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1.1 INTRODUCTION 
 
The objective of the conceptual redevelopment plan was to investigate possible 
redevelopment/reuse scenarios for the existing Friedman Memorial Airport site if a 
site is selected and the replacement airport is completed and operational.   

The conceptual plan for the existing Airport property identified a series of 
redevelopment scenarios generally compatible with the surrounding land uses and 
land use planning principles.  In addition, the scenarios also achieve the highest 
and best use of the property and an optimized return on the sale of the land 
because these funds are essential to the overall funding of the replacement airport.   

This conceptual plan will also aid in the understanding of the potential 
environmental impacts associated with each redevelopment scenario of the existing 
Airport site.  However, the conceptual plan is not intended to be a final 
comprehensive reuse plan or rezoning effort.  The property is located within the 
City of Hailey, therefore, final plans and zoning is the responsibility of the City’s.  
Any comprehensive reuse plan or rezoning efforts would be completed after an FAA 
decision is rendered and would be subject to appropriate city, county, and state 
regulatory processes.   

1.2 REVIEW OF EXISTING AIRPORT PROPERTY 

For the purposes of conducting the conceptual redevelopment plan, the Friedman 
Memorial Airport Authority (FMAA), Blaine County, and the City of Hailey were 
consulted to ensure that the plans were in general conformity with appropriate 
design and land use regulations and to better understand the thinking of those 
involved in the final planning of the future use of the property.  The most recent 
Blaine County and City of Hailey Comprehensive Plans were reviewed, and through 
input from the City of Hailey and their discussions with representatives of the 
Friedman Company, the planning team was provided with likely uses of the 
102 acres that would revert to the Friedman Company and the acreages for these 
uses.  This section provides an overview of the existing Airport site and describes 
the surrounding land use and environs.  In addition, coordination occurred with 
Sustain Blaine, a coalition of citizens formed in 2007 to promote the region’s quality 
of life and economic well being.  The mission of Sustain Blaine is to promote an 
improved economic and societal future for Blaine County through initiation, 
implementation and management of strategies, programs and policies that preserve 
and advance the region’s quality of life and economic well-being. 

Overview of Existing Airport Site 

An overview of the existing property was undertaken, taking into account the 
boundary, property configuration, size of the property, potential access to the 
property, and the utilities serving and in relative proximity to the Airport.  In 
addition, development constraints such as topography, access to State Highway 75, 
and adjacent land uses were reviewed.   

The existing Airport is the primary airport providing commercial and general 
aviation (GA) service for the Wood River Valley of Idaho, including the communities 
of Hailey, Bellevue, Ketchum, Sun Valley, and Carey.  It is located at the southern 



FRIEDMAN MEMORIAL REPLACEMENT AIRPORT FINAL 

Conceptual Redevelopment Plan -2- June 2010 
for the Existing Airport Site  

limits of the City of Hailey and north of the City of Bellevue in the southern end of a 
narrow valley surrounded by mountainous terrain to the north, east, and west.  The 
valley is an approximate 1.5-mile wide corridor that the Big Wood River runs 
through.  The peaks around Hailey and the Airport rise about 1,200 to 2,200 feet 
above the valley on its east and west sides.  The City of Bellevue is located 
approximately two miles to the south/southeast of the Airport.   

The existing Airport site is 211 acres of which approximately 102 acres were gifted 
to the City of Hailey by the Friedman Company in the 1930s for sole use as an 
airport facility.  As part of the agreement between the City and the Friedman 
Company, if at anytime the 102 acres is no longer used as an airport, the land 
reverts back to the Friedman Company.  Reuse of this 102-acre area is at the sole 
discretion and under the control of the Friedman Company, within the parameters 
of local zoning controls.  Consistent with Federal Aviation Administration (FAA) 
requirements the remaining 109 acres of Airport property, that the City of Hailey 
and Blaine County jointly own, would be sold to assist with the funding of the 
proposed replacement airport.   

The Airport is bordered by State Highway 75 to the north and east; the Flying Hat 
Ranch to the south; and the Big Wood River floodplain, commercial/industrial 
development, and light residential to the west.  To the north and east of the Airport 
are commercial and residential areas, comprising much of the City of Hailey.   

At the present location, the Airport’s 211-acre property envelope provides for all 
airside and landside components, which include: 

 Airside 
 Runway 
 Taxiways 
 Airport Apron/Aircraft Parking 
 Holding Areas 
 Navigational Aids 

 Landside 
 Terminal Building 
 GA Facilities 
 Fixed-Base Operator (FBO) 
 Airport Parking and Access Roads 
 Snow Removal and Airport Maintenance Facilities 
 Air Traffic Control Tower 
 Fuel Farm 
 Conventional/Clear Span Hangars and T-hangars 
 Aircraft Rescue and Fire Fighting (ARFF) Facilities 

The main highway, State Highway 75, forms the east/northeastern and northern 
boundary of the Airport, and serves as the dividing line between the Airport and the 
single and multi-family residential land uses that are located to the east, southeast, 
and northeast side of the Airport.  State Highway 75 provides access to and runs 
parallel to the Airport, and borders the eastern side of the Airport.  At the north end 
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of the Airport, State Highway 75 connects with Airport Way.  Airport Way is a two-
lane road providing sole access to all of the Airport’s facilities along the southwest 
side of Runway 13/31, including the passenger terminal, FBO, and all airport 
hangar and ramp areas.  In addition, Airport Way is the sole access to a variety of 
commercial and industrial uses located at the northwest end of the Airport and 
related uses that are located to the west of the terminal area and T-Hangars.  
Airport Way is located along the west side of the Airport property line, and runs 
south until reaching the Airport’s FBO.   

The existing Airport is located on the south side of the City of Hailey and, due to 
Hailey’s growth, has experienced increased residential, industrial, and commercial 
development in the areas immediately adjacent to the Airport.  Additionally, over 
the past five years, a variety of commercial and industrial land uses have in-filled 
the formerly undeveloped land that lay adjacent to the west side of the Airport.  
This development along both sides of the Airport is indicative of the increased 
pattern of growth in the Airport environs.  Residential development has also 
occurred to the southwest of the commercial/industrial area, and extends to the 
vicinity of the Big Wood River floodplain.  Much of the land immediately south of the 
Airport and north of the City of Bellevue consists of private property (the Flying Hat 
Ranch). 

1.3 CONCEPTUAL REDEVELOPMENT SCENARIOS 

The conceptual redevelopment scenarios for the existing Airport site identify 
potential uses.  The scenarios take into consideration roadway and existing land use 
precedents and zoning requirements.  As stated previously, the total Airport site is 
211 acres of which approximately 102 acres were gifted to the City of Hailey by the 
Friedman Company.  The conceptual plan did not configure potential development 
scenarios on the Friedman Company land but did, based on input from 
representatives of the City of Hailey, determine general categories for which the 
land could be used.  The remaining 109 acres, jointly owned by the City of Hailey 
and Blaine County, was reviewed in greater detail and focused on defining concepts 
based on trends in the development industry, land use principles, and land 
use/development patterns in the area, and took into consideration categories for 
the potential uses of the Friedman Company property.   

Some of the development concepts involved the potential to swap land between the 
Friedman Company property and the City of Hailey/Blaine County property.  This 
swap of land was based on the irregular property boundary along the west side of 
the Airport and on indications that some swapping of acreage would generate more 
uniform development on both properties.   

To arrive at the three final concepts, a number of use and configuration schemes 
were initially identified, reviewed, and combined to ultimately arrive at the concepts 
having the greatest merit.  The refinement process included informal input from 
representatives of the City of Hailey and Blaine County.  The following presents an 
overview of the three final redevelopment scenarios developed for the existing 
Airport site. 
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1.3.1 Alternative 1 – Assumes No Land Swap 

Alternative 1 assumes that the parcel labeled “FMA Exhibit “A,” Parcel No. 1 
(Friedman, Leon, et al.),” as depicted on Exhibit 1, would remain as it is today, 
with no land swap undertaken with Blaine County or the City of Hailey to address 
parcel configuration issues.  The land uses proposed by Alternative 1 are 
summarized below and illustrated on Exhibit 1. 
 

 The Parcel No. 1 tract boundary configuration does not change under this 
concept and total tract size remains at 102.1 acres.  The assumed reuse of 
Parcel No. 1 would consist of an institutional use by the City of Hailey, or 
light industrial, similar to the pattern west of the current airport.  This type of 
reuse would compliment the existing and proposed light industrial and 
commercial land use along the western side of Parcel No. 1.   

 

 The property located directly west of Parcel No. 1 is comprised of 
approximately 26.4 acres.  The area is currently used for airfield, hangar, T-
Hangar, and ground transportation airport uses.  The proposed 
commercial/industrial development is bordered by Parcel No. 1 on the east, 
industrial uses along Airport Way to the north/northwest, the existing Airport 
access road to the west, and a portion of Parcel No. 1 to the south. 
 

Because land uses directly west of the site are currently light industrial uses, 
the land is proposed to be dedicated to commercial/light use industrial build-
out of the area and to provide sufficient right-of-way for access roads to the 
property.  In addition, given the irregular shape of the western boundary of 
Parcel No. 1 and topographic changes of terrain, commercial/light industrial 
uses may be the only viable option for this land without incurring the costs 
associated with major earthwork.  An extension of Airport Way as a primary 
north to south roadway would provide access to the commercial/industrial 
uses, to the nearby Friedman Industrial Park, and to the Airport Development 
West.  In addition, the commercial/industrial use could be integrated with a 
similar use designation identified for Parcel No. 1  

 

 Of the 109 acres owned by the City of Hailey and Blaine County, 5.7 acres 
would be dedicated to a hotel site; adjacent to State Highway 75 but would 
be accessed from a roadway proposed to be internal to the Airport 
development site.  This road would also be used as a southern access to 
support other uses on Parcel No. 1.  The area designated for a hotel site is 
presently used by the Airport as airfield pavement and associated object free 
areas.  The proposed hotel site is bordered by Parcel No. 1 to the north, 
State Highway 75 to the east, a proposed right-of-way extending from the 
Countryside Boulevard and State Highway 75 intersection to the south, and a 
proposed right-of-way to the west.  

 

Considering the local tourism and visitor market, proximity of the proposed 
hotel site to Parcel No. 1, and the existing signalized intersection of 
Countryside Boulevard and State Highway 75 intersection, this site is a 
logical location for hotel use.  The proposed hotel facility would include 
meeting rooms, parking, recreation facilities, landscaping, and miscellaneous 
support facilities.  In addition, the proposed hotel would provide a buffer
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between State Highway 75 and adjacent proposed single-family residential 
uses and would also provide essential amenities to the Parcel No. 1 users, as 
well as nearby industrial uses. 

 

 Of the 109 acres owned by the City of Hailey and Blaine County, 3.8 acres 
have been proposed to be dedicated to neighborhood commercial use.  The 
neighborhood commercial area is presently used by the Airport as airfield 
pavement and affiliated object free area.  This site is bound by a proposed 
western extension of the right-of-way of Countryside Boulevard to the north, 
State Highway 75 to the east, a planned right-of-way (offset from State 
Highway 75 by approximately 350 feet) to the west, and proposed multi-
family uses to the south.  The proposed neighborhood commercial use would 
be consistent with the existing commercial uses east of State Highway 75, 
and the proximity of this site to Parcel No. 1 and the signalized intersection 
at Countryside Boulevard and State Highway 75. 

 

In addition, this land use and site would provide a buffer between State 
Highway 75 and proposed single-family uses to the west.  Furthermore, if the 
existing commercial uses to the east of State Highway 75 continue to build-
out, similar uses would ensure sound placement of neighborhood amenities 
as well as a consistent urban fabric within the immediate area. 

 

 Of the 109 acres owned by the City of Hailey and Blaine County, 8.7 acres 
are proposed for multi-family use.  As depicted on Exhibit 1 the multi-family 
tract would extend south of the neighborhood commercial use to the 
southern boundary of the Airport property.  The site is used today as safety 
areas for the Airport airfield.  The multi-family use is bordered by State 
Highway 75 to the east, the proposed neighborhood commercial use to the 
north, and the proposed single-family use to the west.  Access would be 
provided via a proposed internal roadway that would parallel State 
Highway 75.  This proposed roadway would access the multi-family use and 
provide a potential future point of access into the Flying Hat Ranch property.  
Together with the land to the east, which is currently zoned for residential 
use, the single-family and multi-family lots proposed by Alternative 1 will 
create a suburban setting.  The multi-family lots would provide more 
affordable housing in Hailey, a need that has been noted in local planning 
documents.  The proposed area would allow for a density of multi-family use 
that is similar to other existing multi-family projects in the area.  

 

 Two land use areas totaling 32.1 acres, of the 109 acres owned by the City of 
Hailey and Blaine County, are proposed for single-family uses.  The single-
family use is proposed for the southern boundary of Parcel No. 1, west of the 
proposed hotel site, neighborhood commercial use site, and multi-family site.  
The site is currently used by the Airport for airfield pavement, an FBO facility, 
aircraft parking, and safety areas for the Airport airfield.  The single-family 
use would provide a yield of approximately 140 lots, ranging from 0.15 to 0.3 
acres in size.  An internal roadway has been proposed to help access the 
proposed single-family land use. 
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This amount of single-family designated land creates a southern focal point 
within the development.  The 140 single-family lots coincide well within the 
previously zoned residential area and could provide connectivity to Flying Hat 
Ranch with a potential extension to Broadford Road.  

 

 Of the 109 acres owned by the City of Hailey and Blaine County, 32.2 acres 
are dedicated to roads, green space, or are deemed unusable due to the 
configuration.  The majority of the acreage is proposed roadway access with 
80-foot right-of-ways and utility easements.  Use of main access points along 
State Highway 75 (with a heightened focus on the redefined Countryside 
Boulevard intersection) is the driving force behind this alternative with 
respect to proposed roadways.  The extension of Countryside Boulevard to 
the west will allow 9.5 acres of hotel and neighborhood commercial uses to 
be anchored to the existing and proposed residential areas adjacent to the 
Airport redevelopment area.  Access to Parcel No. 1 is afforded by one or 
more connections to the site from an extended Airport Way, southern 
extension of Countryside Boulevard, and the proposed internal road system. 

 
Table 1, Alternative One Land Uses by Acreage provides of summary of the 
proposed land use allocations under Alternative 1.  

 

 

1.3.2 Alternative 2 – Assumes Land Swap/Land Swap is Feasible 
with Single-family Residential 

 
Alternative 2 assumes that Parcel No. 1 would be reconfigured and pushed to the 
northern part of the site; it is based on a 1:1 land swap with Blaine County and/or 
the City of Hailey with some single-family residential land use provided to the south 
of the site.  The land uses proposed by Alternative 2 are summarized below and 
illustrated on Exhibit 2. 
 

 Parcel No. 1 tract boundary is reconfigured in this concept through a 1:1 land 
swap with Blaine County and/or the City of Hailey.  The proposed land swap 
would retain the 102.1 acres of “Parcel No. 1;” however, it would be 
compactly configured to the northern part of the site providing a more viable 
development area for Parcel No. 1 and for the remaining 109 acres.  
The irregularly shaped western boundary of the existing Parcel No. 1 would 
be shifted to conform to the existing Airport property boundary enhancing 
the configuration and rational development of both Parcel No. 1 and the 

Table 1 
ALTERNATIVE ONE LAND USES BY ACREAGE  
 
Land Use Total Acres 
FMA Exhibit “A”, Parcel No. 1 (Friedman, Leon, et al.) Tract 102.1 
Commercial/Industrial 26.4 
Hotel 5.7 
Neighborhood Commercial 3.8 
Multi-Family 8.7 
Single-family 32.1 
Roads, Green Space, or Unusable 32.2 
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remaining 109 acres of airport property.  Further, this improvement would 
also enhance the accessibility of Parcel No. 1 to the proposed extension of 
Airport Way.  The property currently located directly west of the existing 
Parcel No. 1 boundary line currently accommodates the Airport passenger 
terminal, airfield, hangars, T-hangars, parking, and airport ground access.  
Parcel No. 1 would remain devoted to institutional/city use/light industrial.  
This newly configured site is bordered by the existing Airport access road to 
the west, Airport Development West (to the west), industrial uses along 
Airport Way to the northwest and west, and proposed commercial/ 
restaurant/hotel uses and light industrial uses to the south.   

 

 Alternative 2 proposes the same road system layout as was delineated in 
Alternative 1.  This consists of a western extension of Countryside Boulevard 
from State Highway 75 to intersect with a southerly extension of Airport Way 
on the western side of the development area.  An internal roadway extending 
from the southern edge of Parcel No. 1 to the southern boundary of the 
existing Airport would provide access to land uses that front State Highway 
75, portions of Parcel No 1, and other uses in the center of the site.  

 

 Alternative 2 proposes 22.92 acres of light industrial use adjacent to the 
southern edge of the reconfigured boundary of Parcel No. 1 and west of the 
north to south internal collector roadway.  The area is currently used for 
airfield, T-hangar, and aircraft parking.  This site is bordered by Parcel No. 1 
to the north, proposed commercial/restaurant/hotel uses to the east, 
proposed apartments/townhomes/attached single-family or condominium 
use, and the existing Airport access road to the south and west. 

 

 Alternative 2 provides for approximately 17.05 acres of commercial/ 
restaurant/hotel use and an estimated 4.25 acres of neighborhood 
commercial use fronting State Highway 75.  The site is currently used by the 
Airport as airfield pavement, object free area, and runway protection zone.  
The proposed commercial/hotel mix is well suited to the area due to the 
extensive highway frontage.  This area is bordered by a variety of existing 
and proposed land uses, including: institutional/city use/light industrial to the 
north; light industrial use, apartments/townhomes/attached single-family or 
condominium use, and single-family lots to the west; and multi-family 
apartment units to the south.  Opposite the site and east of State 
Highway 75 single and multi-family development is proposed and an 
emerging neighborhood commercial use.  Located south of the area is a 
cluster of commercial and light industrial activity.  These surrounding land 
uses provide for a solid consumer base for the proposed 
commercial/restaurant/hotel and neighborhood commercial land uses.  The 
commercial/restaurant/hotel, neighborhood commercial, and light industrial 
land uses are buffered by 29.96 acres of multi-family residential uses and 
15.8 acres of single-family residential, which adjoin the Flying Hat Ranch 
property to the south and provides for a step down to the lower density 
existing county zoning.   

 

As discussed above, the area is accessed from a proposed westerly extension 
of Countryside Boulevard, as well as a new north/south roadway to the west 
of the proposed development and parallel to State Highway 75.  The 
proposed westerly extension to Countryside Boulevard at the intersection of 
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State Highway 75 would expand the existing community gateway and major 
junction from only serving the uses east of State Highway 75 to directly 
accessing the proposed commercial/restaurant/hotel and neighborhood 
commercial uses configured on the former Airport site.   

 

 Alternative 2 provides for a total of 29.96 acres of multi-family residential 
land use.  Of the 29.96 acres, 8.13 acres of higher density multi-family 
development (140+ apartment units) would be located south of the proposed 
neighborhood commercial development fronting State Highway 75, similar to 
existing multi-family uses across State Highway 75.  This multi-family 
development adjoins the Flying Hat Ranch to the south, neighborhood 
commercial uses to the north and single-family residential to the west.  Of 
the 29.96 acres, 15.93 acres (67 lots) of apartments/townhomes/attached 
single-family or condominium use are proposed to be located just west of the 
commercial/restaurant/hotel site and south of the area designated for light 
industrial use.  Finally, 5.9 acres of apartment/townhomes are proposed to 
be located on a triangular shaped piece of real estate, directly across from 
the light industrial development on the west side of extended Airport Way; 
directly adjacent to existing residential development along Broadford 
Highlands Lane.  This site is currently used by the Airport for airfield 
pavement, an FBO facility, aircraft parking, and safety areas for the Airport 
airfield.   

 

Access to all these units would be via street extensions off the extended 
alignment of Countryside Boulevard, and off of the proposed north-south 
internal roadway that parallels State Highway 75.  The internal roadway 
accessing the multi-family uses would provide a second point of access into 
the Flying Hat Ranch property that could provide an alternative means of 
accessing future development on this property without extensive curb cut 
development on State Highway 75.   

 

 Alternative 2 provides for 15.8 acres to be dedicated to single-family 
residential use with lots configured similar to those east of State Highway 75.  
The proposed single-family portion of the development is located south and 
west of proposed higher density multi-family land use.  The area designated 
as single-family use provides a yield of approximately 65 lots, averaging 
approximately 0.24 acres in size.  This amount of single-family designated 
land creates a southern focal point within the development.  This site is 
currently used by the Airport for airfield pavement, and safety areas 
associated with the airfield.  An internal roadway extending off of the primary 
collector roadway would be provided to help access the single-family land 
use.  Locating the single-family land use directly adjacent to the Flying Hat 
Ranch would provide for a step down to lower density, which is consistent 
with existing county zoning, and allow for higher density development similar 
to other multi-family projects in the area.   

 

In coordination with the currently zoned residential use land to the east, the 
single-family and multi-family lots proposed by Alternative 2 would create 
uses that would meet a variety of potential demand and would create a 
suburban cluster along the southern border of the site that would provide a 
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mix of housing styles and affordability.  In addition, the single-family and 
multi-family lots would present connectivity to Flying Hat Ranch and potential 
further western extension of Countryside Boulevard to Broadford Road.   

 

 Alternative 2 provides for 18.92 acres to be dedicated to roads, green space, 
or unusable, the majority being roadway access with extended 100-foot 
right-of-ways.  Similar to Alternative 1, Alternative 2 would use the main 
access points along State Highway 75.  The extension of Countryside 
Boulevard would allow for over 21 acres of commercial/restaurant/hotel and 
neighborhood commercial uses to anchor the connection to the existing and 
proposed residential region, while not adding new curb cuts onto State 
Highway 75.   

 
Table 2, Alternative One Land Uses by Acreage provides of summary of the 
proposed land use allocations under Alternative 2. 

 
 

1.3.3 Alternative 3 – Assumes 1:1 Land Swap With Focus On Mixed 
Use Core Development  

 
Similar to Alternative 2, Alternative 3 assumes that Parcel No. 1 would be 
reconfigured and pushed to the northern part of the site, also based on a 1:1 land 
swap with Blaine County and or the City of Hailey.  Alternative 3 departs somewhat 
from the previous two alternatives for uses on the 109-acre tract as well as in the 
style of the primary use slated for the area.  This concept proposes a large 
commitment of acreage to a mixed-use development format similar in style to what 
is seen in downtown Ketchum as well as in new community developments in cities 
throughout the U.S.  The design concept would involve multi-level two-story, or, 
preferably, three-story structures that would provide retail shopping and service 
uses (coffee shops, theater, entertainment, small cafes, etc) on the first level; 
professional/medical/dental and other office or potential residential 
apartments/condos on the second level; and residential use on the third level.  One 
factor considered for this concept was the viability of the second and third-floor 
residential uses providing much needed affordable housing opportunities to the 
community.   
 

Table 2 
ALTERNATIVE TWO LAND USES BY ACREAGE 
 
Land Use Total Acres 
FMA Exhibit “A”, Parcel No. 1 (Friedman, Leon, et al.) Tract 102.1 
Light Industrial 22.92 
Commercial/Restaurant/Hotel 17.05 
Neighborhood Commercial 4.25 
Multi-Family (apartments, townhomes, condominiums) 29.96 
Single-family 15.8 
Roads, Green Space, or Unusable 18.92 
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This concept would be developed ensuring outdoor spaces, pedestrian ways, and 
potentially a non-grid street layout.  A reasonable example of where portions of this 
concept have been implemented is the Zona Rosa in the north portion of Kansas 
City, Missouri.  This mixed-use development could be linked to the institute use on 
Parcel No. 1 and to more tradition commercial uses fronting on State Highway 75.  
The same distribution and mix of uses has been proposed under all three 
alternatives for the 102 acres comprising Parcel No. 1.  The land uses proposed by 
Alternative 3 are summarized below and illustrated on Exhibit 3. 
 

 The Parcel No. 1 tract boundary is reconfigured in this concept as part of a 
1:1 land swap with Blaine County/The City of Hailey.  The proposed land 
swap would retain the 102.1 acres of Parcel No. 1 and would relocate the 
acreage to the northern half of the site.  The revised boundaries would be 
State Highway 75 to the east and north, extended Airport Way to the west, 
and the reconfigured 109 remaining acres of airport property to the south.  
The current irregularly shaped western boundary of the parcel, labeled 
Parcel No. 1, would be smoothed out and shifted to conform to the current 
west boundary of the Airport property.  This adjustment in the boundary 
would enhance the configuration of both Parcel No. 1 for development and 
that of the remaining Airport property.  The property currently located 
directly west of the existing Parcel No. 1 tract is used for the passenger 
terminal, airfield, hangar, T-hangar, parking, and ground transportation.  
Assumed reuse of the reconfigured site would be institutional/city use/light 
industrial as has been proposed under the other alternatives.  A proposed 
institutional use has been assessed by the Sustain Blaine Coalition and found 
to have merit because it would help enhance the identity and stature of the 
area.  Such uses have proven successful in similar community settings.  
Development of complimentary land uses that could interface and support 
this institutional use has been considered in assessing the land outside of the 
limits of reconfigured Parcel No. 1.  Multiple access points to the reconfigured 
Parcel No. 1 are viable along the western, southern, and northeastern 
boundary of the site including the ability to make use of two existing 
signalized intersections, which are both designated “Community Gateway and 
Major Junctions” by the City of Hailey.  

 

 Alternative 3 contains two areas, separated by a proposed north-to-south 
collector road and both areas are identified for future mixed-use/commercial 
use.  The large parcel of land located directly south of the reconfigured Parcel 
No. 1 totals 34.76 acres and the second totals 8.83 acres and is located 
directly adjacent to, and west of State Highway 75 and just east of the large 
parcel (34.76-acre site).  A combined total of 43.59 acres are designated for 
mixed-use development.  While a proposed north-to-south access roadway 
runs between the two mixed-use/commercial land areas, the planning to-
date is highly conceptual.  For example, it could be possible to shift this 
roadway to the east to serve as a true frontage road along State Highway 75.  
This would better integrate the two mixed-use parcels into a single area 
along with the commercial use adjoining the southern boundary of Parcel 
No. 1.  The proposed mixed-use/commercial area is currently being used for 
airfield pavement, T-hangars, an FBO facility, aircraft parking, and safety 
areas for the Airport airfield.   
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 The 34.76 acre site is bordered by Parcel No. 1 to the north, proposed light 
industrial uses along the entire western boundary, and a proposed 
hotel/convention site to the northeast.  Proposed access roads would be 
provided to the north, south, and east sides of the site. 
 

As previously mentioned, the 8.83-acre mixed-use/commercial site is located 
directly west of State Highway 75, with neighborhood commercial uses to the 
south and hotel/convention use to the north.  Proposed access roads would 
be provided to the south and west sides of this site although some 
reconfiguration of the proposed north-to-south collector could occur.  The 
34.76-acre mixed-use/commercial site is located to the west, across from the 
proposed north/south access roadway.  The proposed east/west roadway to 
the south would consist of the proposed western extension of Countryside 
Boulevard to intersect with the southerly extension of Airport Way on the 
west side of the site.  The proposed westerly extension of Countryside 
Boulevard at the intersection of State Highway 75 (currently signalized) 
would provide for a community gateway and major junction with direct 
access to the mixed-use/commercial land use, neighborhood commercial 
uses, light industrial areas, and the multi-family development provided by 
this alternative.  The proposed mixed-use, commercial, and neighborhood 
commercial land use bordering this intersection would provide a solid base 
for revenue producing land and would also enhance the development of an 
institution on Parcel No. 1 by providing a neighborhood, pedestrian friendly 
setting with a mix of uses and amenities.  The proposed extension of 
Countryside Boulevard west of State Highway 75 to link to Airport Way would 
provide access to airport property, an alternative southern exit from the 
existing Airport West Development, potential access to future development of 
the Flying Hat Ranch, and the potential for extension to Broadford Road. 

 

 Alternative 3 also proposes 9.80 acres of light industrial use adjacent to the 
southern edge of the reconfigured boundary of Parcel No. 1, extending along 
the east side of the proposed extension of Airport Way to the intersection 
with the proposed extension of Countryside Boulevard.  Mixed-
use/commercial uses are planned to the east.  This strip of light industrial 
use would continue the existing land use established by the existing 
approved Airport West Development and would be typified by a similar mix of 
small business activities.  This site is currently used by the Airport for T-
hangars, an FBO facility, and aircraft parking. 

 

 Alternative 3 provides for approximately 6.37 acres of hotel/convention land 
use fronting on State Highway 75 with access provided by a proposed 
roadway internal to the Airport development site to avoid adding curb cuts 
onto State Highway 75 and would also be intended to support institutional 
use of reconfigured Parcel No. 1.  The area is currently used by the Airport 
for airfield and associated object free areas.  The proposed hotel site is 
bordered by the Parcel No. 1 tract to the north, State Highway 75 to the 
east, a planned right-of-way (offset from State Highway 75 by approximately 
350 feet) to the west, and proposed mixed-use/commercial development to 
the south and west.  The proposed hotel/convention site is located and 
envisioned to provide the requisite facilities to support the institutional use 
on Parcel No. 1 as well as enhance the inventory of hotel rooms to meet the 
demands of the year round events in the area.  
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Considering the proximity of the hotel site to the Parcel No. 1 tract and the 
existing signalized intersection of Countryside Boulevard and State Highway 
75, along with the frontage and visibility from the highway, this site is 
deemed ideal for commercial designation.  It is highly suitable for use as a 
hotel site, which would include the hotel structure, parking, landscaping, 
recreational facilities and miscellaneous support/convention facilities.   

 

 Alternative 3 provides for 11.26 acres to be dedicated to two neighborhood 
commercial use sites adjoining State Highway 75, and located south of the 
proposed mixed-use/commercial and hotel/convention sites.  The area is 
currently used by the Airport for airfield pavement and safety areas for the 
airfield.  The neighborhood commercial use site is bordered by a proposed 
right-of-way of extended Countryside Boulevard to the north, State Highway 
75 to the east, a proposed north-to-south collector right-of-way on the site 
(offset to the west from State Highway 75 by approximately 350 feet), and 
proposed multi-family uses to the west of the existing Airport property.  

 

Considering the proximity of this site to the Parcel No. 1 tract and the 
existing signalized intersection of Countryside Boulevard and State Highway 
75, as well as existing commercial uses across State Highway 75 to the east, 
the designation and development of neighborhood commercial is both 
reasonable, compatible with established precedent, and acts to provide lower 
intensity commercial amenities.  In addition, this land use and the proposed 
location would provide a buffer from traffic on State Highway 75 and the 
proposed adjacent multi-family uses to the west.  Furthermore, as existing 
commercial uses to the east of State Highway 75 build-out, similar uses 
would ensure sound placement of neighborhood amenities, as well as a 
consistent urban fabric within the immediate area. 

 

 Alternative 3 provides for 16.91 acres to be dedicated to multi-family use 
directly to the west of the neighborhood commercial uses and south of the 
mixed-use/commercial land use.  This site is currently used by the Airport for 
airfield pavement and safety areas for the airfield.  The multi-family use 
could be accessed by the proposed westerly extension of Countryside 
Boulevard and the north-to-south collector roadway (offset from State 
Highway 75 by approximately 350 feet) to the east.  The multi-family land 
use could be comprised of several development formats ranging from 
apartments to condominium townhomes depending upon market conditions 
at the time of development.   

 

 Alternative 3 provides for 20.97 acres to be proposed for roads, green space, 
or unusable.  The majority would be roadway access with extended 80-foot 
right-of-ways and utility easements.  Roadway development proposed by this 
alternative includes potentially upgrading three signalized intersections along 
State Highway 75 located at Countryside Boulevard, Airport Way, and Fox 
Acres Road.  All three are designated as community gateway/major junctions 
by the City of Hailey and would be developed as such.  Airport Way would be 
extended to the south, bordering the west side of the existing Airport 
property tying into the western extension of Countryside Boulevard from 
State Highway 75. 
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Table 3, Alternative Three Land Uses by Acreage provides a summary of the 
proposed land use allocations under Alternative 3. 

 
 

1.4  SUMMARY 
 
The economic downturn that began in 2008 has had a major impact on the financial 
sector and development nationwide, including the Wood River Region.  The nation 
is beginning to emerge from the recession in what is anticipated to be a slow 
economic recovery that will take several years to gain significant momentum.  This 
reality has had an impact on market conditions in the City of Hailey and the 
adjacent communities.  However, as with every recession, there is ultimately a 
recovery and a return on investment and development particularly in a market that 
has the amenities and the appeal that the Hailey, Ketchum, and Sun Valley area 
possess.  Further, there still remain several years before the current Airport will 
close and the property would be available.  This would allow time for economic 
recovery and a re-emergence in demand for housing and commercial opportunities.   
 
In considering the alternatives that were developed, any of the three provide for 
substantial development opportunity.  Ultimately, the decision related to land use 
would be the responsibility of the City of Hailey with input from the current owner 
and from future owners and developers of the site. 

Table 3 
ALTERNATIVE THREE LAND USES BY ACREAGE 
 
Land Use Total Acres 
FMA Exhibit “A”, Parcel No. 1 (Friedman, Leon, et al.) Tract 102.1 
Mixed Use/Commercial 43.59 
Light Industrial 9.80 
Hotel/Convention 6.37 
Neighborhood Commercial 11.26 
Multi-Family 16.91 
Roads, Green Space, or Unusable 20.97 
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