City of Hailey

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

Agenda
Hailey Planning and Zoning Commission
Monday, March 16, 2026
5:30 p.m.

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

Join on your computer, mobile app, or room device.

Click here to join the meeting
Meeting ID: 249 576 139 181
Passcode: Ge6Z27Q
Download Teams | Join on the web

Or call in (audio only)
+1- 469-206-8535: 602369677# United States, Dallas
Phone Conference ID: 602 369 677#

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

Consent Agenda - ACTION ITEM

e CA 1: Motion to approve meeting minutes dated March 2, 2026. ACTION ITEM

Public Hearing - ACTION ITEM

e PH 1: Consideration of Design Review Application submitted by East Oakland International,
LLC, and represented by Sage Sauerbrey, owner of Bigwood Tiny Homes, for the construction
of a 3,436 square foot residential addition to an existing commercial building located at 400
N. Main Street (Lot 18-20, Block 57, Hailey Townsite) within the Business (B), Downtown
Residential Overlay (DRO), and Townsite Overlay (TO) Zoning Districts. ACTION ITEM

e PH 2: Consideration of a Design Review Application submitted by SLWRF, LLC, for the
construction of nine (9) unit, detached townhouse development — each residential unit
ranging in size from 638 square feet to 1,274 square feet — to be located at 1600 Appaloosa
Road (Lot 8, Block 2, Quigley Farm Subdivision) within the General Residential (GR) Zoning
District. ACTION ITEM

e PH 3: Consideration of a Preliminary Plat Application submitted by SLWRF, LLC, wherein Lot 8,
Block 2, Quigley Farm Subdivision is proposed to be subdivided into nine (9) sublots ranging in
size from 2,882 square feet to 6,103 square feet. This project is located at 1600 Appaloosa
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Road (Lot 8, Block 2, Quigley Farms Subdivision) and is within the General Residential (GR)
Zoning District. ACTION ITEM

Administrative Review — NO ACTION ITEM

e AR 1: Accessory Dwelling Unit (ADU) Application, by Scott Goitiandia, for the approval to
convert 528 square feet of living area in an existing single-family residence to an ADU —
located at 2171 Laurelwood Drive.

Staff Reports and Discussion
- Monday, April 6, 2026:
o DR:516 South River Street
o TA: Draft Ordinance for Mobile Vending

Adjourn by 8:00 PM - ACTION ITEM
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City of Hailey

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

Meeting Minutes
Hailey Planning and Zoning Commission
Monday, March 2, 2026
5:30 p.m.

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

Join on your computer, mobile app, or room device.

Click here to join the meeting
Meeting ID: 249 576 139 181
Passcode: Ge6Z27Q
Download Teams | Join on the web

Or call in (audio only)
+1- 469-206-8535: 602369677# United States, Dallas
Phone Conference ID: 602 369 677#

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

Consent Agenda - ACTION ITEM

e CA1: Motion to approve meeting minutes dated February 17, 2026. ACTION ITEM

5:31:11 PM Commissioner Fitzgerald made a motion to approve, Commissioner M. Smith seconded,
and all in favor

Public Hearing - ACTION ITEM

e PH 1: A workshop with the Planning and Zoning Commission to discuss land use assumptions of
parcels located within the City of Hailey’s Area of Impact. No motions are proposed with this
discussion.

5:31:43 PM Davis introduced the land use assumptions and explained that the previous study with

Agnew & Beck focused on the lands within the city limits, the city has now contracted with the same

firm to include lands within the AOI, ACI. Davis explained the proposed scenarios for the land use

assumptions and the details for those scenarios.

5:36:16 PM Chair Fugate asked if the areas that we are not talking about are in the county? When

you are saying incumbered, is that BLM, is that what you mean, natural geographic restrictions?

5:36:46 PM Davis explained that yes, those lands are in the county and that incumbered means

natural geographic, wetlands, hillside, BLM etc.

5:39:13 PM Commissioner Fitzgerald Incumbered doesn’t’ mean undevelopable It just means there

are restrictions correct? | have some theoretical questions, if land in the ACI would develop would

they be served by city services?

Page 1 0of4
115 South Main Street Hailey, Idaho 83333 (208) 788-9815


https://teams.microsoft.com/l/meetup-join/19%3ameeting_NzNjNjA2Y2MtMzQ0OC00MWI5LWE3OWQtNDZkNWIzMTc4ZDUz%40thread.v2/0?context=%7b%22Tid%22%3a%2242e19083-76f7-4129-9fde-874e596ed1a7%22%2c%22Oid%22%3a%22c9ec8de0-ef8c-4f17-8990-44c172695a20%22%7d
https://www.microsoft.com/en-us/microsoft-teams/download-app
https://www.microsoft.com/microsoft-teams/join-a-meeting
tel:+14692068535,,602369677
tre://ftr/?label=&quot;Planning&nbsp;and&nbsp;Zoning&quot;?datetime=&quot;20260302173111&quot;?Data=&quot;85de75bc&quot;
tre://ftr/?label=&quot;Planning&nbsp;and&nbsp;Zoning&quot;?datetime=&quot;20260302173143&quot;?Data=&quot;7f1a2c84&quot;
tre://ftr/?label=&quot;Planning&nbsp;and&nbsp;Zoning&quot;?datetime=&quot;20260302173616&quot;?Data=&quot;12cc441c&quot;
tre://ftr/?label=&quot;Planning&nbsp;and&nbsp;Zoning&quot;?datetime=&quot;20260302173646&quot;?Data=&quot;4201d5af&quot;
tre://ftr/?label=&quot;Planning&nbsp;and&nbsp;Zoning&quot;?datetime=&quot;20260302173913&quot;?Data=&quot;fc32a682&quot;

5:40:52 PM Davis explained that if the parcels were annexed into city limits, then yes.

5:41:39 PM Commissioner Fitzgerald asked about the pros and cons of the AOI being developed, with
or without annexations.

5:42:14 PM Daivs stated that the county has different standards for developing parcels, there are
disadvantages and advantages of both.

5:44:06 PM Commissioner Smith asked if annexed into the county, some provisions would still apply
in order to be compatible with design standards, in case they were eventually annexed in?

5:44:43 PM Davis said yes, we would like to see certain standards met in case there is a future
annexation.

5:45:11 PM Commissioner Smith asked if staff had off the top, the future population for 10, 20-year
mark.

5:46:02 PM Davis stated that it was in the original report, but | don’t have that in front of me. What
we didn’t account for was that the base line density follows GR- the minimum lot size id 6,000 we
didn’t go parcel by parcel to determine the lot sizes. The build out will be a lot lower than what is
presented here.

5:47:15 PM Commissioner Morawski stated that if the future growth numbers are from 2019-2020
and the population has tapered, not sure how that translates, these numbers might be a gross
overestimate.

5:48:00 PM Commissioner Smith said in order to meet the mark, have you considered higher density
for the analysis in specific areas?

5:48:51 PM Davis explained that those were not accounted for with these assumptions.

5:49:03 PM Commissioner Smith | like retaining the industrial service to the south, it's how we set
ourselves apart from the rest of the community to provide that industrial use.

5:49:47 PM Commissioner S. Smith | was surprised by the properties that are surrounded, in town, by
the middle school. What would happen if those parcels were developed in the county and then
annexed into the city later? Another hypothetical, what if the entire Hiawatha Subdivision annexed
into city, but there were a few parcels that were not involved? Would they be required to annex?
5:50:33 PM Davis said there is generally a timeline of stipulations to work with that property to hook
up to city services, but not immediately.

5:52:07 PM Davis said yes there is something called forced annexation that allows the city/state to
require certain properties to annex into the city, although that is not our preferred method.

5:52:38 PM Commissioner M Smith said | agree with Dan, about keeping the industrial and
commercial development to the south/north borders.

5:54:25 PM Commissioner Morawski said points have been raised about the acreage/ density, it
would be nice to have some variability to the density per acre, if the point is to maximize.

5:55:06 PM Davis said she expects some variability, but to keep things cohesive | kept it to the
possible build outs.

5:55:43 PM Chair Fugate said | think this is a correct assumption, considering roads, parks etc.
5:56:15 PM Commissioner M Smith, back to the island affect, for areas like Board Ranch, would the
city be able to annex even if it’s not contiguous to all properties?

5:57:29 PM Davis said no, in order to annex the parcels have to be contiguous and not including a
street or road.

5:57:55 PM Chair Fugate asked if the city has the ability to request the zoning to potential
developers/ applicants who want to annex into the city.

5:58:34 PM Davis said often if the land is contiguous, the use/zone tends to be compatible with what
exists along the contiguous parcels.

5:59:44 PM Chair Fugate asked if anything was happening with the property to the south.

6:00:15 PM Davis stated that not at this time.
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6:00:45 PM Commissioner Fitzgerald stated that she feels like the city has a lot of flexibility and
oversight with our code with compatible uses.

6:01:26 PM Davis said that yes certainly there is a process and conversations to discuss compatibility,
land use etc.

6:02:04 PM Commissioner Smtih said although the comp plan is a little hazy, there is also some
standards for the process.

6:02:29 PM Davis said she is looking for feedback on our baseline assumptions which will be sent to
Agnew and Beck to get more granular than what we presented to you all.

6:03:09 PM Chair Fugate said she agrees that these are the most current possibilities.

6:03:24 PM Chair Fugate opened to public comment

6:03:55 PM Samantha Stahlnecker, Opal Engineering, | think the ACI is a unique opportunity to think
about the city, our land is so limited and when we see ACI land developed in the county it feels
underutilized and this opportunity gives the city the chance to utilize the properties for city services, |
appreciate the work staff has put into this.

6:05:01 PM Commissioner M. Smith asked about the property to the south of the airport?

6:05:33 PM Davis we have excluded those areas as they aren’t designated in Hailey’s ACI, so they are
not part of these assumptions.

6:06:02 PM Commissioner M. Smith asked why they were excluded from AOI. Safety etc.?

6:06:21 PM Davis said she isn’t sure, but it’s always been like that, | can look into it more.

6:06:39 PM Commissioner M. Smith, | think we should look into it, there are opportunities that aren’t
GR, but possible playing fields such as soccer field etc., seems like we’re missing part of the picture
there.

6:07:12 PM Commissioner Fitzgerald asked if the nature of an AOI changes often.

6:07:28 PM Davis stated that through a process with the county is the only way new land can become
part of the AOI, so they can change but there is an entitlement process that every municipality must
go through.

6:08:36 PM Commissioner Morawski asked if there is any appetite to maybe make a request for
interest with undeveloped lands?

6:08:55 PM Davis said we could poll property owners to gauge owners if there is interest in
annexation, generally if there is interest, the owners contact the city to go through the process. There
have been incidents where the city requests annexation, but it tends to be property owner initiated
6:09:57 PM Commissioner Fitzgerald said that after reviewing this, | was thinking about trends from
building today, it makes sense using current density, but we’re not building like that anymore. The
homes are not small single-family development, they are packed into lots, basically the cost of
building is high & the people that can afford are building bigger. Non-conforming subdivisions, where
lot sizes can’t meet bulk requirements, just a trend of higher density. Forcing existing zoning that isn’t
compliant just causes future problems. Density should be location specific and certain parcels are fit
for higher density. | would support higher and lower densities in certain areas. In general, | think
encouraging annexations is important, | can’t think of any reason that it would be negative to develop
these lands in the city instead of the county.

6:14:06 PM Chair Fugate agreed, do we have a preference of where we want to see certain zones,
such as general residential and | agree that in general it is more beneficial to the city to have those
annexed into the city. Quigley for example, for all the people that disputed the annexation, you are
still going to have the impact but not the revenue.

6:15:33 PM Commissioner Smith do we have numbers on the water/sewer, how broadly we should
be casting the net, before we consider expansion.

6:16:02 PM Davis stated that those reasons are the cause for these assumptions which will be
thoroughly reviewed by the firm so we can appropriately apply fees for the parcels, for services etc.
6:16:56 PM Chair Fugate asked about schools.
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6:17:06 PM Davis stated that all would be included in the growth assumption report from Agnew
Beck. | know enrollment is going down but if the population increases one of them will be kids.
6:18:36 PM Commissioner Smith goes back to the SWATH opportunity, if we have the opportunity to
retain and expand the light industrial service area to the south, | think it would be a strength for us.
Also, the lack of sporting fields, that might be something we could talk to the airport about which
would be an ideal use for the location near the airport.

6:20:22 PM Chair Fugate said there has always been a demand for more sports fields, those are an
asset and benefit to the city.

6:21:28 PM Commissioner Smith asked if there was an opportunity to expand the Downton overlay
core?

6:21:50 PM Davis said she expects overlays to be produced with more density and with more land.
6:23:16 PM Commissioner Smith made a motion to adjourn, Commissioner Fitzgerald seconded, and
allin favor.
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Return to Agenda




STAFF REPORT

LofHay Hailey Planning and Zoning Commission
O A
iy Regular Meeting of March 16, 2026
€57, 1880
To: Hailey Planning and Zoning Commission
From: Ashley Dyer, Community Development Planner
Overview: Consideration of a Design Review Application, submitted by East Oakland International,

LLC, and represented by Sage Sauerbrey, owner of Bigwood Tiny Homes, for the
construction of a 3,436 square foot residential addition to an existing commercial
building located at 400 N. Main Street (Lot 18-20, Block 57, Hailey Townsite) within the
Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning

Districts.
Hearing: March 16, 2026
Applicant: East Oakland International LLC
Location: 400 N. Main Street (Lots 18-20, Block 57, Hailey Townsite)

Zoning/Size:  Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay (TO)
Total Lot Area: 0.24 acres (10,750 square feet)

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners within 300 feet on February 25, 2026.

Application: The Applicant is proposing to construct a 3,436 square foot residential addition to an
existing commercial building located at 400 N. Main Street (Lot 18-20, Block 57, Hailey Townsite) within
the Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning Districts.

More specifically, the proposed site plan entails a two-story building with an existing commercial first
floor and residential units proposed on the second floor. The mixed-use project, located at 400 N. Main
Street, further proposes the following:

Commercial Use:
o 3,985 square feet of existing commercial space

Residential Use:
o 3,436 square feet of residential space; four (4) units in total
=  Unit One: 954 sq. ft: two (2) bedrooms, two (2) bathrooms
= Unit Two: 954 sq. ft.: two (2) bedrooms, two (2) bathrooms
=  Unit Three: 750 sq. ft.: one (1) bedroom, one (1) bathroom
= Unit Four: 778 sq. ft.: one (1) bedroom, one (1) bathroom
o All units have a washer & dryer, kitchen, storage, and outdoor deck



Design Review: 400 N. Main Mixed-Use

Lots 18-20 Block 57 (Hailey Townsite)

Hailey Planning Zoning Commission — March 16, 2026
Staff Report — Page 2 of 21

EXSTING OFFE

Access: Site access is located off the existing public streets, Main Street and Silver Street.

Business (B) District: The purpose of the B district is to provide areas for general business and
commercial activities and a limited number of residential uses. (Ord. 1191, 2015)

Townsite Overlay (TO) District: The purpose of the townsite overlay district is to promote the health,
safety and welfare of current and future residents of the city of Hailey; to modify the bulk requirements
of certain zoning districts in order to better respond to the unique conditions and circumstances of the
original Hailey townsite; to encourage infill while retaining neighborhood character; to increase the
compatibility and lessen the degree of nonconformity of existing structures; to create sufficient
flexibility to allow for desirable development; to conserve building resources; and to enhance
neighborhoods with increased pedestrian orientation, all in accordance with the city of Hailey
comprehensive plan, for the desirable future development of the city of Hailey. (Ord. 1191, 2015)

Downtown Residential Overlay (DRO) District: The purpose of the Downtown Residential Overlay
District (DRO) is to promote the health, safety and welfare of current and future residents of the City of
Hailey; to modify the density, bulk and parking requirements of certain areas of the Business, Limited
Business and General Residential Zoning Districts in order to encourage the development of mid-density
residential housing to help meet the housing needs of the community; to encourage infill while retaining
neighborhood character; to create sufficient flexibility to allow for desirable development; to conserve
building resources; and to enhance neighborhoods with increased pedestrian orientation, all in
accordance with the City of Hailey Comprehensive Plan, for the desirable future development of the City
of Hailey. (Ord. 1238, 2018)

The proposed mixed-use development project aligns with the purpose and intent of the Zoning Districts,
as use characteristics support commercial space, while thoughtfully integrating a housing component as
a subordinate use.



Design Review: 400 N. Main Mixed-Use

Lots 18-20 Block 57 (Hailey Townsite)

Hailey Planning Zoning Commission — March 16, 2026
Staff Report — Page 3 of 21

Procedural History: The Design Review Application was submitted on February 13, 2026, and certified
complete on February 24, 2026. A public hearing before the Planning and Zoning Commission is
scheduled for March 16, 2026, in the Hailey City Council Chambers and virtually via GoTo Meeting.

General Requirements for all Design Review Applications

Compliant

Standards and Staff Comments

No

N/A

City Code

City Standards and Staff Comments

O

O

17.06.050

Complete Application

X X“ &

d

O

Department
Comments

Engineering: The City Engineer has recommended that the following be resolved
and/or incorporated at the time of Building Permit submittal:

Detailed plans for curb cuts, stop/start locations, will be required prior to
issuance of a Building Permit. Specific details required to be included are:
1. No ADA cut into bulb area, alley access preferred
2. Silva cells preferred for street trees rather than “structural soil” (which
code allows)
Paver strip shall be integrated between Silver Street trees also
4. Irrigation and electrical plans shall be submitted for Silver Street
landscaping and trees
Civil engineering plans; grades, drainage, curb cuts, materials, etc. shall
be submitted and reviewed by the City Engineer prior to issuance of a
Building Permit.

w

Life/Safety: No comments

Water and Sewer:

Water: The civil plans shall show the meter vault in relation to the addition.
Water Department will need permanent access to the meter vault. If the meter
vault is in asphalt or in a drivable area, a heavy traffic rated lid and collar is
required

Wastewater: Service size needs to be verified with Engineer. A grease trap shall
be required for pretreatment in case the use of the other units’ changes.

Building: No comments

Streets, Landscaping, Other: The Streets Division recommends that the following
be resolved and/or incorporated within the final design, prior to issuance of a
Building Permit (any additional information that has been added is in bold-
italicized text):
- Hailey Tree Committee will review the proposal to remove the two trees
along the western property.

17.08A Signs

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

Staff Comments

The Applicant is proposing to keep the existing signage along HWY 75 (Multi-Unit
sign). The Applicant intends to add new signage for the yoga studio and the
second tenant in front of those units. A Sign Permit Application shall be
submitted and approved prior to signage installation.

17.09.040 On-site
Parking Req.

See Section 17.09.040 for applicable code.
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Staff Comments

The proposed project is located in the Business Zoning District. The Hailey
Municipal Code requires a minimum of one (1) parking space per 1,000 square
feet of commercial use. The project is approximately 7,421 square feet in size,
with 3,985 square feet being commercial space. The Hailey Municipal Code
requires one (1) parking space per residential unit under 1,000 square feet. This
requires the project to provide a total of seven (7) onsite parking spaces; three (3)
commercial spaces and four (4) residential spaces to fulfill this standard. The
Applicant has provided eight (8) onsite parking spaces for the commercial and
residential _g})mponent of 1th_e development. This standard has been met.

D ML 60 S
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17.09.040.06: EXCESS OF PERMITTED PARKING:
A. Approval Required: No use shall provide on-site parking for more than two
hundred percent (200%) of the number of spaces required by this chapter
unless permitted by specific action of the commission. Applications for
parking in excess of that normally permitted will be heard by the commission
as part of other applications, or, where no other application is pertinent,
under the notice and hearing procedures set forth for design review.

N/A.

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

Staff Comments

The Applicant is proposing a black industrial-style ceiling mounted light fixture to
replace the existing light in front of the yoga studio. There are two (2) lights
proposed for the unit’s signage for Idayoga, and the second tenant unit, which
will be approved through their sign permit; the light fixtures are 100-watt max.

ROGRESS .
LIGHTING g 4" CLHT @ 1STF._
™ EFFTYRICAL INDFL

PS50070-031
E =
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Bulk Requirements

Zoning District: Business (B) Zoning District.
Maximum Height: 35’ within the Business District
Required Setbacks:

. Front Yard: 0
Side Yards: 0
. Rear Yard: 0

e Lot Coverage: N/A

Staff Comments

Zoning District(s): Business (B) Zoning District
Proposed Height: 27’
Proposed Setbacks:

- Front: 0 feet

- Rear: 0 feet

- Sides: O feet
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- Lot coverage: N/A
The proposed project complies with the height, lot coverage, and setback
requirements of the Hailey Municipal Code.

O 17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.
Improvements
Required
Staff Comments The Applicant is proposing to improve the ROW around the property with new
sidewalks, curb and gutter, and bulbouts per City Standards. The Applicant shall
receive approval via an Encroachment Permit, and final design of said
improvements shall be reviewed by City Staff prior to issuance of a Building
Permit. These items have been made Conditions of Approval.
O 17.06.070(B) In the Townsite Overlay District, any proposal for new construction or addition of a

Required Water

garage accessing from the alley, where water main lines within the alley are less than

System six (6) feet deep, the developer shall install insulating material (blue board insulation or

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

Staff Comments This standard has or will be met.

Design Review Requirements for Non-Residential, Multifamily,
and/or Mixed-Use Buildings within the City of Hailey

1. Site Planning:

17.06.080(A)1, items (a) thru (n)

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

17.06.080(A)1a

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

Staff Comments

The building exists, and the proposed improvements will align with the existing
orientation. A portion of the commercial space is oriented east-west while the
other portion is oriented north-south.

17.06.080(A)1b

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

Staff Comments

The site contains two (2) existing trees along the western side of the parcel that
the Applicant is proposing to remove, as recommended by City Staff. The Applicant
shall submit an Arborist Review, as well as approval from the Hailey Tree
Committee before issuance of a Building Permit, which has been made a Condition
of Approval.

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

Access to the site exists off E. Silver and Main Street. Safe pedestrian access is
provided through the existing driveway and an existing boardwalk, which leads
around the building.
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d. Buildihg services inéluding Ioading areas, traSh storage/pickup areas and utility

O 17.06.080(A)1d
boxes shall be located at the rear of a building; the side of the building adjacent
to an internal lot line may be considered as an alternate location. These areas
shall be designed in a manner to minimize conflict among uses and shall not
interfere with other uses, such as snow storage. These areas shall be screened
with landscaping, enclosures, fencing or by the principal building.
Staff Comments | The Applicant is proposing rollout trash bins for both the commercial and the
residential component of the development that will be screened from view by a
fence and gate. The collection bins will be brought out during waste collection. No
dumpster is proposed at this time.
O 17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building services.
Staff Comments | The existing alley will be utilized for building services.
O 17.06.080(A)1f f.  Vending machines located on the exterior of a building shall not be visible from
any street.
Staff Comments | N/A. No vending machine is proposed.
O 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.

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

Staff Comments

The onsite parking will be accessed via the public street located off E. Silver Street
and the alleyway. The new configuration for onsite parking is located off the alley
and along the eastern side of the existing structure, which will be utilized for both
commercial and residential parking.
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17.09.020.02 Loading Space Requirements and Dimensions: The following regulations apply to all
commercial and industrial uses with onsite loading areas:
a. Requirements: One loading space shall be provided for any single retail,
wholesale, or warehouse occupancy with a floor area in excess of 4,000
square feet, except grocery and convenience stores where one loading
space shall be provided for a floor area in excess of 1,000 square feet. An
additional loading space shall be required for every additional 10,000
square feet of floor area, except grocery and convenience stores where an
additional loading space shall be required for every additional 5,000 square
feet of floor area. Such spaces shall have a minimum area of 500 square
feet, and no dimension shall be less than 12’.
Staff Comments | N/A, as no loading space is required.
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 one (1) public street and an alley: E. Silver Street and the
existing alley. The onsite parking area can be accessed via the existing alley, which
connects to E. Silver Street.

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

Staff Comments | The proposed snow storage area is located along the eastern side of the building
within the existing open space (plaza), as well as adjacent to the northern
property line. The improved hardscape for the project is 831 square feet which
requires 208 square feet of snow storage. Onsite snow storage areas are proposed
in the amount of 227 square feet. This standard has been met.

I o T
L TN -
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 | plegse refer to Section 17.06.080(A)1i for further information.
17.06.080(A)1k k. A designated snow storage area shall not have any dimension less than 10 feet.
Staff Comments | plegse refer to Section 17.06.080(A)1i for further information.
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O O 17.06.080(A)1l . Hauling of snow from downtown areas is permissible where other options are
not practical.

Staff Comments | plegse refer to Section 17.06.080(A)1i for further information.

O O 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 | plegse refer to Section 17.06.080(A)1i for further information.

O O 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 | There are planter boxes within the proposed snow storage areas, which will not be
affected due to their height from the ground.

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

a

O

17.06.080(A)2a

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

Staff Comments

The building exists and the proposed addition is complementary to the existing
building, as well as other commercial or mixed-use buildings in downtown Hailey.
The articulation of the rooflines, and various sized windows further enhance the
existing structure.

17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments

N/A, as the proposed building design is not a standardized corporate building
design.

17.06.080(A)2c

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

Staff Comments

The Applicant has integrated the building’s addition to the surrounding site and
greater area. Various windows and balconies emphasize human scale and are
pedestrian oriented to encourage human activity. The exterior balcony space,
outdoor patio space, and mixture of assorted new and existing landscaping
encourages human activity and interaction.

17.06.080(A)2d

d. The front fagade 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.
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Staff Comments

The mixed-use building’s addition is proposed to match the elements of the
existing building, included are a mixture of exterior siding materials from the likes
of stucco, stucco wainscot, refinished steel siding, newly painted trim, new
aluminum clad windows, the existing wood siding will remain.

17.06.080(A)2e

to create a cohesive whole.

Staff Comments

The proposed addition is designed to match the existing building using similar
materials and color pallets.

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 to match the existing building,
as described in Section 17.06.080(A)2d above.

17.06.080(A)2g

g. Exterior buildings colors and materials shall be integrated appropriately
into the architecture of the building and be harmonious within the project
and with surrounding buildings.

Staff Comments

Building colors are broken on various elements by incorporating wood accents to
help break up mass and be harmonious with other neighboring buildings. Please
refer to Section 17.06.080(A)2d above for further detail.

17.06.080(A)2h

h. Flat-roofed buildings over two stories in height shall incorporate roof
elements such as parapets, upper decks, balconies or other design
elements.

Staff Comments

This is a flat-roofed building that is proposed to be two (2) stories in height. As
such, the Applicant is proposing to incorporate balconies, decorative parapets, and
other architectural features that further enhance the building.

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.

ili. Double glazed windows.
iv. Windows with Low Emissivity glazing.

v. Earth berming against exterior walls
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vi. Alternative energy. Solar energy for electricity or water
heating, wind energy or another approved alternative shall
be installed on-site.

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

Staff Comments

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

- All windows will be double glazed

- All windows will be low emissivity glass

- Electric for the residential units

- Exterior insulation is proposed above code for insulation requirements.

O O 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 | All drainage from the flat roof will drain to a designated drywell.
O O 17.06.080(A)2k k. Downspouts and drains shall be located within landscape areas or other
appropriate locations where freezing will not create pedestrian hazards.
Staff Comments | The proposed design will collect both snow and stormwater on the roofs of the
new addition as well as the new roof over the commercial space and be piped
from the drains to a designated drywell.

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

Staff Comments | NA, as no drive-through canopies are proposed.
O O 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

No master sign plan was submitted with the Design Review; however, one will be
required prior to the issuance of a Building Permit which has been made a
Condition of Approval.

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

Compliant Standards and Staff Comments

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

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

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

O] 17.06.080(A)3c c. Walls and fences shall be constructed of materials compatible with other

materials used on the site.
Staff Comments | NA. No new fence is proposed at this time.

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

Staff Comments | N/A. No new fence is proposed at this time.

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

Staff Comments | N/A. No roof-mounted mechanical equipment is proposed with this project. Where
roof or ground-mounted mechanical equipment are proposed, said equipment
shall be shielded and screened from view. This has been made a Condition of
Approval.

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

Staff Comments | N/A. No alternative energy sources are proposed with this project.

O O 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 | All service lines into the property shall be installed underground and no service
equipment shall be placed on utility poles.

O O 17.06.080(A)3h h. Allservice lines into the subject property shall be installed underground

Staff Comments | Al service lines shall be installed underground. City Staff requests that, if
applicable, transformer locations be shown on the Building Permit drawings.

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

Staff Comments | N/A, as no additional appurtenances are proposed.

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

Compliant Standards and Staff Comments

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

O O 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials
shall be used, as specified by the Hailey Landscaping Manual or an approved
alternative.

Staff Comments | The Applicant is proposing to retain most of the existing landscaping on the site,
with the addition of planter boxes to match the existing ones onsite.

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

Staff Comments | plant materials will be appropriate for the Zone 4 environment.

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

Staff Comments | There are existing irrigation features that minimize water use within the
landscaped areas.

O O 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with
consideration of the urban environment. A combination of trees, shrubs, vines,
ground covers, and ornamental grasses shall be used. Newly landscaped areas
shall include trees with a caliper of no less than two and one-half inches (2 5”).
A maximum of twenty percent (20%) of any single tree species shall not be
exceeded in any landscape plan, which includes street trees. New planting
areas shall be designed to accommodate typical trees at maturity. Buildings
within the LI and SCI-I Zoning Districts are excluded from this standard.
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Staff Comments | The Applicant is proposing to retain most of the existing landscaping on the site
with the addition of new planters to match the existing ones.

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

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

O | O 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 varies with a combination of existing trees, planter boxes,
and existing shrubs, and the addition of turf to soften the site, as well as to create
visual interest.

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

Staff Comments | Storm water runoff is located within drywells.

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

Staff Comments | The Applicant shall be responsible for maintaining plant material in a healthy
condition. Plants were chosen for reduced maintenance, drought tolerance and
ability to thrive in conditions on-site.

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

Staff Comments | N/A, no retaining wall is being proposed with this project.

O] O 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 | NA, no retaining wall is being proposed with this project.

O] O 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 | NA, no retaining wall is being proposed with this project.

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

Staff Comments | N/A, no new retaining wall is being proposed with this project.

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

Staff Comments | N/A, no new retaining wall is being proposed with this project.

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

Staff Comments | N/A, no reatining wall is being proposed with this project.

5. Building Design

Compliant Standards and Staff Comments

Yes | No | N/A | City Code City Standards and Staff Comments
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O] O] 17.06.080(D)2a a. Buildings shall incorporate massing, group lines and character that responds to
single-family homes. Buildings may also include the use of varying materials,
textures and colors to break up the bulk and mass of large multi-family
buildings. Windows should be residential in scale and thoughtfully placed to
provide for privacy and solar gain.

Staff Comments | The proposed building design exists, and the design of the residential addition will
retain and carry forward similar design features of the existing facade.

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

Staff Comments | The building achieves human scale by a prominent entrance, open space areas,

site circulation connections and various exterior materials. The landscaping also
maximizes human scale and enhances the “sense of place”. The various trees,
shrubs, and landscape features provide screening for both residents and
neighbors. The open space and exterior amenities encourage human activity and
further enhance pedestrian interaction.

Downtown Residential Overlay District

1. Use and Bulk Requirements

O

17.04R.040 Use and bulk requirements shall be those of the underlying zoning district, except where
specifically amended herein.
a. Residential Percentage: There shall be no maximum residential percentage on the
ground level.

Staff Comments | This standard has been met.

2. Multi-Family and Mixed-Use Density

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

17.04R.060

a. Maximum Residential Units Per Acre: Residential units per acre provisions of the
underlying district shall not apply; rather density shall be limited by required
open space, parking, landscaping and standards of review from chapter 17.06,
"Design Review", of this title. The commission shall have the discretion to
modify building design based on the standards in chapter 17.06 of this title.
b. Dwelling Unit Average Size Requirement: The average dwelling unit size shall be
not less than six hundred (600) net square feet per building. (Ord. 1238, 2018)

Staff Comments

The proposed project consists of residential units that vary in size to best meet
the needs of its tenants. The Applicant is proposing four (4) units ranging from
750 square feet to 954 square feet. As shown in the image below, the average
dwelling unit size meets this standard above, or the average dwelling unit size is
not less than 600 net square feet per building.



https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6487#JD_Chapter17.06
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3.Parking Spaces, Screening and Storage Requirements

O

O

17.04R.060

A. Onsite Parking Spaces Requirements for Multiple Family Dwellings and Dwellings
withing a Mixed-Use Building.
1. A minimum of one space per residential dwelling unit, where up to twenty-
five percent (25%) of required on-site parking spaces may be provided as
compact parking spaces. Compact spaces must be signed as such.
2. At least one guest parking space for every six (6) dwelling units.
Unimproved City rights-of-way adjacent to the site that are improved as part
of the project shall count towards the guest parking requirement.

Staff Comments

The proposed project is located in the Business Zoning District. The Hailey
Municipal Code requires a minimum of one (1) parking space per 1,000 square
feet of commercial use. The project is approximately 7,421 square feet in size,
with 3,985 square feet being commercial space. The Hailey Municipal Code
requires one (1) parking space per residential unit under 1,000 square feet. This
requires the project to provide a total of seven (7) onsite parking spaces; three (3)
commercial spaces and four (4) residential spaces to fulfill this standard. The
Applicant has provided eight (8) onsite parking spaces for the commercial and
residential component of the development. This standard has been met.

17.06.060

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

apply.

Staff Comments

The lot size is 10,789 square feet, 10% of open space is required which would
equate to 1,079 square feet of open space. The existing restaurant/ main street
plan includes 851 square feet. The proposed addition includes an additional 379
square feet of open space including the rooftop deck for a total of 1,240 square
feet of open space for the mixed-use project. This standard has been met.



https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/#JD_17.09.020.11
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17.06.060

c¢. Onsite Parking Dimension: Where the parking angle is ninety degrees (90°),
the minimum aisle width may be twenty-two feet (22'), as determined
through the design review process.

Staff Comments

N/A.

d. Storage All units under five hundred (500) square feet shall be provided with
on-site storage suitable for bikes, skis and other similar items. Size, location
and design of the storage areas shall be determined through the design
review process.

Staff Comments

The Applicant is proposing storage units within each residential unit as well as an
additional shared interior storage unit for the commercial units.

17.09.040.07

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

Staff Comments

25% of the required number of bicycle spaces is two (2) spaces. The Applicant is
proposing to provide five (5) spaces total.

Additional Design Review Requirements for Nonresidential and Mixed-Use Buildings located within the B,

LB or TN Districts (B)

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
0O O 17.06.080(B)1a a. The ssite shall support pedestrian circulation and provide pedestrian amenities.
Sidewalks shall be provided along building fronts.
Staff The proposed building complements the surrounding area and adjacent uses. The
Comments proposed mixed-use is within the Business (B), Townsite Overlay (TO), and
Downtown Residential Overlay (DRO) Zoning districts.
Integration of the addition to the surrounding site is an imperative facet of the
project with a variety of outdoor spaces and connectivity throughout the site.
0O O 17.06.080(B)1b b. Wider sidewalks are encouraged to provide additional amenities, such as seating
areas and bicycle racks.
Staff There are existing sidewalks onsite; however, the Applicant is proposing to expand
Comments those improvements to reflect the typical sections for side streets within Hailey’s
Municipal Code. Final design of said improvements shall be reviewed by City Staff
prior to issuance of a Building Permit. This has been made a Condition of Approval.

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

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O O 17.06.080(D)2a c. 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
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Staff The proposed building design exists, and the design of the residential addition will
Comments retain and carry forward similar design features of the existing facade.
O 17.06.080(B)2b d.  Multi-unit structures shall emphasize the individuality of units or provide visual
interest by variations in rooflines or walls or other human scale elements.
Breaking the facades and roofs of buildings softens the institutional image which
may often accompany large buildings.
Staff The building achieves human scale by prominent entrances, site circulation
Comments connections, and outdoor patio space. The landscaping also maximizes human scale
with the various existing trees, planter boxes, shrubs, and turf provide screening for
the adjoining properties and uses.

O 17.06.080(B)2c | 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 The addition/improvements provide a flat roof to utilize the proposed rooftop deck.

Comments The various sized windows, parapets, balconies, and covered walkways offer
structural elements that enhance the pedestrian experience through active store
fronts, varied textures and engaging human-scaled elements.

| 17.06.080 (B)2d | Buildings that exceed thirty feet (30') 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 The max height at record grade is 27’, this standard doesn’t apply.
Comments

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

Staff The proposed use provides a large outdoor rooftop deck for the commercial space
Comments as well as additional personal balconies for the residential units.
O 17.06.080(B)2g | 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:
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1. Locating open space and preserving existing vegetation on the edge of the site to
further separate the building from less intensive uses;
2. Stepping down the massing of the building along the site's edge; and
3. Limiting the length of or articulating building facades to reflect adjacent
residential patterns.
Staff The building exists and is compatible with the surrounding single-family residential
Comments uses with landscaped buffers, fences and an existing alleyway to separate uses. The
onsite parking areas are smaller and broken up by landscaping rather than large,
continuous paved surfaces to respect the adjoining residential use.

O O 17.06.080(B)3 Landscaping: 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
feet (8') wide to create a year-round visual screen of at least six feet (6') 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 There are existing landscaping buffers along the eastern side of the building where
Comments residential zoning exists, an existing alleyway also acts as a buffer between the
mixed-use structure and residential neighborhood to the east
N &

17.06.060 Criteria.

A. The Commission or Hearing Examiner shall determine the following before approval is given:

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

2. The project conforms to the applicable specifications outlined in the Design Review
Guidelines, as set forth herein, applicable requirements of the Hailey Municipal Code,
and City Standards.

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

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

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

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

NowuswWDNRE

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing, and duration of development.
Assure that development and landscaping are maintained properly.
Require more restrictive standards than those generally found in the Hailey Municipal

Code.
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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.

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

The following Conditions are placed on approval of this Application:

a)
b)

d)
e)

f)

All applicable Fire Department and Building Department requirements shall be met.
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.
All City infrastructure requirements shall be met. Detailed plans for all infrastructure to
be installed or improved at or adjacent to the site shall be submitted for Department
Head approval and shall meet City Standards where required. Infrastructure to be
completed at the Applicant’s sole expense include, but will not be limited to, the
following requirements and/or improvements:
i. Life and Safety:
i. The building shall comply with IFC and IBC code requirements.
ii.  Water and Wastewater:
i. All construction shall be to City Standards.
ii. The Water Department will need permanent access to the meter vault.
If the meter vault is in asphalt or in a drivable area, a heavy traffic rated
lid and collar is required.
iii. The wastewater service size shall be verified with Engineer and shown
in the detailed civil set.
iv. A grease trap shall be required for pretreatment in the event the use
characteristics change in the future.
The Applicant shall be responsible for the maintenance of all landscaping: perimeter,
onsite, and/or street trees, as applicable.
The project shall be constructed in accordance with the Application or as modified by
these Findings of Fact, Conclusions of Law, and Decision.
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.
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g) All public right-of-way sidewalks and drainage improvements shall meet City Standards,
receive approval via an Encroachment Permit, and final design of said improvements shall
be reviewed by City Staff prior to issuance of a Building Permit.

h) This Design Review approval is for the date the Findings of Fact are signed.

i) 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.

j)  All exterior lighting shall comply with the Outdoor Lighting Ordinance.

k) Construction parking shall be on private property and not within the City Right-of-Way
nor the edge of the road. If construction, parking, and staging is within the City Right-of-
Way, applicable fees shall be paid at or prior to issuance of a Building Permit.

l) Upon completion of all required public landscaping and before issuance of a certificate
of occupancy and/or final project approval, a licensed arborist shall certify all public tree
plantings have been installed in compliance with the project approvals as to species,
health, irrigation, city construction standards, project drawings, and other relevant
requirements such as Hailey Tree Committee recommendations. Similarly, any public
landscape not certified by the licensed arborist shall be certified by a licensed landscape
architect for same or other relevant topics. The arborist or landscape architect shall also
provide documentation of public tree well inspections including dimensions and
material types during the placement of all subsurface items.

m) The meter shall be screened from view (subject to approval by Idaho Power) of the
public street.

n) No roof-mounted mechanical equipment is proposed with this project. Where roof or
ground-mounted mechanical equipment are proposed, said equipment shall be shielded
and screened from view.

o) A Master Sign Plan shall be submitted for the whole building to ensure the design &
location of signs is compatible, before issuance of a Building Permit.

Motion Language:

Approval: Motion to approve the Design Review Application, submitted by East Oakland International,
LLC, for the construction of a 3,436 square foot residential addition to an existing commercial building
located at 400 N. Main Street (Lot 18-20, Block 57, Hailey Townsite) within the Business (B), Downtown
Residential Overlay (DRO), and Townsite Overlay (TO) Zoning Districts, finding that the project does not
jeopardize the health, safety or welfare of the public and the project conforms to the applicable
specifications outlined in the Design Review Guidelines, applicable requirements of the Hailey Municipal
Code, Title 17, and City Standards, provided conditions (a) through (o) are met.

Denial: Motion to deny the Design Review Application, submitted by East Oakland International, LLC, for
the construction of a 3,436 square foot residential addition to an existing commercial building located at
400 N. Main Street (Lot 18-20, Block 57, Hailey Townsite) within the Business (B), Downtown Residential
Overlay (DRO), and Townsite Overlay (TO) Zoning Districts, finding that [the
Commission should cite which standards are not met and provide the reason why each identified
standard is not met].

Continuation: Motion to continue the public hearing to [Commission should specify a date].



CODE INFORMATION:

400 NORTH MAINGSTREET

ARCHITECT:

TYPE OF CONSTRUCTION TYPEVB
OCCUPANCY CLASSIFICATION AR2
USE ZONE B
OVERLAYS DTR, TS
AREA TABULATIONS:
GROSS FLOOR AREA
o | OFFICE 609 SF
2g
% 2| YOGASTUDIO 1,687 SF.
3
2
© | RESTAURANT 1,689 SF
TOTAL GROUND FLOOR AREA 3,085 SF
UNIT1 954 SF
&z
23| UNIT2 954 SF
g2
£3
&S| uNIT3 750 SF
o
UNIT4 778 SF
TOTAL RESIDENTIAL AREA 3,436 SF
[ TOTAL ENCLOSED AREA [ 7,421 SF

POINT ARCHITECTS ::  www.pointarchitects.com

RICHARD CHILDRESS

209 E 35th Street

Garden City, ID 83714

p.208-284-2999 :: rich@pointarchitects.com

STRUCTURAL ENGINEER:

AHBL, INC. :: www.AHBL.com

KEN LELAND

2215 N. 30th Street

Tacoma, WA 98403

p. 253-383-2422 :: kleland@ahbl.com

CIVIL ENGINEER:

GALENA BENCHMARK ENGINEERING, INC.
WES VAN DUSEN

100 Bell Drive

P.0. Box 733

Ketchum, ID 83340

p.208-726-9512 :: wes@galena-benchmark.com>

GENERAL CONTRACTOR:

BIG WOOD TINY HOMES

SAGE SAUERBREY

159 Foothill Dr.

Carey, ID 83320

p.208-721-2633 :: sage@bigwoodtinyhomes.com

PROJECT ADDRESS:

VIEW FROM MAIN AND SILVER

PROJECT LOCATION:

VIEW FROM ALLEY

400 N Main St
Hailey, ID 83333

LEGAL DESCRIPTION:

Parcel # RPH0000057018A

Hailey Townsite

Block 57, Lots 18, 19 & 20

Located within Section 9, T.2Nn., R.18 E., B.M.
City of Hailey, Blaine County, Idaho

SHEET INDEX:

PZ0.0  COVER

C0.20  SITESURVEY

PZ1.0  SITEPLAN

PZ14  CONSTRUCTION PLAN
PZ2.0  MAIN LIGHTING & LANDSCAPE PLAN
PZ21  2NDLEVEL PLAN

PZ3.0  SOUTH & WEST ELEVATIONS
PZ31  EAST & NORTH ELEVATIONS
PZ32  HIDDEN ELEVATIONS

PZ40  MODEL VIEWS

PZ41  MODEL VIEWS

400 N Main St, Hailey, ID 83333

)

REGIONAL MAP

LICENSED
ARCHITECT

izt

STATE OF IDAHO

POINT
ARCHITECTS




H
H
5|
i
3
H
H

LOT 18
3597 SQ.FT.
008 AC.

359750, FT.
0.08AC.

NOTES

SURVEY NARRATIVE
THE PURPOSE OF THIS MAP IS TO SHOW LIMITED SITE INFORMATION AS IT EXISTED
ON THE DATE THE FIELD SURVEY WAS PERFORMED NRELATION TO PLATIED LOT
LINES. CHANGES M /E OCCURRED TO SITE CONDITIONS SINCE SURVEY DATE.
LT LS ARE BASED ON FOUN MONUHENTS. A FOUND MONUMENTS WERE
ACCEPTED AS EITHER ORIGINAL CORNERS, OR REPLACEMENTS OF ORIGINAL
CORNERS. SET MONUMENTS WERE REESTABLISHED BASED ON CENTERLINE
MONUMENTS AND THE BLOCK BREAKDOWN OF HAILEY TOWNSITE BLOCK 57. SEE
RECORD OF SURVEY (TO BE RECORDED) FOR ADDITIONAL BOUNDARY DETAILS.
REFERENCED SURVEYS!
A RECORD OF SURVEY OF HAILEY TOWNSITE, BLOCK 57, LOT 124, INST. NO. 697760,
2B, PLAT OF HAILEY TOWNSITE, BLOCK 57, LOT 12A, INST. NO. 5¢
7€ PLAT OF HAILEY TOWNSITE, BLOGK 57 LOT 42 INST NO_ 544768,
20, ORIGINAL TOWNSITE MAP-CITY OF HAILEY
3. BOUNDARY DIMENSIONS SHOWN HEREON ARE MEASURED. FOR RECORD
DIMENSIONS, SEE REFERENCED SURVEYS.
4. BASIS OF BEARINGS IS IDAHO STATE PLANE COORDINATE SYSTEM, NADES, CENTRAL
ZONE AS DERIVED BY GRS OBSERVATIONS. ALL DISTANCES SHOWN ARE GROUND
DISTANCES IN F
VERTIGAL DATU: ELEVATIONS BASED ON NAVD 88 (GEOID18) DATUM UTILIZING
'SMARTNET CORS STATION IDKM
UNDERGROUND UTILIES WERE NOT LOGATE AND ARE NOT SHOWN HEREON
THIS MAP WAS PREPARED FOR THE EXPRESS USE OF THE CLIENT AND
TRANSFERABLE 10 OTHERS WITHOUT WAITTEN CONSENT BY GALENA BENGHMARK
ENGINEERING AND IS NOT VALID OR TO BE USED BY OTHER PARTIES FOR ANY
REASON INCLUDING BUT NOT LIMITED TO REAL ESTATE TRANSACTIONS, BUILDING
APPLICATIONS, PERMITS, ETC.
ATITLE POLIGY HAS NOT BEEN SUBMITIED TO GALENA SENCHMARK ENGINEERIG,
HAS A TITLE SEARCH BEEN REQUESTED. CERTAIN INFORMATION CONTAINED
WITHI SAID POLICY MAY NOT APPEAR ON-TiS MAP OR MAY APFECT ITENS SHOWN
ONTHIS MAP.
ELECTRONIC DATA: GALENA-BENCHMARK ENGINEERING ACCEPTS NO
RESPONSIBILITY OR LIABILITY FOR THE REUSE, DISTRIBUTION OR ACCURACY OF
DATA CONTAINED ON ELECTRONIC COPIES OF THIS DRAWING. THE STAMPED HARD
COPY OF THIS DRAWING IS THE FINAL PRODUCT.
“THIS DRAWING IS VOID AFTER 2 YEARS AND NO FURTHER COPIES OR DIGITAL FILES
WILL BE TRANSMITTED.

EASEMENTS, ENCUMBRANCES AND RESTRICTIONS:
1. BULDING AREA: BULDING ENVELOPE I SHOWN 5 PER PLAT. SETEACKAND

FOOTPRINT REQUIREMENT:
FROM PLAT. T IS RECOMMENDED THAT IAID ORDINANGES BE REVISWED PROR TO
ES|

12, GENERAL RESTRICTIONS : EXCEPT AS SPECIFICALLY STATED OR SHOWN ONTHIS
MAP, THIS SURVEY DOES NOT PURPORT TO REFLECT ANY OF THE FOLLOWING.
WHICH MAY BE APPLICABLE TO THE SUBJECT OF REAL ESTATE: EASEMENTS, OTHER
THAN THOSE SHOWN OR LISTED HEREON, BUILDING SETBACK LINES, RESTRICTIVE
COVENANTS, SUBDIVISION RESTRICTIONS, ZONING, WETLANDS, AVALANCHE OR ANY
OTHER LAND-USE REGULATIONS OR HAZARDS.

SURVEY AND SITE FEATURES:
13. BOUNDARY LINES AND CERTAIN EASEMENTS SHOWN HEREON ARE PER PLAT.
CC&R'S FOR CONDITIONS AND/OR RESTRICTIONS REGARDING THIS

14, UTILITIES AND DRAIN PIPES IF SHOWN HEREON ARE PER SURFACE EVIDENCE ONLY.
OTHER UNDERGROUND UTILITIES MAY EXIST. LOCATION OF UNDERGROUND
UTILITIES AND SERVICES SHOULD BE CONFIRMED PRIOR TO EXCAVATION OR
DESIGN.

DUE TO VARYING FINISH MATERIALS, BUILDING WALLS IF SHOWN HEREON ARE
APPROXIMATE OUTSIDE FACE OF BUILDING UNLESS OTHERWISE NOTED. IT IS
RECOMMENDED THAT THE LANDOWNER OR CLIENT RETAIN THE SERVICES OF A
SPECIALIST IN ORDER TO ASCERTAIN AN ARCHITECTURAL AS-BUILT, IF DETAILED
ARCHITECTURAL FEATURES OR FLOOR PLANS OF EXISTING STRUCTURES ARE
REQUIRED. BUILDING FOOTPRINTS ARE SHOWN TO RELATE THEIR LOCATION TO LOT
LINES. THIS SURVEY DOES NOT PURPORT TO SUBSTITUTE AN ARCHITECTURAL
AS-BUILT.
16, SPRINKLER HEADS AND IRRIGATION LINES ARE NOT SHOWN HEREON.
TREE LOCATIONS AND DRIP LINES IF SHOWN HEREON ARE APPROXIVATE.
18. MAP SCALE: DUE TO ELECTRONIC MAP DELIVERY AND ALTERNATE PRINTING
METHODS, PLEASE USE BAR SCALE TO DETERMINE ACTUAL PRINTED SCALE.
19. FEATURES OBSCURED FROM VIEW BY DEBRIS, SNOW, VEGETATION OR VEHICLES AT
THE TIME OF SURVEY, DO NOT APPEAR ON THIS MAP.
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LOT AREA = 10,789.40 SF

COMMERCIAL SPACE TRASH AND RECYCLING BIN LOCATION s
PROPOSED SIGN LOCATIONS. SEE PZ 2.0 & PZ3.0

EXISTNG SIGN LOCATION. SEE PZ 2.0

EXISTING DRYWELL LOCATION

o THE EXISTING PROPERTY HAS 8,976 SF OF IMPERVIOUS SURFACE.
STORMWATER FOR THAT IS BEING HANDLED THROUGH A SET OF
THREE EXISTING DRY WELLS, EXISTING LANDSCAPE PLANTERS AND
‘OTHER HISTORIC SURFACE RUNOFF PATERNS.

o THE PROPOSED PROJECT HAS 9,493 SF OF IMPERVIOUS SURFACE.
THIS IS AN INCREASE OF 517 SF OR ABOUT A 5.7% INCREASE. THE
PROPOSED PLAN IS TO ENSURE ALL GRADING SENDS STORMWATER
O THE ON-SITE DRY WELLS AND PLANTING AREAS. BASED ON THE
ABOVE THE EXISTING DRY WELLS WILL BE ADEQUATE FOR THE SITE
DRAINAGE OF THE PROPOSED PROJECT.

NEW HEATED DRAIN LINES FROM PROPOSED APARTMENT ROOFS

o THE PROPOSED DESIGN WILL GATHER BOTH SNOW AND
STORMWATER ON THE ROOFS OF THE NEW 21 LEVEL APRTMENTS AS
WELL AS THE NEW ROOF DECK OVER THE EXISTING YOGA SPACE
STORM WATER AND SNOWMENT WILL BE PIPED FROM THE DRIANS
TO A DESIGNATED DRY WELL. THE NEW ROOF TOP GATHERING AND
PIPING ALLOWS FOR THE STORMWATER TO BE MORE EVENLY
DISTRIBUTED AMONG THE EXISTING DRY WELLS THAN IS THE
CURRENT CONDITION.

PROPERTY LINE. LOT SIZE = 10,789.4
EXISTING UTILITY PANELS AND METERS
LIMITS OF APARTMENTS ABOVE
SNOW STORAGE

o THE PARKING AND CIRCULATION AREA EXPOSED TO THE SKY IS 831
SF. AT 25%, 208 SF IS REQUIRED. 227 SF HAS BEEN PROVIDED.

PUBLIC OPEN SPACE

o THE LOT SIZE I5 10,789 SF. AT 10% 1,079 IS REQUIRED. THE EXISTING
RESTAURANT PLAN INCLUDES 861 SF OF PUBLIC OPEN SPACE ALONG
MAIN ST. THE PROPOSED PROJECT INCLUDES ANOTHER 379 SF
MAKING A TOTAL OF 1,240 SF.

PROPOSED ROOF DECK ACCESS STAIR

GRAVEL PATH

LANDSCAPE / PLANTER AREA

ASPHALT PARKING AREA

EXISTING POWER LINE LOCATION (ASSUMED)

PARKING STALL (10" x 20') NUMBER. 8 STALLS PROVIDED.
PROPOSED STRUCTURAL COLUMNS WITH BOLLARDS AS REQUIRED.
MOVE GAS METER

EXISTING GAS METER TO REMAIN

APROXIMATE WATER AND SEWER LINE LOCATIONS
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STANDARDS
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STAFF REPORT
Hailey Planning and Zoning Commission
Regular Meeting of March 16, 2026

To: Hailey Planning and Zoning Commission
From: Emily Brooks, Community Development City Planner/Resilience Planner
Overview: Consideration of a Design Review Application submitted by SLWRF, LLC, for the

construction of a nine (9) unit, detached townhouse development — each residential
unit ranging in size from 638 square feet to 1,274 square feet — to be located at 1600
Appaloosa Road (Lot 8, Block 2, Quigley Farm Subdivision) within the General
Residential (GR) Zoning District.

Hearing: March 16, 2026

Applicant: SLWREF, LLC.

Project: Appaloosa Townhomes

Location: Quigley Farm Subdivision, Lot 8, Block 2
Size: 0.96 acres (41, 756 square feet)

Zoning/Size:  General Residential (GR) Zoning District

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to property
owners on February 25, 2026. No public comments were received during the commenting period.

Application and Background: The Quigley Farms Subdivision Large Block Plat for Blocks 1-17 received
Final Plat approval in June 2018. Phase | consisted of the Preliminary Plat for Blocks 1, 2, 3, 4, 10, 11 and
15, which included 36 lots comprising of 41 residential units (including eight community housing units),
and commercial space. This approval included the provision that individual blocks may be approved for
Preliminary and Final Plats, so long as each block supply separate infrastructure to stand on its own. The
Block 2 Final Plat received approval from the Hailey City Council on November 9, 2020, and final
infrastructure improvements were complete in July, 2025.

Now, the Applicant has approached the City of Hailey with a joint application for both Design Review
and Preliminary Plat, specifically proposing a nine (9) unit detached townhome subdivision on Lot 8 of
Block 2 of the Quigley Farms Subdivision. The housing units created by the proposed subdivision will
benefit St. Lukes Healthcare employees through the St. Lukes Wood River Foundation.. Staff would also
like to highlight the Applicant’s decision to pursue pre-fabricated/modular building design and
construction for this development. Modular construction can support faster completion times, fewer
onsite resource needs, less waste of materials, and greater quality control in final product delivery. All
public infrastructure improvements for adjacent right-of-ways have already been completed, including
sidewalks, street crossings, landscaping, and grading/drainage facilities.



Design Review: Appaloosa Townhomes Subdivision
Quigley Farms Subdivision Phase 1, Lot 8, Block 2
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Staff Report - Page 2 of 16

The Applicant is proposing three (3) different housing unit styles: “Aspen”, “Berkeley”, and “San
Conejo”. Styles are designated by “A”, “B”, and “C” abbreviations, respectively, within the submitted
plans. Six (6) “B” and “C” units are proposed in total, and these units will each feature two (2) stories,
three (3) bedrooms, and two and a half (2.5) to three (3) bathrooms. Three (3) “A” units are proposed as
single-story, each containing three (3) bedrooms and two (2) bathrooms. Each of the nine (9) units offers
a single-car garage and a designated driveway area, servicing the parking needs and requirements for
the subdivision. All garages and driveways will be accessed from an internal drive aisle proposed for the
site. The drive aisle connects both Cottontail Way and Appaloosa Road. Both on-site and right-of-way
landscaping is proposed across the project area, and snow storage is proposed to be provided on site as
well.

Procedural History: The Applicant submitted concurrent applications for both Design Review and
Preliminary Plat on February 18, 2026. The Applications were certified complete on March 2, 2026. A
Public Hearing with the Hailey Planning and Zoning Commission for both applications will be held on
March 16, 2026, in the Hailey City Hall Council Chambers and virtually via Microsoft Teams.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments

Yes No

N/A

City Code

City Standards and Staff Comments

O

O

17.06.050

Complete Application

O

Department
Comments

Engineering: Public Works Staff have reviewed the proposed application. Any issues,
questions, or concerns will be thoroughly reviewed and discussed with the Applicant prior
to final design.

Fire/Safety:

Water and Sewer: The Wastewater Division Manager has requested that the sewer
service line for sublots 5 and 6 shift closer to the middle of the sublot. At the connection of
these sewer service lines to the existing mainline, a manhole shall be installed for access
and cleaning purposes. This has been made a Condition of Approval.

Building: No comments.

Streets: No comments.

17.08A Signs

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

Staff Comments

N/A - No signage is proposed.
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O 17.09.040 On- See Section 17.09.040 for applicable code.
site Parking
Req.
Staff Comments | Per the current requirements, each townhouse unit requires 1.5 parking spaces. The
minimum parking requirement for the proposed development is thirteen (13) spaces.
The proposed design adheres to this standard, incorporating an attached garage ((one (1)
to two (2) vehicle capacity, depending on vehicle size)) in each unit, as well as at least one
(1) parking space per driveway. This equates to at least eighteen (18) parking spaces,
which exceeds the minimum onsite parking requirements of Hailey’s Municipal Code.
O 17.09.040.06: A. Approval Required: No use shall provide on-site parking for more than two hundred
Excess of percent (200%) of the number of spaces required by this chapter unless permitted by
Permitted specific action of the commission. Applications for parking in excess of that normally
Parking permitted will be heard by the commission as part of other applications, or, where no
other application is pertinent, under the notice and hearing procedures set forth for
design review.
Staff Comments | N/A
O 17.08C.040 17.08C.040 General Standards
Outdoor
Lighting 1. All exterior lighting shall be designed, located and lamped in order to
Standards prevent:
i. Overlighting;
ii. Energy waste;
iii. Glare;
iv. Light Trespass;
v. Skyglow.

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

3. 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.

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

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

Staff Comments | The Applicant proposes to install exterior wall-mounted light fixtures that are full cutoff,
fully shielded, down-facing, and includes a lumen output that is Dark Sky compliant.
O Bulk General Residential (GR) Zoning District

Requirements

Staff Comments

Building Height:
- Permitted Building Height: 35’
- Proposed building height (from finished grade):
e A Units: Approx. 17’
e B Units: Approx. 25.7’
e CUnits: Approx. 28.7°
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Building Setbacks:

- Permitted setbacks:
o  Frontyard: 20’
o Sideyards:
= Between townhouse units: 10’ per IFC 2018 Standards
= Adjacent to public right-of-way: 10’

o  Rearyards: 10’
- Proposed setbacks:

o  *All distances between townhouse units measured at least 10°, per
2018 IFC requirements. See submitted plans for specific inter-unit
distances.

o  Frontyard:

. Unit A1: 24’
. Unit B1: 23’
. Unit C1: 27’
= UnitA2: 24’
. Unit A3: 100"+
. Unit C2: 100’+
. Unit B2: 100’+
. Unit B3: 100"+
. Unit B4: 100"+

o Sideyards:
. Unit A1: West — 13.33’; East — 100’+
. Unit B1: West —43’+; East —80’+
L Unit C1: West — 73’+; East — 60’+
. Unit A2: West 103’+; East — 13.57
. Unit A3: West — 13.33’; East — 100"+
. Unit C2: West — 43’+; East — 75+
. Unit B2: West — 115°+; East — 13.5’
. Unit B3: West — 100’+; East — 40’+
. Unit B4: West — 80’+; East — 60’+
o  Rearyards:
. Unit A1: 50'+
. Unit B1: 50+
. Unit C1: 50’+
. Unit A2: 50'+
. Unit A3: 20"+
. Unit C2: 15
e  UnitB2: 10’
e  UnitB3:10°
e UnitB4:12'

Lot Coverage: Maximum 40%

Unit Al: 31%
Unit B1: 29%
Unit C1: 30%
Unit A2: 27%
Unit A3: 29%
Unit C2: 31%
Unit B2: 32%

O O O O O O o
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o UnitB3:38%
o UnitB4:35%

All bulk requirements have been met.

O O 17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
otherwise provided herein.
Street
Improvements
Required
Staff Comments | The sidewalk and right-of-way drainage improvements were constructed in Phase | of the
Quigley Farms Subdivision. The Applicant is proposing four (4) landscape drywells across
the project site, as well as three (3) catch basins. While three (3) catch basins in the public
right-of-way are labeled as “Proposed” on submitted civil plans, analysis of GIS aerial
imagery shows these public catch basins as already installed.
The existing pedestrian facilities and proposed drainage are adequate for the site;
however, any additional drainage requirements or sidewalk repairs will be reviewed by
City Staff prior to final design. This has been made a Condition of Approval.
O O 17.06.070(B) In the Townsite Overlay District, any proposal for new construction or addition of a

Required Water
System

garage accessing from the alley, where water main lines within the alley are less than
six (6) feet deep, the developer shall install insulating material (blue board insulation or

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

Staff Comments | N/A, as this project is not proposed for the Townsite Overlay District.

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
O O 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

All proposed townhouse units are oriented east to west, generally speaking, and each
unit provides pedestrian access from both an exterior door and pedestrian walkway,
as well as through each unit’s garage (interior entry). Pedestrian walkways for all
units are unobstructed by any excessive building massing, connecting to either public
right-of-way (Sublots 1-4, Quigley Farm Road) or the site’s interior parking access
lane. The proposed unit for sublot 6 features the only pedestrian walkway without a
direct connection to the parking access lane, although this unit’s driveway extends
deeper into the sublot than any of the other proposed sublots, with only a small,
landscaped area separating the driveway area to the proposed walkway. Safe access




Design Review: Appaloosa Townhomes Subdivision
Quigley Farms Subdivision Phase 1, Lot 8, Block 2

Hailey Planning and Zoning Commission — March 16, 2026
Staff Report - Page 6 of 16

can still be achieved with the proposed design and orientation of sublot 6. The
relatively smaller proposed building heights for this General Residential-zoned parcel
also help preserve sun exposure for the yards and green spaces proposed around each
unit.

17.06.080(A)1b

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

Staff Comments

The site for the proposed development is flat and somewhat barren; there is no
significant vegetation.

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

Pedestrian circulation with direct connection to public street frontages (Quigley Farm
Road Drive) is planned along the western edge of the parcel, adjacent to sublots 1-4.
Public sidewalks exist around the parcel, aside from the southeastern property
boundary adjoined to private property. Interior site circulation will occur within the
parking access lane; due to the sufficient exterior lighting proposed for each garage
(facing the parking access lane), absence of through-traffic, and relatively small
number of units proposed for this development, Staff do not share any concerns about
safe access to and through the project site and associated residences.

17.06.080(A)1d

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

Staff Comments

Roll-out trash bins will be provided for each unit and stored in garages when not in
use. The Applicant has provided a servicing letter from Clear Creek that outlines the
confirmed trash pickup arrangement.

The proposed power box and gas/power markers in the southeast corner of the
property will be screened from view by a new wooden fence for the occupants of
sublot 5, although no additional screening — fencing, landscaping, or other — is
proposed for these utilities from the Appaloosa Road right-of-way.

The Applicant shall provide additional screening measures for all ground-mounted
utilities, while also complying with any access needs as required by the utility
provider. This has been made a Condition of Approval.

17.06.080(A)1e

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

Staff Comments

N/A, as no alleys are planned for the site. The subdivision’s interior parking access
lane will be utilized for any building services.

17.06.080(A)1f

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

Staff Comments

N/A, as no vending machines are proposed.

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
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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.

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

Staff Comments

Parking and driveways are largely screened from view of the public streets.

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 Applicant has proposed a single parking access lane for accessing on-site parking.
The parking access lane functions similar to an alley, connecting to both Appaloosa
Road and Cottontail Way. Pedestrian crossings with truncated domes are proposed
for each parking access lane intersection with the public right-of-way. The Public
Works Director and Streets Division Manager have reviewed the proposed design and
have found it to be acceptable.

17.06.080(A)1i

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

Staff Comments

Snow storage is proposed on-site, and it is sited in a manner that is highly accessible
and convenient for removal. It will be located in between each driveway and at the
end of each segment of the parking access lane.

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

7,675 square feet of snow removal area exists on site. Required snow storage is 1,919
square feet, and 3,250 square feet is provided. This standard has been met.

0-

17.06.080(A)1k

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

Staff Comments

Snow storage dimensions are not provided within the landscaping plan. The snow
storage areas are of varying sizes, some of which appear to possibly be less than 10
feet in width/length.

The Commission may wish to confirm snow storage dimensions with the Applicant and
request any necessary clarification and/or adjustments.

All snow storage areas shall not have any dimension less than ten (10) feet. This has
been made a Condition of Approval.

17.06.080(A)1I

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

Staff Comments

N/A, as snow will be stored on site.

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

Where they are currently planned, snow storage areas do not impede circulation,
loading areas, trash storage/pickup, etc. However, line of sight between the
driveways of the units could become obstructed from snow storage build-up during
winters with heavy snow. The Commission may wish to request that the Applicant
provide an explanation for what measures they will take to ensure that snow storage
volume between driveways does not increase to levels that could put children, pets, or
personal property at risk of vehicular movement through the site.
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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 is proposed for areas that are landscaped with either low maintenance
grass or salt-tolerant shrub massings. Some snow storage is proposed directly in the
vicinity of proposed Honey locust Trees. The Commission may wish to confirm with the
Applicant that the selected tree species within proposed snow storage areas is salt
tolerant.

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

O

17.06.080(A)2a

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

Staff Comments

Proportionally, the proposed rooflines are modest in comparison to other existing
homes in the Quigley Farms subdivisions. Roofline shape and form carry some
similarities to surrounding buildings, especially the collection of residential buildings in
the adjacent parcels of Block 4. A variety of roof pitches are proposed, creating both
visual interest within the development and broader continuity of design amongst the
surrounding neighborhood. The proposed building height is at least five (5) feet below
the maximum building height and common in the neighborhood.

17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments

N/A

17.06.080(A)2¢

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

Staff Comments

The covered porches, fenestration, walkways (Sublots 1-4), and extensive landscaping
are pedestrian-oriented and encourage human activity.

17.06.080(A)2d

d. The front fagade 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

N/A, as townhouse sublots are excluded from this provision. That said, the main entry
and front fagade of units in sublots 1-4 face the public street frontage, while units in
sublots 5-9 have front entrances that face the parking access lane and lot’s interior.
Staff are amenable to the proposed unit orientation.

Large building surfaces and volumes are broken up by covered porches, changes in
material orientation, accented roofline trims, and the overall color palette variety in
siding materials across the proposed development.

17.06.080(A)2e

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

Staff Comments

N/A, as only new buildings are proposed.

17.06.080(A)2f

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

Staff Comments

As stated above, exterior walls of the proposed units share a variety of material
assemblies and colors. Roofline trims, belly bands, siding design and orientation, and
covered porches all add variety and visual interest to the exterior finishes of the
project. Siding styles vary across the project as well, with horizontal, vertical, and
shingled roof assemblies proposed.
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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

Please refer to Section 17.06.080(A)2f for further detail.

17.06.080(A)2h

h. Flat-roofed buildings over two stories in height shall incorporate roof
elements such as parapets, upper decks, balconies or other design
elements.

Staff Comments

N/A, as no flat-roofed buildings are proposed.

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

Covered porches are included over each human door entryway, providing total
coverage from snow falling on doorway and walkway areas in the immediate vicinity.,
Staff do not anticipate negative impacts from snow accumulation.

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 for all townhouses will be integrated into buried piping that connects to
proposed storm drains on site. The Applicant is proposing four (4) landscape drywells
across the project site, as well as three (3) catch basins and two (2) trench drains
across sublots 7-9. Downspouts and drywells are all located away from driveways and
pedestrian walkways. While the proposed trench drains are located on driveway and
walkway areas, the Applicant is proposing direct piping from the drains into nearby
catch basins, which will mitigate hazards from precipitation build up and freezing.

17.06.080(A)2!

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

Staff Comments

N/A, as no vehicle canopies are proposed.

17.06.080(A)2m

m. A master plan for signage is required to ensure the design and location of
signs is compatible with the building design and compliance with Article 8.

Staff Comments

N/A, it does not appear that any signs are proposed.

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

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O O 17.06.080(A)3a a. Accessory structures shall be designed to be compatible with the
principal building(s).
Staff Comments N/A, as no accessory structures are proposed.
O O 17.06.080(A)3b b. Accessory structures shall be located at the rear of the property.

Staff Comments

N/A, as no accessory structures are proposed.

17.06.080(A)3¢

c.  Walls and fences shall be constructed of materials compatible with
other materials used on the site.
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Staff Comments

The Applicant is proposing a wood screening fence between each unit and around the
property’s perimeter, although no specific dimensions or renderings have been
provided by the Applicant.

A fence permit submittal and approval is required for sublots 1-9 and the larger Lot 8,
prior to installation. This has been made a Condition of Approval.

17.06.080(A)3d

d. Walls and fencing shall not dominate the buildings or the landscape.
Planting should be integrated with fencing in order to soften the
visual impact.

Staff Comments

The proposed landscape plan includes tree plantings (street trees and private
property) across the majority of the proposed perimeter fence. Significant landscaping
is also proposed around each unit and in the areas between separate units. The
proposed landscaping softens the open space between the townhouse units and
enlivens the public street frontages and adjoining property lines with natural features
and colors.

17.06.080(A)3e

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

Staff Comments

N/A, as no roof projections are proposed.

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, as alternative energy sources are proposed. However, the Applicant has stated
that they will be installing the writing and conduit for future solar installation, at the
discretion of future property owners/tenants. All wiring and conduit will be installed
internal to the townhouse units.

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

This has been made a Condition of Approval.

17.06.080(A)3h

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

Staff Comments

All service lines are proposed to be installed underground.

17.06.080(A)3i

i.  Additional appurtenances shall not be located on existing utility
poles.

Staff Comments

N/A, as no additional appurtenances are proposed.

4. Landscaping: 17.06

.080(A)4, items (a) thru (n)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O O 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant

materials shall be used, as specified by the Hailey Landscaping Manual or
an approved alternative.
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Staff Comments

Drought-tolerant plant species and a high degree of low maintenance grass and
decorative rock as ground cover are proposed for the site. Selected plant and tree
species are commonly found in the region and across other properties in Hailey,
demonstrating sufficient adaptability to the climate and water availability
experienced in the area.

17.06.080(A)4b

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

Staff Comments

All plant species appear to be hardy for Zone 4.

17.06.080(A)4c

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

Staff Comments

The Applicant has not provided any details on irrigation system design, although an
irrigation service line is proposed to be installed on the western property boundary.
The Commission may wish to request further information from the Applicant
regarding their intended irrigation system design and any associated water
conservation features. proposes to irrigate with an automatic underground system,
using drip irrigation, low water use heads, a smart controller, and a rain/freeze
sensor.

17.06.080(A)4d

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

Staff Comments

Proposed landscape plans show ten (10) Norway Maple street trees, Seven (7)
Thornless Honeylocusts, three (3) crabapple, three (3) Blackhills Spruce, and sixteen
(16) “small evergreen trees”. Species listed for small evergreen trees include Rocky
Mountain Juniper, White Weeping Spruce, and Bristlecone Pine, although specific
placements and quantities of each of these species are not indicated. With twenty-
nine (29) trees proposed in total, the maximum amount of any single tree species
planted shall not exceed six (6) trees.

In terms of tree caliper sizes, the Applicant is proposing a variety of caliper sizes
ranging from 1.5”-3”. Staff and the Commission have provided flexibility for
Applicants in recent years regarding the minimum caliper size, given product
availabilities for local nurseries. However, this flexibility has typically not extended to
1.5” as the minimum size.

The Commission may wish to discuss the Applicant’s ability to increase caliper size for
all plantings proposed at 1.5”. Additionally, the Applicant should more thoroughly
describe their proposed species breakdown for “small evergreen trees”.

The Applicant shall submit a revised landscaping plan that includes no more than six
(6) plantings of any one tree species across the site. This has been made a Condition of
Approval.

Staff have encountered significant wildlife feeding activity towards newly-planted
street and park trees in nearby subdivision. This has resulted in death and/or severely
limited growth of tree plantings. In recent years, Parks and Public Works Staff have
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worked with developers to install protective fencing around new tree plantings for
winter months when wildlife feeding activity is most common in the Hailey valley
floor.

Given the proposed development’s location in known wildlife corridors and winter
feeding areas, Staff strongly encourage the Applicant to be proactive and apply
lessons learned from other nearby subdivisions, including plans to install protective
fencing around all new tree plantings in the winter months. Fencing should be
installed and remain in place each winter until tree growth is proven to be sustainable
and resilient to any wildlife predation.

O 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-1 zoning districts.

Staff Comments N/A, as this project is not located in the LI or SCI-I zoning district.

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

Staff Comments N/A, as this project is not located in the B, LB, TN, or SCI-O zoning districts.

O 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 This has been made a Condition of Approval.

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

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

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

Staff Comments N/A, as no retaining walls are proposed for the site.

Od 17.06.080(A)4j j-  Retaining walls shall be constructed of materials that are utilized

elsewhere on the site, or of natural or decorative materials.
Staff Comments N/A, see Standard 17.06.080(A)4i.

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

Staff Comments N/A, see Standard 17.06.080(A)4i.

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

walls.
Staff Comments N/A, see Standard 17.06.080(A)4i.
O 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for

safety.

Staff Comments

N/A, see Standard 17.06.080(A)4i.
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0 O 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, see Standard 17.06.080(A)4i.

Additional Design Review Requirements for

Multi-Family within the City of Hailey

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

Compliant

Standards and Staff Comments

Yes No | N/A | City Code

City Standards and Staff Comments

O | O 17.06.080(D)1a

1. Site Planning

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 Applicant has submitted a concurrent Preliminary Plat Application, formally
addressing lot size, orientation, and access placement. The proposed internal parking
access lane focuses vehicular access for the nine (9) townhouses to just two (2) curb
cuts onto public streets, as opposed to a potential nine (9) individual curb cuts.
Additionally, the slight curves in the parking access lane will discourage neighborhood
traffic from utilizing the parking access lane as a through-way between Appaloosa
Road and Cottontail Way. Townhouse units proposed for sublots 1 and 4 — the
primary corner sublot of the proposed subdivision — are situated further back from
each adjacent street corner, respectively, than what the minimum required setback is.
Line of sight for both vehicular and pedestrian traffic is more fully preserved with this
site design.

The adjacent private property to the east/southeast is currently undeveloped, but the
Applicant has taken care to include a variety of landscaping around east/southeast
facades of the proposed townhomes for sublots 5-9. All sublots directly adjacent to
public sidewalk also feature additional landscaping to buffer each townhome from
these adjacent public spaces.

o | O 17.06.080(D)1b

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

Staff Comments

The proposed development benefits from the existing perimeter sidewalk, with sublots
1-4 proposing direct walkway access connecting the private sublot property to the
public space. Sublots 5-9 also propose pedestrian walkways from each unit entrance
to the parking access lane. The interior of the townhouse development comprises of a
parking access lane for vehicular circulation.

O O 17.06.080(D)1c

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

Staff Comments

The proposed units encourage pedestrian circulation in the front and side yards and
along the public street frontages. Each townhome offers both communal-facing and
private gathering spaces in the landscaped areas.

2. Building Design: 17.06.080(D)2, items (a) thru (b)
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Compliant Standards and Staff Comments

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

Staff Comments Please refer to Section 17.06.080(A)2, items (a) thru (m) for further details.

O Od 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 Please refer to Section 17.06.080(A)2, items (a) thru (m) for further details.

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

o vk wWwN

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

The following Conditions of Approval are suggested to be placed on approval of this Application:

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

b) All City infrastructure requirements shall be met. Detailed plans for all infrastructure to be
installed or improved at or adjacent to the site shall be submitted for Department Head
approval and shall meet City Standards where required.

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

d) 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.

e) 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.

f) The sewer service line for sublots 5 and 6 shall shift closer to the middle of the sublot. At the
connection of these sewer service lines to the existing mainline, a manhole shall be installed for
access and cleaning purposes.

g) Any additional drainage requirements or sidewalk repairs, other than those constructed during
the initial Quigley Farms Phase 1 build-out, will be reviewed by City Staff prior to final design.

h) The Applicant shall provide additional screening measures for all ground-mounted utilities, while
also complying with any access needs as required by the utility provider.

i) Afence permit submittal and approval are required for sublots 1-9 and the larger Lot 8, prior to
installation.

j)  The Applicant shall submit a revised landscaping plan that includes no more than six (6)
plantings of any one tree species across the site, as well as tree plantings with appropriate
caliper size, as directed by the Commission.

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

[) All snow storage areas shall not have any dimension less than ten (10) feet.

Motion Language

Approval: Motion to approve the Design Review Application submitted by SLWRF, LLC, for the
construction of nine (9) unit, detached townhouse development — each residential unit ranging in size
from 638 square feet to 1,274 square feet —to be located at 1600 Appaloosa Road (Lot 8, Block 2,
Quigley Farm Subdivision) within the General Residential (GR) Zoning District., finding that the project
does not jeopardize the health, safety or welfare of the public and the project conforms to the applicable
specifications outlined in the Design Review Guidelines, applicable requirements of the Zoning Ordinance,
Title 18, and City Standards, provided conditions (a) through (I) are met.

Denial: Motion to deny the Design Review Application submitted by SLWRF, LLC, for the construction of
nine (9) unit, detached townhouse development — each residential unit ranging in size from 638 square
feet to 1,274 square feet — to be located at 1600 Appaloosa Road (Lot 8, Block 2, Quigley Farm
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Subdivision) within the General Residential (GR) Zoning District., finding that [the
Commission should cite which standards are not met and provide the reason why each identified
standard is not met].

Continuation: Motion to continue the public hearing to Commission should specify a
date].



APPALOOSA TOWNHOMES

QUIGLEY FARM, BLOCK 2, LOT 8
HAILEY, IDAHO

CIVIL dwg 03105126 2:1:57 PM

MARCH 2026

PREPARED FOR: HENNESSY COMPANY

CONSTRUCTION NOTES

ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE MOST CURRENT EDITION OF THE "IDAHO REGULATIONS
FOR PUBLIC DRINKING WATER SYSTEMS,” THE CURRENT EDITION OF THE "IDAHO STANDARDS FOR PUBLIC WORKS
CONSTRUCTION® (ISPWC), AND CITY OF HAILEY STANDARDS. THE CONTRACTOR SHALL BE RESPONSIBLE FOR
OBTAINING AND KEEPING A COPY OF THE ISPWC ON SITE DURING CONSTRUCTION.

THE LOCATION OF EXISTING UNDERGROUND UTILITIES ARE SHOWN ON THE PLANS IN AN APPROXIMATE WAY. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING EXISTING UTILITIES PRIOR TO COMMENCING AND DURING THE
CONSTRUCTION. THE CONTRACTOR AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT
FROM HIS FAILURE TO ACCURATELY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES. CONTRACTOR
SHALL CALL DIGLINE (1-800-342-1585) TO LOCATE ALL EXISTING UNDERGROUND UTILITIES.

LOCATED WITHIN T.2 N., R.18 E., SECTION 10 B.M., CITY OF HAILEY, BLAINE COUNTY, IDAHO

THE CONTRACTOR SHALL CLEAN UP THE SITE AFTER CONSTRUCTION SO THAT IT IS IN A CONDITION EQUAL TO OR
BETTER THAN THAT WHICH EXISTED PRIOR TO CONSTRUCTION, INCLUDING BUT NOT LIMITED TO, EPA'S NPDES
CONSTRUCTION GENERAL PERMIT.

£

COVER SHEET
QUIGLEY FARM SUBDIVISION, BLOCK 2, LOT 8

THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS PRIOR TO CONSTRUCTION,

2
PROJECT LOCATION

CONSTRUCTION OF WATER MAINS AND ALL OTHER RELATED APPURTENANCES SHALL BE IN ACCORDANCE WITH THE
IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION (ISPWC), IDAPA 58.01.08, IDAHO RULES FOR PUBLIC DRINKING
WATER SYSTEMS AND THE CITY OF KETCHUM UTILITIES DEPARTMENT STANDARDS.

@%
-

PROJECT INFORWATION

CONTRACTOR SHALL PRESSURE TEST, DISINFECT, AND CONDUCT BIOLOGICAL TESTING IN ACCORDANCE WITH THE
IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION (ISPWC), AMERICAN WATER WORKS ASSOCIATION (AWWA)
STANDARDS, AND THE PRESSURE TESTING, DISINFECTION, AND MICROBIOLOGICAL TESTING PROCEDURES.

ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL BE ANSI/NSF STD. 61
COMPLIANT.

[TT1(

ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL COMPLY WITH THE LOW
LEAD ACT REQUIRING ALL MATERIALS TO HAVE A LEAD CONTENT EQUAL TO OR LESS THAT 0.25%.

THE CONTRACTOR SHALL USE ANSIINSF STANDARD 60 CHEMICALS AND COMPOUNDS DURING INSTALLATION &
DISINFECTION OF POTABLE WATER MAIN,

CONTRACTOR SHALL COORDINATE LOCATIONS OF DRY UTILITY FACILITIES (POWER, CABLE, PHONE, TV) NOT SHOWN
ON THE DRAWING WITH IDAHO POWER AND ADDITIONAL UTILITY FRANCHISES AS REQUIRED.

=

ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201

ALL EXCAVATION & EMBANKMENT SHALL CONFORM TO ISPWC SECTION 202. EXCAVATED SUBGRADE SHALL BE
COMPACTED AND ALL UNSUITABLE SECTIONS REMOVED AND REPLACED WITH STRUCTURAL FILL AS DETERMINED BY
THE ENGINEER. MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 95% OF MAXIMUM LABORATORY DENSITY AS
DETERMINED BY AASHTO T-99 OR ITD T-91

ALL 2" MINUS GRAVEL SHALL CONFORM TO ISPWC 802, TYPE Il (ITD STANDARD 703.04, 2'), SHALL BE PLACED IN
CONFORMANCE WITH ISPWC SECTION 801 AND COMPACTED PER SECTION 202. MINIMUM COMPACTION OF PLACED
MATERIAL SHALL BE 90% OF MAXIMUM LABORATORY DENSITY AS DETERMINED BY AASHTO T-99.

(208) 726-9512
Vv, benchmark-associates.cor

ALL 3/4" MINUS CRUSHED GRAVEL SHALL CONFORM TO ISPWC 802, TYPE | (ITD STANDARD 703,04, 3/4° B), SHALL BE
PLACED IN CONFORMANCE WITH ISPWC SECTION 802 AND COMPACTED PER SECTION 202. MINIMUM COMPACTION OF
PLACED MATERIAL SHALL BE 95% OF MAXIMUM LABORATORY DENSITY AS DETERMINED BY AASHTO T-99 OR ITD T-91

ALL ASPHALTIC CONCRETE PAVEMENT WORK SHALL CONFORM TO ISPWC SECTION(S) 805, 810, AND 811 FOR CLASS II
PAVEMENT. ASPHALT AGGREGATE SHALL BE 1/2" (13MM) NOMINAL SIZE CONFORMING TO TABLE 8038 IN ISPWC
SECTION 803. ASPHALT BINDER SHALL BE PG 58-28 CONFORMING TO TABLE A-1 IN ISPWC SECTION 805.

ALL EDGES OF EXISTING ASPHALT PAVING SHALL BE SAW CUT 24" TO PROVIDE A CLEAN PAVEMENT EDGE FOR
MATCHING. NO WHEEL CUTTING SHALL BE ALLOWED.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING TRAFFIC CONTROL PER THE CURRENT EDITION OF THE
US DEPARTMENT OF TRANSPORTATION MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MUTCD).

ALL CONCRETE FORM WORK SHALL SHALL CONFORM TO ISPWC SECTION 701 AND 703. ALL CONCRETE SHALL BE 3,000
PSI MINIMUN, 28 DAY, AS DEFINED IN ISPWC SECTION 703, TABLE 1.C.

ALL TRENCHING SHALL CONFORM TO ISPWC STANDARD DRAWING SD-301. TRENCHES SHALL BE BACKFILLED AND

FRIEDMAN MEMORIAL
COMPACTED TO A MINIMUM OF 95% OF MAXIMUM DENSITY AS DETERMINED BY AASHTO T-99. AIRPORT

TOPOGRAPHIC, SITE, AND BOUNDARY SURVEYS SHOWN HEREON WERE CONDUCTED BY GALENABENCHMARK
ENGINEERING, INC., 09/03/2025. REFER TO TOPOGRAPHIC MAP FOR NOTES.

21. PER IDAHO CODE § 55-1613, THE CONTRAGTOR SHALL RETAIN AND PROTECT ALL MONUMENTS, ACCESSORIES TO VICINITY MAP »
CORNERS, BENCHVARKS AND POINTS SET IN CONTROL SURVEYS; ALL MONUMENTS, ACCESSORIES TO CORNERS, NTS 2
BENCHVARKS AND POINTS SET IN CONTROL SURVEYS THAT ARE L OST OR DISTURBED BY CONSTRUCTION SHALL BE o
REESTABLISHED AND RE-MONUMENTED, AT THE EXPENSE OF THE AGENCY OR PERSON CAUSING THEIR LOSS OR 2
DISTURBANGE AT THEIR ORIGINAL LOCATION OR BY SETTING OF A WITNESS CORNER OR REFERENCE POINT OR A =
REPLACEMENT BENCHMARK OR CONTROL POINT, BY OR UNDER THE DIRECTION OF A PROFESSIONAL LAND 4
SURVEYOR
SHEET# DESCRIPTION
5 C0.10 COVER SHEET
C0.20 EXISTING CONDITIONS
C1.00 SITE GRADING, DRAINAGE, AND UTILITY PLAN
C2.00 DETAIL SHEET
C2.10 DETAIL SHEET

PURPOSE: ISSUED FOR CITY OF HAILEY DESIGN REVIEW - 03/05/2026

O [NO[DATE BY
o

-
o

@
3
z
H
&
&
<3
w
%
o
4




REUSE OF DRAWINGS: These dravings,

NOTES

SURVEY NARRATIVE
THE PURPOSE OF THIS MAP IS TO SHOW LIMITED SITE INFORMATION AS IT EXISTED
ON THE DATE THE FIELD SURVEY WAS PERFORMED IN RELATION TO PLATTED LOT
LINES. CHANGES MAY HAVE OGCURRED TO SITE CONDITIONS SINGE SURVEY DATE:
LOT LINES ARE BASED ON FOUND MONUI
AGCEPTED AS EITHER ORIGAL CORNERS, OR HEPLACEMENTS OF ORIGNAL
CORNERS.

REFERENCED SURVEYS

A PLAT OF QUIGLEY FARM, BLOCK 2, INST. NO. 677228
BOUNDARY DIMENSIONS SHOWN HEREON ARE MEASURED. FOR RECORD
DIMENSIONS, SEE REFERENCED SURVEYS.

BASIS OF BEARINGS IS IDAHO STATE PLANE COORDINATE SYSTEM, NADS3, CENTRAL
ZONE AS DERNED BY GPS GBSERVATIONS. ALL STANCES SHOWN ARE GROUND
DISTANCES IN Fi

VERTICAL BATUME ELEVATIONS BASED ON NAVD 86 (GEOIDAE) DATUM UTILZNG
SMARTNET CORS STATION DKM

'UNDERGROUND UTILITIES WERE NOT LOCATED AND ARE NOT SHOWN HEREON.
THIS MAP WAS PREPARED FOR THE EXPRESS USE OF THE CLIENT AND IS NOT
TRANSFERABLE TO OTHERS WITHOUT WRITTEN CONSENT BY GALENA-SENCHMARK
ENGINEERING AND IS NOT VALID OR TO BE USED BY OTHER PARTIES FOF

REASON INCLUDING BU7 NOT LIVITED T0 REAL ESTATE TRANSACTIONS, BULLDING
APPLICATIONS, PERMITS, ETC.

ATITLE POLICY HAS NOT BEEN SUBMITTED TO GALENA-BENCHMARK ENGINEERING,
NOR HAS A TITLE SEARCH BEEN REQUESTED. CERTAIN INFORMATION CONTAINED
WITHIN SAID POLICY MAY NOT APPEAR ON THIS MAP OR MAY AFFECT ITEMS SHOWN
ONTHIS

ELECTRONIC DATA: GALENA-BENCHMARK ENGINEERING ACCEPTS NO
RESPONSIBILITY OR LIABILITY FOR THE REUSE, DISTRIBUTION OR ACCURACY OF
DATA CONTAINED ON ELECTRONIC COPIES OF THIS DRAWING. THE STANPED HARD
COPY OF THIS DRAWING IS THE FINAL PRODI

THIS DRAWING 1S VOID AFTER 2 YEARS AND NG FURTHER COPIES OR DIGITAL FILES
WILL BE TRANSMITTED,

B

/12

THIS SIDE NOT SURVEYED.

QUIGLEY FARM

CONSERVATION COMMUNITY LLC

PREPARED FOR: HENNESSY COMPANY

BLOCK 2, LOT 8

LOCATED WITHIN T.2 N., R 18 E., SECTION 10, B.M., CITY OF HAILEY, BLAINE COUNTY, IDAHO

EASEMENTS, ENCUMBRANCES AND RESTRICTION:
1. BUILDING AREA: BUILDING ENVELOPE IF SHOWN, IS PER PLAT. SETBACK AND
FOOTPRINT REQUIREMENTS PER GURRENT GITY/GOUNTY DRDINANGES MAY VARY
FROM PLAT. IT IS T
ESIGN.

12. GENERAL RESTRICTIONS : EXCEPT AS SPECIFICALLY STATED OR SHOWN ON THIS
MAP, THIS SURVEY DOES NOT PURPORT TO REFLECT ANY OF THE FOLLOWING
WHICH MAY BE APPLICABLE TO THE SUBJECT OF REAL ESTATE: EASEMENTS, OTHER
THAN THOSE SHOWN OR LISTED HEREON, BUILDING SETBACK LINES, RESTRICTIVE
COVENANTS, SUBDIVISION RESTRICTIONS, ZONING, WETLANDS, AVALANCHE OR ANY
OTHER LAND-USE REGULATIONS OR HAZARDS.

‘QUIGLEY FARM LARGE BLOCK PLAT
PARCELD

OPEN SPACEIPARK

QUIGLEY FARM SUBDIVISION

SURVEY AND SITE FEATURES:
13. BOUNDARY LINES AND CERTAIN EASEMENTS SHOWN HEREON ARE PER PLAT.
REFER TO PLAT & CCAR'S FOR CONDITIONS ANDIOR RESTRICTIONS REGARDING THIS

516

2 SFPUNK

ev

PROPERTY.

14, UTILITIES AND DRAIN PIPES IF SHOWN HEREON ARE PER SURFACE EVIDENCE ONLY.
OTHER UNDERGROUND UTILITIES MAY EXIST. LOCATION OF UNDERGROUND
UTILITIES AND SERVICES SHOULD BE CONFIRMED PRIOR TO EXCAVATION OR

815

8 SFPORANGE MKR N

PROJECT INFORVATION

IGN.
15. DUE TO VARYING FINISH MATERIALS, BUILDING WALLS IF SHOWN HEREON ARE

APPROXIMATE OUTSIDE FACE OF BUILDING UNLESS OTHERWISE NOTED. IT IS
RECOMMENDED THAT THE LANDOWNER OR CLIENT RETAIN THE SERVICES OF A

REQUIRED. BUILDING FOOT? RE REL {EIR LOCATION TO LOT
LINES. THIS SURVEY DOES NOT PURPORT TO SUBSTITUTE AN ARCHITECTURAL
AS-BULLT.

16. SPRINKLER HEADS AND IRRIGATION LINES ARE NOT SHOWN HEREON.

17. TREE LOCATIONS AND DRIP LINES IF SHOWN HEREON ARE APPROXIMATE.

18. CONTOUR INTERVAL: '

19. MAP SCALE: DUE TO ELECTRONIC MAP DELIVERY AND ALTERNATE PRINTING
METHODS, PLEASE USE BAR SCALE TO DETERMINE ACTUAL PRINTED SCALE.

20, FEATURES OBSCURED FROM VIEW BY DEBRIS, SNOW, VEGETATION OR VEHICLES AT
THE TIME OF SURVEY, DO NOT APPEAR ON THIS MAP.

w
0910372025

Ve, benchmark-associates.com

3 Ketchum, Idaho 83340
(208) 726-9512

QUIGLEY FARM
LoToBLK4.

GRAPHIC SCALE
%

Scals i Foar

QUIGLEY FARM

LEGEND

PROPERTY LINE
————————— ADJOINERS LOT LINE
QuisLEY FaRM — - — - — EASEMENT, TYPE AND WIDTH AS SHOWN (PER INST. NO. 677229)

STORM DRAIN MANHOLE

@
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REUSE OF DRAWINGS: Thase dravings,

SUBLOT4
461035Q_FT.

SUBLOT3
24,104 SQ_FT. (UNIT A2)
20,09 AC.
SUBLOT2 (UNIT C1)
+35385Q, FT,
20,08 AC.
(UNITB1)

SUBLOT 1
5,249 5Q FT.

(UNIT AT)

SUBLOT 8
+2,6455Q FT.
20,06 AC.
(UNIT B3)
SUBLOT 7
3,882 5Q_FT.
0,07 AC.
(UNIT B4)

SUBLOT 6
4,066 5Q. FT.
20,09 AC.

(UNIT C2)

QuiGLey FaRM
LoT7BLK2

[
QUIGLEY FARM "
s ™7 mmeev: sora

10BKs |

5

. PUBLC
i

EASEMENT

SITE IMPROVEMENT KEY NOTES
[ ‘CONSTRUCT ASPHALT DRIVEWAYS.

[ CONSTRUCT 20' WIDE ASPHALT PARKING ACCESS
LANE.
ASPHALT DRIVEWAY APPROACH,
[T T (0 SNSTRUCT & CONGRETE SIDEWALK. SAWCUT
AND MATCH EXISTING SIDEWALK.
DEMO EXISTING SIDEWALK AND REROUTE.
ASPHALT DRIVEWAY APPROACH,

GRAPHIC SCALE
2 PAVER WALKWAYS AND PATIOS.

< B3
m G o caToHBsw
o GEMTMLwCHCHzIEN

INSTALL XX® ADS N-12 PIPE. § = 2.0% MIN. AND
MAINTAIN 3 OF COVER MIN. SEE DETAIL XXX FOR
(LF) POTABLE AND NON-POTABLE WATER LINE
SEPARATION.

ADS N-12 PIPE. § = 2.0% MIN. AND MAINTAIN 3 OF
COVER MIN. CONNECT TO FOOTING DRAIN PER
(LF) GEOTECH RECOMMENDATION.

B

INSTALL ONSITE DRYWELL.

‘GRADE AWAY FROM ALL STRUCTURES AT 2%
SLOPE FOR AMINIMUM OF 5., TYPICAL.

PROPOSED MAJOR & MINOR CONTOUR LINES,

UTILITY KEY NOTES

4" PVC WATER MAIN,

¥ PVC WATER SERVICES AND METERS. DOW BOARD
INSULATION REQUIRED UNDERNEATH ALL DRIVEWAYS
AND PARKING ACCESS LANE. COORDINATE FINAL
CONNECTION AT BUILDING WITH MEP PLANS.

CONNECT TO EXISTING B WATER SERVICE (X &
@D EieR aLooime)
PROVIDE FOR FLUSHING PER CITY OF HALEY
e O ReNaw

6" SANITARY SEWER MAIN. PLACE DOW BOARD
INSULATION ABOVE PIPE WHEN IN DRIVEWAYS OR
PARKING ACCESS LANE

4" SANITARY SEWER SERVICES, PLACE DOW BOARD
INSULATION ABOVE PIPE WHEN IN DRIVEWAYS OR
PARKING ACCESS LANE

SANITARY SEWER MANHOLE. REFERENCE PLAN AND
PROFILE (TBP).

CONNECT TO EXISTING SANITARY SEWER SERVICE.
VERIFY SIZE/ELEVATION AND COORDINATE WITH CITY
OF HAILEY AND ENGINEER.

ROUTE EXISTING 2* IRRIGATION SERVICE LINE TO
IRRIGATION SERVICE METER BOX PER ISPWC SD-902
FOR FUTURE ACCESS.

FRANCHISE UTILITY JOINT TRENCH INCLUDING POWER,
GAS, AND COMMUNICATIONS AS NECESSARY.

(FANP) POTABLE | NON-POTABLE PIPE CROSSING (TYP),
REFERENCE MINIMUM CLEARANCE REQUIREMENTS.

SITE GRADING, DRAINAGE, AND UTILITY PLAN
QUIGLEY FARM SUBDIVISION, BLOCK 2, LOT 8

LOCATED WITHIN T.2 N., R.18 E., SECTION 10 B.M., CITY OF HAILEY, BLAINE COUNTY, IDAHO
PREPARED FOR: HENNESSY COMPANY

GALENA-BENCHMARK

Ve, benchmark-associates.com

(208) 726-9512

GALENA

PURPOSE: ISSUED FOR CITY OF HAILEY DESIGN REVIEW - 03/05/2026
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REUSE OF DRAWINGS: Thase drawings,or

()
2oy

SLOPE VARIES
5 OF ASPrALT

STE OF S WiNJS AGGREGATE LEVELNG GOUFGE 6 E

NOTES:
1. SUBBASE GAN BE 2" TYPE | OR /4 TYPE | CRUSHED
'AGGREGATE BASE COURSE.

MATERIALS SHALL CONFORM WITH CURRENT ISPWC
TANDARDS, DIVISION 200 AGGREGATES AND ASPHALT.

PAVENENT SECTION VAY BE MODIFID F A PROJECT

SPECIFIC GEOTECHNICAL

CCENSED ENGINEER, 8 PRODED.

‘CURBED STREET SECTION CONSTRUCTION SHALL

‘CONFORM TO GITY OF HAILEY STANDARD DRAWING

181401251,

TYPICAL STREET ASPHALT SECTION
NTS.

NOTES

1 AL s cprosren s st sntont o e Cly Erans etre
ingtucn " et ey e st for T sl i i pprovl
i Sohat st hal B 12"

2 Whimum approach width for standird dehawa

- i frichaa ol b conretd csar an 10 et i e

e

SLOPE VARIES

NOTES:
T INSTALL INTERVALS NoT SPACING N
BOTH THE LONGITUDINAL AND TRANSVERSE DIRECTION FOR SDEWALK GREATER THAN § FEET IN

WIDTH. INSTALL EXPANSION JOINTS EVERY 10 FEET IN LONGITUDINAL DIRECTION.

2 THE TERMINUS P

i ToTHE
STRUCTURE, PLACE {" EXPANSION JOINT MATERIAL ALONG THE BACK OF WALK THE FULL LENGTH.
WIDE ¥ IN DEPTH AND
FIISHED AND EDGED SHOOT A PREFORMED EXPANSION JONT FLLER SHALL BE PLACED EVERY 40
NEW SIDEWALK CONSTRUCTION.

4 wHEN KTO EXISTING 5 TRANSITIONAL PANEL SHALL BE
SEPARATED AND ISOLATED WITH EXPANSION MATERIAL

5. SIDEWALK ALIGNMENT TRANSITIONS SHALL HAVE A MINIMUM RADIUS OF 30 TO THE FACE OF CUR.

5. MATERIALS SHALL CONFORM WITt

7. CONCRETE THIS DETAL

(2 TYPICAL CONCRETE SECTION
NS

Dl ow

SECTION A-A'

Varte Vartes

o By

oo

S

ariey

il
Sdowald

I

SECTION B-B’

APPROACH (18.14.012.K.2)
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mCITY OF HAILEY RESIDENTIAL WATER SERVICE CONNECTION DETAIL (18.14.010.B.3)

i
N A
[N
o g
CONNECTION FOR
INTERCEPTOR SEWERS
24" Redwood NTS.

2Coper der e
e Around St Post

Band as Reauird, Tap o
Top Hallof Sewer Lateral

g

Aporoved Equialont

TANDARD CAST
RN
ROUND 24 GRATE

2w suve

e
carcraasn PLAN VIEW
INLET BOX

7o

=y N

VARES

WaaYan)
DD

KNOCKOUTS
18" DIA (1Y)

n
AREA INLET SECTION "X"-"'X"

CATCH BASIN INSTALLATION NOTES:
1 ATRINARY CATCH SASI 5 DEFINED A8 THE FIRST STORM STRUCTURE UPSTREAM OF
TELLITE. s UPSTREAN OF
THE PRAGARY CATGH BAGI
2. THE OIL & DEBRIS TRAP SHALL BE INSTALLED ON THE OUTLET OF THE PRIMARY CATCH
SASNOHLY.KoT ON SATELLITE CATCH BASHS.

ECIFIED

INISPHC SECTION 305 PPE SEDDIG, EXTEND BEDDING EITHER TOTHE LMITS OF THE
EXCAVATION OR AT LEAST 12" OUTSIDE THE LIMITS OF THE BASE SECTI(

4. FILL THE BALANCE OF THE EXCAVATED AREA WITH SELECT MATERIAL COMPACTED LEVEL
T THE TOP OF THE BEDDING.

5. b ONTHE

("4 30" DIAMETER PRIMARY CATCH BASIN
\&20/ NS

Exising Sewer Main

Fige Must be Core Driled

Tapping Sadde
Requred

PLANVEW

CONNECTION FOR PLAN VIEW

EXISTING SEWER

ofSo

Min.Grade 16

B i Agproved (Typ.)

4 Pipe Uniess Othorise Specifed

TYPICAL SECTION
CONNECTION FOR NEW SEWER

NTS

Specited

TS

CONNECTION FOR NEW SEWER
NTS.

ot
S
w NOTES

1 Sevr s sl cnr t s
| 2. An approved tapping saddle shall be required for ail new taps
e son e 32438 1050 sorered o T Ch
Engioar
ner consinucing anow publc sowr systor
s or ooyt i wmlmclasm-cv fapanas
entend o he property.
s oo oo o et o
curtnt adiion f ISPWG Standard Drawing 407, IDAPA
N 58.01.08.542.07. and IDAPA S8.01.08.542.07.5 which
457MEK.  aadross he requraments o separan dsiances o
potabe wate nes (ncluding mains an senico nes) it
Ron-potabe nes.

CITY OF HAILEY SEWER SERVICE CONNECTION DETAIL (18.14.010.C.4)
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REUSE OF DRAWINGS: Thase drawings,or

SEWER CONSTRUCTION NOTES

1

ALL SERVICES SHALL COMPLY WITH IDAPA 58.01.08.542.07.a AND IDAPA 58.01.08.542.07.b WHICH ADDRESS THE REQUIREMENTS FOR SEPARATION DISTANCES BETWEEN POTABLE WATER LINES (INCLUDING
MAINS AND SERVICE LINES) WITH NON-POTABLE LINES (SEE ILLUSTRATION OF THESE SEPARATION REQUIREMENTS ON THIS SHEET). IN ADDITION, WATER SERVICES SHALL BE CONSTRUCTED WITH AT LEAST
25 FEET HORIZONTAL SEPARATION FROM INFILTRATION TRENCHES AND DRY WELLS,

THE CONTRACTOR SHALL VERIFY THE LOCATION AND ELEVATION OF ALL EXISTING WATER AND SEWER MAINS AT ALL PROPOSED CROSSINGS. SOME RELOCATION OF WATER AND SEWER MAINS MAY BE
REQUIRED IN ADDITION TO THOSE SHOWN ON THE PLAN

POTABLE/NON-POTABLE CROSSINGS SHALL COMPLY WITH ISPWC STANDARD DRAWING NO. SD-407 AND IDAPA SECTION 58.01.08.542.07.

SEWER SERVICE LINES SHALL BE PLACED AT A SLOPE OF 2%, WITH MARKERS PER ISPWC, CLEANOUTS ARE REQUIRED AT CHANGES IN ALIGNMENT, GRADE, AND MINIMUM 150' LENGTH,
ALL PIPE SHALL BE BEDDED WITH (ISPWC) TYPE | BEDDING MATERIAL.

TRENCHES SHALL BE BACK FILLED AND COMPACTED TO A MINIMUM OF 95% OF MAXIMUM DENSITY AS DETERMINED BY AASHTO T-99.

THE CONTRACTOR SHALL PRESSURE TEST ALL SEWER SERVICE CONNECTIONS IN ACCORDANCE WITH THE "IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION'.

DOW BOARD/FOAM INSULATION SHALL BE PLACED OVER ALL SERVICE LINES IMMEDIATELY ABOVE BEDDING MATERIAL WHEN INSTALLED UNDER NEW OR EXISTING ROADWAYS.

WATER CONSTRUCTION NOTES

CONSTRUCTION OF WATER SERVICES AND ALL OTHER RELATED APPURTENANCES SHALL BE IN ACCORDANGE WITH THE IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION (ISPWC), IDAPA 58.01.08,
IDAHO RULES FOR PUBLIC DRINKING WATER SYSTEMS AND THE CITY OF HAILEY UTILITIES STANDARDS. NO WATER SERVICE SHALL BE BACKFILLED UNTIL THEY HAVE BEEN INSPECTED AND APPROVED BY
THE CITY.

CONTRACTOR SHALL PRESSURE TEST, DISINFECT, AND CONDUCT BIOLOGICAL TESTING IN ACCORDANCE WITH THE IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION (ISPWC), AMERICAN WATER
WORKS ASSOCIATION (AWWA) STANDARDS, AND THE PRESSURE TESTING, DISINFECTION, AND MICROBIOLOGICAL TESTING PROCEDURES.

ALL WATER DISTRIBUTION AND WATER SERVICE INSTALLATION MATERIALS AND CHEMICALS USED TO DISINFECT POTABLE WATER COMPONENTS MUST BE COMPLIANT WITH ANSIINSF STANDARD 60/61. ALL
MATERIALS MUST BE COMPLIANT WITH THE LOW LEAD RULE (<0.25%Pb BY WEIGHT)

ALL TEES, PLUGS, CAPS AND BENDS SHALL BE SECURED AND ANCHORED BY SUITABLE THRUST BLOCKING (MECHANICAL RESTRAINTS ARE NOT ALLOWED). THRUST BLOCKS SHALL CONFORM TO ISPWC
SD-403 AND THE CITY OF HAILEY STANDARDS.

ALL TAPPING SADDLES SHALL BE CONSTRUCTED FROM T-304 STAINLESS STEEL WITH ANSIAWWA C-207 CLASS 150 FLANGES. ALL WELDS SHALL CONFORM TO ASTM A-380. THE TEST OUTLET SHALL BE 3/4"
NPT WITH 3/4° NPT PLUG.

ALL WATER SERVICES SHALL BE IN COMPLIANCE WITH ISPWC SECTION 404 AND THE CITY OF HAILEY STANDARDS. A USC EC APPROVED REDUCED PRESSURE BACKFLOW ASSEMBLY (RPBA) SHALL BE
INSTALLED ON PRIMARY SERVICE CONNECTIONS (INCLUDING FIRE SUPPRESSION SERVICES, IF APPLICABLE) IN ACCORDANCE WITH THE CITY OF HAILEY WATER DEPARTMENT, FIRE MARSHAL, PLUMBING
BUREAU, AND STATE OF IDAHO BACKFLOW PREVENTION REQUIREMENTS.

WATER SERVICES SHALL HAVE A MINIMUM COVER OF SIX FEET (6.0'), MEASURED FROM FINISHED GRADE.

IN AREAS WHERE MULTIPLE WATER SERVICE LINES ARE IN SAME TRENCH SEPARATE LINES BY 12"

THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROMPTLY REMOVING AND DISPOSING OF WATER ENTERING THE TRENCH DURING THE TIME THE TRENCH IS BEING PREPARED FOR INSTALLATION OF THE
UTILITY, INCLUDING COMPLETION OF BACKFILL OF THE PIPE ZONE, AT NO ADDITIONAL COST TO THE OWNER. THE CONTRACTOR SHALL DISPOSE OF THE WATER IN A SUITABLE MANNER WITHOUT CAUSING
DAMAGE TO PROPERTY.

EXTRA FITTINGS MAY BE NECESSARY IN ADDITION TO THOSE SHOWN HEREON TO CONTROL ELEVATION AND AVOID UNDERGROUND CONFLICTS.

DOW BOARD/FOAM INSULATION SHALL BE PLACED OVER ALL SERVICE LINES IMMEDIATELY ABOVE BEDDING MATERIAL WHEN INSTALLED UNDER NEW OR EXISTING ROADWAYS,

THE TERM "LINE" APPLIES TO BOTH MAIN LINES AND SERVICE LINES

VERTICAL SEPARATION REQUIREMENTS

ZONET &) WATERAND NPWL MUST BE SEPARATED BY AT LEAST 16"
D

WATER UNE

zonE 1

8

‘ONE FULL, UNCUT LENGTH OF BOTH PW/L AND NPWL PIPE MUST BE
‘GENTERED ON THE CROSSING SO THAT THE JOINTS ARE AS.
FAR AS POSSIBLE FROM THE CROSSING.

NONPOTABLE .
WATER LINE B

&
zonE2

ZONE2  A)  ONEFULL, UNCUT LENGTH OF BOTH PWL AND NPWL PIPE MUST BE
‘CENTERED ON THE CROSSING SO THAT THE JOINTS ARE AS.
AR A4S POSSIBLE FROM THE CROSSING.
AND EITHER
B)  NPUILMUST BE CONSTRUCTED TO WATER MAIN

DISTANCE OF 10 FEET-

:
CROSSING,

EITHER THE NPWL OR WATER LINE OR BOTH MUST BE ENCASED WITH
A SLEEVEING MATERIAL ACCEPTABLE TO DEQ FOR A HORIZONTAL
DISTANCE OF 10 FEET ON BOTH SIDES OF THE CROSSING.

zonE s SANE REQUIREMENTS AS ZONE 2 EXCEPT THE NPHVL MUST
'ALSO BE SUPPORTED ABOVE THE CROSSING TO PREVENT
SETTUING,

ZoNE: 1 EXCEPT THE THE NPWL MUST ALSO
BE SUPPORTED ABOVE THE GROSSING TO PREVENT SETTLING,

HORIZONTAL SEPARATION REQUIREMENTS
ZONET: A) NO SPECIAL REQUIREMENTS.

ZONE2  A) NOSPECIAL REQUREMENTS FOR POTABLE OR NON-POTABLE
=

B)  WATER AND NPWL SEPARATED BY AT LEAST 6 FEET AT
OUTSIDE WALLS.
(128 e

WATER LINE

) WATER AT LEAST 18 INCHES HIGHER IN ELEVATION THAN THE
NewL
0FT: AND EITHER
D) NPWLCONSTRUCTED TO POTABLE WATER MAN STANDARDS
'AND PRESSURE TESTED FOR WATER TIGHTNESS,

E)  SITE SPECIFIC REQUIREMENTS APPROVED BY DEQ.
ZONES  NOTALLOWED WITHOUT DEQ WAIVER

NOTE:  SANITARY SEWER FORCE MAINS MUST HAVE MIN. 10' HORIZONTAL
SEPARATION AND 16" VERTICAL SEPARATION. ZONE 2 AND ZONE 3
Y NOT ALLC D¢

zonE 1 zonE2 zonE3 ZoNE 1

* DISTANCES ARE HORIZONTAL

@ POTABLE AND NON-POTABLE WATER LINE (NPWL) SEPARATION
NTS.
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DARK SKY COMPATIBLE EXT. WALL SCONCE
MODEL# 177307 59383 LED 3000K
~SEE END OF SET
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DARK SKY COMPATIBLE EXT. WALL SCONCE
MODEL# 1773-07 $9383 LED 3000k
SEE END OF SET
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LED Black Outside Wall Light Square Cylinder 3000K

Y

L

Fesyg

56786
1773.0759383 LED 300K
pr

LeD

7watts

A1l

Exterior Materials

Material Manufacturer Model Finish Color

Roofing IKO Cambridge Weatherwood
Architectural

Fascia/Trim MiraTEC Treaded Exterior SW7075 Web Gray
Composite Trim

Siding #1 Hardie Panel Select SW 7004 Snowbound
Cedarmill

Siding #2 Hardie 8-Y&" Select Cedarmill | SW 7047 Porpoise
Lap

Windows Jones 6000 Series Low-E Black
Double Glazed

Garage Door Overhead Door 1500 - Galvanized Black
Steel Door

Decking Trex Select Grooved Pebble Grey

Doors Therma-Tru Smooth Star SW 7015 Repose

Fiberglass 2 Panel

Gray
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LED Black Outside Wall Light Square Cylinder 3000K

By: Design Classics Lighting
price: $7431 Product#: 456786
e - Model #: 1773.0759383 LED 300K

Dimensions:  45'wx 542
BulbType:  LED
Total Watcage: 7Watts

Availability: IN STOC!
Shipsin 1

DesignBoard # | Enal T PrintSpecsi®

Y
158
o

A2

Exterior Materials

Material Manufacturer Model Finish Color

Roofing IKO Cambridge Weatherwood
Architectural

Fascia/Tnm MiraTEC Treaded Exterior SW7075 Web Gray
Composite Trim

Siding #1 Hardie Panel Select SW 7066 Gray
Cedarmill Matters

Siding #2 Hardie 8-14" Select Cedarmill | SW 9163 Tin Lizzie
Lap

Windows Jones 6000 Series Low-E Black
Double Glazed

Garage Door Overhead Door 1500 - Galvanized Black
Steel Door

Decking Trex Select Grooved Pebble Grey

Doors Therma-Tru Smooth Star SW 7066 Gray
Fiberglass 2 Panel Matters
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1947 NORTH CHAPPEL DRIVE
‘SPANISH FORK, UTAH 84660
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HAILEY, IDAHO

2702008
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LED Black Outside Wall Light Square Cylinder 3000K A3

7 kst Produce:  eseras Exterior Materials
s S s O ETB";DM E{S):W Material Manufacturer Model Finish Color
e w Roofing IKO Cambridge Weatherwood
ai Architectural
Fascia/Trim MiraTEC Treaded Exterior SW7075 Web Gray
ShownioMatte Black ish ettt # | i s Composite Trim
Siding #1 Hardie Panel Select SW 7048 Urbane
Cedarmill Bronze
Siding #2 Hardie 8-14" Select Cedarmill | SW 7047 Porpoise
@ Lap
Windows Jones 6000 Series Low-E Black
Double Glazed
Garage Door Overhead Door 1500 - Galvanized Black
- Steel Door
:: Decking Trex Select Grooved Pebble Grey
Doors Therma-Tru Smooth Star SW 7047 Porpoise
Fiberglass 2 Panel
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Shownin Matte Black insh

LED Black Outside Wall Light Square Cylinder 3000K
By:Desig: cs Lighting

price: 57431
arv. 1
Finish:

Designoard # | Emall X Print Specsils

Cattorniaproposion 6 aring.

Products: 56786
Model # 1773:0759383 LED 3000K

Dimensions: 45562
BulbType:  LED
Total Wattage: 7Watts

About Manufacturer
Write A Review

B1

Exterior Materials

Fiberglass 2 Panel

Material Manufacturer Model Finish Color

Roofing IKO Cambridge Weatherwood
Architectural

Fascia/Trim MiraTEC Treaded Exterior SW7075 Web Gray
Composite Trim

Siding #1 Hardie Panel Select SW 6256 Serious
Cedarmill Gray

Siding #2 Hardie 8-14" Select Cedarmill | SW 6257 Gibralter
Lap

Windows Jones 6000 Senies Low-E Black
Double Glazed

Garage Door Overhead Door 1500 - Galvanized Black
Steel Door

Railings Trex Enhanced Composite | Black
Railing

Decking Trex Select Grooved Pebble Grey

Doors Therma-Tru Smooth Star SW 6257 Gibralter
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Shown in Matte Black finish

—

LED Black Outside Wall Light Square Cylinder 3000K
By: Design Classics Lighting

price: 57431

arv p

Finish:  Matte Black

‘Availabilty: IN STOCK & IN OUR WAREHOUSE
Shipsin 1 Business Day

Desin Bosrd # | Enl T | PrintSpecsiy

[ —
ymoseDa

Deper am

g

BuaeTpe Tt
Seamsprnc oot

CaboriaPoposicon 6 Warving

B2
broducts: 56706 Exterior Materials
g Material Manufacturer Model Finish Color
By Roofing IKO Cambridge Weatherwood
i Architectural
R Fascia/Trim MiraTEC Treaded Exterior SW70T5 Web Gray
Composite Trim
Siding #1 Hardie Panel Select SW 9161 Dustblu
Cedarmill
Siding #2 Hardie 8-14" Select Cedarmill | SW 6257 Gibralter
Lap
Windows Trex 6000 Series Low-E Black
Double Glazed
Garage Door Overhead Door 1500 - Galvanized Black
Steel Door
Railings Trex Enhanced Composite | Black
Railing
Decking Trex Select Grooved Pebble Grey
Doors Therma-Tru Smooth Star SW 6257 Gibralter

Fiberglass 2 Panel
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Shownin Matte Black firish

pra—

LED Black Outside Wall Light Square Cylinder 3000K

By:Desig

price: $74.31
amv: a
Finish:  Matte Black

Availability: IN STOCK & IN OUR WAREHOUSE
Shipsin 1 Business Day.

Dasign Board # | Email | Print Specssl

Manstacurer [ —
Mode Nmber: ymoseDa

BuaeTpe

Seamsprnc oot

Catoriaproposicion 6 aring.

Product#: 456786
Model #:
Dimensions:
Bulb Type:
Total Wattage: 7Wtts
Voltage Type:  Line Voltsge
View Specifications

View Description

View Collection

About Manufacturer
Write A Review

Fiberglass 2 Panel

B3-B4

Exterior Materials

Material Manufacturer Model Finish Color

Roofing IKO Cambridge Weatherwood
Architectural

Fascia/Trim MiraTEC Treaded Exterior SW7075 Web Gray
Composite Trim

Siding #1 Hardie Panel Select SW 7015 Repose
Cedarmill Gray

Siding #2 Hardie 8-%%" Select Cedarmill | SW 9163 Tin Lizzie
Lap

Windows Jones 6000 Series Low-E Black
Double Glazed

(Garage Door Overhead Door 1500 - Galvanized Black
Steel Door

Railings Trex Enhanced Composite | Black
Railing

Decking Trex Select Grooved Pebble Grey

Doors Therma-Tru Smooth Star SW 9163 Tin Lizzie
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LOWER LEVEL AREA: 1,549 SQ. FT. UPPER LEVEL AREA: 1549 SQ. FT.  TOTAL LIVABLE AREA: 1,908 SQ. FT.
- GARAGE: 636 SQFT. - LIVABLE AREA 1,272 SQ. FT. GARAGE: 636 SQ. FT.

- LIVABLE AREA 636 SQ. FT. - COVERED DECK 277 SQ.FT. COVERED DECK: 554 SQ FT
- COVERED DECK 277 SQFT.
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DARK SKY COMPATIBLE EXT. WALL SCONCE
MODEL# 1773-07 $9383 LED 3000K

SEE END OF SET
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Shown in Matte Black finish
pra—

LED Black Outside Wall Light Square Cylinder 3000K

By: Desig:

lassics Lighting

price: 57431
amv: 1
Finish:  Matta Black

‘Availability: IN STOCK & IN OUR WAREHOUSE
Shipsin 1 Business Day

DesignBoard # | Enal T PrintSpecsi®

Manstacurer [ —
Mode Nmber: ymoseDa
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Product#: 456786
Model #: 17730759363 LED 000K
Dimensions:  45'wx 542

BulbType:  LED

Total Watcage: 7Watts

Voltage Type:  Line Voitsge

View Specifications

View Dascription

View Collection

About Manufacturer

Write A Review

C1

Exterior Materials

Material

Manufacturer

Model

Finish Color

Roofing

IKO

Cambridge
Architectural

Weatherwood

Fascia/Tnm

MiraTEC

Treaded Exterior
Composite Trim

SW7075 Web Gray

Siding #1

Hardie

Panel Select
Cedarmill

SW 7048 Urbane
Bronze

Siding #2

Hardie

8-14" Select Cedarmill
Lap

SW 7047 Porpoise

Windows Jones 6000 Series Low-E Black
Double Glazed
Garage Door QOverhead Door 1500 - Galvanized Black
Steel Door
Railings Trex Enhanced Composite | Black
Railing
Decking Trex Select Grooved Pebble Grey
Doors Therma-Tru Smooth Star SW 7048 Urbane

Fiberglass 2 Panel

Bronze




OCCUPANCY: R3
CONSTRUCTION: 5B

BEDROOM 3
TI6 x 94"

1 ILOWER LEVEL FLOOR PLAN

LOWER LEVEL AREA: 1,410 SQ. FT.
- GARAGE: 636 SQFT.

- LIVABLE AREA 636 SQ. FT.
- COVERED DECK 138 SQFT.
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LOWER LEVEL AREA: 1,410 SQ. FT. UPPER LEVEL AREA: 1549 SQ. FT.  TOTAL LIVABLE AREA: 1,908 SQ. FT.
- GARAGE: 636 SQFT. - LIVABLE AREA 1,272 SQ. FT. GARAGE: 636 SQ. FT.

- LIVABLE AREA 636 SQ. FT. - COVERED DECK 277 SQ.FT. COVERED DECK: 415 SQ FT

- COVERED DECK 138 SQFT.
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SKY COMPATIBLE EXT. WALL SCONCE

MODEL# 1773-07 59383 LED 3000K

SEE END OF SET
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Shownin Matte Black firish

LED Black Outside Wall Light Square Cylinder 3000K

By: Design Classics Lighting

price: $7431
amv: 1
Finish:  Matta Black

‘Availability: IN STOCK & IN OUR WAREHOUSE
Ships in 1 Business Day

DesignBoard # | Enal T PrintSpecsi®

Catoriaproposicion 6 aring.

Product#: 456786
Model #: 1773.0759383 LED 300K
Dimensions:  45'wx 542

BulbType:  LED

Total Watcage: 7Watts

Voltage Type:  Line Voitsge

View Specifications

View Dascription

View Collection

About Manufacturer

Write A Review

C2

Exterior Materials

Material Manufacturer Model Finish Color

Roofing IKO Cambridge Weatherwood
Architectural

Fascia/Trim MiraTEC Treaded Exterior SW7075 Web Gray
Composite Trim

Siding #1 Hardie Panel Select SW 7015 Repose
Cedarmill Gray

Siding #2 Hardie 8-14" Select Cedarmill | SW 7004 Snowbound
Lap

Windows Jones 6000 Series Low-E Black
Double Glazed

Garage Door Overhead Door 1500 - Galvanized Black
Steel Door

Railings Trex Enhanced Composite | Black
Railing

Decking Trex Select Grooved Pebble Grey

Doors Therma-Tru Smooth Star SW 7015 Repose
Fiberglass 2 Panel Gray




PLANT LEGEND

symbol  quan description planted size
10 Street Tree - Class Il (Per Street Tree List) 2" cal.
Norway Maple - Acer piatanoides

: Deciduous Trees 3" cal.
Thornless Honeylocust - Gletditsia triancanthos

. 3 Medium Sized Deciduous Trees 2" cal.
% Crabapple - Malus spp.

3 Evergreen Trees 10" Height or 2" Cal.
Blackhils Spruce - Picea pungens

16 Small Evergreen Trees 6" Height or 1-1/2" Cal.

23 Shrub Massing 5 Gal.
PokingCotoneaster - Cotoneastr licidus
® Diablo Ninabark - opilfolis Diablo"
Snowmound Spirea - Siraes x nipponica ‘Snowmound”
Tor Brchieat Spirea - Spiraea betuifolia Tor
Common arpos aibus
192 Omamental Grasses & Perennials 1Gal.

Rood Grass - Calamagrostis x a. Karl Foorster’
Grass - Miscanthus sinensis

00 Blue Oat Grass - Helictotrichon sempervirens
Black Eye Susan - Rudbeckia hirta

Lavendar - Lavandula
Salvia - Saivia divinorum
Bark | Muich 3" Thick.
Decorative Rock 3" Thick.
P Maintained Grass Sod
Foscue Biend
Low Maintenance Grass Hydroseed
Scottish Links Biond.

LEGEND

Parcel Line

(Per Site Plan)

————x——x—  New Wood Screen Fence

- New Walkway
- Asphalt Driveway

SNOW STORAGE

Driveways: 7,375 sq.ft.

Walks From Driveways:: _ 300 sq.ft.
7,675 sq.ft.

Snow Storage Areas: 3,250 sq.ft.
O 42% Provided Snow Storage

Scale: 1"=20'-0"
On 24 x 36 (Arch D) Sheet Size

NS

CONSULTING, PLLC

landscape architectt

Nathan Schutte, ASLA
P:208.320.2911
E: nathanwschutie@gmail. com

o
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“The designs and concepts shown are
the sole property of NS Consulting.
‘The drawings may not be used except
with the expressed written consent of
NS Consuling, PLLC.

QUIGLEY FARMS

BLOCK2LOT 8
City of Hailey, Blaine County, Idaho

PROJECT

DOCUMENT DATE
February 18, 2026

DRAWN BY
Nathan Schutte

REVISION
No. Date Remark
Revision 03/03/26

DESIGN REVIEW

LANDSCAPE
PLAN
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Limits of Disturbance

e

GRADING LEGEND

— —5385-

Approximate Property Line
(Per Survey)

Existing 1' Contour
(Per Survey)

Proposed 1' Contour

Limits Of Grading
(0.95 Acres Of Disturbance)

il

P Swale

Proposed Drainage
(Slope Percentage And Direction)

Proposed Spot Elevation
Proposed Drywell
(24"x8)

Proposed Channel Drain
(Connected To Drywell)

Drain Line
New Walkway

Asphalt Driveway

GRADING NOTES

Landscape architect shall review grading on site prior
to completion.

. Existing topsoil shall be retained with vegetation and

for use in areas.

. The site is under 1 acre of disturbance so a SWPPP

Plan is not required. The project will utilize erosion

control Best Management Practices (BMP's) as needed.

GRADING ABBREVIATIONS

SLAB
RIM

SHOP SLAB ELEVATION

RIM ELEVATION

FINISHED GRADE

HIGH POINT

EXISTING RECORD GRADE
MAXIMUM BUILDING HEIGHT
FROM RECORD GRADE

Scale: 1 0"
On 24 x 36 (Arch D) Sheet Size

NS

CONSULTING, PLLC

landscape architecture & drone mapping|

Nathan Schutte, ASLA

P:208.320.2911
E: nathanwschutie@gmail.com
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“The designs and concepts shown are
the sole property of NS Consulting.
‘The drawings may not be used except
with the expressed written consent of
NS Consulting, PLLC.
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BLOCK 2 LOT 8
City of Hailey, Blaine County, Idaho

PROJECT
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February 18, 2026
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REVISION
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Revision 03/06/26

DESIGN REVIEW

LANDSCAPE
GRADING &
DRAINAGE PLAN

L2
LU



BUILDING HEIGHT EXHIBIT - RECORD GRADE
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STAFF REPORT
Hailey Planning and Zoning Commission
Regular Meeting of March 16, 2026

To: Hailey Planning & Zoning Commission
From: Emily Brooks, City Planner/Resilience Planner
Overview: Consideration of a Preliminary Plat Application submitted by SLWRF, LLC, wherein Lot 8,

Block 2, Quigley Farm Subdivision is proposed to be subdivided into nine (9) sublots
ranging in size from 2,882 square feet to 6,103 square feet. This project is located at
1600 Appaloosa Road (Lot 8, Block 2, Quigley Farms Subdivision) and is within the
General Residential (GR) Zoning District.

Hearing: March 16, 2026
Applicant: SLWREF, LLC
Location: Quigley Farm Subdivision, Lot 8, Block 2

Size & Zoning: 0.96 acres (41, 756 square feet); General Residential (GR)

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners on February 25, 2026. No public comments were received during the commenting
period.

Application: The Quigley Farms Subdivision Large Block Plat for Blocks 1-17 received Final Plat approval
in June 2018. Phase | consisted of the Preliminary Plat for Blocks 1, 2, 3, 4, 10, 11 and 15, which included
36 lots comprising of 41 residential units (including eight community housing units), and commercial
space. This approval included the provision that individual blocks may be approved for Preliminary and
Final Plats, so long as each block supply separate infrastructure to stand on its own. The Block 2 Final
Plat received approval from the Hailey City Council on November 9, 2020, and final infrastructure
improvements were complete in July 2025.

Now, the Applicant has approached the City of Hailey with a joint application for both Design Review
and Preliminary Plat, specifically proposing a nine (9) unit detached townhome subdivision on Lot 8 of
Block 2 of the Quigley Farms Subdivision. The housing units created by the proposed subdivision will
benefit St. Lukes Healthcare employees through the St. Lukes Wood River Foundation. While the original
approved plat for Quigley Farms, Block 2 called for “...up to ten (10) residential units, to include two (2)
community housing units” on Lot 8, the Applicant submitted a request for a plat note correction in 2025,
removing the community housing clause from Note 6 on the plat for Quigley Farm Block 2, Lots 1-8.
According to the submitted affidavit (Instr. No. 712174) capturing this request for change, Note 6 is
amended to read:

“6. Lot 8 may include up to ten (10) residential units, te-inelude-two-{2}-community-housing-units”. .

The two (2) community housing units originally planned for Lot 8 will be dedicated elsewhere in Quigley
Farms subdivision as replatting continues to occur. This affidavit and lot designation adjustment was not
reflected on the submitted Preliminary Plat Map; however, Staff have placed a Condition of Approval on
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this proposed Preliminary Plat Application for Appaloosa Townhomes: Prior to Final Plat submittal, Plat
Note 5 shall be amended to remove reference to the originally proposed community housing units and
refer instead to the ten (10) units now allocated to Lot 8, per Instrument No. 712174. The submitted
preliminary plat map shows nine (9) sublots, ranging in size from 2,645 square feet to 6,103 square feet.
The parking access lane has been shown as “Parcel A”, separately platted area of 4,337 square feet.

A ten foot (10’) wide public snow storage easement and a five foot (5’) wide public utility easement
extend around the full property’s perimeter. An additional five-foot (5’) wide snow storage and public
utility easement has been placed around the perimeter of Parcel A as well. Plat note #11 indicates a
party wall agreement for sublots 7 and 8, which will be recorded with Blaine County as well (garage
areas of townhouse units on sublots 7 and 8 are the only attached elements of the proposed
subdivision). Public right-of-way infrastructure such as sidewalks, pedestrian crossings, and grading and
drainage features have already been installed for Block 2. The Applicant is proposing to install remaining
right-of-way landscaping and street trees.

Procedural History: The Applicant submitted concurrent applications for both Design Review and
Preliminary Plat on February 18, 2026. The Applications were certified complete on March 2, 2026. A
Public Hearing with the Hailey Planning and Zoning Commission for both applications will be held on
March 16, 2026 in the Hailey City Hall Council Chambers and virtually via Microsoft Teams

Standards of Evaluation for a Subdivision

Compliant Standards and Staff Comments
Yes No | N/A City Code City Standards and Staff Comments
O O 17.06.050 Complete Application
O g Department Engineering: All infrastructure will require detailed final construction
Comments

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

Water and Wastewater:

The Wastewater Division Manager has requested that the sewer service line
for sublots 5 and 6 shift closer to the middle of the sublot. At the connection
of these sewer service lines to the existing mainline, a manhole shall be
installed for access and cleaning purposes.

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.

These have been made Conditions of Approval.

Building: No comments
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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

O

O

16.04.020

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

[J

[J

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 project will connect to Appaloosa Road, Quigley Farm Road, and
Cottontail Way. These streets are public streets, and all are 60-70 feet in
width. These streets are adequate to safely accommodate existing and
anticipated vehicular/pedestrian traffic. The proposed streets were
contemplated in the Large Block Plat approval for the Quigley Farms
Subdivision with careful attention to safe and efficient access from and to
adjacent developments and properties, and for further integration within the
existing street pattern.

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

Staff

Comments

N/A, as no cul-de-sac or dead-end streets are proposed.

C.

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

Staff

Comments

Access to the sublots can be achieved from a 20’-wide parking access lane, of
which will connect to Appaloosa Road and Cottontail Way. Pedestrian access
to sublots 1-4 may be achieved via proposed walkways connecting to Quigley
Farm Road. No additional access points are required nor requested by Staff
at this time.

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

Staff

Comments

All streets located near/around Appaloosa Townhomes intersect via an
existing roundabout. Additionally, existing streets are separated by the
recommended distances, and other nearby traffic calming measures include
pedestrian islands and meandering road sections.

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

Staff

Comments

All surrounding streets exist and have been designed and reviewed to adhere
to this standard. No new streets are proposed.

F.

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

Staff

Comments

No new streets are proposed.

G.

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

Staff

Comments

The only newly proposed roadway feature is the interior parking access lane,
which is twenty feet (20°) in width. Hailey Public Works Director, Streets
Division Manager, and the Hailey Fire Marshall have reviewed the proposed
design and do not request any changes.

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

Staff

Comments

The proposed grade of the interior parking access lane does not exceed 6%.

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

Staff

Comments

The sidewalk and right-of-way drainage improvements were constructed in
Phase | of the Quigley Farms Subdivision. The Applicant is proposing four (4)
landscape drywells across the project site, as well as two on-site (2) catch

basins. While three (3) catch basins in the public right-of-way are labeled as
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“Proposed” on submitted civil plans, analysis of GIS aerial imagery shows
these public catch basins as already installed. Trench drains across driveway
areas of sublots 7-9 are also proposed.

The Applicant shall also complete an EPA NPDES General Permit for
Stormwater Discharge from Construction Activity prior to the
commencement of construction. This has been made a Condition of
Approval.

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

Staff N/A. No new street or traffic control signs are proposed.
Comments

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

Staff N/A. No new public streets or alleys are proposed.
Comments
L. Private Streets:

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

Staff N/A, as no private streets are proposed.
Comments

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

Staff N/A, as no private streets are proposed.
Comments

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

Staff N/A, as no private street are proposed.
Comments

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

Staff N/A, as no private street are proposed.
Comments

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

Staff N/A, as no private streets are proposed.
Comments
L. 6. Subdivisions with private streets shall provide two (2) additional parking spaces per

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

Staff

Comments

N/A, as no private streets are proposed.

M.

Driveways:

M. 1.

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

Staff

Comments

Sublots 7 and 8 will share a driveway area in a physical sense, although the
preliminary plat designates a property line as bisecting the shared driveway
area. All other sublots are proposed to have their own driveway with direct
connection to the commonly-shared — but separately platted — parking
access lane (Parcel A).

Driveways shall be constructed with an all-weather surface and shall have the
following maximum roadway widths:

a) Accessing one residential unit: twenty feet (20’)

b) Accessing two residential units: thirty feet (30’)
No portion of the required fire lane width of any driveway may be utilized for
parking, above ground utility structures, dumpsters or other service areas, snow
storage or any other obstructions.

Staff

Comments

Driveways accessing units on sublots 1-4,5,6, and 9 have widths ranging
from ten (10) to eighteen (18) feet. The driveway accessing units on sublots 7
and 8 is proposed at twenty-seven (27) feet in width. The required fire lane
width of the driveway is not obstructed by any means.

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

Staff

Comments

N/A. No driveways longer than 150 feet are proposed.

a?

M. 4.

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

Staff

Comments

The driveway area accessing sublots 7 and 8 is platted as providing distinct
property boundaries respective to each sublot, although there is no physical
separation over the area. The Applicant may wish to confirm if the party wall
agreement referenced in proposed Plat note #11 will address the
maintenance of the driveway as well.

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

Staff

Comments

Please refer to Section 16.04.020(M)4 for further details.
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Ol O M. 6 No driveway shall interfere with maintenance of existing infrastructure and shall
be located to have the least adverse impact on residential dwelling units, existing
or to be constructed, on the lot the easement encumbers and on adjacent lots.

Staff Driveways will not impact existing infrastructure and should be compatible
Comments with existing and planned residential units.

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

Staff The proposed parking access lane complies will all regulations set forth in the
Comments IFC and other applicable codes and ordinances.

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

Staff N/A
Comments
16.04.030: Sidewalks and Drainage Improvements
Compliant Standards and Staff Comments

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

Ol O 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 Public right-of-way infrastructure such as sidewalks, pedestrian crossings,

Comments and grading and drainage features have already been installed for Block 2.
The Applicant is proposing to install remaining right-of-way landscaping and
street trees around the proposed subdivision of Lot 8, Block 2.

Ol O 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 Please refer to Section 16.04.030(A) for further details.
Comments

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

Staff Please refer to Section 16.04.030(A) for further details.
Comments

] ] 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 N/A. Please refer to Section 16.04.030(A) for further details and/or
Comments comments noted by City Staff.
] ] E. The requirement for sidewalk and drainage improvements are not required for any
lot line adjustment.
Staff N/A
Comments
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 N/A, as no alleys are proposed.
Comments
A. 2. The minimum width of an alley shall be twenty-six (26’) feet.
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Comments

] A.3. All alleys shall be dedicated to the public or provide for public access.
Staff N/A, as no alleys are proposed.
Comments

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

Staff N/A, as no alleys are proposed. All infrastructure will be installed in the five
Comments foot (5’) wide platted public utility easement.

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

Staff N/A, as no alleys are proposed and this project is within a residential area.
Comments
] A. 6. Dead-end alleys shall not be allowed.
Staff N/A, as no alleys are proposed.
Comments

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

Staff The Applicant is proposing a five-foot (5°) utility easement at the front and
Comments rear of each sublot and around the entirety of larger parcel that is proposed
for subdivision. The Applicant may wish to describe the adequacy of the
proposed utility easement, as it relates to size and access.
Easements. Easements, defined as the use of land not having all the rights of

n B. ownership and limited to the purposes designated on the plat, shall be placed on
the plat as appropriate. Plats shall show the entity to which the easement has
been granted. Easements shall be provided for the following purposes:

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

Staff Though the proposed subdivision does not border the Big Wood River, the
Comments following easements are shown on the proposed plat:
1. A 10’-wide public snow storage easement around Lot 8’s perimeter
2. A 5’-wide public utility easement around both Lot 8’s perimeter, as
well as around the interior parking access lane and adjacent to each
sublot.
] B. 2. To provide protection from or buffering for any natural resource, riparian area,

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

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

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

i_taff Snow storage easements have been delineated on the Plat Plans. 7,675
omments

square feet of snow removal area exists on site. Required snow storage is
1,919 square feet, and 3,250 square feet is provided.

Snow storage dimensions are not provided within the landscaping plan. The
snow storage areas are of varying sizes, some of which appear to possibly be
less than 10 feet in width/length.

The Commission may wish to confirm snow storage dimensions with the
Applicant and request any necessary clarification and/or adjustments.

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 N/A. No new blocks are proposed.
Comments
16.04.060: Lots
Compliant Standards and Staff Comments

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

O O 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.

O O 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 The proposed lots meet the minimum size required for townhouse sublots
Comments and are not more than double the minimum size required.
] ] B. Double frontage lots shall be prohibited except where unusual topography, a more

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

Staff

Comments

N/A, as no double frontage lots are proposed.

C.

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

Staff

Comments

The parking access lane is proposed to be platted as “Parcel A” and will
remain unbuildable.

D.

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

Staff

Comments

N/A, as no flag lot is proposed at this time.

E.

All lots shall have frontage on a public or private street. No frontage width shall be
less than the required width of a driveway as provided under Section 16.04.020 of
this Ordinance. Townhouse Sub-Lots are excluded from this requirement; provided,
however, that Townhouse Developments shall have frontage on a street.

Staff

Comments

The proposed townhouse development has frontages on Appaloosa Road,
Cottontail Way, and Quigley Farms Road.

F.

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

Staff

Comments

N/A, as this project is not located within the Townsite Overlay (TO) Zoning
District.

16.04.070: Orderly Development

Compliant Standards and Staff Comments
Yes No | N/A City Code City Standards and Staff Comments
] ] A. Phasing Required: Development of subdivisions shall be phased to avoid the
extension of City services, roads and utilities through undeveloped land.
Staff N/A. No phasing is proposed or required for this townhouse subdivision.
Comments
] ] B. Agreement: Developers requesting phased subdivisions shall enter into a phasing
agreement with the City. Any phasing agreement shall be approved and executed
by the Council and the Developer on or before the preliminary plat approval by the
Council.
Staff N/A. See Section 16.04.070(A) for details.
Comments
O O C. Mitigation of Negative Effects: No subdivision shall be approved which affects the
ability of political subdivisions of the state, including school districts, to deliver
services without compromising quality of service delivery to current residents or
imposing substantial additional public costs upon current residents, unless the
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Developer provides for the mitigation of the effects of subdivision. Such mitigation
may include, but is not limited to the following:

a) Provision of on-site or off-site street or intersection improvements.

b) Provision of other off-site improvements.

c¢) Dedications and/or public improvements on property frontages.

d) Dedication or provision of parks or green space.

e) Provision of public service facilities.

f)  Construction of flood control canals or devices.

g) Provisions for ongoing maintenance.

Staff a) Provision of on-site or off-site street or intersection improvements. N/A

Comments b) Provision of other off-site improvements. Several off-site
improvements have and will be made in conjunction with the larger
Quigley Farms Large Block Plat, which include, but are not limited
to: vehicular/bike lane improvements and Toe of the Hill Trail
Connections.

c) Dedications and/or public improvements on property frontages. N/A

d) Dedication or provision of parks or green space. Please refer to Section
16.04.110 for further details.

e) Provision of public service facilities. All public utilities and services
proposed will be developed as part of the subdivision.

f)  Construction of flood control canals or devices. The construction and/or
incorporation of the parking access lane and drywells are
anticipated to improve drainage conditions onsite.

g) Provisions for ongoing maintenance. A plan for ongoing maintenance
was addressed in the Annexation Agreement and associated
documents.

Ol O 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 These issues have been covered in the full development of the project
Comments

through the Annexation Agreement, as well as Large Block Plat.

16.04.080: Perimeter Walls, Gates and Berms

Compliant

Standards and Staff Comments

Yes

[ No | N/A

City Code

| City Standards and Staff Comments
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] ] 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 N/A, as it appears no perimeter walls, gates or landscape berms are
Comments proposed within Block 2, Lot 8.

16.04.090: Cuts, Fills, Grading and Drainage

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

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

Staff No floodplain exists and the parcel is currently vacant.
Comments
] ] A. 1. A preliminary soil report prepared by a qualified engineer may be required by the
Hearing Examiner or Commission and/or Council as part of the preliminary plat
application.
Staff At this time, the City Engineer has not required that a Soils Report be
Comments prepared and/or submitted.
O O A. 2. A preliminary grading plan prepared by a civil engineer may be required by the

Hearing Examiner or Commission and/or the Council as part of the preliminary plat
application, to contain the following information:
a) Proposed contours at a maximum of two (2) foot contour intervals;
b) Cut and fill banks in pad elevations;
c) Drainage patterns;
d) Areas where trees and/or natural vegetation will be preserved;
e) Location of all street and utility improvements including driveways to
building envelopes; and
f)  Any other information which may reasonably be required by the
Administrator, Hearing Examiner, Commission and/or Council.

Staff Preliminary grading was developed for the proposed streets within the larger
Comments Quigley Farms subdivision.
B. Design Standards: The proposed subdivision shall conform to the following design
standards:
O O B. 1. Grading shall be designed to blend with natural land forms and to minimize the

necessity of padding or terracing of building sites, excavation for foundations, and
minimize the necessity of cuts and fills for streets and driveways.

Staff The grading has been developed for the proposed streets within the larger
Comments Quigley Farms subdivision. Grading for dwelling units shall meet this
standard.
] ] B. 2. Areas within a subdivision which are not well suited for development because of

existing soil conditions, steepness of slope, geology or hydrology shall be allocated
for Green Space for the benefit of future property owners within the subdivision.

Staff N/A, as none exist within Lot 8, Block 2.
Comments
O O B. 3. Where existing soils and vegetation are disrupted by subdivision development,

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

Staff Erosion control and re-vegetation shall be included in final design.
Comments

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

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

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

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

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

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

Staff Grading and drainage have been reviewed by the City Engineer, and no
Comments further changes are requested.

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

Staff The Applicant has proposed necessary improvements for containing runoff.
Comments See Section 16.04.020(1) for details.
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 N/A, as the proposed subdivision is not located within the Flood Hazard
Comments Overlay District.

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

Staff N/A, as the proposed subdivision is not located within the Flood Hazard
Comments Overlay District.

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

Staff N/A, as the proposed subdivision is not located adjacent to the Big Wood
Comments River or its tributaries.
] ] B. Hillside Overlay District:
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] ] B.1. Subdivisions or portions of subdivisions located within the Hillside Overlay District
shall comply with all provisions of Section 17.04N, of the Hailey Municipal Code.
Staff N/A, as the proposed subdivision is not located within the Hillside Overlay
Comments .
District.
] ] B. 2. Subdivisions located partially in the Hillside Overlay District shall have designated
building envelopes outside the Hillside Overlay District.
Staff N/A, as the proposed subdivision is not located within the Hillside Overlay
Comments c g
District.
] ] B. 3. All approved subdivisions shall contain a condition that a Site Alteration Permit is
required before any development occurs.
Staff N/A, as the proposed subdivision is not located within the Hillside Overlay
Comments

District.

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

[J

[J

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

Open space dedications to the BCRD (Block 10) and BCSD (Block 1) were
conveyed at the time of the Large Block Preliminary Plat. Numerous other
open space parcels and pathways have been delineated on the Large Block
Plat, creating the feel of a pedestrian-oriented development. Pathways have
also been set aside for certain areas within the Quigley Farm Subdivision (i.e.,
extension of the Toe-of-the-Hill Trail, asphalt pathway to Quigley Road from Fox
Acres, multiuse pathways planned in collaboration with BCRD, etc.).

A. 1

Parks:

A.1.a.

The developer of any subdivision, or any part thereof, consisting of three (3) or
more residential lots, including residential townhouse sub-lots and residential
condominium units, without regard to the number of phases within the
subdivision, shall set aside or acquire land area within, adjacent to or in the general
vicinity of the subdivision for Parks. Parks shall be developed within the City of
Hailey and set aside in accordance with the following formula:

P = x multiplied by .0277
“P” is the Parks contribution in acres

“x” is the number of single-family lots, residential townhouse sub-lots or
residential condominium units contained within the plat. Where multi-family lots
are being platted with no fixed number of units, “x” is maximum number of
residential lots, sub-lots, and units possible within the subdivision based on current
zoning regulations.

Staff

Comments

Mathematical calculations of this formula for the submitted plat result in the
following requirements:

Project Buildout with Number of Units:
.0277 x 176 =4.8752 acres

The above calculation was discussed at length during the Preliminary Plat
process of the Quigley Farm Subdivision Large Block Plat. Park Space was
conveyed during this process and the Hailey City Council found that the
amount of permanent open space protected by the project greatly exceeds
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the required amount. Furthermore, Lot 8, Block 2 is within the Large Block
Plat of the Quigley Farm Subdivision, and as an individual plat, is not
required to provide separate park space.

A.lb

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

Staff

Comments

N/A, as the proposed subdivision is located in the General Residential (GR)
Zoning District.

A. 2.

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

Staff

Comments

Pathways were also conveyed during the Preliminary Plat process of the
Quigley Farm Subdivision Large Block Plat. Numerous other open space
parcels and pathways have been delineated on the Large Block Plat, creating
the feel of a pedestrian-oriented development. Pathways have also been set
aside for certain areas within the Quigley Farm Subdivision (i.e., extension of the
Toe-of-the-Hill Trail, asphalt pathway to Quigley Road from Fox Acres, multiuse
pathways planned in collaboration with BCRD, etc.); however, Lot 8 Block 2
specifically was not required to provide additional pathways.

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

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

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

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

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

Staff

Comments

N/A, as these issues were covered in the full development of the project
through the Annexation Agreement, as well as within the Large Block Plat.
This does not apply specifically to the subject parcel.

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

Staff

Comments

The Parks and Lands Board reviewed the full project in September 2016 and
again in December 2017. In September 2016, the Parks and Lands Board
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reviewed the plan to develop Quigley Farm. The discussion included the
relocation of ball fields and the addition of sports fields. It also included
future cross-country skiing trails, biking trails and connections to the existing
Toe of the Hill Trail. The addition of paved bike paths, parking, a pavilion and
restroom, mountain bike and hand-cycling trails and other connections to
existing trails were also discussed.

At the December 2017 meeting, the Parks and Lands Board unanimously
voted to approve Quigley Farm Subdivisions open space dedication as
proposed, with the following conditions:
1) A bike path be added between Quigley Road and Fox Acres Road,
east of the dedicated parcel to BCSD;
2) A public process to take place to determine the future of the berms
on the west side of the parcel dedicated to the BCSD; and
3) Wayfinding and dog pot station to be added at the end of Antler
Drive where the bike path begins.
These conditions were covered in the full development of the project through
the Large Block Plat. They are a work in progress and will see completion
through the ongoing development of Quigley Farm Subdivision.

Minimum Requirements:

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

Staff

Comments

No private green space specifically for Lot 8, Block 2 is being proposed at this
time. Numerous open space parcels have been delineated on the Large Block
Plat, which is protected from redevelopment, and will be managed by the
Homeowner’s Association.

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

Staff

Comments

N/A, as no neighborhood park is proposed within Lot 8, Block 2 at this time.
Open space dedications to the BCRD (Block 10) and BCSD (Block 1) were
conveyed at the time of the Large Block Preliminary Plat. The block, if fully
developed, will satisfy this standard.

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

Staff

Comments

N/A, as no mini park is proposed within Lot 8, Block 2 at this time.
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Park/Cultural Space: A park/cultural space shall include benches, planters, trees,
public art, water features and other elements that would create a gathering place.
Connective elements, such as parkways or enhanced sidewalks may also qualify
where such elements connect two or more parks or park/cultural spaces.

Staff

Comments

N/A, as no park/cultural space is proposed within Lot 8, Block 2 at this time.

D. 5.

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

Staff

Comments

Pathways were conveyed during the Preliminary Plat process of the Quigley
Farm Subdivision Large Block Plat. Other pathways have been delineated on
the Large Block Plat, creating the feel of a pedestrian-oriented development.
Pathways have also been set aside for certain areas within the Quigley Farm
Subdivision (i.e., extension of the Toe-of-the-Hill Trail, asphalt pathway to
Quigley Road from Fox Acres, multiuse pathways planned in collaboration with
BCRD, etc.); however, Lot 8, Block 2 specifically was not required to provide
additional pathways.

Specific Park Standards: All Parks shall meet the following criteria for development,
location and size (unless unusual conditions exist that prohibit meeting one or
more of the criteria):

E. 1.

Shall meet the minimum applicable requirements required by Subsection D of this
section.

Staff

Comments

Please refer to Section 16.040.110 for further details.

E. 2.

Shall provide safe and convenient access, including ADA standards.

Staff

Comments

Please refer to Section 16.040.110 for further details.

E.3.

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

Staff

Comments

No gates or restricted access are proposed.

E. 4.

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

Staff

Comments

Please refer to Section 16.040.110 for further details.

E.5.

Shall not create undue negative impact on adjacent properties and shall be
buffered from conflicting land uses.
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Staff Please refer to Section 16.040.110 for further details.
Comments

] E.6. Shall require low maintenance or provide for maintenance or maintenance
endowment.

Staff Please refer to Section 16.040.110 for further details.
Comments

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

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

Staff Please refer to Section 16.040.110.D for further details.
Comments

] F. 2. Shall be connected in a useful manner to other Parks, Pathways, Green Space and

recreation and community assets.

Staff Please refer to Section 16.040.110.A for further details.

Comments

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

] G.1. Shall meet the minimum applicable requirements required by subsection D of this
section.

Staff Please refer to Section 16.04.110 for further details.
Comments

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

Staff Please refer to Section 16.04.110 for further details.
Comments

] G.3. The use of the private green space shall be restricted to Parks, Pathways, trails or

other recreational purposes, unless otherwise allowed by the City.
Staff Please refer to Section 16.04.110 for further details.
Comments

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

Staff Maintenance shall be managed and funded by the Subdivision’s HOA, if
Comments private space is proposed.
H. In-Lieu Contributions:

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

Staff N/A
Comments

] H. 2. The voluntary cash contributions in lieu of Park land shall be equivalent to the area
of land (e.g., square footage) required to be dedicated under this ordinance
multiplied by the fair market value of the land (e.g., $/square foot) in the
development at the time of preliminary plat approval by the Council. The City shall
identify the location of the property to be appraised, using the standards in
subsections E4 and E5 of this section. The appraisal shall be submitted by a
mutually agreed upon appraiser and paid for by the applicant.

Staff N/A

Comments
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H.3.

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

Staff

Comments

N/A

H. 4.

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

Staff

Comments

N/A

16.05: Improvements Required:

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

[J

[J

16.05.010

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

Staff

Comments

The Applicant intends to construct all necessary infrastructure, if the project
is approved.

A.

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

Staff

Comments

This standard will be met.

B.

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

Staff

Comments

This standard will be met.

C.

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

Staff

Comments

This standard will be met.

16.05.020: Streets, Sidewalks, Lighting, Landscaping
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16.05.020

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

Staff

Comments

All public infrastructure shall meet City specifications. No streetlights are
proposed at this time.

A.

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

Staff

Comments

Utility stubouts exist on the site, eliminating the need for street cuts. If for
any reason street cuts are deemed necessary as construction proceeds, any
and all street cuts shall be per this standard and approved by the Streets
Division prior to construction.

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

Staff

Comments

No new streets are proposed.

C.

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

Staff

Comments

N/A, as no streetlights are shown and/or proposed.

16.05.030: Sewer Connections

O

O

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

Sewer services are shown at this time and will be further reviewed by Staff at
final design. As part of the Annexation, Services and Development
Agreement for Quigley Farm, the design of a Small Diameter Collection
System, utilizing a STEP/STEG (septic tank effluent pumping/septic tank
gravity tanks), or local system, is underway. The Idaho Department of
Environmental Quality (IDEQ) has approved the overall system concept, as
well as the collection/distribution system in detail. The Council approved a
Wastewater Discharge Agreement on October 14, 2025. This Agreement
accounts for the details associated with sewer
connections/collections/discharge/maintenance/expense, and more.
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16.05.040: Water Connections

O O 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 Water connections are shown at this time and will be further reviewed by

Comments Staff at final design. Water connection compliance, per code, per IDEQ, and
per the Annexation Agreement, shall be met as development occurs.

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

Staff N/A, as this project is not within the Townsite Overlay (TO) District.
Comments

16.05.050: Drainage

Ol O 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 This matter has been previously addressed. See Section 16.04.020(1) for
Comments details.

16.05.060: Utilities

O O 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 Utilities will be constructed and installed underground. Additional utility
Comments company comment, and engineering details will be required at final design.

16.05.070: Parks, Green Space

Ol O 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 Please refer to Section 16.04.110 for further detail.
Comments
16.05.080: Installation to Specifications; Inspections
Ol O 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 An inspection schedule will be established for any/all components at final
Comments design. All infrastructure must meet City of Hailey specifications and will be
further evaluated in greater detail at final design. The inspection process of
the proposed public improvements shall include materials testing to ensure
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compliance with the Hailey Municipal Code. This has been made a Condition
of Approval.

The City will need to select an inspector, to be paid for by the Applicant, for
all water, sewer, and roadway infrastructure during construction.

16.05.090: Completion; Inspections; Acceptance

O O 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 This standard shall be met.
Comments
] ] 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)
i_taff N/A, as completion of all major infrastructure by the Developer is preferred
omments

over bonding.

16.05.100: As Built Plans and Specifications

O

O

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

Comments

16.08: Townhouses:

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

[J

16.08.010

Plat Procedure: The developer of the townhouse development shall submit with the
preliminary plat application and all other information required herein a copy of the
proposed party wall agreement and the proposed document(s) creating an association
of owners of the proposed townhouse sublots, which shall adequately provide for the
control (including billing, where applicable) and maintenance of all common utilities,
commonly held facilities, garages, parking and/or green spaces. Prior to final plat
approval, the developer shall submit to the city a final copy of the party wall
agreement and any other such documents and shall record the documents prior to or
at the same time of the recordation of the plat, which plat shall reflect the recording
instrument numbers thereupon. (Ord. 1191, 2015)

Staff
Comments

The Applicant has referenced a party wall agreement and homeowner’s
association with proposed plat notes of the Preliminary Plat. The townhome
subdivision’s party wall agreement and documentation establishing a
homeowner’s association shall be provided at time of Final Plat submittal This
has been made a Condition of Approval.

16.08.020

Garages: All garages shall be designated on the preliminary and final plats and on all
deeds as part of the particular townhouse units. Detached garages may be platted on
separate sublots; provided, that the ownership of detached garages is appurtenant to
specific townhouse units on the townhouse plat and that the detached garage(s) may
not be sold and/or owned separate from any dwelling unit(s) within the townhouse
development. (Ord. 1191, 2015)
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Staff All proposed garages are attached to their respective individual townhouse int.
Comments | Gorages are shown within the Preliminary Plat.

[] | 16.08.030 Storage, Parking Areas: Residential townhouse developments shall provide parking
spaces according to the requirements of title 17, chapter 17.09 of this code. (Ord. 1191,
2015)

Staff Per the Hailey Municipal Code, Multifamily Dwellings are required to provide at

Comments | 1045t 1.5 onsite parking spaces. Each townhouse sublot proposes a single-car
garage, plus at least one (1) driveway parking space, for a total minimum of two
(2) spaces per unit.

] 16.08.040 Construction Standards: All townhouse development construction shall be in
accordance with the IBC, IRC and IFC. Each townhouse unit must have separate water,
sewer and utility services, which do not pass through another building or unit. (Ord.
1191, 2015)

Staff All townhouse development will occur in accordance with the IBC, IRC, and IFC.
Comments | £,ch townhouse unit is proposed to have its own utilities which do no pass
through another building or unit.

] 16.08.050 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 townhouse developments. (Ord. 1191, 2015)

Staff The proposed townhouse development complies with applicable ordinances,
Comments | . los and regulations.

] 16.08.060 Expiration: Townhouse developments which have received final plat approval shall
have a period of three (3) calendar years from the date of final plat approval by the
council to obtain a building permit. Developments which have not received a building
permit shall be null and void and the plats associated therewith shall be vacated by the
council. If a development is to be phased, construction of the second and succeeding
phases shall be contingent upon completion of the preceding phase unless the
requirement is waived by the council. Further, if construction on any townhouse
development or phase of any development ceases or is not diligently pursued for a
period of three (3) years without the prior consent of the council, that portion of the
plat pertinent to the undeveloped portion of the development shall be vacated. (Ord.
1191, 2015).

Staff This standard will be met.
Comments

] 16.08.070 Conversion: The conversion by subdivision of existing units into townhouses shall not

be subject to section 16.04.110 of this title. (Ord. 1191, 2015)
Staff N/A
Comments

] 16.08.080 Density: The maximum number of cottage townhouse units on any parcel shall be
twelve (12), and not more than two (2) cottage townhouse developments shall be
constructed adjacent to each other. (Ord. 1191, 2015)

Staff N/A Cottage townhouse units are not proposed.
Comments
] 16.11.010 Exceptions: Whenever the tract to be subdivided is, in the shape or size, or is

surrounded by such development or unusual conditions that the strict application of
the requirements contained herein would result in real difficulties and substantial
hardships or injustices, the council may vary or modify such requirements by making
findings for their decision so that the developer is allowed to develop his property in a
reasonable manner, while ensuring that the public welfare and interests of the city and
surrounding area are protected and the general intent and spirit of this title are
preserved. As used in this section, the phrase “real difficulties and substantial
hardships or injustices” shall apply only to situations where strict application of the
requirements of this title will deny to the developer the reasonable and beneficial use



http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=4&find=17-17.09
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of the property in question, and not in situations where the developer establishes only
that exceptions will allow more financially feasible or profitable subdivision. (Ord.
1191, 2015).

Staff N/A
Comments

Summary and Suggested Conditions of Approval: The Commission shall review the Preliminary Plat
Application and continue the public hearing, approve, conditionally approve, or deny the Application. If
approved, the Preliminary Plat Application will be forwarded to the Hailey City Council.

The following are suggested Conditions of Approval for the Preliminary Plat Application for Appaloosa
Townhomes (Lot 8, Block 2) of Quigley Farm Subdivision:

General Conditions:

1)
2)

3)

4)
5)
6)

7)
8)

All Fire Department and Building Department requirements shall be met and shall meet City
Standards where required.

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.

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

The townhome subdivision’s party wall agreement and documentation establishing a
homeowner’s association shall be provided at time of Final Plat submittal.

The Final Plat must be submitted within two (2) calendar years from the date of approval of the
Preliminary Plat.

Any Subdivision Inspection Fees due shall be paid prior to recordation of Final Plat.

Any Application Development Fees shall be paid prior to recordation Final Plat.

Prior to Final Plat submittal, Plat Note 5 shall be amended to remove reference to the originally
proposed community housing units and refer instead to the ten (10) units now allocated to Lot
8, per Instrument No. 712174,

Streets and Right-of-Ways:

9)

All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the
Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or
adjacent to the site shall be submitted for City of Hailey approval and shall meet City Standards
where required. Infrastructure to be completed at the Applicant’s sole expense include, but will
not be limited to:

i Drywell and other construction details shall be provided for at final design.

ii.  The Applicant shall also complete an EPA NPDES General Permit for Stormwater

Discharge from Construction Activity prior to the commencement of construction.

Water and Wastewater:
10) 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.
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i.  All manholes shall be relocated to be wholly in the road or public access easement, and
not near and/or on the edits of the public right-of-ways.

ii.  The sewer service line for sublots 5 and 6 shall shift closer to the middle of the sublot. At
the connection of these sewer service lines to the existing mainline, a manhole shall be
installed for access and cleaning purposes.

iii.  Allinfrastructure must meet City of Hailey specifications and will be further evaluated in
greater detail at final design. The inspection process of the proposed public
improvements shall include materials testing to ensure compliance with the Hailey
Municipal Code.

Motion Language:

Approval: Motion to recommend the approval of the Preliminary Plat Application submitted by SLWRF,
LLC, wherein Lot 8, Block 2, Quigley Farm Subdivision is proposed to be subdivided into nine (9) sublots
ranging in size from 2,882 square feet to 6,103 square feet, located at 1600 Appaloosa Road and within
the General Residential (GR) Zoning District, finding that the application meets all City Standards, and
that Conditions (1) through (10) are met.

Denial: Motion to recommend the denial of the Preliminary Plat Application submitted by SLWRF, LLC,
wherein Lot 8, Block 2, Quigley Farm Subdivision is proposed to be subdivided into nine (9) sublots
ranging in size from 2,882 square feet to 6,103 square feet, located at 1600 Appaloosa Road, finding that
[Commission should cite which standards are not met and provide the reason why
each identified standard is not met].

Continuation: Motion to continue the public hearing to [the Commission should
specify a date].
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1. THE PURPOSE OF THIS PRELIMINARY PLAT IS TO SUBDIVIDE EXISTING QUIGLEY FARM, BLOCK 2,
LOT 8, INTO 9 TOWNHOUSE SUBLOTS AND A PARKING ACCESS LANE PARCEL AS SHOWN HEREON.
CHANGES MAY HAVE OCCURRED TO SITE CONDITIONS SINCE SURVEY DATE. EXTERIOR LOT LINES
ARE BASED ON FOUND MONUMENTS. ALL FOUND MONUMENTS WERE ACCEPTED AS EITHER
ORIGINAL CORNERS, OR REPLACEMENTS OF ORIGINAL CORNERS.

2. BASIS OF BEARINGS IS IDAHO STATE PLANE COORDINATE SYSTEM, NAD 83, CENTRAL ZONE AS
DERIVED BY GPS OBSERVATIONS. ALL DISTANCES SHOWN ARE GROUND DISTANCES IN FEET.
VERTICAL DATUM: ELEVATIONS BASED ON NAVD 88 (GEOID 18) DATUM UTILIZING SMARTNET CORS
STATION IDKM.

3. REFERENCES (RECORDS OF BLAINE COUNTY, IDAHO):

A. PLAT OF QUIGLEY FARM, BLOCK 2, INST. NO. 677228.

3. THE DISTANCES SHOWN ARE MEASURED. REFER TO THE ABOVE REFERENCED DOCUMENTS FOR
PREVIOUS RECORD DATA.

4. EXCEPT AS SPECIFICALLY STATED OR SHOWN ON THIS MAP, THIS SURVEY DOES NOT PURPORT
TO REFLECT ANY OF THE FOLLOWING WHICH MAY BE APPLICABLE TO THE SUBJECT OF REAL
PROPERTY: EASEMENTS, OTHER THAN THOSE SHOWN OR LISTED HEREON, BUILDING SETBACK
LINES, RESTRICTIVE COVENANTS, SUBDIVISION RESTRICTIONS, ZONING, WETLANDS, AVALANCHE
ZONES/POTENTIAL, FLOOD PLAIN INFORMATION, RIPARIAN, RIVERINE OR ANY OTHER LAND-USE
REGULATIONS OR HAZARDS, DEED RESTRICTIONS AND EXCEPTIONS CONTAINED WITHIN A
CURRENT TITLE POLICY.

5. PERPLAT NOTE 6, INST. NO. 677228, LOT 8 MAY INCLUDE UP TO TEN (10) RESIDENTIAL UNITS, TO
INCLUDE TWO (2) COMMUNITY HOUSING UNITS.

6. UNDERGROUND UTILITY LOCATIONS ARE BASED ON SUBDIVISION DESIGN DRAWINGS, ABOVE

GROUND APPURTENANCES AND UTILITIES VISIBLE AT THE TIME OF THE SURVEY. UTILITIES

SHOULD BE LOCATED PRIOR TO ANY EXCAVATION.

ALL NEW UTILITIES SHALL BE PLACED UNDERGROUND.

REFER TO THE ORIGINAL PLAT AND DECLARATION OF COVENANTS, CONDITIONS AND

RESTRICTIONS OF QUIGLEY FARM SUBDIVISION, BLOCK 2, LOTS 1-8, INST. NO'S 653825 & 653826

FOR CONDITIONS AND/OR RESTRICTIONS REGARDING THIS PROPERTY.

9. ZONING: "GR-GENERAL RESIDENTIAL"

10. THE DECLARATION OF CONDITIONS, COVENANTS, AND RESTRICTIONS FOR APPALOOSA
TOWNHOMES HAVE BEEN RECORDED UNDER INST.NO.___, RECORDS OF BLAINE COUNTY,
IDAHO.

11. APARTY WALL AGREEMENT FOR SUBLOTS 7 & 8 HAS BEEN RECORDED UNDER INST. NO.
RECORDS OF BLAINE COUNTY, IDAHO.

12. A5 FOOT WIDE PUBLIC UTILITY AND SNOW STORAGE EASEMENT IS DEDICATED HEREON
ADJACENT TO PARCEL A (PARKING LANE) AS SHOWN HEREON.

13. ALL TOWNHOUSE OWNERS SHALL HAVE MUTUAL RECIPROCAL EASEMENTS FOR EXISTING &
FUTURE PUBLIC AND PRIVATE UTILITIES INCLUDING, BUT NO LIMITED TO, MECHANICAL VAULTS,
WATER, CABLE TV, SEWER, NATURAL GAS, TELEPHONE, AND ELECTRIC LINES OVER, UNDER, AND
ACROSS THEIR TOWNHOUSE SUBLOTS FOR THE REPAIR, MAINTENANCE AND REPLACEMENT
THEREOF.

® N

APPALOOSA TOWNHOMES

GALENA-BENCHMARK ENGINEERING
KETCHUM, IDAHO

SHEET 1 OF 1
Job No. 25248
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On March 16, 2026, the Planning and Zoning Chair and Administrator considered an Accessory Dwelling
Unit (ADU) Application by Scott Goitiandia for the conversion of 528 square foot attached ADU within
the existing structure. This project is located at 2171 Laurelwood Drive (Lot 3, Block 6, Woodside
Subdivision #27), within the General Residential (GR) Zoning District.

FINDINGS OF FACT

Notice: Notice for the ADU Application was mailed to property owners within 300 feet on February 25,
2026. The Public Comment period was open from February 25, 2026, to March 12, 2026. During this
time no public comment was received.

Application: The Applicant is proposing to convert a portion of the existing home to a 528 square foot
attached ADU, located toward the front of the property. The Applicant intends to use the ADU for long-
term occupancy, and reside in the existing primary residence. Access to the proposed ADU will be
located off the primary public street, Laurelwood Drive.

-~ i .
_ LAURELWOOD DR e e

Procedural History: The Accessory Dwelling Unit Application was submitted on February 10, 2026, and
certified complete on February 20, 2026.

Standards of Evaluation: Chapter 17.06 of the Hailey Municipal Code establishes the criteria for
applications for Design Review. For each applicable standard (in bold print), the Commission makes the
following Findings of Fact:

17.06.010. No person shall build, develop, or substantially remodel or alter the exterior of the
following Buildings without receiving design review approval or exemption, pursuant
to this chapter, as outlined in the matrix below:



ADU Administrative Review: Goitiandia
2171 Laurelwood Dr. (Lot 3, Block 6, Woodside Subdivision #27)
Findings of Fact — March 16,2026

Page 2 of 7
Exempt (PZ Hearings
Type of Use Chair And . & Full PZ Review
L. Examiner
Administrator)
New construction:
All zones: Nonresidential buildings X
All zones: Residential of 3 or more units X
All zones other than Townsite Overlay District: X
Accessory Dwelling Units
Townsite Overlay District: New single-family or duplex X
Townsite Overlay District: Accessory structures X
(including Accessory Dwelling Units)

The proposed Application is to convert a portion of an existing structure into an attached ADU, to be
located at 2171 Laurelwood Drive (Lot 3, Block 6, Woodside Subdivision #27 within the General
Residential (GR) Zoning District.

General Requirements for Accessory Dwelling Units

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
]| [ | 17.08p.020 Applicability.

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

]| [ | 17.04D.030 General Provisions.

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

Staff The 528 square foot attached, single story ADU is proposed to be converted into the existing
Comments

structure onsite. The existing asphalt driveway will service both the primary residence, as well as
the ADU. Parking for the primary residence and the ADU are provided via the driveway located off
Laurelwood Drive.

Regarding setbacks, this parcel is located within the General Residential (GR) Zoning District. In
said district, the required minimum setbacks are as follows:

- Front: 20’

- Sides: 8’ is the base setback plus an additional one (1) foot of setback for every two (2)
feet of building height that exceeds 20’ in height (building height based on ADU). In
addition, the side yard setback along the street of a normal corner lot (not reverse corner
lot) shall be not less than two-thirds (%/3) the front yard setback requirement.

- Rear: 10’

- Building Height: 35’

- Lot Coverage: 40%
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The proposed setbacks for the ADU are as follows:
- Front: 20°.2; Side (N): 25’ Side (S): 22.2’; Rear: 10.5’
- Height: 14.9”
- Lot Coverage: 16%

The proposed ADU is a reflection of other ADU building types in Hailey, where an attached ADU
unit creates a secondary dwelling with onsite parking. The ADU is positioned towards the front of
the lot and appears subordinate in scale and size to the primary dwelling building portion.
Additionally, all bulk requirements with respect to setbacks, lot coverage, building height, and
density comply with Hailey’s Municipal Code.

Based on the above, the Chair and Administrator found that this standard has been met.

O] B. Only one (1) Accessory Dwelling Unit is permitted on a lot.
Staff Only one (1) ADU is proposed onsite.
Comments Based on the above, the Chair and Administrator found that this standard has been met.

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

Staff The proposed ADU is in conjunction with an existing single-family residence, and both are located
Comments within the General Residential (GR) Zone District.
Based on the above, the Chair and Administrator found that this standard has been met.

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

Staff The proposed ADU is not located within the Special Flood Hazard Area, this standard does not
Comments

apply. Based on the above, the Chair and Administrator found that this standard is not applicable.
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17.08D.040: A. All Accessory Dwelling Units created after February 10, 2021, shall be issued an Accessory

Registration of Dwelling Unit Compliance Certificate.

Accessory

Dwelling Units

Required

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

Comments Based on the above, the Chair and Administrator found that this standard has been met.

17.08D.050: A. Where a lot contains both a primary dwelling unit and an Accessory Dwelling Unit, only one

Occupancy dwelling unit shall be utilized for Short-Term Occupancy;

Restrictions -

Short Term

Occupancy

Staff At this time, the Applicant intends to utilize the ADU as a long-term rental, while occupying the

Comments primary living space. This standard shall be met and has been made a Condition of Approval.

Based on the above, the Chair and Administrator found that this standard has been met.
B. When one dwelling unit is utilized for Short-Term Occupancy, the other unit shall be owner-
occupied or utilized as a long-term rental, with long-term occupancy being a period of thirty-one
(31) days or more.
Staff At this time, the Applicant intends to utilize the ADU as a long-term rental, while occupying the
Comments primary living space. This standard shall be met and has been made a Condition of Approval.
Based on the above, the Chair and Administrator found that this standard has been met.
17.08D.060: A. Scale: The floor area of an Accessory Dwelling Unit (ADU) is limited to no more than 66% of the

Subordinate gross square footage of the principal building, or the maximum floor area permitted for an ADU

Scale and Size based on the lot size or zone, whichever is less.

Staff Pursuant Hailey’s Municipal Code, Gross Floor Area is defined as:

Comments - The gross area included within the surrounding exterior walls of a building or portion
thereof, including all floor levels, exclusive of vent shafts, outdoor courts, attics or
garages, or other enclosed automobile parking areas subject to the following
restrictions:

- The basement of a single- or multiple-family dwelling is not included as floor
area; and
- The basement of any other building is included as floor area.
The gross floor area, excluding the garage for the principal building, is approximately 1,080
square feet in size, and sixty-six percent of this would be 713 square feet.
The lot size is 9,652 square feet, which would allow for a maximum gross floor area of 1,000
square feet. That said, the Applicant is proposing a 528 square foot ADU which complies with this
standard.
Based on the above, the Chair and Administrator found that this standard has been met.
B. Maximum Floor Area:
Lot Size (square Minimum Gross Floor Area Maximum Gross Floor Area
feet) (square feet)! (square feet)¥
Up to 7,000 300 900
7,001 - 8,000 300 950
L:::f:r)m and g 1,000
Gross square footage calculations for Accessory Dwelling Units do not include exterior,
uncovered staircases. Interior staircases and circulation corridors are included.
Staff Please refer to Section 17.08D.060A, noted above, for further details.

Comments
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C. Number of bedrooms: Accessory Dwelling Units may have a maximum of two (2) bedrooms.
Staff The proposed ADU has one (1) bedroom.
Comments Based on the above, the Chair and Administrator found that this standard has been met.
17.08D.070: A. Outdoor Access: All Accessory Dwelling Units shall have a designated area to access the
Livability outdoors. Examples include a balcony, porch, deck, paver patio, or yard area delineated by
fencing, landscaping, or similar treatment so as to provide for private enjoyment of the
outdoors. This area shall be no less than 50 square feet in size. The Outdoor Access area shall be
approved through the Design Review process.
Staff The Applicant is proposing 717.5 square feet of outdoor space for the ADU unit. The Applicant
Comments shall clearly delineate the ADU’s outdoor space by providing fencing, landscaping or similar
treatment to provide private enjoyment. This has been made a Condition of Approval.
Based on the above, the Chair and Administrator found that this standard has been met.
[} B
Chapter 17.09: Parking and Loading
17.09 Parking areas and driveways for single-family, accessory dwelling unit, and duplex residences may be
020.05.8 improved with compacted gravel or other dustless material.
Staff Access for the primary residence and the ADU is provided via the exisitng driveway. The primary
Comments residence provides parking in the two car garage, as well as several onsite parking spaces within
the driveway. The one (1) parking space required for the ADU is located on the southeastern side
of the driveway ialong the side of the garage.
Based on the above, the Chair and Administrator found that this standard has been met
=)
=l
o
w
a
7]
a]
o]
o
B LAURELWOOD DRI
17.09.020.05.D | Mitigation for Accessory Dwelling Unit parking spaces: Parking stalls for Accessory Dwelling Units shall be

reviewed to assess light trespass into residential indoor living areas on adjacent properties. Mitigation
measures may include fencing, landscaping, screening, landscape walls, and similar treatments.
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Staff The proposed onsite parking for the ADU is located along the existing driveway.
Comments Based on the above, the Chair and Administrator found that this standard has been met.

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

Staff The one (1) parking space required for the ADU is located on the south side of the existing
Comments driveway/parking area along the side of the garage.
Based on the above, the Chair and Administrator found that this standard has been met.

CONCLUSIONS OF LAW AND DECISION

Based upon the above Findings of Fact, the Planning and Zoning Chair and Administrator make the
following Conclusions of Law:
1. Adequate notice, pursuant to the Hailey Municipal Code, Title 17, Chapter 17.06, Design Review,
17.06.020(B), was given.
2. The project is in general conformance with the Hailey Municipal Code, Title 17, and the Hailey
Comprehensive Plan.
3. The project does not jeopardize the health, safety, or welfare of the public.
4. Given the nature of this project, this constitutes a minor project, will not conflict with the Design
Review Standards of this Chapter, and will not adversely impact any adjacent properties.
5. The proposed project is documented in the project file.

Conditions of Approval. The following Conditions are suggested for approval of this Application:

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

b) Any change in use or occupancy type from that approved at time of issuance of Building Permit
may require additional improvements and/or approvals. Additional parking may also be
required upon subsequent change in use, in conformance with Hailey’s Municipal Code at the
time of the new use.

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

d) The lot contains a primary dwelling and an Accessory Dwelling Unit. Only one (1) dwelling unit
shall be utilized for short-term occupancy. If one (1) dwelling unit is utilized for short-term
occupancy, the other unit shall be owner-occupied or utilized as a long-term rental (31 days or
longer).

e) All exterior lighting shall comply with the Outdoor Lighting Ordinance.

f) The Applicant shall clearly delineate the ADU’s outdoor space by providing fencing, landscaping

or similar treatment to provide private enjoyment.
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Signed this day of , 2026.

Janet Fugate, Chair

Robyn Davis, Community Development Director
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