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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On March 3, 2025, the Hailey Planning and Zoning Commission considered and approved a Design 
Review Application by McIntosh Holdings, LLC, represented by Erinn Bliss with Bliss Architecture, for the 
construction of a new 6,320 square foot multifamily development project located at 637 S. River Street 
(AM Lot 2A Block 1, Maple Subdivision), and within the General Residential (GR), Downtown Residential 
Overlay (DRO), and Townsite Overlay (TO) Zoning Districts The development consists of two (2), three 
story, multifamily buildings, which includes six (6) residential dwelling units in total. 
 
 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to property 
owners within 300 feet on February 12, 2025.  
 
Background and Project Overview: On January 6, 2025, the Hailey Planning and Zoning Commission 
considered, for the third time,  a Design Review Application submitted by McIntosh Holdings, LLC, 
represented by Erinn Bliss with Bliss Architecture, for the construction of a new 6,320 square foot 
multifamily development project located at 637 S. River Street (AM Lot 2A Block 1, Maple Subdivision), 
and within the General Residential (GR), Downtown Residential Overlay (DRO), and Townsite Overlay 
(TO) Zoning Districts. The Commission requested various amendments and/or suggestions to the 
proposed application and continued the hearing to February 3, 2025.  
 
Reasoned Statement: These Findings of Fact, Conclusions of Law, and Decision (“Findings”) represent 
the summary, and majority opinion of the determina�ve body of the City of Hailey pursuant to Idaho 
Code. These Findings represent a final decision, a�er extensive on-the-record delibera�ons, as more 
completely documented in the Minutes therefore, and the recordings thereof. These Findings represent 
a unanimous approval of the Hailey Planning and Zoning Commission, a�er delibera�ons on each of the 
criteria detailed herein below.  
On March 3, 2025, the Commission unanimously approved the Design Review Application by McIntosh 
Holdings, LLC, represented by Erinn Bliss with Bliss Architecture, for the construction of a new 6,320 
square foot multifamily development project located at 637 S. River Street (AM Lot 2A Block 1, Maple 
Subdivision), and within the General Residential (GR), Downtown Residential Overlay (DRO), and 
Townsite Overlay (TO) Zoning Districts The development consists of two (2), three story, multifamily 
buildings, which includes six (6) residential dwelling units in total. 
 

 
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: All codes (Municipal, Building, Fire, and Energy) shall be met.  
Water and Sewer: Any and all sewer services shall be relocated to the center 
of the lot. 
Building: No comments 
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Streets, Landscaping, Other:  
☐ ☐ ☒ 17.08A Signs 17.08A Signs: The applicant is hereby advised that a sign permit is required for any 

signage exceeding four square feet in sign area. Approval of signage areas or signage 
plan in Design Review does not constitute approval of a sign permit. 

Staff Comments N/A, no signage is proposed, and signage is prohibited in the GR District.   
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.09.040 On-
site Parking Req. 

See Section 17.09.040 for applicable code. 
 

Staff Comments The proposed project is located within the Downtown Residential Overlay 
(DRO). The Hailey Municipal Code requires a minimum of one (1) parking 
space per residential dwelling unit. The project proposes a total of six (6) 
residential units, thereby requiring that six (6) onsite parking spaces be 
provided. The project exceeds the parking requirements by proposing a total 
of nine (9) onsite parking spaces.  
Findings: Compliance. This standard is either not applicable or has been met. 

 
☐ ☐ ☒  17.09.040.06: EXCESS OF PERMITTED PARKING: 

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

N/A- Site parking meets the requirement.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.08C.040 
Outdoor 
Lighting 
Standards 

17.08C.040 General Standards 
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.  

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. 
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.  
Area lights. All area lights are encouraged to be eighty-five (85) degree full cut-off 
type luminaires. 
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e. Idaho Power shall not install any luminaires after the effective date of 
this Article that lights the public right of way without first receiving 
approval for any such application by the Lighting Administrator. 

Staff Comments The Applicant is proposing downcast, LED, square cylinder, dark sky compliant 
fixtures. The proposed fixtures are to be located at the front & rear of both 
buildings as well as the stairways on both levels.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ Bulk 
Requirements 

Zoning District: Business  
Maximum Height: 30’ within the General Residential (GR) Downtown Residential 
Overlay (DRO) and Townsite Overlay (TO) with residential unit(s)  
 
Required Setbacks: The setback from the adjacent property shall be one (1) foot for 
every two (2 ½ ) feet of wall height , provided, however, no side or rear yard shall be 
less than the base setback.  

- Front Yard: 12 
- Side Yards: 10 
- Rear Yard: 10 
- Lot Coverage: 30% - TO bulk requirements 30% with garage  

 
Staff Comments Zoning District(s): General Residential (GR), Downtown Residential (DRO) 

Overlay, & Townsite Overlay (TO) 
Proposed Height: 29.3 
Proposed Setbacks:  

- Front: 14 feet  
- Rear: 45.2” feet 
- Side (north): 10 feet  
- Side (South): 21.5” feet  
- Lot coverage: 30%   

Lot Coverage: The allowed lot coverage for this parcel is 30%. The lot size is 
8,840 square feet with total proposed building footprints of 2,600 square feet 
in size. Given this information, lot coverage equates to 29%. 
 
At previous meetings, the Commission discussed the definition of garages “A 
building or portion thereof in which a motor vehicle is or is intended to be 
stored. Garages contain parking spaces” and concluded that these parking 
spaces would be counted as garages; therefore, also calculated within the 
building footprint, and impacting lot coverage.  
Findings: Compliance. This standard is either not applicable or has 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 Pursuant Section 17.06.070, The City may approve and accept voluntary cash 
contributions in lieu of the above-described improvements, which 
contributions must be segregated by the city and not used for any purpose 
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other than the provision of these improvements. The contribution amount 
shall be as follows:  

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

ii. For improvement lengths greater than ninety (90) linear feet, the 
Applicant may propose an in-lieu payment amount based on a 
stamped engineering estimate for one hundred ten percent 
(110%) of the estimated costs of concrete sidewalk and drainage 
improvements provided by a qualified contractor, plus 
associated engineering costs, and said in-lieu payment is subject 
to approval by the city engineer.  

iii. Any approved in lieu contribution shall be paid before the city 
issues a certificate of occupancy.  

Given the location and width of the proposed parcel, Staff and the Applicant 
have internally discussed creative buildout options for this part of River Street. 
Through this discussion, Staff recommend that, rather than having an island 
of River Street Typical Section improvements within this block, the Applicant 
shall pay in-lieu fees equivalent to those of the River Street Typical Section for 
this property’s frontage. This payment shall be made prior to issuance of a 
Certificate of Occupancy. This has been made a Condition of Approval. 
Findings: Compliance. This standard is either not applicable or has been met. 

☐ ☐ ☒ 17.06.070(B) 
Required Water 
System 
Improvements 

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

Staff Comments N/A - No alley access is proposed.  
Findings: Compliance. This standard is either not applicable or has been met. 

 
Design Review Requirements for Non-Residential, Multifamily,  

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

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

 
Compliant Standards and Staff Comments 

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

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

Staff Comments The proposed buildings follow the grid pattern in downtown Hailey, the 
primary walls of the proposed buildings are oriented north/south due to the 
narrowness of the lot, which is consistent with the adjoining residential 
properties to the north and the south. An open space area, usable by the 
residents of the building, is proposed along the northern property line which 
is shielded by a 6-foot cedar fence.  
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Findings: Compliance. This standard is either not applicable or has been met. 
☐ ☐ ☒ 17.06.080(A)1b b. All existing plant material shall be inventoried and delineated, to scale, 

and noted whether it is to be preserved, relocated or removed.  Removal 
of trees larger than 6-inch caliper proposed to be removed require an 
arborist review.  Any tree destroyed or mortally injured after previously 
being identified to be preserved, or removed without authorization, shall 
be replaced with a species of tree found in the Tree Guide and shall be a 
minimum of 4-inch caliper.   

Staff Comments N/A, as the site does not contain any existing mature landscaping.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments To ensure safe pedestrian access through the site as well as site maintenance, 
the Applicant has proposed various pedestrian amenities, as well as clear 
vehicular entrances.  
 
Pedestrian amenities include shared external courtyards which are fenced in 
for privacy. Access to these amenities can be achieved from the paver 
pathway along River Street, between the two buildings, as well as from the 
front doors of each of the first-floor units. The open space courtyards include 
concrete paver patios, and exterior seating areas. As suggested by the 
Commission at the January 6, 2025, public hearing, the Applicant has 
provided another picnic table to the courtyard area, decks for the upper units, 
and various landscaping to help create an inviting, safe space for tenants of 
the building.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.06.080(A)1d d. Building services including loading areas, trash storage/pickup areas and 
utility boxes shall be located at the rear of a building; the side of the 
building adjacent to an internal lot line may be considered as an alternate 
location.  These areas shall be designed in a manner to minimize conflict 
among uses and shall not interfere with other uses, such as snow storage.  
These areas shall be screened with landscaping, enclosures, fencing or by 
the principal building. 

Staff Comments The Applicant is proposing an enclosed trash area within each unit, to be 
located at the rear of the buildings near the bike racks. The intent is that the 
receptacles would be brought out to the edge of the street by the tenant for 
collection. The proposed use of induvial trash receptacles requires a letter 
from Clear Creek Disposal commenting on the adequacy of said 
enclosures/accessibility. This has been made a Condition of Approval. 
 
The proposed electrical transformer is located at the rear of the site. The 
transformer shall be screened from view (subject to approval by Idaho Power) 
of the public street. This has also been made Condition of Approval.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A. There is no existing alley to be utilized for building services.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A. No Vending Machines are proposed with this project.  
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Findings: Compliance. This standard is either not applicable or has been met. 
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and 

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

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

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

   Staff Comments The proposed parking will be accessed via a private entrance located off River 
Street. The parking area is buffered from adjoining properties by a six-foot 
(6’) cedar fence on all sides of the parcel. The site parking is located at the 
rear of the site, while the proposed landscaping creates a buffer for the 
parking area from the primary street.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

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

   Staff Comments N/A, as the proposed use is residential.   
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, as there is no existing alley. The site and onsite parking area can be 
accessed via the private drive off River Street.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Onsite snow storage areas are proposed for this parcel in the amount of 
1,023 square feet. The proposed snow storage areas are located along the 
front and rear of the site. The improved hardscape for the project is 4,030 
square feet which would require 1,008 square feet of snow storage. The 
Applicant exceeds this requirement with 1,023 square feet of snow storage.  
 
Snow Storage A: 471 square feet 
Snow Storage B: 552 square feet  
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Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Any landscaped areas where snow may be stored (front 14’ setback and rear 
45.2’ setback areas) contain plants that are more resilient to snow.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

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

compatible with surrounding buildings. 
Staff Comments The proposed building complements the surrounding properties with a 

north/south orientation. The articulation of the rooflines, the various 
undulations, deck features, pop outs and various sized windows further 
complement the surrounding area.  
Although there are primarily single-family dwellings adjacent to this property, 
it is important to note that adjacent parcels located within the DRO could also 
be developed similarly, both larger and smaller. The DRO was developed to 
offer greater flexibility in not only parking, landscaping, and density, but 
building design, scale, and shape.  
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Findings: Compliance. This standard is either not applicable or has been met. 
☐ ☐ ☒ 17.06.080(A)2b b. Standardized corporate building designs are prohibited. 

Staff Comments N/A, as the proposed building design is not a standardized corporate building 
design. 
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments The Applicant has integrated the building to the surrounding site and greater 
area. Open space areas, and various exterior materials emphasize human 
scale, and are pedestrian oriented to encourage human activity.  
 
The shared courtyards and a variety of landscaping and plant material will be 
utilized, which encourages human activity and interaction. These include 
trees, grasses, shrubs, and ground cover to soften the visual impact. Please 
refer to Section 17.06.080(A)4d for further details.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Various materials and colors have been incorporated along the north/south 
elevations, which is visible from River Street, to reduce building mass and 
large building surfaces. The north and south elevation wall mass is broken up 
by the various siding, balconies, wood posts and various size windows. 
Proposed pathways, open space, and small patio areas create human scale 
and break up larger building surfaces.  
 
The multifamily buildings propose to incorporate corrugated metal siding in 
Charcoal Gray along the lower portion of the buildings. The north elevation 
incorporates Cement Board lap siding in Gallery Green on part of the building 
and Cement Board lap siding in Tin Lizzie (Gray) on the other portion of the 
building. Wood siding accents are proposed along the balconies, as well as 
cement board V-groove in “Creamy” siding surround and enhance the 
windows. The south elevation will have the same colors and materials, just 
mirrored.  
 
Per the Commission’s request, the Applicant added a window to both the SE 
and SW corner bedrooms on the second and third floors to help break up the 
east and west exterior facades. The Applicant also broke up the uniformity of 
the Cement Board Siding of both the east and west facades by adding 
sections of the ‘WS-1’ Wood Siding. The addition of sun shading fins to the 
south, east, and west bedroom windows provide solar shading, as also 
requested by the Commission.  
Findings: Compliance. This standard is either not applicable or has been met. 
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☐ ☐ ☒ 17.06.080(A)2e e. Any addition onto or renovation of an existing building shall be 

designed to create a cohesive whole. 
Staff Comments N/A, as no expansion is planned at this time.  

Findings: Compliance. This standard is either not applicable or has been met. 
☒ ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying 

materials, textures, and colors. 
Staff Comments A variety of materials will be used on the exterior, as described in Section 

17.06.080(A)2d above.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments Building colors are shown on the elevations. Colors are broken on various 
elements to help break up mass and be harmonious with other neighboring 
buildings. Please refer to Section 17.06.080(A)2d above for further detail. 
Findings: Compliance. This standard is either not applicable or has been met. 
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☒ ☐ ☐ 17.06.080(A)2h h. Flat-roofed buildings over two stories in height shall incorporate roof 

elements such as parapets, upper decks, balconies or other design 
elements.   

Staff Comments The proposed buildings are three (3) stories in height. The variety of colors 
utilized, various siding, materials, pop-outs and balconies provide depth, and 
human scale to the building façades.  
Findings: Compliance. This standard is either not applicable or has been met. 

 
☒ ☐ ☐ 17.06.080(A)2i i. All buildings shall minimize energy consumption by utilizing alternative 

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

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

- The building will be entirely electric 
- Energy Star Appliances will be utilized  

Findings: Compliance. This standard is either not applicable or has been met. 
☒ ☐ ☐ 17.06.080(A)2j j. Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and 

downspouts shall be provided over all walkways and entries to prevent 
snow from falling directly onto adjacent sidewalks.   

Staff Comments It appears that the front pedestrian entrances will be covered by the proposed 
covered parking, which will retain snow, and gutters and downspouts have 
been provided. The upper units will be protected with the proposed gutters 
and snow clips on the north side to keep snow and rain from shedding onto 
the interior and back entrances.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

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

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

Staff Comments NA, as no drive-through canopies are proposed.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, as a Master Signage Plan is not required of a single-tenant building. 
Findings: Compliance. This standard is either not applicable or has been met. 

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

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

principal building(s). 
Staff Comments N/A. No Accessory Structure is proposed.  

Findings: Compliance. This standard is either not applicable or has been met. 
☐ ☐ ☒ 17.06.080(A)3b  b. Accessory structures shall be located at the rear of the property. 

Staff Comments N/A - No Accessory Structure is proposed.  
Findings: Compliance. This standard is either not applicable or has been met.  

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

Staff Comments N/A - No Accessory structure is proposed.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 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 Applicant is proposing a new six-foot-tall cedar fence along the northern 
portion of the lot. An existing fence along the southern property line will 
remain in place.  
 
Per the Commission’s recommendations, the Applicant added the proposed 
wood fence enclosing the courtyard. Renderings are also included that omit 
the fence to clearly show the first-floor exterior facades. 
Findings: Compliance. This standard is either not applicable or has been met. 

 
☐ ☐ ☒ 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-mounted mechanical equipment is proposed with this project. 
Findings: Compliance. This standard is either not applicable or has been met. 
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☐ ☐ ☒ 17.06.080(A)3f f. The hardware associated with alternative energy sources shall be 

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

Staff Comments N/A- No alternative energy sources are proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments All service lines into the property shall be installed underground and no 
service equipment shall be placed on utility poles.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments All service lines shall be installed underground. City Staff request that, if 
applicable, transformer locations be shown on the Building Permit drawings. 
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, as no additional appurtenance is proposed.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant 

materials shall be used, as specified by the Hailey Landscaping Manual or 
an approved alternative. 

Staff Comments Drought tolerant and/or xeriscape specific plant materials are proposed. The 
Applicant is proposing the following landscaping onsite:  
Trees (10 total trees):  

- Two (2) Skyrocket Juniper Trees at 6ft. in height 
- Two (2) Juniperus Wichita Blue Juniper Trees at 6 ft. in height 
- Two (2) Royal Raindrops Crabapple Trees at 2.5” caliper  
- Two (2) Malus X Spring/Snow crabapples at 2.5” caliper  
- Two (2) Populus Tremula Erecta/ Columnar Aspen at 2.5” caliper 

Shrubs (50 total shrubs):  
- Two (2) Hydrangea at 3 gallons  
- Twelve (12) Pinus Slowmound Mugo Pine at 3 gallons  
- Fourteen (14) Saliva May Night Sage at 2 gallons  
- Four (4) White Frost Birchleaf Spirea at 2 gallons 
- Eighteen (18) Magic Carpet Japanese Spirea at 2 gallons  

Groundcovers, Grasses, and Perennials (117 total groundcovers, grasses, and 
perennials):  

- Forty-one (41) Karl Forester Feather Grass at 2 gallons 
- Thirty-nine (39) Blue Oat Grass at 1 gallon 
- Sixteen (16) Snow on the Mountain at 1 gallon 
- Twenty-one (21) Junior Walker Catmint at 4” pot 
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The Commission further recommended that the Applicant Team reduce the 
proposed landscaping in the NW corner of the site, and provide another 
amenity (bench, table or otherwise) be provided to increase the usable 
outdoor space on the site. The Applicant has incorporated another table to 
the useable outdoor space; however, has chosen to keep the proposed 
landscaping for the NW corner as originally proposed. The Landscape 
Architect, Moghan Lyon, provided a letter explaining the purpose of retaining 
the proposed landscaping, which includes: vegetation increases habitat for 
pollinators and other wildlife, reduces the heat island effect of the parking 
area and provides a human scale landscape element that ties in with the 
proposed building scale. 
 
Additionally, the northwest corner has a transformer that is currently 
proposed to be screened by vegetation from view of the public street, as well 
as the residential units. Reducing the plant material and changing the 
surfacing would reduce the vegetative screening, and close proximity of 
gathering spaces is not ideal next to a transformer that requires access. The 
proposed vegetation includes ornamental grasses, hardy low growing shrubs 
and trees along the north side of the area. The grasses typically are cut to 4” 
– 6” in the fall, the shrubs tolerate snow, and the trees provide important 
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screening elements. This does not create a conflict with the intended snow 
storage use.  
 
The Applicant understands the concern of gathering spaces, and an additional 
seating area has been added to the community Usable Open Space area 
north of the building. See the attached letter for more details.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   
Staff Comments Plant materials will be appropriate for the Zone 4 environment.  

Findings: Compliance. This standard is either not applicable or has been met. 
☒ ☐ ☐ 17.06.080(A)4c c. At a minimum, a temporary irrigation system that fully operates for at 

least two complete growing seasons is required in order to establish 
drought tolerant plant species and/or xeriscape specific plant materials.  
Features that minimize water use, such as moisture sensors, are 
encouraged. 

Staff Comments It appears an automatic drip irrigation system will be installed according to 
City Standards. The automatically controlled system should include a smart 
controller and rain sensor for a water-wise system. Low water use rotator 
nozzles should also be installed in grass spaces. Irrigation systems should not 
be placed against the pavement – they shall be positioned in a way where 
they will not spray water on the pavement or other hardscape areas. 
Findings: Compliance. This standard is either not applicable or has been met. 

 ☒ ☐ ☐ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment. A combination of trees, shrubs, 
vines, ground covers, and ornamental grasses shall be used. Newly 
landscaped areas shall include trees with a caliper of no less than two and 
one-half 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 Proposed landscaping is varied with a combination of trees, shrubs, 
groundcover, grasses and perennials to soften the site, as well as to create 
visual interest. The Applicant has met the standard of including trees with no 
less than two and one-half inches (2 ½) caliber and no more than 20% of any 
single tree species being proposed to be planted onsite.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, as this parcel is not located within the LI or SCI Zoning District.  
Findings: Compliance. This standard is either not applicable or has been met. 

☐ ☐ ☒ 17.06.080(A)4f f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning 
districts shall be designed with attention to the details of color, texture 
and form. A variety of trees, shrubs, perennials, ground covers and 
seasonal plantings, with different shapes and distinctive foliage, bark and 
flowers shall be used in beds, planter boxes, pots, and/or hanging baskets.   

Staff Comments N/A, as this parcel is not located in the B, LB, TN, SCI-O Zoning districts.  
Findings: Compliance. This standard is either not applicable or has been met. 
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☒ ☐ ☐ 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and 

used to irrigate plant materials. 
Staff Comments Storm water runoff is located within the landscaping beds, turf area, and/or 

drywells, as shown on the civil plans.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments The Applicant shall be responsible for maintaining plant material in a healthy 
condition. Plants were chosen for reduced maintenance, drought tolerance 
and ability to thrive in conditions on-site.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, no retaining wall is being proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

☐ ☐ ☒ 17.06.080(A)4j j. Retaining walls shall be constructed of materials that are utilized 
elsewhere on the site, or of natural or decorative materials.   

Staff Comments N/A, no retaining wall is being proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, no retaining wall is being proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, no retaining wall is being proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, no retaining wall is being proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

Staff Comments N/A, no retaining wall is being proposed with this project.  
Findings: Compliance. This standard is either not applicable or has been met. 

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

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

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

☒ ☐ ☐ 17.06.080(D
)1a 

a. The location of the buildings shall respond to the specific site conditions, such 
as topography, street corners, open space and existing and planned adjacent 
uses. 
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Staff 
Comments 

The proposed building complements the surrounding area and adjacent uses. 
The proposed residential use is within the General Residential (GR), Downtown 
Residential Overlay (DRO), and Townsite Overlay (TO) Zoning Districts.  
 
Integration of the building to the surrounding site and landscape is an 
imperative facet of the project with a variety of landscaping and features 
providing screening for both residents and neighbors alike.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.06.080(D
)1b 

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

Staff 
Comments 

Given the location and width of the proposed parcel, Staff and the Applicant 
have internally discussed creative buildout options for this part of River Street. 
Through this discussion, Staff recommend that, rather than having an island of 
River Street Typical Section improvements within this block, the Applicant shall 
pay in-lieu fees equivalent to those of the River Street Typical Section for this 
property’s frontage. This payment shall be made prior to the issuance of a 
Certificate of Occupancy. This has been made a Condition of Approval.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.06.080(D
)1c 

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

   Staff 
Comments 

To ensure safe pedestrian access through the site as well as site maintenance, 
the Applicant has proposed to pave the site. 
Pedestrian amenities include shared external courtyards which are fenced in for 
privacy. Access to these amenities can be achieved from the paver pathway 
along River Street, between the two buildings, as well as from the front doors of 
each of the first-floor units. The open space courtyards include concrete paver 
patios, exterior seating area, decks for the upper units, and various landscaping 
to help create an inviting, safe space. 
 
Per the Commission’s recommendations, the Applicant added another picnic 
table to the courtyard space on the north side of the building, as well as revised 
the courtyard space to include the entire space from the north side of the 
building to the proposed wood fence at the north property line to meet the 10% 
Useable Open Space requirements, as outlined in the DRO.  
Findings: Compliance. This standard is either not applicable or has been met.

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



DR FF: Six Thirty- Seven Apartments 
AM Lot 2A, Block 1, Maple Subdivision (637 S. River Street) 

Hailey Planning Zoning Commission –March 17, 2025 
Findings of Fact – Page 18 of 21 

 
 

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

☒ ☐ ☐ 17.06.080(D
)2a 

a. Buildings shall incorporate massing, group lines and character that responds 
to single-family homes. Buildings may also include the use of varying 
materials, textures and colors to break up the bulk and mass of large multi-
family buildings. Windows should be residential in scale and thoughtfully 
placed to provide for privacy and solar gain.   

Staff 
Comments 

The proposed building design provides a multifamily design that responds to the 
varying character of the city.  

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

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

The proposed residential use is located within the General Residential (GR), 
Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning 
Districts. This multifamily project creates a natural transition from single family 
use to higher-density residential use, as well as Business use, and in turn, to less-
dense residential use that is evident in nearby neighborhoods.  
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ 17.06.080(D
)2b 

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

Staff 
Comments 

The building achieves human scale by a prominent entrance, covered parking, 
open space areas, site circulation connections and various exterior materials. 
The proposed landscaping also maximizes human scale with the various trees, 
shrubs, groundcovers, grasses, and perennials, as proposed provides screening 
for both residents and neighbors.  
Findings: Compliance. This standard is either not applicable or has been met. 

 

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

1. The project does not jeopardize the health, safety or welfare of the public. 
2. The project conforms to the applicable specifications outlined in the Design Review 

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

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

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

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

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

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

 

CONCLUSIONS OF LAW 

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

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

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

 

DECISION 

The Planning and Zoning Commission considered and approved the a Design Review Applica�on by 
McIntosh Holdings, LLC, represented by Erinn Bliss with Bliss Architecture, for the construc�on of a new 
6,320 square foot mul�family development project located at 637 S. River Street (AM Lot 2A Block 1, 
Maple Subdivision), and within the General Residen�al (GR), Downtown Residen�al Overlay (DRO), and 
Townsite Overlay (TO) Zoning Districts The development consists of two (2), three story, mul�family 
buildings, which includes six (6) residen�al dwelling units in total, finding that the project does not 
jeopardize the health, safety or welfare of the public and the project conforms to the applicable 
specifica�ons outlined in Hailey Municipal Code Sec�on 17.06,  Design Review, addi�onal applicable 
requirements of Title 17, Title 18, and City Standards, provided condi�ons (a) through (o) are met:  
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The following Conditions are placed on approval of this Application: 
a) All applicable Fire Department and Building Department requirements shall be met. 
b) Any change in use or occupancy type from that approved at time of issuance of Building 

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

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

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

ii. Water and Wastewater:  
i. All construction shall be to City Standards.  
ii. The proposed sewer service location will be located at the center of the 

lot. 
d) The Applicant shall be responsible for the maintenance of all landscaping: perimeter, 

onsite, and/or street trees, as applicable.  
e) The Applicant shall pay in-lieu fees equivalent to those of the River Street Typical 

Section for this property’s frontage. This payment shall be made prior to issuance of a 
Certificate of Occupancy. 

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

g) 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. 

h) 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. 

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

nor the edge of the road. If construction, parking, and staging is within the City Right-of-
Way, applicable fees shall be paid at or prior to issuance of a Building Permit.  

k) A letter from Clear Creek Disposal shall be provided commenting on the adequacy of 
the proposed use of induvial trash receptacles, their locations during weekly refuse 
removal, and their accessibility of.   

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

m) The transformer shall be screened from view of the public street, and is subject to 
approval by Idaho Power, prior to issuance of Building Permit.  

n) All ground-mounted and roof-mounted equipment shall be screened from view of 
surrounding properties.   

o) The Owner shall make a good faith effort to notify tenants of the residential units 
the City’s on-street parking and rights-of-way restrictions. The Property 
Manager/Management Company shall enforce said restrictions as applicable.   

 
 
 
Signed this _____ day of ________________, 2025. 
 
 
____________________________ 
Janet Fugate, Planning and Zoning Chair  
 
Attest:  
 
____________________________ 
Jessica Parker, Building Coordinator, Deputy Treasure 
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115 South Main Street   Hailey, Idaho 83333 (208) 788-9815  

 
 
 

Agenda 
Hailey Planning and Zoning Commission  

Monday, March 3, 2025 
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# 

 
 
5:31:05 PM Call to Order 

- Public Comment for items not on the Agenda. 
 
5:32:15 PM Consent Agenda - ACTION ITEM 

- CA 1 Motion to approve Findings of Fact, Conclusions of Law, and Decision of a Design 
Review Application submitted by Overland West, Inc., represented by Jay Cone, for a 
commercial building, consisting of two (2) cleaning bays, one (1) tunnel wash bay, 
storage and a multi-purpose room with a two-bedroom Accessory Dwelling Unit (ADU) 
located on the second floor. This project is located at 1551 Aviation Drive, (Lot 3A, Block 
4, Airport West Sub #2) within the SCI-Industrial (SCI-I) Zoning District.  ACTION ITEM 

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

Review Application, submitted by Spud Locker, LLC, represented by Chad Blincoe, for the 
construction of a new 22,443 square foot storage building that would replace the existing 
storage units onsite. This project is located at 1140 Airport Way (Lot 3, Block 2, Friedman 
Park Subdivision) within the Light Industrial (LI) Zoning District. ACTION ITEM 

 
- CA 3 Motion to approve meeting minutes dated February 18, 2025. ACTION ITEM 

 
5:32:25 PM Sauerbrey motion to approve CA 1- CA 3. Mike Smith seconded. All in Favor.  
 
Public Hearing(s) - ACTION ITEM  

- 5:32:48 PM PH 1 Continuation of a Design Review Application by McIntosh Holdings, LLC, 
represented by Erinn Bliss with Bliss Architecture, for the construction of a new 6,320 

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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square foot multifamily development project located at 637 S. River Street (AM Lot 2A 
Block 1, Maple Subdivision), and within the General Residential (GR), Downtown 
Residential Overlay (DRO), and Townsite Overlay (TO) Zoning Districts The development 
consists of two (2), three story, multifamily buildings, which includes six (6) residential 
dwelling units in total. ACTION ITEM 

 
5:33:26 PM Dyer summarized previous hearings held on this application, confirming requested 
amendments are included in new submittal. Dyer turned floor to applicant team.  
 
5:34:03 PM Errin Bliss, Bliss Architecture, summarized changes made based off last hearing. Bliss 
noted changes include relocation of mechanical system, storage units, combined courtyard, 
addition of ev outlets, addition of windows on 2nd and 3rd floors, covering over stair space, 
addition of steel on west and east sides to break up the façade, solar shading provided to certain 
windows, and landscape changes to courtyard.  
 
5:45:27 PM D. Smith asked about shading of juniper trees. Moghan Lyon does not foresee any 
issues as trees. D. Smith asked if the crab apples are fruit bearing, Lyon confirmed they are not. 
Lyon explained from his experience how Crab Apples help shade the Junipers. D. Smith asked 
about roof drainage over the stairway. Bliss proposed drainage, that the structure has a flat roof. 
D. Smith asked if expect the proposed wood to turn gray or bleach. Bliss confirmed it will fade. D. 
Smith asked about regular maintenance to the wood surface. Bliss stated that it would be up to 
the building owner and that he is aware maintenance is required. Bliss explained his perspective 
and benefits of using natural materials.  
 
5:50:20 PM Sauerbrey confirmed his questions have been addressed since the last meeting.  
 
5:50:40 PM M. Smith has no questions.  
 
5:50:48 PM Sauerbrey asked about the vertical sun shading and if has seen elsewhere. Bliss 
summarized when sun shading works and that has seen elsewhere but not locally.  
 
5:52:26 PM Chair Fugate asked what they are made of. Bliss confirmed material to be used.  
 
5:53:18 PM Chair Fugate opened public comment.  
 
5:53:44 PM Erica, 21 W Cedar Street, asked if anyone has really paid attention to the 
neighborhood, that parking and snow storage are issues. Does not know how this got approval 
with proposed parking, fewer parking spaces then bedrooms. There is no parking with snow. That 
is really sad this shoe box has been approved. Knows Silver Apartment buildings have caused 
huge issues with parking. Hoping the commission will consider this will put a huge strain on their 
neighborhood.  
 
5:56:05 PM Chair Fugate closed public comment.  
 
5:56:15 PM Bliss responded to public comment, noting 9 total parking space provided and only 
required to provide 6.  
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5:57:05 PM D. Smith appreciates applicant’s willingness to take commission comments into 
consideration.  
 
5:57:29 PM Sauerbrey agrees with D. Smith comments. Sauerbrey noted this is the 4th or 5th time 
have heard this project. Sauerbrey stated he personally likes the character of this project.  
 
5:59:14 PM M. Smith noted he is new to the project. M. Smith encourages applicant team to 
consider the noise during the summer in outdoor spaces. M. Smith struggles with the sage green 
color, does not believe it fits with the surrounding color.  
 
6:01:19 PM chair Fugate stated understands parking is an issue, but as Bliss stated he has 
provided additional parking. Chair Fugate explained that when the project complies, they have a 
standard they have to follow.  
 
6:02:30 PM Sauerbrey added his thoughts on parking. Sauerbrey recommended a strong 
transparency of parking requirements by the developer to tenants. Chair Fugate asked about 
adding that as a condition of approval. Bliss confirmed applicant team does not have an issue 
with the proposed condition.  
 
6:06:28 PM Commission and applicant team reviewed conditions of approval.  
 
6:06:38 PM Sauerbrey motioned to approve the Design Review Application submitted by 
McIntosh Holdings, LLC, represented by Errin Bliss with Bliss Architecture for the construction 
of a new 6,320 square foot multifamily development project located at 637 S. River Street (AM 
Lot 2A Block 1, Maple Subdivision) finding that the project does not jeopardize the health, 
safety or welfare of the public and the project conforms to the applicable specifications 
outlined in the Design Review Guidelines, applicable requirements of the Hailey Municipal 
Code, Title 17, and City Standards, provided conditions (a) through (o) are met, as amended. D. 
Smith seconded. All in favor.   
 

- 6:07:50 PM PH 2 Consideration of a City-Initiated Amendment amending various sections in 
and/or adding new sections to Hailey’s Comprehensive Plan. The following sections are 
proposed to be modified: Section 5: Land Use; Section 6: Economic Development; Section 8: 
Housing; and Section 10: Transportation. A new section is proposed to be added and includes 
Section 15: Sustainability. The proposed amendments are pursuant to Title 67, Chapter 65, 
Local Land Use Planning Act. ACTION ITEM 

 
6:08:32 PM Davis summarized process took to get the final draft as presented tonight. Davis stated 
for tonight’s discussion will be reviewing the amended sections. Davis turned floor to Daren Fluke.  
 
6:09:42 PM Daren Fluke, provided a presentation for the overview of amendments. Using the 
presentation, Fluke summarized presentation for tonight. Fluke summarized the process that began in 
April of 2024. Fluke explained the public engagement that has been completed, what is scheduled for 
upcoming months in 2025 and key takeaways.  Fluke asked it there were any questions. No questions 
at this time. 
 
6:20:08 PM Fluke moved on to discuss results of surveys and engagement done. Fluke read slide for 
the Vision Statement aloud, stating that this is what they are striving for.  
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6:23:11 PM Fluke summarized the updates to each section. Fluke asked if there were any questions. 
No questions at this time.  
 
6:28:44 PM Fluke moved on to the Land Use section, providing an overview of the various maps 
added or amended including Developable Areas Maps: noting main area of growth is the south and 
north, that Area of Impact comprises 90% of developable land left;  Future Land Use Designations: 
noting residential does not include a distinction between residential and multi-family, explaining this 
map provides a basis for considering proposed rezones.  
 
6:40:10 PM D. Smith asked what would be an Airport compatible light industrial designation. Fluke 
explained would require changes to ordinance, but airport compatible light industrial would be 
similar to what see in industrial area now. Davis confirmed it would be similar to what we have now.  
 
6:42:19 PM Chair Fugate confirmed that FAA would be a consideration. Staff confirmed. Fluke noted 
it would go through a process to be brought into the ACI then it would go through an annexation 
process. Chair Fugate confirmed hashed area allows the city more time to respond even if it is not in 
the ACI. Fluke confirmed.  
 
6:43:33 PM Fluke continued providing an overview of additions in Land Use: Compatibility Matrix. 
Fluke summarized the goals within the Land Use section.  
 
6:46:38 PM Fluke asked if there are any questions. Chair Fugate confirmed Land Use encompasses the 
other sections. Davis confirmed.  
 
6:47:19 PM D. Smith asked the total growth reserve, noting typos. Fluke confirmed its approximately 
400 developable acres.  
 
6:48:23 PM Sauerbrey asked about page 23 of comp plan, Goal 3.5.2 B referring to select zonings. 
Davis explained 3.5.2. Sauerbrey explained his thought process. Davis explained that growth reserves 
would go through an annexation process and zoning is determined the annexation. Chair Fugate 
clarified that he thinks that there should be another goal for outside of Downtown. Discussion 
ensued.  
 
6:55:00 PM Davis confirmed commission can contact staff with notes on content. Sauerbrey asked if 
certain goals have been bumped up long term. Rodrigue confirmed there were some changes and 
reasoning’s why. Sauerbrey asked if there were any mention of looking at density requirements 
relative to transportation corridors. Staff does not believe it was specifically addressed in that 
manner.  Sauerbrey thinks that could be something included down the line. Chair Fugate noted he 
was also discussing amenities in that area without detracting from Downtown core. D. Smith found it 
interesting that there was mention of minimum density and that would want to include 
transportation options in those areas.  
 
7:00:15 PM M. Smith complimented staff and consultants. M. Smith asked if section 3.5.2 should 
make statements to include incentivizing parking in downtown area accessible to public. Chair Fugate 
explained that her takeaway from the parking workshop was the issue was more residential parking 
(multi-family) not access to downtown. Sauerbrey confirmed that was also his understanding. 
Discussion ensued regarding parking and possible options to incentivize parking.  
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7:10:16 PM Sauerbrey complimented document.  
 
7:10:48 PM M. Smith wonders if there should be a statement considering a fund of some kind to help 
relocate Airport. Chair Fugate referenced old meetings regarding Airport relocation and asked if 
understood correctly if its true that land is dedicated to airport even if Friedman relocates. Davis 
unsure.  
 
7:13:11 PM Chair Fugate opened public comment.  
 
7:13:32 PM Steve Daniels, summarized how he has participated with this amendment and suggested 
language changes to proposed plan within the Transportation section. Daniels listed sections where 
he thought applicable. Daniels noted certain streets impacted by traffic speeds, including 3rd Ave, 4th 
Ave and Woodside.  
 
7:18:28 PM Daryl Fauth, BCHA representative, complimented plan and stated BCHA is available for 
collaboration when needed. 
 
7:19:31 PM Scott Runkel, noted his appreciation of everyone’s effort and congratulate efforts of the 
plan by the staff and consultant. Scott summarized appreciates everyone’s effort and supports the 
plan 100%. 
 
7:21:34 PM Chair Fugate closed public comment.  
 
7:22:07 PM Chair Fugate asked what staff is hoping to see from Commission tonight. Davis stated it is 
up to the commission and their comfort level. Chair Fugate provided her compliments of the 
proposed plan, noting she does not have any real problems but would like to look at the 
transportation and housing more but would be ok if the other commissioners wanted to move it 
forward.  
 
7:23:50 PM D. Smith would like to have another chance to look at it again. D. Smith believes may 
want to drill down in a couple areas, maybe some enhancements to the language.  
 
7:24:47 PM Sauerbrey stated his question is if could move forward certain sections and hold other 
back. Discussion continued on whether to continue or move forward.  
 
7:27:54 PM M. Smith asked if have to approve all amendments or if could request just one to come 
back. Davis confirmed they can, that staff is happy to bring back to the commission.  Discussion 
continued on whether to continue or move forward or hold certain sections back. Commission listed 
items would like to see: shared language on parking, review transportation, staff comments on the 
airport after discussing with other departments regarding potential of airport relocation and FAA 
rules impact, tailoring PUD design with growth reserves in mind, explore density and parking in a way 
that relates to transportation specifically. 
 
Commission complimented staff on work done.   
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7:37:47 PM M. Smith motion to continue the public hearing to March 17, 2025. D. Smith seconded. 
All in Favor.  
 
Administrative Reviews(s) 

- AR 1 Findings of Fact, Conclusions of Law, and Decision of a Design Review Modification 
Application by Eric Cueva to amend the approved Design Review plans to construct a new 579 
square foot Accessory Dwelling Unit (ADU), to be 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. 

 
- AR 2 Findings of Fact, Conclusions of Law, and Decision of a Design Review Modification 

Application by Holly McCloud to amend the approved Design Review plans for the 
construction of a new 2,389 square foot single-family residence located at 216 S. 4th Avenue 
(Lots 19 & 20, Block 104, Hailey Townsite) within the Limited Residential (LR-1) and Townsite 
Overlay (TO) Zoning Districts). 

 
Staff Reports and Discussion  

- SR 1  Discussion: Upcoming Projects, Code Changes, Next Planning and Zoning 
Meeting: 

 Monday, March 17, 2025:  
• Annual Report 
• TA Historic Preservation 
• SAP Update 

 
7:38:52 PM Davis summarized upcoming meeting.  
 
7:40:08 PM D. Smtih motion to adjourn. Sauerbrey seconded. All in Favor.     
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developments to ensure the adequacy of existing infrastructure, 
or adequate funding of needed infrastructure. 

o G. Continue to collaborate with agency and community partners 
to fund and implement a regionally connected and coordinated 
multimodal network (reference the Blaine County Community 
Bicycle and Pedestrian Master Plan). 

 See pages 70-71, Goal 3.10.4: Improve public transit facilities/operations and 
increase public transit ridership.  

• Objective – Continue to build capacity within the transportation system 
through service and accessibility improvements that focus on the 
movement of people rather than single occupancy vehicles. 

o A. Encourage improved transit facilities in conjunction with new 
development projects. 

o B. Expand transit services to better serve activity centers and to 
reduce single-occupancy vehicle trips. 

o C. Improve ‘first and last mile’ pedestrian and bicycle access to 
existing transit routes. 

o D. Continue to incorporate public transit funding into the City of 
Hailey budget. 

o E. Ensure land use and transportation policies increase 
accessibility to transit service.  

 
- Appendix C: Appendix C, a section that hosts additional content referenced during the Update 

to the 2010 Comprehensive Plan, was highlighted during the public comment period at the 
March 3, 2025 public hearing. A resident of Hailey highlighted specific components within 
Appendix C and questioned why the data was not included in the most recent Draft Update. 
Specifically, the sections below were called out as “missing” from the Final Draft Plan during the 
public hearing:  
 
1997 to 2005 Goals, Policies and Implementation Table 

o Land Use:  
 5.4.5. D. Recognize that transportation uses, and traffic patterns affect adjacent 

land uses and vice versa. Expedite the provision of sidewalk and pedestrian 
safety amenities in all residential areas, prioritizing those experiencing high 
traffic, such as along Second Avenue.  

 5.7. Density: To increase opportunities for alternative transportation, reduction 
of vehicle traffic, creation of safe and walkable neighborhoods, creation and 
preservation of public spaces and green spaces, and efficiency of services by 
promoting appropriate housing densities.  

• Goal: Promote the highest housing density within the community core 
and discourage sprawling residential development.  

• 5.7.1.B. Educate the general public about the potential beneficial 
aspects of density, i.e. efficient services, retention of green space, 
community integration and social interaction, increased convenience, 
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FUTURE LAND USE MAP

FUTURE LAND USE  

The future land use categories described below are intended to ensure that Hailey contains an 
adequate mix of land uses to serve its citizens, businesses, and visitors in a way that is consistent 
with the vision and values of the community. The future land uses are reflective of Hailey’s need 
to accommodate responsible growth and the compact infill development necessary to support a 
thriving community for those that wish to call Hailey and the Wood River Valley home.    

Because the City is largely built out under current zoning regulations, it is expected that most future 
development will be in the form of either large-scale expansion opportunities within the AOI (as 
noted above), or context-sensitive infill within the existing City limits. Acknowledging this, the Future 
Land Use Categories are mainly reflective of the existing distribution of land uses within the City. 
The primary exceptions are isolated undeveloped parcels within the existing City limits coupled with 
the Peregrine and Flying Hat Ranches within Hailey’s Area of Impact as discussed above. 
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FUTURE LAND USE DESIGNATIONS 

DOWNTOWN / MAIN STREET CORRIDOR  
Downtown Hailey is the historic commercial, civic, and 
cultural hub of the City, and will continue to balance 
the needs for commercial, office, and institutional land 
uses with the need for housing and architecture that 
is consistent with Hailey’s unique history. Downtown 
is further characterized by its pedestrian orientation, 
location, and density with zero-setback buildings 
encouraged. It is the community’s neighborhood, 
providing for a wide range of uses, events, 
entertainment, and public art. Main Street will primarily 
accommodate commercial/retail/office uses and 
buildings that frame the public right-of-way, creating 
a comfortable pedestrian environment. The highest 
residential densities allowed in the City can also be 
found within this district. Land uses will continue to 
decline in intensity and density on the margins of 
the district. Downtown will continue to serve as the 
primary community gathering space, fostering places 
for locals and visitors to celebrate the City’s diverse 
heritage and storied traditions while accommodating 
the needs of the future. 

RESIDENTIAL  
The Residential land use category constitutes the 
largest use of land within the City. It is intended to allow 
for the expansion and infill of residential land uses at 
various densities that are consistent and congruent 
with existing development patterns and controlled by 
zoning. This recognizes that residential land uses are 
compatible with other residential land uses and that 
issues of compatability are best addressed by quality 
design rather than by arbitrary density standards. It 
further aknowledges the need for a range of housing 
types and price points along the density continuum 
of detached single-family, attached-single-family, and 
assorted forms and styles of multifamily development. 
It, too encourages a limited mix of small-scale, 
neighborhood-serving commercial uses subject to 
regulatory provisions on scale and design.
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LIGHT INDUSTRIAL  
Areas containing light industrial uses are important 
to a variety of business sectors that focus on 
the production of products and services that are 
less compatible with residential land uses and 
do not compete with the commercial land uses in 
the Downtown/Main Street Corridor designation. 
In addition, the Light Industrial district supports 
employment opportunities that allow a diverse cross 
section of residents to both live and work within 
the community. This designation applies to parcels 
located within the South Woodside Neighborhood 
and the properties situated between the Airport and 
Broadford Road. 

AIRPORT RESERVE  
The Airport designation includes the airport proper, 
and the adjacent lands owned by Friedman Memorial 
Airport. Areas directly adjacent to the airport – parcels 
meant to protect the operational capacity of the 
airport while mitigating noise and pollution impacts on 
the larger community – are also included within this 
Reserve. 

PARKS, RECREATION, AND OPEN SPACE  
The Parks and Open Space land use designation 
applies to publicly or privately owned properties 
open to the public and utilized primarily for parks, 
trails, pathways, greenbelts, playgrounds, recreation 
facilities, and/or open space purposes.

SENSITIVE LANDS   
Surrounded by lands conserved through the Bureau 
of Land Management, Wood River Land Trust, and 
Blaine County Recreation District, the community 
supports an environmentally rich area with clean 
water, fresh air, and native landscapes. The Sensitive 
Lands designation ensures the native landscapes 
and open spaces in, and surrounding Hailey, are 
preserved. Sensitive Lands applies to lands that 
cannot or should not be developed due to naturally 
occurring constraints that significantly inhibit or 
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preclude development. This includes the floodways, 
the 100-year floodplains associated with the Big 
Wood River, Croy and Quigley Canyons, and the 
hillsides or adjacent land susceptible to landslides 
and avalanches, and sensitive wildlife habitat or 
overwintering areas. 

GROWTH RESERVE  
This newly created designation applies to large 
undeveloped or underdeveloped areas within Hailey’s 
AOI, namely Peregrine and Flying Hat Ranches. 
It is anticipated that any proposed development 
will be processed as a Planned Unit Development 
concurrently with requests for Annexation and 
Subdivision, as applicable. The intent of the Growth 
Reserve designation is to develop compact, diverse 
neighborhoods that blend mixed uses with a variety 
of housing types at varying densities, appropriate 
recreation and open space areas, interconnected 
streets and pathways with a high level of connectivity 
to existing transportation facilities, neighborhood-
serving, small-scale commercial (that does not 
detract from Downtown business district) and high 
quality architectural and site design. 

image obtained from Google Street View

image obtained from Google Street View
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Future Land Use – Zoning Compatibility Matrix 

Zones

Future Land Use Designations 

Downtown
/ Main 
Street 

Residential Light
Industrial 

Airport 
Reserve 

Parks, 
Recreation, 
Open Space 

Sensitive 
Lands* 

Growth 
Reserve 

Airport 

Business 

General 
Residential 

Light 
Industrial 

Limited 
Business 

Limited 
Residential 1 

Limited 
Residential 2 

Neighborhood 
Business 

Recreational 
Greenbelt 

SCI Industrial 

SCI Sales 
Office 

Technological 
Industry 

Transitional 

*Sensitive lands are located in overlay districts and do not receive a zoning designation.
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GOALS, OBJECTIVES, AND POLICIES 

The following goals, objectives, and policies are meant to establish the City’s philosophy of land 
use to guide decision-making on proposed developments and zone changes (in tandem with the 
Future Land Use Map) in accordance with the vision and values of the comprehensive plan. Goals 
are a high-level, aspirational expression of a future state of being. Objectives are more specific and 
measurable indicators toward achieving the goal, and policies are specific actions to be taken to 
achieve the objective.  

Goal 3.5.1 – Ensure that Hailey is a vibrant, dynamic, attractive, and affordable place to live, 
recreate, and operate businesses.

Objective – Maintain the charm, character, and integrity of established neighborhoods while 
allowing for the gradual infill of similar and appropriate land uses. 

A. Use a public process to determine community priorities and develop and adopt design and
development standards for infill development within appropriate zoning districts. This includes
preservation of significant trees, connected sidewalks and pathways, park space, and
recreational amenities.

B. Develop and adopt zoning standards that allow for the development of neighborhood-serving
commercial uses that do not detract from the vibrancy of the commercial core by establishing
strict limits on the location, scale, intensity, and design of allowed uses.

C. Identify capital improvement projects within City limits that accommodate future development in
already-developed areas.

Objective – Achieve high quality architecture and site design for all new development and 
redevelopment within the city. 

D. Create specific design and development standards for the Growth Reserve land use
designation.

E. Develop parking standards that encourage and prioritize shared parking arrangements to
ensure that high-value commercial lands are not developed with excessive surface parking.

Goal 3.5.2 – Make Downtown Hailey the center of commercial, civic, and cultural activity 
within Hailey and the Wood River Valley.

Objective – Promote mixed-use development within the Downtown/Main Street Designation, 
particularly the addition of housing above ground floor commercial. 

A. Review and amend the zoning standards pertaining to mixed-use developments within the
Business Zoning District.

B. Develop standards and incentives for the development of community housing units, live-work
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