




FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

On February 17, 2026, the Hailey Planning and Zoning Commission considered and approved a Design 
Review Application, submitted by 1611 Aviation LLC, represented by Richard Wilmot of Chrysalis 
Architecture and Planning, for the construction of a new, mixed-use condominium project, where eleven 
(11) commercial condominiums and one (1) mixed-use condominium with an accessory dwelling unit 
(ADU) are proposed. This project is to be located at 1611 Aviation Drive (Lot 3B, Block 34, Airport West 
Subdivision #2) within the SCI - Industrial (SC-I) Zoning District. 
 
The Hailey Planning and Zoning Commission enters these Findings of Fact, Conclusions of Law and 
Decision. 
 
 
Applicant:  1611 Aviation LLC, represented by Richard Wilmot of Chrysalis Architecture and 

Planning 
Location:   1611 Aviation Drive (Lot 3B, Block 4- Airport West Subdivision #2)  
Zoning & Lot Size:  SCI-Industrial (SCI-I); Lot size 43,554 square feet 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to 
property owners within 300 feet on December 17, 2025. The project was noticed jointly with a 
corresponding condominium preliminary plat application. No public comments were received for either 
application during the public comment period. The Application was continued on the record at the 
January 5th, 2026 Public Hearing, to the certain date of February 2, 2026.  
 
Background and Application: The Applicant proposed a new, mixed-use condominium development on 
an un-built parcel in the Airport West Subdivision. Currently, the property is being used for long-term 
equipment and material storage for nearby business owners. A Design Review Pre-Application was first 
submitted by the Applicant Team and reviewed by the Planning and Zoning Commission in April, 2025. 
The Applicant requested that the Commission consider their unique development proposal, which called 
for a series of twelve (12) identical condominium units, each offering 2,293 square feet of developable 
interior space and 90 square feet of private, exterior patio area. Three (3) separate buildings were 
proposed to host the twelve (12) units.  
 
Most notably, the Applicant proposed architectural and site designs that could support future 
conversion of each unit’s second-level commercial space into a two-bedroom Accessory Dwelling Unit 
(ADU), at the discretion of future unit owners. ADUs are permitted within live/work developments 
within the SCI-I Zoning District, although they must be owner or employee-occupied. Code compliant 
private outdoor space and parking capacity requirements for each unit (inclusive of all uses) were met 
with the Applicant’s Pre-Application proposal. These project components have been retained for all 
iterations of the Design Review process.   
 
On January 5, 2026, the Commission conducted a public hearing for the Applicant’s full Design Review 
Application (a Condominium Preliminary Plat Application was also reviewed concurrently). The Design 
Review proposal included one (1) of the twelve (12) condominium units as a full ADU build-out in. The 
900 square foot ADU was proposed for the second level of the condominium unit, featuring two (2) 
bedrooms, one (1) bathroom, and a kitchen/living area. Three hundred (300) square feet of additional 
commercial space was also proposed for the second level, as well as access to the ninety (90) square 
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foot exterior patio (ADU outdoor space requirement). Interior and site perimeter sidewalk connections 
were proposed, as well as a trash enclosure, privacy fence on the northern property boundary, and site 
landscaping. Twenty-two (22) surface parking spaces and eleven (11) individual garage parking spaces 
were proposed (33 total), with twenty-eight (28) parking spaces required (commercial and hypothetical 
residential uses).  
 
Park space dedication/in-lieu requirements for the condominium subdivision will be addressed through 
a Development Agreement between the property owner and the City of Hailey, as discussed at the 
January 5, 2026 Public Hearing and captured within the proposed Conditions of Approval. Park 
requirements become active at the proposal of three (3) or more residential units. The Applicant is 
currently proposing one (1) formal condominium unit with a residential component. Given the highly 
flexible and uncertain nature of future additional residential components, which would trigger park 
requirements, Staff and the Hailey City Attorney have concurred that the Development Agreement 
approach - providing park-in-lieu fees, specifically – will ensure that all necessary Code requirements 
and impacts of potential future development are addressed. The Development Agreement will be 
brought to the Hailey City Council at future date for review and approval.  
 
At the January 5, 2026 public hearing, Commissioners shared a number of concerns with the Design 
Review proposal. Some of these concerns centered around exterior façade design, while others 
concerned floor layout sizing, lighting, and minimizing energy consumption. After the Commission’s 
decision to continue the Application’s public hearing to a date certain, the Applicant provided a revised 
Justification Letter for the project, which catalogued the Commissioner’s comments from January 5th 
and provided further explanation of how each comment was addressed in the Applicant’s revised 
submittal.  A detailed synopsis of the Commissioners’ comments and the Applicant’s responses is 
included within the project’s February 2, 2026 Design Review Application Staff Report. A copy of this 
Staff Report is on file at the City of Hailey and can be made available upon request.  
 
At the conclusion of the February 2, 2026 public hearing, the Commissioners expressed their general 
support for the Applicant’s revised proposal. A total of five (5) additional Conditions of Approval were 
placed on the project, requesting minor adjustments to things like landscaping, screening, and lighting 
fixtures. A unanimous decision for approval was granted.  
 
Procedural History: The Design Review Application was submitted on November 21, 2025, and certified 
complete on November 25, 2025.  An initial public hearing before the Planning and Zoning Commission 
was held on January 5. 2026, in the Hailey City Council Chambers and virtually via Microsoft Teams. A 
continuation of the public hearing was then held on February 2nd, 2026 in the Hailey City Council 
Chambers and virtually via Microsoft Teams. 
 
Reasoned Statement: These Findings of Fact, Conclusions of Law, and Decision (“Findings”) represent 
the summary, and majority opinion of the determinative body of the City of Hailey pursuant to Idaho 
Code. These Findings represent a final decision, after extensive on-the-record deliberations, as more 
completely documented in the Minutes therefore, and the recordings thereof. These Findings represent 
a unanimous approval of the Hailey Planning and Zoning Commission, after deliberations on each of the 
criteria detailed herein below.  
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General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ Department 
Comments 

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

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

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

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

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

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

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

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

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

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

- Any pre-treatment features required by the Wastewater 
Division Manager, which also fit within the Applicant’s 
desired scope of work, shall be installed.  

 
This has been made a Condition of Approval 
.   
Findings: Compliance. This standard will be met. 
Building: No comments 
Streets, Landscaping, Other:  

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

monument signage. The Applicant shall refrain from installing any signage 
until sign permit approval has been granted.  
 
Findings: Compliance. This standard will be met. 

☒ ☐ ☐ 17.09.040 On-site 
Parking Req. 

See Section 17.09.040 for applicable code. 
 

Staff Comments The proposed project is located in the SCI- Industrial (SC-I) Zoning District. The 
Hailey Municipal Code requires a minimum of one (1) parking space per 1,000 
square feet of commercial use. The project proposes approximately 
29,604square feet of commercial space, requiring at minimum thirty (30) 
parking spaces. Additionally, the Applicant is proposing one (1) ADU unit, 
requiring one (1) dedicated parking space.  
 
The minimum parking requirement for the proposed mixed-use development 
is thirty-one (31) spaces. The Applicant is proposing twelve (12) individual 
garage parking spaces, plus twenty-one (21) surface parking spaces, for a 
total of thirty-three (33) onsite parking spaces. The minimum parking 
requirements have been met. 
 
Any future conversion of commercial space into an ADU unit (as designed for 
by the Applicant) will result in an overall decrease in commercial area, thus 
lessening the minimum commercial parking requirement. If all twelve (12) 
condominium units are eventually converted to include an ADU, the total 
commercial area decreases from 29,604 square feet (as proposed) to 19,792 
square feet. The new, hypothetical parking requirement would be twenty (20)) 
spaces for the commercial use, plus twelve (12) spaces for the ADU use, 
resulting in an overall mixed-use parking requirement of thirty-two) spaces. In 
any mixed-use configuration (as currently permitted by the Hailey Municipal 
Code and planned for by the Applicant), the parking requirement will remain 
as met.   
 
At the Commission’s request, the Applicant provided a table of parking 
requirement breakdowns at various ADU build-out levels. This can be found in 
the submitted justification letter. While this table still reflects a parking space 
excess under any ADU build-out scenario, rounding and ADU square footage 
assumptions made by the Applicant (i.e. 900 square feet vs. actual 892 square 
foot proposal for Unit 112) reflect slightly different parking space totals. 
Regardless, parking requirements have been, and will be, met for this project 
under any proposed ADU build-out scenario, as permitted by Hailey Municipal 
Code.  
 
Findings: Compliance. This standard has been met. 

☐ ☐ ☒  17.09.040.06: EXCESS OF PERMITTED PARKING: 
A. Approval Required: No use shall provide on-site parking for more than 
two hundred percent (200%) of the number of spaces required by this 
chapter unless permitted by specific action of the commission. 
Applications for parking in excess of that normally permitted will be heard 
by the commission as part of other applications, or, where no other 
application is pertinent, under the notice and hearing procedures set forth 
for design review.   
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N/A- Site parking meets requirement. 
 
Findings: Compliance. This standard does not apply.  

☒ ☐ ☐ 17.08C.040 Outdoor 
Lighting Standards 

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

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

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

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

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

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

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

 
 
While maximum lumen output for specific mounting heights are 
recommendations, per Hailey Municipal Code, the Applicant has provided 
additional details that show the lighting fixtures as fully shielded and 
downcast and lower in color temperature. The Hailey Municipal Code does, 
however, impose maximum requirements for average foot-candle illumination 
for parking areas. With a maximum of 1.5 foot-candles permitted, the 
Applicant has submitted a photometric plan that shows parking area and 
overall property illumination at an average of 1.4 foot-candles.  
 
In order to avoid over lighting and mitigate any possible threats of light 
trespass, the Commission requested that the Applicant decrease the 
illumination in certain areas of the site plan that did not directly serve as 
circulation corridors or provide functional benefit. The Applicant was 
amenable to this request.  
 
The Applicant shall remove at least one (1) of the proposed “wedge” wall 
sconce lighting fixtures from Buildings #1 and #3, and the Applicant shall 
decrease the maximum lumen output. This has been made a Condition of 
Approval.  
 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ Bulk Requirements Zoning District: SCI-I Industrial Zoning District.   
Maximum Height: 35’ within the SCI District  
Required Setbacks:  
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- Front Yard: 10 feet 
- Side Yards: 10 feet 
- Rear Yard: 10 feet 
- Lot Coverage: 70%  

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

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

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

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

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

Required Water 
System 
Improvements 

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

Staff Comments N/A - No alley access is proposed.  
 
Findings: Compliance. This standard does not apply.  

 
Design Review Requirements for Non-Residential, Multifamily,  

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

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

 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)1a a. The location, orientation and surface of buildings shall maximize, to the 

greatest extent possible sun exposure in exterior spaces to create spaces 
around buildings that are usable by the residents and allow for safe access to 
buildings. 

Staff Comments Across the three (3) buildings, each of the twelve (12) units features a ninety (90) 
square foot covered balcony/outdoor deck space on the second level. Buildings 1 
and 3 feature deck spaces that face interior to the site, while Building 2 features 
deck spaces that face outward from the property, towards the south. Sun 
exposure will be gained within each of the deck orientations, depending on the 
time of day and seasonal exposures. The garage doors also follow the same 
orientation patterns on the first level, which will allow for natural lighting 
opportunities and prevent excessive build-up of ice/snow in the winter months. 
Transom windows on each garage door further enhance sun exposure and safe 
access to buildings.  
 
Each unit features two (2) human entry doors on the first level, each on opposite 
sides of the building elevation. Safe access to the units is enhanced through 
multiple options for entry points. Eaves, roof gutters, and snow clips are also 
proposed, which will protect pedestrian access points and walkways from 
precipitation and snow build-up.  
 
Findings: Compliance. This standard has been met. 

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

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

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

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

     
Findings: Compliance. This standard has been met. 

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

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

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

Staff Comments N/A. There is no existing alley to be utilized for building services.  
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments N/A. No Vending Machines are proposed with this project.  
 
Findings: Compliance. This standard does not apply.  

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

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

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

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

☒ ☐ ☒ 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 
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additional loading space shall be required for every additional 5,000 
square feet of floor area. Such spaces shall have a minimum area of 500 
square feet, and no dimension shall be less than 12’.  

   Staff Comments The Applicant is proposing one (1), 600 square foot loading space at the 
northeast corner of Building 2. This loading space will facilitate trash removal 
services, as well as larger delivery loading needs for the various units. The 
Applicant has listed retail, wholesale, and storage as potential occupancies/uses 
of the twelve (12) condominium units, although the units will be owned 
individually and may not consistently share a single use or occupancy. Therefore, 
Staff believe that site layout will support the anticipated diversity of use and 
support the single proposed loading area, as proposed.  
 
Findings: Compliance. This standard has been met. 

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

Staff Comments The Commission previously discussed the property’s vehicular approaches at the 
April 2025 Design Review Pre-Application public hearing. Concerns about garages 
and backing onto Dornier Way were discussed, as well as the two (2) curb cuts on 
Dornier Way, although no formal alternatives for site planning were proposed.  
 
The limited traffic potential for Dornier Way (dead end street), and the ability for 
pedestrian access of on-site parking to be achieved via dedicated interior 
sidewalks each limit potential conflict for pedestrians and vehicles. The Applicant 
is proposing sidewalk infrastructure along the entirety of the property’s Dornier 
Way/Lear Lane frontage (aside from curb cut areas). The current site planning 
also allows for complete buffering of the onsite parking area.  
 
Findings: Compliance. This standard has been met. 
 

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

Staff Comments N/A The Applicant is proposing to haul all snow offsite.  
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are 
not practical. 

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
Findings: Compliance. This standard does not apply. 



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

Hailey Planning Zoning Commission – February 17, 2026 
Findings of Fact – Page 12 of 30 

 
 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments Please refer to Section 17.06.080(A)1i for further information.  
 
Findings: Compliance. This standard does not apply. 

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

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

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

properties with both north/south and east/west orientations, respecting existing 
street corridors and the potential viewing perspectives from the ground level.  
orientation. The articulation of the rooflines, inclusion of parapet features, the 
diverse materials, and various sized windows complement the surrounding area.  

 
 
The Applicant also provided additional examples in their submitted Justification 
Letter of existing buildings in the surrounding area, further highlighting this 
proposal’s compatibility.  
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Findings: Compliance. This standard has been met.  

☐ ☐ ☒ 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.  
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Findings: Compliance. This standard does not apply.  
 

☒ ☐ ☐ 17.06.080(A)2c c. At ground level, building design shall emphasize human scale, be pedestrian 
oriented and encourage human activity and interaction. Site planning shall include 
designated seating areas, picnic tables, pavilions, or other amenities that provide 
usable spaces for employees and pedestrians alike.   

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

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

Staff Comments Various materials and colors have been incorporated along all of the elevations, 
which are primarily visible from Aviation Drive and Dornier Way/Lear Lane. 
Wood-toned, painted fiber cement board lap siding is proposed for the bottom 
portion of the building, providing both visual interest and lasting material 
durability for the most heavily-impacted areas (moisture, snow, irrigation, etc.).  
 
The middle portion of the building is highlighted by a dark gray metal trim 
bellyband, transitioning into a slightly lighter gray batten and board siding, 
vertically oriented and made of painted fiber-cement. Along Dornier Way/Lear 
Lane, Building 2 showcases four (4) covered balcony areas with blackened steel 
guardrails, a sunken building offset with both floor-level and clerestory windows, 
and horizontal weathered wood planking, above each balcony. Buildings 1 and 3 
are simpler in design when viewed from Dornier Way/Lear Lane, carrying forward 
the same primary material types and orientations as Building 2, but featuring a 
large vertical window and two (2) small horizontal windows. The angling of each 
building still allows for the street-facing façade to showcase the unit balconies 
and building projections that are interior to the site.  
 
At the January 5th, 2026 Public Hearing, the Commission expressed a desire for an 
enhanced eastern façade of Building #1 that included more architectural detailing 
and/or visual appeal. Additions of textures, materials, visual breaks, and 
undulations were suggested, as well as the consideration for flipping the building 
orientation.  
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The Applicant deemed flipping the building orientation unfeasible for a variety of 
reasons, including easement restrictions, decreasing parking and drive aisle 
space, and snow-shedding into the parking area. Instead, the Applicant 
responded to the Commission’s suggestions by adding visual interest through 
indentations at the building corners and in the middle of the building façade, 
adding additional awnings over the windows within the indented areas, and 
adding Coreten wainscoting to the ground level, matching the Coreten 
wainscoting proposed for the lower areas around garage doors at the interior of 
the site. 
 
 
Building 1 also shows the same wood-toned, painted fiber cement board lap 
siding and dark/light gray color palette and vertical material orientation, 
although no balconies are visible from this elevation. Instead, eight (8) large 
square windows are featured on the second level, with four (4) separate, covered 
glass door entrances on the ground level. Each pedestrian entrance along 
Aviation Drive is also proposed to have a concrete stoop with sidewalk 
connections.   
 
Findings: Compliance. This standard has been met. 

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

Staff Comments N/A, as no expansion is planned at this time.  
 
Findings: Compliance. This standard does not apply.  

☒ ☐ ☐ 17.06.080(A)2f f. All exterior walls of a building shall incorporate the use of varying 
materials, textures, and colors. 

Staff Comments A variety of materials will be used on the exterior, as described in Section 
17.06.080(A)2d above.  
 
Findings: Compliance. This standard has been met. 

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

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



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

Hailey Planning Zoning Commission – February 17, 2026 
Findings of Fact – Page 16 of 30 

 

 
 

 
Findings: Compliance. This standard has been met. 

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

Staff Comments The proposed buildings are not flat-roofed, although they do feature parapets 
and balconies.  

 
Building 3, viewed from the north.  
 
Although Building 1 as viewed from Aviation Drive gives a somewhat stronger 
appearance of being flat-roofed, the Applicant has added design enhancements 
(indentations, additional awnings over windows, wainscoting) that draw 
attention away from the roof area.  
 
 

 
Proposed Building 1, viewed from Aviation Drive.  
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Findings: Compliance. This standard has been met. 

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

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

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

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

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

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

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

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

southernmost facing side of Building 2. South-facing windows on 
Building 2 are located in fully-conditioned spaces, and as such, light 
shelves will help minimize energy demand for cooling during intense 
solar exposure.  

 
At the January 5th, 2026 Public Hearing, the Commission noted that the 
Applicant only met two (2) out of the three (3) required energy 
conservation measures required in section 17.06.080(A)2i. These 
included double-glazed windows and low emissivity glazing  
 
The Applicant stated that Building #2 does in fact meet at least three (3) 
measures, with additional measures noted as favorable solar orientation 
(longer wall plane on east-west axis) and southmost-facing windows 
with eave coverage. Staff conclude that these additional measures for 
Building #2 are in fact met.  
 
Building #1 and Building #3 do not include these design standards. The 
Applicant proposed the addition of an exterior light shelf to the stairwell 
window on the south face of each of the buildings. The two (2) 
remaining windows on Building #1 and #2’s southern elevation are 
located in bathroom areas and are meant to be used as ventilation 
windows. Light shelves would disable this function, according to the 
Applicant.  
 
At the February 2, 2026 public hearing, the Applicant stated that 
providing an enhanced insulation package, greater than 2018 IECC 
requirements for the building type, was a design approach that could be 
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considered. The Applicant requested that the Commission consider this 
enhanced insulation as a qualifying energy conservation measure. The 
Commission was amenable to this option, although the Applicant could 
not confirm with certainty if this would be the approach they would 
take. The Applicant expressed willingness to provide exterior light 
shelves for all south-facing windows as well, even though this may 
diminish the utility of the natural lighting for bathroom areas. The 
Commission was amenable to either approach.  
 

 
Exterior light shelf addition and bathroom windows.  
 

The Applicant shall either provide exterior light shelves to all south-facing 
windows across the project area, or provide building framing/insulation plans 
that demonstrate an insulation package that exceeds minimum requirements for 
the building type, as outlined in the 2018 IECC. This has been made a Condition of 
Approval.  
 
Findings: Compliance. This standard will be met. 

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

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

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

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

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

Staff Comments NA, as no drive-through canopies are proposed.  
 
Findings: Compliance. This standard does not apply.  

☒ ☐ ☐ 17.06.080(A)2m  m. A master plan for signage is required to ensure the design and location of signs 
is compatible with the building design and compliance with Article 8. 

Staff Comments The Applicant has provided a Master Sign Plan. All unit sizes are the same, will 
equal amounts of signage area allocated to each unit. Signage decal locations 
have also been identified on the architectural elevations for each building.  
 
Findings: Compliance. This standard has been met. 

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

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

 
Findings: Compliance. This standard does not apply.  

☐ ☐ ☒ 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.  

 
Findings: Compliance. This standard does not apply.  

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

Staff Comments The Applicant is proposing to construct a trash enclosure comprised of a concrete 
masonry unit (CMU) material that will match the proposed building colors, 
according to the Applicant’s submitted narrative statement. A six (6) foot fence is 
also proposed by the Applicant in their narrative statement, to be constructed 
along the northern property boundary. However, no specific materials have been 
identified at this time.  
 
The Applicant shall submit a Fence Permit Application and receive approval for 
the proposed design, prior to any permanent fence installation. This has been 
made a Condition of Approval.  
 
Findings: Compliance. This standard will be met.  

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

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

☒ ☐ ☐ 17.06.080(A)3e e. All roof projections including, roof-mounted mechanical equipment, such 
as heating and air conditioning units, but excluding solar panels and Wind 
Energy Systems that have received a Conditional Use Permit, shall be 
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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 The Applicant is proposing roof access for certain maintenance and equipment 
needs. They are aware of screening requirements and have committed to 
screening all roof and ground-mounted equipment.  
 
Any necessary additional utilities, including transformers, electrical meters, 
irrigation controls, and roof-mounted or roof access apparatuses, shall be 
screened from view. This has been made a Condition of Approval.  
 
Findings: Compliance. This standard will be met. 

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

Staff Comments N/A- No alternative energy sources are proposed with this project. 
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments The Applicant is proposing 6.75’ foot tall CMU screening and enclosure structure 
for the trash receptacle area, with material color to match the proposed building 
elevations. The Applicant has also stated that all mechanical equipment will be 
roof-mounted.  
 
Any necessary additional utilities, including transformers, electrical meters, 
irrigation controls, and roof-mounted or roof access apparatuses, shall be 
screened from view. This has been made a Condition of Approval. 
 
Findings: Compliance. This standard will be met. 

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

applicable, transformer locations be shown on the Building Permit drawings. 
 
Findings: Compliance. This standard will be met. 

☐ ☐ ☒ 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. 

 
Findings: Compliance. This standard does not apply.  

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

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

shall be used, as specified by the Hailey Landscaping Manual or an approved 
alternative. 
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Staff Comments Drought tolerant and/or xeriscape specific plant materials are proposed. The 

Applicant is proposing the following landscaping onsite:  
Trees  

- Three (3) new 2.5” caliper Silver Linden 
- Six (6) new six foot to eight-foot tall Vanderwolf’s Pyramid Limber Pine 
- The existing tree along the property’s frontage will remain in place 

Shrubs  
- Forty-seven (47) new Karl Forester Feather Reed Grass at 1 gallon  
- Forty-four (44) new Kelsey’s Dwarf Red Twig Dogwood at 3 gallons 
- Five (5) new Purple-Leaf Wintercreeper at 3 gallons 
- Eight (8) new Little Lime Panicile Hydrangea at 5 gallons 
- Nineteen (19)) new Walkers Low Catmint at 1 gallon 
- Fifty (50) new Dark Towers Beardtongue at 1 gallon 

The Commission requested that the Applicant revise their landscaping plans to 
include tree caliper sizes, instead of height. The Applicant shall submit amended 
landscaping plans that identify all proposed tree plantings with required 2.5” 
caliper sizing. This has been made a Condition of Approval.  

☒ ☐ ☐ 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. 

 
Findings: Compliance. This standard will be met. 

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

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

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

Staff Comments N/A. The proposed development is located within the SCI-I Zoning District.  
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments Crushed rock beds will be installed around all shrubs. A variety of colors will be 
used. Planted areas and planters will be professionally maintained. 
 
Findings: Compliance. This standard will be met. 
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☐ ☐ ☒ 17.06.080(A)4f f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts 

shall be designed with attention to the details of color, texture and form. A 
variety of trees, shrubs, perennials, ground covers and seasonal plantings, with 
different shapes and distinctive foliage, bark and flowers shall be used in beds, 
planter boxes, pots, and/or hanging baskets.   

Staff Comments N/A. The proposed development is within the SCI-I Zoning District.  
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments An internal storm drainage system will capture and retain all storm water onsite. 
Roof leaders will direct runoffs to landscape swales onsite, where accessible. 
 
 Findings: Compliance. This standard has been met.  

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

Staff Comments The 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.  
 
Findings: Compliance. This standard will be met. 

☐ ☐ ☒ 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. The Applicant provided design clarifications that more clearly define the 
nature and size of the concrete curb on the northern edge of the parking area. 
While originally referred to as a retaining wall by Staff, the Applicant has clarified 
that this is in fact a concrete curb and not a retaining wall, by nature of the size 
and backslope design of the curb.  
 
The location of the proposed curb is not in a pedestrian circulation area or 
prominently visible from the rest of the site.   
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments See Standard 17.06.080(A)4i for further detail.  
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ 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 for further detail. 
Findings: Compliance. This standard does not apply. 

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

Findings: Compliance. This standard does not apply. 
☐ ☐ ☒ 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for 

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

Findings: Compliance. This standard does not apply. 
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☐ ☐ ☒ 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at least 

12 to 16 inches wide. 
Staff Comments See Standard 17.06.080(A)4i for further detail. 

Findings: Compliance. This standard does not apply. 

General Requirements for Accessory Dwelling Units 
 
Compliant Standards and Staff Comments 

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

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

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

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

   Staff Comments The Applicant is proposing one (1) ADU, to be located within Unit 112 of Building 2. 
The ADU will comprise the majority of the second floor of the commercial 
condominium unit.  
 
Staff would like to note that the Applicant is proposing a site plan and architectural 
framing that supports the hypothetical future construction of one (1) ADU unit to be 
located within each of the remaining eleven (11) commercial units. Each potential 
future ADU will be no larger than 900 square feet.  
 
Findings: Compliance. This standard has been met.  

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

   Staff Comments Only one (1) ADU is proposed for the individual condominium lot.  
 
Findings: Compliance. This standard has been met. 

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

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

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

Staff Comments The proposed development is not located in the SFHA.  
 
Findings: Compliance. This standard does not apply.  
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☒ ☐ ☐ 17.08D.040: 

Registration of 
Accessory Dwelling 
Units Required 

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

Staff Comments Upon completion of construction for the proposed ADU, a Compliance Certificate will 
be issued. 
 
Findings: Compliance. This standard has been met. 

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

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

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

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

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

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

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

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

- The basement of any other building is included as floor area. 
The gross floor area for the primary building (unit) and use is approximately 2,293 
square feet in size. 66% of this gross floor area equals 1,513 square feet – the 
maximum permitted ADU floor area, based on principal building square footage. The 
lot size of the condominium sublot is also approximately 2,293 square feet. Based on 
lot size, the maximum gross floor area for ADU’s is 900 square feet. 
 
 As the smaller value, 900 square feet is the maximum gross floor area permitted for 
Della Mountain Suites. The Applicant is proposing 892 square feet of gross floor area 
for Unit 112’s ADU.   
 
A primary concern of the Commission at the January 5th, 2026 public hearing was the 
discrepancy and possible oversizing of the proposed ADU unit spaces. Per Hailey 
Municipal Code, the maximum gross square footage of the proposed ADU units is 
nine hundred (900) square feet. This includes interior staircases providing access to 
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the ADU. The Applicant’s proposed floor plan did not show a clear delineation on the 
second level of each unit between the proposed three hundred (300) square feet of 
commercial space, plus the nine hundred (900) square feet of ADU living space. It was 
also unclear if this square footage calculation included the interior staircase in each 
unit that is proposed to provide access to both of these spaces.  
 
The Applicant stated that while they do not believe that Hailey Municipal Code 
actually requires physical separation between the ADU and commercial space, they 
have provided a floor plan layout for Unit 112 (singular mixed-use unit, as proposed) 
that provides walls and doorways to delineate these different uses. They have also 
assessed stairwell area within their square footage calculations. The new ADU size is 
892 square feet, including a portion of ADU stairwell at level 2, and the second-level 
commercial space is sized at 384 square feet and includes the other portion of the 
stair/hallway area on the second level. 
 
At the February 2, 2026 public hearing, the Commission continued to share some 
concern with the proposed ADU/commercial space floor plan layout, including the 
possibility of conversion of the second-level commercial space into a second ADU 
bedroom, without the City of Hailey’s knowledge or consent. Such conversion would 
ultimately grow the square footage of the ADU and create a non-compliant unit size. 
As such, the Commission have required the Applicant to remove the proposed door 
connecting the ADU and commercial/office space, and limit ADU entry to one single 
entry point on the opposite side of the floor level.  
 
The Applicant shall remove the proposed door connecting 2nd level commercial/office 
space to the proposed ADU. This has been made a Condition of Approval.  
 
Findings: Compliance. This standard has been met. 

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

Minimum Gross Floor Area 
(square feet)1 

Maximum Gross Floor Area 
(square feet)1, 

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

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

 

   Staff Comments  Please refer to Section 17.08D.060A, noted above, for further details.  
 
Findings: Compliance. This standard has been met. 

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

   Staff Comments  The proposed ADU has one (1) ) bedroom.   
 
Findings: Compliance. This standard has been met. 

☒ ☐ ☐ 17.08D.070: 
Livability 

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

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

Findings: Compliance. This standard will be met.  
 

Chapter 17.09: Parking and Loading 

☒ ☐ ☐ 17.09 
020.05.B 

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

   Staff Comments  Parking for the ADU may be achieved either in the single oversized garage space 
below the unit, or in one (1) of the twenty-one (21) surface parking spaces that are 
located within the asphalt parking area.  Condominium CC&R’s may assign specific 
parking spaces, based on units.  
 
Findings: Compliance. This standard has been met. 

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

   Staff Comments  All onsite parking is located either inside of garage spaces, or at the rear interior of 
the site. Proposed fencing and building orientation will prevent any light trespass. 
 
Findings: Compliance. This standard has been met. 

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

   Staff Comments  This standard has been met. A single-car parking space is proposed to service the 
ADU and is in conjunction with the required commercial parking for the mixed-use 
building.  
 
Findings: Compliance. This standard has been met. 
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subsequent review and/or approval by the Administrator or Planning Staff. Conditions which 
may be attached include, but are not limited to those which will: 

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

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

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

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

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

 
CONCLUSIONS OF LAW 

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

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

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

 

DECISION 

The Design Review Application, submitted by 1611 Aviation LLC, for the construction of a new, mixed-
use condominium project, where eleven (11) commercial condominiums and one (1) mixed-use 
condominium with an accessory dwelling unit (ADU) are proposed, to be located at 1611 Aviation Drive 
(Lot 3B, Block 34, Airport West Subdivision #2) within the SCI - Industrial (SC-I) Zoning District has been 
approved, finding that the project does not jeopardize the health, safety or welfare of the public and the 
project conforms to the applicable specifications outlined in Hailey Municipal Code Section 17.06,  
Design Review, additional applicable requirements of Title 17, Title 18, and City Standards, provided 
conditions (a) through (w) are met:  
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a) All applicable Fire Department and Building Department requirements shall be met. 
b) Any change in use or occupancy type from that approved at time of issuance of Building 

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

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

i. Life and Safety:  
i. The building shall comply with IFC and IBC code requirements.  

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

permitted.  
- Any unused water services located during construction shall be abandoned 

at the water main. 
- Water services located in asphalt areas shall have blue board installed over 

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

iii.  Wastewater: 
- The Applicant shall submit finalized sewer plans and utility plans to the City 

of Hailey Engineer and Wastewater Division Manager and receive design 
approval, prior to issuance of a Building Permit. Final Plans shall include:  

 
o All identified clean-outs on the Sewer Plan (Sheet C4.1, Key Note #4) 

shall be switched to sewer manholes. 
o All Applicable City of Hailey and Idaho Standards for Public Works 

Construction (ISPWC) standards for sewer system design shall be 
observed and reflected through utility plan notations, as needed. 

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

o Any pre-treatment features required by the Wastewater Division 
Manager, which also fit within the Applicant’s desired scope of 
work, shall be installed.  

d) The Applicant shall submit a Fence Permit Application and receive approval for the 
proposed design, prior to any permanent fence installation. 

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

f) Any necessary additional utilities, including transformers, electrical meters, irrigation 
controls, and roof-mounted or roof access apparatuses, shall be screened from view.  
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g) The Applicant shall construct any proposed retaining walls with similar project materials 

used elsewhere, or natural or decorative materials. 
h) The Applicant shall be responsible for the maintenance of all landscaping: perimeter, 

onsite, and/or street trees, as applicable.  
i) The project shall be constructed in accordance with the Application or as modified by 

these Findings of Fact, Conclusions of Law, and Decision. 
j) Except as otherwise provided, all the required improvements shall be constructed and 

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

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

l) All exterior lighting shall comply with the Outdoor Lighting Ordinance. The Applicant 
shall remove at least one (1) of the proposed “wedge” wall sconce lighting fixtures from 
Buildings #1 and #3, and the Applicant shall decrease the maximum lumen output for 
“box” lighting fixtures proposed along the west elevation of Building #3.  

m) 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.  

n) The residential unit(s) shall be owner or employee occupied. The residential unit(s) shall 
not be sold as a condominium or separate legal parcel from the principal building(s).  

o) A letter from Clear Creek Disposal commenting on the adequacy of this enclosure 
and location shall be provided prior to the issuance of a Building Permit. 

p) All necessary permits shall be filed, and approval received, demonstrating compliance 
with FAA regulations prior to issuance of a Building Permit.  

q) To ensure compliance with all FAA regulations, the Applicant shall apply for the proper 
permitting via the FAA and receive approval by the FAA to construct the project as 
proposed. This approval shall be supplied to the City prior to issuance of any Building 
Permit.  

r) The Applicant shall submit amended landscaping plans that identify all proposed tree 
plantings with required 2.5” caliper sizing.  

s) The Applicant shall clearly identify and provide for ADA accessible parking spaces on 
submitted site plans, prior to issuance of a Building Permit.  

t) The Applicant shall either provide exterior light shelves to all south-facing windows 
across the project area, or provide building framing/insulation plans that demonstrate 
an insulation package that exceeds minimum requirements for the building type, as 
outlined in the 2018 IECC.  

u) The Applicant shall remove the proposed door connecting 2nd level commercial/office 
space to the proposed ADU. 

v) The Applicant shall provide an alternative door entry to the ADU that is fire-rated for 
2018 IBC/IFC occupancy separation requirements, as well as provide a locking 
mechanism. 

w) Ground-mounted utilities for Building #1 shall be shifted west and receive additional 
landscape screening. 
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Signed this _____ day of ________________, 2026. 

 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Robyn Davis, Community Development Director  
 
 



 

 

 

 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

On February 17, 2026, the Hailey Planning and Zoning Commission considered and approved a 
Preliminary Plat Application to subdivide Lot 3B, Block 4 of Airport West Subdivision #2 into twelve (12) 
commercial condominium sublots, including one (1) mixed-use condominium sublot with an accessory 
dwelling unit (ADU). This project is to be located at 1611 Aviation Drive (Lot 3B, Block 34, Airport West 
Subdivision #2) within the SCI - Industrial (SC-I) Zoning District. 
 
The Hailey Planning and Zoning Commission enters these Findings of Fact, Conclusions of Law and 
Decision. 
 
 
 
Applicant: 1611 Aviation LLC 
Project:  Della Mountain Suites 
Location:            1611 Aviation Drive (Lot 3B, Block 4, Airport West Subdivision #2) 
Size:                    1 acre (43,554 sq. ft.) 
Zoning:               Service Commercial Industrial-Industrial (SCI-I) Zoning District 

                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on December 17, 2025, 
and mailed to property owners within 300 feet on December 17, 2025. No additional notices were sent, 
or publications made. 
 
Background: On November 18, 2025, the Applicant submitted a Preliminary Plat Application to 
subdivide Lot 3B, Block 4 of Airport West Subdivision #2 into twelve (12) commercial condominium 
sublots, including one (1) mixed-use condominium sublot with an accessory dwelling unit (ADU). 
Proposed as Della Mountain Suites, this subdivision application has also been submitted concurrently 
with a full Design Review Application. The Applicant previously engaged with Staff and the Commission 
in April 2025, when a Design Review Pre-Application for the Della Mountain Suites project was initially 
discussed and reviewed.  
 
Each condominium sublot is proposed to be approximately 2,293 square feet in size. Sublots are 
proposed in clusters of four (4), situated across three (3) separate buildings. Each sublot will contain one 
(1) condominium unit. The first floor of each unit covers 1,093 square feet, while the second floor is 
proposed at 1,200 square feet. The submitted condominium airspace plat lists 900 square feet of second 
floor area within each sublot as “Living”. The Applicant is proposing one (1) of the twelve (12) 
condominium sublots (Sublot/Unit 112) to be fully developed as a mixed-use unit at the time of project 
construction. Unit 112 will host a one (1) bedroom ADU unit that will be occupied by the unit’s owner 
and/or employees of the business entity that subsequently occupies the commercial condo space.  
The remaining eleven (11) condominium sublots will be developed as commercial condominiums, with 
unit floor plans and building programming that facilitate the potential construction of an ADU within 
each unit at a later date, should individual condominium owners wish to complete those improvements. 
The proposed preliminary plat includes a plat note that requires any future owners within Della 
Mountain Suites to submit an Accessory Dwelling Unit Application to the City of Hailey and receive 
approval, prior to any ADU construction. The Applicant has stated that Della Mountain Suite’s 
subdivision CC&R’s will also provide regulation over future ADU development, in addition to any CC&R 
requirements of the broader Airport West Subdivision.  
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Across the 43,554 square foot property, 15,924 square feet will be occupied by the building footprints of 
Buildings 1-3. Landscape area will occupy 9,992 square feet, and the remaining 18,268 square feet of 
property area is dedicated to surface parking, sidewalks, and various access/utility easements. “Parcel 
A” of the Airport West Subdivision, Phase II, is located directly to the west of the property. Parcel A 
contains the publicly accessible grass pathway/open space, directly to the east of Broadford Road. The 
Applicant has proposed pedestrian pathway connections from their property to Parcel A.  
 
January 5th, 2026 Public Hearing: The Preliminary Plat Application was heard concurrently with a 
proposed Design Review Application. At the Public Hearing, the Commission’s only comment on the 
Preliminary Plat was a request for clarification on Easement Note “H”, which calls out a “Designated 
Approach and Access Easement”. A call-out on the Plat shows this Easement H area to be vacated, as 
coordinated by the Applicant and the adjacent property owner to the north at 1551 Aviation Drive, who 
also previously held a portion of the shared access easement on their property as well. A Vacation and 
Disclaimer of Easement (Instrument No. 716388) has been jointly filed by both property owners at 1611 
and 1551 Aviation Drive and recorded with Blaine County.  
 
February 2nd, 2026 Public Hearing: The Commissioners offered minor comments for the proposed 
Preliminary Plat Application. Two (2) new Conditions of Approval were placed on the application, 
seeking to remove Easement note “H”, which resulted in redundant language addressing the Shared 
Access Easement at the northeast corner of the property, and to require language in the Final Plat and 
Development Agreement that outlined unit owner/employee occupancy restrictions. These Conditions 
of Approval have been incorporated into these Findings of Fact.  
 
Minor adjustments to proposed building facades resulted in slight changes to overall unit footprints. 
These footprint changes have been incorporated into the Applicant’s revised Preliminary Plat map, 
proposed with this Application.  
 
Procedural History: The Applicant submitted their Preliminary Plat Application for Della Mountain Suites 
on November 18, 2025, and it was certified complete on November 25, 2025. A public hearing before 
the Planning and Zoning Commission was held on January 5, 2026, in Hailey City Hall Council Chambers 
and virtually via Microsoft Teams. A unanimous motion to continue the public hearing to a date certain 
was made by the Commission. A public hearing before the Planning and Zoning Commission was held on 
February 2nd, 2026 in Hailey City Hall Council Chambers and virtually via Microsoft Teams. 
 
Reasoned Statement: These Findings of Fact, Conclusions of Law, and Decision (“Findings”) represent 
the summary, and majority opinion of the determinative body of the City of Hailey pursuant to Idaho 
Code. These Findings represent a final decision, after extensive on-the-record deliberations, as more 
completely documented in the Minutes therefore, and the recordings thereof. These Findings represent 
a unanimous approval of the Hailey Planning and Zoning Commission, after deliberations on each of the 
criteria detailed herein below.  
 

Standards of Evaluation for a Subdivision 

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

Engineering: No comments.  
 

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

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

 Building: No comments.  
 Streets: No comments. 

☒ ☐ ☐ 16.04.010 
Development 
Standards 

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

Staff Comments Please refer to the specific standards as noted herein. 
 
Findings: Compliance. This standard will be met. 

 16.04.020: Streets: 

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

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

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

Staff Comments N/A –The project proposed here does not include any new streets.   
 
Findings: Compliance. This standard does not apply.  

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

Staff Comments N/A – No cul-de-sacs nor dead-end streets are proposed.  
 
Findings: Compliance. This standard does not apply. 

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

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

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

Staff Comments N/A – No streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – No public streets nor traffic calming measures are proposed. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – No public streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ G.  
 
 

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

Staff Comments N/A – No roadways are proposed. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – No new road grades are proposed. The public streets are existing and 
meet City Standards.  
 
Findings: Compliance. This standard does not apply. 
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☒ ☐ ☐ I.  Runoff: The developer shall provide storm sewers and/or drainage areas of 
adequate size and number to contain any runoff within the streets in the 
subdivision in conformance with the applicable Federal, State and local 
regulations. The developer shall provide copies of state permits for shallow 
injection wells (drywells). Drainage plans shall be reviewed by City Staff and 
shall meet the approval of the City Engineer.  Developer shall provide a copy 
of EPA’s “NPDES General Permit for Storm water Discharge from Construction 
Activity” for all construction activity affecting more than one acre. 

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

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

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

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

Staff Comments N/A – No new streets nor alleys are proposed. 
 
Findings: Compliance. This standard does not apply.  

   L. Private Streets:  
☐ ☐ ☒ L. 1.  Private streets may be allowed (a) to serve a maximum of five (5) residential 

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

   Staff Comments N/A – No private streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

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

   Staff Comments  N/A – No private streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ 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.   
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   Staff Comments  N/A – No private streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

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

   Staff Comments N/A – No private streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

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

    Staff Comments N/A – No private streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ L. 6. Subdivisions with private streets shall provide two (2) additional parking spaces 
per dwelling unit for guest and/or overflow parking.  These spaces may be 
located (a) within the residential lot (e.g., between the garage and the 
roadway), (b) as parallel spaces within the street parcel or easement adjacent 
to the travel lanes, (c) in a designated guest parking area, or (d) as a 
combination thereof.  Guest/overflow parking spaces are in addition to the 
minimum number of parking spaces required pursuant to chapter 17.09 of this 
code. The dimension of guest/overflow parking spaces shall be no less than ten 
feet by twenty feet (10’x20’) if angle parking, or ten feet by twenty-four feet 
(10’x24’) if parallel.  Guest overflow parking spaces shall be improved with 
asphalt, gravel, pavers, grass block, or another all-weather dustless surface.  No 
part of any required guest/overflow parking spaces shall be utilized for snow 
storage. 

   Staff Comments N/A – No private streets are proposed. 
 
Findings: Compliance. This standard does not apply. 

   M.  Driveways:  
☒ ☐ ☐ M. 1.  Driveways may provide access to not more than two (2) residential dwelling 

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

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

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

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

No portion of the required fire lane width of any driveway may be utilized for 
parking, above ground utility structures, dumpsters or other service areas, 
snow storage or any other obstructions.  
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   Staff Comments N/A. No individual driveways are proposed, only a shared parking area that will 
serve all owners, tenants, and/or customers of Della Mountain Suites. It will be 
accessed via two (2) curb cuts along Lear Lane/Dornier Way. The parking area  
utility structures, and dumpsters have been reviewed and approved by both 
Public Works and the Hailey Fire Marshall. All snow will also be hauled off site.  
 
Findings: Compliance. This standard does not apply. 

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

   Staff Comments The proposed parking area has been reviewed and approved by the Hailey Fires 
Marshall.  
 
Findings: Compliance. This standard has been met.  

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

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

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

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

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

Staff Comments The single proposed ADU unit (located in Unit 112) can be accessed from one (1) 
of either two (2) human entry doors, located on the ground level of the north 
and south elevation of the unit. An interior stairwell provides access to the 
residential unit. Any additional residential units constructed in the future will 
have identical access points as Unit 112. 
 
Buildings 1 and 3 propose exterior balcony areas on the second level, facing 
interior to the lot and into the parking area. These balcony areas are designed to 
provide the required outdoor access space for any potential future ADU units 
that are constructed in these condo units. Building 2 contains the only formally 
proposed mixed-use condo unit for the project, with one (1) ADU proposed on 
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the second level of Unit 112. Building 2 balcony areas face exterior to the site, 
towards Lear Lane/Dornier Way.  
 
In an effort to create a communal atmosphere, provide a level of privacy, and 
maintain consistent design across all three (3) buildings, the Applicant proposed 
the interior-facing balcony areas for Buildings 1 and 3. Staff support this site 
design and do not believe that the parking area will have adverse impact on 
residential dwelling units, either formally proposed or potential units in the 
future. This area does not appear to interfere with maintenance of any existing 
infrastructure.  
 
Findings: Compliance. This standard has been met. 

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

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

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

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

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ A. Sidewalks and drainage improvements are required in all zoning districts and 

shall be located and constructed according to applicable City standards, except 
as otherwise provided herein.  

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

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

Staff Comments See Section 16.04.030(A) for further detail.   
 
Findings: Compliance. This standard has been met. 

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

Staff Comments The Applicant is proposing new sidewalks that will provide direct access to the 
public grass pathway located in Parcel A, directly west of the property. The 
ongoing Airport Way Master Plan development process proposes potential 
pathway enhancements in Parcel A, further underscoring the value of the 
Applicant’s proposed pedestrian connections to this area.  
 
A Condition of Approval has been placed on the Preliminary Plat and Design 
Review Applications, requiring the completion of public sidewalk in the vacated 
shared access area at the northeast corner of the property. The completion of 
this sidewalk improvement will provide enhanced pedestrian connectivity along 
Aviation Drive. See Section 16.04.030(A) for further detail.   
 
Findings: Compliance. This standard has been met. 

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

Staff Comments The Applicant is providing publicly accessible sidewalks on the north side of Lear 
Lane/Dornier Way, which currently functions as a non-through street.  
 
Findings: Compliance. This standard has been met. 

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

Staff Comments N/A – This is a Preliminary Plat Application for a new condominium subdivision, 
this project involves more than a Lot Line Adjustment. 
 
Findings: Compliance. This standard does not apply.  

16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

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

Staff Comments N/A. This project is located in the Service Commercial Industrial-Industrial (SCI-I) 
Zoning District.   
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ A. 2. The minimum width of an alley shall be twenty-six (26’) feet.  
Staff Comments N/A – No alleys are planned at this time.  

 
Findings: Compliance. This standard does not apply. 

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

 
Findings: Compliance. This standard does not apply. 

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

Staff Comments Alleys are not planned nor platted at this time. The proposed underground 
utilities are routed in public utility easements along the southern property 
boundary (Lear Lane/Dornier Way).  
 
Findings: Compliance. This standard has been met.  

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

Staff Comments N/A –Alleys are not planned for this parcel.  
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ A. 6. Dead-end alleys shall not be allowed. 
Staff Comments N/A – The proposed design does not include a dead-end alley.  

 
Findings: Compliance. This standard does not apply. 

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

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

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

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

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

Findings: Compliance. This standard has been met. 

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

☒ ☐ ☐ B. 

Staff Comments See Section 16.04.040.A.7 for explanation.  
 
Findings: Compliance. This standard has been met. 

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

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

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

Staff Comments N/A – No natural resource, riparian area, hazardous area or other limitation 
requires an easement, as specified above, for the proposed subdivision. 
 
  Findings: Compliance. This standard does not apply. 

 ☐ ☐ ☒ B. 3. Snow storage areas shall be not less than twenty-five percent (25%) of 
parking, sidewalk and other circulation areas. No dimension of any snow 
storage area may be less than 10 feet. All snow storage areas shall be 
accessible and shall not be located over any above ground utilities, such as 
transformers. 
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Staff Comments N/A The Applicant is proposing to haul all snow off site. 
 
Findings: Compliance. This standard does not apply. 

16.04.050: Blocks 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 16.04.050 Blocks: The length, width and shape of blocks shall be determined with due 

regard to adequate building sites suitable to the special needs of the type of 
use contemplated, the zoning requirements as to lot size and dimensions, the 
need for convenient access and safe circulation and the limitations and 
opportunities of topography. 

Staff Comments N/A – This subdivision and proposed plat involve an existing block. No new 
blocks are proposed. 
 
Findings: Compliance. This standard does not apply. 

16.04.060: Lots 
Compliant Standards and Staff Comments 

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

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

Staff Comments N/A. The proposed plat calls for subdividing a 43,554 square foot parcel and 
creating twelve (12) commercial condominium units, including one (1) mixed-use 
condominium unit.. No single-family lots are proposed.   
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A, as Staff are amenable to the proposed lot arrangement.   
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – The plat does not include any double frontage lots. 
 
Findings: Compliance. This standard does not apply. 

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

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

Staff Comments N/A – No flag lots are proposed.  
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ E. All lots shall have frontage on a public or private street.  No frontage width 
shall be less than the required width of a driveway as provided under Sections 
4.1.11.1 and 4.5.4 of this Ordinance.  Townhouse Sub-Lots are excluded from 
this requirement; provided, however, that Townhouse Developments shall 
have frontage on a street. 

Staff Comments N/A, townhouse/condominium sublots are excluded from this requirement. The 
proposed development has frontage on the public streets of Aviation Drive and 
Lear Lane/Dornier Way. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A. This Project is not located in the Townsite Overlay (TO) District.   
 
Findings: Compliance. This standard does not apply. 

16.04.070: Orderly Development  

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

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

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

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

Staff Comments N/A – Neither the Applicant nor Staff are requesting that the proposed 
condominium subdivision be phased. 
 
Findings: Compliance. This standard does not apply. 

☐ ☐ ☒ 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 
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residents or imposing substantial additional public costs upon current 
residents, unless the Developer provides for the mitigation of the effects of 
subdivision. Such mitigation may include, but is not limited to the following: 

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

Staff Comments N/A, as no negative effects on the ability of service delivery, nor the 
compromising of quality for service delivery or the imposing of substantial 
additional public costs, is anticipated.  
 
Findings: Compliance. This standard does not apply. 

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

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

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

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

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

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

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

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

Staff Comments N/A – No contiguous parcels are proposed to be subdivided.   
 
Findings: Compliance. This standard does not apply. 

16.04.080: Perimeter Walls, Gates, and Berms  

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

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

Staff Comments N/A – No perimeter walls, gates, nor landscape berms are proposed.  
 
Findings: Compliance. This standard does not apply. 

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

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

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

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

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

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

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

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

Engineer. The City Engineer found the plans to be satisfactory.   
 
Findings: Compliance. This standard will be met. 

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

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

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

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

Staff Comments N/A, as natural site conditions are well suited for development.  
 
Findings: Compliance. This standard does not apply.  

☒ ☐ ☐ 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 
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period to establish perennial vegetation.  Until such time as the vegetation 
has been installed and established, the Developer shall maintain and protect 
all disturbed surfaces from erosion. 

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

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

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

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

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

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

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

Staff Comments Proposed grading and drainage have bene reviewed and approved by the City 
Engineer.  
 
Findings: Compliance. This standard has been met.  

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

Staff Comments This Standard has been met. Please see section 16.04.020(I) for further detail.  
 
Findings: Compliance. This standard has been met.  

16.04.100: Overlay Districts  
Compliant Standards and Staff Comments 

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

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

Staff Comments N/A – The proposed subdivision is not located in the Flood Hazard Overlay 
District.  
 
Findings: Compliance. This standard does not apply.  
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☐ ☐ ☒ A. 2.  Subdivisions located partially in the Flood Hazard Overlay District shall have 
designated building envelopes outside the Flood Hazard Overlay District to the 
extent possible. 

Staff Comments N/A – The proposed subdivision is not located in the Flood Hazard Overlay 
District.  
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – The proposed subdivision is not located adjacent to the Big Wood River 
nor its tributaries. 
 
Findings: Compliance. This standard does not apply. 

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

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

Staff Comments N/A – The proposed subdivision is not located within the Hillside Overlay District. 
 
 Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – The proposed subdivision is not located within the Hillside Overlay District. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A – The proposed subdivision is not located within the Hillside or Floodplain 
Hazard Overlay Districts.  
 
Findings: Compliance. This standard does not apply. 

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

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

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

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

or more residential lots, including residential townhouse sub-lots and 
residential condominium units, without regard to the number of phases 
within the subdivision, shall set aside or acquire land area within, adjacent to 
or in the general vicinity of the subdivision for Parks.  Parks shall be developed 
within the City of Hailey and set aside in accordance with the following 
formula: 
  
P = x multiplied by .0277 
 
“P” is the Parks contribution in acres 
 
“x” is the number of single-family lots, residential townhouse sub-lots or 
residential condominium units contained within the plat. Where multi-family 
lots are being platted with no fixed number of units, “x” is maximum number 
of residential lots, sub-lots, and units possible within the subdivision based on 
current zoning regulations. 
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   Staff Comments   
The proposed subdivision and Design Review Application are unique and offer a 
variety of outcomes for the residential component of this project. Given the 
unprecedented nature of this development proposal, Staff plan to work 
internally with the Applicant and the City Attorney to create a proactive, 
measured approach to addressing potential park/pathway contributions, given 
the project’s potential to have three (3) or more residential condominium units 
in the future – or alternatively - the potential that this threshold is never 
reached.  
 
The Applicant shall work internally with City Staff to address park and/or 
pathway requirements through the Development Agreement process. Any 
potential in-lieu fees and procedures shall be addressed through the 
Development Agreement, and the Development Agreement shall only become 
active after required review and approval by the Hailey City Council. This has 
been made a Condition of Approval.  
 
Findings: Compliance. This standard will be met.  

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

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

Findings: Compliance. This standard does not apply. 
☐ ☐ ☒ A. 2. Pathways: The developer of any subdivision, or any part thereof, shall provide 

pathways for all trails and paths identified in the master plan that are located 
on the property to be subdivided or on City property adjacent to the property 
to be subdivided, and sidewalks required by this ordinance.  

Staff Comments N/A - Please reference Section 16.04.110(A)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

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

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

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

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

   Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

   Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

   D. Minimum Requirements: 
☒ ☐ ☐ D. 1. Private Green Space: Use and maintenance of any privately-owned green 

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

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

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 
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☐ ☐ ☒ F. Specific Pathway Standards:  All Pathways shall meet the following criteria for 
development, location and size (unless unusual conditions exist that prohibit 
meeting one or more of the criteria): 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

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

Staff Comments N/A - Please reference Section 16.04.110(H)1 for further detail. 
 
Findings: Compliance. This standard does not apply. 

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

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

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

Staff Comments Private green space proposed for the project will be used as general open 
space/landscaping. 
 
Findings: Compliance. This standard has been met. 

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

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

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

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

Staff Comments See Section 16.04.110 A1.a for detailed discussion on in-lieu contributions and 
park improvements.  
 
Findings: Compliance. This standard has been met. 

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

Staff Comments Please reference Section 16.04.110(H)1 for further detail. This standard will be 
met.  
 
Findings: Compliance. This standard has been met. 

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

Staff Comments Please reference Section 16.04.110(H)1 for further detail.  
 
Findings: Compliance. This standard has been met. 

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

Staff Comments Please reference Section 16.04.110(H)1 for further detail. This standard will be 
met.  
 
Findings: Compliance. This standard has been met. 

16.05: Improvements Required:  

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

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

Staff Comments The Applicant will construct the minimum infrastructure improvements required 
and adhere to all City Standards and procedures set forth in Title 18 of the Hailey 
Municipal Code.   
 
Findings: Compliance. This standard has been met. 

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

Staff Comments This standard shall be met.  
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Findings: Compliance. 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 shall be met. 
 
Findings: Compliance. 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 shall be met. 
 
Findings: Compliance. This standard will be met. 

16.05.020: Streets, Sidewalks, Lighting, Landscaping  

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

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

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

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

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

Staff Comments The Applicant plans to install “Reserved Parking” signage for ADA parking stalls, 
in accordance with City Standards. No other signage is proposed.  
 
Findings: Compliance. This standard has been met.  
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☐ ☐ ☒ C.  Streetlights: Street lights in the Recreational Green Belt, Limited Residential, 
General Residential, and Transitional zoning districts are not required 
improvements.  Where proposed, street lighting in all zoning districts shall 
meet all requirements of Chapter VIIIB of the Hailey Zoning Ordinance.  

Staff Comments N/A NO street lights in the right-of-way are proposed.   
 
Findings: Compliance. This standard does not apply.  

16.05.030: Sewer Connections 

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

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

16.05.040: Water Connections 

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

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

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

Staff Comments N/A, as no alleys exist in conjunction with this site.  
 
Findings: Compliance. This standard does not apply. 

16.05.050: Drainage  

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

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

16.05.060: Utilities  

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

Staff Comments N/A, as no new streets or alleys are proposed for this project.  
 
Findings: Compliance. This standard does not apply. 

16.05.070: Parks, Green Space  

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

Staff Comments See Section 16.04.110 for further detail.  
 
Findings: Compliance. This standard does not apply. 

16.05.080: Installation to Specifications; Inspections  

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

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

16.05.090: Completion; Inspections; Acceptance  

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

Staff Comments This standard shall be met. 
 
Findings: Compliance. This standard will be met.  
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☐ ☐ ☒ B. The developer may, in lieu of actual construction, provide to the City security 
pursuant to Section 3.3.7, for all infrastructure improvements to be completed 
by developer after the final plat has been signed by City representatives. (Ord. 
1191, 2015) 

Staff Comments N/A – The completion of all major infrastructure by the Developer is preferred 
over bonding. 
 
Findings: Compliance. This standard does not apply. 

16.05.100: As Built Plans and Specifications  

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

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

16.07: Condominiums:  

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

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

Staff Comments This Standard shall be met.  
 
Findings: Compliance. This standard will be met.  

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

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

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

Staff Comments The Applicant is required to provide at least twenty-seven (27) parking spaces to 
accommodate the proposed 26,600 square feet of commercial space. 
Additionally, the Applicant is proposing one (1) ADU within Unit 112, requiring 
an additional one (1) parking space. The Applicant is providing a total of thirty-
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three (33) onsite parking spaces, in excess of the currently required twenty-eight 
spaces. 
 
Any future conversion of commercial space into an ADU unit (as designed for by 
the Applicant) will result in an overall decrease in commercial area, thus 
lessening the minimum commercial parking requirement. If all twelve (12) 
condominium units are eventually converted to include an ADU, the total 
commercial area decreases from 26,600 square feet (as proposed) to 16,716 
square feet. The new, hypothetical parking requirement would be seventeen (17) 
spaces for the commercial use, plus twelve (12) spaces for the ADU use, resulting 
in an overall mixed-use parking requirement of twenty-nine (29) spaces. In any 
mixed-use configuration (as currently permitted by the Hailey Municipal Code 
and planned for by the Applicant), the parking requirement will remain as met.   
 
Findings: Compliance. This standard has been met. 

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

Staff Comments The proposed plat complies with this standard.  
 
Findings: Compliance. This standard has been met. 

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

Staff Comments This standard will be met.  
 
Findings: Compliance. This standard will be met.  

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

Staff Comments N/A 
 
Findings: Compliance. This standard does not apply.  

 
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: 

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

Code. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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C. Security. The applicant may, in lieu of actual construction of any required or approved 
improvement, provide to the City such security as may be acceptable to the City, in a form and 
in an amount equal to the cost of the engineering or design, materials and installation of the 
improvements not previously installed by the applicant, plus fifty percent (50%), which 
security shall fully secure and guarantee completion of the required improvements within a 
period of one (1) year from the date the security is provided.   

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

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

 

CONCLUSIONS OF LAW 

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

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

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

 

DECISION 

The Preliminary Plat Application, submitted by 1611 Aviation LLC, to subdivide Lot 3B, Block 4 of Airport 
West Subdivision #2 into twelve (12) commercial condominium sublots, including one (1) mixed-use 
condominium sublot with an accessory dwelling unit (ADU), to be located at 1611 Aviation Drive (Lot 3B, 
Block 34, Airport West Subdivision #2) within the SCI - Industrial (SC-I) Zoning District, has been 
approved, finding that the project does not jeopardize the health, safety or welfare of the public and the 
project conforms to the applicable specifications outlined in Hailey Municipal Code Section 17.06,  
Design Review, additional applicable requirements of Title 17, Title 18, and City Standards, provided 
conditions (a) through (p) are met:  
 

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

Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey approval and shall meet City Standards 
where required. Requirements to be completed at the Applicant’s sole expense include, but will 
not be limited to: 

i. The Applicant shall attain permits for the installation of all drywells. 
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ii. The Applicant shall install sidewalk within the vacated shared access easement to match 
and connect with the existing sidewalk along 1551 Aviation Drive. 

c) The complete removal and replacement of all paving adjacent to the development where street 
cuts (for the subdivision construction and installation of utility services) exceed 25% of the 
street area.  

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

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

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

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

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

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

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

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

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

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

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

o) The Applicant shall remove Easement Note “H” from the Final Plat, at time of submittal.  
p) The Applicant shall include clear language in the final Development Agreement, as well as a plat 

note on the Final Plat, which provides for employee/owner occupancy restrictions and live/work 
requirements.  
 

Signed this _____ day of ________________, 2026. 

 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Robyn Davis, Community Development Director 





















 
 
To:  Hailey Planning and Zoning Commission  
From:  Emily Brooks, Community Development City Planner/Resilience Planner 
 
Overview:          Consideration of a Planned Unit Development (PUD) Application submitted by St. 

Charles Borromeo Catholic Church, represented by The Land Group, Inc., to consider 
various waivers and benefits of the zoning and subdivision codes to be able to construct 
a new Parish Hall, Classrooms, Administrative Offices, Worship Sanctuary, as well as 
repurpose the existing church building, all located at 311 South 1st Avenue (Lots 3-10, 
Block 21, Townsite Overlay) within the Transitional (TN) and Townsite Overlay (TO) 
Zoning Districts. As part of this Application, the Applicant requests the following 
waivers: 

1. Waiver to maximum Building Height 
2. Waiver to maximum Lot Coverage 
3. Waiver to required onsite Parking requirements 

 
Hearing: February 17, 2026 
 
 
Applicant: St. Charles Borromeo Catholic Church 
Location: Lots 3-10, Block 21, Hailey Townsite (311 S 1st Avenue) 
Zoning/Size: Transitional (TN), Townsite Overlay (TO) Zoning Districts; 0.66 acres. 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on January 28, 2026, 
and mailed to property owners within 300 feet on January 28, 2026. Onsite Notice was posted on the 
property on Friday, February 6, 2026.   
 
Background: The Applicant has presented various development proposals for the subject property to 
the City of Hailey since April 2024. An abbreviated timeline is as follows:  

• April 15, 2024: Hailey Planning and Zoning Commission considered and recommended denial to 
the Hailey City Council a Zone Change Application submitted by the Applicant, proposing to 
rezone Lots 3-10, Block 21, Townsite (311 South 1st Ave) from Transitional (TN) to Business (B), 
and remain within the Townsite Overlay (TO) Zoning Districts. According to the Applicant, the 
Zone Change Application for 311 S. 1st Avenue represented a proposal that “aims to better align 
the zoning classification to the current use, allow for enhancement and expansion of the church 
buildings to support current uses, and improve connectivity to the surrounding community”. 
Minimum on-site parking and maximum lot coverage requirements remained unmet, even with 
the proposed rezoning. As such, the Commission had sufficient grounds for Application denial.  

 
The Applicant did not pursue a request for reconsideration, opting instead to refine their proposal and 
prepare a full Planned Unit Development (PUD) Application for submittal, including requested waivers. 
 

STAFF REPORT 
Hailey Planning and Zoning Commission 

Meeting of February 17, 2026 
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• January 21, 2025: Hailey Planning and Zoning Commission conducted a public hearing and 

offered a “No Decision” for the Applicant’s proposed PUD Application. The Applicant requested 
the following waivers as part of the PUD Application submittal:  

1. Waiver to maximum Building Height 
2. Waiver to maximum Lot Coverage 
3. Waiver to required onsite Parking requirements 
4. Waiver to Setback requirements 

Both Staff and the Applicant intended for the January 21, 2025, public hearing to serve as 
discussion and feedback gathering opportunity, with no formal decision requested or expected 
by the Applicant. Leading up to the public hearing, Staff informed the Applicant that they did not 
believe that the proposed community amenities/benefits were commensurate with the four (4) 
waivers being requested. The singular proposed community benefit included offsite parking and 
right-of-way improvements along S. 1st Avenue and E. Walnut Street. However, the proposed 
scope of improvements did not meet the minimum linear foot requirements for offsite sidewalk 
improvements and approved community benefits for waivers requested, as outlined in Hailey 
Municipal Code.  
 
The January 21, 2025, public hearing included public comments from surrounding residents and 
neighbors, who expressed concern around things like excessive noise, trash, access to 
driveways, congestion and roadway safety, building height and massing, and parking (most 
commonly shared concern). Concerns were focused on both existing conditions and potential 
future impacts from the proposed increase in site usage intensity and property development. 
The Commissioners shared some of the same concerns for potential future impacts, specifically 
as they related to parking.  
 
With documented parking conflicts from current site use, a proposed increase in site capacity, 
operations, and programming, and virtually no on-site parking proposed by the Applicant within 
their development plans, the Commission strongly recommended that the Applicant explore 
creative strategies to address present concerns and facilitate their proposed development, 
including possible shared parking agreements with proximal property owners like Hailey 
Elementary School and/or Blaine County. In general, the Commissioners did not express 
agreement in requested waivers being commensurate with the proposed community benefits, 
as presented at the January 21, 2025 public hearing.  
 

• December 16, 2025: St. Charles Borromeo Catholic Church Applicant Team submitted an 
amended PUD Application package, with a request for another Public Hearing to be held on 
February 17, 2026.  

 
Prior to the January 21, 2025 Public Hearing, Staff and the Applicant discussed additional amenity 
options that may be considered appropriate for this PUD Application. In addition to offsite sidewalk 
improvements provided in accordance with the established formulas in the Hailey Municipal Code (for 
nonresidential or mixed-use PUDs, a minimum of 100 linear feet per 1,000 square feet of gross floor 
area), the Applicant has also expressed enthusiasm and support for the proposed concept of existing 
residential structure preservation and relocation. An approximately 1,400 square foot residential 
structure is currently located onsite of the proposed redevelopment parcel. This structure is not 
currently occupied for residential uses, although it does function as St. Charles’ administrative office 
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area. The Applicant does not intend to retain the structure onsite, according to submitted site 
redevelopment plans.  
 
According to the Applicant, the residential structure is in good condition, and they do not anticipate 
major challenges with relocation. City Staff have been exploring both City-owned and partner-owned 
receiving properties for placement. Both Staff and the Applicant are highly supportive of retaining this 
existing structure and preserving it as part of Hailey’s community housing stock. Benefits of preservation 
for the structure include retention of community housing stock, preservation of physical community 
character, significant sustainability outcomes for utilizing existing materials versus demolition and 
building with new materials, and a highly cost-efficient application of City funds to further community 
housing goals. The Commission may wish to consider this potential amenity and provide feedback to the 
Applicant, where appropriate.  
 
Application: The Applicant is now requesting the following waivers within their PUD Application: 

1. Waiver to minimum onsite parking requirements 
2. Waiver to maximum building height 
3. Waiver to maximum lot coverage 

 
Parking: 
Throughout Application submittals, both Planning and Zoning Commissioners and surrounding 
neighbors have expressed concerns over current and future anticipated parking impacts from activities 
at the Church. The Applicant has submitted revised site plans since their January 2025 public hearing, 
which include adjustments to entry gate setback (now compliant with minimum setback requirements) 
and the retention of numerous mature trees on site. However, the revised site plans still do not include 
the required minimum on-site parking spaces (three (3) drop-off stalls on the west/alley side of the 
property are proposed, however).  
 
In response to the expressed concerns, the Applicant has taken – and is proposing – a number of 
measures to mitigate negative parking impacts and proactively respond to future parking needs. 
Measures that are not required by Hailey Municipal Code, but serve the proper function of the PUD at 
completion, include the implementation of a parking education campaign for the Church parish (March, 
2025-Present); private contracting for snow removal along the property’s S. 1st Avenue right-of-way 
frontage, allowing for proper angled parking to consistently occur; and further discussions with 
surrounding neighbors to help clarify parking operation plans for the Church.  
 
Per Hailey Municipal Code, the Applicant is required to provide a total of seventy (70) on-site parking 
spaces. The PUD proposal does not call for any on-site parking, with a waiver request for this 
development standard.  In exchange for the requested waiver, the Applicant has developed and 
received County approval for a Shared Parking Agreement at the Blaine County Courthouse (thirty-six 
(36) spaces). This aligns with previous suggestions from the Commissioners to address parking demands. 
According to Hailey Municipal Code Section 17.09.040.08, the maximum reduction in the number of 
parking spaces required, which may be achieved by a Shared Parking Program/Agreement, is 20%. The 
shared parking must also be located no more than three hundred feet (300’) from the use that it serves, 
following a reasonable and safe walking route from main entry point to nearest parking lot.  
 



PUD: St. Charles Borromeo Catholic Church  
Lots 3-10, Block 21, Hailey Townsite (311 S 1st Avenue) 

Hailey Planning and Zoning Commission– February 17, 2025 
Staff Report – Page 4 of 15 

 
Using Blaine County GIS Mapping Services, Staff have measured the minimum distance between the 
Applicant’s northern-most property boundary to the Blaine County Courthouse parking lot as 
approximately seven hundred and fifty feet (750’). In this case, the minimum number of parking spaces 
required for the Applicant cannot be reduced by 20%, from seventy (70) to fifty-six (56) – and therefore, 
reducing the degree of parking waiver requested. In any case, the Applicant has presented a Shared 
Parking Agreement with Blaine County that will functionally serve the parking needs of St. Charles 
Borromeo Church, both presently and with any potential operational growth.  
 
The Applicant is also seeking to apply Code Section 17.09.020.03: “Parking Credit”, to their PUD 
proposal. This Code provision allows for certain right-of-way parking improvements to be completed by 
the Applicant and credited to the on-site parking requirements. The improved parking areas and right-
of-way cannot be held or used for exclusive parking for any property owner and must remain open to 
the public. Other requirements for application of “Parking Credit” include locations within downtown, 
proximity to schools, providing continuous connection, locations within the Transitional Zoning District.  
The Applicant is proposing improvements for twenty-eight (28) parking spaces along the property’s S. 1st 
Avenue and E. Pine Street frontages. While the proposed parking improvements meet the standards for 
the Parking Credit code provision, the Applicant would be required to complete these right-of-way 
improvements along the property’s frontage via  a Design Review Application process, should they 
engage. This may bring into question the applicability of these specific proposed right-of-way 
improvements, as they relate to PUD community benefit/amenity requirements Staff seek the 
Commission’s feedback on the entirety of the present proposal, but specifically as it relates to right-of-
way improvements.  
 
Lastly, the Applicant is proposing complete right-of-way improvements (approx. 95’) along the 
northwest corner of S. 1st Avenue, not directly adjacent to the subject property. These improvements 
are proposed to include curb and gutter, concrete sidewalk, and a truncated dome pedestrian crossing. 
There is no existing right-of-way infrastructure at this location. Across the street is the Blaine County 
Annex Building, Blaine County Courthouse, Hope Garden, and sidewalk connections to Main Street and 
nearby public transit stops, highlighting the importance of completing the missing link, as proposed by 
the Applicant.  
 
Maximum Building Height: 
At the January 2025 public hearing for the PUD Application, the Commission questioned  whether the 
Applicant was measuring their maximum building height from record grade, or from finished grade. This 
measurement distinction impacts the specific waiver being requested for maximum building height. The 
Applicant has now requested that the maximum building height be measured from finished grade, 
including the sunken courtyard feature. Based on precedent set during standard City of Hailey Zoning 
Review practices for building permits – which request finished grade and maximum height calculations – 
City Staff support and require this interpretation for measuring maximum building height.  
 
The maximum building height permitted for Transitional (TN)-zoned parcels in the Townsite Overlay 
District is thirty feet (30’). The Applicant is proposing a “concept design” maximum building height of 
fifty-nine feet (59’) from finished grade. This is measured from finished grade of the sunken courtyard 
feature to the top of the proposed steeple feature. However, the Applicant is requesting a waiver for a 
maximum of sixty-five feet (65’). The Applicant has stated that they are requesting this larger waiver so 
as to provide for design flexibility if/when they proceed through the formal Design Review Application 
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process. The Applicant may ultimately propose a design that is less than sixty-five feet (65’), but the 
design will not exceed this amount. This represents a waiver for approximately 117% of the maximum 
permitted building height for the zoning and overlay districts.  
 
In exchange for the requested waiver, the Applicant is proposing to retain four (4) on-site trees and two 
(2) adjacent street trees. Two (2) additional on-site trees are proposed for removal. Previously, the 
Applicant had proposed to remove five (5) on-site trees and one (1) street tree. According to Hailey’s 
PUD Code, Section 17.10.030 (I)4, an approved, prescriptive PUD community amenity includes 
“Preservation of Vegetation: Preservation of significant existing vegetation on the site must include the 
preservation of at least seventy five percent (75%) of mature trees greater than six-inch (6") caliper on 
the site”. All existing trees, both on-site and within City right-of-way, are greater than six-inch (6”) 
caliper, according to submitted landscaping plans. They are mature trees that bring significant scaling 
and historical and ecological benefit to this area in Hailey.  
 
With six (6) trees within the property boundary, approximately 4.5 existing mature trees would need to 
be retained, in order to apply this prescriptive PUD community amenity of 75% retention rate. The 
Applicant has proposed to retain one (1) additional mature tree in the City right-of-way, which was 
previously proposed for removal in the PUD’s first iteration. The Applicant has stated that “great effort” 
has been taken to modify site plans to allow for retention of these trees. The Commission may wish to 
consider these facts when assessing applicability of this waiver/amenity combination. 
 
Maximum Lot Coverage: 
The maximum lot coverage requirement is 30% for the proposed project property. Existing site 
conditions produce a lot coverage of 32%, and the Applicant is proposing a new lot coverage of 
approximately 40%. This includes covered walkways that connect newly proposed building additions, 
but it does not include the sunken courtyard feature, as proposed. According to the submitted lot 
coverage exhibit, the Applicant’s total building square footage footprint, upon full project completion, 
will be 11,274.89 square feet.  
 
The Applicant’s proposed community amenity for this lot coverage waiver request will be the donation 
of the existing residential structure on the site, which currently serves as the parish office. The Applicant 
has coordinated internally with ARCH Community Housing Trust and the City of Hailey to facilitate this 
donation. The donated structure will become a deed-restricted community housing unit within the City 
of Hailey, per ARCH guidelines, and a location for new placement has been confirmed by both ARCH and 
the City of Hailey. The arrangement has been captured within a submitted Memorandum of 
Understanding (MOU).  
 
 
 
Procedural History: The Applicant submitted their first iteration of their PUD Application in December, 
2024. The first Public Hearing was held on January 21, 2025, with no Commission decision anticipated or 
requested by the Applicant. After receiving Commission feedback, the Applicant returned with a second 
iteration of their PUD Application and submitted revised materials on December 16, 2025. The Hailey 
Planning and Zoning Commission will now consider the revised PUD Application and hold a Public 
Hearing on February 17, 2026, in-person at City Hall, and virtually via Microsoft Teams. 
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Standards of Evaluation 

17.10.030: General Requirements: 
A.  The minimum gross size for properties that may be developed as a PUD is one (1) 

acre, except in the Business and Limited Business zoning districts within the Central 
Business District, the minimum gross size shall be 18,000 square feet. All land within 
the development shall be contiguous except for intervening streets and waterways. 

Staff Comments The proposed PUD site is measured at 28,784 square feet. Within the Townsite Overlay, 
the minimum gross size for properties that may be developed as a planned unit 
development shall be eighteen thousand (18,000) square feet. As this project is within 
the Townsite Overlay, this standard has been met.  

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

Staff Comments The parcel is in one ownership; this standard has been met. 
C. Area Development Plan: 
 C.1 When the owner of Contiguous Parcels is required to obtain PUD approval for any 

portion of the Contiguous Parcels, an Area Development Plan shall be submitted and 
approved. The Commission and Council shall evaluate the following basic site criteria 
and make appropriate findings of fact: 

Staff Comments This PUD proposal only involves one (1) parcel; this standard has been met. 
 C.1.a Streets, whether public or private, shall provide an interconnected system and be 

adequate to accommodate anticipated vehicular and pedestrian traffic. 
Staff Comments No new streets – public or private – are proposed within the PUD Application. The 

project site has frontages along S. 1st Avenue and E. Pine Street, both of which are 
established public streets. Parking and sidewalk infrastructure is present along the 
entirety of the S. 1st Avenue block, whereas the E. Pine Street frontage only offers 
striped parking stalls.  
 
The Applicant is proposing improvements for twenty-eight (28) parking spaces along the 
property’s S. 1st Avenue and E. Pine Street frontages. This includes parking stall re-
striping, curb and gutter, concrete sidewalk, landscaping, street lights, and truncated 
dome pedestrian crossings. Staff would like to note that these improvements would be 
required through a Design Review Application, should the Applicant wish to pursue such 
action.  
 
The Applicant is also proposing to complete right-of-way improvements (approx. 95’) 
along the northwest corner of S. 1st Avenue, not directly adjacent to the subject 
property. These improvements are proposed to match those listed above. There is no 
existing right-of-way infrastructure at this location. 
 
Public Works and Streets Division Managers have reviewed site plans and assessed 
existing infrastructure adjacent to the project parcel. They have preliminarily requested 
that the Applicant install pedestrian infrastructure features along the E. Pine Street 
frontage, in addition to a full curb bulbout at the corner of E. Pine and S. 1st. Staff are 
also requesting parking and sidewalk infrastructure on the south side of E. Pine Street, 
adjacent to the parcel, parking and/or pedestrian infrastructure along E. Walnut to S. 1st 
block, and the much-needed parking and sidewalk infrastructure connection at the 
corner of E. Croy and S. 1st.  Each of these locations are within close or direct proximity to 
the project site, and they provide critical linkages to Hailey’s downtown core and 
surrounding amenities and services. A fully realized public right-of-way plan is highly 
desirous by Staff and Hailey’s citizenry. The Commission may wish to provide additional 
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feedback as to these improvements with the understanding that detailed plans will be 
required at Design Review Application submittal.  

C.1.b Non-vehicular circulation routes shall provide safe pedestrian and bicycle paths and 
provide an interconnected system to streets, parks and green space, public lands, or 
other destinations. 

Staff Comments There is an existing 4’-wide sidewalk along the property’s S. 1st Avenue frontage. The 
Applicant will be required to complete sidewalk improvements along the E. Pine Street 
frontage, if approval of the PUD is granted and/or with the submittal of a Design 
Review Application.  
 
The Applicant is proposing to complete right-of-way improvements (approx. 95’) along 
the northwest corner of S. 1st Avenue, not directly adjacent to the subject property. 
These improvements (to be fully reviewed by Staff at the of Design Review Application 
submittal) are proposed to include curb and gutter, concrete sidewalk, landscaping, 
street lights, and truncated dome pedestrian crossings. There is no existing right-of-way 
infrastructure at this location. Across the street is the Blaine County Annex Building, 
Blaine County Courthouse, Hope Garden, and sidewalk connections to Main Street and 
nearby public transit stops, highlighting the importance of completing the missing link, 
as proposed by the Applicant. 
 
As for offsite non-vehicular circulation routes, Staff are providing the Applicant with 
ongoing guidance on the specific locations and design features of such routes. See 
Section 17.10.030 C.1.a for additional details.  
 
Within the project site itself, the Applicant has provided basic, non-vehicular circulation 
routes from the right-of-way to building entrances, a sunken courtyard, etc. Due to 
proposed building designs, onsite non-vehicular circulation routes are limited in scope.  

C.1.c Water main lines and sewer main lines shall be designed in the most effective layout 
feasible. 

Staff Comments Water and sewer main lines servicing the property are existing. There are currently 
three (3) water services connecting into the project property. The Applicant is proposing 
to install one (1) new water meter and one (1) new sanitary sewer service for the site. 
All meters and connections are proposed to be located within the alley.  
 
The Water Division Manager has requested that any service that will not be used after 
the addition will need to be abandoned at the water main. This action will be made a 
Condition of Approval in any subsequent Design Review Application submitted by the 
Applicant.  

C.1.d Other utilities including power, telephone, cable, and gas shall be designed in the 
most effective layout feasible. 

Staff Comments Other utilities, including power, telephone, and gas service lines, currently exist and 
actively service the site. Any proposed undergrounding of overhead utilities will be 
addressed at a later date, in conjunction with the required Design Review Application 
for any redevelopment of the site.  
 
 

 C.1.e Park land shall be most appropriately located on the Contiguous Parcels. 
Staff Comments N/A - This PUD proposal only involves one (1) parcel. 
C.1.f Grading and drainage shall be appropriate to the Contiguous Parcels. 
Staff Comments N/A/ - This PUD proposal only involves one (1) parcel.  
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C.1.g Development shall avoid easements and hazardous or sensitive natural resource 

areas. 
Staff Comments N/A – This PUD proposal does not encounter any easements and hazard or sensitive 

natural resource areas.  
C.2 Upon any approval of the PUD application, the Owner shall be required as a condition 

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

Staff Comments The Applicant provided a draft PUD Agreement as part of the January 2025 PUD 
Application process, depicting the property’s proposed Area Development Plan. This 
draft may be modified and subsequently approved upon a final PUD approval for St. 
Charles Borromeo Catholic Church via the Hailey City Council. The Applicant has also 
provided a Phasing Plan and details for project components. All phasing and 
development plans will be captured and recorded within the finalized PUD Agreement.  

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

Staff Comments The proposed structural addition will be oriented from north to south, with the largest 
wall planes facing the east and west aspect. Lot dimensions and orientation limit design 
styles that favor stronger solar access to south roofs.  

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

Staff Comments Existing pedestrian access to the site from S. 1st Avenue will be retained. The Applicant is 
proposing one (1) new vehicular access point to the site, located to the rear of the 
building and accessed from the alley. This access point is proposed as a vehicular drop-
off area.  
 
The Hailey Fire Department Fire Marshall has reviewed site plans and has no concerns 
with proposed plans at this time.  

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

Staff Comments The Applicant shall ensure that all existing above ground utilities are relocated 
underground during site redevelopment. This has been made a Condition of Approval.  

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

Staff Comments N/A – The PUD is not located adjacent to public lands.  
H. Pathways: In each case where a PUD project encompasses a non-vehicular pathway 

as depicted on the Master Plan, a pathway constructed to City standards shall be 
provided. 

Staff Comments The Public Works Department Supervisor and Streets Division Manager have 
recommended various onsite and offsite non-vehicular pathway/sidewalk 
improvements, as they relate to both community amenities required through the PUD 
and future potential Design Review Standards for property frontage improvements. The 
improvements will be required to be completed to specific City standards, which may 
include the “Side Street Standard” outlined for the River Street Typical Section (Chapter 
18.14 “Standard Drawings”, Hailey Municipal Code), although the proposed PUD is not 
located within the River Street Corridor.  
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As City Staff desire to see the fulfillment of a safe, interconnected, high-functioning 
multi-modal network throughout the City of Hailey, the River Street Typical Section may 
be applied in select non-River Street locations, in order to achieve this desire. City Staff 
will provide specific guidance to the Applicant regarding which City standards shall be 
applied in each respective improvement location, if/when the PUD is approved, a full 
Design Review Application is submitted and approved, and enters future development 
phases.  

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

 I.1 Green Space. All Green Space shall be granted in perpetuity and the PUD agreement 
shall contain restrictions against any encroachment into the Green Space.  Where a 
subdivision is involved as part of the PUD approval process, Green Space shall be 
identified as such on the plat.  A long-term maintenance plan shall be provided. 
Unless otherwise agreed to by the City, the PUD agreement shall contain provisions 
requiring that property owners within the PUD shall be responsible for maintaining 
the Green Space for the benefit of the residents or employees of the PUD and/or by 
the public. Green space shall be set aside in accordance with the following formulas: 
 

For residential PUDs A minimum of .05 acres per residential unit. 
For non-residential PUDs A minimum of 15% of the gross area of the 

proposed PUD. 
 

Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, mature tree 
retention, and community housing amenities. 

 I.2 Active Recreational Facilities: Active recreational facilities include amenities such as a 
swimming pool, tennis courts or playing fields, of a size appropriate to the 
development's needs. The PUD agreement shall contain provisions requiring that 
such facilities be maintained in perpetuity or replaced with another similar recreation 
facility. 

Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, , mature tree 
retention, and community housing amenities.. 

 I.3 Public Transit Facilities: Public transit facilities include a weather-protected transit 
stop or station and must be on a designated transit route. 

Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, , mature tree 
retention, and community housing amenities.. 

 I.4  Preservation Of Vegetation: Preservation of significant existing vegetation on the site 
must include the preservation of at least seventy five percent (75%) of mature trees 
greater than six-inch (6") caliper on the site. 

Staff Comment The Applicant has proposed to retain four (4) out of the six (6) existing mature trees that 
are located on the site. All trees are greater than six-inch (6”) caliper. The Applicant has 
also proposed to retain an additional two (2) mature street trees, including one (1) 
street tree that was proposed for removal during the PUD’s first iteration.  
 
The Commission may wish to consider the full scope of these proposed retention 
measures when accounting for the official on-site retention requirements, as stated in 
Hailey Municipal Code.  

 I.5 Wetlands: Protection of significant wetlands area must constitute at least ten percent 
(10%) of the gross area of the proposed PUD. 

Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, mature tree 
retention, and community housing amenities. 
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 I.6 River Enhancement: Enhancement of the Big Wood River and its tributaries must 

include stream bank restoration and public access to or along the waterway. 
Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, mature tree 

retention, and community housing amenities. 
 I.7 Community Housing: For residential PUDs, the provision of at least ten percent (10%) 

of the approved number of dwelling units or lots as community housing units 
affordable to households earning between seventy percent (70%) and one hundred 
twenty percent (120%) of the area median income. This provision may be modified 
for individual projects based on the merits of the proposal as determined by the 
Commission and Council.  

Staff Comment While not a residential PUD in nature, the Applicant’s proposed community amenity for 
the requested lot coverage waiver request will be the donation of the existing 
residential structure on the site, which currently serves as the parish office. The 
Applicant has coordinated internally with ARCH Community Housing Trust and the City 
of Hailey to facilitate this donation. The donated structure will become a deed-restricted 
community housing unit within the City of Hailey, per ARCH guidelines, and a location 
for new placement has been confirmed by both ARCH and the City of Hailey. The 
arrangement has been captured within a submitted Memorandum of Understanding 
(MOU). 

 I.8 Local Deed-Restricted Housing: For residential PUDs, the provision of at least thirty 
percent (30%) of the approved number of dwelling units or lots as local deed-
restricted housing as defined by the local housing authority in its Community Housing 
Guidelines and reserved for households within the political boundaries of Blaine 
County, Idaho (residing full-time in Hailey, Idaho), and whose primary residence is 
within the residential PUD.  

Staff Comment See Section 17.10.030 (I)7 for details. 
 I.9 Real Property: Dedication or conveyance of real property or an interest in real 

property to the city. 
Staff Comment See Section 17.10.030 (I)7 for details. 
 I.10 Sidewalks. Off-site sidewalk improvements shall be constructed according to City 

Standard Improvement Drawings and provided (in addition to sidewalk 
improvements that are required by ordinance adjacent to the subject property) in 
accordance with the following formulas: 
 

For residential PUDs A minimum of 100 linear feet per residential 
unit. 

For non-residential or 
mixed-use PUDs 

A minimum of 100 linear feet per 1000 
square feet of gross floor area. 

 

Staff Comment As currently proposed, the Applicant does not meet the prescriptive minimum linear 
foot requirements for offsite sidewalk improvements, qualifying these improvements as 
a required community amenity in exchange for waivers requested.  
 
However, the Applicant is proposing the following sidewalk/right-of-way infrastructure 
improvements:  
 

• Right-of-way improvements for twenty-eight (28) parking spaces along the 
property’s S. 1st Avenue and E Pine Street frontages. This includes parking stall 
re-striping, curb and gutter, concrete sidewalk, landscaping, street lights, and 
truncated dome pedestrian crossings.  
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• Right-of-way improvements (approx. 95’) along the northwest corner of S. 1st 

Avenue, not directly adjacent to the subject property. These improvements are 
proposed to match those listed above. There is no existing right-of-way 
infrastructure at this location. 

 
The Commission may wish to discuss the applicability of the proposed sidewalk/right-of-
way improvements and if they are commensurate with the waivers requested.  

 I.11 Underground Parking: Underground parking must be provided for at least fifty 
percent (50%) of the required number of parking spaces in the PUD. 

Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, mature tree 
retention, and community housing amenities. 

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

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

For non-residential or 
mixed-use PUDs 

Buildings comply with Leadership in Energy 
and Environmental Design (LEED) standards 
for basic certification. 

 

Staff Comment N/A – The Applicant is proposing offsite sidewalk improvement amenities, mature tree 
retention, and community housing amenities. 

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

Staff Comment Responding to specific requests from Staff the Commission during the January 2025 
iteration of the PUD Application, the Applicant has also developed and received County 
approval for a Shared Parking Agreement at the Blaine County Courthouse (thirty-six 
(36) spaces). This Agreement will alleviate excessive parking demand in the immediate 
vicinity of St. Charles Borromeo Catholic Church, which has been a documented 
neighborhood challenge in the past. This proposed parking arrangement – in exchange 
for the requested parking minimum waiver -  aligns with general goals in Hailey’s 
Comprehensive Plan for efficient land use, maintaining character in the downtown core, 
avoiding excessive costs for public services, and providing neighborhood pedestrian 
connectivity (achieved through associated sidewalk improvements, also included in this 
PUD Application).   

17.10.040: Developer Benefits: 
The Council may grant modifications or waivers of certain zoning and/or subdivision requirements to carry 
out the intent of this Chapter and the land use policies of the City. 
Staff Comment In exchange for the proposed offsite sidewalk improvements community amenity, the 

Applicant requests waivers to the following requirements:  
• Building Height (30’ maximum) – requesting new maximum building height of 

65’, with a current concept design of 59’.  
• Lot coverage (30% maximum) – requesting new lot coverage of approximately 

40%.  
• On-site parking (1 space for every 5 seats – new seating capacity of 300 seats; 

60 on-site parking spaces minimum requirement) – zero (0) permanent on-site 
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parking spaces provided, with three (3) temporary on-site drop-off stalls 
proposed.  

 
17.10.040.01: DENSITY BONUS: 

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

 A.1 Ten percent (10%): Solar, wind, geothermal or other alternative renewable energy 
sources will provide at least fifty percent (50%) of the total energy needs of the PUD. 

Staff Comment N/A – A density bonus is not requested. 
 A.2 Ten percent (10%): At least twenty five percent (25%) of the property included in the 

PUD is in the floodplain and no development occurs within the floodplain. 
Staff Comment N/A – A density bonus is not requested. 
 A.3 Ten percent (10%): The developer of the PUD provides or contributes to significant 

off-site infrastructure benefiting the city (e.g., water tank, fire station). 
Staff Comment N/A – A density bonus is not requested. 
 A.4 Twenty percent (20%): The developer of the PUD provides or contributes to 

significant multi-modal infrastructure providing both vehicular and nonvehicular 
amenities benefiting the city and Wood River Valley. 

Staff Comment N/A – A density bonus is not requested. 
 A.5 Ten percent (10%): The nonresidential or mixed-use PUD complies with leadership in 

energy and environmental design (LEED) standards for silver certification. The bonus 
unit(s) shall not be constructed until a later phase, after actual certification for prior 
phase(s) is achieved. 

Staff Comment N/A – A density bonus is not requested. 
 A.6 Fifteen percent (15%): The nonresidential or mixed-use PUD complies with leadership 

in energy and environmental design (LEED) standards for gold certification. The bonus 
unit(s) shall not be constructed until a later phase, after actual certification for prior 
phase(s) is achieved. 

Staff Comment N/A – A density bonus is not requested. 
 A.7 Twenty percent (20%): The nonresidential or mixed-use PUD complies with 

leadership in energy and environmental design (LEED) standards for platinum 
certification. The bonus unit(s) shall not be constructed until a later phase, after 
actual certification for prior phase(s) is achieved. 

Staff Comment N/A – A density bonus is not requested. 
       A.8 Twenty-five percent (25%): The PUD provides or contributes deed-covenanted 

community housing units within the PUD. The number of community housing units so 
provided shall be determined by the Council and Commission. The density bonus of 
twenty-five percent (25%) may be increased by the Council and Commission if an 
increase in the density bonus serves a compelling housing need in the City, as 
determined by the Commission and Council.  

Staff Comment N/A – A density bonus is not requested. 
B. Density bonuses for project amenities and benefits to the community other than 

those listed here may be granted by unanimous vote of the council, following a 
recommendation by the commission, in order to carry out the purpose and intent of 
this chapter and the land use policies of the city. (Ord. 1191, 2015) 

Staff Comment N/A – A density bonus is not requested. 
17.10.040.02: Density Transfer:   
Densities may be transferred between zoning districts within a PUD provided the resulting density shall be 
not greater than aggregate overall allowable density of units and uses allowed in the zoning districts in which 
the development is located. 
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Staff Comment N/A - A density transfer is not requested. 
17.10.040.05: Phased Development Allowed: 

The development of the PUD may be planned in phases provided that as part of the general submission, a 
development schedule is approved which describes: 
A. Parcels: The parcels that are to be constructed upon in each phase and the date of 

each phase submission. 
Staff Comment The Applicant has provided a phasing exhibit for the proposed PUD, including five (5) 

phases. The date of each phase submission has not been provided by the Applicant, but 
will be further addressed and recorded via a PUD Agreement, to be reviewed and 
approved by the City Council at a later date. 

B. Number of Units: The number of units to be built in each submission. 
Staff Comment N/A – The PUD does not propose more than one (1) new structure throughout its 

phases. The submitted phasing plan details specific project components, including 
demolition, new structure construction, renovations to the existing structure, and 
exterior/landscaping improvements.  

C. Schedule For Completion: A schedule for making contributions (if any), for the 
completion of project amenities and public improvements, for posting of security 
pursuant to subsection 17.10.050.08 of this Chapter, for dedication of Green Space, 
for conveyance of community housing and/or provision of employee housing. 

Staff Comment The Applicant has not submitted a schedule for completion of project amenities and 
public improvements, although they have identified project phasing that includes these 
contributions. If this PUD is recommended for approval by the Hailey City Council, the City 
Council will discuss whether additional scheduling details for public improvements are 
necessary, or if the submitted phasing plan is sufficient. 

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

Staff Comment The Applicant has submitted a phasing plan that prioritizes public improvements, 
followed by construction of the new church structure and renovation of the existing 
church structure. The design of this phasing plan will ensure that public improvements 
are available as soon as possible, while also preserving church gathering space for St. 
Charles Borromeo congregants and minimizing disruptions to access of church services.  

17.10.040.06: Modifications to the Subdivision Standards: 
Standards in the Subdivision Title for streets, sidewalks, alleys, and easements, lots and blocks, and parks 
may be allowed. The requirements for sidewalks in the zoning districts set forth in Section 16.04.030 shall not 
be waived. 
Staff Comment N/A - Modifications to the Subdivision Standards are neither requested nor proposed. 
Subsection 17.10.050.04(C) sets forth Standards of Evaluation required by the City Council. 
A. Standards of Evaluation 
 A.1 The proposed development can be completed within one (1) year of the date of 

approval or phased according to a development schedule as submitted in accordance 
with Section 17.10.040.05 of this chapter and approved by the City;  

Staff Comment The Applicant has proposed a phasing schedule, although dates for completion of the 
various phases have not been provided. If this PUD is recommended for approval by the 
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Hailey City Council, the City Council will discuss whether additional scheduling details for 
public improvements are necessary, or if the submitted phasing plan is sufficient. 

 A.2 The streets and thoroughfares proposed are suitable and adequate to carry 
anticipated traffic; 

Staff Comment S. 1st Avenue and E. Pine Street can accommodate anticipated vehicular traffic from the 
proposed PUD, and additional pedestrian improvements for these public streets are 
proposed/anticipated, further accommodating the increased pedestrian activity from 
the proposed PUD.  

 A.3 The PUD will not create excessive additional requirements at public cost for public 
facilities and services;   

Staff Comment No excessive costs are anticipated from this project. Development in the downtown core 
makes efficient use of existing facilities and services. 

 A.4 The existing and proposed utility services are adequate for the population densities 
and non-residential uses proposed;  

Staff Comment Utility services are available in the area and are adequate. 
 A.5 The development plan incorporates the site's significant natural features; 
Staff Comment The development plan now includes the retention of five (5) of the eight (8) significant 

trees associated with the site. All trees are at least sixteen inches (16”) DBH, according 
to submitted landscape plans. The Applicant previously proposed removal of six (6) of 
the eight (8) significant trees on site. The Applicant has made a clear effort to respond 
to Staff and Commissioner requests to retain significant on-site vegetation.   

 A.6 Each phase of such development shall contain all the necessary elements and 
improvements to exist independently from proposed future phases in a stable 
manner;  

Staff Comment See Section 17.10.040.05 of this report for further details.  
 A.7 One or more amenities as set forth in subsection 17.10.030I of this chapter shall be 

provided to ensure a public benefit;  
Staff Comment Please refer to Section I of this report for further details. 
 A.8 All exterior lighting shall comply with the standards set forth in subsection 17.08C of 

this chapter; and   
Staff Comment The Applicant has noted Dark Sky Compliant lighting within their submitted plans, 

although specific lighting cut sheets have not yet been provided. Staff will ensure that 
all exterior lighting complies with the standards set forth in subsection 17.08C through a 
subsequent Design Review Application process, should the Applicant pursue this 
measure.  

 A.9 The proposed PUD Agreement is acceptable to the applicant and the city. 
Staff Comment The proposed PUD Agreement has not yet been finalized. Review of the PUD Agreement 

is currently underway with Staff and the City Attorney. Further analysis and 
consideration will be discussed by the Hailey City Council, if the proposed PUD 
Application receives a recommendation for approval from the Planning and Zoning 
Commission.  

 
Summary and Suggested Conditions: The Commission shall conduct a public hearing and review the 
Application, all supporting documents and plans, and recommendations of City Staff, in making their 
recommendation to the Council. In any public hearing on a PUD Application, the presiding officer may 
order the hearing to be continued for up to thirty (30) days at the same place, in which case no further 
published notice shall be required. The following Conditions of Approval shall apply:  

1. The project shall receive Planned Unit Development approval subject to the Conditions 
outlined in the PUD Development Agreement. 
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2. Waivers are hereby granted as follows: 

i. Building Height (30’ maximum) – requesting new building height of 60’  
 

ii. Lot coverage (30% maximum) – requesting new lot coverage of 40%.  
iii. On-site parking (1 space for every 5 seats – new seating capacity of 300 seats; 

60 on-site parking spaces minimum requirement) – zero (0) permanent on-site 
parking spaces provided, with three (3) temporary on-site drop-off stalls 
proposed.  

3. Any water service that will not be used after the addition shall be abandoned at the water 
main.  

4. The Applicant shall ensure that all existing above ground utilities are relocated underground 
during site redevelopment. 

5. A Maintenance Plan shall be developed for any infrastructure (i.e., sidewalks, landscaping) 
within the public right-of-way, and shall be recorded prior to issuance of a Certificate of 
Occupancy.   

 
 
Motion Language: 
Approval: Motion to recommend approval by the Hailey City Council, the Planned Unit Development 
(PUD) Application by St. Charles Borromeo Catholic Church, represented by The Land Group, Inc., to 
consider various waivers and benefits of the zoning and subdivision codes to be able to construct a new 
Parish Hall, Classrooms, Administrative Offices, Worship Sanctuary, as well as repurpose the existing 
church building, all located at 311 South 1st Avenue (Lots 3-10, Block 21, Townsite Overlay) within the 
Transitional (TN) and Townsite Overlay (TO) Zoning Districts, finding that the project meets the 
standards under Section 17.10 of the Hailey Municipal Code, subject to Conditions 1-5 above. 
 
Denial: Motion to deny the Planned Unit Development (PUD) Application by St. Charles Borromeo 
Catholic Church, represented by The Land Group, Inc., to consider various waivers and benefits of the 
zoning and subdivision codes to be able to construct a new Parish Hall, Classrooms, Administrative 
Offices, Worship Sanctuary, as well as repurpose the existing church building, all located at 311 South 
1st Avenue (Lots 3-10, Block 21, Townsite Overlay) within the Transitional (TN) and Townsite Overlay 
(TO) Zoning Districts; finding that the project does not meet the standards under Section 17.10 of the 
Municipal Code _________ [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 for the Planned Unit Development (PUD) 
Application by St. Charles Borromeo Catholic Church to _________ [the Commission should specify a 
date]. 
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Lot Coverage Table

Square Footage Percentage

Total Lot Size 28806.61 N/A

Lot Coverage Not Included Covered Walkways 11274.89 39.14

Lot Coverage Including Covered Walkways 13049.11 45.29
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