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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On December 16, 2024, the Hailey Planning and Zoning Commission considered and approved a Design
Review Application by Tanner Investments, LLC, for construction of a twenty-four (24) unit apartment
building, consisting of eighteen (18) two-bedroom units and six (6) one-bedroom units, to be located at
Block 1 of the Sweetwater PUD Subdivision within the Limited Business (LB) Zoning District. Each two-
bedroom unit will be 1,104 square feet in size, and each one-bedroom unit will be 728 square feet in
size. Forty-eight (48) parking spaces are proposed, as well as a communal grill/picnic and play area on
site. This development is to be known as Solstice Condominiums.

FINDINGS OF FACT

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

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

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

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

Thus, the residents of any new units constructed on Block 1 will not have access to the existing 5,200
square foot amenity building, nor will they be obligated to pay HOA fees associated with the original
Sweetwater public amenities. The public amenities originally provided, including the, (1) community
housing contribution of land, on which the Senior Housing Units on River Street now exist; (2) Highway
75 contribution; (3) Wood River Trail connection; (4) construction of the 1.6 acre park; and (5) 1 of 2
promised transit shelters; all have been made to the benefit of, and credit to this Block 1, of the overall
Sweetwater PUD. This phase of the project continues to be subject to the park in-lieu contribution
requirement.
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In January of 2024, Tanner Investments, LLC, submitted their first Design Review Application for the
construction of a twenty-four (24) unit apartment building, consisting of eighteen (18) two-bedroom
units and six (6) one-bedroom units, to be located at Block 1 of the Sweetwater PUD Subdivision. A
public hearing was conducted by the Hailey Planning and Zoning Commission on February 5, 2024. At
this hearing, the Commission expressed concern in the incomplete nature of the submittal, specifically as
it related to architectural design and renderings. Other unresolved matters affecting the project at the
time of the hearing focused on Block 1’s desire to separate from the Sweetwater HOA and form their
own HOA, and the subsequent City processes that may or may not need to occur to facilitate that
adjustment (PUD Amendment).

The City’s stance remained firm in that Block 1 could only take advantage of certain benefits of the PUD
(namely setbacks, density, building height, etc.) if they remain as part of the Sweetwater HOA and Block
1 residents have access to all of the amenities (building, pool, and open space) that are provided for
existing Sweetwater residents (but excluding Block 2). The Applicant posited that they had no binding
obligation to participate in the Sweetwater HOA and had already entered into a private agreement with
the developer of Sweetwater to exit the Sweetwater HOA. At the same time, the Applicant still wished to
take advantage of the aforementioned PUD bulk requirements, and they did not wish to enter into a PUD
amendment process. The Commission unanimously voted to table the item until Staff had been provided
with clarity and direction around the PUD amendment process and the Applicant resubmitted a
corrected application package.

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

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

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

e waiver to comply with LEED-ND development criteria on Block 1.

Amenities Proposed: Chapter 17.10.030.1: General Requirements, Amenities, requires that each Planned
Unit Development Application provide two (2) or more amenities. Community Housing is listed as an
eligible amenity and defined in the Hailey Municipal Code as such:

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

Within the proposed project, to be known as Solstice Condominiums, the Applicant is providing the
following amenities:
e perpetual designation of two (2) residential units, restricted as community housing units under
the Locals Only (Category L) criteria.
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Staff appreciate the Applicant’s offer to perpetually deed restrict two (2) community housing units within
the development, and further believe the proposed benefit is commensurate with the requested waivers
to certain obligations, as noted herein.

At the December 16, 2024 Public Hearing, the Commission voted unanimously to approve the proposed
project, while also offering the following feedback and/or suggestions:
e Consider providing on-site electric vehicle (EV) charging stations for residents.
e Consider adding additional drywells to the parking area, to mitigate pooling and/or freezing of
precipitation across pedestrian circulation areas.
e Consider adding additional design features to the east and west facades of the building,
achieving more visual balance across the large wall plane.
e Strongly consider switching patio guard rail orientation to vertical, instead of horizontal, to
mitigate risk of children climbing rails.
e Strongly consider applying for funding through Idaho Power’s Multifamily Energy Efficiency
Program and integrating recommended utility and design features to maximize energy efficiency
and resident comfort and cost-savings.

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

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

Grill/picnic area (1,435 square feet)

Grass play area (4,775 square feet)

Snow storage area (7,950 square feet)

Screened trash and recycling enclosure

O O OO

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

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

The Applicant then returned to the Hailey Planning and Zoning Commission with a revised Design
Review submittal and an approved PUD Agreement Amendment. The Design Review Application was
submitted on November 12, 2024 and certified complete on November 13, 2024. A public hearing was
held with the Commission on December 16, 2024, at which time the Commission voted unanimously to
approve the Application.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments

Ye | N | N | City City Standards and Staff Comments

s |0 | /A Code
17.06.0 | Complete Application
50
Depart | Engineering: All infrastructure will require detailed final construction drawings to be submitted
Cmoenq; to the city and approved by the city prior to construction. All construction must conform to
ents City of Hailey Standard Drawings, specifications, and procedures. This has been made a

Condition of Approval.

Life/Safety: No comments.

Streets, Water & Wastewater:
Streets:

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

Wastewater:
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e Under Demolition Key Note DO7 on civil engineering plan set sheet C0.90, the
Wastewater Division Manager requests that the existing sewer service is abandoned
inside the sewer manhole.

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

Water:
* Nocomments.

Finding: Compliance. These Standards have been met.

17.08A | 17.08A Signs: The applicant is hereby advised that a sign permit is required for any signage exceeding

Signs 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 A sign demarcating the complex is proposed for the corner of the lot at the intersection of

s‘t’s’""’e Countryside and Shenandoah. The size of this signage is unknown. The Applicant shall submit
renderings and dimensions for all site signage for staff review prior to installation. This has
been made a Condition of Approval.
Finding: Compliance. This Standard will be met.

17.09.0 | See Section 17.09.040 for applicable code.

40 On-

site

Parking

Req.

Staff Per the Hailey Municipal Code, Multifamily Dwellings are required to provide at least 1.5

:‘t’s’"’"e onsite parking spaces per unit. Twenty-four (24) units are proposed, requiring a minimum of
thirty-six (36) on-site parking spaces. Forty-seven (47) on-site parking spaces are proposed, in
addition to six (6) street parking spaces proposed for Countryside Boulevard. Two (2) ADA-
accessible parking spaces are also proposed for the northwest corner of the parking area,
immediately adjacent to the building’s southern entrance.
Finding: Compliance. This Standard has been met.

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

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

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

Permitt | permitted will be heard by the commission as part of other applications, or, where no other

ed application is pertinent, under the notice and hearing procedures set forth for design

Parking | eview.

Staff N/A, as the parking proposed is not in excess of 200% of the number of spaces required by the

s‘t’s’""’e Hailey Municipal Code.
Finding: Compliance. This Standard has been met.

17.08C. | 17.08C.040 General Standards

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

Outdoo 1. Overlighting;

r. 2. Energy waste;

Lightin 3. Glare:

gtanda 4. Light Trespass;

rds 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




Design Review: Tanner Investments, LLC

Solstice Condominiums (Block 1, Sweetwater P.U.D. Subdivision)
Hailey Planning and Zoning Commission — January 6, 2025
Findings of Fact — Page 6 of 22

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 The Applicant is proposing to install seven (7) exterior wall mounted lighting fixtures for the

s‘t’s’"me condominium entries/exits, in addition to four (4) parking area pole lights, 15’ in height.
Photometric plans and lighting cut sheets, provided by the Applicant, demonstrate compliance
with the Hailey Municipal Code Outdoor Lighting Standards,
Finding: Compliance. This Standard has been met.

Bulk Limited Business (LB) Zoning District:

Requir

ements

Staff - Building Height:

Comme

nts

0 Permitted Building Height: 37’ (see P.U.D. below)
0 Proposed Building Height: 36’ 6”

Required Setbacks (see P.U.D. below):
Front Yard: 8’
Side Yard: 5’
0 RearYard: 3
- Proposed Setbacks for 24-unit condominium building:
o Front Yard (south): 24.5’
o Side Yard (east): 17’
o Side Yard (west): 6’
0 Rear Yard (north): 14’ and 18’

O OO

The original PUD Agreement addresses the following waivers, which were granted in August
14, 2006:
- Building Height:
0 The maximum building height shall see an increase to 37 feet from 35 feet.
- Setbacks:
o0 The minimum front yard setback shall be reduced from 20 feet to eight (8)
feet for residential units.
0 The minimum side yard setbacks shall be reduced from ten (10) feet to five
(5) feet.
0 The minimum rear yard setback shall be reduced from ten (10) feet to three
(3) feet.
- Maximum Density:
0 Twenty-one (21) residential units originally proposed for Block 1, via August
14, 2006 PUD Agreement.
o Twenty-four (24) residential units were approved via the November 4, 2024
Fourth Amendment to the Sweetwater Subdivision PUD Agreement
(Instrument No. 709182).

All other bulk requirements have been met.
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Finding: Compliance. This Standard has been met.

17.06.0 | Sidewalks and drainage improvements are required in all zoning districts, except as otherwise
70(A)1 | provided herein.
Street
Improv
ements
Requir
ed
Staff A new 5’-wide sidewalk is shown along the perimeter of the proposed project. This perimeter
g‘t’s’""’e sidewalk will connect to interior sidewalks, providing safe access and sufficient circulation
around and through the site.
6” vertical curb and gutter is also proposed around the perimeter of the project, along with
one (1) new drywell in the Countryside Boulevard right-of-way.
Finding: Compliance. This Standard has been met.
17.06.0 | In the Townsite Overlay District, any proposal for new construction or addition of a garage accessing
70(3)' from the alley, where water main lines within the alley are less than six (6) feet deep, the developer
quuw shall install insulating material (blue board insulation or similar material) for each and every
\eNater individual water service line and main line between and including the subject property and the
System nearest public street, as recommended by the City Engineer.
Improv
ements
Staff N/A, as this project is not within the Townsite Overlay (TO) Zone District.
Comme

nts

Finding: Compliance. This Standard has been 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 N | N/ | City Code City Standards and Staff Comments
o | A

la

17.06.080(A) a. The location, orientation and surface of buildings shall maximize, to the

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

Staff

Comments

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

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

Finding: Compliance. This Standard has been met.

17.06.080(A) b. All existing plant material shall be inventoried and delineated, to scale, and
1b noted whether it is to be preserved, relocated or removed. Removal of
trees larger than 6-inch caliper proposed to be removed require an arborist
review. Any tree destroyed or mortally injured after previously being
identified to be preserved, or removed without authorization, shall be
replaced with a species of tree found in the Tree Guide and shall be a
minimum of 2 % inch caliper.

Staff A Landscaping Plan has been prepared for the project. This plan shows trees to

Comments be removed, as well as new trees and other plant materials to be planted. Five
(5) trees are designated for removal. Forty-one (41) new tree plantings are
proposed for the site, and five (5) existing Ash Trees in the Countryside
Boulevard right-of-way will be retained.

Finding: Compliance. This Standard has been met.

17.06.080(A) C. Site circulation shall be designed so pedestrians have safe access to and

1c through the site and to building.

Staff All building entrances, site amenities, and connections to right-of-way

Comments sidewalks will be serviced by an interconnected system of on-site sidewalks. The
parking area also features sidewalks along its entire perimeter.

Finding: Compliance. This Standard has been met.

17.06.080(A) d. Building services including loading areas, trash storage/pickup areas and

1d 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 The site’s dumpster and recycling area is currently proposed towards the rear

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

Finding: Compliance. This Standard has been met.

17.06.080(A) e. Where alleys exist, or are planned, they shall be utilized for building

le services.

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

Comments

Finding: Compliance. This Standard has been met.

17.06.080(A) f.  Vending machines located on the exterior of a building shall not be visible
1f from any street.
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Staff N/A, as no vending machines are proposed.
Comments

Finding: Compliance. This Standard has been met.

17.06.080(A) g. On-site parking areas shall be located at the rear of the building and
19 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 Vehicular access to onsite parking is located off of Shenandoah Drive, to the
Comments rear of the proposed residential building. The Applicant has taken considerable
care to screen the parking area from the street and the adjoining lot with
significant landscaping.

Finding: Compliance. This Standard has been met.

17.06.080(A) h.  Access to on-site parking shall be from the alley or, if the site is not serviced

1h 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 The site is serviced by a single vehicular approach with separate channels for
Comments

parking lot entry and exit, to be located off of Shenandoah Drive. Three (3)
pedestrian access points are located off of Shenandoah Drive, and two (2)
pedestrian access points are located off of Countryside Boulevard.

Finding: Compliance. This Standard has been met.

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

Staff The primary proposed snow storage area is provided in the grass area along

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

Finding: Compliance. This Standard has been met.

17.06.080(A) j-  Snow storage areas shall not be less than 25% of the improved parking and

1j vehicle and pedestrian circulation areas.

Staff The improved parking and vehicle and pedestrian circulation areas amount to

Comments 20,495 square feet. 7,950 square feet of snow storage has been provided (39%
of snow removal area).

Finding: Compliance. This Standard has been met.

1§-06-080(A) k. A designated snow storage area shall not have any dimension less than 10

1 feet.

Staff It appears that the designated snow storage areas, as shown on the Updated

Comments

Landscape Plans, comply with this standard.
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Finding: Compliance. This Standard has been met.

17.06.080(A)
1l

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

Staff

Comments

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

Finding: Compliance. This Standard has been met.

17.06.080(A)
im

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

Staff

Comments

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

Finding: Compliance. This Standard has been met.

17.06.080(A)
1in

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

Staff

Comments

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

Finding: Compliance. This Standard has been met.

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

Compliant Standards and Staff Comments
Yes N N/ | City Code City Standards and Staff Comments
o | A

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

2a compatible with surrounding buildings.

Staff The proposal is for a multifamily building in the Limited Business (LB) Zone

Comments District, where a variety of homes, single-family and multi-family, exist. The
proposed building design incorporates a variety of features, such as covered
deck spaces, pop-outs, parapets, and varied exterior materials. These features
mirror some elements of the Sweetwater “live/work” units directly to the north
of the proposed project. A flat roofline is proposed, which is distinct from
surrounding buildings within the Sweetwater Development.
The proportion, size, and overall building footprint is also similar to surrounding
buildings, with the longest building plane situated east to west.
Finding: Compliance. This Standard has been met.

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

2b

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

Comments
Finding: Compliance. This Standard has been met.

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

2 pedestrian oriented and encourage human activity and interaction.

Staff At the ground level, the building design features eight (8) covered deck spaces

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

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

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

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

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

Additionally, the Applicant informed Staff of their intent to complete a
condominium plat process for the units and place them for sale, rather than for
rent. Due to this proposed tenancy and ownership, these condominiums will be
exempt from accessibility requirements listed in 2018 International Building
Code (IBC). However, all units will be designed to be easily upgraded to be fully
accessible (grab bars, clearances, removable cabinetry, etc.). All common areas
outside of each unit will be designed for full ADA compliance, as required by the
2018 IBC.

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

17.06.080(A) d. The front fagade of buildings shall face the street and may include

2d 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 Twelve (12) of the twenty-four (24) units will face north, towards Countryside

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

17.06.080(A) e. Any addition onto or renovation of an existing building shall be

2e designed to create a cohesive whole.

Staff No plans for future additions or renovations are planned.

Comments
Finding: Compliance. This Standard has been met.

17.06.080(A) f.  All exterior walls of a building shall incorporate the use of varying

2f materials, textures and colors.

Staff The residential building will feature a wide variety of materials and textures,

Comments primarily of the neutral color palette. Metal panels (“Granite” gray), cement
board masonry veneer (“Barnwood” finish and “Powder stone” finish), Stucco
(“Simply White™), and black windows and doors will present exterior walls in a
mosaic fashion. Square and rectangular forms will define the building’s
exterior.
Finding: Compliance. This Standard has been met.

17.06.080(A) g. Exterior buildings colors and materials shall be integrated appropriately

2g into the architecture of the building and be harmonious within the

project and with surrounding buildings.
Staff Each individual unit will be highlighted by either the white stucco siding or the
Comments

metal granite-colored wall panels and black metal window forms, which take a
cubic form on both the north and south building facades. Each cubic form will
feature the doorway that provides access from the interior of the unit to each
unit’s covered porch area. The architecture of the proposed building is distinct
for the Sweetwater Subdivision, but the building colors and materials, as
proposed, create harmony between form and function for the project itself.

The building’s more muted color palette will also provide a degree of visual
relief from the existing units in the Sweetwater Subdivision, which feature
bright colors across various building materials.

A materials and color samples package was provided with this project.
However, at the December 16, 2024 Public Hearing, it should be noted that the
Commission expressed a desire to see more architectural detailing and
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“balance” provided on the east and west-facing building facades. The large
barnwood —colored building face could benefit from additional colors and
materials across such a large surface, according to the Commission.

The Applicant may consider this suggestion in their final building design, as to
create a fully harmonious project and neighborhood.

Finding: Compliance. This Standard has been met.

17.06.080(A) h.  Flat-roofed buildings over two stories in height shall incorporate roof
2h elements such as parapets, upper decks, balconies or other design
elements.
itaff The proposed building is three (3) stories in height and is flat-roofed. As such, it
omments

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

Finding: Compliance. This Standard has been met.

17.06.080(A) i.  All buildings shall minimize energy consumption by utilizing alternative

2i energy sources and/or passive solar techniques. At least three (3) of

the following techniques, or an approved alternative, shall be used to
improve energy cost savings and provide a more comfortable and
healthy living space:

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

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

iii) Double glazed windows.

iv) Windows with Low Emissivity glazing.

v) Earth berming against exterior walls

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

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

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

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

- South-facing windows with eave coverage

- Double-glazed windows

- Windows with low emissivity glazing

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

Applicant.

Finding: Compliance. This Standard has been met.
17.06.080(A) j.  Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and
2j downspouts shall be provided over all walkways and entries to prevent

snow from falling directly onto adjacent sidewalks.



https://www.idahopower.com/energy-environment/ways-to-save/savings-for-your-business/multifamily-energy-efficiency-program/
https://www.idahopower.com/energy-environment/ways-to-save/savings-for-your-business/multifamily-energy-efficiency-program/
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Staff The building will be primarily accessed from pedestrian entrances on the north
Comments and south building elevations, which connect to interior staircases providing
access to each floor. These north and south building entrances are designed to
be recessed into the building. Each entrance also features a building projection
above it, preventing snow from falling directly onto the sidewalk in the vicinity
of the entrance.

On the east and west building elevations, entryways will feature metal gutters
and chain leaders leading into landscaped areas. See below:

Finding: Compliance. This Standard has been met.

17.06.080(A) k. Downspouts and drains shall be located within landscape areas or other
2k appropriate locations where freezing will not create pedestrian hazards.
Staff The Applicant has confirmed that the roof will be drained internally, and no
Comments

external guttering will be provided. With the flat roof design, runoff from the
building will be very minimal and freezing hazards for pedestrian areas are
unlikely to occur. As noted previously, east and west entryways will feature
gutters and chain leaders directed to landscaped areas.

Finding: Compliance. This Standard has been met.

17.06.080(A) . Vehicle canopies associated with gas stations, convenience stores or drive-

2l 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 N/A, as no vehicle canopies are proposed.

Comments

Finding: Compliance. This Standard has been met.

17.06.080(A) m. A master plan for signage is required to ensure the design and location of
2m signs is compatible with the building design and compliance with Article 8.
Staff A single sign for the development is proposed at the corner of Countryside and
Comments

Shenandoabh; therefore, a Master Sign Plan is not required at this time.

Finding: Compliance. This Standard has been met.

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

Compliant Standards and Staff Comments
Yes N N/ | City Code City Standards and Staff Comments
o | A
17.06.080(A) a. Accessory structures shall be designed to be compatible with the
3a principal building(s).
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Staff N/A, as no accessory structures are planned.
Comments

Finding: Compliance. This Standard has been met.

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

Staff N/A, as no accessory structures are planned.

Comments

Finding: Compliance. This Standard has been met.

17.06.080(A) c. Walls and fences shall be constructed of materials compatible with
3c other materials used on the site.

Staff Cedar fencing, 4.5’ in height, is proposed for the entirety of the property’s
Comments

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

Finding: Compliance. This Standard has been met.

17.06.080(A) d. Walls and fencing shall not dominate the buildings or the landscape.

3d Planting should be integrated with fencing in order to soften the visual
impact.

Staff The proposed walls and fencing are not dominating in size, scale, or color.

Comments

Plantings are proposed in conjunction with all segments of walls and fencing
across the site, softening the visual impact of these constructed elements.

Finding: Compliance. This Standard has been met.

17.06.080(A) e. Allroof projections including, roof-mounted mechanical equipment,
3e 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 Architectural renderings show roof mounted mechanical equipment on the east

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

The Applicant has confirmed that all roof mounted equipment will be screened
and/or shielded from view from the ground level of on-site parking areas,
adjacent public streets, and adjacent properties.

Finding: Compliance. This Standard has been met.

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

3f incorporated into the building’s design and not detract from the

building and its surroundings.

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

omments

this time.

Finding: Compliance. This Standard has been met.

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

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

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

Finding: Compliance. This Standard has been met.

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

Staff All services lines will be underground.

Comments

Finding: Compliance. This Standard has been met.

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

Staff No appurtenances will be permitted on poles.

Comments

Finding: Compliance. This Standard has been met.

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

Compliant Standards and Staff Comments
Yes N N/ | City Code City Standards and Staff Comments
o | A
17.06.080(A) a. Only drought tolerant plant species and/or xeriscape specific plant materials
4a shall be used, as specified by the Hailey Landscaping Manual or an approved
alternative.
ztaff . It appears that plant materials will be appropriate for the environment. The
omments

landscape architect for the proposed development has confirmed that the
majority of plantings will be drought-tolerant; any plantings requiring a
moderate level of watering have been strategically proposed for the northern
facade of the building, so as preserve water and shield from direct sun
exposure.

Finding: Compliance. This Standard has been met.

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

4ab

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

Finding: Compliance. This Standard has been met.

17.06.080(A) C. Ata minimum, a temporary irrigation system that fully operates for at least
4c 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 The Applicant has submitted irrigation plans that include permanent coverage
Comments for approximately 17,796 square feet of area. This includes all grass areas and
plant beds. Irrigation construction notes/guidelines have also been submitted
with this project.
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Finding: Compliance. This Standard has been met.

17.06.080(A) d. Landscaped areas shall be planned as an integral part of the site with

4d consideration of the urban environment. A combination of trees, shrubs,
vines, ground covers, and ornamental grasses shall be used. Newly
landscaped areas shall include trees with a caliper of no less than two and
one-half inches (2 4”). A maximum of twenty percent (20%) of any single
tree species shall not be exceeded in any landscape plan, which includes
street trees. New planting areas shall be designed to accommodate typical
trees at maturity. Buildings within the LI and SCI-I Zoning Districts are
excluded from this standard.

Staff The proposed Landscaping Plan incorporates a combination of trees, shrubs
Comments and grasses. These include:

Trees:
- (6) Crimson King Maple of 3” caliper
- (10) Columnar Armstrong Maple of 3” caliper
- (3) Kentucky Coffee Tree of 3-3.5” caliper
- (4) Gambel Oak of 2.5” caliper
- (4) American Sentry Linden of 2.5” caliper
- (12) Spartan Juniper of 6’-7’ in height (no caliper provided)
- (2) Bristlecone Pine of 6’-7" in height (no caliper provided)

Shrubs:

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

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

- (15) Arctic Fire Dogwood of 5 gallon size

- (3) Dwarf Mock Orange of 5 gallon size

- (50) Gro-Low Sumac of 5 gallon size

- (11) Tiger-Eye Sumac of 10 gallon size

- (27) Tor Birchleaf Spirea of 5 gallon size

- (2) Common Snowberry of 5 gallon size

Grasses:
- (159) Karl Forester Reed Grass bunches of 1 gallon size
- (31) Tufted Hair Grass bunches of 1 gallon size
- (22) Northwind Switch Grass bunches of 1 gallon size
- (78) Blaze Little Bluestem Prairie Grass bunches of 1 gallon size
- 9,911 square feet of Scottish Links grass mix
- 2,988 square feet of Sage Shortgrass grass mix

While the proposed landscaping plan provides a healthy combination of
grasses, shrubs, and trees, the Applicant has proposed more plantings of single
tree species than permitted by Code. Forty-one (41) total tree plantings are
proposed; the 20% maximum count of a single species limits the Applicant to a
maximum of eight (8) plantings for any one species. The planting counts for
both Columnar Armstrong Maple and Spartan Juniper exceed the permitted
maximum (additionally, even if Serviceberry and Chokecherry plantings were
considered trees — for a total of 50 trees -, the 20% species maximum would
still not be met for Serviceberry Plantings).
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Additionally, the Applicant has not listed the required minimum tree caliper
planting size on landscape plans. Due to the irregular nature of trunk growth -
and subsequent difficulties in measuring caliper size - associated with Spartan
Juniper and Bristlecone Pine trees, Staff are amenable to the listing of these
proposed plantings in height, specifically of 6°-7’ at time of planting.

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

17.06.080(A) e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be

4e provided to add color and interest to the outside of buildings in the LI and
SCI-1 zoning districts.

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

Comments District.

17.06.080(A) f.  Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts

af 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 Proposed landscaping is varied, as shown in the Landscape Plans provided for

Comments Phase I. See Section 17.06.080(A)4d for further details.

17.06.080(A) g. Storm water runoff should be retained on the site wherever possible and

49 used to irrigate plant materials.

ztaff . No landscape drywells appear to be proposed for the site. However, composted
omments

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

17.06.080(A) h. A plan for maintenance of the landscaping areas is required to ensure that

4h the project appears in a well-maintained condition (i.e., all weeds and trash
removed, dead plant materials removed and replaced).

Staff The Solstice Condominiums HOA will be responsible for maintaining plant

Comments material in a healthy condition.

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

4i the appearance of the site.

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

Comments

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

4 on the site, or of natural or decorative materials.

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

Comments

17.06.080(A) k. Retaining walls, where visible to the public and/or to residents or

4k employees of the project, shall be no higher than four feet or terraced with
a three-foot horizontal separation of walls.

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

Comments

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

4l walls.

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

Comments

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

4m safety.
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Staff N/A, as no retaining walls are proposed for the site.

Comments

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

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

Comments

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

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

Compliant Standards and Staff Comments
Yes N N/ | City Code City Standards and Staff Comments
o | A
17.06.080(D) a. The location of the buildings shall respond to the specific site conditions,
la

such as topography, street corners, open space and existing and planned
adjacent uses.

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

17.06.080(D) b. Site plans shall include a convenient, attractive and interconnected
1b pedestrian system of sidewalks and shared pathways to reinforce
pedestrian circulation within a site.

Staff Interior and perimeter sidewalks are proposed to connect and reinforce

Comments pedestrian circulation within the site.

17.06.080(D) C.  Buildings shall be organized to maximize efficient pedestrian circulation and

1c create gathering places.

ztaff . The building has been organized to maximize efficient site circulation. Site
omments

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

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

Compliant Standards and Staff Comments
Yes N | N/ | City Code City Standards and Staff Comments
o |A
17.06.080(D) a. Buildings shall incorporate massing, group lines and character that responds
2a 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-
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family buildings. Windows should be residential in scale and thoughtfully
placed to provide for privacy and solar gain.

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

Comments

17.06.080(D) b. At ground level, buildings shall present a setting that is visually pleasing to

2b the pedestrian and that encourages human activity and interaction.

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

Comments

17.06.060 Criteria.

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

1.
2.

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

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

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

1.

o0k wN

7.

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing and duration of development.

Assure that development and landscaping are maintained properly.

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

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.

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.

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

a) All conditions of the approved Planned Unit Development Agreement, including approved



b)
c)

f)

g)
h)

i)
j)

k)

m)

n)
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amendments, shall be met.
All applicable Fire Department and Building Department requirements shall be met.

Any change in use or occupancy type from that approved at time of issuance of Building
Permit may require additional improvements and/or approvals. Additional parking may also
be required upon subsequent change in use, in conformance with Hailey’s Municipal Code at
the time of the new use.

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

i. Right-of-way improvements along Countryside Boulevard and Shenandoah Drive,
including but not limited to typical concrete sidewalks, curb and gutter, truncated
domes, typical curb transitions.

ii. Six (6) striped parallel parking spaces along Countryside Boulevard.

iii. Snow removal for Countryside Boulevard parallel parking spaces, created in
conjunction with Solstice Condominiums development, shall be the sole
responsibility of the Solstice Condominiums Homeowners Association.

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

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

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

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

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

The Applicant shall submit Form 7460-1, by Federal Law, 14 CRF Part 77, if they meet the
notification criteria. Appropriate documentation shall be provided by the Applicant recognizing
that the parcel is located within the Airport’s Influence Area, and is subject to dust, fumes and
other byproducts of airport operations. Documentation shall be provided prior to issuance of a
Building Permit.

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

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

The Applicant shall submit a Foundation and Grade Certificate to City Staff, prior to issuance of a
Certificate of Occupancy

The Applicant shall submit a servicing confirmation letter from Clear Creek, prior to issuance of a
Building Permit.

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

p) 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.

g) 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.

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

Signed this day of , 2025.

Janet Fugate, Planning and Zoning Chair

Attest:

Jessica Parker, Building Coordinator, Deputy Treasurer
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On December 16, 2024, the Hailey Planning and Zoning Commission considered and approved a
Conditional Use Permit Application submitted by Overland West Inc., represented by Jay Cone
Architecture, for the installation of a private, above ground fuel tank located at 1551 Aviation Drive (Lots
3A Block 34, Airport West Subdivision #2).

FINDINGS OF FACT

Notice: Notice for the December 16, 2024 meeting was published in the Idaho Mountain Express on
November 27, 2024, and mailed to adjoining property owners on November 26, 2024. The onsite notice
was posted to the property on December 6, 2024.

Background and Project Overview: The Applicant proposed to install a private, above ground fuel
dispensing and storage tank onsite, intended to be utilized for the bulk storage of petroleum fuel
products within the industrial district of SCI-I. The Applicant further proposed to store fuel for their
automotive maintenance and repair business, so as to increase operational efficiency by having readily
available fuel onsite. By doing so, the Applicant can eliminate the need to frequently travel to gas
stations to refuel vehicles and equipment, thus saving time and money while maintaining better control
over fuel quality and usage.

Reasoned Statement: These Findings of Fact, Conclusions of Law, and Decision (“Findings”) represent
the summary, and majority opinion of the determinative body of the City of Hailey pursuant to Idaho
Code. These Findings represent a final decision, after extensive on-the-record deliberations, as more
completely documented in the Minutes therefore, and the recordings thereof. These Findings represent
a unanimous approval of the Hailey Planning and Zoning Commission, after deliberations on each of the
criteria detailed herein below.

Notably, the primary issue of concern with this Application was the proposed placement of the above
ground fuel tank as well as the possible environmental impacts from said tank. The Applicant assured the
Commission and public that the proposed tank will comply with all requirements outlined by the State of
Idaho and be inspected by each agency to further verify compliance. Furthermore, the Commission and
Applicant agreed that placement of the tank will be thoroughly discussed during the full Design Review
of the mixed-use building.

On December 16, 2024, the Commission unanimously approved the Conditional Use Permit Application
submitted by Overland West Inc., represented by Jay Cone Architecture, for the installation of a private,
above ground fuel tank located at 1551 Aviation Drive (Lots 3A Block 34, Airport West Subdivision #2).

General Requirements for all Conditional Use Permits

Compliant Standards and Commission Findings

Yes |No |N/A | City Code City Standards and Commission Findings
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17.11.020 Complete Application:
17.11.020 The application shall include at least the following information:

a. Name, address, and phone number of the applicant.

b. Proof of interest in the subject property by the applicant, such as a deed,
contract of sale, option to purchase, or lease agreement.

c. Legal description of the subject property, including street address.

d. Description of existing use.

e. Zoning district of subject property.

f.  Description of proposed conditional use.

g. Aplan of the proposed site for the conditional use showing the location of
all buildings, parking and loading areas, traffic access and traffic circulation,
open spaces, easements, existing and proposed grade, energy efficiency
considerations, landscaping, exterior lighting plan as required by Article
VIIIB of this Ordinance, refuse and service areas, utilities, signs, property
lines, north arrow, and rendering of building exteriors, where applicable.

h. A narrative statement evaluating the effects on adjoining property, the
effect of such elements as noise, glare, odor, fumes, and vibration on
adjoining property.

i.  Anarrative statement identifying surrounding land uses and discussing the
general compatibility of the proposed use with adjacent and other
properties in the district.

j. Anarrative discussion of the relationship of the proposed use to the
Comprehensive Plan.

k. Alist of the names and addresses of all property owners and residents
within three hundred (300) feet of the external boundaries of the land being
considered.

I. Any other information as requested by the Administrator to determine if
the proposed conditional use meets the intent and requirements of this
Article.

m. A fee established in a separate ordinance approved by the Council.

Department Engineering: No comments
Comments
Life/Safety: No comments
Water and Sewer:
Building: No comments
Streets: No comments
Parks: No comments
17.08A Signs 17.08A Signs: The applicant is hereby advised that a sign permit is required for any
signage exceeding four square feet in sign area. Approval of signage areas or signage
plan in Design Review does not constitute approval of a sign permit.
Staff Comments | N/A, No signage is proposed. Findings: Compliance. This standard is either not
applicable or has been met.
17.08C.040 17.08C.040 General Standards
Outdoor Lighting e. All exterior lighting shall be designed, located and lamped in order to
Standards prevent:

a. Overlighting;
b. Energy waste;
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c. Glare;
d. Light Trespass;
e. Skyglow.

f. 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.

8. Idaho Power shall not install any luminaires after the effective date
hereof that lights the public right of way without first receiving
approval for any such application by the lighting administrator.

h. All exterior lighting shall be full cutoff luminaires with the light source
downcast and fully shielded, unless exceptions are specified in
subsection 17.08C.040.02, Type of Luminaires, of this Chapter.

Staff Comments

The Applicant is proposing dark bronze ground mounted light fixtures for onsite
exterior lighting. The ground fixtures are 42” high and 6 ¥s” wide. Each light has
a built-in dimmable switch. The ground mounted fixtures are 14 Watt, 3000K
LED = 1000 Lumens. Per Hailey’s Municipal Code, the proposed mounting
height and output standards have been met as shown below.

Product Details
« 42" high x & 1/4" wide. Weighs 12 Ibs.
¢ Built-in dimmable switchable 14/19/24 watt LED

module: switchable 1700/2300/3000 lumen light
output, comparable to a 100/150 watt incandescent.

* 3000K/4000K/5000K tunable color temperature. 80
CRI

Height | 42.80inches
Depth | 4250 inches

Manufacturer | C205BC-L245-BZ
Mumber

F-2 Ground mounted fixture:

14 Watt, 3000K LED = 1000 Lumens
Waterproof with lens.

Dark Bronze

Verify wi Architect downcast only

. \_Ground Mounted Light

MOUNTING HEIGHT/LAMP OUTPUT RECOMMENDATIONS

Mounting Height (Feet) Max Lumens
6 1,000
8 1,600
10 2,000
12 2,400
16 6,000
20 8,000
24 9,000
28 12,000
32 24,000
el 28,000
40 or more 32,000

Findings: Compliance. This standard is either not applicable or has been met.
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17.09.040 On-
site Parking Req.

See Section 17.09.040 for applicable code.

Staff Comments

While this application does not require onsite parking, the Applicant has
submitted a Design Review Pre-Application for a new building. The new
building requires six (6) parking spaces for the commercial component and one
(1) onsite parking space for the proposed Accessory Dwelling Unit for a total of
seven (7) onsite parking spaces. Eight (8) onsite parking spaces have been
provided and discussed in more detail in the associated Pre-Application for
Design Review Application.

Findings: Compliance. This standard is either not applicable or has been met.

17.09.020.08(B)

B. Where alleys exist, access to on-site parking for any non-residential use or for any
multifamily dwelling of three or more units shall be from the alley. Parking areas
adjacent to alleys may be designed to allow a vehicle to back from the parking area
into the alley.

Staff Comments

N/A, as the site is not serviced by an alley and no onsite parking is required to
be provided for the placement and installation of an above-ground fuel tank.
Findings: Compliance. This standard is either not applicable or has been met.

17.09.020.08(C)

C. If the site is not serviced by an alley, access shall be 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 proposed site access to the fuel tank is from Aviation Drive, through a new
ingress entrance and an existing shared egress exit, as shown below.

Findings: Compliance. This standard is either not applicable or has been met.

17.09.020.08(D)

D. Access for on-site parking areas or loading spaces shall be located in such a way
that any vehicle entering or leaving such area shall be clearly visible by a pedestrian
or motorist approaching the access or driveway from a public or private street.




CUP:FF 1551 Aviation Drive

Lots 3A, Block 34, Airport West Sub #2 1551 Aviation Drive
Hailey Planning Zoning Commission — January 6, 2025
Findings of Fact —Page 5 of 11

Staff Comments

No onsite parking or loading spaces are required by this Conditional Use
Application; however, one (1) onsite loading space/area is required for the
newly proposed mixed-use development onsite. This has been further discussed
in the concurrent Design Review Pre-Application submittal.

Allingress to the site is proposed from the new entrance off Aviation Drive and
all egress is proposed from the existing shared access toward the northeastern
corner of the property, also off Aviation Drive. There is no public access to this
site. There will be a sign indicating that this is a private facility for employees
only.

The Applicant is proposing a 510 square foot onsite loading space, to be utilized
by tenants of the mixed-use building. All parking and loading requirements for
the mixed-use development will be met through the Design Review standards.

Findings: Compliance. This standard is either not applicable or has been met.

17.09.020.08(E)

E. Access for subdivisions shall be provided in accordance with standards set forth in
Section 4 of the Subdivision Ordinance.

Staff Comments

N/A. No subdivision access will be impacted by this project.
Findings: Compliance. This standard is either not applicable or has been met.

17.09.020.08(F)

F. Parking areas containing no more than two (2) parking spaces in any zoning district
or parking areas within the LR, GR, TN, Tl and LI Districts may be designed to allow a
vehicle to back from the parking area into the public right-of-way.

Staff Comments

While this application does not require on-site parking, the Applicant has
submitted a Design Review Pre-Application for a new building. The new
building requires 6 (six) on-site parking spaces for the Commercial component
and one (1) onsite parking space for the Accessory Dwelling Unit for a total of
seven (7) on-site spaces, The Applicant has provided eight (8) total onsite
parking spaces for the mixed-use project which have been provided with the
attached Pre-Application for further detail. All parking is located onsite and
designed so all vehicle movement is within the site and not within the right-of-
way.

Findings: Compliance. This standard is either not applicable or has been met.

17.09.020.08(G)

G. Parking areas for residential uses only may be designed to allow required parking
spaces for one vehicle to deny access to another vehicle, thus “stacking” the parking
area. For non-residential uses, stacked parking may be allowed only for additional
spaces that may be provided in excess of the required number of parking spaces.

Staff Comments

While there is no required parking for this Application, the proposed project
does not include any proposed stacked parking for the mixed-use building.
Findings: Compliance. This standard is either not applicable or has been met.

Chapter 17.05:
Bulk
Requirements

SCI District:
e  Maximum Building Height: 35 feet

®  Minimum Setbacks:
o Front Setback: 10 feet
o Side and Rear Yard Setback: 10/side and 10/rear.
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®  Maximum Lot Coverage: 75

Staff Comments

The permanently affixed fuel tank will be positioned in the northeastern portion
of the lot on a concrete slab. The proposed fuel tank is set back approximately
18 feet from the property line. All lot coverage requirements will be met
through the Design Review Application.

Findings: Compliance. This standard is either not applicable or has been met.

Chapter 17.11 Criteria for Review of Conditional Use Permits

Compliant

Standards and Commission Findings

Yes

No

N/A

City Code

City Standards and Commission Findings

17.11.010

Compliance with the Comprehensive Plan

17.11.010: Purpose. The City of Hailey recognizes that certain uses possess unique and
special characteristics with respect to their location, design, size, method of
operation, circulation, and public facilities. In order to protect the public welfare and
promote conformance with the Comprehensive Plan, conditional use permits are
required for such uses upon review by the Commission.

Staff Comments

The Comprehensive Plan calls for economic diversity to support a variety of
projects and programs that meet the needs generated by various segments of
the population. The proposed use aligns with the following Goals of Hailey’
Comprehensive Plan:
5.1 Retain a compact City comprised a central downtown
with surrounding diverse neighborhoods, areas and characteristics as
depicted in the Land Use Map:
h. Light Industrial — Areas containing uses important to a variety of business
sectors that focus on the production of products and services that are less
compatible with, and not compete with uses in Downtown and the
Community Activity Areas.

* Industrial uses and activities restricted to the Airport West Business
Park. Uses in the SCI Zoning District and the SCI-I Subdistrict
specifically allow for gasoline stations, and other similar industrial
uses.

6.1 Encourage a diversity of economic development opportunities within
Hailey:

e The project provides a light Industrial use which benefits the proposed
mixed-use development and provides employee housing.

Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(a)

17.11.040.01 The Commission or Hearing Examiner shall review the particular facts
and circumstances of each proposed conditional use in terms of the following
standards and, if approved, shall find adequate evidence showing that such use at the
proposed location:
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a. Will, in fact, constitute a conditional use as established for the zoning district
involved; and

Staff Comments

The city recognizes that certain uses possess unique and special characteristics
with respect to their location, design, size, method of operation, use, and
circulation. In order to protect public welfare, and to further ensure that there’s
conformance with our Comprehensive Plan, a Conditional Use Permit has been
submitted.

The property the above-ground fuel tank is located on is adjacent to the SCI-SO
on the west and the SCI-I on the east, north and south. Gasoline Stations are
allowed in the SCI-I Zone, which bounds the property on three sides. The tank
will be shielded to views from the east with a required screening fence, and
new landscaping. The use is compatible in the SCI-SO Zoning District and is not
adjacent to any residential zones.

Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(b)

b. Will be designed, constructed, operated, and maintained to be harmonious and
appropriate in appearance with the existing or intended character of the general
vicinity, and that such use will not change the essential character of the same area;

Staff Comments

The property, as to which the above-ground fuel tank will be located on, is
adjacent to the SCI-SO Zoning District on the west and the SCI-I Zoning District
on the east, north and south. Gasoline Stations are allowed in the SCI-I Zoning
District, which bounds the property on three sides. The proposed tank will be
shielded from view with a required screening fence and new landscaping.
Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(c)

¢. Will not be hazardous or disturbing to existing or future neighboring uses;

Staff Comments

The effects of the proposed use on adjoining properties in terms of noise,
vehicular odor, and associated fumes will be minimal, as the proposed use
correlates with existing industrial uses. The above ground fuel tank will have
little visual impact or emit excessive fumes or odor, nor will it create noise and
vibration. The tank is double wall steel with a layer of concrete in between the
steel layers. Dispensing will be from a single handheld spout. The proposed
tank will be shielded from all sides with a 6-foot- perimeter fence as required
for screening. The Applicant has also proposed landscaping to include two (2)
new 3-4” Crabapple trees and Two (2) new 3-4” Amur Maple Trees as a buffer
around the fuel tank.

Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(d)

d. Will be served adequately by essential public facilities and services such as
highways, streets, police and fire protection, and drainage structure. Agencies
responsible for the establishment of the proposed use shall be able to provide
adequately any such service; and

Staff Comments

The site is currently serviced by essential public facilities and services.
Findings: Compliance. This standard is either not applicable or has been met.
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17.11.040.01(e)

e. Will not create excessive additional requirements at public cost for public facilities
and services; and

Staff Comments

At this time, no additional cost will be incurred from any public agencies for the
operation of the proposed above-ground fuel tank, as it is private.
Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(f)

f. Will not involve uses, activities, processes, materials, equipment, or conditions of
operation that will be detrimental to any persons, property, or the general welfare by
reason of excessive production of traffic, noise, smoke, fumes, glare, dust, odors,
vibration, water or air pollution, or safety hazards; and

Staff Comments

The above ground fuel tank will have little visual impact or emit excessive
fumes or odor, nor will it create noise and vibration. The tank is double wall
steel with a layer of concrete in between the steel layers. Dispensing will be
from a single handheld spout. The proposed tank will be shielded from all views
with a perimeter screening fence and new landscaping.

Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(g)

g- Will have vehicular approaches to the property which shall be
designed so as not to create an interference with traffic on surrounding public
thoroughfares;

Staff Comments

Vehicular approaches to the property include the proposed ingress entrance off
Aviation Drive and the existing egress exit via the shared access on Aviation
Drive. There is no public access to this site. There will be a sign indicating that
this is a private facility for employees only.

Findings: Compliance. This standard is either not applicable or has been met.

17.11.040.01(h)

h. Will not result in the destruction, loss or damage of a natural, scenic or historic
feature.

Staff Comments

No trees or mature landscaping, scenic or historic features will be removed
from the site to accommodate for the proposed use.
Findings: Compliance. This standard is either not applicable or has been met.
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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:

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

2. Inthe event the improvements are not completely installed within one (1) year, or
upon the expiration of any approved extension, the City may, but is not obligated, to

No ak~wbdpRE
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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:

MpowbdPE

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

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

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

Upon compliance with the conditions set forth, the project conforms to the applicable standards

of Chapter 17.11, Conditional Use Permits, other Chapters of the Hailey Municipal Code and City
Standards.

DECISION

The Planning and Zoning Commission considered and approved the Conditional Use Permit (CUP)
Application submitted by Overland West Inc., represented by Jay Cone Architecture, to allow for the
placement and use of a private, onsite above ground fuel tank for the mixed-use project proposed to be
located at 1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2) within the SCI Industrial
(SCI-1) Zoning District, 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 17.11, Conditional Use Permits, additional applicable requirements of Title 17, Title 18, and City
Standards, provided conditions (a) through (f) are met:

The following Conditions are placed on approval of this Application:

a)

b)

f)

All Fire Department and Building Department requirements shall be met in regard to all
maintenance, administrative, and other functions of the proposed project.

Construction staging and storage shall not be in the City Right-of-Way, or impact existing
vehicular parking, nor vehicular and pedestrian circulation. All construction impacts shall
occur within the property boundary.

Building Permit, and all associated permits, shall be acquired prior to placement and/or
construction of the above-ground fuel tank, as well as the mixed-use development project.
A Flammable & Combustible Storage Tank permit is required from the Hailey Fire
Department.

The Applicant shall consider providing a secondary containment - a separate wall around the
tank - to contain possible spills, unless further contradicted and unsupported by the State of
Idaho.

The Applicant shall install a monitoring system near the tank for security purposes.
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Signed this day of , 2025.

Janet Fugate, Planning and Zoning Chair

Attest:

Jessica Parker, Building Coordinator, Deputy Treasurer
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Hailey Planning and Zoning Commission
Regular Meeting of January 6, 2025

To: Hailey Planning and Zoning Commission

From: Ashley Dyer, Community Development Planner

Overview: Consideration of a Design Review Application by Mcintosh Holdings, LLC, represented by
Erinn Bliss with Bliss Architecture, for the construction of a new 6,320 square foot
multifamily development project located at 637 S. River Street (AM Lot 2A Block 1,
Maple Subdivision), and within the General Residential (GR), Downtown Residential
Overlay (DRO), and Townsite Overlay (TO) Zoning Districts The development consists of
two (2), three story, multifamily buildings, which includes six (6) residential dwelling
units in total.

Hearing: January 6, 2025

Applicant: Mcintosh Holdings, LLC, represented by Erinn Bliss with Bliss Architecture

Location: AM Lot 2A, Block 1, Maple Subdivision, Hailey Townsite (637 S. River Street)

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

(TO); 0.20 acres (8,840sq. ft.)

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners within 300 feet on December 11, 2024.

Application: The Applicant is requesting approval to construct a new 6,320 square foot multifamily
development project at 637 S. River Street (AM Lot 2A Block 1, Maple Subdivision). The development
consists of two (2), three story, multifamily buildings, which includes six (6) residential dwelling units in

total.

This project, Six Thirty-Seven Apartments, is proposing the following:

Six (6) residential dwelling units that are approximately 1,114 square feet in size or less. Units
range in bedroom count, from one (1) bedroom units on the 1% floor to three (3) bedroom units
on the 2" and 3" floors.
Nine (9) onsite parking spaces are proposed, which include:
o Four (4) onsite covered parking spaces
0 Five (5) uncovered parking spaces, which include:
One (1) compact parking space, and
One (1) accessible parking space.
Per the DRO Zoning District, 10% of the total lot area shall be set aside for open space, which
would equate to 884 sg. ft. Between the proposed courtyard space, decks and open space at the
northwestern and northeastern corners of the parcel, the Applicant is proposing 960 sqg. ft. of
open space, or 11% of lot area.
All multifamily residential construction shall provide at least three (3) bicycle parking spaces or
equivalent to 25% of the required number of parking spaces for bike parking, which would
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equate to 1.5 spaces. The Applicant has provided six (6) wall mounted bike spaces for the units.

PROPOSED BINE RACKE

Site access is located off the existing public street, River Street, via a new private drive and a paver
pathway is proposed from River Street to the front entrances of the units. Given the scope, location and
width of the proposed parcel, Staff and the Applicant have internally discussed creative buildout options
for this part of River Street. Through this discussion, Staff recommend that, rather than having an island
of River Street Typical Section improvements within this block, the Applicant shall pay in-lieu fees
equivalent to that of the River Street Typical Section for this property’s frontage. This payment shall be
made prior to the issuance of a Certificate of Occupancy.

Background: At a previous hearing, the Commission requested that an internal sidewalk, from River
Street to the proposed buildings, be installed for more efficient access to and through the site. The
Applicant has incorporated a paver pathway from the eastern edge of the property line toward the
development and connecting to onsite pedestrian infrastructure. Furthermore, the Commission
suggested that the Applicant look into a shared driveway/approach with the existing development to
the north. The Applicant is proposing a separate approach to the multifamily building. Lastly, the
Commission shared concerns about the proposed base board heating elements in each of the units and
suggested that the Applicant reconsider their heating options to lessen the burden on the residents of
the units. The submitted plans call for electric heating.

Procedural History: The Design Review Application was submitted on November 26, 2024, and certified
complete on December 11, 2024. A public hearing before the Planning and Zoning Commission is
scheduled for January 6, 2025, in the Hailey City Council Chambers and virtually via GoTo Meeting.

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:
Comments Life/Safety: All codes (Municipal, Building, Fire, and Energy) shall be met.
Water and Sewer: Any and all sewer services shall be relocated to the center
of the lot.
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Building: No comments

Streets, Landscaping, Other:

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

Staff Comments N/A, no signage is proposed, and signage is prohibited in the GR District.

17.09.040 On-site See Section 17.09.040 for applicable code.

Parking Req.

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 six (6)
residential units, thereby requiring that six (6) onsite parking spaces be
provided. The project exceeds the parking requirements by proposing a total
of nine (9) onsite parking spaces.
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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.

N/A- Site parking meets requirement.

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;

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.




Design Review: Six Thirty-Seven Apartments

AM Lot 2A, Block 1, Maple Subdivision (637 S. River Street)
Hailey Planning Zoning Commission — January 6, 2025
Staff Report — Page 4 of 19

Staff Comments

The Applicant is proposing downcast, LED, square cylinder, dark sky compliant
fixtures. The proposed fixtures are to be located at the front & rear of both
buildings as well as the stairways on both levels.

Bulk Requirements

Zoning District: Business
Maximum Height: 30’ within the General Residential (GR) Downtown Residential
Overlay (DRO) and Townsite Overlay (TO) with residential unit(s)

Required Setbacks: The setback from the adjacent property shall be one (1) foot for
every two (2 %) feet of wall height , provided, however, no side or rear yard shall be
less than the base setback.

- FrontYard: 12
- Side Yards: 10
- RearYard: 10
- Lot Coverage: 30% - TO bulk requirements 30% with garage

Building Height Maximum Lot Coverage
(Percentage)
2 or more stories above grade, no garage 25
2 or more stories above grade, with garage 30
Less than 2 stories above grade, no garage 35
Less than 2 stories above grade, with garage 40
Staff Comments Zoning District(s): General Residential (GR), Downtown Residential (DRO)
Overlay, & Townsite Overlay (TO)
Proposed Height: 29.3
Proposed Setbacks:
- Front: 14 feet
- Rear: 45.2” feet
- Side (north): 10 feet
- Side (South): 21.5” feet
- Lot coverage: 30%
Lot Coverage: The allowed lot coverage for this parcel is 30%. The lot size is
8,840 square feet with total proposed building footprints of 2,600 square feet
in size. Given this information, lot coverage equates to 29%.
At previous meetings, the Commission discussed the definition of garages “A
building or portion thereof in which a motor vehicle is or is intended to be
stored. Garages contain parking spaces” and concluded that these parking
spaces would be counted as garages.
17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.
Improvements
Required
Staff Comments Pursuant Section 17.06.070, The City may approve and accept voluntary cash

contributions in lieu of the above-described improvements, which
contributions must be segregated by the city and not used for any purpose
other than the provision of these improvements. The contribution amount
shall be as follows:

i. For sidewalk and drainage improvement lengths of ninety (90)
linear feet or less, the Applicant may propose an in-lieu payment
per the currently adopted fee schedule.

ii. For improvement lengths greater than ninety (90) linear feet,
the Applicant may propose an in-lieu payment amount based
on a stamped engineering estimate for one hundred ten
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percent (110%) of the estimated costs of concrete sidewalk and
drainage improvements provided by a qualified contractor,
plus associated engineering costs, and said in-lieu payment is
subject to approval by the city engineer.
iii. Any approved in lieu contribution shall be paid before the city
issues a certificate of occupancy.
Given the location and width of the proposed parcel, Staff and the Applicant
have internally discussed creative buildout options for this part of River Street.
Through this discussion, Staff recommend that, rather than having an island
of River Street Typical Section improvements within this block, the Applicant
shall pay in-lieu fees equivalent to that of the River Street Typical Section for
this property’s frontage. This payment shall be made prior to issuance of a
Certificate of Occupancy. This has been made a Condition of Approval.

17.06.070(B)
Required Water
System

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

Improvements insulation or similar material) for each and every individual water service line and
main line between and including the subject property and the nearest public street,
as recommended by the City Engineer.

Staff Comments N/A - No alley access is proposed.

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 buildings follow the grid pattern in downtown Hailey, the primary
walls of the proposed buildings are oriented north/south due to the narrowness
of the lot, which is consistent with the adjoining residential properties to the
north and the south. An open space area, usable by the residents of the building,
is proposed along the northern property line which is shielded by a 6-foot cedar
fence.

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.

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

To ensure safe pedestrian access through the site as well as site maintenance,
the Applicant has proposed various pedestrian amenities, as well as clear
vehicular entrances.
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Pedestrian amenities include shared external courtyards which are fenced in for
privacy. Access to these amenities can be achieved from the paver pathway along
River Street, between the two buildings, as well as from the front doors of each of
the first-floor units. The open space courtyards include concrete paver patios,
exterior seating area, decks for the upper units, and various landscaping to help
create an inviting, safe space.

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 an enclosed trash receptacle for each unit to be
located at the rear of the buildings near the bike racks. The intent is that the
receptacles would be brought out to the edge of the street by the tenant for
collection. The proposed use of induvial trash receptacles requires a letter from
Clear Creek Disposal commenting on the adequacy of said
enclosures/accessibility. This has been made a Condition of Approval.

The proposed electrical transformer is located at the rear of the site. The
transformer shall be screened from view (subject to approval by Idaho Power) of
the public street. This has also been made 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. There is no existing alley to be utilized for building services.

17.06.080(A)1f

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

Staff Comments

N/A. No Vending Machines are proposed with this project.

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 proposed parking will be accessed via a private entrance located off River
Street. The parking area is buffered from adjoining properties by a six-foot (6")
cedar fence on all sides of the parcel. The site parking is located at the rear of the
site, while the proposed landscaping creates a buffer for the parking area from
the primary street.

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
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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.

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 | N/A, as there is no existing alley. The site and onsite parking area can be

accessed via the private drive off River Street.

17.06.080(A)1i

i.  Snow storage areas shall be provided on-site as follows: 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

Onsite snow storage areas are proposed for this parcel in the amount of 1,023
square feet. The proposed snow storage areas are located along the front and
rear of the site. The improved hardscape for the project is 4,030 square feet
which would require 1,008 square feet of snow storage. The Applicant exceeds
this requirement with 1,023 square feet of snow storage.

Snow Storage A: 471 square feet
Snow Storage B: 552 square feet
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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.

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.

17.06.080(A)1I

I.  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.

17.06.080(A)Im

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

Staff Comments

Please refer to Section 17.06.080(A)1i for further information.

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 (front 14’ setback and rear
45.2’ setback areas) contain plants that are more resilient to snow.

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

Standards and Staff Comments
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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 complements the surrounding properties with a
north/south orientation. The articulation of the rooflines, the various
undulations, deck features, pop outs and various sized windows complement the
surrounding area.

Although there are primarily single-family dwellings adjacent to this property, 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.

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)2¢

c. Atground 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, and various exterior materials emphasize human scale,
and are pedestrian oriented to encourage human activity.

The shared courtyards and a variety of landscaping and plant material will 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.

17.06.080(A)2d

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

Staff Comments

Various materials and colors have been incorporated along the north/south
elevations, which is visible from River Street, to reduce building mass and large
building surfaces. The north and south elevation wall mass is broken up by the
various siding, balconies, wood posts and various size windows. Proposed
pathways, open space, and small patio areas create human scale and break up
larger building surfaces.

The multifamily buildings are proposed to incorporate corrugated metal siding in
Charcoal Gray along the lower portion of the buildings, The North Elevation will
have Cement Board lap siding in Gallery Green on part of the building and
Cement Board lap siding in Tin Lizzie (Gray) on the other portion of the building
with wood siding accents along the balconies, as well as cement board V-groove
in “Creamy” siding accents around the windows. The south elevation will have
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the same colors and materials, just mirrored.

CONCEPTUAL WEST ELEVATION

CONCEFTUAL EAST ELEVATION

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.

TSI
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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 buildings are three (3) stories in height. The variety of colors
utilized, various siding, materials, pop-outs and balconies provide depth, and
human scale to the building facades.

CONCEFTUAL SOUTH ELEVATION
1T

17.06.080(A)2i

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

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

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

iii. Double glazed windows.

iv. Windows with Low Emissivity glazing.

v. Earth berming against exterior walls

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

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

installed.
Staff Comments | The 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
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- Energy Star Appliances will be utilized

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 the front pedestrian entrances will be covered by the proposed
covered parking, which will retain snow, and gutters and downspouts have been
provided. The upper units will be protected with the proposed gutters and snow
clips on the north side to keep snow and rain from shedding onto the interior and
back entrances.

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.

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

NA, as no drive-through canopies are proposed.

17.06.080(A)2m

m. A master plan for signage is required to ensure the design and location of
signs is compatible with the building design and compliance with Article 8.

Staff Comments

N/A, as 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).
Staff Comments | N/A, No Accessory Structure is proposed.
] 17.06.080(A)3b b.  Accessory structures shall be located at the rear of the property.

Staff Comments | N/A - No Accessory Structure is proposed.

17.06.080(A)3c c.  Walls and fences shall be constructed of materials compatible with other

materials used on the site.

Staff Comments | N/A - No Accessory structure is proposed.

n 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 | There is an existing concrete retaining wall located on the north property line of
the parcel, which is proposed to be replaced with a six-foot-tall cedar fence. An
existing fence around the perimeter will remain in place.

S ﬂuﬂ::::t“ |
O 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
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Energy Systems that have received a Conditional Use Permit, shall be
shielded and screened from view from the ground level of on-site parking
areas, adjacent public streets and adjacent properties.

Staff Comments | N/A - no roof-mounted mechanical equipment is proposed with this project.

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

Staff Comments | N/A- No alternative energy sources are proposed with this project.

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 | A|| service lines into the property shall be installed underground and no service

equipment shall be placed on utility poles.

17.06.080(A)3h

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, if
applicable, 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 additional 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 | Drought tolerant and/or xeriscape specific plant materials are proposed. The

Applicant is proposing the following landscaping onsite:
Trees (10 total trees):

- Two (2) Skyrocket Juniper Trees at 6ft. in height

- Two (2) Juniperus Wichita Blue Juniper Trees at 6 ft. in height

- Two (2) Royal Raindrops Crabapple Trees at 2.5” caliper

- Two (2) Malus X Spring/Snow crabapples at 2.5 caliper

- Two (2) Populus Tremula Erecta/ Columnar Aspen at 2.5” caliper
Shrubs (50 total shrubs):

- Two (2) Hydrangea at 3 gallons

- Twelve (12) Pinus Slowmound Mugo Pine at 3 gallons

- Fourteen (14) Saliva May Night Sage at 2 gallons

- Four (4) White Frost Birchleaf Spirea at 2 gallons

- Eighteen (18) Magic Carpet Japanese Spirea at 2 gallons
Groundcovers, Grasses, and Perennials (117 total groundcovers, grasses, and
perennials):

- Forty-one (41) Karl Forester Feather Grass at 2 gallons

- Thirty-nine (39) Blue Oat Grass at 1 gallon

- Sixteen (16) Snow on the Mountain at 1 gallon

- Twenty-one (21) Junior Walker Catmint at 4” pot
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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

€. 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

It appears an automatic 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
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the pavement — they shall be positioned in a way where they will not spray water
on the pavement or other hardscape areas.

17.06.080(A)4d

d. Landscaped areas shall be planned as an integral part of the site with
consideration of the urban environment. A combination of trees, shrubs,
vines, ground covers, and ornamental grasses shall be used. Newly landscaped
areas shall include trees with a caliper of no less than two and one-half inches
(2%2”). A maximum of twenty percent (20%) of any single tree species shall not
be exceeded in any landscape plan, which includes street trees. New planting
areas shall be designed to accommodate typical trees at maturity. Buildings
within the LI and SCI-I Zoning Districts are excluded from this standard.

Staff Comments

Proposed landscaping is varied with a combination of trees, shrubs, groundcover,
grasses and perennials to soften the site, as well as to create visual interest. The
Applicant has met the standard of including trees with no less than two and one-
half inches (2 %) caliber and no more than 20% of any single tree species being
proposed to be planted onsite.

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 not located within the LI or SCI 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

N/A, as this parcel is not located in the B, LB, TN, SCI-O Zoning districts.

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.

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 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, no new retaining wall is being proposed with this project, however there is
an existing concrete retaining wall located along the north side of the parcel that
is proposed to be replaced with a 6-foot cedar fence.

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, no new retaining wall is being proposed with this project, however there is

an existing concrete retaining wall located along the north side of the parcel that
is proposed to be replaced with a 6-foot cedar fence.

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, no new retaining wall is being proposed with this project, however there is
an existing concrete retaining wall located along the north side of the parcel that
is proposed to be replaced with a 6-foot cedar fence.
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17.06.080(A)4I

I.  Landscaping should be provided within or in front of extensive retaining walls.

Staff Comments | N/A, no new retaining wall is being proposed with this project, however there is
an existing concrete retaining wall located along the north side of the parcel that
is proposed to be replaced with a 6-foot cedar fence.

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

safety.

Staff Comments | N/A, no new retaining wall is being proposed with this project, however there is
an existing concrete retaining wall located along the north side of the parcel that
is proposed to be replaced with a 6-foot cedar fence.

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, no new retaining wall is being proposed with this project, however there is

an existing concrete retaining wall located along the north side of the parcel that
is proposed to be replaced with a 6-foot cedar fence.

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

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.

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

Given the location and width of the proposed parcel, Staff and the Applicant
have internally discussed creative buildout options for this part of River Street.
Through this discussion, Staff recommend that, rather than having an island of
River Street Typical Section improvements within this block, the Applicant shall
pay in-lieu fees equivalent to that of the River Street Typical Section for this
property’s frontage. This payment shall be made prior to issuance of a Certificate
of Occupancy. This has been made a Condition of Approval.

17.06.080(D)1c

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

Staff Comments

To ensure safe pedestrian access through the site as well as site maintenance,
the Applicant has proposed to pave the site.

Pedestrian amenities include shared external courtyards which are fenced in for
privacy. Access to these amenities can be achieved from the paver pathway
along River Street, between the two buildings, as well as from the front doors of
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each of the first-floor units. The open space courtyards include concrete paver
patios, exterior seating area, decks for the upper units, and various landscaping
to help create an inviting, safe space.
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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 multifamily design that responds to the
varying character of the city.

- The design 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 General Residential (GR),
Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning
Districts. This multifamily project creates a natural transition from single family
use to higher-density residential use, as well as Business use, and in-turn, to less-
dense residential use that is evident in nearby neighborhoods.

17.06.080(D)2b

b. Atground level, buildings shall present a setting that is visually pleasing to
the pedestrian and that encourages human activity and interaction.

Staff Comments

The building achieves human scale by a prominent entrance, covered parking,
open space areas, site circulation connections and various exterior materials.
The landscaping also maximizes human scale with the various trees, shrubs,
groundcovers, grasses, and perennials, as proposed provides screening for both
residents and neighbors.

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.
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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:

Nogs~wdDE

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 Hailey Municipal
Code.

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.

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.

The following Conditions are placed on approval of this Application:

a)
b)

All applicable Fire Department and Building Department requirements shall be met.
Any change in use or occupancy type from that approved at time of issuance of Building
Permit may require additional improvements and/or approvals. Additional parking may
also be required upon subsequent change in use, in conformance with Hailey’s
Municipal Code at the time of the new use.
All City infrastructure requirements shall be met. Detailed plans for all infrastructure to
be installed or improved at or adjacent to the site shall be submitted for Department
Head approval and shall meet City Standards where required. Infrastructure to be
completed at the Applicant’s sole expense include, but will not be limited to, the
following requirements and/or improvements:
i. Life and Safety:
i. The building shall comply with IFC and IBC code requirements.
ii.  Water and Wastewater:
i. All construction shall be to City Standards.
il. The proposed sewer service location will be located at the center of the
lot.
The Applicant shall be responsible for the maintenance of all landscaping: perimeter,
onsite, and/or street trees, as applicable.
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Continuation: Motion to continue the public hearing to [Commission should specify a date].

























































STRONG STOUT STEMS AND BUDS

WIDE BRANCH:
ATTACHMENT

REMOVE BURLAP FROM
TOP HALF OF ROOTBALL COVER SOIL LOOSENED AREA WITH 2°
BARK MULCH. KEEP MULCH 3" FROM
TREE TRUNK

DIG THE PLANTING PIT AT LEAST 2
“TIMES THE SIZE OF THE ROOTBALL

1. FERTILIZE AND WATER AS
'SPECIFIED FOLLOWING PLANTING.

2. SEE SPECIFICATIONS FOR
ADDITIONAL INFORMATION.

3. SEE STAKING DETAILS

SPECIFIED TOPSOIL

PLACE ROOTBALL ON SOLID SOIL

(2) 17 CHAIN-LOCK TREE TIES

2" @ LODGE POLE STAKE. PLACE
OUTSIDE ROOTBALL

TO BOTTOM BRANCHES

STAKE TO PENETRATE 12° MIN. BELOW
BOTTOM OF PLANTING PIT

DECIDUOUS TREE STAKING DETAIL

NOTES:

1. USE PLANT STARTER SOLUTION
DURING PLANTING OPERATION.
FEED AS SPECIFIED.

SHRUBS SHALL BEAR SAME
RELATION TO FINISHED GRADE AS
IT BORE TO PREVIOUS EXISTING
GRADE. TOP OF ROOTBALL SHALL
BE 1" ABOVE FINISHED GRADE

~

2"MULCH

SAUCER
z
=
o

SPREAD ROOTS OF BASE
ROOT PLANTS OUT OVER
CCONE OF HAND-FIRMED
TOPSOIL

TOPSOIL BACKFILL.
(SEE SPECS)

REMOVE BURLAP FROM TOP
% OF ROOT BALL CONE OF HAND-FIRMED

TOPSOIL FOR BALL &

BURLAP PLANTS

SHRUB PLANTING DETAIL

@

DECIDUOUS TREE PLANTING DETAIL
SCALE:NTS
NOTES:
1. FERTILIZE & WATER AS

SPECIFIED FOLLOWING

PLANTING.
PLACE TOP OF 2. SEE SPECS FOR ADDITIONAL
ROOTBALL 1" ABOVE INFORMATION

LEVEL GROWING IN
NURSERY

3. SEE STAKING DETAILS.

COVER SOIL
LOOSENED AREA
WITH 2" MULCH. KEEP
MULCH 3" AWAY FROM
TREE TRUNK

DIG THE PLANTING
PIT AT LEAST
TWICE THE SIZE
OF THE ROOTBALL

TILL COMPACTED
SUBGRADE AS
SPECIFIED

SOIL BACKFILL

(SEE SPECS)
REMOVE BURLAP
FROM TOP }; OF
ROOTBALL PLACE ROOTBALL ON
SOLID SOIL

CONIFER PLANTING DETAIL

SCALE:NTS

1" CHAIN LOCK TREE TIE

2" @ LODGE POLE STAKE.
PLACE

OUTSIDE

ROOTBALL

2/3 HEIGHT OF TREE

CONIFER TREE STAKING

SCALE:NTS

SPECIFIED TOPSOIL

GROUNDCOVER PLANTING DETAIL

MULCH, AS SPECIFIED

¥R
¥ X QK

(@GROUNDCOVERS, 5

=
TYP -

SPREAD”

LBACK OF CURB OR

LANDSCAPE BED EDGE

NOTE:
1. ALL GROUNDCOVER SHALL BE PLANTED AT EQUAL
TRIANGULAR SPACING AS PER PLAN, UNLESS SHOWN
OTHERWISE
2. SET GROUNDCOVER BACK FROM CURB OR WALKWAY AT
LEAST 1-1/2 TIMES THE SPREAD OF SUCH GROUNDCOVER

SCALE: NTS

SCALE:NTS

SCALE:NTS

2111 South C Street, Tacoma, WA 98402
253-209-4053 | Moghan@LyonLA.com
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Know what's below.
Call before you dig.
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2111 South C Street, Tacoma, WA 98402
253-209-4053 | Moghan@LyonLA.com

Landscape Architects

Know what's below.
Call before you dig.
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	Notice: Notice for the December 16, 2024 meeting was published in the Idaho Mountain Express on November 27, 2024, and mailed to adjoining property owners on November 26, 2024. The onsite notice was posted to the property on December 6, 2024.


