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Robyn Davis
For townhouses, we allow three years, so I think we can change it to three, even though some of the parcels fall under the two year window. 
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To:  Hailey Planning & Zoning Commission 
From:  Ashley Dyer, Community Development City Planner  
 
Overview: Consideration of a Conditional Use Application by The Friedman Memorial Airport 

Authority for the approval and placement of a temporary airline office trailer and 
ground service electrical infrastructure (GSE), all located at 1610 Airport Circle (FR SEC 
10,15 & 22 TL 8151 AIRPORT LAND FRIEDMAN MEMORIAL AIRPORT AUTHORITY), a 
parcel within the Airport (A) Zoning District.  

 
Hearing: October 6, 2025 

 
Applicant: Friedman Memorial Airport Authority  
Location: 1610 Airport Circle (FR SEC 10,15 & 22 TL 8151 AIRPORT LAND)   
Zoning:  Airport (A) Zoning District   
  
Notice: Notice for the public hearing was published in the Idaho Mountain Express on September 17, 
2025, and mailed to adjoining property owners on September 17, 2025. The onsite notice was posted to 
the property on October 1, 2025.  
 
Application: The Applicant proposes to place a temporary airline office trailer onsite to provide 
American Airlines employees with office and breakroom facilities and ground service electrical (GSE) 
infrastructure, which would allow the airlines to operate appropriately during winter operations. 
American Airlines plans to begin service in the Wood River Valley this winter and currently, there is no 
space available in the terminal building for their employee facilities, nor additional infrastructure for 
their GSE. 
 
The Airport is currently planning and collaborating with the Federal Aviation Administration (FAA) on 
future terminal improvements. Until this planning process is complete, the Airport is unable to move 
forward with an expansion to the terminal building. As such, the proposed facilities via this Conditional 
Use Permit Application will allow American Airlines to begin operating at the Airport as soon as the 
temporary structure has been approved and installed. The office trailer will be located on Airport 
property until the terminal improvements are complete. The duration for the temporary office trailer is 
unknown but is anticipated to be between 18 and 36 months. The GSE infrastructure may remain in 
place indefinitely. 
 
The purpose of the Airport district is to provide an area that would allow regularly scheduled 
commercial passenger aircraft services to be used by the general public. The airport district is also 
intended to allow other general aviation services for private aircraft and private aircraft charters only in 
conjunction with regularly scheduled commercial passenger aircraft services. (Ord. 1191, 2015). 
 

Staff Report 
Hailey Planning and Zoning Commission 

Regular Mee�ng of October 6, 2025 
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The proposed use complements the purpose of the Airport District by providing for additional general 
aviation services through the integration of American Airlines. Via this CUP Application, American Airlines 
employees would have a temporary office and breakroom facilities, as well as GSE electrical 
infrastructure to operate effectively until terminal expansion can occur. The use and characteristics of 
this use may be permitted via this Conditional Use Permit Application, of which, details are further 
described herein.  
 
Procedural History: The Conditional Use Permit Application was submitted on September 2, 2025, and 
certified complete on September 15, 2025. A public hearing before the Planning and Zoning Commission 
for approval or denial of the project will be held on October 6, 2025, in the Hailey City Council Chambers 
and virtually via Microsoft Teams.  
 

General Requirements for all Conditional Use Permits 
 

Compliant Standards and Commission Findings 

Yes No N/A City Code City Standards and Commission Findings 

☒ ☐ ☐ 17.11.020 Complete Application: 
17.11.020 The application shall include at least the following information:        

a. Name, address, and phone number of the applicant. 
b. Proof of interest in the subject property by the applicant, such as a deed, 

contract of sale, option to purchase, or lease agreement. 
c. Legal description of the subject property, including street address. 
d. Description of existing use. 
e. Zoning district of subject property. 
f. Description of proposed conditional use. 
g. A plan of the proposed site for the conditional use showing the location of 

all buildings, parking and loading areas, traffic access and traffic circulation, 
open spaces, easements, existing and proposed grade, energy efficiency 
considerations, landscaping, exterior lighting plan as required by Article 
VIIIB of this Ordinance, refuse and service areas, utilities, signs, property 
lines, north arrow, and rendering of building exteriors, where applicable. 

h. A narrative statement evaluating the effects on adjoining property, the 
effect of such elements as noise, glare, odor, fumes, and vibration on 
adjoining property. 

i. A narrative statement identifying surrounding land uses and discussing the 
general compatibility of the proposed use with adjacent and other 
properties in the district. 

j. A narrative discussion of the relationship of the proposed use to the 
Comprehensive Plan. 

k. A list of the names and addresses of all property owners and residents 
within three hundred (300) feet of the external boundaries of the land being 
considered. 

l. Any other information as requested by the Administrator to determine if 
the proposed conditional use meets the intent and requirements of this 
Article.      

m. A fee established in a separate ordinance approved by the Council. 

☒ ☐ ☐ Department 
Comments 

Engineering: No comments  

Life/Safety: No comments 
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Water and Sewer:  

Building: No comments 

Streets: No comments 

Parks: No comments 

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

Staff Comments N/A, the Applicant is not proposing any signage with this Application; the 
proposed use is dedicated to American Airline Employees and won’t be 
accessible to the public.  

☐ ☐ ☒ 17.08C.040 
Outdoor Lighting 
Standards 

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

prevent: 
a. Overlighting; 
b. Energy waste; 
c. Glare;  
d. Light Trespass;  
e. Skyglow.  

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

g. Idaho Power shall not install any luminaires after the effective date 
hereof that lights the public right of way without first receiving 
approval for any such application by the lighting administrator.  

h. All exterior lighting shall be full cutoff luminaires with the light source 
downcast and fully shielded, unless exceptions are specified in 
subsection 17.08C.040.02, Type of Luminaires, of this Chapter. 

Staff Comments N/A, the Applicant is not proposing to install any additional exterior lighting for 
the proposed temporary trailer.  

☒ ☐ ☐ 17.09.040 On-
site Parking Req. 

See Section 17.09.040 for applicable code.    

Staff Comments  The proposed project is located in the Airport (A) Zoning District. The Hailey 
Municipal Code requires a minimum of one (1) parking space per 1,000 square 
feet of commercial/Industrial use. The project is approximately 480 square feet 
in size. While not required to provide an additional space based on its small 
size, the proposed onsite parking for the temporary trailer utilizes the existing 
parking facilities onsite for the Airport Authority. 
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☐ ☐ ☒ 17.09.020.08(B) B. Where alleys exist, access to on-site parking for any non-residential use or for any 
multifamily dwelling of three or more units shall be from the alley.  Parking areas 
adjacent to alleys may be designed to allow a vehicle to back from the parking area 
into the alley. 

Staff Comments N/A, as the site is not serviced by an alley.  

☒ ☐ ☐ 17.09.020.08(C) C. If the site is not serviced by an alley, access shall be from a single approach to the 
street to confine vehicular/pedestrian conflict to limited locations, allow more 
buffering of the parking area and preserve the street frontage for pedestrian traffic. 

Staff Comments The proposed site access is from a single ingress/egress location at the 
southwestern end of the exiting parking area and connected to South Airport 
Circle, as shown below.  

 

☒ ☐ ☐ 17.09.020.08(D) D. Access for on-site parking areas or loading spaces shall be located in such a way 
that any vehicle entering or leaving such area shall be clearly visible by a pedestrian 
or motorist approaching the access or driveway from a public or private street.   

Staff Comments No onsite loading spaces are required with this Conditional Use Application. 
All ingress and egress to the site is proposed from the existing access off Airport 
Circle.  

☐ ☐ ☒ 17.09.020.08(E) E. Access for subdivisions shall be provided in accordance with standards set forth in 
Section 4 of the Subdivision Ordinance. 
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Staff Comments N/A. No subdivision access will be impacted by this project.  

☒ ☐ ☐ 17.09.020.08(F) F. Parking areas containing no more than two (2) parking spaces in any zoning district 
or parking areas within the LR, GR, TN, TI and LI Districts may be designed to allow a 
vehicle to back from the parking area into the public right-of-way. 

Staff Comments The Applicant is proposing to utilize the existing Airport Authority parking 
spaces for the American Airlines temporary office trailer. The use provides 
office and breakroom facilities for employees and pilots of American Airlines, 
and as such, parking needs are minimal. 

☐ ☐ ☒ 17.09.020.08(G) G.  Parking areas for residential uses only may be designed to allow required parking 
spaces for one vehicle to deny access to another vehicle, thus “stacking” the parking 
area.  For non-residential uses, stacked parking may be allowed only for additional 
spaces that may be provided in excess of the required number of parking spaces. 

Staff Comments  N/A, as the proposed project does not include any stacked parking for the 
existing building. 

☒ ☐ ☐ Chapter 17.05: 
Bulk 
Requirements 

Zoning District: (A) Airport Authority District: The Applicant is proposing the following 
setbacks with FAA compliance.   
Maximum Height: N/A 
Required Setbacks:  

• Front Yard:  
• Side Yards:  
• Rear Yard:  
• Lot Coverage: N/A 

   Staff Comments  Zoning District(s): (A) Airport Authority  
 
The Airport District is operated under the provisions and requirements of the 
Federal Aviation Administration and the Transportation Security Administration 
in accordance with 14 CFR part 139 and TSR 1540/1542 
 
Lot coverage: N/A 
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Chapter 17.11 Criteria for Review of Conditional Use Permits 
 

Compliant Standards and Commission Findings 

Yes No N/A City Code City Standards and Commission Findings 

☒ ☐ ☐ 17.11.010 Compliance with the Comprehensive Plan 
17.11.010: Purpose. The City of Hailey recognizes that certain uses possess unique and 
special characteristics with respect to their location, design, size, method of 
operation, circulation, and public facilities.  In order to protect the public welfare and 
promote conformance with the Comprehensive Plan, conditional use permits are 
required for such uses upon review by the Commission. 

Staff Comments The Comprehensive Plan calls for economic diversity to support a variety of 
projects and programs that meet the needs generated by various segments of 
the population. The proposed use aligns with the following Goals of Hailey’s 
Comprehensive Plan: 
 
6.1 Encourage a diversity of economic development opportunities within 
Hailey. 

• By approving this CUP Application, additional general aviation services 
can be provided to residents and visitors alike, further encouraging 
diverse economic development opportunities in Hailey and Valley 
wide.   

☒ ☐ ☐ 17.11.040.01(a) 17.11.040.01 The Commission or Hearing Examiner shall review the particular facts 
and circumstances of each proposed conditional use in terms of the following 
standards and, if approved, shall find adequate evidence showing that such use at the 
proposed location: 
 
a. Will, in fact, constitute a conditional use as established for the zoning district 
involved; and 

Staff Comments The City recognizes that certain uses possess unique and special characteristics 
with respect to their location, design, size, method of operation, use, and 
circulation. In order to protect public welfare, and to further ensure that there’s 
conformance with our Comprehensive Plan, a Conditional Use Permit has been 
submitted.  
 
The proposed use complements the purpose of the Airport District by providing 
for additional general aviation services through the integration of American 
Airlines. Via this CUP Application, American Airlines employees would have a 
temporary office and breakroom facilities, as well as GSE electrical 
infrastructure to operate effectively until terminal expansion can occur.  

☒ ☐ ☐ 17.11.040.01(b) b. Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general 
vicinity, and that such use will not change the essential character of the same area; 

Staff Comments The temporary structure will be positioned in a location that is not visible from 
any public right-of-way or surrounding areas. The trailer will only be visible 
once inside the airport’s parking lot system. 
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☒ ☐ ☐ 17.11.040.01(c) c. Will not be hazardous or disturbing to existing or future neighboring uses; 

Staff Comments The effects of the proposed use on adjoining properties will not be hazardous or 
disturbing to existing or future neighboring uses.  

☒ ☐ ☐ 17.11.040.01(d) d. Will be served adequately by essential public facilities and services such as 
highways, streets, police and fire protection, and drainage structure.  Agencies 
responsible for the establishment of the proposed use shall be able to provide 
adequately any such service; and 

Staff Comments The site is currently serviced by essential public facilities and services.  

☒ ☐ ☐ 17.11.040.01(e) e. Will not create excessive additional requirements at public cost for public facilities 
and services; and 

Staff Comments At this time, no additional cost will be incurred from any public agencies or 
facilities for the operation of said use.  

☒ ☐ ☐ 17.11.040.01(f) f. Will not involve uses, activities, processes, materials, equipment, or conditions of 
operation that will be detrimental to any persons, property, or the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare, dust, odors, 
vibration, water or air pollution, or safety hazards; and 

Staff Comments The presence and operation of the temporary office trailer will not create or 
contribute to any adverse impacts such as noise, glare, odor, fumes, or 
vibration. All necessary precautions will be taken to ensure that the installation 
and use of the office trailer remain unobtrusive and compliant with applicable 
regulations and standards. 

☒ ☐ ☐ 17.11.040.01(g) g. Will have vehicular approaches to the property which shall be 
designed so as not to create an interference with traffic on surrounding public 
thoroughfares;  

Staff Comments All vehicular approaches to the property exist off Airport Circle.  

☒ ☐ ☐ 17.11.040.01(h) h. Will not result in the destruction, loss or damage of a natural, scenic or historic 
feature. 

Staff Comments No trees or mature landscaping, scenic or historic features will be removed 
from the site as the site is developed.  

 
17.11.060 Conditions. 
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The Commission or Hearing Examiner may impose any conditions which it deems necessary to secure 
the purpose of City regulations and give effect to the Comprehensive Plan.  Conditions which may be 
attached include, but are not limited to those which will: 

17.11.060(A) Require conformity to approved plans and specifications. 
17.11.060(B)  Require or restrict open spaces, buffer strips, walls, fences, signs, concealing 

hedges, landscaping, and lighting. 
17.11.060(C) Restrict volume of traffic generated, require off-street parking, and restrict 

vehicular movements within the site and points of vehicular ingress and egress 
or other conditions related to traffic. 

17.11.060(D) Require performance characteristics related to the emission of noise, vibration 
and other potentially dangerous or objectionable elements. 

17.11.060(E) Limit time of day for the conduct of specified activities. 
17.11.060(F) Require guarantees such as performance bonds or other security for 

compliance with the terms of the approval. 
17.11.060(G) Require dedications and public improvements on property frontages. 
17.11.060(H) Require irrigation ditches, laterals, and canals to be covered or fenced. 
17.11.060(I) Minimize adverse impact on other development. 
17.11.060(J) Control the sequence, timing and duration of development. 
17.11.060(K) Assure that development is maintained properly. 
17.11.060(L) Designate the exact location and nature of development. 
17.11.060(M) Require the provision for on-site or off-site public services. 
17.11.060(N) Require more restrictive standards than those generally found in this 

Ordinance. 
17.11.060(O) Mitigate foreseeable social, economic, fiscal and environmental effects. 
17.11.060(P) Set a limit on the duration of the permit when deemed necessary. 
17.11.060(Q) Allow for subsequent periodic review. 

 
Summary: Section 17.11.010 of the Hailey Zoning Ordinance states that “the City of Hailey recognizes 
that certain uses possess unique and special characteristics with respect to their location, design, size, 
method of operation, circulation, and public facilities. In order to protect the public welfare and 
promote conformance with the Comprehensive Plan, conditional use permits are required for such uses 
upon review by the Commission.” 
 
Conditional Use Permits are subject to review and revocation pursuant to Section 17.11.090 of the 
Hailey Municipal Code. This statement will be included in the Findings of Fact, Conclusions of Law, and 
Decision for any Conditional Use Permit approved by the Commission. 
 
By ordinance, the Commission is required to decide to approve, conditionally approve, or deny the 
application within forty-five (45) days after conclusion of the public hearing and issue its decision 
together with the reasons, therefore. The Commission is required to review the application, all 
supporting documents and plans, and Section 17.11 of the Hailey Municipal Code, in making their 
decision.  
 
The Commission should make Findings of Fact related to the criteria of Section 17.11, (a) through (d). 
 
Suggested Conditions: The following conditions are suggested to be placed on approval of this 
application: 
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a) All Fire Department and Building Department requirements shall be met regarding all 
maintenance, administrative, and other functions of the proposed project. 

 
Motion Language 
Approval: Motion to approve the Conditional Use Application by The Friedman Memorial Airport 
Authority for the placement of a temporary airline office trailer and ground service electrical 
infrastructure, all located at 1610 Airport Circle (FR SEC 10,15 & 22 TL 8151 AIRPORT LAND FRIEDMAN 
MEMORIAL AIRPORT AUTHORITY), finding that the application meets each of the Criteria for Review, (a) 
through (h) cited in the Hailey Municipal Code, that the Conditional Use Permit complies with the 
Comprehensive Plan, and that Condition (a) will be met. 
 
Denial: Motion to deny the Conditional Use Application by The Friedman Memorial Airport Authority for 
the approval and placement of a temporary airline office trailer and ground service electrical 
infrastructure, all located at 1616 1610 Airport Circle (FR SEC 10,15 & 22 TL 8151 AIRPORT LAND 
FRIEDMAN MEMORIAL AIRPORT AUTHORITY), finding that _________ [the Commission should cite 
which standards are not met and provide the reason why each identified standard is not met].  
 
Continuation: Motion to continue the public hearing to ________ [the Commission should specify a 
date]. 



 

 
 

September 2, 2025 
 
SUBJECT:  Conditional Use Permit for Friedman Memorial Airport 
American Airlines Trailer & Ground Service Equipment (GSE) Electrical Infrastructure 
 
To Whom It May Concern: 
 
The Friedman Memorial Airport is applying to install an office trailer to provide American 
Airlines employees office and breakroom facilities and GSE electrical infrastructure to plug their 
equipment in during winter operations. American Airlines plans to start service this winter and 
there is no space available in the terminal building for their employee facilities and no 
additional infrastructure for their GSE. The airport is currently working on a planning project in 
coordination with the FAA including future terminal improvements. Until this planning study is 
complete, the airport will not be able to move forward with expansion of the terminal building. 
The proposed facilities in this Conditional Use Permit will allow American Airlines to start 
operating at the airport immediately. The trailer will be on airport property until the terminal 
improvements are complete, so currently the duration is unknown but is anticipated to be 
between 18 and 36 months. The GSE infrastructure may remain in place indefinitely. 
 
This letter is to confirm that the temporary American Airlines trailer and GSE to be placed on 
the Friedman Memorial Airport property referenced in this application will be positioned in a 
location that is not visible from any public right-of-way or surrounding areas. The trailer will 
only be visible once inside the airport’s parking lot system.  
 
Furthermore, the presence and operation of the temporary trailer will not create or contribute 
to any adverse impacts such as noise, glare, odor, fumes, or vibration. All necessary precautions 
will be taken to ensure that the installation and use of the trailer remain unobtrusive and 
compliant with applicable regulations and standards.  
 
The property associated with this application is under the Airport Zoning District. The use of the 
temporary trailer and GSE are compatible with this zoning. 
 
The temporary trailer and GSE will be used to support the American Airlines employees while 
the new terminal building is being designed/constructed. The use of structures and equipment 
comply with the City of Hailey’s Comprehensive Plan.  
 
Thank you, 
 
 



 

 
 

 
 

 
 
 
Tim Burke 
Airport Director, Friedman Memorial Airport 
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FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On October 6, 2025, the Administrator and Planning and Zoning Chair considered a request by Lightning 
Strikes, LLC, to exempt from Design Review, plans for an exterior color change to the existing 2,623 
square foot multifamily building located at 306 S. Main Street (Lots 11-14, Block 21, Hailey Townsite) 
within the Business (B), Downtown Residential Overlay (DRO), and Townsite Overlay (TO) Zoning 
Districts.  
 
The Administrator and Chair, having been presented with all the information regarding the design 
proposal, hereby makes the following Findings of Fact, Conclusions of Law and Decision relative to the 
Design Review Exemption. 

 
FINDINGS OF FACT 

 
Standards of Evaluation:  
Chapter 17.06 of the Hailey Municipal Code establishes the criteria for applications for Zoning and 
Design Review. For each applicable standard (in bold print), the Administrator makes the following 
Findings of Fact: 
 
The Administrator has the authority to approve minor modifications to projects that have received 
design review approval by the commission prior to, and for the duration of a valid building permit. 
The Administrator shall make the determination as to what constitutes minor modifications and may 
include, but are not limited to, changes to approved colors and/or siding materials, changes to site 
plans that do not significantly increase building footprints or significantly change driveway or road 
alignment, changes to landscape plans that do not decrease the amount of landscaping, changes to 
dumpster enclosures, changes to exterior lighting fixtures and location, or changes to windows that 
do not significantly affect project design, appearance or function. All approved modifications must be 
documented in a memo to the project file and on the approved set of plans on file with the City. For 
modifications to design review approval that are determined by the Administrator not to be minor, 
the Administrator has the authority to recommend approval or denial of such modifications, subject 
to final decision by the commission on its consent agenda. Such recommendation for approval or 
denial shall be drafted in the form of findings of fact and conclusions of law. (Ord. 1191, 2015) 
 
The modifications listed below are minor in the overall scope. The proposed modifications consist of:  

- Exterior Material Changes: New Exterior Paint 
Existing Building Colors:  

 

 
 

 
 



DR Exemp�on FF: Lightning Strikes LLC 
306 S. Main Street (Lots 11- 14, Block 21, Hailey Townsite) 

 Findings of Fact: October 6, 2025 
Page 2 of 2 

 
 

New Color Proposed:     
 
Little Dove (white 0006) is proposed to be the primary color, or body of the building. Midnight Navy 
(CA210) is proposed as an accent color, specifically for the trim pieces along the building.  

 
 

 
 
 

CONCLUSIONS OF LAW AND DECISION 
 

Based upon the above Findings of Fact, the Administrator and Chair make the following Conclusions of 
Law and Decision: 

1. The modifications, as approved, have been noted in a memo on file with the Community 
Development Department. 

2. Approval of the Design Review Exemption does not in any way waive any Design Review 
requirements approved by the Commission. All Design Review elements must be installed, or 
security provided, prior to issuance of a Certificate of Occupancy. 

 
Signed this _____ day of ________________, 2025. 
 
____________________________ 
Janet Fugate, Planning and Zoning Chair  
 
 
Attest:  
 
____________________________ 
Robyn Davis, Community Development Director 
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