STAFF REPORTKETCHUM PLANNING AND ZONING COMMISSION MEETING OF

PROJECT:

FILE NUMBER:

APPLICATION TYPE:

REPRESENTATIVE:

OWNER:

REQUEST:

LOCATION:

ZONING:

OVERLAY:

NOTICE:

JUNE 14, 2022

PEG Ketchum Hotel, LLC or Ketchum Tribute Hotel or Ketchum Gateway
Hotel

P22-028 Design Review Permit

Design Review Permit and Permit Conditions Acceptance Development
Agreement

Nick Blayton, PEG Companies, Justin Heppler, AJC Architects
PEG Ketchum Hotel, LLC

Design Review and Permit Conditions Acceptance Development
Agreement

251 S. Main Street — Ketchum Townsite Lots 3, 21, FR 22 Blk 82 N 10’ x
110’ of alleyS 20’ x 230’ of alley, 260 E. River Street — Ketchum Townsite
Lot 2 Block 82 10’ x 110’ of alley, and 280 E. River Street — Ketchum
Townsite Lot 1 Block 82 (Gateway site)

Tourist (T) Zoning District
Floodplain & Waterways Design Review Subdistricts

Notice was published for the June 14, 2022, public hearing in
the Idaho Mountain Express, the official newspaper, on
Wednesday May 25,2022. On May 25,2022, notice of the
hearing was mailed to the property owners within 300 feet
of the subject real property and affected agencies.



RECOMMENDATION

The Permit Conditions Acceptance Development Agreement is still undergoing review and discussions
between the city and applicant. Therefore, staff is recommending the Planning and Zoning Commission
conduct a public hearing on the design review application, identify any revisions or conditions of
approval related to the design review permit, and if the Commission is ready to approve the project,
continue the hearing to a date certain with direction to return with the Findings of Fact, Conclusions of
law and Decision of the Planning and Zoning Commission and the proposed Permit Conditions
Acceptance Development Agreement. The recommended motion would be:

“I move to approve Design Review Application P22-028 with the recommended conditions of approval
and continue the public hearing to (identify a date) for approval of the Findings of Fact, Conclusions of
law and Decision of the Planning and Zoning Commission and review and recommendations of the
Permit Conditions Acceptance Development Agreement.”

BACKGROUND

Background Information Summary

As a result of a noticing error, on April 6, 2020, the City Council vacated the Findings of Fact, Conclusions
of law, and Decision of the Planning and Zoning Commission and City Council for the following
applications:

o Application for Floodplain Development Permit File No. P19-062
e Application for Lot Line Adjustment File No. P19-064
e Application for Planned Unit Development Conditional Use Permit  File No. P19-063
e Design Review File No. P20-019

The Council adopted Orders remanding the applications to the Planning and Zoning Commission for
further proceedings and hearings.

In Compliance with the Orders, the Planning and Zoning Commission conducted public hearings on
September 28, 2020, and October 23, 2020, recessed the proceedings to December 15, 2020, and again
tabled and continued the proceeding to December 22, 2020, and adopted Joint Hearings Record of
Proceedings Findings of Fact together with the Findings of Fact, Conclusions of Law and Order of
Recommendation to the City Council for each of the following applications:

e Application for Floodplain Development Permit File No. P19-062
e Application for Lot Line Adjustment File No. P19-064
e Application for Planned Unit Development Conditional Use Permit  File No. P19-063
e Application for Waiver File No. P20-069

City Council conducted a joint public hearing on February 1, 2021 and adopted the Joint Hearings Record
of Proceedings Findings of Fact together with the Findings of Fact, Conclusions of Law and Order of for
the applications listed above on February 16, 2021.

On November 30, 2021, the Planning and Zoning Commission reviewed Pre-Application Design Review
Permit 20-019 approving the project to advance to Design Review. Since that time, the applicant has
secured ITD approval of the proposed SR 75 right of way improvements along with revisions to the
project to address the Planning and Zoning Commission recommendations. In addition, the applicant
and staff have concluded revisions to the Permit Conditions Acceptance Development Agreement.



Three actions remain before the project is approved. The first is Planning and Zoning Commission review
and recommendation to approve Design Review Permit P22-028, Planning and Zoning Commission
recommendations on the proposed Permit Conditions Acceptance Development Agreement, and City
Council review and approval of the Permit Conditions Acceptance Agreement.

The matter before the Planning and Zoning Commission at this June 14, 2022, meeting is review of the
Design Review Permit.

Actions Prior to December 2020 and February 2021

On July 29, 2019, the Ketchum Planning and Zoning Commission held its first public hearings regarding the
concurrent land use applications for a new Marriott hotel, proposed by PEG Ketchum Hotel, LLC, for a 1.08-
acre site, consisting of three parcels, located at the southwest corner of State Highway 75 and River Street
(260/280 E. River and 251 S. Main Street). The Commission held a second hearing July 30t, 2019.

The Commission recommended approval of the Lot Line Shift, Floodplain Development/Waterways Design
Review, PUD-CUP applications during the July 30" meeting and motioned to advance the Pre-Application
Design Review application to full Design Review. The Commission continued the hearing on the proposed
Development Agreement to their August 12t", 2019, meeting and recommended approval to Council during
that meeting.

After taking public comment on the proposal on September 16", 2019 (but not reviewing or deliberating on
the project) Ketchum City Council held its first public hearings on the concurrent applications on October 7",
2019, and held subsequent hearings on December 2", 2019, and January 215, 2020. Council took action to
adopt Findings of Fact, Conclusions of Law, and Decisions related to the PUD-CUP, Lot Line Shift, and
Floodplain Development application on February 3rd, 2020. The Council then rescinded (vacated) these
Findings on April 6%, 2020 and entered the Orders remanding all applications except for File No. P20-069
back to the Planning and Zoning Commission. Application for Waiver File No. P20-069 was filed by the
Applicant subsequent to the entry of the Orders and consists of waiver for:

e Minimum lot size for PUDs from 3 acres to approximately 1.05 acres.

e Side vard setbacks from 32 feet to 18 feet 5 inches on the highway/east side, and from 24 feet to 11
feet 8 inches on the interior/west side.

e Floor area ratio (FAR) from 0.5 to 1.57.
e Building height from 35 feet to 72 feet (72 feet is the maximum height from finished grade if measured
from the lower sloped portion of the site; 48 feet is the height from grade at River Street).

e  Number of floors from 4 floors to 6 floors (6 floors is number of floors if counted from the lower sloped
portion of the site; 4 floors is the number of floors above grade at River Street).

The applicant team responded to Council and community input during the Proceedings and revised the
physical form of the building (square footage, location on site, bulk, scale, mass, and so forth) over the course
of these meetings. These changes to the form of the building and its relation to the site impacted the waiver
requests associated with the PUD-CUP application.



Approved Project

Project Characteristic February 16, 2021, Approvals
Total gross square feet 128,436 gross square feet

1.57 exclusive of basement areas and
underground parking

Floor Area Ratio

Open site area 21,362 square feet
Building height, total 72’
Building height, measured from River St. 48’
Building height measured from Trail ,
28
Creek
Rear (South/Trail Creek) Setback, 25’ + 10’ (sewer easement)
Minimum
Front (North/River Street), Minimum 15’
Side-East (Highway), Minimum 20’ with an average side setback along the highway

of 31.3
Side-West (Interior lot line), Minimum 16’

23 beds

one (1) 4BR unit w/ 7 beds
two (2) 2BR units

12 studios
Number of hotel rooms 92

Employee housing beds on site

The project includes 84 underground parking spaces (53 spaces are dedicated to hotel operations,
18 spaces are dedicated to employee housing, and 13 spaces are devoted to public use), as set
forth in Project the Permit Conditions Acceptance Development Agreement.

As approved by Council, direct project ingress/egress to State Highway 75 (SH75) for anything
other than fire emergency staging is not allowed. Conditions of approval require installation of
north bound left turn lane at River Street and SR 75 to be constructed by the applicant as a
condition of certificate of occupancy for the project.

Analysis
The applicant proposed minimal changes to the project previously approved by the Planning and Zoning
Commission and City Council on January 21, 2020. Some changes did occur based on Planning and

Zoning Commission and City Council direction. The changes that occurred between January 21, 2020,
and February 16, 2021 consist of:

The project setbacks have been modified to reflect requested increase to 16 feet along the west
property line, and a minimum of 20 feet along the east property line with an average setback of
no more than 31 feet from edge of SH75 ROW.
Revisions have been made to the River Street encroachment design. The curb bulb out into River
Street has been revised to conform to City standards.
Exterior patios and terrace walls have been slightly modified to fit built structures within the

updated setbacks along SH75. These walls were revised to minimize concentration of height in

any one location.
To address the concerns related to mechanical equipment and utilities located on the west side
of the project, the following changes have been made:
0 The west setback increased to 17 feet at ground level, and 16 feet on upper levels.



0 The Emergency power / back-up generator has been relocated inside the parking garage
on level -01.

0 Visual impact of Idaho Power electrical equipment will be minimized by screening with a
slatted wooden fence

0 Vents that are planned to occur along the west property line include the commercial
dryer ventilation. The commercial dryer ventilation system proposed will feature a
series of filters and lint traps that effectively catch lint adjacent to the dryers. In addition
to the filters, the vents will be 17 feet from adjacent property line, and the ducting will
be designed with velocity that will not cross the property line.

Pre-Application Design Review.

On November 20, 2021, the Planning and Zoning Commission was presented with the
revised plans for pre-application design review. The Planning and Zoning Commission
approved the project to move forward to design review with the following revisions:

e Provide details on the wall/building design along SR 75: Show how the walls/building will
look when there is no tree foliage. Provide material details and design details.

e Address the treatment at the corner of River and SR 75: Redesign the corner treatment so that
space can be used by the general public year-round and not used by just hotel guests. Look at
eliminating the fire pit.

e |dentify the mix of employees and managers that would be employed.

e Look at River Street side to address pedestrian safety in light of all the activities that are proposed on
that frontage (deliveries, trash, drop-off, and pickup).

e Provide details on mechanical screening for all the equipment.

e Address the design of creek access trial from the highway — look at the materials, make more natural
and inviting.

e Address the SR 75 elevation in the middle of the project: is there some way to break up the mass with
a change in materials or step backs.

In response to the Commission’s comments that applicant has responded as outlined in Attachment A.
The plans dated May 27, 2022, Attachment B address each of the issues noted by the Commission.

DESIGN REVIEW ANALYSIS
Attachment Cis a copy of the Council adopted Planned Unit Development CUP Findings for the project.

Pursuant to KMC §17.96.020, the purpose of Design Review is to maintain and enhance the appearance,
character, beauty, and function of the city, to ensure that new development is complementary to the
design of existing City neighborhoods, and to protect and enhance the economic base of the City of
Ketchum.

As further identified in the 2014 Ketchum Comprehensive Plan, Design Review criteria and standards are
intended to encourage new development to align with the community’s vision for Ketchum as an
authentic mountain community with a world-class character, yet small town feel (p. 7).



Staff analysis of the application consistent with the aforementioned purpose and intent follows in Table
1 and Table 2. Specifically, staff comments and recommended findings are organized within two tables.
Table 1 analyzes how the March 27, 2022, plans (Attachment B) complies with the City’s Design Review
Improvements and Standards Analysis and Considerations. Table 2 analyzes how the May 27, 2022, plans
comply with the City’s PUD Project Waiver Consideration and Analysis / Tourist Zoning District
Dimensional Standards.

PUBLIC COMMENT
Two written comments were received prior to the distribution of the Planning and Zoning Commission
packet. Those comments are provided in Attachment D.



Table 1: Design Review Improvements and Standards Analysis and

Considerations

Design Review Improvements and Standards Analysis and Considerations

KMC § 16.08.080 G 1 IMPROVEMENTS AND
STANDARDS: 17.96.060

Yes | No | N/A | Ketchum City Standards and Staff Comment / Draft Findings
Municipal
Code §
O | 0O 17.96.050.A.1 The project does not jeopardize the health, safety or welfare
Criteria .
of the public.
]S:)t:‘:tft%(i’rl::i'i‘:le“t/ As conditioned through the PUD/CUP and Design Review
& Permit, controls on design, inclusion of employee housing,
pedestrian circulation and improvements within public rights-of-
way, among other provisions set forth in the PUD/CUP Findings
adopted by Council, the Commission finds the project will not
Jjeopardize the health, safety of welfare of the public.
O |O ig-gg-gggg; & | The plan is in conformance with and promotes the purposes
Criteria and goals of the comprehensive plan, zoning ordinance,
and other applicable ordinances of the city, and not in
conflict with the public interest:
Pursuant to subsection 16.08.070D of this chapter, all of
the design review standards in chapter 17.96 of this code
shall be carefully analyzed and considered. This includes
detailed analysis of building bulk, undulation and other
design elements. The site plan should be sensitive to the
architecture and scale of the surrounding neighborhood.
The project conforms to all applicable standards and criteria
as set forth in this chapter, this title, and any other standards
as adopted or amended by the City of Ketchum from time to
time.
Staff Comment /

Draft Finding

The Commission carefully analyzed and considered the standards
of these

sections and finds the project plans to be sensitive to the
architecture and scale of the surrounding neighborhood and is in
harmony with the surrounding area. The Commission also finds
that the Project conforms with applicable standards and criteria
as set forth in KMC Chapter 96 and Title 17, and the CUP/PUD
standards and waivers and not in conflict with the provisions of
KMC Chapter 08 of Title 16 [the Planned Unit Development
Ordinance].




Yes

No

N/A

Ketchum
Municipal
Code §

City Standards and Staff Comment / Draft Findings

17.96.060(A)(1)
Streets

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

Staff Comment /
Draft Finding

The property is located at 260-280 E. River Street with approximately 334
linear feet (LF) of frontage along State Highway 75 (SH75) and
approximately 170 feet of linear frontage adjacent along River Street. As
stipulated by the Ketchum City Council approval of the associated Planned
Unit Development application for the property, the project will not have
direct access onto SH75 for anything other than emergency access staging.
The applicant is responsible for all costs associated with connecting the
project to River Street, including access to the parking garage, pick-
up/drop-off, hybrid delivery/public parking, and various sidewalk and
plaza improvement. The project is designed consistent with the
recommendation of the city’s 3" party traffic consultant (AECOM) and
subject to an encroachment permit by the city. As conditioned, the Project
complies with this standard.

17.96.060(A)(2)
Streets

All street designs shall be approved by the City Engineer.

Staff Comment /
Draft Finding

The final street design, including snowmelt, delivery parking, pick-up/drop
off areas, plaza amenities, sidewalk width/locations, ADA ramps, and bulb
out are subject to city engineer approval, as well as an encroachment permit
by Council. As conditioned, the Project complies with this standard.

17.96.060(B)(1)

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

Staff Comment /
Draft Finding

The project qualifies as a substantial improvement and 8’ sidewalks along
River Street and SH75 are required, totaling approximately 504 LF. As
conditioned, the Project complies with this standard.

17.96.060 (B)(2)c

Sidewalk width shall conform to the City’s right-of-way standards;
however the City Engineer may reduce or increase the sidewalk width
and design standard

requirements at their discretion.

Staff Comment /
Draft Finding

The project qualifies as a substantial improvement and 8’ sidewalks
along River Street and SH75 are required. The city ROW standards

also require on-street parking, which is being mitigated with 13 public
parking spaces within the

Applicant’s parking garage. As conditioned, the Project complies with this
standard.

17.96.060 (B)(3)

Sidewalks may be waived if one of the following criteria is met:

a. The project comprises an addition of less than 250
square feet of conditioned space.

b. The City Engineer finds that sidewalks are not necessary
because of existing geographic limitations, pedestrian traffic
on the street doesnot

warrant a sidewalk, or if a sidewalk would not be beneficial to the
general welfare and safety of the public.

Staff Comment /
Draft Finding

N/A




Yes

No

N/A

Ketchum
Municipal
Code §

City Standards and Staff Comment / Draft Findings

17.96.060 (B)(4)

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

Staff Comment /
Draft Finding

The applicant proposes to install a new 8’ wide sidewalk along the north and
east perimeter of the property. The new sidewalk will be approximately 504
total linear feet (LF) as follows: 170 LF along River Street and 334 LF along
SH75. The River Street sidewalk will be snow melted by the applicant. The
exact location of the sidewalk will be noted within the ITD and River Street
Encroachment Permits. As conditioned, the Project complies with this
standard.

17.96.060 (B)(@)

The length of sidewalk improvements constructed shall be equal to the
length of

the subject property line(s) adjacent to any public street or private
street.

Staff Comment /
Draft Finding

The applicant proposes to install a new 8 wide sidewalk along the north
and east perimeter of the property. The new sidewalk will be
approximately 504 total linear feet (LF) as follows: 170 LF along River
Street and 334 LF along SH75. The River Street sidewalk will be snow
melted by the applicant. The exact location of the sidewalk will be noted
within the ITD and River Street Encroachment Permits. As conditioned,
the Project complies with this standard.

17.96.060 (B)(5)

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

Staff Comment /
Draft Finding

The new sidewalk along the applicant’s property connects to existing and
future city sidewalk infrastructure. As conditioned, the Project complies with
this standard.

17.96.060 (B)(6)

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

before the City issues a certificate of occupancy.

Staff Comment /
Draft Finding

N/A. The project does not propose making a voluntary cash contribution in-
lieu of improvements for this project.




Yes

No

N/A

Ketchum
Municipal
Code §

City Standards and Staff Comment / Draft Findings

17.96.060(C)(1)

All storm water shall be retained on site.

Staff Comment /
Draft Finding

All storm water shall be retained on site including water from roof drains.
The applicant has submitted Storm Water Pollution Plan (Civil Drawing
Sheet C2.0 from Galena Engineering), as well as a preliminary utility plan
with drainage details on Civil Drawing Sheet C4.0 of the Design Review
submittal. The proposed drainage plan includes a system of drywells. Prior
to issuance of a Building Permit for the project, the applicant shall submit a
final drainage plan indicating grading, catch basins, piping, and drywells
(KMC §17.96.040.C.2b & KMC §17.96.060.C.1-4) prepared by a civil
engineer licensed in the state to be submitted for review and approval by the
City Engineer and Streets Department. See Attachment for City Department
comments including City Engineer and Streets Department conditions.

As conditioned, the Project complies with this standard.

17.96.060(C)(2)

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

Staff Comment /
Draft Finding

See above Staff Comment / Draft Finding for Ketchum Municipal Code
$17.96.060(C)(1). All drainage improvements are required to meet City
standards. All drainage improvements shall be indicated on civil plans
stamped and Idaho licensed engineer and require review approval from
the City Engineer & Streets Department prior to issuance of a Building
Permit for the project. As conditioned, the Project complies with this
standard.

17.96.060(C)(3)

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

Staff Comment /
Draft Finding

A final drainage plan prepared by a civil engineer licensed in the state of
Idaho shall be submitted with the Building Permit application to be
reviewed and approved by the City Engineer. The City Engineer may
require additional drainage improvements as necessary. As conditioned, the
Project complies with this standard.

17.96.060(C)(d)

Drainage facilities shall be constructed per City standards.

Staff Comment /
Draft Finding

All drainage facilities on both private property and the City owned right-
of-way shall meet City standards. Final drainage specifications shall be
included with the civil drawings submitted with the Building Permit
application to be reviewed and approved by the City Engineer & Streets
Department. As conditioned, the Project complies with this standard.

17.96.060(D)(1)

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

Staff Comment /
Draft Finding

The applicant is aware of this requirement and the preliminary plans
indicated in the Galena Engineering set of Civil Drawings show utility
connections and locations. Also, will serve letters have been received
from all the major utility service providers for the project, including
IMG, Idaho Power, City Water and Sewer, Cox, and Clear Creek. See
Attached Public Works Department comments and other will serve
letters. As conditioned, the Project complies with this standard.

10




Yes

No

N/A

Ketchum

City Standards and Staff Comment / Draft Findings

Municipal
Code §

O | O 17.96.060(D)2) | Utilities shall be located underground and utility, power, and
communication lines within the development site shall be concealed from
public view.

%‘;‘:ﬁ&‘;ﬁﬁe“” All utilities within the development site shall be underground and
€ concealed from public view. The transformer for the Project is proposed in
the Northwest Portion of the site with landscape screening. See above Staff
Comment / Draft Findings for Ketchum Municipal Code §17.96.060(D)(1).
The plans show the transformer will be screened and as proposed, the
Project complies with this standard.

O | O 17.96.060D)3) | When extension of utilities is necessary all developers will be required
to pay for and install two (2°) inch SDR11 fiber optical conduit. The
placement and construction of the fiber optical conduit shall be done in
accordance with city of Ketchum standards and at the discretion of the
City Engineer.

Staff Comment/ | The applicant is aware of this requirement and will comply with these
Draft Finding standards. As conditioned, the Project complies with this standard.

O | O 17.96.060(E)1) | The project's materials, colors and signing shall be complementary with

the townscape, surrounding neighborhoods and adjoining structures.
Staff Comment/ | The Applicant notes the following about how the materials and colors
Draft Finding

selected for the project complement Ketchum’s townscape, surrounding
neighborhood, and adjoining structures:

STONE — Located primarily along the base volume of the
restaurant and lobby along River Street. Our stone selection is a
dry-stack stone with natural buff/ light gray tones and horizontal
directionality. Natural stone tones intended to reflect the prevalent
stone _formations around Wood River Valley, and rustic residential
architecture of the area.

BOARD FORMED CONCRETE — The grounding base element of
this

building, as the site drops, the board formed concrete foundation
walls and site terraces with the landscape. Horizontal board
formed texture gives a more natural textured finish vs. a

traditional smooth face concrete. This material is seen throughout
the valley on residential and commercial projects.

STOREFRONT GLAZING — All windows, doors, and storefront
glazing will be a simple dark bronze / black frame with high
performance clear glazing. Dark frames tend to visually
disappear from the architecture as other textures pop. Dark
frames historically relate to old steel framed windows found
though-out Western vernacular architecture and are seen on
most commercial and residential buildings in Ketchum.
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CHARWOOD VERTICAL SIDING — This highly sustainable
material is a low maintenance, fire resistant, textured gray wood to
contrast / compliment the clear cedar siding throughout the project.
Historically grey wood is achieved through staining or natural
aging (see adjacent Korb property) but requires regular
maintenance and sealing. Charred wood produces a natural gray
wood aesthetic that doesn’t require future staining or

sealing. Gray finished wood is seen throughout Wood River

Valley on historic structures, commercial structures, and all
grades of residential projects.

STEEL GUARDRAIL / STEEL PLATE FASCIA — Similar to the
dark bronze storefront, clean horizontal steel railings and
perimeter roof detailing provides a subtle contemporary touch that
ideally disappears from the overall project to let other elements
pop. The black flat bar railings are visually lighter than a heavy
wood railing or panel railing and require less maintenance /
upkeep than a clear glass railing would. Exposed steel details are
common on much of the local architecture and relates back to
historic mining and ski tower structure.

CEDAR WOOD HORIZONTAL SIDING — Wood siding is
probably the most commonly seen exterior material in the Wood
River Valley and Ketchum. Its natural texture provides visual
connection to surroundings as opposed to more commercial
materials like flat metal panel or

stucco. ‘Clear’ wood defines the grade of wood to have minimal
knots or variation in the grain, so just denotes a higher finish
grade of wood. This material will be sealed to maintain a more
consistent finish, but color will change over time with exposure to
the elements.

VERTICAL WOOD SLAT W/ METAL PANEL BEHIND — The
wood slat

siding will use the same clear cedar material as the building siding,
but in a lighter slatted application to provide a more vertical
structural appearance on a few select locations of the building. The
intent of this material is to act as a lighter accent to the mass of the
building itself. Dark bronze or black metal panel behind will
contrast the clear cedar and make the wood stand out from its
background. Again, wood is one of the most common building
materials in the area, and this is a creative use of a common
material.

Furthermore, the applicant has provided details of materials to be used
on each elevation of the building.

12




The site is eligible for 56 square feet of wall signage on River Street and 60
square feet along its SH75 frontage. The applicant will be required to
submit and obtain a sign permit for Project signage prior to installation,

As conditioned, the Project complies with this standard. The project
materials, colors are found to be complementary with the townscape,
surrounding neighborhoods and adjoining structures.

Yes | No | N/A ﬁ‘:};{‘g{‘gl City Standards and Staff Comment / Draft Findings
Code §

O | O 17.96.060(E)2) | Preservation of significant landmarks shall be encouraged and
protected, where applicable. A significant landmark is one which gives
historical and/or cultural importance to the neighborhood and/or
community.

Staff Comment/ |\ N/4 There are no identified landmarks on the property.
Draft Finding

O | O 17.96.060(E)3) | Additions to existing buildings, built prior to 1940, shall be
complementary in design and use similar material and finishes of the
building being added to.

Staff Comment/ | N/ qs the existing buildings on site will be demolished and the project will
Draft Finding be new construction.

O | O 17.96.060(F)1) | Building(s) shall provide unobstructed pedestrian access to the nearest
sidewalk and the entryway shall be clearly defined.

Staff Comment/ | The proposed sidewalks will connect as required. The subject property is a
Draft Finding

corner lot with street frontage along River Street and State Highway 75/Main
Street. As a substantial improvement, the hotel project is required to install
sidewalks equal to the length of the subject property lines adjacent to River
and Main Streets. All sidewalks shall be constructed to City standards
contained in KMC §12.04.030.M as well as all applicable City right-of-way
standards. The main entryway to the hotel lobby is from River Street. The
pedestrian ways along River Street will include a snowmelt system, which
serves to further activate the corner of River and Main Streets by enhancing
the pedestrian streetscape. The proposed front fagade has been designed with
ground floor windows and glass doors, which invites the public and hotel
guests into the hotel. As conditioned, the Project complies with this standard.
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Ketchum

Yes | No | N/A | Miunicipal City Standards and Staff Comment / Draft Findings
Code §
O | O 17.96.060(F)2) | The building character shall be clearly defined by use of architectural
features.
Staff Comment/ | Congruous with the natural topography of the development parcel, the mass
Draft Finding

of the building steps up the sloping grade from the south corner of the parcel
adjacent to Trail Creek to the front property line at River Street. The vertical
mass at the east elevation fronting Main Street is broken up by variation in
roof heights, material differentiation, and a combination of horizontal and
vertical elements. Projecting balconies and canopy elements serve to
articulate breaks within the vertical plane. The circulation corridor design at
the center of building serves as a prominent architectural feature anchoring
the hotel to the site. Characterized with window openings at the east elevation
fronting Main Street, the fenestration proposed with the circulation corridor
serves as a visual invitation welcoming the public inside the hotel

in order to enjoy the rooftop bar, restaurant, and lounge. The rooftop bar
overhang element echoes the overhangs proposed at the entry and the corner
of Main & River Streets linking the public amenities proposed with the project
including the restaurant, dining area, and lounge.

Public space adjoins the hotel entry as well as a canopy covered bar
patio on Level 01 that is retained by a board formed concrete adjacent a
new 8 wide sidewalk along SH75 and landscape screened from SH75
(toward southeast). The architecture in this corner is tiered from the
SH75 street level by a retaining wall, the top of first floor plate level roof
overhang canopy above the public outdoor dining, and then three floors
of patios that provide terraced outdoor living areas for certain suites.

Fixtures shielded underneath canopies must be flush mounted or side
shielded. KMC §9.08.040.8 enumerates standards for noise levels permitted
in the nighttime, daytime, and evening.

The building character is clearly defined by the combined use of vertical
elements, such as char wood vertical siding and wood slats with sheet
metal behind panels, and horizontal elements, such as cedar wood
horizontal siding. Also characterizing the building is its transparency,
including thermally broken windows and accessible balconies with steel
guardrails for the hotel rooms, as well as canopies and steel plate knife
edge fascia to offset architectural elements.

s conditioned, the Project complies with this standard.
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Yes

No

N/A

Ketchum
Municipal
Code §

City Standards and Staff Comment / Draft Findings

17.96.060(F)(3)

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

Staff Comment /
Draft Finding

Applicant has provided a materials board consisting of Clear Cedar Screen,
Clear Cedar T&G, Shou-sugi Ban Wood, Board-formed Concrete, Dry-
stacked Stone, Black Steel Trim, Sand-Blasted Concrete and Flat-Bar Railing.
Subject material board is characterized by natural materials including stone,
steel, and wood with fenestration

to celebrate the outside environment within interior common areas and living]
space.

Notably, each of the 92 hotel rooms has access to outdoors with either a Juliet
or full walk-out balcony. The materials are carried around the periphery of
the building to create design continuity. Additionally, a sign master plan has
been submitted by the

applicant and will be subject to future administrative approval. As conditioned,
the Project complies with this standard.

17.96.060(F)(d)

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

Staff Comment /
Draft Finding

The applicant has proposed a landscape buffer southward of the front plaza
bar patio characterized by a mix of landscaping, planter beds, and board-
formed concrete and/or stone retaining walls. These improvements create a
tiered, low to high, stepped back design complementary of the principal
building. The Applicant has provided a more detailed landscape plan that
softens the building facade, mitigates SH75 noise, and gives vitality to the
45% project open space. As conditioned, the Project complies with this
standard.
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Ketchum

Yes | No | N/A | Niunicipal City Standards and Staff Comment / Draft Findings
Code §

O | O 17.96.060(F)5) | Building walls shall provide undulation/relief, thus reducing the
appearance of
bulk and flatness.

Yes | No | N/A 11\(/[‘:};{13‘12‘1 City Standards and Staff Comment / Draft Findings

Code §

O | O 17.96.060(F)6) | Building(s) shall orient towards their primary street frontage.

Staff Comment/ | Rjyer Street has been analyzed by the design team, AECOM, city staff and the

Draft Finding . . . . .
Council and determined to be the preferred solution for project access in
terms of level of service, traffic flow, circulation, deliveries, parking, snow
removal, and pedestrian access. Additionally, as determined by Council,
direct access to the project from SH75 shall be limited to fire emergency
staging only. The hotel is oriented towards River Street as the primary street
frontage. As conditioned, the Project complies with this
standard.

0O | 0O 17.96.060(F)(7) | Garbage storage areas and satellite receivers shall be screened from
public view and located off alleys.

]S)t:::tCF‘;:l‘:i‘Ele“” The project has no access to any public alleyway and, as such, this portion of
& the DR standard (F)(7) is not applicable. However, garbage storage for the
project will be screened from public view. As set forth on the Level 01 Floor
Plan, a trash / loading area is located just inside the parking garage off the
garage vestibule. The applicant has obtained a will serve letter from Clear
Creek Disposal for the project. Furthermore, any satellite receivers for the
project or on the property shall be screened from public view. As conditioned,
the Project complies with this standard.

O | O 17.96.060(F)®) | Building design shall include weather protection which prevents water to
drip or snow to slide on areas where pedestrians gather and circulate or
onto adjacent properties.

Staff Comment /

Draft Finding

The building design includes at the entrance to the hotel lobby a
cantilevered canopy that terminates at the applicant’s property line along
River Street. The restaurant bar patio also is covered. Both features will
prevent water from dripping or snow from sliding on areas where
pedestrians gather and circulate. Furthermore, the applicant proposes to
snow melt the front drop off, plaza, public sidewalk areas as

part of its River Street Encroachment Permit with the City. As conditioned,
the Project complies with this standard.
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Yes

No

N/A

Ketchum
Municipal
Code §

City Standards and Staff Comment / Draft Findings

17.96.060(G)(1)

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

Staff Comment /
Draft Finding

Approximately 500 linear feet of new sidewalk will be built within the

River Street and SH75 public ROW abutting the property. The sidewalks

will be 8’ in width to comply with city standards. The sidewalk along the
north-side of the hotel is proposed to be snow melted. Additional

pathways are proposed on the applicant’s property that wrap the

southwest, southern and southeast parts of the building.

These are internal walkways that connect to hotel ingress/egress points,
various public entries, the dedicated fisherman’s easement noted on the
subdivision plat for Trail Creek, required hotel emergency evacuation routes,
and the aforementioned public ROW sidewalks. Bike racks are also proposed
consistent with hotel requirements. As conditioned, the Project complies with
this standard.

17.96.060(G)(2)

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

Staff Comment /
Draft Finding

N/A as the applicant has not proposed any awnings that project over a public
sidewalk. As conditioned, the Project complies with this standard.

17.96.060(G)(1)

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

Staff Comment /
Draft Finding

Approximately 500 linear feet of new sidewalk will be built within the

River Street and SH75 public ROW abutting the property. The sidewalks

will be 8’ in width to comply with city standards. The sidewalk along the
north-side of the hotel is proposed to be snow melted. Additional

pathways are proposed on the applicant’s property that wrap the

southwest, southern and southeast parts of the building.

These are internal walkways that connect to hotel ingress/egress points,
various public entries, the dedicated fisherman’s easement noted on the
subdivision plat for Trail Creek, required hotel emergency evacuation routes,
and the aforementioned public ROW sidewalks. Bike racks are also proposed
consistent with hotel requirements. As conditioned, the Project complies with
this standard.

17.96.060(G)(2)

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

Staff Comment /
Draft Finding

N/A as the applicant has not proposed any awnings that project over a public
sidewalk. As conditioned, the Project complies with this standard.
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Yes

No

N/A

Ketchum
Municipal
Code §

City Standards and Staff Comment / Draft Findings

17.96.060(G)(3)

Traffic shall flow safely within the project and onto adjacent streets.
Traffic includes vehicle, bicycle, pedestrian and equestrian use.
Consideration shall be

given to adequate sight distances and proper signage.

Staff Comment /
Draft Finding

As noted in the February 16, 2021 City Council-adopted PUD Findings
including in part §17.116.030(C), the City finds the Project will be
adequately served by necessary vehicular and nonmotorized transportation
systems. This finding was made after reviewing the detailed traffic impact
study (TIS) prepared by Hales Engineering, which AECOM (on behalf of the
city) provided a peer analysis. As conditioned herein, the Commission finds
that traffic shall flow safely within the project and onto adjacent streets.
Traffic includes vehicle, bicycle, pedestrianand

equestrian use. In making this finding, consideration was given to assuring
adequate sight distances and proper signage.

17.96.060(G)(d)

Curb cuts and driveway entrances shall be no closer than twenty (20°)
feet to the nearest intersection of two or more streets, as measured
along the property line adjacent to the right of way. Due to site
conditions or current/projected

traffic levels or speed, the City Engineer may increase the minimum
distance requirements.

Staff Comment /
Draft Finding

No curb cuts or driveway entrances are proposed that are closer than

twenty (20°) feet to an intersection of two or more streets, as measured

along the property line adjacent to the right of way. Improvements to River
Street are subject to a city

encroachment permit. As conditioned, the Project complies with this standard.

17.96.060(G)(5)

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

proposed project.

Staff Comment /
Draft Finding

Significant attention has been given to the project by the city engineer, fire,
streets and planning departments to assure that unobstructed emergency
access, snow plowing needs, and other city design considerations are
properly addressed with the project. Furthermore, the applicant has
received a will serve letter from Clear Creek Disposal for the project. As
conditioned, the Project complies with this standard.
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Draft Finding

Yes [No |N/A 11\(/[etchqm City Standards and Staff Comment / Draft Findings
unicipal
Code §
O | d 17.96.060(H)(1) | Snow storage areas shall not be less than thirty percent (30%) of the
improved
parking and pedestrian circulation areas.
]S)t::;CF‘::I‘:;;e“” This standard applies to on-site parking and circulation areas, not
g pedestrian and parking circulation areas within the public right-of-way. All
on-site parking is located within the parking garage and the entrance to the
parking garage is within the boundary the applicant plans to snowmelt. An
extensive sidewalk network is proposed on-site for the public and guests.
Portions of this sidewalk network need to remain free of snow for hotel
evacuation purposes. As a result, the applicant walkways along the
southwest and south portions of the project that are associated with hotel
ingress/egress points will be snow melted. With 45% open space on-site and
a network of snowmelt sidewalks, the applicant’s pedestrian circulation area
is greater than 30%. As conditioned, the Project complies with this standard.
O O 17.96.060(H)(2) | Snow storage areas shall be provided on-site.
O | O ]S)traafaCF‘i’::gE;“t/ See above Staff comment for Ketchum City Code §17.96.060(H)(1).
O | O 17.96.060(H)3) | A designated snow storage area shall not have any dimension less than
five (5°) feet and shall be a minimum of twenty five (25) square feet.
]S)t;‘afaCF‘i’::ggl;“t/ See above Staff comment for Ketchum City Code §17.96.060(H)(1).
O | d 17.96.060(H)4) | Tn lieu of providing snow storage areas, snow melt and hauling of snow
may be allowed.
Staff Comment/ | The applicant proposes a snowmelt system for the project. As conditioned, the
Draft¥inding | p,.siect complies with this standard.
O | O 17.96.060(0(1) | Landscaping is required for all projects.
Staff Comment /

Pursuant to KMC §17.96.060.1, landscaping shall serve to enhance and
complement the neighborhood and townscape as well as provide a buffer
between land uses. The landscape plan incorporates a landscape buffer
separating the hotel from Main Street. The landscape plan is comprised of a
mixtures of trees, bushes, grasses and flowers appropriate to the environment.
Street trees are proposed to be incorporated into the streetscape design
adjacent to River Street. All proposed street trees will require electrical outlets
and irrigation and must maintain a minimum of 6 ft of clearance within the
public sidewalk. Materials and vegetation types are required to be readily
adaptable to the site’s microclimate, soil conditions, and orientation. All trees,
grasses, and perennials must be drought tolerant and native species are
recommended.

Due to the requested waiver to reduce the west side setback, the Commission
requested the applicant enhance the landscape design in order to provide a
buffer between the hotel and the adjacent office buildings located at 220 E
River Streets. A 16’ building setback and landscape buffer have been provided.

The Commission called for the proposed landscape design to include a
comprehensive strategy for the riparian area including a point of access for the
public to access Trail Creek. This has been provided, inclusive of public
access.
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A landscape plan is included in the Design Review submittal. The landscape
plan includes Aspen Trees, understory shrubs and wildflowers, native trees,
shrubs, and grasses, as well as planters comprised of ornamental grasses
and perennial flowers.

As conditioned, the Project complies with this standard.

Ketchum : —

Yes | No | N/A | Viuicinal City Standards and Staff Comment / Draft Findings

Code §

O | O 17.96.06002) | Landscape materials and vegetation types specified shall be readily
adaptable to a site's microclimate, soil conditions, orientation and
aspect, and shall serve
to enhance and complement the neighborhood and townscape.

Staft Comment/ | The Jandscape materials and vegetation types shall be readily adaptable to
Draft Finding . . . . .. . .
the site’s microclimate, soil conditions, orientation, and aspect. The
proposed landscaping will soften the mass of the building and complement
the neighborhood and entry into town. The planters integrated within the
front fagade enhance the building design and facilitate the creation of
inviting outdoor gathering areas.
As conditioned, the Project complies with this standard.
O | O 17.96.060(DG3) | All trees, shrubs, grasses and perennials shall be drought tolerant. Native
species are recommended but not required.
Staff Comment/ | The landscaping plan indicates native trees, shrubs, and grasses to
Draft Finding . .

conserve water will be installed.

As conditioned, the Project complies with this standard.

O | O 17.96.060((4) | Landscaping shall provide a substantial buffer between land uses,
including, but not limited to, structures, streets and parking lots. The
development of landscaped public courtyards, including trees and
shrubs where appropriate, shall be encouraged.

Staff Comment /

Draft Finding

The proposed landscaping will provide a buffer between office building to
the west and SH75 to the east. The natural riparian landscaping along
Trail Creek is retained. As conditioned, the Project complies with this
standard.
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Ketchum

Yes | No | N/A | Miunicipal City Standards and Staff Comment / Draft Findings
Code §

O | O 17.96.060)(1) | Where sidewalks are required, pedestrian amenities shall be installed.
Amenities may include, but are not limited to, benches and other
seating, kiosks, bus shelters, trash receptacles, restrooms, fountains,
art, etc. All public amenities shall receive approval from the Public
Works Department prior to design review approval from the
Commission.

Staft Comment/ | Pyplic amenities are required to be provided wherever sidewalks are installed.
Draft Finding

Amenities may include, but are not limited to, benches and other seating,
kiosks, bus shelters, trash receptacles, or art. The applicant proposes these
amenities along River Street. All public amenities proposed to be installed
shall meet all applicable City right-of-way standards and receive approval

from the City Engineer and Streets Department.

As conditioned, the Project complies with this standard.

21




Table 2: PUD Project Waiver Consideration and Analysis/ Tourist Zoning District

Dimensional Standards.

For purposes of consistency Staff has reviewed the standards set forth in Table 2 (herein
below), as well as the February 16, 2021 PUD/CUP Findings and finds the Project in

compliance with the Tourist Zoning District findings as follows.

Tourist Zoning Standards

Compliant

City Standard & Staff Comment / Draft Staff Comment / Draft
Findings

Yes

N/A

KMC Section

City Standard & Staff Comment / Draft Findings

X]

17.12.030

Minimum Lot Area: 9,000 square feet minimum.

Staff
Comment /
Draft
Finding

The property is 47,249 square feet in size and has a lot width with the one-lot
subdivision application that exceeds the minimum lot size and widths
required in the Tourist Zone. The City finds that this standard has been met.

17.12.030

Building Coverage

Staff Finding

Approximately 21,362 square feet of the property will remain open space,
which is approximately 45% of the 47,249 square foot site. The Project has
greater than the required thirty-five percent (35%) minimum open space set
forth in the KMC for the Tourist Zoning District. The City finds that this
standard has been met.

17.124.040

Setbacks

Front: 15’

Riparian: 25’

SH75:25° /32’

Side: the greater of 1° for every 3’ in building height, or 5’

Staff
Comment /
Draft
Finding

Front & Riparian Setbacks. The project as set forth in the attached Design Review
Drawings complies with the city’s 25’ viparian and 15’ front setback
requirements. In accordance with KMC 17.88.050.E.3 the proposed pathway
through the riparian zone and providing access to Trail Creek is approvable. Side
Yard Setbacks: The Design Review drawings comply with the waivers approved
as part of the PUD process by the City. Notably, the DR drawings show that the
average setback of the proposed hotel along SH75 is an average of 31°.3” The
project drawings also show that the building sixteen (16°) from the west side
property line consistent with KCC approval of the PUD. The

City finds that this standard has been met.

17.124.040

Permitted Gross Floor Area Ratio: 0.5 or greater for hotels

17.12.040

Building Height
Maximum Permitted: 35 or greater for hotels

Staff
Comment

Street. The hotel is proposed as a four-story structure on River Street, and step
/ terrace down to three and then two stories nearest Trail Creek. (B) The KMC
does not specify the maximum height of a four-story building. Historic
references in the KMC, as well as the top floor plate of the adjoining Limelight
Hotel show the hotel fourth floor to equal approximately forty-eight feet (48”)
while the top of the Limelight hotel penthouse parapet is 73.5 (C) Maximum
height of the building shall not exceed 48 when the building is measured from
the highest elevation of the property (along River Street) or 72’ when building
height is measured from the lowest elevation of the property (along Trail
Creek). (D) During the transition where the four-story building along River
Street steps down approximately thirty feet (30°) toward Trail Creek, the forty-
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eight foot (48°) high 4-story building reads like 6-stories at seventy-two feet
(72°) high. This is permissible consistent with KMC §16.08.020.B and
desirable as follows: first, the height of the building at subject central location
is below the forty-eight (48°) 4-story horizontal plane established by precedent
and with the top of the fourth floor at the adjacent Limelight; second, the City
recognizes that in this central location of the structure, that the 4-stories of
hotel use are sandwiched between two public amenities (employee housing and
a roof top bar for the public). The unique characteristics of the site at this
location, where the existing grade drops quickly in the center of the site, result
in a portion of the building having a taller element of seventy-two feet (72°) as
measured from existing grade. The City finds this consistent with KMC
$16.08.020.B, “[i]n the event of conflict between this PUD chapter and any
other ordinance of the city, this PUD chapter shall control.” (E) In
comparison to both the Limelight and approved Bariteau hotels on opposing
corners, the height of the proposed Hotel is lower and more closely aligned to
the fourth floor of each building. (F) The Gateway Study and Subarea Analysis
indicate that the proposed hotel is both by design and use consistent with
envisioned plans for the corner of SH75 and River Street. and, (G) Further,
the proposed hotel project is consistent with current Tourist Zoning District
zoning allowances for hotels. Each of the attendant uses, including
restaurant/bar, meeting rooms, and employee housing are also permitted in
the Tourist Zoning District.

As conditioned, the Project complies with this standard.

X 17.125.030.H | Curb Cut Permitted:
A total of 35% of the linear footage of any street frontage can be devoted to
access off street parking.
Staff There are no curb cuts proposed along State Highway 75. The new
Comment / configuration results in less than thirty-five percent (< 35%) of the linear
Draft footage of street frontage devoted to access the off street parking within the
Finding parking garage. The City finds that this standard has been met.
< 17.125.020.A.2 | Parking Spaces
& 17.125.050 | Off-street parking standards of this chapter apply to any new development
and to any
new established uses.
Staff As analyzed by staff and consistent with KMC §17.125, the Project has
adequate
Comment/ | parking for the proposed uses on the property. The project is parked with 84
on-site
Draft garage parking spaces. Of the 84 spaces provided for the Project not less
than 13
Finding spaces are reserved for public use, 18 spaces are reserved for employee

housing use,
and the remaining 53 spaces are needed for hotel operations. As conditioned,
the

Project complies with this standard.
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RECOMMENDED CONDITIONS

1.

10.

11.

12.

13.
14.

This Design Review approval is subject to the PUD Findings adopted by the KCC on 2/16/21 for the
PEG Ketchum.

This Design Review approval is subject to the conditions as set forth in Tables 1 and 2.

The applicant shall submit final civil drawings prepared by an engineer registered in the State of
Idaho including the utilities and drainage plans to be reviewed and approved by the City Engineer,
Streets, and Utilities departments prior to issuance of a Building Permit for the project.

This Design Review approval is based on the May 27, 2022 plans and information presented and
approved at the meeting on the date noted herein. Building Permit plans for all on-site
improvements must conform to the approved Design Review plans unless otherwise approved in
writing by the Planning and Zoning Commission or Administrator. Any building or site
discrepancies which do not conform to the approved plans will be subject to removal.

All governing ordinances, requirements, and regulations of the Fire Department (2018
International Fire Code), Building Department (2018 International Building Code, the 2018
International Residential Code, and Title 15 of Ketchum Municipal Code), Utilities Department,
Street Department (Title 12 of Ketchum Municipal Code), and the City Engineer shall be met prior
to issuance of Building Permit and Certificate of Occupancy.

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 (KMC §17.96.090).

All Design Review elements shall be completed prior to issuance of a Certificate of Occupancy for
the building.

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

Any satellite receivers located on the hotel property shall be subject to a separate review and
permit approval.

The hotel project is required to install 8’ wide sidewalks equal to the length of the subject property
lines adjacent to River and Main Streets or 504 linear feet, whichever is greatest. All sidewalks
shall be constructed to City standards

Lighting and noise related to the rooftop bar shall be in compliance with the following city code
requirements: KMC §17.132 requires all exterior lighting be full cutoff fixtures with the light
source fully shielded. Fixtures shielded underneath canopies must be flush mounted or side
shielded. KMC §9.08.040.8 enumerates standards for noise levels permitted in the nighttime,
daytime, and evening.

Any modification to the existing Floodplain Waterways Design Review permit is subject to review
and approval.

Prior to installation of signage, a sign permit shall be submitted and approved.

Sidewalks that are required for the hotel evacuation plan shall be part of the hotel snowmelt
system and kept free of snow. A snow melt diagram shall be incorporated into the drawing set
approved at the time of building permit issuance to assure areas proposed for snowmelt are
constructed as such and found operational as a condition of certificate of occupancy.

ATTACHMENTS
Attachment A: May 5, 2022 Memo Outlining Design Changes in Response to November 20, 2021 Pre-

Application Design Review Meeting

Attachment B: May 27, 2022 Design Review Plans
Attachment C:  February 16, 2021 PUD/CUP Findings of Fact and Conditions of Approval
Attachment D: Public Comments
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ATTACHMENT A



ajc architects

design review updates

number | name date sent by

1912.01 | Ketchum Prologue Hotel 05/11/2022 Dijana Alickovic

Please see below responses in red concerning drawing updates to the Ketchum Prologue Hotel Design
Review Submittal based on Order of Decision conditions in Section |V of the Findings of Fact, Conclusions of
Law, and Order of Decision document date 02-05-2021, File No P19-063.

Not all ‘Condifions’ are applicable to drawing submittal, as many comments will be reflected in operations,
permitting, and development agreements between PEG Companies and Ketchum City. If the Condition /
Comment is not directly addressed below, it did not directly affect the Design Review Application Submittal
Package.

Details on the wall/building design along SR 75: Please show how the walls/building will look when there is no tree
foliage. Provide material details and design details.

Response: Design team has provided renderings that exclude tree foliage. This is reflected on page 35 and
page 37 in the Design Review Presentation. The design team was also able to reduce the massing of the site
wall by introducing the guardrail. Material detail pallet is included on page 25 to page 29 in the Design
Review Presentation.

Address the treatment at the corner of River and SR 75: Based on the comments of the P&Z, redesign the corner
treatment so that space can be used by the general public year-round and not used by just hotel guests. Look at
eliminating the fire pit.

Response: Design team has revised the corner plaza to include gathering place for the public. Bench
seating has been included in the design. Some bench seating has been integrated in the landscape to
appeal inviting. This revision is reflected in the Architectural Site Plan - page 5, Landscape Plan — page 6,
River Street Entry Plaza plan — page 7, Level 1 Floor Plan — page 17, Civil Drawings — page 47 & 48, and
Architectural Renderings.

Identify the mix of employees and managers that would be employed.
Response: Operations will employ around 90 employees and 15 would-be managers.

Look at River Street side to address pedestrian safety in light of all the activities that are proposed on that frontage
(deliveries, trash, drop-off, and pickup).

Response: Design team has addressed and identified a pedestrian pathway at the River Street Entry Plaza.
Proposed activities such as deliveries, trash, drop-off / pickup, garage entry and exit, and pedestrian
pathway have been clarified on the diagram located on page 8 and 9 in the Design Review Presentation.

Provide details on mechanical screening for all the equipment.

Response: Mechanical equipment is to have a perforated metal screen with tube steel framing, painted
black. The perforated metal screen is extruded aluminum with vertical corrugated profile. The profile is
derived from the vertical wood profile on the building facade. The material detail is included on page 28,
West Elevation in the Design Review Presentation.

ajc architects | 703 east 1700 south | salt lake city, utah 84105 | p: 801.466.8818 | www.ajcarchitects.com



ajc architects

Address the design of creek access trial from the highway - look at the materials, make more natural and inviting.
Response: Design team has addressed the creek access trail from the highway. The path consists of natural
elements such as stone and vegetation. This revision is reflected on Creek Access Plan - page 10 and
Landscape Plan — page 6 in the Design Review Presentation.

Address the SR 75 elevation in the middle of the project: is there some way to break up the mass with a change in
materials or step backs.

Response: Design team has simplified and broke up the mass of the building by providing the canopy
between Level 1 and Level 2 and vertical wood slats over the glazed building corner between level 2 and
Roof Parapet. The canopy profile is consistent with the canopy profile at the hotel entry and restaurant plaza.
The canopy grounds the building and breaks up the mass between ground and upper levels. This revision is
reflected in the architectural renderings.

ajc architects | 703 east 1700 south | salt lake city, utah 84105 | p: 801.466.8818 | www.ajcarchitects.com | 2



ATTACHMENT C



2-05-2021

BEFORE THE CITY COUNCIL

OF THE
CITY OF KETCHUM
IN RE: ) FILE NO. P19-063

)

PEG KETCHUM HOTEL, LLC ) FINDINGS OF FACT, CONCLUSIONS

) OF LAW, AND ORDER OF DECISION
Applicant for )
Planned Unit Development )
Conditional Use Permit )
)

THE ABOVE ENTITLED MATTER coming before the City Council of the City of
Ketchum upon remand from the Planning and Zoning Commission’s recommendations
issued on December 22, 2020 on remand for joint public hearing held February 1, 2021
continued to February 16, 2021 for consideration of this Findings of Fact, Conclusions of Law,
and Order of Decision of the above referenced matters. The Applicant’s Design Review and
Permit Conditions Acceptance Agreement applications were both tabled by the Planning and
Zoning Commission subject to the City Council’s action on the above reference Applications.
The City Council having reviewed the entire record on remand and the record established in
hearing on February 1, 2021 does hereby make and set forth the Record of Proceedings,
Findings of Fact for all the above referenced matters as follows:

PEG Ketchum Hotel, LLC (the “Applicant”) submitted an Application
for a Planned Unit Development (a “PUD Conditional Use Permit”)
of a Master Plan inclusive of a request for waivers to minimum lot
size, setback (side yards), height, and floor area ratio (FAR)
limitations for a hotel development to be constructed and operated
on a 1.09-acre site located at the southwest corner of the State
Highway 75 and River Street intersection at 280 E. River, (the
“Project Site").

The Project Site is located within the Tourist District Zone as
designed by KMC § 17.12.010

Applicant originally submitted a Master Plan and, during the course
of the proceedings before the Council, subsequently on December 2,
2019 submitted Master Plan Version 2 and subsequently on January
21, 2020 submitted Master Plan Version 3 and subsequently on

P19-063 Ketchum PEG Hotel - Planned Unit Development/Conditional Use Permit Decision by Ketchum City Council
FINDINGS OF FACT, CONCLUSIONS OF LAW, AND ORDER OF DECISION - 1




February 3 submitted Master Plan Version 4 as part of its PUD
Application.

The City Council having reviewed the entire record and provided notice and held a
joint public hearing does hereby make and set forth these Findings of Fact, Conclusions of
Law, and Order of Decision which is inclusive of the Waiver Application File No. P20-069 as
follows:

I.
RECORD OF PROCEEDINGS

The above-entitled matter has been heard by the City Council in conjunction with the
accompanying PEG Ketchum Hotel, LLC PUD Project Master Plan together with the other
following accompanying Applicant Applications:

¢ Floodplain Development Permit File No. P19-062
e Lot Line Adjustment File No. P19-064
e Waiver File No. P20-069

The City Council has approved together with these Findings of Fact, Conclusions of
Law, and Order of Decision that certain Master Joint Hearings Compiled Record of
Proceedings On Remand for Files Nos. P 19-062, P19-063, P19-064, P20-069 and P20-019
(the “Master Joint Hearings Record of Proceedings”) which is herein included by reference
as if set forth at length.

PUBLIC NOTICES FOR HEARINGS ON REMAND:

Legal notice of the hearing before the City Council was published in the City’s
newspaper of record and notice was mailed to adjoining landowners within 300’ was in
compliance with the 15-day and 10-day notice requirements. Notice to neighbors and
political subdivisions and publication in the /daho Mountain Express occurred on january 13,
2021 with on-site posting on the subject premises on January 25, 2021, mailed to property
owners and government subdivisions on January 13, 2021 and posted on the City’s website
on January 25, 2021.
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provide usable open space; to preserve the scenic and aesthetic qualities
of lands; to protect property rights and enhance property values; to
ensure that adequate public facilities and services are provided; to ensure
that the local economy is protected and enhanced; to encourage and
promote the development of affordable housing; to ensure that the
important environmental features are protected and enhanced; to avoid
undue concentration of population and overcrowding of land; to ensure
that the development on land is commensurate with the physical
characteristics of the land; to protect life and property in areas subject to
natural hazards; to protect fish, wildlife and recreation resources; to
avoid undue water and air pollution; and to protect the quality of life
offered by the city and surrounding resources enjoyed by residents and
visitors alike.

B. The provisions for planned unit developments contained in this chapter
are intended to encourage the total planning of developments. In order
to provide the flexibility necessary to achieve the purposes of this chapter,
specified uses may be permitted subject to the granting of a conditional
use permit. Because of their unusual or special characteristics, PUD
conditional uses require review and evaluation so that they may be
located properly with respect to the purposes of this chapter, the
comprehensive plan, and all other applicable ordinances, and with
respect to their effects on surrounding properties and the community at
large. In the event of conflict between this PUD chapter and any other
ordinance of the city, this PUD chapter shall control. The review process
prescribed in this chapter is intended to assure compatibility and
harmonious development between conditional uses and surrounding
properties and the city at large. The provisions for planned unit
developments contained in this chapter are intended to encourage the
total planning of developments. In order to provide the flexibility
necessary to achieve the purposes of this chapter, specified uses may be
permitted subject to the granting of a conditional use permit. Because of
their unusual or special characteristics, PUD conditional uses require
review and evaluation so that they may be located properly with respect
to the purposes of this chapter, the comprehensive plan, and all other
applicable ordinances, and with respect to their effects on surrounding
properties and the community at large. In the event of conflict between
this PUD chapter and any other ordinance of the city, this PUD chapter
shall control. The review process prescribed in this chapter is intended to
assure compatibility and harmonious development between conditional
uses and surrounding properties and the city at large.
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2.2.4 Applicant Master Plan Submittals: Applicant originally submitted a Master
Plan and subsequently on December 2, 2019 submitted Master Plan Version 2
and subsequently on January 21, 2020 submitted Master Plan Version 3 as
part of its PUD Application and subsequently on February 3 submitted Master
Plan Version 4 as part of its PUD Application, File No. P20-069, is pursuant to
Title 16, Chapter 16.08. KMC Subject Master Plan (also herein referred to as
the “Project”) includes a request for waiver or deferral of requirements
pursuant to (KMC §16.08. 070.F).

2.2.5 Waiver Requests: As set forth in the Applicant’s PUD Application and Master
Plan, Master Plan Version 2 dated December 2, 2019 and Master Plan Version
3 dated January 21, 2020 and Master Plan Version 4 dated February 24 &
March 9, 2020 waivers are requested to the following dimensional standards:
Floor Area Ratio (FAR), side yard setbacks, and height requirements.
Additionally, a waiver is requested for the PUD to occur on a Project Site with
a minimum lot size of less than three (3) acres, which is permissible subject to
stipulations set forth in KMC §16.08.080. A.

2.2.6 Minimum Lot Size: The Council may waive the three (3) acre minimum lot
size requirement consistent with KMC §16.08.080. A.4 as allowed for hotels.
To do so, the Council must find the Project meets the definition of hotel as set
forth in KMC §17.08.020 and complies with the purpose of the Tourist zone as
set forth in KMC §17.180 by providing the opportunity for tourist use.
Additional relevant analysis is consistency of the Project with the Subarea
Analysis and Gateway Study Excerpts.

2.2.7 Waivers Part of PUD Ordinance: Title 16, Chapter 16.04.020 defines Waiver
asa:

Modification of a relevant provision and regulation of this
chapter not contrary to public interest or public health,
safety or welfare, and due to physical characteristics of the
particular parcel of land and not the result of actions of the
subdivision where literal enforcement of this chapter would
result in undue hardship. The granting of waiver(s) ... rests
with the sound discretion of the commission and council, on
a case by case basis.

Similarly stated relevant standards for the analysis of waiver requests are set
forth in KMC §16.08. 070.L and KMC §16.04.120.
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2.2.8. Four (4) waivers are submitted for the Project: These include waivers to
minimum lot size, setback (side yards), height, and floor area ratio (FAR)
limitations. These waivers were requested by the Applicant consistent with
KMC §16.04.120, §16.08.080 and §17.124.050, in part, as the literal
enforcement of city code in the context of the special physical characteristics
and conditions affecting the property would result in undue hardship. In
particular, the Hotel site has a large slope with a grade differential of
approximately thirty-seven feet (37’) from Trail Creek at the south end of the
lot to the north end along River Street. The site is constrained by the river to
the south and the City desires to setback structures from riparian and flood
areas. The City also desires to setback structures from State Highway 75
(SH75) in this location to help preserve the entry to town and minimize
shading of the highway during winter months. Further, the grade along SH75,
future Idaho Transportation Department (ITD) bridge and highway expansion
plans, and a desire for no access onto SH75 in this location create unique
conditions for development.

2.2.9 Floor Area Ratio: KMC §17.124. 050.A states: “Hotels may exceed the
maximum floor area [0.5] ... requirements of this title subject to ... [a] Planned
Unit Development .. which specifically outlines the waivers to bulk
regulations requested.” A subarea analysis is also required in the review
process (KMC §17.124.050. A.2). The total developed gross floor area of the
Project, as defined in KMC §17.08.020, is proposed to not exceed a FAR of 1.57
exclusive of basement areas and underground parking. Total building area
when each of the three (3) basement and parking garage levels and four (4)
hotel stories are calculated in aggregate, total approximately 131,881 square
feet for the Project.

2.2.10 Height: KMC§17.124.050.A states: “Hotels may exceed the ... height ...
requirements of this title subject to ... [a] Planned Unit Development ... which
specifically outlines the waivers to bulk regulations requested.” A subarea
analysis is also required in the review process (KMC §17.124.050.A.2). As
noted, the Project Site has a large slope from Trail Creek at the south end of
the lot to the north end along River Street. The hotel is proposed as a four-
story structure on River Street that then stair steps and terraces down to
three floors near Trail Creek. Height Analysis, the maximum height of the
building along River Street does not exceed forty-eight feet (48') and the
building scales down to approximately twenty-eight (28") closer to the river
on the south end of the property. The exception to this height analysis is in
the center of the structure where 4-stories of hotel use are sandwiched
between two public amenities (employee housing and a roof top bar for the
public). At this more central site location, the existing grade drops at a fairly
acute angle resulting in a portion of the building having a maximum height of
seventy-two feet (72’) as measured from existing grade. In comparison to
both the built Limelight hotel and approved Bariteau / Harriman Hotel on
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City Council Findings: The Project proposes to exceed the thirty-five foot (35°)
height limit, which is permissible subject to the city’s fourth floor hotel use allowance
in the Tourist Zoning District provisions, as set forth in KMC §17.124.040.B.3 and by
reference KMC §17.124.050.A and B.6. Evidence in support of the Project height
waiver up to seventy-two feet (72") from existing grade and an interpretation that the
“hotel” does not exceed four floors are as follows:

(A) The Project site has a large slope from Trail Creek at the south end of the
lot to the north end along River Street. The hotel is proposed as a four-
story structure on River Street, and step / terrace down to three and then
two stories nearest Trail Creek.

(B) The KMC does not specify the maximum height of a four-story building.
Historic references in the KMC, as well as the top floor plate of the
adjoining Limelight Hotel show the hotel fourth floor to equal
approximately forty-eight feet (48") while the top of the Limelight hotel
penthouse parapet is 73.5".

(C) Maximum height of the building shall not exceed 48’ when the building is
measured from the highest elevation of the property (along River Street)
or 72’ when building height is measured from the lowest elevation of the
property (along Trail Creek), Height Analysis.

(D) During the transition where the four-story building along River Street
steps down approximately thirty feet (30’) toward Trail Creek, the forty-
eight foot (48’) high 4-story building reads like 6-stories at seventy-two
feet (72’) high. This is permissible consistent with KMC §16.08.020.B and
desirable as follows: first, the height of the building at subject central
location is below the forty-eight (48) 4-story horizontal plane
established by precedent and with the top of the fourth floor at the
adjacent Limelight; second, the City recognizes that in this central
location of the structure, that the 4-stories of hotel use are sandwiched
between two public amenities (employee housing and a roof top bar for
the public). The unique characteristics of the site at this location, where
the existing grade drops quickly in the center of the site, result in a
portion of the building having a taller element of seventy-two feet (72°)
as measured from existing grade. The City finds this consistent with
general finding 2.2.3 herein and KMC §16.08.020.B, “[i]n the event of
conflict between this PUD chapter and any other ordinance of the city,
this PUD chapter shall control.”

(E) In comparison to both the Limelight and approved Harriman Hotels on
opposing corners, the height of the proposed Boutique Hotel is lower and
more closely aligned to the fourth floor of each building.

(F) The Gateway Study and Subarea Analysis indicate that the proposed
hotel is both by design and use consistent with envisioned plans for the
corner of SH75 and River Street.
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3.1

3.2

3.3

3.4

3.5

The City 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

The City pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code has the authority to
enact the Ordinances and regulations which the City has exercised and approved
Ordinances codified in the Ketchum City Code (“KMC"), and which are identified in
Section II of these Findings of Fact, and which are herein restated as Conclusions of
Law by this reference, and which City Ordinances govern the Applicant’s Project
Applications for the Development and use of the Project Site.

The City pursuant to Idaho Code Section 67-6515 has the authority, which it has
exercised by ordinance, codified at Chapter .08 of Title 16 of the KMC, which is
separate from its zoning ordinance for the processing of applications for planned unit
development permits.

KMC section 16.08.120 C provides that prior to final approval of a PUD conditional
use permit, the City Council may require a written agreement executed by the
Applicant to secure performance of any requirement or condition to be imposed as
part of the approval, including, but not limited to Development and may also require
recordation of documents establishing and guaranteeing the operation and
maintenance of the Project; and

The Project Applications, which includes waivers to the floor area ratio, side yard
setbacks, and height requirements is governed under KMC Sections16.08.020 B,
16.08.030, 16.08.040, 16.08.070, 16.08.080 and 17.124.050 are reviewed and
considered by the Council in accordance with the following:

3.5.1 Intheevent ofa conflict Chapter 8 of Title 16 KMC controls over any other City
ordinance; and

3.5.2 A planned unit development involves a development of land in which the
standard land use regulations of the City may be modified or waived in order
to promote beneficial development of an entire tract of land in conformance
with an approved planned unit development conditional use permit
accentuating usable open space, recreational uses, public amenities,
community housing, and harmonious development with surrounding
properties and the city at large; and

3.5.3 Any person wishing to develop a planned unit development shall comply with
the requirements of chapter 8 of Title 16 KMC in addition to the zoning,
subdivision and other applicable laws, ordinances, regulations and rules,
subject to any modification or waiver granted as part of the planned unit
development (PUD) conditional use permit; and
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3.5.4

3.5.5

The Planning and Zoning Commission can make recommendations and the
City Council has authority to grant waivers or deferrals of any of the
requirements of sections 16.08.070 and 16.08.080 KMC on a case-by-case
basis when the waiver or deferral will not be detrimental to the public welfare,
health and safety nor injurious to property owners in the immediate area; and

The proposed Planned Unit Development and Conditional Use Permit meets
the standards of approval under Title 16 and Title 17 KMC, subject to
conditions of approval.

IV.
ORDER OF DECISION

Based upon the above and foregoing Findings of Fact/Conclusions of Law and good
cause appearing from the record, IT IS HEREBY DECIDED THAT THE FOLLOWING ORDERS

BE ISSUED:

Order No, 1: PEG Ketchum Hotel, LLC Application for a Planned Unit Development
Conditional Use Permit Version 3 Master Plan (“Project”) for a hotel development on a 1.09-
acre site located at the southwest corner of the State Highway 75 and River Street
intersection at 280 E. River, (the “Project Site”) inclusive of a request for waivers to minimum
lot size, setback (side yards), height, and floor area ratio (FAR) limitations (the
“Conditionally Granted Project”) is granted subject to and contingent upon the following
terms and conditions:

11

1.2

Condition No. 1 Revised Master Plan West Side Set Back: Applicant shall
revise the Version 4 Master Plan with a redesign of the subject Hotel structure
within the same locations on the north, east and south with an additional
setback on the west side of four feet four inches (4’-4") from the property line
than is shown in Version 3 Master Plan; and

Condition No. 2 Emergency Services Conditions: The following are
emergency services and safety terms and conditions:

1.2.1 Completion of Fire Improvements: The City Building Official or the
City Fire Marshal may withhold building and/or fire inspection
approval for any phase of construction until all necessary components
of the water and/or fire alarm system sufficient to provide protection
for that portion of the Conditionally Granted Project are complete.

1.2.2 Fire Access During Construction: Vehicle parking and material
storage during Conditionally Granted Project construction shall not
restrict or obstruct public streets or access to any building. Emergency
vehicle access shall be maintained as required by the Fire Chief. Once
construction begins on the second floor and above, 26-foot aerial

P19-063 Ketchum PEG Hotel - Planned Unit Development/Conditional Use Permit Decision by Ketchum City Council
FINDINGS OF FACT, CONCLUSIONS OF LAW, AND ORDER OF DECISION - 26



ladder truck access is required along one entire side of the building, in
a location approved by the Fire Marshal, for evacuation of injured
persons from upper floors. All required Fire Lanes, including within 15
feet of fire hydrants, shall be maintained clear and unobstructed at all
times.

1.2.3 Fire Code Requirements: The Conditionally Granted Project shall
comply with all the terms and conditions set forth in the Ketchum Fire
Department Pre-application Requirements Memo dated june 24, 2019
from Tom Ancona, Assistant Chief & Fire Marshall, inclusive of
subsequent amendments thereto, as well as all 2012 International Fire
Code requirements and any additional specific City Building (Chapter
15.04 and 15.06) and Fire Ordinances (Chapter 15.08).

1.3  Condition No. 3 ROW Improvements Conditions: The following ROW
Improvements are required of the Applicant:

1.3.1 DIG: The Applicant shall submit a Street and Alley Digging, Excavation,
and Trenching (“DIG”) Permit application with an associated traffic
control plan for all construction work within the City ROW to be
reviewed and approved by the City Streets Department.

1.3.2 TURP: The use of City right-of-way for construction which includes the
closure of adjacent streets or sidewalks requires a Temporary Use of
Right-of-Way Permit (“TURP").

1.3.3 River Street Encroachment Permit Improvements: KMC
§17.96.030.C states: “The City Council shall approval all permanent
encroachments within the City-owned ROW associated with a
development Conditionally Granted Project.” Applicant has made
application as a part of the Conditionally Granted Project to the City for
a license to encroach into the River Street Public Right of Way (“River
Street ROW") with a preference for Civil Plan Option 1, as set forth in
the 1/21/20 design update which includes the following
improvements: guest pick-up/drop-off, underground utilities,
landscaping, street trees with decorative tree grates, public art, bike
racks, sidewalks, pedestrian walkway lighting, and street lighting, and
related improvements along River Street, pursuant to KMC §12.08.040.
Further, the Applicant proposes that all walkway and driving surfaces
within this encroachment area be hooked into its private boiler or
similar snowmelt system within the Conditionally Granted Project
mechanical room. The snow melt system is proposed to be operational
every winter after the Hotel Operations begins operations. Final
approval of the River Street ROW improvement plans is required and
is subject to review and approval by the Ketchum City Council through
a separate encroachment agreement. If approved via separate City
encroachment process, such order or decision on encroachment,
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including any and all conditions thereon, is hereby incorporated by
reference and made a part of these findings.

1.3.4 SH75 Encroachment Permit: ITD has an approved Record of Decision
(“ROD”) that includes a 3-lane section with a six-foot (6") wide sidewalk
abutting the Subject Real Property. Subject ITD improvements to the
SH75 ROW are proposed to be installed by ITD in Fiscal Year 2025 with
road work in the vicinity, at the earliest, occurring in October of 2025.
The installation of these SH75 Improvements by ITD and, particularly,
the striping of a dedicated left turn lane West Bound onto River Street
with adequate queuing for cars turning onto River Street is important
to traffic flow both along SH75 and into the Conditionally Granted
Project.

1.3.4.1 Given the Applicant’s timeframe for construction and
Certificate of Occupancy, subject SH75 work will not be
conducted by ITD prior to the Developed Conditionally Granted
Project and the commencement of Hotel Operations opening.
Given that the City finds that a center turn lane with adequate
queuing of approximately fifty to one hundred feet (50’ - 100")
is necessary for the SH75/River Street intersection to retain its
current Level of Service (“L0S”) for vehicular car movement,
therefore the Applicant shall file with ITD an application for an
encroachment permit. The Applicant and City shall work
together to attain approval from ITD for the construction and
striping of a partial center turn near the River Street
intersection north of the Trail Creek bridge. This condition
includes the City’s retaining of authority to modify the traffic
patterns on State Highway 75, specifically the left turn lane
traffic flow, in the event the initial traffic patter instituted by
the Idaho Department of Transportation is inadequate. The
Applicant shall pay for engineering, traffic control and
construction costs for subject SH75 improvements adjacent to
the Conditionally Granted Project.

1.3.4.2 Further, to avoid excessive delays for East Bound traffic on
River Street, the Applicant shall work with the City and ITD to
install appropriate signage and improvements to allow only a
right turn onto southbound SH75 at this intersection.

1.3.4.3 Pedestrian Safety: To help assure pedestrian safety and
consistent with KMC, at the discretion of the Ketchum City
Council upon the recommendation of the Ketchum
Transportation Authority and the city’s peer review
engineering firm (AECOM), the Applicant shall work with the
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City and ITD to upgrade the unsignalized SH75 and River Street
crossing (on north-side) to include a HAWK system. The
circulation design shall meet all standards as specified in KMC
§17.96.060.G. Further, as recommended by AECOM, “Before
constructing a HAWK signal at River Street, an engineering
study should be performed using the guidance provided in
section 4F.01 of the MUTCD.”

1.3.5 Letter of Credit: The Applicant shall provide an irrevocable letter of
credit to the City for the aforementioned ROW Improvements affecting
both the SH75 and River Street ROWs.

1.4 Condition No. 4 Terrace Walls: Construction of terrace walls or features of
the outdoor dining patio with landscaping and architectural features adjacent
to SH75 may be subject to future design review at the time the application is
filed for approval at the discretion of the Administrator.

1.5 Condition No. 5 Time Limits: The following are the time limits that govern
this Conditionally Granted Project:

1.5.1 Pursuant to KMC §17.96.090, a design review permit is valid for twelve
(12) months from the date of final decision on the associated Findings
of Fact, Conclusions of Law, and Decision. The Application for the
Conditionally Granted Project building permit must be filed within the
time as specified in KMC §17.96.090(A)(2). Any extension shall only be
as allowed and specified in KMC §17.96.090.

1.5.2 Unless extended by the Ketchum City Council, a building permit shall
be issued within twelve (12) months from the date of the last issued
Permit.

1.5.3 A certificate of occupancy shall be issued for the Conditionally Granted
Project no later than 18 months after the building permit is issued
unless the time for completion of the Conditionally Granted Project is
extended by the City Council.

1.6  Condition No. 6 Certificate of Occupancy: No Certificate of Occupancy shall
be issued for the use and occupancy of this Conditionally Granted Project until
the following items are complete:

1.6.1 All Design Review elements of the Conditionally Granted Project have
been completed and approved by the Planning & Building Department;
and

1.6.2 All occupancies in the Conditionally Granted Project (residential,
commercial, etc) shall meet the Leadership in Energy and
Environmental Design (LEED) Silver or equivalent standards
consistent with (A) representations of the Applicant and its 1/21/20
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design update Sustainability Integration representations (building
system / geothermal, high performance building and site, material and
product sustainability assessment) and (B) provisions of the City of
Ketchum Green Building Code as set forth in KMC §15.20, inclusive of
additional recommendations of the Planning & Zoning Commission
during Conditionally Granted Project Design Review; and

1.6.3 All proposed encroachments within the City’s River Street right-of-way
have been installed in accordance with the Conditionally Granted
Project Master Plan and approved by the City Engineer; and

1.6.4 All rooftop mechanical and electrical equipment is fully screened from
public vantage points and approved by the Planning & Building
Department; and

1.6.5 The City’s Fire, Utilities, Building, Arborist, Streets, and Planning
Departments have conducted final inspections and authorized issuance
of Certificate of Occupancy; and

1.6.6 Prior to Certificate of Occupancy, a Parking Plan verifying free public
use, the thirteen (13) displaced public parking spaces, and other details
at the discretion of the City, shall be provided and approved by
Ketchum City Council for the Conditionally Granted Project Parking
Garage.

1.7  Condition No. 7 City Permit Performance Fees: The Applicant shall be
charged and shall pay the City Permit Performance Fees for the administration
of the City’s performance of the Permit Conditions Acceptance Development
Agreement.

1.8  Condition No. 8 Conditions to Applicant’s Obligations: The Applicant’s
obligations hereunder are conditioned upon (1) receiving all the referenced
approvals from the City and (2) securing financing as provided in the Permit
Conditions Acceptance Development Agreement.

1.9  Condition No. 9 Drainage: Conditionally Granted Project Drainage system
plans shall be submitted to the City Engineer for review and approval.
Pursuant to KMC §17.96.060.C, all storm water shall be retained on site,
drainage improvements constructed shall be equal to the length of the Subject
Real Property boundary lines, and all drainage facilities shall be constructed
per City standards. All drainage improvements shall meet the applicable
design criteria as specified in KMC §12.04.030.

110 Condition No. 10 Utilities Plan: The Applicant shall submit a Conditionally
Granted Project Utility Plan indicating the location and size of water and sewer
mains as well as gas, electric, TV and phone services (KMC §17.96.040.C.2c &
KMC §17.96.060.D.1-3). Per KMC §17.96.060.D.2, utilities shall be located
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underground and utility, power, and communications lines within the
Conditionally Granted Project Site should be concealed from public view.

1.11 Condition No. 11 Employee Housing Units: The Applicant shall either
maintain or enter into a master lease with the Hotel Operator for apartment
units within the Developed Conditionally Granted Project containing not less
than 23 beds, as materially set forth in the 1/21/21 employee housing plan
design update, and thereby fulfill and satisfy the employee housing obligation
of this Conditionally Granted Project consistent with the KMC.

1.11.1 Notwithstanding, consistent with the recommendations of the BCHA
and the Commission, the Applicant may as part of the Design Review
process seek to amend the employee housing plan configurations to
have fewer shared bedroom configurations, improved bathroom to
bed ratio, and more individual or couple employee housing suites;
and

1.11.2 All leased apartment units must be subleased, assigned or otherwise
made available to employees of the Hotel Operator on terms and
conditions that emphasize the retention of a local workforce
consistent with Blaine County Housing Authority (BCHA) community
housing guidelines, and providing employee housing at a price point
that is commensurate with its employees’ ability to pay. The
Applicant may enter into a master lease with the Hotel Operator for
apartment units containing twenty-three (23) beds and thereby fulfill
and satisfy the employee housing obligation of this Conditionally
Granted Project consistent with KMC §17.124.050.

1.11.3 All leased apartment units must be subleased, assigned or otherwise
made available to employees of the Hotel Operator on terms and
conditions determined by it in the exercise of its discretion consistent
with the goals of retaining a local workforce and adhering to the
BCHA community housing guidelines.

1.11.4 Apartment leases and the management of this covenant of the
developer to provide employee housing in the hotel are subject to
annual recertification audits by the City and / or its designee. A fee
established by resolution of the City may be charged for this service
and associated compliance and monitoring activities.

1.12 Condition No. 12 Hotel Operations: The core feature of the Conditionally
Granted Project is a hotel building operated at an industry acknowledged Four
Star Hotel Operations Standard. Adherence to a Four-Star Hotel Operations
Standard, particularly during Peak Travel Season, affects the sufficiency of on-
site parking and traffic circulation in the immediate vicinity of the
Conditionally Granted Project and is a requirement of the occupancy and use
of the Developed Conditionally Granted Project.
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1.13 Condition No. 13 Lower Parking Demand and Traffic Impacts: To assure
that the Applicant and/or Hotel Operator provides guest shuttle, employee
shuttle, car share program, transit passes, carpool program, alternative
transportation (such as bike storage for employees), and strict monitoring and
management of deliveries and garbage pick-up, as set forth in §4.13, the
Applicant and/or Hotel Operator shall include in the irrevocable letter of
credit a Lower Parking Demand and Traffic Impacts amount of fifty thousand
dollars ($50,000) for a period of not greater than five (5) years upon which the
City Council may request a draw to cover the City’s costs in the mitigation of
lowering traffic impacts and/or parking demands associated with the
Applicant and/or Hotel Operator’s failure to comply.

1.14 Condition No. 14 Parking & Loading: The Applicant shall present a
Conditionally Granted Project Parking Plan for review and consideration by
the Commission as part of its full Design Review Submittal. Prior to Certificate
of Occupancy, a Conditionally Granted Project Parking Plan verifying public
use, validation processes for determining parking charges (if any) for the
public and the thirteen (13) displaced public parking spaces, and other details
at the discretion of the City, shall be provided and approved by Ketchum City
Council for the Conditionally Granted Project Parking Garage. The
Conditionally Granted Project is required to have a minimum of eighty-four
(84) parking spaces in the underground parking garage. Of these spaces, 53
spaces are required for the Four-Star Hotel Operations Standard, 18 spaces
are required for employee housing, and 13 are required for the public to
mitigate displaced public parking spaces from River Street. Of this total, not
less than:

1.14.1 Eighteen (18) stalls shall be allocated for employee housing, inclusive
of atleast one (1) car share vehicle; and

1.14.2 Thirteen (13) underground parking stalls will be available to the
general public at no charge to the public while visiting the property
or using the conference center, spa, restaurant and bar. Subject to city
final approval, a validation system may be employed by the Applicant
and/or Hotel Operator with regard to the monitoring of public use of
the thirteen, free-of-charge, underground public spaces located in the
Conditionally Granted Project Parking Garage; and

1.14.3 Guest shuttle, employee shuttle, car share program, transit passes,
and bike storage shall be provided as a part of the Four-Star Hotel
Operations Standard.

1.14.4 During and upon completion of the construction of the Conditionally
Granted Project, delivery vehicles associated with the Conditionally
Granted Project shall not interfere with the regular flow of traffic
surrounding the Conditionally Granted Project Site. Delivery vehicles
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shall not block the regular flow of traffic along River Street.
Accordingly, deliveries will be made (a) preferably with single-unit
trucks, not large tractor-trailer trucks; (b) during off-peak hours; and,
(c) with hand trucks from the designated on-street loading zone. The
Applicant shall strictly monitor and manage deliveries and garbage
pick-up to ensure these activities do not occur during peak traffic
periods, and that they do not occur simultaneously.

1.15 Condition No. 15 Local Option Tax: The Conditionally Granted Project shall
be subject to the provisions of KMC Section 3.12, relating to local option taxes.

1.15.1 Beverage, Food & Retail Sales: All retail, food and beverage sales on
the Conditionally Granted Project Site and in the Conditionally
Granted Project shall be subject to the local option tax.

1.15.2 Building Materials: The Conditionally Granted Project and
Conditionally Granted Project Site shall be subject to the local option
tax on building materials.

1.15.3 Employee Housing: The obligation to pay local option tax shall not
apply to the rental of employee housing units.

1.15.4 Future Amendments to LOT Ordinance: Any amendments to or
repeal of Ketchum’s Local Option Tax Ordinance and/or Idaho law
relating to such local option taxes shall also apply to and modify this
Section to the extent of such amendment(s) and/or repeal.

1.15.5 Hotel Rooms: All hotel rentals in the Conditionally Granted Project
Four-Star Hotel Operations Standard shall be subject to the local
option tax, regardless of who makes the reservation, including
independent third-party travel agencies or other independent parties.

1.15.6 Short-term rentals: All non-hotel rentals, if any, shall be subject to
the local option tax on short-term rentals.

1.15.7 Marriott Rewards: Reward stay bookings for any evening shall be
assigned a room rate in accordance with the Idaho Administrative
Procedures Act (IDAPA) and similar Idaho State Tax Commission
rules and regulations. In all cases, subject reward stay booking shall
be tracked as room revenue and charged the applicable local option
tax rate. Local option taxes shall be remitted for all stays.

1.16 Condition No. 16 Waivers: Setbacks, FAR, and height for the Conditionally
Granted Project shall comply with final Design Review for the Conditionally
Granted Project as approved by the City. The final plans once approved and
integrated into the Permit Conditions Acceptance Development Agreement by
the Ketchum City Council illustrate areas where buildings may exceed height
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and bulk limitations. As conditioned herein above, Ketchum acknowledges the
zoning and subdivision waivers set forth in the PUD Findings.

1.17 Condition No. 17 City Department Requirements: All requirements of the
Fire, Utility, Building, Planning and Public Works departments of the City of
Ketchum shall be met. All public improvements shall meet the requirements
of the Public Works Department.

1.18 Condition No. 18 Compliance with the Applicable Laws and Ordinances:
All other provisions of Ketchum Municipal Code, Chapters 16 and 17 and all
applicable ordinances rules and regulations of the City and other
governmental entities having jurisdiction shall be complied with by the
Conditionally Granted Project.

1.19 Condition No. 19 Building Permit Requirements: The building permit for
the Conditionally Granted Project shall not be issued until:

1.19.1 The Conditionally Granted Project is subject to completion
assurances and a letter of credit, which shall be detailed by the City
Attorney and Finance Director and approved by the Ketchum City
Council as provided in the Permit Conditions Acceptance
Development Agreement governing this Conditionally Granted
Project; and

1.19.2 The Conditionally Granted Project shall pay the plan check and
building permit fees that are in effect at the time of plan check and
building permit submittal and all fees required by law prior to and for
the issuance of a building permit.

1.19.3 Storm Water Management Pollution Prevention Plan (“SWPPP”) in
accordance with local, state and federal laws and regulations is in
place for the Conditionally Granted Project; and

1.19.4 A detailed Conditionally Granted Project Construction Staging and
Mitigation Plan which is consistent with the standards specified in
Chapter 15.06 of KMC, including provisions for off-site parking for
contractors, sub-contractors, and other trades associated with the
construction of the Conditionally Granted Project, off-site storage of
bulk materials, and required right of way encroachments during
construction, shall be submitted and approved by the City Planning
and Building Administrator prior to building permit approval.

1.19.5 The Applicant has secured a will serve letter from Idaho, Clear Creek
Disposal and other applicable public and private utility providers
prior to issuance of a Building Permit.

1.19.6 The River Street Encroachment Permit encroachment agreement
shall be obtained.
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Notice to Applicant

The subject Planned Unit Development/Conditional Use Permit and Waiver Application
concerns a site-specific land use request and therefore this notice is provided to the applicant
pursuant to I.C. § 67-6535 (3) of the applicant’s right to request a regulatory taking analysis
pursuant to section 67-8003, Idaho Code.

W:AWork\K\Ketchum, City of 24892\Gateway Hotel .015\AGENCY RECORD\FCO On Remand Drafis\2021-02-16 19-063 FCO by KCC PUD
Findings on remand - th 2-05-2021.docx
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ATTACHMENT D



RICHARD C. CLOTFELTER
215 5™ AVE. SOUTH
UNIT C-202
KIRKLAND, WA 98033
June 1, 2022

City of Ketchum
Planning & Building
P.O. Box 2315
Ketchum, Idaho 83340

Ref: June 14, 2022 Hearing
Ketchum Boutique Hotel
251 So. Main Street
Ketchum, Idaho

Ladies and Gentleman,

Iam a part time resident of Unit 503, Limelight Hotel at a 151 So. Main St.
Ketchum.

You have heard from me before so | will make it quick and clear. The plan being
proposed for the above referenced hotel is going to cause a complete mess in
terms of congestion on River Street between the subject property and the
Limelight Hotel on the opposite side of the street.

This congestion not only affects daily traffic for customers to both hotels, plus
deliveries, BUT will be a Safety hazard and EMERGENCY disaster in the event of
fire or other situations requiring police, fire, or EMT response.

There is a very easy solution, that only you, The City of Ketchum can make
happen.

The solution is to use, THE EXISTING CURB CUTS on Highway 75 on the south end
of the subject property. These two existing curb cuts can be used for hotel guest
parking, garbage and delivery to the and from the hotel, and will allow the



entrance to the hotel to be free of these uses and thus allow EMERGENCY
VEHICLES to reach the hotel with no congestion and customers of the hotel to
come and go with ease.

| have previously left an ARCHITECTS PROFESSIONAL PLAN, with City showing how
the above would work and allows guests parking to enter off of Highway 75 and
exit through the west side of the hotel to the entrance on River Street.

| know there are some stubborn people in the developer group and the City staff,
BUT, now is the time to be realistic and prevent future congestion and emergency
disaster.

Thank you for listening one more time. Please implement this simple solution.
Richard C. Clotfelter

CC: Mayor Bradshaw
Council Members: David, Breen, Hamilton,



200 E. RIVER STREET #1 P. 0.BOX 6919 KETCHUM, IDAHO 83340 208-726-3336

June 3, 2022

Planning & Zoning Commissioners
Dear Commissioners:
RE: Comments on Marriott Tribute Portfolio proposal

Thank you for the opportunity to comment on the above proposal. | have attended several of the public
meetings on this project, both in person and virtually, and | have a specific interest in the project since |
own two of the three units in the building at 200 E. River Street, just two sites from this proposed

development. | have lived in the valley for 37 years and been a business owner in the city of 30 years.

My perspective on development within the city and especially this project is that | support smart growth
done in compliance with city code, understanding that there are situations where conditional use permits
and variances may be appropriate, which is why they exist. To be as clear as possible, | am not anti-
development and | do not have a “not in my backyard” mentality. My office building is directly across the

street from the Limelight and | think it has been a valuable addition to our community.

When any of us purchases real estate, we do so with the understanding of what uses are allowed under
the appliable zoning code for that property and adjacent and nearby properties that may impact our use
and enjoyment and financial investment. When |, and other property owners in this section of Ketchum,
purchased or leased properties for our businesses or homes, we thought we knew what the city's zoning
would allow for in terms of development. That unfortunately has not turned out to be the case with this

project.
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| realize that what is happening know is simply a pro-forma exercise with a foregone conclusion but | still
wanted to go on the record of objecting to what has been already approved and is now being re-

stamped.

It is objectionable that this decision is being made based upon false conclusions. For example, I've heard
multiple times from planning officials and the city council members that a height waiver must be granted
since the sites are not developable without the waiver. That may be true if this development is evaluated
based upon it being a single parcel but it is not. There are three sites that make up this project and any
one of them could be developed individually, as evidenced by the properties at 220 E River Street and 200
E. River Street, two condominium project. The width of the sites is not an issue as evidenced by these two

projects, two of three that are actually wider than the existing projects:

220 E River Street 50 River Street Professional Condos
200 E River Street 55 Waldron Office Condos

280 E River Street 50’ (PEG)

260 E River Street 60’ (PEG)

251 S Main Street 60’ (PEG)

Simply because the developer has bundled them together for their specific hotel project does not mean
they have to be evaluated as a single parcel for determining code compliance or to support the need for
hardship waivers. Based upon that logic, anyone who wants to develop a site outside of the height, width,

or scale allowed on a site could apply for a hardship waiver or exemption.

In all the meetings I've observed, not once has someone from the city brought up the fact that it is
possible to productively develop any one of these three sites under the existing code without waivers, as

demonstrated by the two projects immediately adjacent to them. It may not be possible to develop the
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proposed project that way but that should not be the standard for determine a hardship and varying from
the code. It is not fair to the nearby property owners who purchased or leased properties under the belief

that development of these sites could be done to code, whether individually or in combination.

| have not heard anyone that leases or owners property near this project object to having a hotel in this
location and | certainly do not. The objections are to approving a hotel of this scale, which is outside of
what is allowed in the code, when there is no hardship need for waivers or variances except that the
developer wants to build a project larger than allowed if complying with the code. It would certainly cause
a hardship to some of the existing owners and businesses, since | know some have said they will break or
not renew their leases, and | am re-considering converting my two units from offices to live/work units,

which was my intention when | purchased them.

This is an especially sensitive location since it is a transitional location, adjacent to residential homes and

condominium projects. As one example, there are 44 residential condominiums directly across Trail Creek.
Please at least consider the option of approving the project without waivers since the three sites could be
financially feasibly developed without them and still be economically productive and a wonderful addition

to our community. | would wholeheartedly support that direction.

Sincerely,

Patricia Lentz Felton, SRA, CRA
Lentz Appraisal & Consulting, LLC
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