
  

 

 
 

 
September 6, 2022 
 
Mayor Bradshaw and City Councilors 
City of Ketchum 
Ketchum, Idaho 
 
Mayor Bradshaw and City Councilors: 
 
Recommendation to Approve the 460 N Main Mixed-Use Building FAR Exceedance Agreement 22792, 

Right-of-Way Encroachment Agreement 22794, Phased Development Agreement 22793, and Lot 
Consolidation Final Plat Application File No. P22-041.  

 
 
Recommendation and Summary  
Staff recommends the Ketchum City Council approve the attached FAR Exceedance Agreement 22792, 
Right-of-Way Encroachment Agreement 22794, Phased Development Agreement 22793, and Lot 
Consolidation Final Plat Application File No. P22-041 for the proposed mixed-use development located 
at 460 N Main Street and adopt the following motions:  
 

• “I move to authorize the Mayor to sign FAR Exceedance Agreement 22792 with Fifth & Main 
LLC.”  

• “I move to authorize the Mayor to sign Right-of-Way Encroachment Agreement 22794 with 
Fifth & Main LLC.” 

• “I move to authorize the Mayor to sign Phased Development Agreement 22793 with Fifth & 
Main LLC.” 

• “I move to approve Lot Consolidation Final Plat Application File No. P22-041 subject to 
conditions 1 through 3.”  

 
The reasons for the recommendation are as follows: 

• Pursuant to Condition of Approval No. 4 of Design Review Permit P22-007, a FAR Exceedance 
Agreement between the applicant and the City to memorialize the community housing 
obligation shall be signed and recorded prior to issuance of a building permit for the project. 
The applicant has provided four one-bedroom community housing rental units within the 
mixed-use building. The total floor area of the four community housing units is 2,752 square 
feet, which is 505 square feet more than required for the FAR exceedance.  

• The project requires a Right-of-Way Encroachment Permit for the new heated paver sidewalks 
proposed along 5th Street and the snowmelt system installed within the Block 5 alleyway. The 
project complies with all standards for Right-of-Way Encroachment Permit issuance specified in 
Ketchum Municipal Code §12.12.060. 

• The Lot Consolidation Subdivision Final Plat will combine lots 3 and 4 within block 5 of Ketchum 
Townsite to consolidate the development parcel. The request to combine two Ketchum 
Townsite lots downtown meets all applicable standards outlined in the City’s subdivision 
regulations. 
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Introduction and History  
The applicant, property owner and developer David Wilson represented by architect Michael Bulls of 
Ruscitto Latham Blanton Architecture, is proposing to develop a new 24,216-gross-square-foot mixed-
use building at the southeast corner of Main and 5th Streets within the Retail Core (CC-1) Zoning 
District. The mixed-use building will accommodate two retail units on the ground floor, a parking 
garage with 8 off-street parking spaces, 4 community housing rental units with private entrances 
accessed from the alley, and 4 market-rate residential units. 
 
The Ketchum Planning and Zoning Commission conducted the required public hearing for the 460 N 
Main Mixed-Use Development Design Review (Application File No. P22-007), Variance (Application File 
No. P22-013), Lot Consolidation Preliminary Plat (Application File No. P22-005), and Condominium 
Subdivision Preliminary Plat (Application File No. P22-006) concurrently in accordance with Idaho Code 
§67-6522 during their regular meeting on March 8th, 2022. The Planning and Zoning Commission 
approved the 460 N Main Mixed-Use Development Design Review and Variance applications and 
recommended approval of the Lot Consolidation Preliminary Plat and Condominium Subdivision 
Preliminary Plat applications to the Ketchum City Council. The City Council reviewed and approved the 
Lot Consolidation and Condominium Subdivision Preliminary Plat applications on April 11th, 2022.  
 
Analysis 
FAR Exceedance Agreement 22792 
Ketchum Municipal Code §17.124.040 encourages new developments to include a reasonable supply 
of affordable and resident-occupied housing for sale or rent to help meet the demand and needs for 
housing of the community’s workforce. Development within the Community Core may be built to a 
permitted FAR of 1.0 and may be increased up to a maximum of 2.25 FAR with an associated 
mitigation of impacts related to workforce housing. The City of Ketchum has instituted the adoption of 
exceedance agreements to memorialize community housing contributions provided in exchange for 
increases above the permitted FAR. The applicant agrees with these goals and proposes to provide 
four one-bedroom community housing rental units within the mixed-use building. The total floor area 
of the four community housing units is 2,752 square feet, which is 505 square feet more than required 
for the FAR exceedance. FAR Exceedance Agreement 22792 is included as Attachment A for the City 
Council’s review and approval.  
 
Right-of-Way Encroachment Agreement 22794 
Pursuant to Condition of Approval No. 6 of Design Review Permit P22-007, the project requires a Right-
of-Way Encroachment Permit for the new heated paver sidewalks proposed along 5th Street and the 
snowmelt system installed within the Block 5 alleyway. The snowmelt system will meet the energy 
efficiency standards for snowmelt located in the public Right-of-Way. Pursuant to Ketchum Municipal 
Code §12.12.040.C, a Right-of-Way Encroachment Permit is required for any permanent 
encroachment of the public right-of-way where a permanent fixture to the ground or a building will 
occur. The associated Right-of-Way Encroachment Agreement is intended to help protect the City in 
the event the proposed encroachments were to ever pose an issue requiring repair, relocation, or 
removal of the encroachment. The standards for issuance of a Right-of-Way Encroachment Permit are 
specified in Ketchum Municipal Code §12.12.060. The encroachments proposed for the 460 N Main 
Mixed-Use Building project comply with all standards. Right-of-Way Encroachment Agreement 22794 
is included as Attachment B for the City Council’s review and approval.  
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Phased Development Agreement 22793 
The City Council approved the 5th & Main Condominiums Subdivision Preliminary Plat for the 460 N 
Main Mixed-Use Building on April 11th, 2022. The developer plans to offer the market-rate residential 
and commercial units for sale individually as construction is completed and has pursued a phased 
development plan for the project consistent with Ketchum Municipal Code §16.04.110. The developer 
will be required to complete all improvements required for the project in accordance with Phased 
Development Agreement 22793 included as Attachment C. Final plat approval for all condominium 
units within the mixed-use building may occur once the improvements specified in the phased 
development agreement are complete and approved by City Departments.  
 
Lot Consolidation Final Plat Application File No. P22-041 
The Lot Consolidation Subdivision Final Plat will combine lots 3 and 4 within block 5 of Ketchum 
Townsite to consolidate the development parcel. The request to combine two Ketchum Townsite lots 
downtown meets all applicable standards outlined in the City’s subdivision regulations. This project fits 
in with downtown’s local context and small-town character. The development of different buildings on 
smaller lots over time generates variety in design and detail to form a dynamic, authentic, and 
interesting streetscape. Lot consolidations impact the pattern of downtown development. This 
application combines two Ketchum Townsite lots. Combined Lot 3A will have 110 feet of frontage 
along Main Street and 100 feet of frontage along 5th Street. The total area of the combined lots is 
11,000 square feet. Many Ketchum Townsite lots have been consolidated downtown to accommodate 
new development. Proposed Lot 3A is the same size and shape as the Idaho Independent Bank and 
Wells Fargo Bank properties across Main Street. 
 
Sustainability 
The project does not limit the ability of the city to reach the goals of the Ketchum Sustainability Action 
Plan – 2020. The project has been designed to meet all standards specified in the 2018 International 
Energy Conservation Code and the City of Ketchum’s Green Building Codes provided in Chapter 15.20 
of Ketchum Municipal Code. The project has been designed to attain National Green Building (NGBS) 
silver certification. The proposed snowmelt system as specified in Exhibit A of Right-of-Way 
Encroachment Agreement 22792 meets the City’s snowmelt requirements for commercial projects.  
 
Financial Impact 
There is no financial requirement from the city for this action at this time.  
 
Attachments  

A. FAR Exceedance Agreement 22792 
B. Right-of-Way Encroachment Agreement 22794 
C. Phased Development Agreement 22793 
D. Lot Consolidation Final Plat Application File No. P22-041 

a. Draft Findings of Fact, Conclusions of Law, and Decision 
b. Application Submittal  
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FAR EXCEEDANCE  
AGREEMENT #22792 

 
Parties: 

City of Ketchum "City"  P.O. Box 2315, 191 5th Street W, Ketchum, 
Idaho 83340 

Fifth & Main LLC  “Owner” 
 

Mailing: P.O. Box 6770, Ketchum, Idaho 
83340 
 
Physical Address: 460 N Main Street, 
Ketchum, Idaho 83340  

 
This FAR Exceedance Agreement (“Agreement”) is made between the City of Ketchum (“City”), 
a municipal corporation of the state of Idaho, and David Wilson, representing Fifth & Main LLC 
(“Owner”), the owner of the development project. 
 

RECITALS 
 

A. Pursuant to the City's authority under the Idaho Local Land Use Planning Act, the 
Ketchum Municipal Code ("K.M.C.") Chapter 17.124 provides for certain development 
standards, including maximum floor area ratio (FAR) standards under K.M.C. 17.124.040 
- Floor Area Ratios and Community Housing.  These standards are intended to protect 
the public interest, health, general welfare, and provision of public services.  The City 
has provided options for development proposals to potentially exceed the allowable 
FAR in exchange for mitigation of the impacts of such larger development, particularly 
as focused on affordable community and workforce housing.  K.M.C. 17.124.040(B).    
 

B. Litigation was brought challenging the constitutionality and legality of the City's FAR 
standards in relation to the inclusionary housing incentive under K.M.C. 17.124.040 that 
was voluntarily dismissed.   
 

C. The City has adopted Resolution 17-006 which provides for the Parties to proceed with 
the FAR standards and options under K.M.C. 17.124.040, so long as the Parties 
voluntarily opt into a FAR Exceedance Agreement, making clear they are voluntarily 
opting by contract into use of such FAR standards and mitigation measures and are 
waiving any claims or demands related to any legal challenge to K.M.C. 17.124.040. 

 
THEREFORE, in consideration of the mutual agreement herein contained and subject to the 
terms and conditions stated, it is hereby understood and agreed by the Parties as follows: 
 

1. Attestation of Developer.  Developer, by this Agreement, attests that the City has 
disclosed potential litigation challenging K.M.C. 17.124.  Developer desires to voluntarily 
proceed on the development proposal, including proposal of exceedance of FAR 
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standards and accompanying mitigation measures, using the approach and standards as 
set forth in K.M.C. 17.124. 
 

2. Waiver and Release of Claims.  Developer, by this Agreement, waives and releases any 
claims, demands, challenges, claims for reimbursement or refund, and/or damages now 
or in the future deriving from or relying on the outcome of future litigation substantially 
challenging the validity of K.M.C. 17.124 and its standards.  It is Developer's intent to 
accept and proceed with such standards as outlined in K.M.C. 17.124 for Developer's 
development plan for purposes of allowable FAR and Developer voluntarily and 
knowingly accepts the mitigation measures as proposed. 
 

3. FAR Exceedance Consideration.  In consideration for Developer's attestation and 
waiver, the City agrees to consider their exceedance proposal and will currently consider 
and evaluate Developer's proposed FAR exceedance and accompanying mitigation 
measures within the framework and standards of K.M.C. 17.124.040, attached hereto as 
Exhibit A and made a part of this Agreement.   
 

4. Maximum FAR and Mitigation.  The Parties hereby agree to an allowable maximum 
floor area ratio and accompanying mitigation measures as set forth in Exhibit B, 
attached hereto and made a part of this Agreement.  

 
5. Withdrawal.  Developer may withdraw from this Agreement upon thirty days notice to 

City provided that Developer has not commenced building and has received no benefit 
from a maximum FAR exceedance.  Withdrawal shall cause an immediate reversion to 
the permitted gross FAR as set forth in Exhibit A: K.M.C. 17.124.040(A) at the time of 
this Agreement. 
 

6. Amendments.  This Agreement may not be amended, modified, altered or changed in 
any respect whatsoever, except by further agreement in writing duly executed by the 
parties. 
 

7. No Assignment.  Developer shall not sell, assign, or transfer all or any portion of its 
interest in this Agreement at any time without consent of the City. 
 

8. Binding Effect.  This Agreement shall be binding upon the heirs, estates, personal 
representatives, successors, and assigns of the parties. 
 

9. Attorney Fees and Costs.  In the event any action is brought to enforce this Agreement, 
the prevailing party is entitled to an award of reasonable attorney fees and costs. 
 

10. Notices.  Any notice under this Agreement shall be in writing and shall be treated as 
duly delivered if the same is personally delivered or deposited in the United States mail, 
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certified, return receipt requested, postage prepaid, and properly addressed to the 
contacts as specified at the beginning of this Agreement. 
 

11. Partial Invalidity.  Whenever possible, each provision of this Agreement shall be 
interpreted in such a way as to be effective and valid under applicable law. If a provision 
of this Agreement is prohibited by or invalid under applicable law, it shall be ineffective 
only to the extent of such prohibition or invalidity, without invalidating the remainder of 
such provision or the remaining provisions of this Agreement. 
 

12. Waiver: The rights and remedies of the parties to this Agreement are cumulative and not 
alternative. Neither the failure nor any delay by any party in exercising any right, power, 
or privilege under this Agreement or the documents referenced in this Agreement will 
operate as a waiver of such right, power, or privilege, and no single or partial exercise of 
any such right, power, or privilege will preclude any other or further exercise of such right, 
power, or privilege or the exercise of any other right, power, or privilege. 
 

13. Execution and Counterparts: This Agreement may be executed in one or more 
counterparts, each of which shall be deemed an original agreement, but all of which 
shall be considered one instrument. 

 
 

 
DATED THIS ____ DAY OF SEPTEMBER 2022.  
 

 
Owner       City of Ketchum, Idaho 
 
__________________________________  ______________________________ 
Fifth & Main LLC     Neil Bradshaw, Mayor 
an Idaho limited liability company 
its Managing Member  
David Wilson  
   

Attest: 
 
       ______________________________ 
       Lisa Enourato, Interim City Clerk 
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STATE OF IDAHO, ) 
  ) ss. 
County of Blaine. ) 
 
 On this _____ day of ___________, 2022, before me, the undersigned Notary Public in 
and for said State, personally appeared David Wilson, known or identified to me to be the 
Managing Member of Fifth & Main LLC and the person who executed the foregoing instrument 
and acknowledged to me that he executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day 
and year first above written. 
 
    ______________________________ 
    Notary Public for  _______________ 
    Residing at  ____________________ 
    Commission expires  _____________ 
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STATE OF IDAHO ) 
   )  ss. 
County of Blaine ) 
 
 On this ___ day of ___________, 2022, before me, the undersigned Notary Public in and 
for said State, personally appeared NEIL BRADSHAW, known or identified to me to be the Mayor 
of the CITY OF KETCHUM, IDAHO, and the person who executed the foregoing instrument on 
behalf of said municipal corporation and acknowledged to me that said municipal corporation 
executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and seal the day and year in this 
certificate first above written. 
 
    ______________________________ 
    Notary Public for  _______________ 
    Residing at  ____________________ 
    Commission expires  _____________ 
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Exhibit B 
 

EXCEEDANCE AGREEMENT COMPLIANCE 
 
PROJECT:    460 North Main Street Mixed-Use Building  

APPLICATION FILE NUMBERS: Design Review P22-007, Variance P22-013, Lot 
Consolidation Preliminary Plat P22-005, Condominium 
Subdivision Preliminary Plat P22-006  

OWNER:   David Wilson, Fifth & Main LLC 

REPRESENTATIVE: Michael Bulls, Ruscitto Latham Blanton Architecture 

REQUEST: Develop a new 24,216 gross-square-foot mixed-use 
building containing 2 retail units on the ground floor, a 
parking garage with 8 off-street parking spaces, 4 
community housing units with private entrances accessed 
from the alley, and 4 market-rate residential units on the 
upper floors.  

LOCATION:    460 N Main Street (Ketchum Townsite: Block 5: Lots 3 & 4) 

ZONING:    Retail Core of the Community Core (CC-1) 

BACKGROUND:   
 

1. The applicant is proposing to develop a new 24,216-square-foot mixed-use building at 
the southeast corner of Main and 5th Streets that will contain two retail units on the 
ground floor, a parking garage with 8 off-street parking spaces, 4 community housing 
units with private entrances accessed from the alley, and 4 market-rate residential units 
on the second and third floors.  
 

2. The site is located at 460 N Main Street (Ketchum Townsite: Block 5: Lots 3 & 4) within 
the Retail Core Subdistrict of the Community Core (CC-1). Multi-family dwelling units 
retail are permitted uses in the CC-1 Zone. 
 

3. The subject property has an area of 11,000 square feet.  
 

4. The proposed floor area of the project will have a total area of 24,216 gross square feet.  
 

5. The mixed-use building has a proposed Floor Area Ratio (FAR) of 2.21 (24,216 gross 
square feet/11,000 square feet lot area). 
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6. As a condition of Design Review approval, the project shall comply with the requirements 
of Ketchum City Code §17.124.040, Floor Area Ratios and Community Housing, as 
adopted on the date a Building Permit is submitted for the project.  
 

7. The Planning and Zoning Commission approved the Design Review application (P22-007) 
for the 460 N Main Mixed-Use Building on March 8th, 2022. Building Permit plans must 
conform to the approved Design Review plans unless otherwise approved in writing by 
the Planning and Zoning Commission or Administrator. 

 
EXCEEDANCE ANALYSIS 

 
The project shall comply with the requirements of Ketchum City Code § 17.124.040 as adopted 
on the date a building permit is submitted for the project.  

Permitted in Community Core Subdistrict 1 (CC-1) 

Permitted Gross FAR: 1.0 

Permitted Gross FAR with Inclusionary Housing Incentive: 2.25 

Proposed Gross Floor Area: 24,216 gross square feet  

Lot Area: 11,00 square feet 

FAR Proposed: 2.21 (24,216 gross square feet/11,000 square feet lot area) 

Increase Above Permitted FAR: 13,216 square feet 

20% of Increase: 2,643 square feet 

Net Livable (15% Reduction): 2,247 square feet community housing required. 

The applicant has proposed to provide four one-bedroom community housing units as shown on 
the second-level floor plan (Sheet A3.2) within the mixed-use building to satisfy the community 
housing contribution. The total floor area for each community housing unit is provided on Sheet 
A0.6 of the project plans.   

Community Housing Unit Floor Area 
Unit 2C 682 square feet 
Unit 2D 676 square feet 
Unit 2E 679 square feet 
Unit 2F 715 square feet 
Total 2,752 square feet 
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The total floor area of the four community housing units is 2,752 square feet, which is 505 
square feet more than required for the FAR exceedance. 

Total Proposed Community Housing Net Livable Square Feet Contribution: 2,752 square feet  

Remainder Community Housing In-Lieu Fee: $0 

 

460 N MAIN MIXED-USE BUILDING COMMUNITY HOUSING CONTRIBUTION 
The applicant shall provide the following: 

1. Provide four, one-bedroom community housing units for rent on the ground floor of the 
mixed-use building with private entrances accessed from the alley. The total floor area of 
the four community housing units is 2,752 square feet.  

2. Target subject community housing unit rental for Blaine County Housing Authority 
(BCHA) Income Category 4 or lower. The tenants chosen to occupy the community 
housing units shall be selected from the BCHA database of qualified households.  

3. The community housing units shall be listed for rent through BCHA concurrent with the 
issuance of a Certificate of Occupancy by the City for the project.   

4. The deed covenant for the community housing units shall be recorded prior to Certificate 
of Occupancy for the mixed-use building and notated on the Final Condominium Plat.  
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WALL TAG - REFER TO SHEET A0.3
FOR TYPICAL CONSTRUCTION
ASSEMBLY DETAILS & FIRE-RATING
INFORMATION

XX XX

FIRE RATED ASSEMBLY PENETRATION
REQ.

DUCTS & AIR TRANSFER OPENINGS
DUCTS PENETRATING SHAFTS & FIRE BARRIERS SHALL
BE EQUIPPED WITH FIRE & SMOKE DAMPERS IN
ACCORDANCE W/ UL 555 & UL 555S (1.5hr. MIN. RATING)

DUCTS NOT CONTAINED IN A SHAFT & PENETRATING A
FIRE-RATED FLOOR/CEILING ASSEMBLY SHALL BE
PROVIDED W/ A FIRE DAMPER IN ACCORDANCE W/ UL 555
(1.5hr. MIN. RATING)

DUCTS LOCATED & PENETRATING OTHER FIRE-RATED
WALLS SHALL BE 26 ga. MIN. THICKNESS AND SHALL BE
PROTECTED AS THROUGH PENETRATION IN
ACCORDANCE W/ REQUIREMENTS LISTED BELOW.

THROUGH PENETRATIONS
THROUGH PENETRATIONS SHALL BE INSTALLED IN
ACCORDANCE W/ REQUIREMENTS LISTED IN SECTION 714
OF THE 2018 IBC.

WHEN PENETRATING ITEMS ARE STEEL, FERROUS, OR
COPPER PIPES, TUBES OR CONDUITS, THE ANNULAR
SPACE BETWEEN THE PENETRATING ITEM AND THE FIRE
RATED WALL ASSEMBLY SHALL BE PROTECTED WITH A
MATERIAL USED TO FILL THE ANNULAR SPACE AND
PREVENT THE PASSAGE OF FLAME AND HOT GASES AS
SUFFICIENT TO IGNITE COTTON WASTE WHEN
SUBJECTED TO ASTM E 119 OR UL 263
TIME-TEMPERATURE FIRE CONDITIONS UNDER A MINIMUM
POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH OF
WATER AT THE LOCATION OF THE PENETRATION FOR THE
TIME PERIOD EQUIVALENT TO THE FIRE RESISTANT
RATING OF THE WALL ASSEMBLY.

AS AN ALTERNATE; THE CONTRACTOR MAY CHOOSE TO
PROTECT THROUGH PENETRATIONS USING AN
APPROVED PENETRATION FIRESTOP SYSTEM INSTALLED
IN ACCORDANCE WITH ASTM E 814 OR UL 1479, WITH A
MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01
INCH OF WATER.

FIRESTOP SYSTEMS AT WALLS SHALL HAVE AN 'F' RATING
OF NOT LESS THAN THE REQUIRED FIRE RESISTANCE
RATING OF THE WALL ASSEMBLY.

FIRESTOP SYSTEMS AT HORIZONTAL ASSEMBLIES SHALL
HAVE AN 'F' RATING / 'T' RATING OF NOT LESS THAN ONE
HOUR BUT NOT LESS THAN THE REQUIRED RATING OF
THE FLOOR PENETRATED.
EXEMPTIONS AT HORIZONTAL ASSEMBLIES:
· FLOOR PENETRATIONS CONTAINED AND LOCATED

WITHIN THE CAVITY OF A WALL ABOVE THE FLOOR OR
BELOW THE FLOOR DO NOT REQUIRE A 'T' RATING.

· FLOOR PENETRATIONS BY FLOOR DRAINS, TUB
DRAINS, OR SHOWER DRAINS CONTAINED AND
LOCATED WITHIN THE CONCEALED SPACE OF A
HORIZONTAL ASSEMBLY DO NOT REQUIRE A 'T'
RATING.

MEMBRANE PENETRATIONS
MEMBRANE PENETRATIONS BY ELECTRICAL BOXES OF
ANY SIZE OR TYPE, THAT HAVE BEEN LISTED AS PART OF
A WALL OPENING PROTECTIVE MATERIAL SYSTEM FOR
USE IN FIRE RESISTANCE-RATED ASSEMBLIES AND ARE
INSTALLED IN ACCORDANCE WITH THE INSTRUCTIONS
INCLUDED IN THE LISTING AND IN ACCORDANCE W/ THE
2018 IBC AND NEC.

MEMBRANE PENETRATIONS FOR ITEMS OTHER THAN
ELECTRICAL FIXTURES SHALL COMPLY WITH "THROUGH
PENETRATION REQUIREMENTS" AS LISTED ABOVE.

LIGHT FIXTURES PENETRATING FIRE-RATED
FLOOR/CEILING ASSEMBLIES SHALL BE FIRE-RATED OR
SHALL BE INSTALLED WITH A FIRE-RATED PROTECTIVE
COVERING INSTALLED IN ACCORDANCE W/ MANUF.
SPECIFICATIONS.

18"x18" SUMP PIT W/ STEEL COVER PER STATE OF IDAHO
REQUIREMENT. PROVIDE REVEAL AROUND SUMP PIT
FOR STEEL COVER TO BE SECURED FLUSH W/ PIT FLOOR

ALL FIRE-RATED DOORS SHALL BE SELF-CLOSING &
SELF-LATCHING & TESTED PER NFPA 252 OR UL 10C

FLOOR DRAIN W/ OIL SEPARATOR, TYP. ROUTE TO
INTERNAL DRYWELL PER CIVIL DRAWINGS

CONCRETE CONTROL JOINT; SAWCUT 14" FOR EVERY
1" OF DEPTH OF SLAB THICKNESS, TYP. FILL JOINTS W/
ELASTROMERIC SEALANT (TYP.)

PROVIDE STAIRWAY IDENTIFICATION SIGNAGE PER IBC
SECTION 1023.9; FINAL DESIGN & LOCATION TBD.

(1) BIKE RACK AT EA. SIDE OF ENTRANCE. (4) TOTAL
BIKE PARKING SPACES. PROVIDE CONCRETE SUPPORT
FOR BIKE RACK ATTACHMENT PER MANUF. SPECS.
CONCRETE SHALL BE RECESSED BELOW PAVER &
SNOWMELT SYSTEM

PROVIDE PICTORAL SIGN W/ RAISED LETTERS & BRAILLE
READING "IN CASE OF FIRE, ELEVATORS ARE OUT OF
SERVICE"

INSULATED OVERHEAD GARAGE DOORS W/ OPERATOR &
SAFETY SYSTEMS PER UL 325 (TYP. @ ALL LOCATIONS)

AUTOMATED SMOKE & DRAFT CONTROL CURTAIN IN
ACCORDANCE W/ UL 1784

VERIFY STANDPIPE LOCATION WITH FINAL, APPROVED
FIRE SPRINKLER DESIGN

ACCESSIBILITY SWING PER SECTION 703. REFER TO
SHEET A0.5 FOR ADDT. INFO.

PRE-MANUFACTURED INDOOR WOODBURNING GAS
FIREPLACE. HEAT & GLO RUTHERFORD 50". INSTALL PER
MANUF. SPECIFICATIONS & MAINTAIN ALL REQUIRED
CLEARANCES TO COMBUSTIBLES (TYP.) INSTALL 5 8" TYPE
'X' GWB INSIDE OF CHASE

NON-COMBUSTIBLE RAISED HEARTH PER FIREPLACE
MANUF. SPEC.

FROST-FREE HOSE BIB; INSTALL @ 18" A.F.F.

DIRECT VENT ZERO CLEARANCE GAS FIREPLACE

WALL MOUNTED GAS FIREPLACE VENT TERMINATION

ROOF DRAIN WITH OVERFLOW DRAIN UNDER PAVERS

PORTABLE 2-A MIN FIRE EXTINGUISHER PER 2018 IFC
SECTION 906 AND NFPA 10

CONTRACTOR SHALL VERIFY FINAL LOCATION OF UTILITY
SINK W/ OWNER & TENANT PRIOR TO INSTALLATION OF
PLUMBING

AUTOMATIC GARBAGE GLIDER SYSTEM. PROVIDE
CONTROLS LOCATION WITHIN GARBAGE/ RECYCLING
ROOM. VERIFY FINAL DESIGN AND CONTROL LOCATION
WITH CLEAR CREEK DISPOSAL.

12" WIDE ROOF SCUPPER. EPDM & EPS FOAM MEMBRANE
SHALL BE CONTINUOUS THROUGH SCUPPER FOR
POSITIVE DRAINAGE TO TERRACE DRAIN LOCATIONS.
SCUPPER SHALL BE CENTERED BETWEEN GUARDRAIL
POST LOCATIONS
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WHEN RECORDED, PLEASE RETURN TO: 
 
OFFICE OF THE CITY CLERK 
CITY OF KETCHUM 
POST OFFICE BOX 2315 
KETCHUM, IDAHO  83340 
___________________________________________________________________________ 

 
RIGHT-OF-WAY ENCROACHMENT AGREEMENT 22794 

 
 THIS AGREEMENT, made and entered into this _____day of ____, 2022, by and 
between  the CITY OF KETCHUM, IDAHO, a municipal corporation ("Ketchum"), whose 
address is Post Office Box 2315, Ketchum, Idaho 83340 and David Wilson, representing Fifth & 
Main LLC ("Owner"), whose address is whose address is Post Office Box 6770, Ketchum Idaho, 
83340. 
 

RECITALS 
 WHEREAS, Owner wishes to permit the construction, installation, and placement of a 
hydronic snowmelt system and pavers for the new sidewalks that are required for the 
development of the 460 N Main Mixed-Use Building Project within the public right-of-way along 
5th Street and a hydronic snowmelt system for the Ketchum Townsite Block 5 alleyway 
improvements. These improvements are shown in Exhibit A attached hereto and incorporated 
herein (collectively referred to as the “Improvements”). 
 
 WHEREAS, Ketchum finds that said Improvements will not impede the use of said public 
right-of-way at this time subject to the terms and provisions of this Agreement;  
 
 WHEREAS, the Owner will restore the street, alley, sidewalk, curb, and gutter and any 
landscaping back to the original condition acceptable to the Streets and Facilities Director; 
 
 NOW, THEREFORE, in contemplation of the above stated facts and objectives, it is 
hereby agreed as follows: 
 

TERMS AND CONDITIONS 
 
 1. Ketchum shall permit Owner to contruct, install, maintain, and repair the 
Improvements identified in Exhibit A within within the public rights-of-way 5th Street and the 
Ketchum Townsite Block 5 alleyway until notified by Ketchum to remove the infrastructure at 
which time Owner shall remove infrastructure at Owner’s expense. 
 
 2. Owner shall be responsible for the maintenance of said Improvements and shall 
repair said improvements within 48 hours upon notice from Ketchum that repairs are needed. 
 

3. Snowmelt systems installed in the public right-of-way shall be installed and 
operate at all times during the winter according to the following: 
• The system shall meet the requirements of the International Energy 

Conservation Code (2018 IECC, 403.12.2) 
• The system shall have an electronic main control board to operate the system 

that is programmable and optimizes the way the system functions. 
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• Installation of in-ground control sensors linked to the main control board that 
detect snow and ice on the surface, monitor the the sidewalk or driveway 
temperature, and automatically activates the system to be turned on or off 
based on the snow condition and air temperature. 

 
 4. Owner shall be responsible for restoring the alley, sidewalk, curb, and gutter and 
landscaping that is altered due to the construction and installation of the vault, to the satisfaction 
of the Director of Streets and Facilities. 
 
 5. In consideration of Ketchum allowing Owner to maintain the Improvements in the 
public right-of-way, Owner agrees to indemnify and hold harmless Ketchum from and against 
any and all claims of liability for any injury or damage to any person or property arising from the 
Improvements constructed, installed and maintained in the public right-of-way.  Owner shall 
further indemnify and hold Ketchum harmless from and against any and all claims arising from 
any breach or default in the performance of any obligation on Owner's part to be performed 
under this Agreement, or arising from any negligence of Owner or Owner's agents, contractors 
or employees and from and against all costs, attorney's fees, expenses and liabilities incurred in 
the defense of any such action or proceeding brought thereon.  In the event any action or 
proceeding is brought against Ketchum by reason of such claim, Owner, upon notice from 
Ketchum, shall defend Ketchum at Owner's expense by counsel satisfactory to Ketchum.  
Owner, as a material part of the consideration to Ketchum, hereby assumes all risk of damages 
to property or injury to persons in, upon or about the Improvements constructed, installed and 
maintained in the public right-of-way arising from the construction, installation and maintenance 
of said Improvements and Owner hereby waives all claims in respect thereof against Ketchum. 
 
 6. Ketchum shall not be liable for injury to Owner's business or loss of income 
therefrom or for damage which may be sustained by the person, goods, wares, merchandise or 
property of Owner, its tenants, employees, invitees, customers, agents or contractors or any 
other person in or about the Subject Property caused by or resulting from the Improvements 
constructed, installed, removed or maintained in the public right-of-way. 
 
 7. Owner understands and agrees that by maintaining the Improvements in the 
public right-of-way pursuant to this Agreement, Owner obtains no claim or interest in said public 
right-of-way which is adverse to that of Ketchum and that Owner obtains no exclusive right to 
said public right-of-way nor any other right to use the public right-of-way not specifically 
described herein. 
 
 8. In the event either party hereto retains an attorney to enforce any of the rights, 
duties and obligations arising out of this Agreement, the prevailing party shall be entitled to 
recover from the non-prevailing party reasonable attorney's fees at the trial and appellate levels 
and, whether or not litigation is actually instituted. 
 
 9. This Agreement shall be governed by, construed, and enforced in accordance 
with the laws and decisions of the State of Idaho.  Venue shall be in the District Court of the fifth 
Judicial District of the State of Idaho. 
 
 10. This Agreement sets forth the entire understanding of the parties hereto and shall 
not be changed or terminated orally.  It is understood and agreed by the parties hereto that 
there are no verbal promises or implied promises, agreements, stipulations or other 
representations of any kind or character pertaining to the Improvements maintained in the public 
right-of-way other than as set forth in this Agreement. 
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 11. No presumption shall exist in favor of or against any party to this Agreement as 
the result of the drafting and preparation of this document. 
 
 12. This Agreement shall be recorded with the Blaine County Recorder by Ketchum. 
 
 13. The parties fully understand all of the provisions of this Agreement, and believe 
them to be fair, just, adequate, and reasonable, and accordingly accept the provisions of this 
Agreement freely and voluntarily. 
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OWNER: CITY OF KETCHUM: 
 
By: Fifth & Main LLC, By: __________________________  
      an Idaho limited liability company 
        Neil Bradshaw 
  Its: Mayor 
 
By:                                                            
Name: David Wilson  
Its: Managing Member  
 
 
 
   
 
STATE OF ___________, ) 
  ) ss. 
County of ________. ) 
 
 On this _____ day of ___________, 2022, before me, the undersigned Notary Public in 
and for said State, personally appeared David Wilson, known or identified to me to be the 
Managing Member of Fifth & Main LCC, and the person who executed the foregoing instrument 
and acknowledged to me that he executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year first above written. 
 
     _____________________________  
    Notary Public for  _______________  
    Residing at  ___________________  
    Commission expires  ____________  
 
 
STATE OF IDAHO ) 
   )  ss. 
County of Blaine ) 
 
 On this ___ day of ___________, 2022, before me, the undersigned Notary Public in 
and for said State, personally appeared NEIL BRADSHAW, known or identified to me to be the 
Mayor of the CITY OF KETCHUM, IDAHO, and the person who executed the foregoing 
instrument on behalf of said municipal corporation and acknowledged to me that said municipal 
corporation executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and seal the day and year in this 
certificate first above written. 
 
     _____________________________  
    Notary Public for  _______________  
    Residing at  ___________________  
    Commission expires  ____________  
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EXHIBIT A 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



A 0 . 0

PROJECT
INFORMATION

P R O J E C T    I N F O R M A T I O N

4 6 0    N O R T H    M A I N    S T R E E T
K E T C H U M ,   I D A H O

P R O J E C T    T E A M I N D E X   O F   D R A W I N G S

Z O N I N G   M A P
N . T . S .

PROJECT LOCATION
COMMUNITY CORE (CC)
RETAIL CORE SUBDISTRICT (CC-1)

V I C I N I T Y   P L A N
SCALE: 1" = 200'-0"

E

S

W
A E R I A L   C O U R T E S Y   O F   G O O G L E   M A P S

PROJECT LOCATION
COMMUNITY CORE (CC)
RETAIL CORE SUBDISTRICT (CC-1)

E

S

W

ARCHITECT

RUSCITTO LATHAM BLANTON ARCHITECTURA P.A.

P.O. Box 5619  Ketchum, ID 83340
208.726.5608

BUFFALO RIXON, AIA
buffalo@rlb-sv.com

MICHAEL BULLS, AIA
mbulls@rlb-sv.com

MIKE SMITH, PROJECT ARCHITECT
msmith@rlb-sv.com

JORDAN FITZGERALD, PROJECT MANAGER
jordan@rlb-sv.com

STRUCTURAL ENGINEER

RUSCITTO LATHAM BLANTON ARCHITECTURA P.A.

P.O. Box 5619  Ketchum, ID 83340
208.726.5608

SCOTT HEINER, P.E.
scott@rlb-sv.com

CHANCE CHAVEZ, P.E.
chance@rlb-sv.com

OWNER

MAIN STREET REALTY PARTNERS, LLC

P.O. BOX 6770 Ketchum, ID 83340
208.726.9776

dwilson@wilsonconstructionsv.com

GENERAL CONTRACTOR

WILSON CONSTRUCTION

251 Northwood Way #F Ketchum, ID 83340
208.726.5608
DAVE WILSON

dwilson@wilsonconstructionsv.com
BRANDON CREGO

bcrego@wilsonconstructionsv.com

CIVIL ENGINEER

GALENA ENGINEERING, INC

317 North River St. Hailey, ID, 83333
208.788.1705

SEAN M. FLYNN, P.E.
sflynn@galena-engineering.com

ARCHITECTURAL

A0.0 PROJECT INFORMATION

A0.1 NOT USED

A0.2 FIRE-RATED CONSTRUCTION ASSEMBLY DIAGRAMS

A0.3 TYPICAL CONSTRUCTION ASSEMBLY DETAILS

A0.4 OCCUPANT LOAD & EGRESS DIAGRAMS

A0.5 ACCESSIBILITY STANDARDS

A0.6 F.A.R. CALCULATIONS

A0.7 EXTERIOR LIGHTING PLAN & FIXTURES

CIVIL

C0.1 CIVIL COVER SHEET

C0.2 EXISTING SITE CONDITIONS

C1.0 SITE GEOMETRY PLAN

C2.0 SITE GRADING AND DRAINAGE

C2.1 DETAIL SHEET

C2.2 DETAIL SHEET

C2.3 DETAIL SHEET

ARCHITECTURAL (CONT'D)

A1.0 SITE DEMOLITION PLAN

A1.1 CONSTRUCTION MANAGEMENT PLAN

A2.0 SITE PLAN

A3.0 BASEMENT LEVEL FLOOR PLAN

A3.1 MAIN LEVEL FLOOR PLAN

A3.2 SECOND LEVEL FLOOR PLAN

A3.3 THIRD LEVEL FLOOR PLAN

A3.4 ROOF LEVEL PLAN

A3.5 NOT USED

A4.0 BUILDING SECTIONS

A4.1 BUILDING SECTIONS

A4.2 BUILDING SECTIONS

A4.3 BUILDING SECTIONS

A4.4 BUILDING SECTIONS

A4.5 ENLARGED WALL SECTIONS

A4.6 ENLARGED WALL SECTIONS

A5.0 BUILDING ELEVATIONS

A5.1 BUILDING ELEVATIONS

STRUCTURAL

S1.0 STRUCTURAL SPECIFICATIONS

S1.1 SPECIAL INSPECTION REQUIREMENTS

S2.0 FOUNDATION & MAIN FLOOR FRAMING PLAN

S3.0 SECOND FLOOR FRAMING PLAN

S3.1 THIRD LEVEL FRAMING PLAN

S3.2 ROOF LEVEL FRAMING PLAN

S3.3  UPPER ROOF LEVEL FRAMING PLAN

S4.0 ROOF JOIST LOADING DIAGRAMS

D2.0 FOUNDATION DETAILS

D2.1 FOUNDATION DETAILS

D3.0 FLOOR FRAMING DETAILS

D3.1 FLOOR FRAMING DETAILS

D3.2 FLOOR FRAMING DETAILS

D3.3 FLOOR FRAMING DETAILS

D4.0 ROOF FRAMING DETAILS

D4.1 ROOF FRAMING DETAILS

DWG. #

DRAWING

ISSUED
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AND
AT
ANCHOR BOLT
ABOVE
ALUMINUM CHECKER PLATE
ADDITIONAL
ADJUSTABLE
ABOVE FINISH FLOOR
ALUMINUM
ANODIZED
ARCHITECT
AVERAGE
BACKER BOARD
BASE FLOOD ELEVATION
BLOWN IN BATTS
BUILDING
BLOCKING
BELOW
BEAM
BOTTOM OF
BOTTOM OF FOOTING
BOTTOM
BASE PLATE
BOARD
BEARING
BRACKET
BASEMENT
BETWEEN
BEYOND
CEILING ACCESS
CEMENT BOARD (TILE BACKER)
CHANNEL
CAST IN PLACE
CONTROL JOINT
COMPLETE JOINT PENETRATION
CENTER LINE
CEILING
CLEAR

CONSTRUCTION MANAGER
CONCRETE MASONRY UNIT
COLUMN
CONCRETE
CONSTRUCTION JOINT
CONTINUOUS
CARPET
COLD ROOF RAFTER
COUNTER SINK
CERAMIC TILE
COURTYARD
DOUBLE
DRYWALL CEILING SUSPENSION SYSTEM
DEMOLISH OR DEMOLITION
DEPRESSION
DETAIL
DOUGLAS FIR-LARCH
DIAMETER
DIMENSION
DIMENSIONS
DIRECTION
DISPENSER
DOWN
DOOR
DOWN SPOUT
DRAWINGS
DOWELS
EACH
EACH FACE
EXPANSION JOINT
ELECTRICAL
ELEVATION OR ELEVATOR
ENAMEL
ETHYLENE PROPYLENE DIENE M-CLASS
EDGE OF BEAM
EQUAL
EQUIPMENT
EQUIVALENT

EACH WAY
EXISTING
EXPOSED STRUCTURE
EXTERIOR
EXTENSION
FROM ABOVE
FABRIC
FLOOR DRAIN
FINISH FLOOR ELEVATION
FIBER GLASS
FINISH
FIXTURE
FLOOR
FOUNDATION
FACE OF
FACE OF CONCRETE
FACE OF STUD
FIREPLACE
FRAMING FOOTING
FAR SIDE
FOOT OR FEET
FOOTING
FURRING
FIXED
GAGE
GALVANIZED
GYPSUM BACKING BOARD
GLASS
GLUED LAMINATED BEAM
GLUED LAMINATED COLUMN
GRADE
GYPSUM WALL BOARD
GYPSUM WALL BOARD-FIBERGLASS
GYPSUM WALL BOARD-WATER RESISTIVE
HARD WOOD
HOLLOW CORE
HOLD DOWN
HEADER

HANGER
HOLLOW METAL
HORIZONTAL
HIGH POINT
HOUR
HEADED STUD ANCHOR
HOLLOW STEEL SECTION
HEIGHT
HEATING, VENTILATING AND AIR CONDITIONING
INSIDE DIAMETER
INSIDE FACE OF
IN LIEU OF
INCH
INFORMATION
INSULATION
INTERIOR
INVERTED
IMPACT RESISTANT GYPSUM WALL BOARD
JOIST
JOINT
KING STUD
LENGTH
LAVATORY
LAG BOLT
LOW
LAMINATED STRAND LUMBER
LAMINATED VENEER LUMBER
LIGHT WEIGHT CONCRETE
MANUFACTURER
MASONRY
MATERIAL
MAXIMUM
MASONRY BEAM
MASONRY COLUMN
MEDIUM DENSITY FIBERBOARD
MIDPOINT
MECHANICAL
MEMBRANE

MINIMUM
MASONRY OPENING
MOISTURE RESISTANT GYPSUM WALL BOARD
METAL
MASONRY WALL
NOT APPLICABLE
NOT IN CONTRACT
NUMBER
NOMINAL
NOT INCLUDED
NEAR SIDE
NOT TO SCALE
NORMAL WEIGHT CONCRETE
ON CENTER
OUTSIDE DIAMETER
OWNER FURNISHED
OVERFLOW ROOF DRAIN
OUTSIDE FACE OF
OPENING
OPPOSITE
ORIENTED STRAND BOARD
POWER ACTUATED FASTENER
PRE-CAST CONCRETE
PERFORATED
PLATE
PLASTER
PLUMBING
PLYWOOD
PANEL
PAINT
POUNDS PER SQUARE FOOT
POUNDS PER SQUARE INCH
PARALLEL STRAND LUMBER
PRESSURE TREATED
PRESSURE TREATED DOUGLAS FIR
POLYVINYL CHLORIDE
RADIUS
RUBBER

REFLECTED CEILING PLAN
ROOF DRAIN
REFRIGERATOR
REINFORCEMENT
REQUIRED
RETAINING
ROOM
ROUGH OPENING
SUSPENDED DRYWALL FURRED CEILING
SOAP DISPENSER
SHEAR WALL
SCHEDULE
SECTION
SQUARE FOOTAGE
SHEET
SHEETING
SIMILAR
SLAB ON GRADE
SPECIFICATION
SPEAKER
SPRINKLER
SQUARE
STAINLESS STEEL
STONE
STAINED CONCRETE
STIFFENER
SOUND TRANSMISSION COEFFICIENT
STANDARD
STEEL
STORAGE
STRUCTURAL
SUBFLOOR
SUPPORT
SYMMETRICAL
SYNTHETIC
TRIMMER
TOP AND BOTTOM
TONGUE & GROOVE

TELEPHONE/DATA
TELEPHONE
TOILET
TEMPERED GLASS
TEXTURE
THICK
THREADED
TOE NAIL
TOP OF
TOP OF CONCRETE
TOP OF FOOTING
TOP OF SLAB
TOP OF WALL
TOILET PAPER DISPENSER
TUBE STEEL
TYPICAL
UNLESS NOTED OTHERWISE
ULTRA SONIC TESTING
VERTICAL
VERIFY IN FIELD
VINYL
VENEER
VAPOR
VAPOR RETARDER
VINYL SHEET FLOORING
VINYL TILE
VINYL WALL COVERING
WITH
WATER CLOSET
WOOD
WATER HEATER
WATER PROOF
WINDOW

&
@
AB
ABV
ACP
ADDT
ADJ
AFF
ALUM
ANOD
ARCH
AVG
B.B.
BFE
BIB
BLDG
BLKG
BLW
BM
BO
BOF
BOT
BP
BRD
BRG
BRKT
BSMNT
BTWN
BYND
CA
CB
CHNL
CIP
CJ
CJP
CL
CLG
CLR

CM
CMU
COL
CONC
CONST. JT
CONT
CPT
CRR
CS
CT
CTYD
DBL
DCS
DEMO
DEPR
DET
DFL
DIA
DIM
DIMS
DIR
DISP
DN
DR
DS
DWGS
DWLS
EA
EF
EJ
ELEC
ELEV
ENA
EPDM
EOB
EQ
EQUIP
EQUIV

EW
EXIST
EXP. STRUC.
EXT
EXTEN
FA
FB
FD
FFE
FG
FIN
FIXT
FL
FND
FO
FOC
FOS
FP
FRMG
FS
FT
FTG
FURR
FXD
GA
GALV
GBB
GL
GLB
GLC
GR
GWB
GWB-FG
GWB-WR
HDWD
HC
HD
HDR

HGR
HM
HOR
HP
HR
HSA
HSS
HT
HVAC
ID
IFO
ILO
IN
INFO
INSUL
INT
INV
IRGWB
JST
JT
KS
L
LAV
LB
LO
LSL
LVL
LWC
MANUF
MAS
MATL
MAX
MB
MC
MDF
MDPT
MECH
MEMBR

MIN
MO
MRGWB
MTL
MW
N/A
NIC
NO
NOM
NOT INCL
NS
NTS
NWC
OC
OD
O.F.
OFD
OFO
OPNG
OPP
OSB
PAF
PCC
PERF
PL
PLA
PLUMB
PLYD
PNL
PNT
PSF
PSI
PSL
PT
PTDF
PVC
R
RBR

RCP
RD
REF
REINF
REQD
RETG
RM
RO
SDFC
SPD
S/W
SCHED
SECT
SF
SHT
SHTG
SIM
SOG
SPEC
SPK
SPRK
SQ
SSTL
ST
STAIN.CONC.
STIFF
STC
STD
STL
STO
STRUCT
SUBFLR
SUP
SYM
SYNTH
T
T&B
T&G

T/D
TELE
TLT
TEMP
TEX
THK
THRD
TN
TO
TOC
TOF
TOS
TOW
TPD
TS
TYP
UNO
UT
VERT
VIF
VIN
VNR
VPR
VR
VSF
VT
VWC
W/
WC
WD
WH
WP
WDW

ABBREVIATIONS

OWNER: MAIN STREET REALTY PARTNERS, LLC
P.O. BOX 6770, KETCHUM, ID  83340

PROJECT ADDRESS: 460 N. MAIN STREET, KETCHUM, ID  83340

LEGAL DESCRIPTION: KETCHUM LOT 3 & 4, BLK 5

ZONING DISTRICT: COMMUNITY CORE (CC) - RETAIL CORE SUBDISTRICT (CC-1)

APPLICABLE CODES: 2018 INTERNATIONAL BUILDING CODE (IBC)
2018 INTERNATIONAL FIRE CODE (IFC) W/ CITY OF KETCHUM AMENDMENTS
2018 INTERNATIONAL ENERGY CONSERVATION CODE (IECC) AS AMENDED BY THE IDAHO BUILDING CODE BOARD
2017 NATIONAL ELECTRICAL CODE (NEC)
2017 IDAHO STATE PLUMBING CODE (ISPC)
2018 INTERNATIONAL MECHANICAL CODE (IMC)
2018 INTERNATIONAL FUEL & GAS CODE (IFGC)
2010 ADA STANDARDS FOR ACCESSIBLE DESIGN (ADAAG)
2009 ICC/ANSI A117.1 - ACCESSIBLE & USABLE BUILDINGS & FACILITIES
CITY OF KETCHUM GREEN BUILDING CODE

PROJECT DISCRIPTION: CONSTRUCTION OF A MIXED-USE BUILDING CONTAINING RETAIL AND PRIVATE PARKING AT MAIN LEVEL, WITH RESIDENTIAL APARTMENTS OF VARYING SIZES ON
FLOORS ABOVE.  PROJECT INCLUDES FOUR (4) COMMUNITY HOUSING UNITS.  THE PROJECT ALSO INCLUDES A BASEMENT AND PRIVATE ROOF TERRACES 
ACCESSED BY STAIR & ELEVATOR.

PROJECT USE: COMMERCIAL - RETAIL
RESIDENTIAL - SINGLE FAMILY DWELLING UNITS
RESIDENTIAL - COMMUNITY HOUSING DWELLING UNITS

OCCUPANCY: M MERCANTILE
R-2 RESIDENTIAL
U UTILITY (PRIVATE GARAGES)

OCCUPANCY SEPARATIONS: M / U -> R-2 ABOVE 1-HOUR HORIZONTAL ASSEMBLY
*MAIN LEVEL MEETS REQUIREMENTS FOR NON-SEPARATED OCCUPANCY (REFER TO SHEET A0.4)
1
2 HOUR DWELLING UNIT & CORRIDOR SEPARATIONS W/ FIRE SPRINKLERS

CONSTRUCTION TYPE: TYPE V-B (NON-RATED)

LOT AREA: 0.25 ACRES ±
11,000 SQ. FT.±

BUILDING FOOTPRINT: 9,624 SQ. FT.±

BUILDING AREA:
BASEMENT LEVEL: 830 SQ. FT.
MAIN LEVEL: 9,624 SQ. FT.
SECOND LEVEL: 8,684 SQ. FT.
THIRD LEVEL: 7,129 SQ. FT.
ROOF LEVEL: 472 SQ. FT.

TOTAL AREA: 26,739 SQ. FT.

BUILDING SETBACKS:
SOUTHWEST (MAIN STREET): 0'-0"
NORTHWEST (5TH STREET): 0'-0"
NORTHEAST (ALLEY): 4'-0"
SOUTHEAST(INTERIOR LOT LINE): 0'-6"

FLOOR AREA RATIOS: 2.20 F.A.R. REFER TO SHEET A0.6 FOR CITY OF KETCHUM FAR CALCULATIONS

COMMUNITY HOUSING: 4 UNITS. REFER TO SHEET A0.6 FOR COMMUNITY HOUSING UNIT & FAR CALCULATIONS

ENERGY CONSERVATION: REFER TO PERFORMANCE ComCHECK REPORT DATED JUNE 3, 2022 BY JOHN REUTER, GREENWORKS LLC FOR ENVELOPE, EXTERIOR LIGHTING & MECHANICAL 
(HVAC) COMPLIANCE.  INTERIOR LIGHTING DESIGN, CALCULATIONS & ENERGY COMPLIANCE SHALL BE DESIGN BUILD BY ELECTRICAL CONTRACTOR.

GREEN BUILDING CERTIFICATION: PROJECT TO ATTAIN NGBS SILVER CERTIFICATION.  REFER TO NGBS PLAN DATED JUNE 3, 2022 BY JOHN REUTER, GREENWORKS LLC.

CLIMATE ZONE: 6B (BLAINE COUNTY)

WATER CONSERVATION: WATER CONSERVATION SHALL COMPLY WITH THE REQUIREMENTS OF THE NGBS REPORT AND CITY OF KETCHUM REQUIREMENTS AND THE INTERNATIONAL 
GREEN BUILDING CODE (IGBC), SECTIONS 701.1-702.6.  ALL PLUMBING FIXTURE FLOW RATES SHALL COMPLY WITH TABLE 702.1 OF THE IGBC.

FIRE SPRINKLERS: DESIGN-BUILD AUTOMATIC FIRE SPRINKLER SYSTEM SHALL BE INSTALLED & MONITORED IN ACCORDANCE WITH NFPA 13, 2018 IBC CHAPTER 9, 2018 IFC 
CHAPTER 9 & APPLICABLE CITY OF KETCHUM CODES, STATUES AND RULES.

ALARM & DETECTION: DESIGN-BUILD ALARM & DETECTION SYSTEM SHALL BE INSTALLED & MONITORED IN ACCORDANCE WITH 2018 IBC CHAPTER 9, 2018 IFC CHAPTER 9 & 
APPLICABLE CITY OF KETCHUM CODES, STATUES AND RULES.

PARKING (OFF-STREET):
RETAIL: < 5,500 SQ. FT. 0 SPACES (EXEMPT)
COMM. HOUSING: < 750 SQ. FT. 0 SPACES (EXEMPT)
RESIDENTIAL: 8 SPACES

DEFERRED SUBMITTALS: DESIGN-BUILD AUTOMATIC FIRE SPRINKLER SYSTEM
DESIGN-BUILD ALARM & DETECTION SYSTEM
DESIGN-BUILD INTERIOR LIGHT DESIGN, CALCULATIONS & ENERGY COMPLIANCE DOCUMENTS

RADON CONTROL SYSTEM: CONTRACTOR SHALL INSTALL A RADON CONTROL SYSTEM PER 2018 IBC APPENDIX 'O'.  REFER TO SPECIFICATIONS ON SHEET A3.0

GEOTECHNICAL REPORT: A GEOTECHNICAL REPORT DATED JANUARY 3, 2022 COMPLETED BY BUTLER ASSOCIATES, INC.

SNOW RETENTION: REFER TO SHEET A3.4 FOR THE SNOW RETENTION LOCATIONS

SNOWMELT: THE SYSTEM SHALL MEET THE REQUIREMENTS OF THE 2018 IECC 403.12.2. THE SYSTEM SHALL HAVE AN ELECTRONIC MAIN CONTROL BOARD TO
OPERATE THE SYSTEM THAT IS PROGRAMMABLE AND OPTIMIZES THE SYSTEM'S FUNCTION. THE SYSTEM SHALL HAVE IN-GROUND CONTROL
SENSORS LINKED TO THE MAIN CONTROL BOARD TO DETECT SNOW AND ICE ON THE SURFACE, MONITOR THE TEMPERATURE, AND AUTOMATICALLY
ACTIVATE THE SYSTEM. THE SNOWMELT SYSTEM CONTROL BOARD AND SNOWMELT SYSTEM BOILER TO BE LOCATED IN BASEMENT LEVEL BOILER AREA.

GEOTECHNICAL ENGINEER

BUTLER ASSOCIATES, INC.

P.O. BOX 1034, Ketchum, ID  83340
208.720.6432

STEVE BUTLER, P.E.
svgeotech@gmail.com
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DRAIN

END CAP

SECTION A-A

BTM. PIPE OUTLET

6"Ø SDR 35 1/4 BEND

A

PLAN

TYPICAL SECTION

0.13'

0.03'

0
.
5
0

'

NOTES

1. LINE DRAIN IS SUITABLE FOR APPLICATIONS FOR CONTROLLING SPREAD IN GUTTER FLOW CONDITIONS OR TO INTERCEPT SHEET FLOW.

TYPICAL APPLICATION IS AT THE STREET CURB OR BARRIER.

2. THE FRAME AND GRATE IS SUITABLE FOR PEDESTRIAN AND BICYCLE TRAFFIC AND RATED FOR H-25 AND HS-25 LOADS.

3. CONCRETE THICKNESS, TYPE, AND AMOUNT OF REINFORCEMENT TO BE SAME AS ADJACENT PAVEMENT OR GREATER. PERFORM

STRUCTURAL ANALYSIS TO DETERMINE REQUIREMENTS FOR APPLICATION.

4. TOP OF GRATE TO BE INSTALLED FLUSH TO 1/8 IN BELOW FINISHED GRADE. BEVEL CONCRETE TO TOP OF GRATE IF BELOW FLUSH.

POLYDRAIN 6" OVAL TO 6"Ø SDR

35 PIPE ADAPTER

V
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R
I
A

B
L
E

(
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.
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'
 
M

I
N

.
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1
.
1
1
'
 
M
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X

.
)

TRENCH DRAIN DETAIL

N.T.S.

(ABT INTERCEPTOR LINE DRAIN OR APPROVED EQUAL)

6" 6" 6"

4
"

CONCRETE

4" OF 3/4" MINUS

LEVELING COURSE

2" OF C-PILE SAND

PAVERS

COMPACTED SUBGRADE

A

C2.1

ADA COMPLIANT GRATE

8

C2.1
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NOTES:

SIGN POST: 2" X 2" PERFORATED

12 GAGE SQUARE TUBING

(.0105" WALL THICKNESS)

1' MIN. EMBEDMENT

1

2

" COUPLING NUT

SIGN BASE: 2 

1

2

" X 2 

1

2

"

NON PERFORATED

SQUARE TUBING (SEE

NOTES FOR ADDITIONAL

REQUIREMENTS)

5.59 LB./FT. WEIGHT

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

2. ALL INSTALLATIONS SHALL HAVE 14" Ø 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.

BASE INSTALLED

FLUSH WITH

FINISHED SURFACE

CLASS "30" CONCRETE

1
'
 
M

I
N

.

±

1

4

"

1
8
"

14" MIN. HOLE DIAMETER

NATIVE SOIL

SIGN BASE MATERIAL & DIMENSION REQUIREMENTS

2 

1

2

" OUTSIDE TUBE STEEL (20" LENGTH)

2 

1

8

" INSIDE TUBE STEEL

3

16

" THICK

INTERNAL ROD MATERIAL & DIMENSION REQUIREMENTS

1

2

" COLD ROLLED ROD (18" LENGTH)

1

2

" COUPLING NUTS

BOTTOM PLATE MATERIAL & DIMENSION REQUIREMENTS

4" X 4" X 

1

4

" STEEL STRAP

4"

4"

4
"

1

2

" Ø ROD

ATTACHMENT

LOCATION

1

2

" Ø DRAIN

HOLE

BOTTOM PLATE

1

2

" DRAIN HOLE

2
0
"

BOTTOM PLATE

TYPICAL SIGN BASE

N.T.S.

C2.1

6

1/4" STAINLESS STEEL SCREW

ANCHOR

ANCHOR DETAIL

0.4"

0.2"

0.45"

0.9"

0.45"

0.45"

0.34"

VARIES

PER RADIUS

RADIUS - WEDGE TILE

24"

6.55"

11.35"

16.15"

22.65"

1. DETECTABLE WARNING TILES SHALL BE TUFTILE

(CAST IRON & WET SET) OR APPROVED EQUAL.

2. REFER TO DETAIL 8.

3. COLOR TO BE PATINA (NO FINISH).

NOTES:

FASTENER

LOCATION

17 PLACES

22.65"

11.35"

16.15"

6.55"

24"

FASTENER

LOCATION

5 PLACES

2.35"

2.35"

DETECTABLE WARNING PLATE

N.T.S.

C2.1

7

COMPACTED SUBGRADE

SLOPE VARIES

TYPICAL ASPHALT SECTION

N.T.S.

1. SUBBASE CAN BE 2" TYPE II OR 

3

4

" TYPE I CRUSHED AGGREGATE BASE COURSE.

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

AGGREGATES AND ASPHALT.

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT SPECIFIC GEOTECHNICAL

REPORT, STAMPED BY A LICENSED ENGINEER, IS PROVIDED.

NOTES:

C2.1

SNOWMELT TUBING

(FOR ALLEY PAVING ONLY)

SLAB SHIELD FOIL-FACED INSULATION (R-5 MIN) BELOW

3/4" AGGREGATE, PERFORATE AT 12" O.C. EACH WAY.

(FOR ALLEY PAVING ONLY)

6" OF 2" TYPE II SUBBASE

3" OF ASPHALT

4" OF 3/4" TYPE I AGGREGATE BASE

1

PAVER DETAIL

N.T.S.

MUTUAL MATERIALS "SUMMIT BLEND" ROMAN

COBBLESTONE 6"x7" +/- CONCRETE PAVER

SIDEWALK OR APPROVED EQUAL

JOINTING SAND

COMPACTED SUBGRADE

SLOPE VARIES

A
D

J
O

I
N

I
N

G
 
S

U
R

F
A

C
E

SNOWMELT

TUBING

SLAB SHIELD FOIL-FACED INSULATION (R-5 MIN)

BELOW SAND, PERFORATE AT 12" O.C. EACH WAY.

C2.1

2" OF CLEAN SAND

4" OF 3/4" MINUS AGGREGATE LEVELING COURSE

6" OF 2" MINUS AGGREGATE BASE COURSE

2

6
"

1
2
"

R

=

1

5

"

2'- 0"

R=1/2"

R

=

1

2

"

R=1/2"

4
"

1"

6"

6" CONCRETE ROLLED CURB & GUTTER

N.T.S.

2" TAPER

6"

1. SUBBASE CAN BE 2" TYPE II OR 

3

4

" TYPE I CRUSHED AGGREGATE BASE COURSE.

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

AGGREGATES AND ASPHALT.

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT SPECIFIC GEOTECHNICAL REPORT,

STAMPED BY A LICENSED ENGINEER, IS PROVIDED.

4. 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).

NOTES:

4" OF 3/4" TYPE I AGGREGATE BASE

COMPACTED SUBGRADE

6" OF 2" TYPE II SUBBASE
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TYPICAL CURB TRANSITION DETAIL

2"
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1. SUBBASE CAN BE 2" TYPE II OR 

3

4

" TYPE I CRUSHED AGGREGATE BASE COURSE.

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

AGGREGATES AND ASPHALT.

3. PAVEMENT SECTION MAY BE MODIFIED IF A PROJECT SPECIFIC GEOTECHNICAL

REPORT, STAMPED BY A LICENSED ENGINEER, IS PROVIDED.

4. 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).

NOTES:

4" OF 3/4" TYPE I AGGREGATE BASE

COMPACTED SUBGRADE

6" OF 2" TYPE II SUBBASE

C
O

N
C

R
E

T
E

C2.1

4

1. INSTALL SCORE JOINTS AT INTERVALS TO MATCH WIDTH OF WALK NOT TO EXCEED 5 FEET SPACING IN

BOTH THE LONGITUDINAL AND TRANSVERSE DIRECTION FOR SIDEWALK GREATER THAN 5 FEET IN

WIDTH.  INSTALL EXPANSION JOINTS EVERY 10 FEET IN LONGITUDINAL DIRECTION.

2. 1/2'" TRANSVERSE PREFORMED BITUMINOUS JOINTS AT THE TERMINUS POINTS FOR CURVE AND

WHERE SIDEWALK IS PLACED BETWEEN TWO PERMANENT FOUNDATIONS OR ADJACENT TO THE

STRUCTURE, PLACE 

1

2

" EXPANSION JOINT MATERIAL ALONG THE BACK OF WALK THE FULL LENGTH.

3. SIDEWALK CONSTRUCTION JOINTS SHALL BE CONSTRUCTED APPROXIMATELY 

1

8

" WIDE, 

3

4

" IN DEPTH AND

FINISHED AND EDGED SMOOTH. A PREFORMED EXPANSION JOINT FILLER SHALL BE PLACED EVERY 40'

FOR NEW SIDEWALK CONSTRUCTION.

4. WHEN TRANSITIONING NEW SIDEWALK TO EXISTING, A MINIMUM 5' TRANSITIONAL PANEL SHALL BE

SEPARATED AND ISOLATED WITH EXPANSION MATERIAL.

5. SIDEWALK ALIGNMENT TRANSITIONS SHALL HAVE A MINIMUM RADIUS OF 30' TO THE FACE OF CURB.

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

ASPHALT.

7. CONCRETE THICKNESS PER THIS DETAIL OR MATCH EXISTING, WHICHEVER IS GREATER.

NOTES:

COMPACTED SUBGRADE

SLOPE VARIES

TYPICAL CONCRETE SECTION

N.T.S.

C2.1

4" OF 3/4" MINUS AGGREGATE LEVELING COURSE

5" OF CONCRETE

6" OF 2" MINUS AGGREGATE BASE COURSE
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ASSEMBLY DETAILS & FIRE-RATING
INFORMATION

XX XX

FIRE RATED ASSEMBLY PENETRATION
REQ.

DUCTS & AIR TRANSFER OPENINGS
DUCTS PENETRATING SHAFTS & FIRE BARRIERS SHALL
BE EQUIPPED WITH FIRE & SMOKE DAMPERS IN
ACCORDANCE W/ UL 555 & UL 555S (1.5hr. MIN. RATING)

DUCTS NOT CONTAINED IN A SHAFT & PENETRATING A
FIRE-RATED FLOOR/CEILING ASSEMBLY SHALL BE
PROVIDED W/ A FIRE DAMPER IN ACCORDANCE W/ UL 555
(1.5hr. MIN. RATING)

DUCTS LOCATED & PENETRATING OTHER FIRE-RATED
WALLS SHALL BE 26 ga. MIN. THICKNESS AND SHALL BE
PROTECTED AS THROUGH PENETRATION IN
ACCORDANCE W/ REQUIREMENTS LISTED BELOW.

THROUGH PENETRATIONS
THROUGH PENETRATIONS SHALL BE INSTALLED IN
ACCORDANCE W/ REQUIREMENTS LISTED IN SECTION 714
OF THE 2018 IBC.

WHEN PENETRATING ITEMS ARE STEEL, FERROUS, OR
COPPER PIPES, TUBES OR CONDUITS, THE ANNULAR
SPACE BETWEEN THE PENETRATING ITEM AND THE FIRE
RATED WALL ASSEMBLY SHALL BE PROTECTED WITH A
MATERIAL USED TO FILL THE ANNULAR SPACE AND
PREVENT THE PASSAGE OF FLAME AND HOT GASES AS
SUFFICIENT TO IGNITE COTTON WASTE WHEN
SUBJECTED TO ASTM E 119 OR UL 263
TIME-TEMPERATURE FIRE CONDITIONS UNDER A MINIMUM
POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH OF
WATER AT THE LOCATION OF THE PENETRATION FOR THE
TIME PERIOD EQUIVALENT TO THE FIRE RESISTANT
RATING OF THE WALL ASSEMBLY.

AS AN ALTERNATE; THE CONTRACTOR MAY CHOOSE TO
PROTECT THROUGH PENETRATIONS USING AN
APPROVED PENETRATION FIRESTOP SYSTEM INSTALLED
IN ACCORDANCE WITH ASTM E 814 OR UL 1479, WITH A
MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01
INCH OF WATER.

FIRESTOP SYSTEMS AT WALLS SHALL HAVE AN 'F' RATING
OF NOT LESS THAN THE REQUIRED FIRE RESISTANCE
RATING OF THE WALL ASSEMBLY.

FIRESTOP SYSTEMS AT HORIZONTAL ASSEMBLIES SHALL
HAVE AN 'F' RATING / 'T' RATING OF NOT LESS THAN ONE
HOUR BUT NOT LESS THAN THE REQUIRED RATING OF
THE FLOOR PENETRATED.
EXEMPTIONS AT HORIZONTAL ASSEMBLIES:
· FLOOR PENETRATIONS CONTAINED AND LOCATED

WITHIN THE CAVITY OF A WALL ABOVE THE FLOOR OR
BELOW THE FLOOR DO NOT REQUIRE A 'T' RATING.

· FLOOR PENETRATIONS BY FLOOR DRAINS, TUB
DRAINS, OR SHOWER DRAINS CONTAINED AND
LOCATED WITHIN THE CONCEALED SPACE OF A
HORIZONTAL ASSEMBLY DO NOT REQUIRE A 'T'
RATING.

MEMBRANE PENETRATIONS
MEMBRANE PENETRATIONS BY ELECTRICAL BOXES OF
ANY SIZE OR TYPE, THAT HAVE BEEN LISTED AS PART OF
A WALL OPENING PROTECTIVE MATERIAL SYSTEM FOR
USE IN FIRE RESISTANCE-RATED ASSEMBLIES AND ARE
INSTALLED IN ACCORDANCE WITH THE INSTRUCTIONS
INCLUDED IN THE LISTING AND IN ACCORDANCE W/ THE
2018 IBC AND NEC.

MEMBRANE PENETRATIONS FOR ITEMS OTHER THAN
ELECTRICAL FIXTURES SHALL COMPLY WITH "THROUGH
PENETRATION REQUIREMENTS" AS LISTED ABOVE.

LIGHT FIXTURES PENETRATING FIRE-RATED
FLOOR/CEILING ASSEMBLIES SHALL BE FIRE-RATED OR
SHALL BE INSTALLED WITH A FIRE-RATED PROTECTIVE
COVERING INSTALLED IN ACCORDANCE W/ MANUF.
SPECIFICATIONS.

18"x18" SUMP PIT W/ STEEL COVER PER STATE OF IDAHO
REQUIREMENT. PROVIDE REVEAL AROUND SUMP PIT
FOR STEEL COVER TO BE SECURED FLUSH W/ PIT FLOOR

ALL FIRE-RATED DOORS SHALL BE SELF-CLOSING &
SELF-LATCHING & TESTED PER NFPA 252 OR UL 10C

FLOOR DRAIN W/ OIL SEPARATOR, TYP. ROUTE TO
INTERNAL DRYWELL PER CIVIL DRAWINGS

CONCRETE CONTROL JOINT; SAWCUT 14" FOR EVERY
1" OF DEPTH OF SLAB THICKNESS, TYP. FILL JOINTS W/
ELASTROMERIC SEALANT (TYP.)

PROVIDE STAIRWAY IDENTIFICATION SIGNAGE PER IBC
SECTION 1023.9; FINAL DESIGN & LOCATION TBD.

(1) BIKE RACK AT EA. SIDE OF ENTRANCE. (4) TOTAL
BIKE PARKING SPACES. PROVIDE CONCRETE SUPPORT
FOR BIKE RACK ATTACHMENT PER MANUF. SPECS.
CONCRETE SHALL BE RECESSED BELOW PAVER &
SNOWMELT SYSTEM

PROVIDE PICTORAL SIGN W/ RAISED LETTERS & BRAILLE
READING "IN CASE OF FIRE, ELEVATORS ARE OUT OF
SERVICE"

INSULATED OVERHEAD GARAGE DOORS W/ OPERATOR &
SAFETY SYSTEMS PER UL 325 (TYP. @ ALL LOCATIONS)

AUTOMATED SMOKE & DRAFT CONTROL CURTAIN IN
ACCORDANCE W/ UL 1784

VERIFY STANDPIPE LOCATION WITH FINAL, APPROVED
FIRE SPRINKLER DESIGN

ACCESSIBILITY SWING PER SECTION 703. REFER TO
SHEET A0.5 FOR ADDT. INFO.

PRE-MANUFACTURED INDOOR WOODBURNING GAS
FIREPLACE. HEAT & GLO RUTHERFORD 50". INSTALL PER
MANUF. SPECIFICATIONS & MAINTAIN ALL REQUIRED
CLEARANCES TO COMBUSTIBLES (TYP.) INSTALL 5 8" TYPE
'X' GWB INSIDE OF CHASE

NON-COMBUSTIBLE RAISED HEARTH PER FIREPLACE
MANUF. SPEC.

FROST-FREE HOSE BIB; INSTALL @ 18" A.F.F.

DIRECT VENT ZERO CLEARANCE GAS FIREPLACE

WALL MOUNTED GAS FIREPLACE VENT TERMINATION

ROOF DRAIN WITH OVERFLOW DRAIN UNDER PAVERS

PORTABLE 2-A MIN FIRE EXTINGUISHER PER 2018 IFC
SECTION 906 AND NFPA 10

CONTRACTOR SHALL VERIFY FINAL LOCATION OF UTILITY
SINK W/ OWNER & TENANT PRIOR TO INSTALLATION OF
PLUMBING

AUTOMATIC GARBAGE GLIDER SYSTEM. PROVIDE
CONTROLS LOCATION WITHIN GARBAGE/ RECYCLING
ROOM. VERIFY FINAL DESIGN AND CONTROL LOCATION
WITH CLEAR CREEK DISPOSAL.

12" WIDE ROOF SCUPPER. EPDM & EPS FOAM MEMBRANE
SHALL BE CONTINUOUS THROUGH SCUPPER FOR
POSITIVE DRAINAGE TO TERRACE DRAIN LOCATIONS.
SCUPPER SHALL BE CENTERED BETWEEN GUARDRAIL
POST LOCATIONS

KEY NOTES
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RANDON CONTROL SYSTEM

PART I - GENERAL

SCOPE
General Contractor designed and installed Radon Control System below concrete slabs and/or in crawl
spaces as referred to Sub-Slab Depressurization System and Sub-Membrane Depressurization System
(crawl space) herein.

Furnish and install all necessary materials and labor including, but not limited to, soil-gas-retarder,
gravel vent piping, solid piping, pipe fittings, filter sock, risers, flashings, sealants, damp
proofing/waterproofing, electrical wiring, circuiting, electric fan, duct sealant, etc., as may be required.

Testing and Radon Levels:  The General Contractor shall be responsible for proper post construction
testing to reveal actual radon levels.  The General Contractor and the Owner shall mutually agree upon
a level of radon acceptable at post construction.

Requirements:  As noted in Appendix 'O' of the IBC as adopted by the city of Ketchum, latest edition,
and supplemental requirements therein.

Submittal:  The General Contractor shall submit to the Architect for their review a proposed design of
the radon control system indicating proposed placement, venting, fan location, etc.

PART II
RADON CONTROL SYSTEM

A sub-slab and or sub-membrane (at crawl space) depressurization system shall be installed to resist
radon entry into the building and prepare the building for post construction radon mitigation as may be
required.  The system shall be designed and installed as a passive system, relying entirely on natural
ventilation.  Ventilation is achieved by means of collection piping below slabs and/or at crawl space
areas and vent piping through roof.  The General Contractor shall test for radon, consult with the
Owner, and shall mutually agree upon a level of radon acceptable after post construction.  The General
Contractor shall take remedial action as may be required to attain the radon level agreed upon which
may require installing a continuous running electric fan.

UNDER SLAB:  PASSIVE SUB-SLAB DEPRESSURIZATION SYSTEM.

Gas Permeable Gravel Layer:  Basement or habitable concrete slabs on grade to have a uniform
4-inch layer of clean, washed, gas-permeable aggregate gravel beneath slab.  Gravel aggregate to be
between ¼" and ¾" in size.  Lateral airflow to gas collection point shall not be restricted by grade
beams, plumbing, or other sub-surface placement.

Gas Retarder Barrier:   A soil-gas-retarder consisting of a minimum 6-mil cross laminated
polyethylene flexible sheeting material barrier shall be placed over aggregate gravel and vent pipe "T"
prior to casting concrete slab.  All seams to lap at least 12-inches and sheeting to fit closely around any
penetrations.  Barrier shall be protected from punctures during construction and concrete slab
placement.

Piping:  A minimum 3" diameter solid PVC pipe shall be embedded vertically into the sub-slab
aggregate and connected to a PVC "T" fitting before the slab is cast.  Horizontal 3" or 4" perforated
pipe with filter sock, at least 10 feet in total length, shall be connected to the "T" fitting below the
soil-gas-retarder sheeting.  The solid riser pipe is to extend up through the floors and terminate at least
12" above the roof surface.

Sealant:  All slab joints and penetrations to be caulked and sealed with polyurethane caulk or
equivalent sealant.  Color to match concrete.

Condensation Drains:  Condensation drains shall be trapped or routed through non-perforated pipe to
daylight and vermin-proofed.  Sumps shall be covered with a gasketed or sealed lid.

Ductwork Sealant:  Ductwork passing beneath a slab shall be sealed to prevent air leakage. Return
ducts shall not be installed beneath slabs.

Damp-Proofing and Waterproofing:  Exterior foundation walls shall be damp-proofed or waterproofed
in accordance with drawings.

1. ALL SIDEWALKS AND ALLEY WAY WILL BE INCLUDED IN
THE SNOWMELT SYSTEM.

2. ALL SNOWMELT WILL EXTEND PAST EDGE OF PAVERS TO
INCLUDE CURBS.

3. SNOWMELT SYSTEMS INSTALLED IN THE PUBLIC ROW
SHALL BE INSTALLED AND OPERATE AT ALL TIMES
DURING THE WINTER.

4. THE SYSTEM SHALL MEET THE REQUIREMENTS OF THE
2018 IECC 403.12.2

5. THE SYSTEM SHALL HAVE AN ELECTRONIC MAIN
CONTROL BOARD TO OPERATE THE SYSTEM THAT IS
PROGRAMMABLE AND OPTIMIZES THE SYSTEM'S
FUNCTION.

6. THE SYSTEM SHALL HAVE IN-GROUND CONTROL
SENSORS LINKED TO THE MAIN CONTROL BOARD TO
DETECT SNOW AND ICE ON THE SURFACE, MONITOR THE
TEMPERATURE, AND AUTOMATICALLY ACTIVATE THE
SYSTEM.

7. THE SNOWMELT SYSTEM CONTROL BOARD AND
SNOWMELT SYSTEM BOILER TO BE LOCATED IN
BASEMENT LEVEL BOILER AREA.

SNOWMELT NOTES

BASEMENT LEVEL FLOOR PLAN
4'2'0

SCALE: 14" = 1'-0"

DWG. #

DRAWING

ISSUED

46
0 

N
O

RT
H

 M
AI

N
 S

TR
EE

T
46

0 
N

O
RT

H
 M

AI
N

 S
TR

EE
T 

 |
  K

ET
CH

U
M

, I
D

AH
O

R
U

S
C

IT
T

O
L

A
T

H
A

M
B

L
A

N
T

O
N

A
R

C
H

I
T

E
C

T
U

R
A

P.
A.

p
o

 b
o

x
 5

6
1

9
 k

e
tc

h
u

m
, 

id
 8

3
3

4
0

  
  

  
 2

0
8

.7
2

6
.5

6
0

8
  

  
  

 w
w

w
.r

lb
-s

v.
co

m

O
W

N
ER

SH
IP

 O
F 

D
O

CU
M

EN
TS

: T
hi

s 
do

cu
m

en
t, 

an
d 

th
e 

id
ea

s 
an

d 
de

si
gn

s 
in

co
rp

or
at

ed
 h

er
ei

n,
 a

s 
an

 in
st

ru
m

en
t o

f p
ro

fe
ss

io
na

l s
er

vi
ce

, i
s 

th
e 

pr
op

er
ty

 o
f  

RU
SC

IT
TO

  L
AT

HA
M

  B
LA

NT
O

N 
 A

RC
HI

TE
CT

UR
A 

 P
.A

.
, a

nd
 is

 n
ot

 to
 b

e 
us

ed
,in

 w
ho

le
 o

r 
in

 p
ar

t, 
fo

r 
an

y 
ot

he
r 

pr
oj

ec
t w

ith
ou

t w
ri

tt
en

 a
ut

ho
ri

za
tio

n 
of

 R
US

CI
TT

O
  L

AT
HA

M
  B

LA
NT

O
N 

 A
RC

HI
TE

CT
UR

A 
 P

.A
.

COPYRIGHT © 2022

06.24.2022 B.P. SUBMITTAL

08.19.2022 B.P. SUBMITTAL REVISIONS1

E

S
W

A 3 . 0

BASEMENT
LEVEL FLOOR

PLAN

1

Jordan
Snapshot

Jordan
Snapshot















 
 

Attachment C 
Phased Development 

Agreement  
22793 



Phased Development Agreement 
Contract #22793 
Page 1 

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

 

(Space Above Line For Recorder’s Use) 
 
 

5TH & MAIN CONDOMINIUMS  
PHASED DEVELOPMENT AGREEMENT #22793 

 
THIS PHASED DEVELOPMENT AGREEMENT (“Agreement”) is made and entered 

into as of the __ day of _______ 2022, by and between the City of Ketchum, an Idaho municipal 
corporation (“City”) and David Wilson, representing Fifth & Main LLC (the “Owner”) for the 
development located at 460 North Main Street, Ketchum Idaho (“Project”). 
 

RECITALS  
 

WHEREAS, the Owner owns certain real property located at 460 N Main Street, 
Ketchum, Idaho 83340 legally described as Lots 3 and 4, Block 5 within the Village of Ketchum 
Townsite, according to the official plat thereof on file in the office of the County Recorder of 
Blaine County, Idaho (the “Property”); and  

 
WHEREAS, the Owner intends to develop a mixed-use building containing two retail 

units on the ground floor, a parking garage with 8 off-street parking spaces, 4 community 
housing units with private entrances accessed from the alley, and 4 market-rate residential units 
(the “Project”) upon the Property. In order to develop the Project, the Owner has been granted 
the City’s approval of applications and permits which include terms and conditions of 
compliance by the Owner; and  

 
WHEREAS, The City of Ketchum is a municipal corporation established in accordance 

with Article XII of the Constitution of the State of Idaho and Title 50 of Idaho Code and is 
required and has exercised its authority pursuant to the Local Land Use Planning Act codified in 
Chapter 65 of Title 67 of Idaho Code and pursuant to Chapters 3, 9, and 13 of Title 50 of Idaho 
Code to enact the ordinances and regulations which govern the Owner’s intentions for the Project 
and use of the Property; and  

 
WHEREAS, the Owner has submitted applications to the City for the development of the 

Property, including Historic Structure Demolition Permit Application File Nos. H21-079 and 
D22-006, Pre-Application Design Review File No. P21-097 (“Historic Building Demolition 
Permit”), Design Review Application File No. P22-007 (“Design Review Permit”), Variance 
Application File No. P22-013 (“Variance”), Lot Consolidation Subdivision Preliminary Plat 
Application File No. P22-005 (“Lot Consolidation Preliminary Plat”), Lot Consolidation Final 
Plat Application File No. P22-041(“Lot Consolidation Final Plat”), Condominium Subdivision 
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Preliminary Plat Application File No. P22-006 (“Condominium Subdivision Preliminary 
Plat”), Right-of-Way Encroachment Permit Application File No. E22-011 (“ROW 
Encroachment Agreement”), and Building Permit Application File No. B22-053 (“Building 
Permit”) for the development of the Project and use of the Property (collectively referred to as 
“Permits”). The Owner requests a phased development agreement for the development of the 
Project under the provisions of Section 16.04.110 – Phased Development Projects within Title 
16 of the Ketchum Municipal Code.  
 

WHEREAS, the City of Ketchum Planning and Zoning Commission (the 
“Commission”) approved the Project Design Review Permit and Variance subject to conditions 
on March 8th, 2022 and adopted the Findings of Fact, Conclusions of Law, and Decision 
approving the Project on March 29th, 2022; and  

 
WHEREAS, the Commission recommended approval of the Lot Consolidation 

Preliminary Plat to remove the interior property line separating lots 3 and 4 and consolidate the 
development parcel for the purpose of constructing the Project on March 8th, 2022. The Ketchum 
City Council (“City Council”) approved the Lot Consolidation Preliminary subject to conditions 
on April 11th, 2022. The City Council approved the Lot Consolidation Final Plat subject to 
conditions on September 6th, 2022; and  

 
WHEREAS, the Commission recommended approval of the Condominium Subdivision 

Preliminary Plat to subdivide the mixed-use building into 2 retail condominium units, 4 market-
rate residential units, and 1 condominium for the 4 community housing rental units subject to 
conditions on March 8th, 2022. The City Council approved the Condominium Subdivision 
Preliminary Plat on April 11th, 2022; and  
 

WHEREAS, the Owner proposes to construct all required right-of-way, drainage, utility, 
and life safety improvements for the mixed-use building in one phase. All required 
improvements will be constructed to City standards and the Owner assumes maintenance 
responsibilities of the sidewalk and alley snowmelt system, water service lines, and sewer 
service lines. The City Council approved the Right-of-Way Encroachment Permit for the 
sidewalk pavers and snowmelt system and alley snowmelt system on September 6th, 2022; and  

 
WHEREAS, the City Council approved the Floor Area Ratio Exceedance Agreement 

(“FAR Exceedance Agreement”) memorializing the Owner’s/Owner’s community housing 
contribution in exchange for increased floor area on September 6th, 2022.  

 
WHEREAS, Owner filed Building Permit Application File No. B22-053 on June 29th, 

2022 to construct the Project. 
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AGREEMENT 
 

NOW THEREFORE, in consideration of the above recitals and the mutual covenants, 
agreements, terms, and conditions set forth herein, the Parties agree as hereinafter provided. 
 
1) Owner Responsibilities:  The Owner, by entering into this Agreement, does hereby accept 

and agrees to perform in accordance with and abide by the terms and conditions herein 
stated. 
a) Conditions on Development: The Project shall conform to the Project plans approved by 

the Planning and Zoning Commission, Design Review Permit P22-007. 
b) Construction Commencement Time Limit: Construction on the Project shall 

commence within six (6) months of City issuance of the Building Permit.  
c) Improvement Construction and Maintenance Responsibilities: The Owner shall 

engineer, construct, and otherwise provide, at its sole expense, all improvements, 
facilities, and services as provided for in this Agreement.  
i) Water and Sewer Services: Owner and all successors in interest are responsible for 

the installation, maintenance, repair, and other costs associated with the private water 
and sewer lines serving the Project. 

ii) Dry Utility Services: Owner and all successors in interest are responsible for the 
installation, maintenance, repair, and other costs associated with the dry utility 
services, including power, gas, telephone, and cable, serving the Project. 

d) Certificate of Occupancy Time Limit: A Certificate of Occupancy shall be obtained by 
the Owner for the Project no later than 24 months after the Building Permit is issued.  

e) Construction Phase I—Certificate of Occupancy Issuance Conditions: Construction 
Phase I shall consist of completion of the two ground-level commercial units.  A 
Certificate of Occupancy for Phase I shall not be issued and the final plat for the 
condominium subdivision shall not be approved by City Council until the following items 
are complete:  
i) All Design Review elements, including landscaping and exterior building design, 

consistent with the approved Design Review Permit are complete to the satisfaction 
of the Planning & Building Department; and 

ii) All dry utility services, including, power, gas, telephone, and cable, serving the 
Project shall be installed to the satisfaction of the City Engineer and Planning and 
Building Department.  

iii) The water and sewer main and services serving the Project and all condominium units 
shall be installed and complete to the satisfaction of the Utilities Department.  

iv) All pathways and access points for adequate and safe egress in and out of the Project 
shall be installed and complete to the satisfaction of the Building and Fire 
departments.  

v) All Main Street, 5th Street, and alley right-of-way improvements have been installed 
and complete in accordance with the approved building permit plans   to the 
satisfaction of the City Engineer, Planning and Building,  Streets, and Fire 
Departments.  

vi) The temporary pedestrian access platform and ramp along Main Street has been   
removed.  
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vii) All City Departments, including Planning and Building, Fire, Utilities, and Streets, 
and the City Engineer have conducted final inspections and authorized issuance of a 
Certificate of Occupancy for the two ground-floor commercial units. 

viii) In accordance with the FAR Exceedance Agreement 22792, the deed covenant for 
all  four community housing units has been recorded.  

f) Condominium Subdivision Final Plat: The City agrees to accept and process a   
condominium subdivision final plat application for review and approval by the City 
Council upon completion of all required Phase I improvements and a Certificate of 
Occupancy has been issued for the ground-level commercial units 

g) Construction Phase II—Certificate of Occupancy Issuance Conditions: Construction 
Phase II shall consist of the ground-level condominium unit containing the 4 community 
housing rental units. No Certificate of Occupancy shall be issued until the following 
items are complete:  
i) National Green Building Standard (“NGBS”) Silver Certification Verification: The 

Certificate of Occupancy for the ground-level condominium unit containing the 4 
community housing rental units shall not be issued until a NGBS-certified third-party 
verification has provided the City with confirmation that the construction of the 
residential units within Project meets or exceeds NGBS silver standards.  

ii) All City Departments, including Planning and Building, Fire, Utilities,   Streets, and 
the City Engineer have conducted final inspections and  authorized issuance of a 
Certificate of Occupancy for Phase II.  

iii) The four community housing units shall be listed for rent through BCHA 
 concurrent with the issuance of a Certificate of Occupancy for Phase II.  

h) Construction Phase III—Certificate of Occupancy Issuance Conditions: Phase III 
Construction shall consist of the four market-rate residential units on the second and third 
floors. No Certificate of Occupancy shall be issued until the following items are 
complete:  
i) All City Departments, including Planning and Building, Fire, Utilities,   Streets, and 

the City Engineer have conducted final inspections and  authorized issuance of a 
Certificate of Occupancy for Phase III.  

ii) The job site shall be cleaned and all construction equipment, temporary restrooms, 
dumpster, and construction material shall be removed from the  project site.  

2) Owners’ Association Assumption of Responsibilities: Upon the recording of the 
Condominium Subdivision Final Plat, the Owner may assign and transfer its maintenance 
responsibilities and obligations under this Agreement to the 5th & Main Condominiums 
Owner’s Association, Inc. 

3) General Provisions  
a) Recitals and Construction.  The City and Owner incorporate the above recitals into this 

Agreement and affirm such recitals are true and correct.   
b) Effective Date.  This Agreement is effective as of the date on which the last of the City 

and Owner execute this Agreement.  Neither party shall have any rights with respect to 
this Agreement until both have executed this Agreement. 

c) Owner Representations.  Owner represents and warrants to City that (a) Owner holds 
fee simple title to the Property, and (b) no joinder or approval of another person or entity 
is required with respect to Owner’s authority to make and execute this Amendment. 

d) Neutral Interpretation.   City and Owner acknowledge they and, if they so choose, their 
respective counsel have reviewed this Agreement and the normal rule of construction to 
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the effect that any ambiguities are to be resolved against the drafting party will not be 
employed in the interpretation of the Agreement, or any exhibits, attachments and 
addenda to the Agreement. 

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

 
IN WITNESS WHEREOF, the parties, having been duly authorized, have hereunder 

caused this Agreement to be executed, the same being done after public notice and statutory 
requirements having been fulfilled. 
 
CITY OF KETCHUM:    OWNER: 
an Idaho municipal corporation   5th & Main LLC 
        
       
           
      
By:         By:        

        Neil Bradshaw, Mayor  Name: David Wilson 
                Its: Managing Member 

 
   
ATTEST:   
 
_____________________________   
Lisa Enourato, Interim City Clerk       
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ACKNOWLEDGEMENT FOR CITY 
 
 
STATE OF IDAHO  ) 
    ) ss. 
COUNTY OF BLAINE ) 
 
On this   day of    , 2022, before me, the undersigned Notary Public in 
and for said State, personally appeared NEIL BRADSHAW, known or identified by me to be the 
Mayor of the City of Ketchum, Idaho, and the person who executed the foregoing instrument and 
acknowledged to me that he executed the same on behalf of such city. 
 
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and 
year in this certificate first written above.  
 
 
              
       Notary Public for the State of    
       Residing at       
       My Commission Expires     
 

 

ACKNOWLEDGEMENT FOR OWNER 
 
STATE OF       ) 
      ) ss. 
COUNTY OF       ) 
 
On this _____ day of ____________, 2022, before me, a Notary Public in and for said State, 
personally appeared DAVID WILSON, known to me to be the Managing Member of 5th & Main 
LLC, and known to me to be the person whose name is subscribed to the foregoing instrument, 
and acknowledged to me that he executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 
 

             
       Notary Public for the State of    
       Residing at       
       My Commission Expires     
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IN RE:                                                                                  )         
               )  
460 North Main Street Mixed-Use Building                  ) KETCHUM CITY COUNCIL  
5th & Main Condominiums       ) FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Lot Consolidation Subdivision Final Plat                       ) DECISION 
              )         
Date: September 6, 2022               )        
              ) 
File Number: P22-005             )      

 
PROJECT:   460 North Main Street Mixed-Use Building /5th & Main Condominiums 
 
APPLICATION TYPE: Lot Consolidation Subdivision Final Plat 
 
FILE NUMBER: P22-041 
 
ASSOCIATED APPLICATIONS:   Design Review P22-007, Variance P22-013, Lot Consolidation 

Preliminary Plat P22-005, and Condominium Subdivision Preliminary 
Plat P22-006 

 
ARCHITECT:  Michael Bulls, Ruscitto Latham Blanton Architecture 
 
DEVELOPER & OWNER: David Wilson, Main Street Realty Partners LLC 
 
LOCATION:  460 N Main Street (Ketchum Townsite: Block 5: Lots 3 & 4) 
 
ZONING:   Retail Core of the Community Core (CC-1) 
 
OVERLAY:   None  
 

RECORD OF PROCEEDINGS 
The Planning and Zoning Commission considered the 460 N Main Mixed-Use Building (5th & Main 
Condominiums) Lot Consolidation Subdivision Preliminary Plat Application File No. P22-005 during 
their regular meeting on March 8th, 2022. The application was considered concurrently with Design 
Review Application File No. P22-007, Variance Application File No. P22-013, and Condominium 
Subdivision Preliminary Plat Application File No. P22-006 and the public hearings were combined in 
accordance with Idaho Code §67-6522. After considering Staff’s analysis, the applicant’s 
presentation, and public comment, the Planning and Zoning Commission approved the 460 N Main 
Mixed-Use Building (5th & Main Condominiums) Design Review and Variance applications and 
recommended approval of the Lot Consolidation Preliminary Plat and Condominium Preliminary Plat 
applications to the Ketchum City Council. The City Council reviewed and approved the 460 N Main 
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Mixed-Use Building (5th & Main Condominiums) Lot Consolidation Preliminary Plat and Condominium 
Subdivision Preliminary Plat on April 11th, 2022.  
 
Public Hearing Notice & Public Comment  
The public hearing notice for the Planning and Zoning Commission’s review of the project on March 
8th, 2022 was mailed to all owners of property within 300 feet of the project site and all political 
subdivision on February 16th, 2022. The public hearing notice was published in the Idaho Mountain 
Express the on February 16th, 2022. A notice was posted on the City’s website on February 16th, 2022. 
The public hearing notice was posted on the project site on March 1st, 2022.  

 
FINDINGS OF FACT 

The Ketchum City Council having reviewed the project record does hereby make and set forth these 
Findings of Fact, Conclusions of Law, and Decision as follows:  
 
The applicant, property owner and developer David Wilson represented by architect Michael Bulls of 
Ruscitto Latham Blanton Architecture, is proposing to develop a new 26,386-square-foot mixed-use 
building at the southeast corner of Main and 5th Streets within the Retail Core (CC-1) Zoning District. 
The mixed-use building will accommodate two retail units on the ground floor, a parking garage with 
8 off-street parking spaces, 4 community housing units with private entrances accessed from the 
alley, and 4 market-rate residential units. The Lot Consolidation Subdivision Preliminary Plat 
Application will combine lots 3 and 4 within block 5 of Ketchum Townsite to consolidate the 
development parcel. 
 
The Lot Consolidation Subdivision Preliminary Plat will combine lots 3 and 4 within block 5 of 
Ketchum Townsite to consolidate the development parcel. The request to combine two Ketchum 
Townsite lots downtown meets all applicable standards outlined in the City’s subdivision regulations. 
This project fits in with downtown’s local context and small-town character. The development of 
different buildings on smaller lots over time generates variety in design and detail to form a dynamic, 
authentic, and interesting streetscape. Lot consolidations impact the pattern of downtown 
development. This application combines two Ketchum Townsite lots. Combined Lot 3A will have 110 
feet of frontage along Main Street and 100 feet of frontage along 5th Street. The total area of the 
combined lots is 11,000 square feet. Many Ketchum Townsite lots have been consolidated downtown 
to accommodate new development. Proposed Lot 3A is the same size and shape as the Idaho 
Independent Bank and Wells Fargo Bank properties across Main Street. 
 
Pursuant to Condition of Approval No. 3 of Lot Consolidation Preliminary Plat Application File No. 
P22-005, the Lot Consolidation Final Plat Application must be approved by the City Council and the 
final plat shall be recorded in the records of Blaine County, Idaho prior to issuance of a building 
permit for the 460 N Main Mixed-Use Development and prior to the submittal of the final plat 
application for the 5th & Main Condominiums. 
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FINDINGS REGARDING COMPLIANCE WITH FINAL PLAT SUBDIVISION REQUIREMENTS 
Final Plat Requirements 

Compliant  
Yes No N/A City Code  City Standards 
☒ ☐ ☐ 16.04.030.K.1 Point of beginning of subdivision description tied to at least two governmental 

survey corners, or in lieu of government survey corners, to monuments 
recognized by the City Engineer. 

Findings The point of beginning of the subdivision description is tied to two 
governmental survey corners—Blaine County GIS Control “K2nd-8th” Found 
5/8th Rebar and Blaine County GIS Control “K1st-3rd” Found Aluminum Cap as 
shown on the final plat map.   

☒ ☐ ☐ 16.04.030.K.2 
 

Location and description of monuments. 

Findings The location and description of monuments are provided on Sheet 1 of the 
Final Plat.  

☒ ☐ ☐ 16.04.030.K.3 
 

Tract boundary lines, property lines, lot lines, street right-of-way lines and 
centerlines, other rights-of-way and easement lines, building envelopes as 
required on the preliminary plat, lot area of each lot, boundaries of floodplain 
and floodway and avalanche district, all with bearings, accurate dimensions in 
feet and decimals, in degrees and minutes and radii, arcs, central angles, 
tangents and chord lengths of all curves to the above accuracy. 

Findings The lot lines of consolidated Lot 3A are shown on the final plat map. The total 
area of consolidated Lot 3A is 10,989 square foot, which is noted on the 
preliminary plat map. The final plat shows the 60-foot-wide 5th Street right-of-
way and the 80-foot-wide Main Street right-of-way. The property is not 
located within the floodplain, floodway, or avalanche districts. All other 
bearings and dimensions have been reviewed by the City Engineer for 
accuracy. 

☒ ☐ ☐ 16.04.030.K.4 
 

Names and locations of all adjoining subdivisions. 

Findings The subject property is adjacent to multiple Ketchum Townsite lots. All lots 
within Block 5 of Ketchum Townsite are indicated on the final plat map.  

☒ ☐ ☐ 16.04.030.K.5 
 

Name and right-of-way width of each street and other public rights-of-way. 

Findings The final plat shows the 60-foot-wide 5th Street right-of-way and the 80-foot-
wide Main Street right-of-way..  

☐ ☐ ☒ 16.04.030.K.6 
 

Location, dimension and purpose of all easements, public or private. 

Findings No public or private easements exists on the subject property and no new 
easements are required for the project.   

☒ ☐ ☐ 16.04.030.K.7 
 

The blocks numbered consecutively throughout each block. 
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Findings The lot consolidation final plat application proposes to combine two existing 
lots within Block 5 of the Ketchum Townsite. No new streets or blocks are 
proposed with this project. The final plat map specifies that consolidated Lot 
3A is within Block 5 of the Ketchum Townsite.  

☐ ☐ ☒ 16.04.030.K.8 
 

The outline of any property, other than a street, alley or easement, which is 
offered for dedication to public use, fully dimensioned by distances and 
bearings with the area marked "Dedicated to the City of Ketchum for Public 
Use", together with any other descriptive language with regard to the precise 
nature of the use of the land so dedicated. 

Findings This standard is not applicable as there is no requirement or proposal for land 
dedicated to public or common use for the mixed-use development.  

☒ ☐ ☐ 16.04.030.K.9 
 

The title, which shall include the name of the subdivision, the name of the 
City, if appropriate, county and state, and the location and description of the 
subdivision referenced to section, township, range. 

   Findings The title of the final plat as shown on Sheet 1 includes all required 
information—A Plat Showing Lot 3A, Block 5, Ketchum Townsite, wherein the 
lot line between Lots 3 & 4, Block 5, City of Ketchum are vacated, located 
within Section 18, T.4N., R.18E., B.M., City of Ketchum, Blaine County, Idaho.  

☒ ☐ ☐ 16.04.030.K.10 
 

Scale, north arrow and date. 

Findings The scale, north arrow, and date are included on Sheet 1 of the final plat.  
☒ ☐ ☐ 16.04.030.K.11 

 
Location, width, and names of all existing or dedicated streets and other 
public ways within or adjacent to the proposed subdivision. 

Findings All existing streets, including 5th, 4th, and Main streets and Leadville Avenue, as 
well as the Block 5 alleyway are indicated on the final plat map. No additional 
streets are being created or dedicated.  

☐ ☐ ☒ 16.04.030.K.12 
 

A plat note provision referencing the County Recorder's instrument number 
where the condominium declaration(s) and/or articles of incorporation of 
homeowners' association governing the subdivision are recorded. 

Findings This standard is not applicable as this final plat consolidates two existing 
Ketchum Townsite lots does not create a condominium subdivision. 

☒ ☐ ☐ 16.04.030.K.13 
 

Certificate by registered engineer or surveyor preparing the map certifying to 
the accuracy of surveying plat. 

Findings Sheet 1 of the final plat includes the required Certificate of Surveyor.   
☒ ☐ ☐ 16.04.030.K.14 

 
A current title report of all property contained within the plat shall be 
provided to the City and used, in part, as the basis for the dedication of 
easements and encumbrances on the property. 

Findings The title report, dated January 11, 2022, was used to prepare the final plat 
map and submitted with the lot consolidation final plat application.  

☒ ☐ ☐ 16.04.030.K.15 
 

Certification of owner(s) of record and all holders of security interest(s) of 
record with regard to such property. 

Findings The final plat application the current owner of record information. As 
conditioned, this standard will be met prior to recordation of the lot 
consolidation final plat. The signature block page shall include a certificate of 
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ownership and associated acknowledgement from all owners and holders of 
security interest with regard to the subject property.  

☒ ☐ ☐ 16.04.030.K.16 
 

Certification and signature of engineer (surveyor) verifying that the 
subdivision and design standards meet all City requirements. 

Findings As conditioned, this standard will be met prior to recordation of the lot 
consolidation final plat. The signature block page shall include the certification 
and signature of the surveyor verifying that the subdivision and design 
standards meet all City requirements.   

☒ ☐ ☐ 16.04.030.K.17 
 

Certification and signature of the City Engineer verifying that the subdivision 
and design standards meet all City requirements. 

Findings As conditioned, this standard will be met prior to recordation of the lot 
consolidation final plat. The signature block page shall include the City 
Engineer’s approval and verification that the subdivision and design standards 
meet all City requirements.   

☒ ☐ ☐ 16.04.030.K.18 
 

Certification and signature of the City Clerk of the City of Ketchum verifying 
that the subdivision has been approved by the council. 

Findings As conditioned, this standard will be met prior to recordation of the lot 
consolidation final plat. The signature block page shall include the certification 
and signature of the City Clerk verifying the subdivision has been approved by 
the City Council.  

☐ ☐ ☒ 16.04.030.K.19 
 

Notation of any additional restrictions imposed by the council on the 
development of such subdivision to provide for the public health, safety and 
welfare. 

Findings N/A as no restrictions were imposed by the Ketchum City Council during their 
review of the lot consolidation preliminary plat application.   

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

Findings This standard has been met. The construction design plans shall be submitted 
with the building permit application for review by City Departments. All 
improvements indicated on the project plans, including landscaping and right-
of-way improvements, shall be installed in accordance with the phased 
development agreement for the project. 

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

Findings This standard does not apply as this final plat application will combine two 
lots. The required improvements as shown on the project plans approved with 
Design Review P22-007 will be required to be installed in accordance with the 
associated phased development agreement for the project. 

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

Findings Improvement plans shall be reviewed and approved by City Departments 
through the building permit application process for 460 N Main Mixed-Use 
Development. No improvements are required to be installed for the lot 
consolidation final plat. 

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

1. All angle points in the exterior boundary of the plat. 
2. All street intersections, points within and adjacent to the final plat. 
3. All street corner lines ending at boundary line of final plat. 
4. All angle points and points of curves on all streets. 
5. The point of beginning of the subdivision plat description. 

Findings The applicant shall meet the required monumentation standards prior to 
recordation of the final plat. 

☐ ☐ ☒ 16.04.040.F Lot Requirements: 
1. Lot size, width, depth, shape and orientation and minimum building setback 
lines shall be in compliance with the zoning district in which the property is 
located and compatible with the location of the subdivision and the type of 
development, and preserve solar access to adjacent properties and buildings. 
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2. Whenever a proposed subdivision contains lot(s), in whole or in part, within 
the floodplain, or which contains land with a slope in excess of twenty five 
percent (25%), based upon natural contours, or creates corner lots at the 
intersection of two (2) or more streets, building envelopes shall be shown for 
the lot(s) so affected on the preliminary and final plats. The building envelopes 
shall be located in a manner designed to promote harmonious development of 
structures, minimize congestion of structures, and provide open space and solar 
access for each lot and structure. Also, building envelopes shall be located to 
promote access to the lots and maintenance of public utilities, to minimize cut 
and fill for roads and building foundations, and minimize adverse impact upon 
environment, watercourses and topographical features. Structures may only be 
built on buildable lots. Lots shall only be created that meet the definition of "lot, 
buildable" in section 16.04.020 of this chapter. Building envelopes shall be 
established outside of hillsides of twenty five percent (25%) and greater and 
outside of the floodway. A waiver to this standard may only be considered for 
the following: 

a. For lot line shifts of parcels that are entirely within slopes of twenty 
five percent (25%) or greater to create a reasonable building envelope, 
and mountain overlay design review standards and all other city 
requirements are met. 
b. For small, isolated pockets of twenty five percent (25%) or greater 
that are found to be in compliance with the purposes and standards of 
the mountain overlay district and this section. 

3. Corner lots shall have a property line curve or corner of a minimum radius of 
twenty five feet (25') unless a longer radius is required to serve an existing or 
future use. 
4. Side lot lines shall be within twenty degrees (20°) to a right angle or radial line 
to the street line. 
5. Double frontage lots shall not be created. A planting strip shall be provided 
along the boundary line of lots adjacent to arterial streets or incompatible 
zoning districts.  
6. Every lot in a subdivision shall have a minimum of twenty feet (20') of frontage 
on a dedicated public street or legal access via an easement of twenty feet (20') 
or greater in width. Easement shall be recorded in the office of the Blaine 
County recorder prior to or in conjunction with recordation of the final plat. 

Findings This standard is not applicable as no new lots are being created. This application 
combines two existing Ketchum Townsite lots to consolidate the development 
parcel for the new 460 N Main Mixed-Use Building.  

☐ ☐ ☒ 16.04.040.G G. Block Requirements: The length, width and shape of blocks within a proposed 
subdivision shall conform to the following requirements: 

1. No block shall be longer than one thousand two hundred feet (1,200'), 
nor less than four hundred feet (400') between the street intersections, 
and shall have sufficient depth to provide for two (2) tiers of lots. 
2. Blocks shall be laid out in such a manner as to comply with the lot 
requirements. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.020
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3. The layout of blocks shall take into consideration the natural 
topography of the land to promote access within the subdivision and 
minimize cuts and fills for roads and minimize adverse impact on 
environment, watercourses and topographical features. 
4. Corner lots shall contain a building envelope outside of a seventy five 
foot (75') radius from the intersection of the streets. 

Findings This standard is not applicable as no new blocks are being created.  
☒ ☐ ☐ 16.04.040.H Street Improvement Requirements: 

1. The arrangement, character, extent, width, grade and location of all streets 
put in the proposed subdivision shall conform to the comprehensive plan and 
shall be considered in their relation to existing and planned streets, topography, 
public convenience and safety, and the proposed uses of the land; 
2. All streets shall be constructed to meet or exceed the criteria and standards 
set forth in chapter 12.04 of this code, and all other applicable ordinances, 
resolutions or regulations of the city or any other governmental entity having 
jurisdiction, now existing or adopted, amended or codified; 
3. Where a subdivision abuts or contains an existing or proposed arterial street, 
railroad or limited access highway right of way, the council may require a 
frontage street, planting strip, or similar design features; 
4. Streets may be required to provide access to adjoining lands and provide 
proper traffic circulation through existing or future neighborhoods; 
5. Street grades shall not be less than three-tenths percent (0.3%) and not more 
than seven percent (7%) so as to provide safe movement of traffic and 
emergency vehicles in all weather and to provide for adequate drainage and 
snow plowing; 
6. In general, partial dedications shall not be permitted, however, the council 
may accept a partial street dedication when such a street forms a boundary of 
the proposed subdivision and is deemed necessary for the orderly development 
of the neighborhood, and provided the council finds it practical to require the 
dedication of the remainder of the right of way when the adjoining property is 
subdivided. When a partial street exists adjoining the proposed subdivision, the 
remainder of the right of way shall be dedicated; 
7. Dead end streets may be permitted only when such street terminates at the 
boundary of a subdivision and is necessary for the development of the 
subdivision or the future development of the adjacent property. When such a 
dead end street serves more than two (2) lots, a temporary turnaround 
easement shall be provided, which easement shall revert to the adjacent lots 
when the street is extended; 
8. A cul-de-sac, court or similar type street shall be permitted only when 
necessary to the development of the subdivision, and provided, that no such 
street shall have a maximum length greater than four hundred feet (400') from 
entrance to center of turnaround, and all cul-de-sacs shall have a minimum 
turnaround radius of sixty feet (60') at the property line and not less than forty 
five feet (45') at the curb line; 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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9. Streets shall be planned to intersect as nearly as possible at right angles, but 
in no event at less than seventy degrees (70°); 
10. Where any street deflects an angle of ten degrees (10°) or more, a 
connecting curve shall be required having a minimum centerline radius of three 
hundred feet (300') for arterial and collector streets, and one hundred twenty 
five feet (125') for minor streets; 
11. Streets with centerline offsets of less than one hundred twenty five feet 
(125') shall be prohibited; 
12. A tangent of at least one hundred feet (100') long shall be introduced 
between reverse curves on arterial and collector streets; 
13. Proposed streets which are a continuation of an existing street shall be given 
the same names as the existing street. All new street names shall not duplicate 
or be confused with the names of existing streets within Blaine County, Idaho. 
The subdivider shall obtain approval of all street names within the proposed 
subdivision from the commission before submitting same to council for 
preliminary plat approval; 
14. Street alignment design shall follow natural terrain contours to result in safe 
streets, usable lots, and minimum cuts and fills; 
15. Street patterns of residential areas shall be designed to create areas free of 
through traffic, but readily accessible to adjacent collector and arterial streets; 
16. Reserve planting strips controlling access to public streets shall be permitted 
under conditions specified and shown on the final plat, and all landscaping and 
irrigation systems shall be installed as required improvements by the subdivider; 
17. In general, the centerline of a street shall coincide with the centerline of the 
street right of way, and all crosswalk markings shall be installed by the 
subdivider as a required improvement; 
18. Street lighting may be required by the commission or council where 
appropriate and shall be installed by the subdivider as a requirement 
improvement; 
19. Private streets may be allowed upon recommendation by the commission 
and approval by the council. Private streets shall be constructed to meet the 
design standards specified in subsection H2 of this section; 
20. Street signs shall be installed by the subdivider as a required improvement of 
a type and design approved by the administrator and shall be consistent with the 
type and design of existing street signs elsewhere in the city; 
21. Whenever a proposed subdivision requires construction of a new bridge, or 
will create substantial additional traffic which will require construction of a new 
bridge or improvement of an existing bridge, such construction or improvement 
shall be a required improvement by the subdivider. Such construction or 
improvement shall be in accordance with adopted standard specifications; 
22. Sidewalks, curbs and gutters may be a required improvement installed by the 
subdivider; and 
23. Gates are prohibited on private roads and parking access/entranceways, 
private driveways accessing more than one single-family dwelling unit and one 
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accessory dwelling unit, and public rights of way unless approved by the city 
council. 

   Findings The project is located at the southeast corner of Main and 5th streets. As shown 
on Sheet C2.0 of the project plans approved with Design Review P22-007, the 
applicant proposes to expand and repair the asphalt roadway adjacent to the 
property along Main Street, 5th Street, and the alleyway. The ground-level 
parking garage will be accessed from 5th Street. The applicant will construct a 
zero-reveal curb and gutter to access the parking garage.  
 
Final civil drawings for all associated right-of-way and alley improvements shall 
be submitted with the building permit application to be verified, reviewed, and 
approved by the City Engineer and the Streets Department prior to issuance of a 
building permit for the project pursuant to condition of approval #10 of Design 
Review P22-007.  

☒ ☐ ☐ 16.04.040.I Alley Improvement Requirements: Alleys shall be provided in business, 
commercial and light industrial zoning districts. The width of an alley shall be not 
less than twenty feet (20'). Alley intersections and sharp changes in alignment 
shall be avoided, but where necessary, corners shall be provided to permit safe 
vehicular movement. Dead end alleys shall be prohibited. Improvement of alleys 
shall be done by the subdivider as required improvement and in conformance 
with design standards specified in subsection H2 of this section. 

Findings The north end of the block 5 alleyway is unpaved but contains significant 
improvements, including retaining walls, a streetlight, telephone and cable tv 
risers, a concrete pad, and power boxes. The City allowed the existing electrical 
infrastructure to be placed within the alley right-of-way in 2007 as part of a 
project to underground overhead powerlines. The existing improvements within 
the right-of-way block the alley creating a dead end. Pursuant to Ketchum 
Municipal Code §16.04.040.I, dead-end alleys shall only be permitted after due 
consideration of the interests of adjacent property owners, including, but not 
limited to, the provision of fire protection, snow removal, and trash collection 
services to such properties. 
 
The City currently maintains and removes snow from the improved portion of 
the Block 5 alleyway. The Streets Department must drive their equipment in 
reverse backing the loader up to the dead end and then pushing as much of the 
snow out of the alley as possible. The dead end makes it impossible for the City 
to remove all of the snow from the alleyway.   
 
As shown on Sheet C0.2 of the project plans approved with Design Review P22-
007, only a portion of the existing alley right-of-way adjacent to the subject 
property is improved. This paved area serves as required access to five off-street 
parking spaces that serve the adjacent development on Lot 7 located at 471 N 
Leadville Avenue. Future emergency vehicle access for the community housing 
units within the proposed development will be provided from the block 5 
alleyway.  
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The Fire Department requires a minimum 20-foot-wide travel lane for 
emergency vehicle access to be maintained clear and unobstructed at all times. 
The full 20-foot-width of the alley must be improved with asphalt pavement to 
provide compliant emergency vehicle access to the community housing units. 
The alley improvements must extend from the southeast corner of the 
development site to the edge of the existing retaining walls enclosing the power 
boxes at the north end of the alley. As the dead end makes it impossible for the 
City remove all the snow, the paved portion of the alley must include a snowmelt 
system in order to keep the required access clear and unobstructed during 
winter.  
 
Pursuant to condition #2 of Design Review P22-007, the full 20-foot width of the 
alley must be improved with asphalt pavement and a snowmelt system. These 
improvements shall extend from the southeast corner of the development site 
to the edge of the existing retaining walls enclosing the power boxes at the north 
end of the alley. These improvements shall be installed in accordance with the 
phased development agreement for the project.  

☐ ☐ ☒ 16.04.040.J Required Easements: Easements, as set forth in this subsection, shall be required 
for location of utilities and other public services, to provide adequate pedestrian 
circulation and access to public waterways and lands. 
1. A public utility easement at least ten feet (10') in width shall be required 
within the street right of way boundaries of all private streets. A public utility 
easement at least five feet (5') in width shall be required within property 
boundaries adjacent to Warm Springs Road and within any other property 
boundary as determined by the city engineer to be necessary for the provision of 
adequate public utilities. 
2. Where a subdivision contains or borders on a watercourse, drainageway, 
channel or stream, an easement shall be required of sufficient width to contain 
such watercourse and provide access for private maintenance and/or 
reconstruction of such watercourse. 
3. All subdivisions which border the Big Wood River, Trail Creek and Warm 
Springs Creek shall dedicate a ten foot (10') fish and nature study easement 
along the riverbank. Furthermore, the council shall require, in appropriate areas, 
an easement providing access through the subdivision to the bank as a 
sportsman's access. These easement requirements are minimum standards, and 
in appropriate cases where a subdivision abuts a portion of the river adjacent to 
an existing pedestrian easement, the council may require an extension of that 
easement along the portion of the riverbank which runs through the proposed 
subdivision. 
4. All subdivisions which border on the Big Wood River, Trail Creek and Warm 
Springs Creek shall dedicate a twenty five foot (25') scenic easement upon which 
no permanent structure shall be built in order to protect the natural vegetation 
and wildlife along the riverbank and to protect structures from damage or loss 
due to riverbank erosion. 
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5. No ditch, pipe or structure for irrigation water or irrigation wastewater shall 
be constructed, rerouted or changed in the course of planning for or 
constructing required improvements within a proposed subdivision unless same 
has first been approved in writing by the ditch company or property owner 
holding the water rights. A written copy of such approval shall be filed as part of 
required improvement construction plans. 
6. Nonvehicular transportation system easements including pedestrian 
walkways, bike paths, equestrian paths, and similar easements shall be 
dedicated by the subdivider to provide an adequate nonvehicular transportation 
system throughout the city. 

   Findings No new easements are required.  
☒ ☐ ☐ 16.04.040.K Sanitary Sewage Disposal Improvements: Central sanitary sewer systems shall be 

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

Findings The mixed-use development will connect to the municipal sewer system. The 
project shall meet all requirements of the Wastewater Department.   

☒ ☐ ☐ 16.04.040.L Water System Improvements: A central domestic water distribution system shall 
be installed in all subdivisions by the subdivider as a required improvement. The 
subdivider shall also be required to locate and install an adequate number of fire 
hydrants within the proposed subdivision according to specifications and 
requirements of the city under the supervision of the Ketchum fire department 
and other regulatory agencies having jurisdiction. Furthermore, the central 
water system shall have sufficient flow for domestic use and adequate fire flow. 
All such water systems installed shall be looped extensions, and no dead end 
systems shall be permitted. All water systems shall be connected to the 
municipal water system and shall meet the standards of the following agencies: 
Idaho department of public health, Idaho survey and rating bureau, district 
sanitarian, Idaho state public utilities commission, Idaho department of 
reclamation, and all requirements of the city. 

   Findings The mixed-use development will connect to the municipal water system. All 
utilities necessary must be improved and installed at the sole expense of the 
applicant. Final plans will be reviewed and approved by the Utilities Department 
prior to issuance of a building permit for the project. 
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☐ ☐ ☒ 16.04.040.M Planting Strip Improvements: Planting strips shall be required improvements. 
When a predominantly residential subdivision is proposed for land adjoining 
incompatible uses or features such as highways, railroads, commercial or light 
industrial districts or off street parking areas, the subdivider shall provide 
planting strips to screen the view of such incompatible features. The subdivider 
shall submit a landscaping plan for such planting strip with the preliminary plat 
application, and the landscaping shall be a required improvement. 

Findings This standard does not apply as the mixed-use building is within the original 
Ketchum Townsite subdivision.  

☒ ☐ ☐ 16.04.040.N Cuts, Fills, And Grading Improvements: Proposed subdivisions shall be carefully 
planned to be compatible with natural topography, soil conditions, geology and 
hydrology of the site, as well as to minimize cuts, fills, alterations of topography, 
streams, drainage channels, and disruption of soils and vegetation. The design 
criteria shall include the following: 
1. A preliminary soil report prepared by a qualified engineer may be required by 
the commission and/or council as part of the preliminary plat application. 
2. Preliminary grading plan prepared by a civil engineer shall be submitted as 
part of all preliminary plat applications. Such plan shall contain the following 
information: 

a. Proposed contours at a maximum of five foot (5') contour intervals. 
b. Cut and fill banks in pad elevations. 
c. Drainage patterns. 
d. Areas where trees and/or natural vegetation will be preserved. 
e. Location of all street and utility improvements including driveways to 
building envelopes. 
f. Any other information which may reasonably be required by the 
administrator, commission or council to adequately review the affect of 
the proposed improvements. 

3. Grading shall be designed to blend with natural landforms and to minimize the 
necessity of padding or terracing of building sites, excavation for foundations, 
and minimize the necessity of cuts and fills for streets and driveways. 
4. Areas within a subdivision which are not well suited for development because 
of existing soil conditions, steepness of slope, geology or hydrology shall be 
allocated for open space for the benefit of future property owners within the 
subdivision. 
5. Where existing soils and vegetation are disrupted by subdivision development, 
provision shall be made by the subdivider for revegetation of disturbed areas 
with perennial vegetation sufficient to stabilize the soil upon completion of the 
construction. Until such times as such revegetation has been installed and 
established, the subdivider shall maintain and protect all disturbed surfaces from 
erosion. 
6. Where cuts, fills, or other excavations are necessary, the following 
development standards shall apply: 

a. Fill areas shall be prepared by removing all organic material 
detrimental to proper compaction for soil stability. 
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b. Fills shall be compacted to at least ninety five percent (95%) of 
maximum density as determined by AASHO T99 (American Association 
of State Highway Officials) and ASTM D698 (American standard testing 
methods). 
c. Cut slopes shall be no steeper than two horizontal to one vertical 
(2:1). Subsurface drainage shall be provided as necessary for stability. 
d. Fill slopes shall be no steeper than three horizontal to one vertical 
(3:1). Neither cut nor fill slopes shall be located on natural slopes of 
three to one (3:1) or steeper, or where fill slope toes out within twelve 
feet (12') horizontally of the top and existing or planned cut slope. 
e. Toes of cut and fill slopes shall be set back from property boundaries a 
distance of three feet (3'), plus one-fifth (1/5) of the height of the cut or 
the fill, but may not exceed a horizontal distance of ten feet (10'); tops 
and toes of cut and fill slopes shall be set back from structures at a 
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the 
cut or the fill. Additional setback distances shall be provided as 
necessary to accommodate drainage features and drainage structures. 

   Findings The project shall meet all cut, fill, and grading standards.   
☒ ☐ ☐ 16.04.040.O Drainage Improvements: The subdivider shall submit with the preliminary plat 

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

Findings All storm water shall be retained on site, including water from roof drains. All 
roof drain locations must be shown on the project plans submitted with the 
building permit application for final review and approval by the City Engineer.  
Sheets C2.0 and C2.1 of the project plans approved with Design Review P22-007 
indicate the proposed drainage improvements. The drainage plan is comprised 
of a system of catch basins and drywells.  
 
Pursuant to condition #10 of Design Review P22-007, the applicant shall submit 
final civil drawings for all drainage improvements with the building permit 
application to be verified, reviewed, and approved by the City Engineer. The final 
project plans submitted with the building permit application must specify the 
location of all roof drains. 

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

Findings All utilities shall be installed underground. 
☐ ☐ ☒ 16.04.040.Q Off Site Improvements: Where the offsite impact of a proposed subdivision is 

found by the commission or council to create substantial additional traffic, 
improvements to alleviate that impact may be required of the subdivider 
prior to final plat approval, including, but not limited to, bridges, 
intersections, roads, traffic control devices, water mains and facilities, and 
sewer mains and facilities.  

   Findings The proposed condominium development does not create substantial additional 
traffic; therefore, no off-site improvements are required. 
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CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of the 

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

2. The City Council has the authority to review and approve the applicant’s Lot Consolidation 
Subdivision Final Plat Application pursuant to Chapter 16.04 of Ketchum Code Title 16. 

 
3. The Lot Consolidation Subdivision Final  Plat application is governed under Chapter 16.04 of 

Ketchum Municipal Code.  
 

4. The 5th & Main (460 N Main Mixed-Use Building) Lot Consolidation Subdivision Final Plat 
application meets all applicable standards specified in Title 16 of Ketchum Municipal Code.  

 
DECISION 

THEREFORE, the Ketchum City Council approves this Lot Consolidation Final Plat Application File No. 
P22-041 this Tuesday, September 6th, 2022 subject to the following conditions of approval.  
 

CONDITIONS OF APPROVAL 
1. The Lot Consolidation Final Plat is subject to all conditions of approval associated with Design 

Review Application File No P22-007.  
2. Failure to record a Final Plat within two (2) years of Council’s approval of a Preliminary Plat 

shall cause the Preliminary Plat to be null and void. 
3. The final plat mylar shall contain all items required under Title 50, Chapter 13, Idaho Code as 

well as all items required pursuant to Ketchum Municipal Code §16.04.030.J, including 
certificates and signatures.  

 
 

Findings of Fact adopted this 6th day of September 2022.  
 
 
 
 
  

                                      Neil Bradshaw, Mayor 
                           City of Ketchum 
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1. The purpose of this survey is to show the monuments found and set during
the boundary retracement of Lots 3-4, Block 5, Ketchum Townsite and vacate
the lot line between said lots as shown hereon.  The boundary shown is
based on A Record of Survey for Ketchum Block 5, Lots 3 & 4, Instrument
Number 642700, records of Blaine County, Idaho.  All found monuments have
been accepted.  Lot corner monuments were set by block breakdown and
proportioning record distances.

2. The distances shown are measured.  Refer to the above referenced survey
for previous record data.

3. This survey does not purport to reflect any of the following which may be
applicable to subject real property: natural hazards, encroachments,
wetlands, easements, building setbacks, restrictive covenants, subdivision
restrictions, zoning or any other land-use regulations.

4. A Title Commitment has been issued by Title Resources Guaranty Company,
Commitment Number 21435321-2, with a commitment date of January 11,
2022. Certain information contained in said title policy may not appear on this
map or may affect items shown hereon. It is the responsibility of the owner or
agent to review said title policy. Some of the encumbrances and easements
listed in the title report are NOT plottable hereon.  Review of specific
documents is required, if further information is desired.
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COMMITMENT FOR TITLE INSURANCE
Issued by

TITLE RESOURCES GUARANTY COMPANY

Issuing Office: TitleOne Corporation dba Sun Valley Title
ALTA® Universal ID: 1065022
Commitment Number: 21435321-2

SCHEDULE A

1. Commitment Date: January 11, 2022 at 07:30 AM

2. Policy or Policies to be issued:

X ALTA Owners Policy (6/17/06) Standard Coverage Policy Amount:
Proposed Insured: Premium: $0.00 
To Be Determined

3. The estate or interest in the land described or referred to in this Commitment is:
Fee Simple

4. Title to the estate or interest in the Land is at the Commitment Date vested in:
Fifth & Main, LLC, an Idaho limited liability company

5. The Land described as follows:
See Attached Schedule C

Title Resources Guaranty Company
TitleOne Corporation dba Sun Valley Title

By:

Nick Busdon, Authorized Signatory
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SCHEDULE B, PART I
Requirements

All of the following Requirements must be met:

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in this Commitment who will obtain an interest in 
the Land or who will make a loan on the Land. The Company may then make additional Requirements or Exceptions.

2. Pay the agreed amount for the estate or interest to be insured.

3. Pay the premiums, fees, and charges for the Policy to the Company.

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, or both, must be properly authorized, 
executed, delivered, and recorded in the Public Records.

5. NOTE: According to the available records, the purported address of the land referenced herein is:

None at this time, North Main St, Ketchum, ID  83340

6. NOTE: In the event this transaction fails to close, or this commitment is cancelled, a cancellation fee will be charged to comply with the State of 
Idaho Department of Insurance regulations.

7. The Company will require delivery and approval of an Indemnity and Affidavit as to Debts, Liens, and Possession prior to the issuance of any 
Extended Coverage policy. The Company may make additional requirements and exceptions upon disclosure of the same.

8. NOTE: The only deed(s) affecting said land, which recorded within 24 months of the date of this report, or the last recorded vesting deed, is (are) 
as follows:
Document: Warranty Deed 
Grantor: Main Street Realty Partners, LLC, a Delaware limited liability company
Grantee: Fifth & Main, LLC, an Idaho limited liability company 
Recorded: December 16, 2021
Instrument No.: 689935, records of Blaine County, Idaho.

9. The Company will require that a new plat be accepted by the Blaine County Assessor's Office and recorded with the Blaine County Recorder's 
Office prior to any closings.

10. The Company will require any CCR-type documents be recorded prior to closing.

11. The Company will require a copy of the Operating Agreement and any amendment thereof for Fifth & Main, LLC, showing authority of the 
officers, managers, or members to execute the forthcoming documents on behalf of said limited liability company. The Company may make 
additional requirements or exceptions upon disclosure of the same.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=22028287
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SCHEDULE B, PART II
Exceptions

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION CONTAINED IN ANY 
DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE SPECIFIC COVENANT, CONDITION, RESTRICTION, OR 
LIMITATION VIOLATES STATE OR FEDERAL LAW BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, 
HANDICAP, FAMILIAL STATUS, OR NATIONAL ORIGIN.

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or easement identified in Schedule A, and will 
include the following Exceptions unless cleared to the satisfaction of the Company.  If the Company’s requirements are satisfied, Exceptions 1 
through 7 will be removed on Enhanced/Extended coverage policies.

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records or is created, attaches, or is 
disclosed between the Commitment Date and the date on which all of the Schedule B, Part I—Requirements are met.

2. Rights or claims of parties in possession not shown by the Public Records.

3. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and 
complete land survey of the Land, and that is not shown by the Public Records.

4. Easements, or claims of easements, not shown by the Public Records.

5. Any lien, or right to a lien, for services, labor, equipment, or materials heretofore or hereafter furnished, imposed by law and not shown by the 
Public Records.

6. Taxes or special assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on 
real property or by the Public Records. Proceedings by a public agency which may result in taxes or assessments, or notices to such proceedings 
whether or not shown by the records of such agency, or by the Public Records.

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

8. Taxes, including any assessments collected therewith, for the year 2021 which are paid in full.
Parcel Number: RPK0000005003A
Original Amount: $10,597.64
Without Homeowner's Exemption

9. Taxes, including any assessments collected therewith, for the year 2022 which are a lien not yet due and payable.

10. The land described herein is located within the boundaries of the City of Ketchum and is subject to any assessments levied thereby.

11. Liens, levies, and assessments of a proposed homeowners/condominium association, if any.

12. Easements, reservations, restrictions, and dedications as shown on the official plat of Ketchum Townsite.

13. Easements, reservations, restrictions, and dedications as shown on the proposed plat of the new development.

14. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded October 25, 1883 in Book 1 of 
Patents, at Page 22, records of Blaine County, Idaho.

15. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded April 11, 1939 as Instrument 
No. 78777, records of Blaine County, Idaho.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=22028290
https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=22028289
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16. Right of way for ditches, tunnels, telephone, and distribution lines constructed by authority of the United States, as granted to the United States 
under the provisions of Section 58-604 Idaho Code.

17. All matters, and any rights, easements, interests or claims as disclosed by a Record of Survey recorded April 11, 2017 as Instrument No. 
642700, records of Blaine County, Idaho.

18. Terms, provisions, covenants, conditions, restrictions and easements provided in a proposed Declaration of Covenants, Conditions and 
Restrictions, but omitting any covenants, conditions or restrictions, if any, to the extent that such violates 42 USC 3604 (c) or any other ordinance, 
statute or regulation.
Recorded: 
Instrument No.:

19. A Deed of Trust to secure an indebtedness in the amount shown below and any other obligations secured thereby:
Amount: $1,500,000.00
Trustor/Grantor: Fifth & Main, LLC, an Idaho limited liability company 
Trustee: Pioneer Title Company 
Beneficiary: Mountain West Bank, Division of Glacier Bank 
Dated: December 15, 2021
Recorded: December 16, 2021
Instrument No.: 689936, records of Blaine County, Idaho.

(End of Exceptions)

https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=22028288
https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=22028286
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SCHEDULE C

Legal Description:

Lots 3 and 4, Block 5 of the VILLAGE OF KETCHUM, BLAINE COUNTY, IDAHO, according to the official plat thereof, recorded as Instrument No. 
302967, records of Blaine County, Idaho.
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