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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

 
On August 16, 2021, the Planning and Zoning Commission considered and approved a Preliminary Plat 
Application by Emerald City, LLC, represented by Galena Engineering, where the existing building located 
on Lot 4HA, Block 4, Airport West Subdivision Phase II (110 Gulf Stream Lane) is converted into three (3) 
commercial condominiums. This project is located within the SCI Industrial (SCI-I) Zoning District.  
 
The Planning and Zoning Commission enters these Findings of Fact, Conclusions of Law and Decision. 
                               

FINDINGS OF FACT 
                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on July 28, 2021 and 
mailed to property owners on July 22, 2021. 
 
Application: Emerald City, LLC, represented by Galena Engineering, submitted a Preliminary Plat 
Application for approval of a condominium plat/subdivision to an existing building located on Lot 4HA, 
Block 4, Airport West Subdivision Phase II (110 Gulf Street Lane).  
 
The existing building is situated on a parcel that is 22,980 square feet (0.53 acres) in size. The Applicant 
is proposing to divide the existing building (12,168 gross square feet in size) into three (3) live/work 
condominium units, ranging in size from 1,991 square feet to 7,130 square feet. Presently, the second 
floor is utilized as showroom and office space. The first floor is utilized for storage, wood working and 
finishing. All common area has been designated on the plat and draft Condominium Declarations have 
been submitted, which addresses all commonly owned areas.  
 
As a Condominium Conversion, pursuant Section 16.07.070 of the Hailey Municipal Code, the 
Preliminary Plat is not subject to Section 16.04.110 of the Hailey Municipal Code, which addresses parks, 
pathways, and other green spaces.  
 
Procedural History: The Application was submitted on July 8, 2021 and certified complete on July 8, 
2021. A public hearing before the Planning and Zoning Commission was held on August 16, 2021, in the 
Council Chambers of Hailey City Hall, and virtually via GoTo Meeting.  
 

Standards of Evaluation for a Subdivision 

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

☒ ☐ ☐ 17.06.050 Complete Application  

☒ ☐ ☐ Department 
Comments  

Engineering: No comments  

 Life/Safety: The conversion and separation of units shall meet IFC and City 
Standards. 
Water and Wastewater: The Water Department notes the following:  

- There are two (2) water services to the property; however, only one 
(1) service is being utilized. The Applicant shall either pay 



Preliminary Plat: Emerald City Condominium Conversion 
110 Gulf Stream Lane (Lot 4HA, Block 4, Airport West Subdivision Phase II) 

Hailey Planning and Zoning Commission  
Findings of Fact – September 7, 2021 

Page 2 of 11 
 

 
 

connection fees to connect to the second service or abandon this 
service at the water main.  

The comments above have been made Conditions of Approval.  
Planning: It appears that all exterior lighting is Dark Sky compliant; however, 
any and all exterior lighting that does not meet City Standards shall be 
replaced with Dark Sky compliant fixtures. This has been made a Condition of 
Approval. 
Building: No comments  
Streets: No comments 
City Arborist: No comments   

☒ ☐ ☐ 16.04.010 
Development 
Standards 

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

Staff 
Comments 

Please refer to the specific standards as noted herein. 

 16.04.020: Streets:  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 16.04.020 Streets: Streets shall be provided in all subdivisions where necessary to provide 
access and shall meet all standards below. 

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

Staff 
Comments 

The parcel is located within the Airport West Subdivision and is surrounded 
by private streets and/or alleys. Frontage of the building faces Gulf Stream 
Lane. The eastside of the building connects to Lear Lane and the rear of the 
building can be accessed from a private alley. These streets/alleys are 
existing and can safely accommodate existing and anticipated traffic. The 
building is existing and there are four (4) commercial bays that gain access 
from the private alley.  
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The Commission found that this standard and all other standards pertaining 
to Section 16.04.020: Streets, which are not listed below, have been met 
and/or are not applicable.     

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

There is an existing sidewalk along the front of the building (the property 
frontage of Gulf Stream Lane) leading to each entrance. No other sidewalks 
exist adjacent to the building, nor within the surrounding area/private 
streets, as sidewalks on the private streets were not required as part of the 
Airport West Subdivision. Sidewalks do exist on all public streets (Aviation 
Drive and Merlin Loop). The Commission found that this standard has been 
met.  

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

Staff 
Comments 

Please refer to Section 16.04.030(A) for further details. The Commission 
found that this standard has been met. 

☒ ☐ ☐ C. New sidewalks shall be planned to provide pedestrian connections to any existing 
and future sidewalks adjacent to the site.   

Staff 
Comments 

Please refer to Section 16.04.030(A) for further details. The Commission 
found that this standard has been met. 

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

Staff 
Comments 

N/A. Please refer to Section 16.04.030(A) for further details and/or 
comments noted by City Staff. The Commission found that this standard has 
been met. 

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

Staff 
Comments 

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

16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

There is an existing private alley, which complies with all standards of 
Section 16.04.040.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.04.040: Alleys and Easements, which are not listed below, have 
been met and/or are not applicable.       

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

    The following easements are existing:  
- 24’-wide Access and Utility Easement to Benefit Lots 4A thru 4O, 

Block 4 (Gulf Stream Lane) 
- 36’-wide Access and Utility Easement to Benefit Lots 4A thru 4O, 

Block 4 (Lear Lane) 
- 30’-wide Access and Utility Easement to Benefit Lots 4A thru 4O, 

Block 4 (alley) 
- 10’x10’ Drainage Easement to Benefit Block 4 
- 10’-wide Landscape Easement to Benefit Airport West Subdivision 

and Building Setback Line  
- Snow Storage Easements, which will remain as existing, as outlined 

on the 2004 Plat 

The Commission found that this standard has been met. 
16.04.050: Blocks 

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

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

Staff 
Comments 

All proposed blocks are shown on the Preliminary Plat. The Commission 
found that this standard has been met. 

16.04.060: Lots 
Compliant Standards and Staff Comments 

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

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

   Staff 
Comments 

N/A, as the lot is located within the SCI-I zoning district. Single-family 
residences are not permitted within the zoning district and the lot conforms 
to the minimum standards for lots within this district. The Commission found 
that this standard has been met.   

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

Staff 
Comments 

The Applicant is proposing to the existing building to condominiums. The lot 
and building are existing; however, the subject parcel is more than double 
the minimum lot size required for the zoning district (10,890 square feet is 
the minimum lot size). The parcel is 22,980 square feet in size.  
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That said, unless the existing building were demolished, no further 
subdivision of the parcel is possible. The Commission found that this 
standard and all other standards pertaining to Section 16.04.060: Lots, which 
are not listed below, have been met and/or are not applicable.       

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

N/A, as the building and subdivision are existing. The Commission found that 
this standard and all other standards pertaining to Section 16.04.070: 
Orderly Development, which are not listed below, have been met and/or are 
not applicable.     

☐  ☐ ☒ D.  When the developer of contiguous parcels proposes to subdivide any portion of 
the contiguous parcels, an area development plan shall be submitted and 
approved. The Commission and Council shall evaluate the following basic site 
criteria and make appropriate findings of fact: 

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

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

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

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

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

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

Staff 
Comments 

N/A, as no contiguous parcel is owned by the Applicant. The Commission 
found that this standard has been met.    

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

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

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

Staff 
Comments 

N/A, as no perimeter walls, gates or landscape berms are proposed. The 
Commission found that this standard and all other standards pertaining to 
Section 16.04.080: Perimeter Walls, Gates and Berms, which are not listed 
below, have been met and/or are not applicable.      

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

Yes No N/A City Code City Standards and Staff Comments 
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☐ ☐ ☒ A. Plans Required: Proposed subdivisions shall be carefully planned to be compatible 
with natural topography, soil conditions, geology and hydrology of the site, as well 
as to minimize cuts; fills, alterations of topography, streams, drainage channels; 
and disruption of soils or vegetation. Fill within the floodplain shall comply with 
the requirements of the Flood Hazard Overlay District of the Zoning Ordinance. 

Staff 
Comments 

N/A, as the building and subdivision are existing. The site is relatively flat and 
no floodplain exists. 
 
The Commission found that this standard and all other standards pertaining 
to Section 16.04.090: Cuts, Fills, Grading and Drainage, which are not listed 
below, have been met and/or are not applicable.      

16.04.100: Overlay Districts  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

N/A, as the existing parcel is not located within the Flood Hazard Overlay 
District.   
 
The Commission found that this standard and all other standards pertaining 
to Section 16.04.100: Overlay Districts, which are not listed below, have been 
met and/or are not applicable.      

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

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

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

Staff 
Comments 

N/A. As a Condominium Conversion, pursuant Section 16.07.070 of the 
Hailey Municipal Code, the Preliminary Plat is not subject to the Parks, 
Pathways and Other Green Spaces standards noted in Section 16.04.110 of 
the Hailey Municipal Code.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.04.110: Parks, Pathways and Other Green Spaces, which are 
not listed below, have been met and/or are not applicable.      

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

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

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

N/A, as the building is existing and all infrastructure is in place.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.05: Improvements Required, which are not listed below, have 
been met and/or are not applicable.      

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

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

Staff 
Comments 

N/A, as all public infrastructure is existing.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.05.020: Streets, Sidewalks, Lighting, and Landscaping, which 
are not listed below, have been met and/or are not applicable.     

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

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

Staff 
Comments 

N/A, as all sewer connections are existing.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.05.030: Sewer Connections, which are not listed below, have 
been met and/or are not applicable.     

16.05.040: Water Connections 

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

Staff 
Comments 

There are two (2) water services to the property; however, only one (1) 
service is being utilized. The Applicant shall either pay connection fees to 
connect to the second service or abandon this service at the water main.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.05.040: Water Connections, which are not listed below, have 
been met and/or are not applicable.     
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16.05.050: Drainage  
☐ ☐ ☒ 16.05.050 Drainage: The developer shall provide drainage areas of adequate size and number 

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

Staff 
Comments 

N/A, as the building, subdivision and streets are existing.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.05.050: Drainage, which are not listed below, have been met 
and/or are not applicable.     

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

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

Staff 
Comments 

N/A, as all utilities are in place.  
 
The Commission found that this standard and all other standards pertaining 
to Section 16.05.060: Utilities, which are not listed below, have been met 
and/or are not applicable.     

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

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

Please refer to Section 16.04.110 for further detail. The Commission found 
that this standard has been met.   

16.05.080: Installation to Specifications; Inspections  
☐ ☐ ☒ 16.05.080 Installation to Specifications; Inspections: All improvements are to be installed 

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

Staff 
Comments 

N/A, as no new construction or improvements are proposed. The Commission 
found that this standard has been met.  

16.05.090: Completion; Inspections; Acceptance  

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

Staff 
Comments 

N/A, as no new construction or improvements are proposed; however, if 
infrastructure improvements take place, this standard shall be met. The 
Commission found that this standard has been met. 

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

Staff 
Comments 

N/A, as all major infrastructure is complete. The Commission found that this 
standard has been met. 

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

Staff 
Comments 

If any improvements are installed, as built drawings will be required. This 
standard will be met.  

16.07: Condominiums  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

A copy of the Condominium Declarations has been submitted.  
 
The City has not and will not in the future determine the enforceability or validity 
of the Declaration of Covenants, Conditions, and Restrictions or other private 
agreements. The Commission found that this standard has been met. 

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

Staff 
Comments 

The building is existing and four (4) commercial bays are also existing. The 
Commission agreed that these bays do not function like traditional garages, as 
they are being utilized as workspace areas, rather than for parking and storing 
cars, and automotive repair. As such, the Commission found that the bays do not 
need to be designated on the preliminary and final plats as garages, and on all 
deeds associated with the condominium units. The Commission found that this 
standard has been met. 

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

Staff 
Comments 

Per Title 17, Section 17.09.040.01, Condominium units require 1.5 parking spaces 
per unit. Additionally, commercial uses require one (1) parking space per 1,000 
square feet of gross building area. The existing building will have three (3) 
residential units, which requires approximately five (5) parking spaces. The 
building area is approximately 12,168 gross square feet in size; therefore, 
approximately 12 parking spaces are required. The total number of parking 
spaces required is 17 onsite parking spaces.  
 
The existing building has a total of 22 onsite parking spaces, and one (1) 
accessible space, which complies with the standard noted herein. The 
Commission found that this standard has been met. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=4&find=17-17.09
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☒ ☐ ☐ 16.07.050  Construction Standards: All condominium project construction shall be in accordance 
with the IBC, IRC and IFC. (Ord. 1191, 2015) 

Staff 
Comments 

The building is existing and was constructed in 2003, and in accordance with the 
IBC, IRC and IFC Requirements in place at that time. The Commission found that 
this standard has been met. 

☒ ☐ ☐ 16.07.060  General Applicability: All other provisions of this title and all applicable ordinances, 
rules and regulations of the city and all other governmental entities having jurisdiction 
shall be complied with by condominium developments. (Ord. 1191, 2015) 

Staff 
Comments 

Upon meeting the proposed Conditions of Approval, the proposed Application 
does not appear to conflict with other provisions. The Commission found that 
this standard has been met. 

☒ ☐ ☐ 16.07.070  Conversion: The conversion by subdivision of existing units into condominiums shall 
not be subject to section 16.04.110 of this title. (Ord. 1191, 2015) 

Staff 
Comments 

Please refer to Section 16.04.110 for further information. The Commission found 
that this standard has been met.  

 
CONCLUSIONS OF LAW 

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

1. Adequate notice, pursuant to Title 16, Section 16.03.010, of the Hailey Municipal Code, was given 
for the public hearing.  

2. Upon compliance with the conditions noted below, the Application substantially meets the 
standards of approval set forth in the Hailey Municipal Code.  
 

DECISION 
The Preliminary Plat Application by Emerald City, LLC, represented by Galena Engineering, where the 
existing building located on Lot 4HA, Block 4, Airport West Subdivision Phase II (110 Gulf Stream Lane) is 
converted into three (3) commercial condominiums, has been approved, and meets the standards of 
approval set forth in the Hailey Municipal Code, and is recommended for approval by the Hailey 
Planning and Zoning Commission, subject to the following conditions, (a) through (k), as noted below: 
 

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

Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey approval, and shall meet City Standards 
where required. Infrastructure requirements include:  

i. There are two (2) water services to the property; however, only one (1) service is being 
utilized. The Applicant shall either pay connection fees to connect to the second service 
or abandon this service at the water main.  

c) Issuance of permits for the construction of buildings within the proposed subdivision shall be 
subject to Section 16.02.080 of the Hailey Municipal Code. 

d) All improvements and other requirements shall be completed and accepted, or surety provided 
pursuant to Subsections 16.03.030(I) and 16.05.090(B) of the Hailey Municipal Code, prior to 
recordation of the Final Plat. 

e) Any Subdivision Inspection fees due shall be paid prior to recording the Final Plat. 
f) Any Application Development fees shall be paid prior to recording the Final Plat. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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g) All new and existing exterior lighting shall comply with the Outdoor Lighting requirements 
according to 17.08C.   

h) Billing and utility payment information shall be addressed in the Condominium Declarations. 
i) Commonly-owned areas shall be addressed in the Condominium Declarations. 
j) All provisions of the Hailey Municipal Code, including but not limited to use regulations and 

parking requirements shall continue to be met. 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. 

k) The Final Plat must be submitted within one (1) calendar year from the date of approval of the 
Preliminary Plat, unless otherwise allowed for within a Phasing Agreement.   

 
 
Signed this _____ day of ________________, 2021. 
 
 
 
____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 
 

 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

On August 16, 2021, the Hailey Planning and Zoning Commission considered and approved a Design 
Review Application by Kilgore Properties, LLC, for construction of Sweetwater Condominiums (Phase I) 
to be located at Block 2, Sweetwater PUD Subdivision. Phase I includes five (5), ten-plex, three-story 
condominium buildings and one (1) amenity building, which includes a clubhouse and pool. The 
live/work units in Phase I will remain as approved. The total number of units proposed for Phase I is 57 
units (50 residential units and seven live-work units).  
 
This project was approved by the Planning and Zoning Commission on December 2, 2019; however, the 
Applicant has reconfigured the overall site plan (Phase I and Phase II), to consist of thirteen (13), ten-
plex, three-story condominiums, an amenity building, and one (1) three-plex and one (1) four-plex 
live/work building. This if for the entirety of Block 2; however, Phase I is only being considered at this 
time.  
 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on July 28, 2021 and 
mailed to property owners within 300 feet on July 27, 2021. 
 
Background and Project Overview. On August 7, 2006, the Commission approved 474 Club, LLC’s, 
Design Review Application to construct 421 dwelling units within the Sweetwater Subdivision. The 
subject parcel, Block 2, was approved to have three (3), 14-unit condominiums (42 units in total), five 
(5), six (6) unit townhouses (30 units in total), six (6) unit live/work building (6 units in total), one (1) 
carriage house (1 unit in total), and ten (10), four (4) unit townhouses (40 units in total). A total of 124 
units (118 residential units and six live/work units) were proposed. The previous project also consisted 
of:  

o P.U.D. Amenities include:  
 1.6-acre (69,696 square feet) Park 
 5,200 square foot Amenity Building, which includes exercise rooms and fitness 

equipment, hobby and craft rooms, lounge and kitchen 
 Tot Lot  
 Wood River Trail Connection and Public Transit Facilities 

 
Then, on December 2, 2019, the Commission approved Kilgore Properties, LLC, Design Review 
Application to construct twelve (12), three-story townhomes (39 units in total), seven (7), ten-plex, 
three-story condominiums (70 units in total), and one (1) three-plex live/work building and one (1) four-
plex live/work building (7 units in total). A total of 116 units (109 residential units and seven live/work 
units) were proposed. The previous project approval also consisted of the following:  

o 254 Onsite Parking Spaces, which has been delineated as follows:  
 Garage: 162 spaces 
 Off-Street: 64 spaces 
 On-Street: 28 spaces 

o Twelve (12), three-story townhomes (39 units in total), each comprising of:  
 A two-car garage 
 Storage space 
 Three (3) bedrooms  
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 Two and one-half (2 ½) bathrooms 

o Seven (7), ten-plex, three-story condominiums (70 units in total), each unit comprising of: 
 Garage Space  
 Storage space 
 Three (3) bedrooms 
 Two (2) bathrooms 

o One (1) three-plex and one (1) four-plex live/work units, each unit compromising of: 
 A one-car garage  
 A workspace  
 Three (3) bedrooms 
 Two and one-half (2 ½) bathrooms 

o P.U.D. Amenities include:  
 1.6-acre (69,696 square feet) Park 
 5,200 square foot Amenity Building, which includes exercise rooms and fitness 

equipment, hobby and craft rooms, lounge and kitchen 
 Tot Lot  
 Wood River Trail Connection and Public Transit Facilities 

 
On April 19, 2021, the Applicant Team presented a reconfiguration of the parcel, with the exception of 
the three and four unit live/work buildings, located on the corner of Countryside Boulevard and 
Shenandoah Drive. The reconfiguration included: thirteen (13) ten-plex, three-story condominiums, and 
one (1) three-plex live/work building and one (1) four-plex live/work building. A total of 137 units (130 
residential units and seven live/work units) were proposed. Additional project amenities also included:  

o 303 Onsite Parking Spaces, which has been delineated as follows:  
 One-Car Garage + Driveway Space (Condominiums): 230 spaces 
 Two-Car Garage (Live/Work Buildings): 14 spaces 
 Off-Street: 23 spaces 
 On-Street: 36 spaces 

o Thirteen (13), ten-plex, three-story condominiums (130 units in total), each unit comprising 
of: 
 A one-car garage 
 Storage space 
 Three (3) bedrooms 
 Two (2) bathrooms 

o One (1) three-plex live/work building and one (1) four-plex live/work building (seven units in 
total), each unit compromising of: 
 A one-car garage  
 A workspace  
 Three (3) bedrooms 
 Two and one-half (2 ½) bathrooms 

o P.U.D. Amenities include:  
 1.6-acre (69,696 square feet) Park 
 5,200 square foot Amenity Building, which includes exercise rooms and fitness 

equipment, hobby and craft rooms, lounge and kitchen 
 Tot Lot  
 Wood River Trail Connection and Public Transit Facilities 
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The Commission recommended that the Applicant Team consider the following:  

1. Consider additional articulation to the buildings to help reduce the large wall planes and mass 
of the condominium units. An elevation showing shadow lines would be helpful.  

2. Consider providing covered parking spaces to some of the proposed onsite parking spaces.  
3. Consider providing additional amenities within the buildout of Block 2.  
4. Reevaluate snow storage areas within the development.  

 
New Project Proposal. Based off of feedback from the Commission in December 2019 and in April 2021, 
the Applicant Team proposed to construct the following for Phase I: five (5), ten-plex, three-story 
condominium buildings and one (1) amenity building, which includes a clubhouse and pool. The 
live/work units will remain as approved. The total number of units proposed for Phase I is 57 units (50 
residential units and seven live-work units). Additional project amenities include: 

o 151 Parking Spaces in Phase I, which has been delineated as follows:  
 One-Car Garage + Driveway Space (Condominiums): 100 spaces 
 Two-Car Garage (Live/Work Buildings): 14 spaces 
 Off-Street: 16 spaces 
 On-Street: 21 spaces 

o Five (5), ten-plex, three-story condominiums (50 units in total), each unit comprising of: 
 A one-car garage 
 Storage space 
 Three (3) bedrooms 
 Two (2) bathrooms 

o One (1) three-plex live/work building and one (1) four-plex live/work building (seven units in 
total), each unit compromising of: 
 A two-car garage  
 A workspace  
 Three (3) bedrooms 
 Two and one-half (2 ½) bathrooms 

o P.U.D. Amenities include:  
 A new 1,070 square foot Amenity Building, which includes an exercise room, lounge 

room, covered patio area, and pool  
 Park Space and Tot Lot 
 Wood River Trail Connection and Public Transit Facilities 

 
The Applicant Team also addressed the concerns and/or recommendations noted by the Commission at 
the April 19, 2020 public hearing:  

1. Consider additional articulation to the buildings to help reduce the large wall planes and mass 
of the condominium units. An elevation showing shadow lines would be helpful. A black and 
white rendering was provided to show the wall articulation, additional window trellis elements 
and shadow lines. 

2. Consider providing covered parking spaces to some of the proposed onsite parking spaces. 
Garages have been provided for each condominium unit; however, no covered parking spaces 
have been provided, as covered parking could impact snow storage areas.   
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3. Consider providing additional amenities within the buildout of Block 2. The Applicant Team 

proposed a new amenity building, which includes a new pool, tot lot, fitness room and open 
space area.  

4. Reevaluate snow storage areas within the development. A Snow Storage Plan was provided 
and complies with the standards noted herein. 

 
With regard to density, the project is permitted at a density of 24 units per acre, as outlined in the 
Planned Unit Development (PUD) Agreement dated August 14, 2006, and Amendments to the 
Development Agreement dated December 18, 2009, December 27, 2010 and November 6, 2012. The 
approved plan proposed 17.8 units per acre. The new plan proposes 21.1 units per acre. Both options 
comply with the maximum density of 24 units per acre. That said, Staff suggested that the Applicant 
Team reconsider the overall unit count within the Sweetwater Development, and aim to construct more 
units, getting closer to the original PUD proposal of 421 units. Per the Applicant Team, the current 
layout of Block 2 does not lend itself to additional units; however, the layouts of Block 3 and Block 5 can 
be revised to add additional units, further expanding the City’s options for housing. This can be further 
addressed at Design Review for Block 3 and Block 5. 

 
Procedural History: The Application was submitted on October 1, 2019 and certified complete on 
October 25, 2019. A public hearing before the Planning and Zoning Commission for approval or denial of 
the project was held on November 4, 2019, in the Hailey City Council Chambers. The Commission 
continued the item (contingent upon resolving the items noted herein) to December 2, 2019. The 
project was approved on December 2, 2019. The Applicant reconfigured the site and a Preapplication 
Design Review was heard by the Commission on April 19, 2021. A public hearing before the Planning and 
Zoning Commission for approval or denial of the Design Review project was held on August 16 2021, in 
the Hailey City Council Chambers and virtually via GoTo Meeting.  
 

 
General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.050 Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: All infrastructure will require detailed final construction drawings to 
be submitted to the city and approved by the city prior to construction. All 
construction must conform to City of Hailey standard drawings, specifications and 
procedures. 
Life/Safety: No comments  
Streets, Water & Wastewater: All infrastructure will require detailed final 
construction drawings to be submitted to the city and approved by the city prior 
to construction. All construction must conform to City of Hailey standard 
drawings, specifications and procedures.  
Building: No comments 
City Arborist: The Hailey Tree Committee met on November 14, 2019, and 
recommended that the Applicant Team add variation to the proposed Street Tree 
Plan (previously proposed to be all Maple trees).  
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To add variety, the Tree Committee recommended that no less than fifty (50%) 
percent of the right-of-way Maple trees be replaced with at least three (3) of the 
following genus and/or species, at the same size as the proposed Maple trees, if 
available:  

- Linden 
- Swamp White Oak 
- Bur Oak 
- Honey Locust  

 
It appears the Applicant Team has incorporated these changes from an earlier 
meeting to their revised plans. That said, the Arborist will conduct a final review 
and provide additional comments, as needed.   

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

Staff Comments No signage is proposed at this time; however, any signage exceeding four square 
feet will need to be accompanied by a Sign Permit Application and be approved 
prior to installation. The Commission found that this standard has been met.    

☒ ☐ ☐ 17.09.040 On-
site Parking Req. 

See Section 17.09.040 for applicable code. 
 

Staff Comments Per the Hailey Municipal Code, Multi-Family Dwellings are required to provide at 
least 1.5 onsite parking spaces. Five (5), ten-plex, three-story condominiums (50 
units in total), one (1) three-plex and one (1) four-plex live/work units (seven units 
in total) are proposed; therefore, 86 onsite parking spaces are required. The site 
plan shows a total of 151 onsite parking spaces: a one (1) car garage per condo 
unit, which totals 50 parking spaces; one (1) space per driveway, which totals 50 
parking spaces; 14 spaces for the seven (7) live/work units. 16 off-street parking 
spaces and 21 on-street parking spaces are also proposed.  
 
The Commission found that parking requirements for the proposed project are 
met.  

☐ ☐ ☒ 17.09.040.06: 
Excess of 
Permitted 
Parking 

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

   Staff Comments N/A, as the parking proposed is not in excess of 200% of the number of spaces 
required by the Hailey Municipal Code. The Commission found that this standard 
has been met.     

☒ ☐ ☐ 17.08C.040 
Outdoor Lighting 
Standards 

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

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

b. All non-essential exterior commercial and residential lighting is encouraged to 
be turned off after business hours and/or when not in use.  Lights on a timer 
are encouraged.  Sensor activated lights are encouraged to replace existing 
lighting that is desired for security purposes. 
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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 will install Dark Sky compliant, downcast and low wattage fixtures. 
The Commission found that this standard has been met.    

☒ ☐ ☐ Bulk 
Requirements 

Limited Business (LB) Zoning District:  

Staff Comments - Building Height:  
o Permitted Building Height: 37’ (see P.U.D. below) 
o Proposed Building Heights:  

 10 Plex Buildings: 37’ (various renderings will be 
brought to the hearing that may alter the height of the 
10 Plex Buildings) 

 Amenity Building: 20’ 
o Required Setbacks (see P.U.D. below): 
o Front Yard (West): 8’ 
o Side Yard (North): 5’ 
o Side Yard (South): 5’ 
o Rear Yard (East): 3’ 

- Proposed Setbacks for the three (3) Condo buildings facing Shenandoah 
Drive:  

o Front Yard: 13’ 
o Side Yard (south): +5’ 
o Side Yard (north) +10’ 
o Rear Yard (west): 10.5’ 

- Proposed Setbacks for the two (2) Condo buildings facing the bike path:  
o Front Yard: 16.2’ 
o Side Yard (south): +5’ 
o Side Yard (north) +10’ 
o Rear Yard (west): 10.5’ 

- Proposed Setbacks for the Amenity Building:  
o Front Yard: +10’ 
o Side Yard (south): +10’ 
o Side Yard (north) +10’ 
o Rear Yard (west): 8.1’ 

 
The original P.U.D. Agreement addresses the following waivers, which were 
granted in August 14, 2006:  

- Building Height: 
o The maximum building height shall see an increase to 37 feet 

from 35 feet 
- Setbacks: 

o The minimum front yard setback shall be reduced from 20 feet 
to eight (8) feet for residential units 

o The minimum side yard setbacks shall be reduced from ten (10) 
feet to five (5) feet  
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o The minimum rear yard setback shall be reduced from ten (10) 

feet to three (3) feet 
- Maximum Density:  

o Townhouse sublot density shall increase from 12 sublots per 
acre to 24 sublots per acre 

 
The Commission found that all setback, building height and density requirements 
have been met. 

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments A new 5’-wide sidewalk is shown along the perimeter of the proposed project. 
This perimeter sidewalk will connect to interior sidewalks, providing safe access 
and sufficient circulation around and through the site.  
 
To safely access each unit, new 4’-wide sidewalks are also proposed. The 
Commission found that this standard has been met.    

☐ ☐ ☒ 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 project is not within the Townsite Overlay (TO) Zone District. The 
Commission found that this standard has been met.    

 
Design Review Requirements for Non-Residential, Multifamily,  

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

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

 
Compliant Standards and Staff Comments 

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

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

Staff Comments Given the nature of the parcel (long and narrow) and the density of the proposed 
project, not all buildings are oriented north/south. That said, most of the 
proposed units and courtyards/open space are oriented north/south, which will 
maximize sun exposure to those exterior spaces. The Commission found that this 
standard has been met.     

☒ ☐ ☐ 17.06.080(A)1b b. All existing plant material shall be inventoried and delineated, to scale, and 
noted whether it is to be preserved, relocated or removed.  Removal of trees 
larger than 6-inch caliper proposed to be removed require an arborist review.  
Any tree destroyed or mortally injured after previously being identified to be 
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.   
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Staff Comments Landscaping Plans have been prepared for Phase I. This plan shows trees to be 

relocated, new trees to be planted, as well as Plant Material Lists for the 
proposed landscaping. The Plant Material List for Phase I (see image below for 
placement) includes:  

- 1 Red Maple trees at a 2.5” caliper  
- 6 Skyrocket Juniper trees at a #7 
- 4 Chokecherry trees at a 2.5” caliper 
- 4 Littleleaf Linden trees at 4” caliper 
- 10 Honey Locust trees at a 3” caliper  

Shrubs include: 
- 30 Redtwig Dogwood shrubs  
- 50 Pink Princess Cinquefoil  
- 52 Mugo Pin shrubs at 1 gallon each 
- 64 Creeping Mahonia at 1 gallon each 
- 85 Ivory Halo Dogwood at 1 gallon each 
- 39 Common Snowberry Busy at 5 gallons each 
- 37 Norway Spruce Pumila Dwarf at 3 gallons each 
- 90 Dwarf Fountain Grass at 1 gallon 
- 25 Coppertina Ninebark at 3 gallons each 

Ground Covers include:  
- Kentucky Blue Grass Sod to cover 16,555 square feet 
- Bark Mulch to cover 14,205 square feet  
- Rock Mulch to cover 2,056 square feet  
- Native Grass Seeding to cover 2,935 square feet 

 

 
 
Phase I is proposing a total of 24 trees. Per Section 17.06.080(4)d, all newly 
landscaped areas having more than ten (10) trees, a minimum of ten percent 
(10%) of the trees shall be at least four-inch (4”) caliper, twenty percent (20%) of 
the trees shall be at least three-inch (3”) caliper, and twenty percent (20%) of the 
trees shall be at least two and one-half inch (2 ½”) caliper.  
 
The Applicant is proposing that four (4) trees be a minimum of four-inch (4”) 
caliper, which exceeds the minimum requirement that ten percent (10%), or a 
total of three (3) trees, be at least four-inch (4”) caliper.  
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The Applicant is also proposing that 10 trees be a minimum of three-inch (3”) 
caliper, which meets the minimum requirement that twenty percent (20%), or a 
total of five (5) trees, be at least three-inch (3”) caliper. 
 
Furthermore, the Applicant is proposing that five (5) trees be a minimum of two-
and-one-half-inch caliper (2 ½”) caliper, which complies with the minimum 
requirement that twenty percent (20%), or a total of five (5) trees, be at least 
two-and-one-half-inch caliper (2 ½”) caliper.  
 
The Hailey Tree Committee met on November 14, 2019, and recommended that 
the Applicant Team add variation to the proposed Street Tree Plan (previously 
proposed to be all Maple trees).  
 
To add variety, the Tree Committee recommended that no less than fifty (50%) 
percent of the right-of-way Maple trees be replaced with at least three (3) of the 
following genus and/or species, at the same size as the proposed Maple trees, if 
available:  

- Linden 
- Swamp White Oak 
- Bur Oak 
- Honey Locust  

 
It appears the Applicant Team has incorporated these changes from an earlier 
meeting to their revised plans. That said, the Arborist will conduct a final review 
and provide additional comments, as needed. The Commission found that this 
standard has been met.    

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

Staff Comments Site circulation has been designed to keep vehicular access and parking to the 
private roads and public streets. A 5’-wide sidewalk is shown along the perimeter 
of the project, where pedestrian traffic can safely navigate the site, visit 
neighbors and utilize development amenities. To safely access each unit, 4’-wide 
sidewalks are also shown. 
 
Per the original P.U.D. Development Agreement dated August 14, 2006, three (3) 
weather protected transit stops are required to be constructed within the 
Sweetwater Development. Per the Applicant Team, no transit stops are planned 
to be constructed during the phases noted herein. At this time, one (1) transit 
stop has been completed (northeastern side of Countryside Boulevard). Two (2) 
additional transit stops remain and are planned to be constructed during a future 
phase (see image below for further details and proposed locations).   
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If not needed or another location is preferred, the Applicant Team is amenable to 
relocating one of the stops and/or constructing one of the stops during the 
phased project noted herein, if preferred.  
 
Furthermore, City Staff and Mountain Rides believe that three (3) additional bus 
transit stops within the Sweetwater Development are unnecessary. That said, 
Mountain Rides would like to see a bus transit stop located on the eastside of the 
street at the corner of Laurelwood Drive and Woodside Boulevard (northbound 
bus stop). This shall be installed during the construction of Phase I of the project. 
The Commission agreed with the bus stop location and concurred with this 
Condition of Approval at the December 2, 2019 public hearing. This Condition of 
Approval has been carried forward.   
 
City Staff has also suggested that monies and efforts from the third transit stop 
be applied toward a missing sidewalk link near the proposed project and in front 
of the Balmoral Apartments (Lot 1A, Balmoral Subdivision), approximately 360 
feet in length, to better achieve site circulation to both areas, the Wood River 
Trail and to any bus transit stops located within the area. This shall be installed 
during the construction of Phase IV of the project. The Applicant Team has 
constructed said sidewalk (to the value of the bus transit stop) in said location.  
 
Lastly, in speaking with the Blaine County School District’s Transportation 
Department, school bus stops exist at the Balmoral Office, on Shenandoah Drive 
and Heartland Way, and on Woodside Boulevard between Maple Leaf Drive and 
Countryside Boulevard. The School District does not anticipate adding or needing 
an additional stop within the Sweetwater Development.   
 
The Commission found that this standard has been met.    

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

Staff Comments Trash receptacles and recycling bins will be in each units’ garage and shall not 
interfere with snow storage. The Commission found that this standard has been 
met.     

☒ ☐ ☐ 17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building services. 
Staff Comments The private roads shall be utilized for building services. To eliminate duplicate 

street names, all proposed street names have been reviewed and approved by the 
Blaine County Assessor’s Office and the City of Hailey. The Commission found that 
this standard has been met.      

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

Staff Comments N/A  
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 

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

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

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

Staff Comments Onsite parking is located off of the private roads. Access to these roads can be 
achieved from Shenandoah Drive. All parking is screened from the street, buffered 
by buildings, landscaping and/or sidewalks. The Commission found that this 
standard has been met.    

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

Staff Comments The site is serviced by private roads and one public street, Shenandoah Drive. 
Onsite parking can be accessed from the private roads. Primary pedestrian access 
can be achieved from Shenandoah Drive. The Commission found that this 
standard has been met.    

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

Staff Comments The site plan for Phase I proposes 46,594 square feet of parking, hardscape and 
pedestrian circulation. 25% of this is 11,649 square feet. 13,690 square feet for 
snow storage is provided. This is shown on the plans. The Commission found that 
this standard has been met.      

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

Staff Comments See Standard (i) above. The Commission found that this standard has been met.    
☒ ☐ ☐ 17.06.080(A)1k k. A designated snow storage area shall not have any dimension less than 10 

feet.  
Staff Comments Designated snow storage areas, as shown on the Snow Storage Plan, complies 

with this standard. The Commission found that this standard has been met.      
☒ ☐ ☐ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are 

not practical. 
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Staff Comments Snow may need to be hauled from the proposed private streets; however, at this 

time, the site and proposed snow storage areas appear to be adequate for the 
storing of snow. The Commission found that this standard has been met.     

☒ ☐ ☐ 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 do not impede parking or pedestrian areas. The Commission 
found that this standard has been met.    

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

Staff Comments Snow storage areas are shown in grass landscape areas. The Commission found 
that this standard has been met.    

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

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

compatible with surrounding buildings. 
Staff Comments The proposal is for multi-family buildings (condos and live/work units) in the 

Limited Business (LB) Zone District, where a variety of homes, single-family and 
multi-family, exist. The proposed building designs incorporate a variety of 
features, such as porches, pop-outs, upper patios, balconies, varied exterior 
materials, and pitched roofs, which will complement the design and layout of the 
buildings in the surrounding area.  
 
At the Preapplication Design Review hearing on April 19, 2021, the Commission 
suggested that the Applicant Team consider additional articulation to the 
buildings to help reduce the large wall planes and mass of the condominium 
buildings. Wall articulation has been added, including window trellis elements on 
the side elevations (see image below). The Commission also requested that the 
Applicant Team provide an elevation showing shadow lines. This can also be seen 
in the image below.   

 
The Commission found that this standard has been met.     

☒ ☐ ☐ 17.06.080(A)2b b. Standardized corporate building designs are prohibited. 
Staff Comments The Commission discussed the design of the proposed Amenity Building, as the 

plans notate the building being utilized in Utah. The Applicant pulled a previous 
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plan from an area in Utah, as the building’s size and scope fit the site best. The 
Applicant confirmed that this exact plan would not be utilized for the proposed 
Amenity Building and new renderings with exact materials and layout would be 
provided. The Commission found this to be appropriate and suggested that the 
Applicant submit accurate, site-specific plans for the Amenity Building at the time 
of the Building Permit submittal. This has been made a Condition of Approval.   

☒ ☐ ☐ 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 proposed ten-plex buildings are designed with a singular entryway, large 
windows, breezeways and window trellis detailing to help break up the mass of 
the buildings and encourage human interaction. 
 
The Amenity Building will be designed to complement that of the existing 
Amenity Building in Block 4. The building will see pop outs on each end and will 
follow the Aged Pewter color scheme similar to that of the condo buildings.  

 
 

The Commission discussed the design of the proposed Amenity Building, as the 
plans notate the building being utilized in Utah. The Applicant pulled a previous 
plan from an area in Utah, as the building’s size and scope fit the site best. The 
Applicant confirmed that this exact plan would not be utilized for the proposed 
Amenity Building and new renderings with exact materials and layout would be 
provided. The Commission found this to be appropriate and suggested that the 
Applicant submit accurate, site-specific plans for the Amenity Building at the time 
of the Building Permit submittal. This has been made a Condition of Approval.   
 
Additionally, the Commission discussed the design of the pool and requested that 
the Applicant submit pool renderings to be discussed by the Commission at a later 
date. This has been made a Condition of Approval.  

☒ ☐ ☐ 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 of each unit either faces Shenandoah Drive, Countryside 
Boulevard or the bike path. Pop-outs, upper patios, balconies and breezeways, 
and a variety of windows and exterior materials emphasize human scale and 
break up the large building surfaces. The scale and design components 
complement the surrounding area nicely. The Commission found that this 
standard has been met. 
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☐ ☐ ☒ 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 No plans for future additions or renovations are planned. The Commission found 

that this standard has been met. 
☒ ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying 

materials, textures and colors. 
Staff Comments A variety of materials will be used on the exterior of the buildings and will match 

that of the existing Sweetwater Development. The new ten-plex condos will see 
lap siding, batten board siding, and shake siding. Stone veneer will be installed 
along the bottom of the building and steel railings will be installed. Vinyl 
windows, shingle roofs and engineered trusses will also be utilized.  
 
The Amenity Building will see lap fiber cement board siding, asphalt shingles, and 
timber columns. The Commission found that this standard has been met. 

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

Staff Comments Building colors for the proposed ten-plex condos have been categorized into four 
(4) color schemes, which includes: Aged Pewter, Boothbay Blue, Country Lane 
Red, and Mountain Sage. These colors complement those of the existing 
Sweetwater Development. 

 
All proposed colors and materials are broken on various elements to minimize 
mass and create a cohesive whole. The Commission found that this standard has 
been met. 

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

Staff Comments Flat roofs are proposed on all ten-plex buildings, which are three stories in height. 
These buildings incorporate roof elements, such as parapets, breezeways, upper 
decks and window trellis features to provide more interest and variety.  
 
At the Preapplication Design Review hearing on April 19, 2021, the Commission 
suggested that the Applicant Team consider additional articulation to the 
buildings to help reduce the large wall planes and mass of the condominium 
buildings. Wall articulation has been added, including window trellis elements on 
the side elevations. The Commission also requested that the Applicant Team 
provide an elevation showing shadow lines. Please refer to Section 
17.06.080(A)2a for further detail. 
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(A)2i i. All buildings shall minimize energy consumption by utilizing alternative 

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

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

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

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

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

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

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

- Solar Orientation: the long wall planes of the ten-plex buildings are 
placed on the east/west axis (within 30 degrees of true south). The 
shorter wall planes of the live/work units are placed on the east/west 
axis.  

- Double Glazed Windows  
- Low Emissivity Glazing  

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

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

Staff Comments Snow clips are proposed over all entries and pedestrian walkways. Downspouts 
and gutters have been shown and will be provided on each unit. The Commission 
found that this standard has been met. 

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

Staff Comments Downspouts and drains will be located within landscaped areas and shall not 
create any pedestrian hazards. The Commission found that this standard has 
been met. 

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

Staff Comments N/A. The Commission found that this standard has been met. 
☐ ☐ ☒ 17.06.080(A)2m  m. A master plan for signage is required to ensure the design and location of signs 

is compatible with the building design and compliance with Article 8. 
Staff Comments N/A, as no signage is proposed at this time; therefore, a Master Sign Plan is not 

required at this time. The Commission found that this standard has been met. 
 
3.  Accessory Structures, Fences and Equipment/Utilities: 17.06.080(A)3, items (a) thru (i) 
 

Compliant Standards and Staff Comments 
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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 planned. The Commission found that this 
standard has been met. 

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

will be stored in each unit’s garage and will not interfere with snow storage. The 
Commission found that this standard has been met. 

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

Staff Comments N/A, as walls and fencing are not proposed. The Commission found that this 
standard has been met. 

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

Staff Comments N/A, as walls and fencing are not proposed. The Commission found that this 
standard has been met.  

☐ ☐ ☒ 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 No roof projections are proposed at this time. All furnaces will be installed in the 
garage of each unit. The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)3f f. The hardware associated with alternative energy sources shall be 
incorporated into the building’s design and not detract from the building 
and its surroundings. 

Staff Comments N/A. The Commission found that this standard has been met. 
☒ ☐ ☐ 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air 

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

Staff Comments Heating and trash/recycling will be interior. Unless separately purchased by the 
individual owner, AC units will not be provided. If purchased by an individual 
owner, AC units may be ground-mounted near the garage doors. If ground-
mounted, all AC units shall be screened from view of the surrounding properties. 
This has been made a Condition of Approval.  

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

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

standard has been met. 
 
4.  Landscaping:  17.06.080(A)4, items (a) thru (n) 
 

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

☒ ☐ ☐ 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials 
shall be used, as specified by the Hailey Landscaping Manual or an approved 
alternative. 
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Staff Comments It appears that plant materials will be appropriate for the environment. The 

Commission found that this standard has been met.  
☒ ☐ ☐ 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   

Staff Comments The Applicant shall confirm that all proposed plant materials be hardy to Zone 4. 
The Commission found that this standard has been met. 

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

Staff Comments An Irrigation Plan has not been submitted. The Irrigation Plan to be reviewed and 
approved at final design. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment.  A combination of trees shrubs, vines, 
ground covers and ornamental grasses shall be used.  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 The proposed Landscaping Plan incorporates a combination of trees, shrubs and 
grasses. Chokecherry, Sky Rocket Juniper, Littleleaf Lindens, Honey Locusts and 
Red Maple trees are proposed, as well as a variety of shrub species: Redtwig 
Dogwood, Mugo Pin, Prink Princess Cinquefoil, Ivory Halo Dogwood, Norway 
Spruce Pumila Dwarf and Creeping Mahonia.  
 
Refer to Section 17.06.080(A)1b for further details. The Commission found that 
this standard has been met. 

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

Staff Comments N/A, as the proposed project is located within the Limited Business (LB) Zone 
District. The Commission found that this standard has been met. 

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

Staff Comments Proposed landscaping is varied, as shown in the Landscape Plans provided for 
Phase I. See Section 17.06.080(A)1b for further details. The Commission found 
that this standard has been met. 

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

Staff Comments A Drainage Plan has been submitted and storm water will be retained onsite. 
Runoff is within the landscaped/parking areas and is directed to drywells, as 
noted on the Drainage Plan. The Commission found that this standard has been 
met. 

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

Staff Comments The Sweetwater HOA will be responsible for maintaining plant material in a 
healthy condition. The Commission found that this standard has been met. 
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☒ ☐ ☐ 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 retaining walls proposed have been designed to support, minimize their 

impact on and appearance of the development of the site. The Commission found 
that this standard has been met.   

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

Staff Comments Retaining walls are proposed to be constructed of materials that have been 
utilized elsewhere within the Sweetwater Development. Said walls will be 
constructed out of the same block materials used in previous phases. The 
Commission found that this standard has been met.  

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

Staff Comments The Commission found that this standard has been met.  
☒ ☐ ☐ 17.06.080(A)4l l. Landscaping should be provided within or in front of extensive retaining walls.   

Staff Comments Retaining walls over 24” high either have railings or planting buffers for safety. 
The Commission found that this standard has been met. 

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

Staff Comments Retaining walls over 24” high either have railings or planting buffers for safety. 
The Commission found that this standard has been met.   

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

Staff Comments N/A, as the retaining walls proposed will not be utilized for seating. The 
Commission found that this standard has been met. 

 
Additional Design Review Requirements for 

Non-Residential Buildings Located within B, LB, or TN 
 
 
1. Site Planning: 17.06.080(B)1, items (a) thru (b) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(B)1a a. The site shall support pedestrian circulation and provide pedestrian amenities.  

Sidewalks shall be provided along building fronts. 
Staff Comments A new 5’-wide sidewalk is shown along the perimeter of the proposed project. 

This perimeter sidewalk will connect to interior sidewalks, providing safe access 
and sufficient circulation around and through the site.  
 
To safely access each unit, new 4’-wide sidewalks are also proposed. 
 
Pedestrian connections are also shown within the development, encouraging safe 
and easy access to and from other residential units, park space and the amenity 
building. Additional trail connections (i.e., connections to the Wood River Trail, 
and new pathways between the Sweetwater Development and Balmoral 
Apartments) are expected and will be made within Phase II of the development.  
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The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)1b b. Wider sidewalks are encouraged to provide additional amenities such as 
seating areas and bicycle racks. 

 
Staff Comments Wider sidewalks are not currently proposed along the perimeter of the project, 

nor was a wider sidewalk required by the P.U.D. Agreement in this area.  
 
Per the original P.U.D. Agreement, sidewalks were required to be installed prior 
to the completion of each Phasing Plan and were to be located:  

- Along Maple Leaf Drive (both sides of the road) 
- On the east side of the road between Heartland Way and Maple Leaf 

Drive (abutting the park space and amenity building) 
- On the west side of the road between Heartland Way and Maple Leaf 

Drive (running parallel with Shenandoah Drive) 
Per the Second Amendment to the P.U.D. Agreement, dated December 27, 2010:  

- All roads, alleys and infrastructure necessary to serve a given building 
within the project, shall be installed prior to completion of the building, 
without regard to phasing or time restrictions associated with any prior 
Phasing Plan 

 
No other revisions to the sidewalks, specific to this project, were made in the 
subsequent amendments to the original P.U.D. Agreement. The Commission 
found that this standard has been met. 

 
2. Building Design: 17.06.080(B)2, items (a) thru (c) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(B)2a a. The main facade shall be oriented to the street. The main entrance(s) to the 

building shall be located on the street side of the building.  If the building is 
located on a corner, entrances shall be provided on both street frontages.  If 
the design includes a courtyard, the main entrance may be located through 
the courtyard.  Buildings with more than one retail space on the ground floor 
are encouraged to have separate entrances for each unit.   

Staff Comments The three (3) and four (4) unit live/work buildings are oriented toward 
Countryside Boulevard. The remaining ten-plex buildings are either oriented 
toward Shenandoah Drive or to the Wood River Bike Path. Per the Development 
Agreement dated August 14, 2006, lots are permitted to have frontage on private 
alley easements so long as fire and emergency vehicle access requirements are 
met.  
 
Additionally, garages are accessed off of the private streets. To better 
accommodate for parking and vehicular access, and to keep parking screened 
from view of the surrounding public streets, the private streets bisect the parcel.  
 
The Commission found that this standard has been met.  

☒ ☐ ☐ 17.06.080(B)2b b. Multi-unit structures shall emphasize the individuality of units or provide 
visual interest by variations in roof lines or walls or other human scale 
elements.  Breaking the facades and roofs of buildings softens the institutional 
image which may often accompany large buildings. 
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Staff Comments Multi-unit structures are proposed. Please refer to Design Review Standard 2. 

Building Design: 17.06.080(A)2, items (a) thru (m), for further details. The 
Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)2c c. Building designs shall maximize the human scale of buildings and enhance the 
small town “sense of place”.  This can be achieved by utilizing voids and 
masses, as well as details, textures, and colors on building facades.  Human 
scale can also be achieved by incorporating structural elements such as 
colonnades and covered walkways, overhangs, canopies, entries, and 
landscaping.  Particular attention should be paid to creating interest at the 
street level. 

Staff Comments The buildings feature street-level material changes. The proposed ten-plex 
buildings are designed with a singular entryway, large windows, breezeways and 
window trellis detailing to help break up the mass of the buildings and encourage 
human interaction. Please refer to Section 17.06.080(A)2c for further detail. The 
Commission found that this standard has been met. 

☒ 
 

☐ ☐ 17.06.080(B)2d d. Buildings that exceed 30 feet in height, the entire roof surface shall not project 
to the highest point of the roof.  The Commission shall review building height 
relative to the other dimensions of width and depth combined with detailing 
of parapets, cornices, roof, and other architectural elements.   

Staff Comments From finished grade at the private roads, the proposed buildings exceed 30 feet in 
height. Various elements, such as front porches, back patios, pop-outs, 
breezeways, and a variety of windows, and exterior materials and colors break up 
the large building surface. The Commission found that this standard has been 
met. 

☒ ☐ ☐ 17.06.080(B)2e e. Livable outdoor spaces in multi-story buildings that create pleasing elements 
and reduce the mass of taller buildings are encouraged.   

Staff Comments Front porches, upper patios, balconies are shown to create livable outdoor 
spaces. The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)2f f. Fire department staging areas shall be incorporated into the design elements 
of the building. 

Staff Comments The proposed buildings are within 150’ of the surrounding streets. The 
Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)2g g. New buildings adjacent to residential areas shall be designed to ensure that 
building massing and scale provide a transition to adjoining residential 
neighborhoods.  Possible mitigation techniques include, but are not limited to 
the following: 

i. Locating open space and preserving existing vegetation on 
the edge of the site to further separate the building from 
less intensive uses; 

ii. Stepping down the massing of the building along the site’s 
edge; and 

iii. Limiting the length of or articulating building facades to 
reflect adjacent residential patterns 

Staff Comments N/A, as the proposed building is located within and surrounded by the Limited 
Business (LB) Zone District. The Commission found that this standard has been 
met. 

 
3. Landscaping: 17.06.080(B)3 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
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☐ ☐ ☒ 17.06.080(B)3 a. When abutting the LR, GR or TN zoning districts, a landscape buffer between 

the project and the residential property shall be provided.  The buffer shall be 
at least eight-foot-wide to create a year-round visual screen of at least 6 feet 
in height. The buffer shall be designed to avoid the appearance of a straight 
line or wall of uniform plant material and shall be wide enough to 
accommodate the planted species when mature. 

Staff Comments N/A, as the lot and proposed project abuts another Limited Business (LB) Zone 
District. The Commission found that this standard has been met. 

 
Additional Design Review Requirements for 

Multi-Family within the City of Hailey 
 
 
1. Site Planning: 17.06.080(D)1, items (a) thru (c) 
 

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

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

Staff Comments The proposed buildings complement the surrounding area, open space and 
adjacent uses nicely. The surrounding area and adjacent uses are multi-family in 
nature and are amenable to the construction of the proposed Sweetwater 
Development. The Commission found that this standard has been met. 

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

Staff Comments Interior and perimeter sidewalks are existing and/or are proposed to connect and 
reinforce pedestrian circulation within the site. The Commission found that this 
standard has been met.  

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

Staff Comments Buildings have been organized to maximize efficient site circulation. Site 
circulation has been designed to keep vehicular access and parking to the private 
roads and any public streets (Shenandoah Drive). A 5’-wide sidewalk is shown 
along the perimeter or the project, where pedestrian traffic can safely navigate 
the site, visit neighbors and utilize development amenities. To safely access each 
unit, 4’-wide sidewalks are also shown. The Commission found that this standard 
has been met. 

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

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 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.   
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Staff Comments Refer to Section 17.06.080(A)2, items (a) thru (m) for further details. The 

Commission found that this standard has been met. 
☒ ☐ ☐ 17.06.080(D)2b b. At ground level, buildings shall present a setting that is visually pleasing to the 

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

Commission found that this standard has been met. 
 
17.06.060 Criteria. 

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

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

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

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

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

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

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

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

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

of Chapter 17.06, Design Review, other Chapters of the Hailey Municipal Code and City 
Standards.  

 

DECISION 

The Design Review Application by Kilgore Properties, LLC, for construction of Sweetwater Condominiums 
(Phase I) to be located at Block 2, Sweetwater PUD Subdivision. Phase I includes five (5), ten-plex, three-
story condominium buildings and one (1) amenity building, which includes a clubhouse and pool, 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 Hailey Municipal Code Section 17.06, 
Design Review, additional applicable requirements of Title 17, Title 18, and City Standards, provided 
conditions (a) through (q) are met:  
 

a) All conditions of the Planned Unit Development approval shall be met. 
b) All applicable Fire Department and Building Department requirements shall be met. 
c) 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. 

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

i. All original comments and/or recommendations made by the Public Works 
Department, noted in the Findings of Fact dated December 16, 2019, are still 
applicable.  

e) The private streets (Heartland Way, Hayloft Way and Hopper Way) shall be maintained by 
the HOA.  

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

g) A Traffic Control Plan shall be submitted prior to issuance of a Building Permit.  
h) All sidewalks, interior and perimeter, shall be maintained year-round by the HOA. 
i) Any and all ground-mounted and roof-mounted equipment shall be screened from view of 

surrounding properties.   
j) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.  
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k) Except as otherwise provided, all the required improvements shall be constructed and 

completed, or sufficient security provided as approved by the City Attorney, before a 
Certificate of Occupancy can be issued. 

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

m) The Applicant shall install an all-weather bus transit stop, to be located on the eastside of 
the street at the corner of Laurelwood Drive and Woodside Boulevard (northbound bus 
stop). This bus stop shall be designated on the plat and installed prior to issuance of a 
Certificate of Occupancy for development within Phase I.   

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

o) All original comments and/or recommendations made by the Public Works Department, 
noted in the Findings of Fact dated December 16, 2019, are still applicable.  

p) The Applicant shall submit accurate, site-specific plans for the Amenity Building at the time 
of the Building Permit submittal. 

q) The Applicant shall submit pool renderings to be reviewed by the Commission at a 
subsequent hearing.  

 
Signed this _____ day of ________________, 2021. 

 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 





























PROJECT INFORMATION
JOB ADDRESS:  303 4TH AVENUE NORTH

HAILEY, ID

APN: 068-370-006

PROP. OWNER: JASON SZABO & CHRIS WREDE
44102 DINELY DRIVE
THREE RIVERS, CA  93271

SCOPE OF WORK: TWO PROPOSED 1,750 S.F. RESIDENCES

OCCUPANCY AND ZONING:
OCCUPANCY: R-3
ZONING: LR-1 TOWNSITE OVERLAY
CONST. TYPE: V-B
NO. OF UNITS: 2
NO. OF STORIES: 2
SPRINKLERED: YES

FLOOD ZONE: 'X'
SEISMIC DES. CAT.: D

APPLICABLE CODES:
2012 IRC, 2012 IBC, 2012 IMC, 2012 IPC, 2012 IEC,
STATE OF IDAHO, CITY OF HAILEY
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SHEET:

DESIGNER LIMITS ITS RESPONSIBILITY TO INFORMATION REPRESENTED THEREIN AND THE INTENDED USE THEREOF AND ASSUMES NO RESPONSIBILITY FOR ACTUAL AS-BUILT CONDITIONS.

PROJECT VICINITY MAP

PROJECT LOCATION:
REFERENCE NORTH

SHEET INDEX

THE CONTRACTOR SHALL VERIFY ALL JOB CONDITIONS AND DIMENSIONS BEFORE BEGINNING WORK.

PROJECT TEAM

PROJECT SCOPE

DESIGNER:

STRUCTURAL ENGINEER:

GENERAL BUILDING NOTES

DRAWING DATA CONTAINED HEREIN IS AS EXACT AS COULD BE DETERMINED WITHIN 
THE PROJECT DESIGNER'S DESIGN SCOPE OF SERVICES RENDERED. AS SUCH THE 
ABSOLUTE ACCURACY OF THE DESIGN DATA IS NOT GUARANTEED. THE GENERAL 
ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS  
SHALL ENDEAVOR TO OBTAIN, VERIFY AND CONFIRM EXACT DESIGN DATA ON SITE 
AND SUITABLY ADAPT THE WORK TO CONFORM TO EXACT CONDITIONS ON SITE. THE 
CONTRACTOR SHALL REPORT ANY DESIGN DATA AMBIGUITIES OR DISCREPANCIES 
CONTAINED IN THE CONTRACT TO THE OWNER IN WRITING. ALL MODIFICATIONS 
REQUIRED TO ADAPT THE WORK SHALL BE MADE BY THE CONTRACTOR AT THE 
CONTRACTOR'S EXPENSE.

THE GENERAL ENGINEERING CONTRACTOR SHALL REMOVE ALL EXISTING 
LANDSCAPE MATERIAL NOT PROTECTED, CONCRETE PATIOS/WALKWAYS, YARD 
FENCING AND POST FOOTINGS, GARAGE STRUCTURE AND FOUNDATION, AND ALL 
ABANDONED UTILITIES. THE CONTRACTOR SHALL REMOVE EXISTING SITE LIGHTING 
AND IRRIGATION SYSTEM WITHIN THE AREA OF WORK, TERMINATE/CAP-OFF 
DISCONNECTION POINTS, AND TURN OVER ALL EXISTING SYSTEM COMPONENTS 
TO THE OWNER FOR FUTURE USE. ALL TOP SOIL SHALL BE REMOVED AND STORED 
FOR USE IN FINISH GRADING.

AREA OF WORK
10.01

AFTER COMPLETION OF THE WORK DESCRIBED IN THEIR RESPECTIVE
CONTRACTS AND PRIOR TO ACCEPTANCE, THE GENERAL ENGINEERING
CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS SHALL
THOROUGHLY CLEAN ALL EXPOSED SURFACES OF THEIR RESPECTIVE 
WORK COMPLETED.

AFTER COMPLETION OF THE WORK DESCRIBED IN THEIR RESPECTIVE CONTRACTS 
AND PRIOR TO PROJECT ACCEPTANCE, THE GENERAL ENGINEERING CONTRACTOR, 
GENERAL CONTRACTOR AND SUBCONTRACTORS SHALL THOROUGHLY TEST AND 
PROPERLY START UP ALL PROJECT EQUIPMENT AS REQUIRED TO SECURE AND 
MAINTAIN SPECIFIED EQUIPMENT WARRANTIES. THE GENERAL ENGINEERING 
CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS SHALL REVIEW ALL 
MANUFACTURER'S RECOMMENDED OPERATIONS PROCEDURE WITH THE OWNER 
PRIOR TO PROJECT ACCEPTANCE.

7.02

7.01

DO NOT SCALE THE DRAWINGS. WRITTEN DIMENSIONS AND ACTUAL
BUILDING MEASUREMENTS TAKE PRECEDENCE OVER SCALED DRAWING INFORMATION.

SPECIFIC TRADE NAMES MENTIONED IN THE DRAWINGS ARE FOR THE
PURPOSES OF ESTABLISHING MINIMUM STANDARDS OF QUALITY, STYLE OR
TYPE, AND SHALL NOT BE CONSTRUED TO RESTRICT SUBSTITUTIONS. ALL
SUBSTITUTIONS SHALL BE SUBMITTED TO AND APPROVED BY THE OWNER IN
WRITING WITHIN A SUFFICIENT TIME FRAME AS NOT TO DELAY PROJECT
COMPLETION.

SUBSTITUTIONS FOR SPECIFIED MATERIALS:

CLEAN UP AND START UP RESPONSIBILITIES

6.01

5.02

PRIOR TO CONTRACT APPROVAL, THE GENERAL ENGINEERING
CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS  SHALL
VERIFY AND CONFIRM THE DESIGN REQUIREMENTS OF ALL NEW AND
EXISTING ARCHITECTURAL, STRUCTURAL, PLUMBING, MECHANICAL, AND
ELECTRICAL SYSTEMS AND REPORT ANY AMBIGUITIES OR
DISCREPANCIES CONTAINED IN THE CONTRACT TO THE OWNER IN
WRITING. ALL MODIFICATIONS REQUIRED TO COMPLETE THE CONTRACT
RESULTING FROM AMBIGUITIES OR DISCREPANCIES NOT REPORTED
PRIOR TO CONTRACT APPROVAL SHALL BE MADE BY EACH
SUBCONTRACTOR AT THEIR EXPENSE.

THE OWNER SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED 
PLAN REVIEW, PERMIT, LICENSE, AND INSPECTION APPROVALS. ALL FEES
REQUIRED FOR APPROVAL SHALL BE PAID BY THE OWNER.

THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND
SUBCONTRACTORS SHALL GUARANTEE THAT ALL WORK REQUIRED TO
CONSTRUCT THE PROJECT BE A COMPLETE WORKING SYSTEM AND SHALL
OPERATE FREE FROM DEFECTS IN WORKMANSHIP AND MATERIALS. THE
CONTRACTOR AGREES TO REPLACE, WITHOUT EXPENSE TO THE OWNER, ANY
PROJECT COMPONENTS WHICH THE OWNER DETERMINES TO BE DEFECTIVE
WITHIN ONE (1) CALENDAR YEAR FROM THE DATE OF FINAL CONTRACT
ACCEPTANCE.

PERMITS, LICENSES, INSPECTIONS AND FEES

DATA AND MEASUREMENTS:
5.01

GUARANTEE
4.01

3.01

REGULATIONS AND STANDARDS
THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR 
AND SUBCONTRACTORS SHALL CONFORM TO THE LATEST APPLICABLE,
ADOPTED EDITION OF THE CALIFORNIA CODE OF REGULATIONS, TITLE-24,
CALIFORNIA BUILDING CODE, CALIFORNIA PLUMBING CODE, CALIFORNIA
MECHANICAL CODE, CALIFORNIA ELECTRICAL CODE, AND ALL LOCAL
CODES AND ORDINANCES REQUIRED TO RECEIVE A CERTIFICATE OF
OCCUPANCY FROM THE BUILDING OFFICIAL HAVING JURISDICTION OVER
THE PROJECT.

APPLICABLE LAWS, ORDINANCES,

THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR 
AND SUBCONTRACTORS SHALL PERFORM ALL WORK REQUIRED BY
APPLICABLE BUILDING CODES AND REGULATIONS TO PASS ALL
REQUIRED BUILDING INSPECTIONS.

2.02

2.01

THE CONSTRUCTION CONTRACT RELATED TO THE WORK OF THIS
PROJECT IS HEREBY MADE A PART OF THESE DRAWINGS AS 
THOUGH FULLY CONTAINED THEREIN.
THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND
SUBCONTRACTORS SHALL COMPLETE ALL WORK REQUIRED TO RECEIVE A
CERTIFICATE OF OCCUPANCY FROM THE BUILDING OFFICIAL HAVING
JURISDICTION OVER THIS PROJECT. THE SCOPE OF PERMIT COMPLIANCE WORK
IS INCLUDED IN THE GENERAL CONTRACT FOR CONSTRUCTION OF THIS
PROJECT. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR
AND SUBCONTRACTORS SHALL BE RESPONSIBLE FOR AND GOVERNED BY ALL 
OF THE REQUIREMENTS THEREUNDER.
PRIOR TO CONTRACT APPROVAL, THE GENERAL ENGINEERING 
CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS SHALL VISIT 
THE PROJECT SITE, AND BY THEIR OWN INVESTIGATION, DETERMINE 
EXISTING SITE CONDITIONS AS TO THE QUANTITIES OF MATERIALS, LABOR 
HOURS, AND ANY OTHER COST ASSOCIATED WITH WORK THAT IS TO BE 
DONE UNDER THEIR CONTRACT AND AS REQUIRED TO PASS ALL BUILDING 
PERMIT INSPECTIONS. ALL MODIFICATIONS REQUIRED BY THE INSPECTION 
AUTHORITY SHALL BE MADE BY EACH SUBCONTRACTOR AT THEIR EXPENSE.

SCOPE:

1.04

1.03

1.02

1.01

5.03 DIMENSIONS TO DOORS, WINDOWS, AND OPENINGS ARE NOMINAL WIDTHS.
REFER TO THE MANUFACTURER FOR ACTUAL ROUGH OPENINGS.

5.04 ALL WALL DIMENSIONS ARE ACTUAL, FACE OF STUD TO FACE OF STUD.
WALL FINISH DIMENSIONS ARE NOT TAKEN INTO ACCOUNT AND ARE THE
RESPONSIBILITY OF THE CONTRACTOR AND SUBCONTRACTORS TO
DETERMINE PROPER CLEARANCES.

NORMAL AND CUSTOMARY CONSTRUCTION ACTIVITY SHALL INCLUDE 
ANY CONSTRUCTION ACTIVITY CONDUCTED MONDAY THROUGH FRIDAY, 
6:00 A.M. TO 8:00 P.M., AND SATURDAYS 8:00 A.M. TO 6:00 P.M., EXCLUDING
FEDERAL HOLIDAYS PER CCR 6.14B.

HOURS OF CONSTRUCTION
11.01

THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR 
AND SUBCONTRACTORS SHALL TAKE REASONABLE MEASURES TO 
ENSURE THAT SITE IS PREPPED AND MAINTAINED SO THAT NO EROSION 
TO STREET, NEIGHBORS, AND REAR LOT DRAIN OCCURS.

7.03

5.05 TRUSS SYSTEM NOTE:
IF IT IS ELECTED THAT ROOF FRAMING IS A PREMANUFACTURED TRUSS SYSTEM, 
TRUSS MANUFACTURER AND CONTRACTOR SHALL VERIFY ALL JOB CONDITIONS 
AND DIMENSIONS BEFORE BUILDING TRUSSES AND INSTALLING.

HDD LIMITS ITS RESPONSIBILITY TO INFORMATION REPRESENTED THEREIN AND THE 
INTENDED USE THEREOF AND ASSUMES NO RESPONSIBILITY FOR ACTUAL AS-BUILT 
CONDITIONS AND ACTUAL DIMENSIONS AS USED BY THE TRUSS MANUFACTURER.

12.01 IF IT IS ELECTED THAT ROOF FRAMING IS TO BE A PREMANUFACTURED 
TRUSS SYSTEM, THE TRUSS MANUFACTURER, CONTRACTOR, AND CLIENT SHALL 
VERIFY ALL JOB CONDITIONS AND DIMENSIONS BEFORE BUILDING TRUSS AND 
INSTALLING. HDD LIMITS ITS RESPONSIBILITY TO INFORMATION REPRESENTED 
THERIN AND THE INTENDED USE THEROF AND ASSUMES NO REPONSIBILITY FOR 
ACTUAL AS-BUILT CONDITIONS AND ACTUAL DIMENSIONS AS USED BY THE 
TRUSS MANUFACTURER. ANY ACTUAL DIMENSION DISPCREPANCIES SHALL BE 
BROUGHT TO THE ATTENTION OF HDD PRIOR TO BUILDING TRUSSES. ANY 
DISCREPANCIES DISCOVERED AFTER TRUSSES ARE BUILT ARE NOT THE 
LIABILITY OF ARCHITECT

ROOF PREMANUFACTURED TRUSS SYSTEM:
12.01
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APPLICABLE BUILDING CODE:

Current Building Codes
2018 International Residential Code Parts I, II, III, and IX including appendices E, F, H, J, M, and O with
state and local amendments.
2018 International Building Code including appendices B, E, G, H, I, J, and O with state and local
amendments.
2018 International Energy Conservation Code with state amendments.
2018 International Fire Code including appendices B, C, D, E, and F administered by the Idaho State Fire
Marshal with local amendments.
2018 International Existing Building Code
2018 International Swimming Pool and Spa Code
Current Building Codes Adopted by the State of Idaho:
2017 National Electrical Code with state amendments
2017 Idaho State Plumbing Code including appendices A, B, C, D, E, G, I, J, K, and L with state
amendments.
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A0.1 SITE PLAN
A0.2 SITE INFORMATION
A1.0 FLOOR AND FOUNDATION

PLAN
A1.1 FLOOR PLANS
A2.0 EXTERIOR ELEVATIONS
A2.1 EXTERIOR ELEVATIONS

PROPOSED NEW GARAGE FOR HOUSE 
UNDER CONSTRUCTION

MATTHEW ZECH, ARCHITECT
115 S. GREENWOOD
SHOSHONE, ID 83352

GARAGE 529 S.F.529 S.F.0 S.F.

RESIDENCE 0 S.F.1,757 S.F. 1,757 S.F.

V-B, SINGLE STORY

R-3

LR-1 TOWNSITE OVERLAY

529 S.F.529 S.F.0 S.F.

0 S.F.1,757 S.F. 1,757 S.F.
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FIXTURE TYPE 1
- FIXTURE IS DARK SKY RATED
- LUMENS AND TEMPERATURE DEPEND ON BULB TO BE SELECTED
- PROPOSED 90-WATT LED WET RATED BULD. WITH 3000 K TEMPERATURE AND 
900 LUMENS PER FIXTURE

LUMEN CALCULATIONS
2 EA X 900 LUMENS = 1800 LUMENS
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(2) #5 BARS CONT.

#5 HORIZ. TOP & BOTTOM

#5 VERT. @ 4'-0" O/C

4" CONC. FLOOR SLAB OVER 
3" OF COMPACT GRAVEL

2X6 CONT. P.T. SILL PLATE W/ 
1/2" ß X 10" A-BOLD @ 4'-0" O/C

UNDISTURBED SOIL OR 95% 
COMPACTION OF STD PROCTOR 
(TYP)

15# BLDG. FELT OF 
EQUIV. OVER 7/16" OSB 
SHEATHING

SIDING

1

BRACED WALL SCHEDULE

APA RATED SHEATHING - 8d COMMON OR GALVANIZED BOX NAIL @ 6" 
O.C. (PERIMETER) 12" O.C. (FIELD) PERIMETER OF ALL PANELS MUST 
BE BLOCKED OR 16 GA. c 1 1/2" STAPLES @ 4" O.C. (PERIMETER) 12" 
O.C. (FIELD) PERIMETER OF ALL PANELS MUST BE BLOCKED

BRACED PANELS AT CORNERS TO BE NAILED PER IRC CODES; 8'-0" FROM THE EDGE OF ANY 
CORNER, AND EVERY 25'-0" THEREAFTER

TYPICAL SHEATHING NAIL PATTERN:
8d NAILS @ 6" O.C. (PERIMETER) 12" O.C. (FIELD) OR 16 GA. x 1 1/2" STAPLES @ 6" O.C. 
(PERIMETER) 12" O.C. (FIELD)
UNLESS NOTED OTHERWISE
VERIFY IRC CODES IF ALTERNATE BRACED PANELS ARE USED

2
PORTAL FRAME PER DETAIL4/A1.0

PROJECT:

TITLES:

SHEET:

O
w

ne
rs

:

EM
AI

L:
TE

L:

ARCHITECT LIMITS ITS RESPONSIBILITY TO INFORMATION REPRESENTED THEREIN AND THE INTENDED USE THEREOF AND ASSUMES NO RESPONSIBILITY FOR ACTUAL AS-BUILT CONDITIONS.

THE CONTRACTOR SHALL VERIFY ALL JOB CONDITIONS AND DIMENSIONS BEFORE BEGINNING WORK.

m
at

tz
ec

h@
gm

ai
l.c

om
20

8-
59

5-
15

26
M

AT
TH

EW
 Z

EC
H

, L
IC

EN
SE

D
 A

R
C

H
IT

EC
T

ST
AT

E 
O

F 
ID

AH
O

, L
IC

. #
 A

R
-9

86
20

2

SHEET ISSUE DATE

M
at

th
ew

 Z
ec

h
A

rc
hi

te
ct

C
:\1

. Z
EC

H
 D

ES
IG

N
 W

O
R

K\
0.

 2
02

1\
23

. M
W

 3
03

 4
TH

 A
VE

\1
. R

ev
it\

30
3 

4t
h 

Av
en

ue
 F

ar
m

ho
us

e 
G

ar
ag

e.
rv

t

JA
SO

N
 S

ZA
BO

 &
 C

H
R

IS
 W

R
ED

E

44
10

2 
D

IN
EL

Y 
D

R
IV

E
TH

R
EE

 R
IV

ER
S,

 C
A

93
27

1

N
EW

 S
TR

U
C

TU
R

E:

30
3 

4T
H

 A
VE

N
U

E 
N

O
R

TH
H

AI
LE

Y,
 ID

AH
O

 8
33

33

G
AR

AG
E

AP
N

:0
68

-3
70

-0
06

FLOOR AND
FOUNDATION PLAN

A1.0

AUG 12, 2021

{/![9Υ мκпϦ Ґ мϥπлϦм [9±9[ м

SCALE:
л нϥ пϥ уϥ

SCALE:
л нϥ пϥ уϥ

{/![9Υ мκпϦ Ґ мϥπлϦн {¢w¦/¢¦w![ Ch¦b5!¢Lhb t[!b

{/![9Υ оκпϦ Ґ мϥπлϦо Ch¦b5!¢Lhb Ϫ 9·¢9wLhw D!w!D9 ²![[

DOOR SCHEDULE
DOOR NO.

DOOR FRAME
NOTESWIDTH HEIGHT TYPE MAT

101 3' - 0" 6' - 8" HALT LITE EXTERIOR DOOR
102 16' - 0" 8' - 0" GARAGE DOOR

WINDOW SCHEDULE

WINDOW NO.

WINDOW (VERIFY ROUGH OPENING W/
MANF)

TYPE
HEAD

HEIGHT NOTESWIDTH HEIGHT GLAZING
101 3' - 0" 3' - 0" Window-Awning-Single 8' - 0"
102 3' - 0" 3' - 0" Window-Awning-Single 8' - 0"
201 2' - 0" 2' - 0" Window-Fixed 14' - 0" IN GABLE END TRUSS
202 2' - 0" 2' - 0" Window-Fixed 14' - 0" IN GABLE END TRUSS

{/![9Υ м мκнϦ Ґ мϥπлϦп thw¢![ Cw!a9 59¢!L[
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GABLE END TRUSS DESIGN 
TO ALL FOR WINDOW
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4"
 O
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HEADER 1

H
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GABLE END TRUSS DESIGN 
TO ALL FOR WINDOW

HEADER 4

Header 1 : 3 piece(s) 1 3/4" x 14" 2.0E MicrollamÈ LVL
Header 2 : 3 piece(s) 2 x 10 DF No.1
Header 3 : 3 piece(s) 2 x 10 DF No.1
Header 4 : 3 piece(s) 2 x 8 DF No.1

2x6 STUDS @ 16" O.C.
2x CONT. P.T. SILL W/ MIN. 1/2"x10" 

ANCHOR BOLTS W/ MIN. 7" 
EMBEDMENT. 4'-0" O.C. & NOT 

MORE THAN 12" FROM CORNERS

7/16" O.S.B. SHEATHING

EXTERIOR FINISHES PER 
ELEVATIONS

{9
9 

9[
9±

!¢
Lh

b{

MAIN LEVEL FINSIH FLOOR

LEVEL 1 TOP PLATE

ROOF PITCH
SEE ELEVATIONS

12

I9
! [

му
Ϧ

PRE-MANUFACTURED TRUSSES, SEE ROOF 
FRAMING PLAN FOR SIZE AND SPACING

2" INSULATION BAFFLES 
(MIN. AIR SPACE)

COMPOSITION SHINGLES: 15# FELT (30# @ 
EAVES) 7/16" OSB W/ PLYWOOD CLIPS

мϥ π пϦ

G
FI

GARAGE 
DOOR 

OPENER

E
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OCCUPANCY 
SENSOR

OCCUPANCY 
SENSOR

FUTURE 
ELECTRIC 
HEATER
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	2021 09 07 FF PP Condominium Conversion Emerald City.pdf
	Complete Application 
	Engineering: No comments 
	Life/Safety: The conversion and separation of units shall meet IFC and City Standards.
	Planning: It appears that all exterior lighting is Dark Sky compliant; however, any and all exterior lighting that does not meet City Standards shall be replaced with Dark Sky compliant fixtures. This has been made a Condition of Approval.
	Building: No comments 
	Streets: No comments
	Applicability: The configuration and development of proposed subdivisions shall be subject to and meet the provisions and standards found in this Title, the Zoning Title and any other applicable Ordinance or policy of the City of Hailey and shall be in accordance with general provisions of the Comprehensive Plan.
	1. Streets, whether public or private, shall provide an interconnected system and shall be adequate to accommodate anticipated vehicular and pedestrian traffic.
	2. Non-vehicular circulation routes shall provide safe pedestrian and bicycle ways and provide an interconnected system to streets, parks and green space, public lands, or other destinations.
	3. Water main lines and sewer main lines shall be designed in the most effective layout feasible.
	4. Other utilities including power, telephone, cable, and gas shall be designed in the most effective layout feasible.
	5. Park land shall be most appropriately located on the Contiguous Parcels.
	6. Grading and drainage shall be appropriate to the Contiguous Parcels.
	7. Development shall avoid easements and hazardous or sensitive natural resource areas.

	2021 09 07 DR Bungalow Garage Addition.pdf
	Notice: Notice for the public hearing was published in the Idaho Mountain Express on August 18, 2021 and mailed to property owners within 300 feet on August 18, 2021.

	2021 09 07 DR Farmhouse Garage Addition.pdf
	Notice: Notice for the public hearing was published in the Idaho Mountain Express on August 18, 2021 and mailed to property owners within 300 feet on August 18, 2021.


