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approved, finding that the project does not jeopardize the health, safety or welfare of the public and the 
project conforms to the applicable specifications outlined in Hailey Municipal Code Section 17.06,  
Design Review, additional applicable requirements of Title 17, Title 18, and City Standards, provided 
conditions (a) through (o) are met: 

a) All applicable Fire Department and Building Department requirements shall be met. 
Infrastructure to be completed at the Applicant’s sole expense include, but will not be limited to, 
the following requirements and improvements:   

i. The Applicant shall install a building sprinkler system and alarm system, as set forth in the 
IFC.  

b) Any change in use or occupancy type from that approved at time of issuance of Building 
Permit may require additional improvements and/or approvals. Additional parking may also 
be required upon subsequent change in use, in conformance with Hailey’s Zoning Ordinance 
at the time of the new use. 

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

i. The Applicant shall utilize the two (2) existing sewer connections rather than tap a 
new line, if possible.  

ii. The Applicant shall abandon any existing water services not proposed for use.  
iii. The Applicant shall provide a new drywell on River Street.  

d) All sidewalks, perimeter and interior, shall be maintained year-round by the Applicant.  
e) The Applicant shall maintain the landscaping and irrigation system within the public right-of-

way until the City assumes responsibility in the future.  
f) Construction parking shall be on private property and not within the City Right-of-Way nor 

the edge of the road.  
g) The Applicant shall submit a letter from Clear Creek Disposal commenting on the 

accessibility of the proposed trash enclosure.   
h) The Applicant shall remove and haul snow from the site, as needed.  
i) Any and all ground-mounted and roof-mounted equipment shall be screened from view of 

surrounding properties.   
j) A Lot Line Adjustment Application, to remove the interior lot lines, shall be applied for 

concurrently with the Building Permit.  
k) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.  
l) Except as otherwise provided, all the required improvements shall be constructed and 

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

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

n) There shall be no exterior storage on balconies and/or patios. Items include those that are 
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not utilized on balconies and/or patios.  

o) The Lease Agreement shall limit Tenants to one onsite parking space.  
 

 
Signed this _____ day of ________________, 2020. 

 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
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Findings of Fact, Conclusions of Law and Decision 
 
On March 2,  2020 the Hailey Planning and Zoning Commission considered a Planned Unit Development 
Application by Marathon Partners, LLC, represented by Ben Young Landscape Architects and Galena 
Engineering, for development of a Two-Phased PUD totaling 145 units, to be located on 54.38 acres (Tax 
Lot 6655, Section 9 & 10, T2N, R18E, Hailey) within the Limited Residential 1 (LR 1) Zoning District. The 
Commission, having been presented with all information and testimony in favor and in opposition to the 
proposal, herby makes the following Findings of Fact, Conclusions of Law and Decision.  

                               
Notice: 
Notice for the January 21, 2020 public hearing was published in the Idaho Mountain Express on January 
1, 2020, mailed to property owners and public agencies on December 31, 2019 and the onsite notice was 
posted on January 10, 2020.  The project was continued on the record from the January 21 and February 
18, 2020 meetings. Notice for the March 2, 2020 public hearing was published in the Idaho Mountain 
Express on February 12, 2020, mailed to property owners and public agencies on February 11, 2020 and 
the onsite notice was posted on February 24, 2020. 
 
Procedural History: 
The application was submitted on December 20, 2019 and certified complete on January 2, 2019. The 
Planning and Zoning Commission first heard the project on January 21, 2020 and continued on record to 
February 18, 2020. On February 18, 2020 Public Hearing the Planning and Zoning Commission heard the 
revised changes and discussed the Water and Traffic Studies, continuing on record to March 2, 2020. On 
March 2, 2020 the Planning and Zoning Commission heard the final changes and unanimously voted to 
approve the PUD Application. 
 
Background and Application:  
Sunbeam Subdivision by Marathon Partners, LLC, represented by Ben Young Landscape Architects and 
Galena Engineering, for development of a Planned Unit Development (PUD) Application (Phase I) for 
development of a Two-Phased PUD totaling 145 units, to be located on 54.38 acres (Tax Lot 6655, 
Section 9 & 10, T2N, R18E, Hailey). The project will consist of:  

 
 Park and Open Space for Residential and Public Use   
 Bike and Pedestrian Connector Trails   
 Recreation Field, Natural Play and Scenic Area 
 Curtis Park Connection  
 Single-Family Lots and Cottage Single-Family Lots 

 
A PUD Application has been submitted requesting to allow the Applicant to cluster a portion of the 
residential density of 66 units onto six (6) newly created parcels or cottage single-family lots (36) and 24 
single-family lots smaller than 8,000 square feet. The remaining 79 lots will be greater than 8,000 square 
feet. Current zoning allows for a density of 177 lots, at a minimum lot size of 8,000 square feet. This 
application will consist of two (2) phases of development and is concurrent with a Preliminary Plat 
Subdivision Application: 
 
Phase I: 71 Lots, 90 units total    Phase II: 71 Lots, 55 units total 
23 Cottage Units      13 Cottage Units  
12 single family lots less than 8,000 sq. ft.   12 single family lots less than 8,000 sq. ft. 
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55 single family lots greater than 8,000 sq. ft.   30 single family lots greater than 8,000 sq. ft.  
 
Total Number of Units Proposed: 145 units  
Total Number of Lots Proposed: 115 Lots   
 
The Applicant has chosen to apply for a Planned Unit Development, which allows for greater flexibility in 
land use regulations, thereby allowing the Applicant to utilize a more creative and thoughtful approach 
in developing the land. Typical zoning requirements and restrictions, such as density requirements, 
setbacks and other land use regulations may vary or be augmented to allow for a more desirable living 
environment. Varied regulations may also allow the Applicant to retain, preserve and enhance more of 
the unique features of the site.  
 
A PUD gives the Applicant the ability to group varied and compatible land uses, such as housing – both 
small-clustered housing and single-family residences, recreation and park, and, where appropriate, 
commercial centers, all within one development or subdivision. PUDs allow for waivers of certain city 
standards in exchange for one or more benefits, as outlined in the standards.  Thus, flexibility is granted 
in exchange for superior design and/or amenities. City Staff is supportive of the Applicant’s decision to 
apply for a PUD. 
 
The purpose of a PUD is as follows:  
 
17.10.010: PURPOSE: 
 
In some limited circumstances, the city of Hailey recognizes that strict adherence to the bulk and use 
regulations set forth in this title on a lot by lot basis is not always the most effective manner in which 
to carry out the intent of this title and the goals and objectives of the comprehensive plan. The 
planned unit development ("PUD") process encourages flexibility and creativity in the development of 
land in order to improve the design, character and quality of new development in projects that 
provide certain benefits to the public. Specific purposes of the planned unit development process 
include: 
 

A. Promoting flexibility in the type, design and siting of structures to preserve and take 
advantage of the site's unique natural resources or scenic features, and to avoid or 
mitigate any hazardous areas, thereby improving the character and quality of new 
development. 

B. Encouraging more efficient use of land, public streets, utilities and government services. 

C. Preserving green space for the benefit of residents or employees of planned unit 
developments, as well as the community in general. 

D. Achieving a compatible relationship between the uses in the planned unit developments, as 
well as the community in general. 
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E. Encouraging the use of renewable resources and energy conservation measures. (Ord. 1191, 
2015) 

This application is concurrent with a Preliminary Plat Subdivision Application. Per Section 17.10.050.02 
of the Hailey Municipal Code also provides for concurrent submission, such that a Planned Unit 
Development (PUD) Application may be submitted and reviewed concurrently with other applications 
affecting the same piece of property.  
 
Upon their initial review at the January 21, 2020 public hearing, the Commission recommended that the 
Applicant refine the proposed plat to consider the following:  
 

1) Positive feedback from the Commission regarding the variety in lot sizes: Look at 
increasing density, reducing the average lot size and offering a variety of residential 
use types.  

2) Consider relocating the proposed cottage lots closer in proximity to the park/open 
space or to the interior of the subdivision. 

3) Consider developing parking spaces along the perimeter of the park/open space 
and/or integrate a small parking area within the park/open space. 

4) Consider additional sidewalks within the proposed subdivision.  
5) Look carefully at road connections to the proposed subdivision within Phase I: 

Consider additional connections or modify Phase I connections. 
6) Retain connections to all City streets that touch the project (Phases I and II). 
7) Look carefully at water use issues. 

 
These issues were addressed by the applicant in their resubmittal, and at the hearing.  The applicant 
also made presentation regarding water delivery and transportation, as described elsewhere in this 
report. At the February 18, 2020 public hearing, two of the Commissioners shared their concerns and 
preferences for constructing Carbonate Street, as a through street or connector street to Sunbeam 
Street, within Phase I of the development. The applicant has Memorandum from Hales Engineering on 
February 21, 2020 regarding the necessity (or lack thereof) and feasibility of extending Carbonate Street 
in Phase I of the development. (See Subdivision Staff Report Attachments).   The Commission found that 
the Phase I roads as proposed were adequate. 
 
 

I. Explanation and Analysis of Amenities Proposed and Developer Benefits  

Amenities as described by the Applicant include: 

A. Green Space: The proposed preliminary plat includes approximately 5.12 acres of park 
area in excess of the required park space (4.02 acres) per City of Hailey code § 16.04.110. 
The proposed park space will provide primitive trails for public walking paths around the 
parcel. This significant contiguous parcel will provide a direct benefit both for residents of 
Sunbeam Subdivision and residents of the City of Hailey. It should be noted that the design 
for the green space presents a space that is contiguous to the existing Curtis Park. Parcel A 
is to be improved in Phase I and will include improvements that will activate and connect to 



Sunbeam Planned Unit Development 
Tax Lot 6655, Section 9 & 10, T2N, R18 

Hailey Planning and Zoning Commission 
Findings of Fact – March 16, 2020 

Page 4 of 18 
 
this existing underutilized park.  

B. Active Recreation Facilities- The applicant is proposing Parcel A (Phase I park) and Parcel B 
(Phase II open space) be dedicated to and maintained by the City of Hailey in perpetuity.  

Parcels A and B and Curtis Park will provide contiguous open space with vast potential for active 
recreation facilities. The applicant is proposing a paved path through the park space, and primitive trails 
through the open space parcel. Additionally, passive park equipment will provide children a place to play 
without high maintenance play structures. Berming will allow for winter sledding. The scale of the open 
space parcel offers long term flexibility of use to meet a variety of future needs for the City of Hailey.  
Parking has been added to serve the park based on feedback at the January 21, 2020 hearing. 

Sunbeam Subdivision also includes asphalt paved pedestrian pathways providing a much-needed 
connection between Old Cutters Subdivision, Hailey Replat Subdivision, and Quigley Road. Both Old 
Cutters and Hailey Replat Subdivisions currently have no separated access to Quigley Road which leads 
to Quigley Canyon recreation. The 10-foot-wide path provides that connection. The wider paths offer a 
benefit in that narrower, traditional sidewalks do not allow for: side-by-side biking and family walking. 
The 10-foot-wide paths are also physically separated from the paved vehicular circulation, which offers a 
potential safety and visual benefit. 

 
C. Preservation of Vegetation- The parcel does not contain any native vegetation and consists of a 

large agricultural field bordered by mature planted evergreens. A small number, less than 25%, of 
these mature conifers will be impacted by proposed road connections at Gray’s Starlight Drive, San 
Badger Drive, and Doc Bar Drive. If possible, the trees impacted by these connections will be 
relocated on site.   

  

D.     Real Property- The applicant is proposing to dedicate 5.12 acres of open space to the City of Hailey 
in excess of the required park space for a total of 9.14 acres of park space. The total park area, 9.14 
acres, shall be conveyed to the City of Hailey at the time of approval of Phase I. A temporary 
easement allowing the continued agricultural use of Parcel B will be dedicated to the applicant. 
This easement will be vacated upon approval of Phase II. 

 
E. Other Amenities: added density per the request of the city staff- The applicant’s original proposal 

included 108 single family lots. After staff’s initial review, the city responded to the applicant with a 
request for more density and a variety of residential use types, specifically cottage townhouses. 
Cottage townhouses are only permitted in the LR-1 zoning with a Planned Unit Development (PUD). 
Per staff’s request and direction, the applicant agreed to pursue a layout that provides higher 
density and cottage townhouses. The added density is a benefit of the PUD subdivision as it will 
offer a wider variety of housing options. 
 
The original proposal consisted of 108 lots ranging in size from 0.19 acres to 0.98 acres. The average 
lot size was 13,382, or 0.31 acres. The revised layout includes six cottage lots that, combined with 
single family lots, allow for a total of 145 units. The single-family lots range in size from 0.13 acres to 
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and/or detailing the approved Area Development Plan.  The Area Development Plan 
shall bind the Owner and Owner’s successors. 

 
The Commission found that this standard has been met. 

           
D. Solar Access: Street and lot orientation, landscaping, and placement of structures shall 

provide for solar access to all south roofs and walls to the maximum extent feasible in order 
to promote energy efficiency.         

 
The Commission found that this standard has been met.  

 
E. Access: Access shall be provided in accordance with standards set forth in Chapter 16.04, 

Development Standards, of this Code.  Buildings may not be so arranged that any structure is 
inaccessible to emergency vehicles.     

  
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.  
 

The Commission found that this standard has been met.  
 

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 accesses to public lands must be 
preserved. 

 
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. 
 

The Commission found that this standard has been met. 
 

I. Amenities: Each PUD shall provide one (1) 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: 

 
The Commission found that this standard has been met. 

 
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 
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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 

 
The Commission found that this standard has been met. 
 

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 needs of 
the development.  The PUD agreement shall contain provisions requiring that such 
facilities be maintained in perpetuity, or replaced with another similar recreation 
facility. 

 
The Commission found that this standard has been met. 
 

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

 
The Commission found that this standard has been met. 

 
4. Preservation of Vegetation: Preservation of significant existing vegetation on the site 

must include the preservation of at least 75% of mature trees greater than 6-inch 
caliper on the site.  
 
The Commission found that this standard has been met. 
 

5. Wetlands: Protection of significant wetlands area must constitute at least 10% of the 
gross area of the proposed PUD. 

 
The Commission found that this standard has been met. 

 
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.  
 

The Commission found that this standard has been met. 
 

7. Community Housing: For residential PUDs, the provision of at least thirty percent 
(30%) of the approved number of dwelling units or lots as Community Housing Units 
affordable to households earning between 50% and 120% of the Area Median Income, 
or the provision of at least twenty percent (20%) as Community Housing Units 
affordable to households earning less than 50% of the Area Median Income. 
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The Commission found that this standard has been met. 
 

8. Real Property: Dedication or conveyance of real property or an interest in real 
property to the City. 

 
The Commission found that this standard has been met. 

 
9. 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. 
 

The Commission found that this standard has been met. 
 

10. Underground Parking: Underground parking must be provided for at least 50% of the 
required number of parking spaces in the PUD. 

 
The Commission found that this standard has been met. 
 

11. 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. 

 
 

The Commission found that this standard has been met. 
 

12. Other Amenities: Other project amenities and/or benefits to the community that are 
found, by recommendation of the Commission and approval of the Council, to 
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promote the purpose of this Chapter and the goals and objectives of the 
Comprehensive Plan. 

 
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. 
 

The Commission found that this standard has been met. 
 
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: 
1. Ten percent (10%): Solar, wind, geothermal or other alternative renewable energy source 

will provide at least fifty percent (50%) of the total energy needs of the PUD. 
 

2. Ten percent (10%): At least twenty five percent (25%) of the property included in the PUD 
is located in the floodplain and no development occurs within the floodplain. 

 
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). 
 

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. 

 
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. 

 
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. 

 
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. 

 
The Commission found that this standard has been met. 

 
B. Density bonuses for project amenities and benefits to the community other than those listed 
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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) 

 
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. 
 

The Commission found that this standard has been met. 
              
17.10.040.03: Bulk Requirements Modification:  

A. Setbacks, Lot Size and Width: Modifications may be permitted in minimum front, side and/or 
rear yard setbacks, minimum lot size and/or minimum lot width, provided the proposal 
creates a superior design resulting in clustering of units for the purpose of creating green 
space or other common amenities. 

 
The Commission found that this standard has been met. 
 

B. Height: In order to provide flexibility in the type and design of structures, the maximum height 
or size of buildings and structures may be varied in consideration of the following factors: 
1. Geographic location.  

 
2. The probable effect on surrounding slopes and terrain.  
 
3. The visual effect on adjacent sites or other areas in the immediate vicinity; potential 

problems for adjacent sites caused by shadows, loss of circulation or loss of view. 
 

4. The integration, or lack thereof, of the proposed building or structure with surrounding 
buildings, structures or other manmade or natural features.  

 
5. Uses within the building or structure requiring additional height as clearly shown by the 

applicant. 
 

6. Applicable IFC, IBC and IRC requirements. (Ord. 1191, 2015) 
 

 
The Commission found that this standard has been met. 
 

17.10.040.04: Off-Street Parking Modification:  
A. The number and/or dimensions of off-street parking spaces required by this title may be 

increased or decreased in consideration of the following factors: 
1. Proximity to central business district or other employment center. 



Sunbeam Planned Unit Development 
Tax Lot 6655, Section 9 & 10, T2N, R18 

Hailey Planning and Zoning Commission 
Findings of Fact – March 16, 2020 

Page 14 of 18 
 

 
2. The actual parking needs of any nonresidential uses as clearly shown by the applicant. 

 
3. The varying time periods of use, whenever joint use of shared parking is proposed; 

provided shared parking is approved in accordance with section 17.09.040.08 of this title. 
 

4. Available public transit. 
 

The Commission found that this standard has been met. 
 

B. The dimensions of spaces may be modified in consideration of the following factors: 
1. Whether spaces will be primarily utilized by residents/employees of a development, or by 

public/customers. 
 
2. The actual parking needs of any nonresidential users as clearly shown by the applicant. 

 
3. The spaces are located underground or within a parking structure. (Ord. 1191, 2015) 
 

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. 

 
The Commission found that this standard has been met. 

 
B. Number of Units: The number of units to be built in each submission. 
 

Phase I: 71 Lots, 90 units total    Phase II: 44 Lots, 55 units total 
23 Cottage Units      13 Cottage Units  
12 single family lots less than 8,000 sq. ft.   12 single family lots less than 8,000 sq. ft. 
55 single family lots greater than 8,000 sq. ft.   30 single family lots greater than 8,000 sq. ft.  
 
Total Number of Units Proposed (Phases I and II): 145 units  
Total Number of Lots Proposed (Phases I and II): 115 Lots   

 
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.  

 
The Commission found that this standard has been met. 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.09.040.08
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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.   

 
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. 
 

The Commission found that this standard has been met. 
 
17.10.050.04(C): Standards of Evaluation required by City Council:  

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;  

 
The Commission found that this standard has been met. 

 
2. The streets and thoroughfares proposed are suitable and adequate to carry 

anticipated traffic;  
 
The Commission found that this standard has been met. 

 
3. The PUD will not create excessive additional requirements at public cost for public 

facilities and services;   
 

The Commission found that this standard has been met. 
 

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

 
The Commission found that this standard has been met. 

 
5. The development plan incorporates the site's significant natural features; 

 
The Commission found that this standard has been met. 
 

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

 
The Commission found that this standard has been met. 

 
7. One or more amenities as set forth in subsection 17.10.030I of this chapter shall be 

provided to ensure a public benefit;  
 

The Commission found that this standard has been met. 
 

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

 
The Commission found that this standard has been met. 

 
9. The proposed PUD Agreement is acceptable to the applicant and the City. 

 
The Commission 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 (Preliminary Plat): 
 

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

 
2. Waivers are hereby granted as follows: 

 
A. Section 17.05.050, District Use Matrix, LR-1 Minimum Lot Size: Waivers are hereby 

granted to Section 17.05.050, District Use Matrix, allowing for lots smaller than the 
minimum permitted lot size allowed as shown on the approved site plans.  
 

B. Section 17.05.050, District Use Matrix, LR-1 Minimum Lot Width: Waivers are hereby 
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granted to Section 17.05.050, District Use Matrix, allowing for lots in Phase I that are 
less than 75 feet in width as shown on the approved site plans. 

 
C. Section 16.04.020.L.1, Private Streets: Waivers are hereby granted to Section 

16.04.020.L.1, allowing for private streets to serve a more than five (5) residential 
dwelling units and within a planned unit development. 

 
D. Section 16.04.020.L.6, Private Street -- Requiring Parking Spaces: Waivers are hereby 

granted to Section 16.04.020.L.6 of the Hailey Municipal Code waiving the requirement 
for an additional two (2) parking spaces for each unit served off of a private street.  

 
E. Section 16.04.060.D, Flag Lot—maximum of one:  Waivers are hereby granted to 

Section 16.04.060.D, Flag Lot waiving the requirement that no more than one (1) flag 
lots be designed in any subdivision, and allowing for three (3). 

 
3. Acceptance of additional park space as a benefit called for under 17.10.030.I.1 in the amount of 

5.12 acres above the standard requirement, to be dedicated as part of Phase 1 at the time of 
recordation of Phase 1 Final Plat, subject to an easement for agricultural use as specified in the 
Development Agreement. 

 
4. Conveyance of 0.24 cfs of the subject water right (Water Right 37-21112) to the City of Hailey 

at the time of approval of Phase 1 of the subdivision to be used by the City of Hailey as an 
additional source of water for the irrigation of 8.81 acres of the park parcels in both phases. The 
applicant shall construct the necessary infrastructure to deliver this portion of the subject 
water right from the Hiawatha Canal through the existing diversion works that serve Curtis Park 
and onto the subdivision parks. This system will also be conveyed to and operated by the City 
of Hailey. 

 
5. The project shall pursue certification per the National Green Building Standard (NGBS) ICC-700 

2015 – Land Development path, Level 3 as outlined in the Development Agreement. 
 

6.   Each new residence in the subdivision shall make accommodations for a future solar 
photovoltaic system.  At building permit submittal, plans shall be submitted showing 
accommodations for the system, including roughed in wiring and space allotted to 
accommodate the associated equipment, such as solar panels, inverters and/or battery 
storage.  Rough in wiring for the system shall be completed and inspected prior to issuance of a 
Certificate of Occupancy. 

 
7. Drought Resistant Water Policy.  The Development Agreement shall be amended to include the 

following: 

 “The following turf landscape restrictions apply: 

 
1 This number excludes paved surfaces 
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A. For lots less than or equal to 8,000 square feet, a maximum of forty percent (40%) of the 
total land area of each residential lot may be turf. 

B. For lots greater than 8,000 square feet and less than or equal to 12,000 square feet, a 
maximum of thirty-five percent (35%) of the total land area of each residential lot may 
be turf up to a maximum of 3,500 square feet. 

C. For lots greater than 12,000 square feet and less than or equal to 14,000 square feet, a 
maximum of thirty percent (30%) of the total land area of each residential lot may be 
turf up to a maximum of 3,500 square feet. 

D. For lots greater than 14,000 square feet, a maximum of twenty-five percent (25%) of the 
total land area of each residential lot may be turf. 

E. Promotes a low water use landscape through the use of drought tolerant plants either 
from an approved list or as recommended by a landscape design professional. 

F. Each residential irrigation system shall be at a 70% distribution uniformity for turf areas 
and/or utilize EPA water sensor controllers and heads or equivalent. 

8. Developer shall plat no less than 36 cottage units at the time of final plat approval of Phase 2. 
Adequate designated parking shall be delineated in each cottage plat. 

 
Approved this _____________day of __________________, 2020.  
 
_____________________________ 
Janet Fugate, Chair 
 
 
Attest:  
 
_____________________________ 
Jessica Parker, Community Development Assistant 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On March 2, 2020, the Hailey Planning and Zoning Commission approved a Preliminary Plat Subdivision 
Application (Phase I) by Marathon Partners, LLC, represented by Ben Young Landscape Architects and 
Galena Engineering, where Tax Lot 6655, Section 9 & 10, T2N, R18E, Hailey, is subdivided into 90 units 
on 71 lots. This includes development of four (4) cottage single-family lots (23 units in total). A 4.72-acre 
Park will be dedicated in Phase I. The project is to be known as Sunbeam Subdivision and will consist of 
two (2) phases of development. This Application was heard concurrently with a Planned Unit 
Development (PUD) Application, which the Planning and Zoning Commission also recommended for 
approval by the Hailey City Council.  
                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on February 12, 2020, 
mailed to property owners and public agencies on February 11, 2020 and the onsite notice was posted on 
February 24, 2020.  
 
Background: Upon their initial review and based on reoccurring public comment at the January 21, 2020 
public hearing, the Planning and Zoning Commission recommended that the Applicant refine the 
proposed plat to consider the following:  
 

1) Positive feedback from the Commission regarding the variety in lot sizes: Look at 
increasing density, reducing the average lot size and offering a variety of residential 
use types.  

2) Consider relocating the proposed cottage lots closer in proximity to the park/open 
space or to the interior of the subdivision. 

3) Consider developing parking spaces along the perimeter of the park/open space 
and/or integrate a small parking area within the park/open space. 

4) Consider additional sidewalks within the proposed subdivision.  
5) Look carefully at road connections to the proposed subdivision within Phase I: 

Consider additional connections or modify Phase I connections. 
6) Retain connections to all City streets that touch the project (Phases I and II). 
7) Look carefully at water use issues. 

 
The Commission addressed the considerations above at the January 21, 2020 public hearing. Their 
feedback can be found in the Staff Report dated February 18, 2020.  
 
Current Application: The Planning and Zoning Commission considered a Preliminary Plat Subdivision 
Application (Phase I) by Marathon Partners, LLC, where Tax Lot 6655, Section 9 & 10, T2N, R18E, Hailey, 
is subdivided as follows:  
 
Phase I: 71 Lots, 90 units total    Phase II: 44 Lots, 55 units total 
23 Cottage Units      13 Cottage Units  
12 single family lots less than 8,000 sq. ft.   12 single family lots less than 8,000 sq. ft. 
55 single family lots greater than 8,000 sq. ft.   30 single family lots greater than 8,000 sq. ft.  
 
Total Number of Units Proposed (Phases I and II): 145 units  
Total Number of Lots Proposed (Phases I and II): 115 Lots   
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Additionally, the proposed park/open space contains minor revisions and/or a slight reconfiguration. A 
4.72 acre (205,458 square feet) public park is proposed to benefit the general public and satisfy the 
City’s park contribution. An additional open space parcel, approximately 4.42 acre (192,395 square feet), 
will be developed and dedicated in Phase II of the project. The total park/open space contribution 
between the two phases is 9.14 acres. The park land area contribution is slightly less than the first 
iteration, but still exceeds the City’s park contribution requirement.  
 
The primary issues discussed at the February 18, 2020 hearing were traffic impacts, if any, including 
vehicular connections, and water usage.  

1. Traffic Impacts and/or Vehicular Connections. The original plat proposed two vehicular 
connection points through Phase I of the subdivision: Carbonate Street, to be accessed from 
Quigley Road, and Gray’s Starlight Drive, to be accessed from the Old Cutters Subdivision. The 
Applicant has modified Phase I connections to connect to three streets, as follows:  

a. The public street, previously labeled as Carbonate Street, will retain its access from 
Quigley Road; however, the street will be renamed to San Badger Drive.  

b. San Badger Drive will run north-to-south through the subdivision and connect to the 
existing San Badger Drive within the Old Cutters Subdivision.  

c. San Badger Drive, previously labeled Carbonate Street, will retain its connection to 
Gray’s Starlight Drive, also a connection point to/from the Old Cutters Subdivision.  

 
The Commission found the Applicant’s proposal to develop all adjacent streets that provide access to 
other abutting neighborhoods, properties and/or arterial streets, adequate. By doing so, the subdivision 
can be fully integrated into adjacent neighborhoods. Connection to all adjacent streets will help to 
minimize vehicular congestion during peak hours and more evenly distribute traffic. The Traffic Impact 
Study concludes that all intersections, existing and proposed, will operate at acceptable levels of service 
during peak hours.  
 
Furthermore, at the February 18, 2020 public hearing, two of the Commissioners shared their concerns 
and preferences for constructing Carbonate Street, as a through street or connector street to Sunbeam 
Street, within Phase I of the development. The City received a Memorandum from Hales Engineering on 
February 21, 2020 regarding the necessity and feasibility of extending Carbonate Street in Phase I of the 
development.  
 
In summary, Hales Engineering found that there is a reserve capacity in both the San Badger 
Drive/Myrtle Street and Carbonate Street/Quigley Road intersections to adequately handle the traffic 
volumes proposed in Phase I of the Sunbeam Subdivision, and that an additional connection to 
Carbonate Street is not needed for capacity reasons. The Commission concurred.  
 

2. Water Usage. At the February 18, 2020 public hearing, the Commission discussed whether the  
Applicant should be required to develop a separate irrigation system tied to the private water 
right instead of using potable municipal water to serve irrigation needs as proposed, or 
recommend that the City Council consider offsetting mitigation. The Applicant has presented 
data and legal opinion as to why a separate irrigation system is impractical, as described in 
Section 16.04.070(C). The Applicant also proposed mitigation as an alternative to the redundant 
system, as described herein.   
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Procedural History: The project is to be known as Sunbeam Subdivision and will consist of two (2) 
phases of development. This project is located in the Limited Residential (LR-1) Zoning District.  
 
This parcel was previously known as and annexed into the City of Hailey (October 13, 1981) as Hidden 
Meadows Subdivision. Hailey Ordinance No. 439 describes the annexation process and has been 
attached to this report.  
 
This Application was concurrently head with a Planned Unit Development (PUD) Application, which the 
Planning and Zoning Commission recommended for approval by the Hailey City Council. Pursuant to 
Section 17.10.050.02: Concurrent Submission:  
 

A PUD Application may be submitted and reviewed concurrently with other applications 
affecting the same piece of property with the approval of the Administrator. Concurrent 
submissions shall be voted on separately. (Ord. 1191, 2015).  

 
The Application was submitted on November 1, 2019 and certified complete on November 19, 2019. A 
public hearing before the Planning and Zoning Commission was held on January 21, 2021, in the Council 
Chambers of Hailey City Hall. The Planning and Zoning Commission continued the item to February 18, 
2020. A second public hearing before the Planning and Zoning Commission was held on February 18, 
2020. The Planning and Zoning Commission continued the item to March 2, 2020. A public hearing 
before the Planning and Zoning Commission was held on March 2, 2020, in the Council Chambers of 
Hailey City Hall.  
 

Standards of Evaluation for a Subdivision 

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

☒ ☐ ☐ 17.06.050 Complete Application  

☒ ☐ ☐ Department 
Comments  

Engineering: All infrastructure will require detailed final construction 
drawings to be submitted to the City and approved by the City prior to 
construction. All construction must conform to City of Hailey standard 
drawings, specifications and procedures.  
 
The Public Works Department has the following comments and recommends 
that the following be resolved and/or completed prior to final design: 

1. The final Traffic Impact Study is attached to the February 18, 2020 
report. A peer review has been conducted by an independent traffic 
engineer selected by the City (Stanley Engineering). The independent 
engineer has asked for minor changes to the analyses and 
assumptions. A final review by the independent engineer can be 
found in the March 2, 2020 Staff Report, and has been incorporated 
herein.  

2. The Water Study is complete and attached to the February 18, 2020. 
See comments elsewhere in this Staff Report regarding potable 
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municipal water consumption and impacts to water pressure in other 
City neighborhoods resulting from development of this subdivision. 

3. Acceptable to have the multi-use pathway within a 70’ road 
easement.  

4. The Public Works Department supports the compromise of sidewalks 
constructed as proposed, as well as a partial sidewalk in-lieu 
payment. Two cost estimates will be required at the time of 
construction to determine the final amount of the partial in-lieu 
payment. 

5. Native grass area between pathway and road likely to be 
problematic with weeds for City staff on a limited landscape budget. 
Staff recommends that the HOA should maintain, and that a 
Maintenance Agreement be developed to spell out roles and 
responsibilities. 

6. Final design must be in conformance with City Code and other 
applicable standards. 

7. The remainder of Quigley Road ROW shall be dedicated to the City 
(this is shown on the plat). 

 Life/Safety: No comments  
 Water and Wastewater: The Water and Wastewater Divisions recommend 

that the following be made Conditions of Approval:   
- Water valve locations shall be provided at final design.  
- Proposed tree plantings shall be located 5’ or more from the water 

main, water services or water vaults. Trees located within 10’ of 
water mains shall be the Applicant’s or lot Owner’s responsibility to 
replace if damaged due to water main repair or maintenance. 

- Water mains shall be located 5’ or more from the property lines or 
other obstructions (i.e., trees, etc.). 

- A ‘hot tap’ shall be installed at the Quigley Road tie in.  
- The sewer effluent shall be split so Phase I transmits southerly and 

Phase II portion transmits westerly. A sewer profile shall also be 
provided at final design.  

- A minimum 6” sewer service shall be installed for future 
redevelopment parcels (i.e., Lots 8, 42, 50 and 65).  

 Building: No comments 
 Streets: The Streets Division recommended that the following be made 

Conditions of Approval:  
- The Applicant shall submit a Street Signage Plan at final design.  
- The Applicant shall submit a Traffic Control Plan and Construction 

Staging Plan at final design.  
- All proposed roads within the development shall be dedicated public 

streets according to City Standard 12.04.010, shall allow public 
parking and be subject to all other uses and restrictions identified in 
City Code, with the exception of any private streets approved as part 
of development of cottage lots. 

- Vision triangles shall be unobstructed at intersections. This shall be 
shown on the Civil Plans at final design.  

- Minimal driveway crossings of the 10’-wide multi-use paths are 
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preferred. 
- A final landscape plan for the right-of-ways acceptable to the City 

and the Applicant shall be developed prior to final approval of 
construction drawings, including tree location.   

- The Applicant will enter into a Maintenance Agreement with the City, 
binding on the Subdivision’s HOA to address landscape maintenance, 
HOA maintenance of the native grass area between the pathway and 
roadway, trees, grass and installation and repair of associated 
irrigation (with the exception of costs to water the landscaping) 
within the public right-of-way. The Maintenance Agreement shall 
spell out responsibilities if trees are damaged during snow 
maintenance and other events. 

- The Subdivision’s HOA shall keep the 10’-wide multi-use paths on San 
Badger Drive free of snow year-round commencing at the time of 
Phase II final plat recordation.  

- All utilities shall be installed underground.  
- Detailed plans for the proposed pathway/existing Old Cutters 

sidewalks for the tie in at Gray’s Starlight Drive and San Badger Drive 
shall be provided at final design.  

- A portion of Doc Bar Drive within the Old Cutters Subdivision is 
unpaved. The Applicant shall pave this portion of the street prior to 
recordation of the final plat of Phase II.  

- Two cost estimates to determine the final amount of the Phase I 
partial sidewalk in-lieu payment shall be provided. Pursuant Section 
16.05.010 of the Hailey Municipal Code, the Applicant shall pay the 
partial sidewalk in-lieu payment prior to City Council review of Final 
Plat.   

- Canal crossing/Culvert details for the pathway canal shall be 
provided at final design.  

- Drywell and other construction details shall be provided at final 
design. 

- The Applicant shall set aside land area for the following public transit 
facilities and accessories in the following areas: 

o Intersection of Quigley Road and San Badger Drive (north 
side of Quigley Road):    

 Land area shall be set aside for a future bus stop 
location along the property frontage of Quigley 
Road. This area shall allow for a future paved bus 
stop 80’ in length with adequate off-street pullout 
for buses.  

 Additional land area shall allow for standard 
Mountain Rides bus stop signage and bus stop 
shelter, to be located east of the proposed 
intersection of San Badger Drive and Quigley Road 
(southern entrance/exit to the subdivision) and on 
the north side of Quigley Road. 

o Public right-of-way fronting the southwest property line of 
proposed Lot 54 in the Sunbeam Subdivision (Phase I) and 
public right-of-way fronting the proposed park in Block 6 
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(across Gray’s Starlight Drive): 
• Land area shall be set aside for a future 

bus stop location along the property 
frontage of at locations suitable to 
Mountain Rides and the Applicant. This 
area shall allow for a future paved bus 
stop 80’ in length with adequate off-street 
pullout for buses and red-painted curb. 

• Additional land area shall allow for 
standard Mountain Rides bus stop signage 
and bus stop shelter adequate to serve 
passengers in the opposite direction from 
the bus stop located in front of proposed 
Lot 54.  

- The PUD Development Agreement shall stipulate bus stop curb, 
signage and shelter improvements to take place in Phase II of the 
project.  

 City Arborist: The Hailey Tree Committee met on February 13, 2020 and 
unanimously voted to accept the street tree plan/park design with the 
following recommendations:  

• All Ash Trees shall be removed  
• Additional plantings, with appropriate diversity, shall be 

incorporated 
• All plantings shall be wildlife appropriate 
 

The above recommendations have been made to the Landscape Plans; 
thereby, no Conditions of Approval are needed.  
 
The Parks and Lands Board met on February 12, 2020 and unanimously voted 
to accept the park dedication and design as proposed. No recommendations 
and/or conditions were made. 

☒ ☐ ☐ 16.04.010 
Development 
Standards 

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

Staff 
Comments 

Please refer to the specific standards as noted herein. 

 16.04.020: Streets:  
Compliant Standards and Staff Comments 

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

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

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

Staff 
Comments 

The full project will connect to Quigley Road, Carbonate Street, El Dorado 
Lane, Doc Bar Drive, San Badger Drive and Gray’s Starlight Drive. Phase I 
proposes connections to Quigley Road, San Badger Drive and Gray’s Starlight 
Drive. The Commission concurs with connecting this project to all available 
City streets at buildout, and Phase 1 streets as outlined above.  
 
All streets proposed in Phase I are to be public streets, 60-feet in width, except 
San Badger Drive, an arterial street planned at 70-feet in width. For further 
comments or concerns noted by the Streets Division, please refer to Section 
17.06.050: Streets.  
 
A Traffic Impact Study has been submitted and has had preliminary review by 
an independent traffic engineer selected by the City (Stanley Engineering). 
Final review by Stanley has been completed, and Stanley concur with the 
report conclusions. Please see the Traffic Study summary in Section 16.04.070 
of this report. 
 
The remainder of the Quigley Road Right-of-Way shall be dedicated to the 
City (this has been shown on the plat). 
 
The Commission found that this standard has been met.  

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

Staff 
Comments 

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

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

Staff 
Comments 

The project will connect to Quigley Road, Carbonate Street, El Dorado Lane, 
Doc Bar Drive, San Badger Drive and Gray’s Starlight Drive. Phase I has been 
modified to show connections to Quigley Road, San Badger Drive and Gray’s 
Starlight Drive. The Commission concurs with the Phase I connections, and 
with connecting this project to all available City streets at buildout. The 
Commission found that this standard has been met. 

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



Sunbeam Subdivision Preliminary Plat – Phase I 
Tax Lot 6655, Section 9 & 10, T2N, R18 

Hailey Planning and Zoning Commission 
Findings of Fact – March 2, 2020 

Page | 8 
 

 
 

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 

It appears that all proposed streets intersect at 90-degree angles and that the 
proposed streets are separated by 250-890’. Traffic calming measures have 
also been incorporated within the development – short street sections on 
Eclipse Street and Gray’s Starlight Drive, and limited to no straight street 
sections.  
 
Upon an initial review, the Public Works Department recommends that the 
following be resolved and/or completed prior to final design: Unobstructed 
vision triangles at intersections must be calculated and documented by a 
professional engineer (tree plantings). Please show on the Civil Plans in 
comparison to plantings. This has been made a Condition of Approval.  
 
The Applicant is requesting that, Pursuant Section 16.05.010: Minimum 
Improvements Required, the City Engineer and City Council will allow for 
slightly larger intersection separation distances on Carbonate Street and 
Sunbeam Street. The Commission found the Applicant’s request appropriate, 
and that this standard has been met.  

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

Staff 
Comments 

All streets within the subdivision are proposed as public streets. Each street 
varies in length, right-of-way width and alignment in order to service the 
proposed subdivision, its lots and the park/open space.   
 
Deflections and curve radii will be further analyzed by the City Engineer at 
final design. The Applicant is requesting that, Pursuant Section 16.05.010: 
Minimum Improvements Required, the City Engineer and City Council will 
allow for larger radii to act similar to that of straight streets with slight 
curvature. The Commission found the Applicant’s request appropriate, and 
that this standard has been met.  

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

Staff 
Comments 

The public streets proposed in Phase I (San Badger Drive, Gray’s Starlight 
Drive, Eclipse Street and Sunbeam Street) meet the minimum City standards 
of 60’ in width (San Badger Drive is proposed to be 70’ in width), which is 
consistent with Title 18. The Commission found that this standard has been 
met.  
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☒ ☐ ☐ G.  
 
 

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

Staff 
Comments 

The proposed roadway width from edge of asphalt to edge of asphalt is 22’-
wide with 2’-wide shoulders, which totals 26’-wide roadways. The Commission 
found that this standard has been met. 

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

Staff 
Comments 

The subject property is relatively flat. Per the Applicant, no road slopes are 
proposed to be greater than 6%. Slopes are proposed to be a minimum of 
0.5%. Road cross slopes are proposed to be 2.5%.  
 
The Applicant is requesting that, Pursuant Section 16.05.010: Minimum 
Improvements Required, the City Engineer and City Council will allow for 
flatter slopes, as it will result in less cut/fill activity and unnecessary peaks and 
valleys. The Commission concurred with this recommendation.  

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

Staff 
Comments 

Drywells are proposed along all public streets. The Streets Division further 
recommends that the following be resolved and/or completed prior to final 
design:  

1. Drywell details and other construction related details shall be 
provided at final design. 

2. Final design must be in conformance with City Code and other 
applicable standards. 

The recommendations and/or comments above have been made Conditions of 
Approval.  
 
Additional drainage may be needed to address seasonal (rain on snow) events 
from the undeveloped portion of Phase II. The Commission found that this 
standard has been met. 

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

Staff 
Comments 

Street Signage is proposed. The Streets Division recommends that the type 
and location of street signs be incorporated into the plan prior to final design. 
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This has been made a Condition of Approval. The Commission found that this 
standard has been met. 

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

Staff 
Comments 

Proposed street names have been approved by City Staff and by Blaine 
County. The proposed subdivision name has also been approved by the Blaine 
County Assessor.  The Commission found that this standard has been met. 

   L. Private Streets:  

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

   Staff 
Comments 

No private streets are proposed at this time; however, the cottage lots may 
include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision, if approved as part of the PUD Application (the Commission 
concurred with these waivers. Please refer to the PUD Staff Report for further 
information). The Commission found that this standard has been met. 

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

   Staff 
Comments  

No private streets are proposed at this time; however, the cottage lots may 
include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision, if approved as part of the PUD Application (the Commission 
concurred with these waivers. Please refer to the PUD Staff Report for further 
information). The Commission found that 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  

No private streets are proposed at this time; however, the cottage lots may 
include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision, if approved as part of the PUD Application (the Commission 
concurred with these waivers. Please refer to the PUD Staff Report for further 
information). The Commission found that this standard has been met. 
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☒ ☐ ☐ 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 

No private streets are proposed at this time; however, the cottage lots may 
include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision, if approved as part of the PUD Application (the Commission 
concurred with these waivers. Please refer to the PUD Staff Report for further 
information). The Commission found that 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 

No private streets are proposed at this time; however, the cottage lots may 
include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision, if approved as part of the PUD Application (the Commission 
concurred with these waivers. Please refer to the PUD Staff Report for further 
information). The Commission found that 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 

No private streets are proposed at this time; however, the cottage lots may 
include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision, if approved as part of the PUD Application (the Commission 
concurred with these waivers. Please refer to the PUD Staff Report for further 
information). The Commission found that this standard has been met. 

   M.  Driveways:  

☒ ☐ ☐ M. 1.  Driveways may provide access to not more than two (2) residential dwelling 
units.  Where a parcel to be subdivided will have one lot fronting on a street, 
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not more than one additional single-family lot accessed by a driveway may 
be created in the rear of the parcel.  In such a subdivision, where feasible 
(e.g., no driveway already exists), both lots shall share access via a single 
driveway.  Driveways shall not be named.  

   Staff 
Comments 

At this time, the Applicant is proposing shared driveways between Lots 2 and 
3, Lots 4 and 5, and Lots 6 and 7. All other driveways will access one (1) 
residential unit (with the exception of the proposed cottage lots) and will 
meet City Standards at the time of individual Building Permit.  
 
The Streets Division has the following questions and/or comments:  

1. A single driveway crossing of the multi-use pathway is preferred. 
2. Minimal pathway crossings are preferred. This has been made a 

Condition of Approval.  
The Commission found that this standard has been met. 

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

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

No portion of the required fire lane width of any driveway may be utilized for 
parking, above ground utility structures, dumpsters or other service areas, 
snow storage or any other obstructions.  

   Staff 
Comments 

No driveway materials are proposed at this time, but shall conform to this 
standard. The Commission found that 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 

It appears that no driveway exceeds 150’ in length. More details are needed 
with regard to proposed driveways. Please refer to Section 16.04.020(M) for 
further details. The Commission found that 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 

This is preferred by the City; however, more details are needed with regard to 
driveways. Please refer to Section 16.04.020(M) for further details.  

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

   Staff 
Comments 

Please refer to Section 16.04.020(M) for further details. The Commission found 
that 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 

Driveways will not impact existing infrastructure and appear compatible with 
existing and planned residential units. The Streets Division has some questions 
and/or comments with regard to driveways, which will be addressed in the 
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construction drawings. Please refer to Section 16.04.020(M) for further 
details. The Commission found that this standard has been met. 

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

Staff 
Comments 

All proposed streets are 60’ in width, except San Badger Drive, which is 70’ in 
width. No private streets are proposed at this time; however, the cottage lots 
may include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision.  
 
At their March 2, 2020 public hearing, the Commission discussed whether 
allowing a private street to serve more than five (5) residential dwelling units 
was appropriate. Ultimately, the Commission found that that the above could 
be addressed in more detail during the platting process of said cottage lots, 
and drafted a Condition of Approval that states:  

- All proposed roads within the development shall be dedicated public 
streets according to City Standard 12.04.010, shall allow public 
parking and be subject to all other uses and restrictions identified in 
City Code, with the exception of any private streets approved as part 
of development of cottage lots. 

  
No parking access lanes are proposed. The proposed streets comply with IFC 
Requirements for fire access to interior lots. The Commission found that this 
standard has been met.  

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

Staff 
Comments 

All proposed streets are 60’ in width, except San Badger Drive, which is 70’ in 
width. No private streets are proposed at this time; however, the cottage lots 
may include private streets as part of the PUD Application.  
 
Pursuant Section 17.10.040, the Applicant would request a waiver to allow 
private streets to serve more than five (5) residential dwelling units within the 
subdivision. Please refer to the PUD Staff Report for further information.  
 
At their March 2, 2020 public hearing, the Commission discussed whether 
allowing a private street to serve more than five (5) residential dwelling units 
was appropriate. Ultimately, the Commission found that that the above could 
be addressed in more detail during the platting process of said cottage lots, 
and drafted a Condition of Approval that states:  

- All proposed roads within the development shall be dedicated public 
streets according to City Standard 12.04.010, shall allow public 
parking and be subject to all other uses and restrictions identified in 
City Code, with the exception of any private streets approved as part 
of development of cottage lots. 
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No parking access lanes are proposed. The proposed streets comply with IFC 
Requirements for fire access to interior lots. The Commission found that this 
standard has been met.  

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

A multi-use path, which functions as a sidewalk, runs along San Badger Drive, 
connecting Old Cutters Subdivision with Quigley Road. The City sees this as a 
desirable connection. This path also runs through the proposed park, 
connecting to Carbonate Street. A separated multi-use asphalt path is also 
proposed adjacent to Quigley Road for the project frontage.  
 
Comments at the January 21, 2020 public hearing noted the desire for 
additional sidewalks within the subdivision. Sidewalks, site circulation and 
pedestrian-friendly subdivisions were noted in public comment. The Applicant 
has incorporated sidewalks to island-like blocks within the proposed 
subdivision. The Applicant’s intent is to include enough sidewalk to walk 
around each block on the sidewalk.  
 
The Applicant requested an approved alternative to the requirement for all 
sidewalks within residential zoning districts, with a request for a partial in-lieu 
payment. A preliminary calculation has been submitted, and two cost 
estimates will be required at the time of construction to determine the actual 
amount. 
 
The Commission agreed that any sidewalk in-lieu fees be applied toward the 
separated multi-use pathway connecting from the subject property to Quigley 
Road, thereby completing a key missing link in the cities nonmotorized 
pathway system (note that the Quigley Farms Development Agreement 
requires a commitment towards this pathway in Phase II of Quigley Farms, if 
funds are remaining after the $200,000 slated towards the completion of the 
improved intersection at Bullion and 8th, and also after the completion of the 
mini-roundabout at 8th and Croy Street. Due to the uncertainty of timing of 
Phase II of Quigley Farms, combined with the uncertainty of funding, reliance 
on Quigley Farm contributions towards this project are uncertain). Two cost 
estimates will be required at the time of construction to determine the final 
amount of the partial in-lieu payment- see conditions of approval. 
 
City Staff and the Commission agreed that the following comments regarding 
the proposed multi-use pathway and drainage be addressed as Conditions of 
Approval:  

1. Native grass area between pathway and road may be problematic 
with weeds on a limited landscape budget. It is preferred that the 
HOA maintain these areas (Please refer to the Conditions of Approval 
regarding the need for a Rights of Way Maintenance Agreement). 
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2. Details for the new pathway/existing Old Cutters sidewalks for the tie 
in at Gray’s Starlight Drive and San Badger Drive shall be provided.   

3. Drywell details and other construction related details shall be 
provided at final design.  

The above comments have been made Conditions of Approval. The 
Commission found that this standard has been met. 

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

Staff 
Comments 

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

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

Staff 
Comments 

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

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

Staff 
Comments 

During Phase I of the project, a 10’-wide separated multi-use asphalt path is 
proposed through the park/open space, which will provide pedestrian access 
to Carbonate Street (an existing dead-end street). The asphalt path is also 
proposed to run the length of San Badger Drive (western side of the proposed 
street). This pathway allows for connectivity to the existing subdivision, Old 
Cutters Subdivision. This connection is highly desired. This path also runs 
through the proposed park, connecting to Carbonate Street. 
 
The Applicant has incorporated sidewalks to island-like blocks within the 
proposed subdivision. The Applicant’s intent is to include enough sidewalk to 
walk around each block on the sidewalk. The Commission found that this 
standard has been met.  
 
Please refer to Section 16.04.030(A) for further details and/or comments 
noted by City Staff. The Commission found that this standard has been met. 

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

Staff 
Comments 

N/A  

16.04.040: Alleys and Easements 
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

N/A, as no alleys are proposed.  

☐ ☐ ☒ A. 2. The minimum width of an alley shall be twenty-six (26’) feet.  
Staff 
Comments 

N/A, as no alleys are proposed. 

A. 3. All alleys shall be dedicated to the public or provide for public access. 
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☐ ☐ ☒ Staff 
Comments 

N/A, as no alleys are proposed. 

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

Staff 
Comments 

N/A, as no alleys are proposed. 

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

Staff 
Comments 

N/A, as no alleys are proposed. 

☐ ☐ ☒ A. 6. Dead-end alleys shall not be allowed. 
Staff 
Comments 

N/A, as no alleys are proposed. 

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

Staff 
Comments  

N/A, as no alleys are proposed. 

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. 

☒ ☐ ☐ 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 

Though the proposed subdivision does not border the Big Wood River, the 
following easements are shown on the plat for Phase I:  

1. Snow storage and public utility easements along all frontages. 
A 10’ private irrigation easements along the north and east 
boundaries to continue to provide irrigation to existing conifers until 
all lots are purchased. 
A 15’ wide sewer easement (located in Parcel B, Phase II), shown 
graphically and noted in the plat notes. 

2. The 20’ wide Hiawatha Canal easement along the west property 
boundary. This has been modified to encompass all of the canal.   

The Commission suggested plat notes, somewhat simpler to those from the 
Old Cutters Subdivision be included as Conditions of Approval. The 
Commission found that this standard has been met. 



Sunbeam Subdivision Preliminary Plat – Phase I 
Tax Lot 6655, Section 9 & 10, T2N, R18 

Hailey Planning and Zoning Commission 
Findings of Fact – March 2, 2020 

Page | 17 
 

 
 

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

Staff 
Comments 

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

☒ ☐ ☐ 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 
Comments 

Snow storage easements are proposed along all lot frontages.  The 
Commission found that this standard has been met. 

16.04.050: Blocks 
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

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

16.04.060: Lots 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 16.04.060 Lots: All lots shown on the subdivision plat must conform to the minimum 
standards for lots in the District in which the subdivision is planned. The 
City will generally not approve single-family residential lots larger than one-
half (1/2) acre (21,780 square feet).  In the event a single-family residential 
lot greater than one-half (1/2) acre is platted, irrigation shall be restricted 
to not more than one-half (1/2) acre, pursuant to Idaho Code §42-111, and 
such restriction shall be included as a plat note.  District regulations are 
found in the Zoning Chapter. 
 
A concurrent PUD Application submittal allows for varied lot sizes, which are 
proposed within the zoning district. The overall density of the project is less 
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than the 177 lots, which could be created if the Limited Residential (LR-1) 
Zoning District minimum lot size of 8,000 square feet was utilized.  
 
See also Section 16.04.070 of this Staff Report for additional suggested 
restrictions on irrigated areas. The Commission found these restrictions 
appropriate, as the project impacts water pressure in other City 
neighborhoods, and because water conservation is a desired goal for the City 
of Hailey. Irrigation water conservation will lessen impacts to water pressure 
and water use. The Commission found that this standard has been met. 

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

Staff 
Comments 

Nine (9) lots in Phase I are more than double the minimum size of the Limited 
Residential Zone District (minimum size is 8,000 square feet). Staff did not 
count lots planned for cottage development, as they will contain more than 
one home. One (1) of these lots, which is double the minimum lot size, has 
been shown as a flag lot. The second flag lot proposed in Phase I is 
approximately 11,000 sq. ft. (Lot 20). No other lots in Phase I are proposed as 
flag lots. These other, larger lots could be shown as flag lots with a waiver to 
the provision below allowing for only a single flag lot. 
 
The Commission found that this standard has been met. 

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

Staff 
Comments 

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

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

Staff 
Comments 

Park and open space are delineated; no unbuildable lots are proposed. The 
Commission found that 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 
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parcels do not have street access, such as parcels adjacent to the ITD right-
of-way. 

Staff 
Comments 

The Applicant is proposing two (2) flag lots in Phase I and one (1) flag lot in 
Phase II. Given the irregular shape of the subject parcel, the Applicant is 
requesting a wavier to this standard (pursuant Section 17.10.040) as part of 
the PUD application. The Commission did not see the three (3) flag lots as 
problematic and agreed to waive this standard in their PUD Findings.  
 
Please refer to Section 16.04.060(A) regarding lots that are more than twice 
the minimum lot size. The Commission found that 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 
Sections 4.1.11.1 and 4.5.4 of this Ordinance.  Townhouse Sub-Lots are 
excluded from this requirement; provided, however, that Townhouse 
Developments shall have frontage on a street. 

Staff 
Comments 

Within Phase I of the proposed development, it appears that all proposed lots 
have adequate street frontage off of the proposed public streets: Sunbeam 
Street, San Badger Drive, Eclipse Street and Gray’s Starlight Drive. The 
Commission found that this standard has been met. 

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

Staff 
Comments 

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

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

The proposed project will consist of two (2) phases of development: 
 
Phase I: 71 Lots, 90 units total   
23 Cottage Units       
12 single family lots less than 8,000 sq. ft.    
55 single family lots greater than 8,000 sq. ft.     
 
Phase II: 44 Lots, 55 Units 
13 Cottage Units  
12 single family lots less than 8,000 sq. ft.  
30 single lots greater than 8,000 sq. ft.  
 
Total Number of Units Proposed: 145 units  
Total Number of Lots Proposed: 115 Lots   
 
A 4.72-acre (205,458 square feet) park space parcel is proposed to benefit the 
general public and satisfy the City’s Park Contribution.  
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The Commission found that this standard has been met.  

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

Staff 
Comments 

A Phasing Agreement will be incorporated into the PUD Agreement, which will 
layout all of the commitments that are required in Phase I. A Phasing 
Agreement shall be submitted prior to the public hearing of the Preliminary 
Plat with City Council. This has been made a Condition of Approval.  
 
That said, the Commission concurred with the phasing layout as proposed, 
subject to commitments developed in the PUD Agreement. 

☒ ☐ ☐ C. Mitigation of Negative Effects: No subdivision shall be approved which 
affects the ability of political subdivisions of the state, including school 
districts, to deliver services without compromising quality of service 
delivery to current residents or imposing substantial additional public costs 
upon current residents, unless the Developer provides for the mitigation of 
the effects of subdivision. Such mitigation may include, but is not limited to 
the following: 

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

Staff 
Comments 

Comment letters have been received from Idaho Department of Fish and 
Game and from Mountain Rides.  
 
Off-site improvements identified for discussion by City Staff include the 
completion of Seventh Avenue, parking along Seventh Avenue related to 
Curtis Park, the completion of the Quigley Road multi-use separated path, and 
the need for a new City well based on current water pressures in Northridge 
Subdivision and the projected slight drop in water pressure associated with 
the development of this subdivision. 
 

a) Provision of on-site or off-site street or intersection improvements. 
A Traffic Impact Study has been prepared by traffic consultant, Hales 
Engineering. A peer review was conducted by Stanley Engineering, and 
numerous comments were incorporated into the draft that was presented to 
the Commission.   
 
This study addressed the traffic impacts associated with the proposed 
Sunbeam Subdivision. Included within the analyses for this study were the 
traffic operations and recommended mitigation measures for existing 
conditions, as well as project conditions (conditions after development of the 
proposed project) at key intersections and roadways near the site. Future 
2024 and 2030 conditions were also analyzed. The evening peak hour level of 
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service (LOS) was computed for each study intersection. The results of this 
analysis are shown in Table ES-1 of the report. 
 
Assumptions: The development will consist of 145 single-family homes. It was 
assumed that 90 homes would be constructed immediately, a total of 120 
homes would be constructed within the next five years, and that all 145 
homes would be built by 2030. 
 
The following intersections were studied: 

· Main Street (SH-75) / Myrtle Street 
· 2nd Avenue / Myrtle Street 
· 5th Avenue / Myrtle Street 
· Buttercup Road / Myrtle Street 
· Project Access (Doc Bar Drive) / Myrtle Street 
· Project Access (San Badger Drive) / Myrtle Street 
· El Dorado Lane / Mother Lode Loop 
· Carbonate Street / 6th Avenue 
· Main Street (SH-75) / Bullion Street 
· 5th Avenue / Bullion Street 
· 2nd Avenue / Croy Street 
· 4th Avenue / Croy Street 
· 8th Avenue / Croy Street 
· Eastridge Drive / Quigley Road 
· Project Access (Carbonate Street) / Quigley Road 
· Buckhorn Drive / Quigley Road 

 
The report projects the following total traffic volumes: 

Phase 1 (Per ITE Trip Gen) 
Daily Trips: 944   
Morning Peak Hour Trips: 71 
Evening Peak Hour Trips: 92 

 
Phase I and Partial Phase II (Per ITE Trip Gen) Daily Trips: 1,230 Morning Peak 
Hour Trips: 91 Evening Peak Hour Trips: 122 

Buildout, Phases I and II (Per ITE Trip Gen) 
Daily Trips: 1,464 
Morning Peak Hour Trips: 108 
Evening Peak Hour Trips: 146 

 
Enter/Exiting Distribution (Per ITE Trip Gen) Daily Trips: 50/50 Morning Peak 
Hour Trips: 25/75 Evening Peak Hour Trips: 63/37 
 
The report proposes that the trips will be distributed as follows: 

Directional Trip Distribution: 60% North, 40% South 
 
Phase I (See Figure 4 of Traffic Study) 
North:  Gray's Starlight- 20% 
 San Badger- 40% 
South:  Quigley Road- 40% 
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Phase I and Partial Phase II (See Figure 5 of Traffic Study) 
North:  Gray's Starlight- 15% 
 San Badger- 20% 
 Doc Bar- 20% 
 El Dorado- 5% 
South: Quigley - 35% 
 Carbonate- 5% 
 
Buildout, Phases I and II (See Figure 6 of Traffic Study) 
North:  Gray's Starlight- 15%  
 San Badger- 20%  
 Doc Bar- 20%  
 El Dorado- 5%  
South: Quigley - 35%  
 Carbonate- 5%  

 
The complete Traffic Impact Study, dated February 11, 2020, can be found at 
the link provided: 
https://www.haileycityhall.org/meetings/documents/20200212FINALTISSunb
eamSubdivision.pdf 
 
Summary of Key Findings and Recommendations:  
1. Myrtle Street and Main Street: The Main Street (SH-75) / Myrtle Street 
intersection is currently operating at a poor LOS and is anticipated to continue 
to operate poorly in all scenarios (the intersection is failing due the fact that 
Main Street carries a very heavy volume, with few gaps for traffic from Myrtle 
Street to enter Main Street).  

Staff Comment: Over the long term, the City of Hailey plans to pursue 
a traffic light at Myrtle Street and Main Street to create an 
alternative to the light at Bullion Street.   

 
At this time the minor street volumes are too low to warrant a traffic signal at 
the intersection, even with the buildout of this project.  

Staff Comment: The City will pursue a signal at this intersection 
despite the “warrant” constraints. 

 
The City of Hailey could consider striping a left-turn lane and a shared 
through/right turn lane on the westbound and eastbound approaches of the 
Main Street (SH-75) / Myrtle Street intersection to reduce delays and queuing. 
 
2. Main Street and Bullion street: The study confirms the results of the Quigley 
Traffic Study, that the intersection of Main Street and Bullion Street is heavily 
impacted due to the lack of additional signalized intersections in the 
downtown. Based on queueing in the future (2024) background analysis, City 
of Hailey could consider changing the westbound and eastbound left-turn 
phasing at the Main Street (SH-75) / Bullion Street intersection to reduce 
queueing. Changing the timing of the traffic light to allow westbound 
permissive protected and eastbound permissive left-turn phasing instead of 

https://www.haileycityhall.org/meetings/documents/20200212FINALTISSunbeamSubdivision.pdf
https://www.haileycityhall.org/meetings/documents/20200212FINALTISSunbeamSubdivision.pdf
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protected-only left turn phasing may help reduce queue lengths for both 
approaches. 
 
By future (2030) background conditions, the Main Street (SH-75) / Bullion 
Street signalized intersection is anticipated to operate at LOS E. City of Hailey 
could consider installing a right-turn pocket on the eastbound approach of the 
Main Street (SH-75) / Bullion Street intersection. It is anticipated that the 
Main Street (SH-75) / Bullion Street intersection would operate at LOS D (40.1 
sec. of delay per vehicle) with the proposed turn pocket.   

Staff Comment: This turn pocket will further reduce parking. A better 
solution may be to pursue traffic lights at both Myrtle Street and Elm 
Street on Main Street.  

 
Based on review of the Traffic Impact Study and observation of neighborhood 
traffic patterns, the Commission and City Staff concurred that discussion 
regarding the need to improve Seventh Avenue could take place during Phase 
II of the subdivision. The Public Works Director recommended that, ultimately, 
Seventh Avenue should be improved even though the Traffic Impact Study did 
not show it to be crucial for circulation. 
 
The Commission found that this standard has been met. 
 

b) Provision of other off-site improvements. 
As noted in Section 16.05.040 of this report, a new City well is needed, and 
this project impacts water pressure in existing neighborhoods (Northridge 
Subdivision). The Public Works Director is working with SPF Consultants at this 
time to determine the best location for a new City well, which may be on the 
subject property, or may be at the well site dedicated at Quigley Farms. The 
Applicant has proposed to contribute $200,000 towards the development of a 
new well, which equals approximately 27% of the cost based on most recent 
cost estimates. The Commission found the Applicant’s contribution generous; 
however, the City Council will ultimately determine the adequacy of the 
financial contribution. 
 
Water consumption was also a point of discussion with a new subdivision that 
contains larger lots. Hailey’s Resiliency Program is based on a three-legged 
stool of “Energy, Water and Waste”. The subject property is currently an 
agricultural field under productive agricultural use with irrigation supplied by 
a center pivot using existing Hiawatha Canal Water Rights. Idaho Code, Title 
67, Chapter 65, Local Land Use Planning, states the following: 

 
67-6537. USE OF SURFACE AND GROUND WATER.  
(1) The intent of this section is to encourage the use of surface water for 
irrigation. All applicants proposing to make land use changes shall be 
required to use surface water, where reasonably available, as the 
primary water source for irrigation. Surface water shall be deemed 
reasonably available if: 

a) A surface water right is, or reasonably can be made, 
appurtenant to the land; 
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b) The land is entitled to distribution of surface water from 
an irrigation district, canal company, ditch users 
association, or other irrigation delivery entity, and the 
entity’s distribution system is capable of delivering the 
water to the land; or 

c) An irrigation district, canal company, or other irrigation 
delivery entity has sufficient available surface water 
rights to apportion or allocate to the land and has a 
distribution system capable of delivering the water to 
the land. 
 

(2)  Consistent with sections 42-108 and 42-222, Idaho Code, any change 
in the nature of use of surface water provided by an irrigation delivery 
entity must be authorized by the entity holding the water right(s) for the 
available surface water. Nothing in this section shall alter the authority 
and discretion of irrigation delivery entities to apportion, allocate and 
distribute surface water, or for municipalities, counties, or water and 
sewer districts to pass ordinances or regulations to promote the use of 
surface water for irrigation. 
 
(3)  Nothing in this section shall be construed to override or amend any 
provision of title 42 or 43, Idaho Code, or impair any rights acquired 
thereunder. 
 
The above statute directs the City to look at the use of existing surface water 
rights for irrigation in the land use planning process. It appears to Staff that 
the change from irrigated agricultural fields to residential subdivision is a 
“land use change”, as described in the statute.  
 
The City is well aware from years of documented water use data that the 
largest residential lots in Hailey create a high demand on domestic water 
during irrigation season. Northridge Subdivision, in particular, shows the 
highest municipal water demands of any Hailey neighborhood during July and 
August. Two (2) recent subdivisions (which were also annexations) were 
required to construct separate irrigation systems and to exclusively use 
existing water rights serving the properties up to the point of curtailment 
(Quigley Farms and Colorado Gulch Preserve). Irrigation use is the single most 
significant demand placed on our potable water supply. Generally speaking, 
providing irrigation water separate from a chlorinated, DEQ-regulated 
drinking water system is considered a responsible use of resources which is 
consistent with both previous annexations and Idaho Code. 
 
The proposed project contains a mix of lot sizes; however, 57% of the lots are 
larger than lots typical of surrounding neighborhoods, and are comparable in 
size and scale to lots in the Northridge Subdivision.  
 
At the February 18, 2020 public hearing, the Commission discussed whether 
the Applicant should be required to develop a separate irrigation system tied 
to the private water right instead of using potable municipal water to serve 

https://legislature.idaho.gov/statutesrules/idstat/Title42/T42CH1/SECT42-108
https://legislature.idaho.gov/statutesrules/idstat/Title42/T42CH2/SECT42-222
https://legislature.idaho.gov/statutesrules/idstat/Title42/T42
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irrigation needs as proposed, or recommend that the City Council consider 
offsetting mitigation. The Applicant has presented data and legal opinion as 
to why a separate irrigation system is impractical, described below. The 
Applicant also proposed mitigation as an alternative to the redundant system, 
described below.   
 
The Applicant stated that, 1) the cost of a separate irrigation system is cost 
prohibitive due to the amount of piping and infrastructure (estimated at 
$750,000), 2) the water right associated with the property is curtailed in 
July/August approximately 50% of the time, and 3) during those curtailment 
periods, the City municipal water would be needed as a backup; therefore, still 
resulting in demands on the potable system during peak times. The Applicant 
also noted: 

• The water right is 37-21112.  
• The 2018 curtailment was 25% on August 10, 2018 and 100% on 

Sept. 4, 2018. The right was not cut for priority in 2019. From 1990 
through 2019 the dates of curtailment ranged from July 1 to August 
29 (see also Attachment B to this report). 

• The Hiawatha Canal diversion works were destroyed by the 2017 
flooding. They have been re-built, but they are thought by the 
applicant to be at risk of damage by another very high-water year 
which would make this water right completely non-deliverable even 
though it was in priority (Staff would note that the beneficiaries of 
the Hiawatha Canal are unlikely to allow for failure of this 
infrastructure). 

• Actual delivery to the Marathon Partners property has been even 
worse than that, since the property is over five (5) miles from the 
diversion on the Big Wood River. The Hiawatha Canal users are not 
policed effectively, and upstream users take excessive water on a 
regular basis, making the Marathon right extremely unreliable. 

• Based on the above facts 37-21112 the applicant concludes that 
water is NOT “reasonably available” under Idaho Code 67-6537 for 
residential irrigation in the proposed PUD Development. 

 
The Applicant stated that a secondary water system is anti-conservation and, 
in their opinion, is wasteful of water. According to a City Memo dated April 
19, 2017 (City water right status, options and requirements for irrigation of 
new developments), "A drawback to this requirement (LUPA) could be that 
water meters may not be installed at individual properties for irrigation use 
and as a result, property owners would not be charged for usage based on the 
gallons of water consumed. This could lead to excessive water use and less 
incentive for individuals to conserve. In addition, a private system like this 
would not allow the City the ability to impose watering restrictions during 
certain times of day or days of the week, which improves water 
conservation”. Once people become used to using that excessive amount of 
water, their habits will not change once switched to the municipal system 
(Staff would note that the City’s highest priority for conservation is to 
conserve municipal potable water and use of existing surface water rights 
from the Hiawatha Canal is a lower concern to the City). 
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The Commission found that, at the February 18, 2020 public hearing, a 
secondary water system would not be the preferred alternative.  
 
To further reduce consumption of municipal water, the Commission concurred 
that the following irrigation restrictions be applied:  

A. For lots less than or equal to 8,000 square feet, a maximum of 
forty percent (40%) of the total land area of each residential lot 
may be turf. 

B. For lots greater than 8,000 square feet and less than or equal to 
12,000 square feet, a maximum of thirty-five percent (35%) of 
the total land area of each residential lot may be turf up to a 
maximum of 3,500 square feet. 

C. For lots greater than 12,000 square feet and less than or equal 
to 14,000 square feet, a maximum of thirty percent (30%) of the 
total land area of each residential lot may be turf up to a 
maximum of 3,500 square feet. 

D. For lots greater than 14,000 square feet, a maximum of twenty-
five percent (25%) of the total land area of each residential lot 
may be turf. 

E. Promotes a low water use landscape through the use of drought 
tolerant plants either from an approved list or as recommended 
by a landscape design professional. 

F. Each residential irrigation system shall be at a 70% distribution 
uniformity for turf areas and/or utilize EPA water sensor 
controllers and heads or equivalent. 

The above restrictions have been made Conditions of Approval.  

For further details regarding the Water Study Analysis, please refer to Section 
16.05.040(A). 
 
The Commission found that this standard has been met. 
 

c) Dedications and/or public improvements on property frontages. 
The Applicant proposed to develop the portion of the multi-use separated 
Quigley Road pathway on the property frontage. Mountain Rides has also 
requested land area for a future bus stop in this location, which could result in 
a slight redesign of the path such that it be located behind a future bus stop. 
The Commission found that this standard has been met. 
 

d) Dedication or provision of parks or green space. 
See multiple Standards of Review in this report regarding the park space 
dedication, and the amount of park space in excess of City Standards. The 
Commission found that this standard has been met. 
 

e) Provision of public service facilities. 
See previous comments regarding a city well and bus stops needed both on 
and off-site. The Commission found that this standard has been met. 
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f) Construction of flood control canals or devices. 

This property has experienced occasional sheet flooding during rain on snow 
events when the ground is frozen. The Applicant will address possible sheet 
flooding while Phase II is still in agricultural use. The Commission found that 
this standard has been met. 
 

g) Provisions for ongoing maintenance. 
Roads within the subdivision will become public roads maintained by the City 
of Hailey. The park land will be dedicated to Hailey and maintained by the 
Parks Division. The Conditions of Approval address ongoing maintenance of 
sidewalks in winter, bus stops and landscape strips. The Commission found 
that 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. 

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

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

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

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

6. Grading and drainage shall be appropriate to the Contiguous 
Parcels. 

7. Development shall avoid easements and hazardous or sensitive 
natural resource areas. 

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

Staff 
Comments 

N/A, as no contiguous parcel is owned by the Applicant.   

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

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

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

Staff 
Comments 

N/A, as it appears no perimeter walls, gates or landscape berms are 
proposed.  

16.04.090: Cuts, Fills, Grading and Drainage  
Compliant Standards and Staff Comments 
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Yes No N/A City Code City Standards and Staff Comments 

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

Staff 
Comments 

The site is flat and free of vegetation. No floodplain exists and the parcel is 
currently utilized as irrigated agricultural land with appurtenant water rights.  
 
Per the Applicant, grading is designed for minimal impact to natural grade 
(natural grade is approximately 0.5% sloping from north to south across the 
property).  
 
The Applicant is proposing to fill in an existing ditch along the north property 
boundary, which historically, has been used for flood irrigation. Parcel B, 
proposed to be developed during Phase II of the project, will remain an 
agricultural field, currently irrigated with a pivot.  
 
The Commission found that this standard has been met. 

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

Staff 
Comments 

At this time, the City Engineer has not required that a Soils Report be 
prepared and/or submitted. The Commission found that this standard has 
been met. 

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

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

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

Administrator, Hearing Examiner, Commission and/or Council. 
Staff 
Comments 

Preliminary grading, drainage, landscaping, street and utility improvements 
have been shown on the Civil Plans and/or Landscaping Plans. City Staff has 
conducted an initial review and any comments and/or concerns are noted 
herein.  The Commission found that this standard has been met. 

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

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

Staff 
Comments 

Very little grading will be necessary as the site is relatively flat. Any and all 
excess material removed for the road base will be disposed of on Parcel A 
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(park/open space), which will help to create unique and varied landscape 
features.  The Commission found that this standard has been met. 

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

Staff 
Comments 

N/A, as none exist onsite.  

☒ ☐ ☐ 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 
Comments 

Erosion control and re-vegetation shall be included in final design. The 
Commission found that this standard has been met. 

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

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

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

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

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

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

Staff 
Comments 

Proposed grading appears to meet standards; further review shall take place 
during final design. The Commission found that this standard has been met. 

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

Staff 
Comments 

A Storm Water Pollution Prevention Plan (SWPPP) will be necessary for any 
disturbances greater than one (1) acre and shall be provided at final design. 
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This has been made a Condition of Approval. The Commission found that this 
standard has been met. 

16.04.100: Overlay Districts  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

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

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

Staff 
Comments 

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

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

Staff 
Comments 

N/A, as the proposed subdivision is not located adjacent to the Big Wood 
River or its tributaries.  

☐ ☐ ☒ B. Hillside Overlay District: 

☐ ☐ ☒ B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay 
District shall comply with all provisions of Section 4.14, of the Zoning 
Ordinance. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District.  

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

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District. 

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

Staff 
Comments 

The Applicant shall obtain a Site Alteration Permit prior to any development 
occurring. This has been made a Condition of Approval. The Commission 
found that 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 

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

Staff 
Comments 

The project is proposed to be developed in two (2) phases. To fulfill the Park 
Area Requirements, as noted in the Hailey Municipal Code, the Applicant is 
proposing to dedicate a 205,458 square foot (4.72 acre) park to the City. The 
proposed park space will include a variety of trees, shrubs, picnic table(s), 
trash container(s), dog station(s), bike rack(s), park bench(es), play field, slide 



Sunbeam Subdivision Preliminary Plat – Phase I 
Tax Lot 6655, Section 9 & 10, T2N, R18 

Hailey Planning and Zoning Commission 
Findings of Fact – March 2, 2020 

Page | 31 
 

 
 

and sledding hills and pathways connecting one subdivision to another; new 
trails to existing trails (see image below for further details). 
 
In addition to the Park Space, the Applicant is also proposing to develop 
192,395 square feet (4.42 acre) of open space, which is scheduled during 
Phase II of the project. The total park/open space contribution proposed 
between the two phases is 9.14 acres. The contribution exceeds the City’s Park 
Contribution requirement. 

 
The Hailey Tree Committee met on February 13, 2020 and unanimously voted 
to accept the street tree plan/park design with the following 
recommendations:  

• All Ash Trees shall be removed  
• Additional plantings, with appropriate diversity, shall be 

incorporated 
• All plantings shall be wildlife appropriate 

 
The Parks and Lands Board met on February 12, 2020 and unanimously voted 
to accept the park dedication and design as proposed. No recommendations 
and/or conditions were made.  
 
The Commission found that this standard has been met.   

                  A. 1. Parks: 

☒ ☐ ☐ A. 1. a. The developer of any subdivision, or any part thereof, consisting of three (3) 
or more residential lots, including residential townhouse sub-lots and 
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residential condominium units, without regard to the number of phases 
within the subdivision, shall set aside or acquire land area within, adjacent 
to or in the general vicinity of the subdivision for Parks. Parks shall be 
developed within the City of Hailey and set aside in accordance with the 
following formula: 
  
P = x multiplied by .0277 
 
“P” is the Parks contribution in acres 
 
“x” is the number of single-family lots, residential townhouse sub-lots or 
residential condominium units contained within the plat. Where multi-
family lots are being platted with no fixed number of units, “x” is maximum 
number of residential lots, sub-lots, and units possible within the 
subdivision based on current zoning regulations. 

   Staff 
Comments 

Mathematical calculations of this formula for the submitted plat result in the 
following requirements:  
 
Project Buildout with Number of Units:  
Project Buildout: 145 x .0277 = 4.02 acres (175,111 square feet) 
Proposed size of Park Parcel – Phase I: 4.72 acre (205,458 square feet) 
 
In addition to the park space, the Applicant is also proposing to develop 
192,395 square feet (4.42 acre) of open space, which is scheduled during 
Phase II of the project.  
 
The total park/open space proposed is approximately 5.12 acres in excess of 
the required park space, per the Hailey Municipal Code. This is an additional 
benefit to the City, which is described in more detail in the PUD Staff Report.  
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The proposed park and open space are greater than the required park 
contribution. The Commission found that the proposed park/open meets and 
exceeds the Parks Contribution, as outlined in the Hailey Municipal Code.  
 
The Parks and Lands Board met on February 12, 2020 and unanimously voted 
to accept the park dedication and design as proposed. No recommendations 
or conditions were made. The Commission found that this standard has been 
met. 

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

   Staff 
Comments 

N/A, as the subdivision is located within the Limited Residential (LR-1) Zone 
District.  

☐ ☐ ☒ A. 2. Pathways: The developer of any subdivision, or any part thereof, shall 
provide pathways for all trails and paths identified in the master plan that 
are located on the property to be subdivided or on City property adjacent to 
the property to be subdivided, and sidewalks required by this ordinance.
  

Staff 
Comments 

N/A, as no paths are located on the property to be subdivided or on City 
property adjacent to the proposed project.   

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

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

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

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

   Staff 
Comments 

N/A   

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

   Staff 
Comments 

The Hailey Tree Committee met on February 13, 2020 and unanimously voted 
to accept the street tree plan/park design with the following 
recommendations:  

• All Ash Trees shall be removed  
• Additional plantings, with appropriate diversity, shall be 

incorporated 
• All plantings shall be wildlife appropriate 

 
The Parks and Lands Board met on February 12, 2020 and unanimously voted 
to accept the park dedication and design as proposed. No recommendations 
and/or conditions were made. The Commission found that 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 

The Applicant is proposing Parcel D as private green space. Per the Applicant, 
said space will allow for a potential monument sign to the subdivision (see 
image below). Note that this area may need to be slightly redesigned to 
accommodate the Mountain Rides bus stop. The Commission found that this 
standard has been met. 
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Parcel B will remain agricultural space until Phase II of the future subdivision 
is developed.   The Commission found that 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 

The proposed neighborhood park space will include a variety of trees, shrubs, 
picnic table(s), trash container(s), dog station(s), bike rack(s), park bench(es), 
play field, slide and sledding hills and pathways connecting one subdivision to 
another; new trails to existing trails (see image below for further details). 
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More specifically, the Applicant is proposing to add a slide and natural play 
area (logs, boulders, etc.), stone steps, picnic area, bridge and benches, bike 
and pedestrian paths, sledding hill, small parking area and turf area.  
 
The Applicant is also proposing the following trees to be incorporated within 
the park during Phase I of the project:   

- Two (2) Acer x Freemanii ‘Jeffsred’ of 4” caliper   
- Ten (10) Crataegus Ambigua of 3” caliper  
- Two (2) Gleditsia Triancanthos Inermis ‘Skyline’ of 4” caliper  
- One (1) Gymnocladus Dioicus of 3” caliper  
- Twelve (12) Juniperus Scopulorum of 8’ B&B 
- Fifteen (15) Malus X ‘Snowdrift’ of 8’ B&B 
- Three (3) Pseudotsuga Menziesii of 12’ B&B  
- Sixteen (16) Quercus Alba of 3” caliper 
- Three (3) Syringa Reticulata of 3” caliper  
- Four (4) Tilia Cordata of 4” caliper 

 
The following shrubs are also proposed to be incorporated within the park 
during Phase I of the project: 

- Thirty-eight (38) Amelanchier Canadensis of 8’ B&B  
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- Five (5) Prunus Tomentosa of 5 gallons  
- Eighty-three (83) Prunus Virginiana of 6’ B&B 
- Twenty-five (25) Rhus Trilobata of 5 gallons 
- Thirty (30) Salix ‘Flame’ of 6’ B&B 

 
Per the Hailey Municipal Code, Neighborhood Parks shall provide an average 
of 15 trees per acre, of which at least 15% shall be of four (4”) inch caliper or 
larger.  
 
In Phase I, the Applicant is proposing a total park space of 4.72 acres in size; 
therefore, a total of 60 trees are required.  
 
The Applicant is proposing a total of 68 trees, which is in excess of eight (8) 
trees, per the Hailey Municipal Code. Of the 60 trees required, nine (9) trees 
shall be of four (4”) inch caliper or larger. The Applicant is proposing eight (8) 
trees of four (4”) inch caliper or larger. The Applicant shall add at least one (1) 
more tree of four (4”) inch caliper or larger to the proposed park space (Parcel 
A). This has been made a Condition of Approval.  
 
The Hailey Municipal Code further states that a maximum of 20% of any 
single tree species may be used (12 trees in total). The Applicant is proposing 
a total of 16 trees as a single species (Quercus Alba). This does not meet the 
Code Requirements and shall be revised to do so. This has been made a 
Condition of Approval.  
 
The Applicant is also proposing a total of 15 trees as a single species (Malus X 
‘Snowdrift’). This does not meet the Code Requirements and shall be revised 
to do so. This has been made a Condition of Approval. 
 
Furthermore, it was recommended that the Applicant Team consider 
substituting Quercus Alba with a mix of Quercus Bicolor (Swamp White Oak) 
and Quercus Macrocarpa (Bur Oak). The Applicant is in favor of this 
substitution, which will be incorporated into the Landscape Plans at final 
design.  
 
Water conservation will also be incorporated into the Maintenance 
Agreement developed for the public right-of-ways (please refer to the 
Conditions of Approval for further detail). The Commission found that 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, as no mini park is proposed at this time.  

☐ ☐ ☒ 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 
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sidewalks may also qualify where such elements connect two or more parks 
or park/cultural spaces. 
 

Staff 
Comments 

N/A, as no park/cultural space is proposed at this time.  

☐ ☐ ☒ D. 5. Pathway:  Pathways shall have a minimum twenty-foot (20’) right-of-way 
width and shall be paved or improved as recommended by the Parks and 
Lands Board.  Construction of Pathways shall be undertaken at the same 
time as other public improvements are installed within the development, 
unless the Council otherwise allows when deemed beneficial for the 
project. The Developer shall be entitled to receive a Park dedication credit 
only if the Developer completes and constructs a Pathway identified in the 
Master Plan or completes and constructs a Pathway not identified in the 
Master Plan where the Pathway connects to existing or proposed trails 
identified in the Master Plan.  The City may permit easements to be granted 
by Developers for Pathways identified in the Master Plan, thereby allowing 
the Developer to include the land area in the determination of setbacks and 
building density on the site, but in such cases, a Park dedication credit will 
not be given.  A Developer is entitled to receive a credit against any area 
required for a Park for every square foot of qualified dedicated Pathway 
right-of-way. 

Staff 
Comments 

N/A, as no pathways are proposed in a separate right-of-way. All pathways 
are proposed to be constructed in either road rights-of-way or within the 
park/open space parcels.   

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

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

Staff 
Comments 

Please refer to Section 16.040.110 for further details.  The Commission found 
that this standard has been met. 

☒ ☐ ☐ E. 2. Shall provide safe and convenient access, including ADA standards. 
Staff 
Comments 

This standard shall be met. The Commission found that this standard has been 
met. 

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

Staff 
Comments 

No gates or restricted access are proposed. Whether private or public, the 
proposed park space shall be dedicated as public space to benefit the 
development and allow for public access. The Commission found that this 
standard has been met. 

☒ ☐ ☐ 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. 
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Staff 
Comments 

The size of the proposed park space is configured in such a way that is 
welcoming to intended users. Whether private or public, the proposed park 
space shall be dedicated as public space to benefit the development, allow for 
public access, shall be unbuildable, and shall not be subdivided. It is accessible 
from Carbonate Street, Quigley Road, San Badger Drive and Gray’s Starlight 
Drive for non-resident users. A small parking area, to better access the 
proposed park space, is also proposed. The number of parking spaces is yet to 
be determined.  
 
The proposed parcel is not located in drain ways, floodways or wetland areas. 
No non-recreational buildings are proposed at this time. The Commission 
found that this standard has been met. 

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

Staff 
Comments 

The proposed park space does not appear to have a negative impact on 
adjacent properties and appears to enhance the character of the area. A 
landscape buffer is also proposed to separate the park space from the 
neighboring properties to the south.   The Commission found that this 
standard has been met. 

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

Staff 
Comments 

The Applicant Team is proposing low maintenance landscaping, including turf, 
which will require trimming and mowing. A Maintenance Plan shall be 
provided. This has been made a Condition of Approval. Water rights are also 
proposed to be dedicated to service the new park; however, a backup system 
will likely be required. The Commission found that this standard has been met. 

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

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

Staff 
Comments 

All pathways and/or sidewalks are proposed to be constructed in either road 
rights-of-way or within the park/open space parcels. Said pathways provide 
connectivity to adjacent neighborhoods, as well as circulation within the 
subdivision.   The Commission found that this standard has been met. 

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

Staff 
Comments 

All pathways and/or sidewalks are proposed to be constructed in either road 
rights-of-way or within the park/open space parcels. Said pathways provide 
connectivity to adjacent neighborhoods, as well as circulation within the 
subdivision.   The Commission found that this standard has been met. 

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

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

Staff 
Comments 

Please refer to Section 16.04.110 for further details.  The Commission found 
that this standard has been met. 
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☒ ☐ ☐ G. 2. Public and private green spaces on the same property or adjacent 
properties shall be complementary to one another.  Green space within 
proposed developments shall be designed to be contiguous and 
interconnecting with any adjacent Green Space (both existing and potential 
future space). 

Staff 
Comments 

The proposed park space (Phase I) complements that of the proposed open 
space (Phase II), creating one large, cohesive park. The park space nicely 
integrates and complements Curtis Park, an existing City park that abuts the 
proposed development. The proposed design is contiguous and 
interconnecting with the proposed open space and Curtis Park.  
 
Due to feedback and public input at the January 21, 2020, the Applicant has 
reconfigured the proposed park/open space to accommodate for smaller lots, 
relocate the proposed cottage single-family lots and provide better circulation 
through the site. The park/open space sees a more compact design, which is 
still contiguous and interconnecting with the existing Curtis Park (see image 
below).  

 
 
The Commission found that this standard has been met.      

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

Staff 
Comments 

N/A, as minimal private green space is proposed (Parcel D only). This parcel 
will be utilized for monumentation only. The Commission found that this 
standard has been met. 

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

Draft C.C. & Rs have been submitted. Maintenance shall be managed and 
funded by the Subdivision’s HOA, if private space is proposed. The Commission 
found that this standard has been met. 

   H.  In-Lieu Contributions: 

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

Staff 
Comments 

N/A, as no in-lieu contributions are proposed. The Parks and Lands Board met 
on February 12, 2020 and unanimously voted to accept the park dedication 
and design as proposed. No recommendations and/or conditions were made. 

☒ ☐ ☐ 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 Sections 4.10.5.4 and 4.10.5.5 of these ordinances.  
The appraisal shall be submitted by a mutually agreed upon appraiser and 
paid for by the applicant.  

Staff 
Comments 

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

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

Staff 
Comments 

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

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

Staff 
Comments 

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

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

The Applicant intends to construct all necessary infrastructure.  
 
In the January 21, 2020 proposal, the Applicant requested that City Staff allow 
the installation of asphalt pathways in-lieu of concrete sidewalks on both 
sides of all public streets within the proposed subdivision. Per the Applicant, 
the proposed pathways would allow for safe pedestrian circulation 
throughout the subdivision and to adjacent neighborhoods/Quigley Canyon 
for recreation.  
 
This was a common discussion point at the January 21, 2020 public hearing. 
Sidewalks, site circulation and pedestrian-friendly subdivisions were noted in 
public comment. The Applicant has modified the application to incorporate 
sidewalks surrounding island-like blocks within the proposed subdivision. The 
Applicant’s intent is to include enough sidewalk to walk around each block on 
the sidewalk. A multi-use path, which functions as a sidewalk, runs along San 
Badger Drive, connecting Old Cutters Subdivision with Quigley Road. This path 
also runs through the proposed park, connecting to Carbonate Street. The 
Applicant has stated that this combination of built sidewalk and a partial in-
lieu payment will assist the City in the completion of the separated multi-use 
path along Quigley Road. 
 
The Applicant is requesting an approved alternative to the requirement for 
sidewalks within residential zoning districts. Pursuant Section 16.05.060, 
which states that, “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”. 
 
The Applicant believes the addition of a 10’-wide asphalt path and the 
construction of sidewalks around all interior subdivision blocks is of a superior 
design and promotes the public health, safety and welfare. First, the Applicant 
believes the overall design is superior in that it best relates with the City’s 
2020 Resiliency efforts. The Applicant feels that it is wasteful to install 
sidewalk on both sides of the street when a pedestrian could cross a low 
volume street to access the proposed sidewalk on the other side of the street.  
 
Furthermore, the Applicant also believes the following contribute to the 
overall design and superiority than that of a neighborhood with sidewalks 
along both sides of the street:  

• Providing sidewalk on one side of the street allows for the separation 
of parking from pedestrian travel ways.  

• Providing a ten (10’) foot wide asphalt path allows pedestrian traffic 
to more comfortably commute from north to south via the Old 
Cutters Subdivision and Quigley Road.  



Sunbeam Subdivision Preliminary Plat – Phase I 
Tax Lot 6655, Section 9 & 10, T2N, R18 

Hailey Planning and Zoning Commission 
Findings of Fact – March 2, 2020 

Page | 43 
 

 
 

• Funds from sidewalk infrastructure can be utilized elsewhere within 
the City, which can be applied to areas where pedestrian 
infrastructure is at a higher demand and/or a necessity.  

 
Lastly, the Applicant believes the proposed design promotes the health, safety 
and welfare of the public in two ways:  

1. Providing sidewalks on one side of the street throughout the 
subdivision allows for pedestrians to circulate through and around 
the subdivision on a path separated from vehicular traffic.  

2. By providing the multi-use path, the Applicant hopes it will further 
promote a healthy lifestyle where more emphasis is placed on non-
vehicular travel.  

 
At the February 18, 2020 public hearing, the Commission commended the 
Applicant Team for their creative use of sidewalks and ability to better meet 
the needs of the residents of Hailey. The Commission found the proposed 
design from the Applicant with regard to sidewalks and pathways adequate 
for the site.  
 
See discussion in the PUD Staff Report as to the environmental qualities of 
asphalt versus concrete. The Commission found that this standard has been 
met. 

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

Staff 
Comments 

This standard will be met. The Commission found that 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 of plans shall be 
provided to the Developer and contractor at or shortly after this meeting. 

Staff 
Comments 

This standard will be met. The Commission found that this standard has been 
met. 

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

Staff 
Comments 

This standard will be met. The Commission found that this standard has been 
met. 

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

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

Staff 
Comments 

All public infrastructure shall meet City specifications. No street lights are 
proposed at this time.   
 
In the Applicant’s original proposal, in-lieu of concrete sidewalks, a 10’-wide 
separated multi-use asphalt path was proposed. For Phase I, this path 
paralleled Starlight Drive and Carbonate Street to the west. The path also 
meandered through the proposed park/open space. A separated multi-use 
asphalt path was also proposed adjacent to Quigley Road for the project 
frontage (see comments noted above regarding the completion of this path 
and contributions from Quigley Farm Development above).  
 
Upon their initial review the Commission recommended that the Applicant 
refine the proposed plat to consider the following:  

• Consider additional sidewalks within the proposed subdivision. This 
was a common discussion point at the January 21, 2020 public 
hearing. Sidewalks, site circulation and pedestrian-friendly 
subdivisions were noted in public comment. The Applicant modified 
the Application to incorporate sidewalks surrounding island-like 
blocks within the proposed subdivision. The Applicant’s intent is to 
include enough sidewalk to walk around each block on the sidewalk. 
A multi-use path, which functions as a sidewalk, runs along San 
Badger Drive, connecting Old Cutters Subdivision with Quigley Road. 
This path also runs through the proposed park, connecting to 
Carbonate Street. The Applicant has stated that this combination of 
built sidewalk and a partial in-lieu payment will assist the City in the 
completion of the separated multi-use path along Quigley Road. 
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At the February 18, 2020 hearing, the Commission commended the Applicant 
Team for the addition of sidewalks and their ability to better meet the needs 
of the residents of Hailey.  
 
Additionally, the Applicant proposed to develop the portion of the multi-use 
separated Quigley Road pathway along the property frontage, which the 
Commission concurred with. Mountain Rides also requested land area for a 
future bus stop in this location, which would result in a slight redesign of the 
path such that it be located behind a future bus stop.  
 
Mountain Rides suggested that the bus stop be completed with:  

1. An 80’-in-length, paved, off-street pull out for buses 
2. Standard Mountain Rides bus stop signage 
3. A Mountain Rides standard, or approved alternative, bus stop shelter, 

to be located east of the proposed intersection of Sunbeam Street and 
Quigley Road (southern entrance/exit to the subdivision) and on the 
north side of Quigley Road.   

 
To accompany this bus shelter, Mountain Rides requests that a bus stop 
serving passengers traveling in the opposite direction, be installed. Possible 
locations include:  

1. At/near the stop sign on Sunbeam Street, where it intersects with 
Quigley Road.  

2. On the south side of Quigley Road, directly across from Bus Stop A, to 
be located on the north side of Quigley Road.  
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Mountain Rides also requested that a bus stop be located in the right-of-way 
fronting the southwest property line of proposed Lot 54 in the Sunbeam 
Subdivision (Phase I). This bus stop would include:  

1. An 80’ length of curb painted red.  
2. Standard Mountain Rides bus stop signage. 
3. A Mountain Rides standard, or approved alternative, bus stop 

shelter, serving passengers in the opposite direction from the bus 
stop located in front of proposed Lot 54.   

 
Lastly, Mountain Rides requested that a bus stop be located across the 
proposed street, Gray’s Starlight Drive, fronting the proposed park in Block 6.  
 
Based on the above recommendations outlined by Mountain Rides, the 
Commission made the following Conditions of Approval:  

- The Applicant shall set aside land area for the following public transit 
facilities and accessories in the following areas: 

o Intersection of Quigley Road and San Badger Drive (north 
side of Quigley Road):    

 Land area shall be set aside for a future bus stop 
location along the property frontage of Quigley 
Road. This area shall allow for a future paved bus 
stop 80’ in length with adequate off-street pullout 
for buses.  

 Additional land area shall allow for standard 
Mountain Rides bus stop signage and bus stop 
shelter, to be located east of the proposed 
intersection of San Badger Drive and Quigley Road 
(southern entrance/exit to the subdivision) and on 
the north side of Quigley Road. 

o Public right-of-way fronting the southwest property line of 
proposed Lot 54 in the Sunbeam Subdivision (Phase I) and 
public right-of-way fronting the proposed park in Block 6 
(across Gray’s Starlight Drive): 

 Land area shall be set aside for a future bus stop 
location along the property frontage of at locations 
suitable to Mountain Rides and the Applicant. This 
area shall allow for a future paved bus stop 80’ in 
length with adequate off-street pullout for buses 
and red-painted curb. 

 Additional land area shall allow for standard 
Mountain Rides bus stop signage and bus stop 
shelter adequate to serve passengers in the 
opposite direction from the bus stop located in 
front of proposed Lot 54.  

 The PUD Development Agreement shall stipulate 
bus stop curb, signage and shelter improvements 
to take place in Phase II of the project. 
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For further details, comments and/or concerns noted by City Staff with regard 
to Streets, Sidewalks, Lighting and Landscaping, please refer to Section 
17.06.050.  The Commission found that this standard has been met. 

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

Staff 
Comments 

Any and all proposed street cuts shall be per this standard and shall be 
approved by the Streets Division prior to construction.  
 
All infrastructure will require detailed final construction drawings, to be 
submitted to the City and approved by the City prior to construction. All 
construction must conform to City of Hailey Standard Drawings, Specifications 
and Procedures. This has been made a Condition of Approval. The Commission 
found that this standard has been met. 

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

Staff 
Comments 

Street names and signage are proposed. All proposed street names have been 
reviewed and approved by the City and the Assessor’s Office. A Street Signage 
Plan will be needed. This has been made a Condition of Approval. The 
Commission found that this standard has been met. 

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

Staff 
Comments 

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

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

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

Staff 
Comments 

Sewer services are shown from each lot and connecting into an eight (8”) inch 
sewer main. Connection details to the existing sewer system shall be approved 
by the Wastewater Division prior to construction. All infrastructure will 
require detailed final construction drawings, to be submitted to the City and 
approved by the City prior to construction. All construction must conform to 
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City of Hailey Standard Drawings, Specifications and Procedures. This has 
been made a Condition of Approval. 
 
The Commission found the following recommendations by the Wastewater 
Division appropriate and concurred that said recommendations be listed as 
Conditions of Approval:  

1. As stated in prior reviews, the sewer effluent will need to be split so a 
portion transmits southerly and a future portion transmits westerly. 
A sewer profile shall be provided for review.  

2. A minimum 6” sewer service is recommended for future. 
redevelopment parcels 14 & 67. This will be required at final design.  

The Commission found that this standard has been met. 
16.05.040: Water Connections 

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

Staff 
Comments 

Water services are shown from each lot and connecting into an eight (8”) inch 
water main. Connection details to the existing water system shall be approved 
by the Water Division prior to construction. All infrastructure will require 
detailed final construction drawings, to be submitted to the City and approved 
by the City prior to construction. All construction must conform to City of 
Hailey Standard Drawings, Specifications and Procedures. This has been made 
a Condition of Approval.  
 
The Commission found the following recommendations by the Water Division 
appropriate and concurred that said recommendations be listed as Conditions 
of Approval:  

- Water valve locations shall be provided at final design.  
- Proposed tree plantings shall be located 5’ or more from the water 

main, water services or water vaults. Trees located within 10’ of 
water mains shall be the Applicant’s or lot Owner’s responsibility to 
replace if damaged due to water main repair or maintenance. 

- Water mains shall be located 5’ or more from the property lines or 
other obstructions (i.e., trees, etc.). 

- A ‘hot tap’ shall be installed at the Quigley Road tie in.   
 
Please refer to Section 16.04.070(C) regarding municipal potable water use 
relative to water conservation. 
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The 2020 Northridge Pressure Study determined the minimum pressure in the 
Northridge/Old Cutters area was 32-36 psi and recommended solutions that 
would result in a projected increase to 45 psi (DEQ required minimum 
pressure is 40 psi). The recommended improvements are proposed to be 
incorporated into a pending Capital Improvement Plan project list for 
completion this year. 
 
The SPF Water Analysis for the proposed Sunbeam Subdivision, dated 
February 3, 2020, used the 2020 Northridge Pressure Study Model to assess 
impacts with the assumption that recommended improvements are in 
place. This analysis determined that the addition of Sunbeam Subdivision, 
with the proposed irrigation demands, would reduce the “to be achieved” 
Northridge/Old Cutters water pressure from 45 psi down to 43 psi upon 
completion of both phases. The SPF Analysis also determined that fire flows 
are acceptable and may be slightly improved over existing conditions. 
 
The 2015 Facilities Planning Study Capital Improvement Project #10 is 
construction of a new well at an estimated cost of $732,000 excluding land 
acquisition. The recently completed 2020 Northridge Pressure Study also 
recommends commencing the process of constructing a new well 
(Alternatives 4A/B/C) with the estimated cost of approximately $1.05 million 
excluding land and water right acquisition. The Applicant has proposed to 
contribute $200,000 towards the development of a new well, which equals 
approximately 27% of the 2020 estimated cost based on most recent cost 
estimates. At the February 18, 2020 public hearing, the Commission found 
that the Applicant’s contribution adequate and a secondary water system 
unnecessary. Ultimately, the City Council will determine the adequacy of the 
financial contribution. 
 
Additional evaluation of the Water Study is ongoing with further detail and/or 
discussion points to be identified; however, it is important to note that the 
City does need to increase water supply due to demand approaching FIRM 
capacity. The additional irrigation demands from the Sunbeam Subdivision 
will contribute to this need to increase supply. 
 
Water (source): 

• 2015 FPS FIRM Capacity: 7.30 mgd 
• 2015 FPS Total Capacity: 9.79 mgd 
• 2015 FPS Max Day Demand projected for 2019: 7.9 mgd 
• Measured SCADA Capacity: 10.29 mgd (7,150 gpm) 
• Measured Demand 2019 (with irrigation): 6.2 mgd 

 
Notes:  

• SCADA capacity is higher because Turbine provides 1200 gpm vs. 
845 gpm in Facility Planning Study. 

 
Water (rights): 

• 2015 FPS Combined Water Right DIVERSION RATE for the POTABLE 
water supply (page 54) composed of well production plus Indian 
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Creek is 10.4 mgd (7200 gpm or 16.05 cfs), which is projected to 
satisfy demands until 2034. 

• 2015 FPS identifies non potable water rights via surface canals or via 
permitted wells in excess of the previously identified potable rights. 

The Commission found that this standard has been met. 
☐ ☐ ☒ B.  Townsite Overlay: Within the Townsite Overlay District, where water main 

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

Staff 
Comments 

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

16.05.050: Drainage  
☒ ☐ ☐ 16.05.050 Drainage: The developer shall provide drainage areas of adequate size and 

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

Staff 
Comments 

Drainage details have been submitted. Review of drainage calculations will 
take place during final design. Design appears to be sufficient for anticipated 
runoff. The Commission found that this standard has been met. 

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

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

Staff 
Comments 

Utilities will be constructed and installed underground. This has been made a 
Condition of Approval. Additional utility company comment and engineering 
details will be required at final design. 

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

areas as presented to and approved by the hearing examiner or commission 
and council. 

Staff 
Comments 

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

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

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

Staff 
Comments 

An inspection schedule will be established for any/all components at final 
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 
the compliance with the Hailey Municipal Code.  
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The City will need to select an inspector, to be paid for by the Applicant, for all 
water, sewer, and roadway infrastructure during construction. The 
Commission found that this standard has been met. 

16.05.090: Completion; Inspections; Acceptance  

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

Staff 
Comments 

This standard shall be met. The Commission found that this standard has been 
met. 

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

Staff 
Comments 

N/A, as completion of all major infrastructure by the Developer is preferred 
over bonding. 

16.05.100: As Built Plans and Specifications  

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

Staff 
Comments 

As built drawings will be required. This standard will be met. The Commission 
found that this standard has been met. 

 
CONCLUSIONS OF LAW  

 
Based upon the above Findings of Fact, the Planning and Zoning Commissions makes the following 
Conclusions of Law: 
 

1. Adequate notice, pursuant to Chapter 16.03 of the Hailey Municipal Code was given for the 
public hearing. 

2. Upon compliance with the conditions noted below, the application substantially meets the 
standards of approval set forth in the Hailey Subdivision Ordinance. 

3. The Application for Preliminary Plat, as presented on the day these findings are signed, is 
approved by the Planning and Zoning Commission.  

 

DECISION 
 
The Application for the Preliminary Plat Subdivision (Phase I) by Marathon Partners, LLC, represented by 
Ben Young Landscape Architects and Galena Engineering, where Tax Lot 6655, Section 9 & 10, T2N, 
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R18E, Hailey, is subdivided into 90 units on 71 lots. This includes development of four (4) cottage single-
family lots (23 units in total) is hereby by approved, subject to the following Conditions:  
 
General Conditions:  

1. This project is a phased project and is a Planned Unit Development (PUD). This approval is for 
Phase I of the overall plan. An Area Development Plan and Phasing Plan shall be adopted as part 
of the PUD Development Agreement prior to approval of the Phase I Preliminary Plat. 

2. All Fire Department and Building Department requirements shall be met.  

3. 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. 

4. 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. 

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

6. Any Subdivision Inspection Fees due shall be paid prior to recordation of Final Plat. 

7. Any Application Development Fees shall be paid prior to recordation Final Plat. 

8. Prior to construction, the Applicant shall submit the following:  
a) A Site Alteration Permit 
b) A Storm Water Pollution Prevention Plan (SWPPP) 
c) An Erosion Control Plan 

 
Streets and Right-of-Ways:  

9. All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the 
Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey approval, and shall meet City Standards 
where required. Infrastructure to be completed at the Applicant’s sole expense include, but will 
not be limited to: 

A. The Applicant shall submit a Street Signage Plan at final design.  
B. The Applicant shall submit a Traffic Control Plan and Construction Staging Plan at final 

design.  
C. All proposed roads within the development shall be dedicated public streets according 

to City Standard 12.04.010, shall allow public parking and be subject to all other uses 
and restrictions identified in City Code, with the exception of any private streets 
approved as part of development of cottage lots. 

D. Vision triangles shall be unobstructed at intersections. This shall be shown on the Civil 
Plans at final design.  

E. Minimal driveway crossings of the 10’-wide multi-use paths are preferred. 
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F. A final landscape plan for the right-of-ways, acceptable to the City and the Applicant, 
shall be developed prior to final approval of construction drawings, including tree 
locations.   

G. The Applicant will enter into a Maintenance Agreement with the City, binding on the 
Subdivision’s HOA, to address landscape maintenance, HOA maintenance of the native 
grass area between the pathway and roadway, trees, grass and installation and repair of 
associated irrigation (with the exception of costs to water the landscaping) within the 
public right-of-way. The Maintenance Agreement shall spell out responsibilities if trees 
are damaged during snow maintenance and other events. 

H. The Subdivision’s HOA shall keep the 10’-wide multi-use path on San Badger Drive free 
of snow year-round commencing at the time of Phase II final plat recordation.  

I. All utilities shall be installed underground.  
J. Detailed plans for the proposed pathway/existing Old Cutters sidewalks for the tie in at 

Gray’s Starlight Drive and San Badger Drive shall be provided at final design.  
K. A portion of Doc Bar Drive within the Old Cutters Subdivision is unpaved. The Applicant 

shall pave this portion of the street prior to recordation of the final plat of Phase II.  
L. Two cost estimates to determine the final amount of the Phase I partial sidewalk in-lieu 

payment shall be provided. Pursuant Section 16.05.010 of the Hailey Municipal Code, 
the Applicant shall pay the partial sidewalk in-lieu payment prior to City Council review 
of Final Plat.   

M. Canal crossing/Culvert details for the pathway canal shall be provided at final design.  
N. Drywell and other construction details shall be provided at final design. 
O. The Applicant shall set aside land area for the following public transit facilities and 

accessories in the following areas: 
i. Intersection of Quigley Road and San Badger Drive (north side of Quigley Road):    

a) Land area shall be set aside for a future bus stop location along the 
property frontage of Quigley Road. This area shall allow for a future 
paved bus stop 80’ in length with adequate off-street pullout for buses.  

b) Additional land area shall allow for standard Mountain Rides bus stop 
signage and bus stop shelter, to be located east of the proposed 
intersection of San Badger Drive and Quigley Road (southern 
entrance/exit to the subdivision) and on the north side of Quigley Road. 

ii. Public right-of-way fronting the southwest property line of proposed Lot 54 in 
the Sunbeam Subdivision (Phase I) and public right-of-way fronting the 
proposed park in Block 6 (across Gray’s Starlight Drive): 

a) Land area shall be set aside for a future bus stop location along the 
property frontage of at locations suitable to Mountain Rides and the 
Applicant. This area shall allow for a future paved bus stop 80’ in length 
with adequate off-street pullout for buses and red-painted curb. 

b) Additional land area shall allow for standard Mountain Rides bus stop 
signage and bus stop shelter adequate to serve passengers in the 
opposite direction from the bus stop located in front of proposed Lot 
54.  

c) The PUD Development Agreement shall stipulate bus stop curb, signage 
and shelter improvements to take place in Phase II of the project. 
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Water and Wastewater:  

10. All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the 
Hailey Municipal Code. Detailed plans for all infrastructure to be installed or improved at or 
adjacent to the site shall be submitted for City of Hailey approval, and shall meet City Standards 
where required. Infrastructure to be completed at the Applicant’s sole expense include, but will 
not be limited to: 
A. Water valve locations shall be provided at final design.  
B. Proposed tree plantings shall be located 5’ or more from the water main, water services or 

water vaults. Trees located within 10’ of water mains shall be the Applicant’s or lot Owner’s 
responsibility to replace if damaged due to water main repair or maintenance. 

C. Water mains shall be located 5’ or more from the property lines or other obstructions (i.e., 
trees, etc.). 

D. A ‘hot tap’ shall be installed at the Quigley Road tie in.  
E. The sewer effluent shall be split so Phase I transmits southerly and Phase II portion 

transmits westerly. A sewer profile shall also be provided at final design.  
F. A minimum 6” sewer service shall be installed for future redevelopment parcels (i.e., Lots 8, 

42, 50 and 65).  
 
Parks and Open Space:  

11. Final design for the Phase 1 Park, including detailed review of improvements, shall be approved 
by the City Council prior to preliminary plat approval. 

12. Pursuant Section 16.04.110 of the Hailey Municipal Code, the Applicant shall install at least one 
(1) more tree of four (4”) inch caliper or larger in the proposed park space (Parcel A).  

13. Pursuant Section 16.04.110 of the Hailey Municipal Code, a maximum of twenty (20%) percent 
of any single tree species may be used. Sixty (60) trees are required and of those, only twelve 
(12) trees can be of a single species. The sixteen (16) Quercus Alba Trees shall be reduced to 
twelve (12) trees. 

14. Pursuant Section 16.04.110 of the Hailey Municipal Code, a maximum of twenty (20%) percent 
of any single tree species may be used. Sixty (60) trees are required and of those, only twelve 
(12) trees can be of a single species. Fifteen (15) Malus X ‘Snowdrift’ Trees shall be reduced to 
twelve (12) trees.    

 
Other:  

15. Hiawatha Canal: 
 

A. The canal shall be surveyed prior to final plat to accurately determine location. 
B. A plat note shall be added (Plat Note No. __) that states, “No encroachment upon the canal 

easement interfering with its use and enjoyment is permitted without prior consent of the 
Hiawatha Canal Company.” This Subdivision is subject to the Hiawatha Canal/Sunbeam 
Subdivision Maintenance Agreement recorded as Instrument No. ___________, in the 
records of Blaine County, Idaho”. 
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16. The following shall be added as a plat note and a restriction in the Development Agreement:  

“The following turf landscape restrictions apply: 

A. For lots less than or equal to 8,000 square feet, a maximum of forty percent (40%) of the 
total land area of each residential lot may be turf. 

B. For lots greater than 8,000 square feet and less than or equal to 12,000 square feet, a 
maximum of thirty-five percent (35%) of the total land area of each residential lot may 
be turf up to a maximum of 3,500 square feet. 

C. For lots greater than 12,000 square feet and less than or equal to 14,000 square feet, a 
maximum of thirty percent (30%) of the total land area of each residential lot may be 
turf up to a maximum of 3,500 square feet. 

D. For lots greater than 14,000 square feet, a maximum of twenty-five percent (25%) of the 
total land area of each residential lot may be turf. 

E. Promotes a low water use landscape through the use of drought tolerant plants either 
from an approved list or as recommended by a landscape design professional. 

F. Each residential irrigation system shall be at a 70% distribution uniformity for turf areas 
and/or utilize EPA water sensor controllers and heads or equivalent. 

17. A plat note (Plat Note No. _____) shall be added that states, “Four (4) single-family cottages lots 
containing not less than 23 cottage units are proposed within the Subdivision or unless 
otherwise approved by the City. All single-family cottage lots shall be developed as designated 
on the plat”.  

18. A plat note (Plat Note No. _____) shall be added that states, “Pet food shall be stored and fed in 
a manner that does not attract nuisance wildlife, such as skunks, raccoons, magpies and red 
foxes”.  

19. A plat note (Plat Note No. _____) shall be added that states, “Recreational activities shall follow 
the Administrative Guidelines for Winter Wildlife, as set forth by Blaine County, the City of 
Hailey, the Bureau of Land Management and the Idaho Department of Fish and Game”.  

 
 
Signed this _____ day of ________________, 2020. 
 
 
____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
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SCALE: 1" = 30'

SWEETWATER P.U.D. TOWNHOUSES
BLOCK 2, PHASE 1

GALENA ENGINEERING, INC.
HAILEY, IDAHO

SHEET 2 OF 3
Job No. 7778
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Community Development Report 
2019 

City of Hailey



New Commercial Builds in 2019
Commercial Building Permits
• The Granary: 3,052 square foot mixed use building including a granary, shed, silo, 1 

residential unit and 4 storage/garage units
• Pioneer Storage Facility: three self storage buildings, ranging in size from 3,000 square 

feet to 5,200 square feet for a total of 45 individual units
• Hailey Auto Clinic: 2,693 square foot automotive repair and maintenance shop
• Hailey FF LLC (The Marriott Hotel): 42,403 square foot hotel including a pool, hot tub 

and restaurant
• Stone Fly: 4,896 square foot storage facility



2019 New Residential Projects

50
Permits 
issued for 
New Residential 
units

*Data was collected during calendar year.
** Data includes New Single Family and   
Multi‐Family units.
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Total Residential Units**
• 22 New Single‐family

• 8 Homes in Northridge
• 1 Homes in Woodside
• 6 Homes in Old Cutters
• 2 Homes in Deerfield
• 1 Home in Della View
• 1 Home in Lupine
• 2 Homes in Colorado Gulch 

Preserve
• 1 Home in Hailey Replat

• 26 Multi‐Family
• 13 3‐story duplexes in Sweetwater

• 2 Mixed‐Use 
• The Liquor Store
• The Granary



Eight Year Comparison: Building Permits Issued

* Data was collected during calendar year.
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Eight Year Comparison: Building Permits Valuation

* Data was collected during calendar year.
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• The lowest number of permits issued was in 
2012 for a total of 116 permits. Total 
estimated cost for all building permits was 
$4,703,466. 

• The highest number to date was in 2008 for 
a total of 269 Permits issued. Total 
estimated cost for all building permits was 
$16,369,275.

Building Permit Overview since 2008

• As of 2019, total building permits issued was 213. The total 
estimated cost for all building permits was $34,656,615.

Estimated Cost of Construction

Total # of Building Permits Issued



Six Year Comparison of Top Four Building Permits 
Valuation

* Data was collected during calendar year.
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A Glimpse of 2019’s New Businesses

Café Della



Business Activity
Total Active Businesses in 2019: 483

Increase of 13 New Businesses from 2018
* Data was collected during calendar year.
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Seven Year Comparison: Business Licensing

* Data was collected during calendar year.
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2019 Projects Approved by Planning and Zoning

Sweetwater Block 2, Sweetwater PUD Subdivision

Pioneer Storage Facility

Hailey Auto Clinic

McDonalds

Hailey Car Wash



• Other code Changes to further Housing Goals:                         
develop additional code changes that can further housing 
goals while retaining great Hailey neighborhoods

• Influence ongoing developments: influence planning 
applications wherever possible to further housing goals

• Continue project partnerships: work with ARCH and other 
project partners to accomplish community housing (Blaine 
Manor, Parcel O, Woodside)

Long Range Planning Projects
• Accessory Dwelling Units:  modify city 

codes to allow accessory dwelling units in all 
residential zone districts while addressing 
on‐site parking, scale, neighborhood input, 
other issues (ADU Workshop scheduled February 
27th)

• Implementation of Downtown Residential 
Overlay: facilitate successful projects that 
comply with the new code (Initiated in 2018)

Diverse
Housing
Initiatives



Resilient Hailey
• Implement Mayors 2020 Resiliency Goals
• Continue resiliency collaboration with other cities and the 

County as the best way to achieve goals (Valley wide effort will 
achieve results)

• Influence ongoing developments:  influence planning 
applications wherever possible to further resiliency efforts

• Franchise Agreements:  develop forward‐thinking approach to 
current and future franchise agreements with utility providers 
(Summer 2020 in collaboration with Admin and Public Works 
Departments)

• Water Use:  develop innovative approaches to water 
conservation and partnerships towards basin‐wide water 
solutions (Discussions underway with Public Works and other project 
partners)

• Water Use:  In collaboration with Blaine County and cities, turn 
“Drought tolerant landscaping” guidelines into standards



Cityscape and Nature

• Hailey Town Square: make it a reality!
• Hailey Flower Project:  grow this seedling initiative and work with downtown businesses                                                           

for continued success
• Relocate Forest Service Warehouse Building
• Grow Special Events consider ½ time Special Events coordinator
• Implement goals of Hailey Arts and Historic Preservation Commission
• Update Hailey Greenway Master Plan
• Pursue camping opportunities in or near Hailey
• Re‐envisioning Main Street:  work with the Public Works Department to “re‐envision” 

Main Street in a way that serves pedestrians and increases quality of life
• River Street:  next steps in the absence of full grant funding
• Urban Renewal:  explore new Districts that improve blighted areas and                                                                     

provide incentives for vacant land
• Urban Renewal:  continue partnerships with private sector as a way to                                                                     

achieve capital goals
• Re‐write Wireless Code in conjunction with other cities and Blaine County



Operational
• Continue to improve functional aspects of 

department:  permit processing, work flow
• Train and mentormy staff:  they are the future of 

Hailey!
• Continue to strengthen Building Codes and building 

functions, with a growing focus on resiliency
• Expand successful partner relationships such as 

Public Works to achieve great projects and creative 
problem‐solving approaches



Team Projects

Hailey

Flower

Project



Hailey Arts and Historic Preservation Commission
A sheep was chosen to be 
erected at the corner of Myrtle 
and Main Streets, in honor of 
the historical sheep migration 
route along Myrtle Street that 
is still used today. 

Hailey Mural by Kevin M. 
Fitzpatrick, located on the North 
Wall of Jane’s Artifacts.

In 2019, Hailey Arts and 
Historic Preservation 
completed the historic plaques 
for the J.C. Fox Building, Rialto 
Hotel, J.J. Tracy Building, 
W.H. Watt Building and 
the Wertheimer Building

JP1



Hailey Arts and Historic Preservation Commission              
2020 Projects 

• A new sculpture for Main Street
• The redesign and relocation of the Forest Service Building 



Hailey Urban Renewal
Resolution 19‐002: Reimbursement Participation Agreement with Inntrusted, LLC

In April 2019 the Hailey Urban Renewal Agency signed their first Reimbursement 
Participation Agreement with Inntrusted, LLC for the project site of 711 N Main Street to 
be redeveloped and improved resulting in a Marriott Fairfield Inn and Suites. The 
Agreement will be in effective from April 25, 2019  to (1)  the completion of all 
obligations of each Party; or (2) seven years following the issuance of a Certificate of 
Occupancy for the Participant’s project. 



Team Projects
Hailey Town Square

• 12 potential sites narrowed 2
• 3 workshops
• 134 responses from the Survey
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	Final FF PUD Sunbeam.pdf
	Life/safety issues: Fire:  no fire or life/safety issues are presented by the PUD.
	Water issues:  Issues related to potable municipal water service are outlined under Standard #11 in this report and in the Subdivision staff report.  The PUD application allows the applicant to create smaller cottage lots, which are naturally more wat...

	20200316 FF PP Sunbeam Subdivision.pdf
	Complete Application 
	Engineering: All infrastructure will require detailed final construction drawings to be submitted to the City and approved by the City prior to construction. All construction must conform to City of Hailey standard drawings, specifications and procedures. 
	Life/Safety: No comments 
	Building: No comments
	Streets: The Streets Division recommended that the following be made Conditions of Approval: 
	- The Applicant shall submit a Street Signage Plan at final design. 
	- The Applicant shall submit a Traffic Control Plan and Construction Staging Plan at final design. 
	- All proposed roads within the development shall be dedicated public streets according to City Standard 12.04.010, shall allow public parking and be subject to all other uses and restrictions identified in City Code, with the exception of any private streets approved as part of development of cottage lots.
	- Vision triangles shall be unobstructed at intersections. This shall be shown on the Civil Plans at final design. 
	- Minimal driveway crossings of the 10’-wide multi-use paths are preferred.
	- A final landscape plan for the right-of-ways acceptable to the City and the Applicant shall be developed prior to final approval of construction drawings, including tree location.  
	- The Applicant will enter into a Maintenance Agreement with the City, binding on the Subdivision’s HOA to address landscape maintenance, HOA maintenance of the native grass area between the pathway and roadway, trees, grass and installation and repair of associated irrigation (with the exception of costs to water the landscaping) within the public right-of-way. The Maintenance Agreement shall spell out responsibilities if trees are damaged during snow maintenance and other events.
	- The Subdivision’s HOA shall keep the 10’-wide multi-use paths on San Badger Drive free of snow year-round commencing at the time of Phase II final plat recordation. 
	- All utilities shall be installed underground. 
	- Detailed plans for the proposed pathway/existing Old Cutters sidewalks for the tie in at Gray’s Starlight Drive and San Badger Drive shall be provided at final design. 
	- A portion of Doc Bar Drive within the Old Cutters Subdivision is unpaved. The Applicant shall pave this portion of the street prior to recordation of the final plat of Phase II. 
	- Two cost estimates to determine the final amount of the Phase I partial sidewalk in-lieu payment shall be provided. Pursuant Section 16.05.010 of the Hailey Municipal Code, the Applicant shall pay the partial sidewalk in-lieu payment prior to City Council review of Final Plat.  
	- Canal crossing/Culvert details for the pathway canal shall be provided at final design. 
	- Drywell and other construction details shall be provided at final design.
	- The Applicant shall set aside land area for the following public transit facilities and accessories in the following areas:
	o Intersection of Quigley Road and San Badger Drive (north side of Quigley Road):   
	 Land area shall be set aside for a future bus stop location along the property frontage of Quigley Road. This area shall allow for a future paved bus stop 80’ in length with adequate off-street pullout for buses. 
	 Additional land area shall allow for standard Mountain Rides bus stop signage and bus stop shelter, to be located east of the proposed intersection of San Badger Drive and Quigley Road (southern entrance/exit to the subdivision) and on the north side of Quigley Road.
	o Public right-of-way fronting the southwest property line of proposed Lot 54 in the Sunbeam Subdivision (Phase I) and public right-of-way fronting the proposed park in Block 6 (across Gray’s Starlight Drive):
	 Land area shall be set aside for a future bus stop location along the property frontage of at locations suitable to Mountain Rides and the Applicant. This area shall allow for a future paved bus stop 80’ in length with adequate off-street pullout for buses and red-painted curb.
	 Additional land area shall allow for standard Mountain Rides bus stop signage and bus stop shelter adequate to serve passengers in the opposite direction from the bus stop located in front of proposed Lot 54. 
	Applicability: The configuration and development of proposed subdivisions shall be subject to and meet the provisions and standards found in this Title, the Zoning Title and any other applicable Ordinance or policy of the City of Hailey and shall be in accordance with general provisions of the Comprehensive Plan.
	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.
	1. Streets, whether public or private, shall provide an interconnected system and shall be adequate to accommodate anticipated vehicular and pedestrian traffic.
	2. Non-vehicular circulation routes shall provide safe pedestrian and bicycle ways and provide an interconnected system to streets, parks and green space, public lands, or other destinations.
	3. Water main lines and sewer main lines shall be designed in the most effective layout feasible.
	4. Other utilities including power, telephone, cable, and gas shall be designed in the most effective layout feasible.
	5. Park land shall be most appropriately located on the Contiguous Parcels.
	6. Grading and drainage shall be appropriate to the Contiguous Parcels.
	7. Development shall avoid easements and hazardous or sensitive natural resource areas.

	20200316 PP SR Sweetwater Block 2 (Phase I).pdf
	Complete Application 
	Engineering: No comments at this time.  
	Life/Safety: No comments at this time. 
	Building: No comments at this time.
	Applicability: The configuration and development of proposed subdivisions shall be subject to and meet the provisions and standards found in this Title, the Zoning Title and any other applicable Ordinance or policy of the City of Hailey and shall be in accordance with general provisions of the Comprehensive Plan.
	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.
	1. Streets, whether public or private, shall provide an interconnected system and shall be adequate to accommodate anticipated vehicular and pedestrian traffic.
	2. Non-vehicular circulation routes shall provide safe pedestrian and bicycle ways and provide an interconnected system to streets, parks and green space, public lands, or other destinations.
	3. Water main lines and sewer main lines shall be designed in the most effective layout feasible.
	4. Other utilities including power, telephone, cable, and gas shall be designed in the most effective layout feasible.
	5. Park land shall be most appropriately located on the Contiguous Parcels.
	6. Grading and drainage shall be appropriate to the Contiguous Parcels.
	7. Development shall avoid easements and hazardous or sensitive natural resource areas.

	2020.02.10 MRTA Comments re ARCH + SSPUD.pdf
	2020.02.10 MRTA Comments re Hailey Sunbeam Development.pdf
	2020.02.10 MRTA Comments re Hailey BMSFC Development.pdf

	ARCH  PUD Agreement- Blaine Manor Senior and Family.pdf
	PLANNED UNIT DEVELOPMENT AGREEMENT
	Blaine manor community
	(affordable senior and family housing)

	SR PUD 03-16-2020 FINAL.pdf
	Summary and Suggested Conditions
	Summary and Suggested Conditions: The Commission shall conduct a public hearing and review the Application, all supporting documents and plans, and recommendations of City Staff, in making their recommendation to the Council.  In any public hearing on...




