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AGENDA 
Hailey Planning and Zoning Commission  

Monday, July 15, 2024 
5:30 p.m.  

 
Hailey Planning and Zoning Meetings are open to the public, in person, and by electronic means 

when available. The city strives to make the meeting available virtually but cannot guarantee 
access due to platform failure, internet interruptions or other potential technological 

malfunctions. Participants may join our meeting virtually by the following means: 
 

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

Passcode: Ge6Z7Q 
Download Teams | Join on the web 

 
Or call in (audio only) 

+1 469-206-8535,,602369677#   United States, Dallas 
Phone Conference ID: 602 369 677# 

 
 
Call to Order 

- Public Comment for items not on the Agenda. 
 

Consent Agenda 
- CA 1 Motion to approve the meeting minutes dated June 17, 2024. ACTION ITEM 

 
Public Hearing 

- PH 1   Continuation of a Design Review Application by Eric Cueva, represented by Matt 
Youdall of Youdall Architecture, for the construction of an 877 square foot detached 
garage addition, which includes a new 579 square foot Accessory Dwelling Unit located 
above the addition. This project also consists of the future construction of an 
office/commercial prefabricated metal building to support the owner’s roofing business. 
This project is located at 504 S. Main Street (Lots S20’ of 12 All of 13 & 14, Block 9, Hailey 
Townsite) within the Business (B), Downtown Residential Overlay (DRO) and Townsite 
Overlay (TO) Zoning Districts. ACTION ITEM 

 
- PH 2   Consideration of a Design Review Application by ARCH Community Housing Trust, 

Inc., for the construction of a new multifamily residential development project, consisting 
of ten (10) detached dwelling units, with 1,386 square feet of living space and 440 square 
feet of garage space per unit. This project is located at the addresses of 702 S 3rd Avenue, 
623 S 4th Avenue, and 715 S 4th Avenue (Lots 2, 3 ,4, 5, and 6, Blocks 1 and 125, Hailey 
Replat) in the General Residential (GR) and Townsite Overlay (TO) Zoning Districts. The 

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

https://teams.microsoft.com/l/meetup-join/19%3ameeting_NzNjNjA2Y2MtMzQ0OC00MWI5LWE3OWQtNDZkNWIzMTc4ZDUz%40thread.v2/0?context=%7b%22Tid%22%3a%2242e19083-76f7-4129-9fde-874e596ed1a7%22%2c%22Oid%22%3a%22c9ec8de0-ef8c-4f17-8990-44c172695a20%22%7d
https://www.microsoft.com/en-us/microsoft-teams/download-app
https://www.microsoft.com/microsoft-teams/join-a-meeting
tel:+14692068535,,602369677
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subject property has been, and continues to be, commonly known as the Ellsworth Inn 
property. ACTION ITEM 
 

- PH 3   Consideration of a Tiny Home on Wheels (THOW) Application, submitted by 
Deanna and Brady Campbell. The THOW is proposed to be 272 square feet in size, 
located onsite, detached and positioned along the northwestern side of the existing 
single-family residence. The THOW is proposed to be utilized as long-term rental and is 
located at 810 Buckskin Drive (Lot 16, Block 7, Deerfield Subdivision #1) within the 
Limited Residential (LR-1) Zoning District. ACTION ITEM 

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

 August 5, 2024:  
• PP: Sunbeam Phase II 
• DR PreApp: Schlag 
• DR Pre App: Schlag 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



 

 

To:  Hailey Planning and Zoning Commission 
From:  Emily Rodrigue, Community Development City Planner/Resilience Planner 
 

Overview: Continuation of a Design Review Application by Eric Cueva, represented by Youdall 
Architecture, for a mixed-use development project which includes an 880 square foot 
retail trade commercial space, an 877 square foot detached garage addition, as well as a 
new 579 square foot Accessory Dwelling Unit (ADU) located above the addition. This 
project is located at 504 S. Main Street (Lots S20’ of 12 All of 13 & 14, Block 9, Hailey 
Townsite) Business (B), Downtown Residential Overlay (DRO) and Townsite Overlay (TO) 
Zoning Districts.  

 
Hearing:  July 15, 2024  

Applicant: Eric Cueva 
Location: Lots S20’ of 12 All of 13 & 14, Block 9 
Zoning/Size: Business (B), Residential Overlay (DRO) and Townsite Overlay (TO) 

Total Lot Area: 9,598 square feet 
 

Notice: The first notice for the project’s May 6, 2024, public hearing was published in the Idaho 
Mountain Express and mailed to property owners within 300 feet on April 17, 2024. The second notice 
for the continuation of the project to June 3, 2024 was published in the Idaho Mountain Express on May 
15, 2024. No public comments were received in conjunction with the second noticing. The third notice 
for the continuation of the project to the July 15, 2024 Public Hearing was published in the Idaho 
Mountain Express on June 26, 2024 and mailed to property owners within 300 feet on June 26, 2024. No 
public comments were received in conjunction with the third noticing.  
 
Background and Application: At the May 6, 2024 Public Hearing, the Applicant proposed the 
construction of an 877 square foot detached garage addition as well as a new 579 square foot Accessory 
Dwelling Unit (ADU) located above the garage. This garage/ADU structure would complement an 
existing 880 square foot, single-family residence already onsite. Upon a comprehensive review of the 
Hailey Municipal Code, City Staff identified the existing single-family residence as a “nonconforming 
use”, stated in Section 17.05 “Official Zoning Map and District Use Matrix” and procedurally outlined in 
Section 17.13 “Nonconforming Uses and Buildings”. Specifically, the existing single-family residence is 
not permitted in the Business (B) Zoning District, and the construction of the garage/ADU structure, in 
relation to the single-family residence, would be considered an “expansion of nonconforming use”, 
which is prohibited in the Hailey Municipal Code. While this Code requirement was brought to Staff’s 
attention after the Public Hearing had been scheduled, Staff were able to inform both the Applicant 
team and the Planning and Zoning Commission of the non-permitted use prior to the Public Hearing. The 
Hearing was conducted with the mutual understanding that there would not be an opportunity for 
approval of the project at that time.  

STAFF REPORT 
Hailey Planning and Zoning Commission 

Regular Meeting of July 15, 2024 
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However, the Applicant also referenced new commercial structures in their original site plan submittal, 
to be developed in the future but not explicitly associated with the garage/ADU development. The 
Applicant/property owner is the owner/operator of a local roof contracting business, and this property 
is intended to support their business, according to the Applicant. The two (2) structures outlined in red 
below represent the Applicant’s original site plan submittal with commercial structures.  
 

 
 

Detailed building elevations and/or architectural renderings were not submitted in the Applicant’s 
original design package.  
 
At the May 6, 2024 Public Hearing, the Commission noted that irrespective of the nonconforming use, it 
would be difficult to approve the garage/ADU Design Review Application without more complete 
building/design plans, or a timeline of construction, for the commercial components referenced in their 
submittal package. A fully conceptualized site plan was requested by both Staff and the Commission for 
any continued consideration of the project. The Applicant met this request with a revised Design Review 
submittal, prior to the June 3, 2024 Public Hearing.  
 
However, the building elevations and floor plans for the proposed commercial structure were 
significantly lacking in design considerations and details that are Design Review requirements for non-
residential and/or mixed-use buildings within the City of Hailey. The initial building elevations submitted 
for the commercial building were as follows: 
 
 



Design Review: Cueva Garage/ ADU  
504 S. Main Street (Lots N20 All 13 & 14, Block 9, Townsite)  

Hailey Planning Zoning Commission – July 15, 2024 
Staff Report – Page 3 of 33 

 

 
 
 
In regard to the commercial structure, specific Standards that were found to be inadequately met during 
previous Design Review submittals and Public Hearings included:  
 

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

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

• 17.06.080(A)2j 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.   

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

The Applicant revised their building elevations and resubmitted plans for an additional Design Review 
continuation by the Commission, to be heard on July 15, 2024. The revised building elevation is as 
follows: 
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Additionally, the Applicant submitted building elevations at record grade, as well as a floor plan, per 
Design Review submittal requirements. Staff believe that in terms of the commercial building design, the 
Applicant has submitted plans that are complete and consistent with Hailey Municipal Code 
requirements. The Commission may wish to focus on these outstanding commercial building design 
requirements in this iteration of the Applicant’s Design Review Public Hearing.  
 
Procedural History: The Application was submitted on March 28, 2024, and certified complete on April 
1, 2024. A public hearing was held on May 6, 2024, in the Council Chambers and virtually via Microsoft 
Teams, at which time the Commission voted unanimously to continue the Design Review Public Hearing. 
A continuation of the Design Review Application was held on June 3, 2024 in the Council Chambers and 
virtually via Microsoft Teams. Upon review, the Commission unanimously voted to continue the Design 
Review Application an additional time, citing unmet design standards for the commercial structure. The 
additional continuation of the Design Review Application will be held on July 15, 2024 in the Council 
Chambers and virtually via Microsoft Teams.  
 

 

General Requirements for all Design Review Applications 

Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.050 Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: No comments  

Life/Safety: No comments 

Water and Sewer:  The Wastewater Division Manager has stated that the 
Applicant is not allowed to make a new connection to the sewer main and 
must tap into their existing sewer service for the site.  
 
This has been made a Condition of Approval.  
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Building: It is Staff’s understanding that the Applicant is completing, or has 
completed, various projects at the site that require a Building Permit from 
the City of Hailey, although no Building Permit Applications have been 
submitted at this time. The Applicant shall include the cost of the primary 
residence’s deck construction, as well as the cost of the primary residence’s 
re-roof construction, within the total construction cost for the mixed-use 
project, in conjunction with the mixed-use project’s Building Permit 
Application. This has been made a Condition of Approval.    

Streets: The Streets Division Manager and Public Works Director have both 
stated that the Applicant shall remove the Main Street curb cut to the 
property, and that the Applicant shall install new sidewalk to match the 
remaining pedestrian improvements within the right-of-way.   

This has been made a Condition of Approval. 

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

Staff Comments N/A, No sign is associated with the garage & ADU addition.  

☒ ☐ ☐ 17.09.040 On-site 
Parking Req. 

See Section 17.09.040 for applicable code. 

17.09.040 Accessory Dwelling Units and all dwellings less than 1,000 square feet: 
Minimum 1 space per unit. A site developed with both a primary dwelling less than 
1,000 square feet in size and an Accessory Dwelling Unit shall provide a minimum 
of 2 spaces.  

Staff Comments The Hailey Municipal Code requires a minimum of two (2) onsite parking 
spaces for a site developed with both a primary dwelling less than 1,000 
square feet in size and an Accessory Dwelling Unit. Additionally, single-family 
dwellings must provide a minimum of two (2) parking spaces, with six (6) 
spaces per dwelling maximum.  
 
The mixed-use/commercial component of the project requires one (1) 
parking space for every 1,000 square feet of gross building area. The 
commercial retail trade building is 880 square feet in size, requiring a 
maximum of one (1) parking space.  
 
A minimum of five (5) onsite parking spaces are required. The proposed 
onsite parking for the ADU is located in the proposed three-car garage, 
constructed below the ADU. The remaining two (2) spaces within the garage 
meet the minimum code requirement for single-family dwellings. The 
Applicant is also proposing an additional three (3) parking spaces in the 
southeast corner of the site, which will service the commercial parking 
requirement. The total number of onsite parking spaces is six (6). The 
vehicular parking requirements for this project have been met.  
 
Lastly, per Hailey Municipal Code Section 17.09.040.07, all mixed-use 
developments shall provide at least three (3) bicycle parking spaces or bicycle 
spaces equivalent to twenty five percent (25%) of the required number of 
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vehicle parking spaces, whichever is greater. The Applicant has not shown 
any bicycle parking spaces on submitted plans. The Applicant shall ensure 
that at least three (3) bicycle parking spaces (in racks) are installed, prior to 
issuance of a Certificate of Occupancy. This has been made a Condition of 
Approval.  

☒ ☐ ☐ 17.08C.040 Outdoor 
Lighting Standards 

17.08C.040 General Standards 

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

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

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

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

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

Staff Comments The Applicant will install Dark Sky compliant fixtures, downcast and low 
wattage fixtures.  

- Four (4) recessed lighting fixtures are proposed for the covered 
porch area. 

- Four (4) fully shielded, downcast wall sconces are proposed around 
the garage bay doors as well as one (1) by the ADU entrance door. 

- One (1) dark sky compliant lighting fixture is proposed for the 
commercial building’s front façade.  

☒ ☐ ☐ Bulk Requirements Zoning District: Business (B) Townsite Overlay (TO) and Downtown Residential 
Overlay (DRO) Zoning Districts: 

- Maximum Building Height: 40 feet 
- Front Yard Setback: 0 feet* 
- Side Yard Setbacks: 0 feet* 
- Rear Yard Setback: 0 feet* 
- Alley setback: 0 feet* 
- Lot Coverage: No maximum  

* No townhouse units are proposed with this project.  

Staff Comments Setbacks and bulk requirements proposed by the Applicant are as follows, 
and comply with the zoning districts:  
 
Garage/ADU 

- Maximum Building Height: 23’-10”  
- Front Yard Setback: +75’ 
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- Side Yard Setbacks: Approximately 2’ (north); Approximately 50’ 

(south) 
- Rear/ alley Setback: 17’  

 
Retail Trade Building 

- Maximum Building Height: 13’ 9” 
- Front Yard Setback: 4’ 9.25” 
- -Side Yard Setbacks: 1’7” (south); 70’+ (north) 
- Rear/Alley Setback: 60’+ 
- Lot Coverage: 27% = 2,637 square feet 

All setback, building height, and lot coverage requirements have been met. 

☒ ☐ ☐ 17.06.070(A)1 Street 
Improvements 
Required 

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

Staff Comments The Streets Division Manager and Public Works Director have both stated 
that the Applicant shall remove the Main Street curb cut to the property, and 
that the Applicant shall install new sidewalk to match the remaining 
pedestrian improvements within the right-of-way.   
 
This has been made a Condition of Approval. 

☒ ☐ ☐ 17.06.070(B) Required 
Water System 
Improvements 

In the Townsite Overlay District, any proposal for new construction or 
addition of a garage accessing from the alley, where water main lines 
within the alley are less than six feet (6') deep, the developer shall install 
insulating material (blue board insulation or similar material) for each and 
every individual water service line and main line between and including 
the subject property and the nearest public street, as recommended by the 
city engineer. (Ord. 1191, 2015) 

Staff Comments The Applicant is proposing the construction of a new garage and ADU off the 
alleyway. Insulating the water service line and main line has been made a 
Condition of Approval.  

 

Design Review Guidelines for Residential Buildings in the Townsite Overlay District (TO). 

Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.090(C)1 1) Site Planning 

 Guideline:  The pattern created by the Old Hailey town grid should be respected in 
all site planning decisions. 

Staff Comments The proposed garage/ADU respects the existing Old Hailey grid. The 
structure is situated on the alley side of the lot in a rectangular fashion that 
preserves the open space at the front of the lot. 
 
A Lot Line Adjustment to remove the interior, southern-most lot lines of Lots 
South 20’ of Lot 12 and Lot 13 shall be submitted. This will maintain the 
pattern of the Old Hailey town grid while creating a new lot that is 
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appropriately sized for modern building scales and code requirements. 
Approval of the Lot Line Adjustment has been made a Condition of Approval 
for this Design Review.  

 

☒ ☐ ☐  Guideline: Site planning for new development and redevelopment shall address 
the following: 

• scale and massing of new buildings consistent with the surrounding 
neighborhood; 

• building orientation that respects the established grid pattern of Old 
Hailey; 

• clearly visible front entrances; 
• use of alleys as the preferred access for secondary uses and automobile 

access; 
• adequate storage for recreational vehicles; 
• yards and open spaces; 
• solar access on the site and on adjacent properties where feasible, and 

where such decisions do not conflict with other Design Guidelines; 
• snow storage appropriate for the property; 
• Underground utilities for new dwelling units. 

Staff Comments • The scale of the proposed garage/ADU is consistent with the scale 
and massing of buildings in the surrounding neighborhood. The 
new building footprint is approximately 100 square feet smaller 
than the site’s existing single-family residence, and the Applicant is 
proposing a new structure that is approximately 16’ feet below the 
maximum permitted building height for the site and Zoning 
District.  

• The rectangular massing and required lot line adjustment will 
respect the existing grid pattern of Old Hailey. 

• The original house has a clearly visible entrance from Main Street 
and the ADU proposes a pedestrian entrance facing south, interior 
to the lot, and a vehicular entrance facing the alley to the east.  

• The proposed garage/ADU will be accessed from the alley. 
• The proposed lot coverage is 27%, with no permitted lot coverage 

maximum for the site’s Zoning District. Ample lot space remains 
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onsite, should the property owner need recreational vehicle 
storage.  

• 1,125.64 square feet of turf lawn will be retained/offered by this 
project. A new patio paver area (approximately 144 square feet), 
as well as 164 square feet of outdoor deck space for the ADU will 
provide further yard and open space benefits to the project.  

• The proposed ADU is on the north and east side of the lot, 
preserving solar access from the south and west. 

• Snow storage has been identified on the site plan and appears 
sufficient for the site.  

• Utilities are existing; the Applicant is required to utilize existing 
water/wastewater utilities on site, and the current aboveground 
electricity lines servicing the site will be required to be placed 
underground with site development.  

☒ ☐ ☐  Guideline: The use of energy-conserving designs that are compatible with the 
character of Old Hailey are encouraged. The visual impacts of passive and active 
solar designs should be balanced with other visual concerns outlined in these 
Design Guidelines. 

Staff Comments The energy-conserving strategy for this project, according to the Applicant 
team, is to utilize southern exposure for solar gain for the primary living 
area of the ADU. The building’s south elevation includes sliding glass doors 
with full shielding from the roof overhang. This will allow for natural lighting 
of the ADU, minimizing direct glare and overheating from south-aspect 
sunlight.  The Applicant has also indicated the following energy 
conservation measures, included in final project design:  

• Minimum 40% glazing of south facing fenestrations, with roof 
overhangs. 

• Double pane insulated glazing.  
• Low emissivity-coated glazing.  

 
As with any new construction, Staff encourages the Applicant to consider 
energy-conserving measures such as pre-wiring/”rough-in” components for 
future installation of solar PV panels, high-efficiency HVAC equipment (heat-
pumps/mini-splits), above-Code insulation for walls, roofs, and windows, 
and/or installation of EV-ready electrical infrastructure for charging.  
 
Staff are available to discuss these measures with the Applicant, in addition 
to available financial assistance and incentive programs that support 
implementation.  

☒ ☐ ☐ 17.06.090(C)2 2.   Bulk Requirements (Mass and Scale, Height, Setbacks) 

 Guideline: The perceived mass of larger buildings shall be diminished by the 
design. 

Staff Comments The proposed garage/ADU design meets all Hailey Municipal Code bulk 
requirements. 
 
The structure is proposed for the northeast corner of the lot, directly 
adjacent from the alley. According to the Applicant, the garage/ADU will 
feature a 2:12 pitch shed roof. This low roof pitch, combined with the roof’s 
slope angled interior to the property and the building’s tallest wall plane 
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facing the alley, creates a perceived mass that is smaller in nature and 
appropriate for the property’s surrounding context.  

☒ ☐ ☐ 17.06.090(C)3 3.   Architectural Character 

17.06.090(C)3a a.  General 
 Guideline: New buildings should be respectful of the past, but may offer new 

interpretations of old styles, such that they are seen as reflecting the era in which 
they are built. 

Staff Comments While the proposed ADU incorporates a shed roof, the materials and roof 
overhangs are consistent with traditional Old Hailey vernacular. The wood 
post and beams, wood soffits and detailing, corrugated metal wainscotting, 
and color palette of the exterior cladding blends well with the surrounding 
context of the Hailey Townsite Overlay. Steel cable railings around the 
second-level exterior deck provide a modern material and design element 
that captures the era in which the structure will be built, without detracting 
from the historical styles and charm of Old Hailey.  

☒ ☐ ☐ 17.06.090(C)3b b.  Building Orientation 

 Guideline: The front entry of the primary structure shall be clearly identified such 
that it is visible and inviting from the street. 

Staff Comments The original house orients to the street in a similar manner to the 
surrounding residences. The proposed garage/ADU will be accessed from 
the alley, as is typical in Old Hailey. No change to the front entry of the 
primary structure is proposed.  

☒ ☐ ☐  Guideline: Buildings shall be oriented to respect the existing grid pattern. Aligning 
the front wall plane to the street is generally the preferred building orientation. 

Staff Comments The existing residence orients to the street in a similar manner to the 
surrounding residences, with the building’s shorter wall plane facing Main 
Street. The proposed garage/ADU will be accessed from the alley, as is 
typical in Old Hailey, and it will be positioned in line with the existing 
residence on the property’s northern boundary, to the greatest degree 
possible given existing utilities and site conditions. The existing grid pattern 
in Old Hailey will not be impacted by the proposed building placement and 
design.  

☒ ☐ ☐ 17.06.090(C)3c c. Building Form 

 Guideline: The use of building forms traditionally found in Old Hailey is 
encouraged.  Forms that help to reduce the perceived scale of buildings shall be 
incorporated into the design.   

Staff Comments The garage/ADU is constructed of rectangular forms, with the longer side 
facing the existing building and Main Street and the shorter side facing 
interior lot lines. These forms are traditionally found in Old Hailey.  
  
The proposed garage/ADU is rectangular in shape, and it incorporates a 
small footprint, relative to the lot’s total size. As previously mentioned in 
this Staff Report, the structure will feature a low-pitch roof, with the 
shortest wall plane facing west/towards Main Street. This roof form will 
reduce the perceived scale of the garage/ADU from established front of the 
property.  
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☒ ☐ ☐ 17.06.090(C)3d d. Roof Form 

 Guideline: Roof forms shall define the entry to the building, breaking up the 
perceived mass of larger buildings, and to diminish garages where applicable. 

Staff Comments The structure will feature a low-pitch roof, with the shortest wall plane 
facing west/towards Main Street. This roof form will reduce the perceived 
scale of the garage/ADU from established front of the property (Main 
Street). The three (3) garage bay entrances will face the alley, diminishing 
these entrances to all surrounding traffic and uses, aside from activity in the 
alley itself.  

☒ ☐ ☐ 17.06.090(C)3d Guideline:  Roof pitch and style shall be designed to meet snow storage needs for 
the site. 

• Roof pitch materials and style shall retain snow on the roof, or allow snow 
to shed safely onto the property, and away from pedestrian travel areas. 

• Designs should avoid locating drip lines over key pedestrian routes. 
• Where setbacks are less than ten feet, special attention shall be given to the 

roof form to ensure that snow does not shed onto adjacent properties. 
Staff Comments The proposed garage/ADU will utilize snow retention bars to store the roof 

snow on the roof. The building proposes a single roof pitch (2:12/low angle) 
that angles toward the interior of the property, ensuring that snow will not 
shed onto adjacent properties and that all drip lines will route to a proposed 
drought-tolerant flower bed.  

☒ ☐ ☐ 17.06.090(C)3d Guideline: The use of roof forms, roof pitch, ridge length and roof materials that 
are similar to those traditionally found in the neighborhood are encouraged. 

Staff Comments The Applicant has proposed a shed roof form of 2:12 pitch, which represents 
design elements that are similar to or match those traditionally found in the 
Townsite Overlay District. The standing seam metal roofing material is used 
widely across the Townsite Overlay District as well, which the Applicant is 
proposing to use for this project.  

☒ ☐ ☐ 17.06.090(C)3d Guideline:  The roof pitch of a new building should be compatible with those 
found traditionally in the surrounding neighborhood. 

Staff Comments See Section 17.06.090(C)3d.  

☒ ☐ ☐ 17.06.090(C)3e e. Wall Planes 

 Guideline:  Primary wall planes should be parallel to the front lot line. 

Staff Comments The garage/ADU’s longest wall plane is parallel to the front lot line, 
although residential access to the structure will be achieved via the shorter, 
south-facing wall plane.  
 
While the Applicant originally intended for the residential access and 
exterior covered deck to face west towards Main Street, utility setbacks 
required by existing Idaho Power infrastructure in the alley has resulted in 
amended site plans to be submitted by the Applicant. These amendments 
now represent the finalized site plans, including a 90-degree, 
counterclockwise rotation of the proposed garage/ADU. This amendment 
achieves Idaho Power clearance requirements for their equipment.  

☒ ☐ ☐ 17.06.090(C)3e Guideline: Wall planes shall be proportional to the site and shall respect the scale 
of the surrounding neighborhood. 
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Staff Comments The wall planes of the proposed structure are similar or subservient in size 

to neighboring residences and/or buildings. The Applicant is proposing a 
structure that is 23’ 10” tall at its highest point, while the maximum 
permitted building height for the Zoning District (Business, Townsite 
Overlay, Downtown Residential Overlay) is 35’.  

☒ ☐ ☐ 17.06.090(C)3e Guideline: The use of pop-outs to break up longer wall planes is encouraged. 

Staff Comments The southern wall plane features a covered deck space with a steel cable 
railing, which helps to significantly break up this wall plane. With the 
original garage/ADU Design Review submittal, Staff commented that the 
north and west wall planes presented a large massing that was not fully 
conducive of the design guidelines for residential buildings in the Townsite 
Overlay. The west elevation, in particular, presented the largest 
uninterrupted area of wall plane for the project. The primary material and 
color for the garage/ADU will be off white, vertical wood siding. While 
appropriate materials and colors for the building and its surrounding 
context in the Townsite Overlay District, the presentation of scale and 
massing with the materials and colors on the north and west elevations did 
not offer adequate visual interest and may serve to dominate the site and 
the existing primary residence.  
 
At the May 6, 2024 Public Hearing, the Commission discussed possible 
design enhancements to the large, unbroken wall planes of the Applicant’s 
design proposal. Specifically, the Commission commented on their 
appreciation of the Applicant’s wood accent material selection, suggesting 
that this material may be used to a greater degree across the building 
design. Specific features suggested by Staff and the Commission included 
belly band siding of an alternate color, more wood accenting, suspended 
awnings, or a wrap-around extension of the covered porch.  
 
The Applicant submitted revised building elevations that included a yellow 
cedar belly band between the first and second stories of the garage/ADU, 
wrapping around the entirety of the structure. The Commission 
acknowledged this adjustment at the June 3, 2024 Public Hearing and did 
not present any further requests addressing the unbroken, larger wall plane.  

☒ ☐ ☐ 17.06.090(C)3f f. Windows 

 Guideline: Windows facing streets are encouraged to be of a traditional size, scale 
and proportion. 

Staff Comments While Staff originally suggested additional first-floor windows on the west, 
street-facing building elevation of the garage/ADU structure, the 
Commission did not express concern with the west-facing building 
elevations – and its amount and orientation of windows – at the June 3, 
2024 Public Hearing. Please refer to Staff Reports dated May 6, 2024 and 
June 3, 2024 for a more detailed discussion of this Standard and its 
application for this project.  
 
Upon multiple Design Review Public Hearings, this standard is considered to 
be met.  
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☒ ☐ ☐ 17.06.090(C)3f Guideline: Windows on side lot lines adjacent to other buildings should be 

carefully planned to respect the privacy of neighbors. 

Staff Comments The proposed windows on the side lot lines adjacent to other buildings 
respect the privacy of neighbors. Only two clerestory (2) windows on the 
north elevation are proposed, and the southern elevation features the 
covered deck space. This recesses the windows and sliding glass doors by 
nature of the building’s design, further protecting the privacy of neighbors.  
 
It should also be noted that the remaining lots to the south, completing the 
Chestnut to Elm Street block, are currently vacant.  
 

☒ ☐ ☐ 17.06.090(C)3g g. Decks and Balconies 

 Guideline: Decks and balconies shall be in scale with the building and the 
neighborhood. 

Staff Comments The second floor covered deck is setback from the first-floor façade and 
sheltered by the main roof. The proposed size of 164 square feet is in scale 
with the surrounding neighborhood. The Commission may recall the Benson 
Dental project reviewed in 2023, located on the corner of Elm and 1st 
Avenue and directly across from this project’s existing alley. The Benson 
Dental project also featured a second level ADU with covered exterior deck 
space, approximately 125 square feet in size.  

☒ ☐ ☐ 17.06.090(C)3g Guideline: Decks and balconies should be designed with the privacy of neighbors 
in mind when possible. 

Staff Comments The proposed second floor deck space faces south, interior to the property. 
The deck is not oriented to immediately adjoin an adjacent property line. 
The remaining lots to the south of the Applicant’s property, completing the 
Chestnut to Elm Street block, are currently vacant. No adverse impact to the 
privacy of neighbors is anticipated.  

☒ ☐ ☐ 17.06.090(C)3h h. Building Materials and Finishes 

 Guideline:  Materials and colors shall be selected to avoid the look of large, flat 
walls.  The use of texture and detailing to reduce the perceived scale of large walls 
is encouraged. 

Staff Comments The proposed garage/ADU will complement that of the surrounding 
neighborhood, as well as the site’s existing primary residence.  
 
According to the Applicant, a corrugated metal siding is proposed at the 
ground floor level to minimize moisture damage from snow against the 
building. This ground floor material will also provide variety in texture and 
appearance when compared to the rest of the exterior materials of the 
building, which is primarily vertical wood siding in an off-white color 
scheme.  
 
Yellow cedar wood trim around human entry and garage doors and 
architectural grade plywood soffit material adds further texture and 
detailing that reduce some of the perceived scale of large walls. The siding 
changes and first and second stories are separated by yellow cedar belly 
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bands that match the existing house. The color palette consists of brown 
tones with enough contrast to emphasize the different siding treatments. 
 
At the May 6, 2023 Public Hearing, the Commission noted their concern 
over the large, unbroken wall planes of the garage/ADU, specifically on the 
north and east elevations. Upon continuation of the Application, the 
Applicant submitted revised building elevations that included a yellow cedar 
belly band between the first and second stories of the garage/ADU, 
wrapping around the entirety of the structure. The Commission 
acknowledged this adjustment at the June 3, 2024 Public Hearing and did 
not present any further requests addressing the unbroken, larger wall plane.  
 

 

 

☒ ☐ ☐ 17.06.090(C)3h Guideline: Large wall planes shall incorporate more than one material or color to 
break up the mass of the wall plane. 

Staff Comments Please see Section 17.06.090(C)3h for discussion on how this Standard has 
been met.  

☒ ☐ ☐ 17.06.090(C)3i i. Ornamentation and Architectural Detailing 

 Guideline: Architectural detailing shall be incorporated into the front wall plane of 
buildings. 

Staff Comments The Applicant’s property hosts an existing single-family residence with its 
entrance facing west, towards Main Street. The proposed garage/ADU will 
off pedestrian access on its south elevation, and garage/vehicular access 
from the alley and facing east. The pedestrian entrance elevation (south-
facing) offers substantial architectural detailing, including changes in 
materials and colors, a single-pitch shed roof, steel cable railings with wood 
capping for the second-floor outdoor deck space, and wooden post and 
beam features.  
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The garage/ADU’s Main Street (west)-facing elevation also features 
architectural detailing, including changes in color and materials, such as a 
cedar belly band.  

☒ ☐ ☐ 17.06.090(C)3i Guideline: The use of porches, windows, stoops, shutters, trim detailing and other 
ornamentation that is reminiscent of the historic nature of Old Hailey is 
encouraged. 

Staff Comments The exterior deck space, wood door trim, wood soffits, corrugated metal 
wainscot, and wood post and beam features each provide ornamentation 
that is reminiscent of the historic nature of Old Hailey.  

☒ ☐ ☐ 17.06.090(C)3i Guideline: Architectural details and ornamentation on buildings should be 
compatible with the scale and pattern of the neighborhood. 

Staff Comments Please refer to Sections 17.06.090(C)3h and 17.06.090(C)3i for further 
information.  

☒ ☐ ☐ 17.06.090(C)4 4.  Circulation and Parking 

 Guideline: Safety for pedestrians shall be given high priority in site planning, 
particularly with respect to parking, vehicular circulation and snow storage issues. 

Staff Comments Pedestrian access for the garage/ADU will be achieved via the building’s 
south elevation. Pedestrians may access the site and south elevation 
through the alley, or from Main Street and the new paver walkway the 
Applicant intends to install to the south of the existing residence on site. 
Parking for the ADU will be provided via the proposed three (3) car garage, 
which also includes an interior staircase.  

☒ ☐ ☐ 17.06.090(C)4 Guideline: The visual impacts of on-site parking visible from the street shall be 
minimized. 

Staff Comments The proposed garage area will be accessed via the alley to the east of the 
site, with little to no visual impact on surrounding streets. A six foot (6’) tall, 
white picket fence is proposed along the entirety of the property’s Main 
Street frontage, which will shield the front of the site from the street.  

☒ ☐ ☐ 17.06.090(C)4 Guideline: As a general rule, garages and parking should be accessed from the 
alley side of the property and not the street side. 

Staff Comments The Applicant is proposing all future vehicular access through the alley.  
 
The Applicant shall remove the Main Street curb cut to the property and 
install new sidewalk to match the remaining pedestrian improvements 
within the right-of-way. 
 
This has been made a Condition of Approval.  

☒ ☐ ☐ 17.06.090(C)4 Guideline: Detached garages accessed from alleys are strongly encouraged.  

Staff Comments The detached garage is proposed to be accessed off the alleyway.   

☐ ☐ ☒ 17.06.090(C)4 Guideline: When garages must be planned on the street side, garage doors shall 
be set back and remain subordinate to the front wall plane. 

Staff Comments N/A, as the garage will have access from the existing alley.     
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☐ ☐ ☒ 17.06.090(C)4 Guideline: When garages and/or parking must be planned on the street side, 

parking areas are preferred to be one car in width.  When curb cuts must be 
planned, they should be shared or minimized. 

Staff Comments N/A, as the garage will have access from the existing alley.    

☐ ☐ ☒ 17.06.090(C)4 Guideline: Off-street parking space for recreational vehicles should be developed 
as part of the overall site planning. 

Staff Comments N/A, as there is no seasonal, off-street parking for recreational vehicles 
being proposed.   

☒ ☐ ☐ 17.06.090(C)5 5.  Alleys 

 Guideline:  Alleys shall be retained in site planning.  Lot lines generally shall not be 
modified in ways that eliminate alley access to properties. 

Staff Comments The alley is existing and will be utilized for access to onsite parking. No alley 
access will be eliminated.  

☒ ☐ ☐ 17.06.090(C)5 Guideline:  Alleys are the preferred location for utilities, vehicular access to 
garages, storage areas (including recreational vehicles) and accessory buildings.  
Design and placement of accessory buildings that access off of alleys is 
encouraged. 

Staff Comments All wet utilities will be underground within the existing alley. Existing 
overhead power lines are also located in the alley, and the Applicant has 
coordinated with Idaho Power to ensure that utility line clearances will be 
met. New underground power service for the existing primary residence on-
site will also be provided, according to site plans. Vehicular access to the 
garage/ADU will also be achieved via the alley.  

☒ ☐ ☐ 17.06.090(C)5 Guideline: Generally, the driving surface of alleys within Limited Residential and 
General Residential may remain a dust-free gravel surface, but should be paved 
within Business, Limited Business, and Transitional.  The remainder of the city 
alley should be managed for noxious weed control, particularly after construction 
activity. 

Staff Comments The parcel is located within the Business (B) Zoning District, and the driving 
surface of the alley is paved.  

☒ ☐ ☐ 17.06.090(C)5 Guideline:  Landscaping and other design elements adjacent to alleys should be 
kept simple and respect the functional nature of the area and the pedestrian 
activity that occurs. 

Staff Comments No landscaping is proposed adjacent to the alley. Concrete paving is 
proposed for the driveway area adjacent to the alley.  

☒ ☐ ☐ 17.06.090(C)6 6.  Accessory Structures 

 Guideline:  Accessory buildings shall appear subordinate to the main building on 
the property in terms of size, location and function. 

Staff Comments  A detached garage/ADU is proposed to be subordinate to the primary 
residence. The proposed garage/ADU is located at the rear of the property, 
and its footprint is smaller than that of the existing primary residence.  

☒ ☐ ☐ 17.06.090(C)6 Guideline:  In general, accessory structures shall be located to the rear of the lot 
and off of the alley unless found to be impractical. 
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Staff Comments The proposed garage/ADU building will be located at the rear of the lot and 

located behind the existing primary residence. It will be accessed off of the 
alley.  

☒ ☐ ☐ 17.06.090(C)7 7.  Snow Storage 

 Guideline:  All projects shall be required to provide 25% snow storage on the site. 

Staff Comments With the revised site plan and retail trade building, the Applicant has now 
stated that the site contains 2,520 square feet of hardscape surface, which 
would require at least 630 square feet of snow storage. The Applicant has 
stated that the snow storage area equals 640 square feet.  
 
Original plan submittals indicated that the minimum snow storage-to-
hardscape ratio would not be met. The new site plan and snow storage 
calculation now show that the snow storage requirement has been met. The 
Conditions of Approval have been updated to reflect this change. 

☒ ☐ ☐ 17.06.090(C)7 Guideline: A snow storage plan shall be developed for every project showing: 
• Where snow is stored, key pedestrian routes and clear vision triangles. 
• Consideration given to the impacts on adjacent properties when planning 

snow storage areas. 
Staff Comments The snow storage area is proposed for the central, southern lot line. No 

impacts to pedestrian routes, vision triangles, or adjacent properties are 
anticipated with the proposed snow storage plan.  

☒ ☐ ☐ 17.06.090(C)8 8. Existing Mature Trees and Landscaping 

 Guideline: Existing mature trees shall be shown on the site plan, with notations 
regarding retention, removal or relocation. Unless shown to be infeasible, a site 
shall be carefully planned to incorporate existing mature trees on private property 
into the final design plan. 

Staff Comments There is one (1) existing tree identified onsite that is proposed to be 
retained, as well as one (1) existing tree identified onsite that is proposed to 
be removed. Three (3) new Swedish Aspen trees are proposed to be planted 
along the property’s western boundary, directly adjacent to Main Street and 
the proposed six foot (6’) white picket fence.   

☐ ☐ ☒ 17.06.090(C)8 Guideline: Attention shall be given to other significant landscape features which 
may be present on the site. Mature shrubs, flower beds and other significant 
landscape features shall be shown on the site plan and be incorporated into the 
site plan where feasible. 

Staff Comments N/A, as no significant landscape features are presently onsite. However, the 
Applicant intends to install approximately 1,144 square feet of new turf 
lawn, a drought tolerant flower bed, and a series of vegetable planters.  

☒ ☐ ☐ 17.06.090(C)8 Guideline:  Noxious weeds shall be controlled according to State Law. 

Staff Comments If noxious weeds are present on the site, the Developer shall control 
according to State Law. 

☒ ☐ ☐ 17.06.090(C)9 9.  Fences and Walls 

 Guideline:  Fences and walls that abut public streets and sidewalks should be 
designed to include fence types that provide some transparency, lower heights 
and clearly marked gates. 
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Staff Comments The Applicant has proposed a “white picket fence 6’ tall” along the entirety 

of the property’s Main Street frontage. A new gate and walkway are also 
proposed, providing pedestrian access from Main Street to the retail trade 
building. No rendering of the fence had been provided by the Applicant at 
the time of drafting this Staff Report.  

☒ ☐ ☐ 17.06.090(C)9 Guideline:  Retaining walls shall be in scale to the streetscape. 

Staff Comments With the revised plan submittal for the June 3, 2024 Public Hearing, the 
Applicant proposed to use the existing site grade, from the alley down to 
the new retail trade building, to create a gentle slope for retail trade 
building access (as opposed to the ramp feature originally proposed). In 
doing so, according to the Applicant, the scope of the retaining wall as 
originally proposed has been greatly reduced, allowing a level building pad 
to be created for the new garage/ADU structure as well. Staff do not 
anticipate this retaining wall to impact the streetscape in any fashion, 
based on other proposed site additions along the property’s Main Street 
frontage (fencing and landscaping). 

☐ ☐ ☒ 17.06.090(C)10 10. Historic Structures 

 General Guidelines:  Any alteration to the exterior of a Historic Structure requiring 
design review approval shall meet the following guidelines: 

• The alteration should be congruous with the historical, architectural, 
archeological, educational or cultural aspects of other Historic Structures 
within the Townsite Overlay District, especially those originally constructed 
in the same Period of Significance. 

• The alteration shall be contributing to the Townsite Overlay District.  
Adaptive re-use of Historic Structures is supported while maintaining the 
architectural integrity of the original structure. 

Staff Comments N/A, as no historic structures are proposed to be altered with this project.   

☐ ☐ ☒ 17.06.090(C)10 Specific Guidelines.  Any alteration to the exterior of a Historic Structure requiring 
design review approval shall meet the following specific guidelines: 
• The design features of repairs and remodels including the general 

streetscape, materials, windows, doors, porches, and roofs shall not 
diminish the integrity of the original structure. 

• New additions should be designed to be recognizable as a product of their 
own Period of Significance with the following guidelines related to the 
historical nature of the original structure: 
∼ The addition should not destroy or obscure important architectural 

features of the original building and/or the primary façade; 
∼ Exterior materials that are compatible with the original building 

materials should be selected; 
∼ The size and scale of the addition should be compatible with the 

original building, with the addition appearing subordinate to the 
primary building; 

∼ The visual impact of the addition should be minimized from the 
street; 

∼ The mass and scale of the rooftop on the addition should appear 
subordinate to the rooftop on the original building, and should avoid 
breaking the roof line of the original building; 
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∼ The roof form and slope of the roof on the addition should be in 

character with the original building; 
∼ The relationship of wall planes to the street and to interior lots 

should be preserved with new additions. 
Staff Comments N/A, as no historic structures are proposed to be altered with this project.   

 

General Requirements for Accessory Dwelling Units 

Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.08D.020 Applicability.  
 The standards of this section apply to all Accessory Dwelling Units created after February 10, 
2021, whether created by new construction, addition, or conversion of an existing building or area 
within an existing building.   

☒ ☐ ☐ 17.04D.030  General Provisions.  
A.   Accessory Dwelling Units may be located within, or attached to, a principal building or may be 
located within a detached accessory building. Detached Accessory Dwelling Units may comprise 
the entirety of the accessory building or may comprise part of the floor area of an accessory 
building with another permitted accessory use or uses comprising of the remaining floor area.  

   Staff 
Comments 

The proposed ADU is detached from the primary residence and is approximately 579 square 
feet in size. The ADU will also feature 164 square feet of exterior covered deck space.  

☒ ☐ ☐  B       Only one (1) Accessory Dwelling Unit is permitted on a lot.  

   Staff 
Comments 

Only one (1) ADU is proposed onsite.  

☒ ☐ ☐  C        Accessory Dwelling Units are only permitted in conjunction with single-family residences in 
residential zones. In the Townsite Overlay, Transition and SCI zones, Accessory Dwelling Units 
are permitted in conjunction with commercial buildings. In Business, Limited Business and 
Neighborhood Business, one or more residential unit(s) are considered.  

Staff 
Comments 

The proposed ADU is in conjunction with an existing single-family residence, and both are 
located within the Business (B), Downtown Residential Overlay (DRO) and Townsite Overlay 
(TO) Zoning Districts.  
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☐ ☐ ☒  A. Accessory Dwelling Units in the Special Flood Hazard Area (SFHA) shall have the top of the 

lowest floor elevated no lower than the flood protection elevation as defined in Section 
17.04J.020, “Definitions”, of the Hailey Municipal Code. For new construction or substantial 
improvements in the SFHA, all applicable requirements of Article 17.04J. Flood Hazard 
Overlay District (FH) shall apply.  

Staff 
Comments 

N/A – The proposed ADU is not located within the Special Flood Hazard Area.  

☒ ☐ ☐ 17.08D.040: 
Registration of 
Accessory 
Dwelling Units 
Required  

All Accessory Dwelling Units created after February 10, 2021, shall be issued an Accessory Dwelling 
Unit Compliance Certificate.  

Staff 
Comments 

Upon completion of construction for the proposed ADU, a Compliance Certificate will be issued.  

☒ ☐ ☐ 17.08D.050: 
Occupancy 
Restrictions -
Short Term 
Occupancy  

1.         Where a lot contains both a primary dwelling unit and an Accessory Dwelling Unit, only one 
dwelling unit shall be utilized for Short-Term Occupancy;  

Staff 
Comments 

The owners intend to utilize the ADU as housing for an employee of their roofing business, 
which will occupy the garage space below the ADU. The Applicant meets this standard, and in 
addition, this standard has been made a Condition of Approval.  

☐ ☐ ☒  2. When one dwelling unit is utilized for Short-Term Occupancy, the other unit shall be owner-
occupied or utilized as a long-term rental, with long-term occupancy being a period of thirty-
one (31) days or more.  

Staff 
Comments 

N/A, as neither dwelling unit onsite is intended to be utilized for short-term occupancy.  

☒ ☐ ☐ 17.08D.060: 
Subordinate 
Scale and Size  

  Scale: The floor area of an Accessory Dwelling Unit (ADU) is limited to no more than 66% of the gross 
square footage of the principal building, or the maximum floor area permitted for an ADU based on 
the lot size or zone, whichever is less. 

Staff 
Comments 

The gross floor area of the principal building is 879 square feet in size, with 66% of its size 
equaling 580.8 square feet. Staff consider that the Applicant has met this standard, as the 
proposed ADU is 579 square feet in size.  
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☒ ☐ ☐  B.  Maximum Floor Area:  

Lot Size (square 
feet) 

Minimum Gross Floor Area 
(square feet)1 

Maximum Gross Floor Area 
(square feet)1, 

Up to 7,000 300 900 
7,001 – 8,000 300 950 

Lots 8,001 and 
greater 300 1,000 

Gross square footage calculations for Accessory Dwelling Units does not include 
exterior, uncovered staircases. Interior staircases and circulation corridors are 

included.  
 

   Staff 
Comments  

The Applicant meets this standard—the lot size is approximately 9,598 square feet, and the 
proposed ADU is larger than 300 square feet but less than 1,000 square feet. Specifically, the 
lot is 9,598 square feet in size and the proposed ADU is 579 square feet in size.  
 

 
☒ ☐ ☐  C. Number of bedrooms: Accessory Dwelling Units may have a maximum of two (2) bedrooms. 

   Staff 
Comments  

The proposed ADU has only one (1) bedroom.   

☒ ☐ ☐ 17.08D.070: 
Livability 

A. Outdoor Access: All Accessory Dwelling Units shall have a designated area to access the 
outdoors. Examples include a balcony, porch, deck, paver patio, or yard area delineate by 
fencing, landscaping, or similar treatment so as to provide for private enjoyment of the 
outdoors. This area shall be no less than 50 square feet in size. The Outdoor Access area shall 
be approved through the Design Review process. 

   Staff 
Comments  

The Applicant is providing 164 square feet of covered, outdoor deck space on the second floor 
of the new structure, immediately accessible to the ADU.   
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Chapter 17.09: Parking and Loading 

☒ ☐ ☐ 17.09 

020.05.B 

Parking areas and driveways for single-family, accessory dwelling unit, and duplex residences may be 
improved with compacted gravel or other dustless material. 

   Staff 
Comments  

The proposed garage will provide covered parking for three (3) cars off the alley, with the 
driveway area being improved with concrete.  

☒ ☐ ☐ 17.09.020.05.D Mitigation for Accessory Dwelling Unit parking spaces: Parking stalls for Accessory Dwelling Units shall 
be reviewed to assess light trespass into residential indoor living areas on adjacent properties. 
Mitigation measures may include fencing, landscaping, screening, landscape walls, and similar 
treatments. 

   Staff 
Comments  

The following elements of the proposed site plan mitigate light trespass from the proposed 
ADU parking: 

- Parking is provided inside the covered garage with overhead doors.  
- Parking directionality is positioned east/west; headlights will either be facing interior 

to the site, or into the alley if the ADU resident backs into the garage bay. The 
property directly across the alley, with respect to the Applicant’s property, includes 
mature landscaping and a shed along the property’s alley-side property boundary. The 
presence of these site features will further mitigate any potential light trespass from 
ADU parking on the Applicant’s property.  

☒ ☐ ☐ 17.09.040.01 Accessory Dwelling Units and all dwelling units less than 1,000 square feet require one (1) parking 
space per unit. A site developed with both a primary dwelling less than 1,000 square feet in size and an 
Accessory Dwelling Unit shall provide a minimum of 2 spaces. Parking for Accessory Dwelling Units 
must be provided on site. Existing parking in excess of the required parking for a single-family unit 
shall count towards the total required parking. 

   Staff 
Comments  

The proposed garage will provide covered parking for three cars off the alley, including the 
ADU and the existing primary dwelling.  

☒ ☐ ☐ 17.09.040.07 All multi-family residential and commercial or mixed use development, including new construction and 
additions, shall provide at least three (3) bicycle parking spaces or bicycle spaces equivalent to twenty 
five percent (25%) of the required number of vehicle parking spaces, whichever is greater. (Ord. 1191, 
2015) 

   Staff 
Comments  

The Applicant has not shown any bicycle parking spaces on submitted plans. The Applicant 
shall ensure that at least three (3) bicycle parking spaces (in racks) are installed, prior to 
issuance of a Certificate of Occupancy. This has been made a Condition of Approval. 

 
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 
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☒ ☐ ☐ 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 location and orientation of the proposed retail trade building maximizes southern 
solar exposure on the building’s longer wall plane. The concrete 60’ x 28’ concrete pad 
beneath the proposed retail trade building is situated in such a manner that both human 
and overhead doors will benefit from either southern or western sun exposure, ensuring 
that these spaces will see a minimal amount of snow/ice buildup in the winter month, if at 
all. Safe access to the building and usable exterior spaces are upheld through the proposed 
location, orientation, and surface of the building.  

☒ ☐ ☐ 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 Existing plant material has been inventoried on the site plan. The Applicant has already 
removed the large tree on the western, central lot line that is indicated for removal, prior 
to commencement of the Design Review Application process. Three (3) new Swedish Aspen 
trees are proposed for the western lot line, which are approved species found in the most 
recent (2013) Wood River Valley Tree Guide.  

☒ ☐ ☐ 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 Pedestrian site access for the retail trade building may be achieved via a pedestrian 
walkway connected to the Main Street/HWY 75 right-of-way, or from the alley-adjacent 
parking area, which provides gravel and concrete surfaces that lead to the retail trade 
building’s pedestrian and overhead door entrances. Pedestrian access for the garage/ADU 
may be achieved via the same site features, or via the internal stairwell leading from the 
ADU parking area within the three (3)bay garage. All onsite parking will be accessed via 
the alley way, directly to the east of the property.   

☒ ☐ ☐ 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 has stated that all structures proposed for the site will utilize roll-out trash 
receptacles, serviced via the alley. Roll-out bins will not be visible from Main Street, and 
they will be stored either inside garage space or behind the commercial building when not 
in use.  

☒ ☐ ☐ 17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building services. 
Staff Comments See Section 17.06.080(A) 1d. 

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

Staff Comments N/A, as no vending machines are proposed.  
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened from the 

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

i. Parking areas located within the SCI zoning district may be located at the side 
or rear of the building. 
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ii. Parking areas may be considered at the side of buildings within the B, LB, TI 

and LI zoning districts provided a useable prominent entrance is located on the 
front of the building and the parking area is buffered from the sidewalk 
adjacent to the street. 

Staff Comments As previously mentioned in this Staff Report, the Applicant has responded to Staff and 
Commission comments at the project’s initial Public Hearing on May 6, 2024, highlighting 
the proposed parking placement as not adhering to the stated Code requirement for 
placement of parking at the rear of buildings.  
 
However, the Applicant amended and resubmitted site plans that now show the three (3) 
parking spaces, dedicated to the new retail trade building, as situated at the rear of the 
site and behind the retail trade building itself. While snow storage is located directly 
adjacent to these parking spaces, Staff do not anticipate a negative impact to on-site 
parking. The number of parking spaces provided is already in excess of that which is 
required for the use and size of the proposed building.  

☒ ☐ ☐ 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 All access to on-site parking will be achieved from the alley directly to the east of the 
property.  

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

Staff Comments The Applicant is providing 640 square feet of on-site snow storage, centrally located and 
along the property’s southern boundary, which adjoins to a lot that is currently vacant. 
Snow storage location is acceptable for the site.  
  

☒ ☐ ☐ 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 As indicated by the Applicant on site plans, 2,520 square feet of hardscape are proposed 
for the site, amounting to 630 square feet of required snow storage. The Applicant is 
proposing 640 square feet of snow storage, meeting this Standard.  

☒ ☐ ☐ 17.06.080(A)1k k. A designated snow storage area shall not have any dimension less than 10 feet.  
Staff Comments The designated snow storage complies with requirements, there is no proposed snow 

storage area that is under 10 feet on site.  
☐ ☐ ☒ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are not 

practical. 
Staff Comments N/A, as the Applicant is proposing to store snow on-site.  

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

Staff Comments It appears that the snow storage area will not impede parking spaces, or vehicular and 
pedestrian circulation of the site.  

☒ ☐ ☐ 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 The proposed snow storage area will be located on a gravel ground surface.  
 
2.  Building Design: 17.06.080(A)2, items (a) thru (m) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
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☒ ☐ ☐ 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 retail trade building features a simple gabled roofline and is only 13’ 9” in 

height, which is substantially lower than surrounding buildings. The shape of the proposed 
building and roofline mirrors that of other non-residential structures in Old Hailey, with 
longer building and roof planes running parallel to longer property lines.  

☒ ☐ ☐ 17.06.080(A)2b b. Standardized corporate building designs are prohibited. 
Staff Comments The proposed building design does not incorporate a standardized corporate design.   

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

oriented and encourage human activity and interaction.   
Staff Comments As originally proposed, the commercial building was simple in design and featured a 

pedestrian door that faced Main Street/HWY 75, connected to the right-of-way via a paver 
walkway. The building lacked cohesive design elements and did not appear to encourage 
human activity or interaction, as referenced by the Commission at the June 3, 2024 Public 
Hearing. See the original commercial building submittal below:  
 

 
 
The Applicant was asked to explore building frontage improvements, specifically as it 
related to overall exterior design (colors, change in materials, etc.). Dark Sky compliant 
exterior lighting was also requested to be installed along the west elevation to further 
provide interest and reduce the massing of the proposed building. This was made a 
Condition of Approval at the June 3, 2024 Public Hearing.  
 
Now, the Applicant has submitted a revised building plan that includes the 
Staff/Commission requests from the June 3, 2024 Public Hearing:  
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The Applicant has now included vertical wood siding, cedar wood trim, wood soffits, and a 
cedar wood belly band, to match that of the garage/ADU structure. The Applicant has 
stated that all materials and finishes will match those of the proposed garage/ADU. A dark 
sky compliant, “farmhouse” style light has been included over the west-facing pedestrian 
entrance as well. These design adjustments create a commercial building that appears 
more inviting, welcoming to human presence and interaction, and much more cohesive 
with the building designs across the site as a whole.  

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

Staff Comments With the adjustments made to exterior building materials and finishes, as well as the 
addition of the lighting fixture over the door, Staff feel that this Standard has been 
addressed and met. Please see Section 17.06.080(A)2c for further discussion.  

☐ ☐ ☒ 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. All proposed development features new, standalone structures.  
☒ ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying materials, 

textures and colors. 

Staff Comments As originally proposed, the exterior of the commercial building incorporated dark grey 
metal roofing, and white metal siding with dark grey banding around the building’s 
foundation. Additional building materials, projections, and/or design features were 
requested as benefits to the visual interest of the structure.  
 
The Applicant has now included vertical wood siding, cedar wood trim, wood soffits, and a 
cedar wood belly band, to match that of the garage/ADU structure. The Applicant has 
stated that all materials and finishes will match those of the proposed garage/ADU. A dark 
sky compliant, “farmhouse” style light has been included over the west-facing pedestrian 
entrance as well. These design adjustments create a commercial building that appears 
more inviting, welcoming to human presence and interaction, and much more cohesive 
with the building designs across the site as a whole.  

☒ ☐ ☐ 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. 



Design Review: Cueva Garage/ ADU  
504 S. Main Street (Lots N20 All 13 & 14, Block 9, Townsite)  

Hailey Planning Zoning Commission – July 15, 2024 
Staff Report – Page 27 of 33 

 
Staff Comments Please see Sections 17.06.080(A)2c and Section 17.06.080(A)2f for discussion of how this 

requirement has been met.  
☐ ☐ ☒ 17.06.080(A)2h h. Flat-roofed buildings over two stories in height shall incorporate roof elements 

such as parapets, upper decks, balconies or other design elements.   
Staff Comments N/A. The proposed building is only one (1) story in height.  

☒ ☐ ☐ 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 As mentioned previously in this Staff Report, the Applicant is proposing the following 
energy conservation measures: 

- Minimum 40% of glazing for south facing fenestrations, with roof overhangs.  
- Double pane insulated glazing.  
- Low emissivity coated glazing.   

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

Staff Comments The submitted building elevations for the prefabricated metal building show a low-angle 
roof pitch and a gabled covering over the building’s pedestrian entrance, although no 
snow retention devices have been shown for the building’s north-facing elevation, which is 
adjacent to a pedestrian walkway that provides connectivity to the on-site parking area.  
 
While the proposed retail trade building is prefabricated, it is Staff’s understanding that 
after-market snow clips, gutters, and/or other snow retention devices are available for 
installation. The Applicant shall submit building plans that include snow retention devices, 
to be installed over all building walkways and entries which do not already include a snow 
retention mechanism, prior to issuance of a Building Permit. This has been made a 
Condition of Approval.  

☒ ☐ ☐ 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 See Section 17.06.080(A) 2j. The Applicant is now proposing two (2) additional landscape 
drywells at the southwest portion of the site, in addition to the two (2) landscape drywells 
originally presented along the northern property line. These new landscape drywells will 
ensure that water runoff is properly managed, and freezing will not create a pedestrian 
hazard.  

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

Staff Comments N/A. No vehicle canopies are proposed.  
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☐ ☐ ☒ 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 Chapter 17.08. 
Staff Comments N/A. No signage is proposed at this time.   

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

 
 

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

building(s). 
Staff Comments The Applicant has submitted revised commercial building elevations with exterior 

materials and finishes that match those of the proposed garage/ADU. Please see Section 
17.06.080(A)2c for discussion of how this Standard has now been met.   

☒ ☐ ☐ 17.06.080(A)3b  b. Accessory structures shall be located at the rear of the property. 
Staff Comments  See Section 17.06.090 (C)6.  

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

Staff Comments See Section 17.06.080(A) 2g. The proposed fencing along the property’s western boundary 
will be a white picket fence, matching color, and material (wood) used elsewhere on the 
site.  

☒ ☐ ☐ 17.06.080(A)3d d. Walls and fencing shall not dominate the buildings or the landscape.  Planting 
should be integrated with fencing in order to soften the visual impact.   

Staff Comments The proposed white picket fencing is a timeless design that will offer a balance of 
site/right-of-way separation and transparency, which will prevent the fence from 
dominating the landscape and overall site. The Applicant has already installed numerous 
plantings on-site, softening the visual impact of the site’s development.  

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

Staff Comments N/A. No roof equipment is proposed for the site.  
☐ ☐ ☒ 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 application.  

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

Staff Comments The submitted plans do not include any exterior or roof-mounted mechanical equipment, 
although it is highly likely that these elements will be present upon project completion. The 
Applicant may wish to clarify the future presence of any ground or roof-mounted 
mechanical equipment. The Applicant shall ensure that any exterior mechanical 
equipment is adequately screened from surrounding properties through a mechanism 
approved by City Staff and permissible with the Hailey Municipal Code. This has been 
made a Condition of Approval.  

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

Staff Comments All new service lines into the property shall be installed underground. This has been made 
a Condition of Approval.  
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However, given the large scope of development for this site, Staff request that the 
Applicant make every effort to relocate all existing utility lines underground, in addition to 
new lines.  

☐ ☐ ☒ 17.06.080(A)3i j. Additional appurtenances shall not be located on existing utility poles. 
Staff Comments N/A, none 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 The Applicant is proposing three (3) new Swedish Aspen trees, new vegetable planters, 
and a new drought-tolerant flower bed for the site. All proposed plant species appear to 
be hardy to the zone 4 environemnt as well.  

☒ ☐ ☐ 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   
Staff Comments See Section 17.06.080(A) 4a.  

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

Staff Comments The submitted site plans do not appear to show an irrigation system, temporary or other. 
Site inspection performed by Staff show healthy turf and vegetation, and it is likely that 
irrigation exists on site.  
 
The Applicant may wish to confirm the presence of an existing irrigation system. The 
Applicant shall ensure that an irrigation system is installed, which shall operate for at least 
two complete growing seasons and incorporate water conservation features. This has 
been made a Condition of Approval.  

☐? ☐ ☐ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with consideration of 
the urban environment. A combination of trees shrubs, vines, ground covers and 
ornamental grasses shall be used. Newly landscaped areas shall include trees with a 
caliper of no less than two and one-half inches (2 ½”). A maximum of twenty percent 
(20%) of any single tree species shall not be exceeded in any landscape plan, which 
includes street trees. New planting areas shall be designed to accommodate typical 
trees at maturity. Buildings within the LI and SCI-I Zoning Districts are excluded from this 
standard. 

Staff Comments The Applicant has provided a site plan that incorporates a variety of plantings: deciduous 
trees, vegetable planters, and drought-tolerant flower beds. Only three (3) new Swedish 
Aspen trees are proposed for the site, which Staff believe is an appropriate scaling of tree 
plantings, given the site’s relatively narrow sizing and existing vegetation. In the case 
where the proposed number of tree plantings does not allow for a 20% threshold to be 
reached, Staff are amenable to the Applicant’s proposed tree planting scheme.  
 
This Standard was not explicitly addressed in the June 3, 2024 Public Hearing. Staff request 
that the Commission discuss how they wish to see this Standard applied in the context of 
the Applicant’s property and development proposal.  

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

Staff Comments N/A. The proposed building is located within the Business (B) Zoning District.  
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☒ ☐ ☐ 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 See Section 17.06.080(A) 4d.  
☒ ☐ ☐ 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 Runoff is directed toward the landscape drywells on site.  

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

Staff Comments The Applicant shall be responsible for maintaining all landscaped areas in a tidy and 
attractive condition.  

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

Staff Comments The Applicant is proposing to use the existing site grade, from the alley down to the new 
retail trade building, to create a gentle slope for retail trade building access. In doing so, 
according to the Applicant, the scope of the retaining wall as originally proposed has been 
greatly reduced, allowing a level building pad to be created for the new garage/ADU 
structure as well.  

☒ ☐ ☐ 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 The Applicant is proposing a cast-in-place cement retaining wall, which mirrors site 
materials used for both the retail trade and garage/ADU building pads.  

☒ ☐ ☐ 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 The retaining wall appears to be approximately three (3) feet in height, although the 
Applicant may wish to confirm this height, given the removal of the ramp feature from the 
site plans.  

☒ ☐ ☐ 17.06.080(A)4l l. Landscaping should be provided within or in front of extensive retaining walls.   
Staff Comments Drought-tolerant flower beds are proposed for the area between the proposed 

garage/ADU and retaining wall.  
☒ ☐ ☐ 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for safety.   

Staff Comments See Sections 17.06.080(A) 4k and 17.06.080(A) 4l.  
☐ ☐ ☒ 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at least 12 to 16 

inches wide. 
Staff Comments N/A, as the retaining wall does not appear to be capped with a surface of at least 12 to 16 

inches wide, nor is it intended for seating.  
 

17.06.060 Criteria. 

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

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

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

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

1. Ensure compliance with applicable standards and guidelines. 

2. Require conformity to approved plans and specifications. 

3. Require security for compliance with the terms of the approval. 

4. Minimize adverse impact on other development. 

5. Control the sequence, timing and duration of development. 

6. Assure that development and landscaping are maintained properly. 

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

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

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

a) All applicable Fire Department and Building Department requirements shall be met. 
b) Any change in use or occupancy type from that approved at time of issuance of Building Permit 

may require additional improvements and/or approvals. Additional parking may also be 
required upon subsequent change in use, in conformance with Hailey’s Municipal Code at the 
time of the new use.  

c) All City infrastructure requirements shall be met. Detailed plans for all infrastructure to be 
installed or improved at or adjacent to the site shall be submitted for Department Head 
approval and shall meet City Standards where required. The following shall be met:  

i. The Applicant shall not make a new connection to the sewer main and must tap into 
their existing sewer service for the site.  

ii. All water main lines within the alley that are less than six (6) feet deep, shall be 
insulated with material (blue board insulation or similar material) for each and every 
individual water service line and main line between and including the subject property 
and the nearest public street, as recommended by the City Engineer. 

iii. The Applicant shall remove the Main Street curb cut to the property and install new 
sidewalk to match the remaining pedestrian improvements within the right-of-way. 

iv. All new service lines into the property shall be installed underground. 



Design Review: Cueva Garage/ ADU  
504 S. Main Street (Lots N20 All 13 & 14, Block 9, Townsite)  

Hailey Planning Zoning Commission – July 15, 2024 
Staff Report – Page 32 of 33 

 
d) All new and existing exterior lighting shall comply with the Outdoor Lighting requirements 

according to 17.08C.   
e) 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. 

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

g) Construction staging and storage shall not be within the City Right-of-Way. All construction 
impacts shall occur within the property boundary.  

h) All utilities shall be located underground, consistent with 17.06.080(A)3h. 
i) The Applicant shall submit building plans that include snow retention devices, to be installed 

over all building walkways and entries which do not already include a snow retention 
mechanism, prior to issuance of a Building Permit. 

j) The Applicant shall include the cost of the primary residence’s deck construction, as well as the 
cost of the primary residence’s re-roof construction, within the total construction cost for the 
mixed-use project, in conjunction with the mixed-use project’s Building Permit Application. 

k) The Applicant shall ensure that at least three (3) bicycle parking spaces (in racks) are installed, 
prior to issuance of a Certificate of Occupancy. 

l) The Applicant shall ensure that any exterior mechanical equipment is adequately screened from 
surrounding properties through a mechanism approved by City Staff and permissible with the 
Hailey Municipal Code. 

m) If not already present, the Applicant shall ensure that an irrigation system is installed, which 
shall operate for at least two (2) complete growing seasons and incorporate water conservation 
features. 

n) Approval of the Design Review is contingent upon the approval of the submitted Lot Line 
Adjustment.  

o) When one dwelling unit is utilized for Short-Term Occupancy, the other unit shall be owner-
occupied or utilized as a long-term rental. 

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

 

Motion Language: 
Approval: Continuation of a Design Review Application by Eric Cueva, represented by Youdall 
Architecture, for mixed-use development project which includes an 880 square foot retail trade 
commercial space, an 877 square foot detached garage addition, as well as a new 579 square foot 
Accessory Dwelling Unit (ADU) located above the addition. This project is located at 504 S. Main Street 
(Lots S20’ of 12 All of 13 & 14, Block 9, Hailey Townsite) Business (B), Downtown Residential Overlay 
(DRO) and Townsite Overlay (TO) Zoning Districts, finding that the project does not jeopardize the 
health, safety or welfare of the public and the project conforms to the applicable specifications outlined 
in the Design Review Guidelines, applicable requirements of the Zoning Title, and City Standards, 
provided conditions (a) through (p) are met. 
 
Denial: Continuation of a Design Review Application by Eric Cueva, represented by Youdall Architecture, 
for mixed-use development project which includes an 880 square foot retail trade commercial space, an 
877 square foot detached garage addition, as well as a new 579 square foot Accessory Dwelling Unit 
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(ADU) located above the addition. This project is located at 504 S. Main Street (Lots S20’ of 12 All of 13 
& 14, Block 9, Hailey Townsite) Business (B), Downtown Residential Overlay (DRO) and Townsite Overlay 
(TO) Zoning Districts, finding that ____________________ [the Commission should cite which standards 
are not met and provide the reason why each identified standard is not met]. 
 
Continuation: Motion to continue the public hearing to _________ [Commission should specify a date]. 
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1.  THESE DRAWINGS AND SPECIFICATIONS ("CONSTRUCTION DOCUMENTS") WERE PREPARED BY YOUDALL STUDIO 
ARCHITECTURE LLC., 631 W MEADOW DR HAILEY, IDAHO 83333 FOR THE CUEVA ADU. USE OF THESE DRAWINGS IN ANY 
LOCATION OTHER THAN INDICATED IS NOT AUTHORIZED. THE ARCHITECT ASSUMES NO RESPONSIBILITY FOR UNAUTHORIZED 
USE OF THESE DRAWINGS.

2.  THE WORK INCLUDED UNDER THIS CONTRACT CONSISTS OF ALL LABOR, MATERIALS, TRANSPORTATION, TOOLS, AND 
EQUIPMENT NECESSARY FOR THE CONSTRUCTION OF THE PROJECT, LEAVING ALL WORK READY FOR USE.

3.  THESE DRAWINGS, TOGETHER WITH THE SPECIFICATIONS AND AIA GENERAL CONDITIONS DOCUMENT A-201, 2007 
EDITION, REPRESENT THE CONSTRUCTION DOCUMENTS.

4.  THE PLANS INDICATE THE GENERAL EXTENT OF NEW CONSTRUCTION NECESSARY FOR THE WORK, BUT ARE NOT 
INTENDED  TO BE ALL-INCLUSIVE. ALL NEW WORK NECESSARY TO ALLOW FOR A FINISHED JOB IN ACCORDANCE WITH THE 
INTENTION OF THE DRAWINGS IS INCLUDED REGARDLESS OF WHETHER SHOWN ON THE DRAWINGS OR MENTIONED IN THE 
NOTES.

5.  ANY ERRORS, OMISSIONS, OR CONFLICTS FOUND IN THE VARIOUS PARTS OF THE CONSTRUCTION DOCUMENTS SHALL BE 
BROUGHT TO THE ATTENTION OF THE ARCHITECT AND THE OWNER FOR CLARIFICATION BEFORE PROCEEDING WITH THE 
WORK.

6.  THE GENERAL CONTRACTOR SHALL MAINTAIN A CURRENT AND COMPLETE SET OF CONSTRUCTION DOCUMENTS ON THE 
JOB SITE DURING ALL PHASES OF CONSTRUCTION FOR USE BY ALL TRADES, AND SHALL PROVIDE ALL SUB-CONTRACTORS 
WITH CURRENT CONSTRUCTION DOCUMENTS AS REQUIRED.

7.  THE GENERAL CONTRACTOR SHALL VERIFY AND ASSUME RESPONSIBILITY FOR ALL DIMENSIONS AND SITE CONDITIONS. 
THE GENERAL CONTRACTOR SHALL INSPECT THE EXISTING PREMISES AND TAKE NOTE OF EXISTING CONDITIONS. NO CLAIM 
SHALL BE ALLOWED FOR DIFFICULTIES ENCOUNTERED THAT COULD HAVE REASONABLY BEEN INFERRED FROM SUCH 
EXAMINATION.

8.  WRITTEN DIMENSIONS TAKE PRECEDENCE. DO NOT SCALE FROM DRAWINGS.

9.  ALL DIMENSIONS WHEN SHOWN IN PLAN ARE TO FACE OF STUD, FACE OF CONCRETE, OR FACE OF INTERIOR FINISH 
UNLESS OTHERWISE NOTED.

10. ALL DIMENSIONS ARE TO TOP OF FINISH FLOOR IN SECTION OR ELEVATION, UNLESS OTHERWISE NOTED.

11. THE GENERAL CONTRACTOR SHALL REVIEW ALL BUILDING DIMENSIONS FOR ACCURACY PRIOR TO LAYING OUT 
ANY BUILDINGS ON SITE, AND SHALL NOTIFY THE ARCHITECT WELL IN ADVANCE OF ANY DISCREPANCIES OR 
ERRORS.

12. PROTECT ALL EXISTING SITE CONDITIONS SCHEDULED TO REMAIN, INCLUDING TREES, SHRUBS, PAVING, FENCES, 
ET CETERA.

13. DETAILS SHOWN ARE TYPICAL. SIMILAR DETAILS APPLY IN SIMILAR CONDITIONS.

14. VERIFY ALL ARCHITECTURAL DETAILS WITH THE STRUCTURAL DRAWINGS BEFORE THE ORDERING OF, OR 
INSTALLATION OF, ANY ITEM  OF WORK.

15. WHERE LOCATIONS OF WINDOWS AND DOORS ARE NOT DIMENSIONED, THEY SHALL BE CENTERED IN THE WALL 
OR PLACED TWO STUD WIDTHS FROM ADJACENT WALL AS INDICATED ON THE DRAWINGS.

16. ALL CHANGES IN FLOOR MATERIALS OCCUR AT CENTERLINE OF DOOR OR FRAMED OPENING, UNLESS 
OTHERWISE INDICATED ON THE DRAWINGS.

17. INSTALL ALL EQUIPMENT AND MATERIALS PER MANUFACTURER'S RECOMMENDATIONS.

18. VERIFY CLEARANCES FOR FLUES, VENTS, CHASES, SOFFITS, FIXTURES, ETC. BEFORE ANY CONSTRUCTION, 
ORDERING OF, OR INSTALLATION OF ANY ITEM OF WORK.

19. SEALANT, CAULKING, FLASHING, ETC. LOCATIONS SHOWN ON DRAWINGS ARE NOT INTENDED TO BE INCLUSIVE. 
FOLLOW MANUFACTURER'S INSTALLATION RECOMMENDATIONS, STANDARD INDUSTRY, AND BUILDING PRACTICES.

20. THE GENERAL CONTRACTOR SHALL REMOVE ALL RUBBISH AND WASTE MATERIALS ON A REGULAR BASIS OF ALL  
SUB-CONTRACTORS AND TRADES, AND SHALL EXERCISE STRICT CONTROL OVER JOB CLEANING TO PREVENT ANY 
DIRT, DEBRIS, OR DUST FROM AFFECTING, IN ANY WAY, FINISHED AREAS INSIDE OR OUTSIDE THE JOB SITE.

21. THE GENERAL CONTRACTOR SHALL PROVIDE SOLID BLOCKING AS REQUIRED FOR THE INSTALLATION OF ALL 
EQUIPMENT, CASEWORK, CABINETS, WOOD TRIM, ACCESSORIES, HANDRAILS, ETC.

22. FOR ALL FINISHES AT FLOORS, WALLS, AND CEILINGS - SEE SCHEDULES AND SPECIFICATIONS.

GENERAL NOTES

& AND
< ANGLE

A.B. ANCHOR BOLT
A.C. AIR CONDITIONER
ACT. ACOUSTIC TILE
A.D. AREA DRAIN/ACCESS DOOR
ADJ. ADJUSTABLE
A.F.F. ABOVE FINISHED FLOOR
A.F.S. ABOVE FINISHED SLAB
A.G. ABOVE GRADE
A.H.U. AIR HANDLING UNIT
ALUM ALUMINUM
ANOD ANODIZED
A.P. ACCESS PANEL
ARCH. ARCHITECTURAL
A.S.L. ABOVE SEA LEVEL

B.O. BASE OF/BOTTOM OF
BD BOARD
BITUM. BITUMINOUS
BLDG BUILDING
BLK(G) BLOCK(ING)
BLKHD BULKHEAD
BOT. BOTTOM
BRK BRICK
B.S. BOTH SIDES
BSMT BASEMENT
B.U.R. BUILT UP ROOF

CENTER LINE
CAB. CABINET
CAP. CAPACITY
CAT. CATALOG
CD.U. CONDENSING UNIT
CEM. CEMENT(ITIOUS)
CER. CERAMIC
C.F.(M.)CUBIC FEET (PER MINUTE)
C.G. CORNER GUARD
CLNG CEILING
C.J. CONTROL JOINT
CLOS. CLOSET
C.M.U. CONCRETE MASONRY UNIT
CNTR COUNTER
C.O. CLEANOUT
CONF. CONFERENCE
COL. COLUMN
COMM. COMMUNICATION
CONC. CONCRETE
CNC CONCRETE
CONST. CONSTRUCTION
CONT. CONTINUOUS/CONTINUATION
CONV. CONVECTOR
CORR CORRIDOR
CPT CARPET
CTR CENTER

DET./DTL DETAL
D.F. DRINKING FOUNTAIN
DIA. DIAMETER
DIAG. DIAGONAL
DIM. DIMENSION
DKG DECKING
DN DOWN
D.O. DOOR OPENING
DR DOOR
DRN DRAIN
D.S. DOWNSPOUT
DWG DRAWING

(E) EXISTING
E EAST
EA. EACH
EL./ELEV. ELEVATION
ELEC. ELECTRICAL
ELEV. ELEVATOR
EMER. EMERGENCY
ENCL. ENCLOSED/ENCLOSURE
ENGR ENGINEER
ENTR. ENTRANCE
EQ. EQUAL
EQUIP. EQUIPMENT
E.W.C. ELECTRIC WATER COOLER
EXIST. EXISTING
EXH. EXHAUST
EXP. EXPANSION
E.J. EXPANSION JOINT
EXT. EXTERIOR

F.A.I. FRESH AIR INTAKE
F.D. FLOOR DRAIN
FDTN FOUNDATION
F.E.(C.) FIRE EXTINGUISHER (CABINET)
F.H. FIRE HYDRANT/FLAT HEAD
F.H.C. FIRE HOSE CABINET
F.H.R. FIRE HOSE RACK
F.H.W.S. FLAT HEAD WOOD SCREW
FBRGL. FIBERGLASS
FIN. FINISH(ED)
F.F. FINISH(ED) FLOOR
F.G. FINISH GRADE
FLR FLOOR
FLUOR.FLROURESCENT
F.O.F. FACE OF FINISH
FPRF/F.P. FIREPROOF(ING)
F.P.S.C. FIRE PROTECTED SELF CLOSING
F.SP. FIRE STANDPIPE
FR. FRAME
F.R.G. FIBERGLASS REINFORCED GYP
F.R.T. FIRE RETARDANT TREATED
F.S. FINISH SURFACE
FT. FOOT/FEET
FTG. FOOTING
FIX. FIXTURE

GA. GAUGE
GALV. GALVANIZED
G.C. GENERAL CONTRACTOR
GEN. GENERAL
G.I. GALVANIZED IRON
GLZ. GLAZING
GR. GRADE
G.S.M. GALVANIZED SHEET METAL
G.F.I. GROUND FAULT INTERRUPT
G.W.B. GYPSUM WALL BOARD

HD(R) HEAD(ER)
HDWD HARDWOOD
HDWR. HARDWARE
H.M. HOLLOW METAL
HORIZ. HORIZONTAL
H.P. HIGH POINT
HR HOUR
H.S. HOSE STATION
HT. HEIGHT
HTG/HTR HEATING/HEATER
H.V.A.C. HEATING VENTILATION

AND AIR CONDITIONING

I.D. INSIDE DIAMETER
IN. INCH(ES)
INV. INVERT
INSUL. INSULATION

JAN. JANITOR
J.C. JANITOR'S CLOSET
JT. JOINT

LIN.DIFF. LINEAR DIFFUSER
LG/LGTH LONG/LENGTH
LAM. LAMINATE
LAV. LAVATORY
LB./# POUND
L.P. LOW POINT
LT(G) LIGHT(ING)
LVR LOUVER

MACH. MACHINE
MAX. MAXIMUM
MECH. MECHANICAL
MEMB. MEMBRANE
M.E.R.
MEZZ. MEZZANINE
MFR MANUFACTURER
MIN. MINIMUM
MISC. MISCELLANEOUS
M.O. MASONRY OPENING
M.S.U. MODULAR SERVICE UNIT
MTD MOUNTED
MTG MEETING
MTL METAL

N NORTH
N.I.C. NOT IN CONTRACT
NO./# NUMBER
NOM. NOMINAL
N.R.C.   
N.T.S. NOT TO SCALE

O.C. ON CENTER
O.D. OUTSIDE DIAMETER
OFF. OFFICE
OPNG OPENING
OPP. OPPOSITE
OVHD OVERHEAD

PERF. PERFORATED
PL. PLATE
PLAS. PLASTER
PLAS.LAM. PLASTIC LAMINATE
PLUMB.PLUMBING
PLYWD PLYWOOD
PNL PANEL
POL. POLISH(ED)
PR PAIR
PART PARTITION

R RISER
RAD. RADIUS
R.A. RETURN AIR
R.D. ROOF DRAIN
REF. REFRIGERATOR
REINF. REINFORCED/REINFORCING
REV. REVISED/REVISION
RM ROOM
R.O. ROUGH OPENING

S SOUTH
S.C.D. SEE CIVIL DRAWINGS
SCHED. SCHEDULE
SCRN. SCREEN
SECT. SECTION
SECT'Y SECRETARY/SECRETARIAL
S.E.D. SEE ELECTRICAL DRAWINGS
SHLV. SHELF/SHELVES
SH. SHOWER
SHT. SHEET
SIM. SIMILAR
S.J. SCORED JOINT
S.L.D. SEE LANDSCAPE DRAWINGS
S.M.D. SEE MECHANICAL DRAWINGS
S.P.D. SEE PLUMBING DRAWINGS
SPKR SPEAKER
SPKLR SPRINKLER(ED)
S.F. SQUARE FOOT/FEET
SQ. SQUARE
S.S. STAINLESS STEEL
S.S.D. SEE STRUCTURAL DRAWINGS
STL. STEEL
S.T.C. SOUND TRANSMISSION CLASS
STD. STANDARD
STOR. STORAGE
STRUCT. STRUCTURAL
SUSP. SUSPENDED
SVCE. SERVICE
SYMM. SYMMETRY/SYMMETRICAL

T TREAD
T.B.D. TO BE DETERMINED
T&B TOP AND BOTTOM
TEL. TELEPHONE
TEMP. TEMPORARY
T&G TONGUE AND GROOVE
TH. THICK
THRU THROUGH
T.O.P. TOP OF PLATE
T.O.R. TOP OF RIDGE
T.O.S. TOP OF SLAB
T.O.W. TOP OF WALL
TYP. TYPICAL

VENT. VENTILATION
VERT. VERTICAL
VEST. VESTIBULE
V.C.T. VINYL COMPOSITION TILE

W WEST
W/ WITH
W/O WITHOUT
W.C. WATER CLOSET
WD WOOD
WGT WEIGHT
W.H. WALL HYDRANT
WDW WINDOW
W.M. WOOD MOULDING
W.P. WATER PROOFING/

WORKING POINT
WT WIDE/WIDTH
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05/17/24 HAILEY DESIGN REVIEW

1. APPLICABLE CODES:

- 2018 INTERNATIONAL RESIDENTIAL CODE 
WITH IDAHO STATE AMENDMENTS
- 2018 IECC INTERNATIONAL ENERGY 
CONSERVATION CODE

2. CONSTRUCTION TYPE:

- TYPE V-B
- FIRE-RESISTANCE RATING    
REQUIREMENTS FOR BUILDING ELEMENTS: 
0 (HOURS) TABLE 601

3. OCCUPANCY TYPE:

- R-3

CODE SUMMARY:

PARCEL NUMBER: RPH0000009012B
LEGAL DESCRIPTION: HAILEY LOTS S20' OF LOT 12 ALL 13 & 14 BLK 9
ZONING DISTRICT: BUSINESS, Town Site Overlay
GROSS SITE AREA: 9,602 SF / 0.22 AC.

BUILDING HEIGHT
Allowed: 35'-0" 
Proposed:    23'-10"

FRONT YARD SETBACK:
Allowed: 0'

REAR YARD SETBACK:
Allowed: 0'

SIDE YARD SETBACK:
Allowed: 0'

ZONING ANALYSIS:

MIXED USE COMMERCIAL BUILDING:        880 SF

NEW GARAGE LEVEL 1: 877 GROSS SF
NEW ADU LEVEL 2: 579 GROSS SF
ADU EXTERIOR DECK: 164 SF

880 X .66 = 580.8  SF ADU ALLOWABLE SF 
CALCULATION
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To:  Hailey Planning and Zoning Commission 
From:  Emily Rodrigue, Community Development City Planner/Resilience Planner 
 
Overview: Consideration of a Design Review Application by the City of Sun Valley c/o ARCH 

Community Housing Trust (“ARCH”), in partnership with the City of Hailey and 
represented by Opal Engineering, for the construction of ten (10) detached residential 
units and associated site improvements, across the properties of 702 S 3rd Avenue and 
623 and 715 4th Avenue (Blocks 1 and 125, Lots 2, 3, 4, 5, and 6, Hailey Replat). Each 
residential unit is proposed to be two (2) stories in height and include three (3) 
bedrooms, two and a half (2.5) bathrooms, and four hundred and forty (440) square feet 
of attached garage space. The project is proposed for the site of the previous Ellsworth 
Inn, and the redevelopment will be known as The Inn at Ellsworth Estate. This Design 
Review Application represents Phase 1 of a series of phases for full site redevelopment, 
which is proposed to also include interior renovations of the historic Ellsworth Inn 
building, the demolition of a historic caretaker residence, and the construction of a new 
duplex building. The proposed project is located within the General Residential (GR) and 
Townsite Overlay (TO) Zoning Districts.  

 
Hearing:  July 15, 2024 

 
Applicant: City of Sun Valley c/o ARCH Community Housing Trust  
Location: 702 S 3rd Avenue and 623 and 715 S 4th Avenue (Blocks 1 and 25, Lots 2, 3, 4, 5, and 6, 

Hailey Replat) 
Zoning:  General Residential (GR) and Townsite Overlay (TO); 1.92 acres (83,503 sq. ft.) 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on June 26, 2024 and 
mailed to property owners within 300 feet on June 26, 2024. 
 
Background and Application: The Applicant, City of Sun Valley c/o ARCH Community Housing Trust, is 
proposing to construct ten (10) new detached residential units across the properties of 702 S 3rd 
Avenue and 623 and 715 S 4th Avenue (Blocks 1 and 25, Lots 2, 3, 4, 5, and 6, Hailey Replat). Each unit 
will consist of 1,826 square feet of residential space, and each includes a 440 square foot garage. The 
first floor of each unit will consist of a kitchen, dining, and living area, a powder room, interior access to 
the unit’s garage, and covered porch space. The second floor of each unit will consist of three (3) 
bedrooms and two (2) bathrooms. One (1) parking space is provided within each unit garage, and the 
remaining required on-site parking (1.5 spaces per unit, 15 total on-site spaces required) is to be 
provided through a new onsite parking area in the northeast corner of the property, with seven (7) 
additional spaces, for a total of seventeen (17) parking spaces provided on site.  
 
The City of Sun Valley purchased the property in March of 2023 from a private party, after the property 
and Inn were listed on the market for at least two (2) years as unsold. The purchase was followed by a 

STAFF REPORT  
Hailey Planning and Zoning Commission  

Regular Mee�ng of July 15, 2024 

Robyn Davis
Yes, often times these will be the same dates.
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City of Sun Valley-initiated Request for Proposals (RFP) process to identify a suitable entity for 
development and management of the property. After receiving a singular response to the RFP, from 
ARCH Community Housing Trust, the City of Sun Valley motioned to approve a development agreement 
with ARCH in December, 2023.  
 
The development addressed in this Design Review Application and Staff Report will be considered as the 
first phase of a multi-phase project that seeks to increase the local stock of community housing units, 
while also ensuring that the legacy of the historic Ellsworth Inn property is preserved and maintained. 
Full redevelopment of the site is proposed to include interior renovations of the original Ellsworth Inn 
building, as well as the demolition of a previous caretaker’s residence and the construction of a new 
duplex structure. Upon completion (anticipated in 2027), the Applicant posits that the project will 
provide rental housing for 48-68 local workforce residents.  
 
The Applicant anticipates that multiple Public Hearings and Design Review iterations will be had for this 
project. Development requirements to be contemplated at a later date include: 

• Finalized landscaping plan 
• Finalized site circulation plan 
• Engineered plans and formal cost-sharing agreement for right-of-way improvements (City of 

Hailey acting as a project partner in said agreement) 
• Lot Line Adjustment Application, removing all interior lot lines and consolidating the parcels into 

one (1) larger lot.  
 
Procedural History: The Applicant submitted a Design Review Preapplication on June 18, 2024 and it 
was certified complete on June 21, 2024. A Public Notice was published in the Idaho Mountain Express 
on June 26, 2024, and 300-foot adjoining property owners were notified in the mail on June 26, 2024. A 
subsequent public hearing before the Planning and Zoning Commission will be held on Monday, July 15 
2024, in the Hailey City Council Chambers and virtually via Microsoft Teams.  
 

 
General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

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

☐ ☐ ☐ 17.06.050 Complete Application   

☐ 
 

☐ ☐ Department 
Comments 

Engineering:  
Life/Safety: No Comments.  
Streets, Water & Wastewater:   
Streets:  
Public Works Department recommends six-foot (6’) wide sidewalks on both the 3rd 
and 4th Avenue frontages of the Applicant’s property. On 4th Avenue, specifically, it 
is recommended that the Applicant refrain from aligning the new sidewalk directly 
with the existing sidewalk to the south, instead shifting the sidewalk alignment to 
the east so that there is only parallel parking available on the gravel right-of-way 
area between the sidewalk and the edge of asphalt.  
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On 3rd Avenue, it is recommended that the existing sidewalk to the south of the 
Applicant’s property extend north, along the extent of the Applicant’s property, in 
the same alignment that currently exists.  
 
Additionally:  

• Snow removal from private drive(s) shall not be pushed into the City right-
of-way.  

• Encroachment permits shall be required for each new curb cut, as well as 
any remediation work performed on existing curb cuts. 

These have been made Conditions of Approval.  
 
Wastewater:  

- If the sewer line in the existing alley adjacent to the site is not used by the 
Ellsworth property, the Applicant shall abandon the line at the nearby 
sewer manhole.  

- The Applicant shall relocate the sewer manhole - either in the existing alley 
or the newly proposed manhole north of Unit 1 – into an asphalt area that 
ensures truck access for Wastewater Department Staff, referring to Hailey 
Standard Drawing 18.14.010.C.1, Note #8.  

These have been made Conditions of Approval.  
 
Water:  

- Once the Applicant abandons the meter vault, they shall return the meter 
vault to the City of Hailey.  

- The Applicant shall locate and bring the existing main line valve box, 
located in the alley, to grade.  

These have been made Conditions of Approval.  
Building: No Comments.  
Parks and Greenspace: 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, as no signage is proposed as this time. Any signage exceeding four (4) square 
feet will need to be accompanied by a Sign Permit Application and be approved 
prior to installation.    

☒ ☐ ☐ 17.09.040 On-
site Parking Req. 

See Section 17.09.040 for applicable code. 
 

Staff Comments Per the Hailey Municipal Code, the residential parking requirements for all dwelling 
units larger than 1,000 square feet in multi-family developments are a minimum of 
an average of 1.5 spaces per unit. With ten (10) units proposed, the minimum 
number of parking spaces required to be provided on site is fifteen (15) spaces.  
 
The Applicant is providing one (1) parking space within each unit’s garage, plus 
seven (7) additional parking spaces in the proposed surface parking area in the 
northeast corner of the lot – including one (1) accessible space. The total number of 
onsite parking spaces provided is seventeen (17) spaces. 
 
The parking requirement for the proposed phase of development has been met.    
 
Additionally, the Property Manager/Management Company shall ensure all parking 
requirements within the public right-of-way are met. This includes, but is not limited 
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to, restrictions to winter parking within the public right-of-way. This has been made 
a Condition of Approval.   

☐ ☐ ☒ 17.09.040.06: 
Excess of 
Permitted 
Parking 

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

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

☒ ☐ ☐ 17.08C.040 
Outdoor Lighting 
Standards 

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

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

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

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

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

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

Staff Comments The Applicant has submitted a lighting cut sheet that includes dark sky compliant 
lighting fixtures, as well as the use of LED illumination. Three (3) recessed can lights 
are proposed for each covered porch area, and two (2) exterior lighting fixtures are 
proposed to frame the garage door of each unit. All lighting appears to be 
downcast and fully shielded.   

☒ ☒ ☐ 17.04M.060  
Bulk 
Requirements 

Business (B) and Townsite Overlay (TO) Zoning Districts:  

Staff Comments Building Height: 
- Permitted Building Height: 30’.   
- Proposed Building Heights: All proposed building heights appear to meet 

the building height maximum. At finished grade, building heights will be 
twenty-nine feet (29’). At record grade, the building heights are as follows: 

- Unit 1: 29.76’ 
- Unit 2: 29.61’ 
- Unit 3: 29.94’ 
- Unit 6: 29.61’ 
- Unit 7: 29.51’ 
- Unit 8: 29.07’ 
- Unit 9: 28.94 
- Unit 10: 28.59 
- Unit 11: 28.46 
- Unit 12: 28.22’ 
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Building Setbacks:  

- Permitted Setbacks:  
o Front Yard: 12’ 
o Side Yards:  12’ 
o Rear Yard (facing a public street): 12’  

- Proposed Setbacks, Units 1-3: 
o Front (west):20’+  
o Side: 55’ (north)), 219’+ (south) 
o Rear: 141’+’ 

- Proposed Setbacks, Units 6-12: 
o Front (west): 19.8’+’ 
o Side: 194’’+ (north), 28.5’ (south)() 
o Rear: 14’+ 

  
General Residential (GR) District with lots larger than 4,500 square feet, and 
building proposed is two (2) or more stories above grade with garage: 

o Permitted Coverage: 30% 
o Proposed Coverage: 20% 

 
The total building footprint for all remaining and proposed structures is 16,728 
square feet, with the full parcel size (after lot consolidation) at 83,503 square feet. 
Upon The proposed lot coverage will be compliant with Hailey Municipal Code for 
maximum lot coverage.  

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments Prior to application submittal, ARCH, the City of Sun Valley, and the City of Hailey 
agreed upon the terms stating that the City of Hailey would act as a project partner 
for this development, in some capacity. While right-of-way improvements were not 
initially identified as a specific partner role for the City of Hailey, discussions 
amongst City Staff and the Applicant team have concluded that it would be 
appropriate for the City of Hailey to cover the cost of construction of right-of-way 
improvements along the property’s 3rd and 4th Avenue frontages. The Applicant 
team, in turn, will provide the contractor and construction resources for completing 
the improvements, capitalizing on the fact that the construction resources (human, 
machinery, and other) will already be mobilized on site. This will ensure a more 
efficient cost structure and public infrastructure completion timeline.  
 
That being said, Public Works and Streets Division Managers have requested that 
six-foot (6’) wide sidewalks (no curb and gutter) be installed along 3rd and 4th 
Avenue project frontages. The 4th Avenue sidewalk has been requested to be shifted 
to the east of the existing sidewalk alignment to the south, so that only parallel 
parking may occur in the project’s 4th Avenue right-of-way. The sidewalk along 3rd 
Avenue project frontage may remain in the same alignment as the existing sidewalk 
to the south.  
 
With all right-of-way improvements, City infrastructure requirements shall be met. 
This has been made a Condition of Approval.  

☒ ☐ ☐ 17.06.070(B) 
Required Water 

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 

Robyn Davis
I think we should consider the frontage of these units being 3rd Avenue, sides facing north and south, etc. Let’s discuss. 

Robyn Davis
Same comments here

Emily Rodrigue
Adjusted; let me know if you have any other concerns here. Thanks!
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System 
Improvements 

deep, the developer shall install insulating material (blue board insulation or similar 
material) for each and every individual water service line and main line between and 
including the subject property and the nearest public street, as recommended by the City 
Engineer. 

Staff Comments This standard will be met.  

 
Design Review Requirements for Non-Residential, Multifamily,  

and/or Mixed-Use Buildings within the City of Hailey 
 

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

Compliant Standards and Staff Comments 
Yes No N/

A 
City Code City Standards and Staff Comments 

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

Staff Comments The project site hosts an expansive, park-like setting for the collection of 
proposed, detached residential units. Units 6-12 line the entirety of the project’s 
southern property boundary, with garage doors and the parking access lane 
having direct southern exposure. This will ensure that snow and ice do not build 
up around the garage areas, ensuring safe year-round access to at least one (1) 
egress point of each unit. Units 1-3 feature covered deck space (110 square feet) 
facing the south, providing additional sun exposure and usable space for the 
residents of these units. In general, existing landscaping, site topography, 
building layout, and building scale all support sun exposure in exterior spaces and 
safe access to units.  

☒ ☐ ☐ 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 All existing plant material has been inventoried and delineated to scale, noting 
preservation or removal. It appears that multiple trees of at least 6-inch caliper 
will be removed. Due to the historic nature of the site and its vegetation, Staff 
request that the Applicant submit an arborist review for all trees over 6 inch in 
caliper, prior to applying for a building permit. This has been made a Condition of 
Approval.  
 
Additionally, Staff would like to note their support for the Applicant retaining 
material from removed trees onsite, wherever possible, in forms that may be 
utilized and enjoyed by future occupants of the site (i.e. as log benches, artistic 
elements, landscaping features, etc.).   

☐? ☐ ☐ 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 As proposed, the site will feature one (1) throughway feature between 3rd and 4th 
Avenue, providing garage access for Units 6-12. This parking access lane will not 

Emily Rodrigue
Keep or remove completely?

Robyn Davis
Let’s retain for now. 
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be open to public traffic. Four (4) other curb cuts/access points are proposed for 
the development:  

- One (1) twenty-six foot (26’) wide parking access lane at the northwest 
extent of the property, servicing garage access to Units 1-3. 

- One (1) existing gravel entry circle, providing access to the existing and 
original Ellsworth Inn building.  

- One (1) twenty-six foot (26’) wide parking access lane at the northeast 
extent of the property, servicing the seven (7) additional onsite parking 
spaces and trash enclosure area.  

- One (1) twelve-foot (12’) wide driveway on the eastern property 
boundary, servicing the existing caretaker residence.  

 
At this time, the Applicant has not shown specific pathway features interior to the 
site, supporting safe pedestrian access through the site and to various building. 
However, the Applicant has informed Staff that complete landscaping and site 
circulation plans will be submitted, and reviewed via Design Review, in Phase II of 
this development, prior to construction commencement. The Commission may 
wish to take this opportunity to provide the Applicant with recommendations for 
interior site pedestrian connectivity, especially as it relates to accessing the 
additional parking area and trash enclosure.  
 
The City of Hailey recognizes the importance of pedestrian safety enhancements 
in the vicinity of 3rd and 4th Avenue, as well as the need to provide pedestrian 
safety and movement resources for the future tenants of the Inn at Ellsworth 
Estate. As such – and previously discussed in this Staff Report – the City of Hailey 
will be coordinating with the Applicant team to utilize their mobilized 
construction resources during development to construct six-foot (6’) wide 
sidewalks along the property’s 3rd and 4th Avenue frontages, while ensuring that 
construction cost for these pedestrian features is covered by the City.  

☒ ☐ ☐ 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 According to the Applicant, Units 1-3 and 6-12 will each have a roller trash 
bin that is moved out to the end of their driveway area and collected on 
servicing days. This arrangement has been approved by Clear Creek Disposal, 
according to the Applicant. Bins for the tenants of the Inn building itself will 
be located in the trash enclosure, as noted on site plans. This trash enclosure 
will be three (3)-sided and finished with material that mimics the exterior of 
Units 1-3 and 6-12.    
 
The Applicant shall submit a servicing confirmation letter from Clear Creek, 
as well as a plan detail that illustrates trash enclosure materials, dimensions, 
operations, etc., prior to issuance of a Building Permit. This has been made a 
Condition of Approval.   

17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building services. 
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☐ ☐ ☒ Staff Comments While an alley currently exists to the north of the property, Staff have determined 

that it is impassable at this time, and overhead utilities may create unsafe 
conditions for building services operators. However, Staff have expressed interest 
in utilizing the alley for accessing the northern portion of this parcel. The 
Applicant may wish to consider coordinating with the City and surrounding 
property owners, in order to establish alley access to the site in the future.  

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

Staff Comments N/A, as no vending machines are proposed at this time.   
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 

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

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

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

Staff Comments Each unit will have one (1) on-site parking area within the unit’s garage, which 
will provide screening from the street. No garage doors face any street right-of-
way, while the front of each unit faces interior to the site.  
 
The Applicant has stated that a snow storage exhibit will be provided in a future 
phase, and be reviewed via Design Review, for this project, but that they do not 
anticipate any issues with storage of snow on site, due to the large and open 
nature of the property. With this in mind, Staff do not anticipate any obstruction 
of parking and access due to snow storage.  

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

Staff Comments The Applicant has proposed a site plan that includes numerous approaches, 
servicing the variety of residences on-site. The proposed density and 
configuration of units may require more than one (1) approach to the site; 
however, Staff wish to see the Applicant make every effort to consolidate 
approaches and preserve the street frontage for pedestrian traffic.  
 
Upon presenting concern over the number of site approaches to the Applicant, 
the Applicant has stated that they are amenable to eliminating the separate 
driveway access for the “Innkeeper” unit that remains on 4th Avenue, instead 
providing access to this unit via the proposed additional parking and trash 
enclosure area.  
 
Staff recommend that the Applicant utilize the existing alley on the north 
property line to access Units 1-3 and eliminate the curb cut on 3rd Avenue. The 
Applicant has stated that they are open to a discussion of creating alley access to 
the northern parking/driveway access area, servicing Units 1-3, if the City of 
Hailey funds such alley “opening” (currently obstructed with some vegetation and 
miscellaneous items of personal property) and connection construction.  
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The Commission should discuss site access via the alley, curb cuts, and overall 
approaches with the Applicant team, emphasizing the importance of minimizing 
approaches where possible and logical to do so.  

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

Staff Comments The Applicant has stated that snow storage will be provided onsite. Multiple 
storage areas will be necessary, and the southern parking access lane may 
require snow to be hauled to other locations onsite, not directly adjacent, in order 
to properly accommodate snow storage. Staff do not anticipate snow storage 
capacity to be a limiting factor for this project.  
 
However, the Applicant has not supplied a snow storage plan at this time, stating 
that it will be provided in a future phase of the Design Review process for this 
project. The Commission may wish to provide feedback to the Applicant on future 
snow storage at this time.  

☒ ☐ ☐ 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 detail. 
☒ ☐ ☐ 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 detail. 

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

Staff Comments N/A. The Applicant has stated that all snow will be stored on-site.  
☒ ☐ ☐ 17.06.080(A)1m m. Snow storage areas shall not impede parking spaces, vehicular and pedestrian 

circulation or line of sight, loading areas, trash storage/pickup areas, service 
areas or utilities. 

Staff Comments Please refer to Section 17.06.080(A)1i for further detail. 
☒ ☐ ☐ 17.06.080(A)1n n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant 

and resilient to heavy snow.   
Staff Comments Please refer to Section 17.06.080(A)1i for further detail. 

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

Compliant Standards and Staff Comments 
Yes No N/

A 
City Code City Standards and Staff Comments 

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

Staff Comments The Applicant is proposing ten (10) new residential units, which resemble modest, 
two-story single-family homes. Each unit is proposed to have the same building 
footprint (1,243 square feet, including garage and covered porch), the same 
architectural design, and the same exterior finishes. These units will not be 
located on individual sublots.  
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The proportion, size, shape, and rooflines of the proposed units are well-suited to 
both the site and the surrounding buildings in the area. The front of each unit 
features a 12:8 gabled roof pitch, atop of a 3:12 single-pitch awning roof over the 
covered porch. The taller gabled roof and “stepped-down” porch roof create a 
front façade on each unit that is inviting, alludes to the human scale, and classic 
in style. Behind the interior living space of each unit is the 440 square foot garage 
area. This section of the unit also features a 12:8 gabled roof pitch, although it is 
stepped down approximately eight feet (8’). This step-down frames the living 
space as the primary building feature, and the garage as the secondary feature.  
 
The size and scale of the original Ellsworth Inn building on-site is largely 
unmatched amongst other residential buildings in the Townsite Overlay District. 
The Applicant has proposed new units at a scale that are clearly subservient to 
the existing structure on-site. The existing caretaker’s building on the eastern 
property boundary is a single-story structure with similar gabled rooflines, with a 
slightly larger building footprint than that of the newly proposed units. 
Compatibility with buildings on-site will be achieved by the proposed building 
design.  
 
While the property is zoned as General Residential (GR), the site’s location, and 
the surrounding properties, buildings, and uses speak to a somewhat transitional 
nature, between strictly residential, commercial, and even recreational 
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(McKercher Park, Wertheimer Park, Hailey Elementary ball fields are all within a 
few blocks). Residential properties directly to the north of the site feature similar 
rooflines and building scales, while surrounding commercial properties feature a 
wide variety of building scales and styles, ranging from the institutional building 
style of the Hailey Police Department building (directly south) to the Hailey Fire 
Department (directly west) that is more industrial in nature. Seeing as the 
proposed site use is residential, and the current zoning as General Residential 
(GR), Staff are placing greater emphasis on the proposed units’ compatibility with 
properties and buildings with like uses. As it relates to surrounding residences, the 
Applicant’s proposed building design is largely compatible, appropriately scaled, 
and in keeping with the “design spirit” of the broader Townsite Overlay District.   

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

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

Staff Comments As previously stated in this Staff Report, the front façade of each unit features a 
ground-level covered porch and second-story roofline that frames the unit and 
alludes to the human scale. Future tenants of the site will benefit from the 
covered porch areas, allowing for interaction and opportunities to gather. 
Additionally, the Applicant has situated the front of each unit towards the interior 
of the site, which features expansive grassy areas and mature vegetation. Human 
activity and interaction may be centered within the covered porch area, but 
ample opportunities for gathering will extend beyond each unit’s front façade as 
well.  
 
See Section 17.16.080(A)2a for further detail and explanation of building design.  

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

Staff Comments The overall design of the front façade of each unit and its tie to the human scale 
is discussed in Section 17.16.080(A)2a; please refer to the Section for further 
detail.  
 
As it relates to exterior finishes, the front façade of each unit will feature five (5) 
single-hung windows, a front door with an eye-level window, pine wood support 
beams for the covered porch, vertical board and batten siding, and single belly 
band (same color as siding) at the juncture of the roof overhang and the top of 
the second-story wall. Human scale is achieved across the front façade, and the 
Applicant has presented a design that breaks up large building surfaces and 
volumes in a classic, inviting style for residential architecture.  

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

Staff Comments N/A, as no future additions or renovations are planned at this time.  
☐? ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying 

materials, textures, and colors. 
Staff Comments The exterior walls of the proposed buildings are monochromatic in nature. 

However, vertical board and batten siding, belly bands, alternative roofing 
material color (dark green), and pine wood support beams provide a variety of 
materials and textures.  
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Staff would like to see the Applicant incorporate more variety in color across the 
building exterior. This may be achieved through alternative trim color/material, 
such as wood to match the support beams on the front porch. The garage door 
could especially benefit from a change in color, as the rear façade of each unit 
currently presents as a large, unbroken building mass and volume.  
 
Staff would also like to highlight the unique opportunity presented to the 
Applicant in redevelopment of this historic property. The needs and uses of the 
Inn at Ellsworth Estate have evolved throughout time, and this project is a 
reflection of continued evolution. Staff feels that it is important to promote 
building designs that meet the needs of the moment (community housing), while 
also providing a structure that will stand the test of time, just as the original 
Ellsworth Inn building has done.  
 
The original driveway to the Ellsworth Inn is framed by two (2) entry pillars, 
finished in river rock that is highly similar (if not directly gathered from) to the 
river rock material found in the nearby Big Wood River. This design detail evokes 
a strong sense of place, anchoring the site within the broader landscape.  
 

 
 
The Applicant may wish to support the variety in color, material, and texture of 
their buildings’ design through a similar element, while also creating further 
cohesiveness across the site’s overall design.  
A Materials Sample Board will be brought to the hearing.  

☒? ☐ ☐ 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 In general, the exterior building colors and materials are harmonious with the 
architecture and scale of the proposed building design. However, as stated in 
Section 17.16.080(A)2f, the buildings could certainly benefit from greater variety 
in color. The existing Ellsworth Inn building features a dark brown finish, and the 
proposed building color (“Cracked Pepper”/grayish-black) carry similar tone and 
hue.  
 
However, Staff feel that is important to see some degree of variation in exterior 
color, not only across each building itself, but also across the full scope of units. 
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The Commission may wish to recall the MID RVR project, also within the Townsite 
Overlay District, which was originally presented as an attached townhouse 
project with a highly monochromatic building design: 

 
 

In an effort to break up large building scale, as well as provide for differentiation 
amongst units and their unique residents, it was suggested by the Commission 
that the Applicant augment their building design to incorporate more variety in 
color. The MID RVR applicant team responded to this request with an improved 
design that garnered full support of the Commission:  
 

 
 

Staff would support the application of a similar concept with The Inn at Ellsworth 
Estate project, where the project’s units could share a color palette, but each unit 
carries their own finish, distinct from the units directly adjacent to it.  

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

Staff Comments N/A The proposed design does not include any flat-roofed buildings.  
☒ ☐ ☐ 17.06.080(A)2i i. All buildings shall minimize energy consumption by utilizing alternative 

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

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

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

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

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

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

Staff Comments The Applicant has stated that they will be installing windows with low emissivity 
and double glazing, as well south-facing windows which are under eaves. The 
Applicant has also agreed to install pre-wiring for EV chargers in unit garages, 
and the units will be furnished with high efficiency appliances. Staff are amenable 
to the installation of listed and approved alternatives for minimizing building 
energy consumption.  

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

Staff Comments The front façade entry features a covered porch with gutters and downspouts, 
and the garage entry has a gabled roofline above, shedding away from the 
garage door. This standard has been met.  

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

Staff Comments Gutter downspouts are directed towards landscaped areas and away from the 
stairs providing access to the covered porch. No freezing and pedestrian hazard is 
anticipated.  

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

Staff Comments N/A, as no vehicle canopies are proposed.  
☐ ☐ ☒ 17.06.080(A)2m  m. A master plan for signage is required to ensure the design and location of signs 

is compatible with the building design and compliance with Article 8. 
Staff Comments N/A. No building signage is proposed at this time.  

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

Compliant Standards and Staff Comments 
Yes No N/

A 
City Code City Standards and Staff Comments 

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

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

Staff Comments N/A, as no accessory structures are proposed.  
☐ ☐ ☒ 17.06.080(A)3c c. Walls and fences shall be constructed of materials compatible with other 

materials used on the site.   
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Staff Comments N/A. No walls or fences are proposed.   

☐ ☐ ☒ 17.06.080(A)3d d. Walls and fencing shall not dominate the buildings or the landscape.  
Planting should be integrated with fencing in order to soften the visual 
impact.   

Staff Comments Please refer to Section 17.06.080(A)3c for further detail. 
☐ ☐ ☒ 17.06.080(A)3e e. All roof projections including, roof-mounted mechanical equipment, such 

as heating and air conditioning units, but excluding solar panels and Wind 
Energy Systems that have received a Conditional Use Permit, shall be 
shielded and screened from view from the ground level of on-site parking 
areas, adjacent public streets and adjacent properties. 

Staff Comments N/A. No roof projections or roof mounted equipment is proposed at this time.  
☐ ☐ ☒ 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 at this time.  
☒ ☐ ☐ 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air 

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

Staff Comments The Applicant has shown a trash receptacle area at the rear of the additional 
parking area, located in the northeast corner of the lot. No details of trash 
enclosure size or materials have been provided at this time. 
 
The Applicant shall submit a servicing confirmation letter from Clear Creek, as 
well as a plan detail that illustrates trash enclosure materials, dimensions, 
operations, etc., prior to issuance of a Building Permit. This has been made a 
Condition of Approval.  

☒ ☐ ☐ 17.06.080(A)3h i. All service lines into the subject property shall be installed underground.   
Staff Comments All services lines will be underground.  

☒ ☐ ☐ 17.06.080(A)3i j. Additional appurtenances shall not be located on existing utility poles. 
Staff Comments No appurtenances will be permitted on poles. 

 
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 According to the Applicant, a complete landscaping plan will be submitted in 
Phase II of the Design Review process, as it is anticipated that this project will 
require multiple Public Hearings. The Applicant shall ensure that all applicable 
landscaping requirements from Section 17.06.080(A)4 are addressed through 
complete plan sets, submitted prior to any approval of the complete Design 
Review process. This has been made a Condition of Approval.   

☐ ☐ ☒ 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   
Staff Comments See Section 17.06.080(A)4a for further detail.  

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

☐ ☐ ☒ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment. A combination of trees, shrubs, 
vines, ground covers, and ornamental grasses shall be used. Newly landscaped 
areas shall include trees with a caliper of no less than two-and-one-half (2 ½) 
inches. A maximum of twenty percent (20%) of any single tree species shall 
not be exceeded in any landscape plan, which includes street trees. New 
planting areas shall be designed to accommodate typical trees at maturity. 
Buildings within the LI and SCI-I Zoning Districts are excluded from this 
standard. 

Staff Comments See Section 17.06.080(A)4a for further detail. 
 
  
 
  

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

Staff Comments N/A, as the proposed project is not located in the LI or SCI-I Zone Districts.  
☐ ☐ ☒ 17.06.080(A)4f f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts 

shall be designed with attention to the details of color, texture and form. A 
variety of trees, shrubs, perennials, ground covers and seasonal plantings, with 
different shapes and distinctive foliage, bark and flowers shall be used in beds, 
planter boxes, pots, and/or hanging baskets.   

Staff Comments N/A, as the proposed project is not located in the B, LB, TN and/or SCI-O Zone 
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 A Grading Plan with  has been submitted, illustrating the locations of drywells 
and catch basins. Storm water will be retained onsite. Runoff is within the 
landscaped/parking areas and is directed to drywells, as noted on the Grading 
Plan. 

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

Staff Comments The Applicant will be responsible for maintaining plant material in a healthy 
condition. 

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

Staff Comments N/A. No retaining walls have been proposed.  
☐ ☐ ☒ 17.06.080(A)4j j. Retaining walls shall be constructed of materials that are utilized elsewhere on 

the site, or of natural or decorative materials.   
Staff Comments Please refer to Section 17.06.080(A)4i for further detail.  

☐ ☐ ☒ 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 Please refer to Section 17.06.080(A)4i for further detail.  
☐ ☐ ☒ 17.06.080(A)4l l. Landscaping should be provided within or in front of extensive retaining walls.   

Staff Comments Please refer to Section 17.06.080(A)4i for further detail.  
☐ ☐ ☒ 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for 

safety.   
Staff Comments Please refer to Section 17.06.080(A)4i for further detail. 

Emily Rodrigue
Is this just shown from elevations and drywells indicated on the landscape plan?
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☐ ☐ ☒ 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 Please refer to Section 17.06.080(A)4i for further detail.   

 
Additional Design Review Requirements for 

Multi-Family within the City of Hailey 
 
 
1. Site Planning: 17.06.080(D)1, items (a) thru (c) 
 

Compliant Standards and Staff Comments 
Yes No N/

A 
City Code City Standards and Staff Comments 

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

Staff Comments The Applicant is proposing two (2) clusters of new residential units; seven (7) 
units (Units 6-12) are proposed for the southern property boundary, with a 
parking access lane between the units and the adjoining property boundary. 
Three (3) units (Units 1-3) are proposed for the northwest corner of the site, 
serviced by their own parking access lane. The parking access lane for Units 6-12 
will extend the entire length between 3rd and 4th Avenue, providing a throughway 
for the site. According to the Applicant, this throughway will not be open to the 
public. However, no gate or other physical barrier is proposed. Adjacent uses 
include both the Hailey Police and Fire Departments, The Senior Connection, The 
Grange Hall, and two (2) other multi-family developments to the west on 4th 
Avenue. Hailey Elementary is also located approximately 0.25 miles away. Active, 
significant traffic – both vehicular and pedestrian – already occurs adjacent to the 
site, and this development will increase the intensity of this pattern. The 
Applicant may wish to speak to how they intend to control public traffic accessing 
the site.  
 
As for building layout on the site itself, residential density will be significant on 
the south side of the site. However, all proposed units are situated with their front 
façades and covered porch areas facing interior to the site, where significant 
open space and mature vegetation exists. This building location and orientation 
will lend itself to the enjoyment, well-being, and sense of community amongst the 
residents, as opposed to building frontages facing the street or adjacent 
properties.  

☐ ☐? ☐ 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 Site plans do not currently include any interior sidewalks or paths. Given site 
density and the location of the additional parking and trash enclosure area, it is 
imperative that such pedestrian circulation features exist. The Applicant should 
speak to the future site planning they are proposing for a later Design Review 
Public Hearing, if any, and provide the Commission with as much detail as 
possible at this initial Public Hearing to help guide future Design Review 
commentary.   
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☐? ☐ ☐ 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and 

create gathering places.   
Staff Comments All buildings are adjoined to a parking access lane, which will eventually tie into 

six-foot (6’) wide sidewalks in the right-of-ways along 3rd and 4th Avenues, 
supporting efficient pedestrian circulation from the streetscape to the site’s 
interior.  
 
Site-interior pedestrian circulation features have not yet been proposed by the 
Applicant. See Section 17.06.080(D)1b for further discussion of how this necessary 
component will be addressed.  
 
As previously stated in this Staff Report, the front facades and covered porches of 
each unit face interior to the site, where abundant open space and mature 
vegetation exists. This building organization lends itself to gathering and a sense 
of community across the site.    

 
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 While this project is being considered as multi-family by both the Applicant and 
Staff, it does not feature a traditional multi-family structure; rather, the Applicant 
has proposed a series of ten (10) detached single-family residential units, in full 
character and design of such. Collectively, the project is considered multi-family, 
but each unit is residential in scale by its very nature.  

☒ ☐ ☐ 17.06.080(D)2b b. At ground level, buildings shall present a setting that is visually pleasing to the 
pedestrian and that encourages human activity and interaction.   

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

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

Guidelines, as set forth herein, applicable requirements of the Zoning Title, and City 
Standards. 

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

1. Ensure compliance with applicable standards and guidelines. 
2. Require conformity to approved plans and specifications. 



Emily Rodrigue
How much of this is boiler plate and should stay?
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Denial:  Motion to deny the Design Review Application by the City of Sun Valley c/o ARCH 

Community Housing Trust (“ARCH”), in partnership with the City of Hailey and 
represented by Opal Engineering, for the construction of ten (10) detached residential 
units and associated site improvements, finding that  __________[the Commission 
should cite which standards are not met and provide the reason why each identified 
standard is not met]. 

 
Continuation: Motion to continue the public hearing to ____________ [Commission should specify a 
date].  
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