lack of parking.  
 
7:23:30 PM Sauerbrey complimented applicant team and that appreciated the pre app meeting. 
Sauerbrey suggested ideas for both screening and protecting of transformer. Sauerbrey agrees 
with point made by Smith regarding parking but explained his view of parking.  
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7:28:27 PM Stone expressed his point of concern of parking that controlling a community by 
deprivation. Commissioner’s discussed parking concerns. Cabilk provided his input on the parking 
discussion and what he views as developer’s risk.  
 
7:37:02 PM Smith apologized for turning application discussion into discussion of parking. Smith 
referenced previous conversation and suggested applicant explores creating office space on 
ground floor.  
 
7:38:34 PM Sauerbrey thanked Smith for suggesting addition of office space. Cabilk explained 
reasoning for not going with mixed uses. Sauerbrey encouraged applicant to explore live work 
element. Sauerbrey asked about community housing. Applicant explained their reasoning for not 
including community housing such as deed restrictions. Cabilk is discussing options with staff 
regarding category L. Davis explained housing restriction for Locals Only. Staff will discuss with 
applicant offline.  
 
7:47:36 PM Chair Fugate asked if applicant had discussed recycling options with Clear Creek. 
Cabilk explained all garbage and recycling will be per unit. Wenzel confirmed will provide 
required letter from Clear Creek. Fugate complimented on proposed colors. Chair Fugate asked if 
willing to require notice given to tenants regarding parking restrictions.  
 
7:50:48 PM Staff, commission and applicant reviewed proposed conditions. All in agreement to 
changes recommended.  
 
7:52:33 PM Chair Fugate opened public comment for PH 2 and PH 3.  
 
7:52:56 PM Chair Fugate closed public comment for PH 2 and PH 3.  
 
7:53:12 PM Chair Fugate asked who is responsible for clearing sidewalks. Davis stated 
development team. No further questions regarding preliminary plat. Smith confirmed in lieu 
square footage.  
 
7:54:24 PM Samantha Stahlnecker explained proposed park in lieu fee and how she calculated 
the square footage required referring to 16.04.110 (B).  
 
7:59:01 PM Commissioners provided a summary their comments for the applicant team.   
 
8:07:56 PM Stone motion to approve the Design Review Application submitted by CK Property 
Group, LLC, represented by Opal Engineering and Pivot North, for the construction of a ten (10) 
unit, three story, townhouse project, to be known as MID RVR and located at 317 N River 
Street (Lots 1, 2, and 3, Block 54, Hailey Townsite) on approximately 0.25 acres, proposed for 
the Business (B), Downtown Residential Overlay (DRO), 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 Hailey Municipal Code, Title 18, and City Standards, 
provided conditions (a) through (l) as modified are met. Scanlon seconded.   
  
Fugate, Stone, Scanlon - Favor. Smith – Nay. Sauerbrey - abstained 3-1.  
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8:11:07 PM Scanlon motion to approve a Preliminary Plat Application by CK Property Group, 
LLC, represented by Opal Engineering and Pivot North, wherein one (1) lot is subdivided into 
ten (10) sublots for a townhouse development, located along the public streets of Silver Street 
and River Street within the Business (B), Townsite Overlay (TO), and Downtown Residential 
Overlay (DRO) Zoning Districts, finding that the application meets all City Standards, and that 
Conditions (a) through (l) are met. Scanlon seconded. All in Favor.  
 
Staff Reports and Discussion  

- SR 1 Discussion of building activity, upcoming projects, and zoning code changes. 
- SR 2 Discussion: Next Planning and Zoning Meeting:  

 December 18, 2023 
• DR PreApp: First & Myrtle Townhouses 
• CUP & DR: Rivian 
• DR: RVR North 

 
Davis summarized upcoming meeting.  
 
8:13:12 PM Stone motion to adjourn.  Scanlon seconded. All in Favor.  
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To:  Hailey Planning and Zoning Commission 
 
From:  Emily Rodrigue, Community Development Resilience Planner/City Planner 
 
Overview: Consideration of a Design Review Application submitted by Williams Family Trust, 

represented by Opal Engineering and Pivot North, for the construction of an eighteen 
(18) unit, three-story, multifamily apartment project known as RVR North,  to be located 
at 111 Empty Saddle Trail (Sublot 1, Block 1, Saddle River Subdivision), on approximately 
0.33 acres and located in the Business (B) and Downtown Residential Overlay (DRO) 
Zoning Districts. Twelve (12) units consist of one (1) bedroom, one (1) bathroom layouts, 
and six (6) units consist of two (2) bedroom, two (2) bathroom layouts. Each unit will 
also have covered deck space ranging from 58-60 square feet in size. 

 
Hearing:  December 18, 2023 
 
 
Owner/Applicant: Williams Family Trust, represented by Opal Engineering and Pivot North  
Location:  Sublot 1, Block 1, Saddle River Subdivision (111 Empty Saddle Trail) 
Zoning:   Business (B) and Downtown Residential Overlay (DRO); 0.33 acres 
 
Notice: Notice for the public hearing was published as a revised notice in the Idaho Mountain Express on 
December 1, 2023 and mailed to property owners within 300 feet on December 5, 2023. Three (3) public 
comments in opposition to the project were received between the two (2) noticing periods associated 
with this project (Design Review Pre-Application and Full Application).  
 
Background and Application: The Applicant is proposing to build an eighteen (18) unit, three-story, 
multifamily apartment project to be located at 111 Empty Saddle Trail (Sublot 1, Block 1, Saddle River 
Subdivision), on approximately 0.33 acres.  
 
Specific details include:  
 

- Twelve (12), one (1) bedroom, one (1) bathroom apartment units  
o 637-641 square feet of interior living area 
o Washer/Dryer hook-up in each unit 
o 58-60 square foot, exterior covered deck space for each unit 

- Six (6), two (2) bedroom, two (2) bathroom apartment units  
o 930 square feet of interior living area 
o Washer/Dryer hook-up in each unit  
o 60 square foot, exterior covered deck space for each unit 

- Twelve (12) on-site, interior parking spaces (incl. one (1) handicap parking space) 
- 1,423 square feet of common open space 

STAFF REPORT  
Hailey Planning and Zoning Commission  
Regular Mee�ng of December 18, 2023 
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- River Street and Empty Saddle Trail ROW improvements (all of which comply with the River 

Street Typical Section): 
o Street trees 
o Parallel parking along Empty Saddle (2 spaces) and River Street (4 spaces) 
o Corner bulbout at Empty Saddle/River Street  
o Bike lane construction and sidewalk construction/rehabilitation 

 
Parking for the proposed apartments will be accessed via an internal shared drive, 22’ in width, that will 
be achieved from the public street, Empty Saddle Trail, along the northern property line. The DRO code 
requires one (1) parking space per unit, plus at least one (1) guest parking space for every six (6) units.  
With eighteen (18) units, the Applicant is proposing 12 parking spaces onsite. Eight (8) of the stalls will 
be nine feet (9’) wide and eighteen feet (18’) deep, and three (3) of the stalls will be eight feet (8’) wide 
and eighteen feet (18’) deep.  
 
The six (6) remaining required parking spaces will be fulfilled through credited in-lieu spaces from the 
recorded Development Agreement with the Williams Family Trust. As recorded, this Development 
Agreement credits a total of thirty-seven (37) parking spaces to any lot within the Saddle River 
Subdivision, the land of which includes the RVR North project proposed here. The Hailey Municipal Code 
states that unimproved City rights-of-way adjacent to the site that are improved as part of the project 
shall count towards the guest parking requirement. The Applicant intends to develop parallel parking 
spaces along Empty Saddle (two (2) spaces) and River Street (four (4) spaces), fulfilling the guest parking 
requirement for the development. Parking requirements will be met through the combination of both 
on-site, improved right-of-way, and credited parking.  
 
Per the DRO, open space – equivalent to 10% of lot area or larger – is also required. The total lot area is 
approximately 14,230 square feet in size. The Applicant is proposing common open space of 
approximately 1,423 square feet, which is located along the western and southern property lines, as 
well as the southwestern corner of the parcel. The open space requirement has been met, per this 
proposal. 
 
At the November 6, 2023 Public Hearing for this project’s Design Review Pre-Application, the 
Commission offered two (2) main suggestions: 

• Add more color variety to the building.  
o The Applicant responded to this request, changing the building’s exterior color palette 

from a single, dark bronze/brown selection to a palette that includes both dark bronze 
and gray-beige. Overall, though, Staff still believe that this project’s color palette is 
somewhat muted and could benefit from more non-brown hues.  

• Consider converting some unit layouts into studio units.  
o The Applicant did not respond to this request, and Staff do not see an issue with the 

proposed unit layouts at this time.  
 
Procedural History: The Applicant first submitted a Design Review Preapplication, which was heard by 
the Planning and Zoning Commission on November 6, 2023. The Applicant then submitted a full Design 
Review Application on November 20, 2023, and it was certified complete on November 21, 2023. A 
Public Hearing before the Planning and Zoning Commission will be held on December 18th, 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 

☒ ☐ ☐ 17.06.050 Complete Application   

☒ 

 

☐ ☐ Department 
Comments 

Engineering:  

Life/Safety:  

• The building shall comply with IFC and IBC code requirements.  
• A building sprinkler system and alarm system shall be installed, as set forth 

in the IFC.  
These have been made Conditions of Approval.   

Streets, Water & Wastewater:   

Streets:  

• The Applicant shall show the locations of all street trees, including 
dimensionally correct locations and sizes of the tree wells with the 
footprint of the suitable soil, structural soil, or suspended pavement areas. 
Said exhibit shall include the supporting mathematical calculations and 
shall be supplied at the time of Building Permit submittal. The exhibit shall 
also include a checklist for use during construction inspections, as directed 
by City Staff.  

• A Right-of-Way Maintenance Agreement shall be adopted by the City 
Council prior to issuance of a Certificate of Occupancy.  

• The Applicant shall provide electrical conduits and “j boxes” at tree wells 
for future electrical needs. 

• Detailed electrical plans for street trees shall be submitted and approved 
prior to issuance of a Building Permit. 

 
• The Applicant shall include street tree species per the recommendation of 

the Hailey Tree Committee, and in congruence with design/species 
presented in the Hailey Downtown Master Plan (draft or other).  

 
These have been made Conditions of Approval.  
 
Water: N/A 

Wastewater: 

• The Applicant shall use the existing sewer stub and ensure that the City is 
called for inspection when the connection to the existing sewer stub is 
made. This has been made a Condition of Approval.   
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Building: N/A 

Parks and Greenspace: N/A 

☐ ☐ ☒ 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 No signage exceeding four square feet in sign area is proposed at this time. 

☒ ☐ ☐ 17.09.040 On-
site Parking Req. 

See Section 17.09.040 for applicable code. 

Staff Comments Downtown Residential Overlay Requirements: One (1) space for every residential 
unit, plus one (1) guest space for every six (6) residential units.  

Required: Twenty-one (21) 

Provided: Twelve (12) on-site, six (6) right-of-way spaces (Empty Saddle and River 
Street improvements), which are not to be exclusive to the development, but open 
to the public and RVR North guests for utilization, and six (6) credited in-lieu spaces 
from the recorded Development Agreement with the Williams Family Trust.  

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

☒ ☐ ☐ 17.08C.040 
Outdoor Lighting 
Standards 

17.08C.040 General Standards 

a. All exterior lighting shall be designed, located, and lamped in order to prevent: 
1. Overlighting; 
2. Energy waste; 
3. Glare;  
4. Light Trespass;  
5. Skyglow.  

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

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

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

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

Staff Comments The Applicant has selected two (2) light fixture types for installation on site, in 
addition to providing two (2) street light fixtures for the site’s River Street sidewalk 
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frontage. All lighting appears to be Dark Sky compliant, downcast, and low 
wattage.  

☒ ☐ ☐ 17.04M.060  

Bulk 
Requirements 

Business (B), Townsite Overlay (TO), and Downtown Residential Overlay (DRO) Zoning 
Districts:  

Staff Comments Building Height: 

- Permitted Building Height: 35’.   
- Proposed Building Height: 35’.  

Building Setbacks:  

- Permitted Setbacks:  
o Front Yard: 0’ 
o Side Yards: 0’ 
o Rear Yard: 0’ 

- Proposed Setbacks: 
o Front Yard (East): 5’ 
o Side Yard: Adj. property (South) (Lot 2A, Block 1, Sutton Sub.): 

6.22’; Empty Saddle ROW/Sidewalk (North): 3.24’ 
o Rear Yard (West): 53’ 

Maximum Lot Coverage:  

o Permitted: No Limit 
o Proposed: Approx. 38% 

 

The total building footprint is 5,361 square feet, not including the parking lane. The 
total lot size is 14,230 square feet. All bulk requirements of the zoning districts have 
been met.  

The Applicant shall submit a Foundation and Grade Certificate, prior to issuance of 
a Certificate of Occupancy. This has been made a Condition of Approval.  

☒ ☐ ☐ 17.06.070(A)1 

Street 
Improvements 
Required 

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

Staff Comments The Applicant is proposing comprehensive right-of-way improvements, including 
new sidewalks on both the Empty Saddle and River Street frontages. All property 
frontage along River Street will be developed according to the River Street Typical 
Section. In addition to sidewalks, improvements include construction of a separated 
bike lane (River Street), street trees (3), plantings, and streetlights (2), a curb 
bulbout, and right-of-way parking spaces (two (2) on Empty Saddle Trail, four (4) on 
River Street).  

Two (2) new catch basin-drywell systems are proposed: one (1) within the Empty 
Saddle Trail right-of-way, and one (1) at the southern boundary of the site’s interior 
parking area. Two (2) landscape drywells are also proposed: one (1) to be located at 
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the apartment building’s northwest corner, and the other to be located in the 
southwestern portion of the project’s designated open space.  

☐ ☐ ☒ 17.06.070(B) 
Required Water 
System 
Improvements 

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

Staff Comments N/A. This project is not located within the Townsite Overlay.  

 

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

 

 

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

Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.080(A)1a a. The location, orientation and surface of buildings shall maximize, to the 
greatest extent possible sun exposure in exterior spaces to create spaces 
around buildings that are usable by the residents and allow for safe access to 
buildings. 

Staff Comments The Applicant is proposing a multi-family project that features eighteen (18) 
apartment units housed in one (1) building. The building favors the eastern lot 
line and is oriented north to south, with on-site parking provided to the west of 
the apartment building. Each unit features a covered outdoor deck area on either 
the eastern or western side of the apartment building, giving residents a variety 
of sun exposure throughout the year for their individual outdoor spaces. 

Access to each unit will be achieved via one (1) of two (2) entryways/internal 
staircases. One entry faces the project’s on-site parking area, and the other is 
located off of the River Street sidewalk/right-of-way. While street trees around 
the River Street entrance are proposed, the on-site parking area entrance is 
unobstructed by trees or other buildings to the south, west, and north. This 
parking area and entrance will receive ample sun exposure, limiting ice and snow 
build-up and supporting safe access to the building.  

The project’s dedicated open space area is located along the southern and 
western property boundaries, where maximum solar exposure can be utilized 
amongst various plantings for the site (existing trees and proposed plantings). 

☒ ☐ ☐ 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.  
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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 Per recommendation from City Staff during the Applicant’s Design Review Pre-
Application process, existing trees at the site are being retained as much as 
possible. Only one (1) tree has been noted for removal, with three (3) trees 
existing.  

The proposed tree to be removed appears to be of at least 6-inch caliper, based 
on aerial imagery analysis. The Applicant shall ensure that an arborist review is 
performed for the site, prior to any tree removal. 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 The site will be serviced via a parking access lane that is 22’ in base width, plus an 
additional 18’ of asphalt that accounts for each of the twelve (12) onsite parking 
spaces. Sidewalk interior to the site exists between the entire length of the 
parking area and the apartment building. This internal sidewalk also continues at 
the south of the site, wrapping around the parking lane and providing safe 
connection from the apartment building to the site’s dedicated outdoor space. 
Right-of-way enhancements along Empty Saddle Trail and River Street include 
new sidewalk construction, with supporting safety enhancements such as 
truncated domes, streetlights, and landscape buffering between the sidewalk and 
bike lane (River Street). Pedestrians will have safe access to and through the site 
and to the building at multiple points.   

☒ ☐ ☐ 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 trash storage/pickup area will be located at the rear of the site, between 
the dedicated outdoor space and the apartment building and at the terminus 
of the parking access lane. This siting was recommended to the Applicant by 
Clear Creek Disposal. Staff initially suggested that the Applicant explore 
“pivot” dumpster mechanisms (as have been used elsewhere in Hailey and 
surrounding communities) during the project’s Design Review Pre-Application 
phase, which would allow for placement of the trash storage area closer to 
the entrance of the parking access lane along Empty Saddle Trail. This 
alternative placement would also create additional outdoor space at the rear 
of the site for all residents to enjoy.  
 
Clear Creek Disposal was not in favor of utilizing this trash storage 
mechanism, and they prefer trash storage/pick-up to remain in the location 
currently proposed.  
 
Staff request that the Applicant coordinate with Clear Creek Disposal to 
provide roll-out bins for recycling collection service, ideally sited within the 
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trash enclosure.  
 
The Applicant shall screen the trash enclosure with a fence/wall, in addition 
to a north-facing gate and drought-tolerant landscaping on the south, east, 
and west sides. This has been made a Condition of Approval.  
 
A transformer box, per the request of Idaho Power, is also proposed for the 
northwest corner of the site. The Applicant shall ensure that the transformer 
box is screened with both a wall/fencing and drought-tolerant landscaping, 
ensuring that utility provider access requirements are still met. 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. No alleys are associated with 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 at this time.   

☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 
from the street.  Parking and access shall not be obstructed by snow 
accumulation. (NOTE: If project is located in Airport West Subdivision, certain 
standards may apply that are not listed here.  See code for details.)  

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

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

Staff Comments All onsite parking will be accessed via Empty Saddle Trail, utilizing an internal 
parking access lane that is shielded from River Street by the apartment building. 
Snow will also be hauled and removed from the site, including from all pedestrian 
gathering/movement areas. With snow hauling proposed, onsite parking will not 
be obstructed from snow accumulation.  

☒ ☐ ☐ 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 See Standard 17.06.080(A)1g for detail.   

☐ ☐ ☒ 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 N/A, no snow storage areas have been provided onsite, as it is proposed that 
snow will be hauled from the site. Please refer to Section 17.06.080(A)1g for 
further detail.  

☐ ☐ ☒ 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 N/A, please refer to Section 17.06.080(A)1g for further detail. 
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☐ ☐ ☒ 17.06.080(A)1k k. A designated snow storage area shall not have any dimension less than 10 

feet.  
Staff Comments N/A, please refer to Section 17.06.080(A)1g for further detail. 

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

Staff Comments Snow will be hauled from the site. Please refer to Section 17.06.080(A)1g for 
further detail. 

☐ ☐ ☒ 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 N/A, please refer to Section 17.06.080(A)1g for further detail. 

☐ ☐ ☒ 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 N/A, no snow storage shall occur onsite.  

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

Compliant Standards and Staff Comments 

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

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

Staff Comments The proposed building size, site layout, and overall building design both mirrors 
and complements surrounding multi-family residential buildings in the River 
Street/Downtown Residential Overlay area. The Applicant is proposing a three-
story, eighteen (18) unit apartment building, with covered deck areas provided 
for each unit. These deck areas face either River Street to the east, or the 
undeveloped parcel/on-site open space to the west (depending on the unit). This 
design complements that of the River Street Apartments, located directly to the 
south of this project, also featuring apartment units with individual deck areas. 

This reach of River Street features diverse architecture and site uses: corporate 
offices exist directly to the north, on the opposite side of Empty Saddle Trail; the 
now-closed Bigwood Cinema building and parking area directly to the east, on the 
opposite side of River Street; the Fairfield Inn hotel complex and five (5) unit, 
brightly colored townhouse project (River Street Condos) is one (1) half block to 
the south as well. Limited Residential-1 (LR-1) and General Residential (GR) zoned 
parcels are also in close proximity to the west.  

The proportion and size of the newly proposed building is compatible with other 
multi-family residential projects surrounding the project, while also subservient in 
scale to adjacent buildings and uses (hotel, corporate offices, nearby Albertson’s 
Grocery Store). The shape of the proposed apartment building is somewhat 
simple in nature. The single, continuous, gabled roofline running north to south 
on the building differentiates this project from the apartment complex directly to 
the south, as well as the River Street Condos to the southeast. Each of these 
residential projects features individual gables for each townhouse unit that faces 
River Street.  
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☐ ☐ ☒ 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)2c c. At ground level, building design shall emphasize human scale, be 
pedestrian oriented and encourage human activity and interaction.   

Staff Comments New sidewalks and separated bike path features, as well as extensive 
landscaping, add to the human scale of the project at the ground level and serve 
to enhance the pedestrian experience. Five (5) bike racks are proposed for the 
southeast corner of the site/building, also adding a degree of human scale at the 
ground level.  

Architectural plans note an outdoor deck area provided for each of the eighteen 
units, although it is unclear in concept elevations where these deck spaces are 
provided for ground-level units. These deck spaces would greatly emphasize 
human scale at the ground level. The Applicant may wish to discuss the exact 
placement and nature of outdoor deck areas for ground level units. 

In general, Staff do not believe that this building’s design sufficiently emphasizes 
human scale, the pedestrian experience, and/or human activity and interaction at 
the ground level. While the dedicated outdoor space at the rear of the property is 
proposed with extensive plantings, the space lacks features that invite individuals 
or families to congregate (picnic tables, benches, etc.); it does not present as a 
“useable open space”, as outlined in the Hailey Municipal Code (Section 
17.04R.060), but rather as a planter bed/garden area.  

Staff feel strongly that there is greater opportunity for human scale at the ground 
level. The Applicant is encouraged to explore placing at least two (2) benches 
and/or picnic tables in the dedicated outdoor space. Additionally, the Applicant 
may wish to explore the addition of a pergola, retaining wall/gabion bench, or 
some other human-scaled outdoor feature, along the building’s north-south River 
Street frontage. There is a proposed five-foot (5’) wide landscape buffer between 
the building and the new River Street right-of-way sidewalk. A human-scaled 
outdoor feature could also offer integration with the plantings already proposed, 
as well as wood sofit and siding materials.  

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

Staff Comments The proposed apartment building features two (2) main façades: one (1) facing 
River Street, and one (1) facing the parking/open space area and adjacent 
undeveloped parcel to the west. Both facades are identical in nature, and 
descriptions may be treated as such. 

As it faces River Street, the building is designed with a significant degree of 
windows in a variety of sizes and orientations. The building also features off-sets 
on its north-south plane, allowing outdoor deck areas to be flush with the 
majority of exterior walls. This not only services the human scale and break up of 

Emily Rodrigue
Perhaps you disagree? With no ground-level human entry doors facing the street, it’s hard to distinguish this building as residential/human scaled. I do feel strongly that what faces River Street should include more design features, and offer some degree of utility/function - residents of the 3 ground level units facing River actually want to use the spaces adjacent to their deck, and bring more life/energy to the front of the building. It would be interesting if the Applicant could explore something like this at the nexus of the landscape strip and the sidewalk: https://www.contemporist.com/gabions-create-benches-and-retaining-walls-for-this-school/ But then again, who would have access to this? And does it infringe upon privacy for the ground level units?

Robyn Davis
Yes, I agree! We should keep what you have here. Nice work! I see a primary door facing River Street; however, it's so muted and lacks visual interest, it's difficult to even discern that it's present.

I love the gabion feature you shared. This would certainly enhance and encourage the human scale/interaction experience. 
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large building surfaces, but it also offers a level privacy between deck spaces and 
adjacent units.  

Vertical wood-clad siding anchors the center of the building and highlights access 
to the interior staircase that services each unit’s entry way. This material 
corresponds with the wood sofit material under the building’s continuous roof 
plane. Vertical corrugated metal siding and painted plaster siding offer more 
variety in materials and soften building volume. 

North and south-facing building elevations do not feature vertical wood-clad 
siding, and they appear to be large in mass/volume. The Applicant is strongly 
encouraged to enhance exterior materials and design features on these 
elevations. This may be achieved be offering a belly-band of a different color 
between each floor, and/or making the roof gable of a different color than the 
two (2) floors below it.   

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

Staff Comments N/A, as no future additions or renovations are planned at this time.  

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

Staff Comments A variety of materials and textures will be used on the exterior of the building. 
These include painted exterior plaster, vertical corrugated metal, and vertical 
wood-clad siding. In terms of colors for exterior walls of the building, the 
Applicant has selected a palette solidly in the beige and brown categories. As this 
project was originally proposed at the Design Review Pre-Application Public 
Hearing, the entirety of the building’s exterior was shown as dark brown/bronze, 
in addition to dark brown corrugated metal siding and vertical wood-clad siding, 
as shown in this full Design Review package. Now, the Applicant has responded to 
requests from the Commission and amended their exterior color palette to 
include beige-gray as the exterior color on the second and third floors.  

Staff still believe that this project could benefit from greater variety in exterior 
color, especially between the second and third floors and on the north and south-
facing building elevations. This may be achieved be offering a belly-band of a 
different color between each floor, and/or making the roof gable of a different 
color than the two (2) floors below it.    

☒? ☐ ☐ 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 exterior buildings colors and materials are integrated appropriately into the 
architecture of the building, in general. However, the north and south-facing 
building elevations could benefit greatly from more color/material variety, as has 
been previously stated in this Staff Report.  
 
Surrounding buildings feature exterior colors of lighter shades and more variety 
and warmth in accent colors (brick red, yellow, green, blue,). The proposed 
building color is visually distinct from surrounding buildings, although not 
harmonious with structures in this area of River Street (the mid-section of River 
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Street, between Spruce and Bullion, features more buildings with RVR North’s 
proposed palette).  
 
Discussion: The Commission may wish to discuss alternative exterior color palette 
and/or siding design. If an alternative exterior palette is requested, the Applicant, 
one (1) Commissioner, and Staff shall discuss and mutually approve an amended 
exterior color palette, and/or siding design, prior to issuance of a Building Permit. 
This has been made a Condition of Approval.  
  

☐ ☐ ☒ 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 The proposed design does not include any flat-roofed buildings.  

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

an east-west axis. A building’s wall plane shall be oriented within 30 
degrees of true south. 

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

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

wind energy or another approved alternative shall be installed on-
site.  

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

Staff Comments The Applicant has stated that they plan to minimize energy consumption by 
incorporating/utilizing the following:  

• Double glazed windows 
• Low emissivity glazing 
• 100% electric utilities  

 
Staff also encourages the Applicant to explore Idaho Power’s new Multifamily 
Energy Efficiency Program, which can provide multifamily project teams with 
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 This project includes a total of two (2) access points – located on the east and 
west sides of the building – leading to two (2) interior stairwells, providing access 
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to each unit. These east/west access points are covered by a continuous, low 
angle roof pitch.  

Guttering is provided along the entirety of the north-south roof lines on both the 
east and west sides of the building. Three (3) downspouts are provided on the 
east and west elevations, for a total of six (6). The low angle roof pitch, paired 
with this sufficient guttering system, should prevent snow from falling directly 
onto adjacent sidewalks, which are present on all sides of the building, except for 
the south elevation.  

☒ ☐ ☐ 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 Gutter downspouts on the east and west building elevations are located within 
landscaped areas where pedestrian travel will not be occurring. Two (2) 
landscape drywells and one (1) drywell-catch basin system are proposed for the 
interior of the site, helping to direct runoff away from high pedestrian traffic 
areas.  

While Staff do not anticipate any freezing and pedestrian hazards in the initial 
stages of site occupation, the Applicant shall ensure that gutters receive regular 
servicing and remain clear of debris. Sidewalks surrounding the building are in 
close proximity to the roofline/guttering, and overflowing gutters could create a 
hazardous impact on pedestrian movement in these areas.  

☐ ☐ ☒ 17.06.080(A)2l l. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent 
with the colors, material and architectural design used on the principal 
building(s). 

Staff Comments N/A, 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 N/A, as no building 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 

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

Staff Comments The Applicant has proposed a dumpster and trash enclosure at the rear of the 
site, on the southern lot line. These are considered accessory structures.  

Staff have previously expressed concern over the placement of these accessory 
structures and their impact on the proposed open space and resident experience. 
While Clear Creek Disposal has stated that they prefer the trash enclosure 
placement as currently proposed, Staff have still required that the visual impact 
of this accessory structure be minimized to the greatest extent possible. A 
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Condition of Approval (Condition “i”) has been placed on this application, 
addressing the need for screening.  

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

Staff Comments N/A, as no accessory structures are proposed.  

☐ ☐ ☒ 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 no walls or fences for the site are 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 A wall is proposed for the trash enclosure, located in the southwest corner of the 
site. The Applicant shall ensure that plantings are integrated with the trash 
enclosure wall, providing a high degree of attractive screening. This has 
previously been made a Condition of Approval within this Staff Report.  

☐ ☐ ☒ 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. No roof projections are proposed.  

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

Staff Comments N/A, as no alternative energy sources are proposed at this time.   

☒ ☐ ☐ 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 Architectural renderings show the trash enclosure area screened with a wall. The 
Applicant shall screen the trash enclosure with an acceptably designed 
fence/wall, in addition to a north-facing gate and drought-tolerant landscaping 
on the south, east, and west sides.  

A transformer box, per the request of Idaho Power, is also proposed for the 
northwest corner of the site. The Applicant shall ensure that the transformer box 
is screened with both a wall/fencing and drought-tolerant landscaping, ensuring 
that utility provider access requirements are still met. 

These have been made Conditions of Approval.  

☒ ☐ ☐ 17.06.080(A)3h i. All service 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. 
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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 proposed plant materials are drought tolerant and/or xeriscape 
specific.   

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

Staff Comments Little Devil Dwarf Ninebark is only hardy to the Zone 3 environment. This species 
does not comply with Hailey Municipal Code.  

Staff would like to note that the US Department of Agriculture (USDA) released 
the official 2023 updates to the US Hardiness Zone Map on November 15, 2023. 
These updates now show Hailey as located within Hardiness Zone 6. At the time 
of this application’s submittal, two (2) additional species proposed by the 
Applicant were not hardy to the Zone 4 environment. These species are:  

• Creeping Oregon Grape (15 ct.) 
• White Spring Winter Heath (27 ct.) 

 
However, these species are hardy to the Zone 6 environment. Staff expect to 
revise the Hailey Municipal Code to reflect the Zone 6 update with a future Text 
Amendment. At this time, Staff are amenable to allowing the two (2) 
aforementioned species to remain as included in the project; however, Staff 
requires that the Applicant remove Little Devil Dwarf Ninebark from their 
Landscape Plan and refrain from planting such species. This has been made a 
Condition of Approval.  

☒ ☐ ☐ 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 According to the landscape plan submitted by the Applicant, all landscaped areas 
will include an automatic underground sprinkler system. Planter beds will include 
a drip irrigation system. All irrigation will operate with specific zone settings and 
timing control, maximizing water use efficiency.  

The Applicant shall provide maintenance to all street trees within the public right-
of-way, in addition to providing a connection for future tie into the irrigation 
system by the City or other entity/developer. This has been made a Condition of 
Approval.  

☐ ☒ ☐ 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 
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areas shall include trees with a caliper of no less than two-and-one-half (2 ½) 
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 The proposed Landscaping Plan incorporates a combination of trees, shrubs, 
grasses, and groundcover. The Landscape Plan shows a total of twenty-four (24) 
trees to be planted.  

With this total tree count and the 20% maximum species count as stated by Code, 
no more than five (5) trees of any single species shall be included in any 
landscape plan. The Applicant has proposed nineteen (19) “Skyrocket Juniper” 
trees and eight (8) Columnar Norway Spruce in the Landscape Plan. The proposed 
species ratios currently do not comply with Hailey Municipal Code.  

Additionally, all coniferous trees proposed by the Applicant show a height for 
planting size, instead of the minimum caliper size (2 ½”) as outlined in Code. 
Deciduous trees show a planting size of 2”. The proposed species planting sizes 
currently do not comply, or are unable to be verified for compliance, with Hailey 
Municipal Code.  

The Applicant shall submit a revised Landscape Plan that adheres to all 
landscaping requirements of the Hailey Municipal Code, including minimum 
caliper size and maximum species counts, prior to issuance of a Building Permit. 
This has been made a Condition of Approval.  

A Right-of-Way Maintenance Agreement shall be adopted by the City Council 
prior to issuance of a Certificate of Occupancy. The Applicant shall be responsible 
for the maintenance of all landscaping: perimeter, onsite, and street trees. 
Further detail will be provided within the Public Right-of-Way Maintenance 
Agreement. These have been made Conditions of Approval.  

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

Staff Comments N/A, as the proposed project is not located in the LI or SCI-I Zone Districts.  

☒ ☐ ☐ 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 Plantings for the pedestrian areas adjacent to this site, zoned as Business (B), 
include a wide variety of trees, shrubs, flowering plants, and ground cover.  

☒ ☐ ☐ 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 A Drainage Plan has been submitted and runoffs from roofs will be directed from 
gutters/downspouts and retained to onsite landscaped areas. Drainage shall not 
be directed toward pedestrian areas, including sidewalks or egress/ingress 
building sites.  
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☒ ☐ ☐ 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the 

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

Staff Comments The Applicant 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.  

☐ ☐ ☒ 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. 

☐ ☐ ☒ 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. 

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

Staff Comments N/A, as no retaining walls are proposed. 

☐ ☐ ☒ 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.   

☐ ☐ ☒ 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. 

 

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 project is located on the corner of River Street and Empty Saddle Trail. Longer 
building planes and the majority of unit windows face either River Street or the 
undeveloped lot to the west of the site, minimizing impact and privacy concerns 
for surrounding residences. Parking access for the site is located behind the 
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proposed apartment building and accessed off Empty Saddle Trail. This 
building/parking access configuration will minimize risk for vehicles pulling in and 
out of the parking area, as well as support more continuous traffic flow along 
River Street. This The proposed mobility corridor along River Street with the 
bulbout feature responds to the site-specific conditions associated with a corner 
lot, in addition to supporting the larger River Street mobility enhancement efforts 
that will be addressed in the coming years.   

☒ ☐ ☐ 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 Continuous sidewalk is proposed along the site’s entire River Street and Empty 
Saddle Trail frontages, in addition to sidewalk extension onto the site itself 
between the parking area and the apartment building and along the southern 
property boundary. Residents of the development will be able to access their units 
from interior staircases provided at the street level, without ever having to enter 
the parking access lane. All proposed sidewalks – onsite and in the right-of-way – 
will also be enhanced with landscaping, trees, and other pedestrian amenities 
(dog waste station and bike rack).   

☒ ☐ ☐ 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and 
create gathering places.   

Staff Comments Open space with significant landscaping is provided onsite along the western 
property boundary, shielded by the apartment building and parking area. This site 
orientation provides a more private gathering place onsite for residents. The River 
Street frontage of the site also features significant landscaping and street trees. 
This design will create a shaded, cooler gathering place in summer months.  

See Section 17.06.080(D)1b for further detail.  

2. Building Design: 17.06.080(D)2, items (a) thru (b) 

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 privacy and solar gain.   

Staff Comments Refer to Section 17.06.080(A)2, items (a) through (m) for further details.  

☒ ☐ ☐ 17.06.080(D)2b b. At ground 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. 

 
General Requirements for the Downtown Residential Overlay District (DRO) 

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

☒ ☐ ☐ 17.04R.030 General Application: The Downtown Residential Overlay District shall be an overlay district 
with bulk, open space, landscaping and parking requirements for buildings and structures 
located within the district which are developed as multi-family or mixed uses. Where the 
regulations specified for the underlying zoning district, the requirements of this article 
shall apply and control, except as otherwise specified in this article (Ord. 1238, 2018).   
 

☒ ☐ ☐ 17.04R.040(A) Use and Bulk Requirements: Use and bulk requirements shall be those of the underlying 
zoning district, except where specifically amended herein (Supplementary Location and 
Bulk Requirements of Chapter 17.07 of this title shall also apply in the DRO).  
 

A. Residential Percentage: There shall be no maximum residential percentage on 
the ground level (Ord. 1238, 2018).     

Staff Comments The project proposes eighteen (18) dwelling units, with six (6) units located on the 
ground level.  

☒ ☐ ☐ 17.04R.050(A) Multifamily and Mixed-Use Density:  
A. Maximum Residential Units Per Acre: Residential units per acre provisions of the 

underlying district shall not apply; rather density shall be limited by required 
open space, parking, landscaping, and standards of review from Chapter 17.06: 
"Design Review", of this title. The Commission shall have the discretion to 
modify building design based on the standards in Chapter 17.06 of this title. 

Staff Comments Please refer to the Design Review Standards as noted herein.   
☒ ☐ ☐ 17.04R.050(B) B.    Dwelling Unit Average Size Requirement: The average dwelling unit size shall be 

not less than six hundred (600) net square feet per building (Ord. 1238, 2018).  
   Staff Comments This standard has been met. Six (6) of the 1-bedroom units are 637 square feet in 

size, and the remaining six (6) 1-bedroom units are 641 square feet in size. The six 
(6) 2-bedroom units are 930 square feet in size.  

☒ ☐ ☐ 17.04R.060 (A) Parking Spaces, Screening and Storage Requirements:  
A. Onsite Parking Space Requirements Multiple Family Dwellings and Dwelling Units 

Within a Mixed-Use Building: 
1. A minimum of one space per residential dwelling unit, where up to 

twenty-five percent (25%) of required on-site parking spaces may be 
provided as compact parking spaces. Compact spaces must be signed as 
such. 

2. At least one guest parking space for every six (6) dwelling units. 
Unimproved City rights-of-way adjacent to the site that are improved 
as part of the project shall count towards the guest parking 
requirement. 

Staff Comments This standard has been met, Please see Section 17.09.04 of this Report for further 
detail.  

☒ ☐ ☐ 17.04R.060 (B) B.     Useable Open Space, Screening and Landscaping:  
1.     Useable open space of not less than ten percent (10%) of  
       the total lot area shall be included in the project design.  
       Useable open space shall not include private decks, patios  
       or rooftop gardens.  
2.    A landscape buffer between parking areas and residential  
       zone districts may consist of an acceptably designed wall or  
       fence incorporating drought tolerant plantings; and 
3. Minimum distance setbacks in Section 17.09.020.11 of this title shall 

not apply. 
Staff Comments The total lot area is 14,230 square feet. The Applicant is required to provide 1,423 

square feet of useable open space or ten (10%) percent of the total lot area. The 
Applicant is proposing 1,423 square feet of common open space, in addition to each 
unit’s 58-60 square feet of covered deck area.  
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Onsite parking is provided within the twelve (12) parking stalls behind the 
apartment building, through right-of-way parking improvements (six (6) new spaces 
proposed across River Street/Empty Saddle, three (3) guest spaces required), and 
parking credit of six (6) spaces granted through a recorded Development 
Agreement associated with the site. Landscape buffering is provided around the on-
site parking area.  
 
Please refer to Section 17.04M.060 for further details regarding setbacks.  

☒ ☐ ☐ 17.04R.060 (C) C.     Onsite Parking Dimension: Where the parking angle is ninety degrees (90°), the  
         minimum aisle width may be twenty-two (22’) feet, as determined through the  
         design review process.   

Staff Comments The Applicant is proposing that all onsite parking angles be of ninety degrees (90°). 
They have also proposed an aisle width to access said parking of 22’ in width.  

☐ ☐ ☒ 17.04R.060 (D) D.     Storage: All units under five hundred (500) square feet shall be provided with  
         on-site storage suitable for bikes, skis, and other similar items. Size, location 

and design of the storage areas shall be determined through the design review process 
(Ord. 1238, 2018). 

Staff Comments N/A, as no units proposed are under five hundred (500) square feet.  
 
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.   

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

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

 
The following Conditions of Approval are suggested to be placed on approval of this Application:   

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. 

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

i. The Applicant shall receive Public Works Division approval on streetlight placement, 
prior to issuance of a Building Permit. 

ii. The Applicant shall use the existing sewer stub and ensure that the City is called for 
inspection when the connection to the existing sewer stub is made. 

iii. The Applicant shall work with the City Engineer/Streets Division Manager to select 
quantity, placement, and overall design of all project signs and adhere to all 
requirements listed in Section 18.14.014(D) of the Hailey Municipal Code. 

iv. The Applicant shall provide electrical conduits and “j boxes” at tree wells for future 
electrical needs. 

v. Detailed electrical plans for street trees shall be submitted and approved prior to 
issuance of a Building Permit.  

vi. A building sprinkler system and alarm system shall be installed, as set forth in the IFC.  
vii. The Applicant shall install parking signage that informs and restricts parking in the River 

Street right-of-way during the winter months.  
viii. The Applicant shall abandon any existing, unused water services.  

ix. The Applicant shall show the locations of all street trees, including dimensionally correct 
locations and sizes of the tree wells with the footprint of the suitable soil, structural soil, 
or suspended pavement areas. Said exhibit shall include the supporting mathematical 
calculations and shall be supplied at the time of Building Permit submittal. The exhibit 
shall also include a checklist for use during construction inspections, as directed by City 
Staff.  

x. The Applicant shall provide maintenance to all street trees within the public right-of-
way, in addition to providing a connection for future tie into the irrigation system by the 
City or other entity/developer. 

xi. A Right-of-Way Maintenance Agreement shall be adopted by the City Council prior to 
issuance of a Certificate of Occupancy.  

d) The Applicant shall submit a Foundation and Grade Certificate, prior to issuance of a 
Certificate of Occupancy. 

e) The Applicant shall ensure that an arborist review/inventory of the site’s existing trees is 
performed, prior to any tree removal.  

f) The Applicant shall remove Little Devil Dwarf Ninebark from their Landscape Plan and 
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refrain from planting such species. 

g) The Applicant shall submit a revised Landscape Plan that adheres to all landscaping 
requirements of the Hailey Municipal Code, including minimum caliper size and maximum 
species counts. 

h) The Applicant shall include street tree species per the recommendation of the Hailey Tree 
Committee, and in congruence with design/species presented in the Hailey Downtown 
Master Plan (draft or other). 

i) The Applicant shall screen the trash enclosure with a fence/wall, in addition to a north-
facing gate and landscaping on the south, east, and west sides. 

j) The Applicant shall ensure that the transformer box is screened with both a wall/fencing and 
drought-tolerant landscaping, ensuring that utility provider access requirements are still 
met. 

k) If an alternative exterior palette is requested, the Applicant, one (1) Commissioner, and Staff 
shall discuss and mutually approve an amended exterior color palette, and/or siding design, 
prior to issuance of a Building Permit. 

l) The Property Manager/Management Company shall ensure all parking requirements within 
the public right-of-way are met. This includes, but is not limited to, restrictions on winter 
parking within the public right-of-way.   

m) 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. 

n) 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. 

 
Motion Language 
Approval: Motion to approve the Design Review Application submitted by Williams Family Trust, 
represented by Opal Engineering and Pivot North, for the construction of an eighteen (18) unit, three-
story, apartment project known as RVR North, to be located at 111 Empty Saddle Trail (Sublot 1, Block 1, 
Saddle River Subdivision), on approximately 0.33 acres and located in the Business (B) and Downtown 
Residential Overlay (DRO) 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 Hailey Municipal Code, Title 18, and City Standards, 
provided conditions (a) through (n) are met. 
 
Denial: Motion to deny the Design Review Application submitted by Williams Family Trust, represented 
by Opal Engineering and Pivot North, for the construction of an eighteen (18) unit, three-story, apartment 
project known as RVR North, to be located at 111 Empty Saddle Trail (Sublot 1, Block 1, Saddle River 
Subdivision), 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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Jessica Parker

From: Richard Haynes <rjhssh@gmail.com>
Sent: Sunday, September 3, 2023 2:30 PM
To: planning
Cc: Patti Lindberg
Subject: Williams Family Trust; 111 Empty Saddle Trail
Attachments: 111 Empty Saddle Trail.pdf; 111 Empty Saddle Trail.docx

Hailey Planning and Zoning Commission 
Public Hearing 
5 September 2023 
 
Please see attached written comments. 
 
Patricia B. Lindberg 
 
 
 
 
 

 
 



21 August 2023


Patricia B. Lindberg

114 Empty Saddle Trail

Hailey, ID 8333

lindberginteriors@gmail.com 


Community Development Department

115 South Main Street

Hailey, Idaho 8333

planning@haileycityhall.org 


Re: 	 Public Hearing Comments

	 Hailey Planning and Zoning Commission

	 Monday, September 5, 2023

	 

	 Consideration of a Design Review Pre-Application by Williams Family Trust

	 	 Ten townhomes at 111 Empty Saddle Trail


Dear Sir or Madam;


I am writing to present my objections to the Williams Family Trust proposal of Ten Townhomes 
at 111 Empty Saddle Trail.


Currently being built at the same intersection (North River Street and Empty Saddle Trail) is a 
27-unit workforce-housing project. The Saddle Lofts Apartments will consist of two three story 
building comprising 19 one-bedroom units and eight two-bedroom units. The average size of 
the units will be approximately 700 square feet. The project will include 28 parking spaces 
((Rocky Mountain Express and Guide, Volume 48, Number 76, Wednesday, August 16, 2023, 
pages 1 & 19).


The Williams Family Trust Ten townhomes and associated parking will add significant traffic 
and additional congestion to an already extremely busy intersection (North River Street and 
Empty Saddle Trail). 111 Empty Saddle Trail is a small lot with egress only onto Empty Saddle 
Trail. Approving the additional 10 units and associated parking to the currently being built 27 
units with 28 parking spaces before the impact of the current project to an already quite busy 
intersection should be considered by the Zoning Commission. At best the approval should be 
deferred until the current project is completed and its impact evaluated.


Thank you for your consideration.


Sincerely,


Patricia B. Lindberg


Patricia B. Lindberg

mailto:lindberginteriors@gmail.com
mailto:planning@haileycityhall.org
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Jessica Parker

From: Robyn Davis
Sent: Tuesday, November 7, 2023 9:39 AM
To: Emily Rodrigue
Subject: FW: 111 Empty Saddle Trail commentary

Emily – please save to the file and print for the hard file. Thanks!  
 
Robyn Davis, M.A. 
Community Development Director 
City of Hailey ‐ 115 South Main Street, Hailey, ID 83333 
(e) robyn.davis@haileycityhall.org (p) 208.788.9815 Ext. 2015 
 
 
 

From: Michael Shaughnessy <mikeshaughnessy@hotmail.com>  
Sent: Tuesday, November 7, 2023 9:24 AM 
To: Robyn Davis <robyn.davis@haileycityhall.org> 
Cc: Michael Shaughnessy <mikeshaughnessy@hotmail.com> 
Subject: 111 Empty Saddle Trail commentary 
 
Please include this commentary in the record. 
 

Members of the Planning and Zoning Committee: 

  
I am writing to express my concerns over the proposed 18 unit development called RVR NRTH.  

  

We live two blocks from the proposed site and are feel that there are several issues that should 
preclude the approval of this project. It is not in the interests of current residents and will lead to 
further issues in the future. The following are major areas that need to be addressed before any 
project on this site is approved: 
  
1. Water/sewer impact: 
Over the past several years, a significant number of units have been added in this area of town. 
Current infrastructure is approaching maximum capacity and current residents will be negatively 
affected in the short term and forced to help fund additional infrastructure through bond issuance over 
the long term. As a resident of this area of downtown Hailey, a plan to improve infrastructure should 
be included by the developer as part of the project. 
  

2. Parking: 

Planning for less than one parking space per unit is simply not adequate after all of the other projects 
have been completed. That is not enough for even the one-bedroom units, which in many cases will 
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have couples who have more than one vehicle. This leaves no plan for the two-bedroom units, which 
in many cases will have another two cars per unit. The impact to the current residents will be 
significant. Street parking in this area is already sparse, and there are current businesses who also 
rely on street parking to meet customer demands. This includes Les Schwab (customer vehicles 
waiting for services), The Wood River Inn (guests park along River Street during high occupancy) and 
Fireplaces Etc  (several large trucks and many employee vehicles onsite each day). It is foolish to 
believe that with the recently added dwellings with limited included parking, that there will be enough 
parking in this area of town. Anyone who has driven around Balmoral Apartments or other complexes 
on River Street will recognize that 2 – 4 autos are more often the norm with a single workforce 
housing unit. This also does not take into account that River Street and the area around it require 
plowing during snow storms, which will not be possible with the expected number of vehicles that 
require street parking (again, Balmoral is a prime example of this issue). Any development should 
include internal parking onsite or underground; to do otherwise is irresponsible and will create major 
problems with traffic flow on River street for all residents of Hailey. Gridlock will be the norm during 
the winter. 
  

3. River Street Traffic: 

Since River Street was extended to go all the way through from McKercher on the north end to 
Broadford Rd on the south end, River Street has become a very busy thoroughfare, not a side street. 
During rush hour, it is a shortcut to avoid traffic on Main, and there are regularly drivers speeding and 
ignoring stop signs. There has been limited enforcement with the already substantial additional traffic 
added to River Street, and the addition of hundreds of trips from well over 50 more autos between 
this and Saddle Lofts will only compound the current traffic problems.  

  

The Downtown Residential Overlay District continues to be a boon for developers and a problem with 
no solution for the residents of West Hailey. The Planning and Zoning Committee needs to seriously 
consider the negative impact the addition of almost two hundred residential units in this area in less 
than five years will have on the current residents of Hailey. The current direction of forcing massive 
numbers of cars and residential units onto River Street will increasingly negatively impact our way of 
life and all development should be done with the consideration of future costs, both financial and 
otherwise, that these projects will have on current residents. That does not appear to be the case at 
this time. 

  

Thank you, 

Michael Shaughnessy 

641 W Myrtle Ct. 

Hailey, ID 83333 

(208)401-4951 
 
Mike Shaughnessy 
(208)401-4951 
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Jessica Parker

From: steve O <stevecrosser@gmail.com>
Sent: Wednesday, November 8, 2023 12:47 PM
To: planning
Subject: 111 Empty Saddle Trail apt's

Hello P&Z 12 parking places for this project. Really ? Please reject this ! I am not sure if any of you use River St. ? I do 
every day 2/3 times and it is a MESS.This developer is a good guy but 12 spaces is wrong. This project will be a test for 
the city and River St. Stand up P&Z and just say NO. THANK you Steve Crosser. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



  
 
To:    Planning and Zoning Commission 
From:    Ashley Dyer, Community Development City Planner 
Proposal:   Consideration of a Design Review Preapplication by Carlos De La Torre, for the 

construction of a multifamily project located at 17 E. Myrtle Street (Lots S ½ of 8, 9 & 10 
and Lots 4-7 & N ½ 8 Block 69), within the Limited Business (LB), Downtown Residential 
Overlay (DRO) and Townsite Overlay (TO) Zoning Districts. The project is approximately 
32,960 square feet in size and consists of twenty (20) townhouse units.  

 
Hearing:  December 18, 2023 
 
 
Applicant:   1st and Myrtle Townhomes, represented by Carlos De La Torre 
Location:  17 E. Myrtle Street (Lots S ½ of 8, 9 & 10 and Lots 4-7 & N ½ 8 Block 69) Hailey 

Townsite  
Zoning & Lot Size:  Limited Business (LB), Downtown Residential Overlay (DRO) and Townsite 

Overlay (TO) Zoning Districts   
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on November 29, 
2023, and mailed to property owners on November 24, 2023.  
 
 
Background and Project Overview.  The Applicant is proposing a new 32,960 square foot multifamily 
townhouse development located at 17 E. Myrtle Street (Lots S ½ of 8, 9 & 10 and Lots 4-7 & N ½ 8 Block 
69) within the Limited Business (LB), Downtown Residential Overlay (DRO) and Townsite Overlay (TO) 
Zoning Districts.  
 
More specifically, the proposed site plan entails four (4) buildings, which includes five (5) townhouse 
units in each building. Each unit incorporates three (3) bedrooms as well as three (3) bathrooms, and a 
single-car garage per unit. Site improvements, landscaping, and right-of-way improvements are also 
proposed within and around the proposed development. Details include:  
 

- 1st and Myrtle Townhomes: 
o Overall Size: 32,960 square feet  
o Four (4) buildings in total, each approximately 8,240 square feet in size 
o Five (5) townhouse units per building 
o Three bedrooms per unit 
o Three bathrooms per unit 
o Single-car garage per unit 

- Forty-seven (47) parking spaces are proposed:  
o Twenty-eight (28) onsite spaces (garage and off the alleyway) 

Staff Report  
Hailey Planning and Zoning Commission 
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o Nineteen (19) ROW parking spaces on N. 1st Avenue  

 
Chapter 17.06: Design Review. Section 17.06.050: Application:  

C. Design Review Pre-Application: 
1. Required: An application for Preapplication Design Review shall follow the procedures and 

be subject to the requirements established by section 17.03.070 of this title, and shall be 
made by at least one holder of any interest in the real property for which the 
Preapplication Design Review is proposed. 

2. Information Required: The following information is required with an Application for 
Preapplication Design Review: 

a. The Design Review Application form, including project name and location, and 
Applicant and representative names and contact information. 

b. One (1) eleven inch by seventeen inch (11" x 17") and one electronic copy showing 
at a minimum the following: 

i. Vicinity map, to scale, showing the project location in relationship to 
neighboring buildings and the surrounding area. Note: A vicinity map must 
show the location of adjacent buildings and structures. 

ii. Site plan, to scale, showing proposed parking, loading and general 
circulation. 

iii. One color rendering of at least one side of the proposed building(s). 
General location of public utilities (survey not required). (Ord. 1226, 2017; 
Ord. 1191, 2015) 
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Subdivision Application to reconfigure the existing lots into townhouse sublots. This 
Application will happen concurrently with the full Design Review Application.  
 

8. Trash Receptacle: Staff request that the Applicant contact Clear Creek Disposal and have 
discussions about the proposed roll-out cans receptacles and how they correlate with the 
site plan, as well as their pick-up location preference; off the alleyway or on 1st Avenue.  

 
Action: No formal action is required at this time, as this is a Preapplication Design Review. The 
Commission should give feedback on the above items, and any others that may arise, so that the 
Applicant can incorporate said feedback into their Design Review submittal.  
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3PROJECT SUMMARY
PROJECT ADDRESS
17 E. MYRTLE ST.

PARCEL NO.
RPH00000690040
RPH0000069008A

OWNER’S NAME
EDWARD UHRIG

APPLICANT
CARLOS DE LA TORRE
H+DLT COLLABORATIVE, LLC

ARCHITECT
H+DLT COLLABORATIVE, LLC

ZONING INFORMATION
HAILEY LB
TOWNSITE OVERLAY
DOWNTOWN RESIDENTIAL OVERLAY

LOT AREA
25,090

LEGAL DESCRIPTION
HAILEY LOTS 4,5,6,7,8,9,10 BLK 69

# OF UNITS
TOWNHOUSE: 20

AMENITY / OPEN SPACE
10% USEABLE OPEN SPACE

SNOW STORAGE
25% OF CIRCULATION AREA

PARKING 
SURFACE STALLS & 
1 GARAGE SPACE: UNIT PROPOSED

          VICINITY MAP

SITE

SITE

<    1
20'     

 >

<           209'          >



DEVELOPMENT OBJECTIVES

THE APPLICANT PROPOSES THE CONSTRUCTION OF TWENTY TOWNHOUSE UNITS. TOTAL PROJECT SIZE WILL BE 32,960 SF WITH 4 
BUILDINGS AT 8,240 SF EACH. EACH BUILDING WILL CONSIST OF 5 RESIDENTIAL UNITS. EACH UNIT WILL HAVE 3 BEDROOMS AND 3 BATHS 
AND A SINGLE CAR GARAGE. EIGHT PARKING STALLS ARE PROPOSED OFF THE ALLEY AND APPROX. 18 STALLS ON N. 1ST AVENUE.

PROJECT#  2399.00112.18.2023DESIGN REVIEW PRE-APPLICATION  N 1ST AVE & MYRTLE ST

H+dlT
collaborative, llc

PROJECT PROPOSAL- ELEVATION4 



C

PROJECT#  2399.00112.18.2023DESIGN REVIEW PRE-APPLICATION  N 1ST AVE & MYRTLE ST

H+dlT
collaborative, llc

5SITE PLAN









 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



































































 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 











































































abroek
Highlight
LL-SL1-

abroek
Highlight
Small (SM)

abroek
Highlight
100

abroek
Highlight
4000K (40K)

abroek
Highlight
Type 3 (T3)

abroek
Highlight
20-277V (UNV)

abroek
Highlight
12

abroek
Highlight
Black (BLK)

abroek
Highlight
Standard Arm (SA)

abroek
Highlight
FSP-201 (SN)

abroek
Highlight
Photo Cell (PC)







 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 


	2023 12 18 CUP SR Rivian Automotive LLC.pdf
	Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to property owners within 300 feet on November 28, 2023. The onsite notice was posted to the property on December 8, 2023.

	2023 12 18 Design Review Rivian Automotive LLC.pdf
	17.06.060 Criteria.


