City of Ketchum
Planning & Building

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
MEETING OF NOVEMBER 9, 2021

PROJECT: 380 N 1t Ave Mixed-Use Building

FILE NUMBERS: P21-085

APPLICATION: Design Review

REPRESENTATIVE: Williams Partners Architects

OWNER: Corey Street Mass LLC

LOCATION: 380 N 1st Avenue (Ketchum Townsite: Block 37: Lot 5)

ZONING: Mixed-Use Subdistrict of the Community Core (CC-2)

OVERLAY: None

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 subdivision
on October 20, 2021. The public hearing notice was published in the
Idaho Mountain Express the on October 20t 2021. A notice was posted
on the City’s website on October 20, 2021. The public hearing notice
was posted on the project site on November 29, 2021.

380 N 15T AVE MIXED-USE BUILDING

The 380 N 15t Ave Mixed-Use Building project is a 5,095-square-foot addition to the McAtee House —a
historic log cabin that was constructed in the 1930s. The McAtee House was most recently occupied by
the Taste of Thai restaurant. The historic cabin will be repurposed as commercial office space and the
new addition will accommodate two residential units, common area, and parking garages. The project
is subject to Design Review pursuant to Ketchum Municipal Code 17.96.010 for the development of
the mixed-use addition.

The McAtee House is one of the 24 structures on the City’s Historic Building List. The project is subject
to Historic Preservation Commission (HPC) review pursuant to Section 1.C.1 of Interim Historic
Preservation Ordinance No. 1216. HPC review is required for all requests for partial or total
demolitions, exterior alterations, and additions to all structures on the Historic Building List. The HPC
reviewed the McAtee House Addition project on July 7!, 2021 and unanimously approved the
applicant’s request to alter the historic building. The HPC’s Findings of Fact, Conclusions of Law, and
Decision for the historic building addition is attached to the Staff Report as Exhibit C.
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The McAtee House is a 744-square-foot log cabin that was constructed in the 1930s. The single-story
rectangular building is approximately 17 feet in height and includes a gable roof. The original log cabin
is representative of traditional residential architecture associated with Ketchum’s early settlement
period. The design characteristics of these early homes reflected their natural alpine surroundings.
Many of the residences built during this time were one- and two-story rectangular structures
constructed with logs cut from the surrounding forest or milled lumber from local sawmills. Common
architectural features included gable roofs, overhanging eaves, and low horizontal massing.

The proposed exterior alterations to the historic building include re-finishing and staining the logs,
installing new windows, and replacing the existing wood-shingles with a standing seam metal roof to
comply with Fire Department requirements. These improvements will not only restore the historic
integrity of the original log cabin but also help maintain the historic structure over time, improve the
development’s energy-efficiency, and upgrade the building to comply with current code standards.

The original log cabin will be relocated approximately 4 feet west and 4 feet north towards the corner
of 1st Avenue and 4th Street. Structures are required to be setback an average of 5 feet from front and
street side property lines in the CC-2 Zone (Ketchum Municipal Code §17.12.040). The relocated
McAtee House will be setback approximately 10 feet from 1st Avenue and approximately 9 feet from
4th Street. Echoing traditional single-family yard areas, these proposed setbacks accommodate light
and air creating a feeling of openness at the street corner.

The proposed 5,095-square-foot addition is sited at the rear of the property stepping up from the
historic structure. The portion of the addition that directly borders the historic log cabin is only one-
story with a maximum height of 12’-6”, which is approximately 4 feet lower than the original McAtee
House. This portion of the addition maintains an ample setback area along 4th Street. The addition
then steps up to two-stories towards the rear of the lot by the alley and has a maximum height of 35
feet, which is 7 feet less than the maximum height permitted in the CC-2 Zone (Ketchum Municipal
Code §17.12.040). This portion of the addition spans the width of the lot. The rectangular mass of the
addition echoes the original log cabin’s building form. The addition has flat roofing forms with
projecting canopy elements. The flat roof elements highlight the preserved gable roof of the McAtee
House. This project achieves compatibility without mimicry. The addition complements the historic
cabin and sensitively responds to its context while maintaining its own unigque design style. The project
successfully distinguishes between the old and the new balancing their distinctive characteristics into
one cohesive design.

Both relocating the original log cabin towards the street corner as well as concentrating the bulk of the
addition towards the rear of the lot highlight the historical significance of the McAtee House. The
project’s scale, proportion, and site orientation complement the surrounding built environment within
this downtown neighborhood. The mixed-use building will help retain Ketchum’s community character
by protecting the historic integrity of the McAtee House and enhancing downtown’s pedestrian-
oriented streetscape.
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STAFF RECOMMENDATION
After considering the project plans, Staff’s analysis, the applicant’s presentation, and public comment,
Staff recommends the Planning & Zoning Commission move to approve the 380 N 1°t Ave Mixed-Use
Building Design Review application. Should the Planning & Zoning Commission support the approval,
Staff would return with findings and conditions reflecting the Commission’s decision. The following
analysis explains Staff's recommendation by summarizing the project’s compliance with zoning code
and design review standards.

ANALYSIS

Staff’s comprehensive analysis is provided in Tables 1 through 3 including: (1) compliance with zoning
and dimensional standards, (2) evaluation of Design Review criteria, and (3) Community Core Design
Review standards analysis.

TABLE 1: ZONING AND DIMENSIONAL STANDARDS ANALYSIS

Zoning and Dimensional Standards Analysis

Compliant Standards and Staff Comments
Yes | No | N/A | Ketchum City Standards and Staff Comments
Municipal
Code Section
O | O 17.12.040 Minimum Lot Area
Staff Required: 5,500 square feet minimum
Comments Ketchum Townsite Block 37 Lot 5: 5,505 square feet
O |0 17.124.040 Floor Area Ratios and Community Housing
Staff Permitted
Comments Gross FAR in Community Core Subdistrict 2 (CC-2): 1.0
Gross FAR with Inclusionary Housing Incentive: 2.25
Proposed
Gross Floor Area: 5,845 gross square feet
Pursuant to the definition of gross floor area (KMC §17.08.020), four
parking stalls for developments on single Ketchum Townsite lots of
5,600 sq ft or less are not included in the gross floor area calculation.
The applicant has provided six parking spaces on-site. Staff has
discounted 3 parking stalls [3 x parking stall dimension pursuant to
KMC §17.125.030(9 x 18)= 486 square feet] from the gross floor area
calculation for the 3 parking spaces provided on site.
Gross Floor Area with Parking Discount: 5,359 square feet
Lot Area: 5,505 square feet
Proposed FAR: 0.97 (5,359 gross sq ft/5,505 sq ft lot area)
O | O 17.12.040 Minimum Building Setbacks
Staff Required
Comments Front & Street Side: 5" average
Rear Side Adjacent to an Alleyway: 3’
Interior Side: 0
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Cantilevered decks and overhangs: 0’
Non-habitable Structures/Fixed Amenities/Solar and Mechanical
Equipment Affixed to the Roof from all Building Facades: 10’

Proposed Building Setbacks

The applicant has indicated the proposed setbacks on Sheet A2.1 of the
project plans.

Front (First Avenue): 10’-6” to 72’-3"”

Street Side: (4t Street): 0’ to 55’

Rear Side (adjacent to alleyway): 3’-3”

Interior Side: 0’

o (g 17.12.040

Maximum Building Heights

Staff Maximum Permitted Building Height: 42 feet
Comments
Proposed Maximum Building Height: 35 feet
O O 17.125.030H | Curb Cut
Staff Permitted
Comments A total of 35% of the linear footage of any street frontage can be

devoted to access to off street parking. Corner lots that front two or
more streets may select either or both streets as access but shall not
devote more than 35% of the total linear footage of street frontage to
access off street parking.

Proposed

The parking area is located off the Block 37 alley. No curb cuts along 4t
Street or 1% Avenue are proposed.

O o 17.125.040

Parking Spaces

Staff
Comments

Required (KMC §17.125.040)

Multi-Family Dwelling Units in CC Zone

Units 750 square feet or less: O parking spaces

Units 751 square feet to 2,000 square feet: 1 parking space
Units 2,001 square feet and above: 2 parking spaces

Non-residential: 1 parking space per 1,000 gross square feet (refer to
definition of gross floor area with additional exclusion of common and
public areas)

Project Parking Demand

Residential Unit 1 (750 square feet): O parking spaces
Residential Unit 2 (2,164 square feet): 2 parking spaces
Office (848 square feet): 1 parking space

Total Parking Demand: 3 Parking Spaces (2 residential & 1 commercial)
Proposed Off-Street Parking

3 parking spaces, including 1 ADA van accessible, spaces are provided
on-site within enclosed garages accessed from the alley.
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TABLE 2: DESIGN REVIEW STANDARDS ANALYSIS

Design Review Improvements and Standards (KMC §17.96.060)

Yes | No | N/A | City Code City Standards and Staff Comments
O O 17.96.060.A1 | The applicant shall be responsible for all costs associated with
Streets providing a connection from an existing city street to their
development.
Staff The subject property has existing street frontage along 4" Street and
Comments 1°t Avenue.
O O 17.96.060.A2 | All street designs shall be approved by the City Engineer.
Streets
Staff No changes to the lanes of travel or the streets design are proposed
Comments with this project.
O | O 17.96.060.B1 | All projects under 17.96.010(A) that qualify as a “Substantial
Sidewalks Improvement” shall install sidewalks as required by the Public Works
Department.
Staff The applicant has proposed to install new heated, paver sidewalks
Comments along 4% Street and 1t Avenue (Project Plans: Sheets C1.1 and C.12).
Final civil drawings for all associated ROW improvements shall be
submitted with the building permit application to be verified,
reviewed, and approved by the City Engineer and Streets Department.
O |0 17.96.060.B2 | Sidewalk width shall conform to the City’s right-of-way standards,
Sidewalks however the City Engineer may reduce or increase the sidewalk width
and design standard requirements at their discretion.
Staff The applicant will install new heated, paver sidewalks along both 15
Comments Avenue and 4% Street.
Final civil drawings for all associated ROW improvements shall be
submitted with the building permit application to be verified,
reviewed, and approved by the City Engineer and Streets Department.
Applicant’s Design Review Standards Evaluation Comments
The sidewalk along Fourth Street is proposed to be 12’ wide to meet
the Fourth Street Pedestrian Corridor Standards, which match the
project under construction at the southwest corner of 1st and 4th. The
sidewalk along First Avenue is proposed to be 8’ wide to meet City
Street Standards. A bulb-out at First Avenue also mimics the bulb-out
designed for the project under construction to the west.
O O 17.96.060.B3 | Sidewalks may be waived if one of the following criteria is met:
Sidewalks 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.
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Staff N/A as sidewalks are required for this project.
Comments
O 17.96.060.B4 | The length of sidewalk improvements constructed shall be equal to
Sidewalks the length of the subject property line(s) adjacent to any public street
or private street.
Staff The proposed sidewalk improvements are equal to the length of
Comments property’s street frontages along 1°t Avenue and 4™ Street.
Applicant’s Design Review Standards Evaluation Comments
The length of sidewalk improvements is equal to the length of the
subject property lines. The 12’ sidewalk width at Fourth Street tapers
down to meet the adjacent curb line at the alley and in front of Board
Bin within the length of the subject property line. The 8" sidewalk width
at First Street tapers down to meet the adjacent curb line in front of
The Open Room beyond the length of the subject property line.
O 17.96.060.B5 | New sidewalks shall be planned to provide pedestrian connections to
Sidewalks 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.
Staff The proposed sidewalk design connects with existing sidewalks along
Comments 1t Avenue and 4™ Street.
O 17.96.060.B6 | The City may approve and accept voluntary cash contributions in-lieu
Sidewalks 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.
Staff N/A. Staff does not recommend a voluntary cash contribution in-lieu
Comments of improvements for this project.
O 17.96.060.C1 | All storm water shall be retained on site.
Drainage
Staff All storm water shall be retained on site. Sheets C1.1 and L-2.0 of the
Comments project plans indicate the proposed drainage improvements. The

drainage plan is comprised of a system of catch basins and drywells.

Applicant’s Design Review Standards Evaluation Comments

All drainage at the roofs and upper floor terraces will be collected via
roof drains and gutters and hard piped to the two drywells shown on
site. Channel drains at the alley apron and paver areas will also hard
pipe to the on-site drywells. Landscaped areas slope to three on-site
catch basins.
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17.96.060.C2 | Drainage improvements constructed shall be equal to the length of
Drainage the subject property lines adjacent to any public street or private
street.
Staff Drainage improvements shall be equal to the length of the property
Comments lines along 15t Avenue and 4™Street. See above analysis for Ketchum
Municipal Code §17.96.060.C1. All drainage improvements are
required to be constructed City standards.
Final civil drawings for all drainage improvements shall be submitted
with the building permit application to be verified, reviewed, and
approved by the City Engineer.
17.96.060.C3 | The City Engineer may require additional drainage improvements as
Drainage necessary, depending on the unique characteristics of a site.
Staff The City Engineer will determine if the drainage improvements are
Comments sufficient after reviewing the final civil drawings submitted with the
building permit application. The City Engineer may require additional
drainage improvements if necessary.
17.96.060.C.4 | Drainage facilities shall be constructed per City standards.
Drainage
Staff All drainage facilities within the project site and the public right-of-
Comments way shall meet City standards. Final drainage specifications must be
included with the civil drawings submitted with the Building Permit
application to be reviewed and approved by the City Engineer &
Streets Department.
17.96.060.D1 | All utilities necessary for the development shall be improved and
Utilities installed at the sole expense of the applicant.
Staff All utilities necessary for the project shall be improved and installed at
Comments the sole expense of the applicant.
The applicant has provided letters from Intermountain Gas Company
and Idaho Power verifying the availability of existing infrastructure to
serve the development.
17.96.060.D2 | Utilities shall be located underground and utility, power, and
Utilities communication lines within the development site shall be concealed
from public view.
Staff All utilities within the development site shall be underground and
Comments concealed from public view. Sheet A4.2 shows that the electric and
gas meters are located at the rear facade within an alcove.
17.96.060.D3 | When extension of utilities is necessary all developers will be required
Utilities 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.
Staff The subject property is served by high-speed internet. If an extension
Comments is needed, then the applicant will work with the City Engineer to

identify the location of a fiber line to serve the project.
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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.

Staff
Comments

The materials board is included on Sheet A5.2 of the project plans.
The proposed exterior materials include:

e natural/warm beige stucco

e board-formed concrete site walls

e black aluminum clad windows

e tan/grey EPDM flat roof

e grey standing seam metal sloped roof

e natural wood soffit

e light tan wood rainscreen siding

e tan/grey stone veneer walls

e Dblack steel

The proposed exterior alterations to the historic building include re-
finishing and staining the logs, installing new windows, and replacing
the existing wood-shingles with a standing seam metal roof to comply
with Fire Department requirements. These improvements will not
only restore the historic integrity of the original log cabin but also help
maintain the historic structure over time, improve the development’s
energy-efficiency, and upgrade the building to comply with current
code standards.

The addition’s exterior materials complement the historic log cabin
and are compatible with the surrounding built environment.

Applicant’s Design Review Standards Evaluation Comments

The project’s materials and colors are complementary with

the townscape, surrounding neighborhoods, and adjoining structures.
The existing cabin will be refinished from a painted finish to a natural
stain, which is likely the original finish of the cabin. The roof will be
replaced with a medium grey standing seam metal roof. The addition
contains four primary materials, which include a horizontal wood
rainscreen siding with a natural wood finish, stone veneer, black steel
accents, and a portion of medium grey standing seam roof. The
proposed palette at the addition seeks to mimic the tones and
character of the horizontal logs, utilizing traditional materials such as
wood and stone. Signing on site will be minimal, limited to building
addressing and vinyl window signs at each of the two entries. The
surrounding neighborhood is primarily 1- to 3-story stucco or wood-
sided buildings of tan colors. The adjacent Open Room building is wood
lap siding currently painted blue. The adjacent Board Bin building is
board and batten siding also currently painted blue.

(]

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
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historical and/or cultural importance to the neighborhood and/or
community.

Staff
Comments

The McAtee House is one of the 24 structures on the City’s Historic
Building List. The project is subject to Historic Preservation
Commission (HPC) review pursuant to Section 1.C.1 of Interim Historic
Preservation Ordinance No. 1216. HPC review is required for all
requests for partial or total demolitions, exterior alterations, and
additions to all structures on the Historic Building List. The Historic
Preservation Commission reviewed the McAtee House Addition
project on July 7", 2021 and unanimously approved the applicant’s
request to alter the historic building. The addition project will restore
and repurpose the McAtee House.

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.

Staff
Comments

This project achieves compatibility without mimicry. The addition
complements the historic cabin and sensitively responds to its context
while maintaining its own unique design style. The project successfully
distinguishes between the old and the new balancing their distinctive
characteristics into one cohesive design.

17.96.060.F1
Architectural

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

Staff
Comments

The main entrance to the office is located at the front facade of the
McAtee House. The entrance leads to a heated, paver pathway
connecting to the sidewalk along 4™ Street. The entrance to the
repurposed historic cabin is defined by a gable roof element. An
additional entrance to the mixed-use building is provided along 1%
Avenue. This entrance leads to a common area corridor with
entrances to the office and the first-floor residential unit. The
entrance along 1% Avenue is defined by a flat, projecting roof.

Applicant’s Design Review Standards Evaluation Comments

The building has two pedestrian entrances, which are each flanked by
two 6- foot long board-formed site walls. The main entry to the office
space in the existing McAtee cabin will be off of First Avenue. The entry
door is defined by a small gable form. The common area entry is
located off of Fourth Street, which will access both of the residential
units and the office space. The entry door is defined and protected by a
flat, projecting roof.

17.96.060.F2
Architectural

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

Staff
Comments

The McAtee House is a 744-square-foot log cabin that was
constructed in the 1930s. The single-story rectangular building is
approximately 17 feet in height and includes a gable roof. The original
log cabin is representative of traditional residential architecture
associated with Ketchum’s early settlement period. The design
characteristics of these early homes reflected their natural alpine
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surroundings. Many of the residences built during this time were one-
and two-story rectangular structures constructed with logs cut from
the surrounding forest or milled lumber from local sawmills. Common
architectural features included gable roofs, overhanging eaves, and
low horizontal massing.

The rectangular mass of the addition echoes the original log cabin’s
building form. The addition has flat roofing forms with projecting
canopy elements. The flat roof elements highlight the preserved gable
roof of the McAtee House. This project achieves compatibility without
mimicry. The addition complements the historic cabin and sensitively
responds to its context while maintaining its own unique design style.
The project successfully distinguishes between the old and the new
balancing their distinctive characteristics into one cohesive design.

17.96.060.F3 | There shall be continuity of materials, colors and signing within the
Architectural | project.
Staff This project achieves compatibility without mimicry. The addition
Comments complements the historic cabin and sensitively responds to its context
while maintaining its own unique design style. The project successfully
distinguishes between the old and the new balancing their distinctive
characteristics into one cohesive design.
17.96.060.F4 | Accessory structures, fences, walls and landscape features within the
Architectural | project shall match or complement the principal building.
Staff The iron fence panels and concrete site walls provide a sense of
Comments privacy while still cultivating an inviting streetscape.
Applicant’s Design Review Standards Evaluation Comments
A fence around the west and north sides of the property line will be
similar to the existing wrought iron fence panels along the First Avenue
property line. Board-formed concrete site walls define the two entries,
melding the traditional nature of the fence with a more contemporary
site wall. Both styles complement the building.
17.96.060.F5 | Building walls shall provide undulation/relief, thus reducing the
Architectural | appearance of bulk and flatness.
Staff The original log cabin will be relocated approximately 4 feet west and
Comments 4 feet north towards the corner of 1st Avenue and 4th Street.

Structures are required to be setback an average of 5 feet from front
and street side property lines in the CC-2 Zone (Ketchum Municipal
Code §17.12.040). The relocated McAtee House will be setback
approximately 10 feet from 1st Avenue and approximately 9 feet from
4th Street. Echoing traditional single-family yard areas, these
proposed setbacks accommodate light and air creating a feeling of
openness at the street corner.

The proposed 5,095-square-foot addition is sited at the rear of the
property stepping up from the historic structure. The portion of the
addition that directly borders the historic log cabin is only one-story
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with a maximum height of 12’-6", which is approximately 4 feet lower
than the original McAtee House. This portion of the addition
maintains an ample setback area along 4th Street. The addition then
steps up to two-stories towards the rear of the lot by the alley and has
a maximum height of 35 feet, which is 7 feet less than the maximum
height permitted in the CC-2 Zone (Ketchum Municipal Code
§17.12.040). This portion of the addition spans the width of the lot.

O | d 17.96.060.F6
Architectural

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

Staff
Comments

The original log cabin will be relocated approximately 4 feet west and
4 feet north towards the corner of 1st Avenue and 4th Street.
Structures are required to be setback an average of 5 feet from front
and street side property lines in the CC-2 Zone (Ketchum Municipal
Code §17.12.040). The relocated McAtee House will be setback
approximately 10 feet from 1st Avenue and approximately 9 feet from
4th Street. Echoing traditional single-family yard areas, these
proposed setbacks accommodate light and air creating a feeling of
openness at the street corner.

Both relocating the original log cabin towards the street corner as well
as concentrating the bulk of the addition towards the rear of the lot
highlight the historical significance of the McAtee House. The project’s
scale, proportion, and site orientation complement the surrounding
built environment within this downtown neighborhood. The mixed-
use building will help retain Ketchum’s community character by
protecting the historic integrity of the McAtee House and enhancing
downtown’s pedestrian-oriented streetscape.

O | d 17.96.060.F7
Architectural

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

Staff
Comments

The garbage and recycling area is proposed to be located at the rear
of the building and will be accessed from the alley. The applicant has
provided a letter from Clear Creek Disposal approving the proposed

garbage disposal configuration.

O O 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.

Staff
Comments

The historic cabin’s gable roofs include snow retention devices and
gutters. The flat, projecting roof provides weather protection at the
building’s 15t Avenue entrance.

Applicant’s Design Review Standards Evaluation Comments

The gable roof of the cabin will include the addition of snow retention
bars and gutters at the eaves. The flat roofs of the addition will not
shed snow or drip water outside of the building perimeter. The
drainage of these flat roofs will happen internally via roof drains hard-
piped to on-site drywells. The low-slope roof above the second floor
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residential unit’s terrace will also have snow retention bars and gutters
at the eaves.

n 17.96.060.G1 | Pedestrian, equestrian and bicycle access shall be located to connect
Circulation with existing and anticipated easements and pathways.
Design
Staff This standard has been met by the proposed sidewalk improvements.
Comments The new sidewalks will connect to existing sidewalks along 4t Street
and 1%t Avenue, which extend to the downtown pedestrian network.
O 17.96.060.G2 | 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.
Circulation N/A. No awnings extending over public sidewalks are proposed with
Design the project.
O 17.96.060.G3 | Traffic shall flow safely within the project and onto adjacent streets.
Circulation Traffic includes vehicle, bicycle, pedestrian and equestrian use.
Design Consideration shall be given to adequate sight distances and proper
signage.
Staff Vehicle access to the enclosed garages is provided from the alleyway.
Comments This circulation configuration complies with the Ketchum Traffic
Authority’s recommendation that no curb cuts be permitted if there is
alley access available to serve the development. No curb cuts are
proposed along 4™ Street or 1% Avenue, which enhances safety as
driveways intersecting sidewalks may increase congestion and create
safety hazards for pedestrians and bicyclists.
Pedestrian and bicycle access to the building is provided from an
internal circulation system of concrete pathways that connect to the
public sidewalks along 4™ Street and 1°t Avenue.
Prior to issuance of a building permit for the project, the City Engineer
and Streets Department shall review the civil drawings to ensure
adequate sight distances and proper signage for the proposed
development.
O 17.96.060.G4 | Curb cuts and driveway entrances shall be no closer than twenty (20°)
Circulation feet to the nearest intersection of two or more streets, as measured
Design 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.
Staff N/A as no curb cuts or driveway entrances are proposed along 4t
Comments Street or 1% Avenue.
O 17.96.060.G5 | Unobstructed access shall be provided for emergency vehicles,
Circulation snowplows, garbage trucks and similar service vehicles to all
Design necessary locations within the proposed project.
Staff Unobstructed access for emergency vehicles, snowplows, and garbage
Comments trucks is provided from the Block 37 alley, 4% Street, and 15t Avenue.

The applicant has submitted a letter from Clear Creek Disposal
approving the garbage disposal configuration.
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O 17.96.060.H1 | Snow storage areas shall not be less than thirty percent (30%) of the
Snow Storage | improved parking and pedestrian circulation areas.
Staff All improved parking and pedestrian circulation areas are heated,
Comments which is permitted as an alternative to providing a snow storage areas
on site by KMC §17.96.060.H4.
n 17.96.060.H2 | Snow storage areas shall be provided on-site.
Snow Storage
Staff The applicant has proposed to snowmelt all hardscape areas, which is
Comments permitted as an alternative to providing a snow storage area by KMC
§17.96.060.H4.
O 17.96.060.H3 | A designated snow storage area shall not have any dimension less
Snow Storage | than five (5’) feet and shall be a minimum of twenty-five (25) square
feet.
Staff N/A as no snow storage areas have been provided on-site. The
Comments applicant has proposed snowmelt in lieu of providing any snow
storage areas on site.
O 17.96.060.H4 | In lieu of providing snow storage areas, snow melt and hauling of
Snow Storage | snow may be allowed.
Staff All improved hardscape areas are proposed to be heated with a
Comments snowmelt system instead of providing snow storage areas on site.
O 17.96.060.11 Landscaping is required for all projects.
Landscaping
Staff The landscape plan is indicated on Sheet L-3.0 of the project plans.
Comments
O 17.96.060.12 Landscape materials and vegetation types specified shall be readily
Landscaping adaptable to a site's microclimate, soil conditions, orientation and
aspect, and shall serve to enhance and complement the
neighborhood and townscape.
Staff Landscape vegetation types include:
Comments e evergreen trees (Subalpine Fir and Tannenbaum Pine)
e Russian Hawthorns
e Shrubs
e Perennials
e Ornamental grasses
e Fescue lawn
e Red Rocket Maple street trees
The proposed landscaping will beautify the open space within the
project site and complement the surrounding neighborhood.
The landscape plan shall meet requirements for microclimate, soil
conditions, orientation, and aspect.
O 17.96.060.13 | All trees, shrubs, grasses and perennials shall be drought tolerant.

Landscaping

Native species are recommended but not required.

Staff
Comments

All trees, shrubs, grasses, and perennials shall be drought tolerant.
Native plants are recommended.
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O |0 17.96.060.14 Landscaping shall provide a substantial buffer between land uses,
Landscaping 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.
Staff The subject property is surrounded by compatible uses within the
Comments Community Core Zone. The vegetation will enhance the pedestrian-
friendly streetscape.
O | O 17.96.060.J1 | Where sidewalks are required, pedestrian amenities shall be installed.
Public Amenities may include, but are not limited to, benches and other
Amenities 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.
Staff Benches are provided within the sidewalks along 15 Avenue and 4t
Comments Street.
All amenities proposed within the right-of-way must be reviewed and
approved by the City Engineer and, if approved, will require an
Encroachment Permit issued by the City.
Final civil drawings for all associated ROW and street improvements
shall be submitted with the building permit application to be verified,
reviewed, and approved by the City Engineer and Streets Department.
Table 3: Community Core Design Review Standards Analysis
Community Core Design Review Improvements and Standards (KMC 17.96.070)
Yes | No | N | Ketchum City Standards and Staff Comments
/A | Municipal Code
Section
O | O | 17.96.070A(1) Street trees, street lights, street furnishings, and all other street
improvements shall be installed or constructed as determined by the
Public Works Department.
Staff Comments The placement of all street trees, streetlights, and street furnishings
requires review and approval by the City Engineer.
6 feet of clearance must be provided around all obstacles within the
right-of-way, including street trees, grates, and lights. All amenities
within the public right-of-way must be reviewed and approved by the
City Engineer and, if approved, will require an Encroachment Permit
issued by the City.
Final civil drawings for all associated ROW and street improvements
shall be submitted with the building permit application to be verified,
reviewed, and approved by the City Engineer and Streets
Department.
O | O | 17.96.070(A)(2) Street trees with a minimum caliper size of three (3”) inches, shall be

Streets

placed in tree grates.
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Staff Comments

Sheet L-3.0 specifies that the proposed Red Rocket Maple street trees
will be 4-inches caliper and installed within tree grates.

O | O | 17.96.070(A)(3)

Due to site constraints, the requirements if this subsection
17.96.070(A) may be modified by the Public Works Department.

Staff Comments

Preliminary plans submitted with Design Review are reviewed by the
City Engineer and Streets Department in concept only. Modification
to the requirements of KMC §17. 96.070.A may be recommended by
the City Engineer and Streets Department following review of the
civil drawings submitted with the building permit application. The
final civil drawings, including the streetscape, sidewalk, utilities, and
drainage plans, shall be reviewed and approved by the City Engineer,
Streets Department prior to issuance of a building permit for the
project.

O | O | 17.96.070()(1)

Facades facing a street or alley or located more than five (5’) feet
from an interior side property line shall be designed with both solid
surfaces and window openings to avoid the creation of blank walls
and employ similar architectural elements, materials, and colors as
the front fagcade.

Staff Comments

Applicant’s Design Review Standards Evaluation Comments

All three facades facing the street and alley are designed with both
solid surfaces and window openings to avoid the creation of blank
walls. Protruding steel accents frame some of the windows and doors
and add depth to the facades. Horizontal wood rainscreen siding is
meant to complement the horizontal logs of the existing McAtee
cabin in both orientation and color tone. A medium grey standing
seam metal roof is proposed to be installed at both the existing cabin
and the second floor terrace overhang at the addition.

O | O | 17.96.070(8)(2)

For nonresidential portions of buildings, front building facades and
facades fronting a pedestrian walkway shall be designed with ground
floor storefront windows and doors with clear transparent glass.
Landscaping planters shall be incorporated into facades fronting
pedestrian walkways.

Staff Comments

Applicant’s Design Review Standards Evaluation Comments

The office use that will take place in the McAtee cabin will not
incorporate storefront windows in order to maintain the integrity of
the historic structure. The existing windows and doors will be replaced
with a like style.

The new common area entry accessed from Fourth Street will employ
a 9’ tall x 15-3” wide section of glazing, consisting of a fully glazed
door and two windows at each side of the door. Muntin bars are
proposed in the windows to match the style of the double-hung
windows at the cabin. Both entries incorporate ground-level planting
beds.

O [ O | 17.96.070(B)(3)

For nonresidential portions of buildings, front facades shall be
designed to not obscure views into windows.

Staff Comments

Applicant’s Design Review Standards Evaluation Comments
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The office use that will take place in the McAtee cabin will not
incorporate storefront windows in order to maintain the integrity of
the historic structure. The existing windows and doors will be replaced
with a like style. The existing design of the front facade of the cabin
does not obscure views into the windows.

O | O | 17.96.070(8)(4)

Roofing forms and materials shall be compatible with the overall
style and character of the structure. Reflective materials are
prohibited.

Staff Comments

The addition has flat roofing forms with projecting canopy elements.
The flat roof elements highlight the preserved gable roof of the
McAtee House. This project achieves compatibility without mimicry.
The addition complements the historic cabin and sensitively responds
to its context while maintaining its own unique design style. The
project successfully distinguishes between the old and the new
balancing their distinctive characteristics into one cohesive design.

Applicant’s Design Review Standards Evaluation Comments

A medium grey standing seam metal roof will replace the existing
wood shake roof at the McAtee cabin. The metal roof will be a class
‘A’ roof to meet Ketchum Fire requirements and to create a more fire-
wise structure. The gabled roofing form will remain. Flat roofs cover a
majority of the addition, which will be covered in rock ballast. A low-
slope roof form will cover a portion of the terrace at the second floor
residential unit. This roof will incorporate the same medium grey
standing seam metal roof material of the cabin. A material sample
will be provided. While this material is metal, | do not believe it to be
especially reflective.

O | O | 17.96.070(B)(5)

All pitched roofs shall be designed to sufficiently hold all snow with
snow clips, gutters, and downspouts.

Staff Comments

The historic cabin’s gable roofs include snow retention devices with
gutters and downspouts.

O 17.96.070(B)(6)

Roof overhangs shall not extend more than three (3’) feet over a
public sidewalk. Roof overhangs that extend over the public sidewalk
shall be approved by the Public Works Department.

Staff Comments

N/A as no overhangs are proposed to encroach over the property line
into the adjacent ROW.

O 17.96.070(B)(7)

Front porches and stoops shall not be enclosed on the ground floor
by permanent or temporary walls, windows, window screens, or
plastic or fabric materials.

Staff Comments

N/A as no front porches or stoops are proposed on the ground level.

O | o |17.96.070(C)(1)

Trash disposal areas and shipping and receiving areas shall be located
within parking garages or to the rear of buildings. Trash disposal
areas shall not be located within the public right of way and shall be
screened from public views.

Staff Comments

The trash disposal area is located at the rear of the building and
accessed from the alley. The trash and recycling area will be located
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within an alcove that screens the garbage disposal area from public
view.

17.96.070(C)(2)

Roof and ground mounted mechanical and electrical equipment shall
be fully screened from public view. Screening shall be compatible
with the overall building design.

Staff Comments

Applicant’s Design Review Standards Evaluation Comments
Electrical and gas meters are located within alcoves off the alley. Any
roof- mounted equipment will be screened from public view with a
screen compatible with the overall building design.

17.96.070(D)(1)

When a healthy and mature tree is removed from a site, it shall be
replaced with a new tree. Replacement trees may occur on or off
site.

Staff Comments

Applicant’s Design Review Standards Evaluation Comments

See sheet [-1.0 and L-3.0. A crabapple and chokecherry tree will be
removed along the First Avenue property line. Two spruce and a
grouping of (2) aspen will be removed along the Fourth Street
property line. They are proposed to be replaced with four Red Rocket
Maple street trees and (8) trees on site.

17.96.070(D)(2)

Trees that are placed within a courtyard, plaza, or pedestrian
walkway shall be placed within tree wells that are covered by tree
grates.

Staff Comments

The applicant has proposed 3 street trees within the ROW along 4t
Street and 1 street tree within the ROW along First Avenue. The
street trees are proposed to be installed in tree wells with Silva Cells
and covered by tree grates. Streetscape improvements must be
indicated on civil plans submitted with the building permit
application for final review and approval by the City Engineer and
Streets Department.

17.96.070(D)(3)

The city arborist shall approve all parking lot and replacement trees.

Staff Comments

No surface parking lot is proposed with this project.

The applicant shall coordinate with the City Arborist regarding the
placement of the replacement trees.

17.96.070(E)(1)

Surface parking lots shall be accessed from off the alley and shall be
fully screened from the street.

Staff Comments

N/A. No surface parking lot is proposed.

17.96.070(E)(2)

Surface parking lots shall incorporate at least one (1) tree and one (1)
additional tree per ten (10) onsite parking spaces. Trees shall be
planted in landscaped planters, tree wells and/or diamond shaped
planter boxes located between parking rows. Planter boxes shall be
designed so as not to impair vision or site distance of the traveling
public.

Staff Comments

N/A. The project does not include a surface parking lot. On-site
parking is provided within enclosed garages accessed from the alley.

17.96.070(E)(3)

Ground cover, low lying shrubs, and trees shall be planted within the
planters and planter boxes. Tree grates or landscaping may be used
in tree wells located within pedestrian walkways.
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Staff Comments

The landscape plan includes planting beds with perennials and
ornamental grasses. The 4 street trees are proposed to be installed in
tree wells and covered by grates.

O | O | 17.96.070(F)(1)

One (1) bicycle rack, able to accommodate at least two (2) bicycles,
shall be provided for every four (4) parking spaces as required by the
proposed use. At a minimum, one (1) bicycle rack shall be required
per development.

Staff Comments

The development generates a parking demand of 3 spaces. 1 bike
rack accommodating 2 bikes is required for the project. Two inverted
U bike racks are located adjacent to the site walls along 15t Avenue.

O O 17.96.070(F)(2)

When the calculation of the required number of bicycle racks called
for in this section results in a fractional number, a fraction equal to or
greater than one-half (1/2) shall be adjusted to the next highest
whole number.

Staff Comments

1 bike rack is required. The fraction of the calculation is not equal to
or greater than one-half.

O | O | 17.96.070(F)(3)

Bicycle racks shall be clearly visible from the building entrance they
serve and not mounted less than fifty (50’) feet from said entrance or
as close as the nearest non-ADA parking space, whichever is closest.
Bicycle racks shall be located to achieve unobstructed access from
the public right-of-way and not in areas requiring access via stairways
or other major obstacles.

Staff Comments

The 2 bike racks are visible from 1t Avenue and have unobstructed
access from the public right-of-way.

STAFF RECOMMENDATION

After considering the project plans, Staff’s analysis, the applicant’s presentation, and public comment,
Staff recommends the Planning & Zoning Commission move to approve the 380 N 1°t Ave Mixed-Use
Building Design Review application. Should the Planning & Zoning Commission support the approval,
Staff would return with findings and conditions reflecting the Commission’s decision.

RECOMMENDED CONDITIONS OF APPROVAL
1. This Design Review approval is subject to all comments and conditions as described in Tables 1,

2, and 3.

2. This Design Review approval is based on the plans and information presented and approved at

3.

the meeting on the date noted herein. Building Permit plans for all on-site improvements must
conform to the approved Design Review plans unless otherwise approved in writing by the
Planning and Zoning Commission or Administrator. Any building or site discrepancies which do
not conform to the approved plans will be subject to removal.

All governing ordinances, requirements, and regulations of the Fire Department (2018
International Fire Code and local Fire Protection Ordinance No.1217), Building Department
(2018 International Building Code, the 2018 International Residential Code, and Title 15 of
Ketchum Municipal Code), Utilities Department, Street Department (Title 12 of Ketchum
Municipal Code), and the City Engineer shall be met prior to Certificate of Occupancy.
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4. The applicant shall submit final civil drawings prepared by an engineer registered in the State of
Idaho to include specification for the ROW, circulation design, utilities, and drainage
improvements to be reviewed and approved by the City Engineer, Streets, and Utilities
departments prior to issuance of a Building Permit for the project.

5. Prior to issuance of a Certificate of Occupancy for the project, the applicant shall secure a
Right-of-Way Encroachment Permit from the City for the proposed pavers and snowmelt
system within the public right-of-way. The ROW Encroachment Permit requires review by the
Streets Department and City Engineer and final approval by the Ketchum City Council.

6. 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
(KMC §17.96.090).

7. All Design Review elements shall be completed prior to issuance of a Certificate of Occupancy
for the mixed-use development.

8. All exterior lighting on the property shall comply with Ketchum Municipal Code, Chapter
17.132, Dark Skies, and shall be inspected by Planning Staff and approved prior the issuance of
a Certificate of Occupancy for the building.

9. Prior to issuance of a Building Permit for the project, the applicant shall submit a construction
management plan, which addresses each of the standards as set forth in Ketchum Municipal
Code, Chapter 15.06 Construction Activity Standards for review and approval by the Building,
Planning, Streets, Utilities, and Fire departments.

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

EXHIBITS:
A. 380 N 1%t Ave Mixed-Use Building Project Plans
B. Design Review Application & Supplemental Materials (Idaho Power, Clear Creek Disposal, and
Intermountain Gas Letters & Applicant’s Design Review Standards Evaluation Comments)
C. HPC Findings of Fact, Conclusions of Law, and Decision
D. Public Comment
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REUSE OF DRAWINGS: These drawings, or any portion thereof, shall not be used on any Project or extensions of this Project except by agreement in writing with Galena Engineering, Inc..

380 N. 1ST AVE. MIXED-USE BUILDING
SEPTEMBER 2021

CONSTRUCTION NOTES

1.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

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

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

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

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.

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

ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201.

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

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

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

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

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

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

ASPHALT SAWCUTS SHALL BE AS INDICATED ON THE DRAWINGS, OR 24" INCHES FROM EDGE OF EXISTING ASPHALT, IF
NOT INDICATED OTHERWISE SO AS TO PROVIDE A CLEAN PAVEMENT EDGE FOR MATCHING. NO WHEEL CUTTING SHALL
BE ALLOWED. PRIOR TO REPLACING ASPHALT, THE UNDERLYING SURFACE INCLUDING VERTICAL SAWCUT JOINTS
SHALL BE CLEANED OF ALL DEBRIS AND A TACK COAT SHALL BE APPLIED TO ALL CURBS, SAWCUTS, OR OVERLAY
SURFACES.

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).

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

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

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

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

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

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

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

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

THE CONTRACTOR SHALL BE RESPONSIBLE FOR HIRING A MATERIALS TESTING COMPANY DURING CONSTRUCTION TO
VERIFY ALL COMPACTION AND MATERIAL PLAN AND SPECIFICATION REQUIREMENTS ARE MET. QUALITY CONTROL
DOCUMENTATION OF TESTING FOR WORK IN RIGHT-OF-WAY MEETING CITY OF KETCHUM CODE SECTION 12.04.040
(CONCRETE, AGGREGATE BASE COMPACTION, ASPHALT COMPACTION) WILL BE NECESSARY FOR CERTIFICATE OF
OCCUPANCY.

EXISTING SITE CONDITIONS SHOWN HEREON ARE PER A FIELD SURVEY BY GALENA ENGINEERING DATED 12/04/20.
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Co.1
C1.0
C1.1
C1.2

DESCRIPTION
COVER SHEET

SITE GEOMETRY PLAN
GRADING AND DRAINAGE PLAN
DETAIL SHEET

EXISTING ITEMS

PROPOSED ITEMS
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O
+28.3 TA
___/\/_____/\/___
A A

—O—
S
SS
SD
\
N

—KCW—12"——

\\J

KSW 4"

®

Property Line
Adjoiner's Lot Line
Right of Way Centerline

Curb & Gutter

Fence Line
Building

Asphalt

Concrete Sidewalk
Parking Stripe

Sign

Spot Elevation

Fiber Optic Line

Gas Service

Buried Telephone Line
Telephone Riser
Buried Power Line
Overhead Power Line
Light

Power Pole
Sewer Main
Sewer Service

Sewer Manhole
Storm Drain

Catch Basin

Dry Well

Ketchum City Water Line (12")
Ketchum Spring Line (4")
Water Service

Water Valve

AP = Angle Point

BEG = Beginning

BOW = Back of Walk

CC = Curb Cut

CLUST = Cluster

CMP = Corrugated Metal Pipe
EOA = Edge of Asphalt
EOC = Edge of Concrete
EOP = Edge of Pavers
FF = Finished Floor

FL = Flow Line

GB = Grade Break

HW = Headwall

IC = lllegible Cap

LIP = Lip of Gutter

NC = No Cap

NG = Natural Ground
PVC = Polyvinyl Chloride Pipe
TA = Top of Asphalt
TBC = Top Back of Curb
TOE = Toe of Slope
TOP = Top of Slope

TW = Top of Wall

WM = Watermain

4

Oooooooooog
Oooooooooog
oooooooogog

TP 27.36

1.75%

Asphalt

Concrete Sidewalk
Road/Parking Striping
No Parking Striping
ADA Parking Striping

ADA Parking Symbol

ADA Parking Sign
Typical Sign
Asphalt Sawcut

6" Vertical Curb And Gutter

Typical Curb Transition (6"cf To 0"cf)

Zero Reveal Curb And Gutter (0"cf)

High Reveal Vertical Curb & Gutter

High Reveal Curb Transition (6"cf To 7"cf)

Detectable Warning Plate

Spot Elevation
Grade

SD

Drywell

Catch Basin

Storm Drain Line

Tree Well,
See Landscape Plan

Street Light

Paver Sidewalk

Bench, See Landscape Plan

Channel Drain,
See Landscape Plan

380 N. 1ST AVE. MIXED-USE BUILDING
COVER AND CONSTRUCTION NOTES

LOCATED WITHIN SECTION 13, T.4N., R.17E., & SECTION 18, T.4N., R.18E.,B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO
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REUSE OF DRAWINGS: These drawings, or any portion thereof, shall not be used on any Project or extensions of this Project except by agreement in writing with Galena Engineering, Inc..

SITE IMPROVEMENT KEY NOTES
SAWCUT ASPHALT TO PROVIDE FOR A CLEAN CONSTRUCT DRYWELL. SIGNS: SEE DETAIL 8/ C1.2 FOR SIGN BASE
— — — (so1 S07 S13
VERTICAL EDGE SEE DETAIL 10/ C1.2. - DETAIL.
RIM = 5827.24 a. RELOCATE BIKEROUTE / SHARE THE ROAD
CONSTRUCT ASPHALT ROADWAY REPAIR. SEE
| ‘ S02 DETAIL 1/C1.2 I.LE.(IN) = 5823.5 SIGN. INSTALL "NO PARKING" SIGN.
o || - ALL 3 SIGNS ON ON POST.
AN INSTALL CATCH BASIN.
& 57 J ‘ — go"‘g,T\?EU;TTI &OLNCCURFE; iﬁggiﬁngGUTTER ﬂ:[m:ﬂ S08) oEE DETALL 11/ 612, [ b. RELOCATE STOP SIGN (ORIGINAL SIGN ON
\[ 8 | " PERDETAIL 2/ C1.2. (6"f) RIM = 5826.73 STREET LIGHT BASE).
i o3 | . ' .E.(OUT) = 5823.7 LA c. RELOCATE PARKING RESTRICTION (TIME)
ey 1 PER DETAIL 3/C1.2. MINIMUM SLOPE OF 2.0%. SEE DETAIL 9/C1.20 ® d. RELOCATE ADA PARKING SIGN.
Q n
4 & | c. ZERO REVEAL CURB AND GUTTER (0"cf) FOR TRENCHING. =] (512") CONSTRUCT CONCRETE SIDEWALK PEDESTRIAN
i a6 | PER DETAIL 3/C1.2. 510 ) INSTALL CITY APPROVED STREET TREE WELL. v APPROACH. SEE DETAIL 5/ C1.2.
Le 2
g | i | d. HIGH REVEAL VERTICAL CURB & GUTTER SEE LANDSCAPE PLAN FOR DETAIL. RETAIN AND PROTECT:
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REUSE OF DRAWINGS: These drawings, or any portion thereof, shall not be used on any Project or extensions of this Project except by agreement in writing with Galena Engineering, Inc..
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" «~ Lo'"F qn 12
3" OF ASPHALT = 1. “
_— o > ’ 05R \| &
o 4" OF 3/4" TYPE | AGGREGATE BASE 000 000000 ¢ - G U |
““““““““““““““““““““““““““““““““““ Y  CONCRETE _ =T
A —z
6" OF 2" TYPE Il SUBBASE 76" DOCOQ il =5 -
g‘ ] ‘Mﬁuﬁuﬁﬁwiwuﬁ‘ (N “T‘i“
TR | ol o e
NOTES:

4" OF 3/4" TYPE | AGGREGATE BASE

\6" OF 2" TYPE Il SUBBASE

1. SUBBASE CAN BE 2" TYPE Il OR %" TYPE | CRUSHED COMPACTED SUBGRADE
AGGREGATE BASE COURSE.

NOTES:
2. MATERIALS SHALL CONFORM WITH CURRENT ISPWC 1. SUBBASE CAN BE 2" TYPE Il OR %" TYPE | CRUSHED AGGREGATE
STANDARDS, DIVISION 800 AGGREGATES AND ASPHALT. BASE COURSE.
3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT 2 MATERIALS SHALL CONFORM WITH CURRENT ISPWG

SPECIFIC GEOTECHNICAL REPORT, STAMPED BY A
LICENSED ENGINEER, IS PROVIDED.

TYPICAL STREET ASPHALT SECTION

STANDARDS, DIVISION 800 AGGREGATES AND ASPHALT.

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

4. 1/2-INCH PREFORMED EXPANSION JOINT MATERIAL (AASHTO M
213) AT TERMINAL POINTS OF RADII.

5. CONTINUOUS PLACEMENT PREFERRED, SCORE INTERVALS
10-FEET MAXIMUM SPACING (8-FEET W/SIDEWALK).

N.T.S.

a 6" CONCRETE VERTICAL

CURB & GUTTER
N.T.S.

6 #4 BARS

4.5" @, SEE
NOTE 2 BELOW.

%" DX 16"
AB 4 EACH

4.75" £ 0.25" ANCHOR
WASHERS BOLT PROJECTION

LEVELING NUT

| — 1
[FH 1 K@ —
DETAIL B
#3TIES N.T.S.
SECTION A-A
N.T.S. g2"-2.5"
WASHER MIN. AND
L SEE DETAIL "B* MAX. OUTER
i 1IN 4,_1 DIAMETER DETAILS
o — N.T.S.
[ [
[ [
| | | |
I I g o
‘ I Ny ® 2 :
o \ (4) 1"@ X 36" J-BOLTS
¥ AN
N\—#4 BARS @ 12' O.C.
o = —
\;6 #4 BARS (] T
‘"— 10"
- 44 — o
2'0
POLE FOOTING v S B & Yom
NOTES: N.T.S. 11" TYPICAL STREET LIGHT

1. STREET LIGHT IS SOLARONE RFS DESIGN 158 LFP OR APPROVED EQUAL.

2. ANY CONDUITS AND/OR GROUNDING WIRES MUST BE HARDWIRED AND CONTAINED WITHIN A 4.5" @ CIRCLE CENTERED ON THE
FOUNDATION. GROUNDING ELECTRODE WIRE AND AC SUPPLY WIRE (IF REQUIRED) ARE 5' MIN. ABOVE THE BASE.

3. ANCHOR BOLT ORIENTATION TO TRUE NORTH/SOUTH IS ONLY RELEVANT FOR OFF-GRID SOLAR POLES. DISREGARD FOR
GRID-TIED POLES.

4. GROUNDING WIRE MUST BE 60" FROM BASE SO IT CAN REACH THE GROUNDING LUG INSIDE THE POLE.
5. STREET LIGHT SHALL BE 25' IN HEIGHT OR AS APPROVED BY CITY OF KETCHUM.

TYPICAL STREET LIGHT DETAIL
N.T.S.

CAST IRON RING & GRATE
SEE NOTE 4 BELOW

’ N GRADE RING
\ / CAST IRON RING & GRATE
/ VARIES

/AR Y/
g — VGRADE RINGS 2" MIN

/\s /I\‘ XK S K X /\\/\\/\\
24" DIAMETER CMP///\//\//\\

VARIES

‘%SPHALT SECTION

LG T
NN 2 MIN

K G4 N NN LS
NANUSUBGRADE S SEEIAREEEIERAN
NN DL LY ORI
NRRG SRR
NN ' P 0L o WASHED ROCK
NN - S N
LA b N
>\\///\\\// o “ | a0z FILTER FABRIC
’/\\///\\// . 2 (TP 5/%//§§// WRAP MIRAF| 140N
D ma— — | ORAPPROVED EQUAL
S s <\\///\\\//// ON ALL SIDES, TOP, &
A oI BOTTOM
12" PIPEFROM” 0 Ak T Y
CATCHBASIN ~ ~==d 2 “PERFORATIONS e
: 1" DIAMETER
CLEAN SAND
AND GRAVEL
NOTE:

1.  THE BED SHALL BE EXCAVATED A MINIMUM OF 24" INTO CLEAN SAND AND GRAVEL.
2.  MAXIMUM DEPTH SHALL NOT EXCEED 12 FEET.

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

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

DRYWELL DETAIL
N.T.S.

TRANISTION SECTION

ISOMETRIC VIEW

NOTES:

NS

ZERO REVEAL CURB & GUTTER

4" OF 3/4" TYPE | AGGREGATE BASE
6" OF 2" TYPE |l SUBBASE
COMPACTED SUBGRADE

- 2'-0" CURB -
e 16" —
0.5"R
- 2'-0" CURB -
<10 1 A
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4" OF 3/4" MINUS GRAVEL LEVELING COURSE
\6" OF 2" MINUS GRAVEL BASE COURSE
COMPACT SUBGRADE TO 95% STANDARD

NOTES: PROCTOR

1. 1/2-INCH PREFORMED EXPANSION JOINT MATERIAL (AASHTO M 213)
AT TERMINAL POINTS OF RADII.

2. CONTINUOUS PLACEMENT PREFERRED, SCORE INTERVALS TO
MATCH SIDEWALK WITH 10-FEET MAXIMUM SPACING.

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

1.
2.
3.

SUBBASE CAN BE 2" TYPE Il OR %" TYPE | CRUSHED AGGREGATE BASE COURSE.

MATERIALS SHALL CONFORM WITH CURRENT ISPWC STANDARDS, DIVISION 800 AGGREGATES AND ASPHALT.
PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT SPECIFIC GEOTECHNICAL REPORT, STAMPED BY A

LICENSED ENGINEER, IS PROVIDED.

1/2-INCH PREFORMED EXPANSION JOINT MATERIAL (AASHTO M 213) AT TERMINAL POINTS OF RADILI.
CONTINUOUS PLACEMENT PREFERRED, SCORE INTERVALS 10-FEET MAXIMUM SPACING (8-FEET W/SIDEWALK).

TYPICAL CURB TRANSITION DETAIL

N.T.S.

SIGN POST: 2" X 2" PERFORATED
12 GAGE SQUARE TUBING
(.0105" WALL THICKNESS)

1" MIN. EMBEDMENT

HONONONONONG)

HIGH REVEAL CURB FACE

CONCRETE CURB AND GUTTER
(6"CF TO 7"CF)

N.T.S.

OF CONCRETE"

SLOPE VARIES

2" OF 3/4" MINUS AGGREGATE LEVELING COURSE2525¢

O_0_C

6" OF 2" MINUS AGGREGATE BASE COURSE

NOTES:

L
i e

1. SUBBASE CAN BE 2" TYPE Il OR %" TYPE | CRUSHED

AGGREGATE

BASE COURSE.

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

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT

SPECIFIC GEOTECHNICAL REPORT, STAMPED BY A

LICENSED ENGINEER, IS PROVIDED.

TYPICAL CONCRETE SECTION

REFER TO ARCHITECTURAL
PLANS FOR PAVER TYPE

JOINTING SAND
SLOPE VARIES

L1 1 1

SNOWMELT

6" OF 2" TYPE Il SUBBASE

ADJOINING SURFACE |

— | COMPACTED ' SUBGRADE | \;‘ | ‘L‘ |

SLAB SHIELD FOIL-FACED INSULATION (R-5 MIN)
BELOW SAND, PERFORATE AT 12" O.C. EACH WAY.

NOTES:

1. SUBBASE CAN BE 2" TYPE Il OR %" TYPE | CRUSHED AGGREGATE BASE COURSE.

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

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

N.T.S.

PAVER DETAIL

N.T.S.

®

FINISH GRADE

®

/1/2 COUPLING NUT

i'%"

BASE INSTALLED /

FLUSH WITH
FINISHED SURFACE

CLASS "30" CONCRETE ——8 9 |

14" MIN. HOLE DIAMETER \

NATIVE SOIL\
SIGN BASE: 24" X 24"
NON PERFORATED ~ ——_|

SQUARE TUBING (SEE
NOTES FOR ADDITIONAL
REQUIREMENTS)

5.59 LB./FT. WEIGHT

BOTTOM PLATE

/

A

() (O )OO0 )OO«

< A

————— 1"MIN. ———=

N
i

<

%" @ DRAIN
% 5 HOLE
-— N
<t
G.\“ %" @ ROD
ATTACHMENT
LOCATION

4II
BOTTOM PLATE

%" DRAIN HOLE

NOTES:

4ll

1. BASES SHALL BE INSTALLED TO BE FLUSH WITH SURFACE.

2. ALL INSTALLATIONS SHALL HAVE 14" @ MINIMUM FOUNDATION
OR GROUTED INTO SOLID ROCK.

3. ALL STREET SIGNS SHALL BE IN ACCORDANCE WITH THE MOST
CURRENT EDITION OF THE MUTCD.

4. SIGN PLACEMENT SHALL BE APPROVED BY THE CITY OF
KETCHUM.

5. CITY TO PROVIDE BASES.

CATCHBASIN
HEAD

SIGN BASE MATERIAL & DIMENSION REQUIREMENTS

2 )" OUTSIDE TUBE STEEL (20" LENGTH)

2 %" INSIDE TUBE STEEL

¥6" THICK

INTERNAL ROD MATERIAL & DIMENSION REQUIREMENTS
%" COLD ROLLED ROD (18" LENGTH)

%" COUPLING NUTS

BOTTOM PLATE MATERIAL & DIMENSION REQUIREMENTS
4" X 4" X J;" STEEL STRAP

TYPICAL SIGN BASE

N.T.S.

TRAFFIC RATED
STATE STD. SIZE
"A" GRATE

STATE STD. SIZE
"A" FRAME w/o
SIDE OPENING

CATCH BASIN INSTALLATION NOTES:

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

2. FILL THE BALANCE OF THE EXCAVATED

AREA WITH SELECT MATERIAL
6 oA COMPACTED LEVEL TO THE TOP OF THE
BEDDING.
TYP 3. PROVIDE A SMOOTH AND LEVEL BEARING
20" DIA
GRADE RING SURFACE ON THE BEDDING SURFACE.
of TYP o
catcHBasiIN  PLAN VIEW )
INLET BOX 37" DIA
X= 312" f———]
o+ Y
KNOCKOUTS
18" DIA (TYP) +
< 110"
VARIES
— > 110" i )
\ 2112 312"
N [for |
. p— e L,
TYP Y

CURB INLET

SECTION "Y"-"Y"

SECTION "X"-"X"

30" DIAMETER CONCRETE CATCH BASIN

N.T.S.

\//\///\ SUBGRADE OR
\ NATURAL GROUND 4
e VERTICAL WALLS )
O ALLOWED WITH S
P Do PROPER SHORING .- _.
5 ©- ORLESSTHANS o
g V.0 %
e
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e X e o'v%\/(//
Z| MO, ¢ 0.
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2 N2 5
A PAPAPASIAR I
@ OUTSIDE DIA. OF

PIPE PLUS 2'-0"

@ 6" MIN. REQUIRED BOTH SIDES, SAWCUT REQUIRED.
SURFACE REPAIR WIDTH, 4' MINIMUM.

EXISTING SURFACE.

EXISTING BASE.

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

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

VERTICAL TRENCH WALLS SHORING PER O.S.H.A..
PIPE BEDDING PER SECTION-305 (SEE SD-302).

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

UNDISTURBED SOIL (TYP).

REPAIRED SURFACE, SEE DETAILS 1 AND 2, SEE
"KETCHUM PUBLIC CONSTRUCTION SLURRY
REQUIREMENT" IF LOCATED WITHIN PUBLIC
RIGHT-OF-WAY.

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

LOWER COMPACTION ZONE

® GO @R @ OO®OE

@

NOTES

@ TRENCH EXCAVATION PER SECTION-301.

PIPE BEDDING PER SECTION-305.

© BACKFILL AND COMPACTION PER SECTION-306.
@ SURFACE REPAIR AND BASE PER DETAIL 3/C20

KETCHUM PUBLIC CONSTRUCTION SLURRY REQUIREMENT

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

FOLLOWING PROPORTIONS OF MATER!

COARSE AGGREGATE (%" MINUS)  : 2,
SAND

PORTLAND CEMENT

WATER

IALS:

600 LBS
800 LBS

94 LBS

11 GAL (MAX.)

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

DISCHARGE.

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

5 PLA

0.45"

045"
VARIES
PER RADIUS

RADIUS - WEDGE TILE

TYPICAL TRENCH SECTION

FASTENER
LOCATION

CES

N.T.S.
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11.35" {
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5 EXISTING TREES TO BE REMOVED

1 QUAKING ASPEN, Populus tremuloides (*Multi-stem - 3 trunks)
1 CHOKECHERRY, Prunus sp.

1 CRABAPPLE, Malus sp.

2 COLORADO SPRUCE, Picea pungens

GENERAL NOTES

1. DRAWINGS OF EXISTING FACILITIES ARE BASED ON TOPOGRAPHICAL SURVEY PROVIDED
BY OTHERS ALONG WITH ON-SITE MEASUREMENTS - AND ARE ONLY APPROXIMATE.
EXACT LOCATIONS SHALL BE FIELD VERIFIED. REFER TO CIVIL DRAWINGS FOR MORE

INFORMATION.

2. REFER TO ALL LANDSCAPE DRAWINGS FOR ADDITIONAL INFORMATION AND

SPECIFICATIONS.

3. REFER TO ARCHITECTURAL DRAWINGS FOR FINAL BUILDING DIMENSIONS AND DETAILS.

REFER TO ENGINEERING DRAWINGS FOR FINAL CIVIL AND MECHANICAL DETAILS.

5. ALL WORK SHALL BE PERFORMED IN FULL ACCORDANCE WITH ALL APPLICABLE CODES,
INCLUDING BUT NOT LIMITED TO THE UNIFORM BUILDING CODE AND UNIFORM FIRE
CODE, AS ADOPTED BY THE CITY OF KETCHUM, IDAHO.

&

380 N FIRST AVE

380 N FIRST AVE
LOT 5 BLOCK 37

DATE: 09/30/2021
DESIGN REVIEW

SET
S ITE P LAN M SITE PLAN
- n __ 1 - n ¢O
SCALE: 1/8"' = 1' -0 2y L'1 -O
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SOIL STRUCTURE, SUB-SURFACE WATER, UTILITIES, ETC.) MAY REQUIRE FIELD ADJUSTMENTS 1 g 8 7 N45°3711°E
TO THE PROPOSED DESIGN INCLUDING GRADING AND DRAINAGE SYSTEMS. z o / 2 2
3. PROPOSED WORK TO INCORPORATE ALL APPLICABLE BEST MANAGEMENT PRACTICES (BMP'S) T STREET TREE GRATE AND & §
TO PROTECT RESOURCE VALUES AND TO ENSURE COMPLIANCE WITH LOCAL, STATE AND - ELECTRICAL BOLLARD > &
FEDERAL REGULATORY REQUIREMENTS AND WATER QUALITY STANDARDS. + DRIP IRRIGATION & =
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6. ALL PLANTING AREAS TO BE AERATED AFTER CONSTRUCTION AND PRIOR TO INSTALLATION OF
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DESIGN REVIEW
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J

NET SQUARE FOOTAGE

FIRST FLOOR: 1,678 SF.
SECOND FLOOR: 1,465
THIRD FLOOR: ONSF
TOTALNS.F. 31435 F.

[FLOOR AREA, NET: THE SUM OF THE HORIZONTAL AREAS OF ALL
FLOORS IN A BUILDING INCLUDING BASEMENTS BUT NOT INCLUDING
OPEN UNENCLOSED DECKS, INTERIOR OR EXTERIOR CIRCULATION,

MECHANICAL EQUIPMENT ROOMS, PARKING AREAS, COMMON AREAS,

PUBLIC BATHROOMS OR STORAGE AREAS IN BASEMENTS.]

GROSS SQUARE FOOTAGE
FIRST FLOOR
EXISTING (OFFICE): 742SF.
NEW (OFFICE) 106 S.F. | - |
NEW COMMON SPACE: 442 SF.
NEW COMMON PARKING,/TRASH/METERS: 774 S.F. s R Iy p———
NEW UNIT 1 LIVING: 750 F. ' V) Il & S | |
NEW UNIT 2 GARAGE: 490 S F. : — = - | | — |
NEW UNIT 2 LIVING: 1755 F. ; NV CHEN N |
FIRST FLOOR SUB-TOTAL: 34795 F. ! QUEEN i iy |
' BEDROOM 2 i LIVING iy ’ |
FIRST FLOOR SUB-TOTAL TOWARDS F.A.R 1 i | |
THREE PARKING STALLS FOR DEVELOPMENTS ON SINGLE KETCHUM i { - |
TOWN SITE LOTS OF 5,600 S.F. IN SIZE OR LESS ARE NOT INCLUDED | : |
IN THE GROSS FLOOR AREA CALCULATION ' 195175 sg < ol I8 ‘
[3,479 S.F.-(3x(9x18)) = 2,993 S.F.] l I g2 HhiT2 - N i |
4-0{wE Eé ‘E j i \
SECOND FLOOR il il i o
UNIT 2 LIVING: 1,952 S.F. ™ o | 7 | | | *
TERRACE: 710SF j 2 e ) i ;
== \_ | § | DINING (‘;{77 c|\E L I _______% \
THIRD FLOOR I - -—— L § i | |
UNIT 2 LIVING: 38S.F. b : | ﬂ
COMMON MECHANICAL: 377SF. — ‘ — | | —H
TERRACE: 792S.F. e | e feeeid pep A nlgRalplnE s | i ‘ ﬂ
= | MmastER = & 1 m{gcr!\ KT T 1T ! ¢ L | T
TOTAL REMODEL (EXISTING CABIN): 742 SF. il ‘iRt zEsuniabuliinsat=Anl annin 3} - ANEENEE ; {
TOTAL NEW: 5103SF. P \ % e | u :
. = . MASTER I % R l : |
TOTAL G.S.F. (INCLUDING GARAGES): 5,845 S.F. a JaasteR A~ ! ;
~ ! : \
H — N\ ) T T1
TOTAL TOWARDS FAR.: 5,359 S F. Ba|pans [” = D/ 1 A — o L |
[5,359 /5,505 = 0.97 FAR] [ 3 17 - |
W LW - | ________________________ N
[FLOOR AREA, GROSS: THE SUB OF THE HORIZONTAL AREA OF THE ! — E“ \//\
BUILDING MEASURED ALONG THE OUTSIDE WALLS OF EACH FLOOR OF A | @ T = —
BUILDING OR PORTION OF A BUILDING, INCLUDING STAIR TOWERS AND ) T = 3= N I

ELEVATORS ON TEH GROUND FLOOR ONLY, AND FIFTY PERCENT OF
ATRIUMS OVER EIGHTEEN FEET PLATE HEIGHT, BUT NOT INCLUDING
BASEMENTS, UNDERGROUND PARKING AREAS OR OPEN UNENCLOSED
DECKS. PARKING AREAS COVERED BY A ROOF OR PORTION OF THE

BUILDING AND ENCLOSED ON THREE OR MORE SIDES BY BUILDING
WALLS ARE INCLUDED. FOUR PARKING STALLS FOR DEVELOPMENTS ON
SINGLE KETCHUM TOWN SHITE LOTS OF 5,600 SF IN SIZE OR LESS ARE
NOT INCLUDED IN THE GROSS FLOOR AREA CALCULATION.]

MECHANICAL
376.53sq ft

DN

37.92sq ft

IR et

WHWHHHWHWHWHWH Il
TDOOR KITCHEN

/
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a ' | | |
o H | |
| barice e i | DINING | | A ‘
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) 49021 sqft | i - é—>mgf \
// | L ] | ‘
|
: UNIT 1 ! | \
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| [ T Y e x
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THIRD FLOOR AREA CALCS (GROSS SF) @
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WINDOW SIGN: VINYL LETTERING
(T.B.D.) ON GLAZING, NOTTO
EXCEED 25% OF GLAZED SURFACE.

NORTH ELEVATION - PROPOSED SIGNAGE




THE INSTRUMENTS OF SERVICE HEREIN ARE SOLEY FOR USE
WITH RESPECT TO THIS PROJECT. WILLIAMS | PARTNERS
ARCHITECTS, P.C. AND THE ARCHITECT'S CONSULTANTS

SHALL BE DEEMED THE AUTHORS AND OWNERS OF THIER
RESPECTIVE INSTRUMENTS OF SERVICE AND SHALL RETAIN
ALL COMMON LAW, STATUTORY AND OTHER RESERVED
RIGHTS, INCLUDING COPYRIGHTS.

lng OWNERSHIP OF DOCUMENTS

Lot 5, Block 37, Ketchum, Idaho 83340

380 N. 1st Ave. Mixed-Use Build

MAXAZ HEGHTLUMIT MAX 42 HEIGHT LIMIT
ELEV = 5869'-5/8" ELEV = 5869'-5/8"
1.0, CURB
ELEV=5862-51/4° .
gw. SHEATHING @ROOF  — |
ELEV=5860-111/4" = [
= MECH - 0. (U/RB
ELEV = 585211 7/8"
T0.SUBFLOR@3RDFLOOR | | Sl ==l 1111 11 Romg WiL P.0.8. 4373
ELEV = 585111 1/4" . = LT ELEV < 585111 1/8" KETCHUM, IDAHO
S5 s 83340
: 5T I = PHONE | 208.726.0020
5 = STAIR b1 uNIT 2 FAX| 208.726.0019
> o 2 i e o - Y — — g SR WM | WILLIAMS-PARTNERS.COM
f A ‘ ’ = &
TO.SUBFLOOR@ NDFLOOR | | e o = | TO.SUBFLOOR@2ND FLOOR & = DRAWINGS
ELEV = 583011 1/4" ) - ELEV = 583911 1/4° P 2
jj . DATE: | ISSUED:
jj 5 i S 05/12/2021 | COK SCHEMATIC PRESENTATION
o e = 2 06/10/2021 | COK HPC REVIEW
é h 09/30/2021 | DESIGN REVIEW
BEDROOM STORAG OFFICE , , f L ToNGE
= ELEV = 5830"-6"
1.0, SUBFLOOR @ 15T FLOOR B & | T0.SUBFLOOR@ISTFIOOR 4. |
ELEV = 58275 1/4" - ELEV = 58275 1/4" REVISIONS

NUMBER: | DATE:

BUILDING SECTION A @
SCALE: 1/8" = 1'-0"
[ ]
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SCALLOPED PORTION OF
FASCIATO BE REMOVED
(TYPICAL AT (3) GABLE ENDS)

DINING ROOM AND KITCHEN
ADDITION TO BE DEMOLISHED
(SHOWN DASHED)

EXISTING DOOR OPENING TO BE
PATCHED AT EXTERIOR CONDITION AND
REPLACED WITH INTERIOR WOOD
FRAMED WALL AT PROPOSED ADDITION

STORAGE / TRASH

ENCLOSURE TO BE
fnmousnm
- 4

SOUTH ELEVATION - EXISTING

STORAGE / TRASH
ENCLOSURE TO BE
DEMOLISHED

KITCHEN ADDITION TO BE
DEMOLISHED (SHOWN
DASHED)

SCALLOPED PORTION OF FASCIATO
BE REMOVED (TYPICAL AT (3) GABLE
ENDS)

WOOD SHINGLES TO BE REMOVED AND
REPLACED WITH METAL STANDING SEAM
CLASS "A" ROOF

WINDOW AND DOOR FRAMES TO BE

LOGS TO BE REFINISHED
(NATURAL STAIN)

NORTH ELEVATION - EXISTING

4

REPLACED WITH LIKE STYLE, PAINTED BLACK;
CASING TO BE REFINISHED (NATURAL STAIN)

WINDOW AND DOOR FRAMES TO
BE REPLACED WITH LIKE STYLE,
PAINTED BLACK; CASING TO BE
REFINISHED (NATURAL STAIN)

LOGS TO BE REFINISHED
(NATURAL STAIN)

WOOD SHINGLES TO BE REMOVED AND

REPLACED WITH METAL STANDING SEAM
CLASS "A" ROOF

(2) EXISTING INTERIOR DOOR OPENINGS
AND (1) PASS-THROUGH WINDOW

OPENING: WALL TO BE DEMOLISHED
AND REPLACED WITH WOOD FRAMED
INTERIOR WALL CONSTRUCTION

KITCHEN ADDITION TO BE
DEMOLISHED (SHOWN
DASHED)

WINDOW AND DOOR FRAMES TO

BE REPLACED WITH LIKE STYLE,

PAINTED BLACK; CASING TO BE

REFINISHED (NATURAL STAIN)

LOGS TO BE REFINISHED

11111

« (NATURAL STAIN)

EAST ELEVATION - EXISTING 9

SCALLOPED PORTION OF FASCIA TO BE

REMOVED (TYPICAL AT (3) GABLE ENDS)

WOOD SHINGLES TO BE REMOVED
AND REPLACED WITH METAL

STANDING SEAM CLASS "A" ROOF

DINING ROOM ADDITION TO BE
DEMOLISHED (SHOWN DASHED)

L 1]

3

WEST ELEVATION - EXISTING ]
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THE INSTRUMENTS OF SERVICE HEREIN ARE SOLEY FOR USE

380 N. 1st Ave. Mixed-Use Building ...

PHONE
FAX
W

DATE:
05/12/2021
06/10/2021
09/30/2021

NUMBER:

WITH RESPECT TO THIS PROJECT. WILLIAMS | PARTNERS
ARCHITECTS, P.C. AND THE ARCHITECT'S CONSULTANTS

SHALL BE DEEMED THE AUTHORS AND OWNERS OF THIER
ALL COMMON LAW, STATUTORY AND OTHER RESERVED

RESPECTIVE INSTRUMENTS OF SERVICE AND SHALL RETAIN
RIGHTS, INCLUDING COPYRIGHTS.

Lot 5, Block 37, Ketchum, Idaho 83340

P.0.B. 4373

KETCHUM, IDAHO

83340

208.726.0020
208.726.0019
WILLIAMS-PARTNERS.COM

DRAWINGS

ISSUED:

COK SCHEMATIC PRESENTATION
COK HPC REVIEW

DESIGN REVIEW

REVISIONS
DATE:

EXTERIOR ELEVATIONS
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THE INSTRUMENTS OF SERVICE HEREIN ARE SOLEY FOR USE
WITH RESPECT TO THIS PROJECT. WILLIAMS | PARTNERS
ARCHITECTS, P.C. AND THE ARCHITECT'S CONSULTANTS

SHALL BE DEEMED THE AUTHORS AND OWNERS OF THIER
ALL COMMON LAW, STATUTORY AND OTHER RESERVED

RESPECTIVE INSTRUMENTS OF SERVICE AND SHALL RETAIN
RIGHTS, INCLUDING COPYRIGHTS.

MAX 42" HEIGHT LIMIT MAX 42" HEIGHT LIMIT MAX 42" HEIGHT LIMIT MAX 42" HEIGHT LIMIT

ELEV = 5869'-5/8" ELEV = 5869'-5/8" ELEV = 5869'-5/8" ELEV = 5869'-5/8"

LIGHT TAN WOOD RAINSCREEN SIDING

T0 (UR'.;. T.0. CURB BLACK STEEL TRELLIS
o HEv=5862-51/4 4 o 4 EEV=586251/4 / BLACK STEEL PANELS
GREY (BONDERIZED) STANDING - — S — 1.0. PLY@ROOFﬁj 1.0. PLY @ ROOF N (A N T.0. TRELLIS

ELEV = 5860'-11 1/4" ELEV = 5860'-11 1/4" © a a e — > ~ ELEV="5860"-7 1/4"
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y 4
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=
o |
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y 4
3
(o)
oy
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oy
SEAM METAL ROOF - LIGHT TAN WOOD GUARDRAIL m
STUCCO, NATURAL LIGHT FINISH / B
WITH CONTROL JOINTS 2 5 /
> = N 1.0. GUARDRAIL B (l )
FiEi = Ses2-1 /8" AN = n ELEV = 5855'-5 1/4' N
AVgT.O. PLY @ ROOF *g | T.0.SUBFLOOR @ 3RD FLOOR 1.0. SUBFLOOR @ 3RD FLOOR N 4 o 7ZT 1.0. SUBFLOOR @ 3RD FLOOR
ELEV = 585111 1/8" 5 \ ~ ELEV = 5851"-11 1/4" ELEV = 5851"-11 1/4" ELEV = 5851"-11 1/4" D
0 5 ] 5 ] / ] S I
TO.GUARDRAL - 5 = - - n '-U
| V= 58435 T/ . 7
§ T.0. SUBFLOOR @ 2ND FLOOR 2 | T.0.SUBFLOOR @ 2ND FLOOR 1.0. SUBFLOOR @ 2ND FLOOR N BN T.0. SUBFLOOR @ 2ND FLOOR 4 & Q)
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I - LA o v
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ELEV = 5827'-51/4" N ELEV = 5827'-51/4" ELEV = 5827"-51/4" x — ELEV = 5827'-51/4" °
BLACK STEEL ACCENT TRASH AND ELECTRIC GAS METER ALCOVE SATIN ETCHED GLASS & BLACK
EXISTING GRADE LINE EXISTING GRADE LINE METER ALCOVE OVERHEAD METAL DOORS O Q
EXISTING WOOD LOGS T0 BE =
REFINISHED, NATURAL STAIN BLACK STEEL PANELS <
BLACK METAL FENCE > E
SOUTH ELEVATION - PROPOSED 2 EAST ELEVATION - PROPOSED E
SCALE: 1/8" = 1'0" SCALE:1/8" = 1'0" 4 I ' @]
dd
N O
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® |
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O s
GLASS GUARDRAIL PANELS 5
BLACK STEEL TRELLIS
LIGHT TAN RAINSCREEN SIDING %
MAX42' HEIGHTLIMIT L MAX 42" HEIGHT LIMIT MAX 42' HEOGWTLMIT S S S MAX 42" HEIGHT LIMIT m
ELEV = 5869'-5/8" ELEV = 5869'-5/8" ELEV = 5869'-5/8" GREY (BONDERIZED) STANDING  ELEV = 5869"-5/8"
SEAM METAL ROOF
TO.0R BLACK STEEL PANELS 1.0 CURB
ﬁ EL(EVPzLYngki)SOIF/ LA —Fv — — = = LIGHT TAN WOOD RAINSCREEN O TRELLS N ELE\{(:)SPBL?{Z@-SIJO/SF ﬁj
R : o N — — i SIDING N V. . - — Y — Y .
ELEV = 3860-111/4" % | u ‘ BLACK STEEL PANELS ELEV = 5860'-7 1/4" = ELEV = 5860*-111/4
: H H GREY (BONDERIZED) STANDING _ MAL| P.0.8. 4373
2 SEAM METAL ROOF 10, CURB 4 TO.GUARDRAL 2 KETCHUM, IDAHO
ELEV = 5852'-11 7/8" ELEV = 5855'-5 1/4" : 83340
T0.SUBFLOOR@3RDFLOOR | -7 . 10. PLY@ROOFg* 1.0. SUBFLOOR @ 3RD FLOOR | 7.0.5UBFLOOR @ 3RD FLOOR PHONE | 208.726.0020
ELEV = 5851"-11 1/4" S e———— — : : ELEV = 5851"-11 1/8" ELEV = 5851"-11 1/4" > ELEV = 5851'-11 1/4" FAX|208.726.0019
WAW/| WILLIAMS-PARTNERS.COM
= L TO.GUARDRAL b i B = DATE gflf\f\gmgs
% HLEV = 58435 1/4 &) S ‘ 05/12/2021 | COK SCHEMATIC PRESENTATION
T.0. SUBFLOOR @ 2ND FLOOR N V T.0. SUBFLOOR @ 2ND FLOOR = < 1.0. SUBFLOOR @ 2ND FLOOR | T.0.SUBFLOOR @ 2ND FLOOR 06/10/2021 | COK HPC REVIEW
ELEV = 5839"-11 1/4" ELEV=5839"-111/4"F ELEV = 583911 1/4" N ELEV = 5839™-111/4° 09/30/2021 | DESIGN REVIEW
\ |
) anEEEEENEn e, : 7l N | :
& ; P = & e —| ] W}%ﬁ* . \ =
— [ | ?3# REVISIONS
W\ L L L i N [ NUMBER: | DATE:
N I —
|4 TOSUBFLOOR@ISTFIOOR | | —— AN e T.0. SUBFLOOR @ 15T FLOOR | T.0.SUBFLOOR@ISTFLOOR | | L e e \ | T0.SUBFLOOR @ 1ST FLOOR
- V=>582/"-5T/F - ELEV = 5827'-51/4"'~ T —— —S——— =589 — — — - ' ' — N N——————— — ELE¥=5827'-51/4" —
EXISTING GRADE LINE EXISTING WOOD LOGS TO BE / l BLACK STEEL ACCENT
REFINISHED, NATURAL STAIN EXISTING GRADE LINE TAN/GREY STONE VENEER
TAN/GREY STONE VENEER
EXISTING WOOD LOGS TO BE
GREY (BONDERIZED) STANDING
<EAM METAL ROO: REFINISHED, NATURAL STAIN

NORTH ELEVATION - PROPOSED @ WEST ELEVATION - PROPOSED @
SCALE: 1/8" = 10" SCALE: 1/8" = 10
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DRAWINGS

REVISIONS

3D VIEWS

‘SINIWNDOAQA 10 dIHSYINMO

surp[ng SN -pPaXIN 9AY IST "N 08¢

2

VIEW LOOKING NORTH

D

VIEW LOOKING SOUTH

MAL|P.0.B. 4373

PHONE | 208.726.0020

FAX|208.726.0019
VW WILLIAMS-PARTNERS.COM

DATE: | ISSUED:
05/12/2021 | COK SCHEMATIC PRESENTATION

06/10/2021 | COK HPC REVIEW
09/30/2021 | DESIGN REVIEW

NUMBER: | DATE:

4

VIEW LOOKING NORTHEAST

3

VIEW LOOKING SOUTHEAST

A
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HARDSCAPE HARDSCAPE

ADDITION ONLY

CABIN + ADDITION HARDSCAPE

PAVERS
ELEMENT
Terraces

PAVERS
ELEMENT
Entries/ Patio /

STUCCO
ELEMENT
Stucco South Wall

MATERIAL
Concrete Pavers

MATERIAL

Concrete Pavers

MATERIAL
Stucco

CONCRETE SITE WALLS

ELEMENT

Site walls

WINDOWS

ELEMENT
Window

MATERIAL

Concrete

MATERIAL
Aluminum Clad Wood

COLOR / FINISH

Grey

COLOR / FINISH

Grey

COLOR / FINISH

Natural/Warm Beige

COLOR / FINISH

Grey

COLOR / FINISH
Black cladding

NOTES

Mutual Pavers - Vancouver Bay Series

NOTES
Castohn - Olympic Paver

NOTES

Board formed

NOTES
Loewen (or similar); at cabin: style to
match existing window style

CABIN + ADDITION CABIN + ADDITION ADDITION ONLY

CABIN ONLY

ADDITION ONLY ADDITION ONLY

ADDITION ONLY

MATERIALS BOARD

ROOF
ELEMENT
Flat Roof

MATERIAL
EPDM Membrane
(Ballasted Roof)

ROOF / FASCIA / FLASHING

ELEMENT

Sloped Roofs
Fascia / flashing /
parapet caps

SOFFIT

ELEMENT
Soffit

LOGS
ELEMENT

Logs at cabin

SIDING
ELEMENT
Rainscreen Siding

STONE VENEER
ELEMENT

Stone veneer walls

METAL ACCENTS
ELEMENT
Steel, steel accents

MATERIAL
Standing seam metal

Metal (24 Gauge)

MATERIAL
Wood

MATERIAL
Wood

MATERIAL
Wood

MATERIAL

Stone

MATERIAL
Steel

COLOR / FINISH

Tan/Grey

COLOR / FINISH

Grey (Bonderized)
Grey (Bonderized)

COLOR / FINISH

Natural

COLOR / FINISH

Natural

COLOR / FINISH
Light Tan

COLOR / FINISH
Tan / Grey

COLOR / FINISH

Black

NOTES
Light wire-brush, T&G with 1/8" reveal
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WITH RESPECT TO THIS PROJECT. WILLIAMS | PARTNERS
ARCHITECTS, P.C. AND THE ARCHITECT'S CONSULTANTS

SHALL BE DEEMED THE AUTHORS AND OWNERS OF THIER
ALL COMMON LAW, STATUTORY AND OTHER RESERVED

RESPECTIVE INSTRUMENTS OF SERVICE AND SHALL RETAIN
RIGHTS, INCLUDING COPYRIGHTS.

THE INSTRUMENTS OF SERVICE HEREIN ARE SOLEY FOR USE

Lot 5, Block 37, Ketchum, Idaho 83340

380 N. 1st Ave. Mixed-Use Building _,....c.occoe.

MAL|P.0.B. 4373

KETCHUM, IDAHO

83340

PHONE | 208.726.0020
FAX|208.726.0019

VW WILLIAMS-PARTNERS.COM

DRAWINGS
DATE: | ISSUED:
05/12/2021 | COK SCHEMATIC PRESENTATION
06/10/2021 | COK HPC REVIEW
09/30/2021 | DESIGN REVIEW

REVISIONS
NUMBER: | DATE:
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3D VIEWS
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RESPECTIVE INSTRUMENTS OF SERVICE AND SHALL RETAIN

RIGHTS, INCLUDING COPYRIGHTS.
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DRAWINGS
DATE: | ISSUED:
August 8, 2021 | Project Start
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NUMBER: | DATE:
RO1 | 08.30.21
SYMBOL LEGENDS
SYMBOL __ DESCRIPTION SYMBOL __ DESCRIPTION SYMBOL __ DESCRIPTION SYMBOL __ ABBREVIATIONS F | R ST F LOO R EXTE R ' O R L' G HT' N G
] ELECTRIC METER ) JUNCTION BOX 0 PUSH BUTTON AFCI ARC FAULT CIRCUIT INTERRUPTER 1
= ELECTRICAL PANEL SMOKE DETECTOR ® THERMOSTAT GFCl GFCI FAULT CIRCUIT INTERRUPTER SCALE: 1/4" =1'0"
= TELECOM WIRING CABINET D) CARBON MONOXIDE DETECTOR DOORBELL CHIME wp WEATHER PROOF
o DUPLEX RECEPTACLE COMBO SMOKE/CARBON MONOXIDE C———  LINEARFIXTURE uc INSTALL UNDER COUNTER LEVEL
1] DUPLEX RECEPTACLE, HALF SWITCHED O MOTOR OR FAN CONNECTION jot SURFACE FIXTURE - CEILING AC INSTALL ABOVE COUNTER LEVEL NORTH
& DOUBLE DUPLEX RECEPTACLE $ SINGLE POLE SWITCH Q SURFACE FIXTURE - WALL ROUND PU POP UP RECEPTACLE IN COUNTER
2
® FLUSH FLOOR OUTLET $ DOUBLE POLE SWITCH SURFACE FIXTURE - WALL SQUARE MH MOUNT RECEPTACLE HORIZONTALLY
3
¢ SINGLE RECEPTACLE $ THREE WAY SWITICH @) RECESSED FIXTURE - ROUND uB INSTALL RECEPTACLE UNDER BENCH
! See Sheet E1.2 For See Sheet E1.2 For
® SPECIAL PURPOSE OUTLET/POWER POINT  $ FOUR WAY SWITCH O RECESSED FIXTURE - ADJUSTABLE ic INSTALL RECEPTACLE IN CUBBIE/CABINET . .
D -
\% TELEPHONE OUTLET (WALL) $ DIMMER © RECESSED SMALL FIXTURE - ROUND pL SWITCH WITH PILOT INDICATOR Fixture Schedule Flag Notes [
D3
v TELEPHONE OUTLET (FLOOR) $ DIMMER, THREE OR 4 WAY RECESSED FIXTURE - SQUARE NL RECEPTACLE WITH NIGHT LIGHT Electrical
\ 4 DATA OUTLET (WALL) § SWITCH WITH BUILT IN ON/OFF TIMER RECESSED FIXTURE - ADJUSTABLE usB RECEPTACLE WITH USB CHARGER
v DATA OUTLET (FLOOR) s SWITCH WITH BUILT IN OFF DELAY TIMER RECESSED MINI FIXTURE - SQUARE INV FED BY SOLAR/BATTERY INVERTER oOF of.
COAX TELEVISION OUTLET & MOTION SENSOR (OCCUPANCY) SWITCH &3 RECESSED STEP LIGHT FIXTURE GEN FED BY GENERATOR/BATTERY PANEL McMorrow Electrical 083021B.dwg
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MAIL | P.O.B. 4373
KETCHUM, IDAHO
83340
PHONE | 208.726.0020
FAX | 208.726.0019
WWW | WILLIAMS-PARTNERS.COM
DRAWINGS
DATE: | ISSUED:
August 8, 2021 | Project Start
FIXTURE SCHEDULE ELECTRICAL FLAG NOTES
1. WALL FIXTURE(S) - CENTER OF FIXTURE MOUNTING PLATE TO BE LOCATED AT 6'0” ABOVE FINISHED FLOOR -
VERIFY THE FINAL LOCATIONS AND ELEVATIONS WITH ARCHITECT. REVISIONS
NUMBER: | DATE:
2. THE CENTER OF THE EXTERIOR STEP LIGHT FIXTURE APERTURE SHOULD BE LOCATED 12 INCHES ABOVE RO1 | 08.30.21

THE WALKING SURFACE. COORDINATE INSTALLATION WITH MASONRY CONTRACTOR.

3. THE WALL FIXTURE AT THIS LOCATION SHALL BE CENTERED IN THE HORIZONTAL LOG JUST ABOVE THE 1 S ECO N D FLOO R EXTE R l O R Ll G HT' N G

4. THE DOWNLIGHT AT THIS LOCATION IS CEILING MOUNTED

NORTH
GENERAL ELECTRICAL NOTES: E

G1. ALL EXTERIOR FIXTURES TO BE CONTROLLED BY TIMERS. UTILIZE LEVITON TYPE VPT24-16Z, A NEUTRAL

IS REQUIRED FOR THIS DEVICE. -

Electrical

PDF of:
McMorrow Electrical 083021B.dwg
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1] DUPLEX RECEPTACLE, HALF SWITCHED he) MOTOR OR FAN CONNECTION jof SURFACE FIXTURE - CEILING AC INSTALL ABOVE COUNTER LEVEL NORTH
& DOUBLE DUPLEX RECEPTACLE $ SINGLE POLE SWITCH 0 SURFACE FIXTURE - WALL ROUND PU POP UP RECEPTACLE IN COUNTER
2
® FLUSH FLOOR OUTLET $ DOUBLE POLE SWITCH SURFACE FIXTURE - WALL SQUARE MH MOUNT RECEPTACLE HORIZONTALLY
3
¢ SINGLE RECEPTACLE $ THREE WAY SWITICH @) RECESSED FIXTURE - ROUND uB INSTALL RECEPTACLE UNDER BENCH
4
@ SPECIAL PURPOSE OUTLET/POWER POINT  § FOUR WAY SWITCH O RECESSED FIXTURE - ADJUSTABLE c INSTALL RECEPTACLE IN CUBBIE/CABINET See Sheet E1.2 For See Sheet E1.2 For
D -
\% TELEPHONE OUTLET (WALL) $ DIMMER © RECESSED SMALL FIXTURE - ROUND pL SWITCH WITH PILOT INDICATOR Fixture Schedule Flag Notes [
D3
v TELEPHONE OUTLET (FLOOR) $ DIMMER, THREE OR 4 WAY RECESSED FIXTURE - SQUARE NL RECEPTACLE WITH NIGHT LIGHT Electrical
\ 4 DATA OUTLET (WALL) $ SWITCH WITH BUILT IN ON/OFF TIMER RECESSED FIXTURE - ADJUSTABLE Use RECEPTACLE WITH USB CHARGER
v DATA OUTLET (FLOOR) s SWITCH WITH BUILT IN OFF DELAY TIMER RECESSED MINI FIXTURE - SQUARE INV FED BY SOLAR/BATTERY INVERTER oOF of.
COAX TELEVISION OUTLET & MOTION SENSOR (OCCUPANCY) SWITCH &3 RECESSED STEP LIGHT FIXTURE GEN FED BY GENERATOR/BATTERY PANEL McMorrow Electrical 083021B.dwg
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MCMORROW ELECTRICAL FIXTURE SCHEDULE - AUGUST 2021
Symbol Lamp Fixture Description Manufacturer Catalog Number Voltage | Finish/Color Notes
3 WATT 15 25" SQUARE EXTERIOR CEILING MOUNT ORDER WITH 2700 DEGREE COLOR
X LE%O?E 1%':;" LED DOWNLIGHT - 36 DEGREE FLOOD Hi\éldhféo'mo *HL'3F3‘£1SfL'XiLED 12 | BLACK |TEMPERATURE - SURFACE
MEns. |OPTICS WITH SOFT FOCUS LENS : MOUNT, SQUARE PLATE
3 WATT 2
2 25" SQUARE EXTERIOR WALL MOUNT LED . ORDER WITH 2700 DEGREE COLOR 5
X1 Lg%o?f 1%%" DOWNLIGHTS - 36 DEGREE FLOOD OPTICS | MEVILITE, NG PHLJH0S BROLED- 45 | giack [TEMPERATURE - SURFACE 2
WITH SOFT FOCUS LENS : 12 MOUNT, SQUARE PLATE o
LUMENS
8 WATT 15 25" SQUARE EXTERIOR WALL MOUNT LED ORDER WITH 2700 DEGREE COLOR
X2 Lg%o??;)?, DOWNLIGHTS - 36 DEGREE FLOOD OPTICS HFB\QAHZEC'J:]C' *HL'?;“LO;Q’éBL'XiLED 12 | BLACK |TEMPERATURE - SURFACE
WITH SOFT FOCUS LENS : A& MOUNT, SQUARE PLATE
LUMENS
3.9 WATT |EXTERIOR DIE-CAST STEP LIGHT FOR - ...
s | LED, 3000K [MASONRY INSTALLATION - BLACK PAINT v\i\;ﬁf h'tﬁHTC";'g “WL-LED100 CBK | 120 | BLACK |Fn|§ d'gté’i ée:s?or;léBo?X:s'\'NthD M
68 LUMENS |FINISH gnting.
FIXTURE CATALOG NUMBERS THAT ARE PRECEEDED WITH A * ARE ENERGY STAR COMPLIANT
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Design Review Application

Lol
APPLICANT INFORMATION
Project Name:380 North First Avenue Phone:
Owner:Corey Street Mass, LLC Mailing Address:

Email WMcMorrow@kennedywilson.com 11361 Farlin Street, Los Angeles, CA 90049

Architect/Representative:William Partners Architects, Jeff Williams| Phone:208.726.0020

Email;jeff@williams-partners.com Mailing Address:

Architect License Number:AR-1720 P.O. Box 4373. Ketchum, ID 83340
Engineer of Record: Phone:

Email: Mailing Address:

Engineer License Number:

All design review plans and drawings for public commercial projects, residential buildings containing more than four (4) dwelling units and development
projects containing more than four (4) dwelling units shall be prepared by an Idaho licensed architect or an Idaho licensed engineer.

PROJECT INFORMATION

Legal Land Description:Lot 5, Block 37, Ketchum Townsite

Street Address:380 N. First Avenue

Lot Area (Square Feet):5,505 S.F. (0.13 Acres)

Zoning District:CC, SD 2

Overlay District: CIFloodplain 1 Avalanche [IMountain

Type of Construction: [INew W Addition MWRemodel CIOther

Anticipated Use:841 SF Office Space, (2) residential apartments| Number of Residential Units:(2): one @ 750 S.F., one @ 2,654 S.F.

TOTAL FLOOR AREA

Proposed Existing

Basements 0 Sq. Ft. |656 (to be removed) Sq. Ft.
1** Floor 2,731 Sq. Ft. 2,034 (744 to remain, 1,290 to be demo'd) Sq. Ft.
2" Floor 1,952 Sq. Ft. |-- Sq. Ft.
3™ Floor 413 Sq. Ft. |-- Sq. Ft.
Mezzanine -- Sq. Ft. |-- Sq. Ft.
Total 5,096 Sq. Ft. | 2,690 (744 to be remodeled / remain) Sq. Ft.
FLOOR AREA RATIO

Community Core:0.97 | Tourist: | General Residential-High:

BUILDING COVERAGE/OPEN SPACE

Percent of Building Coverage:63.3% (3,486.24 S.F. /5,505 S.F.)

DIMENSIONAL STANDARDS/PROPOSED SETBACKS

Front:5' Average | Side:5' Average @ 4th St| Side:0' @ int. P.L. | Rear:3'

Building Height:35'

OFF STREET PARKING

Parking Spaces Provided:3

Curb Cut:0 Sq. Ft. 0 %

WATER SYSTEM

0 Municipal Service 0 Ketchum Spring Water

Page 10f9
City of Ketchum Planning & Building Department
Design Review Application, updated December 8, 2016




380 North First Avenue — Design Review
9/29/2021

Improvements and Standards

Compliant

Yes

No

N/A

City Code

City Standards

O

O

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.

Applicant will be responsible for the costs associated with providing the
necessary connections and improvements. Applicant may request URA funds
for improvements, especially at the Fourth Street Pedestrian corridor.

17.96.060.A2
Streets

All street designs shall be approved by the City Engineer.
Applicant will work with the City Engineer to meet City Street Standards.

X

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.

Applicant will install snowmelted, paver sidewalks along Fourth Street

and First Avenue.

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.

The sidewalk along Fourth Street is proposed to be 12’ wide to meet the
Fourth Street Pedestrian Corridor Standards, which match the project
under construction at the southwest corner of 15t and 4. The sidewalk
along First Avenue is proposed to be 8 wide to meet City Street

Standards. A bulb-out at First Avenue also mimics the bulb-out designed

for the project under construction to the west.

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.

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.

The length of sidewalk improvements is equal to the length of the subject
property lines. The 12’ sidewalk width at Fourth Street tapers down to meet
the adjacent curb line at the alley and in front of Board Bin within the length
of the subject property line. The 8" sidewalk width at First Street tapers
down to meet the adjacent curb line in front of The Open Room beyond the
length of the subject property line.




] 17.96.060.B5 | New sidewalks shall be planned to provide pedestrian connections to
Sidewalks 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.
O 17.96.060.B6 | The City may approve and accept voluntary cash contributions in-lieu
Sidewalks 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.
O 17.96.060.C1 | All storm water shall be retained on site.
Drainage
O 17.96.060.C2 | Drainage improvements constructed shall be equal to the length of
Drainage the subject property lines adjacent to any public street or private
street.
O O 17.96.060.C3 | The City Engineer may require additional drainage improvements as
Drainage necessary, depending on the unique characteristics of a site.
O 17.96.060.C.4 | Drainage facilities shall be constructed per City standards.
Drainage
O 17.96.060.D1 | All utilities necessary for the development shall be improved and
Utilities installed at the sole expense of the applicant.
O 17.96.060.D2 | Utilities shall be located underground and utility, power, and
Utilities communication lines within the development site shall be concealed
from public view.
] 17.96.060.D3 | When extension of utilities is necessary all developers will be required
Utilities 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.

Applicant will work with the City to determine the current location of

fiber conduit. Applicant will pay for installation of conduit in accordance
with City of Ketchum standards if none currently exists.

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.

The project’s materials and colors are complementary with
the townscape, surrounding neighborhoods, and adjoining
structures. The existing cabin will be refinished from a
painted finish to a natural stain, which is likely the original
finish of the cabin. The roof will be replaced with a medium
grey standing seam metal roof. The addition contains four
primary materials, which include a horizontal wood
rainscreen siding with a natural wood finish, stone veneer,
black steel accents, and a portion of medium grey standing
seam roof. The proposed palette at the addition seeks to
mimic the tones and character of the horizontal logs, utilizing
traditional materials such as wood and stone. Signing on site
will be minimal, limited to building addressing and vinyl
window signs at each of the two entries. The surrounding
neighborhood is primarily 1- to 3-story stucco or wood-sided
buildings of tan colors. The adjacent Open Room building is
wood lap siding currently painted blue. The adjacent Board
Bin building is board and batten siding also currently painted
blue.

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.

See memo submitted for the June 15 HPC meeting. The original McAtee
cabin will be preserved, with proposed modifications and improvements.
The applicant proposes relocating the cabin approximately 4 feet towards
First Avenue and 4 feet towards Fourth Avenue, in addition to the proposed
finish modifications outlined in the memo and on sheet A4.1.

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.

The addition to the existing cabin contains four primary materials, which
include a horizontal wood rainscreen siding, stone veneer, black steel
accents, and a portion of medium grey standing seam roof. The proposed
palette at the addition seeks to mimic the tones and character of the
horizontal logs, utilizing traditional materials such as wood and stone.




17.96.060.F1
Architectural

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

The building has two pedestrian entrances, which are each flanked by two 6-
foot long board-formed site walls. The main entry to the office space in the
existing McAtee cabin will be off of First Avenue. The entry door is defined
by a small gable form. The common area entry is located off of Fourth
Street, which will access both of the residential units and the office space.
The entry door is defined and protected by a flat, projecting roof.

17.96.060.F2
Architectural

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

The building is broken into three main parts to moderate scale and integrate
the existing cabin with the addition. The form of the cabin is maintained by
offsetting it from the wall planes of the addition. The center element along
the Fourth Street property line -- as well as the west facade of the first floor
residential unit -- is defined by stone veneer from the ground plane up to the
railing height of the second floor terrace. The east-most element is a taller
mass, defined by a horizontal wood open-joint rainscreen siding of a finish to
closely match the log finish at the McAtee cabin.

17.96.060.F3
Architectural

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

See above. The finish of the wood rainscreen siding proposed on the
addition will closely match the finish of the logs at the McAtee cabin. The
stone veneer seeks to break up the cabin at the west of the site and the
main mass of the addition at the east end of the site. Overall, traditional
materials such as the wood and stone offer continuity of materials and color.
Steel accents seek to break up continuous planes along the facades of the
addition.

17.96.060.F4
Architectural

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

A fence around the west and north sides of the property line will be similar
to the existing wrought iron fence panels along the First Avenue property
line. Board-formed concrete site walls define the two entries, melding the
traditional nature of the fence with a more contemporary site wall. Both
styles complement the building.

17.96.060.F5
Architectural

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

See above #2. The McAtee cabin is offset from the wall planes of the
addition, allowing it to address the street corner with prominence. The stone
veneer of the common entry area on Fourth Street and the facade of the
first floor residential unit steps back from the street-side facades of the
McAtee cabin to create this prominence. The east-most volume seeks to
ground to the building, yet is set back from the street at the second and
third floor terrace areas. Protruding steel accents frame some of the
windows and doors and add depth to the facades.

17.96.060.F6
Architectural

Building(s) shall orient towards their primary street frontage.
The McAtee cabin orients towards First Avenue. A secondary common




entrance is accessed off of Fourth Street, but is less prominent than the First
Avenue entrance, which is defined by the gable form of the cabin.

17.96.060.F7
Architectural

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

An alcove for storage of trash carts is located off of the alley to conceal it
from public view from the street. Other garbage carts will be located within
the garages and rolled out to the alley on the pick-up day. No satellite
receiver is being contemplated for this project.

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.

The gable roof of the cabin will include the addition of snow retention

bars and gutters at the eaves. The flat roofs of the addition will not

shed snow or drip water outside of the building perimeter. The

drainage of these flat roofs will happen internally via roof drains hard-

piped to on-site drywells. The low-slope roof above the second floor
residential unit’s terrace will also have snow retention bars and gutters

at the eaves.

17.96.060.G1
Circulation
Design

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

Pedestrian access to the building is located off of both the Fourth Street
and First Avenue sidewalks. Two bike racks are located behind the site
walls marking the Fourth Street entry. New pedestrian curb ramps are
located at the corner of First and Fourth to connect to adjacent street
corners via pedestrian crosswalk striping.

17.96.060.G2

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.

No awnings or projections extend over the property line, sidewalks, or
travel lanes.

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
sighage.

See sheet C1.1 for the Civil right-of-way design. The project team will work
with the City Engineer to ensure safe traffic flow, adequate sight distances,
and proper signage.

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.

No new curb cuts are proposed. Parking is located off of the existing alley.




O 17.96.060.G5 | Unobstructed access shall be provided for emergency vehicles,
Circulation snowplows, garbage trucks and similar service vehicles to all
Design necessary locations within the proposed project.
] 17.96.060.H1 | Snow storage areas shall not be less than thirty percent (30%) of the
Snow Storage | improved parking and pedestrian circulation areas.
] 17.96.060.H2 | Snow storage areas shall be provided on-site.
Snow Storage
] 17.96.060.H3 | A designated snow storage area shall not have any dimension less
Snow Storage | than five (5’) feet and shall be a minimum of twenty-five (25) square
feet.
O 17.96.060.H4 | In lieu of providing snow storage areas, snow melt and hauling of
Snow Storage | snow may be allowed.
O 17.96.060.11 Landscaping is required for all projects.
Landscaping
O 17.96.060.12 Landscape materials and vegetation types specified shall be readily
Landscaping adaptable to a site's microclimate, soil conditions, orientation and
aspect, and shall serve to enhance and complement the
neighborhood and townscape.
O 17.96.060.13 All trees, shrubs, grasses and perennials shall be drought tolerant.
Landscaping Native species are recommended but not required.
O 17.96.060.14 Landscaping shall provide a substantial buffer between land uses,
Landscaping 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.
O 17.96.060.J1 | Where sidewalks are required, pedestrian amenities shall be installed.
Public Amenities may include, but are not limited to, benches and other
Amenities 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.




Applicant will work with the Public Works Department to finalize pedestrian
amenities within the sidewalk. Two benches are shown along Fourth Street
and one bench is shown along First Avenue. Four street trees and street
lights are also shown within the right-of-way. Public art could also be
installed at the 12-foot wide sidewalk of the Fourth Street pedestrian
corridor. Public works may also want to locate a trash receptacle at the bulb-
out adjacent to the bench facing First Avenue.

IMPROVEMENTS AND STANDARDS: 17.96.070 - Community Core (CC) Projects

Yes | No | N/A | Ketchum City Standards
Municipal
Code Section
O | O 17.96.070A.1 | Street trees, street lights, street furnishings, and all other street
improvements shall be installed or constructed as determined by the
Public Works Department.
Applicant will work with the Public Works Department to finalize placement
and installation of street trees, street lights, street furnishings and other
street improvements to meet City Standards.
O | O 17.96.070.A.2 | Street trees with a minimum caliper size of three (3”) inches, shall be
Streets placed in tree grates.
See sheet L-3.0. Four 4” caliper Red Rocket Maples are proposed to be
installed in tree grates within the sidewalk within the City’s right-of-way.
] O 17.96.070(A)( | Due to site constraints, the requirements if this subsection
3) 17.96.070(A) may be modified by the Public Works Department.
O | O 17.96.070(B)( | Facades facing a street or alley or located more than five (5’) feet
1) from an interior side property line shall be designed with both solid
surfaces and window openings to avoid the creation of blank walls
and employ similar architectural elements, materials, and colors as
the front facade.
All three facades facing the street and alley are designed with both solid
surfaces and window openings to avoid the creation of blank walls.
Protruding steel accents frame some of the windows and doors and add
depth to the facades. Horizontal wood rainscreen siding is meant to
complement the horizontal logs of the existing McAtee cabin in both
orientation and color tone. A medium grey standing seam metal roof is
proposed to be installed at both the existing cabin and the second floor
terrace overhang at the addition.
O 17.96.070(B)( | For nonresidential portions of buildings, front building facades and
2) facades fronting a pedestrian walkway shall be designed with ground

floor storefront windows and doors with clear transparent glass.
Landscaping planters shall be incorporated into facades fronting
pedestrian walkways.

The office use that will take place in the McAtee cabin will not incorporate
storefront windows in order to maintain the integrity of the historic
structure. The existing windows and doors will be replaced with a like style.




The new common area entry accessed from Fourth Street will employ a 9’
tall x 15’-3” wide section of glazing, consisting of a fully glazed door and two
windows at each side of the door. Muntin bars are proposed in the windows
to match the style of the double-hung windows at the cabin. Both entries
incorporate ground-level planting beds.

17.96.070(B)(
3)

For nonresidential portions of buildings, front facades shall be
designed to not obscure views into windows.

The office use that will take place in the McAtee cabin will not
incorporate storefront windows in order to maintain the integrity of the
historic structure. The existing windows and doors will be replaced with
a like style. The existing design of the front facade of the cabin does not
obscure views into the windows.

17.96.070(B)(
4)

Roofing forms and materials shall be compatible with the overall style
and character of the structure. Reflective materials are prohibited.

A medium grey standing seam metal roof will replace the existing wood
shake roof at the McAtee cabin. The metal roof will be a class ‘A’ roof to
meet Ketchum Fire requirements and to create a more fire-wise structure.
The gabled roofing form will remain. Flat roofs cover a majority of the
addition, which will be covered in rock ballast. A low-slope roof form will
cover a portion of the terrace at the second floor residential unit. This roof
will incorporate the same medium grey standing seam metal roof material of
the cabin. A material sample will be provided. While this material is metal, |
do not believe it to be especially reflective.

17.96.070(B)(
5)

All pitched roofs shall be designed to sufficiently hold all snow with
snow clips, gutters, and downspouts.

All pitched roofs will incorporate snow retention, with gutters and
downspouts hard-piped to on-site drywells.

17.96.070(B)(
6)

Roof overhangs shall not extend more than three (3’) feet over a
public sidewalk. Roof overhangs that extend over the public sidewalk
shall be approved by the Public Works Department.

Roof overhangs do not extend over public sidewalks.

17.96.070(B)(
7)

Front porches and stoops shall not be enclosed on the ground floor by
permanent or temporary walls, windows, window screens, or plastic
or fabric materials.

Front porches and stoops are not enclosed on the ground floor by
permanent or temporary walls, windows, window screens, or plastic or
fabric materials.

17.96.070(C)(
1)

Trash disposal areas and shipping and receiving areas shall be located
within parking garages or to the rear of buildings. Trash disposal areas
shall not be located within the public right of way and shall be
screened from public views.

An alcove for storage of trash carts is located off of the alley to conceal it
from public view from the street. Other garbage carts will be located within
the garages and rolled out to the alley on the pick-up day.




O 17.96.070(C)( | Roof and ground mounted mechanical and electrical equipment shall

2) be fully screened from public view. Screening shall be compatible with
the overall building design.

] 17.96.070(D)( | When a healthy and mature tree is removed from a site, it shall be
1) replaced with a new tree. Replacement trees may occur on or off site.
] 17.96.070(D)( | Trees that are placed within a courtyard, plaza, or pedestrian walkway

2) shall be placed within tree wells that are covered by tree grates.

] ] 17.96.070(D)( | The city arborist shall approve all parking lot and replacement trees.

3)

] 17.96.070(E)( | Surface parking lots shall be accessed from off the alley and shall be

1) fully screened from the street.

O 17.96.070(E)( | Surface parking lots shall incorporate at least one (1) tree and one (1)

2) additional tree per ten (10) onsite parking spaces. Trees shall be
planted in landscaped planters, tree wells and/or diamond shaped
planter boxes located between parking rows. Planter boxes shall be
designed so as not to impair vision or site distance of the traveling
public.

L] 17.96.070(E)( | Ground cover, low lying shrubs, and trees shall be planted within the

3) planters and planter boxes. Tree grates or landscaping may be used in
tree wells located within pedestrian walkways.

O 17.96.070(F)( | One (1) bicycle rack, able to accommodate at least two (2) bicycles,

1) shall be provided for every four (4) parking spaces as required by the
proposed use. At a minimum, one (1) bicycle rack shall be required
per development.

O] ] 17.96.070(F)( | When the calculation of the required number of bicycle racks called

2) for in this section results in a fractional number, a fraction equal to or
greater than one-half (1/2) shall be adjusted to the next highest whole
number.

O 17.96.070(F)( | Bicycle racks shall be clearly visible from the building entrance they

3)

serve and not mounted less than fifty (50°) feet from said entrance or




as close as the nearest non-ADA parking space, whichever is closest.
Bicycle racks shall be located to achieve unobstructed access from the

public right-of-way and not in areas requiring access via stairways or
other major obstacles.




WILLIAMS EZTALIE

ARCHITECTS

To: City of Ketchum Historic Preservation Commission
Date: June 10, 2021
Re: 380 First Avenue North, McAtee House

The applicant is proposing to alter the historic structure located at 380 North First Avenue,
known as the McAtee House. The original 744 square foot cabin was previously altered to
become Felix’s Restaurant in the year 2000. The cabin became a dining space, while an
addition created added dining space, a ground floor kitchen, and basement storage. The
applicant proposes to remove the addition and to re-use the original cabin structure as a
commercial office space. Two residential units, associated common area, and parking will be
added at the rear of the original cabin. In order to improve the efficiency of the lot and to
offset the original cabin from the new addition, the applicant proposes to relocate the cabin
approximately 4 feet towards First Avenue and 4 feet towards Fourth Street.

The original McAtee House log structure will be maintained; however, the applicant proposes
modifications and improvements to the existing structure that will ensure the longevity of the
building and help it blend with the proposed addition. The green, painted logs are proposed
to be re-finished to a natural stain that will match the wood siding of the proposed addition. It
is unclear what the original finish of the McAtee Cabin was. The windows will be replaced with
energy-efficient windows that will match the style of the windows that exist to-date; however,
the color is proposed to be revised from brick red to black. The red shutters and scalloped
fascia on the gable ends are proposed to be removed. The existing wood shingle roof
material will be replaced with a standing seam metal roof and improved to be a class ‘A" roof
as required by the Fire Department for new construction.

The siting of the proposed addition at the rear of the McAtee House preserves the integrity of
the open space at the front of the lot and helps to differentiate between the new and existing
structures. The proposed alteration of the McAtee House retains its integrity to convey its
historic and architectural significance of the property within the Community Core while the
addition seeks to balance the scale and language of the historic cabin.

120 SECOND AVENUE NORTH, SUITE 102 7 jJTm \ " 208.726.0020 rax 208.726.0019
P.0.B. 4373, KETCHUM, ID 83340 J WILLIAMS-PARTNERS.COM
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INTERMOUNTAIN®

GAS COMPANY

451 Alan Dr. Jerome Idaho 83338 ¢ (208) 737-6300 FAX (208)737-6342
www.intgas.com

Williams Partners Architects, P.C.

Brenda Moczygemba Date: August 8", 2021
P.O. Box 4373

Ketchum Idaho 834340

208-726-0020

RE: 380 N 15T Ave. Ketchum Idaho 83340. Lot 5 Block 37. Commercial/ Residential

This letter is to serve as verification of the availability of natural gas currently to the
above referenced project in Ketchum Idaho.

The total estimated cost of extending our natural gas infrastructure and satisfying current
tariffs in order to serve the above entity is the responsibility of the contractor/ owner of
said project and must be paid in advance of construction.

Extensions of our natural gas mains and services will be provided and installed in
accordance with our current tariffs, guidelines, policies and provisions on file with the
Idaho Public Utilities Commission.

If you need further information regarding this project, please call me at 208-737-6314.

Sincerely,

L ance 2. WeBite

Lance D. McBride

Energy Services Representative Sr.
lance.mcbride@intgas.com
208-737-6314
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An IDACORP Company
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September 1, 2021

To whom it may concern,

Thank you for your inquiry about electrical service at 380 N 1St Ave
Ketchum, Id 83340

This property is located within [daho Power’s service area in the state of  Idaho .

Idaho Power will provide electrical service to this location once any required easement or right of way are
obtained by Idaho Power and/or the Customer, and in compliance with the statutes of the State of
Idaho/Oregon and the Idaho Power tariffs on file with our regulators. Tariffs include the General Rules and
Regulations that covers new service attachments and distribution line installations or alterations.

To start new service or obtain more information about new service, visit our website:
https://www.idahopower.com/service-and-billing/ . You may also contact Idaho Power’s Customer Care Team
at 208-388-2323, or 1-800-488-6151 (outside the Treasure Valley).

Sincerely,

Cyndi Bradshaw

Distribution Designer
Cbradshaw@Ildahopower.Com
208-788-8002
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August 24, 2021

Planning & Zoning

City of Ketchum

P O Box 2315

Ketchum, ID 83340-2315

Re: 380 1* Ave N
To whom it may concern,

Please allow this letter to serve that Brenda Moczygemba AIA of Williams
Partners Architects has engaged in conversations with me, regarding the new
building mentioned above.

This building will house two single family homes and one commercial unit and
will utilize carts for garbage service. There is room for some carts, however given
the nature of commercial space there may be a need Jor multiple service days to
accommodate adequate service needs. Service will be provided at the alley or the
street and should the future owners/HOA choose to not place the carts at the alley
or street for service, they will need contract for moving carts to the alley or street
for pickup and return to the enclosure as an additional special service. Clear Creek
Disposal will not accept responsibility for any damage to building and/or vehicles
{rom the movement of carts.

If you have any questions regarding this project, please don’t hesitate to call.
Sincerely,
Mike Goitiandia

Clear Creek Disposal

380 I Ave N




Exhibit C
HPC

Findings of Fact, Conclusions of
Law, and Decision



City of Ketchum

Planning & Building
IN RE: )
)
380 N 1st Ave. Mixed-Use Building ) KETCHUM HISTORIC PRESERVATION COMMISSION
McAtee House ) FINDINGS OF FACT, CONCLUSIONS OF LAW, AND
Request to Alter a Historic Structure ) DECISION
)
Date: August 3, 2021 )
)
File Numbers: P21-050 )
PROJECT: 380 N 1st Ave. Mixed-Use Building

FILE NUMBER: H21-050
APPLICATION TYPE: Request to Alter a Historic Structure
ARCHITECT: Williams Partners Architects

PROPERTY OWNER: Corey Street Mass LLC

REQUEST: Exterior alterations and an addition to the McAtee House

LOCATION: 380 N 1st Avenue (Ketchum Townsite: Block 37: Lot 5)

ZONING: Mixed-Use Subdistrict of the Community Core (CC-2)
RECORD OF PROCEEDINGS

The Historic Preservation Commission considered the Request to Alter a Historic Structure for
proposed alterations and an addition to the McAtee House to accommodate the 380 N 1st Avenue
Mixed-Use Building project during their meeting on July 7th, 2021. After considering the project plans,
staff’s analysis, and the applicant’s presentation and holding the required public hearing, the Historic
Preservation Commission unanimously approved the request.

Public Hearing Notice

The public hearing notice was published in the Idaho Mountain Express on June 16", 2021. A public
hearing notice was mailed to adjacent properties within 300 feet of the project site on June 16, 2021.
A public hearing notice was posted on the project site and the City’s website on June 30, 2021.

480 EastAve.N. * PO.Box2315 * Ketchum,ID 83340 +* main(208)726-7801 % fax (208)726-7812

-



FINDINGS OF FACT
The Historic Preservation Commission having reviewed the 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:

Findings Regarding Project Background
The applicant, Williams Partners Architects on behalf of property owner Corey Street Mass LLC,
submitted a Request to Alter a Historic Structure located at 380 N 1st Avenue (Ketchum Townsite:
Block 37: Lot 5) within the Mixed-Use Subdistrict of the Community Core (CC-2) Zone. The request
proposes exterior alterations and an addition to the McAtee House—a historic log cabin that was
constructed in the 1930s. The historic cabin will be repurposed as commercial office space and the
new addition will accommodate two residential units, common area, and parking.

The project is subject to Historic Preservation Commission (HPC) review pursuant to Section 1.C.1 of
Interim Historic Preservation Ordinance No. 1216. HPC review is required for all requests for partial or
total demolitions, exterior alterations, and additions to all structures on the Historic Building List. The
review criteria for requests to alter or demolish a historic building is specified in Section 3.A of Interim
Historic Preservation Ordinance No. 1216.

Findings Regarding Review Criteria for Request to Alter a Historic Structure

Is the structure of historic or architectural value or significance and does it contribute to the historic
significance of the property within the Community Core?

The McAtee House is one of the 26 structures on the Historic Building List. The 2005 Walsworth
Associates Windshield Survey identified the McAtee House as a locally significant historical resource.
Additionally, this historic building was recommended for designation as a heritage site in 2006. The
McAtee House is a 744-square-foot log cabin that was constructed in the 1930s. The single-story
rectangular building is approximately 17 feet in height and includes a gable roof. The original log cabin
is representative of traditional residential architecture associated with Ketchum’s early settlement
period. The design characteristics of these early homes reflected their natural alpine surroundings.
Many of the residences built during this time were one- and two-story rectangular structures
constructed with logs cut from the surrounding forest or milled lumber from local sawmills. Common
architectural features included gable roofs, overhanging eaves, and low horizontal massing.

Would the loss, alteration of, or addition to, the structure adversely affect the historic integrity of the
structure, impact the significance of the structure within the Community Core, impact the architectural
or aesthetic relationship to adjacent properties, or conflict with the Comprehensive Plan?

The proposed exterior alterations to the historic building include re-finishing and staining the logs,
installing new windows, and replacing the existing wood-shingles with a standing seam metal roof to
comply with Fire Department requirements. These improvements will not only restore the historic
integrity of the original log cabin but also help maintain the historic structure over time, improve the
development’s energy-efficiency, and upgrade the building to comply with current code standards.

380 N 1% Avenue Mixed-Use Building: Request to Alter a Historic Structure

Findings of Fact, Conclusions of Law, and Decision

Historic Preservation Commission Meeting of August 39, 2021

City of Ketchum Planning & Building Department Page 2 of 5



The original log cabin will be relocated approximately 4 feet west and 4 feet north towards the corner
of 1st Avenue and 4th Street. Structures are required to be setback an average of 5 feet from front and
street side property lines in the CC-2 Zone (Ketchum Municipal Code §17.12.040). The relocated
McAtee House will be setback approximately 10 feet from 1st Avenue and approximately 9 feet from
4th Street. Echoing traditional single-family yard areas, these proposed setbacks accommodate light
and air creating a feeling of openness at the street corner.

The proposed 5,095-square-foot addition is sited at the rear of the property stepping up from the
historic structure. The portion of the addition that directly borders the historic log cabin is only one-
story with a maximum height of 12’-6”, which is approximately 4 feet lower than the original McAtee
House. This portion of the addition maintains an ample setback area along 4th Street. The addition
then steps up to two-stories towards the rear of the lot by the alley and has a maximum height of 35
feet, which is 7 feet less than the maximum height permitted in the CC-2 Zone (Ketchum Municipal
Code §17.12.040). This portion of the addition spans the width of the lot. The rectangular mass of the
addition mimics the original log cabin. The addition has flat roofing forms with projecting canopy
elements. The flat roof elements highlight the preserved gable roof of the McAtee House.

Both relocating the original log cabin towards the street corner as well as concentrating the bulk of the
addition towards the rear of the lot highlight the historical significance of the McAtee House. The
project’s scale, proportion, and site orientation complement the surrounding built environment within
this downtown neighborhood. The mixed-use building will help retain Ketchum’s community character
by protecting the historic integrity of the McAtee House and enhancing downtown'’s pedestrian-
oriented streetscape.

Does the structure retain the requisite integrity to convey its historic and/or architectural significance?

The historic structure retains sufficient historic integrity with respect to design, materials, and
workmanship. A 1,946-square-foot addition to the McAtee House was constructed in 2000 to
accommodate Felix’s Restaurant (Design Review CR00-012 and Building Permit 00-110). This project
proposes to remove this addition and restore the original historic log structure. The 2000 addition
project included painting the building olive brown and adding pomegranate red fascia and trim. This
project will re-finish the logs with a natural stain restoring the historic integrity of the original log
cabin.

Does the proposed demolition or alteration adversely affect the historic significance or architectural
distinction of the structure or the Community Core?

The project enhances the historical significance and architectural distinction of the McAtee House as
the improvements restore the original log cabin and relocate the structure to a more prominent
location at the corner of 1%t Avenue and 4% Street. The addition’s scale and site orientation respect the
historic significance of the McAtee House. The project’s exterior materials and natural colors
complement Ketchum'’s mountain-town character. The development’s human-scale design will
enhance vibrancy at this downtown street corner.

380 N 1% Avenue Mixed-Use Building: Request to Alter a Historic Structure

Findings of Fact, Conclusions of Law, and Decision

Historic Preservation Commission Meeting of August 3%, 2021
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Findings Regarding Commissioner Deliberations
The Commission appreciated the distinction between the new addition and the existing historic
building. The Commission stated that removing the paint and re-staining the logs will restore the cabin
and enhance its historic integrity. The Commission discussed the relocation of the cabin closer to the
street corner and commented that this enhanced the presence of the historic building. The Historic
Preservation Commission discussed the roof lines where the addition meets the existing historic
building. Commissioner Cosgrove stated this connection may be more elegant as a one-story element
at the ground level. Commissioner Reynolds recommended that asphalt roofing be utilized as this
material is more like shingles. The Historic Preservation Commission unanimously approved the
request.

CONCLUSIONS OF LAW

1. The City of Ketchum is a municipal corporation established in accordance with Article Xl of the
Constitution of the State of Idaho and Title 50 Idaho Code and has exercised its authority
pursuant to Chapter 46 of Title 67 of Idaho Code to establish a historic preservation program and
enact ordinances, special conditions, or restrictions for the protection and preservation of
historic properties. The regulations adopted through Interim Historic Preservation Ordinance No.
1216 are identified in the Findings of Fact and are herein restated as Conclusions of Law by
reference.

2. The Historic Preservation Commission has the authority to hear the applicant’s Request to Alter
a Historic Structure application pursuant to Section 1.C.1 of Interim Historic Preservation
Ordinance No. 1216. HPC review is required for all requests for partial or total demolitions,
exterior alterations, and additions to all structures on the Historic Building List.

3. The City of Ketchum Planning Department provided notice for the review of this application in
accordance with Section 2.B of Interim Historic Preservation Ordinance No. 1216 and Ketchum
Municipal Code § 17.96.080.

4. This Request to Alter a Historic Structure application is governed under the regulations and
review criteria specified in Interim Historic Preservation Ordinance No. 1216.

S. The alterations and addition to the McAtee House proposed with the 380 N 1%t Avenue Mixed-
Use Building project comply with the review criteria specified in Section 3.A of Interim Historic
Preservation Ordinance No. 1216 as: (1) the McAtee House has historic value and significance
within the Community Core, (2) the proposed alterations and addition to the McAtee House do
not adversely impact the structure’s historic integrity, significance within the Community Core,
or architectural and aesthetic relationship to adjacent properties and the project does not
conflict with the Comprehensive Plan, (3) the McAtee House will retain the requisite integrity
to convey its historic significance, and (4) the proposed alterations and addition do not
adversely affect the structure’s historic significance.

380 N 1% Avenue Mixed-Use Building: Request to Alter a Historic Structure
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DECISION
THEREFORE, the Ketchum Historic Preservation Commission approves the Request to Alter a Historic

Structure (Application File No. H21-050) proposing alterations and an addition to the McAtee House for
the 380 N 1% Avenue Mixed-Use Building project.

Findings of Fact adopted this 3" day of August 2021.

Gt —

Mattie Mead, Chair
City of Ketchum
Historic Preservation Commission

380 N 1%t Avenue Mixed-Use Building: Request to Alter a Historic Structure

Findings of Fact, Conclusions of Law, and Decision

Historic Preservation Commission Meeting of August 3", 2021 :
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From: John Shetron <johnshetron@yahoo.com>

Sent: Thursday, October 28, 2021 4:13 PM

To: Participate <participate@ketchumidaho.org>

Subject: Design Review, Ketchum Planning and Zoning, 380 N 1st Ave, Ketchum

To whom it may concern,

| am writing in support of the proposed addition and alterations to the historic building located at 380 N
1st Ave, Ketchum.

| own the property next door at 360 N 1st Ave. | have spoke with Williams Partners Architects regarding
the size and scope of the project and have seen all of the elevation drawings from all directions, and am
very impressed with the proposed development.

They have retained the historic charm of the original building and blended the rear addition beautifully - a
great improvement to both the property as well as the neighborhood.

| strongly support this development and encourage the Ketchum Planning and Zoning to approve this
project.

Feel free to contact me if you have any questions.

Thank you.

Sincerely,
John Shetron
360 N 1st Ave,

Ketchum, ID 83340
208/450-9332

Sent from my iPad


mailto:johnshetron@yahoo.com
mailto:participate@ketchumidaho.org
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