
                                                                                                              
                                                                            
                                                                           

 

 
 

 
 
 
 

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 26th, 2020. Notice was published in the June 17th, 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 10th, 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 9th, 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). 
 

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 
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. 
 
No substantive changes to the plat have 
occurred since the Commission reviewed 
and approved the Preliminary Plat in 
March of 2020. Details related to drainage, 
grading, right-of-way improvements, and 
the Community Housing fee in-lieu of 

construction were worked out during building permit review for the first two buildings.  
 
All city departments reviewed the Phasing Plan and department comments have been incorporated into the 
agreement.  
 
 
 

Figure 1. West Ketchum Townhomes Concept Rendering 

Sublots 1&2 

Sublots 3&4 

Sublots 5&6 

Sublots 7&8 

Sublots 9&10 



 
 

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 3 of 20  

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 

 
Table 2: Preliminary Plat Requirements 

 

Preliminary Plat Requirements 

Compliant Standards and Findings 

Yes No N/ 
A 

City Code City Standards and Findings 

☒ ☐ ☐ 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. 

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

☒ ☐ ☐ 16.04.030.J 
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. 

City Department Comments 

Compliant  

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

☒ ☐ ☐ 16.04.030.C Complete Application 

☒ ☐ ☐ 
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:  
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 
BP20-033 and BP20-035 reviews apply including addition of the following plat note: 

• 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. 

☒ ☐ ☐ Building:    

☒ ☐ ☐ 
Planning and Zoning: 
Comments are denoted throughout the Staff Report.  
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☒ ☐ ☐ 16.04.030.I .1 
The scale, north point and date. 

   Findings 
This standard has been met. 

☒ ☐ ☐ 16.04.030. J .2 
 
 
 

The name of the proposed subdivision. 

   Findings 
This standard has been met. 

☒ ☐ ☐ 16.04.030. J.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. 

☒ ☐ ☐ 16.04.030. J.4 
Legal description of the area platted. 

   Findings 
This standard has been met. 

☒ ☐ 

 
 
 

☐ 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. 

☒ ☐ ☐ 16.04.030. J.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 
application. ☒ ☐ ☐ 16.04.030. J.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. 

☒ ☐ ☐ 16.04.030.J .8 
Boundary description and the area of the tract. 

   Findings 
This standard has been met. 

☒ ☐ ☐ 16.04.030.J.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: 

• 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. 

 ☒ ☐ ☐ 16.04.030.J 
.11 

The location, approximate size and proposed use of all land intended to be 
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. 

☒ ☐ ☐ 16.04.030.J 
.12 

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

☐ ☐ ☒ 16.04.030.J 
.13 

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. J 
.14 

The location of all drainage canals and structures, the proposed method of 
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. 
J.15 

Vicinity map drawn to approximate scale showing the location of the proposed 
subdivision in reference to existing and/or proposed arterials and collector 
streets. Findings 

 
 
 
 
  

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

☐ ☐ ☒ 16.04.030. 
J.16 

The boundaries of the floodplain, floodway and avalanche overlay district shall 
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. 
J.17 

Building envelopes shall be shown on each lot, all or part of which is within a 
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. J 
.18 

Lot area of each lot. 

Findings Sublot sizes are indicated. 

☒ ☐ ☐ 16.04.030. J 
.19 

Existing mature trees and established shrub masses. 

Findings Existing trees and a landscaping plan indicating improvements to the site were 
included with the Design Review application. 

☒ ☐ ☐ 16.04.030. J 
.20 

To be provided to Administrator: 
 
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
0. J .21 

All percolation tests and/or exploratory pit excavations required by state health 
authorities. 

Findings N/A this project will connect to municipal services. 

 ☒ ☐ ☐ 16.04.03
0. J .22 

A copy of the provisions of the articles of incorporation and bylaws of 
homeowners' association and/or condominium declarations to be filed with the 
final plat of the subdivision. 

Findings This standard has been met. 

 ☒  ☐ ☐ 16.04.03
0. J .23 

A current title report shall be provided at the time that the preliminary plat is filed 
with the administrator, together with a copy of the owner's recorded deed to such 
property. 

   Findings This standard has been met. 

 ☒ ☐ ☐ 16.04.03
0. J .24 

A digital copy of the preliminary plat shall be filed with the administrator. 
 

Findings This standard has been met. 
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☒ ☐ ☐ 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. 

☐ ☐ ☒ 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. 

 ☐  ☐   ☒ 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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☐ ☐ ☒ 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. 

☐ ☐ ☒ 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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☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☐ ☐ ☒ 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. 

☐ ☐ ☒ 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. 

☒ ☐ ☐ 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; 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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Findings This standard has been met. 

☐ ☐ ☒ 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. 

☐ ☐ ☒ 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. 

☒ ☐ ☐ 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
0 

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

☐ ☐ ☒ 16.04.040.H.1
1 

11. Streets with centerline offsets of less than one hundred twenty five feet (125') 
shall be prohibited; 

Findings N/A 

☐ ☐ ☒ 16.04.040.H.1
2 

12. A tangent of at least one hundred feet (100') long shall be introduced between 
reverse curves on arterial and collector streets; 

Findings N/A 
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☐ ☐ ☒ 16.04.040.H.1
3 

13. Proposed streets which are a continuation of an existing street shall be given the 
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
4 

14. Street alignment design shall follow natural terrain contours to result in safe 
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
5 

15. Street patterns of residential areas shall be designed to create areas free of 
through traffic, but readily accessible to adjacent collector and arterial streets; 

Findings N/A 

☐ ☐ ☒ 16.04.040.H.1
6 

16. Reserve planting strips controlling access to public streets shall be permitted 
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 

☐ ☐ ☒ 16.04.040.H.1
7 

17. In general, the centerline of a street shall coincide with the centerline of the street 
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. 

☐ ☐ ☒ 16.04.040.H.1
8 

18. Street lighting shall be required consistent with adopted city standards and where 
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
9 

19. Private streets may be allowed upon recommendation by the commission and 
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
0 

20. Street signs shall be installed by the subdivider as a required improvement of a 
type and design approved by the Administrator and shall be consistent with the 
type and design of existing street signs elsewhere in the City; 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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Findings N/A street signage for the private street is not required. The units will utilize Bird Drive 
addresses. 

☐ ☐ ☒ 16.04.040.H.2
1 

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

22. Sidewalks, curbs and gutters shall be required consistent with adopted city 
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
3 

23. Gates are prohibited on private roads and parking access/entranceways, private 
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
4 

24. No new public or private streets or flag lots associated with a proposed 
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.I 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. 

☒ ☐ ☐ 16.04.040.J.1 J.    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. 

☐ ☐ ☒ 16.04.040.J.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 

☐ ☐ ☒ 16.04.040.J.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.J.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.J.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 

☐ ☐ ☒ 16.04.040.J.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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☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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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☒ ☐ ☐ 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). 

 

c. Cut slopes shall be no steeper than two horizontal to one vertical (2:1). 
Subsurface drainage shall be provided as necessary for stability. 

 

d. Fill slopes shall be no steeper than three horizontal to one vertical (3:1). 
Neither cut nor fill slopes shall be located on natural slopes of three to 
one (3:1) or steeper, or where fill slope toes out within twelve feet (12') 
horizontally of the top and existing or planned cut slope. 

 

e. Toes of cut and fill slopes shall be set back from property boundaries a 
distance of three feet (3'), plus one-fifth (1/5) of the height of the cut or 
the fill, but may not exceed a horizontal distance of ten feet (10'); tops 
and toes of cut and fill slopes shall be set back from structures at a 
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the 
cut or the fill. Additional setback distances shall be provided as 
necessary to accommodate drainage features and drainage structures. 

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

☒ ☐ ☐ 16.04.040.0 O. 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 
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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 

Compliant Standards and Findings 

Yes No N/ 
A 

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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☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

 
 
 

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



Attachment A.  

Application 

  





Attachment B.  

Preliminary Plat dated June 2020 

  



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
monuments and the recorded plat of Lot 5AA, Block 1, Bavarian Village Subdivision, Instrument Number __________, records of Blaine County, Idaho.  All
found monuments have been accepted.  Additional Documents used in the course of this survey include; Bavarian Village Subdivision: Lots 3A, 4A, 5A, 6A,
7A & 8A, Instrument Number 631181, and Bavarian Village Subdivision, Instrument Number 139821, both records of Blaine County, Idaho.

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
property: natural  hazards, encroachments, wetlands, easements, building setbacks,  restrictive covenants, subdivision restrictions, zoning or any other
land-use regulations. An independent title search has not been performed by the surveyor for this project.

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
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
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
report are NOT plotted hereon.  Review of specific documents is required, if further information is desired.

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
property will encompass Utility Easements per Instrument Numbers 660648, 660804, 661177, & 661178, records of Blaine County, Idaho.

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
entry walkways.  The HOA will maintain this system.

6. A Landscape Easement shall be created hereon between all sublot lines and the exterior footprints of each structure on said sublots.

7. The West Ketchum Residences Declaration of Covenants, Conditions and Restrictions and Party Wall Agreement are recorded under Instrument Number
__________, records of Blaine County, Idaho.

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
Phillips, Galena Engineering Inc., 317 N River Street, Hailey, ID 83333.

9. The Current Zoning is GR-H.  Refer to the City of Ketchum Zoning Code for more information about this zone.

10. Refer to the Engineering Base Drawing, prepared by Galena Engineering, Inc., for existing conditions and proposed improvements.

11. The Private Access Parcel (Parcel A) is designated as a fire lane. A clear zone of 20' shall be maintained at all times.

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
unbuildable except for ingress/egress or utilities. Costs for utilities, snow removal, onsite street maintenance, and maintenance of Parcel A shall be shared on
a pro rata basis between the lots.

13. Garage space shall not be converted to living space or uses other than parking of vehicles and household storage.

14. All 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.

15. All 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 is subject to a Development Phasing Agreement, recorded under Instrument Number __________,
records of Blaine County, Idaho.

19. A 5' 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
responsible for snow removal, maintenance, and repair.
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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 Idaho municipal corporation   an Idaho LLC 

   

      

 

 

By:         By:        

        Neil Bradshaw, Mayor  Robert Parker, Managing Member 

 

 __________________________ 

  

 

 _________________________ 

  

        

ATTEST:   
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_____________________________   

Robin Crotty, City Clerk       
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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, I 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, I 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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LINE EASEMENT

Property Line

Adjoiner's Lot Line

GIS Tie Line

Found 1/2" Rebar

Found 5/8" Rebar

Mechanical Room Easement

Easements per Instrument Numbers

660648, 660804, 661177, & 661178

(See Note 4)

Easement, type & width as shown

Building Setback per Site Plan, AS102

Building Footprint

Garage Footprint

Proposed Paver & Hydronic Heating

Maintenance Easement (See Note 5)

Proposed Pavers

Set 5/8" Rebar, PLS 16670

Proposed Sublot & Parcel Lines 

Proposed 10' Water Line Easement (See Note 16)

Proposed 10' Sewer Line Easement (See Note 16)

Existing Ground Contour (5')

Existing Ground Contour (1')

Line Table

Line #

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

L12

L13

Length

30.48

30.48

18.00

20.00

18.00

30.48

30.48

30.48

30.48

30.48

30.48

30.48

30.48

Direction

N83° 51' 48"E

N83° 51' 48"E

N00° 34' 48"E

S89° 25' 12"E

S00° 34' 48"W

N82° 42' 12"W

S82° 42' 12"E

N83° 51' 48"E

S83° 51' 48"W

N83° 51' 48"E

S83° 51' 48"W

S82° 42' 12"E

N82° 42' 12"W

Curve Table

Curve

C1

C2

C3

C4

C5

C6

Length

18.21'

25.77'

25.57'

18.41'

26.65'

14.50'

Radius

28.00'

28.00'

28.00'

28.00'

28.01'

28.00'

Delta

37° 16' 15"

52° 43' 45"

52° 20' 00"

37° 39' 59"

54° 30' 44"

29° 40' 29"

Tangent

9.44'

13.88'

13.76'

9.55'

14.43'

7.42'

Chord

17.89'

24.87'

24.70'

18.08'

25.65'

14.34'

Chord Direction

N71° 56' 41"E

N26° 56' 41"E

S25° 35' 13"E

S70° 35' 12"E

N62° 42' 30"E

N73° 49' 27"W

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

monuments and the recorded plat of Lot 5AA, Block 1, Bavarian Village Subdivision, Instrument Number __________, records of Blaine County, Idaho.  All

found monuments have been accepted.  Additional Documents used in the course of this survey include; Bavarian Village Subdivision: Lots 3A, 4A, 5A, 6A,

7A & 8A, Instrument Number 631181, and Bavarian Village Subdivision, Instrument Number 139821, both records of Blaine County, Idaho.

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

property: natural  hazards, encroachments, wetlands, easements, building setbacks,  restrictive covenants, subdivision restrictions, zoning or any other

land-use regulations. An independent title search has not been performed by the surveyor for this project.

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

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

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

report are NOT plotted hereon.  Review of specific documents is required, if further information is desired.

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

property will encompass Utility Easements per Instrument Numbers 660648, 660804, 661177, & 661178, records of Blaine County, Idaho.

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

entry walkways.  The HOA will maintain this system.

6. A Landscape Easement shall be created hereon between all sublot lines and the exterior footprints of each structure on said sublots.

7. The West Ketchum Residences Declaration of Covenants, Conditions and Restrictions and Party Wall Agreement are recorded under Instrument Number

__________, records of Blaine County, Idaho.

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

Phillips, Galena Engineering Inc., 317 N River Street, Hailey, ID 83333.

9. The Current Zoning is GR-H.  Refer to the City of Ketchum Zoning Code for more information about this zone.

10. Refer to the Engineering Base Drawing, prepared by Galena Engineering, Inc., for existing conditions and proposed improvements.

11. The Private Access Parcel (Parcel A) is designated as a fire lane. A clear zone of 20' shall be maintained at all times.

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

unbuildable except for ingress/egress or utilities. Costs for utilities, snow removal, onsite street maintenance, and maintenance of Parcel A shall be shared on

a pro rata basis between the lots.

13. Garage space shall not be converted to living space or uses other than parking of vehicles and household storage.

14. All 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.

15. All 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 is subject to a Development Phasing Agreement, recorded under Instrument Number __________,

records of Blaine County, Idaho.

19. A 5' 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

responsible for snow removal, maintenance, and repair.
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5. EXERCISE EXTREME CARE AND CONDUCT A THOROUGH INSPECTION DURING THE WATER MAIN LAYING TO PREVENT AND DETECT SMALL STONES, PIECES OF CONCRETE,
PARTICLES OF MATERIAL, OR OTHER FOREIGN MATERIAL THAT MAY HAVE ENTERED THE MAINS.
6. CLEAN LARGE MATERIAL BY FLUSHING AND INSPECTING ALL HYDRANTS ON THE LINES TO ENSURE THAT THE ENTIRE VALVE OPERATING MECHANISM OF EACH HYDRANT
IS IN GOOD CONDITION.

B. DISINFECTION OF WATER PIPES
1. GENERAL.

a. COMPLY WITH ANSI/AWWA C 651: DISINFECTING WATER MAINS, THESE SPECIFICATIONS, AND ENGINEER'S DIRECTION.
b. KEEP THE INTERIOR OF ALL PIPE, FITTINGS AND APPURTENANCES FREE FROM DIRT, HEAVY AND FOREIGN PARTICLES.
c. DISINFECT ALL WATER PIPES AND APPURTENANCES PRIOR TO PLACING IN SERVICE.

2. FORM OF CHLORINE USED TO BE PRE-APPROVED BY THE ENGINEER.
a. LIQUID CHLORINE.

1) FORM: LIQUID CONTAINING 100% AVAILABLE CHLORINE UNDER PRESSURE IN STEEL CONTAINERS.
2) STANDARD: ANSI/AWWA B 301.
3) EXECUTION: USED ONLY BY TRAINED PERSONNEL WITH APPROPRIATE GAS-FLOW CHLORINATORS AND EJECTORS.
4) AUTHORIZATION:  ONLY WITH WRITTEN AUTHORIZATION OF THE ENGINEER.

b. SODIUM HYPOCHLORITE.
1) FORM: LIQUID CONTAINING APPROXIMATELY 5% TO 15% AVAILABLE CHLORINE.
2) STANDARD: ANSI/AWWA B 300.

c. CALCIUM HYPOCHLORITE.
1) FORM: GRANULAR OR IN 5G TABLETS CONTAINING APPROXIMATELY 65% AVAILABLE CHLORINE BY WEIGHT.
2) STANDARD: ANSI/AWWA B 300.

3. METHODS OF CHLORINATION USED TO BE PRE-APPROVED BY THE ENGINEER.
a. TABLET OR GRANULE METHOD.

1) SOLUTION STRENGTH: 25 MG/L MINIMUM.
2) USE:  ONLY IF THE PIPES AND APPURTENANCES ARE KEPT CLEAN AND DRY DURING CONSTRUCTION.  DO NOT USE SOLVENT WELDED PLASTIC OR SCREWED

JOINT STEEL PIPE.
3) PLACEMENT WHEN USING GRANULES:  DURING CONSTRUCTION, PLACE CALCIUM HYPOCHLORITE GRANULES AT THE UPSTREAM END OF EACH BRANCH MAIN,

AND AT 500-FOOT INTERVALS.
4) GRANULAR QUANTITY:  REFER TO TABLE 2

1
2
3

With a 40 psi pressure in the main with the hydrant flowing to atmosphere, a 2- 1/2
inch hydrant outlet will discharge approximately 1,000 gpm and a 4-1/2 inch  hydrant
will discharge approximately 2500 gpm.
Number of taps on pipe based on discharge through 5 feet of galvanized iron  (GI)
pipe with one 90° elbow.

TABLE 1
REQUIRED FLOW AND OPENINGS TO FLUSH PIPELINES

40 PSI RESIDUAL PRESSURE IN WATER MAIN (1)

FLUSHING AND DISINFECTION
A. FLUSHING PRIOR TO DISINFECTION
1. BEFORE CHLORINATION, FLUSH THE MAINS THOROUGHLY AFTER THE PRESSURE AND LEAKAGE TEST ARE COMPLETE.
2. USE A MINIMUM FLUSHING VELOCITY IN THE MAIN OF 2.5 FEET/SECOND.
3. IF NO HYDRANT IS INSTALLED AT THE END OF THE MAIN, PROVIDE A TAP OF THE SIZE SUFFICIENT TO PRODUCE A VELOCITY IN THE MAIN OF AT LEAST 2.5 FEET/SECOND.
4. TABLE 1 SHOWS THE RATES OF FLOW REQUIRED TO PRODUCE A VELOCITY OF 2.5 FEET/SECOND IN VARIOUS SIZE PIPES.

TABLE 2
OUNCES OF GRANULES

(1) ADJUST FOR PIPE LENGTH OTHER THAN 18 FEET.
(2) BASED ON 3.25G AVAILABLE CHLORINE PER TABLET.
7) FILLING PROCEDURE:  WHEN GRANULE OR TABLET INSTALLATION HAS BEEN COMPLETED, FILL THE MAIN WITH CLEAN WATER AT A VELOCITY NOT EXCEEDING

1 FPS.  TAKE PRECAUTIONS TO ASSURE THAT AIR POCKETS ARE ELIMINATED.  LEAVE THIS WATER IN THE PIPE FOR AT LEAST 24 HOURS.  IF 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 IN ACTIVE SERVICE.

b. CONTINUOUS FEED METHOD.
1) SOLUTION STRENGTH:  DOSE AT 25 MG/L FOR 4 HOURS.
2) RESIDUAL: 10 MG/L AT 24 HOURS.
3) DOSING METHODS:

a) LIQUID CHLORINE:  SOLUTION FEED VACUUM-OPERATED CHLORINATOR IN COMBINATION WITH A BOOSTER PUMP.
b) DIRECT FEED: NOT ALLOWED.
c) HYPOCHLORITE SOLUTION:  CHEMICAL FEED PUMP DESIGNED FOR FEEDING CHLORINE SOLUTIONS.
d) 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.  FILL AT A

POINT NOT MORE THAN 10 FEET DOWNSTREAM FROM THE BEGINNING OF THE NEW MAIN.  MEASURE THE CHLORINE CONCENTRATION AT REGULAR INTERVALS
AND ENSURE A 25 MG/L DOES.  POSITION VALVES SO THAT THE CHLORINE SOLUTION IN THE MAIN BEING TREATED DOES NOT FLOW INTO WATER MAINS IN ACTIVE
SERVICE.  DO NOT STOP CHLORINE APPLICATION UNTIL THE ENTIRE MAIN IS FILLED WITH CHLORINATED WATER.  RETAIN THE CHLORINATED WATER IN THE MAIN
FOR AT LEAST 4 HOURS, OPERATING ALL VALVES AND HYDRANTS IN THE SECTION TREATED.  AT THE END ON THE 24 HOUR PERIOD, VERIFY THE TREATED WATER
IN ALL PORTIONS OF THE MAIN HAS RESIDUAL OF 10 MG/L FREE CHLORINE.

c. SLUG METHOD.
1) SOLUTION STRENGTH:  100 MG/L.
2) DOSING METHODS:  PER ENGINEER'S DIRECTION.

3) FILLING PROCEDURE:  USE APPROVED SOURCE TO FLOW CLEAN WATER AT A CONSTANT, MEASURED RATE INTO THE NEWLY LAID WATER MAIN.  FILL AT A POINT
NOT MORE THAN 10 FEET DOWNSTREAM FROM THE BEGINNING OF THE NEW MAIN.  MEASURE CONCENTRATION AT REGULAR INTERVALS TO ENSURE 100 MG/L
DOSE.  APPLY THE CHLORINE CONTINUOUSLY AND FOR THE TIME REQUIRED TO DEVELOP A SOLID COLUMN OR "SLUG" OF CHLORINATED WATER THAT WILL, AS IT
MOVES THROUGH THE MAIN, EXPOSE ALL INTERIOR SURFACES TO A 100 MG/L FOR AT LEAST 3 HOURS.  MEASURE THE CHLORINE RESIDUAL IN THE SLUG AS IT
MOVES THROUGH THE MAIN. IF AT ANY TIME IT DROPS BELOW 50 MG/L, STOP FLOW AND RELOCATE CHLORINATION EQUIPMENT AT THE HEAD OF THE SLUG, AND
AS FLOW IS RESUMED, ADD CHLORINE TO RESTORE THE FREE CHLORINE IN THE SLUG TO NOT LESS THAN 100 MG/L.  AS THE CHLORINATED WATER FLOWS PAST
FITTINGS AND VALVES, OPERATE VALVES AND HYDRANTS TO DISINFECT APPURTENANCES AND PIPE BRANCHES.

C. FINAL FLUSHING.
1. AFTER THE RETENTION PERIOD, FLUSH THE CHLORINATED WATER FROM THE MAIN UNTIL CHLORINE MEASUREMENTS SHOW THAT THE CONCENTRATION IN THE WATER

LEAVING THE MAIN IS NO HIGHER THAN THAT IN THE SYSTEM, OR IS ACCEPTABLE FOR DOMESTIC USE.
2. DISPOSAL OF FLUSHING WATER TO BE DONE IN A MANNER SO THAT IT DOES NOT:

a. REACH SURFACE WATERS OR WATERS OF THE STATE
b. DAMAGE SURROUNDING PROPERTIES
c. TAKE PLACE DURING PERIODS WHEN THE AMBIENT TEMPERATURE IS ABOVE 85° WITHOUT PRIOR APPROVAL OF THE ENGINEER
3. IF WATER CAN NOT BE RETAINED ON SITE AND IF IT IS NOT ALLOWED TO ENTER THE SANITARY SEWER COLLECTION SYSTEM, WATER SHALL BE DECHLORINATED TO HAVE
A MAXIMUM AVAILABLE CHLORINE CONCENTRATION OF 0.13 MG/L AND THE APPROPRIATE PRIVATE, FEDERAL AND STATE DISCHARGE AND DISPOSAL APPROVALS SHALL BE
ACQUIRED PRIOR TO COMMENCEMENT OF FLUSHING ACTIVITIES.  SHOULD THERE BE A POTENTIAL FOR THE GROUNDWATER RULE TO BE VIOLATED AS A RESULT OF A
CHLORINATED DISCHARGE THE ENGINEER SHALL COORDINATE DISPOSAL WITH REGIONAL DEQ STAFF PRIOR TO FLUSHING.

D. BACTERIOLOGICAL TESTS.
1. AFTER FINAL FLUSHING AND BEFORE THE WATER MAIN IS PLACED IN SERVICE, TEST SAMPLES COLLECTED FROM THE MAIN(S) FOR COLIFORM BACTERIA.
    TAKE 2 SAMPLES FROM EACH LOCATION 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.

E. REDISINFECTION.
1. IF THE INITIAL DISINFECTION FAILS TO PRODUCE APPROVED BACTERIOLOGICAL SAMPLES, REFLUSH AND RESAMPLE THE MAIN.
2. IF CHECK SAMPLES SHOW BACTERIAL CONTAMINATION, RE-CHLORINATE THE MAIN UNTIL APPROVED RESULTS ARE OBTAINED.

F. SWABBING.
1. IF CONNECTIONS ARE NOT DISINFECTED ALONG WITH THE NEWLY INSTALLED MAIN, SWAB OR SPRAY THE INTERIOR OF ALL
    PIPES AND FITTINGS USED IN MAKING THE CONNECTIONS WITH A 1% HYPOCHLORITE SOLUTION BEFORE INSTALLATION.

5) PLACEMENT WHEN USING TABLETS:  DURING CONSTRUCTION, PLACE 5G CALCIUM HYPOCHLORITE TABLES IN EACH SECTION OF 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
SUCH AS PERMATEX NO. 2 OR APPROVED SUBSTITUTION.  ASSURE NO ADHESIVE IS ON THE TABLET EXCEPT ON THE BROAD SIDE ATTACHED 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 PLACED IN THE TRENCH, MARK THEIR POSITION ON THE SECTION
SO IT CAN BE READILY DETERMINED THAT THE PIPE IS INSTALLED WITH THE TABLES AT THE TOP.

6) TABLET QUANTITY:  REFER TO TABLE 3

TABLE 3
NUMBER OF TABLETS (1)

Number of taps on pipe
(2)

SEWER CONSTRUCTION NOTES
1. ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE "IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION" (ISPWC) AND THE CITY OF KETCHUM

STANDARDS.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND KEEPING A COPY OF THE ABOVE STANDARDS AND SPECIFICATIONS AND A SET OF
PLANS STAMPED WITH THE DEQ APPROVAL STAMP AND A COPY OF THE DEQ APPROVAL LETTER ON SITE AT ALL TIMES DURING CONSTRUCTION.

2. ALL MAINS AND SERVICES SHALL COMPLY WITH IDAPA 58.01.08.542.07.a AND IDAPA 58.01.08.542.07.b WHICH ADDRESS THE REQUIREMENTS FOR SEPARATION
DISTANCES BETWEEN POTABLE WATER LINES (INCLUDING MAINS AND SERVICE LINES) WITH NON-POTABLE LINES (SEE ILLUSTRATION OF THESE SEPARATION
REQUIREMENTS ON THIS SHEET).  IN ADDITION, WATER MAINS SHALL BE CONSTRUCTED WITH AT LEAST 25 FEET HORIZONTAL SEPARATION FROM INFILTRATION
TRENCHES AND DRY WELLS.

3. THE LOCATION OF EXISTING UNDERGROUND UTILITIES ARE SHOWN ON THE PLANS IN AN APPROXIMATE WAY.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR
LOCATING EXISTING UTILITIES DURING THE CONSTRUCTION.  THE CONTRACTOR AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT
FROM HIS FAILURE TO ACCURATELY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

4. THE CONTRACTOR SHALL VERIFY THE LOCATION AND ELEVATION OF ALL EXISTING WATER AND SEWER MAINS AT ALL PROPOSED CROSSINGS.  SOME
RELOCATION OF WATER AND SEWER MAINS MAY BE REQUIRED IN ADDITION TO THOSE SHOWN ON THE PLANS.

5. POTABLE/NON-POTABLE CROSSINGS SHALL COMPLY WITH ISPWC STANDARD DRAWING NO. SD-407 AND IDAPA SECTION 58.01.08.542.07.

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

7.  ALL SEWER SERVICE STUBS SHALL BE MARKED AND CAPPED WITH A GREEN PAINTED METAL FENCE POST. SEWER SERVICE LINES SHALL BE PLACED AT A SLOPE
OF 2%, WITH MARKERS PER ISPWC. CLEANOUTS ARE REQUIRED AT CHANGES IN ALIGNMENT, GRADE, AND MINIMUM 150' LENGTH.

8.  ALL PIPE SHALL BE BEDDED WITH (ISPWC) TYPE I BEDDING MATERIAL.

9. TRENCHES SHALL BE BACK FILLED AND COMPACTED TO A MINIMUM OF 95% OF MAXIMUM DENSITY AS DETERMINED BY AASHTO T-99.

10. THE CONTRACTOR SHALL PRESSURE TEST ALL SEWER MAINS AND SEWER SERVICE CONNECTIONS IN ACCORDANCE WITH THE "IDAHO STANDARDS FOR PUBLIC
WORKS CONSTRUCTION".

11. ALL SEWER MAINS AND SERVICES SHALL BE CONSTRUCTED OF PVC PIPE CONFORMING TO ASTM D3034 SDR 35. MINIMUM PIPE DIAMETER FOR GRAVITY SEWER
MAINS SHALL BE 8-INCHES. MINIMUM SLOPE FOR 8-INCH SEWER MAIN SHALL BE 0.4%. INSTALL PIPE AT SLOPES INDICATED ON PLANS.

12. MANHOLES SHALL BE CONSTRUCTED IN ACCORDANCE WITH ISPWC STANDARD DRAWING SD-501. MINIMUM DIAMETER SHALL BE 48 INCHES, AT ALL PIPE
INTERSECTION, CHANGES IN ALIGNMENT, CHANGES IN GRADE, AND AT TERMINAL ENDS.

WATER MAIN CONSTRUCTION NOTES
1. WATER MAIN AND SERVICE CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE CITY OF KETCHUM STANDARDS.  NO WATER MAIN OR SERVICES SHALL BE

BACKFILLED UNTIL THEY HAVE BEEN INSPECTED AND APPROVED BY THE CITY.

2. WATER MAINS AND SERVICES SHALL HAVE A MINIMUM COVER OF SIX FEET (6.0'), MEASURED FROM FINISHED GRADE.

3. ALL 4" AND LARGER WATER MAINS SHALL BE CONSTRUCTED WITH AWWA C-900, CLASS 235 PVC PIPE. ALL WATER MAINS SHALL BE PRESSURE TESTED IN
CONFORMANCE WITH ISPWC SECTION 401.3.6 AND THE CITY OF KETCHUM STANDARDS. TRACER WIRE SHALL BE NO. 12 GAUGE COPPER LOCATING WIRE
INSULATED PER ISPWC SECTION 401 AND THE CITY OF KETCHUM SPECIFICATIONS.

4. SEE FLUSHING AND DISINFECTION REQUIREMENTS THIS SHEET.  ALL BACTERIA TEST RESULTS SHALL BE SUBMITTED TO THE ENGINEER AND THE CITY OF
KETCHUM WATER AND SEWER DEPARTMENT FOR FINAL APPROVAL AND ACCEPTANCE PRIOR TO ACTIVATION OF THE WATER MAIN AND SERVICES.

5. ALL WATER DISTRIBUTION AND WATER SERVICE INSTALLATION MATERIALS AND CHEMICALS USED TO DISINFECT POTABLE WATER COMPONENTS MUST BE
COMPLIANT WITH ANSI/NSF STANDARD 60/61. ALL MATERIALS MUST BE COMPLIANT WITH THE LOW LEAD RULE (<0.25%Pb BY WEIGHT).

6. ALL TEES, PLUGS, CAPS AND BENDS SHALL BE SECURED AND ANCHORED BY SUITABLE THRUST BLOCKING (MECHANICAL RESTRAINTS ARE NOT ALLOWED).
THRUST BLOCKS SHALL CONFORM TO ISPWC SD-403 AND THE CITY OF KETCHUM STANDARDS.

7. ALL VALVES SHALL BE GATE VALVES WITH NON-RISING STEM, "O" RING SEALS, AND TWO-INCH OPERATING NUTS MEETING AWWA STANDARDS PER ISPWC
SECTION 402. ALL GATE VALVES LOCATED IN PAVEMENT SHALL BE FITTED WITH CAST IRON VALVE BOXES WITH CONCRETE COLLARS PER ISPWC SD-406 AND THE
CITY OF KETCHUM SPEFICIATIONS.

8. ALL WATER MAIN FITTINGS SHALL BE DUCTILE IRON CONFORMING TO THE REQUIREMENTS OF AWWA C-110 FOR 250 PSI WORKING PRESSURE. JOINTS ON BURIED
VALVES SHALL BE MECHANICAL JOINTS UNLESS OTHERWISE NOTED.  FLANGED JOINTS SHOULD IN GENERAL BE AVOIDED UNDERGROUND.

9.  FIRE HYDRANTS SHALL CONFORM WITH THE CITY OF KETCHUM STANDARDS.

10. ALL TAPPING SADDLES SHALL BE CONSTRUCTED FROM T-304 STAINLESS STEEL WITH ANSI/AWWA C-207 CLASS 150 FLANGES. ALL WELDS SHALL CONFORM TO
ASTM A-380. THE TEST OUTLET SHALL BE 3/4" NPT WITH 3/4" NPT PLUG.

11. ALL WATER MAINS AND SERVICES SHALL COMPLY WITH IDAPA 58.01.08.542.07.a AND IDAPA 58.01.08.542.07.b WHICH ADDRESS THE REQUIREMENTS FOR
SEPARATION DISTANCES BETWEEN POTABLE WATER LINES (INCLUDING MAINS AND SERVICE LINES) WITH NON-POTABLE LINES (SEE ILLUSTRATION OF THESE
SEPARATION REQUIREMENTS ON THIS SHEET).  IN ADDITION, WATER MAINS SHALL BE CONSTRUCTED WITH AT LEAST 25 FEET HORIZONTAL SEPARATION FROM
INFILTRATION TRENCHES AND DRY WELLS.

12. ALL WATER SERVICES SHALL BE IN COMPLIANCE WITH ISPWC SECTION 404 AND THE CITY OF KETCHUM STANDARDS.  A USC EC APPROVED REDUCED PRESSURE
BACKFLOW ASSEMBLY (RPBA) SHALL BE INSTALLED ON PRIMARY SERVICE CONNECTIONS (INCLUDING FIRE SUPPRESSION SERVICES, IF APPLICABLE) IN
ACCORDANCE WITH THE CITY OF KETCHUM WATER DEPARTMENT, FIRE MARSHAL, PLUMBING BUREAU, AND STATE OF IDAHO BACKFLOW PREVENTION
REQUIREMENTS.  IN AREAS WHERE MULTIPLE WATER SERVICE LINES ARE IN SAME TRENCH SEPARATE LINES BY 6".

13. THE CONTRACTOR SHALL KEEP THE EXISTING WATER DISTRIBUTION SYSTEM LIVE, TO THE GREATEST EXTENT POSSIBLE, WHILE INSTALLING THE NEW WATER
MAIN AND SERVICES MINIMIZING DISRUPTION TO EXISTING WATER SYSTEM USERS.  THE NEW WATER MAIN AND SERVICES SHALL BE INSTALLED, BACKFILLED,
PRESSURE TESTED AND DISINFECTED AND FLUSHED PRIOR TO CONNECTING THE NEW MAIN TO THE EXISTING MAIN.  THE MAXIMUM ALLOWABLE SERVICE
OUTAGE FOR ANY SHUTDOWN IS 4 HOURS.

14. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROMPTLY REMOVING AND DISPOSING OF WATER ENTERING THE TRENCH DURING 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
CONTRACTOR SHALL DISPOSE OF THE WATER IN A SUITABLE MANNER WITHOUT CAUSING DAMAGE TO PROPERTY.

15. EXTRA FITTINGS MAY BE NECESSARY IN ADDITION TO THOSE SHOWN HEREON TO CONTROL ELEVATION AND AVOID UNDERGROUND CONFLICTS.

SHEET INDEX

CONSTRUCTION NOTES

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

1. ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE MOST CURRENT EDITION OF THE "IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION" (ISPWC) AND CITY OF
KETCHUM STANDARDS.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND KEEPING A COPY OF THE ISPWC AND CITY OF KETCHUM STANDARDS ON SITE DURING
CONSTRUCTION.

2. THE LOCATION OF EXISTING UNDERGROUND UTILITIES ARE SHOWN ON THE PLANS IN AN APPROXIMATE WAY.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING EXISTING
UTILITIES PRIOR TO COMMENCING AND DURING THE CONSTRUCTION.  THE CONTRACTOR AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT FROM HIS
FAILURE TO ACCURATELY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.  CONTRACTOR SHALL CALL DIGLINE (1-800-342-1585) TO LOCATE ALL EXISTING
UNDERGROUND UTILITIES A MINIMUM OF 48 HOURS IN ADVANCE OF EXCAVATION.

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

4. THE CONTRACTOR SHALL CLEAN UP THE SITE AFTER CONSTRUCTION SO THAT IT IS IN A CONDITION EQUAL TO OR BETTER THAN THAT WHICH EXISTED PRIOR TO CONSTRUCTION.

5. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS PRIOR TO CONSTRUCTION (THIS MAY INCLUDE ENCROACHMENT PERMITS AND NATIONAL POLLUTANT DISCHARGE
ELIMINATION SYSTEM (NPDES) CONSTRUCTION GENERAL PERMIT (CGP) PERMIT COVERAGE).

6. ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201.

7. ALL EXCAVATION & EMBANKMENT SHALL CONFORM TO ISPWC SECTION 202. SUBGRADE SHALL BE EXCAVATED AND SHAPED TO LINE, GRADE, AND CROSS-SECTION SHOWN ON THE
PLANS.  THE SUBGRADE SHALL BE COMPACTED TO 95% OF MAXIMUM DENSITY AS DETERMINED BY ASTM D-698.  THE CONTRACTOR SHALL WATER OR AERATE SUBGRADE AS
NECESSARY TO OBTAIN OPTIMUM MOISTURE CONTENT.  IN-LIEU OF DENSITY MEASUREMENTS, THE SUBGRADE MAY BE PROOF-ROLLED TO THE APPROVAL OF THE ENGINEER.

- PROOF-ROLLING:  AFTER EXCAVATION TO THE SUBGRADE ELEVATION AND PRIOR TO PLACING COURSE GRAVEL, THE CONTRACTOR SHALL PROOF ROLL THE SUBGRADE WITH A 5-TON
SMOOTH DRUM ROLLER, LOADED WATER TRUCK, OR LOADED DUMP TRUCK, AS ACCEPTED BY THE ENGINEER.  THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE ENGINEER OF
UNSUITABLE SUBGRADE MATERIAL AREAS, AND/OR AREAS NOT CAPABLE OF COMPACTION ACCORDING TO THESE SPECIFICATIONS.  UNSUITABLE OR DAMAGED SUBGRADE IS
WHEN THE SOIL MOVES, PUMPS AND/OR DISPLACES UNDER ANY TYPE OF PRESSURE INCLUDING FOOT TRAFFIC LOADS.

- IF, IN THE OPINION OF THE ENGINEER, THE CONTRACTOR’S OPERATIONS RESULT IN DAMAGE TO, OR PROTECTION OF, THE SUBGRADE, THE CONTRACTOR SHALL, AT HIS OWN
EXPENSE, REPAIR THE DAMAGED SUBGRADE BY OVER-EXCAVATION OF UNSUITABLE MATERIAL TO FIRM SUBSOIL, LINE EXCAVATION WITH GEOTEXTILE FABRIC, AND BACKFILL
WITH PIT RUN GRAVEL.

8. ALL 2" MINUS GRAVEL SHALL CONFORM TO ISPWC 802, TYPE II (ITD STANDARD 703.04, 2"), SHALL BE PLACED IN CONFORMANCE WITH ISPWC SECTION 801 AND COMPACTED PER
SECTION 202.  MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 90% OF MAXIMUM LABORATORY DENSITY AS DETERMINED BY AASHTO T-99.

9. ALL 3/4" MINUS CRUSHED GRAVEL SHALL CONFORM TO ISPWC 802, TYPE I (ITD STANDARD 703.04, 3/4" B), SHALL BE PLACED IN CONFORMANCE WITH ISPWC SECTION 802 AND
COMPACTED PER SECTION 202.  MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 95% OF MAXIMUM LABORATORY DENSITY AS DETERMINED BY AASHTO T-99 OR ITD T-91.

10. ALL ASPHALTIC CONCRETE PAVEMENT WORK SHALL CONFORM TO ISPWC SECTION(S) 805, 810, AND 811 FOR CLASS II PAVEMENT.  ASPHALT AGGREGATE SHALL BE 1/2" (13MM)
NOMINAL SIZE CONFORMING TO TABLE 803B IN ISPWC SECTION 803.  ASPHALT BINDER SHALL BE PG 58-28 CONFORMING TO TABLE A-1 IN ISPWC SECTION 805.

11. ASPHALT SAWCUTS SHALL BE AS INDICATED ON THE DRAWINGS, OR 24” INCHES FROM EDGE OF EXISTING ASPHALT, IF NOT INDICATED OTHERWISE SO AS TO PROVIDE A CLEAN
PAVEMENT EDGE FOR MATCHING. NO WHEEL CUTTING SHALL BE ALLOWED.

12.THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING TRAFFIC CONTROL PER THE CURRENT EDITION OF THE US DEPARTMENT OF TRANSPORTATION MANUAL OF UNIFORM
TRAFFIC CONTROL DEVICES (MUTCD).

13. ALL CONCRETE WORK SHALL CONFORM TO ISPWC SECTIONS 701, 703, AND 705. ALL CONCRETE SHALL BE 3,000 PSI MINIMUM, 28 DAY, AS DEFINED IN ISPWC SECTION 703, TABLE 1.C.
IMMEDIATELY AFTER PLACEMENT PROTECT CONCRETE BY APPLYING MEMBRANE-FORMING CURING COMPOUND, TYPE 2, CLASS A PER ASTM C 309-94. APPLY CURING COMPOUND
PER MANUFACTURER'S INSTRUCTIONS AND SPECIFICATIONS.

14. ALL TRENCHING SHALL CONFORM TO ISPWC STANDARD DRAWING SD-301. TRENCHES SHALL BE BACKFILLED AND COMPACTED TO A MINIMUM OF 95% OF MAXIMUM DENSITY AS
DETERMINED BY AASHTO T-99.

15.PER IDAHO CODE § 55-1613, THE CONTRACTOR SHALL RETAIN AND PROTECT ALL MONUMENTS, ACCESSORIES TO CORNERS, BENCHMARKS AND POINTS SET IN CONTROL SURVEYS;
ALL MONUMENTS, ACCESSORIES TO CORNERS, BENCHMARKS AND POINTS SET IN CONTROL SURVEYS THAT ARE LOST OR DISTURBED BY CONSTRUCTION SHALL BE REESTABLISHED
AND RE-MONUMENTED, AT THE EXPENSE OF THE AGENCY OR PERSON CAUSING THEIR LOSS OR DISTURBANCE AT THEIR ORIGINAL LOCATION OR BY SETTING OF A WITNESS CORNER
OR REFERENCE POINT OR A REPLACEMENT BENCHMARK OR CONTROL POINT, BY OR UNDER THE DIRECTION OF A PROFESSIONAL LAND SURVEYOR.

16.CONSTRUCTION OF WATER MAINS AND ALL OTHER RELATED APPURTENANCES SHALL BE IN ACCORDANCE WITH THE IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION
(ISPWC), IDAPA 58.01.08, IDAHO RULES FOR PUBLIC DRINKING WATER SYSTEMS AND THE CITY OF KETCHUM UTILITIES DEPARTMENT STANDARDS.

17.CONTRACTOR SHALL PRESSURE TEST, DISINFECT, AND CONDUCT BIOLOGICAL TESTING IN ACCORDANCE WITH THE IDAHO STANDARDS FOR PUBLIC WORKS CONSTRUCTION (ISPWC),
AMERICAN WATER WORKS ASSOCIATION (AWWA) STANDARDS, AND THE PRESSURE TESTING, DISINFECTION, AND MICROBIOLOGICAL TESTING PROCEDURES.

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

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

20.THE CONTRACTOR SHALL USE ANSI/NSF STANDARD 60 CHEMICALS AND COMPOUNDS DURING INSTALLATION & DISINFECTION OF POTABLE WATER MAIN.

21.EXISTING CONDITIONS AND BOUNDARY INFORMATION SHOWN HEREON ARE PER A SURVEY CONDUCTED BY BENCHMARK ASSOCIATES DATED 10/8/2019.

22.PROPOSED DISTURBED AREA IS OVER 1 ACRE. THE CONTRACTOR SHALL OBTAIN AN EPA NOTICE OF INTENT (NOI) AND IMPLEMENT SEDIMENT AND EROSION CONTROL MEASURES
PRIOR TO COMMENCING CONSTRUCTION.
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CONSTRUCTION KEYNOTES

SITE AND DRAINAGE IMPROVEMENTS

C04 INSTALL DRYWELL
a. RIM ELEV = ±5772.5 (PER DETAIL 7/C2.0)

IE IN (EAST) = 5765.52
b. RIM ELEV = ±5771.5 (PER DETAIL 8/C2.0)
c. RIM ELEV = ±5771.5 (PER DETAIL 8/C2.0)
d. RIM ELEV = ±5772.50 (PER DETAIL 8/C2.0)
e. RIM ELEV = ±5771.90 (PER DETAIL 7/C2.0)

IE IN (SOUTH) = 5766.98

C01 CONSTRUCT HEATED PAVER DRIVEWAY PER
DETAIL 4, SHEET C2.0.

C05 INSTALL CATCH BASIN PER DETAIL 2,
SHEET C2.0
a. RIM ELEV = 5772.35

IE OUT (NORTH) = 5768.35
b. RIM ELEV = 5772.46

IE OUT (NORTH) = 5768.46

INSTALL 12"Ø D3034 PVC PIPE @ S=2.0% MIN.C06

DEMOLITION

D02 REMOVE OR ABANDON EXISTING UTILITY IN
PLACE, COORDINATE WITH IDAHO POWER OR
INTERMOUNTAIN GAS

D03 REMOVE EXISTING DRYWELL

D04 REMOVE EXISTING CATCH BASIN

D01 DEMOLISH AND REMOVE EXISTING ASPHALT
DRIVEWAY

C02 INSTALL TURF CELL PRODUCT WITH PAVER
EDGE DELINEATION PER LANDSCAPE
ARCHITECT IN FIRE TRUCK TURN AROUND.

C03 INSTALL GRAVEL SHOULDER PER DETAIL 5,
SHEET C2.0.

RETAIN AND PROTECT EXISTING SEWER MAINS01

SEWER KEY NOTES

INSTALL SEWER MAIN. SEE PROFILE
SHEET C1.1

S02

WATER KEY NOTES

POINT OF WATER CONNECTION. COORDINATE
TAP AND INSTALLATION OF TAPPING VALVE
WITH CITY.

W02

INSTALL 1" WATER SERVICE PER CITY OF
KETCHUM STANDARDS

W03

W01

INSTALL SANITARY SEWER MANHOLE. SEE
PROFILE SHEET C1.1.

S03

INSTALL 4" SEWER SERVICE.S04

S05 INSTALL CLEAN-OUT PER ISPWC SD-506A

S06 INSTALL CLEAN-OUT AND EXTEND 4" SEWER
SERVICE TO PROPOSED BUILDING.

W04 INSTALL FROST FREE HYDRANT WITH DRAIN
PIT PER DETAIL 6, SHEET C2.0

W05 INSTALL 6" GATE VALVE

W06 INSTALL 6" CAP
 W/ THRUST BLOCK

LOCATE, CUT, CAP, AND ABANDON EXISTING
WATER SERVICE AT THE MAIN IN BIRD DRIVE.

GENERAL NOTES
1. SEE SHEET C0.1 FOR CONSTRUCTION

NOTES AND LEGEND.
2. SEE SHEET C1.1 FOR DRIVEWAY

GRADING.

S07 LOCATE, CUT, CAP, AND ABANDON EXISTING
SEWER SERVICE.

(## LF)

CONNECT DOWNSPOUT TO DRYWELL PER
ARCHITECT
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W07 INSTALL 6"Ø WATER MAIN PER CITY OF
KETCHUM AND ISPWC STANDARDS

W08 INSTALL FIRE HYDRANT ASSEMBLY WITH
MOUNTAIN EXTENSION PER DETAIL 1,
SHEET C3.0
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PAVER DRIVEWAY PER LANDSCAPE ARCHITECT

JOINTING SAND

COMPACTED SUBGRADE

SLOPE VARIES

AD
JO

IN
IN

G
 S

U
R

FA
C

E

3/4" AQUAHEAT PEX-A PIPE
SET AT 9" O.C. AND ZIP-TIED
TO WIRE MESH (TYP)

WIRE MESH

1. SUBBASE CAN BE 2" TYPE II OR 3 4" TYPE I CRUSHED
AGGREGATE BASE COURSE.

2. MATERIALS SHALL CONFORM WITH CURRENT ISPWC
STANDARDS, DIVISION 800 AGGREGATES AND ASPHALT.

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT
SPECIFIC GEOTECHNICAL REPORT, STAMPED BY A
LICENSED ENGINEER, IS PROVIDED.

4. INSTALL INSULATION PER PLUMBER.

5. THE CONTRACTOR SHALL NOTIFY THE GEOTECHNICAL
ENGINEER IF ANY SOFT SPOTS ARE EXPOSED. SOFT
SPOTS SHALL BE REPAIRED PER THE GEOTECHNICAL
REPORT.

NOTES:6" OF 2" MINUS AGGREGATE BASE COURSE

4" OF 3/4" MINUS AGGREGATE LEVELING COURSE

2" OF CLEAN SAND

4
C2.0

3
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F

3

G

1

8

3
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1

8

3 9

7

COMPACTED SUBGRADE

SLOPE VARIES

1. SUBBASE CAN BE 2" TYPE II OR 3 4" TYPE I CRUSHED
AGGREGATE BASE COURSE.

2. MATERIALS SHALL CONFORM WITH CURRENT ISPWC
STANDARDS, DIVISION 800 AGGREGATES AND ASPHALT.

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT
SPECIFIC GEOTECHNICAL REPORT, STAMPED BY A
LICENSED ENGINEER, IS PROVIDED.

10" OF 2" TYPE II SUBBASE

4" OF 3/4" TYPE I AGGREGATE BASE

SEE NOTE 4 BELOW

GRADE RING
30"DIA.

CAST IRON RING & GRATE

ASPHALT SECTION

2' (TYP.)2' (TYP.)

CLEAN SAND
AND GRAVEL

VARIESVARIES

GRADE RINGS 2" MIN

24" DIAMETER CMP24" MIN

12"

12"

6" MIN.

BOTTOM

OR APPROVED EQUAL
WRAP MIRAFI 140N
4oz. FILTER FABRIC

ON ALL SIDES, TOP, &

4"

10
'

1. THE BED SHALL BE EXCAVATED A MINIMUM OF 24" INTO CLEAN SAND AND GRAVEL.

2. MAXIMUM DEPTH SHALL NOT EXCEED 12 FEET.

3. IF CLEAN SAND AND GRAVEL IS NOT ENCOUNTERED WITHIN 12 FEET, THE CONTRACTOR
SHALL CONTACT THE DESIGN ENGINEER.

4. GRATE OR SOLID LID AS APPROVED BY CITY OF KETCHUM.

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

6. DRYWELL CALCULATIONS SHOWN FOR THE LARGEST CONTRIBUTING AREA.

2" WASHED ROCK

SUBGRADE

NOTES:

PERFORATIONS
4" O.C.
1" DIAMETER

12" PIPE FROM
CATCH BASIN

CAST IRON RING & GRATE

GRADE RING

VARIES

CURB INLET

30"DIA

HEAD
CATCH BASIN

7"

3'-3"
3'-3"

18" DIA

TYP

3 1/2"

3 1/2"

37" DIA

1'-10"

2'-1 1/2"

1 1/2"
TYP 

SECTION "X"-"X"

PLAN VIEW
TYP

SECTION "Y"-"Y"

"X"

"X"

CATCH BASIN
INLET BOX

KNOCKOUTS
18" DIA (TYP)

1'-10"

1'-0 1/2"

20" DIA

"Y"

"Y"

"X"

"X"

1. PLACE A MINIMUM OF 4" OF COMPACTED
BEDDING ON PREPARED SUBGRADE AS
SPECIFIED IN ISPWC SECTION 305 - PIPE
BEDDING. EXTEND BEDDING EITHER TO
THE LIMITS OF THE EXCAVATION OR AT
LEAST 12" OUTSIDE THE LIMITS OF THE
BASE SECTION.

2. FILL THE BALANCE OF THE EXCAVATED
AREA WITH SELECT MATERIAL
COMPACTED LEVEL TO THE TOP OF THE
BEDDING.

3. PROVIDE A SMOOTH AND LEVEL BEARING
SURFACE ON THE BEDDING SURFACE.

NOTES:

TRAFFIC RATED STATE STD. SIZE
"A" GRATE.  SEE IDAHO
TRANSPORTATION DEPARTMENT
STD. DRAWING 605-20

STATE STD. SIZE
"A" FRAME w/o
SIDE OPENINGSUBGRADE OR 

FINISH GRADE

EACH
SIDE

1

1 1

1

PIPE PLUS 2'-0"

NOTE B 

12"MIN

OUTSIDE DIA. OF

2' REQUIRED BOTH SIDES, SAWCUT REQUIRED.

SURFACE REPAIR WIDTH, 4' MINIMUM.  SEE NOTE 5.

EXISTING SURFACE.

EXISTING BASE.

TRENCH BACK SLOPE PER O.S.H.A. OR SUITABLE
SHORING.

TRENCH BACKFILL PER SECTION-306, OR SEE "KETCHUM
PUBLIC CONSTRUCTION SLURRY REQUIREMENT" BELOW
IF LOCATED WITHIN PUBLIC RIGHT-OF-WAY.

VERTICAL TRENCH WALLS SHORING PER O.S.H.A..

PIPE BEDDING PER SECTION-305 (SEE SD-302).

FOUNDATION STABILIZATION MAY VARY PER SOIL TYPE
AND STABILITY (PER SECTION-304).

UNDISTURBED SOIL (TYP).

REPAIRED SURFACE, SEE DETAIL 5, SEE "KETCHUM
PUBLIC CONSTRUCTION SLURRY REQUIREMENT" BELOW
IF LOCATED WITHIN PUBLIC RIGHT-OF-WAY.

UPPER COMPACTION ZONE; SEE "KETCHUM PUBLIC
CONSTRUCTION SLURRY REQUIREMENT" BELOW IF
LOCATED WITHIN PUBLIC RIGHT-OF-WAY.

LOWER COMPACTION ZONE
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NOTES:

NATURAL GROUND

7

8

11

VERTICAL WALLS
ALLOWED WITH
PROPER SHORING
OR LESS THAN 5'

IN AREAS WHERE IT IS NECESSARY TO CUT THE ASPHALT PAVEMENT AND DIG A TRENCH FOR BURIAL OF CONDUIT CABLE OR OTHER CITY
UTILITY, THE TRENCH SHALL BE BACKFILLED WITH A LEAN CONCRETE MIX TO THE BOTTOM OF FINISH SURFACE MATERIAL WITH THE
FOLLOWING PROPORTIONS OF MATERIALS:

COARSE AGGREGATE (38" MINUS) : 2,600 LBS
SAND :    800 LBS
PORTLAND CEMENT :      94 LBS
WATER :      11 GAL (MAX.)

WATER CONTENT IS MAXIMUM AND MAY BE REDUCED DOWNWARD. CARE SHALL BE TAKEN TO ASSURE THAT EXCESS WATER IS NOT
PRESENT IN THE MIXING DRUM PRIOR TO CHARGING THE MIXER WITH MATERIALS. THOROUGH MIXING WILL BE REQUIRED PRIOR TO
DISCHARGE.

NO COMPACTION, VIBRATION, OR FINISHING IS REQUIRED. THE LEAN CONCRETE MIX SHALL BE STRUCK OFF AT OR BELOW THE ELEVATION
OF THE PLANTMIX SURFACING WITH A SQUARE-NOSE SHOVEL OR SIMILAR HAND TOOL. THE BACKFILL MIX SHALL BE ALLOWED TO SET FOR
A MINIMUM OF 2 HOURS BEFORE THE PERMANENT PLANTMIX SURFACING IS PLACED TO COMPLETE THE TRENCH REPAIR. TEMPORARY
PLACEMENT OF ASPHALT COLD MIX SURFACING MAY BE NECESSARY TO ACCOMMODATE TRAFFIC WITHIN THE FIRST 2 HOURS OF BACKFILL
PLACEMENT PRIOR TO COMPLETING THE PERMANENT REPAIR.

KETCHUM PUBLIC CONSTRUCTION SLURRY REQUIREMENT

1. TRENCH EXCAVATION PER SECTION-301.

2. PIPE BEDDING PER SECTION-305.

3. BACKFILL AND COMPACTION PER SECTION-306.

4. SURFACE REPAIR AND BASE PER DETAIL 3.

5. ASPHALT PAVEMENT FOR SURFACE REPAIR SHALL BE IN ACCORDANCE WITH PLANS AND ISPWC SECTIONS 805, 810, AND 811 FOR CLASS II
PAVEMENT. ASPHALT AGGREGATE SHALL BE ½” (13MM) NOMINAL SIZE CONFORMING TO TABLE 803B IN ISPWC SECTION 803. ASPHALT BINDER
SHALL BE PG 58-28 CONFORMING TO TABLE A-1 IN ISPWC SECTION 805.

6. IF TRENCH IMPACTS CROWN OF ROADWAY, CROWN MUST BE MAINTAINED AND POSITIVE DRAINAGE PROVIDED.

THE TERM "LINE" APPLIES TO BOTH MAIN LINES AND SERVICE LINES

HORIZONTAL SEPARATION REQUIREMENTS

VERTICAL SEPARATION REQUIREMENTS

N.T.S.
C2.0

9

N.T.S.C2.0
1

N.T.S.C2.0
7

N.T.S.C2.0
5

N.T.S.C2.0
2

N.T.S.
C2.0

3

N.T.S.

C2.0
6

5'
10'

45° MAX.

N.T.S.C2.0
8

S.

1. THE BED SHALL BE EXCAVATED A MINIMUM OF 24" INTO CLEAN SAND AND GRAVEL.

2. BOTTOM OF DRYWELL SHALL EXTEND A MINIMUM OF 36" BELOW LOWEST ADJACENT
FOOTING.

3. DRYWELL CALCULATIONS SHOWN FOR THE LARGEST CONTRIBUTING AREA.
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N.T.S.

NOTES

    - 2 ea.. 2-1/2" NST threaded nozzles
    - 1 ea.. 4-1/2" NST threaded nozzles
    - Dry Barrel type 6" barrel
    - Red in color

Water Main

3'±

Fire Hydrant 
Break-Away Flange

Undisturbed Soil

Pr
op

er
ty

 L
in

e

Cinder Block Support

Snow Pole Shall Be Nordic Fiberglass, Inc.,
Model No, FF-2, 72" High, Or Equivalent.

    - Main valve size 5-1/4"
    - UL Listed
    - 250 PSI rated
    - Traffic "breakaway" design

Unless Otherwise Specified
on Approved Plans

Bottom Flange
Drain Hole, 2" Minus Washed Gravel
Placed Up to 6" Above any Drain Holes

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 shall be:
-  Constructed of steel not less than (4) inches in diameter and concrete filled.
-  Spaced not more than four (4) feet between posts on center.
-  Set not less than three (3) feet deep in a concrete footing 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.
-  Located at least three feet from any portion of the hydrant and located so as not to

create an obstruction to its use.

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

Minimum of 1/2 C.Y. of 2" Uncrushed Aggregate
per ISPWC Section 801 - Uncrushed Aggregate
Placed 1.5' Under Lowest Part of Hydrant and Up to
6" Above any Drain Holes

Cover Drain Rock w/
Filter Fabric

Cast Iron M.J. x Flange
Tee From Main Line

Valve Support
(Precast or Cast in Place)

Cover Shall be 1/2" Below Finish Grade.
See ISPWC SD-406 (in asphalt only).

Cast Iron 
Valve Box

Mountain Extension

1. Hydrants shall have a 6' foot bury.
2. Hydrants shall be 5 1/4" Waterous Pacer Model WB-67U-250 or Mueller Super

Centurion 250 and conform to the following:

3. Mechanical Restraints shall be used.  Restraints shall be Romac Industries
RomaGrip or approved equivalent.  No lug or set screw type restraints are to be
used on PVC pipe.

4. City shall approve location and elevation of all Fire Hydrants.
5. Auxiliary Gate Valve shall meet AWWA C509 (Total rubber encapsulated,

resilient seat, waterous series or approved equal).
6. Valve Box shall be Tyler 664A or approved equal.
7. Hydrant break away flange elevation equal to street centerline or 4" to 8" above

finished grade as approved.
8. 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. The Dow Board shall extend from auxiliary gate valve to the hydrant.
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Attachment D.  

Draft Findings of Fact, Conclusions of Law, and Decision   



                                                                                                              
                                                                            
                                                                           

 

 
 

 
IN RE:                                                                                    )         
  )  
West Ketchum Residences                                               )        KETCHUM PLANNING AND ZONING COMMISSION 
Townhouse Subdivision Preliminary Plat                      )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: July 13, 2020                            )        DECISION 
  ) 
File Number: 19-141    )      

 
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 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 9th, 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 
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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. As such, 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 13th, 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 10th, 2020 and building 
permit approvals BP20-033 and BP20-035. 
 
 

Table 1: City Department Comments 

 
Table 2: Preliminary Plat Requirements 

 

Preliminary Plat Requirements 

Compliant Standards and Findings 

Yes No N/ 
A 

City Code City Standards and Findings 

☒ ☐ ☐ 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. 

City Department Comments 

Compliant  

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

☒ ☐ ☐ 16.04.030.C Complete Application 

☒ ☐ ☐ 
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:  
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 
BP20-033 and BP20-035 reviews apply including addition of the following plat note: 

• 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. 

☒ ☐ ☐ Building:    

☒ ☐ ☐ 
Planning and Zoning: 
Comments are denoted throughout the Staff Report.  
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Findings The application has been reviewed and determined to be complete. 

☒ ☐ ☐ 16.04.030.J 
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. 

☒ ☐ ☐ 16.04.030.I .1 
The scale, north point and date. 

   Findings 
This standard has been met. 

☒ ☐ ☐ 16.04.030. J .2 
 
 
 

The name of the proposed subdivision. 

   Findings 
This standard has been met. 

☒ ☐ ☐ 16.04.030. J.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. 

☒ ☐ ☐ 16.04.030. J.4 
Legal description of the area platted. 

   Findings 
This standard has been met. 

☒ ☐ 

 
 
 

☐ 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. 

☒ ☐ ☐ 16.04.030. J.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 
application. ☒ ☐ ☐ 16.04.030. J.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. 

☒ ☐ ☐ 16.04.030.J .8 
Boundary description and the area of the tract. 

   Findings 
This standard has been met. 

☒ ☐ ☐ 16.04.030.J.9 
Existing zoning of the tract. 

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

• 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. 

 ☒ ☐ ☐ 16.04.030.J 
.11 

The location, approximate size and proposed use of all land intended to be 
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. 

☒ ☐ ☐ 16.04.030.J 
.12 

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

☐ ☐ ☒ 16.04.030.J 
.13 

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. J 
.14 

The location of all drainage canals and structures, the proposed method of 
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. 
J.15 

Vicinity map drawn to approximate scale showing the location of the proposed 
subdivision in reference to existing and/or proposed arterials and collector 
streets. Findings 

 
 
 
 
  

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

☐ ☐ ☒ 16.04.030. 
J.16 

The boundaries of the floodplain, floodway and avalanche overlay district shall 
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 13th, 2020 
City of Ketchum Planning & Building Department       Page 5 of 20  

☐ ☐ ☒ 16.04.030. 
J.17 

Building envelopes shall be shown on each lot, all or part of which is within a 
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. J 
.18 

Lot area of each lot. 

Findings Sublot sizes are indicated. 

☒ ☐ ☐ 16.04.030. J 
.19 

Existing mature trees and established shrub masses. 

Findings Existing trees and a landscaping plan indicating improvements to the site were 
included with the Design Review application. 

☒ ☐ ☐ 16.04.030. J 
.20 

To be provided to Administrator: 
 
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
0. J .21 

All percolation tests and/or exploratory pit excavations required by state health 
authorities. 

Findings N/A this project will connect to municipal services. 

 ☒ ☐ ☐ 16.04.03
0. J .22 

A copy of the provisions of the articles of incorporation and bylaws of 
homeowners' association and/or condominium declarations to be filed with the 
final plat of the subdivision. 

Findings This standard has been met. 

 ☒  ☐ ☐ 16.04.03
0. J .23 

A current title report shall be provided at the time that the preliminary plat is filed 
with the administrator, together with a copy of the owner's recorded deed to such 
property. 

   Findings This standard has been met. 

 ☒ ☐ ☐ 16.04.03
0. J .24 

A digital copy of the preliminary plat shall be filed with the administrator. 
 

Findings This standard has been met. 
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☒ ☐ ☐ 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. 

☐ ☐ ☒ 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. 

 ☐  ☐   ☒ 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. 

☐ ☐ ☒ 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. 
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   Findings N/A at this time. 

☐ ☐ ☒ 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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☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☐ ☐ ☒ 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. 

☐ ☐ ☒ 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. 

☒ ☐ ☐ 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. 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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☐ ☐ ☒ 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. 

☐ ☐ ☒ 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. 

☒ ☐ ☐ 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
0 

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

☐ ☐ ☒ 16.04.040.H.1
1 

11. Streets with centerline offsets of less than one hundred twenty five feet (125') 
shall be prohibited; 

Findings N/A 

☐ ☐ ☒ 16.04.040.H.1
2 

12. A tangent of at least one hundred feet (100') long shall be introduced between 
reverse curves on arterial and collector streets; 

Findings N/A 
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☐ ☐ ☒ 16.04.040.H.1
3 

13. Proposed streets which are a continuation of an existing street shall be given the 
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
4 

14. Street alignment design shall follow natural terrain contours to result in safe 
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
5 

15. Street patterns of residential areas shall be designed to create areas free of 
through traffic, but readily accessible to adjacent collector and arterial streets; 

Findings N/A 

☐ ☐ ☒ 16.04.040.H.1
6 

16. Reserve planting strips controlling access to public streets shall be permitted 
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 

☐ ☐ ☒ 16.04.040.H.1
7 

17. In general, the centerline of a street shall coincide with the centerline of the street 
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. 

☐ ☐ ☒ 16.04.040.H.1
8 

18. Street lighting shall be required consistent with adopted city standards and where 
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
9 

19. Private streets may be allowed upon recommendation by the commission and 
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
0 

20. Street signs shall be installed by the subdivider as a required improvement of a 
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. 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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☐ ☐ ☒ 16.04.040.H.2
1 

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

22. Sidewalks, curbs and gutters shall be required consistent with adopted city 
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
3 

23. Gates are prohibited on private roads and parking access/entranceways, private 
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
4 

24. No new public or private streets or flag lots associated with a proposed 
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.I 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. 

☒ ☐ ☐ 16.04.040.J.1 J.    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.J.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 

☐ ☐ ☒ 16.04.040.J.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.J.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.J.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 

☐ ☐ ☒ 16.04.040.J.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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☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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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☒ ☐ ☐ 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). 

 

c. Cut slopes shall be no steeper than two horizontal to one vertical (2:1). 
Subsurface drainage shall be provided as necessary for stability. 

 

d. Fill slopes shall be no steeper than three horizontal to one vertical (3:1). 
Neither cut nor fill slopes shall be located on natural slopes of three to 
one (3:1) or steeper, or where fill slope toes out within twelve feet (12') 
horizontally of the top and existing or planned cut slope. 

 

e. Toes of cut and fill slopes shall be set back from property boundaries a 
distance of three feet (3'), plus one-fifth (1/5) of the height of the cut or 
the fill, but may not exceed a horizontal distance of ten feet (10'); tops 
and toes of cut and fill slopes shall be set back from structures at a 
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the 
cut or the fill. Additional setback distances shall be provided as 
necessary to accommodate drainage features and drainage structures. 

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

☒ ☐ ☐ 16.04.040.0 O. 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. 

☒ ☐ ☐ 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. 

☒ ☐ ☐ 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.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 

Compliant Standards and Findings 

Yes No N/ 
A 

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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☒ ☐ ☐ 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. 

☒ ☐ ☐ 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 
 

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

   
2. Under Chapter 65, Title 67, of the Idaho Code the City has passed a subdivision ordinance, Title 16. 
 
4. 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. 
 
5.  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. 

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. 

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: 
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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. All information 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 13th 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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