
  

 

 
 
 
 

 
May 2, 2022 
 
Mayor Bradshaw and City Councilors 
City of Ketchum 
Ketchum, Idaho 
 
Mayor Bradshaw and City Councilors: 
 

Recommendation To Approve the 131 N Washington Ave  
Condominium Subdivision Preliminary Plat and FAR Exceedance Agreement #22767 

 
Recommendation and Summary  
Staff recommends the Ketchum City Council approve the Preliminary Plat and adopt the findings of 
fact, conclusions of law, and decision for a condominium subdivision submitted by Mike Brunelle, of 
Brunelle Architects on behalf of the property owner, Bohica Idaho, LLC. Staff also recommends 
approval of FAR Exceedance Agreement #22767, memorializing the voluntary commitment of the 
applicant to provide community housing in exchange for increased floor area.  
 
Recommended Motion: “I move to approve the 131 N Washington Ave condominium preliminary plat 
application, as conditioned, adopt the findings of fact, conclusion of law, and decision, and approve 
FAR Exceedance Agreement #22767.” 
 
The reasons for the recommendation are as follows: 
 

• The request meets all applicable standards for Preliminary Plats and Condominium 
Subdivisions contained in Ketchum Municipal Code’s Subdivision (Title 16) regulations.  

• The Ketchum Planning and Zoning Commission approved the Design Review application and 
voted to recommend approval of the Condominium Preliminary Plat application, as 
conditioned, on April 12, 2022.  

• All city departments have reviewed the proposal and have no issue with the proposed 
condominium subdivision. 

• As outlined in the FAR Exceedance Agreement, the applicant will provide one on-site 
community housing unit.  

 
Introduction and History 
The Applicant is proposing a 9,983 square foot three-story mixed-use development known as Bohica 
Multi-Use (the “project”), located at 131 N Washington Avenue (the “subject property”). The subject 
property contains a vacant 6,245 square foot two story building originally approved as a restaurant 
with second floor outdoor patio/dining space initially constructed in 2008. Prior to vacancy of the 
structure, the building was the location of the Rustic Moose, Bora Restaurant, Globus, and Boho 
Lounge. The space has been vacant for at least a year but used for special events intermittently.  
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The subject property is zoned Community Core -Subdistrict 2 - Mixed Use (CC-2) which allows for 
various commercial uses and multi-family residential. As proposed, the project includes significantly 
reduced commercial space of approximately 1,400 square feet, a ground floor patio fronting 
Washington Ave, and three residential dwelling units: 

• One 739 square foot community housing dwelling unit on the ground floor off the alley 
• One 1,823 square foot dwelling unit on the second floor 
• One 3,505 square foot dwelling unit with square footage on the second and third floors 

 
The project is proposing to take advantage of the Floor Area Ratio (FAR) bonus for Community 
Housing, mitigating the additional floor area by dedicating one for-sale deed restricted unit on-site 
with no additional cash-in-lieu fee required. The proposed FAR for the project is 1.8, which is less 
than the maximum 2.25 FAR for density bonuses in the Community Core.  
 
The City of Ketchum received an application for Pre-Application Design Review on January 3, 2022. 
During evaluation of the pre-application for completeness, the city passed Ordinance 1231 amending 
the types of projects that require pre-application design review. The proposed project did not fall 
under the amended project list and therefore staff gave the applicant the option to move forward 
with pre-application or resubmit for Final Design Review. The applicant resubmitted a Final Design 
Review and condominium preliminary plat application on February 14, 2022. The Design Review and 
Preliminary Plat applications have been reviewed concurrently and were deemed complete on March 
30, 2022. The Planning and Zoning Commission reviewed both applications at their regular meeting 
on April 12, 2022, concluding with an approval of the Design Review application and a 
recommendation of approval for the condominium preliminary Plat. The staff report for the April 12, 
2022, meeting is included as Attachment D.   
 
Analysis  
During Department Review, staff reviewed the preliminary plat application for conformance with 
KMC 16.04.030 – Procedures for subdivision approval, KMC 16.04.040 – Development and Design, and 
KMC 16.04.070 – Condominiums. The application materials and condominium preliminary plat are 
included as Attachments A and B. As shown in the draft Findings of Fact (Attachment C), the 
subdivision application meets all requirements for a preliminary plat and a condominium plat. Where 
“N/A” is checked, the standard is not applicable for one of the following reasons: 

• The standard applies to the creation of new subdivisions or new infrastructure. The 
application does not propose any new streets, water or sewer extensions of main lines, or 
master drainage infrastructure. 

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

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

 
Staff recommends approval of the Preliminary Plat application for a townhouse subdivision with the 
following recommended Conditions of Approval: 

1. The preliminary plat is subject to all conditions of approval associated with Design Review 
approval P22-001. Changes to the design review approval may require changes to the 
preliminary or final plats filed for the project.  
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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. 

 
Sustainability 
The proposed preliminary plat does not limit the ability of the city to reach the goals of the Ketchum 
Sustainability Action Plan – 2020. 
 
Financial Impact 
There is no financial requirement from the city for this action.  
 
Attachments  

A. Application and supporting materials 
B. Preliminary Plat Plan Set 
C. Draft City Council Findings of Fact, Conclusions of Law, and Decision 
D. Staff Report – April 12, 2022 Planning and Zoning Commission Meeting 
E. FAR Exceedance Agreement #22767 



 
 

ATTACHMENT A: 
Application and Supporting 

Materials 
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ATTACHMENT B: 
Preliminary Plat Plan Set 



DD

PHPH

PHPH
TVTV

EO
A

SS

G
A

S
G

A
S

PBPB

W
W

W
W

W
W

W
W

SD

S
S

S
S

S

SS

PBPB

CCC

C  FIRST STREET (60' R/W)L

C
  W

AS
H

IN
G

TO
N

 A
VE

N
U

E 
(6

0'
 R

/W
)

L

AL
LE

Y 
BL

O
C

K 
39

 (2
0'

R
/W

)

ST
EP

20'
30'

S45° 41' 24"W  100.06'

N
44

° 2
4'

 0
4"

W
  5

5.
00

'

N45° 40' 43"E  100.06'

S4
4°

 2
3'

 4
4"

E 
 5

5.
02

'

N41° 11' 58"E  1103.59'

N77° 11' 17"E  716.41'

S55° 14' 27"W  1735.11'

BLAINE COUNTY
G.I.S. CONTROL

"K1ST-3RD"
FOUND ALUMINUM CAP

BLAINE COUNTY
G.I.S. CONTROL

"LEADVILLE/RIVER"
FOUND 1/2" REBAR, NO CAP

160 E 2NS ST
LOT 1, BLK 39

KETCHUM

111 N WASHINGTON AVE
LOT 4, BLK 39

KETCHUM

10
0 

N
 1

ST
 A

VE
FI

R
ST

 &
 F

IR
ST

 B
U

IL
D

IN
G

 C
O

N
D

O
19

0 
N

 1
ST

 A
VE

C
IN

EM
A 

SQ
U

AR
E 

C
O

N
D

O

S45° 42' 05"W  300.10'

S4
4°

 2
3'

 4
4"

E 
 2

80
.1

2'

583
0

5830

58
35

583
1

583
2

5833

5834

5835

583
1

5832

5833

5834

5836

58
37

582
9

C
 F

IR
ST

 A
VE

 (1
00

' R
/W

)
L N

44
° 2

4'
 2

4"
W

  2
79

.8
8'

C SECOND ST.  (60' R/W)L
N45° 39' 21"E  300.15'

BOHICA MULTI-USE CONDO'S

GALENA ENGINEERING, INC.
HAILEY, IDAHO

1 OF 3
Job No. 8229

PRE
LIM

INA
RY

SCALE IN FEET

4001020 20 60

Property Line
Adjoiner's Lot Line
Centerline of Right-of-way
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Survey Control
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Power Meter

TVBOX = Cable TV Riser

PBOX = Power Box

Fire Hydrant

Sewer Manhole

Catch Basin

PHBOX = Telephone Riser

Sewer Cleanout

GMKR = Gas Marker

Water Valve

GMTR =  Gas Meter

W Water Main

DD Drywell

SD Storm Drain

S Sewer Main
SS Sewer Service

T.P.O.B.

1' Contour Interval
5' Contour Interval
CA = Common Area
ELEV. = Elevator
LC = Limited Common Area
MECH. = mechanical Room
T.P.O.B. = True Point of Beginning

1. The purpose of this survey is to show the monuments found and set during the
boundary retracement of Lot 3, Block 39, Ketchum Townsite, Instrument Number
302967, records of Blaine County, Idaho, and  to condominiumize said property as
shown hereon.  All found monuments have been accepted.  Lot corner
monuments were set by block breakdown and proportioning record distances.
Vertical Datum is NAVD 1988.

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

3. Unless shown hereon, 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 Stewart Title Guaranty Company, File
Number 2123662, with a Date of Guarantee of January 14, 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.  All plottable encumbrances and easements listed in the title report are
shown hereon.  Review of specific documents is required, if further information is
desired.

5. In interpreting the Declaration, Plat or Plats, and Deeds, the existing physical
boundaries of the unit as originally constructed, or reconstructed in lieu thereof,
shall be conclusively presumed to be its boundaries rather than the metes and
bounds expressed or depicted in the declaration, plat or plats, and/or deeds,
regardless of settling or lateral movement of the building and regardless of minor
variances between boundaries shown in the declaration, plat or plats, and/or
deeds, and the actual boundaries of the units in the buildings.

6. Dimensions shown hereon will be subject to slight variations, owing to normal
construction tolerances.

7. Horizontal or sloping planes shown hereon are top of finished subfloor and bottom
of finished ceiling: vertical planes are finished surfaces of interior walls.  Some
structural members extend into units, limited common areas and parking spaces.

8. Property shown hereon is subject to terms, provisions, covenants, conditions,
restrictions, easements, charges, assessments and liens provided by applicable
Condominium Law or the Condominium Declaration recorded under Instrument
Number ________, records of Blaine County, Idaho.  Consult the Condominium
Declarations for the definition of common and limited common area.

9. All area outside of units that is not designated as limited common is common area.
areas of "common" or "limited common" are shown by diagram.

10. Building ties are to the interior corners of unit walls.

11. Utility easements necessary to allow for access and maintenance of utilities
serving units other than the unit they are located in are hereby granted by this plat.

12. No garage may be condominiumized or sold separate from a condominium unit.

13. The current zoning is Community Core - Subdistrict 2 - Mixed Use. Refer to the
City of Ketchum Zoning Ordinance for specific information about this zone.

14. The owner of the property is Bohica Idaho LLC, PO Box 1129, Ketchum, ID. The
surveyor/representative is Mark E. Phillips, Galena Engineering, Inc., 317 N. River
St., Hailey, Idaho 83333.
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This is to certify that the undersigned are the owners in fee simple of the following described condominium property:
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    On this      day of                 , 2022, before me, a Notary Public in and for said State,    On this      day of                 , 2022, before me, a Notary Public in and for said State,   On this      day of                 , 2022, before me, a Notary Public in and for said State,  On this      day of                 , 2022, before me, a Notary Public in and for said State, On this      day of                 , 2022, before me, a Notary Public in and for said State,  this      day of                 , 2022, before me, a Notary Public in and for said State, this      day of                 , 2022, before me, a Notary Public in and for said State,       day of                 , 2022, before me, a Notary Public in and for said State,      day of                 , 2022, before me, a Notary Public in and for said State,     day of                 , 2022, before me, a Notary Public in and for said State,    day of                 , 2022, before me, a Notary Public in and for said State,   day of                 , 2022, before me, a Notary Public in and for said State,  day of                 , 2022, before me, a Notary Public in and for said State, day of                 , 2022, before me, a Notary Public in and for said State,  of                 , 2022, before me, a Notary Public in and for said State, of                 , 2022, before me, a Notary Public in and for said State,                  , 2022, before me, a Notary Public in and for said State,                 , 2022, before me, a Notary Public in and for said State,                , 2022, before me, a Notary Public in and for said State,               , 2022, before me, a Notary Public in and for said State,              , 2022, before me, a Notary Public in and for said State,             , 2022, before me, a Notary Public in and for said State,            , 2022, before me, a Notary Public in and for said State,           , 2022, before me, a Notary Public in and for said State,          , 2022, before me, a Notary Public in and for said State,         , 2022, before me, a Notary Public in and for said State,        , 2022, before me, a Notary Public in and for said State,       , 2022, before me, a Notary Public in and for said State,      , 2022, before me, a Notary Public in and for said State,     , 2022, before me, a Notary Public in and for said State,    , 2022, before me, a Notary Public in and for said State,   , 2022, before me, a Notary Public in and for said State,  , 2022, before me, a Notary Public in and for said State, , 2022, before me, a Notary Public in and for said State,  2022, before me, a Notary Public in and for said State, 2022, before me, a Notary Public in and for said State,  before me, a Notary Public in and for said State, before me, a Notary Public in and for said State,  me, a Notary Public in and for said State, me, a Notary Public in and for said State,  a Notary Public in and for said State, a Notary Public in and for said State,  Notary Public in and for said State, Notary Public in and for said State,  Public in and for said State, Public in and for said State,  in and for said State, in and for said State,  and for said State, and for said State,  for said State, for said State,  said State, said State,  State, State, personally appeared Kirsten Ritzau, known or identified to me to be the Governor of the limited liability  appeared Kirsten Ritzau, known or identified to me to be the Governor of the limited liability appeared Kirsten Ritzau, known or identified to me to be the Governor of the limited liability  Kirsten Ritzau, known or identified to me to be the Governor of the limited liability Kirsten Ritzau, known or identified to me to be the Governor of the limited liability  Ritzau, known or identified to me to be the Governor of the limited liability Ritzau, known or identified to me to be the Governor of the limited liability , known or identified to me to be the Governor of the limited liability  known or identified to me to be the Governor of the limited liability known or identified to me to be the Governor of the limited liability  or identified to me to be the Governor of the limited liability or identified to me to be the Governor of the limited liability  identified to me to be the Governor of the limited liability identified to me to be the Governor of the limited liability  to me to be the Governor of the limited liability to me to be the Governor of the limited liability  me to be the Governor of the limited liability me to be the Governor of the limited liability  to be the Governor of the limited liability to be the Governor of the limited liability  be the Governor of the limited liability be the Governor of the limited liability  the Governor of the limited liability the Governor of the limited liability  Governor of the limited liability Governor of the limited liability  of the limited liability of the limited liability  the limited liability the limited liability  limited liability limited liability  liability liability company that executed the foregoing instrument, and acknowledged to me that such limited liability  that executed the foregoing instrument, and acknowledged to me that such limited liability that executed the foregoing instrument, and acknowledged to me that such limited liability  executed the foregoing instrument, and acknowledged to me that such limited liability executed the foregoing instrument, and acknowledged to me that such limited liability  the foregoing instrument, and acknowledged to me that such limited liability the foregoing instrument, and acknowledged to me that such limited liability  foregoing instrument, and acknowledged to me that such limited liability foregoing instrument, and acknowledged to me that such limited liability  instrument, and acknowledged to me that such limited liability instrument, and acknowledged to me that such limited liability  and acknowledged to me that such limited liability and acknowledged to me that such limited liability  acknowledged to me that such limited liability acknowledged to me that such limited liability  to me that such limited liability to me that such limited liability  me that such limited liability me that such limited liability  that such limited liability that such limited liability  such limited liability such limited liability  limited liability limited liability  liability liability company executed the same.     IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year in this certificate first above written.
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Notary Public in and for said State
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My Commission Expires
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ACKNOWLEDGMENT
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STATE OF
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COUNTY OF
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Bohica Idaho LLC, An Idaho Limited Liability Company
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CERTIFICATE OF OWNERSHIP
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LOT 3, BLOCK 39, KETCHUM TOWNSITE
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It is the intent of the owners to hereby include said condominium property in this plat.
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The easements indicated hereon are not dedicated to the public, but the right to use said easements  easements indicated hereon are not dedicated to the public, but the right to use said easements easements indicated hereon are not dedicated to the public, but the right to use said easements  indicated hereon are not dedicated to the public, but the right to use said easements indicated hereon are not dedicated to the public, but the right to use said easements  hereon are not dedicated to the public, but the right to use said easements hereon are not dedicated to the public, but the right to use said easements  are not dedicated to the public, but the right to use said easements are not dedicated to the public, but the right to use said easements  not dedicated to the public, but the right to use said easements not dedicated to the public, but the right to use said easements  dedicated to the public, but the right to use said easements dedicated to the public, but the right to use said easements  to the public, but the right to use said easements to the public, but the right to use said easements  the public, but the right to use said easements the public, but the right to use said easements  public, but the right to use said easements public, but the right to use said easements  but the right to use said easements but the right to use said easements  the right to use said easements the right to use said easements  right to use said easements right to use said easements  to use said easements to use said easements  use said easements use said easements  said easements said easements  easements easements is hereby reserved for the public utilities and for any other uses indicated hereon and no permanent  hereby reserved for the public utilities and for any other uses indicated hereon and no permanent hereby reserved for the public utilities and for any other uses indicated hereon and no permanent  reserved for the public utilities and for any other uses indicated hereon and no permanent reserved for the public utilities and for any other uses indicated hereon and no permanent  for the public utilities and for any other uses indicated hereon and no permanent for the public utilities and for any other uses indicated hereon and no permanent  the public utilities and for any other uses indicated hereon and no permanent the public utilities and for any other uses indicated hereon and no permanent  public utilities and for any other uses indicated hereon and no permanent public utilities and for any other uses indicated hereon and no permanent  utilities and for any other uses indicated hereon and no permanent utilities and for any other uses indicated hereon and no permanent  and for any other uses indicated hereon and no permanent and for any other uses indicated hereon and no permanent  for any other uses indicated hereon and no permanent for any other uses indicated hereon and no permanent  any other uses indicated hereon and no permanent any other uses indicated hereon and no permanent  other uses indicated hereon and no permanent other uses indicated hereon and no permanent  uses indicated hereon and no permanent uses indicated hereon and no permanent  indicated hereon and no permanent indicated hereon and no permanent  hereon and no permanent hereon and no permanent  and no permanent and no permanent  no permanent no permanent  permanent permanent structures are to be erected within the lines of said easements. I do hereby certify that all units within  are to be erected within the lines of said easements. I do hereby certify that all units within are to be erected within the lines of said easements. I do hereby certify that all units within  to be erected within the lines of said easements. I do hereby certify that all units within to be erected within the lines of said easements. I do hereby certify that all units within  be erected within the lines of said easements. I do hereby certify that all units within be erected within the lines of said easements. I do hereby certify that all units within  erected within the lines of said easements. I do hereby certify that all units within erected within the lines of said easements. I do hereby certify that all units within  within the lines of said easements. I do hereby certify that all units within within the lines of said easements. I do hereby certify that all units within  the lines of said easements. I do hereby certify that all units within the lines of said easements. I do hereby certify that all units within  lines of said easements. I do hereby certify that all units within lines of said easements. I do hereby certify that all units within  of said easements. I do hereby certify that all units within of said easements. I do hereby certify that all units within  said easements. I do hereby certify that all units within said easements. I do hereby certify that all units within  easements. I do hereby certify that all units within easements. I do hereby certify that all units within  I do hereby certify that all units within I do hereby certify that all units within  do hereby certify that all units within do hereby certify that all units within  hereby certify that all units within hereby certify that all units within  certify that all units within certify that all units within  that all units within that all units within  all units within all units within  units within units within  within within this condominium plat will be eligible to receive water service from an existing water distribution system  condominium plat will be eligible to receive water service from an existing water distribution system condominium plat will be eligible to receive water service from an existing water distribution system  plat will be eligible to receive water service from an existing water distribution system plat will be eligible to receive water service from an existing water distribution system  will be eligible to receive water service from an existing water distribution system will be eligible to receive water service from an existing water distribution system  be eligible to receive water service from an existing water distribution system be eligible to receive water service from an existing water distribution system  eligible to receive water service from an existing water distribution system eligible to receive water service from an existing water distribution system  to receive water service from an existing water distribution system to receive water service from an existing water distribution system  receive water service from an existing water distribution system receive water service from an existing water distribution system  water service from an existing water distribution system water service from an existing water distribution system  service from an existing water distribution system service from an existing water distribution system  from an existing water distribution system from an existing water distribution system  an existing water distribution system an existing water distribution system  existing water distribution system existing water distribution system  water distribution system water distribution system  distribution system distribution system  system system and that the existing water distribution system has agreed in writing to serve all of units shown within  that the existing water distribution system has agreed in writing to serve all of units shown within that the existing water distribution system has agreed in writing to serve all of units shown within  the existing water distribution system has agreed in writing to serve all of units shown within the existing water distribution system has agreed in writing to serve all of units shown within  existing water distribution system has agreed in writing to serve all of units shown within existing water distribution system has agreed in writing to serve all of units shown within  water distribution system has agreed in writing to serve all of units shown within water distribution system has agreed in writing to serve all of units shown within  distribution system has agreed in writing to serve all of units shown within distribution system has agreed in writing to serve all of units shown within  system has agreed in writing to serve all of units shown within system has agreed in writing to serve all of units shown within  has agreed in writing to serve all of units shown within has agreed in writing to serve all of units shown within  agreed in writing to serve all of units shown within agreed in writing to serve all of units shown within  in writing to serve all of units shown within in writing to serve all of units shown within  writing to serve all of units shown within writing to serve all of units shown within  to serve all of units shown within to serve all of units shown within  serve all of units shown within serve all of units shown within  all of units shown within all of units shown within  of units shown within of units shown within  units shown within units shown within  shown within shown within  within within this plat.
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A parcel of land located within Section 18, T.4N., R.18E., B.M., City of Ketchum, Blaine County, Idaho, 
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more particularly described as follows:
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BY:	Kirsten Ritzau, MemberKirsten Ritzau, Member
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I, the undersigned County Treasurer in and for Blaine County, State of Idaho per the requirements of  the undersigned County Treasurer in and for Blaine County, State of Idaho per the requirements of the undersigned County Treasurer in and for Blaine County, State of Idaho per the requirements of  undersigned County Treasurer in and for Blaine County, State of Idaho per the requirements of undersigned County Treasurer in and for Blaine County, State of Idaho per the requirements of  County Treasurer in and for Blaine County, State of Idaho per the requirements of County Treasurer in and for Blaine County, State of Idaho per the requirements of  Treasurer in and for Blaine County, State of Idaho per the requirements of Treasurer in and for Blaine County, State of Idaho per the requirements of  in and for Blaine County, State of Idaho per the requirements of in and for Blaine County, State of Idaho per the requirements of  and for Blaine County, State of Idaho per the requirements of and for Blaine County, State of Idaho per the requirements of  for Blaine County, State of Idaho per the requirements of for Blaine County, State of Idaho per the requirements of  Blaine County, State of Idaho per the requirements of Blaine County, State of Idaho per the requirements of  County, State of Idaho per the requirements of County, State of Idaho per the requirements of  State of Idaho per the requirements of State of Idaho per the requirements of  of Idaho per the requirements of of Idaho per the requirements of  Idaho per the requirements of Idaho per the requirements of  per the requirements of per the requirements of  the requirements of the requirements of  requirements of requirements of  of of Idaho Code 50-1308, do hereby certify that any and all current and/or delinquent county property  Code 50-1308, do hereby certify that any and all current and/or delinquent county property Code 50-1308, do hereby certify that any and all current and/or delinquent county property  50-1308, do hereby certify that any and all current and/or delinquent county property 50-1308, do hereby certify that any and all current and/or delinquent county property  do hereby certify that any and all current and/or delinquent county property do hereby certify that any and all current and/or delinquent county property  hereby certify that any and all current and/or delinquent county property hereby certify that any and all current and/or delinquent county property  certify that any and all current and/or delinquent county property certify that any and all current and/or delinquent county property  that any and all current and/or delinquent county property that any and all current and/or delinquent county property  any and all current and/or delinquent county property any and all current and/or delinquent county property  and all current and/or delinquent county property and all current and/or delinquent county property  all current and/or delinquent county property all current and/or delinquent county property  current and/or delinquent county property current and/or delinquent county property  and/or delinquent county property and/or delinquent county property  delinquent county property delinquent county property  county property county property  property property taxes for the property included in this subdivision have been paid in full.  This certification is valid for  for the property included in this subdivision have been paid in full.  This certification is valid for for the property included in this subdivision have been paid in full.  This certification is valid for  the property included in this subdivision have been paid in full.  This certification is valid for the property included in this subdivision have been paid in full.  This certification is valid for  property included in this subdivision have been paid in full.  This certification is valid for property included in this subdivision have been paid in full.  This certification is valid for  included in this subdivision have been paid in full.  This certification is valid for included in this subdivision have been paid in full.  This certification is valid for  in this subdivision have been paid in full.  This certification is valid for in this subdivision have been paid in full.  This certification is valid for  this subdivision have been paid in full.  This certification is valid for this subdivision have been paid in full.  This certification is valid for  subdivision have been paid in full.  This certification is valid for subdivision have been paid in full.  This certification is valid for  have been paid in full.  This certification is valid for have been paid in full.  This certification is valid for  been paid in full.  This certification is valid for been paid in full.  This certification is valid for  paid in full.  This certification is valid for paid in full.  This certification is valid for  in full.  This certification is valid for in full.  This certification is valid for  full.  This certification is valid for full.  This certification is valid for   This certification is valid for  This certification is valid for This certification is valid for  certification is valid for certification is valid for  is valid for is valid for  valid for valid for  for for the next thirty (30) days only. __________ __________          __________________ __________          __________________ __________________ Blaine County Treasurer           Date Date 
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I, Mark E. Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby  Mark E. Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby Mark E. Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby  E. Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby E. Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby  Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby Phillips, a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby  a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby a duly Licensed Professional Land Surveyor in the State of Idaho, do hereby  duly Licensed Professional Land Surveyor in the State of Idaho, do hereby duly Licensed Professional Land Surveyor in the State of Idaho, do hereby  Licensed Professional Land Surveyor in the State of Idaho, do hereby Licensed Professional Land Surveyor in the State of Idaho, do hereby  Professional Land Surveyor in the State of Idaho, do hereby Professional Land Surveyor in the State of Idaho, do hereby  Land Surveyor in the State of Idaho, do hereby Land Surveyor in the State of Idaho, do hereby  Surveyor in the State of Idaho, do hereby Surveyor in the State of Idaho, do hereby  in the State of Idaho, do hereby in the State of Idaho, do hereby  the State of Idaho, do hereby the State of Idaho, do hereby  State of Idaho, do hereby State of Idaho, do hereby  of Idaho, do hereby of Idaho, do hereby  Idaho, do hereby Idaho, do hereby  do hereby do hereby  hereby hereby certify that this plat is a true and accurate map of the land and points surveyed under my direct  that this plat is a true and accurate map of the land and points surveyed under my direct that this plat is a true and accurate map of the land and points surveyed under my direct  this plat is a true and accurate map of the land and points surveyed under my direct this plat is a true and accurate map of the land and points surveyed under my direct  plat is a true and accurate map of the land and points surveyed under my direct plat is a true and accurate map of the land and points surveyed under my direct  is a true and accurate map of the land and points surveyed under my direct is a true and accurate map of the land and points surveyed under my direct  a true and accurate map of the land and points surveyed under my direct a true and accurate map of the land and points surveyed under my direct  true and accurate map of the land and points surveyed under my direct true and accurate map of the land and points surveyed under my direct  and accurate map of the land and points surveyed under my direct and accurate map of the land and points surveyed under my direct  accurate map of the land and points surveyed under my direct accurate map of the land and points surveyed under my direct  map of the land and points surveyed under my direct map of the land and points surveyed under my direct  of the land and points surveyed under my direct of the land and points surveyed under my direct  the land and points surveyed under my direct the land and points surveyed under my direct  land and points surveyed under my direct land and points surveyed under my direct  and points surveyed under my direct and points surveyed under my direct  points surveyed under my direct points surveyed under my direct  surveyed under my direct surveyed under my direct  under my direct under my direct  my direct my direct  direct direct supervision and that it is in accordance with the Idaho State Code relating to Plats, Surveys, and  and that it is in accordance with the Idaho State Code relating to Plats, Surveys, and and that it is in accordance with the Idaho State Code relating to Plats, Surveys, and  that it is in accordance with the Idaho State Code relating to Plats, Surveys, and that it is in accordance with the Idaho State Code relating to Plats, Surveys, and  it is in accordance with the Idaho State Code relating to Plats, Surveys, and it is in accordance with the Idaho State Code relating to Plats, Surveys, and  is in accordance with the Idaho State Code relating to Plats, Surveys, and is in accordance with the Idaho State Code relating to Plats, Surveys, and  in accordance with the Idaho State Code relating to Plats, Surveys, and in accordance with the Idaho State Code relating to Plats, Surveys, and  accordance with the Idaho State Code relating to Plats, Surveys, and accordance with the Idaho State Code relating to Plats, Surveys, and  with the Idaho State Code relating to Plats, Surveys, and with the Idaho State Code relating to Plats, Surveys, and  the Idaho State Code relating to Plats, Surveys, and the Idaho State Code relating to Plats, Surveys, and  Idaho State Code relating to Plats, Surveys, and Idaho State Code relating to Plats, Surveys, and  State Code relating to Plats, Surveys, and State Code relating to Plats, Surveys, and  Code relating to Plats, Surveys, and Code relating to Plats, Surveys, and  relating to Plats, Surveys, and relating to Plats, Surveys, and  to Plats, Surveys, and to Plats, Surveys, and  Plats, Surveys, and Plats, Surveys, and  Surveys, and Surveys, and  and and Condominiums and the Corner Perpetuation and Filing Act, 55-1601 through 55-1612. 
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BLAINE COUNTY RECORDER'S CERTIFICATE

AutoCAD SHX Text
SURVEYOR'S CERTIFICATE
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BLAINE COUNTY TREASURER'S APPROVAL
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BLAINE COUNTY SURVEYOR'S APPROVAL
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ATTACHMENT C: 
Draft City Council Findings of 
Fact, Conclusions of Law, and 

Decision 



 
IN RE:                                                            )        
                                                                       )  
131 N Washington Ave                               )       KETCHUM CITY COUNCIL   
Condo Preliminary Plat                               )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: May 2, 2022                                       )        DECISION 
                                                                       ) 
File Number: P22-012               )     
 

 
PROJECT:   131 N Washington Ave 
 

APPLICATION TYPE:  Condominium Preliminary Plat 
 
FILE NUMBER:   P22-012  
 
ASSOCIATED  
APPLICATIONS:    Design Review (P22-001)  
 
REPRESENTATIVE:  Mike Brunelle, Brunelle Architects (Architect) 
  
OWNER:  Bohica Idaho, LLC 
 
LOCATION: 131 N Washington Ave – Lot 3 Block 39, Ketchum Townsite 
 
ZONING:   Community Core – Subdistrict 2 – Mixed Use (CC-2) 
 
OVERLAY:   None 
 

RECORD OF PROCEEDINGS 
The City of Ketchum received an application for Pre-Application Design Review on January 3, 2022. During 
evaluation of the pre-application for completeness, the city passed Ordinance 1231 amending the types of 
projects that require pre-application design review. The proposed project did not fall under the amended 
project list and therefore staff gave the applicant the option to move forward with pre-application or resubmit 
for Final Design Review. The applicant resubmitted a Final Design Review and condominium preliminary plat 
application on February 14, 2022. The Design Review and Preliminary Plat applications have been reviewed 
concurrently and were deemed complete on March 30, 2022. Department comments were provided to the 
applicant on March 11, 2022. All department comments have been addressed satisfactorily through applicant 
revision of project plans or conditions of approval. 
 
A public hearing notice for the project was mailed to all owners of property within 300 feet of the project site 
and all political subdivisions on March 23, 2022. The public hearing notice was published in the Idaho 
Mountain Express the on March 23, 2022. A notice was posted on the project site and the city’s website on 
March 23, 2022.  
 



The Planning and Zoning Commission (the “Commission”) considered the Bohica Multi-Use Design Review 
(Application No. P22-001) and the Condominium Subdivision Preliminary Plat (Application No. P22-012) 
applications during a regular meeting on April 12, 2022. The development applications were considered 
concurrently, and the associated public hearings were combined in accordance with Idaho Code §67-6522. 
After considering staff’s analysis, the applicant’s presentation, and public comment, the Commission approved 
the Design Review application with a vote of three to one and recommended approval of the Condominium 
Subdivision Preliminary Plat application to the City Council. 
 
The City Council reviewed the condominium preliminary plat application at their regular meeting on May 2, 
2022. The application was approved by City Council with no changes to the application.  
 

BACKGROUND 
The Applicant is proposing a 9,764 square foot three-story mixed-use development known as Bohica Multi-Use 
(the “project”), located at 131 N Washington Avenue (the “subject property”). The subject property contains a 
vacant 6,245 square foot two story building originally approved as a restaurant with second floor outdoor 
patio/dining space initially constructed in 2008. Prior to vacancy of the structure, the building was the location 
of the Rustic Moose, Bora Restaurant, Globus, and Boho Lounge. The space has been vacant for at least a year 
but used for special events intermittently.  
The subject property is zoned Community Core -Subdistrict 2 - Mixed Use (CC-2) which allows for various 
commercial uses and multi-family residential. As proposed, the project includes significantly reduced 
commercial space of approximately 1,400 square feet, a ground floor patio fronting Washington Ave, and 
three residential dwelling units: 

• One 739 square foot community housing dwelling unit on the ground floor off the alley 
• One 1,823 square foot dwelling unit on the second floor 
• One 3,505 square foot dwelling unit with square footage on the second and third floors 

 
To achieve this development program, the applicant proposes to: 

• Ground Level – Convert the ground floor restaurant to retail space, parking, one community housing 
unit with patio, storage for all residential units, and common/mechanical areas. Retain the ground 
level façade of the building and ground floor patio fronting Washington Ave. 

• Second Level – Convert the restaurant space to residential and expand the existing square footage to 
accommodate one full dwelling unit, a portion of a second dwelling unit and outdoor private patios for 
each. Retain a portion of the front outdoor patio for residential use and retain the southernmost 
portion of the façade.  Removal of a semi-circle architectural element that encroaches into the public 
right-of-way. 

• Third Level – Addition of a third floor to accommodate the second level of a dwelling unit and outdoor 
private patios. 

 
Per the project plans, the commercial space is intended to be retail because it does not generate a parking 
demand per Chapter 17.125 of the Ketchum Municipal Code (KMC). The project proposes one surface parking 
space and two garage spaces accessed from the alley which meet the parking requirements for the residential 
uses proposed. The project is proposing to take advantage of the Floor Area Ratio (FAR) bonus for Community 
Housing, mitigating the additional floor area by dedicating one for-sale deed restricted unit on-site with no 
additional cash-in-lieu fee required. The proposed FAR for the project is 1.8, which is less than the maximum 
2.25 FAR for density bonuses in the Community Core. See below for the FAR calculations for the project.   
 



The project proposes to construct improvements to the right-of-way per the City of Ketchum improvement 
standards including, asphalt, curb and gutter, and sidewalks. All improvements to the right-of-way will be 
reviewed and approved by the City Engineer and Streets Department prior to issuance of a building permit. 
The project proposes to snowmelt the sidewalks adjacent to the project and all ground level patios adjacent to 
the alley and Washington Ave. An encroachment permit approved by the City Council will be required for the 
snow melt system.  
 

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

COMPLIANCE WITH PRELIMINARY PLAT SUBDIVISION REQUIREMENTS 
 

Preliminary Plat Requirements 
Compliant  

Yes No N/A City Code  City Standards 
☒ ☐ ☐ 16.04.030.C.1 The subdivider shall file with the administrator copies of the completed 

subdivision application form and preliminary plat data as required by this chapter. 
Findings The City of Ketchum Planning and Building Department received the subdivision 

application and all applicable application materials on February 14,  2022. 
☒ ☒ ☐ 16.04.030.I Contents Of Preliminary Plat: The preliminary plat, together with all application 

forms, title insurance report, deeds, maps, and other documents reasonably 
required, shall constitute a complete subdivision application.  

Findings The subdivision application was deemed complete on March 30, 2022.  
☒ ☐ ☐ 16.04.030.I .1 The preliminary plat shall be drawn to a scale of not less than one inch equals one 

hundred feet (1" = 100') and shall show the following:  

The scale, north point and date. 
Findings This standard is met as shown on Sheet 1 of the preliminary plat. 

☒ ☐ ☐ 16.04.030.I .2 The name of the proposed subdivision, which shall not be the same or confused 
with the name of any other subdivision in Blaine County, Idaho. 

Findings As shown on Sheet 1 of the preliminary plat, the subdivision is named “Bohica 
Multi-Use Condominiums” which is not the same as any other subdivision in 
Blaine County, Idaho. 

☒ ☐ ☐ 16.04.030.I .3 The name and address of the owner of record, the subdivider, and the engineer, 
surveyor, or other person preparing the plat. 

Findings As shown on Sheets 1 and 2, the owner and subdivider is Bohica Idaho, LLC. The 
plat was prepared by Mark E. Phillips of Galena Engineering.  

☒ ☐ ☐ 16.04.030.I .4 Legal description of the area platted. 
Findings The legal description of the area platted is shown in the Certificate of Ownership 

on Sheet 3 of the preliminary plat.  
☒ ☐ ☐ 16.04.030.I .5 The names and the intersecting boundary lines of adjoining subdivisions and 

parcels of property. 



Findings Sheet 1 of the preliminary plat indicates the boundary lines of the adjoining 
Ketchum Townsite lots to the north, west, and south.  

☒ ☐ ☐ 16.04.030.I .6 A contour map of the subdivision with contour lines and a maximum interval of 
five feet (5') to show the configuration of the land based upon the United States 
geodetic survey data, or other data approved by the city engineer. 

Findings Sheet 1 of the preliminary plat shows the contour lines for the subject property.  
☒ ☐ ☐ 16.04.030.I 7 The scaled location of existing buildings, water bodies and courses and location of 

the adjoining or immediately adjacent dedicated streets, roadways and 
easements, public and private. 

Findings Sheet 1 of the preliminary plat shows the location of the existing building on the 
adjacent property to the north and south and all adjacent streets and easements.  

☒ ☐ ☐ 16.04.030.I .8 Boundary description and the area of the tract. 
Findings Sheet 1 provides the boundary description of the area and includes square 

footage and acreage of the lot. Sheet 2 indicates the area of each unit as will be 
platted.  

☒ ☐ ☐ 16.04.030.I .9 Existing zoning of the tract. 
Findings Plat note #13 on Sheet 1 of the preliminary plat lists the existing zoning of the 

subject property. 
☒ ☐ ☐ 16.04.030.I 

.10 
The proposed location of street rights of way, lots, and lot lines, easements, 
including all approximate dimensions, and including all proposed lot and block 
numbering and proposed street names. 

Findings Sheets 1 and 2 of the preliminary plat shows the locations and lot lines for the 
master lot and lot lines of condominium units. No new streets or blocks are being 
proposed with this application.  

☐ ☐ ☒ 16.04.030.I 
.11 

The location, approximate size and proposed use of all land intended to be 
dedicated for public use or for common use of all future property owners within 
the proposed subdivision. 

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

☒ ☐ ☐ 16.04.030.I 
.12 

The location, size and type of sanitary and storm sewers, water mains, culverts 
and other surface or subsurface structures existing within or immediately 
adjacent to the proposed sanitary or storm sewers, water mains, and storage 
facilities, street improvements, street lighting, curbs, and gutters and all proposed 
utilities. 

Findings Sheet 1 of the preliminary plat shows all existing and proposed water mains, 
sanitary sewer mains.   

☐ ☐ ☒ 16.04.030.I 
.13 

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

Findings This standard does not apply as no new streets are proposed.  
☐ ☐ ☒ 16.04.030.I 

.14 
The location of all drainage canals and structures, the proposed method of 
disposing of runoff water, and the location and size of all drainage easements, 
whether they are located within or outside of the proposed plat. 

Findings This standard does not apply as no new drainage canals or structures are 
proposed. 

☐ ☐ ☒ 16.04.030.I 
.15 

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

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



☒ ☐ ☐ 16.04.030.I 
.16 

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

Findings The applicant provided a draft copy of the articles of incorporation, bylaws, and 
declarations with the application submittal.  

☒ ☐ ☐ 16.04.030.I 
.17 

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

Findings Sheet 1 of the preliminary plat includes a vicinity map that satisfies this 
requirement.  

☐ ☐ ☒ 16.04.030.I 
.18 

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

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

☐ ☐ ☒ 16.04.030.I 
.19 

Building envelopes shall be shown on each lot, all or part of which is within a 
floodway, floodplain, or avalanche zone; or any lot that is adjacent to the Big 
Wood River, Trail Creek, or Warm Springs Creek; or any lot, a portion of which has 
a slope of twenty five percent (25%) or greater; or upon any lot which will be 
created adjacent to the intersection of two (2) or more streets. 

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

☒ ☐ ☐ 16.04.030.I 
.20 

Lot area of each lot. 

Findings Sheets 1 and 2 of the preliminary plat shows the area of the overall lot and area 
of each individual unit.  

☐ ☐ ☒ 16.04.030.I 
.21 

Existing mature trees and established shrub masses. 

Findings There are no existing trees or shrub masses on the property.   
☒ ☐ ☐ 16.04.030.I 

.22 
A current title report shall be provided at the time that the preliminary plat is 
filed with the administrator, together with a copy of the owner's recorded deed 
to such property. 

Findings The applicant provided a title commitment issued by Sun Valley Title dated 
January 14, 2022, and a warranty deed recorded at Instrument Number 690831 
with the initial application. 

☒ ☐ ☐ 16.04.030.I 
.23 

Three (3) copies of the preliminary plat shall be filed with the administrator. 

Findings The City of Ketchum received hard and digital copies of the preliminary plat at the 
time of application.  

☒ ☐ ☐ 16.04.040.A Required Improvements: The improvements set forth in this section shall be 
shown on the preliminary plat and installed prior to approval of the final plat. 
Construction design plans shall be submitted and approved by the city engineer. 
All such improvements shall be in accordance with the comprehensive plan and 
constructed in compliance with construction standard specifications adopted by 
the city. Existing natural features which enhance the attractiveness of the 



subdivision and community, such as mature trees, watercourses, rock 
outcroppings, established shrub masses and historic areas, shall be preserved 
through design of the subdivision. 

Findings As shown on Sheet 1 of the preliminary plat, all proposed improvements to the 
public right-of-way are shown. The applicant also submitted a set of preliminary 
construction design plans for review by the City Engineer. Final review and 
approval of the right-of-way improvements will be conducted during building 
permit review. The subject property does not include any watercourses, rock 
outcroppings, shrub masses or historic areas.  

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

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

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

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

☐ 
 
 

☐ 
 
 

☒ 
 
 

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



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

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

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

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

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.020


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.   
☐ ☐ ☒ 16.04.040.G G. Block Requirements: The length, width and shape of blocks within a proposed 

subdivision shall conform to the following requirements: 
1. No block shall be longer than one thousand two hundred feet (1,200'), 
nor less than four hundred feet (400') between the street intersections, 
and shall have sufficient depth to provide for two (2) tiers of lots. 
2. Blocks shall be laid out in such a manner as to comply with the lot 
requirements. 
3. The layout of blocks shall take into consideration the natural 
topography of the land to promote access within the subdivision and 
minimize cuts and fills for roads and minimize adverse impact on 
environment, watercourses and topographical features. 
4. 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 lots 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; 

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


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; 
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 
accessory dwelling unit, and public rights of way unless approved by the city 
council. 

   Findings No new streets are proposed, and N Washington Ave meets the city’s street 
requirements. The existing sidewalk and drainage will be repaired or replaced as 
necessary during construction.   

☒ ☐ ☐ 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 existing alley is paved, however, improvements are required to bring the alley 
into conformance with city standards. The project plans included with the Design 
Review application P22-001 indicate proposed improvements that will be 
reviewed and approved at the time of building permit application.   

☐ ☐ ☒ 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. 
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 This standard does not apply as no easements additional 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 property is served by city sewer services. Sheet 1 of the preliminary plat 
shows the location of sewer service to the project.  

☒ ☐ ☐ 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 property is served by city water services. Sheet 1 of the preliminary plat 
shows the location of water service to the project. 

☐ ☐ ☒ 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 this application does not create a new 
subdivision. There are no incompatible uses adjacent to the proposed 
condominium 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. 



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 This standard does not apply as this application is a condominium subdivision of 
an existing lot. On-site grading for the new condominium building meets all 
grading requirements. Final grading plan will be reviewed and approved by the 
City Engineer prior to issuance of a building permit. 

☐ ☐ ☒ 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 The applicant submitted a site grading and drainage plan with the condominium 
subdivision application showing drainage for the subject property. No common 
drainage courses are utilized or disturbed. The grading and drainage plan meets 
all requirements, not impacting adjacent properties. 

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

Findings As shown on Sheet 1 of the preliminary plat and Sheet C1.0 of the project plans, 
all utilities will be installed underground. A three-phase transformer is currently 



located on the property off the alley. No upgrade or change to this transformer is 
required for the project.  

☐ ☐ ☒ 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. 

 
FINDINGS REGARDING COMPLIANCE WITH CONDOMINIUM SUBDIVISON REQUIREMENTS 

 
Condominium Plat Requirements 

Compliant  
Yes No N/A City Code  Standards 
☒ ☐ ☐ 16.04.070.B The subdivider of the condominium project shall submit with the preliminary 

plat application a copy of the proposed bylaws and condominium declarations of 
the proposed condominium development. Said documents shall adequately 
provide for the control and maintenance of all common areas, recreational 
facilities and open space.  

Findings The applicant provided a draft copy of the articles of incorporation, bylaws, and 
declarations with the application submittal.  

☒ ☐ ☐ 16.04.070.D All garages shall be designated on the preliminary and final plats and on all 
deeds as part of the particular condominium units. No garage may be 
condominiumized or sold separate from a condominium unit. 

Findings As shown on Sheet 2 of the preliminary plat, the garage units and carport are 
designated as limited common elements and specifically referenced to a unit 
number.  

☒ ☐ ☐ 16.04.070.E Adequate storage areas shall be provided for boats, campers and trailers, as well 
as adequate interior storage space for personal property of the resident of each 
condominium unit. 

Findings As shown on Sheet 2 of the preliminary plat, each residential unit is provided 
storage on the ground floor of the project and is adequate for the residential 
use.  

☒ ☐ ☐ 16.04.070.F A maintenance building or room shall be provided of adequate size and location 
for the type and size of the condominium project for storage of maintenance 
equipment and supplies for common areas. 

Findings Mechanical equipment rooms are designated on each floor. The ground floor 
includes a larger mechanical/maintenance area for the building.  

☒ ☐ ☐ 16.04.070.G The subdivider shall dedicate to the common use of the homeowners adequate 
open space of such shape and area usable and convenient to the residents of the 
condominium subdivision. Location of building sites and common area shall 
maximize privacy and solar access. 

Findings Each condominium unit includes limited common elements. These elements are 
outdoor patio spaces as indicated on the project plans.  



☒ ☐ ☐ 16.04.070.H All other provisions of this chapter and all applicable ordinances, rules and 
regulations of the city and all other governmental entities having jurisdiction 
shall be complied with by condominium subdivisions. 

Findings The project has been reviewed for compliance with all other section of the 
subdivision standards. The project is in compliance as discussed above.  

 
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 application for the development and use of the project site. 

2. The Council has authority to hear the applicant’s Condominium Preliminary Plat Application pursuant 
to Ketchum Municipal Code Title 16. 

3. The City of Ketchum Planning Department provided notice for the review of this application in 
accordance with Ketchum Municipal Code §16.04.030.  

4. The application is governed under Ketchum Municipal Code Chapter 16.04. 
5. The Condominium Preliminary Plat application meets all applicable standards specified in Title 16 of 

Ketchum Municipal Code.  
 

DECISION 
THEREFORE, the Council approves of this Condominium Preliminary Plat Application File No. P22-012 this 
Monday, May 2, 2022, subject to the following conditions of approval.  
 

CONDITIONS OF APPROVAL 
1. The preliminary plat is subject to all conditions of approval associated with Design Review approval 

P22-001. Changes to the design review approval may require changes to the preliminary or final plats 
filed for the project.  

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. 

 
Findings of Fact adopted this 2nd day of May 2022.  
 
 
 
  
                                               Neil Bradshaw, Mayor 
                                         Ketchum City Council 
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STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING OF APRIL 12, 2022 

 
PROJECT:  Bohica Multi-Use  
 
APPLICATION TYPE:  Design Review (File No. P21-001) 

Condominium Subdivision – Preliminary Plat (File No. P21-012) 
 
APPLICANT: Mike Brunelle, Brunelle Architects (Architect) 

Sean Flynn, Galena Engineering (Engineer) 
 
PROPERTY OWNER: Bohica Idaho, LLC  
 
REQUEST:  Design Review and Preliminary Plat application for the conversion of an existing 6,245 

square foot restaurant space and the addition of 3,409 square feet for a 9,764 square 
foot three story mixed-use building 

 
LOCATION: 131 N Washington Avenue - Ketchum Townsite: Block 39: Lot 3 
 
ZONING:  Community Core – Subdistrict 2 – Mixed Use (CC-2)  
 
REVIEWER: Morgan R. Landers, AICP – Senior Planner 
 
NOTICE: A public hearing notice for the project was mailed to all owners of property within 300 

feet of the project site and all political subdivisions on March 23, 2022. The public 
hearing notice was published in the Idaho Mountain Express the on March 23, 2022. A 
notice was posted on the project site and the city’s website on March 23, 2022.  

 
EXECUTIVE SUMMARY 
The Applicant is proposing a 9,764 square foot three-story mixed-use development known as Bohica Multi-Use 
(the “project”), located at 131 N Washington Avenue (the “subject property”). The subject property contains a 
vacant 6,245 square foot two story building originally approved as a restaurant with second floor outdoor 
patio/dining space initially constructed in 2008. Prior to vacancy of the structure, the building was the location 
of the Rustic Moose, Bora Restaurant, Globus, and Boho Lounge. The space has been vacant for at least a year 
but used for special events intermittently. Sheet A-001 of Attachment C shows the existing building elevations 
and floor plans.   
 
The subject property is zoned Community Core -Subdistrict 2 - Mixed Use (CC-2) which allows for various 
commercial uses and multi-family residential. As proposed, the project includes significantly reduced 
commercial space of approximately 1,400 square feet, a ground floor patio fronting Washington Ave, and 
three residential dwelling units: 

• One 739 square foot community housing dwelling unit on the ground floor off the alley 
• One 1,823 square foot dwelling unit on the second floor 
• One 3,505 square foot dwelling unit with square footage on the second and third floors 
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To achieve this development program, the applicant proposes to: 

• Ground Level – Convert the ground floor restaurant to retail space, parking, one community housing 
unit with patio, storage for all residential units, and common/mechanical areas. Retain the ground 
level façade of the building and ground floor patio fronting Washington Ave. 

• Second Level – Convert the restaurant space to residential and expand the existing square footage to 
accommodate one full dwelling unit, a portion of a second dwelling unit and outdoor private patios for 
each. Retain a portion of the front outdoor patio for residential use and retain the southernmost 
portion of the façade.  Removal of a semi-circle architectural element that encroaches into the public 
right-of-way. 

• Third Level – Addition of a third floor to accommodate the second level of a dwelling unit and outdoor 
private patios. 

 
Figures 1 and 2 below show the front elevation of the existing building and proposed building respectively for 
comparison. Attachment C show the floorplans for the proposed project. 
 
 
 

 
 
 
 
 
 
 
 
Per the project plans, the commercial space is intended to be retail because it does not generate a parking 
demand per Chapter 17.125 of the Ketchum Municipal Code (KMC). The project proposes one surface parking 
space and two garage spaces accessed from the alley which meet the parking requirements for the residential 
uses proposed. The project is proposing to take advantage of the Floor Area Ratio (FAR) bonus for Community 
Housing, mitigating the additional floor area by dedicating one for-sale deed restricted unit on-site with no 
additional cash-in-lieu fee required. The proposed FAR for the project is 1.8, which is less than the maximum 
2.25 FAR for density bonuses in the Community Core. See Attachment F for the FAR calculations for the 
project.   
 
The project proposes to construct improvements to the right-of-way per the City of Ketchum improvement 
standards including, asphalt, curb and gutter, and sidewalks. All improvements to the right-of-way will be 
reviewed and approved by the City Engineer and Streets Department prior to issuance of a building permit. 
The project proposes to snowmelt the sidewalks adjacent to the project and all ground level patios adjacent to 
the alley and Washington Ave. An encroachment permit approved by the City Council will be required for the 
snow melt system.  
 
Design Review Approval 
The existing building received Design Review approval in 2008 (File No 08-001). As the proposed project is not 
the full demolition and reconstruction of a new building, staff reviews the partial demolition and expansion of 
the building against the original design review approval to ensure all conditions and restrictions are met with 
the new project. See below for information regarding the original design review approval.  
 
Emergency Ordinance and Policy Statement 
Prior to the submittal of the applications, staff met with the applicant to review the proposed project and 
provide feedback. Initial comments to the applicant indicated that the proposed project did not meet the goals 

Figure 2:Existing Building Figure 1:Proposed Building (rendering) 
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and objectives of the comprehensive plan related to diversity of housing and vibrancy in the downtown the 
community is trying to achieve. Specifically, staff expressed concerns related to the significant reduction in 
commercial space, the low number of total dwelling units, and the large size of the proposed dwelling units. 
The applicant elected to move forward with the proposed project with minimal changes. Through the 
processing of the applications, staff kept the applicant abreast of the activities of the Commission related to 
the pending emergency ordinance and policy statement for successful projects and provided opportunities for 
the applicant to revise the project. Under the proposed ordinance, the project would be required to provide 
five dwelling units instead of the three proposed. Keeping the existing residential square footage would mean 
an average unit size of 1,213 square feet. Larger unit sizes could be accommodated by increasing the proposed 
floor area as the proposed project is under the maximum FAR for density bonus projects.  
 
The interim ordinance and policy statement recommended to City Council at the March 29, 2022, meeting of 
the Commission has not been approved as of the date of this report. Staff believe this project is a good 
example of what the city is hoping to limit with the proposed ordinance and policy statement and shows that 
the proposed ordinance is feasible for interior lots within the Community Core. Development projects of this 
program are not only contrary to the goals and objectives of the comprehensive plan, but they erode the 
vibrancy of the downtown by reducing active commercial uses and limiting high density residential 
development potential.  
 
BACKGROUND  
 
The City of Ketchum received an application for Pre-Application Design Review on January 3, 2022. During 
evaluation of the pre-application for completeness, the city passed Ordinance 1231 amending the types of 
projects that require pre-application design review. The proposed project did not fall under the amended 
project list and therefore staff gave the applicant the option to move forward with pre-application or resubmit 
for Final Design Review. The applicant resubmitted a Final Design Review and condominium preliminary plat 
application on February 14, 2022. The Design Review and Preliminary Plat applications have been reviewed 
concurrently and were deemed complete on March 30, 2022.  
 
CONFORMANCE WITH DESIGN REVIEW APPROVAL 08-001 
 
Development of the subject property began in 2007 with a pre-application design review request (P07-019) for 
a two-story restaurant with a significant glass solarium on the front building façade, surface parking in the rear, 
and minimal outdoor space. Comments from the Planning and Zoning Commission at the pre-application 
meeting resulted in a redesign of the building in 2008 when the final design review application was submitted 
for what exists today (P08-001). Prior to construction of the existing building, the property was vacant.  
 
Design Review criteria in 2008 varies from today. The Design Review criteria was much more detailed by 
architectural element or component of the project, and included individual criteria for building facade, roofs, 
awnings, mechanical equipment and service areas, public open space, lighting, bicycle parking and streetscape. 
See Attachment A for the findings of fact for the existing building. As outlined above, the proposed project 
retains the full ground floor façade and public plaza. and much of the second-floor façade. As such, the project 
is retaining much of the character defining architectural elements reviewed and approved in the initial design 
review approval. 
 
The design review application was approved with 14 conditions of approval as outlined in Attachment A. All 
conditions were related to items required prior to building permit application for the approved project or 
other elements of public improvements that have since been completed. No conditions of approval relate to 
elements of the project that would influence redevelopment or expansion of the building in the future.   
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CONFORMANCE WITH COMPREHENSIVE PLAN 
 
The City of Ketchum’s 2014 Comprehensive Plan is the guiding document to assist the city in decision making 
when addressing population growth and the systems that support that growth, such as housing, 
transportation, and the economy. The comprehensive plan contains the community’s vision for Ketchum and 
sets goals and policies to guide future development. This vision is shaped by 10 core values identified by 
Ketchum residents as important to consider for all future land use decision. The community’s core values 
include enhancing downtown vibrancy and protecting Ketchum’s character. 

• VIBRANT DOWNTOWN - Our downtown core is critical to the economic health and well-being of 
Ketchum. It functions as both an economic engine and the symbolic “heart and soul” of the City. We 
will preserve this vibrant commercial area as a place where local businesses can thrive and where 
people can congregate. Downtown must be a place that people can reach easily by foot, bike, and 
transit. We will continue to reinforce the downtown as the City’s primary business district, retail core, 
and key gathering place for residents and visitors for shopping, dining, and entertainment. 
Enhancements and efforts to support events, the arts, and Ketchum’s history and culture will make 
downtown an even greater community asset. 

• A VARIETY OF HOUSING OPTIONS - Ketchum values a community where people who wish to work and 
live here can do so.  With housing and land prices expected to grow and wages expected to remain 
relatively constant, the community must explore ways to ensure that citizens have a reasonable choice 
of housing. Ketchum strives to use creative solutions to housing diversity by looking to partnerships, 
evaluating zoning, density, and infill policies; removing barriers, and creating incentives to achieve our 
goals. In order to maintain a strong economy with a base of jobs and a diverse demographic of 
residents, it is important for the community to provide a varied supply of housing choices—both year-
round work force housing and second homes for seasonal residents. 

 
Housing and the economy are inextricably linked. The comprehensive plan states that one of the primary 
issues to achieving a strong and diverse economy is housing. “There are not enough affordable or varied 
housing options for existing employees and potential new workers” as noted on page 15. The comprehensive 
plan includes numerous goals and objectives related to achieving a vibrant downtown and housing options for 
the community including:  

• Goal E-1: Ketchum will work to retain and help expand existing independent small local businesses and 
corporations. 

• Goal H-1: Ketchum will increase its supply of homes, including rental and special-needs housing for 
low-, moderate- and median-income households. 

• Policy H-1.4 Integrated Housing in Business and Mixed-Use Areas:  Housing should be integrated into 
the downtown core and light industrial areas, and close to the ski bases. The resulting mix of land use 
will help promote a greater diversity of housing opportunities as well as social interactions. 

• Policy H-3.1 Mixture of Housing Types in New Development: The City will promote the siting of higher 
density housing near public transportation, the ski base areas, shopping, and designated 
neighborhoods and districts.   

 
The proposed project does not move the goals and objectives of the comprehensive plan forward. Specifically, 
the elimination of a large restaurant space for smaller retail space exchanges a vibrant and active evening use 
for less active day-time use. Locating and constructing restaurant space is known to be very difficult as land 
prices are high and restaurant equipment is extremely expensive. Losing an existing restaurant space 
eliminates the opportunity for another restaurant to locate there. 
 
Although the project proposes to include one on-site community housing unit, the remaining use of the space 
is not well utilized to maximize commercial or residential potential of the site. The ground floor of the project 
dedicates significant available square footage to circulation and common areas, garage, and storage space for 
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the upper floor residential units rather than providing smaller units that require less parking and increased 
commercial space on the ground floor.  
 
CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS 
 
Per Ketchum Municipal Code (KMC) §17.96.010.A – Applicability, design review is required for all new multi-
family dwellings. Before granting Design Review approval, the Commission must determine that the 
application meets two criteria: (1) the project doesn’t jeopardize the health, safety, or welfare of the public, 
and (2) the project conforms to all Design Review standards and zoning regulations (KMC §17.96.050.A).  
 
Conformance with Zoning Regulations 
During department review, city staff reviewed the project for conformance with all applicable zoning code 
requirements including uses, dimensional limitations, signage, parking, development standards, and dark skies. 
The project is in conformance with all applicable zoning code requirements and standards. Please see 
Attachment F for a full review of dimensional standards.  
 
Conformance with Design Review Improvements and Standards 
During department review, city staff reviewed the project for conformance with all applicable design review 
improvements and standards outlined in KMC §17.96.060 – Improvements and Standards. Staff also review the 
project for conformance with KMC §17.96.070 – Community Core (CC) Projects. Finally, staff reviewed the 
project for conformance with all corresponding city code requirements related to right-of-way improvements 
including but not limited to sidewalks, street lighting, alleys, and on-street parking. Staff believes that either a 
requirement is not applicable due to the scope of the project, or requirements are met. Please see Attachment 
G for a review of all design review improvements and standards.  
 
CONFORMANCE WITH SUBDIVISION STANDARDS 
 
During Department Review, staff reviewed the preliminary plat application for conformance with KMC 
16.04.030 – Procedures for subdivision approval, KMC 16.04.040 – Development and Design, and KMC 
16.04.070 – Condominiums. Please see Attachment H for the review of all requirements and standards. Where 
“N/A” is checked, the standard is not applicable for one of two reasons: 

• The standard applies to the creation of new subdivisions, not the subject property, which is an existing 
platted lot within the Ketchum Townsite. 

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

• Per provisions of the standard, the City Engineer has determined that the standard does not apply.  
 
STAFF RECOMMENDATION  
 
Staff does not believe the project meets the goals and objectives of the comprehensive plan. The proposed 
project does conform with the design review improvements and standards and the requirements for a 
condominium preliminary plat. As such, staff recommends the Commission consider the project materials and 
staff analysis and provide direction to staff and the applicant on the applications. 
 
Should the commission choose to support the application as proposed, staff recommends the following 
conditions of approval for each application as follows: 
 
Design Review (P22-001) 

1. This design review approval is based upon the project plan set dated March 15, 2022, as prepared by 
the project team outlined on the Cover Sheet (CS). Any change in use, square footage of uses, or 
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exterior facades must be reviewed and approved through the design review process and criteria as 
stipulated in the Ketchum Municipal Code at the time of design review application.    

2. In exchange for an increase in FAR, a voluntary community housing contribution of 679 square feet is 
required. A Floor Area Ratio Exceedance Agreement between the applicant and the City to 
memorialize the community housing contribution shall be signed prior to approval of the 
condominium preliminary plat for the project.  

3. A photometric study to determine whether a streetlight is required must be completed and submitted 
with the building permit application for the project to be reviewed and approved by the City Engineer.  

4. Prior to issuance of a building permit for the project, an Encroachment Agreement shall be approved 
by the City Council addressing the snowmelt within the public right-of-way. 

5. Final civil drawings prepared by an engineer registered in the State of Idaho which include 
specifications for right-of-way, utilities, and drainage improvements shall be submitted for review and 
approval by the City Engineer, Streets, and Utilities departments prior to issuance of a building permit 
for the project.  

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

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

 
Condominium Preliminary Plat (P22-012) 

1. The preliminary plat is subject to all conditions of approval associated with Design Review approval 
P22-001. Changes to the design review approval may require changes to the preliminary or final plats 
filed for the project.  

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. 

 
ATTACHMENTS:  

A. Design Review Approval 08-012 Findings of Fact 
B. Application Materials – Design Review application and supplemental materials 
C. Application Materials - Design Review Plan Set 
D. Application Materials – Preliminary Plat application and supplemental materials 
E. Application Materials – Preliminary Plat Plan Set 
F. Zoning and Dimensional Standards Evaluation 
G. Design Review Standards Evaluation 
H. Preliminary Plat Requirements Evaluation 



 
 

ATTACHMENT E: 
FAR Exceedance Agreement 

#22767 
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FAR EXCEEDANCE  
AGREEMENT #22767  

 
Parties: 

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

Bohica Idaho LLC  “Developer” 
 

Mailing: PO Box 1129, Ketchum, ID 83340 
 
Physical Address: 131 N Washington Avenue 
(Ketchum Townsite: Block 39: Lot 3) 

 
This FAR Exceedance Agreement (“Agreement”) is made between the City of Ketchum, a 
municipal corporation of the state of Idaho (“City”), and Bohica Idaho LLC, a limited liability 
corporation, owner of the subject property and developer of the project (“Developer”). 
 

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 __________, 2022. 
 

 
Developer      City of Ketchum, Idaho 
 
__________________________________  ______________________________ 
Kirsten Ritzau – Managing Member   Neil Bradshaw, Mayor 
Bohica Idaho, LLC 
        

Attest: 
 
       ______________________________ 
       Tara Fenwick, City Clerk 
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Exhibit B 
 

EXCEEDANCE AGREEMENT COMPLIANCE 
 
PROJECT:    Bohica Multi-Use 

APPLICATION FILE NUMBERS:  Design Review P22-001 

OWNER:   Bohica Idaho, LLC   

REPRESENTATIVE: Brunelle Architects 

REQUEST: Conversion of an existing 6,245 square foot restaurant space 
and the addition of 3,738 square feet for a 9,983 square foot 
three story mixed-use building 

LOCATION:    131 N Washington Avenue (Ketchum Townsite: Block 39: Lot 3) 

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

BACKGROUND:   
 

1. The applicant is proposing to convert an existing 6,245 square foot restaurant space and add 
3,738 square feet for a 9,983 square foot three story mixed-use building consisting of 1400 
square feet of commercial space, three residential dwelling units, common areas, and outdoor 
patios.  
 

2. The site is located at 131 N Washington Avenue (Ketchum Townsite: Block 39: Lot 3) within the 
Mixed-Use Subdistrict of the Community Core (CC-2). Multi-family dwelling units and 
commercial spaces are permitted uses in the CC-2 Zone. 
 

3. The subject property has an area of 5,505 sq ft.  
 

4. The proposed floor area of the project will have a total area of 9,983 gross square feet.  
 

5. Pursuant to the definition of gross floor area  (KMC §17.08.020), up to four parking stalls for 
developments on single Ketchum Townsite lots of 5,600 sq ft or less are not included in the 
gross floor area calculation. As the project has three garage spaces, the project receives a 
reduction of 486 sq ft.  
 

6. With the parking stall discount, the multi-family residential building has a proposed Floor Area 
Ratio (FAR) of 1.7 (9,497 gross sq ft/5,505 sq ft lot area). 
 

7. 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.  
 

8. The Planning and Zoning Commission approved the Design Review application (P22-001) for the 
Bohica Multi-Use building on April 12, 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 2 (CC-2) 

Permitted Gross FAR: 1.0 

Permitted Gross FAR with Inclusionary Housing Incentive: 1.8 

Proposed Gross Floor Area: 9,983 gross square feet  

Gross Floor Area with Parking Discount: 9,497 sq ft (reduction of 486 square feet for three stalls that 
are 9 x 18 feet) 

Ketchum Townsite Lot Area: 5,505 sq ft 

FAR Proposed: 1.7 (9,497 gross sq ft/5,505 sq ft lot area) 

Increase Above Permitted FAR: 3,992 sq ft 

20% of Increase: 798 sq ft 

Net Livable (15% Reduction): 679 sq ft community housing required. 

The applicant proposes to dedicate Unit 102, a 739 square foot ground floor residential unit. The 
proposed unit is a for-sale unit.  

Total Proposed Community Housing Net Livable Sq Ft Contribution: 739 sq ft  

Remainder Community Housing In-Lieu Fee: $0 

 

131 N WASHINGTON COMMUNITY HOUSING CONTRIBUTION 
The applicant shall provide the following: 

1. Provide one 739 sq ft for-sale community housing unit (Unit 102) on the ground floor of the 
proposed multi-family residential building. 

2. Purchase price for said for-sale unit shall be set according to Blaine County Housing Authority 
Income Category 4 and shall be listed through the Blaine County Housing Authority concurrent 
with the issuance of Certificate of Occupancy for the building.  

3. Deed covenant for Unit 102 shall be recorded prior to Certificate of Occupancy for the building 
and notated on the Final Condominium Plat.  
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