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DEVELOPMENT IMPACT FEE ADVISORY COMMITTEE 

AGENDA 
August 2, 2021 

5:30 PM 
 
 

From your computer, tablet or smartphone: https://www.gotomeet.me/CityofHaileyPZ 
Via One-touch dial in by phone: tel:+15713173122,,506287589# 

Dial in by phone: United States: +1 (571) 317-3122 Access Code: 506-287-589 
 
Public Hearing 
 
PH 1 Report from city staff on updates to D.P. Guthrie Report “2021 Development Impact Fees” to consider 

changes made by city staff and the Hailey City Council to capital improvement plan budget and the DIF 
Study since May 19, 2021, with land use assumptions, level of service and facility needs, capital 
improvements plan; review of cost allocation alternatives for each Development Impact Fee.  DIF 
Advisory Committee and any member of the public affected by the capital improvements plan or 
amendments shall have the right to appear at the public hearing and present evidence regarding the 
proposed capital improvements plan or amendments. ACTION ITEM 
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 AGENDA  ITEM SUMMARY  
 
DATE:  08/02/2021  DEPARTMENT:  Admin/CDD/ENG  DEPT. HEAD SIGNATURE:   HD 
------------------------------------------------------------------------------------------------------------------------------------------- 
SUBJECT:    
Hailey’s 5-Year Development Impact Fee Report was approved during the July 12, 2021 city council 
meeting,  
------------------------------------------------------------------------------------------------------------------------------------------- 
AUTHORITY:  ID Code 67 Chapter 82  IAR ___________  City Ordinance/Code _______ 
67-8206 (5) Either following or concurrently with adoption of the initial or amended capital 
improvements plan, a governmental entity shall conduct a public hearing to consider adoption of an 
ordinance authorizing the imposition of development impact fees or any amendment thereof. Notice 
of the hearing shall be provided in the same manner as set forth in subsection (3) of this section for 
adoption of a capital improvements plan, and such hearing, at the option of the governmental entity, 
may be combined with the public hearing held to adopt, amend or repeal the capital improvements 
plan. 
 
67-8206 (6) Nothing contained in this section shall be construed to alter the procedures for adoption of an 
ordinance by the governmental entity. Provided, however, a development impact fee ordinance shall not 
be adopted as an emergency measure but may be read for the first and second times on successive days 
prior to the public hearing to consider its adoption and shall not take effect sooner than thirty (30) days 
following its adoption. 
------------------------------------------------------------------------------------------------------------------------------------------- 
BACKGROUND/SUMMARY OF ALTERNATIVES CONSIDERED: 
The approved report entitled 2021 Hailey Development Impact Fees is the final report as recommended 
by DIF Advisory Committee and approved by the City Council.  This final report is now submitted to the 
Hailey Planning & Zoning Commission to be included in the Hailey Comprehensive Plan.  Attached are: 
 
1. A written report, as required by law, of the DIF Advisory Committee’s work this year.  The DIF Advisory 
Committee should approve (or amend) this report, which will be submitted in the Committee’s name to the 
Hailey City Council. 
 
2.  The final 2021 Development Impact Fee Report, as approved by the Hailey City Council. The Hailey 
Planning & Zoning Commission should consider a recommendation to update the Hailey Comprehensive 
Plan with the inclusion of this report within the Hailey Comprehensive Plan. 
 
 
------------------------------------------------------------------------------------------------------------------------------------------- 
ACKNOWLEDGEMENT BY OTHER AFFECTED CITY DEPARTMENTS: (IFAPPLICABLE) 

 City Administrator  
 City Attorney  
 City Clerk        
 Building 
 Engineer  
 Fire Dept. 

 Library 
 Mayor 
 Planning 
 Police 
 Public Works, Parks 
 P & Z Commission 

 Benefits Committee     
 Streets 
 Treasurer 
 _______________ 
 _______________ 
 _______________ 

------------------------------------------------------------------------------------------------------------------------------------------- 
RECOMMENDATION FROM APPLICABLE DEPARTMENT HEAD: 
 
DIF Advisory Committee Action Item:  The DIF Advisory Committee should approve (or amend) their 
written report, dated August 2, 2021, which will be submitted in the Committee’s name to the Hailey City 
Council. 
 
Planning & Zoning Commission Action Item: The Hailey Planning & Zoning Commission should 
consider a recommendation to update the Hailey Comprehensive Plan with the inclusion of D. P. 
Guthrie’s report entitled “2021 Development Impact Fees” within the Hailey Comprehensive Plan. 
 
---------------------------------------------------------------------------------------------------------------------------------------- 



ACTION OF THE CITY COUNCIL: 
Date: __________________________ 
City Clerk ______________________________ 
------------------------------------------------------------------------------------------------------------------------------------------- 
FOLLOW-UP: 
 
*Ord./Res./Agrmt./Order Originals: Record   *Additional/Exceptional Originals to: ________________ 
Copies (all info.):    Copies (AIS only) 
Instrument # _______________________ 



MEMORANDUM 

To:   Hailey City Council 
From: Hailey Development Impact Fee Advisory Committee  
Date:   August 2, 2021 
RE: Report and Recommendations on FY 2022 Capital Budget and Capital Improvement Plan 

 
Background   
Hailey’s Development Impact Fee Advisory Committee (the Committee) met on April 19 and May 13, 2021 to 
make recommendations to the Hailey City Council on Hailey’s Capital Improvement Plan and Capital Budget for 
FY 2021/22, which form a basis for D.P. Guthrie’s report entitled “2021 Development Impact Fees.”  The 
Committee also reviewed and approved the land use assumptions contained in Guthrie’s report.  The Hailey 
City Council considered the draft written report containing the Committee’s recommendations on July 12, 
2021.  The Committee reviewed the city council’s revisions to the report on August 2, 2021 prior to adopting 
the final report as Part Five of the Hailey Comprehensive Plan.   
 

Completed Projects   
Hailey completed fewer projects during the 2020 construction season due to Covid, and several projects are 
underway which will be completed prior to the end of the 2021 construction season, including: 
 

• South Woodside “Toe of the Hill Park” improvements began in 2020, and will be completed in 2021 by 
city crews; 

• Hailey Fire Station seismic retrofit project design completed in 2020, and construction will be 
completed in 2021 through the assistance of a FEMA All Hazards Mitigation Grant administered by 
Idaho Office of Emergency Management 

• River Street Final Design completed, bids on first phase too expensive in 2021 bidding climate, no 
construction begun.   

• On property acquired from school district, snow storage site and drainage infrastructure installed, with 
the property used as a snow storage site beginning winter of 2020/21. 

• Conceptual planning for a campground on the City’s Croy Canyon property resulted in the award of an 
Idaho Parks R.V grant to construct a campground adjacent to Hailey’s snow storage site.  The City’s 
potential acceptance of the grant is contingent upon entitlements for a campground being successfully 
obtained from Blaine County through public processes.   

• Construction of Idaho Transportation Department’s Highway 75/Main Street repaving and curb ramp 
upgrades are underway and will be completed in the 2021 construction season.   

• Grant for east Croy Pathways obtained and engineering begun on bike path running eastward from 
Wood River Trails along Croy Street toward Quigley Road.  

• One of the buildings within the Forest Service Building Complex in the South 300 block between Main 
and River Streets, noted in last year’s report as planned to be moved and restored on a city park, was 
demolished by the developer.  The lead paint on the building made it cost prohibitive for the City to 
move and restore the building.   

 

 



Contractual Obligations   
Some of the money within Hailey’s Capital Fund are obligated under contracts, these funds should be held until 
the projects for which they are earmarked can be constructed. These contractual obligations include:  
 

• Colorado Gulch sidewalk in-lieu fees in the amount of $60,350 were collected and are intended for the 
Broadford Road path when it is constructed in the future. Development Impact Fees of approximately 
$39,000 will be collected with building permits issued within the CGP subdivision and can be used to 
help complete the Broadford Road Pathway project; 

• Sidewalk in-lieu fees collected from subdivisions or design review projects including the Wrede and 
Hayes Old Hailey Townsite DR projects amount to $17,540.  These funds are obligated by city ordinance 
to be used on sidewalks within Hailey; 

• Quigley Annexation Fees of $232,821 were received at Quigley Final Plat approval for Phase 1, and will 
be used to construct Eighth Street reconfiguration and improvements in partnership with Quigley 
developers, who is also obligated toward the Eighth Street project. 
 

Projects 

A. River Street Project.   
The City is approved for an LHTAC grant to improve three blocks of River Street. The final design for this 
project has been completed.  The match component of this $2 million grant is 7.34%, or $146,500.  The 
grant construction period was moved by ITD from FY 2023/2024 to 2026.  Because the project is set so far 
in the future, we expect the project to actually cost around $3.5 million. The Hailey URA contributed funds 
to the City for River Street, for areas of River Street outside the central LHTAC project, but bids came in too 
high to warrant construction at this time.  

B.  Pathways for People Projects.  Hailey collected $800,000 from a two-year levy by which all projects 
proposed to voters were completed except one.  We have retained funds in the amount of $198,327 for an 
unfinished project which was intended to be a connector path from First Avenue to the Werthheimer Park 
(Werthheimer Path). The area in question is being planned now for better transportation flow due to the 
entitlement of ARCH apartment units in the area. The outcome of the circulation plan for the entire site 
needs to be determined to know whether these funds should continue to be assigned to this area.   

C.  Campground at Snow Storage Site.  As part of the Greenway Master Plan, Hailey prioritized securing a snow 
storage site other than Lions Park.  The snow storage area is mostly complete.  The City had identified that 
the area below the snow storage parcel could be developed as a campground, and obtained a grant for that 
purpose on city-owned property withing Croy Canyon, outside the city limits.    

B. New Street & Pathway Projects. Active development in the Quigley & Sunbeam area will be providing new 
roadways and trails.  City projects have been identified to increase connectivity of this area, with projects 
such as 8th Street relocation and pathway, or the East Croy Street pathway being proposed.  Generally, 
anytime an opportunity presents itself, the installation of bike/pedestrian improvements will be 
aggressively pursued.  Additionally, the streets within the Woodside Light Industrial area and on Airport 
Way are old, with poor drainage and inadequate parking.  These street areas need to be improved, and 
could be done so through a Business/Local Improvement District or potentially through an Urban Renewal 
Area.    



 
C. Buildings & Facilities.  The City is in the process of identifying public sentiment toward procurement of a 

downtown core property adjacent to City Hall, the cost of which is $950,000.  This acquisition is not DIF 
eligible, but the cost of developing a town square upon a portion of the property is DIF eligible. Upgrades to 
City Hall remain on our project list but are currently unfunded.  Three skylights need to be replaced, as 
severe leaks were temporarily repaired several years ago.  Hailey has also developed a conceptual plan for 
expanding the meeting room, which may be less important now that city meetings are both in person and 
through a virtual platform.    

 
D.  Street Equipment and projects. 

The street department has identified several small projects, such as drywells, sidewalks and several facility 
or equipment needs.     

Committee Recommendations on Guthrie Report “2021 Development Impact Fees”  

During its review of the land use assumptions proposed by consultant Guthrie in the process of writing a five-
year update, the Committee recommended that a more aggressive residential growth projection be included, 
because of all the apartment buildings and single-family homes under construction and additional building lots 
platted in Quigley and Sunbeam Subdivisions.  This recommendation is incorporate in the 2021 Development 
Impact Fee Report reviewed by the Hailey City Council.  The Committee also made recommendation that a new 
growth percentage be applied to projects, based on the percentage of undeveloped lots compared to 
developed lots.  These updated growth percentages are reflected in the D.P. Guthrie “2021 Development 
Impact Fees” report.   

 
Report Filed  
This constitutes the annual report as approved by a motion of the Hailey Development Impact Fee Advisory 
Committee on August 2, 2021, which concepts were submitted to the Hailey City Council for consideration 
during its June and July budget hearings, and the approved written report will be submitted to the Hailey City 
Council during its budget hearings in August and September.   
 

Motion 
“I move to accept the 2021 Development Impact Fee Report as modified in the report attached to the August 2, 
2021 DIF Advisory Committee packet.” 
 
 
 
 



Return to DIF Agenda 



AGENDA 
HAILEY PLANNING & ZONING COMMISSION 

Monday, August 2, 2021  
In-Person and Virtual Meeting 

5:30 p.m.  
(Meeting will start after DIF Advisory Committee)

From your computer, tablet or smartphone: https://www.gotomeet.me/CityofHaileyPZ 
Via One-touch dial in by phone: tel:+15713173122,,506287589# 

Dial in by phone: United States: +1 (571) 317-3122 Access Code: 506-287-589 

Call to Order 

Public Comment for items not on the agenda 

Consent Agenda 
CA 1 Adoption of Findings of Fact, Conclusions of Law and Decision of a Preliminary Plat 

Application by Old Cutters Inc., represented by Galena Engineering, wherein Lot 3, Block 
11, Old Cutters Subdivision (1120 E. Myrtle Street) is subdivided into two (2) sublots, 
Sublot 1 is 7,845 square feet in size, and Sublot 2 is 7,721 square feet in size. This project 
is located within the General Residential (GR) Zoning District. This project is known as 
Starlight Serenade Subdivision.  ACTION ITEM. 

CA 2 Adoption of Findings of Fact, Conclusions of Law and Decision of a Preliminary Plat 
Application by Oscar Hildago, represented by Alpine Enterprises Inc., wherein Sonitalena 
Cottages Future Sublots is subdivided into two (2) sublots, Sublot 1 is 8,528 square feet in 
size, and Sublot 2 is 8,527 square feet in size. This project is located within the General 
Residential (GR) Zoning District. This project is known as Old Cutters Townhomes. 
ACTION ITEM. 

CA 3 Adoption of Findings of Fact, Conclusions of Law and Decision of a Preliminary Plat 
Application by Old Cutters Inc., represented by Galena Engineering, wherein Lot 15, Block 
6, Old Cutters Subdivision (611 Little Lena Dr.) is subdivided into two (2) sublots, Sublot 1 
is 5,008 square feet in size, and Sublot 2 is 5,007 square feet in size. This project is 
located within the General Residential (GR) Zoning District. This project is known as Poco 
Lena Subdivision. ACTION ITEM. 

CA 4 Adoption of Findings of Fact, Conclusions of Law and Decision of a 
 Design Review Application by Kevin and Stefanie McMinn, represented by Owen 
Scanlon, for a 5,457 square foot orthodontist office (1,512 square foot unfinished 
basement, 2,312 square foot main floor office and 1,633 square foot second floor 
residence), located at Lot 2, Block 1, Taylor Subdivision (801 N 1st Avenue) within the 
Business (B) Zoning District. ACTION ITEM. 

Public Hearing 
PH 1 Consideration of a Design Review Application by Larry Green, represented by Errin Bliss 

of Bliss Architecture, for a new 16,535 square foot commercial building, to be located at 
21 East McKercher Boulevard (Lot 1, Block 2, Northridge X Subdivision). The project will 

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

115 MAIN STREET SOUTH (208) 788-9815
HAILEY, IDAHO 83333 

https://www.gotomeet.me/CityofHaileyPZ
tel:+15713173122,,506287589


include retail and warehouse space, an outdoor space and storage space. The proposed 
project is located within the Business (B) and Townsite Overlay (TO) Zoning Districts.      
ACTION ITEM. 

PH 2 Consideration of a of a Zone Change Application by Joan A. Williams revocable Trust, 
represented by Galena Engineering for an amendment to the City of Hailey Zoning 
District Map, Section 17.05.020. The proposed change includes amending 910 North 
Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) to 
Business (B). ACTION ITEM. 

PH 3 Consideration of a P&Z Consideration of an Amendment to the Hailey Comprehensive 
Plan to: 

o Update Part 5, Capital Improvement Plan to reflect the 2021 D.P. Guthrie report,
“2021 Development Impact Fees”

o Repeal Appendix E, 2016 Capital/DIF Impact Study Update, and adopt the
2021/2022 Capital Improvement Plan Budget as Appendix E to the
Comprehensive Plan. ACTION ITEM.

Staff Reports and Discussion   
SR 1 Discussion of current building activity, upcoming projects, and zoning code changes. 
SR 2 Discussion of the next Planning and Zoning meeting: August 16, 2021 

• DR: Sweetwater Block 5
• DR: Sweetwater Block 2
• PP: Emerald City



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On July 19, 2021, the Hailey Planning and Zoning Commission considered and approved the Preliminary 
Plat Application by Old Cutters Inc., represented by Galena Engineering, wherein Lot 3, Block 11, Old 
Cutters Subdivision (1120 East Myrtle Street) is subdivided into two (2) sublots, Sublot 1 is 7,845 square 
feet in size, and Sublot 2 is 7,721 square feet in size. This project is located within the General 
Residential (GR) Zoning District. This project is known as Starlight Serenade Townhomes.   
 

FINDINGS OF FACT 
                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on June 30, 2021, 
and mailed to adjoining property owners on June 30, 2021.  
 
Background and Application: Consideration of a Preliminary Plat Application by Old Cutters Inc., 
represented by Galena Engineering, wherein Lot 3, Block 11, Old Cutters Subdivision (1120 East Myrtle 
Street) is subdivided into two (2) sublots, Sublot 1 is 7,845 square feet in size, and Sublot 2 is 7,721 
square feet in size. This project is located within the General Residential (GR) Zoning District. This project 
is known as Starlight Serenade Townhomes.   
 
The original Old Cutters Subdivision Plat earmarked this parcel as a Duplex lot, which can be further 
subdivided pursuant Ordinance 821. The Applicant is now proposing to develop this as such.  
 
The proposed development will gain access off of an access easement from Gray’s Starlight Drive. Access 
will not be achieved from Myrtle Street. All lots have frontage on a public street.   
 
Procedural History: The Application was submitted on May 27, 2021 and certified complete on May 28, 
2021. A public hearing was held on July 19, 2021, in the Council Chambers of Hailey City Hall, and 
virtually via GoTo Meeting.  
 

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.  

 Life/Safety: No comments   
 Water and Wastewater: The Water Division recommends that the following 

be resolved and/or completed prior to final design:  
- Meter vaults placed in driveways shall have a metal collar and be 

put to grade.  
 
The Wastewater Division has no comments at this time.  
 
The recommendations above have been made Conditions of Approval.  

 Building: No comments 
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 Streets: The Streets Department recommends that the following be resolved 
and/or completed prior to final design:  

i. Driveways accessing more than one (1) residential dwelling 
unit shall be maintained by a Homeowner’s Association, or 
in accordance with a plat note.  

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

 
The recommendations above have been made Conditions of Approval.   

 City Arborist: No comments   

☒ ☐ ☐ 16.04.010 
Development 
Standards 

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

Staff 
Comments 

Please refer to the specific standards as noted herein. 

 16.04.020: Streets:  
Compliant Standards and Staff Comments 

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

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

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

Staff 
Comments 

The project will connect to Myrtle Street and Gray’s Starlight Drive. These 
streets are public streets and are 60-feet in width. These streets are 
adequate to safely accommodate existing and anticipated 
vehicular/pedestrian traffic. For further comments or concerns noted by the 
Streets Division, please refer to Section 17.06.050: Streets.  
 
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-sac or dead-end street is proposed. The Commission found 
that this standard has been met.     

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

Staff 
Comments 

Access to the parcels can be achieved from Gray’s Starlight Drive via an 
access easement, or shared driveway, to benefit Sublot 1. 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) 
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degrees.  Where possible, four-way intersections shall be used.  A recommended 
distance of 500 feet, with a maximum of 750 feet, measured from the center line, 
shall separate any intersection.  Alternatively, traffic calming measures including 
but not limited to speed humps, speed tables, raised intersections, traffic circles or 
roundabouts, meanderings, chicanes, chokers, and/or neck-downs shall be a part 
of the street design.  Alternate traffic calming measures may be approved with a 
recommendation by the City Engineer. Three-way intersections shall only be 
permitted where most appropriate or where no other configuration is possible.  A 
minimum distance of 150 feet, measured from the center line, shall separate any 2 
three-way intersections.   

Staff 
Comments 

It appears that all proposed streets intersect at 90-degree angles and that 
the proposed streets are separated by the recommended distances. No three 
or four-way intersections are proposed at this time. The Commission found 
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 existing and are public streets. The 
Commission found 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 existing public streets (Myrtle Street and Gray’s Starlight Drive) meet the 
minimum City Standards of 60’ in width, which is consistent with Title 18 of 
the Hailey Municipal Code. The Commission found that this standard has 
been met.     

☒ ☐ ☐ 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 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 streets are existing. The Commission found that this standard has been 
met.   

☒ ☐ ☐ 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 
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General Permit for Storm water Discharge from Construction Activity” for all 
construction activity affecting more than one acre. 

Staff 
Comments 

To adequately accommodate runoff, drywell and other construction details 
shall be provided a final design. The Applicant shall also complete an EPA 
NPDES General Permit for Stormwater Discharge from Construction Activity 
prior to the commencement of construction. 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 

The Commission found that this standard will be met and will be reviewed 
for compliance at final design.   

☒ ☐ ☐ 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 

The streets are existing and all have names. 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 

N/A, as no private streets are proposed. 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  

N/A, as no private streets are proposed. 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  

N/A, as no private street are proposed. The Commission found that this 
standard has been met.   

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

   Staff 
Comments 

N/A, as no private street are proposed. 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 

N/A, as no private streets are proposed. A 4’-wide Snow Storage Easement is 
proposed along the property frontage of both sublots. This easement is not 
combined with, or encumbers, required onsite snow storage areas.  
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The Commission discussed the width of the proposed 4’-wide Snow Storage 
Easement, as the width does not comply with the standard noted above. This 
width is standard for the Old Cutters Subdivision and can be found 
throughout the subdivision, specifically along the property frontages of 
townhouse subdivisions. 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 

N/A, as no private streets are proposed. 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, 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, no driveways are shown on the plat. That said, driveways in Old 
Cutters are required to gain access off of the alley. If no alley exists, access to 
both lots could be shared via a single driveway. The plat proposes an access 
easement, or shared driveway, for Sublots 1 and 2. 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 

At this time, no driveways are shown on the plat. An access easement to 
benefit Sublot 1 is proposed off of Gray’s Starlight Drive. Driveways will be 
further reviewed at final design.  
 
Additionally, no driveway materials are proposed at this time, but shall 
conform to this standard. Lastly, no portion of the driveways are proposed to 
be utilized for parking, above-ground utility structures, dumpsters, snow 
storage and other obstructions.  
 
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. 
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   Staff 
Comments 

The Applicant is proposing a Temporary Emergency Access Hammerhead 
Easement on Sublot 1 until Gray’s Starlight Drive has been extended and 
connected from the Old Cutters Subdivision to the Sunbeam Subdivision. 
Construction and connection of this street is currently underway.  
 
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. Details and compliance of City Standards will be reviewed during 
the development of construction drawings. Please refer to Section 
16.04.020(M) for further details. The Commission found that this standard 
has been met. 

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

   Staff 
Comments 

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 should be compatible 
with existing and planned residential units; however, further details are 
needed with regard to driveways. 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 

N/A  

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

Staff 
Comments 

The proposed Temporary Emergency Access Hammerhead Easement 
complies with the regulations set forth in the IFC and other applicable codes. 
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 

All existing streets have adjacent sidewalks. The width of all sidewalks 
complies with the standards noted in Section 18.06.012.C: Mobility Design. 
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. 
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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 

N/A. 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. The Commission found that this standard has 
been met.   

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

N/A, as no alleys are proposed. The Commission found that this standard has 
been met. 

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

N/A, as no alleys are proposed. The Commission found that this standard has 
been met. 

☐ ☐ ☒ 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. The Commission found that this standard has 
been met. 

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

Staff 
Comments 

N/A, as no alleys are proposed. The Commission found that this standard has 
been met. 

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

N/A, as no alleys are proposed. The Commission found that this standard has 
been met. 

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

☒ ☐ ☐ B. 

☒ ☐ ☐ 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 proposed plat: 

1. A 10’-wide Public Utility Easement along the property frontage of 
both Sublot 1 and Sublot 2, and along the east property line of 
Sublot 2.  

2. A 4’-wide Snow Storage Easement along the property frontage of 
both Sublot 1 and Sublot 2, and along the east property line of 
Sublot 2.  

3. Proposed Access Easement to benefit Sublot 1 (shared driveway) 
4. Temporary Emergency Access Hammerhead Easement until road is 

extended. This Emergency Access Hammerhead Easement will be 
applicable until the connection of Gray’s Starlight Drive from Old 
Cutters through Sunbeam Subdivision is complete and open for 
public access. Construction of this connection is currently underway. 

 
City Staff recommends that the following be added as a plat note to the 
proposed plat:  

 
This has been made a Condition of Approval.   
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☐ ☐ ☒ 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. The 
Commission found that this standard has been met.    

☒ ☐ ☐ 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 have been delineated on the Civil Plans. The plat 
shows a 4’-wide Snow Storage Easement along all property frontages of the 
proposed sublots, and on the east property line of Sublot 2. It appears that 
all snow storage areas are accessible and meet the standards noted herein.  
 
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. 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 

The proposed sublots meet the minimum size required by the General 
Residential (GR) Zoning District. No sublots are more than double the 
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minimum lot size. Furthermore, The Applicant has no intention to further 
subdivide the proposed sublots within the subdivision, and no sublots are 
proposed to be at or larger than one-half (1/2) acre. 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. The Commission found that 
this standard has been met. 

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

Staff 
Comments 

N/A, as no unbuildable lots are proposed. 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 
parcels do not have street access, such as parcels adjacent to the ITD right-of-way. 

Staff 
Comments 

N/A, as no flag lot is proposed at this time. 

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

Staff 
Comments 

The proposed project includes two Townhouse Sublots (1 and 2), all sublots 
have frontage on a public street, and it appears that no frontage width will 
be less than the required driveway width, as noted herein. 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) Zoning 
District. The Commission found that this standard has been met.    

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

N/A, as no Phasing Plan is proposed at this time. The Commission found that 
this standard has been met.    



Preliminary Plat: Starlight Serenade Townhomes 
Lot 3, Block 11, Old Cutters Subdivision (1120 East Myrtle Street) 

Hailey Planning and Zoning Commission 
Findings of Fact – August 2, 2021 

Page | 11 
 

 
 

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

Staff 
Comments 

N/A, as no Phasing Plan is proposed at this time. The Commission found that 
this standard has been met.   

☒ ☐ ☐ 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 

a) Provision of on-site or off-site street or intersection improvements. N/A 
b) Provision of other off-site improvements. N/A  
c) Dedications and/or public improvements on property frontages. N/A 
d) Dedication or provision of parks or green space. Please refer to Section 

16.04.110 for further details.  
e) Provision of public service facilities. All public utilities and services 

proposed will be developed as part of the subdivision.  
f) Construction of flood control canals or devices. The construction and/or 

incorporation of roads and drywells are anticipated to improve 
drainage conditions onsite.  

g) Provisions for ongoing maintenance. N/A     
 
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. 
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Staff 
Comments 

Proposed Sublot 1 and Sublot 2 are owned by the Applicant and are shown 
on the Preliminary Plat. That said, it would not be possible to divide the 
parcels one more time, as the minimum lot size could not be achieved. The 
Commission found that this standard has been met.     

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

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

☐ ☐ ☒ 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 within Block 11. The Commission found that this standard has been 
met. 

16.04.090: Cuts, Fills, Grading and Drainage  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 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 

No floodplain exists and the parcel is currently vacant. 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, and street and utility improvements have 
been shown on the Civil 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. 
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Staff 
Comments 

The grading has been developed for the existing streets within the 
subdivision. Grading for dwelling units shall meet this standard. 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 within Block 11. The Commission found that this standard 
has been met. 

☒ ☐ ☐ 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 

Grading and drainage 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. 
Additionally, the Applicant will complete all applicable EPA permitting prior 
to construction. 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: 



Preliminary Plat: Starlight Serenade Townhomes 
Lot 3, Block 11, Old Cutters Subdivision (1120 East Myrtle Street) 

Hailey Planning and Zoning Commission 
Findings of Fact – August 2, 2021 

Page | 14 
 

 
 

☐ ☐ ☒ 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. The Commission found that this standard has been met.   

☐ ☐ ☒ 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. The Commission found that this standard has been met. 

☐ ☐ ☒ 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. The Commission found that this standard has been 
met.   

☐ ☐ ☒ B. Hillside Overlay District: 

☐ ☐ ☒ B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay District 
shall comply with all provisions of Section 17.04N, of the Hailey Municipal Code. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District. The Commission found that this standard has been met.     

☐ ☐ ☒ 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. The Commission found that this standard has been met.   

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

Staff 
Comments 

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

At the time the Old Cutters Subdivision was annexed and platted, the 
Applicant was required to provide at least 3.43 acres of park space. The 
Applicant has provided 5.08 acres of park space.  
 
Additionally, pathways located on the east side of the Hiawatha Canal and 
into BLM land to the north are existing and were existing at the time of 
development. Connections to the trail were required at both the north and 
sound ends to ensure proper access to the pathway. A pedestrian easement 
across the northern portions of Lots 1, 2 and 3, Block 2, with signage and a 
soft path, were also installed/constructed.  
 
No additional park space and/or pathways shall be required by this 
Subdivision Application.   
 
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 residential 
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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 

Please refer to Section 16.04.110 (A) above for further details. 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 proposed subdivision is located in the General Residential (GR) 
Zoning District. The Commission found that this standard has been met.     

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

Staff 
Comments 

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

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

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

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

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

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

   Staff 
Comments 

N/A, as these issues were covered in the full development of the Old Cutters 
Subdivision and does not apply specifically to the subject parcel. The 
Commission found that this standard has been met. 
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☐ ☐ ☒ C.  Parks and Lands Board: The parks and lands board shall review and make a 
recommendation to the hearing examiner or commission and council regarding 
each application subject to the provisions of Section 4.10 of this ordinance. Such 
recommendation will be based on compliance with the master plan and provisions 
of this ordinance. 

   Staff 
Comments 

N/A, as this standard was addressed in the development of the Old Cutters 
Subdivision. 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 

N/A, as no private green space specifically for Block 11 is being proposed at 
this time. 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 

N/A. Please reference Section 16.04.110 (A) 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 within Block 11 at this time. The 
Commission found that this standard has been met.   

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

Staff 
Comments 

N/A, as no park/cultural space is proposed within Block 11 at this time. The 
Commission found that this standard has been met. 

☐ ☐ ☒ D. 5. Pathway: Pathways shall have a minimum twenty-foot (20’) right-of-way width and 
shall be paved or improved as recommended by the Parks and Lands Board.  
Construction of Pathways shall be undertaken at the same time as other public 
improvements are installed within the development, unless the Council otherwise 
allows when deemed beneficial for the project. The Developer shall be entitled to 
receive a Park dedication credit only if the Developer completes and constructs a 
Pathway identified in the Master Plan or completes and constructs a Pathway not 
identified in the Master Plan where the Pathway connects 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 
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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 

Pathways were conveyed during the Preliminary and Final Plat process of the 
Old Cutters Subdivision. Please refer to Section 16.04.110 (A) for further 
detail. The Commission found that this standard has been met.    

☒ ☐ ☐ 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 

Please refer to Section 16.040.110 for further details. 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. 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. 

Staff 
Comments 

Please refer to Section 16.040.110 for further details. 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 

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

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

Staff 
Comments 

Please refer to Section 16.040.110 for further details. 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 

Please refer to Section 16.040.110.D for further details. 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 

Please refer to Section 16.040.110.A for further details. 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): 
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☒  ☐ ☐ G. 1. Shall meet the minimum applicable requirements required by subsection D of this 
section.   

Staff 
Comments 

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

☒ ☐ ☐ 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 

Please refer to Section 16.04.110 for further details. 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 

Please refer to Section 16.04.110 for further details. 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. 

Staff 
Comments 

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 

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

Staff 
Comments 

N/A 

☐ ☐ ☒ 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 

N/A 

☐ ☐ ☒ 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 

N/A  

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
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☒ ☐ ☐ 16.05.010 Minimum Improvements Required: It shall be a requirement of the Developer to 
construct the minimum infrastructure improvements set forth herein and any 
required infrastructure improvements for the subdivision, all to City Standards and 
procedures, set forth in Title 18 of the Hailey Municipal Code and adopted by 
ordinance in accordance with the notice and hearing procedures provided in Idaho 
Code §67-6509. Alternatives to the minimum improvement standards may be 
recommended for approval by the City Engineer and approved by the City Council 
at its sole discretion only upon showing that the alternative is clearly superior in 
design and effectiveness and will promote the public health, safety and general 
welfare. 

Staff 
Comments 

The Applicant intends to construct all necessary infrastructure, if the project 
is approved. 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 

The Commission found that this standard will be met.  

☒ ☐ ☐ B.  Preconstruction Meeting: Prior to the start of any construction, it shall be required 
that a pre-construction meeting be conducted with the Developer or his authorized 
representative/engineer, the contractor, the City Engineer and appropriate City 
departments.  An approved set of plans shall be provided to the Developer and 
contractor at or shortly after this meeting. 

Staff 
Comments 

The Commission found that this standard will be met. 

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

Staff 
Comments 

The Commission found that this standard will be met. 

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

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

Staff 
Comments 

All public infrastructure shall meet City specifications. No additional street 
lights are proposed at this time. 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) 
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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. 

☒ ☐ ☐ 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 existing and meet this standard. 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. The Commission found 
that this standard has been met. 

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 sublot connecting into the 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 
City of Hailey Standard Drawings, Specifications and Procedures. This has 
been made a Condition of Approval.  

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 sublot and connecting into the 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 
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City of Hailey Standard Drawings, Specifications and Procedures. This has 
been made a Condition of Approval.  
 
Other recommendations and/or comments made by the Water Division 
include:  

- Meter vaults placed in driveways shall have a metal collar and be 
put to grade.  

 
The items above have been made a Conditions of Approval. 

☐ ☐ ☒ 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. The 
Commission found that this standard has been met. 

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 

Review of drainage calculations will take place during final design. Design 
concepts must conform to City of Hailey standard drawings, specifications 
and procedures. 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. Additional utility 
company comment and engineering details will be required at final design. 
The Commission found that this standard has been met. 

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 

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

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. The Commission found that this standard 
will be met.  

16.08: Townhouses:  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 16.08.010 Plat Procedure: The developer of the townhouse development shall submit with the 
preliminary plat application and all other information required herein a copy of the 
proposed party wall agreement and the proposed document(s) creating an association 
of owners of the proposed townhouse sublots, which shall adequately provide for the 
control (including billing, where applicable) and maintenance of all common utilities, 
commonly held facilities, garages, parking and/or green spaces. Prior to final plat 
approval, the developer shall submit to the city a final copy of the party wall 
agreement and any other such documents and shall record the documents prior to or 
at the same time of the recordation of the plat, which plat shall reflect the recording 
instrument numbers thereupon. (Ord. 1191, 2015) 

Staff 
Comments 

 The Commission found that this standard shall be met.  

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

Staff 
Comments 

No garages have been shown on the plat. That said, it is expected that all 
garages, if proposed, be located on the same sublot as the principal dwelling. 
The Commission found that this standard shall be met.  
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☒ ☐ ☐ 16.08.030 Storage, Parking Areas: Residential townhouse developments shall provide parking 
spaces according to the requirements of title 17, chapter 17.09 of this code. (Ord. 1191, 
2015) 

Staff 
Comments 

At this time, no onsite parking has been delineated. Upon further development 
of a site plan, the Commission found that this standard shall be met.   

☒ ☐ ☐ 16.08.040  Construction Standards: All townhouse development construction shall be in 
accordance with the IBC, IRC and IFC. Each townhouse unit must have separate water, 
sewer and utility services, which do not pass through another building or unit. (Ord. 
1191, 2015) 

Staff 
Comments 

The Commission found that this standard shall be met. 

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

Staff 
Comments 

The Commission found that this standard shall be met. 

☒ ☐ ☐ 16.08.060  Expiration: Townhouse developments which have received final plat approval shall 
have a period of three (3) calendar years from the date of final plat approval by the 
council to obtain a building permit. Developments which have not received a building 
permit shall be null and void and the plats associated therewith shall be vacated by the 
council. If a development is to be phased, construction of the second and succeeding 
phases shall be contingent upon completion of the preceding phase unless the 
requirement is waived by the council. Further, if construction on any townhouse 
development or phase of any development ceases or is not diligently pursued for a 
period of three (3) years without the prior consent of the council, that portion of the 
plat pertinent to the undeveloped portion of the development shall be vacated. (Ord. 
1191, 2015). 

Staff 
Comments 

The Commission found that this standard will be met.  

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

Staff 
Comments 

N/A 

☒ ☐ ☐ 16.08.080  Density: The maximum number of cottage townhouse units on any parcel shall be 
twelve (12), and not more than two (2) cottage townhouse developments shall be 
constructed adjacent to each other. (Ord. 1191, 2015) 

Staff 
Comments 

The proposed parcel is zoned General Residential (GR), which allows for ten (10) 
units per one (1) acre. Two (2) sublots and only one (1) dwelling unit per sublot is 
proposed. The Commission found that this standard has been met. 

☐ ☐ ☒ 16.11.010 Exceptions: Whenever the tract to be subdivided is, in the shape or size, or is 
surrounded by such development or unusual conditions that the strict application of 
the requirements contained herein would result in real difficulties and substantial 
hardships or injustices, the council may vary or modify such requirements by making 
findings for their decision so that the developer is allowed to develop his property in a 
reasonable manner, while ensuring that the public welfare and interests of the city and 
surrounding area  are protected and the general intent and spirit of this title are 
preserved. As used in this section, the phrase “real difficulties and substantial 
hardships or injustices” shall apply only to situations where strict application of the 
requirements of this title will deny to the developer the reasonable and beneficial use 
of the property in question, and not in situations where the developer establishes only 
those exceptions will allow more financially feasible or profitable subdivision. (Ord. 
1191, 2015).  

   Staff 
Comments 

N/A 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=4&find=17-17.09
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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CONCLUSIONS OF LAW 

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

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

of the Hailey Municipal Code and City Standards.  
 

DECISION 
 
The Preliminary Plat Application by Old Cutters Inc., represented by Galena Engineering, wherein Lot 3, 
Block 11, Old Cutters Subdivision (1120 East Myrtle Street) is subdivided into two (2) sublots, is 
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 Chapter 17.11, applicable requirements of 
the Hailey Municipal Code, Title 18, and City Standards, provided conditions (1) through (10) are met.   
 
General Conditions:  

1) All Fire Department and Building Department requirements shall be met and shall meet City 
Standards where required.  

2) 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. 

3) 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. 

4) The Final Plat must be submitted within one (1) calendar year from the date of approval of the 
Preliminary Plat. 

5) Any Subdivision Inspection Fees due shall be paid prior to recordation of Final Plat. 
6) Any Application Development Fees shall be paid prior to recordation Final Plat. 
7) Prior to construction, the Applicant shall submit the following, if deemed necessary:  

i. A Storm Water Pollution Prevention Plan (SWPPP)  
8) The Applicant shall add the note, as referenced in Section 16.04.040.B., as a plat note.  

 
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: 

iii. Driveways accessing more than one (1) residential dwelling unit shall be maintained by a 
Homeowner’s Association, or in accordance with a plat note.  

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

i. All meter vaults that are placed in driveways shall have metal collars and be put to 
grade.  

 
 
Signed this _____ day of ________________, 2021. 
 
 
__________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On July 19, 2021, the Hailey Planning and Zoning Commission considered and approved the Preliminary 
Plat Application by Oscar Hildago., represented by Alpine Enterprises Inc., wherein Sonitalena Cottages 
Future Sublots is subdivided into two (2) sublots, Sublot 1 is 8,528 square feet in size, and Sublot 2 is 
8,527 square feet in size. This project is located within the General Residential (GR) Zoning District. This 
project is known as Old Cutters Townhomes.  
 

FINDINGS OF FACT 
                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on June 30, 2021, 
and mailed to adjoining property owners on June 30, 2021.  
 
Background and Application: Consideration of a Preliminary Plat Application by Oscar Hildago, 
represented by Alpine Enterprises Inc., wherein Sonitalena Cottages Future Sublots is subdivided into 
two (2) sublots, Sublot 1 is 8,528 square feet in size, and Sublot 2 is 8,527 square feet in size. This project 
is located within the General Residential (GR) Zoning District. This project is known as Old Cutters 
Townhomes.  
 
The original Old Cutters Subdivision Plat earmarked this parcel as the last two lots of the 9-lot Sonitalina 
Cottages, of which seven (7) cottages have been developed directly to the north.  
 
The proposed development will gain access off of an access easement from an alley platted adjacent to 
the Hiawatha Canal. All lots have frontage on a public street, CD Olena Drive.   
 
Procedural History: The Application was submitted on May 27, 2021 and certified complete on June 
2nd, 2021. A public hearing was be held on July 19, 2021, in the Council Chambers of Hailey City Hall, 
and virtually via GoTo Meeting.  
 

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.  

 Life/Safety: No comments   
 Water and Wastewater: The Water Division notes that the northern edge of 

the original Lot 2 should have had 1.5” service, but only had a ¾” services 
installed.  When the Sonitalina Cottages were developed, the developer 
captured one of the two ¾” service lines meant to serve the subject property.  
Therefore, a second service line (3/4”) needs to be installed, requiring road 
cuts and connection to the main line. Subdivision inspection fees will be 
required to inspect this work. 
 
The recommendations above have been made Conditions of Approval.  
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 Building: No comments 
 Streets: The Streets Department has no comments. 

 
 City Arborist: No comments   

☒ ☐ ☐ 16.04.010 
Development 
Standards 

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

Staff 
Comments 

Please refer to the specific standards as noted herein. 

 16.04.020: Streets:  
Compliant Standards and Staff Comments 

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

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

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

Staff 
Comments 

The project will connect to CD Olena Drive. This street is public streets and is 
60-feet in width. The street is adequate to safely accommodate existing and 
anticipated vehicular/pedestrian traffic. 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-sac or dead-end street is proposed. The Commission found 
that this standard has been met.    

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

Staff 
Comments 

Access to the parcels can be achieved from the platted alley on the west side 
of the lots. 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 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.   
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Staff 
Comments 

It appears that all proposed streets intersect at 90-degree angles and that 
the proposed streets are separated by the recommended distances. No three 
or four-way intersections are proposed at this time. The Commission found 
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 existing and are public streets. The 
Commission found 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 existing public street (CD Olena Drive) meets the minimum City 
Standards of 60’ in width, which is consistent with Title 18 of the Hailey 
Municipal Code. The Commission found that this standard has been met.   

☒ ☐ ☐ 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 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 streets are existing. The Commission found that this standard has been 
met.   

☒ ☐ ☐ 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 

To adequately accommodate runoff, drywell and other construction details 
shall be provided a final design. The Applicant shall also complete an EPA 
NPDES General Permit for Stormwater Discharge from Construction Activity 
prior to the commencement of construction. 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. 
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Staff 
Comments 

This standard will be met and will be reviewed for compliance at final design. 
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 

The streets are existing and all have names. 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 

N/A, as no private streets are proposed. 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  

N/A, as no private streets are proposed. 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  

N/A, as no private street are proposed. The Commission found that this 
standard has been met.    

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

   Staff 
Comments 

N/A, as no private street are proposed. 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 

N/A, as no private streets are proposed. 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 
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surface. No part of any required guest/overflow parking spaces shall be utilized for 
snow storage. 

   Staff 
Comments 

N/A, as no private streets are proposed. 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, 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, no driveways are shown on the plat. That said, driveways in Old 
Cutters are required to gain access off of the alley. 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 

N/A 

☒ ☐ ☐ 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. Details and compliance of City Standards will be reviewed 
during the development of construction drawings. Please refer to Section 
16.04.020(M) for further details. The Commission found that this standard 
has been met. 

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

   Staff 
Comments 

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 should be compatible 
with existing and planned residential units; however, further details are 
needed with regard to driveways. Please refer to Section 16.04.020(M) for 
further details. The Commission found that this standard has been met. 
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☐ ☐ ☒ 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 

N/A  

☐ ☐ ☒ 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 

N/A 

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 

All existing streets have adjacent sidewalks. The width of all sidewalks 
complies with the standards noted in Section 18.06.012.C: Mobility Design. 
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 

N/A. 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 

The alley on the west side of the subject property is existing. The Commission 
found that this standard has been met. 

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

The alley on the west side of the subject property is existing and meets City 
standards. The Commission found that this standard has been met. 

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

The alley on the west side of the subject property is existing and meets City 
standards.  Alleys in Old Cutters are private alleys with public access. The 
Commission found that this standard has been met. 

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

Staff 
Comments 

The alley on the west side of the subject property is existing and meets City 
standards. Infrastructure in Old Cutters is primarily located in the street and 
not in alleys. The Commission found that this standard has been met. 

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

Staff 
Comments 

N/A, as the area is not commercial. The Commission found that this standard 
has been met. 

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

The alley on the west side of the subject property is existing and meets City 
standards. The Commission found that this standard has been met. 

☒ ☐ ☐ 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  

The alley on the west side of the subject property is existing and meets City 
standards. The Commission found that this standard has been met. 
Easements.  Easements, defined as the use of land not having all the rights of 
ownership and limited to the purposes designated on the plat, shall be placed on 
the plat as appropriate.  Plats shall show the entity to which the easement has 
been granted.  Easements shall be provided for the following purposes: 

☒ ☐ ☐ B. 

☒ ☐ ☐ 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 proposed plat: 

1. A 20’ by 10’ water easement to benefit Sonitalena Cottages. 
2. Staff recommends that an easement be created around the water 

and wastewater utilities. 
3. Staff recommends that the following plat note be added: 
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☐ ☐ ☒ 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. The 
Commission found that this standard has been met.  

☒? ☐ ☐ 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 should be delineated on the plat. 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 
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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. 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 

The proposed sublots meet the minimum size required by the General 
Residential (GR) Zoning District. No sublots are more than double the 
minimum lot size. Furthermore, The Applicant has no intention to further 
subdivide the proposed sublots within the subdivision, and no sublots are 
proposed to be at or larger than one-half (1/2) acre. 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. The Commission found that 
this standard has been met. 

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

Staff 
Comments 

N/A, as no unbuildable lots are proposed. 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 
parcels do not have street access, such as parcels adjacent to the ITD right-of-way. 

Staff 
Comments 

N/A, as no flag lot is proposed at this time. 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 Section 16.04.020 of 
this Ordinance. Townhouse Sub-Lots are excluded from this requirement; provided, 
however, that Townhouse Developments shall have frontage on a street. 
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Staff 
Comments 

The proposed project includes two Townhouse Sublots (1 and 2), all sublots 
have frontage on a public street; driveways are required to access via the 
alley. 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) Zoning 
District. The Commission found that this standard has been met.   

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

N/A, as no Phasing Plan is proposed at this time. 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 

N/A, as no Phasing Plan is proposed at this time. The Commission found that 
this standard has been met.  

☒ ☐ ☐ 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 

a) Provision of on-site or off-site street or intersection improvements. N/A 
b) Provision of other off-site improvements. N/A  
c) Dedications and/or public improvements on property frontages. N/A 
d) Dedication or provision of parks or green space. Please refer to Section 

16.04.110 for further details.  
e) Provision of public service facilities. All public utilities and services 

proposed will be developed as part of the subdivision.  
f) Construction of flood control canals or devices. The construction and/or 

incorporation of roads and drywells are anticipated to improve 
drainage conditions onsite.  

g) Provisions for ongoing maintenance. N/A     
 
The Commission found that this standard has been met. 
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☒  ☐ ☐ 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 

Proposed Sublot 1 and Sublot 2 are owned by the Applicant and are shown 
on the Preliminary Plat. That said, it would not be possible to divide the 
parcels one more time, as the minimum lot size could not be achieved. The 
Commission found that this standard has been met.    

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

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

☐ ☐ ☒ 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 within Block 4. The Commission found that this standard has been 
met. 

16.04.090: Cuts, Fills, Grading and Drainage  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 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 

No floodplain exists and the parcel is currently vacant. 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.  
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☒ ☐ ☐ 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 

No Preliminary grading, drainage, and street and utility improvements have 
been developed. 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 

The grading has been developed for the existing streets within the 
subdivision. Grading for dwelling units shall meet this standard. 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 within Block 4. The Commission found that this standard 
has been met.  

☒ ☐ ☐ 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. 
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Staff 
Comments 

Grading and drainage 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. 
Additionally, the Applicant will complete all applicable EPA permitting prior 
to construction. 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. The Commission found that this standard has been met.  

☐ ☐ ☒ 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. The Commission found that this standard has been met.   

☐ ☐ ☒ 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. The Commission found that this standard has been 
met.  

☐ ☐ ☒ B. Hillside Overlay District: 

☐ ☐ ☒ B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay District 
shall comply with all provisions of Section 17.04N, of the Hailey Municipal Code. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District. The Commission found that this standard has been met.    

☐ ☐ ☒ 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. The Commission found that this standard has been met.    

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

Staff 
Comments 

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

At the time the Old Cutters Subdivision was annexed and platted, the 
Applicant was required to provide at least 3.43 acres of park space. The 
Applicant has provided 5.08 acres of park space.  
 
Additionally, pathways located on the east side of the Hiawatha Canal and 
into BLM land to the north are existing and were existing at the time of 
development. Connections to the trail were required at both the north and 
sound ends to ensure proper access to the pathway. A pedestrian easement 
across the northern portions of Lots 1, 2 and 3, Block 2, with signage and a 
soft path, were also installed/constructed.  
 
No additional park space and/or pathways shall be required by this 
Subdivision Application. 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 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 

Please refer to Section 16.04.110 (A) above for further details. This standard 
has been met. 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 proposed subdivision is located in the General Residential (GR) 
Zoning District. The Commission found that this standard has been met.    

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

Staff 
Comments 

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

☐ ☐ ☒ 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(is), including but not limited to 
corporation(s), partnership(s), limited liability company(is) 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(is) 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, as these issues were covered in the full development of the Old Cutters 
Subdivision and does not apply specifically to the subject parcel. The 
Commission found that this standard has been met. 

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

   Staff 
Comments 

N/A, as this standard was addressed in the development of the Old Cutters 
Subdivision. 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 

N/A, as no private green space specifically for this subdivision is being 
proposed at this time. 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 

N/A. Please reference Section 16.04.110 (A) 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 
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species may be used.  Landscaping and irrigation shall integrate water 
conservation. 

Staff 
Comments 

N/A, as no mini park is proposed within this subdivision at this time. The 
Commission found that this standard has been met. 

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

Staff 
Comments 

N/A, as no park/cultural space is proposed within this subdivision at this 
time. The Commission found that this standard has been met.  

☐ ☐ ☒ D. 5. Pathway: Pathways shall have a minimum twenty-foot (20’) right-of-way width and 
shall be paved or improved as recommended by the Parks and Lands Board.  
Construction of Pathways shall be undertaken at the same time as other public 
improvements are installed within the development, unless the Council otherwise 
allows when deemed beneficial for the project. The Developer shall be entitled to 
receive a Park dedication credit only if the Developer completes and constructs a 
Pathway identified in the Master Plan or completes and constructs a Pathway not 
identified in the Master Plan where the Pathway connects 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 

Pathways were conveyed during the Preliminary and Final Plat process of the 
Old Cutters Subdivision. Please refer to Section 16.04.110 (A) for further 
detail. The Commission found that this standard has been met.   

☒ ☐ ☐ 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 

Please refer to Section 16.040.110 for further details. 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. 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. 

Staff 
Comments 

Please refer to Section 16.040.110 for further details. The Commission found 
that this standard has been met.   
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☒ ☐ ☐ E. 5. Shall not create undue negative impact on adjacent properties and shall be 
buffered from conflicting land uses. 

Staff 
Comments 

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

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

Staff 
Comments 

Please refer to Section 16.040.110 for further details. 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 

Please refer to Section 16.040.110.D for further details. 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 

Please refer to Section 16.040.110.A for further details. 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 subsection D of this 
section.   

Staff 
Comments 

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

☒ ☐ ☐ 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 

Please refer to Section 16.04.110 for further details. 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 

Please refer to Section 16.04.110 for further details. 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. 

Staff 
Comments 

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 

☐ ☐ ☒ 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 
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development at the time of preliminary plat approval by the Council. The City shall 
identify the location of the property to be appraised, using the standards in 
subsections E4 and E5 of this section. The appraisal shall be submitted by a 
mutually agreed upon appraiser and paid for by the applicant.  

Staff 
Comments 

N/A 

☐ ☐ ☒ 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 

N/A 

☐ ☐ ☒ 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 

N/A  

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

The Applicant intends to construct all necessary infrastructure, if the project 
is approved. 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 

The Commission found that this standard will be met.  

☒ ☐ ☐ B.  Preconstruction Meeting: Prior to the start of any construction, it shall be required 
that a pre-construction meeting be conducted with the Developer or his authorized 
representative/engineer, the contractor, the City Engineer and appropriate City 
departments.  An approved set of plans shall be provided to the Developer and 
contractor at or shortly after this meeting. 

Staff 
Comments 

The Commission found that this standard will be met. 
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☒ ☐ ☐ 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 

The Commission found that this standard will be met. 

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

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

Staff 
Comments 

All public infrastructure shall meet City specifications. No additional street 
lights are proposed at this time. 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. 

☒ ☐ ☐ 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 existing and meet this standard. 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. The Commission found 
that this standard has been met. 

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 
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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 sublot connecting into the 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 
City of Hailey Standard Drawings, Specifications and Procedures. This has 
been made a Condition of Approval.  

16.05.040: Water Connections 

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

Staff 
Comments 

The Water Division notes that the northern edge of the original Lot 2 should 
have had 1.5” service, but only had a ¾” services installed.  When the 
Sonitalina Cottages were developed, the developer captured one of the two 
¾” service lines meant to serve the subject property.  Therefore, a second 
service line (3/4”) needs to be installed, requiring road cuts and connection 
to the main line. Subdivision inspection fees will be required to inspect this 
work. 
 
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 items above have been made a Conditions of Approval. 

☐ ☐ ☒ 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. The 
Commission found that this standard has been met.  

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 

Review of drainage calculations will take place during final design. Design 
concepts must conform to City of Hailey standard drawings, specifications 
and procedures. The Commission found that this standard has been met. 
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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. Additional utility 
company comment and engineering details will be required at final design. 
The Commission found that this standard has been met. 

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.  
 
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 

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

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) 
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Staff 
Comments 

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

16.08: Townhouses:  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 16.08.010 Plat Procedure: The developer of the townhouse development shall submit with the 
preliminary plat application and all other information required herein a copy of the 
proposed party wall agreement and the proposed document(s) creating an association 
of owners of the proposed townhouse sublots, which shall adequately provide for the 
control (including billing, where applicable) and maintenance of all common utilities, 
commonly held facilities, garages, parking and/or green spaces. Prior to final plat 
approval, the developer shall submit to the city a final copy of the party wall 
agreement and any other such documents and shall record the documents prior to or 
at the same time of the recordation of the plat, which plat shall reflect the recording 
instrument numbers thereupon. (Ord. 1191, 2015) 

Staff 
Comments 

 The Commission found that this standard shall be met.  

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

Staff 
Comments 

No garages have been shown on the plat. That said, it is expected that all 
garages, if proposed, be located on the same sublot as the principal dwelling. 
The Commission found that this standard shall be met.  

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

Staff 
Comments 

At this time, no onsite parking has been delineated. Upon further development 
of a site plan, this standard shall be met. The Commission found that this 
standard has been met.  

☒ ☐ ☐ 16.08.040  Construction Standards: All townhouse development construction shall be in 
accordance with the IBC, IRC and IFC. Each townhouse unit must have separate water, 
sewer and utility services, which do not pass through another building or unit. (Ord. 
1191, 2015) 

Staff 
Comments 

The Commission found that this standard shall be met. 

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

Staff 
Comments 

The Commission found that this standard shall be met. 

☒ ☐ ☐ 16.08.060  Expiration: Townhouse developments which have received final plat approval shall 
have a period of three (3) calendar years from the date of final plat approval by the 
council to obtain a building permit. Developments which have not received a building 
permit shall be null and void and the plats associated therewith shall be vacated by the 
council. If a development is to be phased, construction of the second and succeeding 
phases shall be contingent upon completion of the preceding phase unless the 
requirement is waived by the council. Further, if construction on any townhouse 
development or phase of any development ceases or is not diligently pursued for a 
period of three (3) years without the prior consent of the council, that portion of the 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=4&find=17-17.09
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plat pertinent to the undeveloped portion of the development shall be vacated. (Ord. 
1191, 2015). 

Staff 
Comments 

The Commission found that this standard will be met.  

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

Staff 
Comments 

N/A 

☒ ☐ ☐ 16.08.080  Density: The maximum number of cottage townhouse units on any parcel shall be 
twelve (12), and not more than two (2) cottage townhouse developments shall be 
constructed adjacent to each other. (Ord. 1191, 2015) 

Staff 
Comments 

The proposed parcel is zoned General Residential (GR), which allows for ten (10) 
units per one (1) acre. Two (2) sublots and only one (1) dwelling unit per sublot is 
proposed. The Commission found that this standard has been met. 

☐ ☐ ☒ 16.11.010 Exceptions: Whenever the tract to be subdivided is, in the shape or size, or is 
surrounded by such development or unusual conditions that the strict application of 
the requirements contained herein would result in real difficulties and substantial 
hardships or injustices, the council may vary or modify such requirements by making 
findings for their decision so that the developer is allowed to develop his property in a 
reasonable manner, while ensuring that the public welfare and interests of the city and 
surrounding area  are protected and the general intent and spirit of this title are 
preserved. As used in this section, the phrase “real difficulties and substantial 
hardships or injustices” shall apply only to situations where strict application of the 
requirements of this title will deny to the developer the reasonable and beneficial use 
of the property in question, and not in situations where the developer establishes only 
that exceptions will allow more financially feasible or profitable subdivision. (Ord. 
1191, 2015).  

   Staff 
Comments 

N/A 

 
CONCLUSIONS OF LAW 

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

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

of the Hailey Municipal Code and City Standards.  
 

DECISION 
 
The Preliminary Plat Application by Oscar Hidalgo, represented by Alpine Enterprises Inc., wherein 
Sonitalena Cottages Future Sublots is subdivided into two (2) sublots, is 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 Chapter 17.11, applicable requirements of the Hailey Municipal 
Code, Title 18, and City Standards, provided conditions (1) through (12) are met.    
 
 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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General Conditions:  
1) All Fire Department and Building Department requirements shall be met and shall meet City 

Standards where required.  
2) 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. 
3) 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. 

4) The Final Plat must be submitted within one (1) calendar year from the date of approval of the 
Preliminary Plat. 

5) Any Subdivision Inspection Fees due shall be paid prior to recordation of Final Plat. 
6) Any Application Development Fees shall be paid prior to recordation Final Plat. 
7) Prior to construction, the Applicant shall submit the following, if deemed necessary:  

i. A Storm Water Pollution Prevention Plan (SWPPP)  
8) A plat note shall be added as outlined in Standard 16.04.040.B.1. 
9) A utility easement shall be created for the water and sewer utilities crossing the property 

frontage. 
10) Snow storage easements shall be delineated on the plat. 

 
Streets and Right-of-Ways:  

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

i. Driveways accessing more than one (1) residential dwelling unit shall be maintained by a 
Homeowner’s Association, or in accordance with a plat note.  

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

Water and Wastewater:  
12) All City infrastructure requirements shall be met as outlined in Title 16, Chapter 16.05 of the 

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

i. A ¾” meter shall be installed to serve the lot that currently has no meter. All meter 
vaults that are placed in driveways shall have metal collars and be put to grade.  

 
 
 
 
Signed this _____ day of ________________, 2021. 
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__________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
  
On July 19, 2021, the Hailey Planning and Zoning Commission considered and approved the Preliminary 
Plat Application by Old Cutters Inc., represented by Galena Engineering, wherein Lot 15, Block 6, Old 
Cutters Subdivision (611 Little Lena Drive) is subdivided into two (2) sublots, Sublot 1 is 5,008 square 
feet in size, and Sublot 2 is 5,007 square feet in size. This project is located within the General 
Residential (GR) Zoning District. This project is known as Poco Lena Subdivision.  
 

FINDINGS OF FACT 
                               
Notice: Notice for the public hearing was published in the Idaho Mountain Express on June 30, 2021, 
and mailed to adjoining property owners on June 30, 2021.  
 
Background and Application: Consideration of a Preliminary Plat Application by Old Cutters Inc., 
represented by Galena Engineering, wherein Lot 15, Block 6, Old Cutters Subdivision (611 Little Lena 
Drive) is subdivided into two (2) sublots, Sublot 1 is 5,008 square feet in size, and Sublot 2 is 5,007 
square feet in size. This project is located within the General Residential (GR) Zoning District. This project 
is known as Poco Lena Subdivision. 
 
The original Old Cutters Subdivision Plat earmarked this parcel as a Duplex lot, which can be further 
subdivided pursuant Ordinance 821. The Applicant is proposing to develop this parcel as such.  
 
The proposed development will have frontage off of Little Lena Drive and gain access from the existing 
alley.    
 
Procedural History: The Application was submitted on May 27, 2021 and certified complete on May 28, 
2021. A public hearing was held on July 19, 2021, in the Council Chambers of Hailey City Hall, and 
virtually via GoTo Meeting.  
 

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.  

 Life/Safety: No comments   
 Water and Wastewater: The Water Division recommends that the following 

be resolved and/or completed prior to final design:  
- Meter vaults placed in driveways shall have a metal collar and be 

put to grade.  
 
The Wastewater Division recommends that the following be resolved and/or 
completed prior to final design:  
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- Abandon existing sewer services and install new services at the 
center of Sublots 1 and 2. New services shall be perpendicular to the 
sewer main line.  

 
The recommendations above have been made Conditions of Approval.  

 Building: No comments 
 Streets: The Streets Department recommends that the following be resolved 

and/or completed prior to final design:  
- Drywell and other construction details shall be provided at final 

design.  
 
The recommendations above have been made Conditions of Approval.  

 City Arborist: No comments   

☒ ☐ ☐ 16.04.010 
Development 
Standards 

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

Staff 
Comments 

Please refer to the specific standards as noted herein. 

 16.04.020: Streets:  
Compliant Standards and Staff Comments 

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

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

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

Staff 
Comments 

The project will connect to Little Lena Drive. This street is an existing public 
street and is 60-feet in width. This street is adequate to safely accommodate 
existing and anticipated vehicular/pedestrian traffic. For further comments 
or concerns noted by the Streets Division, please refer to Section 17.06.050: 
Streets.  
 
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-sac or dead-end street is proposed. The Commission found 
that this standard has been met.     

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

Access to the parcel can be achieved from the existing alley and Little Lena 
Drive. 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 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 the recommended distances. No three 
or four-way intersections are proposed at this time. The Commission found 
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 existing and are public streets. The 
Commission found 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 existing public street (Little Lena Drive) meets the minimum City 
Standards of 60’ in width, which is consistent with Title 18 of the Hailey 
Municipal Code. The Commission found that this standard has been met.    

☒ ☐ ☐ 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 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 streets are existing. The Commission found that this standard has been 
met.   

☒ ☐ ☐ 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. 
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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 

To adequately accommodate runoff, drywell and other construction details 
shall be provided a final design. The Applicant shall also complete an EPA 
NPDES General Permit for Stormwater Discharge from Construction Activity 
prior to the commencement of construction. The Commission found that this 
will be met. 

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

Staff 
Comments 

The Commission found that this standard will be met and will be reviewed 
for compliance at final design.   

☒ ☐ ☐ 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 

The street is existing and has a name. 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 

N/A, as no private streets are proposed. 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  

N/A, as no private streets are proposed. 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  

N/A, as no private street are proposed. The Commission found that this 
standard has been met.    

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

   Staff 
Comments 

N/A, as no private street are proposed. 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 

N/A, as no private streets are proposed. A 10’-wide Public Utility Easement is 
proposed between all proposed along the property frontage of Sublot 1 and 
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Sublot 2. A 4’-wide Snow Storage Easement also exists along the property 
frontage of both sublots. Additionally, a 5’-wide Snow Storage Easement 
exists to the rear of the parcel, along the existing 36’-wide alley. 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 

N/A, as no private streets are proposed. 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, 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, no driveways are shown on the plat. That said, driveways in Old 
Cutters are required to gain access off of the alley. This will be reviewed 
further at final design. 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 

At this time, no driveways are shown on the plat. Driveways will be further 
reviewed at final design.  
 
Additionally, no driveway materials are proposed at this time, but shall 
conform to this standard. Lastly, no portion of the driveways are proposed to 
be utilized for parking, above-ground utility structures, dumpsters, snow 
storage and other obstructions.  
 
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 will exceed 150’ in length. More details are 
needed with regard to proposed driveways. Please refer to Section 
16.04.020(M) fir further details. The Commission found that this standard 
has been met. 
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☒ ☐ ☐ 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. Details and compliance of City Standards will be reviewed during 
the development of construction drawings. Please refer to Section 
16.04.020(M) for further details. The Commission found that this standard 
has been met.   

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

   Staff 
Comments 

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 should be compatible 
with existing and planned residential units; however, further details are 
needed with regard to driveways. 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 

N/A  

☐ ☐ ☒ 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 

N/A 

16.04.030: Sidewalks and Drainage Improvements  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

The existing street, Little Lena Drive, has an adjacent sidewalk. The width of 
this sidewalk complies with the standards noted in Section 18.06.012.C: 
Mobility Design. 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. 
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☐ ☐ ☒ 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 

N/A. 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 

There is an existing 26’-wide alley adjacent to the proposed sublots. All 
access will remain from the alley. The Commission found that this standard 
has been met. 

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

The existing alley is 26’-wide and complies with this standard.  

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

The alley is existing and this standard has been met. The Commission found 
that this standard has been met. 

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

Staff 
Comments 

The alley is existing and this standard has been met. The Commission found 
that this standard has been met. 

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

Staff 
Comments 

The alley is existing and this standard has been met. The Commission found 
that this standard has been met. 

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

N/A, as this is not a dead-end alley and no additional alleys are proposed. 
The Commission found that this standard has been met. 

☒ ☐ ☐ 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  

The alley is existing and the Commission found that this standard has been 
met.  
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☒ ☐ ☐ B. Easements.  Easements, defined as the use of land not having all the rights of 
ownership and limited to the purposes designated on the plat, shall be placed on 
the plat as appropriate.  Plats shall show the entity to which the easement has 
been granted.  Easements shall be provided for the following purposes: 

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

Staff 
Comments 

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

1. A 10’-wide Public Utility Easement along the property frontage of 
proposed Sublot 1 and Sublot 2.  

2. A 4’-wide Snow Storage Easement along the property frontage of 
proposed Sublot 1 and Sublot 2.  

3. A 5’-wide Snow Storage Easement along the rear property lines of 
proposed Sublot 1 and Sublot 2, and adjacent to the existing alley. 

 
City Staff recommends that the following be added as a plat note to the 
proposed plat:  

 
This has been made a Condition of Approval.  

☐ ☐ ☒ 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 
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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. The 
Commission found that this standard has been met.    

☒ ☐ ☐ 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 have been delineated on the Civil Plans. The plat 
shows a 4’-wide Snow Storage Easement along all property frontages of the 
proposed sublots, as well as a 5’-wide Snow Storage Easement to the rear of 
the property and adjacent the existing alley. 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. 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 

The proposed sublots meet the minimum size required by the General 
Residential (GR) Zoning District. No sublots are more than double the 
minimum lot size. Furthermore, the Applicant has no intention to further 
subdivide the proposed sublots within the subdivision, and no sublots are 
proposed to be at or larger than one-half (1/2) acre. 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 
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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. The Commission found that 
this standard has been met.   

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

Staff 
Comments 

N/A, as no unbuildable lots are proposed. 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 
parcels do not have street access, such as parcels adjacent to the ITD right-of-way. 

Staff 
Comments 

N/A, as no flag lot is proposed at this time. 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 Section 16.04.020 of 
this Ordinance. Townhouse Sub-Lots are excluded from this requirement; provided, 
however, that Townhouse Developments shall have frontage on a street. 

Staff 
Comments 

Block 6 includes two (2) Townhouse Sublots (1 and 2), all sublots have 
frontage on a public street, and it appears that no frontage width will be less 
than the required driveway width, as noted herein. 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) Zoning 
District. The Commission found that this standard has been met.   

16.04.070: Orderly Development  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

N/A, as no Phasing Plan is proposed at this time. 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 

N/A, as no Phasing Plan is proposed at this time. The Commission found that 
this standard has been met.   

☒ ☐ ☐ 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 
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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 

a) Provision of on-site or off-site street or intersection improvements. N/A 
b) Provision of other off-site improvements. N/A  
c) Dedications and/or public improvements on property frontages. N/A 
d) Dedication or provision of parks or green space. Please refer to Section 

16.04.110 for further details.  
e) Provision of public service facilities. All public utilities and services 

proposed will be developed as part of the subdivision.  
f) Construction of flood control canals or devices. The construction and/or 

incorporation of roads and drywells are anticipated to improve 
drainage conditions onsite.  

g) Provisions for ongoing maintenance. N/A     
 
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 

Proposed Sublot 1 and Sublot 2 are owned by the Applicant and are shown 
on the Preliminary Plat. That said, it would not be possible to divide the 
parcels one more time, as the minimum lot size could not be achieved. The 
Commission found that this standard has been met.      

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

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



Preliminary Plat: Poca Lena Townhomes 
Lot 15, Block 6, Old Cutters Subdivision (611 Little Lena) 

Hailey Planning and Zoning Commission 
Findings of Fact – August 2, 2021 

Page | 12 
 

 
 

☐ ☐ ☒ 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 within Block 6. The Commission found that this standard has been 
met.   

16.04.090: Cuts, Fills, Grading and Drainage  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 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 

No floodplain exists and the parcel is currently vacant. 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, and street and utility improvements have 
been shown on the Civil 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 

The grading has been developed for the existing streets within the 
subdivision. Grading for dwelling units shall meet this standard. The 
Commission found that this standard will be 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 within Block 6. The Commission found that this standard 
has been met.   
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☒ ☐ ☐ 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 

Grading and drainage 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. 
Additionally, the Applicant will complete all applicable EPA permitting prior 
to construction. 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. The Commission found that this standard has been met.   

☐ ☐ ☒ 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. 
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Staff 
Comments 

N/A, as the proposed subdivision is not located within the Flood Hazard 
Overlay District. The Commission found that this standard has been met.   

☐ ☐ ☒ 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. The Commission found that this standard has been 
met. 

☐ ☐ ☒ B. Hillside Overlay District: 

☐ ☐ ☒ B. 1. Subdivisions or portions of subdivisions located within the Hillside Overlay District 
shall comply with all provisions of Section 17.04N, of the Hailey Municipal Code. 

Staff 
Comments 

N/A, as the proposed subdivision is not located within the Hillside Overlay 
District. The Commission found that this standard has been met.    

☐ ☐ ☒ 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. The Commission found that this standard has been met.     

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

Staff 
Comments 

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

At the time the Old Cutters Subdivision was annexed and platted, the 
Developer was required to provide at least 3.43 acres of park space. The 
Developer has provided 5.08 acres of park space.  
 
Additionally, pathways located on the east side of the Hiawatha Canal and 
into BLM land to the north are existing and were existing at the time of 
development. Connections to the trail were required at both the north and 
sound ends to ensure proper access to the pathway. A pedestrian easement 
across the northern portions of Lots 1, 2 and 3, Block 2, with signage and a 
soft path, were also installed/constructed.  
 
No additional park space and/or pathways shall be required by this 
Subdivision Application. 
 
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 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 
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“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 

Please refer to Section 16.04.110 (A) above for further details. This standard 
has been met. 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 proposed subdivision is located in the General Residential (GR) 
Zoning District. The Commission found that this standard has been met.     

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

Staff 
Comments 

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

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

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

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

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

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

   Staff 
Comments 

N/A, as these issues were covered in the full development of the Old Cutters 
Subdivision and does not apply specifically to the subject parcel. The 
Commission found that this standard has been met.   

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

   Staff 
Comments 

N/A, as this standard was addressed in the full development of the Old 
Cutters Subdivision. The Commission found that this standard has been met. 

   D. Minimum Requirements: 
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☐ ☐ ☒ D. 1. Private Green Space: Use and maintenance of any privately-owned green space 
shall be controlled by recorded covenants or restrictions which run with the land in 
favor of the future owners of the property within the tract and which cannot be 
modified without the consent of the council. 

Staff 
Comments 

N/A, as no private green space, specifically for Block 6, is being proposed at 
this time. 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 

N/A. Please refer to Section 16.04.110 (A) 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 within Block 6 at this time. The Commission 
found that this standard has been met.   

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

Staff 
Comments 

N/A, as no park/cultural space is proposed within Block 6 at this time. The 
Commission found that this standard has been met. 

☐ ☐ ☒ D. 5. Pathway: Pathways shall have a minimum twenty-foot (20’) right-of-way width and 
shall be paved or improved as recommended by the Parks and Lands Board.  
Construction of Pathways shall be undertaken at the same time as other public 
improvements are installed within the development, unless the Council otherwise 
allows when deemed beneficial for the project. The Developer shall be entitled to 
receive a Park dedication credit only if the Developer completes and constructs a 
Pathway identified in the Master Plan or completes and constructs a Pathway not 
identified in the Master Plan where the Pathway connects 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 

Pathways were conveyed during the Preliminary and Final Plat process of the 
Old Cutters Subdivision. Please refer to Section 16.04.110 (A) for further 
detail. The Commission found that this standard has been met.    

☒ ☐ ☐ 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): 
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☒ ☐ ☐ 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 

Please refer to Section 16.040.110 for further details. 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. 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. 

Staff 
Comments 

Please refer to Section 16.040.110 for further details. 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 

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

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

Staff 
Comments 

Please refer to Section 16.040.110 for further details. 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 

Please refer to Section 16.040.110.D for further details. 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 

Please refer to Section 16.040.110.A for further details. 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 subsection D of this 
section.   

Staff 
Comments 

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

☒ ☐ ☐ 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). 
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Staff 
Comments 

Please refer to Section 16.04.110 for further details. 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 

Please refer to Section 16.04.110 for further details. 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. 

Staff 
Comments 

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 

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

Staff 
Comments 

N/A 

☐ ☐ ☒ 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 

N/A 

☐ ☐ ☒ 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 

N/A  

16.05: Improvements Required:  
Compliant Standards and Staff Comments 

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

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

Staff 
Comments 

The Applicant intends to construct all necessary infrastructure, if the project 
is approved. 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 

The Commission found that this standard will be met.  

☒ ☐ ☐ B.  Preconstruction Meeting: Prior to the start of any construction, it shall be required 
that a pre-construction meeting be conducted with the Developer or his authorized 
representative/engineer, the contractor, the City Engineer and appropriate City 
departments.  An approved set of plans shall be provided to the Developer and 
contractor at or shortly after this meeting. 

Staff 
Comments 

The Commission found that this standard will be met. 

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

Staff 
Comments 

N/A  

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

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

Staff 
Comments 

All public infrastructure shall meet City specifications. No additional street 
lights are proposed at this time. 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. 
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☒ ☐ ☐ 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 existing and meet this standard. 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. The Commission found 
that this standard has been met. 

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 connecting into the sewer main. The Wastewater 
Division recommends that the following be resolved and/or complete prior to 
final design:  

- Abandon existing sewer services and install new services at the 
center of Sublots 1 and 2. New services shall be perpendicular to the 
sewer main line.  

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 
City of Hailey Standard Drawings, Specifications and Procedures. This has 
been made a Condition of Approval.  

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 sublot and connecting into the 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.  
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Other recommendations and/or comments made by the Water Division 
include:  

- Meter vaults placed in driveways shall have a metal collar and be 
put to grade.  

 
The items above have been made a Conditions of Approval.  

☐ ☐ ☒ 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. The 
Commission found that this standard has been met.   

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 

Review of drainage calculations will take place during final design. Design 
concepts must conform to City of Hailey standard drawings, specifications 
and procedures. 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. Additional utility 
company comment and engineering details will be required at final design. 
The Commission found that this standard has been met. 

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.  
 
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. 



Preliminary Plat: Poca Lena Townhomes 
Lot 15, Block 6, Old Cutters Subdivision (611 Little Lena) 

Hailey Planning and Zoning Commission 
Findings of Fact – August 2, 2021 

Page | 22 
 

 
 

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 

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

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. The Commission found that this standard 
will be met.  

16.08: Townhouses:  
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 16.08.010 Plat Procedure: The developer of the townhouse development shall submit with the 
preliminary plat application and all other information required herein a copy of the 
proposed party wall agreement and the proposed document(s) creating an association 
of owners of the proposed townhouse sublots, which shall adequately provide for the 
control (including billing, where applicable) and maintenance of all common utilities, 
commonly held facilities, garages, parking and/or green spaces. Prior to final plat 
approval, the developer shall submit to the city a final copy of the party wall 
agreement and any other such documents and shall record the documents prior to or 
at the same time of the recordation of the plat, which plat shall reflect the recording 
instrument numbers thereupon. (Ord. 1191, 2015) 

Staff 
Comments 

 The Commission found that this standard shall be met.  

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

Staff 
Comments 

No garages have been shown on the plat. That said, it is expected that all 
garages, if proposed, be located on the same sublot as the principal dwelling. 
The Commission found that this standard shall be met.  

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

Staff 
Comments 

At this time, no onsite parking has been delineated. Upon further development 
of a site plan, the Commission found that this standard shall be met.   

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=4&find=17-17.09
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☒ ☐ ☐ 16.08.040  Construction Standards: All townhouse development construction shall be in 
accordance with the IBC, IRC and IFC. Each townhouse unit must have separate water, 
sewer and utility services, which do not pass through another building or unit. (Ord. 
1191, 2015) 

Staff 
Comments 

The Commission found that this standard shall be met. 

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

Staff 
Comments 

The Commission found that this standard shall be met. 

☒ ☐ ☐ 16.08.060  Expiration: Townhouse developments which have received final plat approval shall 
have a period of three (3) calendar years from the date of final plat approval by the 
council to obtain a building permit. Developments which have not received a building 
permit shall be null and void and the plats associated therewith shall be vacated by the 
council. If a development is to be phased, construction of the second and succeeding 
phases shall be contingent upon completion of the preceding phase unless the 
requirement is waived by the council. Further, if construction on any townhouse 
development or phase of any development ceases or is not diligently pursued for a 
period of three (3) years without the prior consent of the council, that portion of the 
plat pertinent to the undeveloped portion of the development shall be vacated. (Ord. 
1191, 2015). 

Staff 
Comments 

The Commission found that this standard shall be met. 

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

Staff 
Comments 

N/A 

☒ ☐ ☐ 16.08.080  Density: The maximum number of cottage townhouse units on any parcel shall be 
twelve (12), and not more than two (2) cottage townhouse developments shall be 
constructed adjacent to each other. (Ord. 1191, 2015) 

Staff 
Comments 

The proposed parcel is zoned General Residential (GR), which allows for ten (10) 
units per one (1) acre. Two (2) sublots and only one (1) dwelling unit per sublot is 
proposed. The Commission found that this standard has been met.  

☐ ☐ ☒ 16.11.010 Exceptions: Whenever the tract to be subdivided is, in the shape or size, or is 
surrounded by such development or unusual conditions that the strict application of 
the requirements contained herein would result in real difficulties and substantial 
hardships or injustices, the council may vary or modify such requirements by making 
findings for their decision so that the developer is allowed to develop his property in a 
reasonable manner, while ensuring that the public welfare and interests of the city and 
surrounding area  are protected and the general intent and spirit of this title are 
preserved. As used in this section, the phrase “real difficulties and substantial 
hardships or injustices” shall apply only to situations where strict application of the 
requirements of this title will deny to the developer the reasonable and beneficial use 
of the property in question, and not in situations where the developer establishes only 
those exceptions will allow more financially feasible or profitable subdivision. (Ord. 
1191, 2015).  

   Staff 
Comments 

N/A 

 
 
 
 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.110
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CONCLUSIONS OF LAW 
 

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

of the Hailey Municipal Code and City Standards.  
 

DECISION 
 
The Preliminary Plat Application by Old Cutters Inc., represented by Galena Engineering, wherein Lot 15, 
Block 6, Old Cutters Subdivision (611 Little Lena Drive) is subdivided into two (2) sublots, is 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 Chapter 17.11, applicable requirements of the 
Hailey Municipal Code, Title 18, and City Standards, provided conditions (1) through (10) are met. 
 
General Conditions:  

1) All Fire Department and Building Department requirements shall be met and shall meet City 
Standards where required.  

2) 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. 

3) 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. 

4) The Final Plat must be submitted within one (1) calendar year from the date of approval of the 
Preliminary Plat. 

5) Any Subdivision Inspection Fees due shall be paid prior to recordation of Final Plat. 
6) Any Application Development Fees shall be paid prior to recordation Final Plat. 
7) Prior to construction, the Applicant shall submit the following, if deemed necessary:  

i. A Storm Water Pollution Prevention Plan (SWPPP)  
8) The Applicant shall add the note, as referenced in Section 16.04.040.B., as a plat note.  

 
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: 

i. Drywell and other construction details shall be provided at final design. 
 
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 
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adjacent to the site shall be submitted for City of Hailey approval, and shall meet City Standards 
where required. Infrastructure to be completed at the Applicant’s sole expense include, but will 
not be limited to: 

i. Abandon existing sewer services and install new services at the center of Sublots 1 and 
2. New services shall be perpendicular to the sewer main line.  

ii. All meter vaults that are placed in driveways shall have metal collars and be put to 
grade.  

 
 
Signed this _____ day of ________________, 2021. 
 
 
__________________________ 
Janet Fugate, Planning & Zoning Commission Chair 
 
Attest: 
 
 
_______________________________ 
Jessie Parker, Community Development Assistant 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



 
 
To:    Planning and Zoning Commission 
 
From:    Robyn Davis, Community Development City Planner 
 
Hearing:  August 2, 2021 
 
 
Applicant:  Kevin and Stephanie McMinn  
 
Location:  801 North 1st Avenue (Lot 2, Block 1, Taylor Subdivision) 
 
 
Project Overview: On May 18, 2020, the Hailey Planning and Zoning Commission considered and 
approved a Design Review Application by Kevin and Stephanie McMinn, represented by Owen Scanlon, 
for a 5,457 square foot orthodontist office, to be located at 801 North 1st Avenue (Lot 2, Block 1, Taylor 
Subdivision). Per the Conditions of Approval noted in the Findings of Fact, dated June 9, 2020, the 
Applicant is required to provide a horizontal color element to the west and north elevations, to be 
approved by City Staff and one (1) Commissioner.  
 
The Applicant is requesting that the above condition (condition (n) in the Findings of Fact) be rescinded, 
and for the following reasons:  
 
Pursuant Section 17.06.090,  

Materials and color shall be selected to avid the look of large, flat walls. The use of texture 
and detailing to reduce the perceived scale of the large walls is encouraged. Per the Applicant, 
the west elevation has a variety of both materials and colors as proposed. The body of the wall 
is wood siding in a light grey color per the color board submittal (attached). There are six 
windows of various sizes, a 2’ cantilevered second story element, a dark bronze colored metal 
roof with a 2’ eave projection, a dark bronze metal awning roof that wraps around the corner 
from an entry door, and an illuminated wall sign with colored logo. There is a continuous 
landscaping bed along the length of this wall that includes tall pampas grass and 3-4 columnar 
trees.  

MEMO 
Hailey Planning and Zoning Commission 

Regular Meeting of August 2, 2021 



 
The north elevation also has a variety of material and colors, as well as an 8’ wall plane offset. It 
contains four windows of various sizes, a dark bronze metal roof with 2’ eave projection, a dark 
bronze entry door and matching metal awning above, and a rusted steel guardrail along the 
sidewalk leading to the door.  

 

 



Additionally,  
Large wall planes shall incorporate more than one material or color to break up the mass of 
the wall plane. Per the Applicant, both west and north walls incorporate a variety of materials, 
colors, textures – neither of which can be accurately described as either large or flat. Buildings 
are never viewed as a purely two-dimensional object, but always in three-dimensions, which 
incorporate the intersecting walls from at least two directions.  

 
Next Steps: The Commission shall discuss, if necessary. If the Commission approves the Applicant’s 
request to rescind Condition (n), as noted in the Findings of Fact dated June 9, 2020, the Commission 
shall make the following motion:  
 
Approval: Motion to approve the Applicant’s request to strike Condition (n) from the Findings of Fact 
dated June 9, 2021, for the approval of the Design Review Application by Kevin and Stephanie McMinn, 
represented by Owen Scanlon, for a 5,457 square foot orthodontist office, to be located at 801 North 1st 
Avenue (Lot 2, Block 1, Taylor Subdivision).  
 
If the Commission agrees to make no changes to Condition (n), the following motion shall be made:  
 
Denial: Motion to deny the Applicant’s request to strike Condition (n) from the Findings of Fact dated 
June 9, 2021, for the approval of the Design Review Application by Kevin and Stephanie McMinn, 
represented by Owen Scanlon, for a 5,457 square foot orthodontist office, to be located at 801 North 1st 
Avenue (Lot 2, Block 1, Taylor Subdivision). 











FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 
 
On May 18, 2020, the Hailey Planning and Zoning Commission considered a Design Review Application 
by Kevin and Stefanie McMinn, represented by Owen Scanlon, for a 5,457 square foot orthodontist 
office (1,512 square foot unfinished basement, 2,312 square foot main floor office and 1,633 square 
foot second floor residence), located at Lot 2, Block 1, Taylor Subdivision (801 N 1st Avenue) within the 
Business (B) Zoning District. 

FINDINGS OF FACT 
 
Notice: Notice for the public hearing was published in the Idaho Mountain Express on April 1, 2020 and 
mailed to property owners within 300 feet on April 1, 2020 for the April 20, 2020 public hearing. At the 
April 20, 2020 Planning and Zoning public hearing the project was continued on record to May 4, 2020. 
The project was continued on record from the May 4, 2020 public hearing to May 18, 2020.    
 
Application: The Applicant is proposing a newly constructed 5,457 square foot orthodontist office and 
residences. The building will consist of a 1,512 square foot unfinished basement, a 2,312 square foot 
orthodontist office on the main floor and two (2) residential units totaling 1,633 square foot on the 
second floor.  An existing shed on the South side of the site will be removed.  Access will consist of a 
new curb cut off of 1st Ave North.  
 
Procedural History: The Design Review Application was submitted on February 11, 2020 and certified 
complete on February 27, 2020. A public hearing before the Planning and Zoning Commission for 
approval or denial of the project was be held on May 18, 2020, in the Hailey City Council Chambers (to 
be held virtually).   
 

 
General Requirements for all Design Review Applications 

 
Compliant Standards and Staff Comments 

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

☒ ☐ ☐ 17.06.050 (B) Complete Application 

☒ ☐ ☐ Department 
Comments 

Engineering: No comments 
Life/Safety: No comments 
Water and Sewer:  Staff expressed that the water service that is on this lot is being used 
by 811 1st Ave. N. The meter vault is in the middle of 801 1st Ave N. and 811 hooked to 
that meter vault and ran their service to the building. 811 will need to install their own 
service on their lot and will not have water until they do. 801 will need to hook up to 
the existing meter vault on their lot. 811 has been approved (Counterbalance) but not 
constructed. 
Building: No comments 
Streets: 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. 
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Staff 
Comments 

All building signage will be applied for under a separate sign permit following 
completion of construction. 

☒ ☐ ☐ 17.09.040 On-
site Parking 
Req. 

See Section 17.04.090 for applicable code. 
17.04.090 Commercial: 1 parking space per 1,000 gross square feet 
Residential: 1 parking space per unit under 1,000 sq ft 
 

Staff 
Comments 

The Hailey Municipal Code requires one (1) parking space per 1,000 gross square feet 
of commercial space. 
 
The building totals 5,457 gross square feet of which 3824 square feet is commercial. 
Four (4) parking spaces are required. The site plan shows eight (8) parking spaces for 
customers (public), and an additional two spaces where residents can stage cars.   
 
Parking requirements are met. 
 
The Commission found that this standard has been met. 

☒  ☐ 17.08C.040 
Outdoor 
Lighting 
Standards 

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

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

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

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

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

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

 
Staff 
Comments 

The Applicant will install Dark Sky compliant fixtures (4” recessed downlights located in 
canopies and 2nd floor cantilever soffits), downcast and low wattage fixtures (see 
image below). Lighting Details are also attached.  

 
The Commission found that this standard has been met. 

☒ ☐ ☐ Bulk 
Requirements 

Zoning District: Business (B) 
Maximum Height: 40’ “(because mixed use) 
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Setbacks:  0’ 
Staff 
Comments 

Zoning District(s): (B) 
 
Proposed Height: 25’-5-1/2” 
 
Proposed Setbacks:  

• Front (East): 2’ 
• Side (North): 23’ 5” 
• Side (South): 73’ 
• Rear (West): 2’ 

The proposed project complies with height and setback requirements of the Hailey 
Municipal Code. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.070(A)1 
Required 
Street 
Improvement
s Required 

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

Staff 
Comments 

There is existing sidewalk along 1st Ave N, for which the applicant will have finishes and 
articulations of planes and surfaces to serve as the “front” of the building.  New 
sidewalks will be installed bordering the parking area on the south side and in the 
northwest corner of the site bordering the tenant parking. 
 
The Commission found that this standard has been met. 

 
Design Review Requirements for Non-Residential, Multifamily,  

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

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

 
Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)

1a 
a. The location, orientation and surface of buildings shall maximize, to the greatest 

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

 
Staff 
Comments 

The proposed building lot is narrow and long with orientation north and south, so 
facing the long dimension of the building axis facing the south is not possible. 
 
The main entrance to the building and a large window into the reception area are on 
the south elevation.  The main entry is in the southeast corner of the building, 
equally visible from 1st Ave N and the parking lot.   
 
There are large windows into the reception, manager’s office and orthodontic 
operatory on the east elevation to capture morning sun. 
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There is 688 sq. ft. of open space in the northeast corner of the site for use by 
building occupants, primarily the residential tenants on the 2nd floor. 
 
The spaces around buildings are usable and allow for safe access to the buildings. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1b 

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

 
Staff 
Comments 

The existing plant materials to be removed include cottonwood trees, native weeds 
and grasses and few current bushes. While the existing cottonwood tree is over 6 
inches, it would be impossible to develop this site without removing it.  And, 
cottonwood trees are not considered a desirable species to preserve.  Staff does not 
feel that an arborist review is warranted in this circumstance. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1c 

c. Site circulation shall be designed so pedestrians have safe access to and through 
the site and to building.  

 
Staff 
Comments 

Adequate parking has been provided. Pedestrian access is provided with the existing 
sidewalk along 1st Avenue that connects to a new sidewalk between the patient and 
employee parking lot and front entry of the building.  All employee, customer and 
patient access to the building will be from parking spaces located to the south and 
northwest of the building. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1d 

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

Staff 
Comments 

All services and material deliveries to the building will be located both on the south 
and north sides, and the trash enclosure will be located at the southwest corner of 
the building and will be screened from 1st Avenue by the building and a fence.  Staff 
requests that recycling containers be available in the trash enclosure. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
1e 

e. Where alleys exist, or are planned, they shall be utilized for building services. 
 

Staff 
Comments 

There is not an alley associated with this site.  There is an emergency and utilities 
easement along the west side of the property—this will provide access to the tenant 
parking spaces located in the northwest corner of the site. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
1f 

f. Vending machines located on the exterior of a building shall not be visible from 
any street. 
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Staff 
Comments 

No vending machines will be located on the exterior of the building. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1g 

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

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

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

 
Staff 
Comments 

This building is within the B zoning district.  A useable prominent entrance is located 
just off the front of the building and the parking is mostly buffered from the sidewalk 
with landscaping.  The narrow configuration of this lot makes it impossible to have 
all parking in the rear. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1h 

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

Staff 
Comments 

There will be a curb cut from 1st Avenue into the parking lot located on the south of 
the building.  All of the patient and employee parking will be in this lot.  The narrow, 
south elevation of the building faces this lot.  The longer east elevation faces 1st 
Avenue and the existing concrete sidewalk will have finishes and articulation of 
planes and surfaces to serve as the ‘front’ of the building.  The main entry is in the 
southeast corner of the building, equally visible from 1st Avenue and the parking lot. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1i 

i. Snow storage areas shall be provided on-site where practical and sited in a 
manner that is accessible to all types of snow removal vehicles of a size that can 
accommodate moderate areas of snow.   

 
Staff 
Comments 

Snow storage areas are in two locations. One location is an open area in the 
northeast corner, which does not restrict pedestrian access.  The other location is on 
the south side of the site where parking spaces are located.  Both locations are sited 
in a practical manner that is accessible to most types of snow removal vehicles that 
can accommodate moderate areas of snow. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1j 

j. Snow storage areas shall not be less than 25% of the improved parking and 
vehicle and pedestrian circulation areas.   
 

Staff 
Comments 

The total of the snow storage equals 25% of the improved parking and pedestrian 
walks and does impede four (4) parking spaces that are in excess of the minimum 
number of spaces required.  If the owner decides that these four (4) spaces are 
desirable for year-round use, then the snow will be hauled from the lot. 
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(A)
1k 

k. A designated snow storage area shall not have any dimension less than 10 feet.  
 

Staff 
Comments 

The total snow storage area is 621 sq. ft.  The combined area is more than 10 feet 
but the area on the northeast corner is less than 10 feet.  Staff questions whether 
each snow storage area complies and suggests the Applicant needs to expand the 
smaller storage area in the Northeast area. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1l 

l. Hauling of snow from downtown areas is permissible where other options are not 
practical. 

 
Staff 
Comments 

The Owner intends to store snow on site but has committed to hauling snow if the 
parking is desired.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
1m 

m. Snow storage areas shall not impede parking spaces, vehicular and pedestrian 
circulation or line of sight, loading areas, trash storage/pickup areas, service areas 
or utilities. 

 
Staff 
Comments 

The trash storage/pickup areas and service areas or utilities are not impeded by 
snow storage.  The parking spaces could be impeded depending on if snow is stored 
or hauled. 
 
The Commission found that this standard has been met. 

☒? ☐ ☐ 17.06.080(A)
1n 

n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant and 
resilient to heavy snow.   

 
Staff 
Comments 

In the smaller storage area, the Applicant plans to install turf that is salt-tolerant 
and resilient to heavy snow. 
 
The Commission found that this standard has been met. 

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

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)

2a 
a. The proportion, size, shape and rooflines of new buildings shall be 

compatible with surrounding buildings. 
Staff 
Comments 

The design, proportions, and colors of the building are harmonious with surrounding 
buildings and proposed buildings in the neighborhood.  The scale and texture of the 
exterior finishes are compatible with an upscale business neighborhood (see image 
below).  The flat roofs have generous parapets to break up the perceived mass. 
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The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2b 

b. Standardized corporate building designs are prohibited. 
 

Staff 
Comments 

The building is not a corporate design. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2c 

c. At ground level, building design shall emphasize human scale, be pedestrian 
oriented and encourage human activity and interaction.   

 
Staff 
Comments 

The building faces 1st Avenue and customer parking is designed and scaled to be 
pedestrian friendly.  The building incorporates glass doors and windows to invite 
pedestrians and light inward.  It incorporates horizontal siding, cantilevered floor 
elements, and interplay of metal and wood finishes to break up the tall vertical 
walls.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2d 

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

 
Staff 
Comments 

The front façade faces 1st Avenue and includes design features such as windows, 
building off-sets, projections, and changes in material to create human scale. 
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The Commission found that this standard has been met. 
☐ ☐ ☒ 17.06.080(A)

2e 
e. Any addition onto or renovation of an existing building shall be designed to 

create a cohesive whole. 
 

Staff 
Comments 

N/A. No additions onto or renovations of the exterior of the building are proposed.   

☒ ☐ ☐ 17.06.080(A)
2f 

f. All exterior walls of a building shall incorporate the use of varying materials, 
textures and colors. 

 
Staff 
Comments 

Two materials will be used on the exterior: steel siding and wood siding.  Several 
colors are proposed, primarily dark bronze and buff, and note that the maroon that 
appears in the center rendering is not representative of the actual colors according 
to the Applicant.     

 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2g 

g. Exterior buildings colors and materials shall be integrated appropriately into 
the architecture of the building and be harmonious within the project and 
with surrounding buildings. 

 
Staff 
Comments 

The building colors are complimentary to the neighboring buildings.  See 
17.06.080(A)2f for more detail.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2h 

h. Flat-roofed buildings over two stories in height shall incorporate roof 
elements such as parapets, upper decks, balconies or other design elements.   

 
Staff 
Comments 

The flat roofs have generous parapets to break up the perceived mass.  
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
2i 

i. All buildings shall minimize energy consumption by utilizing alternative 
energy sources and/or passive solar techniques.  At least three (3) of the 
following techniques, or an approved alternative, shall be used to improve 
energy cost savings and provide a more comfortable and healthy living 
space: 
i) Solar Orientation. If there is a longer wall plane, it shall be placed on an 

east-west axis. A building’s wall plane shall be oriented within 30 
degrees of true south. 
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ii) South facing windows with eave coverage. At least 40% of the building’s 
total glazing surface shall be oriented to the south, with roof overhang 
or awning coverage at the south. 

iii) Double glazed windows. 
iv) Windows with Low Emissivity glazing. 
v) Earth berming against exterior walls 
vi) Alternative energy. Solar energy for electricity or water heating, wind 

energy or another approved alternative shall be installed on-site.  
vii) Exterior light shelves. All windows on the southernmost facing side of 

the building shall have external light shelves installed. 
 

Staff 
Comments 

The Applicant is proposing that the building will include the following energy-
conserving features: 

• Southern-facing windows with an exterior “light shelf” for summer shading. 
• The windows will be double-glazed. 
• The windows will have low emissivity. 
• The roof insulation provides an R-value that is 71% of above minimum code 

requirements according to the Applicant. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2j 

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

 
Staff 
Comments 

There are no sloping roof surfaces to generate snowfall onto pedestrians at the main 
or tenant entrances. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
2k 

k. Downspouts and drains shall be located within landscape areas or other 
appropriate locations where freezing will not create pedestrian hazards. 

 
Staff 
Comments 

All of the roof drainage runs to interior drains that are drained to drywells located 
under the parking areas. A drainage plan is attached.  All drainage plans to be 
reviewed by the City of Hailey’s Public Works Department.  
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
2l 

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

 
Staff 
Comments 

N/A There are no vehicle drive-through canopies. 

☐ ☐ ☒ 17.06.080(A)
2m  

m. A master plan for signage is required to ensure the design and location of signs is 
compatible with the building design and compliance with Article 8. 

 
Staff 
Comments 

All building signage will be applied for under a separate sign permit following 
completion of construction. 
 
The Commission found that this standard has been met. 

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

Compliant Standards and Staff Comments 
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Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 17.06.080(A)

3a  
a. Accessory structures shall be designed to be compatible with the principal 

building(s). 
Staff 
Comments 

N/A There are no accessory buildings planned for this project.   

☐ ☐ ☒ 17.06.080(A)
3b  

b. Accessory structures shall be located at the rear of the property. 
(1)  Accessory structures may be considered in a location other than the rear 
on sites determined to have characteristics that prevent location at the rear 
of the site. 

 
Staff 
Comments 

N/A There are no accessory buildings planned for this project.   

☒ ☐ ☐ 17.06.080(A)
3c 

c. Walls and fences shall be constructed of materials compatible with other 
materials used on the site.   

 
Staff 
Comments 

The fence around the trash enclosure will be compatible with the finishes on the 
building.  It will be sided with the nickel-gap siding in the same color as the building.  
A rendering is attached. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 1706.080(A)
3d 

d. Walls and fencing shall not dominate the buildings or the landscape.  
Planting should be integrated with fencing in order to soften the visual 
impact.   

 
Staff 
Comments 

Fencing is minimal (just around the trash enclosure) and has planting to soften the 
visual impact.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
3e 

e. All roof projections including, roof-mounted mechanical equipment, such as 
heating and air conditioning units, but excluding solar panels and Wind 
Energy Systems that have received a Conditional Use Permit, shall be 
shielded and screened from view from the ground level of on-site parking 
areas, adjacent public streets and adjacent properties. 

 
Staff 
Comments 

The roof-mounted mechanical equipment will be shielded by the parapet walls. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
3f 

f. The hardware associated with alternative energy sources shall be 
incorporated into the building’s design and not detract from the building and 
its surroundings. 

 
Staff 
Comments 

N/A None are proposed at this time.  

☒ ☐ ☐ 17.06.080(A)
3g 

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

Staff 
Comments 

There will be no ground mounted HVAC equipment.  
 
The trash enclosure will be screened. A rendering is attached. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
3h 

i. All service lines into the subject property shall be installed underground.   
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Staff 
Comments 

All service lines into the property will be installed underground.   
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
3i 

 
j. Additional appurtenances shall not be located on existing utility poles. 

 
Staff 
Comments 

N/A No appurtenances are proposed on existing utility poles. 

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

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(A)

4a 
a. Only drought tolerant plant species and/or xeriscape specific plant materials shall 

be used, as specified by the Hailey Landscaping Manual or an approved 
alternative. 

Staff 
Comments 

All proposed landscaping will be drought tolerant and will be watered by an 
irrigation system utilizing water sensors.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4b 

b. All plant species shall be hardy to the Zone 4 environment.   

Staff 
Comments 

Plants are hardy for Zone 4. 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4c 

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

Staff 
Comments 

Irrigation will utilize water sensors. 
 
The Commission found that this standard has been met. 

☒  ☐ 17.06.080(A)
4d 

d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment.  A combination of trees shrubs, vines, 
ground covers and ornamental grasses shall be used.  New landscaped areas 
having more than 10 trees, a minimum of 10% of the trees shall be at least 4-inch 
caliper, 20% shall be at least 3-inch caliper, and 20% shall be at least 2½ inch 
caliper and a maximum of 20% of any single tree species may be used in any 
landscape plan (excluding street trees).  New planting areas shall be designed to 
accommodate typical trees at maturity.  Buildings within the LI and SCI-I zoning 
district are excluded from this standard.   

Staff 
Comments 

There are a variety of trees, plants and shrubs proposed for this project.  Limited 
width of many of the planting areas will of necessity require smaller plantings with 
limited spread.  The trees planned for this application are within the growth limits of 
their respective planting areas.  Staff has concerns that: 

• The 2 Gleditsia trees planted at the corner of the building appear to be 
planted right next to one another.  They may be too close together.  Is there 
a way to delineate 1/8” to know how far 1’ is on the plan? 

• The thundercloud plum trees will produce fruit that is edible and will attract 
wildlife and will also drop onto the sidewalk, which is messy and not 
maintenance friendly. 
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Staff requested that the Applicant make these changes to the landscape plan.  The 
Applicant has agreed to adjust the spacing of the Gleditsia trees and replace the 
thundercloud plum trees with Honey Locust trees. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
4e 

 
e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be 

provided to add color and interest to the outside of buildings in the LI and SCI-I 
zoning districts. 

Staff 
Comments 

N/A - There are no planting boxes or hanging baskets planned for use in the 
landscaping. 

☒ ☐ ☐ 17.06.080(A)
4f 

f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts shall 
be designed with attention to the details of color, texture and form. A variety of 
trees, shrubs, perennials, ground covers and seasonal plantings, with different 
shapes and distinctive foliage, bark and flowers shall be used in beds, planter 
boxes, pots, and/or hanging baskets.   

Staff 
Comments 

There are a variety of trees, plants and shrubs proposed for this project.  There is no 
plant list.   
 

 
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4g 

g. Storm water runoff should be retained on the site wherever possible and used to 
irrigate plant materials. 

Staff 
Comments 

All storm water runoff will be contained on site, either in a drywell or in planting 
areas.  
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4h 

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

Staff 
Comments 

The landscaped areas will be maintained in neat and attractive order during the 
growing season and properly winterized in the fall.    
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4i 

i. Retaining walls shall be designed to minimize their impact on the site and the 
appearance of the site.   

Staff 
Comments 

All retaining walls that are necessary will be made of formed concrete, be less than 
24 inches in height, and be compatible with neighboring retaining walls.   
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(A)
4j 

j. Retaining walls shall be constructed of materials that are utilized elsewhere on 
the site, or of natural or decorative materials.   

Staff 
Comments 

All retaining walls that are necessary will be made of formed concrete and be 
compatible with neighboring retaining walls.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(A)
4k 

k. Retaining walls, where visible to the public and/or to residents or employees of 
the project, shall be no higher than four feet or terraced with a three-foot 
horizontal separation of walls.   

Staff 
Comments 

None will be over two (2’) feet in height, and terracing and guardrails will not be 
required. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(A)
4l 

l. Landscaping should be provided within or in front of extensive retaining walls.   

Staff 
Comments 

N/A Staff does not consider thee retaining walls to be extensive but the Commission 
should discuss. 

☐ ☐ ☒ 17.06.080(A)
4m 

m. Retaining walls over 24” high may require railings or planting buffers for safety.   

Staff 
Comments 

N/A. No retaining walls will be over 24” high. 

☐ ☐ ☒ 17.06.080(A)
4n 

n. Low retaining walls may be used for seating if capped with a surface of at least 12 
to 16 inches wide. 

 
Staff 
Comments 

N/A. No retaining walls are proposed to be used for seating. 

 
Additional Design Review Requirements for 

Non-Residential Buildings Located within B, LB, or TN 
 
 
1. Site Planning: 17.06.080 (B) 1, items (a) thru (b) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(B)

1a 
a. The site shall support pedestrian circulation and provide pedestrian amenities.  

Sidewalks shall be provided along building fronts. 
Staff 
Comments 

There is an existing sidewalk along 1st Avenue, which is also the front of the building.  
The existing sidewalk will connect to a new sidewalk that will run along the entire 
south façade between the building and the parking lot and connects the parking lot 
and main entry.  New sidewalk will also be added between the tenant parking and 
entry. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)
1b 

b. Wider sidewalks are encouraged to provide additional amenities such as seating 
areas and bicycle racks. 

 
Staff 
Comments 

N/A The sidewalk along the building front is existing.  The narrow lot is not 
conducive to wider sidewalks.  Staff recommends that a bike rack be added.  The 
Applicant has agreed to add a bike rack. 
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2. Building Design: 17.06.080 (B) 2, items (a) thru (g) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.06.080(B)

2a 
a. The main facade shall be oriented to the street. The main entrance(s) to the 

building shall be located on the street side of the building.  If the building is 
located on a corner, entrances shall be provided on both street frontages.  If the 
design includes a courtyard, the main entrance may be located through the 
courtyard.  Buildings with more than one retail space on the ground floor are 
encouraged to have separate entrances for each unit.   

Staff 
Comments 

The main façade is oriented to 1st Avenue and faces East.  The main entrance is on 
the south elevation but is visible from both 1st Avenue and the parking lot on the 
south side of the building.  The main entry is on the corner and is recessed to appear 
more oriented towards 1st Avenue.   
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2b 

b. Multi-unit structures shall emphasize the individuality of units or provide visual 
interest by variations in roof lines or walls or other human scale elements.  
Breaking the facades and roofs of buildings softens the institutional image which 
may often accompany large buildings. 

Staff 
Comments 

This two-story building includes variations in roof lines and in materials that provide 
visual interest and soften the image.  The building incorporates horizontal siding, 
cantilevered floor elements, and interplay of metal and wood finishes to break up 
the tall vertical walls.       
 
The Commission found that this standard has been met. 

☒ ☐ ☐ 17.06.080(B)
2c 

c. Building designs shall maximize the human scale of buildings and enhance the 
small town “sense of place”.  This can be achieved by utilizing voids and masses, 
as well as details, textures, and colors on building facades.  Human scale can also 
be achieved by incorporating structural elements such as colonnades and covered 
walkways, overhangs, canopies, entries, and landscaping.  Particular attention 
should be paid to creating interest at the street level. 

Staff 
Comments 

The building incorporates glass doors and windows at the street level to invite 
pedestrians and light inward.  The human scale is enhanced by the interplay of metal 
and wood finishes to break up tall vertical walls.  There is an overhang above the 
main entrance. 
 
The Commission discussed the need for a horizontal element on the west and north 
facades to further create human scale and interest. 
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)
2d 

d. Buildings that exceed 30 feet in height, the entire roof surface shall not project to 
the highest point of the roof.  The Commission shall review building height 
relative to the other dimensions of width and depth combined with detailing of 
parapets, cornices, roof, and other architectural elements.   

Staff 
Comments 

N/A This building does not exceed 30 feet in height.   

☒ ☐ ☐ 17.06.080(B)
2e 

e. Livable outdoor spaces in multi-story buildings that create pleasing elements and 
reduce the mass of taller buildings are encouraged.   

Staff 
Comments 

There will be a large open area in the northeast corner of the lot for use by building 
occupants, primarily the residential tenants on the 2nd floor. 
 
The Commission found that this standard has been met. 
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☒ ☐ ☐ 17.06.080(B)
2f 

f. Fire department staging areas shall be incorporated into the design elements of 
the building. 

 
Staff 
Comments 

Fire department staging is available from the street.  
 
The Commission found that this standard has been met. 

☐ ☐ ☒ 17.06.080(B)
2g 

g. New buildings adjacent to residential areas shall be designed to ensure that 
building massing and scale provide a transition to adjoining residential 
neighborhoods.  Possible mitigation techniques include, but are not limited to the 
following: 

i. Locating open space and preserving existing vegetation on the 
edge of the site to further separate the building from less 
intensive uses; 

ii. Stepping down the massing of the building along the site’s 
edge; and 

iii. Limiting the length of or articulating building facades to reflect 
adjacent residential patterns 

 
Staff 
Comments 

N/A This building is not adjacent to a residential area. 

 
3. Landscaping: 17.06.080 (B) 3, item (a) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 17.06.080(B)

3a 
a. When abutting the LR, GR or TN zoning districts, a landscape buffer between the 

project and the residential property shall be provided.  The buffer shall be at least 
eight-foot-wide to create a year-round visual screen of at least 6 feet in height. 
The buffer shall be designed to avoid the appearance of a straight line or wall of 
uniform plant material and shall be wide enough to accommodate the planted 
species when mature. 

Staff 
Comments 

N/A. The proposed project is located in the Business (B) Zoning District. The 
surrounding properties are also zoned Business (B).   

 

17.06.060 Criteria. 
A. The Commission or Hearing Examiner shall determine the following before approval is given: 

1. The project does not jeopardize the health, safety or welfare of the public. 
2. The project conforms to the applicable specifications outlined in the Design 

Review Guidelines, as set forth herein, applicable requirements of the Zoning 
Ordinance, and City Standards. 

 
B. Conditions. The Commission or Hearing Examiner may impose any condition deemed 

necessary. The Commission or Hearing Examiner may also condition approval of a 
project with subsequent review and/or approval by the Administrator or Planning 
Staff.  Conditions which may be attached include, but are not limited to those which 
will: 

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

Zoning Ordinance. 

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

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

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

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

 

CONCLUSIONS OF LAW 

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

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

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

DECISION 
 

The Design Review Application by Kevin and Stefanie McMinn, represented by Owen Scanlon, for a 
5,457 square foot orthodontist office (1,512 square foot unfinished basement, 2,312 square foot main 
floor office and 1,633 square foot second floor residence), located at Lot 2, Block 1, Taylor Subdivision 
(801 N 1st Avenue) within the Business (B) Zoning District, is hereby 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 
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applicable requirements of Title 17, Title 18, and City Standards, provided conditions (a) through (n) are 
met: 

a) All applicable Fire Department and Building Department requirements shall be met.
b) 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.

c) The project shall be constructed in accordance with the application or as modified by
these Findings of Fact, Conclusions of Law and Decision.

d) All new exterior lighting shall comply with the Outdoor Lighting Ordinance.
e) 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.

f) 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.

g) The Applicant shall submit a Sign Permit Application for Staff approval for new signage is
proposed. Proposed sign(s) shall conform to City Zoning requirements, and shall be
approved prior to installation.

h) Construction staging and storage shall not be in the City Right-of-Way. All construction
impacts shall occur within property boundary.

i) Applicant shall provide recycling containers in the trash enclosure.
j) Snow storage areas shall be reconfigured to meet the minimum size requirements.
k) Applicant shall provide a bike rack. Design and location to be approved by Staff.
l) Changes to the tree selection shall be provided per arborist review.  Final plans to be

approved by Staff.
m) Applicant shall provide a plant list that includes species, size and quantity.
n) A horizontal color element shall be incorporated into the west and north elevations, to be

approved by staff and one (1) Commissioner.

Signed this _____ day of ________________, 2020. 

____________________________ 
Janet Fugate, Planning & Zoning Commission Chair 

Attest: 

9 June





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Return to Agenda 



To: Hailey Planning and Zoning Commission 

From: Lisa Horowitz, Community Development Director 

Overview: Consideration of a Design Review Application for L.L. Green’s Hardware Store, 
represented by Errin Bliss of Bliss Architecture, for a new two-story hardware store 
(14,946 square foot first floor and 1,589 square foot second floor), to be located at 21 
East McKercher Boulevard (Lot 1, Block 2, Northridge X Subdivision). The Planning and 
Zoning Commission approved a Preliminary Plat Application to subdivide the parcel into 
two (2) lots, as well as a Rezone Application, where the parcel is rezoned to Business (B) 
from Limited Business (LB), on May 17, 2021.   

Hearing: August 2, 2021 

Applicant: Larry and Luanne Green 

Request: Approval of a Design Review Application for a new Hardware Store 

Location: Lot 1, Block 2, Northridge Subdivision X 

Zoning: Business (B) Zoning District 

Notice: Notice for the August 2, 2021 public hearing was published in the Idaho Mountain Express on July 
14, 2021 and mailed to property owners within 300 feet on July 14, 2021.  

Application: A Design Review Application was submitted by L.L. Green’s Hardware for a new 16,535 
square foot commercial building, to be located on a 1.01 portion of 21 East McKercher (Lot 1, Block 2, 
Northridge Subdivision X). The new commercial space will be two stories in height, with retail and 
warehouse space and a small office space. This project was previously approved by the Planning and 
Zoning Commission on May 21, 2018 and is being reheard due to the expiration of the previously 
approved Design Review, and various other minor changes to the design.  

The City Council approved a rezone of the subject property from Limited Business to Business on July 12, 
2021. A preliminary plat creating two lots on the subject property was approved by the Commission on 
June 7, 2021. 

Procedural History: The Planning and Zoning Commission first heard the Design Review Application on 
April 16, 2018. The Commission suggested that the Applicant Team incorporate the following and 
continued the item to May 21, 2018:  

• Offer a studio apartment for employee housing (approximately 600 square feet)
• Add exterior private entrance on north elevation to apartment stairway

STAFF REPORT 
Hailey Planning and Zoning Commission 

Regular Meeting of August 2, 2021 
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• Narrow west driveway into parking lot to 24' width 
• Widen east driveway into parking lot to 32' width 
• Replace Arctic Willow Shrubs on south property line to Isanti Dogwood 
• Replace Ginnala Maple Trees (four) to Thundercloud Plum Trees 
• Replace Ginnala Maple Trees (one) to Celebration Maple Tree 
• Correct east property line measurement to 350' 
• Add bollard lights at driveway/bike path intersections 
• Sidewalk In-Lieu payment 
 

Based on Commission feedback, the Applicant Team revised their submittal and made the changes 
noted above. The Design Review Application was approved on May 21, 2018.  
 
The following changes have been made to the design since the May 2018 approval: 
 

• Studio apartment no longer included 
• Shape of the building has been reconfigured 
• Building size has been reduced from 17,549 to 16,535 square feet 
• Parking has been changed from 38 spaces to 24 spaces 
• Seasonal Greenhouse has been eliminated 

 
A public hearing before the Planning and Zoning Commission will be held on August 2, 2021, in the 
Hailey City Council Chambers and remotely via GoTo Meeting.   
 
 

 

General Requirements for all Design Review Applications 
 

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

☒ ☐ ☐ Department 
Comments 

Engineering: Civil Plans for any grading/drainage improvements shall be 
provided at the time of the Building Permit.   
Life/Safety: No comments 
Water and Sewer: No water service is available yet to this lot. 
Building: No comments 
Streets: Drywell Permits shall be applied for at the time of the Building Permit.  
 
The Streets Division recommended and the Commission found that the 
Applicant shall complete and maintain the sidewalk along Highway 75, a 
sidewalk in-lieu fee based on the sidewalk estimate along the property 
frontage of McKercher Boulevard shall be paid, with funds from this payment 
to be used in part to repair the damaged portions of the McKercher Boulevard 
path.  

☐ ☐ ☒ 17.08A Signs 17.08A Signs: The applicant is hereby advised that a sign permit is required for any 
signage exceeding four square feet in sign area.  Approval of signage areas or signage 
plan in Design Review does not constitute approval of a sign permit. 
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Staff Comments Signs have not yet been submitted, but will conform to City Standards. 
☒ ☐ ☐ 17.09.040 On-site 

Parking Req. 
See Section 17.09.040 for applicable code. 
9.4.5, 1 space per 1,000 square feet. 9.4.A.1, fractional spaces are rounded down 

Staff Comments The Hailey Municipal Code requires one (1) parking space per 1,000 square 
feet of commercial space. The proposed project is 16,535 square feet in size; 
therefore, sixteen (16) parking spaces are required.  

The Applicant is proposing a total of 24 parking spaces on private property; 
one (1) accessible space is proposed. Three (3) employee spaces are proposed 
to be located near the entrance; the remaining 21 spaces are proposed to be 
located at the rear near the south entrance. The landscape plan will be 
revised and resubmitted to show only one (1) accessible space. 

The project meets the total number of parking spaces required by the Hailey 
Municipal Code.  

☒ ☐ ☐ 17.09.040.06: EXCESS OF PERMITTED PARKING: 
A. Approval Required: No use shall provide on-site parking for more than
two hundred percent (200%) of the number of spaces required by this
chapter unless permitted by specific action of the commission.
Applications for parking in excess of that normally permitted will be heard
by the commission as part of other applications, or, where no other 
application is pertinent, under the notice and hearing procedures set forth
for design review.
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The parking requested above City Standard is not in excess of 200%. 24 spaces 
are proposed; 16 spaces are required.  

☐ ☐ ☐ 17.08C.040 Outdoor 
Lighting Standards 

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

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

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

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

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

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

Staff Comments The Applicant is proposing a variety of light fixtures. Cut sheets are attached.  
A Photometric Plan has also been submitted, which has been included in this 
packet for further review.  

☐ ☐ ☐ Bulk Requirements Zoning District: Business  
Maximum Height:  35’  
Required Setbacks:  

• Front Yard: 0’ 
• Side Yards: 0’ 
• Rear Yard: 0’ 

Staff Comments Zoning District(s): Business (B) and Downtown Residential Overlay (DRO) 
 
Proposed Height: 35” 
 
Proposed Setbacks:  

• Front Yard: 16’ 
• Side Yard (south): 2’-8” 
• Side Yard (north): 5’-11” 
• Rear Yard: 100+’ 

The proposed project complies with height and setback requirements of the 
Hailey Municipal Code.  

☒ ☐ ☐ 17.06.070(A)1 
Street 
Improvements 
Required 

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

Staff Comments A six (6’) foot wide sidewalk exists only on the corner of Main Street. The 
Applicant proposes to extend this sidewalk on Main Street, and plant a variety 
of native grasses and wildflowers in a planting bed at the back of the 
sidewalk. Two street trees will be added at the curb line. 
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The corner six (6’) foot wide sidewalk wraps around the site to the north and 
transitions to an asphalt path that runs east along McKercher Boulevard, 
connecting to Buttercup Road. The Commission should discuss whether this 
path should simply be repaired, as was discussed in 2018, or replaced and 
widened as was discussed when this application was part of a larger project 
(Silver Creek Ford) in 2020.  Staff recommends that the asphalt path be 
replaced and widened to 10’. 
 
The Streets Division previously recommended and the Commission found that 
the Applicant shall complete and maintain the sidewalk along Highway 75.  
This is also needed along McKercher, due to the fact that the building 
entrance encroaches into the area where snow is typically stored.  (Staff 
supports the building encroachment as designed, as the design created an 
inviting pedestrian entrance along McKercher). 
 
With regard to drainage improvements, all roof drainage runs to interior 
drains that drain to drywells located under the parking areas.   
 

☐ ☐ ☒ 17.06.070(B) 
Required Water 
System 
Improvements 

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

Staff Comments N/A, as this site is not in Townsite Overlay. 
 

Design Review Requirements for Non-Residential, Multifamily,  
and/or Mixed-Use Buildings within the City of Hailey 

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

 
Compliant Standards and Staff Comments 

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

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

Staff Comments The proposed building follows the grid pattern in downtown Hailey. The proposed 
building is oriented towards both the south and the north, facing Main Street and 
McKercher Boulevard. An entrance is also provided on the north side. Generous 
two-story entrances on the north and south allow for sun exposure. 

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

Staff Comments N/A, as the site does not contain any existing mature landscaping. 
☒ ☐ ☐ 17.06.080(A)1c c. Site circulation shall be designed so pedestrians have safe access to and 

through the site and to building.  
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Staff Comments A six (6’) foot wide sidewalk exists only on the corner of Main Street. The 

Applicant proposes to extend this sidewalk on Main Street, and plant a variety of 
native grasses and wildflowers in a planting bed at the back of the sidewalk, 
along with two street trees.  
 
The corner six (6’) foot wide sidewalk wraps around the site to the north and 
transitions to an asphalt path that runs east along McKercher Boulevard, 
connecting to Buttercup Road. The Commission should discuss whether this path 
should simply be repaired, as was discussed in 2018, or replaced and widened as 
was discussed when this application was part of a larger project (Silver Creek 
Ford) in 2020.  Staff recommends that the asphalt path be replaced and widened 
to 10’. 
 
The Streets Division previously recommended and the Commission found that the 
Applicant shall complete and maintain the sidewalk along Highway 75.  This is 
also needed along McKercher, due to the fact that the building entrance 
encroaches into the area where snow is typically stored.  (Staff supports the 
building encroachment as designed, as the design created an inviting pedestrian 
entrance along McKercher). 
 
Circulation to all entrances is pedestrian friendly and provides safe access 
to/from the building.  Staff has recommended a condition of approval requiring 
that the Main Street and McKercher entrances be kept open during all business 
hours. 

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

Staff Comments The Applicant is proposing roll-out trash receptacles. The trash enclosure is 
located on the east side of the building and will be screened with opening doors.  
Staff has requested drawings as to the door and fence design. A letter from Clear 
Creek Disposal will be required stating that the trash area is accessible. This has 
been made a Condition of Approval.  

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

Staff Comments N/A, as this block does not contain a platted alley. 
☒ ☐ ☐ 17.06.080(A)1f f. Vending machines located on the exterior of a building shall not be visible 

from any street. 
Staff Comments No vending machines will be located on the exterior of the building. This has been 

added as a Condition of Approval. 
☒ ☐ ☐ 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and screened 

from the street.  Parking and access shall not be obstructed by snow 
accumulation. (NOTE: If project is located in Airport West Subdivision, certain 
standards may apply that are not listed here.  See code for details.)  

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

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

   Staff Comments The majority of the onsite parking is located in a large parking lot to the 
south side of the building. All parking areas are screened/buffered as viewed 
from the south from sidewalks by a combination of trees, shrubs, grasses, 
and wildflowers. Parking on the south end abuts the existing parking area of 
the AmericInn Lodge. 
 
Two (2) loading spaces are required, and are shown on the site plans on the 
east side of the building. 
 
The property to the east was originally part of this parcel, which has been 
split into two, and recently rezoned to Business. While at the April 16, 2018 
hearing, the Commission discussed adding a fence at the east property line to 
separate and provide privacy from the undeveloped residential property, and 
the Commission found that the utilization of a variety of grasses, trees and 
shrubs would be sufficient, and that a fence would not be required, this 
property line now abuts commercial uses, and contains a shared access drive, 
such that plantings in this area would be impractical. 

☒ ☐ ☐ 17.09.020.02 Loading Space Requirements and Dimensions: The following regulations apply to all 
commercial and industrial uses with onsite loading areas:  

a. Requirements: One loading space shall be provided for any single retail, 
wholesale or warehouse occupancy with a floor area in excess of 4,000 
square feet, except grocery and convenience stores where one loading 
space shall be provided for a floor area in excess of 1,000 square feet. An 
additional loading space shall be required for every additional 10,000 
square feet of floor area, except grocery and convenience stores where an 
additional loading space shall be required for every additional 5,000 
square feet of floor area. Such spaces shall have a minimum area of 500 
square feet, and no dimension shall be less than 12’.  

   Staff Comments Two (2) loading spaces are required, and are shown on the plans. 
☒ ☐ ☐ 17.09.020.09A(3) Screening and Landscaping:  

A. Screening from Residential Property:  
3. Such a fence or wall shall not be less than four (4’) feet nor more 

than six (6’) feet in height and shall be maintained in good 
condition. The space between such fence or wall and the lot line 
of the adjoining premises in any residential district shall be 
landscaped with drought tolerant landscaping and maintained in 
good condition.  

   Staff Comments  Please refer to Section 17.06.080(A)1g for further detail.  
☒ ☐ ☐ 17.09.020.09B B.     When Buffer Required: When a project is being reviewed pursuant to 

Chapter 17.06 of this title, and an existing onsite parking area is located 
adjacent to a sidewalk, a landscape buffer is required between the surface 
of the parking area and the sidewalk.  

   Staff Comments Please refer to Section 17.06.080(A)1g for further detail. 
☒ ☐ ☐ 17.06.080(A)1h h.     Access to on-site parking shall be from the alley or, if the site is not serviced by 

an alley, from a single approach to the street to confine vehicular/pedestrian 
conflict to limited locations, allow more buffering of the parking area and 
preserve the street frontage for pedestrian traffic. 

Staff Comments This block does not contain a platted alley. The front entrance is accessed via a 
new curb cut along McKercher Boulevard (a 26’-wide access easement to be 
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shared between Lot 1A and 1B). No curb cuts or direct access to Highway 75 will 
be made. 
 
The location of the access and parking area are to the rear of the proposed 
building, which buffers the parking from the street and preserves the street 
frontage for pedestrian traffic.  

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

Staff Comments Snow storages areas are practical and are located in areas that appear to be 
accessible to all types of snow removal vehicles and methods.    

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

Staff Comments The site plan proposes 14,895 square feet of hardscape (parking, vehicle and 
pedestrian areas). 25% of this (3,724 square feet) is required as a snow storage 
area. The Applicant has shown a total of 3,782 square feet of snow storage on 
the site plan.   

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

Staff Comments Snow storage areas vary in width, and they appear to meet all requirements.  
☒ ☐ ☐ 17.06.080(A)1l l. Hauling of snow from downtown areas is permissible where other options are 

not practical. 
Staff Comments Snow may need to be hauled from the large parking areas proposed.  

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

Staff Comments Snow storage areas to not impede parking areas, nor vehicular and pedestrian 
circulation of the site.  

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

Staff Comments Snow storage areas contain shrubs, native grasses and other low-lying plants. 
 
2.  Building Design: 17.06.080(A)2, items (a) thru (m) 
 

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

compatible with surrounding buildings. 

Staff Comments The proposed building uses a variety of flat roof lines and parapets. The parapets 
will conceal rooftop equipment. A large clerestory element is proposed above the 
roof to allow for more natural light in the retail area. The proposed building 
meets setback requirements of the Zoning District.  

☐ ☐ ☒ 17.06.080(A)2b b. Standardized corporate building designs are prohibited. 
Staff Comments N/A, as the proposed building design is not a standardized corporate building 

design.  
☒ ☐ ☐ 17.06.080(A)2c c. At ground level, building design shall emphasize human scale, be 

pedestrian oriented and encourage human activity and interaction.   
Staff Comments The primary entrance/front façade faces McKercher Boulevard and has multiple 

windows to welcome pedestrians. A smaller entrance faces Main Street.  A third 
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entrance faces to the south off of the parking area. Entrance designs are of a 
human scale. 

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

Staff Comments The front façade and front entry of the building faces McKercher Boulevard. A 
secondary entry faces Highway 75.  
 
The front façade incorporates glass doors, windows and beamed entrances to 
invite pedestrians and natural light in. The façade incorporates varied roof 
pitches and wood beam elements. 

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

to create a cohesive whole. 
Staff Comments N/A, as no expansion is planned at this time.  

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

Staff Comments A variety of materials will be used on the exterior, as described in Section 
17.06.080(A)2d above.  

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

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

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

Staff Comments The proposed building contains roof lines of varying heights. Two second-story 
elements are shown which break up the facades. The variety of colors utilized, 
raised cornice panels and horizontal siding, and awnings provide depth, shadow 
lines, and human scale to the building façades.  

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

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

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

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

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

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

Staff Comments The building incorporates double glazed windows and low-emissivity glazing 
properties. Windows and awnings have southern orientation.  

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

Staff Comments All pedestrian areas are under covered walkways, with the exception of the 
entrance into the outdoor storage.  

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

Staff Comments Downspouts from the building appear to be routed underground to a drywell. All 
downspouts, overflow downspouts, and roof leaders will either drain into 
drywells or into landscape areas only and not onto pedestrian and hardscape 
locations. More detailed drawings will be required as part of the Building Permit 
Application. 

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

Staff Comments No drive-through canopies are proposed. A ‘receiving area’ and ‘storage area’ 
will accommodate truckloads of goods. All dry goods will be unloaded and moved 
into these areas with a Hyster forklift.  

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

Staff Comments  N/A, as a Master Signage Plan is not required of a single-tenant building. 
 
3.  Accessory Structures, Fences and Equipment/Utilities:  17.06.080(A)3, items (a) thru (i) 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 17.06.080(A)3a  a. Accessory structures shall be designed to be compatible with the 

principal building(s). 
Staff Comments N/A, as no accessory structures are proposed. 

☐ ☐ ☒ 17.06.080(A)3b  b. Accessory structures shall be located at the rear of the property. 
Staff Comments N/A, as no accessory structures are proposed.  

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

Staff Comments Staff has requested drawings for the fence enclosing the rear storage yard. 
☒? ☐ ☐ 17.06.080(A)3d d. Walls and fencing shall not dominate the buildings or the landscape.  

Planting should be integrated with fencing in order to soften the visual 
impact.   

Staff Comments Staff has requested drawings for the fence enclosing the rear storage yard. 
 

Trees, shrubs, native grasses and wildflowers are integrated on-site to soften the 
visual impact.  The City Arborist has noted that the amount of plant material 
appears to be sparse. 
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During the 2018 approval process, the Commission discussed adding 
additional trees along McKercher Boulevard and Highway 75. The Commission 
found that the addition of one (1) tree along Highway 75 and the addition of 
three (3) trees along McKercher Boulevard would be appropriate. The 
Commission agreed that three (3) of the proposed trees shall be at least a 
four (4") inch caliper or larger.  The revised proposal shows two street trees 
along Main Street and two along McKercher. Of the two along McKercher, 
one is an evergreen.  The remaining Maple is shown at 3” caliper and the two 
street trees on Main Street are shown as 3” caliper.  These should be 
increased to 4” caliper, and the evergreen on McKercher should be replaced 
with a street tree. 

☒ ☐ ☐ 17.06.080(A)3e e. All roof projections including, roof-mounted mechanical equipment, such 
as heating and air conditioning units, but excluding solar panels and Wind 
Energy Systems that have received a Conditional Use Permit, shall be 
shielded and screened from view from the ground level of on-site parking 
areas, adjacent public streets and adjacent properties. 

Staff Comments All roof-mounted mechanical equipment will be screened or not visible from the 
ground level of on-site parking areas and adjacent streets and properties. All 
roof-mounted mechanical equipment will be located toward the center of the 
roof.  

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

Staff Comments N/A, as no alternative energy sources are proposed at this time.  
☒ ☐ ☐ 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air 

conditioning units, and trash receptacle areas shall be adequately 
screened from surrounding properties and streets by the use of a wall, 
fence, or landscaping, or shall be enclosed within a building.   

Staff Comments Ground-mounted mechanical equipment is not anticipated for the proposed 
building. All service lines into the property shall be installed underground and no 
service equipment shall be placed on utility poles.  

☒ ☐ ☐ 17.06.080(A)3h h. All service lines into the subject property shall be installed underground 

Staff Comments All service lines shall be installed underground. City Staff requests that 
transformer locations be shown on the Building Permit drawings. 

☐ ☐ ☒ 17.06.080(A)3i i. Additional appurtenances shall not be located on existing utility poles. 

Staff Comments N/A, as no appurtenances are proposed. 
 
4.  Landscaping:  17.06.080(A)4, items (a) thru (n) 
 

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

shall be used, as specified by the Hailey Landscaping Manual or an approved 
alternative. 

Staff Comments Plant materials will be appropriate for the environment.   
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☒ ☐ ☐ 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.   

Staff Comments Plant materials will be appropriate for the environment. 
☒ ☐ ☐ 17.06.080(A)4c c. At a minimum, a temporary irrigation system that fully operates for at least 

two complete growing seasons is required in order to establish drought 
tolerant plant species and/or xeriscape specific plant materials.  Features that 
minimize water use, such as moisture sensors, are encouraged. 

Staff Comments A drip irrigation and sprinkler system will be installed according to City 
Standards.   

 ☒? ☐ ☐ 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with 
consideration of the urban environment.  A combination of trees shrubs, 
vines, ground covers and ornamental grasses shall be used.  New landscaped 
areas having more than 10 trees, a minimum of 10% of the trees shall be at 
least 4-inch caliper, 20% shall be at least 3-inch caliper, and 20% shall be at 
least 2½ inch caliper and a maximum of 20% of any single tree species may be 
used in any landscape plan (excluding street trees).  New planting areas shall 
be designed to accommodate typical trees at maturity.  Buildings within the LI 
and SCI-I zoning district are excluded from this standard.   

Staff Comments Proposed landscaping is varied. A combination of trees, shrubs, native grasses 
and wildflowers will be utilized to soften the site.  
 
At the April 16, 2018 hearing, the Commission discussed the quantity of large 
trees and types. The Commission requested that larger shade trees be 
incorporated onsite. 
 
During the 2018 approval process, the Commission discussed adding 
additional trees along McKercher Boulevard and Highway 75. The Commission 
found that the addition of one (1) tree along Highway 75 and the addition of 
three (3) trees along McKercher Boulevard would be appropriate. The 
Commission agreed that three (3) of the proposed trees shall be at least a 
four (4") inch caliper or larger.  The revised proposal shows two street trees 
along Main Street and two along McKercher. Of the two along McKercher, 
one is an evergreen.  The remaining Maple is shown at 3” caliper and the two 
street trees on Main Street are shown as 3” caliper.  These should be 
increased to 4” caliper, and the evergreen on McKercher should be replaced 
with a street tree. 
 
The City Arborist has noted that the amount of plant material appears to be 
sparse.  The Commission should discuss a revised landscape plan, which could be 
approved by staff. 
 
 

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

Staff Comments N/A, as this parcel is located within the Business (B) Zoning District.  
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☒? ☐ ☐ 17.06.080(A)4f f. Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts 

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

Staff Comments At the April 16, 2018 hearing, the Commission found that the addition of one (1) 
tree along Highway 75 and the addition of three (3) trees along McKercher 
Boulevard be appropriate. The Commission agreed that three (3) of the trees 
should be four (4") inch caliper or larger.  See comments under standard 
17.06.080(A)4d. 

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

Staff Comments Runoff is within planting beds. 
☒ ☐ ☐ 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the 

project appears in a well-maintained condition (i.e., all weeds and trash 
removed, dead plant materials removed and replaced). 

Staff Comments The Applicant shall be responsible for maintaining plant material in a healthy 
condition. Plants were chosen for reduced maintenance, and ability to thrive in 
the conditions on-site.  

☐ ☐ ☒ 17.06.080(A)4i i. Retaining walls shall be designed to minimize their impact on the site and the 
appearance of the site.   

Staff Comments N/A, as no retaining walls are proposed at this time. 
☐ ☐ ☒ 17.06.080(A)4j j. Retaining walls shall be constructed of materials that are utilized elsewhere 

on the site, or of natural or decorative materials.   

Staff Comments N/A, as no retaining walls are proposed at this time.  
☐ ☐ ☒ 17.06.080(A)4k k. Retaining walls, where visible to the public and/or to residents or employees 

of the project, shall be no higher than four feet or terraced with a three-foot 
horizontal separation of walls.   

Staff Comments N/A, as no retaining walls are proposed at this time. 
☐ ☐ ☒ 17.06.080(A)4l l. Landscaping should be provided within or in front of extensive retaining walls.   

Staff Comments N/A, as no retaining walls are proposed at this time. 
☐ ☐ ☒ 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for 

safety.   

Staff Comments N/A, as no retaining walls are proposed at this time.  
☐ ☐ ☒ 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at least 

12 to 16 inches wide. 
Staff Comments N/A, as no retaining walls are proposed at this time.  

 
Additional Design Review Requirements for 

Non-Residential Buildings Located within B, LB, or TN 
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1. Site Planning: 17.06.080 (B) 1, items (a) thru (b) 
 

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

☒ ☐ ☐ 17.06.080(B)
1a 

a. The site shall support pedestrian circulation and provide pedestrian amenities.  
Sidewalks shall be provided along building fronts. 

Staff 
Comments 

A six (6’) foot wide sidewalk exists only on the corner of Main Street. The Applicant 
proposes to extend this sidewalk on Main Street, and plant a variety of native 
grasses and wildflowers in a planting bed at the back of the sidewalk. Two street 
trees will be added at the curb line. 
 
The corner six (6’) foot wide sidewalk wraps around the site to the north and 
transitions to an asphalt path that runs east along McKercher Boulevard, 
connecting to Buttercup Road. The Commission should discuss whether this path 
should simply be repaired, as was discussed in 2018, or replaced and widened as 
was discussed when this application was part of a larger project (Silver Creek Ford) 
in 2020.  Staff recommends that the asphalt path be replaced and widened to 10’. 
 
The Streets Division previously recommended and the Commission found that the 
Applicant shall complete and maintain the sidewalk along Highway 75.  This is also 
needed along McKercher, due to the fact that the building entrance encroaches into 
the area where snow is typically stored.  (Staff supports the building encroachment 
as designed, as the design created an inviting pedestrian entrance along 
McKercher). 
  

☒ ☐ ☐ 17.06.080(B)
1b 

b. Wider sidewalks are encouraged to provide additional amenities such as seating 
areas and bicycle racks. 

 
Staff 
Comments 

Wider sidewalks are proposed along the length of Main Street/Highway 75.  
See earlier staff discussions regarding the widening of the asphalt path along 
McKercher Boulevard. A bike rack is proposed at the front entrance of the 
building on McKercher, which can accommodate four (4) bikes. 

 
2. Building Design: 17.06.080 (B) 2, items (a) thru (g) 
 

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

☒ ☐ ☐ 17.06.080(B)
2a 

a. The main facade shall be oriented to the street. The main entrance(s) to the 
building shall be located on the street side of the building.  If the building is 
located on a corner, entrances shall be provided on both street frontages.  If the 
design includes a courtyard, the main entrance may be located through the 
courtyard.  Buildings with more than one retail space on the ground floor are 
encouraged to have separate entrances for each unit.   

Staff 
Comments 

This is a corner lot. Pedestrian access is proposed from both Main Street and 
McKercher Boulevard. One vehicular entrance is proposed off of McKercher 
Boulevard. The primary entrance to the building faces McKercher Boulevard. A 
secondary entrance faces Main Street, and a third is accessed from the parking 
lot to the south.  
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The main façade is oriented to the street and the primary entrance to the building 
is located on Main Street.  

☐ ☐ ☒ 17.06.080(B)
2b 

b. Multi-unit structures shall emphasize the individuality of units or provide visual 
interest by variations in roof lines or walls or other human scale elements.  
Breaking the facades and roofs of buildings softens the institutional image which 
may often accompany large buildings. 

Staff 
Comments 

N/A, as the proposed building contains only one (1) commercial unit.  

☒ ☐ ☐ 17.06.080(B)
2c 

c. Building designs shall maximize the human scale of buildings and enhance the 
small town “sense of place”.  This can be achieved by utilizing voids and masses, 
as well as details, textures, and colors on building facades.  Human scale can also 
be achieved by incorporating structural elements such as colonnades and 
covered walkways, overhangs, canopies, entries, and landscaping.  Particular 
attention should be paid to creating interest at the street level. 

Staff 
Comments 

The building achieves human scale through the use of prominent entries.  

☒ ☐ ☐ 17.06.080(B)
2d 

d. Buildings that exceed 30 feet in height, the entire roof surface shall not project 
to the highest point of the roof.  The Commission shall review building height 
relative to the other dimensions of width and depth combined with detailing of 
parapets, cornices, roof, and other architectural elements.   

Staff 
Comments 

The building exceeds 30’ in height. Various elements help to break up the roofline.   

☒ ☐ ☐ 17.06.080(B)
2e 

e. Livable outdoor spaces in multi-story buildings that create pleasing elements and 
reduce the mass of taller buildings are encouraged.   

Staff 
Comments 

An outdoor paver area facing Highway 75 and along McKercher Boulevard is 
proposed, which reduces the mass of the building. Decorative boulders are 
proposed on Main Street and at the south entrance. 

☒ ☐ ☐ 17.06.080(B)
2f 

f. Fire department staging areas shall be incorporated into the design elements of 
the building. 

Staff 
Comments 

Fire Department staging is available on Main Street and McKercher Boulevard. The 
proposed building is within 150’ of the street.   

☒ ☐ ☐ 17.06.080(B)
2g 

g. New buildings adjacent to residential areas shall be designed to ensure that 
building massing and scale provide a transition to adjoining residential 
neighborhoods.  Possible mitigation techniques include, but are not limited to 
the following: 

i. Locating open space and preserving existing vegetation on 
the edge of the site to further separate the building from less 
intensive uses; 

ii. Stepping down the massing of the building along the site’s 
edge; and 

iii. Limiting the length of or articulating building facades to 
reflect adjacent residential patterns 

Staff 
Comments 

The front facade incorporates glass door, wood beams and windows to invite 
pedestrians and natural light in. The scale and textures of the exterior finishes 
are reminiscent of any hardware store nationwide. The large clerestory 
element located above the McKercher entrance is visually stimulating and is a 
great introduction of natural light to the retail space. 
 
The variety of colors and architectural materials provide depth, shadow lines, 
and human scale to the building facades. 
 

 
3. Landscaping: 17.06.080 (B) 3, item (a) 
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Compliant Standards and Staff Comments 
Yes No N/A City Code City Standards and Staff Comments 

☐ ☐ ☒ 17.06.080(B)
3a 

a. When abutting the LR, GR or TN zoning districts, a landscape buffer between the 
project and the residential property shall be provided.  The buffer shall be at 
least eight-foot-wide to create a year-round visual screen of at least 6 feet in 
height. The buffer shall be designed to avoid the appearance of a straight line or 
wall of uniform plant material and shall be wide enough to accommodate the 
planted species when mature. 

Staff 
Comments 

The subject parcel does not abut a residential zoning district.  
 

 
17.06.060 Criteria. 

A. The Commission or Hearing Examiner shall determine the following before approval is given: 
1. The project does not jeopardize the health, safety or welfare of the public. 
2. The project conforms to the applicable specifications outlined in the Design Review 

Guidelines, as set forth herein, applicable requirements of the Hailey Municipal Code, 
and City Standards. 

B. Conditions. The Commission or Hearing Examiner may impose any condition deemed 
necessary. The Commission or Hearing Examiner may also condition approval of a project with 
subsequent review and/or approval by the Administrator or Planning Staff. Conditions which 
may be attached include, but are not limited to those which will: 

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

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

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

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

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

 
The following Conditions are placed on approval of this Application: 
 

a) All applicable Fire Department and Building Department requirements shall be met. 
b) Any change in use or occupancy type from that approved at time of issuance of Building 

Permit may require additional improvements and/or approvals. Additional parking may 
also be required upon subsequent change in use, in conformance with Hailey’s 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. Complete wider sidewalk, street trees and landscape strip along the 
property frontage of Main Street as shown on the plans. 

ii. Replace the existing asphalt path on McKercher along the property 
frontage with a new 10’ wide asphalt path. 

d) The Applicant shall be responsible for winter snow clearing and maintenance of the 
Main Street sidewalk and winter snow clearing and maintenance of the McKercher path. 

e) The project shall be constructed in accordance with the Application or as modified by 
these Findings of Fact, Conclusions of Law and Decision. 

f) 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. 

g) 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. 

h) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance. 
The lighting plan shall demonstrate that there is no light trespass towards residential 
neighborhoods to the east. 

i) Onsite landscaping shall be increased as follows:  
i. Street trees on Main Street shall be a minimum of 4” caliper. 

ii. The coniferous tree along McKercher Boulevard shall be switched to a 
deciduous tree, and both deciduous trees along McKercher shall be 4” caliper. 

iii. The landscape plan shall be augmented to add additional landscaping, to be 
approved by staff prior to the issuance of the building permit. McKercher 
Boulevard.  

j) A letter from Clear Creek Disposal shall be provided stating that the location and design 
of the trash enclosure is adequate for rolling can pick-up. If a change is made to the 
dumpster use, a Design Review Modification shall be submitted.  

k) Rooftop equipment (if any) shall be shown on a roof plan. 
l) All grade level utility boxes and transformers shall be shown on the Building Permit 

submittal. 
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Motion Language: 
Approval: Motion to approve the Design Review Application submitted by L.L. Green’s Hardware for a 
new 16,535 square foot commercial building, to be located at 21 East McKercher (Lot 1, Block 2, 
Northridge Subdivision X), within the Limited Business (LB) Zoning District, finding that the project does 
not jeopardize the health, safety or welfare of the public and the project conforms to the applicable 
specifications outlined in the Design Review Guidelines, applicable requirements of the Hailey Municipal 
Code, Title 18, and City Standards, provided conditions (a) through (l) are met. 
 
Denial: Motion to deny the Design Review Application submitted by L.L. Green’s Hardware for a new 
16,535 square foot commercial building, to be located at 21 East McKercher (Lot 1, Block 2, Northridge 
Subdivision X), within the Limited Business (LB) Zoning District, finding that _________________ [the 
Commission should cite which standards are not met and provide the reason why each identified 
standard is not met]. 

 
Continuation: Motion to continue the public hearing to _____[Commission should specify a date]. 
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1. ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE MOST CURRENT EDITION OF THE "IDAHO STANDARDS FOR PUBLIC WORKS
CONSTRUCTION" (ISPWC) AND CITY OF HAILEY STANDARDS.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND KEEPING A COPY OF
THE ISPWC AND CITY OF HAILEY STANDARDS ON SITE DURING CONSTRUCTION.

2. THE LOCATION OF EXISTING UNDERGROUND UTILITIES ARE SHOWN ON THE PLANS IN AN APPROXIMATE WAY.  THE CONTRACTOR SHALL BE
RESPONSIBLE FOR LOCATING EXISTING UTILITIES PRIOR TO COMMENCING AND DURING THE CONSTRUCTION.  THE CONTRACTOR AGREES TO BE
FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT FROM HIS FAILURE TO ACCURATELY LOCATE AND PRESERVE ANY AND ALL
UNDERGROUND UTILITIES.  CONTRACTOR SHALL CALL DIGLINE (1-800-342-1585) TO LOCATE ALL EXISTING UNDERGROUND UTILITIES A MINIMUM OF 48
HOURS IN ADVANCE OF EXCAVATION.

3. CONTRACTOR SHALL COORDINATE RELOCATIONS OF DRY UTILITY FACILITIES (POWER, CABLE, PHONE, TV) WITH THE APPROPRIATE UTILITY
FRANCHISE.

4. THE CONTRACTOR SHALL CLEAN UP THE SITE AFTER CONSTRUCTION SO THAT IT IS IN A CONDITION EQUAL TO OR BETTER THAN THAT WHICH EXISTED
PRIOR TO CONSTRUCTION.

5. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS PRIOR TO CONSTRUCTION (THIS INCLUDES, BUT IS NOT LIMITED TO, ENCROACHMENT
PERMITS AND NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES) CONSTRUCTION GENERAL PERMIT (CGP) PERMIT COVERAGE).

6. ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201.

7. ALL EXCAVATION & EMBANKMENT SHALL CONFORM TO ISPWC SECTION 202. SUBGRADE SHALL BE EXCAVATED AND SHAPED TO LINE, GRADE, AND
CROSS-SECTION SHOWN ON THE PLANS.  THE SUBGRADE SHALL BE COMPACTED TO 95% OF MAXIMUM DENSITY AS DETERMINED BY ASTM D-698.  THE
CONTRACTOR SHALL WATER OR AERATE SUBGRADE AS NECESSARY TO OBTAIN OPTIMUM MOISTURE CONTENT.  IN-LIEU OF DENSITY
MEASUREMENTS, THE SUBGRADE MAY BE PROOF-ROLLED TO THE APPROVAL OF THE ENGINEER.

- PROOF-ROLLING:  AFTER EXCAVATION TO THE SUBGRADE ELEVATION AND PRIOR TO PLACING COURSE GRAVEL, THE CONTRACTOR SHALL PROOF
ROLL THE SUBGRADE WITH A 5-TON SMOOTH DRUM ROLLER, LOADED WATER TRUCK, OR LOADED DUMP TRUCK, AS ACCEPTED BY THE ENGINEER.
THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE ENGINEER OF UNSUITABLE SUBGRADE MATERIAL AREAS, AND/OR AREAS NOT CAPABLE OF
COMPACTION ACCORDING TO THESE SPECIFICATIONS.  UNSUITABLE OR DAMAGED SUBGRADE IS WHEN THE SOIL MOVES, PUMPS AND/OR
DISPLACES UNDER ANY TYPE OF PRESSURE INCLUDING FOOT TRAFFIC LOADS.

- IF, IN THE OPINION OF THE ENGINEER, THE CONTRACTOR’S OPERATIONS RESULT IN DAMAGE TO, OR PROTECTION OF, THE SUBGRADE, THE
CONTRACTOR SHALL, AT HIS OWN EXPENSE, REPAIR THE DAMAGED SUBGRADE BY OVER-EXCAVATION OF UNSUITABLE MATERIAL TO FIRM
SUBSOIL, LINE EXCAVATION WITH GEOTEXTILE FABRIC, AND BACKFILL WITH PIT RUN GRAVEL.

8. ALL 2" MINUS GRAVEL SHALL CONFORM TO ISPWC 802, TYPE II (ITD STANDARD 703.04, 2"), SHALL BE PLACED IN CONFORMANCE WITH ISPWC SECTION
801 AND COMPACTED PER SECTION 202.  MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 90% OF MAXIMUM LABORATORY DENSITY AS
DETERMINED BY AASHTO T-99.

9. ALL 3/4" MINUS CRUSHED GRAVEL SHALL CONFORM TO ISPWC 802, TYPE I (ITD STANDARD 703.04, 3/4" B), SHALL BE PLACED IN CONFORMANCE WITH
ISPWC SECTION 802 AND COMPACTED PER SECTION 202.  MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 95% OF MAXIMUM LABORATORY
DENSITY AS DETERMINED BY AASHTO T-99 OR ITD T-91.

10. ALL ASPHALTIC CONCRETE PAVEMENT WORK SHALL CONFORM TO ISPWC SECTION(S) 805, 810, AND 811 FOR CLASS II PAVEMENT.  ASPHALT
AGGREGATE SHALL BE 1/2" (13MM) NOMINAL SIZE CONFORMING TO TABLE 803B IN ISPWC SECTION 803.  ASPHALT BINDER SHALL BE PG 58-28
CONFORMING TO TABLE A-1 IN ISPWC SECTION 805.

11. ASPHALT SAWCUTS SHALL BE AS INDICATED ON THE DRAWINGS, OR 24” INCHES FROM EDGE OF EXISTING ASPHALT, IF NOT INDICATED OTHERWISE SO
AS TO PROVIDE A CLEAN PAVEMENT EDGE FOR MATCHING. NO WHEEL CUTTING SHALL BE ALLOWED.

12. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING TRAFFIC CONTROL PER THE CURRENT EDITION OF THE US DEPARTMENT OF
TRANSPORTATION MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MUTCD).

13. ALL CONCRETE WORK SHALL CONFORM TO ISPWC SECTIONS 701, 703, AND 705. ALL CONCRETE SHALL BE 4,000 PSI MINIMUM, 28 DAY, AS DEFINED IN
ISPWC SECTION 703, TABLE 1. IMMEDIATELY AFTER PLACEMENT PROTECT CONCRETE BY APPLYING MEMBRANE-FORMING CURING COMPOUND, TYPE
2, CLASS A PER ASTM C 309-94. APPLY CURING COMPOUND PER MANUFACTURER'S INSTRUCTIONS AND SPECIFICATIONS.

14. ALL TRENCHING SHALL CONFORM TO ISPWC STANDARD DRAWING SD-301. TRENCHES SHALL BE BACKFILLED AND COMPACTED TO A MINIMUM OF 95%
OF MAXIMUM DENSITY AS DETERMINED BY AASHTO T-99.

15. PER IDAHO CODE § 55-1613, THE CONTRACTOR SHALL RETAIN AND PROTECT ALL MONUMENTS, ACCESSORIES TO CORNERS, BENCHMARKS AND
POINTS SET IN CONTROL SURVEYS; ALL MONUMENTS, ACCESSORIES TO CORNERS, BENCHMARKS AND POINTS SET IN CONTROL SURVEYS THAT ARE
LOST OR DISTURBED BY CONSTRUCTION SHALL BE REESTABLISHED AND RE-MONUMENTED, AT THE EXPENSE OF THE AGENCY OR PERSON CAUSING
THEIR LOSS OR DISTURBANCE AT THEIR ORIGINAL LOCATION OR BY SETTING OF A WITNESS CORNER OR REFERENCE POINT OR A REPLACEMENT
BENCHMARK OR CONTROL POINT, BY OR UNDER THE DIRECTION OF A PROFESSIONAL LAND SURVEYOR.

16. EXISTING CONDITIONS AND BOUNDARY INFORMATION SHOWN HEREON ARE PER A SURVEY CONDUCTED BY GALENA ENGINEERING 9/24/2020.

17. THE CONTRACTOR SHALL BE RESPONSIBLE FOR HIRING A MATERIALS TESTING COMPANY DURING CONSTRUCTION TO VERIFY ALL COMPACTION AND
MATERIAL PLAN AND SPECIFICATION REQUIREMENTS ARE MET FOR ALL CONSTRUCTION WITHIN THE PUBLIC RIGHTS-OF-WAY. TESTING LOCATION AND
FREQUENCY SHALL MEET ISPWC AND ADA COUNTY HIGHWAY DISTRICT (ACHD) REQUIREMENTS. REPORTS SHALL BE SUBMITTED TO THE ENGINEER
WITHIN TWO WEEKS OF TESTING.

18. CONSTRUCTION OF WATER MAINS AND ALL OTHER RELATED APPURTENANCES SHALL BE IN ACCORDANCE WITH THE IDAHO STANDARDS FOR PUBLIC
WORKS CONSTRUCTION (ISPWC), IDAPA 58.01.08, IDAHO RULES FOR PUBLIC DRINKING WATER SYSTEMS AND THE CITY OF KETCHUM UTILITIES
DEPARTMENT STANDARDS.

19. CONTRACTOR SHALL PRESSURE TEST, DISINFECT, AND CONDUCT BIOLOGICAL TESTING IN ACCORDANCE WITH THE IDAHO STANDARDS FOR PUBLIC
WORKS CONSTRUCTION (ISPWC), AMERICAN WATER WORKS ASSOCIATION (AWWA) STANDARDS, AND THE PRESSURE TESTING, DISINFECTION, AND
MICROBIOLOGICAL TESTING PROCEDURES.

20. ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL BE ANSI/NSF STD. 61 COMPLIANT.

21. ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL COMPLY WITH THE LOW LEAD ACT REQUIRING ALL
MATERIALS TO HAVE A LEAD CONTENT EQUAL TO OR LESS THAT 0.25%.

22. THE CONTRACTOR SHALL USE ANSI/NSF STANDARD 60 CHEMICALS AND COMPOUNDS DURING INSTALLATION & DISINFECTION OF POTABLE WATER
MAIN.

GENERAL CONSTRUCTIONS NOTES

DEVELOPER
LL GREEN’S HARDWARE
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HAILEY, IDAHO 83333

CIVIL ENGINEER
SAMANTHA STAHLNECKER, PE

GALENA ENGINEERING, INC.
317 N. RIVER ST.

HAILEY, IDAHO 83333

LAND SURVEYOR
MARK PHILLIPS, PLS

GALENA ENGINEERING, INC.
317 N. RIVER ST.
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ARCHITECT
ERRIN BLISS, AIA
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NORTHRIDGE X SUBDIVISION
BLOCK 1, LOT 1

31 E MCKERCHER BLVD

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EO
A

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EO
A

25'

20'

16
'

16'

42.9 STORM

42.8 EOC

5343

5344

53
45

53
46

5347

5348

5348

5347

5346

5345

5344

5344

5343

W
S

40.0 NG

40.4 NG

41.3
NG

41.5
NG

42.2 NG

45.5 TOP

42.4 TOE

42.6 TOE 45.1 TOP

46.9 TOP

46.5 TOP
46.0 TOP

46.0 TOP

46.4 TOP

46.5 TOP

46.8
TOP

46.5 TOP

46.0 TOP

48.8 TOP

48.6 TOP

47.7 TOP

45.7 TOP

46.1 TOP

46.6 TOP

44.1 TOE

44.2 TOE

47.0 TOP

48.2 TOP

44.3 TOE

44.7 TOE

49.0 TOP

48.1 TOP

44.9 TOE

44.4 TOE

47.1 TOP

48.6 TOP

44.2 TOE

47.5 TOP

44.2 TOE

43.8 TOE
45.5 TOP

45.2 TOP

46.1 TOP

46.1 TOP

44.0 TOE

43.8 TOE

43.2 TOE

43.0 TOE
43.3 TOE

43.5 TOE

45.2 TOP

45.5 TOP

45.0 TOP

43.5 TOE

42.8 TOE

42.7 TOE

42.6 NG

43.3 NG

43.9 NG

43.8 NG

43.7 NG

44.3 NG

44.5 NG

44.1 NG

44.3 NG

43.7 NG

43.3 NG

43.0 NG

43.3 NG

43.4 NG

42.8 NG

42.6 NG

42.5 NG
43.1 NG

42.0 NG

40.9
NG

42.0 NG

42.1 NG

42.4 NG
42.6 NG

42.1 NG

42.8 NG

43.0 NG

43.0 NG 43.2 TOE

43.1 TOE

42.9 TOE

44.0 TOP

42.6 NG

43.0 NG

42.7 NG

43.0
NG

42.5 NG

42.1 NG
43.1 NG

42.2
NG

43.5 NG
42.8 NG 43.2 NG

42.6 NG
42.8 NG

42.9 NG

42.4 NG

26'

NORTHRIDGE X SUBDIVISION
BLOCK 2,  PROPOSED LOT 1B

TAX LOT 7589
910 N MAIN ST

DD

41.6

DW
ELL

43.7 WV

42.7 WV

43.3 FH

42.7

WV
C

SS

D

D

D

8.8%
FFE = 5343.1  43.10TOP OF DOCK

 39.10BTM OF DOCK

5342

5343

5343

5343 5343

5343

5342

5342

5342

5342

5343

5340

5341

5342

5343

5344

5343

5344

5343

24'
81'

32.6'

106'

11'

18'

(typ)

5'

18'

(typ)

24'

9'
(typ)

9'
(typ)

D

R
28'

R28'

24'

10'

R20
' R9'

R8
'

R2.5'

12"

10'

R
2.

5'

8'

5'

42.1 PP

E5

E1

E2

E3

E4

SD 4' M
IN.

S

G

W

WS

SS

SS

LEGEND
EXISTING ITEMS

AP = Angle Point
BEG = Beginning
BOW = Back of Walk
CC = Curb Cut
EOA = Edge of Asphalt
EOC = Edge of Concrete
FL = Flow Line
GB = Grade Break
IC = Illegible Cap
LIP = Lip of Gutter
NC = No Cap
NG = Natural Ground
TA = Top of Asphalt
TBC = Top Back of Curb
TOE = Toe of Slope
TOP = Top of Slope
WM = Watermain

Centerline

FL = Flow Line

FD1/2 = Found 1/2" Rebar

Easement, type and width
shown hereon

Asphalt

FD5/8 = Found 5/8" Rebar

1' Contour Interval
5' Contour Interval

Curb & Gutter

Property Line
Adjoiner's Lot Line

Traffic Signal

GM = Gas Main

WM = Water Main

DWELL = Dry Well

FH = Fire Hydrant

SMH = Sewer Manhole

SGN = Sign

Sewer Main

Overhead Power Line

WS = Water Service

SS = Sewer Service

TCB = Traffic Control Box
PP = Power Pole

WV = Water Valve

Building Setback

PROPOSED ITEMS

Retaining Wall

1' Contour Interval
5' Contour Interval

Guardrail
Trench Drain

Sawcut Line

Concrete Sidewalk

Concrete Sidewalk
 w/ Thickened Edge

Concrete Sidewalk
 w/ Tree Well & Pavers

Paver Patio

Asphalt

C

White Parking Paint
Blue ADA Parking Paint

ADA Parking Sign
Street Sign

Blue ADA Parking Symbol

D Dry Well
Parking / Street Light

Sewer Service
Sewer Cleanout

SS

Water Service
Water Meter
Structure Column

WS

Grade / Flow

EOA

SD Storm Drain

C1.0

P:
\s

ds
kp

ro
j\7

92
0-

03
\d

w
g\

C
on

st
ru

ct
io

n\
79

20
-0

3_
En

g_
20

21
-0

5-
17

.d
w

g 
 0

5/
19

/2
1 

3:
17

:2
6 

PM

LL
 G

R
EE

N
'S

 H
AR

D
W

AR
E 

ST
O

R
E

SI
TE

 IM
PR

O
VE

M
EN

T 
PL

AN

PR
O

JE
C

T 
IN

FO
R

M
AT

IO
N

C
iv

il 
En

gi
ne

er
s 

& 
La

nd
 S

ur
ve

yo
rs

N
O

R
EU

SE
 O

F 
D

R
AW

IN
G

S:
 T

he
se

 d
ra

w
in

gs
, o

r a
ny

 p
or

tio
n 

th
er

eo
f, 

sh
al

l n
ot

 b
e 

us
ed

 o
n 

an
y 

Pr
oj

ec
t o

r e
xt

en
si

on
s 

of
 th

is
 P

ro
je

ct
 e

xc
ep

t b
y 

ag
re

em
en

t i
n 

w
rit

in
g 

w
ith

 G
al

en
a 

En
gi

ne
er

in
g,

 In
c.

.

31
7 

N
. R

iv
er

 S
tre

et
H

ai
le

y,
 Id

ah
o 

83
33

3
(2

08
) 7

88
-1

70
5

em
ai

l g
al

en
a@

ga
le

na
-e

ng
in

ee
rin

g.
co

m

D
AT

E
BY

R
EV

IS
IO

N
S

LO
C

AT
ED

 W
IT

H
IN

 S
EC

TI
O

N
 4

, T
.2

 N
., 

R
.1

8 
E.

, B
.M

., 
C

IT
Y 

O
F 

H
AI

LE
Y,

 B
LA

IN
E 

C
O

U
N

TY
, I

D
AH

O
PR

EP
AR

ED
 F

O
R

 L
L 

G
R

EE
N

'S
 H

AR
D

W
AR

E

PRELIM
INARY

NOT FOR

CONSTRUCTIO
N

SMF/SKS

CT
DESIGNED BY

DRAWN BY

CHECKED BY

PU
R

PO
SE

: I
SS

U
E 

FO
R

 D
ES

IG
N

 R
EV

IE
W

 (0
5/

21
/2

02
1)

CONSTRUCT CONCRETE SIDEWALK. WIDTH AS
SHOWN HEREON. SEE DETAIL 2 / C1.1.

ASPHALT:
 a. CONSTRUCT ASPHALT ROADWAY / PARKING

AREA / BIKEPATH. SEE DETAIL 1 / C1.1.
 b. CONSTRUCT ASPHALT ROADWAY REPAIR.

SEE DETAIL 10 / C1.1.

INSTALL CITY OF HAILEY APPROVED CAST IRON
TRUNCATED DOME DETECTABLE WARNING
INSERT. SEE DETAIL 11 / C1.1.

S01

S02

SITE IMPROVEMENT KEY NOTES

INSTALL ROAD STRIPING / PAINT
 a. WHITE ASPHALT PARKING STRIPING

(4" WIDE). MATCH CITY PATTERNS.
 b. INSTALL BLUE ADA PARKING STRIPING (PER

DETAIL 8 / C1.1) AND SYMBOLS (PER DETAIL 7
/ C1.1.

S05

S06

RETAIN AND PROTECT
 1. UTILITY POLE
 2. TRAFFIC SIGNAL POLE AND BASE
 3. FIRE HYDRANT
 4. SIGN
 5. CURB AND GUTTER

MATCH EXISTING LINES AND GRADES

REGRADE AREA TO PROVIDE FOR A SMOOTH
TRANSITION.

B

A

C

(typ. of 3)

D01

A

REMOVE AND DISPOSE OF ASPHALT BIKEPATH.D02

DEMOLITION KEY NOTES
SAWCUT ASPHALT TO PROVIDE FOR A CLEAN
VERTICAL EDGE.

D01

D03 REMOVE AND DISPOSE OF CONCRETE SIDEWALK.

CONSTRUCT THICKENED EDGE CONCRETE
SIDEWALK. WIDTH AS SHOWN HEREON. SEE
DETAIL 3 / C1.1.

S03

Scale in 

GRAPHIC SCALE
20

Feet

0 40

INSTALL DRYWELL. SEE DETAIL 6 / C1.1.
 a. RIM = TBD
 b. RIM = TBD
 c. RIM =  TBD
 d. RIM = TBD

I.E.(IN) = TBD

S07

UTILIZE EXISTING 4" PVC SEWER SERVICE.U02

UTILITY KEY NOTES
UTILIZE EXISTING WATER SERVICE. INSTALL
WATER METER. SEE DETAIL 7 / C1.2

U01

U03 INSTALL 4" PVC SEWER SERVICE AND CLEANOUT
PER PLUMBING CODE.

D02
S01a

S08 SIGNS:
a. RETAIN AND RELOCATE EXISTING SPEED

LIMIT SIGN. COORDINATE FINAL LOCATION
WITH CITY OF HAILEY. SEE DETAIL 4 / C1.1
FOR SIGN BASE DETAIL.

b. INSTALL ADA PARKING SIGN. SEE DETAIL 9 /
C1.1.

CONSTRUCT ADA ACCESS RAMP.
 a. TYPE 1, SEE DETAIL 5 / C1.1.
 b. TYPE 2, SEE DETAIL 12 / C1.1.

S04

S09 CONSTRUCT CONCRETE DRIVE AREA. WIDTH AS
SHOWN HEREON. SEE DETAILS 1 & 2 / C1.2.

S10 INSTALL GUARDRAIL. SEE DETAIL 5 / C1.2.

S11 INSTALL TRENCH DRAIN WITH HEAT TAPE PER
PLUMBER. SEE DETAIL 4 / C1.2.

S12 CONCTRUCT PAVER PATIO AREA.
SEE DETAIL 3 / C1.2.

S13 CONCTRUCT / INSTALL TREE WELL AND
ASSOCIATED CITY UTILITIES AND PAVERS.
SEE DETAIL 6 / C1.2.

S14 RESET UTILITY BOX LID ELEVATION.
 a. TRAFFIC SIGNAL CONTROL BOX.

ORIGINAL RIM = TBD
NEW RIM = TBD

 b. TRAFFIC SIGNAL CONTROL BOX.
ORIGINAL RIM = TBD
NEW RIM = TBD

 c. TRAFFIC SIGNAL CONTROL BOX.
ORIGINAL RIM = TBD
NEW RIM = TBD

 d. DRYWELL GRATE.
ORIGINAL RIM = TBD
NEW RIM = TBD

S02a

C

CC

S13

B5

S02

B1

S04b
S05

S14c

S14b

S14a

B2

B5

D02
S02

S03

S14d

S12

B2

B4

U02

U03

S08a

S08b

S04a

S03
S10

S07d

S11

S15

S09

S01a

S06a

S07a

S07b

S16

S07c

S06a
S06b

S15 CONSTRUCT RETAINING WALL. SEE STRUCTURAL
PLANS FOR DETAILS.

S16 INSTALL PARKING LOT LIGHTS. SEE STRUCTURAL
AND ELECTRICAL PLANS FOR DETAILS.

E1
16' UTILITY, DRAINAGE, AND SNOW STORAGE
EASEMENT (INST. NO. 612441): TO REMAIN

EASEMENTS

E2
20' UTILITY, LANDSCAPING, DRAINAGE, AND SNOW
STORAGE EASEMENT (INST. NO. 612441): TO BE
VACATED

E3
25' BUILDING SETBACK (INST. NO. 612441): TO BE
VACATED

E4
PROPOSED 26' ACCESS EASEMENT TO BENEFIT
LOT 1B

E5
16' UTILITY, DRAINAGE, AND SNOW STORAGE
EASEMENT (INST. NO. 612441): TO BE VACATED

U01
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4" MIN.

SEAL BOTTOM
WITH CAP OR
CONCRETE

CAST IRON RING & COVER
(NO GRATES ALLOWED)

4" PIPE FROM FROMROOF DRAIN(IF CONNECTED)

3" DRAIN ROCK PER ISPWC SECTION
801-UNCRUSHED AGGREGATE

3' OF PIPE WITH NO
PERFORATIONS

NOTE: THE BED SHALL BE EXCAVATED A MINIMUM OF 24"
INTO CLEAN SAND AND GRAVEL.  IF CLEAN SAND AND GRAVEL
IS NOT ENCOUNTERED WITHIN 12 FEET, THE CONTRACTOR
SHALL CONTACT THE ENGINEER.

60
" M

IN
.

VA
R

IE
S

MIN.

4"

36"

MIN.
36"

6" MIN.

12"

12"

12" MIN 24" DIA. ADS N-12
OR CMP

GRADE RINGS 2" MIN

VARIES

CLEAN
SAND AND
GRAVEL

4OZ. FILTER FABRIC
WRAP MIRAFI 140N OR
APPROVED EQUAL ON
ALL SIDES, TOP, &
BOTTOM

PERFORATIONS
4" O.C. 1"
DIAMETER

CITY OF HAILEY DRYWELL DETAIL (18.14.010.D4)
N.T.S.

VARIES

VARIES, SEE PLANS

11' MIN.

C1.1
6

CITY OF HAILEY STREET SIGN DETAIL (18.14.014.D)
N.T.S.

Class "30" Concrete

Ground Line Flush w/concrete

±1/4"

NOTES:

SIGN POST INSTALLATION DETAIL
WITH ONE PIECE ANCHOR POST

ROAD SIGN DETAIL

FOR USE IN CONCRETE SIDEWALKS

1'0" min

2'0"

 1"

N.T.S.

N.T.S.

Extruded double blade sign with high intensity prismatic sheeting.
The sign letter height shall be in comformance with the Manual
on Uniform Traffic Control Devices (MUTCD) Section 2D.43,
Street Name Signs (D3-1 or D3-1a).
(06) For local roads with speed limits of 25 mph or less, the
lettering on post-mounted Street Name signs may be composed
of initial upper-case letters at least 4 inches in height and
lower-case letters at least 3 inches in height.
Colors: Public Roads: White on Green

Private Roads: White on Blue

2"x2" Telspar Pole 12' Tall, 12 Gage
Wall, 0.0105 Wall Thickness

2"x2" Perforated Square Tubing
12 Gage (.0105" wall thickness)

3/8"x3" Hex Head Bolt W/ Locknut
& 2 Flat Washers

2 1/2"x2 1/2" Square Tubing 3/16" Wall
Thickness.
No Perforations
5.59 Lb./Ft. Weight

1. Anchor sleeves shall be installed so that the holes will align and the top be
flush with the sign post anchor.

2. All installations shall have 8" square concrete foundations or grouted into
solid rock.

NOTES:
1. All Street Signs shall be in accordance with the most current edition of the

MUTCD.

2. Sign placement shall be approved by the City of Hailey.

C1.1
4

COMPACTED SUBGRADE

1. SUBBASE CAN BE 2" TYPE II OR 3 4" TYPE I CRUSHED
AGGREGATE BASE COURSE.

2. MATERIALS SHALL CONFORM WITH CURRENT ISPWC
STANDARDS, DIVISION 800 AGGREGATES AND ASPHALT.

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT
SPECIFIC GEOTECHNICAL REPORT, STAMPED BY A
LICENSED ENGINEER, IS PROVIDED.

4. MULTI-USE PATH WIDTH SHALL BE 10' UNLESS
OTHERWISE SPECIFIED ON PLANS.

NOTES:

N.T.S.

2:1

4"

ADJOINING SURFACE
FINISHED GRADE /
SECTION

TOP SOIL

SLOPE VARIES

C1.1

6" OF 2" TYPE II SUBBASE

2.5" OF ASPHALT

4" OF 3/4" TYPE I AGGREGATE BASE

1

COMPACTED SUBGRADE

SLOPE VARIES

N.T.S.

1. SUBBASE CAN BE 2" TYPE II OR 3 4" TYPE I CRUSHED AGGREGATE BASE COURSE.
2. MATERIALS SHALL CONFORM WITH CURRENT ISPWC STANDARDS, DIVISION 800

AGGREGATES AND ASPHALT.
3. CONCRETE SECTION MAY BE MODIFIED IF A PROJECT SPECIFIC GEOTECHNICAL REPORT,

STAMPED BY A LICENSED ENGINEER, IS PROVIDED.
4. 1/2-INCH PREFORMED EXPANSION JOINT MATERIAL (AASHTO M 213) AT TERMINAL POINTS

OF RADII.
5. CONTINUOUS PLACEMENT PREFERRED, SCORE INTERVALS 10-FEET MAXIMUM SPACING

(8-FEET W/SIDEWALK).

NOTES:

2:1

4"ADJOINING SURFACE
FINISHED GRADE /
SECTION

TOP SOIL

C1.1

4" OF CONCRETE

4" OF 3/4" MINUS AGGREGATE LEVELING COURSE

6" OF 2" MINUS AGGREGATE BASE COURSE

2

2) #4'S CONT.

N.T.S.

4" OF 3/4" TYPE I AGGREGATE BASE
6" OF 2" TYPE II SUBBASE
SUBBASE - COMPACTED TO 95% MAX.
DENSITY

1.75%
(TYP.)

12
" ±5

.5
"

(T
YP

.) 4"

12" 6"

NOTES:
1. SUBBASE CAN BE 2" TYPE II OR 3 4" TYPE I CRUSHED AGGREGATE BASE COURSE.
2. MATERIALS SHALL CONFORM WITH CURRENT ISPWC STANDARDS, DIVISION 800 AGGREGATES

AND ASPHALT.
3. CONCRETE SECTION MAY BE MODIFIED IF A PROJECT SPECIFIC GEOTECHNICAL REPORT,

STAMPED BY A LICENSED ENGINEER, IS PROVIDED.
4. 1/2-INCH PREFORMED EXPANSION JOINT MATERIAL (AASHTO M 213) AT TERMINAL POINTS OF

RADII.
5. CONTINUOUS PLACEMENT PREFERRED, SCORE INTERVALS 10-FEET MAXIMUM SPACING

(8-FEET W/SIDEWALK).

C1.1
3

N.T.S.

40"

40
"

NOTE: ADA SYMBOL SHALL BE WHITE ON BLUE WITH BORDER,
PREMARK HANDICAP WITH VIZIGRIP,  90MIL
THERMOPLASTIC OR APPROVED EQUAL.

C1.1
7

2.
0%

 M
AX

.

1:121:12

OF RAMP TO BE A MAX. OF
2% SLOPE IN ANY DIRECTION

SIDEWALK AT TOP & BOTTOM

FOR A MIN. OF 5' FEET

VARIES6' MIN.VARIES

MAX.MAX.

(ANSI 4.7.7)
ON RAMPS
TEXTURE REQ'D.

4"

1:12 MAX. 1:12 MAX.

N.T.S.

NOTES:
1. 1/2-INCH PREFORMED EXPANSION JOINT MATERIAL (AASHTO M 213) AT TERMINAL POINTS OF RADII.
2. CONTINUOUS PLACEMENT PREFERRED. SCORE AT INTERVALS TO MATCH WIDTH OF WALK NOT TO EXCEED 5 FEET SPACING.
3. 1/2" TRANSVERSE PREFORMED BITUMINOUS JOINTS AT THE TERMINUS POINTS FOR CURVE AND WHERE SIDEWALK IS PLACED

BETWEEN TWO PERMANENT FOUNDATIONS.
4. MATERIALS AND CONSTRUCTION IN COMPLIANCE WITH ISPWC SPECIFICATIONS.

B B

A A

12
"

GRADE AT ACCESS
PARKING LOT

1:12 MAX. 1:12 MAX.

N.T.S.

N.T.S.

N.T.S.

6' MIN.

VARIES

WIDTH PER PLANS

FLUSH

SIDEWALK OR
CURB/GUTTER/
SIDEWALK PER PLAN

MATCH SURFACE
GRADE OF ASPHALT

PAVEMENT

1/4" X 1/4" DETECTABLE WARNING
GROOVES SPACED 6" APART,

RAMP AT 12:1 MAX. SLOPE

12:1 MAX.

REFER TO SITE LAYOUT PLANS FOR ACTUAL RAMP CONFIGURATION,
SITE LAYOUT PLAN SHALL SUPERSEED DETAIL CONFIGURATION

12:1 MAX.

VARIES

6' MIN.

6' MIN.

6' MIN. 6' MIN.

W
ID

TH
PE

R
PL

AN
S

PARKING LOT GRADES WILL REQUIRE
VARYING RUN-OUT LENGTHS

TO ACHIEVE 1:12 SLOPE

C1.1
5

Surface Repair Width (4' min)

12"

Existing SurfaceFinish Grade

Existing
Base

Trench Backslope 
Per O.S.H.A.

95% Compaction
Per ASTM D-698  

Subgrade

6"

4"

See Type A
Surface Repair

5'
-0

" M
ax
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EXISTING STREET
TYPICAL TRENCH SECTION

N.T.S.

TYPE A 
SURFACE REPAIR AND BASE

N.T.S.NOTES

Finish Grade
3" Min. AsphaltTack Coat 

Edges Sawcut Existing
Pavement

Subgrade

95% Compaction 
Per ASTM D-698

12
" M

in
.

2"

min min
12"

Sawcut Existing
Pavement,
Tack Coat Edges

8" Max Backfill
Material per

ISPWC Section
306-Trench

Backfill

Type  Pipe
Bedding per
ISPWC Section
305-Pipe
Bedding.

Existing Pavement

12" 12"

Depth Determined by
City Engineer When

Unsuitable Subgrade
Conditions Exist. 12"

min.

4" of Type I Crushed
Aggr. per ISPWC
Section 802-Crushed
Aggregate

Type II Bedding per
ISPWC Section
801-Uncrushed
Aggregate and Section
304-Trench Foundation
Stabilization.

PE
R

 O
.S

.H
.A

.

12" min.

min min

min

min

2' Concrete Slurry
Backfill or as
approved by City
Engineer

8" of Type II Crushed
Aggr. per ISPWC
Section 802-Crushed
Aggregate

1. Type I Pipe Bedding material shall meet the requirements of the current edition of the ISPWC Standards-Section 305-Pipe Bedding.
2. Type II Pipe Bedding material shall meet the requirements of the current edition of the ISPWC Standards-Section 305-Pipe Bedding.
3. Where 25% or more of any portion of the surface area of any pavement has been damaged  within the project limits, full width

restoration shall be required. Any strip of remaining pavement less than 2 feet in width along curb and gutter or pavement edge shall
be removed and replaced.

4. Native materials may be used for backfill unless, in the sole opinion of the City Engineer, the  native material is found to be unstable.
Then 8 inch minus aggregate, which meets the requirements of the current edition of the ISPWC Standards-Section 801-Uncrushed
Aggregate or crushed aggregate, which meets the requirements of the current edition of the ISPWC Standards-Section 802-Crushed
Aggregate, will be required as backfill.

5. The completed patch shall not deviate from existing surface more than .02 ft/10 ft in any direction.
6. The completed patch shall not pond water in excess of .02 feet in depth.
7. Surface repair in gravel shoulder areas within 3 feet of pavement edge shall be 3 inch depth of Type I crushed aggregate per the

current edition of the ISPWC Standards-Section 802-Crushed Aggregate.
8. Contractor shall be responsible for maintenance of street repair for one year after installation. PUC regulated utilities shall be

responsible for a period of three years.
9. All utility crossings, including but not limited to power, telephone, cable TV, gas, and water services, which cross existing paved roads

shall be constructed by horizontal boring.  Open cuts across paved roadways will only be allowed after a minimum of three failed
attempts with approved boring tools. When utility mains are located under existing pavement, open cuts will be allowed and boring is
not required. If in the judgment of the City Engineer, boring may be detrimental to the health, safety, or welfare of the public, boring will
not be required and trenching will be allowed.  A six foot trench, two feet deeper than the proposed utility shall be excavated adjacent
to the edge of pavement for evaluation of soil conditions by the City Engineer to determine if boring shall be attempted or if trenching
will be allowed.

10. All trenches shall be repaved within 72 hours of starting the work unless prior approval to delay repaving has been provided by the City
Engineer.

11. Concrete Slurry Mix Design
Coarse Aggregate (3/8" minus) 2,600 lbs
Sand 800 lbs
Cement 94 lbs (max)
Water 11 gals (max)

N.T.S.
TRENCH AND SURFACE  REPAIR DETAIL (18.14.010.A.1)

Vertical Trench
Walls Require
Shoring Per
O.S.H.A.

C1.1
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4" BLUE
STRIPE,

4' O.C.
@ 45°

4" BLUE
STRIPE

4" BLUE
STRIPE

ADA SIGN

NOTE: 1. MAXIMUM GRADE IN ANY DIRECTION IS 2.0%.
2. ALL ROAD STRIPING SHALL BE 125ml THERMOPLASTIC.

N.T.S.

ADA
PAVEMENT
SYMBOL

C1.1
8

7
C1.1

9
C1.1

60
"-

72
"

 A
BO

VE
 P

VM
N

T.

EL
EV

AT
IO

N

HANDICAP SIGN AS REQUIRED BY
LOCAL AND STATE ORDINANCES

NOTE:
ADDITIONAL SIGNAGE MAY BE
REQUIRED (FINES, ETC.). CHECK
WITH LOCAL GOVERNING
AUTHORITIES

SIGN POST AND BASE PER CITY
STANDARDS, SEE DETAIL 4 / C1.1
OR MOUNT SIGN ON FACE OF
BUILDING

N.T.S.
C1.1

9

VARIES, SEE PLANS

2'

4" OF CONCRETE
4" OF 3/4" AGGREGATE
6" OF 2" AGGREGATE
COMPACTED SUBGRADE

VARIES

VARIES, SEE PLANS

CAST IRON TRUNCATED DOME INSERT

TOP VIEW

SECTION VIEW

2:1

ADJOINING SURFACE
FINISHED GRADE /
SECTION

4"

2:1

4"

N.T.S.C1.1
11

4'

6'

6'

6' 12
:1

M
AX

.

10:1
MAX.

TRUNCATED DOME INSERT.
SEE DETAIL 11 / C1.1.

EXISTING ZERO
REVEAL CURB

EXISTING CURB
TRANSITION

EXISTING CURB
TRANSITION

N.T.S.C1.1
12
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SLOPE VARIES

N.T.S.

SUBBASE - COMPACTED TO 95% MAX. DENSITY

NOTE:
1. MAXIMUM AND NORMAL TRAVERSE JOINT SPACING IS 15'. THE MINIMUM TRANSVERSE

JOINT SPACING IS 9'. ALL TRANSVERSE JOINTS MUST CONNECT ACROSS THE
PAVEMENT. NORMAL LONGITUDINAL JOINT SPACING IS 12' AND THE MAXIMUM IS 15'.

2. JOINTS IN THE CURBS TO COINCIDE WITH TRANSVERSE JOINTS IN THE PAVEMENT.
3. CONSTRUCT SAWED JOINTS 1/4" WIDE AND FILL WITH HOT POURED ELASTOMERIC

JOINT FILLER MEETING REQUIREMENTS OF ASTM D-3405 OR D-3406.

TYPICAL CONCRETE SECTION

C1.2

6" OF 2" MINUS AGGREGATE BASE COURSE

4" OF 3/4" MINUS AGGREGATE LEVELING COURSE

6" OF CONCRETE

2

MAXIMUM AND NORMAL TRAVERSE JOINT SPACING IS 15'. THE MINIMUM TRANSVERSE JOINT
SPACING IS 9'. ALL TRANSVERSE JOINTS MUST CONNECT ACROSS THE PAVEMENT. NORMAL
LONGITUDINAL JOINT SPACING IS 12' AND THE MAXIMUM IS 15'. THE LONGITUDINAL JOINTS
SHALL BE COINCIDENTAL WITH THE LANE LINES. THE MAXIMUM TIED WIDTH IS 38'. ALL
CONSTRUCTION JOINTS SHOULD BE TIED. UNTIED CONSTRUCTION JOINTS SHALL HAVE A
KEYWAY CONSTRUCTION WHEN THE PAVEMENT IS 9" OR THICKER.

THE TYPICAL PAVEMENT JOINT PATTERN SHOWN IS FOR ILLUSTRATION
PURPOSE ONLY. USE AS A GUIDE IN DEVELOPING THE JOINT PATTERN
FOR THE PROJECT. PREPARE A PAVEMENT JOINT PATTERN FOR THE
PROJECT FOR APPROVAL BY THE
ENGINEER.

WHEN POSSIBLE, CENTER MANHOLES BETWEEN JOINTS. JOINT SPACING
MAY BE ADJUSTED NEAR MANHOLES, WITHIN THE STANDARD LIMITS.
PLACE MANHOLES AT LEAST TWO FEET FROM A JOINT. IF THIS IS NOT
FEASIBLE, CENTER MANHOLE ON JOINT. WHEN A MANHOLE IS LOCATED
TWO TO FOUR FEET FROM A JOINT, SPECIAL REINFORCEMENT AROUND
THE MANHOLE IS REQUIRED, AS SHOWN.

WHEN MANHOLE OR CATCH BASIN FRAMES ARE BOXED OUT AND THE
PAVEMENT PLACED AROUND THE FRAME AS A SEPARATE OPERATION,
PLACE KEYED CONSTRUCTION JOINTS AS SHOWN IN BOX OUT DETAIL.

JOINTS IN THE CURBS TO COINCIDE WITH TRANSVERSE JOINTS IN THE
PAVEMENT.

SEE STANDARD DRAWINGS SD-701 TO SD-716 END TREATMENT) FOR
ADDITIONAL NOTES ON REQUIREMENTS FOR CURB AND GUTTER
CONSTRUCTION.

THE CONTRACTOR MAY PLACE CURBS AS SHOWN IN OPTIONS 1, 2, OR 3
(REFER TO SD-710A).

CONSTRUCT SAWED JOINTS 1/4" WIDE AND FILL WITH HOT POURED
ELASTOMERIC JOINT FILLER MEETING REQUIREMENTS OF ASTM D-3405
OR D-3406.

3"
 C

L.

6"

REINFORCING BAR (NO. 4).

C MANHOLE RING AND COVER.

KEYED CONSTRUCTION JOINT -
TYPE C

TRANSVERSE JOINT.

MANHOLE.

CATCH BASIN.

END CONCRETE PAVEMENT

CURB

LEGEND

NOTES

TYPICAL PAVEMENT 
JOINT PATTERN

BOX OUT DETAILS

SPECIAL REINFORCEMENT DETAIL

MANHOLE BOX OUT

CATCH BASIN BOX OUT

8" M
IN

(TYP)

OUTSIDE MANHOLE WALL

2' M
IN

2'
M

IN

N.T.S.
C1.2

1

DRAIN

END CAP

SECTION A-A
BTM. PIPE OUTLET

6"Ø SDR 35 1/4 BEND

A

PLAN

TYPICAL SECTION

0.13'
0.03'

0.
50

'

NOTES
1. LINE DRAIN IS SUITABLE FOR APPLICATIONS FOR CONTROLLING SPREAD IN GUTTER FLOW CONDITIONS OR TO INTERCEPT SHEET FLOW.

TYPICAL APPLICATION IS AT THE STREET CURB OR BARRIER.
2. THE FRAME AND GRATE IS SUITABLE FOR PEDESTRIAN AND BICYCLE TRAFFIC AND RATED FOR H-25 AND HS-25 LOADS.
3. CONCRETE THICKNESS, TYPE, AND AMOUNT OF REINFORCEMENT TO BE SAME AS ADJACENT PAVEMENT OR GREATER. PERFORM

STRUCTURAL ANALYSIS TO DETERMINE REQUIREMENTS FOR APPLICATION.
4. TOP OF GRATE TO BE INSTALLED FLUSH TO 1/8 IN BELOW FINISHED GRADE. BEVEL CONCRETE TO TOP OF GRATE IF BELOW FLUSH.

POLYDRAIN 6" OVAL TO 6"Ø SDR
35 PIPE ADAPTER

VA
R

IA
BL

E
(0

.5
2'

 M
IN

.- 
1.

11
' M

AX
.)

TRENCH DRAIN DETAIL
N.T.S.

(ABT INTERCEPTOR LINE DRAIN OR APPROVED EQUAL)

6" 6" 6"

4"

CONCRETE

4" OF 3/4" MINUS
LEVELING COURSE

2" OF C-PILE SAND

PAVERS

COMPACTED SUBGRADE

A

C1.2
4 ±1

'-4
"

±1
'-4

"
≤4

"

1 1/4" DIAMETER PIPE WITH A
MINIMUM 1/8" WALL

34
"-

38
"

4"

10
"

12"
6"

PROVIDE ESCUTCHEON
PLATE WITH SEALANT OR
MASTIC BELOW AT POST
BASE TO PREVENT WATER
PENETRATION

CONCRETE SIDEWALK
4" OF 3/4" MINUS
LEVELING COURSE
6" OF 2" MINUS AGGREGATE
BASE COURSE

N.T.S.

RETAINING WALL. SEE STRUCTURAL
DRAWINGS FOR DETAILS.

CORE DRILL
WALK OR
INSTALL SLEEVE
FOR POSTS

C1.2

BETWEEN POSTS
6'-0" MAXIMUM SPACING

BETWEEN POSTS
6'-0" MAXIMUM SPACING

NOTE: GUARDRAIL SHALL BE COATED WITH
TNEMEC PAINT OR CLIENT APPROVED EQUAL.
COLOR OF PAINT SHALL TO BE SPECIFIED BY THE
CLIENT.

EN
D

 P
O

ST

EN
D

 P
O

ST

WALL FOR
TRUCK DOCK

5

W W W W W W W

IRRIGATION LINES
 MAINLINE: 2" POLY PIPE
 SECONDARY: 3/4" POLY PIPE WITH FILTER

22
"

16" 81" 16"

3" BOLLARD WITH
ELECTRICAL OUTLET

2" PVC SCHEDULE 80
ELECTRICAL CONDUIT

ELECTRICAL JUNCTION BOX
WITH TRAFFIC RATED LID

CONCRETE SIDEWALK

CONCRETE CURB AND GUTTER

PAVED ROADWAY

16
"

38
"

ACTUAL PAVER
PATTERN AND
MATERIAL TO BE
DETERMINED BY
THE CITY OF
HAILEY

N.T.S.

DRIP LINE

NOTE:
1. TREE TYPE / GRASS DETERMINED BY THE CITY ARBORIST.

N.T.S.
C1.2

6

N.T.S.

REFER TO ARCHITECTURAL
PLANS FOR PAVER TYPE

JOINTING SAND

COMPACTED SUBGRADE

SLOPE VARIES

AD
JO

IN
IN

G
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U
R

FA
C

E

C1.2

2" OF CLEAN SAND

4" OF 3/4" MINUS AGGREGATE LEVELING COURSE

6" OF 2" MINUS AGGREGATE BASE COURSE

3

CITY OF HAILEY RESIDENTIAL WATER SERVICE CONNECTION DETAIL (18.14.010.B.3)
N.T.S.

NOTES N.T.S.

TYPICAL WATER SERVICE AND METER CONNECTION

45°

Water Main

Provide Gooseneck

Property Line

Thaw Wire for copper or locate wire for poly

6"
M

in
.

6"
M

in
.

4" Insulation Pad

See Note #2

See Note #10

Water Meter Furnished and Installed by the
City (Paid by Customer with Connection Fees)

Water Line to Building-Extend 8' Beyond Meter
Vault.  Remaining Water Line Furnished and
Installed by the Building Contractor.  Install 5'
Beyond any Utility Easements if Present.

1" Uncrushed Aggregate per ISPWC Section 801 -
Uncrushed Aggregate

Corporation Stop
Valve (Mueller H-15008)
or Approved Equal

18" one piece flat locking cover with
Recessed E Read Hole Ford
PPSC-18-L-REC-T

1. Water Services shall be installed in accordance with the current
edition of the ISPWC-Section 404-Water Service Line and Meters.

2. Water Service Line shall have a 6' min. bury depth.

3. 0.75" Meter vaults shall be Mueller 250CS1872FBBN or Ford
PFCBH-388-18-72-FP-NL.
1" Meter Vaults shall be Mueller 330CS1872FBBN.
1-1.5" Meter Vaults shall be Muller 500VS2472FBBN or equal.
2" Meter Vaults shall be Muller 550VS2772FBBN or equal.

4. Service Line shall be 3/4" diameter Type K   copper or polyethylene
pressure pipe 250 psi DR 9 copper tube size (CTS) unless
otherwise specified. Copper service pipe shall be encased with
plastic pipe sleeving material from corporation stop to vault with both
ends wrapped with PASCO 10ml PVC #9052 pipe tape.

5. CAUTION: OPEN CORPORATION VALVE BEFORE BACKFILL.

Fitting Off of Meter Vault Must Be Brass
Fitting Compliant with the Low Lead Rule
(<0.25% Pb by Weight)

6. An owner constructing a new public water system in a subdivision or development shall
construct a water tap and service for each  potential user and extend it to the property
line. Water services shall be marked with a blue painted metal fence post.

7. All copper service shall be wrapped with #6 gauge copper wire thermally insulated wrap
every 5'. A No. 12 AWG copper with insulation tracer wire will be wrapped around all PVC
pipe at a minimum of 10 foot intervals for the full length of the pipe. Run wire to top of
vault.

8. Water service lines which cross the street  shall be insulated with 2" thick by 2' wide  Dow
Board. Insulation shall be installed from  the water main to the vault.

9. Water service lines shall be bedded with Type I Pipe Bedding per the current edition  of
ISPWC Section 305 -Pipe Bedding.

10. Connection to the meter box or curb stop shall be; Mueller 110 Compression H-15451 for
3/4" Copper or CTS poly; Mueller H15451 CTS x F.I.P.; or Ford C14-33-Q-NL.

11. No service or irrigation connections within 6 feet of meter vault.

12. Separate service connections to main by a minimum of 2 feet and
stagger multiple connections made on the pipe along the
circumference.

13. Materials used shall be compliant with ANSI/NSF 60/61.

14. All services shall conform to the vertical and horizontal separation
requirements per DEQ.

15. All parts must be brass and compliant with the
   low lead rule (<0.25 % Pb by weight).

16. All brands and model numbers specified herein, or an approved equal,
shall be required.  Approved equals shall be determined by the City.

The Contractor Shall Dig Meter Pit
and Service Line Trench 6' Deep
From Finished Surface or Ground
Line

Concrete Blocks
for Support

Install 18" Meter Box
Furnished and Placed by

Contractor

2" Dow Board On Services Which
Cross Street

Service Tap Saddle 101
S. Romac or  Approved

Equal

Metal Ground
Clamp To Wire

for Copper
Services 6' Bury Thermal Coil Meter

Box (See Note 3)

Finished
Grade

Service Line: Type "K" Copper or
CTS poly

C1.2
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To:   Hailey Planning and Zoning Commission 
 
From: Robyn Davis, Community Development City Planner 
    
Overview: Consideration of a Zone Change Application by Joan A. Williams Revocable 

Trust, represented by Galena Engineering, for an amendment to the City of 
Hailey Zoning District Map, Section 17.05.020. The proposed change includes 
amending 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from 
General Residential (GR) to Business (B).   

 
Hearing:  August 2, 2021 
 
 
Application Contact: Latham Williams 
 
Request: Rezone 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from 

General Residential (GR) to Business (B)   
 
Location and Size: 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E); 1.02 acres 
 
Current Zoning:  General Residential (GR) and Downtown Residential Overlay (DRO) 
 
Proposed Zoning: Business (B) and Downtown Residential Overlay (DRO) 
 
Notice: Notice for the public hearing scheduled for was published in the Idaho Mountain Express July 17, 
2021, and mailed to property owners and agencies within 300 feet on July 17, 2021. Notice was posted 
on the property on July 23, 2021. 
 
Application: The Applicant is requesting an amendment to the City of Hailey Zoning District Map with a 
Rezone Application. The proposed changes include amending the 1.02-acre parcel at 910 North Main 
Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) to Business (B). The images 
below depict the current zoning and the Applicant’s request to change the zoning to Business (B):  
    

STAFF REPORT 
Hailey Planning and Zoning Commission 

Regular Meeting of August 2, 2021 



Rezone: 910 North Main Street (Williams) 
Zone Change Request from GR to B 

Hailey Planning and Zoning Commission – August 2, 2021 
Staff Report - Page 2 of 10 

 

 
 
Analysis and Discussion: The subject property is located on the northern edge of downtown, on the east 
side of Main Street. The parcel and surrounding parcels, with the exception of the AmericInn, are 
vacant. The AmericInn is nestled adjacent and to the east of the subject parcel. The area is primarily 
commercial, but transitions to residential along First Avenue. Properties to the south and west are 
zoned Business (B) and are located within the Downtown Residential Overlay (DRO), and the property to 
the north, occupied by Silver Creek Assisted Living (31 East McKercher Boulevard), is zoned Limited 
Residential (LR-1).  
 
In February of 2021, Larry Green of L.L. Green’s Hardware and Silver Creek Property Holdings joined 
forces and proposed to rezone the subject parcel (910 North Main Street), and Lot 1, Block 2, Northridge 
X (21 East McKercher) from Limited Business (LB) to Business (B), and remain in the Downtown 
Residential Overlay (DRO). The rezone request also included rezoning Lot 1, Block 27, Northridge IX, 
from Limited Residential (LR-1) to General Residential (GR) and Downtown Residential Overlay (DRO). 
This rezone would have allowed for the development of a new car dealership for the existing business, 
Silver Creek Ford, as well as a new hardware store for the existing business, L.L. Green’s Hardware.  
 
Due to various reasons, Silver Creek Property Holdings withdrew all applications (Rezone, CUP and 
Design Review Preapplication). Larry Green of L.L. Green’s Hardware, proceeded with the rezone 
request without Silver Creek Property Holdings, and on May 17, 2021, the Hailey Planning and Zoning 
Commission recommended for approval the Rezone Application by Larry Green of L.L. Green’s 
Hardware, represented by Galena Engineering, to rezone Lot 1, Block 2, Northridge X (21 East 
McKercher) from Limited Business (LB) to Business (B), and remain in the Downtown Residential Overlay 
(DRO). The Council approved the Rezone Application on July 12, 2021.  
 
With the approval of this rezone, the subject parcel has become a remnant parcel with regard to zoning, 
and is more noticeable by zoning of the adjacent parcels, zoned Business (B) and Limited Business (LB). 
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The zone change would eliminate the only island of GR in the area, as well as provide consistency among 
the surrounding parcels and their zoning districts. For instance, the current GR zoning does not allow for 
commercial uses despite the property’s adjacency to Main Street and the surrounding business-zoned 
parcels.  
 
1. Purposes of Zoning Districts. Business (B): The purpose of the B District is to provide areas for 

general business and commercial activities and a limited number of residential uses. The Applicant 
is proposing that the parcel, zoned General Residential (GR) and within the Downtown Residential 
Overlay (DRO), be zoned Business (B) and remain in the DRO.   

• 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) 

All properties north of Walnut Street within the DRO and on both sides of Main Street are 
currently zoned Business with the exception of this parcel, Hailey FR SESW TL 7589 SEC 4 2N 18E 
(Lot 1, Block 1, Gateway Subdivision). By changing the existing zoning from GR to B, Staff feels 
the zone change would provide consistency with the northern DRO along Main Street. 
Additionally, the current GR zoning district does not allow for commercial uses despite the 
property’s adjacency to Main Street and surrounding business-zoned properties. 
 
Located near the north entrance of the city, the subject parcel is undeveloped and underutilized. 
Per the Applicant, the change in zoning would further support the traditional character of the 
Business District by allowing traditional commercial and retail development along the Main 
Street Corridor. Such development would include high-density commercial, mixed-use, and 
residential development adjacent to Main Street, which is proximal to schools, downtown 
amenities, and public transit opportunities.  
 
Furthermore, the proposed rezone would allow for the development of new or expanded uses 
within the City of Hailey, creating career-oriented opportunities for young workers in Hailey, 
provide smaller scale housing in a mixed-use setting, and promote pedestrian transportation.  

 
Summary of Uses: The proposed zone change would increase the range of uses permitted on the 
subject parcel. Rezoning the parcel to Business (B) would also be consistent with the zone districts of 
neighboring parcels and all of Main Street north of Walnut Street. Additionally, the rezone would 
provide greater flexibility with density, setback and bulk requirements. Comparisons of existing and 
proposed rezones are noted below.  
 
2. Density, Setback and Bulk Requirement Comparison: The density, setbacks and other bulk 

requirements would see the following changes, if rezoned as proposed:  
 

Address/Parcel/Use  Existing Zone District Proposed Zone District 
910 North Main Street (Hailey FR 

SESW TL 7589 SEC 4 2N 18E) 
GR/DRO B/DRO 

Setbacks Minimum front 
yard setback 
(feet) 

20   
 

07   
 

Minimum side 
yard setback 

107, 19, 20   
 

07, 19, 20   
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(feet)   
Minimum rear 
yard setback 
(feet)   

107, 19, 20   
 

07, 19, 20   
 

Height Maximum 
building Height 

35’ 35’ 

Notes 7.  Townhouse unit shall be allowed 0 setbacks 
from the lot lines created by a townhouse 
sublot and the separation of the building 
containing townhouse units in a townhouse 
development parcel shall be not less than 6 feet 
as measured between any wall or any 
projection of a building, including, but not 
limited to, eaves, cornices, canopies, or other 
similar roof overhang features, pergolas, 
chimney chases, bay windows, decks, steps, 
wainscot, and utility meters; or the minimum 
distance required by the IBC and IFC, whichever 
is greater.  

 19.  See also subsections 17.07.010 F and G of this 
title. 

 20. See also subsections 17.07.010 F and G of this 
title. 

 
The existing parcel at 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) is approximately 
1.02 acres. It is zoned GR and is within the DRO. Within the Business Zone District, the underlying 
density is 20 units per acre and does not have a maximum lot coverage. That said, the parcel is also 
located within the DRO, and within the DRO, the use and bulk requirements shall meet those of the 
underlying zoning district; however, some have been amended to allow for no maximum residential 
percentage on the ground level, and no provisions for residential units per acre applies. Additionally, 
density is limited by required open space, parking, landscaping and the Design Review Standards.  
 
This zone change is a logical extension of the Business Zone District and would not create a spot zoning 
condition within the area. Furthermore, the zone change would allow for additional commercial and 
retail development along the Main Street Corridor.  
 
3. Existing Land Uses: The subject property is located on the northern edge of downtown, on the east 

side of Main Street. The parcels are vacant and the AmericInn is adjacent and to the east of the 
subject parcel. The area is primarily commercial, but transitions to residential along First Avenue. 
Properties to the south (both vacant) and west (Albertsons Grocery and Stinker Gas Station) are 
zoned Business (B) and are located within the Downtown Residential Overlay (DRO). The property to 
the north, occupied by Silver Creek Assisted Living (31 East McKercher Boulevard), is zoned Limited 
Residential (LR-1), but is a more intensive use than typically found in that zone district.   

 
Criteria for Review: 
17.14.060(A) Criteria Specified: When evaluating any proposed amendment under this Article, the 

https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
https://codelibrary.amlegal.com/codes/haileyid/latest/hailey_id/0-0-0-6914#JD_17.07.010
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Commission shall make findings of fact on the following criteria: 

 
1) The proposed amendment is in accordance with the Comprehensive Plan; 

The Comprehensive Plan Land Use Map reflects suitable projected land uses for the city. It considers 
existing conditions, trends, and desirable future situations, the objective being a balanced mix of land 
uses for the community. The Map establishes a basis and direction for the expansion and/or location of 
business, residential, industrial, institutional and green space areas within and adjacent to the City. The 
area in question sees varied land use opportunities given its location and size, and the Land Use Map 
purposefully does not demarcate between land uses that are specific to property boundaries, allowing 
for decision-making processes such as this to determine actual zoning boundaries.    
 
The Comprehensive Plan also calls for a strong retail core. The Comprehensive Land Use Map identifies 
this area as a Community Activity Area:  
 

Community Activity Areas – located at the north and south ends of Main Street Corridor. High 
density residential is encouraged. Commercial and mixed-use development is appropriate, but 
should be subordinate to the infill of Downtown.  
 

The parcel is located is within a ‘1/4 Mile Service Area.’ It is within walking distance of businesses that 
provide similar products and services. It is also within walking distance of other uses and activities not 
found within the Downtown Core. This parcel - an infill project well within the City’s limits - is not 
located near any waterways, floodplains, wildlife migration corridors, or near any avalanche or wildfire 
hazards. The proposed rezone would help create economic diversity with products, services, and full-
time jobs that are not directly dependent upon tourism and seasonal business, as well as allow for 
higher-density commercial and/or mixed-use developments at the current location. 
 
The Applicant is proposing to rezone the parcel to Business (B). The purpose of the Business (B) Zone 
District is to -- Provide areas for general business and commercial activities and a limited number of 
residential uses. If the rezone were approved, this 1.02-acre parcel would be available for other uses 
permitted in the District Use Matrix. This parcel is closer to commercial uses than residential, and is 
buffered by Limited Business (1.32 acres) and General Residential (2.64 acres) parcels to the east. 
 
The Comprehensive Plan further states:  
 

A Land Use Map is a required element of the Land Use component of the Comprehensive Plan. 
Pursuant to Idaho Code requirements, the Land Use Map reflects suitable projected land uses 
for the city. The creation of a land use map establishes general direction for projected land uses 
within and adjacent to the city. The Land Use Map depicts broad community goals. When 
considering land use applications, site-specific data and circumstances should be balanced with 
the overall goals depicted on the map. 
 

Among others, the Application complies with the following goals and objectives of the Hailey 
Comprehensive Plan: 

3.3 Protect the traditional character and scale of the historic downtown and Main Street 
Corridor. The proposed rezone would allow for traditional commercial and retail 
development along the Main Street Corridor.  
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5.1  Retain a compact City comprised of a central downtown with surrounding diverse 

neighborhoods, areas and characteristics as depicted on the Land Use map. 
a) Main Street Corridor – area of high density commercial, mixed-use and 

residential development. The proposed rezone provides the opportunity for 
high density commercial, mixed-use and residential development located 
adjacent to Main Street. The goal aimed to increase density along the Main 
Street Corridor, which this rezone request would support.  

b) Downtown – the historic commercial center containing the greatest 
concentration of commercial, cultural and civil activity. Downtown is the 
priority area for encouraging higher density commercial and mixed-use 
development. The proposed rezone would allow commercial and mixed-use 
developments that would support a historic commercial center.  

5.2 Maintain Downtown as the area containing the greatest concentration of commercial, 
cultural and civic activity and the priority area of encouraging higher density 
commercial and mixed-use development. The proposed rezone supports this goal.  

5.5 Lessen the dependency on the automobile. The proposed rezone allows for commercial 
and mixed-use development along Main Street, located in close proximity to schools, 
downtown amenities, and public transit opportunities, which reduces dependency on 
the automobile.  

6.1 Encourage a diversity of economic development opportunities within Hailey. The 
proposed rezone would allow for the development of new or expanded uses within the 
City of Hailey, creating new jobs and economic development opportunities in Hailey.  

6.2 Encourage abundant, competitive and career-oriented opportunities for young 
workers. The proposed rezone would allow for the development of new or expanded 
uses within the City of Hailey, creating career-oriented opportunities for young workers 
in Hailey. The proposed commercial zoning would allow for mixed-use and potentially 
live-work conditions, which could provide lower priced, small-scale housing 
opportunities for young workers.   

 
The Hailey Comprehensive Plan also identifies housing as a high priority: 
 

High Density Residential – high density residential infill is encouraged in the area along Main 
Street and River Street between Downtown and the north and south ends of Main Street. 
 

The Land Use Map identifies likely areas for housing. In addition to housing, the Plan stresses the 
importance of downtown housing, and the reason to plan for mixed-uses: 
 

Promoting mixed use in Downtown ensures a diversified, sustainable economic condition. 
Mixed-use buildings lining Downtown Main Street allow for commercial activity on the ground 
floor with residences or offices above. This type of planning helps maintain the neighborhood 
scale. These types of buildings also ensure round the clock activity and eyes on the street for 
added safety. 
 

While no use or development is proposed at this time, this project could see a traditional mixed-use 
project, and could serve as a seamless transition between commercial, Limited Business (AmericInn), and 
the nearby single-family residential. 
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The Land Use Section describes High-Density Residential as follows: 
 

High Density Residential – high density residential infill is encouraged in the area along Main 
Street and River Street between Downtown and the north and south ends of Main Street. 
 
5.6  Manage and accommodate population growth by infill development and, when 

appropriate, minimal expansion by annexation and/or density increases. The subject 
property is an infill site, which, when developed, would attract energy and life to the 
north gateway to Hailey.  

8.1 Encourage development that provides opportunities for home ownership and rental 
houses for individuals of all socio-economic levels. The proposed rezone provides 
opportunities for the development of smaller scale housing in a mixed-use setting that is 
no common in the City of Hailey.  

 
By rezoning 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from General Residential (GR) 
to Business (B), the change is compatible with the Comprehensive Plan, as it would facilitate the 
development of high-density residential infill and mixed-use developments within the downtown 
corridor.  
 

2) Essential public facilities and services are available to support the full range of proposed uses 
without creating excessive additional requirements at public cost for the public facilities and 
services; 

It is anticipated that public facilities and services are available to support the full range of uses permitted 
by the zone district under consideration. Though no uses or buildings are proposed at this time, 
development would be compliant with the most recently adopted IBC, IRC and IFC (currently 
constructing under the 2018 code). Development of the site, streets, sidewalks, landscaping and other 
onsite improvements would be required as part of the Design Review process.  
 
The current zoning would allow for approximately 10 single-family homes with each home having the 
option to construct an Accessory Dwelling Unit (subject to Design Review). That said, the Hailey 
Comprehensive Plan discourages single-family residential along Main Street, and the District Use Matrix 
prohibits new construction of single-family residences within the Business District. Changing the zoning 
district to Business would encourage a mixed-use development project (commercial and residential 
uses) or multifamily dwellings. That said, the parcel is also located within the DRO, and within the DRO, 
the use and bulk requirements shall meet those of the underlying zoning district; however, some have 
been amended to allow for no maximum residential percentage on the ground level, and no provisions 
for residential units per acre applies. Additionally, density is limited by required open space, parking, 
landscaping and the Design Review Standards. Given this information, the City Engineer does not believe 
that the development of this parcel would impact water demand above what is already permitted on 
Main Street and the surrounding parcels. 
 
A Traffic Impact Study was completed for the rezone of abutting parcels, Lot 1, Block 2, Northridge 
Subdivision X and Lot 1, Block 27, Northridge Subdivision IX. The analysis concluded that all streets 
would remain functioning at Level of Service A during future project conditions, except for the 
intersection at Cobblestone Lane and Main Street.  
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As shown in the table below, this intersection is anticipated to fail in a background condition; however, 
the poor Level of Service was not project-related, but primarily related to existing intersection volumes, 
geometry and lane-configurations. As such, the city would prefer to see that Cobblestone Lane be 
slightly reconfigured as noted below, and to the satisfaction of the City Engineer. This has been made a 
Condition of Approval.  

 
With regard to traffic and circulation, currently the drivable portion of Cobblestone Lane is not fully 
dedicated, but is a 38’-wide easement to benefit the City of Hailey shown on the plat of Hailey Business 
Center (property directly south of the subject property). To the east of the subject property, the 
AmericInn plat dedicated 22’ in width to equal a 60’-wide right-of-way. City Staff requests a dedicated 
right-of-way to the City of Hailey along the southern property line of the subject parcel abutting 
Cobblestone Lane of 22’ in width, such that when the Hailey Business Center redevelops, a full 60’-wide 
right-of-way can be achieved. Once a use is proposed, it is likely that a ‘right-turn only’ lane onto Main 
Street headed northbound will be required. 
 
Further analysis of the streets involved within the proposed development is as follows:   
 
Main Street. Main Street contains a five-lane road configuration between Cobblestone Lane and the 
McKercher Boulevard traffic light, which is the entire frontage of the proposed project. Traffic is high in 
this area. City Staff concurs that, when the site redevelops, there should be no Main Street entrance, 
and all egress/ingress should be restricted to Cobblestone Lane.  
 
Cobblestone Lane. Cobblestone Lane is a transitional street. It connects the commercial core to 
residential streets on the east side of Main Street. The traffic volume is reasonably high due to the 
proximity of commercial uses, such as the AmericInn, and the Wood River Middle School, which is one 
block to the east. A traffic circulation plan accessing the subject parcel has not been developed at this 
time. See comments above regarding the need to complete the Cobblestone Lane dedication. 
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3) The proposed uses are compatible with the surrounding area; and 

The zones and overlays under consideration would follow the same bulk requirements as adjacent 
blocks within the Business (B) Zone District. Nonresidential or multifamily projects would be subject to 
Design Review, allowing for community input, and Commission discussion of compatibility. The area 
contains a variety of commercial, multifamily and single-family projects.  
 

4) The proposed amendment will promote the public health, safety and general welfare. 
City Staff notes a strong basis in the Hailey Comprehensive Plan for this type of amendment. This parcel 
has been vacant since the establishment as a parcel. The proposed zone change would enable 
development of the site, and provide economic diversity with products, services, and full-time jobs that 
are not directly dependent upon tourism and seasonal business.  
 
Additionally, the city and the Wood River Valley have a documented need for housing. The 
Comprehensive Plan calls for housing initiatives. The current changes under consideration would allow 
for multifamily and mixed-use housing developments in an area within walking distance to many town 
services.  
 
Action: The Commission is required by the Hailey Municipal Code to make a recommendation to the 
Hailey City Council based on compliance with the Comprehensive Plan and the following criteria: 
 
17.14.040(B)  Recommendation.   

1. Following the hearing, if the Commission or Hearing Examiner makes a substantial 
change from what was presented at the hearing, the Commission or Hearing Examiner 
may either conduct a further hearing after providing notice of its recommendation, or 
make its recommendations to the Council, provided the notice of the Commission’s or 
Hearing Examiner’s recommendation shall be included in the notice of the hearing to 
be conducted by the Council.   

2. The Commission or Hearing Examiner shall recommend, with reasons therefore, to the 
Council that the proposed amendment be granted or denied, or that a modified 
amendment is granted. 

3. If the proposal initiated by an Applicant is not in accordance with the Comprehensive 
Plan, the Commission or Hearing Examiner shall notify the Applicant of this finding 
and inform the Applicant that the Applicant must apply for an amendment to the 
Comprehensive Plan before the Hailey Municipal Code or Zoning Map can be 
amended. 

 
A. The Hearing Examiner or Commission and Council shall make findings of fact on the following 
criteria: 

1.   The proposed amendment is in accordance with the comprehensive plan; 
2.   Essential public facilities and services are available to support the full range of proposed 
uses without creating excessive additional requirements at public cost for the public facilities 
and services; 
3.   The proposed uses are compatible with the surrounding area; and 
4.   The proposed amendment will promote the public health, safety and general welfare. 
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B.   Rezones: When evaluating any proposed zoning ordinance map amendment to rezone property to 
business (B) zoning district, limited business (LB) zoning district or transitional (TN) zoning district, the 
hearing examiner or commission and council shall consider the following: 

1.   Vacancy rates of existing buildings and land within the existing business (B), limited 
business (LB) or transitional (TN) zoning districts. A lower vacancy rate will favor a rezone, 
while a higher vacancy rate will not favor a rezone. 
2.   The distance of the parcel proposed for rezone from the central core overlay district 
boundary. A shorter distance from the central core overlay district boundary will favor a 
rezone, while a longer distance from the central core overlay district boundary will not favor a 
rezone. (Ord. 1191, 2015). 
 

Summary and Suggested Conditions of Approval: The Commission shall recommend approval or denial 
to the Hailey City Council the Rezone Application by Joan A. Williams Revocable Trust, represented by 
Galena Engineering, for an amendment to the City of Hailey Zoning District Map, Section 17.05.020. The 
proposed change includes amending 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from 
General Residential (GR) to Business (B), 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 17.14, Amendment, additional applicable requirements of Title 17, Title 18, and 
City Standards, and subject to the Condition of Approval (1), as noted below:  
 

1) The Applicant shall dedicate 22’ of land adjacent to Cobblestone Lane to the City of Hailey for 
use as Cobblestone Lane right-of-way.  

 
Motion Language: 
Approval: Motion to approve the Rezone Application by Joan A. Williams Revocable Trust, represented 
by Galena Engineering, for an amendment to the City of Hailey Zoning District Map, Section 17.05.020. 
The proposed change includes amending 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) 
from General Residential (GR) to Business (B), finding that the changes are in accordance with the 
Comprehensive Plan, essential public facilities and services are available to support the full range of 
proposed uses without creating excessive additional requirements at public cost for the public facilities 
and services, the proposed uses are compatible with the surrounding area, and the proposed 
amendment will promote the public health, safety and general welfare, subject to Condition #1. 
 
Denial: Motion to deny the Rezone Application by Joan A. Williams Revocable Trust, represented by 
Galena Engineering, for an amendment to the City of Hailey Zoning District Map, Section 17.05.020. The 
proposed change includes amending 910 North Main Street (Hailey FR SESW TL 7589 SEC 4 2N 18E) from 
General Residential (GR) to Business (B), finding that __________ [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 Council should specify a 
date]. 
 



910 N Main Street (TL 7589, Sec 4, T2N, R18E) 
Rezone Application 

Project Summary 

The subject property is located east of State Highway 75 and north of Cobblestone Lane in Hailey. It is 
surrounded by multiple commercial uses. Existing adjacent commercial uses include Albertson’s to the 
west, and the AmericInn Hotel to the east. A proposal is currently under review by the City of Hailey for 
a retail/commercial application adjacent to the north, L.L. Green’s Hardware store.  

There are currently no proposed development plans for the subject property.   

Proposed Rezone Summary 

Current = General Residential (GR) 
Proposed = Business (B) 
Overlay District = Downtown Residential Overlay (DRO) 

The applicant is requesting consideration of the proposed rezone application because all properties 
north of Walnut Street within the DRO on both sides of Main Street are currently zoned Business with 
the exception of Gateway Subdivision Block 1 Lot 1 and Northridge X Subdivision Lot 2, Block 1. 
Northridge X Subdivision Lot 2, Block 1 has requested a zoning amendment from Limited Business (LB) 
to Business, and that application has been approved by the Planning and Zoning Commission. Changing 
the existing zoning from GR to B will provide consistency with the northern DRO along Main Street.  
Additionally, the current GR zoning does not allow for commercial uses despite the property’s adjacency 
to Main Street and surrounding Business zoned properties. 

Comprehensive Plan Analysis 

Section 1 Natural Resources, Energy and Air Quality 

1.4 Promote energy conservation and 1.5 Promote air quality protection. The rezone allows for 
commercial/retail and higher density residential development close to schools and downtown amenities 
which reduces driving distances and lends itself to pedestrian transportation, promoting energy 
conservation and better air quality. Additionally, the site is located in close proximity to a public transit 
stop and the Wood River Middle School which will allow for less individual vehicle use and promote 
energy conservation and better air quality. 

Section 3 Special Areas or Sites and Features 

3.3 Protect the traditional character and scale of the historic downtown and Main Street corridor. The 
proposed rezone will allow for traditional commercial and retail development along the Main Street 
Corridor.  

 

 

 

 



Section 5 Land Use, Population and Growth Management 

5.1 Retain a compact City comprised of a central downtown with surrounding diverse neighborhoods, 
areas, and characteristics as depicted in the Land Use Map.  

a. Main Street Corridor—area of high density commercial, mixed use and residential development. 
The proposed rezone provides the opportunity for high density commercial, mixed use, and residential 
development located adjacent to Main Street. This goal aimed to increase density along the Main Street 
Corridor which this rezone request would support. 

b. Downtown—the historic commercial center containing the greatest concentration of commercial, 
cultural and civil activity. Downtown is the priority area for encouraging higher density commercial 
and mixed use (commercial and residential) development. The proposed rezone would allow 
commercial and mixed-use development supporting a historic commercial center.  

5.2 Maintain Downtown as the area containing the greatest concentration of commercial, cultural, 
and civic activity and the priority area for encouraging higher density commercial and mixed-use 
(commercial and residential) development. The proposed rezone supports this goal. 

5.5 Lessen dependency on the automobile. The proposed rezone allows for commercial and mixed-use 
development along Main Street, located in close proximity to schools, downtown amenities, and public 
transit opportunities which reduces dependency on the automobile. 

5.6 Manage and accommodate population growth by infill development and, when appropriate, 
minimal expansion by annexation and/or density increases. The subject property is an infill site which, 
when developed, will attract energy and life to the north gateway to Hailey. 

Section 6 Economic Development 

6.1 Encourage a diversity of economic development opportunities within Hailey. The proposed rezone 
will allow for the development of new or expanded uses within the City of Hailey, creating new jobs and 
economic development opportunities in Hailey.  

6.2 Encourage abundant, competitive, and career-oriented opportunities for young workers. The 
proposed rezone will allow for the development of new or expanded uses within the City of Hailey, 
creating career-oriented opportunities for young workers in Hailey. The proposed Commercial Zoning 
would allow for mixed-use and potentially live-work conditions which could provide lower priced, small 
scale housing opportunities for young workers. 

Section 8 Housing 

8.1 Encourage development that provides opportunities for home ownership and rental homes for 
individuals of all socio-economic levels. The proposed Commercial zoning provides opportunity for the 
development of smaller scale housing in a mixed-use setting that is not common in the City of Hailey. 

 

 

 



Section 10 Transportation 

10.1 Create and maintain a pedestrian and bicycle-friendly community that provides a safe, 
convenient and efficient multi-modal transportation system for all Hailey Residents. The subject 
property is close to downtown amenities which will promote pedestrian transportation, and is also close 
to public transit. Theoretically, a patron or employee of a commercial use could utilize public transit to 
reach the site and then travel by foot or bicycle to access downtown.  
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TO: Hailey Planning & Zoning Commission 

FROM: Lisa Horowitz, Community Development Director 

OVERVIEW: Consideration of Amendment to the Hailey Comprehensive Plan to update Part 
5, Capital Improvement Plan to reflect the 2021 D.P. Guthrie Report, “2021 
Development Impact Fees” and repeal Appendix E, 2016 Capital/DIF Impact 
Study Update, and adopt the 2021/2022 Capital Improvement Plan Budget as 
Appendix E to the Comprehensive Plan. 

HEARING: August 2, 2021 

Notice 
Notice for the public hearing was published in the Idaho Mountain Express on July14, 2021 and 
mailed to public agencies on July 14, 2021. 

Request: To Repeal the Comprehensive Plan Appendix E, 2016 Capital Development Impact 2016 
Update, and adopt the 2021/2022 Capital Expense Budget and 2021 Capital Improvement Plan  
Budget as Appendix E to the Comprehensive Plan. 

Procedural History 
The Development Impact Fee (DIF) Advisory Committee met on April 19, 2021 and continued the 
hearing to May 13, 2021. On May 13, 2021 the Committee motioned to approve and forward the 
5-year update to the DIF Ordinance to consideration of the land use assumptions, level of service 
and facility needs, capital improvement plan, cost allocation alternatives for each Development 
Impact Fee developed by the consultant and for the actual DIF numbers forwarded to the Council 
include changes to show increase for modifications/additions to the Fire Station.

On July 12, 2021 City Council approved the 5-Year Development Impact Fee Report establishing 
City of Hailey land use assumptions for the next 20 years with Capital Improvement Plan to 
accommodate growth, and to review a new development Impact Fee to provide that new 
development pay for itself, holding back section for land acquisition.   

On August 2, 2021, the Development Impact Fee (DIF) Advisory Committee will consider changes 
made City Staff and the City Council to the capital improvement plan budget and the DIF Study 
since May 13, 2021, with land use assumptions, level of service and facility needs, capital 
improvement plan, cost allocation alternatives for each Development Impact Fee.  

STAFF REPORT 
Hailey Planning and Zoning Commission 

Regular Meeting of August 2, 2021 



On August 2, 2021, the Planning and Zoning Commission will consider an amendment to the 
Hailey Comprehensive Plan to Update Part 5, Capital Improvement Plan to reflect the 2021 D.P. 
Guthrie report, “2021 Development Impact Fees” and to repeal Appendix E, 2016 Capital/DIF 
Impact Study Update, and adopt the 2021/2022 Capital Improvement Plan Budget as Appendix E 
to the Comprehensive Plan. 
 
Standards of Evaluation Idaho Statute Title 67, Chapter 65, Section 67-6501:  
Amendments to the Comprehensive Plan may only be made because of an error in the original 
plan or because of a substantial change in the actual conditions in the City of Hailey, which result 
in a material discrepancy or disparity between the conditions in the area and all or part of the 
Plan. The City of Hailey Planning and Zoning Commission (Commission) may recommend 
amendments to the Plan to the Hailey City Council (Council) not more frequently than every six 
(6) months. Said six (6) month period shall be measured from the date that the Commission 
submits its recommendation to the Council. 
 
An amendment may be initiated by any person or organization upon submitting an application on 
a form to be supplied by the Commission. The following procedure shall be followed when 
amending the Comprehensive Plan: 
 
1) The Planning and Zoning Commission, prior to recommending the plan, amendment, or 

repeal of the plan to the governing board l, shall conduct at least one (1) public hearing 
in which interested persons shall have an opportunity to be heard. At least fifteen (15) 
days prior to the hearing, notice of the time and place and a summary of the plan to be 
discussed shall be published in the official newspaper or paper of general circulation 
within the jurisdiction. The Planning and Zoning Commission shall also make available a 
notice to other papers, radio and television stations serving the jurisdiction for use as a 
public service announcement.  

Adequate notice has been provided. 
 
2) Following the Planning and Zoning Commission hearing, if the Planning and Zoning 

Commission recommends a material change to the proposed amendment to the plan 
which was considered at the hearing, it shall give notice of its proposed recommendation 
and conduct another public hearing concerning the matter if the governing board will 
not conduct a subsequent public hearing concerning the proposed amendment. If the 
governing board will conduct a subsequent public hearing, notice of the Planning and 
Zoning Commission recommendation shall be included in the notice of public hearing 
provided by the governing board. 

This will be done if a material change is made. 
 
3) A record of the hearings, findings made, and actions taken by the Planning and Zoning 

Commission shall be maintained by the city or county. 

All meetings are recorded. 
 



4) The governing board shall not hold a public hearing, give notice of a proposed hearing, 
nor take action upon the plan, amendments, or repeal until recommendations have been 
received from the commission.  

 
5) Following the public hearing before the Council, if the Council makes any material change in 

the amendment, the Council shall hold a public hearing on said proposed amendments, and 
at said hearing all persons interested shall have an opportunity to be heard.  At least fifteen 
(15) days prior to the hearing, notice of the time and place and a summary of the proposed 
plan amendments shall be published in the official newspaper or paper of general circulation 
within the City of Hailey. The Planning and Zoning Commission shall also make available a 
notice of said hearing to other papers, radio, and television stations serving the City of Hailey 
for use as a public service announcement. 

 
6) No plan amendment shall be effective unless adopted by resolution or ordinance by the 

Council.  An ordinance enacting an amendment of the plan may be adopted, amended or 
repealed by reference as provided for in sections 31-715 and 50-901, Idaho Code; provided, 
however, that three (3) copies of any material which is proposed to be adopted, amended 
or repealed by reference shall be filed with the Hailey City Clerk prior to the publication of 
any notice of any such proposed adoption, amendment or repeal. 
 

Motion Language 
 
Approval: 
Motion to Repeal the Comprehensive Plan Appendix E, 2016 Capital Development Impact 2016 
Update, and adopt the 2021/2022 Capital Expense Budget and 2021 Capital Improvement Plan as 
Appendix E to the Comprehensive Plan, finding that the project is in conformance with the 
Comprehensive Plan; the project does not jeopardize the health, safety, or welfare of the general 
public. 
 
Continuation: 
Motion to continue the public hearing to Repeal the Comprehensive Plan Appendix E, 2016 Capital 
Development Impact 2016 Update, and adopt the 2021/2022 Capital Expense Budget and 2021 
Capital Improvement Plan as Appendix E to the Comprehensive Plan to _________ [Commission 
Council should specify a date]. 
 
Table: 
Motion to table the public hearing to Repeal the Comprehensive Plan Appendix E, 2016 Capital 
Development Impact 2016 Update, and adopt the 2021/2022 Capital Expense Budget and 2021 
Capital Improvement Plan as Appendix E to the Comprehensive Plan 
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EXECUTIVE SUMMARY 
DP Guthrie, LLC was hired to update development impact fees for the City of Hailey.  
Recommended facilities for impact fee funding include park improvements and paths/trails that 
have a citywide service area, fire station expansion plus apparatus, and multimodal street 
improvements along with additional rolling stock. 
In contrast to project improvements, impact fees are intended to fund system improvements 
that benefit the entire service area by increasing infrastructure capacity.  By law, impact fees can 
only be used for capital improvements, not operating or maintenance costs.  Impact fees are 
subject to legal standards that satisfy three key tests:  need, benefit, and proportionality.   

• First, to justify a fee for public facilities, local government must demonstrate a 
need for capital improvements.  
• Second, new development must derive a benefit from the payment of the fees 
(i.e., in the form of public facilities constructed within a reasonable timeframe). 
• Third, the fee paid should not exceed a development’s proportionate share of the 
capital cost. 

As documented in this report, the City of Hailey has complied with applicable legal precedents.  
Impact fees are proportionate and reasonably related to the capital improvement demands of 
new development.  Specific costs have been identified using local data and current dollars.  With 
input from City staff, DP Guthrie, LLC determined service units for each type of infrastructure 
and calculated proportionate share factors to allocate costs by type of development.  This report 
documents the formulas and input variables used to calculate the impact fees for each type of 
public facility.  Impact fee methodologies also identify the extent to which new development is 
entitled to various types of credits to avoid potential double payment of growth-related capital 
costs. 
The Idaho Development Impact Fee Act (Idaho Code Title 67 Chapter 82) sets forth “an 
equitable program for planning and financing public facilities needed to serve new growth.”  The 
enabling legislation calls for three integrated products: 1) Land Use Assumptions (LUA) for at 
least 20 years, 2) Capital Improvements Plan (CIP), and 3) Development Impact Fees (DIFs).  
The LUA (see Appendix A) documents current estimates and projected increases in population 
and housing units, along with service units by residential size thresholds.  In addition, the CIP 
and DIF for fire and street facilities require demographic data on nonresidential development.  
This document includes nonresidential land use assumptions such as jobs and floor area within 
the City of Hailey. 
The CIP and DIF are in the middle section of this report, organized by chapters pertaining to 
each public facility type (i.e., parks/paths, fire, and streets).  Each chapter documents existing 
infrastructure standards, the projected need for improvements to accommodate new 
development, the updated DIF compared to current fees, revenue projections, and a CIP listing 
specific improvements to be completed by the City of Hailey. 

General Methods 
There are three general methods for calculating development impact fees.  The choice of a 
particular method depends primarily on the timing of infrastructure construction (past, 
concurrent, or future) and service characteristics of the facility type being addressed.  Each 
method has advantages and disadvantages in a particular situation, and can be used 
simultaneously for different cost components.   
Reduced to its simplest terms, the process of calculating development impact fees involves two 
main steps: (1) determining the cost of development-related capital improvements and (2) 
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allocating those costs equitably to various types of development.  In practice, the calculation of 
impact fees can become quite complicated due to many variables involved in defining the 
relationship between development and the need for facilities within the designated service area.  
The following paragraphs discuss three basic methods for calculating development impact fees 
and how those methods can be applied. 

Cost Recovery (past improvements) 
The rationale for recoupment, often called cost recovery, is that new development is paying for 
its share of the useful life and remaining capacity of facilities already built, or land already 
purchased, from which new growth will benefit.  This methodology is often used for utility 
systems that must provide adequate capacity before new development can take place. 

Incremental Expansion (concurrent improvements) 
The incremental expansion method documents current level-of-service (LOS) standards for each 
type of public facility, using both quantitative and qualitative measures.  This approach assumes 
there are no existing infrastructure deficiencies or surplus infrastructure capacity.  New 
development is only paying its proportionate share for growth-related infrastructure.  Revenue 
will be used to expand or provide additional facilities, as needed, to accommodate new 
development.  An incremental expansion cost method is best suited for public facilities that will 
be expanded in regular increments to keep pace with development.  

Plan-Based Fee (future improvements) 
The plan-based method allocates costs for a specified set of improvements to the service units 
expected from new development.  Improvements are typically identified in a CIP or long-range 
facility plan and development potential is identified by a land use plan.  There are two basic 
options for determining the cost per demand unit:  1) total cost of a public facility can be divided 
by total demand units (average cost), or 2) the growth-share of the public facility cost can be 
divided by the net increase in demand units over the planning timeframe (marginal cost). 

Credits 
Regardless of the methodology, a consideration of “credits” is integral to the development of a 
legally defensible impact fee methodology.  There are two types of “credits” with specific 
characteristics, both of which should be addressed in development impact fee studies and 
ordinances.  The first is a revenue credit due to possible double payment situations, which could 
occur when other revenues may contribute to the capital costs of infrastructure covered by the 
impact fee.  This type of credit is integrated into the impact fee calculation, thus reducing the fee 
amount.  The second is a site-specific credit or developer reimbursement for dedication of land 
or construction of system improvements.  This type of credit is addressed in the administration 
and implementation of the impact fee program. 

Unique Requirements of the Idaho Impact Fee Act 
The Idaho Development Impact Fee Act has several requirements not common in the enabling 
legislation of other states.  This overview summarizes these unique requirements, which have 
been met by the City of Hailey, as documented in this study.  First, as specified in 67-8204(2) of 
the Idaho Act, “development impact fees shall be calculated on the basis of levels of service for 
public facilities . . . applicable to existing development as well as new growth and development.”  
Second, Idaho requires a Capital Improvements Plan [see 67-8208].  The CIP requirements are 
summarized in this report, with more detailed information maintained by City staff responsible 
for each type of infrastructure funded by impact fees.  Third, the Idaho Act states the cost per 
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service unit (i.e., impact fee) may not exceed the cost of growth-related system improvements 
divided by the number of projected service units attributable to new development [see 67-
8204(16)].  Fourth, Idaho requires a proportionate share determination [see 67-8207].  The City 
of Hailey has complied by considering various types of applicable credits that may reduce the 
capital costs attributable to new development.  Fifth, Idaho requires a Development Impact Fee 
Advisory Committee established to:  a) assist in adopting land use assumptions, b) review the 
CIP and file written comments, c) monitor and evaluate implementation of the CIP, d) file 
periodic reports on perceived inequities in implementing the plan or imposing DIFs, and e) 
advise the governmental entity of the need to update the LUA, CIP and DIF study. 

Proposed Impact Fees 
Figure 1 summarizes the methods and cost components used for each type of public facility in 
Hailey’s impact fee study.  After consideration of input during work sessions and public 
hearings, City Council may change the proposed impact fees by eliminating infrastructure types, 
cost components, and/or specific capital improvements.  If changes are made during the 
adoption process, DP Guthrie, LLC will update the fee study to be consistent with legislative 
policy decisions. 

Figure 1:  Proposed Fee Methods and Cost Components  

 
 

Figure 2 summarizes proposed 2021 impact fees for new development in the City of Hailey.  As 
discussed in Appendix A, DP Guthrie, LLC recommends that residential fees be imposed by 
dwelling size, based on heated and finished floor area.  The residential size thresholds in the 
2016 impact fee schedule start at 1000 square feet or less, then increase by increments of 600 
square feet, with the upper end being 2801 or more square feet.  The 2021 update extends the 
lower and upper size ranges, using increments of 400 square feet. 
For nonresidential development, impact fees are stated per 1,000 square feet of floor area.  
Nonresidential development categories, defined below, represent general groups of land uses 
with a similar number of service units per development unit (e.g., average weekday vehicle trip 
ends per thousand square feet of floor area).  For unique development types, Hailey may allow 
or require an independent impact fee assessment. 

• Industrial:  Establishments primarily engaged in the production, transportation, or 
storage of goods.  By way of example, Industrial includes manufacturing, warehouses, 
trucking and construction companies, utility substations, power generation facilities, and 
telecommunications buildings. 

Type of Impact 
Fee

Service 
Area

Plan-Based
(future)

Cost Allocation

Parks and Paths Citywide
Park Improvements and 

Paths/Trails
Population

Fire Citywide
Fire Apparatus and 
Station Expansion

Functional 
Population and 

Jobs

Streets Citywide
Multi-modal 

Improvements and 
Rolling Stock

Vehicle Miles of 
Travel
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• Commercial:  Establishments primarily selling merchandise, eating/drinking places, and 
entertainment uses.  By way of example, Commercial includes shopping centers, 
supermarkets, pharmacies, restaurants, bars, nightclubs, automobile dealerships, and 
movie theaters. 

• Institutional:  Public and quasi-public buildings providing educational, social assistance, 
or religious services.  By way of example, Institutional includes schools, universities, 
churches, daycare facilities, and government buildings. 

• Office and Other Services:  Establishments providing management, administrative, 
professional, or business services; personal and health care services; and lodging 
facilities.  By way of example, Office and Other Services includes banks, business offices; 
hotels and motels; assisted-living facilities, nursing homes and hospitals. 

 

Figure 2:  2021 Hailey Impact Fee Schedule 

 
 

  

Citywide Service Area Parks 
and 

Paths

Fire Streets CIP Proposed 
Total

Current 
Fee

Increase / 
(Decrease)

Residential (per dwelling unit) by Finished Square Feet
600 or less $533 $136 $929 $22 $1,620 $881 $739
601 to 1000 $720 $184 $1,224 $30 $2,158 $881 $1,277
1001 to 1400 $907 $232 $1,519 $38 $2,696 $1,486 $1,210
1401 to 1800 $1,095 $280 $1,814 $46 $3,235 $1,893 $1,342
1801 to 2200 $1,282 $328 $2,109 $54 $3,773 $1,893 $1,880
2201 to 2600 $1,469 $376 $2,404 $62 $4,311 $2,202 $2,109
2601 to 3000 $1,656 $424 $2,699 $70 $4,849 $2,375 $2,474
3001 or more $1,843 $472 $2,994 $78 $5,387 $2,375 $3,012
Nonresidential (per 1,000 Square Feet of Floor Area)
Industrial $0 $214 $718 $34 $966 $918 $48
Commercial $0 $315 $2,760 $51 $3,126 $2,313 $813
Institutional $0 $85 $1,697 $13 $1,795 $953 $842
Office & Other Services $0 $400 $1,780 $65 $2,245 $1,400 $845
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Fee Comparison with Adjacent Communities 
Figure 3 provides a comparison of DIFs in Ketchum, Bellevue, and Hailey in 2007, 2016 and 
proposed fees for 2021.  High and low values for each jurisdiction are plotted in the chart. 

Figure 3:  Impact Fees in Comparable Communities 

 

City

Types of 
Infrastructure 

Excluding 
Utilities

Residential 
Size 

Thresholds

Residential
Lowest Fee

(per dwelling)

Residential
Highest Fee

(per dwelling)

Nonresidential 
Categories

Nonresidential
Low Range
( per KSF)

Nonresidential
High Range
(per KSF)

Ketchum 4 2 types $5,976 $7,735 1 $1,444 $1,444
Hailey - 2021 4 8 $1,620 $5,387 4 $966 $3,126

Bellevue 8 5 $908 $2,724 3 $794 $1,583
Hailey - 2007 5 2 types $2,010 $2,629 16 $280 $6,640
Hailey - 2016 4 5 $881 $2,375 4 $918 $2,313

Ketchum Hailey - 2021 Bellevue Hailey - 2007 Hailey - 2016
$0 
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$6,000 
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Nonresidential
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Nonresidential
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(per KSF)
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PARKS AND PATHS CIP AND IMPACT FEES 
As specified in 67-8203(29), development impact fees in Hailey exclude costs to repair, upgrade, 
update, expand or replace existing capital improvements to provide better service to existing 
development.  The City’s Comprehensive Plan, Municipal Code, and website describe existing 
public facilities.  Existing parks and paths/trails are fully utilized and there is no surplus 
capacity for future development.  Recommended improvements needed to accommodate 
additional development are listed in Figure 4.  Total impact fee funding of $2,410,971 represents 
a growth share of 36%, requiring $4,271,285 from other revenue sources over the next 20 years. 

Figure 4:  CIP for Parks and Recreation 

 
 

Revenue Credit Evaluation 
A credit for future revenue is only necessary if there is potential double payment for the growth 
share of system improvements needed to accommodate new development.  The City of Hailey 
plans to partially fund future improvements from impact fees.  Because no additional revenues 
are required for the growth share of improvements for parks and paths, a revenue credit is not 
required. 

Description Year 1-5 Year 6-10 Total Cost Impact 
Fee 

Share*

Impact Fee 
Funding

Park Play Structure Expansions $350,000 $350,000 22% $77,000 

Balmoral Scooter Park Improvements
$250,000 $250,000 22% $55,000 

Greenway Master Plan Projects $200,000 $200,000 22% $44,000 

Croy Canyon Road Side Path Grant 
Match

$150,000 $150,000 22% $33,000 

Restrooms at Lions Park $100,000 $100,000 22% $22,000 

Road and Parking Improvements at 
Lions Park

$50,000 $50,000 22% $11,000 

East Croy Pathway TAP Match $47,696 $47,696 22% $10,493 
Subtotal => $647,696 $500,000 $1,147,696 $252,493

Town Square - Land Acquisition* $1,600,000 $1,600,000 39% $624,000 
Town Square - Construction* $1,600,000 $1,600,000 39% $624,000 
Campground - Land acquisition* $1,500,000 $1,500,000 39% $585,000 
Campground - Construction Cost* $834,560 $834,560 39% $325,478 

Subtotal => $3,100,000 $2,434,560 $5,534,560 $2,158,478

TOTAL $3,747,696 $2,934,560 $6,682,256 36% $2,410,971
Funding from Other Revenue Sources => $4,271,285

Share from Other Sources => 64%
*  Projects funded by impact fees over 20 years have a larger growth share based on projected population.
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Proposed Impact Fees for Parks and Paths 
Figure 5 indicates cost factors for the proposed parks and paths impact fee.  Proposed fees by 
dwelling size, measured in square feet of finished living space, are equal to the average number 
of persons per housing unit multiplied by the capital cost per person.  For example, a residential 
unit that has 600 or less square feet would pay a fee of $533 (truncated) based on an average of 
1.14 persons per housing unit multiplied by a capital cost of $468 per person. 

Figure 5:  Impact Fee Schedule for Parks and Paths 

 
 

  

Input Variables
10 Years 20 Years Total

Growth Cost of CIP => $252,493 $2,158,478 $2,410,971

Residential Share 100% 100%

Additional Service Units 

(population)
2,557 5,830

Cost per Person $98 $370 $468

Residential (per housing unit)

Finished Square Feet
Persons per 

Hsg Unit
Proposed 

Fee
Current

Fee
Increase / 

(Decrease)

600 or less 1.14 $533 $92 $441

601 to 1000 1.54 $720 $92 $628

1001 to 1400 1.94 $907 $171 $736

1401 to 1800 2.34 $1,095 $225 $870

1801 to 2200 2.74 $1,282 $225 $1,057

2201 to 2600 3.14 $1,469 $265 $1,204

2601 to 3000 3.54 $1,656 $288 $1,368

3001 or more 3.94 $1,843 $288 $1,555

Paid Over
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Funding Strategy for Parks and Paths 
Figure 6 summarizes growth-related parks and paths improvements to be constructed in Hailey 
over the next ten years.  Impact fee revenue will provide approximately $1.2 million for park 
improvements and paths.  As shown in the lower portion of the table, the expected ten-year 
increase of 1,035 housing units will provide impact fee revenue that approximates the growth 
cost of system improvements.  This revenue projection is based on the demographic data 
described in Appendix A and the proposed fee amount for an average residential unit.  To the 
extent the rate of development either accelerates or slows down, there will be a corresponding 
change in impact fee revenue and the need for growth-related capital improvements. 

Figure 6:  Summary of Growth Costs and Revenue for Parks and Paths 

 
 

  

Growth Share of Parks and Paths CIP
Short-term improvements $252,493
Long-term improvements $1,079,239 <= half shown to match ten-year revenue projection

Total $1,331,732

Residential
$1,155

per housing unit
Year Hsg Units

Base 2021 3,696
Year 1 2022 3,788
Year 2 2023 3,883
Year 3 2024 3,980
Year 4 2025 4,080
Year 5 2026 4,182
Year 6 2027 4,286
Year 7 2028 4,393
Year 8 2029 4,503
Year 9 2030 4,616

Year 10 2031 4,731
Ten-Yr Increase 1,035

Projected Revenue (rounded) => $1,195,000
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FIRE CIP AND IMPACT FEES 
DP Guthrie, LLC recommends functional population to allocate the cost of additional fire 
apparatus and station expansion to residential and nonresidential development (see Figure 7).  
Functional population is similar to what the U.S. Census Bureau calls "daytime population," by 
accounting for people living and working in a jurisdiction, but also considers commuting 
patterns and time spent at home versus nonresidential locations.  Residents that don't work are 
assigned 20 hours per day to residential development and four hours per day to nonresidential 
development (annualized averages).  Residents that work in Hailey are assigned 14 hours to 
residential development and 10 hours to nonresidential development.  Residents that work 
outside Hailey are assigned 14 hours to residential development.  Inflow commuters are 
assigned 10 hours to nonresidential development.  Based on 2018 data from the U.S. Census 
Bureau, the cost allocation for residential development is 75% while nonresidential development 
accounts for 25% of the demand for fire infrastructure. 

Figure 7:  Functional Population 

 
 

 	

Demand Units in 2018 Demand Person

Residential Hours/Day Hours

Population* 8,568

61% Residents Not Working 5,260 20 105,200    
39% Resident Workers** 3,308

23% Worked in City** 769 14 10,766      
77% Worked Outside City** 2,539 14 35,546      

Residential Subtotal 151,512    
Residential Share => 75%

Nonresidential
Non-working Residents 5,260 4 21,040      
Jobs Located in City** 3,060

Residents Working in City** 769 10 7,690         
Non-Resident Workers (inflow commuters) 2,291 10 22,910      

Nonresidential Subtotal 51,640      
Nonresidential Share => 25%

TOTAL 203,152    *  2018 U.S. Census Bureau population estimate.
**  2018 Inflow/Outflow Analysis, OnTheMap web 
application, U.S. Census Bureau data for all jobs.
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Fire Infrastructure Needs 
As specified in 67-8203(29), development impact fees in Hailey exclude costs to repair, upgrade, 
update, expand or replace existing capital improvements to provide better service to existing 
development.  The City’s Comprehensive Plan, Municipal Code, and website describe existing 
public facilities.  The current inventory of fire apparatus is fully utilized and there is no surplus 
capacity for future development.  To accommodate projected development over the next ten 
years, Hailey will purchase new fire apparatus.  As shown in Figure 8, the projected growth 
share is only 20% of the apparatus cost, thus obligating the City to use other revenue sources to 
fully fund the planned improvement.  In Years 6-10, Hailey plans to expand the fire station and 
acquire a ladder truck, which will be funded by impact fees to be collected over the next 20 
years.  The weighted average growth share for the entire CIP is 31%. 

Figure 8:  Growth-Related Need for Fire Facilities 

 
 

  

Description Year 1-5 Year 6-10 Total Cost Impact 
Fee 

Share*

Impact Fee 
Funding

Paid Over 10 Years
Fire Apparatus $725,000 $725,000 20% $145,000

Paid Over 20 Years
Ladder Truck $1,200,000 $1,200,000 35% $420,000

Fire Station Expansion $552,000 $552,000 35% $193,200

TOTAL $725,000 $1,752,000 $2,477,000 31% $758,200

Funding from Other Revenue Sources => $1,718,800

Share from Other Sources => 69%

*  Projects funded by impact fees over 20 years have a larger growth share
based on projected population plus jobs.
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Proposed Fire Impact Fees 
Figure 9 indicates proposed impact fees for fire facilities in Hailey.  Residential fees are derived 
from average number of persons per housing unit and the cost per person.  Nonresidential fees 
are based on average jobs per 1,000 square feet of floor area and the cost per job.  The cost 
factors for fire facilities are summarized in the upper portion of Figure 9.  Persons per unit, by 
dwelling size, are based on local data, as discussed in Appendix A.  For nonresidential 
development, average jobs per thousand square feet of floor area are documented in Figures A3-
A4 and related text. 
Proposed development fees for fire facilities are shown in the column with light orange shading.  
To derive the proposed fee for residential development, multiply average persons per housing 
unit by the cost per person.  For example, the impact fee for a dwelling of 600 square feet or less 
would be 1.14 x $120, or $136 (truncated).  For a new warehouse with 100,000 square feet of 
floor area, the proposed fee would be $214 x 100, or $21,400. 

Figure 9:  DIF Schedule for Fire 

 
 

 	

Input Variables

Growth Cost of CIP =>
Residential Nonresidential Residential Nonresidential

Cost Allocation 75% 25% 75% 25%
Additional Service Units 2,557 786 5,830 1,707

Person Job Person Job Person Job

Cost per Service Unit $42 $46 $78 $89 $120 $135

Residential (per housing unit)

Finished Square Feet
Persons per 

Hsg Unit
Proposed Fee Current

Fee
Increase / 
(Decrease)

% Change

600 or less 1.14 $136 $120 $16 13%
601 to 1000 1.54 $184 $120 $64 53%
1001 to 1400 1.94 $232 $224 $8 4%
1401 to 1800 2.34 $280 $294 ($14) -5%
1801 to 2200 2.74 $328 $294 $34 12%
2201 to 2600 3.14 $376 $347 $29 8%
2601 to 3000 3.54 $424 $377 $47 12%
3001 or more 3.94 $472 $377 $95 25%

Nonresidential (per 1,000 square feet of building)
Type Jobs per 

1,000 Sq Ft Proposed Fee
Current Fee

Increase / 
(Decrease)

% Change

Industrial 1.59 $214 $297 ($83) -28%
Commercial 2.34 $315 $258 $57 22%
Institutional 0.63 $85 $126 ($41) -33%
Office & Other Services 2.97 $400 $428 ($28) -7%

Total
$758,200

Paid Over
10 Years 20 Years
$145,000 $613,200
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Funding Strategy for Fire Facilities 
Revenue projections shown in Figure 10 assume implementation of the proposed fire fees and 
that development over the next ten years is consistent with the land use assumptions described 
in Appendix A.  To the extent the rate of development either accelerates or slows down, there 
will be a corresponding change in the development fee revenue.   
The expected ten-year increase in development units will provide impact fee revenue that 
approximates the growth cost of system improvements.  As shown in the column on the right 
below, Hailey expects to add 90,000 square feet of “Office & Other Services” over the next ten 
years.  This nonresidential development category includes business and personal services, such 
as medical offices and health care facilities.  Office & Other Services are projected to pay 
approximately $36,000 in fire impact fees over the next ten years. 

Figure 10:  Growth Costs and Fee Revenue for Fire Facilities 

 
 

  

Growth Share of Fire CIP
Short-term improvements $145,000
Long-term improvements $306,600 <= half shown to match ten-year revenue projection

Total $451,600

Residential Industrial Commercial Insitutional Office & Other Services
$296 $214 $315 $85 $400

per housing unit per 1000 Sq Ft per 1000 Sq Ft per 1000 Sq Ft per 1000 Sq Ft
Year Hsg Units Sq Ft x 1000 Sq Ft x 1000 Sq Ft x 1000 Sq Ft x 1000

Base 2021 3,696 660 450 1,330 550
Year 1 2022 3,788 670 460 1,350 560
Year 2 2023 3,883 680 470 1,370 560
Year 3 2024 3,980 690 470 1,390 570
Year 4 2025 4,080 700 480 1,410 580
Year 5 2026 4,182 720 490 1,440 590
Year 6 2027 4,286 730 500 1,460 600
Year 7 2028 4,393 740 510 1,480 610
Year 8 2029 4,503 750 510 1,510 620
Year 9 2030 4,616 760 520 1,530 630

Year 10 2031 4,731 770 530 1,560 640
Ten-Yr Increase 1,035 110 80 230 90

Projected Fees => $306,000 $24,000 $25,000 $20,000 $36,000
Total Projected Revenue (rounded) => $411,000
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STREETS CIP AND IMPACT FEES 
Impact fees for streets are derived using a plan-based approach for growth-related 
improvements.  The streets impact fee is derived from trip generation rates, trip rate adjustment 
factors, and the growth cost of capital improvements per vehicle mile of travel.  The latter is a 
function of the average trip length, trip-length weighting factor, and growth share of street 
improvements.  Each component is described below. 

Trip Generation Rates 
Hailey’s street impact fees are based on average weekday vehicle trip ends.  Trip generation 
rates are from the reference book Trip Generation published by the Institute of Transportation 
Engineers (ITE 10th Edition 2017).  A vehicle trip end represents a vehicle either entering or 
exiting a development (as if a traffic counter were placed across a driveway).  To calculate street 
impact fees, trip generation rates require an adjustment factor to avoid double counting each 
trip at both the origin and destination points.  Therefore, the basic trip adjustment factor is 50%.  
As discussed further below, the impact fee methodology includes additional adjustments to 
make the fees proportionate to the infrastructure demand for particular types of development. 
Adjustments for Commuting Patterns and Pass-By Trips 
Residential development has a larger trip adjustment factor of 59% to account for commuters 
leaving Hailey for work.  According to the 2017 National Household Travel Survey, weekday 
work trips are typically 22.8% of production trips (i.e., all out-bound trips, which are 50% of 
trip-ends).  As shown in Figure 11, the Census Bureau’s web application OnTheMap indicates 
that 76.8% of resident workers traveled outside the city for work in 2018.  In combination, these 
factors (0.228 x 0.59 x 0.768 = 0.09) support the additional 9% allocation of trips to residential 
development. 
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Figure 11:  Inflow/Outflow Analysis 

 
 

For commercial development, the trip adjustment factor is less than 50% because retail 
development and some services, like schools, attract vehicles as they pass by on arterial and 
collector roads.  For example, when someone stops at a convenience store on the way home from 
work, the convenience store is not the primary destination.  For the average shopping center, 
ITE indicates that 34% of the vehicles that enter are passing by on their way to some other 
primary destination.  The remaining 66% of attraction trips have the commercial site as their 
primary destination.  Because attraction trips are half of all trips, the trip adjustment factor is 
66% multiplied by 50%, or approximately 33% of the trip ends.  As documented in Appendix B, 
DP Guthrie, LLC recommends a pass-by adjustment of 24% for smaller commercial 
development, which is typical in Hailey. 
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Vehicle Miles of Travel 
A Vehicle Mile of Travel (VMT) is a measurement unit equal to one vehicle traveling one mile.  
In the aggregate, VMT is the product of vehicle trips multiplied by the average trip length1.  The 
average trip length in Hailey is calibrated using data on existing infrastructure and a lane 
capacity standard (discussed below). 

Lane Capacity 
Street impact fees are based on a lane capacity standard of 2,900 vehicles per lane, based on a 
two lane, undivided, signalized, non-state arterial with a posted speed limit of 35 miles per hour 
or slower, operating at Level-Of-Service (LOS) “C”.  The lane capacity standard was reviewed by 
City staff and found to be consistent with actual traffic counts on Hailey arterials. 

Trip Length Weighting Factor by Type of Land Use 
The streets impact fee methodology includes a percentage adjustment, or weighting factor, to 
account for trip length variation by type of land use.  As documented in the 2017 National 
Household Travel Survey, vehicle trips from residential development are approximately 114% of 
the average trip length.  The residential trip length adjustment factor includes data on home-
based work trips, social, and recreational purposes.  Conversely, shopping trips associated with 
commercial development are roughly 75% of the average trip length, while other nonresidential 
development typically accounts for trips that are 90% of the average for all trips. 

Development Prototypes and Projected Travel Demand 
The relationship between the amount of development in Hailey and system improvements is 
documented below.  Figure 12 summarizes the input variables used to determine the average 
trip length on Hailey arterials and collectors.  In the table below HU means housing units, KSF 
means square feet of nonresidential development, in thousands, Institute of Transportation 
Engineers is abbreviated ITE, and VTE means vehicle trip ends.  Trip generation rates by 
bedroom range are documented in Appendix A. 
Projected development in Hailey over the next 20 years, and the corresponding need for 
additional lane miles, is shown in the middle section of Figure 12.  Trip generation rates and trip 
adjustment factors convert projected development into average weekday vehicle trips.  A typical 
vehicle trip, such as a person leaving their home and traveling to work, generally begins on a 
local street that connects to a collector street, which connects to an arterial road and eventually 
to a state or interstate highway.  This progression of travel up and down the functional 
classification chain limits the average trip length determination, for the purpose of impact fees, 
to the following question, “What is the average vehicle trip length on impact fee system 
improvements?”  Given the relatively minor increase in Hailey’s street network since the 
previous impact fee study, an average trip length of approximately 3.2 miles was evaluated an 
held constant in the 2021 impact fee update. 

 

1 Typical VMT calculations for development-specific traffic studies, along with most transportation models of an 
entire urban area, are derived from traffic counts on particular road segments multiplied by the length of that road 
segment.  For the purpose of impact fees, VMT calculations are based on attraction (inbound) trips to development 
located in the service area, with the trip lengths calibrated to the road network considered to be system 
improvements.  This refinement eliminates pass-through or external- external trips, and travel on roads that are not 
system improvements (e.g., state highways). 
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Figure 12:  Projected Travel Demand and Trip Length Calibration 

 
 

Planned Street Improvements 
As specified in 67-8203(29), development impact fees in Hailey exclude costs to repair, upgrade, 
update, expand or replace existing capital improvements to provide better service to existing 
development.  The City’s Comprehensive Plan, Municipal Code, and website describe existing 
public facilities.  The inventory of arterial and collector streets is fully utilized and there is no 
surplus capacity for future development.   
Planned transportation improvements are listed in Figure 13.  Even though the projects 
recommended for impact fee funding are selected from Hailey’s CIP, the “need” for 
improvements is more difficult to determine for streets than for utility systems.  The key 
difference is that water and sewer utilities are closed systems, but a street network is an open 
system.  The demand for street capacity can be influenced by development units outside the 
service area and by what is known as “triple convergence.”  In essence, this concept 
acknowledges that street capacity is consumed by drivers changing their time, route, and mode 
of travel, with the latter being more significant in urban areas.  Also, “traffic congestion” is a 
relative and more subjective measure that is closely connected with a person’s willingness to 
pay.  Given this complexity, the list of street improvements can be reduced by City Council 
during the public hearing process to eliminate lower priority projects, or growth shares can be 
lowered (assuming additional funding is available from revenue sources other than impact fees).  
Conversely, if elected officials desire to expand the list of street improvements, proposed impact 
fees would increase proportionately. 
  

Travel Model Inputs ITE Dev Weekday Dev Trip Trip Length
Code Type VTE Unit Adj Wt Factor

R1 210 Residential 7.13 HU 59% 1.14

NR1 140 Industrial 3.93 KSF 50% 0.90

NR2 820 Commercial 37.75 KSF 24% 0.75

NR3 530 Institutional 14.07 KSF 33% 0.90

NR4 710
Office & Other 

Services
9.74 KSF 50% 0.90

Avg Trip Length (miles) 3.20

Capacity Per Lane 2,900

Year-> Base 1 2 3 4 5 10 20 20-Year
Hailey Land Use Assumptions 2021 2022 2023 2024 2025 2026 2031 2041 Increase
Residential Units 3,696 3,788 3,883 3,980 4,080 4,182 4,731 6,056 2,360

Industrial KSF 660 670 680 690 700 720 770 910 250

Commercial KSF 450 460 470 470 480 490 530 620 170

Institutional KSF 1,330 1,350 1,370 1,390 1,410 1,440 1,560 1,820 490

Office & Other Services KSF 550 560 560 570 580 590 640 750 200

Residential Trips 15,548 15,935 16,335 16,743 17,163 17,592 19,902 25,476

Industrial Trips 1,297 1,317 1,336 1,356 1,376 1,415 1,513 1,788

Commercial Trips 4,077 4,168 4,258 4,258 4,349 4,439 4,802 5,617

Institutional  Trips 6,175 6,268 6,361 6,454 6,547 6,686 7,243 8,450

Office & Other Services Trips 2,679 2,727 2,727 2,776 2,825 2,873 3,117 3,653

Total Vehicle Trips 29,776 30,415 31,017 31,587 32,259 33,006 36,577 44,984

Vehicle Miles of Travel (VMT) 95,738 97,831 99,831 101,784 104,000 106,437 118,321 146,423 50,685
VMT Increase over 20 Years => 35%
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As shown in Figure 13, growth-related street improvements over the next 20 years have a total 
cost of $17.4 million, with $6.4 million to be funded by impact fees (37%) and the other 63% to 
be funded from other revenues.  Proposed street improvements will enhance connectivity, 
provide safer and more desirable multi-modal routes (i.e., for pedestrians and cyclists) and 
relieve vehicular congestion. 

Figure 13:  Streets CIP 

 
 

  

Project Description Short Range Long Range Total Cost Growth 
Share

Impact Fee 
Funding

Eastridge/8th $3,720,000 $0 $3,720,000 40% $1,488,000 

River Street North of Downtown $0 $2,510,000 $2,510,000 40% $1,004,000 

River Street South of Downtown $0 $1,670,000 $1,670,000 40% $668,000 

River Street Downtown $1,340,000 $0 $1,340,000 40% $536,000 

Broadford Road Pathway $0 $1,760,000 $1,760,000 30% $528,000 

1st Ave/Wertheimer $1,060,000 $0 $1,060,000 40% $424,000 

Rolling Stock $500,000 $500,000 $1,000,000 30% $300,000 

Airport Way $432,000 $0 $432,000 40% $172,800 

East Croy Pathway TAP Grant 

Construction (Date TBD)
$482,264 $482,264 30% $144,679 

Second Ave/ Bullion Street $350,000 $0 $350,000 40% $140,000 

Cedar/Broadford/SH-75 $350,000 $0 $350,000 33% $115,500 

Airport Way/SH-75 $350,000 $0 $350,000 33% $115,500 

Fox Acres/SH-75 $0 $350,000 $350,000 33% $115,500 

Bullion/SH-75 $350,000 $0 $350,000 33% $115,500 

Elm Street (West) $0 $280,000 $280,000 40% $112,000 

Myrtle/SH-75 $0 $350,000 $350,000 33% $115,500 

Elm/SH-75 $0 $350,000 $350,000 33% $115,500 

Bicycle and Pedestrian mobility 

improvements
$250,000 $250,000 30% $75,000 

Missing Sidewalk Connections $50,000 $50,000 $100,000 40% $40,000 

Streets Salt Storage Shed Phase 1 $100,000 $100,000 30% $30,000 

Streets Salt Storage Shed Phase 2 $100,000 $100,000 30% $30,000 

Myrtle (East) $0 $63,489 $63,489 40% $25,396 

Construct pathway along east side of 

relocated 8th Street
$75,000 $75,000 30% $22,500 

Plan pathway along east side of 

relocated 8th Street
$5,000 $5,000 30% $1,500 

TOTAL $9,514,264 $7,883,489 $17,397,753 37% $6,434,875

Revenue from Sources Other Than Impact Fees => 63% $10,962,878
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Revenue Credit Evaluation 
A credit for other revenues is only necessary if there is potential double payment for system 
improvements.  In Hailey, gas tax, property tax, and other General Fund revenues will be used 
for maintenance of existing facilities, correcting existing deficiencies, and for capital projects 
that are not impact fee system improvements.  As shown below in the Figure 15, cumulative 
impact fee revenue over the next 20 years roughly matches the growth cost of system 
improvements.  There is no potential double payment from other revenues because street 
impact fees will exclusively fund the growth share of system improvements. 

Proposed Impact Fees for Streets 
Input variables for street impact fees are shown in the upper section of Figure 14.  Inbound 
vehicle trips by type of development are multiplied by the capacity cost per vehicle mile of travel 
to yield the impact fees.  Given the City’s improvements plan ($6.4 million funded by impact 
fees) and the projected increase of 50,685 vehicle miles of travel over the next 20 years, the 
capital cost is $126.96 per vehicle miles of travel.  To derive the impact fee for the commercial 
development per 1000 square feet of floor area, multiply the following factors from Figure 14. 

37.75 weekday vehicle trip ends per 1000 square feet 
x 

0.24 adjustment factor for inbound trips, including pass-by 
x 

3.2 average miles per trip 
x 

0.75 trip length adjustment factor for commercial development 
x 

$126.96 growth cost per VMT 
= 

$2,760 per 1000 square feet (truncated) 
 
The text below from Trip Generation (ITE) supports the consultant’s recommendation to use 
ITE 820 Shopping Center as a reasonable proxy for all commercial development.  The shopping 
center trip generation rates are based on 302 studies with an r-squared value of 0.79.  The latter 
is a goodness-of-fit indicator with values ranging from 0 to 1.  Higher values indicate the 
independent variable (floor area) provides a better prediction of the dependent variable (average 
weekday vehicle trip-ends).  If the r-squared value is less than 0.50, ITE does not publish the 
value because factors other than floor area provide a better prediction of trip rates. 

“A shopping center is an integrated group of commercial establishments.  Shopping centers, 
including neighborhood, community, regional, and super regional centers, were surveyed for 
this land use.  Some of these centers contained non-merchandising facilities, such as office 
buildings, movie theaters, restaurants, post offices, banks, and health clubs.  Many shopping 
centers, in addition to the integrated unit of shops in one building or enclosed around a mall, 
include out parcels (peripheral buildings or pads located on the perimeter of the center adjacent 
to the streets and major access points).  These buildings are typically drive-in banks, retail 
stores, restaurants, or small offices.  Although the data herein do not indicate which of the 
centers studied include peripheral buildings, it can be assumed that some of the data show their 
effect.” 



Development Impact Fees 7/23/21      City of Hailey Idaho 

DP Guthrie, LLC 22 

Figure 14:  Street Impact Fee Schedule 

 
 

 	

Input Variables
Average Miles per 

Trip
3.20

Impact Fee Share 
of CIP

$6,434,875

VMT Increase Over 
20 Years

50,685

Capital Cost per 
VMT

$126.96

Development Type
Avg Wkdy Veh 

Trip Ends
Trip Rate 

Adjustment
Trip Length 
Adjustment

Proposed 
Fee

Current 
Fee

Increase / 
(Decrease)

% 
Change

Residential (per housing unit) by Finished Square Feet
600 or less 3.40 59% 114% $929 $638 $291 46%

601 to 1000 4.48 59% 114% $1,224 $638 $586 92%
1001 to 1400 5.56 59% 114% $1,519 $1,033 $486 47%
1401 to 1800 6.64 59% 114% $1,814 $1,298 $516 40%
1801 to 2200 7.72 59% 114% $2,109 $1,298 $811 62%
2201 to 2600 8.80 59% 114% $2,404 $1,500 $904 60%
2601 to 3000 9.88 59% 114% $2,699 $1,612 $1,087 67%
3001 or more 10.96 59% 114% $2,994 $1,612 $1,382 86%

Nonresidential (per 1,000 Square Feet of Floor Area)
Industrial 3.93 50% 90% $718 $543 $175 32%

Commercial 37.75 24% 75% $2,760 $1,987 $773 39%
Institutional 14.07 33% 90% $1,697 $794 $903 114%

Office and Other 
Services

9.74 50% 90% $1,780 $860 $920 107%
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Funding Strategy for Street Improvements 
The 20-year plan for street improvements has a growth cost of approximately $6.4 million to be 
funded by impact fees.  As shown in Figure 15, cumulative impact fee revenue is approximately 
equal to the growth cost of improvements over the next 20 years.  Revenue projections shown 
below assume implementation of the proposed street impact fees and the development 
projections described in Appendix A.  To the extent the rate of development either accelerates or 
slows down, there will be a corresponding change in the impact fee revenue.  Given strong 
economic incentives for locating close to customers, most Commercial, Institutional, and 
Office/Other Services will typically follow residential development and choose to locate in 
Hailey.  For “foot loose” industrial development (i.e., employers that have multiple options on 
where to locate), impact fees might hinder economic development efforts, but the table below 
indicates industrial development will only pay street impact fees averaging $9,000 per year. 

Figure 15:  Projected Growth Costs and Fee Revenue 

 
  

20-Year Cost of Street Improvements
Growth Share => $6,434,875

Transportation Impact Fee Revenue
Average-Size 

Residential
Industrial Commercial Institutional Office & Other 

Services
$1,948 $718 $2,760 $1,697 $1,780

Year per housing unit per 1000 Sq Ft per 1000 Sq Ft per 1000 Sq Ft per 1000 Sq Ft

Hsg Units KSF KSF KSF KSF
Base 2021 3,696 660 450 1,330 550

Year 1 2022 3,788 670 460 1,350 560

Year 2 2023 3,883 680 470 1,370 560

Year 3 2024 3,980 690 470 1,390 570

Year 4 2025 4,080 700 480 1,410 580

Year 5 2026 4,182 720 490 1,440 590

Year 6 2027 4,286 730 500 1,460 600

Year 7 2028 4,393 740 510 1,480 610

Year 8 2029 4,503 750 510 1,510 620

Year 9 2030 4,616 760 520 1,530 630

Year 10 2031 4,731 770 530 1,560 640

Year 20 2041 6,056 910 620 1,820 750

20-Yr Increase 2,360 250 170 490 200

Projected Revenue => $4,597,000 $180,000 $469,000 $832,000 $356,000

Total Projected Revenues (rounded) => $6,434,000
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FEE IMPLEMENTATION AND ADMINISTRATION 
Capital improvements and development impact fees must be evaluated and updated at least 
every five years to comply with Idaho’s enabling legislation.  Some jurisdictions make annual 
adjustments for inflation using the Engineering News Record (ENR) Construction Cost Index 
published by McGraw-Hill Companies.  This index could be applied to the adopted impact fee 
schedule.  If cost estimates or demand indicators change significantly, Hailey should redo the 
fee calculations. 
Fees must be spent within eight years of when they are collected, with the expenditures limited 
to growth-related system improvements or debt service on growth-related infrastructure, as 
specified in the impact fee study.  General practice is to track fees based on aggregate, first in 
and first out accounting (rather than project-specific tracking).  Impact fees and accrued interest 
should be maintained in a separate fund that is not comingled with other revenues.  In Idaho, an 
annual report is mandatory, indicating impact fee collections, expenditures, and fund balances 
by type of infrastructure. 

Service Areas 
To ensure substantial benefit to new development paying impact fees, the City of Hailey has 
evaluated collection and expenditure zones for public facilities that may have distinct benefit or 
service areas.  In the City of Hailey, impact fees for parks and paths, fire apparatus and stations, 
and street improvements will benefit new development throughout the entire incorporated area.  
DP Guthrie, LLC recommends one citywide service area for Hailey impact fees. 
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Cost of CIP Preparation Attributable to Impact Fee Determination 
As stated in Idaho’s enabling legislation, a surcharge on the collection of development impact 
fees may be used to fund the cost of preparing the CIP that is attributable to the impact fee 
determination.  Because development fees must be updated at least every five years, this cost 
was allocated to the projected increase in service units over five years.  As shown in Figure 16, 
proportionate share factors based on functional population were used to allocate the cost of CIP 
preparation by development category. 

Figure 16:  Surcharge for Cost of CIP Preparation 

 
 

  

Input Variables
2021 Update of LUA, CIP, and DIF $12,400

Transportation Master Plan Update $10,000

2026 Update to HGMP

(40% attributable to DIF)
$6,000

Hailey share of 2022 Blaine County 

Bike/Ped Master Plan
$5,000

Total => $33,400
Proportionate Share 75% 25%

Population Jobs

Five-Year Increase in Service Units 1,200 377

Cost per 
Person

Cost per 
Job

$20 $22

Residential (per housing unit)

Finished Square Feet
Persons per 

Hsg Unit
Proposed 

Fee
Current 

Fee
Increase / 

(Decrease)
% Change

600 or less 1.14 $22 $31 ($9) -29%

601 to 1000 1.54 $30 $31 ($1) -3%

1001 to 1400 1.94 $38 $58 ($20) -34%

1401 to 1800 2.34 $46 $76 ($30) -39%

1801 to 2200 2.74 $54 $76 ($22) -29%

2201 to 2600 3.14 $62 $90 ($28) -31%

2601 to 3000 3.54 $70 $98 ($28) -29%

3001 or more 3.94 $78 $98 ($20) -20%

Nonresidential (per 1,000 square feet of building)
Type Jobs per 

1,000 Sq Ft
Proposed 

Fee
Current 

Fee
Increase / 

(Decrease)
% Change

Industrial 1.59 $34 $78 ($44) -56%

Commercial 2.34 $51 $68 ($17) -25%

Institutional 0.63 $13 $33 ($20) -61%

Office & Other Services 2.97 $65 $112 ($47) -42%
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Development Categories 
Proposed impact fees for residential development are by square feet of finished living space, 
excluding unfinished basement and garage floor area.  Appendix A provides further 
documentation of demographic data by size threshold. 
The four general nonresidential development categories in the proposed impact fee schedule can 
be used for all new construction within Hailey.  Nonresidential development categories 
represent general groups of land uses that share similar average weekday vehicle trip generation 
rates and job density (i.e., jobs per 1,000 square feet of floor area), as documented in Appendix 
A.  “Industrial” includes the processing or production of goods, along with warehousing, 
transportation, communications, and utilities.  “Commercial” includes retail development and 
eating/drinking places.  “Institutional” development includes public and quasi-public buildings 
such as schools, daycare, and churches.  “Office & Other Services” includes offices, business 
services, lodging, and personal services such as health care. 
An applicant may submit an independent study to document unique demand indicators for a 
particular development.  The independent study must be prepared by a professional engineer or 
certified planner and use the same type of input variables as those in Hailey’s impact fee study.  
For residential development, impact fees are based on average persons per housing unit and 
average weekday vehicle trip ends per housing unit.  For nonresidential development, impact 
fees are based on average weekday vehicle trips ends per 1,000 square feet of floor area, and the 
average number of jobs per 1,000 square feet of floor area.   The independent fee study will be 
reviewed by City staff and can be accepted as the basis for a unique fee calculation.  If staff 
determines the independent fee study is not reasonable, the applicant may appeal the 
administrative decision to Hailey’s elected officials for their consideration. 

Credits and Reimbursements 
A general requirement that is common to impact fee methodologies is the evaluation of credits.  
A revenue credit may be necessary to avoid potential double payment situations arising from 
one-time impact fees plus on-going payment of other revenues that may also fund growth-
related capital improvements.  The determination of revenue credits is dependent upon the 
impact fee methodology used in the cost analysis. 
Policies and procedures related to site-specific credits should be addressed in the ordinance that 
establishes the impact fees.  Project-level improvements, required as part of the development 
approval process, are not eligible for credits against impact fees.  If a developer constructs a 
system improvement included in the fee calculations, it will be necessary to either reimburse the 
developer or provide a credit against the fees in the area that benefits from the system 
improvement.  The latter option is more difficult to administer because it creates unique fees for 
specific geographic areas.  Based on national experience, DP Guthrie, LLC recommends a 
jurisdiction establish a reimbursement agreement with the developer that constructs a system 
improvement.  The reimbursement agreement should be limited to a payback period of no more 
than ten years and Hailey should not pay interest on the outstanding balance.  The developer 
must provide sufficient documentation of the actual cost incurred for the system improvement.  
Hailey should only agree to pay the lesser of the actual construction cost or the estimated cost 
used in the impact fee analysis.  If the City pays more than the cost used in the fee analysis, there 
will be insufficient fee revenue.  Reimbursement agreements should only obligate Hailey to 
reimburse developers annually according to actual fee collections from the benefiting area. 
Supporting documentation for each type of impact fee illustrates the types of infrastructure 
considered to be system improvements.  Site specific credits or developer reimbursements for 
one type of system improvement does not negate an impact fee for other system improvements.  
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APPENDIX A:  LAND USE ASSUMPTIONS 
Appendix A provides the population, housing unit, jobs and nonresidential floor area data for 
the 2021 development impact fee study.  To evaluate the demand for growth-related 
infrastructure from various types of development, DP Guthrie, LLC also prepared 
documentation of average weekday vehicle trip generation rates and demand indicators by size 
of dwelling.  These metrics (explained further below) are the “service units” or demand 
indicators that will be used to update Hailey’s impact fees. 
Development impact fees must be proportionate by type of development and based on the need 
for growth-related improvements.  The demographic data and development projections 
discussed below will be used to demonstrate proportionality and the anticipated need for 
additional infrastructure.  All land use assumptions and projected growth rates are consistent 
with Hailey’s Comprehensive Plan and Master Plans for specific infrastructure (e.g., Water 
Reclamation Facility, Transportation).  In contrast to these plans, which are more general and 
have a long-range horizon, development impact fees require more specific quantitative analysis 
and have a shorter timeframe.  Typically, impact fee studies look forward ten years, with the 
expectation that fees will be periodically updated (e.g., every 5 years).  Infrastructure standards 
will be calibrated using fiscal year 2020-21 data.  In the City of Hailey, the fiscal year begins on 
October 1st. 

Summary of Growth Indicators 
As shown in Figure A1, key development projections for the City of Hailey are housing units and 
nonresidential floor area.  These projections will be used to estimate development fee revenue 
and to indicate the anticipated need for growth-related infrastructure.  The goal is to have 
reasonable projections without being overly concerned with precision.  Because impact fees 
methods are designed to reduce sensitivity to development projections in the determination of 
the proportionate-share fee amounts, if actual development is slower than projected, fee 
revenue will decline, but so will the need for growth-related infrastructure.  In contrast, if 
development is faster than anticipated, the City will receive an increase in fee revenue, but will 
also need to accelerate capital improvements to keep pace with the actual rate of development. 
Consistent with the latest Water Reclamation Facility Plan for Hailey, the 2021 impact fee study 
assumes 2.5% annual growth for population and housing units.  Conversion of year-round 
residents to housing units assumes 2.47 persons per housing unit, as documented below (see 
Figure A2 and related text).  During the next five years, the impact fee study assumes an average 
increase of 97 housing units per year. 
The projected increase in floor area is based on a growth rate of 1.6% per year, matching the 
historical increase in traffic volume from 2013 through 2018, as documented in the 
Transportation Master Plan.  The current estimate of nonresidential floor area is based on the 
Blaine County Assessor’s property database.  Over the next five years, Hailey expects an average 
increase of 50,000 square feet of nonresidential floor area per year.  The weighted average job 
increase is also 1.6% per year. 
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Figure A1:  Summary of Development Projections and Growth Rates 

 
 

Residential Development and Persons per Housing Unit 
Starting with the 2010 census, the U.S. Census Bureau conducts ongoing monthly surveys.  The 
American Community Survey (ACS) enables data to be updated annually but the process is 
constrained by sample-sizes.  For example, data on detached housing units are now combined 
with attached single units (commonly known as townhouses).  Part of the rationale for deriving 
fees by unit size, as discussed further below, is to address this ACS data limitation.  Because 
townhouses generally have fewer bedrooms than detached units, fees by bedroom range ensure 
proportionality and facilitate construction of affordable units. 
As shown Figure A2, dwellings with a single unit per structure (detached and attached) average 
2.68 persons per housing unit.  Dwellings in structures with two or more units average 2.06 
year-round residents per unit.  This category includes duplexes, which have two dwellings on a 
single parcel of land.  According to the latest available data, the overall average is 2.47 year-
round residents per housing unit. 
According to the U.S. Census Bureau, a household is a housing unit that is occupied by year-
round residents.  Development fees often use per capita standards and persons per housing unit, 
or persons per household, to derive proportionate-share fee amounts.  DP Guthrie, LLC 
recommends that fees for residential development in the City of Hailey be imposed according to 
the number of year-round residents per housing unit. 

Hailey, Idaho
Year

2021 2022 2023 2024 2025 2026 2031 Increase Compound 
Growth Rate

Residential Units 3,696 3,788 3,883 3,980 4,080 4,182 4,731 97 2.5%
Nonresidential
Sq Ft x 1000

2,990 3,040 3,080 3,120 3,170 3,240 3,500 50 1.6%

2021 to 2026
Average Annual
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Figure A2:  Year-Round Persons per Unit by Type of Housing 

 

Jobs and Nonresidential Development 
In addition to data on residential development, the calculation of impact fees requires data on 
nonresidential development.  DP Guthrie, LLC uses the term “jobs” to refer to employment by 
place of work.  In Figure A3, color shading indicates four nonresidential development prototypes 
that will be used to derive average weekday Vehicle Miles of Travel (VMT) and nonresidential 
floor area.  Current floor area estimates for industrial, commercial, institutional, and 
office/other services, are derived using national averages of square feet per job (Trip 
Generation, Institute of Transportation Engineers, 2017).  For future industrial development, 
Manufacturing (ITE code 140) is a reasonable proxy with an average 629 square feet per job.  
The prototype for future commercial development is an average-size Shopping Center (ITE code 
820).  Commercial development (i.e., retail and eating/drinking places) is assumed to average 
427 square feet per job.  For institutional development, such as pubic buildings, schools and 
churches, floor area in Hailey is based on education and government jobs, assuming an average 
of 1,587 square feet per job.  The prototype for institutional development is a High School (ITE 
530).  For office and other services, an average-size Office (ITE 710) is the prototype for future 
development, averaging of 337 square feet per job. 

Figure A3:  Average Weekday Vehicle Trip Ends 

 

2019 Five-Year Estimate by Type of Housing
Units in Structure Persons House- Persons per Housing Persons per Housing Vacancy

holds Household Units Housing Unit Mix Rate
Single Unit* 5,954 1,705 3.49 2,221 2.68 65% 23%
2+ Units 2,429 957 2.54 1,178 2.06 35% 19%

Subtotal 8,383 2,662 3.15 3,399 2.47 22%
Group Quarters 25

TOTAL 8,408
*  Single unit includes detached and attached (zero mobile homes).
Source:  Tables B25024, B25032, B25033, and B26001.
Five-Year Estimates, 2019 American Community Survey, U.S. Census Bureau.

ITE Land Use / Size Demand Wkdy Trip Ends Wkdy Trip Ends Emp Per Sq Ft
Code Unit Per Dmd Unit* Per Employee* Dmd Unit Per Emp
110 Light Industrial 1,000 Sq Ft 4.96 3.05 1.63 613

140 Manufacturing 1,000 Sq Ft 3.93 2.47 1.59 629

150 Warehousing 1,000 Sq Ft 1.74 5.05 0.34 2,941

520 Elementary School 1,000 Sq Ft 19.52 21.00 0.93 1,075

530 High School 1,000 Sq Ft 14.07 22.25 0.63 1,587

610 Hospital 1,000 Sq Ft 10.72 3.79 2.83 353

620 Nursing Home 1,000 Sq Ft 6.64 2.91 2.28 439

710 General Office 1,000 Sq Ft 9.74 3.28 2.97 337

760 Research & Dev Center 1,000 Sq Ft 11.26 3.29 3.42 292

770 Business Park 1,000 Sq Ft 12.44 4.04 3.08 325

820 Shopping Center (avg size) 1,000 Sq Ft 37.75 16.11 2.34 427

857 Discount Club 1,000 Sq Ft 41.80 32.21 1.30 769

*  Trip Generation , Institute of Transportation Engineers, 10th Edition (2017).
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Figure A4 indicates 2018 estimates of jobs within Hailey.  Job estimates, by type of 
nonresidential, are from Hailey’s Work Area Profile from the U.S. Census Bureau’s online web 
application known as OnTheMap.  In the table below, the number of jobs in Hailey is based on 
quarterly workforce reports supplied by employers. 

Figure A4:  Jobs and Floor Area Estimates 

 
  

2018 Sq Ft per Jobs per

Jobs (1) Job (2) 1000 Sq Ft (2)

Industrial (3) 704 23.0% 629 1.59
Commercial (4) 710 23.2% 427 2.34
Institutional (5) 560 18.3% 1,587 0.63
Office & Other Services (6) 1,086 35.5% 337 2.97

TOTAL 3,060 100%

(1)  Jobs in 2018 from Work Area Profile, OnTheMap, U.S. Census 
Bureau web application.
(2)  Derived from data in Trip Generation, published by the Institute of 
Transportation Engineers, 2017.
(3) Major sectors are Construction, Manufacturing, and 
Transportation/Warehousing.
(4)  Major sectors are Retail and Accommodation/Food Services.
(5)  Major sectors are Educational Services and Public Administration.
(6)  Major sectors are Professional/Scientific/Technical Services and 
Health Care.
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Detailed Land Use Assumptions 
Demographic data shown in Figure A5 are key inputs for Hailey’s impact fee update.  
Cumulative data are shown at the top and projected annual increases, by type of development, 
are shown at the bottom of the table.  The 2019 population estimate of 8,689 year-round 
residents in Hailey is from the U.S. Census Bureau and the estimate of 4,427 jobs in Hailey is 
from Sun Valley Economic Development.  The 2020 estimate of approximately 2.5 million 
square feet of nonresidential development in Hailey is consistent with the Blaine County 
Assessor’s property database.  Annual data for years 6-9 and 11-19 are included in the impact fee 
analysis but hidden below to enable the table to fit on a single page. 

Figure A5:  Annual Demographic Data 

 
 

Hailey, Idaho FY20-21 FY21-22 FY22-23 FY23-24 FY24-25 FY25-26 FY30-31 FY40-41
Begins Oct 1st 2021 2022 2023 2024 2025 2026 2031 2041

Base Yr 1 2 3 4 5 10 20
Total Population

City of Hailey 9,129 9,357 9,591 9,831 10,077 10,328 11,686 14,959

Housing Units
City of Hailey 3,696 3,788 3,883 3,980 4,080 4,182 4,731 6,056

Persons per Hsg Unit 2.47 2.47 2.47 2.47 2.47 2.47 2.47 2.47

Jobs in City of Hailey
Industrial 1,051 1,068 1,085 1,103 1,120 1,138 1,232 1,444

Commercial 1,060 1,077 1,094 1,112 1,130 1,148 1,243 1,456

Institutional 836 850 863 877 891 905 980 1,149

Office & Other 1,622 1,648 1,674 1,701 1,728 1,756 1,901 2,228

Total Jobs 4,570 4,643 4,717 4,793 4,869 4,947 5,356 6,277

Jobs to Housing Ratio 1.24 1.23 1.21 1.20 1.19 1.18 1.13 1.04

Nonresidential Floor Area (square feet in thousands)
Industrial 660 670 680 690 700 720 770 910

Commercial 450 460 470 470 480 490 530 620

Institutional 1,330 1,350 1,370 1,390 1,410 1,440 1,560 1,820

Office & Other 550 560 560 570 580 590 640 750

Total KSF 2,990 3,040 3,080 3,120 3,170 3,240 3,500 4,100

Avg Sq Ft Per Job 654 655 653 651 651 655 653 653

Avg Jobs per KSF 1.53 1.53 1.53 1.54 1.54 1.53 1.53 1.53

2021-2031
Annual Increases Avg Anl

Total Population 228 234 240 246 252 258 256

Housing Units 92 95 97 100 102 104 104

Jobs 73 74 76 76 78 79 79

Industrial KSF 10 10 10 10 20 10 11

Commercial KSF 10 10 0 10 10 10 8

Institutional KSF 20 20 20 20 30 20 23

Office & Other KSF 10 0 10 10 10 10 9

Total Nonres KSF/Yr => 50 40 40 50 70 50 51
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Demand Indicators by Dwelling Size 
Impact fees must be proportionate to the demand for infrastructure.  Because averages per 
housing unit, for both persons and vehicle trips, have a strong, positive correlation to the 
number of bedrooms, DP Guthrie, LLC recommends residential fee schedules that increase by 
dwelling size.  Custom tabulations of demographic data by bedroom range can be created from 
individual survey responses provided by the U.S. Census Bureau, in files known as Public Use 
Microdata Samples (PUMS).  PUMS files are only available for areas of at least 100,000 persons, 
with the City of Hailey included in Public Use Microdata Area (PUMA) 01000 that includes the 
following seven counties:  Blaine, Elmore, Jerome, Minidoka, Gooding, Lincoln, and Camas.  As 
shown in Figure A6, DP Guthrie, LLC derived trip generation rates and average persons per 
housing unit by bedroom range, from un-weighted PUMS data.  The recommended multipliers 
by bedroom range (shown below) are for all types of housing units, adjusted to the control totals 
for Hailey.  Hailey averages 2.47 persons per housing unit, which is lower than the national 
average derived from trip generation rates (see the middle section in the table below).  In 
contrast, Hailey averages 1.42 vehicles available per housing unit, which is slightly higher than 
the national average derived from trip generation rates. 

Figure A6:  Vehicle Trip Ends and Persons by Bedroom Range 

 

2019 Public Use Microdata Sample (PUMS)

Bedroom Persons Vehicles Housing Hailey Unadjusted Adjusted Unadjusted Adjusted
Range (1) Available (1) Units (1) Hsg Mix Persons/HU Persons/HU (2) VehAvl/HU VehAvl/HU (2)

0 38 30 42 1% 0.90 1.06 0.71 0.57
1 159 153 167 6% 0.95 1.12 0.92 0.73
2 1,051 868 683 23% 1.54 1.81 1.27 1.01
3 2,990 2,647 1,357 47% 2.20 2.59 1.95 1.56
4 1,423 1,115 513 18% 2.77 3.26 2.17 1.73

5+ 461 359 149 5% 3.09 3.63 2.41 1.92
Total 6,122 5,172 2,911 2.10 2.47 1.78 1.42

2.47 1.42
National Averages (ITE 2017)

ITE AWVTE per AWVTE per
AWVTE per

Dwelling Hailey Persons per Veh Avl per
Code Person Veh Avl Unit Hsg Mix Housing Unit Housing Unit

220 & 221 
MF

1.84 5.10 5.44 35% 2.96 1.07

210 SFD 2.65 6.36 9.44 65% 3.56 1.48
Wgtd Avg 2.37 5.92 8.05 3.35 1.34

AWVTE per Housing Unit by Bedroom Range

Bedroom AWVTE per AWVTE per AWVTE per

Range Housing Unit Housing Unit Housing

Based on Based on Unit (5)

Persons (3) Veh Avl (4)
0 2.51 3.37 2.94
1 2.65 4.32 3.49
2 4.29 5.98 5.14
3 6.14 9.24 7.69
4 7.73 10.24 8.99

5+ 8.60 11.37 9.99
Total 5.85 8.41 7.13

(1)  American Community Survey (ACS), Public Use Microdata Sample 
for AIDPUMA 1000 (2019 Five-Year unweighted data).
(2)  Adjusted multipliers are scaled to make the average PUMS values 
match control totals for Hailey.  Vehicles Available is from table 
B25046, ACS 2019 5-year data.
(3)  Adjusted persons per household multiplied by national weighted 
average trip rate per person.
(4)  Adjusted vehicles available per household multiplied by national 
weighted average trip rate per vehicle available.
(5)  Average of trip rates based on persons and vehicles available per 
household.
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Average floor area and number of persons by bedroom range are plotted in Figure A7, with a 
linear trend line derived from six actual averages for the area that includes Hailey.  Using the 
trend line formula shown in the chart, DP Guthrie, LLC derived the estimated average number 
of persons, by dwelling size, using 400 square feet intervals.  For the purpose of impact fees, DP 
Guthrie, LLC recommends a minimum fee based on a unit size of 600 square feet and a 
maximum fee for units 3001 square feet or larger.  The Blaine County Assessor’s residential 
database indicates that single family houses with one to four units per structure, constructed in 
Hailey over the past 20 years average 400 square feet for a zero-bedroom studio, 800 square 
feet of finished floor area for a one-bedroom unit, 1300 square feet for a two-bedroom unit, 
1800 square feet for a three-bedroom unit, 2700 square feet for four bedrooms, and 3100 square 
feet for five or more bedrooms. 

Figure A7:  Persons by Square Feet of Living Space 

 
  

Trend Line Values
Bedrooms Square Feet Persons Sq Ft Range Persons

0 400 1.06 600 or less 1.14        
1 800 1.12 601 to 1000 1.54        
2 1,300 1.81 1001 to 1400 1.94        
3 1,800 2.59 1401 to 1800 2.34        
4 2,700 3.26 1801 to 2200 2.74        

5+ 3,100 3.63 2201 to 2600 3.14        
2601 to 3000 3.54        
3001 or more 3.94        

Actual Averages per Hsg Unit
Blaine County property database is 
the source for average square feet 
of dwellings.  Average persons per 
housing unit is from 2019 ACS 
PUMS for the PUMA that includes 
Hailey.
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To derive average weekday vehicle trip ends by house size, DP Guthrie, LLC combined 
demographic data derived from U.S. Census Bureau PUMS files with average unit size data from 
the Blaine County Assessor’s residential database.  Average floor area and weekday vehicle trip 
ends, by bedroom range, are plotted in Figure A8, with a linear trend line derived from six actual 
averages for the area that includes Hailey.  DP Guthrie, LLC used the trend line formula to 
derive estimated trip ends by dwelling size, in 400 square feet intervals. 
In contrast to the trip generation rates shown below, that increase in proportion to unit size, the 
national average trip generation rate for Multifamily Low-Rise housing is 7.32 average weekday 
vehicle trip ends per unit and the average for Single Family Detached housing is 9.44 average 
weekday vehicle trip ends per unit (ITE, 2017).  DP Guthrie, LLC does not recommend a “one-
size-fits-all” approach that would require small units to pay more than their proportionate share 
while large units would pay less than their proportionate share. 

Figure A8:  Vehicle Trips by Dwelling Size 

 
 

  

Trend Line Values
Bedrooms Square Feet AWVTE Sq Ft Range Trip Ends

0 400 2.94 600 or less 3.40        
1 800 3.49 601 to 1000 4.48        
2 1,300 5.14 1001 to 1400 5.56        
3 1,800 7.69 1401 to 1800 6.64        
4 2,700 8.99 1801 to 2200 7.72        

5+ 3,100 9.99 2201 to 2600 8.80        
2601 to 3000 9.88        
3001 or more 10.96      

Actual Averages per Hsg Unit

Blaine County property database is 
the source for average square feet 
of dwellings.  Average persons per 
housing unit is from 2019 ACS 
PUMS for the PUMA that includes 
Hailey.
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APPENDIX B:  PASS-BY TRIP ADJUSTMENT FACTORS BY 
COMMERCIAL BUILDING SIZE 
For commercial developments, trip generation rates are only one of the steps needed to 
determine traffic impacts.  Because commercial developments attract vehicles passing by on 
adjacent streets, pass-by trip percentages reduce trip generation rates to more accurately assess 
travel demand.  The following meta-analysis documents a methodology for deriving pass-by trip 
percentages based on the floor area of a commercial development.  A fitted curve equation is 
provided using data from traffic studies published in the second edition of Trip Generation 
Handbook (ITE, 2004).  The recommended methodology is suitable for impact fees, which are 
derived using average characteristics of the transportation system. 
Purpose 
Transportation impact fees typically rely on trip generation rates published by the Institute of 
Transportation Engineers (ITE).  For shopping centers, trip generation rates are derived from a 
formula using floor area as the independent variable.  The fitted curve is a logarithmic equation 
that yields declining vehicle trip rates per thousand square feet as shopping center size 
increases.  However, trip generation alone does not provide a complete evaluation of traffic 
impacts due to pass-by and diverted trips to commercial developments.  Because diverted trips 
still increase vehicle miles of travel, transportation impact fees apply pass-by trip adjustments 
or derive the “percentage of new trips” associated with new development (Oliver, 1991; Tindale, 
1991).  This article provides a methodology for deriving pass-by trip percentages from the floor 
area of commercial development.  The analysis of pass-by trip percentages from traffic studies 
reported in Trip Generation Handbook (ITE, 2004) indicates a similar relationship to the trip 
generation formula for shopping centers.  This Appendix specifies the decline in pass-by trip 
percentages as commercial floor area increases. 
Literature Review 
The literature review in this section is discussed in chronological order beginning with the 1991 
version of Trip Generation.  In Table VII-1, pass-by trip percentages were reported for 67 
shopping centers ranging in size from 44,000 to 1,200,000 square feet.  These data indicate a 
decline in pass-by trip percentages as shopping center size increases.  During 1991 and 1992, 
ITE also published four journal articles on the topic of pass-by trips and how these adjustments 
could be applied in the calculation of impact fees. 
In March of 1991, Moussavi and Gorman examined how pass-by trip percentages were 
influenced by building size and the average daily traffic on adjacent streets.  Their findings 
regarding the relationship between average daily trips on adjacent streets and pass-by 
percentages are not relevant to general impact fee formulas that estimate average travel 
characteristics for an entire service area.  Although limited to an analysis of only 12 sites, their 
regression analysis did confirm that floor area is a strong predictor of pass-by trips for discount 
stores, but not grocery stores.  Because traditional grocery stores and the more modern-day 
version known as “discount supermarkets” tend to attract more primary trips than other 
comparably sized stores, this study excludes these development types. 
In April of 1991, William Oliver discussed how to determine average trip length from survey data 
and then use the results in transportation impact fees.  A key concept from this article is the idea 
that impact fees should only assess for the percentage of new trips attributable to new 
development, after accounting for internal trip capture, diverted and pass-by trips.  The 
methodologies described by Oliver are useful for individual impact fee assessments of large-
scale development, but they do not address more universal adjustments for pass-by trips, which 
is the focus of this research. 
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In May of 1991, Steven Tindale provided a detailed discussion of various technical issues related 
to transportation impact fees, including trip capture.  The article is similar to Oliver’s in 
advocating original data collection to establish trip rates, lengths and percentage of new trips.  
However, due to time and budget constraints, most jurisdictions derive impact fees using input 
variables readily available from regional, state or national sources such as Trip Generation. 
In May of 1992, Moussavi and Gorman provide a follow-up “refinement” to their 1991 article.  
One of the suggested refinements incorporated into the research presented below, was to use 
logarithmic, rather than linear regression. 
The second edition of Trip Generation Handbook (ITE, 2004), provides a data plot of average 
pass-by trip percentage based on gross leasable floor area of a shopping center.  The fitted curve 
equation shown in Figure 5.5 of ITE’s 2004 publication indicates a fitted logarithmic curve with 
an R-squared value of 0.37.  The analysis presented below in Figure C3 improves the “goodness” 
of fit, yielding an R-squared value of approximately 0.64. 
Analysis 
The general relationship between commercial building size and pass-by vehicle trips is 
illustrated in Figure C1.  When commercial floor area, measured in thousands of square feet, is 
plotted on a log scale and rank-ordered, it is clear that increasing commercial building size 
decreases the pass-by trip percentage.  In other words, small retail establishments, like a 
convenience store have higher pass-by trip percentages than large regional shopping malls. 
Figure C1 

 
To improve the correlation between commercial building size and pass-by trip percentage, this 
study used the following criteria.  First, the number of interviews reported by a traffic study had 
to have at least 96 interviews, which ensures a maximum error of 10% in the mean at a 95% level 
of confidence (see Appendix B in Meyer and Miller, 2001).  Second, the traffic study had to 
report a specific floor area of at least 1,000 square feet, rather than a floor area range.  Third, 

Relationship Between Commercial Building Size and Pass-By Vehicle Trips
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traffic surveys included in the database are not older than 1989.  The studies prior to 1989 
include very large shopping centers of approximately one million square feet, which are rarely 
constructed in the current real estate market.  Fourth, for consistency this analysis only includes 
PM-peak hour data. 
Figure C2 provides a summary of the pass-by trip database, indicating types of development, the 
number of studies for each type, average floor area (in thousands of square feet) and average 
pass-by trip percentage.  Shopping centers account for almost half of the studies and had the 
largest floor area, averaging 280,000 square feet.  In total, the 84 studies analyzed had an 
average floor area of 159,000 square feet and an average of 39% pass-by trips. 
Figure C2 

 

ITE Description # of AvgSqFt AvgPass-By
Code Studies (thousands) Trip Pct

813 Free-Standing Discount Superstore 8 151 28
815 Free-Standing Discount Store 3 128 23
820 Shopping Center 40 280 31
843 Automobile Parts Sales 1 15 43
851 Convenience Market 4 3 72
853 Convenience Market w Gas Pumps 4 3 68
862 Home Improvement Superstore 3 99 48
863 Electronics Superstore 1 46 40
880 Pharmacy/Drugstore w/o Window 3 10 47
881 Pharmacy/Drugstore w Drive-Through 3 14 49
890 Furniture Store 2 33 46
931 Quality Restaurant 2 7 54
932 High-Turnover Restaurant 7 8 44
934 Fast-Food with Drive-Through 3 3 48

TOTAL 84 159 39

Summary of Pass-By Trips Database

Studies in the database meet the following criteria:  1)  PM-peak data;
2)  Traffic survey in 1989 or afterwards; 3)  Floor area at least 1,000 square feet;
4)  Sample size of at least 96 interviews, which ensures a maximum error of 10% in 
the mean at a 95% level of confidence.
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Figure C3 indicates a scatter plot of floor area versus percentage of pass-by trips.  The best 
trend-line correlation between pass-by trips and floor area is a logarithmic curve with the 
equation ((-7.6967*LN(KSF)) + 69.448).  The R-squared value for this curve is 0.6398, 
indicating the floor area accounts for approximately 64% of the variation in pass-by trip 
percentage. 
Figure C3 

 

Percentage of Pass-By Trips

Logarithmic Equation
y = -7.6967Ln(x) + 69.448

R2 = 0.6398
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The fitted curve equation allows a specific pass-by trip estimate for any size commercial 
building.  To illustrate the change in trip generation rates and pass-by trips by size of 
commercial development, Figure C4 provides data for seven building-size thresholds ranging 
from 10,000 to 800,000 square feet of floor area. 
Figure C4 

 
To avoid double counting the same vehicle trip at both the origin and destination points, 
transportation impact fees typically convert trip ends to trips using a standard adjustment factor 
of 50%.  For commercial development, trip adjustment factors are less than 50% because retail 
development and some services (like banks) attract vehicles as they pass by on arterial and 
collector roads.  As shown above, for a small-size commercial development with 10,000 square 
feet of floor area, an average of 52% of the vehicles that enter are passing by on their way to 
some other primary destination.  The remaining 48% of attraction trips have the commercial 
development as their primary destination.  Because attraction trips are half of all trips, the 
commercial trip adjustment factor is 48% multiplied by 50%, or approximately 24% of the trip 
ends. 

Floor Area Shopping Centers Shopping Centers Commercial Commercial
in thousands (ITE 820 Weekday*) (ITE 820 PM-Peak Hour*) Pass-by Trip Adj

(KSF) Trip Ends Rate/KSF Trip Ends Rate/KSF Trips** Factor***
10 1,520 152.03 137 13.70 52% 24%
25 2,758 110.32 251 10.03 45% 28%
50 4,328 86.56 396 7.92 39% 31%
100 6,791 67.91 626 6.26 34% 33%
200 10,656 53.28 989 4.95 29% 36%
400 16,722 41.80 1,563 3.91 23% 39%
800 26,239 32.80 2,470 3.09 18% 41%

Trip Rates and Adjustment Factors by Size Threshold

*  Trip Generation, ITE, 2003.
**  Based on data published by ITE in Trip Generation Handbook (2004), the best trendline 
correlation between pass-by trips and floor area is a logarithmic curve with the equation
((-7.6967*LN(KSF)) + 69.448).
***  To convert trip ends to vehicle trips, the standard adjustment factor is 50%.  Due to pass-by 
trips, commercial trip adjustment factors are lower, as derived from the following formula
(0.50*(1-passby pct)).
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Conclusions 
The methodology presented above significantly improves the “goodness” of fit between the 
independent variable of commercial floor area and the dependent variable of pass-by trip 
percentage.  Commercial trip adjustment factors may be derived for any size commercial 
building using the recommended logarithmic regression, thus avoiding the use of a simple 
average pass-by trip percentage for an individual ITE land use code.  The recommended 
methodology also avoids the small sample-size problem that currently exists for most of the ITE 
land use codes that only provide pass-by data for a limited number of traffic studies.  The 
recommended use of pass-by trip adjustment factors by size of commercial development will 
improve transportation impact fees that are intended to proportionately allocate the cost of 
growth-related infrastructure to new development. 
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	2021 08 02 FF PP Starlight Serenade Townhomes.pdf
	FINDINGS OF FACT
	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 Department recommends that the following be resolved and/or completed prior to final design: 
	The recommendations above have been made Conditions of Approval.  
	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.

	2021 08 02 FF PP Old Cutters Townhomes.pdf
	FINDINGS OF FACT
	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 Department has no comments.
	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.

	2021 08 02 FF PP Poca Lena Townhomes.pdf
	FINDINGS OF FACT
	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 Department recommends that the following be resolved and/or completed prior to final design: 
	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.

	DR FF McMinn 001.pdf
	17.06.060 Criteria.
	C. Security. The applicant may, in lieu of actual construction of any required or approved improvement, provide to the City such security as may be acceptable to the City, in a form and in an amount equal to the cost of the engineering or design, mate...

	2021 08 02 SR DR LL Greens Final.pdf
	Notice: Notice for the August 2, 2021 public hearing was published in the Idaho Mountain Express on July 14, 2021 and mailed to property owners within 300 feet on July 14, 2021.

	SR Draft.pdf
	Notice
	Standards of Evaluation Idaho Statute Title 67, Chapter 65, Section 67-6501:




