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Meeting Minutes 
Hailey Planning and Zoning Commission  

Monday, April 17, 2023 
5:30 p.m. (Begins after DIF Advisory Committee Hearing) 

 
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:  
 

From your computer, tablet, or smartphone: https://meet.goto.com/CityofHaileyPZ 
Via One-touch dial in by phone: tel:+15713173122,,506287589# 

Dial in by phone: United States: +1 (571) 317-3122 Access Code: 506-287-589 
 
 
Present  
Commission: Janet Fugate, Dan Smith, Owen Scanlon, Dustin Stone 
Staff: Robyn Davis, Emily Rodrigue, Cece Osborn, Lisa Horowitz, Brian Yeager, Jessie Parker  
Absent: Sage Sauerbrey 
 
5:32:17 PM Call to Order 
 

- 5:32:25 PM Public Comment for items not on the Agenda. No comment.  
 
5:32:54 PM Consent Agenda 

- CA 1 Adoption of Meeting Minutes dated April 3, 2023. ACTION ITEM. 
 

- CA 2      Adoption of Design Review Application, submitted by Blaine County School District 
c/o ARCH Community Housing Trust, Inc. for one (1), two-story multi-family unit consisting of 
four (4) attached residentials units and a one (1), one-story detached studio unit, to be 
located at 128 W. Bullion (Lot 10A, Parkview Estates) within the General Residential (GR) and 
Townsite Overlay (TO) Zoning Districts. ACTION ITEM. 

 
- CA 3  Adoption of City-Initiated Text Amendment to the Hailey Municipal Code, Title 

17: Zoning Regulations, Chapter 17.05: Official Zoning Map and District Use Matrix, 
Section 17.05.040: District Use Matrix, to include amendments and additions to 
modernize the matrix requirements. ACTION ITEM. 

 
Scanlon abstained from consent agenda.  
 
5:33:06 PM Stone motion to approve CA 1 – CA 3. Smith seconded. All in favor.  
 
Public Hearing 

City of Hailey 
COMMUNITY DEVELOPMENT DEPARTMENT 
Zoning, Subdivision, Building and Business Permitting and Community Planning Services 
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- PH 1    5:33:41 PM Consideration of Amendment  to the Hailey Municipal Code, Title 15: 
Buildings and Construction, Chapter 15.16: Development Impact Fees, Section 15.16.130: 
Development Impact Fee Schedule, to provide for annual adjustments tied to year-over-
year inflationary increases in the cost of providing services. ACTION ITEM. 

 
5:33:58 PM Lisa Horowitz, City Administrator, explained the municipal cost index and how a lot of 
cities update their development impact fees are adjusted each year. Horowitz stated presenting 
tonight to adjust impact fees each year.  
 
5:36:12 PM Smith asked if council has ability to go above or below the index. Horowitz believes it 
does.  
 
5:36:36 PM Stone is concerned about the wording that only speaks to increases, suggesting amended 
language to include if deflation fees decreases. Staff and commission discussed language, all agreed 
could remove word automatic, increase and inflation leaving to just say changes.  
 
5:40:04 PM Chair Fugate opened public comment.  
 
5:40:20 PM Chair Fugate closed public comment.  
 
5:40:44 PM Stone motioned to recommend approval by the Hailey City Council Ordinance 
No.______, an Ordinance amending the Hailey Municipal Code, Title 15: Buildings and Construction, 
Chapter 15.16: Development Impact Fees, Section 15.16.130: Development Impact Fee Schedule, to 
provide for annual adjustments tied to year-over-year changes in the cost of providing services, 
finding that essential public facilities and services are available to support the full range of 
proposed uses without creating excessive additional requirements at public cost for the public 
facilities and services, that the proposed uses are compatible with the surrounding area, and that 
the proposed amendment will promote public health, safety and general welfare . Scanlon 
seconded. All in Favor.  
 

- PH 2    5:42:11 PM Consideration of a Text Amendment Application submitted by F & G Idaho, 
LLC, to amend Title 17: Zoning Regulations, Chapter 17.04: Establishment, Purposes and Uses 
within Zoning Districts, Article M: Townsite Overlay, Section 17.04M.060(C): Maximum 
Building Height to remove the General Residential (GR) Zoning District from the maximum 
building height of thirty feet (30’) outlined within the Townsite Overlay (TO) Zoning District. 
This amendment would revise items C. 2. and C. 3. to read as follows:  

 C. 2. Limited Business, General Residential Districts: Thirty-five feet (35’) 
 C. 3. Transitional, General Residential, Limited Residential-1 Districts: Thirty feet 

(30’) ACTION ITEM. 
 
Scanlon recused himself as a commissioner for this project.  
 
5:43:03 PM Rodrigue introduced application and applicants’ intent with the application. Rodrigue 
explained staff recommendation. Rodrigue turned floor to applicant.  
 
5:44:01 PM Scanlon explained applicant intent for the amendment to allow applicant to maximize 
development.  
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5:46:19 PM Stone asked where this would apply. Davis pointed out area that would be affected if 
amended as proposed by staff. Davis explained staff reasoning for proposing change in DRO instead 
of Townsite.  
 
5:47:41 PM Chair Fugate opened public comment.  
 
5:48:01 PM Robert Richardson, lives directly north of this parcel. Concerned about overall height. 
Struggling to understand reasoning behind a building that exceeds the current rule instead of 
requiring the developer to change their design now going to change the zone to accommodate this 
building. If you actually look through there have been numerous other projects referenced all been 3 
stories, The River Street Apartments, 3-story building at Pine and River, 3-story building for the 
advocates building at River and Croy and large 3-story complex across the street. All of those 
buildings reside in the underlying business district.  Couldn’t find a single reference of an existing 
building 3-stories or taller that lies within the general residential townsite overlay. Seems to him very 
very specific that we are changing the zoning regulations that have been established for a while 
simply to accommodate this one building. It makes sense to him that the other buildings were 
approved because they fall under different parameters in the business district, business district is 
allowed to be 35-40 ft and this one is not and has been established for quite some time. One of the 
original, or very very first line in townsite overlay justification is that the purpose of the townsite 
overlay was to modify the bulk requirements of the certain underlying zoning districts in order to 
better respond to the unique conditions and circumstances of the original Hailey townsite. If we start 
to look through the details of the existing TO bulk requirements, they are very clearly separated 
between the business district, and different residential districts between transitional, general 
residential, and limited residential.  They were all specifically separated with different requirements. 
In this case, now removing, recommending to move general residential to the same requirements as 
the business district. That doesn’t seem to be consistent with any of the other requirements that are 
defined within the TO as well. There were a few comments in the actual written up proposal from the 
developer around the justifications. All of which are around adding height to the building. Would like 
to repeat some of those to better understand some of the justifications. One of those was to create 
sufficient flexibility to allow desirable development, the developer specifically added comments here 
that development is a constant and thriving community it is no exception. Variation of height 
between different components in one building or in contract to a neighboring building can create a 
more interesting view. He takes issue with that, and quite confident any neighbor would agree that 
simply building a taller building does not create a more interesting view. Another comment was to 
conserve building resources, building taller buildings eliminates the need for more excavation, 
allowing for more room for landscaping, natural vegetation, building taller minimizes the expense of 
the roof and roof structure. He can completely agree, it is much more cost effective to build a multi-
story building. The other bulk requirements in TO are around the ration of building to lot space, and 
requirements of open space, none of those are being recommended to change. Also it doesn’t seem 
to him that the point of this should be to minimize the building cost, it should be to provide benefit to 
the surrounding neighborhood, and to the original point, take into special consideration for the 
townsite overlay.   
 
5:52:56 PM Paula O’Meara, lives on River Street, don’t believe should build higher than the 
regulations allow. Totally understand it being good for the developer, but it is a residential 
neighborhood and its kind of confusing because DL Evans is right there but as soon as you look 
forward its all of their homes, there’s not business to the side their homes. A lot of times we come 
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here asking about things that are upsetting we’re like oh gosh we don’t want to do that and we are 
always told the code says its ok, zoning says its ok. So guess if we can stick with that, we are ok.  
 
5:54:30 PM Chair Fugate closed public comment.  
 
5:54:42 PM Davis stated all general residential parcels within city limits are allowed to build to 35 ft 
except for those in Townsite overlay. Davis asked Scanlon to clarify that it would not be the full 
building just a portion. Stone does not believe that is needed, believes it was well covered at the last 
hearing. Commission discussed moving forward for amendment to DRO. Stone stated he is conflicted, 
that doesn’t like writing code around a project but looking at the map it does seem to make sense.  
 
5:57:33 PM Smith stated as city mentioned can go 35 ft everywhere else in GR and that there is not a 
lot of development in the proposed project area. Smith believes it would set a precedent to match 
with rest of city. Smith discussed intent for DRO. Smith explained that not amending for one project 
but for future development. Smith believes impact of DRO is much greater than the proposed height 
increase. Smith stated he is somewhat conflicted but when he looks at the DRO and what it was 
established. 
 
6:02:28 PM Chair Fugate re-opened public comment.  
 
6:02:36 PM Robert Richardson’s, bigger issue at hand is because it also falls under DRO and 
understand that are current verbiage in DRO for higher density, why was it never considered to make 
some of the adjustment for building height and lot specifications. Because today DRO is pretty broad 
in relying on the underlining zoning district. While understand the DRO allows for much higher 
density, it does not take into effect a lot of the things that fall under the underlying bulk 
requirements.  
 
6:03:25 PM Chair Fugate closed public comment.  
 
6:03:34 PM Davis explained while DRO is not specific on bulk requirements, DRO is broad as it 
provides flexibility of those bulk requirements. 
 
6:04:20 PM Smith does not believe it was of importance at time because it is such a small portion of 
the DRO. Smith asked the applicant about stepping the building. Scanlon confirmed that he could step 
on the building, explaining how he would need to do that. Scanlon addressed Richardson’s 
comments. Scanlon stated cannot go further east because of parking. Discussion with applicant, staff 
and commission ensued regarding proposed amendment.  
 
6:09:04 PM Smith clarified if this is not allowed, would lose 2 two bedrooms by reducing those units 
to studio units. Scanlon confirmed.  
 
6:10:05 PM Davis explained that zoning is not stagnant, that its important to consider the ebb and 
flow and what meets the needs of the community.  
 
6:11:00 PM Commission discussed areas of potential future development, estimating no more than 5-
6 situations where may see someone take advantage of height change. Chair Fugate asked if 
understanding applicant is asking 10 inches on their project. Scanlon stated as it sits its approximately 
9 inches but if could raise it up to allow for grade to slow away it would be 18 inches.  
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6:13:55 PM Stone believes this is a waiver issue not a code issue. Stone stated needs to be a waiver or 
change size of building.  
 
6:14:59 PM Smith stated net loss is 2-beds if not approved. Smith stated there is a significant drop as 
you go east to west on those properties, stating the topography is what caused this situation. Smith 
asked applicant why chose not to go route of PUD. Scanlon confirmed did not want to go through the 
re-application process.  
 
6:17:24 PM Stone does not believe general impact would be that big, its code that he is hung up on.  
 
6:17:53 PM Chair Fugate believes the benefit down the road, that it makes sense to do change to the 
DRO. Commission continued to discuss proposed change to height with in DRO.  
 
6:21:31 PM Stone asked how often individual projects spur rezones. Davis clarified this would be a 
text amendment. Davis stated all rezones in recent past have all been applicant driven. Commission 
and Staff discussed previous amendments such as DRO and SRO and those were applicant driven and 
had city benefits. All commissioners are in agreement to move forward with the amendment.  
 
6:29:15 PM Smith motion to recommend approval by the Hailey City Council Ordinance No. , an 
Ordinance amending the Hailey Municipal Code, Title 17: Zoning Regulations, Chapter 17.04: 
Establishment, Purposes and Uses within Zoning Districts, Article R: Downtown Residential 
Overlay (DRO), Section 17.04R.040: Use and Bulk Requirements, to allow for a maximum 
building height of thirty five feet (35’) within the General Residential (GR) and Downtown 
Residential Overlay (DRO) Zoning Districts, finding that essential public facilities and services 
are available to support the full range of proposed uses without creating excessive additional 
requirements at public cost for the public facilities and services, that the proposed uses are 
compatible with the surrounding area, and that the proposed amendment will promote the 
public health, safety and general welfare. Stone seconded. All in Favor.  
 

- 6:31:13 PM PH 3    Consideration of a City-Initiated Text Amendment to amend Title 16: 
Subdivision Regulations, Chapter 16.03: Procedure, Section 16.03.020: Council Preliminary 
Plat Approval, Item D., to allow for City Staff and the City Engineer to approve and grant an 
extension of the preliminary plat. This amendment would revise item D. to read as follows: 

 Records Maintained; Time Limit of Approval: one copy of the approved 
preliminary plat will be kept on file for public examination at the office of the 
city engineer and one copy at the office of the administrator in the Community 
Development Department. The approval of the preliminary plat shall be valid 
for a period of two (2) calendar years unless an extension of time is applied for 
and granted administratively by the council the Administrator and City 
Engineer, or unless otherwise allowed for within a phasing agreement. ACTION 
ITEM.  

 
6:32:07 PM Osborn summarized that developers commonly ask for extensions on preliminary plats 
due to delays of construction of infrastructure. Osborn explained staff is requesting to amend the 
extensions to be able to be done administratively.  
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6:33:56 PM Stone asked how many times an applicant can extend. Davis explained the extension 
process. Commission discussed how it makes sense that people want to get their work done.  
 
6:35:23 PM Chair Fugate opened public comment.  
 
6:35:43 PM Chair Fugate closed public comment.  
 
6:35:57 PM Scanlon motion to recommend approval by the Hailey City Council the proposed 
ordinance, Ordinance No. , a City-initiated Text Amendment amending Title 16: Subdivision 
Regulations, Chapter 16.03: Procedure, Section 16.03.020: Council Preliminary Plat Approval, 
Item D. of the Hailey Municipal Code, to allow for the Administrator and the City Engineer to 
administratively approve and grant an extension of the preliminary plat, finding that essential 
public facilities and services are available to support the full range of proposed uses without 
creating excessive additional requirements at public cost for the public facilities and services, 
that the proposed uses are compatible with the surrounding area, and that the proposed 
amendment will promote the public health, safety and general welfare. Smith seconded.  
 
Staff Reports and Discussion  

- SR 1 Discussion of current building activity, upcoming projects, and zoning code 
changes.  

- SR 2 Discussion of the next Planning and Zoning Meeting: May 1, 2023 
 DR: Copper Ranch 
 Rezone: WRLT  
 DR: Maple Street Apartments 

 
Davis summarized upcoming projects.  
 
6:40:59 PM Smith motion to adjourn. Scanlon seconded. All in Favor.  
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
The Planning and Zoning Commission considered and recommended for approval by the Hailey 
City Council a City-Initiated Amendment to the Hailey Municipal Code, Title 15: Buildings and 
Construction, Chapter 15.16: Development Impact Fees, Section 15.16.130: Development 
Impact Fee Schedule, to provide for annual adjustments tied to year-over-year inflationary 
increases in the cost of providing services. 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on March 29, 
2023 and mailed to public agencies on March 29, 2023. 
 
Background: The intent of the request was to amend Hailey’s Municipal Code, Title 15: Buildings 
and Construction, Chapter 15.16: Development Impact Fees, Section 15.16.130: Development 
Impact Fee Schedule, to allow for annual inflationary increases to the Development Impact Fee 
Schedule. 
 
Procedural History: Idaho Code §67-8201 et seq. allows Idaho municipal corporations to enact 
ordinances allowing cities to collect development impact fees. In 2007, Hailey adopted its first 
development impact fee (DIF) ordinance which is codified as Chapter 15.16 of the Hailey 
Municipal Code. As a basis for Hailey’s development impact fee ordinance, the city engaged a 
consultant to develop a Development Impact Fee Study, which was updated in 2012, 2016, and 
2021. The Hailey Development Impact Fee Advisory Committee meets annually to review the 
Capital Improvement Plan, and projects eligible for DIF funding. 
 
Hailey, like many other cities, has found that inflationary costs have affected Hailey’s cost to 
provide parks, fire, recreation, and street facilities. Many cities (such as the City of Twin falls) 
follow the municipal cost index as a measurable way to track rising inflationary costs related to 
providing municipal services. From October 2021 to October 2022, the municipal cost index 
showed a year-over-year increase of 8.01% and a 6.6% year-over-year increase January 2022 to 
January 2023 (https://www.americancityandcounty.com/municipal-cost-index/) --   
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Staff recommended and the Commission concurred, an amendment to the Hailey Development 
Impact Fee Ordinance, which would update the Development Impact Fee Schedule to 
automatically adjust for inflationary costs based on the municipal cost index as published by the 
American Cities and County Magazine. The attached draft Ordinance would allow Hailey to 
waive the inflationary cost increase for any given fiscal year. The proposed ordinance language, 
as amended by the Commission, could read:  

On the effective date of this Ordinance, and in January of each year thereafter in which 
an impact fee is in effect, the amount of the impact fee shall be automatically adjusted 
to account for year-over-year changes inflation increases in the cost of providing fire, 
parks and recreation, and street public facilities, as well as CIP costs, to service new 
developments utilizing the latest available municipal cost index as published by 
“American Cities And County Magazine”. Nothing herein shall prevent Hailey from 
electing to maintain a then-existing fire, parks and recreation, street impact fee, and CIP 
costs, or from electing to waive any changes inflation increases for any given fiscal year, 
or years. Any such action to determine inflation or adjustments shall be by City Council 
resolution. If a police development impact fee is adopted in the future, it shall be 
subject to the same herein. 

 
 



  Text Amendment: Title 15: DIF Annual Adjustments 
  Hailey Planning and Zoning Commission: May 1, 2023 
  Findings of Fact – Page | 3 
Standards of Review:  
Criteria for Review. Section 17.14.060(A) of the Hailey Municipal Code provides “[w]hen 
evaluating any proposed amendment under this chapter, the hearing examiner or commission 
and council shall make findings of fact on the following criteria: 

1. The proposed amendment is in accordance with the comprehensive plan. 
2. Essential public facilities and services are available to support the 

full range of proposed uses without creating excessive additional 
requirements at public cost for the public facilities and services. 

3. The proposed uses are compatible with the surrounding area; and 
4. The proposed amendment will promote public health, safety, and 

general welfare. 
 
1. The proposed amendment is in accordance with the comprehensive plan. 
Development Impact Fees (DIF), including any associated amendments, are fees collected from 
development projects for the purpose of providing new or expanded public capital facilities 
required to serve that development. Such facilities include park updates, street repairs and 
maintenance, water and wastewater infrastructure, expansion of emergency services, capital 
improvement project costs, and more. DIFs have been contemplated within Hailey’s 
Comprehensive Plan and have been used in conjunction with a sound capital improvement plan 
for several years. While not an exhaustive list, some of the following goals from Hailey’s 
Comprehensive Plan are relevant to this text amendment and support DIFs, as follows:  

Section 4: Recreation, Parks, and Lands 
Goal 4.1: Create and maintain an interconnected system of parks, recreational 
facilities, trails, green spaces, and natural lands in order to provide diverse 
recreation opportunities for Hailey residents.  

 
Section 9: Public Facilities, Utilities, and Services  

Goal 9.1: Plan for the long-term utilities, service and facility needs of the city 
while minimizing impacts to the greatest extent possible.  

 
 Section 10: Transportation 

Goal 10.1: Create and maintain a pedestrian and bicycle-friendly community 
that provides a safe, convenient, and efficient multi-modal transportation 
system for all Hailey residents. 

 
Development Impact Fees are currently collected for Parks and Paths, Fire and EMS, Streets, and 
CIP Costs. These monies assist in the creation of, maintenance costs, and general operations of 
services and amenities, such as parks, streets, water, and wastewater infrastructure, and more, 
to new and existing developments within the City of Hailey. To continue to provide desirable 
public facilities, the Commission were supportive of the proposed amendment which allows for 
annual adjustments to the Development Impact Fee Schedule. 
 
2. Essential public facilities and services are available to support the full range of proposed 
uses without creating excessive additional requirements at public cost for the public facilities 
and services. The Commission found that the proposed amendments will not result in a change 
in allowed uses nor will they create excessive additional requirements at the public cost for 
services, and that the amendments are intended to allow for annual adjustments to the 
Development Impact Fee Schedule. 



  Text Amendment: Title 15: DIF Annual Adjustments 
  Hailey Planning and Zoning Commission: May 1, 2023 
  Findings of Fact – Page | 4 
 
3. The proposed uses are compatible with the surrounding area. The Commission found that 
the proposed text amendments will not impact compatibility.  
 
4. The proposed amendment will promote public health, safety, and general welfare. 
The Commission found the proposed amendments to be consistent with the Hailey 
Comprehensive Plan, and no changes to allowed uses anticipated.  
 

CONCLUSIONS OF LAW AND DECISION 
 

Based on the above Findings of Fact, Conclusions of Law and Decision, the Commission, on a 
unanimous vote, concluded the adequate notice, pursuant Title 7, Section 17.14 was given, and 
is proper. The Commission made the following recommendations:  
 
An Ordinance, Ordinance No.______, amending the Hailey Municipal Code, Title 15: Buildings 
and Construction, Chapter 15.16: Development Impact Fees, Section 15.16.130: Development 
Impact Fee Schedule, to provide for annual adjustments tied to year-over-year changes in the 
cost of providing services, finding that essential public facilities and services are available to 
support the full range of proposed uses without creating excessive additional requirements at 
public cost for the public facilities and services, that the proposed uses are compatible with the 
surrounding area, and that the proposed amendment will promote public health, safety and 
general welfare. 
 
 
Signed this _________ day of ______________________, 2023. 
 
 
 
________________________________________ 
Janet Fugate, Chair  
 
 
Attest:  
 
 
 
____________________________ 
Jessica Parker, Community Development Assistant  
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
The Planning and Zoning Commission considered and recommended for approval by the Hailey City 
Council a Text Amendment submitted by F & G Idaho, LLC, to amend the Title 17: Zoning Regulations, 
Chapter 17.04: Establishment, Purposes and Uses within Zoning Districts, Article M: Townsite Overlay, 
Section 17.04M.060(C): Maximum Building Height, to remove the General Residential (GR) Zoning 
District from the maximum building height of thirty feet (30’) outlined within the Townsite Overlay (TO) 
Zoning District. This amendment would revise items C. 2. and C. 3. to read as follows: 
follows:  

• C. 2. Limited Business, General Residential Districts: Thirty-five feet (35’) 
• C. 3. Transitional, General Residential, Limited Residential-1 Districts: Thirty feet (30’) 

 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on March 29, 2023 
and mailed to public agencies on March 29, 2023 
 
Background: F&G Idaho, LLC, own a parcel within the City of Hailey’s Townsite Overlay (TO) District and 
General Residential (GR) Zoning District. The parcel is approximately 20,393 square feet in size and is 
located at 50 W. Maple Street. The Applicant completed a Pre-Application Design Review with the Hailey 
Planning and Zoning Commission for the proposed development of eighteen (18) apartment-style units 
on the parcel. The Applicant also submitted a formal Design Review Application for the proposed 
development, which first received a public hearing with the Planning and Zoning Commission on March 
20, 2023. The hearing was continued to May 1, 2023.  
 
According to the Applicant, the specific objective of the proposed amendment is to allow developers 
and builders the opportunity to maximize the number of living units they can provide in multifamily 
buildings within the General Residential (GR) zones that also lie within the TO Zoning District.   
 
The Applicant provided thorough discussion on the suitability of the proposed text amendment as it 
relates to Section 17.04M.010, “Purpose” [Townsite Overlay District]. They noted the current built 
environment of the Business (B) District of the Townsite Overlay, already permits buildings up to 35’ in 
height, and 40’ if a residential unit is provided. Additionally, they highlighted those buildings zoned as 
GR (but not located within the TO) already carry a maximum permitted building height of 35’.  
 
Regarding the proposed maximum building height for GR in the TO, other points raised by the Applicant 
included the opportunities to: 

• “Encourage infill while retaining neighborhood character” 
• “To create sufficient flexibility to allow for desirable development” 
• “To conserve building resources” 
• “To enhance neighborhoods with increased pedestrian orientation” 

 
City Staff and the Commission concurred with the preceding points raised by the Applicant; however, 
the Commission recommended that the text amendment apply instead to all GR zoned parcels in the 
Downtown Residential Overlay District (DRO), instead of all parcels zoned GR and within the TO. This 
amendment would include the parcel owned by F&G Idaho, LLC, and the intended apartment unit 
development, and further, support and retain the character of Old Town Hailey. The reasoning for this 
recommendation included limiting the scope of impact of an increased maximum building height in GR 
Districts (DRO has thirty-nine parcels (39) zoned as GR, whereas TO has one hundred and eighty (180) 
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parcels). The stated purpose of the Downtown Residential Overlay District (Section 17.04R.010, Hailey 
Municipal Code) also includes each of the aforementioned purposes for the TO. Opportunities for the TO 
that can be achieved through increasing the maximum allowed building height may be retained for the 
DRO, in accordance with the points raised by the Applicant.  
 
The Commission found this amendment to be more acceptable than the Text Amendment Application as 
originally submitted. However, the Commission deliberated the possible precedents that could be set by 
recommending for approval such developer-initiated text amendments. Public comment from nearby 
residents of the proposed Maple Street Apartments, which the proposed Text Amendment would 
impact, expressed resistance to the proposed Text Amendment on similar grounds to precedent-setting 
for Municipal Code and Zoning changes in the future.  
 
The Commission reviewed the City of Hailey Zoning Map at the public hearing and found that only four 
(4) to five (5) parcels within the DRO District could be possibly impacted by the proposed maximum 
building height Text Amendment. Commissioners also noted that the DRO District is the City’s desired 
location for increasing residential density and infill into the future. If approved within the GR and DRO 
Zoning Districts, Staff can monitor development and uptake of the new maximum building height on a 
smaller scope and scale (DRO, instead of TO), provide adjustments as necessary, and mitigate 
widespread impact of any unforeseen consequences of such amendments. Additionally, F&G Idaho, LLC, 
will still be able to capitalize on the maximum building height amendment, as their parcel and intended 
development is located within the DRO.  
 
Based on these scope impact and future development considerations, the Commission supported the 
revised Text Amendment for increasing the maximum building height for GR parcels within the DRO 
District, and not the originally proposed TO District.  
 
If approved by the Hailey City Council, as recommended by the Planning and Zoning Commission, the 
strike-through text below would be removed, and the bold and underlined text would be added within  
Title 17: Zoning Regulations, Chapter 17.04: Establishment, Purposes and Uses within Zoning Districts, 
Article R: Downtown Residential Overlay (DRO), Section 17.04R.040: Use and Bulk Requirements: 

B. Maximum Building Height Requirement: The maximum building height requirement for 
those parcels located within the Downtown Residential Overlay (DRO) and the General 
Residential (GR) Zoning Districts shall have a maximum building height of thirty-five (35) feet 
from record grade.  

 
Standards of Review:  
Criteria for Review. Section 17.14.060(A) of the Hailey Municipal Code provides “[w]hen evaluating 
any proposed amendment under this chapter, the hearing examiner or commission and council shall 
make findings of fact on the following criteria: 

1. The proposed amendment is in accordance with the comprehensive plan; 
2. Essential public facilities and services are available to support the full 

range of proposed uses without creating excessive additional requirements 
at public cost for the public facilities and services; 

3. The proposed uses are compatible with the surrounding area; and 
4. The proposed amendment will promote public health, safety, and general 

welfare. 
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1. The proposed amendment is in accordance with the comprehensive plan; 
The Comprehensive Plan articulates the merits of diverse housing and population growth management 
through a balanced combination of infill and redevelopment. With such growth, the Comprehensive 
Plan also aims to retain the small-town character of Hailey: 
 

“Land Use Implications of Population Growth Scenarios: Impacts resulting from growth 
pressure, such as environmental degradation, inadequate social and infrastructure services, 
and loss of small-town character are concerns associated with unrestricted growth of the 
community; therefore, it is the responsibility of the city to plan for potential future population 
growth”. 

 
By increasing the maximum building height to thirty-five feet (35’) for GR parcels located in the TO 
District, smart growth, infill development, and/or redevelopment are encouraged on vacant land or 
already developed parcels. That said, the Commission recommended that the text amendment apply to 
the GR District within the DRO District, instead of all GR parcels within the TO District. The character and 
small-town charm of Hailey can be retained through careful design and meeting the bulk requirements 
of the zoning district, and an increase, such as this, would provide greater opportunities to diversify 
housing types and price points (aid in affordability), and utilize existing infrastructure more sustainably 
(developed neighborhoods are already served by municipal services, such as water and wastewater; 
supports incremental infill development, increases in residential units achieved through building height 
rather than footprint and impact on the landscape). The Commission preferred to see these Land Use 
implications within the DRO District, and not the TO District.  
 
Finding: Compliance. The Commission found that this standard has been met.  
 
2. Essential public facilities and services are available to support the full range of proposed uses 
without creating excessive additional requirements at public cost for the public facilities and services; 
Finding: Compliance. The Commission found that the proposed amendment will not create excessive 
additional requirements at the public cost for services, and that the amendment is intended to allow 
developers and builders the opportunity to maximize the number of living units they can provide in 
multifamily buildings within the GR and DRO Districts.  
 
3. The proposed uses are compatible with the surrounding area; and 
Finding: Compliance. The Commission found the proposed uses will support and be compatible with the 
surrounding area and other areas throughout Hailey. Impact to adjacent properties will be minimal, if 
approved within the GR and DRO Zoning Districts, and may be variable within the GR and TO Zoning 
Districts, as there are a significant number of parcels zoned as GR within the TO. That said, the bulk 
requirements for building setbacks with respect to building height still apply to any development, be it 
within the GR, DRO, and TO Districts, which can support compatibility with the surrounding areas. The 
design review process will also promote compatibility.  
 
4. The proposed amendment will promote public health, safety, and general welfare. 
Finding: Compliance. The Commission found the proposed amendments to be consistent with the 
Hailey Comprehensive Plan and will encourage infill in locations with access to transportation and 
public services, open spaces and parks, and the original Hailey Townsite. Living spaces may also 
increase in size for multifamily and single-family units while maintaining the same building footprint. 
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The associated design features for buildings with a larger maximum building height can promote the 
general welfare of the residential, in-unit setting.   
 

CONCLUSIONS OF LAW AND DECISION 
 

Based on the above Findings of Fact, Conclusions of Law and Decision, the Commission, on a unanimous 
vote, concluded the adequate notice, pursuant Title 7, Section 17.14 was given, and is proper. The 
Commission made the following recommendations:  
 
An Ordinance, Ordinance No. _________, amending Hailey Municipal Code, Title 17: Zoning Regulations, 
Chapter 17.04: Establishment, Purposes and Uses within Zoning Districts, Article R: Downtown 
Residential Overlay District (DRO), Section 17.04R.060: Downtown Residential Overlay Bulk 
Requirements, to add Item B., which allows for a maximum building height of thirty-five (35) feet within 
General Residential (GR) and Downtown Residential Overlay (DRO) Zoning Districts, finding that 
essential public facilities and services are available to support the full range of proposed uses without 
creating excessive additional requirements at public cost for the public facilities and services, that the 
proposed uses are compatible with the surrounding area, and that the proposed amendment will 
promote the public health, safety and general welfare. 
 
 
 
Signed this _________ day of ______________________, 2023. 
 
 
 
________________________________________ 
Janet Fugate, Chair  
 
 
Attest:  
 
 
 
____________________________ 
Jessica Parker, Community Development Assistant  
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 













 
To:  Hailey Planning and Zoning Commission 
 
From:  Emily Rodrigue, Community Development Resilience Planner/City Planner 
 
Overview: Continuation of a Design Review Application by F & G Idaho, LLC for an eighteen (18) 

unit residential project, three stories in height, to be known as Maple Street 
Apartments. The proposed project will be located at 50 W. Maple Street (Lots 16-20, 
Block 5, Hailey Townsite), within the General Residential (GR) and Townsite Overlay (TO) 
Zoning Districts, and the Downtown Residential Overlay (DRO). The proposal also 
includes: eighteen (18) parking spaces, thirteen (13), two-bedroom units and five (5) 
studio units.  

 
Hearing:  May 1, 2023 

 
Applicant: F & G Idaho, LLC  
Location: 50 W Maple Street (Lots 16-20, Block 5, Hailey Townsite) 
Zoning:  General Residential (GR), Downtown Residential Overlay (DRO), and Townsite Overlay 

(TO); 0.47 acres (20,393 sq. ft.) 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on March 1, 2023 
and mailed to property owners within 300 feet on March 1, 2023. No additional notices were sent, or 
publications made.  
 
Background and Application: On March 20, 2023, the Commission reviewed the Applicant’s Design 
Review proposal to construct two (2) new apartment buildings, that are three stories in height, on the 
vacant parcel of Lots 16-20, Block 5, Hailey Townsite. This project, to be known as Maple Street 
Apartments, will comply with the GR, TO, and DRO requirements, and was originally proposed as 
follows:  

• Building A: Six (6) residential units  
• Building B: Twelve (12) residential units  
• Onsite Parking Spaces: 18 spaces  
• Public Right-of-Way Improvements:  

o River Street Typical Section with Bulbout, Landscaping, Street Trees, Sidewalk/Bike Path 
o River Street: 11 public right-of-way parking spaces  

• Vehicular access to the site from the existing alley   
• Varied unit sizes and number of bedrooms:  

o Eight (8) two-bedroom units at 846 square feet  
o Seven (7) two-bedroom units at 820 square feet  
o Three (3) studio units at 484 square feet  

• Storage space is available for each unit. 

STAFF REPORT  
Hailey Planning and Zoning Commission  

Regular Meeting of May 1, 2023 
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• Approximately 4,200 square feet of common useable open space was proposed. 

The original proposed buildings were three (3) stories in tall, which resulted in an overall building height 
of approximately 31’ 9 ¾ “. This iteration of the project exceeded the building height maximum of the 
Townsite Overlay (TO) Zoning District by 1’-9 ¾” from record grade. Staff notified the Applicant and 
suggested that the overall building height proposed be reduced to meet the required building height of 
the district, or 30’.  
 
Prior to the first Design Review Hearing for this project, the Applicant submitted a Text Amendment 
Application proposing to amend the maximum building height of the GR and TO Zoning Districts, from 
30’ to 35’. This height would be consistent with those parcels zoned GR and outside of the TO Zoning 
District and bring the proposed building height into compliance. City Staff recommended that the Text 
Amendment Application be amended to apply to the DRO District, instead of the TO District, citing a 
lesser degree of impact such a change would have for surrounding residents in the DRO versus the TO. 
The Application was heard by the Planning and Zoning Commission on April 17, 2023, at which time the 
Commission concurred with the DRO amendment recommendation from City Staff. Commissioners 
unanimously motioned to recommend approval to the Hailey City Council the Text Amendment, 
referring to increasing the maximum building height to 35’ to those parcels located in the DRO.  
 
Application: The Applicant has now submitted revised building plans that bring all proposed structures 
of Maple Street Apartments into compliance with the existing 30’ maximum building height in the DRO, 
as currently permitted by Hailey Municipal Code. This revision necessitated floor plan adjustments to 
the northern portion of the third floor on Building B (along River Street). The adjustments now show two 
(2) studio units of 480 square feet in this area, replacing two (2) two-bedroom units that were originally 
planned for that portion of Building B. A westerly-pitched roof, situated well below the 30’ maximum 
height, now occupies the area of the building that was originally demonstrating non-compliance. The 
project’s net-loss of bedrooms associated with the revision is two (2).  
 
In conjunction with the decision of continuation for the Maple Street Apartments Design Review 
Application, the Commission offered the Applicant the following suggestions:  

- Apply City of Hailey’s River Street Standard Drawings/Typical Section to right-of-
way improvements along site’s River Street frontage and provide a final design for 
review. The Applicant team has submitted a design for review that incorporates 
components of the River Street Typical Section along the site’s River Street frontage. 
However, upon further review by City Staff and discussions with Public Works, there 
are outstanding design modifications/additions involving sidewalks, crosswalks, 
parking/striping, street trees, lighting, and signage that are required. These are 
addressed specifically within the “Standards and Staff Comments” table below, as 
well as within the Conditions of Approval. 

- Ensure that the outdoor stairwell areas are unenclosed and clearly demonstrated 
on the site plan. The Applicant Team has provided a site plan that shows the 
outdoor stairwell areas as unenclosed, as well as written documentation of Building 
A and B footprints with the unenclosed stairwells, as it relates to lot coverage. This 
stairwell design ensures that lot coverage requirements for the site are now met. 
The previous lot coverage proposed for the project was in excess of 2% of the 
permitted maximum for the TO District. City Staff has consulted with the City of 
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Hailey’s Attorney to ensure that code interpretation for lot coverage, as it relates to 
unenclosed stairwells, is permissible.  

- Provide additional screening/buffering measures for the patio area on the 
northern property line, thus reducing the impacts of site activity for the adjacent 
parcel owners. The Commission suggested that the Applicant reduce the northern 
patio size, move the patio’s location to the western property line, and/or increase 
the landscaping buffer along the northern property line, to address privacy concerns 
for both apartment residents and property owners to the north of the site. The 
Applicant has submitted a revised landscape plan that includes the addition of 
twenty-four (24) deciduous shrubs and an extension of an existing fence along the 
northern property line, providing enhanced privacy and buffering for the northern 
patio area.  

- Improve energy efficiency of Building B, replacing proposed R-49 roof insulation 
with R-60. The Applicant intends to include R-60 roof insulation in Building B, as 
solar gain from south and southwest facing windows cannot be utilized as an energy 
conservation measure, due to Building B’s north-south facing axis.  

- Incorporate community/workforce housing into the project and provide an 
explicit rental occupancy plan with those details qualifying tenants and rental 
guidelines. During the Pre-Application Design Review process, the Applicant stated 
that a portion of the units would be reserved for rent by future employees of the 
new Sun Valley Luxury Car Rental establishment, to be located adjacent to Airport 
Way on SH75. Upon further discussion with the Applicant, the Commission was 
made aware that these employees may only be occupying the Maple Street units on 
a limited basis each month, substantially decreasing the overall value provided by 
community/workforce housing.  
 
The Applicant has stated that twelve (12) of the eighteen (18) units will be occupied 
by employees of Sun Valley Luxury Car Rental, and the remaining six (6) units will be 
community housing opportunities. The Applicant has not provided any further detail 
outlining qualifying tenants, rental rates, or unit deed restrictions.  
 
City Staff and the Commission strongly recommend that the Applicant capitalize on 
the opportunity to significantly improve the availability and impact of 
community/workforce housing in Hailey, offering as many units as feasible with 
such designation. City Staff and Commission also recommend that the units be 
offered as community/workforce housing in accordance with Blaine County Housing 
Authority guidelines for rentals, or as formalized and recorded deed-restrictions. A 
written statement of intent and/or deed-restriction covenants addressing 
community/workforce housing are desired by both City Staff and the Commission.  
 

The Applicant has already completed the Preapplication Design Review Process; the hearing for this 
Design Review occurred on June 6, 2022. Following the suggestions from the Planning and Zoning 
Commissioners, the Applicant has opted to reserve twelve (12) units as dedicated employee housing for 
SV Luxury Car Rental, with the remaining six (6) units also being reserved as local workforce housing, 
according to the Applicant. The policies and/or standards for rent-qualification of these remaining units 
have not yet been established.  
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Procedural History: The Applicant submitted a Design Review Preapplication on March 15, 2022 and it 
was certified complete on March 22, 2022. A subsequent public hearing before the Planning and Zoning 
Commission was then held on Monday, June 6, 2022, in the Hailey City Council Chambers and virtually 
via GoTo Meeting. 
 
The Applicant then submitted a full Design Review Application on January 26, 2023, and a public hearing 
before the Planning and Zoning Commission was held on March 20, 2023. The Commission continued 
the item to May 1, 2023. A public hearing before the Planning and Zoning Commission will be held on 
Monday, May 1, 2023, 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 
Comments 

Engineering:  
Life/Safety:  
The building shall comply with IFC and IBC code requirements.  
A building sprinkler system and alarm system shall be installed, as set forth in the 
IFC. 
These have been made Conditions of Approval.   
Streets, Water & Wastewater:   
Streets:  
While some iteration of the River Street Typical Section is proposed, Staff prefer to 
see the full concept implemented along River Street and Maple Street. The 
Applicant shall redesign to meet the River Street Typical Section Standard Drawing 
and resubmit civil plans that adhere to all applicable sections of the Hailey 
Municipal Code. Components that will need to be addressed further between the 
Applicant, Staff, and City Engineer include, but are not limited to:  
 

- Sidewalk Improvements 
- Street tree wells/landscaping areas 
- Streetlights 
- Bulbout dimensions and curvature  
- ROW parking  
- Site drainage 
- Irrigation and electrical plans 
- “No Parking” signs be installed along the project sidewalk frontage on 

Maple Street. 
- Snow Parking sign bases shall be installed along River Street.  
- The Applicant shall work with the City Engineer to select quantity, 

placement, and overall design of all project signs and adhere to all 
requirements listed in Section 18.14.014(D) of the Hailey Municipal Code.  

 
These have been made Conditions of Approval.  
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Water: 
The Applicant shall abandon any existing, unused water services.  
This has been made a Condition of Approval.  
 
Wastewater: 

- Currently, there is no sewer tap from the city for the parcel; a new sewer 
tap shall be installed at the center of the property, in relation to the sewer 
mainline. 

- The new sewer tap shall be witnessed, and in the case that this is not 
possible, be supplied the “coupon” from the sewer main.  

- While the sewer mainline is exposed, it shall be inspected by the 
Wastewater Division.  

 
These have been made Conditions of Approval.  
Building: N/A 
Parks and Greenspace: N/A 

☐ ☐ ☒ 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 No signage exceeding four square feet in sign area is proposed at this time. 
  

☐ ☒ ☐ 17.09.040 On-
site Parking Req. 

See Section 17.09.040 for applicable code. 
 

Staff Comments Per the Hailey Municipal Code, the DRO requires a minimum of one (1) parking 
space per residential dwelling unit.  
 
The project is comprised of two (2) apartment buildings (A and B) with a total of 
eighteen (18) residential units. The site plan shows a total of eighteen (18) onsite 
parking spaces, of which, one (1) parking space is an accessible parking space. 
Additionally, the Hailey Municipal Code allows twenty-five percent (25%) of the 
required onsite parking spaces to be provided as compact parking spaces or four (4) 
of the proposed onsite parking spaces could be compact spaces. The Applicant is 
proposing a total of four (4) spaces as compact spaces.  
 
The DRO also requires that at least one (1) parking space be provided for every six 
(6) dwelling units. That said, if unimproved public rights-of-ways are improved, this 
shall satisfy the guest parking requirement.  
 
The Applicant is proposing to improve the public right-of-way and street parking 
along River Street. Eleven (11) street parking spaces are proposed along River 
Street. Right-of-way parking spaces on River Street shall use shortened “head-in” 
parking lines and adhere to the River Street Standard Drawings. This has been made 
a Condition of Approval.  
 
Additionally, the Property Manager/Management Company shall ensure all parking 
requirements within the public right-of-way are met. This includes, but is not limited 
to, restrictions to winter parking within the public right-of-way. This has been made 
a Condition of Approval.   

☐ ☐ ☒ 17.09.040.06: 
Excess of 

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 
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Permitted 
Parking 

of that normally permitted will be heard by the commission as part of other 
applications, or, where no other application is pertinent, under the notice and 
hearing procedures set forth for design review.   

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

☒ ☐ ☐ 17.08C.040 
Outdoor Lighting 
Standards 

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

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

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

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

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

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

Staff Comments The Applicant shall install Dark Sky compliant, downcast, and low wattage fixtures, 
and shall comply with the Outdoor Lighting Ordinance.  

☒ ☐ ☐ 17.04M.060  
Bulk 
Requirements 

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

Staff Comments Building Height: 
- Permitted Building Height: 30’.   
- Proposed Building Height: 28’ 1”.  
 

The Applicant originally submitted engineering plans that reported both Building A 
and Building B at a height of 31` 9 ¾“. This proposed design was not compliant with 
Hailey Municipal Code for building height in the General Residential (GR) and 
Townsite Overlay (TO) Zoning Districts. The Applicant submitted a Text Amendment 
Application which increased the maximum building height in the GR and TO Zoning 
Districts to 35’. Per recommendation of City Staff, this Application was revised to 
apply to the Downtown Residential Overlay (DRO) District, instead of the TO. This 
revised Application was recommended for approval by City Council, per the 
Planning and Zoning Commission. Newly submitted plans show the proposed 
building height below the maximum building height currently set by Hailey 
Municipal Code. If the proposed DRO Text Amendment is not adopted by the Hailey 
City Council, the current proposed building heights of Maple Street Apartments will 
still remain in compliance with GR/TO/DRO Bulk Requirements as currently codified.   
 
Building Setbacks:  

- Permitted Setbacks:  
o Front Yard: 12’ 
o Side Yards: Alleyway:6’; Private Property: 10’; Right of Way: 12’ 
o Rear Yard: Alleyway: 6’; Private Property: 10’  

- Proposed Setbacks: 
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o Front Yard: Building A: 20’; Building B: 20’  
o Side Yard: Building A, east: 10’, west: 20’; Building B, south: 22’, 

north: 15’   
Rear Yard: Building A, 20’; Building B, 26’Maximum Lot Coverage:  
Total footprint for both buildings as proposed is 4,826 square feet, not including the 
open stairwells; Lot size is 20,393 square feet. 
 
General Residential (GR) District with lots larger than 4,500 square feet, and 
building proposed is 2 or more stories above grade with no garage: 

o Permitted Coverage: 25% 
o Proposed Coverage: 23.7% 

 
The original proposed lot coverage was not compliant with Hailey Municipal Code 
for maximum lot coverage. After discussion with the City Attorney and analysis of 
the Hailey Municipal Code, it was found that unenclosed stairwells, as presented in 
this project, are not explicitly considered as part of the overall building footprint. 
With this interpretation, the overall building footprint and lot coverage is now in 
compliance with Hailey Municipal Code.  

☐ ☒ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments  
City Staff requests that the River Street sidewalk frontage be reduced to a 6’ width, 
with infill landscaping provided in the 6.5’ width area previously proposed with 
concrete sidewalk. Additionally, Staff requests that the new 6’ sidewalk provide a 
transition/end treatment for future tie in at the northern extent of the project’s 
right-of-way improvements along River Street. 
 
A new 5.5’ wide concrete sidewalk is proposed along the Maple Street frontage or 
the full extent of the southern edge of the parcel. Per the River Street Typical 
Section Drawings, the minimum sidewalk widths for side street sidewalks are six 
feet (6’). That said, the public right-of-way is narrower than traditional downtown 
streets and the Public Works Department will work internally with the Applicant as 
to a suitable sidewalk width given the substandard ROW width.   
 
All right-of-way improvements impacting asphalt areas adjacent to curb and gutter 
features shall carry a finished grade not to exceed four percent (4%), or prior 
approval by the City Engineer. This has been made a Condition of Approval.  
 
While some iteration of the River Street Typical Section is proposed, Staff prefer to 
see the full concept implemented along River Street and Maple Street. The 
Applicant shall redesign to meet the River Street Typical Section Standard Drawing. 
Components that will need to be addressed further between the Applicant, Staff, 
and City Engineer include, but are not limited to:  

- Sidewalk Improvements  
- Street tree wells/landscaping areas 
- Streetlights 
- Bulbout dimensions and curvature  
- ROW parking  
- Irrigation and electrical plans 
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- Street signage  

These have been made Conditions of Approval.  
 
Additionally, both areas of street improvement do not currently host any sidewalks 
or bike lanes. The improvements will also include the addition of 11 street trees. 
One (1) street drywell and catch basin will be installed adjacent to the River Street 
improvements. All sidewalks will be lined with 6” concrete vertical curbs.   

☒ ☐ ☐ 17.06.070(B) 
Required Water 
System 
Improvements 

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

Staff Comments This standard will be met.  

 
Design Review Requirements for Non-Residential, Multifamily,  

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

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

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

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

Staff Comments Building A follows an east-west orientation that maximizes sun exposure for all 
units. This orientation is complimented by juliette balconies connected to the 
living/dining areas (2-bedroom units) and living/bedroom areas (studio units) on 
the 2nd and 3rd floors. A 1,553 square foot patio space buffers the south elevation 
of Building A, which provides all residents with a well-lit, spacious area to enjoy.  
 
Building B follows a north-south orientation, with the southern-most section of 
the building benefiting from maximum sun exposure. Juliette balconies on the 
west elevation are also included for each of the 2nd and 3rd floor units. A grass 
area with tree/shrub plantings buffers the entirety of the west elevation of 
Building B. This grass area has an additional pathway providing connection to the 
patio area, thus encouraging shared use of both exterior spaces.  
 
Ground level units each have sliding glass doors exiting from the unit directly into 
either patio space (Building A) or green space (Building B), further maximizing sun 
exposure and access to outdoor spaces.  
 
A second patio area of 540 square feet is offset from the northern elevation of 
Building B. The location of this patio will provide residents with a more shaded 
and temperate outdoor space to enjoy, with partial shade being provided by 
Building B and twenty-four (24) deciduous shrub plantings now proposed along 
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the northern boundary of the site. This patio will also host four (4) “U” style bike 
racks, totaling sixteen (16) bike spaces on site.  
 

☒ ☐ ☐ 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 At this time, there appears to only be a single tree on the lot that will be removed, 
of at least a 6-inch caliper. Deep snow cover prevents Staff from inspecting other 
plant material at the site, and snow cover will likely persist after the period of 
review for the Applicant. Anecdotal evidence suggests that a mix of native 
grasses and shrubs occupy the entirety of the site.  

☒ ☐ ☐ 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 Site circulation has been designed to keep vehicular access and onsite parking to 
the existing alley. Sidewalks and right-of-way improvements are planned for the 
southern and western lengths of the parcel, with a buffered bike lane proposed 
along River Street (west) and a bike advisory lane proposed along Maple Street 
(south), directly adjacent to the larger of the two proposed patio areas.  
 
Sidewalks are also proposed along the interior portions of Building A and B, 
skirting the western and southern extents of the parking area. Bike rack areas 
have also been placed in locations that do not require the bicyclist to enter/exit 
the parking area in order to access the street, thus reducing risk and enhancing 
safety for access through the site and to the building.  

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

Staff Comments Trash receptacles, recycling and utility boxes are located to the rear of the 
site/parking area and away from both buildings. They will be screened from 
view with planted trees and shrubs, and their location does not interfere with 
any foreseen uses. Snow will be hauled from the site, eliminating conflict with 
snow storage. The Applicant shall submit a letter from Clear Creek Disposal 
commenting on the accessibility of the proposed trash enclosure location. 
This has been made a Condition of Approval.  

☒ ☐ ☐ 17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building services. 
Staff Comments The existing alley will 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, as no vending machines are proposed at this time.   
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 

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

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

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

Staff Comments Onsite parking is accessed off of the existing alley and is screened from both River 
and Maple Streets. Main access to both Building A and B faces the onsite parking 
area.  
 
Snow will be hauled and removed from the site, including from all pedestrian 
gathering areas. Thus, onsite parking will not be obstructed from snow 
accumulation. This has been made a Condition of Approval. 

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

Staff Comments The site is serviced by two public streets, River Street and Maple Street. Onsite 
parking can be accessed from the existing alley on the east side of the property, 
accessed via Maple Street.  

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

Staff Comments No snow storage areas have been provided onsite, as it is conditioned that snow 
will be hauled from the site. Please refer to Section 17.06.080(A)1g for further 
detail.  

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

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

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

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

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

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

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

compatible with surrounding buildings. 
Staff Comments The proposal is for multi-family buildings (A and B) of eighteen (18) dwelling units 

in the General Residential (GR), Downtown Residential Overlay (DRO) and 
Townsite Overlay (TO) Zoning Districts. A variety of homes, single-family and 
multi-family, as well as commercial spaces, exist in these zones. Undulation is 
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created by the utilization of building pop-out features and/or parapets, as well as 
the staggering of Building B in relation to Building A. Cool hues and various 
exterior materials are proposed to further reduce the mass of the proposed 
buildings. Juliette balconies have been included in the building design for the 2nd 
and 3rd floors of both buildings, adding in a residential design element that helps 
situate the buildings amongst the surrounding neighborhoods.  
 
The northern portion of the third floor of Building B has undergone changes to its 
layout and roofline. In order to achieve the standard for maximum building height 
for GR parcels in the TO, the Applicant team removed two (2) of the two-bedroom 
units from this portion of Building B and replaced them with two (2) studio units. 
The new roofline for this area of the building begins at a lower elevation and rises 
towards the east, aligning more closely with the elevation of rooflines of other 
surrounding buildings and creating more compatibility with such.  

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

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

Staff Comments Building design at ground level emphasizes human scale, pedestrian orientation, 
and encouragement of human activity/interaction through the inclusion of patio 
and green space. 
 
The larger patio, sized at just over 1,500 square feet, stretches beyond the entire 
southern elevation of both Building A and Building B.  Large sliding glass doors 
are included for each ground level unit and face into the larger patio and the 
green space, with smaller planting proposed in front of the doors to create some 
privacy for residents while allowing for light and visual engagement to remain. 
The green space along River Street includes more plantings and a pathway to the 
Maple Street patio, further encouraging human activity and interaction with the 
outdoor space. A variety of landscaping and plant material will also be utilized 
across the site, which encourages human activity and interaction. These include 
trees, grasses, shrubs, and ground cover to soften the visual impact. Please refer 
to Section 17.06.080(A)4d for further details. 
 
Staff initially shared concern over the possible impacts of the smaller proposed 
patio space on the north edge of the parcel. This patio will extend to the very 
edge of the property line, and the residential structure of the adjacent property 
owner (Lot 15A) is only set back approximately 16 feet from their lot line. 
Additionally, the adjacent property owner has constructed a patio of their own, 
directly in line with the Applicant’s proposed patio. The Lot 15A patio is only 7 
feet from the lot line and the edge of the Applicant’s proposed patio. This 
arrangement holds potential for privacy and/or safety concerns from residents of 
both parcels. 
 
Staff suggested that the Applicant consider additional landscape buffering and a 
privacy fence be installed around the smaller patio. The Applicant submitted 
revised landscaping plans that now include twenty-four (24) deciduous shrub 
plantings along the exterior northern edge of the patio and parcel, in addition to 
an extension of an existing fence heading towards the west. The addition of these 
features will maintain human scale and interaction for residents within the 
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project site, while also ensuring that the adjoining residents on the private 
property to the north maintain their own sense of privacy and buffer from the 
proposed apartments, at the ground level.  
 

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

Staff Comments The front façades of the buildings occupy most of the street frontage along River 
and Maple Street. Windows of various shapes and sizes, juliette balconies, 
multiple gabled rooflines, and upper-level projections emphasize human scale 
and break up the building surfaces. The building’s frontages with a large patio 
and grass area – surrounded by an 18” retaining wall – create human scale as 
well and provide variety in surfaces and volumes of the site from multiple 
vantage points. 
 
The buildings feature multi-level material changes, incorporating variety in 
texture and material color. Multiple gabled rooflines and subtle dormers promote 
visual variety to the upper third of the buildings, and these elements are further 
complemented by natural-colored wood paneling.  

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

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

materials, textures, and colors. 
Staff Comments A variety of materials will be used on the exterior of the building. Lap siding 

portions will feature a distinct hue of darker blue, with greyish-white stucco 
panels canvasing the other areas. Accents of white trim and the natural wood 
siding within roof gables provide further variety in material texture and color.  
 
A Materials Sample Board has been provided and will be brought to the hearing.  

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

Staff Comments The exterior materials proposed have been integrated into the architecture of the 
building, although the blue siding color is distinct amongst the surrounding 
buildings, especially for such large buildings compared to other surrounding 
single-family homes. The proposed scale and exterior design complement the 
nearby Blaine Manor development along Main Street and could provide adjacent 
neighborhood connectivity in this way. Please refer to Section 17.06.080(A)2f for 
further details.   

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

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

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

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

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

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

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

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

Staff Comments The Applicant has stated that they plan to minimize energy consumption by 
incorporating/utilizing the following:  

1. Solar orientation (south facing windows and glass doors). 
2. All glass fenestrations will be double-glazed. 
3. All glazing will have low emissivity properties. 
4. All exterior walls will use rain screen weatherproofing 

technology. 
5. Prewiring for Solar PV panels on the roofs. 
6. Two EV charging stations in the parking lot. 
7. All electric heating and cooling in the apartments. 

 
The Applicant intends to include R-60 roof insulation in Building B, as solar gain 
from south and southwest facing windows cannot be utilized as an energy 
conservation measure, due to Building B’s north-south facing axis.  
 
If needed, the Applicant can further describe any of the above methods and/or 
other alternative energy sources utilized to minimize energy consumption.  

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

Staff Comments Applicant is proposing dormers above tenant entryways to prevent water runoff 
and ice fall onto pedestrians.  

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

Staff Comments The Applicant is proposing a flat roof drainage design that will be captured in 
interior rooftop drains and then routed to drywells.  

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

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

is compatible with the building design and compliance with Article 8. 
Staff Comments All building signage will be applied for under a separate sign permit following 

completion of construction. Signage will be compatible with the building design. 
The Applicant shall also install parking signage that informs and restricts parking 
in the River Street right-of-way during the winter months, and the Maple Street 
right-of-way during all months. This has been made a Condition of Approval.  
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3.  Accessory Structures, Fences and Equipment/Utilities: 17.06.080(A)3, items (a) thru (i) 
 

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

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

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

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

materials used on the site.   
Staff Comments Proposed planting and retaining walls will be low profile and softened with 

landscaping elements. Landscape elements include autumn blaze maple and 
columnar blue spruce tree species. There is an existing fence along the northern 
edge of the parcel that will remain part of the site, as well as a proposed 
extension of the same fence leading towards the western edge of the property. 
The northern property line (including the fence) is proposed to be softened and 
buffered by twenty-four (24) Peking Cotoneaster deciduous shrubs.  

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

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

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

Staff Comments Solar panels will be installed parallel with the roof slopes of the building. The 
buildings’ height, in respect to those buildings around it, will ensure that the 
panels will not be in view of adjacent properties.  

☒ ☐ ☐ 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 Please refer to Section 17.06.080(A)3e for further detail.  
☒ ☐ ☐ 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 There will be no ground mounted HVAC equipment. The trash receptables and 
their constructed enclosure will be surrounded by a fence and landscaping 
buffers.   

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

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

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

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
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☒ ☐ ☐ 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 It appears that plant materials will be appropriate for the environment. Drought 
tolerant fescue mix for grass area is proposed.  

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

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

Staff Comments The Applicant has submitted a site irrigation plan that includes water 
conservation measures, such as bubblers and drip lines.  
 
The Applicant shall provide irrigation and to all street trees within the public 
right-of-way, in addition to providing a connection for future tie into the irrigation 
system by the City or other entitly/developer. This has been made a Condition of 
Approval.  

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

Staff Comments The proposed Landscaping Plan incorporates a combination of trees, shrubs, 
grasses, and groundcover. The Landscape Plan (Sheet L1) shows a total of thirty 
(30) trees to be planted.  
 
The following trees are proposed to be planted onsite:  

- One (1) Columnar Blue Spruce at twelve-to-fourteen-inch (8-12”) caliper 
- Six (6) Subalpine Fir (8-12”) caliper 
- Five (5) Autumn Blaze Maple at three to four-inch (3-4”) caliper 
- 6 (6) Little Leaf Linden at three to four-inch (3-4”) caliper 
- Two (2) Swedish Aspen at three to four-inch (3-4”) caliper 

 
Street trees are proposed, which include:  

- Five (5) Radiant Crab at three-inch (3”) caliper 
- Five (5) Spring Snow Crab at three-inch (3”) caliper 

 
The River Street Typical Section will also be utilized. The Applicant has provided a 
site plan that demonstrates irrigation for street trees, but no electrical needs are 
presented. The Applicant shall provide electrical conduits and “j boxes” at tree 
wells for future electrical needs. A detailed irrigation and electrical plan for street 
trees and landscaping within the right-of-way shall also be submitted and 
approved prior to issuance of a Building Permit. This has been made a Condition 
of Approval.  
 
The Applicant shall show the locations of all street trees, including dimensionally 
correct locations and sizes of the tree wells with the footprint of the suitable soil, 
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structural soil, or suspended pavement areas. Said exhibit shall include the 
supporting mathematical calculations and shall be supplied at the time of 
Building Permit submittal. The exhibit shall also include a checklist for use during 
construction inspections, as directed by City Staff. This has been made a Condition 
of Approval. 
 
A Right-of-Way Maintenance Agreement shall be adopted by the City Council 
prior to issuance of a Certificate of Occupancy. The Applicant shall be responsible 
for the maintenance of all landscaping: perimeter, onsite, and street trees. 
Further detail will be provided within the Public Right-of-Way Maintenance 
Agreement. These have been made Conditions of Approval.  
 
All newly landscaped areas with proposed tree plantings meet the caliper 
requirements of this standard.   
 
Staff would like to commend the Applicant on the wide variety of flowering 
deciduous shrubs selected for planting, as these flowering species support the 
health and resilience of our local pollinator population.  
  
This project will be reviewed by the Hailey Tree Committee in May 2023.  

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

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

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

Staff Comments N/A, as the proposed project is not located in the B, LB, TN and/or SCI-O Zone 
Districts 

☒ ☐ ☐ 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and used 
to irrigate plant materials. 

Staff Comments A Drainage Plan has been submitted and storm water will be retained onsite. 
Runoff is within the landscaped/parking areas and is directed to drywells, as 
noted on the Drainage Plan. Drainage shall not be directed toward pedestrian 
areas, including sidewalks or egress/ingress building sites.  

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

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

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

Staff Comments Applicant has proposed an eighteen-inch (18”) height retaining wall for the 
complete length of the western edge of the parcel. Wall design will be low profile 
and softened with landscaping elements, according to the Applicant.  

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

Staff Comments Please refer to Section 17.06.080(A)4i for further detail.  
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☒ ☐ ☐ 17.06.080(A)4k k. Retaining walls, where visible to the public and/or to residents or employees 

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

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

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

safety.   
Staff Comments N/A, as no retaining walls over 24” are proposed at this time.  

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

Staff Comments N/A, as no low retaining walls with capped surfaces are proposed at this time.  
 

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

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

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(D)1a a. The location of the buildings shall respond to the specific site conditions, such 

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

Staff Comments The project is located on the corner of River Street and Maple Street. The 
proposed buildings and patio area take full advantage of sunlight exposure, and 
the placement of the larger patio area on the Maple Street side of the parcel 
ensures that residents are not as exposed to the busier traffic flows along River 
Street. The large grass area in front of Building B also provides physical and sound 
buffering from River Street. The proposed mobility corridor along River Street 
with the bulbout feature responds to the site-specific conditions associated with a 
corner lot, in addition to supporting the larger River Street mobility enhancement 
efforts that will be addressed in the coming years.   

☒ ☐ ☐ 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 Interior and perimeter sidewalks are proposed, as well as a buffered bicycle lane 
along the property’s frontage of River Street and a bicycle advisory lane along 
Maple Street. Pedestrian circulation is ample and includes pathways connecting 
the grass area to the larger patio, as well as pathways between and to each of 
the buildings and the parking area.  
 
Site plans do not clearly demonstrate a complete crosswalk proposed for Maple 
Street. The Applicant shall ensure that the proposed crosswalk striping begin on 
the corner of River Street and northern side of Maple Street and extend across the 
entirety of Maple Street. This has been made a Condition of Approval.  

☒ ☐ ☐ 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and 
create gathering places.   
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Staff Comments The proposed building has been organized to maximize efficient site circulation. 

Site circulation has been designed to keep onsite vehicular access to the existing 
alley off of Maple Street, while additional angled parking will be available along 
both Maple and River Streets. A new sidewalk and bike lane is shown along the 
property frontage of River Street, in addition to the new sidewalk along Maple 
Street. Residents will have convenient access to dwellings and outdoor open 
spaces from both the interior and exterior of the site, via the placement and 
connectivity of multiple pathways and egresses. Please see Section 
17.06.080(A)1c for further detail.  

 
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 privacy and solar gain.   

Staff Comments Refer to Section 17.06.080(A)2, items (a) through (m) for further details.  
☒ ☐ ☐ 17.06.080(D)2b b. At ground level, buildings shall present a setting that is visually pleasing to the 

pedestrian and that encourages human activity and interaction.   
Staff Comments  Refer to Section 17.06.080(A)2, items (a) thru (m) for further details. 

 
General Requirements for the Downtown Residential Overlay District (DRO) 

 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.04R.030 General Application: The Downtown Residential Overlay District shall be an overlay district 
with bulk, open space, landscaping and parking requirements for buildings and structures 
located within the district which are developed as multi-family or mixed uses. Where the 
regulations specified for the underlying zoning district, the requirements of this article 
shall apply and control, except as otherwise specified in this article (Ord. 1238, 2018).   

☒ ☐ ☐ 17.04R.040(A) Use and Bulk Requirements: Use and bulk requirements shall be those of the underlying 
zoning district, except where specifically amended herein (Supplementary Location and 
Bulk Requirements of Chapter 17.07 of this title shall also apply in the DRO).  

A. Residential Percentage: There shall be no maximum residential percentage on 
the ground level (Ord. 1238, 2018).     

Staff Comments The project proposes seven (7) dwelling units on the ground floor, in addition to 
onsite parking for each unit and a storage closet for each unit.   

☒ ☐ ☐ 17.04R.050(A) Multifamily and Mixed-Use Density:  
A. Maximum Residential Units Per Acre: Residential units per acre provisions of the 

underlying district shall not apply; rather density shall be limited by required 
open space, parking, landscaping, and standards of review from Chapter 17.06: 
"Design Review", of this title. The Commission shall have the discretion to 
modify building design based on the standards in Chapter 17.06 of this title. 

Staff Comments Please refer to the Design Review Standards as noted herein.   
☒ ☐ ☐ 17.04R.050(B) B.    Dwelling Unit Average Size Requirement: The average dwelling unit size shall be 

not less than six hundred (600) net square feet per building (Ord. 1238, 2018).  
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   Staff Comments This standard has been met. Thirteen (13) units are either 816 or 842 square feet, 

and five (5) units are 480 square feet.  
☒ ☐ ☐ 17.04R.060 (A) Parking Spaces, Screening and Storage Requirements:  

A. Onsite Parking Space Requirements Multiple Family Dwellings and Dwelling Units 
Within a Mixed-Use Building: 

1. A minimum of one space per residential dwelling unit, where up to 
twenty-five percent (25%) of required on-site parking spaces may be 
provided as compact parking spaces. Compact spaces must be signed as 
such. 

2. At least one guest parking space for every six (6) dwelling units. 
Unimproved City rights-of-way adjacent to the site that are improved 
as part of the project shall count towards the guest parking 
requirement. 

Staff Comments Per the Hailey Municipal Code, the DRO requires a minimum of one (1) parking 
space per residential dwelling unit.  
 
The project is comprised of two (2) apartment buildings (A and B) with a total of 
eighteen (18) residential units. The site plan shows a total of eighteen (18) onsite 
parking spaces, of which, one (1) parking space is an accessible parking space. 
Additionally, the Hailey Municipal Code allows twenty-five percent (25%) of the 
required onsite parking spaces to be provided as compact parking spaces or four (4) 
of the proposed onsite parking spaces could be compact spaces. The Applicant is 
proposing a total of four (4) spaces as compact spaces.  
 
The DRO also requires that at least one (1) parking space be provided for every six 
(6) dwelling units. That said, if unimproved public rights-of-ways are improved, this 
shall satisfy the guest parking requirement.  
 
The Applicant is proposing to improve the public right-of-way and street parking 
along River Street. Eleven (11) street parking spaces are proposed along River 
Street. Parking requirements for the proposed project are met. 

☒ ☐ ☐ 17.04R.060 (B) B.     Useable Open Space, Screening and Landscaping:  
1.     Useable open space of not less than ten percent (10%) of  
       the total lot area shall be included in the project design.  
       Useable open space shall not include private decks, patios  
       or rooftop gardens.  
2.    A landscape buffer between parking areas and residential  
       zone districts may consist of an acceptably designed wall or  
       fence incorporating drought tolerant plantings; and 
3. Minimum distance setbacks in Section 17.09.020.11 of this title shall 

not apply. 
Staff Comments The total lot area is 20,393 square feet in size. The Applicant is required to provide 

2,039 square feet of useable open space or ten (10%) percent of the total lot area. 
The Applicant proposing 2,093 square feet of patio space, in addition to the large 
green space in front of Building B. This standard has been met.  
 
The parking area is not adjacent to a differing residential zone district.  
 
Please refer to Section 17.04M.060 for further details regarding setbacks.  

☒ ☐ ☐ 17.04R.060 (C) C.     Onsite Parking Dimension: Where the parking angle is ninety degrees (90°), the  
         minimum aisle width may be twenty-two (22’) feet, as determined through the  
         design review process.   
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Staff Comments The Applicant is proposing that all onsite parking angles be of ninety degrees (90°). 

They have also proposed an aisle width to access said parking of twenty-two (22’) in 
width.  

☒ ☐ ☐ 17.04R.060 (D) D.     Storage: All units under five hundred (500) square feet shall be provided with  
         on-site storage suitable for bikes, skis, and other similar items. Size, location 

and  
         design of the storage areas shall be determined through the design review  
         process (Ord. 1238, 2018). 

Staff Comments Onsite storage units are only required for the five (5) studio units measuring 480 
square feet. That said, the Applicant is proposing storage closets for each unit (18 
total), located adjacent to entryways. Bicycle spaces are provided, and racks appear 
to adhere to Title 18 requirements.  

 
17.06.060 Criteria. 

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

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

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

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

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

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

2. In the event the improvements are not completely installed within one (1) year, or 
upon the expiration of any approved extension, the City may, but is not obligated, to 
apply the security to the completion of the improvements and complete construction 
of the improvements. 
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The following Conditions of Approval are suggested to be placed on approval of this Application:   
a) All applicable Fire Department and Building Department requirements shall be met.  
b) Any change in use or occupancy type from that approved at time of issuance of Building 

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

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

i. If the total area of asphalt removed in the alley exceeds twenty-five percent (25%), 
the Applicant shall complete the removal and replacement of all paving adjacent to 
the development. Street cut repairs shall also be guaranteed for no less than one (1) 
year. 

ii. The Applicant shall redesign to meet the River Street Typical Section Standard 
Drawing and resubmit civil plans that adhere to all applicable sections of the Hailey 
Municipal Code prior to issuance of a Building Permit. 

iii. The Applicant shall install right-of-way parking spaces on River Street which use 
shortened “head-in” parking lines and adhere to the River Street Standard Drawings.  

iv. All right-of-way improvements impacting asphalt areas adjacent to curb and gutter 
features shall carry a finished grade not to exceed four percent (4%) unless prior 
approval by the City Engineer. 

v. The Applicant shall work with the City Engineer to select quantity, placement, and 
overall design of all project signs and adhere to all requirements listed in Section 
18.14.014(D) of the Hailey Municipal Code. 

vi. The Applicant shall ensure that the proposed crosswalk striping begin on the corner 
of River Street and northern side of Maple Street and extend south across the 
entirety of Maple Street.  

vii. The Applicant shall provide electrical conduits and “j boxes” at tree wells for future 
electrical needs. 

viii. Detailed electrical plans for street trees shall be submitted and approved prior to 
issuance of a Building Permit.  

ix. The building shall comply with IFC and IBC code requirements.  
x. A building sprinkler system and alarm system shall be installed, as set forth in the IFC.  

xi. The exact number of light poles and final details of light specifications will be 
determined in conjunction with the Public Works Department prior to public right-of-
way improvements and issuance of a Certificate of Occupancy. 

xii. A detailed irrigation plan for street trees and landscaping within the right-of-way shall 
be submitted and approved prior to issuance of a Building Permit. Irrigation connections 
shall be made for future tie in by the City of other entity/developer.  
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xiii. The Applicant will provide detailed interior landscape irrigation plans and system 

layouts, which are to include water conservation measures (such as motion sensors or 
drip irrigation).  

xiv. The Applicant shall install parking signage that informs and restricts parking in the River 
Street right-of-way during the winter months, and the Maple Street right-of-way during 
all months. 

xv. The Applicant shall abandon any existing, unused water services. The Applicant shall 
show the locations of all street trees, including dimensionally correct locations and sizes 
of the tree wells with the footprint of the suitable soil, structural soil, or suspended 
pavement areas. Said exhibit shall include the supporting mathematical calculations and 
shall be supplied at the time of Building Permit submittal. The exhibit shall also include a 
checklist for use during construction inspections, as directed by City Staff.  

xvi. A new sewer tap shall be installed at the center of the property, in relation to the sewer 
mainline. 

xvii. The new sewer tap shall be witnessed, and in the case that this is not possible, be 
supplied the “coupon” from the sewer main.  

xviii. While the sewer mainline is exposed, it shall be inspected by the Wastewater Division. 
xix. The Applicant shall be responsible for the maintenance of all landscaping: perimeter, 

onsite, and street trees. Further detail will be provided within the Public Right-of-Way 
Maintenance Agreement.  

xx. A Right-of-Way Maintenance Agreement shall be adopted by the City Council prior to 
issuance of a Certificate of Occupancy.  

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

e) The Applicant shall submit a letter from Clear Creek Disposal commenting on the 
accessibility of the proposed trash enclosure location.   

f) The Applicant shall remove and haul snow from the site, as needed.  
g) Any and all ground-mounted and roof-mounted equipment shall be screened from view of 

surrounding properties.   
h) While no transit stop is required at this time, transit needs will be reevaluated upon 

development of the surrounding properties.  
i) The Property Manager/Management Company shall ensure all parking requirements within 

the public right-of-way are met. This includes, but is not limited to, restrictions on winter 
parking within the public right-of-way.   

j) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.  
k) The Applicant shall submit a photometric plan that complies with Chapter 17.08, Article C of the 

Hailey Municipal Code 
l) 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. 

m) 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 
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and for the duration of a valid Building Permit. 

 
Motion Language 
Approval: Motion to approve the Design Review Application by F & G Idaho, LLC, for an eighteen (18) 
unit residential project, three stories in height, to be known as Maple Street Apartments and located at 
50 W Maple Street (Lots 16-20, Block 5, Hailey Townsite, 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 18, and City 
Standards, provided conditions (a) through (m) are met. 
 
Denial: Motion to deny the Design Review Application by F & G Idaho, LLC for an eighteen (18) unit 
residential project, three stories in height, to be known as Maple Street Apartments, 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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