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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On February 18, 2025, the Hailey Planning and Zoning Commission considered and approved a Design
Review Application, submitted by Overland West Inc., represented by Jay Cone Architecture, for the
construction of a new 6,654 gross square foot mixed-use building consisting of 5,657 square feet of
commercial space and a 997 square foot Accessory Dwelling Unit, to be located within the proposed
structure. This project is located at 1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2)
within the SCI - Industrial (SC-I) Zoning District.

The Hailey Planning and Zoning Commission enters these Findings of Fact, Conclusions of Law and
Decision.

Applicant: Overland West Inc., represented by Jay Cone Architecture
Location: 1551 Aviation Drive (Lot 3A, Block 34- Airport West Subdivision #2)
Zoning & Lot Size: SCI-Industrial (SCI-1); Lot size 113,090.70 square feet

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners within 300 feet on January 30, 2025.

Application: The Applicant proposed to construct a new 6,654 gross square foot mixed-use building
consisting of 5,657 square feet of commercial space and a 997 square foot Accessory Dwelling Unit
(ADU), at 1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2). As part of the mixed-use
project, the Applicant proposed the following:

Proposed Commercial Use:
o 5,657 square feet of commercial space.
o The first floor includes two (2) cleaning bays, a storage room, and a multipurpose room.
0 Asix (6) foot tall perimeter fence with powder coated steel posts and brown corrugated
bondarized steel panels is proposed to screen the property.

0 Proposed Fuel Tank location and alternative locations (A-C) are provided for consideration. At
the February 18, 2025 public hearing, the Commission discussed the alternative locations with
the Applicant. It was decided that Option A, which depicted the fuel tank to be located near the
northwestern corner of the site, was the most appropriate option. In addition to the fuel tank
location, the Commission discussed the need for a secondary containment system. Fuel tanks of
this size and scale come with a secondary containment system built within the tank. Per Fire
Code, no additional, ground-mounted or other, secondary containment is necessary nor required.
As such, the Commission suggested the Applicant consider incorporating minimal infrastructure
near and/or underneath the proposed tank (e.g., concave concrete pad, small curb lip, etc.) to
further protect the area from spillage and/or fuel leaks. This has been made a Condition of
Approval.

0 Seven (7) onsite parking spaces are provided, which includes one (1) accessible space located
along the southern side of the building.
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Proposed Accessory Dwelling Unit:
0 997 square feet of residential space (ADU).
The second floor includes two (2) bedrooms, two (2) bathrooms, closets and storage spaces.
Kitchen and living area.
447 square foot outdoor usable deck space.
One (1) onsite parking space provided.

©O O OO

SCI Industrial (SCI-SI):

The purpose of the industrial subdistrict of the SCI district is to provide a location for the production,
sales and storage of bulky goods and associated wholesale and retail sales, offices and parking. The
subdistrict is also to provide a location for light manufacturing and other light industrial types of uses.
The intent of the district is to provide a location for those uses that dedicate a substantial portion of
their area (more than 50 percent) to exterior storage and/or staging areas, and relatively little area to
interior showrooms, offices or retail space. The district is intended to include those uses that, by reason
of their impact or perceived impact on neighboring uses, are not appropriate in the central business
district. This article assumes that the following list of uses is not exhaustive and that other like uses may
be permitted upon administrative review pursuant to subsection 17.01.050B of this title, as amended.
(Ord. 1191, 2015)

The proposed mixed-use development project aligns with the purpose and intent of the SCI-I Zoning
District, as the building design, exterior features, and use characteristics support automotive repair and
maintenance, parking, office space, light manufacturing and other light industrial types of uses, while
thoughtfully integrating an employee or employer-owned housing component as a subordinate use.

Site access is located off the existing public street, Aviation Drive, via the existing Public Utility Easement
(PUE), which is intended to service the parcel. There is no public access to this site. There will be a sign
indicating that this is a private facility for employees only.

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 discussed and unanimously approved the Design Review Application,
submitted by Overland West Inc., represented by Jay Cone Architecture, for the construction of a new
6,654 gross square foot mixed-use building consisting of 5,657 square feet of commercial space and a
997 square foot Accessory Dwelling Unit, to be located within the proposed structure. This project is
located at 1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2) within the SCI - Industrial
(SC-1) Zoning District.

Background: On December 16, 2024, the Hailey Planning and Zoning Commission considered a Design
Review Pre-Application, submitted by Overland West Inc., represented by Jay Cone Architecture, for the
construction of a new 6,654 gross square foot mixed-use building consisting of 5,657 square feet of


https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-4788#JD_17.01.050
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commercial space and a 997 square foot Accessory Dwelling Unit, to be located within the proposed
structure. At this meeting, no decision was made; however, the Commission suggested the following:
< Building Design: Incorporate glass blocks for increased natural light into Bay #3 along the west
elevation.
e Site Plan:
0 (1) Evaluate the existing location and alternative locations of the fuel tank,
0 (2) while not required by Idaho Code nor Fire Code, consider the addition of a secondary
tank containment curb/wall system, and
0 (3) Quantify the use of the tank and clarify operation of nozzle and access systems.
e Security: Consider the incorporation of a motion sensor/light near or around the tank in an
effort to discourage vandalism.

Per the Commission’s recommendations, the Applicant’s amended submittal includes:

« The Applicant added glass blocks along the west elevation for increased natural light into Bay
#3.

e The Applicant submitted an amended site plan that shows the proposed location for the fuel
tank located at the rear of the site which is the preferred location of the Applicant. The
Applicant also provided three (3) alternative locations for the fuel tank, which includes the
following:

0 Alternative (A): located along the property frontage,
0 Alternative (B): located along the southern property line, and
0 Alternative (C): located at the southwestern corner of the lot.

* The Applicant provided two secondary containment options for the fuel tank to be considered.
Both options provide a double wall “Fireguard” tank which provides secondary containment per
the IFC. No external containment safety feature is required on the storage site. The concrete
curb provided around the tank pad is not a requirement of the IFC but a suggestion from the
Planning and Zoning Commission.

e The Applicant quantified the use of the tank and clarified operation of nozzle and access
systems, please refer to sheet A403.

e The Applicant provided motion sensor lighting for the fuel tank and is attached to the light pole
nearest the tank to provide additional security to further avoid vandalism.

» Staff received letters from adjoining property owners supporting the proposed location of the
fuel tank.

Procedural History: The Design Review Application was submitted on January 6, 2025, and certified
complete on January 10, 2025. A public hearing before the Planning and Zoning Commission was held
on February 18, 2025, in the Hailey City Council Chambers and virtually via GoTo Meeting.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments

Yes

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

17.06.050 Complete Application
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Department
Comments

Engineering:

Life/Safety: All codes (Municipal, Building, Fire, and Energy) shall be met. The
Applicant provided two secondary containment options for the fuel tank to be
considered. Both options provide a double wall “Fireguard” tank which
provides secondary containment per the IFC. No external containment safety
feature is required on the storage site. The concrete curb provided around the
tank pad is not a requirement of the IFC but a suggestion from the Planning
and Zoning Commission. Staff and the Fire Department agree, according to
the code, that no secondary system is needed.

Water and Sewer: Any and all sewer services shall be relocated to the center
of the lot.

Building: No comments

Streets, Landscaping, Other:

17.08A Signs

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

Staff Comments

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

17.09.040 On-site
Parking Req.

See Section 17.09.040 for applicable code.

Staff Comments

The proposed project is located in the SCI- Industrial (SC-I) Zoning District. The
Hailey Municipal Code requires a minimum of one (1) parking space per 1,000
square feet of commercial use. The project is approximately 6,654 square feet
in size, with 5,657 square feet being commercial space. This requires the
project to provide a total of six (6) onsite parking spaces to fulfill this
standard. The project has provided seven (7) onsite spaces, as well as one (1)
accessible space nearest to the proposed building, for a total of eight (8)
spaces.

The Accessory Dwelling Unit requires one (1) parking space per 1,000 square
feet, the Applicant has provided one (1) parking space for the 997 square foot
ADU. The Applicant has proposed a total of eight (8) onsite spaces, which
includes one (1) accessible space. The Applicant exceeds this requirement, and
the onsite parking requirement is met.

e Eﬂr”m

e

Findings: Compliance. This standard 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
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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 requirements. Findings: Compliance. This standard
has been met.

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

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

Staff Comments

The Applicant is proposing dark bronze ground mounted light fixtures for
onsite exterior lighting. The ground fixtures are 17 feet in height. Each light
has a built-in dimmable switch. The ground mounted fixtures are 14 Watt,
4,000K LED = 6000 Lumens. Per Hailey’s Municipal Code, the proposed
mounting height and output standards have been met as shown below. The
Applicant is also proposing wall mounted lights in Dark Bronze for the exterior
of the building and the ADU.

At the February 18, 2025 public hearing, the Commission discussed the need
for the ground-mounted light fixture. While the Commission agreed that
additional lighting is appropriate for security purposes, they discussed how
impactful any light trespass would be to the surrounding neighbhorhoods. In
turn, the Commission suggested that the Applicant consider including a
warmer kelvin lamp to reduce light pollution, provide for additional lighting
onsite, and be less impactful to the surrounding residential neighborhoods. In
addition to a warmer lamp, the Commission suggested the incorporation of
motion sensor control and custom light shield. The Applicant agreed to
incorporate and/or consider the addition of all the above. This has been made
a Condition of Approval.

Findings: Compliance. This standard has been met.

Bulk Requirements

Zoning District: SCI-I Industrial Zoning District.
Maximum Height: 35’ within the SCI District
Required Setbacks:

- FrontYard: 10
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- Side Yards: 10
- RearYard: 10
- Lot Coverage: 70%

Staff Comments

Zoning District(s): SCI-I- Industrial Zoning District
Proposed Height: 26.3 feet

Proposed Setbacks:
- Front: > 20 feet
- Rear: > 20 feet
- Side (north): > 20 feet
- Side (South): > 20 feet
- Lot coverage: 5%

Lot Coverage: The allowed lot coverage for this parcel is 70%. The lot size is
113,090 square feet with a total proposed building footprint of 6,654 square
feet in size. Given this information, lot coverage equates to 5%, of proposed
lot coverage, which is well below the maximum allowed coverage.

Findings: Compliance. This standard 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

The property has fully built-out street frontages that include sidewalks and
plantings that have been approved by the HOA and will remain in place. No
additional sidewalk and drainage improvements for this project are necessary
at this time.

Findings: Compliance. This standard has been met.

17.06.070(B)
Required Water
System

In the Townsite Overlay District, any proposal for new construction or addition of a
garage accessing from the alley, where water main lines within the alley are less
than six (6) feet deep, the developer shall install insulating material (blue board

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

Staff Comments

N/A - No alley access is proposed. Findings: Compliance. This standard has
been met.

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

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

Compliant Standards and Staff Comments
Yes 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.
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Staff Comments

The proposed building follows the grid pattern in Airport West, the primary walls
of the proposed buildings are oriented north/south, which is consistent with the
adjoining industrial properties. An open space area, usable by the residents of the
ADU, is proposed which is shielded by a 6-foot fence.

Findings: Compliance. This standard 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 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

The site is primarily proposed for private access and will not have pedestrian
access moving through the site. The only site access will be for employees and
residents of the ADU. Safe pedestrian access for those users is through a new
paved driveway. The entrance to the ADU is located at the SE corner of the
building. The ADU was placed on the east and northeast sides near Aviation Drive
and the sidewalk, providing clear pedestrian and vehicular pathways.

Findings: Compliance. This standard 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 receptacle towards the rear of the
building, providing plenty of space for trash services. A letter from Clear Creek
Disposal commenting on the adequacy of this enclosure and location shall be
provided prior to the issuance of a Building Permit. This has been made a
Condition of Approval.

The proposed enclosed meter and compressor is located at the front of the site
and will be screened.

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 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 has been met.
17.06.080(A)1f . 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. Findings: Compliance.
This standard has been met.
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17.06.080(A)1g

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

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

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

Staff Comments

The proposed parking will be accessed via a modified private entrance located off
Aviation Drive. The onsite parking is located at the rear of the site. A six-foot tall
fence is proposed and will further screen the parking area from the primary street
and adjoining properties.

At the February 18, 2025 public hearing, the Commission suggested modifying,
undulating, and/or planting additional landscaping nearest the proposed fence to
reduce the overall mass of the fence line and create additional interest to the
site. The Applicant will consider the incorporation of additional trees along the
eastern and western property lines, and further refine the mass, as appropriate,
prior to Building Permit submittal.

Findings: Compliance. This standard has been met.

17.09.020.02

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

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

Staff Comments

The Applicant is proposing one (1), 510 square foot loading space along the
southern lot line of the property. The loading space provided complies with the
requirement of 1 space per 4,000 square feet of area.

Findings: Compliance. This standard 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 Aviation Drive. Findings: Compliance. This standard 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 9,000
square feet. The proposed snow storage areas are located in the middle of the lot
and along the rear of the site within the setback areas. The improved hardscape
for the project is 21,800 square feet which would require 5,450 square feet of
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snow storage. The Applicant exceeds this requirement with approximately 9,000
square feet of snow storage.

Snow Storage 50x120: 6,000 square feet
Additional Snow Storage: 3,000 square feet within setback areas

Findings: Compliance. This standard 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 has been met.
17.06.080(A)1k k.  Adesignated 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 has been met.

17.06.080(A)1I

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

Staff Comments

Please refer to Section 17.06.080(A)1i for further information. Findings:
Compliance. This standard has been met.

17.06.080(A)Im

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

Staff Comments

Please refer to Section 17.06.080(A)1i for further information. Findings:
Compliance. This standard 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

N/A. There is no proposed landscaping within the snow storage areas. Findings:
Compliance. This standard has been met.

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

Com

pliant

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 accommodates the surrounding industrial properties with
a north/south orientation. The articulation of the rooflines, the diverse materials,
and various sized windows complement the surrounding area.

() S2TREAST
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Findings: Compliance. This standard has been met.

17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments | N/A, as the proposed building design is not a standardized corporate building
design. Findings: Compliance. This standard has been met.
17.06.080(A)2c c. Atground level, building design shall emphasize human scale, be pedestrian
oriented and encourage human activity and interaction. Site planning shall include
designated seating areas, picnic tables, pavilions, or other amenities that provide
usable spaces for employees and pedestrians alike.
Staff Comments

The Applicant has integrated the building to the surrounding site and greater
area. Various exterior materials and colors emphasize human scale and are
pedestrian oriented to encourage human activity.

The exterior open-deck space provided for the residents of the mixed-use building
and a mixture of assorted existing and new landscaping encourages human
activity and interaction. These include street trees, turf and shrubs. Please refer
to Section 17.06.080(A)4d for further details.

17.06.080(A)2d

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

Staff Comments

Various materials and colors have been incorporated along all the elevations,
which are visible from Aviation Drive, to reduce building mass and large building
surfaces. The north and south elevation wall mass is broken up by the various
siding and materials, numerous sized windows and bay doors, deck with rails and
the addition of glass blocks to allow light to trespass into bay #3 on the west
elevation.

The mixed-use building proposes to incorporate a mixture of siding in split face
block in Basalite, Western States T-8 steel in Walnut and Hardie Board Facia in
Dark Bronze. Dark Bronze Parapet caps along the roof are proposed as well as
Dark Bronze trim bands along the lower portion of the building. Dark Brown Steel
posts are proposed around the building entrances. The bay doors, doors,
windows and trim are proposed to match the Dark Bronze.

< ) WEST ELEVATION

® e @
P i

@ NORTH ELEVATION
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Findings: Compliance. This standard has been met.

17.06.080(A)2e

e. Any addition onto or renovation of an existing building shall be designed
to create a cohesive whole.

Staff Comments | N/A, as no expansion is planned at this time. Findings: Compliance. This standard
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 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.

_
_
| —
{o—
—
(: ) FENCING (: ) GUARDRAIL
@ SIDING
Findings: Compliance. This standard has been met.
17.06.080(A)2h h.  Flat-roofed buildings over two stories in height shall incorporate roof
elements such as parapets, upper decks, balconies or other design
elements.
Staff Comments

The proposed building does not exceed two stories in height and proposes a
variety of colors, various siding, materials, to provide human scale to the building
facades.
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) EAST ELEVATION

Findings: Compliance. This standard has been met.

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

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

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

iii. Double glazed windows.

iv. Windows with Low Emissivity glazing.

v. Earth berming against exterior walls

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

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

Staff Comments | The building incorporates the following techniques that minimize its energy
consumption:
- All windows will be double glazed
- LowE Glazing
- The main axis of the building is within 30 degrees of Southern exposure.
Findings: Compliance. This standard has been met.
17.06.080(A)2j j-  Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and
downspouts shall be provided over all walkways and entries to prevent snow
from falling directly onto adjacent sidewalks.
Staff Comments

The front entrance to the ADU and the multipurpose room will be covered which
will retain snow. Because the roof is flat it will drain to the interior or to the
gutters and drywell.
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Findings: Compliance. This standard has been met.

17.06.080(A)2k

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

Staff Comments

Downspouts from the building appear to be routed underground to drywells. 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 has been met.

17.06.080(A)2I

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

Staff Comments

NA, as no drive-through canopies are proposed. Findings: Compliance. This
standard 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 has been met.

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

Com

pliant

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 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 has
been met.

17.06.080(A)3c

¢.  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 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 six-foot-tall perimeter fence. The fence posts are
brown powder coated steel, and the panels will be corrugated bondarized steel.

At the February 18, 2025 public hearing, the Commission suggested modifying,
undulating, and/or planting additional landscaping nearest the proposed fence to
reduce the overall mass of the fence line and create additional interest to the
site. The Applicant will consider the incorporation of additional trees along the
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eastern and western property lines, and further refine the mass, as appropriate,
prior to Building Permit submittal.

Findings: Compliance. This standard has been met.

17.06.080(A)3e

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

Staff Comments

All roof and ground-mounted projections will be screened from view of the public
street and/or adjacent properties.

Findings: Compliance. This standard has been met.

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 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
has been met.

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

Staff Comments

All service lines shall be installed underground. City Staff requests that, if
applicable, transformer locations be shown on the Building Permit drawings.
Findings: Compliance. This standard has been met.

17.06.080(A)3i

i.  Additional appurtenances shall not be located on existing utility poles.

Staff Comments

N/A, as no additional appurtenances are proposed. Findings: Compliance. This
standard has been met.

4. Landsc

aping: 17.06.080(A)4, items (a) thru (n)

Com

pliant

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

- One (1) new 2” caliper Canada Chokecherry

- Existing trees along the property’s frontage will remain in place
Shrubs

- Four (4) new Gold Flame Spirea at 5 gallons

- Three (3) new Potentilla at Pinus 10 gallons

- Two (2) new Redtwig Dogwood at 15 gallons

- Existing shrubs along the property’s frontage will remain in place.
Misc. Landscaping:
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- Prep and seed areas between the fence and existing turf along the
property frontage- species to match HOA.

- Atemporary irrigation system that fully operates for at least two (2)
complete growing seasons will be installed to establish drought tolerant
plant species. Irrigation features that minimize water use, such as
moisture sensors, will also be installed.

- Bark beds will be installed around all shrubs, fixed planters will be
planted each season with annuals and/or maintained perennials. A
variety of colors will be used. Planted areas and planters will be
professionally maintained.

At the February 18, 2025 public hearing, the Commission suggested modifying,
undulating, and/or planting additional landscaping nearest the proposed fence to
reduce the overall mass of the fence line and create additional interest to the
site. Furthermore, the Commission suggested the addition of more trees along
the eastern and western property lines to further enhance the site. The Applicant
will consider the incorporation of additional trees and modify the landscaping
plan prior to the issuance of a Building Permit.

Findings: Compliance. This standard 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 has been met.

17.06.080(A)4c

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

Staff Comments

An automatic drip irrigation system will be installed according to City Standards.
The automatically controlled system will include a smart controller and rain
sensor for a water-wise system. Low water use rotator nozzles will also be
installed in grass spaces. The irrigation system will not be placed against the
pavement — it will be positioned in a way where it will not spray water on the
pavement or other hardscape areas.

Findings: Compliance. This standard has been met.

17.06.080(A)4d

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

Staff Comments

Proposed landscaping varies with a combination of existing and new trees,
shrubs, and turf to soften the site, as well as to create visual interest. Bark beds
will be installed around all shrubs, fixed planters will be planted each season with
annuals and/or maintained perennials. A variety of colors will be used. Planted
areas and planters will be professionally maintained.

At the February 18, 2025 public hearing, the Commission suggested the addition
of more trees along the eastern and western property lines to further enhance
the site. The Applicant will consider the incorporation of additional trees and
modify the landscaping plan prior to the issuance of a Building Permit.

Findings: Compliance. This standard has been met.

17.06.080(A)4e

e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be
provided to add color and interest to the outside of buildings in the LI and SCI-
| zoning districts.

Staff Comments

Bark beds will be installed around all shrubs, fixed planters will be planted each
season with annuals and/or maintained perennials. A variety of colors will be
used. Planted areas and planters will be professionally maintained.

Findings: Compliance. This standard 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

Proposed landscaping varies with a combination of existing and new trees,
shrubs, and turf to soften the site, as well as to create visual interest.

At the February 18, 2025 public hearing, the Commission suggested the addition
of more trees along the eastern and western property lines to further enhance
the site. The Applicant will consider the incorporation of additional trees and
modify the landscaping plan prior to the issuance of a Building Permit.

Findings: Compliance. This standard has been met.

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 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 has
been met.




Design Review: Overland Inc. Mixed-Use

Lot 3A, Block 34, Airport Sub #2 (1551 Aviation Drive)
Hailey Planning Zoning Commission — March 3, 2025
Findings of Fact — Page 17 of 24

17.06.080(A)4i

i.  Retaining walls shall be designed to minimize their impact on the site and the
appearance of the site.

Staff Comments | N/A, no new retaining wall is being proposed with this project. Findings:
Compliance. This standard 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 new retaining wall is being proposed with this project. Findings:
Compliance. This standard 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 new retaining wall is being proposed with this project. Findings:
Compliance. This standard has been met.

17.06.080(A)4I

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

Staff Comments | N/A, no new retaining wall is being proposed with this project. Findings:
Compliance. This standard 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 new retaining wall is being proposed with this project. Findings:
Compliance. This standard 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 new retaining wall is being proposed with this project. Findings:
Compliance. This standard 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.

Staff Comments

The proposed building complements the surrounding area and adjacent uses.
The proposed mixed-use is within the SC-I Industrial (SC-1) Zoning district.
Integration of the building to the surrounding site is an imperative facet of the
project with a variety of landscaping and features providing screening for
adjoining Industrial properties.

Findings: Compliance. This standard has been met.

17.06.080(D)1b

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

Staff Comments

The property has fully built-out street frontages that include sidewalks and
plantings that have been approved by the HOA and will remain in place.

Findings: Compliance. This standard has been met.
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17.06.080(D)1c

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

Staff Comments

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

The site is primarily proposed for private access and will not have pedestrian
access moving through the site. The only site access will be for employees and
residents of the ADU. Safe pedestrian access for those users is through a new
paved driveway. The entrance to the ADU is located at the SE corner of the
building. The ADU was placed on the east and northeastern side near Aviation
and the sidewalk, providing clear pedestrian and vehicular pathways. The
Applicant has proposed a 447 square foot deck along the second floor for the
residents of the ADU’s use.

Findings: Compliance. This standard has been met.

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

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

17.06.080(D)2a

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

Staff Comments

The proposed building design provides a multi-use 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 design creates an employee housing option.

Findings: Compliance. This standard has been met.

17.06.080(D)2b

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

Staff Comments

The building achieves human scale by a prominent entrance, site circulation
connections and various exterior materials. The landscaping, as proposed and
suggestions made by the Commission at the February 18, 2025 public hearing,
will further enhance human interaction and scale.
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@ E!EESEYE VIEW

Findings: Compliance. This standard has been met.

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.
A. 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 ADU is proposed to be located on the second floor of the mixed-use building. The
gross square footage of the ADU is 997 square feet. The new asphalt driveway is
proposed to service the mixed-use building. Parking for the ADU is provided via the
new driveway and within the proposed parking spaces along the rear of the site.

With regard to setbacks, this parcel is located within the SCI-Industrial (SCI-I) Zoning
District. In said district, the required minimum setbacks are as follows:
- Front/ Side and Rear: 10’

The proposed setbacks for the mixed-use building are as follows:
- Front: >10’; Side (N): >10’; Side (S): >10’; Rear: >10'.

Findings: Compliance. The setback requirements of the zoning district have been met.

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.
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In Business, Limited Business and Neighborhood Business, one or more residential
unit(s) are considered.

Staff Comments | The proposed ADU is in conjunction with a commercial space, and both are located
within the SCI - Industrial (SC-I) Zoning District.
Findings: Compliance. This standard has been met.

D. 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 | The proposed development is not located in the SFHA. Findings: Compliance. This
standard has been met.

17.08D.040: A.  All Accessory Dwelling Units created after February 10, 2021, shall be issued an

Registration of Accessory Dwelling Unit Compliance Certificate.

Accessory

Dwelling Units

Required

Staff Comments | Upon completion of construction for the proposed ADU, a Compliance Certificate will
be issued. Findings: Compliance. This standard has been met.

17.08D.050: A.  Where alot contains both a primary dwelling unit and an Accessory Dwelling Unit,

Occupancy only one dwelling unit shall be utilized for Short-Term Occupancy;

Restrictions -

Short Term

Occupancy

Staff Comments | Within the mixed-use development, the ADU must be owner or employee occupied,
which is the intent of the Applicant- to use the space for employee housing. This
standard shall be met and has been made a Condition of Approval.

Findings: Compliance. This standard has been met.

B. 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 | Within the mixed-use development, the ADU must be owner or employee occupied,
which is the intent of the Applicant- to use the space for employee housing. This
standard shall be met and has been made a Condition of Approval.

Findings: Compliance. This standard has been met.
17.08D.060: A. Scale: The floor area of an Accessory Dwelling Unit (ADU) is limited to no more

Subordinate
Scale and Size

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

Pursuant Hailey’s Municipal Code, Gross Floor Area is defined as:

- The gross area included within the surrounding exterior walls of a building or
portion thereof, including all floor levels, exclusive of vent shafts, outdoor
courts, attics or garages, or other enclosed automobile parking areas subject
to the following restrictions:

- The basement of a single- or multiple-family dwelling is not
included as floor area; and
- The basement of any other building is included as floor area.
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The gross floor area, for the mixed-use building, is approximately 6,654 square feet in
size. The lot coverage is calculated to be approximately 5% of lot coverage, which
meets the standard and is well below the maximum 70% of coverage allowed.

The lot size is 113,090 square feet, which would allow for a maximum gross floor area
of 1,000 square feet. That said, the Applicant is proposing a 997 square foot ADU
which complies with this standard.

Findings: Compliance. This standard has been met.

B. Maximum Floor Area:

Lot Size (square [Minimum Gross Floor Area |Maximum Gross Floor Area

feet) (square feet)! (square feet)®

Up to 7,000 300 900

7,001 - 8,000 300 950

Ig_;?;.ss\tgé|(')01 and o 1,000

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

Staff Comments

Please refer to Section 17.08D.060A, noted above, for further details. Findings:
Compliance. This standard has been met.

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

Staff Comments

The proposed ADU has two (2) bedrooms. Findings: Compliance. This standard has
been met.

17.08D.070: A. Outdoor Access: All Accessory Dwelling Units shall have a designated area to

Livability access the outdoors. Examples include a balcony, porch, deck, paver patio, or yard
area delineated 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 proposing a 447 square foot patio of outdoor space for the ADU unit.

Findings: Compliance. This standard has been met.
Chapter 17.09: Parking and Loading

17.09 Parking areas and driveways for single-family, accessory dwelling unit, and duplex

020.05.B residences may be improved with compacted gravel or other dustless material.

Staff Comments | The new asphalt driveway is proposed to service the mixed-use building. Parking for

the ADU is proposed in the parking spaces along the rear of the site.

Findings: Compliance. This standard has been met.

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 proposed parking space for the ADU is located onsite along the rear of the site.
Findings: Compliance. This standard has been met.

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
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parking for a single-family unit shall count towards the total required parking.

Staff Comments | This standard has been met. A single-car parking space is proposed to service the

ADU and is in conjunction with the required commercial parking for the mixed-use
building.

Findings: Compliance. This standard has been met.

17.06.060

Criteria.

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

1.
2.

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

The project conforms to the applicable specifications outlined in the Design Review
Guidelines, as set forth herein, applicable requirements of the 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:

Noogak~wbdpE

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing, and duration of development.

Assure that development and landscaping are maintained properly.

Require more restrictive standards than those generally found in the Hailey Municipal
Code.

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

1.

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.

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.

Accessory Dwelling Units must be provided on site. Existing parking in excess of the required
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The project does not jeopardize the health, safety, or welfare of the public.

4. Upon compliance with the conditions set forth, the project conforms to the applicable standards
of Chapter 17.06, Design Review, other Chapters of the Hailey Municipal Code and City
Standards.

DECISION

The Design Review Application, submitted by Overland West Inc., represented by Jay Cone Architecture,
for the construction of a new 6,654 gross square foot mixed-use building consisting of 5,657 square feet
of commercial space and a 997 square foot Accessory Dwelling Unit, to be located within the proposed
structure, and at 1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2) within the SCI -
Industrial (SC-1) Zoning District, has been approved, finding that the project does not jeopardize the
health, safety or welfare of the public and the project conforms to the applicable specifications outlined
in Hailey Municipal Code Section 17.06, Design Review, additional applicable requirements of Title 17,
Title 18, and City Standards, provided conditions (a) through (r) are met:

a)
b)

f)

9)

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

The Applicant shall be responsible for the maintenance of all landscaping: perimeter,
onsite, and/or street trees, as applicable.
The project shall be constructed in accordance with the Application or as modified by
these Findings of Fact, Conclusions of Law, and Decision.
Except as otherwise provided, all the required improvements shall be constructed and
completed, or sufficient security provided as approved by the City Attorney before a
Certificate of Occupancy can be issued.
This Design Review approval is for the date the Findings of Fact are signed. The Planning
& Zoning Administrator has the authority to approve minor modifications to this project
prior to, and for the duration of a valid Building Permit.
All exterior lighting shall comply with the Outdoor Lighting Ordinance.
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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.

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
provide documentation of public tree well inspections including dimensions and
material types during the placement of all subsurface items.

k) The residen al unit shall be owner or employee occupied.

[) Theresiden al unit shall not be sold as a condominium or separate legal parcel from the
principal building(s).

m) The transformer shall be screened from view (subject to approval by Idaho Power)
of the public street.

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

0) A letter from Clear Creek Disposal commenting on the adequacy of this enclosure
and location shall be provided prior to the issuance of a Building Permit.

p) All necessary permits shall be filed, and approval received, demonstra ng compliance with
FAA regula ons prior to issuance of a Building Permit.

g) The Applicant shall consider the incorpora on of minimal incidental infrastructure (e.g.,
concave concrete pad, small concrete curb, etc.) to provide addi onal protec on to the area
in case of fuel leaks and/or spillage.

r) The Applicant shall consider the incorpora on of a warmer kelvin lamp for the ground
mounted light fixture, mo on sensor control to the ground mounted light fixture, and the
installa on of a custom light shield to further mi gate light trespass and light pollu on.

Signed this day of , 2025.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, CDD Building Coordinator
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City of Hailey

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

Meeting Minutes
Hailey Planning and Zoning Commission
Tuesday, February 18, 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: 249576 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#

Present

Commission: Dan Smith, Janet Fugate, Michael Smith, Sage Sauerbrey, Jordan Fitzgerald
Staff: Robyn Davis, Emily Rodrigue, Jessie Parker, Mike Baledge

Absent: Ashely Dyer,

5:30:20 PM Call to Order
- Public Comment for items not on the Agenda.

5:31:20 PM Consent Agenda - ACTION ITEM
- CA 1 Motion to approve Findings of Fact, Conclusions of Law, and Decision of a City-
Initiated Text Amendment amending Hailey’s Municipal Code, Title 16: Subdivision
Regulations, Chapter 16.01 Definitions to modify, refine, remove, and/or add various
definitions to the title ACTION ITEM

- CA 2 Motion to approve meeting minutes dated January 21, 2025. ACTION ITEM
Dan Smith and Michael Smith abstained.
5:31:45 PM Sauerbrey motion to approve CA 1 and CA 2. Fitzgerald seconded. All in Favor.
Public Hearing(s) - ACTION ITEM

- 5:32:07 PM PH 1 Consideration 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-
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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

5:32:30 PM Davis noted heard this item as a pre-app in December and provided suggestions.
Davis turned the floor to the applicant team.

5:33:10 PM Jay Cone, Architect, explained changes since the commission saw the plans as a pre-
app. Changes include ADA Deck location, overhead door to storage and exit to the bays face
south. Cone estimates fuel tank to be fueled 6 times a year, keypad system to be used for
security of fuel tank in addition to the fencing on property, reduced number of trees around the
fuel tank to eliminate cover of potential vandals, and reduced height of fuel tank to be below the
fence. Cone noted addition of glass panels on west elevation. 5:38:03 PM Cone went into further
detail on proposed fuel tank beginning with proposed locations, explaining why he believes
should keep the proposed tank location. Cone discussed the requested secondary containment,
explaining reasons why should not install additional curb containment as the proposed tank
already includes secondary containment and meets required code.

5:42:49 PM Baledge confirmed code requirements for secondary containment.

5:44:17 PM Cone provided material board showing materials to be used and explained material
location on proposed structures. Cone noted coloring of light fixtures and locations.

5:48:12 PM Fitzgerald asked what the best practical approach for the gas tank and if Baledge is
recommending it is fine as is. Baledge confirmed, and that it have quite a few near residential
neighborhoods. To this day, he has never seen them link and that will follow required codes.
Baledge stated basically following same code as regulated gas stations. Fitzgerald asked how to
make the north access clear, noting feels like user would still drive over gravel. Cone noted the
location of fence, clarifying there’s no user just staff. Cone explained intent for access, and that
south entrance would be used as the primary.

5:53:41 PM D. Smith asked about estimated level of activity, for seeing 200 parking spaces. Cone
explained intent and expected use. Smith asked if would continue to use existing parking near
Airport. Cone explained process and when additional cars would be brought in, confirming no
customers will be on this site. Smith noted utilization of storage area seems to be sporadic. Smith
asked about proposed setbacks of 10’ on each side. Davis confirmed setbacks proposed,
confirming typo on page 17 of staff report. Sauerbrey confirmed setbacks are met for the
proposed building. Smtih asked about ADU parking. Cone confirmed ADU parking. Cone
confirmed motion sensor by fuel tank. Smith expressed concern of leakage while
loading/unloading, strongly recommends provides some type of curb to assist any potential
leakage. Smith agrees tank it self is probably bullet proof, the associated hardware and
equipment is not. Smith suggests plan for if someone accidently dumps gas.

6:00:03 PM Sauerbrey agrees D. Smith regarding fuel tank. Sauerbrey asked what containment
measures are proposed to limit ground spilling onsite. Cone explained his comments were
related to the wall as required to address 4-6,000 gallons. Cone offered to present to his client a
low curb to address potential ground spillage for 10-15 gallons. Cone noted he addressed the
“swimming pool” created by wall. Sauerbrey believes the environmental factors remain, and
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suggests a smaller easier curb is put in place to address ground spillage. Cone confirmed can
consider low curb. Sauerbrey asked about number of trees proposed. Cone noted location trees
removed from landscape plan. Sauerbrey agrees with Cone’s statements about the tank.
Sauerbrey suggested trees on eastside. Sauerbrey asked why decided to locate building on south
side vs. north. Cone explained reasoning for building location including lot size and distance to
airport. Sauerbrey asked about glazing all on north side, and how to accommodate comfort of
building. Cone explained intent how believes the sun will impact the building. Sauerbrey does like
the look of the building.

6:09:12 PM M. Smith confirmed location of motion sensor with Cone. M. Smith asked how often
the tank would be used during dark hours. Cone does not have an estimate, but believes it will be
sporadic. Cone explained how the light pole was a tough one but was to address the neighbors
concern. M. Smith asked if specific reason picked lighting. Cone confirmed would be happier to
make the light warmer. M. Smith asked tank location. Cone explained reasoning for tank
location. M. Smith asked if applicant would consider low level plantings or some way to help
break up mass of proposed fence. Cone noted existing landscape on parcel A, that does not think
more then a third of the fence will be visible. Cone and M. Smith continued to discuss landscape.

6:15:35 PM Chair Fugate asked if the Business Park is the HOA. Cone believes it came from the
person who manages the HOA. Cone confirmed has completed the HOA design review. Chair
Fugate discussed additional containment. Chair Fugate asked how much gas could spill on
proposed concrete pad. Cone does not know. Chair Fugate asked if there was some kind of
removal curb, that that could be appropriate and easier to move in and out when tank is in use.
Chair Fugate explained her location preference of the tank. Cone suggested maybe doing a
concave to address quite a few gallons. Cone believes there are options and they will think about
something. Discussion continued about potential options. Chair Fugate asked Cone if would be
willing to have a condition saying will have some type of measure put in place to address
accidental spillage during use. Cone confirmed.

6:22:23 PM Chair Fugate opened public comment.

6:22:47 PM Steve Daniels, 830 Broadford, not opposed to the project. Previous fuel farm owner,
his only concerns are the plumbing. Does like idea of changing shape of concrete pad,
recommends spill kits and fire extinguishers.

6:24:20 PM Chair Fugate closed public comment.

6:24:30 PM Baledge confirmed requirements and containments. Baledge confirmed employees
will be educated.

6:25:24 PM Fitzgerald asked how everyone feels about light pole, that she is not worried about
vandals. Fitzgerald explained her concerns with fuel tank location, and that she is in favor of
option a. Fitzgerald does not believe there is a reason to not have something to address a
spillage.

6:27:54 PM D. Smith believes it should be possible to put some type of shield on the light pole to
minimize exposure on the west. Cone confirmed shields are available but noting potential issues
with available shields. Cone noted issues run into with pole location, a minimum of 20’ away.
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Discussion continued regarding light pole and potential light trespass. Cone confirmed acceptable
to condition of customized light shield. Commission discussed potential vandalism.

6:33:17 PM D. Smith confirmed amended size of fuel tank. Cone confirmed reduced size. D. Smith
noted potential of utilizing option a with smaller size. Cone noted other potential concerns. D.
Smith complimented design of building. D. Smith suggested additional landscape in certain areas
including along the fence.

Sauerbrey complimented project, noting concern of open gravel and agrees with additional
landscape suggested. Sauerbrey agrees with light pole suggestions. Sauerbrey explained his
opinion of tank location and why he believes it suffices. Sauerbrey believes main concerns were
safety and environment, and thinks should make it a condition some sort of spillage plan.

6:40:34 PM M. Smith is more comfortable of current location. M. Smith encourages use of
similar moves of treatment on Airport West side to be used on the Broadford side.

6:42:03 PM Fitzgerald expressed concern of elevation change and why believes its another
reason to address the fence.

6:42:33 PM Chair Fugate believes the tank will have less impact with the current proposed
location. Chair Fugate’s agrees with the suggested additional landscape on aviation but noted
concern of additional planting near fuel tank.

6:44:04 PM Davis confirmed new conditions. Cone confirmed amendable to new conditions.
Cone suggested new condition of maximum of 6" and minimum of 4’ of fence and he may be able
to reduce height in some locations. Davis confirmed could add to the findings but would not
make a condition. Chair Fugate suggested maintaining 6’ on westside. Commission discussed
potential change of fence height. All agreed to maintain 6’ fence.

6:47:44 PM Sauerbrey motion to approve the Design Review Application, submitted by
Overland West Inc., for the construction of a new 6,654 gross square foot mixed-use building
consisting of 5,657 square feet of commercial space and a 997 square foot Accessory Dwelling
Unit, to be located at 1551 Aviation Drive (Lot 3A, Block 34, Airport West Subdivision #2) within
the SCI - Industrial (SC-I) Zoning District, finding that the project does not jeopardize the health,
safety or welfare of the public and the project conforms to the applicable specifications
outlined in the Design Review Guidelines, applicable requirements of the Hailey Municipal
Code, Title 17, and City Standards, provided conditions (a) through (q) are met, as amended. D.
Smith seconded. All in Favor.

- 6:49:07 PM PH 2 Consideration 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

6:49:47 PM Rodrigue noted heard this project as a pre application last fall under different ownership.
Rodrigue confirmed 22 parking spaces provided, noting right of way section not fully developed due
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to the City being in the middle of the Airport Way Master Plan. Rodrigue turned floor to applicant
team.

6:51:26 PM Chad Blincoe, architect, thanked staff and commission. Blincoe highlighted the changes
made since the pre application, including changes to loading zone. Blincoe explained use of carts in
place of trucks backing in. Blincoe noted addition of windows to help break up the fagade. Blincoe
explained materials proposed to be used. Blincoe confirmed proposed trees and locations. Blincoe
confirmed submitted original designs to the FAA and associated agencies, confirmed received
approval. Blincoe confirmed proposed wooden fence. Blincoe noted additional details to gate. Blincoe
explained doing what can to improve pedestrian walkway and right of way parking, noting believes
that address the requirement of in lieu fee. Blincoe expressed concern of condition of approval for
transformer to screen something that could be moved, and that is not on their property.

7:02:44 PM Davis explained condition of approvals and factor of typical section in design for Airport
Way. Davis explained that if the utilities are to serve that site specifically, they would need to be
relocated onsite. Commission and staff continued to discuss location of utility in right of way and
associated conditions. Staff confirmed can adjust condition of approval related to utility.

7:07:33 PM Blincoe asked if there were any questions from the commission.
7:08:12 PM Chair Fugate confirmed number of parking spaces with Blincoe.

7:09:16 PM Fitzgerald asked about signage in Airport Way, feels like there is a lack of signage. Blincoe
noted potential locations for signage. Fitzgerald does not believe sidewalk onsite is a substitute for
the in lieu fee, thinks the in lieu fee is very typical in this situation. Fitzgerald asked others opinions,
that feels like has been seeing utilities relocated onto private property. Blincoe expressed concern of
requiring utilities to be relocated onsite if serve multiple properties. Fitzgerald recommended
requiring ldaho Power approval with Design Review. Blincoe explained potential issues in requiring
more of construction plans than design review. Fitzgerald stated ultimately believes utilities effect the
design.

7:14:40 PM D. Smith asked staff for time line for standard design for Airport Way. Davis summarized
what has happened, and estimates that planning and zoning will be seeing it in the next few months.
D. Smith asked Blincoe their construction timeline. Blincoe estimates mid-summer. Blincoe explained
that the applicant may be willing to adjust design, noting it’s a partnership with the city. D. Smith
noted ability applicant could have ability to modify plan to accommodate new design. D. Smith
suggested amending crab apple trees to be persistent crab apples so do not end up with debris on
streets. D. Smith asked about layout. Blincoe confirmed it’s a work in progress. D. Smith about floor
plan. Blincoe explained design in work. D. Smith suggested reviewing depth of storage for vehicles or
recreation vehicles. D. Smith explained why he does not consider the transformer mechanical, but
electrical. D. Smith noted if its servicing multiple sites, the applicant could be looking at significant
expense. D. Smith noted there are options for underground transformers that may want to discuss
with Idaho Power. Blincoe noted on of those is for phone. D. Smith suggested modifying ordinance to
include electrical equipment as it does not speak to him that way as it reads now. D. Smith noted
appreciation of landscape. D. Smith asked about materials proposed. Blincoe clarified materials. D.
Smith suggested a greater separation and hue.
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7:24:59 PM Sauerbrey thanked applicant for preliminary process and changes made. Sauerbrey asked
for clarification on material. Blincoe explained proposed materials. Sauerbrey asked about irrigation
for landscape. Blincoe confirmed will have a drip system. Sauerbrey confirmed plan is to move most
of the snow offsite. Blincoe confirmed this facility will have to haul snow away. Sauerbrey agrees with
D. Smith on in lieu fees, that does not fulfill continuity city is going for. Sauerbrey stated if
transformer is feeding just this site it should be moved on site. Blincoe agrees, if the design develops
and applicant team can figure out a way to make it work. Sauerbrey believes what staff has proposed
is appropriate. Sauerbrey asked if applicant team has notified current tenants. Blincoe stated
tomorrow after receives approval. Sauerbrey recommends the applicant consider allowing tenants to
be allowed to reserve a unit.

7:35:12 PM M. Smith asked about ADA parking. Blincoe stated they do, pointing out location. M.
Smith asked about exterior lighting. Blincoe explained reasoning for proposed lighting locations. M.
Smith suggested reconsidered lighting on south side. Blincoe asked if recessed lighting in exclude
from dark sky ordinance. Staff stated no. M. Smith suggested applicant team to work with staff on
right of way improvements. Blincoe stated could use of gravel if preferred.

7:39:35 PM Chair Fugate asked about seasonal plantings. Blincoe noted locations of seasonal
plantings. Chair Fugate asked about tree requirements near the airport, asked if airport saw the
landscape plan. Blincoe stated the airport did not, but could go with a non fruit baring tree. Chair
Fugate believes it is appropriate to wait until typical section is done, noting previous project that is
now completed who agreed to wait. Discussion ensued regarding in lieu fee, staff suggesting
modifying condition to give option to pay in lieu fee or install the infrastructure as required by
approved typical section. 7:45:13 PM Chair Fugate asked if parking spaces count if used as storage,
staff confirmed.

7:45:32 PM D. Smith asked if the building is temperature controlled. Blincoe confirmed and fully
sprinklered. D. Smith asked if the downspouts are exterior to the wall. Blincoe confirmed, and would
have catch basins; that will have three drywells. Blincoe confirmed heat tape on all downspouts. D.
Smith verified fire access with Baledge.

7:47:44 PM Chair Fugate agrees need more contrast, not just the different textures.

7:48:37 PM Blincoe addressed lighting on south side, expressing concern of creating light out of
balance. Discussion ensued regarding lighting on south side.

7:51:52 PM Chair Fugate opened public comment.

7:52:21 PM Chair Fugate closed public comment.

7:52:33 PM Chair Fugate confirmed new condition for irrigation to be included, amendment to in lieu
condition to be either or, and amending condition o regarding the transformer screening and

relocation.

7:54:40 PM Fitzgerald has no further comments.
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7:54:51 PM D. Smith appreciates applicant coming in for comments, recommending to take in
consideration some of the suggestions tonight and hopes can come to some agreement to help ease
pain to existing tenants.

7:55:50 PM Sauerbrey complimented design and conditions of approval are appropriate.

7:56:04 PM M. Smith agreed with comments made. Chair Fugate recommended applicant to check
with airport regarding trees.

7:56:21 PM Staff confirmed changes to conditions of approval.

7:57:16 PM D. Smith motion to approve the Design Review Application submitted by Spud Locker,
LLC, represented by Blincoe Architecture, for the construction of a new 22,443 gross square foot
commercial building consisting of one hundred and fifty (150) interior storage lockers, to be located
at 1140 Airport Way (Lot 3, Block 2, Friedman Park Subdivision) within the Light Industrial (LI)
Zoning District, finding that the project does not jeopardize the health, safety or welfare of the
public and the project conforms to the applicable specifications outlined in the Design Review
Guidelines, applicable requirements of the Hailey Municipal Code, Title 17, and City Standards,
provided conditions (a) through (p), as amended are met. Sauerbrey seconded. All in Favor.

7:58:32 PM Chair Fugate called for 2-minute break.
8:03:36 PM Chair Fugate called meeting back together.

- 8:03:40 PM PH 3 Consideration of a City-Initiated Text Amendment amending Title 17: Zoning
Regulations, Chapter 17.04: Establishment, Purposes and Uses within Zoning Districts, Section
17.04M.60: Bulk Requirements to allow increased flexibility to certain bulk requirements for
development projects that preserve a historic commercial or residential structure within the
Townsite Overlay (TO) Zoning District. ACTION ITEM

8:04:09 PM Rodrigue clarified only exploring changes to lot coverage, maximum height and other
potential incentives to help restore the structures within the Townsite Overlay.

8:05:24 PM Chair Fugate confirmed reading correctly, only able to get one. Staff confirmed.

8:05:56 PM Fitzgerald asked what the expedited review. Davis summarized process would allow
the application to be heard as soon as possible after proper notice. Fitzgerald asked if this could
be approved administratively. Davis clarified the language, that Administrator review would
come in to play with design review modifications.

8:08:30 PM Sauerbrey asked if this would allow for ADUs. Davis explained were not considering
accessory structures, but that this open for discussion. Sauerbrey sees ADUs being a ripe option
for this. Discussion ensued regarding including outlying structures such as historic garages and
whether this would apply to ADUs even if not attached to outlying structures.

8:11:48 PM Fitzgerald suggested defining certain words that are used repeatedly, including out
building. Discussion continued regarding outlying buildings/structures.
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8:13:16 PM Fitzgerald confirmed reviews would not be done administratively. Davis confirmed
would not be done administratively unless coming back for a design review modification.
Fitzgerald clarified basically would be allowing honconforming structures to bulk requirements,
but then down the road a new owner could maintain the non-conforming structures and
potentially remove historic structure.

8:15:29 PM D. Smith suggested changing language to allow this once per lot. Chari Fugate agrees.

8:16:21 PM Discussion ensued regarding potential for non-conforming with removal of historic
structures at future point.

8:18:14 PM Fitzgerald asked if the HAHPC has seen this. Davis stated not yet.

8:18:40 PM M. Smith asked how this would be tracked. Staff proposed ideas for tracking,
suggesting filing similar to how ADUs are tracked.

8:20:23 PM Fitzgerald asked if 50 years is significant designation to define a building as historic.
Davis explained reason included as case by case review.

8:21:46 PM D. Smith believes there is a way to track and believes one per lot is the way to go.
Commissioners agree. D. Smith agrees need flexibility in age for designation of historic.

8:23:16 PM Chair Fugate thinks it helps fulfills sustainable part the City is trying to do, in addition
to preserving the historic structures.

8:23:44 PM Sauerbrey recommended simplifying maximum building. Davis confirmed can do
that.

8:24:38 PM Chair Fugate opened public comment.

8:24:57 PM Thomas Howland, thinking about tracking, if set amount of additional lot percentage
can get why do we need to track it and if remove historic structure it would negate the ability to
have the additional percentage. Believes those concerns are covered, that have a simple and
elegant way to restrict what people can do. Howland complimented staff on putting this
together.

8:26:55 PM Chair Fugate closed public comment.

8:27:02 PM M. Smith biggest concern would be someone trying to double dip, that’s where he
thinks the tracking is important.

8:28:07 PM Fitzgerald asked if it would be two applications per lot or exemptions. Staff
confirmed one exemption per lot. Discussion ensued regarding one exemption per lot or one
application per lot. All agreed one exemption per lot.

8:34:09 PM Fitzgerald suggested requiring a narrative explaining historic nature. Fitzgerald asked
about historic trees.
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8:36:16 PM Chair Fugate confirmed one waiver/exemption per lot. Chair Fugate asked about
adding flexibility to number 6 to give the applicant to the chance to make their case. Discussion
ensued on how to amend the language.

8:38:15 PM Sauerbrey would like to hear the HAHPC comments on this. All agreed to review
again after with HAHPC comments.

8:39:56 PM M. Smith asked what happens if someone removes the historic portion of the
property. Davis explained it would still be nonconforming and they would have to comply with
current standards.

8:43:40 PM Commission discussed adding flexibility to number 6. Rodrigue suggested developing
objective standards. All agreed to amend it to approximate 50 years.

8:47:07 PM Davis requested the commission to continue this to March 17, 2025 so the
commission can review the proposed guidelines. Davis confirmed will present to HAHPC and
bring any of their comments to the March 17, 2025 hearing.

8:48:28 PM D. Smtih motion to continue the public hearing to March 17, 2025. Sauerbrey
seconded. All in Favor.

Administrative Review — NO ACTION ITEM
- AR 1 Accessory Dwelling Unit (ADU) Application by Mark Cosslett for the proposed addition of
an internal 463 square foot ADU. This project is located at 1050 Red Elephant Drive (Lot 6,
Block 4, Della View Subdivision).

Staff Reports and Discussion
- SR 1 Discussion: Upcoming Projects, Code Changes, Next Planning and Zoning Meeting:
Monday, March 3, 2025 — Meeting to begin at 5:00pm:
e DIF-Study Prep
e Comp Plan
e DR637

Davis summarized the upcoming meeting.

8:50:22 PM Sauerbrey motioned to adjourn. D. Smith seconded. All in favor.
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Return to Agenda



& of Hay, o STAFF REPORT

Hailey Planning and Zoning Commission
Regular Meeting of March 3, 2025

To: Hailey Planning and Zoning Commission

From: Ashley Dyer, Community Development Planner

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

Hearing: March 3, 2025

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

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

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

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

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners within 300 feet on February 12, 2025.

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

total.

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

Six (6) residential dwelling units that are approximately 1,114 square feet in size or less. Units
range in bedroom count, from one (1) bedroom units on the 1% floor to three (3) bedroom units
on the 2" and 3" floors.
Nine (9) onsite parking spaces are proposed, which include:
o0 Four (4) onsite covered parking spaces
0 Five (5) uncovered parking spaces, which include:
One (1) compact parking space, and
One (1) accessible parking space.
Per the DRO Zoning District, 10% of the total lot area shall be set aside for open space, which
would equate to 884 sq. ft. Between the proposed courtyard space, decks and open space at the
northwestern and northeastern corners of the parcel, the Applicant is proposing 896 sqg. ft. of
open space.
All multifamily residential construction shall provide at least three (3) bicycle parking spaces or
equivalent to 25% of the required number of parking spaces for bike parking, which would
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equate to 1.5 spaces. The Applicant has provided six (6) wall mounted bike spaces for the units.

PROPOSED BINE RACKE

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

Background: 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. Said modifications and clarifications included:

» Building Design: Modifications to include (1) design enhancements to the E/W elevations of the
building (primarily east), (2) the addition of sunshades along the south elevation, and (3) plans
set shall show the proposed covered stairway/breezeway.

e Mechanical Room: (Mini-split systems) relocation of mechanical equipment with specifications.

e Energy: EV charging installation capabilities within the covered parking spaces.

e Landscaping: consider the reduction of onsite landscaping at the northwest corner of the site;
consider including additional usable features (i.e., picnic table, bench, etc.).

Per the Commission’s recommendations, the Applicant’s amended submittal includes:

e Thereloca on of the HVAC condensing units from the trash storage closets on the first floor to
the exterior on the north side of the buildings.

e The addition of four (4) EV Charger outlets, (1) for each covered parking space.

e The addition of a window to both the SE and SW corner Bedrooms at the second and third floors
to enhance the east and west exterior facades.

« The addition of wood siding (WS-1) along the east and west facades to increase visual interest in
the building
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e Theaddi on of ‘sunshading fins’ along the south, east, and west bedroom windows to provide

solar shading.

e Theaddi on of aroof over the stairs.

 Theaddi on of awood fence to enclose the proposed courtyard. Renderings are also included
that omit the fence to clearly show the first floor exterior facades.

 Theaddi on of asecond picnic table to the courtyard on the north side of the building.

* Revisions to the courtyard area to include the entire space from the north side of the building to
the proposed wood fence at the northern property line to meet the DRO’s minimum
requirement of 10% toward Useable Open Space. Useable Open Space totals 896 sg. ft. in size.

« The submission of a letter regarding the proposed landscaping along the northwest corner, or

Snow Storage B.

Procedural History: The Design Review Application was submitted on November 26, 2024, and certified
complete on December 11, 2024. A public hearing before the Planning and Zoning Commission is
scheduled for March 3, 2025, in the Hailey City Council Chambers and virtually via GoTo Meeting.

General Requirements for all Design Review Applications

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

17.06.050 Complete Application

Department Engineering:

Comments Life/Safety: All codes (Municipal, Building, Fire, and Energy) shall be met.
Water and Sewer: Any and all sewer services shall be relocated to the center
of the lot.

Building: No comments
Streets, Landscaping, Other:

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

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

17.09.040 On-site See Section 17.09.040 for applicable code.

Parking Req.

Staff Comments The proposed project is located within the Downtown Residential Overlay
(DRO). The Hailey Municipal Code requires a minimum of one (1) parking
space per residential dwelling unit. The project proposes a total of six (6)
residential units, thereby requiring that six (6) onsite parking spaces be
provided. The project exceeds the parking requirements by proposing a total
of nine (9) onsite parking spaces.
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17.09.040.06: EXCESS OF PERMITTED PARKING:
A. Approval Required: No use shall provide on-site parking for more than
two hundred percent (200%) of the number of spaces required by this
chapter unless permitted by specific action of the commission.
Applications for parking in excess of that normally permitted will be heard
by the commission as part of other applications, or, where no other
application is pertinent, under the notice and hearing procedures set forth
for design review.

N/A- Site parking meets requirement.

17.08C.040 Outdoor
Lighting Standards

17.08C.040 General Standards

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

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

Staff Comments

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

Bulk Requirements

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

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

- FrontYard: 12
- Side Yards: 10
- RearYard: 10
- Lot Coverage: 30% - TO bulk requirements 30% with garage
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Building Height Maximum Lot Coverage
(Percentage)
2 or more stories above grade, no garage 25
2 or more stories above grade, with garage 30
Less than 2 stories above grade, no garage 35
Less than 2 stories above grade, with garage 40

Staff Comments

Zoning District(s): General Residential (GR), Downtown Residential (DRO)
Overlay, & Townsite Overlay (TO)
Proposed Height: 29.3
Proposed Setbacks:

- Front: 14 feet

- Rear: 45.2” feet

- Side (north): 10 feet

- Side (South): 21.5” feet

- Lot coverage: 30%
Lot Coverage: The allowed lot coverage for this parcel is 30%. The lot size is
8,840 square feet with total proposed building footprints of 2,600 square feet
in size. Given this information, lot coverage equates to 29%.

At previous meetings, the Commission discussed the definition of garages “A
building or portion thereof in which a motor vehicle is or is intended to be
stored. Garages contain parking spaces”, and concluded that these parking
spaces would be counted as garages; therefore, also calculated within the
building footprint, and impacting 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

Pursuant Section 17.06.070, The City may approve and accept voluntary cash
contributions in lieu of the above-described improvements, which
contributions must be segregated by the city and not used for any purpose
other than the provision of these improvements. The contribution amount
shall be as follows:

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

ii. For improvement lengths greater than ninety (90) linear feet,
the Applicant may propose an in-lieu payment amount based
on a stamped engineering estimate for one hundred ten
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
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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.

17.06.070(B)
Required Water
System

In the Townsite Overlay District, any proposal for new construction or addition of a
garage accessing from the alley, where water main lines within the alley are less
than six (6) feet deep, the developer shall install insulating material (blue board

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

Staff Comments

N/A - No alley access is proposed.

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

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

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

17.06.080(A)1a

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

Staff Comments

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

17.06.080(A)1b

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

Staff Comments

N/A, as the site does not contain any existing mature landscaping.

17.06.080(A)1c

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

Staff Comments

To ensure safe pedestrian access through the site as well as site maintenance,
the Applicant has proposed various pedestrian amenities, as well as clear
vehicular entrances.

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.
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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.

17.06.080(A)1e

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

Staff Comments

N/A. There is no existing alley to be utilized for building services.

17.06.080(A)1f

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

Staff Comments

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

17.06.080(A)1g

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

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

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

Staff Comments

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

17.09.020.02

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

a. Requirements: One loading space shall be provided for any single retail,
wholesale, or warehouse occupancy with a floor area in excess of 4,000
square feet, except grocery and convenience stores where one loading
space shall be provided for a floor area in excess of 1,000 square feet. An
additional loading space shall be required for every additional 10,000
square feet of floor area, except grocery and convenience stores where an
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.
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17.06.080(A)1h

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

Staff Comments

N/A, as there is no existing alley. The site and onsite parking area can be
accessed via the private drive off River Street.

17.06.080(A)1i

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

Staff Comments

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

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

17.06.080(A)1j

j.  Snow storage areas shall not be less than 25% of the improved parking and
vehicle and pedestrian circulation areas.

Staff Comments

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

17.06.080(A)1k

k. A designated snow storage area shall not have any dimension less than 10
feet.

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

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

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

17.06.080(A)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.

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

Staff Comments

Any landscaped areas where snow may be stored (front 14’ setback and rear
45.2’ setback areas) contain plants that are more resilient to snow.

2. Building Design:

17.06.080(A)2, items (a) thru (m)

Compliant

Standards and Staff Comments

Yes

| No | N/A

City Code

| City Standards and Staff Comments





































Design Review: Six Thirty Seven Apartments

AM Lot 2A, Block 1, Maple Subdivision (637 S. River Street)
Hailey Planning Zoning Commission — March 3, 2025

Staff Report — Page 20 of 20

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
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.

Motion Language:

Approval: Motion 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
(n) are met.

Denial: Motion to deny the 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),
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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