
                                                                                                               
                                                                             
                                                                            

 

 
 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING OF APRIL 11, 2023 

 
PROJECT:    7th Street Townhomes 

 
FILE NUMBER:    P22‐031 and P22‐031A 
 
APPLICATION TYPE:  Design Review and Townhouse Subdivision – Preliminary Plat 
 
REPRESENTATIVE:  Chad Blincoe – Blincoe Architecture (architect) 
 
PROPERTY OWNER:  MMDM12, LLC 
 
REQUEST:  Final Design Review and Preliminary Plat application for the development of two new 

3,713 square foot detached townhomes  
 
LOCATION:  Lot 3, Block 68, Ketchum Townsite  
 
ZONING:    General Residential – Low Density (GR‐L)  
 
REVIEWER:  Paige Nied – Associate Planner 
 
NOTICE:  A public hearing notice for the project was mailed to all owners of property within 300 

feet of the project site and all political subdivisions on March 22, 2023. The public 
hearing notice was published in the Idaho Mountain Express on March 22, 2023. A 
notice was posted on the project site and the city’s website on April 4, 2023. Story 
poles were documented on the project site as of April 4, 2023. 

 
 
I. EXECUTIVE SUMMARY:  
The Applicant is proposing two new 3,713 square foot three‐story detached townhomes with attached two‐car 
garages (the “project”), located at Lot 3, Block 68, Ketchum Townsite (the “subject property”). The subject 
property is zoned General Residential – Low Density (GR‐L) and the lot is currently vacant. Detached 
townhomes are a permitted use within the GR‐L zone district provided that all dimensional standards are met. 
The project is proposing to subdivide the property into two townhouse sublots, sublot 1 and sublot 2, and 
construct two new detached townhouses on the newly created sublots. The Cover Sheet of the project plans in 
Attachment B shows the locations of the new detached townhomes. A rendering of the proposed townhomes 
can be seen in Figure 1 below. 
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Figure 1: Rendering of Proposed Project 

 
 
The project will construct improvements to the right‐of‐way and alley per the City of Ketchum improvement 
standards. The project proposes access to both sublots from the alley off 7th Street. The project proposes paver 
driveways with no snowmelt systems for both driveways. All improvements to the right‐of‐way have been 
preliminarily reviewed by the Streets Department and City Engineer and they believe the proposed plans meet 
the city’s standards. Final review of the proposed improvements will be conducted by the City Engineer and 
Streets Department prior to issuance of a building permit. See Sheet C.1 of Attachment B for the proposed 
right‐of‐way improvements.  
 
Based on a thorough review of the application materials and the standards within the Ketchum Municipal 
Code, staff believes the project to be in conformance with all requirements of the zoning code, all standards 
related to design review, and all subdivision requirements for preliminary plats. A full review of all standards 
and requirements for the design review and the townhouse preliminary plat can be found in Attachment E and 
Attachment F respectively. 
 
II.  BACKGROUND:  
The City of Ketchum received the applications for Design Review and Preliminary Plat on May 31, 2022. 
Following the receipt of the application, staff routed the application materials to all city departments for 
review. A letter of completeness with department comments was provided to the applicant on February 13, 
2023, after two rounds of review. As of the date of this letter, all department comments have been resolved or 
addressed through conditions of approval recommended below. 
 
III. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS: 
Per Ketchum Municipal Code (KMC) §17.96.010.A – Applicability, design review is required for all new multi‐
family dwellings including attached and detached townhomes. Before granting Design Review approval, the 
Commission must determine that the application meets two criteria: (1) the project doesn’t jeopardize the 
health, safety, or welfare of the public, and (2) the project conforms to all Design Review standards and zoning 
regulations (KMC §17.96.050.A).  
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Criteria #1: Health, Safety, and Welfare of the Public 
The 2014 Comprehensive Plan outlines 10 core values that drive our vision for the future, which includes a 
strong and diverse economy, community character, and a variety of housing options. The plan designates the 
future land use for the property as “medium density residential” where, according to the plan, “This residential 
type characterizes the West Ketchum and Warm Springs neighborhood.” The primary use for this land use 
includes a broader variety of residential types, including single‐family residences, duplexes, and other 
attached‐unit types.  

Policy H‐3.1 of Chapter 3 of the Comprehensive Plan states that the city should encourage “a mixture of 
housing types with varied price ranges and densities that meet a variety of needs.” A diverse housing stock is 
necessary to accommodate all community members. Further, Policy H‐1.4 emphasizes the importance of 
housing in business and mixed‐use areas, and states that the mixture of land uses promotes a greater variety 
of housing opportunities as well as social interaction.   

Staff believes the project meets goals and policies outlined in the plan. The property is located in close 
proximity to downtown and is just south of Atkinson’s Park. The surrounding properties primarily consist of 
townhouses and a few vacant lots. Most properties are two stories with a more traditional pitched roof, 
however, some of the more recent projects to the east and southeast on 7th Street and Second Avenue are 
two‐ and three‐stories in height with flat roofs. Many of the surrounding buildings utilize a variety of colors 
and natural materials on the exterior of the buildings including natural wood or brown shades of siding and 
stucco to lighter shades of grey and beige.  

Criteria #2: Applicable Standards and Criteria 
Conformance with Zoning Regulations 
During department review, city staff reviewed the project for conformance with all applicable zoning code 
requirements including uses, dimensional limitations, signage, parking, development standards, and dark skies. 
The project follows all applicable zoning code requirements. Review of compliance with zoning and 
dimensional standards can be found in Attachment E. Below is an overview of how the setbacks are calculated 
as the front, side, and rear lot lines are unique due to the orientation of the lot. 

Setbacks 
The KMC defines minimum setbacks for the front, side, and rear lot lines for each project. For detached 
townhome projects, there is also a setback for the interior lot line between the two sublots. The KMC defines 
the “lot line, front” as “The property line dividing a lot from a street. On a corner lot, only one street line shall 
be considered as a front line, and the shorter street frontage shall be considered the front line, unless 
otherwise determined by the administrator based on the orientation and layout of the lot and surrounding 
neighborhood.” For the subject property, 7th Street is considered the front lot line, the west lot line is 
considered the rear, and the northern and southern lot lines are considered the sides. Setbacks for the side lot 
lines are determined using the maximum building height. For the proposed project, both townhomes are 34’‐
10 1/8” tall. Therefore, the project must be set back a minimum of 11.33 feet. The project proposes to set both 
townhouses on sublot 1 and sublot 2 back 19.7 feet from the alley, setback 15 feet from 7th Street, setback 
11.66 feet on the northern side, and is setback 15 feet on the rear.  

Conformance with Design Review Improvements and Standards 
During department review, city staff reviewed the project for conformance with all applicable design review 
improvements and standards outlined in KMC §17.96.060 – Improvements and Standards. Staff reviewed the 
project for conformance with all corresponding city code requirements related to right‐of‐way improvements 
including but not limited to sidewalks, street lighting, and on‐street parking. Staff believes that either a 
requirement is not applicable due to the scope of the project, or requirements are met. Please see Attachment 
E for a review of all design review improvements and standards. Below is an overview of some of the more 
noteworthy design review criteria for the proposed project.  
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Compatibility of Design (KMC 17.96.060.E) and Architectural (KMC 17.96.060) 
The project proposes two three‐story structures with flat roofs and a mix of wood, stone, and metal siding. As 
shown on Attachment B, the color palette for the project includes dark bronze, iron, and copper metal 
features, limestone siding and chimney, and medium and dark wood. This project is unique because, even 
though the units are identical in size and layout, only one is visible from 7th Street and the other is tucked into 
the alley. This placement of the structures re‐emphasizes the one‐off architectural style of developments in 
the neighborhood. The proposed section of lowered roof for both units as well as the wall step backs on the 
second and third floor southwest corner and third floor southeast corner for the unit facing 7th Street help to 
reduce the building height and mass and to provide undulation.  

Sidewalks (KMC 17.96.060.B) 
KMC 17.124.140 outlines the zone districts where sidewalks are required when substantial improvements are 
made, which include the CC, all tourist zone districts, and all light industrial districts. The subject property is 
within the GR‐L zone district, which is not a district where sidewalks are required per the development 
standards.  

Utilities (17.96.060.D) 
All utilities are proposed underground per the KMC requirements. A 5‐foot public utility easement is being 
dedicated along the western property boundary, in addition to the existing 10‐foot Idaho Power easement, to 
accommodate the Idaho Power infrastructure required for the project. Idaho Power reviewed the project and 
approved the proposed equipment and confirmed that the proposed equipment is within the utility 
easements. The utility easements are shown in the civil plan, landscape plan, and subdivision applications.  

IV. CONFORMANCE WITH SUBDIVISION STANDARDS
During department review, staff reviewed the preliminary plat application for conformance with KMC
16.04.030 – Procedures for subdivision approval, KMC 16.04.040 – Development and Design, and KMC
16.04.080 – Townhouses. Please see Attachment F for the review of all requirements and standards. Where
“N/A” is checked, the standard is not applicable for one of the following reasons:

 The standard applies to action that shall be taken at the final plat stage of the process and this
application is for a preliminary plat.

 Per provisions of the standard, the City Engineer has determined that the standard does not apply.

Pursuant to KMC 16.04.080.C.2, the applicant has submitted this townhouse preliminary plat in conjunction 
with the Design Review application. If approved by the Commission, the townhouse preliminary plat 
application will be reviewed and acted upon by the City Council. Additionally, the applicant has requested a 
Phased Development Agreement to allow for the sequential completion of the project and allow for a final 
townhouse plat to be filed and approved following receipt of a Certificate of Occupancy for the first 
townhouse. The Phased Development Agreement application and supplemental documents can be found in 
Attachment G and a draft Phased Development Agreement can be found as Attachment H.  

As discussed above, an additional easement for Idaho Power is being dedicated along the western property 
boundary. The project proposes to improve the public right‐of‐way to meet city standards. No additional right‐
of‐way dedication is required for the project. 

Staff believes the proposed preliminary plat, as conditioned, meets all applicable subdivision requirements and 
standards for a preliminary plat and townhouse map. Staff also recommends approval of the phased 
development agreement.  

V. STAFF RECOMMENDATION
Staff recommends approval of the Design Review application (File No. P22‐031) subject to the following 
conditions:
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1. Final civil drawings prepared by an engineer registered in the State of Idaho which include
specifications for right‐of‐way, utilities, and drainage improvements shall be submitted for review and
approval by the City Engineer, Streets, and Utilities departments prior to issuance of a building permit
for the project.

2. The term of Design Review approval shall be twelve (12) months from the date that the Findings of
Fact, Conclusions of Law, and Decision are adopted by the Commission or upon appeal, the date the
approval is granted by the Council subject to changes in zoning regulations.

3. In addition to the requirements set forth in this Design Review approval, this project shall comply with
all applicable local, state, and federal laws.

Staff recommends approval of the Townhouse Preliminary Plat application (File No. P22‐031A) subject to the 
following conditions and approval of the phased development agreement: 

1. The preliminary plat is subject to all conditions of approval associated with Design Review approval
P22‐031.

2. Failure to record a Final Plat within two (2) years of Council’s approval of a Preliminary Plat shall cause
the Preliminary Plat to be null and void.

VI. RECOMMENDED MOTIONS

Design Review: 
“I move to approve the 7th Street Townhomes Design Review application, as conditioned, and adopt the 
Findings of Fact, Conclusions of Law, and Decision.” 

Preliminary Plat: 
“I move to recommend approval of the 7th Street Townhomes Preliminary Plat application, as conditioned, and 
adopt the Findings of Fact, Conclusions of Law, and Decision.” 

Phased Development Agreement: 
“I move to recommend approval of Phased Development Agreement #22844 for the 7th Street Townhomes.” 

ATTACHMENTS:
A. Design Review ‐ Application Materials and supporting documents
B. Design Review Plan Set
C. TH Preliminary Plat – Application Materials and supporting documents
D. Townhouse Preliminary Plat Set
E. Draft Findings of Fact, Conclusions of Law, and Decision for Design Review
F. Draft Findings of Fact, Conclusions of Law, and Decision for Townhouse Preliminary Plat
G. Phased Development Agreement Application Materials and supporting documents
H. Draft Phased Development Agreement
I. Public Comment
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PO Box 2037 

660 Bell Drive, Unit1 
Ketchum, Idaho 
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April 2022 





City of Ketchum Building Permit: Exterior Lighting Submittal 
Requirements 

(For Commercial and Residential) 

Address: 

17.132.010 C.1: All existing lighting located on a subject property that is part of an application for a city planning department design 
review, conditional use, subdivision permit, or building permit is required to be brought into conformance with this chapter. 
Conformity shall occur prior to issuance of a certificate of occupancy, final inspection or final plat recordation, when applicable. For 
other permits, the applicant shall have a maximum of thirty (30) days from date of permit issuance to bring the lighting into 
conformance. 

In addition to completing the tables below, you will need to submit manufacturers’ product specification sheets for all proposed 
outdoor lighting. All applications for design review, conditional use, subdivision and/or building permits shall include lighting plans 
showing location, type, height, color temperature, lumen output and amount of all proposed and existing fixtures. Complex uses may 
require additional information. 

Proposed Lighting: 
Fixture Model or No. of Fixtures Shielded (Y/N) Full cutoff fixture (Y/N) Light Color (Kelvin) 

Description 
Ex: SPJ-GDG-30W-SQ-SH 3 Y y 2700 

Existing Exterior Lighting (complete to the best of your knowledge): 

Fixture Description No. of Fixtures Shielded (Y/N) Full cutoff fixture (Y/N) Light Color (Kelvin) 

*If you need additional space to detail your exterior lighting fixtures, please submit on a separate page

Exterior Lighting Requirements (Chapter 17.132 Dark Skies) 
Exterior Lighting Fixtures. All exterior lighting fixtures shall be full cutoff fixtures with the light source fully shielded, except as

exempted in Chapter 17.132.

Color Temperature. All exterior lighting shall utilize light sources not to exceed 2700 kelvin. Correlated color temperature refers
to the ‘color’ of the light emitted. It is indicated on light packaging.

Light trespass. All existing and/or new exterior lighting shall not cause light trespass and shall protect adjacent properties from
glare and excessive lighting. Reference Chapter 17.132.030.B. Figure 1: Light Trespass Matrix for maximum foot-candle limits.

Uplighting. Uplighting is prohibited in all zoning districts, except as where permitted in Chapter 17.132.

Prohibited Lights. Any light source that does not meet the requirements of this chapter. Searchlights, beacons, and other high- 
intensity light fixtures. Except as otherwise allowed by this title, any lighting that is flashing, blinking, rotating, chasing, or
rapidly changing in color or intensity is prohibited.

Nonessential Exterior Lighting. All nonessential exterior commercial and residential lighting shall be turned off after business
hours and/or when not in use. Lights on a timer shall be used. Sensor activated lights shall be used to replace existing lighting
that is desired for security purposes.

Any other standard found applicable to the proposed exterior lighting.

*Please call the City of Ketchum Planning and Building Department if you have any questions. 208.726.7801* 

7th St, Lot 3 Blk 68, Ketchum, ID 83340

28 Y YLUNA 1668BZ  w/  GU10 Bulb

N/A

2700
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RIM Rim Elevation

LEGEND

IE IN Invert Elevation In

IE OUT Invert Elevation Out

MATCH Match Elevation

Subject Property Boundary

Adjoiners Lot Line

Centerline Right-of-Way

Existing Edge of Asphalt

Existing Driveway

Existing Building/Structure

Existing Wooden Fence

Existing Underground Power Line

Existing Underground Phone Line

EOA EOA

x x x

z z z z z

PH

Found 1/2" Rebar as Shown

Found Aluminum Cap

Existing Power Box

Existing Water Valve

Existing 1' Minor Contour

Existing 5' Major Contour

PB

Existing Fire Hydrant

Existing Sanitary Sewer Manhole

Proposed Spot Elevation (90.00=5790.00')

S

Existing Retaining Wall (To Be Removed)

| | | | | | | | | | | | | | | |

Found 5/8" Rebar as Shown

Found Survey Marker with Washer

x

TV

PH

Existing Phone Box

Existing Cable Box

Existing Water Main

WTR WTR

Existing Water Service

WS

Existing Gas Line

GAS GAS

Existing Street Sign

S Slope %

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Building Setbacks

BE BE

(   ) Record Bearing & Distance

Inst. No. 607262

[   ] Record Bearing & Distance

Inst. No. 488133

{   } Record Bearing & Distance

Inst. No. 336507

Proposed Building/Structure

Proposed Concrete

Proposed 20' Wide Asphalt Alley

EOA

EOA

Proposed Paver Driveway

Proposed 8' Wide Gravel Shoulder

Proposed Paver Walkway

Proposed 1' Minor Contour

Proposed 5' Major Contour

Proposed Underground Power Line

z z z z z

Proposed 2" Water Service Connection

WTR

Proposed 1" Water Service

WS

Proposed 8" Sewer Main

SWR

Proposed 4" Sewer Service

SS

Proposed Gas Service Line

GS

Proposed Underground Communications Line

PH

Proposed Power Meter

PM

Proposed Gas Meter

GM

Proposed Water Valve

Proposed 3/4" Water Meter

WM

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83,

Central Zone, at Grid in US Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Official Map of the Village of

Ketchum, Inst. No. 302967; the Replat of Block 68, Town of Ketchum,

Inst. No. 185154; the Plat of Cherian Townhouses, Inst. No. 336507;

the Plat of Park Place IV Townhouses, Inst. No. 607262; the Plat of

Mayfair Place Condominiums, Inst. No. 259254; the Plat of Parkway

Manor Townhomes, Inst. No. 428973; The Plat of Parkway Manor

Townhomes, Instrument Number 428973; The Plat of Park Place

Condominiums, Instrument Number 202777; The Plat of Park Place II

Townhouse Condominiums, Instrument Number 223035; The Plat of Park

Place III Townhouse Condominiums, Instrument Number 212507; The

Plat of Park Place IV Townhouse Condominiums, Instrument Number

224304; Records of Blaine County, Idaho.

3) Utility Locations shown are based on Digline, visual surface evidence,

City Maps, and previous projects in the vicinity. Utility locations should

be verified before any excavation.

4) Current Zoning appears to be General Residential Low Density, GR-L.

5) Not all trees and vegetation are shown, some locations are

approximate.

6) Name & Address of Owner/Subdivider

MMDM12 LLC.

P.O. Box 2028

Sun Valley, ID 83353

7) Sublots shall have Mutual Reciprocal Utility Easements, for Use,

Maintenance, and Repair.

NOTES

Set 1/2" Rebar PLS 7048

Set 5/8" Rebar PLS 7048

Existing 10' Idaho Power Easement

S

C

Proposed Sanitary Sewer Manhole

Proposed Sewer Cleanout

Proposed Landscape Drywell

3.5%

Existing Grade

Proposed Driveway Trench Drain

Proposed Asphalt 2' Saw Cut Line

Existing Underground CA/TV Line

TV

90.00

S01

SITE IMPROVEMENTS

Saw Cut existing asphalt to a minimum

of 24 Inches for a clean vertical edge.

S02

Install 8' Gravel Shoulder sloped at 5%

minimum per Ketchum Standard.

S03

Install Trench Drain, See Note 16.

U01

UTILITY IMPROVEMENTS

Existing Ketchum Fire Hydrant (R216)

U02

Install 2" Water Service Connection, See

Detail 12 on Sheet C.5.

U03

Install 2" Water Service Line, See Detail

12 on Sheet C.5.

U04

Branch 2" Water Service Line into two 1"

Water Service Connections with two Curb

Stops & Meter Vaults. See Detail 13 on

Sheet C.5. See Note 17.

U05

Install 8" Sanitary Sewer Main. See Plan

and Profile on Sheet C.3.

U06

Install Sanitary Sewer Manhole, SMH-1.

See Plan and Profile on Sheet C.3.

U09

Install 4" Sanitary Sewer Service

Cleanout. See Detail 9 on Sheet C.5.

U07

Install 4" Sanitary Sewer Service. See

Detail 10 on Sheet C.5.

U10

Existing 8" Water Main.

U11

RIM ELEV. =

5790.11'

NE IE IN =

5783.41'

NW IE IN =

5783.50'

SW IE OUT =

5783.40'

RIM ELEV. =

5792.00'

SE IE OUT =

5784.92'

3.5%

Proposed Grade

U12

RIM ELEV. =

5793.53'

NE IE IN =

5785.6'

SW IE OUT =

5785.4'

1) Utility locations shown are based on visual surface evidence and are approximate.

Contractor shall be responsible for locating existing utilities prior to commencing and

during construction.

2) The design of the Alleyway, Utilities, Grading, and Drainage improvements have only been

performed within the public right-of-way. See the Site Plan & Grading Plan from Eggers

Associates P.A. for the remainder of the design.

3) All construction shall be in accordance with the most current edition of the Idaho

Standards for Public Works Construction, ISPWC, and the City of Ketchum, Idaho, Codes

and Standards. The contractor shall be responsible for obtaining and keeping a copy of

the ISPWC and the City of Ketchum Codes and Standards on site during construction.

4) 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 under the direction of a

Professional Land Surveyor.

5) 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.

6) The contractor shall be required to obtain all the necessary permits prior to construction

and shall check with the City of Ketchum for permits the owner may have already

obtained.

7) Trenches shall be backfilled and compacted to a minimum of 95% of maximum density as

determined by AASHTO T-99.

8) All clearing and grubbing shall conform to ISPWC Section 201 and city of Ketchum

Standards of excavation and backfill.

9) All excavation and embankment shall conform to ISPWC Section 202 and City of Ketchum

Standards for excavation and backfill. Excavated subgrade shall be compacted and all

unsuitable sections removed and replaced with structural fill as determined by the Engineer

per ISPWC Section 204. Minimum compaction of placed material shall be 95% of maximum

laboratory density as determined by AASHTO T-99 or IDT T-91.

10) All 2" minus aggregate shall be placed in conformance with ISPWC Section 802. It shall be

compacted per ISPWC Section 202 and the City of Ketchum Standards. 2" minus crushed

aggregate material shall conform to ISPWC Section 802 Type II and to the City of

Ketchum Specifications. Minimum compaction of placed material shall be 95% of maximum

laboratory density as determined by AASHTO T-99 or IDT T-91.

11) All 3/4" minus aggregate shall be placed in conformance with ISPWC Section 802. It shall

be compacted per ISPWC Section 202 and the City of Ketchum Standards. 3/4" minus

crushed aggregate for leveling course shall conform to ISPWC Table 802 Type I and to the

City of Ketchum Specifications. Minimum compaction of placed material shall be 95% of

maximum laboratory density as determined by AASHTO T-99 or IDT T-91.

12) All asphaltic concrete pavement work shall conform to ISPWC Section(s) 805, 810, and 811

for Class II pavement and to the City of Ketchum Standards. Asphalt aggregate shall be

1/2" 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.

13) All concrete form work shall conform to ISPWC Sections 701 and 703. All concrete shall

be 3,000 psi minimum. 28 day, as defined in ISPWC Section 703, Table 1.C.

14) All edges of existing asphalt paving shall be saw cut a minimum of 24" to provide a clean

pavement edge for matching. No wheel cutting shall be allowed. Pavement shall be cut

prior to paving to prevent damage to the cut edge.

15) 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).

16) Trench Drain shall be a 6" wide HDPE channel with a 0.75 built in channel slope (ZURN

Flo-Thru Model Z886, ABT Interceptor Model A-67, or approved equivalent). Grate shall be

ductile iron with a slotted pattern. All components shall be rated for H-20 loading.

17) Water Y-Branch Fitting shall be Ford Y-Branch Y44-274-NL, Mueller Y-Branch P-15343N,

or approved equivalent.

18) Alpine Enterprises Inc. is not responsible for any deviation from these plans, unless such

changes have been authorized in writing.

GENERAL CONSTRUCTION NOTES

U13

Cut and cap existing Sewer Service at

Sewer Main.

S04

Cut and repair existing asphalt roadway.

Existing Sanitary Sewer Manhole. See

Plan and Profile on Sheet C.3.

Existing Sanitary Sewer Manhole. See

Plan and Profile on Sheet C.3.

Proposed Drywell

Proposed Catch Basin

Proposed 12" Storm Drain Pipe

SD

U14

Install Catch Basin, See Detail 5 on

Sheet C.5.

U15

Install 12" Dia. D3034 PVC Storm Drain

Pipe, @ S=2.0% Min.

U17

Install Drywell, Maintain 25' separation

from Water Main, See Details 7 & 8 on

Sheet C.5.

Proposed Drainage Flowline

> >

RIM ELEV. =

5790.15'

U16

Install Catch Basin, See Detail 6 on

Sheet C.5.

RIM ELEV. =

5789.00'

RIM ELEV.

Proposed Wooden Fence

x x x

5789.74'
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PARK PLACE IV

TOWNHOMES

SUBLOT 2

PARK PLACE

TOWNHOMES

SUBLOT 2

MAYFAIR PLACE

CONDOMINIUMS

PROPOSED

SUBLOT 1, BLOCK 68

±4,119 Sq. Ft.

±0.09 Ac.

PROPOSED

SUBLOT 2, BLOCK 68

±4,119 Sq. Ft.

±0.09 Ac.
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(S 44°20'31" E)

(110.00')

EG Existing Grade Elevation

FG Finish Grade Elevation

PVI Point of Vertical Intersection

BVC Begin Vertical Curve

EVC End Vertical Curve

RIM Rim Elevation

LEGEND

IE IN Invert Elevation In

IE OUT Invert Elevation Out

MATCH Match Elevation

Subject Property Boundary

Adjoiners Lot Line

Centerline Right-of-Way

Existing Edge of Asphalt

Existing Driveway

Existing Building/Structure

Existing Wooden Fence

Existing Underground Power Line

Existing Underground Phone Line

EOA EOA

x x x

z z z z z

PH

Found 1/2" Rebar as Shown

Found Aluminum Cap

Existing Power Box

Existing Water Valve

Existing 1' Minor Contour

Existing 5' Major Contour

PB

Existing Fire Hydrant

Existing Sanitary Sewer Manhole

Proposed Spot Elevation (90.00=5790.00')

S

Existing Retaining Wall (To Be Removed)

| | | | | | | | | | | | | | | |

Found 5/8" Rebar as Shown

Found Survey Marker with Washer

x

TV

PH

Existing Phone Box

Existing Cable Box

Existing Water Main

WTR WTR

Existing Water Service

WS

Existing Gas Line

GAS GAS

Existing Street Sign

S Slope %

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Building Setbacks

BE BE

(   ) Record Bearing & Distance

Inst. No. 607262

[   ] Record Bearing & Distance

Inst. No. 488133

{   } Record Bearing & Distance

Inst. No. 336507

Proposed Building/Structure

Proposed Concrete

Proposed 20' Wide Asphalt Alley

EOA

EOA

Proposed Paver Driveway

Proposed 8' Wide Gravel Shoulder

Proposed Paver Walkway

Proposed 1' Minor Contour

Proposed 5' Major Contour

Proposed Underground Power Line

z z z z z

Proposed 2" Water Service Connection

WTR

Proposed 1" Water Service

WS

Proposed 8" Sewer Main

SWR

Proposed 4" Sewer Service

SS

Proposed Gas Service Line

GS

Proposed Underground Communications Line

PH

Proposed Power Meter

PM

Proposed Gas Meter

GM

Proposed Water Valve

Proposed 3/4" Water Meter

WM

Set 1/2" Rebar PLS 7048

Set 5/8" Rebar PLS 7048

S

C

Proposed Sanitary Sewer Manhole

Proposed Sewer Cleanout

Proposed Landscape Drywell

3.5%

Existing Grade

Proposed Driveway Trench Drain

Proposed Asphalt 2' Saw Cut Line

Existing Underground CA/TV Line

TV

90.00

3.5%

Proposed Grade

GB Grade Break

LVC Length Vertical Curve

Proposed Drywell

Proposed Catch Basin

Proposed 12" Storm Drain Pipe

SD

Existing 10' Idaho Power Easement

Proposed Drainage Flowline

> >

Proposed Wooden Fence

x x x
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(110.00')

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. In addition, water services

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 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 mains 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%. Contractor shall iinstall pipe at slopes indicated on plans.

8) 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.

9) All pipe shall be bedded with (ISPWC) Type I bedding material.

10) Trenches shall be back filled and compacted to a minimum of 95% of maximum density as determined by AASHTO T-99.

11) The contractor shall pressure test all sewer service connections in accordance with the Idaho Standards for Public Works Construction

(ISPWC).

12) Manholes shall be constructed in accordance with ISPWC Standard Drawing SD-501. Minimum diameter shall be 48 inches. Manholes

shall be constructed at all intersections, changes in alignment, changes in grade, and at terminal ends.
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LANDSCAPE DRYWELL DETAIL

NOT TO SCALE

4

CROSS-SECTION: ROADSIDE SWALE

R.O.W. WEST SEVENTH STREET

NOT TO SCALE

2

NOTES

A) Material shall be pervious/permeable to allow drainage.

B) Surface must allow for vehicle parking and be consistent along the

entire property frontage.

C) Material within the first eight (8) feet from edge of asphalt (Street)

shall be distinct from driveway and rest of property in order to visually

appear available for parking.

D) Grading and drainage improvements as required by City Engineer -

Minimum 5% slope.

E) No obstructions, such as boulders or berms.

F) No buried irrigation systems within the first eight (8) feet the edge of

asphalt (Street). Surface irrigation lines are permitted beyond the first

eight (8) feet, however pop-up heads are not permitted anywhere in the

ROW.

G) No live plant material within the first eight (8) feet from edge of

asphalt (Street). Low ground cover plant material, such as turf grass, is

permitted beyond the first eight (8) feet. Drought-tolerant species is

preferred.

H) No snow-melt system.

EXISTING ROAD

(W. 7TH ST.)

3

4

" CRUSHED AGGREGATE

4" MINIMUM THICKNESS

LOW GRASSES

8' MIN.

5

%
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.

EXISTING DRAINAGE

SWALE

4" OF 3/4" MINUS CRUSHED GRAVEL AND SAND MIX

6" OF 2" MINUS BASE COURSE

COMPACTED SOIL SUBGRADE

1" TO 1 1/2" BEDDING SAND (2" MAX.)

CONCRETE PAVER  2 3/8" MIN. THICKNESS

PLASTIC EDGE RESTRAINT

STAKE

MIN. LENGTH EQUAL TO

BASE THICKNESS

GEOTEXTILE AS REQUIRED

TURN UP AT SIDES OF BASE

PAVER DRIVEWAY DETAIL

NOT TO SCALE

5

3

TYPICAL ROAD SECTIONS

CITY OF KETCHUM - SD-3

NOT TO SCALE

26'

PER PLAN
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3" PLANT MIX PAVEMENT

TYP.
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2' 2'2' 2'

TYP.
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4" OF TYPE I CRUSHED AGGREGATE (

3

4

" MINUS)

6" OF TYPE II CRUSHED AGGREGATE (2" MINUS)

COMPACT SUBGRADE TO 95%

OF STANDARD PROCTOR
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NOTE: COMPACT ROAD SUBGRADE AND ALL

STRUCTURAL FILL MATERIAL TO AT LEAST 95% OF

THE MAXIMUM DENSITY OF EACH MATERIAL

ACCORDING TO STANDARD PROCTOR ASTM D-698.

PER PLAN

1' GRAVEL SHOULDER
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TYPICAL ALLEY SECTION
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6" DIA. SOLID PVC PIPE

FROM DOWNSPOUTS &

FOUNDATION DRAINAGE

SYSTEM INSTALLED MIN.

24" BELOW FINISH GRADE
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E

ADS PERFORATED PIPE

BOTTOM OF DRY WELL INSTALLED

AT LEAST 36" BELOW PIPE

INVERT & 24" BELOW LOWEST

FOOTING

NATIVE SAND AND GRAVEL

ENVELOPE OF IMPORTED 2"

DIA. WASHED GRAVEL

SURROUNDING PIPE

LEAVE BOTTOM OF PIPE OPEN &

FILL WITH SEVERAL INCHES OF

IMPORTED WASHED GRAVEL
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TYPICAL CATCH BASIN

CITY OF KETCHUM - SD-11

NOT TO SCALE
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TYPICAL DRYWELL

CITY OF KETCHUM - SD-10

NOT TO SCALE
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1. WATER MAIN PER ISPWC SECTION 401.

2. MIP X PAC CORP STOPS: 200 PSI POLY PIPE WITH

INSERTS FOR FOR SERVICE LINES FROM MAIN TO

CORPS STOPS AND INTO METER VAULT.

3. VALVE BOX

4. 1-1/2" METER: 13-1/4" WITH GASKETS

2" METER: 17-1/4" WITH GASKETS

WATER METER FURNISHED AND INSTALLED BY THE

CITY. (PAID BY CUSTOMER WITH CONNECTION FEES.)

5. 6" LONG RED BRASS NIPPLE

6. SERVICE LINE: 1-1/2" OR 2", 200 PSI POLYETHYLENE

PIPE WITH PACK JOINT BRASS FITTINGS AND

STAINLESS STEEL INSERTS.

7. FORD BALL VALVE CURB STOP WITH RISER AND

LOCKING LID. (IF REQUIRED)

8. RED BRASS UNION.

9. STANDARD 24" DIA. MANHOLE RING & "WATER"

COVER; 2" HOLE IN LID FOR RADIO READ UNIT.

10. 2" X 35" O.D. CONCRETE GRADE RING) UNDER YOKE.

11. BALL VALVE TO BE INSTALLED IN METER VAULT. NO

OTHER EQUIPMENT SHALL BE PERMITTED WITHIN THE

METER VAULT.

12. 36" DIA. PRECAST CONCRETE MANHOLE.

13. 4" X 35" O.D. CONCRETE GRADE RING.

NOTES

WATER SERVICE CONNECTION (1-1/2", 2")

ISPWC - SD-402

NOT TO SCALE

12

WATER SERVICE CONNECTION (3/4" - 1")

ISPWC - SD-401

NOT TO SCALE

13

STANDARD MANHOLE TYPE-A

ISPWC - SD-501

NOT TO SCALE

14

POTABLE AND NON-POTABLE WATER LINE (NPWL) SEPERATION

ISPWC - SD-407

NOT TO SCALE

15

DRYWELL SIZING WORKSHEET

11

STANDARD SERVICE MARKER

ISPWC - SD-512

NOT TO SCALE

8

STANDARD SEWER SERVICE CONNECTION FOR NEW DEVELOPMENT PROJECTS

ISPWC - SD-511A

NOT TO SCALE

10

STANDARD 4" TRAFFIC RATED CLEAN-OUT

ISPWC - SD-506A

NOT TO SCALE
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A0

A0 1/8" = 1'-0"

LOT COVERAGE CALCULATION1

BUILDING FOOTPRINT; 1,379 FT2  

SQUARE FOOTAGE TABULATION: UNIT A

1,379 FT2  

UNIT B

BUILDING COVERAGE: 1,441.5 FT2  1,441.5 FT2  

BUILDING COVERAGE LIMIT PER BUILDING: 1,442 FT2 (35%) 1,442 FT2 (35%)

TOTAL LOT COVERAGE: 2,883 FT2 (35%)

DECK OVER 30" HT; 62.5 FT2  62.5 FT2  

1,379 FT2  

UNIT A

1,379 FT2  

UNIT B

1,441.5 FT2  1,441.5 FT2  

1,442 FT2 (35%) 1,442 FT2 (35%)

2,883 FT2 (35%)

62.5 FT2  62.5 FT2  

ORIGINAL REVISED

1

LEGEND:

DECK OVER 30" ABOVE FINISH GRADE

BUILDING FOOTPRINT

EXTERIOR LIGHTING LUMENS OUTPUT CALCULATION:

HINKLEY LUNA 1668BZ 26

NO. OF FIXTURES

FULL CUT-OFF
SCONCE

FIXTURE TYPE

2700K 

COLOR

300

LUMENS PER FIXTUREMODEL TOTAL LUMENS OUTPUT

7,800

1
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A5 1/4" = 1'-0"

BUILDING SECTION A - UNIT "A"1 A5 1/4" = 1'-0"

BUILDING SECTION B - UNIT "A"2



GROUND LEVEL FF

0' - 8 1/4"

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

2

A5

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

METAL FASCIA
-DARK BRONZE

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER
-PROPOSED TO CREATE
MATERIAL DIFFERENTIATION
AT UPPER LEVEL DECK

STEEL RAILING
-DARK BRONZE

STEEL BEAM &
COLUMN
-DARK BRONZE

STAINED WOOD 
BEAM
-BARK

METAL FASCIA
-DARK BRONZE

CLEAR CEDAR 
SIDING

STEEL BEAM &
COLUMN
-DARK BRONZE

STAINED WOOD 
BEAM
-BROWN

METAL FASCIA
-DARK BRONZE

CLEAR CEDAR 
SIDING

2 FT. METAL BELLY 
BAND
-DARK BRONZE

CLEAR CEDAR 
SIDING

CONCRETE CAP

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

METAL CLAD GARAGE DOOR
-DARK BRONZE

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

METAL CHIMNEY SHROUD
-DARK BRONZE

METAL CHIMNEY SHROUD
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

ROOF STEPPED BACK AND COLUMN
HAS BEEN OMITTED TO PROVIDE MORE 
ARTICULATION AT UPPER LEVEL DECK

OMITTED MECH.
CHIMNEY

1

1

1

LOWERED ROOF  TO PROVIDE
HEIGHT DIFFERENTIATION

DARK STAIN SIDING
TO PROVIDE FACADE 
BREAK

MAX HT LIMIT

35' - 0"

PL2

20' - 2 1/2"

32
'-
7 
5
/8
"

35
'-
0
"

1

A5

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

GROUND FLOOR FF = 5791.5

FINISH GRADE = 5790.8

33
'-
3 
7/
8
"

12
'-
0
 3
/4
"

9
'-
1 
1/
8
"

9
'-
0
 3
/8
"

METAL FASCIA
-DARK BRONZE

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

STEEL RAILING
-DARK BRONZE

METAL FASCIA
-DARK BRONZE

DECORATIVE WOOD RAFTER
-BARK

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

DECORATIVE WOOD RAFTER
-BARK

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

CLEAR CEDAR SIDING

FLAT ROOF TO HELP BREAK THE
MASSING AND CREATE MORE
ARTICULATION ON THE FACADE.

OMITTED MECH.
CHIMNEY 

1

DARK STAIN SIDING 
TO PROVIDE MORE 
MATERIAL DIFFETENTIATION

1
STONE SIDING AT LOWER LEVEL,
DARK STAIN SIDING AT SECOND LEVEL
TO PROVIDE VISUAL RELIEF.

7'
-0
"

7'
-0
"

DOOR AND WINDOW FINISH
-IRON ORE

DOOR AND WINDOW FINISH
-IRON ORE
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A6 1/4" = 1'-0"

UNIT "A" WEST ELEVATION1
A6 1/4" = 1'-0"

UNIT "A" SOUTH ELEVATION2

UNIT A



GROUND LEVEL FF

0' - 8 1/4"

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

2

A5

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

DECORATIVE WOOD RAFTER
-BROWN STAIN

METAL FASCIA
-DARK BRONZE

METAL BELLY BAND
-DARK BRONZE

CLEAR CEDAR SIDING

METAL BELLY BAND
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

CLEAR CEDAR SIDING

STEEL RAILING
-DARK BRONZE

9
'-
6
 3
/4
"

1

STONE SIDING AT LOWER LEVEL,
DARK STAIN SIDING AT SECOND LEVEL
TO PROVIDE VISUAL RELIEF AND 
MATERIAL DIFFERENTIATION.

WALL STEPPED BACK
TO PROVIDE VISUAL
RELIEF

ROOFING AND OUTRIGGER
PROVIDED FOR VISUAL APPEARANCE
REDUCTION

LOWERED ROOF TO REDUCE
BUILDING IMPACT AND PROVIDE
UNDULATION

GROUND LEVEL FF

0' - 8 1/4"

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

1

A5

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

METAL FASCIA
-DARK BRONZE

METAL TRIM/FLASHING
-DARK BRONZE

CLEAR CEDAR SIDING
VERTICAL

35
'-
0
"

33
'-
3 
7/
8
"

12
'-
0
 3
/4
"

9
'-
1 
1/
8
"

9
'-
0
 3
/8
"

CONCRETE CAP

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

CLEAR CEDAR SIDING
HORIZONTAL ORIENTATION
TO PROVIDE DIFFERENTIATION
FROM LOWER LEVEL

METAL FASCIA
-DARK BRONZE

METAL BELLY BAND
-DARK BRONZE

CLEAR CEDAR SIDING
VERTICAL ORIENTATION TO
PROVIDE DIFFERENTIATION
FROM UPPER LEVEL

METAL BELLY BAND
-DARK BRONZE

METAL PANEL SIDING
(WEATHERED COPPER)
TO CREATE MATERIAL 
DIFFERENTIATION FROM
UPPER LEVELS

1 1

1

LOWERED ROOF TO REDUCE
BUILDING IMPACT AND PROVIDE
UNDULATION

OMITTED CHIMNEY SHROUD

STONE SIDING AT LOWER LEVEL,
DARK STAIN SIDING AT SECOND LEVEL
TO PROVIDE VISUAL RELIEF AND 
MATERIAL DIFFERENTIATION.

WALL STEPPED BACK
TO PROVIDE VISUAL
RELIEF

ROOFING AND PROVIDED FOR 
VISUAL APPEARANCE
REDUCTION

COVERED UTILITIES

MECHANICAL SHROUD

7'
-0
"

7'
-0
"

WINDOW FINISH
-IRON ORE, TYP.
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A7 1/4" = 1'-0"

UNIT "A" EAST ELEVATION1
A7 1/4" = 1'-0"

UNIT "A" NORTH ELEVATION2

UNIT A



GROUND LEVEL FF

0' - 8 1/4"

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

METAL FASCIA
-DARK BRONZE

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

STEEL RAILING
-DARK BRONZE

STEEL BEAM &
COLUMN
-DARK BRONZE

STAINED WOOD 
BEAM
-BARK

METAL FASCIA
-DARK BRONZE

CLEAR CEDAR 
SIDING

STEEL BEAM &
COLUMN
-DARK BRONZE

STAINED WOOD 
BEAM
-BARK

METAL FASCIA
-DARK BRONZE

CLEAR CEDAR 
SIDING

2 FT. METAL BELLY 
BAND
-DARK BRONZE

CLEAR CEDAR 
SIDING

CONCRETE CAP

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

METAL CLAD GARAGE DOOR
-DARK BRONZE

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

METAL CHIMNEY SHROUD
-DARK BRONZE

METAL CHIMNEY SHROUD
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER LOWERED ROOF  TO PROVIDE

HEIGHT DIFFERENTIATION

1

1

1

OMITTED CHIMNEY

1

DARK STAIN SIDING
TO PROVIDE FACADE 
BREAK

GROUND LEVEL FF

0' - 8 1/4"

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

METAL FASCIA
-DARK BRONZE

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

STEEL RAILING
-DARK BRONZE

METAL FASCIA
-DARK BRONZE

DECORATIVE WOOD RAFTER
-BARK

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

DECORATIVE WOOD RAFTER
-DARK BRONZE

METAL TRIM
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

CLEAR CEDAR SIDING

34
'-
10
 1
/8
"

35
'-
0
"

1 1

OMITTED MECH.
CHIMNEY 

DARK STAIN SIDING 
TO PROVIDE MORE 
MATERIAL DIFFETENTIATION

STONE SIDING AT LOWER LEVEL,
DARK STAIN SIDING AT SECOND LEVEL
TO PROVIDE VISUAL RELIEF.

7'
-0
"

7'
-0
"

DOOR AND WINDOW FINISH
-IRON ORE
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A8 1/4" = 1'-0"

UNIT "B" WEST ELEVATION1

UNIT B

A8 1/4" = 1'-0"

UNIT "B" NORTH ELEVATION2



GROUND LEVEL FF

0' - 8 1/4"

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

DECORATIVE WOOD RAFTER
-BROWN STAIN

METAL FASCIA
-DARK BRONZE

METAL BELLY BAND
-DARK BRONZE

CLEAR CEDAR SIDING

METAL BELLY BAND
-DARK BRONZE

METAL PANEL SIDING
-WEATHERED COPPER

THIN STONE VENEER - TYP.
-SELECT STONE

SAWN SILVERTIP LIMESTONE

CLEAR CEDAR SIDING

STEEL RAILING
-DARK BRONZE

STONE SIDING AT LOWER LEVEL,
DARK STAIN SIDING AT SECOND LEVEL
TO PROVIDE VISUAL RELIEF AND MATERIAL
DIFFERENTIATION.

WALL STEPPED BACK
TO PROVIDE VISUAL
RELIEF

ROOFING AND OUTRIGGER
PROVIDED FOR VISUAL APPEARANCE
REDUCTION

LOWERED ROOF TO REDUCE
BUILDING IMPACT AND PROVIDE
UNDULATION

MAX HT LIMIT

35' - 0"

PL1

9' - 8 5/8"

PL2

20' - 2 1/2"

1

A5

PL3

33' - 3 7/8"

3RD LEVEL SUB-FLOOR

21' - 3 1/8"

2ND LEVEL SUB-FLOOR

11' - 1 3/8"

32
'-
7 
5
/8
"

35
'-
0
"

GROUND FLOOR FF = 5791.5

FINISH GRADE = 5790.8

33
'-
3 
7/
8
"

12
'-
0
 3
/4
"

9
'-
1 
1/
8
"

9
'-
0
 3
/8
"

34
'-
10
 1
/8
"

CLEAR CEDAR 
SIDING

METAL FASCIA
-DARK BRONZE

METAL BELLY
BAND
-DARK BRONZE

CLEAR CEDAR 
SIDING

METAL BELLY 
BAND
-DARK BRONZE

METAL PANEL 
SIDING
-WEATHERED 
COPPER

METAL FASCIA
-DARK BRONZE

CLEAR CEDAR SIDING

CONCRETE CAP

THIN STONE VENEER - TYP.
-SELECT STONE
SAWN SILVERTIP LIMESTONE

LOWERED ROOF TO REDUCE
BUILDING IMPACT AND PROVIDE
UNDULATION

OMITTED MECHANICAL
CHIMNEY

STONE SIDING AT LOWER LEVEL,
DARK STAIN SIDING AT SECOND LEVEL
TO PROVIDE VISUAL RELIEF.

WALL STEPPED BACK
TO PROVIDE VISUAL
RELIEF

COVERED UTILITIES

WINDOW FINISH
-IRON ORE, TYP.
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OWNER'S POLICY OF TITLE INSURANCE    
Policy Number OX 13546069 

Issued by Old Republic National Title Insurance Company 

 
 
Any notice of claim and any other notice or statement in writing required to be given to the Company under this Policy 
must be given to the Company at the address shown in Section 18 of the Conditions. 
 

COVERED RISKS   
 
SUBJECT TO THE EXCLUSIONS FROM COVERAGE, THE EXCEPTIONS FROM COVERAGE CONTAINED IN SCHEDULE B, AND THE 
CONDITIONS, OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY, a Florida Corporation (the “Company”) insures, as of Date of 
Policy and, to the extent stated in Covered Risks 9 and 10, after Date of Policy, against loss or damage, not exceeding the Amount of 
Insurance, sustained or incurred by the Insured by reason of: 
1. Title being vested other than as stated in Schedule A. 
2. Any defect in or lien or encumbrance on the Title.  This Covered Risk includes but is not limited to insurance against loss from: 

(a) A defect in the Title caused by 
(i) forgery, fraud, undue influence, duress, incompetency, incapacity, or impersonation; 
(ii) failure of any person or Entity to have authorized a transfer or conveyance; 
(iii) a document affecting Title not properly created, executed, witnessed, sealed, acknowledged, notarized, or delivered; 
(iv) failure to perform those acts necessary to create a document by electronic means authorized by law; 
(v) a document executed under a falsified, expired, or otherwise invalid power of attorney; 
(vi) a document not properly filed, recorded, or indexed in the Public Records including failure to perform those acts by 

electronic means authorized by law; or 
(vii)  a defective judicial or administrative proceeding. 

(b) The lien of real estate taxes or assessments imposed on the Title by a governmental authority due or payable, but unpaid. 
(c) Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land.  The term ”encroachment” includes encroachments of existing improvements 
located on the Land onto adjoining land, and encroachments onto the Land of existing improvements located on adjoining 
land. 

3. Unmarketable Title. 
4. No right of access to and from the Land. 
5. The violation or enforcement of any law, ordinance, permit, or governmental regulation (including those relating to building and 

zoning) restricting, regulating, prohibiting, or relating to  
(a) the occupancy, use, or enjoyment of the Land;  
(b) the character, dimensions, or location of any improvement erected on the Land;  
(c) the subdivision of land; or  
(d) environmental protection 
if a notice, describing any part of the Land, is recorded in the Public Records setting forth the violation or intention to enforce, but 
only to the extent of the violation or enforcement referred to in that notice. 

6. An enforcement action based on the exercise of a governmental police power not covered by Covered Risk 5 if a notice of the 
enforcement action, describing any part of the Land, is recorded in the Public Records, but only to the extent of the enforcement 
referred to in that notice. 

7. The exercise of the rights of eminent domain if a notice of the exercise, describing any part of the Land, is recorded in the Public 
Records. 

8. Any taking by a governmental body that has occurred and is binding on the rights of a purchaser for value without Knowledge. 
9. Title being vested other than as stated in Schedule A or being defective 
 

(a) as a result of the avoidance in whole or in part, or from a court order providing an alternative remedy, of a transfer of all or 
any part of the title to or any interest in the Land occurring prior to the transaction vesting Title as shown in Schedule A 
because that prior transfer constituted a fraudulent or preferential transfer under federal bankruptcy, state insolvency, or 
similar creditors’ rights laws; or 

(b) because the instrument of transfer vesting Title as shown in Schedule A constitutes a preferential transfer under federal 
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bankruptcy, state insolvency, or similar creditors’ rights laws by reason of the failure of its recording in the Public Records 
(i) to be timely, or 
(ii) to impart notice of its existence to a purchaser for value or to a judgment or lien creditor. 

10. Any defect in or lien or encumbrance on the Title or other matter included in Covered Risks 1 through 9 that has been created or 
attached or has been filed or recorded in the Public Records subsequent to Date of Policy and prior to the recording of the deed 
or other instrument of transfer in the Public Records that vests Title as shown in Schedule A. 

The Company will also pay the costs, attorneys' fees, and expenses incurred in defense of any matter insured against by this Policy, 
but only to the extent provided in the Conditions.   

   
Issued through the Office of: 
 
First American Title Company 
 
 
 

 
 

Authorized Signature 
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EXCLUSIONS FROM COVERAGE 
   

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, 
attorneys' fees, or expenses that arise by reason of:   
 
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, 

prohibiting, or relating to 
(i) the occupancy, use, or enjoyment of the Land;   
(ii) the character, dimensions, or location of any improvement erected on the Land;   
(iii) the subdivision of land; or   
(iv) environmental protection;    
or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or 
limit the coverage provided under Covered Risk 5.   

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.     
3. Defects, liens, encumbrances, adverse claims, or other matters   

(a) created, suffered, assumed, or agreed to by the Insured Claimant;   
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not 

disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured 
under this policy;   

(c) resulting in no loss or damage to the Insured Claimant;   
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under 

Covered Risk 9 and 10); or   
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.   

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction 
vesting the Title as shown in Schedule A, is 
(a) a fraudulent conveyance or fraudulent transfer; or 
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.   

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between 
Date of Policy and the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown 
in Schedule A. 
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 CONDITIONS AND STIPULATIONS 
1. DEFINITION OF TERMS 

The following terms when used in this policy mean:   
(a) “Amount of Insurance”:  The amount stated in Schedule A, as may be increased or decreased by endorsement to this policy, 

increased by Section 8(b), or decreased by Sections 10 and 11 of these Conditions.   
(b) “Date of Policy”:  The date designated as “Date of Policy” in Schedule A.   
(c) “Entity”:  A corporation, partnership, trust, limited liability company, or other similar legal entity. 
(d) “Insured":  The Insured named in Schedule A.   

(i) The term "Insured" also includes 
(A) successors to the Title of the Insured by operation of law as distinguished from purchase, including heirs, devisees, 

survivors, personal representatives, or next of kin;     
(B) successors to an Insured by dissolution, merger, consolidation, distribution, or reorganization;   
(C) successors to an Insured by its conversion to another kind of Entity;   
(D) a grantee of an Insured under a deed delivered without payment of actual valuable consideration  conveying the 

Title 
(1) if the stock, shares, memberships, or other equity interests of the grantee are wholly-owned by the named 

Insured,   
(2) if the grantee wholly owns the named Insured,   
(3) if the grantee is wholly-owned by an affiliated Entity of the named Insured, provided the affiliated Entity and 

the named Insured are both wholly-owned by the same person or Entity, or 
(4) if the grantee is a trustee or beneficiary of a trust created by a written instrument established by the Insured 

named in Schedule A for estate planning purposes.  
(ii) With regard to (A), (B), (C), and (D) reserving, however, all rights and defenses as to any successor that the Company 

would have had against any predecessor Insured. 
(e) "Insured Claimant":  An Insured claiming loss or damage.   
(f) "Knowledge" or "Known":  Actual knowledge, not constructive knowledge or notice that may be imputed to an Insured by     

reason of the Public Records or any other records that impart constructive notice of matters affecting the Title.   
(g) "Land":  The land described in Schedule A, and affixed improvements that by law constitute real property.  The term "Land” 

does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or 
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent 
that a right of access to and from the Land is insured by this policy.   

(h) "Mortgage":  Mortgage, deed of trust, trust deed, or other security instrument, including one evidenced by electronic means 
authorized by law.   

(i) "Public Records":  Records established under state statutes at Date of Policy for the purpose of imparting constructive notice 
of matters relating to real property to purchasers for value and without Knowledge.  With respect to Covered Risk 5(d), 
"Public Records" shall also include environmental protection liens filed in the records of the clerk of the United States District 
Court for the district where the Land is located.   

(j) “Title”:  The estate or interest described in Schedule A.   
(k) "Unmarketable Title”: Title affected by an alleged or apparent matter that would permit a prospective purchaser or lessee of 

the Title or lender on the Title to be released from the obligation to purchase, lease, or lend if there is a contractual 
condition requiring the delivery of marketable title.   

 
2. CONTINUATION OF INSURANCE 

The coverage of this policy shall continue in force as of Date of Policy in favor of an Insured, but only so long as the Insured 
retains an estate or interest in the Land, or holds an obligation secured by a purchase money Mortgage given by a purchaser 
from the Insured, or only so long as the Insured shall have liability by reason of warranties in any transfer or conveyance of the 
Title.  This policy shall not continue in force in favor of any purchaser from the Insured of either (i) an estate or interest in the 
Land, or (ii) an obligation secured by a purchase money Mortgage given to the Insured.   

 
3. NOTICE OF CLAIM TO BE GIVEN BY INSURED CLAIMANT  

The Insured shall notify the Company promptly in writing (i) in case of any litigation as set forth in Section 5(a) of these 
Conditions, (ii) in case Knowledge shall come to an Insured hereunder of any claim of title or interest that is adverse to the Title, 
as insured, and that might cause loss or damage for which the Company may be liable by virtue of this policy, or (iii) if the Title, 
as insured, is rejected as Unmarketable Title.  If the Company is prejudiced by the failure of the Insured Claimant to provide 
prompt notice, the Company's liability to the Insured Claimant under the policy shall be reduced to the extent of the prejudice. 

 
4.  PROOF OF LOSS 

In the event the Company is unable to determine the amount of loss or damage, the Company may, at its option, require as a 
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condition of payment that the Insured Claimant furnish a signed proof of loss.  The proof of loss must describe the defect, lien, 

encumbrance, or other matter insured against by this policy that constitutes the basis of loss or damage and shall state, to the 
extent possible, the basis of calculating the amount of the loss or damage.   

 
5.  DEFENSE AND PROSECUTION OF ACTIONS 

(a) Upon written request by the Insured, and subject to the options contained in Section 7 of these Conditions, the Company, at 
its own cost and without unreasonable delay, shall provide for the defense of an Insured in litigation in which any third party 
asserts a claim covered by this policy adverse to the Insured.  This obligation is limited to only those stated causes of action 
alleging matters insured against by this policy.  The Company shall have the right to select counsel of its choice (subject to 
the right of the Insured to object for reasonable cause) to represent the Insured as to those stated causes of action.  It shall 
not be liable for and will not pay the fees of any other counsel.  The Company will not pay any fees, costs, or expenses 
incurred by the Insured in the defense of those causes of action that allege matters not insured against by this policy.   

(b) The Company shall have the right, in addition to the options contained in Section 7 of these Conditions, at its own cost, to 
institute and prosecute any action or proceeding or to do any other act that in its opinion may be necessary or desirable to 
establish the Title, as insured, or to prevent or reduce loss or damage to the Insured.  The Company may take any 
appropriate action under the terms of this policy, whether or not it shall be liable to the Insured.  The exercise of these 
rights shall not be an admission of liability or waiver of any provision of this policy.  If the Company exercises its rights under 
this subsection, it must do so diligently.   

(c) Whenever the Company brings an action or asserts a defense as required or permitted by this policy, the Company may 
pursue the litigation to a final determination by a court of competent jurisdiction, and it expressly reserves the right, in its 
sole discretion, to appeal any adverse judgment or order.   

 
6. DUTY OF INSURED CLAIMANT TO COOPERATE 

(a) In all cases where this policy permits or requires the Company to prosecute or provide for the defense of any action or 
proceeding and any appeals, the Insured shall secure to the Company the right to so prosecute or provide defense in the 
action or proceeding, including the right to use, at its option, the name of the Insured for this purpose.  Whenever requested 
by the Company, the Insured, at the Company's expense, shall give the Company all reasonable aid (i) in securing evidence, 
obtaining witnesses, prosecuting or defending the action or proceeding, or effecting settlement, and (ii) in any other lawful 
act that in the opinion of the Company may be necessary or desirable to establish the Title or any other matter as insured.  
If the Company is prejudiced by the failure of the Insured to furnish the required cooperation, the Company's obligations to 
the Insured under the policy shall terminate, including any liability or obligation to defend, prosecute, or continue any 
litigation, with regard to the matter or matters requiring such cooperation. 

(b) The Company may reasonably require the Insured Claimant to submit to examination under oath by any authorized 
representative of the Company and to produce for examination, inspection, and copying, at such reasonable times and 
places as may be designated by the authorized representative of the Company, all records, in whatever medium maintained, 
including books, ledgers, checks, memoranda, correspondence, reports, e-mails, disks, tapes, and videos whether bearing a 
date before or after Date of Policy, that reasonably pertain to the loss or damage.  Further, if requested by any authorized 
representative of the Company, the Insured Claimant shall grant its permission, in writing, for any authorized representative 
of the Company to examine, inspect, and copy all of these records in the custody or control of a third party that reasonably 
pertain to the loss or damage.  All information designated as confidential by the Insured Claimant provided to the Company 
pursuant to this Section shall not be disclosed to others unless, in the reasonable judgment of the Company, it is necessary 
in the administration of the claim.  Failure of the Insured Claimant to submit for examination under oath, produce any 
reasonably requested information, or grant permission to secure reasonably necessary information from third parties as 
required in this subsection, unless prohibited by law or governmental regulation, shall terminate any liability of the Company 
under this policy as to that claim. 

 
7.  OPTIONS TO PAY OR OTHERWISE SETTLE CLAIMS; TERMINATION OF LIABILITY 

In case of a claim under this policy, the Company shall have the following additional options:   
(a) To Pay or Tender Payment of the Amount of Insurance.   

To pay or tender payment of the Amount of Insurance under this policy together with any costs, attorneys' fees, and 
expenses incurred by the Insured Claimant that were authorized by the Company up to the time of payment or tender of 
payment and that the Company is obligated to pay.   
Upon the exercise by the Company of this option, all liability and obligations of the Company to the Insured under this policy, 
other than to make the payment required in this subsection, shall terminate, including any liability or obligation to defend, 
prosecute, or continue any litigation.   

(b) To Pay or Otherwise Settle With Parties Other Than the Insured or With the Insured Claimant.   
(i)To pay or otherwise settle with other parties for or in the name of an Insured Claimant any claim insured against under 
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 this policy.  In addition, the Company will pay any costs, attorneys' fees, and expenses incurred by the Insured Claimant 

that were authorized by the Company up to the time of payment and that the Company is obligated to pay; or   
(ii) To pay or otherwise settle with the Insured Claimant the loss or damage provided for under this policy, together with 

any costs, attorneys' fees, and expenses incurred by the Insured Claimant that were authorized by the Company up to 
the time of payment and that the Company is obligated to pay.   

Upon the exercise by the Company of either of the options provided for in subsections (b)(i) or (ii), the Company's 
obligations to the Insured under this policy for the claimed loss or damage, other than the payments required to be made, 
shall terminate, including any liability or obligation to defend, prosecute, or continue any litigation.   

 
8. DETERMINATION AND EXTENT OF LIABILITY 

This policy is a contract of indemnity against actual monetary loss or damage sustained or incurred by the Insured Claimant who 
has suffered loss or damage by reason of matters insured against by this policy.   
(a) The extent of liability of the Company for loss or damage under this policy shall not exceed the lesser of 

(i)   the Amount of Insurance; or 
(ii) the difference between the value of the Title as insured and the value of the Title subject to the risk insured against by 

this policy.  
(b) If the Company pursues its rights under Section 5 of these Conditions and is unsuccessful in establishing the Title, as 

insured,  
(i) the Amount of Insurance shall be increased by 10%, and 
(ii)  the Insured Claimant shall have the right to have the loss or damage determined either as of the date the claim was 

made by the Insured Claimant or as of the date it is settled and paid.   
(c) In addition to the extent of liability under (a) and (b), the Company will also pay those costs, attorneys' fees, and expenses 

incurred in accordance with Sections 5 and 7 of these Conditions.   
 
9.  LIMITATION OF LIABILITY 

(a) If the Company establishes the Title, or removes the alleged defect, lien, or encumbrance, or cures the lack of a right of 
access to or from the Land, or cures the claim of Unmarketable Title, all as insured, in a reasonably diligent manner by any 
method, including litigation and the completion of any appeals, it shall have fully performed its obligations with respect to 
that matter and shall not be liable for any loss or damage caused to the Insured.   

(b) In the event of any litigation, including litigation by the Company or with the Company's consent, the Company shall have no 
liability for loss or damage until there has been a final determination by a court of competent jurisdiction, and disposition of 
all appeals, adverse to the Title, as insured.   

(c) The Company shall not be liable for loss or damage to the Insured for liability voluntarily assumed by the Insured in settling 
any claim or suit without the prior written consent of the Company.  

 
10. REDUCTION OF INSURANCE; REDUCTION OR TERMINATION OF LIABILITY   

All payments under this policy, except payments made for costs, attorneys’ fees, and expenses, shall reduce the Amount of 
Insurance by the amount of the payment.     

 
11. LIABILITY NONCUMULATIVE 

The Amount of Insurance shall be reduced by any amount the Company pays under any policy insuring a Mortgage to which 
exception is taken in Schedule B or to which the Insured has agreed, assumed, or taken subject, or which is executed by an 
Insured after Date of Policy and which is a charge or lien on the Title, and the amount so paid shall be deemed a payment to the 
Insured under this policy. 

 
12. PAYMENT OF LOSS 

When liability and the extent of loss or damage have been definitely fixed in accordance with these Conditions, the payment shall 
be made within 30 days. 

 
13. RIGHTS OF RECOVERY UPON PAYMENT OR SETTLEMENT 

(a) Whenever the Company shall have settled and paid a claim under this policy, it shall be subrogated and entitled to the rights 
of the Insured Claimant in the Title and all other rights and remedies in respect to the claim that the Insured Claimant has 
against any person or property, to the extent of the amount of any loss, costs, attorneys' fees, and expenses paid by the 
Company.  If requested by the Company, the Insured Claimant shall execute documents to evidence the transfer to the 
Company of these rights and remedies.  The Insured Claimant shall permit the Company to sue, compromise, or settle in the 
name of the Insured Claimant and to use the name of the Insured Claimant in any transaction or litigation involving these 
rights and remedies.   
If a payment on account of a claim does not fully cover the loss of the Insured Claimant, the Company shall defer the 
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exercise of its right to recover until after the Insured Claimant shall have recovered its loss.   

(b) The Company’s right of subrogation includes the rights of the Insured to indemnities, guaranties, other policies of insurance, 
or bonds, notwithstanding any terms or conditions contained in those instruments that address subrogation rights.  

 
14. ARBITRATION 

Either the Company or the Insured may demand that the claim or controversy shall be submitted to arbitration pursuant to the 
Title Insurance Arbitration Rules of the American Land Title Association (“Rules”).  Except as provided in the Rules, there shall be 
no joinder or consolidation with claims or controversies of other persons.  Arbitrable matters may include, but are not limited to, 
any controversy or claim between the Company and the Insured arising out of or relating to this policy, any service in connection 
with its issuance or the breach of a policy provision, or to any other controversy or claim arising out of the transaction giving rise 
to this policy.  All arbitrable matters when the Amount of Insurance is $2,000,000 or less shall be arbitrated at the option of 
either the Company or the Insured.  All arbitrable matters when the Amount of Insurance is in excess of $2,000,000 shall be 
arbitrated only when agreed to by both the Company and the Insured.  Arbitration pursuant to this policy and under the Rules 
shall be binding upon the parties.  Judgment upon the award rendered by the Arbitrator(s) may be entered in any court of 
competent jurisdiction. 

 
15. LIABILITY LIMITED TO THIS POLICY; POLICY ENTIRE CONTRACT 

(a) This policy together with all endorsements, if any, attached to it by the Company is the entire policy and contract between 
the Insured and the Company.  In interpreting any provision of this policy, this policy shall be construed as a whole.   

(b) Any claim of loss or damage that arises out of the status of the Title or by any action asserting such claim shall be restricted 
to this policy.   

(c) Any amendment of or endorsement to this policy must be in writing and authenticated by an authorized person, or expressly 
incorporated by Schedule A of this policy.   

(d) Each endorsement to this policy issued at any time is made a part of this policy and is subject to all of its terms and 
provisions.  Except as the endorsement expressly states, it does not (i) modify any of the terms and provisions of the policy, 
(ii) modify any prior endorsement, (iii) extend the Date of Policy, or (iv) increase the Amount of Insurance.   

 
16. SEVERABILITY 

In the event any provision of this policy, in whole or in part, is held invalid or unenforceable under applicable law, the policy shall 
be deemed not to include that provision or such part held to be invalid, but all other provisions shall remain in full force and 
effect.   

 
17. CHOICE OF LAW; FORUM 

(a) Choice of Law:  The Insured acknowledges the Company has underwritten the risks covered by this policy and determined the 
premium charged therefor in reliance upon the law affecting interests in real property and applicable to the interpretation, 
rights, remedies, or enforcement of policies of title insurance of the jurisdiction where the Land is located.   
Therefore, the court or an arbitrator shall apply the law of the jurisdiction where the Land is located to determine the validity 
of claims against the Title that are adverse to the Insured and to interpret and enforce the terms of this policy.  In neither 
case shall the court or arbitrator apply its conflicts of law principles to determine the applicable law.   

(b) Choice of Forum:  Any litigation or other proceeding brought by the Insured against the Company must be filed only in a state 
or federal court within the United States of America or its territories having appropriate jurisdiction.   

   
18. NOTICES, WHERE SENT 

Any notice of claim and any other notice or statement in writing required to be given to the Company under this policy must be 
given to the Company at 400 Second Avenue South, Minneapolis, Minnesota 55401-2499.   
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SCHEDULE A 

  
  

First American Title Company 
120 2nd Avenue Suite 101, PO Box 7999  
Ketchum, ID 83340 
 
 
 
 
  
File No.:  912512K Policy No.: OX 13546069 

Address Reference: Lot 3 Blk 68 Ketchum Ketchum, ID 
83340  
   

  

Amount of Insurance: $825,000.00  Premium: $2,618.00 
Date of Policy: January 11, 2021 at 12:42 P.M.    

  

1. Name of Insured: 
  
MMDM12, LLC, an Idaho limited liability company 

2. The estate or interest in the Land that is insured by this policy is: 
  
Fee Simple 

3. Title is vested in: 
  
MMDM12, LLC, an Idaho limited liability company 

4. The Land referred to in this policy is described as follows: 
 
Lot 3 in Block 68 of the REPLAT OF BLOCK 68, TOWN OF KETCHUM, according to the 
official plat thereof, recorded as Instrument No. 185154, records of Blaine County, 
Idaho.  
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SCHEDULE B 

  
Policy No.:  OX 13546069 

File No. 912512K 
  

EXCEPTIONS FROM COVERAGE 

This policy does not insure against loss or damage, and the Company will not pay costs, attorneys' fees, or 
expenses that arise by reason of:  

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority 
that levies taxes or assessments on real property or by the public records. 

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be 
ascertained by an inspection of said land or by making inquiry of persons in possession thereof. 

3. Easements, claims of easement or encumbrances which are not shown by the public records.  

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the title 
including discrepancies, conflicts in boundary lines, shortage in area, or any other facts that would be 
disclosed by an accurate and complete land survey of the land, and that are not shown in the public 
records. 

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the 
issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under 
(a), (b), or (c) are shown by the public records. 

6. Any lien, or rights to a lien, for services, labor or materials theretofore or hereafter furnished, 
imposed by law and not shown by the public records. 

  

7. 2021 taxes are an accruing lien, not yet payable. 

8. Levies and Assessments for service charges of the City of Ketchum Water and Sewer Department. 

9. Easement and Notes, as shown on the plat of REPLAT OF BLOCK 68, TOWN OF KETCHUM, recorded 
as Instrument No. 185154, records of Blaine County, Idaho. 

10. Restrictive Covenants, executed by CASA BLANCA COMPANY, recorded 3-29-1979 as Instrument No. 
192290, records of Blaine County, Idaho. 

11. Underground Power Line Easement, in favor of Idaho Power Company, recorded 11-12-1978, 
Instrument No. 289842, records of Blaine County, Idaho. 

12. Deed of Trust  dated January 08, 2021, to secure an original indebtedness of $552,500.00, and any 
other amounts and/or obligations secured thereby. 
Recorded: January 11, 2021, as Instrument No. 678102 
Grantor:  MMDM12, LLC, an Idaho limited liability company 
Trustee:  First American Title Company 
Beneficiary: Mountain West Bank, Division of Glacier Bank  
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FACTS WHAT DOES OLD REPUBLIC TITLE DO WITH YOUR PERSONAL 

INFORMATION? 

Why? Financial companies choose how they share your personal information. Federal law gives consumers the right to 
limit some but not all sharing. Federal law also requires us to tell you how we collect, share, and protect your 
personal information. Please read this notice carefully to understand what we do. 

What? The types of personal information we collect and share depend on the product or service you have with us. This 

information can include: 

• Social Security number and employment information 

• Mortgage rates and payments and account balances 

• Checking account information and wire transfer instructions 

When you are no longer our customer, we continue to share your information as described in this notice. 

How? All financial companies need to share customers' personal information to run their everyday business. In the 
section below, we list the reasons financial companies can share their customers' personal information; the 
reasons Old Republic Title chooses to share; and whether you can limit this sharing. 

  

Reasons we can share your personal information Does Old Republic 
Title Share? 

Can you limit this sharing? 

For our everyday business purposes – such as to process your 
transactions, maintain your accounts(s), or respond to court orders 
and legal investigations, or report to credit bureaus 

 
Yes 

 
No 

For our marketing purposes – to offer our products and services to 
you 

No We don't share 

For joint marketing with other financial companies No We don't share 

For our affiliates' everyday business purposes — 
 information about your transactions and experiences 

Yes No 

For our affiliates' everyday business purposes —  
information about your creditworthiness 

No We don't share 

For our affiliates to market to you No We don't share 

For non-affiliates to market to you No We don't share 

   

 
Questions 

 
Go to www.oldrepublictitle.com (Contact Us) 

  

Who we are 

 
Who is providing this notice? 

 
Companies with an Old Republic Title names and other affiliates. Please see below for a list of 
affiliates. 

What we do 

How does Old Republic Title 
protect my personal 
information? 

To protect your personal information from unauthorized access and use, we use security 
measures that comply with federal law. These measures include computer safeguards and 
secured files and buildings. For more information, visit 
http://www.OldRepublicTitle.com/newnational/Contact/privacy. 

How does Old Republic Title 
collect my personal information? 

We collect your personal information, for example, when you: 

• Give us your contact information or show your driver's license 

• Show your government-issued ID or provide your mortgage information 

• Make a wire transfer 

We also collect your personal information from others, such as credit bureaus, affiliates, or 
other companies. 

http://www.oldrepublictitle.com/
http://www.oldrepublictitle.com/newnational/Contact/privacy


 

 

Why can't I limit all sharing? Federal law gives you the right to limit only: 

• Sharing for affiliates' everyday business purposes - information about your 

creditworthiness 

• Affiliates from using your information to market to you 

• Sharing for non-affiliates to market to you 

State laws and individual companies may give you additional rights to limit sharing. See the 

"Other important information" section below for your rights under state law. 

Definitions 

Affiliates Companies related by common ownership or control. They can be financial and nonfinancial 

companies. 
• Our affiliates include companies with an Old Republic Title name, and financial companies 
such as Attorneys' Title Fund Services, LLC, Lex Terrae National Title Services, Inc., 
Mississippi Valley Title Services Company, and The Title Company of North Carolina. 

Non-affiliates Companies not related by common ownership or control. They can be financial and non-

financial companies. 
• Old Republic Title does not share with non-affiliates so they can market to you 

Joint marketing A formal agreement between non-affiliated financial companies that together market financial 

products or services to you. 
• Old Republic Title doesn't jointly market. 

Affiliates Who May Be Delivering This Notice 

American First Abstract, 
LLC 

American First Title & 

Trust Company 

American Guaranty Title 

Insurance Company 

Attorneys' Title Fund 

Services, LLC 

Compass Abstract, Inc. 

eRecording Partners 
Network, LLC 

Genesis Abstract, LLC Kansas City Management 

Group, LLC 

L.T. Service Corp. Lenders Inspection Company 

Lex Terrae National Title 
Services, Inc. 

Lex Terrae, Ltd. Mara Escrow Company Mississippi Valley Title 

Services Company 

National Title Agent's Services 

Company 

Old Republic Branch 
Information Services, Inc. 

Old Republic Diversified 

Services, Inc. 

Old Republic Exchange 

Company 

Old Republic National 

Title Insurance 

Company 

Old Republic Title and Escrow of 

Hawaii, Ltd. 

Old Republic Title Co. Old Republic Title 

Company of Conroe 

Old Republic Title 

Company of Indiana 

Old Republic Title 

Company of Nevada 

Old Republic Title Company of 

Oklahoma 

Old Republic Title 
Company of Oregon 

Old Republic Title 

Company of St. Louis 

Old Republic Title 

Company of Tennessee 

Old Republic Title 

Information Concepts 

Old Republic Title Insurance Agency, 

Inc. 

Old Republic Title, Ltd. Republic Abstract & 

Settlement , LLC 

Sentry Abstract Company The Title Company of 

North Carolina 

Title Services, LLC 

Trident Land Transfer 
Company, LLC 
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DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS  

OF 

THE 7TH STREET TOWNHOMES 

 

 THIS DECLARATION is made on the date hereunder set forth by MMDM12, LLC, an 
Idaho limited liability company, hereinafter referred to as "Declarant". 
 

RECITALS 
 

 This Declaration is made in contemplation and furtherance of the following facts and 
purposes: 
 

A. Declarant is the owner of certain real property located in the City of Ketchum, Blaine County, 
State of Idaho, more particularly described as follows: Lot 3 in Block 68 of the REPLAT OF 
BLOCK 68 Town of Ketchum, as shown on the official plat thereof recorded as Instrument 
No. 185154, records of Blaine County, Idaho (hereinafter sometimes referred to as 
"Subdivision. 
 

B. The Lot, and all improvements and structures to be erected and maintained thereon, is a 
Townhome project developed pursuant to applicable zoning, subdivision and land use 
ordinances of the City of Ketchum, Idaho. 
 

C. It is the intent of the Declarant to create a quality residential Townhome project in Ketchum 
for the enjoyment and convenience of persons living within said project, and to secure said 
objectives through the covenants, conditions and restrictions hereinafter set forth. 

 
DECLARATION 

 
 Declarant hereby declares that The 7th Street Townhomes, and all real property, parcels, lot, 
Townhome sub-lots and common area now or hereafter situated within, or otherwise made subject 
hereto, shall all be held, conveyed, encumbered, leased and used subject to the following covenants, 
conditions, restrictions and equitable servitudes hereinafter set forth or provided for, which shall run 
with said land and be binding upon, and benefit, all parties now or hereafter having or acquiring any 
right, title or interest therein, or to any part thereof. 
 

ARTICLE I 
DEFINITIONS 

 
 

 Unless the context otherwise specifies or requires, the following words and phrases when used 
herein shall have the following meaning: 
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 Section 1.  "Architectural Design Committee" shall mean the committee created pursuant 
to Article VII hereof. 
 
 Section 2.  "Articles" shall mean the Articles of Incorporation of the 7th Street 
Townhomes Owners Association, Inc. 
 
 Section 3.  "Assessments" shall mean assessments described in Article VI. 
 
 Section 4.  "Association" shall mean and refer to The 7th Street Townhomes Owners 
Association, Inc., a non-profit corporation organized pursuant to Article V of this Declaration under 
the laws of the State of Idaho, its successors and assigns. 
 
 Section 5. "Common Area" means the roadways, driveways and other properties so 
designated as "common area" on the townhouse unit plat map, a copy of which is attached hereto as 
Exhibit "A", as well as any other lots or real property purchased by Association. 
 
 Section 6.  "Lot" shall mean and refer to a Townhome Sub-lot as shown on the official 
plat of the development. 
 
 Section 7.  “7th Street Townhomes Owners Association, Inc.” shall mean and refer to the 
association of owners of Townhome Sub-lots within the Subdivision. 
 
 Section 8.  "Member" shall mean a member of the Association, who shall be an Owner 
and shall qualify for membership in the Association in the manner hereinafter set forth. 
 
 Section 9.  "Owner" shall mean and refer to the record owner, whether one or more 
persons or entities of a fee simple title to either Townhome Sub-lot; provided, however, that the term 
"Owner" shall not include those having only a security interest in either Lot through a lien, 
encumbrance, deed of trust or mortgage, or other similar security instrument. 
 
 Section 10.  "Property" shall mean and refer to the real property within either Sub-lot. 
 
 Section 11.  "Townhome" shall mean and refer to a Townhome residential unit, as that 
term is defined in the applicable land use ordinances of the City of Ketchum, Idaho, to be built and 
maintained on each Sub-lot as depicted on the plat. 

 
ARTICLE II 

PROJECT DEVELOPMENT 
 
 Section 1. Development of Sub-lots.  Declarant has or shall construct, or cause to be 
constructed, pursuant to plans and specifications approved by the City of Ketchum, Idaho, a 
Townhome on each Sub-lot. 
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 Section 2. Common Area.  Any Common Area shown on the Plat for the Townhomes 
shall be deeded by the Declarant to the Association, to be held, improved, maintained, managed and 
used by the Association for the common benefit, use and enjoyment of the Owners and their respective 
family members, guests and invitees subject to the provisions of this Declaration.  Prior to being 
deeded to the Association, the Declarant, at its sole cost and expense, shall improve or make 
appropriate provisions for the improvement of the Common Area in a manner consistent with the 
official Plat for the Subdivision and specifications approved by the City of Ketchum, Idaho. 
 

ARTICLE III 
TOWNHOME RESTRICTIONS 

 

 Section 1. Residential Purposes.  Sub-lots shall be restricted exclusively to residential 
use.  No structures of a temporary character, trailer, tent, shack, carport, garage or other similar 
improvement shall be used as a residence, either temporarily or permanently, on either Sub-lot. 
 
 Section 2. Exterior Changes and Alterations.  No changes or alterations to the exterior of 
any Townhome or other improvement on either Sub-lot may be made or undertaken without the prior 
approval of the Architectural Design Committee of the 7th Street Townhomes; provided, however, 
that this provision shall not preclude exterior painting provided there is no change in existing color, 
or the replacement or repair of broken or damaged exterior windows, siding, roofing, trim, decking, 
sidewalks, driveways, fences, exposed structural members or foundations, if the same does not alter 
the size of the Townhome, the configuration of its exterior, or the architectural features of the 
Townhome, including the size and shape of windows, or the pitch or configuration of roof lines, eaves 
and exposed gables. 
 
 Section 3. Animals and Pets.  No animals, livestock or poultry of any kind shall be raised, 
bred or kept on either Sub-lot, except that not more than a total of two (2) dogs, cats, or other 
household pets may be kept by Owners, provided they are not kept, bred or maintained for any 
commercial purpose, do not endanger the health of other residents, are not allowed outside the 
Townhome except when kenneled in an approved dog run, leashed or otherwise under someone's 
direct control, and do not unreasonably disturb the occupants of any other Townhome, or the owners, 
occupants or residents of the 7th Street Townhomes. The term "household pets" is defined as dogs and 
cats. 
 
 Section 4.   Signs and Business Activities. No advertising signs, billboards, or commercial 
equipment or supplies shall be erected, placed, or permitted to remain on either Sub-lot or Common 
Area, nor shall any Sub-lot or Common Area be used in any way or for any purpose which may 
endanger the health or unreasonably disturb the Owner or occupant of either Townhome. 
 
 Section 5. Service Facilities.  No outside clotheslines shall be permitted, and all garbage 
cans, maintenance tools, and similar items shall be kept screened or enclosed to conceal them from 
the view of the neighboring Sub-lot. 
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 Section 6. Exterior Antennas.  No exterior television or radio antennas or similar 
communication installations shall be placed on any Lot without prior written approval from the 
Architectural Design Committee of the 7th Street Townhomes. 
 
 Section 7. Nuisances. No rubbish, waste or debris of any kind shall be placed or 
permitted to accumulate upon any Sub-lot, and no odor shall be permitted to arise therefrom so as to 
render any such property or any portion thereof unsanitary, unsightly, offensive or detrimental to the 
other Sub-lot or to the occupants of either residence within the 7th Street Townhomes. No exterior 
lights or noise, including but not limited to, noise created by people, animals, equipment and/or 
machinery, shall be permitted to exist, emanate from, or operate upon either Sub-lot or Common Area 
so as to be offensive or detrimental to the other Sub-lot, or its occupants, or to the occupants of any 
residence within the 7th Street Townhomes. 
 
 Section 8.  Hazardous Activities. No activities shall be conducted, and no improvements 
shall be constructed on either Sub-lot or Common Area which are or might be unsafe or hazardous to 
any person or property.  Without limiting the foregoing, no firearms shall be discharged upon either 
Sub-lot or Common Area and no open fires shall be lighted or permitted except in a contained 
barbecue unit while attended and in use for cooking purposes, or within a safe and well designed 
interior fireplace or stove. 
 
 Section 9. Unsightly Articles.  No unsightly articles shall be permitted to remain on either 
Sub-lot so as to be visible from the adjoining Sub-lot, including, without limitation, trailers, campers, 
motorhomes, boats, tractors, vehicles, inoperable vehicles, snowmobiles, and snow removal, garden, 
or maintenance equipment. 
 
 Section 10. Exterior Maintenance. The Association shall at all times keep the exterior of 
each Townhome and appurtenant exterior decks, fences, sidewalks, porches and patios in good 
condition and repair, and shall not let the condition thereof deteriorate to the point where it has a 
negative impact on the value, use or enjoyment of the other Townhome, Common Area, or properties 
within the 7th Street Townhomes.  For the common good of the Owners, it is the intent of this provision 
that both Townhomes and related improvements be maintained in a first class manner. Every Owner, 
by accepting a deed to a Sub-lot, is deemed to grant unto the Association such easements, rights to 
access and other authorizations as may be necessary to permit the Association, or their designated 
agents, to complete the necessary exterior repairs and maintenance, and upon completion, to recover 
any costs reasonably incurred therefor, through the levy of annual or special assessments as provided 
for in Article VI hereinafter.  
 
 Section 11. Townhome Alterations. Notwithstanding anything to the contrary herein 
contained, no Townhome shall be increased in size, exterior, configuration or square footage through 
any remodel, addition or replacement, or through the conversion or enclosure of any storage areas, 
porches, patios, decks or garage space into residential living area. 
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 Section 12. Garage Use. Garages are intended and shall be used primarily for the parking 
and temporary storage of automobiles belonging to the owners of said garages. No garage shall be 
used for any storage or other purpose which would prevent its use for such automobile parking or 
temporary storage.  
 

ARTICLE IV 
COMMON AREA 

 
Section 1. Conveyance to the Association. Prior to the sale of either Sub-lot, the 

Declarant at its sole cost and expense shall improve or make appropriate provision for the 
improvement of said Common Area in a manner consistent with the plat and development plans 
approved by the City of Ketchum, and deed the same to the Association, which the Association shall 
accept, at no cost to it, free and clear of all liens and encumbrances other than easements of record. 
 
 Section 2. Snow storage areas have been provided for the project.  However, in the event 
a heavy snowfall necessitates removal of the snow by hauling it away, such expense shall be deemed 
a  common area expense of the Association.   
 
 Section 3. Enjoyment of Common Area.  Subject to the following provisions and 
limitations, each Owner shall have a non-exclusive right and easement of enjoyment, in common with 
all other Owners, in and to any Common Area, and such right and easement shall be appurtenant to 
and pass with the title to each Sub-lot: 
 

A. The right of Association to assess reasonable fees for operation, repairs and 
maintenance of the Common Area. 

 
 B. The right of the Association to suspend the voting rights and right to use 

Common Area by an Owner for any period during which said Owner remains 
delinquent in the payment of any assessment duly levied against any Sub-lot owned 
by said Owner. 

 
C. The right of the Association to promulgate reasonable rules and regulations governing 

the use and enjoyment of Common Area by Owners, their family members, and 
guests. 

 
 D. The right of the Association, in accordance with its Articles and Bylaws, to 

borrow money for the purpose of further improving Common Area and related 
facilities; and in aid thereof to place a mortgage, deed of trust or other security 
instrument upon the Common Area. 

 
 Section 4. Improvement of Common Area.  The Association may, from time-to-time, 
further modify, improve, or equip the Common Area for the benefit of the Owners, and make such 
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Assessments or borrow such funds therefor as may be reasonably necessary, subject to the provisions 
and limitations set forth herein. 
 
 Section 5. Common Area Obstructions.  Notwithstanding anything to the contrary herein 
contained, the Common Area shall not be used for the storage of equipment, recreational vehicles 
(including boats, trailers, campers, watercraft, snowmobiles, motorcycles and similar vehicles), 
inoperable automobiles and trucks, trash, debris, or other items which may impede the use of the 
paved access of the Common Area for access and temporary vehicular parking. 
 

ARTICLE V 
THE ASSOCIATION 

 
 Section 1. Membership.  Each Owner shall be entitled and required to be a Member of 
the Association.  If title to a Lot is held by more than one person or entity, the membership related to 
that Lot shall be shared by all such persons or entities in the same proportionate interest and by the 
same type of tenancy in which title to the Lot is held.  An Owner shall be entitled to one membership 
for each Lot owned by that Owner.  No person or entity other than an Owner may be a member of the 
Association. 
 
 Section 2. Voting Rights.  The Declarant shall have two (2) votes for every Sub-lot unit 
it owns.  The total number of votes which may be cast by all Members of the Association shall be the 
same as the total number of Sub-lots, and each membership shall be entitled to one (1) vote, except 
as pointed out above. 
 
 Section 3. Governance.  The Association shall be governed by a Board of Directors and 
officers in accordance with its Articles of Incorporation and Bylaws.  The Board of Directors shall be 
composed of two directors each of whom shall be appointed by each of the Sub-lot owners. 
 
 Section 5. Management of the Common Area.  The Association shall be responsible for 
exclusive management and control of the Common Area.  All driveways, parking areas, landscaping 
and other improvements situated on or included in Common Area, shall be kept in good condition 
and repair and all driveways and parking areas belonging to the Association shall be kept reasonably 
free of debris, obstructions, and snow by the Association.  The Association shall keep the Common 
Area and its improvements fully insured against reasonable risks of casualties, and shall maintain 
public liability insurance coverage on the Common Area in an amount the Board of Directors deems 
appropriate. 
 Section 6. Miscellaneous Services.  The Association may obtain and pay for the services 
of any person or entity to manage the Association's affairs, or any part thereof, to the extent the 
Association deems advisable, as well as such other personnel as the Association shall determine to be 
necessary or desirable for the proper operation of its purposes and obligations, whether such personnel 
are furnished or employed directly by the Association or any person or entity with whom the 
Association contracts.  The Association may obtain and pay for legal and accounting services 
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necessary or desirable in connection with the operation of the Property, or the enforcement of this 
Declaration. The Association may arrange with others to furnish insurance, electricity, water, sewer, 
snow removal, trash collection, landscaping, or other services for the Common Area or other property 
owned or managed by the Association pursuant to this Declaration. 
 
 Section 7. Rules and Regulations.  The Association may make reasonable rules and 
regulations governing the use of the Common Area, which rules, and regulations shall be consistent 
with the rights and duties established in this Declaration. Such rules and regulations may include, 
without limitation, govern the use of all driveways and parking areas owned or controlled by the 
Association for the benefit of the Owners. The Association may also take judicial action against any 
Owner to enforce compliance with any of its rules or regulations, or the other terms or provisions of 
this Declaration. 
 
 Section 8. Assessments.  The Association shall be empowered to levy, enforce, and 
collect annual assessments and special assessments, against Townhomes and the Owners thereof in 
the manner and amounts set forth in Article VI hereinbelow. 
 
 Section 9. Implied Rights.  The Association may exercise any other right or privilege 
given to the Association expressly by this Declaration or by law, and every other right or privilege 
reasonably to be implied from the existence of any right or privilege given to the Association herein 
or reasonably necessary to effectuate any such right or privilege. 

 
ARTICLE VI 

ASSESSMENTS 
 

 Section 1. Agreement to Pay Assessments.  Declarant, for each Sub-lot owned by the 
Declarant, hereby covenants, and each subsequent Owner of either Sub-lot, by the acceptance of a 
deed therefor, whether or not it be so expressed in said deed, shall be deemed to covenant and agree 
with each other and with the Association, to pay to the Association the  assessments provided for in 
this Declaration.  In the case of joint or co-ownerships, this liability shall be joint and several. Such 
assessments shall be levied against Sub-lots and collected from time-to-time in the manner provided 
in this Article VI.   
 
 Section 2. Annual Assessments.  Annual assessments against the Sub-lots are hereby 
authorized which shall be based upon advance annual estimates of cash requirements by the 
Association to provide for the payment of all estimated expenses to be incurred in the ensuing twelve-
month period in the conduct of the Association's affairs.  Such expenses may include, among other 
things, those incurred for taxes, fire and casualty insurance, liability insurance, legal and accounting 
services, road maintenance, snow removal, landscaping installation and maintenance, Common Area 
utilities, Common Area improvements and equipment, the repair, maintenance and replacement of 
Common Area improvements and equipment, the repair and maintenance of the exterior components 
of Townhomes, and the creation of a reasonable contingency reserve, surplus and/or sinking fund for 
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capital improvements, replacements and repair. 
 
 Section 3. Special Assessments.  In addition to the annual assessments authorized 
hereinabove, the Association may levy at anytime a special assessment payable over such a period as 
the Association may determine for the purpose of defraying in whole or in part the unanticipated cost 
of any expenses duly incurred or to be incurred as provided in this Declaration, but not adequately 
provided for by the annual assessment.  This section shall not be construed as independent authority 
for the Association to incur expenses, but shall be construed to prescribe an alternative manner of 
assessing for expenses authorized in other sections hereof. 
 
 Section 4. Apportionment of Assessments.  Unless otherwise provided to the contrary 
herein, annual and special assessments shall be apportioned equally among the Owners and their 
respective Sub-lots. 
 
 Section 5. Exemption from Assessment.  Notwithstanding anything to the contrary 
herein contained, no annual or special assessments shall be levied against either Sub-lot owned by the 
Declarant, nor be payable by, or collected from the Declarant. 
 
 Section 6. Notice of Assessments and Time for Payment Thereof.  The Association shall 
establish an annual assessment each year, the exact date to be determined by its Board of Directors, 
and shall further establish and levy special assessments whenever circumstances, in the opinion of the 
Board of Directors, require it to meet the financial obligations and necessities of the Association.  
Such assessments shall be payable annually, quarterly, monthly, or in a lump sum, as the Association 
from time-to-time determines.  The Association shall provide each Owner with notice specifying the 
amount of the assessment levied against its Sub-lot and the date or dates of payment of the same.  No 
payment shall be due less than 15 days after said written notice has been given and each assessment 
shall bear interest at the rate of 12 percent per annum from and after the date it becomes due and 
payable if not paid within 30 days after such date.  Failure of the Association to give notice of the 
assessment shall not affect the liability of the Owner for such assessment, but the date when payment 
shall become due in such a case shall be deferred to a date 15 days after such notice has been given. 
 
 Section 7. Lien of Assessment.  All sums assessed against any Sub-lot shall be secured 
by a lien on said Sub-lot in favor of the Association upon recordation of a notice of assessment as 
herein provided.  Such lien shall be superior to all other liens and encumbrances on said Sub-lot, with 
exception of: (a) valid tax and assessment liens imposed by governmental entities; (b) the lien of prior 
mortgages, deeds of trust or other security instruments perfected and recorded in Blaine County, 
Idaho; and (c) valid prior labor and materialman's liens duly perfected and recorded in Blaine County, 
Idaho. 
 
 To create a lien for sums assessed pursuant to this Declaration, the Association may prepare 
a written notice of said assessments, setting forth the amount thereof, the date due, the unpaid balance, 
the name of the record Owner of the Sub-lot the legal description of said Sub-lot. Such notice shall 
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be signed by an officer of the Association and may be recorded in the office of the County Recorder 
of Blaine County, Idaho.  No such notice of assessment shall be recorded until there is a delinquency 
in the payment of the assessment to which it relates.  The priority date of the lien shall be the date of 
its recordation, and it may be foreclosed and enforced in the manner permitted for consensual liens 
by the laws of the State of Idaho.  In addition to all other sums which may be due and owing for which 
a lien is recorded, the Owner shall be obligated to pay all costs and expenses incurred by the 
Association in preparing, filing, foreclosing said lien, or otherwise collecting the assessment to which 
it is related, including all attorney's fees. All such costs and expenses shall be deemed to be secured 
by the lien being foreclosed. 
 
 Unless sooner satisfied and released, or the enforcement initiated as provided earlier in this 
section, any lien created pursuant to this section shall expire and be of no further force or effect one 
year from the date of recordation of said notice of assessment; provided, however, said one year period 
may be extended by the Association for an additional period not to exceed one year by a written 
extension signed by an officer of the Association and recorded in the office of County Recorder of 
Blaine County, Idaho, prior to the expiration of the initial one year period. 
 
 Section 8. Personal Obligation of Owner.  The amount of any assessment against either 
Sub-lot shall be the personal obligation of the Owner thereof to the Association. A suit to recover a 
money judgment for such obligation can be maintained by the Association without foreclosure or 
waiver of the lien securing the same, and no owner may avoid or diminish such personal obligation 
by waiver of the use and enjoyment of any of the common area, or by the sale or abandonment of the 
Sub-Lot. 
 

 Section 9. Personal Liability of Purchasers.  Subject to the provisions of Section 7 
immediately hereinabove, the purchaser of a Sub-lot shall be jointly and severally liable with the seller 
for all unpaid assessments appurtenant thereto including any such assessments due and owing prior 
to said purchaser's acquisition of said Sub-lot. 
 

ARTICLE VII 
REVOCATION OR AMENDMENT 

 
 Section 1. Method of Revocation or Amendment. This Declaration may be amended or 
revoked, in part in whole, by an instrument duly executed by the record Owners of both Sub-lots to  
the provisions of this Declaration on the effective date of the amendment or revocation, and by all 
 mortgagees and deed of trust beneficiaries under any mortgage or deed of trust encumbering either 
 Sub-lot appearing of record at the time of revocation or amendment.  Any such revocation or 
amendment duly adopted shall be binding upon every Owner and Sub-lot, whether the burdens 
thereon are increased or decreased by any such amendment or revocation, and whether or not the 
Owner consents thereto.  

ARTICLE VIII 
MISCELLANEOUS 
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 Section 1.  Compliance.  Each Owner shall comply with the provisions of this Declaration, 
the Articles of Incorporation and Bylaws of the Association, and all rules and regulations duly enacted 
by the Association. Failure to comply shall be grounds for an action to recover sums due for damages 
or injunctive relief, or both, maintainable by the Association or any Owner. 
 
 Section 2. Mailing Address.  Each Owner shall provide the Association with such 
Owner's mailing address, which address shall be used for the mailing or other service of any and all 
notices, assessments or communications from the Association. Any notice referred to in this section 
shall be deemed given by the Association when it has been deposited in the United States mail, 
postage prepaid, addressed to the Owner at the given address. 
 
 Section 3. Transfer of Rights.  Any right or interest reserved hereby to the Declarant may 
be transferred or assigned by the Declarant to any person or entity. 
 
 Section 4. Number and Gender.  Whenever used herein, unless the context shall 
otherwise provide, the singular number shall include the plural, the plural the singular, and the use of 
any gender shall include all genders. 
 
 Section 5. Severability.  If any of the provisions of this Declaration, or any clause, 
paragraph, sentence, phrase or word or the application thereof in any circumstance shall be 
invalidated, such invalidity shall not affect the validity of the remainder of this Declaration, and the 
application of any such provision, paragraph, sentence, clause, phrase or word in any other 
circumstance shall not be affected thereby. 
 
 Section 6. Prevailing Law.  The provisions of this Declaration shall be construed and 
enforced pursuant to the laws of the State of Idaho, and all applicable statutes of the City of Ketchum, 
Idaho. 
 
 Section 7. Third Party Beneficiaries. The 7th Street Townhomes Homeowners 
Association, Inc., and each of its Members, are hereby declared to be expressed beneficiaries of this 
Declaration, and all covenants, conditions and restrictions herein contained, and may enforce the same 
by injunction or other appropriate equitable or legal action in the event of a default or failure to 
perform by the 7th Street Townhomes Owners Association, Inc., or any Owner. Any and all costs, 
including attorney fees, incurred by 7th Street Townhomes Homeowners Association or any of the 
members may be recovered from the 7th Street Townhomes Owners Association, Inc. 
 
 Section 8. Enforcement.  This Declaration, and each and every covenant, condition and 
restriction herein contained, may be enforced by all legal and equitable means available by any 
Owner; by the Association, by and through its Board of Directors; or by the 7th Street Townhomes 
Homeowners Association, Inc., by and through its Board of Directors. 
 
 This Declaration is executed this _____ day of ________________, 2023. 
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      "DECLARANT" 
      MMDM12, LLC 

 
 
By:_____________________________________ 

         Jeff A. McNee, Manager 
 
 
STATE OF __________________  ) 

    ss. 
County of  ___________________  ) 
 
 On this ___ day of ____________________, 2022, before me, a Notary Public for the State of Idaho, 
personally appeared JEFF A. MCNEE, known or identified to me, to be one of the manager of MMDM12, LLC and 
the person who executed the instrument on behalf of said limited liability company, and acknowledged to me that 
such limited liability company executed the same. 
 
 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 
       Residing at _______________________ 
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IN RE:                                                                            )         
    )   
7th Street Townhomes )        KETCHUM PLANNING & ZONING COMMISSION 
Design Review                                                             )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: April 11, 2023                            )        DECISION 
   ) 
File Number: 22‐031    )     

 
 
 

PROJECT:   7th Street Townhomes 
 

APPLICATION TYPE:  Design Review 
 
FILE NUMBER:   P22‐031  
 
ASSOCIATED APPLICATIONS:  Townhouse Subdivision Preliminary Plat (P22‐031A) 
 
REPRESENTATIVE:  Chad Blincoe, Blincoe Architecture (Architect) 
  
OWNER:  MMDM12, LLC 
 
LOCATION: Lot 3, Block 68, Ketchum Townsite 
 
ZONING:   General Residential Low Density (GR‐L) 
 
OVERLAY:   None  
 
 

RECORD OF PROCEEDINGS 
The City of Ketchum received the application for Design Review and Preliminary Plat on May 31, 2022. 
The Planning Department provided comments and requested revisions to the plan set to the applicant 
on July 18, 2022. The applicant submitted revised plans on October 4, 2022. The Final Design and 
Preliminary Plat applications were reviewed concurrently and deemed complete on February 13, 2023, 
after one review for completeness. Following receipt of the application, staff routed the application 
materials to all city departments for review. City Department comments were provided to the 
applicant on October 25, 2022. The applicant submitted a revised plan set on November 11, 2022, and 
a final plan set on February 3, 2023. A letter of completeness was sent to the applicant on February 13, 
2023. As of the date of this letter, all department comments have been resolved or addressed through 
conditions of approval recommended below.  
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A public hearing notice for the project was mailed to all owners of property within 300 feet of the 
project site and all political subdivisions on March 22, 2023. The public hearing notice was published in 
the Idaho Mountain Express on March 22, 2023. A notice was published on the project site and on the 
city website on April 4, 2023. Story poles were documented on the project site as of April 4, 2023.  
 
The Planning and Zoning Commission considered the 7th Street Townhomes Design Review 
(Application File No. 22‐031) and Townhouse Subdivision Preliminary Plat (Application File No. 22‐
031A) applications during their regular meeting on April 11, 2023. The development applications were 
considered concurrently, and the associated public hearings were combined in accordance with Idaho 
Code §67‐6522. After considering Staff’s analysis, the applicant’s presentation, and public comment, 
the Planning & Zoning Commission approved the Design Review (Application File No. P22‐031) and 
recommended approval of the Townhouse Subdivision Preliminary Plat (Application File No. P22‐031A) 
application to the City Council. 
 

FINDINGS OF FACT 
The Planning & Zoning Commission, having reviewed the entire project record, provided notice, and 
conducted the required public hearing, does hereby make and set forth these Findings of Fact, 
Conclusions of Law, and Decision as follows:  
 

BACKGROUND 
The applicant is proposing two new 3,713 square foot three‐story detached townhomes with attached 
two‐car garages (the “project”), located at Lot 3, Blok 68, Ketchum Townsite (the “subject property”). 
The subject property is zoned General Residential – Low Density (GR‐L) and the lot is currently vacant. 
Detached townhomes are a permitted use within the GR‐L zone district provided that all dimensional 
standards are met. The project proposes to subdivide the property into two townhouse sublots and 
construct a new detached dwelling unit on each of the newly created sublots.  
 
The project will construct improvements in the right‐of‐way per the City of Ketchum improvement 
standards. The project proposes access to both sublots from the alley off 7th Street. The project 
proposes paver driveways with no snowmelt for both driveways. All improvements to the right‐of‐way 
have been preliminarily reviewed by the Streets Department and the City Engineer. Final review of the 
proposed improvements will be conducted by the City Engineer and Streets Department prior to 
issuance of building permit. 
 
 

FINDINGS REGARDING COMPLIANCE WITH ZONING CODE AND DIMENSIONAL STANDARDS  
 

 

Ketchum Municipal Code Standards and Staff Comments 

Yes  No  N/A  KMC §  Standards and Staff Comments 

☒  ☐  ☐  17.12.030  Minimum Lot Area and Lot Width 

Staff 
Comments 

Required: Minimum lot area of 8,000 square feet, minimum lot width average of 80 
feet 
 
Existing:   
Lot Area – 8,238 square feet per topographic survey submitted with project plans 
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Lot Width – 74.95 feet along the front property line and 82.76 feet along the rear 
property line 

☒  ☐  ☐  17.12.030  Lot Coverage 

Staff 
Comments 

Permitted Lot Coverage: 35% 
 
Proposed:  
Total Lot Area – 8,238 SF 
Building Coverage – 1,441 x 2 = 2,883 SF 
Lot Coverage – 35%  

☒  ☐  ☐  17.12.030   Minimum Building Setbacks 

Staff 
Comments 

Permitted: 
Front (7th Street/east): 15 feet 
Street Side (alley/south): The greater of 1' for every 3' in building height, or 5' 1 
Interior Sublot Line: 0 feet 
Side (north): The greater of 1' for every 3' in building height, or 5' 1 
Rear (west): The greater of 1' for every 3' in building height, or 15' 1 

‐ In measuring the rear yard of a principal building where the rear lot line abuts 
an alley, measurement may be made to the centerline of the alley, provided 
no building is located within the right‐of‐way of the alley. 

 
Building Height: Sublot 1 and Sublot 2 are both 34’‐10 1/8” (11.33‐foot setback 
required) 

 
Proposed: 
Front (7th Street/east): 15 feet 
Street Side (alley/south): 19.7 feet, 32.7 feet to centerline of the alley   
Side (north): 11.66 feet  
Rear (west): 15 feet 

☒  ☐  ☐  17.12.030  Building Height 

Staff 
Comments 

Permitted: 35 feet 
Height of building: The greatest vertical distance measured at any point from the 
roof to natural, existing, or finished grade, whichever is lowest. The maximum 
vertical distance from the lowest exposed finished floor to the highest point of the 
roof (regardless of vertical alignment) shall be no more than five feet greater than 
the maximum height permitted in the zoning district (see illustration B on file in the 
office of the City Clerk). No facade shall be greater than the maximum height 
permitted in the zoning district. (See definition of "facade" in this section and 
illustration B on file in the office of the City Clerk.) Facades which step up or down 
hillsides shall be set back from the lower facade a minimum of 50 percent of the 
height of the lower facade; except, that roof overhangs may extend up to three feet 
into this area (see illustration B on file in the office of the City Clerk). This building 
height provision shall apply to parapets, Boston roofs and any other portion of a 
building roof, but shall not apply to flagpoles, lightning rods, weather vanes, 
antennas or chimneys. 
 
Proposed:  
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As shown on Sheets A6, A8, and A9 of the project plans, the total building height for 
both sublots is 34’‐10 1/8” from existing grade to the top of the roof. 

☒  ☐  ☐  17.125.03.H  Curb Cut 

Staff 
Comments 

Permitted:  
A maximum of thirty five percent (35%) of the linear footage of any street frontage 
may be devoted to access off street parking. 
 
Proposed: The street frontage for Sublot 1 and Sublot 2 is 7th Street, but both are 
accessed from internal driveways off the alley.  
Alley Curb Cut: 109.94 linear feet of frontage, 34‐foot driveway (17 feet each), 31% 
curb cut 

☒  ☐  ☐  17.125.040  Parking Spaces 

Staff 
Comments 

Required: Detached townhomes are considered multi‐family dwelling units: Units up 
to 2,000 square feet require 1 parking space 
Units 2,001 square feet and above require 2 parking spaces 
 
The project proposes a total of 2 detached townhome units that are 3,713 square 
feet each, which requires 2 parking spaces each.  
 
Proposed:   
As shown on Sheet L3.0 and A1 of , each detached townhome has a two‐car garage, 
meeting all parking requirements for the development.   

 
 

 
 

FINDINGS REGARDING COMPLIANCE WITH DESIGN REVIEW STANDARDS 
 

Improvements and Standards (KMC §17.96.060) 

         

Yes  No  N/A  KMC §  Standards and Findings 

☒  ☐  ☐  17.96.060.A1 
Streets 

The applicant shall be responsible for all costs associated with providing a 
connection from an existing city street to their development. 

Commission 
Findings 

The project will remove all existing trees, shrubs and other obstructions within the 
right‐of‐way and construct street improvements per the city’s requirements. All 
improvements to the right‐of‐way will be at the expense of the applicant.  

☒  ☐  ☐  17.96.060.A2 
Streets 

All street designs shall be approved by the City Engineer. 

Commission 
Findings 

No new streets are proposed for the project, however, all required improvements 
to the right‐of‐way as shown on the project plans has been reviewed by the City 
Engineer. Final review of all improvements to the right‐of‐way will be completed 
prior to issuance of a building permit for the project.  

☒  ☐  ☐  17.96.060.B1 
Sidewalks 

All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall 
install sidewalks as required by the Public Works Department.    

Commission 
Findings 

KMC 17.124.140 outlines the zone districts where sidewalks are required when 
substantial improvements are made, which include the CC, all tourist zone districts, 
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and all light industrial districts. The subject property is within the GR‐L zone district, 
which is not a district where sidewalks are required per the development 
standards.  

☐  ☐  ☒  17.96.060.B2 
Sidewalks 

Sidewalk width shall conform to the City’s right‐of‐way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project.  

☐  ☐  ☒  17.96.060.B3 
Sidewalks 

Sidewalks may be waived if one of the following criteria is met: 
a. The project comprises an addition of less than 250 square feet of 

conditioned space. 
b. The City Engineer finds that sidewalks are not necessary because of existing 

geographic limitations, pedestrian traffic on the street does not warrant a 
sidewalk, or if a sidewalk would not be beneficial to the general welfare and 
safety of the public.    

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B4 
Sidewalks 

The length of sidewalk improvements constructed shall be equal to the length of 
the subject property line(s) adjacent to any public street or private street. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B5 
Sidewalks 

New sidewalks shall be planned to provide pedestrian connections to any existing 
or future sidewalks adjacent to the site. In addition, sidewalks shall be constructed 
to provide safe pedestrian access to and around a building.   

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B6 
Sidewalks 

The City may approve and accept voluntary cash contributions in‐lieu of the above 
described improvements, which contributions must be segregated by the City and 
not used for any purpose other than the provision of these improvements.  The 
contribution amount shall be one hundred ten percent (110%) of the estimated 
costs of concrete sidewalk and drainage improvements provided by a qualified 
contractor, plus associated engineering costs, as approved by the City Engineer. 
Any approved in‐lieu contribution shall be paid before the City issues a certificate 
of occupancy. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☒  ☐  ☐  17.96.060.C1 
Drainage 

All storm water shall be retained on site.  

Commission 
Findings 

Stormwater management was reviewed for the entire site during department 
review. The preliminary grading plan shows all stormwater being retained on site. 
The City Engineer will review the final grading and drainage plan at the time of 
building permit review. 

☒  ☐  ☐  17.96.060.C2 
Drainage 

Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 
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Commission 
Findings 

Drainage improvements associated with improvements to the right of way have 
been designed for the full length of the property along the 7th Street frontage as 
shown in the project plans.  

☒  ☐  ☐  17.96.060.C3 
Drainage 

The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Commission 
Findings 

During department review, the Streets Department and City Engineer identified 
potential drainage improvements required in the alley. These improvements will be 
finalized during the building permit review process to ensure drainage of the 
surrounding area is properly managed. 

☒  ☐  ☐  17.96.060.C4 
Drainage 

Drainage facilities shall be constructed per City standards.  

Commission 
Findings 

The proposed drainage improvements to the right‐of‐way are designed to meet city 
standards. Final design will be reviewed and approved by the City Engineer prior to 
issuance of a building permit.  

☒  ☐  ☐  17.96.060.D1 
Utilities  

All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Commission 
Findings 

The applicant is the responsible party for improvements and installation of utilities 
for the project. The applicant is responsible for all expenses related to these 
improvements.  

☒  ☐  ☐  17.96.060.D2 
Utilities 

Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Commission 
Findings 

The project proposes to underground all utilities. A 5‐foot public utility easement 
along the western property boundary is being dedicated through the subdivision 
process to accommodate the Idaho Power infrastructure required for the project. 
This meets the criteria for underground utilities as all new structures within the 
project will be served with underground utilities.  

☐  ☐  ☒  17.96.060.D3 
Utilities 

When extension of utilities is necessary all developers will be required to pay for 
and install two (2”) inch SDR11 fiber optical conduit. The placement and 
construction of the fiber optical conduit shall be done in accordance with city of 
Ketchum standards and at the discretion of the City Engineer. 

Commission 
Findings 

Extension of utilities is not required for the project; therefore, this standard does 
not apply.  

☐  ☐  ☐  17.96.060.E1 
Compatibility 
of Design 

The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Commission 
Findings 

The property is located in close proximity to downtown and is just south of 
Atkinson’s Park. The surrounding properties primarily consist of townhouses and a 
few vacant lots. Most existing developments are two stories in height with a more 
traditional pitched roof, however, some of the more recent projects to the 
west/southwest are three stories in height with flat roofs. Many of the buildings to 
the north and west are of an older vintage with a variety of colors and natural 
materials on the exterior of the buildings including natural wood or brown shades 
of siding and stucco to lighter shades of grey and beige.   
  
The project proposes two three‐story structures with flat roofs and a mix of wood, 
stone, and metal siding. As shown in the project plans, the color palette for the 
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project includes dark bronze, iron, and copper metal features, limestone siding and 
chimney, and medium and dark wood. The units are identical in size and layout. 
The project proposes a section of lowered roof and wall step backs to reduce the 
building height and mass and to provide undulation.  

☐  ☐  ☒  17.96.060.E2 
Compatibility 
of Design 

Preservation of significant landmarks shall be encouraged and protected, where 
applicable. A significant landmark is one which gives historical and/or cultural 
importance to the neighborhood and/or community. 

Commission 
Findings 

The subject property does not include significant landmarks; therefore, this 
standard does not apply.  

☐  ☐  ☒  17.96.060.E3 
Compatibility 
of Design 

Additions to existing buildings, built prior to 1940, shall be complementary in 
design and use similar material and finishes of the building being added to. 

Commission 
Findings 

The proposed project does not include an addition to an existing building; 
therefore, this standard does not apply.  

☒  ☐  ☐  17.96.060.F1 
Architectural  

Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk 
and the entryway shall be clearly defined.  

Commission 
Findings 

The new detached townhouse has pathways from the building to the alley by the 
driveway and a separate walkway. As discussed above, sidewalks are not required.  

☒  ☐  ☐  17.96.060.F2 
Architectural 

The building character shall be clearly defined by use of architectural features. 

Commission 
Findings 

The building is intended to have a mountain modern character defined by a flat 
roof, clean lines, and a mix of rustic and industrial materials such as wood and 
stone siding, and metal fascia and garage doors. The project also proposes a tall 
stone chimney and metal panel siding features.  

☒  ☐  ☐  17.96.060.F3 
Architectural 

There shall be continuity of materials, colors and signing within the project. 

Commission 
Findings 

The project proposes a consistent use of materials including wood and stone siding, 
metal accents, and black trimmed windows.  

☒  ☐  ☐  17.96.060.F4 
Architectural 

Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Commission 
Findings 

The project proposes paver walkways and driveways and a four‐foot wooden fence, 
both features are complimentary to the primary building.  

☒  ☐  ☐  17.96.060.F5 
Architectural 

Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Commission 
Findings 

The new detached townhouse is a three‐story structure with flat roofs. Each unit 
includes roof step backs and lowered roof sections of the units to reduce the 
perceived mass of the structure. There is a fairly large cutout on the front and a 
smaller cutout on the side of third level for balconies. The second level also 
includes a smaller cutout for a balcony. The building façade also steps back on the 
second level along the building with a material change that accentuates the 
undulation.  
 
This project is unique because, even though the units are identical in size and 
layout, only one is visible from 7th Street and the other is tucked into the alley. This 
placement of the structures re‐emphasizes the one‐off architectural style of 
developments in the neighborhood. 
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☒  ☐  ☐  17.96.060.F6 
Architectural 

Building(s) shall orient towards their primary street frontage.  

Commission 
Findings 

The front property line is 7th Street; however, the property is accessed via the alley. 
The proposed structures both face the alley.  

☒  ☐  ☐  17.96.060.F7 
Architectural 
 

Garbage storage areas and satellite receivers shall be screened from public view 
and located off alleys. 

Commission 
Findings 

Garbage will be stored within the garage and no satellite receivers are anticipated.  

☒  ☐  ☐  17.96.060.F8 
Architectural 
 

Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Commission 
Findings 

The new detached townhouse proposes flat roofs, sloped to drain, with a six‐inch 
curb on the perimeter of the roofs to ensure snow does not slide onto pedestrian 
areas or adjacent properties.  

☒  ☐  ☐  17.96.060.G1 
Circulation 
Design  

Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Commission 
Findings 

The project provides pedestrian access to 7th Street. As this street is considered a 
residential street, all pedestrian, equestrian and bicycle movements are contained 
within the street. There are no easements or pathways in the area requiring 
connectivity to the project.  

☐  ☐  ☒  17.96.060.G2 
Circulation 
Design 

Awnings extending over public sidewalks shall extend five (5’) feet or more across 
the public sidewalk but shall not extend within two (2’) feet of parking or travel 
lanes within the right of way. 

Commission 
Findings 

The project does not propose any building feature encroachments into the right‐of‐
way. 

☒  ☐  ☐  17.96.060.G3 
Circulation 
Design 

Traffic shall flow safely within the project and onto adjacent streets. Traffic includes 
vehicle, bicycle, pedestrian and equestrian use. Consideration shall be given to 
adequate sight distances and proper signage. 

Commission 
Findings 

Sidewalks are not required for this project. The alley improvements have been 
reviewed by the City Engineer. Final review of all right‐of‐way improvements will be 
completed prior to issuance of a building permit for this project. 

☒  ☐  ☐  17.96.060.G4 
Circulation 
Design 

Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
nearest intersection of two or more streets, as measured along the property line 
adjacent to the right of way. Due to site conditions or current/projected traffic 
levels or speed, the City Engineer may increase the minimum distance 
requirements.   

Commission 
Findings 

The project proposes two driveways off the alley from 7th Street. Neither of the 
proposed driveways are within 20 feet of the intersection.  

☒  ☐  ☐  17.96.060.G5 
Circulation 
Design 

Unobstructed access shall be provided for emergency vehicles, snowplows, 
garbage trucks and similar service vehicles to all necessary locations within the 
proposed project. 

Commission 
Findings 

Access for emergency vehicles, snowplows, garbage trucks, and delivery vehicles is 
from 7th Street and the alley. 7th Street is classified as a residential street, requiring 
a minimum right‐of‐way of 60 feet. The right‐of‐way for 7th Street is 60 feet. The 
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alley is classified as a local road directly serving dwelling units with no through or 
collector traffic, requiring a minimum right‐of‐way of 26 feet. The right‐of‐way for 
the alley is 26 feet. Final civil drawings for right‐of‐way improvements will be 
reviewed and approved by the City Engineer and Streets Department prior to 
issuance of a building permit.  

☒  ☐  ☐  17.96.060.H1 
Snow 
Storage 

Snow storage areas shall not be less than thirty percent (30%) of the improved 
parking and pedestrian circulation areas.   

Commission 
Findings 

Both sublots are required to provide their own snow storage. There is a total of 
1,040 SF of driveway and pedestrian areas. The project proposes a total of 350 
square feet of snow storage divided evenly between the two lots commensurate of 
driveway and pedestrian areas. This amounts to 34% of snow storage.  

☒  ☐  ☐  17.96.060.H2 
Snow 
Storage 

Snow storage areas shall be provided on‐site. 

Commission 
Findings 

As shown in the project plans, all snow storage is provided on‐site. 

☒  ☐  ☐  17.96.060.H3 
Snow 
Storage 

A designated snow storage area shall not have any dimension less than five (5’) feet 
and shall be a minimum of twenty‐five (25) square feet.  

Commission 
Findings 

As shown in the project plans, the snow storage areas for both sublots meet these 
dimensional requirements.  

☐  ☐  ☒  17.96.060.H4 
Snow 
Storage 

In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Commission 
Findings 

Snow storage is being provided, therefore no snowmelt or hauling of snow will be 
required.  

☒  ☐  ☐  17.96.060.I1 
Landscaping 

Landscaping is required for all projects. 

Commission 
Findings 

The project plans include a comprehensive landscape plan, and planting plan for 
the proposed project. 

☒  ☐  ☐  17.96.060.I2 
Landscaping 

Landscape materials and vegetation types specified shall be readily adaptable to a 
site's microclimate, soil conditions, orientation and aspect, and shall serve to 
enhance and complement the neighborhood and townscape.  

Commission 
Findings 

Proposed plant materials are drought tolerant and are consistent with landscaping 
of surrounding properties within the neighborhood.  

☒  ☐  ☐  17.96.060.I3 
Landscaping  

All trees, shrubs, grasses and perennials shall be drought tolerant. Native species 
are recommended but not required.   

Commission 
Findings 

All proposed plant materials are drought tolerant.  

☒  ☐  ☐  17.96.060.I4 
Landscaping  

Landscaping shall provide a substantial buffer between land uses, including, but not 
limited to, structures, streets and parking lots. The development of landscaped 
public courtyards, including trees and shrubs where appropriate, shall be 
encouraged. 

Commission 
Findings 

The landscape plan for the project provides buffer between the new detached 
townhouses to the surrounding properties to the north, west, and east. 
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☐  ☐  ☒  17.96.060.J1 
Public 
Amenities 

Where sidewalks are required, pedestrian amenities shall be installed. Amenities 
may include, but are not limited to, benches and other seating, kiosks, bus shelters, 
trash receptacles, restrooms, fountains, art, etc. All public amenities shall receive 
approval from the Public Works Department prior to design review approval from 
the Commission. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required.  

 
 

CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of the 

Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its 
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho 
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and 
regulations, which ordinances  are  codified  in  the Ketchum Municipal Code  (“KMC”)  and  are 
identified  in the Findings of Fact and which are herein restated as Conclusions of Law by this 
reference and which City Ordinances govern the applicant’s Design Review application for the 
development and use of the project site. 
 

2. The Commission has authority  to hear  the applicant’s Design Review Application pursuant  to 
Chapter 17.96 of Ketchum Municipal Code Title 17. 
 

3. The City of Ketchum Planning Department provided notice for the review of this application in 
accordance with Ketchum Municipal Code §17.96.080.  
 

4. The Design  Review  application  is  governed  under  Ketchum Municipal  Code  Chapters  17.96, 
17.124, 17.08, 17.12, 17.18, and 17.128.  
 

5. The 7th Street Townhomes Design Review application meets all applicable standards specified in 
Title 17 of Ketchum Municipal Code.  

 
DECISION 

THEREFORE, the Commission approves this Design Review Application File No. P22‐031 this Tuesday, 
April 11, 2023, subject to the following conditions of approval.  
 

CONDITIONS OF APPROVAL 
1. Final civil drawings prepared by an engineer registered in the State of Idaho which include 
specifications for right‐of‐way, utilities, and drainage improvements shall be submitted for review and 
approval by the City Engineer, Streets, and Utilities departments prior to issuance of a building permit 
for the project.   
2. The term of Design Review approval shall be twelve (12) months from the date that the 
Findings of Fact, Conclusions of Law, and Decision are adopted by the Commission or upon appeal, the 
date the approval is granted by the Council subject to changes in zoning regulations.  
3. In addition to the requirements set forth in this Design Review approval, this project shall 
comply with all applicable local, state, and federal laws.   
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Findings of Fact adopted this 11th day of April 2023.  
 
 
 
 
  

                                Neil Morrow, Chair 
                           City of Ketchum 

                                                         Planning and Zoning Commission 
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IN RE:                                                                            )         
    )   
7th Street Townhomes  )        KETCHUM PLANNING & ZONING COMMISSION 
Townhouse Subdivision – Preliminary Plat             )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: April 11, 2023                             )        DECISION 
   ) 
File Number: 22‐031A        )     

 
 
 

PROJECT:   7th Street Townhomes 
 

APPLICATION TYPE:  Townhouse Subdivision Preliminary Plat 
 
FILE NUMBER:   P21‐031A 
 
ASSOCIATED APPLICATIONS:  Design Review (P22‐031) 
 
REPRESENTATIVE:  Chad Blincoe, Blincoe Architecture (Architect) 
  
OWNER:  MMDM12, LLC 
 
LOCATION: Lot 3, Block 68, Ketchum Townsite 
 
ZONING:   General Residential Low Density (GR‐L) 
 
OVERLAY:   None  
 

 
RECORD OF PROCEEDINGS 

The City of Ketchum received the application for Design Review and Preliminary Plat on May 31, 2022. 
The Planning Department provided comments and requested revisions to the plan set to the applicant 
on July 18, 2022. The applicant submitted revised plans on October 4, 2022. The Final Design and 
Preliminary Plat applications were reviewed concurrently and deemed complete on February 13, 2023, 
after one review for completeness. Following receipt of the application, staff routed the application 
materials to all city departments for review. City Department comments were provided to the 
applicant on October 25, 2022. The applicant submitted a revised plan set on November 11, 2022, and 
a final plan set on February 3, 2023. A letter of completeness was sent to the applicant on February 13, 
2023. As of the date of this letter, all department comments have been resolved or addressed through 
conditions of approval recommended below.  
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A public hearing notice for the project was mailed to all owners of property within 300 feet of the 
project site and all political subdivisions on March 22, 2023. The public hearing notice was published in 
the Idaho Mountain Express on March 22, 2023. A notice was published on the project site and on the 
city website on April 4, 2023. Story poles were documented on the project site as of April 4, 2023.  
 
The Planning and Zoning Commission considered the 7th Street Townhomes Design Review 
(Application File No. 22‐031) and Townhouse Subdivision Preliminary Plat (Application File No. 22‐
031A) applications during their regular meeting on April 11, 2023. The development applications were 
considered concurrently, and the associated public hearings were combined in accordance with Idaho 
Code §67‐6522. After considering Staff’s analysis, the applicant’s presentation, and public comment, 
the Planning & Zoning Commission approved the Design Review (Application File No. P22‐031) and 
recommended approval of the Townhouse Subdivision Preliminary Plat (Application File No. P22‐031A) 
application to the City Council. 
 

FINDINGS OF FACT 
The Planning & Zoning Commission, having reviewed the entire project record, provided notice, and 
conducted the required public hearing, does hereby make and set forth these Findings of Fact, 
Conclusions of Law, and Decision as follows:  
 

BACKGROUND 
The applicant is proposing two new 3,713 square foot three‐story detached townhomes with attached 
two‐car garages (the “project”), located at Lot 3, Blok 68, Ketchum Townsite (the “subject property”). 
The subject property is zoned General Residential – Low Density (GR‐L) and the lot is currently vacant. 
Detached townhomes are a permitted use within the GR‐L zone district provided that all dimensional 
standards are met. The project proposes to subdivide the property into two townhouse sublots and 
construct a new detached dwelling unit on each of the newly created sublots.  
 
The project will construct improvements in the right‐of‐way per the City of Ketchum improvement 
standards. The project proposes access to both sublots from the alley off 7th Street. The project 
proposes paver driveways with no snowmelt for both driveways. All improvements to the right‐of‐way 
have been preliminarily reviewed by the Streets Department and the City Engineer. Final review of the 
proposed improvements will be conducted by the City Engineer and Streets Department prior to 
issuance of building permit. 
 
 

FINDINGS REGARDING COMPLIANCE WITH TOWNHOUSE SUBDIVISION REQUIREMENTS 
 

Townhouse Plat Requirements 

Compliant  Standards 

Yes  No  N/A  City Code   City Standards 

☐  ☐  ☒  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 
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shall file such documents prior to recordation of the plat, which shall 
reflect the recording instrument numbers. 

Commission 
Findings 

The project proposes detached townhouses; therefore, no party wall 
agreement is required. The applicant has provided draft covenant 
documents as part of the application materials.   

☒  ☐  ☐  16.04.080.C.
1 

Preliminary Plat Procedure:  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. 
 
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. 

Commission 
Findings 

The applicant submitted a Design Review application for the project in 
conjunction with the townhouse subdivision application. Both applications 
were reviewed and approved by the Planning and Zoning Commission at 
the April 11, 2023, meeting.  

☒  ☐  ☐  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. 

Commission 
Findings 

The applicant submitted a Design Review application for the project in 
conjunction with the townhouse subdivision application. Both applications 
were reviewed and approved by the Planning and Zoning Commission at 
the April 11, 2023, meeting. 

☒  ☐  ☐  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. 

Commission 
Findings 

Following adoption of the Findings of Fact for the Townhouse Subdivision 
application, staff will transmit the application and findings to the City 
Council for review and approval prior to issuance of a building permit for 
the project.  

☐  ☐  ☒  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. 

Commission 
Findings 

A phased townhouse development is proposed. The phased development 
agreement was reviewed and recommended for approval to the City 
Council as part of the review of this townhouse preliminary plat. 

☒  ☐  ☐  16.04.080.D  D. Final Plat Procedure: 
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1. The final plat procedure contained in subsection 16.04.030G of this 
chapter shall be followed. However, the final plat shall not be signed by 
the city clerk and recorded until the townhouse has received either: 
a. A certificate of occupancy issued by the city of Ketchum for all structures 
in the townhouse development and completion of all design review 
elements as approved by the planning and zoning administrator; or 
b. Signed council approval of a phased development project consistent 
with §16.04.110 herein. 
2. The council may accept a security agreement for any design review 
elements not completed on a case by case basis pursuant to title 17, 
chapter 17.96 of this code. 

Commission 
Findings 

Following receipt of a certificate of occupancy, the applicant shall submit 
an application for final plat following all procedures as outlined in Title 16 
of the Ketchum Municipal Code.  

☒  ☐  ☐  16.04.080.E.
1 

Required Findings: In addition to all Townhouse Developments complying 
with the applicable provisions of Title 17 and this Subdivision Chapter 
(§16.04), the Administrator shall find that 
 
All Townhouse Developments, including each individual sublot, shall not 
exceed the maximum building coverage requirements of the zoning 
district. 

Commission 
Findings 

The maximum building coverage in the GR‐L zone district is 35% of the lot. 
The subject property is 8,238 square feet. The proposed detached 
townhomes have a building coverage of 2,883 square feet. This results in a 
total building coverage of 35% of the lot.  

☒  ☐  ☐  16.04.080.E.
2 

Garage: All garages shall be designated on the preliminary and final plats 
and on all deeds as part of the particular townhouse units. Detached 
garages may be platted on separate sublots; provided, that the ownership 
of detached garages is tied to specific townhouse units on the townhouse 
plat and in any owner's documents, and that the detached garage(s) may 
not be sold and/or owned separate from any dwelling unit(s) within the 
townhouse development. 

Commission 
Findings 

Both sublots include two car garages. Staff recommends condition of 
approval #3 to include a plat note stating the garages may not be 
subdivided and sold separately and shall only be used for vehicle parking 
and household storage.   

☒  ☐  ☐  16.04.080.E.
3 

General Applicability: All other provisions of this chapter and all applicable 
ordinances, rules and regulations of the city and all other governmental 
entities having jurisdiction shall be complied with by townhouse 
subdivisions. (Ord. 1061 § 3, 2009: Ord. 879 § 4, 2001: Ord. 460 § 2, 1987) 

Commission 
Findings 

During department review of the Design Review application, staff reviewed 
the project for compliance with the Zoning Regulations, dimensional 
standards, and development standards for the City of Ketchum. As 
conditioned, the townhouse subdivision application meets all applicable 
regulations.  
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FINDINGS REGARDING PRELIMINARY PLAT SUBDIVISION REQUIREMENTS 
 

Preliminary Plat Requirements 

Compliant   

Ye
s 

No  N/A  City Code   City Standards 

☒  ☐  ☐  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. 

Commission 
Findings 

The City of Ketchum Planning and Building Department received the 
subdivision application and all applicable application materials on May 31, 
2022. 

☒  ☐  ☐  16.04.030.J  Contents Of Preliminary Plat: The preliminary plat, together with all 
application forms, title insurance report, deeds, maps, and other 
documents reasonably required, shall constitute a complete subdivision 
application.  

Commission 
Findings 

The subdivision application was deemed complete on February 13, 2023.  

☒  ☐  ☐  16.04.030.J 
.1 

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:  

The scale, north point and date. 

Commission 
Findings 

This standard is met as shown on the preliminary plat. 

☒  ☐  ☐  16.04.030.J 
.2 

The name of the proposed subdivision, which shall not be the same or 
confused with the name of any other subdivision in Blaine County, Idaho. 

Commission 
Findings 

As shown on the preliminary plat, the subdivision is named “7th Street 
Townhomes” which is not the same as any other subdivision in Blaine 
County, Idaho.  

☒  ☐  ☐  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. 

Commission 
Findings 

As shown on the preliminary plat, the owner and subdivider is MMDM12, 
LLC. The plat was prepared by Bruce Smith of Alpine Enterprises Inc.  

☒  ☐  ☐  16.04.030.J 
.4 

Legal description of the area platted. 

Commission 
Findings 

The legal description of the area platted is not shown on the preliminary 
plat. Staff recommends condition of approval #4 requiring the final plat to 
include a Certificate of Ownership.  

☒  ☐  ☐  16.04.030.J 
.5 

The names and the intersecting boundary lines of adjoining subdivisions 
and parcels of property. 

Commission 
Findings 

The preliminary plat indicates the boundary lines of the adjoining lots 
including condominium lots and townhouse lots.  

☒  ☐  ☐  16.04.030.J 
.6 

A contour map of the subdivision with contour lines and a maximum 
interval of five feet (5') to show the configuration of the land based upon 
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the United States geodetic survey data, or other data approved by the city 
engineer. 

Commission 
Findings 

The preliminary plat shows the contour lines for the subject property.  

☒  ☐  ☐  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. 

      Commission 
Findings 

The preliminary plat shows the location of the proposed units and all 
adjacent streets and easements.  

☒  ☐  ☐  16.04.030.J 
.8 

Boundary description and the area of the tract. 

Commission 
Findings 

The preliminary plat provides the boundary description of the area and 
includes square footage and acreage of both sublots.  

☒  ☐  ☐  16.04.030.J 
.9 

Existing zoning of the tract. 

Commission 
Findings 

Plat note #4 of the preliminary plat lists the existing zoning of the subject 
property. 

☒  ☐  ☐  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. 

Commission 
Findings 

The preliminary plat shows the locations and lot lines for the proposed 
townhouse sublots. No new streets or blocks are being proposed with this 
application.  

☐  ☐  ☒  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. 

Commission 
Findings 

This standard is not applicable as there is no requirement or proposal for 
land dedicated for public or common use.  

☒  ☐  ☐  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. 

Commission 
Findings 

As shown on the preliminary plat, each detached townhouse will have 
separate services for sewer and water from the main lines on 7th Street.  

☐  ☐  ☒  16.04.030.J 
.13 

The direction of drainage, flow and approximate grade of all streets. 

Commission 
Findings 

This standard does not apply as no new streets are proposed.  

☐  ☐  ☒  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. 

Commission 
Findings 

This standard does not apply as no new drainage canals or structures are 
proposed. 
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☐  ☐  ☒  16.04.030.J 
.21 

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

Commission 
Findings 

This standard does not apply as no addition tests are required.  

☒  ☐  ☐  16.04.030.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. 

Commission 
Findings 

A draft for the 7th Street Townhomes Covenants, Conditions and 
Restrictions is included in the project plans.  

☒  ☐  ☐  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. 

Commission 
Findings 

The project plans include a vicinity map sheet that satisfies this 
requirement.  

☐  ☐  ☒  16.04.030.J 
.16 

The boundaries of the floodplain, floodway and avalanche zoning district 
shall also be clearly delineated and marked on the preliminary plat. 

Commission 
Findings 

The subject property is not within a floodplain, floodway, or avalanche 
zone district.  

☐  ☐  ☒  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. 

Commission 
Findings 

A building envelope is not required as the subject property is not within 
the floodway, floodplain, or avalanche zone. The subject property is not 
adjacent to the Big Wood River, Trail Creek, or Warm Springs. The subject 
property does not contain slopes greater than 25% and is not adjacent to 
an intersection.  

☒  ☐  ☐  16.04.030.J 
.18 

Lot area of each lot. 

Commission 
Findings 

As shown on the preliminary plat, the area of Sublot 1 is 4,119 square feet 
and the area of Sublot 2 is 4,119 square feet.  

☒  ☐  ☐  16.04.030.J 
.19 

Existing mature trees and established shrub masses. 

Commission 
Findings 

As shown on the preliminary plat, there are a variety of trees and shrubs 
existing on the property and within the right‐of‐way.  

☒  ☐  ☐  16.04.030.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. 

Commission 
Findings 

The applicant provided a title report issued by Old Republic National Title 
Insurance Company dated January 11, 2021, recorded at Instrument 
Number Ox 13546069 and a warranty deed issued by First American Title 
Company dated January 4, 2021 recorded at Instrument Number 678101 
with the initial application. 

☒  ☐  ☐  16.04.030.J 
.24 

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

The City of Ketchum received a digital copy of the preliminary plat at the 
time of application.  

☒  ☐  ☐  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. 

Commission 
Findings 

All proposed improvements to the public right‐of‐way are shown in the 
project plans. The applicant also submitted a set of preliminary 
construction design plans for review by the City Engineer. Final review and 
approval of the right‐of‐way improvements will be conducted during 
building permit review per the conditions of approval. The subject 
property does not include any watercourses, rock outcroppings, shrub 
masses or historic areas.  

☐  ☐  ☒  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. 

Commission 
Findings 

This standard does not apply as this is a preliminary plat application, not a 
final plat application.  

☐  ☐  ☒  16.04.040.C  Performance Bond: 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. 

Commission 
Findings 

This standard does not apply as this is a preliminary plat application, not a 
final plat application. 
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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. 

Commission 
Findings 

This standard does not apply as this is a preliminary plat application, not a 
final plat application. 

☐  ☐  ☒  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. 

Commission 
Findings 

This standard does not apply as this is a preliminary plat application, not a 
final plat application. 

☒  ☐  ☐  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 
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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 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. 

Commission 
Findings 

1. The proposed townhouse subdivision meets all dimensional 
standards as outlined in the GR‐L zone district for the parent lot. 
The minimum lot size is 8,000 square feet and the parent lot is 
8,238 square feet. The new detached townhouses meet minimum 
setback requirements in the GR‐L for the front, side, and rear. 
There are no minimum setbacks to the interior lot line of a 
townhouse lot.   

2. Building envelopes are not required as the subject property is not 
within the floodplain/floodway, avalanche zone, does not contain 
slopes greater than 25%, nor is it located adjacent to an 
intersection of two streets. 

3. The subject property is a not a corner lot. 
4. The parent lot of the townhouse subdivision and the newly created 

sublot lot line is within 20 degrees to a right angle to the street lot 
line along 7th Street.  

5. The subject property is not a double frontage lot. 
6. Both Sublots have a minimum of 20 feet of frontage on 7th Street.  

☐  ☐  ☒  16.04.040.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. 
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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. Corner lots shall contain a building envelope outside of a seventy 
five foot (75') radius from the intersection of the streets. 

Commission 
Findings 

This standard does not apply as no new blocks are being created.  

☐  ☐  ☒  16.04.040.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; 
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; 
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; 
4. Streets may be required to provide access to adjoining lands and 
provide proper traffic circulation through existing or future 
neighborhoods; 
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; 
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; 
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; 
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 
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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; 
9. Streets shall be planned to intersect as nearly as possible at right angles, 
but in no event at less than seventy degrees (70°); 
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; 
11. Streets with centerline offsets of less than one hundred twenty five 
feet (125') shall be prohibited; 
12. A tangent of at least one hundred feet (100') long shall be introduced 
between reverse curves on arterial and collector streets; 
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 commission before submitting 
same to council for preliminary plat approval; 
14. Street alignment design shall follow natural terrain contours to result in 
safe streets, usable lots, and minimum cuts and fills; 
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; 
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; 
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; 
18. Street lighting may be required by the commission or council where 
appropriate and shall be installed by the subdivider as a requirement 
improvement; 
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; 
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; 
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 
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subdivider. Such construction or improvement shall be in accordance with 
adopted standard specifications; 
22. Sidewalks, curbs and gutters may be a required improvement installed 
by the subdivider; and 
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. 

        This standard does not apply as no new streets are proposed.  

☒  ☐  ☐  16.04.040.I  Alley Improvement Requirements: Alleys shall be provided in business, 
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 prohibited. 
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. 

Commission 
Findings 

A 26‐foot alley exists off 7th Street. Access for the detached townhouses is 
proposed off the alley. The project will improve the alley to meet city 
standards triggered by the clearing and grubbing of existing vegetation in 
the alley and the necessity to manage drainage within the right‐of‐way and 
alley appropriately.  

☒  ☐  ☐  16.04.040.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. 
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. 
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. 
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 
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natural vegetation and wildlife along the riverbank and to protect 
structures from damage or loss due to riverbank erosion. 
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. 
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. 

Commission 
Findings 

As shown on the preliminary plat, an existing 10‐foot‐wide Idaho Power 
easement exists along the northern property line. An additional 5‐foot‐
wide public utilities easement is proposed along the western property line 
to accommodate the Idaho Power infrastructure required for the project.  
Standards 2‐6 do not apply to the project as the property is not adjacent to 
any of the listed waterways, not adjacent to Warm Springs, does not 
contain any irrigation infrastructure, and does not include pedestrian or 
equestrian pathways.  

☐  ☐  ☒  16.04.040.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. 

Commission 
Findings 

This standard does not apply as this application does not create a new 
subdivision. Both sublots are directly connected to the City of Ketchum 
sewer system main found in 7th Street.  

☐  ☐  ☒  16.04.040.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 
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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. 

Commission 
Findings 

This standard does not apply as this application does not create a new 
subdivision. Both sublots are directly connected to the City of Ketchum 
water system main found in 7th Street. 

☐  ☐  ☒  16.04.040.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. 

Commission 
Findings 

This standard does not apply as this application does not create a new 
subdivision. There are no incompatible uses adjacent to the proposed 
townhouse sublots. 

☐  ☐  ☒  16.04.040.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. 
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. 

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. 
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. 
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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. 
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. 

      Commission 
Findings 

This standard does not apply as this application is the subdivision of an 
existing lot. On‐site grading for the new detached townhouses meets all 
grading requirements and all disturbance will be revegetated per the 
landscape plan included in the project plans.  

☒  ☐  ☐  16.04.040.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, 
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driveways or improved public easements and shall extend across and 
under the entire improved width including shoulders. 

Commission 
Findings 

The applicant submitted a site grading and drainage plan with the 
townhouse subdivision application showing drainage for each sublot. No 
common drainage courses are utilized or disturbed. The grading and 
drainage plan meets all requirements and each sublot is managing 
stormwater runoff independently, not impacting adjacent properties.  

☒  ☐  ☐  16.04.040.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. 

Commission 
Findings 

All utilities are proposed underground per the KMC requirements. During 
the due diligence stages of the project, Idaho Power reviewed the project 
for electrical service to the project and determined that additional 
infrastructure would be required. The project is providing a 5‐foot‐wide 
public utility easement along the western property line in addition to the 
10‐foot‐wide Idaho Power easement along the northern property line to 
accommodate the Idaho Power infrastructure required for the project. The 
utility easements are shown in the landscape plan, civil plan, and 
subdivision applications.   

☐  ☐  ☒  16.04.040.Q  Off Site Improvements: Where the offsite 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.  

Commission 
Findings 

The proposed townhouse development does not create substantial 
additional traffic; therefore, no improvements are required.  

 
 

CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of the 

Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its 
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho 
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and 
regulations, which ordinances  are  codified  in  the Ketchum Municipal Code  (“KMC”)  and  are 
identified  in the Findings of Fact and which are herein restated as Conclusions of Law by this 
reference  and  which  City  Ordinances  govern  the  applicant’s  Townhouse  Preliminary  Plat 
application for the development and use of the project site. 
 

2. The Commission has authority to review and recommend approval of the applicant’s Townhouse 
Subdivision Preliminary Plat Application pursuant to Chapter 16.04 of Ketchum Code Title 16. 
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3. The City of Ketchum Planning Department provided notice for the review of this application in 
accordance with Ketchum Municipal Code §16.04.030.  
 

4. The Townhouse  Subdivision Preliminary Plat application  is  governed under Chapter 16.04 of 
Ketchum Municipal Code.  
 

5. The 7th Street Townhouse Subdivision Preliminary Plat application meets all applicable standards 
specified in Title 16 of Ketchum Municipal Code.  

 
DECISION 

THEREFORE, the Commission recommends approval of this Townhouse Preliminary Plat Application 
File No. P22‐031A to City Council this Tuesday, April 11, 2023, subject to the following conditions of 
approval.  
 

CONDITIONS OF APPROVAL 
1. The preliminary plat is subject to all conditions of approval associated with Design Review 
approval P22‐031.  
2. Failure to record a Final Plat within two (2) years of Council’s approval of a Preliminary Plat shall 
cause the Preliminary Plat to be null and void.  
3. The applicant shall add a plat note to the Townhouse Final Plat stating the garage shall not be 
subdivided and sold separately and shall only be used for parking of vehicles and household storage. 
4. The applicant shall add a Certificate of Ownership to the Townhouse Final Plat. 

 
Findings of Fact adopted this 11th day of April 2023.  
 
 
 
 
  

                                Neil Morrow, Chair 
                           City of Ketchum 

                                                         Planning and Zoning Commission 
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7th St Townhomes Phased Development 

Lot 3 Blk 68  

 

 
 In addition to the application, this letter is to provide an outline for the phased development for 

7th St Townhomes project located in a property on 7th St in Ketchum which legally described as Lot 3 in 

Block 68 of the Replat of Block 68 within the City of Ketchum. 

 

 The owner would like to construct infrastructure improvements to City standards and assume 

private maintenance of the improved alleyway known as 7th Street City Alley accessing Sublots 1A and 

1B and water and sewer lines within the preliminary plat. 

 

 In line with the aforementioned circumstances, the Owner is applying for a phased development. 

First phase of the development to start in the beginning of June 2023 will include all the site utility work 

for both units, alley way and right of way improvements, excavation and foundation work for both 

Sublots, Unit B Certificate of Occupancy ready structure, and Sublot 1B landscapes and hardscapes to 

be completed first. 

 

 Second Phase of the development will include the completion of Sublot 1A final work, Unit A 

Certificate of Occupancy ready structure, finish all landscape work and finish all right of way 

improvements. 
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RECORDING REQUESTED BY AND WHEN 
RECORDED RETURN TO: 
 
City Clerk, City of Ketchum 
PO Box 2315 
Ketchum Idaho, 83340 
 
 
 

 

(Space Above Line For Recorder’s Use) 
 
 

7TH STREET TOWNHOMES 
PHASED TOWNHOUSE SUBDIVISION AGREEMENT #22844 

 
THIS PHASED TOWNHOUSE SUBDIVISION AGREEMENT (“Agreement”) is made 

and entered into as of the __ day of _______ 2023, by and between the City of Ketchum, an 
Idaho municipal corporation (“City”) and MMDM12, LLC, an Idaho limited liability company 
(“Owner”). 
 

RECITALS 
 

WHEREAS, Owner owns that certain real property located on 7th Street in Ketchum, 
Idaho, and legally described as Lot 3, Block 68, Ketchum Townsite, according to the official plat 
recorded under Instrument Number 185154, on file in the office of the County Recorder of 
Blaine County, Idaho (the “Property”); and  
 

WHEREAS, Owner has submitted a Design Review application for the development of 
the Property with two detached townhomes (the “Project”) and requests a phased development 
agreement for the development of the Project under the provisions of Section 16.04.110 – 
Phased Development Projects within Title 16 of the Ketchum Municipal Code. 

 
WHEREAS, Owner has submitted an application for a townhouse preliminary plat to 

create two townhome sublots referred to as Sublot 1 and Sublot 2 (the “Townhouse Preliminary 
Plat”), included as Exhibit A. 

 
WHEREAS, Owner proposes to construct all required right-of-way infrastructure 

improvements including paver driveways with no snowmelt, drainage in the alley, grading along 
7th Street, and water and sewer utility services to each sublot in one phase. All required 
improvements will be constructed to City standards and Owner assumes maintenance 
responsibilities of the paver driveway, grading, drainage, and water and sewer service lines to 
each sublot, for the full width of the alleyway and for the length of the subject property. 

 
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: 
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1. Maintenance Responsibilities.   
 

A. Owner. 
 

(1) Water Service Lines Serving Sublots 1 and 2.   Owner and all 
successors in interest are responsible for the installation, maintenance, 
repair, and other costs associated with the private water lines serving 
the Project. The private water line is from the point of the meter on 7th 
Street to each detached townhouse unit. 
 

(2) Sewer Service lines Serving Sublots 1 and 2.   Owner and all 
successors in interest are responsible for the installation, maintenance, 
repair, and other costs associated with the private sewer lines serving 
the Project. The private sewer line is from the point of the meter to 
each detached townhouse unit. 

  
(3) Paver Driveway.  Owner and all successors in interest are responsible 

for the installation, maintenance, repair, and other costs associated 
with the private driveways serving Sublots 1 and 2. 

 
(4) Alley.   Owners and all successors in interest are responsible for the 

installation, maintenance, repair, and other costs associated with the 
alleyway serving both sublots. A separate Alley Maintenance 
Agreement must be approved by City Council concurrent with the 
Townhouse Final Plat. The Alley Maintenance Agreement must be 
recorded prior to or in conjunction with recording of the Townhouse 
Final Plat and shall be referenced by note on the Townhouse Final 
Plat. 
 

2. Construction and Completion Schedule. 
 

A. All townhouse units on Sublots 1 and 2 shall be completed no later than three 
years from the date of issuance of a building permit for the first townhouse 
unit, as evidenced by issuance of a Certificate of Occupancy for each 
townhouse unit. 
 

B. Prior to issuance of a Certificate of Occupancy for the first detached 
townhouse unit, each sublot 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. 
 

C. Prior to obtaining Certificate of Occupancy for the first townhouse unit, the 
following improvements as generally depicted on Exhibit B shall be 
completed and/or extended to each Sublot: 
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(1) Dry utility services (power, gas, cable, etc); and 

 
(2) All hardscape pathways and access points for adequate and safe egress 

from the unit; and 
 

(3) 7th Street right of way improvements consistent with Ketchum 
Municipal Code, Title 12.04.030.H.1 and current right of way 
standards completed and installed to the satisfaction of the City 
Engineer; and 

 
(4) Alley surfacing and drainage improvements; and  

 
(5) Water and sewer mains and services serving sublots 1 and 2; and  

D. Prior to obtaining a Certificate of Occupancy for the last detached townhouse 
unit, all landscaping as generally depicted in Exhibits A and B shall be 
installed.  

 
3. Building Permits for Each Townhouse Unit. Owner shall apply for individual 

building permits for each townhouse unit to be constructed. Each townhouse unit 
shall obtain a separate Certificate of Occupancy. The first building permit shall 
include plans and improvements as identified in Sections 2A and B of this 
Agreement. 

 
4. Townhouse Sublot Final Plat. The City agrees to accept and process a townhouse 

final plat application for approval by City Council provided a Certificate of 
Occupancy has been issued for the first townhouse unit on the Property should 
Owner comply with all above recitals. 

 
5. Owners’ Association Assumption of Responsibilities.  Upon the recording of the 

Townhouse Sublot Final Plat, Owner may assign and transfer its maintenance 
responsibilities and obligations under this Agreement to the 7th Street Townhomes 
Homeowner’s Association. 
 

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 
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Amendment.   
 
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,    MMDM12, LLC   

an Idaho municipal corporation    
   
      
 
 
By:         By:        

        Neil Bradshaw, Mayor                                        Print: _____________________ 

 Member 

 
 
     
 

   
ATTEST:   

 

_____________________________   

Trent Donat, City Clerk 
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ACKNOWLEDGEMENT FOR CITY 
 
 
STATE OF IDAHO  ) 
    ) ss. 
COUNTY OF BLAINE ) 
 
On this   day of    , 2023, 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 ____________, 2023, before me, a Notary Public in and for said State, 
personally appeared _______________________, known to me to be the owner of certain real 
property at Lot 3, Block 68, Ketchum Townsite, 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. 
 
 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     
 
 
 
 
 



 

 

 

Attachment I: 

Public Comment 





From: Participate
To: Heather Nicolai
Subject: Fwd: Seventh Street Townhouses
Date: Saturday, March 25, 2023 8:20:54 AM

Public comment. 

Sent from my iPhone

Begin forwarded message:

From: Ben Worst <ben@benworstlaw.com>
Date: March 24, 2023 at 9:31:14 AM GMT-7
To: Participate <participate@ketchumidaho.org>
Subject: FW: Seventh Street Townhouses


Please confirm that you received the email below and that it has been included in the
official record.

Thank you.

Ben Worst

From: Ben Worst <ben@benworstlaw.com> 
Sent: Thursday, February 23, 2023 1:22 PM
To: Participate <participate@ketchumidaho.org>
Cc: Ben Worst <ben@benworstlaw.com>
Subject: Seventh Street Townhouses

Dear Planning and Zoning Commissioners,

We are writing this letter in opposition to the proposed Seventh Street
Townhouses.  We have lived at 711 Second Avenue North for 19 years. 
This is one of the few neighborhoods left in Ketchum that is predominantly
populated with year around residents.  Our back yard abuts the back yard of the
proposed project which will be southwest of our home. 

If approved, the proposed project will consist of two massive blocks rising 35 feet
straight up less than 12 feet from our back fence.  The blocks will tower over us
eliminating almost all of our sunlight, views and privacy.  The proposed project is
incompatible with the surrounding homes in both bulk and height.  It is simply too
massive for this neighborhood. 

Please help us by reducing the bulk of the proposed project.  Require undulation
of the massive wall facing our home at the rear of the property.  Step the top
floors back and create notches in the second floors with corner decks to mitigate

mailto:participate@ketchumidaho.org
mailto:HNicolai@ketchumidaho.org


loss of views and sunlight.  Last, please prohibit any and all venting, laundry or
otherwise, at the rear.
 
With your reasonable corrections, this project can be an asset to our
neighborhood, not a liability.
 
Thank you.
 
Sincerely,
 
Ben and Susan Worst
 
 
BENJAMIN W. WORST, P.C.
671 First Avenue North
P.O. Box 6962
Ketchum, Idaho 83340
Tel.  (208) 622-6699
Fax (208) 726-1187
 
NOTICE:  This email, including attachments, constitutes a confidential attorney-client
communication.  It is not intended for transmission to, or receipt by, or use by any
unauthorized persons. If you have received this communication in error, do not read it. 
Please delete it from your system without copying it, and notify the sender by reply e-
mail or by calling (208) 622-6699, so that our record can be corrected. Thank you.
 
IRS CIRCULAR 230 DISCLOSURE:  To comply with certain U.S. Treasury regulations, we
inform you that, unless expressly stated otherwise, any U.S. Federal tax advice
contained in this e-mail, including attachments, is not intended or written to be used,
and cannot be used, by any person for the purpose of avoiding any penalties that may
be imposed by the Internal Revenue Service.
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