
 
 
Ketchum Urban Renewal Agency 
P.O. Box 2315 | 480 East Ave. N. | Ketchum, ID 83340 
 
 
May 16, 2021 
 
Chair and Commissioners 
Ketchum Urban Renewal Agency 
Ketchum, Idaho 
 
 

Recommendation to review and provide direction to staff on the request from Dave 
Wilson for infrastructure funding in the amount of $424,369 for improvements at 460 

N Main Street (5th and Main Street) 
 
Recommendation and Summary  
Staff is recommending the KURA Board review the funding request submitted by Dave 
Wilson for the improvements located at 460 North Main Street Avenue and provide 
direction to staff on the funding request. Should the Board support the request, KURA 
would direct staff to prepare an Owner Participation Agreement (OPA) to return for 
KURA approval.  
 
Analysis 
The Planning and Zoning Commission approved a new 24,501-square-foot mixed-use 
building located at 460 N Main Street within the Retail Core (CC-1 Zone) of downtown. 
The mixed-use building will accommodate two retail units on the ground floor with a 
total of 9,351 square feet, 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 (See Attachment B)  
 
The applicant is requesting KURA funding to reimburse costs to install heated pavers for 
the Main Street and 5th Street sidewalks around the project, replace the curb and gutter 
around the site, install street trees and irrigation, reconfigure retaining wall around the 
Idaho Power equipment in the alley, and associated paving. Construction projects 
throughout the city are required to replace curbs, gutters and install concrete sidewalks 
around a project, install streetlights, and repair any damage to public property as a 
result of the construction project.  



In this case, the developer is proposing to install improvements in the right of way that 
go beyond the city requirements. The heated pavers, street trees and irrigation were 
not required by the city.  
 
The KURA has adopted Resolution 17-URA6 that establishes the criteria for KURA 
funding (Attachment C). Mixed use projects are considered commercial projects and 
may apply for tax increment financing provided they meet all other criteria in Resolution 
17-URA6. As noted in greater detail in Attachment D, all the criteria are met for this 
funding request.  
 
Requested Funding  
The request is for $424,369 to reimburse the costs of installing eight-foot-wide heated 
paver sidewalks parallel to the building on Main Street and 5th Street, paving in the alley, 
landscaping, demolition of the existing sidewalks and lights, curb and gutter installation, 
installation of a new retaining wall, and new streetlights.  
 
Some of the requested improvements are improvements required as part of the new 
development project. The only improvements beyond city requirements would be the 
sidewalk pavers and snowmelt and street trees. Based on the submitted estimate, the 
total cost for those improvements is estimated at $216,257.  
 
Currently the taxable value of the property is $2,159,921 and the applicant estimates 
the value after the project after completion at $30 million.  
 
Financial Requirement/Impact 
Resolution 17-URA6 allows for a reimbursement of tax increment of no more than 50% 
of the total tax increment revenue generated from the project. Commitments for 
reimbursement shall not be greater than 5 years from the time the project is generating 
property tax revenue to the agency.  
 
Based on the existing property value and a projected value of $30 million, in the first 
year, the net projected KURA tax increment is $34,063. That increment would be subject 
to the 50% split providing $17,031 to the property owner and KURA. The increment is 
estimated to increase each year by 3%.  
 
Recommendation and Motion 
Staff is requesting direction from the KURA on the proposed funding request.  
 
 
Attachment A:  Applicant Application 
Attachment B:  Project Plans 
Attachment C:  KURA Funding Resolution 
Attachment D:  Funding Analysis 
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PROJECT

INFORMATION

P R O J E C T    I N F O R M A T I O N
OWNER: MAIN STREET REALTY PARTNERS LLC

P.O. BOX 6770. KETCHUM, ID 83340

PROJECT ADDRESS: 460 N MAIN ST. 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)  WITH AMENDMENTS PER KETCHUM ORDINANCE

                                                                             2018 INTERNATIONAL ENERGY CONSERVATION CODE (IECC)  AS AMENDED BY 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)

                                                                             CITY OF KETCHUM GREEN BUILDING CODE

  

PROJECT USE:                                                    MIXED USE: COMMERCIAL - RETAIL

                                                                                                    RESIDENTIAL - COMMUNITY HOUSING DWELLING UNITS 

                                                                                                                             SINGLE FAMILY DWELLING UNITS 

OCCUPANCY:                                                    M      MERCANTILE (RETAIL AREAS) 

                                                                            R-2    RESIDENTIAL

                                                                            S-2    PARKING AREAS

OCCUPANCY SEPARATION:                            M / R-2         1 HOUR

                                                                             M / S-2         1 HOUR

                                                                             R-2 / S-2       1 HOUR

                                                                             DWELLING UNIT SEPARATION 1/2 HOUR W/ FIRE SPRINKLERS     

CONSTRUCTION TYPE:                                    V-B

LOT AREA:                                                          11,000 SQ. FT.

BUILDING AREA CALCULATIONS:                  BASEMENT:                                                                  964 SQ. FT.

(GROSS)                                                              GROUND LEVEL:                                                      9,351  SQ.FT. 

                                                                             SECOND LEVEL:                                                        8,528  SQ.FT.                      

                                                                             THIRD LEVEL:                                                            6,962 SQ. FT.  

                                                                             FOURTH LEVEL:                                                            581 SQ.FT.   

                                                                  

                                                                             TOTAL:                                                                     26,386  SQ.FT.

FIRE SPRINKLERS:                                             NFPA 13 AUTOMATIC FIRE SPRINKLER SYSTEM WITH MONITORED ALARM SYSTEM PROVIDED  PER CITY OF  

                                                                             KETCHUM ORDINANCE AND NFPA 72

ALARM & FIRE DETECTION:                            APPROVED FIRE ALARM AND DETECTION SYSTEM SHALL BE INSTALLED THROUGHOUT THE   

                                                                            PROJECT.

WATER SOURCE CONSERVATION:               ALL WATER CONSUMPTION SHALL COMPLY WITH CITY OF KETCHUM REQUIREMENTS,  APPENDIX M AND THE     

                                                                           INTERNATIONAL GREEN CONSTRUCTION CODE (IGCC), SECTION 701.1 -  702.6. ALL PLUMBING FIXTURES FLOW 

                                                                           RATES SHALL COMPLY WITH TABLE 702.1 OF THE IGCC.

OTHER GREEN BUILDING REQ:                    RESIDENTIAL PORTIONS OF THE PROJECT TO ACHIEVE NATIONAL GREEN BUILDING STANDARD (NGBS) SILVER      

                                                                            CERTIFICATION, VERIFICATION BY THIRD PARTY NAHB VERIFIER.                                                      

FLOOR AREA RATIO (F.A.R.):                         REFER TO SHEET A1.2

COMMUNITY HOUSING:                               REFER TO SHEET A1.2

BUILDING HEIGHT:                                        42'-0" (42'-0" MAX) 

SETBACKS:                                                      NORTH-WEST SIDE (5TH STREET)                  0'-0"

                                                                          SOUTH-WEST SIDE  (MAIN STREET)              0'-0"                             

                                                                          NORTH-EAST SIDE (ALLEY)                             3'-0"

                                                                          SOUTH-EAST (PROPERTY LINE)                     1'-0"                                                                                                      

PARKING:                                                         OFF STREET PARKING

                                                                          RETAIL:  EXEMPT (LESS THAN 5,500 SQ. FT.)                  0 SPACES 

                                                                          COMMUNITY HOUSING:  (LESS THAN 750 SQ. FT.)       0 SPACES    

                                                                          RESIDENTIAL :                                                                       8 SPACES 

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

ARCHITECT

BUFFALO RIXON, AIA

RUSCITTO LATHAM BLANTON ARCHITECTURA P.A.

E: buffalo@rlb-sv.com

P.O. Box 5619  Ketchum, ID 83340

P: 208.726.5608

F: 208.726.1033

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
ARCHITECTURAL

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"
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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)

A0.0 PROJECT INFORMATION

C0.1 CIVIL COVER SHEET

C0.2 EXISTING SITE CONDITIONS

C1.0 SITE GEOMETRY

C2.0 SITE GRADING AND DRAINAGE

C2.1 DETAIL SHEET

C2.2 DETAIL SHEET

C2.3 DETAIL SHEET

A1.0 SITE PLAN

A1.1 SITE DEMOLITION AND LANDSCAPE REMOVAL PLAN

A1.2 F.A.R. CALCULATION

A2.0 BASEMENT LEVELFLOOR PLAN

A2.1 GROUND LEVEL FLOOR PLAN

A2.2 SECOND LEVEL FLOOR PLAN

A2.3 THIRD LEVEL FLOOR PLAN

A2.4 ROOF LEVEL PLAN

A3.0 NOT USED

A3.1 NOT USED

A4.0 BUILDING ELEVATIONS

A4.1 BUILDING ELEVATIONS

A4.2 EXTERIOR RENDERINGS AND MATERIALS

A5.0 EXTERIOR LIGHTING PLANS AND FIXTURES

A6.0 CONSTRUCTION MANAGEMENT PLAN

A7.0 MASTER SIGNAGE PLAN

A7.1 MASTER SIGNAGE ELEVATIONS

L1.1 GROUND LEVEL LANDSCAPE

L1.2 SECOND LEVEL LANDSCAPE

L1.3 THIRD LEVEL LANDSCAPE

JORDAN FITZGERALD, PROJECT MANAGER

E: jordan@rlb-sv.com

OWNER

MAIN STREET REALTY PARTNERS, LLC
P.O. Box 6770 Ketchum, ID 83340

P:    208.726.9776

E:  dwilson@wilsonconstructionsv.com
F:    208.726.1419

GENERAL CONTRACTOR

WILSON CONSTRUCTION

251 Northwood Way #F Ketchum, ID 83340

P:    208.726.5608

E:  dwilson@wilsonconstructionsv.com

F:    208.726.1419

MICHAEL BULLS, AIA

E: mbulls@rlb-sv.com

E

S

W

CIVIL ENGINEERING/SURVEYING

GALENA ENGINEERING, INC

317 North River St. Hailey, ID 83333

P:    208.788.1705
E:  sflynn@galena-engineering.com

DAVE WILSON

SEAN M. FLYNN, PE

STRUCTURAL ENGINEERING

P.O. Box 5619, Ketchum, ID 83340

P:    208.726.5608

E:  scott@rlb-sv.com

SCOTT HEINER, P.E.
RUSCITTO LATHAM BLANTON ARCHITECTURA P.A.

F:    208.726.1033
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NATURAL STONE VENEER /
BRICK COURSE LAYUP

WOOD SOFFITS

METAL: MATTE DARK BRONZE

· STANDING SEAM METAL ROOFING
· METAL FASCIA
· FLASHINGS
· WINDOWS & DOORS

EXTERIOR RENDERING: MAIN STREET A 4 . 2

EXTERIOR
RENDERINGS &

MATERIALS

WOOD SIDING COLUMNS, BEAMS AND TRIM
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EXTERIOR RENDERING: MAIN STREET & 5TH STREET EXTERIOR RENDERING: 5TH STREET
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Attachment D 
Compliance with Applicant Participation Policy Criteria 

(RESOLUTION NO. 17-URA6) 
 

Criteria 
Category 

 
Standard 

 

Policy Language 
 
Compliance 

 

Staff Comments 

General Funding Criteria for All Projects: 
 

General  
Section 1 

A 

The KURA is not 
obligated to fund any 
project, even when the 
project meets all funding 
criteria. Funding a 
project is a discretionary 
decision by the Ketchum 
Urban Renewal Board.  

 
 
Compliance 
 

This standard 
infers that 
projects (or 
components of 
projects) that do 
not meet the 
KURA’s funding 
criteria will not 
be funded. 
 
 

 B Funds generated from 
projects within the 
Revenue Allocation Area 
shall be used first and 
foremost for publicly 
owned infrastructure and 
for infrastructure that 
serves a direct public 
purpose.  

 
Compliance 
 

ROW 
infrastructure 
within KURA 
boundary is 
proposed for 
improvement 
with this Project.  

 C Public infrastructure 
located below ground or 
at-grade shall be given 
priority.  

 
Compliance 
 

Requested funds 
are at-grade. 

 D In rare circumstances, 
funding for a non-
infrastructure request 
may be considered if it is 
found to meet the 
criteria described in the 
section below.  

 
Compliance 
 

The project is 
requesting 
infrastructure 
funding. 



 E Projects specifically 
identified in the 2010 
Ketchum Urban Renewal 
Plan shall take priority 
for funding in all cases.  

 
Compliance 
 

The property is 
identified within 
the KURA 
revenue 
allocation area. 

 F All requests for Tax 
Increment Financing shall 
be made no later than 
thirty (30) days after the 
applicant applies for a 
building permit.  

 
Compliance 
 

The project has 
not yet obtained 
a building permit 

 G The Agency shall not 
consider requests to fund 
public infrastructure that 
have been required by 
the City of Ketchum in 
exchange for 
development bonuses, 
such as density waivers, 
variances, and other 
development 
bonuses.  In these 
situations, the public 
infrastructure that was 
required in exchange for 
development bonuses 
shall be paid by the 
private developer. 

 
NA 

 
NA 

  



 
Funding of Residential Projects:  
 

Section 2D 1 Only residential projects 
that incorporate 
community housing, as 
defined by the City of 
Ketchum, will be 
considered for tax 
increment 
funding.  Funding will be 
proportionate to the 
amount of community 
housing the project 
provides.  For example, if 
ten out of 100 residential 
units are considered 
community housing, the 
Agency may consider 
funding 10% of 
infrastructure costs.  All 
other residential projects 
will not be considered. 

 
NA 

The project is a 
mixed-use 
project 

 2 Mixed-Use projects of any 
scale are considered 
commercial projects and 
may apply for tax 
increment financing, 
provided they meet all 
other criteria. 

Compliance 
 

The project is a 
mixed-use 
project 
consisting of 
9,351 square 
feet of ground 
floor retail, four 
deed restricted 
community 
housing units 
and four market 
rate units  
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