
                                                                                                              
                                                                            
                                                                           

 

 
STAFF REPORT 

HISTORIC PRESERVATION COMMISSION 
 MEETING OF NOVEMBER 2nd, 2021 

 
PROJECT:  Formula Sports/Former Post Office A-Frame Historic Building Demolition  

 
FILE NUMBER:  H21-079 
 
APPLICATION TYPE: Request to Demolish a Historic Structure 
 
ARCHITECT: Buffalo Rixon, Ruscitto Latham Blanton Architecture 
 
PROPERTY OWNER: Main Street Realty Partners LLC 
 
LOCATION: 460 N Main Street (Ketchum Townsite: Block 5: Lots 3 & 4) 
 
ZONING:  Retail Core Subdistrict of the Community Core (CC-1)  
 
NOTICE:  The public hearing notice was published in the Idaho Mountain Express on 

September 15th, 2021. A public hearing notice was mailed to adjacent properties 
within 300 feet of the project site on September 15th, 2021. A public hearing 
notice was posted on the project site and the City’s website on September 21st, 
2021. The public hearing for this application was continued from the Historic 
Preservation Special Meeting on September 28th, 2021.  

 
REVIEWER: Abby Rivin, Senior Planner 
 
BACKGROUND 
The applicant, Buffalo Rixon of Ruscitto Latham Blanton Architecture on behalf of property owner 
Main Street Realty Partners LLC, has submitted a Request to Demolish the Formula Sports/Former Post 
Office A-Frame located at 460 N Main Street. The subject property is comprised of two townsite lots at 
the southeast corner of Main and 5th Street within the Retail Core (CC-1 Zone) of downtown. Existing 
improvements on the property include the Formula Sports building and a surface parking lot. The A-
Frame is nonconforming as the structure extends over the property line separating the two lots.  
 
A unique building form for a civic space, the A-Frame was Ketchum’s post office for 15 years. The A-
Frame is architecturally significant for its triangular building form created by its steeply sloped gable 
roof extending all the way to the ground. This building form is common in mountain towns as the 
structural system can support heavy snow loads. This Formula Sports/Former Post Office A-Frame is 
part of Ketchum’s social heritage and is valued by the community as an iconic visual feature on Main 
Street. 
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Prior to their adoption of the Interim Historic Preservation Ordinance, the Ketchum City Council 
adopted Emergency Ordinance No. 1213 on October 19th, 2021 to prohibit the demolition of historic 
structures for 182 days. Any development application filed on or after October 15th, 2020 was not 
subject to the emergency moratorium. At that time, development applications for a new mixed-use 
building located on the four lots along Main Street between 4th and 5th streets, including the Formula 
Sports site, were under review. These applications were submitted prior to October 15th, 2020 and the 
historic A-Frame was slated for demolition. After the Planning & Zoning Commission denied approval 
of the mixed-use development, the Formula Sports building lost its exemption and became subject to 
the standards for proposed demolitions or alterations of historic structures specified in Interim Historic 
Preservation Ordinance No. 1216.  
 
DEMOLITIONS VERSUS ALTERATIONS  
Interim Ordinance No. 1216 provides the same criteria to evaluate requests to either demolish or alter 
a historic building. Staff’s evaluation of the demolition request in relation to the review criteria for 
proposed demolitions of structures on the Historic Building List is provided in Exhibit F attached to the 
Staff Report. With exterior alterations, the Commission evaluates whether proposed modifications are 
appropriate and do not diminish the significance or integrity of the historic building. Unlike exterior 
alterations, the Commission’s role in their assessment of proposed demolitions is not to assess the 
design of the replacement project, but rather to evaluate if the building merits demolition because it 
cannot be repaired, restored, or converted to an adaptive reuse. 
 
HPC’S PRIOR CONSIDERATION OF DEMOLITION REQUEST  
The HPC previously considered this demolition request during their special meeting on September 
28th, 2021. The Commission commented that the A-Frame has social and cultural value to the 
community as well as architectural significance downtown. The HPC discussed how the A-Frame 
contributes to Ketchum’s small, mountain-town character and charm.  
 
Following the HPC’s deliberations, Commissioner Galczynski moved to approve the demolition request. 
The motion was seconded by Commissioner Reynolds. HPC Chair Mead and Vice-Chair Holmes voted 
against the motion. After discussing the motion on the table and the split vote, the Commissioners 
moved to continue review of the demolition request. The Commission stated that more evidence was 
needed to support that the A-Frame merits demolition due to deteriorating, dangerous, or hazardous 
structural conditions. 
 
APPLICANT’S ADDITIONAL SUBMITTAL MATERIAL  
Following the HPC’s review of the project on September 28th, the applicant submitted more detailed 
information regarding the existing condition of the A-Frame as well as the cost estimate to repair and 
rehabilitate the building.  This supplemental material is attached to the Staff Report as Exhibits A 
through E. The applicant’s Existing Property and Building Condition Statement (Exhibit A) summarizes 
the findings from the Property Inspection Report (Exhibit B), Phase 1 Environmental Site Assessment 
Report (Exhibit C), Existing Building Structural Review (Exhibit D), and the Building Repair & 
Rehabilitation Cost Estimate (Exhibit E). The applicant’s statement describes structural deficiencies, 
including extensive rot found within the A-Frame’s timber structural support beams, wall damage, 
deteriorated stairs, broken windows, warped doors, and concrete deterioration.  
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ANALYSIS 
The A-Frame’s structural deficiencies, deterioration, and life-safety hazards limit the applicant’s ability 
to restore the historic structure in a way that will retain the historical integrity of the building. The 
structural timber beams that form the A-Frame’s unique and character-defining triangular building 
form need to be replaced. The warped doors and broken windows require replacement. The exterior 
walls, siding, and trim need to be refinished. The A-Frame does not meet current building codes as the 
rot severely limits the structure’s snow, wind, and seismic resisting capacity. The historic building is 
structurally unsound. 
 
The applicant estimated that the cost to repair and rehabilitate the A-Frame would be $1,105,526, 
which is 73% of the current market value of the structure. The alterations resulting from the long list of 
repairs needed to rehabilitate the building will diminish its historic integrity. The A-Frame cannot be 
feasibly used or rented at a reasonable rate of return in its present condition.  
 
STAFF RECOMMENDATION 
After considering the exhibits detailing the existing building condition, Staff’s analysis, the applicant’s 
presentation, and public comment, Staff recommends the Historic Preservation Commission deliberate 
and move to approve the Formula Sports/Former Post Office A-Frame Historic Building Demolition. 
 
RECOMMENDED MOTION 
“I move to approve the Formula Sports/Former Post Office A-Frame Historic Building Demolition.” 
 
EXHIBITS:  

A. Existing Property & Building Condition Statement 
B. Property Inspection Report 
C. Phase 1 Environmental Site Assessment  
D. Existing Building Structural Review  
E. Building Repair and Rehabilitation Cost Estimate  
F. September 28th HPC Special Meeting Staff Report: Formula Sport/Former Post Office A-Frame 

Historic Building Demolition  
 



 
 

Exhibit A 
Existing Property  

&  
Building Condition Statement 



 

Formula Sports Building – Former Ketchum Post Office 
460 North Main Street 

October 26, 2021 
 

EXISTING PROPERTY AND BUILDING CONDITION STATEMENT 

 

Inspections & Reports 

A Property Inspection Report, a Structural Review Letter, and a Phase 1 Environmental Site 

Assessment Report have been provided for the subject property and existing Formula Sports Building.  

Sawtooth Inspections performed a detailed Property Inspection Report and identified several 

“Significant Items” which they define as “safety hazards, deficiencies requiring a major expense to 

correct, or items (they) would like to draw attention to.” The areas of significant concern, or “Significant 

Items” in need of repair or replacement include, but are not limited to, the asphalt driveway, walkway, 

vegetation, plumbing, doors, windows, exterior walls, siding, trim, paint, electrical, foundation, ceiling, 

interior walls, HVAC, and floor.  Of particular note, the inspection recommends replacing the primary A-

frame structural support beams due to decay and replacing the roof due to its poor condition and 

exceeded service life.   

A structural review letter report is provided by Scott Heiner P.E., Idaho licensed structural 

engineer. His structural analysis of the roof structural system determined that the roof system has 

limited snow loading capacity.  Furthermore, his report cited extensive rot at the base of the A-Frame 

timbers, diminishing the structural stability of the building.  Due to rot of the A-Frame timbers, the 

“snow, wind and seismic resisting capacity is severely limited”.  Generally, as noted in the report, the 

existing structural systems for both gravity and lateral resistance do not meet the current building code 

standards for commercial buildings adopted by the City of Ketchum.  These life-safety issues must be 

addressed through repair or replacement prior to future occupancy.  

The Environmental Site Assessment Report from Assessment and Compliance Services (ACS) 

identified the past existence of an underground heating oil tank.  ACS could not confirm proof that the 

tank had been removed; however, interviews with previous tenants yielded multiple complaints of the 

strong odor and headaches from exposure.   

Repair and Rehabilitation Costs 

To objectively describe the extent of damage and necessary repairs to the existing building, a 

cost estimate for repair and rehabilitation is provided for 460 North Main Street.  Ketchum Municipal 

Code (KMC) 17.08.020 defines Substantial Damage: “Damage of any origin sustained by a structure 

whereby the cost of restoring the structure to its before damaged condition would equal or exceed 50 

percent of the market value of the structure before the damage occurred.”  

 

 



 
 

Wilson Construction, a long established local general contractor, has provided a detailed cost 

estimate to repair and rehabilitate the existing Formula Sports building for adaptive re-use and 

occupancy.  The contractor visited the property and reviewed the building on several occasions.  Based 

on the site reviews and information included in the project reports, the estimated cost is $1,105,526.   

Assuming a typical lease rate of $2.25/sq.ft. and a CAP Rate of 5.5% (annual rate of return), the 

market value of the existing building can be estimated to be $1,514,945.  Based on this estimated 

market value, the cost to repair and rehabilitate the existing building is 73% of its market value. 

Therefore, using the City of Ketchum’s definition of “Substantial Damage”, the current condition of the 

existing Formula Sports Building is “Substantially Damaged”, requiring repair and restoration costs 

exceeding 50% of the building’s market value. 

• Repair and restoration estimated cost:      $1,105,526 

• Current market value of structure:      $1,514,945 

• Repair and restoration cost percentage of market value:   73% 

Due to the estimated cost to address the hazardous conditions and life-safety issues identified in both 

the Property Inspection Report and the Structural Review Letter, it is not financially feasible to repair 

and restore the existing Formula Sports Building for an adaptive re-use and occupancy. 

 

Attachments: 

1. Sawtooth Inspections – Property Inspection Report dated 10/08/2021. 

2. ACS – Phase 1 Environmental Site Assessment dated 10/2021. 

3. Existing Building Structural Review Letter dated 9/20/2021. 

4. Wilson Construction - Formula Sports Building Repair and Rehabilitation Cost Estimate dated 

10/22/2021. 

 

 

  

 

 



 
 

Exhibit B 
Property Inspection Report 















































 
 

Exhibit C 
Phase 1  

Environmental Site Assessment 











































































































































































 
 

Exhibit D 
Existing Building  

Structural Review 



 

 

 

 

 

 

September 20, 2021 

 

David Wilson 

P.O. Box 6770 

Ketchum, ID 83340 

E: dwilson@wilsonconstructionsv.com 

 

Re: 460 North Main Street, Ketchum, ID - Structural Review of Existing Building 

 

Dear Mr. Wilson, 

 

     As requested, I visited the existing building located at 460 North Main Street on 

September 17, 2021, to review the existing structural conditions.  A follow up site visit was 

made on September 20, 2021. The following are my field observations and structural 

comments on the existing structural systems. 

 

     The building in question is an older A-Frame constructed building with a slab on grade 

main floor with a partial wooden post beam constructed upper floor.  The A-frame roof 

system is constructed with Glue Laminated timbers on approximately 13’-0” on center 

spacing over lied with 2x wood decking, 2x8 joists at 24” on center rafters, sheathing of 

unknown type and thickness with a wooden shake shingle roof.  The A-Frame roof timbers 

are framed from a compression ridge beam timber at the top and connected to concrete 

thrust resisting concrete foundation piers located approximately 5’-0” outside of the 

exterior side walls.  The timbers are wrapped with light gauge steel cladding at the exterior 

of the building. The upper floor is constructed with 4x timbers over lied by 2x decking, 

supported by wood columns.  The majority of the upper floor is free standing within the 

interior space and is braced horizontally to the A-Frame roof members. The interior ceiling 

of the roof system is sheathed with gypsum wall board. 

 

    Being that the A-Frame timbers are clad with light gauge steel, the general conditions of 

the beams could not be fully evaluated.  I probed the base of the timbers with a knife at the 

timber/concrete interface at several locations and noted softness of the wood in most 

locations.  I cut back the cladding at one location on the North side and found extensive rot 

for several inches above the concrete interface. See enclosed photo  for reference. 

mailto:dwilson@wilsonconstructionsv.com


 

 

 

    The structural stability for both gravity (snow) and lateral (wind and seismic) is 

dependent on the thrust resisting capacity of the timbers to the concrete piers.  The base 

rot of the timbers at the concrete piers diminishes structural stability of the building. 

    I performed a preliminary structural analysis of the roof structural system and 

determined that the roof system has limited snow load carrying capacity.  The slope of the 

roof should allow for snow to shed except at the valley locations that will restrain snow 

shedding.  The snow, wind and seismic resisting capacity is severely limited by the rot at 

the A-Frame timber to concrete trust resisting connections.  The existing structural systems 

for both gravity and lateral resistance do not meet today’s current building code standards 

for commercial buildings adopted by the City of Ketchum. 

 

 

 

Sincerely, 

 

 

 

Scott M. Heiner P.E. 

 

 

Attachment: Photos 
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1. Front of Building 

2. Side of Building 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

3. Back of Building 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

5. Existing Thrust Timber Base Rot 

4. Typical Thrust with Typical Rot as Reviewed 



 

 

 

 

6. Tree Growth Compromising Foundation 



 
 

Exhibit E 
Building Repair & Rehabilitation 

Cost Estimate 



        

 

Phone: (208)726-9776

Fax: (208)726-1419

P.O. Box 6770, Ketchum, ID 83340                                                            

www.wilsonconstructionsv.com

Formula Sports Building Repair and Rehabilitation Cost Estimate

460 N. Main Street, Ketchum, Idaho

Based on the inspection reports completed by Scott Heiner PE on September 17th, 2021 and Sawtooth 

Inspections on October 8th, 2021, the following estimate is to repair and rehabilitate the existing building 

and grounds as necessary for IBC Building Code compliance and market rate occupancy.

 Grounds

Remove trees adjacent to the foundation and roof, remove and replace asphalt, remove and replace 

sidewalks

New snowmelt system installed

 Exterior

All Doors and windows to be replaced with energy efficient doors and windows

Siding and soffit will be repaired and painted as needed

 Roof

All roofing will be removed and replaced with non-combustible Class-A roofing

 Electrical

All electrical will be replaced to code

 HVAC

All HVAC will be replaced

 Plumbing

All plumbing removed and replaced to code

Water Heater(s) will be removed and replaced

 Foundations and A-Frame Structural Members

Support beams will all be repaired with steel brackets added per engineer

Wilson Construction LLC

http://www.wilsonconstructionsv.com/


 Interior

All drywall and insulation will be replaced and new paint throughout

Mold mitigation, possible Asbestos test/removal if needed

New handrails and railings installed to code

All new flooring installed

Fire sprinkler system installed

New smoke detector system upgrade

Bathroom will be upgraded to ADA compliant

Everything addressed in the inspection reports are accounted for in the estimate we have provided.







 
 

Exhibit F 
September 28th HPC Special Meeting Staff Report 

Formula Sport/Former Post Office A-Frame  

Historic Building Demolition 

Link:  
https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-

893d38dd63ca420a985bf6e9050fd9ca/ITEM-Attachment-001-
6b29ef2a70094191a752416447ff783c.pdf 

 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-893d38dd63ca420a985bf6e9050fd9ca/ITEM-Attachment-001-6b29ef2a70094191a752416447ff783c.pdf
https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-893d38dd63ca420a985bf6e9050fd9ca/ITEM-Attachment-001-6b29ef2a70094191a752416447ff783c.pdf
https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-893d38dd63ca420a985bf6e9050fd9ca/ITEM-Attachment-001-6b29ef2a70094191a752416447ff783c.pdf
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