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August 7, 2023 

West of First, LLC 
9533 W. Pico Blvd, Ste. A 
Los Angeles, CA 90035 

Re: Design Review Extension Request - 40 McKercher Project 

Dear West of First, LLC -  

The Design Review Application for the 40 McKercher Project, to be located at 40 East McKercher 
(Lot 1B, Block 2, Northridge Subdivision X), for construction of a new multifamily residential project, 
consisting of forty-four (44) residential units, was approved by the Planning and Zoning Commission 
on September 19, 2022 (Findings of Fact signed October 3, 2022).  

The Applicant submitted a letter requesting a Design Review Extension on July 12, 2023. This 
Extension Request will be reviewed by the Planning and Zoning Commission on August 7, 2023. Per 
Title 17, Chapter 17.06, Section 17.06.040 (F) only one, six-month extension is permitted.  

17.06.040: DESIGN REVIEW PROCESS: 
F. Final Construction Drawings; Issuance of Building Permit; Extensions: In order for a building permit to be 
issued after final design review approval, final construction drawings must be reviewed and approved by 
the Building Department. Application for a building permit must occur within one year of design review 
approval, or as otherwise provided by agreement authorized by law. The expiration date may be extended 
once, for an additional six (6) months, upon written request. Such request must be received prior to the 
expiration date. In the event any design review approval is for community housing units, an extension 
period of up to eighteen (18) months may be granted. The Commission shall review and approve or deny 
the request for extension. (Ord. 1191, 2015)

On August 7, 2023, the Planning and Zoning Commission ________________ the requested Design 
Review Approval Extension submitted by West of First, LLC, for the construction of the multifamily 
project at 40 East McKercher (Lot 1B, Block 2, Northridge Subdivision X).  

Thank you, 

Robyn Davis  
Community Development Director 

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

115 MAIN STREET SOUTH  (208) 788-9815 
HAILEY, IDAHO 83333 Fax: (208) 788-2924 
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FINDINGS OF FACT, CONCLUSIONS OF LAW, AND DECISION 
 

On July 17, 2023, the Planning and Zoning Commission considered and recommended for approval by 
the Hailey City Council a Planned Unit Development (PUD) Application by F & G Idaho, LLC, for approval 
of a three-story, eighteen (18) unit residential project, to be known as Maple Street Apartments. The 
project will be located at 50 W. Maple Street (Lots 16-20, Block 5, Hailey Townsite), within the General 
Residential (GR), Townsite Overlay (TO), and Downtown Residential Overlay (DRO) Zoning Districts. In 
exchange for the proposed public amenity of six (6) community housing units, the Applicant requests 
the following waivers: 

• A waiver to the maximum building height standard in the General Residential (GR) and Townsite 
Overlay (TO) Zoning Districts. The Applicant is proposing to increase the maximum building 
height standard from thirty feet (30’) to thirty-two feet and six inches (32’-6”); and 

• A waiver to the minimum lot size for Planned Unit Developments (PUD). The Applicant is 
proposing a PUD for a lot smaller than one (1) acre, or a lot size of 0.47 acres. 

The Commission, having been presented with all information and testimony in favor and in opposition to 
the proposal, hereby makes the following Findings of Fact, Conclusions of Law, and Decision.  
 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to 
property owners within 300 feet on June 23, 2023. Onsite Notice was posted on the property on June 
30, 2023.   
 
Background: The Hailey Planning & Zoning Commission and City Council have considered applications 
related to this project several times over the past year: 

• June 6, 2022 – Preliminary Design Review public hearing before the Commission.  
• August 2, 2023 – Lot Line Adjustment administrative review. 
• March 20, 2023 – Design Review public hearing before the Commission. 
• April 17, 2023 – Text Amendment public hearing before the Commission. 
• May 1, 2023 – Design Review public hearing before the Commission. 
• June 13, 2023 – Text Amendment public hearing before the Council. 

 
After misunderstanding the thirty-foot (30’) building height standard for parcels zoned General 
Residential (GR) in the Townsite Overlay (TO), in March 2023, the Applicant pursued a Text Amendment 
Application to change the standard to be thirty-five feet (35’) in height, which, except for the TO District, 
is consistent with all other GR Districts city-wide. Staff recommended and drafted an Ordinance that 
would only increase the maximum building height for General Residential (GR) parcels in the Downtown 
Residential Overlay (DRO), not the entire Townsite Overlay (TO) Zoning District. While the Planning & 
Zoning Commission recommended the draft Ordinance to the City Council for approval, the City Council 
questioned the integrity of a Text Amendment designed to meet one Applicant’s needs. Rather than 
broadly institute a Text Amendment to serve one development application, the Council advised the 
Applicant to refine their proposal, submit a Planned Unit Development Application, and provide an 
amenity in exchange for a waiver. 
 
Meanwhile, on May 1, 2023 the Applicant submitted an amended Design Review Application that was 
compliant with the thirty-foot (30’) building height; the Planning and Zoning Commission approved the 
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design. If this PUD Application is approved, the Applicant intends to submit a Design Review 
Modification Application to increase the building height standard to thirty-two feet and six inches (32’-
6”) and dedicate community housing units.  
 
Regarding the merits of the requested waiver to the maximum building height allowed at 50 W. Maple 
Street— Staff, the Commission, and several Council members found merit in increasing the building 
height at the site of the proposed apartment buildings. While the current General Residential (GR) 
zoning in the Townsite Overlay (TO) allows for a maximum building height of thirty feet (30’), the 
adjacent and nearby parcels zoned Business (B) and GR, outside the TO, are allowed to build to a height 
of thirty-five (35) or forty (40) feet, depending on the district and uses proposed. Per the Comprehensive 
Plan and best practices in land-use planning, Staff recommends increased density in the Downtown Core 
and along corridors with walking, biking, and transit facilities. Increased density, which can be achieved 
through increased building height, makes efficient use of resources, and minimizes the impacts of 
Hailey’s growth when located near the economic center and multi-modal transportation facilities. 
 
Application: In exchange for a waiver to the maximum building height requirement, as well as the 
minimum lot size requirement for Planned Unit Development Applications, the Applicant proposes to 
deed restrict one-third (1/3) of the apartment units as a community housing amenity. Specifically, the 
Applicant proposes to restrict the units to the “Category L” criteria specified by the Blaine County 
Housing Authority (BCHA)— “No Income Limit but must be a full-time resident of Blaine County,” see 
BCHA’s 2020 Community Housing Guidelines, page 2. 
 
“Category L” housing is important for providing housing for local workers earning middle and upper 
middle income, 100-120% of the area median income (AMI). Preliminary data from the City’s Housing 
Needs Assessment shows that the rate of home ownership in these categories is disproportionately low. 
Of the people in these income groups, indicating outpricing perhaps from competition with buyers 
looking for a second home or earning wages from a remote job. In other words, Category L housing can 
help provide housing for the “missing middle”: people who work locally and earn too much to qualify for 
income restricted housing yet too little to purchase a home in Hailey. Staff welcomes the proposed 
community housing amenity for Category L units and recommends the Commission’s approval, finding 
that the proposed community housing amenity of six (6) deed restricted units warrants the requested 
waivers to maximum building height and minimum lot size for a PUD Agreement.   
 

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 0.47 acres, which is less than the minimum gross size for 
properties that may be developed as a PUD. The Applicant requested a waiver to this 
standard, in exchange for a community housing amenity of six (6) apartment units. 
 
Finding: Compliance. While a lengthy discussion took place with regard to the requested 
waiver, the Commission concurred that the one (1) acre requirement was unnecessary. 
The Commission approved the requested waiver and suggested that Staff bring forth a 
text amendment to modify this requirement in the near future. The Commission found – 

https://www.bcoha.org/uploads/2/3/1/4/23149336/2020_community_housing_guidelines__combined_.docx.pdf
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with the proposed benefit of six (6) community housing units – the requested waiver 
acceptable, and that 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. Finding: Compliance. The Commission found that 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. Finding: Compliance. The Commission 
found that 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 River Street and Maple Street can accommodate the anticipated vehicular and 
pedestrian traffic from the proposed PUD. Furthermore, River Street is connected to 
Hailey’s historic grid pattern at multiple points, as well as to residential collectors 
serving newer suburban subdivisions. 
 
Finding: Compliance. The Commission found that this standard has been met. 

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 The River Street corridor is partially built and thoroughly planned for bicycle and 
pedestrian circulation accessing downtown amenities, nearby parks, and natural 
features, such as the Draper Preserve and Bigwood River. 
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments This standard was achieved in the Design Review process. On May 1, 2023 the Planning 
and Zoning Commission approved a building design that complies with current code, or 
the 30’ height limit. If this PUD Application is approved, the Applicant intends to submit 
a Design Review Modification Application to increase the building height and provide 
community housing units.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments This standard was achieved in the Design Review process. On May 1, 2023 the Planning 
and Zoning Commission approved a building design that complies with current code, or 
the 30’ height limit. If this PUD Application is approved, the Applicant intends to submit 
a Design Review Modification Application to increase the building height and provide 
community housing units.  
 
Finding: Compliance. The Commission found that this standard has been met. 

 C.1.e Park land shall be most appropriately located on the Contiguous Parcels. 
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Staff Comments N/A - This PUD proposal only involves one (1) parcel. Finding: Compliance. The 
Commission found that this standard has been met. 

C.1.f Grading and drainage shall be appropriate to the Contiguous Parcels. 
Staff Comments This standard was achieved in the Design Review process. On May 1, 2023 the Planning 

and Zoning Commission approved a building design that complies with current code, or 
the 30’ height limit. If this PUD Application is approved, the Applicant intends to submit 
a Design Review Modification Application to increase the building height and provide 
community housing units.  
 
Finding: Compliance. The Commission found that this standard has been met. 

C.1.g Development shall avoid easements and hazardous or sensitive natural resource 
areas. 

Staff Comments N/A. Finding: Compliance. The Commission found that this standard has been met. 
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 N/A - This PUD proposal only involves one (1) parcel. Finding: Compliance. The 
Commission found that this standard has been met. 

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 This standard was achieved in the Design Review process. On May 1, 2023 the Planning 
and Zoning Commission approved a building design that complies with current code, or 
the 30’ height limit. If this PUD Application is approved, the Applicant intends to submit 
a Design Review Modification Application to increase the building height and provide 
community housing units.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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 This standard was achieved in the Design Review process. On May 1, 2023 the Planning 
and Zoning Commission approved a building design that complies with current code, or 
the 30’ height limit. If this PUD Application is approved, the Applicant intends to submit 
a Design Review Modification Application to increase the building height and provide 
community housing units.  
 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comments All utilities will be installed underground, this standard was achieved in the Design 
Review process. On May 1, 2023 the Planning and Zoning Commission approved a 
building design that complies with current code, or the 30’ height limit. If this PUD 
Application is approved, the Applicant intends to submit a Design Review Modification 
Application to increase the building height and provide community housing units.  
 
Finding: Compliance. The Commission found that this standard has been met. 
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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. Finding: Compliance. The Commission found that this standard has been met. 
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 Applicant will build the portion of the River Street multi-modal concept along its 
frontage. Finding: Compliance. The Commission found that this standard has been met. 

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 proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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 proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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 proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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 N/A – The Applicant proposes a community housing amenity. 
There is one tree and several small shrubs on the site, which will be removed. The 
Applicant will plant more than twenty (20) trees and shrubs per the design approved on 
May 1, 2023.  
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 Finding: Compliance. The Commission found that this standard has been met. 
 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 proposes a community housing amenity. Finding: Compliance. The 

Commission found that this standard has been met. 
 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 proposes a community housing amenity. Finding: Compliance. The 

Commission found that this standard has been met. 
 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 The Applicant proposed to deed-restrict one-third or six (6) of the proposed apartments 
as community housing units. This amenity more directly pertains to the next standard, 
under Section 17.10.030.I.8; see below. 
 
Finding: Compliance. The Commission found that this standard has been met. 

 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 In exchange for a waiver to the maximum building height requirement, as well as the 
minimum lot size requirement for Planned Unit Development Applications, the Applicant 
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proposes to deed restrict one-third or six (6) of the apartment units as a community 
housing amenity. Specifically, the Applicant proposed to restrict the units to the 
“Category L” criteria specified by the Blaine County Housing Authority (BCHA)— “No 
Income Limit but must be a full-time resident of Blaine County,” see BCHA’s 2020 
Community Housing Guidelines, page 2. 
 
“Category L” housing is important for providing housing for local workers earning 100-
120% and more of the area median income (AMI). Preliminary data from the City’s 
Housing Needs Assessment shows that the rate of home ownership for people in Hailey 
earning about $80,000 annually or 120% of AMI is disproportionately low; of the people 
in this income group, about half rent and half own their homes. The rate of home 
ownership disproportionately slows, as wages increase past 100% AMI. The low rate of 
home ownership in the 100-120% AMI group indicates outpricing, for example from 
competition with buyers looking for a second home or earning wages from a remote job. 
In other words, Category L housing can help provide housing for the “missing middle,” 
people who earn too much to qualify for income restricted housing yet too little to 
purchase a home in Hailey.  
 
Finding: Compliance. The Commission welcomed the proposed community housing 
amenity for Category L units and found that the proposed amenity fulfills this standard.  

 I.9 Real Property: Dedication or conveyance of real property or an interest in real 
property to the city. 

Staff Comment N/A - The Applicant proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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 N/A – The Applicant proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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 proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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. 

 

https://www.bcoha.org/uploads/2/3/1/4/23149336/2020_community_housing_guidelines__combined_.docx.pdf
https://www.bcoha.org/uploads/2/3/1/4/23149336/2020_community_housing_guidelines__combined_.docx.pdf
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Staff Comment N/A – The Applicant proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

 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 N/A – The Applicant proposes a community housing amenity. Finding: Compliance. The 
Commission found that this standard has been met. 

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 community housing amenity, the Applicant requested 

waivers to the maximum building height requirement, as well as the minimum lot size 
requirement for Planned Unit Development (PUD) Agreement.  
 
While the standard for the site and approved design for the Maple Street Apartments 
includes a maximum building height of thirty feet (30’), the Applicant requests a waiver 
to increase the building height standard to thirty-two feet and six inches (32’-6”). If 
approved, the Applicant will submit a Design Review Modification Application to amend 
the approved design and reflect a building height that complies with thirty-two feet and 
six inches (32’-6”).  
 
Lastly, the Applicant requested that the minimum lot size requirement for a PUD 
Agreement be waived, so that this exchange of waivers and amenities be considered. 
Most recently, the city waived the minimum lot size requirement for the ARCH/BCSD 
project on West Bullion, and the River Street Townhomes project on North River Street. 
As with those projects, the site of the Maple Street Apartments is under one (1) acre; 
specifically, it is 0.47 acres. 
 
Finding: Compliance. The Commission welcomed the proposed community housing 
amenity for Category L units and found that the proposed amenity fulfills this standard. 

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. Finding: Compliance. The Commission found 

that this standard has been met. 
 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. Finding: Compliance. The Commission found 

that this standard has been met. 
 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. Finding: Compliance. The Commission found 

that this standard has been met. 
 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. Finding: Compliance. The Commission found 
that this standard has been met. 
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 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. Finding: Compliance. The Commission found 
that this standard has been met. 

 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. Finding: Compliance. The Commission found 
that this standard has been met. 

 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. Finding: Compliance. The Commission found 
that this standard has been met. 

       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 
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. Finding: Compliance. The Commission found 
that this standard has been met. 

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. Finding: Compliance. The Commission found 
that this standard has been met. 

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. 
Staff Comment N/A - A density transfer is not requested. Finding: Compliance. The Commission found 

that this standard has been met. 
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 N/A - It is the Applicant’s intent to construct the entire project at one time. A phased 

approach is not proposed. Finding: Compliance. The Commission found that this 
standard has been met. 

B. Number of Units: The number of units to be built in each submission. 
Staff Comment N/A. Finding: Compliance. The Commission found that this standard has been met. 
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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 N/A. Finding: Compliance. The Commission found that this standard has been met. 
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 N/A. Finding: Compliance. The Commission found that this standard has been met. 
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. 

Finding: Compliance. The Commission found that this standard has been met. 
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 project can be completed within a typical building permit timeline of 548 days. 
Finding: Compliance. The Commission found that this standard has been met. 

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

Staff Comment River Street and Maple Street can accommodate the anticipated vehicular and 
pedestrian traffic from the proposed PUD. Furthermore, River Street is connected to 
Hailey’s historic grid pattern at multiple points, as well as to residential collectors 
serving newer suburban subdivisions. 
 
Finding: Compliance. The Commission found that this standard has been met. 

 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. Finding: Compliance. The 
Commission found that this standard has been met. 

 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. Finding: Compliance. The 
Commission found that this standard has been met. 

 A.5 The development plan incorporates the site's significant natural features; 
Staff Comment The site does not contain any natural features worthy of protection. Finding: 

Compliance. The Commission found that this standard has been met. 
 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;  
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Staff Comment N/A - The project is not phased. Finding: Compliance. The Commission found that this 
standard has been met. 

 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. Finding: Compliance. The 
Commission found that this standard has been met. 

 A.8 All exterior lighting shall comply with the standards set forth in subsection 17.08C of 
this chapter; and   

Staff Comment All exterior lighting will comply with the standards in Section 17.08C, per the Design 
Review Approval granted on May 1, 2023. Finding: Compliance. The Commission found 
that this standard has been met. 

 A.9 The proposed PUD Agreement is acceptable to the applicant and the city. 
Staff Comment The City Attorney has drafted the PUD Agreement, and the Commission reviewed the 

draft agreement. Finding: Compliance. The Commission supported the draft agreement 
and found that this standard has been met. 

 
CONCLUSIONS OF LAW AND DECISION 

 
Based on the above Findings of Fact, the Commission makes the following Conclusions of Law and 
Decision: 

1) The application meets the General Requirements of Hailey Municipal Code Title 17, Chapter 
17.10, Planned Unit Developments. 

2) The development benefits set forth in Section 17.10.040 are commensurate with the 
amenities proposed.  

3) The requirements of Section 17.10 have been met, including general compliance with the 
Hailey Comprehensive Plan. 

 
The project shall receive Planned Unit Development approval subject to the following conditions, and 
the conditions of concurrent applications (Design Review): 
 

1. The project shall receive Planned Unit Development approval subject to the Conditions 
outlined in the PUD Development Agreement. 

2. Waivers are hereby granted as follows: 
i. Waiver to the Minimum Lot Size for Planned Unit Development: Reduce the 

minimum lot size from one (1) acre to 0.47 acres. 
ii. Waiver to the Maximum Building Height: Increase the maximum allowed 

building height from thirty feet (30’) to thirty-two feet and six inches (32’-6”).   
3. The Applicant shall designate six (6) of the eighteen (18) residential dwelling units at the Maple 

Street Apartments as community housing, in accordance with the terms of the Maple Street 
Apartment Planned Unit Development Agreement and a deed covenant approved by the Hailey 
City Council.  

a. Each of the six (6) community housing units shall be identical to at least one (1) other 
market-rate unit in the Maple Street Apartment development. 

4. 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.   
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Approved this _____________day of __________________, 2023.  

 

_____________________________ 

Janet Fugate, Chair 

 

Attest:  

 

_____________________________ 

Jessica Parker, Community Development Assistant 
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To:  Hailey Planning and Zoning Commission 
 
From:  Emily Rodrigue, Community Development Resilience Planner/City Planner 
 
Overview: Consideration of a Hillside Overlay Modification Application by the Bureau of Land 

Management (“BLM”, Shoshone Field Office – Twin Falls District), Blaine County 
Recreation District (“BCRD”), and the City of Hailey (“City”), for the construction of two 
(2) new recreational trails, proposed as the Hangman Gulch and Olympia Gulch trails. 
The Hangman Gulch Trail is proposed to impact approximately 0.6 miles of City property 
(Hillside Overlay District), providing shared recreational opportunities that include both 
motorized (restricted to Class I E-bike) and nonmotorized uses. The Olympia Gulch Trail 
is proposed to offer the same shared-use recreational opportunities, and it is planned to 
impact approximately 0.2 miles of BCRD property (no Hillside Overlay District area). 
Primary access to the Hangman Gulch Trail will be located at Old Cutter’s Park, within 
the Old Cutter’s Subdivision. The Olympia Gulch Trail will be accessed from existing trail 
connections located at Keefer Park, in addition to an access point along Laurelwood 
Drive, just north of Keefer Park.  

 
 The proposed trails will be located to the north (Hangman) and south (Olympia) of 

Quigley Canyon. The northern parcel boundary can be described as LOTS 1,2,3,4, 
S1/2N1/2, N1/2S1/2, SWSE SEC 3 2N 18E. The southern parcel boundary can be 
described as N1/2, S1/2SE SEC 14 2N 18E. Hangman Gulch Trail construction is proposed 
for parcels owned by the City of Hailey, the BLM, and Quigley Farm and Conservation 
Community, LLC. Olympia Gulch Trail Construction is proposed for parcels owned by the 
City of Hailey, the BLM, and the BCRD. Both trails will touch parcels zoned as 
Recreational Green Belt (RGB) District, as well as the Hillside Overlay District.  

 
Hearing:  August 7, 2023 

 
Applicant: BLM, BCRD, City of Hailey  
Location: Hangman:  Old Cutters Sub Parcel B Open Space, Lots 1,2,3,4, S1/2N1/2, N1/2S1/2, 

SWSE SEC 3 2N 18E, FR SESE SEC 3, FR N1/2 NE SEC 10 TL 8481 2N 18E, Quigley Farm 
Large Block Plat Blk 16.  

 Olympia: Quigley Farm Large Block Plat Blk 10, SENW, E1/2, NESW, S1/2SW SEC 11 2N 
18E, N1/2, S1/2SE SEC 14 2N 18E.  

Zoning/Size: Recreational Green Belt (RGB), Hillside Overlay (HO); 0.6 miles of City property 
impacted, 0.2 miles BCRD property impacted. 

 

STAFF REPORT  
Hailey Planning and Zoning Commission  

Regular Mee�ng of August 7, 2023  
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Notice: Notice for the public hearing was first published in the Idaho Mountain Express on July 19, 
2023, and mailed to property owners within 300 feet on July 19, 2023. The City of Hailey did not 
receive any public comments after this point.  

 
Application and Project Background: The Applicant Team is proposing to develop, and/or amend, 
portions of two (2) shared-use recreational trails, located directly to the north and south of Quigley 
Canyon. These trails will be named Hangman Gulch Trail and Olympia Gulch Trail, respectively. The 
project will build upon existing trail infrastructure in the geographic scope that is both formal and 
informal in nature and presents a range of current trail health conditions. Specific project outcomes 
include defining trail surfaces, re-routing damaged or informal sections to promote resource 
resilience (including sensitive vegetation, habitats, and wildlife), and constructing new trail sections 
for recreational continuity in public lands east of the City of Hailey.  
 
Offering accessible, well-defined, and safe trail systems promotes sustainable trail use and 
mitigates negative resource impacts over time. A trail system that lacks appropriate slope, 
drainage features, and erosion control can result in washouts and unstable trail tread surfaces. 
Recreationalists will opt for the route of least resistance, cutting across switchbacks and 
forming new, informal trails. This results in further loss of vegetation and habitat, threatens 
native and sensitive plant species, and creates unpredictable hazards in areas with poor line of 
sight and multi-user, multi-directional traffic. This project will create sustainable, resilient trail 
systems that concentrate recreation traffic and reduce the likelihood of informal trail creation, 
similar to that of previously approved recreational trails, the Quigley Perimeter Trail and 
Quigley-to-Keefer Park BLM Connection Trail (which included three downhill flow trails), all of 
which have been constructed and are in use today, and were approved by the Planning and 
Zoning Commission in November 2018. 
 
Further, this project aims to create sustainable, multi-use trails for foot, horseback, and bicycle 
activities during non-winter months, and hiking or snowshoeing activities in winter (subject to 
conditions and BLM winter travel restrictions). On BLM land, Class I E-bikes (defined as pedal-
assist with speeds not to exceed 20 miles per hour) will also be allowed on the trails. According 
to Hailey Municipal Code, Section 17.04N.010 A.10, the Hillside Overlay District permits 
nonmotorized recreational access on hillsides where appropriate to the terrain and neighboring 
uses. E-bike recreation is growing in Hailey, and managing this user group has been a challenge 
across different jurisdictions and regulation schemes. While the proposed trail systems 
enhance E-bike opportunities, conflicting permitted uses between City and BLM-owned land 
may affect travel continuity. That said, the Commission and Council approved a recent Text 
Amendment Application (August 2022), which defined standards and use provisions for E-bikes 
within the City of Hailey, on pathways, within public spaces, and within the public rights-of-
ways. In summary, E-bikes – with speeds not to exceed 20 miles per hour – were permitted 
within all of these areas. Given this information, the Commission may wish to discuss the 
management of E-bikes on the 0.6 miles of City-owned property, including potential trail 
section adjustments or alternatives, if so desired.  
 
The BLM’s Recreation Managers (Shoshone Field Office) will oversee trail development and 
construction. Other members of the Applicant Team (BCRD, City of Hailey) are involved due to 
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their affected land holdings. BLM Staff have worked closely with both BCRD and City Staff to 
achieve congruence with current and future land uses and the associated impacts. As this 
project involves actions carried out on federal lands, the BLM is subject to National 
Environmental Policy Act (NEPA) procedures, allowing for public engagement, informed 
decision-making, and consideration of alternatives to minimize adverse environmental impacts. 
The other Applicant Team members, visitors and residents of Hailey, and the surrounding 
ecosystems collectively benefit from this NEPA process.  
 
Staff also wish to highlight the social equity implications associated with this project. According 
to data available through the Climate and Economic Justice Screening Tool1, (Council of 
Environmental Quality, Executive Office of the President of the United States), the 
neighborhood areas directly adjacent from, and providing access to, the proposed recreational 
trails have been identified as “disadvantaged”. This census tract scored in the 71st percentile 
nationally for “People in households where income is less than or equal to twice the federal 
poverty level, not including students enrolled in higher ed”. The “Woodside” neighborhood 
corridor hosts the highest density of people and households within the City of Hailey, according 
to 2020 US Census data2. Specifically, the proposed Olympia Gulch Trail will provide enhanced 
recreation opportunities for these families and individuals, opportunities which are highly 
accessible in proximity to homes and free to use and enjoy.  
 
Other benefits presented by the Applicant Team’s proposal include enhanced connectivity 
between recreational trail areas and Mountain Rides’ Safe Routes to School transportation 
network, and a potential reduction in “vehicle miles traveled” for Hailey citizens seeking 
proximal and convenient recreational trail opportunities and public land access.  
 
 
Procedural History: The Hillside Overlay Modification Permit Application was submitted on May 19, 
2023 and certified complete on June 2, 2023. A public hearing before the Planning and Zoning 
Commission for approval or denial of the project will be held on August 7, 2023, in the Hailey City 
Council Chambers and virtually via Microsoft Teams Meeting.  
 

 
General Requirements of the Hillside Overlay District 

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

☒ ☐ ☐ 17.04N.050 Complete Application 

☒ ☐ ☐ Department 
Comments 

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

 
1 htps://screeningtool.geopla�orm.gov/en/#11.45/43.4927/-114.2535 
2 htps://�nyurl.com/7yry6wy5 
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☒ ☐ ☐ 17.04N.070.01 
General 

A. Siting New Buildings: The siting of new buildings or structures shall 
demonstrate through visual simulation graphics or other graphic means that the 
building or structure does not skyline from any public street or improved public 
trail. 

Staff Comments No new buildings are proposed at this time. All development proposed will be trail-
based to accommodate spring, summer, and fall recreationalists. Winter use of the 
trails will be possible, however, the trails will not be maintained or groomed, and 
they will be subject to any BLM winter travel restrictions put in place to protect 
wildlife. Most of the trail construction is proposed for areas leading away from 
public streets and avoiding ridgelines/areas of prominence. This will prevent “sky-
lining” from occurring and impacting the viewshed.  

☒ ☐ ☐  B. Neutral Colors: Buildings shall be designed with neutral colors or with colors 
naturally found in the surrounding hillsides. 

Staff Comments N/A, as no buildings are proposed at this time.  
☒ ☐ ☐  C. Recreation Uses, Amenities: All recreation uses and amenities shall be 

appropriate to the terrain, with minimal visual impact. 

   Staff Comments The proposed trail systems will accommodate a variety of recreationalists, including 
bikers (E-bike and mountain bike), hikers, and winter recreationalists (snowshoeing, 
Nordic skiing, hiking, etc.), subject to BLM winter travel restrictions. These trail 
systems will actively engage Hailey residents and visitors, alike. 
 
The proposed trail systems are designed to serve all populations and age ranges. The 
terrain will be constructed in such a way to have little to no visual impact on the site, 
after an appropriate regrowth period has occurred. The Applicant has provided 
photo documentation of the regrowth of similarly designed and constructed trails in 
the Wood River Valley, showing diminishing visual impact after just a few seasons. 
These photos are located in the Applicant file and available upon request. 
 
A Trail Dozer will be utilized to cut into the hillside to accommodate various users 
and their choice of recreation. Partial and full bench cuts will be implemented to 
create sustainable trail systems, while effectively draining water to mitigate soil and 
trail erosion. Native plants will be reincorporated on uphill and downhill sides of the 
trail systems to better blend the trail into the hillside and more efficiently minimize 
the visual impact.     
 
Additionally, a significant degree of the proposed trail construction will occur on 
hillside aspects that do not face or are not readily visible from adjacent residential 
parcels. This system design will also mitigate visual impact.  

☒ ☐ ☐  D. Wildlife Impact: All development shall minimize impact on wildlife migration 
corridors and wintering grounds. (Ord. 1191, 2015) 

   Staff Comments The proposed Trail Development Plan seeks to serve multiple user groups, while 
considering environmental and geographical factors. The BLM is required to conduct 
a NEPA analysis of the proposed trail project, its impacts, and alternative actions to 
consider, prior to final project approval. This analysis includes impacts on wildlife. 
 
The City of Hailey has taken actions to help plan, manage, and mitigate recreational 
conflicts with wildlife. In 2021, the City of Hailey signed a Memorandum of 
Understanding (MOU) to establish roles and responsibilities for implementing annual 
and conditional restrictions associated with the BLM Wood River Valley Recreation 
and Access Environmental Decision Record. This MOU allows the City of Hailey and 
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the BLM to monitor recreation’s impact on wildlife and apply restrictions 
and/enforcement  as necessary. Past actions of the MOU have included things like 
winter closures to recreational travel in certain areas, as well as restrictions on the 
presence of dogs during certain seasons. The City of Hailey is fully supportive of 
continued collaboration with the BLM and other wildlife stakeholders, adjusting 
recreation policy and access congruently with the dynamic nature of wildlife 
management. 
 
Most segments of the trail systems are proposed to be constructed mid-slope in 
canyons/drainages located directly to the north and south of Quigley Canyon. Areas 
within Quigley Canyon have been identified as wildlife migration corridors and 
wintering ranges. Creating new trail systems outside of the Quigley area offers the 
potential for decreasing the intensity and frequency of recreational impacts on 
wildlife within the known habitat of Quigley. 
 
That said, a portion of the proposed Hangman Gulch Trail will be located in an area 
designated as a wildlife migration corridor, according to the City of Hailey’s 
Comprehensive Plan Land Use Map. It should also be noted that this map represents 
2010 conditions and patterns; the City’s Community Development Department is 
actively updating Comprehensive Plan metrics and policies at the time of this 
project’s review. City Staff will respond to evolving knowledge and conditions to 
ensure that Hangman Gulch Trail’s recreational traffic does not adversely affect 
wildlife.  

☒ ☐ ☐ 17.04N.070.02 
Grading 

A. Unstabilized Cut Slopes: Unstabilized cut slopes shall be designed and 
constructed according to the recommendations of a qualified engineer, unless a 
structural alternative such as a retaining wall or other measure acceptable to the 
city is provided. 

   Staff Comments All Unstabilized Cut Slopes will be designed and constructed according to the 
recommendations of a qualified engineer. Final Design shall be reviewed by the City 
Engineer prior to construction. This has been made a Condition of Approval.   

☐ ☐ ☒  B. Retaining Walls: Retaining walls may be preferred as a means to break up long, 
uninterrupted cuts. These retaining walls should be interspersed with other cut 
slopes if possible, to break up the length. Retaining walls should be no higher than 
four feet (4') or terraced with a three foot (3') horizontal separation of walls. They 
should be constructed of materials that are utilized elsewhere on the site, or of 
natural or decorative materials. Landscaping should be provided within or in front 
of extensive retaining walls. 

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

☒ ☐ ☐  C. Cuts and Fills: Cuts and fills shall be shaped, rounded, minimized and 
nonuniform to simulate natural existing contours. 

   Staff Comments Full and Partial Bench Cuts will be utilized across the project scope. Specifically, 
sections of tread will be cut across the side, or contour, of the hills. The cuts will 
either be full width or partial width, depending on the section of trail. A full bench 
trail is constructed by cutting the full width of tread into the hillside. The entire tread 
is dug down to compacted mineral soil, which creates a more consistent and stable 
tread over time. This method, though initially more effort to construct, lasts 
indefinitely with very little maintenance and erosion over time. See image below.  
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A partial bench trail is constructed by cutting away only part of the hill, and the soil 
that has been removed will be placed at the lower edge of the trail, with an attempt 
to establish the desired tread width.  
 
Full and Partial Bench Cuts assist in supporting the surrounding vegetation 
appropriately, while effectively draining water to mitigate soil and trail erosion. 
Whether full or partial bench cuts are utilized, all will be rounded and gently blended 
to simulate natural existing contours. Native plants will also be reincorporated on all 
sides of the trail systems to better blend the trail into the hillside and more efficiently 
minimize the visual impact.     

☒ ☐ ☐  D. Grading: No grading shall be allowed for purposes other than for the 
preparation of the ground for structures and for access. 

   Staff Comments Grade Reversals will be incorporated throughout the proposed trail systems. More 
specifically, a Grade Reversal is where a climbing trail levels out and then changes 
direction, dropping subtly for 10 to 50 linear feet before rising again. This change in 
grade benefits drainage and the life of the trail system. The change in grade forces 
water to exit the trail at the low point of the Grade Reversal. See image below.  
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Grade Reversals effectively divide the trail into short, individual watersheds, so the 
drainage characteristics of one section of trail won’t affect any other section of trail.  

☒ ☐ ☐  E. Thirty Percent Slopes: All slopes greater than thirty percent (30%) shall remain 
undisturbed, unless otherwise required by the wildland/urban interface code. If 
evidence acceptable to the city is provided showing that the strict enforcement of 
this provision would prohibit access to the lot or that placement of utilities would 
be impossible, then the applicant may apply for a waiver to this provision. 
Waivers shall only be considered in situations where strict application of the 
requirements of this section will deny to the developer the reasonable and 
beneficial use of the property in question, and not in situations where the 
developer establishes only that exceptions will allow a more financially feasible 
project. 

   Staff Comments Slope Grade for the proposed trail system is approximately six (6%) percent. All 
summer and winter trails are expected to be constructed at 6% grade or less. Slopes 
over 30% are not impacted by trail development. 

☐ ☐ ☒  F. Building Code Compliance: All retaining walls and grading shall comply with the 
most currently adopted edition of the international building code. (Ord. 1191, 
2015) 

   Staff Comments N/A, as no retaining walls are proposed. All grading shall comply with the 2018 
International Building Code, which is the most current adopted edition in the City of 
Hailey.  

☐ ☐ ☒ 17.04N.070.03 
Storm Drainage 

A. Runoff Discharge: Provisions for runoff discharge shall be designed to safely 
retain stormwater or adequately carry and discharge accumulated runoff into 
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drainage channels, storm sewers or natural watercourses so it does not cause 
damage or flooding to neighboring properties. The design standard shall be the 
25-year, one-hour rainfall event defined as one inch (1") per hour. 

   Staff Comments N/A. See item (D) for further detail on Grade Reversals, or trail drainage.  

☐ ☐ ☒  B. Drainage Improvements: The Commission may require the Applicant to design 
and construct drywells or other drainage improvements to control and reduce 
runoff from the site. The design for these facilities, including the soil percolation 
rate for all dry well locations, shall be submitted for approval as part of the storm 
drainage plan. (Ord. 1191, 2015) 

   Staff Comments N/A. See item (D) for further detail on Grade Reversals, or trail drainage.  

☒ ☐ ☐ 17.04N.070.04 
Erosion Control 

A. Stabilization Methods: All areas on the property graded for development, 
disturbed by construction or altered in any other way which may increase soil loss 
due to water and wind erosion shall be stabilized by one or more of the following 
methods: 
 

1. Revegetated with native drought tolerant plant materials, including, but 
not limited to, flowering plants, low shrubs or native grasses growing in 
the immediate vicinity; or 

2. Stabilized with flexible, biodegradable materials or synthetic soils     
erosion matting in conjunction with native grasses. Where native grasses 
are used for erosion control, written specifications shall be submitted to 
the city indicating the grass mix, preparation of seed bed, method of 
application and maintenance schedule. 

   Staff Comments  See items (C) and (D) for further detail on cuts, fills and drainage. 

☒ ☐ ☐  B. Maintenance: Where vegetation is proposed as an erosion control method for 
disturbed or graded land, the new vegetation shall be adequately maintained to 
prevent erosion. (Ord. 1191, 2015) 

   Staff Comments Proposed trails will be engineered to minimize erosion and shed water efficiently. On 
the downhill slopes of the trail, the Applicant Team will work to maintain as much 
organic material in the disturbed area as possible. Slopes, underneath the actual 
trail, will see most of this organic material, so as to stimulate native revegetation.  
 
The Applicant Team also noted that targeted reseeding could take place, if after 
completion of the trail systems, native vegetation has not adequately filled in the 
disturbed areas. If deemed necessary, and to ensure targeted reseeding occurs, this 
has been made a Condition of Approval.  

☐ ☐ ☒ 17.04N.070.05 
Public Streets, 
Private Streets, 
Driveways and 
Utilities 

Public streets, private streets, driveways, and utilities shall meet the definitions 
and design standards of the Hailey subdivision ordinance. 
 
A. Natural Contours: Public and private streets, driveways and utilities shall run 
with the existing natural contours to the maximum extent possible. 

   Staff Comments N/A, as no public streets, private streets, driveways, or utilities are proposed at this 
time.  

☐ ☐ ☒  B. Cut, Fill Areas: Cut and/or fill areas for public and private streets and driveways 
shall not exceed five feet (5’) above or below record grade. 

   Staff Comments N/A, as no public streets, private streets, driveways, or utilities are proposed at this 
time. 
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Figure 2: Valley View Loop trail as seen from the Sun Valley Road. 
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Figure 3: White Cloud Loop Trail as seen from Diamond Back Road. 
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Figure 4: White Cloud Loop Trail as seen from Monarch Lane. 
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Trails East of Bellevue in the Slaughterhouse drainage.  Trails were constructed in 2021 with a trail dozer and mini excavators.   

 

Figure 5: Muldoon Connector Trail as seen from O’Donnell Park in Bellevue. 
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Figure 6: Muldoon Connector Trail as seen from Strayhorn Subdivision in Bellevue. 
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Figure 7: Belle 1.0 Trail as seen from Strayhorn Subdivision Trailhead in Bellevue. 
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	7. Development shall avoid easements and hazardous or sensitive natural resource areas.
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