City of Hailey

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

AGENDA
Hailey Planning and Zoning Commission
Monday, May 15, 2023
4:30 p.m.

Hailey Planning and Zoning Meetings are open to the public, in person, and by electronic means
when available. The city strives to make the meeting available virtually but cannot guarantee
access due to platform failure, internet interruptions or other potential technological
malfunctions. Participants may join our meeting virtually by the following means:

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

Call to Order
- Public Comment for items not on the Agenda.

Consent Agenda
- CA1 Adoption of Meeting Minutes dated May 1 2023. ACTION ITEM.

- CA2 Adoption of Findings of Fact, Conclusion of Law of a Rezone Application, in
conjunction with a Development Agreement, submitted by Wood River Land Trust to rezone
Lots 5 & 6, Block 39, Townsite (119 N 2" Ave) from General Residential (GR) to Transitional
(TN) Zoning Districts. ACTION ITEM

- CA3 Adoption of Findings of Fact, Conclusion of Law 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. ACTION ITEM.

- CA4 Adoption of Findings of Fact, Conclusion of Law of a Design Review Application
submitted by Lido Equities Group Idaho, LLC ¢/o Edward Smith for seven (7) condominium
buildings with three to five (3-5) units each, for a total of thirty-one (31) units, ranging in size
from 778 square feet to 1,278 square feet. The proposed project is located on Woodside
Boulevard, between Laurelwood and Winterhaven Drives on COPPER RANCH CONDO #1 AM
PARCEL A5 PHASE 6 within the Limited Business (LB) Zoning District. This project is known as
Copper Ranch Phase 6 and subject to the Copper Ranch Planned Unit Development
Agreement. ACTION ITEM
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Public Hearing
- PH1 Consideration of a City-Initiated Text Amendment to amend the Hailey Municipal
Code, Title 16: Subdivision Regulations, Chapters 16.01, Definitions, 16.04, Development
Standards and 16.08, Townhouses and Title 17: Zoning Regulations, Chapters 17.02,
Definitions; 17.05, Official Zoning Map and District Use Matrix; 17.06, Design Review and
17.09 Parking and Loading Spaces to modify/create definitions and standards for detached
townhouse and cottage housing development. ACTION ITEM

- PH2 Consideration of a Preliminary Planned Unit Development Application, submitted
by Darin and Kathleen Barfuss, to subdivide parcel 1371 Silver Star Drive (HAILEY FR S1/2
TL 7731 SEC 16 2N 18E) into five (5) single-family lots, ranging in size from 8,024 to
12,976 square feet, plus a 3,685 square foot park space. The Applicant also proposes to
dedicate two (2) of the single-family residences as Community Housing Units and
requests waivers to the following code requirements:
Lot Size: Reduce the minimum lot size of the LR-2 Zoning District
Park Space: Reduce the park space requirement.
Flag lots: Increase the maximum allowed number of flag lots in a subdivision
from one (1) to two (2) ACTION ITEM

- PH3 Consideration of a Design Review Application submitted by the City of Hailey for a new
4,820 square feet mixed-use building consisting of two (2), one (1)-bedroom units above
office and industrial space for the Hailey Water Division located at 4297 Glenbrook Drive ( Lot
17 and 18, Parcel K, Sewer Plant, Block 42, Woodside Subdivision No. 10) within the Light
Industrial (LI) Zoning District. ACTION ITEM

Staff Reports and Discussion
- SR1 Discussion of current building activity, upcoming projects, and zoning code
changes. (To be presented as time permits)
- SR2 Discussion of the next Planning and Zoning Meeting: June 5, 2023 starts at 5:30
PM

TA: Live/Work within LI or Public Use Definition
DR: Holt Garage
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On May 1, 2023 the Planning & Zoning Commission considered and approved a Zone Change Application
submitted by the Wood River Land Trust for an amendment to the City of Hailey Zoning District Map,
Section 17.05.020. The Applicant proposes to change the underlying zoning for 119 N. 2" Avenue
(Hailey Lots 5 & 6 Blk 39 .138@ 6,000 Sf Exempt App Received 2022) from the General Residential (GR)
to the Transitional (TN) Zoning District, within the Townsite Overlay (TO). The rezone is affiliated with a
draft Development Agreement that seeks to retain the historical nature of the structures on site.

Notice: Notice for the public hearing was mailed to property owners and agencies within 300 feet on
April 7, 2023 and published in the Idaho Mountain Express on April 12, 2023. Notice was posted on the
property on April 24, 2023.

FINDINGS OF FACT

Application: The Wood River Land Trust proposes to amend the underlying zoning of their 0.138-acre
property at 119 N. 2" Avenue (Hailey Lots 5 & 6 Blk 39 .138@ 6,000 Sf Exempt App Received 2022) from
the General Residential (GR) to the Transitional (TN) Zoning District, maintaining the property’s
designation in the Townsite Overlay (TO) Zoning District. As shown below, the property borders the
following zoning districts: General Residential (GR) to the north and east, Transitional (TN) to the south,
and Business (B) to west.

Current Zoning Proposed Zoning

Analysis and Discussion:

The subject property is located east of the Main Street/State Highway 75, one-and-a-half (1.5) blocks
east of the Central Core (CC) Overlay District. The lot borders Business (B) zoning to the west,
Transitional (TN) to the south, and General Residential (GR) to the north and east. Further east is the
Limited Residential (LR-1) zoning of Old Hailey. The subject property includes a historic structure that
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was built in the early 20" century (1916), a feature that is characteristic of structures within the parcel’s
Townsite Overlay (TO) Zoning District.

In tandem with the Zone Change Application, the Applicant has submitted a draft Development
Agreement that proposes to retain the historical nature of the structure and resembles an agreement
associated with their adjacent property to the south, 119 E. Bullion Street, which was rezoned from GR
to TN in 2020 for similar reasons.

The Zone Change Application for 119 N. 2" Avenue can be understood as a continuation of the
organization’s land use and zoning at their adjacent property— the Applicant uses both sites for mixed
commercial/office and residential uses. While mixed uses are allowed in the B and TN zoning districts to
the west and south, the GR zoning district precludes commercial office use but allows for home
occupations.

Of relevance, the existing and proposed Development Agreements for the Wood River Land Trust’s
properties on this block serve to prevent drastic development of the property and to retain the historical
character of the buildings onsite. Historically, the buildings were used residentially. Aesthetically, they
align with the residential quality of the buildings to the east in Old Hailey. Functionally, they house
commercial uses that are softer than the uses to the west: a bustling grocery store with retail/wholesale
trade, a health and fitness center with group classes, and more.

1. Existing Land Uses
a. Adjacent to the:
i. North and East
1. GR Zoning District
a. Single-family homes, residential
ii. South
1. TN Zoning District
a. Mixed use: WRLT office, residential
b. Office: law office
c. Personal services: beauty salon
iii. West
1. B Zoning District
a. 0Old Town Mercantile: three-story commercial building including
office, retail, health and fitness, and more uses
b. Daycare Center: Kids Kampus Preschool Daycare
Healthcare and medical service: Hailey Eye Center
d. Office: The Nature Conservancy office

2. Purposes of the Zoning Districts:
- Townsite Overlay (TO):
o The purpose of the Townsite Overlay District is to promote the health, safety and
welfare of current and future residents of the City of Hailey; to modify the bulk
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requirements of certain zoning districts in order to better respond to the unique
conditions and circumstances of the original Hailey Townsite; to encourage infill
while retaining neighborhood character; to increase the compatibility and lessen the
degree of nonconformity of existing structures; to create sufficient flexibility to
allow for desirable development; to conserve building resources; and to enhance
neighborhoods with increased pedestrian orientation, all in accordance with the city
of Hailey comprehensive plan, for the desirable future development of the city of
Hailey.

- General Residential (GR):
o The purpose of the GR District is to provide areas for a variety of residential uses,

and a limited number of other uses compatible with this type of residential
development. The intent is to preserve the favorable amenities associated with a
residential neighborhood.

- Transitional (TN):
o The purpose of the TN District is to provide a buffer zone between residential and

business areas within the townsite overly district. The zone provides for restricted
business activities within residential areas which are directly adjacent to or across a
street or alley from established business zones. Uses shall be limited to those that
generate relatively little traffic. The residential character of the area shall be
maintained by preserving the existing buildings and requiring new building designs
in keeping with the residential nature of the area and requiring adequate onsite
parking. The term “transitional” does not imply that the properties within the
district will be transitioning from residential to business zoning.

- Business (B):

O

The purpose of the B District is to provide areas for general business and
commercial activities and a limited number of residential uses.

- 119 N. 2" Avenue (Hailey Lots 5 & 6 Blk 39 .138@ 6,000 Sf Exempt App Received 2022)

O

O

The Applicant is proposing that the parcel, currently zoned within GR be rezoned to
TN.

The proposed zoning— as well as the Applicant’s current uses and future intentions
for the site— continues to allow for residential uses and expands the allowable
commercial uses. Staff concurs that the parcel’s location adjacent to the B Zoning
District, as well as the softer nature of the mixed office/residential use, justifies an
increase in commercial uses to the extent allowed by the TN Zoning District.
Notably, the proposed Development Agreement aligns with a tenet of the TN Zoning
District: “preserving the existing buildings and requiring new building designs in
keeping with the residential nature of the area.” The Development Agreement
affiliated with this Zone Change Application proposes to ensure the historical and
residential quality of the 1914 building.

3. Bulk Requirements Comparison:

As described in the rightmost column of the first table, the proposed rezone presents negligible
changes to the bulk requirements. If approved, the rezone would:

O

Increase the base side setback by two feet (2’); however, overall, the side setback
may decrease depending on the height of the existing building;
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o Decrease permissible lot coverage, unless 75% or more of the required parking may

be provided in an enclosed structure.

Aside from types of units permitted in TN versus GR, the rezone application presents no other

changes to the bulk requirements for this parcel.

Zoning Districts Summary
Existing Proposed of proposed changes
GR, TO TN, TO
Lot Minimum lot size 6,000° 6,000° No change.
dimensions | (square feet)
Minimum lot width 50° 50° No change.
(feet)
Building Maximum building 352122 35 No change.
Height height
Setbacks Minimum front yard 20 20 No change.
setback (feet)
Minimum side yard 8719, 20,24 10718, 20 Minimal change: Two-foot
setback (feet) (2") change in the base
setback, dependent on
building height.
Minimum rear yard 1071920 1071920 No change.
setback (feet)
Multi- Mixed use residential 10 Change in permitted uses or
family and | density: maximum units types of units.
mixed-use | per acre
density Multi-family residential 10 10 No change.
density: maximum units
per acre
Total lot Total maximum coverage | 40 30% Decrease in total lot
coverage by all buildings, which coverage. No change if 75%
includes 1 accessory of the required parking
dwelling unit spaces are enclosed within a
(percentage) structure, see Note 10.
Maximum | Aggregate gross floor - - No change.
floor area | area for individual
retail/wholesale trade
(square feet)
Aggregate gross floor - - No change.
area for grouped
retail/wholesale (square
feet)
Notes:

(not applicable)

5. | In GR and TN Zones, townhouse sublots shall have an aggregate
density of no more than 10 lots per acre.

(not applicable)

6. | Townhouse sublots shall conform to the standards established
in the IFC.

(not applicable)

7. | Townhouse unit shall be allowed 0 setbacks from the lot lines
created by a townhouse sublot and the separation of the
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building containing townhouse units in a townhouse
development parcel shall be not less than 6 feet as measured
between any wall or any projection of a building, including, but
not limited to, eaves, cornices, canopies, or other similar roof
overhang features, pergolas, chimney chases, bay windows,
decks, steps, wainscot, and utility meters; or the minimum
distance required by the IBC and IFC, whichever is greater.

10. | In TN Zone, 40 percent lot coverage will be allowed where at
(applicable) | least 75 percent of required parking spaces are enclosed within
a structure.

19. | See also subsections 17.07.010 F and G of this title.
(not applicable, pertinent to corner and
reverse corner lots)
20. | See also subsections 17.07.010 F and G of this title.
(not applicable, pertinent to corner and
reverse corner lots)
21. | For a building with any portion of the building footprint within
(not applicable) | the special flood hazard area, building height shall be measured
2 feet above the base flood elevation (BFE).
22. | For buildings in the Limited Residential (LR) Zone Districts,
(not applicable) | buildings shall in no instance exceed a building height of 32 feet
from record grade. For buildings in the General Residential (GR)
Zone Districts, buildings shall in no case exceed a building height
of 35 feet from record grade.
24. | Any wall, as measured from the highest point including any
(applicable to the existing zoning and | gable or peak in a direct vertical line to record grade, shall have
comparison) | a setback of one foot (1) for every two and one-half feet
(21/2") of wall height (see section 17.04M.090, Diagram 1, of
the Hailey Municipal Code), but not less than the base setback
for the GR Zone District. This shall apply to walls on the side
yards of properties but shall not apply to sublots within a

development.

Criteria for Review:
17.14.060(A) Criteria Specified: When evaluating any proposed amendment under this Article, the
Commission shall make findings of fact on the following criteria:

The proposed amendment is in accordance with the Comprehensive Plan;

The Comprehensive Plan aims to “Retain a compact City comprised of a central downtown with
surrounding diverse neighborhoods, areas and characteristics as depicted on the Land Use map” (Goal
5.1, pg. 29). The Land Use Map depicts broad community goals, meant to guide land use decisions. On
the Land Use Map, the Wood River Land Trust’s parcel is located on the periphery of the “Downtown”
core, in the “Residential Buffer” and along a “Pedestrian & Bicycle Route” (2" Avenue). The
Comprehensive Plan (pg. 29) describes the intent of the related areas, as follows.

Downtown - the historic commercial center containing the greatest concentration of commercial,
cultural, and civic activity. Downtown is the priority area for encouraging higher density commercial and
mixed use (commercial and residential) development.


https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6147#JD_17.04M.090
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The historical relevance of the Wood River Land Trust’s buildings and the parcel’s proximity to the
Downtown core increase the relevance of the proposed Development Agreement. City Staff is in strong
support of the stipulations of the agreement, which can prevent development and retain the historical
character of the early 20" century building. The history and culture of Hailey are imbued in historic
structures, like the one at 119 N. 2" Avenue. In offering measures to preserve the historic structure, the
Applicant and the Development Agreement affiliated with this Zone Change Application support the
Comprehensive Plan’s goals for Downtown Hailey. Additionally, the proposed mixed uses of the building
support the commercial and civic activity of modern Downtown Hailey.

Residential Buffer — medium density residential, providing a buffer between lower density residential
neighborhoods to the east and west and the Main Street District.

The proposed rezone to the TN Zoning District soundly aligns with the parcel’s location in the
“Residential Buffer.” By changing the nature of the site’s uses, the proposed rezone will create a buffer
zone between residential and commercial uses on the periphery of Hailey’s Downtown core. When
elaborating on the importance of Hailey’s Downtown, the Plan stresses the value of mixed-use buildings:

Promoting mixed use in Downtown ensures a diversified, sustainable economic condition. Mixed-use
buildings lining Downtown Main Street allow for commercial activity on the ground floor with residences
or offices above. This type of planning helps maintain the neighborhood scale. These types of buildings
also ensure round the clock activity and eyes on the street for added safety.

As stated on page 27 of the Comprehensive Plan, “Successful downtowns are dependent on a mix of
complementary activities that help generate human activity and foot traffic.” As evidenced by the current
use of the parcel, as well as the adjacent parcel, the proposed residential and commercial uses are
complementary to each other and beneficial, on principle, to the Downtown core.

Finding: Compliance. The Commission found that this criterion was met.

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;

Public facilities and services are available to support the proposed uses on site and generally permitted
by the proposed TN Zoning District. Firstly, the change of uses from the GR to TN Zoning Districts are not
significant; the TN Zoning District allows for soft commercial uses that are friendly to residential
neighborhoods. Secondly, the uses permitted by the TN Zoning District are already occurring on site, as
well as on the adjacent parcel.

Though no plans to redevelop the site are proposed at this time, the Applicant has submitted conceptual
plans for a garage/ADU. Such infill development— which is encouraged at this site, per the purpose of
the Townsite Overlay (TO) Zoning District and goals of the Comprehensive Plan— makes efficient use of
public facilities and services; and, is vastly preferred to expanding into the undeveloped natural
landscape surrounding Hailey.

Finding: Compliance. The Commission found that this criterion was met.
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The proposed uses are compatible with the surrounding area; and

As discussed at the beginning of this report, the proposed rezone can be understood as a continuation
of the organization’s land use and zoning of their adjacent property. The Applicant uses both sites for
mixed uses, specifically commercial office and residential uses. Increasing the TN Zoning District at this
site proposes to expand the “residential buffer” that exists in the limited TN zoning and is envisioned by
the Comprehensive Plan Land Use Map. Aside from the adjacent uses in the TN Zoning District, the
proposed uses at 119 N. 2" Avenue include uses that exist on either side of the parcel: 1) offices that
are less-public facing than harder commercial uses, and 2) residences. City Staff concurs that the
proposed uses are compatible with the surrounding area.

Finding: Compliance. The Commission found that this criterion was met.

The proposed amendment will promote public health, safety, and general welfare.

City Staff notes a strong basis in the Hailey Comprehensive Plan for this type of amendment— mixed use
near the Downtown core and effective residential buffers. By adhering to Hailey’s robust
Comprehensive Plan, the people and community of Hailey stand to benefit from strategic and smart
land use planning that enhances the quality of places and efficiently distributed resources.

Finding: Compliance. The Commission found that this criterion was met.

Action: The Commission is required by the Hailey Municipal Code to make a recommendation to the
Hailey City Council based on compliance with the Comprehensive Plan and the following criteria:

17.14.040(B) Recommendation.

1. Following the hearing, if the Commission or Hearing Examiner makes a substantial
change from what was presented at the hearing, the Commission or Hearing Examiner
may either conduct a further hearing after providing notice of its recommendation, or
make its recommendations to the Council, provided the notice of the Commission’s or
Hearing Examiner’s recommendation shall be included in the notice of the hearing to
be conducted by the Council.

2. The Commission or Hearing Examiner shall recommend, with reasons therefore, to the
Council that the proposed amendment be granted or denied, or that a modified
amendment is granted.

3. If the proposal initiated by an Applicant is not in accordance with the Comprehensive
Plan, the Commission or Hearing Examiner shall notify the Applicant of this finding
and inform the Applicant that the Applicant must apply for an amendment to the
Comprehensive Plan before the Hailey Municipal Code or Zoning Map can be
amended.

A. 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
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4. The proposed amendment will promote the public health, safety and general welfare.

B. Rezones: When evaluating any proposed zoning ordinance map amendment to rezone property to
business (B) zoning district, limited business (LB) zoning district or transitional (TN) zoning district, the
hearing examiner or commission and council shall consider the following:

1. Vacancy rates of existing buildings and land within the existing business (B), limited
business (LB) or transitional (TN) zoning districts. A lower vacancy rate will favor a rezone,
while a higher vacancy rate will not favor a rezone.

2. The distance of the parcel proposed for rezone from the central core overlay district
boundary. A shorter distance from the central core overlay district boundary will favor a
rezone, while a longer distance from the central core overlay district boundary will not favor a
rezone. (Ord. 1191, 2015).

CONCLUSIONS OF LAW

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

1.

2.
3.
4

Adequate notice, pursuant to Title 17, Section 17.14.040(A), was given.

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

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

Upon compliance with the conditions set forth, the project conforms to the applicable standards of
Chapter 17.14, Amendment, other Chapters of Title 17, and City Standards.

DECISION

The Commission recommends to approve the Zone Change Application submitted by the Wood River
Land Trust to rezone 119 N. 2" Avenue (Hailey Lots 5 & 6 Blk 39 .138@ 6,000 Sf Exempt App Received
2022) from the General Residential (GR) to the Transitional (TN) Zoning District, within the Townsite
Overlay (TO), finding that the changes are in accordance with the Comprehensive Plan, 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 proposed uses are
compatible with the surrounding area, and the proposed amendment will promote the public health,
safety and general welfare; and the project conforms to the applicable specifications outlined in Hailey
Municipal Code Section 17.14, Amendment, additional applicable requirements of Title 17, Title 18, and
City Standards.

Signed this day of , 2023.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, Community Development Assistant
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On May 1, 2023 the Hailey Planning & Zoning Commission considered and approved a Design Review
Application by Lido Equities Group Idaho, LLC, represented by Samantha StahInecker of Opal
Engineering, for construction of Phase 6 of the Copper Ranch Development, which comprises of seven
(7) condominium buildings with three to five (3-5) units each, for a total of thirty-one (31) units. The
condominium units range in size from 778 square feet to 1,278 square feet. The proposed project is
located on Woodside Boulevard, between Laurelwood and Winterhaven Drives on COPPER RANCH
CONDO #1 AM PARCEL A5 PHASE 6 within the Limited Business (LB) Zoning District. This project is
known as Copper Ranch Phase 6 and subject to the Copper Ranch Planned Unit Development
Agreement.

FINDINGS OF FACT

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed
to property owners within 300 feet on April 12, 2023.

Background and Project Overview: In 2003, Lido Equities Group Idaho, LLC, went through the
entitlement process to develop the Copper Ranch Subdivision under a Planned Unit Development
Agreement for 135 condominium units across twenty-seven (27) buildings. Due to the economic
recession of 2008, the development of Copper Ranch has been delayed and prolonged. The
development process was originally organized into five (5) phases and was scheduled to be completed in
2006. The project’s Planned Unit Development Agreement has been amended four (4) times since 2003,
and the Applicant proposes a Fifth Amendment in tandem with this Design Review Application. Since the
start of the entitlement process, the Applicant has built ninety-seven (97) units, provided recreational
facilities, and agreed to build transit facilities: one (1) bus pull-out stop with a protected shelter.

This Design Review Application marks the Applicant’s proposal to complete the final phase of the
Copper Ranch Subdivision— Phase 6. Phase 6 was anticipated to include thirty-eight (38) units across
eight (8) buildings on approximately 1.9 acres of Copper Ranch property.

On February 21, 2023, the Applicant team presented a design proposal that included eight (8) buildings
with thirty-six (36) units. In this application, the Applicant has maintained the proposed architecture of
but has eliminated one (1) of the buildings. Eliminating “Building 17" alleviates the subdivision’s
compliance issues with on-site parking and snow storage access. See snapshots of the site plans
proposed for the public hearings on:

February 21, 2023 May 1, 2023
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Regarding the issue of the availability and geometry of parking spaces at Copper Ranch— when the
original Design Review was approved for the Copper Ranch Subdivision in 2003, two-and-a-half (2.5)
parking spaces were required for each unit. Since then, the Municipal Code pertaining to parking in
multi-family developments has changed. Per the Subdivision Code (Section 16.04.020.L.6), two (2)
guest/overflow parking spaces are currently required for each multi-family unit located on a private
street. Per the Design Review Code (Section 17.09.040), 1-1.5 parking spaces are currently required per
unit, depending on the size of the unit. The updated Design Review proposal reflects a concurrent and
affiliated application to amend the existing Planned Unit Development Agreement, which must consider
the Subdivision Code and potential condominiumization of the Phase 6 buildings. The proposed
amendment to the PUD Agreement— requiring a minimum of 2.5 parking spaces per unit— attempts to
reconcile the discrepancy between the number of parking spaces currently required by the Design
Review Code (43 spaces) and the number of parking spaces that would’ve been or will be required if the
land is subdivided or condominiumized (105 spaces). Additionally, the minimum requirement of 2.5
parking spaces per unit reflects the conditions under which the subdivision was planned.

The residents’ frustrations with parking are exacerbated by the small geometry of parking spaces and
garages at Copper Ranch, as well as improper snow storage. Firstly, size requirements for off-street
parking spaces are not regulated by Hailey’s Municipal Code nor by the International Building Code.
However, the Applicant has slightly increased the size of the proposed garages openings to be nine feet
(9 ft.) wide, instead of eight feet (8 ft.) wide. Secondly, the Developer recognizes that snow has been
improperly stored at Copper Ranch. Specifically, snow has not been stored in the designated space
behind Gravity Fitness and has overflowed into the private streets. In the new design, the Applicant
ensures access to the designated snow storage area via the site that was planned for Building 17 and is
now planned to be developed into surface parking.

The architectural plans for the remaining seven (7) buildings are consistent with the plans considered at
the hearing on February 21, 2023. The condominium buildings range between 1,836 and 3,408 square
feet in size, each including three (3) or five (5) units that range between 778 to 1,278 square feet in size.
Each of the condominium units includes two (2) to three (3) bedrooms; one (1) to two (2) bathrooms; an
open-layout living, kitchen, and dining room; closets for laundry, utilities, food, and clothing storage; as
well as an attached one-car garage. Each unit is accessed via an interior door from the garage, or an
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exterior door on ground level or via an outdoor staircase. One of the units is designed to meet the
Americans with Disabilities Act (ADA) Standards for Accessible Design. Across the proposed
development, the Applicant includes four (4) different building designs, nine (9) different condominium
unit designs, and four (4) color schemes.

The Applicant plans to follow this Design Review Application with an amendment to the affiliated
Planned Unit Development Agreement, to be discussed and reviewed by Council at a later date. Under
the PUD Amendment, the Applicant is requesting the following waivers and/or amendments:

- Reduce setbacks of the LB Zoning District, both in the front yard (adjacent to Woodside
Boulevard) and rear yard (adjacent to Copper Ranch Phase 4).

- Reduce total number of units. The Applicant is proposing seven (7) less housing units than
required by the PUD Agreement. If the Commission approves Phase 6 as proposed, with thirty-
one (31) condominium units, the new total within the Copper Ranch Subdivision will be one
hundred and twenty-eight (128) housing units.

- Reduce parking requirement to reflect the standard that shaped the original design of the
subdivision: two-and-a-half (2.5) parking spaces per condominium unit. The parking plan for the
entire subdivision will be considered by City Council as part of the PUD Agreement. Staff
requests that the Commission consider the proposed amendment, two-and-a-half (2.5) parking
spaces per unit, in the context of the Phase 6 design.

As outlined by the original Planned Unit Development Agreement, the Applicant has agreed to construct
transit facilities— specifically, a bus pullout and a weather protected shelter on Woodside Boulevard.
Thus far, the Applicant has constructed a shelter and landing pad for the existing bus stop in front of the
subdivision’s recreational facility (Gravity Fitness). Per the recommendation of Mountain Rides
Transportation Authority (MRTA) and support of Hailey City Staff, the Applicant has agreed to construct
the remaining element of the amenity, a bus pullout, in a different location: in front of the neighboring
Lido Homes Apartment project, just north of the proposed project and south of Winterhaven Drive. The
construction of the bus pullout involves an asphalt pullout lane, plus transitions with a relocated curb,
gutter, and sidewalk. Staff, MRTA, and the Applicant will work internally to identify who can relocate the
existing shelter and build a landing pad for it at the new location, in front of Lido Homes Apartment
project.

Procedural History: Updated plans associated with this Application were submitted on April 20, 2023. A
public hearing before the Hailey Planning and Zoning Commission will be held in the Hailey City Council
Chambers and virtually via GoTo Meeting on May 1, 2023.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
17.06.050 Complete Application
Department Engineering: No comments.
Comments Streets: No comments.
Life/Safety: No comments.
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Water & Wastewater: Upon request from the Wastewater Division, the Applicant
updated the civil engineering plan set to reflect the locations of manholes
05108AB, 05108BB and 05108CB.

The Water Division requests that the Applicant:

- repair or replace the meter vaults that have been hit by snow removal
equipment over the years.

- replace the frost-free hydrant at the north end of Wimbledon Court
because it has also been damaged by snow removal equipment. At the
minimum, the Applicant needs to replace it with a working frost-free
hydrant. Preferably, the Applicant would upgrade the frost-free hydrant
to be a fire hydrant, which could be used for dual purposes at the dead
end main.

- upgrade the lids on the existing vaults, which have an 18” diameter, to
meet the 24” diameter requirement with a metal ring. This upgrade is
necessary for City Staff to remove the foam pads and work on the
meters.

- use a heavy traffic rated lid for meter vaults located in the pavement.

- replace the foam pads that are missing or deteriorating from vaults, with
a 4” thick foam pad.

- raise or lower any meter vault that is not at the correct grade. Adding a
riser or cutting down the vaults to make grade is not desired.

- abandon any unused service.

All of these have been made Conditions of Approval.

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

Staff Comments | N/A — The proposed design does not incorporate any signage of four (4) square
feet or greater. An existing, permanent Copper Ranch sign is located on the
southeastern corner of Copper Ranch Lane and Woodside Boulevard.

The Commission found that this standard has been met.

17.09.040 On- See Section 17.09.040 for applicable code.

site Parking Req.

Staff Comments | Per the Design Review Code, Multifamily Dwellings are currently required to

provide one (1) parking space per dwelling unit that is smaller than 1,000 square
feet and one-and-a-half (1.5) parking spaces per dwelling unit that is larger than
1,000 square feet. The Applicant is proposing a total of thirty-one (31)
condominium units in Phase 6— seven (7) that are smaller than 1,000 square feet
and require 1 parking space each (for a total of 7 parking spaces), plus twenty-
four (24) units that are larger than 1,000 square feet and require 1.5 parking
spaces each (for a total 36 parking spaces). Per the current Design Review Code,
the proposed units require a total of forty-three (43) parking spaces.

In tandem with the Design Review Code, the Subdivision Code (Section
16.04.020.L.6) includes the following requirement: “Subdivisions with private
streets shall provide two (2) additional parking spaces per dwelling unit

for guest and/or overflow parking.” The concurrent and affiliated application to
amend the existing Planned Unit Development Agreement must consider the
Subdivision Code alongside the Design Review Code, which together require three-
and-a-half (3-3.5) parking spaces per unit or 105 spaces in total.
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When Copper Ranch was subdivided and the original Design Review for twenty-
nine condominium buildings was approved, Hailey’s Municipal Code required 2.5
parking spaces per condominium unit. The Copper Ranch Planned Unit
Development Agreement and the four subsequent amendments neither reiterate
nor refer to the preexisting parking requirement; and the 2003 Design Review
approval has since expired.

In an attempt to reconcile the discrepancy between the parking standards that
have changed over the years, as well as to adhere as best as possible to the total
unit count agreed upon for the subdivision, the Applicant proposes to amend the
PUD Agreement to reflect the parking requirement that was current to the 2003
Design Review Code: two-and-a-half (2.5) parking spaces per condominium unit.
Staff supports this compromise.

The proposed PUD Amendment, requiring 2.5 parking spaces per condominium
unit, will pertain to Phase 6, as well as to the previous and built phases. The PUD
Agreement will be considered in its entirety by the City Council. While the
Applicant team has not yet submitted a parking diagram for the entire Copper
Ranch Subdivision (Phases 1-6), they have provided a parking diagram for Phase 6
that includes eighty-four (84) parking spaces. Of the eighty-four (84) parking
spaces included in the Phase 6 design, sixty-two (62) are assigned to the Phase 6
residents in garages and surface parking stalls. The remaining twenty-two (22)
spaces are proposed to be unassigned and available to previous residents of
Copper Ranch. The unassigned parking spaces are located where existing
residents are currently parking, at the site previously planned for Building 17.
Excluding the unassigned parking spaces, the Applicant team is providing two (2)
assigned parking spaces per condominium unit in Phase 6. To assess overall
compliance with the proposed PUD Amendment for 2.5 parking spaces per
condominium unit across the subdivision, a complete parking diagram will need
to be reviewed by City Staff and the City Council. This has been made a Condition
of Approval.

The Commission found that this standard has been met.

n 17.09.040.06: A. Approval Required: No use shall provide on-site parking for more than two hundred
Excess of percent (200%) of the number of spaces required by this chapter unless permitted by
Permitted specific action of the commission. Applications for parking in excess of that normally
Parking 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 — The number of proposed parking spaces is not in excess of what is proposed
by the affiliated PUD Amendment Application.
The Commission found that this standard has been met.
17.08C.040 17.08C.040 General Standards
Outdoor Lighting a.  Allexterior lighting shall be designed, located and lamped in order to prevent:
Standards 1. Overlighting;
2. Energy waste;
3. Glare;
4. Light Trespass;
5. Skyglow.
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b.  All non-essential exterior commercial and residential lighting is encouraged to
be turned off after business hours and/or when not in use. Lights on a timer
are encouraged. Sensor activated lights are encouraged to replace existing
lighting that is desired for security purposes.

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

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

e. 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 proposed design for the buildings’ exterior light fixtures is compliant, however
the specified output of lumens per fixture supersedes the maximum allowance.
The lighting details in the attached plans specify an output of up to 3,000 lumens
per fixture; per Section 10.08C.040.02, partially shielded luminaires are restricted
by a maximum output of 1,000 lumens per fixture. This has been made a
Condition of Approval. No other lights are proposed.

The Applicant agreed to increase the lumens to be compliant. Commission found
that this standard has been met.

Bulk
Requirements

Limited Business (LB) Zoning District:

Staff Comments

Building Height:
- Permitted: 35’
- Proposed: 32’-5” and 33’-5.5”

Setbacks:
The required and proposed setbacks listed in blue are subject to the stipulations of
the Planned Unit Development Agreement, which has been deliberated, amended,
and affirmed through multiple entitlement processes. As addressed in the 2003
Findings of Fact, Conclusions of Law, and Decision regarding the original Planned
Unit Development (PUD) Agreement, as well as the current application for a Fifth
Amendment to the PUD, the Applicant:

- secured waivers to the front setbacks from Buildings 23 and 25, and

- isrequesting waivers for the rear setbacks of Buildings 24 and 26.
The existing and proposed setback waivers are indicated below, in blue font.

FRONT SIDE SIDE REAR
ing # west, Woodside Blvd. north south east
Required Proposed Required Proposed Required Proposed Required Proposed

17 N/A N/A 8 1427 N/A N/A N/A N/A
21 N/A N/A N/A N/A 10 10 10 15'1”
22 N/A N/A N/A N/A 10 10'3” N/A N/A
23 17 13'2.88” N/A N/A 10’ 11’ N/A N/A
24 N/A N/A N/A N/A N/A N/A 10’ 4.68
25 15 15'4.32” N/A N/A N/A N/A N/A N/A
26 N/A N/A 10’ 14'5” N/A N/A 10’ 7'3.48”
27 20 207" 10’ 175" N/A N/A N/A N/A

Lot Coverage: There is no limit on lot coverage in the Limited Business (LB) Zoning
district.
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The Commission found that this standard has been met.

17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.

Improvements

Required

Staff Comments | The sidewalk along Woodside Boulevard was constructed during a previous phase

of the development. Internal pathways are included in the design; the internal
pathways connect the proposed buildings to each other and the surrounding
buildings from previous phases of the Copper Ranch Development. See Sections
17.06.080(A)1c, 17.06.080(D)1b, and 17.06.080(D)1c for comments on the
internal pathway connectivity.

Per the Water Division, Public Works Staff requests that the Applicant add the
locations of manholes 05108AB, 05108BB and 05108CB to the Civil Engineering
plan set.

The Commission found that this standard has been met.

17.06.070(B)
Required Water
System

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

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

Staff Comments | N/A — This project is not within the Townsite Overlay (TO) Zone District.

The Commission found that this standard has been met.

Design Review Requirements for Non-Residential, Multifamily, and/or Mixed-Use Buildings

within the City of Hailey

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

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
17.06.080(A)1a a. The location, orientation and surface of buildings shall maximize, to the
greatest extent possible sun exposure in exterior spaces to create spaces
around buildings that are usable by the residents and allow for safe access to
buildings
Staff Comments | The proposed design includes landscaping and green space around every building.
The buildings and parking spaces are compact, so that exterior spaces are
consolidated and usable by residents. A Condition of Approval has been added,
requesting that the Applicant complete the landscaping requirements of the
current and previous phases of the Copper Ranch Development.
The Commission found that this standard has been met.

[ 17.06.080(A)1b b. All existing plant material shall be inventoried and delineated, to scale, and
noted whether it is to be preserved, relocated, or removed. Removal of trees
larger than 6-inch caliper proposed to be removed require an arborist review.
Any tree destroyed or mortally injured after previously being identified to be




Design Review: Lido Equities Group Idaho, LLC

COPPER RANCH CONDO #1 AM PARCEL A5 PHASE 6
Hailey Planning and Zoning Commission — May 15, 2023
Findings of Fact — Page 8 of 20

preserved, or removed without authorization, shall be replaced with a species
of tree found in the Tree Guide and shall be a minimum of 4-inch caliper.

Staff Comments

N/A - Little to no plant material exists onsite.

The Commission found that this standard has been met.

17.06.080(A)1c

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

Staff Comments

Site circulation has been designed to keep vehicular access to the private streets
of Copper Ranch Lane and Wimbledon Court, which connect to the public street
Woodside Boulevard and provide access to condominium driveways and parking.
Pedestrian circulation is supported by the sidewalk along Woodside Boulevard, as
well as the proposed internal pathways a) between the buildings and b) along the
north and south sides of the property. The north pathway provides connections to
Gravity Fitness.

The Commission found that this standard has been met.

17.06.080(A)1d

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

Staff Comments

The proposed design does not include areas for loading, trash storage/pickup, nor
utility boxes. Trash will be stored, then picked up in rollout trash cans. A Condition
of Approval has been added, stating that utility boxes, including other ground and
roof-mounted equipment shall be screened from view.

The Commission found that this standard has been met.

17.06.080(A)1e

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

Staff Comments

N/A — No alleys exist, nor are they proposed. That said, the private streets will be
utilized for building services.

The Commission found that this standard has been met.

17.06.080(A)1f

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

Staff Comments

N/A

17.06.080(A)1g

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

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

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

Staff Comments

Onsite parking areas are located along the existing and proposed private streets,
which can be accessed via Woodside Boulevard and private streets within the
previous phases of the development. The parking is screened from view of the
Woodside Boulevard public street, and is further buffered by buildings,
landscaping, and/or sidewalks. City Staff has requested that the Applicant
consider a shared-parking plan with Gravity Fitness, to ensure that at least two-
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and-a-half (2.5) parking spaces per unit are provided. The parking plan for the
entire subdivision will be considered by City Council as part of the PUD
Agreement. Staff requests that the Commission consider the two-and-a-half (2.5)
parking space per unit standard for/in the context of the Phase 6 design.

Sufficient snow storage is planned adjacent to parking and pedestrian circulation
areas, which will need to be plowed. All circulation areas shall be maintained
year-round by the HOA. This has been made a Condition of Approval.

The Commission found that this standard has been met.

17.06.080(A)1h

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

Staff Comments

As it is proposed, the on-site parking for Phase 6 will predominantly be accessed
via a single approach from the Woodside Boulevard public street. The single
approach limits potential vehicle/pedestrian points of conflict, the proposed
design complies with this standard.

The Commission found that this standard has been met.

17.06.080(A)1i

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

Staff Comments

The Phase 6 site plan proposes approximately 24,250 square feet of hardscape
for parking areas and pedestrian circulation. The required snow storage area for
Phase 6, twenty-five percent (25%) of the hardscape, equates to approximately
6,063 square feet. The Applicant proposes to meet this requirement using area
from Phases 1-5, particularly a large area adjacent to Phase 6. Within Phase 6,
3,775 square feet of area is designated for snow storage, while Phases 1-5
include an excess of 4,125 square feet of designated snow storage. Overall, the
subdivision supersedes its snow storage requirement, providing 26.3% of the
hardscaped area in snow storage.

Pertinent to this hearing and the revised design for Phase 6, the site where
Building 17 was previously planned is now planned for surface parking. The
Applicant team collaborated with Staff to remove Building 17 not only to address
the discrepancies in parking requirements since 2003, but also to provide access
to an underutilized snow storage area. The largest snow storage area at the
Copper Ranch Subdivision is located behind or east of Gravity Fitness and the
tennis facility, however it has been unused. The construction of Building 17
would’ve hindered access to this significant snow storage area.

The Commission found that this standard has been met.

17.06.080(A)1j

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

Staff Comments

See the above standard, under Section 17.06.080(A)1..

The Commission found that this standard has been met.

17.06.080(A)1k

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

Sufficient area for snow storage is delineated on the site plan; however, some
areas appear to have dimensions of less than ten feet (10’). The Applicant shall
remedy all snow storage areas, where necessary, to meet this standard. This has
been made a Condition of Approval.

The Applicant explained that several of the snow storage areas were previously
platted with dimensions of less than ten feet (10’) om width. Nonetheless, the
Applicant will make use of a larger snow storage area adjacent to the Gravity
Fitness building. The Commission found that this standard has been met.

17.06.080(A)1I

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

Staff Comments

N/A — This site is not in downtown Hailey.

The Commission found that this standard has been met.

17.06.080(A)Im

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

Staff Comments

Snow is proposed to be stored in landscaped areas, not within vehicular access.
However, some snow storage areas infringe on pedestrian circulation areas. The
Applicant shall remedy the snow storage plan to accommodate pedestrian
circulation. This has been made a Condition of Approval.

The Commission found that this standard has been met.

17.06.080(A)1n

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

Staff Comments

The proposed plant species appear to have a tolerance for road salt and heavy
snow, as well as drought. This has been made a Condition of Approval.

The Commission found that this standard has been met.

2. Building Design:

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

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

17.06.080(A)2a

a. The proportion, size, shape and rooflines of new buildings shall be
compatible with surrounding buildings.

Staff Comments

The seven (7) buildings proposed in Phase 6 are of similar size to each other, as
well as to the buildings of previous phases in the Copper Ranch Development.
Compared to in-progress multi-family development at the Lido Apartment Homes
to the north, the proposed buildings are smaller in size. The buildings of Copper
Ranch Development incorporate gable roofs and overhangs of similar angles.

The Commission found that this standard has been met.

17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments

N/A — The proposed project is not a standardized corporate design.

The Commission found that this standard has been met.

17.06.080(A)2C

c. Atground level, building design shall emphasize human scale, be
pedestrian oriented and encourage human activity and interaction.

Staff Comments

The trim, porches, and color schemes distinguish the entryways and encourage
human activity around buildings.
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The Commission found that this standard has been met.

17.06.080(A)2d

d. The front facade 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 proposed buildings incorporate three (3) or five (5) condominiums each. They
are multi-family buildings of a similar style to plexes, which typically include
multiple entrances on different sides of a shared building. As such, the proposed
design incorporates multiple entrances on different sides of each building, as well
as pedestrian pathways and landscaping that encourage pedestrian circulation
and activity. Most of the buildings’ sides include siding, trim, windows, pop-outs,
and colors that break up the appearance of large building surfaces.

The Commission found that this standard has been met.

17.06.080(A)2e

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

Staff Comments

N/A — No plans for future additions or renovations are proposed.

The Commission found that this standard has been met.

17.06.080(A)2f

f.  All exterior walls of a building shall incorporate the use of varying
materials, textures, and colors.

Staff Comments

The proposed design incorporates a variety of siding, textures, trim, windows,
pop-outs, and colors that break up the appearance of large building surfaces. The
materials include fiber cement siding, asphalt shingle, stone veneer, steel railings,
and vinyl windows. See the following rendering as an example:

The Commission found that this standard has been met.

17.06.080(A)2g

g. Exterior buildings colors and materials shall be integrated appropriately
into the architecture of the building and be harmonious within the project
and with surrounding buildings.
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Staff Comments | The Applicant proposes four (4) color schemes of \ e | [ cwene t
similar tones but distinct hues. The colors denote R
the natural environment— specifically -
corresponding the color schemes with river, lake,
woods, and mountain palettes. As such, there will
be variety and cohesion across Phase 6. N
The Commission found that this standard has

R SCHENE A MOUNTN AT
been met.

O 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 — No flat-roofed buildings are proposed in the development.

The Commission found that this standard has been met.

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

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

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

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

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

iii) Double glazed windows.

iv)  Windows with Low Emissivity glazing.

v) Earth berming against exterior walls

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

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

Staff Comments | The Applicant incorporated solar orientation, south facing windows with eave
coverage, as well as windows with double and low emissivity glazing to conserve
energy.

The Commission found that this standard has been met.
17.06.080(A)2j j-  Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and

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

Staff Comments

Roof overhangs are proposed over all entries, but not over pedestrian pathways.
The Applicant indicated where snow clips, downspouts, and gutters are included
in the architectural plans— off the garage. The inclusion of snow clips,
downspouts, and gutters has been made a Condition of Approval.
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The Commission found that this standard has been met.

O 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 | | andscape drywells are located in landscaped areas or parking areas that do not
impede pedestrian circulation, a plat note plans to connect roof drains and
downspouts to the drywells.

The Commission found that this standard has been met.
17.06.080(A)2l I.  Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent
with the colors, material and architectural design used on the principal
building(s).

Staff Comments | N/A
The Commission found that this standard has been met.

[ 17.06.080(A)2m m. A master plan for signage is required to ensure the design and location of signs
is compatible with the building design and compliance with Section
17.08A.020 of this title.

Staff Comments | N/A — Signage is not included in the proposed design/plans.

The Commission found that this standard has been met.

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

Compliant Standards and Staff Comments

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

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

Staff Comments | N/A — The proposed design does not include accessory structures.
The Commission found that this standard has been met.
[ 17.06.080(A)3b b. Accessory structures shall be located at the rear of the property.
Staff Comments | N/A — The proposed design does not include accessory structures.
The Commission found that this standard has been met.
17.06.080(A)3c c.  Walls and fences shall be constructed of materials compatible with other
materials used on the site.
Staff Comments | N/A — The proposed design does not include walls nor fencing.
The Commission found that this standard has been met.

O O 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 | N/A — The proposed design does not include walls nor fencing.
The Commission found that this standard has been met.

[ 17.06.080(A)3e e. Allroof projections including, roof-mounted mechanical equipment, such
as heating and air conditioning units, but excluding solar panels and Wind
Energy Systems that have received a Conditional Use Permit, shall be
shielded and screened from view from the ground level of on-site parking
areas, adjacent public streets and adjacent properties.
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Staff Comments | N/A — The proposed design does not include roof projections.
The Commission found that this standard has been met.
17.06.080(A)3f f.  The hardware associated with alternative energy sources shall be
incorporated into the building’s design and not detract from the building
and its surroundings.
Staff Comments | N/A — The proposed design does not include alternate energy sources.
The Commission found that this standard has been met.

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

Staff Comments | The proposed design does not include any ground-mounted equipment. A

Condition of Approval has been added, requiring the Applicant to screen any
utility boxes from view.

The Commission found that this standard has been met.

17.06.080(A)3h

i.  Allservice lines into the subject property shall be installed underground.

Staff Comments | Al utility service lines are proposed to be underground.

The Commission found that this standard has been met.
17.06.080(A)3i j.  Additional appurtenances shall not be located on existing utility poles.
Staff Comments | The proposed design does not include any appurtenances on utility poles; none

will be permitted.

The Commission found that this standard has been met.

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

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials
shall be used, as specified by the Hailey Landscaping Manual or an approved
alternative.
Staff Comments | The proposed landscaping and irrigation plan is drought tolerant. Please refer to

the attached Landscape Plan for further details.

The Commission found that this standard has been met.

17.06.080(A)4b

b. All plant species shall be hardy to the Zone 4 environment.

Staff Comments

The proposed plant materials appear appropriate for the environment.

The Commission found that this standard has been met.

17.06.080(A)4c

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

Staff Comments

The Landscape Plan addresses irrigation and appears to comply with this
standard. The plan includes features that minimize water, such as an automated
a “smart controller” and rain sensor.
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The Commission found that this standard has been met.

17.06.080(A)4d

d. Landscaped areas shall be planned as an integral part of the site with consideration
of the urban environment. A combination of trees, shrubs, vines, ground covers, and
ornamental grasses shall be used. Newly landscaped areas shall include trees with a
caliper of no less than two-and-one-half (2 %) 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

Landscaping Plans are attached. To summarize, the Applicant proposes seven (7)
tree species, five (5) shrub species, six (6) grass and perennial species, and one (1)
native grass mix. All the specified tree species are within the required caliper size;
however, at least one of the tree species supersedes the maximum
apportionment (20%) by one tree. Staff requests that the Applicant amend their
landscape plan to abide by the standard as it relates to the ratio of species. This
has been made a Condition of Approval.

Additional Conditions of Approval request that the Applicant complete all
landscaping requirements from the five (5) previous phases of the Copper Ranch
Development if they were left incomplete.

The Commission found that this standard will be met.

17.06.080(A)4e

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

Staff Comments

N/A — The proposed project is located within the Limited Business (LB) Zoning
District.

The Commission found that this standard has been met.

17.06.080(A)4f

e. 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

The proposed landscaping is varied, as shown in the Landscape Plans provided.

The Commission found that this standard has been met.

17.06.080(A)4g

f.  Storm water runoff should be retained on the site wherever possible and used
to irrigate plant materials.

Staff Comments

The plan set includes a Drainage Plan, showing that storm water will be retained
onsite. Runoff is within the landscaped/parking areas and is directed to drywells,
as noted on the Drainage Plan.

The Commission found that this standard has been met.

17.06.080(A)4h

g- Aplanfor 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 landscape plan includes irrigation plans. The HOA will be responsible for
maintaining the irrigation and healthy landscaping. This has been made a
Condition of Approval.

The Commission found that this standard has been met.
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O 17.06.080(A)4i h.  Retaining walls shall be designed to minimize their impact on the site and the
appearance of the site.

Staff Comments | N/A — No retaining walls exist, nor are proposed at this time.
The Commission found that this standard has been met.

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

Staff Comments | N/A — No retaining walls exist, nor are they proposed at this time.
The Commission found that this standard has been met.

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

Staff Comments | N/A — No retaining walls exist, nor are proposed at this time.
The Commission found that this standard has been met.
O 17.06.080(A)4l I.  Landscaping should be provided within or in front of extensive retaining walls.
Staff Comments | N/A — No retaining walls exist, nor are proposed at this time.
The Commission found that this standard has been met.
n 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for

safety.

Staff Comments

N/A — No retaining walls exist, nor are proposed at this time.

The Commission found that this standard has been met.

17.06.080(A)4n

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

Staff Comments

N/A — No retaining walls exist, nor are proposed at this time.

The Commission found that this standard has been met.

Additional Design Review Requirements for Multifamily 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
O | O | 17.06.080(D)la 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 locations of the proposed buildings were planned in an earlier phase of this

development, as was the location of the existing private streets (Wimbledon
Court and Copper Ranch Lane). The buildings have been configured on the site to
best provide open areas for interaction and pedestrian circulation. Three (3) of
the eight (8) buildings have been oriented towards Woodside Boulevard to best
interface with the existing sidewalk and pedestrian circulation of the public
street. The remaining buildings have been oriented towards common areas and
internal pathways. Natural connection points to the recreational facilities at
Gravity Fitness are also proposed.
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The Commission found that this standard has been met.

17.06.080(D)1b

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

Staff Comments

The site plan includes attractive and interconnected pedestrian sidewalks and
pathways that reinforce pedestrian circulation within the site. The site circulation
design keeps vehicular access and parking to the private streets and public
streets. New internal pathways are proposed around the perimeter of Phase 6,
between the buildings, partially along Copper Ranch Lane, and connecting to the
recreational facilities at Gravity Fitness.

The Commission found that this standard has been met.

17.06.080(D)1c

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

Staff Comments

The buildings have been organized to maximize efficient site circulation. The
proposed internal pathways demonstrate the Applicant’s awareness of
pedestrian needs. Staff suggest improvements for pedestrian circulation by
adding snow clips to the roofs. This has been made a Condition of Approval.

The Commission found that this standard has been met.

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

Compliant Standards and Staff Comments
Yes No | N/A | City Code City Standards and Staff Comments
O | O 17.06.080(D)2a a. Buildings shall incorporate massing, group lines and character that responds to
single-family homes. Buildings may also include the use of varying materials,
textures, and colors to break up the bulk and mass of large multi-family
buildings. Windows should be residential in scale and thoughtfully placed to
provide for privacy and solar gain.
Staff Comments | Please refer to Section 17.06.080(A)2, items (a) thru (m) for further details.
The Commission found that this standard has been met.
0O | O 17.06.080(D)2b b. Atground level, buildings shall present a setting that is visually pleasing to the
pedestrian and that encourages human activity and interaction.
Staff Comments | Please refer to Section 17.06.080(A)2, items (a) thru (m) for further details.
The Commission found that this standard has been met.
17.06.060 Criteria.
A.  The Commission or Hearing Examiner shall determine the following before approval is given:
1. The project does not jeopardize the health, safety, or welfare of the public.
2. The project conforms to the applicable specifications outlined in the Design Review
Guidelines, as set forth herein, applicable requirements of the 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
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subsequent review and/or approval by the Administrator or Planning Staff. Conditions which

may be attached include, but are not limited to those which will:

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing, and duration of development.

Assure that development and landscaping are maintained properly.

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

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

o0 k~wpdnE

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

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

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

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

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

eI .

DECISION

On May 1, 2023, the Hailey Planning & Zoning Commission approved the Design Review Application by
Lido Equities Group Idaho, LLC, represented by Samantha Stahlnecker of Opal Engineering, to construct
Phase 6 of the Copper Ranch Development, located on Woodside Boulevard between Laurelwood and
Winterhaven Drives on COPPER RANCH CONDO #1 AM PARCEL A5 PHASE 6 within the Limited Business
(LB) Zoning District, finding that the project does not jeopardize the health, safety or welfare of the
public and the project conforms to the applicable specifications outlined in Hailey Municipal Code
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Section 17.06, Design Review, additional applicable requirements of Title 17, Title 18, and City
Standards, provided conditions (a) through (t) are met:

a) The Design Review approval is contingent upon an approval of the Fifth Amendment to the
Planned Unit Development Agreement.

b) All conditions of the Planned Unit Development Agreement shall be met.

i.  The Applicant shall supply City Staff with a parking diagram of the entire Copper Ranch
subdivision, including all completed and planned development from/for Phases 1-6, to
assess the Applicant’s overall compliance with the PUD Agreement.

c) All applicable Fire Department and Building Department requirements shall be met.

d) 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.

e) 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.  The proposed buildings shall have a fire sprinkler system installed, pursuant Section

15.12.030.H 903.2.8.

ii.  The water meter vaults that have been hit by snow removal equipment over the years
shall be repaired or replaced.

iii.  The frost-free hydrant shall be replaced with a fire hydrant at the north end of
Wimbledon Court.

iv.  The lids on the existing vaults, which have an 18” diameter, shall be upgraded to meet
the 24” diameter requirement with a metal ring.

v.  Aheavy traffic rated lid shall be used for meter vaults located in the pavement.

vi.  The foam pads that are missing or deteriorating from vaults shall be replaced with a 4”
thick foam pad.

vii.  Any meter vault that is not at the correct grade shall be raised or lowered according to
City practices; adding a riser or cutting down the vaults to make grade is not desired.
viii.  Any unused service shall be abandoned.

iXx.  The Applicant shall add the locations of manholes 05108AB, 05108BB and 05108CB to
the Civil Engineering plan set.

f) The private streets and internal pathways— located on private property, as well as in the
interior and on the perimeter of the subdivision— shall be unobstructed and maintained year-
round by the HOA.

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

k) Ground and roof-mounted equipment shall be shown on the building permit plans and are
subject to Staff review and approval. Equipment shall be screened from view and shall not
interfere with any pathways or sidewalks.
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a. Snow clips shall be added to the architectural drawings and installed.

[) Snow storage areas shall be demonstrated to be compliant with the standards from Section
17.06.080.A.1.1-N:

a. The Applicant shall improve the designated snow storage areas, so that all snow storage
areas have dimensions that are larger than ten feet (10 ft) wide.

b. The Applicant shall remedy the snow storage plan as to not impede on internal
pathways and pedestrian circulation.

m) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance, including
lumens output.

n) 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.

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

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

g) The Applicant, prior to issuance of a Building Permit, shall submit a revised landscape plan so
that no tree species supersedes 20% of the total number of trees in the plan.

r) The Applicant shall submit a Maintenance Plan for landscaping prior to issuance of a Building
Permit.

s) Ifleftincomplete, all landscaping requirements from the five (5) previous phases of the Copper
Ranch Development shall be completed in Phase 6.

t) Utility boxes, including other ground and roof-mounted equipment, shall be screened from
view.

Signed this _ day of , 2023.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, Community Development Assistant



Return to Agenda



STAFF REPORT
Hailey Planning and Zoning Commission
Special Meeting of May 15, 2023

To: Hailey Planning and Zoning Commission
From: Rebecca F. Bundy, Community Development Contract Planner
Overview: Consideration of a City-Initiated Text Amendment to amend the Hailey Municipal Code,

Title 16: Subdivision Regulations, Chapters 16.01, Definitions, 16.04, Development
Standards and 16.08, Townhouses and Title 17: Zoning Regulations, Chapters 17.02,
Definitions; 17.05, Official Zoning Map and District Use Matrix; 17.06, Design Review
and 17.09 Parking and Loading Spaces to modify/create definitions and standards for
detached townhouse and cottage housing development.

Hearing: May 15, 2023

Applicant: City Staff

Location: General Residential (GR), Limited Business (LB) and Business (B) and Transitional (TN)
zoning districts.

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to public
agencies on April 26, 2023.

Background: City review of recent detached townhouse development project applications has indicated
a need to clarify some regulations, including those pertaining to cottage development. The following
existing code sections should be reviewed and revised to provide more specific and objective guidance
to applicants. The City should ensure that the code is resulting in desired development outcomes with
an efficient, predictable process.

Specific code sections that should be considered for amendment:

Sections 16.01 and 17.02, Definitions, Townhouse Development: In the current code, any detached
townhouse is considered a “cottage”, but a typical “cottage court” development is very different than a
less dense detached townhouse development with attached garages, as allowed by the current code.
The code could be amended so that there are regulations, very similar to those in the existing code, to
govern less dense detached townhouses and new regulations that pertain to denser, true “cottage
court” housing. Definitions would be amended accordingly.

Section 17.06.080, Design Standards:

A. Nonresidential, Multi-Family or Mixed-Use Building: The existing code’s standards in this
section apply neatly to a multi-family building but are a bit cumbersome to apply to a
development made up of detached townhouse, “cottage” housing or even a development of
multiple duplexes. The new code provisions suggested above would apply to all detached
townhouse developments of greater than two units.

D. Multi-Family: Same discussion as above.
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Chapter 17.09, Parking and Loading Spaces
Section 17.09.020.01, Location of On-Site Parking Spaces:

D. Rear Location, Exception: A second exception could be added for “cottage court” consolidated
parking areas, so they could be located at the side of the development, if that’s most practical,
to minimize the amount of land dedicated to vehicular access.

Section 17.09.040.01, Residential: Requires 1.5 parking spaces per unit for multi-family dwellings. The
code could be amended to clarify that this also applies to detached townhouses and that the parking
requirement is an average for the development as a whole. The Commission could also consider
whether parking requirements for a denser “cottage court” development, with size-limited units, should
be amended.

Section 16.04.020, Streets: The existing code does not address access to parking for consolidated
parking areas. The driveway standards only apply to less than 3 dwelling units, and the private street
standards are geared towards access for single-family type dwelling units with garages attached to or
located adjacent to the residence, not for a consolidated parking lot or carport serving a multi-family
building or collection of buildings. Typically, the City has allowed driveways for multi-family buildings,
such as apartments, to be built just to fire code standards. The code could be amended to provide
specific regulations for all consolidated parking configurations.

Section 16.08.080, Density: The existing code limits the number of cottage townhouse units on any
parcel to 12 and does not allow more than 2 cottage townhouse developments to be constructed
adjacent to each other. Interestingly, there is no similar limitation for attached townhouses or multi-
family buildings. The Commission could consider what limitations should, or should not, be applied to
neighboring higher density projects.

Please see the attached Cottage Housing Workshop Report for additional information. At the May 15,
2023, workshop, Commission input will be solicited on the items outlined in the report.

Attachments:
i. Cottage Housing Workshop Report

Standards of Review: Standards of review will not be addressed at this time, as no specific code
language is being proposed. This meeting is simply a workshop to guide a subsequent code amendment.

Motion Language:
Continuation: Motion to instruct staff to proceed with proposed code amendments based on
Commission input and continue the public hearing to June 20, 2023.



COTTAGE HOUSING WORKSHOP REPORT
CITY OF HAILEY PLANNING & ZONING COMMISSION
MAY 15, 2023,
4:30 PM

Cottage Housing, 1000 Block of East Myrtle Street, Hailey, Idaho



What is Cottage Housing?

There is no specific definition for cottage housing, and the term’s use varies from jurisdiction to
jurisdiction. The following is a fairly typical description:

“Cottage housing is a mildly dense, small scale housing form. Units are typically built at or below 1,200
square feet with modest dimensions. By design, cottage housing is geared toward single-family tenancy
and can be constructed as either attached or detached units. The nature of cottage housing is one of
community where shared space and semi-private space are favored over purely private space. Cottage
housing developments are usually focused around community courtyards where housing clusters
numbering four to twelve units open onto the shared space. Cottage housing can provide an affordable
alternative to larger single-family homes and suit the needs of many different household types. They're
especially adept at serving smaller families, single individuals, the elderly, and those with mobility
challenges.” Snohomish County, Washington Planning and Development website,
https://snohomishcountywa.gov/3461/37648/Cottage-
Housing#:~:text=What%20Cottage%20Housing%20Is either%20attached%200r%20detached%20units

Cottage Housing History in America

Cottage housing has its roots in the bungalow courts of the early 1900’s that populated Los Angeles,
Pasadena, Seattle and other, mostly west coast, cities. The early bungalow court was a form of multi-
family housing in which several small homes were arranged around a central courtyard or garden. The
bungalow court originated in Pasadena, California in 1909 and was the predominant form of multi-family
housing in Southern California until the 1930’s.

The bungalow court was usually built on a single lot and provided an opportunity for small, individual,
inexpensive housing interspersed into the fabric of a single-family neighborhood. Each small home
generally had an entry porch facing the communal courtyard. As automobiles were not a ubiquitous part
of society at the time, parking accommodations are not a prominent feature of these early courtyard
developments.

Link to the City of Pasadena’s Planning & Community Development Department website,
https://www.cityofpasadena.net/planning/planning-division/design-and-historic-preservation/historic-
preservation/projects-studies/bungalow-courts-in-pasadena/

Current Cottage Housing Trends

The New Urbanism planning and design movement began in the United States in the early 1980’s. Its
focus is to promote a return to traditional town planning to create denser, walkable, mixed-use
neighborhoods that reduce dependence on the automobile. As part of this movement, a variety of earlier
denser housing types, including cottage housing, row houses and duplexes, have been re-explored.

An early designer of the current cottage housing movement, Ross Chapin Architects, has designed about
twenty cottage courts in the Pacific Northwest, starting in about 2000. An early project, Greenwood
Cottages, Shoreline, Washington, is a cluster of eight small homes, arranged around a central common
area, with detached garages and located on an in-fill lot in a single-family neighborhood. Similar
developments have been constructed in cities all over the country. Since many are designed and
constructed as private, market-rate, for-sale developments, details are unavailable for many projects.
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Today’s cottage housing developments are typically constructed as in-fill projects in single-family
neighborhoods. They generally consist of four to twelve small individual homes arranged around a
common area with detached, consolidated parking located at the perimeter of the development. While
architectural styles may vary, many utilize Craftsman style detailing with generous entry porches, typically
facing the common area, and with a small private outdoor space adjacent to the residence. The homes
are typically quite small in size (less than 1,500 square feet) and height (maximum one and a half or two
stories).

Cottage developments are often built as fee simple, market-rate projects, but some are built as
condominiums and some offer deed-restricted affordable and/or rental units. Quinn Cottages, in
Sacramento, California, even provides transitional housing for homeless families!

The City of Hailey has three such cottage developments, two existing and one under construction, in the
Old Cutters neighborhood. These are constructed at a density of 7 dwelling units per Y2 acre, with a duplex
planned or built on the adjacent ¥ acre portion of the parcel in order to stay under the existing maximum
density of 10 units per acre.

See Appendix A: Existing Cottage Development Comparison for an overview of some existing cottage
housing projects and links to more information.

Cottage Housing Opportunities and Challenges
Opportunities:

e Can be established as in-fill projects, providing a middle density between single-family and denser
multi-family development.

e Can offer a smaller scale housing option to meet a wider variety of needs (for singles, couples or
the elderly) than traditional single-family housing.

e Can be integrated into less dense, single-family neighborhood.

« Offer higher density with the privacy features of a single-family home.

e Smaller size of the dwelling units uses less resources (energy, water, building materials, etc.) than
a larger home.

Challenges:

e Construction costs per square foot are quite expensive. Increased density is generally required to
make cottage developments economically feasible.

» Suitable sized lots may be difficult to find. There are very few existing lots in Hailey that are large
enough and in applicable zoning districts to accommodate a cottage housing development. New
opportunities may arise in future subdivisions.

e Zoning may not allow cottage housing.

* Neighbors may oppose the increased density of the cottage development.

e Parking may be difficult to accommodate efficiently so it doesn’t overwhelm a small site.

Cottage Housing Zoning
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Early contemporary cottage housing developments were built as experimental projects in collaboration
with the local jurisdiction, but many communities have now enacted zoning that specifically addresses
this type of development. A few communities (Portland, Oregon; Minneapolis and Los Angeles) have
completely eliminated single-family zoning and simply allow outright two, or even up to four, units per
typical city lot. Other communities allow a specific number of units per acre density or a floor area ratio
(FAR) for cottage developments and require design review or conditional use permit approval.

Development Standard Considerations:

Number of units - Some cottage ordinances allow minimum (often 4) and maximum (often 12)
numbers of units in each cottage development. This would distinguish a cottage development
from a very small, 2 - 3 unit development and would limit the size on the high end. This could also
be handled with a density requirement instead.
Minimum lot size — Some cottage ordinances have a minimum lot size for a cottage development.
Again, this could also be addressed with a density requirement instead.
Density — Can be addressed with:
o Minimum/maximum units per acre;
o A multiple of existing allowed density, e.g., 2 to 3 times the underlying single-family
zoning; or
o Floor arearatio (FAR), which allows a certain amount of lot coverage or total building area
per square footage of lot area.
Maximum lot coverage — Typically this is the same as the underlying, but it could be increased to
allow for more cottage units. Typical allowed cottage lot coverage has been found to be between
40 and 60 percent.
Setbacks
o Typically, lot line setbacks are the same as the underlying zoning, and the setbacks
between buildings are the same as, or slightly more than, the minimum required by
building/fire code.
o Allowing averaging of side and rear yard setbacks can allow for added flexibility and
variation in structure locations, so the units do not create a visual “wall”.
Size limits — Building footprint and/or overall building square footage can be stipulated:
o Atypical cottage footprint may be 800 — 1,200 square feet.
o A maximum floor area may be set for each cottage housing unit. Typical maximum floor
areas are 800 - 1,500 square feet.
o Sometimes the upper floor area is limited to a certain size (600 sf) or a percentage of the
main floor.
Height limits
o A lower height limit than the underlying zoning allows is often used to offset increased
density.
o Toavoid tall and overly narrow homes, roof pitch limitations or amaximum ratio of height
to width may be considered.
Parking requirements
o Parking Spaces: Required off-street parking is generally between 1 - 2 spaces per unit.
o Parking Arrangement: Parking should be designed so that it is located away from primary
streets. Parking areas may be accessed from the rear or side via an alley, from the side via
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a private street or driveway or from a non-primary street. Adequate screening should be
provided for any option.

o Parking Clusters: Parking lots or consolidated parking garages may be more feasible than
individual garages. Parking should be distributed among small clusters on the site to avoid
large parking structures/lots and to minimize visual impact.

o Parking Reduction: Parking reductions are often considered if the site is close to transit or
within walking distance of a business district.

» Driveway access — Driveway access should be limited to the minimum possible to provide more
space for the residences and private and communal open space. Many developments simply
require only fire code compliant access, limit curb cuts at the street and/or require access from
alleys where possible.

e Design/style - The Commission could consider whether objective standards should be placed on
form, color scheme and variety in design. Hailey’s current code tends to avoid dictating much in
the way of design/style, except in the Townsite Overlay, and continuation of this trend may be
appropriate.

e Common open space

o Each dwelling unit should provide an allotment of space for a common open space area.
Commonly, 150 - 400 square feet per unit are required, with a minimum dimension of 20
feet. The total common space area may be capped, often at about 3,000 sf.

o Common open space requirements may be reduced when private open space is also
required.

o Generally, required setbacks, private open space, stormwater management facilities,
parking areas and driveways do not qualify as common open space area.

= Private open space

o Private open space is often enclosed within a low fence.

o Generally, 100 -200 square feet, with a minimum dimension of 10 feet, of private open
space is required.

e Porches - Covered front porches are a common feature. The minimum area may be 60-80 square
feet.

« Orientation of the units — Most cottage units orient the primary entry towards the common open
space area, but some require orientation towards street frontages, if applicable.

e Community Building — Many cottage developments contain a community building to provide a
gathering space that accommodates larger groups than the cottages can.

e Future expansion of units — A jurisdiction should consider whether additions should be allowed in
the future if they meet all cottage housing zoning requirements.

e Incentives — Incentives may be offered to encourage construction of cottage developments or for
desired attributes, such as deed restricted for-sale or for-rent, affordable units ($$$$) and/or
energy efficiency/sustainability [Energy Star Certification ($$)]. Incentives may include:

o Allowing increased density

o Requiring less parking

o Expediting/streamlining entitlement process/regulations

o Reduced permitting fees

e Tools for City review — Decide which tools will work best for the City:
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o Design review or conditional use permit. Design review is most likely the best fit with
existing processes.

o Administrative approval or by public hearing before the Planning and Zoning Commission.
The Commission could consider requiring administrative review only for smaller, less
dense projects and full review with a public hearing for larger, more impactful
developments.

See Appendix B, Links to Cottage Housing Ordinances and Appendix C, Links to other Cottage Housing
Guidance Documents for more information.

Existing City of Hailey Municipal Code Provisions

Hailey’s current zoning code (Title 17) allows multi-family development outright in the General Residential
(GR), Limited Business (LB) and Business (B) zoning districts and as a conditional use in the Transitional
(TN) district. The code’s definition sections describe apartments, duplexes and townhouse developments,
including attached row house-style units and “cottages” (detached, free-standing townhouse units) as
multi-family development. Residential condominium developments may also be included in the multi-
family category.

All residential developments of three or more dwelling units are subject to design review approval from
the City of Hailey Planning and Zoning Commission. While the code contains specific design review
standards for multi-family buildings, it does not have specific regulations that apply to detached
townhouses or cottages. The multi-family building provisions may not always be a good fit for a detached
townhouse development, and it may be beneficial to distinguish between lower density detached
townhouses and more dense, true cottage court developments.

Interestingly, the townhouse subdivision code only allows two detached townhouse (cottage)
developments adjacent to each other, but it does not have the same restriction on attached townhouses
(row houses) or other multi-family buildings, such as apartment or condominium buildings. This
discrepancy may be concerning from a property rights perspective, and elimination of this restriction may
be warranted.

Specific code sections that should be considered for amendment:

Sections 16.01 and 17.02, Definitions, Townhouse Development: In the current code any detached
townhouse is considered a “cottage”, but a denser “cottage court” as described above is very different
than a less dense detached townhouse development with attached garages as allowed by the current
code. The code could be amended so that there are regulations, very similar to those in the existing code,
to govern less dense detached townhouses and new regulations that pertain to denser, true “cottage
court” housing. Definitions would be amended accordingly.

Section 17.06.080, Design Standards:

A. Nonresidential, Multi-Family Or Mixed Use Building: The existing code’s standards in this section
apply neatly to a multi-family building but are a bit cumbersome to apply to a development made
up of detached townhouse, “cottage” housing or even a development of multiple duplexes. The
new code provisions suggested above would apply to all detached townhouse developments of
greater than two units.
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D. Multi-Family: Same discussion as above.
Chapter 17.09, Parking and Loading Spaces
Section 17.09.020.01, Location of On Site Parking Spaces:

D. Rear Location, Exception: A second exception could be added for “cottage court” consolidated
parking areas, so they could be located at the side of the development, if that’s most practical, to minimize
the amount of land dedicated to vehicular access.

Section 17.09.040.01, Residential: Requires 1.5 parking spaces per unit for multi-family dwellings.
The code could be amended to clarify that this also applies to detached townhouses and that the parking
requirement is an average for the development as a whole. The Commission could also consider whether
parking requirements for a denser “cottage court” development, with size-limited units, should be
amended.

Section 16.04.020, Streets: The existing code does not address access to parking for consolidated parking
areas. The driveway standards only apply to less than 3 dwelling units, and the private street standards
are geared towards access for single-family type dwelling units with garages attached to or located
adjacent to the residence, not for a consolidated parking lot or carport serving a multi-family building or
collection of buildings. Typically, the City has allowed driveways for multi-family buildings, such as
apartments, to be built just to fire code standards. The code could be amended to provide specific
regulations for all consolidated parking configurations.

Section 16.08.080, Density: The existing code limits the number of cottage townhouse units on any parcel
to 12 and does not allow more than 2 cottage townhouse developments to be constructed adjacent to
each other. Interestingly, there is no similar limitation for attached townhouses or multi-family buildings.
The Commission could consider what limitations should, or should not, be applied to neighboring higher
density projects.

Staff has solicited input from a few local stakeholders (designer/developer, engineer and housing
advocate) who have experience with the detached townhouse code. Their comments have been
incorporated into the table in Attachment D.

See Appendix D, Existing Code vs. Cottage Housing Comparison with Stakeholder Suggestions and
Appendix E, Graphic Comparison of the Existing Dimensional Requirements for a Typical Single-family Lot
and a Typical Townhouse Sublot in the General Residential (GR) Zoning District, which compares a typical
single-family lot’s dimensional requirements to those of a theoretical 1/10 acre sublot.

[tems for Commission Consideration:

e What are Commissioners’ comments on their experience with the existing townhouse code?

e Should cottage development be allowed in the code in addition to detached townhouses?

e If so, should the design review standards for non-cottage, detached townhouse development be
amended to better address driveway access, garage location, size and orientation and street
standards?

e Should cottage development be incentivized? By:

o Allowing increased density?
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o Requiring less parking?
o Expediting/streamlining entitlement process/regulations?
o Reduced permitting fees?
Should additional requirements be placed on projects that are allowed increased density, such
as:
o Deed-restricted affordability ($$$3); and/or
o Sustainability measures, such as Energy Star certification ($3$)?
e Should cottages be limited in size?
e Should limits that are currently placed on number of higher density projects and their adjacency
be removed from the existing code?
e Should cottage development require design review? Administrative or before the Commission?
Size dependent?
e Should revised driveway standards for clustered parking be considered?
e Commissioners should comment on each design standard listed in Appendix D.
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http://www.cottagecompany.com/Communities/Greenwood-Avenue-Cottages.aspx
http://www.cottagecompany.com/Communities/Greenwood-Avenue-Cottages.aspx
http://www.cottagecompany.com/Communities/Greenwood-Avenue-Cottages.aspx
https://unionstudioarch.com/projects/cottages-on-greene/
https://unionstudioarch.com/projects/cottages-on-greene/
https://unionstudioarch.com/projects/cottages-on-greene/
https://unionstudioarch.com/projects/cottages-on-greene/
http://www.cottagecompany.com/Communities/Danielson-Grove.aspx
http://www.cottagecompany.com/Communities/Danielson-Grove.aspx
http://www.cottagecompany.com/Communities/Danielson-Grove.aspx
https://davidfosterarchitects.com/portfolio/jefferson-cottages/
https://davidfosterarchitects.com/portfolio/jefferson-cottages/
http://www.cottagecompany.com/Communities/Chico-Beach-Cottages.aspx
http://www.cottagecompany.com/Communities/Chico-Beach-Cottages.aspx
http://www.cottagecompany.com/Communities/Chico-Beach-Cottages.aspx
https://www.mercyhousing.org/california/quinn-cottages/
https://www.mercyhousing.org/california/quinn-cottages/
https://kellercourtcommons.com/
https://kellercourtcommons.com/
http://www.cottagecompany.com/Communities/Third-Street-Cottages.aspx
http://www.cottagecompany.com/Communities/Third-Street-Cottages.aspx
http://www.cottagecompany.com/Communities/Third-Street-Cottages.aspx
http://www.cottagecompany.com/Communities/Conover-Commons-Homes.aspx
http://www.cottagecompany.com/Communities/Conover-Commons-Homes.aspx
http://www.cottagecompany.com/Communities/Conover-Commons-Cottages.aspx
http://www.cottagecompany.com/Communities/Conover-Commons-Cottages.aspx

Appendix B: Links to Cottage Housing Zoning Ordinances

City of Kirkland, WA

https://www.codepublishing.com/WA/Kirkland/?html/KirklandZNT.html
See Chapter 113, Cottage, Carriage and Two/Three-unit Homes.

City of Spokane, WA

https://my.spokanecity.org/smc/?Section=17C.110.350

City of Port Townsend,
WA

https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend
17/PortTownsend1734.html#17.34

City of Redmond, WA

https://redmond.municipal.codes/RZC/21.08.290

City of Lakewood, WA

https://lakewood.municipal.codes/LMC/18A.30 Artlll

City of Marysville, WA

https://www.codepublishing.com/WA/Marysville/html/Marysville22C/Mar
ysville22C010.htmI#22C.010.280

Shoreline County, WA

Cottage Housing | Snohomish County, WA - Official Website
(snohomishcountywa.gov)

North Bend, WA

Chapter 18.11 COTTAGE RESIDENTIAL (codepublishing.com)

Bonner County, ID

12-480: COTTAGE HOUSING: (amlegal.com)

City of Juneau, AK

Article VIl. COTTAGE HOUSING DEVELOPMENTS, Chapter 49.15. PERMITS,
Title 49. LAND USE, Code of Ordinances, Juneau (elaws.us)

City of Hamilton, MA

https://www.hamiltonma.gov/wp-content/uploads/2017/10/Cottage-
housing-bylaw-.10.25.17.pdf

South Kingstown, RI

https://www.southkingstownri.com/1079/Cottage-Community-Requlations

Appendix C: Links to other Cottage Housing Guidance Documents

Lehigh Valley, PA

cottageHousingDev.pdf (Ilvpc.org)

City of Spokane, WA

Cottage Housing and Pocket Residential Code Revison Summary
(spokanecity.orq)

M-Group, Campbell, CA

https://www.m-group.us/m-lab/bloq/2017/3/7/cottage-housing-
developments

The Housing
Partnership, Seattle,
WA

https://mrsc.org/getmedia/d33307b0-2510-4130-alac-
aa85c70ea78b/chord.pdf.aspx
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https://www.codepublishing.com/WA/Kirkland/?html/KirklandZNT.html
https://my.spokanecity.org/smc/?Section=17C.110.350
https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend17/PortTownsend1734.html#17.34
https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend17/PortTownsend1734.html#17.34
https://redmond.municipal.codes/RZC/21.08.290
https://lakewood.municipal.codes/LMC/18A.30_ArtIII
https://www.codepublishing.com/WA/Marysville/html/Marysville22C/Marysville22C010.html#22C.010.280
https://www.codepublishing.com/WA/Marysville/html/Marysville22C/Marysville22C010.html#22C.010.280
https://snohomishcountywa.gov/3461/Cottage-Housing
https://snohomishcountywa.gov/3461/Cottage-Housing
https://www.codepublishing.com/WA/NorthBend/html/NorthBend18/NorthBend1811.html
https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-2889
http://juneau-ak.elaws.us/code/coor_title49_ch49.15_artvii
http://juneau-ak.elaws.us/code/coor_title49_ch49.15_artvii
https://www.hamiltonma.gov/wp-content/uploads/2017/10/Cottage-housing-bylaw-.10.25.17.pdf
https://www.hamiltonma.gov/wp-content/uploads/2017/10/Cottage-housing-bylaw-.10.25.17.pdf
https://www.southkingstownri.com/1079/Cottage-Community-Regulations
https://lvpc.org/pdf/cottageHousingDev.pdf
https://static.spokanecity.org/documents/projects/infill-housing-strategies-infill-development/cottage-housing-and-pocket-residential-code-revision-summary-2017-11-02.pdf
https://static.spokanecity.org/documents/projects/infill-housing-strategies-infill-development/cottage-housing-and-pocket-residential-code-revision-summary-2017-11-02.pdf
https://www.m-group.us/m-lab/blog/2017/3/7/cottage-housing-developments
https://www.m-group.us/m-lab/blog/2017/3/7/cottage-housing-developments
https://mrsc.org/getmedia/d33307b0-2510-4130-a1ac-aa85c70ea78b/chord.pdf.aspx
https://mrsc.org/getmedia/d33307b0-2510-4130-a1ac-aa85c70ea78b/chord.pdf.aspx
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Appendix E: Graphic Comparison of the Existing Dimensional Requirements for
a Typical Single Family Lot and a Typical Townhouse Sublot in the General
Residential (GR) Zoning District

TYPICAL GR LOT (600G SF), SINGLE—FAMILY DEVELCPMENT

8
S
I
I
- |
FE"-E'M’I:I'I""‘l EH, I
I gg 1
| ]
o |
I
I
S = _

TYPICAL DETACHED TOWNMHOUSE SUBLGT (140 ACRE = 4356 SF)

May 15, 2023 City of Hailey Cottage Housing Workshop Page 12 of 13

HAET



Bibliography

City of Spokane. “Proposed Revisions to Cottage Housing.”
Cottage Housing and Pocket Residential Code Revison Summary (spokanecity.orq)

The Cottage Company. “Building Communities with Heart.”
The Cottage Company - Communities

The Housing Partnership. “Cottage Housing in Your Community.”
https://mrsc.org/getmedia/d33307b0-2510-4130-alac-aa85c¢70ea78b/chord.pdf.aspx

Lehigh Valley Planning Commission. “Cottage Housing Development.”
http://www.lvpc.org/c-guides---model-regs.html

M-Group. “Cottage Housing Developments.”
https://www.m-group.us/m-lab/blog/2017/3/7/cottage-housing-developments

Snohomish County. “Cottage Housing.” 2016.
http://snohomishcountywa.qov/3461/Cottage-Housing

U.S. Department of Housing and Urban Development. “Kirkland, Washington: Cottage Housing

Ordinance.”
https://www.huduser.gov/portal/casestudies/study 102011 2.html

U.S. Department of Housing and Urban Development. “East Greenwich, Rhode Island” Cottages on

Greene’s Innovative Approach to Infill.”
https://www.huduser.gov/portal/casestudies/study 07022012 1.html

May 15, 2023 City of Hailey Cottage Housing Workshop

Page 13 of 13


https://static.spokanecity.org/documents/projects/infill-housing-strategies-infill-development/cottage-housing-and-pocket-residential-code-revision-summary-2017-11-02.pdf
http://www.cottagecompany.com/Communities.aspx
https://mrsc.org/getmedia/d33307b0-2510-4130-a1ac-aa85c70ea78b/chord.pdf.aspx
http://www.lvpc.org/c-guides---model-regs.html
https://www.m-group.us/m-lab/blog/2017/3/7/cottage-housing-developments
http://snohomishcountywa.gov/3461/Cottage-Housing
https://www.huduser.gov/portal/casestudies/study_102011_2.html
https://www.huduser.gov/portal/casestudies/study_07022012_1.html

Return to Agenda



STAFF REPORT
Hailey Planning and Zoning Commission
Regular Meeting of May 15, 2023

To: Hailey Planning and Zoning Commission
From: Cece Osborn, Community Development City Planner
Overview: Consideration of a Planned Unit Development (PUD) concept by Darin and

Kathleen Barfuss for the proposed Star Light Lane Subdivision on Tax Lot 7731
(Hailey Fr S1/2 TI 7731 & TI 7732 Sec 16 2N 18E) at the intersection of Silver Star
Drive and Broadford Road in the Limited Residential (LR-2) Zoning District. The
Applicant has drafted a concept for a forthcoming PUD Agreement and
Preliminary Plat Application, including five (5) single-family lots. At this stage in
the process, the Applicant is proposing a Community Housing amenity of two (2)
single-family homes in exchange for waivers to the requirements for:

- Minimum lot size of the LR-2 Zoning District;

- Maximum number of flag lots in a subdivision; and

- The park space requirement for subdivisions.

Hearing: May 15, 2023

Applicant: Darin and Kathleen Barfuss

Location: 1371 Silver Star Drive (Hailey Fr S1/2 TI 7731 & TI 7732 Sec 16 2N 18E)
Zoning/Size: Limited Residential (LR-2); 1.20 acres (52,272 square feet)

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners and public agencies on April 26, 2023. Onsite Notice was posted on May 8, 2023.

Application: The Applicant seeks to subdivide Tax Lot 7731 (Hailey Fr S1/2 TI 7731 & TI 7732 Sec 16 2N
18E) into five (5) lots for single-family dwelling units, to be known as Star Light Lane Subdivision. The
proposed project is located at the intersection of Silver Star Drive and Broadford Road in the Limited
Residential (LR-2) Zoning District.

Amenities Proposed: Chapter 17.10.030.1 General Requirements, Amenities, requires that each Planned
Unit Development Application provide one (1) or more amenities. Community Housing is listed as an
eligible amenity and defined in the Hailey Municipal Code as such:

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



PUD: Star Light Lane Subdivision

1371 Silver Star Drive (Hailey Fr S1/2 TI 7731 & Tl 7732 Sec 16 2N 18E)
Hailey Planning Zoning Commission — May 15, 2023
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Within the proposed Star Light Lane Subdivision, the Applicant is offering to designate two (2) of the
single-family dwellings as Community Housing Units to local full-time employees, local employers, or
local community housing providers. Specifically, the draft PUD Agreement defines the eligible
purchasers as such:

4.1.1 Local Full-Time Employee: A person who has been a full-time resident of Blaine
County, employed, and physically working in Blaine County for at least one (1) year.
Employment in Blaine County must entail a minimum of 1,500 hours worked per calendar
year shared between one (1) or more Local Employers. Full-Time Employees may have
breaks in employment due to a temporary physical or mental disability, acting as primary
caretaker of a disabled relative or child, extended vacation that does not exceed six
months every six years, or full-time education or training.

4.1.2 Local Employer: An organization that is physically located and operating in Blaine
County. A local employer must pay wages or a salary to one (1) or more people who
reside in Blaine County.

4.1.3 Local Community Housing Provider: An official organization that is dedicated to
the cause of creating, securing, or coordinating housing for full-time employees and
employers local to Blaine County.

While the proposed PUD would allow the Community Housing Units to be sold, refinanced, and resold at
market value, a deed covenant would restrict the sale to purchasers based on the eligibility criteria
specified above. This type of deed covenant does not involve price appreciation caps, income limits,
monthly rental rate limits, nor household size requirements. Yet, it can be instrumental to housing
markets in resort towns by restricting ownership and tenancy to full-time residents and workers in the
locale.

Such a program is modeled by the Vail “InDeed” program and Park City’s “Lite Deed Restriction
Program.” It is also exemplified as a Condition of Approval for the River Lane project and resembles the
Blaine County Housing Authority’s (BCHA) “Section L” Income Category. Per Section L, certain BCHA
units are available based on “No Income Limit but [the stipulation that a member of the household]
must be a full-time resident of Blaine County” (see BCHA’s 2020 Community Housing Guidelines, page
2). Similarly, Community Housing units owned and managed by local employers support housing
accessibility for our local workforce and community members.

There is preliminary data from Hailey’s forthcoming Housing Needs Assessment that highlights the
housing burdens of people making 100-120% of the area median income. Preliminary data shows that
the rate of home ownership for people in Hailey earning about $80,000 per year is low; of the people in
this income group, about half rent and half own their homes. The low rate of home ownership in the
100-120% AMI group indicates outpricing and the need for more “Section L” housing. As discussed
above, housing that is reserved for full-time residents and workers yet not capped at a certain value is
beneficial both to resort communities and the people who call them home.


https://www.bcoha.org/uploads/2/3/1/4/23149336/2020_community_housing_guidelines__combined_.docx.pdf
https://www.bcoha.org/uploads/2/3/1/4/23149336/2020_community_housing_guidelines__combined_.docx.pdf
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Both the eligibility criteria for purchasers and the proposed type of deed covenant aligns with the City’s
longstanding and urgent housing goals. The Hailey Comprehensive Plan speaks to the economic,
environmental, and social benefits of increasing housing accessibility for the local workforce and
community members. Specifically, Section 8: Housing of the Comprehensive Plan states:
- “If affordable housing for employees to purchase and/or rent cannot be provided, it will limit
the growth potential and sustainability of local businesses”;
- “Carbon emissions are reduced, and air quality is improved when employees live close to work.
In addition, fewer commuters will alleviate the demand for more highway lanes and asphalt;
and
- “"Quality of life and safety improve when critical care employees live within close responding
distance. Children do better in school when parents are at home in the mornings and evenings.
Homeowners are more active in their communities, creating a greater vibrancy and sense of
unity” (Section 8: Housing, page 38).

Additionally, the Plan references mechanisms that encourage or support housing accessibility, including
land use planning and housing programs that provide a diversity of unit types for households with
varying needs. In recent years, the City has sought to diversify Hailey’s housing stock by planning for
townhouses, duplexes, cottages, accessory dwellings, tiny homes on wheels, co-living dwellings, as well
as Community Housing units. Variety in the unit types and eligibility stipulations of Hailey’s Community
Housing is also important. As stated by the Plan, “the types and methods of providing community
housing should be re-examined, but the ongoing need for affordable homes — whether for rent or for
sale — remains an important challenge” (Section 8: Housing, page 38).

While market home prices continue to exceed affordability standards for working families in the
community—even for families earning above the Area Medium Income— Staff welcomes the Applicant’s
proposed amenity: two (2) new single-family Community Housing units. Additionally, Staff finds the
proposed amenity to be commensurate with the requested waivers and modifications of the zoning and
subdivision requirements.

Waivers Requested: Chapter 17.10.040: Developer Benefits, allows for the request of modifications or
waivers of zoning and subdivision requirements. In turn for offering Community Housing Units, the
Applicant requests waivers to:
e Waiver of the minimum lot size in the Limited Residential (LR-2) Zoning District (Section
17.04B.050);
= Waiver of the maximum number of flag lots allowed within a subdivision (Section
16.04.060.D); and
e Waiver of the park space requirement for subdivisions (Section 16.04.110.A).

Procedural History: The Applicant submitted a Planned Unit Development Application, in tandem with a
Preliminary Plat Application, on December 12, 2022. The Hailey Planning and Zoning Commission will
consider the applications and hold a Public Hearing on March 6, 2023 in-person at City Hall and virtually
via GoTo Meeting.

Standards of Evaluation
17.10.030: General Requirements:
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The minimum gross size for properties that may be developed as a PUD is one (1) acre,
except in the Business and Limited Business zoning districts within the Central Business
District, the minimum gross size shall be 18,000 square feet. All land within the
development shall be contiguous except for intervening streets and waterways.

Staff Comments

The proposed PUD site is 1.20 acres or 52,272 square feet in size and, therefore, compliant
with this standard.

B.

A tract or parcel of land proposed for PUD development must be in one (1) ownership or
the subject of an application filed jointly by the owners of all property included.

Staff Comments

The parcel is in ownership of Darin and Kathleen Barfuss.

C.

Area Development Plan:

C1

When the owner of Contiguous Parcels is required to obtain PUD approval for any
portion of the Contiguous Parcels, an Area Development Plan shall be submitted and
approved. The Commission and Council shall evaluate the following basic site criteria and
make appropriate findings of fact:

C.la

Streets, whether public or private, shall provide an interconnected system and be
adequate to accommodate anticipated vehicular and pedestrian traffic.

Staff Comments

The Applicant is not proposing any new streets, neither public nor private.

Per the recommendation of Staff, the Applicant has removed sidewalk improvements on the
Silver Star Drive frontage. Rather than provide an island of sidewalks, the City’s Public
Works Department would prefer that the Applicant provide an in-lieu fee or construct a
section of the shared-use path planned for Broadford Road. The shared-use path is
constructed up to Stoney Cove Road, and South River Street improvements are anticipated
in the next few years. If the Applicant constructed a portion of the shared-use path, it would
remove their need for a sidewalk in-lieu fee and/or sidewalk improvements.

C.lb

Non-vehicular circulation routes shall provide safe pedestrian and bicycle ways, and
provide an interconnected system to streets, parks and green space, public lands, or
other destinations.

Staff Comments

See above, Section 17.10.030.C.1.A.

C.lc

Water main lines and sewer main lines shall be designed in the most effective layout
feasible.

Staff Comments

Water and wastewater services are readily available. The proposed connections have been
approved by Public Works Staff and will be analyzed in a forthcoming Preliminary Plat Staff
Report.

c.1d

Other utilities including power, telephone, cable, and gas shall be designed in the most
effective layout feasible.

Staff Comments

Water and wastewater services are readily available. The proposed connections have been
approved by Public Works Staff and will be analyzed in a forthcoming Preliminary Plat Staff
Report.

|C.le

Park land shall be most appropriately located on the Contiguous Parcels.

Staff Comments

The proposed concept includes 3,685 acres of park space. While the location of the park
space is suitable, the acreage presents a shortfall of 2.348 square feet. A total of 6,033
square feet of park space is required for this project per Section 16.04.110.A.1. In order to
satisfy this requirement, the Applicant may:

- Reconfigure the design to provide 6,033 square feet of park space;

- Provide a portion of park space and pay fees in-lieu of the shortfall; or

- Request a waiver to the park requirement.

C.1f

Grading and drainage shall be appropriate to the Contiguous Parcels.

Staff Comments

A Grading and Drainage Plan will be submitted and reviewed by the City Engineer.
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C.l.g Development shall avoid easements and hazardous or sensitive natural resource areas.
Staff Comments N/A — No hazardous nor sensitive natural resource areas exist onsite.
C.2 Upon any approval of the PUD Application, the Owner shall be required as a Condition of

Approval to record the Area Development Plan or a PUD Agreement depicting and/or
detailing the approved Area Development Plan. The Area Development Plan shall bind
the Owner and Owner’s successors.

Staff Comments | The PUD Agreement has been submitted and is currently under review by the City Attorney.
This agreement will be recorded as part of the Planned Unit Development Application, if
approved by the City Council. If the project is recommended for approval by the Planning
and Zoning Commission, an Area Development Plan shall be submitted for review and
approval by the Hailey City Council.

D. Solar Access: Street and lot orientation, landscaping, and placement of structures shall
provide for solar access to all south roofs and walls to the maximum extent feasible in
order to promote energy efficiency.

Staff Comments | As proposed, the single-family dwellings are south facing, maximizing solar access to the
buildings and roofs. The Applicant is further proposing to prewire each home for future
solar installations to promote energy efficiency and minimize energy consumption.

E. Access: Access shall be provided in accordance with standards set forth in Chapter 16.04,
Development Standards, of this Code. Buildings may not be so arranged that any
structure is inaccessible to emergency vehicles.

Staff Comments | The Applicant proposes vehicular and emergency access to the proposed single-family
residences via shared driveways. Site access is under review by the Fire Department. Any
concerns or issues will be brought to the hearing.

F. Underground Utilities: Underground utilities, including telephone and electrical systems,
shall be required within the limits of all PUDs.

Staff Comments | All utilities will be underground.

G. Public Easement: In each case where a PUD project is located adjacent to public lands, a
public easement to those lands shall be provided. All existing public accesses to public
lands must be preserved.

Staff Comments N/A — The proposed project is not located adjacent to public lands.

H. Pathways: In each case where a PUD project encompasses a non-vehicular pathway as
depicted on the Master Plan, a pathway constructed to City standards shall be provided.

Staff Comments | While the proposed PUD does not encompass a pathway, City Staff requests that the
Applicant construct a section of the shared-use path planned for Broadford Road in-lieu of
sidewalk improvements on Silver Star Drive.

I Amenities: Each PUD shall provide one or more of the following amenities,
commensurate with the size and density of the development, and commensurate with
the modifications requested by the applicant, to ensure a public benefit:

1.1 Green Space. All Green Space shall be granted in perpetuity and the PUD agreement shall
contain restrictions against any encroachment into the Green Space. Where a subdivision
is involved as part of the PUD approval process, Green Space shall be identified as such
on the plat. A long-term maintenance plan shall be provided. Unless otherwise agreed to
by the City, the PUD agreement shall contain provisions requiring that property owners
within the PUD shall be responsible for maintaining the Green Space for the benefit of
the residents or employees of the PUD and/or by the public. Green space shall be set
aside in accordance with the following formulas:

For residential PUDs A minimum of .05 acres per residential unit.
For non-residential PUDs | A minimum of 15% of the gross area of the
proposed PUD.
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Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

1.2 Active Recreational Facilities: Active recreational facilities include amenities such as a
swimming pool, tennis courts or playing fields, of a size appropriate to the needs of the
development. The PUD agreement shall contain provisions requiring that such facilities
be maintained in perpetuity or replaced with another similar recreation facility.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

1.3 Public Transit Facilities: Public transit facilities include a weather protected transit stop or

transit station and must be located on a designated transit route.
Staff Comment N/A - The Applicant is providing Community Housing as an amenity.

1.4 Preservation Of Vegetation: Preservation of significant existing vegetation on the site
must include the preservation of at least seventy five percent (75%) of mature trees
greater than six-inch (6”) caliper on the site.

Staff Comment N/A - The Applicant is providing Community Housing as an amenity.

1.5 Wetlands: Protection of significant wetlands area must constitute at least ten percent
(10%) of the gross area of the proposed PUD.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

1.6 River Enhancement: Enhancement of the Big Wood River and its tributaries, must include
stream bank restoration and public access to or along the waterway.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

1.7 Community Housing: For residential PUDs, the provision of at least ten percent (10%) of
the approved number of dwelling units or lots as community housing units affordable to
households earning between seventy percent (70%) and one hundred twenty percent
(120%) of the area median income. This provision may be modified for individual projects
based on the merits of the proposal as determined by the Commission and Council.

Staff Comment The Applicant is proposing to designate two (2) out of the five (5) single-family residences

as Community Housing Units. As described at the start of this report and permitted by the
portion of the standard that grants the Commission and Council flexibility, City Staff and the
Applicant have negotiated that the single-family Community Housing Units be sold under a
deed covenant to local, full-time employees, local employers, or local community housing
providers, as defined in the PUD Agreement. The deed covenant will not involve price
appreciation caps, income limits, monthly rental rate limits, nor household size
requirements. Please refer to the Staff Report narrative for more information about the
justification and merits of this type of deed covenant.

Both the eligibility criteria for purchasers and the deed restriction stipulation support the
City’s longstanding and urgent housing goals. Additionally, City Staff finds them to be
commensurate with the requested waivers and modifications of zoning and subdivision
requirements. Specifically, the draft PUD Agreement defines the eligible purchasers as such:
- 411 Local Full-Time Employee: A person who has been a full-time resident of
Blaine County, employed, and physically working in Blaine County for at least one (1)
year. Employment in Blaine County must entail a minimum of 1,500 hours worked per
calendar year shared between one (1) or more Local Employers. Full-Time Employees
may have breaks in employment due to a temporary physical or mental disability,
acting as primary caretaker of a disabled relative or child, extended vacation that
does not exceed six months every six years, or full-time education or training.
- 412 Local Employer: An organization that is physically located and operating
in Blaine County. A local employer must pay wages or a salary to one (1) or more
people who reside in Blaine County.
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- 413 Local Community Housing Provider: An official organization that is
dedicated to the cause of creating, securing, or coordinating housing for full-time
employees and employers local to Blaine County.

1.8 Local Deed-Restricted Housing: For residential PUDs, the provision of at least thirty
percent (30%) of the approved number of dwelling units or lots as local deed-restricted
housing as defined by the local housing authority in its Community Housing Guidelines
and reserved for households within the political boundaries of Blaine County Idaho
(residing full-time in Hailey, Idaho), and whose primary residence is within the residential
PUD.

Staff Comment As described above, the Applicant is offering to deed restrict and designate 40% of the
PUD’s dwellings as Community Housing Units.

1.9 Real Property: Dedication or conveyance of real property or an interest in real property
to the city.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

1.10 | Sidewalks. Off-site sidewalk improvements shall be constructed according to City
Standard Improvement Drawings and provided (in addition to sidewalk improvements
that are required by ordinance adjacent to the subject property) in accordance with the
following formulas:

For residential PUDs A minimum of 100 linear feet per residential
unit.
For non-residential or A minimum of 100 linear feet per 1000
mixed-use PUDs square feet of gross floor area.
Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

1.11 | Underground Parking: Underground parking must be provided for at least fifty percent
(50%) of the required number of parking spaces in the PUD.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

I.12 | Energy Consumption. All principal buildings within the PUD must comply with sustainable
building practices, as follows:

For residential PUDs Buildings comply with local “Built Green”
standards for certification, federal EPA
“Energy Star” program, or Leadership in
Energy and Environmental Design - Homes
(LEED-H) standards for basic certification.

For non-residential or Buildings comply with Leadership in Energy

mixed-use PUDs and Environmental Design (LEED) standards
for basic certification.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

I.13 | Other Amenities: Other project amenities and/or benefits to the community that are
found, by recommendation of the commission and approval of the council, to promote
the purpose of this chapter and the goals and objectives of the comprehensive plan.

Staff Comment N/A — The Applicant is providing Community Housing as an amenity.

17.10.040: Developer Benefits:

The Council may grant modifications or waivers of certain zoning and/or subdivision requirements to carry
out the intent of this Chapter and the land use policies of the City.

Staff Comment

| In turn for offering Community Housing Units, the Applicant requests waivers to:
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e the minimum lot size in the Limited Residential (LR-2) Zoning District (Section
17.04B.050);

e the maximum number of flag lots allowed within a subdivision (Section
16.04.060.D); and

e the park space requirement for subdivisions (Section 16.04.110.A).

17.10.040.01: Density Bonus:

A The following maximum increases in density may be granted only if one of the following
conditions are met, and if no other density increase has been granted:

Hailey’s Municipal Code does not specify an underlying density for the LR-2 Zoning District.
However, it does specify a minimum lot size, to which the Applicant has requested a waiver.

The site of the proposed PUD is 1.20 acres or approximately 52,272 square feet in size. By-
right, the LR-2 Zoning District permits four (4) single-family lots of approximately 13,068
square feet in size on the site. The Applicant is proposing a total of five (5) dwelling units—
marking a 25% increase to the maximum allowed density.

Al Ten percent (10%): Solar, wind, geothermal or other alternative renewable energy source
will provide at least fifty percent (50%) of the total energy needs of the PUD.

Staff Comment N/A

A2 Ten percent (10%): At least twenty five percent (25%) of the property included in the PUD
is located in the floodplain and no development occurs within the floodplain.

Staff Comment N/A

A3 Ten percent (10%): The developer of the PUD provides or contributes to significant off-
site infrastructure benefiting the city (e.g., water tank, fire station).

Staff Comment N/A

A4 Twenty percent (20%): The developer of the PUD provides or contributes to significant
multi-modal infrastructure providing both vehicular and nonvehicular amenities
benefiting the city and Wood River Valley.

Staff Comment City Staff seeks feedback from the Commission and Council on their request for the
Applicant to construct a section of the Broadford shared-use path. The Broadford shared-
use path is constructed up to Stoney Cove Road, and South River Street improvements are
anticipated in the next few years. It is preferred by Staff that the Applicant play a role in the
City incrementally closing the gap and providing bicycle and pedestrian connectivity along
Broadford Road. Participation in the project would satisfy the sidewalk installation and/or
sidewalk in-lieu fees requirement.

A5 Ten percent (10%): The nonresidential or mixed-use PUD complies with leadership in
energy and environmental design (LEED) standards for silver certification. The bonus
unit(s) shall not be constructed until a later phase, after actual certification for prior
phase(s) is achieved.

Staff Comment N/A

A.6 Fifteen percent (15%): The nonresidential or mixed-use PUD complies with leadership in
energy and environmental design (LEED) standards for gold certification. The bonus
unit(s) shall not be constructed until a later phase, after actual certification for prior
phase(s) is achieved.

Staff Comment N/A

A7 Twenty percent (20%): The nonresidential or mixed-use PUD complies with leadership in
energy and environmental design (LEED) standards for platinum certification. The bonus
unit(s) shall not be constructed until a later phase, after actual certification for prior
phase(s) is achieved.

Staff Comment N/A
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B. Density bonuses for project amenities and benefits to the community other than those
listed here may be granted by unanimous vote of the council, following a
recommendation by the commission, in order to carry out the purpose and intent of this
chapter and the land use policies of the city. (Ord. 1191, 2015)

Staff Comment City Staff finds the proposed benefits commensurate with the requested waivers and
presumed increase in the parcel’s density, or units per acre. All the same, Staff recommends
that the Commission and Council analyze the proposed Community Housing and speculative
multimodal amenities and benefits with the purpose and intent of this chapter, as well as
with the longstanding goals of the City’s Comprehensive Plan

17.10.040.02: Density Transfer:

Densities may be transferred between zoning districts within a PUD provided the resulting density shall be
not greater than aggregate overall allowable density of units and uses allowed in the zoning districts in which
the development is located.

Staff Comment | N/A — No density transfer is requested.

17.10.040.05: Phased Development Allowed:

The development of the PUD may be planned in phases provided that as part of the general submission, a
development schedule is approved which describes:

A Parcels: The parcels that are to be constructed upon in each phase and the date of each
phase submission.

Staff Comment N/A - The Applicant is not proposing a phased development, nor is City Staff requesting it.

B. Number of Units: The number of units to be built in each submission.
Staff Comment N/A — The Applicant is not proposing a phased development, nor is City Staff requesting it.
C. Schedule For Completion: A schedule for making contributions (if any), for the

completion of project amenities and public improvements, for posting of security
pursuant to subsection 17.10.050.08 of this Chapter, for dedication of Green Space, for
conveyance of community housing and/or provision of employee housing.

Staff Comment N/A — The Applicant is not proposing a phased development, nor is City Staff requesting it.

D. Stage Planning: Each stage within the PUD shall be so planned and related to existing
and/or planned services and facilities, including commercial space, such that each phase
is self-sufficient and not dependent on later phases and so that failure to proceed to the
subsequent stages will not have any adverse impacts on the PUD, its surroundings, or the
community in general. Each stage shall also be planned so as to ensure that green space
and any other amenities will be provided along with proposed construction at each
phase of construction.

Staff Comment N/A — The Applicant is not proposing a phased development, nor is City Staff requesting it.

17.10.040.06: Modifications to the Subdivision Standards:

Standards in the Subdivision Title for streets, sidewalks, alleys, and easements, lots and blocks, and parks
may be allowed. The requirements for sidewalks in the zoning districts set forth in Section 16.04.030 shall not
be waived.

Staff Comment As described above, the proposed concept includes 3,685 acres of park space, which entails
a shortfall of 2,348 square feet. A total of 6,033 square feet of park space is required for
this project per Section 16.04.110.A.1. In order to satisfy this requirement, the Applicant
may:

- Reconfigure the design to provide 6,033 square feet of park space;

- Provide a portion of park space and pay fees in-lieu of the shortfall; or

- Request a waiver to the park requirement.

Subsection 17.10.050.04(C) sets forth Standards of Evaluation required by the City Council.

A. | Standards of Evaluation
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Al The proposed development can be completed within one (1) year of the date of approval
or phase according to a development schedule as submitted in accordance with Section
17.10.040.05 of this chapter and approved by the City;

Staff Comment This standard shall be met within the standard timeline of a Building Permit, or 548 days. This
has been added as a Condition of Approval.

A2 The streets and thoroughfares proposed are suitable and adequate to carry anticipated
traffic;

Staff Comment The existing public streets, Silver Star Drive and Broadford Road, are adequate to carry the
residential traffic generated from the proposed units. City Staff is working with the
Applicant to improve the proposed private street to comply with City and IFC requirements.
A3 The PUD will not create excessive additional requirements at public cost for public
facilities and services;

Staff Comment No excessive costs are anticipated from this project.

A4 The existing and proposed utility services are adequate for the population densities and
non-residential uses proposed;

Staff Comment Utility services are available and are adequate to service the density proposed.
| A5 The development plan incorporates the site's significant natural features;
Staff Comment The site is empty and flat, it does not c