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Findings of Fact, Conclusions of Law and Decision

On February 18, 2020, the Hailey Planning and Zoning Commission considered and approved a
previously approved Design Review Application by L.L. Green’s Hardware, for a new 17,549 square foot
mixed-use building, to be located at 21 East McKercher (Lot 1, Block 2, Northridge Subdivision X).

The Commission having been presented with all information and testimony in favor and in opposition to
the proposal, hereby makes the following Findings of Fact, Conclusions of Law and Decision.

Findings of Fact

Notice: Notice for the February 18, 2020 public hearing was published in the Idaho Mountain Express on
January 29, 2020 and mailed to property owners within 300 feet on January 28, 2020.

Application: A Design Review Application was submitted by L.L. Green’s Hardware for a new 17,549
square foot commercial building, to be located at 21 East McKercher (Lot 1, Block 2, Northridge
Subdivision X). The new commercial space will include one (1) residential unit of approximately 600
square feet, office space, retail and warehouse space. This project was previously approved by the
Planning and Zoning Commission on May 21, 2018 and was reheard due to the expiration of the
previously approved Design Review. No changes are proposed at this time.

Procedural History: The Planning and Zoning Commission first heard the Design Review Application on
April 16, 2018. The Commission suggested that the Applicant Team incorporate the following and
continued the item to May 21, 2018:

e Offer astudio apartment for employee housing (approximately 600 square feet)

e Add exterior private entrance on northelevation to apartment stairway

* Narrow west driveway into parking lot to 24’ width

e Widen east driveway into parking lot to 32" width

e Replace Arctic Willow Shrubs on south property line to Isanti Dogwood

* Replace Ginnala Maple Trees (four) to Thundercloud Plum Trees

e Replace Ginnala Maple Trees (one) to Celebration Maple Tree

e Correct east property line measurement to 350’

e Add bollard lights at driveway/bike pathintersections

e Sidewalk In-Lieu payment
Based on Commission feedback, the Applicant Team revised their submittal and made the changes
noted above. The Design Review Application was approved on May 21, 2018.

Pursuant Section 17.06.040: Design Review Process, F. Final Construction Drawings; Issuance of Building
Permit; Extensions:
“...Application for a Building Permit must occur within one year of Design Review Approval, or as
otherwise provided by agreement authorized by law. The expiration date may be extended
once, for an additional six (6) months, upon written request. Such request must be received
prior to the expiration date”.

The Applicant submitted a letter requesting a six (6) month extension of the Design Review Approval ON
January 30, 2019, which was granted. That second letter requesting an additional six (6) month
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extension was received on December 31, 2019. Per the Hailey Municipal Code, the expiration date may
be extended only once.

The Commission shall review, approve, deny or continue the attached Design Review Application and
supporting documents for a mixed-use building at 21 East McKercher Boulevard. No changes to the
original submittal are proposed as this time.

A public hearing before the Planning and Zoning Commission was held on February 18, 2020, in the
Hailey City Council Chambers.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
17.06.050 Complete Application
Department Engineering: Civil Plans for any grading/drainage improvements shall be
Comments

provided at the time of the Building Permit.

Life/Safety: No comments

Water and Sewer: No comments

Building: No comments

Streets: Drywell Permits shall be applied for at the time of the Building Permit.

The Streets Division recommended and the Commission found that the
Applicant shall complete and maintain the sidewalk along Highway 75, a
sidewalk in-lieu fee based on the sidewalk estimate along the property
frontage of McKercher Boulevard shall be paid, with funds from this payment
to be used in part to repair the damaged portions of the McKercher Boulevard
path.

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

Staff Comments Signs have not yet been submitted, but will conform to City Standards.
17.09.040 On-site See Section 17.09.040 for applicable code.

Parking Reg. 9.4.5, 1 space per 1,000 square feet. 9.4.A.1, fractional spaces are rounded down
Staff Comments The Hailey Municipal Code requires one (1) parking space per 1,000 square

feet of commercial space. The proposed project is 17,549 square feet in size;
therefore, seventeen (17) parking spaces are required.

That said, the Hailey Municipal Code also requires one (1) parking space for
every 250 square feet of net retail area, plus one (1) parking space for every
2,500 square feet of gross outdoor display area. The proposed project has
13,178 square feet of retail area and 2,620 square feet of outdoor display
area; therefore, six (6) parking spaces required.

Additionally, the Hailey Municipal Code requires one (1) space for every 1,000
square feet of floor area, but not less than one (1) parking space per
employee. Per the Applicant, L.L. Green’s currently has seven (7) employees, of
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which, two (2) are dedicated to the management of the warehouse facility.
The proposed project has 1,642 square feet of warehouse area; therefore, two
(2) parking spaces are required.

Lastly, the Hailey Municipal Code requires one-and-a-half (1.5) parking spaces
per mixed-use buildings. The residential unit is approximately 570 square feet
in size; therefore, one (1) parking space is required.

The Applicant is proposing a total of 38 parking spaces on private property;
two (2) accessible spaces are also proposed. Two (2) accessible spaces and
seven (7) standard spaces are proposed to be located in front of the
commercial building, with the remainder located to the sides and rear of the
building. Parking spaces 22-28 will be used seasonally for outdoor
greenhouses. No on-street parking is proposed at this time (see image below
for more detail with regard to parking).

proposed new store, offices,
and warehouse
13,16 4G FT

v ——
2| NB°3314"W 40891 | property line
N

||||||||||

spaces required by the Hailey Municipal Code.

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

The parking requested above City Standard is not in excess of 200%. 38 spaces

are proposed; 27 spaces are required. The Commission found that this

standard has been met.

17.08C.040 Outdoor
Lighting Standards

17.08C.040 General Standards
a. Allexterior lighting shall be designed, located and lamped in order to
prevent:
1. Overlighting;
2. Energy waste,
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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. Arealights. All area lights are encouraged to be eighty-five (85) degree
full cut-off type luminaires.

e. ldaho 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 are attached.
A Photometric Plan has been submitted, which incorporates additional
lighting at the entrance/exit of the parcel, to provide better pedestrian scale
lighting near bike path and entrance/exit intersections. This was a
recommendation made by the Planning and Zoning Commission at their April
16, 2018 public hearing. The Commission found that this standard has been
met.

Bulk Requirements

Zoning District: Limited Business
Maximum Height: 35’
Required Setbacks:

e FrontYard: 20’

e Side Yards: 10’

e Rear Yard: 10’

Staff Comments

Zoning District(s): Limited Business (LB) and Downtown Residential Overlay
(DRO)

Proposed Height: 33’-6”

Proposed Setbacks:
e FrontVYard: 25’

e Side Yard (West): 76’
e Side Yard (East): 74’
e RearVYard: 16’

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

17.06.070(A)1
Street
Improvements
Required

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

A six (6”) foot wide sidewalk exists only on the corner of Main Street. The
Applicant proposes to extend this sidewalk on Main Street, and plant a variety
of native grasses and wildflowers in a planting bed at the back of the
sidewalk.

The corner six (6°) foot wide sidewalk wraps around the site to the north and
transitions to an asphalt path that runs east along McKercher Boulevard,
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connecting to Buttercup Road. The Commission suggested and the Applicant
agreed to maintain and repair the existing asphalt path, rather than replace
said path along the property frontage with concrete sidewalks. The
Commission also discussed a sidewalk in-lieu payment versus sidewalk repair
in other areas of the City.

The Streets Division recommended and the Commission found that the
Applicant shall complete and maintain the sidewalk along Highway 75, a
sidewalk in-lieu fee based on the sidewalk estimate along the property
frontage of McKercher Boulevard shall be paid, with funds from this payment
to be used in part to repair the damaged portions of the McKercher Boulevard
path.

With regard to drainage improvements, all roof drainage runs to interior
drains that drain to drywells located under the parking areas.

Staff Comments

17.06.070(B)
Required Water
System
Improvements

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

Staff Comments

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

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

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

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

Staff Comments | The proposed building follows the grid pattern in downtown Hailey. The proposed
building is oriented toward the north, facing McKercher Boulevard. Awnings on
the southeast and southwest windows will accommodate for the summer sun,
and provide a shallower angle for the winter sun, which will provide passive
warming of the interior of the proposed building. A secondary entrance and
windows on the west side of the building provide views of Carbonate Mountain
and exposure to the western sun.

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.
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17.06.080(A)1c

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

Staff Comments

A six (6’) foot wide sidewalk exists only on the corner of Main Street. The
Applicant proposes to extend this sidewalk on Main Street, and plant a variety of
native grasses and wildflowers in a planting bed at the back of the sidewalk.

The corner six (6°) foot wide sidewalk wraps around the site to the north and
transitions to an asphalt path that runs east along McKercher Boulevard,
connecting to Buttercup Road. The Commission suggested and the Applicant
agreed to maintain and repair the existing asphalt path, rather than replace said
path along the property frontage with concrete sidewalks. The Commission also
discussed a sidewalk in-lieu payment versus sidewalk repair in other areas of the
City.

The Streets Division recommended and the Commission found that the Applicant
shall complete and maintain the sidewalk along Highway 75, a sidewalk in-lieu
fee based on the sidewalk estimate along the property frontage of McKercher
Boulevard shall be paid, with funds from this payment to be used in part to repair
the damaged portions of the McKercher Boulevard path.

Circulation to both entrances is pedestrian friendly and provides safe access
to/from the building.

17.06.080(A)1d

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

Staff Comments

The Applicant is proposing roll-out trash receptacles. The trash enclosure is
located on the west side of the building and will be screened from the street
(Main Street) by the proposed building, as well as a fence. A letter from Clear
Creek Disposal will be required stating that the trash area is accessible. This has
been made a Condition of Approval.

17.06.080(A)1e

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

Staff Comments

N/A, as this block does not contain a platted alley.

17.06.080(A)1f

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

Staff Comments

No vending machines will be located on the exterior of the building. This has been
added as a Condition of Approval.

17.06.080(A)1g

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

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

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

Staff Comments

The majority of the onsite parking is located in a large parking lot to the east
and south sides of the building. Some parking is located at the front of the
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building and will be buffered by landscaping and snow storage. Two (2)
accessible spaces are also located at the front of the building. All parking
areas are screened/buffered from sidewalks by a combination of trees,
shrubs, grasses, and wildflowers. Parking on the south end abuts the existing
parking area of the Americlnn Lodge.

Two (2) loading spaces are required. Said spaces shall be shown on the
Building Permit submittal. This has been made a Condition of Approval.

The property to the east is zoned for residential uses. At the April 16, 2018
hearing, the Commission discussed adding a fence at the east property line to
separate and provide privacy from the undeveloped residential property. The
Commission found that the utilization of a variety of grasses, trees and
shrubs would be sufficient, and that a fence would not be required.

17.09.020.02

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

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

Staff Comments

Two (2) loading spaces are required. Said spaces shall be shown on the
Building Permit submittal. This has been made a Condition of Approval.

17.09.020.09A(3)

Screening and Landscaping:
A. Screening from Residential Property:

3. Such afence or wall shall not be less than four (4’) feet nor more
than six (6’) feet in height and shall be maintained in good
condition. The space between such fence or wall and the lot line
of the adjoining premises in any residential district shall be
landscaped with drought tolerant landscaping and maintained in
good condition.

Staff Comments

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

17.09.020.09B

B. When Buffer Required: When a project is being reviewed pursuant to
Chapter 17.06 of this title, and an existing onsite parking area is located
adjacent to a sidewalk, a landscape buffer is required between the surface
of the parking area and the sidewalk.

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

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

Staff Comments

This block does not contain a platted alley. The front entrance is accessed via two
(2) new curb cuts along McKercher Boulevard. No curb cuts or direct access to
Highway 75 will be made. Note that curb cut widths should be reduced to a 24'-
width maximum. The Applicant has requested to keep the paved area adjacent to
parking stalls 22-28 wider than the standard, as this area will house seasonal
outdoor greenhouses.
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Due to the location and the truck access needed to serve a hardware store, City
Staff finds that two accesses off of McKercher are appropriate, with the far
eastern approach designed with a 32’-wide entry to accept large truck turns. The
western entry has been narrowed to 24’ in width. The Commission found that this
standard has been met.

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

Staff Comments | The site plan proposes 36,114 square feet of hardscape (parking, vehicle and
pedestrian areas). 25% of this (9,029 square feet) is required as a snow storage
area. 9,160 square feet of snow storage is shown. The Commission found that
this standard has been met.

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

Staff Comments | The site plan proposes 36,114 square feet of hardscape (parking, vehicle and
pedestrian areas). 25% of this (9,029 square feet) is required as a snow storage
area. 9,160 square feet of snow storage is shown. The Commission found that
this standard has been met.

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

Staff Comments | Snow storage areas vary in width, but all meet requirements.

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

Staff Comments | Snow may need to be hauled from the large parking areas proposed.

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

Staff Comments | Snow storage areas impede six parking spaces. Said spaces are in excess of the

minimum number of spaces required.

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

Staff Comments

Snow storage areas contain shrubs, native grasses and other low-lying plants.

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

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

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

compatible with surrounding buildings.

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

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

Staff Comments | N/A, as the proposed building design is not a standardized corporate building
design.

17.06.080(A)2c c.  Atground level, building design shall emphasize human scale, be

pedestrian oriented and encourage human activity and interaction.

Staff Comments

The primary entrance/front facade faces McKercher Boulevard and has multiple
windows to welcome pedestrians. Windows and a secondary entrance are
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located on the west side of the building (facing Highway 75), which encourages
pedestrian connectivity and provides views of Carbonate Mountain.

17.06.080(A)2d

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

Staff Comments

The front facade and front entry of the building faces McKercher Boulevard. A
secondary entry faces Highway 75.

The front facade incorporates glass doors and windows to invite pedestrians and
natural light in. The fagade incorporates horizontal siding and a raised cornice
panel of steel tiles to break up the vertical walls and building mass. Awnings
above the windows create a soft and aesthetic, yet functional element to the
store. The building colors are complementary to that of Hailey and the
neighboring buildings, utilizing soft hues of greens and grays for exterior colors.
The scale and textures of the exterior finishes are reminiscent of any hardware
store nationwide. The large clerestory element located above the roof is visually
stimulating and is a great introduction of natural light to the retail space.

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.

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.

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.

17.06.080(A)2h

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

Staff Comments

The proposed building contains parapets of varying heights. It also includes a flat
roof at the front entry and a sloped roof at the secondary entry. The variety of
colors utilized, raised cornice panels and horizontal siding, and awnings provide
depth, shadow lines, and human scale to the building facades.

17.06.080(A)2i

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

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

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

iii. Double glazed windows.
iv. Windows with Low Emissivity glazing.
v. Earth berming against exterior walls
vi. Alternative energy. Solar energy for electricity or water
heating, wind energy or another approved alternative shall
be installed on-site.
vii. Exterior light shelves. All windows on the southernmost
facing side of the building shall have external light shelves
installed.

Staff Comments

The building incorporates double glazed windows and low-emissivity glazing
properties. Windows and awnings have southern orientation.

17.06.080(A)2j

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

Staff Comments

The flat-roofed buildings do not shed snow on to the pedestrian areas. At the
secondary entrance, a sloped roof is proposed; however, will include snow
retainage above the door and a gutter downspout to eliminate snowfall onto
pedestrians.

17.06.080(A)2K

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

Staff Comments

Downspouts from the building appear to be routed underground to a drywell. All
downspouts, overflow downspouts, and roof leaders will either drain into
drywells or into landscape areas only and not onto pedestrian and hardscape
locations. More detailed drawings will be required as part of the Building Permit
Application.

17.06.080(A)2I

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

Staff Comments

No drive-through canopies are proposed. A covered warehouse enclosure will
allow for trucks to back in to; however, all dry goods will be unloaded and moved
into the warehouse enclosure with a Hyster forklift.

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.

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

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

principal building(s).
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Staff Comments | N/A, as no accessory structures are proposed.
17.06.080(A)3b b.  Accessory structures shall be located at the rear of the property.
Staff Comments | N/A, as no accessory structures are proposed.
17.06.080(A)3c c.  Walls and fences shall be constructed of materials compatible with other
materials used on the site.
Staff Comments | The warehouse enclosure, attached to the main structure, will have a wrought
iron fence on three sides with a 13’ wide double gate located on the north and
south sides. These materials are compatible with other materials used onsite. A
sample image is attached.
17.06.080(A)3d d. Walls and fencing shall not dominate the buildings or the landscape.
Planting should be integrated with fencing in order to soften the visual
impact.
Staff Comments

The wrought iron fence that creates the warehouse enclosure will not dominate
the building or landscape.
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Trees, shrubs, native grasses and wildflowers are integrated on-site to soften the
visual impact of said fence.

At the April 16, 2018 hearing, the Commission discussed the addition of a
fence at the eastern property line to separate and provide privacy from the
undeveloped residential parcels. The Commission found that the utilization of
a variety of grasses, trees and shrubs would be sufficient, and that a fence
would not be required.

The Commission found the proposed landscaping strip that abuts the
residential zone to the east sufficient for the proposed mixed-use building.

The Commission also discussed adding additional trees along McKercher
Boulevard and Highway 75. The Commission found that the addition of one
(1) tree along Highway 75 and the addition of three (3) trees along
McKercher Boulevard would be appropriate. The Commission agreed that
three (3) of the proposed trees shall be at least a four (4") inch caliper or
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larger.
17.06.080(A)3e e.  Allroof projections including, roof-mounted mechanical equipment, such
as heating and air conditioning units, but excluding solar panels and Wind
Energy Systems that have received a Conditional Use Permit, shall be
shielded and screened from view from the ground level of on-site parking
areas, adjacent public streets and adjacent properties.

Staff Comments | All roof-mounted mechanical equipment will be screened or not visible from the
ground level of on-site parking areas and adjacent streets and properties. All
roof-mounted mechanical equipment will be located toward the center of the
roof.

17.06.080(A)3f f.  The hardware associated with alternative energy sources shall be

incorporated into the building’s design and not detract from the building
and its surroundings.

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

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

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

Staff Comments | Ground-mounted mechanical equipment is not anticipated for the proposed
building. All service lines into the property shall be installed underground and no
service equipment shall be placed on utility poles.

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

Staff Comments | All service lines shall be installed underground. City Staff requests that
transformer locations be shown on the Building Permit drawings.

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

Staff Comments

N/A, as no appurtenances are proposed.

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

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

17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials
shall be used, as specified by the Hailey Landscaping Manual or an approved
alternative.

Staff Comments | Plant materials will be appropriate for the environment.

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

Staff Comments | Plant materials will be appropriate for the environment.

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

Staff Comments

A drip irrigation and sprinkler system will be installed according to City
Standards.
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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 2% inch caliper and a maximum of 20% of any single tree species may be
used in any landscape plan (excluding street trees). New planting areas shall
be designed to accommodate typical trees at maturity. Buildings within the LI
and SCI-I zoning district are excluded from this standard.

Staff Comments

Proposed landscaping is varied. A combination of trees, shrubs, native grasses
and wildflowers will be utilized to soften the site.

At the April 16, 2018 hearing, the Commission discussed the quantity of large
trees and types. The Commission requested that larger shade trees be
incorporated onsite.

The Applicant Team proposed to replace all Arctic Willow shrubs with Isanti
Dogwood, four (4) Ginnala Maple Trees with Thundercloud Plum, and one
Ginnala Maple Tree with a Celebration Maple Tree.

The Commission found the proposed landscaping strip that abuts the
residential zone to theeastsufficientfor the proposed mixed-use building. The
Commission also discussed adding additional trees along McKercher Boulevard
and Highway 75. The Commission found that the addition of one (1) tree along
Highway 75 and the addition of three (3) trees along McKercher Boulevard be
appropriate. The Commission agreed that three (3) of the trees should be four
@™ inch caliper or larger.

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-
| zoning districts.

Staff Comments

N/A, as this parcel is located within the Limited Business (LB) Zoning District.

17.06.080(A)4f

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

Staff Comments

At the April 16, 2018 hearing, the Commission found that the addition of one (1)
tree along Highway 75 and the addition of three (3) treesalong McKercher
Boulevard be appropriate. The Commission agreed that three (3)of the trees
should be four (4") inch caliper or larger.

17.06.080(A)4g

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

Staff Comments

Runoff is within planting beds.

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




L.L. Green’s Hardware Design Review

21 East McKercher (Lot1, Block 2, Northridge X)

Hailey Planning Zoning Commission — February 27, 2020
Findings of Fact — Page 14 of 19

removed, dead plant materials removed and replaced).

Staff Comments | The Applicant shall be responsible for maintaining plant material in a healthy
condition. Plants were chosen for reduced maintenance, and ability to thrive in
the conditions on-site.

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

appearance of the site.

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

17.06.080(A)4j j. Retaining walls shall be constructed of materials that are utilized elsewhere

on the site, or of natural or decorative materials.

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

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.

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

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

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.

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.

Additional Design Review Requirements for
Non-Residential Buildings Located within B, LB, or TN

1. Site Planning: 17.06.080 (B) 1, items (a) thru (b)

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

17.06.080(B)
la

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

Staff
Comments

A six (6”) foot wide sidewalk exists only on the corner of Main Street. The Applicant
proposes to extend this sidewalk on Main Street, and plant a variety of native
grasses and wildflowers in a planting bed at the back of the sidewalk.

The corner six (6’) foot wide sidewalk wraps around the site to the north and
transitions to an asphalt path that runs east along McKercher Boulevard,
connecting to Buttercup Road. The Commission suggested and the Applicant
agreed to maintain and repair the existing asphalt path, rather than replace said
path along the property frontage with concrete sidewalks. The Commission also
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discussed a sidewalk in-lieu payment versus sidewalk repair in other areas of the
City.

The Streets Division recommended and the Commission found that the Applicant
shall complete and maintain the sidewalk along Highway 75, a sidewalk in-lieu fee
based on the sidewalk estimate along the property frontage of McKercher
Boulevard shall be paid, with funds from this payment to be used in part to repair
the damaged portions of the McKercher Boulevard path.

A bike rack is proposed at the front entrance of the building. Circulation to both
entrances is pedestrian friendly and provides safe access to/from the building.

17.06.080(B) b.  Wider sidewalks are encouraged to provide additional amenities such as seating

1b areas and bicycle racks.

gtaff Wider sidewalks are not currently proposed along the length of Highway 75,
omments

nor McKercher Boulevard. A bike rack is proposed at the front entrance of the
building.

2. Building Design:

17.06.080 (B) 2, items (a) thru (g)

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
17.06.080(B) a. The main facade shall be oriented to the street. The main entrance(s) to the
2a building shall be located on the street side of the building. If the building is
located on a corner, entrances shall be provided on both street frontages. If the
design includes a courtyard, the main entrance may be located through the
courtyard. Buildings with more than one retail space on the ground floor are
encouraged to have separate entrances for each unit.
Staff This is a corner lot. Pedestrian access is proposed from Highway 75. Two
Comments | yehjcular entrances are proposed. The primary entrance to the building faces
McKercher Boulevard. A secondary entrance faces Highway 75; pedestrian
connection has been added.
The Main facade is oriented to the street and the primary entrance to the building
is located on Main Street.
17.06.080(B) b.  Multi-unit structures shall emphasize the individuality of units or provide visual
2b interest by variations in roof lines or walls or other human scale elements.
Breaking the facades and roofs of buildings softens the institutional image which
may often accompany large buildings.
Staff N/A, as the proposed building contains only one (1) commercial unit.
Comments

17.06.080(B)
2c

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

Staff The building is existing. No exterior changes to the building are proposed. Human
Comments | seale is achieved with the addition of raised planter beds, an outdoor paver patio

and retail space, and benches to create interest and variation at the street level.
13-06-080(8) d. Buildings that exceed 30 feet in height, the entire roof surface shall not project
2

to the highest point of the roof. The Commission shall review building height
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relative to the other dimensions of width and depth combined with detailing of
parapets, cornices, roof, and other architectural elements.

Staff
Comments

The building exceeds 30’ in height. Various elements help to break up the roofline.

17.06.080(B)
2e

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

Staff An outdoor paver patio facing Highway 75 and the corner of McKercher Boulevard
Comments | s proposed, which reduces the mass of the building and creates a livable outdoor
space for customers and employees alike.
17.06.080(B) f.  Fire department staging areas shall be incorporated into the design elements of
2f the building.
gtaff . Fire Department staging is available on Main Street and McKercher Boulevard. The
omments

proposed building is within 150’ of the street.

17.06.080(B)
29

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

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

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

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

Staff
Comments

The front facade incorporates glass doors and windows to invite pedestrians
and natural light in. The facade incorporates horizontal siding and a raised
cornice panel of steel tiles to break up the vertical walls and building mass.
Awnings above the windows create a soft and aesthetic, yet functional
element to the store. The building colors are complementary to that of Hailey
and the neighboring buildings, utilizing soft hues of greens and grays for
exterior colors. The scale and textures of the exterior finishes are reminiscent of
any hardware store nationwide. The large clerestory element located above
the roof is visually stimulating and is a great introduction of natural light to the
retail space.

The proposed building also contains parapets of varying heights. It includes a
flat roof at the front entry and a sloped roof at the secondary entry. The variety
of colors utilized, raised cornice panels and horizontal siding, and awnings
provide depth, shadow lines, and human scale to the building facades.

A landscape buffer is also proposed between the new mixed-use building and
the residential area to the east, providing a softer transition between the two.

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

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
17.06.080(B) a.  When abutting the LR, GR or TN zoning districts, a landscape buffer between the
3a

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

Staff
Comments

The subject parcel abuts a residential zoning district. At the April 16, 2018
hearing, the Commission discussed the addition of a fence at the eastern
property line to separate and provide privacy from the undeveloped residential
parcels. The Commission found that the utilization of a variety of grasses, trees
and shrubs would be sufficient, and that a fence would not be required.

The Commission found the proposed landscaping strip that abuts the
residential zone to the east sufficient for the proposed mixed-use building.

17.06.080 Criteria.

A. The Commission or Hearing Examiner shall determine the following before approval is

given:

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

2. The project conforms to the applicable specifications outlined in the Design
Review Guidelines, as set forth herein, applicable requirements of the Zoning
Ordinance, and City Standards.

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

will:

Noak~owbdpRE

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.
Minimize adverse impact on other development.

Control the sequence, timing and duration of development.

Assure that development and landscaping are maintained properly.
Require more restrictive standards than those generally found in the

Zoning Ordinance.

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

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

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

Conclusions of Law

Based upon the above Findings of Fact, the Commission makes the following Conclusions of Law:
1. Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given.
2. The project is in general conformance with the Hailey Comprehensive Plan.
3. The project does not jeopardize the health, safety, or welfare of the public.
4. Upon compliance with the conditions set forth, the project conforms to the applicable
standards of Chapter 17.06, Design Review, and other Sections of the Hailey Municipal Code
and City Standards.

Decision

The Design Review Application submitted by L.L. Green’s Hardware for a new 17,549 square foot
commercial building, to be located at 21 East McKercher (Lot 1, Block 2, Northridge Subdivision X), is
hereby approved, finding that the project does not jeopardize the health, safety or welfare of the public
and the project conforms to the applicable specifications outlined in the Design Review Guidelines,
applicable requirements of the Zoning Ordinance, Title 18, and City Standards, provided conditions (a)
through (o) are met:

a)

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

b) Any change in use or occupancy type from that approved at time of issuance of Building

Permit may require additional improvements and/or approvals. Additional parking may
also be required upon subsequent change in use, in conformance with Hailey’s Zoning
Ordinance at the time of the new use.
All City infrastructure requirements shall be met. Detailed plans for all infrastructure to
be installed or improved at or adjacent to the site shall be submitted for Department
Head approval and shall meet City Standards where required. Infrastructure to be
completed at the Applicant’s sole expense include, but will not be limited to, the
following requirements and improvements:
i. Complete sidewalk along the property frontage of Main Street
ii. Pay asidewalk in-lieu payment for the sidewalk along the property
frontage of McKercher Boulevard, with funds from this payment to be
used in part to repair the damaged portions of the McKercher path. This
in-lieu payment must be made prior to issuance of the Certificate of
Occupancy.
The Applicant shall be responsible for winter snow clearing and maintenance of the
Main Street sidewalk.



9)

h)

Approved this
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The project shall be constructed in accordance with the Application or as modified by
these Findings of Fact, Conclusions of Law and Decision.
Except as otherwise provided, all the required improvements shall be constructed and
completed, or sufficient security provided as approved by the City Attorney, before a
Certificate of Occupancy can be issued.
This Design Review approval is for the date the Findings of Fact are signed. The Planning
& Zoning Administrator has the authority to approve minor modifications to this project
prior to, and for the duration of a valid Building Permit.
A Grading and Drainage Plan shall be prepared by a licensed engineer for the site and all
adjacent City right-of-ways. The plan shall be submitted and approved by City Staff prior
to issuance of the Building Permit.
All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.
The lighting plan shall demonstrate that there is no light trespass towards residential
neighborhoods to the east.
Onsite landscaping shall be increased as follows:

i.  Four (4) additional trees shall be added onsite: one (1) tree to be added along

Highway 75 and three (3) trees to be added along McKercher Boulevard.

Three (3) trees, at least four (4”) caliper or larger, shall be added onsite.
Two loading areas shall be shown on the Building Permit submittal.
A letter from Clear Creek Disposal shall be provided stating that the location and design
of the trash enclosure is adequate for rolling can pick-up. If a change is made to the
dumpster use, a Design Review Modification shall be submitted.
Rooftop equipment (if any) shall be shown on a roof plan.
All grade level utility boxes and transformers shall be shown on the Building Permit
submittal.

day of , 2020.

Janet Fugate, Planning and Zoning Commission Chair

Attest:

Jessie Parker, Community Development Assistant



Return to Agenda
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GALENA ENGINEERING, INC.

CIVIL ENGINEERING & LAND SURVEYING

MEMO
DATE: February 7, 2020
TO: City of Hailey Community Development Department
FROM: Samantha Stahlnecker, P.E.
Galena Engineering
RE: Blaine Manor Senior and Family Community Transportation Impact Overview

Introduction

The Blaine Manor Senior and Family Community project consists of a Planned Unit Development
containing two multi-family housing buildings, each containing 30 units. The Senior Community building will
include 18 one-bedroom units and 12 two-bedroom units. The Family Community building will include 18
two-bedroom units and 12 three-bedroom units.

Parking areas for the two buildings will be provided on site, accessed at one location on Maple Street. The
existing curb cut on SH-75 (Main Street) will be abandoned and removed. Additionally, parking within the
Maple Street right-of-way will be developed per city standards.

The project will also include the dedication of a 48 public right-of-way and improvement of a 26’ wide
asphalt road along the eastern boundary of the property from Maple Street to the north edge of Campion
Ice House. Though this right-of-way will dead-end into the city-owned Wertheimer Park Block 1, Lot 2A,
vehicles may use the existing Campion Ice House parking lot to maneuver to the Airport Way & Main Street
signalized intersection.

Pedestrian Access

Pedestrian access to both Maple Street and Main Street/State Highway 75 will be provided via multiple
concrete sidewalk connections. Two sidewalk connections will be constructed near the middle of the Main
Street frontage to provide a strong pedestrian route to both buildings. Concrete sidewalks will also be
constructed along the frontage of both buildings. Pedestrians will also be able to access an existing public
transit stop one-half block north of the project site in front of the Hailey Auto Clinic.

Background Traffic

Galena Engineering did not collect traffic data specific to this project. Traffic data from the City of Hailey
Transportation Master Plan Update dated July 1, 2019 (TMP), was referenced for the purposes of this
transportation impact overview. The TMP included one four-way, unsignalized intersection which is similar
to the project intersection: Main Street & Walnut Street. Walnut Street is four blocks north of Maple Street
and experiences traffic volumes that are similar in scale to Maple Street when compared to Main Street.
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Per the Synchro results for existing PM Peak 2019 volumes at Main Street & Walnut Street, westbound
Walnut traffic totaled 36 trips (1 through, 12 southbound, and 23 northbound). Main Street traffic volumes
were 2,448 in the north and southbound directions.

The existing background traffic volume on west-bound Maple Street has not been measured, but because it
is a dead-end street, Galena has assumed that it is equal to or less than Walnut Street. Main Street traffic

is assumed to be roughly the same at Maple and Walnut.

Proposed Trip Generation and Distribution

Trip generation volumes for the proposed project uses were calculated per the Institute of Transportation
Engineers (ITE) 10t Edition Trip Generation Manual, 2017. The trip generation is as follows and is
summarized in Table 1:

Daily Trips: 306

Morning Peak Hour Trips: 19

Evening Peak Hour Trips: 22

Table 1: Blaine Manor- Trip Generation

Weekday Daily

Land Use # of Trip % Entering | % Exiting | Trips Trips Total Daily
Units Generation Entering | Exiting | Trips

Senior Adult 30 3.48 50 50 52 52 104

Housing-

Attached (252)

Apartment (220) | 30 6.72 50 50 101 101 202

Morning Peak Hour

Land Use # of Trip % Entering | % Exiting | Trips Trips Total A.M.
Units Generation Entering | Exiting | Trips

Senior Adult 30 0.08 45 55 1 2 3

Housing-

Attached (252)

Apartment (220) | 30 0.51 20 80 3 13 16

Evening Peak Hour

Land Use # of Trip % Entering | % Exiting | Trips Trips Total P.M.
Units Generation Entering | Exiting | Trips

Senior Adult 30 0.1 61 39 2 1 3

Housing-

Attached (252)

Apartment (220) | 30 0.62 65 35 12 7 19

The proposed development will produce less traffic than other uses supported by the comprehensive plan
for this property. Because half of the proposed units will be senior housing as opposed to unrestricted
apartments, the traffic volume production is reduced by 25%. Other uses such as a hotel or other multi-use
developments could also produce higher traffic volumes than what is proposed.
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Figure 1 shows how AM peak hour project traffic, which produced the most southbound trips, is distributed
onto Main Street. The north/south split for existing traffic on Walnut Street was used to determine a roughly
65/35 ratio for Main Street project traffic.

e e L P LoRY W
Figure 1: Peak AM Hour

rip )'sribution
Analysis

Galena Engineering utilized the Main Street & Walnut Street results from the TMP to determine how the
Main Street & Maple Street intersection will function with the proposed project traffic.

Unsignalized intersections like Walnut or Maple Street & Main Street are analyzed based upon available
gaps for the minor, stop-controlled street. The movement that experiences the longest delay determines the
Level of Service, or operational functionality, for the entire intersection.

At Main Street & Walnut Street, the imbalance of Main Street to side street traffic and lack of turning gaps
resulted in a calculated delay of 103.2 seconds/vehicle. This delay equates to a Level of Service (LOS) F.
To paraphrase from Table 5 of the TMP, a LOS F represents that traffic demand exceeds the capacity of
the intersection, resulting in very long queues and delays. This designation is slightly misleading in that
even one turning vehicle in the peak hour could experience a LOS F while little to no delay is experienced
at other non-peak times. Even though Main Street & Walnut Street is a failing intersection, it appears that
no improvements are planned for the Maple Street intersection.
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The proposed project traffic contributes 15 exiting trips to Maple Street in the Peak AM condition, and
Galena Engineering assumed all exit to Main Street. Knowing that Main Street traffic volumes at Maple
Street are similar to those observed at Walnut Street, Galena Engineering expects that westbound traffic at
Maple Street will experience a LOS F regardless of the added westbound project traffic. Generally
speaking, this intersection, like Walnut Street, moves a large number of vehicles on Main Street but there
are very few gaps available for minor street turning movements.

It is possible that the project traffic may contribute fewer turning trips at Maple Street & Main Street
because an alternative route will be accessible to a traffic signal through the Campion Ice House parking
lot. It is unclear how many, if any, vehicles will use this route because it is not a fully developed street;
however, it could potentially help lessen the number of vehicles on Maple Street traveling southbound.
Galena Engineering does not anticipate impacts to the Airport Way & Main Street intersection as a result of
this possible re-route.

Conclusions

The traffic impacts from the proposed Senior and Family Community buildings are relatively low and could
be much higher if alternative uses supported by the comprehensive plan were proposed. Galena
Engineering is not suggesting any improvements to Main Street and Maple Street. No traffic signal warrants
are satisfied, and the Main Street lane configuration is already the preferred five-lane concept as stated on
page 14 of the TMP.

Galena Engineering has concluded that the SH-75 (Main Street)/ Maple Street intersection will function
similarly to other 4-way, unsignalized intersections along Main Street.
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Mountain Rides Transportation Authority
P.0. Box 3091
Ketchum, ldaho 83340

N\

mountain rides

To:  Lisa Horowitz, Community Development Director, City of Hailey
Brian Yeager, Public Works Director, City of Hailey
Robyn Davis, Community Developqlent C"fy Planner, City of Hailey
From: Wally Morgus, Executivg D%%r/@d/
Date: February 10,2020 (/47 f
Re:  Comments re: Blaine Manor Senior & Family Community Development

Thank you for the opportunity for the Mountain Rides’ team to review and comment on
the Blaine Manor Senior & Family Community (BMSFC) development now in-process.

Mountain Rides commends and supports ARCH’s undertaking to develop and manage
much-needed senior- and family-living housing in our community.

With respect to the layout and design of BMSFC’s facilities within the parcel proper, these
are matters outside our bailiwick and, thus, we forego comment on same, deferring to
ARCH, its design team and their collective expertise.

At the confluence of BMSFC’s development and Mountain Rides’ infrastructure, namely
the configuration of BMSFC’s frontage on Maple Street, and in the name of facilitating
safety, convenient access to public transportation, and a smooth, efficient flow of traffic,
Mountain Rides recommends that BMSFC’s Maple Street frontage include
accommodations for a Mountain Rides’ bus stop, as follows:

1) Integrate the bus stop and its attendant infrastructure into the proposed Maple
Street entrance/exit area for BMSFC (per Galena Engineering’s 02/07/2020 DRAFT
Site and Grading Plan). Per the DRAFT, that entrance/exit area includes: i) the
driveway entrance/exit that is ~27° wide; ii) ~22’ of curb, without parking spaces,
to the east of the driveway; and iii) ~27’ of curb, without parking spaces, to the
west of the driveway. The total length of the entrance/exit area frontage on Maple
Street is ~76’, which is adequate length for accommodating a bus or van(s) while
picking up or dropping off passengers.

Initially, a bus may occupy the bus stop for approximately two (2) minutes every
hour. At the anticipated full build-out of Mountain Rides’ service, a bus may
occupy the bus stop for that same approximately two (2) minutes every halfhour.
Congestion and conflicts between bus traffic and automobile traffic in and out of
BMSFC should be minimal.

2) Placement of Mountain Rides’ standard bus stop sign at the curb within the ~22°
of curb, without parking spaces, to the east of the driveway.

3) Placement of a poured concrete slab — 10’ length x 12’ width - adjacent to the bus
stop sign (see above). This slab may eventually accommodate a Mountain Rides’
standard, or approved alternative, bus stop shelter.

Once again, thank you for the opportunity to participate in the process. We trust our
recommendations will help inform your decisions. Should you have further comments or
questions, please feel free to reach out to Mountain Rides.
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