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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On September 6, 2022, the Hailey Planning and Zoning Commission considered and recommended for 
approval by the Hailey City Council a Zone Change Application by Joan A. Williams Revocable Trust, 
represented by Opal Engineering, for an amendment to the City of Hailey Zoning District Map, Section 
17.05.020. The proposed change includes amending 910 North Main Street (Lot 1, Haven Armstrong 
Subdivision) from General Residential (GR) and Downtown Residential Overlay (DRO), to Business (B) 
and DRO.   
 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express August 17, 2022, and 
mailed to property owners and agencies within 300 feet on August 17, 2022. Notice was posted on the 
property on August 29, 2022. 
 
Application and Background: The Applicant requested an amendment to the City of Hailey Zoning 
District Map with a Rezone Application. The Hailey Planning and Zoning Commission considered and 
recommended for approval the Zone Change Application in August 2021. The proposed changes include 
amending the 1.02-acre parcel at 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from 
General Residential (GR) to Business (B). The images below depict the current zoning and the Applicant’s 
request to change the zoning to Business (B):  
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As noted above, the Hailey Planning and Zoning Commission considered and recommended for approval 
by the Hailey City Council the Zone Change Application in August 2021. This item was scheduled to be 
heard by the Hailey City Council in April 2022; however, the Applicant withdrew the Rezone Application 
for the reasons outlined in bold text below:  

- A new legal address has been assigned to the parcel, from 910 North Main Street (Hailey FR 
SESW TL 7589 SEC 4 2N 18E) to 910 North Main Street (Lot 1, Haven Armstrong Subdivision). 
The Applicant applied for a Lot Line Adjustment Application (LLA) in October 2021. Under the 
LLA, the Applicant reconfigured the previous lots to form one (1) lot, comprising of 40,674 sq. 
ft., and Parcel A, comprising of 3,719 sq. ft. When the land is subdivided and a new plat is 
recorded, the legal address of the parcel changes. The new plat, showing the lot as 40,674 sq. ft. 
in size, and the dedication of Parcel A to the City of Hailey, has been recorded, thus, a new legal 
has been created to better reflect the reconfigured parcel.  

 
- One (1) or all of the Conditions of Approval imposed by the Planning and Zoning Commission 

previously are no longer valid and/or applicable. Further details are noted herein. As noted, 
the Applicant applied for a Lot Line Adjustment Application (LLA) in October 2021. Under the 
LLA, the Applicant reconfigured the previous lots to form one (1) lot, comprising of 40,674 sq. 
ft., and Parcel A, comprising of 3,719 sq. ft. Parcel A was dedicated to the City of Hailey for the 
Cobblestone Lane Road Right-of-Way. Previously, Cobblestone Lane was substandard. It was not 
fully dedicated and was an easement, approximately 38’ wide. To service the community as a 
complete street, it was made a Condition of Approval to dedicate the additional 22’ during the 
platting process. This Condition has been met and Cobblestone Lane, from Main Street/SH 75 
east to First Avenue is 60’ in width, or a complete street per City Standards.  

 
Further Analysis and Discussion: The subject property is located on the northern edge of downtown, on 
the east side of Main Street. The parcel and surrounding parcels, with the exception of the AmericInn, 
are vacant. The AmericInn is nestled adjacent and to the east of the subject parcel. The area is primarily 
commercial, but transitions to residential along First Avenue. Properties to the south and west are 
zoned Business (B) and are located within the Downtown Residential Overlay (DRO), and the property to 
the north, occupied by Silver Creek Assisted Living (31 East McKercher Boulevard), is zoned Limited 
Residential (LR-1).  
 
In February of 2021, Larry Green of L.L. Green’s Hardware and Silver Creek Property Holdings jointly 
proposed to rezone the subject parcel (910 North Main Street), and Lot 1, Block 2, Northridge X (21 East 
McKercher) from Limited Business (LB) to Business (B), and remain in the Downtown Residential Overlay 
(DRO). The rezone request also included rezoning Lot 1, Block 27, Northridge IX, from Limited 
Residential (LR-1) to General Residential (GR) and Downtown Residential Overlay (DRO). This rezone 
would have allowed for the development of a new car dealership for the existing business, Silver Creek 
Ford, as well as a new hardware store for the existing business, L.L. Green’s Hardware.  
 
Due to various reasons, Silver Creek Property Holdings withdrew all applications (Rezone, CUP and 
Design Review Preapplication). Larry Green of L.L. Green’s Hardware, proceeded with the rezone 
request without Silver Creek Property Holdings, and on May 17, 2021, the Hailey Planning and Zoning 
Commission recommended for approval the Rezone Application by Larry Green of L.L. Green’s 
Hardware, represented by Galena Engineering, to rezone Lot 1, Block 2, Northridge X (21 East 
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McKercher) from Limited Business (LB) to Business (B), and remain in the Downtown Residential Overlay 
(DRO). The Council approved the Rezone Application on July 12, 2021.  
 
With the approval of this rezone, the subject parcel has become a remnant parcel with regard to zoning, 
and is more noticeable by zoning of the adjacent parcels, zoned Business (B) and Limited Business (LB). 
The zone change would eliminate the only island of GR in the area, as well as provide consistency among 
the surrounding parcels and their zoning districts. For instance, the current GR zoning does not allow for 
commercial uses despite the property’s adjacency to Main Street and the surrounding business-zoned 
parcels.  
 
1. Purposes of Zoning Districts. Business (B): The purpose of the B District is to provide areas for 

general business and commercial activities and a limited number of residential uses. The Applicant 
is proposing that the parcel, zoned General Residential (GR) and within the Downtown Residential 
Overlay (DRO), be zoned Business (B) and remain in the DRO.   

• 910 North Main Street (Lot 1, Haven Armstrong Subdivision) 

All properties north of Walnut Street within the DRO and on both sides of Main Street are 
currently zoned Business (B) with the exception of this parcel, 910 North Main Street (Lot 1, 
Haven Armstrong Subdivision). By changing the existing zoning from GR to B, Staff feels the zone 
change would provide consistency with the northern DRO along Main Street. Additionally, the 
current GR Zoning District does not allow for commercial uses despite the property’s adjacency 
to Main Street and surrounding business-zoned properties. 
 
Located near the north entrance of the city, the subject parcel is undeveloped and underutilized. 
Per the Applicant, the change in zoning would further support the traditional character of the 
Business District by allowing traditional commercial and retail development along the Main 
Street Corridor. Such development would include high-density commercial, mixed-use, and 
residential development adjacent to Main Street, which is proximal to schools, downtown 
amenities, and public transit opportunities.  
 
Furthermore, the proposed rezone would allow for the development of new or expanded uses 
within the City of Hailey, creating career-oriented opportunities for young workers in Hailey, 
provide smaller scale housing in a mixed-use setting, and promote pedestrian transportation.  

 
Summary of Uses: The proposed zone change would increase the range of uses permitted on the 
subject parcel. Rezoning the parcel to Business (B) would also be consistent with the zone districts of 
neighboring parcels and all of Main Street north of Walnut Street. Additionally, the rezone would 
provide greater flexibility with density, setback and bulk requirements. Comparisons of existing and 
proposed rezones are noted below.  
 
2. Density, Setback and Bulk Requirement Comparison: The density, setbacks and other bulk 

requirements would see the following changes, if rezoned as proposed:  
 

Address/Parcel/Use  Existing Zone District Proposed Zone District 
910 North Main Street (Hailey FR 

SESW TL 7589 SEC 4 2N 18E) 
GR/DRO B/DRO 
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Setbacks Minimum front 

yard setback 
(feet) 

20   
 

07   
 

Minimum side 
yard setback 
(feet)   

87, 19, 20, 24   
 

07, 19, 20   
 

Minimum rear 
yard setback 
(feet)   

107, 19, 20   
 

07, 19, 20   
 

Height Maximum 
building Height 

35’ 35’ 

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

 19.  See also subsections 17.07.010 F and G of this 
title. 

 20. See also subsections 17.07.010 F and G of this 
title. 

 
The existing parcel at 910 North Main Street (Lot 1, Haven Armstrong Subdivision) is approximately 
0.933 acres. It is zoned GR and is within the DRO. Within the Business (B) Zoning District, the underlying 
density is 20 units per acre and does not have a maximum lot coverage. That said, the parcel is also 
located within the DRO, and within the DRO, the use and bulk requirements shall meet those of the 
underlying zoning district; however, some have been amended to allow for no maximum residential 
percentage on the ground level, and no provisions for residential units per acre applies. Additionally, 
density is limited by required open space, parking, landscaping and the Design Review Standards.  
 
This zone change is a logical extension of the Business (B) Zoning District and would allow for additional 
commercial and retail development along the Main Street Corridor.  
 
3. Existing Land Uses: The subject property is located on the northern edge of downtown, on the east 

side of Main Street. The parcels are vacant and the AmericInn is adjacent and to the east of the 
subject parcel. The area is primarily commercial, but transitions to residential along First Avenue. 
Properties to the south (both vacant) and west (Albertsons Grocery and Stinker Gas Station) are 
zoned Business (B) and are located within the Downtown Residential Overlay (DRO). The property to 
the north, occupied by Silver Creek Assisted Living (31 East McKercher Boulevard), is zoned Limited 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
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Residential (LR-1), but is a more intensive use than typically found in that zone district.   

 
Criteria for Review: 
17.14.060(A) Criteria Specified: When evaluating any proposed amendment under this Article, the 

Commission shall make findings of fact on the following criteria: 
 

1) The proposed amendment is in accordance with the Comprehensive Plan; 
The Comprehensive Plan Land Use Map reflects suitable projected land uses for the city. It considers 
existing conditions, trends, and desirable future situations, the objective being a balanced mix of land 
uses for the community. The Map establishes a basis and direction for the expansion and/or location of 
business, residential, industrial, institutional and green space areas within and adjacent to the City. The 
area in question sees varied land use opportunities given its location and size, and the Land Use Map 
purposefully does not demarcate between land uses that are specific to property boundaries, allowing 
for decision-making processes such as this to determine actual zoning boundaries.    
 
The Comprehensive Plan also calls for a strong retail core. The Comprehensive Land Use Map identifies 
this area as a Community Activity Area:  
 

Community Activity Areas – located at the north and south ends of Main Street Corridor. High 
density residential is encouraged. Commercial and mixed-use development is appropriate, but 
should be subordinate to the infill of Downtown.  
 

The parcel is located within a ‘1/4 Mile Service Area.’ It is within walking distance of businesses that 
provide similar products and services. It is also within walking distance of other uses and activities not 
found within the Downtown Core. This parcel - an infill project well within the City’s limits - is not 
located near any waterways, floodplains, wildlife migration corridors, or near any avalanche or wildfire 
hazards. The proposed rezone would help create economic diversity with products, services, and full-
time jobs that are not directly dependent upon tourism and seasonal business, as well as allow for 
higher-density commercial and/or mixed-use developments at the current location. 
 
The Applicant is proposing to rezone the parcel to Business (B). The purpose of the Business (B) Zoning 
District is to -- Provide areas for general business and commercial activities and a limited number of 
residential uses. If the rezone were approved, this 0.933-acre parcel would be available for other uses 
permitted in the District Use Matrix. This parcel is closer to commercial uses than residential, and is 
buffered by Limited Business (1.32 acres) and General Residential (2.64 acres) parcels to the east. 
 
The Comprehensive Plan further states:  
 

A Land Use Map is a required element of the Land Use component of the Comprehensive Plan. 
Pursuant to Idaho Code requirements, the Land Use Map reflects suitable projected land uses 
for the city. The creation of a land use map establishes general direction for projected land uses 
within and adjacent to the city. The Land Use Map depicts broad community goals. When 
considering land use applications, site-specific data and circumstances should be balanced with 
the overall goals depicted on the map. 
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Among others, the Application complies with the following goals and objectives of the Hailey 
Comprehensive Plan: 

3.3 Protect the traditional character and scale of the historic downtown and Main Street 
Corridor. The proposed rezone would allow for traditional commercial and retail 
development along the Main Street Corridor.  

5.1  Retain a compact City comprised of a central downtown with surrounding diverse 
neighborhoods, areas and characteristics as depicted on the Land Use map. 

a) Main Street Corridor – area of high density commercial, mixed-use and 
residential development. The proposed rezone provides the opportunity for 
high density commercial, mixed-use and residential development located 
adjacent to Main Street. The goal aimed to increase density along the Main 
Street Corridor, which this rezone request would support.  

b) Downtown – the historic commercial center containing the greatest 
concentration of commercial, cultural and civil activity. Downtown is the 
priority area for encouraging higher density commercial and mixed-use 
development. The proposed rezone would allow commercial and mixed-use 
developments that would support a historic commercial center.  

5.2 Maintain Downtown as the area containing the greatest concentration of commercial, 
cultural and civic activity and the priority area of encouraging higher density 
commercial and mixed-use development. The proposed rezone supports this goal.  

5.5 Lessen the dependency on the automobile. The proposed rezone allows for commercial 
and mixed-use development along Main Street, located in close proximity to schools, 
downtown amenities, and public transit opportunities, which reduces dependency on 
the automobile.  

6.1 Encourage a diversity of economic development opportunities within Hailey. The 
proposed rezone would allow for the development of new or expanded uses within the 
City of Hailey, creating new jobs and economic development opportunities in Hailey.  

6.2 Encourage abundant, competitive and career-oriented opportunities for young 
workers. The proposed rezone would allow for the development of new or expanded 
uses within the City of Hailey, creating career-oriented opportunities for young workers 
in Hailey. The proposed commercial zoning would allow for mixed-use and potentially 
live-work conditions, which could provide lower priced, small-scale housing 
opportunities for young workers.   

 
The Hailey Comprehensive Plan also identifies housing as a high priority: 
 

High Density Residential – high density residential infill is encouraged in the area along Main 
Street and River Street between Downtown and the north and south ends of Main Street. 
 

The Land Use Map identifies likely areas for housing. In addition to housing, the Plan stresses the 
importance of downtown housing, and the reason to plan for mixed-uses: 
 

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

While no use or development is proposed at this time, this project could see a traditional mixed-use 
project, and could serve as a seamless transition between commercial, Limited Business (AmericInn), 
and the nearby single-family residential. 
 
The Land Use Section describes High-Density Residential as follows: 
 

High Density Residential – high density residential infill is encouraged in the area along Main 
Street and River Street between Downtown and the north and south ends of Main Street. 
 
5.6  Manage and accommodate population growth by infill development and, when 

appropriate, minimal expansion by annexation and/or density increases. The subject 
property is an infill site, which, when developed, would attract energy and life to the 
north gateway to Hailey.  

8.1 Encourage development that provides opportunities for home ownership and rental 
houses for individuals of all socio-economic levels. The proposed rezone provides 
opportunities for the development of smaller scale housing in a mixed-use setting that is 
not common in the City of Hailey.  

 
By rezoning 910 North Main Street (Lot 1, Haven Armstrong Subdivision) from General Residential (GR) 
to Business (B), the Commission found (in October 2021) the change to be compatible with the 
Comprehensive Plan, as it would facilitate the development of high-density residential infill and mixed-
use developments within the downtown corridor, and recommended approval by the Hailey City 
Council.  
 

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; 

It is anticipated that public facilities and services are available to support the full range of uses permitted 
by the zone district under consideration. Though no uses or buildings are proposed at this time, 
development would be compliant with the most recently adopted IBC, IRC and IFC (currently 
constructing under the 2018 code). Development of the site, streets, sidewalks, landscaping and other 
onsite improvements would be required as part of the Design Review process.  
 
The current zoning would allow for approximately 10 single-family homes with each home having the 
option to construct an Accessory Dwelling Unit (subject to Design Review). That said, the Hailey 
Comprehensive Plan discourages single-family residential along Main Street, and the District Use Matrix 
prohibits new construction of single-family residences within the Business District. Changing the zoning 
district to Business (B) would encourage a mixed-use development project (commercial and residential 
uses) or multifamily dwellings. Additionally, the parcel is also located within the DRO, and within the 
DRO, the use and bulk requirements shall meet those of the underlying zoning district; however, some 
have been amended to allow for no maximum residential percentage on the ground level, and no 
provisions for residential units per acre applies. Density is also limited by required open space, parking, 
landscaping and the Design Review Standards. Given this information, the Commission did not believe 
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that the development of this parcel would impact water demand above what is already permitted on 
Main Street and the surrounding parcels. The Public Works Department concurred.  
 
A Traffic Impact Study was completed for the rezone of abutting parcels, Lot 1, Block 2, Northridge 
Subdivision X and Lot 1, Block 27, Northridge Subdivision IX. The analysis concluded that all streets 
would remain functioning at Level of Service A during future project conditions, except for the 
intersection at Cobblestone Lane and Main Street.  
 
As shown in the table below, this intersection was anticipated to fail in a background condition; 
however, the poor Level of Service was not project-related, but primarily related to the existing 
intersection volumes, geometry and lane-configurations. As such, the Commission requested that 
Cobblestone Lane be slightly reconfigured as noted below, and to the satisfaction of the City Engineer. 
This was made a Condition of Approval by the Planning and Zoning Commission. 

 
At the time of this analysis, the drivable portion of Cobblestone Lane was not fully dedicated, but was a 
38’-wide easement to benefit the City of Hailey shown on the plat of Hailey Business Center (property 
directly south of the subject property). To the east of the subject property, the AmericInn plat dedicated 
22’ in width to equal a 60’-wide right-of-way. City Staff requested and the Commission concurred that 
there be a dedicated right-of-way to the City of Hailey along the southern property line of the subject 
parcel abutting Cobblestone Lane of 22’ in width, such that when the Hailey Business Center redevelops, 
a full 60’-wide right-of-way can be achieved.  
 
The Commission and Applicant discussed possible dedication of the 22’-wide right-of-way at the time of 
development; however, the Commission concurred that dedication shall happen immediately rather 
than upon development of the site. On October 1, 2021, the Hailey Planning and Zoning Administrator 
considered and approved the Lot Line Adjustment Application wherein the subject parcel was 
subdivided into Lot 1 and Parcel A. Lot 1 comprised of 40,674 square feet in size, and Parcel A, dedicated 
to the City of Hailey for the Cobblestone Lane Public Right-of-Way, comprises of 3,719 square feet in size 
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and is 22’ in width. This Condition of Approval, as requested by the Planning and Zoning Commission, 
has been met.  
 

3) The proposed uses are compatible with the surrounding area; and 
The zones and overlays under consideration would follow the same bulk requirements as adjacent 
blocks within the Business (B) Zone District. Nonresidential or multifamily projects would be subject to 
Design Review, allowing for community input, and Commission discussion of compatibility. The area 
contains a variety of commercial, multifamily and single-family projects. The Commission found that this 
standard was met and recommended approval of the Rezone Application by the Hailey City Council.  
 

4) The proposed amendment will promote the public health, safety and general welfare. 
The Commission noted a strong basis in the Hailey Comprehensive Plan for this type of amendment. This 
parcel has been vacant since the establishment as a parcel. The proposed zone change would enable 
development of the site, and provide economic diversity with products, services, and full-time jobs that 
are not directly dependent upon tourism and seasonal business.  
 
Additionally, the city and the Wood River Valley have a documented need for housing. The 
Comprehensive Plan calls for housing initiatives. The current changes under consideration would allow 
for multifamily and mixed-use housing developments in an area within walking distance to many town 
services. The Commission found that this standard was met and recommended approval of the Rezone 
Application by the Hailey City Council. 
 
Action: The Commission is required by the Hailey Municipal Code to make a recommendation to the 
Hailey City Council based on compliance with the Comprehensive Plan and the following criteria: 
 
17.14.040(B)  Recommendation.   

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

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

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

 
A. The Hearing Examiner or Commission and Council shall make findings of fact on the following 
criteria: 

1.   The proposed amendment is in accordance with the comprehensive plan; 
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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 the public health, safety and general welfare. 

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

1.   Vacancy rates of existing buildings and land within the existing business (B), limited 
business (LB) or transitional (TN) zoning districts. A lower vacancy rate will favor a rezone, 
while a higher vacancy rate will not favor a rezone. 
2.   The distance of the parcel proposed for rezone from the central core overlay district 
boundary. A shorter distance from the central core overlay district boundary will favor a 
rezone, while a longer distance from the central core overlay district boundary will not favor a 
rezone. (Ord. 1191, 2015). 

 
The Commission discussed the standard above and requested that the Applicant provide information 
pertaining to items (1) and (2), as required by the Hailey Municipal Code. The Commission suggested 
that this be made a Condition of Approval and be considered by the Hailey City Council at a subsequent 
hearing.  
 
The Applicant provided information pertaining to above items (1) and (2) in March 2022, which is 
attached. To summarize, the Applicant found that the information overwhelming supports the proposed 
rezone from GR to B to incentivize development of more commercial opportunities in Hailey. Factors 
that support this conclusion, and which best respond to Section 17.14.060: Criteria for Review, 
Subsection B, are:  

1. “There is virtually no street level retail space available in Hailey now. Unless there is no 
economic incentive or desire by business owners to operate in Hailey, which we do not believe, 
this must have a dramatic negative effect on the responsible, orderly expansion of Hailey’s 
economy, and on the revenues and benefits that flow to the city and its residents from such 
activity.  

2. Of the 10 office suites presently available in Hailey, 7 are in one building (314 S River Street), 
which property has been mostly vacant since its completion in 2007, some 14 years ago, 
indicating that it does not respond to the market’s needs and should likely be excluded from 
consideration in this decision. Taking this approach would leave 3 available office suites in 
Hailey’s Business zone for consideration as part of this decision.  

3. Only one (1) street level retail space and one (1) upper floor office space are available on Main 
Street (retail in Bullion Square, office in the Roark Law Building).  

4. Offsetting the criteria of distance from the City Center are the facts that:  
a. There is an already established commercial node on North Main Street in immediate 

proximity to the subject property, supporting additional commercial construction in this 
area to further environmental goals (less driving required) and convenience for 
residents (varied commercial uses in one location), making Business (B) Zoning far more 
appropriate than General Residential (GR), or any other zoning classification, for this 
site.  
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b. There is a scarcity of available Business-Zoned sites closer to the City Center that offer 

the same project feasibility as the subject property. Of the few closer sites available 
along River Street, none carry equal project feasibility (see the discussion of 314 S River 
Street, described in 2. above), especially for the development of smaller street level 
retail spaces and are therefore unlikely to be developed in the near term. This is 
unacceptable from the perspective of addressing Hailey’s pressing need to offer leasable 
premises to new and existing business owners seeking to provide goods and services to 
Hailey’s growing population”.  

 
The Applicant further notes that while there are approximately 12 available retail or office suites 
available in the Business (B) Zoning District, nine (9) are under two (2) ownerships. The Applicant feels 
strongly that a “broader diversity of commercial space ownership would be beneficial”.  
 
Given the information provided, the Commission is supportive of the Applicant’s request to rezone the 
subject parcel from General Residential (GR) and Downtown Residential Overlay (DRO), to Business (B) 
and remain in the DRO.  
 
Summary and Suggested Conditions of Approval: The Commission shall recommend for approval by the 
Hailey City Council, deny or continue the Rezone Application by Joan A. Williams Revocable Trust, 
represented by Opal Engineering, for an amendment to the City of Hailey Zoning District Map, Section 
17.05.020. The proposed change includes amending 910 North Main Street (Lot 1, Haven Armstrong 
Subdivision) from General Residential (GR) to Business (B), finding that the project does not jeopardize 
the health, safety or welfare of the public and the project conforms to the applicable specifications 
outlined in Hailey Municipal Code Section 17.14, Amendment, additional applicable requirements of 
Title 17, Title 18, and City Standards, and subject to the Conditions of Approval, if any, as noted below. 
 

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 17.14.040(A), was given. 
2. The project is in general conformance with the Hailey Comprehensive Plan. 
3. The project does not jeopardize the health, safety, or welfare of the public.  
4. Upon compliance with the conditions set forth, the project conforms to the applicable standards of 

Chapter 17.14, Amendment, other Chapters of Title 17 and City Standards.  
 

DECISION 
 
The Rezone Application by Joan A. Williams Revocable Trust, represented by Opal Engineering, for an 
amendment to the City of Hailey Zoning District Map, Section 17.05.020, is hereby approved. The 
proposed change includes amending 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from 
General Residential (GR) to Business (B), finding that the project does not jeopardize the health, safety 
or welfare of the public and the project conforms to the applicable specifications outlined in Hailey 
Municipal Code Section 17.14, Amendment, and additional applicable requirements of Title 17, Title 18, 
and City Standards are met.  
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Signed this _____ day of ________________, 2022. 
 
 
____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



On September 6, 2022 the Hailey Planning and Zoning Commission considered and approved a Design 
Review Application by FAPO Holdings Idaho, LLC c/o Engel and Associates, LLC, represented by 
Samantha Stahlnecker, PE, of Opal Engineering, for the proposed parking lot improvements at 306 and 
308 South River Street (Lots 13 and 14A, Block 20, Hailey Townsite). The proposed 37-parking stall 
design is intended to serve the adjacent mixed-use building, also owned by FAPO Holdings. The 
proposed project is located within the Business (B), Downtown Residential Overlay (DRO), and Townsite 
Overlay (TO) Zoning Districts. 
 

FINDINGS OF FACT 
 
Notice: Notice for the Public Hearing was published in the Idaho Mountain Express and mailed to property 
owners within 300 feet on the same day, August 17, 2022.  
 
Application and Background: From 1933-1953, Block 20 of Hailey Townsite served as the Sawtooth 
National Forest Headquarters, including five or six (6) buildings. In November 2007, the City approved a 
Design Review and Development Agreement for the Applicant (FAPO Holdings, LLC) to develop the “Forest 
Service Block” (Lots 4-8 and 13-20 of Block 20, Hailey Townsite). The Area Development Plan for that 
project has only been partially executed with the development of the Applicant’s mixed-use building at 
314 South River Street, which is on the southwest corner of Block 20 and adjacent to the proposed parking 
lot improvements.   
 
In 2019, the City entered into a Development Agreement with the Applicant and approved their Design 
Review Application to relocate the historic Warehouse building of the Sawtooth Forest Service 
Supervisors Complex, and build a parking for the adjacent mixed-use building. Through a series of public 
hearings, as well as a determination of lead-based paint hazards within and located on the exterior of 
the building, the efforts to relocate the historic Warehouse were unsuccessful. It was determined that 
the building be demolished, not preserved.  
 
At an earlier Design Review hearing (2019), the Planning and Zoning Commission suggested that the 
parking lot for the mixed-use building— proposed now in this Application— include the following:  

a) A walkway to the mixed-use building; 
b) Screened dumpsters that are out-of-view and do not impede access to/from the alley; 
c) Vehicular access via the alley, fully eliminating or limiting curb cuts to one; and 
d) A landscape buffer between the sidewalk and street, as set forth in Design Review 

standards. 
 
The items above have either been completed and/or incorporated into the current proposal. The 
current Design Review Application was submitted on June 6, 2022, certified complete on June 8, 2022, 
then considered and approved by the Hailey Planning and Zoning Commission on September 6, 2022. 
 
   

 
General Design Review & Supplementary Regulations 

 
 FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 



Design Review: FAPO Holdings Idaho, LLC 
306-308 South River Street (Lots 13 and 14A, Block 20, Hailey Townsite) 

Hailey Planning Zoning Commission – September 19, 2022 
Findings of Fact – Page 2 of 25 

 
 

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

☒ ☐ ☐ 17.06.050B Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: Through Grants, the Urban Renewal Agency, the Capital 
Improvement Plan, and general operations budget the City has been 
prioritizing non-motorized improvements throughout the River Street Corridor 
for numerous years. At this current time, our focus is North of Croy Street, but 
when this area is completed, the plan is to focus on areas south of Croy 
Street. In preparation for these efforts, we have requested new developments 
along this corridor construct the typical section adopted in the Concept 
Development efforts for the LHTAC “Walnut to Galena” project.  We 
understand the Applicant will be offering an argument regarding the merits of 
continuing the existing curb and sidewalk alignment north of the existing 
building.  The Streets Division Manager and Public Works Director have 
considered these arguments and we recommend staying true to the River 
Street concept we proposed. 
Life/Safety: No comments. 
Water and Sewer:  The Applicant will need to establish a municipal water 
connection from the main line in the alley to the street trees, as part of the 
requested River Street concept.This has been made a Condition of Approval. 
Building: No comments 
Streets: The Streets Division Manager recommends that the River Street 
concept be applied to the subject parcel. Further details can be discussed 
internally with the Public Works Department and reviewed at final design.  

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

Staff Comments No new signage is proposed; however, a Sign Permit Application shall be 
acquired and approved for any new signage that is larger than four (4) square 
feet. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.08C.040 
Outdoor Lighting 
Standards 

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.  
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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 proposes to include one (1) solar-powered parking lot light pole 
of 14 feet in height (compliant with the 17-foot maximum, see Section 
17.08C.040.03A). The light itself is downward facing, unshielded, and LED. The 
pole partially complies with Section 17.08C.040.02B, which allows for 40-watt 
lighting power yet excludes LED units. Section 17.08C.040.04A,C encourages 
the use energy efficient LED’s and establishes that parking lot lighting should 
not supersede an overall average of 1.5 Fc. The proposed design complies with 
the foot-candle (Fc) standard, demonstrating an average of 0.27 Fc and 
maximum of 1.18 Fc across the parking lot. Additionally, the light’s ‘SmartLight’ 
system configuration can reduce the pole light’s intensity at certain hours of 
the night (see the bar graph below). 
 

  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☒ Bulk 
Requirements 

Zoning District: Business (B), Downtown Residential Overlay (DRO), and Townsite 
Overlay (TO) Zoning Districts 
Maximum Height:  35’ 
Setbacks:  0’ 

Staff Comments N/A – No building is proposed  
☐ ☐ ☐ 17.06.070A1 

Improvements 
Required 

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

Staff Comments Section 17.06.070 provides general guidelines for sidewalk and drainage 
improvements, including: 
 
2. Sidewalk and drainage improvements shall be located and constructed 
according to applicable city standards, except as otherwise provided herein. 
         a.  In the B and LB zoning districts, the following are required: 
            (1) A minimum sidewalk width of ten feet (10'); 
            (2) Street trees with tree grates or a landscape buffer between the 

sidewalk and curb determined to be adequate. 
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While the standard above specifies sidewalk and street tree dimensions 
pursuant Title 17, City Staff are requesting that all new development on River 
Street incorporate the parking, biking, and walking concept planned for the 
corridor within the River Street Concept. From left to right and as depicted 
below— the multimodal transportation concept for River Street involves angled 
parking, a raised curb, a separated bike lane at sidewalk-level, streets trees, 
and a sidewalk leading up to the development.  
 

 

 
The multimodal transportation concept planned for River Street is an evolution 
of the City’s long-time goals. The tenets of this concept date back to the 2007 
Master Transportation Plan, which has evolved and been reiterated over the 
years—for example in the 2014 Blaine County Bicycle and Pedestrian Plan (pg. 
57-58)— and, was most recently articulated in Hailey’s 2020 update of the 
Master Transportation Plan. Page 14 of the 2020 Master Transportation Plan 
update reiterates the goals for River Street include: 

- only two low-speed vehicle travel lanes;  
- angled parking (to discourage back-in parking); 
- dedicated bike lanes separated from the vehicle travel lanes; 
- street trees; and 
- sidewalks. 

The River Street concept has been a central piece in Hailey’s bicycle and 
pedestrian planning for more than 10 years. The infrastructure improvements 
required to actualize the vision are costly. They involve years of plan-making, 
grant seeking, and actualization. The City asks that Applicants who seek to 
develop in the City of Hailey collaborate in actualizing our multimodal 
transportation plans, however piecemeal and slow the process might be. 
Without the cooperation of developers, the City’s goals for improved walking, 

https://old.haileycityhall.org/publicworks/street/documents/BikePedPlan%20031415%20Update.pdf
https://haileycityhall.org/wp-content/uploads/2021/04/Hailey-TMP-Update_Rev1_101620-1.pdf
https://haileycityhall.org/wp-content/uploads/2021/04/Hailey-TMP-Update_Rev1_101620-1.pdf
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biking, and parking infrastructure become less attainable. This project is no 
exception.  
 
More than ten (10) lots on River Street have completed, started, or planned for 
the River Street concept. While the infrastructure improvements might be 
costly, they are currently underway.  
 
The Applicant’s proposed design neither meets the standards set forth in 
Section 17.06.070 for the Business District, nor the goals of the 2020 Master 
Transportation Plan update and planned River Street concept. Although the 
proposed design incorporates angled parking, it lacks: 

• the ten (10) foot minimum sidewalk for the Business District (the 
proposed sidewalk is six (6) feet wide);  

• street trees between the sidewalk and curb; and 
• separated and dedicated bike lanes.  

The proposed plan lacks infrastructure for bicycling, contrary to the City’s 
Master Transportation Plans and the River Street concept—both of which have 
been shaped by the Urban Renewal Agency, City Council, as well as this 
Commission and previous Planning and Zoning Commissions. 
 
The Commission agreed that the Applicant must incorporate the River Street 
concept in a way that does not create an undue burden to the City, when the 
rest of the concept will be implemented on Block 20. A Condition of Approval 
requires the Applicant to implement Right of Way improvements that are 
aligned with the River Street concept and approved by the City Engineer. 

 

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 
☐ ☐ ☒ 17.06.080A1a 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 

N/A – No building is proposed 

☐ ☐ ☒ 17.06.080A1b 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 
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replaced with a species of tree found in the Tree Guide and shall be a 
minimum of 4-inch caliper.   

   Staff 
Comments 

N/A – No trees will be removed; the existing lot does not include plant material. 

☒ ☐ ☐ 17.06.080A1c c. Site circulation shall be designed so pedestrians have safe access to and 
through the site and to building.  

Staff 
Comments 

The proposed design incorporates one (1) new ramped walkway to the 
sidewalk. Additionally, the design proposes improvements to the retaining wall 
on the south side of the lot, alongside the walkway and stairs on the 
neighboring lot. 
 

 
The Commission found that the proposal met this standard. 
 

☒ ☐ ☐ 17.06.080A1 
d-e 

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.  

e. 17.06.080e Loading Space Requirements and Dimensions. The following 
regulations shall apply to all commercial and industrial uses with on-site 
loading areas. A. One (1) loading space shall be provided for any single 
retail, wholesale or warehouse occupancy with a floor area in excess of 
4000 square feet, except grocery and convenience stores where one (1) 
loading space shall be provided for a floor area in excess of 1000 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 
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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 feet. B. Convenient 
access driveways to loading spaces from streets or alleys shall be provided. 

Staff 
Comments 

As established in the Development Agreement, the Applicant will use the alley 
for loading spaces. Building services are currently accommodated by an 
enclosure on the adjacent lot with the mixed-use building.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.06.080A1f f. Where alleys exist, or are planned, they shall be utilized for building 
services. 

Staff 
Comments 

The existing alley is functional and has been incorporated into the design for 
vehicular access to the parking area, building services enclosure, and 
commercial loading. 
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.06.080A1g g. 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.  

☐ ☐ ☒ 17.06.080(A)1
h 

h. 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 lot is not on-site for the mixed-use building that it is 
meant to serve, it is on a separate lot and located to the side of the building—
as it is allowed in the Business Zoning District. The Applicant proposes a 
landscape buffer between the parking area and sidewalk. 
 
The Commission found that the proposal met this standard. 

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

Staff 
Comments 

The proposed parking lot is technically separate from the existing mixed-use 
building, and located to the side of the building on the neighboring lot. The 
design incorporates vehicular access from the alley and preserves the street 
frontage for pedestrian traffic. 
 
The Commission found that the proposal met this standard. 
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☒ ☐ ☐ 17.06.080(A)1i j. Snow storage areas shall be provided on-site where practical and sited in a 

manner that is accessible to all types of snow removal vehicles of a size that 
can accommodate moderate areas of snow.   

Staff 
Comments 

A Lot Line Adjustment Application to vacate the interior snow storage 
easements was approved in 2019. No further snow storage easements exist 
onsite, and the Applicant intends to haul snow off-site, as permitted in the 
Business (B) District, or if needed, the Applicant may utilize parking stalls to 
store snow in the interim until it can be hauled from the site.  
 
The Commission found that the proposal met this standard. 

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

Staff 
Comments 

A Lot Line Adjustment Application to vacate the interior snow storage 
easements was approved in 2019. No further snow storage easements exist 
onsite and the Applicant intends to haul snow off-site, as permitted in the 
Business (B) District, or if needed, the Applicant may utilize parking stalls to 
store snow in the interim until it can be hauled from the site. 
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.06.080A1k l. A designated snow storage area shall not have any dimension less than 10 
feet.  

Staff 
Comments 

N/A, as no snow storage areas are proposed onsite at this time.  
 

☒ ☐ ☐ 17.06.080A1l m. Hauling of snow from downtown areas is permissible where other options 
are not practical. 

Staff 
Comments 

The Applicant intends to haul snow off-site. 
 
The Commission found that the proposal met this standard. 
 

☒ ☐ ☒ 17.06.080A1m n. 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 

N/A, as no snow storage areas are proposed at this time. The Applicant intends 
to haul snow from the site; however, the Applicant may utilize parking stalls to 
store snow in the interim until it can be hauled from the site. 

☒ ☐ ☐ 17.06.080A1n o. Snow storage areas shall be landscaped with vegetation that is salt-tolerant 
and resilient to heavy snow.   

Staff 
Comments 

Drought tolerant grasses, shrubs, and trees, plus riverstone mulch, are planned 
for the landscape perimeter and snow storage area. The proposed species are 
well-suited as street trees and parking lots because of their size and tolerance 
for stressful conditions, including snow and air pollution. 
 
The Commission found that the proposal met this standard. 

 
3.  Accessory Structures, Fences and Equipment/Utilities: 17.06.080 (A) 3, items (a) thru (i) 
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Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.06.080A3a  a. Accessory structures shall be designed to be compatible with the 
principal building(s). 

Staff 
Comments 

The design incorporates a six foot (6’) tall cedar fence abutting the private 
property along the north side of the parking lot. 
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.06.080A3b  a. Accessory structures shall be located at the rear of the property. 

Staff 
Comments 

N/A – No accessory structures are proposed.  

☒ ☐ ☐ 17.06.080A3c b. Walls and fences shall be constructed of materials compatible with 
other materials used on the site.   

Staff 
Comments 

The proposed cedar fencing is compatible with the surrounding neighborhood 
and proposed landscaping.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 1706.080A3d c. 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 

Landscaping is planned alongside the six foot (6’) tall cedar fence. There is no 
fence along the sidewalk and street frontage, yet the parking stalls are 
screened by the proposed landscaping. On the southern side of the property, 
retaining walls are used to distinguish between the parking lot and below-
grade courtyard. The resulting design is open and softened by greenery, yet 
functional in its delineation between vehicle and pedestrian spaces. 
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.06.080A3e d. 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 – The proposed design does not incorporate a building nor a roof.  

☐ ☐ ☒ 17.06.080A3f e. The hardware associated with alternative energy sources shall be 
incorporated into the building’s design and not detract from the 
building and its surroundings. 

Staff 
Comments 

N/A – The proposed design does not incorporate a building nor a roof. 
However, the one (1) street light pole is off-grid and self-sufficient with its 
compact solar panel. 
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☐ ☐ ☒ 17.06.080A3g f. 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 

N/A – The proposed design does not include ground-mounted mechanical 
equipment. 

☒ ☐ ☐ 17.06.080(A)3
h 

b. All service lines into the subject property shall be installed 
underground.   

Staff 
Comments 

All services to the mixed-use building are installed underground.   

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

Staff 
Comments 

N/A – No appurtenances are proposed on existing utility poles. 

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

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

☒ ☐ ☐ 17.06.080A4a a. Only drought tolerant plant species and/or xeriscape specific plant 
materials shall be used, as specified by the Hailey Landscaping Manual or an 
approved alternative. 

Staff 
Comments 

The design proposed drought tolerant grasses, shrubs, and trees, plus 
riverstone mulch. The proposed species are well-suited as street trees and for 
parking lots because of their size and tolerance for stressful conditions, 
including snow and air pollution. Please refer to Section 17.06.080A for further 
details. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.06.080A4b b. All plant species shall be hardy to the Zone 4 environment.   

Staff 
Comments 

All the proposed plant species are hardy to the Zone 4 environment of the 
Wood River Valley. 
 
The Commission found that the proposal met this standard. 
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☒ ☐ ☐ 17.06.080A4c 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 

Irrigation shall be required for the proposed design and has been made a 
condition of approval. 
 
The Commission found that the proposal met this standard. 
 

☒ ☐ ☐ 17.06.080A4d 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.  New 
landscaped areas having more than 10 trees, a minimum of 10% of the trees 
shall be at least 4- inch caliper, 20% shall be at least 3-inch caliper, and 20% 
shall be at least 2½ inch caliper and a maximum of 20% of any single tree 
species may be used in any landscape plan (excluding street trees).  New 
planting areas shall be designed to accommodate typical trees at maturity.  
Buildings within the LI and SCI-I zoning district are excluded from this 
standard.   

   Staff 
Comments 

Thirteen (13) trees are planned for the perimeter of the parking lot, including 
the street frontage and northside of the lot abutting private property. The 
landscaping screens the parking lot and improves the pedestrian experience on 
River Street. Grasses and shrubs are planned at ground-level, below the trees. 
Two (2) of the proposed trees will improve the courtyard of the adjacent mixed-
use building. As favored by the Hailey Tree Committee and recently by the 
Council, trees shall be no less than two-and-one-half (2 ½) inch caliper, but may 
be larger. The proposed trees are 2-2.5” caliper. The Landscape Plan does not 
delineate which trees will be of 2” or 2.5” caliper. Staff suggests that the trees 
proposed be no less than a 2.5” caliper. This has been made a Condition of 
Approval.  
 
Additionally, the Applicant is proposing a total of thirteen (13) trees onsite— 
the design surpasses the maximum allowed 20% or 2-3 trees of any one 
species, and includes 4-5 trees of each species. This shall be augmented to 
reflect a maximum of 20% of any single tree species to be planted onsite and 
no greater.  
 
The Commission agreed to make this a Condition of Approval. 

☐ ☐ ☒ 17.06.080A4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be 
provided to add color and interest to the outside of buildings in the LI and 
SCI-I zoning districts. 

Staff 
Comments 

N/A – This lot is located in the Business (B) and Townsite Overlay (TO) Zoning 
Districts. 

☒ ☐ ☐ 17.06.080A4f 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, 
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with different shapes and distinctive foliage, bark and flowers shall be used 
in beds, planter boxes, pots, and/or hanging baskets.   

Staff 
Comments 

The design proposes a diversity of plant species, including:  
- Three (3) different species of trees, of three different colors 
- Two (2) different species of grasses, including three different 

colors; and 
- One (1) type of shrub, which offers a unique geometry. 

The green, yellow, red, and blue colors of the plant species differ, yet 
complement each other. The grasses, shrub, and trees provide a variety of 
textures and geometries—as does the river stone mulch groundcover. Please 
refer to Section 17.06.080A4 for further details.   
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.06.080A4g g. Storm water runoff should be retained on the site wherever possible and 
used to irrigate plant materials. 

Staff 
Comments 

Storm water runoff will be retained onsite with one (1) drywell.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.06.080(A)4
h 

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

Staff 
Comments 

The landscaping maintenance will be coordinated by the property manager. 
 
The Commission found that the proposal met this standard.  

☒ ☐ ☐ 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 

The Applicant proposes to improve the existing retaining wall between the 
mixed-use building courtyard and the proposed parking lot. The retaining walls 
are subtle and topped with landscaping. They distinguish between the 
pedestrian and vehicular circulation area, while maintaining a soft an open 
feel. 
 
The Commission found that the proposal met this standard. 

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

Staff 
Comments 

N/A – The retaining walls exist; the proposed improvements are minor and 
would not reconstruct the walls. 
 

☒ ☐ ☐ 17.06.080(A)4
k 

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

Staff 
Comments 

N/A – The retaining walls exist; the proposed improvements are minor and 
would not reconstruct the walls. 
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☒ ☐ ☐ 17.06.080(A)4l p. Landscaping should be provided within or in front of extensive retaining 
walls.  

   Staff 
Comments 

The existing retaining walls are subtle and topped with landscaping.   
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.06.080(A)4
m 

q. Retaining walls over 24” high may require railings or planting buffers for 
safety.   

Staff 
Comments 

N/A – The retaining walls and surrounding walkways are existing and located 
on the adjacent lot. This project does not intend to reconstruct the retaining 
walls nor reconfigure the pedestrian circulation around the retaining walls. 

☒ ☐ ☐ 17.06.080(A)4
n 

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

Staff 
Comments 

N/A – The retaining walls and surrounding walkways are existing and located 
on the adjacent lot. This project does not intend to reconstruct the retaining 
walls nor reconfigure the pedestrian circulation around the retaining walls. 

 

Additional Criteria for Parking and Loading Spaces 
 

1. General Requirements  

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

☒ ☐ ☐ 17.09.020. Spaces Required: No building or structure shall be erected unless permanently 
maintained parking and loading spaces have been provided in accordance with the 
provisions of this chapter. 

Staff 
Comments 

N/A – This project does not include a building, but rather proposes to improve 
parking for the adjacent mixed-use building. 
 

☐ ☒ ☐ 17.09.040.07 Alterations Require Additional Parking: Any person making any alteration to a 
building or use, which increases the required parking of the building or use beyond 
that already provided, shall provide the additional parking spaces mandated by the 
alteration prior to completion of the alteration, except as otherwise provided herein. 

Staff 
Comments 

N/A – This project does not propose a new or altered building. 

☐ ☒ ☐ 17.09.040.07  C.   Central Business District: 
E. Continuation of a former use or a change of use within the central business 

district that does not involve the expansion of the gross floor area of the 
building is exempt from providing additional parking spaces. 

      2.   Should a change of use within the central business district involve the 
expansion of gross floor area of the building, only the additional building area is 
subject to the on-site parking requirements. (Ord. 1191, 2015) 
  

Staff 
Comments 

N/A – This project is located outside of the Central Core Overlay. 
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2. Standards 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.09.020. 17.09.020.01: LOCATION OF ON SITE PARKING SPACES: 

The following regulations shall govern the location of on site parking spaces and 
areas, except as otherwise provided below and in section 17.09.040.08 of this 
chapter: 

E. Single-Family Dwellings: Parking spaces for all single- family dwellings shall be 
located on the same lot as the dwelling which they serve, except as otherwise 
provided in section 17.09.040.01 of this chapter. 

   B.   Multi-Family, Institutional Uses: Parking spaces for multi- family or institutional 
uses shall be located not more than three hundred feet (300’) from the principal use. 
   C.   Commercial, Industrial Uses: Parking spaces for commercial or industrial uses 
shall be located not more than eight hundred feet (800’) from the principal use and 
must be located within a B, LB, SCI or LI district. 
   D.   Rear Location; Exception: New on site parking areas shall be located at the rear 
of the building, except within the SCI zoning district where parking is allowed at the 
side of the building. 
   E.   Prohibited Location; Exception: On site parking areas are not permitted between 
the sidewalk within the public right of way and the primary frontage of a building, 
except where the location of an existing buildings or site conditions precludes 
another location for parking; such parking requires a landscape buffer, or an 
alternative approved by the administrator, between sidewalk and parking. (Ord. 
1191, 2015) 
 

Staff 
Comments 

The proposed parking area is in the Business (B) District, includes commercial 
space, and is located less than 800 feet away from the mixed-use building 
courtyard. The proposed design meets these standards. 
 
The Commission found that the proposal met this standard. 

☐ ☒ ☐ 17.09.040.07 17.09.020.02: LOADING SPACE REQUIREMENTS AND DIMENSIONS: 
The following regulations shall apply to all commercial and industrial uses with on site 
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 four thousand 
(4,000) square feet, except grocery and convenience stores where one loading space 
shall be provided for a floor area in excess of one thousand (1,000) square feet. An 
additional loading space shall be required for every additional ten thousand (10,000) 
square feet of floor area, except grocery and convenience stores where an additional 
loading space shall be required for every additional five thousand (5,000) square feet 
of floor area. Such spaces shall have a minimum area of five hundred (500) square 
feet, and no dimension shall be less than twelve feet (12'). 
   B.   Access Driveways: Convenient access driveways to loading spaces from streets 
or alleys shall be provided; they shall not be less than twelve feet (12') in width. 
   C.   Projection Prohibited: No loading space required by this chapter shall project 
into any street, alley or other public right of way. (Ord. 1191, 2015) 

Staff 
Comments 

The existing alley is functional and has been incorporated into the design for 
vehicular access to the parking area, building services enclosure, and 
commercial loading. Although contrary to code, the alley was permitted for 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-7911#JD_17.09.040.08
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-7884#JD_17.09.040.01
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loading space in the 2019 Design Review process, as well as the within the 
existing Development Agreement. 
 
The Commission found that the proposal met this standard. 

☐ ☒ ☐ 17.09.020.03 PARKING CREDIT: 
Nonresidential uses within the business, limited business districts and transitional 
districts may improve city right of way and may be credited with the parking spaces 
created by that improvement. 
   A.   Location: Improvements shall be located within areas that meet the greatest 
number of the following criteria used to determine the funding priority of city 
projects: 
      1.   Located within one-fourth (1/4) or one-half (1/2) mile of a school; 
      2.   Provides continuous connection; 
      3.   Decreases a hazardous condition in need of repair; 
      4.   Located within or adjacent to designated bicycle and pedestrian corridors; 
      5.   Located within or adjacent to designated collectors; 
      6.   Provides neighborhood interconnection; 
      7.   Located within one-fourth (1/4) or one-half (1/2) mile of downtown or 
neighborhood services; 
      8.   Located within downtown. 
   B.   Requirements For Credit: Parking credited shall be subject to the following 
requirements: 
      1.   Improvements for parking spaces to be credited to a property will be 
constructed in accordance with city standards and approved engineered drawings for 
the right of way. Sufficient space, exclusive of travel lanes, for the planned parking 
within the right of way must exist. These improvements may include concrete curb, 
gutter and sidewalk, asphalt paving, storm drainage, street trees, including irrigation, 
ornamental lamps, benches, trash receptacles or other street furniture, parking 
striping or any other improvement considered necessary or appropriate to the district 
and surrounding uses by the administrator or the commission. 
      2.   No parking area within any city right of way shall be held or used for exclusive 
parking for any property owner. The right of way shall be open to use by the public. 
Upon approval by the council, the right of way improved may be posted for short 
term parking only. 
      3.   Credit shall also be given for those improvements installed as a portion of a 
local improvement district (LID) which assessed the subject property. 
      4.   The owner or owner's successors shall be credited the total number of spaces 
credited by an LID or other improvements to the city right of way allowed in this 
section. (Ord. 1191, 2015) 

Staff 
Comments 

N/A, as the proposed project is not eligible for this Parking Credit. The 
improvements to the public right-of-way were contemplated within the 2019 
Development Agreement to satisfy a portion of the required number of parking 
spaces onsite. The proposed onsite parking spaces and public right-of-way 
improvements are required to adequately serve the building situated on Lot 20, 
Block 20.  

☐ ☐ ☐ 17.09.020.04 MAINTENANCE: 
The owner of property used for parking and/or loading shall maintain such area in 
good condition without holes and free of all dust, trash, other debris and snow. (Ord. 
1191, 2015) 

Staff 
Comments 

The proposed parking area maintenance will be coordinated by the property 
manager. 
 
The Commission found that the proposal met this standard. 
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☒ ☐ ☒ 17.09.020.05 SURFACING AND CONSTRUCTION: 

   A.   All required parking and loading spaces, together with driveways, aisles and 
other circulation areas, shall be constructed in accordance with the city standards. 
   B.   Parking areas and driveways for single-family, accessory dwelling unit, and 
duplex residences may be improved with compacted gravel or other dustless 
material. (Ord. 1275, 2021; Ord. 1191, 2015) 
 

Staff 
Comments 

The proposed parking area will be paved with asphalt. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.020.06 DRAINAGE: 
All parking, loading or other nonpermeable surface areas shall provide for on site 
drainage of surface water to prevent the drainage of such water onto adjacent 
properties, walkways or into the public right of way. Drainage provided shall be in 
accordance with city standards. (Ord. 1191, 2015) 

Staff 
Comments 

The proposed design incorporates grading for drainage into one (1) new 
drywell well.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.020.07 LIGHTING: 
Any parking area which is intended to be used during non-daylight hours shall be 
properly illuminated to avoid accidents. Any lights used to illuminate a parking lot 
shall be so arranged as to direct the light away from the adjoining property, and shall 
be of a type and method of construction to shield the light source from direct view 
from any adjacent property or right of way. All parking area lighting shall comply with 
the standards as set forth in chapter 17.08, article C of this title. (Ord. 1191, 2015) 

Staff 
Comments 

See Section 17.08C.040C for a detailed explanation of the lighting for the 
proposed parking area. The proposed design abides by the permitted 
luminance or foot candles (Fc, Code allows for up to 1.5 Fc), it proposes a 
maximum of 0.23 Fc on the northernmost side of the lot, abutting private 
property. Additionally, trees and a fence on the northside of the lot provide 
screening. Staff does not anticipate light trespass. 
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.09.020.08A ACCESS: 
A.   Design: Except as otherwise provided herein, any parking area on private property 
shall be designed in such a manner that any vehicle leaving or entering the parking 
area from or onto a public street shall be traveling in a forward motion. 

Staff 
Comments 

N/A – The design proposes vehicular access via the alley, not the public street. 

☒ ☐ ☐ 17.09.020.08B B.   Through Alleys: Where alleys exist, access to on site parking for any 
nonresidential use or for any multi-family dwelling of three (3) or more units shall be 
from the alley. Parking areas adjacent to alleys may be designed to allow a vehicle to 
back from the parking area into the alley. 

Staff 
Comments 

The design proposes vehicular access via the alley, for an adjacent off-site 
mixed-use building. 
 
The Commission found that the proposal met this standard. 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6972#JD_Chapter17.08
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☐ ☐ ☒ 17.09.020.08C C.   Alley Not Present: If the site is not serviced by an alley, access shall be from a 

single approach to the street to confine vehicular/pedestrian conflict to limited 
locations, allow more buffering of the parking area and preserve the street frontage 
for pedestrian traffic. 

Staff 
Comments 

N/A – The design proposes vehicular access via the alley. 

☐ ☐ ☒ 17.09.020.08D D.   Visibility: Access for on site parking areas or loading spaces shall be located in 
such a way that any vehicle entering or leaving such area shall be clearly visible by a 
pedestrian or motorist approaching the access or driveway from a public or private 
street. 

Staff 
Comments 

N/A – The design proposes vehicular access via the alley, not the public street. 

☐ ☐ ☒ 17.09.040.07E E.   Subdivisions: Access for subdivisions shall be provided in accordance with 
standards set forth in title 16, chapter 16.04 of this code. 
  

Staff 
Comments 

N/A – The design does not include a subdivision. 

☒ ☐ ☐ 17.09.040.07F F.   Backing Design Permitted: Parking areas containing no more than two (2) parking 
spaces in any zoning district or parking areas within the LR, GR, TN, TI and LI districts 
may be designed to allow a vehicle to back from the parking area into the public right 
of way. 

Staff 
Comments 

Visitors may use the public alley to back out of the two (2) parking stalls 
furthest to the southeast. The proposed design prohibits backing into the public 
right of way on the street frontage. 
    
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.09.040.07 G.   Stacking: Parking areas for residential uses only may be designed to allow 
required parking spaces for one vehicle to deny access to another vehicle, thus 
"stacking" the parking area. For nonresidential uses, stacked parking may be allowed 
only for additional spaces that may be provided in excess of the required number of 
parking spaces. (Ord. 1191, 2015) 

Staff 
Comments 

N/A – No stacked parking areas are planned. 
 

☒ ☐ ☐ 17.09.020.0 
SCREENING 
& 
LANDSCAP-
ING: 
 

A.   Screening From Residential Property: 
      1.   All loading space areas and parking areas shall be screened from a public street 
and shall be screened on all sides which adjoin or face any residential property. 
      2.   The screening shall consist of an acceptably designed wall, fence or drought 
tolerant landscaping. 
      3.   Such a fence or wall shall be not less than four feet (4') nor more than six feet 
(6') in height and shall be maintained in good condition. The space between such 
fence or wall and the lot line of the adjoining premises in any residential district shall 
be landscaped with drought tolerant landscaping and maintained in good condition. 
 

Staff 
Comments 

The proposed parking area is screened from the street frontage and abutting 
private property to the north by one (1) six-foot cedar fence on the northern lot 
line, and landscaping on the western and northern lot lines. The proposed 
design meets these standards. 
 
The Commission found that the proposal met this standard. 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-4397#JD_Chapter16.04
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☒ ☐ ☐ 17.09.020.0B When Buffer Required: When a project is being reviewed pursuant to chapter 

17.06 of this title, and an existing on site parking area is located adjacent to a 
sidewalk, a landscape buffer is required between the surface of the parking area and 
the sidewalk. 

Staff 
Comments 

The proposed design incorporates a landscape buffer between the parking area 
and sidewalk. See Sections 17.06.080A4a-n for more details. The proposed 
design meets these standards. 
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.09.020.0B
C 

Landscaping Within Parking Area: Parking areas designed to accommodate sixty (60) 
or more cars shall include landscaping appropriately located within the parking area 
to adequately break up the pavement area. The landscaping shall include deciduous 
trees no smaller than two inch (2") caliper. 

Staff 
Comments 

The parking lot only includes 37 parking stalls and landscaping on the 
perimeter. Landscaping within the parking area is neither required nor 
included.  
 
The Commission found that the proposal met this standard. 

☐ ☐ ☒ 17.09.020.0B
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. (Ord. 1275, 2021; Ord. 1191, 2015) 

Staff 
Comments 

N/A – This project does not involve Accessory Dwelling Units. 

Compliant Standards and Staff Comments 
☐ ☐ ☒ 17.09.020.10 WHEEL BLOCKS: 

Whenever a parking lot extends to a property line, wheel blocks or other suitable 
devices shall be installed to prevent any part of a parked vehicle from extending 
beyond the property line. (Ord. 1191, 2015) 

Staff 
Comments 

N/A – The design does not propose any parking stalls abutting property lines. 
 

☒ ☐ ☐ 17.09.030 ON SITE PARKING DIMENSION: 
For the purposes of this chapter, the dimensions of all parking areas within the city 
right of way shall be in accordance with the city standards. The dimensions of all on 
site parking areas shall be according to the following table: 
 
Parking Angle: 60 degrees; 90 degrees 
Stall Width: 9 feet; 9 feet 
Stall Depth: 21 feet; 18 feet 
Aisle Width: 18 feet; 24 feet 

Staff 
Comments 

The proposed design adheres to the standards for parking stalls angled at 60 
and 90 degrees. Respectively, it includes: 

- stall widths of 9 feet; 
- stall depths of 21 and 18 feet; 
- aisle widths of 18 and 24 feet. 

The Commission discusses the parking dimensions at length. As articualted in 
the Conditions of Approval, City Staff and the Applicant Team will work 
internally to refine the River Street Concept if and where necessary. The 
Commission found that the proposal met this standard. 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6487#JD_Chapter17.06
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6487#JD_Chapter17.06
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☐ ☐ ☒ 17.09.040.01 RESIDENTIAL 

Staff 
Comments 

N/A – The proposed parking area is for a mixed-use building subject to the 
shared parking provisions below.  

☐ ☐ ☒ 17.09.040.02 COMMERCIAL, PROFESSIONAL, SERVICE, RECREATION AND ENTERTAINMENT: 
All commercial, professional, service, recreation and entertainment uses 
shall provide improved parking in the amount of one parking space for every 
one thousand (1,000) square feet of gross building area, except as follows: 
 

   Staff 
Comments 

N/A – The proposed parking area is for a mixed-use building subject to the 
shared parking provisions below. 
 

☐ ☐ ☒ 17.09.040.03 INSTITUTIONAL: 
Staff 
Comments 

N/A – The proposed parking area is for a mixed-use building subject to the 
shared parking provisions below. 
 

☐ ☐ ☒ 17.09.040.04 SCHOOLS: 
 

Staff 
Comments 

N/A – The proposed parking area is for a mixed-use building subject to the 
shared parking provisions below. 
 

☐ ☐ ☒ 17.09.040.05 INDUSTRIAL: 
Staff 
Comments 

N/A – The proposed parking area is for a mixed-use building subject to the 
shared parking provisions below. 
 

☒ ☐ ☐ 7.09.040.06 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. 
   B.   Criteria: The commission shall consider the following criteria when evaluating 
any application for parking in excess of that normally permitted. Applicants are 
required to satisfy at least four (4) of the following criteria: 
      1.   The excess parking area will be commonly used for public interests such as 
park and ride or carpool lots. The property owner will be permitted to reserve the use 
of the parking area twelve (12) days in any calendar year. 
      2.   The excess parking area provided would relieve or help to relieve a substantial 
shortage of parking within an eight hundred foot (800') radius. 
      3.   The excess parking area will not be adjacent to a public right of way, and will 
be separated from the right of way by a building. 
      4.   The excess parking area is part of an overall development scheme which 
compensates for insufficient parking in other portions of the same development. 
      5.   The excess parking area will be used as an alternate facility, such as a 
basketball court or skateboard park, when not in use as an overflow parking area. The 
property owner will be permitted to reserve the use of the parking area twelve (12) 
days in any calendar year. 
      6.   The excess parking area will surfaced with an alternative and attractive 
material. (Ord. 1191, 2015) 
 

Staff 
Comments 

Forty-nine (49) parking spaces were originally required of the properties within 
the 2008 Development Agreement. Within the Seconded Amended 
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Development Agreement, dated December 23, 2019, the development of 
surface parking on Lot 13, 14A, and within the public right-of-way adjacent 
thereto to serve the building situated on Lot 20A, Block 20, was approved.  
 
The Applicant is proposing to construct a 27-stall parking area on Lot 14A, as 
well as public right-of-way improvements adjacent thereto, which includes ten 
(10) additional parking spaces, for a total of 37 parking spaces to serve the 
building situated on Lot 20A, Block 20. The parking proposed is not in excess of 
200%, so the above standards do not apply.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08(
A) 

17.09.040.07: BICYCLE PARKING: 
All multi-family residential and commercial or mixed-use development, including new 
construction and additions, shall provide at least three (3) bicycle parking spaces or 
bicycle spaces equivalent to twenty five percent (25%) of the required number of 
vehicle parking spaces, whichever is greater. (Ord. 1191, 2015) 

Staff 
Comments 

Bicycle racks exist in front of the building located at 314 South River Street. It 
doesn’t appear that additional bicycle spaces are proposed at this time.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08A Shared Parking Program: Notwithstanding any other parking requirements set forth 
in this chapter, a mixed use shared parking program ("shared parking program") may 
be applied where mixed uses are proposed or existing, and the mix of uses creates 
staggered peak periods of parking demand. A shared parking program allows the 
property developer to use parking spaces more efficiently by allowing the same 
spaces to be "shared" by various land uses, thus reducing the total amount of 
required parking. A shared parking program may include parking on the same site or 
different sites subject to the provisions herein. Shared parking is not intended to be 
used by two (2) or more residential uses or other uses which have the same peak 
demand. 

Staff 
Comments 

It appears that the proposed parking area qualifies as a shared program for the 
mixed-use building on the adjacent lot. The Applicant can further describe if 
they intend to utilize a Shared Parking Program in this location.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08B Conditions: The commission may approve a shared parking program; provided that: 1) 
pedestrian access is provided to and from the parking area and the building; and 2) all 
other requirements set forth herein are met. 

Staff 
Comments 

The proposed project incorporates pedestrian access between the improved 
parking area, mixed-use building, and sidewalk. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08C  C.   Reserved Spaces; Handicap Accessible Spaces: Parking spaces that are reserved 
for a specific business purpose (e.g., reserved for doctors only) shall not be counted 
toward meeting the shared parking requirements. Handicap accessible spaces may be 
shared if they meet the requirements of the IBC and ANSI A117.1. 

Staff 
Comments 

The proposed design incorporates two (2) ADA parking spaces. 
 
The Commission found that the proposal met this standard. 
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☒ ☐ ☐ 17.09.040.08D Feasibility; Maximum Reduction: Those wishing to apply for a shared parking program 

must demonstrate to the commission the feasibility of shared parking in accordance 
with this section. The maximum reduction in the number of parking spaces required 
for all uses sharing the parking area shall be twenty percent (20%), unless otherwise 
provided by subsection F of this section. 

   Staff 
Comments 

It appears that the proposed parking area qualifies as a shared program for the 
mixed-use building on the adjacent lot. The Applicant can further describe if 
they intend to utilize a Shared Parking Program in this location.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08E Location On Different Lot Than Use: Shared parking spaces may be located on a 
different lot than the use, which it serves only where the following conditions are 
met: 
      1.   The parking is located no more than three hundred feet (300') from the use 
that it serves. The distance between the use and the parking lot shall be measured 
following a reasonable and safe walking route from the main entrance of the use to 
the nearest parking lot; 
      2.   The applicant(s) for a building permit or certificate of occupancy for the use 
which is to be served by a shared parking program shall submit a copy of a written 
agreement pursuant to subsection H of this section, along with his or her application 
for such permit or certificate. 
 

Staff 
Comments 

The proposed project is a parking area adjacent to the building it intends to 
serve, and is less than 300 feet from said building. The proposed design 
includes one (1) new walkway connecting the sidewalk, mixed-use building 
courtyard, and parking area; and relies on existing pathway infrastructure for 
additional pedestrian circulation between the parking area and courtyard. 
 
If intended and approved as a shared-parking program, the mixed-use building 
tenants shall submit a sign, as well as a shared-parking program agreement as 
part of their terms of occupancy. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08F    F.   Shared Parking Study: Determination of the shared parking requirements may be 
determined by the applicant using the parking calculation methods set forth in 
subsection G of this section, or the commission, in its sole and absolute discretion 
may allow shared parking arrangements based upon a more detailed study which 
clearly establishes which uses will utilize the shared spaces at different times of the 
day, week, month or year. A more detailed study may: 
      1.   Be based on the urban land institute's or another accredited methodology; 
      2.   Address the size and type of activities, the composition of tenants, the rate of 
turnover for proposed shared spaces and the anticipated peak parking and traffic 
loads. 

Staff 
Comments 

Staff does not consider a shared parking study to be necessary at this time. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08G   G.   Parking Credit Schedule Chart For Mixed Use Shared Parking Calculation: The 
minimum number of parking spaces required for a shared parking plan may be 
determined by multiplying the minimum parking requirements for each individual use 
by appropriate percentage, as set forth in table 1 of this section, for each of the five 
(5) designated time periods, and then add the resulting sums from each vertical 
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column. The column total having the highest total value is the minimum shared 
parking space requirement for that combination of land uses. 

Staff 
Comments 

The 2019 Development Agreement articulates 25,431 square feet being used 
for commercial space and 1,161 square feet being used for one (1) residential 
unit in the mixed-use building, for a total building square footage of 26,592 
square feet. Mixed-use buildings are required to provide 1.5 spaces per unit 
and commercial spaces are required to provide one (1) space per 1,000 square 
feet of building area Approximately 26 spaces are required to satisfy the 
commercial parking standards, as well as 1.5 spaces to satisfy the residential 
unit, which totals 27.5 parking spaces. The Applicant is proposing 27 parking 
spaces within the parking area, as well as ten (10) additional parking spaces 
within the public right-of-way, as contemplated within the 2019 Development 
Agreement.  When calculated referencing Table 1 in Section 17.09.040.8G, the 
shared parking space requirement is reduced by 1.5 spaces, or to 25.5 spaces. 
 
That being said, neither Staff nor the Applicant could verify the correct gross 
square footage of the building, which underwent several design modifications. 
If the Applicant and Staff agree to utilize the Shared Parking Program, gross 
square footage of the building will be determined and, subsequently, Staff and 
the Applicant will clarify how many parking stalls are required. An acceptable 
plan will be presented at a subsequent hearing.  
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.040.08H   H.   Agreement For Shared Parking Plan: The developer(s) applying for a shared 
parking program in accordance with this section shall submit a written agreement 
approved by the city attorney requiring that the parking spaces shall be maintained 
as long as the uses requiring the parking exist or unless the required parking is 
provided elsewhere in accordance with the provisions of this section. Such written 
agreement shall be recorded by the developer(s) with the Blaine County recorder 
prior to the issuance of a building permit or business license if no building permit is 
necessary, and a copy filed in the project review file. The agreement shall, at a 
minimum: 
      1.   List the names and ownership interest of all parties to the agreement and 
contain the signatures of those parties; 
      2.   Provide a legal description of the land upon which the parking area(s) and 
building(s) appurtenant to the parking areas are located; 
      3.   Include a site plan showing the area of the parking parcel and open space 
reserved area which would provide for future parking; 
      4.   Agree and expressly declare the intent for the covenant to run with the land 
and bind all parties and all successors in interest to the covenant; 
      5.   Assure the continued availability of the spaces for joint use and provide 
assurance that all spaces will be usable to all participating uses; 
      6.   Describe the obligations of each party, including the maintenance 
responsibility to retain and develop reserved open space for additional parking 
spaces if the need arises; 
      7.   Describe the method by which the covenant may be revised, if necessary. 
 

Staff 
Comments 

If approved as a shared-parking program, the Applicant shall review and sign a 
written agreement, prepared by staff and the City Attorney, affirming both the 
committed intent of serving the adjacent mixed-use building and the conditions 
determined by the Planning & Zoning Commission. 
 
The Commission found that the proposal met this standard. 
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☒ ☐ ☐ 17.09.040.08I Change In Use: In the event a use is changed, the application for the new business 

license related to the changed use must be accompanied by evidence that the parking 
necessary for the new uses does not exceed the amount that was required by the 
previous uses, or that the applicant can satisfy the parking requirements existing at 
that time. (Ord. 1191, 2015) 

Staff 
Comments 

The Applicant shall satisfy this requirement in the event of a change in use. 
 
The Commission found that the proposal met this standard. 

☒ ☐ ☐ 17.09.050 
IN LIEU 
CONTRIBUTI
ONS 

17.09.050.01 PURPOSE: 
In lieu parking contributions are hereby created to allow the city to waive parking 
requirements set forth in this chapter in exchange for the payment of fees to the 
parking improvement fund. (Ord. 1191, 2015) 
 

Staff 
Comments 

N/A – No in-lieu contributions are proposed as part of this project. 

☒ ☐ ☐ 17.09.050.02 GENERAL PROVISIONS: 
   A.   Application; Review: In lieu of providing the parking spaces required by this 
chapter, the owner of a building or use requiring parking spaces may, at their option, 
make application to the commission to make payments to the city, in an amount per 
parking space to be specified by the council by separate ordinance, for each parking 
space not provided. 
   B.   In Lieu Amount Reviewed By Council: The per space in lieu amount shall be 
reviewed on an annual basis by the council. Factors to be considered by the council 
when establishing the amount of funds to be contributed per in lieu space are: the 
cost of land; the amount of land needed for each parking space along with travel 
lanes, landscape areas and other amenities; the cost of physical improvements to the 
property, including grading, compaction, drainage, asphalt, concrete, landscaping, 
lighting, striping and other amenities as may be considered appropriate. 
   C.   Recommendation To Council: The commission, after hearing the application and 
receiving public testimony concerning it, shall make a recommendation to the council 
concerning the number, if any, of in lieu payments to be allowed. 
   D.   City Right To Deny: Maximum Percentage: The city reserves the right to deny in 
lieu payment. The maximum number of payments any business may make in lieu of 
providing parking shall not be greater than thirty three percent (33%) of the total 
number of parking spaces required. 
   E.   Elimination Of Off Street Parking: Property owners may eliminate existing off 
street parking if in lieu payment is approved and made according to the provisions of 
this section. 
   F.   Use Of Funds Received: All funds received in lieu of parking spaces shall be 
placed into a separate parking improvement fund to be used solely for the acquisition 
and/or improvement of public parking. 
   G.   Payment: Payment of in lieu fees must be made to the city prior to issuance of 
the applicable building permit or, in the case of an existing building, prior to issuance 
of a business license. (Ord. 1191, 2015) 
establishes which uses will utilize the shared spaces at different times of the day, 
week, month or year. A more detailed study may: 
      1.   Be based on the urban land institute's or another accredited methodology; 
      2.   Address the size and type of activities, the composition of tenants, the rate of 
turnover for proposed shared spaces and the anticipated peak parking and traffic 
loads. 
 

Staff 
Comments 

N/A – No in-lieu contributions are proposed as part of this project. 
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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 17.14.040(A), was given.  
2. The project is in general conformance with the Hailey Comprehensive Plan.  
3. The project does not jeopardize the health, safety, or welfare of the public.  
4. Upon compliance with the conditions set forth, the project conforms to the applicable 
standards of Chapter 17.14, Amendment, other Chapters of Title 17 and City Standards.  

 
DECISION 

 
A Design Review Application, submitted by FAPO Holdings Idaho, LLC, c/o Engel and Associates, LLC, 
represented by Samantha Stahlnecker, PE, of Opal Engineering, for the proposed parking lot 
improvements at 306 and 308 South River Street (Lots 13 and 14A, Block 20, Hailey Townsite), was 
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 the Design Review Guidelines, applicable 
requirements of the Zoning Ordinance, Title 18, and City Standards, provided conditions (a) through (l) 
are met: 
 

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

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

d) All new and existing exterior lighting shall comply with the Outdoor Lighting requirements 
according to 17.08C.   

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

f) The Landscape Plan shall be updated to show that all trees planted onsite be no less than two-
and-one-half (2 ½) inches in caliper size. 

g) The Landscape Plan shall be updated to show that all trees planted onsite do not exceed a 
maximum of 20% of any single tree species.    

h) A municipal water connection from the main line in the alley to the proposed street trees and 
onsite landscaping shall be established as part of the requested River Street Design Concept. 

i) If a Shared Parking Program is utilized, City Staff and the Applicant shall develop a written 
agreement affirming both the committed intent of serving the adjacent mixed-use building and 
the conditions determined by the Planning & Zoning Commission. 

j) Verification of the total number of required parking spaces to serve the building situated on Lot 
20A, Block 20, will be pursued by City Staff and the Applicant. Any changes or modifications 
hereto will be accounted for via a Design Review Modification, as approved by the Administrator 
and Chair.  

k) The Applicant shall incorporate the River Street Design within the proposed project, which best 
reflects the multimodal transportation concept as approved by the Hailey City Council. The 
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Applicant Team and City Staff shall work internally to modify the River Street Concept, if and 
where necessary for the dimensions of parking stalls, bike lanes, and sidewalks. The final design 
shall be reviewed and approved by the City Engineer prior to the commencement of 
construction.  

l) A Right-of-Way (ROW) Maintenance Agreement shall be developed and approved by the Hailey 
City Council with regard to infrastructure maintenance prior to completion of construction.  

 
 
 
 
 
Signed this _____ day of ________________, 2022.  
 
____________________________  
Janet Fugate, Planning & Zoning Commission Chair  
 
 
Attest:  
 
 
_______________________________  
Jessie Parker, Community Development Assistant 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 
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To:  Hailey Planning and Zoning Commission 
 
From:  Robyn Davis, Community Development Director 
 

Overview: Continuation of a Design Review Application by West of First, LLC, represented by Opal 
Engineering, for construction of a new 44-unit apartment building, to be located at 40 
McKercher Boulevard (Lot 1B, Block 2, Northridge Subdivision X). This parcel is located 

within the Business (B) and Downtown Residential Overlay (DRO) Zoning District. 
  
Hearing:  September 19, 2022 
 

 
Applicant: West of First, LLC 
 
Location/Size: 40 McKercher Boulevard (Lot 1B, Block 2, Northridge Subdivision X); 31,855 sq. ft. (0.73 

acres)  
 
Zoning:  Business (B) and Downtown Residential Overlay (DRO) Zoning Districts 
 
Notice: Notice for the September 19, 2022, public hearing was published in the Idaho Mountain Express 
on August 31, 2022 and mailed to property owners within 300 feet on August 31, 2022.  
 
Background and Application: In June 2021, Larry Green of L.L. Green’s received approval to rezone the 
subject parcel from Limited Business (LB) to Business (B) and remain within the Downtown Residential 
Overlay (DRO) Zoning District. The Final Plat to subdivide the parcel into two (2) lots, Lot 1A and Lot 1B 
(subject parcel) was also approved by the Hailey City Council in October 2021. Construction for the new 
L.L. Green’s Hardware Store is currently underway and will be constructed on Lot 1A. The proposed 
multifamily apartment building is requesting Design Review approval to begin construction on Lot 1B.  
 
This project, to be known as 40 McKercher, will comply with the DRO requirements and is proposing the 
following:  

• 44 residential units to comprise of:  
o Eight (8) two-bedroom units (1,226 sq. ft.) 
o Fourteen (14) one-bedroom units (624 sq. ft.) 
o Twenty-two (22) studio units (553 sq. ft.) 

• 56 total parking spaces:  
o 35 parking spaces within the enclosure (regular, compact, ADA, guest) 
o 21 parking spaces along the eastern side of the building (covered, uncovered, regular, 

compact, ADA, guest)  

• Shared vehicular access from existing easement between Lot 1A and 1B  

STAFF REPORT 
Hailey Planning and Zoning Commission 
Regular Meeting of September 19, 2022 
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• Secondary Driveway Access, Drainage, Landscaping and Utility Easement along east side of 
building  

• Reconstruction of the asphalt multiuse pathway to 10’ in width  

• 3,800 square feet of common useable open space   

• Additional covered storage for all residential units 

• Sustainable Building Initiatives: Build Better Program, US Green Building initiatives – utilizing 
Glulam/CLT and modular wood construction, utilizing Energy Start appliances, and future 
proofed for solar and electric-vehicle charging  

 
Parking for the proposed units will be accessed off the proposed driveway access, drainage, landscaping, 
and utility easement along the east side of the building, and from the existing public street, McKercher 
Boulevard. Twenty-one (21) parking spaces are proposed off this easement, which includes six (6) guest 
parking spaces, compact, regular, and ADA-compliant spaces. A 20’-wide entrance to a heated garage is 
also accessed off this easement. The garage contains 33 parking stalls. Two (2) guest spaces achieve 
access from the westernmost approach of the building, from the existing driveway access easement to 
benefit Lot 1B. All proposed parking is located on private property. Trash and recycling access can be 
achieved via the existing westernmost easement.  
 
While the apartment building is located within the Business (B) Zoning District, the Applicant is utilizing 
the Downtown Residential Overlay (DRO). Requirements within the DRO allow for greater flexibility with 
regard density, parking, open space, and setbacks. The Applicant is proposing a front yard setback of 25’ 
(required by the plat), a side yard setback of 4’-2” (west) and 23’ (east), and a rear yard setback of 0’. 
These setbacks are generous within the Business (B) District, as a 0’ setback is permitted on all sides.  
  
Procedural History: The Planning and Zoning Commission first heard the Planned Unit Development 
(PUD) and Design Review Pre-Applications on May 2, 2022. The Commission suggested that the 
Applicant Team consider the following:  

• Deed or rent-restricting units. The Applicant Team did not propose to offer deed or rent-restrict 
residential units.  

• Provide elevation of building from street level, specifically from First Avenue. The Applicant 
provided a color elevation of the building from First Street, which is attached.   

• Create more useable open space. The Applicant Team proposed to plant large trees and 
landscape features for residents and neighbors. Walkways framed by low level gabions provide 
wayfinding, and the parklet/green space adjacent McKercher Boulevard, provide attractive, 
exterior seating for residents and visitors alike. Patio space to the rear of the building is also 
proposed, and landscaping along the western side of the building naturally divides the building 
from the existing driveway easement.  

• Supply underground parking, if utilizing as an amenity for PUD. The Applicant Team withdrew 
the PUD Application, and they are no longer requesting waivers to the building height. No 
underground parking is proposed at this time.  

• Reduce building height and/or density. The Applicant Team withdrew the PUD Application, and 
they are no longer requesting waivers to the overall building height. The building height 
proposed is 35’, which is a permitted building height in the Business (B) Zoning District.  
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Then, at the first Design Review Application hearing on August 1, 2022, the Planning and Zoning 
Commission suggested that the Applicant Team consider incorporating and/or providing the following:  

• Removal of the gated entry into the covered parking area. While not required within Title 17, 
the Applicant has chosen to remove the proposed parking area gate.  

• Provide a Water Model Study commenting on water pressure and flow rates in this area. The 
Applicant has provided a Hydraulic Modeling Study from Clear Solutions Engineering (any 
comments from the City’s Contract Engineer, HDR, will be brought to the hearing). This technical 
memorandum presents the results of hydraulic modeling with any potential impacts of the 40 
McKercher project on the water system.  
 
To best assess the potential impacts of the proposed project on the water system, three (3) 
criteria were reviewed – Fire Flow, System Pressure, and System Velocity (see Table 3 and the 
summary below for further details): 

 
▪ Fire Flow. The State of Idaho requires public water systems to provide sufficient 

fire flow availability during maximum day demands while maintaining a 20 
pounds per square inch (psi) residual pressure in the distribution system. A 
minimum fire flow requirement of 1,500 gallons per minute (gpm) was 
established and approved by the City in the City’s 2015 Water Master Plan. The 
fire flow availability after construction of the proposed project would result in 
an availability of 1,830 gpm.  

▪ System Pressure. The State of Idaho requires public water systems to maintain 
a minimum pressure of 40 psi throughout the distribution system during peak 
hour demands. The minimum pressure after construction of the proposed 
project would result in a pressure of 71 psi at peak hour demand. 

▪ System Velocity. While the State of Idaho does not regulate pipe velocities in 
water distribution systems, velocities that exceed 6 to 8 feet per second (fps) 
result in decreased system performance and may result in excessive water 
hammer (vibrating pipes due to high pressure). For best practices, maintaining 
pipe velocities below 6 fps is recommended. The system velocity after 
construction of the proposed project would result in 0.38 fps at peak hour 
demand.  

 
For each of the criteria established above and located within Section 3 of the attached study, 
the system exceeds state regulatory requirements, as well as the recommended engineering 
standards for water system performance.  
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In conclusion, the proposed development has a negligible impact on the available fire flow, 
system pressure, and system velocity in the project area, and the City’s water system will 
continue to operate at an acceptable level with the additional demand from the proposed 44-
unit project.  

• Deed or rent-restricting units. Currently, the Applicant Team is not proposing to deed or rent-
restrict any of the residential units  

• Consider the utilization of traffic calming measures. The Applicant Team has supplied revised 
Civil Design Plans that illustrate pavement markings within the multiuse pathway, as we as the 
addition of a stop sign at the new private access approach onto McKercher Boulevard. The 
Applicant considered the inclusion of speed bumps; however, felt the markings and stop sign 
were more effective in providing protection of bicyclists and pedestrians utilizing the multiuse 
pathway.  

 
• Consider the addition of a berm and/or sound buffering. The Applicant Team is proposing open 

space between McKercher Boulevard and the proposed building; however, the Applicant Team 
feels this area is not large enough to provide for an effective sound-buffering berm. To provide 
some sound protection on the second and third levels, the Applicant Team is suggesting the 
addition of conifer trees in-lieu of the currently proposed deciduous trees along McKercher 
Boulevard. City Staff prefers to see tree species from the Approved Street Tree list utilized in this 
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area, as said trees, while located on private property, are considered street trees (also made a 
Condition of Approval within the Final Plat Application of Lot 1A and 1B (L. L. Green’s)).  

 
Public Hearing: A public hearing before the Planning and Zoning Commission was held on August 1, 
2022, in the Hailey City Council Chambers and remotely via GoTo Meeting. The project was continued, 
as the Commission requested that a Water Model Study be provided. A public hearing before the 
Planning and Zoning Commission will be held on September 19, 2022, in the Hailey City Council 
Chambers and remotely via GoTo Meeting.    
 

 

General Requirements for all Design Review Applications 
 

Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.050 Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: A Water Model Study was recommended by the City Engineer to 
prove water pressure and flow rates in this area. This study has been provided 
and is attached to this report. In summary, the Hydraulic Modeling Study and 
Memorandum from Clear Solutions Engineering notes that the impacts of the 
proposed development are negligible, and the City’s water system will 
continue to operate at an acceptable level with the additional demand (refer 
to the ‘Background and Application’ section of this report for further details).  
 
This analysis, while completed by a third party, will also be reviewed by the 
city’s contract engineer (SPF/HDR) for review and comment. Any comments 
made by SPF/HDR will be brought to the hearing.    

Life/Safety: The building shall comply with IFC and IBC code requirements. No 
additional comments at this time.  

Water and Sewer: No comments 

Building: No comments 

Streets: Drywell Permits shall be applied for at the time of the Building Permit.  
 
An aging eight (8) foot wide multiuse asphalt pathway exists along the 
property frontage (McKercher Boulevard) of the project. In lieu of the 
installation of a sidewalk or sidewalk in-lieu fees, the Applicant is required to 
reconstruct and increase this pathway to ten (10) feet in width along the 
property frontage, as well as the installation street trees (required by the Final 
Plat of L.L. Greens).  
 
The Streets Division recommends that the Applicant install audible warning 
inserts at the crosswalks over the easement between the subject parcel and 
L.L. Greens. This has been made a Condition of Approval.  
 
Regarding drainage improvements, the Streets Division further recommends 
that the proposed drywell located within the multiuse asphalt path be 
relocated outside of the pathway (see image within the Staff Report for 
further details). This has been made a Condition of Approval.  
 
Additionally, the Streets Division requests the following:  
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- No winter parking will be permitted along McKercher Boulevard and 

First Avenue. Any issues that arise or towing expenses will be the 
responsibility of the owner and/or HOA.  

This has been made a Condition of Approval. 

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

Staff Comments N/A, as no signage is proposed at this time. Signage must be reviewed via a 
Sign Permit Application, if proposed, and comply with City Standards.   

☒ ☐ ☐ 17.09.040 On-site 
Parking Req. 

See Section 17.09.040 for applicable code. 

 
Staff Comments The proposed project is located within the Downtown Residential Overlay 

(DRO). The Hailey Municipal Code requires a minimum of one (1) parking 
space per residential dwelling unit. The project proposes a total of 44 
residential units, thereby requiring that 44 onsite parking spaces be provided.  
 
The site plan shows a total of 56 parking spaces, which includes eight (8) guest 
parking spaces, as outlined within the DRO – at least one (1) parking space 
shall be provided for every six (6) dwelling units where the public right-of-ways 
are not improved. This provision requires that approximately eight (8) 
additional spaces be provided onsite, and the Applicant Team has shown eight 
(8) guest spaces and four (4) extra spaces in addition to the required 44 
spaces. The total number of spaces provided onsite is 56 parking stalls. 
 
Further, thirty-three (33) of the proposed spaces will be enclosed and on the 
ground level within the proposed building. These spaces will be guest, regular, 
compact and ADA. Twenty-one (21) spaces will be exterior spaces along the 
eastside of the structure. These spaces will be covered, uncovered, guest, 
regular, compact, and ADA. Two (2) additional spaces, located off the 
westernmost driveway access easement, are proposed as guest spaces. Three 
(3) accessible spaces have also been provided onsite: two (2) are located 
within the structure and one (1) space is located along the eastern side of the 
building, and closest to the lobby entrance, stairs, and elevator.  

 
The project meets the total number of parking spaces required by the Hailey 
Municipal Code.  

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

The parking requested above City Standards are not in excess of 200%. Fifty-
six (56) spaces are proposed; fifty-two (52) spaces are required.  

☒ ☐ ☐ 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 a variety of light fixtures. Cut sheets are attached 
and comply with Dark Sky Standards. The proposed fixtures can be reviewed 
on A1.1 of the Additional Drawings Set.  

☒ ☐ ☐ Bulk Requirements Zoning District: Business  
Maximum Height: 35’  
Required Setbacks:  

• Front Yard: 0’ 

• Side Yards: 0’ 

• Rear Yard: 0’ 
Staff Comments Zoning District(s): Business (B) and Downtown Residential Overlay (DRO) 

Proposed Height: 35’ from Finished Floor 
Proposed Setbacks:  

• Front Yard: 25’ (as required by the plat) 

• Side Yard (east): 23’ 

• Side Yard (west): 4’-2” 

• Rear Yard: 0’ 
 
The proposed project complies with setback requirements of the Hailey 
Municipal Code. The building height shall be measured from record grade, not 
finished floor. This has been made a Condition of Approval.  

☒ ☐ ☐ 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 An aging eight (8) foot wide multiuse asphalt pathway exists along the 
property frontage (McKercher Boulevard) of the project. In lieu of the 
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installation of a sidewalk or sidewalk in-lieu fees, the Applicant is required to 
reconstruct and increase this pathway to ten (10) feet in width along the 
property frontage, as well as the installation street trees (as required by the 
Final Plat of L.L. Greens). To provide some sound protection on the second and 
third levels, the Applicant Team is suggesting the addition of conifer trees in-
lieu of the currently proposed deciduous trees along McKercher Boulevard. 
City Staff prefers to see tree species from the Approved Street Tree list utilized 
in this area, as said trees, while located on private property, are considered 
street trees.  
 
The Streets Division recommends that the Applicant install audible warning 
inserts at the crosswalks over the easement between the subject parcel and 
L.L. Greens. This has been made a Condition of Approval.  
 
Regarding drainage improvements, the Streets Division further recommends 
that the proposed drywell located within the multiuse asphalt path be 
relocated outside of the pathway (see image below for further details). This 
has been made a Condition of Approval.  

  

☐ ☐ ☒ 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, as this site is not in Townsite Overlay. 
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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 The proposed building follows the grid pattern in downtown Hailey. The primary 
walls of the proposed building are oriented east/west, with the primary entrance 
facing north and having frontage off McKercher Boulevard. Exterior spaces are 
proposed along the north and south sides of the building, creating open spaces 
around the building that are usable by the residents of the building. Entries to 
and from the building are located adjacent to these open space areas. 

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

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

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

Staff Comments An aging eight (8) foot wide multiuse asphalt pathway exists along the property 
frontage (McKercher Boulevard) of the project. In lieu of the installation of a 
sidewalk or sidewalk in-lieu fees, the Applicant is required to reconstruct and 
increase this pathway to ten (10) feet in width along the property frontage, as 
well as the installation of street trees (required by the Final Plat of Lots 1A and 
1B). To provide some sound protection on the second and third levels, the 
Applicant Team is suggesting the addition of conifer trees in-lieu of the currently 
proposed deciduous trees along McKercher Boulevard. City Staff prefers to see 
tree species from the Approved Street Tree list utilized in this area, as said trees, 
while located on private property, are considered street trees. 
 
To ensure safe pedestrian access through the site, the Applicant has designed a 
four-foot (4’) wide heated paver walkway from the primary entrance through the 
open space parcel and to the multiuse asphalt pathway. A covered paver 
walkway, approximately five feet (5’) wide is proposed along the eastern side of 
the building, where it transitions around the corner and west to an uncovered 
pathway and connects to the trash area/easement between the subject parcel 
and Sublot 1A (L.L. Greens). Circulation to all entrances is pedestrian friendly and 
provides safe access to/from the building.  

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

Staff Comments The Applicant is proposing a trash enclosure area at the southwestern corner of 
the building. A heated paver walkway is proposed leading up to the enclosure 
area, which is screened by opening doors. This enclosure area can be accessed via 
an existing driveway access easement. A letter from Clear Creek Disposal was 
provided to City Staff on August 4, 2022, commenting on the adequacy of said 
enclosure/accessibility.  

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

Staff Comments N/A, as this block does not contain a platted alley. 

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

Staff Comments No vending machines will be located on the exterior of the building. This has been 
added as a Condition of Approval. 

☒ ☐ ☐ 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 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 Most of the onsite parking is located within the proposed structure. All other 
onsite parking is located along the eastern side of the structure. A useable 
prominent entrance is located on the front of the building and the parking area is 
buffered from the street by a multiuse asphalt pathway, open space, and 
building.  
 
Additionally, the Streets Division requests the following:  

- No winter parking will be permitted along McKercher Boulevard and 
First Avenue. Any issues that arise or towing expenses will be the 
responsibility of the owner and/or HOA.  

This has been made a Condition of Approval.  

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

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

   Staff Comments N/A, as the proposed use is residential. No retail, wholesale or warehouse 
occupancy is proposed.  

☒ ☐ ☐ 17.09.020.09A(3) Screening and Landscaping:  
A. Screening from Residential Property:  
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1. All loading space areas and parking areas shall be screened from 

the public street and shall be screened on all sides which adjoin 
or face any residential property.  

2. The screening shall consist of an acceptably designed wall, fence 
or drought tolerant landscaping.  

3. Such a fence or wall shall not be less than four (4’) feet nor more 
than six (6’) feet in height and shall be maintained in good 
condition. The space between such fence or wall and the lot line 
of the adjoining premises in any residential district shall be 
landscaped with drought tolerant landscaping and maintained in 
good condition.  

   Staff Comments  Onsite parking along the eastern side of the proposed building faces the large 
residential parcel to the east. The Applicant Team is proposing a ten-foot-wide 
(10’) landscape buffer to the east of the proposed Driveway Access, Drainage, 
Landscaping and Utilities Easement to screen said parking from any future 
residential properties within that block. The landscaping proposed is drought 
tolerant and will be maintained in a healthy condition by the Owner.  

☒ ☐ ☐ 17.09.020.09B B.     When Buffer Required: When a project is being reviewed pursuant to 
Chapter 17.06 of this title, and an existing onsite parking area is located 
adjacent to a sidewalk, a landscape buffer is required between the surface 
of the parking area and the sidewalk.  

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

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

Staff Comments This block does not contain a platted alley. The onsite parking area can be 
accessed via a new curb cut along McKercher Boulevard (a 26’-wide driveway 
access easement). The location of the access and parking area are along the 
eastern side of the proposed building, which buffers the parking from the street 
and preserves the street frontage for pedestrian traffic. Two (2) additional 
parking spaces can be accessed via the existing driveway access easement along 
the western side of the building. These spaces are enclosed within the proposed 
structure.   

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

Staff Comments Snow storage areas have been provided onsite where practical. The Applicant 
also intends to haul snow from the site where needed.  

☒ ☐ ☐ 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 The site plan proposes approximately 1,166 square feet of snow storage areas for 
Lot 1B, which is 85% more than the improved parking, vehicle and pedestrian 
circulation areas. These areas do not impede vehicular circulation areas; 
however, it appears that a snow storage area is proposed in the open space 
located to the rear of the building. Snow shall not be stored within useable open 
spaces areas and shall be relocated from this space. This has been made a 
Condition of Approval.  

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

Staff Comments Snow storage areas vary in width, and they appear to meet all requirements.  
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☒ ☐ ☐ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are 
not practical. 

Staff Comments It is anticipated that snow will be stored onsite, as well as hauled from the site, 
where necessary.  

☒ ☐ ☐ 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 Snow storage areas to not impede parking areas, nor vehicular circulation of the 
site. It appears that a snow storage area is proposed in the open space located to 
the rear of the building. Snow shall not be stored within useable open spaces 
areas and shall be relocated from this space. This has been made a Condition of 
Approval. 

☒ ☐ ☐ 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 Snow storage areas contain shrubs, native grasses and other low-lying plants. 

 

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

Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.080(A)2a a. The proportion, size, shape and rooflines of new buildings shall be 

compatible with surrounding buildings. 

Staff Comments The proposed building responds to the layout of the individual housing units. The 
articulation of the exterior decks, rooflines, and materials complement the 
surrounding area. The roofline is articulated in a comparable manner to the 
surrounding area with varying overhangs and parapets that provide human scale 
to the overall massing, as well as visual identity to each individual residence. The 
building is proportional in size and shape to the surrounding building(s) 
(AmericInn), and the use of natural stone, exposed structural timber and siding 
offer warmth, variety and visual interest.  

☐ ☐ ☒ 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.   

Staff Comments The Applicant has integrated the building to the surrounding site and greater 
area. Open space areas, pathway connections and various exterior materials 
emphasize human scale, are pedestrian oriented and encourage human activity. 
The large trees and landscape features provide screening for both residents and 
neighbors. Walkways framed by low level gabions provide wayfinding and 
exterior seating that encourages human activity. Green space and a parklet are 
proposed along McKercher Boulevard to further enhance pedestrian interaction.  

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

Staff Comments The front façade and front entry of the building faces McKercher Boulevard. 
Paver pathways, open space and seating areas adjacent to the primary entrance 
create human scale and break up larger building surfaces.  
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The enclosed parking podium is expressed in the form of natural rock filled 
gabions while mass timber (glulam/CLT) members articulate the structure. The 
housing units themselves, rest on top of this stone base and create a rhythm of 
board/baton covered masses and light exterior decks. The roof line is articulated 
in a comparable manner with varying overhangs and parapets that give a human 
scale to the overall building massing and a visual identity to each individual 
residence. The use of trellising, overhangs, and fenestration in the form of railings 
and siding provide shade, scale, and privacy. The use of natural stone, exposed 
structural timber and siding expressed in warm earth tones, with black/bronze 
steel railings and facias, together offer multiple layers of material expression and 
detail. 

☐ ☐ ☒ 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 building is three stories in height and contains a flat roof. The 
variety of colors utilized, proposed decks and overhang features, and vertical 
siding and natural stone, provide depth, shadow lines, and human scale to the 
building façades.  

☒ ☐ ☐ 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. 
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ii. South facing windows with eave coverage. At least 40% of 

the building’s total glazing surface shall be oriented to the 
south, with roof overhang or awning coverage at the 
south. 

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

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

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

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

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

- The proposed building utilizes mass timber and prefabrication to 
mitigate excessive use of concrete and construction waste  

- The prefabricated building components will be manufactured from 
Idaho, mitigating the costs of transport and logistics  

- The building will be entirely electric, with no gas service 
- Energy Star Appliances will be utilized  
- Windows on the south side of the building will have trellis/shade 

features 

- The building will be constructed with conduit for future solar and electric 
vehicle charging stations. Wire for solar and EV chargers will be run at 
the time of solar panel or EV charger install.  

☒ ☐ ☐ 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 Pedestrian areas are either under covered walkways or have the appropriate 
snow retention devices above to prevent snow from falling directly onto adjacent 
sidewalks. Pathways to the primary entrance, drive entry and trash enclosure 
area are proposed to incorporate heat to further mitigate snow and ice buildup 
within these areas. 

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

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

☐ ☐ ☒ 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  N/A, as a Master Signage Plan is not required of a single-tenant building. 

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

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

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

Staff Comments N/A, as no accessory structures are proposed. 

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

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

Staff Comments N/A, as no walls or fences are proposed at this time.  

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

Staff Comments N/A, as no walls or fences are proposed at this time.  

☒ ☐ ☐ 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 Roof-mounted equipment is proposed and will be located toward the center of 
the roof. All roof-mounted mechanical equipment shall be screened or not visible 
from the ground level of on-site parking areas, adjacent streets and properties. 
This has been made a Condition of Approval.  

☒ ☐ ☐ 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 The Applicant intends to construct the building with conduit for future solar and 
electric vehicle charging stations. The wiring for solar and EV chargers will be run 
at the time of solar panel or EV charger install. No additional hardware for 
alternative energy sources is proposed at this time.  

☒ ☐ ☐ 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 using a wall, fence, or 
landscaping, or shall be enclosed within a building.   

Staff Comments Ground-mounted mechanical equipment is not anticipated for the proposed 
building. All service lines into the property shall be installed underground and no 
service equipment shall be placed on utility poles.  

☒ ☐ ☐ 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 
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☒ ☐ ☐ 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials 

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

alternative. 

Staff Comments Drought tolerant plant species are proposed. The Applicant is proposing the 
following landscaping onsite:  
Trees:  

- Three (3) Washington Hawthorn Trees at 2 ½” caliper  
- Three (3) Thornless Honeylocust Trees (Street Trees) at 4” caliper 
- Three (3) Autumn Blaze Maple Trees at 4” caliper  
- Three (3) Tartarian Maple Trees at 3” caliper  
- One (1) Crabapple Morning Princess Tree at 2 ½” caliper  

Evergreen Trees (19 at 12’ in height or ~3” caliper): 
- Sub Alpine Fir 
- Colorado Spruce  
- Austrian Pine   

Small Evergreen Trees (11 total at 15 gallons each or ~2 ½” caliper): 
- Rocky Mountain Juniper 
- Tannenbaum Pine 

Shrub Massing (35 total at 5 gallons each):  
- Peking Cotoneaster  
- Diablo Ninebark 
- Miss Kim Lilac 
- Snowmound Spirea 
- Tor Birchleaf Spirea 
- Common Snowberry  

Ornamental Grasses and Perennials (180 total at 5 gallons each):  
- Reed grass 
- Flame Grass 
- Blue Oat Grass 
- Black Eye Susan  
- Lavender 
- Salvia 

Grass Space (1,300 square feet of sod):  

- Drought tolerant Wood River Low Maintenance Scottish Links (Hard 
Fescue, Chewing Fescue, Sheep Fescue, Idaho Fescue) 

 
To provide some sound protection on the second and third levels, the Applicant 
Team is suggesting the addition of conifer trees in-lieu of the currently proposed 
deciduous trees along McKercher Boulevard. City Staff prefers to see tree species 
from the Approved Street Tree list utilized in this area, as said trees, while located 
on private property, are considered street trees, and were required as part of the 
Final Plat process for Lot 1A and 1B (L.L. Green’s).  

☒ ☐ ☐ 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 
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tolerant plant species and/or xeriscape specific plant materials.  Features that 

minimize water use, such as moisture sensors, are encouraged. 

Staff Comments A drip irrigation system will be installed according to City Standards. The 
automatically controlled system includes a smart controller and rain sensor for a 
water wise system. Low water use rotator nozzles will be installed in grass spaces 
and irrigation systems will not be placed against the pavement – these will be 
positioned in a way that they do not spray 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.  New landscaped 

areas having more than 10 trees, a minimum of 10% of the trees shall be at 

least 4-inch caliper, 20% shall be at least 3-inch caliper, and 20% shall be at 

least 2½ inch caliper and a maximum of 20% of any single tree species may be 

used in any landscape plan (excluding street trees).  New planting areas shall 

be designed to accommodate typical trees at maturity.  Buildings within the LI 

and SCI-I zoning district are excluded from this standard.   

Staff Comments Proposed landscaping is varied. A combination of trees, shrubs, and native 
grasses will be utilized to soften the site. This is a newly landscaped area, and 
more than ten (10) trees are proposed. The Applicant is proposing a total of 43 
trees. The breakdown is as follows:  

- A minimum of 10% of the trees, or four (4) of the trees, shall be at least 
a four-inch (4”) caliper. The Applicant is proposing a total of six (6) trees 
at a 4” caliper.  

- A minimum of 20% of the trees, or eight (8) trees, shall be at least a 
three-inch (3”) caliper. The Applicant is proposing a total of twenty-two 
(22) trees at a 3” caliper.  

- A minimum of 20% of the trees, or eight (8) trees, shall be at least a two-
and-one-half-inch (2 ½”) caliper. The Applicant is proposing a total of 
fifteen (15) trees at a 2 ½” caliper.    

☐ ☐ ☒ 17.06.080(A)4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be 

provided to add color and interest to the outside of buildings in the LI and SCI-

I zoning districts. 

Staff Comments N/A, as this parcel is located within the Business (B) Zoning District.  

☒ ☐ ☐ 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 The subject parcel is located within the Business (B) Zoning District. The 
landscape plan incorporates a variety of trees, shrubs, grasses and perennials 
that soften the site, while also providing visual interest from the various colors, 
textures and forms of each plant. There are also open areas that further enhance 
the site – open space, benches and parklet seating, heated pathways, and 
distinctive foliage (see image below for images of the proposed plant material). 
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☒ ☐ ☐ 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and used 

to irrigate plant materials. 

Staff Comments Storm water runoff is located within the landscaping beds, turf area, and/or 
drywells, as shown on the civil plans.  

☒ ☐ ☐ 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the 

project appears in a well-maintained condition (i.e., all weeds and trash 

removed, dead plant materials removed and replaced). 

Staff Comments The Applicant shall be responsible for maintaining plant material in a healthy 
condition. Plants were chosen for reduced maintenance, drought tolerance and 
ability to thrive in the 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 N/A, as no retaining walls are proposed at this time. 

☐ ☐ ☒ 17.06.080(A)4j j. Retaining walls shall be constructed of materials that are utilized elsewhere 

on the site, or of natural or decorative materials.   

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

☐ ☐ ☒ 17.06.080(A)4k k. Retaining walls, where visible to the public and/or to residents or employees 

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

horizontal separation of walls.   

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

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

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

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

safety.   

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

☐ ☐ ☒ 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at least 
12 to 16 inches wide. 
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Staff Comments N/A, as no retaining walls are proposed at this time.  

 

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

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

 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.080(D)1a a. The location of the buildings shall respond to the specific site conditions, such 
as topography, street corners, open space and existing and planned adjacent 
uses. 

Staff Comments The proposed building complements the surrounding area and adjacent uses. 
The proposed residential use within the Business (B) Zoning District will create a 
strong transition from adjacent commercial uses, Albertsons, L.L. Greens 
(proposed), and the AmericInn. The proposed building will create a natural 
transition from commercial use to higher-density residential use, and in-turn, to 
less-dense residential use that is evident in the original Townsite. 

 
Integration of the building to the surrounding site and landscape is an 
imperative facet of the project with a variety of key large trees and landscape 
features providing screening for both residents and neighbors alike. Walkways 
framed by low level gabions provide way finding and exterior seating that allows 
the green space/parklet provided on McKercher Boulevard, to give the residents 
an attractive, exterior communal area. Native plantings, together with sensitive 
landscape lighting, further embed the structure in the surrounding area.  

☒ ☐ ☐ 17.06.080(D)1b b. Site plans shall include a convenient, attractive and interconnected 
pedestrian system of sidewalks and shared pathways to reinforce pedestrian 
circulation within a site. 

Staff Comments The site plan includes convenient, attractive and interconnected pedestrian 
system of pathways, multiuse and perimeter, as well as open space pathways, 
which reinforces pedestrian circulation of the site.  

☒ ☐ ☐ 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and 
create gathering places.  

   Staff Comments An aging eight (8) foot wide multiuse asphalt pathway exists along the property 
frontage (McKercher Boulevard) of the project. In lieu of the installation of a 
sidewalk or sidewalk in-lieu fees, the Applicant is required to reconstruct and 
increase this pathway to ten (10) feet in width along the property frontage, as 
well as the installation street trees (required by the Final Plat of Lots 1A and 1B).  
 
To ensure safe pedestrian access through the site, the Applicant has designed a 
four-foot (4’) wide heated paver walkway from the primary entrance through the 
open space parcel and to the multiuse asphalt pathway. A covered paver 
walkway, approximately five feet (5’) wide is proposed along the eastern side of 
the building, where it transitions around the southeast corner and moves west to 
an uncovered pathway. This path connects to the trash area/easement between 
the subject parcel and Sublot 1A (L.L. Greens). Circulation to all entrances is 
pedestrian friendly and provides safe access to/from the building. 
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Pedestrian amenities include open space at the front and rear of the building. 
This open space includes seating, turf area, bicycle racks and raised planters to 
encourage human interaction. 

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

 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.080(D)2a a. Buildings shall incorporate massing, group lines and character that responds 
to single-family homes. Buildings may also include the use of varying 
materials, textures and colors to break up the bulk and mass of large multi-
family buildings. Windows should be residential in scale and thoughtfully 
placed to provide for privacy and solar gain.   

Staff Comments The proposed building design provides a transition to adjoining residential 
neighbors. Design features that reduce the mass of the building include:  

- This building is three stories in height - the total building along all 
frontages rises to a maximum of 35’ allowing for the ground level to be 
dedicated purely to enclosed parking. The height varies along all 
frontages, bringing variety and interest to each elevation. 

- The rhythm of the building responds to the layout of the individual 
housing units, the articulation of exterior decks, roof lines and a 
material approach that grounds the project in the surrounding area. 
The roof line is articulated in a comparable manner with varying 
overhangs and parapets that give a human scale to the overall building 
massing and a visual identity to each individual residence.  

- The use of trellising, overhangs, and fenestration in the form of railings 
and siding provide shade, scale, and privacy.  

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

The proposed residential use within the Business (B) Zoning District will create a 
strong transition from adjacent commercial uses, Albertsons, L.L. Greens 
(proposed), and the AmericInn. The proposed building will create a transition 
from commercial use to higher-density residential use, and in-turn, to less-dense 
residential use that is evident in the original Townsite. 

☒ ☐ ☐ 17.06.080(D)2b b. At ground level, buildings shall present a setting that is visually pleasing to 
the pedestrian and that encourages human activity and interaction. 

Staff Comments The building achieves human scale using a prominent entrance, open space 
areas, pathway connections and various exterior materials. The landscaping also 
maximizes human scale and enhances the “sense of place”. The large trees and 
landscape features provide screening for both residents and neighbors. 
Walkways framed by low level gabions provide wayfinding and exterior seating 
that encourages human activity. Green space and a parklet are proposed along 
McKercher Boulevard to further enhance pedestrian interaction. 

 
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. 
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2. The project conforms to the applicable specifications outlined in the Design Review 

Guidelines, as set forth herein, applicable requirements of the Hailey Municipal Code, 

and City Standards. 

B. Conditions. The Commission or Hearing Examiner may impose any condition deemed 

necessary. The Commission or Hearing Examiner may also condition approval of a project with 

subsequent review and/or approval by the Administrator or Planning Staff. Conditions which 

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

1. Ensure compliance with applicable standards and guidelines. 

2. Require conformity to approved plans and specifications. 

3. Require security for compliance with the terms of the approval. 

4. Minimize adverse impact on other development. 

5. Control the sequence, timing, and duration of development. 

6. Assure that development and landscaping are maintained properly. 

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 improvements:  
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i. Install audible warning inserts at the crosswalks over the easement between the 

subject parcel and the neighboring parcel (Lot 1A - L.L. Greens).  
ii. Replace the existing asphalt path along McKercher Boulevard and the property’s 

frontage with a new 10’ wide multiuse asphalt path. 
iii. The drywell located within the 10’-wide asphalt multiuse path shall be relocated 

from the path. This revision shall be shown on the Building Permit submittal.  
d) The Applicant shall be responsible for winter snow clearing and maintenance of the of 

the McKercher Boulevard multiuse path. 
e) No winter parking will be permitted along McKercher Boulevard and First Avenue. Any 

issues that arise or towing expenses will be the responsibility of the owner and/or HOA. 
f) The Applicant shall be responsible for the maintenance of all landscaping: perimeter, 

onsite, screening east of the easternmost easement, and street trees.  
g) The building height shall be measured from record grade, not the finished floor. The 

Building Permit plans shall include the building height as measured from record grade.  
h) Snow shall not be stored within proposed open space areas. All snow stored within 

these areas shall be relocated and/or hauled from the site.  
i) The project shall be constructed in accordance with the Application or as modified by 

these Findings of Fact, Conclusions of Law, and Decision. 
j) 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. 

k) 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. 

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

nor the edge of the road.  

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

 
Motion Language: 
Approval: Motion to approve the Design Review Application by West of First, LLC, represented by Opal 
Engineering, for construction of a new 44-unit apartment building, to be located at 40 McKercher 
Boulevard (Lot 1B, Block 2, Northridge Subdivision X), finding that the project does not jeopardize the 
health, safety or welfare of the public and the project conforms to the applicable specifications outlined 
in the Design Review Guidelines, applicable requirements of the Hailey Municipal Code, Title 18, and City 
Standards, provided conditions (a) through (n) are met. 
 
Denial: Motion to deny the Design Review Application by West of First, LLC, represented by Opal 
Engineering, for construction of a new 44-unit apartment building, to be located at 40 McKercher 
Boulevard (Lot 1B, Block 2, Northridge Subdivision X, 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]. 
 









































































































































































































































лрл
л

мл
лл

мр
лл

нл
лл

нр
лл

ол
лл

ор
лл

пл
лл

пр
лл

лΦ
л

мл
Φл

нл
Φл

ол
Φл

пл
Φл

рл
Φл

сл
Φл

тл
Φл

ул
Φл

уκ
мо

κм
ф ф

Υо
л 

!a
уκ

мо
κм

ф ф
Υо

л 
ta

уκ
мп

κм
ф ф

Υо
л 

!a
уκ

мп
κм

ф ф
Υо

л 
ta

уκ
мр

κм
ф ф

Υо
л 

!a

Cƭƻǿ wŀǘŜ όƎǇƳύ

tǊŜǎǎǳǊŜ όǇǎƛύ

bƻ
Ǌǘ

ƘǊ
ƛŘ

ƎŜ
 {ȅ

ǎǘ
ŜƳ

 у
κм

оκ
мф

 ǘƻ
 у

κм
рκ

мф

bw
.t

{ t
ǊŜ

ǎǎ
ǳǊ

Ŝ
пп

л 
²

 a
Ŝŀ

Řƻ
ǿ

тм
л 

Yƛ
ƴǘ

ŀƛ
ƭ

bw
.t

{ C
ƭƻ

ǿ
¢ǳ

Ǌō
ƛƴ

Ŝ C
ƭƻ

ǿ

Fi
gu

re
 4 

Ty
pi

ca
l W

at
er

 S
ys

te
m

 P
er

fo
rm

an
ce

 d
ur

in
g 

Irr
ig

at
io

n 
Se

as
on

 
   



Figure 5 
 Baseline “Worst-Case” 
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Alternative 1A – New Pressure Zone for Northridge & Old Cutters, and NRBPS & River St 
Pump Control Modifications 
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Figure 6 
Alternative 1A – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 1E – Partial Hydraulic Isolation of the Northridge Area
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Figure 8 
Alternative 1E – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 1F –Partial Hydraulic Isolation of Northridge & NRBPS Pump Control 
Modification
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Figure 10 
Alternative 1F – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 1G – New Pressure Zone for Northridge & Old Cutters, Pump Control 
Modificactions to NRBPS and River Street 
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Figure 12 
Alternative 1G – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternatives 2A/2B/2C – Northridge and River Street Pump Control Modification
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Figure 14 
Alternative 2C – Hydraulic Model Results 

 

 

  



Alternative 4A – New Well in Sunbeam Development near Carbonate Street 
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Figure 15 
Alternative 4A – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4B – New Well in 2-IT Ranch Development near Highway 75
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Figure 17 
Alternative 4B – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4C – New Well in Northridge Area near W Meadows Dr.
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Figure 19 
Alternative 4C – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4G –New Partial Pressure Zone & New Well in Northridge Area near W 
Meadows Dr. 
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Figure 21 
Alternative 4G – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4H – New Pressure Zone & New Well in Northride Area near W Meadow Dr

¶

¶
¶



Figure 23 
Alternative 4H – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4J – New Pressure Zone & New Well in Sunbeam Development near 
Carbonate St
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Figure 25 
Alternative 4J – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4K – New Pressure Zone & New Well in 2-IT Ranch near Highway 75
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Figure 27 
Alternative 4K – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4L – New Pressure Zone & New Well in Sunbeam near Carbonate St, and 
NRBPS Pump Control Modifications
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Figure 29 
Alternative 4L – Hydraulic Model Results 
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This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternative 4M – New Pressure Zone & New Well in 2-IT Ranch Development near 
Highway 75, and NRBPS Pump Control Modifications 
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Figure 31 
Alternative 4M – Hydraulic Model Results 
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This cost estimate reflects our professional opinion of accurate costs at this time based on current conditions at the project location.
This estimate is subject to change through the project planning and design process. Actual construction cost will depend on the cost
of labor, materials, equipment, and services provided by others, contractor’s methods of determining prices, competitive bidding and
market conditions. 



Alternatives that Failed Preliminary Screening
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Table 4 
Maximum Day Demand 2013-2017

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec
(MGD) (MGD) (MGD) (MGD) (MGD) (MGD) (MGD) (MGD) (MGD) (MGD) (MGD) (MGD)

2017 1.4 1.3 1.3 1.6 3.8 5.1 6.0 6.0 5.5 3.0 1.4 1.6
2016 1.0 1.7 1.0 2.0 3.5 6.0 6.6 6.3 5.6 2.5 1.2 1.2
2015 1.1 1.0 1.1 3.6 4.0 6.4 5.9 5.4 4.8 3.5 1.2 1.0
2014 2.1 1.2 2.2 2.1 5.0 5.8 7.2 5.7 4.7 3.3 1.1 1.1
2013 1.8 1.6 1.4 3.2 4.8 6.0 5.2 5.1 5.6 2.2 2.0 1.2

Year
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SUMMARY OF SCENARIOS 
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APPENDIX B 
SIMULATED AVAILABLE FIRE FLOW MODELING RESULTS 

 



BASELINE SIMULATED AVIALABLE FIRE FLOW 
 

 

  



1 CHECK VALVE 
 SIMULATED AVIALABLE FIRE FLOW 

 

 

  



3 CHECK VALVES 
 SIMULATED AVIALABLE FIRE FLOW 

 

 

  



4 CHECK VALVES 
 SIMULATED AVIALABLE FIRE FLOW 

 

  



7 CHECK VALVES 
 SIMULATED AVIALABLE FIRE FLOW 

 

 



Figure 1 
 Summary of Northridge Area Water Pressure Study 
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Table 1 
 Conditions Resulting in Low Water Pressure in Northridge & Old Cutters 

¶

 

¶

 

Turbine Tank Level (ft) >11 <10.5
Northridge Pump Station OFF ON
River St Pump Station OFF ON
3rd Ave Pump Station OFF ON
Woodside Pump Station ON ON
Water Demand <75% PHD >80% PHD
Min. Pressure in Study Area 32 psi 36 psi
Min. NRBPS Pressure 55 psi 69 psi

Water System Status Condition 2Condition 1



¶

¶

¶



¶
¶
¶
¶

¶

¶
¶
¶
¶





Figure 2 
Alternatives 2C/6A & River Street Upgrades - Hydraulic Modeling Results 

 

 

Note: Figure 2 presents the results of modeling 100% of Peak Hour Demand with both Northridge pumps on, the new 
River Street pump on, and a new 16-inch pipe in W Meadows Dr.  

bŜǿ мсέ tƛǇŜ 
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To:  Hailey Planning & Zoning Commission 
 
From:  Cece Osborn, Community Development City Planner 
 
Overview: Consideration of a Text Amendment to Title 17: Zoning Regulations, Chapter 17.09: 

Parking and Loading Spaces, Section 17.09.040.02: Commercial, Professional, Service, 
Recreation, and Entertainment to change the parking requirement for theatres from one 
(1) parking stall per 4.5 persons to one (1) parking stall per one thousand (1,000) square 
feet of gross building area. The Applicant requests the text amendment to support the 
viability of a movie theatre business at 801 N. Main Street (Lots 2, Block 2) in the 
Business (B) and Downtown Residential Overlay (DRO) Zoning Districts. 

 
Hearing: September 19, 2022 

 
Applicant: Williams Family Trust, represented by Samantha Stahlnecker, PE, of Opal Engineering  
 
Location: 105 Empty Saddle Trail & 801 N. Main Street (Lots 1-2, Block 2)  

 
Zoning:  Business (B) and Downtown Residential Overlay (DRO) Zoning Districts 
 
Notice:  Notice for the public hearing was published in the Idaho Mountain Express and mailed 

to public agencies on the same day, August 29, 2022. 
 
Background: The Applicant owns Lots 1-2, Block 2 (105 Empty Saddle Trail & 801 North Main Street) in 
Hailey, as well as Lot 1, Block 1 (111 Empty Saddle Trail), of which, all three are a part of the Saddle River 
Subdivision and located within the Business (B) and Downtown Residential Overlay (DRO) Zoning Districts.  
 
Lot 2, Block 2 of Saddle River Subdivision (801 North Main Street) has operated as a four-plex cinema 
with seating for a total of five hundred (500) persons. Under a Development Agreement and subsequent 
amendments (Instrument Numbers 507867 and 544996), the Applicant: 

• dedicated a portion of the property to the City of Hailey as an extension of River Street,  
• committed to and constructed curb, gutter, sidewalk, and utility improvements on the westside 

of Main Street, southside of Empty Saddle, and both sides of the River Street extension,  
• monetary contributions of $6,000 for the installation of asphalt pavement along the River Street 

extension, and $25,000 for a credit of eight (8) parking spaces (the original Development 
Agreement stipulated a parking space credit of 29 spaces. The First Amended Development 
Agreement increased the parking credit to a new total of 37 spaces); and 

STAFF REPORT  
Hailey Planning and Zoning Commission  
Regular Meeting of September 19, 2022 



                                                                                             Text Amendment: Title 17, Chapter 17.09, Section 17.09.040.02 
105 Empty Saddle Trail & 801 N. Main Street (Lots 1-2, Block 2)  

                                                                                                                          Hailey Planning & Zoning Commission – September 19, 2022 
Staff Report – Page 2 

 
 

• developed a total of 136 parking spaces, within the subdivision and for the movie theatre 
building. The breakdown of parking within Phase I is as follows:  

o 79 parking spaces onsite, 
o 20 on-street parking spaces, and  
o 37 parking spaces credit, as negotiated by the City Council in the First Amended 

Development Agreement. 
 

Phase II of the project required a total of 172 parking spaces, or an additional 36 parking spaces onsite. 
Phase II, which included the construction of two (2) additional movie-plexes, was never constructed.  
During the height of the COVID-19 pandemic, the movie theatre business was closed for an extended 
period, and upon reopening, experienced low attendance numbers. In hopes of attendance numbers 
increasing post-pandemic, the Applicant subsidized the movie theater business by renting the premises 
for less than market-rate. Unfortunately, the attendance numbers did not increase enough to support a 
return to market-rate rent, and the movie theatre business closed on August 31, 2022. As such, the 
building at 801 North Main Street is currently vacant.  
 
Given the unique building layout and the shared value of the movie theatre as an important community 
amenity, the Applicant and City Staff would like to maintain the movie theatre use at 801 North Main 
Street. When assessing the viability of a movie theatre business in downtown Hailey, the Applicant finds 
the following conditions to be challenging: 

1. The current economy of reduced box-office revenue, 
2. High labor costs, and  
3. The high cost of land in downtown Hailey. 

 
The Applicant contends that a movie theatre business under the aforementioned conditions is only 
viable if the required parking area footprint is not only reduced but minimized. Therefore, the Applicant 
is proposing a Text Amendment to the required parking for theatres— stating, “…a reduction in required 
parking would allow the existing movie theatre to remain as an amenity for the City of Hailey and its 
residents.” In the Text Amendment Application, the Applicant elaborates on and justifies the proposed 
Text Amendment with the following considerations:  

1. The previous movie theatre business found the parking lot to be underutilized;  
2. The applicable Zoning Districts favor higher density, which could be achieved with in-fill 

development instead of parking; and 
3. The City’s Comprehensive and Master Transportation Plans prefer enriching activity centers (like 

movie theatres) and b) non-motorized transportation modes in Downtown Hailey. 
 
Specifically, the Applicant proposes to change parking requirements for theaters from one (1) parking 
stall per four-and-one-half (4.5) persons to one (1) parking stall per 1,000 square feet of gross building 
area by removing “theatres” from the exception laid out in the table under Section 17.09.040.02. Below 
is the proposed modification: 
 

17.09.040.02: COMMERCIAL, PROFESSIONAL, SERVICE, RECREATION, AND ENTERTAINMENT: 
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All commercial, professional, service, recreation and entertainment uses shall provide improved 
parking in the amount of one (1) parking space for every one-thousand (1,000) square feet of 
gross building area, except as follows: 
 

Athletic fields and other outdoor sports 
facilities 

1 space per 5,000 square feet of gross land 
area. 

Auditoriums, theatres, sports arenas, and 
other assembly areas not otherwise 
regulated herein 

1 space for each 4.5 persons at the rated 
maximum occupancy of the building. 

Golf course 2 spaces per hole, 2 spaces per driving range 
and 2 spaces per putting green, plus space as 
required for any clubhouse. 

Tennis courts 1 space per court. 

(Ord. 1191, 2015} 

Standards & 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 the public health, safety, and 

general welfare. 
 
1. The proposed amendment is in accordance with the Comprehensive Plan. 
A Text Amendment to sustain and encourage the movie theatre use associated with the Applicant’s 
property at 801 North Main Street meets several of the goals of the Comprehensive Plan. Below are the 
goals that Staff finds most relevant to this project.  

• Section 5: Land Use, Population and Growth Management 

o 5.2 Maintain Downtown as the area containing the greatest concentration 
of commercial, cultural, civic activity and the priority area for encouraging 
higher density commercial and mixed use (commercial and residential) 



                                                                                             Text Amendment: Title 17, Chapter 17.09, Section 17.09.040.02 
105 Empty Saddle Trail & 801 N. Main Street (Lots 1-2, Block 2)  

                                                                                                                          Hailey Planning & Zoning Commission – September 19, 2022 
Staff Report – Page 4 

 
 

development. 

The proposed Text Amendment supports maintaining an activity center-- 
the movie theatre-- in Downtown Hailey, adding to its concentration of 
commercial, cultural, and civic activity. The proposal may also encourage 
higher density. For example, if land is not required for parking it can be 
developed for high density commercial and mixed-use purposes.  

o 5.5 Lessen dependency on the automobile. 

The Applicant’s property is located on a public transit thoroughfare (Main 
Street) and adjacent to River Street, where walking and bicycling is the City’s 
preferred mode of transportation. In accordance with the existing public 
transit services on Main Street and in-progress walking and infrastructure on 
River Street, the Applicant’s request to lower the parking requirement for 
movie theatres aligns with the Comprehensive Plan’s goal to lessen 
dependency (and use) of single-occupancy vehicles. 

• Section 7: Demographics, Cultural Vitality, Social Diversity & Well-Being 

o 7.2 Encourage projects and programs that seek to provide opportunities for 
cultural, cross-cultural, and educational enrichment. 

The movie theatre use that the Applicant seeks to maintain and support, 
through this Text Amendment Application, may serve as an activity center that 
will provide cultural, cross-cultural, and educational enrichment. 

• Section 10: Transportation 

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

By lessening dependency on automobiles and supporting non-motorized modes 
of transportation— for example, through the River Street Mobility Concept— 
the City of Hailey adheres to its goal of creating and maintaining a pedestrian 
and bicycle-friendly community with a safe, convenient, and efficient multi-
modal transportation system. Shifting resources and land-use to favor walking 
and biking, rather than driving, will aid the City of Hailey in accomplishing the 
goals laid out in the Comprehensive Plan.    

 
For additional examples of Comprehensive Plan goals that are relevant to this proposal, see the attached 
Test Amendment Application. 
 
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. 
 
While the Test Amendment Application does not impose additional costs for public facilities and 
services, it proposes to reduce the amount of parking that the Applicant will provide for a future movie 
theatre business. Currently, Staff believes the amount of parking available on River Street is adequate, if 
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not in excess. Furthermore, the proposed Text Amendment would allow for infill development that may 
create higher density uses, which overall would make more efficient use of public facilities and services. 
 
3. The proposed uses are compatible with the surrounding area. 
The proposed Text Amendment seeks to sustain and encourage movie theatre use in the Business (B) 
and Downtown Residential Overlay (DRO) Zoning Districts, and would allow for a greater amount of 
high-density in-fill development. Both outcomes of the proposal— mixed-use and high-density infill 
development— are compatible with the existing uses and planning goals for the surrounding area. 
 
4.      The proposed amendment will promote the public health, safety, and general welfare. 
As explained above, the proposed Text Amendment adheres to the goals of the Hailey Comprehensive 
Plan. By supporting plans for high-density infill development, multi-modal transportation, and 
cinematic arts in Downtown Hailey, the proposed Text Amendment supports the public health, safety, 
and general welfare of the Hailey Community. 
 
 
MOTION LANGUAGE: 
Approval: 
Motion to recommend approval to the City Council an Ordinance amending Hailey Municipal Code—
Title 17: Zoning Regulations, Chapter 17.09: Parking and Loading Spaces, Section 17.09.040.02: 
Commercial, Professional, Service, Recreation, and Entertainment— to change the parking requirements 
for theaters from 1 parking stall per 4.5 persons to 1 parking stall per 1,000 square feet of gross building 
area, as shown in the attached ordinance.  

 
Denial: 
Motion to recommend denial of the revisions described herein to the Hailey Municipal Code— Title 17: 
Zoning Regulations, Chapter 17.09: Parking and Loading Spaces, Section 17.09.040.02: Commercial, 
Professional, Service, Recreation, and Entertainment— to change the parking requirements for theaters 
from 1 parking stall per 4.5 persons to 1 parking stall per 1,000 square feet of gross building area, 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 __________________ [the Commission should specify a date].  
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