City of Ketchum
Planning & Building

BOHICA MULTI-USE

COMPLIANCE WITH ZONING REGULATIONS

17.12.020 — District Use Matrix Conformance

Zone District: Community Core Subdistrict 2 — Mixed-Use (CC-2) YES

Finding: The mixed-use building includes commercial space and a total of three residential
dwelling units classified as “Dwelling — Multi-family”. KMC 17.12.020 outlines permissible
uses in the CC-2 zone district including a variety of commercial uses and “Dwelling -
Multiple-family" as permitted in the CC-2 zone district. The KMC defines “Dwelling -
Multiple-family" as a building, under single or multiple ownership, containing two or more
dwelling units used for residential occupancy.

17.12.040 — Dimensional Standards. CC District Matrix Conformance

Minimum Lot Size YES

Finding:
Required: 5,500 square feet

Existing: 5,505 square feet

17.12.040 — Dimensional Standards. CC District Matrix Conformance

Minimum Lot Width YES

Finding:
Required: Minimum lot width of an average of 55 feet is required in the CC-2 zone district.

Proposed: The subject property is 55 feet wide as shown on the survey included in the
project plans.

17.12.040 — Dimensional Standards. CC District Matrix Conformance
Minimum Building Setbacks YES
Finding:

Permitted:

Front (N Washington/west): 5 feet average — 275.1 SF required per length of facade
Side (Interior Lot Line/north): O feet

Side (Interior Lot Line/south): O feet

Rear (Alley/east): 3 feet

The calculated the average setback for front and street sides, the length of the fagade at each
level is measured and multiplied by five to determine the minimum required square footage
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of setback for the facade at that level. To calculate compliance with the minimum
requirement, the total square footage of proposed setback for the same facade is measured.

Proposed:

Front (N Washington Ave/west): 386 SF on the ground floor facade as shown on Sheet A-101,
second and third floor facades either match or are more setback than the ground floor, thus
meeting setback requirements.

Side (Interior/north): O feet

Side (Interior Lot Line/south): O feet

Rear (Alley/east): 3 feet one inch as shown on Sheet A-101 Section 2

The current building contains a half circle type architectural feature that encroaches into the
right-of-way of Washington Ave approved with the original design review application. The
project proposes to remove the encroachment and does not propose any other
encroachments.

17.12.040 — Dimensional Standards. CC District Matrix Conformance

Maximum Building Heights YES

Permitted: 42 feet

Height of building/CC District: The greatest vertical distance of a building in the community
core district measured by determining the average elevation of the front property line and
rear property line. Draw a line from the average front or rear elevation up to the maximum
building height allowed, and then draw a line at that height parallel to the front or rear
property line. The resulting line establishes the highest elevation of the front or rear facade.
The front or rear facade shall not extend above this line. Side facades may be stepped up or
down to transition from the highest elevation of the front facade height to the highest
elevation of the rear facade. One or multiple steps along the side facades are allowed, except
no step shall occur within 40 feet of the front elevation or within 35 feet of the rear facade.
The City shall establish the elevation points used to calculate the average elevation of the
front and rear property lines (see illustration A on file in the office of the City Clerk).

Proposed:

As shown on Sheet A-101, there is a slight slope downward on the site from the front
property line along Washington Avenue and the rear property line at the alley. Sheet A-101
shows the building height calculation in three cross sections of the building using the average
grade of the front and rear property lines as required in the definition of building height in
the CC zone district. As shown in the second cross section the height of the building is 42 feet
on the Washington Street side and steps down to ensure the alley facade does not exceed 42
feet. The step down is 40 feet from the front lot line and 35 feet from the rear property line
as required in the building height definition.
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17.124.040 - Floor Area Ratios and Community Housing Conformance
An increased FAR may be permitted subject to design review approval, and YES
provided, that all conditions in KMC 17.124.040.B.2 are met. Condition #2
Finding:

Permitted FAR: 1.0
Permitted FAR with Community Housing: 2.25

Proposed:

Gross Square Footage — 9,983 SF SF (Per Sheet FAR Calc Sheet)
Total Lot Area — 5,505 SF SF (per sheet C0.2)

FAR-1.8

Community Housing Mitigation Calculation:

Permitted Gross Square Feet (1.0 FAR): 5,505 SF

Proposed Gross Square Feet: 9,983 SF — 486 SF (parking credit) = 9,497
Increase Above Permitted FAR: 3,992 SF

20% of Increase: 798 SF

Net Livable (15% Reduction): 679 SF

The applicant proposes to dedicate residential Unit 102 (739 square feet). This fully satisfies
the community housing requirement for the project. Staff recommends Conditions of
approval 2 to ensure the community housing unit is provided and that all code requirements
are met.

17.125.030 - Off Street Parking and Loading Conformance
17.125.040 - Off Street Parking and Loading Calculations
17.125.050 - Community Core District Off Street Parking and Loading
Calculations

Minimum amount of parking spaces per use and parking space dimensions. YES

Permitted: For residential multi-family dwelling units in the Community Core
Units 750 square feet or less — 0 spaces

Units 751 SF to 2,000 SF — minimum of 1 space

Units 2,001 SF and above — minimum of 2 spaces

Bicycle Rack Requirements: All uses, other than one family dwellings, are required to provide
one bicycle rack, able to accommodate at least two bicycles, for every four parking spaces
required by the proposed use. At a minimum, one bicycle parking rack shall be required per
development.

The project proposes a total of 3 dwelling units and one commercial space:
Res Unit 1 — 3505 SF — 2 spaces required

Res Unit 2 — 1823 SF — 1 space required

Res Unit 3 (CH Unit) — 739 SF - exempt
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Commercial Unit — 1220 SF - exempt

The total required parking for the project is three spaces and one bicycle rack
accommodating two bicycles.

Proposed:

As shown on Sheet A2.1, the project proposes a total of three parking spaces, one surface
space and two garage spaces. Per the Preliminary Plat submittal, the project is proposed to
be subdivided into a condominium in such a way that each dwelling unit will have one or two
dedicated parking spaces except for the units less than 750 square feet. One bicycle rack is
proposed in the landscaped area fronting Washington Ave. An additional bicycle rack is
provided in the rear of the building adjacent to the community housing unit.

17.127 - Signage Conformance

Master Signage Plan for New Construction YES

Finding: The master signage plan for the project is shown on the elevations on Sheet A-201
The project proposes two address markers for the building on the east elevation.

17.132 - Dark Skies Conformance

Compliance with Section 17.132 — Dark Skies. YES

Finding: As shown on Sheets E-101, the photometric analysis of the project shows zero light
trespass across the subject property’s boundaries. Additionally, the proposed light fixtures
are dark sky compliant and meet the city’s requirement of a maximum of 2700 K light
temperature.
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City of Ketchum
Planning & Building

BOHICA MULTI-USE

COMPLIANCE WITH DESIGN REVIEW STANDARDS

17.96.060.A.1 - Streets Conformance

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

Finding: The project will install curb and gutter and sidewalks within the right-of-way of N
Washington Ave adjacent to the subject property. The project includes direct access into the
building from the sidewalk on the southern end and an outdoor patio adjacent to the
sidewalk to the north end of the building along Washington Ave. All improvements to the

right-of-way and walkways to the right-of-way improvements are at the expense of the
applicant.

17.96.060.A.2 - Streets

Conformance
All street designs shall be approved by the City Engineer.

YES

Condition #5
Finding: No new streets are proposed for the project, however, all improvements to the

right-of-way as shown on the project plans have been reviewed by the City Engineer. Final

review of all improvements to the right-of-way and alley will be completed prior to issuance
of a building permit for the project per condition of approval #5

17.96.060.B.1 - Sidewalks
All projects under subsection 17.96.010.A of this chapter that qualify as a

"substantial improvement" shall install sidewalks as required by the Public
Works Department.

Conformance
YES

Finding: KMC 17.124.140 outlines the zone districts where sidewalks are required when
substantial improvements are made, which include the CC, all tourist zone districts, and all

light industrial districts. As the project is within the CC-2 zone district, sidewalks are required
and included in the project plans.

17.96.060.B.2 - Sidewalks

Conformance
Sidewalk width shall conform to the City's right-of-way standards, however YES
the City Engineer may reduce or increase the sidewalk width and design Condition #5

standard requirements at their discretion.

Finding: The project plans provided the details of the sidewalks for review by the City

Engineer. Preliminary review of the project plans indicates that all city right-of-way standards
for width and construction are met. Final review of all improvements to the right-of-way will
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be completed prior to issuance of a building permit for the project per condition of approval
#5.

17.96.060.B.3 - Sidewalks Conformance

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

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

Finding: The applicant has not requested, nor has the City Engineer granted a waiver to the
sidewalk requirement for the project.

17.96.060.B.4 - Sidewalks Conformance

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

Finding: As shown on Sheet C1.0 of the project plans, the project proposes sidewalks to be
placed the full length of the subject property along N Washington Ave.

17.96.060.B.5 — Sidewalks Conformance

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

Finding: Sidewalks exist to the north and south of the subject property. The sidewalk shown
on Sheet C1.0 of the project plans connects directly to both sidewalks for full pedestrian
connectivity. Additionally, the project provides direct entrance to the building from the
sidewalk or through the outdoor patio on N Washington Ave.

17.96.060.B.6 - Sidewalks Conformance

The City may approve and accept voluntary cash contributions in lieu of the N/A
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 110 percent of the
estimated costs of concrete sidewalk and drainage improvements provided
by a qualified contractor, plus associated engineering costs, as approved by
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the City Engineer. Any approved in lieu contribution shall be paid before the
City issues a certificate of occupancy.

Finding: The applicant has not requested relief from the requirement to construct sidewalks
nor has the City granted any such request.

17.96.060.C.1 - Drainage Conformance

All stormwater shall be retained on site. YES

Finding: The project proposes a series of roof drains, drywells, and catch basins to manage
onsite stormwater. Per Sheet C1.0 of the project plans, all stormwater is being retained on
site.

17.96.060.C.2 - Drainage Conformance
Drainage improvements constructed shall be equal to the length of the YES
subject property lines adjacent to any public street or private street. Condition #5

Finding: As shown on Sheet C1.0, all stormwater is retained on-site. The project proposes to
construct right-of-way improvements to the length of the subject property, including curb
and gutter, along N Washington Ave. The project also proposes drainage infrastructure in the
alley behind the subject property for the full length of the subject property. Final design of
drainage infrastructure will be reviewed and approved by the City Engineer prior to building
permit issuance per condition #5.

17.96.060.C.3 - Drainage Conformance

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

Finding: The City Engineer did not identify any additional drainage improvements during
department review.

17.96.060.C.4 - Drainage Conformance
Drainage facilities shall be constructed per City standards. YES
Condition #5

Finding: Based on review of the project plans by the City Engineer during department review,
all drainage facilities meet city standards. Final design of drainage facilities will be reviewed
and approved by the city engineer prior to issuance of a building permit per condition #5.

17.96.060.D.1 - Utilities Conformance

All utilities necessary for the development shall be improved and installed at YES
the sole expense of the applicant.
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Finding: All project costs associated with the development, including installation of utilities,
are the responsibility of the applicant. The applicant has not made requests for funding to
the City, and no funds have been provided by the city for the project.

17.96.060.D.2 - Utilities Conformance

Utilities shall be located underground and utility, power, and YES
communication lines within the development site shall be concealed from
public view.

Finding: As shown on Sheet C1.0, all necessary utilities for the project are located on-site and
underground. A large transformer on the southwest corner of the property along the alley
currently exists. Per correspondence from Idaho Power in a letter dated December 27, 2021,
the existing transformer is adequate for the proposed project and no upgrades are required.
Phone, cable, and gas infrastructure is also located underground with all pedestals for phone
and cable located on the alley side of the property within the property boundaries. No
utilities can be viewed from pedestrian vantage points on Washington Ave.

17.96.060.D.3 - Utilities Conformance

When extension of utilities is necessary all developers will be required to N/A
pay for and install two-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.

Finding: The location of the subject property is already served by fiber optic cable and
therefore no conduit is required in this location.

17.96.060.E.1 — Compatibility of Design Conformance

The project's materials, colors and signing shall be complementary with YES
the townscape, surrounding neighborhoods and adjoining structures.

Finding: The project is located mid-block on the west side of Washington Ave between 1st
and 2nd Streets. To the south is the future three-story Mountain Land Design building under
construction. To the north is a 1-1.5 story furniture story named My House. To the northwest
is a two-story stucco and glass building. Sheets A-001 and A-200 include photographs of the
existing building including adjacent structures and renderings of the proposed building with
the new Mountain Land project. The proposed project uses a variety of stone, metal, and
glass materials consistent with what exists today. Proposed materials are consistent with
materials proposed for Mountain Land and they complement the materials of the two-story
office building. The color palette of the wood siding proposed for the upper floors of the
project compliments the dark color of the furniture store. Generally, the material palette of
wood siding, metal accenting, glass, and stone is consistent with materials seed broadly
throughout the Community Core.
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17.96.060.E.2 — Compatibility of Design Conformance

Preservation of significant landmarks shall be encouraged and protected, N/A
where applicable. A significant landmark is one which gives historical and/or
cultural importance to the neighborhood and/or community.

Finding: The existing building was constructed in 2008 and is not listed as a historical or
cultural landmark on the City of Ketchum’s Historical Building/Site List, therefore this
standard does not apply.

17.96.060.E.3 — Compatibility of Design Conformance

Additions to existing buildings, built prior to 1940, shall be complementary N/A
in design and use similar material and finishes of the building being added
to.

Finding: The existing building was built in 2008, therefore this standard does not apply.

17.96.060.F.1 — Architectural Conformance

Building(s) shall provide unobstructed pedestrian access to the nearest YES
sidewalk and the entryway shall be clearly defined.

Finding: The project includes a primary entrance to the building on Washington Avenue,
directly accessible from the sidewalk and clearly defined. The entry portion of the building is
the only portion that is not setback from the front property line. Proposed signage, materials,
and architectural elements indicate this as the primary entrance to the building. The facade
at the main entrance is two stories and is emphasized by the use of stone integrated
vertically from the ground to the top of the second story.

17.96.060.F.2 — Architectural Conformance

The building character shall be clearly defined by use of architectural YES
features.

Finding: The building character is that of a mountain modern approach defined by
architectural features such as horizontal blocking of decks and roof forms, and vertical
integration of all stories using accent materials. The character is also reinforced through the
use of vertical wood siding which softens the appearance of the building.

17.96.060.F.3 — Architectural Conformance

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

Finding: The project uses a consistent set of materials including wood siding and accent
beams, metal panels, stone, and stucco. The most materials are utilized on each facade in
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different ways, connecting all facades with a continuous pattern and rhythm. The minimalist
nature of the design will be carried through to the signage, which includes one building
identification sign and two address markers.

17.96.060.F.4 — Architectural Conformance

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

Finding: No accessory structures are proposed; however, the project contains landscape
planters along Washington Avenue and the alley and screening walls in the rear of the
property. The landscape planters and seat walls in the public plaza on Washington Ave will be
constructed of finished concrete, wood, and metal as shown in the renderings on Sheet A-
200a. The alley planters will be constructed of finished concrete and metal while the
screening walls will be slatted wood. All these materials complement the principal building.

17.96.060.F.5 — Architectural Conformance

Building walls shall provide undulation/relief, thus reducing the appearance YES
of bulk and flatness.

Finding: The project provides significant undulation on the front and rear facades with
vertical and horizontal setbacks of the structure at all levels of the building. Half of the
ground floor facade is stepped back from the front property line 11 feet. This setback carries
to all levels above. Additionally portions of the second floor are setback even further. The
project includes a varied roof plan that mirrors the undulation of the facade and is not
continuous across the entire facade.

17.96.060.F.6 — Architectural Conformance

Building(s) shall orient toward their primary street frontage. YES

Finding: The subject property’s primary street frontage is N Washington Ave, which is where
the primary entrance to the building is located. In addition to the main entrance of the
building, a public plaza fronts Washington Ave, inviting pedestrians to interact with the
building and proposed uses.

17.96.060.F.7 — Architectural Conformance

Garbage storage areas and satellite receivers shall be screened from public YES
view and located off alleys.

Finding: As shown on Sheet A-102 of the project plans, the garbage area is in the rear of the
building, within a full screened from view. Garbage handling for the project is proposed as a
small dumpster on a retractable slide that can easily move in and out of the screened area on
service days. As noted in a letter from Clear Creek Disposal dated February 7, 2022, this
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design is not only workable for Clear Creek to manage disposal for the project but also
minimizes alley maintenance and plowing conflicts from individual garbage carts being left in
the alley ways for long periods of time.

17.96.060.F.8 — Architectural Conformance

Building design shall include weather protection which prevents water to YES
drip or snow to slide on areas where pedestrians gather and circulate or
onto adjacent properties.

Finding: As shown on Sheet A-105, the roof plan for the project includes flat roofs at an angle
that causes water to drain toward a series of roof drains along the interior of the roof. Based
on the design of the project and drainage facilities shown on Sheet C1.0, no water or snow
will enter onto adjacent properties.

17.96.060.G.1 - Circulation Design Conformance

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

Finding: The project is fully connected into the existing sidewalk system providing pedestrian
connections throughout the downtown and the regional bike system. No additional
easements or pathways have been identified necessitating connection from the project.

17.96.060.G.2 - Circulation Design Conformance

Awnings extending over public sidewalks shall extend five feet or more YES
across the public sidewalk but shall not extend within two feet of parking or
travel lanes within the right-of-way.

Finding: The project does not propose any awnings encroaching into the right-of-way. The
existing building includes a semi-circle architectural feature above the main entry to the
building, however, this feature is proposed to be removed as part of this project.

17.96.060.G.3 - Circulation Design Conformance

Traffic shall flow safely within the project and onto adjacent streets. YES
Traffic includes vehicle, bicycle, pedestrian and equestrian use.
Consideration shall be given to adequate sight distances and proper
signage.

Finding: Vehicle traffic accesses the site from the alley between N Washington Ave and N 1%t
Ave, from 1%t or 2" Street. Access to the parking area from the alley will be adequate to enter
or exit the project safely. Bicycle and pedestrian circulation will primarily be in and out of the
front of the project along N Washington. The primary entrance to the community housing
unit is from the alley and includes dedicated bicycle parking in front of the unit for safe
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mount and dismount. Pedestrian access to and from the project is provided through sidewalk
connections to the north and south.

17.96.060.G.4 — Circulation Design Conformance

Curb cuts and driveway entrances shall be no closer than 20 feet to the N/A
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.

Finding: The subject property is an interior lot, however, access points for parking spaces
from the alley in the Community Core are not considered curb cuts or driveways, therefore
this standard does not apply.

17.96.060.G.5 — Circulation Design Conformance

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

Finding: The project location provides direct access to the project from N Washington Ave
and the alley. As shown on Sheet L1, all structures and parking areas are within the
boundaries of the property and do not encroach into the alley or Washington Ave.

17.96.060.H.1 — Snow Storage Conformance

Snow storage areas shall not be less than 30 percent of the improved N/A
parking and pedestrian circulation areas.

Finding: The project proposes heated pavers for all patio areas of the project per Sheet L1 of
the project plans, therefore, no on-site snow storage is required.

17.96.060.H.2 — Snow Storage Conformance

Snow storage areas shall be provided on site. N/A

Finding: As discussed above, no on-site snow storage is required as snowmelt is proposed.

17.96.060.H.3 — Snow Storage Conformance

A designated snow storage area shall not have any dimension less than five N/A
feet and shall be a minimum of 25 square feet.

Finding: As discussed above, no on-site snow storage is required as snowmelt is proposed.
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17.96.060.H.4 — Snow Storage Conformance

In lieu of providing snow storage areas, snowmelt and hauling of snow may YES
be allowed.

Finding: The project proposes heated pavers for the patio areas of the project per Sheet L1 of
the project plans, therefore, no on-site snow storage is required. Surface parking area in the
rear is covered and therefore no snow storage for these areas is necessary.

17.96.060.1.1 — Landscaping Conformance

Landscaping is required for all projects. YES

Finding: Sheet L1 of the project plans is the landscape plan for the project.

17.96.060.1.2 — Landscaping Conformance

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

Finding: The landscape plan includes trees and tall grasses to complement the public plaza
and patio for the community housing unit. The landscape plan proposes a reconfiguration of
existing planters to make the space more inviting to pedestrians with seat walls and shade.
Proposed vegetation is found in many properties within the CC-2 district and will
complement the neighborhood well.

17.96.060.1.3 — Landscaping Conformance

All trees, shrubs, grasses and perennials shall be drought tolerant. Native YES
species are recommended but not required.

Finding: The autumn blaze maple tree is often used as a street tree as it provides visual
interest in the fall. Although not native to the region, the maple tree and tall grasses
proposed are considered to have a high drought tolerance.

17.96.060.1.4 — Landscaping Conformance

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

Finding: The project proposes a public plaza on the front of the building fronting Washington
Ave, a unique feature that provides separation between pedestrians gathering in the plaza
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from those moving freely on the sidewalk. The public plaza includes a tree and tall grasses to
soften the hardscape.

17.96.060.J.1 — Public Amenities Conformance

Where sidewalks are required, pedestrian amenities shall be installed. YES
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.

Finding: The project includes a public plaza with seat walls, landscaping, and a bicycle rack for
pedestrian use. None of the amenities proposed for the seating area are within the public
right-of-way, therefore no approval by the Public Works Department is required.

17.96.060.K.1 — Underground Encroachments Conformance

Encroachments of below grade structures into required setbacks are subject N/A
to subsection 17.128.020.K of this title and shall not conflict with any
applicable easements, existing underground structures, sensitive ecological
areas, soil stability, drainage, other sections of this Code or other regulating
codes such as adopted International Code Council Codes, or other site
features concerning health, safety, and welfare.

Finding: The project does not propose any below grade structures.

17.96.060.K.2 — Underground Encroachments Conformance

No below grade structure shall be permitted to encroach into the riparian N/A
setback.

Finding: The subject property is not adjacent to any bodies of water; therefore, no riparian
setback exists for the property. Additionally, the project does not propose any below grade
structures.

FINDINGS REGARDING DESIGN REVIEW STANDARDS — COMMUNITY CORE

17.96.070.A.1 — Streets Conformance
Street trees, streetlights, street furnishings, and all other street YES
improvements shall be installed or constructed as determined by the Public Condition
Works Department. HXX

Finding: Per direction from the Public Works Department, all trees and furnishings are
required to be within the boundaries of the subject property. All pedestrian amenities
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proposed within the pedestrian plaza are contained within the property boundaries of the
subject property.

17.96.070.A.2 — Streets Conformance

Street trees with a minimum caliper size of three inches, shall be placed in N/A
tree grates.

Finding: This standard only applies to street trees within the public right-of-way. No trees are
proposed in the public right-of-way therefore this standard does not apply.

17.96.070.A.3 — Streets Conformance

Due to site constraints, the requirements of this subsection A may be N/A
modified by the Public Works Department.

Finding: No modifications to these requirements have been made. The Public Works
Department has provided direction as to the location of improvements in the right-of-way.

17.96.070.B.1 - Architectural Conformance

Facades facing a street or alley or located more than five feet from an YES
interior side property line shall be designed with both solid surfaces and
window openings to avoid the creation of blank walls and employ similar
architectural elements, materials, and colors as the front facade.

Finding: The north and south facade, along the interior property lines, are not set back from
the lot line. However, the north facade has some visibility due to the height of the adjacent

structure as shown on Sheet A-001. As shown on Sheet A-203, the project proposes to wrap
the stone element on the corner to the north fagade in addition to extending the horizontal
material banding along the full length of the fagade.

17.96.070.B.2 - Architectural Conformance

For nonresidential portions of buildings, front building facades and facades N/A
fronting a pedestrian walkway shall be designed with ground floor
storefront windows and doors with clear transparent glass. Landscaping
planters shall be incorporated into facades fronting pedestrian walkways.

Finding: The project retains the original ground floor fagade of the existing building which
includes extensive floor-to-ceiling glass on the ground floor for most of the fagade. The
pedestrian plaza includes two separate landscape planters and seat walls that complement
the facade.
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17.96.070.B.3 - Architectural Conformance

For nonresidential portions of buildings, front facades shall be designed to N/A
not obscure views into windows.

Finding: As described above, most of the ground floor is non-tinted glass, providing a full
view into the ground floor entrance and commercial space.

17.96.070.B.4 - Architectural Conformance

Roofing forms and materials shall be compatible with the overall style and YES
character of the structure. Reflective materials are prohibited.

Finding: The roof form and material is like that of the rest of the building. The roof form is
flat, compatible with the horizontal elements of the building and reinforcing of the mountain
modern character of the building. The roof soffit will be the same material as portions of the
facade banding as shown on Sheets A201-A203. No reflective materials are proposed.

17.96.070.B.5 - Architectural Conformance

All pitched roofs shall be designed to sufficiently hold all snow with snow N/A
clips, gutters, and downspouts.

Finding: The project does not include pitched roofs.

17.96.070.B.6 - Architectural Conformance

Roof overhangs shall not extend more than three feet over a public N/A
sidewalk. Roof overhangs that extend over the public sidewalk shall be
approved by the Public Works Department.

Finding: The project does not include any roof overhangs that extend over a sidewalk or into
the public right-of-way.

17.96.070.B.7 - Architectural Conformance

Front porches and stoops shall not be enclosed on the ground floor by YES
permanent or temporary walls, windows, window screens, or plastic or
fabric materials.

Finding: The project does not include front porches or stoops on the front fagade of the
building. A porch/stoop is proposed in the rear of the building at the entrance to the
community housing unit, however, the space is not enclosed.
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17.96.070.C.1 — Service Areas and Mechanical/Electrical Equipment Conformance

Trash disposal areas and shipping and receiving areas shall be located YES
within parking garages or to the rear of buildings. Trash disposal areas shall
not be located within the public right-of-way and shall be screened from
public views.

Finding: The trash disposal area for the project is located in the rear of the building,
concealed within a screened area of the building, not within the public right-of-way or alley.

17.96.070.C.2 — Service Areas and Mechanical/Electrical Equipment Conformance

Roof and ground mounted mechanical and electrical equipment shall be YES
fully screened from public view. Screening shall be compatible with the
overall building design.

Finding: As shown on Sheets A201-A203 of the project plans, there will be rooftop
mechanical equipment screened by a 3-foot-high wood slatted screen like what is screening
the outdoor decks and patio for the community housing unit.

17.96.070.D.1 - Landscaping Conformance

When a healthy and mature tree is removed from a site, it shall be replaced YES
with a new tree. Replacement trees may occur on or off site.

Finding: No trees exist on the property today. As shown on Sheet L1, one new tree is
proposed for the outdoor patio at the front of the building facing Washington Ave.

17.96.070.D.2 - Landscaping Conformance

Trees that are placed within a courtyard, plaza, or pedestrian walkway YES
shall be placed within tree wells that are covered by tree grates.

Finding: Trees proposed in the landscape plan are not within pedestrian path areas, but on
the outer bounds of the patio adjacent to N Washington Ave, in landscape planters, therefore
tree grates are not required.

17.96.070.D.3 - Landscaping Conformance

The City arborist shall approve all parking lot and replacement trees. N/A

Finding: No parking lot or preplacement trees are required or proposed.

17.96.070.E.1 — Surface Parking Lots Conformance

Surface parking lots shall be accessed from off the alley and shall be fully YES
screened from the street.
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Finding: One surface parking space is proposed for the project. The space is located in the
alley and not visible from Washington Ave.

17.96.070.E.2 — Surface Parking Lots Conformance

Surface parking lots shall incorporate at least one tree and one additional N/A
tree per ten on site parking spaces. Trees shall be planted in landscaped
planters, tree wells and/or diamond shaped planter boxes located between
parking rows. Planter boxes shall be designed so as not to impair vision or
site distance of the traveling public.

Finding: The surface parking area is located under the second-floor overhang of the structure
and is not an open-air surface parking lot. These standards are applicable to parking lots that
contain 10 or more parking spaces in an open-air manner, therefore these standards do not
apply to this project.

17.96.070.E.3 — Surface Parking Lots Conformance

Ground cover, low lying shrubs, and trees shall be planted within the N/A
planters and planter boxes. Tree grates or landscaping may be used in tree
wells located within pedestrian walkways.

Finding: As the parking for the project is not within an open-air surface parking area, these
standards do not apply.

17.96.070.F.1 - Bicycle Parking Conformance

One bicycle rack, able to accommodate at least two bicycles, shall be YES
provided for every four parking spaces as required by the proposed use. At a
minimum, one bicycle rack shall be required per development.

Finding: As shown on Sheet L1, the project proposes one bike rack as required for the
project. An additional bike rack is proposed off the alley adjacent to the entrance to the
community housing unit.

17.96.070.F.2 - Bicycle Parking Conformance

When the calculation of the required number of bicycle racks called for in YES
this section results in a fractional number, a fraction equal to or greater
than one-half shall be adjusted to the next highest whole number.

Finding: As shown on Sheet L1, the project proposes one bike rack as required for the
project.
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17.96.070.F.3 - Bicycle Parking Conformance

Bicycle racks shall be clearly visible from the building entrance they serve YES
and not mounted less than 50 feet from said entrance or as close as the
nearest non-ADA parking space, whichever is closest. Bicycle racks shall be
located to achieve unobstructed access from the public right-of-way and not
in areas requiring access via stairways or other major obstacles.

Finding: The project proposes one bicycle rack within 20 feet of the entrance to the building
on Washington Ave and within 20 feet of the entrance to the ground floor community
housing unit in the alley.
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City of Ketchum
Planning & Building

BOHICA MULTI-USE — 131 N WASHINGTON AVE
COMPLIANCE WITH PRELIMINARY PLAT SUBDIVISION REQUIREMENTS

Preliminary Plat Requirements

Compliant

Yes | No | N/A | City Code City Standards

O |0 16.04.030.C.1 The subdivider shall file with the administrator copies of the completed

subdivision application form and preliminary plat data as required by this chapter.

Findings The City of Ketchum Planning and Building Department received the subdivision

application and all applicable application materials on February 14, 2022.

= 16.04.030. Contents Of Preliminary Plat: The preliminary plat, together with all application

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

Findings The subdivision application was deemed complete on March 30, 2022.

O |0 16.04.030..1 The preliminary plat shall be drawn to a scale of not less than one inch equals one

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

The scale, north point and date.

Findings This standard is met as shown on Sheet 1 of the preliminary plat.

O |0 16.04.030.1 .2 The name of the proposed subdivision, which shall not be the same or confused

with the name of any other subdivision in Blaine County, Idaho.

Findings As shown on Sheet 1 of the preliminary plat, the subdivision is named “Bohica

Multi-Use Condominiums” which is not the same as any other subdivision in
Blaine County, Idaho.

O O 16.04.030.1.3 | The name and address of the owner of record, the subdivider, and the engineer,
surveyor, or other person preparing the plat.

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

O (O 16.04.030.1 .4 | Legal description of the area platted.

Findings The legal description of the area platted is shown in the Certificate of Ownership
on Sheet 3 of the preliminary plat.

O (O 16.04.030.1.5 | The names and the intersecting boundary lines of adjoining subdivisions and
parcels of property.

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

0o (g 16.04.030.1 .6 | A contour map of the subdivision with contour lines and a maximum interval of
five feet (5') to show the configuration of the land based upon the United States
geodetic survey data, or other data approved by the city engineer.

Findings Sheet 1 of the preliminary plat shows the contour lines for the subject property.




] 16.04.030.17 | The scaled location of existing buildings, water bodies and courses and location of
the adjoining or immediately adjacent dedicated streets, roadways and
easements, public and private.

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

] 16.04.030.1 .8 | Boundary description and the area of the tract.

Findings Sheet 1 provides the boundary description of the area and includes square
footage and acreage of the lot. Sheet 2 indicates the area of each unit as will be
platted.

O 16.04.030.1.9 | Existing zoning of the tract.

Findings Plat note #13 on Sheet 1 of the preliminary plat lists the existing zoning of the
subject property.

U] 16.04.030.1 The proposed location of street rights of way, lots, and lot lines, easements,

.10 including all approximate dimensions, and including all proposed lot and block
numbering and proposed street names.

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

] 16.04.030.1 The location, approximate size and proposed use of all land intended to be

A1 dedicated for public use or for common use of all future property owners within
the proposed subdivision.

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

O 16.04.030.1 The location, size and type of sanitary and storm sewers, water mains, culverts

A2 and other surface or subsurface structures existing within or immediately
adjacent to the proposed sanitary or storm sewers, water mains, and storage
facilities, street improvements, street lighting, curbs, and gutters and all proposed
utilities.

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

Ol 16.04.030.1 The direction of drainage, flow and approximate grade of all streets.

A3

Findings This standard does not apply as no new streets are proposed.

Ol 16.04.030.1 The location of all drainage canals and structures, the proposed method of

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

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

Ol 16.04.030.1 All percolation tests and/or exploratory pit excavations required by state health

A5 authorities.

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

] 16.04.030.1 A copy of the provisions of the articles of incorporation and bylaws of

.16 homeowners' association and/or condominium declarations to be filed with the
final plat of the subdivision.

Findings The applicant provided a draft copy of the articles of incorporation, bylaws, and

declarations with the application submittal.




] 16.04.030.1 Vicinity map drawn to approximate scale showing the location of the proposed

17 subdivision in reference to existing and/or proposed arterials and collector
streets.

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

] 16.04.030.1 The boundaries of the floodplain, floodway and avalanche zoning district shall

.18 also be clearly delineated and marked on the preliminary plat.

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

] 16.04.030.1 Building envelopes shall be shown on each lot, all or part of which is within a

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

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

O 16.04.030.1 Lot area of each lot.

.20

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

] 16.04.030.1 Existing mature trees and established shrub masses.

21

Findings There are no existing trees or shrub masses on the property.

] 16.04.030.1 A current title report shall be provided at the time that the preliminary plat is

22 filed with the administrator, together with a copy of the owner's recorded deed
to such property.

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

O] 16.04.030.1 Three (3) copies of the preliminary plat shall be filed with the administrator.

.23

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

] 16.04.040.A Required Improvements: The improvements set forth in this section shall be
shown on the preliminary plat and installed prior to approval of the final plat.
Construction design plans shall be submitted and approved by the city engineer.
All such improvements shall be in accordance with the comprehensive plan and
constructed in compliance with construction standard specifications adopted by
the city. Existing natural features which enhance the attractiveness of the
subdivision and community, such as mature trees, watercourses, rock
outcroppings, established shrub masses and historic areas, shall be preserved
through design of the subdivision.

Findings As shown on Sheet 1 of the preliminary plat, all proposed improvements to the

public right-of-way are shown. The applicant also submitted a set of preliminary




construction design plans for review by the City Engineer. Final review and
approval of the right-of-way improvements will be conducted during building
permit review. The subject property does not include any watercourses, rock
outcroppings, shrub masses or historic areas.

16.04.040.B

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

Findings

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

16.04.040.C

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

Findings

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

16.04.040.D

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

Findings

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

16.04.040.E

Monumentation: Following completion of construction of the required
improvements and prior to certification of completion by the city engineer,
certain land survey monuments shall be reset or verified by the subdivider's
engineer or surveyor to still be in place. These monuments shall have the size,




shape, and type of material as shown on the subdivision plat. The monuments
shall be located as follows:
1. All angle points in the exterior boundary of the plat.
2. All street intersections, points within and adjacent to the final plat.
3. All street corner lines ending at boundary line of final plat.
4. All angle points and points of curves on all streets.
5. The point of beginning of the subdivision plat description.

Findings This standard does not apply as this is a preliminary plat application, not a final
plat application.
16.04.040.F Lot Requirements:

1. Lot size, width, depth, shape and orientation and minimum building setback
lines shall be in compliance with the zoning district in which the property is
located and compatible with the location of the subdivision and the type of
development, and preserve solar access to adjacent properties and buildings.
2. Whenever a proposed subdivision contains lot(s), in whole or in part, within the
floodplain, or which contains land with a slope in excess of twenty five percent
(25%), based upon natural contours, or creates corner |ots at the intersection of
two (2) or more streets, building envelopes shall be shown for the lot(s) so
affected on the preliminary and final plats. The building envelopes shall be
located in a manner designed to promote harmonious development of structures,
minimize congestion of structures, and provide open space and solar access for
each lot and structure. Also, building envelopes shall be located to promote
access to the lots and maintenance of public utilities, to minimize cut and fill for
roads and building foundations, and minimize adverse impact upon environment,
watercourses and topographical features. Structures may only be built on
buildable lots. Lots shall only be created that meet the definition of "lot,
buildable" in section 16.04.020 of this chapter. Building envelopes shall be
established outside of hillsides of twenty five percent (25%) and greater and
outside of the floodway. A waiver to this standard may only be considered for the
following:
a. For lot line shifts of parcels that are entirely within slopes of twenty
five percent (25%) or greater to create a reasonable building envelope,
and mountain overlay design review standards and all other city
requirements are met.
b. For small, isolated pockets of twenty five percent (25%) or greater that
are found to be in compliance with the purposes and standards of the
mountain overlay district and this section.
3. Corner lots shall have a property line curve or corner of a minimum radius of
twenty five feet (25') unless a longer radius is required to serve an existing or
future use.
4. Side lot lines shall be within twenty degrees (20°) to a right angle or radial line
to the street line.
5. Double frontage lots shall not be created. A planting strip shall be provided
along the boundary line of lots adjacent to arterial streets or incompatible zoning
districts.
6. Every lot in a subdivision shall have a minimum of twenty feet (20') of frontage
on a dedicated public street or legal access via an easement of twenty feet (20')



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

or greater in width. Easement shall be recorded in the office of the Blaine County
recorder prior to or in conjunction with recordation of the final plat.

Findings This standard is not applicable as no new lots are being created.
] 16.04.040.G G. Block Requirements: The length, width and shape of blocks within a proposed
subdivision shall conform to the following requirements:
1. No block shall be longer than one thousand two hundred feet (1,200'),
nor less than four hundred feet (400') between the street intersections,
and shall have sufficient depth to provide for two (2) tiers of lots.
2. Blocks shall be laid out in such a manner as to comply with the lot
requirements.
3. The layout of blocks shall take into consideration the natural
topography of the land to promote access within the subdivision and
minimize cuts and fills for roads and minimize adverse impact on
environment, watercourses and topographical features.
4. Corner lots shall contain a building envelope outside of a seventy five
foot (75') radius from the intersection of the streets.
Findings This standard is not applicable as no new lots are being created.
O 16.04.040.H Street Improvement Requirements:

1. The arrangement, character, extent, width, grade and location of all streets put
in the proposed subdivision shall conform to the comprehensive plan and shall be
considered in their relation to existing and planned streets, topography, public
convenience and safety, and the proposed uses of the land;

2. All streets shall be constructed to meet or exceed the criteria and standards set
forth in chapter 12.04 of this code, and all other applicable ordinances,
resolutions or regulations of the city or any other governmental entity having
jurisdiction, now existing or adopted, amended or codified;

3. Where a subdivision abuts or contains an existing or proposed arterial street,
railroad or limited access highway right of way, the council may require a
frontage street, planting strip, or similar design features;

4. Streets may be required to provide access to adjoining lands and provide
proper traffic circulation through existing or future neighborhoods;

5. Street grades shall not be less than three-tenths percent (0.3%) and not more
than seven percent (7%) so as to provide safe movement of traffic and
emergency vehicles in all weather and to provide for adequate drainage and
snow plowing;

6. In general, partial dedications shall not be permitted, however, the council may
accept a partial street dedication when such a street forms a boundary of the
proposed subdivision and is deemed necessary for the orderly development of
the neighborhood, and provided the council finds it practical to require the
dedication of the remainder of the right of way when the adjoining property is
subdivided. When a partial street exists adjoining the proposed subdivision, the
remainder of the right of way shall be dedicated;

7. Dead end streets may be permitted only when such street terminates at the
boundary of a subdivision and is necessary for the development of the subdivision
or the future development of the adjacent property. When such a dead end
street serves more than two (2) lots, a temporary turnaround easement shall be
provided, which easement shall revert to the adjacent lots when the street is
extended;
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8. A cul-de-sac, court or similar type street shall be permitted only when
necessary to the development of the subdivision, and provided, that no such
street shall have a maximum length greater than four hundred feet (400') from
entrance to center of turnaround, and all cul-de-sacs shall have a minimum
turnaround radius of sixty feet (60') at the property line and not less than forty
five feet (45') at the curb ling;

9. Streets shall be planned to intersect as nearly as possible at right angles, but in
no event at less than seventy degrees (70°);

10. Where any street deflects an angle of ten degrees (10°) or more, a connecting
curve shall be required having a minimum centerline radius of three hundred feet
(300') for arterial and collector streets, and one hundred twenty five feet (125')
for minor streets;

11. Streets with centerline offsets of less than one hundred twenty five feet (125')
shall be prohibited;

12. A tangent of at least one hundred feet (100') long shall be introduced
between reverse curves on arterial and collector streets;

13. Proposed streets which are a continuation of an existing street shall be given
the same names as the existing street. All new street names shall not duplicate or
be confused with the names of existing streets within Blaine County, Idaho. The
subdivider shall obtain approval of all street names within the proposed
subdivision from the commission before submitting same to council for
preliminary plat approval;

14. Street alignment design shall follow natural terrain contours to result in safe
streets, usable lots, and minimum cuts and fills;

15. Street patterns of residential areas shall be designed to create areas free of
through traffic, but readily accessible to adjacent collector and arterial streets;
16. Reserve planting strips controlling access to public streets shall be permitted
under conditions specified and shown on the final plat, and all landscaping and
irrigation systems shall be installed as required improvements by the subdivider;
17. In general, the centerline of a street shall coincide with the centerline of the
street right of way, and all crosswalk markings shall be installed by the subdivider
as a required improvement;

18. Street lighting may be required by the commission or council where
appropriate and shall be installed by the subdivider as a requirement
improvement;

19. Private streets may be allowed upon recommendation by the commission and
approval by the council. Private streets shall be constructed to meet the design
standards specified in subsection H2 of this section;

20. Street signs shall be installed by the subdivider as a required improvement of
a type and design approved by the administrator and shall be consistent with the
type and design of existing street signs elsewhere in the city;

21. Whenever a proposed subdivision requires construction of a new bridge, or
will create substantial additional traffic which will require construction of a new
bridge or improvement of an existing bridge, such construction or improvement
shall be a required improvement by the subdivider. Such construction or
improvement shall be in accordance with adopted standard specifications;

22. Sidewalks, curbs and gutters may be a required improvement installed by the
subdivider; and




23. Gates are prohibited on private roads and parking access/entranceways,
private driveways accessing more than one single-family dwelling unit and one
accessory dwelling unit, and public rights of way unless approved by the city
council.

Findings

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

16.04.040.1

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

Findings

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

16.04.040.)

Required Easements: Easements, as set forth in this subsection, shall be required
for location of utilities and other public services, to provide adequate pedestrian
circulation and access to public waterways and lands.

1. A public utility easement at least ten feet (10') in width shall be required within
the street right of way boundaries of all private streets. A public utility easement
at least five feet (5') in width shall be required within property boundaries
adjacent to Warm Springs Road and within any other property boundary as
determined by the city engineer to be necessary for the provision of adequate
public utilities.

2. Where a subdivision contains or borders on a watercourse, drainageway,
channel or stream, an easement shall be required of sufficient width to contain
such watercourse and provide access for private maintenance and/or
reconstruction of such watercourse.

3. All subdivisions which border the Big Wood River, Trail Creek and Warm Springs
Creek shall dedicate a ten foot (10') fish and nature study easement along the
riverbank. Furthermore, the council shall require, in appropriate areas, an
easement providing access through the subdivision to the bank as a sportsman's
access. These easement requirements are minimum standards, and in
appropriate cases where a subdivision abuts a portion of the river adjacent to an
existing pedestrian easement, the council may require an extension of that
easement along the portion of the riverbank which runs through the proposed
subdivision.

4. All subdivisions which border on the Big Wood River, Trail Creek and Warm
Springs Creek shall dedicate a twenty five foot (25') scenic easement upon which
no permanent structure shall be built in order to protect the natural vegetation
and wildlife along the riverbank and to protect structures from damage or loss
due to riverbank erosion.

5. No ditch, pipe or structure for irrigation water or irrigation wastewater shall be
constructed, rerouted or changed in the course of planning for or constructing
required improvements within a proposed subdivision unless same has first been




approved in writing by the ditch company or property owner holding the water
rights. A written copy of such approval shall be filed as part of required
improvement construction plans.

6. Nonvehicular transportation system easements including pedestrian walkways,
bike paths, equestrian paths, and similar easements shall be dedicated by the
subdivider to provide an adequate nonvehicular transportation system
throughout the city.

Findings

This standard does not apply as no easements additional easements are required.

16.04.040.K

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

Findings

The property is served by city sewer services. Sheet 1 of the preliminary plat
shows the location of sewer service to the project.

16.04.040.L

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

Findings

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

16.04.040.M

Planting Strip Improvements: Planting strips shall be required improvements.
When a predominantly residential subdivision is proposed for land adjoining
incompatible uses or features such as highways, railroads, commercial or light
industrial districts or off street parking areas, the subdivider shall provide planting
strips to screen the view of such incompatible features. The subdivider shall
submit a landscaping plan for such planting strip with the preliminary plat
application, and the landscaping shall be a required improvement.




Findings

This standard does not apply as this application does not create a new
subdivision. There are no incompatible uses adjacent to the proposed
condominium subdivision.

16.04.040.N

Cuts, Fills, And Grading Improvements: Proposed subdivisions shall be carefully
planned to be compatible with natural topography, soil conditions, geology and
hydrology of the site, as well as to minimize cuts, fills, alterations of topography,
streams, drainage channels, and disruption of soils and vegetation. The design
criteria shall include the following:
1. A preliminary soil report prepared by a qualified engineer may be required by
the commission and/or council as part of the preliminary plat application.
2. Preliminary grading plan prepared by a civil engineer shall be submitted as part
of all preliminary plat applications. Such plan shall contain the following
information:
a. Proposed contours at a maximum of five foot (5') contour intervals.
b. Cut and fill banks in pad elevations.
¢. Drainage patterns.
d. Areas where trees and/or natural vegetation will be preserved.
e. Location of all street and utility improvements including driveways to
building envelopes.
f. Any other information which may reasonably be required by the
administrator, commission or council to adequately review the affect of
the proposed improvements.
3. Grading shall be designed to blend with natural landforms and to minimize the
necessity of padding or terracing of building sites, excavation for foundations, and
minimize the necessity of cuts and fills for streets and driveways.
4. Areas within a subdivision which are not well suited for development because
of existing soil conditions, steepness of slope, geology or hydrology shall be
allocated for open space for the benefit of future property owners within the
subdivision.
5. Where existing soils and vegetation are disrupted by subdivision development,
provision shall be made by the subdivider for revegetation of disturbed areas with
perennial vegetation sufficient to stabilize the soil upon completion of the
construction. Until such times as such revegetation has been installed and
established, the subdivider shall maintain and protect all disturbed surfaces from
erosion.
6. Where cuts, fills, or other excavations are necessary, the following
development standards shall apply:
a. Fill areas shall be prepared by removing all organic material
detrimental to proper compaction for soil stability.
b. Fills shall be compacted to at least ninety five percent (95%) of
maximum density as determined by AASHO T99 (American Association of
State Highway Officials) and ASTM D698 (American standard testing
methods).
c. Cut slopes shall be no steeper than two horizontal to one vertical (2:1).
Subsurface drainage shall be provided as necessary for stability.
d. Fill slopes shall be no steeper than three horizontal to one vertical
(3:1). Neither cut nor fill slopes shall be located on natural slopes of three




to one (3:1) or steeper, or where fill slope toes out within twelve feet
(12") horizontally of the top and existing or planned cut slope.

e. Toes of cut and fill slopes shall be set back from property boundaries a
distance of three feet (3'), plus one-fifth (1/5) of the height of the cut or
the fill, but may not exceed a horizontal distance of ten feet (10'); tops
and toes of cut and fill slopes shall be set back from structures at a
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the
cut or the fill. Additional setback distances shall be provided as necessary
to accommodate drainage features and drainage structures.

Findings

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

16.04.040.0

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

Findings

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

16.04.040.P

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

Findings

As shown on Sheet 1 of the preliminary plat and Sheet C1.0 of the project plans,
all utilities will be installed underground. A three-phase transformer is currently
located on the property off the alley. No upgrade or change to this transformer is
required for the project.

16.04.040.Q

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




Findings

The proposed condominium development does not create substantial additional
traffic; therefore, no off-site improvements are required.

FINDINGS REGARDING COMPLIANCE WITH CONDOMINIUM SUBDIVISON REQUIREMENTS

Condominium Plat Requirements

Compliant

Yes

No

N/A

City Code

Standards

d

16.04.070.B

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

Findings

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

16.04.070.D

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

Findings

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

16.04.070.E

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

Findings

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

16.04.070.F

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

Findings

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

16.04.070.G

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

Findings

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

16.04.070.H

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

Findings

The project has been reviewed for compliance with all other section of the

subdivision standards. The project is in compliance as discussed above.
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