City of Ketchum
Planning & Building

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
REGULAR MEETING OF JULY 13TH, 2020

PROJECT: West Ketchum Residences Preliminary Plat

FILE NUMBER: P19-141

REPRESENTATIVE: Robert Parker, VP Companies

OWNER: West Ketchum Residences, LLC c/o Robert Parker, VP Companies

REQUEST: Preliminary Plat and Phasing Agreement approval to subdivide a 47,338 square foot lot

into ten (10) townhouse sublots

ASSOCIATED PERMITS: P19-140 — Design Review for the 10-unit development
P19-142 — Lot Line Shift combining four prior lots into one (1)
BP20-033 (Future units 1 & 2)
BP20-035 (Future Units 3 & 4)

LOCATION: 150 Bird Drive (Lot 5AA, Block 1, Bavarian Village Subdivision)

ZONING: General Residential High Density (GR-H)

OVERLAY: None

NOTICE: Notice was mailed to properties within a 300 ft radius of the subject property and all

political subdivisions on June 26, 2020. Notice was published in the June 17", 2020
edition of the Idaho Mountain Express.

REVIEWER: Brittany Skelton, Senior Planner

ATTACHMENTS:
A. Application
B. Preliminary Plat dated June 2020
C. Phasing Agreement
D. Draft Findings of Fact, Conclusions of Law, and Decision
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BACKGROUND

On February 10™, 2020 the Planning and Zoning Commission approved a Design Review application for a 10-unit
residential development to be located on the subject property. The approved proposal is comprised of five (5)
duplexes arranged around a common driveway. The residential density is permitted in the zoning district,
General Residential — High Density (GR-H) where the subject property is located, and the project meets all zoning
dimensional, design, and development standards.

The intent of the property owner is to plat and subdivide each residential unit into a townhouse unit on a
townhouse sublot. On March 9™, 2020 the Commission reviewed and recommended approval for the
Preliminary Plat application to subdivide the property into townhouse sublots.

After the application was forwarded to City Council for review and hearing, staff recognized that in order for
each townhouse unit to receive eventual Final Plat approval commensurate with completion of each building a
Phasing Agreement was necessary (KMC §16.04.080.C.4). Additionally, during building permit review for the first
two buildings (BP20-033 — future sublots 1 &2, BP20-035 — future sublots 3&4), the Assistant Fire Chief
recognized that the private driveway, Parcel A, needed to be recognized as a private street because it serves
more than four (4) units. The property owner was entitled to apply for building permits because of the existing
Design Review approval.

As such, the Preliminary Plat application has been re-noticed for a hearing with the Commission so that Phasing
Plan can be reviewed and incorporated into the entitlements for this development. The West Ketchum
Townhomes development will be the first development to utilize the new phasing provisions adopted with the
subdivision code amendments in 2019 (Ordinance 1198).

7 Upon the Commission’s review and
recommendation, the Preliminary Plat and
Phasing Plan will be forwarded to City
# Council for review and hearing. With a
i~ ¢ Phasing Plan in place each townhouse unit
' will be eligible for Final Plat commensurate
with each Certificate of Occupancy. If the
Final Plat substantially conforms to the
Preliminary Plat the City Council will
approve the Final Plat. Upon recording the
Final Plat the townhouse units may be
sold.

(".u

e\ .4.
Sublots 5&6

No substantive changes to the plat have
wi occurred since the Commission reviewed
and approved the Preliminary Plat in
March of 2020. Details related to drainage,
grading, right-of-way improvements, and
- : g the Community Housing fee in-lieu of
construction were worked out durlng bwldmg permit review for the first two buildings.

All city departments reviewed the Phasing Plan and department comments have been incorporated into the
agreement.
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The Phasing Plan is included as Attachment A. Primary components of the phasing plan include:

All townhome units must be completed by December 31, 2023.

Final Plat for each sublot must be recorded by March 1, 2024.

A townhouse unit may receive Final Plat approval provided a Certificate of Occupancy has been issued
for the building (two-unit structure) the unit is located in.

The internal access road, Parcel A, shall be a private street.

Prior to issuance of a building permit for sublots 5-10 an Encroachment Agreement for the snowmelt
and pavers proposed for the Bird Drive right-of-way shall be approved by City Council.

Table 1: City Department Comments

City Department Comments

Compliant

Yes | No | N/A | City Code City Standards and City Department Comments
O O 16.04.030.C | Complete Application
. 0 Fire Department: The same comments included with the Design Review approval, prior Preliminary

Plat review, and BP20-033 and BP20-035 reviews apply.

Engineering/Streets Department:
O O The same comments included with the Design Review approval, prior Preliminary Plat review, and

BP20-033 and BP20-035 reviews apply.

Utilities:

1The same comments included with the Design Review approval, prior Preliminary Plat review, and
O O BP20-033 and BP20-035 reviews apply including addition of the following plat note:

e Should repairs be required on any part of the public sewer main the City of Ketchum will not
be responsible for repair or replacement of pavers, landscaping, or heating system.

O O Building:

Planning and Zoning:
= = Comments are denoted throughout the Staff Report.

Table 2: Preliminary Plat Requirements
Preliminary Plat Requirements
Compliant Standards and Findings
Yes | No | N/ | City Code City Standards and Findings
A
O 1o |16.04.030.C1 The subdivider shall file with the administrator copies of the completed
subdivision application form and preliminary plat data as required by this
chapter.

Findings The application has been reviewed and determined to be complete.

O (O | 16.04.030.)

Application and Preliminary Plat Contents: The preliminary plat, together with all
application forms, title insurance report, deeds, maps, and other documents
reasonably required, shall constitute a complete subdivision application. The
preliminary plat shall be drawn to a scale of not less than one inch equals one
hundred feet (1" = 100') and shall show the following:

Findings All required materials for the Preliminary Plat application have been submitted.
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X 16.04.030.1.1 The scale, north point and date.
Findings This standard has been met.
X 16.04.030.J.2 The name of the proposed subdivision.
Findings .
This standard has been met.
X 16.04.030.1.3 The name and address of the owner of record, the subdivider, and the
engineer, surveyor, or other person preparing the plat.
Findings This standard has been met.
X 16.04.030.).4 Legal description of the area platted.
Findings This standard has been met.

X 16.04.030.1.5 The names and the intersecting boundary lines of adjoining subdivisions and

parcels of property.
Findings This standard has been met.

X 16.04.030. 1.6 A contour map of the subdivision with contour lines and a maximum
interval of two feet (2’) to show the configuration of the land based upon
the United States geodetic survey data, or other data approved by the city
engineer.

Findings Contours were indicated in the civil plans reviewed with the Design Review
= 16.04.030...7 The scaled location of existing buildings, water bodies and courses and
location of the adjoining or immediately adjacent dedicated streets,
roadways and easements, public and private.
Findings This standard has been met.
X 16.04.030.J.8 Boundary description and the area of the tract.
Findings This standard has been met.

X 16.04.030..9 Existing zoning of the tract.

Findings This standard has been met. Existing zoning is GR-H and is noted in plat note
#9.

- 16.04.030.J.10 The proposed location of street rights of way, lots, and lot lines, easements,
including all approximate dimensions, and including all proposed lot and
block numbering and proposed street names.
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Findings As conditioned by the utilities department per the Commission’s March 2020
review of the Preliminary Plat the following plat notes shall be added to the
Final Plat:

e Should repairs be required on any part of the public sewer main the City of
Ketchum will not be responsible for repair or replacement of pavers,
landscaping, or heating system.
All other standards have been met.
O 16.04.030.J The location, approximate size and proposed use of all land intended to be

A1 . .
dedicated for public use or for common use of all future property owners
within the proposed subdivision.

Findings Common areas are indicated on the plat - Parcel B, common lawn area, and Parcel
A - road and public utility parcel.

O 16.04.030.J The location, size and type of sanitary and storm sewers, water mains, culverts

A2 and other surface or subsurface structures existing within or immediately adjacent
to the proposed sanitary or storm sewers, water mains, and storage facilities,
street improvements, street lighting, curbs, and gutters and all proposed utilities.

Findings A complementary civil drawing package has been submitted with the Design Review
application that was previously reviewed and approved by the Commission. This
drawing set is attached for reference.

O] 16.04.030.J The direction of drainage, flow and approximate grade of all streets.

Findings Not applicable, the project abuts the existing street Bird Drive.

The internal private drive and its drainage and grade was reviewed with the Design
Review application.
[J | 16.04.030.) The location of all drainage canals and structures, the proposed method of

14 disposing of runoff water, and the location and size of all drainage easements,
whether they are located within or outside of the proposed plat.

Findings A complementary civil drawing package has been submitted with the Design Review
application that was previously reviewed and approved by the Commission. This
drawing set is attached for reference.

] | 16.04.030. Vicinity map drawn to approximate scale showing the location of the proposed

J.15 subdivision in reference to existing and/or proposed arterials and collector

Findings This application replats an existing lot within Bavarian Village Subdivision. The platted
and recorded Bavarian Village Subdivision serves as the vicinity map.

O 16.04.030. The boundaries of the floodplain, floodway and avalanche overlay district shall

J.16 also be clearly delineated and marked on the preliminary plat or a note provided
if the entire project is in the floodplain, floodway or avalanche overlay district.

Findings N/A the property is not currently mapped to be in the floodplain/floodway. The
property is not within the avalanche overlay.
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] 16.04.030. Building envelopes shall be shown on each lot, all or part of which is within a
J.17 floodway, floodplain, or avalanche zone; or any lot that is adjacent to the Big
Wood River, Trail Creek, or Warm Springs Creek; or any lot, a portion of which has
a slope of twenty five percent (25%) or greater; or upon any lot which will be
created adjacent to the intersection of two (2) or more streets.
Findings N/A
(] | 16.04.030.) | Lot area of each lot.
.18
Findings Sublot sizes are indicated.
[J | 16.04.030.) Existing mature trees and established shrub masses.
19
Findings Existing trees and a landscaping plan indicating improvements to the site were
included with the Design Review application.
] | 16.04.030.) To be provided to Administrator:
.20
20. Subdivision names shall not be the same or confused with the name of any other
subdivision in Blaine County, Idaho and shall be approved by the Blaine County
Assessor.
Findings This standard has been met. The proposed West Ketchum Residences subdivision
name has not been used by another project.
0 | 16.04.03 All percolation tests and/or exploratory pit excavations required by state health
0.J.21 authorities.
Findings N/A this project will connect to municipal services.
O 16.04.03 A copy of the provisions of the articles of incorporation and bylaws of
0.J).22 homeowners' association and/or condominium declarations to be filed with the
final plat of the subdivision.
Findings This standard has been met.
O 16.04.03 A current title report shall be provided at the time that the preliminary plat is filed
0.J.23 with the administrator, together with a copy of the owner's recorded deed to such
property.
Findings This standard has been met.
O 16.04.03 A digital copy of the preliminary plat shall be filed with the administrator.
0.J).24
Findings This standard has been met.
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O | O | 16.04.040.A

Required Improvements: The improvements set forth in this section shall be shown
on the preliminary plat and installed prior to approval of the final plat.
Construction design plans shall be submitted and approved by the city engineer. All
such improvements shall be in accordance with the comprehensive plan and
constructed in compliance with construction standard specifications adopted by
the city. Existing natural features which enhance the attractiveness of the
subdivision and community, such as mature trees, watercourses, rock
outcroppings, established shrub masses and historic areas, shall be preserved
through design of the subdivision.

Findings

This standard has been met. Some existing trees are being removed but a landscaping
plan for the development, which includes installation of new trees, was approved with
the Design Review application.

O | O 16.04.040.B Improvement Plans: Prior to approval of final plat by the commission, the
subdivider shall file two (2) copies with the city engineer, and the city engineer
shall approve construction plans for all improvements required in the proposed
subdivision. Such plans shall be prepared by a civil engineer licensed in the state.

Findings N/A at this time.
o |Od 16.04.040.C Prior to final plat approval, the subdivider shall have previously constructed all

required improvements and secured a certificate of completion from the city
engineer. However, in cases where the required improvements cannot be
constructed due to weather conditions or other factors beyond the control of the
subdivider, the city council may accept, in lieu of any or all of the required
improvements, a performance bond filed with the city clerk to ensure actual
construction of the required improvements as submitted and approved. Such
performance bond shall be issued in an amount not less than one hundred fifty
percent (150%) of the estimated costs of improvements as determined by the city
engineer. In the event the improvements are not constructed within the time
allowed by the city council (which shall be one year or less, depending upon the
individual circumstances), the council may order the improvements installed at
the expense of the subdivider and the surety. In the event the cost of installing the
required improvements exceeds the amount of the bond, the subdivider shall be
liable to the city for additional costs. The amount that the cost of installing the
required improvements exceeds the amount of the performance bond shall
automatically become a lien upon any and all property within the subdivision
owned by the owner and/or subdivider.

Findings

N/A at this time.
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U 16.04.040.D | As Built Drawing: Prior to acceptance by the city council of any improvements
installed by the subdivider, two (2) sets of as built plans and specifications, certified
by the subdivider's engineer, shall be filed with the city engineer. Within ten (10)
days after completion of improvements and submission of as built drawings, the city
engineer shall certify the completion of the improvements and the acceptance of
the improvements, and shall submit a copy of such certification to the administrator
and the subdivider. If a performance bond has been filed, the administrator shall
forward a copy of the certification to the city clerk. Thereafter, the city clerk shall
release the performance bond upon application by the subdivider.

Findings N/A at this time.

O 16.04.040.E Monumentation: Following completion of construction of the required
improvements and prior to certification of completion by the city engineer, certain
land survey monuments shall be reset or verified by the subdivider's engineer or
surveyor to still be in place. These monuments shall have the size, shape, and type
of material as shown on the subdivision plat. The monuments shall be located as
follows:

1. All angle points in the exterior boundary of the plat.

2. All street intersections, points within and adjacent to the final plat.

3. All street corner lines ending at boundary line of final plat.

4. All angle points and points of curves on all streets.

5. The point of beginning of the subdivision plat description.

Findings N/A at this time.
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L] 16.04.040.F

Lot Requirements:
1. Lot size, width, depth, shape and orientation and minimum building
setback lines shall be in compliance with the zoning district in which the
property is located and compatible with the location of the subdivision and
the type of development, and preserve solar access to adjacent properties and
buildings.
2. Whenever a proposed subdivision contains lot(s), in whole or in part,
within the floodplain, or which contains land with a slope in excess of twenty
five percent (25%), based upon natural contours, or creates corner lots at the
intersection of two (2) or more streets, building envelopes shall be shown for
the lot(s) so affected on the preliminary and final plats. The building
envelopes shall be located in a manner designed to promote harmonious
development of structures, minimize congestion of structures, and provide
open space and solar access for each lot and structure. Also, building
envelopes shall be located to promote access to the lots and maintenance of
public utilities, to minimize cut and fill for roads and building foundations, and
minimize adverse impact upon environment, watercourses and topographical
features. Structures may only be built on buildable lots. Lots shall only be
created that meet the definition of "lot, buildable" in section 16.04.020 of this
chapter. Building envelopes shall be established outside of hillsides of twenty
five percent (25%) and greater and outside of the floodway. A waiver to this
standard may only be considered for the following:
a. For lot line shifts of parcels that are entirely within slopes of twenty
five percent (25%) or greater to create a reasonable building envelope,
and mountain overlay design review standards and all other city
requirements are met.
b. For small, isolated pockets of twenty five percent (25%) or greater
that are found to be in compliance with the purposes and standards of
the mountain overlay district and this section.
3. Corner lots outside of the original Ketchum Townsite shall have a property
line curve or corner of a minimum radius of twenty five feet (25') unless a
longer radius is required to serve an existing or future use.
4. Side lot lines shall be within twenty degrees (20°) to a right angle or radial
line to the street line.
5. Double frontage lots shall not be created. A planting strip shall be provided
along the boundary line of lots adjacent to arterial streets or incompatible
zoning districts.
6. Every lot in a subdivision shall have a minimum of twenty feet (20') of
frontage on a dedicated public street or legal access via an easement of
twenty feet (20') or greater in width. Easement shall be recorded in the office
of the Blaine County recorder prior to or in conjunction with recordation of
the final plat..

Findings

N/A at this time.
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] [] | 16.04.040.G |(G. Block Requirements: The length, width and shape of blocks within a proposed

subdivision shall conform to the following requirements:
1. No block shall be longer than one thousand two hundred feet (1,200'), nor
less than four hundred feet (400') between the street intersections, and shall
have sufficient depth to provide for two (2) tiers of lots.
2. Blocks shall be laid out in such a manner as to comply with the lot
requirements.
3. The layout of blocks shall take into consideration the natural topography of
the land to promote access within the subdivision and minimize cuts and fills
for roads and minimize adverse impact on environment, watercourses and
topographical features.
4. Except in the original Ketchum Townsite, corner lots shall contain a building
envelope outside of a seventy five foot (75') radius from the intersection of
the streets.

Findings These standards have been met, this subdivision is essential one “block”. Standard four

(4) is N/A.

O [ | 16.04.040.H.1 [H. Street Improvement Requirements:

1. The arrangement, character, extent, width, grade and location of all streets
put in the proposed subdivision shall conform to the comprehensive plan and
shall be considered in their relation to existing and planned streets,
topography, public convenience and safety, and the proposed uses of the
land;
Findings This standard has been met. The proposed development is located on a relatively small
infill parcel. Topographical changes are minimal.

L0 | O | 16.04.040.H.2 2. All streets shall be constructed to meet or exceed the criteria and standards set
forth in chapter 12.04 of this code, and all other applicable ordinances, resolutions
or regulations of the city or any other governmental entity having jurisdiction,
now existing or adopted, amended or codified;

Findings The design of the private street located on Parcel A has been approved by the City
Engineer via review and approval of the first two building permits in the development.

O | O 16.04.040.H.3 3. Where a subdivision abuts or contains an existing or proposed arterial street,
railroad or limited access highway right of way, the council may require a frontage
street, planting strip, or similar design features;

Findings N/A the development does not abut or contain an arterial street, railroad, or limited
access highway.

0o 16.04.040.H.4 4. Streets may be required to provide access to adjoining lands and provide proper
traffic circulation through existing or future neighborhoods;

Findings N/A due to the subject property abutting the rear yard of a developed parcel.
O [] | 16.04.040.H.5 [5. Street grades shall not be less than three-tenths percent (0.3%) and not more than

seven percent (7%) so as to provide safe movement of traffic and emergency
vehicles in all weather and to provide for adequate drainage and snow plowing;
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Findings This standard has been met.

O 16.04.040.H.6 6. In general, partial dedications shall not be permitted, however, the council may
accept a partial street dedication when such a street forms a boundary of the
proposed subdivision and is deemed necessary for the orderly development of the
neighborhood, and provided the council finds it practical to require the dedication
of the remainder of the right of way when the adjoining property is subdivided.
When a partial street exists adjoining the proposed subdivision, the remainder of
the right of way shall be dedicated;

Findings N/A Parcel A will be a private street.

O 16.04.040.H.7 7. Dead end streets may be permitted only when such street terminates at the
boundary of a subdivision and is necessary for the development of the subdivision
or the future development of the adjacent property. When such a dead end street
serves more than two (2) lots, a temporary turnaround easement shall be
provided, which easement shall revert to the adjacent lots when the street is
extended;

Findings N/A, the private street Parcel A functions as a private driveway for the 10 townhouse
units. However, because it serves more than four (4) units, it is classified as a private
street.

[1 | 16.04.040.H.8 8. A cul-de-sac, court or similar type street shall be permitted only when necessary to
the development of the subdivision, and provided, that no such street shall have a
maximum length greater than four hundred feet (400') from entrance to center of
turnaround, and all cul-de-sacs shall have a minimum turnaround radius of sixty
feet (60') at the property line and not less than forty five feet (45') at the curb line;

Findings This standard has been met. The private street is approximately 200’ in length.

[ | 16.04.040.H.9 9. Streets shall be planned to intersect as nearly as possible at right angles, but in no
event at less than seventy degrees (70°);

Findings This standard has been met.

] 16.04.040.H.1 (10. Where any street deflects an angle of ten degrees (10°) or more, a connecting

0 curve shall be required having a minimum centerline radius of three hundred feet

(300') for arterial and collector streets, and one hundred twenty five feet (125') for
minor streets;

Findings N/A

O 16.04.040.H.1 [11. Streets with centerline offsets of less than one hundred twenty five feet (125')

1 shall be prohibited;

Findings N/A

O 16.04.040.H.1 (12. A tangent of at least one hundred feet (100') long shall be introduced between

2 reverse curves on arterial and collector streets;

Findings N/A
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] 16.04.040.H.1 (13. Proposed streets which are a continuation of an existing street shall be given the
3 same names as the existing street. All new street names shall not duplicate or be
confused with the names of existing streets within Blaine County, Idaho. The
subdivider shall obtain approval of all street names within the proposed
subdivision from the County Assessor’s office before submitting same to council
for preliminary plat approval;
Findings N/A
[] | 16.04.040.H.1 [14. Street alignment design shall follow natural terrain contours to result in safe
4 streets, usable lots, and minimum cuts and fills;
Findings This standard has been met. The subject property is relatively flat as is the private
street.
] 16.04.040.H.1 (15. Street patterns of residential areas shall be designed to create areas free of
5 through traffic, but readily accessible to adjacent collector and arterial streets;
Findings N/A
O 16.04.040.H.1 [16. Reserve planting strips controlling access to public streets shall be permitted
6 under conditions specified and shown on the final plat, and all landscaping and
irrigation systems shall be installed as required improvements by the subdivider;
Findings N/A
[l 16.04.040.H.1 17. In general, the centerline of a street shall coincide with the centerline of the street
7 right of way, and all crosswalk markings shall be installed by the subdivider as a
required improvement;
Findings N/A the street is private, no right-of-way is being dedicated.
L 16.04.040.H.1 18. Street lighting shall be required consistent with adopted city standards and where
8 designated shall be installed by the subdivider as a requirement improvement;
Findings N/A street lighting is not required in this zone.
[] | 16.04.040.H.1 [19. Private streets may be allowed upon recommendation by the commission and
9 approval by the Council. Private streets shall be constructed to meet the design
standards specified in subsection H2 of this section and chapter 12.04 of this code;
Findings It is recommended that Parcel A be a private street rather than a public street. Parcel A
functions like a private driveway but because it serves more than four (4) dwellings it is
classified as a private street.
[l 16.04.040.H.2 20. Street signs shall be installed by the subdivider as a required improvement of a
0 type and design approved by the Administrator and shall be consistent with the
type and design of existing street signs elsewhere in the City;
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Findings N/A street signage for the private street is not required. The units will utilize Bird Drive
addresses.

O 16.04.040.H.2 21. Whenever a proposed subdivision requires construction of a new bridge, or will

1 create substantial additional traffic which will require construction of a new
bridge or improvement of an existing bridge, such construction or improvement
shall be a required improvement by the subdivider. Such construction or
improvement shall be in accordance with adopted standard specifications;

Findings N/A.

] 16.04.040.H.2 22. Sidewalks, curbs and gutters shall be required consistent with adopted city

2 standards and where designated shall be a required improvement installed by the
subdivider;

Findings N/A, sidewalks, curbs and gutters are not required in this zone.

[l 16.04.040.H.2 23. Gates are prohibited on private roads and parking access/entranceways, private

3 driveways accessing more than one single-family dwelling unit and one accessory
dwelling unit, and public rights-of-way unless approved by the City Council; and

Findings N/A a gate is not proposed.

] 16.04.040.H.2 24. No new public or private streets or flag lots associated with a proposed

4 subdivision (land, planned unit development, townhouse, condominium) are
permitted to be developed on parcels within the Avalanche Zone

Findings N/A the subject property is not located in the Avalanche Zone.

[l 16.04.040.1 |I. Alley Improvement Requirements: Alleys shall be provided in, commercial and
light industrial zoning districts. The width of an alley shall be not less than twenty
feet (20'). Alley intersections and sharp changes in alignment shall be avoided, but
where necessary, corners shall be provided to permit safe vehicular movement.
Dead end alleys shall be permitted only within the original Ketchum Townsite and
only after due consideration of the interests of the owners of property adjacent to
the dead end alley including, but not limited to, the provision of fire protection,
snow removal and trash collection services to such properties. Improvement of
alleys shall be done by the subdivider as required improvement and in
conformance with design standards specified in subsection H2 of this section.

Findings N/A alleys are not required in this zone.

[J | 16.04.040.J.1 . Required Easements: Easements, as set forth in this subsection, shall be required
for location of utilities and other public services, to provide adequate pedestrian
circulation and access to public waterways and lands.

1. A public utility easement at least ten feet (10') in width shall be required within the
street right-of-way boundaries of all private streets. A public utility easement at
least five feet (5') in width shall be required within property boundaries adjacent
to Warm Springs Road and within any other property boundary as determined by
the City Engineer to be necessary for the provision of adequate public utilities.
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Findings

This standard has been met.

O | 16.04.040.).2

2. Where a subdivision contains or borders on a watercourse, drainageway, channel or
stream, an easement shall be required of sufficient width to contain such
watercourse and provide access for private maintenance and/or reconstruction of
such watercourse.

Findings

N/A

O | o 16.04.040.).3

3. All subdivisions which border the Big Wood River, Trail Creek and Warm Springs
Creek shall dedicate a ten foot (10') fish and nature study easement along the
riverbank. Furthermore, the Council shall require, in appropriate areas, an
easement providing access through the subdivision to the bank as a sportsman's
access. These easement requirements are minimum standards, and in appropriate
cases where a subdivision abuts a portion of the river adjacent to an existing
pedestrian easement, the Council may require an extension of that easement
along the portion of the riverbank which runs through the proposed subdivision.

Findings

N/A

0| d 16.04.040.).4

4. All subdivisions which border on the Big Wood River, Trail Creek and Warm Springs
Creek shall dedicate a twenty five foot (25') scenic easement upon which no
permanent structure shall be built in order to protect the natural vegetation and
wildlife along the riverbank and to protect structures from damage or loss due to
riverbank erosion.

Findings

N/A

0 | 16.04.040.).5

5. No ditch, pipe or structure for irrigation water or irrigation wastewater shall be
constructed, rerouted or changed in the course of planning for or constructing
required improvements within a proposed subdivision unless same has first been
approved in writing by the ditch company or property owner holding the water
rights. A written copy of such approval shall be filed as part of required
improvement construction plans.

Findings

N/A

o | 16.04.040.).6

6. Nonvehicular transportation system easements including pedestrian walkways, bike
paths, equestrian paths, and similar easements shall be dedicated by the
subdivider to provide an adequate nonvehicular transportation system
throughout the City.

Findings

N/A, nonvehicular transportation easements are not needed on this parcel due to the
parcel being a relatively small infill parcel.

West Ketchum Residences Townhouse Subdivision Preliminary Plat and Phasing Agreement
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O | O | 16.04.040.K

K. Sanitary Sewage Disposal Improvements: Central sanitary sewer systems shall be
installed in all subdivisions and connected to the Ketchum sewage treatment
system as a required improvement by the subdivider. Construction plans and
specifications for central sanitary sewer extension shall be prepared by the
subdivider and approved by the City Engineer, Council and Idaho Health
Department prior to final plat approval. In the event that the sanitary sewage
system of a subdivision cannot connect to the existing public sewage system,
alternative provisions for sewage disposal in accordance with the requirements of
the Idaho Department of Health and the Council may be constructed on a
temporary basis until such time as connection to the public sewage system is
possible. In considering such alternative provisions, the Council may require an
increase in the minimum lot size and may impose any other reasonable
requirements which it deems necessary to protect public health, safety and
welfare.

Findings

This standard has been met. All units will be connected to the Ketchum Sun Valley
sewage system.

0 | O | 16.04.040.L

L. Water System Improvements: A central domestic water distribution system shall
be installed in all subdivisions by the subdivider as a required improvement. The
subdivider shall also be required to locate and install an adequate number of fire
hydrants within the proposed subdivision according to specifications and
requirements of the City under the supervision of the Ketchum Fire Department
and other regulatory agencies having jurisdiction. Furthermore, the central water
system shall have sufficient flow for domestic use and adequate fire flow. All such
water systems installed shall be looped extensions, and no dead end systems shall
be permitted. All water systems shall be connected to the Municipal water system
and shall meet the standards of the following agencies: Idaho Department of
Public Health, Idaho Survey and Rating Bureau, District Sanitarian, Idaho State
Public Utilities Commission, Idaho Department of Reclamation, and all
requirements of the City.

Findings

This standard has been met. All units will be connected to the municipal water system.

[ 16.04.040.M

M. Planting Strip Improvements: Planting strips shall be required improvements.
When a predominantly residential subdivision is proposed for land adjoining
incompatible uses or features such as highways, railroads, commercial or light
industrial districts or off street parking areas, the subdivider shall provide planting
strips to screen the view of such incompatible features. The subdivider shall
submit a landscaping plan for such planting strip with the preliminary plat
application, and the landscaping shall be a required improvement.

Findings

N/A this is a residential development adjacent to existing residential developments.

West Ketchum Residences Townhouse Subdivision Preliminary Plat and Phasing Agreement
Planning and Zoning Commission meeting July 13th, 2020
City of Ketchum Planning & Building Department Page 15 of 20




L] 16.04.040.N.1

N. Cuts, Fills, And Grading Improvements: 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 and vegetation. The design
criteria shall include the following:

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

Findings

N/A the site is relatively flat and grading will be minimal. Additionally, all site grading
has been reviewed and approved through the review and approval of the first two
building permits for the development.

0 | O | 16.04.040.N.2

2. Preliminary grading plan prepared by a civil engineer shall be submitted as part of
all preliminary plat applications. Such plan shall contain the following information:
a. Proposed contours at a maximum of five foot (5') 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.

f. Any other information which may reasonably be required by the
Administrator, commission or Council to adequately review the affect of the
proposed improvements.

Findings

All site grading has been reviewed and approved through the review and approval of the
first two building permits for the development.

00 | O | 16.04.040.N.3

3. Grading shall be designed to blend with natural landforms 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.

Findings

Grading for the site is minimal. Grading has been reviewed and approved through the
review and approval process for the fist two building permits.

U] 16.04.040.N.4

4. 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 open space for the benefit of future property owners within the subdivision.

Findings

N/A this is a relatively flat lot that is well suited for development.

0 | O | 16.04.040.N.5

5. Where existing soils and vegetation are disrupted by subdivision development,
provision shall be made by the subdivider for revegetation of disturbed areas with
perennial vegetation sufficient to stabilize the soil upon completion of the
construction. Until such times as such revegetation has been installed and
established, the subdivider shall maintain and protect all disturbed surfaces from
erosion.

Findings

A landscaping plan was submitted with Design Review. Because this is a townhouse
subdivision, not a land subdivision, landscaping will be installed as part of the
building process.

West Ketchum Residences Townhouse Subdivision Preliminary Plat and Phasing Agreement
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0 | O | 16.04.040.N.6

6. Where cuts, fills, or other excavations are necessary, the following development
standards shall apply:

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

b. Fills shall be compacted to at least ninety five percent (95%) of maximum
density as determined by AASHO T99 (American Association of State Highway
Officials) and ASTM D698 (American Standard Testing Methods).

Findings

All site grading has been reviewed and approved through the review and approval of the
first two building permits for the development.

0 | O | 16.04.040.0

0. Drainage Improvements: The subdivider shall submit with the preliminary plat
application such maps, profiles, and other data prepared by an engineer to
indicate the proper drainage of the surface water to natural drainage courses or
storm drains, existing or proposed. The location and width of the natural drainage
courses shall be shown as an easement common to all owners within the
subdivision and the City on the preliminary and final plat. All natural drainage
courses shall be left undisturbed or be improved in a manner that will increase the
operating efficiency of the channel without overloading its capacity. An adequate
storm and surface drainage system shall be a required improvement in all
subdivisions and shall be installed by the subdivider. Culverts shall be required
where all water or drainage courses intersect with streets, driveways or improved
public easements and shall extend across and under the entire improved width
including shoulders.

Findings

All drainage improvements for the development have been submitted and were
approved with the first two building permits issued.

O | O | 16.04.040.P

P. Utilities: In addition to the terms mentioned in this section, all utilities including,
but not limited to, electricity, natural gas, telephone and cable services shall be
installed underground as a required improvement by the subdivider. Adequate
provision for expansion of such services within the subdivision or to adjacent
lands including installation of conduit pipe across and underneath streets shall be
installed by the subdivider prior to construction of street improvements.

Findings

The applicant is planning to install all necessary utilities as this is an application to
subdivide buildings into townhouse units.

O | O | 16.04.040.Q

Q. Off Site Improvements: Where the off site impact of a proposed subdivision is
found by the commission or Council to create substantial additional traffic,
improvements to alleviate that impact may be required of the subdivider prior to
final plat approval, including, but not limited to, bridges, intersections, roads,
traffic control devices, water mains and facilities, and sewer mains and facilities.

Findings

N/A this subdivision will not create substantial additional traffic.

West Ketchum Residences Townhouse Subdivision Preliminary Plat and Phasing Agreement
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16.04.040.R

R. Avalanche And Mountain Overlay: All improvements and plats (land, planned unit

development, townhouse, condominium) created pursuant to this chapter shall
comply with City of Ketchum Avalanche Zone District and Mountain Overlay
Zoning District requirements as set forth in Title 17 of this Code.

Findings

N/A the property is not located in the Avalanche or Mountain Overlay.

16.04.040.S S.

Existing natural features which enhance the attractiveness of the subdivision and
community, such as mature trees, watercourses, rock outcroppings, established
shrub masses and historic areas, shall be preserved through design of the
subdivision.

Findings

N/A, this is a small-scale townhouse subdivision on an infill lot that contains no
significant natural features.

Table 3: Townhouse Preliminary Plat Requirements

Townhouse Preliminary Plat Requirements

Com

pliant

Standards and Findings

Yes

No

N/

City Code

City Standards and Findings

16.04.080.B

Townhouse Owners' Documents: The subdivider of the townhouse
project shall submit with the preliminary plat application a copy of the
proposed party wall agreement and any proposed document(s) creating
an association of owners of the proposed townhouse sublots, which shall
adequately provide for the control and maintenance of all commonly
held facilities, garages, parking and/or open spaces. Prior to final plat
approval, the subdivider shall submit to the city a final copy of such
documents and shall file such documents prior to recordation of the plat,
which shall reflect the recording instrument numbers.

Findings

The applicant has submitted the HOA articles of incorporation and proposed
association bylaws.

16.04.080.C.1

Townhouse developments shall be administered consistent with the
procedures and design and development regulations established in
§16.04.030 and §16.04.040 and the standards of this subsection.

1. All townhouse developments shall be platted under the procedures
contained in the subdivision ordinance in effect and shall be required to
obtain design review approval prior to building permit issuance.

Findings

This project is being reviewed for compliance with all applicable standards and is
following the procedure for townhome platting.
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O O 16.04.080.C.2 The subdivider may apply for preliminary plat approval from the commission

pursuant to subsection 16.04.030D of this chapter at the time application is

made for design review approval pursuant to title 17, chapter 17.96 of this
code. The commission may approve, deny or conditionally approve such

design review of the project.

Findings This Preliminary Plat application follows Design Review approval of the

project.

O |0 |16.04.080.C3 The preliminary plat, other data, and the commission’s findings may

be transmitted to the council prior to commencement of construction
of the project under a valid building permit issued by the City. The
council shall act on the preliminary plat pursuant to subsection
16.04.030E and F of this chapter.

Findings The applicant was entitled to apply for building permits due to the

Design Review entitlements; platting is not required for multi-family
developments in the GR-H zone.

O 10 |16.04.080.C4 In the event a phased townhouse development project is proposed,

after preliminary plat is granted for the entirety of a project, the final
plat procedure for each phase of a phased development project shall
follow §16.04.030.G and comply with the additional provisions of
§16.04.110 of this code.

preliminary plat upon consideration of the action taken on the application for

Findings A Phasing Plan has been submitted for this development. If approved

§16.04.030.G will be followed for Final Plat.

STAFF RECOMMENDATION
Staff recommends that the Planning and Zoning Commission hold a public hearing, consider public comment,
and recommend approval of the West Ketchum Residences Townhouse Subdivision Preliminary Plat and Phasing
Agreement to City Council.

RECOMMENDED MOTION
“I MOVE TO RECOMMEND APPROVAL OF THE WEST KETCHUM RESIDENCES TOWNHOUSE SUBDIVISION
PRELIMINARY PLAT AND PHASING AGREEMENT TO CITY COUNCIL, SUBJECT TO CONDITIONS 1-7.”

RECOMMENDED CONDITIONS

1. The following notes shall be added to the Final Plat:
a. Should repairs be required on any part of the public sewer main the City of Ketchum will not
be responsible for repair or replacement of pavers, landscaping, or heating system.
2. The Covenants, Conditions, and Restrictions (CC&R’s) shall be simultaneously recorded with the final
plat, and the City will not now, nor in the future, determine the validity of the CC&R’s.
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3. The failure to obtain Final Plat approval by the Council, of an approved preliminary plat, within two
(2) years after approval by the Council shall cause all approvals of said preliminary plat to be null
and void.

4, The recorded plat shall show a minimum of two Blaine County Survey Control Monuments with ties
to the property and an inverse between the two monuments. The Survey Control Monuments shall
be clearly identified on the face of the map.

5. An electronic CAD file shall be submitted to the City of Ketchum prior to final plat signature by the
City Clerk. The electronic CAD file shall be submitted to the Blaine County Recorder’s office
concurrent with the recording of the Plat containing the following minimum data:

a. Line work delineating all parcels and roadways on a CAD layer/level designated as “parcel”;

b. Line work delineating all roadway centerlines on a CAD layer/level designated as “road”; and,

c. Line work that reflects the ties and inverses for the Survey Control Monuments shown on the
face of the Plat shall be shown on a CAD layer/level designated as “control”; and,

d. Allinformation within the electronic file shall be oriented and scaled to Grid per the Idaho State
Plane Coordinate System, Central Zone, NAD1983 (1992), U.S. Survey Feet, using the Blaine
County Survey Control Network. Electronic CAD files shall be submitted in a “.dwg”, “.dgn” or
“.shp” format and shall be submitted digitally to the City on a compact disc. When the endpoints
of the lines submitted are indicated as coincidental with another line, the CAD line endpoints
shall be separated by no greater than 0.0001 drawing units.

6. The applicant shall provide a copy of the recorded final plat to the Planning and Building Department
for the official file on the application.
7. All requirements of the Fire, Utility, Building, Planning, and Public Works departments of the City of
Ketchum shall be met. The applicant shall comply with all City Department conditions as described
in Tables 1 & 2.
Attachments:
Application

Preliminary Plat dated June 2020
Phasing Agreement
Draft Findings of Fact, Conclusions of Law, and Decision

0N wr
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OFFICIAL USE ONLY
Applicalicsa\lq‘n{k%ar.-[ 4- (
City of Ketchum Date Received: |2 =3[ 4 ¢
Planning & Building B: _ \vf

Fee Paid: 4 QS =
ESTrenan® ’P Y':_’.\ M A W P [4:[- Approved Date:
Subdivision Application By:
Submit completed application and payment to the Planning and Building Department, PO Box 2315, Ketchum,
ID 83340 or hand deliver to Ketchum City Hall, 480 East Ave. N., Ketchum. If you have questions, please contact

the Planning and Building Department at (208) 726-7801. To view the Development Standards, visit the City
website at: www.ketchumidaho.org and click on Municipal Code.

; : APPLICANT INFORMATION
Name of Proposed Subdivision: West Ketchum Residences

Owner of Record: West Ketchum Reslidences, LLC cfo Robert Parker, V® Companies

Address of Owner: PO Box 284, Sun Valley, ID 83353

Representative of Owner: Galena Engineering

Legal Description: Bavarian Village Subdivision Lots 5A, 6A, 7A, & 8A (Proposed Lot 5AA)
Street Address: 150, 152. 154, 156 Bird Drive

; 5 ~SUBDIVISION INFORMATION
Number of Lots/Parcels: Existing: 1; Proposed 10 townhouse sublots
Total Land Area: 47,338 sf
Current Zoning District; GR-H

Proposed Zoning District: GR-H
Overlay District: N/A

Condominium [ Land O PUD O Townhouse
Adjacent land In same ownership in acres or square feet: N/A
Easements to be dedicated on the final plat:

Briefly describe the improvements to be Installed prior to final plat approval:

Water, sewer, and driveway improvements; each unit will be constructed and obtain c/o prior to final plat approval.

ADDITIONAL INFORMATION

All lighting must be in comptlance with the City of Ketchum's Dark Sky Ordinance

One (1) copy of Articles of Incorporation and By-Laws of Homeowners Associations and/or Condominium Declarations
One (1) copy of current title report and owner’s recorded deed to the subject property

One (1) copy of the preliminary plat

All files should be submitted in an electronic format.

Applicant agrees in the event of a dispute concerning the Interpretation or enforcement of the Subdivision Application in
which the City of Ketchum is the prevailing party to pay reasonable attorney’s fees and costs, including fees and costs of
appeal for the City of Ketchum. Applicant agrees to observe all City ordinances, laws and conditions Imposed. Applicant
agrees to defend, hold harmless and Indemnify the City of Ketchum, city officials, agents and employees from and for any
and all losses, claims, actions, judgments for damages, or injury to persons or property, and losses and expenses caused or
incurred by Applicant, its servants, agents, employees, guests and business invitees and not caused by or arising out of the
tortuous taﬁdﬁ:t of city or its officials, agents or employees. Applicant certifies that s/he has read and examined this

appll a d that all information contained hereln Is true and correct.
12-27) -1 9

Applicant Signature Date

480 East Ave.N. * POQO.Box2315 * Ketchum,ID 83340 * main(208) 726-7801 * f{ax (208) 726-7812
lacebook.com/CityofKetchum %  twittercom/Ketchum_ldaho * www.ketchumidaho.org
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A PLAT SHOWING

WEST KETCHUM RESIDENCES
WHEREIN LOT 5AA, BLOCK 1, BAVARIAN VILLAGE SUBDIVISION IS REPLATTD INTO TOWNHOMES AS SHOWN
LOCATED WITHIN SECTION 13, T.4 N., R.17 E., B.M.,, CITY OF KETCHUM, BLAINE COUNTY, IDAHO

HEALTH CERTIFICATE: Sanitary restrictions as required by
Idaho Code Title 50, Ch. 13, have been satisfied. Sanitary
restrictions may be reimposed in accordance with Idaho

Code Title 50, Ch. 13, Sec. 50-1326, by issuance of o
Certificate of Disapproval.

Date

South Central Public Health District

LEGEND
Line Table
JUNE 2020 S
roperty Line
Curve Table o
30 15 0 30 60 90 Line# | Length |  Direction — —-— —— Proposed Sublot & Parcel Lines
Length i Tangent L TR ] N
Curve gth | Radius |  Delta g Chord | Chord Direction — 01 | s04s | Ne3 51 a8E - /E\djo‘\ner(s;\_ot I:;ng )
' .00 | 37°16'15" | 9.44' 89" °56' 41" SCALE IN FEET — Xisting Ground Contour
C1 | 1821' | 28.00' | 37°16'15" | 9.44' | 17.89' | N71°56'41'E L2 | 3048 | N83°51'48'E 5775 Existing Ground Contour (5')
C2 | 2577' | 28.00' | 52°43'45" | 13.88' | 24.87' | N26°56'41"E 5 | 1800 | Noo® 34 48'E V7 77,7 "/ Easements perInstrument Numbers
c3 | 2657 | 2800 | 5202000 | 1376 | 2470 | s25° 35 13°E <A~ | 660648, 660304, 661177, & 661178
SCALE: 17 = 30’ - - . L4 | 2000 | S89°25'12'E (See Note 4)
: - C4 | 1841 | 2800 | 37°39'59" | 955 | 18.08' | S70°35 12'E s | 1800 | So00° 34 48w YW Provoses Paver & vydronic Heating
) B 20 aan y y 40 30 - 71" Maintenance Easement (See Note 5)
C5 | 2665 | 2801" | 54>30°44" | 14.43' | 2565 | N62° 42 30'E 6 | 3048 | Naz° 42 127W
BLAINE °°“’!;LS'SS. - T - - ppmmom [ (st Sl S —  Easement, type & width as shown
NO CAPT 6 450" | 28.00" | 2974029 742 1434 | N73° 49°27'W L7 3048 | S82°42'12'E Proposed 10' Water Line Easement (See Note 16)
o2\ s | 3048 | Nea 51 a8E Proposed 10' Sewer Line Easement (See Note 16)
3.2 ez Mechanical Room Easement
! \\ 3 Lo | 3048 | S8z stagwW | 0 —— — — — Building Setback per Site Plan, AS102
=\
2% \ E 110 | 3048 | N83° 51 48°E Building Footprint
o 5, -~ Garage Footprint
22113 * L11 | 3048 | S83°51'48'W
Zzol 2 T o Proposed Pavers
gal \g o2 Gram Lotla L12 | 3048 | S82° 42 12'E _ GIS Tie Line
BAVARIAN VILLAGE BLOCK 1 BLOCK 1 L13 | 3048 | N82°42' 12'W o Found 1/2" Rebar
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"W"N% Aéf’; | @ SUBDIVISION SUBDIVISION SURVEY NARRATIVE & NOTES @  Set58" Rebar, PLS 16670
© e e
$89° 24 11°E 68.04° | O $89° 24' 11°E 67.99' NO CAP S80° 24' 11°E 82.81" 1. The purpose of this survey is to replat Lot 5AA, Block 1, Bavarian Village Subdivision, into townhomes as shown. The boundary shown is based on found
o ; LS11779 \ monuments and the recorded plat of Lot 5AA, Block 1, Bavarian Village Subdivision, Number . records of Blaine County, Idaho. Al
$38° 53' 33"E 237.33" —55¢ L2 found monuments have been accepted. Additional Documents used in the course of this survey include; Bavarian Village Subdivision: Lots 3A, 4A, 5A, 6A,
TRUE POINT OF r 7A & 8A, Instrument Number 631181, and Bavarian Village Subdivision, Instrument Number 139821, both records of Blaine County, Idaho.
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" | ®A| 008AcE {55718 Fra 15,745 Sq. Ft.t NEHo g T property: natural hazards, encroachments, wetlands, easements, building setbacks, restrictive covenants, subdivision restrictions, zoning or any other
| = i 3 06 A ® 0.36 Ac.+ 88 :j '55,': land-use regulations. An independent title search has not been performed by the surveyor for this project.
[~ =3 D08 H @98
B >
SMOKEY LANE > [ ! c; t o ’ PR K 33 e 3. An ALTA Commitment for Title Insurance for Lots 5A, 6A, 7A, & 8A, Bavarian Village Subdivision, has been issued by Stewart Title Guaranty Company, File
CONDOMINIUM I Be g ® @ ooy A Number 1921742, with a Commitment Date of August 1, 2019. Certain information contained in said title policy may not appear on this map or may affect
N 228 S =l et / items shown hereon. It is the responsibility of the owner or agent to review said title policy. Some of the encumbrances and easements listed in the title
w \5 = m ? s i report are NOT plotted hereon. Review of specific documents is required, if further information is desired.
o 28 <
o 195 5 o\ | &, % 4. The 10’ Public Utility Easement, extending from the Northeast Comer of the subject property, along Bird Drive, to the Southeast Corner of the subject
o 2% @ /& o\ >0 property will Utility per Numbers 660648, 660804, 661177, & 661178, records of Blaine County, Idaho.
k=3 a3
8 o
z g I l 1 e, » 2 5. A Paver & Hydronic Heating Maintenance Easement shall be created as shown hereon on all sublots, being the paver areas for garage accesses and front
gr e o 2 pARcmci s O g 54 —@2%9 E S entry walkways. The HOA will maintain this system.
1 . S R °25'12'E 5644 OO G
& i (ROAD & PUBLIC UTILITY PARCEL) S 6. A Landscape Easement shall be created hereon between all sublot lines and the exterior footprints of each structure on said sublots.
I 6,911 Sq. Ft. SEWER LINE EASEMENT 2
3 0.16 Ac.t [o) 7. The West Ketchum Resi D of Covenants, Conditions and and Party Wall Ag are recorded under Instrument Number
ce- 5 , records of Blaine County, Idaho.
S 16.43" | .2 o
\ B} 8. The owner/subdivider is West Ketchum Residences, LLC clo Robert Parker, PO Box 284, Sun Valley, ID 83353. The surveyor/representative is Mark
HOURGLASS TOWNHOMES Lst17r I 3 < Phillips, Galena Engineering Inc., 317 N River Street, Hailey, ID 83333
PHASES 1& 2 (% 3 3
e 5a 1 8 < 9. The Current Zoning is GR-H. Refer to the City of Ketchum Zoning Code for more information about this zone.
2 5 % |
§ 1 g g! Ty et 10. Refer to the Engineering Base Drawing, prepared by Galena Engineering, Inc., for existing conditions and proposed i
o 2 § 15 = gl \
w B edy, ,,:I ozw | ¥ N “ og " \‘f;\\ 11. The Private Access Parcel (Parcel A) is designated as a fire lane. A clear zone of 20' shall be maintained at all times.
I Al 5sg Qo & S oL ? N
2 S gé’ by 2%¢ [Ix 2 5o 23 12. Parcel A is reserved for Common Access, Public Utiliies and Snow Storage to benefit and be maintained by Lots within this subdivision. This area i
o ! 533 B3I a 14 22 N’ R unbuildable except for ingress/egress or utilities. Costs for utilities, snow removal, onsite street maintenance, and maintenance of Parcel A shall be shared on
] 1 @ | ~ 28 \\ a pro rata basis between the lots.
o
| m — — 13. Garage space shall not be converted to living space or uses other than parking of vehicles and household storage.
554 L12 14, All Townhome unit owners shall have mutual reciprocal easements for existing and future water, cable tv, sewage, telephone, natural gas and electrical lines
[S11779 v LS11779 °
s N89° 24' 00"W 263.09' over, under, and across their townhouses and sublots for the repair, maintenance, and replacement thereof.
AUTUMN WOODS SUMMIT RIDGE
TOWNHOMES SUBDIVISION TOWNHOMES
PHASES 1 &Il

MARK E. PHILLIPS, P.L.S. 16670

15. Al Townhome unit owners shall have mutual reciprocal easements for existing and future water, cable tv, sewage, telephone, natural gas and electrical lines
over, under, and across their townhouses and sublots for the repair, maintenance, and replacement thereof.

16. The proposed 10' Water Line Easement and proposed 10' Sewer Line Easement shown hereon are intended to be centered on the to be constructed piping,
with as-constructed location of piping controlling the centerline of said easements.

17. The total water and sewer system is private from point of connection with the mains on Bird Drive. Owner and all successors in interest are responsible for
the installation, maintenance, repair, and other costs associated with the private and sewer water mains serving sublots 1-10, in accordance with the Phased
Townhouse Subdivision Agreement, recorded under Instrument Number . records of Blaine County, Idaho.

18. This plat s subject to a D

Phasing recorded under
records of Blaine County, Idaho.

Number

WEST KETCHUM RESIDENCES

GALENA ENGINEERING, INC.

HAILEY, IDAHO
19. A &' utility easement shall exist along the side and rear lot lines of the exterior boundary.

20. The street connecting to Bird Drive (Parcel A) shall be private, and all owners and successors in interest shall be

SHEET 1 OF 2
responsible for snow removal, maintenance, and repair.

Job No. 7818
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RECORDING REQUESTED BY AND WHEN
RECORDED RETURN TO:

(Space Above Line For Recorder’s Use)

PHASED TOWNHOUSE SUBDIVISION AGREEMENT

THIS PHASED TOWNHOUSE SUBDIVISION AGREEMENT (“Agreement”) is made
and entered into as of the __ day of 2020, by and between the City of Ketchum, an
Idaho municipal corporation (“City”) and West Ketchum Residences, LLC (“Owner”).

RECITALS

WHEREAS, Owner owns that certain real property located at 150 Bird Drive, Ketchum,
Idaho legally described as Bavarian Village Subdivision, Block 1, Lot 5AA within the City of
Ketchum, according to the official plat thereof, on file in the office of the County Recorder of
Blaine County, Idaho (the “Property”); and

WHEREAS, Owner has applied for a Preliminary Plat, creating Sublots 1-10, Parcel A-
Road & Public Utility Easement, and Parcel B- Common Parcel, within the City of Ketchum
(“Preliminary Plat Property”) and requested an extension to complete certain improvements and
City is agreeable to certain extensions to address Owner's request.

WHEREAS, Owner has applied to construct infrastructure improvements to City
standards and assume private maintenance of the improved private street and water main within
the Preliminary Plat Property and City is agreeable to private maintenance of the improvements
to address Owner’s request.

AGREEMENT
NOW THEREFORE, in consideration of the above recitals and the mutual covenants and
agreements herein contained and other good and valuable consideration, the sufficiency of which

is hereby acknowledged, the parties hereto agree as follows:

1. Maintenance Responsibilities.

A. Owner.

(1) Water Main Serving Sublots 1-10. Owner and all successors in
interest are responsible for the installation, maintenance, repair, and
other costs associated with the private water main serving the
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Preliminary Plat Property. The private line is from the point of
connection with the city’s main sewer line on Bird Drive.

(2) Private Road. The road connecting to Bird Dive shall be a private
road. Owner and all successors in interest are responsible for the
installation, maintenance, repair, and other costs associated with the
private road serving the Preliminary Plat Property.

B. City.

(1) The City is responsible for the maintenance, repair and all costs
associated with the public sewer main that is located on Bird Drive. The
sewer line that connects to the main line on Bird Drive that serves the
development shall be private.

2. Construction and Completion Schedule.

A. Prior to recordation of the any sublots a part of the Plat Amendment Property,
each lot shall be adequately served by both water and sewer services as
generally depicted on Exhibit A, as affirmed in writing by the City. The City
must approve the timing of water and sewer connections to the existing
system.

B. Prior to issuance of a building permit for sublots 5-10 an Encroachment
Agreement for the snowmelt and pavers proposed for the Bird Drive right-of-
way shall be approved by City Council.

C. By September 30, 2021 and prior to obtaining Certificate of Occupancy for
any one unit, the following services as generally depicted on Exhibit A shall
be completed and/or extended to Sublots 1-10:

(1) Dry utility services (power, IMG, cable, etc); and
(2) Residential private road improvements within Parcel A.

(3) Bird Drive right-of-way road ballast consistent with Ketchum
Municipal Code, Title 12.04.030.H.1. Bonding for the right-of-way
road ballast improvements is allowed if the Owner wishes to obtain
Certificate of Occupancy and record a plat of any sublots a part of the
Preliminary Plat Property prior to completing improvements. See
Exhibit B for Schedule of Costs. Completion of road ballast shall
occur prior to Certificate of Occupancy is issued for the last
townhouse unit.

(4) Water and sewer mains serving sublots 1-10.

D. By September 30, 2021 and prior to obtaining Certificate of Occupancy for
any one unit, the following services as generally depicted on Exhibit A shall
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be completed for and/or extended to the units requesting Certificate of
Occupancy:

(1) Private driveway improvements.
E. By September 30, 2022 and prior to obtaining Certificate of Occupancy for
any one Sublot 5-10, the following services as generally depicted on Exhibit
A shall be completed for Sublots 5-10:

(1) Private driveway improvements.

F. By December 31, 2023 all townhomes on sublots 1-10 shall be completed, as
evidenced by a receipt of Certificate of Occupancy for each townhouse unit.

G. By March 1, 2024 the Final Plat for each townhouse unit shall be recorded.

3. Sublot Releases. The City agrees to release individual Sublots for Final Plat
approval by City Council provided a Certificate of Occupancy has been issued for
each half of each two-unit (duplex) building should Owner comply with the above
recitals.

4. In Lieu Affordable Housing Payments - Payment Schedule. Owner agrees to pay
the $249,274.06 in-lieu affordable housing fee in ten equal installments of
$24,927.41. An installment payment will be made each time a unit is granted a
building permit by the City.

5. Owners’ Association Assumption of Responsibilities. Upon the recording of the
final plat or the final Sublot (the tenth Sublot), Owner may assign and transfer its
maintenance responsibilities and obligations under this Agreement to the West
Ketchum Residences Owners’ Association, Inc.

6. General Provisions.

A. Recitals and Construction. The City and Owner incorporate the above
recitals into this Agreement and affirm such recitals are true and correct.

B. Effective Date. This Agreement is effective as of the date on which the last
of the City and Owner execute this Agreement. Neither party shall have any rights with
respect to this Agreement until both have executed this Agreement.

C. Owner Representations. Owner represents and warrants to City that (a)
Owner holds fee simple title to the Property, and (b) no joinder or approval of another
person or entity is required with respect to Owner’s authority to make and execute this
Amendment.
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D. Neutral Interpretation. City and Owner acknowledge they and, if they so
choose, their respective counsel have reviewed this Agreement and the normal rule of
construction to the effect that any ambiguities are to be resolved against the drafting party
will not be employed in the interpretation of the Agreement, or any exhibits, attachments
and addenda to the Agreement.

E. Counterparts. This Agreement may be executed in multiple counterparts,
each of which taken together shall constitute one and the same agreement binding upon the
parties. Signatures transmitted by facsimile or via e-mail in a “PDF” format shall have the
same force and effect as original signatures on this Amendment. The Original of this
Amendment shall be recorded with the Blaine County Recorder.

IN WITNESS WHEREOF, the parties, having been duly authorized, have hereunder
caused this Agreement to be executed, the same being done after public notice and statutory
requirements having been fulfilled.

“CITY™: “OWNER™:
CITY OF KETCHUM, WEST KETCHUM RESIDENCES LLC
an ldaho municipal corporation an ldaho LLC
By: By:

Neil Bradshaw, Mayor Robert Parker, Managing Member
ATTEST:
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Robin Crotty, City Clerk

Phased Development Agreement
Contract #
Page 5



ACKNOWLEDGEMENT FOR CITY

STATE OF IDAHO )
) ss.
COUNTY OF BLAINE )

On this day of , 2020, before me, the undersigned Notary Public in
and for said State, personally appeared NEIL BRADSHAW, known or identified by me to be the
Mayor of the City of Ketchum, Idaho, and the person who executed the foregoing instrument and
acknowledged to me that he executed the same on behalf of such city.

IN WITNESS WHEREOF, | have hereunto set my hand and affixed my official seal the day and
year in this certificate first written above.

Notary Public for the State of
Residing at
My Commission Expires

ACKNOWLEDGEMENT FOR OWNER

STATE OF )

) SS.
COUNTY OF )
On this day of , 2020, before me, a Notary Public in and for said State,
personally appeared , known to me to be the trustee of the Trust, the Managing
Member of LLC, an Idaho limited liability company, and known to me to be the person

whose name is subscribed to the foregoing instrument, and acknowledged to me that he executed
the same on behalf of said limited liability company.

IN WITNESS WHEREOF, | have hereunto set my hand and affixed my official seal the
day and year in this certificate first above written.

Notary Public for the State of
Residing at
My Commission Expires
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EXHIBIT A



!

A PLAT SHOWING

EST KETCHUM RESIDENCES

WHEREIN LOT 5AA, BLOCK 1, BAVARIAN VILLAGE SUBDIVISION IS REPLATTD INTO TOWNHOMES
LOCATED WITHIN SECTION 13, T.4 N., R17 E., B.M., CITY OF KETCHUM, BLAINE COUNTY,

AS SHOWN
IDAHO

LEGEND
ine Table
JUNE 2020 (e o .
Curve Table ' — roperty Line '
30 15 0 30 60 90 Line # | Length Direction — — - — — - — Proposed Sublot & Parcel Lines
Curve g Radius Delta g Chord | Chord Direction L1 3048 | N83°51' 48"E . éd!otl.neréLot Ldlng our (1)
xisting Ground Contour
C1 18.21' | 28.00" | 37°16'15" 9.44' 17.89" | N71°56'41"E SCALE IN FEET o At aom
L2 30.48 | N83°51'48"E 5775 Existing Ground Contour (5")
Cc2 2577 | 28.00" | 52°43'45" 13.88' 24 .87' | N26° 56'41"E L3 18.00 | NOO° 34' 48"E - 157/:’/ 7 = A Easements per Instrument Numbers
C3 25.57" | 28.00" | 52°20' 00" 13.76' 24.70" | S25°35'13"E B 660648, 660804, 661177, & 661178
SCALE . 1 » o 80’ ' ' ' ' L4 20.00 | S89°25'12"E (See Note 4)
* C4 18.4‘1I 28.00' 370 39' 59" 9.55‘ 18.08' 8700 35I 12"E L5 1800 SOOQ 34| 48"W - WM Proposed Paver & Hydronic Heating
, , o A A Am , , o Ao - 7] Maintenance Easement (See Note 5)
C5 26.65 28.01 54°-30' 44 14.43 25.65 N62° 42' 30"E L6 3048 | N82° 42' 12"W
BLAINE COUNIII\I(\ISISS . ' — ' ' — ]l e —— Easement, type & width as shown
NO CAP?‘ Cé 14.50 28.00" | 29740729 742 14.34" | N73°49°27"W L7 3048 | S82°42'12"E Proposed 10' Water Line Easement (See Note 16)
N Z L8 3048 | N83° 51'48"E Propose.d 10' Sewer Line Easement (See Note 16)
35) ~N \ ) X Mechanical Room Easement
(g I \\ < L9 30.48 | S83°51'48"W —_— == — Building Setback per Site Plan, AS102
nge %q o =AY Aom Building Footprint
wEl\ 2 L10 30.48 | N83° 51'48"E .
mmy 57, Garage Footprint
%031 = ! L11 30.48 | S83° 51'48"W
Z g:; 2 | Proposed Pavers
O e 22 L12 30.48 | S82°42'12"E __ o
¢ = LOT 2 LOT 3A LOT 4A GIS Tie Line
BAVARIAN VILLAGE BLOCK 1 BLOCK 1 L13 | 30.48 | N82°42' 12'wW o Found 1/2" Rebar
"WIII_\ILOIA(';/IASI; Q§ SUBDIVISION SUBDIVISION SURVEY NARRATIVE & NOTES o Set 5/8" Rebar, PLS 16670
L S89° 24' 11"E 68.04 A&O S89° 24' 11"E 67.99' J NO CAP S89° 24' 11"E 82.81' 1. The purpose of this survey is to replat Lot 5AA, Block 1, Bava_lrian _Village Sub_di_vi.sion, into townhomes as shown. The boundary ShOYVﬂ is based on found
r () e monuments and the recorded plat of Lot 5AA, Block 1, Bavarian Village Subdivision, Instrument Number , records of Blaine County, Idaho. All
S38° 53' 33"E 237.33" 5;54' L2 found monuments have been accepted. Additional Documents used in the course of this survey include; Bavarian Village Subdivision: Lots 3A, 4A, 5A, 6A,
o \ : — —_ — 7A & 8A, Instrument Number 631181, and Bavarian Village Subdivision, Instrument Number 139821, both records of Blaine County, Idaho.
TRUE POINT OF l .| SUBLOT 4 \ PARCEL B
BE?—”\‘H'NG : (é 112,504 Sq. Ft-i\_ SUBLOT 3 \ (COMMON PARCEL) + _l g\): H 2. Except as specifically stated or depicted on this map, this survey does not purport to reflect any of the following which may be applicable to subject real
S11779 | > || 0.06 Ac:.iZ | 2,411 Sq. Ft.+ 15,745 Sq. Ft.+ ﬁ i 1-)' [N b property: natural hazards, encroachments, wetlands, easements, building setbacks, restrictive covenants, subdivision restrictions, zoning or any other
| = \ \ o 0.36 Ac.x O F< | E 5 g< land-use regulations. An independent title search has not been performed by the surveyor for this project.
'r = o 1ol 'Z 3od
N >» 3 © .
SMOKEY LANE :@ |§ m \ o ,— a —’ (:,’, S’r_ (= z‘ 8 8_ © 3. An ALTA Commitment for Title Insurance for Lots 5A, 6A, 7A, & 8A, Bavarian Village Subdivision, has been issued by Stewart Title Guaranty Company, File
CONDOMINIUM < l% | QS SR 12 . ,‘:’ h—____ N Number 1921742, with a Commitment Date of August 1, 2019. Certain information contained in said title policy may not appear on this map or may affect
& o8 » 1|l <} | _"13 """"""""""""""" items shown hereon. It is the responsibility of the owner or agent to review said title policy. Some of the encumbrances and easements listed in the title
L IB E ~ | m ? ?51 report are NOT plotted hereon. Review of specific documents is required, if further information is desired.
™ . %) (7)) P~
N
a IS h B \\ (‘i’;. _ o ’ 5 % 4. The 10' Public Utility Easement, extending from the Northeast Corner of the subject property, along Bird Drive, to the Southeast Corner of the subject
o 18 Y \Uez=rr . /cc)\, O\_ __________________ 30 property will encompass Utility Easements per Instrument Numbers 660648, 660804, 661177, & 661178, records of Blaine County, Idaho.
S in. > | 2/ LINE EASEMENT y 7% o)
z -8 26.43' - Z4 W’W 29 o " A 5. A Paver & Hydronic Heating Maintenance Easement shall be created as shown hereon on all sublots, being the paver areas for garage accesses and front
o @-|— — — @G 4‘2’” 4—0'\ 3 r<\'\ entry walkways. The HOA will maintain this system.
N | S89° 25'|12"E 70.18' PARCELA _ _ | - > S
% Lo (ROAD & PUBLIC UTILITY PARCEL) PRO;OEEE1EVWMER_ © =) 6. A Landscape Easement shall be created hereon between all sublot lines and the exterior footprints of each structure on said sublots.
N \ 6,911 Sq. Ft.+ SEWER LINE EASEMENT LINE EASEMENT 3 )
&1 | = 0.16 Ac.x S89° 25' 12"E 220.93' ® 7. The West Ketchum Residences Declaration of Covenants, Conditions and Restrictions and Party Wall Agreement are recorded under Instrument Number
o — — : , : E\ , records of Blaine County, Idaho.
S 16.43" 9.29 \ o
| M 8. The owner/subdivider is West Ketchum Residences, LLC c/o Robert Parker, PO Box 284, Sun Valley, ID 83353. The surveyor/representative is Mark
l | ) ) ) y’ y p
HOURGLASS TOWNHOMES efLs1177g | Z NN 7 N | 2 < Phillips, Galena Engineering Inc., 317 N River Street, Hailey, ID 83333
PHASES 1 & 2 | K | | |PREVIOUSE=Z2r | AT = ?<
i g | gcg ,}, " é (g : el 9. The Current Zoning is GR-H. Refer to the City of Ketchum Zoning Code for more information about this zone.
" P o 1 = S
S lg“o" / i E ;’/L ___________ ! / ; = - 10. Refer to the Engineering Base Drawing, prepared by Galena Engineering, Inc., for existing conditions and proposed improvements.
~ o T - : 5 [
~ A oY H | % = i
w "': ' "’E H : /',,; S iC H _%'o ‘F"_:‘ 5 (f')_ 11. The Private Access Parcel (Parcel A) is designated as a fire lane. A clear zone of 20" shall be maintained at all times.
@ Rl E Lo « Oc& [ & - @
N ° N~
& = %8 2 5 | @ 2 Q R~ C_—E 5’) 3 12. Parcel A is reserved for Common Access, Public Utilities and Snow Storage to benefit and be maintained by Lots within this subdivision. This area is
N P! g > " 8 Jo & 4o>_ ~N unbuildable except for ingress/egress or utilities. Costs for utilities, snow removal, onsite street maintenance, and maintenance of Parcel A shall be shared on
S [ ] @ (L‘\,) | N a pro rata basis between the lots.
Z .
e = 13. Garage space shall not be converted to living space or uses other than parking of vehicles and household storage.
é L13 — 14. All Townhome unit owners shall have mutual reciprocal easements for existing and future water, cable tv, sewage, telephone, natural gas and electrical lines
LS11779 AV LS11779 . ) i
& N89° 24' 00"W 263.09' over, under, and across their townhouses and sublots for the repair, maintenance, and replacement thereof.
AUTUMN WOODS SUMMIT RIDGE , , . o
TOWNHOMES SUBDIVISION TOWNHOMES 15. All Townhome unit owners §ha|l have mutual reciprocal easement§ for e_'X|st|ng and future water, cable tv, sewage, telephone, natural gas and electrical lines
PHASES | & I over, under, and across their townhouses and sublots for the repair, maintenance, and replacement thereof.
16. The proposed 10' Water Line Easement and proposed 10' Sewer Line Easement shown hereon are intended to be centered on the to be constructed piping,
with as-constructed location of piping controlling the centerline of said easements.
17. The total water and sewer system is private from point of connection with the mains on Bird Drive. Owner and all successors in interest are responsible for
the installation, maintenance, repair, and other costs associated with the private and sewer water mains serving sublots 1-10, in accordance with the Phased
HEALTH CERTIFICATE: Sanitary restrictions as required by Townhouse Subdivision Agreement, recorded under Instrument Number , records of Blaine County, Idaho.
Idaho Code Title 50, Ch. 13, have been satisfied. Sanitary
restrictions may be reimposed in accordance with ldaho 18. This plat is subject to a Development Phasing Agreement, recorded under Instrument Number , WEST KETCHUM RESIDENCES
Code Title 50, Ch. 13, Sec. 50—-1326, by issuance of a records of Blaine County, Idaho.
y GALENA ENGINEERING, INC.
Certificate of Disapproval. HAILEY, IDAHO
19. A &' utility easement shall exist along the side and rear lot lines of the exterior boundary.
MARK E. PHILLIPS, P.L.S. 16670 SHEET 1 OF 2
Date South Central Public Health District 20. The street connecting to Bird Drive (Parcel A) shall be private, and all owners and successors in interest shall be
responsible for snow removal, maintenance, and repair. Job No. 7818
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REUSE OF DRAWINGS: The

WEST KETCHUM RESIDENCES

SHEET INDEX

CIVIL ENGINEERING

C0.1 COVER SHEET

C1.0 DRIVEWAY GRADING, DRAINAGE, AND UTILITY PLAN
C1.1 DRIVEWAY PLAN AND PROFILE

C2.0 DETAILS

C3.0 DETAILS

CONSTRUCTION NOTES

KETCHUM, IDAHO
JUNE 2020

GENERAL NOTES

1 AL CONSTRUCTION SHALL BE N CONFORMANCE WITH THE MOST CURRENT EDITION OF THE
KETCHUM STANDARDS. THE
‘GONSTRUGTION.

) AND CITY OF
ING A COPY OF THE oF DURING

THE PLANS IN AN

2 BE RESPONSIBLE.
UiLmes pRIOR 25770 5 FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT FROM S
FALURE TO AGCURATELY LOCATE AND PRESERVE ANY AND AL UNDERGROUND UTILIIES. CONTRACTOR SHALL CALL DIGLIVE (18003421585 O LOCATE ALL EXSTNG
UNDERGROLND UTILITIES A MINIMUM OF 48 HOURS IN ADVANCE OF EXCAVATIO!

3. CONTRACTOR SHALL COORDINATE RELOCATIONS OF DRY UTILITY FACILITIES (POWER, CABLE, PHONE, TV) WITH THE APPROPRIATE UTILITY FRANCHISE.

4 THE L CLEAN UP THE SITE THAT T TO OR BETTER THAN THAT

INCLUDE 2 POLLUTANT DISCHARGE

5. THE L OBTAIN ALL PRIOR
ELIMINATION SYSTEM (NPDES) CONSTRUCTION GENERAL PERMIT (CGP) PERIIT COVERAGE).
6. ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201
7. ALL EXCAYATION 8 ENBANKIENT SHALL CONFORM TO SPYIC SECTION 202 SUSGADE SHALL BE EXCAVATED AND SHAPED TOLIN, GRADE, D CROSS SECTION SHOWN ON THE
HE SUBGRADE SHALL BE COMPACTED TO 85% OF AST Da%8. He CC
NECESSAR! TeLiEy OF bENe

ERQOF FOLLING. A" TO THE SUBGRADE PROOF ROLL ITH A5-To!
0 BRUM ROLIER, LOKDED WATER TRUCK. OR LOADED DU TRUCK.AS ACGEETED 6 THE ENGNEER. THE CONTRACTOR sm\u IMEDATELY ROTIFY THE ENGINEER o
NSUIT

O THE APoROVAL OF 1

HENTHE SOl MOVES, NS ANDIOR CSPLACES UNCER ANV TYPE OF PREGSURE NCLUING FODT TRATI LOACS

N
EXPENSE  REPAR THE DAMAGED SUBGRADE BY OVER EXCAVATION OF ONSUITABLE MATERAL TO FIaM SUBSOL. LNE EXCAVATION WIT CEQTEXTILE FABRIC, AND BACKFILL
WITH PIT RUN GRAVEL.

8. ALL 2" MINUS GRAVEL SHALL CONFORM TO ISPWC 802, TYPE 703,04, ), SHALL BE PLA isPy
'SECTION 202. MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 90% OF MAXINUM LABORATORY DENSITY AS DETERMINED 8Y AASHTO T-35.

5. AL MINUS CRUSHED GRAVEL SHALL GONFORY T0 SPWG 602 THPE | D STANDATD 10504 34" B) SHALL BE PLACED IN CONFORMANGE WITH ISPWG SECTION 802 D
‘COMPACTED PER SECTION 202 SHALL BE 95¢% OF AASHTO T-99 OR D T-91

10.ALL ASPHALTIC CONCRETE PAVEMENT WORK SHALL GONFORN TO ISPWC SEGTION(S) 805, 810, AND 811 FOR CLASS Il PAVEMENT. ASPHALT AGGREGATE SHALL BE 12" (13W1)
'NOMINAL SIZE CONFORMING TO TABLE 8038 IN ISPWC SECTION 803. ASPHALT BINDER SHALL BE PG 58-28 CONFORMING TO TABLE A-1 INISPWC SECTION 805.

1 ASPHALT 6e  OR 20° OF EXISTING ASPHALT. I NOT INDICATED GTHERWISE SO AS TO PROVIDE A GLEAN
PAVEMENT EDGE FOR MATCHING. NO WHEEL CUTTING SHALL BE ALLOWED.

12.THE CONTRACTOR SHALL PROVIDING PER THE GURRENT 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 3,000 PSI MINIMUM, 28 DAY, 703, TABLE 1.C.
INMEDIATELY AFTER PLACENENT PROTECT GONGRETE BY APPLYING HEMBRANE FORMING CURING GOMPOUND, TYPE 2 GLAGS A PER ASTI G 30984 APPLY CURING GOMPOUND

1, NFORM

AL cor BE BACKFILLE oF s
DETERMINED BY AASHTO T-99

§55- ALL MONUMENTS, A RIES TO CORNERS,

INCONTROL SURVEYS,
AL MOVIMENTS ACGESSORIES T0 CORKERS, smmws 'AND POINTS SET I GONTROL SURVEY THAT ARE LOST E R

(EESTABLISHED

AND RE-MONUMENTED, AT THE EXPENSE OF THE AGENCY OF
‘OR REFERENCE POINT OR A REPLACEMENT

NG OF A

POINT, BY OR UNDER

itk oR PULI
THE GITY OF KETGHUM UTILITIES DEPARTMENT STANDARDS.

(ISPWC), IDAPA 56.01.08,

17.CONTRACTOR SHALL PRESSURE TEST. DISINFECT, AND CONDUCT BIOLOGICAL TESTING THE
o ESTING, DISINFECTION, AND MICROBIOLOGICAL TESTING PROCEDURES.

18.ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL BE ANSINSF STD. 61 COMPLIANT.

19, ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANGES SHALL COMPLY WITH THE LOW LEAD ACT REQUIRING ALL MATERIALS TO HAVE A LEAD.
‘CONTENT EQUAL TO OR LESS THAT 0.25

20THE Luse £ WATER MAIN
2 RE PER A SURVEY Assox 102010,
oBTAN INTENT (NOI) AND IMPLEMENT SEDIMENT AND EROSION CONTROL MEASURES

1 ACRE.
PRIOR TO COMMENCING CONSTRUCTION.

EXISTING ITENs.

Property Line — —— — — suBloTUNE
Adjiners Lot Line TR
Found Rebar

5 Contour Interval

BVC = BEGIN VERTICAL CURVE
EVC = END VERTICAL GURVE
REINFORCED TURF

ARCHITECT B
It

PONT

HEATED PAVERS FG = FINISH GRADE

T oo e @  severwmwoe
******* Edge o Asphalt ©  sewercieanout
Somrtan s sewen seruce
e o . SEWER han
Wtr S on  warERETER
roomne W wATER SERVCE
" WATER AN

Paintd Electic Line
T peintedcaTVLne WATER AP AND THRUST BLOCK
WATER VALV

@
C
®
.
E | oo @

(@) GasMarker
€
CATCHBASIN

X ———— Wood Fence

() Eectic Marker

]
E Souer Manholo T
. B

STORM DRAIN
TRANSFORMER (POWER)
Telecom Box

JUNCTION 80X (POWER)
Water Vaive
Water Moter
Sower Service
ATV Box

Catehbasin

Fire Hydrant

FLUSHING AND DISINFECTION _

FLUSHING PRIOR T
BEFORE CHLORNATION FLUSH THE MANS THOROUGHLY AFTER THE PRESSURE AND LEAKAGE TEST ARE COMPLETE
USE.

NG HYDRANT 1S INSTALLED AT THE END OF THE MAN PROVIDE A TAP OF THE SIZE SUFFIGIENT TO PRODLCE AVELOGITY N THE MAN OF AT LEAST 2. FEETISECOND
TASLE SHONS HE RATES OFFLOW REQUIRED 0 PRODUCE A VELOGIT OF 2 FEETISECOND N VAROUS S 1

SEWER CONSTRUCTION NOTES
T ALL CONSTRUCTION SHALL 8E IN
STANDARDS.

NCE WITH THE " oR PUBLI (ISPWC) AND THE CITY OF KETCHUM

OF THE
LETTER ON SITE AT ALL TIMES DURING CONSTRUCTION.

THE DEQ APPROVAL OF THE

2 AL LcoueLy W pAPAGB 0L 1.08.54

\YING TO PREVENT AND DETECT SMALL STONES,
?Awrlcl.zs P MATERIAL O OTHER FOREIGN MATERIAL TEAT MAY AVE ERTERED THE HAN

LEAN LARGE NATERIAL BY FLUSHING AND INSPECTING ALL HYORANTS ON T LINES To ENSURE THAT THE ENTIRE VALVE OPERATING MECHANISM OF EAGH HYORANT
% 600D copion

DISINFECTION OF WATER PIPES
1. GENERAL

o cowmy WA, >
b AL PIPE. FITTINGS €S
o DISNEECT ALL WATER PIPES AND APFURTENMCES PRIOR TO PLACNG I SERVICE

2 FORMOF CHLORINE USED TO BE PRE APPROVED BY THE ENGINEER.
Lau c
SR " NTAINER
2) STANDARD: ANSUAWWA B 301
3)

¥ WITH WRIT

3
b, SODIUM HYPOCHLORITS
1) FORM LIQUID CONTANING APPROKIMATELY 55 TO 15% AVALABLE CHLORIE
) IDARD: ANSUAWWA
o CALOUNHYPOCHLORTE
n oL ¥ WEIGHT
2 STANoARD: AIAMWA B 0.

5. METHODS OF GHLORNATION USED TO B PRE APPROVED BY THE ENGINEER.
. TABLET OR GRANUL
) somion STRENGTH 25 MGIL MWLM
2) ONLY I THE FIPES AND APPURTENANCES ARE KEPT CLEAN AND DRY DURING CONSTRLCTION. 0O NOT USE SOLVENT WELDED PLASTIC OR SCREWED
SO STEeL 7

WATER TABLE LINES (SEE ILLUSTRATION OF THESE SEPARATION
REQUIREMENTS ON THIS SHEET). IN ADDITION, WATER MAINS SHALL BE CONSTRUGTED WITH AT LEAST 25 FEET HORIZONTAL SEPARATION FROM INFILTRATION
TRENGHES AND DRY WELLS.

ET THE PLANS IN HE CONTRACTOR SHALL BE RESPONSIBLE FOR
1 56 FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT

FROM HIS FAILURE TO ACCURATELY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

4 LVERIFY THE EVATION OF ALL AL somE
REL BE O THOSE SHOWN ON THE PLANS.

5 POTABLENON-POTABLE CROSSINGS SHALL COMPLY WITH ISPWC. SD407 AND 1DAPS 085420

6. THE CONTRACTOR SHALL BE REQUIRED TO OBTAIN ALL NECESSARY PERMITS PRIOR TO EXCAVATION,

7 LINES SHALL BE PLACED AT A SLOPE
G 2. NITH MARKERS PER ISPAG.CLEANOUTS ARE REGUIRED AT CHANGES I ALIGNMENT, GRADE, AND MINMIUN 150 LENGTIY

8 ALLPIPE SHALL BE BEDDED WITH (ISPWC) TYPE | BEDDING MATERIAL

B L BE BACK FILL 3 AASHTO T80

L PRESSURE TEST ALL THE
WORKS CONSTRUCTION"

oR PUBLIC

"oAw
MAINS SHALL BE 8NCHES. MINIMUM SLOPE FOR &.NCH SEWER MAIN SHALL BE 0.4% INSTALL PIPE AT SLOPES INDICATED ON PLANS.

12 MANHOLES SHALL
(CHANGES IN ALIGNMENT. CHANGES IN GRADE, AND AT TERMINAL ENDS.

BE 48 INCHES, AT ALL PIPE

3 PLACENENT PLACE CALCIUM
AND AT 500-FO0T INTERVALS.

4 GRANULAR QUANTITY: REFER TOTABLE 2

PLACEVENT WHEN USIN THBLETS, PLACE 56 CALCIUM TABLES IV PIPE AND ALSO PLACE

‘ONE TABLET IN EACH HYDRANT, HYDRANT BRANCH AND OTHER APPURTENANCES. ATTACH TABLETS TO THE INSIDE OF THE PIPE USING AN ADHESIVE.

SUGH AS PERVATEX No. UBSTITUTION THE TABLET EXCEPT ON TTAGHED TO THE

'SURFACE OF THE PIPE. ATTACH ALL THE TABLETS AT THE INSIDE TIP OF THE MAIN, WITH APPROXIMATELY EQUAL NUMBERS OF TABLETS AT EACH END

(OF A GIVEN PIPE LENGTH. IF THE TABLES ARE ATTACHED BEFORE THE PIPE SECTION IS INTHE TRENCH, MARK THEIR POSITION ON THE SECTION
01T CANBE READLY DETERMINED THAT THE PIPE 5 NSTALLED WITH THE TABLES AT THE TOP

ESATTHE

6  TABLETQuA

() AT ORIt LT OrHeR T

@ Ba 256 AVALALE CHLORNE PER msm
N GR

263
ge

AVELOGITY NOT EXCEEDING.
KE PRECAUTIONS T0 ASSURE THAT AIR POCKETS ARE ELIMINATED. LEAVE THIS WATER IN THE PIPE FR AT LEAST 24 HOURS. F THE WATER
TEMPERATURE IS LESS THAN 41° F, LEAVE THE WATER IN THE PIPE FOR AT LEAST 48 HOURS. POSITION VALVE SO THAT THE CHLORINE SOLUTION IN THE MAIN
BEING TREATED WILL NOT FLOW INTO WATER MAINS N ACTIVE SERVICE

b, CONTINUOUS FEED METHOD.
1) SOLUTION STRENGTH: DOSE AT 25 MGIL FOR 4 HOURS.
2) RESIDUAL TMGL AT 24 HOURS.
3)  DOSING M
a U ¥
b DIRECT FEED: NOT ALLOWED.
9 CHEMICAL
@ CALCIUM HYPOCHLORITE GRANULES: REFER TO PREVIOUS SECTION.
4) FILLING PROCEDURE: USE APPROVED SOURCE TO FLOW CLEAN WATER AT A CONSTANT, MEASURED RATE INTO THE NEWLY LAID WATER MAIN. FILLAT A
NOTNORE THAN 1 FEET OOWNSTREAV FFON THE BESINING OF THE NEWNAI. WEASURE THE GHLORINE CONCENTRATION AT REGULAR NTERVALS

ORINE SOLUTIONS.

WATER MAIN CONSTRUCTION NOTES
T WATER MAIN AND SERVICE GONSTRUGTION SHALL BE THTHE Lee
BACKPILLED UNTIL THEY HAVE SEEN INSPECTED AND APPROVED BY THE CITY

2 TER L "
3 AL (CLASS 235 PVC PIPE. ALL WATER MAINS SHALL BE PRESSURE TESTED IN
36 AND THE BENO.
INSUL AND THE CITY OF

IENTS THIS SHEET. ALL BAGTERIA TEST RESULTS SHALL BE SUBMITTED TO THE ENGINEER AND THE CITY OF
FOR FINAL APPROVAL

4 SEEFLUSHING
UM

s USED TO DISINFE 3
COUPLANT WITH ANSINSF STANOARD 661 ALL MATERIALS MUST 5E COMPLIANT WITH THE LOW LEAD RULE (10 284 P BY WEIGHT)

5. ALLTEES, PLUGS, CAPS BY SUITABLE THRUST
THRUST BLOCKS SHALL CONFORM T0 ISPYG 503403 AND THE GITv OF KETCHUM STANDARDS

NOT ALLOWED).

7. ALLVALVES SHALL AND TWO- R ISPWC
'SECTION 402 ALL GATE VALVES LOGATED IN PAVEMENT SHALL BE FITTED WITH CAST IRON VALVE BOXES WITH CONGRETE COLLARS PER ISP SD-406 AND THE
GITY OF KETCHUM SPEFICIATIONS.

ALL WATER MAIN FITTINGS SHALL BE DUCTIL URE.
{ALVES SHALL BE MECHANICAL JONTS UNLESS OTHERWISE NOTED. FLANGED JOINTS SHOULD I GERERAL Bt AVOIDED ONDERGROUND.

AND ENSURE A 25 MGIL DOES. POSITION 07 HLORINE SOLUTION IN THE MAIN BEING TREATED DX THEGTY OF
SERVIGE_ DO OT STOP CHLORNE APPUCAT\ON Pt Ennws MAN S FLLED W CHLORNATED WATER RETAN THE CHLORINATED WATER INTHE WAN
FORAT RS, OPERATING ID HYDRANTS CTION TREATED. AT THE END ON THE 24 HOUR PERIOD, VERIF 0 AL ES SHALL BE T304 STAINLESS STEEL WIT GLASS 150 FLANGES. ALL WELDS SHALL CONFORIA TO

o
INALL PORTIONS OF THE MAI HAS RESIDUAL OF 10 HGI FREE CHLORINE

. SLUGMETHOD.
T) SOLUTION STRENGTH: 100 MG
2) DOSING METHODS. PER ENGINEER'S DIRECTION.
§) " FILLING PROCEDURE. USE APPROVED SOURC:
AV FROM THE BEGINNING OF THE NEW MAIN. MEASURE

£ TO FLOW CLEAN WATER AT A CONSTANT, MEASURED RATE INTO THE NEWLY LAID WATER MAIN. FILL AT A POINT
ONGENTRATION AT REGULAR INTERVALS T0 ENSURE 100 Gl

MOVES THROUGH THE A, IF AT ANY nME w nRovs BELOI 50 IGI STOP FLOW AND RELOGATE CHLORNATION Eouwuw AT THE HEAD OF THE SLUG o

'ASTM A-380. THE TEST OUTLET SHALL BE

NPT WITH 34" NPT PLUG,

1 ALL WATER NAINS AND SERVIGES SHALL COMPLY WITH IDAPA 830105542070 AND IDAPA 83010 64207 WHICH ADDRESS THE REQUIREMENTS FOR.
R LI LINES) WITH NON-POTABLE LINES (SEE ILLUSTRATION
'SEPARATION REQUIREMENTS ON THIS sHEEry "NADDITION WATER MAINS SHALL BE CONSTRUGTED WITH AT LEAST 25 FEET HORIZONTAL SEPARATION FROM
INFILTRATION TRENCHES AND DRY WELLS,

AL BE IN COMPLIANCE AND THE CITY OF A
BACKFLOW ASSEMBLY (RPBA) SHALL BE INSTALLED ON PRIMARY SERVICE CONNECTIONS (INCLUDING FIRE SUPPRESSION SERVICES, IF APPLICABLE) IN
THE CITY FIRE

IN THE SLUG TO NOT LESS THAN 100 MGIL.
TGS AND VALVES, OPERATE VALVES AND HYDRANT 10 DISNFECT APPURTENANCES AND FPE BRANCHES

FINAL FLUSHING.
ER THE FLUSH THE CHL FROM CHLORINE THAT THE WATER
LEAVING THE MAIN IS NO HIGHER THAN THAT IN THE SYSTEM, OR IS ACGEPTABLE FOR DOMESTIC USE.
2 DISPOSAL OF FLUSHING WATER T0'BE DONE IN ANANER SO THAT T 0OES ROT
. REACH SURF) TERS OR WATERS OF THE STAT
3 DRVIAGE SURROUNDING PROPERTIES
THE AVBIENT TEMPE 1S ABOVE 85" WITHOUT
3. IF WATER CAN NOT BE RETAINED ON SITE AND IF T IS NOT ALLOWED TO ENTER et
AMANUM AVALASLE CHLORINE CONGENTRATION F 013 UG AND THE 0 DISPOSAL PPROVALS SHALL BE
SHOULD THERE BE A POTENTIALFOR THE GROUNDWATER RULE TO B VOLATED A3 ARESUL
e THE i DISPOSAL FF PRIOR TO FLUSHING.

APPROVAL OF THE ENGINEER
it

BACTERILOICAL TESTS
FINAL FLUSHING AND BEFORE THE WATER MAIN IS PLACED IN SERVICE, TEST SAMPLES COLLECTED FROM THE MAINS) FOR COLIFORM BACTERIA,
AKE 2 SAMPLES FROM EACH LOGATION AT LEAST 24 HOURS APART
2 UNLESS OTHERWISE DIRECTED BY THE ENGINEER, COLLECT SAMPLES FROM EACH 1,200 FEET ON THE NEW MAIN AND ONE FROM EACH BRANCH,

REDISINFECTION
E INTIAL S 0 PRODUCE. SAMPLES. REFLU THE MAIN
F CHECK L “THE MAIN UNTIL

SWABBING.

DISINFS THE NEVLY INSTALLED MAIN, SWAR OR SPRAY THE INTERIOR OF ALL
PIPES AND FITTINGS USED IN MAKING INSTALLATION

'REQUIRED FLOW AND OPENINGS TO FLUSH PIPELINES. TABLE 2 TABLE 3
'40 PSI RESIDUAL PRESSURE IN WATER MAIN (1) OUNCES OF GRANULES NUMBER OF TABLETS (1)

Flow Requred o SzeolTan oo Fmount e omber of
Produce 2.5 fps finen) | Dameter | " | Diameter | _5q Tabiets 2)
(appro) ) () @) Hydrant Outts Tinches) | (ounces) hes)
Fioo Velocty n Mai, 17
5Ee | ooy Numberofwpsonppe |\ | sizain 35
o @ | 7
nch) 5
00 7 - 105
220 T 5 51
00 7 %8
500 3 z | 340
900 2 - Bk
00 T 804
7 7
1 hydrant
i ischarge approximately 2500 gorm.
37 R s o o ased o dchage g S oo GRS o
Jpoe with ane o

MULTIPLE INSAME UNES BY &

noTHE

| KEEP THE LIVE O THE GREATEST EXTENT POSSIBLE WHILE INSTALLIG THE NEVI WATER
SERS. THE E INSTALLED, BACKFILLED,
THE NEW MAIN TO SERVICE

PRESSURE AND FLUSHED PRIOR
‘OUTAGE FOR ANY SHUTDOWN IS 4 HOURS.

14, THE CONTRAGTOR SHALL BE RESPONSIBLE FOR PROMPTLY WATER ENTERING THE THE TIME THE TRENCH IS
BEING PREPARED FOR INSTALLATION OF THE UTILITY, INCLUDING COMPLETION OF BACKFILL OF THE PIPE ZONE, AT NO ADDITIONAL COST TO THE OWNER. THE
ONTRACTOR SHALL DISPOSE OF THE WATER IN A SUITABLE MANNER WITHOUT CAUSING DAMAGE TO PROPERTY.

15, EXTRA FITTINGS MAY IN ADDITION TO THOSE TO CONTROL EL

ORIGINAL SIGNED BY

PREPARED FOR MAGLEBY CONSTRUCTION
03116720 1:28:04 PM
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REUSE OF DRAWINGS: The

GENERAL NOTES

1. SEE SHEET C0.1 FOR CONSTRUCTION
NOTES AND LEGEND.

2. SEE SHEET C1.1 FOR DRIVEWAY
GRADING.

CONSTRUCTION KEYNOTES

DEMOLITION

(D0r) DEMOLISH AND REMOVE EXISTING ASPHALT
DRIVEWAY

({02) REMOVE OR ABANDON EXISTING UTILITY IN
PLACE, COORDINATE WITH IDAHO POWER OR
INTERMOUNTAIN GAS

EMOVE EXISTING DRYWELL

(B0%) REMOVE EXISTING CATCH BASIN

SITE AND DRAINAGE IMPROVEMENTS
ONSTRUCT HEATED PAVER DRIVEWAY PER
ETAIL 4, SHEET C2.0.

INSTALL TURF CELL PRODUCT WITH PAVER
DGE DELINEATION PER LANDSCAPE
ARCHITECT IN FIRE TRUCK TURN AROUND.

03116720 1:28:04 PM

@
3
8
2
8
8
%
4
I}
=
@

= 5772.5 (PER DETAIL 7/C2.0)
765.52

PREPARED FOR MAGLEBY CONSTRUCTION

= 5771.5 (PER DETAIL 8/C2.0)
5771.5 (PER DETAIL 8/C2.0)
577250 (PER DETAIL 8/C2.0)
5771.90 (PER DETAIL 7/C2.0)
EIN (SOUTH) = 5766.96

INSTALL CATCH BASIN PER DETAIL 2,
T C2.0

WEST KETCHUM RESIDENCES

LOCATED WITHIN SECTION 13, T.4 N., R.17 E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO

a RIMELEV=577235
IE OUT (NORTH) = 5768.35
b, RIMELEV= 577246
IE OUT (NORTH) = 5768.46.

NSTALL 120 D3034 PVC PIPE @ S=2.0% MIN.

ONNECT DOWNSPOUT TO DRYWELL PER
RCHITECT

DRIVEWAY GRADING, DRAINAGE, AND UTILITY PLAN

SEWER KEY NOTES

2 PROJECT NFORMATION

RETAIN AND PROTECT EXISTING SEWER MAIN | SAARNE STAHENECKS!
06/0912020

INSTALL SEWER MAIN. SEE PROFILE

SHEET C1.1

INSTALL SANITARY SEWER MANHOLE. SEE
PROFILE SHEET C1.1

INSTALL 4" SEWER SERVICE.
INSTALL CLEAN-OUT PER ISPWC SD-506A

INSTALL CLEAN-OUT AND EXTEND 4" SEWER
SERVICE TO PROPOSED BUILDING. ORIGINAL ON FILE AT

R
LOCATE, CUT, CAP, AND ABANDON EXISTING OFENGNECAING

- SEWER SERVICE. AILEY. 1)
N » SKS
o ehlamae N ; < WATER KEY NOTES OESIGNEDBY
723 2h [ EaR ok NS
3 4

L5
Lome Bl LOCATE, CUT, CAP, AND ABANDON EXISTING | SKS
FPeEVEDGE WATER SERVICE AT THE MAIN IN BIRD DRIVE ;:A‘FWN B
POINT OF WATER CONNECTION. COORDINATE | - Shtesgr———
- e A 8 TAP AND INSTALLATION OF TAPPING VALVE |—=CKEDEY
5773.30 = S tekGEvedoko N WITH CITY.
B INSTALL 1" WATER SERVICE PER CITY OF
KETCHUM STANDARDS
INSTALL FROST FREE HYDRANT WITH DRAIN
PIT PER DETAIL 6, SHEET C2.0
INSTALL 6" GATE VALVE

FCELEV= 577345

o o

com

S04
FGELEV=

+&77

INSTALL 6" CAP
W/ THRUST BLOCK

INSTALL 6'G WATER MAIN PER CITY OF
KETCHUM AND ISPWC STANDARDS
INSTALL FIRE HYDRANT ASSEMBLY WITH
MOUNTAIN EXTENSION PER DETAIL 1,
SHEET C3.0

(208) 788-1705.

GALENA

ENGINEERING, INC.

Civil Engineers & Land Surveyors

!
HOURGLASS TOWNHOMES PHASE 2

REVISIONS

T

W

BY
'SKS_|RESPONSE TO BUILDING PERMIT COMMENTS 05/22/20
'SKS | RESPONSE TO BUILDING PERMIT COMMENTS 06/03/20

0]

6/0912020)

B

PURPOSE: ISSUE FOR BUILDING PERMIT (04/03/20)

GRAPHIC SCALE
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GENERAL NOTES

1. SEE SHEET C0.1 FOR CONSTRUCTION
NOTES AND LEGEND.
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DRIVEWAY PLAN VIEW RGN SGNED BY
SCALE: 1" 3 'SAMANTHA STAHLNECKER

5782

5781

5780

5779

5778

s777

5776

5775

5774

773

5772

5771

5770

5769

5768

5767

5766

5765

5764

5763

s762

5761

5760

5782

5781

5780

577429

5779

VI STA: 1+85.01

PVISTA: 3+
PVIELEV: 57
K734

3440,

7,50
73.56

LEV

3+46.00

5778

P

VI ELEV: 5773.08

K: 25.00
LVC: 50.00°

P
PVI

5772.35

HIG

H PT. STA: 1485.00

HIGH PT ELEV: 5772.96

I STA: 2+63.89
ELEV: 677229

LVC: 50.00'

LVC: 25

o

STA

ELEV= 5774.46

777

STA=1+10.00

ELE

ED GROUND AT
\Y CENTERLINE|

DRIVEWAY CE!

EXISTING GROUND AT

TERLINE

+38.89

Low

LOW PT. STA: 2+55.55
PTELEV: 5772

5776

46

CS: 3+15.00

EVCS: 3440

EVCE: 5774.

50%

5775

BVCS: 1+60.00

BVCE: 5772.83

-

EVCS: 2+10.00

{7

EVCE: 5772.83

VCS:

EVCS: 2+88.
E 5772,

BVCE: 577331

Ls5.40%

5774

s

5773

5772

s771

INSTALL 50 L F. OF 8" PVC
LOPE = 0.50%

EWER

5770

5769

5768

5767

5766

5765

+49.70 ofs: 10.83L

+57.53 ofs: 11.44L

5764

5763

5762

INSTALL SEWER MANHOLE SMH-P1

(SMH SMH-P1) STA:
RIM: 5772.95
INV OUT: 6767.95

EXISTING SEWER MANHOLE SMH-E2
(SMH SMH-E2) STA: 1+99.70 ofs: 11.14L

INV OUT: 5767.59

INSTALL SEWER MANHOLE SMH-E1|

(SMH SMH-E1) STA:

RIM: 577607

INV IN: 5766.6)

5761

FG: 5773.88

EG: 5772.9
FG: 577291

EG: 57734
FG:5773.36

EG: 57724
FG:5772.40

EG: 5772.7
FG:5772.74

FG: 5774.47

5760

8

PV - DRIVEWAY CL PROFILE
SCALE: 1'=10'H; 1'=2'V

8
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REUSE OF DRAWINGS: Tre

vaRes peR
TRENGH OEPTH

5-0° MAX. WITHOUT SHORING

e siz

LEGEND
(D 7 REauRED B0 SIS SACUT REQUIRED.
2) SURFACE REPAR WDTH. ¢ MM, SEE NOTE 5
@ exsmiva sueace.

@ exsTiva s

(3 RN BACK SLOPE PER 08 A OR sUTABLE
s

(® JRENGH BAGKFLL PER sECON 200, oR SEE ETCHU
BRI R

() VERTICAL TRENGH WALLS SHORNG PERO 514

() Piee BEDDING PER SEGTION 305 SEE 503021

© R T

UNDISTURBED SO (1YP)

(@) REPARED sURFACE SEE DETAL 5. SEE ETCHUM
SRR R o

@ e ST
SRR R

® rower coupcrionzone

KETCHUM PUBLIC CONSTRUCTION SLURRY REQUIREMENT

N AREAS WHERE T 1S NECESSARY TO CUT THE AS?

LT PAVENENT AND DIG A TRENCH FOR BURIAL OF CONDUIT CABLE OR OTHER CITY

UTILTY, THE TRENCH SHALL BE BACKFILLED WITH A LEAN CONCRETE MIX 10 THE BOTTOM OF FIISH SURFACE MATERIAL WITH THE

‘CORSE AGOREGATE (4 MNUS) 2600155
FORTLAND CeMEnT Saiss
WATER. 1 6AL e

TER CONTENT IS HAXIUM AND WAY

BE REDUCED DOWNWARD. CARE SHALL BE TAKEN

10 ASSURE THAT EXCESS WATER IS NOT

PRESENT IN THE MING DRUN PRIOR TO GAARGING THE MIXER WITH WATERIALS, THOROUGH MDCNG WL BE REQUIRED PRIOR T0
DISCHARGE

NO COMPACTION, VIBRATION, OR FINISHING IS REQUIRED. THE LEAN CONCRETE MIX SHALL BE STRUCK OFF AT OR SELOW THE ELEVATION

(OF THE PLANTHIN SURFACING WITH » SOUARE NOSE &

PLACEMENT PRIOR T0 COMPLETING THE PERNANENT REPAR.

NOTES:
TRENCH EXCAVATION PER SECTION-301

€ BEDDING PER SECTIONA0S,
BACKFILL AND COMPACTION PER SECTION-305

HOVEL OR SIMILAR HAND TOOL. THE BACKFIL MIX SHALL BE ALLOWED TO SET FOR

SHALLBE P 58.28 CONFORMING 10 TABLE A-L N ISPWC SECTION 805

6

("1 TYPICAL TRENCH

V3ZR725%,

G
(L

i

h— 7
= X
S

NTS.

& WATER NAIN

GAST IRON RING & GRATE
SEE NOTE 4 BELOY

&

GRADE RING
CAST IRON RING & GRATE
VARIES
NCS M

UL,

R

A
O
AN

2 WASHED ROCK

T N
N

& N, .

4oz FILTER FABRIC

WRAP MIRAFI 140N

ON ALL SIDES, TOP, &
BOTTOM

N SAND
T AND GRAVEL

5. BOTTOM OF DRYWELL SHALL EXTEND A MINIMUM OF 36" BELOW LOWEST ADJACENT
i

-00TING.

12" PIPE FROM -
CATCHBASIN| PERFO .
=3 DIAMETER 3
g B SRR e
g| NOTES: :
1. THE BED SHALL BE INTO GLEAN
2. MAXIMUM DEPTH SHALL NOT EXCEED 12 FEET.
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REUSE OF DRAWINGS: Trese aravings.

HYDRANT VEHICULAR PROTECTION

Fire hydrants which may be exposed to vehicular damage or obstruction shall have an
approved array of bollards or guard post installed to protect them from damage and
maintain the minimum distance required for proper operation.

When they are installed, they shail be:
- Constructed of steel not less than (4) inches in diameter and concrete flled
- four.

e .

(3)feet deepina not less than (15) inches in
diameter.

- Set with the top of the posts not less than (3) feet above the ground.
- The post shall be painted bright red, reflective markings are recommended

il R e

any portion of the hydrant and located so as not to
create an obstruction (o ts use.

Idaho Code 49-660: Stopping, Standing or Parking is prohibited, except momentariy to
pick up or discharge a passenger or passengers, within fifleen (15) feet of a fire
hydrant

NOTES

Hydrants shall have a &' foot bury.

Hydrants shall be 5 1/4" Waterous Pacer Model WB-67U-250 or Mueller Super
Centurion 250 and conform to the following:

-26a.2-1/2' NST threaded nozzles - Traffc "breakaway” design
-1ea, 4-1/2" NST threaded nozzles - 250 PS rated

- Dry Barreltype 6 barrel - UL Listed

- Red n color - Main valve size 5-1/4"

Mechanical Resiraints shallbe used. Restraints shll be Romac Industries
RomaGrip or approved equivalent. No lug or set screw type restraints are o be.
used on PVC pipe.

Gty shall approve location and elevation of al Fire Hydrants.

Auxiiary Gate Valve shall meet AWWA C509 (Total rubber encapsulated,
resilint seat, waterous series or approved equ).
Valve Box shall be Tyler 664A or approved equal
Hydrant break equal

4108 above
finished grade as approved.

Fire hydrant assemblies located on the opposite side of the roadway from the
‘watermain shall have 2" Dow Board installed over the pipeline leading to the
hydrant extend hydrant,

@FIRE HYDRANT ASSEMBLY

NTS

ORIGINAL SIGNED BY

DETAILS
WEST KETCHUM RESIDENCES

LOCATED WITHIN SECTION 13, T.4 N., R.17 E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO

PREPARED FOR MAGLEBY CONSTRUCTION
dwg 03116120 1:28:04 PM

ROJECT INFORMATION

ORIGINAL ON FILE AT
OFFICE OF GALENA
ENGINEERING
(HAILEY, ID)

SKS
DESIGNEDBY.
Sk

DRAVIN BY

SME
CHECKED BY

com

SRR

(208) 788-1705

5/26/2020] SKS | RESPONSE TO BUILDING PERMIT COMMENTS 05/22120

6/0912020)

2|
H
@
=
s g
s
3 3
8 3
2 |l £
S 3 s
pi & EIR
=7 B
= |Sl5|2
I Ell e
[ {3
AN EEEE
S 2312
z | 121233
z| |22
3| |zReR
S| [2lz(58
| |92)22
o | |2lalS]e
o a|z|a|a]
|| 15]3|2|8
bl W L
E
2 »[2le|ee
@ ||ol5|5| 5|5
by
(%]
o
o
o
2
o




EXHIBIT B



Galena Engineering Inc.

West Ketchum Residences
Gravel Borrow Ditch - Bird Drive

Engineer's Construction Cost Estimate

| # | REF [item Unit Qnty Unit Cost Item Cost |
CONSTRUCTION ITEMS

1 2’(-) crushed aggregate subbase (6" compacted depth) ton 63 $30.00 $1 ,900.00|

2 3/4’(-) crushed aggregate base (4" compacted depth) ton 23 $30.00 $700.00|

$2,600.00

Page 1 7/8/2020



Attachment D.

Draft Findings of Fact, Conclusions of Law, and Decision



City of Ketchum
Planning & Building

IN RE:

KETCHUM PLANNING AND ZONING COMMISSION
FINDINGS OF FACT, CONCLUSIONS OF LAW, AND

West Ketchum Residences
Townhouse Subdivision Preliminary Plat

— o T

Date: July 13, 2020 DECISION

File Number: 19-141

PROIJECT: West Ketchum Residences Preliminary Plat

FILE NUMBER: P19-141

REPRESENTATIVE: Robert Parker, VP Companies

OWNER: West Ketchum Residences, LLC c¢/o Robert Parker, VP Companies

REQUEST: Preliminary Plat approval to subdivide a 47,338 square foot lot into ten (10)

townhouse sublots

ASSOCIATED PERMITS: P19-140 — Design Review for the 10-unit development
P19-142 - Lot Line Shift to combine four exiting lots into one lot so parcel can be re-
subdivided into townhouse sublots
BP20-033 (Future units 1 & 2)
BP20-035 (Future Units 3 & 4)

LOCATION: 150 Bird Drive (Lot 5AA, Block 1, Bavarian Village Subdivision)

ZONING: General Residential High Density (GR-H)

OVERLAY: None

NOTICE: Notice was mailed to properties within a 300 ft radius of the subject property and all

political subdivisions on June 26th, 2020. Notice was published in the June 17th,
2020 edition of the Idaho Mountain Express.

ATTACHMENTS: A. Recommended Phasing Agreement and Exhibits

FINDINGS OF FACT

1. On March 9%, 2020, the Planning and Zoning Commission considered a Townhouse Subdivision
Preliminary Plat application for a 10-unit townhouse development to be located on the subject parcel
and recommended approval to City Council.

2. After the application was forwarded to City Council for review and hearing, staff recognized that in
order for each townhouse unit to receive eventual Final Plat approval commensurate with completion

480 East Ave. N. * P.O.Box 2315 * Ketchum,ID 83340 * main(208) 726-7801 * fax(208) 726-7812
facebook.com/CityofKetchum * twitter.com/Ketchum_Idaho * www.ketchumidaho.org



of each building a Phasing Agreement was necessary (KMC §16.04.080.C.4). Additionally, during
building permit review for the first two buildings (BP20-033 — future sublots 1 &2, BP20-035 — future
sublots 3&4), the Assistant Fire Chief recognized that the private driveway, Parcel A, needed to be
recognized as a private street because it serves more than four (4) units. The property owner was
entitled to apply for building permits because of the existing Design Review approval.

3. Assuch, the Preliminary Plat application was been re-noticed for a hearing with the Commission so
that Phasing Plan could be reviewed and incorporated into the entitlements for this development.

4. The Commission considered the application during a public hearing on July 13", 2020 and
recommended approval of the Preliminary Plat and Phasing Agreement to City Council.

5. The subject property is located in the General Residential — High Density (GR-H) zoning district.

6. Townhouse subdivisions are a permitted use in the zoning district.

7. The townhouse subdivision Preliminary Plat application is consistent with the Design Review
application approved by the Planning and Zoning Commission on February 10%", 2020 and building
permit approvals BP20-033 and BP20-035.

Table 1: City Department Comments
City Department Comments
Compliant

Yes | No | N/A | City Code City Standards and City Department Comments
o | d 16.04.030.C | Complete Application
. 0 Fire Department: The same comments included with the Design Review approval, prior Preliminary

Plat review, and BP20-033 and BP20-035 reviews apply.

Engineering/Streets Department:
O O The same comments included with the Design Review approval, prior Preliminary Plat review, and

BP20-033 and BP20-035 reviews apply.

Utilities:

1The same comments included with the Design Review approval, prior Preliminary Plat review, and
O O BP20-033 and BP20-035 reviews apply including addition of the following plat note:

e Should repairs be required on any part of the public sewer main the City of Ketchum will not
be responsible for repair or replacement of pavers, landscaping, or heating system.

O O Building:

Planning and Zoning:
X
0o Comments are denoted throughout the Staff Report.

Table 2: Preliminary Plat Requirements
Preliminary Plat Requirements
Compliant Standards and Findings
Yes | No | N/ | City Code City Standards and Findings
A

O | O | 16.04.030.C.1

The subdivider shall file with the administrator copies of the completed
subdivision application form and preliminary plat data as required by this
chapter.

W. Ketchum Residences Townhouse Sub. Prelim. Plat & Phasing Agreement Findings of Fact, Conclusions of Law, and Decision
Planning and Zoning Commission meeting of July 13, 2020
City of Ketchum Planning & Building Department Page 2 of 20



Findings The application has been reviewed and determined to be complete.

X 16.04.030.] Application and Preliminary Plat Contents: The preliminary plat, together with all
application forms, title insurance report, deeds, maps, and other documents
reasonably required, shall constitute a complete subdivision application. The
preliminary plat shall be drawn to a scale of not less than one inch equals one
hundred feet (1" = 100') and shall show the following:

Findings All required materials for the Preliminary Plat application have been submitted.

X 16.04.030.1 .1 The scale, north point and date.

Findings This standard has been met.
X 16.04.030.J.2 The name of the proposed subdivision.
Findings This standard has been met.
= 16.04.030.1.3 The name and address of the owner of record, the subdivider, and the
engineer, surveyor, or other person preparing the plat.
Findings This standard has been met.
X 16.04.030.1).4 Legal description of the area platted.
Findings .
This standard has been met.

X 16.04.030.J.5 The names and the intersecting boundary lines of adjoining subdivisions and

parcels of property.
Findings .
This standard has been met.

X 16.04.030.1.6 A contour map of the subdivision with contour lines and a maximum
interval of two feet (2’) to show the configuration of the land based upon
the United States geodetic survey data, or other data approved by the city
engineer.

Findings Contours were indicated in the civil plans reviewed with the Design Review

X 16.04.030. 1.7 The scaled location of existing buildings, water bodies and courses and
location of the adjoining or immediately adjacent dedicated streets,
roadways and easements, public and private.

Findings .
This standard has been met.
X 16.04.030.J .8 Boundary description and the area of the tract.
Findings This standard has been met.

X 16.04.030..9 Existing zoning of the tract.

Findings This standard has been met. Existing zoning is GR-H and is noted in plat note
#9.

W. Ketchum Residences Townhouse Sub. Prelim. Plat & Phasing Agreement Findings of Fact, Conclusions of Law, and Decision
Planning and Zoning Commission meeting of July 13, 2020

City of Ketchum Planning & Building Department Page 3 of 20



= O 16.04.030.J.10 The proposed location of street rights of way, lots, and lot lines, easements,
including all approximate dimensions, and including all proposed lot and
block numbering and proposed street names.

Findings As conditioned by the utilities department per the Commission’s March 2020
review of the Preliminary Plat the following plat notes shall be added to the
Final Plat:

e Should repairs be required on any part of the public sewer main the City of
Ketchum will not be responsible for repair or replacement of pavers,
landscaping, or heating system.
All other standards have been met.
O 16.04.030.J The location, approximate size and proposed use of all land intended to be

A1 . .
dedicated for public use or for common use of all future property owners
within the proposed subdivision.

Findings Common areas are indicated on the plat - Parcel B, common lawn area, and Parcel
A - road and public utility parcel.

O 16.04.030.J The location, size and type of sanitary and storm sewers, water mains, culverts

A2 and other surface or subsurface structures existing within or immediately adjacent
to the proposed sanitary or storm sewers, water mains, and storage facilities,
street improvements, street lighting, curbs, and gutters and all proposed utilities.

Findings A complementary civil drawing package has been submitted with the Design Review
application that was previously reviewed and approved by the Commission. This
drawing set is attached for reference.

O] 16.04.030.J The direction of drainage, flow and approximate grade of all streets.

Findings Not applicable, the project abuts the existing street Bird Drive.

The internal private drive and its drainage and grade was reviewed with the Design
Review application.
(] | 16.04.030.) The location of all drainage canals and structures, the proposed method of

14 disposing of runoff water, and the location and size of all drainage easements,
whether they are located within or outside of the proposed plat.

Findings A complementary civil drawing package has been submitted with the Design Review
application that was previously reviewed and approved by the Commission. This
drawing set is attached for reference.

] | 16.04.030. Vicinity map drawn to approximate scale showing the location of the proposed

J.15 subdivision in reference to existing and/or proposed arterials and collector

Findings This application replats an existing lot within Bavarian Village Subdivision. The platted
and recorded Bavarian Village Subdivision serves as the vicinity map.

O 16.04.030. The boundaries of the floodplain, floodway and avalanche overlay district shall

J.16 also be clearly delineated and marked on the preliminary plat or a note provided
if the entire project is in the floodplain, floodway or avalanche overlay district.

Findings N/A the property is not currently mapped to be in the floodplain/floodway. The
property is not within the avalanche overlay.

W. Ketchum Residences Townhouse Sub. Prelim. Plat & Phasing Agreement Findings of Fact, Conclusions of Law, and Decision
Planning and Zoning Commission meeting of July 13, 2020
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] 16.04.030. Building envelopes shall be shown on each lot, all or part of which is within a
J.17 floodway, floodplain, or avalanche zone; or any lot that is adjacent to the Big
Wood River, Trail Creek, or Warm Springs Creek; or any lot, a portion of which has
a slope of twenty five percent (25%) or greater; or upon any lot which will be
created adjacent to the intersection of two (2) or more streets.
Findings N/A
(] | 16.04.030.) | Lot area of each lot.
.18
Findings Sublot sizes are indicated.
[J | 16.04.030.) Existing mature trees and established shrub masses.
19
Findings Existing trees and a landscaping plan indicating improvements to the site were
included with the Design Review application.
] | 16.04.030.) To be provided to Administrator:
.20
20. Subdivision names shall not be the same or confused with the name of any other
subdivision in Blaine County, Idaho and shall be approved by the Blaine County
Assessor.
Findings This standard has been met. The proposed West Ketchum Residences subdivision
name has not been used by another project.
] | 16.04.03 All percolation tests and/or exploratory pit excavations required by state health
0.J.21 authorities.
Findings N/A this project will connect to municipal services.
] 16.04.03 A copy of the provisions of the articles of incorporation and bylaws of
0.J).22 homeowners' association and/or condominium declarations to be filed with the
final plat of the subdivision.
Findings This standard has been met.
O 16.04.03 A current title report shall be provided at the time that the preliminary plat is filed
0.J.23 with the administrator, together with a copy of the owner's recorded deed to such
property.
Findings This standard has been met.
O 16.04.03 A digital copy of the preliminary plat shall be filed with the administrator.
0.).24
Findings This standard has been met.

W. Ketchum Residences Townhouse Sub. Prelim. Plat & Phasing Agreement Findings of Fact, Conclusions of Law, and Decision
Planning and Zoning Commission meeting of July 13, 2020
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O | O | 16.04.040.A

Required Improvements: The improvements set forth in this section shall be shown
on the preliminary plat and installed prior to approval of the final plat.
Construction design plans shall be submitted and approved by the city engineer. All
such improvements shall be in accordance with the comprehensive plan and
constructed in compliance with construction standard specifications adopted by
the city. Existing natural features which enhance the attractiveness of the
subdivision and community, such as mature trees, watercourses, rock
outcroppings, established shrub masses and historic areas, shall be preserved
through design of the subdivision.

Findings

This standard has been met. Some existing trees are being removed but a landscaping
plan for the development, which includes installation of new trees, was approved with
the Design Review application.

U 16.04.040.B

Improvement Plans: Prior to approval of final plat by the commission, the
subdivider shall file two (2) copies with the city engineer, and the city engineer
shall approve construction plans for all improvements required in the proposed
subdivision. Such plans shall be prepared by a civil engineer licensed in the state.

Findings

N/A at this time.

Ul 16.04.040.C

Prior to final plat approval, the subdivider shall have previously constructed all
required improvements and secured a certificate of completion from the city
engineer. However, in cases where the required improvements cannot be
constructed due to weather conditions or other factors beyond the control of the
subdivider, the city council may accept, in lieu of any or all of the required
improvements, a performance bond filed with the city clerk to ensure actual
construction of the required improvements as submitted and approved. Such
performance bond shall be issued in an amount not less than one hundred fifty
percent (150%) of the estimated costs of improvements as determined by the city
engineer. In the event the improvements are not constructed within the time
allowed by the city council (which shall be one year or less, depending upon the
individual circumstances), the council may order the improvements installed at
the expense of the subdivider and the surety. In the event the cost of installing the
required improvements exceeds the amount of the bond, the subdivider shall be
liable to the city for additional costs. The amount that the cost of installing the
required improvements exceeds the amount of the performance bond shall
automatically become a lien upon any and all property within the subdivision
owned by the owner and/or subdivider.

Findings

N/A at this time.

U 16.04.040.D

As Built Drawing: Prior to acceptance by the city council of any improvements
installed by the subdivider, two (2) sets of as built plans and specifications, certified
by the subdivider's engineer, shall be filed with the city engineer. Within ten (10)
days after completion of improvements and submission of as built drawings, the city
engineer shall certify the completion of the improvements and the acceptance of
the improvements, and shall submit a copy of such certification to the administrator
and the subdivider. If a performance bond has been filed, the administrator shall
forward a copy of the certification to the city clerk. Thereafter, the city clerk shall
release the performance bond upon application by the subdivider.

W. Ketchum Residences Townhouse Sub. Prelim. Plat & Phasing Agreement Findings of Fact, Conclusions of Law, and Decision
Planning and Zoning Commission meeting of July 13, 2020
City of Ketchum Planning & Building Department Page 6 of 20




Findings N/A at this time.

U 16.04.040.E Monumentation: Following completion of construction of the required
improvements and prior to certification of completion by the city engineer, certain
land survey monuments shall be reset or verified by the subdivider's engineer or
surveyor to still be in place. These monuments shall have the size, shape, and type
of material as shown on the subdivision plat. The monuments shall be located as
follows:

1. All angle points in the exterior boundary of the plat.

2. All street intersections, points within and adjacent to the final plat.

3. All street corner lines ending at boundary line of final plat.

4. All angle points and points of curves on all streets.

5. The point of beginning of the subdivision plat description.

Findings N/A at this time.
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] 16.04.040.F

Lot Requirements:
1. Lot size, width, depth, shape and orientation and minimum building
setback lines shall be in compliance with the zoning district in which the
property is located and compatible with the location of the subdivision and
the type of development, and preserve solar access to adjacent properties and
buildings.
2. Whenever a proposed subdivision contains lot(s), in whole or in part,
within the floodplain, or which contains land with a slope in excess of twenty
five percent (25%), based upon natural contours, or creates corner lots at the
intersection of two (2) or more streets, building envelopes shall be shown for
the lot(s) so affected on the preliminary and final plats. The building
envelopes shall be located in a manner designed to promote harmonious
development of structures, minimize congestion of structures, and provide
open space and solar access for each lot and structure. Also, building
envelopes shall be located to promote access to the lots and maintenance of
public utilities, to minimize cut and fill for roads and building foundations, and
minimize adverse impact upon environment, watercourses and topographical
features. Structures may only be built on buildable lots. Lots shall only be
created that meet the definition of "lot, buildable" in section 16.04.020 of this
chapter. Building envelopes shall be established outside of hillsides of twenty
five percent (25%) and greater and outside of the floodway. A waiver to this
standard may only be considered for the following:
a. For lot line shifts of parcels that are entirely within slopes of twenty
five percent (25%) or greater to create a reasonable building envelope,
and mountain overlay design review standards and all other city
requirements are met.
b. For small, isolated pockets of twenty five percent (25%) or greater
that are found to be in compliance with the purposes and standards of
the mountain overlay district and this section.
3. Corner lots outside of the original Ketchum Townsite shall have a property
line curve or corner of a minimum radius of twenty five feet (25') unless a
longer radius is required to serve an existing or future use.
4. Side lot lines shall be within twenty degrees (20°) to a right angle or radial
line to the street line.
5. Double frontage lots shall not be created. A planting strip shall be provided
along the boundary line of lots adjacent to arterial streets or incompatible
zoning districts.
6. Every lot in a subdivision shall have a minimum of twenty feet (20') of
frontage on a dedicated public street or legal access via an easement of
twenty feet (20') or greater in width. Easement shall be recorded in the office
of the Blaine County recorder prior to or in conjunction with recordation of
the final plat..

Findings

N/A at this time.
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O [J | 16.04.040.G [G. Block Requirements: The length, width and shape of blocks within a proposed

subdivision shall conform to the following requirements:
1. No block shall be longer than one thousand two hundred feet (1,200'), nor
less than four hundred feet (400') between the street intersections, and shall
have sufficient depth to provide for two (2) tiers of lots.
2. Blocks shall be laid out in such a manner as to comply with the lot
requirements.
3. The layout of blocks shall take into consideration the natural topography of
the land to promote access within the subdivision and minimize cuts and fills
for roads and minimize adverse impact on environment, watercourses and
topographical features.
4. Except in the original Ketchum Townsite, corner lots shall contain a building
envelope outside of a seventy five foot (75') radius from the intersection of
the streets.

Findings These standards have been met, this subdivision is essential one “block”. Standard four

(4) is N/A.

] 0 16.04.040.H.1 H. Street Improvement Requirements:

1. The arrangement, character, extent, width, grade and location of all streets
put in the proposed subdivision shall conform to the comprehensive plan and
shall be considered in their relation to existing and planned streets,
topography, public convenience and safety, and the proposed uses of the
land;
Findings This standard has been met. The proposed development is located on a relatively small
infill parcel. Topographical changes are minimal.

L0 | O | 16.04.040.H.2 2. All streets shall be constructed to meet or exceed the criteria and standards set
forth in chapter 12.04 of this code, and all other applicable ordinances, resolutions
or regulations of the city or any other governmental entity having jurisdiction,
now existing or adopted, amended or codified;

Findings The design of the private street located on Parcel A has been approved by the City
Engineer via review and approval of the first two building permits in the development.

O | O 16.04.040.H.3 3. Where a subdivision abuts or contains an existing or proposed arterial street,
railroad or limited access highway right of way, the council may require a frontage
street, planting strip, or similar design features;

Findings N/A the development does not abut or contain an arterial street, railroad, or limited
access highway.

0o 16.04.040.H.4 (4. Streets may be required to provide access to adjoining lands and provide proper
traffic circulation through existing or future neighborhoods;

Findings N/A due to the subject property abutting the rear yard of a developed parcel.
Ul [] | 16.04.040.H.5 [5. Street grades shall not be less than three-tenths percent (0.3%) and not more than

seven percent (7%) so as to provide safe movement of traffic and emergency
vehicles in all weather and to provide for adequate drainage and snow plowing;

Findings

This standard has been met.
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O 16.04.040.H.6 |6. In general, partial dedications shall not be permitted, however, the council may
accept a partial street dedication when such a street forms a boundary of the
proposed subdivision and is deemed necessary for the orderly development of the
neighborhood, and provided the council finds it practical to require the dedication
of the remainder of the right of way when the adjoining property is subdivided.
When a partial street exists adjoining the proposed subdivision, the remainder of
the right of way shall be dedicated;

Findings N/A Parcel A will be a private street.

O 16.04.040.H.7 [7. Dead end streets may be permitted only when such street terminates at the
boundary of a subdivision and is necessary for the development of the subdivision
or the future development of the adjacent property. When such a dead end street
serves more than two (2) lots, a temporary turnaround easement shall be
provided, which easement shall revert to the adjacent lots when the street is
extended;

Findings N/A, the private street Parcel A functions as a private driveway for the 10 townhouse
units. However, because it serves more than four (4) units, it is classified as a private
street.

[1 | 16.04.040.H.8 8. A cul-de-sac, court or similar type street shall be permitted only when necessary to
the development of the subdivision, and provided, that no such street shall have a
maximum length greater than four hundred feet (400') from entrance to center of
turnaround, and all cul-de-sacs shall have a minimum turnaround radius of sixty
feet (60') at the property line and not less than forty five feet (45') at the curb line;

Findings This standard has been met. The private street is approximately 200’ in length.

[] | 16.04.040.H.9 9. Streets shall be planned to intersect as nearly as possible at right angles, but in no
event at less than seventy degrees (70°);

Findings This standard has been met.

] 16.04.040.H.1 {10. Where any street deflects an angle of ten degrees (10°) or more, a connecting

0 curve shall be required having a minimum centerline radius of three hundred feet

(300') for arterial and collector streets, and one hundred twenty five feet (125') for
minor streets;

Findings N/A

O 16.04.040.H.1 11. Streets with centerline offsets of less than one hundred twenty five feet (125')

1 shall be prohibited;

Findings N/A

] 16.04.040.H.1 (12. A tangent of at least one hundred feet (100') long shall be introduced between

2 reverse curves on arterial and collector streets;

Findings N/A
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O 16.04.040.H.1 (13. Proposed streets which are a continuation of an existing street shall be given the
3 same names as the existing street. All new street names shall not duplicate or be
confused with the names of existing streets within Blaine County, Idaho. The
subdivider shall obtain approval of all street names within the proposed
subdivision from the County Assessor’s office before submitting same to council
for preliminary plat approval;
Findings N/A
[ | 16.04.040.H.1 [14. Street alignment design shall follow natural terrain contours to result in safe
4 streets, usable lots, and minimum cuts and fills;
Findings This standard has been met. The subject property is relatively flat as is the private
street.
] 16.04.040.H.1 (15. Street patterns of residential areas shall be designed to create areas free of
5 through traffic, but readily accessible to adjacent collector and arterial streets;
Findings N/A
O 16.04.040.H.1 {16. Reserve planting strips controlling access to public streets shall be permitted
6 under conditions specified and shown on the final plat, and all landscaping and
irrigation systems shall be installed as required improvements by the subdivider;
Findings N/A
[l 16.04.040.H.1 [17. In general, the centerline of a street shall coincide with the centerline of the street
7 right of way, and all crosswalk markings shall be installed by the subdivider as a
required improvement;
Findings N/A the street is private, no right-of-way is being dedicated.
O 16.04.040.H.1 18. Street lighting shall be required consistent with adopted city standards and where
8 designated shall be installed by the subdivider as a requirement improvement;
Findings N/A street lighting is not required in this zone.
[] | 16.04.040.H.1 [19. Private streets may be allowed upon recommendation by the commission and
9 approval by the Council. Private streets shall be constructed to meet the design
standards specified in subsection H2 of this section and chapter 12.04 of this code;
Findings It is recommended that Parcel A be a private street rather than a public street. Parcel A
functions like a private driveway but because it serves more than four (4) dwellings it is
classified as a private street.
] 16.04.040.H.2 20. Street signs shall be installed by the subdivider as a required improvement of a
0 type and design approved by the Administrator and shall be consistent with the
type and design of existing street signs elsewhere in the City;
Findings N/A street signage for the private street is not required. The units will utilize Bird Drive
addresses.
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O 16.04.040.H.2 21. Whenever a proposed subdivision requires construction of a new bridge, or will
1 create substantial additional traffic which will require construction of a new
bridge or improvement of an existing bridge, such construction or improvement
shall be a required improvement by the subdivider. Such construction or
improvement shall be in accordance with adopted standard specifications;
Findings N/A.
U 16.04.040.H.2 [22. Sidewalks, curbs and gutters shall be required consistent with adopted city
2 standards and where designated shall be a required improvement installed by the
subdivider;
Findings N/A, sidewalks, curbs and gutters are not required in this zone.
] 16.04.040.H.2 [23. Gates are prohibited on private roads and parking access/entranceways, private
3 driveways accessing more than one single-family dwelling unit and one accessory
dwelling unit, and public rights-of-way unless approved by the City Council; and
Findings N/A a gate is not proposed.
O 16.04.040.H.2 24. No new public or private streets or flag lots associated with a proposed
4 subdivision (land, planned unit development, townhouse, condominium) are
permitted to be developed on parcels within the Avalanche Zone
Findings N/A the subject property is not located in the Avalanche Zone.

] 16.04.040.1 [I. Alley Improvement Requirements: Alleys shall be provided in, commercial and
light industrial zoning districts. The width of an alley shall be not less than twenty
feet (20'). Alley intersections and sharp changes in alignment shall be avoided, but
where necessary, corners shall be provided to permit safe vehicular movement.
Dead end alleys shall be permitted only within the original Ketchum Townsite and
only after due consideration of the interests of the owners of property adjacent to
the dead end alley including, but not limited to, the provision of fire protection,
snow removal and trash collection services to such properties. Improvement of
alleys shall be done by the subdivider as required improvement and in
conformance with design standards specified in subsection H2 of this section.

Findings N/A alleys are not required in this zone.

Ul 16.04.040.).1 ). Required Easements: Easements, as set forth in this subsection, shall be required
for location of utilities and other public services, to provide adequate pedestrian
circulation and access to public waterways and lands.

1. A public utility easement at least ten feet (10') in width shall be required within the
street right-of-way boundaries of all private streets. A public utility easement at
least five feet (5') in width shall be required within property boundaries adjacent
to Warm Springs Road and within any other property boundary as determined by
the City Engineer to be necessary for the provision of adequate public utilities.

Findings This standard has been met.
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] 16.04.040.).2

2. Where a subdivision contains or borders on a watercourse, drainageway, channel or
stream, an easement shall be required of sufficient width to contain such
watercourse and provide access for private maintenance and/or reconstruction of
such watercourse.

Findings

N/A

U 16.04.040.).3

3. All subdivisions which border the Big Wood River, Trail Creek and Warm Springs
Creek shall dedicate a ten foot (10') fish and nature study easement along the
riverbank. Furthermore, the Council shall require, in appropriate areas, an
easement providing access through the subdivision to the bank as a sportsman'’s
access. These easement requirements are minimum standards, and in appropriate
cases where a subdivision abuts a portion of the river adjacent to an existing
pedestrian easement, the Council may require an extension of that easement
along the portion of the riverbank which runs through the proposed subdivision.

Findings

N/A

] 16.04.040.).4

4. All subdivisions which border on the Big Wood River, Trail Creek and Warm Springs
Creek shall dedicate a twenty five foot (25') scenic easement upon which no
permanent structure shall be built in order to protect the natural vegetation and
wildlife along the riverbank and to protect structures from damage or loss due to
riverbank erosion.

Findings

N/A

] 16.04.040.).5

5. No ditch, pipe or structure for irrigation water or irrigation wastewater shall be
constructed, rerouted or changed in the course of planning for or constructing
required improvements within a proposed subdivision unless same has first been
approved in writing by the ditch company or property owner holding the water
rights. A written copy of such approval shall be filed as part of required
improvement construction plans.

Findings

N/A

U 16.04.040.).6

6. Nonvehicular transportation system easements including pedestrian walkways, bike
paths, equestrian paths, and similar easements shall be dedicated by the
subdivider to provide an adequate nonvehicular transportation system
throughout the City.

Findings

N/A, nonvehicular transportation easements are not needed on this parcel due to the
parcel being a relatively small infill parcel.
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O | O | 16.04.040.K

K. Sanitary Sewage Disposal Improvements: Central sanitary sewer systems shall be
installed in all subdivisions and connected to the Ketchum sewage treatment
system as a required improvement by the subdivider. Construction plans and
specifications for central sanitary sewer extension shall be prepared by the
subdivider and approved by the City Engineer, Council and Idaho Health
Department prior to final plat approval. In the event that the sanitary sewage
system of a subdivision cannot connect to the existing public sewage system,
alternative provisions for sewage disposal in accordance with the requirements of
the Idaho Department of Health and the Council may be constructed on a
temporary basis until such time as connection to the public sewage system is
possible. In considering such alternative provisions, the Council may require an
increase in the minimum lot size and may impose any other reasonable
requirements which it deems necessary to protect public health, safety and
welfare.

Findings

This standard has been met. All units will be connected to the Ketchum Sun Valley
sewage system.

0O | O | 16.04.040.L

L. Water System Improvements: A central domestic water distribution system shall
be installed in all subdivisions by the subdivider as a required improvement. The
subdivider shall also be required to locate and install an adequate number of fire
hydrants within the proposed subdivision according to specifications and
requirements of the City under the supervision of the Ketchum Fire Department
and other regulatory agencies having jurisdiction. Furthermore, the central water
system shall have sufficient flow for domestic use and adequate fire flow. All such
water systems installed shall be looped extensions, and no dead end systems shall
be permitted. All water systems shall be connected to the Municipal water system
and shall meet the standards of the following agencies: Idaho Department of
Public Health, Idaho Survey and Rating Bureau, District Sanitarian, Idaho State
Public Utilities Commission, Idaho Department of Reclamation, and all
requirements of the City.

Findings

This standard has been met. All units will be connected to the municipal water system.

[ 16.04.040.M

M. Planting Strip Improvements: Planting strips shall be required improvements.
When a predominantly residential subdivision is proposed for land adjoining
incompatible uses or features such as highways, railroads, commercial or light
industrial districts or off street parking areas, the subdivider shall provide planting
strips to screen the view of such incompatible features. The subdivider shall
submit a landscaping plan for such planting strip with the preliminary plat
application, and the landscaping shall be a required improvement.

Findings

N/A this is a residential development adjacent to existing residential developments.
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] 16.04.040.N.1

N. Cuts, Fills, And Grading Improvements: 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 and vegetation. The design
criteria shall include the following:

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

Findings

N/A the site is relatively flat and grading will be minimal. Additionally, all site grading
has been reviewed and approved through the review and approval of the first two
building permits for the development.

0 | O | 16.04.040.N.2

2. Preliminary grading plan prepared by a civil engineer shall be submitted as part of
all preliminary plat applications. Such plan shall contain the following information:
a. Proposed contours at a maximum of five foot (5') 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.

f. Any other information which may reasonably be required by the
Administrator, commission or Council to adequately review the affect of the
proposed improvements.

Findings

All site grading has been reviewed and approved through the review and approval of the
first two building permits for the development.

0 | O | 16.04.040.N.3

3. Grading shall be designed to blend with natural landforms 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.

Findings

Grading for the site is minimal. Grading has been reviewed and approved through the
review and approval process for the fist two building permits.

[ 16.04.040.N.4

4. 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 open space for the benefit of future property owners within the subdivision.

Findings

N/A this is a relatively flat lot that is well suited for development.

0 | O | 16.04.040.N.5

5. Where existing soils and vegetation are disrupted by subdivision development,
provision shall be made by the subdivider for revegetation of disturbed areas with
perennial vegetation sufficient to stabilize the soil upon completion of the
construction. Until such times as such revegetation has been installed and
established, the subdivider shall maintain and protect all disturbed surfaces from
erosion.

Findings

A landscaping plan was submitted with Design Review. Because this is a townhouse
subdivision, not a land subdivision, landscaping will be installed as part of the
building process.
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0 | O | 16.04.040.N.6

6. Where cuts, fills, or other excavations are necessary, the following development
standards shall apply:

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

b. Fills shall be compacted to at least ninety five percent (95%) of maximum
density as determined by AASHO T99 (American Association of State Highway
Officials) and ASTM D698 (American Standard Testing Methods).

Findings

All site grading has been reviewed and approved through the review and approval of the
first two building permits for the development.

O |0 | 16.04.040.0

0. Drainage Improvements: The subdivider shall submit with the preliminary plat
application such maps, profiles, and other data prepared by an engineer to
indicate the proper drainage of the surface water to natural drainage courses or
storm drains, existing or proposed. The location and width of the natural drainage
courses shall be shown as an easement common to all owners within the
subdivision and the City on the preliminary and final plat. All natural drainage
courses shall be left undisturbed or be improved in a manner that will increase the
operating efficiency of the channel without overloading its capacity. An adequate
storm and surface drainage system shall be a required improvement in all
subdivisions and shall be installed by the subdivider. Culverts shall be required
where all water or drainage courses intersect with streets, driveways or improved
public easements and shall extend across and under the entire improved width
including shoulders.

Findings

All drainage improvements for the development have been submitted and were
approved with the first two building permits issued.

0 | O | 16.04.040.P

P. Utilities: In addition to the terms mentioned in this section, all utilities including,
but not limited to, electricity, natural gas, telephone and cable services shall be
installed underground as a required improvement by the subdivider. Adequate
provision for expansion of such services within the subdivision or to adjacent
lands including installation of conduit pipe across and underneath streets shall be
installed by the subdivider prior to construction of street improvements.

Findings

The applicant is planning to install all necessary utilities as this is an application to
subdivide buildings into townhouse units.

O | O | 16.04.040.Q

Q. Off Site Improvements: Where the off site impact of a proposed subdivision is
found by the commission or Council to create substantial additional traffic,
improvements to alleviate that impact may be required of the subdivider prior to
final plat approval, including, but not limited to, bridges, intersections, roads,
traffic control devices, water mains and facilities, and sewer mains and facilities.

Findings

N/A this subdivision will not create substantial additional traffic.

[ 16.04.040.R

R. Avalanche And Mountain Overlay: All improvements and plats (land, planned unit
development, townhouse, condominium) created pursuant to this chapter shall
comply with City of Ketchum Avalanche Zone District and Mountain Overlay
Zoning District requirements as set forth in Title 17 of this Code.
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Findings

N/A the property is not located in the Avalanche or Mountain Overlay.

16.04.040.5

S. Existing natural features which enhance the attractiveness of the subdivision and
community, such as mature trees, watercourses, rock outcroppings, established

shrub masses and historic areas, shall be preserved through design of the
subdivision.

Findings

N/A, this is a small-scale townhouse subdivision on an infill lot that contains no

significant natural features.

Table 3: Townhouse Preliminary Plat Requirements

Townhouse Preliminary Plat Requirements

Compliant

Standards and Findings

Yes

No

N/

City Code

City Standards and Findings

16.04.080.B

Townhouse Owners' Documents: The subdivider of the townhouse
project shall submit with the preliminary plat application a copy of the
proposed party wall agreement and any proposed document(s) creating
an association of owners of the proposed townhouse sublots, which shall
adequately provide for the control and maintenance of all commonly
held facilities, garages, parking and/or open spaces. Prior to final plat
approval, the subdivider shall submit to the city a final copy of such
documents and shall file such documents prior to recordation of the plat,
which shall reflect the recording instrument numbers.

Findings

The applicant has submitted the HOA articles of incorporation and proposed
association bylaws.

16.04.080.C.1

Townhouse developments shall be administered consistent with the
procedures and design and development regulations established in
§16.04.030 and §16.04.040 and the standards of this subsection.

1. All townhouse developments shall be platted under the procedures
contained in the subdivision ordinance in effect and shall be required to
obtain design review approval prior to building permit issuance.

Findings

This project is being reviewed for compliance with all applicable standards and is
following the procedure for townhome platting.

16.04.080.C.2

The subdivider may apply for preliminary plat approval from the commission
pursuant to subsection 16.04.030D of this chapter at the time application is
made for design review approval pursuant to title 17, chapter 17.96 of this
code. The commission may approve, deny or conditionally approve such
preliminary plat upon consideration of the action taken on the application for
design review of the project.

Findings

This Preliminary Plat application follows Design Review approval of the
project.
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O | 16.04.080.C.3

The preliminary plat, other data, and the commission's findings may
be transmitted to the council prior to commencement of construction
of the project under a valid building permit issued by the City. The
council shall act on the preliminary plat pursuant to subsection
16.04.030E and F of this chapter.

Findings The applicant was entitled to apply for building permits due to the

Design Review entitlements; platting is not required for multi-family
developments in the GR-H zone.

O | 16.04.080.C.4

In the event a phased townhouse development project is proposed,
after preliminary plat is granted for the entirety of a project, the final
plat procedure for each phase of a phased development project shall
follow §16.04.030.G and comply with the additional provisions of
§16.04.110 of this code.

Findings A Phasing Plan has been submitted for this development. If approved

§16.04.030.G will be followed for Final Plat.

CONCLUSIONS OF LAW

The City of Ketchum is a municipal corporation organized under Article Xl of the Idaho Constitution and
the laws of the State of Idaho, Title 50, Idaho Code.

Under Chapter 65, Title 67, of the Idaho Code the City has passed a subdivision ordinance, Title 16.

The Commission has authority to review and recommend approval of the applicant’s Preliminary Plat
and Phasing Agreement Application pursuant to Chapter 16.04 of Ketchum Code Title 16.

The project does meet the standards of approval under Chapter 16.04 of Subdivision Code Title 16.

DECISION

THEREFORE, the Ketchum Planning and Zoning Commission recommends approval of this Preliminary Plat and
Phasing Agreement application this Monday, July 13th, 2020 subject to the following conditions:

1.

The following notes shall be added to the Final Plat:

a. Should repairs be required on any part of the public sewer main the City of Ketchum will not
be responsible for repair or replacement of pavers, landscaping, or heating system.

The Covenants, Conditions, and Restrictions (CC&R’s) shall be simultaneously recorded with the final

plat, and the City will not now, nor in the future, determine the validity of the CC&R’s.

The failure to obtain Final Plat approval by the Council, of an approved preliminary plat, within two

(2) years after approval by the Council shall cause all approvals of said preliminary plat to be null

and void.

The recorded plat shall show a minimum of two Blaine County Survey Control Monuments with ties

to the property and an inverse between the two monuments. The Survey Control Monuments shall

be clearly identified on the face of the map.

An electronic CAD file shall be submitted to the City of Ketchum prior to final plat signature by the

City Clerk. The electronic CAD file shall be submitted to the Blaine County Recorder’s office

concurrent with the recording of the Plat containing the following minimum data:
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o

Line work delineating all parcels and roadways on a CAD layer/level designated as “parcel”;

b. Line work delineating all roadway centerlines on a CAD layer/level designated as “road”; and,
Line work that reflects the ties and inverses for the Survey Control Monuments shown on the
face of the Plat shall be shown on a CAD layer/level designated as “control”; and,

d. Allinformation within the electronic file shall be oriented and scaled to Grid per the Idaho State

Plane Coordinate System, Central Zone, NAD1983 (1992), U.S. Survey Feet, using the Blaine

County Survey Control Network. Electronic CAD files shall be submitted in a “.dwg”, “.dgn” or

“.shp” format and shall be submitted digitally to the City on a compact disc. When the endpoints

of the lines submitted are indicated as coincidental with another line, the CAD line endpoints

shall be separated by no greater than 0.0001 drawing units.

6. The applicant shall provide a copy of the recorded final plat to the Planning and Building Department
for the official file on the application.

7. All requirements of the Fire, Utility, Building, Planning, and Public Works departments of the City of
Ketchum shall be met. The applicant shall comply with all City Department conditions as described
in Tables 1 & 2.

Findings of Fact adopted this 13" day of July, 2020.

Neil Morrow Chair, Planning and Zoning Commission

Suzanne Frick, Director of Planning and Building, City of Ketchum
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ATTACHMENT A.

Recommended Phasing Agreement and Exhibits
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