City of Ketchum
Planning & Building

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
REGULAR MEETING OF SEPTEMBER 23, 2025

PROJECT: Sawtooth Serenade

FILE NUMBER: P24-027

APPLICATION: Final Design Review

PROPERTY OWNER: McCaw Nell Elizabeth Trustee, Distrustful Ernest Revocable Trust U/A/D
02/03/16

REPRESENTATIVE: Dave Thielsen, Thielsen Architects (Architect)

LOCATION: 260 N 1% Ave (KETCHUM TOWNSITE LOT 5A BLK 38)

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

OVERLAY: None

REVIEWER: Morgan Landers, AICP — Director of Planning and Building

NOTICE: A public meeting notice for the project was mailed to all owners of

property within 300 feet of the project site and all political subdivisions
on September 3, 2025. The notice was published in the Idaho Mountain
Express on September 3, 2025. A notice was posted on the project site
and the city’s website on August 28, 2025. Story poles and a physical
notice were verified on the subject property on September 16, 2025.

INTRODUCTION

The applicant is proposing a 23,867 gross square foot multi-family development located at 260 N 1
Ave (the “subject property”) in the Community Core Subdistrict 2 — Mixed Use (CC-2) zone district. The
project includes two residential dwelling units, ground floor private recreation space, garage parking
for five vehicles, and storage for the two units. The subject property is three vacant Ketchum Townsite

191 W5"St % P.0O.Box2315 % Ketchum,ID 83340 % main(208)726-7801 % fax (208) 726-7812

facebook.com/CityofKetchum % twitter.com/Ketchum_Ildaho * www.ketchumidaho.org



lots totaling 16,507 SF on the east Figure 1: Subject Property 260 N 1st Ave
corner of N 1%t Ave and Sun Valley ,
Rd (Figure 1) south of the new 1°
and Sun Valley office building,
diagonal from the mixed-use
building where Maude’s is located.
The three townsite lots were
consolidated in 2007. Please see
Attachments A and B for the
application materials and design
review plan set for the
development.

The project proposes to take
advantage of the Floor Area Ratio
(FAR) bonus in exchange for
community housing, mitigating the : % : <
additional floor area by making a community housmg in-lieu payment of 5688, 160 The totaI FAR for
the projectis 1.45, where 1.0 is permitted by right.

The application is not subject to certain requirements of the city’s current municipal code including
minimum residential densities and ground floor commercial. Those requirements were adopted in
October of 2022 through Interim Ordinance 1234. The pre-application design review was deemed
complete prior to the effective date of that ordinance. Applicability of Ordinance 1234 to the
development was further evaluated by City Council on March 4, 2024 as part of an appeal hearing of
an administrative determination where council found the ordinance to not apply to the proposed
development.

A pre-application design review with the Commission occurred on January 24, 2023. The packet and
recording of that meeting can be found HERE. The Commission provided feedback on the initial design
including:
e Materials — monochromatic palette that may appear bland or muted without vegetation, too
cool, recommended reduction in the use of metal paneling
e Bulk of the structure —there isn’t enough breaking up the building along its length
e Fenestration/Glazing — The amount of fenestration and monotony of that fenestration makes
the building appear long and flat
e North Facade (Sun Valley Rd) — architectural features felt ungrounded and bulky
e South Facade — reduce the amount of black metal
e Corner of 1%t and Sun Valley — needed to be more open with windows and other public space
e landscaping —requested an introduction of public space into the development to provide
better interface between the public and private realms, spacing of street trees
e Roof —long and flat nature of the third-floor roof

The Planning and Zoning Commission conducted a hearing on the final design review application (Click

Here for recording) on February 11, 2025, provided feedback to the applicant, and continued the
hearing to a date uncertain:
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e Although there is a wedding cake approach to the building from front to back (1% Ave to the
Alley) the building does not deploy a successful approach in reducing the bulk and mass from
north to south (Sun Valley Rd to 2" St). The proposal reads as one long building. The
commission recommended redesigning the project to have the appearance of two separate
structures

e Concern related to compatibility of design with other buildings in the neighborhood, the
reduction of bulk and mass of buildings spanning three Ketchum townsite lots is critically
important to maintain the neighborhood scale of the downtown

e Residential developments should take cues from other residential buildings in the downtown,
the architectural features proposed within the development read more like an office building
than a residential structure

e Symmetry and banding and flat roof line exacerbate the bulk and mass of the building and
other efforts to reduce the bulk and mass are not effective

e lacks charm and the bulk of the building is unattractive

e Sun Valley Rd facade doesn’t seem to match the front facade along 1%t Ave

e South facade continues to lack interest and needs to be addressed

e Too much glazing on the 1% Ave facade, uncharacteristic of surrounding buildings

e Alley elevation needs differentiation between the windows and the building facade for the
building to be successful

Following that hearing, the applicant has made additional changes to the proposed building. The
following changes are being presented for consideration by the Commission:

Removal of the slanted glass element on the south side of the ground floor

e Introduction of additional public seating area at the corner of 1t and Sun Valley Rd

e Introduction of vertical stone elements on the upper floors of the northern half of the building
e Changes to the north and south facades

e Reduction in amount of metal paneling used on the alley facade

e Moderate reductions in glazing on the second and third floors

In general, the applicant has addressed a few of the comments from the Commission such as the
addition of public seating at the corner, reductions of glazing on the second and third floors, and
reduction of metal paneling on the alley facade. However, the applicant has not addressed the more
fundamental issues with the building such as compatibility with the neighborhood, maintaining the
Ketchum townsite scale and cadence with design, and adjusting the design to be more representative
of residential use. Staff believe the Commission has been clear and consistent in their requested
changes to the applicant over the course of the pre-application and final design review process. Staff
believe the applicant has not addressed the full extent of the comments to the degree the Commission
has repeatedly requested. At this time, staff is recommending denial of the design review application
for reasons stated below. A full review of the zoning standards and design review criteria can be found
in Attachments D and E respectively.

ANALYSIS
Per KMC 17.96.050.A. Criteria. The Commission shall determine the following before approval is given
for design review:

1. The project does not jeopardize the health, safety or welfare of the public.
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2. The project conforms to all applicable standards and criteria as set forth in this chapter, this

title, and any other standards as adopted or amended by the City of Ketchum from time to

time.
Criteria 1 evaluates the project’s impact on the community through its alignment with the goals and
policies of the city’s currently adopted plans related to public health, safety, and welfare such as the
adopted 2014 comprehensive plan. Criteria 2 above relates to the project’s conformance with the
city’s zoning ordinance such as permitted uses, dimensional limitations, parking, dark skies, and the
design review improvements and standards listed in 17.96.060 and 17.96.070. During department
review, city staff reviewed the project against the city’s adopted plans specific to direction on design
and neighborhood compatibility (criteria 1) and for all applicable zoning requirements including
conformance with all applicable design review standards outlined in KMC §17.96.060 — Improvements
and Standards and KMC §17.96.070 — Community Core (CC) Projects.

Below is a review of the two criteria and an overview of where staff believe the application meets or
does not meet the criteria.

Criteria 1: Health, Safety, and Welfare of the Public

The 2014 Comprehensive Plan outlines 10 core values that drive our vision for the future including a
strong and diverse economy, vibrant downtown, community character, and a variety of housing
options. The built environment within the downtown plays a key role in materializing these values to
achieve the city’s vision. The 2014 Comprehensive Plan designates the future land use for the subject
property as “mixed-use commercial” where, according to the plan, “New structures in existing mixed-
use areas should be oriented to streets and sidewalks and contain a mix of activities. Mixed-use
development should contain common public space features that provide relief to the density and
contribute to the quality of the street.”

The comprehensive plan acknowledges that Ketchum has high-quality public spaces including streets
and plazas that contribute to our current success and, as noted above, new mixed-use developments
should contain public spaces that provide relief from the bulk and mass of structures that contain
higher densities. Although this is a low-density development, with only two units, the bulk and mass of
the project is that of a higher density development and should seek to achieve the same design
objectives. The Commission requested a more substantial public space element in the development to
address the design goals of the comprehensive plan and assist in the reduction of the bulk and mass of
the building. The applicant has introduced an additional carve out for public seating at the corner of
Sun Valley Rd and 1°t Ave as shown and described on Sheet A0.15 of Attachment B. Staff believe the
addition of the seating area is an improvement to the development and assists in achieving the goals
of the comprehensive plan related to street quality and pedestrian experience, however, staff does not
believe the space to be large enough to achieve the goal of reducing the bulk and mass of the
structure as further described below in the design review analysis.

Policy CD-1.3 of Chapter 4 of the comprehensive plan states that “Infill and redevelopment projects
should be contextually appropriate to the neighborhood and development in which they occur.
Context refers to the natural and manmade features adjoining a development site; it does not imply a
certain style.” As further described below in the design review analysis, staff does not believe the
development is contextually appropriate to the neighborhood based on the features of adjoining
development patterns.
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Criteria 2: Applicable Standards and Criteria

Zoning and Dimensional Standards
As outlined in Attachment D, the application is in conformance with the zoning and dimensional
standards of the Ketchum Municipal Code.

Design Review Standards

In general, the proposed project meets many of the design review standards (Attachment E). However,
staff does not believe the proposed development meets key design review standards critical to the
success of the development as outlined below.

Bulk and Flatness of the Building - As the subject property is three Ketchum Townsite lots, and the
building is maximizing the allowable north/south footprint, the resulting building is 165 feet long on
the N 1% Ave side. KMC Criteria 17.96.050.F.5 states “Building walls shall provide undulation/relief,
thus reducing the appearance of bulk and flatness”. During the review of the preapplication design
review, the Commission echoed staff’s concerns related to the flatness of the building due to the
amount of glazing, the length of the building, and the repetitive nature of the architectural design on
the 2nd and 3rd floor levels. The Commission also agreed with staff that the length of the building
warranted a closer look at how the building could be broken up in a way that better mirrors the
Ketchum townsite rhythm of the surrounding blocks. Although changes were made by the applicant,
the Commission echoed the same comments in the design review hearing in February as noted above.

The applicant has made further changes to the front fagcade. Figure 2 on the following page shows the
1°t Ave facade from the first design review meeting in February. Figure 3 on the following page shows
the revised proposal for Commission consideration. Key changes include the removal of slanted glass
at the southern ground floor facade, reduction of glazing on the second and third floors, the addition
of vertical stone architectural features on the second and third floors, and addition of stone on the
second floor facade on the south end of the building.

Figure 2: Initial Proposal (design review)
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Figure 3: Current Proposal (design review)

The Commission was explicit in their request of the applicant to make dramatic changes to the building
to reduce the perceived bulk and mass. The Commission requested the applicant make changes to
more closely match other residential structures in the neighborhood, softening the hard appearance of
the structure. The Commission also requested the applicant approach the design of the structure as
two buildings rather than one to better match the rhythm and cadence of the surrounding
neighborhood as the program of the building provides an opportunity to do so with the limited
programming of uses. The applicant has not implemented either of those requests. In review of the
changes, staff believe the proposed changes have done quite the opposite. Stubborn commitment to
the core elements of the initial proposal speaks more of brutalist architecture with large monolithic
geometric forms, lack of ornamentation, and blocky appearance thus increasing the perceived bulk
and mass of the structure rather than softening it. The building still retains its appearance as a
commercial building, lacking differentiation and interest.

Although not a specific design review criterion, staff believe the vertical stone elements are impractical
for the climate of Ketchum. The stone feature is proposed as an integral part of the roof drainage
system, with open down-troughs that bring roof/deck runoff down the facade. The applicant materials
state that this features was introduced to differentiate the left unit from the right, however, staff
believe the down-troughs will not function the way envisioned due to the limited amount of rain
Ketchem receives each year. Staff also believe that during the winter months, the proposed features
will become iced over and not function for proper roof drainage.

Although the 1% Ave facade of the building is the most prominent, the Sun Valley Rd facade is also a
critical influence on the city’s design context. The Commission reiterated to the applicant that the
facade was disconnected from the design of the rest of the building and lacked cohesiveness. As
shown in the figures on the following page, changes have been made to the north facade that staff
believe increase the disconnected nature of the design and further complicates the facade. Rather
than simplifying the facade with detailing and ornamentation of a traditional nature, the facade is
busy. The angles of the projections increase the bulk and mass of the building rather than creating a
design that recesses into the background of the pedestrian experience.
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Figure 4: Initial Proposal (design review) Figure 6: Current Proposal (design review)

The applicant has also made changes to the south facade of the structure adjacent to the fitness
center. The Commission requested the applicant review opportunities to add interest to the facade
and reduce the size of the blank wall. Staff believe the changes to the south facade are very positive.
The change in color palette softens the fagade and the addition of windows adds interest that cannot
be achieved through changes in materials or texture.

Figure 8: Initial Proposal (design review) Figure 7: Current Proposal (design review)

Although the applicant has revised the development to address the Commission’s feedback, staff does
not believe the applicant has addressed the most substantive issue of reducing the perceived bulk and
mass of the structure through design. The Commission has provided this feedback over the course of
multiple meetings, with additional feedback to the applicant from staff to take more drastic approaches
to design solutions. As the current design has not addressed that fundamental issue, staff is
recommending denial of the design review application.

Staff Recommendation
The Planning and Zoning Commission has the following options for acting on the application:
e Motion to Approve
e Motion to Approve with conditions
e Motion to continue to a date certain or uncertain
e Motion to Deny

Staff recommend the Commission deny the design review application.
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Recommended Motion: “I move to deny the design review application (P24-027) for the Sawtooth
Serenade development located at 260 N 1%t Ave and direct staff to return with findings of fact,
conclusions of law, and decision.”

Attachments:

A. Application and Supporting Documents
Design Review Plan Set
Story Pole and Staking Information
Dimensional Standards Review
Design Review Criteria Review

moow
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Application and Supporting
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Please submit your completed application electronically to: planningandzoning@ketchumidaho.org

APPLICANT INFORMATION

Project Name: Sawtooth Serenade Phone: 425-828-0333

Owner: Scott and Julie Lynch & Yahn Bernier and Elizabeth McCaw | Mailing Address: Lynch - 409 5th Ave W, Kirkland, WA 98033
Email:scott@lynchclan.com and yahnbernier@valvesoftware.com Bernier - 321 82nd Ave NE, Medina, WA 98039
Architect/Representative:Thielsen Architects - Dave Thielsen Phone: 425-828-0333

Email: davet@thielsen.com Mailing Address:

Architect License Number: AR-986776 720 Market Street, Suite C, Kirkland, WA 98033

Engineer of Record:Galena-Benchmark Engineering - Jeff Loomis | Phone:208-788-1705

Email: jeff@galena-benchmark.com Mailing Address:

Engineer License Number: 7986 317 North River St, Hailey, ID 83333

Primary Contact Name and Phone Number: Thielsen Architects - Raobert Connor - 425-828-0333 robertc@thielsen.com

_PROJECT INFORMATION

Legal Land Description: Ketchum Townsite Block 38, Lot 5A | Street Address: 260 1st Avenue

Lot Area {Square Feet): 16,507 | Zoning District: CC - Subdistrict 2 | RPK #: RPK0O0O00038005A

Overlay District: LIFloodplain L1 Avalanche OOMountain XINone

Type of Construction: [XINew CJAddition [IRemodel C1Other

Anticipated Use: Residential | Number of Residential Units: 2

GROSS FLOOR AREA _ _

Proposed Existing

Basements 7,484 Sq. Ft. Sq. Ft.
1% Floor 5,786 Sq. Ft. Sq. Ft.
2" Floor 10,039 Sq. Ft. Sq. Ft.
3" Floor 8,042 Sq. Ft. Sq. Ft.
Mezzanine Sg. Ft. Sq. Ft.
Total 23,867 - 31,351 with basement  Sq. Ft. Sq. Ft.
"FLOOR AREA RATIO ) . ' |
Community Core: 1.45 : | Tourist: | General Residential-High:

_BUILDING COVERAGE/OPEN SPACE

Percent of Building Coverage: 80.0%

' DIMENSIONAL STANDARDS/PROPOSED SETBACKS

Front: 10.5' average [ Side: 6.1'average | Side: 0-6" | Rear: 3-0"
Building Height: 41.95' on 1st Avenue side and 41.97' on alley side
| OFF STREET PARKING
Parking Spaces Provided: 5 | Curb Cut:Alley access Sq. Ft. | %
WATER SYSTEM
X Municipal Service 1 [0 Ketchum Spring Water

The Applicant agrees in the event of a dispute concerning the interpretation or enforcement of the Design Review Application in which the city
e reasonable attorney fees, including attorney fees on appeal and expenses of the city of Ketchum. |,
submitted with and upon this application form is true and accurate to the best of my knowledge and

06 27 2025

Signature of Owner/Representatfv! Date
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City of Ketchum Planning & Building Department
Design Review Application, updated July 19, 2022




DESIGN REVIEW APPLICATION CERTIFICATION OF COMPLETENESS

Project Name: Sawtooth Serenade Reviewed by:
Date: Time:

REQUIRED DOCUMENTS (CHECK ALL THAT APPLY):

Design review application form including project name, location, applicant, owner, project
representatives and contact information.

One (1) PDF electronic set of the complete application containing all requirements as listed below, plans
appropriately scaled, shall be submitted. Electronic record of the materials and color sample board may
be satisfied with photos. One (1) hardcopy set of scalable plans showing at a minimum the following:

IxI Vicinity map, to scale, showing the project location in relationship to neighboring buildings and the
surrounding area. Note: a vicinity map must show location of adjacent buildings and structures.

Drainage plan (grading, catch basins, piping, and dry-wells).
Utilities plan (location and size of water and sewer mains and services, gas, electric, TV and phone).

Site plan, to scale, showing proposed parking (including parking stall dimensions), loading, general
circulation and snow storage. List square footage of subject property including lot dimensions.

Landscape plan (existing landscaping on the site shown and adjacent right-of-way as retained,
relocated or removed; proposed landscaping including species type, size and quantity).

Floor plan. List gross and net square footage for each floor. List occupancy classification and type
of construction.

Detailed elevations of all sides of the proposed building and other exterior elements (colors,
materials).

Exterior lighting plan, pursuant to chapter 17.132, showing location, height, type and lumen
output; spec sheets for fixtures; illuminance levels/photometrics for exterior lighting.

Photometric analysis prepared by MH Companies (see city Right-of Way and Lighting Standards at
https://www.ketchumidaho.org/sites/default/files/fileattachments/streets amp facilities/page/28
51/row standards - 2022.pdf) showing placement of street light fixtures and average and maximum
footcandle illumination along the sidewalk adjacent to the project.

One (1) 11” x 17” materials and colors sample board showing all exterior materials used on the
facade of the structure. A digital copy may be sufficient as approved by the Administrator.
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[] At least one week prior to the scheduled Commission meeting, on the site applicant shall stake
the building corners for all proposed buildings and additions, all trees proposed to be removed shall
be flagged and the applicant shall install story poles, or other height delineation method pre-approved
by the Administrator, at the maximum roof peaks of the proposed buildings. Documentation of this
work shall be provided to the project planner one week prior to the meeting. Failure by the applicant
to perform this work one week prior to the Commission meeting shall result in a continuation of the
project for consideration.

For projects requiring pre-application design review, a model or computer simulation renderings,
as described in subsection 17.96.010(C) of this chapter shall be required.

e For new multi-tenant buildings, a master signage plan shall be submitted.

e The Administrator may waive some submittal requirements if it is determined the
information is not relevant to the design review.

e Other information as required by the Administrator or the Commission.

e Design review fee shall be submitted as described in section 17.96.100 of this chapter.

STAFF COMMENTS:
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AR CHITET CTS

August 27,2025

Design Review Committee
City of Ketchum

480 East Avenue North
Ketchum, ID 83340.

RE: Sawtooth Serenade, 260 1 Avenue, Ketchum, ID

Dear Design Review Committee Members,

On behalf of our ¢lients, Scott and Julie Lynch, and Yahn Bernier and Beth McCaw, I am pleased to present their
proposed new residences for our second Design Review. My clients have been active members of the Ketchum
community since 1989. They are excited to move forward with their proposed new homes as they prepare for the
next phase of their lives. The project, as designed and presented, meets all Zoning requirements, including use, as
allowed under the ordinance in effect at the time of application.

We have worked with Scott, Julie, Yahn, and Beth to address the design comments and recommendations that
you, the Planning and Zoning Commission members, made during our February 11, 2025, Design Review
meeting. To assist in your review, I will briefly summarize our responses and modifications.

15T AND SUN VALLEY ROAD PUBLIC SPACE

e  The comer of 1% Avenue and Sun Valley Road has been regularly discussed as highly activated, with the
outdoor seating at Maude’s being cited as a model. Commissioner Susan Passavoy asked, “If the design
wouldn’t be greatly improved by having a more public space at the corner, which is kiddie comer to
Maude’s, and could be more reflective of what is happening in the Maude’s space, without impinging
dramatically on the occupants’ use of their own private property?” However, it is important to
understand that Maude’s main floor is built to the property line, and there is no outdoor public space
provided on the Maude’s property. The tables, chairs, and the bench in front of Maude’s, which the
Commissioners have often lauded, are located within the public right of way and yet are clearly intended
solely for the use of Maude’s customers.

o In response to the Commission’s request for the creation of street-level public space at Sawtooth
Serenade, the Lynches’ and Berniers’ propose creating a truly public seating area on the owners’ private
property adjacent to the intersection. With a spectacular view of Baldy, it features benches and space for
a free-standing public art piece that the owners anticipate placing in the center of the seating area. In this
proposed public space, anyone can sit, perhaps sip their coffee, eat their lunch, or take in the natural
splendor of Ketchum. By breaking the stone planter of the previous design and carving out an L-shaped
public seating area, the project now addresses an item that has been of the highest importance to the
Commission: the lack of outdoor public space on the activated corner of 1* and Sun Valley Road.

BULK AND FLATNESS OF THE BUILDING
e The visual bulk and flatness of Sawtooth Serenade have been mentioned at times by Staff and the
Commissioners. The commissioners have remarked that Sawtooth appears bulkier than other buildings

720 Market Street, Suite €
Kirkland, Washington 98033
www.thielsenarchitects.com
Telephone: 425.828.0333

FAX: 425.828.9376



Ketchum Design Review Committee
Sawtooth Serenade

August 27, 2025

Page 2 of 5

and “flat” along the 1% Avenue fagade. However, a thoughtful study of similarly sized projects
previously approved on multi-Ketchum Townsite lots along 1 Avenue shows that Sawtooth is far less
bulky and is not flat by any objective comparative analysis. This evaluation begins with an analysis of
the FAR of these comparative projects, with Sawtooth Serenade being by far the lowest. Then,
comparing the building configurations, Sawtooth was designed using terraced, cascading forms that step
back from 1% Avenue at each level. The approved multi-lot projects along 1% Avenue do not step back
from 1t Avenue, and in fact, the upper levels are mostly at the property line with little or no modulation.
In addition to stepping back from 1% Avenue, the fagade on each level of Sawtooth is enhanced with
modulation and movement. Wall planes move in and out, while cantilevered decks and canopies further
break up the plane of the fagade.

To assist the commission with visualizing the apparent bulk and flatness of Sawtooth, sheets A0.8 and
A0.9 have been added to the submittal. The diagrams on sheet A0.8 speak to Sawtooth’s modulation and
cascading design and how the design concept evolved. As a comparison to other recently approved or
constructed buildings on multiple Ketchum Townsite lots along 1 Avenue, the diagrams on sheet A0.9
show Sawtooth Serenade’s massing overlaid with shaded wireframe outlines of the 1* and 4% Building
and the Perry Building. Both buildings can clearly be seen as much more massive, flat, and bulky than
Sawtooth Serenade. These two approved projects were submitted under the same ordinances,
regulations, guidelines, and criteria under which Sawtooth is vested, establishing the precedent by which
Sawtooth must also be viewed and considered.

SUN VALLEY ROAD FACADE

The Sun Valley Road fagade has been described as unsettled, with the cantilevered third-floor bay
specifically called out as problematic. The composition of this fagade has been refined to address those
concerns.

On the upper level, the bay was removed, replaced with recessed windows. Recessed windows were also
added to the Primary Bedroom on this fagade. A shed roof has been added to the upper level, pulling
down the scale and reducing mass. Also on the upper level, the Lynches’ Primary Bedroom deck has
been reduced in size by setting it back from Sun Valley Road by an additional 3°-6”.

The Office and the corner Bedroom on the middle level were similarly pulled back from Sun Valley
Road. At the ground level, the windows set in masonry were made larger. Further, additional storefront
glazing has been added to the entry near the alley to more closely reflect the language of the 1% Avenue
fagade. At the ground level, the windows in the stone veneer wall were made larger, and additional
storefront glazing was added to the entry near the alley, more closely reflecting the language of the 1%
Avenue facade.

ZERO LOT LINE FACADE

The height of zero lot line facades has been a recurring topic of discussion among the members of the
Planning and Zoning Commission on many recent projects, Sawtooth Serenade included.
Commissioners have asked that the upper level step away from the zero lot line to reduce the mass of the
building at the property line. In response to these requests, the upper level of Sawtooth was reduced in
size so that the full whole upper level is set back from the zero lot line by 5°-0”. This not only reduces
the visual bulk of the building, but it also allows windows and wood siding to be added to the fagade,
further reducing the visual mass. In the new composition, the zero lot line wall is only 1% stories tall
with wood siding and windows above, replacing the previous areas of metal panels.
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APPARENT LENGTH OF THE BUILDING

The Commission suggested that a better design strategy for a building of this length would be to make
the building appear as if it were two buildings. Commissioner Morrow suggested, “It would be very cool
if it looked more like two buildings than one big building.” While breaking the appearance of the
building into multiple smaller buildings is not a zoning code requirement, the design language of each of
the residences has been modified to create visual differentiation between the two homes.

The Lynches’ home, on the west side of the project, now features a shed-roofed volume, outward canted
elements, vertical battered stone veneer masses, an angled deck, and skewed wall planes. The sunshade
canopies were removed, and the overhangs pared back.

The Berniers’ residence was redesigned as a more traditional counterpoint to the Lynches’ home, with
exclusively horizontal lines. It now features square and rectangular forms, deeply recessed windows,
right angles, and projecting steel sunshades. The primary bedroom deck has been removed, while the
middle level spaces have been reconfigured to create significant modulation of the wall planes.

The result is contrasting forms from one unit to the other. Taken in context with the ground floor, each
side of the building has its own distinctive massing and language. To keep the design from becoming
unsettled and overly complex, the materials palette was maintained, but different materials are
emphasized on each of the two homes. The lower and middle levels of the Berniers” home are nearly
exclusively stone veneer, while the Lynches’ side is a combination of storefront, wood, and metal
cladding with some stone masonry accents.

AMOUNT OF GLAZING ON 15T AVENUE ELEVATION

The amount of glazing on the middle and upper levels along 1% Avenue has been identified in both the
staff report and in Commission discussion as incompatible with the existing fabric of development.
Commissioner Morrow stated, I still think there is too much glazing on that side (1** Avenue upper two
levels).” In response to these concerns, the area of glazing on the middle and upper levels of Sawtooth
Serenade has been reduced by 12%. Areas of siding and stone veneer have replaced windows, increasing
the amount of solid wall to 56% of the overall facade. Beyond simply reducing the amount of glazing,
windows and doors have been further recessed or reconfigured to reduce their visibility from 1 Avenue
and the surrounding area.

By comparing Sawtooth Serenade’s glazing along 1% Avenue to other projects recently approved by the
P&Z within two blocks of Sawtooth Serenade, it is clear that the proposed glazing is in keeping with the
fabric of development in this area. To illustrate this point, sheet A0.13 has been added to this submittal
set. The percentage of glazing on the upper levels of the Perry Building is 55%, Sawtooth Serenade is
46%, Maude’s is 45%, 15t and 4™ is 44% and 1*' & Sun Valley Road is 31%. The percentage of glazing
facing 1t Avenue on the middle and upper levels of Sawtooth Serenade falls well within the range of the
approved projects.

Where Sawtooth Serenade stands alone is how far the middle and upper-level glazing is set back from 1%
Avenue. Due to Sawtooth’s cascading or terraced design, the glazing on the middle-level fagade sits
back from the property line 24°-0” to 35’-6”. On the upper-level, Sawtooth’s glazing sits back from the
property line 37°-4” to 46’-6”. Comparatively, the setback of glazing from the property line on the upper
levels is approximately: 5°-0” to 16°-6” on the Perry Building, 2°-0” to 14°-0” on the 1st & Sun Valley
Road Building, 0’-0” to 12°-6” on Maude’s, and 0°-0” on the 1*' & 4™ Building. Unlike these previously
approved projects, Sawtooth Serenade’s terraced building form and modulated fagades on the upper two
levels, coupled with the distance back from the 13 Avenue property line, reduce the visual impact of the
glazing on the upper levels.
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LIGHT TRESPASS AND DARK WINDOWS ALONG 15T AVENUE

Commissioners expressed concern that, when the units were occupied, there would be excessive light
trespass, and when they were unoccupied, they would be visual black holes. Commissioner McGraw
asked, “Whether or not it’s a black void that you feel like you can disappear into (when unoccupied) or a
Pink Floyd concert lighting up the street (when occupied).” With the area of glazing along this fagade
reduced by 12%, both the dark void and the light trespass potential are significantly reduced.
Additionally, both homes and their common spaces will utilize lighting control systems to control the
interior and exterior lights. The project team welcomes a discussion with the Commission as to whether
you would like to see interior and/or exterior lights illuminate automatically to simulate occupancy when
the Lynches or Berniers are not in town. Low levels of interior and exterior lighting would give visual
interest to people on the street without creating light trespass. Should this be the wish of the
Commission, it can easily be accomplished.

Commissioner McGraw also stated, “That dichotomy (between light when occupied and dark
unoccupied) doesn't exist in the community core at the moment.” The fact is that nearly all buildings
have lights on when occupied and are dark when unoccupied. In commercial or office buildings, the
illuminated and dark schedule occurs on a daily basis; the lights are on during business hours and off
when the staff leaves for the day. In residential buildings, most windows are dark whether the residents
are home or not. Very few people, the Lynches and Berniers included, have all their interior lights on
when they are at home, and generally all are off when the residents are away. This can be seen every
evening by walking the streets of the community core after dark. But as noted above, through lighting
controls, occupied building lighting can be simulated regardless of whether the residences are in use or
not.

An element that has been cited as a potential source of light trespass on Sawtooth and other projects is
the stair core. Like Sawtooth Serenade, many buildings, including the 1% and Sun Valley Road Office
Building, the Perry Building, and the 1% and 4™ Building, utilize glazed stair/circulation cores as an
architectural feature. What sets Sawtooth Serenade apart from those other buildings is that, because of
the R3 occupancy, the central stair core is not required to be illuminated 24 hours a day, as the stairs in
those other buildings are required to be. Thus, if preferred by the Commission, the lights in the stair
tower at Sawtooth can be on an occupancy sensor to turn on automatically when someone enters the stair
tower/circulation core and off when they leave it. Conversely, if preferred by the Commission, these
lights can also be programmed to be on every evening to simulate occupancy through an agreed-upon
time, then occupancy sensors would be active after that time.

REFLECTED SUNLIGHT FROM 1ST AVENUE GLAZING

In one of our coordination meetings with Morgan Landers, she commented that the amount of glazing on
1t Avenue could mean that, at certain times of the day, the sunlight reflecting off the building could be
dazzling to people on the street. Because of the cascading nature of the design, the forms of the Lynches’
home and the recessed windows and sunshades of the Berniers’ home, very little reflected sunlight will
reach street level. We have done sun studies, and our submittal Sheet A0.14 provides reflected light
diagrams showing that only late in the afternoon, in the darkest part of winter, and just before the sun
goes behind Baldy, will sunlight reflecting off the building windows reach the public right of way.

CONCLUSION

As designed, Sawtooth Serenade meets all Zoning requirements, including uses allowed, under the ordinance in
effect at the time this project was vested. Scott, Julie, Yahn, and Beth are sensitive to the aesthetic considerations
that you, as the Planning and Zoning Commission, are considering in the Design Review. Based on projects
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previously approved by the Commission in recent years, the materials selected and forms developed will
complement and integrate well within the fabric of development along 1* Avenue. Thus, on behalf of Beth, Yahn,
Julie, and Scott, I want to thank you in advance for your thoughtful consideration of their new homes. They are
excited to further strengthen their long-standing community ties and begin building their new homes in the town

they love.

Respectfully,

David G. Thielsen, AIA

CcC Scott and Julie Lynch
Yahn Bemier and Beth McCaw
Jim Laski
Morgan Landers
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The project site is located in the Commercial Core District of Downtown Ketchum, ID. The immediate context is populated by
Retail, Commercial, & mixed-use buildings.

The map below illustrates recently approved commercial & mixed-use projects within a 1/4 mile of the proposed project site.
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The building massing aligns with the
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SITE ANALYSIS

The project has been designed to fit within the scale and context of the existing
street fabric. This has been accomplished by a single story structure at the ground
level along 1st Ave. In addition, the project steps away from the primary 1st Ave
property line to reduce the project’s impact to the street fabric.
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The proposed project design utilizes negative space in the massing along 1st
Avenue to enhance the pedestrian experience and reduce the visual impact of the
building from the sidewalk. That is achieved by stepping the structure back from the
property line as each floor rises, reducing the overall mass of the building.
Additionally, the lower floor of the proposed project pulls away from the property line.
This creates a pedestrian experience that is open to the sky, rather than an imposing
building mass at the street face.
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The proposed project design utilizes negative space in the massing along 1st
Avenue to enhance the pedestrian experience and reduce the visual impact of the
building from the sidewalk. That is achieved by stepping the structure back from the
property line as each floor rises, reducing the overall mass of the building.
Additionally, the lower floor of the proposed project pulls away from the property line.
This creates a pedestrian experience that is open to the sky, rather than an imposing
building mass at the street face.
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WIASSING = [BUILK, FMTN

Smce the design’s inception there has been an emphasis to broaden the
Right-of-Way and reduce building mass along 1st Ave N. This has been done to
increase public use at the ground level and establish a massing scale that is
sensitive to neighboring low-rise buildings adjacent to the site. The diagram below
itemizes the steps to achieve this.

N

=%

SITEEXTRUSION _____________[JZONING SETBACKS CORNER ACTIVATION

SIGNIFICANT MASSING RELIEF
ALONG THE UPPER FLOORS OF
STREET FACING FACADES

[

UPPER LEVEL SETBACK TO
ACCOMODATE SITE SLOPE

:
"’

. '

.....

PN
s

SHIFTING WALL PLANES ALLEVIATE |

FLATNESS & ELIMNATE SYMMETRY
BETWEEN UNITS

=

=SS & SYWIM

e
et
v .

STRY

REAR SETBACK TO
ACCOMODATE ALLEY WIDTH

<

INCREASE PUBLIC ENGAGEMENT

REDUCE BLDG BULK AND

AT THE GROUND LEVEL

GROUND LEVEL PUBLIC

GATHERING SPACE W/ PUBLIC

ARTWORK

e
s
.

ARTICULATE FACADE WITH
FENESTRATIONS,
BALCONIES, CANOPIES,
ETC.

.
s
.

Revised:

HASSESS

07/17/23
10/10/24
07/31/25

Revised

A 09/30/22
/2\

/3\

/4\

=

Drawn: 10/10/24
Construction Set Issued:

Checked: ---- -—--

SAWTOOTH SERENADE
260 N 1ST AVE
KETCHUM,ID

Project:

MASSING DIAGRAMS

Sheet Title:

wn
>
D
)
—

A08

Project No.

2002




WMIASSINIG = [BULK, FIATRNIESS & SYYWINMIETIRY

When compared to recently approved projects of similar lot size, Sawtooth Serenade\
has significantly less mass, bulk & flatness along the Right-of-Way. This is illustrated
by overlaying the Perry and the 1st & 4th buildings on the project’s lot. Moreover, the
reduction in mass makes Sawtooth more contextual with the scale of the neighboring
building to the SE.
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DESIGNECONCERI)
/The primary facade along 1st Ave consists of a cascading design that is separated A
into 3 tiers. Each tier steps further from the Right-of-Way as the building increases in
height.
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reduce massing, bulk & flatness.

\_

The secondary facade along Sun Valley Road has been modulated and carved to

~N

( Push and pull techniques are\
employed along the facade
creating various building planes to
reduce bulk & flatness

- _/

/Unique building modules are )
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reduce flatness and repetition
%

o

/Majority of the building mass along Sun Valley

across the facade

Road is setback at least 5" allowing for landscaping

“\
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DESIGNECONCERIN

The primary facade along 1st Ave has three distinct elements, the Lynches’ home A
with horizontal terracing (A), the central circulation core with strong verticality (B) and
the Berniers’ home with horizontal terracing (C). This introduces design variance

along the street facing facade that matches the existing Ketchum townsite rhythm.

Furthermore, it reduces the perceived mass of the building. y
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Section ‘A’ is setback furthest from the property line and is
adorned with more landscaping than sections ‘B’ & ‘C’.
Storefronts provide transparency between the Commons &
Right-of-Way. Only level 1 & 2 visible from street level.

FIELD OF VIEW ——

Section ‘B’ contains the main building entry and vertical
circulation core. It separates the horizontal terracing of the two
residences by establishing a strong vertical form.
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Section ‘C’ has a monolithic base with deeply inset
fenestrations at the street level. Its mass obstructs
the visiblity of levels 2 & 3.
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PERCGENT GLAZING STUDYY
“As you all know, our design review criteria really encourages increased glazing and storefront window at \\
the ground floor, but what we don’t see in Ketchum’s downtown is that same glazing pattern and that [LIEGEN[D SAWITOOTE] SERENADE 44% OVERALL
same substance of windows on the 2nd & 3rd floors of projects.”
‘Morgan Landers I AREA OF GLAZING l
| | LEVELS 2-3 DESIGNATION
| think the initial changes are a good start. | still think there’s probably too much glazing on the front side. B P e e md T e - EE S -—-—-- 1. -
-Neil Morrow 0 — I-: 3
N Y | | 5 <ddeefe
B |
Of the recently approved projects within the immediate vicinity, the main facade of Sawtooth
Serenade does not exceed glazing benchmarks set by approved projects. Moreover, there is 46% GLAZING AT EEE g
not a clear trend suggesting the main facades of recently approved projects have reduced LEVELS 2-3 g 85 ¢ 5
glazing on levels 2-3 when compared to the ground level. IRGOGS
Furthermore, the proposed design cascades away from the Right-of-Way. Resulting in the | %
level 2 glazing being setback 24'-35.5" and level 3 glazing being setback 37.3'-46.5’ from the S 3
Right-of-Way. Of the recently approved projects, this feature is unique to Sawtooth Serenade S 8 S
and promotes privacy while reducing mass, bulk & reflectivity. g s 3
5 & 8
THE PERRY BLDG 45% OVERALL
THE MAUDES BLDG 39% OVERALL e | | | | o
! |
- ! . \ \ |I
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GLAZING [R

—
=) INCIDENT SUN RAY

—
€ REFLECTED SUN RAY

SFIL

-

into the public right-of-way.

N

The project’s cascading design promotes sun control through the use of the
structural elements of the building. Direct sunlight is deflected from building
fenestrations via cantilevered architectural features (overhangs, canopies,
balconies, etc) to create Green Design that reduces solar heat gain during
summer and spring seasons. This ultimately reduces light pollution from radiating
to neighboring buildings and the public right-of-way.

During winter months a small fraction of clerestory fenestrations will reflect light

The following diagrams illustrate fennestration reflections at peak times of day.
When the sun is perpendicular to the 1st Ave N facade.
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COMMIENT RESPORISE /A

PRE-APPLICATION DESIGN REVIEW

MAIN FACADE % GLAZING @staven)
OVERALL: 53%
LEVELS 2-3: 58%

DESIGN REVIEW COMMENTS
N/A - Design at Pre-Application Design Review Submittal

CYCLE 1 DESIGN REVIEW

DESIGN REVIEW COMMENTS

All of the wood siding on the northeast corner of the building. There is something about that corner that is a
little unsettling. | don’t know if it is the jogs in the roof plane. Somehow it’s just not very grounded.
-Brenda Moczygemba

This is just a large plane of glass. (in reference to the upper level glazing)
-Brenda Moczygemba

| think the roof is kind of flat and straight.
-Neil Morrow

RESPONSE

The south wall of the Lynch’s bedroom was pulled back from N 1st Ave to break
up the wall plane of the upper level and introduce more modulation to that face.
The roof line at the northwest corner was lowered and simplified to bring more
solidity to the composition. This also significantly reduced the building’s bulk
when viewed from Sun Valley Rd as the facade is now 2’ shorter than it was
previously. Simplifyingthe roof line now emphasizes the modulation, in plan and
profile, of the west facade which features bays, recessed areas, balconies and
significant glazing. These elements create a building which yields a human
scale at the pedestrian experience.

The amount of glazing on the upper level has been reduced by 16% with
significant areas being replaced by solid wall clad in wood siding to further break
up the facade.

The central portions of the facade, adjacent to the stair, were pulled back from
the Great Room walls to add modulation. On the Berniers' side, the wall and
window in this area were deeply recessed below an overhang. The Lynches’
side features a sunshade canopy over the windows

The height of the Berniers’ bedroom volume was reduced. The south wall was
brought towards N 1st Ave and a wrap-around sunshade was added to further
break up the plane and introduce more articulation to the upper level.

CYCLE 2 DESIGN REVIEW (CURRENT DESIGN)

"/ DESIGN REVIEW COMMENTS )

e

“ am wondering if the design wouldn't be greatly improved by having more public space at the corner,
which is kiddie corner to Maude’s...”
-Susan Passavoy

“The Sun Valley Rd elevation felt kinda disjointed, unsettled, ungrounded, there’s a lot of pop-outs,
recessions and that it felt fairly complex.”
-Morgan Landers

“The Sun Valley Rd side is kinda complex and jumbled.”

-Neil Morrow

//

RESPONSE

@ The Lynches’ material palette is comprised mainly of wood with steel and stone accents, while the
Berniers' is comprised of stone and wood.

@ The Lynches’ primary bedroom has been redesigned to simplify the facade, reduce mass & glazing and
differentiate the Lynches” home from the Berniers’ home. This has been achieved by removing a bay on
the West facade in addition to adding a shed roof and angled features. This creates a design that is
playful and dynamic in contrast to the Berniers® home which is more traditional.

@ The Lynches’ primary bedroom deck mass has been reduced. Furthermore, steel shingle siding has
been removed and replaced with wood siding.

@ Battered stone elements with integrated down-troughs, which act like water features, that bring
roof/deck runoff down have been added across the Lynches” home. This gesture further buttresses a
sense of dynamism and playfulness at the Lynches’ home. Lastly, the battered features reduce
glazing and create vertical elements, further differentiating the Lynches’ from the Berniers'.

@ To further distinguish the Lynches’ home from the Berniers’, the Lynches’ side has an angled deck
with a steel fascia & a doubly-warped wood soffit. While the Berniers deck is orthogonal and
contained within solid wood half-walls. A steel planter also adorns the Lynches’ deck while the
Berniers’ deck is left simple and unobstructed.

@ A truly public gathering space on this corner of the Sawtooth property has been created. The
gathering space has public art and a custom bench with integrated plantings behind the bench’s
backrest.

@ Exposed structural steel columns adorn the Lynches’ home. By contrast they have been completely
removed from the Berniers® side.

(D Steel shingles have been reduced by 65% along street facing facades & the zero lot line. It remains
on the Lynches’ side, albeit in reduced quantity, as a differentiator between the two homes.
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COMMIENT RESPONS

PRE-APPLICATION DESIGN REVIEW

MAIN FACADE % GLAZING @staven)
OVERALL: 53%
LEVELS 2-3: 58%

= |3

CYCLE 2 DESIGN REVIEW (CURRENT DESIGN)

DESIGN REVIEW COMMENTS
N/A - Design at Pre-Application Design Review Submittal

CYCLE 1 DESIGN REVIEW

o ©

DESIGN REVIEW COMMENTS

All of the wood siding on the northeast corner of the building. There is something about that corner that is a
little unsettling. | don’t know if it is the jogs in the roof plane. Somehow it’s just not very grounded.
-Brenda Moczygemba

=/ DESIGN REVIEW COMMENTS A\

“It might be a better design and a better approach to the design to really make it look like two buildings.”
-Susan Passavoy

This is just a large plane of glass. (in reference to the upper level glazing)
-Brenda Moczygemba

| think the roof is kind of flat and straight.

e e “...differentiate vertically so we don’t just have one long building.”

-Brenda Moczygemba

RESPONSE “I still think there’s probably too much glazing on the front side.”

K -Neil Morrow

The south wall of the Lynch’s bedroom was pulled back from N 1st Ave to break
up the wall plane of the upper level and introduce more modulation to that face.
The roof line at the northwest corner was lowered and simplified to bring more
solidity to the composition. This also significantly reduced the building’s bulk
when viewed from Sun Valley Rd as the facade is now 2’ shorter than it was
previously. The simplication of the roof line now emphasizes the modulation, in
plan and profile, of the west facade which features bays, recessed areas,
balconies and significant glazing. These elements create a building which yields
a human scale at the pedestrian experience.

//

RESPONSE

@ The two homes differ in materiality from level to level. At the ground floor the Lynches’ home has a
storefront and coutyard, characterized by a sense of openess and transparency. The Berniers’ home by
contrast has been updated to have less glazing and more masonry, creating a more traditional aesthtatic.

@ The middle floor of the Lynches” home has wood siding with masonry & steel shingle accents. The Berniers’

The amount of glazing on the upper level has been reduced by 16% with side is entirely masonry across the middle floor. Glazing has been reduced on both sides.

significant areas being replaced by solid wall clad in wood siding to further break

up the facade. @ The upper floor of the Lynches® home has wood siding with masonry & steel shingle accents. The Berniers’ side

is entirely wood siding with deep sunshades. Glazing has been reduced on both sides.
The central portions of the facade, adjacent to the stair, were pulled back from

the Great Room walls to add modulation. On the Bernier’s side, the wall and
window in this area were deeply recessed below an overhang. The Lynch’s side
features a sunshade canopy over the windows

@ The Lynches’ side has been re-designed to be dynamic & playful. The upper level primary bedroom now
has a shed roof. Moreover, the south facing glazing has been recessed further back to reduce glazing
facing 1st Ave N per the board’s comments.

The height of the Bernier’s bedroom volume was reduced. The south wall was
brought towards N 1st Ave and a wrap-around sunshade was added to further

€ The corner of the middle floor on the Lynches’ side has been updated to have less mass & glazing.
break up the plane and introduce more articulation to the upper level.

Furthermore, most of the steel shingle siding has been replaced with wood and stone siding making the
design less commercial and more residential.

@ Battered stone elements with integrated down-troughs, which act like water features, that bring
roof/deck runoff down have been added across the Lynches” home. This gesture further buttresses a
sense of dynamism and playfulness at the Lynches’ home. Lastly, the battered features reduce
glazing and create vertical elements, further differentiating the Lynches’ from the Berniers'.

@ The Lynches’ side has an angled deck with a steel fascia & a doubly-warped wood soffit. While the
Berniers’ deck is orthogonal and contained within solid wood half-walls. A steel planter also adorns the
Lynches’ deck while the Berniers’ deck is left simple and unobstructed.

The Berniers’ primary bedroom deck has been removed to reduce mass along the zero lot line. Moreover,
the exterior wall of the guest bedroom below has been set further back from 1st Ave N.

@ The Berniers’ home has been re-designed to be more traditional and solid. The ground level storefront on
the Berniers’ side has been updated to be simple recessed openings adorned with concrete lintels within
the stone facade.

@ A truly public gathering space on this corner of the Sawtooth property has been created. The gathering
space has public art and a custom bench with intergrated plantings behind the bench’s backrest.

@ Exposed structural steel columns adorn the Lynches’ side. By contrast they have been completely removed
from the Berniers’ side.

Revised:

SIS

07/17/23
10/10/24
07/31/25

Revised

A 09/30/22
/2\

/2\

/\

g
S 13
S i @
S S
~ =
0] 2
5 &5 8§
LL]
0O
<
Z
LL]
Y
LL]
7))
=T
O<E§.
|_
O% 3
= < T
<z 0O
8 < QW
20U N X
m
L
n
pd
O
o
%)
i
o’
I_
s &
§o
5 ©
Sheet:
Project No.
2002




GCOMMENT RESPORNSE G

PRE-APPLICATION DESIGN REVIEW

MAIN FACADE % GLAZING @staven)
OVERALL: 53%
LEVELS 2-3: 58%

DESIGN REVIEW COMMENTS
N/A - Design at Pre-Application Design Review Submittal

CYCLE 1 DESIGN REVIEW

Tl

DESIGN REVIEW COMMENTS

All of the wood siding on the northeast corner of the building. There is something about that corner that is a
little unsettling. | don’t know if it is the jogs in the roof plane. Somehow it’s just not very grounded.
-Brenda Moczygemba

This is just a large plane of glass. (in reference to the upper level glazing)
-Brenda Moczygemba

| think the roof is kind of flat and straight.
-Neil Morrow

RESPONSE

The south wall of the Lynch’s bedroom was pulled back from N 1st Ave to break
up the wall plane of the upper level and introduce more modulation to that face.
The roof line at the northwest corner was lowered and simplified to bring more
solidity to the composition. This also significantly reduced the building’s bulk
when viewed from Sun Valley Rd as the facade is now 2’ shorter than it was
previously. The simplication of the roof line now emphasizes the modulation, in
plan and profile, of the west facade which features bays, recessed areas,
balconies and significant glazing. These elements create a building which yields
a human scale at the pedestrian experience.

The amount of glazing on the upper level has been reduced by 16% with
significant areas being replaced by solid wall clad in wood siding to further break
up the facade.

The central portions of the facade, adjacent to the stair, were pulled back from
the Great Room walls to add modulation. On the Bernier’s side, the wall and
window in this area were deeply recessed below an overhang. The Lynch’s side
features a sunshade canopy over the windows

The height of the Bernier’s bedroom volume was reduced. The south wall was
brought towards N 1st Ave and a wrap-around sunshade was added to further
break up the plane and introduce more articulation to the upper level.

CYCLE 2 DESIGN REVIEW (CURRENT DESIGN)

9/ DESIGN REVIEW COMMENTS A\

“There were changes that were made to the upper roofline area, but there is still a significant amount of black
metal shingles...”
-Morgan Landers

“This is just a large plane of glass.”
-Brenda Moczygemba

//

RESPONSE

@ Steel shingles have been reduced by 65% along street facing facades & the zero lot line. Steel shingles
have almost entirely been removed from the Berniers’ home to further differentiate it from the Lynches'.
As a result the material pallete for the Berniers’ is simplified to stone & wood.

@ Stone cladding has been exclusively used across the middle level of the Berniers’ home along 1st Ave N
facade to further buttress the difference between the two homes and reduce glazing.

@ The massing on the Berniers home has been greatly reduced along the zero lot line by shrinking the
primary suite area. Resulting in a 5" setback at upper level along the zero lot line. Lastly, windows have
been added making the facade more welcoming and residential.

@ The Berniers’ upper level primary suite deck has been removed to reduce mass along 1st Ave N.
Moreover, the exterior wall of the middle level guest bedroom has been set further back from 1st Ave N
and the glazing has been reduced. This change also further differentiates the two homes.

@ The Berniers’ home has been re-designed to be more traditional and solid. The ground level
storefront on the Berniers' side has been updated to be simple recessed openings adorned with
concrete lintels within the stone facade. The concrete lintels match the colored concrete on the zero
lot line foundation wall. The storefront has also been reduced to further decrease glazing.

@ The Berniers’ deck has been updated to be orthogonal and clad in wood. This creates an aesthetic
that is more simple and subdued in contrast to the Lynches’ side which is angled and clad with steel
shingles.
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SUN VALLEY RD

CONMMENT RESPORNSE = [PILANS
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KEYNOTES
1 Property line/edge of right of way
2 Property line
3 Deck encroachment easement per survey
4 Line of cantilevered floor above
5 Line of cantilevered deck above
6 Line of entry canopy above
7 Line of roof above
8 5' required average street setback
9 3' required alley setback
10  Line of building footprint
11 Existing stairs to remain unaltered,
12 Structural steel column with blackened finish, typical.
13 Mechanical system condensers screened from public view with horizontal wood screen 8
14 New public street lighting per City of Ketchum regulations and MH Lighting design drawings. %’
15  Large format sintered stone pavers with hydronic snow melt system. Dd:) 4<44€
16  New public sidewalk and curb/gutter per civil drawings. Sidewalk to be constructed of “sand-set” unit pavers with hydronic snow melt system.
17  Bicycle racks. 2 bicycle racks required per KZC 17.125.060, racks for 4 bicycles meeting KZC 17.96.070.F.1 provided.
18  Built-in public bench
19  Public art. Free standing sculpture to be selected and purchased by the project owners.
20 Fixed, freestanding public bench per City of Ketchum standards N O <
a4 9 o9 o
21 Artificial turf per Landscape drawings and details. 8 ~ o o
22 Bus stop sign 8 § § é §
23  Trash can per City of Ketchum standards %’
24  Landscape planting per the Landscape drawings within +/- 6” high concrete curb or steel edging to contain soil and mulch. At the Alley, the curbing shall be rolled concrete to accommodate snow removal equipment. Dd:) <<4<4
25 Raised stone veneer planter finished with full bed stone veneer face and stone cap, containing trees and planting per Landscape plans. Planter walls with stone cap to be set level. Height of planter to vary with slope of public sidewalk. The top of planter at the north end on Sun Valley Road starts at 15"
above the sidewalk. Thus, the top of planter will be 22” above the sidewalk at the corner of Sun Valley Road and 1st, and 27” above public sidewalk at the entry to Sawtooth Serenade. —
26  “Green wall” frame consisting of freestanding greenscreen panels supported by square steel posts, supporting climbing plants per landscape plans. 8
27  Trees per landscape drawings, typ. o ! g
28  Street trees per Landscape drawings, Civil Engineering drawings, and City of Ketchum details — typical. Root well and grate per civil drawings, typ. g : ;'165)
29 48" tall raised plate steel planter with blackened finish % .!. g i
30 Natural gas meters per Intermountain Gas Company requirements. O 8 "L_'J'
31 3-phase 150 KVA transformer per Idaho Power requirements. Transformer to be screened from public view with a non-combustible screen. g % %
32  Electrical meters per Idaho Power requirements. E _GC) 8
() o &
33  Electrical service C.T. can/distribution panel per Idaho Power requirements.
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LOWER FLOOR PLAN KEY NOTES: |

Exssung stairs to remain.

Dashed line mdlcates line of structure above — typical.

.{\\I’tlf icial turf per Landscape drawings and,detalls.

i.arge format Sintered Stone pavers with hydronic snow melt system.

Landscape planting per the Landscape drawings within +/- 6” high concrete curb or
steel edging to contain soil and mulch. At the Alley, the curbing shall be rolled concrete
to accommodate snow removal equipment.

Raised stone veneer planter finished with full bed stone veneer face and stone cap
containing trees and planting per Landscape plans. Planter walls with stone cap to be
set level. Height of planter to vary with slope of public sidewalk. The top of planter at
the north end on Sun Valley Road start 15” above the sidewalk. Thus, the top of
planter will be 22" above the sidewalk at the corner of Sun Valley Road and 1%, and 27”
above public sidewalk at the entry to Sawtooth Serenade.

Ralsed plate steel planter with blackened finish.

Public Art - free standing sculpture to be selected and purchased by the project
Owners

“Green wall’ frame consisting of freestanding greenscreen panels supported by square

steel post, supporting climbing plantings per Landscape plans. Panels and posts to
have a blackened finish.

Street trees per Landscape drawings, Civil Engineering drawings, and City of Ketchum
details — typical.

New public street lighting per City of Ketchum regulations/details and MH nghtmg
des:gn drawings.

New 8-0” wide public sudewalk and curb/gutter per Civil drawings.. Sidewalk to be
constructed of “sand-set” unit pavers with hydronic snow melt system.

Storm drainage, striped street parking, public signage, and street lmprovements per
Clv:l Engineering drawings.

Bus stop - public signage per City of Ketchum and Mountain Rides requirements.

Public bench - Landscape Forms Generation 50 Traditional Backed Bench with Ipe
wood and powder-coated “Onyx” finish per City of Ketchum standards and
requirements. . ’

Convex traffic mirror.
Mechanical system condensers screened from public view with horizontal wood screen.

Off Street Parking: 4 spaces required per KZC 17.125.040. Total of 5 spaces provided
which conform to KZC 17.125.030 for full sized vehicle spaces.

~Natural gas meters per Intermountain Gas Company requsrements

Electrical meters per ldaho Power requ:rements
Electrical service C.T can/distribution panel per l[daho Power requirements.

3-phase 150 KVA transformer per Idaho Power requirements. Transformer to be
screened from public view with a non-combustible screen.

Stainless steel open grate “grid” recessed mat.

Landscape Forms MultipliCity Bike Racks with Ipe wood tops and powder-coated Onyx
metal finish. Racks for 2 bicycles are required per KZC 17.125.060. Racks for 4
bicycles meeting KZC 17.96.070.F.1 are provnded '

Garbage Dumpster on glider.

Recycle bin. :

Manhole for site stormwater drywell access per Civil engineering drawings.
Structural steel column with blackened finish - typical.

The top of planter at the north end of Sun Valley Road shall be +/- 24” wide and 15"
above the sidewalk to create a public bench at the bus stop.

Pubhc trash receptacle — Landscape Forms Generation 50 Litter with lpe wood and
powder-coated “Onyx” finish per City of Ketchum standards and requirements.

Public open space and bench Paved with “sand-set” unit pavers with hydromc SNOwW
melt system
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| | | | | | | AR T | | - , | 'MIDDLE FLOOR PLAN KEY NOTES: |
4 : ' ” ‘ ; : » . ‘ | : o | 1. bpen steel framed exit stair with metal stanchions, top rail, and open |
et s ' ' porizontal steel cable. Finish to be blackened - typical.

' ' ‘ Dashed line indicates:the line of structure above - typical.

3. Structural steel column with blackened finish - typical.

4. i_arge format Sintered Stone pavers on pedestals with hydronic snow meit
f system - typical.

5. Cuard Rail: Open horizontal steel cable guard rail with fascia-mounted metal
stanchions and top rail. The installed guard rail height shall be a minimum of
36" above the finished decking surface. The finish of all railing components to
be black.

6. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and
top rail mounted at decking surface to steel base plate. The installed guard rail
height shall be a minimum of 36” above the finished decking surface. The
finish of all railing components to be black. .

7. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and ;
top rail mounted to planter. The installed guard rail height shall be a minimum i
of 36” above the finished decking surface. The finish of all railing components

to be black. s 5
8. Guard Rail: Solid guard rail — see Elevations for cladding material. The , o [T
finished guard rail height shall be a minimum of 36” above, the finished decking o o ;(Xb
surface (42” high @ BBQ Decks). Q9 (% Y:}{ |
Guard Rail: Open horizontal steel cable guard rail with metal stanchions and ax & g%
o top rail mounted to top of the parapet wall. The installed guard rail height shall .. (B ‘:165-6 |
B - be a minimum of 36” above the finished decking surface. The finish of all 2 T‘;—;‘m
| ;a;lung components to be black. - \ EQ I g i}. |
- 10. “Magna-Loc 180" 18” coverage “Striations” profile mechanically seamed e |
- structural standing seam metal roofing with 2” rib height double crimped S ,
4 standing seams and factory-applied sealant; manufactured by Metal Sales
- Manufacturing Corporation with rib mounted snow guards. Roof pitch to be gi § .
%:12. ~ ‘ ‘ 3 T
11 gGreen Roof: Vegetated low-slope “Sponge-Roof” system or equal to retain @3 % i
o stormwater, planted with Sedum mix per Landscape plans and details. & 3‘:’
~12. Raised planter with plantings per the Landscape plans. ‘ . £
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UPPER FLOOR PLAN KEY NOTES:

1.

Open steel framed exit stair with metal stanchions, top rail, and open
horizontal steel cable. Finish to be blackened - typical.

Dashed line indicates the line of roof overhang above — typical.
Structural steel column with blackened finish - typical.

Large format Sintered Stone pavers on pedestals with-hydronic snow melt
system - typical.

Guard Rail: Open horizontal steel cable guard rail with fascia-mounted metal
stanchions and top rail. The installed guard rail height shall be a minimum of
36" above the finished decking surface. The finish of all railing components to
be black.

Stone veneered wall/guard rail. The installed wall will be a minimum of 42”
above the finished decking surface.

Guard Rail: Open horizontal steel cable guard rail with metal stanchions and
top rail mounted on top of a parapet wall. The installed guard rail height shall
be a minimum of 36" above the finished decking surface. The finish of all
railing components to be black.

~ Guard Rail: Solid guard rail— see Elevations for cladding material. The

finished guard rail height shall be a minimum of 36” above the finished decking
surface (42" high @ BBQ Decks).

Raised steel planter with planting per the Landscape plans.

. Natural gas firepit.
. Not used.
. Not used.

. Exterior cabinet with stone countertop 36” above upper finished floor elevation.
. Natural gas BBQ built into exterior cabinetry with stone countertop.
. “Magna-Loc 180” mechanically seamed structural standing seam metal

roofing with 18” wide “Striations” profile panels and 2” high double crimped
standing seams and factory-applied sealant; manufactured by Metal Sales
Manufacturing Corporation with rib mounted snow guards (rails) on roof

. below. Roof pitch to be %:12.
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CLERESTORY PLAN KEY NOTES:

.Open steel framed exit stair with metal stanchions, top rail, and open horizontal steel cable. Finish to be blackened - typical. . .

Dashed line indicates line of roof overhang above - typical.

Structural steel column with blackened finish - typical.

Thermally broken aluminum framed windows with blackened finish - typical.

Interior living space with clerestory windows.

Line indicates outer perimeter of wall of upper floor living space without clerestory windows.

Green Roof: Vegetated low-slope “Sponge-Roof” system or equal to retain storm water, planted with Sedum mix per

- Landscape plans and details. See the Roof Deck Plan for the full extent of the green roof at the upper roof locations.

“Magna-Loc 180” mechanically seamed structural standing seam metal roofing with 18” wide “Striations” profile panels and
2” high double crimped standing seams and factory-applied sealant; manufactured by Metal Sales Manufacturing
Corporation with rib mounted snow guards (rails) on roof below. Roof pitch to be %:12.

Louvered steel sun screen with blackened finish below - typical.
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[ - - | o _ ROOF DECK PLAN KEY NOTES:
1. Open steel framed exit stair with metal stanchions, top rail, and open !
horizontal steel cable. Finish to be blackened - typical.
; . 2. Full-bed stone veneered masonry chimney.
v h - £ ) - : 3. Green Roof: Vegetated low-slope “Sponge-Roof” system or equal to retain
) ‘ ‘ storm water, planted with Sedum mix per.Landscape plans and details. Typical
at all areas noted as “Green Roof”.
' 4, Large format Sintered Stone pavers on pedestals with hydronic snow melt
' system.
- 5. Louvered steel sun screen below with blackened finish - typical.
, 6. Natural gas BBQ built into exterior cabinetry with stone countertop.
o o 7. Natural gas fire ring.
' L L 8. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and
= x = ‘ : top rail mounted on wood parapet wall. Top of guardrail is below maximum _
f | T height of building at the rear at the rear. The installed guard rail height shall be k : , 4
: , L R : a minimum of 36" above finished decking surface. The finish of all railing — ' : 3
T '; i components to be black. :
! oo - H 9. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and 7 | :
; top rail mounted to steel base plate on wood sided parapet wall. Guard rail co 5]
L o height shall be 36” above finished decking surface. The finish of all railing ot ‘(\ g “,
L ? components to be black. Perimeter wall enclosing a roof top deck: Allowed to \ dad ;
. ‘ 3 extend 4’-0” above the roof surface if at least 75% is transparent per KZC 3 Iy g & g
g it 17.12.040. The top of guard rail extends 23” above the maximum height of ot gd
. 1 building at the rear. The solid parapet portion is 5” above the maximum height 3 —e |
' A of building at the rear with open cable rail on top extending 18”. Therefore, the =N 4*:@; ©
- i solid parapet wall/cap above maximum height of building at the rear = 25%, =Y SQ v
Py 9 : transparent open rail = 75%. s “ "T ;@
' t o 10. Site built spa with automated cover. Top surface of spa coping to be flush with - R
l o ] ' Sun Deck paver surface.
frp—s e J R § A & ‘ ‘ : 11. “Magna=Loc 180” 18" coverage “Striations” profile mechanically seamed ’
b ‘ 4 o ’ structural standing seam metal roofing with 2” rib height double crimped (4 G
A s k| . : ~ ‘ standing seams and factory-applied sealant; manufactured by Metal Sales g a
AN : k' ’ B . ‘ . Manufacturing Corporation with rib mounted snow guards (rails). Roof pitch I P
* N T { ‘ | ] ' ' % to be %:12. S =
i 3 | N ‘ e g . - A - . b=
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. T yp
; mix of field and accent stones, colors sizes, andj, S
. : Typrcal ‘ . l s .-
4 ; 2 Metat Siding: 16" x 36" intertockrng self—healmq zmc metal tile wall cladding ! manufactured by Metaltech Clobai - typical. W g
~ e R AR 1L ,,t;{:@f,,\gf‘ -3 Horrzontat Wood Srdmg -Custom milled stained cedar tongue and groove siding with a square %" x %" reveal line between board faces. g
hfl; QQN t“%& %ﬁv" "“?j . "fr"“t' L}‘&&' ﬁ,‘& = % B ) 4 Vertrcal Wood Srdrng Custom milled stained cedar tongue and groove siding with a square %” x %" reveal line between board faces. &L <
o f 5. Non-habitable elevator enclosure with metal srdmg per Key Note #2. Non-habitable structures located on building roof tops: Allowed to extend 10°-0” above maximum building herght per - =
e N . , v KZC 17.12.040 - Commumty Core Drmensronat Standards Top of elevator enclosure non-habitable roof to be 10'-0” above maximum building height. ' ]
B . i - . . R R : o
L o o ‘, ‘ ' . 6. Non habrtable structure with horizontal wood srdmg per Key Note #3. Non-habitable structures located on building roof tops: Allowed to extend 10™-0" above maximum building height < - =
,,,,,, ' ‘ ! ' per KZC 17.12.040 — Community Core Drmensronat Standards Top of non-habitable roof to be 6'-6” above maximum building height.
o ' 7. Finished surface of Sun Deck beyond. :
s B Dashed line indicates the approximate outline of adjacent buildings on 2™ Street.
;%%j%wt%% M’h‘xff““ bM f ' 9. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to steel base plate on wood sided parapet wall. Guard rail height shall be 36” above :
iy ﬁa&.tqwgp; Bl iJC? %yk - finished decking surface. The finish of all railing components to be black. Perimeter wall enclosing a roof top deck: Allowed to extend 4'-0" above the roof surface if at least 75% is 1
N — : T ol transparent per KZC 17.12.040. The top of guard rail extends 23" above the maximum height of building at the rear. The solid parapet portion is 5” above the maximum height of Mij
Z s building at the rear with open cable rail on top extending 18”. Therefore, the solid parapet wall/cap above maximum height of building at the rear = 25%, transparent open rail = 75%. L} L
T J L Bl B - MAIMUM  HEGMT » ~ " 10. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted on wood parapet wall. Top of guardrail is below maximum height of building at the rear at ‘{. @iﬂ
) v - ).. [ OF PUILDING AT FPRONT 7 : the rear. The installed guard rail height shall be a minimum of 36” above finished decking surface. The finish of all railing components to be black. ‘Z Y
- - ; ; 11. Guard rail beyond, see Key Note #9. M a
- Zee ) \ .
X g , % S 12. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to planier. The insiaiizd guard rail height shall be a minimum of 36” above finished decking {j
: g 4 surface. The finish of all railing components to be black. M ,
. g; : é?, ) ~ 13. Guard Rail: Open horizontal steel cable guard rail with fascia mounted metal stanchions and top rail. The installed guard rail height shall be a minimum of 36” above finished decking q’} M %
- : gé* " ’ surface The finish of all railing components to be black. - 5;
; : 14. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted at decking surface to steel base plate. The rnstatled guard rail height shall be a minimum of > B
36" above finished decking surface. The finish of all railing components to be black. ’{ —
. 186. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to steel base plate on parapet wall WitimstsisnymssatmEniEgE. The installed I
g i guard rail height shatt be a minimum of 36” above finished decking surface. The finish of all railing components to be black. ‘w —
. 16. Guard Rail: Minimum of 36” high solid guard rart“and sheet metal cap (42” high @ BBQ Decks). Q ’g' }M
17. Louvered steel sun screen with blackened finish - typrcal Q . wé
| ‘ , - 18. Open steel framed exit stair with metal stanchions, top rail, and open horizontal steel cable. Finish to be blackened. ‘t" 1
- Voo ; . ' 19. 3—phase transformer per ldaho Power requirements. Transformer to be screened from publrc view with a non- combustrble screen. Screen outline indicated as dashed for clarity. Z % {é
‘ 20. Electrical meters per Idaho Power requirements. - :‘-5 4; 5 ()
( o © 21. Electrical service C.T can/distribution panel per Idaho Power requirements. n-?:' ({3 Ql A(:
. | D 22. Natura’ [ gas meters per Intermountain Gas Company requirements. - OIS .
; T et § ; . . ! i
, o 23. \Mechanlcat system condensers screened from public view wrth horizontal wood fence. ~
/i:’*'?" i % = 24. “Green wall” frame consisting of freestanding greenscreen panets supported by square steel post supporting climbing plantings per Landscape plans.
' "‘fi' 25. Locatron of freestandmg public art sculpture to be selected and purchased by the project Owners.
- };@é 26. The top of planter at the north end on Sun Valley Road shall be +/- 24” wide and 15” above the sidewalk to create a public bench at the bus stop.
‘. - %% : 27. Rarsed stone veneer planter finished with full bed stone veneer face and stone cap per Key Note #1, containing trees and planting per Landscape plans. Planter walls with stone cap to
‘ gLL be set level. Height of planter to vary with slope of public sidewalk. The top of planter at the north end on Sun Valley Road start 15" above the sidewalk. Thus, the top of planter will be
r;,w.r N 22” above the srdewalk at the corner of Sun Valley Road and 1St and 27" above pubhc sndewalk at the entry to Sawtooth Serenade -
28. Ralsed plate steet planter with blackened finish.
~ 29. Self-healing zinc sheet metal facia flat panels manufactured by Metaltech Global Steel. 92.2
- : .~ 30. Thermally broken aluminum framed sliding doors with blackened finish - typical. o
- - e, #— ~ 31. Thermally broken aluminum framed windows with blackened finish - typical. =
“ELE ,a.,«r , c
y FRDNT FF‘@FE‘R’T o LINE 32. Not used. : {
£ 33. Insulated and weather-stripped rolling steel overhead door with blackened finish. >
o 34. Solid insulated metal door, finish to match window/door frames. s
. : _ 35. Metal trim to match windows/doors - typical. 3
‘ s ' o o o OIS S _ : V A S o s : : 36. Masonry chimney with termination per IBC 2113.9. Chimney finish to be full bed stone veneer face per Key Note #1. 8}
R E ' ) o ' 4' o - N N E ' ' 6 S -T' N ﬁ S L-« . S E B \/ . ?A: e - T S ! o ) {9 : : N - : S g i 37. Sheet metal flashing caps with to finish to match metal siding per Key Note #2 - typical.
» o N~ ‘ p | _ - o - = s o [ £ N S | oy o | . o o S , B o | 38. Stained Cedar 1x4 tongue and groove wood soffit. %
: - ‘“’/?7?‘ = i‘ g I o ' . : , : ‘ ‘ 39. Structural steel column with blackened finish - typical. —
: : 40. Landscape planting per the Landscape drawings within +/- 8” high concrete curb or steel edging to contain soil and muich. At the Alley, the curbing shall be rolled concrete to K a
. : : o accommodate snow removal equipment. E ‘ ﬁ
- N : . C SO , o ' ' 4 » 41. Cast-in-place concrete wall with integral color. g B
42. Concrete lintel with integral color - typical. - o
43. Pubtrc bench with wood top, stone base and steet planter back
44, Open steel down-troughs for roof and deck drarnage typticat - : ' ' Sheet:
% Project No.
: . @O
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THE COMPLETE LINE

16,
17.
18.
19.
20.

21
22.
23.
24.
25.
26.
27.

_j_* _MAK. Now- %&W#&L& EW‘TRRET Hﬁi&ﬁ"f

. w - PER:RETERUM ZDN%&&DES ]"i 2040,
© , : B
T -

% ;;‘.;:;19@’12 %‘5 MP% H'E' %'HT oF

' g bﬂbb% f\’l" W?\
D
b
d y
=+

7 ‘? ~— eeao, 25 AERAGE e—t.avm oN ¢

10.

1.
12.

13,
14,

15.

28.
29.
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.
40.

41,
42,
43.

44.

,gStone Veneer: Full-bed stone veneer placed in a cours: Ashlar pattern (cut all 4 sides, random Squares & Recs
‘mix of field and accent stones, colors, srzes and lengt

kl—lonzontal Wood Siding: Custom milled stained cedar

e Dashed line indicates the approximate outline of adjacent burldmgs on 2™ Street.
«'Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to steel base plate

ToF REAR rsaeeew LiNE

sting of 214", 4”, 5", 7%", and 10%” stone heights set in a random
-exposed vertical edges and “Thermal” finish on top face.

. Stone wall caps shall be 2" thick slabs wrth “Rock Face’
Typrcal ~ ;
gMetaI Siding: 16” x 36" interlockmg self healmg zinc metal tlle wall cladding manufactured by Metaltech Global - ty .
' gue and groove siding with a square %" x %4’ reveal line veen board faces.
en board faces.

ftops: Allowed to extend 10" O” above maximum bulldmg helght per .
above maximum building height. .

f tops: Allowed to extend 10’-0" above maxrmum burldrng herght
bundmg height.,

\/ertlcal Wood Siding: Custom milled stained cedar ton ‘ae -and groove srdlng with a square %’ x ¥4’ reveal line be

Non habltable elevator enclosure with metal siding per g{\ y Note #2. Non-habitable structures located on building
;KZC 17.12.040 — Community Core Dimensional Standards Top of elevator enclosure non-habitable roof to be 10

Non habitable structure with horizontal wood siding perK y Note #3. Non-habitable structures located on bulldmg
per KZC 17.12.040 — Community Core Dimensional Standards Top of non-habitable roof to be 6'-6” above maxin

Fmrshed surface of Sun Deck beyond.

ood sided parapet wall. Guard rail height shall be 36" above
fflnlshed decking surface. The finish of all railing components to be black. Perimeter wall enclosing a roof top dec lowed to extend 4’-0” above the roof surface if at least 75% is
transparent per KZC 17.12.040. The top of guard rail extends 23" above the maximum height of building at the re The solid parapet portion is 5” above the maximum height of
burldmg at the rear with open cable rail on top extending 18”. Therefore, the solid parapet wall/cap above maximum helght of building at the rear = 25%, transparent open tail = 75%.

gGuard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted on wood parapet wall. “Top of guardrail is below maximum height of building at the rear at
the rear. The installed guard rail height shall be a minimum of 36" above finished decking surface. The finish of all railing components to be black.
Guard rail beyond, see Key Note #9. :

Guard Rail: Open horizontal steel cable guard rail with metal stanchlons and top rail mounted to planter. The lnst ed guard rail helght shall be a minimum of 36" above finished decking
surface The finish of all railing components to be black. e

Guard Rail: Open horizontal steel cable guard rail with fascia mounted metal stanchions and top rail. The installed guard rail herght shall be a minimum of 36" above f mshed deckrng V
surface. The finish of all railing components to be black. . . ‘

Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted at decking surface to sieel base plate. The installed guard rail height shall be a minimum of .
36" above finished decking surface. The finish of all railing components to be black.

Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to steel base plate en parapetm The mstalled
guard rail height shall be a minimum of 36” above finished deckmg surface. The finish of all railing components to be black. ‘ %

Guard Rail: Minimum of 36” high solid guard rail SSEEIRI and sheet metal cap (42" high @ BBQ Decks)
Louvered steel sun screen with blackened finish - typical. - -
Open steel framed exit stair with metal stanchions, top rail, and open horizontal steel cable. lesh to be blackened

3-phase transformer per ldaho Power requirements. Transformer to be screened from publlc view with a non- combustlble screen. Screen outline mdloated as dashed for clarity.

e

Electncal meters per [daho Power requirements. _
Electncal service C.T can/distribution panel per Idaho Power requnrements o & : ) ' L ‘ s
Natural gas meters per Intermountain Gas Company requirements. - N - B : L :
Mechamcal system condensers screened from publlc view wrth horizontal wood fence. ) -

“Green wall” frame consrstmg of freestandmg greenscreen panels supported by square steel post supportmg clrmbmg plantrngs per Landscape plans.
l__ocatlon of freestandmg public art sculpture to be selected and purchased by the project Owners. 4
g‘l’ he top of planter at the north end on Sun Valley Road shall be +- 24" wide and 15” above the srdewalk to create a publlc bench at the bus stop

Ralsed stone veneer planter flmshed with.full bed stone veneer face and stone cap per Key Note #1, containing trees and plantmg per Landscape plans. . Planterwalls with stone cap to
be set level. Helght of planter to vary with slope of public sidewalk. The top of planter at the north end on Sun’ Valley Road start 15” above the sidewalk: Thus, the top of planter will be
22” above the sidewalk at the corner of Sun Valley Road and 15' ~and 27" above publlc sidewalk at the entry to Sa ,v_moth Serenade. -

Raised plate steel planter with blackened fi nish.

Self-healing zinc sheet metal facia flat panels manufactured by Metaltech Global Steel.
Thermally broken aluminum framed sliding doors with blackened finish - typical.
Thermally broken aluminum framed windows with blackened finish - typical.

Not used.

Insulated and weather-stripped rolling steel overhead door with blackened finish.

Solid insulated metal door, finish to match window/door frames.

Metal trim to match windows/doors - typical.

Masonry chimney with termination per IBC 2113.9. Chimney finish to be full bed stone veneer face per Key Note #1.
Sheet metal flashing caps with to finish to match metal siding per Key Note #2 - typical.
Stained Cedar 1x4 tongue and groove wood soffit.

Structural steel column with blackened finish - typical.

Landscape planting per the Landscape drawings within +/- 6” high concrete curb or steel edging to contain soil and mulch. At the Alley, the curbing shall be rolled concrete to
accommodate snow removal equipment.

Cast—in-place concrete wall with integral color.

Concrete lintel with integral color - typical. 2
Public bench with wood top, stone base and steel planter back _
Open steel down-troughs for roof and deck drainage - typical. ‘, o

4
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THE COMPLETE LINE

1. Open steel framed exit stair with metal stanchions, top rail, and open horizontal steel cable. Finish to be blackened.
2. Green Roof: Vegetated low-slope "Sponge-Roof” system or equal to retain storm water, planted with Sedum mix per
% Landscape plans and details.
| 3. Raised planter with plantings per the Landscape plans.
A e - 4. “Green wall” frame consisting of freestanding greenscreen panels supported by square steel post, supporting climbing
T Ul g T ‘ plantings per Landscape plans.
)_ 1 F H 5. Landscape planting per the Landscape plans within +/- 6” high raised 6” concrete curb to contain soil and muich.
Ty ; ! . . . .
E f ol 6. Site built spa with automated cover. Top surface of spa coping to be flush with Sun Deck paver surface.
%J_ m &‘ W 7. i_arge format Sintered Stone pavers on pedestals with hydronic snow melf system.
(2 f § , S R [ 8. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted on wood parapet wall. Top of
a |l | Bgr2 2r - MARIMUM. HEERT oF ] guardrail is below maximum height of building at the rear at the rear. The installed guard rail height shall be a minimum of 36
ol B - - - N - - iy above finished decking surface. The finish of all railing components to be black.
{ o = 3 -9. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to steel base plate on wood
SR ] ; - sided parapet wall. Guard rail height shall be 36" above finished decking surface. The finish of all railing components to be
6%@ -6 - Ml ML}M ; o 1 L ‘ , - black. Perimeter wall enclosing a roof top deck: Allowed to extend 4'-0” above the roof surface if at least 75% is transparent
Aé_i A = - - - e e . ' per KZC 17.12.040. The top of guard rail extends 23" above the maximum height of building at the rear. The solid parapet
HE;W DF‘ Eill Lml% ~ . . T e i TS - e A= 1 portion is 5” above the.maximum height of building at the rear with open cable rail on top extending 18”". Therefore, the solid
AT FReNT = i M ' o i B i 7 parapet wall/cap above maximum height of building at the rear = 25%, transparent open rail = 75%.
"""""" MMN“ @;&"\’ﬁ i ! . ‘—;“ :; ' : 10. Guard Rail: Open horizontal steel cable guard rail with fascia mounted metal stanchions and top rail. The installed guard rail
LA I WT_ 4 R —+ I ~ : height shall be a minimum of 36" above finished decking surface. The finish of all railing components to be blacg.
N N S R LR | 0| ¥ » ' 11. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted at decking surface to steel base '
= I ; H v Pt it he™ & iD
e [ e 5 0 H S ; plate. The installed guard rail height shall be a minimum of 36” above finished decking surface. The flmsh of all railing g NERs
gpp&g ,_,,&va‘:g,, % - — | oUpPER. LEBVEL I ¥ - components to be black. d g Cé N
0“; I ‘ o " Yo I . : 12. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to planter. The installed guard N, (:‘
R ~ —K"F““ | rail height shall be a minimum of 36" above finished decking surface. The finish of all railing components to be black. 5 t%-(,: é w
CTF 1 13. Raised stone veneer planter finished with full bed stone veneer face and stone cap EEEEEIEEEER containing trees and § R
-:& f ' i S L ‘planting per Landscape plans. Planter walls with stone cap to be set level. Height of planter to vary with slope of public & g 0S O
RN - g ; ; . ! =1 = N sidewalk. The top of planter at the north end on Sun Valley Road start 15" above the sidewalk. Thus, the top of planter will —
o § bl‘:ﬁﬁ&?ﬁM% E KERc|SF ' OFF' la%_& / ! ,_“:_9_' , -g.:} _\Q ~ be 22" above the sidewalk at the corner of Sun Valley Road and 1%t, and 27” above public sidewalk at the entry to Sawtooth
Yy ‘ : N § Serenade. : -
o 9» ; —4“}? i , 14. New public sidewalk and curb/gutter per Civil drawings. Sidewalk to be constructed of “sand-set” unit pavers with hydronic o
 HIDPLE LBEVEL. L 1 5 *__ - - snow melt system. ‘ g §
- . i i ; - 15. “Magna-Loc 180" 18” coverage “Striations” profile mechanically seamed structural standing seam metal roofing with 2” rib o =2
0 3{" ~ : © height double crimped standing seams and factory-applied sealant, manufactured by Metal Sales Manufacturing Corporation * 3
- é DA .~ with rib mounted snow guards (rails). Roof pitch to be 72:12. o £
g : | . o , - 16. Louvered steel sun screen with blackened finish - typical. , a@b § g
3 . \ , , o :‘:3 : - 17. Stained Cedar 1x4 tongue and Groove wood soffit — typical at all roof and deck soffits. E_Q £ g
. . ot : e ()
: ’":3 o) F’%%M ‘ %Rf‘?&'& ; ; ;§i ~18. Stone slab soffit at full bed stone veneer. f
v f? o265 a e ELEY 'Tli Nﬂ; 19. Horizontal wood fence to screen the mechanical system condensers from public view. W
rr D DS, Ay - A {ERacE Bl AT A : oo s I . . . -
- = : = . %‘é—- 20. Guard Rail: M of 36" high solid guard rail clad with metal siding.
i ~QF P“ E X Faﬁ P@O?ER—N L'!NE ; 1 inimum g 1ag rat Ca Wi iaing
: 21. Key Note not used. -
, - S e ey e N& evEL . | ' 22. Stainless steel open grate “grid” recessed mat. ;
.,_,%24 -‘E' W%VE“:” B s e Lﬂ ; R‘f T EEAE A . T 23. Thermally broken aluminum framed sliding doors with blackened finish - typical.
PROFE&TY 1 NE: i 24. Thermally broken aluminum framed windows with blackened finish - typical.
’ 25. Insulated and weather-stripped rolling steel overhead door with blackened finish.
2:6?. Large format Sintered Stone pavers on concrete sub-slab with hydronic snow melt system.
. 27. Sloped glazing in thermally broken aluminum frames with blackened finish.
28. Metal soffit to match metal siding. =
29. Mechanical system condensers.
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~ BUILDING SECTION KEY NOTES:

: T ,,QQpen steel framed exit stair with metal stanchions, top rail, and open horizontal steel cable. Finish.to be blackened. . . .

{ 2. Green Roof: Vegetated low-slope “Sponge-Roof” system or equal to retain storm water, planted with Sedum mix per
CHpla st - ' J‘ ' , 2 _ Landscape plans and details. i

Raised planter with plantings per the Landscape plans.

“Green wall” frame consisting of freestanding greenscreen panels supported by square steel post, supporting climbing
plantings per Landscape plans.

how

Landscape planting per the Landscape plans within +/- 6” high raised 6” concrete curb to contain soil and mulch.

Site built spa with automated cover. Top surface of spa coping to be flush with Sun Deck paver surface.

Large format Sintered Stone pavers on pedestals with hydronic snow melt system.
Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted on wood parapet wall. Top of

HT OF BUILDING AT REas. S K o * B guardrail is below maximum height of building at the rear at the rear. The installed guard rail height shall be a minimum of 36

ProPERTY LINE

)1
2

(>4
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L euN peex _ -

above finished decking surface. The finish of all railing components to be black.

PROPERTY LINE

BE2. 25 = MAK
) 'ff;wij";\ - i : ‘\ SUN DBl , SUSE— . 9. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to steel base plate on wood
. K C I | i - sided parapet wall. Guard rail height shall be 36” above finished decking surface. The finish of all railing components to be
. | 10 s black. Perimeter wall enclosing a roof top deck: Allowed to extend 4'-0” above the roof surface if at least 75% is transparent
) I i ; per KZC 17.12.040. The top of guard rail extends 23” above the maximum height of building at the rear. The solid parapet
portion is 5” above the maximum height of building at the rear with open cable rail on top extending 18”. Therefore, the solid

OF pUILIING AT FRENT.. !

parapet wall/cap above maximum height of building at the rear = 25%, transparent open rail = 75%.

~ 10. Guard Rail: Open horizontal steel cable guard rail with fascia mounted metal stanchions and top rail. The installed guard rail
height shall be a minimum of 36" above finished decking surface. The finish of all railing components to be black.

11. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted‘at decking surface to steel base
plate. The installed guard rail height shall be a minimum of 36” above finished decking surface. The finish of all railing

_ UPPER. L.E\/EL, T i components to be black.

12. Guard Rail: Open horizontal steel cable guard rail with metal stanchions and top rail mounted to planter. The installed guard
rail height shall be a minimum of 36” above finished decking surface. The finish of all railing components to be black.

13. Raised stone veneer planter finished with full bed stone veneer face and stone cap jEEESSIERSIEE containing trees and
planting per Landscape plans. Planter walls with stone cap to be set level. Height of planter to vary with slope of public
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sidewalk. The top of planter at the north end on Sun Valley Road start 15” above the sidewalk. Thus, the top of planter will

be 22” above the sidewalk at the corner of Sun Valley Road and 1%, and 27” above public sidewalk at the entry to Sawtooth
Serenade.

E‘gi; !{/,243
b b g

o epl

14. New public sidewalk and curb/gutter per Civil drawings. Sidewalk to be constructed of “sand-set” unit pavers with hydronic

' - : W ' MiDBLE LE:\/%L. S « snow melt system.
‘ 4_____& T ' i e ’F : ’ ) - B 15. *Magna-Loc 180" 18" coverage “Striations” profile mechanically seamed structural standing seam metal roofing with 2” rib
=t : H Co 4 : _ height double crimped standing seams and factory-applied sealant, manufactured by Metal Sales Manufacturing Corporation
a5 ! , s - R . - ' L with rib mounted snow guards (rails). Roof pitch to be %2:12. =
= Avj o v ' o ’ : : . 16. Louvered steel sun screen with blackened finish - typical.

:C) 17. Stained Cedar 1x4 tongue and Groove wood soffit — typical at all ré‘o,f_and deck soffits.
¥

t;(f;

Yz ' ol

=

oo o oo

Construction Set Issued:

Drawn:
Checked:

¥ 18. Stone slab soffit at full bed stone veneer.

AL

19. Horizontal wood fence to screen the mechanical system condensers from public view.
20. Guard Rail: Minimum of 36” high solid guard rail clad with metal siding.
21. Key Note not used.

. RES|DENcES LoPBy  PARKING GARAGE

~TEE20.25 < AVERALE BLEVATIONOF | b
REAR. FROFERTY LINE [ | *

o \ ‘ % }( ‘ - S : | ; 22. Stainless steel open grate “grid” recessed mat.
- BeoMB -AVERASE | X( I R - I : Il — e R ‘ PARKING iRl . | | 23. Thermally broken aluminum framed sliding doors with blackened finish - typical.
'é' " ELEVATION OF FRoNT —dT : ‘ \ ? | ‘ o . ‘ P - ELBEM By, Bl T 24. Thermally broken aluminum framed windows with blackened finish - typical.
- PRoOPERTY CkRNE 25. Insulated and weather-stripped rolling steel overhead door with blackened finish.
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26. Large format Sintered Stone pavers on concrete sub-slab with hydronic snow melt system.
27. Sloped glazing in thermally broken aluminum frames with blackened finish. ’
28. Metal soffit to match metal siding.

s B 2 T L2 Nz o - 20. Mechanical system condensers.
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