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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On May 19, 2025, the Hailey Planning and Zoning Commission considered and approved a Preliminary
Plat Application submitted by Charles Tenold, represented by Bruce Smith with Alpine Enterprises, to
replat Lot 4, Block 10, Phase Il of the Rimrock Cottages and Townhouses Subdivision wherein the parcel
would be subdivided into two (2) single family lots ranging in size from 9,023 to 9,708 square feet. This
project is known as Rimrock Cottages Phase Il, and it is located within the General Residential (GR)
Zoning District.

The Hailey Planning and Zoning Commission enters these Findings of Fact, Conclusions of Law and
Decision.

Applicant: Charles Tenold

Project: Rimrock Cottages Phase Il

Location: 1050 E. Myrtle Street

Size & Zoning: .43 acres (18,731 sq. ft.); General Residential (GR) Zoning District

Notice: Notice for the public hearing was published in the Idaho Mountain Express on April 30, 2025,
and mailed to adjoining property owners on April 30, 2025.

Application: Charles Tenold, represented by Bruce Smith with Alpine Enterprises, sought approval to
replat Lot 4, Block 10, Phase Il of the Rimrock Cottages Subdivision, from one (1) parcel into two (2) lots,
each lot ranging from 9,023 to 9,708 square feet in size.

The Owners also submitted a First Amendment to the Phasing Plan which, if approved, would allow for
the parcel to be developed as two (2) detached dwelling units instead of two (2) dwelling units located
within a single building. The proposed First Amendment to the Phasing Plan Agreement will be reviewed
by the Hailey City Council on May 27, 2025, whereby the Council will approve, continue, deny, or modify
the proposed modifications to said agreement.

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.

Background: On March 9, 2009, the City Council approved the development of Rimrock Cottages and
Townhouse Subdivision, a project situated along the southern boundary of the Old Cutters Subdivision.
A component of that project approval included the approval of a Phasing Plan Agreement appurtenant
the development. The Phasing Plan stipulated two (2) phases: Phase | and Phase II. Phase | was
approved to construct seven (7) townhouse sublots, of which have been constructed and provide
housing for local people and families today. Phase Il was approved to consist of two (2) sublots whereby
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“two townhouse units in a single duplex building” shall be constructed. Phase Il is currently
undeveloped, vacant land within the subdivision.

Several inquiries have been made as to the development of this parcel, including the potential
amendment of the Phasing Plan to expand the development potential on this site. Property owners,
Charles and Kimberly Tenold, Vanessa G. Duque, and Juan D. Giraldo, have submitted a First
Amendment to the Phasing Plan, expected to be heard by the Hailey City Council on May 27, 2025, as
well as a Subdivision Application to formally subdivide the parcel into two (2) lots, as described below.

Procedural History: The Application was submitted on April 25, 2025, and certified complete on March
May 5, 2025. A public hearing before the Planning and Zoning Commission was held on May 19, 2025, in
the Council Chambers of Hailey City Hall, and virtually via Microsoft Teams.

Standards of Evaluation for a Subdivision

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
O O 17.06.050 Complete Application
O O Department Engineering: Public streets, no new approach
Comments

Life/Safety: No comments.

Water and Wastewater:
Water Division: No comments
Wastewater Division: There are two (2) connections on the
utility map for wastewater. Both should be utilized; one (1) per
dwelling unit.

Building: No comments.

Streets: During the course of the project, no vehicles shall be parked in
any active travel lanes on Myrtle Street or San Badger Drive. All project-
related storage must be kept entirely on-site and not placed in the
common area. Additionally, a staging plan must be submitted for review
and approval prior to the start of work. These items have been made
Conditions of Approval.

City Arborist: No comments.

0 0 16.04.010 Applicability: The configuration and development of proposed
Development | sybdivisions shall be subject to and meet the provisions and standards
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 Please refer to the specific standards as noted herein.
Comments

16.04.020: Streets:

Compliant Standards and Staff Comments
Yes | No | N/A | CityCode | City Standards and Staff Comments
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16.04.020

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

A.

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

Staff
Comments

The locations of the proposed buildings were planned in an earlier phase
of this development, with the integration of the existing public streets (E.
Myrtle Street and San Badger Drive), as well as from the existing access
lane that separates Phase | and Phase Il. Both public streets and access
lane have been considered and accounted for in the design and buildout
of Phase Il.

a4 ‘
o~

Findings: Complia'n.ce. This standard has been met.

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

Staff

Comments

N/A, as no cul-de-sac or dead-end street are proposed.
Findings: Compliance. This standard has been met.

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

Pedestrian access to the parcel can be achieved from E. Myrtle Street and
San Badger Drive. Vehicular access to the parcel will be achieved via the
existing access lane, as originally contemplated. All access points exist
and are adequate to service the proposed development.

Findings: Compliance. This standard has been met.




Preliminary Plat: Rimrock Cottages Subdivision- Phase Two

Rimrock Cottages and Townhouses (Lot 4 Block 10, Rimrock Cottages)
Hailey Planning and Zoning Commission

FF —June 2, 2025

Page | 4

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. All public streets within the subdivision exist and are compliant with
City Standards.
Findings: Compliance. This standard has been met.

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. All public streets within the subdivision exist and are compliant with
City Standards.
Findings: Compliance. This standard has been met.

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

The existing public streets, E. Myrtle Street and San Badger Drive, are 60’
in width, which meets City Standards, and are consistent with Title 18 of
the Hailey Municipal Code.

Findings: Compliance. This standard has been met.

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. All public streets within the subdivision exist and are compliant with
City Standards.
Findings: Compliance. This standard has been met.

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%)
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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. All public streets within the subdivision exist and are compliant with
City Standards.
Findings: Compliance. This standard has been met.

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

N/A. All public streets within the subdivision exist and are compliant with
City Standards.
Findings: Compliance. This standard has been met.

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

Staff

Comments

N/A, as all street and traffic control signs exist, and are compliant with
City Standards.
Findings: Compliance. This standard has been met.

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

All public streets within the subdivision exist, have been named, and are
compliant with City Standards.
Findings: Compliance. This standard has been met.

Private Streets:

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 exist within the development and none are
proposed. This standard has been met.
Findings: Compliance. This standard has been met.

L.2.

Private streets, wherever possible, shall provide interconnection with
other public streets and private streets.
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Staff
Comments

N/A. No private streets exist within the development and none are
proposed. This standard has been met.
Findings: Compliance. This standard has been met.

L.3.

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

Staff
Comments

N/A. No private streets exist within the development and none are
proposed. This standard has been met.
Findings: Compliance. This standard has been met.

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 exist within the development and none are
proposed. This standard has been met.
Findings: Compliance. This standard has been met.

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 exist within the development and none are
proposed. This standard has been met.
Findings: Compliance. This standard has been met.

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 exist within the development and none are
proposed. This standard has been met.
Findings: Compliance. This standard has been met.

M.

Driveways:

M. 1.

Driveways Number of Units Served By One (1) Driveway:
a. Single-Family Dwelling Units: Driveways may provide access to
not more than two (2) single-family dwelling units. Where a parcel
to be subdivided will have one lot fronting on a street, not more
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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.

b. Townhouse And Cottage Dwelling Units: Driveways may
provide access to not more than four (4) townhouses or cottage
dwelling units. Where a townhouse development will have sublots
fronting a street, not more than one (1) additional townhouse
sublot accessed by a driveway may be created to the rear of each
sublot. All driveways shall meet the applicable requirements of
the fire and building codes, as adopted by the City of Hailey.

Staff

Comments

Site circulation has been designed to keep vehicular access off the existing
access lane, achieved from the existing public street of E. Myrtle Street.
Driveways are proposed to be accessed from the existing access lane,
each 20’ in width.

Additionally, three (3) parking spaces are also proposed along the
western property line. These spaces fulfill an agreement made between
the property owners of Phase | and Phase Il - via a recorded agreement -
whereby three (3) additional parking spaces are to be provided to benefit
Phase | of the development.

Findings: Compliance. This standard has been met.

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

a. Accessing one residential unit: twenty feet (20");

b. Accessing two (2) or more residential units: thirty feet (30").
No portion of the required fire lane width of any driveway may be
utilized for parking, aboveground utility structures, dumpsters or other
service areas, snow storage or any other obstructions.

Staff
Comments

This standard will be met.
Findings: Compliance. This standard has been met.

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

N/A, as no driveways/parking areas are longer than 150 feet.
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

N/A- as only single-family driveways are proposed with this phase of
development.
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
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on the plat. A building envelope may be required in order to provide
for adequate building setback.

Staff
Comments

N/A- as only single-family driveways are proposed with this phase of
development.
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

Both driveways have been planned with careful attention to existing
infrastructure, and residents of Phase | of the Rimrock Cottages. No
vehicular and/or pedestrian areas will interfere with the maintenance of
existing infrastructure, and as proposed, have minimal impact on the
existing and proposed townhouse units/ lots.

Findings: Compliance. This standard has been met.

M. 7.

Driveways shall not be named.

Staff

Comments

No driveways have or will be named.
Findings: Compliance. This standard has been met.

N.

Parking Access Lane: Multi-family, townhouse developments of greater
than four (4) dwelling units, and cottage developments may be served
by a 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.

Cottage Developments: Cottage developments shall be served by no
more than one (1) parking access lane on each public street frontage.

Staff

Comments

N/A, as no multifamily development is proposed for this parcel.
Findings: Compliance. This standard has been met.

0.

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

Staff
Comments

Fire lanes exist and comply with City Standards. All streets have been
approved and currently operate as such. Said lanes/public streets comply
with all regulations set forth in adopted fire codes.

Findings: Compliance. This standard has been met.

16.04.

030: Si

dewalks and Drainage Improvements

Complia

nt

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

A.

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

Staff
Comments

N/A. All ROW improvements were completed with Phase | of the
development. The subdivision has existing 5’-wide sidewalks along the
property frontages to provide greater connectivity to existing sidewalks
within the subdivision.

Findings: Compliance. This standard has been met.
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O O B. The length of sidewalks and drainage improvements constructed shall
be equal to the length of the subject property line(s) adjacent to any
public street or private street.

Staff N/A. All ROW improvements were completed with Phase | of the
Comments development. The subdivision has existing 5’-wide sidewalks along the
property frontages to provide greater connectivity to existing sidewalks
within the subdivision.
Findings: Compliance. This standard has been met.

O O C. New sidewalks shall be planned to provide pedestrian connections to

any existing and future sidewalks adjacent to the site.
Staff N/A. All ROW improvements were completed with Phase | of the
Comments development. The subdivision has existing 5’-wide sidewalks along the
property frontages to provide greater connectivity to existing sidewalks
within the subdivision.
Findings: Compliance. This standard has been met.

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

Staff N/A. All ROW improvements were completed with Phase | of the
Comments development. The subdivision has existing 5’-wide sidewalks along the
property frontages to provide greater connectivity to existing sidewalks
within the subdivision.
Findings: Compliance. This standard has been met.

O O E. The requirement for sidewalk and drainage improvements are not

required for any lot line adjustment.
Staff N/A, as no Lot Line Adjustment is included with this application.
Comments Findings: Compliance. This standard has been met.
16.04.040: Alleys and Easements
Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
A. Alleys:

O O Al Alleys shall be provided in all Business District and Limited Business
District developments where feasible.

Staff N/A, as there is no alley proposed for Phase Il of the Subdivision.
Comments Findings: Compliance. This standard has been met.
O O A.2. The minimum width of an alley shall be twenty-six (26°) feet.
Staff N/A, as there is no alley proposed for Phase Il of the Subdivision.
Comments Findings: Compliance. This standard has been met.

O O A. 3. All alleys shall be dedicated to the public or provide for public access.
Staff N/A, as there is no alley proposed for Phase two of the Subdivision.
Comments Findings: Compliance. This standard has been met.

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

Staff N/A, as there is no alley proposed for Phase Il of the Subdivision.
Comments Findings: Compliance. This standard has been met.

O O A.5. Alleys in commercial areas shall be improved with drainage as

appropriate and which the design meets the approval of the City
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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, as there is no alley proposed for Phase Il of the subdivision. An
access lane exists, and no modifications are proposed.
Findings: Compliance. This standard has been met.

A.6.

Dead-end alleys shall not be allowed.

Staff
Comments

N/A, as there is no alley proposed for Phase Il of the subdivision. An
access lane exists, and no modifications are proposed.
Findings: Compliance. This standard has been met.

AT

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

Staff
Comments

N/A, as there is no alley proposed for Phase Il of the subdivision. An
access lane exists, and no modifications are proposed.
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. 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 following easements exist:
- 882 square foot snow storage easement along the interior of the
lot.
- 20’-wide Access Easement and Fire Lane. Mutual Reciprocal
Utility Easement for Phase | and Phase I
- Public Sewer Main Easement.
The parcel does not border the Big Wood River.
Findings: Compliance. This standard has been met.

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
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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 riverbank 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 N/A, as no natural resource, riparian area, hazardous area or other
Comments limitation requires an easement for the proposed subdivision.
Findings: Compliance. This standard has been met.
O | B.3. To provide for the storage of snow, drainage areas or the conduct of

irrigation waters. Snow storage areas shall be not less than twenty-five
percent (25%) of parking, sidewalk and other circulation areas. No
dimension of any snow storage area may be less than 10 feet. All snow
storage areas shall be accessible and shall not be located over any
above ground utilities, such as transformers.

Staff The proposed snow storage area for Phase Il of the Rimrock Cottages and
Comments Townhouse Development is located along the interior of the lot. The total
hardscape area for Phase Il is 1,800 square feet which would require a
minimum of 450 square feet of surface dedicated to onsite snow storage.
The Applicant provided 882 square feet of onsite snow storage which
exceeds the required snow storage square footage.

Findings: Compliance. This standard has been met.

16.04.050: Blocks

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

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

Staff N/A, as no new blocks are proposed, and all existing blocks are shown on
Comments the Preliminary Plat. Findings: Compliance. This standard has been met.
16.04.060: Lots
Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
O | 16.04.060 Lots: All lots shown on the subdivision plat must conform to the

minimum standards for lots in the district in which the subdivision is
planned. The City will generally not approve single-family residential
lots larger than one-half (1/2) acre (21,780 square feet). In the event a
single-family residential lot greater than one-half (1/2) acre is platted,
irrigation shall be restricted to not more than one-half (1/2) acre,
pursuant to Idaho Code 8§42-111, and such restriction shall be included
as a plat note. District regulations are found in the Zoning Chapter.
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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

Phase Il of the development is located within the General Residential
District (GR). The lots proposed conform to the minimum standards for
lots within this district.

Findings: Compliance. This standard has been met.

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, as no double frontage lots are proposed.
Findings: Compliance. This standard has been met.

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, as no unbuildable lots are proposed.
Findings: Compliance. This standard has been met.

D.

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

Staff
Comments

N/A, as no flag lot is proposed.
Findings: Compliance. This standard has been met.

E.

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

Staff
Comments

Both lots are proposed to have frontage off the public street, San Badger
Drive.
Findings: Compliance. This standard has been met.

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

Staff
Comments

N/A, as this project is not located in the TO District.
Findings: Compliance. This standard has been met.

16.04.070: O

rderly Development

Complia

nt

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

A Phasing Plan Agreement was approved by the City Council in 2009 for
Rimrock Cottages and Townhouses. The Phasing Plan Agreement outlined
construction details and timelines for both Phase One and Phase Two of
the project. Phase Two of the subdivision was to include two (2)
townhouse sublots on which two (2) townhouse units in a single duplex
building shall be constructed. The Applicant submitted an application to
amend the Phasing Plan Agreement with the request to construct two (2)
detached dwelling units instead of two (2) townhouse units located
within a single duplex building. This will be reviewed by the Hailey City
Council on May 27, 2025. If approved, the Applicant has until 2026 to
finalize the Preliminary Plat Application.

Findings: Compliance. This standard has been met.

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

A Phasing Plan Agreement was approved by the City Council in 2009 for
Rimrock Cottages and Townhouses. The Phasing Plan Agreement outlined
construction details and timelines for both Phase One and Phase Two of
the project. Phase Two of the subdivision was to include two (2)
townhouse sublots on which two (2) townhouse units in a single duplex
building shall be constructed. The Applicant submitted an application to
amend the Phasing Plan Agreement with the request to construct two (2)
detached dwelling units instead of two (2) Townhouse units located
within a single duplex building. This will be reviewed by the Hailey City
Council on May 27, 2025. If approved, the Applicant has until 2026 to
finalize the Preliminary Plat Application.

Findings: Compliance. This standard has been met.

Mitigation of Negative Effects: No subdivision shall be approved which
affects the ability of political subdivisions of the state, including school
districts, to deliver services without compromising quality of service
delivery to current residents or imposing substantial additional public
costs upon current residents, unless the 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.
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b) Provision of other off-site improvements.

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

d) Dedication or provision of parks or green space.

e) Provision of public service facilities.

f)  Construction of flood control canals or devices.

g) Provisions for ongoing maintenance.

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

b) Provision of other off-site improvements. N/A

¢) Dedications and/or public improvements on property
frontages. The dedication and/or public improvements on
property frontages exist. Further connectivity of existing
sidewalks and infrastructure is planned with the buildout of
Phase II.

d) Dedication or provision of parks or green space. The public
facilities and/or amenities exist and have been determined to be
complete.

e) Provision of public service facilities. All public utilities and
services exist.

f)  Construction of flood control canals or devices. N/A

g) Provisions for ongoing maintenance. Ongoing maintenance
within Phase Il of the development will be managed by the
property owners.

Findings: Compliance. This standard has been met.
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.

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.

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

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

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

Grading and drainage shall be appropriate to the Contiguous
Parcels.

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.
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Staff N/A, as the Developer and/or Owners, do not own contiguous parcels.
Comments Findings: Compliance. This standard has been met.
16.04.080: Perimeter Walls, Gates and Berms
Compliant Standards and Staff Comments

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

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

Staff N/A- No perimeter gates or walls are proposed.
Comments Findings: Compliance. This standard has been met.
16.04.090: Cuts, Fills, Grading and Drainage
Compliant Standards and Staff Comments

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

O O A Plans Required: Proposed subdivisions shall be carefully planned to be
compatible with natural topography, soil conditions, geology and
hydrology of the site, as well as to minimize cuts; fills, alterations of
topography, streams, drainage channels; and disruption of soils or
vegetation. Fill within the floodplain shall comply with the
requirements of the Flood Hazard Overlay District of the Zoning
Ordinance.

Staff Phase Il of the development is part of a Phasing Plan Agreement and is
Comments compatible with previous phases of the development.
Findings: Compliance. This standard has been met.

O O Al 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 N/A: Findings: Compliance. This standard has been met.
Comments

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

a) Proposed contours at a maximum of two (2) foot contour
intervals;
b) Cutand fill banks in pad elevations;
¢) 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 This standard has been met.
Comments Findings: Compliance. This standard has been met.
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B. Design Standards: The proposed subdivision shall conform to the
following design standards:
O O B. 1. Grading shall be designed to blend with natural land forms and to

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

Staff This standard will be met.
Comments Findings: Compliance. This standard has been met.
O O B.2. Areas within a subdivision which are not well suited for development

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments
O O B.3. Where existing soils and vegetation are disrupted by subdivision

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments
O | B. 4. Where cuts, fills or other excavation are necessary, the following

development standards shall apply:

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

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

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

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

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

Staff All grading shall comply with 18.12.010. This standard will be met.;

Comments further review by the City Engineer and Streets Division Manager will take
place during final design, as well as during and throughout project
initiation.

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

Staff The Applicant shall install drainage and/or irrigation pipe and all
Comments necessary structures in conformity with the approved construction plans
and in accordance with the City of Hailey standard drawings and these
standard specifications and to the lines and grades established. The work
shall consist of trench excavation, trench preparation, pipe installation,
pipe connection, structure installation and backfill complete. This has
been made a Condition of Approval.

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:
O O Al Subdivisions or portions of subdivision located within the Flood Hazard

Overlay District shall comply with all provisions of Section 4.10 of the
Zoning Ordinance.

Staff N/A, as the proposed subdivision, is not located within the Flood Hazard
Comments Overlay District.
Findings: Compliance. This standard has been met.
O O A.2. Subdivisions located partially in the Flood Hazard Overlay District shall

have designated building envelopes outside the Flood Hazard Overlay
District to the extent possible.

Staff N/A, as the proposed subdivision, is not located within the Flood Hazard
Comments Overlay District.
Findings: Compliance. This standard has been met.
O O A.3. Any platted lots adjacent to the Big Wood River or its tributaries shall
have designated building envelopes.
Staff N/A, the proposed subdivision is not located adjacent to the Big Wood
Comments River or its tributaries.
Findings: Compliance. This standard has been met.
O O B. Hillside Overlay District:
O O B. 1. Subdivisions or portions of subdivisions located within the Hillside

Overlay District shall comply with all provisions of Section 17.04N, of
the Hailey Municipal Code.

Staff N/A, the proposed subdivision is not located within the Hillside Overlay
Comments District.
Findings: Compliance. This standard has been met.
O O B.2. Subdivisions located partially in the Hillside Overlay District shall have

designated building envelopes outside the Hillside Overlay District.
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Staff N/A, the proposed subdivision is not located within the Hillside Overlay
Comments District.
Findings: Compliance. This standard has been met.
O O B.3. All approved subdivisions shall contain a condition that a Site
Alteration Permit is required before any development occurs.
Staff N/A, the proposed subdivision is not located within the Hillside Overlay
Comments District.
Findings: Compliance. This standard has been met.
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
O O 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.

Al Parks:

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

P = x multiplied by .0277

“P” is the Parks contribution in acres

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

Staff This standard does not apply, as the Applicant is proposing less than
Comments three (3) residential lots. However, Per the original Preliminary and Final
Plat for the Old Cutters Subdivision and satisfaction of this standard, the
base density number for dwelling units was 124. This required 3.43 acres
of land dedication to meet the requirement for parks contribution.
The original Developer constructed a city park, known today as Cutters
Park, that is approximately 5.08 acres in size; a park dedicated to the City
of Hailey and to benefit the general public. The existing park includes the
following amenities:

- Active play area and passive area

- Grass, Trees and shrubs

- Covered picnic tables

- Trash receptables

- Park benches

- Two (2) play structures

- BBQgrills

- Restrooms

- Trails
This standard has been met.
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Findings: Compliance. This standard has been met.

Alb

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. Phase Il of the development is located within the General Residential
Zoning District; this standard does not apply.
Findings: Compliance. This standard has been met.

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

The site plan includes existing attractive and interconnected pedestrian
sidewalks that reinforce pedestrian circulation within the subdivision.
Findings: Compliance. This standard has been met.

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),

¢) 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) Parksand 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: Findings: Compliance. This standard has been met.

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.
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Staff
Comments

N/A: Findings: Compliance. This standard has been met.

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

N/A: 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, as the neighborhood park known as Cutters Park exists and meets
this standard.
Findings: Compliance. This standard has been met.

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: Findings: Compliance. This standard has been met.

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: Findings: Compliance. This standard has been met.

D.5.

Pathway: Pathways shall have a minimum twenty-foot (20°) right-of-
way width and shall be paved or improved as recommended by the
Parks and Lands Board. Construction of Pathways shall be undertaken
at the same time as other public improvements are installed within the
development, unless the Council otherwise allows when deemed
beneficial for the project. The Developer shall be entitled to receive a
Park dedication credit only if the Developer completes and constructs a
Pathway identified in the Master Plan or completes and constructs a
Pathway not identified in the Master Plan where the Pathway connects
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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 Please refer to Section 16.04.110 A.2 for further details.
Comments Findings: Compliance. This standard has been met.

O 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):

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments
| E. 2. Shall provide safe and convenient access, including ADA standards.
Staff This standard shall be met.
Comments Findings: Compliance. This standard has been met.

O 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 N/A: Findings: Compliance. This standard has been met.
Comments

O 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 N/A: Findings: Compliance. This standard has been met.
Comments

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments

O 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):

O F.1 Shall meet the minimum applicable requirements required by

Subsection D of this section.
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Staff N/A: Findings: Compliance. This standard has been met.
Comments

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

Space and recreation and community assets.

Staff N/A: Findings: Compliance. This standard has been met.

Comments

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

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments

O 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 N/A: Findings: Compliance. This standard has been met.
Comments

O 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 N/A: Findings: Compliance. This standard has been met.
Comments

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments
H. In-Lieu Contributions:

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

Staff N/A: Findings: Compliance. This standard has been met.
Comments

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

Staff Please refer to Section 16.04.110 for further details.
Comments Findings: Compliance. This standard has been met.
O H. 3. Except as otherwise provided, the voluntary cash contribution in lieu of

Park land shall also include the cost for Park improvements, including
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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 Please refer to Section 16.04.110 for further details.
Comments Findings: Compliance. This standard has been met.

O | 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 Please refer to Section 16.04.110 for further details.
Comments

Findings: Compliance. This standard has been met.

16.05: Improveme

nts Required:

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

O

|

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

All necessary infrastructure exists from Phase | of the development and
meets City Standards and procedures. All City Standards and Procedures,
set forth in Title 18 of Hailey’s Municipal Code, shall be met.

Findings: Compliance. This standard has been met.

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.
Findings: Compliance. This standard has been 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
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of plans shall be provided to the Developer and contractor at or shortly
after this meeting.

Staff This standard shall be met.
Comments Findings: Compliance. This standard has been met.
O O 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 those parks shall be guaranteed and
maintained by the developer for a period of two years.

Staff This standard shall be met.

Comments Findings: Compliance. This standard has been met.

16.05.020: Streets, Sidewalks, Lighting, Landscaping

O O 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 N/A. All streets exist within the subdivision. All other improvements have
Comments either been met or will be met, as applicable, and comply with all City
Standards.
Findings: Compliance. This standard has been met.
O O 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 N/A. All streets exist within the subdivision. All other improvements have
Comments either been met or will be met, as applicable, and comply with all City
Standards.
Findings: Compliance. This standard has been met.
O O 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 This standard has been met.
Comments Findings: Compliance. This standard has been met.
O O 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.
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Staff
Comments

N/A, as streetlights are not required improvements within this Phase of
the development.
Findings: Compliance. This standard has been met.

16.05.

030: Sewer Connections

O

|

16.05.030

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

Staff

Comments

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 has been met.

16.05.

040: Water Connections

O

A.

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

Staff
Comments

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 has been met.

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

Staff

Comments

N/A. The project is not located in the TO Zoning District.
Findings: Compliance. This standard has been met.

16.05.050: Drainage
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O O 16.05.050 Drainage: The developer shall provide drainage areas of adequate size
and number to meet the approval of the street superintendent and the
City engineer or his authorized representative. (Ord. 1191, 2015)
Staff This standard shall be met and inspected per City Standards.
Comments Findings: Compliance. This standard has been met.
16.05.060: Utilities
O O 16.05.060 Utilities: The developer shall construct each and every individual
service connection and all necessary trunk lines, and/or conduits for
those improvements, for natural gas, electricity, telephone, and cable
television to the property line before placing base gravel for the street
or alley.
Staff All utilities will be constructed and installed underground. This has been
Comments made a Condition of Approval.
Findings: Compliance. This standard has been met.
16.05.070: Parks, Green Space
O O 16.05.070 Parks, Green Space: The developer shall improve all parks and green
space areas as presented to and approved by the hearing examiner or
commission and council.
Staff Please refer to Section 16.04.110 for further detail.
Comments Findings: Compliance. This standard has been met.
16.05.080: Installation to Specifications; Inspections
O O 16.05.080 Installation to Specifications; Inspections: All improvements are to be
installed under the specifications and inspection of the city engineer or
his authorized representative. The minimum construction requirements
shall meet City Standards or the Department of Environmental Quality
(DEQ) standards, whichever is the more stringent.
Staff An inspection schedule will be established for any/all components at final
Comments design. All infrastructure must meet City of Hailey specifications and will
be further evaluated in greater detail at final design. The inspection
process of the proposed public improvements shall include materials
testing to ensure compliance with the Hailey Municipal Code.
The City will need to select an inspector, to be paid for by the Applicant,
for all water, sewer, and roadway infrastructure during construction.
Findings: Compliance. This standard has been met.
16.05.090: Completion; Inspections; Acceptance
O | A. Installation of all infrastructure improvements must be completed by
the developer and inspected and accepted by the city prior to signature
of the plat by City representatives, or according to a phasing
agreement. A post-construction conference shall be requested by the
developer and/or contractor and conducted with the developer and/or
contractor, the City engineer, and appropriate City departments to
determine a punch list of items for final acceptance.
Staff This standard shall be met.
Comments Findings: Compliance. This standard has been met.
O | B. The developer may, in lieu of actual construction, provide to the city

security pursuant to Section 3.3.7, for all infrastructure improvements
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to be completed by developer after the final plat has been signed by
City representatives. (Ord. 1191, 2015)

Staff N/A, as completion of all major infrastructure is existing.

Comments Findings: Compliance. This standard has been met.

16.05.

100: As Built Plans and Specifications

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

Staff As-built drawings will be required. This has been made a Condition of
Comments Approval.

Findings: Compliance. This standard has been met.

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

The following are suggested Conditions of Approval on this Application:

General Conditions:

A
B.

All conditions of the First Amendment to the Phasing Plan Agreement shall be met.

All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the

Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or

adjacent to the site shall be submitted for City of Hailey approval and shall meet City Standards

where required. Infrastructure to be completed at the Applicant’s sole expense include, but will

not be limited to:

i.  The Applicant shall install drainage and/or irrigation pipe and all necessary structures in
conformity with the approved construction plans and in accordance with the City of
Hailey standard drawings and these standard specifications and to the lines and grades
established. The work shall consist of trench excavation, trench preparation, pipe
installation, pipe connection, structure installation and backfill complete.
ii.  There are two (2) connections on the utility map for wastewater. Both should be

utilized; one (1) per dwelling unit.

All Fire Department and Building Department requirements shall be met and shall meet City

Standards where required.

During the course of the project, no vehicles shall be parked in any active travel lanes on Myrtle

Street or San Badger Drive. All project-related storage must be kept entirely on-site and not

placed in the common area. Additionally, a staging plan must be submitted for review and

approval prior to the start of work.

Issuance of permits for the construction of buildings within the proposed subdivision shall be

subject to Section 16.02.080 of the Hailey Municipal Code.

Any and all improvements and other requirements shall be completed and accepted, or surety

provided pursuant to Subsections 16.03.030(I) and 16.05.090(B) of the Hailey Municipal Code,

prior to recordation of the Final Plat.
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G. The Applicant shall 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.

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

I.  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.

Any Subdivision Inspection Fees due shall be paid prior to recordation of Final Plat.
Any Application Development Fees shall be paid prior to recordation Final Plat.
All utilities shall be installed underground.

. All sidewalks located on private property, interior and perimeter, shall be maintained year-round
by the HOA.

N. The approval of the Preliminary Plat for Rimrock Cottages Subdivision, Phase Il, will be

contingent upon the City Council’s approval of the amended Phasing Plan.

0. The Applicant shall comply with onsite snow storage requirements for Phase Il of the
development. Compliance shall be achieved prior to the issuance of a Building Permit.

z!_XF'

Signed this day of , 2025.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, CDD Building Coordinator
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STAFF REPORT
Hailey Planning and Zoning Commission
Regular Meeting of June 2, 2025

To: Hailey Planning and Zoning Commission
From: Ashley Dyer, Community Development Planner
Overview: Reconsideration of a Design Review Application, submitted by Overland West, Inc.,

represented by Jay Cone Architecture, with the proposal to relocate the approved fuel
tank. This project is located at 1551 Aviation Drive (Lot 3A, Block 34, Airport West
Subdivision #2) within the SCI - Industrial (SC-1) Zoning District.

Hearing: June 2, 2025
Applicant: Overland West Inc., represented by Jay Cone Architecture
Location: 1551 Aviation Drive (Lot 3A, Block 34- Airport West Subdivision #2)

Zoning & Lot Size: SCl-Industrial (SCI-I); Lot size 113,090.70 square feet

Notice: Notice for the public hearing was published in the Idaho Mountain Express and mailed to
property owners within 300 feet on May 14, 2025.

Background: On February 18, 2025, the Hailey Planning and Zoning Commission considered and
approved a Design Review Application submitted by Overland West, Inc., represented by Jay Cone
Architecture, for the construction of a new 6,654 gross square foot mixed-use building consisting of
5,657 square feet of commercial space and a 997 square foot Accessory Dwelling Unit, to be located at
1551 Aviation Drive.

Between February and April 2025, the Applicant and City Staff met internally to discuss future roadway
improvements along Aviation Drive, which included a potential roundabout feature that would provide
connectivity between Broadford Road with Aviation Drive — a necessary missing link within this street
network.











































Design Review: Overland West — Fuel Tank Relocation
Lot 3A, Block 34, Airport Sub #2 (1551 Aviation Drive)
Hailey Planning Zoning Commission —June 2, 2025
Staff Report — Page 15 of 15

The following Conditions are placed on approval of this Application:
a) All applicable Fire Department and Building Department requirements shall be met.
b) All Conditions of Approval, standards and code regulations, listed within the original
Design Review approval (Findings of Fact dated February 18, 2025, still apply, and shall
be met.

Motion Language:

Approval: Motion to approve the Reconsideration of a Design Review Application, submitted by Overland
West Inc., for the relocation of the approved fuel tank, located at 1551 Aviation Drive (Lot 3A, Block 34,
Airport West Subdivision #2) within the SCI - Industrial (SC-1) Zoning District, finding that the project does
not jeopardize the health, safety or welfare of the public and the project conforms to the applicable
specifications outlined in the Design Review Guidelines, applicable requirements of the Hailey Municipal
Code, Title 17, and City Standards, provided conditions (a) through (b) are met.

Denial: Motion to deny the Reconsideration of a Design Review Application, submitted by Overland
West Inc., , for the relocation of the approved fuel tank, located at 1551 Aviation Drive (Lot 3A, Block 34,
Airport West Subdivision #2) within the SCI - Industrial (SC-1) Zoning District, finding that

[the Commission should cite which standards are not met and provide the reason
why each identified standard is not met].

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

A ALL DIMENSIONS ARE SHOWN TO THE FACE OF WALL FRAMING UNLESS
‘SPECIFICALLY NOTED OTHERWISE
B, HINGE SIDE OF DOOR SHALL BE LOCATED 3' MIN.TO INSIDE CORNER OF

INTERSECTING WALLS, VERIFY W/ TRIM DETAILS.

'SEE CODE COMPLIANCE PLAN FOR CODE SPECIFIC LIGHTING AND OTHER
REQUIREMENTS.

SEE ACCESSIBILITY DETAILS SHEET FOR SPECIFIC CRITERIA FOR REQUIRED

- ACCESSIBLE THRESHOLDS, REACH RANGES FOR REQUIRED ACCESSIBLE

i CONTROLS ETC.
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BUILDING ELEVATION GENERAL NOTES

A SEE CIVIL ENGINEEERING FOR FLOOR, SLAB AND GRADE ELEVATIONS.
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ARC1 LED Wall Mount

Size 1 - up t0 3,000 lumens.

F-3 Wall Mounted Fixture
LITHONIAARC1 4,000 2000 Lumens
Bronze

Mounting height 14'

WALL MOUNT FIXTURE F-3

£ 2aopuct specs
Dimensions
Etension: 275
Haght 185
Product Weight 55
Shad Heigh o
Shade Longih pon
Shade Wi pon
il Pie Dimansios: 275x5x7"
widh E
Wt Longh 65

F-1 Wall mounted fixture:

15 Watt, 3000K A-19 LED = 1600 Lumens
Waterproof with lens.

Dark Bronze

Verify wi Architect downcast only
Mounting Height 8'-0"

O EXTERIOR WALL FIXTURE F-1
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D-Series Size 1
LED Area Luminaire

diseries.
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F-2 Pole Mounted Fixture

LITHONIADSX0 4,000K 6000 Lumens
House Shield, Motion and Ambient Light Sensor
Bronze

Mounting height 17"

Evaluate and/ or fabricate shield to prevent light
trespass to West.

O POLE MOUNTED FIXTURE F-2
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