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Agenda 
Hailey Planning and Zoning Commission 

Monday, January 5, 2026 
5:30 p.m.  

Hailey Planning and Zoning Meetings are open to the public, in person, and by electronic means 
when available. The city strives to make the meeting available virtually but cannot guarantee 

access due to platform failure, internet interruptions or other potential technological 
malfunctions. Participants may join our meeting virtually by the following means: 

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

Passcode: Ge6Z7Q 
Download Teams | Join on the web 

Or call in (audio only) 
+1- 469-206-8535: 602369677#   United States, Dallas

Phone Conference ID: 602 369 677# 

Call to Order - Hailey Planning and Zoning Commission 
• Public Comment for items not on the Agenda.

Consent Agenda - ACTION ITEM 
• CA 1 Motion to approve Findings of Fact, Conclusions of Law, and Decision of a

Preliminary Plat Application by Daniel and Mia Ward wherein Lot 7A, Block 4, Woodside 
Subdivision #1 (1210 Baldy View Drive) is subdivided into two (2) lots; Lot 1, 7AA comprising 
of 8,906 square feet, and Lot 2, 7AAA comprising of 8,685 square feet. This project is 
proposed as 1210 Baldy View Drive Subdivision and is located within the Limited Residential 
(LR-1) Zoning District. ACTION ITEM

Public Hearing - ACTION ITEM 

• PH 1 Consideration of a Preliminary Plat Application by 1611 Aviation, LLC, represented by 
Richard Wilmot of Chrysalis Architecture and Planning, wherein Lot 3B, Block 4, Airport West 
(1611 Aviation Drive) is proposed to be subdivided into eleven (11) commercial condominium 
sublots and one (1) mixed-use condominium sublot. Each sublot is proposed to host 2,383 
square feet of constructed condominium area, with 28,257 square feet of common area and 
easements across the one (1) acre parcel. This project is located at 1611 Aviation Drive (Lot 
3B, Block 4, Airport West) within the Service Commercial Industrial - Industrial Subdistrict (SCI-
I) Zoning Districts. ACTION ITEM 

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

https://teams.microsoft.com/l/meetup-join/19%3ameeting_NzNjNjA2Y2MtMzQ0OC00MWI5LWE3OWQtNDZkNWIzMTc4ZDUz%40thread.v2/0?context=%7b%22Tid%22%3a%2242e19083-76f7-4129-9fde-874e596ed1a7%22%2c%22Oid%22%3a%22c9ec8de0-ef8c-4f17-8990-44c172695a20%22%7d
https://www.microsoft.com/en-us/microsoft-teams/download-app
https://www.microsoft.com/microsoft-teams/join-a-meeting
tel:+14692068535,,602369677
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• PH 2 Consideration of Design Review Application submitted by 1611 Aviation, LLC,
represented by Richard Wilmot of Chrysalis Architecture and Planning, for the construction of
eleven (11) commercial condominium units and one (1) mixed-use condominium unit
featuring a 900 square foot accessory dwelling unit. Each condominium unit is proposed with
two (2) floors of usable area and an exterior balcony, totaling 2,383 square feet. This project
is located at 1611 Aviation Drive (Lot 3B, Block 4, Airport West) within the Service
Commercial Industrial - Industrial Subdistrict (SCI-I) Zoning Districts. ACTION ITEM

• PH 3 Consideration of a City-Initiated Text Amendment to amend the Hailey Municipal Code,
Title 17: Zoning Regulations, Chapters 17.06 Design Review, Section17.06.080: Design
Standards, Item A: Nonresidential, Multi-Family Or Mixed-Use Building Development, Item E:
Detached Townhouse Development, and Item F: Cottage Development, refining and/or
amending design standards for cottage and townhouse developments ACTION ITEM

Staff Reports and Discussion 

- Tuesday, January 20, 2026:
o CUP: The Dandelion (Bread and Breakfast)
o TA: Text Amendment Swimming Pools
o AR: AT&T

Adjourn by 8:00 PM - ACTION ITEM 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

On December 15, 2025, the Hailey Planning and Zoning Commission considered and recommended for 
approval by the Hailey City Council a Preliminary Plat Application by Daniel and Mia Ward wherein Lot 
7A, Block 4, Woodside Subdivision #1 (1210 Baldy View Drive) is subdivided into two (2) lots; Lot 1, 7AA 
comprising of 8,906 square feet, and Lot 2, 7AAA comprising of 8,685 square feet. This project is 
proposed as 1210 Baldy View Drive Subdivision and is located within the Limited Residential (LR-1) 
Zoning District.  

The Hailey Planning and Zoning Commission unanimously recommended approval by the Hailey City 
Council the Preliminary Plat Application on December 15, 2025, and enters these Findings of Fact, 
Conclusions of Law and Decision. 

Applicant: Daniel and Mia Ward 
Location:            Lot 7A, Block 4, Woodside Subdivision #1 (1210 Blady View Drive) 
Zoning/Size:      Limited Residential (LR-1) Zoning District; 0.40 acres (17,548 square feet) 

Notice: Notice for the public hearing was published in the Idaho Mountain Express on November 25, 
2025, and mailed to property owners and public agencies on November 25, 2025.  

Background and Application: The Applicant proposed to subdivide an existing single-family residential 
lot at 1210 Baldy View Drive into two (2) new single family residential lots, both accessed from Baldy 
View Drive. The existing lot is 17,589 square feet in size, approximately 9,589 square feet larger than the 
lot size minimum (8,000 square feet) for the property’s Limited Residential (LR-1) Zoning District. A 
1,440 square foot single-family residence currently exists on the property, and the Applicant intends to 
retain the residence through any approved subdivision of the parcel.  

According to the Applicant, the proposed Lot 7AA will be 8,685 square feet in size and host the existing 
single-family residence. The proposed Lot 7AAA will be 8,906 square feet in size.  

Reasoned Statement: These Findings of Fact, Conclusions of Law, and Decision (“Findings”) represent the 
summary, and majority opinion of the determinative body of the City of Hailey pursuant to Idaho Code. 
These Findings represent a final decision, after extensive on-the-record deliberations, as more completely 
documented in the Minutes therefore, and the recordings thereof. These Findings represent a unanimous 
approval of the Hailey Planning and Zoning Commission, after deliberations on each of the criteria 
detailed herein below. 

On December 15, 2025, the Hailey Planning and Zoning Commission considered and recommended for 
approval by the Hailey City Council a Preliminary Plat Application by Daniel and Mia Ward wherein Lot 
7A, Block 4, Woodside Subdivision #1 (1210 Baldy View Drive) is subdivided into two (2) lots; Lot 1, 7AA 
comprising of 8,906 square feet, and Lot 2, 7AAA comprising of 8,685 square feet. This project is 
proposed as 1210 Baldy View Drive Subdivision and is located within the Limited Residential (LR-1) 
Zoning District.  

Standards of Evaluation for a Subdivision 
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Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.06.050 Complete Application  

☒ ☐ ☐ Department 
Comments  

Engineering: No Comments.  

 Life/Safety:  No Comments 
 Water and Sewer:  

Wastewater: No Comments 
Water: No Comments 

 Building: No Comments.  
 Streets:   The Applicant shall pay in-lieu fees for the estimated cost of 

installation for sidewalk improvements. 
 Landscaping/Parks: No Comments. 

☒ ☐ ☐ 16.04.010 
Development 
Standards 

Applicability: The configuration and development of proposed subdivisions shall be 
subject to and meet the provisions and standards found in this Title, the Zoning Title 
and any other applicable Ordinance or policy of the City of Hailey and shall be in 
accordance with general provisions of the Comprehensive Plan. 

Staff 
Comments 

Please refer to the specific standards as noted herein. 
Findings: Compliance. This standard has been met. 

 16.04.020: Streets: 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   16.04.020 Streets: Streets shall be provided in all subdivisions where necessary to provide 

access and shall meet all standards below. 

☒ ☐ ☐ A. Development Standards: All streets in the subdivision must be platted and developed 
with a width, alignment, and improvements such that the street is adequate to safely 
accommodate existing and anticipated vehicular and pedestrian traffic and meets 
City standards.  Streets shall be aligned in such a manner as to provide through, safe 
and efficient access from and to adjacent developments and properties and shall 
provide for the integration of the proposed streets with the existing pattern. 

Staff 
Comments 

The subject parcels are located along Baldy View Drive, an existing public 
street. No new streets are proposed.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ B. Cul-De-Sacs; Dead-End Streets: Cul-de-sacs or dead-end streets shall be allowed only 
if connectivity is not possible due to surrounding topography or existing platted 
development.  Where allowed, such cul-de-sacs or dead-end streets shall comply with 
all regulations set forth in the IFC and other applicable codes and ordinances.  Street 
rights-of-way extended into un-platted areas shall not be considered dead end 
streets. 

Staff 
Comments 

N/A, as no cul-de-sacs or dead-end streets and alleys are proposed.   
Findings: Compliance. This standard is either not applicable or has been met. 

☒ ☐ ☐ C. Access: More than one access may be required based on the potential for impairment 
of a single access by vehicle congestion, terrain, climatic conditions or other factors 
that could limit access. 

Staff 
Comments 

Access to the existing and reconfigured lots are achieved from Baldy View 
Drive.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ D. Design: Streets shall be laid out so as to intersect as nearly as possible at right angles 
and no street shall intersect any other street at less than eighty (80) degrees.  Where 
possible, four-way intersections shall be used.  A recommended distance of 500 feet, 
with a maximum of 750 feet, measured from the center line, shall separate any 
intersection.  Alternatively, traffic calming measures including but not limited to 
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speed humps, speed tables, raised intersections, traffic circles or roundabouts, 
meanderings, chicanes, chokers, and/or neck-downs shall be a part of the street 
design.  Alternate traffic calming measures may be approved with a recommendation 
by the City Engineer.  Three-way intersections shall only be permitted where most 
appropriate or where no other configuration is possible.  A minimum distance of 150 
feet, measured from the center line, shall separate any 2 three-way intersections.   

Staff 
Comments 

N/A. No new streets are proposed, and all surrounding access streets are 
existing.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. Centerlines: Street centerlines which deflect more than five (5) degrees shall be 
connected by a curve.  The radius of the curve for the center line shall not be more 
than 500 feet for an arterial street, 166 feet for a collector street and 89 feet for a 
residential street. Alternatively, traffic calming measures including but not limited to 
speed humps, speed tables, raised intersections, traffic circles or roundabouts, 
meanderings, chicanes, chokers, and/or neck-downs shall be a part of the street 
design. Alternate traffic calming measures may be approved with a recommendation 
by the City Engineer.   

Staff 
Comments 

N/A. No new streets are proposed, and all surrounding access streets are 
existing. 
Findings: Compliance. This standard is either not applicable or has been met. 

☐ ☐ ☒ F. Width: Street width is to be measured from property line to property line. The 
minimum street width, unless specifically approved otherwise by the Council, shall be 
as specified in City Standards for the type of street. 

Staff 
Comments 

N/A. No new streets are proposed, and all surrounding access streets exist.  
Findings: Compliance. This standard is either not applicable or has been met. 

☐ ☐ 
 

☒ 
 

G.  
 
 

Roadways: Roadway, for the purpose of this section, shall be defined as the area of 
asphalt from curb face to curb face or edge to edge. Roadway includes areas for 
vehicle travel and may include parallel or angle in parking areas. The width of 
roadways shall be in accordance with the adopted City Standards for road 
construction. 

Staff 
Comments 

N/A. The only public access for the proposed subdivision, Baldy View Drive, 
exists. No new streets are proposed, and all surrounding access streets are 
existing. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ H. Road Grades: Road Grades shall be at least two percent (2%) and shall not generally 
exceed six percent (6%).  Grade may exceed 6%, where necessary, by 1% (total 7%) 
for no more than 300 feet or 2% (total 8%) for no more than 150 feet. No excess 
grade shall be located within 200 feet of any other excess grade nor there any 
horizontal deflection in the roadway greater than 30 degrees within 300 feet of 
where the excess grade decreases to a 2% slope.   

Staff 
Comments 

N/A. No new streets are proposed, and all surrounding access streets exist. 
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ I.  Runoff: The developer shall provide storm sewers and/or drainage areas of adequate 
size and number to contain any runoff within the streets in the subdivision in 
conformance with the applicable Federal, State and local regulations. The developer 
shall provide copies of state permits for shallow injection wells (drywells). Drainage 
plans shall be reviewed by City Staff and shall meet the approval of the City Engineer.  
Developer shall provide a copy of EPA’s “NPDES General Permit for Storm water 
Discharge from Construction Activity” for all construction activity affecting more than 
one acre. 

Staff 
Comments 

No drainage features or areas for the proposed subdivision have been shown 
on the submitted preliminary plat. Drainage for the site shall meet the 
approval of the City Engineer, prior to issuance of a Building Permit. This has 
been made a Condition of Approval.  
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The City Engineer will review all proposed storm sewers, drywells and other 
drainage facilities. Permits shall be obtained for installation of all drywells. This 
has been made a Condition of Approval.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ J. Signage: The developer shall provide and install all street and traffic control signs in 
accordance with City Standards. 

Staff 
Comments 

N/A. No new street signs are proposed, and traffic control signs are not an 
anticipated need. 
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ K. Dedication; Names: All streets and alleys within any subdivision shall be dedicated for 
public use, except as provided herein.  New street names (public and private) shall 
not be the same or similar to any other street names used in Blaine County. 

Staff 
Comments 

The street accessing the proposed project, Baldy View Drive is an existing 
platted street. The proposed internal driveways will be privately maintained.  
Findings: Compliance. This standard has been met. 

   L. Private Streets:  

☐ ☐ ☒ L. 1.  Private streets may be allowed (a) to serve a maximum of five (5) residential dwelling 
units, (b) within Planned Unit Developments, or (c) within commercial developments 
in the Business, Limited Business, Neighborhood Business, Light Industrial, 
Technological Industry, and Service Commercial Industrial districts.  Private streets are 
allowed at the sole discretion of the Council, except that no Arterial or Major Street, 
or Collector or Secondary Street may be private.  Private streets shall have a minimum 
total width of 36 feet, shall be constructed to all other applicable City Standards 
including paving, and shall be maintained by an owner’s association. 

   Staff 
Comments 

N/A, as no private streets are proposed. Each driveway will be maintained by 
the respective lot owner.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ L. 2.  Private streets, wherever possible, shall provide interconnection with other public 
streets and private streets.  

   Staff 
Comments  

N/A, as no private streets are proposed. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ L. 3.  The area designated for private streets shall be platted as a separate parcel according 
to subsection 16.04.060C below. The plat shall clearly indicate that the parcel is 
unbuildable except for public vehicular and public pedestrian access and 
ingress/egress, utilities or as otherwise specified on the plat.   

   Staff 
Comments  

N/A, as no private streets are proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ L. 4.  Private street names shall not end with the word “Road”, “Boulevard”, “Avenue”, 
“Drive” or “Street”.  Private streets serving five (5) or fewer dwelling units shall not be 
named. 

   Staff 
Comments 

N/A, as no private streets are proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ L. 5.  Private streets shall have adequate and unencumbered 10-foot-wide snow storage 
easements on both sides of the street, or an accessible dedicated snow storage 
easement representing not less than twenty-five percent (25%) of the improved area 
of the private street. Private street snow storage easements shall not be combined 
with, or encumber, required on-site snow storage areas. 

    Staff 
Comments 

No private streets are proposed. There is an existing 10’-wide Snow Storage 
Easement and a 5’-wide Public Utility Easement along the property frontage of 
Baldy View Drive. No shared parking or driveway access areas are proposed at 
this time.   
Findings: Compliance. This standard has been met. 
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☐ ☐ ☒ L. 6. Subdivisions with private streets shall provide two (2) additional parking spaces per 
dwelling unit for guest and/or overflow parking. These spaces may be located (a) 
within the residential lot (e.g., between the garage and the roadway), (b) as parallel 
spaces within the street parcel or easement adjacent to the travel lanes, (c) in a 
designated guest parking area, or (d) as a combination thereof. Guest/overflow parking 
spaces are in addition to the minimum number of parking spaces required pursuant to 
chapter 17.09 of this code. The dimension of guest/overflow parking spaces shall Meet 
the parking standards of section 17.09.030, Onsite Parking Dimensions. 
Guest/overflow parking spaces shall be improved with asphalt, gravel, pavers, grass 
block, or another all-weather dustless surface. No part of any required guest/overflow 
parking spaces shall be utilized for snow storage. 

   Staff 
Comments 

N/A. No private streets are proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

   M.  Driveways:  

☒ ☐ ☐ M. 1.  Driveways may provide access to not more than two (2) residential dwelling units.  
Where a parcel to be subdivided will have one lot fronting on a street, not more than 
one additional single-family lot accessed by a driveway may be created in the rear of 
the parcel.  In such a subdivision, where feasible (e.g., no driveway already exists), both 
lots shall share access via a single driveway.   

   Staff 
Comments 

Proposed Lot 7AAA currently hosts a single-family residence and driveway with 
frontage on Baldy View Drive. The Applicant is proposing to subdivide the 
property into two (2) lots, adhering to Standards of the Hailey Municipal Code. 
The Applicant has stated that each lot will be serviced via their own driveway.  
Findings: Compliance. This standard has been met. 

☒? ☐ ☐ M. 2.  Driveways shall be constructed with an all-weather surface and shall have the 
following maximum roadway widths: 

a) Accessing one residential unit: twenty feet (20’) 
b) Accessing two residential units: thirty feet (30’) 

No portion of the required fire lane width of any driveway may be utilized for parking, 
above ground utility structures, dumpsters or other service areas, snow storage or any 
other obstructions.  

   Staff 
Comments 

The Applicant has not depicted the exact location and dimensions of the 
proposed driveway for Lot 7AA on the submitted Preliminary Plat. The location 
and dimension of the driveway for Lot 7AA shall be approved by the Hailey Fire 
Chief and the Street Department, prior to issuance of a Building Permit. This 
has been made a Condition of Approval. 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ M. 3.  Driveways longer than 150 feet must have a turnaround area approved by the Fire 
Department.  Fire lane signage must be provided as approved by the Fire 
Department. 

   Staff 
Comments 

The Applicant has not depicted the exact location and dimensions of the 
proposed driveway for Lot 7AA on the submitted Preliminary Plat. The location 
and dimension of the driveway for Lot 7AA shall be approved by the Hailey Fire 
Chief and the Street Department, prior to issuance of a Building Permit. This has 
been made a Condition of Approval. 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ M. 4. Driveways accessing more than one residential dwelling unit shall be maintained by 
an owner’s association, or in accordance with a plat note.   

   Staff 
Comments 

The Applicant has proposed that each lot will be accessed via its own driveway.  
No shared driveway areas are currently proposed.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ M. 5. The area designated for a driveway serving more than one dwelling unit shall be 
platted as a separate unbuildable parcel, or as a dedicated driveway easement.  
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Easements and parcels shall clearly indicate the beneficiary of the easement or parcel 
and that the property is unbuildable except for ingress/egress, utilities or as 
otherwise specified on the plat.  A building envelope may be required in order to 
provide for adequate building setback. 

   Staff 
Comments 

N/A. No driveways serving more than one dwelling unit is currently proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ M. 6. No driveway shall interfere with maintenance of existing infrastructure and shall be 
located to have the least adverse impact on residential dwelling units, existing or to 
be constructed, on the lot the easement encumbers and on adjacent lots. 

Staff 
Comments 

The Applicant has not depicted the exact location and dimensions of the 
proposed driveway for Lot 7AA on the submitted Preliminary Plat. The 
proposed new driveway’s placement shall have the least adverse impact on 
residential dwelling units (existing and proposed) and the maintenance of 
existing infrastructure. The Applicant shall meet this standard by scheduling a 
meeting with the Street Superintendent to discuss the placement of the new 
driveway.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ N.  Parking Access Lane: Multifamily, townhouse developments of greater than four (4) 
dwelling units, and cottage developments may be served by a parking access lane. A 
parking access lane shall not be considered a street but shall comply with all 
regulations set forth in the IFC and other applicable codes and ordinances. 

Staff 
Comments 

N/A. The proposed subdivision addresses only two (2) single-family residential 
lots.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ O. Fire Lanes: Required fire lanes, whether in private streets, driveways or parking 
access lanes, shall comply with all regulations set forth in the IFC and other applicable 
codes and ordinances. 

Staff 
Comments 

N/A- Findings: Compliance. This standard is either not appliable or has been 
met. 

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ A. Sidewalks and drainage improvements are required in all zoning districts and shall be 
located and constructed according to applicable City standards, except as otherwise 
provided herein.  

Staff 
Comments 

No sidewalks currently exist along the adjacent segments of Baldy View Drive, 
and no sidewalks are currently proposed. However, the Streets Division 
Manager requires that the Applicant pay in-lieu fees for the estimated cost of 
installation for sidewalk improvements. The scope of improvements for in-lieu 
fee collection shall be reviewed and mutually agreed upon by City Staff and the 
Applicant, prior to recordation of Final Plat. This has been made a Condition of 
Approval.  
 
Drainage appears to be adequate for the site but will be reviewed by City Staff 
and shall meet the approval of the City Engineer, prior to issuance of a Building 
Permit.  
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B. The length of sidewalks and drainage improvements constructed shall be equal to the 
length of the subject property line(s) adjacent to any public street or private street. 

Staff 
Comments 

Please refer to Section 16.04.030(A), comments noted above, for further 
information.  
Findings: Compliance. This standard has been met. 
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☐ ☐ ☒ C. New sidewalks shall be planned to provide pedestrian connections to any existing and 
future sidewalks adjacent to the site.   

Staff 
Comments 

N/A. No new sidewalks are proposed with this application.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ D. Sites located adjacent to a public street or private street that are not currently through 
streets, regardless whether the street may provide a connection to future streets, shall 
provide sidewalks to facilitate future pedestrian connections.  

Staff 
Comments 

N/A. This site is not located adjacent to a public or private street that is not 
currently a through street.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. The requirement for sidewalk and drainage improvements are not required for any lot 
line adjustment.  

Staff 
Comments 

N/A. The Application is for a Preliminary Plat.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   A.  Alleys:  

☐ ☐ ☒ A. 1. Alleys shall be provided in all Business District and Limited Business District 
developments where feasible. 

Staff 
Comments 

N/A. This project is located in the Limited Residential (LR-1) Zoning District.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A. 2. The minimum width of an alley shall be twenty-six (26’) feet.  
Staff 
Comments 

N/A, as no alleys are proposed or existing.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A. 3. All alleys shall be dedicated to the public or provide for public access. 
Staff 
Comments 

N/A. No alleys are proposed or existing. 
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ A. 4. All infrastructures to be installed underground shall, where possible, be 
installed in the alleys platted. 

Staff 
Comments 

All infrastructure to the site will be installed underground. Such infrastructure 
will be installed within the existing Public Utility Easements and/or within the 
public right-of-way.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ A. 5. Alleys in commercial areas shall be improved with drainage as appropriate and which 
the design meets the approval of the City Engineer. The Developer shall provide 
storm sewers and/or drainage areas of adequate size and number to contain any 
runoff within the streets in the subdivision upon the property in conformance with 
the latest applicable Federal, State and local regulations. The developer shall provide 
copies of state permits for shallow injection wells (drywells). Drainage plans shall be 
reviewed by City Staff and shall meet the approval of the City Engineer. 

Staff 
Comments 

NA, as no alleys exist and/or are proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A. 6. Dead-end alleys shall not be allowed. 
Staff 
Comments 

N/A, as no dead-end alleys are proposed. 
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ A. 7. Where alleys are not provided, easements of not less than ten (10) feet in width may 
be required on each side of all rear and/or side lot lines (total width = 20 feet) where 
necessary for wires, conduits, storm or sanitary sewers, gas and water lines.  
Easements of greater width may be required along lines, across lots, or along 
boundaries, where necessary for surface drainage or for the extension of utilities. 
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Staff 
Comments  

There is an existing ten-foot (10’) snow storage easement and an existing five-
foot (5’) power easement along the front and the rear property boundary, per 
the existing Woodside Subdivision #1 Plat. 
Findings: Compliance. This standard has been met. 
Easements.  Easements, defined as the use of land not having all the rights of 
ownership and limited to the purposes designated on the plat, shall be placed on the 
plat as appropriate.  Plats shall show the entity to which the easement has been 
granted.  Easements shall be provided for the following purposes: 

☒ ☐ ☐ B. 

☒ ☐ ☐ B. 1. To provide access through or to any property for the purpose of providing utilities, 
emergency services, public access, private access, recreation, deliveries or such other 
purpose.  Any subdivision that borders on the Big Wood River shall dedicate a 20-
foot-wide fisherman’s access easement, measured from the Mean High-Water Mark, 
which shall provide for non-motorized public access.  Additionally, in appropriate 
areas, an easement providing non-motorized public access through the subdivision to 
the river shall be required as a sportsman’s access. 

Staff 
Comments 

There is an existing ten-foot (10’) snow storage easement and an existing five-
foot (5’) power easement along the front and the rear property boundary, per 
the existing Woodside Subdivision #1 Plat.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ B. 2. To provide protection from or buffering for any natural resource, riparian area, 
hazardous area, or other limitation or amenity on, under, or over the land.  Any 
subdivision that borders on the Big Wood River shall dedicate a one hundred (100) 
foot wide riparian setback easement, measured from the Mean High-Water Mark, 
upon which no permanent structure shall be built, in order to protect the natural 
vegetation and wildlife along the river bank and to protect structures from damage or 
loss due to river bank erosion. A twenty-five (25) foot wide riparian setback easement 
shall be dedicated adjacent to tributaries of the Big Wood River.  Removal and 
maintenance of live or dead vegetation within the riparian setback easement is 
controlled by the applicable bulk requirement of the Flood Hazard Overlay District.  
The riparian setback easement shall be fenced off during any construction on the 
property. 

Staff 
Comments 

No natural resource, riparian area, hazardous area or other limitation requires 
an easement, as specified above, for the proposed subdivision.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐? ☐ ☐ B. 3. To provide for the storage of snow, drainage areas or the conduct of irrigation 
waters. Snow storage areas shall be not less than twenty-five percent (25%) of 
parking, sidewalk and other circulation areas. No dimension of any snow storage area 
may be less than 10 feet. All snow storage areas shall be accessible and shall not be 
located over any above ground utilities, such as transformers. 

Staff 
Comments 

There is an existing 10’-wide snow storage and 5’-wide Public Utility Easement 
that exists along the property frontage and the rear of the property of Baldy 
View Drive.   
Findings: Compliance. This standard has been met. 

16.04.050: Blocks 
Compliant Standards and Staff Comments 

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

☐ ☐ ☒ 16.04.050 Blocks: The length, width and shape of blocks shall be determined with due regard to 
adequate building sites suitable to the special needs of the type of use contemplated, 
the zoning requirements as to lot size and dimensions, the need for convenient access 
and safe circulation and the limitations and opportunities of topography. 

Staff 
Comments 

N/A, as no new blocks are created with the proposed subdivision.  
 Findings: Compliance. This standard is either not appliable or has been met. 

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

☒ ☐ ☐ 16.04.060 Lots: All lots shown on the subdivision plat must conform to the minimum standards 
for lots in the district in which the subdivision is planned. The City will generally not 
approve single-family residential lots larger than one-half (1/2) acre (21,780 square 
feet). In the event a single-family residential lot greater than one-half (1/2) acre is 
platted, irrigation shall be restricted to not more than one-half (1/2) acre, pursuant to 
Idaho Code §42-111, and such restriction shall be included as a plat note.  District 
regulations are found in the Zoning Chapter. 

Staff 
Comments 

All lots conform to the minimum standards for lots located within the Limited 
Residential (LR-1) Zoning District.  
Required: 

- Minimum size of 8,000 square feet 
- Minimum Lot width: 75 square feet 

Proposed: 
- Lot 7AA: 8,906 square feet/ width: 75 square feet 
- Lot 7AAA: 8,685 square feet/ width: 105 square feet 

Findings: Compliance. This standard has been met. 

☐ ☐ ☒ A. If lots are more than double the minimum size required for the zoning district, the 
Developer may be required to arrange lots in anticipation of future re-subdivision and 
provide for future streets where necessary to serve potential lots, unless the plat 
restricts further subdivision. 

Staff 
Comments 

N/A, as no lots are double the minimum size required by zoning district.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ B. Double frontage lots shall be prohibited except where unusual topography, a more 
integrated street plan, or other conditions make it undesirable to meet this 
requirement. Double frontage lots are those created by either public or private 
streets, but not by driveways or alleys. Subdivisions providing a platted parcel of 25 
feet or more between any street right-of-way and any single row of lots shall not be 
considered to have platted double frontage lots.  The 25-foot-wide parcel provided 
must be landscaped to provide a buffer between the street and the lot(s). 

Staff 
Comments 

N/A, as no double frontage lots are proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ C. No unbuildable lots shall be platted. Platted areas that are not buildable shall be 
noted as such and designated as “parcels” on the plat.  Green Space shall be clearly 
designated as such on the plat. 

Staff 
Comments 

N/A, as no unbuildable lots are platted. Access, utility, and snow storage 
easements are shown on the preliminary plat.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ D. A single flag lot may be permitted at the sole discretion of the Hearing Examiner or 
Commission and Council, in which the “flagpole” projection is serving as a driveway 
as provided herein, providing connection to and frontage on a public or a private 
street. Once established, a flag lot may not be further subdivided, but a lot line 
adjustment of a flag lot is not considered a further subdivision. The “flagpole” portion 
of the lot shall be included in lot area but shall not be considered in determining 
minimum lot width. The “flagpole” shall be of adequate width to accommodate a 
driveway as required by this ordinance, fire and other applicable codes.  Flag lots 
within the Townsite Overlay District are not allowed, except where parcels do not 
have street access, such as parcels adjacent to the ITD right-of-way. 

Staff 
Comments 

N/A, as no flag lots are being proposed with the subdivision.  
Findings: Compliance. This standard is either not appliable or has been met. 
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☒ ☐ ☐ E. All lots shall have frontage on a public or private street. No frontage width shall be 
less than the required width of a driveway as provided under Sections 16.04.020 M2 
of this chapter and subsection D of this section.  Townhouse Sub-Lots are excluded 
from this requirement; provided, however, that Townhouse Developments shall have 
frontage on a street. 

Staff 
Comments 

The Applicant intends for proposed Lots 7AA and 7AAA to be considered single-
family residential lots, and both lots have frontage on the public street, Baldy 
View Drive. 
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ F. In the Townsite Overlay District, original Townsite lots shall be subdivided such that 
the new platted lots are oriented the same as the original lots, i.e., lots shall be 
subdivided in such a way as to maintain frontage on both the street and alley.  
Exceptions may be made for corner properties with historic structures. 

Staff 
Comments 

N/A, as this project is not located within the Townsite Overlay (TO) District.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

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

☐ ☐ ☒ A. Phasing Required: Development of subdivisions shall be phased to avoid the 
extension of City services, roads and utilities through undeveloped land. 

Staff 
Comments 

N/A, as one (1) lot exists with a single-family residence. There will only be a 
single phase of development associated with this subdivision. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ B. Agreement: Developers requesting phased subdivisions shall enter into a phasing 
agreement with the City.  Any phasing agreement shall be approved and executed by 
the Council and the Developer on or before the preliminary plat approval by the 
Council. 

Staff 
Comments 

N/A, as the Applicant is not requesting a phased subdivision.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ C. Mitigation of Negative Effects: No subdivision shall be approved which affects the 
ability of political subdivisions of the state, including school districts, to deliver 
services without compromising quality of service delivery to current residents or 
imposing substantial additional public costs upon current residents, unless the 
Developer provides for the mitigation of the effects of subdivision. Such mitigation 
may include, but is not limited to the following: 

a) Provision of on-site or off-site street or intersection improvements. 
b) Provision of other off-site improvements. 
c) Dedications and/or public improvements on property frontages. 
d) Dedication or provision of parks or green space. 
e) Provision of public service facilities. 
f) Construction of flood control canals or devices. 
g) Provisions for ongoing maintenance. 

Staff 
Comments 

N/A- Findings: Compliance. This standard is either not appliable or has been 
met. 

☐ ☐ ☒ D.  When the developer of contiguous parcels proposes to subdivide 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: 

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

2. Non-vehicular circulation routes shall provide safe pedestrian and bicycle 
ways and provide an interconnected system to streets, parks and green 
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space, public lands, or other destinations. 
3. Water main lines and sewer main lines shall be designed in the most 

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

in the most effective layout feasible. 
5. Park land shall be most appropriately located on the Contiguous Parcels. 
6. Grading and drainage shall be appropriate to the Contiguous Parcels. 
7. Development shall avoid easements and hazardous or sensitive natural 

resource areas. 
The commission and council may require that any or all contiguous parcels be 
included in the subdivision. 

Staff 
Comments 

N/A, as the Applicant is only proposing to subdivide a single parcel.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.04.080: Perimeter Walls, Gates and Berms  
Compliant Standards and Staff Comments 

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

☐ ☐ ☒ 16.04.080 The City of Hailey shall not approve any residential subdivision application that 
includes any type of perimeter wall or gate that restricts access to the subdivision.  
This regulation does not prohibit fences on or around individual lots.  The City shall 
also not allow any perimeter landscape berm more than 3’ higher than the previously 
existing (original) grade. 

Staff 
Comments 

N/A, as no perimeter walls, gates, landscape berms or retaining walls are 
proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.04.090: Cuts, Fills, Grading and Drainage  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ A. Plans Required: Proposed subdivisions shall be carefully planned to be compatible 
with natural topography, soil conditions, geology and hydrology of the site, as well as 
to minimize cuts; fills, alterations of topography, streams, drainage channels; and 
disruption of soils or vegetation.  Fill within the floodplain shall comply with the 
requirements of the Flood Hazard Overlay District of the Zoning Ordinance. 

Staff 
Comments 

The proposed subdivision complements the pattern of the surrounding area 
and greater Woodside Subdivision. The current site conditions are mostly flat, 
sparse vegetation, and no drainage channels or other significant 
hydrological/geological features within the property boundary.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ A. 1. A preliminary soil report prepared by a qualified engineer may be required by the 
Hearing Examiner or Commission and/or Council as part of the preliminary plat 
application. 

Staff 
Comments 

N/A, as the City Engineer has not required a Soils Report from the Applicant.  
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ A. 2. A preliminary grading plan prepared by a civil engineer may be required by the 
Hearing Examiner or Commission and/or the Council as part of the preliminary plat 
application, to contain the following information: 

a) Proposed contours at a maximum of two (2) foot contour intervals; 
b) Cut and fill banks in pad elevations; 
c) Drainage patterns; 
d) Areas where trees and/or natural vegetation will be preserved; 
e) Location of all street and utility improvements including driveways to 

building envelopes; and   
f) Any other information which may reasonably be required by the 

Administrator, Hearing Examiner, Commission and/or Council. 
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Staff 
Comments 

Preliminary grading, drainage, and any street and utility improvements will be 
reviewed at final design by the City Engineer.  
Findings: Compliance. This standard has been met. 

   B. Design Standards: The proposed subdivision shall conform to the following design 
standards:  

☒ ☐ ☐ B. 1.  Grading shall be designed to blend with natural land forms and to minimize the 
necessity of padding or terracing of building sites, excavation for foundations, and 
minimize the necessity of cuts and fills for streets and driveways. 

Staff 
Comments 

Preliminary grading, drainage, and any street and utility improvements will be 
reviewed at final design by the City Engineer. 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B. 2. Areas within a subdivision which are not well suited for development because of 
existing soil conditions, steepness of slope, geology or hydrology shall be allocated 
for Green Space for the benefit of future property owners within the subdivision. 

Staff 
Comments 

The site is relatively flat and appears to be well suited for development.  
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B. 3. Where existing soils and vegetation are disrupted by subdivision development, 
provision shall be made by the Developer for Revegetation of disturbed areas with 
perennial vegetation sufficient to stabilize the soil upon completion of the 
construction, including temporary irrigation for a sufficient period to establish 
perennial vegetation.  Until such time as the vegetation has been installed and 
established, the Developer shall maintain and protect all disturbed surfaces from 
erosion. 

Staff 
Comments 

Erosion control and re-vegetation shall be included in final design. 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B. 4. Where cuts, fills or other excavation are necessary, the following development 
standards shall apply: 

a) Fill areas for structures or roads shall be prepared by removing all organic 
material detrimental to proper compaction for soil stability. 

b) Fill for structures or roads shall be compacted to at least 95 percent of 
maximum density as determined by American Association State Highway 
Transportation Officials (AASHTO) and American Society of Testing & 
Materials (ASTM). 

c) Cut slopes shall be no steeper than two horizontals to one vertical.  
Subsurface drainage shall be provided as necessary for stability. 

d) Fill slopes shall be no steeper than three horizontals to one vertical.  Neither 
cut nor fill slopes shall be located on natural slopes of three to one or 
steeper, or where fill slope toes out within twelve (12) feet horizontally of 
the top of existing or planned cut slope. 

e) Tops and toes of cut and fill slopes shall be set back from structures and 
property lines as necessary to accommodate drainage features and drainage 
structures. 

Staff 
Comments 

Drainage for the site shall meet the approval of the City Engineer, prior to 
issuance of a Building Permit. This has been made a Condition of Approval.  
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B. 5. The developer shall provide storm sewers and/or drainage areas of adequate size and 
number to contain the runoff upon the property in conformance with the applicable 
Federal, State and local regulations.  The developer shall provide copies of state 
permits for shallow injection wells (drywells).  Drainage plans shall be reviewed by 
planning staff and shall meet the approval of the City engineer. Developer shall 
provide a copy of EPA’s “NPDES General Permit for Storm-water Discharge from 
Construction Activity” for all construction activity affecting more than one acre. 

Staff 
Comments 

Drainage for the site shall meet the approval of the City Engineer, prior to 
issuance of a Building Permit. This has been made a Condition of Approval.  
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The City Engineer will review all proposed storm sewers, drywells and other 
drainage facilities. Permits shall be obtained for installation of all drywells. This 
has been made a Condition of Approval.  
Findings: Compliance. This standard has been met. 

16.04.100: Overlay Districts  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   A. Flood Hazard Overlay District: 

☐ ☐ ☒ A. 1. Subdivisions or portions of subdivision located within the Flood Hazard Overlay 
District shall comply with all provisions of Section 4.10 of the Zoning Ordinance. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Flood Hazard 
Overlay District. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A. 2.  Subdivisions located partially in the Flood Hazard Overlay District shall have 
designated building envelopes outside the Flood Hazard Overlay District to the extent 
possible. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Flood Hazard 
Overlay District. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A. 3. Any platted lots adjacent to the Big Wood River or its tributaries shall have 
designated building envelopes. 

Staff 
Comments 

N/A, as the proposed subdivision is not located adjacent to the Big Wood River 
or its tributaries.  
Findings: Compliance. This standard is either not appliable or has been met. 

☒ ☐ ☐ B. Hillside Overlay District: 

☐ ☐ ☒ B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay District 
shall comply with all provisions of Section 4.14, of the Zoning Ordinance. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ B. 2. Subdivisions located partially in the Hillside Overlay District shall have designated 
building envelopes outside the Hillside Overlay District. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ B. 3. All approved subdivisions shall contain a condition that a Site Alteration Permit is 
required before any development occurs. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.04.110: Parks, Pathways and Other Green Spaces 
Compliant Standards and Staff Comments 

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

☐ ☐ ☒ A. Parks and Pathways: Unless otherwise provided, every subdivision shall set aside a 
Park and/or Pathway(s) in accordance with standards set forth herein. 

Staff 
Comments 

N/A. The Applicant is proposing to subdivide a single parcel into two (2) lots. 
Standard 16.04.110 A.1.a does not apply. 
Findings: Compliance. This standard is either not appliable or has been met. 

                  A. 1. Parks: 



Preliminary Plat: 1210 Baldy View Subdivision  
Lot 7A, Block 4, Woodside Subdivision #1 (1210 Baldy View Drive)  

Hailey Planning and Zoning Commission – January 5, 2026 
FF - Page 14 of 23 

 

 
 

☐ ☐ ☒ A. 1. a. The developer of any subdivision, or any part thereof, consisting of three (3) or more 
residential lots, including residential townhouse sub-lots and residential 
condominium units, without regard to the number of phases within the subdivision, 
shall set aside or acquire land area within, adjacent to or in the general vicinity of the 
subdivision for Parks.  Parks shall be developed within the City of Hailey and set aside 
in accordance with the following formula: 
  
P = x multiplied by .0277 
“P” is the Parks contribution in acres 
“x” is the number of single-family lots, residential townhouse sub-lots or residential 
condominium units contained within the plat. Where multi-family lots are being 
platted with no fixed number of units, “x” is maximum number of residential lots, 
sub-lots, and units possible within the subdivision based on current zoning 
regulations. 

   Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A.1.b In the event the subdivision is located in the Business (B), Limited Business (LB), 
Neighborhood Business (NB), or Transitional (TN) zoning districts, the area required 
for a park shall be reduced by 75%, but in no event shall the area required for a 
park/Cultural Space exceed 17.5% of the area of the lot(s) being developed.  

   Staff 
Comments 

N/A. The subdivision is located within the Limited Residential (LR-1) Zoning 
District. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ A. 2. Pathways: The developer of any subdivision, or any part thereof, shall provide 
pathways for all trails and paths identified in the master plan that are located on the 
property to be subdivided or on City property adjacent to the property to be 
subdivided, and sidewalks required by this ordinance.  

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ B.  Multiple Ownership:  Where a parcel of land is owned or otherwise controlled, in any 
manner, directly or indirectly: 

a) By the same individual(s) or entity(ies), including but not limited to 
corporation(s), partnership(s), limited liability company(ies) or trust(s), or 

b) By different individuals or entities, including but not limited to 
corporations, partnerships, limited liability companies or trusts where a) 
such individual(s) or entity(ies) have a controlling ownership or contractual 
right with the other individual(s) or entity(ies), or b) the same individual(s) 
or entity(ies) act in any manner as an employee, owner, partner, agent, 
stockholder, director, member, officer or trustee of the entity(ies),  

c) Multiple subdivisions of the parcel that cumulatively result in three (3) or 
more residential lots, townhouse sub-lots or condominium units, are 
subject to the provisions of this ordinance, and shall provide the required 
improvements subject to the required standards at or before the platting or 
development of the lots, sub-lots or units. 

d) Parks and Lands Board: The parks and lands board shall review and make a 
recommendation to the hearing examiner or commission and council 
regarding each application subject to the provisions of Section 4.10 of this 
ordinance. Such recommendation will be based on compliance with the 
master plan and provisions of this ordinance. 

   Staff 
Comments 

N/A, as the Subdivision will be made up of individual lots with individual private 
ownership of each lot.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ C.  Parks and Lands Board: The parks and lands board shall review and make a 
recommendation to the hearing examiner or commission and council regarding each 
application subject to the provisions of Section 4.10 of this ordinance. Such 
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recommendation will be based on compliance with the master plan and provisions of 
this ordinance. 

   Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

   D. Minimum Requirements: 

☐ ☐ ☒ D. 1. Private Green Space: Use and maintenance of any privately-owned green space shall 
be controlled by recorded covenants or restrictions which run with the land in favor 
of the future owners of the property within the tract and which cannot be modified 
without the consent of the council. 

Staff 
Comments 

N/A. No “common” private green space is proposed with this development. All 
ongoing maintenance and standards for green space on individual lots shall be 
the responsibility of the lot’s owner. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ D. 2. Neighborhood Park: A neighborhood park shall include finished grading and ground 
cover, large grassy areas, trees and shrubs, sheltered picnic table(s), trash 
container(s), dog station(s), bike racks, park bench(es), parking as required by 
ordinance, and two or more of the following: play structure, restrooms, an athletic 
field, trails, hard surface multiple use court (tennis or basketball courts), or gardens 
that demonstrate conservation principles.  Neighborhood Parks shall provide an 
average of 15 trees per acre, of which at least 15% shall be of 4" caliper or greater.  A 
maximum of 20% of any single tree species may be used.  Landscaping and irrigation 
shall integrate water conservation.  A neighborhood park shall be deeded to the City 
upon completion, unless otherwise agreed upon by the developer and City.   

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ D. 3. Mini Park:  A mini park shall include finished grading and ground cover, trees and 
shrubs, picnic table(s), trash container(s), dog station(s), bike racks and park 
bench(es).  All mini parks shall provide an average of 15 trees per acre, of which at 
least 15% shall be of 4" caliper or greater. A maximum of 20% of any single tree 
species may be used.  Landscaping and irrigation shall integrate water conservation. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ D. 4. Park/Cultural Space:  A park/cultural space shall include benches, planters, trees, 
public art, water features and other elements that would create a gathering place.  
Connective elements, such as parkways or enhanced sidewalks may also qualify 
where such elements connect two or more parks or park/cultural spaces. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ D. 5. Pathway: Pathways shall have a minimum twenty-foot (20’) right-of-way width and 
shall be paved or improved as recommended by the Parks and Lands Board.  
Construction of Pathways shall be undertaken at the same time as other public 
improvements are installed within the development, unless the Council otherwise 
allows when deemed beneficial for the project. The Developer shall be entitled to 
receive a Park dedication credit only if the Developer completes and constructs a 
Pathway identified in the Master Plan or completes and constructs a Pathway not 
identified in the Master Plan where the Pathway connects to existing or proposed 
trails identified in the Master Plan. The city may permit easements to be granted by 
Developers for Pathways identified in the Master Plan, thereby allowing the 
Developer to include the land area in the determination of setbacks and building 
density on the site, but in such cases, a Park dedication credit will not be given.  A 
Developer is entitled to receive a credit against any area required for a park for every 
square foot of qualified dedicated Pathway right-of-way. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 
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☐ ☐ ☒ E. Specific Park Standards: All Parks shall meet the following criteria for development, 
location and size (unless unusual conditions exist that prohibit meeting one or more 
of the criteria): 

☐ ☐ ☒ E. 1. Shall meet the minimum applicable requirements required by Subsection D of this 
section.   

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. 2. Shall provide safe and convenient access, including ADA standards. 
Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. 3. Shall not be gated so as to restrict access and shall not be configured in such a 
manner that will create a perception of intruding on private space.  If a Park is 
privately owned and maintained, the use of the park shall not be exclusive to the 
homeowners, residents or employees of the development. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. 4. Shall be configured in size, shape, topography and improvements to be functional for 
the intended users. To be eligible for Park dedication, the land must, at a minimum, 
be located on slopes less than 25 degrees, and outside of drain ways, floodways and 
wetland areas.  Mini Parks shall not be occupied by non-recreational buildings and 
shall be available for the use of all the residents or employees of the proposed 
subdivision. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. 5. Shall not create undue negative impact on adjacent properties and shall be buffered 
from conflicting land uses. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ E. 6. Shall require low maintenance or provide for maintenance or maintenance 
endowment. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ F. Specific Pathway Standards:  All Pathways shall meet the following criteria for 
development, location and size (unless unusual conditions exist that prohibit meeting 
one or more of the criteria): 

☐ ☐ ☒ F. 1. Shall meet the minimum applicable requirements required by Subsection D of this 
section.   

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ F. 2. Shall be connected in a useful manner to other Parks, Pathways, Green Space and 
recreation and community assets.  

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

   G. Specific Green Space Standards:  If green space is required or offered as part of a 
subdivision, townhouse or condominium development, all green space shall meet the 
following criteria for development, location and size (unless unusual conditions exist 
that prohibit meeting one or more of the criteria): 

☐  ☐ ☒ G. 1. Shall meet the minimum applicable requirements required by section 4.10.04 of this 
section.   

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ G. 2. Public and private green spaces on the same property or adjacent properties shall be 
complementary to one another.  Green space within proposed developments shall be 
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designed to be contiguous and interconnecting with any adjacent Green Space (both 
existing and potential future space). 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ G. 3. The use of the private green space shall be restricted to Parks, Pathways, trails or 
other recreational purposes, unless otherwise allowed by the City. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110(A) for further detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ G. 4. The private ownership and maintenance of green space shall be adequately provided 
for by written agreement. 

Staff 
Comments 

N/A. Please refer to Sections 16.04.110(A) and 16.04.110 (D.1) for further 
detail. 
Findings: Compliance. This standard is either not appliable or has been met. 

   H.  In-Lieu Contributions: 

☐ ☐ ☒ H. 1. After receiving a recommendation by the Parks and Lands Board, the Council may at 
their discretion approve and accept voluntary cash contributions in lieu of Park land 
dedication and Park improvements.   

Staff 
Comments 

N/A. Please refer to Section 16.04.110 (A) for further detail.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ H. 2. The voluntary cash contributions in lieu of Park land shall be equivalent to the area of 
land (e.g., square footage) required to be dedicated under this ordinance multiplied 
by the fair market value of the land (e.g., $/square foot) in the development at the 
time of preliminary plat approval by the Council.  The City shall identify the location 
of the property to be appraised, using the standards in Sections 4.10.5.4 and 4.10.5.5 
of these ordinances.  The appraisal shall be submitted by a mutually agreed upon 
appraiser and paid for by the applicant.  

Staff 
Comments 

N/A. Please refer to Section 16.04.110 (A) for further detail.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ H. 3.  Except as otherwise provided, the voluntary cash contribution in lieu of Park land 
shall also include the cost for Park improvements, including all costs of acquisition, 
construction and all related costs.  The cost for such improvements shall be based 
upon the estimated costs provided by a qualified contractor and/or vendor.  In the 
Business (B), Limited Business (LB), Neighborhood Business (NB) and Transitional (TN) 
zoning districts, in-lieu contributions will not include the cost for Park improvements. 

Staff 
Comments 

N/A. Please refer to Section 16.04.110 (A) for further detail.   
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ H. 4. In-lieu contributions must be segregated by the city and not used for any other 
purpose other than the acquisition of Park land and/or Park improvements, which 
may include upgrades and replacement of Park improvements.  Such funds should be 
used, whenever feasible or practicable, on improvements within walking distance of 
the residents of the subdivision.   

Staff 
Comments 

N/A. Please refer to Section 16.04.110 (A) for further detail.   
Findings: Compliance. This standard is either not appliable or has been met. 

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 16.05.010 Minimum Improvements Required: It shall be a requirement of the Developer to 
construct the minimum infrastructure improvements set forth herein and any 
required infrastructure improvements for the subdivision, all to City Standards and 
procedures, set forth in Title 18 of the Hailey Municipal Code and adopted by 
ordinance in accordance with the notice and hearing procedures provided in Idaho 
Code §67-6509. Alternatives to the minimum improvement standards may be 
recommended for approval by the City Engineer and approved by the City Council at 
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its sole discretion only upon showing that the alternative is clearly superior in design 
and effectiveness and will promote the public health, safety and general welfare. 

Staff 
Comments 

The Applicant intends to construct all necessary infrastructure, if the project is 
approved.  
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ A. Plans Filed, maintained: Six (6) copies of all improvement plans shall be filed with the 
City Engineer and made available to each department head.  Upon final approval two 
(2) sets of revised plans shall be returned to the Developer at the pre-construction 
conference with the City Engineer’s written approval thereon.  One set of final plans 
shall be on-site at all times for inspection purposes and to note all field changes upon. 

Staff 
Comments 

This standard will be met.  
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B.  Preconstruction Meeting: Prior to the start of any construction, it shall be required 
that a pre-construction meeting be conducted with the Developer or his authorized 
representative/engineer, the contractor, the City Engineer and appropriate City 
departments.  An approved set of plans shall be provided to the Developer and 
contractor at or shortly after this meeting. 

Staff 
Comments 

This standard will be met. 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ C.  Term of Guarantee of Improvements: The developer shall guarantee all 
improvements pursuant to this Section for no less than one year from the date of 
approval of all improvements as complete and satisfactory by the City engineer, 
except those parks shall be guaranteed and maintained by the developer for a period 
of two years. 

Staff 
Comments 

This standard will be met. 
Findings: Compliance. This standard has been met. 

16.05.020: Streets, Sidewalks, Lighting, Landscaping  
☒ ☐ ☐ 16.05.020 Streets, Sidewalks, Lighting, Landscaping: The developer shall construct all streets, 

alleys, curb and gutter, lighting, sidewalks, street trees and landscaping, and 
irrigation systems to meet City Standards, the requirements of this ordinance, the 
approval of the Council, and to the finished grades which have been officially 
approved by the City engineer as shown upon approved plans and profiles.  The 
developer shall pave all streets and alleys with an asphalt plant-mix and shall chip-
seal streets and alleys within one year of construction.   

Staff 
Comments 

All public infrastructure shall meet City specifications. No streetlights are 
needed or proposed at this time.  
 
In June 2024, the Planning and Zoning Commission held a public hearing for the 
exploration of Hailey Municipal Code updates. This public hearing (June 3, 
2024) included a discussion about additional water conservation measures that 
the City may wish to pursue. This topic was fully embraced by Planning and 
Zoning Commissioners. Additional landscaping/irrigation requirements for 
recently approved subdivisions in Hailey (Sunbeam, Colorado Gulch) were cited 
as model examples of water conservation measures that positively impact 
natural resource stewardship in Hailey. Given this precedence and the 
Applicant’s receptivity, the following shall be added as a plat note to the Final 
Plat and applicable to the proposed subdivision: 
“The following turf landscape restrictions shall apply to Lot 7AA of 1210 Baldy 
View Subdivision.  
i. A maximum of forty percent (40%) of the total land area may be turf. 
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ii. Promotes a low water use landscape through the use of drought 
tolerant plants either from an approved list or as recommended by a landscape 
design professional. 
iii. Each residential irrigation system shall be at a 70% distribution 
uniformity for turf areas and/or utilize EPA water sensor controllers and heads 
or equivalent”. This has been made a Condition of Approval. 
 
The Commission discussed how standards like these are monitored for 
compliance. Staff informed the Commission that Landscaping Plans are 
requested at the time of Building Permit submittal, and reviewed internally by 
Staff, to ensure compliance. The Applicant shall submit a Landscaping Plan at 
the time of Building Permit submittal ensure this standard is met.   
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ A. Street Cuts: Street cuts made for the installation of services under any existing 
improved public street shall be repaired in a manner which shall satisfy the Street 
Superintendent, shall have been approved by the Hailey City Engineer or his 
authorized representative, and shall meet City Standards.  Repair may include 
patching, skim coats of asphalt or, if the total area of asphalt removed exceeds 25% 
of the street area, the complete removal and replacement of all paving adjacent to 
the development.  Street cut repairs shall also be guaranteed for no less than one 
year. (Ord. 1191, 2015) 

Staff 
Comments 

Any and all street cuts for the installation of the water and sewer mains shall 
be per this standard.  
Connection details to the existing water and wastewater systems shall be 
approved by the Water and Wastewater Divisions prior to construction. Street 
cuts shall be approved by the Streets Division prior to construction. All 
infrastructure will be approved by the city prior to construction. All 
construction must conform to City of Hailey Standard Drawings, Specifications 
and Procedures.   
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ B.  Signage: Street name signs and traffic control signs shall be erected by the Developer 
in accordance with City Standard, and the street name signs and traffic control signs 
shall thereafter be maintained by the City. 

Staff 
Comments 

Street names and signage are existing and meet this standard.     
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ C.  Streetlights: Street lights in the Recreational Green Belt, Limited Residential, General 
Residential, and Transitional zoning districts are not required improvements.  Where 
proposed, street lighting in all zoning districts shall meet all requirements of Chapter 
VIIIB of the Hailey Zoning Ordinance.  

Staff 
Comments 

N/A, as no streetlights are shown and/or proposed.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.05.030: Sewer Connections 
☒ ☐ ☐ 16.05.030 Sewer Connections: The developer shall construct a municipal sanitary sewer 

connection for each and every developable lot within the development.  The 
developer shall provide sewer mains of adequate size and configuration in 
accordance with City standards, and all federal, state, and local regulations. Such 
mains shall provide wastewater flow throughout the development.  All sewer plans 
shall be submitted to the City engineer for review and approval.  At the City 
engineer’s discretion, plans may be required to be submitted to the Idaho 
Department of Environmental Quality (DEQ) for review and comments.  

Staff 
Comments 

Connection details to the existing sewer system shall be approved by the 
Wastewater Division prior to construction. All infrastructure will require 
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detailed final construction drawings, to be submitted to the city and approved 
by the city prior to construction. All construction must conform to City of Hailey 
Standard Drawings, Specifications and Procedures.  
Findings: Compliance. This standard has been met. 

16.05.040: Water Connections 

☒ ☐ ☐ A.  Requirements: The developer shall construct a municipal potable water connection, 
water meter and water meter vault in accordance with City Standards or other 
equipment as may be approved by the City engineer, for each and every developable 
lot within the development.  The developer shall provide water mains and services of 
adequate size and configuration in accordance with City Standards, and all federal, 
state, and local regulations.  Such water connection shall provide all necessary 
appurtenances for fire protection, including fire hydrants, which shall be located in 
accordance with the IFC and under the approval of the Hailey Fire Chief.  All water 
plans shall be submitted to the City engineer for review and approval.  At the City 
Engineer’s discretion, plans may be required to be submitted to the Idaho 
Department of Environmental Quality (DEQ) for review and comments. 

Staff 
Comments 

Connection details to the existing water system shall be approved by the Water 
Division prior to construction. All infrastructure will require detailed final 
construction drawings, to be submitted to the city and approved by the city 
prior to construction. All construction must conform to City of Hailey Standard 
Drawings, Specifications and Procedures.  
Findings: Compliance. This standard has been met. 

☐ ☐ ☒ B.  Townsite Overlay: Within the Townsite Overlay District, where water main lines 
within the alley are less than six (6) feet deep, the developer shall install insulating 
material (blue board insulation or similar material) for each and every individual 
water service line and main line between and including the subject property and the 
nearest public street, as recommended by the City Engineer. 

Staff 
Comments 

N/A, as this project is not within the Townsite Overlay (TO) District.  
Findings: Compliance. This standard is either not appliable or has been met. 

16.05.050: Drainage  
☒ ☐ ☐ 16.05.050 Drainage: The developer shall provide drainage areas of adequate size and number to 

meet the approval of the street superintendent and the City engineer or his 
authorized representative. (Ord. 1191, 2015) 

Staff 
Comments 

Drainage appears to be adequate for the site but will be reviewed by City Staff 
and shall meet the approval of the City Engineer, prior to issuance of a Building 
Permit. 
Findings: Compliance. This standard has been met. 

16.05.060: Utilities  
☒ ☐ ☐ 16.05.060 Utilities: The developer shall construct each and every individual service connection 

and all necessary trunk lines, and/or conduits for those improvements, for natural 
gas, electricity, telephone, and cable television to the property line before placing 
base gravel for the street or alley. 

Staff 
Comments 

All infrastructure must meet City of Hailey specifications and will be further 
evaluated in greater detail at final design. All utilities shall be installed 
underground and within the proposed Public Utility Easements located along 
the front and rear lot lines. 
Findings: Compliance. This standard has been met. 

16.05.070: Parks, Green Space  
☒ ☐ ☐ 16.05.070 Parks, Green Space: The developer shall improve all parks and green space areas as 

presented to and approved by the hearing examiner or commission and council. 
Staff 
Comments 

See Section 16.04.110(A) for further detail.  
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Findings: Compliance. This standard has been met. 
16.05.080: Installation to Specifications; Inspections  
☒ ☐ ☐ 16.05.080 Installation to Specifications; Inspections: All improvements are to be installed under 

the specifications and inspection of the city engineer or his authorized 
representative.  The minimum construction requirements shall meet City Standards 
or the Department of Environmental Quality (DEQ) standards, whichever is the more 
stringent. 

Staff 
Comments 

All infrastructure must meet City of Hailey specifications and will be further 
evaluated in greater detail at final design. The inspection process of the 
proposed public improvements shall include materials testing to ensure 
compliance with City of Hailey code. 
 
The city will need to select an inspector, to be paid for by the Applicant, for all 
water, sewer, and roadway infrastructure during construction. 
Findings: Compliance. This standard has been met. 

16.05.090: Completion; Inspections; Acceptance  

☐ ☐ ☒ A.  Installation of all infrastructure improvements must be completed by the developer 
and inspected and accepted by the city prior to signature of the plat by City 
representatives, or according to a phasing agreement.  A post-construction 
conference shall be requested by the developer and/or contractor and conducted 
with the developer and/or contractor, the City engineer, and appropriate City 
departments to determine a punch list of items for final acceptance. 

Staff 
Comments 

N/A. No infrastructure improvements are proposed with this development.  
Findings: Compliance. This standard is either not appliable or has been met. 

☐ ☐ ☒ B. The developer may, in lieu of actual construction, provide to the city security 
pursuant to Section 3.3.7, for all infrastructure improvements to be completed by 
developer after the final plat has been signed by City representatives. (Ord. 1191, 
2015) 

Staff 
Comments 

N/A, as the completion of all major infrastructure by the Developer is preferred 
over bonding. 
Findings: Compliance. This standard is either not appliable or has been met. 

16.05.100: As Built Plans and Specifications  

☒ ☐ ☐ 16.05.100 As Built Plans and Specifications: Prior to the acceptance by the City of any 
improvements installed by the developer, three (3) sets of “as-built plans and 
specifications” certified by the developer’s engineer shall be filed with the City 
engineer. (Ord. 1191, 2015) 

Staff 
Comments 

As built drawings will be required. This standard will be met.  
Findings: Compliance. This standard has been met. 

 
 

CONCLUSIONS OF LAW 

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

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

of the Hailey Municipal Code and City Standards.  
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DECISION 

 
The Preliminary Plat Application by Daniel and Mia Ward wherein Lot 7A, Block 4, Woodside Subdivision 
#1 (1210 Baldy View Drive) is subdivided into two (2) lots; Lot 1, 7AA comprising of 8,906 square feet, 
and Lot 2, 7AAA comprising of 8,685 square feet, is approved, finding that the project does not 
jeopardize the health, safety or welfare of the public and the project conforms to the applicable 
specifications outlined in Chapter 17.11, applicable requirements of the Hailey Municipal Code, Title 18, 
and City Standards, provided conditions (a) through (j) will be met. 
 
General Conditions:  

a) All Fire Department and Building Department requirements shall be met.  
b) All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the 

Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey 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: 

i. The City Engineer will review all proposed storm sewers, drywells and other drainage 
facilities. Permits shall be obtained for installation of all drywells. 

ii. The location and dimension of the driveway for Lot 7AA shall be approved by the Hailey 
Fire Chief and the Street Department, prior to issuance of a Building Permit. 

c) All improvements and all improvements within the public right-of-way shall be completed and 
accepted, or surety provided pursuant to Subsections 16.03.030(I) and 16.05.090(B) of the 
Hailey Municipal Code, prior to recordation of the Final Plat. 

d) The Final Plat must be submitted within two (2) calendar years from the date of approval of the 
Preliminary Plat, unless otherwise allowed for within a phasing agreement.   

e) Any subdivision inspection fees due shall be paid prior to recording the Final Plat. 
f) Any application fees due shall be paid prior to recording the Final Plat.  

 
Streets and Right-of-Ways:  
Other:  

g) Drainage for the site shall meet the approval of the City Engineer, prior to issuance of a Building 
Permit. 

h) The Applicant shall pay in-lieu fees for the estimated cost of installation for sidewalk 
improvements. The scope of improvements for in-lieu fee collection shall be reviewed and 
mutually agreed upon by City Staff and the Applicant, prior to recordation of Final Plat. 

i) The location and dimension of the driveway for Lot 7AA shall be approved by the Hailey Fire 
Chief and the Street Department, prior to issuance of a Building Permit. 

j) The following turf landscape restrictions shall apply to Lot 7AA of the 1210 Baldy View 
Subdivision.  
i. A maximum of forty percent (40%) of the total land area may be turf. 
ii. Promotes a low water use landscape through the use of drought-tolerant plants either from 

an approved list or as recommended by a landscape design professional. 
iii. Each residential irrigation system shall be at a 70% distribution uniformity for turf areas 

and/or utilize EPA water sensor controllers and heads or equivalent”. 
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Signed this _____ day of ________________, 2025. 

 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
____________________________ 
Kayme Backstrom, Community Development Assistant  
 
 



 

 

 

 

Return to Agenda 



 
 
To:  Hailey Planning & Zoning Commission 
From:  Emily Rodrigue, Community Development City Planner/Resilience Planner  
 
Overview: Consideration of a Preliminary Plat Application by 1611 Aviation, LLC, represented by 

Richard Wilmot of Chrysalis Architecture and Planning, with a proposal to subdivide Lot 
3B, Block 4 of Airport West Subdivision #2 into twelve (12) commercial condominium 
sublots, including one (1) mixed-use condominium sublot with an accessory dwelling 
unit (ADU). This project, to be known as Della Mountain Suites, is located within the 
Service Commercial Industrial-Industrial (SCI-I) Zoning District. 

 
Hearing: January 5, 2026 
 
 
Applicant: 1611 Aviation LLC 
Project:  Della Mountain Suites 
Location:            1611 Aviation Drive (Lot 3B, Block 4, Airport West Subdivision #2) 
Size:                    1 acres (43,554 sq. ft.) 
Zoning:               Service Commercial Industrial-Industrial (SCI-I) Zoning District 

                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on December 17, 2025, 
and mailed to property owners within 300 feet on December 17, 2025. No additional notices were sent, 
or publications made. 
 
Background: On November 18, 2025, the Applicant submitted a Preliminary Plat Application to 
subdivide Lot 3B, Block 4 of Airport West Subdivision #2 into twelve (12) commercial condominium 
sublots, including one (1) mixed-use condominium sublot with an accessory dwelling unit (ADU). 
Proposed as Della Mountain Suites, this subdivision application has also been submitted concurrently 
with a full Design Review Application. The Applicant previously engaged with Staff and the Commission 
in April 2025, when a Design Review Pre-Application for the Della Mountain Suites project was initially 
discussed and reviewed.  
 
Each condominium sublot is proposed to be approximately 2,293 square feet in size. Sublots are 
proposed in clusters of four (4), situated across three (3) separate buildings. Each sublot will contain one 
(1) condominium unit. The first floor of each unit covers 1,093 square feet, while the second floor is 
proposed at 1,200 square feet. The submitted condominium airspace plat lists 900 square feet of second 
floor area within each sublot as “Living”. The Applicant is proposing one (1) of the twelve (12) 
condominium sublots (Sublot/Unit 105) to be fully developed as a mixed-use unit at the time of project 
construction. Unit 105 will host a two (2) bedroom ADU unit that will be occupied by the unit’s owner 
and/or employees of the business entity that subsequently occupies the commercial condo space.  
The remaining eleven (11) condominium sublots will be developed as commercial condominiums, with 
unit floor plans and building programming that facilitate the potential construction of an ADU within 
each unit at a later date, should individual condominium owners wish to complete those improvements. 

STAFF REPORT 
Hailey Planning and Zoning Commission 

Regular Meeting of January 5, 2026 
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The proposed preliminary plat includes a plat note that requires any future owners within Della 
Mountain Suites to submit an Accessory Dwelling Unit Application to the City of Hailey and receive 
approval, prior to any ADU construction. The Applicant has stated that Della Mountain Suite’s 
subdivision CC&R’s will also provide regulation over future ADU development, in addition to any CC&R 
requirements of the broader Airport West Subdivision.  
 
Across the 43,554 square foot property, 15,924 square feet will be occupied by the building footprints of 
Buildings 1-3. Landscape area will occupy 9,992 square feet, and the remaining 18,268 square feet of 
property area is dedicated to surface parking, sidewalks, and various access/utility easements. “Parcel 
A” of the Airport West Subdivision, Phase II, is located directly to the west of the property. Parcel A 
contains the publicly accessible grass pathway/open space, directly to the east of Broadford Road. The 
Applicant has proposed pedestrian pathway connections from their property to Parcel A.  
 
Procedural History: The Applicant submitted their Preliminary Plat Application for Della Mountain Suites 
on November 18, 2025, and it was certified complete on November 25, 2025. A public hearing before 
the Planning and Zoning Commission will take place on January 5, 2026, in Hailey City Hall Council 
Chambers and virtually via Microsoft Teams. 
 

Standards of Evaluation for a Subdivision 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.050 Complete Application  
☒ ☐ ☐ Department 

Comments  
Engineering: No comments.  

 

 Fire/Safety: No comments.  
 Water and Sewer: Water and Wastewater Division Managers provided specific 

utility feedback through the Applicant’s concurrent Design Review Application. 
This feedback has been addressed through various Conditions of Approval 
placed on the Design Review Application. Refer to Design Review Application 
materials for further detail.   

 Building: No comments.  
 Streets: No comments. 

☒ ☐ ☐ 16.04.010 
Development 
Standards 

Applicability: The configuration and development of proposed subdivisions 
shall be subject to and meet the provisions and standards found in this Title, 
the Zoning Title and any other applicable Ordinance or policy of the City of 
Hailey and shall be in accordance with general provisions of the 
Comprehensive Plan. 

Staff Comments Please refer to the specific standards as noted herein. 

 16.04.020: Streets: 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
   16.04.020 Streets: Streets shall be provided in all subdivisions where necessary to 

provide access and shall meet all standards below. 
☐ ☐ ☒ A. Development Standards: All streets in the subdivision must be platted and 

developed with a width, alignment, and improvements such that the street is 
adequate to safely accommodate existing and anticipated vehicular and 
pedestrian traffic and meets City standards. Streets shall be aligned in such a 
manner as to provide through, safe and efficient access from and to adjacent 
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developments and properties and shall provide for the integration of the 
proposed streets with the existing pattern. 

Staff Comments N/A –The project proposed here does not include any new streets.   
☐ ☐ ☒ B. Cul-De-Sacs; Dead-End Streets: Cul-de-sacs or dead-end streets shall be 

allowed only if connectivity is not possible due to surrounding topography or 
existing platted development.  Where allowed, such cul-de-sacs or dead-end 
streets shall comply with all regulations set forth in the IFC and other 
applicable codes and ordinances.  Street rights-of-way extended into un-
platted areas shall not be considered dead end streets. 

Staff Comments N/A – No cul-de-sacs nor dead-end streets are proposed.  
☒ ☐ ☐ C. Access: More than one access may be required based on the potential for 

impairment of a single access by vehicle congestion, terrain, climatic 
conditions or other factors that could limit access. 

Staff Comments The Applicant has proposed two (2) curb cuts off of Dornier Way/Lear Lane. 
Both curb cuts are located towards the southern property line. As a commercial 
condominium development proposal, both Staff and the Applicant anticipate 
potential industrial vehicle/equipment traffic associated with the property. 
Multiple access points for the property will facilitate smoother entry/exit 
patterns for these larger industrial vehicles and mitigate the need for a large 
turn-around area. This design helps to preserve surface parking for passenger 
vehicles and create safer pedestrian routes to the buildings and through the site.  

☐ ☐ ☒ D. Design: Streets shall be laid out so as to intersect as nearly as possible at right 
angles and no street shall intersect any other street at less than eighty (80) 
degrees.  Where possible, four-way intersections shall be used.  A 
recommended distance of 500 feet, with a maximum of 750 feet, measured 
from the center line, shall separate any intersection.  Alternatively, traffic 
calming measures including but not limited to speed humps, speed tables, 
raised intersections, traffic circles or roundabouts, meanderings, chicanes, 
chokers, and/or neck-downs shall be a part of the street design.  Alternate 
traffic calming measures may be approved with a recommendation by the City 
Engineer.  Three-way intersections shall only be permitted where most 
appropriate or where no other configuration is possible.  A minimum distance 
of 150 feet, measured from the center line, shall separate any 2 three-way 
intersections.   

Staff Comments N/A – No streets are proposed. 
☐ ☐ ☒ E. Centerlines: Street centerlines which deflect more than five (5) degrees shall 

be connected by a curve. The radius of the curve for the center line shall not 
be more than 500 feet for an arterial street, 166 feet for a collector street and 
89 feet for a residential street. Alternatively, traffic calming measures 
including but not limited to speed humps, speed tables, raised intersections, 
traffic circles or roundabouts, meanderings, chicanes, chokers, and/or neck-
downs shall be a part of the street design. Alternate traffic calming measures 
may be approved with a recommendation by the City Engineer.   

Staff Comments N/A – No public streets nor traffic calming measures are proposed. 
☐ ☐ ☒ F. Width: Street width is to be measured from property line to property line. The 

minimum street width, unless specifically approved otherwise by the Council, 
shall be as specified in City Standards for the type of street. 

Staff Comments N/A – No public streets are proposed. 
☐ ☐ ☒ G.  

 
 

Roadways: Roadway, for the purpose of this section, shall be defined as the 
area of asphalt from curb face to curb face or edge to edge. Roadway includes 
areas for vehicle travel and may include parallel or angle in parking areas. The 
width of roadways shall be in accordance with the adopted City Standards for 
road construction. 

Staff Comments N/A – No roadways are proposed. 
☐ ☐ ☒ H. Road Grades: Road Grades shall be at least two percent (2%) and shall not 

generally exceed six percent (6%).  Grade may exceed 6%, where necessary, by 
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1% (total 7%) for no more than 300 feet or 2% (total 8%) for no more than 150 
feet. No excess grade shall be located within 200 feet of any other excess 
grade nor there any horizontal deflection in the roadway greater than 30 
degrees within 300 feet of where the excess grade decreases to a 2% slope.   

Staff Comments N/A – No new road grades are proposed. The public streets are existing and 
meet City Standards.  

☒ ☐ ☐ I.  Runoff: The developer shall provide storm sewers and/or drainage areas of 
adequate size and number to contain any runoff within the streets in the 
subdivision in conformance with the applicable Federal, State and local 
regulations. The developer shall provide copies of state permits for shallow 
injection wells (drywells). Drainage plans shall be reviewed by City Staff and 
shall meet the approval of the City Engineer.  Developer shall provide a copy 
of EPA’s “NPDES General Permit for Storm water Discharge from Construction 
Activity” for all construction activity affecting more than one acre. 

Staff Comments The Applicant is proposing the construction of eleven (11) new drywells and two 
(2) new catch basins.  Five (5) of the drywells will be installed in landscaped 
areas.  City Staff and the City Engineer have reviewed the proposed drainage 
plans and found runoff containment to be adequate.  
 
The Applicant is aware of both shallow injection well and stormwater permit 
requirements.  

☒ ☐ ☐ J. Signage: The developer shall provide and install all street and traffic control 
signs in accordance with City Standards. 

Staff Comments The Applicant will install Handicap Parking signage for the two (2) required ADA 
parking stalls. Signs will be installed according to City Standards. Monument 
signage is also proposed for the southeast corner of the property; however, the 
design of the signage and any necessary applications will be addressed at a 
future time, according to the Applicant.  

☐ ☐ ☒ K. Dedication; Names: All streets and alleys within any subdivision shall be 
dedicated for public use, except as provided herein.  New street names (public 
and private) shall not be the same or similar to any other street names used in 
Blaine County. 

Staff Comments N/A – No new streets nor alleys are proposed. 
   L. Private Streets:  
☐ ☐ ☒ L. 1.  Private streets may be allowed (a) to serve a maximum of five (5) residential 

dwelling units, (b) within Planned Unit Developments, or (c) within commercial 
developments in the Business, Limited Business, Neighborhood Business, Light 
Industrial, Technological Industry, and Service Commercial Industrial districts.  
Private streets are allowed at the sole discretion of the Council, except that no 
Arterial or Major Street, or Collector or Secondary Street may be private.  
Private streets shall have a minimum total width of 36 feet, shall be constructed 
to all other applicable City Standards including paving, and shall be maintained 
by an owner’s association. 

   Staff Comments N/A – No private streets are proposed. 
☐ ☐ ☒ L. 2.  Private streets, wherever possible, shall provide interconnection with other 

public streets and private streets.  
   Staff Comments  N/A – No private streets are proposed. 
☐ ☐ ☒ L. 3.  The area designated for private streets shall be platted as a separate parcel 

according to subsection 16.04.060C below. The plat shall clearly indicate that 
the parcel is unbuildable except for public vehicular and public pedestrian 
access and ingress/egress, utilities or as otherwise specified on the plat.   

   Staff Comments  N/A – No private streets are proposed. 
☐ ☐ ☒ L. 4.  Private street names shall not end with the word “Road”, “Boulevard”, 

“Avenue”, “Drive” or “Street”.  Private streets serving five (5) or fewer dwelling 
units shall not be named. 

   Staff Comments N/A – No private streets are proposed. 
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☐ ☐ ☒ L. 5.  Private streets shall have adequate and unencumbered 10-foot-wide snow 
storage easements on both sides of the street, or an accessible dedicated snow 
storage easement representing not less than twenty-five percent (25%) of the 
improved area of the private street.  Private street snow storage easements 
shall not be combined with, or encumber, required on-site snow storage areas. 

    Staff Comments N/A – No private streets are proposed. 
☐ ☐ ☒ L. 6. Subdivisions with private streets shall provide two (2) additional parking spaces 

per dwelling unit for guest and/or overflow parking.  These spaces may be 
located (a) within the residential lot (e.g., between the garage and the 
roadway), (b) as parallel spaces within the street parcel or easement adjacent 
to the travel lanes, (c) in a designated guest parking area, or (d) as a 
combination thereof.  Guest/overflow parking spaces are in addition to the 
minimum number of parking spaces required pursuant to chapter 17.09 of this 
code. The dimension of guest/overflow parking spaces shall be no less than ten 
feet by twenty feet (10’x20’) if angle parking, or ten feet by twenty-four feet 
(10’x24’) if parallel.  Guest overflow parking spaces shall be improved with 
asphalt, gravel, pavers, grass block, or another all-weather dustless surface.  No 
part of any required guest/overflow parking spaces shall be utilized for snow 
storage. 

   Staff Comments N/A – No private streets are proposed. 
   M.  Driveways:  
☒ ☐ ☐ M. 1.  Driveways may provide access to not more than two (2) residential dwelling 

units.  Where a parcel to be subdivided will have one lot fronting on a street, 
not more than one additional single-family lot accessed by a driveway may be 
created in the rear of the parcel.  In such a subdivision, where feasible (e.g., no 
driveway already exists), both lots shall share access via a single driveway.  
Driveways shall not be named.  

   Staff Comments The Applicant has proposed two (2) curb cuts off  Lear Lane/Dornier Way, 
accessing a single parking area that will serve all owners, tenants, and/or 
customers  of Della Mountain Suites. Based on the scale of the proposed 
development, parking requirements, and life/safety access needs, Staff and 
Streets Division manager approve of the proposed access design 

 ☐ ☐ ☒ M. 2.  Driveways shall be constructed with an all-weather surface and shall have the 
following minimum roadway widths: 

a) Accessing one residential unit: twelve feet (12’) 
b) Accessing two residential units: sixteen feet (16’)  

No portion of the required fire lane width of any driveway may be utilized for 
parking, above ground utility structures, dumpsters or other service areas, 
snow storage or any other obstructions.  

   Staff Comments N/A. No individual driveways are proposed, only a shared parking area that will 
serve all owners, tenants, and/or customers of Della Mountain Suites. It will be 
accessed via two (2) curb cuts along Lear Lane/Dornier Way. The parking area  
utility structures, and dumpsters have been reviewed and approved by both 
Public Works and the Hailey Fire Marshall. All snow will also be hauled off site.  

☒ ☐ ☐ M. 3.  Driveways longer than 150 feet must have a turnaround area approved by the 
Fire Department.  Fire lane signage must be provided as approved by the Fire 
Department. 

   Staff Comments The proposed parking area has been reviewed and approved by the Hailey Fires 
Marshall.  

☒ ☐ ☐ M. 4. Driveways accessing more than one residential dwelling unit shall be 
maintained by an owner’s association, or in accordance with a plat note.   

   Staff Comments The parking area will be governed and maintained by the Della Mountain 
SuitesHOA and CC&R’s.  
 
A draft copy of the proposed CC&R’s has not yet been submitted to  the City of 
Hailey. The Applicant shall submit a draft copy of the proposed CC&R’s, prior to 
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any approval of the Findings of Fact. This has been made a Condition of 
Approval.  

☒ ☐ ☐ M. 5. The area designated for a driveway serving more than one dwelling unit shall 
be platted as a separate unbuildable parcel, or as a dedicated driveway 
easement.  Easements and parcels shall clearly indicate the beneficiary of the 
easement or parcel and that the property is unbuildable except for 
ingress/egress, utilities or as otherwise specified on the plat.  A building 
envelope may be required in order to provide for adequate building setback. 

   Staff Comments A thirty (30) foot-wide Access and Utility Easement is designated on the 
Preliminary Plat, extending from Aviation Drive to the property’s western 
terminus. The easement is stated to benefit Lots 3B, and Lots 4A-4O, Block 4, 
Airport West Subdivision. 29,032 square feet of Common Area is also indicated 
on the plat, which contains the parking area and landscaped areas. A building 
setback envelope is also shown on the plat. Definitions and procedures for the 
identified Common Areas are outlined in the Condominium Declarations (Plat 
Note #8). 

☒ ☐ ☐ M. 6. No driveway shall interfere with maintenance of existing infrastructure and 
shall be located to have the least adverse impact on residential dwelling units, 
existing or to be constructed, on the lot the easement encumbers and on 
adjacent lots. 

Staff Comments The single proposed ADU unit (located in Unit 105) can be accessed from one (1) 
of either two (2) human entry doors, located on the ground level of the north 
and south elevation of the unit. An interior stairwell provides access to the 
residential unit. Any additional residential units constructed in the future will 
have identical access points as Unit 105. 
 
Buildings 1 and 3 propose exterior balcony areas on the second level, facing 
interior to the lot and into the parking area. These balcony areas are designed to 
provide the required outdoor access space for any potential future ADU units 
that are constructed in these condo units. Building 2 contains the only formally 
proposed mixed-use condo unit for the project, with one (1) ADU proposed on 
the second level of Unit 105. Building 2 balcony areas face exterior to the site, 
towards Lear Lane/Dornier Way.  
 
In an effort to create a communal atmosphere, provide a level of privacy, and 
maintain consistent design across all three (3) buildings, the Applicant proposed 
the interior-facing balcony areas for Buildings 1 and 3. Staff support this site 
design and do not believe that the parking area will have adverse impact on 
residential dwelling units, either formally proposed or potential units in the 
future. This area does not appear to interfere with maintenance of any existing 
infrastructure.  

☒ ☐ ☐ N.  Parking Access Lane: A parking access lane shall not be considered a street but 
shall comply with all regulations set forth in the IFC and other applicable codes 
and ordinances. 

Staff Comments The proposed parking access area has been approved by the Fire Department 
and will be inspected for IFC compliance during the final plat inspections. 

☒ ☐ ☐ O. Fire Lanes: Required fire lanes, whether in private streets, driveways or 
parking access lanes, shall comply with all regulations set forth in the IFC and 
other applicable codes and ordinances. 

Staff Comments The site plan for the parking area has been inspected by the Hailey Fire 
Department and appears to comply with all regulations set forth in the IFC and 
other applicable codes and ordinances. 

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
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☒ ☐ ☐ A. Sidewalks and drainage improvements are required in all zoning districts and 
shall be located and constructed according to applicable City standards, except 
as otherwise provided herein.  

Staff Comments The Applicant is proposing to construct a new, publicly accessible sidewalk along 
the property’s southern boundary on Lear Lane/Dornier Way, accommodating 
for two (2) curb cuts that facilitate vehicular access to the onsite parking area. 
This sidewalk will also provide connection to the public open space (Parcel A) 
that is located between 1611 Aviation Drive and Broadford Road. The proposed 
Preliminary Plat Map does not indicate this sidewalk section as publicly 
accessible, although it is located within an Access and Utility Easement that is 
currently meant to benefit Lots 3B. and Lots 4A-40, Block 40, Airport West 
Subdivision.  
 
The Applicant shall provide a Public Access Easement for the proposed sidewalk 
along the property’s southern boundary. A revised Preliminary Plat Map 
indicating this Public Access Easement shall be submitted to the City, prior to 
issuance of a Building Permit. This has been made a Condition of Approval.  
 
Public sidewalk along the majority of the eastern property boundary is existing, 
although a small portion in the northeast corner is incomplete, due to a 
previously developed shared access easement with 1551 Aviation Drive. This 
easement is proposed to be vacated, as negotiated between the adjoining 
property owners and outlined on the preliminary plat. Sidewalks along each 
building’s interior frontage are also proposed for further site connectivity.  
 
The Applicant shall install sidewalk within the vacated shared access easement 
to match and connect with the existing sidewalk along 1551 Aviation Drive. This 
has been made a Condition of Approval.  
 
The Wastewater Division Manager has also instructed the Applicant to adjust 
the drain type/naming from cleanouts to sewer manholes, for servicing 
requirements of the City of Hailey. However, the drainage function of the 
proposed improvements will remain. This request from the Wastewater Division 
Manager is addressed within the Conditions of Approval for the Applicant’s 
corresponding Design Review Application. Refer to the Della Mountain Suites 
Design Review Application materials for further details.    
 
See Section 16.04.020(I) for further discussion on the Applicant’s approach to 
required drainage improvements. 

☒ ☐ ☐ B. The length of sidewalks and drainage improvements constructed shall be equal 
to the length of the subject property line(s) adjacent to any public street or 
private street. 

Staff Comments See Section 16.04.030(A) for further detail.   
☒ ☐ ☐ C. New sidewalks shall be planned to provide pedestrian connections to any 

existing and future sidewalks adjacent to the site.   
Staff Comments The Applicant is proposing new sidewalks that will provide direct access to the 

public grass pathway located in Parcel A, directly west of the property. The 
ongoing Airport Way Master Plan development process proposes potential 
pathway enhancements in Parcel A, further underscoring the value of the 
Applicant’s proposed pedestrian connections to this area.  
 
A Condition of Approval has been placed on the Preliminary Plat and Design 
Review Applications, requiring the completion of public sidewalk in the vacated 
shared access area at the northeast corner of the property. The completion of 
this sidewalk improvement will provide enhanced pedestrian connectivity along 
Aviation Drive. See Section 16.04.030(A) for further detail.   
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☒ ☐ ☐ D. Sites located adjacent to a public street or private street that are not currently 
through streets, regardless whether the street may provide a connection to 
future streets, shall provide sidewalks to facilitate future pedestrian 
connections.  

Staff Comments The Applicant is providing publicly accessible sidewalks on the north side of Lear 
Lane/Dornier Way, which currently functions as a non-through street.  

☐ ☐ ☒ E. The requirement for sidewalk and drainage improvements are not required for 
any lot line adjustment.  

Staff Comments N/A – This is a Preliminary Plat Application for a new condominium subdivision, 
this project involves more than a Lot Line Adjustment. 

16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
   A.  Alleys:  
☐ ☐ ☒ A. 1. Alleys shall be provided in all Business District and Limited Business District 

developments where feasible. 
Staff Comments N/A. This project is located in the Service Commercial Industrial-Industrial (SCI-I) 

Zoning District.   
☐ ☐ ☒ A. 2. The minimum width of an alley shall be twenty-six (26’) feet.  

Staff Comments N/A – No alleys are planned at this time.  
☐ ☐ ☒ A. 3. All alleys shall be dedicated to the public or provide for public access. 

Staff Comments N/A – No alleys are planned at this time. 
☒ ☐ ☐ A. 4. All infrastructures to be installed underground shall, where possible, be 

installed in the alleys platted. 
Staff Comments Alleys are not planned nor platted at this time. The proposed underground 

utilities are routed in public utility easements along the southern property 
boundary (Lear Lane/Dornier Way).  

☐ ☐ ☒ A. 5. Alleys in commercial areas shall be improved with drainage as appropriate 
and which the design meets the approval of the City Engineer.  The Developer 
shall provide storm sewers and/or drainage areas of adequate size and 
number to contain any runoff within the streets in the subdivision upon the 
property in conformance with the latest applicable Federal, State and local 
regulations.  The developer shall provide copies of state permits for shallow 
injection wells (drywells). Drainage plans shall be reviewed by City Staff and 
shall meet the approval of the City Engineer. 

Staff Comments N/A –Alleys are not planned for this parcel.  
☐ ☐ ☒ A. 6. Dead-end alleys shall not be allowed. 

Staff Comments N/A – The proposed design does not include a dead-end alley.  
☒ ☐ ☐ A. 7. Where alleys are not provided, easements of not less than ten (10) feet in 

width may be required on each side of all rear and/or side lot lines (total 
width = 20 feet) where necessary for wires, conduits, storm or sanitary 
sewers, gas and water lines.  Easements of greater width may be required 
along lines, across lots, or along boundaries, where necessary for surface 
drainage or for the extension of utilities. 
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Staff Comments  The proposed plat includes: 
• A Public Utility, Snow Storage, and Landscape Easement (10 foot 

width) on the eastern property boundary along Aviation Drive.  
• An Irrigation Easement (17-20 foot width), to benefit the Airport West 

Subdivision, located on the southern property boundary along Lear 
Lane/Dornier Way.  

• A blanket Access and Utility Easement, to benefit lots 3B, and Lots 4A 
through 4O, Block 4 of Airport West Subdivision #2 (24-30 foot width), 
located on the southern property boundary along Lear Lane/Dornier 
Way.  

• A Landscape Easement to benefit the Airport West Subdivision (10 foot 
width), located on the western property boundary.  

 

Easements.  Easements, defined as the use of land not having all the rights of 
ownership and limited to the purposes designated on the plat, shall be placed 
on the plat as appropriate.  Plats shall show the entity to which the easement 
has been granted.  Easements shall be provided for the following purposes: 

☒ ☐ ☐ B. 

Staff Comments See Section 16.04.040.A.7 for explanation.  
☒ ☐ ☐ B. 1. To provide access through or to any property for the purpose of providing 

utilities, emergency services, public access, private access, recreation, 
deliveries, or such other purpose.  Any subdivision that borders on the Big 
Wood River shall dedicate a 20-foot-wide fisherman’s access easement, 
measured from the Mean High-Water Mark, which shall provide for non-
motorized public access.  Additionally, in appropriate areas, an easement 
providing non-motorized public access through the subdivision to the river 
shall be required as a sportsman’s access. 

Staff Comments The easements have been explained in the prior Section 16.04.040.A.7. There is 
no need for a river access easement, as this site does not border the Big Wood 
River.  

☐ ☐ ☒ B. 2. To provide protection from or buffering for any natural resource, riparian 
area, hazardous area, or other limitation or amenity on, under, or over the 
land.  Any subdivision that borders on the Big Wood River shall dedicate a one 
hundred (100) foot wide riparian setback easement, measured from the Mean 
High-Water Mark, upon which no permanent structure shall be built, in order 
to protect the natural vegetation and wildlife along the river bank and to 
protect structures from damage or loss due to river bank erosion. A twenty-
five (25) foot wide riparian setback easement shall be dedicated adjacent to 
tributaries of the Big Wood River.  Removal and maintenance of live or dead 
vegetation within the riparian setback easement is controlled by the 
applicable bulk requirement of the Flood Hazard Overlay District.  The riparian 
setback easement shall be fenced off during any construction on the property. 

Staff Comments N/A – No natural resource, riparian area, hazardous area or other limitation 
requires an easement, as specified above, for the proposed subdivision.   

 ☐ ☐ ☒ B. 3. Snow storage areas shall be not less than twenty-five percent (25%) of 
parking, sidewalk and other circulation areas. No dimension of any snow 
storage area may be less than 10 feet. All snow storage areas shall be 
accessible and shall not be located over any above ground utilities, such as 
transformers. 

Staff Comments N/A The Applicant is proposing to haul all snow off site. 
16.04.050: Blocks 

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



Preliminary Plat: Della Mountain Suites 
Hailey Planning and Zoning Commission 

Staff Report – January 5, 2026 
Page 10 of 24 

 

 
 

☐ ☐ ☒ 16.04.050 Blocks: The length, width and shape of blocks shall be determined with due 
regard to adequate building sites suitable to the special needs of the type of 
use contemplated, the zoning requirements as to lot size and dimensions, the 
need for convenient access and safe circulation and the limitations and 
opportunities of topography. 

Staff Comments N/A – This subdivision and proposed plat involve an existing block. No new 
blocks are proposed. 

16.04.060: Lots 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 16.04.060 Lots: All lots shown on the subdivision plat must conform to the minimum 

standards for lots in the District in which the subdivision is planned. The City 
will generally not approve single-family residential lots larger than one-half 
(1/2) acre (21,780 square feet).  In the event a single-family residential lot 
greater than one-half (1/2) acre is platted, irrigation shall be restricted to not 
more than one-half (1/2) acre, pursuant to Idaho Code §42-111, and such 
restriction shall be included as a plat note.  District regulations are found in 
the Zoning Chapter. 

Staff Comments N/A. The proposed plat calls for subdividing a 43,554 square foot parcel and 
creating twelve (12) commercial condominium units, including one (1) mixed-use 
condominium unit.. No single-family lots are proposed.   

☐ ☐ ☒ A. If lots are more than double the minimum size required for the zoning district, 
the Developer may be required to arrange lots in anticipation of future re-
subdivision and provide for future streets where necessary to serve potential 
lots, unless the plat restricts further subdivision. 

Staff Comments N/A, as Staff are amenable to the proposed lot arrangement.   
☐ ☐ ☒ B. Double frontage lots shall be prohibited except where unusual topography, a 

more integrated street plan, or other conditions make it undesirable to meet 
this requirement. Double frontage lots are those created by either public or 
private streets, but not by driveways or alleys. Subdivisions providing a 
platted parcel of 25 feet or more between any street right-of-way and any 
single row of lots shall not be considered to have platted double frontage lots.  
The 25-foot-wide parcel provided must be landscaped to provide a buffer 
between the street and the lot(s). 

Staff Comments N/A – The plat does not include any double frontage lots. 
☐ ☐ ☒ C. No unbuildable lots shall be platted.  Platted areas that are not buildable shall 

be noted as such and designated as “parcels” on the plat.  Green Space shall 
be clearly designated as such on the plat. 

Staff Comments N/A – The proposed lot is buildable. 
☐ ☐ ☒ D. A single flag lot may be permitted at the sole discretion of the Hearing 

Examiner or Commission and Council, in which the “flagpole” projection is 
serving as a driveway as provided herein, providing connection to and 
frontage on a public or a private street.   Once established, a flag lot may not 
be further subdivided, but a lot line adjustment of a flag lot is not considered a 
further subdivision. The “flagpole” portion of the lot shall be included in lot 
area but shall not be considered in determining minimum lot width.  The 
“flagpole” shall be of adequate width to accommodate a driveway as required 
by this ordinance, fire and other applicable codes.  Flag lots within the 
Townsite Overlay District are not allowed, except where parcels do not have 
street access, such as parcels adjacent to the ITD right-of-way. 

Staff Comments N/A – No flag lots are proposed.  
☐ ☐ ☒ E. All lots shall have frontage on a public or private street.  No frontage width 

shall be less than the required width of a driveway as provided under Sections 
4.1.11.1 and 4.5.4 of this Ordinance.  Townhouse Sub-Lots are excluded from 
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this requirement; provided, however, that Townhouse Developments shall 
have frontage on a street. 

Staff Comments N/A, townhouse/condominium sublots are excluded from this requirement. The 
proposed development has frontage on the public streets of Aviation Drive and 
Lear Lane/Dornier Way. 

☐ ☐ ☒ F. In the Townsite Overlay District, original Townsite lots shall be subdivided 
such that the new platted lots are oriented the same as the original lots, i.e. 
lots shall be subdivided in such a way as to maintain frontage on both the 
street and alley.  Exceptions may be made for corner properties with historic 
structures. 

Staff Comments N/A. This Project is not located in the Townsite Overlay (TO) District.   

16.04.070: Orderly Development  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ A. Phasing Required: Development of subdivisions shall be phased to avoid the 

extension of City services, roads and utilities through undeveloped land. 

Staff Comments N/A. The Applicant is proposing to construct three (3) commercial condominium 
buildings containing twelve (12) condominium units. One (1) of the twelve (12) 
units is also proposed as a mixed-use unit with an ADU, as permitted by SCI-I 
Zoning Regulations. Phasing is not necessary, and city services will not extend 
through undeveloped land.  

☐ ☐ ☒ B. Agreement: Developers requesting phased subdivisions shall enter into a 
phasing agreement with the City.  Any phasing agreement shall be approved 
and executed by the Council and the Developer on or before the preliminary 
plat approval by the Council. 

Staff Comments N/A – Neither the Applicant nor Staff are requesting that the proposed 
condominium subdivision be phased. 

☐ ☐ ☒ C. Mitigation of Negative Effects: No subdivision shall be approved which affects 
the ability of political subdivisions of the state, including school districts, to 
deliver services without compromising quality of service delivery to current 
residents or imposing substantial additional public costs upon current 
residents, unless the Developer provides for the mitigation of the effects of 
subdivision. Such mitigation may include, but is not limited to the following: 

a) Provision of on-site or off-site street or intersection improvements. 
b) Provision of other off-site improvements. 
c) Dedications and/or public improvements on property frontages. 
d) Dedication or provision of parks or green space. 
e) Provision of public service facilities. 
f) Construction of flood control canals or devices. 
g) Provisions for ongoing maintenance. 

Staff Comments N/A, as no negative effects on the ability of service delivery, nor the 
compromising of quality for service delivery or the imposing of substantial 
additional public costs, is anticipated.  

☐ ☐ ☒ D.  When the developer of contiguous parcels proposes to subdivide 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: 

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

2. Non-vehicular circulation routes shall provide safe pedestrian and 
bicycle ways and provide an interconnected system to streets, parks 
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and green space, public lands, or other destinations. 
3. Water main lines and sewer main lines shall be designed in the most 

effective layout feasible. 
4. Other utilities including power, telephone, cable, and gas shall be 

designed in the most effective layout feasible. 
5. Park land shall be most appropriately located on the Contiguous 

Parcels. 
6. Grading and drainage shall be appropriate to the Contiguous Parcels. 
7. Development shall avoid easements and hazardous or sensitive 

natural resource areas. 
The commission and council may require that any or all contiguous parcels be 
included in the subdivision. 

Staff Comments N/A – No contiguous parcels are proposed to be subdivided.   

16.04.080: Perimeter Walls, Gates, and Berms  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 16.04.080 The City of Hailey shall not approve any residential subdivision application 

that includes any type of perimeter wall or gate that restricts access to the 
subdivision.  This regulation does not prohibit fences on or around individual 
lots.  The City shall also not allow any perimeter landscape berm more than 3’ 
higher than the previously existing (original) grade. 

Staff Comments N/A – No perimeter walls, gates, nor landscape berms are proposed.  
16.04.090: Cuts, Fills, Grading and Drainage  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ A. Plans Required: Proposed subdivisions shall be carefully planned to be 

compatible with natural topography, soil conditions, geology, and hydrology 
of the site, as well as to minimize cuts; fills, alterations of topography, 
streams, drainage channels; and disruption of soils or vegetation.  Fill within 
the floodplain shall comply with the requirements of the Flood Hazard Overlay 
District of the Zoning Ordinance. 

Staff Comments The site is exceptionally flat, and little alterations to topography are proposed. 
The addition of eleven (11) new drywells are proposed, primarily servicing runoff 
accumulated from precipitations on building roofs, and the parking area. 
Disruption to existing natural conditions is not anticipated.  

☒ ☐ ☐ A. 1. A preliminary soil report prepared by a qualified engineer may be required by 
the Hearing Examiner or Commission and/or Council as part of the preliminary 
plat application. 

Staff Comments A soils report was not requested by the City Engineer; however, the Applicant did 
provide a soils report. It has been filed with the City of Hailey and is available for 
review.   

☒ ☐ ☐ A. 2. A preliminary grading plan prepared by a civil engineer may be required by the 
Hearing Examiner or Commission and/or the Council as part of the preliminary 
plat application, to contain the following information: 

a) Proposed contours at a maximum of two (2) foot contour intervals; 
b) Cut and fill banks in pad elevations; 
c) Drainage patterns; 
d) Areas where trees and/or natural vegetation will be preserved; 
e) Location of all street and utility improvements including driveways 

to building envelopes; and   
f) Any other information which may reasonably be required by the 

Administrator, Hearing Examiner, Commission and/or Council. 
Staff Comments A Grading/Site Improvement Plan has been submitted and reviewed by the City 

Engineer. The City Engineer found the plans to be satisfactory.   
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   B. Design Standards: The proposed subdivision shall conform to the following 
design standards:  

☒ ☐ ☐ B. 1.  Grading shall be designed to blend with natural land forms and to minimize 
the necessity of padding or terracing of building sites, excavation for 
foundations, and minimize the necessity of cuts and fills for streets and 
driveways. 

Staff Comments Very little grading will be necessary as the site is relatively flat. That said, a 
Grading/Site Improvement Plan has been submitted and will be additionally 
reviewed and formally approved by the City Engineer, prior to issuance of the 
Building Permit.  

☐ ☐ ☒ B. 2. Areas within a subdivision which are not well suited for development because 
of existing soil conditions, steepness of slope, geology or hydrology shall be 
allocated for Green Space for the benefit of future property owners within the 
subdivision. 

Staff Comments N/A, as natural site conditions are well suited for development.  
☒ ☐ ☐ B. 3. Where existing soils and vegetation are disrupted by subdivision 

development, provision shall be made by the Developer for Revegetation of 
disturbed areas with perennial vegetation sufficient to stabilize the soil upon 
completion of the construction, including temporary irrigation for a sufficient 
period to establish perennial vegetation.  Until such time as the vegetation 
has been installed and established, the Developer shall maintain and protect 
all disturbed surfaces from erosion. 

Staff Comments A permanent irrigation system is proposed for the site, servicing 6,285 square 
feet of landscape area (9,992 square feet of total landscape area across the 
site). The Applicant has stated that the irrigation system will be designed for 
maximum efficiency with zoned controls, allowing for specific application of 
water. This will minimize erosion and ensure proper plant establishment.  

☒ ☐ ☐ B. 4. Where cuts, fills or other excavation are necessary, the following development 
standards shall apply: 

a) Fill areas for structures or roads shall be prepared by removing all 
organic material detrimental to proper compaction for soil stability. 

b) Fill for structures or roads shall be compacted to at least 95 percent 
of maximum density as determined by American Association State 
Highway Transportation Officials (AASHTO) and American Society of 
Testing & Materials (ASTM). 

c) Cut slopes shall be no steeper than two horizontals to one vertical.  
Subsurface drainage shall be provided as necessary for stability. 

d) Fill slopes shall be no steeper than three horizontals to one vertical.  
Neither cut nor fill slopes shall be located on natural slopes of three 
to one or steeper, or where fill slope toes out within twelve (12) feet 
horizontally of the top of existing or planned cut slope. 

e) Tops and toes of cut and fill slopes shall be set back from structures 
and property lines as necessary to accommodate drainage features 
and drainage structures. 

Staff Comments Proposed grading and drainage have bene reviewed and approved by the City 
Engineer.  

☒ ☐ ☐ B. 5. The developer shall provide storm sewers and/or drainage areas of adequate 
size and number to contain the runoff upon the property in conformance with 
the applicable Federal, State, and local regulations.  The developer shall 
provide copies of state permits for shallow injection wells (drywells).  
Drainage plans shall be reviewed by planning staff and shall meet the approval 
of the City engineer. Developer shall provide a copy of EPA’s “NPDES General 
Permit for Storm-water Discharge from Construction Activity” for all 
construction activity affecting more than one acre. 

Staff Comments This Standard has been met. Please see section 16.04.020(I) for further detail.  
16.04.100: Overlay Districts  
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Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
   A. Flood Hazard Overlay District: 

☐ ☐ ☒ A. 1. Subdivisions or portions of subdivision located within the Flood Hazard 
Overlay District shall comply with all provisions of Section 4.10 of the Zoning 
Ordinance. 

Staff Comments N/A – The proposed subdivision is not located in the Flood Hazard Overlay 
District.  

☐ ☐ ☒ A. 2.  Subdivisions located partially in the Flood Hazard Overlay District shall have 
designated building envelopes outside the Flood Hazard Overlay District to the 
extent possible. 

Staff Comments N/A – The proposed subdivision is not located in the Flood Hazard Overlay 
District.  

☐ ☐ ☒ A. 3. Any platted lots adjacent to the Big Wood River or its tributaries shall have 
designated building envelopes. 

Staff Comments N/A – The proposed subdivision is not located adjacent to the Big Wood River 
nor its tributaries. 

☐ ☐ ☒ B. Hillside Overlay District: 
☐ ☐ ☒ B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay 

District shall comply with all provisions of Section 4.14, of the Zoning 
Ordinance. 

Staff Comments N/A – The proposed subdivision is not located within the Hillside Overlay District.  
☐ ☐ ☒ B. 2. Subdivisions located partially in the Hillside Overlay District shall have 

designated building envelopes outside the Hillside Overlay District. 
Staff Comments N/A – The proposed subdivision is not located within the Hillside Overlay District. 

☐ ☐ ☒ B. 3. All approved subdivisions shall contain a condition that a Site Alteration 
Permit is required before any development occurs. 

Staff Comments N/A – The proposed subdivision is not located within the Hillside or Floodplain 
Hazard Overlay Districts.  

16.04.110: Parks, Pathways and Other Green Spaces 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ A. Parks and Pathways: Unless otherwise provided, every subdivision shall set 

aside a Park and/or Pathway(s) in accordance with standards set forth herein. 
Staff Comments  

                  A. 1. Parks: 
☐ ☐ ☒ A. 1. a. The developer of any subdivision, or any part thereof, consisting of three (3) 

or more residential lots, including residential townhouse sub-lots and 
residential condominium units, without regard to the number of phases 
within the subdivision, shall set aside or acquire land area within, adjacent to 
or in the general vicinity of the subdivision for Parks.  Parks shall be developed 
within the City of Hailey and set aside in accordance with the following 
formula: 
  
P = x multiplied by .0277 
 
“P” is the Parks contribution in acres 
 
“x” is the number of single-family lots, residential townhouse sub-lots or 
residential condominium units contained within the plat. Where multi-family 
lots are being platted with no fixed number of units, “x” is maximum number 
of residential lots, sub-lots, and units possible within the subdivision based on 
current zoning regulations. 

   Staff Comments   
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The proposed subdivision and Design Review Application are unique and offer a 
variety of outcomes for the residential component of this project. Given the 
unprecedented nature of this development proposal, Staff plan to work 
internally with the Applicant and the City Attorney to create a proactive, 
measured approach to addressing potential park/pathway contributions, given 
the project’s potential to have three (3) or more residential condominium units 
in the future – or alternatively - the potential that this threshold is never 
reached.  
 
The Applicant shall work internally with City Staff to address park and/or 
pathway requirements through the Development Agreement process. Any 
potential in-lieu fees and procedures shall be addressed through the 
Development Agreement, and the Development Agreement shall only become 
active after required review and approval by the Hailey City Council. This has 
been made a Condition of Approval.  

☐ ☐ ☒ A.1.b In the event the subdivision is located in the Business (B), Limited Business 
(LB), Neighborhood Business (NB), or Transitional (TN) zoning districts, the 
area required for a Park shall be reduced by 75%, but in no event shall the 
area required for a Park/Cultural Space exceed 17.5% of the area of the lot(s) 
being developed.  

   Staff Comments N/A The proposed subdivision is located in the SCI-I Zoning District. 

☐ ☐ ☒ A. 2. Pathways: The developer of any subdivision, or any part thereof, shall provide 
pathways for all trails and paths identified in the master plan that are located 
on the property to be subdivided or on City property adjacent to the property 
to be subdivided, and sidewalks required by this ordinance.  

Staff Comments N/A - Please reference Section 16.04.110(A)1 for further detail. 

☐ ☐ ☒ B.  Multiple Ownership:  Where a parcel of land is owned or otherwise controlled, 
in any manner, directly or indirectly: 

a) By the same individual(s) or entity(ies), including but not limited to 
corporation(s), partnership(s), limited liability company(ies) or 
trust(s), or 

b) By different individuals or entities, including but not limited to 
corporations, partnerships, limited liability companies or trusts 
where a) such individual(s) or entity(ies) have a controlling 
ownership or contractual right with the other individual(s) or 
entity(ies), or b) the same individual(s) or entity(ies) act in any 
manner as an employee, owner, partner, agent, stockholder, 
director, member, officer or trustee of the entity(ies),  

c) Multiple subdivisions of the parcel that cumulatively result in three 
(3) or more residential lots, townhouse sub-lots or condominium 
units, are subject to the provisions of this ordinance, and shall 
provide the required improvements subject to the required 
standards at or before the platting or development of the lots, sub-
lots or units. 

d) Parks and Lands Board: The parks and lands board shall review and 
make a recommendation to the hearing examiner or commission 
and council regarding each application subject to the provisions of 
Section 4.10 of this ordinance. Such recommendation will be based 
on compliance with the master plan and provisions of this 
ordinance. 

   Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ C.  Parks and Lands Board: The parks and lands board shall review and make a 

recommendation to the hearing examiner or commission and council 
regarding each application subject to the provisions of Section 4.10 of this 
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ordinance. Such recommendation will be based on compliance with the 
master plan and provisions of this ordinance. 

   Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
   D. Minimum Requirements: 
☒ ☐ ☐ D. 1. Private Green Space: Use and maintenance of any privately-owned green 

space shall be controlled by recorded covenants or restrictions which run with 
the land in favor of the future owners of the property within the tract and 
which cannot be modified without the consent of the council. 

Staff Comments All privately-owned landscape area is contained within designated “Common 
Area”. A plat note on the submitted Preliminary Plat Map designates the 
Condominium Declarations as the controlling entity for all Common Areas.  

☐ ☐ ☒ D. 2. Neighborhood Park: A neighborhood park shall include finished grading and 
ground cover, large grassy areas, trees and shrubs, sheltered picnic table(s), 
trash container(s), dog station(s), bike racks, park bench(es), parking as 
required by ordinance, and two or more of the following: play structure, 
restrooms, an athletic field, trails, hard surface multiple use court (tennis or 
basketball courts), or gardens that demonstrate conservation principles.  
Neighborhood Parks shall provide an average of 15 trees per acre, of which at 
least 15% shall be of 4" caliper or greater.  A maximum of 20% of any single 
tree species may be used.  Landscaping and irrigation shall integrate water 
conservation.  A neighborhood park shall be deeded to the City upon 
completion, unless otherwise agreed upon by the developer and City.   

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ D. 3. Mini Park:  A mini park shall include finished grading and ground cover, trees 

and shrubs, picnic table(s), trash container(s), dog station(s), bike racks and 
park bench(es).  All mini parks shall provide an average of 15 trees per acre, of 
which at least 15% shall be of 4" caliper or greater. A maximum of 20% of any 
single tree species may be used.  Landscaping and irrigation shall integrate 
water conservation. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ D. 4. Park/Cultural Space:  A park/cultural space shall include benches, planters, 

trees, public art, water features and other elements that would create a 
gathering place.  Connective elements, such as parkways or enhanced 
sidewalks may also qualify where such elements connect two or more parks or 
park/cultural spaces. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ D. 5. Pathway:  Pathways shall have a minimum twenty-foot (20’) right-of-way 

width and shall be paved or improved as recommended by the Parks and 
Lands Board.  Construction of Pathways shall be undertaken at the same time 
as other public improvements are installed within the development, unless 
the Council otherwise allows when deemed beneficial for the project. The 
Developer shall be entitled to receive a Park dedication credit only if the 
Developer completes and constructs a Pathway identified in the Master Plan 
or completes and constructs a Pathway not identified in the Master Plan 
where the Pathway connects to existing or proposed trails identified in the 
Master Plan.  The City may permit easements to be granted by Developers for 
Pathways identified in the Master Plan, thereby allowing the Developer to 
include the land area in the determination of setbacks and building density on 
the site, but in such cases, a Park dedication credit will not be given.  A 
Developer is entitled to receive a credit against any area required for a Park 
for every square foot of qualified dedicated Pathway right-of-way. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ E. Specific Park Standards: All Parks shall meet the following criteria for 

development, location and size (unless unusual conditions exist that prohibit 
meeting one or more of the criteria): 
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☐ ☐ ☒ E. 1. Shall meet the minimum applicable requirements required by Subsection D of 
this section.   

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ E. 2. Shall provide safe and convenient access, including ADA standards. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ E. 3. Shall not be gated so as to restrict access and shall not be configured in such a 

manner that will create a perception of intruding on private space.  If a Park is 
privately owned and maintained, the use of the park shall not be exclusive to 
the homeowners, residents or employees of the development. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ E. 4. Shall be configured in size, shape, topography, and improvements to be 

functional for the intended users.  To be eligible for Park dedication, the land 
must, at a minimum, be located on slopes less than 25 degrees, and outside of 
drain ways, floodways and wetland areas.  Mini Parks shall not be occupied by 
non-recreational buildings and shall be available for the use of all the 
residents or employees of the proposed subdivision. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ E. 5. Shall not create undue negative impact on adjacent properties and shall be 

buffered from conflicting land uses. 
Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 

☐ ☐ ☒ E. 6. Shall require low maintenance or provide for maintenance or maintenance 
endowment. 

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ F. Specific Pathway Standards:  All Pathways shall meet the following criteria for 

development, location and size (unless unusual conditions exist that prohibit 
meeting one or more of the criteria): 

☐ ☐ ☒ F. 1. Shall meet the minimum applicable requirements required by Subsection D of 
this section.   

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☐ ☐ ☒ F. 2. Shall be connected in a useful manner to other Parks, Pathways, Green Space 

and recreation and community assets.  
Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 

   G. Specific Green Space Standards:  If green space is required or offered as part 
of a subdivision, townhouse or condominium development, all green space 
shall meet the following criteria for development, location and size (unless 
unusual conditions exist that prohibit meeting one or more of the criteria): 

☐  ☐ ☒ G. 1. Shall meet the minimum applicable requirements required by section 4.10.04 
of this section.   

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
☒ ☐ ☐ G. 2. Public and private green spaces on the same property or adjacent properties 

shall be complementary to one another.  Green space within proposed 
developments shall be designed to be contiguous and interconnecting with 
any adjacent Green Space (both existing and potential future space). 

Staff Comments The Applicant is proposing public sidewalk connections to Parcel A, an adjacent 
public green space/grass pathway owned by the City of Hailey. A bench is also 
proposed at the connection point of the public sidewalk and entrance to Parcel 
A, further complimenting the nexus of these private and public green spaces.  

☒ ☐ ☐ G. 3. The use of the private green space shall be restricted to Parks, Pathways, trails 
or other recreational purposes, unless otherwise allowed by the City. 

Staff Comments Private green space proposed for the project will be used as general open 
space/landscaping. 

☒ ☐ ☐ G. 4. The private ownership and maintenance of green space shall be adequately 
provided for by written agreement. 

Staff Comments The Applicant will address the design and maintenance of the outdoor shared 
space in CC&R’s for the condominium subdivision. This was made a Condition of 
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Approval during the previous Design Review Application review and approval 
process. 

   H.  In-Lieu Contributions: 
☒ ☐ ☐ H. 1. After receiving a recommendation by the Parks and Lands Board, the Council 

may at their discretion approve and accept voluntary cash contributions in lieu 
of Park land dedication and Park improvements.   

Staff Comments See Section 16.04.110 A1.a for detailed discussion on in-lieu contributions and 
park improvements.  

☒ ☐ ☐ H. 2. The voluntary cash contributions in lieu of Park land shall be equivalent to the 
area of land (e.g., square footage) required to be dedicated under this 
ordinance multiplied by the fair market value of the land (e.g., $/square foot) 
in the development at the time of preliminary plat approval by the Council.  
The City shall identify the location of the property to be appraised, using the 
standards in Sections 4.10.5.4 and 4.10.5.5 of these ordinances.  The appraisal 
shall be submitted by a mutually agreed upon appraiser and paid for by the 
applicant.  

Staff Comments Please reference Section 16.04.110(H)1 for further detail. This standard will be 
met.  

☒ ☐ ☐ H. 3.  Except as otherwise provided, the voluntary cash contribution in lieu of Park 
land shall also include the cost for Park improvements, including all costs of 
acquisition, construction and all related costs.  The cost for such 
improvements shall be based upon the estimated costs provided by a qualified 
contractor and/or vendor.  In the Business (B), Limited Business (LB), 
Neighborhood Business (NB) and Transitional (TN) zoning districts, in-lieu 
contributions will not include the cost for Park improvements. 

Staff Comments Please reference Section 16.04.110(H)1 for further detail.  
☒ ☐ ☐ H. 4. In-lieu contributions must be segregated by the City and not used for any 

other purpose other than the acquisition of Park land and/or Park 
improvements, which may include upgrades and replacement of Park 
improvements.  Such funds should be used, whenever feasible or practicable, 
on improvements within walking distance of the residents of the subdivision.   

Staff Comments Please reference Section 16.04.110(H)1 for further detail. This standard will be 
met.  

16.05: Improvements Required:  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 16.05.010 Minimum Improvements Required: It shall be a requirement of the Developer 

to construct the minimum infrastructure improvements set forth herein and 
any required infrastructure improvements for the subdivision, all to City 
Standards and procedures, set forth in Title 18 of the Hailey Municipal Code 
and adopted by ordinance in accordance with the notice and hearing 
procedures provided in Idaho Code §67-6509. Alternatives to the minimum 
improvement standards may be recommended for approval by the City 
Engineer and approved by the City Council at its sole discretion only upon 
showing that the alternative is clearly superior in design and effectiveness and 
will promote the public health, safety and general welfare. 

Staff Comments The Applicant will construct the minimum infrastructure improvements required 
and adhere to all City Standards and procedures set forth in Title 18 of the Hailey 
Municipal Code.   

☒ ☐ ☐ A. Plans Filed, maintained: Six (6) copies of all improvement plans shall be filed 
with the City Engineer and made available to each department head.  Upon 
final approval two (2) sets of revised plans shall be returned to the Developer 
at the pre-construction conference with the City Engineer’s written approval 
thereon.  One set of final plans shall be on-site at all times for inspection 
purposes and to note all field changes upon. 
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Staff Comments This standard shall be met.  
☒ ☐ ☐ B.  Preconstruction Meeting: Prior to the start of any construction, it shall be 

required that a pre-construction meeting be conducted with the Developer or 
his authorized representative/engineer, the contractor, the City Engineer and 
appropriate City departments.  An approved set of plans shall be provided to 
the Developer and contractor at or shortly after this meeting. 

Staff Comments This standard shall be met. 
☒ ☐ ☐ C.  Term of Guarantee of Improvements: The developer shall guarantee all 

improvements pursuant to this Section for no less than one year from the date 
of approval of all improvements as complete and satisfactory by the City 
engineer, except that parks shall be guaranteed and maintained by the 
developer for a period of two years. 

Staff Comments This standard shall be met. 
16.05.020: Streets, Sidewalks, Lighting, Landscaping  

☒ ☐ ☐ 16.05.020 Streets, Sidewalks, Lighting, Landscaping: The developer shall construct all 
streets, alleys, curb and gutter, lighting, sidewalks, street trees and 
landscaping, and irrigation systems to meet City Standards, the requirements 
of this ordinance, the approval of the Council, and to the finished grades 
which have been officially approved by the City engineer as shown upon 
approved plans and profiles.  The developer shall pave all streets and alleys 
with an asphalt plant-mix and shall chip-seal streets and alleys within one year 
of construction.   

Staff Comments This standard shall be met, has been made a Condition of Approval, and will be 
reevaluated at final design, prior to Final Plat approval. 

☒ ☐ ☐ A. Street Cuts: Street cuts made for the installation of services under any existing 
improved public street shall be repaired in a manner which shall satisfy the 
Street Superintendent, shall have been approved by the Hailey City Engineer 
or his authorized representative, and shall meet City Standards.  Repair may 
include patching, skim coats of asphalt or, if the total area of asphalt removed 
exceeds 25% of the street area, the complete removal and replacement of all 
paving adjacent to the development.  Street cut repairs shall also be 
guaranteed for no less than one year. (Ord. 1191, 2015) 

Staff Comments Any and all street cuts for the installation of the water and sewer mains shall be 
repaired per this standard. Connection details to the existing water system shall 
be approved by the Wastewater Division prior to construction. Street cuts shall 
be approved by the Streets Division prior to construction. All infrastructure will 
be approved by the city prior to construction. All construction must conform to 
City of Hailey Standard Drawings, Specifications and Procedures. This has been 
made a Condition of Approval. 

☒ ☐ ☐ B.  Signage: Street name signs and traffic control signs shall be erected by the 
Developer in accordance with City Standard, and the street name signs and 
traffic control signs shall thereafter be maintained by the City. 

Staff Comments The Applicant plans to install “Reserved Parking” signage for ADA parking stalls, 
in accordance with City Standards. No other signage is proposed.  

☐ ☐ ☒ C.  Streetlights: Street lights in the Recreational Green Belt, Limited Residential, 
General Residential, and Transitional zoning districts are not required 
improvements.  Where proposed, street lighting in all zoning districts shall 
meet all requirements of Chapter VIIIB of the Hailey Zoning Ordinance.  

Staff Comments N/A NO street lights in the right-of-way are proposed.   
16.05.030: Sewer Connections 

☒ ☐ ☐ 16.05.030 Sewer Connections: The developer shall construct a municipal sanitary sewer 
connection for each and every developable lot within the development.  The 
developer shall provide sewer mains of adequate size and configuration in 
accordance with City standards, and all federal, state, and local regulations. 
Such mains shall provide wastewater flow throughout the development.  All 
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sewer plans shall be submitted to the City engineer for review and approval.  
At the City engineer’s discretion, plans may be required to be submitted to the 
Idaho Department of Environmental Quality (DEQ) for review and comments.  

Staff Comments The Wastewater Division Manager has also instructed the Applicant to adjust 
the drain type/naming from cleanouts to sewer manholes, for servicing 
requirements of the City of Hailey. However, the drainage function of the 
proposed improvements will remain. This request from the Wastewater Division 
Manager is addressed within the Conditions of Approval for the Applicant’s 
corresponding Design Review Application. Refer to the Della Mountain Suites 
Design Review Application materials for further details. 

16.05.040: Water Connections 

☒ ☐ ☐ A.  Requirements: The developer shall construct a municipal potable water 
connection, water meter and water meter vault in accordance with City 
Standards or other equipment as may be approved by the City engineer, for 
each and every developable lot within the development.  The developer shall 
provide water mains and services of adequate size and configuration in 
accordance with City Standards, and all federal, state, and local regulations.  
Such water connection shall provide all necessary appurtenances for fire 
protection, including fire hydrants, which shall be located in accordance with 
the IFC and under the approval of the Hailey Fire Chief.  All water plans shall 
be submitted to the City engineer for review and approval.  At the City 
Engineer’s discretion, plans may be required to be submitted to the Idaho 
Department of Environmental Quality (DEQ) for review and comments. 

Staff Comments  
The Water Division Manager provided specific feedback regarding water 
connections within the Applicant’s corresponding Design Review Application. 
This feedback is addressed within the Conditions of Approval of the Design 
Review Application. Refer to the Della Mountain Suites Design Review 
Application materials for further details.  
 
Connection details to the municipal water and wastewater system shall be 
approved by the Water and Wastewater Division prior to Final Plat approval. 
This has been made a Condition of Approval.  

☐ ☐ ☒ B.  Townsite Overlay: Within the Townsite Overlay District, where water main 
lines within the alley are less than six (6) feet deep, the developer shall install 
insulating material (blue board insulation or similar material) for each and 
every individual water service line and main line between and including the 
subject property and the nearest public street, as recommended by the City 
Engineer. 

Staff Comments N/A, as no alleys exist in conjunction with this site.  
16.05.050: Drainage  

☒ ☐ ☐ 16.05.050 Drainage: The developer shall provide drainage areas of adequate size and 
number to meet the approval of the street superintendent and the City 
engineer or his authorized representative. (Ord. 1191, 2015) 

Staff Comments The Applicant is proposing the construction of eleven (11) new drywells and two 
(2) new catch basins. Five (5) of the drywells will be installed in landscaped 
areas.  City Staff and the City Engineer have reviewed the proposed drainage 
plans and found runoff containment to be adequate. 

16.05.060: Utilities  

☐ ☐ ☒ 16.05.060 Utilities: The developer shall construct each and every individual service 
connection and all necessary trunk lines, and/or conduits for those 
improvements, for natural gas, electricity, telephone, and cable television to 
the property line before placing base gravel for the street or alley. 

Staff Comments N/A, as no new streets or alleys are proposed for this project.  
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16.05.070: Parks, Green Space  

☐ ☐ ☒ 16.05.070 Parks, Green Space: The developer shall improve all parks and green space 
areas as presented to and approved by the hearing examiner or commission 
and council. 

Staff Comments See Section 16.04.110 for further detail.  
16.05.080: Installation to Specifications; Inspections  

☒ ☐ ☐ 16.05.080 Installation to Specifications; Inspections: All improvements are to be installed 
under the specifications and inspection of the City engineer or his authorized 
representative.  The minimum construction requirements shall meet City 
Standards or the Department of Environmental Quality (DEQ) standards, 
whichever is the more stringent. 

Staff Comments An inspection schedule will be established for any/all components at final 
design. All infrastructure must meet City of Hailey specifications and will be 
evaluated in greater detail at final design.  

16.05.090: Completion; Inspections; Acceptance  

☒ ☐ ☐ A.  Installation of all infrastructure improvements must be completed by the 
developer and inspected and accepted by the City prior to signature of the 
plat by City representatives, or according to a phasing agreement.  A post-
construction conference shall be requested by the developer and/or 
contractor and conducted with the developer and/or contractor, the City 
engineer, and appropriate City departments to determine a punch list of items 
for final acceptance. 

Staff Comments This standard shall be met. 
☐ ☐ ☒ B. The developer may, in lieu of actual construction, provide to the City security 

pursuant to Section 3.3.7, for all infrastructure improvements to be completed 
by developer after the final plat has been signed by City representatives. (Ord. 
1191, 2015) 

Staff Comments N/A – The completion of all major infrastructure by the Developer is preferred 
over bonding. 

16.05.100: As Built Plans and Specifications  

☒ ☐ ☐ 16.05.100 As Built Plans and Specifications: Prior to the acceptance by the City of any 
improvements installed by the developer, three (3) sets of “as-built plans and 
specifications” certified by the developer’s engineer shall be filed with the City 
engineer. (Ord. 1191, 2015) 

Staff Comments As built drawings will be required. This standard will be met.  

16.07: Condominiums:  

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 16.07.020 Plat Procedure:  The developer of a condominium project shall submit with 

the preliminary plat application, as required by this title, a copy of the 
proposed bylaws and condominium declarations of the proposed 
condominium development. The documents shall adequately provide for the 
control (including billing, where applicable) and maintenance of all common 
utilities, common area, recreational facilities and green space. The developer 
may submit a final plat application following inspection and approval by the 
building inspector of the footings and setbacks of the condominium building. 
Prior to final plat approval, the developer shall submit to the city a copy of the 
final bylaws and condominium declarations to be recorded with the county 
recorder, including the instrument number(s) under which each document 
was recorded. (Ord. 1191, 2015) 

Staff Comments This Standard shall be met.  
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☒ ☐ ☐ 16.07.030 Garages:  All garages shall be designated on the preliminary and final plats and 
on all deeds as part of the particular condominium units. Detached garages 
may be platted on separate sublots; provided, that the ownership of detached 
garages is appurtenant to specific condominium units on the condominium 
plat and that the detached garage(s) may not be sold and/or owned separate 
from any dwelling unit(s) within the condominium project. (Ord. 1191, 2015) 

Staff Comments Vehicular access on the proposed plat directly leads to the condominium units, 
where garages can be assumed. However, garage space is not exclusively 
proposed within the condominium units. The first level condominium space is 
dedicated as “commercial”.  

☒ ☐ ☐ 16.07.040 Storage, Parking Areas:  Condominium projects shall provide parking spaces 
according to the requirements of title 17, chapter 17.09 of this code. (Ord. 
1191, 2015) 

Staff Comments The Applicant is required to provide at least twenty-seven (27) parking spaces to 
accommodate the proposed 26,600 square feet of commercial space. 
Additionally, the Applicant is proposing one (1) ADU within Unit 105, requiring 
an additional one (1) parking space. The Applicant is providing a total of thirty-
three (33) onsite parking spaces, in excess of the currently required twenty-eight 
spaces. 
 
Any future conversion of commercial space into an ADU unit (as designed for by 
the Applicant) will result in an overall decrease in commercial area, thus 
lessening the minimum commercial parking requirement. If all twelve (12) 
condominium units are eventually converted to include an ADU, the total 
commercial area decreases from 26,600 square feet (as proposed) to 16,716 
square feet. The new, hypothetical parking requirement would be seventeen (17) 
spaces for the commercial use, plus twelve (12) spaces for the ADU use, resulting 
in an overall mixed-use parking requirement of twenty-nine (29) spaces. In any 
mixed-use configuration (as currently permitted by the Hailey Municipal Code 
and planned for by the Applicant), the parking requirement will remain as met.   

☒ ☐ ☐ 16.07.050  Construction Standards: All condominium project construction shall be in 
accordance with the IBC, IRC and IFC. (Ord. 1191, 2015) 

Staff Comments The proposed plat complies with this standard.  
☒ ☐ ☐ 16.07.060  General Applicability: All other provisions of this title and all applicable 

ordinances, rules and regulations of the city and all other governmental 
entities having jurisdiction shall be complied with by condominium 
developments. (Ord. 1191, 2015) 

Staff Comments This standard will be met.  
☐ ☐ ☒ 16.07.070  Conversion: The conversion by subdivision of existing units into 

condominiums shall not be subject to section 16.04.110 of this title. (Ord. 
1191, 2015) 

Staff Comments N/A 
 
Summary and Suggested Conditions: The Commission shall review the Preliminary Plat Application and 
continue the public hearing, approve, conditionally approve, or deny the Application. If approved, the 
Final Plat Application will be forwarded to the Hailey City Council for review.  
 
The following are suggested Conditions of Approval for this Application:   
 

a) All Fire Department and Building Department requirements shall be met.  
b) All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the 

Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey approval and shall meet City Standards 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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where required. Requirements to be completed at the Applicant’s sole expense include, but will 
not be limited to: 

i. The Applicant shall attain permits for the installation of all drywells. 
ii. The Applicant shall install sidewalk within the vacated shared access easement to match 

and connect with the existing sidewalk along 1551 Aviation Drive. 
c) The complete removal and replacement of all paving adjacent to the development where street 

cuts (for the subdivision construction and installation of utility services) exceed 25% of the 
street area.  

d) Connection details to the municipal water and wastewater system shall be approved by the 
Water and Wastewater Division prior to Final Plat approval.  

e) The Applicant shall submit a draft copy of the proposed CC&R’s, prior to any approval of the 
Findings of Fact. 

f) The proposed parking access area shall be dedicated as unbuildable and managed by the HOA.  
g) The Applicant shall provide a Public Access Easement for the proposed sidewalk along the 

property’s southern boundary. A revised Preliminary Plat Map indicating this Public Access 
Easement shall be submitted to the City, prior to issuance of a Building Permit. 

h) The Applicant shall address the maintenance of the Common Area, including parking and 
landscaped areas, in CC&R’s for the subdivision. 

i) The Applicant shall install sidewalk within the vacated shared access easement up to their 
property line, to match the existing sidewalk along 1551 Aviation Drive’s frontage. 

j) All improvements within the public right-of-way shall be completed and accepted, or surety 
provided pursuant to Subsections 16.03.030(I) and 16.05.090(B) of the Hailey Municipal Code, 
prior to recordation of the Final Plat. 

k) The Applicant shall repair and/or install new sidewalks if the existing sidewalks are damaged 
during the construction process. 

l) The Final Plat must be submitted within three (3) calendar years from the date of approval of 
the Preliminary Plat, unless otherwise allowed for within a phasing agreement.   

m) Any application and/or subdivision inspection fees due shall be paid prior to recording the Final 
Plat. 

n) The Applicant shall work internally with City Staff to address park and/or pathway requirements 
through the Development Agreement process. Any potential in-lieu fees and procedures shall be 
addressed through the Development Agreement, and the Development Agreement shall only 
become active after required review and approval by the Hailey City Council 
 

Motion Language:  
Approval: Motion to approve a Preliminary Plat Application by 1611 Aviation LLC, represented by 
Richard Wilmot of Chrysalis Architecture and Planning, with a proposal to subdivide Lot 3B, Block 4 of 
Airport West Subdivision #2 into twelve (12) commercial condominium sublots, including one (1) mixed-
use condominium sublot with an accessory dwelling unit (ADU),.  to be known as Della Mountain Suites, 
and located within the Service Commercial Industrial-Industrial (SCI-I) Zoning District., finding that the 
application meets all City Standards, and that Conditions (a) through (n) are met.  
 
Denial: Motion to deny a Preliminary Plat Application by 1611 Aviation LLC, represented by Richard 
Wilmot of Chrysalis Architecture and Planning, with a proposal to subdivide Lot 3B, Block 4 of Airport 
West Subdivision #2 into twelve (12) commercial condominium sublots, including one (1) mixed-use 
condominium sublot with an accessory dwelling unit (ADU),  to be known as Della Mountain Suites, and 
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located within the Service Commercial Industrial-Industrial (SCI-I) Zoning District., finding that 
________________ [Commission should cite which standards are not met and provide the reason why 
each identified standard is not met]. 
 
Continuation: Motion to continue the public hearing to __________________ [the Commission should 
specify a date]. 
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To:  Hailey Planning and Zoning Commission 
From:  Emily Brooks, Community Development City Planner/Resilience Planner 
 
Overview: Consideration of a Design Review Application, submitted by 1611 Aviation, LLC, 

represented by Richard Wilmot of Chrysalis Architecture and Planning, for the 
construction of a new, mixed-use condominium project. Eleven (11) commercial 
condominiums and one (1) mixed-use condominium with an accessory dwelling unit 
(ADU) are proposed, with each unit offering 2,293 square feet of conditioned interior 
space and a 90 square foot, private exterior balcony. This project is located at 1611 
Aviation Drive (Lot 3B, Block 4, Airport West Subdivision #2) within the Service 
Commercial Industrial - Industrial (SCI-I) Zoning District. 

 
Hearing:  January 5, 2026 
 
 
Applicant:  1611 Aviation LLC, represented by Richard Wilmot of Chrysalis Architecture and 

Planning 
Location:   1611 Aviation Drive (Lot 3B, Block 4- Airport West Subdivision #2)  
Zoning & Lot Size:  SCI-Industrial (SCI-I); Lot size 43,554 square feet 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to 
property owners within 300 feet on December 17, 2025. The project was noticed jointly with a 
corresponding condominium preliminary plat application. No public comments were received for either 
application during the public comment period.  
 
Background and Application: The Applicant is proposing a new, mixed-use condominium development 
on an un-built parcel in the Airport West Subdivision. Currently, the property is being used for long-term 
equipment and material storage for nearby business owners. The Commission may recall the Applicant 
Team’s Design Review Pre-Application for this property, reviewed in April 2025. The unique 
development proposal for commercial condominiums with options for future ADU tenant improvements 
warranted the Pre-Application process, according to the Applicant. At the April 2025 Pre-Application 
Public Hearing, the Commission provided feedback on a proposal to construct twelve (12) condominium 
units, each offering 2,293 square feet of developable interior space and 90 square feet of private, 
exterior patio area. Three (3) separate buildings were proposed to host the twelve (12) units, with 
twenty-two (22) surface parking spaces and twelve (12) individual garage parking spaces proposed (34 
total). Parking requirements for both the commercial and hypothetical residential uses (28 spaces 
minimum) were met.  
 
Responding to trash/recycling service access needs, the Applicant has revised their full Design Review 
Application to now show thirty-three (33) parking spaces across the project. A detailed landscaping plan, 
slight shifts in utility placements, and the vacation of a shared-access easement on the northern 
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property line are primary updates for the project’s full Design Review Application. All other project 
components are generally the same in the full Design Review Application. 
 
An additional distinction between the Applicant’s Pre-Application and full Design Review Application is 
the inclusion of a full ADU build-out in proposed Unit 105. The 900 square foot ADU is proposed for the 
second level of the condominium unit, featuring two (2) bedrooms, one (1) bathroom, and a 
kitchen/living area. Three hundred (300) square feet of additional commercial space is located on the 
second level, as well as access to the ninety (90) square foot exterior patio. 1,093 square feet of first 
level commercial space (conditioned) is proposed for each of the twelve (12) units, including Unit 105.  
 
With one (1) formally proposed ADU within the primarily commercial condominiums, the Applicant’s 
project is to be considered mixed-use. The Applicant has maintained their development positioning of 
versatile commercial units that offer flexible and build-out-ready spaces for future ADU tenant 
improvements, should individual owners/tenants desire such an element. Staff have worked closely with 
the Applicant to ensure that site planning and procedural requirements for any potential future ADU 
additions are in place, relieving future condominium owners of potential burdens of retroactive mixed-
use development. This includes providing the minimum required parking for the full potential scope of 
both ADU and commercial uses, providing the minimum required private outdoor space for potential 
ADU’s, and the inclusion of a plat note for the condominium units, requiring any future unit owners to 
first apply and receive Community Development Department approval of any proposed ADU, prior to 
unit improvements and construction. Park space and/or pathway requirements for new subdivisions are 
addressed as a separate matter in the Applicant’s concurrent Preliminary Plat Application.  
 
Staff believe that the Applicant has made a good-faith effort to develop a unique asset for Hailey 
business owners that can provide value to the community across a variety of needs and circumstances. 
Health, life, and safety considerations, as well as integration with long-range planning efforts for the 
area, have been integrated into the total project planning.  
 
Procedural History: The Design Review Application was submitted on November 21, 2025, and certified 
complete on November 25, 2025.  A public hearing before the Planning and Zoning Commission is 
scheduled for January 5. 2026, in the Hailey City Council Chambers and virtually via Microsoft Teams. 
 

 
General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.050 Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: No comments 
Life/Safety: No comments 
Water and Sewer:  
Water: 

• All water mains shall be looped at the end of the main. 
• Each unit shall have its own water service, with no double meter 

vaults permitted.  
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• Any unused water services located during construction shall be 

abandoned at the water main. 
• Water services located in asphalt areas shall have blue board 

installed over the service.  
• Water main connections on Lear Lane and Dornier Way shall be hot-

tapped.  
 
These have been made Conditions of Approval.  
 
Sewer:  

• The Applicant shall submit finalized sewer plans and utility plans to 
the City of Hailey Engineer and Wastewater Division Manager and 
receive design approval, prior to issuance of a Building Permit. Final 
Plans shall include:  
 

- All identified clean-outs on the Sewer Plan (Sheet C4.1, Key 
Note #4) shall be switched to sewer manholes. 

- All Applicable City of Hailey and Idaho Standards for Public 
Works Construction (ISPWC) standards for sewer system 
design shall be observed and reflected through utility plan 
notations, as needed.  

- Sewer connection to existing manhole shall be plugged upon 
successful connection to the manhole to prevent unwanted 
flow from entering either direction.  

 
This has been made a Condition of Approval.   
Building: No comments 
Streets, Landscaping, Other:  

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

Staff Comments The Applicant is aware of sign permit requirements for the proposed 
monument signage. The Applicant shall refrain from installing any signage 
until sign permit approval has been granted.  
 
This has been made a Condition of Approval.  

☒ ☐ ☐ 17.09.040 On-site 
Parking Req. 

See Section 17.09.040 for applicable code. 
 

Staff Comments The proposed project is located in the SCI- Industrial (SC-I) Zoning District. The 
Hailey Municipal Code requires a minimum of one (1) parking space per 1,000 
square feet of commercial use. The project proposes approximately 26,600 
square feet of commercial space, requiring at minimum twenty-seven (27) 
parking spaces. Additionally, the Applicant is proposing one (1) ADU unit, 
requiring one (1) dedicated parking space.  
 
The minimum parking requirement for the proposed mixed-use development 
is twenty-eight (28) spaces. The Applicant is proposing twelve (12) individual 
garage parking spaces, plus twenty-one (21) surface parking spaces, for a 
total of thirty-three (33) onsite parking spaces. The minimum parking 
requirements have been met. 
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Any future conversion of commercial space into an ADU unit (as designed for 
by the Applicant) will result in an overall decrease in commercial area, thus 
lessening the minimum commercial parking requirement. If all twelve (12) 
condominium units are eventually converted to include an ADU, the total 
commercial area decreases from 26,600 square feet (as proposed) to 16,716 
square feet. The new, hypothetical parking requirement would be seventeen 
(17) spaces for the commercial use, plus twelve (12) spaces for the ADU use, 
resulting in an overall mixed-use parking requirement of twenty-nine (29) 
spaces. In any mixed-use configuration (as currently permitted by the Hailey 
Municipal Code and planned for by the Applicant), the parking requirement 
will remain as met.   

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

N/A- Site parking meets requirement. 
☐? ☐ ☐ 17.08C.040 Outdoor 

Lighting Standards 
17.08C.040 General Standards 

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

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

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

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

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

Staff Comments The Applicant is proposing two (2) different exterior lighting fixtures, both to 
be mounted to the exterior of each building. No freestanding light fixtures are 
proposed. Both proposed fixture types will utilize LED luminaires, reducing 
energy waste.  
 
Lighting fixture Type 1 (Luminis brand) is proposed to have eight (8) 
installments per building, each placed at approximately 8.75’ feet above 
finished grade and affixed to the building’s exterior, placed adjacent to 
primary and secondary human entry doors. Type 1 fixtures are proposed to be 
fully shielded and downcast, with a max lumen output of 3,732 lumens. This 
exceeds Hailey Municipal Code’s lumen output recommendations for 
mounting height (max lumen output of 1,600 installed at eight (8) feet).  
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Lighting fixture Type 2 (Lithonia WDGE3) is proposed to have five (5) 
installments per building, each placed at approximately fourteen (14) feet 
above finished grade and affixed to the building’s exterior. Type 2 fixtures will 
be placed at the shared wall of each adjoining unit, just below the exterior 
balconies, as well as at the rear corners of each building (non-garage side). 
Type 2 fixtures are also proposed to be full shielded and downcast, with a max 
lumen output of 6,000 lumens. This meets the Code recommendation for 
mounting height (max lumen output of 2,400 at twelve (12) feet, and 6,000 at 
sixteen (16) feet).   
 
Type 1: 

 
Type 2:  

 
 
The Commission may wish to discuss alternative lumen outputs for fixture 
Type 1 with the Applicant, although the max lumen output/mounting height 
proportions identified in Code are recommendations, and not pass/fail 
standards.  
 
 

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

- Front Yard: 10 feet 
- Side Yards: 10 feet 
- Rear Yard: 10 feet 
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- Lot Coverage: 70%  

Staff Comments Zoning District(s): SCI-I- Industrial Zoning District  
Proposed Height: 33’ 
Proposed Setbacks:  

- Front (East/Airport Way): 10 feet  
- Rear: 10 feet 
- Side (north): 10 feet  
- Side (South): 17 feet  
- Lot coverage: 5%   

Lot Coverage: 15,297 square feet of building footprint, with 43,554 square 
feet of lot area, equaling approximately 35% of lot coverage (70% maximum 
permitted).  
 
All bulk requirements have been met.  

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments The Applicant is proposing to construct a new, publicly accessible sidewalk 
along the property’s southern boundary on Lear Lane/Dornier Way, 
accommodating for two (2) curb cuts that facilitate vehicular access to the 
onsite parking area. This sidewalk will also provide connection to the public 
open space (Parcel A) that is located between 1611 Aviation Drive and 
Broadford Road.  
 
Public sidewalk along the majority of the eastern property boundary is 
existing, although a small portion in the northeast corner is incomplete, due to 
a previously developed shared access easement with 1551 Aviation Drive. This 
easement is proposed to be vacated, in conjunction with the Applicant’s 
corresponding Preliminary Plat Application. Sidewalks along each building’s 
interior frontage are also proposed for further site connectivity.  
 
The Applicant shall install sidewalk within the vacated shared access 
easement to match and connect with the existing sidewalk along 1551 
Aviation Drive. This has been made a Condition of Approval.  
 
The Applicant is proposing the construction of eleven(11) new drywells and 
two (2) new catch basins. Five (5) of the drywells will be installed in 
landscaped areas. City Staff and the City Engineer have reviewed the proposed 
drainage plans and found runoff containment to be adequate. The 
Wastewater Division Manager has also instructed the Applicant to adjust the 
drain type/naming from cleanouts to sewer manholes, for servicing 
requirements of the City of Hailey. However, the drainage function of the 
proposed improvements will remain.  

☐ ☐ ☒ 17.06.070(B) 
Required Water 
System 
Improvements 

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

Staff Comments N/A - No alley access is proposed.  
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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 Across the three (3) buildings, each of the twelve (12) units features a ninety (90) 
square foot covered balcony/outdoor deck space on the second level. Buildings 1 
and 3 feature deck spaces that face interior to the site, while Building 2 features 
deck spaces that face outward from the property, towards the south. Sun 
exposure will be gained within each of the deck orientations, depending on the 
time of day and seasonal exposures. The garage doors also follow the same 
orientation patterns on the first level, which will allow for natural lighting 
opportunities and prevent excessive build-up of ice/snow in the winter months. 
Transom windows on each garage door further enhance sun exposure and safe 
access to buildings.  
 
Each unit features two (2) human entry doors on the first level, each on opposite 
sides of the building elevation. Safe access to the units is enhanced through 
multiple options for entry points. Eaves, roof gutters, and snow clips are also 
proposed, which will protect pedestrian access points and walkways from 
precipitation and snow build-up.  

☒ ☐ ☐ 17.06.080(A)1b b. All existing plant material shall be inventoried and delineated, to scale, and 
noted whether it is to be preserved, relocated or removed.  Removal of trees 
larger than 6-inch caliper proposed to be removed require an arborist review.  
Any tree destroyed or mortally injured after previously being identified to be 
preserved, or removed without authorization, shall be replaced with a species 
of tree found in the Tree Guide and shall be a minimum of 4-inch caliper.   

Staff Comments The Applicant is proposing to retain the mature tree along Aviation Drive, which 
is in the City right-of-way. The only other existing plant material (visible in 
satellite imagery but not delineated on submitted surveys) appears to be located 
along the western property boundary. The Applicant has stated that these 
mature shrubs will be removed and replaced with new landscaping features.  

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

Staff Comments The site design includes perimeter landscaping with new sidewalk connections 
along Lear Lane/Dornier Way. The proposed sidewalk along the southern 
property boundary will technically be located on private property, but the 
Applicant has stated that it will be publicly accessible. This sidewalk will provide 
new connection from existing sidewalk along Aviation Drive, to the public grass 
pathway along Broadford Road and located directly west of the property. Staff 
have also requested that the Applicant complete the missing sidewalk section 
along the northeast corner of the property, providing continuous pedestrian 
access along the property’s Aviation Drive frontage.  
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Interior to the site, the Applicant is proposing interconnected sidewalks along 
each building frontage with garage access. These sidewalks provide dedicated 
pedestrian travel areas amongst various points of potential vehicle 
egress/ingress, enhancing visibility and safety for pedestrians. All units can be 
accessed with a human entry door that is directly adjacent to a sidewalk (interior 
or exterior), and additional human doors on opposite building sides of each unit 
provide further access points to the buildings and through the site. 
 

     
☒ ☐ ☐ 17.06.080(A)1d d. Building services including loading areas, trash storage/pickup areas and utility 

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

Staff Comments The Applicant is proposing an enclosed, screened trash receptacle towards the 
rear of the site, providing plenty of space for trash services. A letter from Clear 
Creek Disposal commenting on the adequacy of this enclosure and location shall 
be provided prior to the issuance of a Building Permit. This has been made a 
Condition of Approval.  
 
The Applicant has stated that they intend to construct a six (6) foot tall fence 
along the property’s northern boundary, further shielding the trash enclosure. 
While the Commission discussed some concern about Building 2’s garage doors 
facing Lear Lane and Dornier Way at the Applicant’s previous Design Review Pre-
Application public hearing, Staff believe that the dead-end nature of Dornier Way 
will produce limited street traffic, and thus, limited conflicts with vehicles backing 
out of the garages and into traffic. The externally-facing garage doors of Building 
2 also allow for additional on-site parking spaces to be provided, and it prevents 
excessive concentration of garage doors in one interior site location. Vehicular 
traffic patterns for both surface parking and garage access needs are balanced 
with the proposed site planning. All snow is proposed to be hauled offsite, 
preventing conflicts with snow storage and building services. 
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Any necessary additional utilities, including transformers, electrical meters, and 
irrigation controls, shall be screened from view. This has been made a Condition 
of Approval.   

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

Staff Comments N/A. There is no existing alley to be utilized for building services.  
☐ ☐ ☒ 17.06.080(A)1f f. Vending machines located on the exterior of a building shall not be visible 

from any street. 
Staff Comments N/A. No Vending Machines are proposed with this project.  

☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 
from the street.  Parking and access shall not be obstructed by snow 
accumulation. (NOTE: If project is located in Airport West Subdivision, certain 
standards may apply that are not listed here.  See code for details.)  

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

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

   Staff Comments The proposed parking will be accessed via two (2) new entrances located off 
Dornier Way/Lear Lane. The onsite parking is located at the rear of the site, 
screened from view by the proposed buildings. A six-foot tall fence along the 
northern property boundary is proposed and will further screen the parking area 
from the adjoining property to the north. 

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

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

   Staff Comments The Applicant is proposing one (1), 600 square foot loading space at the 
northeast corner of Building 2. This loading space will facilitate trash removal 
services, as well as larger delivery loading needs for the various units. The 
Applicant has listed retail, wholesale, and storage as potential occupancies/uses 
of the twelve (12) condominium units, although the units will be owned 
individually and may not consistently share a single use.  
 
The total commercial square footage of the proposed development – including 
one (1) ADU unit – is currently 26,600 square feet. Two (2) additional loading 
spaces would be required for the additional 12,600 square feet of commercial 
space, if such space was defined as retail, wholesale, and/or storage warehouse.  
 
The Commission may wish to discuss any additional loading space requirements, 
given the undefined mixed-use nature of the property as currently proposed.   

☐? ☐ ☐ 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. 
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Staff Comments The Commission previously discussed the property’s vehicular approaches at the 

April 2025 Design Review Pre-Application public hearing. Concerns about garages 
and backing onto Dornier Way were discussed, as well as the two (2) curb cuts on 
Dornier Way, although no formal alternatives for site planning were proposed.  
 
The limited traffic potential for Dornier Way (dead end street), and the ability for 
pedestrian access of on-site parking to be achieved via dedicated interior 
sidewalks each limit potential conflict for pedestrians and vehicles. The Applicant 
is proposing sidewalk infrastructure along the entirety of the property’s Dornier 
Way/Lear Lane frontage (aside from curb cut areas). The current site planning 
also allows for complete buffering of the onsite parking area.  
 
The Commission may wish to further discuss an optimal configuration for on-site 
parking access that balances both parking area buffering and the preservation of 
street frontage for pedestrian traffic.  

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

Staff Comments N/A The Applicant is proposing to haul all snow offsite.  
☐ ☐ ☒ 17.06.080(A)1j j. Snow storage areas shall not be less than 25% of the improved parking and 

vehicle and pedestrian circulation areas.   
Staff Comments Please refer to Section 17.06.080(A)1i for further information.  

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
☐ ☐ ☒ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are 

not practical. 
Staff Comments Please refer to Section 17.06.080(A)1i for further information.  

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

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

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

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

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

surrounding buildings. 
Staff Comments The proposed buildings accommodate the surrounding industrial and mixed-use 

properties with both north/south and east/west orientations, respecting existing 
street corridors and the potential viewing perspectives from the ground level.  
orientation. The articulation of the rooflines, inclusion of parapet features, the 
diverse materials, and various sized windows complement the surrounding area.  
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☐ ☐ ☒ 17.06.080(A)2b b. Standardized corporate building designs are prohibited. 
Staff Comments N/A, as the proposed building design is not a standardized corporate building 

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

oriented and encourage human activity and interaction. Site planning shall include 
designated seating areas, picnic tables, pavilions, or other amenities that provide 
usable spaces for employees and pedestrians alike.   

Staff Comments The Applicant has integrated the building to the surrounding site and greater 
area. Separated human entry doors for each unit feature extensive glazing 
surface and provide a step down in scale to the pedestrian level, compared to the 
fourteen (14) foot tall garage doors for each unit. Each unit is proposed to have a 
covered balcony on the second level, clearly visible from the ground level. Triple-
paned glass doors on the balcony further emphasize the human scale of this 
architectural element.  
 
The Applicant is proposing sidewalks in both the interior and perimeter of the 
site. A pedestrian bench is proposed for the southwestern corner of the site, 
encouraging use of the southern sidewalk and access to the public greenspace 
and grass pathway to the west of the property, along Broadford Road. Eight (8) 
bicycle parking stalls are also proposed at the northeast corner of Building 2, 
adjacent to unit owner mailboxes.  

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

Staff Comments Various materials and colors have been incorporated along all of the elevations, 
which are primarily visible from Aviation Drive and Dornier Way/Lear Lane. 
Wood-toned, painted fiber cement board lap siding is proposed for the bottom 
portion of the building, providing both visual interest and lasting material 
durability for the most heavily-impacted areas (moisture, snow, irrigation, etc.).  
 
The middle portion of the building is highlighted by a dark gray metal trim 
bellyband, transitioning into a slightly lighter gray batten and board siding, 
vertically oriented and made of painted fiber-cement. Along Dornier Way/Lear 
Lane, Building 2 showcases four (4) covered balcony areas with blackened steel 
guardrails, a sunken building offset with both floor-level and clerestory windows, 
and horizontal weathered wood planking, above each balcony. Buildings 1 and 3 
are simpler in design when viewed from Dornier Way/Lear Lane, carrying forward 
the same primary material types and orientations as Building 2, but featuring a 



Design Review: Della Mountain Suites  
Lot 3B, Block 4, Airport Sub #2 (1611 Aviation Drive) 

Hailey Planning Zoning Commission – January 5, 2026 
Staff Report – Page 12 of 23 

 
large vertical window and two (2) small horizontal windows. The angling of each 
building still allows for the street-facing façade to showcase the unit balconies 
and building projections that are interior to the site.  
 
Along Aviation Drive, Building 1 also shows the same wood-toned, painted fiber 
cement board lap siding and dark/light gray color palette and vertical material 
orientation, although no balconies are visible from this elevation. Instead, eight 
(8) large square windows are featured on the second level, with four (4) separate, 
covered glass door entrances on the ground level. Each pedestrian entrance along 
Aviation Drive is also proposed to have a concrete stoop with sidewalk 
connections.   

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

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

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

17.06.080(A)2d above.  
☒ ☐ ☐ 17.06.080(A)2g g. Exterior buildings colors and materials shall be integrated appropriately 

into the architecture of the building and be harmonious within the project 
and with surrounding buildings. 

Staff Comments Building colors are shown on the elevations. Colors are broken on various 
elements to help break up mass and be harmonious with other neighboring 
buildings. Please refer to Section 17.06.080(A)2d above for further detail.  
 

 
 
 

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

Staff Comments The proposed buildings are not flat-roofed, although they do feature parapets 
and balconies.  
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Building 3, viewed from the north.  
 
However, Building 1 as viewed from Aviation Drive gives the appearance of being 
flat-roofed, and may benefit from additional design elements. The Commission 
may wish to discuss this standard and its specific applicability to Building 1.  
 

 
Building 1, viewed from Aviation Drive.  
 

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

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

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

iii. Double glazed windows. 
iv. Windows with Low Emissivity glazing. 
v. Earth berming against exterior walls 

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

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

Staff Comments The building incorporates the following techniques that minimize its energy 
consumption:  

- All windows will be double glazed  
- Low E Glazing 
- Exterior light shelves will be installed for all windows on the 

southernmost facing side of Building 2. South-facing windows on 
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Building 2 are located in fully-conditioned spaces, and as such, light 
shelves will help minimize energy demand for cooling during intense 
solar exposure.  
 
The Applicant asks that the Commission consider lifting the requirement 
for light shelves on the southernmost facing windows of Buildings 1 and 
3, as these windows are already sized smaller and are strategically 
placed to provide functional natural lighting for stairwells and a ground 
level restroom. The stairwell areas will not be a conditioned environment 
and will be ambiently regulated from the conditioned spaces. The 
ground level restroom will contain only a small, wall-mounted heater 
unit to prevent pipe freezing during exceptionally cold periods. As such, 
the energy demand of these other spaces with southernmost window 
exposure is relatively low, by design. 

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

Staff Comments The Applicant has stated that all roof eaves over paving surfaces shall receive a 
continuous, pre-finished gutter that is connected to a roof leader directing all 
water towards a landscape swale area. Snow clips are also shown on roof plans 
over pedestrian entrances.  

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

Staff Comments Downspouts from the building appear to be routed underground to drywells. All 
downspouts, overflow downspouts, and roof leaders will either drain into drywells 
or into landscape areas only, and not onto pedestrian and hardscape locations.  

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

Staff Comments NA, as no drive-through canopies are proposed.  
☐? ☐ ☐ 17.06.080(A)2m  m. A master plan for signage is required to ensure the design and location of signs 

is compatible with the building design and compliance with Article 8. 
Staff Comments The Applicant intends to provide a Master Sign Plan at the time of the Public 

Hearing. All unit sizes are the same, will equal amounts of signage area allocated 
to each unit. Signage decal locations have also been identified on the 
architectural elevations for each building.  

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

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

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

☐ ☐ ☒ 17.06.080(A)3b  b. Accessory structures shall be located at the rear of the property. 
Staff Comments N/A - No Accessory Structure is proposed.  

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

Staff Comments The Applicant is proposing to construct a trash enclosure comprised of a concrete 
masonry unit (CMU) material that will match the proposed building colors, 



Design Review: Della Mountain Suites  
Lot 3B, Block 4, Airport Sub #2 (1611 Aviation Drive) 

Hailey Planning Zoning Commission – January 5, 2026 
Staff Report – Page 15 of 23 

 
according to the Applicant’s submitted narrative statement. A six (6) foot fence is 
also proposed by the Applicant in their narrative statement, to be constructed 
along the northern property boundary. However, no specific materials have been 
identified at this time.  
 
The Applicant shall submit a Fence Permit Application and receive approval for 
the proposed design, prior to any permanent fence installation. This has been 
made a Condition of Approval.  

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

Staff Comments The Applicant is proposing a six-foot-tall fence along the property’s northern 
boundary. This fence will only provide shielding from the north and thus, will not 
dominate the buildings or landscape.  

 
 

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

Staff Comments N/A - no roof-mounted mechanical equipment is proposed with this project. 
☐ ☐ ☒ 17.06.080(A)3f f. The hardware associated with alternative energy sources shall be 

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

Staff Comments N/A- No alternative energy sources are proposed with this project. 
☒ ☐ ☐ 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air 

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

Staff Comments The Applicant is proposing 6.75’ foot tall CMU screening and enclosure structure 
for the trash receptacle area, with material color to match the proposed building 
elevations. The Applicant has also stated that all ground-mounted mechanical 
equipment will be screened with a pre-fabricated canopy and perforated metal 
screen and incorporated into building architecture.  

☒ ☐ ☐ 17.06.080(A)3h h. All service lines into the subject property shall be installed underground 
Staff Comments All service lines shall be installed underground. City Staff requests that, if 

applicable, transformer locations be shown on the Building Permit drawings. 
☐ ☐ ☒ 17.06.080(A)3i i. Additional appurtenances shall not be located on existing utility poles. 

Staff Comments N/A, as no additional appurtenances are proposed. 
 
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. 
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Staff Comments Drought tolerant and/or xeriscape specific plant materials are proposed. The 

Applicant is proposing the following landscaping onsite:  
Trees  

- Three (3) new 2.5” caliper Silver Linden 
- The existing tree along the property’s frontage will remain in place 

Shrubs  
- Forty-seven (47) new Karl Forester Feather Reed Grass at 1 gallon  
- Forty-four (44) new Kelsey’s Dwarf Red Twig Dogwood at 3 gallons 
- Five (5) new Purple-Leaf Wintercreeper at 3 gallons 
- Eight (8) new Little Lime Panicile Hydrangea at 5 gallons 
- Twenty-three (23) new Walkers Low Catmint at 1 gallon 
- Fifty (50) new Dark Towers Beardtongue at 1 gallon 

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

Staff Comments Plant materials will be appropriate for the Zone 4 environment. 
☒ ☐ ☐ 17.06.080(A)4c c. At a minimum, a temporary irrigation system that fully operates for at least 

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

Staff Comments An automatic drip irrigation system will be installed according to City Standards. 
The automatically controlled system will include a smart controller and rain 
sensor for a water-wise system. Low water use rotator nozzles will also be 
installed in grass spaces. The irrigation system will be positioned in a way where 
it will minimize the spray of water on the pavement or other hardscape areas.  

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

Staff Comments N/A. The proposed development is located within the SCI-I Zoning District.  
☒ ☐ ☐ 17.06.080(A)4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be 

provided to add color and interest to the outside of buildings in the LI and SCI-I 
zoning districts. 

Staff Comments Crushed rock beds will be installed around all shrubs. A variety of colors will be 
used. Planted areas and planters will be professionally maintained. 

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

Staff Comments N/A. The proposed development is within the SCI-I Zoning District.  
☒ ☐ ☐ 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and used 

to irrigate plant materials. 
Staff Comments An internal storm drainage system will capture and retain all storm water onsite. 

Roof leaders will direct runoffs to landscape swales onsite, where accessible.  
☒ ☐ ☐ 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the 

project appears in a well-maintained condition (i.e., all weeds and trash 
removed, dead plant materials removed and replaced). 
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Staff Comments The Applicant shall be responsible for maintaining plant material in a healthy 

condition. Plants were chosen for reduced maintenance, drought tolerance and 
ability to thrive in conditions on-site.  

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

Staff Comments A retaining wall is indicated on site plans along the northern boundary of the 
parking area. No dimensions have been provided by the Applicant. The 
Commission may wish to discuss the size and materials proposed retaining wall in 
further detail with the Applicant.  
 
The location of the proposed retaining wall is not in a pedestrian circulation area 
or prominently visible from the rest of the site.   

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

Staff Comments See Standard 17.06.080(A)4i for further detail.  
 
The Applicant shall construct any proposed retaining walls with similar project 
materials used elsewhere, or natural or decorative materials. This has been made 
a Condition of Approval.  

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

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

Staff Comments A crushed rock planter bed is proposed within the retaining wall area.  
☐? ☐ ☒ 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for 

safety.   
Staff Comments See Standard 17.06.080(A)4i for further detail. 

☐? ☐ ☒ 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 See Standard 17.06.080(A)4i for further detail. 

General Requirements for Accessory Dwelling Units 
 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.08D.020 Applicability. 

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

☒ ☐ ☐ 17.04D.030 General Provisions. 
A. Accessory Dwelling Units may be located within, or attached to, a principal 

building or may be located within a detached accessory building. Detached 
Accessory Dwelling Units may comprise the entirety of the accessory building or 
may comprise part of the floor area of an accessory building with another 
permitted accessory use or uses comprising of the remaining floor area. 

   Staff Comments The Applicant is proposing one (1) ADU, to be located within Unit 105 of Building 2. 
The ADU will comprise the majority of the second floor of the commercial 
condominium unit.  
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Staff would like to note that the Applicant is proposing a site plan and architectural 
framing that supports the hypothetical future construction of one (1) ADU unit to be 
located within each of the remaining eleven (11) commercial units. Each potential 
future ADU will be no larger than 900 square feet.  

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

   Staff Comments Only one (1) ADU is proposed for the individual condominium lot.  
☒ ☐ ☐  C. Accessory Dwelling Units are only permitted in conjunction with single-family 

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

Staff Comments The proposed ADU is in conjunction with a commercial condominium unit , and both 
are located within the SCI - Industrial (SCI-I) Zoning District. Any potential additional 
ADU units will be located within other individual condominium units onsite,  

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

Staff Comments The proposed development is not located in the SFHA.  
☒ ☐ ☐ 17.08D.040: 

Registration of 
Accessory Dwelling 
Units Required 

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

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

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

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

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

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

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

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

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

Staff Comments Pursuant Hailey’s Municipal Code, Gross Floor Area is defined as: 
- The gross area included within the surrounding exterior walls of a building or 

portion thereof, including all floor levels, exclusive of vent shafts, outdoor 
courts, attics or garages, or other enclosed automobile parking areas subject 
to the following restrictions: 

- The basement of a single- or multiple-family dwelling is not 
included as floor area; and 

- The basement of any other building is included as floor area. 
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The gross floor area for the primary building (unit) and use is approximately 2,293 
square feet in size. 66% of this gross floor area equals 1,513 square feet – the 
maximum permitted ADU floor area, based on principal building square footage. The 
lot size of the condominium sublot is also approximately 2,293 square feet. Based on 
lot size, the maximum gross floor area for ADU’s is 900 square feet. 
 
 As the smaller value, 900 square feet is the maximum gross floor area permitted for 
Della Mountain Suites. The Applicant is proposing 900 square feet of gross floor area 
for Unit 105’s ADU.   

☒ ☐ ☐  B. Maximum Floor Area: 
Lot Size (square 
feet) 

Minimum Gross Floor Area 
(square feet)1 

Maximum Gross Floor Area 
(square feet)1, 

Up to 7,000 300 900 
7,001 – 8,000 300 950 
Lots 8,001 and 
greater 300 1,000 

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

 

   Staff Comments  Please refer to Section 17.08D.060A, noted above, for further details.  

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

   Staff Comments  The proposed ADU has two (2) bedrooms.   
 
 

 



Design Review: Della Mountain Suites  
Lot 3B, Block 4, Airport Sub #2 (1611 Aviation Drive) 

Hailey Planning Zoning Commission – January 5, 2026 
Staff Report – Page 20 of 23 

 

 
 
17.06.060 Criteria. 

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

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

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

 

☒ ☐ ☐ 17.08D.070: 
Livability 

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

   Staff Comments  The Applicant is proposing a 90 square foot balcony of private outdoor space for the 
ADU unit.  
 
Additionally, each condominium unit is proposed to offer the same 90 square feet of 
private outdoor balcony space, upon initial site development. Should any future 
potential ADU’s be constructed, the standard for outdoor access will have been 
previously met. 

 
Chapter 17.09: Parking and Loading 

☒ ☐ ☐ 17.09 
020.05.B 

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

   Staff Comments  Parking for the ADU may be achieved either in the single oversized garage space 
below the unit, or in one (1) of the twenty-two (22) surface parking spaces that are 
located within the asphalt parking area.  Condominium CC&R’s may assign specific 
parking spaces, based on units.  

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

   Staff Comments  All onsite parking is located either inside of garage spaces, or at the rear interior of 
the site. Proposed fencing and building orientation will prevent any light trespass. . 

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

   Staff Comments  This standard has been met. A single-car parking space is proposed to service the 
ADU and is in conjunction with the required commercial parking for the mixed-use 
building.  
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1. Ensure compliance with applicable standards and guidelines. 
2. Require conformity to approved plans and specifications. 
3. Require security for compliance with the terms of the approval. 
4. Minimize adverse impact on other development. 
5. Control the sequence, timing, and duration of development. 
6. Assure that development and landscaping are maintained properly. 
7. Require more restrictive standards than those generally found in the Hailey Municipal 

Code. 
C. Security. The applicant may, in lieu of actual construction of any required or approved 

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

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

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

 
The following Conditions are placed on approval of this Application: 

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

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

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

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

ii. Water  
- All water mains shall be looped at the end of the main. 
- Each unit shall have its own water service, with no double meter vaults 

permitted.  
- Any unused water services located during construction shall be abandoned 

at the water main. 
- Water services located in asphalt areas shall have blue board installed over 

the service.  
- Water main connections on Lear Lane and Dornier Way shall be hot-tapped. 

iii.  Wastewater: 
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- The Applicant shall submit finalized sewer plans and utility plans to the City 

of Hailey Engineer and Wastewater Division Manager and receive design 
approval, prior to issuance of a Building Permit. Final Plans shall include:  

 
o All identified clean-outs on the Sewer Plan (Sheet C4.1, Key Note #4) 

shall be switched to sewer manholes. 
o All Applicable City of Hailey and Idaho Standards for Public Works 

Construction (ISPWC) standards for sewer system design shall be 
observed and reflected through utility plan notations, as needed. 

o Sewer connection to existing manhole shall be plugged upon 
successful connection to the manhole to prevent unwanted flow 
from entering either direction. 

d) The Applicant shall refrain from installing any signage until a Master Sign Permit, and 
individual Sign Permit Applications have been approved. 

e) The Applicant shall submit a Fence Permit Application and receive approval for the 
proposed design, prior to any permanent fence installation. 

f) The Applicant shall install sidewalk within the vacated shared access easement up to 
their property line, to match the existing sidewalk along 1551 Aviation Drive’s frontage. 

g) Any necessary additional utilities, including transformers, electrical meters, and 
irrigation controls, shall be screened from view. 

h) The Applicant shall construct any proposed retaining walls with similar project materials 
used elsewhere, or natural or decorative materials. 

i) The Applicant shall be responsible for the maintenance of all landscaping: perimeter, 
onsite, and/or street trees, as applicable.  

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

k) 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. 

l) 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. 

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

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

o) The residential unit shall be owner or employee occupied.  
p) The residential unit shall not be sold as a condominium or separate legal parcel from the 

principal building(s).  
q) A letter from Clear Creek Disposal commenting on the adequacy of this enclosure 

and location shall be provided prior to the issuance of a Building Permit. 
r) All necessary permits shall be filed, and approval received, demonstrating compliance with 

FAA regulations prior to issuance of a Building Permit.  
s) The Applicant shall receive and supply to the City a letter regarding Airport West Design 

Review approval prior to the issuance of any Building Permit.  
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t) To ensure compliance with all FAA regulations, the Applicant shall apply for the proper 

permitting via the FAA and receive approval by the FAA to construct the project as 
proposed. This approval shall be supplied to the City prior to issuance of any Building 
Permit.  

 
Motion Language: 
Approval: Motion to approve a Design Review Application, submitted by 1611 Aviation LLC, for the 
construction of a new, mixed-use condominium project, where eleven (11) commercial condominiums 
and one (1) mixed-use condominium with an accessory dwelling unit (ADU) are proposed. This project is 
to be located at 1611 Aviation Drive (Lot 3B, Block 34, Airport West Subdivision #2) within the SCI - 
Industrial (SC-I) Zoning District, finding that the project does not jeopardize the health, safety or welfare 
of the public and the project conforms to the applicable specifications outlined in the Design Review 
Guidelines, applicable requirements of the Hailey Municipal Code, Title 17, and City Standards, provided 
conditions (a) through (t) are met. 
 
Denial: Motion to deny the Design Review Application, submitted by 1611 Aviation LLC, , for the 
construction of a new, mixed-use condominium project, where eleven (11) commercial condominiums 
and one (1) mixed-use condominium with an accessory dwelling unit (ADU) are proposed, to be located 
at 1611 Aviation Drive (Lot 3B, Block 34, Airport West Subdivision #2) within the SCI - Industrial (SC-I) 
Zoning District, finding that _________________ [the Commission should cite which standards are not 
met and provide the reason why each identified standard is not met]. 

 
Continuation: Motion to continue the public hearing to _____ [Commission should specify a date]. 
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Re: Design Review and Condominium Plat – Project Description – Della Mountain Suites 

 

Dear Emily, 

Thank you for the opportunity to present our Design Review Application for the Della Mountain Suites project. Della Mountain Suites 

is comprised of (12) commercial / light industrial units, with planning accommodations for (12) future accessory dwelling units. The project 

includes (3) 2-story buildings totaling approximately 30,600 square feet between the first and second stories. Each building provides for 4 units 

with the intent to plat each unit into a condominium.   

 

The property is +/- 1.00 acres in the SCI-I zone of the Airport West development, is currently undeveloped grassland, bordered by an 

un-developed SCI-I property to the North, Aviation Drive to the East, Grassy parkway to the West and another un-developed SCI-I property to the 

South. In addition to submitting a design review application to the city of Hailey, we are also required by the CCR’s to allow for review by the 

Airport West design review committee, their approval has been granted via lack of response within the stated Architectural Review Committee 

guidelines timeframe. For history of Airport West review and approval, please refer to enclosed Collins Law letter, acknowledging approval from 

the Airport West review board. We wish to maintain the existing SCI-I zoning which allows for future entitlement of attached accessory dwelling 

units, per city of Hailey code section 17.05.040, amended in 2011 to specifically include Accessory Dwelling Unit (ADU’s). Lastly, we have 

submitted for FAA review, the applications have been approved and for reference the application numbers are: ASN 2025-ANM-5308-OE, ASN 

2025-ANM-5311-OE, ASN 2025-ANM-5312-OE.  

 

We feel our proposal of (12) commercial / light industrial units is unique given the opportunity that each unit is planned and designed 

in a way that accommodates a future accessory dwelling unit (ADU) – in compliance with the City’s ADU requirements. Once an ADU is permitted, 

per City of Hailey requirements, the proposed commercial units will represent an excellent live-work option for business owners and residents 

within the city of Hailey. We are asking for approval of (12) commercial / light industrial units but have included the planning necessary to meet 

the City of Hailey code requirements for future ADU’s. The planning included with our application, that allows for future ADU’s, is inclusive of 

private outdoor space (section 17.08D.070), enclosed parking within the unit, ground level storage, access to public green space / parkway, and 

living space with square footage that is subordinate to the principal commercial use (section 17.02.020). Size and design of the floor plan 

accommodates for future ADU’s with maximum 2 bedrooms and no more than 66% of principal building (section 17.08D.060) which makes 

future ADU conversion a simple approval process through the City of Hailey. Our proposed commercial square footage allocation per building is 

approximately 6,298 square feet which includes parking within the garage on Level 1 and approximately 300 square feet of commercial office 

space on Level 2 and our (ADU) square footage allocation is also 3,898 square feet, this ratio of living area to commercial area is 43% less than 

the 66% permitted by (section 17.02.020).  

 

In an effort to support a successful Live-Work development, the buildings are designed to accommodate commercial uses on the 

ground floor and living area on the second floor. Each ground floor unit is provided with either small storefront, reminiscent of a retail entrance, 

or an entry door serving a shared vestibule - similar to a common lobby in a mixed-use office building. In either case both entrance types are 

served from a public sidewalk and can be accessed from the central parking area. Considering our anticipated owners will be “trade work and 

manufacturing centered” each unit is provided with a large overhead door which would allow for trucks, and trailers to easily be stored or deliver 

City of Hailey  

c/o Ms. Emily Rodrigue 

Community Development Department 

115 Main Street South 

Hailey, Idaho 83333 
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materials. Additionally, the ground floor ceiling height is 14’-0”, this is especially necessary in the case of a user needing storage racks and 

shelving, allowing for full utilization of the capacity of the unit.  

It must be noted that our proposal does not intend to limit or reduce the current list of allowed uses within the SCI-I zone (matrix 

17.05.040), however as the Della Mountain Suites development takes shape and the market begins to dictate the creativity and vision of the 

individual owners, there are some uses that we see being more successful than others. These uses are contractor offices, artist studios, 

photography studio, light manufacturing, professional office, warehouse and storage spaces, garages, wholesale (trade, distribution and sales), 

technological development and Hailey airport supportive uses. Even though the Della Mountain Suites development is taking into account the 

intent that future ADU’s will likely be requested as each unit is sold, the buyers will be notified through the Della Mountain Suites CCR’s that 

each unit must be permitted through the city of Hailey administrative review process, aligning to City guidelines. 

 

The buildings are currently planned to be wood-framed with pre-engineered flat roof and sloped roof trusses. The flat roof trusses 

form a portion of the building with a parapet and single ply roofing membrane while the sloped roof trusses form a low slope shed roof design 

with a pre-finished standing seam roofing system. The chosen roof designs allow for fallen snow over the building area to accumulate and be held 

on the roof, reducing the impact of site snow removal. As such we are planning for all snow that accumulates in non-landscaped areas to be 

removed by a snow removal company as allowed by city code. Having the snow removed from the site preserves all parking for tenants, business 

owners, and their employees throughout the year, as well as keeping all sidewalks and pathways clear for pedestrians. Keeping the site clear of 

snow makes for a safer, more functional site during all portions of the year, especially considering the potential owners will need free and clear 

circulation and access to keep their businesses operating and responsive.   

 

Exterior walls are comprised of well insulated wood studs, wood sheathing, water-proof membrane protecting from moisture intrusion 

and air/water vapor and a variety of painted fiber-cement lap and batten and board siding, with a metal wainscot. We have chosen to use a pre-

finished metal wainscot because of the durable material properties and lasting color. The bottom portion of the building receives the most contact 

with moisture, snow, irrigation and daily user functions, therefore it is necessary to use a durable lasting material. Our physical sample board 

will be provided to city staff prior to, or brought to the design review hearing meeting.  

 

We have 2 different flooring systems within the building. The second level is comprised of pre-engineered floor trusses which allow 

for clear span with low deflection and high usability. The floor trusses eliminate the need for internal structural columns resulting in maximum 

functionality of the ground level commercial space. The first level is a sloped concrete slab with internal floor drainage. We feel the floor drainage 

is necessary to avoid accumulation of the snow melt within the interior of the unit from vehicles or equipment once parked within the unit. The 

floor drainage also encourages good maintenance and user cleanliness. Each of the units are provided with their own power / gas meters, sewer 

connection and mechanical system. For ground level mechanical systems we have provided screening of the mechanical system with an 

incorporated architectural feature (pre-fabricated canopy and perforated metal screen, this screening can be seen on the exterior facades for 

each building.   

 

The site design includes perimeter landscaping with sidewalk and pathway connections to the public grass way located along our 

western boundary and sidewalk connections to the public sidewalk along our eastern boundary. We are providing a publicly accessible sidewalk 

along our southern boundary. Our northern boundary will be landscaped and fenced with a 6’-0” tall solid fence. At our grass way connection in 

the southwestern corner of the property we are providing a pedestrian bench to encourage public use of existing greenspaces. The property will 

be provided with a durable trash enclosure constructed from colored concrete masonry units to match the building colors. Centrally within the 

parking lot is a striped zone for bike parking provided with secure parking hoops. The parking lot is provided with an internal storm drainage 

system, eliminating  run-off and capturing all storm water on-site. We anticipate the parking to be paved with an impermeable  asphalt concrete 

pavement. All landscaping will be hardy and of species zoned for the hardy weather in Hailey.  The design also includes the addition of a fire 

hydrant on the Northwest corner of the property, providing additional fire coverage for both future owners and adjacent properties.  Currently 

the site shares access with the property to the North through a driveway curb cut from Aviation Drive. We have discussed removing the cross 

access from our property and the northern property with the owner of the northern property and the City of Hailey planning staff, both are in 

agreement to vacate the existing cross access agreement. As such we have signed a vacation document ratifying this removal of the cross access. 

The cross access vacation will be shown for reference on the condominium plat application and as such our landscape improvements indicate 

proposed landscaping, curbing and sidewalk with the anticipation of the shared cross access being removed from our property. All other 
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easements on the property for the purposes and benefit of Airport West and City of Hailey. Our development does not adversely effect the 

restrictions of the existing easements. 

 

During construction activities we intend for the contractor to fully fence site to the property boundaries. We expect all contractor 

parking and staging to occur within the fenced construction area. In instances where the construction sequence does not allow for parking on-

site, we intend to reach agreement with adjacent property owners for potential contractor parking accommodations.  

 

We feel our proposal provides the residents and business owners of Hailey with a unique live-work opportunity in a zone that 

specifically accommodates this use. We have developed our plans for the 12 commercial suites with compliance to the City of Hailey ADU – which 

we hope will facilitate the straightforward approval of ADUs when applied for in the future. Thank you for the consideration and we look forward 

to your decision regarding our Design Review and Condominium Plat Application for the Della Mountain Suites.  

 

Please contact our office if you have any further questions. 

Sincerely, 

 

CHRYSALIS ARCHITECTURE + PLANNING 

 

Richard Wilmot – Director of Design 

 

 

Encl. : 11/05/25 - Collins Law, Airport West Business Park Owner’s Association Letter of Approval 
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PROJECT NO. 

DRAWING NAME

It is understood that these plans were designed in accordance with standard practices
widely accepted through the field of civil engineering and surveying.  Although the plans
represented here have been designed by, or under the direct supervision of, a registered
professional engineer, Ackerman-Estvold will not be responsible for the accuracy of any
physical work that is not constructed under the direct full time observation of personnel
employed by Ackerman-Estvold.

Project Contacts Datum: Disclaimer:

Owner:
Chrysalis Architecture
134 S 5th Street
Boise, Idaho 83702
Ph: (208) 596-1565
Contact: Richard Wilmot

Civil Engineer:
Ackerman-Estvold
7661 W Riverside Drive
Suite 102
Garden City, Idaho 83714
Ph: (208) 853-6470
Contact: Antonio Conti, PE/PLS

Municipal Utilities
City of Hailey
115 Main Street South
Hailey, Idaho 83333
Ph: (208) 788-9830
Contact: Brain Yeager

Electricity Provider:
Idaho Power
Ph: (208) 388-2323

Utility Locator Service:
Idaho Dig Line
1(800)-342-1585

DELLA MOUNTAIN SUITES
1611 Aviation Drive
Hailey, Idaho 83333
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1. All work shall conform to the project notes, details, specifications. Where not specified, all
work shall conform to the 2020 edition of the Idaho Standards for Public Works
Construction (ISPWC). In the event that any of these standards conflict, the more
stringent requirement shall take precedence and govern.

2. Only plan sets stamped "Approved For Construction" shall be used by the project
Contractor(s). Use of any plans on the job without the "Approved for Construction" stamp
shall be grounds for the issuance of a stop work order.

3. The Contractor shall keep onsite at all times a copy of the "Approved For Construction"
plans. These plans shall be used to record the actual locations of the constructed
pipeline(s) and any other utilities encountered. The Contractor shall provide these
recorded locations to the project engineer for use in the production of record drawings
prior to final approval/acceptance of the project. Contractor shall provide the Project
Engineer with one (1) copy of redlined As-Built drawings prior to project acceptance if
deemed necessary.

4. The types, locations, sizes, and/or depths of existing underground utilities as shown on
these drawings were obtained from sources of varying reliability. The contractor is
cautioned that only actual excavation will reveal the types, extent, sizes, locations, and
depths of such underground utilities. The Project Engineer assumes no responsibility for
the completeness or accuracy of the delineation of such underground utilities, or the
existence of other buried objects or utilities which may be encountered, but which are not
shown on these drawings. It is the responsibility of the contractor to identify exact
locations of existing utilities prior to the start of any project construction. Any location
which may pose a conflict with the proposed construction must be reported to the project
engineer prior to the start of any project construction.

5. The Contractor shall call Dig Line (800)342-1585 to locate all existing utilities at least
three (3) days prior to the start of construction.

6. The Contractor shall notify the Project Engineer a minimum of seventy-two (72) hours
prior to the start of project construction.

7. Vertical Datum is ID83-WF.

8. The Contractor shall secure all necessary permitting from the Idaho Department of
Environmental Quality (DEQ) prior to the start of project construction. If trench
dewatering is required, Contractor shall submit a dewatering plan to the project engineer
prior to commencement of dewatering operations.

9. The Contractor is to obtain all applicable  permits.

10. If any items of suspected historical or archaeological value are discovered during
construction, the Contractor will be required to stop work and contact the Owner, Project
Engineer, as well as the State Historical Preservations Office.

11. The Contractor is responsible for compliance with all applicable safety laws of any
jurisdictional body including, but not limited to, safe working practices within and around
the construction area. In addition, Jurisdictional Agencies, the Owner, and the Project
Engineer shall not be responsible for enforcing safety regulations.

12. If during construction of the project, an underground storage tank, buried drum, other
container, contaminated soil, or debris not scheduled for removal under the contract is
discovered, the contractor shall immediately notify the Owner and the Project Engineer.
No attempt shall be made to excavate, open, or remove such material without written
approval.

13. Prior to construction the Contractor shall designate a project superintendent and public
information officer who shall be responsible to coordinate with Engineer, Owner, and the
public on all project activities at regular intervals as agreed upon during the
pre-construction conference.

14. Construction surveying shall be the responsibility of the Contractor and incidental to the
project.

15. The Contractor shall supply shop drawings and product submittals to the Engineer for
verification at least ten (10) working days prior to their installation. The Contractor shall
not proceed with installation without written approval from the Engineer.

16. Work shall generally be performed during normal working business hours of 7:00 a.m. to
7:00 p.m., Monday through Saturday. No work on Sundays or holidays will be permitted.

17. The Contractor shall be responsible for all traffic control associated with the project and
shall develop/submit a plan to the Project Engineer for approval prior to the start or
project construction. Plan to be in accordance with MUTCD, and provided at no
additional cost to the owner.

18. The contractor shall maintain traffic access at the end of each day and provide detours or
one-way traffic during construction. When construction techniques allow, Contractor shall
provide access through the construction zone to private properties.

19. The Contractor shall take whatever steps necessary to ensure that no overloading of
roadways is done by himself, his subcontractors or his suppliers. Any road damaged,
other than designated detour routes, shall be replaced to its original condition at the
Contractor's expense.

20. Coordinate use of premises with the Owner to ensure that construction operations do not
interfere with necessary tasks of the Owner. The Contractor shall notify the Owner of any
areas requiring down time at least 2 weeks prior to work.

21. The Contractor shall protect all existing monuments, survey markers, street signs,
utilities, irrigation lines, pavement, trees, fences, and any other important objects on/or
adjacent to the job site from damage and repair or replace damaged facilities as required
by the Owner and the Project Engineer.

22. The Contractor shall verify all dimensions before starting work and shall immediately
notify the Project Engineer of any discrepancies.

23. Any changes to the design as shown in these construction drawings must be reviewed
and approved by the Project Engineer before changes are made. This includes changes
requested by the Owner and Subcontractors.

24. Contractor shall repair all areas disturbed by construction activities to an equal or better
condition than prior to any construction activities taking place.

25. Contractor shall obtain and secure any additional storage or work areas, outside of
project area provided, if needed. The Contractor is responsible for any construction
fencing needed to secure any site. Costs shall be incidental to the project.

26. The Contractor shall not work outside of existing property lines. Any work outside of the
property shall be under a separate agreement obtained by the Contractor and a copy
shall be provided to the Engineer.

27. Contractor shall submit a Construction Sequencing Plan to the Engineer/Architect for
approval prior to construction. The Plan shall include a schedule for the anticipated
construction along with a detailed plan describing sequence of construction, demolition,
and bypass pumping.

28. The Contractor is responsible for protecting all work constructed by their work crews until
the work is accepted by the owner for continuous operation and maintenance.

29. The Contractor shall be responsible for the removal and disposal of any excess onsite
materials as necessary to complete the project.

UTILITY CONSTRUCTION NOTES:GENERAL NOTES:
A

A/C -Air Conditioning
ARV -Air Release Valve
ASME -American Society Of Mechanical Engineers
ASTM -American Society Of Testing Materials
AVAR -Air Vacuum And Air Release

B
BF -Blind Flange
BFP -Backflow Preventer
BLDG -Building
BFV -Butterfly Valve

C
CB -Catch Basin
CF -Cubic Foot
CFS -Cubic Feet Per Second
CI -Cast Iron
CJ -Construction Joint

-Control Joint
CL -Centerline
CLR -Clear
CMP -Corrugated Metal Pipe
CMU -Concrete Masonry Unit
CO -Cleanout
CONC -Concrete
CPLG -Coupling
CU -Cubic
CV -Check Valve
CY -Cubic Yard

D
DTL -Detail
DI -Ductile Iron
DIA -Diameter
DIM -Dimension
DIP -Ductile Iron Pipe
DR -Drain
DWG -Drawing

E
EX -Existing
ECC -Eccentric
EL -Elevation
EP -Edge Of Pavement
EJ -Expansion Joint

F
FCO -Floor Clean Out
FD -Floor Drain
FF -Finish Floor
FG -Finish Grade
FH -Fire Hydrant
FL -Flanged
FT -Feet
FM -Force Main

G
GAL -Gallon
GL -Glass
GPM -Gallons Per Minute
GV -Gate Valve
GYP -Gypsum

H
H/B -Hose Bibb
HP -Horsepower
HVAC -Heating And Air Conditioning
HWL -High Water Level

I
ID -Inside Diameter
IM -Iron Monument
IN -Inch
INV -Invert Elevation
IP -Iron Pin

J
JT -Joint

M
M -Meter
MFR -Manufacturer
MGD -Million Gallons Per Day
MH -Manhole
MISC -Miscellaneous
MJ -Mechanical Joint
MTR -Motor

N
NC -Normally Closed
NG -Natural Gas
NO -Normally Open
NPS -Nominal Pipe Size
NPT -National Pipe Thread
NTS -Not To Scale

O
OC -On Center
OD -Outside Diameter
OF -Overflow

P
P -Pump
PG -Pressure Gauge
PI -Point Of Intersection
PRV -Pressure Reducing Valve
PSI -Pounds Per Square Inch
PVC -Polyvinyl Chloride

Q
QTY -Quantity

R
R -Rebar
RCP -Reinforced Concrete Pipe
RED -Reducer
RJ -Restrained Joint

S
S -Slope
SF -Silt Fence
SHT -Sheet
SIM -Similar
SPECS -Specifications
SS -Sanitary Sewer
SSMH -Sanitary Sewer Manhole
ST -Storm Sewer
STA -Station
STD -Standard
STL -Steel
STMH -Storm Sewer Manhole

T

TBC -Top Back Curb
TEMP -Temporary
T&G -Tongue And Groove
TK -Tank
TOC -Top Of Concrete
TOG -Top Of Grout
TOW -Top Of Wall
TYP -Typical

U
U -U Post
UV -Ultra Violet

V
VERT -Vertical
VCP -Vitrified Clay Pipe

W
W -Water
W/ -With
W/O -Without
WS -Water Surface
WSP -Welded Steel Pipe

X
X Chisel 'X'

Y
YD -Yard
YR -Year

Z
ZON -Zoning

C C C

FO FO

TV TV

T T T

G G

E E

FM FM

EX SS

ST ST

W W

OH OH OH OH

Topographic Contour (Major)

Topographic Contour (Minor)

Existing Curb & Gutter

Fence (Barbed Wire or Other)

Fence (Chainlink)

Fence (Wood or PVC)

Sign (Single or Double Post)

Post or Bollard

Flag Pole

Mail Box

Bushes

Trees

Boring

Control Point

Property Corners (Existing)

Property Corners set

Property Corners Computed

Property Line

Right of Way Line

Section Line

Center Line

1905

1902

X X X X

Deciduous Coniferous

Existing Topography Features

Proposed Topography Features

Proposed Topographic Contour  (Major)

Proposed Topographic Contour  (Minor)

Proposed Curb & Gutter

Sign (Single or Double Post)

Post or Bollard

Mail Box

Asphalt Pavement Hatch

Concrete Pavement Hatch

Gravel Pavement Hatch

Misc. Utility Marker & Manhole

Communications Pedestal

Communications line

Fiber Optic Line

Telephone Line

Cable or Television line

Natural Gas Valve & Manhole

Gas Line

Electrical Pull Box & Transformer

Utility Pole & Pole W/ Light

Light Poles

Electrical Meter & Guy Anchor

Electrical line

Overhead Electrical line

Sanitary Sewer Force Main

Sanitary Sewer Manhole & Clean out

Sanitary Sewer Gravity Main

Storm Sewer Manhole & Inlet Manhole

Storm Sewer Gravity Main

Water Valve

Water Curb Stop

Fire Hydrant

Water Main

Existing Utilities
FM FM

SS SS

W W

Sanitary Sewer Force Main

Sanitary Sewer Manhole

Sanitary Sewer Cleanout

Sanitary Sewer Gravity Main

Storm Sewer Catch Basin

Storm Sewer Inlet Manhole

Storm Sewer Manhole

Storm Sewer End Section

Storm Sewer Gravity Main

Water Manhole

Fire Hydrant

Water Valve

Water Curb Stop

Water Main

Water Fittings

Water Reducer

Water Cap

Silt Fence

Fiber Roll

Floating Silt Curtain

Erosion Control Blanket

Proposed Utilities General Abbreviations

1905

1902

SF SF

Proposed Erosion Control

NOTE:
THIS IS A GENERAL LIST OF SYMBOLS, LINES AND

ABBREVIATIONS. NOT ALL ARE USED ON THIS
PROJECT AND SOME MAY NOT BE SHOWN.

NOTES &
LEGEND

Sanitary Sewer Notes

1. Contractor shall be responsible to verify location, depth, size, and material of existing
utilities prior to connection. All fittings and appurtenances for connection to existing
structures/pipes to allow for transition between varying pipe materials shall be incidental to
the project.

2. Contractor shall pothole all proposed utility crossings 1 week prior to construction. Potholing
shall be performed using water jet or hydro excavation techniques. Upon exposing utility,
Contractor shall contact Engineer to complete field verification of utility elevation. If conflicts
are encountered, Engineer reserves the right to adjust sanitary sewer grade to
accommodate exiting utilities at no additional expense.

3. Manhole installation shall be in accordance with ISPWC Section 502, Standard Drawing
SD-501, SD-501a. Manhole frames per SD-507.

4. Approval and acceptance of all sewer construction will be by the Engineer and their decision
shall be final. Such inspections shall not relieve the Contractor from the responsibility of
performing the work in an acceptable manner in accordance with the approved construction
plans and standard specifications and drawings.

5. All gravity sewer pipe shall be bell and spigot, polyvinyl chloride (PVC), SDR 35, ASTM
D-3034, unless otherwise approved by Engineer.

6. The Engineer reserves the right to complete spot observation. The Contractor will notify the
Engineer forty-eight (48) hours prior to start of construction and again twenty-four (24) hours
prior to pouring concrete collars.

7. Maintain groundwater levels one (1') foot or more below the pipe invert, per ISPWC, during
pipe laying and pipe joining operations and while making sewer taps. Clean and restore to
their original state any ditches and stormdrain facilities that are silted due to the contractor's
dewatering efforts. Obtain all necessary permits for dewatering discharges. Bedding and
pipe zone material shall be type 1 aggregate pipe bedding material.

8. The Contractor shall test all sewer lines in accordance with ISPWC and shall be observed
by the Engineer. All construction inspections shall be completed before November 1st of the
year when initial construction commenced unless otherwise approved by the Owner.

9. All sewer main lines, service laterals, and manholes shall be air/vacuum tested in
accordance with ISPWC. Testing shall be completed prior to connecting existing service
laterals into the new system.

10. The horizontal separation of water and sewer pipelines (services or mains) shall be a
minimum of ten (10) feet. Where it is necessary for sewer (sanitary sewer, stormdrain, and
irrigation) and waterlines to cross each other, and the sewer line is less than eighteen (18")
inches below or above the pipe, the sewer line shall be a single twenty (20') foot section of
water class PVC pipe with watertight joints, or equal construction, for a distance of ten (10')
feet on both sides of the waterline in accordance with Section 58.01.08.542.07 of the Idaho
rules for public drinking water systems. If the sewer pipe is above the water pipe, the sewer
pipe must be supported to prevent settling. One twenty (20') foot full length of water and
sewer lines shall be centered at the crossing point so that all joints are as far from the
crossing point as possible. In lieu of constructing or reconstructing the sewer to conform to
water main standards, the water line may be sleeved in water class pipe for a distance of
ten (10') feet on both sides of the crossing. All parallel or crossing installations of potable
and non-potable pipelines must be in accordance with IDAPA 58.01.08.542.07.

11. When the cover over a sewer pipe is less than three (3') feet from the top of pipe to the
subgrade or top of pipe to natural ground, use "class 200 water pressure pipe", ASTM
D-2241, SDR 21, including service lines and fittings. Design Engineer shall make more
stringent requirements as needed.

12. In the event of a water system conflict, contact the Project Engineer immediately.

13. All gate valves to be installed in accordance with ISPWC section 402, Standard Drawing
SD-403 (valve anchor detail), Standard Drawing SD-406 (valve box and lid detail).

14. Thrust blocks shall be installed at all fittings in accordance with ISPWC SD-403 and visually
inspected by the Project Engineer prior to backfill.

15. The Contractor is required to pay for all project testing and associated costs as part of the
sewer main installation. All testing to be completed in accordance with the provisions set
forth herein. All testing shall be conducted in the presence of the Project Engineer.

16. Sewer lines shall be laid to the grades and elevations indicated on the drawings.

17. Fittings placed inside vaults or manholes shall be flanged. All nuts and bolts used in any
restraint fitting or housed inside a manhole or vault shall be 304 stainless steel.

18. Bypass pumping will be the responsibility of the Contractor. All work and equipment, pumps,
labor, and power costs related to bypass pumping shall be incidental to the bid item Lift
Station & Valve Vault - Complete. Contractor shall coordinate pumping activities with
Engineer.

19. All existing sewer lines shall remain active throughout the duration of the project, with the
exception of the minimum amount of time required to tie into the existing lines, where noted.

Water Notes

20. Water system construction shall adhere to the Standards in the Idaho Rules for Public
Drinking Water Systems (IDAPA 58.01.08) as well as the Standards and Specifications
referred to in general construction note no. 1.

21. The contractor shall be responsible for providing continuous water service to all existing
water users affected by construction throughout the duration of the project. Any planned
interruption in service will require approval of both the Owner and the Project Engineer.
Affected users are required to be notified by the contractor a minimum of 48-hours prior to
planned service interruption and shall not be out of service longer than four (4) hours.

22. The horizontal separation of water and non-potable water mains shall be a minimum of ten
(10) feet from the outsides of the pipes. Where it is necessary for water and non-potable
water to cross each other and the non-potable line is less than 18” below or above the water
line, the non-potable water line shall be PVC Pressure Pipe conforming to AWWA C-900
Class 165 or ASTM D2241 Class 250 or 200, for a distance of ten (10) feet on both sides of
the water line. If the non-potable line crosses above the water line, at less than 18”, then the
non-potable line must be supported according to IDAPA 58.01.08.542.07. One full length of
both water line and non-potable water line shall be centered over the crossing point so that
all joints will be as far from the crossing as possible. In lieu of constructing or reconstructing
the non-potable water line, either the non-potable water line or the water line may be
encased with sleeving material acceptable to IDEQ for a distance of ten (10) horizontal feet
on both sides of the crossing.

23. The horizontal separation of non-potable water services and potable water services or
potable water mains shall be a minimum of six (6) feet. Where it is necessary for a potable
water main and non-potable water main to cross with less than eighteen (18) inches of
vertical separation, the crossing shall be constructed in accordance with section 542.07 of
the Idaho Rules for Public Drinking Water Systems (IDAPA 58.01.08) and section 430.02 of
the Wastewater Rules (IDAPA 58.01.16).

24. All water mains shall have a minimum of 48” and a maximum of 72” of cover from finished
grade to top of pipe.

25. All water valves shall be placed so as to not conflict with any concrete curb, gutter, valley
gutter, and sidewalk improvements. All existing and new valves shall be adjusted to final
grade and fitted with concrete collars in accordance with the ISPWC.

26. Hot taps of existing water mains shall be performed by an trained contractor in this
procedure. Hot taps shall be witnessed by the Project Engineer.

GRADING, DRAINAGE, AND EROSION CONTROL NOTES:

1. Any disturbed soils shall be recompacted or removed and replaced with controlled, compacted fill.
Loose lift thickness shall not exceed six (6) inches.  Fill shall be compacted to at least 98% of
astm d698 (standard proctor) within -3% to +3% of optimum moisture content.  Compaction in
trenches shall be obtained using a vibratory sheeps foot compactor.

2. Subgrade preparation shall be performed beneath all proposed pavements. the soil shall be
scarified to a depth of 12" below subgrade and recompacted to at least 98% of astm d698
(standard proctor) within -3% to +3% of optimum moisture content.

3. All topsoil in construction areas shall be stripped and separated from other inorganic soil
materials.  The contractor shall take necessary precautions to prevent the mixing of topsoil with
other materials.  The topsoil shall be respread to a depth of at least six (6) inches.  Refer to note
7 for seeding requirements.

4. Excess material (topsoil/clay/gravel, etc.) shall become the property of the contractor and shall be
disposed of off site.

5. Contractor shall place erosion controls as necessary during construction. Final erosion control
measures shall be constructed within 30 days of completing underground utility construction.

6. Contractor shall be responsible to maintain site and shall correct any erosion issues immediately.

7. Seeding type, location, and application rates shall be per the ISWPC. Contractor shall only seed
between may 1 and June 15 or September 1 to October 15.

8. contractor shall warranty seeding until vegetation is established at a rate of not less than 80%
coverage.
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GENERAL NOTES

1. ALL UTILITIES SHALL BE PROTECTED IN PLACE UNLESS OTHERWISE NOTED ON THIS PLAN. UPON COMPLETION OF CONSTRUCTION, ACCESS TO THE FOLLOWING STRUCTURES
SHALL NOT BE HINDERED.

2. ACKERMAN-ESTVOLD MAKES NO GUARANTEE THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE
CONTRACTOR SHALL TAKE EVERY PRECAUTION TO PRESERVE AND PROTECT EXISTING FACILITIES NOT SCHEDULED FOR REMOVAL AND COORDINATE WITH THE PROJECT
ENGINEER IF UNEXPECTED FACILITIES ARE ENCOUNTERED.

3. ALL UNDERGROUND UTILITY LINES SHOWN HEREON ARE BASED UPON LOCATE MARKS AND PHYSICAL ABOVE GROUND FEATURES SUCH AS VALVES, BOXES, MANHOLES, ETC.
ACTUAL LOCATIONS MAY VARY. CALL IDAHO DIGLINE AT 811 OR 1-800-342-1585 PRIOR TO ANY EXCAVATION OR DIGGING ACTIVITIES.

4. THIS TOPOGRAPHIC SURVEY DOES NOT NECESSARILY SHOW ALL OF THE PHYSICAL FEATURES OF THE PROPERTY AND THE PROPERTY IS SUBJECT TO ALL EASEMENTS, RIGHTS,
RIGHTS-OF-WAY AND ALL OTHER ENCUMBRANCES OF RECORD OR IMPLIED.

DEMOLITION PLAN KEY NOTES

CLEARING AND GRUBBING SHALL BE COMPLETED IN SUCH
A MANNER AS TO MINIMIZE DISTURBANCE TO
SURROUNDING VEGETATION AND SOIL NOT DESIGNATED
FOR REMOVAL. GRUBBED AREAS SHALL BE PROPERLY
GRADED AND STABILIZED TO PREVENT EROSION UNTIL
FURTHER CONSTRUCTION ACTIVITIES COMMENCE.

TRENCH REPAIR PER ISPWC SD-301 (TYP)

REMOVAL OF SERVICE LINE. REMOVE EXISTING WELL
ON-SITE. COORDINATE WITH CITY OF HAILEY FOR
PROCEDURES.

REMOVAL OF FENCE

REMOVAL OF FIRE HYDRANT

1

1

DORNIER WAY

LEAR LANE

AIRPORT DRIVE

- WATER SERVICE
- SANITARY SEWERSS SS

- FENCE

- ASPHALT PAVEMENT

- WATER

- BUILDING BACK SET
-  BOUNDARY

- FIBER OPTIC

LEGEND:

- UNDERGROUND POWER
- GAS MAIN
- EDGE OF ASPHALT

2

3

4

4

4

4

4

4

2

2

3

3

3
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1. ALL ACCESSIBLE PARKING STALLS SHALL MAINTAIN A
CROSS SLOPE LESS THAN 2% IN ANY DIRECTION. ALL
ACCESSIBLE PATHS OF TRAVEL SHALL MAINTAIN A CROSS
SLOPE LESS THAN 2% AND A LONGITUDINAL SLOPE LESS
THAN 5%.

GENERAL NOTES

CONSTRUCT ASPHALT PARKING LOT PER TYPICAL FLEXIBLE
ASPHALT PAVEMENT SECTION BELOW. REFER TO
GEOTECHNICAL REPORT FOR MORE INFORMATION.

CONSTRUCT 6" VERTICAL CURB AND GUTTER PER ISPWC
SPECIFICATION STD DWG SD-701.

GRADING PLAN KEY NOTES
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1

2

2

TRASH ENCLOSURE PER ARCHITECTURAL DETAILS

3

CONSTRUCT VALLEY GUTTER PER ACHD SUPPLEMENTAL TO
THE ISPWC SPECIFICATION STD DWG SD-708.

6

6

FF: 5288.50

FF: 5288.85

FF: 5290.10

4

"
"

"

6" UNCRUSHED AGGREGATE PER ISPWC SECTION 801.

3
4" MINUS (TYPE 1) CRUSHED AGGREGATE BASE COURSE

CLASS III PLANT MIX PAVEMENT PER ISPWC SECTION 810

FLEXIBLE PAVEMENT SECTION
(PRIVATE PARKING)

COMPACTED SUBGRADE MATERIAL
APPROVED BY GEOTECHNICAL CONSULTANT

4" THICK CONCRETE

4" OF 3 4" MINUS CRUSHED BASE MATERIAL

GEOTECHNICAL CONSULTANT TO VERIFY
SUBGRADE COMPETENCY AT TIME OF
CONSTRUCTION

NOTES:

CONCRETE SIDEWALK SECTION

2

2

CONSTRUCT 4" PCC WALKWAY OVER 4" AB

CONSTRUCT DRIVEWAY AND VALLEY GUTTER PER ACHD
SUPPLEMENTAL TO THE ISPWC SPECIFICATION STD DWG
SD-708.

CONSTRUCT 5" PCC DRIVEWAY OVER 4" AB

TRENCH REPAIR PER ISPWC SD-301 (TYP)

CONSTRUCT CONCRETE STEPS PER ISPWC STANDARD
DRAWING SD-713

5

6

5

5

5

5

7

7

7

2

8

8

8

DORNIER WAY

LEAR LANE

AIRPORT DRIVE

9/11/25

TIE INTO EXISTING
GROUND AT
PROPERTY LINE

BACK OF CURB

PROPOSED PARKING LOT

DETAIL A - BACK SLOPE CROSS SECTION

SEE DETAIL A

N.T.S.

1.5-1.8'

10.0'±

PROPERTY LINE
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INSTALL 12" DIA. PVC SDR 35 STORM DRAIN PIPE. LENGTH
AND SLOPE AS SHOWN.

INSTALL 1,000 GALLON SAND & GREASE TRAP W/ SLOTTED LID
PER ISPWC STANDARD DRAWING SD-624. RIM AND INVERT AS
SHOWN. REFER TO DETAIL FOR MORE INFORMATION.

INSTALL SEEPAGE BED PER DETAIL ON SHEET C3.2

INSTALL TYPE I INLET CATCH BASIN WITH 12" SUMP PER
ISPWC STANDARD DRAWING SD-601.

INSTALL 8"  TRAFFIC RATED STORM CLEANOUT PER ISPWC
STANDARD DRAWING SD-506.

INSTALL 6" DIA. PVC SDR 35 STORM DRAIN PIPE. LENGTH AND
SLOPE AS SHOWN.

CONNECT TO ROOF LEADER

1

DRAINAGE PLAN KEY NOTES

2

3

• THE CONTRACTOR SHALL CALL DIG LINE (800-342-1585) TO
LOCATE ALL EXISTING UTILITIES AT LEAST THREE (3) DAYS
PRIOR TO THE START OF CONSTRUCTION.

• ENGINEER MUST VERIFY THE INFILTRATION RATE AFTER THE
FACILITY IS FULLY EXCAVATED.

• CONTRACTOR SHALL NOTIFY ENGINEER IMMEDIATELY IF
GROUNDWATER IS ENCOUNTERED WITHIN 3-FEET OF THE
BOTTOM DESIGN ELEVATION FOR ANY INFILTRATION FACILITY
AND/OR IF GROUNDWATER IS HIGHER THAN ANTICIPATED.

3

4

2

9/11/25

DORNIER WAY

LEAR LANE

AIRPORT DRIVE
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NOTES
1. SAND AND GREASE TRAP USED FOR SUBSURFACE FACILITIES ONLY

LEGEND:
MANHOLE FRAME AND COVER  PER SD-617 (TYPICAL)
LOCATION AND FL ELEV. PER DESIGN PLANS (TYPICAL)
H 1-FT USE GRADE RINGS (TYPICAL)

1-FT < H <= 2-FT USE 24" DIA RCP RISER
2-FT < H <= 10-FT USE MANHOLE CONE & 48" DIA RISERS

EL. A > EL. B BY 0.10' MIN
EL. D < EL. C BY 0.25' MIN
EL. C < EL. B BY 0.50' MIN.
WATERTIGHT SEAL
PRECAST BOX MANUFACTURER SHALL MARK FLOW DIRECTION AND LABEL 
INLET OR OUTLET ON SIDE OF BOX

1

3

5

4

4

20 " STD

4

3

2

1

5

6

H

SECTION A-A
N.T.S.

PLAN VIEW
N.T.S.

1,000GAL SAND AND GREASE TRAP
PER ISPWC SD-624.

FLOW

A

FLOW

GROUND WATER OBSERVATION WELL
N.T.S.
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PLAN VIEW
CONCRETE COLLAR NON-TRAFFIC AREAS

PLAN VIEW
CONCRETE COLLAR - TRAFFIC AREAS

SECTION
CONCRETE COLLAR

WELL COVER IN SIDEWALK

WELL SECTION

FINISH GRADE

GROUND WATER
OBSERVATION WELL W/
TRAFFIC RATED LID PER
ISPWC SD-627

FINISH GRADE AND/OR
PAVEMENT SURFACE

MIRAFI 140N NON-WOVEN FILTER FABRIC (OR
EQUIVALENT) ON TOP & SIDES OF BED WITH
MIN. OVERLAP OF 12"

18" CORRUGATED HDPE
OR PVC PERF. PIPE

WRAP TRENCHES (ON
ENDS AND SIDES) WITH
DRAINAGE GEOTEXTILE

TYPE 1 (ISPWC SEC 2060).
DO NOT PLACE FABRIC
UNDER ROCK OR SAND

FILTER SAND MEETING THE
GRADATION REQUIREMENTS

FOR ITD STANDARD
SPECIFICATION 703.2.

1-1/2" TO 2" DIA. WASHED
AND CLEAN DRAIN ROCK PER

ISPWC 801.2.2

24"

MAX HIGH SEASONAL GROUNDWATER
IS GREATER THAN 14' BGS
ACCORDING TO GN NORTHERN,
DATED DECEMBER 2023.
CONTRACTOR TO CONTACT DESIGN
ENGINEER IF GROUNDWATER IS
ENCOUNTERED WITHIN 2-FEET OF
BOTTOM OF DESIGN ELEVATION.

BOTTOM OF ROCK ELEV: 5,281.14

TOP OF FINISHED GRADE (AT LOWEST)
ELEV: 5,288.14

PIPE INVERT: 5,280.67

12"

REPLACE NATIVE MATERIAL WITH
ASTM C-33 SAND OR EQUIVALENT

NON-PERFORATED PIPE INTO TRENCH5'

TOP OF ROCK ELEV: 5,287.14

BOTTOM OF ASTM-C33 SAND ON
POORLY GRADED SAND ELEV: 5,279.14

SEEPAGE BED TABLE
BED NO. LENGTH WIDTH ROCK DEPTH TOP OF ROCK PIPE INVERT BOTTOM OF ROCK

BED #1 55'-0" 15'-0" 6'-0" 5287.14 5280.67 5281.14

SEEPAGE BED
DESIGN INFILTRATION RATE: 8.0 IN./HR.

18" CORRUGATED HDPE
OR PVC PERF. PIPE

WIDTH

LENGTH

5 LF 18" CORRUGATED HDPE OR PVC
NON-PERFORATED PIPE

GROUND WATER
OBSERVATION WELL
W/ TRAFFIC RATED LID
(PER ISPWC SD-627).

FLOW

PLAN VIEW

SEEPAGE BED NOTES
1. PIPE PERFORATION TO BE 3/8" PERFORATIONS IN VALLEYS OF CORRUGATED PIPE. 5 EA ON TOP HALF.
2. BOTTOM OF STORAGE ROCK SHALL BE A MINIMUM OF 2' ABOVE GROUND WATER LEVEL. NOTIFY ENGINEER

IMMEDIATELY IF LESS THAN 2' FROM THE BOTTOM OF DESIGN ELEVATION FOR ANY INFILTRATION FACILITY.
3. SEEPAGE BED LENGTH, 2" WASHED DRAIN ROCK DEPTH AND ELEVATIONS ARE SHOWN IN THE FOLLOWING

SEEPAGE BED DATA TABLE.
4. CONTRACTOR TO HAVE PERCOLATION TEST PERFORMED BY GEOTECHNICAL ENGINEER AFTER DRAINAGE

STRUCTURES ARE FULLY EXCAVATED.
5. IF DESIGN INFILTRATION RATES CANNOT BE ACHIEVED, CONTACT THE DESIGN ENGINEER FOR SEEPAGE

BED DESIGN ADJUSTMENTS.
6. MAKE COMPATIBLE CONNECTION BETWEEN PERFORATED AND SOLID PIPE ROUGHLY 1.0' ± WITHIN THE

SEEPAGE BED.
7. GROUT ANNULAR SPACE BETWEEN THE SAND & GREASE TRAP AND PIPPE TO PROVIDE A WATER-TIGHT

SEAL.

STO
RM D

RAIN

9/11/25
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Attention is Drawn to the Fact That Drawing Scales May be
Altered During Reproduction Processes.  Scales Shown

Hereon are Based on a Full Scale Sheet Size of 24" x 36".

Scale: 1" = 10'
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1. ALL ACCESSIBLE PARKING STALLS SHALL MAINTAIN A
CROSS SLOPE LESS THAN 2% IN ANY DIRECTION. ALL
ACCESSIBLE PATHS OF TRAVEL SHALL MAINTAIN A CROSS
SLOPE LESS THAN 2% AND A LONGITUDINAL SLOPE LESS
THAN 5%.

GENERAL NOTES

INSTALL C900 PVC WATER MAIN. LENGTH AS INDICATED ON
PLANS.

INSTALL SANITARY SEWER SEE SHEET C4.1.

4"  FIRE SERVICE LINE WITH WATER VALVE PER ISPWC
SD-406.

3
4" DOUBLE WATER SERVICE CONNECTION SEE SHEET C4.2

INSTALL FIRE HYDRANT PER ISPWC STANDARD SD-404.
COORDINATE WITH CITY FOR HYDRANT LOCATION.
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MAINTAIN 18" VERTICAL CLEARANCE BETWEEN POTABLE AND
NON-POTABLE LINES. CONTRACTOR TO CONSTRUCT
VERTICAL BENDS IN WATER IF NECESSARY.

CONTRACTOR TO VERIFY LOCATION OF WATER MAIN AND
CONNECT TO EXISTING MAIN LINE. INSTALL FITTING AND
JOINT RESTRAINT PER ISPWC SD-403 IF NEEDED.

INSTALL STORM DRAIN SEE SHEET C3.1.

1.5"  IRRIGATION LINE WITH WATER METER

6

WATER PIPE CROSS SECTION
N.T.S.

18
.0

"

WATER LINE

SEWER LINE

45
°'

5

7

8
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DORNIER WAY

LEAR LANE

9

INSTALL:
1 - 8" TEE FL
3 - 8" VALVES FL-MJ
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Attention is Drawn to the Fact That Drawing Scales May be
Altered During Reproduction Processes.  Scales Shown

Hereon are Based on a Full Scale Sheet Size of 24" x 36".
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0 10 2010 5 INSTALL SANITARY SEWER. LENGTH AND SLOPE AS
INDICATED ON PLANS

CONNECT TO EXISTING MANHOLE. CONTRACTOR SHALL
NOTIFY DESIGN ENGINEER IMMEDIATELY OF ANY
DISCREPANCIES.
8" PVC INV IN = 5,279.35'
INV OUT = 5,479.13'±

6" SERVICE LINE PER ISPWC  SD-511 @ S = 2.0% MIN.

INSTALL 8"  TRAFFIC RATED STORM CLEANOUT PER ISPWC
STANDARD DRAWING SD-506.

UTILITIES PLAN KEY NOTES

1

2

D
EL

LA
 M

O
UN

TA
IN

 S
UI

TE
S

16
11

 A
V

IA
TIO

N
 D

RI
V

E
HA

IL
EY

, I
D

 8
33

33

SC
A

LE
 (H

):

SC
A

LE
 (V

):

D
RA

W
N

 B
Y:

D
ES

IG
N

ED
 B

Y:

C
HE

C
KE

D
 B

Y:

DATE:

REVISIONS

DATE
#
#
# --/--/--

--/--/--
--/--/--

PROJECT
NO.

R25042

9/
10

/2
02

5

9/11/2025

A
M

C

G
D

B

G
D

B

N
A

1"
 =

 2
0'

C4.1

SE
W

ER
 P

LA
N

INSTALL 48" STANDARD CONCRETE  MANHOLE PER ISPWC
STANDARD DRAWING SD-501. RIM AND INVERT ELEVATIONS
AS SHOWN.

MAINTAIN 18" VERTICAL CLEARANCE BETWEEN POTABLE AND
NON-POTABLE LINES. CONTRACTOR TO CONSTRUCT
VERTICAL BENDS IN WATER IF NECESSARY.

3

4

5

 PROFILE - SEWER MAIN LINE

PROFILE 2 - CLEAN OUT

PROFILE 3 - CLEAN OUT

9/11/25

6

SCALE: 1" = 20'

TINY WAY PLAN: (3+00 TO 11+00)

SCALE: 1" = 20'

SCALE: 1" = 20'
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LANDSCAPE LEGEND

PROPERTY LINE

PROPOSED BUILDING, SEE ARCHITECTURAL
PLANS FOR ADDITIONAL INFORMATION

PLANT LABEL

DETAIL CALLOUT

STEEL EDGING PER DETAIL 5/L1.2

PLANTER BED - 3" DEPTH OF 2" MINUS CRUSHED
BASALT ROCK MULCH OVER DEWITT PRO 5
WEED BARRIER

DROUGHT TOLERANT SOD OVER APPROVED
TOP SOIL AS SPECIFIED

TYP.
L1.2

1

SAVE AND PROTECT EXISTING LANDSCAPE

SAVE AND PROTECT EXISTING TREES PER
DETAIL 1/L1.2

LANDSCAPE REQUIREMENTS

1, 2.5" CALIPER TREE
PER EVERY 2,000
S.F. OF
LANDSCAPE AREA
MIX OF NATIVE
SHRUBS, GRASSES,
FLOWERS, AND
GROUNDCOVER

TOTAL  S.F. OF
LANDSCAPE AREA

TOTAL  TREES
REQUIRED

TOTAL  TREES
PROVIDED

6,285 S.F. 3 3

PROPOSED PLANT MATERIAL TO BE INSTALLED
PER DETAILS 2, 3, 4, & 6/L1.2

SYMBOL CODE QTY BOTANICAL / COMMON NAME SIZE REMARKS

TREES

TT 3
TILIA TOMENTOSA
SILVER LINDEN

2.5" CAL. B&B 50' H & 30' W

SHRUBS

CA 47
CALAMAGROSTIS X ACUTIFLORA 'STRICTA'
KARL FOERSTER FEATHER REED GRASS

1 GAL. 4'-6' H & 2'-3' W

CS 44
CORNUS SERICEA 'KELSEYI'
KELSEY'S DWARF RED TWIG DOGWOOD

3 GAL. 2' H & 3' W

EF 5
EUONYMUS FORTUNEI 'COLORATUS'
PURPLE-LEAF WINTERCREEPER

3 GAL. 2' H & 6' W

HJ 8
HYDRANGEA PANICULATA 'JANE'
LITTLE LIME® PANICLE HYDRANGEA

5 GAL.
4' H & W
 SMALL SHRUB
(10%)

NW 23
NEPETA X 'WALKER'S LOW'
WALKER'S LOW CATMINT

1 GAL. 2' H & 3' W

PD 50
PENSTEMON X 'DARK TOWERS'
DARK TOWERS BEARDTONGUE

1 GAL. 1'-3' H & 1'-2' W

PLANT SCHEDULE

NORTH

LANDSCAPE PLAN

LANDSCAPE NOTES:
1. CONTRACTOR SHALL REPORT TO DESIGN PROFESSIONAL ALL CONDITIONS WHICH IMPAIR AND/OR PREVENT THE

PROPER EXECUTION OF THIS WORK, PRIOR TO BEGINNING WORK.
2. NO MATERIAL SUBSTITUTIONS SHALL BE MADE WITHOUT THE DESIGN PROFESSIONAL'S PRIOR WRITTEN APPROVAL.

ALTERNATE MATERIALS OF SIMILAR SIZE AND  CHARACTER MAY BE CONSIDERED IF SPECIFIED PLANT MATERIALS
CAN NOT BE OBTAINED.

3. COORDINATE ALL WORK WITH ALL OTHER SITE RELATED DEVELOPMENT DRAWINGS.
4. COORDINATE WORK SCHEDULE AND OBSERVATIONS WITH DESIGN PROFESSIONAL PRIOR TO CONSTRUCTION

START-UP.
5. ALL PLANT MATERIAL SHALL BE INSTALLED AS PER DETAILS.
6. ALL PLANT MATERIAL SHALL CONFORM TO THE AMERICAN NURSERYMAN STANDARDS FOR TYPE AND SIZE

SHOWN. PLANTS WILL BE REJECTED IF NOT IN A SOUND AND HEALTHY CONDITION.
7. IN THE EVENT OF A PLANT COUNT DISCREPANCY, PLANT SYMBOLS SHALL OVERRIDE SCHEDULE QUANTITIES AND

CALL OUT SYMBOL NUMBERS.
8. ALL PLANTING BEDS SHALL BE COVERED WITH A MINIMUM OF 3" DEPTH OF LARGE (2" MINUS) CRUSHED BASALT

ROCK MULCH.  SUBMIT SAMPLE FOR APPROVAL.
9. ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR BEGINNING AT THE DATE OF

ACCEPTANCE BY THE OWNER. REPLACE ALL PLANT MATERIAL FOUND DEAD OR NOT IN A HEALTHY CONDITION
IMMEDIATELY WITH THE SAME SIZE AND SPECIES AT NO COST TO THE OWNER.

10. FINISH GRADES SHALL PROVIDE A SMOOTH TRANSITION WITH ADJACENT SURFACES AND ENSURE POSITIVE
DRAINAGE IN ACCORDANCE WITH THE SITE GRADING PLAN.

11. AMEND EXISTING APPROVED TOPSOIL AT A RATIO OF THREE CUBIC YARDS OF APPROVED COMPOST PER 1000
SQUARE FEET.  ROTO-TILL ORGANIC MATTER A MINIMUM OF 6 INCHES INTO TOPSOIL.

12. FERTILIZE ALL TREES AND SHRUBS WITH 'AGRIFORM' PLANTING TABLETS.  QUANTITY PER MANUFACTURER'S
RECOMMENDATIONS.

13. ALL PLANTING BEDS SHALL HAVE A MINIMUM 18" DEPTH OF TOPSOIL.  LAWN AREAS SHALL HAVE A MINIMUM 12"
DEPTH OF TOPSOIL.  SPREAD, COMPACT, AND FINE GRADE TOPSOIL TO A SMOOTH AND UNIFORM GRADE 3" BELOW
ADJACENT SURFACES OF PLANTER BED AREAS, 1-1/2" BELOW ADJACENT SURFACES OF TURF SOD AREAS, AND 1"
BELOW ADJACENT SURFACES OF TURF SEED AREAS.

14. REUSE EXISTING TOPSOIL STOCKPILED ON THE SITE.  SUPPLEMENT WITH IMPORTED TOPSOIL WHEN QUANTITIES ARE
INSUFFICIENT.  VERIFY SUITABILITY AND CONDITION OF TOPSOIL AS A GROWING MEDIUM.  PERFORM SOIL TEST/
ANALYSIS AND PROVIDE ADDITIONAL AMENDMENT AS DETERMINED BY SOIL TESTS.  TOPSOIL SHALL BE A LOOSE,
FRIABLE, SANDY LOAM, CLEAN AND FREE OF TOXIC MATERIALS, NOXIOUS WEEDS, WEED SEEDS, ROCKS, GRASS
OR OTHER FOREIGN MATERIAL AND A HAVE A PH OF 5.5 TO 7.0.  IF ONSITE TOPSOIL DOES NOT MEET THESE
MINIMUM STANDARDS, CONTRACTOR IS RESPONSIBLE TO EITHER:

A) PROVIDE APPROVED IMPORTED TOPSOIL, OR
B) IMPROVE ON-SITE TOPSOIL WITH METHODS APPROVED BY THE DESIGN PROFESSIONAL.

15. IF IMPORTED TOPSOIL FROM OFF-SITE SOURCES IS REQUIRED, ENSURE IT IS FERTILE, FRIABLE, NATURAL LOAM,
SURFACE SOIL, REASONABLY FREE OF SUBSOIL, CLAY LUMPS, BRUSH, WEEDS AND OTHER LITTER, AND FREE OF
ROOTS, STUMPS, STONES LARGER THAN 2 INCHES IN ANY DIMENSION, AND OTHER EXTRANEOUS OR TOXIC MATTER
HARMFUL TO PLANT GROWTH.

A)  OBTAIN TOPSOIL FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL CHARACTERISTICS TO
THOSE FOUND ON THE PROJECT SITE.  OBTAIN TOPSOIL ONLY FROM NATURALLY, WELL-DRAINED SITES WHERE
TOPSOIL OCCURS AT A DEPTH OF NOT LESS THAN 4 INCHES.
B)  REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY, TOXICITY, AND GENERAL TEXTURE BY
A RECOGNIZED COMMERCIAL OR GOVERNMENT AGENCY AND COPIES OF THE TESTING AGENCY'S FINDINGS
AND RECOMMENDATIONS SHALL BE FURNISHED TO THE OWNER'S REPRESENTATIVE BY THE CONTRACTOR.  NO
TOPSOIL SHALL BE DELIVERED IN A FROZEN OR MUDDY CONDITION. ACIDITY/ALKALINITY RANGE - PH. 5.5 TO 7.0.

16. IMMEDIATELY CLEAN UP ANY TOPSOIL OR OTHER DEBRIS ON THE SITE CREATED FROM LANDSCAPE OPERATIONS
AND DISPOSE OF PROPERLY OFF SITE.

17. TREES SHALL NOT BE PLANTED WITHIN THE 10'-0" CLEAR ZONE OF ALL A.C.H.D. STORM DRAIN PIPE, STRUCTURES,
OR FACILITIES.  TREES SHALL NOT BE PLANTED WITHIN 5'-0" OF AN A.C.H.D. SIDEWALK.

18. ANY PERENNIAL TREES OR PLANTS THAT WILL EXTEND ROOTS DEEPER THAN 18" SHALL BE PROHIBITED OVER ACHD
UNDERGROUND SEEPAGE BEDS, INFILTRATION FACILITIES OR PIPING SYSTEMS.

19. SEEPAGE BEDS AND OTHER STORM DRAINAGE FACILITIES MUST BE PROTECTED FROM ANY AND ALL
CONTAMINATION DURING THE CONSTRUCTION AND INSTALLATION OF THE LANDSCAPE IRRIGATION SYSTEM.

20. IN THE EVENT OF A DISCREPANCY, NOTIFY THE DESIGN PROFESSIONAL IMMEDIATELY.

1. LIMIT TURF SUBGRADE PREPARATION TO AREAS TO BE PLANTED.
2. NEWLY GRADED SUBGRADES:  LOOSEN SUBGRADE TO A MINIMUM DEPTH OF 4 INCHES.  REMOVE STONES LARGER

THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, RUBBISH, AND OTHER EXTRANEOUS MATTER AND LEGALLY
DISPOSE OF THEM OFF OWNER'S PROPERTY.
A. SPREAD PLANTING SOIL TO A DEPTH OF 12 INCHES IN TURF AREAS AND 18 INCHES AT SHRUB BED AREAS BUT

NOT LESS THAN REQUIRED TO MEET FINISH GRADES AFTER LIGHT ROLLING AND NATURAL SETTLEMENT.  DO
NOT SPREAD IF PLANTING SOIL OR SUBGRADE IS FROZEN, MUDDY, OR EXCESSIVELY WET.

B. SPREAD PLANTING SOIL OVER LOOSENED SUBGRADE.
C. REDUCE ELEVATION OF PLANTING SOIL TO ALLOW FOR SOIL THICKNESS OF SOD OR SEED.

3. UNCHANGED SUBGRADES:  IF TURF IS TO BE PLANTED IN AREAS UNALTERED OR UNDISTURBED BY EXCAVATING,
GRADING, OR SURFACE-SOIL STRIPPING OPERATIONS, PREPARE SURFACE SOIL AS FOLLOWS:
A. REMOVE EXISTING GRASS, VEGETATION, AND TURF.  DO NOT MIX INTO SURFACE SOIL.
B. LOOSEN SURFACE SOIL TO A DEPTH OF AT LEAST 6 INCHES.  PROVIDE WEED ABATEMENT PROCEDURE.

APPLY SOIL AMENDMENTS AND FERTILIZERS ACCORDING TO PLANTING SOIL MIX PROPORTIONS AND MIX
THOROUGHLY INTO TOP 6 INCHES OF SOIL.  TILL SOIL TO A HOMOGENEOUS MIXTURE OF FINE TEXTURE.

C. APPLY SOIL AMENDMENTS DIRECTLY TO SURFACE SOIL BEFORE LOOSENING.
D. REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, TRASH, AND OTHER

EXTRANEOUS MATTER.
E. LEGALLY DISPOSE OF WASTE MATERIAL, INCLUDING GRASS, VEGETATION, AND TURF, OFF OWNER'S

PROPERTY.

4. FINISH GRADING:  GRADE PLANTING AREAS TO A SMOOTH, UNIFORM SURFACE PLANE WITH LOOSE, UNIFORMLY FINE
TEXTURE.  GRADE TO WITHIN PLUS OR MINUS 1/2 INCH OF FINISH ELEVATION.  ROLL AND RAKE, REMOVE RIDGES,
AND FILL DEPRESSIONS TO MEET FINISH GRADES.  LIMIT FINISH GRADING TO AREAS THAT CAN BE PLANTED IN THE
IMMEDIATE FUTURE.

5. MOISTEN PREPARED AREA BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO DRY
BEFORE PLANTING.  DO NOT CREATE MUDDY SOIL.

6. BEFORE PLANTING, OBTAIN DESIGN PROFESSIONAL'S ACCEPTANCE OF FINISH GRADING; RESTORE PLANTING AREAS
IF ERODED OR OTHERWISE DISTURBED AFTER FINISH GRADING.

7. DO NOT SOW IMMEDIATELY FOLLOWING RAIN, OR WHEN GROUND IS TOO DRY.  TEMPERATURE SHALL BE BETWEEN
55 F AND 95 F FOR A 24 HOUR PERIOD.  WIND SHALL BE LESS THAN 5 MPH.

LANDSCAPE AREA PREPARATION
NOTES: 1. TOPSOIL REQUIREMENTS:  ASTM D 5268, PH RANGE OF 5.5 TO 7.0, FOUR PERCENT ORGANIC MATERIAL MINIMUM,

FREE OF STONES 1/2 INCH OR LARGER IN ANY DIMENSION, AND OTHER EXTRANEOUS MATERIALS HARMFUL TO
PLANT GROWTH.

2. TOPSOIL SOURCE:  STRIP EXISTING TOPSOIL FROM ALL AREAS OF THE SITE TO BE DISTURBED.  TOPSOIL SHALL BE
FERTILE, FRIABLE, NATURAL LOAM, SURFACE SOIL, REASONABLY FREE OF SUBSOIL, CLAY LUMPS, BRUSH, WEEDS
AND OTHER LITTER, AND FREE OF ROOTS, STUMPS, ORGANIC MATTER  LARGER THAN 2 INCHES IN ANY DIMENSION,
AND OTHER EXTRANEOUS OR TOXIC MATTER HARMFUL TO PLANT GROWTH.  TOPSOIL SHALL BE SCREENED TO
ACHIEVE THIS REQUIREMENT.

3. REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY AND GENERAL TEXTURE BY A RECOGNIZED
COMMERCIAL OR GOVERNMENT AGENCY AND COPIES OF THE TESTING AGENCY'S FINDINGS AND
RECOMMENDATIONS SHALL BE FURNISHED TO THE ARCHITECT'S REPRESENTATIVE BY THE CONTRACTOR.  ALL
TOPSOIL SHALL BE AMENDED TO ACHIEVE SPECIFIED PH AND ORGANIC REQUIREMENTS.  RE-TEST TOPSOIL PRIOR
TO FINAL COMPLETION TO ENSURE REQUIREMENTS HAVE BEEN MET.  NO TOPSOIL SHALL BE PLACED WHILE IN A
FROZEN OR MUDDY CONDITION.

4. PLACE TOPSOIL IN AREAS WHERE REQUIRED TO OBTAIN THICKNESS AS SCHEDULED. PLACE TOPSOIL DURING DRY
WEATHER. PROVIDE ADDITIONAL IMPORTED TOPSOIL REQUIRED TO BRING SURFACE TO PROPOSED FINISH GRADE,
AS REQUIRED.

5.  COMPACTED TOPSOIL THICKNESS AT THE FOLLOWING AREAS:
A. LAWN AREAS: 12 INCHES MINIMUM OR AS NECESSARY TO ACHIEVE EVEN GRADES  WITH SURROUNDING

LAWN AREAS.
B. PLANTER BEDS: 18 INCHES MINIMUM

6. FINE GRADE TOPSOIL TO SMOOTH, EVEN SURFACE WITH LOOSE, UNIFORMLY FINE TEXTURE. REMOVE RIDGES AND
FILL DEPRESSIONS, AS REQUIRED TO MEET FINISH GRADES. FINISH GRADE OF TOPSOIL SHALL BE 2" BELOW FINISH
GRADE OF PAVEMENTS AREAS FOR SOD AND 1" FOR SEED.

7. TOPSOIL STOCKPILE LOCATIONS TO BE COVERED COORDINATE WITH EROSION AND SEDIMENT CONTROL PLAN.
8. ALL GRAVEL, SUBBASE, AND OTHER IMPORTED FILL MATERIALS OTHER THAN TOPSOIL SHALL ONLY BE STOCKPILED

IN PROPOSED IMPERVIOUS AREAS.  NO GRAVEL OR ROCK MATERIALS SHALL BE STOCKPILED OR TEMPORARILY
PLACED IN PROPOSED LANDSCAPE AREAS TO PREVENT LANDSCAPE AREAS FROM BEING CONTAMINATED WITH
ROCK MATERIALS.  CONTRACTOR SHALL SUBMIT A DETAILED STOCKPILE PLAN TO DESIGN PROFESSIONAL AND
OWNER FOR APPROVAL PRIOR TO ANY EARTHWORK OPERATIONS. 

TOPSOIL NOTES

1. LIMIT TURF SUBGRADE PREPARATION TO AREAS TO BE PLANTED.
2. NEWLY GRADED SUBGRADES:  LOOSEN SUBGRADE TO A MINIMUM DEPTH OF 4 INCHES.  REMOVE STONES LARGER

THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, RUBBISH, AND OTHER EXTRANEOUS MATTER AND LEGALLY
DISPOSE OF THEM OFF OWNER'S PROPERTY.

3. SPREAD PLANTING SOIL OVER LOOSENED SUBGRADE.
4. REDUCE ELEVATION OF PLANTING SOIL TO ALLOW FOR SOIL THICKNESS OF SOD.
5. UNCHANGED SUBGRADES:  IF TURF IS TO BE PLANTED IN AREAS UNALTERED OR UNDISTURBED BY EXCAVATING,

GRADING, OR SURFACE-SOIL STRIPPING OPERATIONS, PREPARE SURFACE SOIL AS FOLLOWS:
A. REMOVE EXISTING GRASS, VEGETATION, AND TURF.  DO NOT MIX INTO SURFACE SOIL.
B. LOOSEN SURFACE SOIL TO A DEPTH OF AT LEAST 6 INCHES.   APPLY SOIL AMENDMENTS AND FERTILIZERS

ACCORDING TO PLANTING SOIL MIX PROPORTIONS AND MIX THOROUGHLY INTO TOP 6 INCHES OF SOIL.  TILL SOIL
TO A HOMOGENEOUS MIXTURE OF FINE TEXTURE.

6. APPLY SOIL AMENDMENTS DIRECTLY TO SURFACE SOIL BEFORE LOOSENING.
A. REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, TRASH, AND OTHER

EXTRANEOUS MATTER.
B. LEGALLY DISPOSE OF WASTE MATERIAL, INCLUDING GRASS, VEGETATION, AND TURF, OFF OWNER'S PROPERTY.

7. FINISH GRADING:  GRADE PLANTING AREAS TO A SMOOTH, UNIFORM SURFACE PLANE WITH LOOSE, UNIFORMLY FINE
TEXTURE.  GRADE TO WITHIN PLUS OR MINUS 1/2 INCH OF FINISH ELEVATION.  ROLL AND RAKE, REMOVE RIDGES, AND
FILL DEPRESSIONS TO MEET FINISH GRADES.  LIMIT FINISH GRADING TO AREAS THAT CAN BE PLANTED IN THE
IMMEDIATE FUTURE.

8. MOISTEN PREPARED AREA BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO DRY
BEFORE PLANTING.  DO NOT CREATE MUDDY SOIL.

9. BEFORE PLANTING, OBTAIN DESIGN PROFESSIONAL'S ACCEPTANCE OF FINISH GRADING; RESTORE PLANTING AREAS IF
ERODED OR OTHERWISE DISTURBED AFTER FINISH GRADING.

TURF AREA PREPARATION NOTES:

1. ALL AREAS TO BE PLANTED OR HYDROSEEDED SHALL HAVE WEED ABATEMENT OPERATIONS PERFORMED ON THEM
PRIOR TO PLANTING OR HYDROSEEDING.

2. CONTRACTOR SHALL SPRAY ALL EXPOSED WEEDS WITH “ROUND-UP” (CONTACT HERBICIDE) OR APPROVED EQUAL.
3. DO NOT WATER FOR AT LEAST SEVEN (7) DAYS.  REMOVE EXPOSED WEEDS FROM THE SITE.
4. CONTRACTOR SHALL OPERATE THE AUTOMATIC IRRIGATION SYSTEM FOR A PERIOD OF FOURTEEN (14) DAYS.  AT

CONCLUSION OF THIS WATERING PERIOD, DISCONTINUE WATERING FOR THREE TO FIVE (3-5) DAYS.
5. APPLY SECOND APPLICATION OF “ROUND-UP” TO ALL EXPOSED WEEDS.  APPLY IN STRICT CONFORMANCE WITH

MANUFACTURER'S SPECIFICATIONS AND INSTRUCTIONS.  DO NOT WATER FOR AT LEAST SEVEN (7) DAYS.  REMOVE
WEEDS FROM THE SITE.

6. IF ANY EVIDENCE OF WEED GERMINATION EXISTS AFTER TWO (2) APPLICATIONS, CONTRACTOR SHALL BE DIRECTED TO
PERFORM A THIRD APPLICATION.

7. AT THE TIME OF PLANTING AND HYDROSEEDING, ALL PLANTING AREAS SHALL BE WEED FREE.

WEED ABATEMENT NOTES:

CARMEN WEBER
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TREE PROTECTION NOTES:
1. PROTECT THE CRITICAL ROOT ZONE (THE AREA DIRECTLY BELOW THE DRIPLINE OF THE TREE) OF THE TREES

TO REMAIN ON SITE BY:
a. CONSTRUCTING A TEMPORARY CHAINLINK FENCE AROUND THE CRITICAL ROOT ZONE OF THE TREE TO BE

PROTECTED PRIOR TO DEMOLITION, CONSTRUCTION, OR ANY SITE WORK.
b. NOT ALLOWING COMPACTION BY EQUIPMENT TRAFFIC DURING CONSTRUCTION OR DURING DEMOLITION.
c. NOT ALLOWING CONCRETE TRUCKS TO RINSE WITHIN THE PROTECTION AREA, OR ANYWHERE NEAR

EXISTING TREE ROOTS OR IN PLANNED PLANTING BEDS AREAS.  SEE EROSION AND SEDIMENT CONTROL
PLAN FOR APPROVED CONCRETE WASHOUT AREAS.

d. NOT STOCKPILING MATERIALS, DEBRIS, OR DIRT WITHIN THE TREE PROTECTION AREA.
e. WATERING WITHIN THE CRITICAL ROOT ZONE FROM MID-APRIL TO MID-OCTOBER AT THE RATE OF NOT

LESS THAN THE EQUIVALENT OF 1-1/2" OF WATER OVER THE ENTIRE AREA PER WEEK.
f. NOT TRENCHING, EXCAVATING, FILLING, OR OTHERWISE DISTURBING THE SOIL WITHIN THE CRITICAL ROOT

ZONE.
g. ADJUST PROPOSED IMPROVEMENT LOCATIONS AS REQUIRED TO AVOID DAMAGING TREE ROOTS.

2. PROTECT THE CROWN AND TRUNK OF TREES TO BE RETAINED BY:
a. OPERATING EQUIPMENT IN SUCH A WAY AS TO AVOID CONTACT WITH TREE TRUNKS OR BRANCHES.
b. HAVING TREES PRUNED BY A LICENSED ARBORIST.

HIGHEST ROOT SHALL BE
2" MAXIMUM BELOW SOIL
LINE. UTILIZE SOIL/ROOT
PROBE AROUND TRUNK
(APPROX 1"-2" AWAY FROM
TRUNK) TO LOCATE
HIGHEST ROOTS.

SOIL LINE

ROOT FLARE/COLLAR (SWELLING AT SOIL LINE
WHERE STEM TISSUE TRANSITIONS INTO ROOT
TISSUE) TO BE AT SOIL LINE.

ROOT PROBE

WHEN PRESENT: BUD
POINT (A MINOR CROOK IN
THE TRUNK JUST ABOVE
THE SOIL LINE) TO BE
APPROXIMATELY 1 12"
ABOVE THE SOIL LINE

NOTES:
1. THE STAKING OF TREES IS TO BE THE CONTRACTOR'S OPTION; HOWEVER, THE CONTRACTOR IS RESPONSIBLE TO INSURE THAT ALL

TREES ARE PLANTED STRAIGHT AND THAT THEY REMAIN STRAIGHT FOR LENGTH OF WARRANTY PERIOD OR 1 YEAR AFTER
SUBSTANTIAL COMPLETION WHICHEVER IS GREATER.  ALL STAKING SHALL BE REMOVED AT THE END OF THE WARRANTY PERIOD.

2. IN THE EVENT OF A QUESTION OR LACK OF CLARITY ON THE DRAWINGS, THE CONTRACTOR IS TO NOTIFY THE LANDSCAPE
ARCHITECT BEFORE PROCEEDING.

3. LANDSCAPE CONTRACTOR IS TO NOTIFY THE LANDSCAPE ARCHITECT AND OWNER PRIOR TO INSTALLATION OF PLANT MATERIAL.
4. WRAP RUBBER CINCH TIES AROUND THE TREE TRUNKS AND STAKES USING EITHER THE STANDARD OR FIGURE EIGHT TYING METHOD.

SECURE THE TIES TO THE STAKES WITH GALVANIZED NAILS TO PREVENT SLIPPAGE.
5. WATER TREE TWICE WITHIN THE FIRST 24 HOURS.
6. IN THE EVENT HARDPAN SOILS PREVENT TREE PLANTING AS DETAILED, NOTIFY THE LANDSCAPE ARCHITECT IMMEDIATELY.
7. FOR TREES LOCATED WITHIN ROADSIDE PLANTERS LESS THAN 8'-0" IN WIDTH, PROVIDE TREE ROOT BARRIER (DEEPROOT #24-2 OR

APPROVED EQUAL).  LOCATE ROOT BARRIER AT BACK OF CURB AND EDGE OF SIDEWALK.  ALL TREE INSTALLATIONS SHALL
CONFORM TO ALL AGENCY APPROVAL REQUIREMENTS, CONTRACTOR SHALL VERIFY PRIOR TO ANY INSTALLATIONS.

REMOVE DEAD/DAMAGED BRANCHES AND
PRUNE TO INTERNATIONAL SOCIETY OF
ARBORICULTURE STANDARDS; IMPROPERLY
PRUNED TREES (AS DETERMINED BY THE
LANDSCAPE ARCHITECT) SHALL BE REMOVED
AND REPLACED.  DO NOT REMOVE MAIN
LEADER!!

RUBBER CINCH TIE

2"x 2" WOOD STAKE (LENGTH AS REQUIRED)-DO
NOT PENETRATE ROOTBALL. SEE NOTE 1.  SET
STAKES PARALLEL TO PREVAILING WIND.

REMOVE TREE WRAP TRUNK PROTECTION,
AFTER INSTALLATION

CONSTRUCT 2" EARTH BERM AT EDGE OF
ROOTBALL,  FILL TREE RING W/ MULCH, AS
SPECIFIED.

3" THICK MULCH LAYER, KEEP MULCH 3" AWAY
FROM TRUNK.

REMOVE BURLAP,
TWINE, AND WIRE BASKET
FROM TOP 2 3  OF
ROOTBALL, REMOVE ALL
NAILS, TIES, AND PLASTIC
FROM ROOTBALL.  IF
SYNTHETIC BURLAP IS
UTILIZED TO WRAP THE
ROOTBALL, IT SHALL BE
COMPLETELY REMOVED.
ONLY BIODEGRADABLE
BURLAP SHALL BE LEFT
ON THE BOTTOM OF THE
ROOTBALL.

FINISH GRADE

PREVAILING WIND DIRECTION

COMMERCIAL SLOW RELEASE FERTILIZER
TABLETS

SIDES OF HOLE ROUGH & UNEVEN

BACKFILL WITH APPROVED TOPSOIL AND
SOIL AMENDMENTS AS SPECIFIED.  BACKFILL
IN 6" LIFTS, WATER EACH LAYER,  TAMP
LIGHTLY AS REQUIRED,  BACKFILL SOIL EVEN
W/ TOP OF ROOTBALL,
DO NOT OVER COMPACT!!

SET ROOTBALL ON NATIVE, UNDISTURBED
SOIL

1. WATER SHRUB TWICE WITHIN FIRST 24 HOURS.
2. APPLY SPECIFIED PRE-EMERGENT PER MANUFACTURER'S RECOMMENDATIONS TO ALL GROUNDCOVER

BEDS.

NOTES:

KEEP GROUND LINE SAME AS NURSERY LINE

REMOVE ANY PLASTIC, BURLAP, NAILS, OR OTHER
MATERIALS FROM THE ROOTBALL WHICH MAY LIMIT ROOT
GROWTH

CONSTRUCT 2" EARTH BERM TO FORM A  WATER
RETENTION BASIN,  FILL BERM WITH MULCH, AS SPECIFIED

MULCH, PER PLANS, 3" DEPTH OVER ENTIRE BED.  DO NOT
COVER CROWNS OF PLANTS

PROVIDE DEWITT PRO 5 WEED BARRIER FABRIC OR
APPROVED EQUAL

PROVIDE COMMERCIAL FERTILIZER TABLETS AND
BIOSTIMULANT, AS SPECIFIED, FOR EACH  SHRUB

BACKFILL WITH APPROVED TOPSOIL AND SOIL
AMENDMENTS, AS SPECIFIED.  BACKFILL IN 6" LIFTS,
WATER EACH LAYER,  DO NOT TAMP OR OVER COMPACT.

CONSTRUCT 6" MOUND OF TOPSOIL

NOTES:
1. ALL GROUNDCOVER PLANTS TO BE PLANTED ON CENTER AND IN A TRIANGULAR PATTERN.
2. APPLY SPECIFIED PRE-EMERGENT PER MANUFACTURER'S RECOMMENDATIONS TO ALL GROUNDCOVER BEDS.

SECTION

FINISH HARDSCAPE GRADE PER PLANS

TOP OF MULCH 1"-2" BELOW ADJACENT
HARDSCAPE SURFACE

GROUNDCOVER PLANTING PER PLANTING PLAN

MULCH, PER PLANS, 3" DEPTH OVER ENTIRE BED.
DO NOT COVER CROWNS OF PLANTS

SPLIT ALL ROOT BOUND ROOTS WITH 3 EQUAL
SPACED VERTICAL CUTS.

DEWITT PRO 5 WEED BARRIER FABRIC OR
APPROVED EQUAL

TILL SOIL TO A DEPTH OF 12", BACKFILL WITH
APPROVED TOPSOIL AND SOIL AMENDMENTS,
AS SPECIFIED.

SUBGRADE

PLAN VIEW

A = LENGTH, AS SPECIFIED
     OR PER PLANT SCHEDULE

B = 85% OF 'A'

TREE PLANTING DOUBLE STAKE
NTS

2

SHRUB PLANTING
NTS

PERENNIAL, GROUNDCOVER, AND ORNAMENTAL GRASS PLANTING
NTS

CUT EDGING 
NTS

5

4

3

OUTLINE OF TREE CROWN (EDGE
OF DRIPLINE) CORRESPONDING
WITH ROOT SPREAD. FENCE SHALL BE
PLACED AT EDGE OF TREE CROWN (MINIMUM
DISTANCE).

EXISTING GRADE

NOTE:
MAINTAIN PROTECTION UNTIL CONSTRUCTION
ACTIVITIES ARE COMPLETED.

IF LOWER LIMBS INTERFERE WITH WORK, TIE
UP WITH HEAVY JUTE CORD.

ADJUST DIAMETER OF PROTECTIVE FENCE
TO PREVENT ANTICIPATED DAMAGE BY
EQUIPMENT.

TREE TRUNK

CROWN OF TREE.

OUTLINE OF TREE CROWN (EDGE
OF DRIPLINE) CORRESPONDING
WITH ROOT SPREAD. FENCE SHALL BE
PLACED AT EDGE OF TREE CROWN
(MINIMUM DISTANCE).

SECTION

PLAN VIEW

F
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N

C
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TREE PROTECTION 
NTS

1

APPROVED TOPSOIL AND SOIL
AMENDMENTS AS SPECIFIED IN
LANDSCAPE NOTES

3" DEPTH OF MULCH AT PLANTER BEDS

CUT EDGE

FINISH GRADE,
PER PLANS
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LANDSCAPE
DETAILS

FINISH
GRADE

CONSTRUCT 2" EARTH BERM
AT EDGE OF ROOTBALL,  FILL

TREE RING WITH MULCH, AS
SPECIFIED.

FINISH
GRADE

SET ROOTBALL ON NATIVE, UNDISTURBED SOIL
WHERE APPLICABLE.NOTES:

1. SEE DECIDUOUS AND/OR CONIFEROUS TREE PLANTING DETAILS FOR ADDITIONAL INFORMATION.
2. IN THE EVENT OF A QUESTION OR LACK OF CLARITY ON THE DRAWINGS, THE CONTRACTOR IS TO

NOTIFY THE LANDSCAPE ARCHITECT BEFORE PROCEEDING.
3. LANDSCAPE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT AND OWNER PRIOR TO

INSTALLATION OF PLANT MATERIAL.
4. WATER TREE TWICE WITHIN THE FIRST 24 HOURS. ENSURE EARTH DAM DOES NOT LEAK OR ERODE

AND REPAIR AS REQUIRED.

3" THICK MULCH LAYER,
KEEP MULCH 3" AWAY
FROM TRUNK.

BACKFILL MULCH TO TOP
OF EARTH DAM.

SIDES OF HOLE ROUGH &
UNEVEN

BACKFILL WITH APPROVED
TOPSOIL AND SOIL
AMENDMENTS AS
SPECIFIED.

TREE INSTALLATION ON A SLOPE
NTS

6
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION DETAIL

HUNTER PROS-06-PRS30-CV ADJ SERIES
TURF SPRAY, 30 PSI REGULATED 6IN. POP-UP.  WITH
FACTORY INSTALLED DRAIN CHECK VALVE.  CO-MOLDED
WIPER SEAL WITH UV RESISTANT MATERIAL.

5/L2.3

SYMBOL MANUFACTURER/MODEL/DESCRIPTION DETAIL

HUNTER ICZ-101-25 1"
DRIP CONTROL ZONE KIT.  1IN. ICV GLOBE VALVE WITH 1IN.
HY100 FILTER SYSTEM.  PRESSURE REGULATION: 25PSI.
FLOW RANGE: 2 GPM TO 20 GPM.  150 MESH STAINLESS
STEEL SCREEN.

9/L2.2

HUNTER ECO-ID
ECO-ID: 1/2IN. FPT CONNECTION WITH 12 PSI-70 PSI
OPERATING PRESSURE.  SPECIFY WITH HUNTER SJ SWING
JOINT.

14/L2.2

SEE DRIP VALVE
SCHEDULE

AREA TO RECEIVE DRIPLINE
HUNTER HDL-06-18-PC
HDL-06-18-PC: HUNTER DRIPLINE WITH 0.6 GPH FLOW. LIGHT
BROWN TUBING WITH GRAY STRIPING. EMITTERS AT 18" O.C.
DRIPLINE LATERALS SPACED AT 18" APART, WITH EMITTERS
OFFSET FOR TRIANGULAR PATTERN. INSTALL WITH HUNTER
PLD BARBED OR PLD-LOC FITTINGS.

10, 11, &
12/L2.2 AND
1, 2, &
3/L2.3

SYMBOL MANUFACTURER/MODEL/DESCRIPTION DETAIL

HUNTER ICV-G-FS 1-1/2"
1IN., 1-1/2IN., 2IN., AND 3IN. PLASTIC ELECTRIC REMOTE
CONTROL VALVES, GLOBE CONFIGURATION, WITH NPT
THREADED INLET/OUTLET, FOR COMMERCIAL/MUNICIPAL USE.
WITH FILTER SENTRY.

8/L2.2

HUNTER HQ-5LRC 1"
QUICK COUPLER VALVE, YELLOW LOCKING RUBBER COVER,
RED BRASS AND STAINLESS STEEL, WITH 1IN. NPT INLET,
1-PIECE BODY.

5/L2.2

SHUT OFF VALVE 11/L2.2

HUNTER ICV-G-FS 1-1/2"
1IN., 1-1/2IN., 2IN., AND 3IN. PLASTIC ELECTRIC MASTER VALVE,
GLOBE CONFIGURATION, WITH NPT THREADED INLET/OUTLET,
FOR COMMERCIAL/MUNICIPAL USE. WITH FILTER SENTRY.

2/L2.2

DRAIN VALVE 4/L2.2

ZURN 350XL 1-1/2"
DOUBLE CHECK VALVE ASSEMBLY W/ EZSWAP INSERT.

1/L2.2

HUNTER PHC-1200I
WI-FI ENABLED, FULL-FUNCTIONING CONTROLLER WITH
TOUCHSCREEN, 12-STATION FIXED CONTROLLER, 120 VAC,
INDOOR MODEL.

4/L2.3

HUNTER MINI-CLIK
RAIN SENSOR, MOUNT AS NOTED

6/L2.3

HUNTER HC-100-FLOW
1IN. FLOW METER FOR USE WITH HYDRAWISE ENABLED
CONTROLLER TO MONITOR FLOW AND PROVIDE SYSTEM
ALERTS. ALSO FUNCTIONS AS STAND ALONE FLOW
TOTALIZER/SUB METER ON ANY RESIDENTIAL OR
COMMERCIAL IRRIGATION SYSTEM.

3/L2.2

POINT OF CONNECTION 1 1/2" PER CIVIL

CONDUIT FROM CONTROLLER TO MAINLINE

IRRIGATION LATERAL LINE: PVC SCHEDULE 40, SIZE PER
PLAN

6/L2.2

IRRIGATION MAINLINE: PVC SCHEDULE 40 6/L2.2

PIPE SLEEVE: PVC SCHEDULE 40 7/L2.2

E

M

BF

C

MC

FS

POC

Valve Number

Valve Size

Valve Flow

Valve Callout

# #

#"

IRRIGATION SCHEDULE

NUMBER MODEL SIZE TYPE GPM

1 HUNTER ICV-G-FS 1-1/2" TURF SPRAY 17.38

2 HUNTER ICV-G-FS 1-1/2" TURF SPRAY 20.5

3 HUNTER ICV-G-FS 1-1/2" TURF SPRAY 21.24

4 HUNTER ICV-G-FS 1-1/2" TURF SPRAY 22.11

5 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 1.19

6 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 1.64

7 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 1.32

8 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 0.81

9 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 2.43

10 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 2.08

VALVE SCHEDULE

DRIP VALVE SCHEDULE

ZONE 5

ZONE 6

ZONE 7

ZONE 8

ZONE 9

ZONE 10

P.O.C. NUMBER: 01
Water Source Information:

FLOW AVAILABLE
Point of Connection Size: 1 1/2"
Flow Available 46.59 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 60 PSI
Pressure Available: 60 PSI

DESIGN ANALYSIS
Maximum Multi-valve Flow: 46.59 GPM
Flow Available at POC: 46.59 GPM
Residual Flow Available: 0 GPM

Critical Station: 10
  Design Pressure: 30 PSI
  Friction Loss: 0.03 PSI
  Fittings Loss: 0 PSI
  Elevation Loss: 0 PSI
  Loss through Valve: 3.05 PSI
Pressure Req. at Critical Station: 33.1 PSI
Loss for Fittings: 0.74 PSI
Loss for Main Line: 7.35 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 5 PSI
Loss for Master Valve: 2.03 PSI
Critical Station Pressure at POC: 48.2 PSI
Pressure Available: 60 PSI
Residual Pressure Available: 11.8 PSI

PRESSURE ANALYSIS

CODE DESCRIPTION

IRRIGATION EQUIPMENT SHOWN OUTSDIE OF PROPERTY LINE OR IN
HARDSCAPE IS FOR GRAPHIC CLARITY ONLY. ALL IRRIGATION
EQUIPMENT SHALL BE LOCATED ON PROPERTY WITH ALL VALVES
AND BOXES LOCATED IN THE LANDSCAPE.

LOCATE IRRIGATION CONTROLLER IN THIS APPROXIMATE
LOCATION. COORDINATE WITH ELECTRICAL CONTRACTOR.

CONNECT IRRIGATION CONTROLLER TO MAINLINE WITH CONDUIT.

I-101

I-102

I-103

IRRIGATION KEYNOTES

NORTH

IRRIGATION PLAN
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 IRRIGATION PLAN

IRRIGATION NOTES
1. SYSTEM DESIGN BASED ON THE ASSUMPTION OF THE AVAILABILITY OF 46 G.P.M. WITH 60 P.S.I. AT THE SOURCE AND

45 P.S.I. AT THE HEADS.
2. ALL LATERAL LINES THAT ARE NOT LABELED SHALL BE 3/4" DIAMETER.
3. CONTRACTOR TO VERIFY LOCATION OF ALL UTILITIES PRIOR TO INITIATION OF ANY DEMOLITION OR CONSTRUCTION

OPERATIONS.  ANY DAMAGE TO EXISTING UTILITIES SHALL BE CONTRACTOR'S RESPONSIBILITY.
4. COORDINATE ALL IRRIGATION INSTALLATION OPERATIONS WITH CIVIL, MECHANICAL, AND ELECTRICAL ENGINEERING

SHEETS.
5. CONTRACTOR SHALL COORDINATE INSTALLATION OF IRRIGATION CONDUIT AND SLEEVES UNDER HARD SURFACES

WITH RESPECTIVE CONTRACTORS.
6. ALL SLEEVES SHALL BE INSTALLED AS PART OF IRRIGATION CONTRACT.  APPROXIMATE LOCATION OF SLEEVES ARE

SHOWN ON THE IRRIGATION PLAN.  FIELD VERIFY LOCATION.  ALL ENDS OF SLEEVES SHALL BE TAPED OR CAPPED
AND MARKED WITH A 2"X 4" PAINTED STAKE EXTENDING TO 24" ABOVE GRADE.  STAKES SHALL NOT BE REMOVED
UNTIL THE IRRIGATION SYSTEM IS COMPLETE.  ALL SLEEVES SHALL EXTEND A MINIMUM OF 18" BEYOND BACK OF CURB
OR EDGE OF PAVEMENT.  PROVIDE COMPACTED BACKFILL AS NECESSARY AT HARD SURFACE LOCATIONS.

7. CONTRACTOR SHALL OBTAIN AND PAY FOR ALL PERMITS AND FEES REQUIRED FOR THIS WORK.
8. IRRIGATION CONTROLLER(S) ARE TO BE LOCATED AS SHOWN ON THE PLAN.  CONTROLLERS SHALL BE WIRED TO

POWER SUPPLY BY A LICENSED ELECTRICIAN PER LOCAL CODES.  IRRIGATION CONTRACTOR TO PROVIDE ALL
REQUIRED CONNECTIONS TO 24 VOLT IRRIGATION CONTROL WIRE INSIDE THE BUILDING THROUGH APPROPRIATE SIZED
CONDUIT.

9. ALL HEADS ARE TO BE 4" POP-UP IN LAWN AREAS.  IRRIGATED AREAS CONTAINING VEGETATION WHICH POTENTIALLY
MAY IMPEDE PERFORMANCE OF A 4" POP-UP SPRINKLER ARE TO BE REPLACED WITH A 12" HIGH POP-UP SPRINKLER.

10. ALL ELECTRICAL WORK TO MEET OR EXCEED N.E.C., STATE CODES, LOCAL CODES, AND MANUFACTURER'S
RECOMMENDATIONS.

11. CONTRACTOR SHALL REMOVE AND DISPOSE OF ALL ROCK AND DEBRIS BROUGHT TO THE SURFACE AS A RESULT OF
TRENCHING OPERATIONS.

12. CONTRACTOR SHALL REFER TO SPECIFICATIONS AND DETAIL DRAWINGS FOR ADDITIONAL REQUIREMENTS.
13. ALL 24 VOLT POWER WIRES SHALL BE #14 AWG SOLID COPPER.  ALL ABOVE GROUND 120 VOLT AND 24 VOLT WIRE

SHALL BE IN PVC CONDUIT.  ALL 24 VOLT CONTROL WIRES SHALL BE LOCATED IN A 3/4" CONDUIT.
14. INSTALLATION SHALL COMPLY WITH ALL NATIONAL, STATE, AND LOCAL LAWS AND ORDINANCES.
15. IRRIGATION CONTRACTOR SHALL PROVIDE A COMPLETE AS-BUILT DRAWING IN PDF FORMAT UPON COMPLETION OF

INSTALLATION AND PRIOR TO FINAL PAYMENT.
16. THE ENTIRE SYSTEM SHALL BE GUARANTEED TO BE COMPLETE AND PERFECT IN EVERY DETAIL FOR A PERIOD OF ONE

YEAR FROM THE DATE OF ITS ACCEPTANCE; REPAIR OR REPLACEMENT OF ANY DEFECTS OCCURRING WITHIN THAT ONE
YEAR SHALL BE FREE OF EXPENSE TO THE OWNER.

17. AS PART OF THIS CONTRACT, PERFORM AT NO EXTRA COST WINTERIZATION AND SPRING START UP OF THE SYSTEM
DURING THE GUARANTEE PERIOD (1 YEAR).

18. ALL MATERIALS SHALL BE NEW AND WITHOUT FLAWS OR DEFECTS OF THE QUALITY AND PERFORMANCE SPECIFIED,
AND SHALL MEET THE REQUIREMENTS OF THIS SYSTEM.  USE MATERIALS AS SPECIFIED, NO SUBSTITUTIONS SHALL BE
PERMITTED WITHOUT PRIOR WRITTEN PERMISSION OF THE OWNER OR DESIGN PROFESSIONAL.

19. IRRIGATION CONTRACTOR SHALL MAKE NECESSARY MINOR FIELD ADJUSTMENTS TO SPRINKLER NOZZLES,
SPRINKLERS, PIPE, AND OTHER IRRIGATION EQUIPMENT LOCATIONS TO FIT THE AS-BUILT SITE.  ADJUST HEAD AND PIPE
LOCATIONS AS REQUIRED TO AVOID DAMAGING EXISTING TREE ROOTS.  ADJUSTMENTS SHALL ENSURE HEAD TO
HEAD COVERAGE AND NOT OVER SPRAY THE BUILDING OR OTHER IMPROVEMENTS.

20. IRRIGATION PIPING LAYOUT IS SCHEMATIC.  WHERE LINES ARE SHOWN BELOW PAVEMENT ADJACENT TO LANDSCAPE
AREAS, THEY SHALL BE LOCATED IN THE LANDSCAPE AREA UNLESS SHOWN WITH A SLEEVE SYMBOL.

21. BASE PLAN AND LOCATION OF EXISTING EQUIPMENT ARE SCHEMATIC IN NATURE.  FIELD VERIFY ALL BASE AND
EXISTING IRRIGATION ELEMENTS AND CONDITIONS PRIOR TO CONSTRUCTION AND PROVIDE NECESSARY
ADJUSTMENTS.

22. IRRIGATION CONTRACTOR SHALL USE THE MANUFACTURER'S APPROVED PRESSURE REGULATING MODULE AS
SPECIFIED TO ADJUST ZONE OPERATING PRESSURES TO AN AVERAGE OF 30 P.S.I. IN SPRAY ZONES AND 45 P.S.I. IN
ROTOR ZONES.

23. ALL MAIN LINE FITTINGS SHALL BE SCHEDULE 40 SOLVENT WELD TYPE UNLESS NOTED FOR LATERAL SERVICE.
24. IN THE EVENT OF A DISCREPANCY, IMMEDIATELY NOTIFY THE DESIGN PROFESSIONAL.
25. CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE CERTIFICATE OF COMPLETION IRRIGATION SCHEDULING,

LANDSCAPE AND IRRIGATION MAINTENANCE SCHEDULES, IRRIGATION AUDIT, IRRIGATION SURVEY, AND IRRIGATION
WATER USE ANALYSIS.

SYSTEM BALANCING:

INITIAL STATION RUN TIMES: 

CONTROLLER SETUP:

(BASED ON HISTORICAL CLIMATE)

SYSTEM OPERATION:

AS THE SYSTEM OPERATES, SOME ZONES WILL BE WET WHILE OTHERS ARE DRY.  ADJUST ONLY THOSE STATIONS WHICH
REQUIRE ADDITIONAL OR LESS WATER.  FOR EXAMPLE, IF STATION TS1, A 15' TURF SPRAY ZONE IS ALWAYS DRY, CHANGE
THE STATION TS1 RUN TIME FROM FIFTEEN (15) MINUTES TO SIXTEEN (16) MINUTES.  CONTINUE MAKING ADJUSTMENTS UNTIL
THE ZONE MOISTURE CONTENT IS ACCEPTABLE.  USE NOZZLE CHANGES OR NOZZLE SCREW ADJUSTMENTS TO ADJUST
WET AND DRY AREAS WITHIN A ZONE.

DRIP ZONES: 
SHRUBS - 10 MINUTE CYCLES. (8 CYCLES MINIMUM SPACED EVENLY THROUGHOUT WATER WINDOW AS NOTED ABOVE)

SPRAY ZONES: TURF - 5 MINUTE CYCLES.

ROTOR ZONES: TURF - 15 MINUTE CYCLES.

A CYCLING TECHNIQUE WILL BE USED FOR APPLICATION OF WATER, EACH STATION RUN TIME WILL BE APPLIED WITH THREE
(3) DIFFERENT START TIMES.  THEREFORE STATION RUN TIMES REFLECT ONE THIRD (1/3) THE TOTAL APPLICATION.  PEAK
WATER APPLICATION WILL REQUIRE IRRIGATION EVERY NIGHT.  SET CONTROLLERS FOR START TIME #1 AT 7:30P.M., START
TIME #2 AT 12:00A.M., AND START TIME #3 AT 5:30A.M.  EXTEND WATER WINDOW IF REQUIRED TO MEET PEAK WATER
REQUIREMENTS.

SYSTEM OPERATIONAL NOTES

DRIP IRRIGATION NOTES
1. ALL PLANTER BEDS SHALL BE IRRIGATED WITH AN INLINE EMITTER DRIP LINE IRRIGATION SYSTEM, 'HUNTER' HDL OR

APPROVED EQUAL.  ALL TREES IN THE NOTED AREA ARE TO BE IRRIGATED AS PER DETAIL 10/L2.3.  THE CONTRACTOR
IS RESPONSIBLE TO INSTALL THE DRIP SYSTEM AS PER MANUFACTURER'S RECOMMENDATIONS AND THE FOLLOWING
REQUIREMENTS:
A. AN INLINE EMMITTER DRIP LINE TUBING SHALL BE USED.  THE EMITTER SPACING SHALL BE TWELVE INCHES (12")

AND THE EMITTER FLOWS ARE TO BE .9 G.P.H.  LATERALS SHALL BE SPACED AT TWELVE INCHES (12").
B. A MANUAL BASKET FILTER SHALL BE INSTALLED ON EACH ZONE SEE LEGEND FOR MODEL NUMBER.  THE FILTER

SHALL BE INSTALLED IN CONJUNCTION WITH AN ELECTRIC REMOTE CONTROL VALVE AS SPECIFIED (SIZE AS
NOTED ON SCHEDULE).  THE FILTER SHALL INCLUDE A 200 MESH STAINLESS STEEL SCREEN.  SEE DETAIL 7/L5.

C. ALL ZONES SHALL BE INSTALLED WITH A MANUAL LINE FLUSHING VALVE.  INSTALL WITH COLLAR.  SEE DETAIL
6/L2.2.

D. ALL TUBING SHALL BE STAKED DOWN WITH TLS6 SIX INCH (6") SOIL STAPLES EVERY 3'-5' PLUS TWO ON EACH
TEE, ELBOW OR CROSS.

2. THE CONTRACTOR IS RESPONSIBLE TO SCHEDULE A MEETING WITH THE DESIGN PROFESSIONAL AND THE OWNER'S
REPRESENTATIVE BEFORE PROCEEDING WITH ANY IRRIGATION INSTALLATION IN ORDER TO REVIEW WORK TO BE DONE.
NO CHANGES IN MATERIAL SPECIFIED OR TO THE DESIGN OF THE SYSTEM SHALL BE ALLOWED WITHOUT PRIOR
APPROVAL OF THE DESIGN PROFESSIONAL.

3. ALL PVC LATERAL LINES FROM VALVES TO HEADERS ARE TO BE BURIED AT MINIMUM DEPTH OF TWELVE INCHES (12").
SIZE AS NECESSARY.  (SEE PIPE SIZING NOTES ON THIS SHEET.)

4. AFTER INSTALLATION OF THE IRRIGATION SYSTEM THE CONTRACTOR IS RESPONSIBLE TO PROVIDE THE OWNER WITH
AS-BUILT DRAWINGS AND INSTRUCTIONS FOR MAINTENANCE OF THE DRIP SYSTEM.

5. PROVIDE DRIP LINE TO ENSURE EACH SHRUB AND TREE RECEIVES ADEQUATE IRRIGATION SO THAT THE OPTIMUM
AMOUNT OF WATER IS APPLIED TO ENSURE THE HEALTH OF ALL PLANT MATERIAL. BURY DRIP LINE AT 5" MIN. BELOW
GRADE, SEE DETAIL 9/L2.3. LOCATE DRIP LINE TO OBTAIN COMPLETE COVERAGE OF PLANTER AREAS, SEE DETAIL
11/L2.3.  REFER TO NOTES, SPECIFICATIONS, AND DETAILS FOR ADDITIONAL INFORMATION AND REQUIREMENTS.

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATION OF EXISTING UTILITIES AS SHOWN
ON THESE PLANS IS BASED ON RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE POSSIBLE, MEASUREMENTS
TAKEN IN THE FIELD.  THE INFORMATION IS NOT TO BE RELIED ON AS BEING EXACT OR COMPLETE.  THE CONTRACTOR MUST
CALL THE LOCAL UTILITY LOCATION CENTER AT LEAST 48 HOURS BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD
LOCATIONS OF THE UTILITIES.  IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES
WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THE PLANS.

CAUTION NOTICE

DISCLAIMER:
THESE SITE DISTURBANCE PLANS HAVE BEEN PREPARED FOR THE CONTRACTOR/ OWNER IN FULL COMPLIANCE WITH THE
GOVERNING AUTHORITY'S SITE DISTURBANCE ORDINANCE.  THE REQUIRED REGULATORY ITEMS HAVE BEEN INCORPORATED
INTO THIS PARTICULAR PROJECT IN GOOD FAITH.  ACKERMAN-ESTVOLD CAN NOT BE HELD RESPONSIBLE FOR INACCURATE
BASE INFORMATION PROVIDED BY OTHERS, UNACCEPTABLE CONSTRUCTION METHODS, OR SITE MODIFICATIONS MADE
WITHOUT CONSULTING ACKERMAN-ESTVOLD.  ALL LIABILITY WILL BE ASSUMED BY THE OWNER/CONTRACTOR IF A FINAL
INSPECTION OF THE PROJECT HAS NOT BEEN PERFORMED BY ACKERMAN-ESTVOLD. AND IDENTIFIED DEFICIENCIES
CORRECTED BY THE CONTRACTOR/OWNER.
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IRRIGATION
DETAILS

HARDSCAPE PER PLAN.

PAVEMENT SAWCUT, APPLY CCS-1
EMULSIFIED ASPHALT TO JOINTS, PRIOR
TO PLACING 4' MINIMUM WIDTH ASPHALT
PATCH WHERE APPLICABLE.

TYPICAL ROADWAY SECTION AS
SPECIFIED AND PER PLANS.

SUBGRADE ELEVATION

TYPE A-1 BACKFILL PER ISPWC SECTION
306 AND SD-301, DEPTH VARIES WITH
PAVEMENT SECTION.

LOCATOR TAPE

6 AWG SHIELDING WIRE
(SOLID BARE COPPER)

NATIVE UNDISTURBED SOIL

CLASS A-1 PIPE BEDDING PER ISPWC
SD-302

C900 (OR C905) DR18 PVC SLEEVE. TO BE
2 TIMES DIAMETER OF PRESSURIZED
MAINLINE PIPE

CLASS 200 SDR21 PIPE BELL OUTSIDE
DIAMETER.

TWO WIRE CONTROL WIRE IN 1"
SCHEDULE 40 CONDUIT ALONG MAIN
LINE

NOTE:
1. COORDINATE WITH OTHER CONTRACTORS TO INSTALL SLEEVE, CONDUIT, FINDER TAPE AND LOCATING

WIRE PRIOR TO INSTALLATION OF ROADWAY IF APPLICABLE.
2. ROAD CROSSING INSTALLATION REQUIREMENTS APPLY WITH THE FULL EXTENT OF THE RIGHT-OF-WAY.
3. IN CASE OF CONFLICTS WITH OTHER UTILITIES, IRRIGATION SLEEVE SHALL CROSS BELOW OTHER

UTILITIES.
4. THE CONTRACTOR SHALL CONSTRUCT ALL ROAD CROSSINGS OF THE IRRIGATION PIPE AND POTABLE

WATER PIPE IN ACCORDANCE WITH THE IDAHO RULES FOR PUBLIC DRINKING WATER SYSTEMS AND THE
ISPWC SD-407.

12" ROUND VALVE BOX

QUICK COUPLER VALVE WITH
COVER

FINISH GRADE

FILTER FABRIC BARRIER

LASCO BRASS STABILIZER

6" DEEP PEA GRAVEL

SCHEDULE 80 NIPPLE

MAINLINE (24" DEEP MIN.)

90° STREET ELLS

SCHEDULE 80 NIPPLE90° STREET ELLS

SCHEDULE 40
FITTINGS

REDUCED PRESSURE BACKFLOW PREVENTOR
1

MASTER VALVE
2

MIN. 18/2 WIRE TO ACC
POWER MODULE.
MAXIMUM WIRE DISTANCE
RUN OF 1,000'

STANDARD VALVE BOX

FINISH GRADE

MAIN LINE PIPE

NOTE:
INLET PIPE LENGTH OF SENSOR MUST BE MIN. 10X PIPE DIA. STRAIGHT, CLEAN RUN OF PIPE, NO FITTINGS OR
TURNS.  OUTLET PIPE LENGTH OF SENSOR MUST BE MIN. 5X PIPE DIA. OF STRAIGHT CLEAN RUN OF PIPE, NO
FITTINGS OR TURNS.

FLOW SENSOR AS SPECIFIED

FLOW SENSOR HOUSING AS
SPECIFIED

FLOW SENSOR
3

MANUAL DRAIN VALVE
4

QUICK COUPLER
5

'NDS' VALVE BOX, OR APPROVED
EQUAL.  SET BOX FLUSH WITH
FINISH GRADE,  PROVIDE
EXTENSIONS AS REQUIRED

THREADED 'MUELLER' BRASS BALL
VALVE, OR APPROVED EQUAL.

MAINLINE

THREADED FEMALE ADAPTOR,
TYPICAL

TAPE AND BUNDLE CONTROL WIRE
@ 10' INTERVALS ALONG MAINLINE

ISOLATION VALVE
11

TRENCH SECTION WITH HARDSCAPE
7

FINISH GRADE

LOCATOR TAPE

LATERAL LINE

SAND OR ROCK FREE SOIL
AROUND ALL PIPE

MAINLINE

TAPE AND BUNDLE CONTROL WIRE
AT 10'-0" O.C. INTERVALS, PLACE
TO SIDE OF MAIN LINE

TRENCH SECTION
6

CONTROL ZONE KIT-REMOTE
CONTROL VALVE, FILTER AND
PRESSURE REGULATOR PER
PLANS.

REFER TO START CONNECTION
DETAIL.

AREA PERIMETERSEE DRIP NOTES
FOR ROW SPACING

INLINE EMITTER DRIPLINE

MANUAL FLUSH VALVE
PLUMBED TO DRIPLINE

MF

PERIMETER LATERALS
2" TO 4" FROM EDGE

.4 @ 12" o.c. = 1,000

.4 @ 18" o.c. = 1,500'

.6 @ 12" o.c. = 775'

.6 @ 18" o.c. = 1,100'

3
4" MIN PVC/POLY TUBING TO
CONNECTION; SIZE AS INDICATED ON
PLANS.

1. CENTER FEED LITE LAYOUTS ALLOW 2X MAX TUBING LENGTH OF
STANDARD LAYOUTS.

2. PLACE SOIL STAPLE EVERY 3'-5' PLUS TWO ON EACH TEE, ELBOW OR
CROSS.

3. SEE MAX LINE DISTANCE FOR CENTER FEED LAYOUT @ 40 PSI INLET;
REFER TO FULL CHART FOR ALTERNATE PRESSURES:

NOTE:

SHAPE DRIPLINE TO
MEET SPECIFIED SPACING
OR USE 'RAINBIRD' QF
HEADER AS NEEDED.

QF HEADER
AS NEEDED

DRIPLINE LAYOUT
10

PROVIDE
HOLE IN PAD
FOR DRAIN
PIPE

10" PERF.
PVC PIPE

FILTER
FABRIC

AIR GAP

DRAIN LINE

6" DIA. ROUND VALVE
BOX

4" CONCRETE PAD,
SIZE AS REQUIRED TO
PROVIDE 3" ON ALL
SIDES OF ENCLOSURE

6" CLASS 200 PVC
SLEEVE

PVC LINE TO SYSTEMS

MANUAL DRAIN VALVE
(REQUIRED ONLY IF
LINE SLOPES TOWARD
BACK FLOW
PREVENTER)

FINISH GRADE

ZURN 350 REDUCED PRESSURE BACK
FLOW PREVENTOR OR APPROVED EQUAL

BALL VALVE

90° ELL

NIPPLES

TEE WITH 1" PLUG FOR SPRINKLER
BLOWOUT WITH AIR COMPRESSOR

BRASS UNION

STRONG BOX ENCLOSURE. FOR 1" AND
SMALLER R.P.V. USE SBBC-30ALI, LARGER
THAN 1" R.P.V. USE SBBC-45ALI. PROVIDE
LOCKING KIT

FROM
P.O.C.

FLOW

NOTE:

6" DIA. 12" DEEP DRAIN BED
WITH 2" GRAVEL FOR DRAIN
VALVE. WRAP WITH FILTER
FABRIC

90° ELL
(TYPICAL)

MANUAL DRAIN VALVE
(REQUIRED ONLY IF
LINE SLOPES TOWARD
BACK FLOW
PREVENTER)

THREAD MOUNT,
MAXIMUM H2O
WATER MAXIMIZER
ALUMINUM. SIZE TO
MATCH MAINLINE.

GRADE LEVEL

RECTANGULAR HEAVY DUTY
PLASTIC VALVE BOX WITH
LOCKING LID, AS SPECIFIED

PVC MIPT ADAPTOR

MAINLINE.
SIZE PER PLANS

PAVING BRICK (1 OF 4)

CONCRETE PAVER
1/2" CRUSHED
GRAVEL

NOTE:

4" VALVE
MARKER

FINISH GRADE

SCH. 40
FITTINGS

DRAIN ROCK 1
C.F. MIN.

4" P.V.C. SLEEVE

NIBCO 1" BRASS BALL
DRAIN VALVE WITH "T"
HANDLE OR
APPROVED EQUAL

LOW POINT IN
MAINLINE, SIZE PER
PLANS

SCH. 80 NIPPLE

3/4" DISC FILTER

3/4" SCH 80 UNION

REMOTE CONTROL
VALVE

FINISH GRADE

CLASS 160 P.V.C.
MAINLINE

BRICK SUPPORT (1-
EA. CORNER)

1 CU. FT. PEA
GRAVEL SUMP

FILTER FABRIC

12" x 18" VALVE
BOX

3/4" PRV

3/4" SCH 80 UNION

CLASS 200 P.V.C.
LATERAL LINE

M x F I.P.S
COUPLING

FLOW

RECTANGULAR HEAVY DUTY
PLASTIC VALVE BOX WITH LOCKING
LID, AS SPECIFIED

REMOTE CONTROL VALVE AS
SPECIFIED

FINISH GRADE

UNION

MAINLINE AS SPECIFIED (24" MIN.
BURY)

FILTER FABRIC BARRIER

VALVE BOX EXTENSION AS
REQUIRED

PAVING BRICK (1 OF 4)

6" DEEP PEA GRAVEL SUMP

NOTE:

24 VOLT COMMON AND
CONTROL WIRE TO VALVE

TAPE AND BUNDLE
CONTROL WIRE AT 10'-0"
O.C. INTERVALS ALONG
MAIN LINE

24" SLACK WIRE
ROLLED NEATLY, USE

3M DBY WATER PROOF
WIRE CONNECTORS

FINISH GRADE

6" ROUND VALVE BOX

LINE FLUSHING
VALVE (TLFV)

BRICK SUPPORTS
(THREE)

PEA GRAVEL SUMP

DRIPLINE TUBING

COMPRESSION RING
(PROVIDED)

6" ROUND VALVE BOX

FINISH GRADE

AIR / VACUUM RELIEF VALVE

3/4"M x 1/2"F REDUCTION
BUSHING

DRIPLINE TUBING

3/4" CRUSHED GRAVEL
SUMP

BRICK SUPPORTS (THREE)

DRIPLINE 180 2-WAY
ADAPTER TEE

MULCH

FINISH GRADE

IN-LINE EMITTER
DRIP TUBING

EC0 INDICATOR
HUNTER MODEL:
OPERIND

MARLEX STREET
ELBOW

DRIPLINE
COMBINATION

TEE

SPIRAL BARB
ELBOW

FLEX TUBING

REMOTE CONTROL VALVE
8

DRIP IRRIGATION VALVE
9

AIR RELIEF VALVE
12

IN-LINE FLUSHING VALVE
13

ECO INDICATOR
14
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This document was originally
issued and sealed by
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IRRIGATION
DETAILS

MULCH PER PLAN

FINISH GRADE

DEWITT PRO 5 WEED
BARRIER FABRIC OR
APPROVED EQUAL

SUB GRADE

DRIPLINE LATERAL
SPACING PER PLANS

4"
 D

EP
TH

1. TO BE USED AT ALL TREES PLANTED  WITHIN
AREA NOTED ON PLAN.

NOTE:

DRIPLINE TUBING
LATERAL, SNAKE AROUND
BASE OF TREES AT A 18"
AND 36" RADIUS

BLANK TUBING TO
SUPPLY HEADER

TREE TRUNK

6"
 M

AX
.

D
EP

TH

FINISH GRADE

DRIPLINE TEE

DRIPLINE TUBING

BLANK DRIPLINE TUBING

DRIPLINE 3/4"

'BLAZING' Fast Fitting Tee

POLYETHYLENE PIPING

POP-UP SPRAY HEAD
5

DRIP LINE START CONNECTION
1

DRIP LINE SUBGRADE INSTALLATION
2

DRIP LINE AT TREES WITHIN PLANTERS
3

AUTOMATIC IRRIGATION CONTROLLER
4

FINISH GRADE

INSTALL 1/4" ABOVE GRADE AND A
MINIMUM OF 4" OFF WALKS AND CURBS

POP-UP SPRAY HEAD

1/2" MARLEX STREET ELLS

LINEAR LOW DENSITY POLYETHYLENE
SWING PIPE (12" LONG MIN., 18" LONG
MAX)

SCHEDULE 40 FITTINGS

90°ELL SPIRAL BARB
FITTINGS

SCHEDULE 40 PVC
LATERAL LINE
(MIN. 12" DEEP)

SUITABLE BUILDING LOCATION, POST,
POLE, GUTTER MOUNT. MOUNT IN
LOCATION THAT IS OPEN TO DIRECT
RAINFALL.

WIRED MINI-CLIK SENSOR

FINISH GRADE

WALL MOUNTED
CONTROLLER
PER PLANS

WIRED MINI-CLIK SENSOR
6

AUTOMATIC
IRRIGATION
SPRINKLER
CONTROLLER

BUILDING FLOOR

BUILDING
FOUNDATION

2" RIGID STEEL PIPE
ELBOW
(12" RAD. MIN.)

2" RIGID STEEL PIPE

JUNCTION BOXS - CAULK
BOTH SIDES

FINISH GRADE

DIRECT BURIAL CONTROL
AND COMMON WIRES IN
SCHEDULE 40 PVC
TO MAINLINE.
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To:  Hailey Planning and Zoning Commission   
From:  Ashley Dyer, Community Development City Planner 
 
Overview: Consideration of a City-Initiated Text Amendment to amend the Hailey Municipal Code, 

Title 17: Zoning Regulations, Chapters 17.06 Design Review, Section17.06.080: Design 
Standards, Item A: Nonresidential, Multi-Family Or Mixed-Use Building Development, 
Item E: Detached Townhouse Development, and Item F: Cottage Development, refining 
and/or amending design standards for cottage and townhouse developments.  

 
Hearing: January 5, 2026 

Applicant: City of Hailey  
Notice:  Notice for the public hearing was published in the Idaho Mountain Express on December 

17, 2025, and mailed to public agencies on that same day.  
 
Background: Since 2021, City Planning Staff have prioritized minor code amendments within Hailey’s 
Municipal Code. Staff will continue to pursue amendments in order of priority, and as time permits. At 
this time, Staff are proposing to amend the existing code language pertinent to the Design Review 
Design Standards for Cottage and Townhouse Developments. 
 
In numerical order, below is a snapshot of the amendments proposed, which have been more 
thoroughly described in the attached Draft Ordinance. Staff seek the Commission’s feedback on the 
existing text (highlighted below).  
 
Proposed Amendment #1: 
Title 17: Zoning Regulations, Section 17.060.010: A. Applicability, Design Review Approval or Exemption: 
No person shall build, develop or substantially remodel or alter the exterior of the following buildings 
without receiving design review approval or exemption pursuant to this chapter, as outlined in the 
matrix below: 
 

Type Of Use Exempt (PZ 
Chair And 

Administrator) 

Hearings 
Examiner 

Full PZ Review 

New construction: 
   

All zones: Nonresidential buildings 
  

X 

All zones: Residential development of 3 or more units  
  

X 

All zones: Accessory Dwelling Units and Tiny Homes on 
Wheels 

X 
  

Townsite Overlay District: New single-family or duplex 
  

X 

Townsite Overlay District: Accessory structures that add floor 
area equal to or greater than 50 percent of the original 

  
X 

Staff Report  
Hailey Planning and Zoning Commission  

Regular Meeting of January 5, 2026 
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structure (excluding Accessory Dwelling Units and Tiny 
Homes on Wheels) 

Additions: 
   

Commercial: Additions under 500 square feet which are not 
prominently visible from a public street 

X 
  

Townsite Overlay District: Single-family, duplex, or accessory 
structures that add floor area equal to or greater than 50 
percent of the original structure 

  
X 

Townsite Overlay District: Additions that adds floor area less 
than 50 percent of the original structure and complies with 
section 17.06.020 of this chapter 

X 
  

Modifications that do not add square footage: 
   

Minor facade changes, alterations to parking and other site 
elements 

X 
  

Commercial: Major deck additions; changes to architectural 
elements which alter the overall style of the building; 
addition of window(s) or door(s) or changes to existing 
windows or doors that result in major stylistic changes; 
changes to architectural elements which alter the overall 
style of the building 

  
X 

Commercial: Minor deck additions; changes to siding and/or 
materials; changes to window(s) or door(s) that do not result 
in major stylistic changes; landscape and/or parking changes 
that do not materially alter the flow of circulation 

X 
  

Murals and public art X 
  

Temporary structures X 
  

Projects which qualify under subsection 17.06.020B of this 
chapter 

X 
  

    
 
Proposed Amendment #2: 
Title 17: Zoning Regulations, Section 17.06.080: Design Standards: E. Detached Townhouse 
Developments: In addition to the standards applicable to all non-residential, multi-family or mixed-use 
developments located within the City of Hailey described in subsection A of this section, the following 
design standards also apply to detached townhouse developments located within the City of Hailey: 

• Driveway Access: Garages shall be located near the rear of the primary residence and in no case 
shall be located less than ten feet (10') behind the front façade of the residence. 

 
Proposed Amendment #3: 
Title 17: Zoning Regulations, Section 17.06.080: Design Standards: F. Cottage Development: In addition 
to the standards applicable to all nonresidential, multi-family or mixed-use developments located within 
the City of Hailey described in subsection A of this section, the following design standards also apply to 
cottage developments located within the City of Hailey, all of which are compulsory unless a superior 
design is approved:  

1.  Common Open Space. 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6521#JD_17.06.020
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6521#JD_17.06.020
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a. All cottage dwelling units shall abut common open space, with cottages located on at 
least two (2) sides of the open space. 

b. Minimum dimensions of the common open space shall be no less than twenty (20) 
linear feet. 

c. All cottage dwelling units shall abut common open space, with cottages located on at 
least two (2) sides of the open space 

d. Cottage dwelling units shall be oriented around the common open space. The front 
entry porch of each cottage shall be oriented toward the common open space unless 
the cottage dwelling unit is located on a public street. If a cottage dwelling unit is 
located on a public street, its front entry porch shall be visible from the street, and the 
cottage shall have at least one (1) entry porch, front or secondary, visible from the 
common open space. 

e.  Cottages shall be located no more than sixty (60) feet from the edge of the common  
open space. 

f. The common open space shall consist of a paved plaza, landscaped greenspace, 
community garden, or other approved alternative with access for all dwelling units in 
the cottage development per the requirements of Section 16.04.110A1c. 

g.  The common area shall serve the occupants of the cottage development in which it is 
located and shall be maintained by the cottage development homeowners' association, 
or landlord, if the cottage development is a rental endeavor. 

 
3. Parking and Driveway Location and Design 

d. Attached private garages shall accommodate only one (1) car and shall have a 
maximum gross floor area of three hundred (300) square feet. Attached garages are 
prohibited between the cottage units and any public streets, between the cottage units 
and the common open space, and within any required setbacks. If the dwelling unit is 
located on a public street, its private garage shall be located a minimum of ten (10) 
behind the street façade of the residence. 

 
These standards were established as part of the Cottage and Townhouse Development Code, which was 
adopted by the Council in 2023. Staff have found that the new requirements as codified are proving to 
be difficult to meet where remnant parcels remain vacant that are smaller in size, irregular in shape, 
have limited ingress/egress access points, or are bound by existing developments on all sides.  
 
The intent of this Text Amendment is to provide additional clarity around cottage and townhouse 
development design criteria, remove overly prescriptive requirements that prohibit creative 
development opportunities, and encourage smart, efficient infill projects in Hailey.    
 
Standards of Review:  
Criteria for Review. Section 17.14.060(A) of the Hailey Municipal Code provides “[w]hen evaluating 
any proposed amendment under this chapter, the hearing examiner or commission and council shall 
make findings of fact on the following criteria: 

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

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

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

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-4525#JD_16.04.110
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welfare. 
 
1. The proposed amendment is in accordance with the comprehensive plan. 
The Comprehensive Plan articulates the importance of creating an approachable housing environment 
that supports a wide range of individuals and families and creates and sustains an attainable housing 
market. As such, the following goal from the Comprehensive Plan is relevant to the proposed text 
amendment:  

3.8.3 Create strong housing policy and land use strategies to promote housing attainability and 
workforce development goals.  

A. Ensure that Hailey’s zoning code and ordinances are aligned to provide housing opportunities 
in locations where greater density is allowed.  
 

With overly prescriptive code regulations, building design and site access are constrained, especially for 
infill projects where remnant parcels exist, are irregular in shape, have limited ingress/egress access 
points, or are bound by existing developments on all sides. To adequately meet the needs of our 
growing community, the City is prioritizing the aforementioned code changes to better support infill 
projects, encourage creative design, and promote a variety of housing development, as called for in 
Hailey’s 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. 
The proposed amendments will not result in a change in allowed uses nor will they create excessive 
additional requirements at the public cost for services. The amendments are intended to clarify 
regulations, to simplify administration of the requirements, and to implement best practices. 
 
3. The proposed uses are compatible with the surrounding area; and 
The proposed text amendment will not result in a change in allowed uses, and compatibility with 
surrounding areas will not be impacted. 
 
4. The proposed amendment will promote public health, safety, and general welfare. 
The proposed amendments are consistent with the Hailey Comprehensive Plan, will promote public 
health, safety, and general welfare, and will not result in a change in allowed uses.  
 
Motion Language:  
Approval: Motion to recommend approval to the Hailey City Council the draft Ordinance, Ordinance 
No.________, amending the Hailey Municipal Code, Title 17: Zoning Regulations, Chapters 17.06 Design 
Review, Section17.08.: Design Standards, Item A: Nonresidential, Multi-Family Or Mixed Use Building 
Development, Item E: Detached Townhouse Development, and Item F: Cottage Development, as 
discussed, finding that essential public facilities and services are available to support the full range of 
proposed uses without creating excessive additional requirements at public cost for the public facilities 
and services, that the proposed uses are compatible with the surrounding area, and that the proposed 
amendment will promote the public health, safety and general welfare.  
 
Denial: Motion to deny an Ordinance amending the Hailey Municipal Code, Title 17: Zoning Regulations, 
Chapters 17.06 Design Review, Section17.06.080: Design Standards, finding that 
____________________ [the Commission should cite which standards are not met and provide the 
reason why each identified standard is not met]. 
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Continuation: Motion to continue the public hearing to __________________ [the Commission should 
specify a date.  
 



 
HAILEY ORDINANCE NO. __  

 
AN ORDINANCE OF THE CITY OF HAILEY, IDAHO, AMENDING TITLE 17: 
ZONING REGULATIONS OF THE HAILEY MUNICIPAL CODE, SPECIFICALLY 
MODIFYING CHAPTER 17.06: DESIGN REVIEW, SECTION 17.06.010: 
APPLICABILITY; SECTION 17.06.080, DESIGN STANDARDS, ITEM E AND ITEM 
F, TO BETTER CLARIFY AND REFINE DESIGN CRITERIA FOR COTTAGE AND 
TOWNHOUSE DEVELOPMENTS;PROVIDING FOR A SEVERABILITY CLAUSE; 
PROVIDING FOR A REPEALER CLAUSE; AND PROVIDING FOR THE EFFECTIVE 
DATE OF THIS ORDINANCE UPON PASSAGE, APPROVAL AND PUBLICATION 
ACCORDING TO LAW. 

 
 WHEREAS, the Hailey City Council found that the following amendment to the Hailey 
Municipal Code, Title 17, conforms to the Hailey Comprehensive Plan; and 
   

WHEREAS, the Hailey City Council has determined that the above-mentioned requirements are 
appropriate requirements, and should be referenced; and  
 
 WHEREAS, the text amendment set forth in this ordinance will promote the public health, safety 
and general welfare;  
 
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY COUNCIL OF THE CITY OF 
HAILEY, IDAHO, AS FOLLOWS: 
 
Section 1. Chapter 17.06: Design Review, Section 17.06.010: Applicability, of the Hailey Municipal code 
is hereby amended with the addition of the underlined language and deletion of the stricken language, as 
follows:  
 
17.06.010: APPLICABILITY: 

A. Design Review Approval Or Exemption: No person shall build, develop or substantially remodel 
or alter the exterior of the following buildings without receiving design review approval or 
exemption pursuant to this chapter, as outlined in the matrix below: 

TABLE 1 
PROJECT TYPES 

Type Of Use Exempt (PZ 
Chair And 

Administrator) 

Hearings 
Examiner 

Full PZ Review 

New construction: 
   

All zones: Nonresidential buildings 
  

X 
All zones: Residential development of 3 or more 
units (includes both attached and detached 
development projects)  

  
X 

All zones: Accessory Dwelling Units and Tiny 
Homes on Wheels 

X 
  

Townsite Overlay District: New single-family or 
duplex 

  
X 



Townsite Overlay District: Accessory structures 
that add floor area equal to or greater than 50 
percent of the original structure (excluding 
Accessory Dwelling Units and Tiny Homes on 
Wheels) 

  
X 

Additions: 
   

Commercial: Additions under 500 square feet 
which are not prominently visible from a public 
street 

X 
  

Townsite Overlay District: Single-family, duplex, 
or accessory structures that add floor area equal to 
or greater than 50 percent of the original structure 

  
X 

Townsite Overlay District: Additions that adds 
floor area less than 50 percent of the original 
structure and complies with section 17.06.020 of 
this chapter 

X 
  

Modifications that do not add square footage: 
   

Minor facade changes, alterations to parking and 
other site elements 

X 
  

Commercial: Major deck additions; changes to 
architectural elements which alter the overall style 
of the building; addition of window(s) or door(s) or 
changes to existing windows or doors that result in 
major stylistic changes; changes to architectural 
elements which alter the overall style of the 
building 

  
X 

Commercial: Minor deck additions; changes to 
siding and/or materials; changes to window(s) or 
door(s) that do not result in major stylistic changes; 
landscape and/or parking changes that do not 
materially alter the flow of circulation 

X 
  

Murals and public art X 
  

Temporary structures X 
  

Projects which qualify under 
subsection 17.06.020B of this chapter 

X 
  

    
 
B.    Preapplication Design Review: 

1. Preapplication review is an optional process for all new nonresidential construction and all 
residential developments. The Administrator may advise applicants as to the appropriateness 
of the preapplication design review process for each application. 

2. The purpose of preapplication review is to allow the commission to exchange ideas and give 
direction to the applicant on the "design concept", keeping in mind the purpose of this chapter 
and the application of the evaluation standards. 

3. Preapplication review materials shall be submitted according to the application requirements 
of section 17.06.050 of this chapter. (Ord. 1275, 2021; Ord. 1226, 2017; Ord. 1191, 2015,     ) 
 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6521#JD_17.06.020
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6521#JD_17.06.020
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6537#JD_17.06.050


Section 2.  Section 17.06.080: Design Standards, of the Hailey Municipal Code is hereby amended by the 
addition of the underlined language and deletion of the stricken language, as follows: 
 
17.06.080: DESIGN STANDARDS (no change): 

A. Nonresidential, Multi-Family Or Mixed Use Building Development: The following design 
standards apply to any all nonresidential, multi-family or mixed use building development 
located within the city of Hailey: 
1. Site Planning: 

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 occupants and allow for safe access to buildings. 

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 
six inch (6") caliper proposed to be removed require an arborist review. Any tree 
destroyed or mortally injured after previously being identified to be preserved, or 
removed without authorization, shall be replaced with a species of tree found in 
the tree guide and shall be a minimum of four inch (4") caliper. 

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

d. Building services, including loading areas, trash storage/pick up 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. 

e. Where alleys exist, or are planned, they shall be utilized for building services. 
f. Vending machines located on the exterior of a building shall not be visible from 

any street. 
g. Except as otherwise provided herein, on site parking areas shall be located at the 

rear of the building and buffered from the sidewalk adjacent to the street. Parking 
and access shall not be obstructed by snow accumulation. 

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

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

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. Where possible, driveways for 
townhouse and/or cottage developments shall be shared between adjacent 
properties per Section 16.04.020.M, Driveways.   

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. 

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

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



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

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

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

 
2. Building Design (no change): 

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

b. Standardized corporate building designs are prohibited. 
c. At ground level, building design shall emphasize human scale, be pedestrian 

oriented and encourage human activity and interaction. 
d. The front facade of buildings shall face the street and may include design 

features such as windows, pedestrian entrances, building offsets, projections, 
architectural detailing, courtyards and change in materials or similar features to 
create human scale and break up large building surfaces and volumes. 

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

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

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. 

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

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: 

(1) 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 thirty 
degrees (30o) of true south. 

(2) South Facing Windows With Eave Coverage: At least forty percent 
(40%) of the building's total glazing surface shall be oriented to the 
south, with roof overhang or awning coverage at the south. 

(3) Double Glazed: Double glazed windows. 
(4) Low Emissivity Glazing: Windows with low emissivity glazing. 
(5) Exterior Walls: Earth berming against exterior walls. 
(6) Alternative Energy: Solar energy for electricity or water heating, wind 

energy or another approved alternative shall be installed on site. 
(7) Exterior Light Shelves: All windows on the southernmost facing side of 

the building shall have external light shelves installed. 
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. 

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

l. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of three to twelve (3:12) and 



be consistent with the colors, material and architectural design used on the 
principal building(s). 

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. 
 

3. Accessory Structures, Fences And Equipment/Utilities (no change): 
a. Accessory structures shall be designed to be compatible with the principal 

building(s). 
b. Except as otherwise provided herein, accessory structures shall be located at 

the rear of the property. 
(1) Accessory structures may be considered in a location other than the rear 

on sites determined to have characteristics that prevent location at the rear 
of the site. 

c. Walls and fences shall be constructed of materials compatible with other 
materials used on the site. 

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. 

e. Except as otherwise provided herein, all roof projections, including roof 
mounted mechanical equipment, such as heating and air conditioning units, 
shall be shielded and screened from view from the ground level of on site 
parking areas, adjacent public streets and adjacent properties. Wind energy 
systems that have received a conditional use permit and solar panels are 
exempt from this requirement. 

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. 

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. 

h. All service lines into the subject property shall be installed underground. 
i. Additional appurtenances shall not be located on existing utility poles. 

 
4. Landscaping (no change): 

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. 

b. All plant species shall be hardy to the zone 4 environment. 
c. At a minimum, a temporary irrigation system that fully operates for at least two 

(2) 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. 

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

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-7006#JD_17.08A.020


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

f. Plantings for pedestrian areas within the B, LB, TN and SCI-SO 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. 

g. Stormwater runoff should be retained on the site wherever possible and used to 
irrigate plant materials. 

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

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

j. Retaining walls shall be constructed of materials that are utilized elsewhere on 
the site, or of natural or decorative materials. 

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

l. Landscaping should be provided within or in front of extensive retaining walls. 
m. Retaining walls over twenty four inches (24") high may require railings or 

planting buffers for safety. 
n. Low retaining walls may be used for seating if capped with a surface of at least 

twelve (12) to sixteen inches (16") wide. 
 

B. NONRESIDENTIAL AND MIXED-USE BUILDINGS LOCATED WITHIN B, LB OR TN 
DISTRICTS (no change) 

C. NONRESIDENTIAL AND MIXED-USE BUILDING LOCATED WITHIN LI, SCI, TI OR A 
DISTRICTS (no change) 

D. Multi-Family Development: In addition to the standards applicable to any nonresidential, multi-
family or mixed-use building developments located within the city of Hailey described in 
subsection A of this section, the following design standards also apply to any multi-family 
building developments located within the City of Hailey (no change): 

1. Site Planning: 

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

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

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

2. Building Design: 

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. Front doors should be individual and visible from the street. 
Windows should be residential in scale and thoughtfully placed to provide for 
privacy and solar gain. 

b. At ground level, buildings shall present a setting that is visually pleasing to 
the pedestrian and that encourages human activity and interaction. (Ord. 1311, 
2022; Ord. 1191, 2015) 

E. Detached Townhouse Development: In addition to the standards applicable to all non-residential, 
multi-family or mixed-use developments located within the City of Hailey described in 
subsection A of this section, the following design standards also apply to detached townhouse 
developments located within the City of Hailey: 

Driveway Access: Garages shall are preferred to be located near the rear of the primary 
residence, and where applicable, and in no case shall be located less more than ten (10) two 
(2) feet behind the front façade of the residence. 

 
F. Cottage Development: In addition to the standards applicable to all nonresidential, multi-family 

or mixed-use developments located within the City of Hailey described in subsection A of this 
section, the following design standards also apply to cottage developments located within the City 
of Hailey, all of which are compulsory unless a superior design is approved: 

 
1. Common Open Space. 

a. Common open space of at least four hundred (400) square feet per cottage 
dwelling unit, with a maximum requirement of three thousand (3,000) square 
feet per cottage development, shall be provided.   

b. Minimum dimensions of the common open space shall be no less than twenty 
(20) linear feet.   

c. All cottage dwelling units shall abut common open space, with cottages located 
on at least two (2) sides of the open space. 

d. Cottage dwelling units shall be oriented around the common open space. The 
front entry porch of each cottage shall be oriented toward the common open 
space unless the cottage dwelling unit is located on a public street. If a cottage 
dwelling unit is located on a public street, its front entry porch shall be visible 
from the street, and the cottage shall have at least one (1) entry porch, front or 
secondary, visible from the common open space. 

e. Cottages shall be located no more than sixty (60) feet from the edge of the 
common open space. 

f. The common open space shall consist of a paved plaza, landscaped green 
space, community garden, or other approved alternative with access for all 
dwelling units in the cottage development per the requirements of Section 
16.04.A.1.c. 

g. The common area shall serve the occupants of the cottage development in 
which it is located and shall be maintained by the cottage development 
homeowners’ association, or landlord, if the cottage development is a rental 
endeavor. 



2. Porches. Each cottage dwelling units’ main entry shall feature an entry porch with 
useable space by the occupant(s). The front entry porch of the cottage dwelling unit shall 
be oriented toward the common open space unless the cottage is located on a public 
street. If a cottage is located on a public street, its front entry porch shall be visible from 
the street, and the cottage shall have at least one (1) entry porch, front or secondary, 
visible from the common open space. 

3.  Parking and Driveway Location and Design. 

a. Required off street parking is encouraged to be detached from the cottage 
dwelling units and located in a clustered format. Maximum one (1) attached 
private, single car garage per dwelling unit is also acceptable, provided the 
garage meets all other standards specified in this section. 

b. Parking shall be located in the same development as the cottage units. 

c. Clustered parking areas shall be located to the side or rear of the cottage 
development. Parking is prohibited between the cottage units and any public 
streets, between the cottage units and the common open space, and within any 
required setbacks. 

d. Attached private garages shall accommodate only one (1) car and shall have a 
maximum gross floor area of three hundred (300) square feet. Attached 
garages are prohibited between the cottage units and any public streets, 
between the cottage units and the common open space, and within any 
required setbacks. If the dwelling unit is located on a public street, its private 
garage shall be located a minimum of ten (10) two (2) feet behind the street 
façade of the residence. 

e. Clustered parking shall include landscaping in the form of trees and shrubs, 
around and within the parking area(s).  

f. Parking areas shall be accessed via a parking access lane complying with all 
regulations set forth in the IFC and other applicable codes and ordinances.   

g. Each cottage development of up to 14 dwelling units shall be served by a 
parking access lane and/or private driveway(s). No more than one (1) 
driveway parking access lane curb cut per cottage development shall be 
permitted, except where the development fronts onto more than one (1) public 
street. When a cottage development fronts onto more than one (1) public 
street, no more than one (1) driveway parking access lane curb cut is 
permitted per public street.    

h. Parking and vehicular areas shall be screened from public view and from 
adjacent residential units by landscaping, landscaping features, or architectural 
screens. 

i. Each cottage development clustered parking area shall provide accessible 
parking in compliance with the provisions of the IBC, Chapter 11, 
Accessibility.   

4. Accessibility.   
a. All common areas in a cottage development shall meet the provisions of 

Chapter 11 of the IBC.    



b. Each cottage development clustered parking area shall provide accessible 
parking in compliance with the provisions of the IBC, Chapter 11, 
Accessibility. 

5. Storage. Each cottage unit shall be provided with a dedicated detached storage unit that 
is 50 square feet in size. The storage unit may be located within or adjacent to the house, 
within a garage or carport or within a free-standing accessory building. 

6. Community Building. One (1) accessory community building shall be allowed as an 
accessory use as part of the cottage development’s common area. Community building 
size shall be limited to 800 gross square feet in size, and a single story.   

Section 3. Severability Clause: Should any section or provision of this Ordinance be declared by the  
courts to be unconstitutional or invalid, such decision shall not affect the validity of the Ordinance as a 
whole or any part thereof other than the part so declared to be unconstitutional or invalid. 
 
Section 4. Repealer Clause: All City of Hailey ordinances or parts thereof, which are in conflict 
herewith, are hereby repealed. 
 
Section 5. Effective Date: This ordinance shall be in full force and effect from and after its passage, 
approval, and publication according to law. 
 

PASSED AND ADOPTED BY THE HAILEY CITY COUNCIL AND APPROVED BY THE 
MAYOR THIS ___ DAY OF ______________, 2026. 
 
 
       _________________________________ 

Martha Burke, Mayor, City of Hailey 
 
Attest: 
 
____________________________ 
Mary Cone, City Clerk 
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