
 
AGENDA 

HAILEY PLANNING & ZONING COMMISSION 
Monday, December 5, 2022 

Virtual and In-Person Meeting 
5:30 p.m. 

 
From your computer, tablet or smartphone: https://meet.goto.com/CityofHaileyPZ 

Via One-touch dial in by phone: tel:+15713173122,,506287589# 
Dial in by phone: United States: +1 (571) 317-3122 Access Code: 506-287-589 

 
Call to Order 
 
Public Comment for items not on the agenda 
 
Consent Agenda 

CA 1 Adoption of Findings of Fact, Conclusions of Law and Decision of a Design Review 
Application by River Lane, LLC, for construction of a fifty-one (51) residential unit, 
multifamily building, comprising of: forty-three (43) one-bedroom residential units and 
eight (8) two-bedroom residential units. This project is proposed to be located at 403, 
417 and 419 North River Street (Lots 1-10, Block 55, Hailey Townsite), within the 
Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning 
Districts. ACTION ITEM. 

CA 2 Adoption of Findings of Fact, Conclusions of Law and Decision of a Text Amendment 
Application by The Valley Club to amend the Hailey Municipal Code, Title 17: Zoning 
Regulations, Chapter 17.05: Official Zoning Map and District Use Matrix, Section 
17.05.040: District Matrix, to remove the description, Employee housing for golf 
courses or recreational facilities, from the Hailey Municipal Code. ACTION ITEM. 

CA 3 Adoption of Findings of Fact, Conclusions of Law and Decision of a City-Initiated Text 
Amendment to the Hailey Municipal Code, Title 17: Zoning Regulations, Chapter 
17.02 Definitions, Section 17.02.020: Meaning of Terms or Words, to add definitions 
related to solar energy development; Chapter 17.05 Official Zoning Map and District 
Use Matrix, Section 17.05.040: District Use Matrix, to amend height requirements for 
solar systems and to allow for freestanding solar in all zoning districts except the 
Recreational Green Belt (RGB); as well as to add a new chapter, Chapter 17.08E, 
entitled Solar, to provide specific standards concerning the development of solar 
resources. ACTION ITEM. 

Public Hearing 

PH 1 Consideration of a Consideration of a Design Review Application by Joel Tranter and 
Laura Nelson, represented by architect David Barovetto, for a new 4,016 square foot 
single-family residence with an internal 860 square foot accessory dwelling unit at 637 
South River Street (Lot 2A, Block 1, Maple Subdivision). The project is located in the 
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General Residential (GR), Townsite (TO) and Downtown Residential Overlay (DRO) Zoning 
Districts. ACTION ITEM. 

 
PH 2 Consideration of a City-Initiated Text Amendment to the Hailey Municipal Code, Title 17: 

Zoning Regulations, Chapter 17.05: Official Zoning Map and District Use Matrix, Section 
17.05.040: District Use Matrix, to include amendments and additions to modernize the 
matrix requirements. ACTION ITEM. 

 
Staff Reports and Discussion  
SR 1 Discussion of current building activity, upcoming projects, and zoning code changes.  
SR 2 Discussion of the next Planning and Zoning Meeting: December 19, 2022 

• TA: THOW 
• TA: Title 18 Driveway Width 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW, AND DECISION 
 
On November 21, 2022, the Hailey Planning and Zoning Commission considered the Design Review 
Application by River Lane, LLC, for construction of a fifty-one (51) residential unit, multifamily building, 
comprising of: forty-three (43) one-bedroom residential units and eight (8) two-bedroom residential 
units. This project is proposed to be located at 403, 417, and 419 North River Street (Lots 1-10, Block 55, 
Hailey Townsite), within the Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay 
(TO) Zoning Districts.  
 
The Findings and Conclusions noted herein reflect the specific findings of compliance and satisfaction of 
Hailey’s Municipal Code. 
 

FINDINGS OF FACT 
 
Notice: Notice for the October 17, 2022 public hearing was published in the Idaho Mountain Express on 
September 28, 2022 and mailed to property owners within 300 feet on September 28, 2022. This item 
was continued on the record to November 21, 2022. No additional notices were sent.  
 
Application: The Applicant, River Lane, LLC, is seeking approval on the Design Review Application for a 
fifty-one (51) unit multifamily apartment building, to be located at 403, 417 and 419 North River Street. 
The unit make-up comprises of the following: forty-three (43) one-bedroom units and eight (8) two-
bedroom units. The project will span ten (10) city lots and will comply with the DRO requirements, as 
outlined in Hailey’s Municipal Code.  
 
This project, River Lane, is proposing the following:   

• 51 total onsite parking spaces; 23 on-street parking spaces (River Street); Six (6) on-street 
parking spaces (Spruce Street); Two (2) on-street parking spaces (Silver Street); 82 total parking 
spaces  

• ROW improvements to River Street, Silver Street and Spruce Street   
• River Lane (existing alley) improvements   
• Varied unit sizes (range from 602 sq. ft. to 1,027 sq. ft.) 
• Approximately 4,110 sq. ft. of common useable open space 
• Retail space on ground level (corner of River Street and Silver Street 

 
Parking for the proposed building will be accessed off the existing 20’-wide alley, River Lane. This alley 
gains access off the existing public streets, Silver Street and Spruce Street. A single entrance to the 
covered parking is located off River Lane. Fifty-one (51) onsite spaces are located on the ground floor of 
the structure. Street parking is located along River Street and Spruce Street. The Typical Section for River 
Street will be employed along River Street, as well as the property frontages of Spruce and Silver Streets.  
 
While the apartment building is located within the Business (B), Downtown Residential Overlay (DRO), 
Small Residential Overlay (SRO) and Townsite Overlay (TO) Zoning Districts, the Applicant is utilizing the 
Downtown Residential Overlay (DRO). Requirements within the DRO allow for greater flexibility 
regarding density, parking, open space, and setbacks, which further encourages a more thoughtful 
approach in developing the land.  
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The proposed building is three (3) stories tall and has been divided into two masses, connected via an 
overhead pedestrian walk, to better allow for site circulation and open space. Undulations in building 
design, both in façade and height, create visual interest while reducing the overall mass of the structure. 
The proposed building setbacks are as follows:  

- Front: 6.9’ (northern portion of building); 9.4’ (near retail/café area)  
- Rear: 10’-2” (along the existing alley) 
- Side (north): 0’  
- Side (South): 27.6’   

 
A maximum of 40’ of building height is allowed for residential units constructed within the Business (B) 
and Townsite Overlay (TO) Zoning Districts; however, the total building height proposed is 38’-8” (top of 
parapet). The Applicant has further considered the visual effect on adjacent sites and other areas in the 
immediate vicinity and has integrated the proposed building with the surrounding buildings and uses 
through well-articulated architecture and a thoughtful approach to site circulation, and well-landscaped 
spaces around the site.  
 

   
 
Goals. With this project, the Applicant Team is hoping to maximize workforce housing, develop a small 
community-centered commercial space, as well as maximize resident well-being through holistic design 
and landscaping. Located at the edge of Hailey’s Business District, the proposed development is 
intended to build on adjacent multifamily housing and further, act as a catalyst for high-quality housing 
in the community.  
 
Background: On October 17, 2022, the Hailey Planning and Zoning Commission considered the Design 
Review Application for River Lane, LLC. The Commission continued the application, and suggested that 
the Applicant consider the following: 

1. Consider changing the color of the fiber cement siding. The Commission suggested that the 
Applicant Team consider changing the color of the fiber cement siding to match the rendering 
provided. The Applicant Team has altered the exterior color, as the Commission suggested.   

2. Closely inspect whether upward tree lighting complies with Outdoor Lighting Ordinance. 
Consider incorporating downcast lighting instead or removing the upward tree lighting 
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altogether. The Applicant has chosen to revise the upward tree lighting and provide downcast 
lighting only. 

3. Provide a conclusion as to the traffic impacts from the proposed project. While the Vehicle Trip 
Generation Report supplied by the Applicant Team for review at the October 17, 2022 Design 
Review hearing provided information on anticipated trips generated by this project, no 
conclusion as to the traffic impacts from the proposed project were made. The Commission 
recommended that a certified engineer offer such a conclusion.  
 
A Technical Memorandum, completed by Transpo Group, summarizes the results of the 
Transportation Impact Analysis, as recommended by the Commission. This memorandum, 
attached, expands on initial trip generation information submitted by the Applicant, and further 
includes an analysis on the following:  

• Updated trip generation analysis to account for existing uses. Trip generation 
estimates were updated to reflect rates identified in the Institute of Transportation 
Engineers, 11th Edition. In addition to forecasting trip rates for the future development, 
trip generation activity for the existing uses were considered in the calculation. Trip 
generation forecasts are presented in Table 1 below.  

 
• Presentation of anticipated trip distribution/assignment. Trip distribution patterns to 

and from the site were based on existing vehicle travel patterns, the U.S. Census 
Bureau’s OnTheMap Tool, and coordination with City Staff. OnTheMap Tool shows 
where workers are employed and where they live based on census data. This data was 
translated to the number of people that live within a quarter-mile radius and the 
proposed project, and where they work. Figure 2 below shows the project trip 
distribution and assignment.  
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• Intersection Level of Service (LOS) analysis for North River Street/Spruce Street and 

Main Street/Spruce Street. A LOS was conducted at the two study intersections of 
North River Street/Spruce Street and Main Street/Spruce Street. The software utilized 
provides LOS calculations based on Highway Capacity Manual (HCM) methodology, 
further explained in the attached memorandum. The results are summarized in Table 3 
below.  
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As shown in Table 3, the Level of Service is calculated for the intersection of North River 
Street/Spruce Street is LOS B under existing conditions. Under future without- and with-
project conditions, the intersection remains at LOS B with less than one (1) second 
increase in delay for the westbound approach. At the intersection of Main Street/Spruce 
Street/Main Street, the intersection is shown to operate at LOS F. Future projections 
show that it will continue to operate at LOS F with less than one (1) second increase in 
delay between the without and with-project conditions. While the Main Street/Spruce 
Street intersection is shown to operate at LOS F, project traffic is forecast to constitute 
less than one (1) percent of the total entering traffic. 

 
Additionally, while the report shows the Main Street approach transitioning from 68 
seconds to 99 seconds of delay, it is important to note both numerical values indicate 
the same finding – the peak hour volume of the approach, with and without the project, 
nearly exceeds its effective capacity – and the additional 31 seconds of delay represents 
the asymptotic growth in delay when approaching that effective capacity.  

 
• Traffic volume percent calculations (project share of total) for North River Street and 

Main Street, northwest of the site. As outlined in the study and in Table 2 below, traffic 
volume increases along Norther River Street and Main Street are expected to be 
minimal north and south of the site. Table 2 further summarizes the percent increase in 
traffic on both roadways attributed to the proposed project.  

 
In conclusion, the development of the River Lane Project, located at 403, 417, and 419 North 
River Street, is anticipated to generate 406 net new daily trips with 58 occurring during the 
weekday AM peak hour and 31 occurring during the weekday PM peak hour. Based on the 
intersection LOS analysis for North River Street/Spruce Street and Main Street/Spruce Street 
intersections, the project will not have any significant impacts on the adjacent intersections.  
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At the November 21, 2022, public hearing, the Commission concurred with the Traffic Analysis 
Conclusion; however, unanimously agreed that that to ensure the safety of Hailey’s citizenry, 
requested that the Applicant Team and City Staff work internally to determine the best location 
for the installation of an east-west crosswalk adjacent to the project. This has been made a 
Condition of Approval and this crosswalk will be incorporated on the Civil Plans prior to issuance 
of a Building Permit.  

4. Local Housing. At the November 21, 2022, public hearing, the Commission reiterated the need 
for more community or employee housing units in Hailey. The Applicant concurred with the 
Commission, and also recognizing the need, agreed to lease the units to residents that live 
and/or work in Blaine County. Specifics of this will be integrated into an agreement developed 
by the City and the Applicant Team. This has been made a Condition of Approval.   

 
A Design Review Preapplication hearing was held on August 15, 2022. During this hearing, the 
Commission neither approved nor denied the application. The Commission suggested that the Applicant 
Team consider the following:  

1. Consider minimizing perceived mass of building along River Street. The Applicant Team further 
developed and refined the façade along River Street, which will help reduce the perception of 
mass along River Street. In the previous drawing set, there were panels of medium gray fiber 
cement that extended from the ground to the top of the unit bays and repeated at every bay. 
The Applicant Team has eliminated the gray panels and introduced vertically textured wood 
(boards) that are aesthetically warm and fine grain in scale. Instead of repeating the wood 
material at every bay it now occurs at every other bay so that the appearance is more varied. 
The dark metal panel provides a nice contrast to highlight the wood accents so that the rhythm 
is vibrant. In addition, unit doors along River Street will be accented in red, as recommended by 
the Commission at the Preapplication Hearing. This further complements the vibrant experience 
for pedestrians. The landscape design has evolved since the Preapplication Hearing as well. In 
the new version, it performs in tandem with the architecture. The entire façade along River 
Street is set back 14' from the back of sidewalk/lot line to allow for lushly planted front yard 
landscapes and entry walkways to the ground level units. Among the species proposed are 
native grasses and pine trees so that as it matures the landscape will create a pleasant screen 
and transition between the sidewalk and the building. 

2. Consider the parallel spaces within the structure as compact spaces. The proposed stalls meet 
the requirement for standard parallel spaces within Hailey’s Municipal Code. Changing these to 
compact spaces would not increase the number of parking stalls possible due to structural 
requirements for supporting the building above.   

3. Consider adding air conditioning to each unit. The owner intends to add air conditioning within 
each unit.   

4. Consider adding more two-bedroom units within the structure. No modifications to the unit 
mix have been made.   

5. Consider community housing units (deed or rent-restricted). The Owner intends to address this 
at the Design Review Hearing, scheduled October 17, 2022.  

6. Connect with the postmaster regarding mail area/structure. The Applicant Team will do so 
after the Design Review Hearing.  

7. Consider closing the gap between building and carport structure or consider a drive access 
between the building and the carport structure to eliminate gap. The proposed building and 
carport feature overlap, to eliminate the gap.  
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8. Connect with Clear Creek Disposal. The Applicant Team intends to connect with Clear Creek 

Disposal following the Design Review Hearing.  
9. Consider removing and installing new fence around well house. The Applicant Team intends to 

remove and install a new fence around the Public Water Supply (PWS) Building. Coordination of 
this removal and replacement will be with City Staff, and a possible future partnership with the 
Hailey Urban Renewal Agency (HURA). Staff would like to see the area in front of the PWS 
Building enhanced – which may include natural landscape features, native landscaping, and 
street trees – to further expand on the open space area and amenities, proposed by the 
Applicant Team. Staff, the Applicant Team, and HURA will meet internally to discuss further.   

 
Additional Information: The Applicant Team has provided Memorandums relative to Traffic and Water 
Impacts from the proposed project. A review by the City Engineer is currently underway and any 
additional information, not noted herein, will be brought to the hearing.  

- Vehicle Trip Generation Report. While the Vehicle Trip Generation Report supplied by the 
Applicant Team provides information on anticipated trips generated by this project, no 
conclusion as to the traffic impacts from the proposed project have been made. City Staff is 
requesting that a certified engineer offer such a conclusion.  

- Hydraulic Modeling Results and Analysis. The Memorandum is attached. It appears the 
proposed River Lane project will have a negligible impact on the available fire flow, system 
pressure, and water velocity in the project area. That said, the City Engineer will review, and 
additional comments or concerns will be brought to the hearing.   

 
Procedural History: The Design Review Application was submitted on August 25, 2022 and certified 
complete on August 26, 2022. A public hearing before the Planning and Zoning Commission was held on 
October 17, 2021. The Commission continued the item to November 21, 2022. A public hearing before 
the Planning and Zoning Commission was held on Monday, November 21, 2022, in the Hailey City 
Council Chambers and virtually via GoTo Meeting. 
 
Finding of Compliance: Upon due deliberation, the Commission found, as a matter of fact and law, 
compliance with each specific code criteria requirements, as delineated and conditioned, within the 
reasoned statements iterated herein below. 
 

 
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: Please refer to the “Additional Information” section above for 
further information relative to the Traffic and Water Impacts from the 
proposed project.  
Life/Safety: The Fire Chief recommends the following (text in strikethrough is 
no longer applicable. Any items that have been added are in bold-italicized 
text):  

- The building shall comply with IFC and IBC code requirements.  
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- The legend calls for a relocated fire hydrant; however, the new 

location has not been shown on the plan set. No fire hydrants are 
planned for relocation, and the legend callout has been removed.  

- A building sprinkler system and alarm system shall be installed, as set 
forth in the IFC. 

Water and Sewer: The Water and Wastewater Division Managers have 
recommended that the following be resolved and/or incorporated within the 
final design, prior to issuance of a Building Permit (any additional information 
that has been added is in bold-italicized text):  

- All construction shall be to City Standards. This has been specified on 
the drawings. See C0.10.  

- Applicant shall decide if a single 4” sewer service is adequate to 
service the proposed building. A 6” sewer service is currently 
indicated on the drawings. The mechanical engineer (Musgrove) is 
confirming service pipe size design.  

- Existing, unused sewer services shall be located and abandoned – 
these shall be capped and abandoned at the main or the edge of the 
right-of-way if on River Street. The Applicant intends to cap and 
abandon any existing sewer services. See C0.30 (D08). That said, 
the Wastewater Division has identified three (3) lines on River 
Street that have not been identified on the drawings and will be 
required to be abandoned. 

- Existing, unused water services shall be located, abandoned, and 
disconnected at the main line. Existing water services to be 
abandoned and have been identified on the drawings. See C0.03 
(D06). 

- Specify and show IDAPA required setbacks to Existing Public Water 
Supply. The Silver Street drywell appears to be too close, per IDAPA 
requirements. The IDAPA required setback from the Public Water 
Supply is show on C1.10. The drywell to be constructed in Silver 
Street is located outside of this setback; however, the setback 
requirement from the existing water mains cannot be achieved and 
is mitigated by the HDPE lining of the drywell. 

- A landscaping drywell has been shown on the detail sheet. Where is 
this drywell proposed onsite? There are no landscape drywells 
indicated on the drawings, only landscape drains, which are 
plumbed to onsite drywells.  

- The proposed trash enclosure shall not drain toward or near the well 
house. Potential runoff from the trash enclosure area is intercepted 
before leaving the site and plumbed to an onsite drywell. See C2.10.  

- The City will have the new Potable Water FPS Engineer provide 
additional comments when under contract.  

Building: No comments 
Streets, Landscaping, Other: The Streets Division recommends that the 
following be resolved and/or incorporated within the final design, prior to 
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issuance of a Building Permit (any additional information that has been added 
is in bold-italicized text):  

- Drywell Permits shall be applied for at the time of the Building 
Permit. This will be completed at the time of the Building Permit 
submittal.  

- Any snow storage adjacent to the well house shall be eliminated 
and/or diverted to the appropriate disposal system. No snow storage 
is proposed onsite.  

- It appears the southern area landscaping slopes toward the well site. 
Maintenance of this landscaping area could include chemicals. All 
runoff shall be captured onsite and diverted to the appropriate 
disposal system. All onsite runoff is captured and plumbed to onsite 
drywells. See C2.10.  

- A trailable generator access at the east side of the Public Water 
Supply building, over the proposed curb line, is desired. No parking in 
this area and reevaluation of trees in this area will be needed. 
Subsequent discussions with the Public Works Department led to 
the currently proposed curb cut and no parking designation 
identified on the drawings. See C2.10.  

- Additional details for the Family Play and Retail Patio Area are 
needed to evaluate for potential contaminant disposal or runoff. All 
onsite runoff is captured and plumbed to onsite drywells. See C2.10.  

- Consider expanding non-irrigable public play area east of the well 
house. Add a 10’-wide Public Water Supply parking pad along the 
east side of the building for generator parking. Reposition fence to 
enclose generator parking pad only. The detailed layout of this area 
is currently being discussed with City Staff and will be included in 
the final construction/Building Permit drawing set. 

- Drainage from the parking area appears to drain toward the existing 
alley, River Lane, which appear to drain to a single basin. The 
proposed catch basin disposes closer than 50’ to the Public Water 
Supply. Please address. Onsite runoff, including runoff from roof 
areas, is collected, and plumbed to onsite drywells. Runoff from the 
parking area sloped towards River Lane is intercepted by a 
proposed 24” valley gutter, which flows to a catch basin and is 
plumbed to an onsite drywell.  

- Runoff from the parking area drains to and then across the existing 
alley, River Lane, for capture in a valley gutter. If the valley gutter 
freezes or exceeds capacity, what is the ramification? Consider 
placing the valley gutter along the eastern River Lane ROW and slope 
River Lane upward to the west. Alternative proposals are welcome. 
Onsite runoff, including runoff from roof areas, is collected, and 
plumbed to onsite drywells. Runoff from the parking area sloped 
towards River Lane is intercepted by a proposed 24” valley gutter, 
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which flows to a catch basin and is plumbed to an onsite drywell. 
The west side of the alley includes a rolled curb to collect runoff 
from the alley, which is plumbed to the drywell on Silver Street. See 
C2.10. 

- Any failure to the River Lane drainage system could result in 
impoundment into the private parking area, with the possibility of 
future complaints filed against the City for this design. Consider using 
rolled or vertical curb along River Lane. Capture and dispose of 
private runoff onsite, not into the River Lane system. Onsite runoff, 
including runoff from roof areas, is collected, and plumbed to onsite 
drywells. Runoff from the parking area sloped towards River Lane is 
intercepted by a proposed 24” valley gutter, which flows to a catch 
basin and is plumbed to an onsite drywell. The west side of the 
alley includes a rolled curb to collect runoff from the alley, which is 
plumbed to the drywell on Silver Street. See C2.10. 

- Match the River Street Concept Plan for streetlights, planting areas, 
etc., for all public streets (River, Silver, and Spruce Streets). Public 
Right-of-Way Maintenance Agreement will be required due to size of 
planter beds. River Street, Spruce Street, and Silver Street layouts 
have been completed in coordination with the Public Works 
Department.  

- Identify accessible parking spaces and routes in the public rights-of-
way, if needed. Accessible parking spaces and routes are provided 
onsite.  

- Final design documents should include traffic control signage and 
markings. Crosswalks and thermoplastic shall be installed by the 
Developer. Final construction/Building Permit drawings will include 
traffic control plans specific thermoplastic markings for crosswalks.  

- Cross slopes toward lip of gutter exceed four (4) percent, which is not 
desired. Additional grading detail will be needed at final design. 
Proposed cross slopes match existing street cross slopes. Reducing 
proposed cross slopes will require unnecessary reconstruction of 
entre street sections. 

- Updated Civil Plans showing the bulbout on Silver Street will be 
needed. Revised civil drawings match architectural plans showing a 
bulbout on Silver Street as discussed with the Public Works 
Department. 

- The northern River Lane exit diverts drainage north along River Lane, 
and then west toward Calumet Way. This drainage appears to be 
onto neighboring properties, which is not desirable. Drainage in this 
area has been revised so that onsite runoff is collected and 
plumbed to onsite drywells, while alley runoff is collected and 
plumbed to an additional drywell to be constructed in the Spruce 
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Street right-of-way.  No drainage is directed onto neighboring 
properties.  

- This project proposes runoff disposal into existing drywells elsewhere 
on the block. This is not desired on a regular basis and will need 
supporting calculations if allowed by the city. Supporting 
calculations and resizing of the existing drywell in River Street to 
accommodate the use of this drywell, instead of constructing an 
additional drywell, are available for review.   

- The River Street curb line shall have a catch basin and drywell added 
just north of the Silver Street intersection. The mid-block catch basin 
connection across the street is not preferred. Subsequent discussions 
with Public Works have led to the currently proposed mid-block 
catch basin and connection to the existing drywell a satisfactory 
alternative. See C2.10 

- The curb/valley system has long runs into drywells. Additional 
drywells shall be added. The revised drawings show an additional 
onsite drywell and additional drywell in the public right-of-way 
reducing the identified long runs into single drywells.   

- The public right-of-way parking width standard is ten (10) feet. The 
revised drawings indicated parking space widths in the public right-
of-way to be 10-feet, as required by City Standards.  

- A connection to the city water for irrigation within the public right-of-
way shall be added. This also includes electrical. This will be the 
beginning of a long street system and details can be worked out 
internally with staff. The revised drawings indicate an irrigation 
connection (plus electrical) to the City’s main in River Street. Final 
construction/building permit documents will provide more 
specifications upon discussions with City Staff.   

- Asphalt saw cuts at intersections shall be squared off, not like what is 
shown on Spruce Street. The revised drawings indicate squared off 
asphalt saw cuts.  

- Consider adding electric vehicle charging stations in public right-of-
way on River Street, near retail/café area. Not currently indicated. 
This will be discussed with City Staff.  

- The Hailey Tree Committee will review the project and provide 
recommendations where needed. These recommendations shall be 
incorporated at final design.  

By reference, IDAPA Regulations for Public Water System: 
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- The Hailey Tree Committee reviewed the proposed Landscaping Plan 

on October 20, 2022. The Hailey Tree Committee noted that the 
proposed Lodgepole Pine Trees may be too close to the building’s 
doors and recommended moving them slightly farther from the 
doors. The Committee also expressed concern over supply of 
Accolade Elms, but the Applicant assured the Committee that they 
would be able to secure the Elms. No further recommendations were 
made, and the Hailey Tree Committee unanimously approved the 
Landscape Plan subject to the slight relocation of the Lodgepole Pine 
Trees from the buildings. This has been made a Condition of 
Approval.  

☐ ☐ ☒ 17.08A Signs 17.08A Signs: The applicant is hereby advised that a sign permit is required for any 
signage exceeding four square feet in sign area. Approval of signage areas or signage 
plan in Design Review does not constitute approval of a sign permit. 

Staff Comments N/A, as no signage is proposed at this time. Signage must be reviewed via a 
Sign Permit Application, if proposed, and comply with City Standards.   
 
Finding: Compliance. No signage is proposed at this time. The Commission 
found that this standard has been met.  

☒ ☐ ☐ 17.09.040 On-site 
Parking Req. 

See Section 17.09.040 for applicable code. 
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Staff Comments The proposed project is located within the Downtown Residential Overlay 

(DRO). The Hailey Municipal Code requires a minimum of one (1) parking 
space per residential dwelling unit. The project proposes a total of 51 
residential units, thereby requiring that 51 onsite parking spaces be provided.  
 
The site plan shows a total of 51 onsite parking spaces, which includes three 
(3) accessible spaces. Additionally, public right-of-way improvements are 
proposed along River Street, Silver Street, and Spruce Street, which eliminate 
the need for guest parking spaces, as outlined within the DRO. Improvements 
to the public right-of-ways yield 31 additional parking spaces (23 on-street 
parking spaces on River Street, six (6) on-street parking spaces on Spruce 
Street, and two (2) on Silver Street)). The total number of parking spaces 
proposed for the project is 82 parking spaces.    
 
The parking spaces located onsite (51) will be covered by the proposed 
building and/or carport feature, as shown in the images below. 

 

 
 

Finding: Compliance. The Commission found that the project meets the total 
number of parking spaces required by the Hailey Municipal Code.  

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

Finding: Compliance. The Commission found that this standard has been met, 
as the parking requested above City Standards are not more than 200%. Fifty-
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one (51) spaces are required; fifty-one (51) onsite spaces and thirty-one (31) 
on-street spaces are proposed.  

☒ ☐ ☐ 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 is proposing a variety of light fixtures. Cut sheets comply with 
Dark Sky Standards. The proposed fixtures can be reviewed on the Exterior 
Lighting Plan Drawing Set.  
 
Finding: Compliance. All light fixtures proposed comply with the Dark Sky 
Standards. The Commission found that this standard has been met. 

☒ ☐ ☐ Bulk Requirements Zoning District: Business  
Maximum Height: 40’ within the Business (B) District with residential unit(s)  
Required Setbacks:  

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

Staff Comments Zoning District(s): Business (B) and Downtown Residential Overlay (DRO) 
Proposed Height: 38.8’ 
Proposed Setbacks:  

- Front: 6.9’ (northern portion of building); 9.4’ (near retail/café area)  
- Rear: 10’-2” (along the existing alley) 
- Side (north): 0’  
- Side (South): 27.6’   

 
Finding: Compliance. The proposed project complies with height and setback 
requirements of the Hailey Municipal Code.  

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments A new 8’-wide sidewalk is shown along the property frontage of Spruce Street. 
This sidewalk connects to an 8.5’wide sidewalk along the property frontage of 
River Street. The sidewalk along River Street connects to an 8’-wide sidewalk 
along Silver Street. These sidewalks will connect to additional sidewalks 
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interior to the lot (e.g., front entries to each unit, around the building, and to 
the proposed parking area). These improvements follow the River Street 
Concept Plan, and are as follows (listed from street to building):  
 
River Street: 

- 2’-wide paver strip  
- 5’-wide asphalt bike path  
- 4’-wide landscaping strip  
- 8.5’-wide concrete sidewalk 

Spruce Street:  
- 2’-wide paver strip  
- 8’-wide concrete sidewalk  
- 9.5’-wide landscape strip  

Silver Street:  
- 2’-wide paver strip  
- 8’-wide concrete sidewalk 

 
These sidewalks will connect to unit entrances, around the building, to the 
proposed parking area, and to the proposed retail/café area to ensure safe 
and sufficient access to and from the site.  
 
Finding: Compliance. The Commission found that this standard has been met. 

☒ ☐ ☐ 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 Finding: Compliance. The Commission found that this standard will be met.   
 

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

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

 
Compliant Standards and Staff Comments 

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

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

Staff Comments The proposed building follows the grid pattern in downtown Hailey. The primary 
walls of the proposed building are oriented east/west, with the primary entrance 
facing east and having frontage off River Street. Exterior spaces are proposed 
along the property frontages of the building, which include Spruce Street, River 
Street and Silver Street. A robust open space area, usable by the residents of the 
building, is proposed along the south side of the building. Entries to and from the 
building are located adjacent to these open space areas. 
 



Design Review: River Lane 
Lots 1-10, Block 55, Hailey Townsite (403, 417 and 419 North River Street) 

Hailey Planning Zoning Commission – December 5, 2022 
Findings of Fact – Page 16 of 33 

 
Finding: Compliance. The Commission found that the location, orientation, and 
surface of the building(s) maximize sun exposure in exterior spaces – which allow 
for safe access to the building(s).  

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

Staff Comments N/A, as the site does not contain any existing mature landscaping. 
 
Finding: Compliance.  

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

Staff Comments A new 8’-wide sidewalk is shown along the property frontage of Spruce Street. 
This sidewalk connects to an 8.5’wide sidewalk along the property frontage of 
River Street. The sidewalk along River Street connects to an 8’-wide sidewalk 
along Silver Street. These sidewalks will connect to additional sidewalks interior 
to the lot (e.g., front entries to each unit, around the building, and to the 
proposed parking area). These improvements follow the River Street Concept 
Plan, and are as follows (listed from street to building):  
 
River Street: 

- 2’-wide paver strip  
- 5’-wide asphalt bike path  
- 4’-wide landscaping strip  
- 8.5’-wide concrete sidewalk 

Spruce Street:  
- 2’-wide paver strip  
- 8’-wide concrete sidewalk  
- 9.5’-wide landscape strip  

Silver Street:  
- 2’-wide paver strip  
- 8’-wide concrete sidewalk 

These sidewalks will connect to unit entrances, around the building, to the 
proposed parking area, and to the proposed retail/café area. Circulation to all 
entrances is pedestrian friendly and provides safe access to/from the building.  
 
Finding: Compliance. The Commission found that the proposed site circulation 
complies with the Hailey Municipal Code, and further enhances the pedestrian 
safety to and through the site.  

☒ ☐ ☐ 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. 
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Staff Comments The Applicant is proposing a trash enclosure area at the southwestern corner of 

the building. This enclosure is approximately 27.8’ in width, and can be accessed 
via the existing alley, River Lane. A letter from Clear Creek Disposal will be 
required commenting on the adequacy of said enclosure/accessibility. This has 
been made a Condition of Approval.  
 
Finding: Compliance. The Commission developed a Condition of Approval to 
ensure that 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 The existing alley, River Lane, will be utilized for building services.  
 
Finding: Compliance. The Commission found that the existing alley will be utilized 
for building services, and that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)1f f. Vending machines located on the exterior of a building shall not be visible 
from any street. 

Staff Comments It appears that no vending machines are proposed, and if so, no vending 
machines will be located on the exterior of the building. This has been added as a 
Condition of Approval. 
 
Finding: Compliance. The Commission developed a Condition of Approval to 
ensure that this standard will be met. 

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

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

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

   Staff Comments All onsite parking is located to the rear of the building, gaining access from the 
existing alley. A useable prominent entrance is located along River Street, and the 
parking area is buffered by the building.  
 
Finding: Compliance. The Commission found that all onsite parking is located to 
the rear of the building, gaining access from the existing alley, as required in this 
standard. The Commission found that this standard has been met. 

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

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

   Staff Comments N/A, as the proposed use is residential, with a small retail space that is less than, 
square feet in size. No wholesale or warehouse occupancy is proposed.  
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Finding: Compliance.  

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

Staff Comments The site is serviced by three (3) public streets: Spruce Street, River Street, and 
Silver Street. The onsite parking area can be accessed via the existing alley, which 
connects to Spruce and Silver Streets. Primary pedestrian access can be achieved 
from River Street.    
 
Finding: Compliance. The Commission found that access to onsite parking will be 
achieved via the existing alley, and that this standard has been met. 

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

Staff Comments Snow will remain in place on roofs, and with proper drainage, the flat roof design 
should prevent snow from shedding. For exposed, hardscape areas, a snow 
storage area is proposed to the south of the property. While it appears to be 
practical, the Public Works Department requests that this snow storage area be 
eliminated, as it is adjacent to the well house. This request is intended to 
eliminate any contaminant to the site and/or water system. The hauling of snow 
is permitted within the Business (B) District, and given the proximal location of 
the well site, this is preferred. The elimination of the snow storage area has been 
made a Condition of Approval. 
 
Finding: Compliance. The Commission developed a Condition of Approval to 
ensure snow storage areas be provided onsite where practical. The Commission 
requested that the Applicant eliminate snow storage near the Public Water 
Supply. This update will be made to the drawing set prior to issuance of a 
Building Permit.  

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
 
Finding: Compliance. 

☒ ☐ ☐ 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)1i for further information.  
 
Finding: Compliance. 

☒ ☐ ☐ 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)1i for further information.  
 
Finding: Compliance. 

☒ ☐ ☐ 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)1i for further information.  
 
Finding: Compliance. 
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☒ ☐ ☐ 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 Any landscaped areas where snow may be stored (e.g., front entry areas) contain 

plants that are more resilient to snow.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

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

compatible with surrounding buildings. 

Staff Comments The proposed building responds to the layout of the individual housing units. The 
articulation of the exterior balconies, rooflines, and materials complement the 
surrounding area. The roofline is articulated in a comparable manner to the 
surrounding area with varying overhangs and parapets that provide human scale 
to the overall massing, as well as visual identity to each individual residence. The 
building is proportional in size and shape to the surrounding building(s) (Silver 
River Residences, Spruce Street Duplexes).   

 
It is important to note that adjacent parcels located within the DRO could also be 
developed similarly, both larger and smaller. The DRO was developed to offer 
greater flexibility in not only parking, landscaping, and density, but building 
design, scale, and shape. In positioning the building next to existing buildings in 
the area, as shown in the image above, the Applicant has considered what’s 
existing, and further articulated elements and design features of the building to 
complement the surrounding area and natural features (Carbonate Mountain, 
native landscaping, and trees, etc.) of Hailey.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

design.  
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Finding: Compliance.  

☒ ☐ ☐ 17.06.080(A)2c c. At ground level, building design shall emphasize human scale, be 
pedestrian oriented and encourage human activity and interaction.   

Staff Comments The Applicant has integrated the building to the surrounding site and greater 
area. Open space areas, pathway and/or sidewalk connections, and various 
exterior materials emphasize human scale, are pedestrian oriented and 
encourage human activity.  

 
A variety of landscaping and plant material will also be utilized, which 
encourages human activity and interaction. These include trees, grasses, shrubs, 
and ground cover to soften the visual impact. Please refer to Section 
17.06.080(A)4d for further details. 
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments The front façade and front entry of the building faces River Street. 
Pathways/sidewalks, open space, and seating areas throughout the site create 
human scale and break up larger building surfaces.  

 
The front façade of the building occupies most of the street frontage. Windows, 
balconies, and exterior features emphasize human scale and break up the 
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building surfaces. The building features street-level material changes, clad in a 
mix fiber cement panel siding, vertical wood siding, metal screening, and board 
formed concrete, which reduces mass and scale of the building. The scale and 
design components complement the surrounding area nicely. 
 
Finding: Compliance. The Commission found that this standard has been met.  

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

Staff Comments N/A, as no expansion is planned at this time.  
 
Finding: Compliance.  

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

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

☒ ☐ ☐ 17.06.080(A)2g g. Exterior buildings colors and materials shall be integrated appropriately 
into the architecture of the building and be harmonious within the 
project and with surrounding buildings. 

Staff Comments Building colors are shown on the elevations. Colors are broken on various 
elements to help break up mass and be harmonious with other neighboring 
buildings. Please refer to Section 17.06.080(A)2d above for further detail.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments The proposed building is three stories in height and contains a flat roof. The 
variety of colors utilized, proposed decks and overhang features, and various 
siding, provide depth, shadow lines, and human scale to the building façades.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

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

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

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

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

vii. Exterior light shelves. All windows on the southernmost 
facing side of the building shall have external light shelves 
installed. 
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Staff Comments The building incorporates the following techniques that minimize its energy 

consumption:  
- All windows will be double glazed and incorporate low emissivity glazing 

properties 
- The building will be entirely electric, with no gas service 
- Energy Star Appliances will be utilized  
- The Applicant Team conducted a daylight study for the window design 

and solar orientation, and for most of the units along the NE ad SW 
facades. Window placement considers maximizing daylight gain while 
minimizing excessive heat.  

- 16 EV charging parking spaces are proposed. 
- Most of the building will utilize electric, including HPAC units within the 

residential units.   
 
Finding: Compliance. The Commission found that the proposed building 
minimizes its energy consumption by providing three (3) or more techniques as 
outlined above. The Commission found that this standard has been met. 

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

Staff Comments It appears that pedestrian entrances will be covered by flat roof awnings, which 
will retain snow, or snow clips and/or gutters and downspouts have been 
provided to prevent snow from falling directly onto adjacent sidewalks.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments Downspouts from the building appear to be routed underground to a drywell. All 
downspouts, overflow downspouts, and roof leaders will either drain into 
drywells or into landscape areas only, and not onto pedestrian and hardscape 
locations.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments NA, as no drive-through canopies are proposed.  
 
Finding: Compliance.  

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

Staff Comments  N/A, as a Master Signage Plan is not required of a single-tenant building. 
 
Finding: Compliance.  

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

principal building(s). 
Staff Comments A detached trash enclosure is proposed at the southwestern corner of the parcel. 

This area will be properly screened to be compatible with the primary building, 
utilizing natural and non-formal screening methods.  
 
Finding: Compliance. The Commission found the detached trash enclosure to be 
complementary to the building design, and that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)3b  b. Accessory structures shall be located at the rear of the property. 
Staff Comments The trash enclosure is located to the rear f the property, can be accessed off of 

the existing alley, and is properly screened from view of the primary streets.   
☐ ☐ ☒ 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 are proposed at this time.  

 
Finding: Compliance. T 

☐ ☐ ☒ 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 are proposed at this time.  
 
Finding: Compliance.  

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

Staff Comments All roof-mounted mechanical equipment shall be screened or not visible from the 
ground level of on-site parking areas, adjacent streets, and properties. This has 
been made a Condition of Approval.  
 
Finding: Compliance. A Condition of Approval was developed to ensure 
compliance of this standard.  

☒ ☐ ☐ 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 Any hardware associated with alternative energy sources will be incorporated 
into the building’s design and will not detract from the building nor its 
surroundings.   
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments All service lines into the property shall be installed underground and no service 
equipment shall be placed on utility poles.  
 
Finding: Compliance. The Commission found that this standard has been met.  

☒ ☐ ☐ 17.06.080(A)3h h. All service lines into the subject property shall be installed underground 
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Staff Comments All service lines shall be installed underground. City Staff requests that, if 

applicable, transformer locations be shown on the Building Permit drawings. 
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments N/A, as no additional appurtenances are proposed. 
 
Finding: Compliance.  

 
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 Drought tolerant and/or xeriscape specific plant materials are proposed. The 
Applicant is proposing the following landscaping onsite:  
Trees (53 total trees):  

- 12 Lodgepole Pine Trees at 16’ in height 
- 6 Vanderwolf’s Pyramid Limber Pine Trees 
- 19 Quaking Aspen Trees 14’-16’ in height (multi-stem)  
- 6 Swamp White Oak Trees at 3” caliper  
- 10 Accolade Elm Trees at 3” caliper  

Shrubs (165 total shrubs):  
- 13 Smokey Serviceberries at 5 gallons  
- 19 Arctic Fire Dogwoods at 3 gallons  
- 57 Sherwood Compact Mugo Pines at 3 gallons  
- 25 McKay’s Potentillas at 3 gallons  
- 35 Gro-Low Sumacs at 3 gallons 
- 12 Alpine Currants at 3 gallons  
- 4 Yellow Flowering Currants at 5 gallons  

Groundcovers, Grasses, and Perennials (1,623 total groundcovers, grasses, and 
perennials):  

- 72 Moonshine Yarrow at 1 gallon 
- 96 Kinnickinnick at 1 gallon 
- 13 Idaho Fleabane at 1 gallon 
- 768 Siskiyou Blue Fescue a 1 gallon  
- 58 Yellow Lupine at 1 gallon  
- 22 Pineleaf Beard Tongue at 1 gallon 
- 594 The Blues Little Bluestem at 1 gallon  

 
The Hailey Tree Committee reviewed the proposed Landscaping Plan on October 
20, 2022. The Hailey Tree Committee noted that the proposed Lodgepole Pine 
Trees may be too close to the building’s doors and recommended moving them 
slightly farther from the doors. The Committee also expressed concern over 
supply of Accolade Elms, but the Applicant assured the Committee that they 
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would be able to secure the Elms. No further recommendations were made, and 
the Hailey Tree Committee unanimously approved the Landscape Plan subject to 
the slight relocation of the Lodgepole Pine Trees from the buildings. This has been 
made a Condition of Approval. 
 
To further ensure street tree details are met, Staff is requesting that the 
Applicant 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. This has been made a 
Condition of Approval.  
 
Finding: Compliance. Conditions of Approval were developed to ensure the 
compliance of this standard. All Conditions of Approval will be incorporated 
within final design and review prior to issuance of a Building Permit. Additionally, 
the Commission requested that the Applicant Team consider the impacts of pet 
waste, and to help mitigate such impacts, install poop bag stations onsite. The 
Applicant agreed to the installation of these bag stations to reduce the impacts 
of pet waste.  

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

Staff Comments Plant materials will be appropriate for the Zone 4 environment. 
☒ ☐ ☐ 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 It appears a drip irrigation system will be installed according to City Standards. 
The automatically controlled system should include a smart controller and rain 
sensor for a water wise system. Low water use rotator nozzles should also be 
installed in grass spaces. Irrigation systems should not be placed against the 
pavement – they shall be positioned in a way where they will not spray water on 
the pavement or other hardscape areas.  
 
Finding: Compliance. The Commission concurred with the proposed temporary 
irrigation system and found that this standard has been met.  

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

Staff Comments Proposed landscaping is varied. A combination of trees, shrubs, and groundcover, 
grasses and perennials will be utilized to soften the site, as well as create visual 
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interest. This is a newly landscaped area, and more than ten (10) trees are 
proposed. The Applicant is proposing a total of 53 trees (refer to Section 
17.06.080(A)4a for further details). The breakdown is as follows:  

- A minimum of 10% of the trees, or five (5) of the trees, shall be at least a 
four-inch (4”) caliper. The HTC and City Staff have been working to 
remove this requirement from Hailey’s Municipal Code. The intent is to 
build a more resilient urban forest by utilizing smaller caliper trees, and 
various species of trees onsite. Staff would like to waive this requirement 
until a formal ordinance has been adopted by the Hailey City Council.  

- A minimum of 20% of the trees, or ten (10) trees, shall be at least a 
three-inch (3”) caliper. The Applicant is proposing more than ten (10) 
trees at 3” caliper or larger.   

- A minimum of 20% of the trees, or ten (10) trees, shall be at least a two-
and-one-half-inch (2 ½”) caliper. The Applicant is proposing more than 
ten (10) trees at 2 ½” caliper or larger.     

 
Finding: Compliance. The Commission concurred with the proposed planting plan 
and found that this standard has been met.  

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

Staff Comments N/A, as this parcel is located within the Business (B) Zoning District.  
 
Finding: Compliance. 

☒ ☐ ☐ 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 The subject parcel is located within the Business (B) Zoning District. The 
landscape plan incorporates a variety of trees, shrubs, groundcovers, grasses, 
and perennials that soften the site, while also providing visual interest from the 
various colors, textures, and forms of each plant. There are also open areas that 
further enhance the site – open space, benches and play area, and distinctive 
foliage and landscape features (see image below for images of the proposed 
plant material). 

 
Finding: Compliance. The Commission found that this standard has been met.    
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☒ ☐ ☐ 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and used 

to irrigate plant materials. 

Staff Comments Storm water runoff is located within the landscaping beds, turf area, and/or 
drywells, as shown on the civil plans. The Public Works Department commented 
on the drainage of the site, parking area, and landscaping area in relation to the 
Public Water Supply, and neighboring properties. Please refer to the section 
titled, “Streets, Landscaping, and Other” for additional information.  
 
Finding: Compliance. The Applicant Team and Staff are working internally to 
resolve any questions and/or concerns relative to runoff and drainage. Any 
updates will be incorporated into the final design prior to issuance of a Building 
Permit. The Commission found 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 shall be responsible for maintaining plant material in a healthy 
condition. Plants were chosen for reduced maintenance, drought tolerance and 
ability to thrive in the conditions on-site.  
 
Finding: Compliance. The Applicant will be responsible for maintaining plant 
material in a healthy condition. A Public Right-of-Way Maintenance Agreement 
will be established to further ensure plants within the public right-of-way also 
remain 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 it doesn’t appear retaining walls are proposed at this time. If utilized, 
retaining walls will comply with aesthetic standards of Hailey. Textured and 
blasted concrete will be considered.  
 
Finding: Compliance. 

☐ ☐ ☒ 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 it doesn’t appear retaining walls are proposed at this time. If utilized, 
retaining walls will comply with aesthetic standards of Hailey. Textured and 
blasted concrete will be considered. 
 
Finding: Compliance. 

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

Staff Comments N/A, as no retaining walls are proposed at this time. 
 
Finding: Compliance. 

☐ ☐ ☒ 17.06.080(A)4l l. Landscaping should be provided within or in front of extensive retaining walls.   
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Staff Comments N/A, as no retaining walls are proposed at this time. 

 
Finding: Compliance. 

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

Staff Comments N/A, as no retaining walls are proposed at this time.  
 
Finding: Compliance. 

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

Staff Comments N/A, as no retaining walls are proposed at this time.  
 
Finding: Compliance. 

 
Additional Design Review Requirements for Multifamily Buildings within the City of Hailey 

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

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

☒ ☐ ☐ 17.06.080(D)1a a. The location of the buildings shall respond to the specific site conditions, such 
as topography, street corners, open space and existing and planned adjacent 
uses. 

Staff Comments The proposed building complements the surrounding area and adjacent uses. 
The proposed residential use is within the Business (B) and Downtown 
Residential Overlay (DRO) Zoning Districts. The transition from one residential 
use to another (Silver River Residences and Spruces Street Duplexes) will be a 
natural transition from commercial use to higher-density residential use, and in-
turn, to less-dense residential use that is evident nearby and in the original 
Townsite. 
 
Integration of the building to the surrounding site and landscape is an 
imperative facet of the project with a variety of landscaping and features 
providing screening for both residents and neighbors alike. Natural and 
integrated open space give the residents an attractive, exterior communal area. 
Native plantings, together with sensitive landscape lighting, further embed the 
structure in the surrounding area.  
 
Finding: Compliance. The Commission found that 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 The site plan includes convenient, attractive, and interconnected pedestrian 
system of pathways, multiuse and perimeter, as well as open space pathways, 
which reinforces pedestrian circulation of the site.  
 
Finding: Compliance. The Commission found that this standard has been met.  
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☒ ☐ ☐ 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and 

create gathering places.  
   Staff Comments To ensure safe pedestrian access through the site, the Applicant has 

incorporated sidewalks or hardscape around the building, to and from the 
primary entrance. Circulation to all entrances is pedestrian friendly and provides 
safe access to/from the building. 
 
Pedestrian amenities include open space along the property frontages (Spruce, 
Silver, and River Streets) of the building. This open space includes seating, turf 
area, various landscaping, and interactive play area to encourage human 
interaction. 

 
 
Finding: Compliance. The Commission found that 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 for privacy and solar gain.   

Staff Comments The proposed building design provides a transition to adjoining residential 
neighbors. Design features that reduce the mass of the building include:  

- Biophilic design, which emphasizes the natural mountain atmosphere, 
and reduces the mass by creating visually pleasing textures, materials, 
and triangulated forms. 

- The rhythm of the building reflects the evolving style of Hailey. 
Importance has been placed on restrained and familiarity of the past 
and the warmth and nuance of contemporary design.   

- The proposed open space and landscaping plan further separate the 
building from less intensive uses.  

The proposed residential use is located within the Business (B) and Downtown 
Residential Overlay (DRO) Zoning Districts. This multifamily project creates a 
natural transition from commercial use to higher-density residential use, and in-
turn, to less-dense residential use that is evident nearby and in the original 
Townsite. 
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Finding: Compliance. The Commission found that 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 The building achieves human scale by a prominent entrance, open space areas, 
site circulation connections and various exterior materials. The landscaping also 
maximizes human scale and enhances the “sense of place”. The various trees, 
shrubs, groundcovers, grasses, and perennials, and landscape features provide 
screening for both residents and neighbors. The open space and exterior 
amenities encourage human activity and further enhance pedestrian interaction.  
 
Finding: Compliance. The Commission found that this standard has been met and 
agreed that the building is visually pleasing to pedestrians, further encouraging 
human activity and interaction.  

 
17.06.060 Criteria. 

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

Guidelines, as set forth herein, applicable requirements of the Hailey Municipal Code, 
and City Standards. 

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

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

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

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

1. If any extension of the one-year period is granted by the City, each additional year, or 
portion of each additional year, shall require an additional twenty percent (20%) to be 
added to the amount of the original security initially provided. 
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2. In the event the improvements are not completely installed within one (1) year, or 

upon the expiration of any approved extension, the City may, but is not obligated, to 
apply the security to the completion of the improvements and complete construction 
of the improvements. 

 
CONCLUSIONS OF LAW 

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

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

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

 
DECISION 

 
The Design Review Application by River Lane, LLC, for construction of a fifty-one (51) residential unit, 
multifamily building, comprising of: forty-three (43) one-bedroom residential units and eight (8) two-
bedroom residential units, and located at 403, 417, and 419 North River Street (Lots 1-10, Block 55, 
Hailey Townsite), was approved, finding that the project does not jeopardize the health, safety or 
welfare of the public and the project conforms to the applicable specifications outlined in Hailey 
Municipal Code Section 17.06, Design Review, additional applicable requirements of Title 17, Title 18, 
and City Standards, provided conditions (a) through (t) are met:   

 
The following Conditions are 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/or improvements:  

i. Life and Safety:  
i. The building shall comply with IFC and IBC code requirements.  

ii. A building sprinkler system and alarm system shall be installed, as set 
forth in the IFC.  

ii. Water and Wastewater:  
i. All construction shall be to City Standards.  
ii. Applicant shall decide if a single 4” sewer service is adequate to service 

the proposed building.  
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iii. Existing, unused sewer services shall be located and abandoned – these 

shall be capped and abandoned at the main or the edge of the right-of-
way if on River Street. 

iv. Existing, unused water services shall be located, abandoned, and 
disconnected at the main line. 

v. Specify and show IDAPA required setbacks to Existing Public Water 
Supply. The Silver Street drywell appears to be too close, per IDAPA 
requirements.  

vi. A landscaping drywell has been shown on the detail sheet. Drywell shall 
be shown on Civil set.  

vii. The proposed trash enclosure shall not drain toward or near the well 
house.  

viii. The City will have the new Potable Water FPS Engineer provide 
additional comments when under contract. 

iii. Streets, Landscaping, and Other:  
i. It appears that the proposed Lodgepole Pine Trees may be too close to 

the building’s front door. The Applicant shall relocate the trees slightly 
farther away from the doors to ensure the health and longevity of these 
trees.  

ii. Comments noted in this section of the report shall be internally 
discussed and resolved with City Staff prior to issuance of a Building 
Permit.  

iii. 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.  

d) The Applicant shall be responsible for winter snow clearing and maintenance of the of 
the existing alley, River Lane. A Public Right-of-Way Maintenance Agreement will be 
developed, which will detail the specifics of this requirement, and others.  

e) The Applicant shall remove snow from the site, as needed.  
f) 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.   

g) Snow shall not be stored within proposed open space areas, or adjacent to the Public 
Water Supply.  

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

i) 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. 

j) 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. 
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k) All exterior lighting shall comply with the Outdoor Lighting Ordinance.  
l) Construction parking shall be on private property and not within the City Right-of-Way 

nor the edge of the road.  
m) A letter from Clear Creek Disposal shall be provided commenting on the adequacy and 

accessibility of the enclosure area prior to issuance of a Building Permit.   
n) All ground-mounted and roof-mounted equipment shall be screened from view of 

surrounding properties.   
o) Vending machines shall not be located on the exterior of the building.  
p) A Lot Line Adjustment Application, to remove the interior lot lines, shall be applied 

for concurrently with the Building Permit.  
q) The City of Hailey, Grantor of an easement (Instrument No. 381657), over and upon 

the southernmost twenty (20) feet of the one hundred (100) foot Spruce Street 
right-of-way immediately adjacent to Lot 1, Block 55, will revoke said easement by 
written notice to the Grantee, to be recorded, prior to issuance of a Certificate of 
Occupancy.  

r) The Applicant shall install an east-west crosswalk adjacent to the site and shall work 
internally with City Staff to determine the most appropriate location.  

s) The units shall be leased to residents living and/or working in Blaine County. 
Specifics of this will be integrated into an agreement developed by the City and 
Applicant Team.   

t) The Design Review Approval shall be valid for eighteen (18) months from the date 
the Findings of Fact are approved.  

 
 
Signed this _____ day of ________________, 2022. 
 
 
____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
 
Attest: 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



 

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On November 21, 2022, the Planning and Zoning Commission considered and recommended for 
approval a Text Amendment Application to amend the Hailey Municipal Code, Title 17: Zoning 
Regulations, Chapter 17.05: Official Zoning Map and District Use Matrix, Section 040: District Use Matrix, 
to remove the category “Employee housing for golf courses or recreational facilities” from the District 
Use Matrix. 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to public 
agencies on October 28, 2022.    
Background: Title 17: Zoning Regulations, Chapter 17.05: Official Zoning Map and District Use Matrix, 
Section 040: District Use Matrix singles out employee housing for golf courses and recreational facilities 
as its own category with bulk requirements; other types of employee housing are not addressed in the 
District Use Matrix. The bulk requirements in question prohibit employee housing for golf courses and 
recreational facilities in all Zoning Districts except the Recreational Green Belt (RGB), where such 
housing is allowed by approval of a Conditional Use Permit only.  
 

 
 
In the Application narrative for the proposed Text Amendment, the Applicant asserted that the current 
Municipal Code “significantly restricts the legal location for employee housing for many employers, 
including, but not limited to, The Valley Club.” Given the great need for housing in the Wood River Valley 
and the City’s priority of supporting access to housing, Staff agrees that golf courses and recreational 
facilities should not be restricted from providing employee housing within the City’s residential Zoning 
Districts. 
 
The proposed Text Amendment solely removes the category “Employee housing for golf courses or 
recreational facilities” from the District Use Matrix, as indicated by a strike‐thru in the attached Draft 
Ordinance.  
   
Standards of Review:  
Criteria for Review. Section 17.14.060(A) of the Hailey Municipal Code provides “[w]hen evaluating 
any proposed amendment under this chapter, the Hearing Examiner or Commission and Council shall 
make  findings of fact on the following criteria: 

1. The proposed amendment is in accordance with the comprehensive plan; 
2. Essential public facilities and services are available to support the full 

range of proposed uses without creating excessive additional  requirements 
at public cost for the public facilities and services; 

3. The proposed uses are compatible with the surrounding area; and 
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4. The proposed amendment will promote the public health, safety, and 
general welfare. 

 
1. The proposed amendment is in accordance with the comprehensive plan; 
The proposed Text Amendment supports the goals  laid out  in the Hailey Comprehensive Plan  in that  it 
proposes to unrestrict employee housing for golf courses and recreational facilities. In Section 8: Housing, 
the Plan discusses the economic, environmental, and social benefits of supporting an accessible housing 
market within Hailey city limits. Specific to employee housing, the Plan states that:  

“Affordable employee housing is a key element in the decisions of business owners to create new 
enterprises or expand their businesses.  If affordable housing for employees to purchase and/or 
rent cannot be provided, it will limit the growth potential and sustainability of local businesses. To 
the extent that attractive, affordable housing is available, employees can better be recruited and 
retained.” (page 38). 

 
As explained by the Comprehensive Plan, The Valley Club stands to benefit from providing housing options 
and supporting housing security for their employees. The Valley Club shares the City’s goals in support of 
housing the  local workforce and seeks support from the Commission to allow them—a golf course—to 
create employee housing beyond the Recreational Green Belt (RGB) Zoning District. 
 
Finding: Compliance. The Commission found that this standard has been met.   
 
2. Essential public facilities and services are available to support the full range of proposed uses 
without creating excessive additional requirements at public cost for the public facilities and services; 
While  the proposed Text Amendment does not necessarily relate to the development of new housing 
units,  it  would  (if  approved)  allow  two  (2)  categories  of  businesses—golf  courses  and  recreational 
facilities—to utilize existing housing or develop new housing for employees within all residential Zoning 
Districts.  In other words, golf  courses and  recreational  facilities  would no  longer be  restricted  to nor 
allowed  to  provide  employee  housing  within  the  Recreational  Green  Belt  (RGB)  Zoning  District  via  a 
Conditional Use Permit. If approved, golf courses and recreational facilities would need to abide by the 
stipulations of other residential use or development projects. 
 
All  studies  related  to  recently proposed and approved housing  projects  have affirmed  that  the City’s 
municipal services maintain sufficient capacity for infill development and increased residential densities. 
As such, the Commission found that essential public facilities and services are available to support existing 
and increased housing developments within the residential Zoning Districts, and does not anticipate the 
proposed Text Amendment to create excessive requirements at public cost for public facilities services. 
 
Finding: Compliance. The Commission found that this standard has been met.  
 
3. The proposed uses are compatible with the surrounding area; and 
Other types of businesses are permitted—and encouraged by the City— to provide employee housing in 
the residential Zoning Districts. If approved, this Text Amendment would group golf courses and 
recreational facilities with other businesses, in regards to where they are allowed to provide employee 
housing. The Commission agreed that employee housing is more compatible with the residential Zoning 
Districts than it is with the Recreational Green Belt (RGB) Zoning District and found that this standard 
has been met. 
 
Finding: Compliance.  
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5.  The proposed amendment will promote the public health, safety, and general welfare. 
Through years of community engagement for the Comprehensive Plan creation and updates (as recent 
as 2020), the Commission and Council have found that there is strong community support and rationale 
for increasing and diversifying housing options within Hailey City Limits— including employee housing. 
The proposed Text Amendment is aligned with the City’s needs and goals, housing is key to the public 
health, safety, and general welfare in Hailey.  
 
Finding. Compliance. The Commission found the proposed amendments to be consistent with the 
Hailey Comprehensive Plan, and will promote the public health, safety, and general welfare of the 
community.  
 
 
Signed this _________ day of ______________________, 2022. 
 
 
 
________________________________________ 
Janet Fugate, Chair  
 
 
Attest:  
 
 
 
____________________________ 
Jessica Parker, Community Development Assistant  
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To:    Hailey Planning and Zoning Commission 

 

From:  Cece Osborn, Community Development City Planner 

 

Overview:   Continuation of a Design Review Application by Joel Tranter and Laura Nelson, represented 

by architect David Barovetto, for a new 3,190 square foot single‐family residence with an 

internal 896 square foot accessory dwelling unit at 637 South River Street (Lot 2A, Block 1, 

Maple Subdivision). The project is located in the General Residential (GR), Townsite (TO) 

and Downtown Residential (DRO) Overlay Zoning Districts.  

Hearing:   December 5, 2022 

 

Applicant:  Joel Tranter, represented by architect David Barovetto 

 

Location:   Maple Subdivision, Block 1, Lot 2A, (637 South River Street) 

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

Zoning Districts; 8,840 square foot or 0.2 acre lot. 

 

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to property 
owners within 300 feet on the same day, November 10, 2022.   
 

Application: The Applicant is proposing the construction of a new 3,190 square foot single‐family 
residence with an internal 896 square foot accessory dwelling unit (ADU) at 637 South River Street (Lot 
2A, Block 1, Maple Subdivision). The gross square footage of the entire proposed structure is 4,086 
square feet. 
 
The first, main floor includes two (2) bedrooms, two and one‐half (2.5) bathrooms, an open layout 
kitchen and living room, office room, two‐car garage, entryway, plus access to three (3) outdoor areas 
and a staircase to the second floor. The internal ADU is located on the upper floor and comprises of 896 
square feet. The ADU includes a balcony facing River Street; open layout kitchen, living, and dining 
room; two (2) enclosed bedrooms; and one (1) full bathroom. The remainder of the upper floor is a 550 
square foot loft that is open to the first, main floor. The main entrance is north‐facing and accessed via a 
covered entry walkway on River Street. The entry walkway also services a secondary exterior entrance 
to the internal ADU.  
 
At the October 17, 2022 public hearing, the Planning and Zoning Commission suggested that the 
Applicant relocate or minimize the garage on the street frontage. Per code, the Commission 
recommended any garage door on the street frontage be one‐car in width and setback. Additionally, the 
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