
October 7, 2019 

Mayor Bradshaw and City Councilors 
City of Ketchum 
Ketchum, Idaho 

Mayor Bradshaw and City Councilors: 

Recommendation to accept the Planning and Zoning Commission’s recommendations  
on the PEG Ketchum Hotel Planned Unit Development CUP and related applications (Project), hear from the 
applicant and staff, hold a public hearing and receive public testimony, and begin deliberations on Project 

Background  
Staff analysis of the Project and its inter-related applications is provided in Attachment A. 

PEG Companies has submitted drawings, narratives, and studies for the development of a 100-room hotel at 
the southwest corner of River Street and State Highway 75/Main Street (“Gateway Site”), including updates 
received by the City on October 2, 2019. See Attachment B for details.  

City department and other expert reviews of the applicant team submittal have been provided as set forth in 
Attachment C.  

Public comments that have been received are provided in Attachment D. 

The Ketchum Planning and Zoning Commission (PZ or Commission) reviewed Attachments A thru D, held 
individual public hearings for each of the six (6) inter-related applications, and approved/recommended for 
approval to the Ketchum City Council (Council or KCC) the following: 

(1) The Commission approved the Hotel Floodplain Development/Waterways Design Review Permit – 
a copy of the signed findings is provided in Attachment E.1. 

(No further KCC action on this matter is required) 

(2) The Commission recommended approval to KCC the proposed Preliminary Plat – a copy of the 
signed PZ findings is provided in Attachment E.2. 

(3) The Commission moved to advance the pre-Application Design Review to full Design Review (DR) 
consistent with the reasoned statement provided in Attachment E.3. 

(Note 1: once overall direction from the Council on hotel waivers are received, it is anticipated that 
the Applicant will submit for full DR and a publicly noticed hearing before the PZ will be scheduled. 
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Note 2: Once full DR is approved by the Commission, subject drawings and approval documents 
are proposed as an Exhibit to the Development Agreement – see item 6, below). 

 
(4) & (5) The Commission recommended approval to the Council of both the PUD Conditional Use 

Permit and CUP – a copy of the signed PZ findings is provided in Attachment E.4. 
 
(6) The Commission recommended approval to the Ketchum City Council the proposed Development 

Agreement consistent with the draft terms and conditions as set forth in Attachment E.5. 
 
Analysis 
The Commission reviewed and either approved or recommended for approval each of the six (6) inter-related 
applications. As noted in Attachments E.1 thru E.5, the PZ recommend each of the applications be approved, 
advanced, or recommended to the Ketchum City Council for approval. Sequentially, these recommendations 
are summarized in general terms as follows.  
 
Floodplain Development/Waterways Design Review Permit: Floodplain Development and Waterway Design 
Review Permits are typically reviewed administratively; however, this permit application was forwarded to the 
Commission in order to provide a comprehensive understanding of each component of the development. Six 
(6) conditions of approval are provided in the Commission’s approval as noted in the signed findings set forth 
in Attachment E.1. These conditions pertain to the Applicant’s landscape plan, arborist care and on-going 
maintenance provisions, limiting access, and protecting the twenty-five foot (25’) riparian buffer adjacent Trail 
Creek before, during and after construction. 
 
Plat: The Commission recommended conditional approval of the plat amendment, which combines the existing 
three lots into one larger 1.1 acre parcel. Final plat processes, as recommended by the PZ, require the 
completion of infrastructure improvements, which in this case need to be coordinated with final construction 
approvals related to the overall Planned Unit Development Conditional Use Permit (PUD) and Design Review. 
See Attachment E.2.  
 
Pre-application Design Review: In its reasoned statement to move the Project toward a full DR submittal, the 
Commission noted how the mass of the building steps up the sloping grade from the south corner of parcel 
adjacent to Trail Creek the front property line at River Street in a manner that was “congruous with the natural 
topography of the development parcel”. The Commission also looked at the Project design against the 
backdrop of the 2007 city-sponsored Mass and Scale Study for Hotels at the City’s Gateway. See Attachment A. 
Direction to the Applicant with their full DR submittal includes, in part, meaningfully addressing Commission 
critiques related to the bulk and mass of the building, softening the hotel’s impact to the adjacent property at 
220 E. River Street, reducing the impact of the northeast architectural feature of the hotel, and developing a 
comprehensive landscaping plan. See Attachment E.3 for additional details.  
 
Planned Unit Development CUP / Conditional Use Permit: The Commission recommended conditional approval 
of the joint PUD and CUP applications. Notably, the Commission deliberated the specifics of the Project from 
both a detailed code standpoint as well as the broader neighborhood and community perspective. Analysis of 
traffic circulation, highway improvements, and pedestrian safety occurred, and conditions of approval were 
developed to address concerns. Site constraints were identified and evaluated against the Ketchum Municipal 
Code (KMC), Ketchum’s Comprehensive Plan, and related neighborhood issues with nearby hotels and sub-
areas (along River Street, around Forest Service Park, and towards the condos across Trail Creek). Subject to a 
number of conditions, assurances, and drawing clarifications, the Commission recommended approval of the 
Planned Unit Development CUP to the Ketchum City Council as set forth in Attachment E.4. 
 
Development Agreement: To help memorialize key provisions of its deliberations, the Commission 
recommended approval to the Council of a Development Agreement (DA) to be recorded against the Project. 
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This is a best practice and the DA forwarded to Council reflects all the key provisions contained in the 
Commission’s Findings of Fact and Conclusions of Law for each of the Project applications as recommended, to 
date, by the PZ. See Attachment E.5. 
 
Financial Impact 
Approximately $107,691 in Planning Permit fees have been paid to date and an additional DR application fee of 
approximately $48,000 is anticipated in next fiscal year. The projected FY20 Building Permit fee is estimated to 
be approximately $581,405. Future local option tax and tax increment increases are also anticipated. 
 
Attachments 
A – Staff Analysis  
 

1. Comparative Hotel PUD Summary Chart 
2. Illustration A / Height Diagram from KMC 
3. 2007 Gateway Study  
4. Vitruvian Walkability Assessment for Ketchum Excerpt and Copy of Ketchum Traffic Authority Meeting 

Minutes of August 8, 2019 re: Idaho Transportation Department Presentation of HAWK (High Intensity 
Activated Crosswalk) System at 3-Intersections on Main Street (4th, River & 6th Streets) 

5. Staff Parking Demand Analysis 
6. State Highway Record of Decision Road Section 
7. 2003 Functional Classification Map (River Street, not a Collector) 
8. Project Comprehensive Plan Analysis 
9. Hotels in Ketchum: Historic and Present Importance as Recognized in City PUD and Other Regulations 

 
B – PEG Ketchum Hotel, LLC Gateway Site Submittal Drawings, Narratives & Studies 

1. Narratives (as Presented to PZ thru 8/12/19) 

§ Written Description of Development  
§ Development Plan  
§ Project Analysis | Social Impact Study   
§ Application of Standards 16.08.080   
§ Development Schedule  
§ Parking Analysis | Traffic Study  
§ Employee Housing Plan  
§ Sub-Area Analysis  
§ Contextual Hotel Components Analysis  
§ Draft Development Agreement  
§ Standards of Evaluation | Exhibit Key   

2. Exhibit Maps (as Presented to PZ thru 8/12/19) 

§ Plans | Elevations | Sections  
§ Sun Studies  
§ Height Analysis  
§ Civil Drawings  
§ Landscape Drawings  
§ Exterior Color Palate  
§ Dark Sky Compliant Fixtures  
§ Traffic Study Diagrams  
§ Plat Map | Lot Line Adjustment  
§ Public Way Improvements  
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§ Soils Report | Perc Test  
§ Flood Plain | Riparian Corridor  
§ List of Adjacent Property Owners  
§ Waiver List   
§ Galena Staking Exhibit 
§ AJC Architecture Virtual Reality Images 
§ AJC Architecture July 29th and 30th PowerPoint Presentations  
§ Hales Engineering July 29th PowerPoint Presentation 

3. New Maps and Information (since PZ approval on 8/12/19) 

§ Hales Engineering Access Memorandum, Dated 8/13/19 
§ In-Group Hospitality Parking Plan, Dated 8/26/19 

Following Ketchum Tribute Design Update Drawings, Dated 10/1/19 

§ Tribute Portfolio 
§ Council Update 
§ Architectural Site Plan 
§ Landscape Plan 
§ Floor Plans (Each Level) 
§ Contextual Elevations (5 Drawings) 
§ Project Perspectives from NE, NW, SE, NE, N & Rooftop Bar 
§ Waiver Supporting Exhibits 

o Minimum Lot Size for PUD 
o Floor Area Ratio 
o Average Setbacks 
o Height / Contextual Elevations 

§ Planning & Zoning Comments 
§ PZ Response 

C - City department, agency & peer review letters/memos 
 
D - Public comment – please use following link: 
 

https://ketchumidaho.org/citycouncil/page/ketchum-boutique-hotel 
 
E – Signed Planning & Zoning Commission Findings 
 

1. Floodplain Development Permit  
2. Plat / Readjustment of Lot Lines 
3. Pre-Application Design Review reasoned statement [Placeholder - Full Design Review Findings] 
4. PUD Conditional Use Permit and CUP  
5. Development Agreement  



Attachment A - E 
  



Attachment A  

Staff Analysis, including following attachments: 

1. Comparative Hotel PUD Summary Chart
2. Illustration A / Height Diagram from KMC
3. 2007 Gateway Study Excerpts – Note: a full copy of the Gateway Study is available at the following link:

https://ketchumidaho.org/sites/default/files/fileattachments/planning_and_building/page/220
1/gateway_mass_and_scale_study_final_201409151111022457.pdf

4. Vitruvian Walkability Assessment for Ketchum Excerpt and Copy of Ketchum Traffic Authority Meeting
Minutes of August 8, 2019 re: Idaho Transportation Department Presentation of HAWK (High Intensity
Activated Crosswalk) System at 3-Intersections on Main Street (4th, River & 6th Streets)

5. Staff Parking Demand Analysis
6. State Highway Record of Decision Road Section
7. 2003 Functional Classification Map (River Street, not a Collector)
8. Project Comprehensive Plan Analysis
9. Hotels in Ketchum: Historic and Present Importance as Recognized in City PUD and Other Regulations

https://ketchumidaho.org/sites/default/files/fileattachments/planning_and_building/page/2201/gateway_mass_and_scale_study_final_201409151111022457.pdf


PEG Companies has submitted drawings, narratives, and studies for the development of a 100-
room hotel at the southwest corner of River Street and State Highway 75/Main Street 
(“Gateway Site”, Figure 1, Site Location Context).  

 
The subject development site 
currently consists of three parcels 
(parcel boundaries outlined in blue, 
Figure 1), which are proposed to be 
combined into a single parcel. The 
two existing, vacant structures on 
the site will be removed, as will the 
existing asphalt surface parking lot 
and its approach directly onto Main 
Street/State Highway 75 (SH75).  
 
The site is characterized by an 
approximately 37’ (5796’ to 5833’) 
change in grade from the southern 
property line, which is the mean 
high-water mark of the northern 
bank of Trail Creek, to the northern 
property line, adjacent to River 
Street. The property is bounded to 

the east by State Highway 75 (named Main Street as it passes through Ketchum city limits) and 
to the west by commercial mixed-use office buildings. 
 
The property is zoned Tourist with Floodplain overlay. The Comprehensive Plan’s land use 
designation for the subject parcel, as well as the parcels that comprise all four corners of the 
Main Street/River Street intersection, is classified as Commercial Employment. The parcel is 
also located within the boundaries of the Ketchum Urban Renewal Agency Revenue Allocation 
Area. The subject parcel has long been considered for development of a hotel, and was 
included in the 2007 Mass and Scale Study for the Gateway Area, commissioned by the City of 
Ketchum, to analyze and set forth recommendations for new hotels to be constructed on the 
northwest corner (Limelight hotel site), southeast corner (Bariteau hotel site), and southwest 
corner (subject development parcel) of Main Street and River Street.  
 
Six (6) development applications have been submitted concurrently and each application is 
evaluated in depth in subsequent attachments to this staff report. Two applications which 
would typically be reviewed administratively (Floodplain/Waterways and Plat/Readjustment of 
Lot Lines) have been forwarded to the Commission for review in order to provide a more 
comprehensive understanding of the proposed development; the Commission is the approving 
body for the Floodplain/Waterways application and is the recommending body for the Lot Line 
Shift Plat. Of the remaining four applications, the Commission is the decision-making body for 
the Pre-Application Design Review (which is  the first application in the two-stage Pre-

Gateway Site 
Site Location Context 

Figure 1. 



Application Design Review and Design Review process) and recommending body for the 
Planned Unit Development CUP and Development Agreement.   
 
Staff’s analysis finds the Floodplain/Waterways, Conditional Use, and Lot Line Shift Preliminary 
Plat applications to be in full compliance with the standards of the zoning and subdivision codes 
and that any discretionary standards of evaluation, including standards related to traffic 
circulation, have been met or will be met as conditioned. The Development Agreement (or 
Development Conditions Acceptance Agreement) does not have standards of evaluation per se, 
but rather is a document intended to memorialize all conditions of approval for all applications 
related to the proposed development. 
 
Pre-Application Design Review (and later, full Design Review) and the Planned Unit 
Development application are interrelated in that the zoning and subdivision code provide for 
hotels are to be evaluated as Planned Unit Developments and Planned Unit Developments are 
eligible from waivers from the typical zoning standards in a given zoning district, such as height, 
floor area ratio (FAR), and setbacks. All new hotels approved and constructed or approved but 
yet-to-be constructed in the past fifteen years have been evaluated on a project-by-project 
basis through the Planned Unit Development process and standards and PEG’s proposal, the 
Ketchum Boutique Hotel, has applied for certain waivers to typical zoning standards consistent 
with the Planned Unit Development process. 
 
While detailed analysis and supporting exhibits pertaining to compliance with, or waivers from, 
Ketchum Municipal Code are contained in attachments A, B, C, and E, the following topics are 
called out for the Commission’s attention: 
 
Architectural Design 

• Topography considerations: The form of the building follows the topography of the site, stepping 
mass of the building concurrent as it rises from the south near Trail Creek to the north, adjacent 
to River Street.  

• Undulation and relief: The mass of the building steps up the sloping grade from the south corner 
of the parcel to the front property line at River Street. As the building form terraces down 
towards Trail Creek, following the contours of the development parcel, the building façade is 
distinguished by a combination of horizontal and vertical elements, such as the patio railing and 
window openings, providing additional relief to the staggered facade. The rooftop bar overhang 
element echoes the porte-cochere and overhangs proposed at the corner of Main & River Streets 
linking the public amenities proposed with the project including the restaurant, dining area, and 
lounge.  

• Open space-setbacks-view corridor: The eastern edge of the proposed hotel includes a section of 
building that intrudes into the required 32’ to 25’ setbacks required from the 80’ and 66’ wide 
sections of the SH75; a waiver from the SH75 side yard setback is requested, however, the 
average setback of the building from SH75 exceeds 32'. By maintaining an ample setback from 
the eastern property line, views to north as one enters Ketchum from the south are maintained. 
Relative to the existing development on site, the proposed development is further setback from 
SH 75 than the existing building at the north end of the site. 

 



Traffic Impacts 
• Pedestrian safety: As a condition of approval, the developer shall install pedestrian-activated 

Rapid Flashing Beacons on the east and west sides of Main Street at the crosswalk on the north 
side of River Street are required. 

• North-bound left-turn lane from SH75: In order to mitigate the potential traffic backup (queuing) 
that could occur as the result of north-bound vehicles making left-hand turn lanes from SH75 
onto River Street, staff recommends as a condition of approval that the Applicant install a left-
hand turn lane. The left-hand turn lane as set forth in the traffic impact study (TIS) conducted 
with this Project should be approximately 100’ in length, however, final design is subject to Idaho 
Transportation Department (ITD) approval.  

• Right turn only from River Street: As a condition of approval, staff recommends that the 
developer install signs and striping that indicates “right turn only” permitted for the approaches 
from River Street onto SH75. This is consistent with the recommendations of Vitruvian, which 
consulted in 2018 with the City of Ketchum to improve walkability throughout downtown. 
 

Parking 
• Displaced Public Parking Along River Street: Six (6) parking spaces along River Street will displaced 

by the Project, consistent with PEG’s Master Plan. The Applicant has offered to make subject 
displaced spaces available to the general public in its parking garage. Staff recommends that 
subject spaces be available to the public at no charge while using the conference center, spa, 
restaurant, and/or bar at the Project.  

• Employee, Food Service, and Hotel Parking: The Applicant has provided a parking study in 
Attachment B, which Staff has validated by separate analysis in Attachment B. Both 
methodologies indicate that the parking garage will have ample parking spaces at the proposed 
ninety (90) spaces proposed within the Project parking garage.  
 

Public Benefits 
• Rooftop amenities: The upper floor of the proposed hotel includes a 1,336 enclosed rooftop bar 

with a 1,642 square foot patio that steps down to a 3,008 square foot terrace; the bar will be 
open to the public. 

• Ground floor amenities: The ground floor (accessed from River Street) includes a dining room, 
lounge, terraces, and two meeting rooms that may be rented for conferences/meetings. 

• Employee housing: The proposed thirty (30) beds of employee housing will be the largest 
employee housing offering in the City with approximately 13,756 net square footage of space 
proposed. This square footage and number of beds exceeds the 25 employee beds required 
based on the ratio of 1 employee bed per 4 hotel rooms; the applicant has proposed 30 
employee beds to be located within 14 employee housing units (12 suites and two bunk rooms). 

 
Waivers 

• Planned Unit Development site size criteria: The zoning code allows hotels, meeting the definition 
of “hotel”, to be evaluated as Planned Unit Developments. For other types of development, a 
Planned Unit Development typically must be developed on a site 3.0 acres in size or greater. The 
subdivision code explicitly allows hotels to apply for a waiver from the 3.0-acre site size standard. 
This proposed hotel, like the Limelight and Bariteau’s hotel project, has requested a waiver from 
the 3.0-acre site size in order to be evaluated as a Planned Unit Development.  

• Floor Area Ratio: The total developed gross floor area of the Project, as defined in KMC §17.08.020, is 
proposed to not exceed a FAR of 1.9 or approximately 88,917 gross floor area exclusive of basement 



areas and underground parking as shown in Exhibit B. Staff has reviewed the Subarea Analysis provided 
by the Applicant. Further, Staff has provided a Comparative Hotel PUD Summary Chart and reviewed 
the city-sponsored 2007 Gateway Study (see Attachment A). Each of these documents indicated that 
the proposed Hotel is both by design and use consistent with envisioned plans for the corner of SH75 
and River Street. Further, the FAR of the Project is significantly less than the CC-Limelight Hotel and 
Tourist Zone Bariteau Project.  

• Height/Story: Planned Unit Developments may request a waiver from the typical maximum height 
permitted in a zoning district. Ketchum’s zoning code measures height as the highest point of the 
roof of a building to the lowest point of existing grade, natural grade, or finished grade 
(whichever is lower). In the Tourist Zoning District the typical maximum height permitted is 35’. 
The façade height of each façade of the proposed hotel is +/- 58’ and the technical height, based 
on the zoning code definition, is approximately 72’. Other approved hotels in the Tourist zone 
have received height waivers (Bariteau project – 103’, Warm Springs Ranch Resort – 93’, River 
Run Hotel Core – 110’); the Limelight hotel is 68’, is located in the Community Core, and did not 
need a height waiver as 68’ hotels are permitted in the Community Core. 
 
In addition to the height waiver, the proposed hotel is requesting a waiver and/or interpretation 
of height relative to KMC and the City’s definition of story or the allowance of four stories for a 
hotel. KMC. As noted, the existing grade from River Street to Trail Creek drops thirty-seven feet 
(37’), causing in the center of the site a portion of the building to a maximum height of seventy-
two feet (72’) as measured from existing grade. At this location, the structure consists of four 
stories of hotel use sandwiched between two stories of public amenity use (employee housing 
and a roof top bar for the public).  
 
The hotel has four floors above grade on River Street, but due to the topography of the site and 
significantly lower grade adjacent to Trail Creek, a maximum of six floors/stories are visible in a 
portion of the hotel (approximately the center of the hotel, where the rooftop bar and lower 
floor employee housing suites are located). By comparison, Limelight has five floors above grade 
and two below (parking), because it was construct on a relatively flat site. Similar to the proposed 
hotel, the Bariteau hotel is four floors on River Street (plus a partial fifth floor observatory) but 
seven exposed floors are depicted in the elevation drawings of the south façade because the 
topography of the site drops in grade as it approaches Trail Creek. 
 

• Side and front setbacks: While the proposed hotel respects the 32’ and 25’ setbacks from the 80’ 
and 60’ wide portions of the SH 75 right-of-way and the 25’ riparian setback from Trail Creek by 
providing a 35’ setback, waivers from the front and side setbacks are requested. 

 
Additional staff analysis on issues affecting the Project are set forth in Attachment E. In particular, staff 
has developed with each of the six permits, draft findings and a series of suggested conditions of approval 
for the Commission to consider. If acceptable, these conditions would then be memorialized in a 
development agreement to assure the Project is built as planned and consistent with city requirements 
for platting, right of way improvements, floodplain development, waiver allowances, and design issues.  
 



Comparative Hotel PUD Summary Chart

Project Name  Zoning District Project Address or Location

Maximum number of stories visible 
above grade

 (no parking garages located completely below 
grade on all sides are included)

Maximum height
FAR of all approved 
buildings on subject 
development parcel

Development 
parcel size

Gross square footage of hotel 
/ hotel core

Project Status

Ketchum Boutique 
Hotel

Tourist
251 S. Main Street (southwest 
corner of Main and River)

6 from lowest grade on site (includes 
partial‐story rooftop bar)

4 from River Street (partial‐story rooftop 
bar does not have River Street frontage)

72' from lowest grade on site
58' or less from River Street

1.9 1.08 acres
135,915 square feet (includes 
below grade/partially below 

grade parking)
Proposed

Limelight 
Community 

Core
151 S. Main Street (northwest 
corner of Main and River)

5 68' 2.7 1.08 acres
231,400 square feet (includes 

below grade parking)
Complete

Bariteau hotel 
(formerly "Auberge")

Tourist
200 S. Main Street (southeast 
corner of Main and River)

7 from lowest grade on site (includes 
partial‐story rooftop observatory)

4 from River Street (partial‐story rooftop 
observatory also has River Street frontage)

103' from lowest grade on site
58' from River Street, not including 

observatory
75' from River Street, including 

observatory

2.4 0.93 acres
149,325 square feet (includes 
below grade/partially below 

grade parking)
Under construction

River Run Master Plan 
(Sun Valley Resort)

Tourist
Existing skier pick up/drop off 
and parking lot on the east 
side of the Big Wood River

Undefined ("tent" diagram representing 
schematic building mass approved)

110' 1.4 21.76 acres*
250,000‐300,000 square feet 
range for hotel core (excludes 

below grade parking) 

Entitled, not yet 
started

Warm Springs Ranch 
Resort

Tourist
South of Warm Springs Road 
between Bald Mountain Road 

and Geezer Alley

Undefined ("tent" diagram representing 
schematic building mass approved)

93' 1.43 13.72 acres**
538, 151 for hotel core (excludes 

below grade parking)
Entitled, not yet 

started

* Represents the Hotel Core "block" of the River Run Master Plan
** Represents Block 1 of the Warm Springs Ranch Resort master development

John Gaeddert
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Ketchum, Idaho: Through the Looking Glass 

Introduction 
The City of Ketchum, Idaho hosted a two-day Looking Glass Academy in September 2018 
following increased interest by the City’s leaders in improving conditions for walking. The 
25  workshop attendees included representatives from the City of Ketchum’s Administra-
tion, the Mayor, City Council Members, MountainRides, and Idaho Transportation Depart-
ment. Staff from the City of Hailey, as well as several members of the public were also on-
hand for the first day workshop.  

The purpose of the two-day course was to immerse participants in understanding and as-
sessing the building blocks of walkability through what is known as the 4-C’s approach:  

• Comfort: What human beings need to be comfortable while walking—their walk 
speeds, their operational needs, and how we experience walking through our senses.  

• Context: Where we are drawn when walking, what we try to avoid—how land use, 
land forms, traffic volumes, traffic speeds, road width and lighting impact the desira-
bility of a place.  

• Connectivity: How linkages in sidewalks and pathways along streets, through parks, 
and within varying types of land development pose opportunities and barriers for 
people of all ages and abilities.  

• Crossings: How access to crosswalks, crosswalk types, pedestrian signals, and signal 
timing influence how safe a crossing can be in terms of access, driver compliance, and 
suitability for walking. 

By examining and understanding walkability through the lens of these 4-C’s, participants are 
able to make a more cohesive case to planners, engineers and public officials for improved 
conditions for people who walk. Locations identified by workshop participants as in need of 
examination were evaluated through the lens of the 4Cs. Recommendations stemming from 
that review are included in this report.  

The five locations are illustrated on the following pages, with recommendations for the City 
of Ketchum to pursue through city departments, grant applications, and working with ITD to 
improve conditions for pedestrians along and crossing Main Street (State Highway 75).  

The report also includes a set of general recommendations for Ketchum to continue im-
proving walkability in and around town. Many of these items will also improve conditions 
for bicycling as they relate the Wood River Trail and other bikeways throughout the city.   

Time to Hula!  
One of the first lessons in walkability is the concept of 
human comfort. A simple hula hoop, shown here around 
Ketchum officials, represents a person’s  
personal space, or bubble. The functional width of that 
bubble is approximately 3 feet, with another foot of clear 
space needed for someone to walk comfortably down a 
city street. Two people walking side by side or passing on 
a sidewalk necessitates at least 6 feet of space to comfort-
ably walk two abreast.  

John Gaeddert
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Ketchum, Idaho: Through the Looking Glass 

Ketchum: Through the Looking Glass 
Ketchum is a city of nearly 3,000 full-time residents with a population and more than 
400,000 visitors a year to the area’s outdoor recreation and culture sites . Influenced by the 
adjacent ski slopes, trails, and outdoor features, Ketchum is a mixed-use hub of the north 
Wood River Valley and draws service sector workers from nearby cities and points as far 
south as Twin Falls.  

From a walkability perspective, Ketchum has a well-connected street system in the down-
town core with sidewalks on both sides of many streets. Some streets have sidewalks on 
only one side and fringe areas are lacking in connected sidewalks. The Wood River Trail bi-
sects the city and provides connections to recreational areas to the north and south, as well 
as the cities of Hailey and Bellevue to the south. Ketchum also has multi-use sidepaths 
along several roadways linking to the Wood River Trail.  

From an accessibility perspective, many street corners lack modern curb ramps and some 
streets are still lacking curb cuts. The City of Ketchum is working to retrofit many of these 
street corners with new curb ramps and recently completed a sidewalk project along the 
west side of Warm Springs Road to 9th Street. This addition to the walking network pro-
vides a connection to residential, commercial and industrial areas in the northwest sector 
of the City and provides for safer routes for school children to the Hemingway School, At-
kinson Park, and YMCA. Main Street (State Highway 75) remains a physical and mental bar-
rier to cross-city walking and bicycling, even with full traffic signals at Sun Valley Road, 5th 
Street and 1st Street, as well as a Rectangular Rapid Flashing Beacon crossing at 4th Street.  

The group of attendees identified the following locations as focus areas for continued in-
vestment in walkability within Ketchum:  

• Main Street Crossings at River Street, 2nd St, 4th Street and 6th Street;  
• East Street at 5th Street and Sun Valley Road;  
• Warm Springs Road between 10th Street and Saddle Road;  
• Main Street (SH 75) at Warm Springs; and 
• The “Gem Streets” south of downtown along Main Street.  

The following pages contain profiles of these locations and recommended improvements at 
either an intersection or corridor level. The recommended treatments, while location spe-
cific, may be used as test cases for implementation in other areas of the city.  The Resources 
section contains links to salient FHWA and other design guidelines to support these recom-
mendations.  

“Well-connected neighborhoods 
and places encourage social  

interaction and gatherings, allow 
outdoor experiences to be more 

spontaneous and accessible,  
decrease pollution, and promote 

healthier lifestyles through  
walking and bicycling.”             - Ketchum Comprehensive Plan 
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Ketchum, Idaho: Through the Looking Glass 

Main Street (SH 75) Crossings 

Upgrade unsignalized crossings to include RRFBs, 
similar to 4th Street. Track use trends to deter-
mine if both crossings need RRFBs or if one side 
is preferred. Patterns may shift over time.  

Leadville Ave 

Washington Ave 
Su

n 
Va

lle
y 

Rd
 

Request ITD alter pedestrian crossing signals to  
automatically provide a WALK signal rather than  
requiring use of the push button for people crossing side 
streets in crosswalks parallel to SH75.  

See page 4 for detailed  
recommendations on 4th Street 
intersection 
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Ketchum, Idaho: Through the Looking Glass 

Resources  
Manual on Uniform Traffic Control Devices (MUTCD) 

• See Chapters 3B, 4E, 4F, 6D, 7 for pedestrian-focused elements. Chapter 9 is bicycling-
focused.   

• http://mutcd.fhwa.dot.gov/htm/2009r1r2/html_index.htm 
Public Right of Way Accessibility Guidelines (ADA PROWAG) 

• Chapter R3 contains Technical Requirements discussed in the workshop 
• https://www.access-board.gov/guidelines-and-standards/streets-sidewalks/public-rights-

of-way 
Designing Sidewalks and Trails for Access 

• Contains illustrations and simpler language on ADA requirements 
• https://www.fhwa.dot.gov/environment/bicycle_pedestrian/publications/sidewalks/  

Walkable America Walkability Checklist 
• http://www.walkableamerica.org/checklist-walkability.pdf 

Pedestrian Road Safety Audit Prompt Lists 
• http://safety.fhwa.dot.gov/ped_bike/tools_solve/ped_rsa/ 

AARP Walk Audit Tool Kit (and Leader Guide) 
• http://www.aarp.org/livable-communities/getting-around/info-2014/aarp-walk-audit-tool-

kit.html 
FHWA PEDSAFE Countermeasures (How to address problems) 

• http://www.pedbikesafe.org/PEDSAFE/index.cfm  
Pedestrian & Bicycle Information Center – Data and Resources 

• http://www.pedbikeinfo.org/data/ 
Walk Friendly Communities 

• http://www.walkfriendly.org/ 
FHWA Small Town and Rural Multimodal Networks Guide 

• http://ruraldesignguide.com/ 
FHWA Guidance on Rectangular Rapid Flashing Beacons 

• https://mutcd.fhwa.dot.gov/resources/interim_approval/ia21/index.htm 
FHWA Guidance on Mini-Roundabouts 

• https://safety.fhwa.dot.gov/intersection/innovative/roundabouts/fhwasa10007/ 
Streetmix: Website to design your own streets 

• https://streetmix.net/ 
  

 

Project Consultants 

Chris Danley &  
Don Kostelec, AICP 
Vitruvian Planning  
Boise, Idaho 



  

 

 
 

 
 
 

CITY OF KETCHUM, IDAHO TRAFFIC AUTHORITY MEETING MINUTES 
Thursday, August 8, 2019 9:00AM 

Ketchum City Hall Council Chambers 
480 East Avenue North 

Ketchum, Idaho 
 
 

Present:  Suzanne Frick, City Administrator 
                David Kassner, Ketchum Chief of Police 
             Brian Christiansen, Director of Streets & Facilities 
       John Gaeddert, Director of Planning & Building 
            Michael David, Councilmember  

                    Joseph Meek, ITD Traffic Engineer 
                    Steve Cook, AIA, Ketchum resident 
                    Steve Morcone, Ketchum resident 
                    Jeff Loomis, Galena Engineering 
                    Kelli Trapp, Recording Secretary 

  
 
1.  Opening of Meeting 
     Meeting called to order at 9:05 AM by City Administrator Suzanne Frick 
 
New Business 
 
2.  Adoption of Minutes 
     July 11, 2019 
 
MOTION: 
Motion to approve the minutes of June 13, 2019 
MOVER:  John Gaeddert 
SECONDER:  Dave Kassner 
All in favor 
 
Action Items 
 

3.  Discussion with Joe Meek, ITD Traffic Engineer about a Ped Scramble at SV Road and Main St (photo attached) 
     Joe Meek explained the functions of a Ped Scramble and stated that he’s seeing a large amount of pedestrian traffic and  
     tourist activity on Main Street.  He would like to get everyone around town safely and get freight across and through town as  
     well. He is having trouble lining up the time west bound on Sun Valley Rd as many drivers and pedestrians are confused. For that  
     reason, he is looking at a Ped Scramble at that intersection. The PED Scramble could be linked to the HAWK system on River St.  
     Meek explained that he cannot coordinate those signals with RFB’s and with RFB’s there is no control over them. Meek said that  
     a Ped Scramble is a good solution that would work with the HAWK. Meek added that he would like to see how it works on Sun  
     Valley Rd and if it attracts more pedestrians and then see how it could work at other locations.  
      
4.  Discussion with Joe Meek on a possible HAWK system at River St (for the Ketchum Boutique Hotel) that could be  

         coordinated with the signal (photo attached) 
    Meek explained a HAWK system. HAWK stands for High Intensity Activated Crosswalk and is pedestrian activated. Meek said he     
    believes that a HAWK system will help keep pedestrians safer in getting them around town. When a pedestrian is at River St, they  
    can activate the HAWK which will stop traffic and show a hand symbol and then begin a countdown and talk to the signal at  
    Sun Valley Rd. Frick asked if there is something that we can have that would sense when cyclists approach the HAWK, so they  
    don’t have to get off their bike and press the button in order to cross. Meek said yes, he can set something up so it can sense  
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     when someone is there. Meek said the hardware would go up and over in the driver’s lane and we would need the hardware at  
     River and 6th.   
 
5.  Adding a “Not A Through Street” sign at 1st St and East Avenue near the alley at Cristina’s Restaurant for safety issues  
    brought by Steve Cook, AIA (photo attached) 
    Steve Cook, AIA spoke about the speeding vehicles down the alley by Cristina’s Restaurant progressively getting worse. Cook  
    said that it has reached a level of urgency. Cook stated he sees a lot of people using the alley to avoid the stop sign at 2nd and  
    East Avenue. Vehicles come speeding down the narrow alley and it has turned into a dangerous situation. Cook suggested  
    placing a large “Not A Through Street” sign near the alley at Cristina’s Restaurant by East Ave. The Group discussed  
    various options along with the pros and cons of each. Jeff  Loomis spoke about the traffic study they did when removing the stop  
    sign at 1st and East Ave. Since then there has been more development and traffic, Loomis stated. The Group decided on putting  
    up three stop signs; one at  the south end of the alley by Cristina’s Restaurant, one at 2nd Ave northbound and one coming down  
    the alley at 1st Ave.  
 
MOTION:   
Motion to install three stop signs; one at  the south end of the alley by Cristina’s Restaurant, one at 2nd Ave northbound  
and one coming down the alley at 1st Ave  
MOVER:  John Gaeddert 

    SECONDER: Michael David 
    All in favor  

     
6.  Speed concerns on Bird Dr brought by Ketchum City Council President Michael David 
     Bird Drive resident Steve Marcone said that Bird Drive is the longest stretch of road with no controls and a lot of speeding is going  
     on there. The Group discussed various options to control speeding on Bird Drive with Marcone. Christiansen said they could  
     measure the roadway and see if there’s enough width to paint a bike path on one side of the road. Suzanne Frick said that they  
     would try to get something in that would not impede snow removal in the winter. Frick said we should measure the street and see  
     how we can use striping.  Michael David suggested painting center lines and fog lines. Frick said that they would come up with a  
     new striping plan. Christiansen added that it could be done after chip seal. David Kassner said that he would put the speed trailer on  
     Bird Drive Friday, August 9th.  
 
7.  Bike and pedestrian safety at the bike path at the Bigwood/Zenergy driveway 
     Michael David that there were a lot of near misses at the bike path of Saddle Rd and Thunder Trail. You have to pull up so far out in  
     order to see incoming traffic. Frick said that we can do enforcement on the private landscaping there that is blocking the view of  
     oncoming traffic. Frick said after the streets have been resurfaced and we’re going to do the striping, the Group will discuss what  
     can be put there.  
 
8.  Request for an RRFB at Main and 6th brought by Shannon Allen, general manager of Hotel Ketchum   
     Frick said that since many people are staying at the hotel the bus stop there has become popular. Christiansen agreed and said that  
     one needs attention. Frick said that we would work with ITD on this for options and solutions as to how do we get pedestrians  
     across this area and what would be the most effective. Meek said that he would like to take a look at that and see what we can do to  
     make it safer. Meek will meet with the Group after he takes a look at the location as we need ITD’s approval.  
 
9.  River access on Parkway Drive brought by Ketchum Police Chief Dave Kassner 
     Police Chief Dave Kassner said that a resident who was trying to fish was turned away by a homeowner that lives nearby. Kassner  
     found railroad ties preventing anyone from accessing the area. The homeowner believes that this is private property and is blocking  
     access from the road. It is close to the end of Parkway Drive. Frick said that vacant lot is private property, but the access way is  
     public property. The Group agreed that we should put a sign there as signage would help. David added that we want people to be  
     able to access the river. We will need to order one sign that says “Parking For Public Access” there. Christiansen suggested first  
     getting the area surveyed and staked. It was clear where the access point was from the road a few years ago and now it’s very  
     vague Kassner added. Frick said that we will recommit to this and Christiansen will add this to his list.  
 
10.  Update on 1st Ave parking brought by Todd Mandeville, Ketchum Computers, 540 1st Ave N (photo attached) 
       Todd Mandeville was unable to make the meeting but sent an update to Frick and she read it at the meeting:  “The 15 minute zone  
       that was installed on 1st  Ave continues to be of benefit. The parking during construction continues to be a challenge. Now that  
       there is middle of the street parking on the north end of 1st Ave, it could be worth adding 2 hour parking to the sides of 1st  Ave  
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       between 5th  and 6th St.”  The Group discussed Mandeville’s update and decided to hold off on making any changes at this time. 
       They want to wait until the two construction projects are completed and then evaluate the conditions at that time. The Group will be  
       discussing contractor parking with the two contractors to deal with construction issues.    
 
Motion: 
Motion to adjourn at 11:15AM 
MOVER:  John Gaeddert 
SECONDER:  Michael David 
All in favor 
 
Photos for Action & Discussion Items: 
 
Photo for Action Item 3  Discussion with Joe Meek, ITD Traffic Engineer, about a PED Scramble at SV Rd & Main St 
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  Photo for Action Item Number 4    Discussion with Joe Meek on a possible HAWK system at River St (for the Ketchum      
  Boutique Hotel) that could be coordinated with the signal                                                         
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Ketchum Boutique Hotel Staff Parking Demand Analysis 

In the Parking Study as prepared by Hales Engineering and included as Exhibit B, the applicant has calculated that the hotel project will generate 
a total parking demand of 87 off street parking spaces. The applicant has proposed providing 90 total parking spaces.  

Staff Parking Demand Analysis Assumptions Pursuant to Chapter 17.125, Off Street Parking and Loading  

Pursuant to KMC §17.12.020, hotels are a commercial use permitted in the Tourist (T) Zoning District subject to the hotel development 
standards specified in KMC §17.125.050. Pursuant to Ketchum Municipal Code (KMC) §17.125.040.B, non-residential uses in the Tourist (T) 
Zoning District require 1 parking space per 1,000 gross square feet. Area measurements for non-residential uses are to computed based on the 
basis of gross floor area as defined by KMC §17.08.020 (KMC §17.125.040.A.3b) with the additional exclusion of common and public areas (Off 
Street Parking Matrix Footnote 1). While basements are not included in the calculation for gross floor area, Staff has included all employee 
housing units and back of house operation areas into the gross floor area computation for the parking demand analysis. Common areas as 
defined by KMC §17.08.020 include area of a building used for circulation. Ketchum Municipal Code does not specify whether on-site employee 
housing units are to be considered a residential or commercial use. For the purposes of the Staff Parking Demand Analysis, Staff has calculated 
the required parking spaces for the employee housing units as a component of the commercial hotel operations utilizing 1 parking spaces 
required per 1,000 gross square feet. Calculating the employee housing units under the multiple-family residential category yields the same 
parking demand.  Pursuant to KMC §17.125.040.C.1.b, food service establishments are exempt from providing off street parking in the T Zone. In 
addition to the total parking demand generated by the hotel project, the applicant will incorporate six parking spaces within the garage to offset 
the on-street parking spaces that will be eliminated within the River Street right-of-way. 

Hotel Floor Level  Gross Floor Area ( 
gross sq ft)  

1 parking space 
per 1,000 gross sq 
ft (KMC 
§17.125.040.B) 

Fractions 
Rounded (KMC 
§17.125.040.A2) 

Floor Areas Included Floor Areas Excluded  

Basement Level 1 7,628 7.628 8 Employee Rooms & 
BOH/Storage 

Parking Garage & 
Circulation  

Basement Level 2 7,134 7.134 7 Employee Rooms & 
BOH/Storage 

Parking Garage & 
Circulation  

Basement Level 3 1,150 1.15 1 BOH/Storage  Parking Garage & 
Circulation  
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Main Level 1 19,378 19.378 19 BOH, Guestrroms, Lounge, 
Lobby, Meeting Rooms A & 
B 

Circulation, Kitchen & 
Dining Room, Terraces 

Level 2 14,685 14.685 15 BOH, Guestrroms, Fitness 
Area, Warming Kitchen 

Circulation, Terrace, Patio  

Level 3 12,104 12.104 12 BOH & Guestrooms Circulation & Terrace 
Level 4 8,684 8.684 9 BOH & Guestrooms Rooftop Bar & Patio  
On-Street Parking 
Offset  

    6     

Total Parking Spaces Required  77 
 

 

Relevant Definitions (KMC §17.08.020)  

HOTEL: A building designed and used for overnight occupancy by the general public on a short term basis for a fee. Hotels shall include adequate 
on site food and beverage service with kitchen facilities, common reservation and cleaning services, meeting room space, combined utilities, on 
site management and reception services, access to all sleeping rooms through an inside lobby supervised by a person in charge no less than 
eighteen (18) hours per day, and adequate on site recreational facilities. Unless otherwise approved by the city council, occupancy periods of a 
hotel, or unit thereof, by any one person or entity with an ownership interest in the hotel, or unit thereof, shall not exceed thirty (30) 
consecutive days or exceed ninety (90) days within any calendar year, regardless of the form of ownership. A hotel room which includes cooking 
facilities shall not be considered a dwelling for the purposes of density, area and bulk regulations of this title and other land use regulations. For 
the purposes of granting height and density bonuses, a hotel building may contain other residential uses not used in connection with the hotel 
operation, so long as the total gross square footage of the hotel rooms, associated common areas, and other hotel uses outlined above 
comprises seventy five percent (75%) or more of the entire project's gross square footage. Parking which meets the definition of "gross floor 
area" shall not be counted toward the seventy five percent (75%) calculation. 

FLOOR AREA, GROSS: The sum of the horizontal area of the building measured along the outside walls of each floor of a building or portion of a 
building, including stair towers and elevators on the ground floor only, and fifty percent (50%) of atriums over eighteen feet (18') plate height, 
but not including basements, underground parking areas or open unenclosed decks. Parking areas covered by a roof or portion of the building 
and enclosed on three (3) or more sides by building walls are included. Four (4) parking stalls for developments on single Ketchum town site lots 
of five thousand six hundred (5,600) square feet in size or less are not included in the gross floor area calculation. 



COMMON AREA: The area of a building used by tenants and their guests for circulation, gathering, seating and other subordinate uses which are 
incidental and accessory to the primary uses and functions of the building. 

UNDERGROUND PARKING: An enclosed off street parking area within the lowest floor of a building; provided, that a minimum of seventy five 
percent (75%) of the ceiling surface area of such floor is not more than four feet (4') above the basement invisible plane (see illustration A on file 
in the office of the city clerk). 

 

 







Project Comprehensive Plan Analysis 

The 2014 Comprehensive Plan describes the long-term values, policies, and goals for Ketchum’s growth and 
development. Among many themes, goals and policies contained in the plan are three inter-related themes 
embodied by the proposed hotel – the importance of livable housing to grow the population of year-round 
residents and the resident workforce, sustainability (from an environmental standpoint as well as a 
community stability standpoint), and vibrancy (downtown and economic). Alignment with the 
Comprehensive Plan and references to specific goals and policies are detailed in the following sections. 

Site location and context: 

The subject development parcel is known locally as the “Gateway” parcel and has been vacant for a number 
of years. Although the parcel is zoned Tourist (as opposed to Community Core), the property is considered 
by the Comprehensive Plan to be part of “downtown” and the Comprehensive Plan classifies its Future Land 
Use designation (as well as the other three corners of the Main Street/River Street intersection) “Commercial-
Employment”. Hotel, residential use, and hospitality uses are identified as appropriate primary uses, 
especially within vertically integrated mixed-use buildings. The Comprehensive Plan notes that mixed-use 
development is appropriate in this location because it fosters an attractive pedestrian environment, 
stimulates further reinvestment, and increases transit use over time.  

The site is proximate to existing transit (Mountain Rides bus stops are located in the city block adjacent to 
the north), is walkable to other downtown services and amenities, and redevelopment of the site as proposed 
(urban-feeling massing concentrated on River Street and the Main/River intersection with the scale of the 
building tapering south as the grade drops toward Trail Creek, preservation of the Trail Creek riparian 
corridor) will enhance the experience of “having arrived” in downtown Ketchum. The hotel’s program, with 
its 100-rooms, on-site housing for employees, food and beverage services, and reservable meeting rooms 
will build on the momentum that the Limelight Hotel and the Argyros Performing Arts Center have brought 
to the vicinity, enhancing destination programs and amenities for hotel guests, hotel employees, and the 
public at large. Further, as a custom-branded boutique hotel, but within the Marriott portfolio, the hotel is 
uniquely positioned to increase year-round visitation due to its revered and extensive guest-loyalty programs.  

Lastly, the Comprehensive Plan promotes infill development and redevelopment in this area and this site, 
currently vacant and verging on blighted, is ideal for redevelopment. The Comprehensive Plan promotes 
infill and redevelopment within existing developed parts of the city because it aids in keeping the city 
dynamic, competitive, and economically viable, and it takes advantage of existing utility capacity. The 
proposed redevelopment, with its design respective of site topography and Trail Creek, is contextually 
appropriate for the neighborhood as it exists today and as it has been envisioned for the future. The 
proposed redevelopment of this parcel also furthers the Comprehensive Plan’s goal of adding residential 
density (on-site employee housing) in downtown and major transportation corridors. 

Inclusion of employee housing: 

The Comprehensive Plan speaks to the importance of providing a variety of housing options and cites 
attracting year-round population (including younger residents) and the creation of diverse, affordable 
housing types among the most challenging issues the city faces. The plan notes that “in order to maintain a 
strong economy with a base of jobs and diverse demographic of residents it is important for the community 
to provide a varied supply of housing choices” (Comprehensive Plan, pg. 9). The plan also boldly states, 
“The Ketchum Community wants the majority of people who work in Ketchum to have an opportunity to 
reside here,” and that “a diversity of housing is critically linked to a strong economy and year-round 
population.” Ketchum Municipal Code requires that hotels provide employee housing at a ratio of one 
employee bed per 4 hotel rooms (the Limelight was able to receive a waiver from this requirement, the 
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Auberge was not). At 100 rooms, the developer would be required to provide 25 “beds” for employees. 
However, the developer has proposed 30 “beds” spread out across 12 employee suites and 2 bunk units. 
Further, the developer has proposed to integrate the employee housing into the hotel building so that 
employees are able to live on-site. In doing so, the hotel will provide the largest amount of on-site 
employee housing of any development in Ketchum city limits. As such, the proposed hotel raises the bar 
and sets a precedent for the inclusion of housing that will be affordable to the workforce (as stated in the 
developer’s narrative, rental rates will be set at rates affordable to wages) while increasing the variety of 
housing types available in the city and increasing the year-round population at the same time. Additionally, 
the Comprehensive Plan supports the integration of housing within mixed-use developments, and the 
proposed hotel exemplifies this by providing workforce housing within the hotel in conjunction with the 
restaurant, bar, and hotel guest rooms. 

Vibrancy: 

As touched on in previous sections, downtown vibrancy is identified as important in the Comprehensive 
Plan. The Comprehensive Plan states, “Ketchum celebrates a vibrant arts and cultural life as a core value 
and identifier of the community,” (Comprehensive Plan, pg. 45) a vibrant, thriving downtown is seen as a 
pillar of a sustainable community (Comprehensive Plan, pe. iii), and the downtown core is viewed as 
“critical to the economic health and well-being of Ketchum” (Comprehensive Plan, pg. 8). The proposed 
hotel will offer more than just hotel rooms and amenities for guests (spa/hot tub and fitness center) – it will 
offer amenities that will draw in the public at large, beginning with the interface with pedestrians at street 
level and providing access to reservable meeting/conference rooms, ground-floor and rooftop bar/food 
service. With the recent development of the state-of-the-art Argyros Performing Arts Center and the 
Limelight hotel, this sector of downtown has been infused with new energy sparked by year-round 
performances, live music, conferences, and other public-facing events. The addition of the proposed new 
hotel will contribute to this node of activity, enabling larger professional conferences and events to take 
place (through the use of reservable conference rooms at the Limelight, Argyros, and new hotel). 
Additionally, the international draw of Marriott-loyal guests is anticipated by the developer to create an 
influx of new visitors, repeat visitors, and visitors during non-peak seasons. 

 

SUPPORTING 
SECTION SUMMARY OF COMPLIANCE WITH THE 2014 COMPREHENSIVE PLAN 

Future Land Use Category  

Commercial 
Employment  

The Commercial/Employment category predominantly provides a variety of business, 
service, arts/culture, public, hotel, motel and other types of visitor lodging, residential, 
office, and hospitality service uses. Visitor and neighborhood limited retail. Examples 
include convenience or boutique retail. Multi-family housing are also considered 
secondary uses. The Commercial/Employment district includes Warm Springs base and 
is between the downtown and River Run Plaza. The area has good access and business 
exposure from Main Street and other arterial and collector streets. The intent is to allow 
for vertical or horizontal mix of uses on sites, including some high-density residential.  

A Strong and Diverse Economy  
Policy E-1(b) 
Downtown as a 
Major Community 
Asset and Tourism 
Attraction  

The community will strive to maintain a single concentrated commercial and retail core. 
The City will reinforce the downtown core’s role as a major asset and visitor attraction 
by encouraging businesses that fit the downtown character and by developing policies, 
programs, investment strategies, and organizations that help retain downtown 
businesses.  

Goal E-3 Ketchum will continue to support our tourism and economic base.  
Policy E-3(b) 
Tourism-Related 
Land Uses, 

Continue to support tourism-related land uses and businesses including lodging 
development and venues. Support national sporting and cultural events, and strong 
marketing.  



Businesses, Events 
and Marketing  

Community Design and Neighborhoods 
Policy CD-1.1 
Unique Design 
Elements for 
Identifiable 
Neighborhoods 

Each neighborhood or district should include a mix of design elements that will reinforce 
its unique design quality. 
 

Policy CD-1.3 
Compatible Infill 
and Redevelopment 
Projects  

Infill and redevelopment projects should be contextually appropriate to the 
neighborhood and development in which they will occur. Context refers to the natural 
and manmade features adjoining a development site; it does not imply a certain style.  

Policy CD-1.4 
High-Quality Site 
Planning and 
Building and 
Landscape Design  

It is important to maintain and reinforce development quality, particularly in the built-
up community core area. New development should convey a positive image for the 
community—particularly through high quality design of residential and commercial 
buildings and resort accommodations. Each new project should be well-designed and 
attractive, and should complement surrounding land uses and existing neighborhood 
character. The City will adopt and implement more specific standards for high-quality 
site planning and building design of residential, commercial, and activity areas. 
Standards should address transitions or setbacks between different land uses, 
landscaping, quality of architecture and building materials, and pedestrian amenities.  

Policy CD-1.6 
High-Quality Public 
Spaces in New 
Commercial 
Development 

Future buildings should be designed to include public amenities, particularly public 
gathering spaces.  

Housing 
Goal H-1 Ketchum will increase its supply of homes, including rental and special-needs housing 

for low-, moderate-, and median income households. 
Policy H-1.2 Local 
Solutions to 
Attainable Housing 

The City of Ketchum will place greater emphasis on locally-developed solutions to meet 
the housing needs of low-, moderate-, and median-income households. The City further 
recognizes that such needs likely will not be met solely through private development. To 
facilitate affordable housing opportunities, the City will look to new funding 
mechanisms, and encourage a broad range of regulatory incentives and options for 
community housing. These may include unit buy-downs, unit reuse, density increases, 
and height bonuses.  

Policy H-1.4 
Integrated Housing 
in Business and 
Mixed-Use Areas  

Housing should be integrated into the downtown core and light industrial areas, and 
close to the ski base. The resulting mix of land use will help promote a greater diversity 
of housing opportunities as well as social interactions.  

Goal H-3 Ketchum will have a mix of housing types and styles.  
Policy H-3.1 Mixture 
of Housing Types in 
New Development 

The City should encourage the private sector, through land-use regulations and 
incentive programs, to provide a mixture of housing types with varied price ranges and 
densities that meet a variety of needs. The City will evaluate the use of incentives, such 
as flexibility in height, density and parking requirements to achieve greater housing 
diversity. Additionally, the City will promote the siting of higher density housing near 
public transportation, the ski base areas, shopping, and designated neighborhoods and 
districts.  

Natural Resources and Stewardship  
Policy NR4.3 
Riparian Resource 
Protection 

Riparian areas are valuable for their ecological functions, including their ability to 
enhance water quality. The City will continue to implement and enforce programs that 
protect and enhance riparian resources in Ketchum. 
 
 

Parks, Recreation, and Open Space  



Policy OS-1.4 
Public Plaza Space  

Support improvements to public streets, parking lots, and plazas that provide 
spaces for street fairs, festivals, and other gatherings. 
 
 
 

Policy OS-1.5 
Public Gathering 
Spaces  

Promote the development of public gathering spaces throughout the City as 
part of public and private development. 

Mobility 
Policy M-1.2 
Transportation 
Planning and 
Access Management 
on Highway 75 and 
Arterials 

Develop and implement a City-wide Transportation Plan. Control new curb cuts 
on Highway 75, Warm Springs Road and Saddle Road and reduce access points 
where possible (especially in the Mortgage Row area) to promote safe and 
efficient circulation. 

Policy M-1.3 
Compact 
Development and 
Housing Downtown 
and in Activity 
Centers 

Encourage compact development, mixed uses, and additional housing density in the 
downtown and in high-activity areas. This will increase opportunities for walking, 
bicycling and transit ridership and reduce vehicle traps.  
 
 
 

Future Land Use 
Goal LU-2  Support infill and redevelopment in the downtown, major activity areas and specific 

areas that can take advantage of proximity to services and transportation. 
Policy LU-2.1 Infill 
and Redevelopment 

Support intensification of land uses on appropriate infill and redevelopment sites in the 
following areas: downtown, industrial areas, St Luke’s Hospital/McHanville/Cold Springs 
Canyon, Warm Springs area, and existing neighborhoods with significant vacant parcels. 

LU-2.3 Land Use 
Patterns for a 
Dynamic and 
Thriving Downtown 

Commercial strip development along arterial streets and high intensity retail and office 
uses outside the downtown core will be discouraged, except to provide neighborhood-
scale retail and service uses.  

 



Hotels in Ketchum: Historic and Present Importance as Acknowledge by City Regulations 

Introduction 

Planned Unit Developments are used throughout the U.S. as tool for reviewing and approving dynamic 

developments, that typically combine a mix of uses within a development site, and that by their nature 

do not fit within the confines of standard zoning and subdivision regulations. Because of the dynamism 

of such proposals, and the economic, social, and other public benefits the mix of uses creates, 

communities allow such projects to deviate from the strict standards of subdivision and zoning codes. 

Planned Unit Developments allow for ‘waivers’ from code requirements through the Planned Unit 

Development (PUD) review process. Waivers granted through a PUD review process are different than 

variances from code requirements that all other types of development are entitled to apply for.  

Variances are narrowly allowed when a site-specific factor, beyond the property owner’s control and not 

caused by the property owner, prohibit a parcel of land from enjoying the same rights that other parcels 

of land in the zoning district are entitled. PUD waivers, in contrast, are special exceptions from zoning 

and subdivision requirements that projects eligible to be reviewed as PUDs are able to request in order 

to facilitate the type of multi-faceted, dynamic project that brings benefits to the community that the 

community wants.  

PUDs in Ketchum 

The City of Ketchum first enacted an ordinance allowing Planned Unit Developments in 1977 (Ord. 252) 

and established standards, purpose, and intent for PUDs in 1979 (Ord. 316). The original intent was to 

“encourage flexibility in the development of land to improve the design, character, and quality of new 

development, and to preserve open space and natural features of land” (Section 8.1, Ord. 316) for 

development primarily residential in nature and on sites 3-acres or larger. 

Over the years as Ketchum developed the ordinance evolved, allowing developments on parcels of land 

1.5 acres in size and with 30% of housing units dedicated to community housing (1998, Ord. 723), and 

allowing hotels to be eligible for review as PUDs on sites less than 3 acres in size (2002, Ord. 892).  

Tourism and hotels in Ketchum 

Ketchum has planned for and regulated land areas designated for tourism-related functions, and lodging 

for visitors and tourists, since the city’s first zoning regulations (1961, Ord. 62). Ordinance 62 created a 

Tourist (T) zoning district separate and distinct from the Business (B) and Limited Business (LB) districts. 

The Tourist district is where boarding and rooming houses, hotels, motels, resort cabins and lodges were 

allowed; these uses were not permitted in the Business or Limited Business zones. 

Notably, the parcel of land proposed by PEG to become the Ketchum Tribute Hotel was originally zoned 

Tourist by Ketchum’s first zoning ordinance and zoning map, and the former Holiday Inn (subsequently 

Alpen Rose, demolished, site of new Thunder Springs residences), River Street Inn (now a private single 

family residence) and the Tyrolean (still in operation) all had Tourist zoning designations. 

While Ketchum has formally recognized the need to have land available for tourist accommodations for 

decades, in the mid-to-late 2000s the city recognized it needed to take action to curb negative trends 

impacting the availability of local lodging options. The city’s 2006 Downtown Master Plan, a guiding 



design document recognized “….a special consideration of hotel development, a high priority for 

sustaining tourism,” and called for “prominent hotels and visitor-serving uses” at both the 

north and south entrances to downtown (Ketchum Downtown Master Plan, p. 10, 80). This was 

followed by the 2007 Gateway Massing Study, which designated the four corners of the Main Street and 

River Street intersection as appropriate for hotel development.  

 

The extent of the loss of hotel rooms in Ketchum was captured in a June 2008 city presentation that 

documented a net reduction of 228 hotel rooms between 2003 and 2007 (924 to 696 rooms), and a 

5.1% decline in Local Option Tax lodging collections from 2001 to 2005.  The presentation cited three 

hotel proposals in the pipeline at the time, Warm Springs Ranch Resort, the Bariteau project, and 

Simplot hotel project, with a total of 287 hotel rooms proposed. To date, the three referenced projects 

have not been constructed but the Limelight has come online, with 99 hotel rooms. 

 
In 2008 the city took action to incentivize the development of new hotels and adopted an ordinance 

(Ord. 1033) exempting any hotel that met the definition of “hotel” (hotel must include guest room, food 

and beverage, and other amenities) from community housing and employee housing obligations if a 

building permit was issued for the project by June 1, 2010. No hotel received a building permit by 2010 

and so the city extended the exemption (Ord. 1068) to June 1, 2012. However, the Limelight Hotel’s 

development agreement was first approved during this time period and waiving of the Community 

Housing obligation was granted consistent with the zoning code exemption. The city further incentivized 

construction of the Limelight Hotel by approving a waiver for on-site employee housing as well. 
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WRITTEN DESCRIPTION OF DEVELOPMENT

SCHEMATIC DESIGN NARRATIVE

The proposed project is a 100 guest room boutique 
hotel on a 1.08 acre site on the south-west corner of 
River and Main Street.  Referred to as the ‘Gateway 
Hotel’ site in the Ketchum Master Plan, currently 
the	site	houses	multiple	vacant	commercial	office	
buildings that are in dis-repair.  This new hotel 
development will act as a gateway to downtown 
Ketchum with thoughtful attention to the approach 
and scale of the existing context, and a strong 
connection to neighboring Trail Creek.  With steep 
slopes entering town along Main Street, the building 
will terrace along with the change in grade to 
soften the mass, and create seamless transition into 
downtown.  Strong indoor/outdoor connections 
from both the guest rooms and public amenities 
will link the city fabric to the main lobby, and take 
advantage of the panoramic views from roof-top 
terraces and upper level patios above.  

PUBLIC AMENITIES
The	goal	of	this	hotel	is	to	fit	into	the	character	
and charm of Ketchum, while offering world-
class amenities for local residents and visitors from 
abroad.  Public amenities will include a main level 
restaurant and bar / lounge space with a direct 
connection to both Main and River Streets.  Public 
meeting space on this level will be situated with a 
view	down	Trail	Creek,	and	a	flexible	plan	to	allow	
various sizes of groups to make use the facility.  A 
lower level meeting space is schematically planned 
directly adjacent to Trail Creek with an improved 
outdoor space next to the natural riparian habitat.  
On	the	fourth	floor	a	small	roof-top	bar	is	planned	
with 270 degree panoramic views from Baldy to Sun 
Valley.  This bar will have access to roof terraces 
with additional seating surrounded by rooftop 
gardens.		These	final	design	of	these	amenities	are	
still being designed, but would all be available to 
the general public as well as hotel guests.

BUILDING PROGRAM SUMMARY

Primary components of the new building include:

Public Amenities - Indoor

 Lobby    

 Restaurant / Lounge    

 Meeting Space - Level 01       

 Roof-top Bar     

Public Amenities - Outdoor

 Restaurant Patio

 Lounge Terrace   

 Roof-top Bar Patio | Level 04

 Roof-top Bar Terrace | Level 03  

Guest Amenities

 100 Guest Rooms    

 Fitness Center    

 Outdoor Terrace | Hot-tubs  

Employee Housing | 30 Beds

 12  Employee Suites 

 2 Employee Bunk Rooms  

Support Spaces    

Offices	|	BOH	|	Storage	 										

Parking Garage | 102 Stalls      

Circulation    

Total NSF               

Total GSF                   

1,681 NSF

4,047 NSF

2,522 NSF

 1,336 NSF

1,185 NSF

978 NSF

1,672 NSF

3,008 NSF

25,603 NSF

1,039 NSF

3,277 NSF

10,346 NSF

3,410 NSF

9,262 NSF

41,184 NSF

17,789 NSF

127,569 NSF

 139,295 GSF
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GUEST AMENITIES 
This hotel will offer 100 guest rooms with a mix of 
standard and suite room-types at a boutique hotel 
price point.  Each room will have a prime view of 
the surrounding landscape, with operable windows 
and various patios / Juliet balconies for patrons to 
enjoy the views.  The second level of the hotel will 
include a large outdoor terrace oriented towards 
Baldy with appetizer and bar service for guests, as 
well as two large hot-tubs viewing over Trail Creek.  
A	gracious	fitness	center	will	be	directly	adjacent	to	
the patio with fully operable sliding glass doors that 
open onto the terrace during nice weather

EMPLOYEE HOUSING
On-site housing will options will be provided to 
a percentage of employees to help offset the 
demand and cost of rental housing in the Ketchum 
area.  The goal with this housing is to provide a 
quality product to draw high caliber employees 
wanting to live in downtown Ketchum.

SUPPORT SPACE
Offices,	service	spaces,	storage	and	a	below-grade	
parking garage will be designed to have minimal 
impact on public and guest experiences in the 
hotel.  These necessary program elements will be 
designed to adequately support the hotel function 
and create a healthy work environment for the 
employees.  

S ITE AERIAL

RIV
ER

 S
TR

EE
TM

AIN STREET
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ARCHITECTURAL CHARACTER

The hotel site has an approximately 30 foot 
elevation change from Trail Creek to River Street, 
with a healthy, tall tree canopy to the South and 
the recently developed Limelight Hotel to the North.  
In response to the steep conditions of the site, the 
building mass is being broken into smaller volumes 
that terrace and step with the topography to break 
down the scale as it moves towards Trail Creek.  
These steps in mass create a series of opportunities 
for green-roofs and outdoor terraces to continue 
to reinforce the connection of the building to the 
surrounding landscape.

A base of employee housing program will be on 
the hotel lower level running along Main Street 
down to Trail Creek.  Again, strong indoor / outdoor 
connections from these spaces will be provided.

CONCEPT SKETCH

On the street-level of River and Main, the elevation 
will be transparent and inviting to the public, with 
guest rooms stacked above viewing down-town 
Ketchum, Sun Valley, and Baldy depending on their 
orientation.

One capstone of this project will be the panoramic 
rooftop bar on the south side of the fourth level.  
Architecturally minimal in its appearance, this bar 
will have views in all directions and is oriented to 
provide year-round service.

Materiality of the building be still in development, 
but	will	be	selected	to	fit	the	diverse	context	of	rural	
Idaho and Ketchum architecture.  A mix of stone, 
wood, steel, and glass will be balanced to accent 
the architecture and compliment the diversity of 
downtown.



DEVELOPMENT PLAN
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8 Ketchum Tribute Hotel | Pre-Application Design Review Submittal

DEVELOPMENT PLAN

The development of the Ketchum Boutique Hotel 
is	an	influential	project	in	the	further	growth	and	
economics of the City of Ketchum.  We plan to 
make this a successful project through transparent 
communication with the community and the city.  
Creating a sustainable landmark in the community 
that everyone is proud of and wants to enjoy is our 
goal.  We intend to be creative and bring solutions 
to a complicated site that will be thoughtful and 
well developed

There are many steps to a well executed, 
collaborative development process.  Our plan for 
this is as follows:

	-	Working	proactively	with	city	officials	and	
planning department to make sure all issues are 
vetted and resolved.

 - Maintaining an open dialogue with the 
community to increase awareness and local 
involvement

- Offering public amenities and employee housing 
stock to add to the already vibrant community feel 
in Ketchum.

 - Focusing on sustainable design, construction, 
and execution with programs to recycle materials 
from the demolition of existing structures as well as 
recycling materials throughout the construction 
process.

 - Working with a contractor that is familiar with 
Ketchum City standards and works well with the 
community.



PROJECT ANALYSIS | SOCIAL IMPACT STUDY
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PROJECT ANALYSIS | SOCIAL IMPACT STUDY

MARKET STUDY
Part of creating a successful product involves 
performing	a	specific	market	study	on	what	is	and	
is not working in the community, and adjusting the 
development plans accordingly.  The following is 
part of the recently completed professional market 
study:

 - Recent $35 million airport renovation has 
increased	traffic	by	26.9%	in	2014,	and	16.5%	in	
2016.  Project property is 11 miles north of the 
airport, and one of the most prominent possible 
lodging destinations when entering the town.

 - Newly renovated Performing Arts Center is 
expected to host more than 260 events per year, 
including conferences, receptions, and weddings.  
It is also expected to partner with local hotels for 
conference space and lodging packages

 - The town is growing and an increase in off-season 
activity is helping boost year-round demand.  
Oct.	25th	2018,	Hotels.com	reported	91%	room	
occupancy during Jazz Festival

	-	Boutique	Service	Hotel	model	provides	flexibility	
to offer amenities to drive RevPar when demand is 
there, but dial back service levels in the off-season 
to reduce operating costs.

	-	A	strong	international	hotel	brand	affiliation	will	
create a strong destination driver that does not 
exist in the Sun Valley area yet.  This will generate 
increased	business	and	demand	that	is	difficult	to	
quantify.

	-	The	hotel	will	be	the	first	‘4-star’	branded	property	
in the Sun Valley Resort Area.

 - The hotel will offer a restaurant with a lounge that 
will	open	for	breakfast	and	dinner	with	the	flexibility	
to be open for lunch during peak seasons or if 
demand exists.  The restaurant & lounge should be 
a vibrant atmosphere and offer a variety of light 
appetizers, as well as a full menu featuring unique 
and	creative	dishes.		The	hotel	will	have	flexibility	to	
accommodate groups and events.  

	-	The	hotel	will	offer	flexible	meeting	and	event	
space to accomplish both group meetings 
and social events.  Based on our research and 
interviews, we believe that the property would 
have an excellent opportunity to accommodate 
wedding groups as well.

BRANDING CONSULTANT
A branding consultant has been engaged on 
this project to study the diverse experiences and 
various environments that exist in Ketchum to help 
inform the owner and design team on what makes 
Ketchum unique, and how to harness that to create 
a	project	that	fits	into	the	cultural	fabric	of	town.		
This team has been spending time in the greater 
Sun Valley area to determine what elements of this 
project can compliment the beautiful landscape 
and comfortable atmosphere.

As part of the next submittals to the Planning 
Department and Commission, a full branding 
package will be submitted with an explanation of 
the feel, materiality, and story that this Boutique 
Hotel will bring to downtown Ketchum. 

SOCIAL EFFECT
The primary goal of the Ketchum Boutique Hotel is 
to have a positive, sustainable, and lasting impact 
on	the	city,	and	to	fit	in	seamlessly	with	the	culture	
of the town.  Projects that have a positive social 
impact and create an iconic destination within 
the city, will have the most positive reaction from 
the community.  We intend  for this project to 
appeal	to	locals,	those	visiting	for	the	first	time,	or	
those who have been coming to Ketchum since 
the 1970’s.  This hotel will offer several restaurant, 
bar, and meeting spaces, which will all offer 
different perspectives of the surrounding area.  
From a rooftop bar with panoramic views of the 
surrounding landscape, to meeting rooms just 
outside the canopy of Trail Creek, this Boutique 
Hotel will offer something for everyone in the 
community to enjoy.
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ECONOMIC | FISCAL EFFECT
Based on our recent market study, there is an 
increasing trend in year-round travellers visiting the 
area, drawn to seasonal recreation opportunities, 
performing arts events / festivals, and various 
conferences, meetings, and corporate retreats.  
This hotel will be a boutique brand, but tied to 
companies with global reach, that can potentially 
expand the exposure and visitor draw to the 
area.  These new visitors will add tax revenue to 
the local businesses from restaurants, bars, shops, 
and markets.  This larger network can also draw 
corporate groups during ‘slack’ seasons and help 
equalize the shifts in the small town economy.  The 
development of the hotel will result in the direct 
investment of over $500,000 in state and city fees 
and #30 million in construction activity.  We project 
the operating hotel will generate approximately 
$1 million in combined annual property and sales 
taxes.  The indirect ecnomic impacts are more 
difficult	to	quantify,	but	they	will	also	be	significant

ENVIRONMENTAL EFFECT
Responsible development requires a thoughtful, 
sustainable approach to design, construction, 
and operations.  This project design will integrate 
a high performance building envelope to ensure it 
operates	efficiently	and	effectively	to	minimize	its	
environmental foot-print and utility demand during 
day to day operations in the mountain climate of 
Ketchum.  In addition to building design, the hotel 
operations team plans on integrating sustainable 
practices in their maintenance and house-keeping 
programs, and including a thorough recycling 
program for all employees and guests.  The overall 
intent of the project is to be as sustainable as 
economically possible to minimize environmental 
impacts and effects. 
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OVERVIEW
We have actively been working with the Ketchum 
Planning Staff to create a project that is aligned 
with the priorities of the community of Ketchum 
and that is compliant with the Ketchum 2014 
Comprehensive Plan. From the opening statement 
“A New Way Forward” (p. iii) priorities are set for a 
sustainable future and the Ketchum Boutique Hotel 
is aligned with, and assists in meeting the goal of 
almost every bullet point including: 

• Becoming a more year-round community – the 
Ketchum Boutique Hotel will increase tourism 
visits during the peak and shoulder seasons 
through the marketing engine of a sstrong 
international hotel brand with a loyal customer 
base, including those using points to visit unique 
destinations such as Ketchum, ID.

• Increasing employment opportunities – the 
Ketchum Boutique Hotel will create over 100 
new full and part time staff positions and will 
house	30%	of	those	new	employees	in	the	on-
site employee apartments.

• Creating a greater variety of housing options 
– The boutique hotel will provide on site 
employee apartments, we also will have 2 
employee dorm suites that will provide 30 beds.

• Expanding tourism opportunities – the Ketchum 
Boutique Hotel will be a destination property, 
with amenities and a level of service that will 
create a very loyal customer base of returning 
guests and become a highly sought after 
destination in Marriott’s collection of Western 
Mountain Resort properties.

• Providing transportation options that are an 
alternative to use of the automobile - the 
Ketchum Boutique Hotel guests will have the 
opportunity to take full advantage of the 
walkable nature of downtown and not add to 
the	vehicle	traffic	load	on	Ketchum’s	streets.	
Guests of the hotel can anticipate a seamless 
airport, to hotel, to recreation destination, 
experience without the need of a personal 
vehicle while visiting downtown Ketchum. 
An airport courtesy shuttle will be provided 
and hotel guest will also have a courtesy 
shuttle available to provide access to the Sun 
Valley Resort mountain bases and other visitor 
destinations during their stay.

• Encouraging local buying and locally-grown 
food – the architectural massing of the 
Ketchum Boutique Hotel has created multiple 
outdoor roof terraces, we will work with the 
future chef of the restaurant to explore rooftop 
box gardens that would produce on site 
some of the herbs and vegetables used in 
the	restaurant.	Locally	grown	seasonal	flowers	
will be provided in the main lobby, restaurant 
and other public spaces and locally-sourced 
ingredients will be used in the restaurant when 
possible.

• Establishing new public amenities	–	the	flagship	
amenities of the Ketchum Boutique Hotel will 
include: a unique restaurant, a roof top bar with 
views of Bald Mountain and Dollar Mountain, 
and meeting and banquet spaces available to 
host community events.

PROJECT ANALYSIS | KETCHUM COMPREHENSIVE PLAN



13

The Ketchum Boutique Hotel contributes to all 10 of 
the 10 Community Vision and Core Value primary 
objectives:

1. Strong and Diverse Economy – New 
internationally	branded	flagship	hotel	-	

2. Vibrant Downtown	-	Downtown	core	infill	with	
destination public amenities -

3. Community Character – by Enhancing the 
Southern Gateway with a new architectural 
landmark -

4. A variety of Housing Options – 12 on site rental 
apartments, 2 dorm suite apartments with 30 
beds -

5. Environmental Quality and Scenic Beauty – 
public amenity spaces take advantage of 
scenic vistas with indoor and outdoor spaces, 
the hotel’s massing has been coordinated to 
preserve vistas of Bald Mountain from Main 
Street for both vehicular and pedestrian north 
bound	traffic	entering	downtown	Ketchum;	as	
a new architectural landmark that thoughtfully 
integrates with its neighboring building forms 
and uses -

6. Exceptional Recreation Opportunities – the 
hotel will support recreation opportunities 
through its marketing efforts that will attract 
guests interested in those opportunities and 

then through on site gear storage, on site 
gear rentals, and an adventure concierge 
coordinating tours and excursions for guests - 

7. Well Connected Community – the downtown 
location will leverage Ketchum’s walkable 
downtown, guests will have walking paths 
through the site landscaping to viewpoints 
of Trail Creek (located outside of the riparian 
zone) -

8. Enliven the Arts and Culture – the hotel will 
provide public banquet and meeting spaces 
to host cultural events, live music from local 
musicians may be provided in the restaurant 
and rooftop bar, the restaurant will be a unique 
culinary destination.  We would also like to 
showcase local artists work throughout the 
hotel -

9. Working as a Region – the hotel will be a high 
quality thoughtfully planned regional landmark-

10. A “Greener” Community – the hotel will recycle 
it’s waste during construction and will have  
an	ongoing	waste	recycling	program;	the	
hotel will have green roof areas that reduce 
storm	water	runoff	lessening	peak	flows	to	the	
water treatment plant, native drought tolerant 
landscape material selection and we will 
have better than code: water conservation 
features, energy conservation features, 
exterior envelope wall assemblies, and thermal 
windows and doors -

PROJECT ANALYSIS | KETCHUM COMPREHENSIVE PLAN
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The Ketchum Boutique Hotel also aligns with the 
following Goals:

ECONOMY 

E-1(b) – Downtown as a Major Community Asset 
and Tourism Attraction 

Compliance: The Ketchum Boutique Hotel 
leverages Downtown Ketchum as a destination 
with a location that enhances walkability and 
(along with the adjacent entitled but unbuilt hotel) 
completes the buildout of the 2007 Gateway 
Scale and Massing Study. We are creating new 
flagship	destination	with	amenities	that	will	draw	
tourists and locals to downtown including: a unique 
restaurant with a locally curated atmosphere and 
menu, meeting rooms and the only public 4th level 
panoramic rooftop bar in Ketchum.

E-3(b) Tourism-Related Land Uses, Businesses, 
Events, and Marketing

Compliance: the Ketchum Boutique Hotel 
completes the 2007 Gateway Scale and Massing 
Study, it will complete the intersection of Main 
Street and River Road as the hospitality gateway 
to downtown Ketchum. As a Marriott branded 
property the hotel will become an international 
flag	for	Ketchum	on	the	Marriott	Envoy	website	
and marketing engine, which will enhance 
and compliment any local tourism marketing 
campaigns. 

E-4(a) Balance of Business Types

Compliance: the Ketchum Boutique Hotel will add 
an additional tourism related business to downtown 
Ketchum. The hotel’s restaurant, meeting / banquet 
rooms and rooftop bar will provide recreational and 
social spaces for tourists and locals alike.

HOUSING 

H-1.4 Integrated Housing in Business and Mixed-Use 
Areas

Compliance: the Ketchum Boutique Hotel includes 
12 on site employee rental apartments (which 
include 2 dorm multi-unit suites) for a net increase 
of 30 total beds located in downtown. The 
residents of those apartments and dorms will live 
in Ketchum full time, and by having their full time 
employment	on	site,	will	reduce	vehicular	traffic	on	
Ketchum’s streets. With their downtown location 
on-site residents will also have grocery, banking, 
entertainment, and healthcare services, all within 
walking distance of their residences.

H-3.1 Mixture of Housing Types in New Development

Compliance: the Ketchum Boutique Hotel’s on 
site market rate apartments will provide rental 
housing opportunities for employees of the hotel 
in the downtown neighborhood, a location that, 
due to high land costs, would not likely support 
the development of new market rate rental 
apartments. This will add a newly developed 
affordable housing component to a Ketchum 
neighborhood that would otherwise not support the 
development of new affordable housing and will 
increase the income diversity in this neighborhood. 
The 12 on site employee rental apartments (which 
include 2 dorm multi-unit suites) for a net increase 
of 30 total beds will also provide rental price point 
diversity - with some units being at a price point 
catered to management positions and the dorms 
being set at a price point that a starting wage 
could reasonably afford.

PROJECT ANALYSIS | KETCHUM COMPREHENSIVE PLAN
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COMMUNITY 

+'�����8QLTXH�'HVLJQ�(OHPHQWV�IRU�,GHQWLÀDEOH�
Neighborhoods

Compliance: the Ketchum Boutique Hotel will be 
an	architectural	flagship	landmark	for	downtown,	
its massing has been crafted to pull back from 
Main Street so the hotel gently terraces up the 
bench towards River Road with artfully designed 
landscaping between the hotel and Main Street 
that reinforces the site as an entry portal to a 
signature mountain community.

&'�����&RPSDWLEOH�,QÀOO�DQG�5HGHYHORSPHQW�
Projects

Compliance:	the	Ketchum	Boutique	Hotel	is	an	infill	
project that takes full advantage of existing urban 
infrastructure,	after	analyzing	the	site	no	significant	
utility upgrades will be necessary to support the 
new building.  It also takes full advantage of existing 
transportation infrastructure and isolates southern 
(northern	bound)	destination	traffic	to	the	gateway	
intersection of downtown. The hotel is compatible 
with both long term master planning for its location 
and with the current developments (and entitled 
developments) for all four corners of the Main Street 
and River Road intersection. (also applies to M-1.3 
and LU1.1, LU-2.1, LU-2.3)

CD-1.4 High-Quality Site Planning and Building and 
Landscape Design

Compliance: the Ketchum Boutique Hotel will 
go through a PUD process to ensure that there is 
ample opportunity for community input in its design 
solution. The design guidelines of Ketchum will 
ensure	a	final	design	that	will	be	appropriate	to	its	
location and compatible with its neighbors. PEG 
Development, Marriott, and the Design Team, are 
fully invested in creating a community landmark 
that will be celebrated for generations to come 
as a signature building in Ketchum. The landscape 
design will be crafted with a sensitivity to local 
foliage and fauna, and will provide a natural 
environment that both elegantly frames the new 
hotel and effectively ties it to its Idaho mountain 
environment.

CD-1.6 High-Quality Public Spaces in New 
Commercial Development

Compliance: PEG Development and the design 
team have been working closely with the Ketchum 
Planning staff to identify public amenity spaces 
that	would	be	highly	beneficial	to	the	community.	
We have also worked to place those public 
amenity spaces in the premier locations in the 
building. These amenity spaces include: a unique 
restaurant with a locally curated atmosphere 
and menu, meeting rooms and the only 4th level 
panoramic rooftop bar in Ketchum. We also plan 
to provide public access to several of the rooftop 
terraces of the hotel.

CD-2.3 Night Sky Conservation

Compliance: The Ketchum Boutique Hotel will 
have	night	sky	compliant	exterior	light	fixtures	–	see	
exhibit	#7	for	fixtures	that	will	be	similar	to	those	
in	the	final	lighting	selection	of	the	hotel.	As	part	
of the PUD process at the later stages of design 
we will also provide an exterior lighting analysis to 
verify the compliance with Dark Sky lighting design 
standards.

PROJECT ANALYSIS | KETCHUM COMPREHENSIVE PLAN
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CD-2.4 Development Designed for Natural Feature 
Preservation

Compliance: The Ketchum Boutique Hotel is 
honoring its riparian setback from Trail Creek 
but celebrates it through providing pedestrian 
viewpoints along landscape pathways (located 
above	the	riparian	setback);	the	landscape	design	
will celebrate and accentuate the bench side 
location of the site – see exhibit #5. (also applies to 
NR-1.1 & OS-2.1)

&'�����(QHUJ\�DQG�:DWHU�(IÀFLHQF\�LQ�1HZ�
Development

Compliance: The Ketchum Boutique Hotel will be 
designed to meet Marriott corporate standard 
requirements for sustainable design – which exceed 
minimum industry standards for energy and water 
efficient	design.	ajc	architects	has	a	firm	ethos	of	
bringing innovative sustainable design solutions 
to all of our projects which will continue with the 
design solution for the hotel.

CD-3.1 Scenic Corridors and the Community’s Key 
Gateways

Compliance: the Ketchum Boutique Hotel will 
complete the 2007 Gateway Scale and Massing 
Study which intended to produce a southern 
gateway with a hospitality focused portal to enter 
downtown Ketchum. The hotel’s massing has been 
coordinated to preserve vistas of Bald Mountain 
from Main Street for both vehicular and pedestrian 
north	bound	traffic	entering	downtown	Ketchum.	
As a new architectural landmark that thoughtfully 
integrates with its neighboring building forms 
and uses, the Ketchum Boutique Hotel will be the 
signature entry element that has been envisioned 
in previous master plans and in the Ketchum 2014 
Comprehensive Plan. (also applies to OS-3.6)

MOBILITY
M-6.3 Bicycle Parking Facilities

Compliance: the Ketchum Boutique Hotel will 
feature gear storage facilities for guests that will 
provide bicycle storage.  Bicycle parking will also 
be accommodated in the site plan design.

PROJECT ANALYSIS | KETCHUM COMPREHENSIVE PLAN
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APPLICATION OF STANDARDS 16.08.080

Planned Unit Development (PUD) 
Standards of Evaluation 

EVALUATION STANDARDS: 16.08.080 
 

The standards set forth in this section shall apply to review of all PUD conditional use permit applications. The standards shall 
be used to review and evaluate the proposal in comparison to the manner of development and effects of permitted uses and 

standard development allowed on the property in question. Modification or waiver from certain standard zoning and 
subdivision requirements may be permitted subject to such conditions, limitations and/or additional development standards, 
pursuant to section 16.08.130 of this chapter, as the city council may prescribe to mitigate adverse impact at the proposed 

planned unit development, or to further the land use policies of the city, or to ensure that the benefits derived from the 
development justify a departure from such regulations. Where the city council determines that conditions cannot be devised to 

achieve the objectives, and/or the standards contained in this chapter are not met, applications for conditional use permits 
shall be denied. The city council shall make findings that each of the following evaluation standards have been met. The 

evaluation standards are as follows: 
Code Section City Standards and Applicant Comments 
16.08.080.A  Minimum lot size of three (3) acres. All land within the development shall be contiguous except 

for intervening waterways. Parcels that are not contiguous due to intervening streets are 
discouraged. However, the commission and the council may consider lands that include 
intervening streets on a case by case basis. The commission may recommend waiver or deferral 
of the minimum lot size, and the council may grant such waiver or deferral only for projects 
which: 

1. Include a minimum of thirty percent (30%) of community or employee housing, as 
defined in section 16.08.030 of this chapter; 
2. Guarantee the use, rental prices or maximum resale prices based upon a method 
proposed by the applicant and approved by the Blaine County housing authority and/or 
the Ketchum city council; and 
3. Are on parcels that are no less than one and one-half (11/2) acres (65,340 square 
feet). Application for waiver or deferral of this criteria shall include a description of the 
proposed community or employee housing and the proposed guarantee for the use, 
rental cost or resale cost. 
4. For a hotel which meets the definition of "hotel" in section 17.08.020, "Terms 
Defined", of this code, and conforms to all other requirements of section 17.18.130, 
"Community Core District (CC)", or section 17.18.100, "Tourist District (T)", of this code. 
Waivers from the provisions of section 17.18.130 of this code may be granted for hotel 
uses only as outlined in section 17.124.040 of this code. Waivers from the provisions of 
section 17.18.100 of this code may be granted for hotel uses only as outlined in section 
17.124.040 of this code. 

Comment Our current site is comprised of the following lots: Lot 1  - 280 E River St - Block 82 = 0.136 Acres, 
Lot 2 260 E River St - Block 82 = 0.138 Acres, Lot 3 - 251 S Main St - Block 82 = 0.810 Acres; Total 
= 1.048 Acres. The (3) sites will be combined into one in a lot consolidation that is being submitted 
concurrently with this PUD submittal. We do not meet the minimum standard of (3) acres but as 
a “hotel” we do meet exception 16.08.080.A.4 and conform to all other requirements of 
17.18.100. The site is also similar in size to the 1.1 acre site of the currently entitled hotel 
development across Main Street at 300 E River Street. 

16.08.080.B The proposed project will not be detrimental to the present and permitted uses of surrounding 
areas. 

Comment The proposed hotel project is consistent with the current (T) Tourist District zoning and is a 
permitted use. The site was defined as site 2 in the 2007 Gateway Scale and Massing Study and 



19

APPLICATION OF STANDARDS 16.08.080

was identified as a priority urban infill site for potential hotel development. The site will be 
surrounded by urban infill hospitality focused uses. The Limelight Hotel is located directly 
across River Street to the North West. The Best Western Hotel is located directly North across 
the intersection of Main Street and River Street. An Entitled Future Hotel is located directly 
across Main Street to the North East. The Sun Valley Board of Realtors is located in a 
commercial building directly West of the site at 200 River Street. The site is bordered by 
commercial uses to its North, East, and West and is separated from the multifamily residential 
uses to the South by Trail Creek. 

16.08.080.C The proposed project will have a beneficial effect not normally achieved by standard subdivision 
development. 

Comment Also please see Narrative #2. 
 
The proposed hotel will bring significant economic and public amenity benefits to Ketchum and 
would not be achievable on this site without the PUD process. Economic benefits include 100 
new hotel rooms that will be booked through the international reach of the internationally 
recognized hotel brand’s reservation network. The hotel will feature many amenities to the 
public such as a street front restaurant and lounge, banquet/meeting rooms, and a roof top 
bar with panoramic views of Bald Mountain and Dollar Mountain. The hotel will also provide 25 
on site housing beds for hotel employees in a mix of traditional apartments and dorm style 
apartment units. 

16.08.080.D The development shall be in harmony with the surrounding area. 
Comment The proposed hotel is congruous with its surrounding commercial neighbors. Great attention 

has been paid during the massing study and early design effort to respect the priorities of the 
2014 Ketchum Comprehensive plan – this is reflected in the project’s footprint pulling back 
from Main Street and in breaking down the scale of the structure with multiple architectural 
mass forms. The hotel features many outdoor living opportunities including guest terraces and 
balconies, public terraces, the South West facing amenity courtyard on level 2, and in the 
rooftop terrace that surrounds the rooftop bar. These outdoor spaces are designed to blur the 
line between interior and outdoor spaces for the hotel guests and visiting public patrons. 
Outdoor views have also been a high priority in the design of the hotel, positioning program 
elements where best able to take advantage of key vistas. The hotel honors the riparian 
setback of Trail Creek but also will provide pedestrian pathways across the site landscaping to 
viewpoint areas overlooking Trail Creek (set outside of the riparian zone setback). 
The close proximity to the downtown core will enhance walkability throughout the 
neighborhood meeting the economic and sustainable community goals of The Ketchum 2014 
Comprehensive Plan and the 2007 Gateway Scale and Massing Study. 

16.08.080.E 1. Densities and uses may be transferred between zoning districts within a PUD as permitted 
under this chapter, provided, the aggregate overall allowable density of units and uses shall be 
no greater than that allowed in the zoning district or districts in which the development is 
located. Notwithstanding the above, the commission may recommend waiver or deferral of the 
maximum density and the council may grant additional density above the aggregate overall 
allowable density only for projects which construct community or employee housing and which: 

a. Include a minimum of thirty percent (30%) of community or employee housing, as 
defined in section 16.08.030 of this chapter; and 
b. Guarantee the use, rental prices or maximum resale prices thereof based upon a 
method proposed by the applicant and approved by the Blaine County housing 
authority and/or the Ketchum city council. 
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2. Application for waiver or deferral of this criteria shall include a description of the proposed 
community or employee housing and the proposed guarantee for the use, rental cost or resale 
cost. 

Comment N/A. We are not requesting any density transfers. 

16.08.080.F The proposed vehicular and nonmotorized transportation system: 
1. Is adequate to carry anticipated traffic consistent with existing and future 
development of surrounding properties. 
2. Will not generate vehicular traffic to cause undue congestion of the public street 
network within or outside the PUD. 
3. Is designed to provide automotive and pedestrian safety and convenience. 
4. Is designed to provide adequate removal, storage and deposition of snow. 
5. Is designed so that traffic ingress and egress will have the least impact possible on 
adjacent residential uses. This includes design of roadways and access to connect to 
arterial streets wherever possible, and design of ingress, egress and parking areas to 
have the least impact on surrounding uses. 
6. Includes the use of buffers or other physical separations to buffer vehicular 
movement from adjacent uses. 
7. Is designed so that roads are placed so that disturbance of natural features and 
existing vegetation is minimized. 
8. Includes trails and sidewalks that create an internal circulation system and connect to 
surrounding trails and walkways. 

Comment Also Please see Narrative #5: Traffic Study & Parking Analysis, and Exhibit #8. 

 

We will be utilizing the following strategies to reduce the vehicular impact on Ketchum’s streets 
from this project: Guest Shuttle (airport and to local destinations), Employee Shuttle, Car Share 

Program, Employee Transit Passes, Employee, Carpool Program, Employee Alternative 

Transportation Support Facilities. 

 

Traffic - the following is a summary of key findings and recommendations: 

• All study intersections are currently operating at acceptable levels of service during 

the evening peak hour in existing (2019) background conditions. 

• The development will consist of a 100-room hotel which will have two accesses onto 

River Street. 

o One access will be an exit from the hotel porte cochere. 

o The second access will accommodate ingress and egress movements to the 

hotel parking garage, as well as be an entrance for the porte cochere. 

• All study intersections are anticipated to operate at acceptable levels of service during 

the evening peak hour with project traffic added for the 2019 conditions. 

• Future (2040) background traffic volumes were calculated based on an annual growth 

rate calculated for Ketchum City as part of a previously completed study. 

• With future (2040) background conditions, the River Street / Main Street (SH-75) 

intersection is anticipated to operate at LOS F during the evening peak hour. 

o The City may consider restricting left-turn movements from the minor 

approaches onto Main Street (SH-75) at this intersection. 

o Converting Main Street (SH-75) to a three-lane cross section with left-turn 

lanes at intersections is anticipated to result in the intersection operating at 

LOS D during the evening peak hour due to the increased number of gaps 

created by the signalized intersection at First Street. 

APPLICATION OF STANDARDS 16.08.080
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• With project traffic added to the future (2040) background traffic, the River Street / 
Main Street (SH-75) intersection is anticipated to deteriorate to LOS E. 

o The City may consider restricting left-turn movements from the minor 
approaches onto Main Street (SH-75). With left-turn movements rerouted to 
First Street, all study intersections are anticipated to operate at acceptable 
levels of service. 

• Queues on the westbound approach to the River Street / Main Street intersection are 
anticipated to extend past the Dropoff Access at times but are not anticipated to 
interfere with traffic circulation in the study area. 
Parking -  
• Current plans propose 90 subterranean off-street parking spaces at the hotel.  
• Hales Engineering recommends, that 90 off-street parking spaces are adequate to 
accommodate the anticipated parking demand. 

16.08.080.G The plan is in conformance with and promotes the purposes and goals of the comprehensive 
plan, zoning ordinance, and other applicable ordinances of the city, and not in conflict with the 
public interest: 

1. Pursuant to subsection 16.08.070D of this chapter, all of the design review standards 
in chapter 17.96 of this code shall be carefully analyzed and considered. This includes 
detailed analysis of building bulk, undulation and other design elements. The site plan 
should be sensitive to the architecture and scale of the surrounding neighborhood. 
2. The influence of the site design on the surrounding neighborhood, including 
relationship of the site plan with existing structures, streets, traffic flow and adjacent 
open spaces, shall be considered. 
3. The site design should cluster units on the most developable and least visually 
sensitive portion of the site. 

Comment Also please see Exhibit #2: Analysis / Study which contains a thorough assessment of the 
Ketchum Boutique Hotel’s compliance with the Ketchum 2014 Comprehensive Plan. 
 
PEG Development and the Design Team for the Ketchum Boutique Hotel have worked closely 
with the Ketchum City Officials and Planning Staff as we have been developing the design to 
ensure that the project conforms with the goals of the community. The hotel is aligned with 
long term planning objectives for the site and is in harmony with the Ketchum 2014 
Comprehensive plan. 
The massing has been carefully coordinated to honor its bench location by terracing down to 
follow the topography drop from River Street, those terraces then become gathering spots for 
guests and the public to enjoy the outdoor climate and take in the scenic vistas that surround 
the hotel. The massing also provides for a façade that steps in and out of plane, which is 
enhanced by a layer balconies and articulation of those forms. The building pulls back over 35’ 
from Trail Creek and has minimal visual impact on Forest Service Park. The building footprint 
near the property line is confined to a 5’ setback off of the River Street frontage where it has an 
appropriate relationship to the sidewalk and street scape. The footprint is then pulled back to 
respect the riparian setback along Trail Creek to minimize the impact of the new building 
adjacent to a natural feature. 
Site landscape design has been designed to complement the bench topography and creek bank 
features of the site. 

16.08.080.H The development plan incorporates the site's significant natural features. 
Comment The design team has identified the significant natural features of the site as being: 1) the sites’ 

location on a bench; 2) Trail Creek which boarders our South property line; 3) the 360 degree 

APPLICATION OF STANDARDS 16.08.080
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scenic views from the site including Bald Mountain and Dollar Mountain. The hotel has been 
designed to step down, following the bench topography, creating rooftop terraces that take 
advantage of the vistas available. The landscape plan includes pedestrian pathways for hotel 
guest and the public to access Trail Creek viewpoint areas set outside of the riparian zone 
setback. 

16.08.080.I Substantial buffer planting strips or other barriers are provided where no natural buffers exist. 
 Also Please see Exhibit #5 Landscape Drawings. 

 
A buffer landscape island is being provided to separate the hotel’s Porte Cochere drive being 
requested in an Encroachment Permit request that is being submitted concurrently with the 
PUD. We have a 25’ setback from Main Street that will be landscaped. We intend to have an 
outdoor dining patio at the intersection of Main Street and River Street and will have landscape 
and architectural barriers such as raised planters, raised water features, and architecturally 
integrated railings separating the dining patio from the street. We have a 25’ Riparian 
Easement along with a 10’ Utility Easement that combine to create a 35’ setback from the 
property line that boarders Trail Creek. 

16.08.080.J Each phase of such development shall contain all the necessary elements and improvements to 
exist independently from proposed future phases in a stable manner. 

Comment N/A. This project is being developed in a single development phase. 
16.08.080.K Adequate and usable open space shall be provided. The applicant shall dedicate to the common 

use of the homeowners or to the public adequate open space in a configuration usable and 
convenient to the residents of the project. The amount of usable open space provided shall be 
greater than that which would be provided under the applicable aggregate lot coverage 
requirements for the zoning district or districts within the proposed project. Provision shall be 
made for adequate and continuing management of all open spaces and common facilities to 
ensure proper maintenance. 

Comment Per table 17.12.030 we are required to have 30% open space, we currently have 44%. The open 
space provided exceeds the requirement by 14%. The open space is primarily usable, the 
building’s footprint was intentionally pulled back from Main Street to create a larger site area 
against that entrance corridor that will be fully landscaped and have pedestrian pathways that 
will be accessible to the hotel guests and the public. The landscaping will all be managed by the 
hotel operator. 
 
Total Site – 47,249 sq. ft. 
Total Bldg Footprint – 26,555 sq. ft. 
Total Unbuilt Area – 20,699 sq. ft. 
Total Unbuilt ‘Open Space’ – 44% 

16.08.080.L Location of buildings, parking areas and common areas shall maximize privacy within the project 
and in relationship to adjacent properties and protect solar access to adjacent properties. 

Comment Also please see Exhibit #1 Architectural Drawings, Exhibit #2 Sun Studies, Exhibit #3 Height 
Analysis & Compatibility Views. 
 
The Ketchum Boutique Hotel is configured along a northwest spine that has allowed for the 
building’s mass to be pulled back from the  roadway view corridor leading to Main Street. All 
onsite parking is contained below grade and will have no visual impact on the site. The hotel 
features an interior courtyard located on level 2 that faces south, the courtyard will be hotel’s 
“private” exterior amenities space that is reasonably shielded from the view of most adjacent 

APPLICATION OF STANDARDS 16.08.080



23

properties. The hotel features many architectural balcony elements that serve to create 
another layer of structure between the guests and the exterior, enhancing a sense of a 
perimeter of privacy in those guest rooms. 
The Sun Studies provided in Exhibit #2 demonstrate that the massing of the hotel will have very 
minimal shade impact on adjacent buildings, only during the December studies do any shadows 
from the hotel intrude appreciably on any adjacent properties, and in those cases the shadow 
impacts from our hotel are not any more intrusive than the affected buildings have on their 
adjacent neighbors. 

16.08.080.M Adequate recreational facilities and/or daycare shall be provided. Provision of adequate on site 
recreational facilities may not be required if it is found that the project is of insufficient size or 
density to warrant same and the occupant's needs for recreational facilities will be adequately 
provided by payment of a recreation fee in lieu of such facilities to the city for development of 
additional active park facilities. On site daycare may be considered to satisfy the adequate 
recreational facility requirement or may be required in addition to the recreational facilities 
requirement. 

Comment Also please see Exhibit #1 Architectural Drawings. 
 
The Ketchum Gateway Hotel will feature a 2nd floor rooftop courtyard with 2 hot tubs that 
feature views of Bald Mountain. The hotel will also have a fitness room that is located off of the 
rooftop courtyard. There will also be additional rooftop terraces available to the hotel guests 
and the public. We feel those amenities will adequately meet the recreational needs 
appropriate to the scale of this hospitality property. On site daycare is not being provided. 

16.08.080.N There shall be special development objectives and special characteristics of the site or physical 
conditions that justify the granting of the PUD conditional use permit. 

Comment The site is on a bench with approximately 30 feet of grad change and without the PUD process 
would not be developable as a hotel as it would have to have one building along River Street, 
and a second building at the bottom of the hotel accessible via Main Street (a curb cut that 
Ketchum City and the Idaho Transportation Department both would like to see eliminated). 

16.08.080.O The development will be completed within a reasonable time. 
Comment PEG has every intent of expeditiously moving the project through a thorough public entitlement 

process and then proceeding with the construction of the project, they are targeting a spring 
2020 construction start and a fall 2021 opening. Please see Narrative #4 Development 
Schedule. 

16.08.080.P Public services, facilities and utilities are adequate to serve the proposed project and anticipated 
development within the appropriate service areas. 

Comment The design team met with the Ketchum City department heads on 4/9/2019 and has since 
continued to work with the applicable sewer, water, power, gas, and electric utility entities 
regarding the utility needs of the hotel project. There have been no significant hurdles raised to 
providing the necessary utilities to this project. 

16.08.080.Q The project complies with all applicable ordinances, rules and regulations of the city of Ketchum, 
Idaho, except as modified or waived pursuant to this section 

Comment A concurrent Design Review Application is being submitted for Commission review, PEG 
Development and the design team feel that with the allowances granted that are being 
requested as part of this submittal process, the project meets all of the requirements of the 
municipal development requirements of Ketchum City. 
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DEVELOPMENT SCHEDULE

TARGET SCHEDULE

Entitlements | Ketchum Approval Process

 Pre-Application Planning Commission Meeting  July 29th, 2019

 Planning Commission | Full Application   August 15th, 2019

 Ketchum City Council | Full Application   October 1st, 2019

 Construction Documents | Planning Submittal   February 15th, 2020

 Final Permit Approvals     April 2020

Construction

 Construction Start - Demo | Shoring | Utilities   April 2020

 Construction Duration     16 - 18 Months

 Construction Completion     Fall 2021  

We understand that there are a lot of factors 
that could, and will affect the development 
and construction schedules.  Below are target 
project milestones that we would like to achieve 
in order to have a successful, and on-time project.  
Current assumption is that this will not be a phased 
development, and that all construction will occur 
in one continuous block of time.  Local contractors 
are currently being engaged for pre-construction 
services, and will provide more detailed 
construction schedules at a later date, including 
demolition of existing structures, excavation, public 
utilities connections, permanent shoring, vertical 
construction,	and	finished	site	work.		Anticipated	
construction duration is approximately 18 months.



27

PARKING ANALYSIS | TRAFFIC STUDY

NARRATIVE | 01.06



28 Ketchum Tribute Hotel | Pre-Application Design Review Submittal

PARKING ANALYSIS

Page 1 of 4

1220 North 500 West, Ste. 202     Lehi, UT 84043     p 801.766.4343
www.halesengineering.com

MEMORANDUM

Date: July 16, 2019

To: Nick Blayden, PEG Companies

From: Hales Engineering

Subject: Ketchum Boutique Hotel Parking Study
UT19-1441

This memorandum discusses the parking study completed for the proposed Ketchum Boutique
Hotel located in Ketchum, Idaho. The study will identify the City of Ketchum parking requirements,
the parking demand rates identified by the Institute of Transportation Engineers (ITE) and propose
methods for reducing parking demand at the proposed hotel.

Project Description

The proposed Ketchum Boutique Hotel is located on the southwest quadrant of the Main Street 
(SH-75) / River Street intersection in Ketchum, Idaho. A vicinity map of the project site is shown 
in Figure 1. The proposed hotel will have 100 guestrooms, with an onsite restaurant, bar, meeting 
space, and other typical hotel amenities. The hotel will also have on-site employee housing to 
accommodate up to 30 employees. The site plan calls for 90 off-street parking spaces in an 
underground parking garage.

A market study for the proposed hotel projects that weekend occupancy at the hotel will range 
from 42% to 93% throughout the year, with an average occupancy of 72%.

City of Ketchum Parking Requirements

The City of Ketchum parking requirements set forth for this land use in the Ketchum Municipal 
Code (KMC), Title 17, Chapter 17.125 are as follows:

Restaurant/Bar - First 5,500 gross square feet are exempt from parking requirements. Parking 
required for additional square footage at a ratio of 1 space per 1,000 gross square feet.

Hotel (Excluding Restaurant/Bar) - 1 space per 1,000 gross square feet.

���������
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Employee Housing - 0 parking space required for units under 750 square feet, 1 parking space 
required for units 751-2,000 square feet, 2 parking spaces required for units 2,001 square feet or 
more.

The City also requires that the six on-street parking spaces that will be eliminated with the 
construction of this project be offset in the off-street parking garage.

Figure 1: Site vicinity map of the project in Ketchum, Idaho

Parking Demand Rate Calculations

Hales Engineering calculated the required parking according to the rates discussed in the 
previous section. These calculations are summarized in Table 1. As shown in Table 1, the planned 
uses for this site would require 87 parking spaces. The site plan for the project identifies a supply 
of 90 parking spaces on-site; therefore, the project is overparked by 3 spaces.
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Parking Demand Management

It may be desirable to reduce the parking demand on site further. This can be accomplished by 
providing amenities and services that eliminate the need for a hotel employee or guest to use a 
personal vehicle. Hales Engineering identifies the following methods to reduce parking demand 
on site:

Guest Shuttle – Providing a shuttle between the airport and the hotel allows guests to stay at the 
hotel without parking a personal vehicle on site. The shuttle can also be used to transport guests 
to / from various locations in the area, including dining, shopping, and recreation.

Employee Shuttle – An employee shuttle can be used to transport employees between the hotel 
and an offsite location, eliminating the need for employees to drive a personal vehicle to work. 

Car Share Program – A car share program consists of having a vehicle on site that can be 
checked out by employees and guests as needed. This would provide employees and guests the 
mobility of a personal vehicle without bringing personal vehicles to the hotel site.

Subsidized Transit Passes – Providing a subsidized transit pass to employees living off site will 
allow them to travel to / from work without using a personal vehicle. 

Carpool Program – Coordinating and/or incentivizing employee carpooling will reduce the number 
of employee vehicles needed to park on site.

Alternative Transportation – Providing facilities such as bicycle storage on site will allow 
employees to use alternative modes of transportation.
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Conclusions and Recommendations

Hales Engineering makes the following conclusions regarding parking at the proposed Ketchum 
Boutique Hotel:

x Current plans call for 90 off-street parking spaces at the hotel (supply).
x KMC requires that 87 off-street parking spaces for the proposed land use (KMC 

requirement).
x It may be desirable to further reduce parking demand on site. Hales Engineering 

recommends the following measures to reduce on-site parking demand:
o Guest Shuttle
o Employee Shuttle
o Car Share Program
o Subsidized transit pass
o Carpool Program
o Alternative Transportation

x As shown, the 90 off-street parking spaces planned for this site will meet the KMC parking 
requirements.

If you have any questions regarding this memorandum, please feel free to contact us.

PARKING ANALYSIS
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EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed Ketchum Boutique Hotel
located in Ketchum, Idaho. The proposed project is located south of River Street, between Main 
Street (SH-75) and Washington Avenue.

Included within the analyses for this study are the traffic operations and recommended mitigation 
measures for existing conditions and plus project conditions (conditions after development of the 
proposed project) at key intersections and roadways near the site. Future 2025 and 2040 
conditions were also analyzed.

The evening peak hour level of service (LOS) was computed for each study intersection. The 
results of this analysis are shown in Table ES-1.

SUMMARY OF KEY FINDINGS

The following is a summary of key findings and recommendations:
x The proposed development will consist of a 100-room hotel and related amenities such 

as a restaurant/lounge, meeting space, a fitness center, and a bar. There will also be 
employee housing onsite to accommodate up to 30 employees.

x All development access will be to River Street.
o One access will be an exit from the hotel drop off area.
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o The second access will accommodate ingress and egress movements to the
hotel parking garage, as well as be an entrance for the hotel drop off area.

x Peak period turning movement count data was collected on Tuesday, April 2, 2019. 
Data from nearby ATR #68 was used to adjust the observed volumes to represent a 
typical weekday in the month of July.

Level of Service (LOS) Analysis
x First Street / Main Street (SH-75)

o Currently operating at LOS B during the evening peak hour.
o Anticipated to deteriorate to LOS D with future 2040 background traffic 

conditions.
o The addition of project generated traffic to this intersection is not anticipated to 

have significant impact on levels of service in any analysis scenario.
x River Street / Main Street (SH-75)

o Currently operating at LOS D during the evening peak hour.
o Anticipated to deteriorate to LOS F with future 2025 background traffic 

conditions.
� It is anticipated that by restricting east- and westbound left-turn 

movements the intersection will improve to LOS C.
x Redirecting displaced movements to the First Street / Main 

Street (SH-75) intersection is not anticipated to significantly 
affect operations at that intersection.

� Converting Main Street (SH-75) to a three-lane cross section with left-
turn lanes at intersections will increase the number of acceptable gaps 
for vehicles turning on to Main Street (SH-75) from River Street.

o Anticipated to operate at LOS E with future 2040 background traffic conditions.
� The City will need to determine if mitigating this poor level of service 

will be worth the required tradeoffs.
o Anticipated to deteriorate to LOS F in current conditions with project generated 

traffic added.
� Restricting left-turn movements on the east- and westbound 

approaches is anticipated to mitigate this poor level of service.
o A northbound left-turn lane would allow for turning vehicles to queue without 

blocking through traffic. However, it is not necessary to maintain an acceptable 
level of service at this intersection.

x First Street / Washington Avenue
o Currently operating at LOS A.
o Anticipated to continue to operate at an acceptable LOS in future conditions as 

well as with project traffic added.
x River Street / Washington Avenue

TRAFFIC STUDY
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o Currently operating at LOS A.
o Anticipated to continue to operate at an acceptable LOS in future conditions as 

well as with project traffic added.
x Serenade Lane / Main Street (SH-75)

o Currently operating at LOS E.
� A right-turn acceleration lane for vehicles turning right from Serenade 

Lane onto Main Street (SH-75)
� This acceleration lane could be easily accommodated with the planned 

ITD improvements to SH-75 that will result a three-lane cross section 
north of Serenade Lane and a four-lane cross section south of 
Serenade Lane.

Queueing Analysis
x The 95th percentile queues on the south- and westbound approaches to the First Street 

/ Main Street (SH-75) intersection are anticipated to extend for several hundred feet
during the evening peak hour with future 2025 and future 2040 background traffic 
conditions.

o It is recommended that the City conduct a corridor study to determine the best 
course of action to accommodate traffic on Main Street (SH-75). It is possible 
that a coordinated signal system and/or a road diet could improve traffic flow 
through the downtown area and reduce queuing throughout the corridor.

x The 95th percentile queues on the eastbound approach to the River Street / Main Street 
(SH-75) intersection are anticipated to extend for up to approximately 80 feet with 
future traffic conditions. These queues will extend past the hotel drop off access at 
times but is not anticipated to have a significant impact on traffic flows in the area.

x No additional significant queuing is anticipated.
x The addition of a northbound left-turn lane at the River Street / Main Street (SH-75) 

intersection is anticipated to result in reduced queuing on the northbound approach. 
This improvement would mitigate an existing condition and the need for it is not 
triggered by the addition of hotel generated traffic.

x Based on the anticipated 95th percentile queues, it is recommended that the left-turn 
lane on the northbound approach to the River Street / Main Street (SH-75) intersection 
be constructed with 100 feet of storage length.

Pedestrian Analysis
x It is recommended that the gaps in the sidewalk along River Street be eliminated and 

that appropriate pedestrian ramps be constructed on the southeast and southwest 
corners of the River Street / Main Street (SH-75) intersection.

x It is recommended that the pedestrian crossings on the uncontrolled north- and 
southbound approaches to the River Street / Main Street (SH-75) intersection be 

TRAFFIC STUDY
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eliminated and that all pedestrians be directed to cross Main Street (SH-75) at First 
Street, which is controlled by a traffic signal. If the City determines that these
crosswalks are necessary, it is recommended that only one crosswalk be located on 
the southbound approach and that crosswalk enhancements, such as RRFBs, be 
added to the crossing to increase pedestrian visibility and driver awareness of the 
crossing.

SUMMARY OF RECOMMENDATIONS

The following is a summary of recommendations from each analysis scenario. Recommendations 
from a “background” scenario are to mitigate existing problems, or problems that are anticipated 
in the future without the addition of traffic generated by the proposed hotel. Recommendations 
from a “plus project” scenario are to mitigate problems anticipated by the addition of hotel 
generated traffic to the roadway network. 

Existing (2019) Background

x Restrict east- and westbound left-turn movements at the River Street / Main Street (SH-
75) intersection.

x Add right-turn acceleration lane for eastbound right-turning vehicles at the Serenade Lane 
/ Main Street (SH-75) intersection.

Existing (2019) Plus Project

x No additional recommendations.

Future (2025) Background

x A corridor study is recommended to analyze Main Street (SH-75) and determine if a road 
diet (reduction from a four-lane cross section to a three-lane cross section) and or a 
coordinated signal system would be beneficial.

Future (2025) Plus Project

x No additional recommendations.

Future (2040) Background

x No additional recommendations.

TRAFFIC STUDY
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Future (2040) Plus Project

x No additional recommendations.

TRAFFIC STUDY
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I. INTRODUCTION

A. Purpose

This study addresses the traffic impacts associated with the proposed Ketchum Boutique Hotel
located in Ketchum, Idaho. The proposed project is located south of River Street, between Main 
Street (SH-75) and Washington Avenue. Figure 1 shows a vicinity map of the proposed 
development.

Included within the analyses for this study are the traffic operations and recommended mitigation 
measures for existing conditions and plus project conditions (conditions after development of the 
proposed project) at key intersections and roadways near the site. Future 2025 and 2040
conditions were also analyzed.

Figure 1: Vicinity map showing the project location in Ketchum, Idaho
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B. Scope

The study area was defined based on conversations with City staff and the development team. 
This study was scoped to evaluate the traffic operational performance impacts of the project on 
the following intersections:

x First Street / Main Street (SH-75)
x River Street / Main Street (SH-75)
x First Street / Washington Avenue
x River Street / Washington Avenue
x Serenade Lane / Main Street (SH-75)

C. Analysis Methodology

Level of service (LOS) is a term that describes the operating performance of an intersection or 
roadway. LOS is measured quantitatively and reported on a scale from A to F, with A representing 
the best performance and F the worst. Table 1 provides a brief description of each LOS letter 
designation and an accompanying average delay per vehicle for both signalized and unsignalized 
intersections. Figure 2 provides a visual representation of each LOS letter designation.

The Highway Capacity Manual (HCM), 6th Edition, 2016 methodology was used in this study to 
remain consistent with “state-of-the-practice” professional standards. This methodology has 
different quantitative evaluations for signalized and unsignalized intersections. For signalized and 
all-way stop intersections, the LOS is provided for the overall intersection (weighted average of 
all approach delays). For all other unsignalized intersections, LOS is reported based on the worst 
approach.

Using Synchro/SimTraffic software, which follow the HCM methodology, the peak hour LOS was 
computed for each study intersection. Multiple runs of SimTraffic were used to provide a statistical 
evaluation of the interaction between the intersections. The detailed LOS reports are provided in 
Appendix B. Hales Engineering also calculated the 95th percentile queue lengths for each of the 
study intersections using SimTraffic. The detailed queue length reports are provided in Appendix 
D.

D. Level of Service Standards

For the purposes of this study, a minimum acceptable intersection performance for each of the 
study intersections was set at LOS D. If levels of service E or F conditions exist, an explanation 
and/or mitigation measures will be presented. An LOS D threshold is consistent with “state-of-
the-practice” traffic engineering principles for urbanized areas.
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Table 1: Level of Service Description

Level of 
Service Description of Traffic Conditions Average Delay 

(seconds/vehicle)

Signalized Intersections Overall Intersection

A
Extremely favorable progression and a very low level of 
control delay. Individual users are virtually unaffected 
by others in the traffic stream.

0 d 10.0

B
Good progression and a low level of control delay. The 
presence of other users in the traffic stream becomes 
noticeable.

> 10.0 and d 20.0

C
Fair progression and a moderate level of control delay. 
The operation of individual users becomes somewhat 
affected by interactions with others in the traffic stream.

>20.0 and d 35.0

D
Marginal progression with relatively elevated levels of 
control delay. Operating conditions are noticeably more 
constrained.

> 35.0 and d 55.0

E
Poor progression with unacceptably elevated levels of 
control delay. Operating conditions are at or near 
capacity.

> 55.0 and d 80.0

F Unacceptable progression with forced or breakdown 
operating conditions. ! 80.0

Unsignalized Intersections Worst Approach

A Free Flow / Insignificant Delay 0 d 10.0

B Stable Operations / Minimum Delays >10.0 and d 15.0

C Stable Operations / Acceptable Delays >15.0 and d 25.0

D Approaching Unstable Flows / Tolerable Delays >25.0 and d 35.0

E Unstable Operations / Significant Delays Can Occur >35.0 and d 50.0

F Forced Flows / Unpredictable Flows / Excessive Delays 
Occur > 50.0

Source: Hales Engineering Descriptions, based on the Highway Capacity Manual (HCM), 6th

Edition, 2016 Methodology (Transportation Research Board)
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Figure 2: Visual representation of the LOS letter designations
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II. EXISTING (2019) BACKGROUND CONDITIONS

A. Purpose

The purpose of the background analysis is to study the intersections and roadways during the 
peak travel periods of the day with background traffic and geometric conditions. Through this 
analysis, background traffic operational deficiencies can be identified, and potential mitigation 
measures recommended. This analysis provides a baseline condition that may be compared to 
the build conditions to identify the impacts of the development.

B. Roadway System

The primary roadways that will provide access to the project site are described below:

Main Street (SH-75) – is a state-maintained roadway classified by the Idaho Transportation 
Department (ITD) as a “minor arterial.” Main Street (SH-75) consists of two travel lanes in each 
direction, which taper down to one travel lane in each direction south of First Street. The posted 
speed limit is 25 mph through the study area.

River Street – is a City-maintained roadway which will provide direct access to the project site. 
This roadway has one travel lane in each direction and the posted speed limit was assumed to 
be 25 mph in the study area.

C. Traffic Volumes

Daily traffic volume data were obtained from a nearby ITD automatic traffic recorder (ATR) on SH-
75 between Ketchum and Hailey (ATR #68). The 2018 average daily traffic (ADT) for each day of 
the week is summarized in Figure 3. As shown in Figure 3, the ADT on SH-75 is significantly 
higher on weekdays than on weekends. A report from the same ATR summarizing the 500 highest 
volume hours for 2018 showed that all of the 500 highest hours occurred on a weekday, and all 
but one occurred between 4:00 p.m. and 6:00 p.m. Therefore, a weekday peak hour was selected 
for analysis.

Weekday morning (7:00 to 9:00 a.m.) and evening (4:00 to 6:00 p.m.) peak period traffic counts 
were performed at the following intersections:

x First Street / Main Street (SH-75)
x River Street / Main Street (SH-75)
x First Street / Washington Avenue
x River Street / Washington Avenue
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x Serenade Lane / Main Street (SH-75)

The counts were performed on Tuesday, April 2, 2019. The morning peak hour was determined 
to be between 7:30 and 8:30 a.m., and the evening peak hour was determined to be between 
4:00 and 5:00 p.m. The evening peak hour volumes were between 15% and 25% higher than the 
morning peak hour volumes. Therefore, the evening peak hour volumes were used in the analysis 
to represent the worst-case conditions. Detailed count data are included in Appendix A.

Figure 3: 2018 day of the week ADT for SH-75

Hales Engineering made seasonal adjustments to the observed traffic volumes. Monthly traffic 
volume data from the past several years were obtained from the previously discussed ATR on
SH-75 (ATR #68) and are presented in Figure 4. As shown in Figure 4, the ADT on SH-75 is been 
highest during the month of July. Traffic volumes in April have been equal to approximately 72%
of July traffic volumes. The observed traffic volumes were adjusted accordingly to reflect turning 
movement volumes at the study intersections on an average July weekday.

The adjusted volumes were compared to turning movement count data collected at two of the 
study intersections by HDR in July 2018. This is documented in a memorandum to Ketchum City 
dated August 24, 2018. The adjusted intersections volumes at the First Street / Main Street (SH-
75) and River Street / Main Street (SH-75) intersections are between 5% and 7% higher than 
those presented in the HDR memorandum.
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To provide additional context, the daily volumes for July 2018 were plotted and presented in 
Figure 5. As shown in Figure 5, the highest daily volume of the month occurred on Friday, July 
20st. Monday, July 2nd, and Tuesday July 3rd also experience relatively high daily volumes.

Figure 4: Monthly ADT for SH-75

Figure 5: July 2018 daily volumes for SH-75

Figure 6 shows the existing evening peak hour volumes as well as intersection geometry at the 
study intersections.
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D. Level of Service Analysis

Hales Engineering determined that the River Street / Main Street (SH-75) intersection is currently 
operating at LOS D and the Serenade Lane / Main Street (SH-75) intersection is operating at LOS 
E during the evening peak hour, as shown in Table 2. The remaining study intersections are 
operating at LOS B or better. These results serve as a baseline condition for the impact analysis 
of the proposed development during existing (2019) conditions.

Table 2: Existing (2019) Background Evening Peak Hour Level of Service

Intersection Worst Approach Overall Intersection

Description Control Approach1,3 Aver. Delay 
(Sec/Veh)1 LOS1 Aver. Delay 

(Sec/Veh)2 LOS2

First Street / 
Main Street (SH-75) Signal - - - 14.3 B

River Street / 
Main Street (SH-75)

EB/WB 
Stop WB 33.9 D - -

First Street / 
Washington Avenue

EB/WB 
Stop WB 5.3 A - -

River Street / 
Washington Avenue SB Stop SB 3.5 A - -

Serenade Lane / 
Main Street (SH-75) EB Stop EB 39.0 E - -

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections. 

2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal-controlled intersections.

3. SB = Southbound approach, etc.

Source: Hales Engineering, July 2019

E. Queuing Analysis

Hales Engineering calculated the 95th percentile queue lengths for each of the study intersections. 
The 95th percentile queue on the southbound approach to the First Street / Main Street (SH-75) 
intersection was extends for approximately 260 feet during the evening peak hour. The 95th

percentile queue on the westbound approach to the River Street / Main Street (SH-75) intersection 
extends for approximately 230 feet. No additional significant queueing was observed.
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F. Mitigation Measures

The delays at the River Street / Main Street (SH-75) and Serenade Lane / Main Street (SH-75) 
intersection can be attributed to the difficulty executing a turning movement, especially a left-turn 
movement, from a stop-controlled approach onto a busy roadway. It is likely that these delays are 
only prevalent during peak periods.

The City may consider restricting east- and westbound left-turn and through movements and/or 
north- and southbound left-turn movements at the River Street / Main Street (SH-75) intersection
when delay and/or queueing reach undesirable levels. Vehicles that had previously executed 
these movements could be rerouted to the First Street / Main Street (SH-75) intersection without 
significant impacts to operations at that intersection.

There is a project planned for SH-75 that would result in a three-lane cross section between River 
Street and Serenade Lane and a four-lane cross section south of serenade lane. With the 
transition from one southbound lane to two southbound lanes at the Serenade Lane / Main Street 
(SH-75) intersection, it is recommended that the second southbound lane be constructed as a 
right-turn acceleration lane to facilitate eastbound right-turning vehicles.

A mitigated scenario was analyzed assuming that the planned SH-75 improvement project had 
been completed. With the right-turn acceleration lane at the Serenade Lane / Main Street (SH-
75) the intersection is anticipated to improve to LOS A.

This mitigated scenario also allowed for a comparison of operations at the River Street / Main 
Street (SH-75) intersection with and without a northbound left-turn lane. The addition of the 
northbound left-turn lane did not result in any significant reduction in delay on any approach. 
There was, however, a significant reduction in the 95th percentile queue on the northbound 
approach. Without the left-turn lane, the 95th percentile queue extended for approximately 230 
feet during the evening peak hour. The addition of a left-turn lane is anticipated to reduce the 95th

percentile queue to approximately 45 feet.

No additional mitigation measures are recommended at this time.
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III. PROJECT CONDITIONS

A. Purpose

The project conditions discussion explains the type and intensity of development. This provides 
the basis for trip generation, distribution, and assignment of project trips to the surrounding study 
intersections defined in Chapter I.

B. Project Description

The proposed Ketchum Boutique Hotel in Ketchum, Idaho is located on the south side of River 
Street between Main Street (SH-75) and Washington Avenue. The development will consist of a
100-room hotel and related amenities such as a restaurant/lounge, meeting space, a fitness 
center, and a bar. There will also be employee housing onsite to accommodate up to 30 
employees. A concept plan for the proposed developments is provided in Appendix C. 

The proposed land use for the development has been identified as follows:
x Hotel 100 Rooms

C. Trip Generation

Trip generation for the development was calculated using trip generation rates published in the 
Institute of Transportation Engineers (ITE), Trip Generation, 10th Edition, 2017. Trip Generation 
for the proposed project is included in Table 3.

The total trip generation for the development is as follows:
x Daily Trips: 704
x Morning Peak Hour Trips: 46
x Evening Peak Hour Trips: 51

D. Trip Generation Comparison

For comparison purposes, trip generation was calculated assuming that condominiums were 
constructed on this parcel as opposed to a hotel. Trip generation for this ultimate land use is 
shown in Table 4. As shown in Table 4, a development consisting of 80 condominiums would only 
generate 564 daily trips, but would produce the same number of evening peak hour trips as the 
proposed hotel.
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Table 3: Trip Generation

Table 4: Trip Generation Comparison

E. Trip Reduction Strategies

There are methods that can be used to reduce the number of vehicle trips generated by the 
proposed land use. These methods encourage using alternate modes of transportation or 

TRAFFIC STUDY
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increasing the occupancy of vehicles entering and exiting the site. The following trip reduction 
strategies are proposed:

Guest Shuttle – Providing a shuttle between the airport and the hotel allows guests to stay at the 
hotel without driving a personal vehicle to the site. The shuttle can also be used to transport 
guests to and from various locations in the area, including dining, shopping, and recreation.

Employee Shuttle – An employee shuttle can be used to transport employees between the hotel 
and an offsite location, eliminating the need for employees to drive a personal vehicle to work. 

Car Share Program – A car share program consists of having a vehicle on-site that can be 
checked out by employees and guests as needed. This would provide employees and guests the 
mobility of a personal vehicle without driving personal vehicles to the hotel site.

Transit Passes – Providing transit passes to employees living off site will allow them to travel to 
and from work without using a personal vehicle. A bus stop for the Mountain Rides Valley Route 
is located less than a block north of the project site allowing for convenient use of transit to travel 
to or from the site.

Carpool Program – Coordinating and/or incentivizing employee carpooling will reduce the number 
of employee vehicles driven to the site.

Alternative Transportation – Providing facilities such as bicycle storage on site will allow 
employees to use alternative modes of transportation.

F. Trip Distribution and Assignment

Project traffic is assigned to the roadway network based on the type of trip and the proximity of 
project access points to major streets, high population densities, and regional trip attractions. 
Existing travel patterns observed during data collection also provide helpful guidance to 
establishing these distribution percentages, especially near the site. The resulting distribution of 
project generated trips during the evening peak hour is as follows:

To/From Project:
x 35% North via Main Street (SH-75)
x 55% South via Main Street (SH-75)
x 10% West via River Street

These trip distribution assumptions were used to assign the evening peak hour generated traffic 
at the study intersections to create trip assignment for the proposed development. Trip 
assignment for the development is shown in Figure 7.
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G. Access

The proposed access for the site will be gained at the following locations (see also concept plan 
in Appendix C):

River Street:
x The Dropoff Access will be located approximately 50 feet west of the River Street / 

Main Street (SH-75) intersection. As the drop-off area is planned to accommodate only 
one direction of travel, it is anticipated that this access will only serve egress 
movements.

x The Garage Access will be located approximately 160 feet west of the River Street / 
Main Street (SH-75) intersection. It is anticipated that this will be a full-movement 
access.

TRAFFIC STUDY
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IV. EXISTING (2019) PLUS PROJECT CONDITIONS

A. Purpose

The purpose of the existing (2019) plus project analysis is to study the intersections and roadways 
during the peak travel periods of the day for existing background traffic and geometric conditions 
plus the net trips generated by the proposed development. This scenario provides valuable insight 
into the potential impacts of the proposed project on background traffic conditions.

B. Traffic Volumes

Hales Engineering added the project trips discussed in Chapter III to the existing (2019)
background traffic volumes to predict turning movement volumes for existing (2019) plus project 
conditions. Existing (2019) plus project evening peak hour turning movement volumes are shown 
in Figure 8.

C. Level of Service Analysis

Hales Engineering determined that the River Street / Main Street (SH-75) intersection is 
anticipated to operate at LOS F and the Dropoff Access on River Street is anticipated to operate 
at LOS E during the evening peak hour with project traffic added, as shown in Table 5. All other 
study intersections are anticipated to operate at LOS C or better.

D. Queuing Analysis

Hales Engineering calculated the 95th percentile queue lengths for each of the study intersections. 
The 95th percentile queue on the southbound approach to the First Street / Main Street (SH-75) 
intersection is anticipated to extend for approximately 320 feet during the evening peak hour with 
project traffic added. The 95th percentile queue on the eastbound approach to the River Street / 
Main Street (SH-75) intersection is anticipated to extend for approximately 75 feet. This will extend 
past the Dropoff Access at times but is not anticipated to have a significant impact on traffic flows 
in the area. No additional significant queuing is anticipated during the evening peak hour. An 
illustration of these queue lengths is shown in Figure 9.
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Figure 9: Existing (2019) conditions queueing figure

E. Mitigation Measures

As discussed in Chapter II, the poor level of service at the River Street / Main Street (SH-75) 
intersection can be attributed to the difficulty executing a turning movement, especially a left-turn 
movement, from a stop-controlled approach onto a busy roadway. Also discussed in Chapter II. ,
the City may consider restricting some or all left-turn movements at this intersection, redirecting 
left-turning vehicles to the nearby First Street / Main Street (SH-75) intersection which is 
signalized.

The poor level of service at the Dropoff Access can be attributed to vehicles on the eastbound 
approach to the River Street / Main Street (SH-75) intersection queueing past the access, blocking 
egress movements. It is anticipated that mitigating the delay and queuing at the River Street / 
Main Street (SH-75) intersection will reduce delay at this access.

A mitigated scenario was analyzed assuming that east- and westbound left-turn and through 
movements had been restricted at the River Street / Main Street (SH-75) intersection. With these 
movements restricted, it is anticipated that the River Street / Main Street (SH-75) intersection will 
improve to LOS C and the Dropoff Access will improve to LOS A.

TRAFFIC STUDY
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No additional mitigation measures are recommended.

Table 5: Existing (2019) Plus Project Evening Peak Hour Level of Service

Intersection Worst Approach Overall Intersection

Description Control Approach1,3 Aver. Delay 
(Sec/Veh)1 LOS1 Aver. Delay 

(Sec/Veh)2 LOS2

First Street / 
Main Street (SH-75) Signal - - - 19.0 B

River Street / 
Main Street (SH-75)

EB/WB 
Stop WB >50.0 F - -

First Street / 
Washington Avenue

EB/WB 
Stop EB 17.3 C - -

River Street / 
Washington Avenue SB Stop SB 3.6 A - -

Serenade Lane / 
Main Street (SH-75) EB Stop NB 7.3 A - -

Dropoff Access / 
River Street NB Stop NB 39.8 E - -

Garage Access / 
River Street NB Stop NB 4.2 A - -

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections. 

2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal-controlled intersections.

3. SB = Southbound approach, etc.

Source: Hales Engineering, July 2019
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V. FUTURE (2025) BACKGROUND CONDITIONS

A. Purpose

The purpose of the future (2025) background analysis is to study the intersections and roadways 
during the peak travel periods of the day for future background traffic and geometric conditions. 
Through this analysis, future background traffic operational deficiencies can be identified, and 
potential mitigation measures recommended.

B. Roadway Network

As discussed briefly in Chapter II. , information provided by ITD indicates that improvements are 
planned to SH-75 from Elkhorn Road to River Street. SH-75 is planned to be widened to a three-
lane cross section (one travel lane in each direction separated by a center median) between 
Serenade Lane and River Street and widened to a four-lane cross section (two travel lanes in 
each direction) south of Serenade Lane. With these changes it was assumed that the northbound 
approach to the River Street / Main Street (SH-75) intersection would consist of a left-turn lane 
and a shared through/right-turn lane. It was assumed that these improvements had been 
implemented prior to 2025. No additional roadway improvements were assumed for the future 
(2025) analyses. It was assumed that the signal timing plan at the First Street / Main Street (SH-
75) intersection had been updated.

C. Traffic Volumes

Hales Engineering used an annual growth rate of 1.40% to project future (2025) peak hour turning 
movement volumes. This annual growth rate was calculated by HDR and is based on an analysis 
of data collected by ATRs on SH-75 since 1990. (This is documented in a memorandum to 
Ketchum City dated August 24, 2018.) Future (2025) evening peak hour turning movement 
volumes are shown in Figure 10.

D. Level of Service Analysis

Hales Engineering determined that the River Street / Main Street (SH-75) intersection is 
anticipated to operate at LOS F during the evening peak hour in future (2025) background 
conditions, as shown in Table 6. All other study intersections are anticipated to operate at LOS B
or better. These results serve as a baseline condition for the impact analysis of the proposed 
development for future (2025) conditions.

TRAFFIC STUDY
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EMPLOYEE HOUSING PLAN

GENERAL OVERVIEW
Having on-site employee housing that is well 
designed and comfortable to live in is important to 
a happy and uplifting culture at the hotel.  These 
on-site amenities will draw a higher quality of 
employee to the project and ultimately increase 
the overall success of the hotel.

Employee housing units will be located on the 
bottom two levels of the hotel, and include a mix of 
one- and two-bedroom apartment units as well as 
two levels of dorm-style units.  Each unit will have its 
own amenities with private bedrooms, bathrooms, 
and living / kitchen spaces.  Dorms will have shared 
bunk style rooms with shared bathrooms and 
living / kitchen spaces.  Sliding glass doors to Juliet 
balconies will be provided on all upper level units, 
with out-door patios planned for the lower level of 
each unit.

Single-room apartments are currently planned as 
two-story units with an upper level entry into a living 
room / kitchen space.  Double story windows and 
a single staircase will connect to the lower level 
bedroom with a walk-in closet, private bathroom, 
and walk-out patio access.

ROOM COUNT
 - Current plan for 30 beds

 - 12  Apartments - mix of 1 & 2 bedrooms

 - 2 Dorms - 8 beds per dorm w/ shared   
  restroom & living facilities

 - Schematic Unit Plans are shown on the   
  following sheets.  

MANAGEMENT PLAN
On-site employee housing will be managed by the 
hotel operating company.  Each employee will be 
offered a subsidized rental rate below Ketchum 
market value.  The general manager and assistant 
general manager of the hotel will have the option 
to	live	on-site	with	rent-free	housing	as	a	benefit	
to entice higher quality management.  Security 
deposits will be taken from each employee equal 
to one month of rent.  Each employee living on-
site will also have the option for one parking stall 
in the garage.  Additional rules will be set in place 
including no overnight guests, no pets, etc.
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SUB-AREA ANALYSIS

FITT ING INTO THE KETCHUM CONTEXT

HISTORY AND DIVERSITY
The City of Ketchum has a very diverse architectural 
history, style, and scale.  Buildings and street-scapes 
vary widely in size and shape depending on the 
period in which they were built, and function 
of their program.  From large heavy timber ski 
lodges, historic brick mercantile buildings, and 
ornate mining / ski structures, to modern, clean-line 
commercial buildings and residences, there is no 
one	specific	style	that	defines	the	area.

ADJACENT SUB-AREAS

Given the diversity of Ketchum neighborhoods, 
we	have	identified	three	primary	sub-areas	to	
address in our analysis.  These include the Gateway 
Corner of River & Main Street, the directly adjacent 
neighborhood along River Street, and the multi-
family residential developments along the Trail 
Creek corridor.  Scale and style varies greatly in 
each location, and though none of these will be 
closely	mimicked	in	the	final	hotel	design,	they	will	
all	influence	the	final	architecture	of	our	project.

GATEWAY CORNER

FOUR HOTELS ON RIVER & MAIN
The River Street intersection is the primary threshold 
or ‘gateway’ into town approaching from the south 
along Highway 75.  Master-planned in a previous 
‘Gateway Study’ are four larger scale commercial 
hotels at each corner of the intersection.  The 
Best Western / Kentwood lodge is a gable roofed 
structure on the north corner held back and 
separated from Main Street with a parking lot and 
evergreen trees.  It’s street presence is subtle, and 
scale fairly humble.  The recently built Limelight 
Hotel	on	the	west	corner	is	a	large	scale	five-story	
building on a platform / elevated podium.  This 
building holds the public right-of-way on all sides 
of the block and will compliment the hotel site 
nicely.  A development for a high end boutique 
hotel has been approved on the east corner of 
the intersection, and is currently excavated for 
construction to begin.  The proposed scale of 
this building will be closer in size to the Limelight 
than the Best Western, and will have similar 
traffic	patterns	for	drop-off	and	circulation	as	our	
proposed hotel. 
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NEIGHBORHOOD

RIVER STREET COMMERCIAL | RESIDENTIAL
River	Street	is	a	fairly	quiet,	low-traffic	street	as	
you enter town.  A balanced mix of commercial 
and residential projects line the south side of the 
street and scale and style varies from building to 
building.  Houses appear to be a mix of permanent 
residences and vacation homes without full-time 
residents.  The scale on the street is two - three 
story gabled roofs, but as the terrain drops into 
Trail Creek on the back side, these residences are 
four stories or greater in height.  The commercial 
structures are all actively leased, though minimal 
traffic	was	observed	going	in	and	out	of	each	
business.

FOREST SERVICE PARK

Forest Service Park is a historical element 
approximately 1/2 city block from the project site.  
Primarily public open space with small scale historic 
wood framed structures and large established 
evergreen trees.  Close walking distance from the 
project with visual connections across the River 
Street.

TRAIL CREEK

CREEK OPEN SPACE
Trail Creek is a densely vegetated riparian habitat 
that runs along the south property line of the 
project site.  This corridor appears to be under-
utilized and poorly maintained as it contains dead 
trees,	firewood	stacks,	and	misc.	green	waste	piles	
through-out.  Open space of the river corridor is 
valuable asset to the experience and success of 
the hotel, but will most likely require some thinning 
and trimming for aesthetics.  No built structures or 
site improvements will occur in this area.

CONDO COMPLEXES

Across Trail Creek directly to the south and south-
east are a series of condominium complexes that 
appear to be built in the 1980’s - 1990’s.  Scale 
varies from two - four stories and they are in 
relatively good physical condition on the exterior.  
View corridors to the hotel site are primarily blocked 
by the Trail Creek tree canopy and over-growth 
during summer months, but have potential visual 
connection during winter months.  As the hotel 
steps with the terrain, the scale adjacent to the 
condo’s will be comparable to existing structures. 

SUB-AREA ANALYSIS
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CONTEXTUAL HOTEL COMPONENTS ANALYSIS

GENERAL OVERVIEW
Many components to a hotel are important in 
relating to the community and the surrounding 
conditions.		The	hotel	needs	to	fit	the	fabric	of	the	
city, but the amenities offered need to provide 
something unique to locals and guests each time 
they walk in the door.  Ketchum has a large array of 
lodging and dining options and experiences from 
historic lodges, steak-houses, and bars, to modern 
Italian eateries and high-design boutique hotels.

The Ketchum Boutique Hotel is still in its early stages 
of planning and design, but we have a strong 
team of architects, interior designers, branding 
consultants, restaurateurs, and operators aligned 
to bring the vision to reality.  Our intent is to add 
a well-designed rustic compliment to the entry / 
gateway of town with an honest exterior material 
palate, cozy interior public spaces, and a world-
class farm-to-table restaurant and bar program that 
is accessible and affordable to a wide range of 
guests.

HOTEL LOBBY

The lobby of this hotel will be humble in scale with a 
warm welcoming layout and direct connection to 
both the exterior drop-off on River Street, and the 
restaurant dining room that spills onto the corner of 
River & Main.  In comparison to other recent hotel 
developments this lobby will be smaller in scale, but 
still offer all the typical amenities of a four-star hotel 
property with a check-in desk, on-staff concierge, 
lounge seating, small business area, and beverages 
/ snack offerings for guests.  

RESTAURANT / LOUNGE

The current plan for the main restaurant is to have 
a cozy, active space with large operable doors to 
the exterior so that it can open to the patio during 
comfortable weather months and be as inviting as 
possible for passers-by.  The intent for this location 
is to help activate the corner of River and Main for 
pedestrians, and compliment the adjacent hotel 
properties that share this intersection.  While the 
menu and food plans are still being developed, 
regional farm-to-table cuisine will be the primary 
focus with a menu that changes with the seasons 
and local availability.  Simple Western fare to 
compliment, not compete with the established 
community restaurants that exist through-out the 
Sun Valley area.
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ROOF TOP BAR & GARDENS

One of the very unique public amenities that is 
being proposed is a roof-top bar with panoramic 
views from Sun Valley to Baldy.  The terracing of 
the building allows for multiple levels of roof-top 
experience with mixed seating opportunities and 
a potential roof-top herb garden to be used in 
the restaurant and bar during summer months.  
Exposure to the southern sun will make for a 
comfortable year-round experience, and be a 
positive revenue generator and unique location for 
the City of Ketchum

MEETING SPACE

A	flexible	meeting	space	that	can	be	adjusted	to	
accommodate small to medium size groups will be 
available for bot public and guest use.  The current 
location is on the main level with a small exterior 
terrace that opens onto the Trail Creek riparian 
corridor at tree canopy height.  A second larger 
meeting space is proposed as a plan alternate on 
the lower level, and could potentially offer a unique 
environment for Ketchum as it would spill onto Trail 
Creek	at	ground	level,	and	offer	a	flexible	indoor	
- outdoor meeting space.  See proposed plan 
alternate in the employee housing exhibits.

F ITNESS CENTER

A	moderately	sized	fitness	center	is	currently	
proposed for the second level.  This space would 
have	wall-to-wall,	floor-to-ceiling	glass,	with	
operable sliding doors that open onto the roof 
terrace during nice weather.  The view corridor from 
this	fitness	room	is	directly	towards	Baldy,	and	when	
the doors are open, could offer various classes 
(i.e. yoga, pilates, etc.) that spill onto the level 02 
guest terrace.  These classes would be available 
for guests and public attendance, and offer an 
alternate	location	for	locals	looking	for	fitness	
opportunities with a view

GUEST TERRACE & HOT-TUBS

The second level Guest Terrace will have a south-
western exposure, offering a comfortable area 
for relaxation and isolated views of Baldy and 
Trail Creek.  Two hot-tubs and a warming kitchen 
will offer guests drinks and appetizers.  Currently 
this area is planned to only be available for hotel 
guests as essentially all the other hotel amenities are 
available to the general public.

CONTEXTUAL HOTEL COMPONENTS ANALYSIS
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DRAFT DEVELOPMENT AGREEMENT

 
RECORDING REQUESTED BY 
AND WHEN RECORDED RETURN TO: 
 
PEG Ketchum Hotel, LLC 
c/o Nick Blayden 
180 North University Ave., Suite 200 
Provo, Utah 84601 

 
(Above space for recorder’s use only) 

 

DEVELOPMENT AGREEMENT 

 
This Development Agreement (“Agreement”) is made and entered into as of the ___ day 

of    , 20  (“Effective Date”) by and between the CITY OF KETCHUM, 
IDAHO, a municipal corporation ("Ketchum" or “City”) and PEG Ketchum Hotel, LLC, a 
Delaware limited liability company (“Owner”), both of whom are collectively referred to herein 
as the “Parties”, and individually as a “Party.” 

RECITALS 

A. Ketchum is a municipal corporation possessing all powers granted to municipalities 
under the applicable provisions of the Idaho Code, including the power to vacate rights-of-way, to 
grant variances to building height restrictions, to remove lot lines, grant rights to exceed building 
floor area ratio limitations, to grant licenses to encroach into the public right-of-way and the power 
to contract.  A development agreement between the Parties is a collaboration that will provide 
mutual benefit for the Parties, businesses in the Commercial Core District and residents of the 
City. 

B. The Owner has purchased certain real property consisting of approximately 1.1 
acres located at approximately 251 South Main Street, City of Ketchum, Blaine County, Idaho, as 
more particularly described on Exhibit A, attached hereto and incorporated herein (the 
“Property”). 

C. Owner seeks to develop and has submitted or will submit for design review 
approval the construction of improvements on the Property (“Project”) consisting of an 
approximately 135,895 gross square foot wood-framed hotel to be constructed on and over a 64-
stall concrete parking structure which will provide substantial public benefits.   

D. The Parties agree that the Property shall be developed in accordance with this 
Agreement; all applicable City ordinances; and any additional conditions and requirements 
imposed upon the Property by the Ketchum Planning and Zoning Commission (“Commission”) 
and/or City Council (“Council”) during the design review, vacation, development agreement, 
plat amendment, and 4th Street / 1st Avenue encroachment approval processes.   
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AGREEMENT 

NOW, THEREFORE, in consideration of the mutual covenants, promises, agreements, 
terms and conditions set forth herein, the Parties agree as hereinafter provided. 

1. Incorporation of Recitals. The Recitals set forth above are hereby incorporated into 
and made an integral part of this Agreement. 

 
2. Incorporation of Related Findings, Agreements, Approvals, Permits and Plans.  

The following findings of fact, approvals, permits, plans, and documents are hereby incorporated 
into and made an integral part of this Agreement by reference as if restated herein in full: 
 

a. Decision and orders related to the Building Design Review; 

b. Decision and orders related to Owner’s application for encroachment; 

c. Design review drawings; and 

d. FAR Exceedance Agreement. 

Any material failure to comply with the terms and conditions of any of the above-
referenced documents shall constitute a breach of this Agreement. 

 
In the event of any inconsistency between the terms and conditions of this Agreement and 

the documents listed above, the more restrictive terms and conditions shall govern. Development 
of the Project shall be vested and governed by policies, procedures, guidelines, ordinances, codes 
and regulations of the City governing land use in effect as of the date this Agreement is recorded 
and continue consistent with §17.96.090 of the Ketchum Municipal Code.  

 
Owner may request to be bound by future amendments to the Ketchum Municipal Code 

(“KMC”), or other regulations, policies or guidelines affecting development, and such request 
may be approved administratively, by the Commission, and/or by the Ketchum City Council 
consistent with the KMC.   

 
3. Right to Develop. Subject to the requirements of this Agreement and the 

KMC, the Owner and all future owners of some or all of the Property shall have the right to 
demolish all or any portion of the existing structures and redevelop, construct, improve and use 
the Property as a mixed use residential and commercial building as depicted and described in the 
approved plans incorporated into the Agreement as fully set forth in the recitals, including the 
Planning and Zoning Commission approved plans dated April __ and May __, 2019 (“Plans”).  
The improvements on the Property shall be built exclusively as permitted under §17.96 of the 
KMC relating to design review approval.  Any development of any portion of the Property 
substantially inconsistent with this Agreement or the design review approval for the Project shall 
constitute a breach of this Agreement by Owner. 

 
Pursuant to KMC §17.96.090, the design review approval on this Project shall be valid 

for twelve (12) months from the date of final decision.  Application for a building permit must be 
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done within this time as specified in KMC §17.96.090(A)(2).  Any extension shall only be as 
allowed and specified in KMC §17.96.090. 

 
Any application for a building permit submitted by Owner shall substantially comply 

with the requirements of applicable codes, agreements, approvals, plans, permits and other 
documents as such requirements exist on the day the building permit application is submitted.  A 
building permit shall be issued within fourteen (14) months from the date of the final decision on 
the associated Findings of Fact, Conclusions of Law and Decision, and a certificate of occupancy 
shall be issued for the Project no later than 18 months after the building permit is issued unless 
the time for completion of the Project is extended by the City Council.   

 
A building permit application that does not substantially comply with the requirements 

contained in applicable codes, agreements, approvals, plans, permits and other project documents 
may be rejected by the City within a reasonable time after completing review of the application 
by providing written notice to Owner describing the non-compliance in detail unless the non-
compliance is cured by Owner within thirty (30) days. If a building permit application contains 
material changes to the above-referenced applicable codes, agreements, approvals, plans, permits 
and other documents an amendment to this Agreement must be applied for by Owner and 
considered by the City Council.  If such amendment is approved by City Council, all inconsistent 
terms and conditions of the approvals referenced in Section 2 shall be deemed to have been 
amended to conform the amendment to this Agreement. 

4.   FAR Exceedance Agreement.    The Parties agree Owner may exceed the gross 
floor area ratio limitations under KMC §17.124.040 and construct improvements on the Property 
having a floor area ratio up to and including _________, pursuant to that separate FAR 
Exceedance Agreement, and all conditions thereon, entered into by the Parties, dated 
______________, 2019, and hereby incorporated by reference.   {City comment: May need 
revising based on timing of FAR Exceedance Agreement approval.} 

5. Conditions to Owner’s Obligations.  Owner’s obligations hereunder are 
conditioned upon (1) receiving all the referenced approvals from the City and (2) securing 
financing.  If either of those conditions (or part of one) is not satisfied, then this Agreement shall 
no longer be valid.  

6. Term.  The term of this Agreement shall be __________________________from 
the date of the final decision on the associated Findings of Fact, Conclusions of Law and 
Decision  except such term will not be considered to supersede or amend the standard validity 
periods as specified in KMC, which may be shorter as to specific approvals and necessary steps 
(e.g. KMC §17.96.090 specifying that design review approval is only valid for twelve months 
without additional steps for extension).  

7. Financing. Owner shall provide and show sufficient evidence to the City Council 
of full financing and funding for completion of the Project to the satisfaction of the City Council 
prior to issuance of a building permit for the Project. Owner shall evidence such financing by 
recording on the Property a deed of trust to secure a construction loan prior to issuance of a 
building permit and by such other proof of financing reasonably necessary for the satisfaction of 
the City Council that this condition is met. Owner shall not commence excavation or 
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construction work on the Property until acceptable and approval of such financing evidence by 
the City.  

8. Miscellaneous Provisions. 

a) Police Powers.  Except as otherwise expressly provided herein, nothing contained 
herein is intended to limit the police powers of Ketchum or its discretion in review of subsequent 
applications regarding development of the Property.  This Agreement shall not be construed to 
modify or waive any law, ordinance, rule, or regulation not expressly provided for herein, 
including, without limitation, applicable building codes, fire codes, Ketchum's Zoning 
Ordinance, Ketchum's Subdivision Ordinance, and Planned Unit Development requirements for 
the Property. 

b) Amendment.  This Agreement may be revised, amended, or canceled in whole or 
in part, only by means of a written instrument executed by both Parties and as evidenced by 
amended plats and development plans.   

c) Specific Performance.  In the event of a breach of this Agreement, in addition to 
all other remedies at law or in equity, this Agreement shall be enforceable by specific 
performance by either party hereto.  All remedies shall be cumulative.  

d) Attorney's Fees.  In the event either party hereto is required to retain counsel to 
enforce a provision of this Agreement, or to recover damages resulting from a breach hereof, the 
prevailing party shall be entitled to recover from the other party all reasonable attorney's fees 
incurred, whether or not litigation is actually instituted or concluded. 

e) Notices.  All notices required or provided for under this Agreement shall be in 
writing and deemed delivered upon delivery in person or upon mailing by certified mail, return 
receipt requested, postage prepaid.  However, the time period in which a response to such notice 
must be given shall commence to run from the date of receipt on the return receipt of the notice.  
Rejection or refusal to accept, or the inability to deliver because of a change of address of which 
no notice was given shall be deemed to be receipt of the notice. 

Notices to City shall be addressed as follows: 

City of Ketchum 
 Post Office Box 2315 
 Ketchum, ID 83340 
 Attn: John Gaeddert, Planning Director 
 Telephone: 208.726-7801 
 Email: JGaeddert@ketchumidaho.org 
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Notices given to Owner shall be addressed as follows: 

 PEG Ketchum Hotel, LLC 
 c/o Nick Blayden 
 180 North University Ave., Ste. 200 
 Provo, Utah 84601 
 Telephone: 801-655-1998 
 Email: nblayden@pegcompanies.com 

  
with a copy to: 

 Property Enhancement Group, Inc. 
 c/o Robert Schmidt 
 180 North University Ave., Ste. 200 
 Provo, Utah 84601 
 Telephone: 801-655-1998 
 Email: rschmidt@pegcompanies.com 
 
 
A party may change the address to which further notices are to be sent by notice in 

writing to the other party, and thereafter notices shall be addressed and transmitted to the new 
address.  

f) Reliance by the Parties.  This Agreement is intended by Owner to be considered 
by Ketchum as part of Owner’s application for design review approval for the Project and the 
ancillary applications referenced.  Owner acknowledges and intends the City to consider and rely 
upon this Agreement in its review and consideration of said applications. 

g) Relationship of Parties.  It is understood that the contractual relationship between 
City and Owner is such that neither party is the agent, partner, or joint venturer of the other 
party.  

h) Successors and Assigns; Covenant Running With the Land.  This Agreement shall 
inure to the benefit of City and Owner and their respective heirs, successors and assigns.  This 
Agreement, including all covenants, terms, and conditions set forth herein, shall be and is hereby 
declared a covenant running with the land with regard to the Property or any portion thereof, and 
is binding on both parties to this Agreement as well as their respective heirs, successors and 
assigns.   

i) Recordation and Release. This Agreement shall be recorded with the Blaine 
County Recorder.  The Parties agree to execute all appropriate documentation to cause the 
encumbrance of this Agreement to be terminated in the event of termination.   

j) No Waiver.  In the event that City or Owner, or its successors and assigns, do not 
strictly comply with any of the obligations and duties set forth herein, thereby causing a default 
under this Agreement, any forbearance of any kind that may be granted or allowed by Owner, 
City, or their successors and assigns, to the other party under this Agreement shall not in any 
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manner be deemed or construed as waiving or surrendering any of the conditions or covenants of 
this Agreement with regard to any subsequent default or breach. 

k) Partial Invalidity.  In the event any portion of this Agreement, or part hereof, shall 
be determined by any court of competent jurisdiction to be invalid, void, or otherwise 
unenforceable, the remaining provisions of this Agreement, or parts hereof, shall remain in full 
force and effect and shall in no way be affected, impaired or invalidated, it being understood that 
such remaining provisions shall be construed in a manner most closely approximating the 
intention of the parties with respect to the invalid, void, or unenforceable provision or part 
hereof. 

l) Entire Agreement.  This Agreement constitutes the full and complete agreement 
and understanding between the parties hereto.  Excluding formal conditions placed upon the 
design review approval, subsequent plat approvals or other matters related to the public process, 
no representations or warranties made by either party shall be binding unless contained in this 
Agreement or subsequent written amendments hereto. 

m) Exhibits.  All exhibits referred to herein are incorporated in this Agreement by 
reference, whether or not actually attached. 

n) Authority.  Each of the persons executing this Agreement represents and warrants 
that he or she has the lawful authority and authorization to execute this Agreement, as well as all 
deeds, easements, liens and other documents required hereunder, for and on behalf of the entity 
executing this Agreement. 

o) Recitals.  The Recitals are incorporated herein and made a part of this Agreement 
by this reference. 

p) Choice of Law.  This Agreement shall be governed by and construed in 
accordance with the laws of the state of Idaho, which shall be the sole jurisdiction and venue for 
any action which may be brought by either party with respect to this Agreement or the subject 
matter hereof.  Venue shall be in Blaine County, Idaho. 

 

[Remainder of this page intentionally left blank, signature page to follow.] 
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IN WITNESS WHEREOF, the Parties have executed this Agreement to be effective as of 

the Effective Date. 

    

   CITY OF KETCHUM, IDAHO: 

   A Municipal Corporation 

 

             

     Name: ____________________________________ 

     Title:______________________________________ 

Executive Director 

 

Approved as to form: 

Ketchum Attorney’s Office 

      

Name: ________________________ 

 

 

 

 

 

STATE OF   ) 

    :  ss. 

COUNTY OF   ) 

 

 On the    day of   , 20 , personally appeared before me 

________________________________, who being by me duly sworn did say she is the 

________________________________ of the ____________________________, and that the 

foregoing instrument was signed on behalf of the entity. 

 

             

     NOTARY PUBLIC 

     Residing at:         

My Commission Expires: 
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    DEVELOPER: 
 
PEG Ketchum Hotel, LLC, a Delaware limited liability 
company  

 
     By: PEG Capital Partners III GP, LLC, its manager 
 

By: PEG Capital Partners, LLC, its manager 
 

              
      Print Name:________________________________ 
      Title:  Manager 

 
 

STATE OF UTAH   ) 
     :  ss. 
COUNTY OF _________  ) 
 
 On the _____ day of ______________, 2019, personally appeared before me 
____________________, who being by me duly sworn did say he is the manager of PEG Capital 
Partners, LLC, a Delaware limited liability company, and that the foregoing instrument was signed 
on behalf of the entity. 
 
 
             
     NOTARY PUBLIC 
     Residing at:         
My Commission Expires: 
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EXHIBIT A 
 
 

Description of the Property 
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EXHIBIT B 
 

  
Description of Developer Improvements 
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EXHIBIT C 
 

Site Plan 
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EXHIBIT D 
 

Schedule of Development 
 

Milestone Section 
Reference 

Outside Date 

Commence 
Abatement/Demolition/Construction of 
the Developer Improvements 

  

Substantial Completion of Developer 
Improvements 

  

Completion of Punch List   
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STANDARDS OF EVALUATION | DESIGN REVIEW

Design Review 
Standards of Evaluation in All Zoning Districts 

City Code City Standards and Staff Comments 
17.96.060(A)(1) 
Streets 

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

Comments The Owner understands that these costs are their responsibility. 
17.96.060(A)(2) 
Streets 

All street designs shall be approved by the City Engineer. 

Comments N/A: We do not have any new streets as part of this project. 
17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall install sidewalks 

as required by the Public Works Department.    
Comments Also please see Exhibit #4 Civil Drawings and Exhibit #5 Landscape Drawings. 

 
PEG Development understands that these costs are their responsibility and the improvements are 
represented in our site plan and landscape plan. 

17.96.060 (B)(2)c Sidewalk width shall conform to the City’s right-of-way standards, however the City Engineer may 
reduce or increase the sidewalk width and design standard requirements at their discretion. 

Comments Also please see Exhibit #4 Civil Drawings, Exhibit #5 Landscape Drawings, and Exhibit #10 
Proposed Improvements in the Public Way. 
 
At the River street façade of the hotel we will have a 5’ sidewalk in the right-of-way and then an 
additional 5’ of sidewalk on our site, which will combine for 10’ of sidewalk width. All other 
sidewalks will conform with the City’s right-of-way standards. 

17.96.060 (B)(3) Sidewalks may be waived if one of the following criteria is met: 
a. The project comprises an addition of less than 250 square feet of conditioned space. 
b. The City Engineer finds that sidewalks are not necessary because of existing geographic 

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

Comments N/A: We intend to provide sidewalks. 
17.96.060 (B)(4) The length of sidewalk improvements constructed shall be equal to the length of the subject 

property line(s) adjacent to any public street or private street. 
Comments Also please see Exhibit #4 Civil Drawings and Exhibit #5 Landscape Drawings. 

 
We intend to provide sidewalks. 

17.96.060 (B)(5) New sidewalks shall be planned to provide pedestrian connections to any existing or future 
sidewalks adjacent to the site. In addition, sidewalks shall be constructed to provide safe 
pedestrian access to and around a building.   

Comments Also please see Exhibit #4 Civil Drawings and Exhibit #5 Landscape Drawings. 
 
We have connected the new construction sidewalks into the existing sidewalks. We are working 
with the Idaho Transportation Department to try and determine what the alignment of the re-
worked intersection of Main Street and River Road and we have requested additional meetings 
with them and Ketchum City to coordinate on that alignment. 

17.96.060 (B)(6) The City may approve and accept voluntary cash contributions in-lieu of the above described 
improvements, which contributions must be segregated by the City and not used for any purpose 
other than the provision of these improvements.  The contribution amount shall be one hundred 
ten percent (110%) of the estimated costs of concrete sidewalk and drainage improvements 
provided by a qualified contractor, plus associated engineering costs, as approved by the City 
Engineer. Any approved in-lieu contribution shall be paid before the City issues a certificate of 
occupancy. 
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Comments N/A. 
17.96.060(C)(1) All storm water shall be retained on site.  

 Also please see Exhibit #4 Civil Drawings. 
 
Our storm water will be retained on site. 

17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject property lines 

adjacent to any public street or private street. 

Comments Also please see Exhibit #4 Civil Drawings and Exhibit #5 Landscape Drawings. 
 
We will comply wit this requirement for drainage improvements. 

17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary, depending on the 

unique characteristics of a site.  

Comments We will work with the City Engineer as part of our Design Review Application process. 
17.96.060(C)(4) Drainage facilities shall be constructed per City standards.  

Comments Also please see Exhibit #4 Civil Drawings. 
 
We will meet the City standards in the design of Drainage Facilities. 

17.96.060(D)(1) All utilities necessary for the development shall be improved and installed at the sole expense of 

the applicant.  

Comments PEG Development understands that these costs are their responsibility. 
17.96.060(D)(2) Utilities shall be located underground and utility, power, and communication lines within the 

development site shall be concealed from public view. 

Comments Also please see Exhibit #4 Civil Drawings. 
 
New utilities will be concealed from public view. 

17.96.060(D)(3) When extension of utilities is necessary all developers will be required to pay for and install two 

(2”) inch SDR11 fiber optical conduit. The placement and construction of the fiber optical conduit 

shall be done in accordance with city of Ketchum standards and at the discretion of the City 

Engineer. 

Comments We will work with the City Engineer as part of our Design Review Application process to determine 
if this is necessary for our site. 

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

surrounding neighborhoods and adjoining structures. 

Comments  Also please see Exhibit #1 Architectural Drawings and Exhibit #4 Exterior Color Palette. 
 
Our materials and color palette will be complimentary of and compatible with the townscape and 
our neighbors. 

17.96.060(E)(2) Preservation of significant landmarks shall be encouraged and protected, where applicable. A 

significant landmark is one which gives historical and/or cultural importance to the neighborhood 

and/or community. 

Comments  N/A: We do not have significant landmarks on our site. 
  17.96.060(E)(3) Additions to existing buildings, built prior to 1940, shall be complementary in design and use 

similar material and finishes of the building being added to. 

Comments N/A: This project does not feature additions to existing buildings. 
17.96.060(F)(1) Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and the entryway 

shall be clearly defined.  

Comments Also please see Exhibit #1 Architectural Drawings and Exhibit #4 Civil Drawings. 
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The project provides unobstructed pedestrian access to the nearest sidewalk. The public entryway 
to the hotel is clearly defined. 

17.96.060(F)(2) The building character shall be clearly defined by use of architectural features. 
Comments Also please see Exhibit #1 Architectural Drawings. 

 
We have been actively working with the Ketchum planning staff to refine the massing and 
character of the hotel. The proposed hotel is congruous with its surrounding commercial 
neighbors. The hotel features many outdoor living opportunities including many guest terraces 
and balconies, public terraces, the South West facing amenity courtyard on level 2, and in the 
rooftop terrace that surrounds the rooftop bar. These outdoor spaces are designed to blend the 
line between interior and outdoor spaces for the hotel guests and visiting public patrons. 

17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project. 
Comments Also please see Exhibit #1 Architectural Drawings and Exhibit #4 Exterior Color Palette. 

 
Our materials and color palette will be complimentary of and compatible with the townscape and 
our neighbors. The exterior signage will be consistent throughout the project with the branding of 
the hotel. 

17.96.060(F)(4) Accessory structures, fences, walls and landscape features within the project shall match or 
complement the principal building. 

Comments Currently no accessory structures are planned. As the design is further developed if accessory 
structures develop they will be compliment the architecture of the hotel. Site fencing will be 
provided around the outdoor dining elements that will be detailed consistently with the hotel. 

17.96.060(F)(5) Building walls shall provide undulation/relief, thus reducing the appearance of bulk and flatness. 
Comments Also please see Exhibit #1 Architectural Drawings. 

 
The massing has been carefully coordinated to honor its hillside location by terracing down the 
hillside from River Street, those terraces then become gathering spots for guests and the public to 
enjoy the outdoor climate and take in the amazing vistas that surround the hotel. The massing 
also provides for a façade that steps in and out of plane, which is further enhanced by a layer 
balconies and further articulation of those forms. The building pulls back over 35’ from Trail Creek 
and has minimal visual impact on Forest Service Park. Massing near lot line is contained along 
River Street where it has an appropriate relationship to the sidewalk at that downtown street and 
then pulled back from lot line against Trail Creek where we have minimized the impact of the new 
building against a natural feature. 

17.96.060(F)(6) Building(s) shall orient towards their primary street frontage.  
Comments Also please see Exhibit #1 Architectural Drawings. 

 
The main entry of the hotel is on River Street which is our primary street frontage. 

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

Comments Also please see Exhibit #1 Architectural Drawings. 
 
The garbage storage is contained in an interior trash room that will only be visible during pick-up. 

17.96.060(F)(8) Building design shall include weather protection which prevents water to drip or snow to slide on 
areas where pedestrians gather and circulate or onto adjacent properties. 

Comments Also please see Exhibit #1 Architectural Drawings. 
 
The hotel generally has flat roofs which will contain any significant snow, we do not have sloped 
architectural elements that shed snow onto neighboring properties. If the City has any concerns 
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over any specific architectural feature being a snow nuisance we will work through a solution to 
mitigate that with the City. 

17.96.060(G)(1) Pedestrian, equestrian and bicycle access shall be located to connect with existing and anticipated 
easements and pathways. 

Comments Also please see Exhibit #1 Architectural Drawings, Exhibit #4 Civil Plans, and Exhibit #5 Landscape 
Plans. 
 
The sidewalks around the site connect to the adjacent sidewalks. 

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

Comments Also please see Exhibit #1 Architectural Drawings. 
 
The sidewalk at the main entry on River Street will be protected by a roof awning element. This 
architectural feature will be lifted to allow for highway compliant clearance beneath it but will 
partially extend over the travel lanes and right of way. 

17.96.060(G)(3) Traffic shall flow safely within the project and onto adjacent streets. Traffic includes vehicle, 
bicycle, pedestrian and equestrian use. Consideration shall be given to adequate sight distances 
and proper signage. 

Comments Please see Narrative #5: Traffic Study & Parking Analysis, and Exhibit #8. 
17.96.060(G)(4) Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the nearest 

intersection of two or more streets, as measured along the property line adjacent to the right of 
way. Due to site conditions or current/projected traffic levels or speed, the City Engineer may 
increase the minimum distance requirements.   

Comments  Please see Exhibit #4 Civil Drawings. 
17.96.060(G)(5) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage trucks and 

similar service vehicles to all necessary locations within the proposed project. 
Comments  Please see Exhibit #4 Civil Drawings. 
17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved parking and 

pedestrian circulation areas.   
Comments Also please see Exhibit #4 Civil Drawings. 

 
We do not have any site parking lots, the porte cochere and front entry sidewalk will feature snow 
melt, the snow storage from the remaining surfaces is intended to be accommodated in the site 
landscaping. 

17.96.060(H)(2) Snow storage areas shall be provided on-site. 
Comments We will comply with this requirement. 
17.96.060(H)(3) A designated snow storage area shall not have any dimension less than five (5’) feet and shall be a 

minimum of twenty-five (25) square feet.  
Comments Also please see Exhibit #4 Civil Drawings. 

 
We do not have any site parking lots, the porte cochere and front entry sidewalk will feature snow 
melt, the snow storage from the remaining surfaces is intended to be accommodated in the site 
landscaping and we do not plan to require a designated snow area. 

17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be allowed.  
Comments This will be our path to compliance. 
17.96.060(I)(1) 
 

Landscaping is required for all projects. 

Comments See Exhibit #5 Landscape Drawings.  
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17.96.060(I)(2) 
 

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

Comments See Exhibit #5 Landscape Drawings. 
17.96.060(I)(3) 
 

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

Comments See Exhibit #5 Landscape Drawings. 
17.96.060(I)(4) 
 

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

Comments See Exhibit #5 Landscape Drawings. 
17.96.060(J)(1) 
 

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

Comments Also please see Exhibit #4 Civil Drawings and Exhibit #5 Landscape Drawings. 
 
We will accommodate these amenities as the design develops further. 
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Conditional Use Permit  
Standards of Evaluation 

EVALUATION STANDARDS: 17.116.030 and § 67-6512 of Idaho Code 
A conditional use permit shall be granted by the commission only if the applicant demonstrates the following: 

Code Section City Standards and Applicant Comments 
17.116.030(A)  The characteristics of the conditional use will not be unreasonably incompatible with the types 

of uses permitted in the applicable zoning district.  
Comment Also please see Narratives #2 Analysis / Study, #7 Sub Area Analysis, #8 Key Components of Hotel 

in Context 
 
The hotel use is allowed in the (T) Tourist District zoning and is compatible with the surrounding 
commercial and multifamily residential uses. 

17.116.030(B) The conditional use will not materially endanger the health, safety and welfare of the 
community.   

Comment N/A. 
17.116.030(C) The conditional use is such that pedestrian and vehicular traffic associated with the use will not 

be hazardous or conflict with existing and anticipated traffic in the neighborhood.     
Comment Please see Narrative #5: Traffic Study & Parking Analysis, and Exhibit #8. 

17.116.030(D) The conditional use will be supported by adequate public facilities or services and will not 
adversely affect public services to the surrounding area or conditions can be established to 
mitigate adverse impacts.   

Comment We have been coordinating with officials with Ketchum City and this does not appear to be a 
concern with this project. 

17.116.030(E) The conditional use is not in conflict with the policies of the Comprehensive Plan or the basic 
purposes of this Section.   

Comment Please see Narrative #2: Analysis / Study which contains a thorough assessment of the 
Ketchum Boutique Hotel’s compliance with the Ketchum 2014 Comprehensive Plan. 
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Development Agreement Zoning 
Standards of Evaluation 

17.124.050.B.5: Zoning Development Agreement: Hotels shall enter into a zoning development agreement 
with the city as part of the approval process. Said zoning development agreement may address the following 

subjects: community housing, hotel room uses and restrictions, public access on the property, alternatives 
and remedies if the hotel use ceases, and any other issues the commission or city council deems appropriate. 

Said zoning development agreement shall follow the public hearing process as outlined in title 16, chapter 
16.08, "Planned Unit Developments", of this code. Said zoning development agreement shall be subject to 

sections 17.154.050, "Enforcement", and 17.154.060, "Modification And Termination", of this title. 
 

17.154.010.A Traditional zoning regulates the use of land and structures by assigning each use to one or more 
districts. However, the functions and characteristics of an increasing number of new kinds of land uses, 
combined with conclusive experience regarding some of the older, familiar kinds of uses, call for a more 
flexible and equitable procedure for properly accommodating these uses within the community, while 

protecting the health, safety and general welfare of the city of Ketchum's residents. Rather than assigning all 
uses to special individual and limited zoning districts, the city's goals can be met by providing controllable and 
reasonable flexibility in requirements for certain kinds of uses. This allows practicable latitude for the owner 

and maintains adequate provisions for the security of the health, safety and general welfare of the 
community's inhabitants. 

Code Section City Standards and Applicant Comments 
17.154.030.A  Request For A Zoning Development Agreement: 

1. A request to enter into a zoning development agreement for the subject property may be 
submitted by the applicant or required by the commission, the administrator, or the council at 
any point during the processing of the rezoning request. 
2. In the event of a determination by the council that a zoning development agreement should 
be entered into, the council shall remand the matter back to the commission for a public 
hearing as specified in subsection E of this section. The council shall, upon remand, direct the 
commission on the specific issues to be addressed by the zoning development agreement. 

Comment Please see Narrative #9. 
17.154.030.B Filing Requirements: A request for a zoning development agreement must be determined to be 

complete by the city prior to processing. The city shall determine a zoning development 
agreement request complete when the information described below is included with a complete 
zone change application: 
1. The application form shall include at a minimum: 

a. Name, address and telephone number of the property owner, any coapplicants as 
well as any representatives for the property owner and/or coapplicants. 
b. Original signatures for the property owner and all coapplicants. If the property owner 
or coapplicant will be represented by another, the original signature authorizing the 
representative to represent the property owner and/or coapplicant shall also be 
submitted. 
c. A complete legal description of the subject property. 
d. Title report. 
e. Application fee. 

2. Four (4) copies plus one reduced to at least eleven inches by seventeen inches (11" x 17") of 
the architectural plan of the proposed construction in sufficient detail to show the following: 

a. Floor plan (not less than 1/8 inch scale). 
b. All exterior elevations. 



103

STANDARDS OF EVALUATION | DEVELOPMENT AGREEMENT

c. Section through the highest point of the building indicating existing, natural and 
proposed grade, with dimensions. If the subject property is located in the CC 
community core zone, an analysis of the height invisible plane shall also be submitted. 
d. Type and color of exterior materials and roofing. 
e. Location and type of exterior lighting. 
f. Existing structures and land uses on and adjacent to the subject property. 
g. Adjacent roadways, proposed roadways, ingress and egress from said roadways, 
parking and pedestrian circulation and access. 
h. Property lines with dimensions, adjacent land uses, structures and zoning. 
i. Topography at one foot (1') intervals or spot elevations. 
j. Scale, north arrow, and legend. 
k. Existing watercourses, utility lines, easements, deed restrictions and other built or 
natural features restricting the use of the subject property. 
l. Existing vegetation, labeled as to remain or be removed. 
m. Conceptual landscape plan that includes plant location, general species type and 
quantity. 

3. A draft zoning development agreement as specified in subsection D of this section. 
4. A written description of the proposed development, including the uses, and how it integrates 
and complements adjacent land uses. 
5. A written narrative demonstrating compliance with the goals and policies of the Ketchum 
comprehensive plan. 
6. A traffic analysis that includes adjacent roadways, proposed roadways, ingress and egress 
from said roadways, parking, pedestrian circulation and impacts to nonmotorized and transit 
facilities. 
7. Signed and notarized statement by the applicant indicating that failure to comply with all 
commitments in the approved zoning development agreement shall be deemed consent to 
revert the zoning of the property to the preexisting zone, or in the case of an initial zone at 
annexation, a zone deemed appropriate by the council. 
8. Phasing plan and proposed phasing schedule. 
9. Additional information as reasonably required at the discretion of the administrator, 
commission or council prior to or during the review process. 
10. The materials required in this subsection may be waived by the administrator after 
administrative review of the application should no need be found therefor. 

Comment All required elements are contained in the Narratives and Exhibits of the combined Ketchum 
Boutique Hotel submittal. 

17.154.030.D Attorney Review: The draft zoning development agreement shall be reviewed by the city 
attorney as to form prior to commission review and shall contain, at a minimum, the following: 
1. List of use(s) to be allowed. 
2. Permitted square footage and building locations. 
3. Identification of development standards that shall be required under the agreement. 
4. Identification of locations for permitted uses on approved conceptual plan. 
5. Planned implementation of improvements with a construction and completion schedule. 
6. A provision that the standards and processes of the design review overlay district shall apply 
to the development of the property. 
7. A provision for the use of a security agreement for project completion if the proposal is 
developed in phases. 
8. A provision that the property owner/developer acknowledges and agrees that failure to 
comply with the terms of the agreement shall result in a reversion of the zoning of the real 
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property to the zoning existing immediately prior to the agreement, pursuant to the procedure 
set forth in Idaho Code section 67-6511A. 
9. A provision specifying that unless modified or terminated by the governing board, pursuant to 
section 17.154.060 of this chapter, the commitment and all conditions, terms, duties and 
obligations included in said commitment are binding on the owner of the property, each 
subsequent property owner and every person(s) acquiring interest in said property. 
10. Other conditions attached to the project through the public hearing process. 
11. The administrator may waive subsections D2, D4 and D5 of this section after administrative 
review of the application should no need be found therefor. 

Comment Please see Narrative #9 which is available for review. 

17.154.040.B Comprehensive Plan Compliance: The proposal is in conformance with and promotes the 
purposes and goals of the comprehensive plan, this title and other applicable ordinances of the 
city, and not in conflict with the public interest. 
1. There will be no significant adverse effect(s) resulting from the proposed zone change and 
use(s) authorized upon the public health, safety and general welfare of the neighborhood or the 
community as a whole. 
2. Includes community or employee housing, as defined in section 16.08.030 of this code, for 
rezones requesting a higher density zone. Payment in lieu may be accepted for fractions of units 
as determined by the council. 

Comment Please see Narrative #2: Analysis / Study which contains a thorough assessment of the 
Ketchum Boutique Hotel’s compliance with the Ketchum 2014 Comprehensive Plan. Employee 
housing is included (30 beds which is over 25% of the keys in the hotel), see Exhibit #6 
Employee Housing Plan. 

17.154.040.C Compliance With City Codes: 
1. All design review standards in chapter 17.96 of this code shall be carefully analyzed and 
considered for all proposals. This includes detailed analysis of building bulk, undulation and 
other design elements. The site plan should be sensitive to the architecture and scale of the 
surrounding neighborhood. 
2. A project encompassing three (3) or more acres or otherwise meeting the requirements 
under subsection 16.08.080A of this code is required to submit a planned unit development 
conditional use permit pursuant to chapter 16.08 of this code. 
3. The project shall be in conformance with this title; title 16, "Subdivision Regulations", of this 
code; title 12, "Streets, Sidewalks, Public Utility Easements And Public Places", of this code, and 
all other applicable city ordinances and regulations.  

Comment Also please see Narrative #2: Analysis / Study which contains a thorough assessment of the 
Ketchum Boutique Hotel’s compliance with the Ketchum 2014 Comprehensive Plan, Exhibit #1 
Architectural Drawings, and Exhibit #5 Landscape Plans. 
 
The massing has been carefully coordinated to honor its hillside location by terracing down the 
hillside from River Street, those terraces then become gathering spots for guests and the public 
to enjoy the outdoor climate and take in the amazing vistas that surround the hotel. The 
massing also provides for a façade that steps in and out of plane, which is further enhanced by 
a layer balconies and further articulation of those forms. The building pulls back over 35’ from 
Trail Creek and has minimal visual impact on Forest Service Park. Massing near lot line is 
contained along River Street where it has an appropriate relationship to the sidewalk at that 
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downtown street and then pulled back from lot line against Trail Creek where we have 
minimized the impact of the new building against a natural feature. 
Site landscape design has been designed to complement the hillside and creek bank features of 
the site. 
As a hotel we are processing a PUD submittal concurrently with this submittal. We will be 
compliant with the “Subdivision Regulations” of the code. 
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Hotels 
Standards of Evaluation 

EVALUATION STANDARDS: 17.124.050 

Code Section City Standards and Applicant Comments 
17.124.050.A  Hotels may exceed the maximum floor area, height or minimum open site area requirements of 

this title subject to the following review process: 
1. Planned Unit Development: A planned unit development shall be prepared for the 
proposal and approved by the city which specifically outlines the waivers to bulk 
regulations requested. 
2. Subarea Analysis: A subarea analysis shall be prepared which addresses the 
comprehensive plan designation for the subarea; impacts of the proposed hotel on the 
character and scale of the surrounding neighborhood; impacts on proposed height and 
mass relative to the city's design review standards and the PUD standards; and the 
appropriateness of the subarea for a hotel which exceeds the dimensional standards 
requirements of sections 17.12.030 and 17.12.040 of this title. 

Comment Also please see Exhibit #1 Architectural Drawings. See Narrative #7 Sub Area Analysis. 
 
We are submitting a Planned Unit Development submittal to Ketchum City. 

17.124.050.B.1 In addition to all other hotel requirements of this title, the following standards apply to hotels in 
the T and CC districts: 

1. Hotel Developments: For hotel developments, community housing calculations apply 
to all residential units. However, one hundred percent (100%) of the community 
housing requirement will be waived only for the residential portion of hotel projects 
that meet the hotel definition adopted by the Ketchum city council. 

Comment The Ketchum Gateway Hotel is located in the (T) Tourist District and is compatible with this 
exception. 

17.124.050.B.2 Employee Housing: Hotel developments are required to mitigate employee housing impacts at a 
ratio of twenty five percent (25%) of the total number of employees calculated by the following 
formula: one employee per hotel room or bedroom. 

Comment We currently have (30) employee housing beds, in a mix of apartment and dorm style units, at 
100 hotel keys we are required to provide (25) beds. 

17.124.050.B.3 Employee Housing Plan: The applicant shall provide an employee housing plan which outlines 
the number of employees, income categories and other pertinent data. The employee housing 
plan shall be the basis of the applicant's proposal for a mix of employee housing which 
addresses the range of employees needed to serve the hotel. 

Comment Please see Narrative #6. 

17.124.050.B.4 Alternate Means For Housing: The city council may consider a request by the hotel developer to 
satisfy any required employee or community housing square footage by alternate means. Off 
site mitigation, payment of in lieu fees, land in lieu of units, voluntary real estate transfer fees or 
other considerations may be proposed by the hotel developer. Larger sites are encouraged to 
include workforce housing on site. The city council has full discretionary power to deny said 
request. 

Comment N/A: We will comply with the Employee Hosing Requirements on site. 
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17.124.050.B.5 Zoning Development Agreement: Hotels shall enter into a zoning development agreement with 
the city as part of the approval process. Said zoning development agreement may address the 
following subjects: community housing, hotel room uses and restrictions, public access on the 
property, alternatives and remedies if the hotel use ceases, and any other issues the 
commission or city council deems appropriate. Said zoning development agreement shall follow 
the public hearing process as outlined in title 16, chapter 16.08, "Planned Unit Developments", 
of this code. Said zoning development agreement shall be subject to sections 17.154.050, 
"Enforcement", and 17.154.060, "Modification And Termination", of this title. 

Comment Please see Narrative #9 Development Agreement. 
17.124.050.B.6 Number Of Floors: Hotels may build a fourth floor. If a site meets the criteria for five-story hotel 

site designation, a fifth floor may be built. Five-story hotels may only be approved via a planned 
unit development (PUD) as outlined in title 16, chapter 16.08 of this code. 

a. Five-Story Hotel Site Designation Criteria: A property shall meet all of the following 
criteria to be designated as a five-story hotel site: 

(1) Is located in subdistrict A, retail core of the community core district. 
(2) Has a minimum lot area of thirty three thousand (33,000) square feet.  

Comment Also please see Exhibit #1 Architectural Drawings. 
 
The Ketchum Boutique Hotel has (4) stories from River Street and (4) stories from the south end 
of the site near Trail Creek, as the massing terraces down the hillside those stories intersect 
with one another following the slope of the terrain. 

 



Attachment B (continued) 
 
PEG Ketchum Hotel, LLC Gateway Site Submittal Drawings, Narratives & Studies 
 

2. Exhibit Maps (as Presented to PZ thru 8/12/19) 

§ Plans | Elevations | Sections  
§ Sun Studies  
§ Height Analysis  
§ Civil Drawings  
§ Landscape Drawings  
§ Exterior Color Palate  
§ Dark Sky Compliant Fixtures  
§ Traffic Study Diagrams  
§ Plat Map | Lot Line Adjustment  
§ Public Way Improvements  
§ Soils Report | Perc Test  
§ Flood Plain | Riparian Corridor  
§ List of Adjacent Property Owners  
§ Waiver List   
§ Galena Staking Exhibit 
§ AJC Architecture Virtual Reality Images 
§ AJC Architecture July 29th and 30th PowerPoint Presentations  
§ Hales Engineering July 29th PowerPoint Presentation 

  

John Gaeddert

John Gaeddert
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FLOOR AREA RATIO CALCULATIONS

EXHIBIT | 02.02
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FLOOR AREA RATIO (FAR) CALCULATION

FLOOR AREA | GROSS DEFINIT ION
The sum of the horizontal area of the building 
measured	along	the	outside	walls	of	each	floor	of	
a building or portion of a building, including stair 
towers	and	elevators	on	the	ground	floor	only,	and	
fifty	percent	(50%)	of	atriums	over	eighteen	feet	
(18’) plate height, but not including basements, 
underground parking areas, or open unenvlosed 
decks.  Parking areas covered by a roof or portion 
of the building and enclosed on three (3) or more 
sides by building walls are included.  Four (4) 
parking stalls for developments on single Ketchum 
town	site	lots	of	five	thousand	six	hundred	(5,600)	
square feet in size or less are not included in the 
gross	floor	area	calculation.

BUILDING GROSS FLOOR AREA (GFA)
 LEVEL 01  25,355  GFA  
 LEVEL 02  18,405  GFA  
 LEVEL 03  15,318  GFA  
 LEVEL 04  12,947  GFA  
 LEVEL -01 (BASEMENT) 13,601  GFA  
 LEVEL -02 (BASEMENT) 3,291  GFA  
 LEVEL -03 (BASEMENT) 0  GFA

 Total Building GSF 88,917 GFA

 Site Square Feet  47,248 SF

FAR = Gross Floor Area / Site Square Feet

 FAR = 88,917 GFA/ 47,248 SF

 FAR = 1.9

FLOOR AREA | NET DEFINIT ION
The	sum	of	the	horizontal	areas	of	all	floors	in	a	
building including basements but not including 
open unenclosed decks, interior or exterior 
circulation, mechanical equipment rooms, parking 
areas, common areas, public bathrooms, or 
storage areas in basements.

BUILDING NET FLOOR AREA (NFA)
 LEVEL 01  18,289  NFA  
 LEVEL 02  14,400  NFA  
 LEVEL 03  11,718  NFA  
 LEVEL 04  9,907  NFA  
 LEVEL -01 (BASEMENT) 8,146  NFA  
 LEVEL -02 (BASEMENT) 6,458  NFA  
 LEVEL -03 (BASEMENT) 0  NFA

 Total Building NFA 68.918 NFA

 Site Square Feet  47,248 SF

Net FAR = Net Floor Area / Site Square Feet

 FAR = 68,918 NFA / 47,248 SF

 FAR = 1.4

BUILDING AREA DEFINIT ION
The sum of the horizontal area of the building 
measured	along	the	outside	walls	of	each	floor,	
including stair towers and elevators on the ground 
floor	only.		This	calculation	factors	all	enclosed	
areas including the parking garage

BUILDING AREA     
 LEVEL 01  25,423  SF  
 LEVEL 02  18,461  SF  
 LEVEL 03  15,394  SF  
 LEVEL 04  13,019  SF  
 LEVEL -01 (BASEMENT) 26,373 SF  
 LEVEL -02 (BASEMENT) 26,373  SF  
 LEVEL -03 (BASEMENT) 10,872  SF  
 
 Total Building Area 135.915 SF

OPEN SPACE CALCULATION    
Ketchum	City	requires	a	35%	minimum	open	space	
in the Tourist Zone.  Private decks, patios, and walk-
sways	can	use	5%	of	this	open	space	area.

 LEVEL 01 - FOOTPRINT 25,423  SF  
 LEVEL 01 - OPEN  21,825  SF  
 LEVEL 01 - PATIOS 4,485  SF  
 SITE AREA  47,248  SF   
 LEVEL 01 - PATIOS 17,340  SF  
 SITE AREA  47,248  SF

Open Space = Level 01 Open / Site Area

 OS = 21,825 SF / 47,248 SF

	 OS	=	46%

 



125

83 83

6(:
(5�

($6
(0

(17 ��
���

(/(9$7256

3523(57<�/,1(

��

��
���
6(
7%
$
&
.

67$,56

67$,56

(/(9

�
�����6(7%$&.

(03/2<((
68,7(

(03/2<((
68,7( (03/2<((

68,7( (03/2<((
%81.6

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

0(&+

3$5.,1*
*$5$*(

(/(9�/2%%<
67
$
,5
6

�

��

�

��

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7( (03/2<((

68,7(

,19,6,%/(�3/$1(

��
���

,19,6,%/(�
3/$1(�/,1(

%(/2:�
*5$'(���

%$6(0(17

$%29(�
*5$'(���
)�$�5�

SEWER EASEMENT 10'-0"

ELEVATORS

PROPERTY LINEPROPERTY LINE

25
'-0

"  
SE

TB
A

C
K

STAIRS

ELEV

5'-0"  SETBACK

3/
4"

 /
 1

2"
3/

4"
 /

 1
2"

PARKING
GARAGE

GEAR
STORAGE

ELEV LOBBY

9

13

LEVEL -3 (BASEMENT)

LEVEL -2 (BASEMENT)

13,601 GSF

AREA INCLUDED IN GSF   
EMPLOYEE BUNKS
CORRIDOR
EMPLOYEE SUITES
EMPLOYEE SUITES STAIRS
PARKING AREAS ABOVE INVISIBLE PLANE

AREA NOT INCLUDED IN GSF 
PARKING GARAGE
ELEVATOR LOBBY
ELEVATOR
GEAR STORAGE (BASEMENT)
STAIRS

3,291 GSF

AREA INCLUDED IN GSF   
EMPLOYEE BUNKS
CORRIDOR
EMPLOYEE SUITES

AREA NOT INCLUDED IN GSF 
PARKING GARAGE
ELEVATOR LOBBY
ELEVATOR
GEAR STORAGE (BASEMENT)
STAIRS
BASEMENT AREAS BELOW INVISIBLE PLANE

8383 83

��
���

6(:
(5�

($6
(0

(17

67$,56

(/(9$7256

3523(57<�/,1(

��

��
���
6(
7%
$
&
.

�
�����6(7%$&.

67$,56

(/(9

*($5
6725$*(

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
%81.6

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

3$5.,1*
*$5$*(

(/(9�/2%%<

67
$
,5
6

�

��

�

��

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

(03/2<((
68,7(

,19,6,%/(�3/$1(

��
���

,19,6,%/(�
3/$1(�/,1(

%(/2:�
*5$'(���

%$6(0(17

$%29(�
*5$'(���
)�$�5�

LEVEL -1 (BASEMENT)

0 GSF 

AREA NOT INCLUDED IN GSF
PARKING GARAGE
ELEVATOR LOBBY
ELEVATOR
GEAR STORAGE (BASEMENT)
STAIRS
CORRIDOR



Ketchum Tribute Hotel | Pre-Application Design Review Submittal126

7
.;

*
7
�
8
9
7
*
*
9
�
��

�
�

7
�
<

�

�


��



��



��


�


��


��


��



��
��



��
��



��
��



21/< 21/<

�


83

83

RI
VE

R 
ST

RE
ET

MAIN STREET

5'-0" SETBACK

SEWER EASEMENT 10'-0"

STAIRS

ELEV

ELEVATORS

ST
A

IR
S

PROPERTY LINE

DINING
ROOM KITCHEN

LOBBY

P.O.

SERVICE

MEETING

LOUNGE

TRASH /
LOADING

GARAGE
RAMP

GARAGE
VESTIBULE

STAIRS

ICE

QUEEN QUEEN QUEEN QUEEN KING KING KING

KING KING KING KING KING

KING

QUEEN QUEEN QUEEN

BREAK
ROOM

VEST

TERRACE

TERRACE

P.O. P.O.

OPEN
OFFICELUG

HOUSE
KEEPING

DRY

FREEZER

WALK-IN

DISH

P.O.

LEVEL 2

25,335 GSF

AREA INCLUDED IN GSF   
VESTIBULE
ELEVATORS
LOBBY
STAIRS
CORRIDOR
RESTAURANT
BACK OF THE HOUSE

AREA NOT INCLUDED IN GSF
TERRACE
BALCONIES

18,405 GSF

AREA INCLUDED IN GSF   
KING & QUEEN ROOMS
FITNESS
WARMING KITCHEN
LINEN
ELECTRICAL
ICE
CORRIDOR

AREA NOT INCLUDED IN GSF 
ELEVATOR
STAIRS
BALCONY
TERRACE
PATIO

LEVEL 1 (MAIN LEVEL)

83

83

83

SEWER EASEMENT 10'-0"

ELEVATORS

ST
A

IR
S

STAIRS

ELEV

STAIRS

5'-0" SETBACK

PROPERTY LINE

ICE

ELEC LINEN

QUEEN

QUEEN

QUEEN

QUEEN

QUEENQUEEN

QUEEN

QUEEN

QUEEN

QUEEN

QUEEN

WARMING
KITCHEN

KING

KING KING KING KING KING
KING KING

FITNESS

QUEEN QUEEN QUEEN KING KING KING

QUEEN QUEEN QUEEN QUEEN KING KING KING

PATIO

TERRACE

KING



127

83

83

SEWER EASEMENT

10'-0"

ELEVATORS

ST
A

IR
S

STAIRS

ELEV

5'-0" SETBACK

PROPERTY LINE

LINENELEC

ICE

KING
KING KINGQUEEN

QUEEN QUEEN QUEEN QUEEN

QUEEN QUEEN QUEEN

QUEEN

KING KING KING KING

KING KING

KING

KING

QUEEN

QUEEN

QUEEN

QUEEN

QUEEN

QUEEN QUEEN

QUEEN

QUEEN

QUEEN

TERRACE

STAIRS

83 SEWER EASEMENT 10'-0"

ELEVATORS

ST
A

IR
S

PROPERTY LINE

STAIRS

ELEV

BAR
R.R.

R.R.

ELEC LINEN

ICE

KING

KING

KING

KING

KING

KING

KING

KING KING KING KING
KING KING

KING
KINGQUEEN

QUEEN

QUEEN

QUEEN

KING

PATIO

KING

LEVEL 4

15,318 GSF

AREA INCLUDED IN GSF   
KING & QUEEN ROOMS
LINEN
ELECTRICAL
ICE
CORRIDOR

AREA NOT INCLUDED IN GSF 
ELEVATORS
STAIRS
BALCONIES
TERRACE

12,947 GSF

AREA INCLUDED IN GSF   
KING & QUEEN ROOMS
LINEN
ELECTRICAL
ICE
CORRIDOR
RESTROOMS
BAR

AREA NOT INCLUDED IN GSF 
ELEVATORS
STAIRS
BALCONIES
PATIO

LEVEL 3



Ketchum Tribute Hotel | Pre-Application Design Review Submittal128

/(9(/��
���
���

/(9(/��
���
���

3:

/(9(/��
���
���

/(9(/��
���
���

/(9(/���
��
���

/(9(/���
��
���

7�2��:$//
���
���

/(9(/���
��
���

3(

(;,67,1*�*5$'(��%/$&.�

��
���

�

��
�

,19,6,%/(�3/$1(��5('��

%(/2:�,19,6,%/(�3/$1(
127�$33/,&$%/(�72�)�$�5��

%$6(0(17���%(/2:�*5$'(���5('�

���
���

��
��� �

��
�

FLOOR AREA RATIO (FAR) SECTION

FLOOR AREA | INVISIBLE PLANE
Section below shows the invisible plane as it relates 
to	floor	area.		By	Ketchum	definition,	areas	below	
the	invisible	plane	are	classified	as	basement	or	
below	grade	parking	and	do	not	count	in	the	floor	
area ratio.  
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HEIGHT ANALYSIS

EXHIBIT | 02.03
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HEIGHT ANALYSIS
The Boutique Hotel site has a large slope from 
Trail Creek at the south end of the lot to the north 
end along River Street.  As currently designed, 
the boutique hotel is proposed to be a four-story 
structure on River Street, and step / terrace down 
to	three	floors	along	Trail	Creek.		Current	maximum	
height is assumed to be no taller than 58’-0” along 
River Street, and closer to 35’-0” on the south end 
of the property.  A rooftop bar feature in the center 
of the structure will be 72’-0” above existing grade 
as the existing grade drops quickly in the center of 
the site.  In comparison to both the Limelight and 
approved Auberge hotels on opposing corners, the 
height of the proposed Boutique Hotel will be lower 
and	more	closely	align	to	the	fourth	floor	of	each	
building.

KETCHUM BOUTIQUE HOTEL
 6 Total Levels     
  - 4 Above Grade @ River Street   
  - 2 Below Grade @ River Street

 58’-0” to Roof Edge     
  + Mechanical Screens 

L IMELIGHT COMPARISON
 7 Total Levels     
  - 5 Above Grade @ River Street   
  - 2 Below Grade @ River Street

 68’-0” to Roof Edge     
  + Mechanical Screens 

AUBERGE COMPARISON
 7 Total Levels     
  - 4 Above Grade @ River Street   
  - 3 Below Grade @ River Street

 58’-0” to Roof Edge     
  + Mechanical Screens   
 75’-0” to Observatory
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MAIN STREET | EAST SCHEMATIC ELEVATION

ADJACENT TO LIMELIGHT HOTEL

RIVER STREET | NORTH SCHEMATIC ELEVATION

ADJACENT TO APPROVED AUBERGE HOTEL

HEIGHT ANALYSIS -  CONTEXTUAL ELEVATIONS
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SOUTHEAST CORNER SOUTHWEST CORNER

NORTHWEST CORNER NORTHEAST CORNER

58 FT

EL 5833 EL 5808

58 FT

58 FT

EL 5808 EL 5833

58 FT

HEIGHT ANALYSIS -  FOG PLANE STUDIES -  INVISIBLE PLANE DIAGRAM
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SOUTHEAST CORNER SOUTHWEST CORNER

NORTHWEST CORNER NORTHEAST CORNER

58 FT

EL 5833 EL 5808

58 FT

58 FT

EL 5808 EL 5833

58 FT

HEIGHT ANALYSIS -  FOG PLANE STUDIES -  EXIST ING TOPOGRAPHY DIAGRAM
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HEIGHT ANALYSIS -  COMPATIBIL ITY VIEWS -  NORTH APPROACH
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HEIGHT ANALYSIS -  COMPATIBIL ITY VIEWS -  SOUTH APPROACH
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HEIGHT ANALYSIS -  GATEWAY STUDY RECOMMENDATIONS



137

HEIGHT ANALYSIS -  GATEWAY STUDY RECOMMENDATIONS
2007 GATEWAY STUDY
The design team has been referencing the massing 
recommendations of the 2007 Ketchum Gateway 
Study as precedent for overall design principles, 
building stepping / terracing, and treatment of 
facades with regards to the context.  The current 
proposed design mimics these recommendations 
provided by the City of Ketchum in their preferred 
treatment of this corner
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HEIGHT ANALYSIS -  GATEWAY STUDY PREVIOUS SUBMITTAL
2007 GATEWAY STUDY
A previous project submittal was included in the 
Gateway Study as a sample use for this lot.  This 
design maximized buildable area on the site, and 
was not sensitive to the scale of the surrounding 
context or topography of the site.  This example 
helps contrast our proposed Boutique hotel design 
as we are addressing the context in a much more 
responsible manner than previous designs.
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SUN STUDIES

EXHIBIT | 02.04
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MARCH 21 -  9:00 AM MARCH 21 -  12:00 PM MARCH 21 -  3:00 PM

SUN / SHADOW STUDIES -  SPRING EQUINOX
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JUNE 21 -  9:00 AM JUNE 21 -  12:00 PM JUNE 21 -  3:00 PM

SUN / SHADOW STUDIES -  SUMMER SOLSTICE
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SEPT 21 -  9:00 AM SEPT 21 -  12:00 PM SEPT 21 -  3:00 PM

SUN / SHADOW STUDIES -  FALL EQUINOX
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DEC 21 -  9:00 AM DEC 21 -  12:00 PM DEC 21 -  3:00 PM

SUN / SHADOW STUDIES -  WINTER SOLSTICE
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CIVIL DRAWINGS

EXHIBIT | 02.05
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1. ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE MOST CURRENT EDITION OF THE "IDAHO
STANDARDS FOR PUBLIC WORKS CONSTRUCTION" (ISPWC) AND CITY OF KETCHUM STANDARDS.  THE
CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND KEEPING A COPY OF THE ISPWC AND CITY
OF KETCHUM STANDARDS ON SITE DURING CONSTRUCTION.

2. THE LOCATION OF EXISTING UNDERGROUND UTILITIES ARE SHOWN ON THE PLANS IN AN APPROXIMATE
WAY.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING EXISTING UTILITIES PRIOR TO
COMMENCING AND DURING THE CONSTRUCTION.  THE CONTRACTOR AGREES TO BE FULLY
RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH RESULT FROM HIS FAILURE TO ACCURATELY LOCATE
AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.  CONTRACTOR SHALL CALL DIGLINE
(1-800-342-1585) TO LOCATE ALL EXISTING UNDERGROUND UTILITIES A MINIMUM OF 48 HOURS IN
ADVANCE OF EXCAVATION.

3. CONTRACTOR SHALL COORDINATE LOCATIONS OF DRY UTILITY FACILITIES (POWER, CABLE, PHONE, TV)
NOT SHOWN ON THE DRAWING WITH IDAHO POWER.

4. THE CONTRACTOR SHALL CLEAN UP THE SITE AFTER CONSTRUCTION SO THAT IT IS IN A CONDITION
EQUAL TO OR BETTER THAN THAT WHICH EXISTED PRIOR TO CONSTRUCTION.

5. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS PRIOR TO CONSTRUCTION (THIS MAY
INCLUDE CITY DIG PERMITS AND NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES)
CONSTRUCTION GENERAL PERMIT (CGP) PERMIT COVERAGE).

6. ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201.

7. ALL EXCAVATION & EMBANKMENT SHALL CONFORM TO ISPWC SECTION 202. EXCAVATED SUBGRADE
SHALL BE COMPACTED AND ALL UNSUITABLE SECTIONS REMOVED AND REPLACED WITH STRUCTURAL
FILL AS DETERMINED BY THE ENGINEER. MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 95% OF
MAXIMUM LABORATORY DENSITY AS DETERMINED BY AASHTO T-99 OR ITD T-91.

8. ALL 2" MINUS GRAVEL SHALL CONFORM TO ISPWC 802, TYPE II (ITD STANDARD 703.04, 2"), SHALL BE
PLACED IN CONFORMANCE WITH ISPWC SECTION 801 AND COMPACTED PER SECTION 202.  MINIMUM
COMPACTION OF PLACED MATERIAL SHALL BE 90% OF MAXIMUM LABORATORY DENSITY AS DETERMINED
BY AASHTO T-99.

9. ALL 3/4" MINUS CRUSHED GRAVEL SHALL CONFORM TO ISPWC 802, TYPE I (ITD STANDARD 703.04, 3/4" B),
SHALL BE PLACED IN CONFORMANCE WITH ISPWC SECTION 802 AND COMPACTED PER SECTION 202.
MINIMUM COMPACTION OF PLACED MATERIAL SHALL BE 95% OF MAXIMUM LABORATORY DENSITY AS
DETERMINED BY AASHTO T-99 OR ITD T-91.

10. ALL ASPHALTIC CONCRETE PAVEMENT WORK SHALL CONFORM TO ISPWC SECTION(S) 805, 810, AND 811
FOR CLASS II PAVEMENT.  ASPHALT AGGREGATE SHALL BE 1/2" (13MM) NOMINAL SIZE CONFORMING TO
TABLE 803B IN ISPWC SECTION 803.  ASPHALT BINDER SHALL BE PG 58-28 CONFORMING TO TABLE A-1 IN
ISPWC SECTION 805.

11. ASPHALT SAWCUTS SHALL BE AS INDICATED ON THE DRAWINGS, OR 24” INCHES FROM EDGE OF
EXISTING ASPHALT, IF NOT INDICATED OTHERWISE SO AS TO PROVIDE A CLEAN PAVEMENT EDGE FOR
MATCHING. NO WHEEL CUTTING SHALL BE ALLOWED.

12. TRAFFIC CONTROL SHALL BE PER THE TRAFFIC CONTROL PLAN. CONTRACTOR WILL NEED TO MAINTAIN
ACCESS TO ALL PRIVATE PROPERTIES.

13. ALL CONCRETE FORM WORK SHALL SHALL CONFORM TO ISPWC SECTION 701 AND 703. ALL CONCRETE
SHALL BE 3,000 PSI MINIMUM, 28 DAY, AS DEFINED IN ISPWC SECTION 703, TABLE 1.C.

14. ALL TRENCHING SHALL CONFORM TO ISPWC STANDARD DRAWING SD-301. TRENCHES SHALL BE
BACKFILLED AND COMPACTED TO A MINIMUM OF 95% OF MAXIMUM DENSITY AS DETERMINED BY AASHTO
T-99.

15. THE CONTRACTOR SHALL RETAIN AND PROTECT ALL MONUMENTS, ACCESSORIES TO CORNERS,
BENCHMARKS AND/OR SURVEY CONTROL POINTS. THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND
ALLOW FOR PRESERVATION OR RESETTING OF ANY SURVEY MONUMENT PRIOR TO ANY DISTURBANCE
TO THE SURVEY MONUMENT.

CONSTRUCTION NOTES

THE KETCHUM BOUTIQUE HOTEL
JUNE  2019
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COMPACTED SUBGRADE

SLOPE VARIES

N.T.S.

6" OF 2" MINUS AGGREGATE BASE COURSE

9
C0.2

3" OF ASPHALT
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SLOPE VARIES

N.T.S.
C0.2
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NOTE B 
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SURFACE REPAIR WIDTH, 4' MINIMUM.

EXISTING SURFACE.
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TRENCH BACK SLOPE PER O.S.H.A. OR SUITABLE SHORING.

TRENCH BACKFILL PER SECTION-306, OR SEE "KETCHUM PUBLIC
CONSTRUCTION SLURRY REQUIREMENT" IF LOCATED WITHIN PUBLIC
RIGHT-OF-WAY.

VERTICAL TRENCH WALLS SHORING PER O.S.H.A..

PIPE BEDDING PER SECTION-305 (SEE SD-302).

FOUNDATION STABILIZATION MAY VARY PER SOIL TYPE AND STABILITY
(PER SECTION-304).

UNDISTURBED SOIL (TYP).

REPAIRED SURFACE, SEE DETAILS 1 AND 2, SEE "KETCHUM PUBLIC
CONSTRUCTION SLURRY REQUIREMENT" IF LOCATED WITHIN PUBLIC
RIGHT-OF-WAY.

UPPER COMPACTION ZONE; SEE "KETCHUM PUBLIC CONSTRUCTION
SLURRY REQUIREMENT" IF LOCATED WITHIN PUBLIC RIGHT-OF-WAY.
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NOTES

NATURAL GROUND

TRENCH EXCAVATION PER SECTION-301.

PIPE BEDDING PER SECTION-305.

BACKFILL AND COMPACTION PER SECTION-306.

VERTICAL WALLS
ALLOWED WITH
PROPER SHORING
OR LESS THAN 5'

SURFACE REPAIR AND BASE PER DETAIL 3/C20

IN AREAS WHERE IT IS NECESSARY TO CUT THE ASPHALT PAVEMENT AND DIG A TRENCH FOR BURIAL OF CONDUIT CABLE OR OTHER CITY UTILITY, THE
TRENCH SHALL BE BACKFILLED WITH A LEAN CONCRETE MIX TO THE BOTTOM OF FINISH SURFACE MATERIAL WITH THE FOLLOWING PROPORTIONS OF
MATERIALS:

COARSE AGGREGATE (3 8" MINUS)
SAND
PORTLAND CEMENT
WATER

WATER CONTENT IS MAXIMUM AND MAY BE REDUCING DOWNWARD. CARES SHALL BE TAKEN TO ASSURE THAT EXCESS WATER IS NOT PRESENT IN THE
MIXING DRUM PRIOR TO CHARGING THE MIXER WITH MATERIALS. THOROUGH MIXING WILL BE REQUIRED PRIOR TO DISCHARGE.

NO COMPACTION, VIBRATION OR FINISHING IS REQUIRED. THE LEAN CONCRETE MIX SHALL BE STRUCK OFF AT OR BELOW THE ELEVATION OF THE PLANTMIX
SURFACING WITH A SQUARE-NOSE SHOVEL OR SIMILAR HAND TOOL. THE BACKFILL MIX SHALL BE ALLOWED TO SET FOR A MINIMUM OF 2 HOURS BEFORE
THE PERMANENT PLANTMIX SURFACING IS PLACED TO COMPLETE THE TRENCH REPAIR. TEMPORARY PLACEMENT OF ASPHALT COLD MIX SURFACING MAY
BE NECESSARY TO ACCOMMODATE TRAFFIC WITHIN THE FIRST 2 HOURS OF BACKFILL PLACEMENT PRIOR TO COMPLETING THE PERMANENT REPAIR.
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12 FEET, THE CONTRACTOR SHALL CONTACT THE DESIGN ENGINEER.
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KNOCKOUTS
18" DIA (TYP)

GRADE RING

30"

   D
IA

STANDARD CAST
IRON RING & ROUND
24" GRATE

C0.1
3

N.T.S.

14
C0.2
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RETAIN AND PROTECT:
 a. STORM DRAINAGE STRUCTURES
 b. SIDEWALK
 c. TELEPHONE RISER
 d. TREES

DEMOLITION SCHEDULE

REMOVE AND DISPOSE OF CONCRETE CURB /
SIDEWALK (UTILIZE EXISTING JOINTS WHERE
POSSIBLE)

SAWCUT A MINIMUM OF 24" OF ASPHALT TO
PROVIDE CLEAN VERTICAL EDGE.

D01

D03

D04

REMOVE AND DISPOSE OF TREE AND ROOT BALL
SYSTEM

D05

REMOVE SIGN:
a. DISPOSE OF SIGN.

b. RETAIN SIGN. TO BE RELOCATED TO NEW
SIDEWALK (SEE CORRESPONDING SIDEWALK
DESIGN SHEET).

D06

REMOVE AND DISPOSE OF FENCE.D07

OBLITERATE PAVEMENT MARKINGSD08

A

Aa

0

GRAPHIC SCALE

1 inch = 20 ft.

10 402020

D01

D01

REMOVE AND DISPOSE OF ASPHALT.D02

D02

D02

D02

D02

DEMOLISH HOUSE / STRUCTURE AND
ASSOCIATED RETAINING WALLS, SIDEWALKS,
BOARD WALKS, AND STAIR CASES.
CONTRACTOR TO ENSURE ALL CONNECTING
UTILITIES ARE DISCONNECTED PRIOR TO
DEMOLITION.

D09

CONTRACTOR TO LOCATE AND DISCONNECT
WATER SERVICE AT WATER MAIN AND TURN OFF
CURB STOP. CONTRACTOR SHALL NOTIFY
KETCHUM WATER DEPARTMENT FOR INSPECTION
PRIOR TO BACKFILLING. ROAD REPAIR SHALL
CONFORM TO DETAIL 2 / C0.2. THE REMAINDER
OF WATER SERVICE SHALL BE ABANDONED IN
PLACE WITHIN RIGHT-OF-WAY.

D10

CONTRACTOR TO LOCATE AND DISCONNECT
WATER LINE AT WATER MAIN AND INSTALL CAP
WITH THRUST BLOCK. CONTRACTOR SHALL
NOTIFY KETCHUM WATER DEPARTMENT FOR
INSPECTION PRIOR TO BACKFILLING. THE
ASSOCIATED VALVE BOX AND FIRE HYDRANT
SHALL BE REMOVED AND THE REMAINDER OF
WATER LINE SHALL BE ABANDONED IN PLACE
WITHIN RIGHT-OF-WAY.

D11

CONTRACTOR TO LOCATE AND DISCONNECT
SEWER SERVICE AT SEWER MAIN AND INSTALL
PLUG PER KETCHUM WASTEWATER DIVISION
STANDARDS. CONTRACTOR SHALL NOTIFY
KETCHUM WASTEWATER DEPARTMENT FOR
INSPECTION PRIOR TO BACKFILLING. ROAD
REPAIR SHALL CONFORM TO DETAIL 2 / C0.2. THE
REMAINDER OF SEWER SERVICE SHALL BE
ABANDONED IN PLACE WITHIN RIGHT-OF-WAY.

D12

D10 D10 D10D10

D12 D12

D13

CONTRACTOR TO LOCATE AND DISCONNECT
SEWER SERVICE AT SEWER MAIN AND INSTALL
PLUG PER KETCHUM WASTEWATER DIVISION
STANDARDS. CONTRACTOR SHALL NOTIFY
KETCHUM WASTEWATER DEPARTMENT FOR
INSPECTION PRIOR TO BACKFILLING. THE
REMAINDER OF SEWER SERVICE SHALL BE
ABANDONED IN PLACE WHERE APPLICABLE.

D13

CONTRACTOR TO COORDINATE THE REMOVAL
AND/OR RELOCATION OF DRY UTILITIES, TO
INCLUDE POWER, GAS, AND ALL
COMMUNICATIONS.

D03

D03

D11

D04

D04

D04

D05

D05

D05

D06a

D06a

D06b

D09

D09

D07

D08

Ab

Ab

Ac

Ad

PRELIMINARY

NOT FOR

CONSTRUCTION

220 E RIVER ST
LOT 4

BLOCK 82

251 S MAIN ST
LOT 3

BLOCK 82

280 E RIVER ST
LOT 1

BLOCK 82

260 E RIVER ST
LOT 2

BLOCK 82

RIVER STREET (80' R/W)

M
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 S

T
R

E
E

T
 (

8
0
' R

/W
)

151 S MAIN ST
AMENDED LOT 1A

BLOCK 20

D04
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CATCH BASIN/
DRAIN INLET

1"x1"x2' WOODEN STAKE
INSTALLED EVERY 2.5'

EMBED STRAW WATTLES/FIBER ROLLS
IN TRENCHES AND PACK SOIL BACK
AROUND WATTLES.

8" MINIMUM DIAMETER STRAW WATTLE/FIBER ROLL
SURROUNDING INLET.  OVERLAP WATTLE ENDS BY
1' TO COMPLETELY SURROUND INLETS.

NOTES:

1. STRAW WATTLES/FIBER ROLLS TO BE PLACED AROUND INLETS INDICATED ON THE PLANS OR AS DIRECTED BY ENGINEER.

2. DIG TRENCHES APPROXIMATELY 2-4 INCHES DEEP BY 8-10 INCHES WIDE.  THEN PLACE WATTLE BUNDLES IN TRENCH SO THAT
THE ENDS OF THE BUNDLES OVERLAP AT LEAST 1'.  THE OVERLAP SHOULD BE AS LONG AS NEEDED TO PERMIT STAKING
SPECIFIED.

3. BUNDLES OF WATTLING SHALL E STAKED THROUGH THE CENTER ON 2.5' CENTERS.  PLACE EXTRA STAKES THROUGH THE
BUNDLES AT EACH OVERLAP.

4. STAKES SHALL BE 1"x1"x2' WOODEN STAKES.  DRIVE STAKES INTO A FIRM HOLD OF 1.5' DEEP.  WHERE SOILS ARE SOFT USE
LONGER STAKES.

5. PACK SOIL FIRMLY ALONG THE OUTSIDE OF HE INLET PROTECTION BY TAMPING OR WALKING ON SOIL.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE FOLLOWING MAINTENANCE ITEMS UNTIL THE STRAW WATTLES ARE
REMOVED.  INSPECT REGULARLY AND AFTER EVERY STORM.  MAN ANY REPAIRS NECESSARY TO ENSURE THAT STRAW
WATTLES ARE IN GOOD WORKING ORDER.  REMOVE AND DISPOSE OF ANY ACCUMULATED SEDIMENT OFF-SITE.  REPLACE
STRAW WATTLES IF THEY BEGIN TO DETERIORATE.

7. INLET PROTECTION SHALL REMAIN IN PLACE AND OPERATIONAL UNTIL THE DRAINAGE AREA IS COMPLETELY STABILIZED AND
COVERED WITH GRASS.  THE CONTRACTOR SHALL REMOVE THE FIBER ROLLS AT THE REQUEST OF THE ENGINEER OR
OWNER AFTER THE GRASS IS ESTABLISHED AND ACCEPTED BY THE ENGINEER OR OWNER.

GENERAL NOTES

1. THE CONTRACTOR SHALL OBTAIN ALL APPLICABLE EROSION CONTROL PERMITS PRIOR TO CONSTRUCTION.

2. THE CONTRACTOR SHALL INSTALL TEMPORARY SEDIMENT AND EROSION CONTROL DEVICES PRIOR TO AND CONCURRENT
WITH ANY FILL OR GRADING ACTIVITIES IN ACCORDANCE WITH THE MOST CURRENT EDITION OF THE IDAHO DEPARTMENT OF
ENVIRONMENTAL QUALITY CATALOG OF STORMWATER BEST MANAGEMENT PRACTICES FOR IDAHO CITIES AND COUNTIES AND
THIS EROSION CONTROL AND BMP PLAN AND ASSOCIATED SWPPP DOCUMENT.  THE CONTRACTOR SHALL BE RESPONSIBLE
FOR OBTAINING AND KEEPING A COPY OF THE ABOVE STANDARDS AND SPECIFICATIONS AND THE SWPPP DOCUMENTS ON
SITE AT ALL TIMES DURING CONSTRUCTION.

3. ALL WORK SHALL BE COMPLETED IN ACCORDANCE WITH ALL PROJECT PERMITS AND SWPPP DOCUMENTS.  ALL EROSION AND
SEDIMENT CONTROL MEASURES SHALL BE IMPLEMENTED AS SPECIFIED ON THIS PLAN OR AS DETERMINED BY THE
ARCHITECT/ENGINEER AND MUST BE MAINTAINED IN EFFECTIVE OPERATING CONDITIONS THROUGHOUT THE LIFE OF THE
PROJECT.

4. CONSTRUCTION ACTIVITY SHALL CEASE DURING PERIODS OF INTENSE RAINFALL AND SHALL NOT RECONVENE UNTIL THE
EROSION OF SEDIMENT FROM THE SITE HAS BEEN SUFFICIENTLY STABILIZED.

5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CLEANING CONSTRUCTION VEHICLES LEAVING THE SITE TO PREVENT DUST,
SILT AND DIRT FROM BEING RELEASED OR TRACKED OFFSITE.  CONSTRUCTION VEHICLES SHALL ENTER AND EXIT SITE ONLY
THROUGH A PROPERLY INSTALLED CONSTRUCTION ENTRANCE/EXIT.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY
CLEAN-UP OF THE PUBLIC RIGHTS OF WAY OR ADJACENT PRIVATE PROPERTY FROM ANY TRACKING OR DEPOSITING OF MUD,
DIRT, SAND, GRAVEL, ROCK OR DEBRIS.

6. BMPS SHALL BE INSPECTED AT LEAST EVERY 14 CALENDAR DAYS AND WITHIN 24 HOURS OF THE END OF A STORM EVENT
THAT IS 0.25 INCHES OR GREATER TO IDENTIFY BMP EFFECTIVENESS AND IMPLEMENT REPAIRS OR DESIGN CHANGES A SOON
AS FEASIBLE, DEPENDING ON FIELD CONDITIONS.  EQUIPMENT, MATERIALS AND WORKERS MUST BE AVAILABLE FOR RAPID
RESPONSE TO FAILURES AND EMERGENCIES.  ALL CORRECTIVE MAINTENANCE TO BMP'S SHALL BE PERFORMED AS SOON AS
POSSIBLE AFTER THE CONCLUSION OF EACH STORM, DEPENDING ON WORKER SAFETY.

PRIOR TO CONSTRUCTION ACTIVITIES

1.  IMPLEMENT PERIMETER EROSION AND SEDIMENT CONTROL MEASURES AS SPECIFIED ON THIS PLAN (SILT FENCE, INLET
PROTECTION, CONSTRUCTION ENTRANCE, ETC..)

DURING CONSTRUCTION ACTIVITIES AND WINTER SHUTDOWN AS NECESSARY

1. SPRAY WATER ON DISTURBED AREAS TO CONTROL DUST DURING DRY SEASON.

2. PROTECT NEWLY CONSTRUCTED STORM DRAINAGE FACILITIES PER DETAIL ON THIS SHEET.

3. AREAS WHERE GRADING IS COMPLETED TO FINISHED GRADES SHALL BE SEEDED AND MULCHED ACCORDING TO OWNER'S
LANDSCAPING PLAN. COORDINATE THIS WORK WITH LANDSCAPE ARCHITECT.

4. DISTURBED AREAS LEFT DISTURBED OVER WINTER SHUTDOWN OR OTHER EXTENDED PERIODS OF TIME, SHALL BE
PROTECTED FROM EROSION ACCORDING TO THE FOLLOWING:
DISTURBED AREAS WITH SLOPES OF 4:1 OR STEEPER SHALL BE SEEDED WITH "GRASSLAND WEST LOGRO" MIX AT 125
LBS/ACRE, OR APPROVED EQUIVALENT, FERTILIZE WITH 16/20/0/14 (SULFUR) AT 400 LBS/ACRE. MULCH WITH EITHER "S1
GEOSOLUTIONS LANDLOK S2" AT 2000 LBS/ACRE WITH 1% TACKIFIER OR WITH DRY STRAW SPREAD TO COMPLETELY COVER
MOISTENED SOIL AND TRACKED INTO SOIL. "CAT TRACK" SLOPES PERPENDICULAR TO RUNOFF FLOW DIRECTION.
CONTRACTOR SHALL FOLLOW MANUFACTURER'S APPLICATION INSTRUCTIONS FOR ALL SEED, MULCH, AND FERTILIZER MIXES.
IF ADDITIONAL STEEP SLOPE PROTECTION IS NEEDED INSTALL MATTING (BMP 18) AND FIBER ROLLS (BMP 35) PER THE
CATALOG OF STORMWATER BEST MANAGEMENT PRACTICES FOR IDAHO CITIES AND COUNTIES, VOLUME 2.

5. AT A MINIMUM, THE CONTRACTOR'S "RESPONSIBLE PERSON" SHALL INSPECT THE SITE BEFORE AND AFTER STORM EVENTS
AND AT 24 HOUR INTERVALS DURING EXTENDED STORMS.

UPON COMPLETION OF CONSTRUCTION ACTIVITIES

1. PERIODIC MAINTENANCE OF EROSION CONTROL MEASURES IS REQUIRED UNTIL STORM DRAINAGE FACILITIES ARE
OPERATIONAL AND STABILIZING VEGETATION IS ESTABLISHED. SUCH MAINTENANCE INCLUDES CLEANING CATCH BASINS AND
DRYWELLS, MAINTAINING CHECK DAMS AND OTHER BARRIERS, REMOVAL OF ACCUMULATED SILT IN SENSITIVE AREAS, AND
STREET CLEANING. A TYPICAL SCHEDULE FOR SUCH MAINTENANCE WOULD BE ONCE A WEEK AND AFTER EACH SIGNIFICANT
STORM EVENT.

2. UPON ESTABLISHMENT OF STABILIZING VEGETATION AND PERMANENT DRAINAGE FACILITIES OPERATIONS, REMOVE
TEMPORARY EROSION CONTROL MEASURES AND CLEAR STREETS OF ACCUMULATED SILT, MUD AND DEBRIS.

AREA DRAIN INLET PROTECTION DETAIL (BMP #31)
N.T.S.

1
C2.0

SILT FENCE DETAIL (BMP #36)

SILT FENCE LAP TABLE

SILT FENCE

SILT FENCE LAP DETAIL

SECTION A-A

LEGEND

NOTES:

N.T.S.

STABILIZED CONSTRUCTION ENTRANCE (BMP #5)
N.T.S.

INSTALL STABILIZED CONSTRUCTION
ENTRANCE PER DETAIL 3, THIS
SHEET.  FINAL LOCATION TO BE
DETERMINED BY CONTRACTOR.

INSTALL AREA DRAIN INLET
PROTECTION AT EACH
CATCH BASIN PER
DETAIL 1 / C2.0.

3
C2.0

2
C2.0

0

GRAPHIC SCALE

1 inch = 20 ft.

10 402020

INSTALL SILT FENCE PER DETAIL 2,
THIS SHEET.  FINAL LOCATION TO
BE DETERMINED BY CONTRACTOR.

INSTALL SILT FENCE PER DETAIL 2,
THIS SHEET.  FINAL LOCATION TO
BE DETERMINED BY CONTRACTOR.

PRELIMINARY

NOT FOR

CONSTRUCTION

220 E RIVER ST
LOT 4

BLOCK 82

251 S MAIN ST
LOT 3

BLOCK 82

280 E RIVER ST
LOT 1

BLOCK 82

260 E RIVER ST
LOT 2
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RIVER STREET (80' R/W)
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BLOCK 20
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U01

PRELIMINARY

NOT FOR

CONSTRUCTION

151 S MAIN ST
AMENDED LOT 1A

BLOCK 20

UTILITY CONSTRUCTION SCHEDULE
INSTALL 8" D.I. TEE
  8" GATE VALVE
  W/ THRUST BLOCKS

INSTALL CATCH BASIN. SEE DETAIL 3 / C0.2.
 a. RIM = 5806.91

INV. OUT = 5803.9

INSTALL 12" ADS N-12 STORM DRAIN PIPE WITH A
MINIMUM SLOPE OF 2.0%. SEE DETAIL 2 / C0.2
FOR TRENCHING.

U01

U06

SEE SHEET C4.0 FOR GRADING DETAILS

INSTALL 8" WATER MAIN / SERVICE. SEE DETAIL 1
/ C0.2 FOR POTABLE AND NON-POTABLE WATER
LINE SEPARATION AND DETAIL 2 / C0.2 FOR
TRENCHING.

U02

INSTALL 6" PVC ROOF DRAIN SYSTEM WITH
MINIMUM SLOPE OF 2.0%.

U03

U02

U07a

INSTALL 6" ROOF DRAIN CLEANOUTU04

U05

U05a

U06

CONSTRUCT DRYWELL. SEE DETAIL 4 / C0.2.
 a. RIM = 5807.79

INV. IN = 5803.2
 b. RIM = 5813.0

INV. OUT = 5809.0

U07

U03

U03

U03

DS

DS

DS

DS

DS

DS

DS DS

U04

U04

U04

U04

U07b

U03

U03

U04

INSTALL 8" PVC SEWER LINE / SERVICE.
CONNECT TO EXISTING SEWER MANHOLE.

U08

U08

PROPOSED LOCATION
OF POWER BOX

(OPTION 1)

PROPOSED LOCATION
OF POWER BOX

(OPTION 2)
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CONSTRUCTION SCHEDULE

CONSTRUCT CONCRETE SIDEWALK. WIDTH AS
SHOWN HEREON. SEE DETAIL 10 / C0.2.
a. FLAT WORK
b. ADA COMPLIANT RAMPS AND LANDING.

CONSTRUCT ASPHALT ROADWAY / ASPHALT
REPAIR.  SEE DETAIL 9 / C0.2.

INSTALL CITY OF KETCHUM APPROVED CAST
IRON TRUNCATED DOME DETECTABLE WARNING
INSERT. SEE DETAIL 13 / C0.2 FOR INSTALLATION
IN AREAS WITHOUT CONCRETE SIDEWALK.

INSTALL STOP / STREET SIGN. USE PREVIOUSLY
REMOVED SIGN.

INSTALL ROAD STRIPING / PAINT
a. WHITE CROSSWALK STRIPING (12" WIDE

BARS WITH 24" WIDE CROSS BARS WITH
GLASS BEADS).

b. WHITE STOP BAR STRIPING (24" WIDE).

C01

C02

C04

C05

C03

C07

MATCH EXISTING LINES AND GRADES

CONSTRUCT CONCRETE CURB AND GUTTER
a. 6" VERTICAL C&G PER DETAIL 5 / C0.2.
b. CURB TRANSITION PER DETAIL 6 / C0.2.
c. ZERO REVEAL CURB AND GUTTER PER

DETAIL 6 / C0.2.
d. MOUNTABLE CURB AND GUTTER PER DETAIL

7 / C0.2.
e. MOUNTABLE CURB PER DETAIL 8 / C0.2.
f. CURB / PAVER EDGING PER DETAIL 12 / C0.2.
g. CURB AT BACK OF WALK. SEE DETAIL 14 /

C0.2.

U05a

A

0
GRAPHIC SCALE

1 inch = 10 ft.

5 201010

A

A

PRELIMINARY

NOT FOR

CONSTRUCTION

220 E RIVER ST
LOT 4

BLOCK 82

151 S MAIN ST
AMENDED LOT 1A

BLOCK 20

UTILITY CONSTRUCTION SCHEDULE
INSTALL CATCH BASIN. SEE DETAIL 3 / C0.2.
 a. RIM = 5831.26

INV. OUT = 5828.2
 b. RIM = 5831.39

INV. OUT = 5828.3
 c. RIM = 5831.95

INV. OUT = 5828.9
 d. RIM = 5831.68

INV. OUT = 5828.6

INSTALL 12" ADS N-12 STORM DRAIN PIPE WITH A
MINIMUM SLOPE OF 2.0%. SEE DETAIL 2 / C0.2
FOR TRENCHING.

U06

U05

CONSTRUCT DRYWELL. SEE DETAIL 4 / C0.2.
 a. RIM = 5831.60

INV. IN = 5827.7
 b. RIM = 5832.21

INV. OUT = 5828.1

U07

U06

U07a

U06

U05b

U05c U06

U05d

U06

C01

C02d C02f

C01

C02f

C02a C02e

C02b

C02c

C03

C04a

C02b

C02b

C02a

C02b

C03

C02c

C07

C04a

C04a

C06

C06

C03

C06
INSTALL HEATED PAVER SIDEWALK / ROADWAY.
SEE DETAIL 11 / C0.2.

C06

C05b

C05a

C02b

C02a

C02g

C04b

U07b
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LANDSCAPE DRAWINGS

EXHIBIT | 02.06
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INSERT LANDSCAPE DRAWINGS FROM EGGERS
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EXTERIOR COLOR PALATE
SCHEMATIC MOOD BOARD

EXHIBIT | 02.07
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Ketchum  
Tribute Hotel
Exterior Inspiration Mood Board
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DARK SKY COMPLIANT FIXTURES

EXHIBIT | 02.08
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For more information visit our website:  www.progresslighting.com Progress Lighting • 701 Millennium Boulevard • Greenville, SC 29607

Project: 

Fixture Type: 

Location: 

Contact:

Images:

Description:

5" up/down wall cylinder. The P5675 Series are ideal for a wide variety of interior and exterior applica-
tions including residential and commercial. The Cylinders feature a 120V alternating current source 
and eliminates the need for a traditional LED driver. This modular approach results in an encapsu-
lated luminaire that unites performance, cost and safety benefits. Specify P860038 top cover lens for 
use in wet locations.

Specifications:

• Black (-31) (powder coat paint)
• Die cast and extruded aluminum Construction
• Powder coat finish.
• Die-cast aluminum construction with durable powder coated finish
• 795 lumens 46 lumens/watt per module
• 3000K color temperature, 90+ CRI
• Dimmable to 10% brightness (See Dimming Notes)
• Back plate covers a standard 4" octagonal recessed outlet box
• Mounting strap for outlet box included
• 6" of wire supplied
•  Meets California Title 24 high efficacy requirements for outdoor use only

Performance:

Number of Modules 2

Input Power  17w per module

Input Voltage 120 V

Input Frequency 60 Hz

Lumens/LPW (Delivered) 830/24.4 (LM-79)

CCT 3000 K

CRI 90 CRI

Life (hours) 60,000 (L70/TM-21)

FCC FCC Title 47, Part 15, Class B

Min. Start Temp -30 °C

Max. Operating Temp 30 °C

Warranty 5 year warranty

Labels cCSAus Damp location listed

 Meets California Title 24 high efficacy requirements  

 for outdoor use only

Dimensions:

Width: 5"
Depth: 8-7/8"
Height: 14"
H/CTR: 8"

Two-Light Outdoor Wall mounted  •   Damp location listed

P5675-31/30K

Fixture Type:

Catalog Number:

Project:

Location:

WAC Lighting
www.waclighting.com
Phone (800) 526.2588 • Fax (800) 526.2585

Headquarters/Eastern Distribution Center
44 Harbor Park Drive • Port Washington, NY 11050
Phone (516) 515.5000 • Fax (516) 515.5050

Western Distribution Center  
1750 Archibald Avenue • Ontario, CA 91760
Phone (800) 526.2588 • Fax (800) 526.2585

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program.   SEP 2017

Beam Photometry Voltage Watt Lumens Finish

Single Light

42” 12”

5”

WS-W2605
Dark Sky Friendly

Energy Star®
33° 120V - 277V 16W 800

AL
BK
BZ
GH
WT

Brushed Aluminum
Black
Bronze
Graphite
White

Double Light

62”

42” 12”

WS-W2604 33° 120V - 277V 30W 1750

TUBE - model: WS-W26
LED Wall Mount

FEATURES
• IP65 Rated, ETL & cETL Wet Location Listed 
• Mounts up or down
• Die-Cast Aluminum Construction
• Universal Voltage Input (120V - 277V)
• Dimming: ELV (120V) or 0-10V

PRODUCT DESCRIPTION
Precise engineering using the latest energy efficient LED technology with a built-
in reflector for superior optics; An appealing cylindrical profile with a powerful 
LED down light perfect for accent and wall wash lighting. 

–
Example: WS-W2604-BZ

SPECIFICATIONS
Construction: Aluminum with etched glass.
Power: Integral driver in luminaire. 120V - 277V input.
Light Source: High output LED
Mounting: Mounts directly to junction box
Dimming: 0-10V Dimming: 100%-10%
                      ELV Dimming: 100%-15% (120V only)
Finish: Brushed Aluminum (AL), Black (BK), Bronze (BZ), Graphite (GH), White (WT)
Color Temp: 3000K
CRI: 90
Rated Life: 70,000 hours
Standards:  IP65 Rated, ETL & cETL Wet Location Listed, Dark Sky Friendly.
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dŚĞ�Z&^��ĞƐŝŐŶ�ϭϱϴ�>&W�ƐǇƐƚĞŵ�ŝƐ�Ă�ƉŽƉƵůĂƌ�ĐŚŽŝĐĞ�ĨŽƌ�ƌĞƐŝĚĞŶƟĂů�ƐƚƌĞĞƚ�ůŝŐŚƟŶŐ͕�ƉĂƌŬƐ͕�ĂŶĚ�ĨŽƌ�ŵĂǆŝŵŝǌŝŶŐ�ƐƉĂĐŝŶŐ�ŽŶ�
ƌĞƐŝĚĞŶƟĂůͬŝŶƚĞƌŵĞĚŝĂƚĞ�ƉĂƚŚǁĂǇƐ�ĂŶĚ�ďŝŬĞǁĂǇƐ͘�tŝƚŚ�ŝƚƐ�ƉĂƚĞŶƚĞĚ�ƐŽůĂƌ�ΗƐŬŝŶΗ͕�ƚŚŝƐ�ůŝŐŚƚ�ƉŽůĞ�ŐĞŶĞƌĂƚĞƐ�ĂŶĚ�ƐĂĨĞůǇ�ƐƚŽƌĞƐ�ŝƚƐ�
ŽǁŶ�ĞŶĞƌŐǇ͘�dŚŝƐ�ĐƌĞĂƚĞƐ�Ă�ƐůĞĞŬ�ĂƉƉĞĂƌĂŶĐĞ�ƚŚĂƚ�ŝƐ�ŶŽƚ�ƉŽƐƐŝďůĞ�ǁŝƚŚ�ƚƌĂĚŝƟŽŶĂů�ŇĂƚ�ƉĂŶĞů�ƐǇƐƚĞŵƐ͘��ĞĐĂƵƐĞ�ŽĨ�ŝƚΖƐ�ǀĞƌƟĐĂů�
ŽƌŝĞŶƚĂƟŽŶ͕�ƚŚĞ�ƉĂŶĞů�ŝƐ�ŝŶŚĞƌĞŶƚůǇ�ƉƌŽƚĞĐƚĞĚ�ĨƌŽŵ�ŚĂŝů�ĚĂŵĂŐĞ�ĂŶĚ�ĚŽĞƐŶΖƚ�ĐŽůůĞĐƚ�Ěŝƌƚ�ĂŶĚ�ĚĞďƌŝƐ͘

EŽƚ�ŽŶůǇ�ǁŝůů�ǇŽƵ�ŚĂƌĚůǇ�ŶŽƟĐĞ�ƚŚĞ�ƐŽůĂƌ�ĐŽůůĞĐƚŽƌ͕ �ďƵƚ�ǇŽƵΖůů�ŚĂƌĚůǇ�ŶŽƟĐĞ�ƚŚĞ�ŵĂŝŶƚĞŶĂŶĐĞ͘�dŚŝƐ�ƐǇƐƚĞŵ�ŝŶĐůƵĚĞƐ�ŽƵƌ�>ŝƚŚŝƵŵ�
WŚŽƐƉŚĂƚĞ�ďĂƩĞƌǇ�ƉĂĐŬƐ�ǁŚŝĐŚ�ŚĂǀĞ�ďĞĞŶ�ĮĞůĚ�ƚĞƐƚĞĚ�ŝŶ��ƌŝǌŽŶĂ�ĂŶĚ�ĐĂƌƌǇ�Ă�ϭϬͲǇĞĂƌ�ǁĂƌƌĂŶƚǇ͘

dŚĞ�Z&^��ĞƐŝŐŶ�ϭϱϴ�>&W�ŝƐ�ĂďŽƵƚ�ŵŽƌĞ�ƚŚĂŶ�ĂĞƐƚŚĞƟĐƐ͗

ͻ�� 'ƌĂĸƟ�ǁĂƐŚĞƐ�Žī�ƚŚĞ��d&��ĐŽĂƟŶŐ�ŽŶ�ƚŚĞ�ĐŽůůĞĐƚŽƌ�ǁŝƚŚ�ƐŽĂƉ�ĂŶĚ�ǁĂƚĞƌ͘
ͻ�� dŚĞ�ďĂƩĞƌǇ�ĐŽŵƉĂƌƚŵĞŶƚ�ŝƐ�ƉƌŽƚĞĐƚĞĚ�ǁŝƚŚ�Ă�ŚŝŐŚ�ƐĞĐƵƌŝƚǇ�ďŽůƚ�ƐǇƐƚĞŵ͘
ͻ�� ^ŝŶĐĞ�ƚŚĞ�ĐŽůůĞĐƚŽƌ�ĚŽĞƐŶΖƚ�ƵƐĞ�ĐƌǇƐƚĂůůŝŶĞ�ĐĞůůƐ͕�ŝƚ�ĐĂŶ�ůŝƚĞƌĂůůǇ�ƚĂŬĞ�Ă�ďĞĂƟŶŐ͘
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Quick Facts

�ƉƉůŝĐĂƟŽŶƐ͗ dƌĂŝů�ͬ�WĂƚŚǁĂǇ�ͬ�^ƚƌĞĞƚ

�ŝƐƚƌŝďƵƟŽŶ�dǇƉĞƐ͗ /�^�dǇƉĞ�Ϯ͕�ϯ͕�ϰ͕�ĂŶĚ�ϱ

�ŽůŽƌ�dĞŵƉĞƌĂƚƵƌĞ͗ ϯ͕ϬϬϬ<�Ͳ�ϰ͕ϬϬϬ<

Lumen Range ϰ͕ϭϵϰ�Ͳ�ϰ͕ϳϭϭ

DŽƵŶƟŶŐ�,ĞŝŐŚƚ͗ ϮϱΖ

�ĂƩĞƌǇ�dǇƉĞ͗ Long-Life Lithium Iron Phosphate (LFP)

&ŝŶŝƐŚ�;^ƚĂŶĚĂƌĚ��ŽůŽƌͿ͗ �ůĂĐŬ

tĂƌƌĂŶƚǇ͗ ϭϬͲzĞĂƌ�^ǇƐƚĞŵ�Θ�ϭϬͲzĞĂƌ��ĂƩĞƌǇ

Overview

Design
^ŽůĂƌKŶĞΠ�ǁŝůů�ƐƵƉƉŽƌƚ�ǇŽƵƌ�ƉůĂŶŶŝŶŐ�Žƌ�ƐƉĞĐŝĮĐĂƟŽŶ�ƉƌŽĐĞƐƐ�ǁŝƚŚ�ĞŶĞƌŐǇ�ďĂůĂŶĐĞ�ĐĂůĐƵůĂƟŽŶƐ͕�ůŝŐŚƟŶŐ�ĚĞƐŝŐŶ͕�ĂŶĚ�Ă�ƐŚĂĚŝŶŐ�
ĞǀĂůƵĂƟŽŶ�ƐƉĞĐŝĮĐ�ƚŽ�ǇŽƵƌ�ƉƌŽũĞĐƚ�ůŽĐĂƟŽŶ͘�dŚŝƐ�sŝƌƚƵĂů�^ŝƚĞ��ŶĂůǇƐŝƐ�;s^�Ϳ�ŝƐ�ĐƵƐƚŽŵ�ĨŽƌ�ĞǀĞƌǇ�ƉƌŽũĞĐƚ�ƐŽ�ǇŽƵ�ĐĂŶ�ƐĞĞ�ƚŚĞ�
ĚĞƚĂŝůƐ�ďĞŚŝŶĚ�ƚŚĞ�ƌĞĐŽŵŵĞŶĚĂƟŽŶ͘

KƵƌ�ĂŶĂůǇƐŝƐ�ŝƐ�ďĂƐĞĚ�ŽŶ�ŝŶĚƵƐƚƌǇ�ƐƚĂŶĚĂƌĚƐ�ƐƵĐŚ�ĂƐ�/�^�Θ��/�͕�ĐƌĞĚŝďůĞ�ĐůŝŵĂƚĞ�ĚĂƚĂ�ƐŽƵƌĐĞƐ�ůŝŬĞ�E�^��Θ�EZ�>͕�ĂŶĚ�ŽǀĞƌ�ƚĞŶ�
ǇĞĂƌƐ�ŽĨ�>���^ŽůĂƌ�WŽǁĞƌĞĚ�>ŝŐŚƟŶŐ�ĮĞůĚ�ĞǆƉĞƌŝĞŶĐĞ�ǁŝƚŚ�ŵƵŶŝĐŝƉĂůŝƟĞƐ͕�ŵŝůŝƚĂƌǇ�ďĂƐĞƐ͕�ĂŶĚ�ŝŶĚƵƐƚƌŝĂů�ĨĂĐŝůŝƟĞƐ͘

Product Matrix

SolarOne®�^ŽůƵƟŽŶƐ�/ŶĐ�· www.solarone.net
ϮϮϬ�ZĞƐĞƌǀŽŝƌ�^ƚ�Ͳ�^ƵŝƚĞ�ϭϵ�·�EĞĞĚŚĂŵ͕�D��ϬϮϰϵϰ

W,͗�ϯϯϵͲϮϮϱͲϰϱϯϬ�·�&�y͗�ϯϯϵͲϮϮϱͲϰϱϯϵ
© 2017

RFS Design 158 LFP
WƌŽũĞĐƚ�/ŶĨŽƌŵĂƟŽŶ

DŽƟŽŶ��ĞƚĞĐƚŽƌ
MDͲKƉƟŽŶĂů��ĚĚĞƌ
NoneͲ>ĞĂǀĞ��ůĂŶŬ

>ŝŐŚƚ�WĂƩĞƌŶ�dǇƉĞ
R2M -  Type II Medium

R2S -  Type II Short
ZϯD�Ͳ��dǇƉĞ�///�DĞĚŝƵŵ
Zϯ^�Ͳ��dǇƉĞ�///�^ŚŽƌƚ

ϰ�Ͳ��dǇƉĞ�/s
ϱ�Ͳ��dǇƉĞ�s

�ŽůŽƌ�dĞŵƉĞƌĂƚƵƌĞ
ϰ<�Ͳ��ϰ͕ϬϬϬ<
ϯ<�Ͳ��ϯ͕ϬϬϬ<

Model House Side Shield
 HSͲKƉƟŽŶĂů��ĚĚĞƌ
NoneͲ>ĞĂǀĞ��ůĂŶŬ

RFS - D158 - L -                                        -                                  -                                  -
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^ŽůĂƌKŶĞ�^ŽůƵƟŽŶƐ�/ŶĐ���·  www.solarone.net
ϮϮϬ�ZĞƐĞƌǀŽŝƌ�^ƚ�Ͳ�^ƵŝƚĞ�ϭϵ��·��EĞĞĚŚĂŵ͕�D��ϬϮϰϵϰ��·��W,͗�ϯϯϵͲϮϮϱͲϰϱϯϬ���·��&�y͗�ϯϯϵͲϮϮϱͲϰϱϯϵ
© 2017

Product Details

dŚĞ�ƚŚŝŶͲĮůŵ�ƐŽůĂƌ�ƉĂŶĞů�ǁƌĂƉƐ�ĂƌŽƵŶĚ�ƚŚĞ�ƉŽůĞ�ϮϮϱϬ�ĨŽƌ�ŵĂǆŝŵƵŵ�ƐŽůĂƌ�ĐŽůůĞĐƚŝŽŶ͘�
�ĞĐĂƵƐĞ�ŽĨ�ƚŚĞ�ƉĂƚĞŶƚĞĚ�ĚĞƐŝŐŶ�ŝƚ�ůŽŽŬƐ�ůŝŬĞ�Ă�ƚƌĂĚŝƚŝŽŶĂů�ƐƚƌĞĞƚ�ůŝŐŚƚ�ƉŽůĞ͘��ĞƐŝĚĞƐ�
ďĞŝŶŐ�ǀŝƐƵĂůůǇ�ĂƚƚƌĂĐƚŝǀĞ�ƚŚĞ�ƉĂŶĞů�ŝƐ�ĂůƐŽ�ĞǆƚƌĞŵĞůǇ�ƚŽƵŐŚ͘

ͻ� �^dD�ƚĞƐƚĞĚ�ƚŽ�ǁŝƚŚƐƚĂŶĚ�ƚŚĞ�ŝŵƉĂĐƚ�ŽĨ�ϣ�ŝŶĐŚ�ĚŝĂŵĞƚĞƌ�ďĂůůƐ�Ăƚ�ϧϤ�ŵƉŚ͘
•  dŚĞ�dĞĨǌĞů�ĐŽĂƚŝŶŐ�ŵĂŬĞƐ�ƚŚĞ�ĐŽůůĞĐƚŽƌ�ĂďůĞ�ƚŽ�ǁŝƚŚƐƚĂŶĚ�ŵŽƐƚ�ĨŽƌŵƐ�ŽĨ��
� ǀĂŶĚĂůŝƐŵ͘
•� &ůĞǆŝďůĞ�ŵĂƚĞƌŝĂů�ĂĚŚĞƌĞƐ�ƚŽ�ƚŚĞ�ƉŽůĞ�ǁŝƚŚ�Ă�ĐŽŵŵĞƌĐŝĂů�ŐƌĂĚĞ�ĂĚŚĞƐŝǀĞ��
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TRAFFIC STUDY DIAGRAMS

EXHIBIT | 02.09
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A. Near-term vehicle delays and queueing at River Street / Main Street at 
acceptable levels

B. Left-turns from River Street onto Main Street will be difficult in future (2040)
conditions with or without the project-generated traffic

C. The City may consider restricting left-turn movements at River Street / Main
Street

D. Converting Main Street to a three-lane cross section will facilitate turn 
movements from River Street to Main Street.

Ketchum Gateway Hotel Traffic Study

AB,C D
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A. Distance between primary access and Main Street is maximized to minimize 
interference with traffic flow at intersection

B. Secondary access is for egress movements only from the hotel drop off area
C. Counterclockwise circulation pattern allows for right-side drop off / pickup

Ketchum Gateway Hotel On-Site Circulation

A

C
B
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A. Curb Line to Define Traveled Way
B. Defined Curb Radius
C. Pedestrian Ramps
D. Complete Sidewalk Connection between Washington Avenue and River Street

Ketchum Gateway Hotel Project-Related Improvements

A

D

B,C
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PLAT MAP | LOT LINE ADJUSTMENT

EXHIBIT | 02.10
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0
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PUBLIC WAY IMPROVEMENTS

EXHIBIT | 02.11
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CONSTRUCTION SCHEDULE

CONSTRUCT CONCRETE SIDEWALK. WIDTH AS
SHOWN HEREON. SEE DETAIL 10 / C0.2.
a. FLAT WORK
b. ADA COMPLIANT RAMPS AND LANDING.

CONSTRUCT ASPHALT ROADWAY / ASPHALT
REPAIR.  SEE DETAIL 9 / C0.2.

INSTALL CITY OF KETCHUM APPROVED CAST
IRON TRUNCATED DOME DETECTABLE WARNING
INSERT. SEE DETAIL 13 / C0.2 FOR INSTALLATION
IN AREAS WITHOUT CONCRETE SIDEWALK.

INSTALL STOP / STREET SIGN. USE PREVIOUSLY
REMOVED SIGN.

INSTALL ROAD STRIPING / PAINT
a. WHITE CROSSWALK STRIPING (12" WIDE

BARS WITH 24" WIDE CROSS BARS WITH
GLASS BEADS).

b. WHITE STOP BAR STRIPING (24" WIDE).

C01

C02

C04

C05

C03

C07

MATCH EXISTING LINES AND GRADES

CONSTRUCT CONCRETE CURB AND GUTTER
a. 6" VERTICAL C&G PER DETAIL 5 / C0.2.
b. CURB TRANSITION PER DETAIL 6 / C0.2.
c. ZERO REVEAL CURB AND GUTTER PER

DETAIL 6 / C0.2.
d. MOUNTABLE CURB AND GUTTER PER DETAIL

7 / C0.2.
e. MOUNTABLE CURB PER DETAIL 8 / C0.2.
f. CURB / PAVER EDGING PER DETAIL 12 / C0.2.
g. CURB AT BACK OF WALK. SEE DETAIL 14 /

C0.2.

U05a

A

A

A

220 E RIVER ST
LOT 4

BLOCK 82

151 S MAIN ST
AMENDED LOT 1A

BLOCK 20

UTILITY CONSTRUCTION SCHEDULE
INSTALL CATCH BASIN. SEE DETAIL 3 / C0.2.
 a. RIM = 5831.26

INV. OUT = 5828.2
 b. RIM = 5831.39

INV. OUT = 5828.3
 c. RIM = 5831.95

INV. OUT = 5828.9
 d. RIM = 5831.68

INV. OUT = 5828.6

INSTALL 12" ADS N-12 STORM DRAIN PIPE WITH A
MINIMUM SLOPE OF 2.0%. SEE DETAIL 2 / C0.2
FOR TRENCHING.

U06

U05

CONSTRUCT DRYWELL. SEE DETAIL 4 / C0.2.
 a. RIM = 5831.60

INV. IN = 5827.7
 b. RIM = 5832.21

INV. OUT = 5828.1

U07

U06

U07a

U06

U05b

U05c U06

U05d

U06

C01

C02d C02f

C01

C02f

C02a C02e

C02b

C02c

C03

C04a

C02b

C02b

C02a

C02b

C03

C02c

C07

C04a

C04a

C06

C06

C03

C06
INSTALL HEATED PAVER SIDEWALK / ROADWAY.
SEE DETAIL 11 / C0.2.

C06

C05b

C05a

C02b

C02a

C02g

C04b

U07b

PUBLIC WAY IMPROVEMENTS

RIVER STREET
River	Street	is	currently	a	low-traffic	street	with	
unimproved frontage and gravel surface parking 
along the hotel property.  Hotel improvements will 
include a new guest drop-off area separated from 
the street with a fully landscaped island.  This paved 
area will be heated with a radiant system, and fully 
maintained by the operations team of the hotel.  
The	flow	of	this	entry	and	corner	was	designed	to	
mirror the recently approved hotel project on the 
opposite side of Main Street.    

Current plans for outdoor dining and patio space 
on the corner of River and Main will be designed 
to	screen	the	diners	from	traffic,	and	provide	a	
comfortable transition from Ketchum City into the 
lobby of the hotel.

MAIN STREET | ID-75

Our project will be coordinating directly with 
Idaho Department of Transportation on planned 
construction improvements of Main Street / State 
Highway 75.  Plans to widen the street and bridge 
in this location to provide dedicated turn lanes will 
be considered with all site improvements along 
our east property line and landscape terracing will 
be integrated with any grading revisions along this 
road.



Ketchum Tribute Hotel | Pre-Application Design Review Submittal172

THIS PAGE INTENTIONALLY LEFT BLANK.



173

SOILS REPORT | PERC TEST

EXHIBIT | 02.12
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FLOOD PLAIN | RIPARIAN CORRIDOR

EXHIBIT | 02.13
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USGS The National Map: Orthoimagery. Data refreshed October, 2017.

National Flood Hazard Layer FIRMette
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SEE FIS REPORT FOR DETAILED LEGEND AND INDEX MAP FOR FIRM PANEL LAYOUT

SPECIAL FLOOD
HAZARD AREAS

Without Base Flood Elevation (BFE)
Zone A, V, A99

With BFE or Depth Zone AE, AO, AH, VE, AR

Regulatory Floodway

0.2% Annual Chance Flood Hazard, Areas
of 1% annual chance flood with average
depth less than one foot or with drainage
areas of less than one square mile  Zone X

Future Conditions 1% Annual
Chance Flood Hazard Zone X

Area with Reduced Flood Risk due to
Levee. See Notes. Zone X

Area with Flood Risk due to Levee Zone D

NO SCREEN Area of Minimal Flood Hazard Zone X

Area of Undetermined Flood Hazard Zone D

Channel, Culvert, or Storm Sewer

Levee, Dike, or Floodwall

Cross Sections with 1% Annual Chance
17.5 Water Surface Elevation

Coastal Transect

Coastal Transect Baseline

Profile Baseline

Hydrographic Feature

Base Flood Elevation Line (BFE)

Effective LOMRs

Limit of Study

Jurisdiction Boundary

Digital Data Available

No Digital Data Available

Unmapped

This map complies with FEMA's standards for the use of 
digital flood maps if it is not void as described below. 
The basemap shown complies with FEMA's basemap 
accuracy standards

The flood hazard information is derived directly from the
authoritative NFHL web services provided by FEMA. This map
was exported on 2/6/2019 at 10:54:01 AM  and does not
reflect changes or amendments subsequent to this date and
time. The NFHL and effective information may change or
become superseded by new data over time.

This map image is void if the one or more of the following map
elements do not appear: basemap imagery, flood zone labels,
legend, scale bar, map creation date, community identifiers,
FIRM panel number, and FIRM effective date. Map images for
unmapped and unmodernized areas cannot be used for
regulatory purposes. 

Legend

OTHER AREAS OF
FLOOD HAZARD

OTHER AREAS

GENERAL
STRUCTURES

OTHER
FEATURES

MAP PANELS

8

1:6,000

B
20.2

The pin displayed on the map is an approximate 
point selected by the user and does not represent 
an authoritative property location.

FLOOD PLAIN MANAGEMENT OVERLAY - 
APPLICATION NARRATIVE

This narrative is prepared to go along with the 
Floodplain Management Overlay Application for 
the Ketchum Boutique Hotel Project.  This project is 
proposing to construct a 4-star hotel at the south-
western corner of Main Street and River Street.  The 
following items relate to this application:

 - The applicant team is aware that there is a 
riparian area regulated by KMC Chapter 17.88 
on the property.  This 25’-0” riparian zone is shown 
on several drawings in the civil drawings set (C1.0, 
C2.0, and C3.0).

 - The applicant’s intent is to allow the riparian zone 
to remain in a natural, unaltered state.

 - The applicant team is aware of all riparian 
regulations (no applications of pesticides / 
herbicides or fertilizers in riparian zone, application 
of herbicides or pesticides outside of the 25’ 
riparian zone, but within 100’-0” of MHW has special 
regulations, etc.).  The applicant will adhere to 
all applicable regulations, and if alteration of the 
riparian area is desired in the future, permits will be 
applied for

 - No portion of the riparian area will be disturbed 
by any construction activity related to the project.  
There exists a 10’-0” sewer main easement 
immediately adjacent to the riparian zone for any 
building structures.

 - The riparian setback will be protected during 
construction.  As shown on sheet C2.0, by silt 
fencing.  Temporary signage will also be erected to 
alert all contractors not to disturb the riparian area.
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Floodplain Management Overlay Application 
OWNER INFORMATION 
Project Name: 
Owner Name: 
Mailing Address:  
Phone: 
Email: 
PROJECT INFORMATION 
Architect/Representative: 
Phone: 
Mailing Address: 
Email: 
Engineer of Record: 
Engineer Email: 
Legal Land Description: 
Project Address: 
Lot Area: 
Zoning District: 
Anticipated Use: 
Value of Construction: $ 
TYPE OF CONSTRUCTION 
տ New տ Remodel տ Addition տ Other, please explain: 

 տ Waterways Design Review տ Floodplain Development տ Stream Alteration 

TOTAL FLOOR AREA 
Proposed Existing 

Basement:  
1st Floor:  
2nd Floor:  
3rd Floor:  
Decks:  
Mezzanine:  
Total:  
Building Coverage:                 SF                        % Curb Cut:                 SF                        % 
PROPOSED SETBACKS 
Front: Side: Side: Rear: 
ADDITIONAL INFORMATION 
Building Height: Parking Spaces Provided: 
Will Fill or Excavation Be Required?            Yes                       No 
If Yes, Amount in Cubic Yards                       Fill:                      Excavation: 
Will Existing Trees or Vegetation Be Removed?   Yes               No 

 
Applicant agrees in the event of a dispute concerning the interpretation or enforcement of the Floodplain Management Overlay Application, in which the 
City of Ketchum is the prevailing party, to pay reasonable attorney fees, including attorney fees on appeal, and expenses of the City of Ketchum. I, the 
undersigned, certify that all information submitted with and upon this application form is true and accurate to the best of my knowledge and belief. 
 
 
Signature of Owner/Representative      Date 

OFFICIAL USE ONLY 
File Number: 
Date Received: 
By: 
Fee Paid: 
Approved Date: 
Denied Date: 
By: 

Ketchum Gateway Hotel

PEG Ketchum Hotel LLC

180 N University Ave, Ste. 200, Provo, UT 84601

801-655-1998

nblayden@pegcompanies.com

Sean Flynn / Galena Engineering

208-788-1705
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260 East River Street
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5' 25' on highway, 5' on west side

25,874 55

✔

✔



193
City of Ketchum Planning & Building Department 

Floodplain Management Overlay Application                                                                                                                                                           10/18/16, Page 2 of 7 

 

 

 
FLOODPLAIN MANAGEMENT OVERLAY EVALUATION STANDARDS 

 

Please provide a narrative to address each of the criteria below. 

 

Criteria for Evaluation of Applications: The criteria f o r  e v a c u a t i o n  of floodplain development 

permit applications, waterways design review applications, and stream a l t e r a t i o n  permit applications 

shall be as follows: 

1. Preservation or restoration of the inherent natural characteristics of the river and creeks and 

floodplain areas. Development does not alter river channel. 

2. Preservation of riparian vegetation and wildlife habitat, if any, along the stream bank and within 

the required minimum twenty-f ive -foot (25') setback or riparian zone. No construction activities, 

encroachment or other disturbance (mowing, pruning, or any other landscape activity) into the 

twenty- f i v e - f o o t  (25') riparian zone, except for restoration, shall be allowed at any time without 

written city approval per the terms of this chapter. 

3. No development, other than development by the city of Ketchum or development required for 

emergency access, shall occur within the twenty- f i v e  foot (25') riparian zone with the exception 

of approved stream stabilization work. The planning and zoning commission may approve access to 

property where no other primary access is available. Private pathways and staircases shall not 

lead into or through the riparian zone unless deemed necessary by the planning and zoning 

commission. 

4. A landscape plan and time frame shall be provided to restore any vegetation within the twenty-

f i v e  foot (25') riparian zone that is degraded, not natural or which does not promote bank 

stability. 

5. New or replacement planting and vegetation shall include plantings that are low growing and have 

dense root systems for the purpose of stabilizing stream banks and repairing damage previously 

done to riparian vegetation. Examples of such plantings include: red osier dogwood, common 

chokecherry, serviceberry, elderberry, r iver birch, skunk bush sumac, Bebb’s willow, Drummond's 

willow, little wild rose, gooseberry, and honeysuckle. 

6. Landscaping and driveway plans to accommodate the function of the floodplain to allow for 

sheet flooding. Floodwater carrying capacity is not diminished by the proposal. Surface drainage is 

controlled and shall not adversely impact adjacent properties including driveways drained away 

from paved roadways. Culvert(s) under driveways may be required. Landscaping berms shall be 

designed to not dam or otherwise obstruct floodwaters or divert same onto roads or other public 

pathways. 

7. Impacts of the development on aquatic life, recreation, or water quality upstream, downstream 

or across the stream are not adverse. 

8. Building setback in excess of the minimum required along waterways is encouraged. An additional 

ten foot (10') building setback is encouraged to provide for yards, decks and patios outside the 

twenty-five foot (25') riparian zone. 
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9. The top of the lowest floor of a building located in the one percent (1%) annual chance floodplain 

shall be a minimum of twenty-four inches (24") above the base flood elevation of the subject 

property. 

10. The backfill used around the foundation in the floodplain shall provide a reasonable transition to 

existing grade but shall not be used to fill the parcel to any greater extent. Compensatory 

storage shall be required for any fill placed within the floodplain.  An LOMA-F shall be obtained 

prior to placement of any additional fill in the floodplain. 

11. All new buildings shall be constructed on foundations that are approved by a licensed professional 

engineer. 

12. Driveways shall comply with effective street standards; access for emergency vehicles has been 

adequately provided for. 

13. Landscaping or revegetation shall conceal cuts and fills required for driveways and other 

elements of the development. 

14. (Stream Alteration Only.) The proposal is shown to be a permanent solution and creates a stable 

situation. 

15. (Stream Alteration Only.) No increase to the one percent (1%) annual chance floodplain upstream 

or downstream has been certified, with supporting calculations, by a registered Idaho hydraulic 

engineer. 

16. (Stream Alteration Only.) The recreational use of the stream, including access along any and all 

public pedestrian/fisher's easements, and the aesthetic beauty shall not be obstructed or interfered 

with by the proposed work. 

17. Where development is proposed that impacts any wetland, first priority shall be to move 

development from the wetland area. Mitigation strategies shall be proposed at time of application 

that replace the impacted wetland area with a comparable amount and/or quality of new wetland 

area or riparian habitat improvement. 

18. (Stream Alteration Only.) Fish habitat shall be maintained or improved as a result of the work 

proposed. 

19. (Stream Alteration Only.) The proposed work shall not be in conflict with the local public 

interest, including but not limited to, property values, fish and wildlife habitat, aquatic life, 

recreation and access to public lands and waters, aesthetic beauty of the stream and water quality. 

20. (Stream Alteration Only.) The work proposed is for the protection of the public health, safety 

and/or welfare such as public schools, sewage treatment plant, water and sewer distribution 

lines and bridges providing particularly limited or sole access to areas of habitation. 
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� Location and elevations of adjacent streets, water supply and sewer lines, including private wells 
and/or septic systems 

� Elevation of the lowest floor (including basement) of all structures existing and proposed partially or 
wholly located in the one percent (1%) annual chance floodplain, including elevation to which any 
structure has been or will be floodproofed 

� Identification of the riparian zone and the "mean high water mark," as defined in Ketchum Municipal 
Code 

� Location of previous stream alterations upstream, downstream and along both banks from subject lot 
� Location of drainage ways, intermittent and year-round, including potential overflow channels or 

channel movement 
� Location and dimensions of easements, private and public, within and adjacent to the proposed 

project together with the purpose thereof 
� Location of all existing trees to be preserved and significant trees to be removed 
� Indication of any zoning district overlay which affects the property (floodplain, mountain overlay or 

avalanche) 
� Location of existing structures on adjacent properties 
� Plat map of the property certified by a licensed engineer or surveyor, except tax lots 
 
SITE PLAN 
� Vicinity map 
� Proposed excavation or land fill including resulting slope grades for the building pad(s), driveways and any 

other element of the proposed development where excavation or fill will take place 
� Drainage plan including offsite improvements such as borrow ditches and culverts and including a plan for 

on- and off-site improvements to provide for unobstructed conveyance of floodwaters 
� Location of on-site parking spaces and access thereto, including the dimensions of the spaces and the 

width and length of access and curb cuts 
� Location and dimensions of snow storage areas 
� Location of dumpster and/or garbage and recycling can storage areas, including the dimensions and 

proposed fencing or other screening 
� Location and type of any electrical power transformers, switches and/or sectors 
� Location and type of all heating, ventilation, air conditioning and other mechanical units 
� Drip line of all buildings 
� Percentage of the lot coverage by proposed building and parking areas together with the total square 

footage of the parcel of property 
� Location of all proposed structures (buildings) and all improved areas (pavement, sidewalk) with 

dimensions thereof showing the setback of each structure from the nearest property line 
� Designation of the zoning district in which the project is located 
� Location of any zoning district boundary line within the proposed project or the immediate vicinity thereof 
� For any building in the floodplain with an area below the lowest floor that is below the base flood 

elevation and has a ceiling height of five feet (5') or greater, the building owner shall sign a non-conversion 
agreement, that shall run with the property, promising not to improve, finish or otherwise convert the 
area below the lowest floor to living area and granting the city the right to inspect the enclosed area at its 
discretion. Such agreement shall be recorded at Blaine County's recorder's office 

ARCHITECTURAL PLANS 
� Floor plans of all floors at not less than one-eighth (1/8) scale 
� All exterior elevations 
� Roof plan including direction of snow sliding and snow clips if applicable. Location and type of all 

mechanical equipment and rooftop appurtenances 
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APPLICATION CHECKLIST 
 

Please utilize and submit the checklist on the following pages to ensure a complete application. 
 
FLOODPLAIN MANAGEMENT OVERLAY APPLICATION CERTIFICATION OF COMPLETENESS 
 
Use for: 

x Floodplain Development Permit 
x Waterways Overlay Design Review 
x Stream Alteration Permit 

 
Project Name:      Date:  
 
Reviewed by:  
 
DOCUMENTS 
� Application form 
� Evaluation criteria narrative 
� Description of proposed development 
� Specifications for building construction and materials, flood proofing, filling, grading, dredging, channel 

improvement/changes and utilities 
� Elevation and/or flood proofing certification prepared by a professional engineer for existing and 

proposed residential and nonresidential structures located partially or wholly in the regulatory floodplain. 
Said floodproofing methods shall meet the criteria in subsection 17.88.060.B of the Ketchum Municipal 
Code. 

� Copy of letter of map amendment based on fill (LOMA-F) application for any proposed fill in the floodplain. 
LOMA-F approval shall be obtained from FEMA prior to issuance of a floodplain development permit. 
 

SETS OF PLANS 
� One (1) copy of full-sized; One (1) 11x17 reduced; and CD, flash drive or email (.pdf) of plans 

 
SITE SURVEY (certified by a licensed engineer or surveyor) 
� Exterior boundary lines of the property together with dimensions 
� Topographic survey of the real property at a minimum of one (1) foot contour intervals, significant 

hillsides may be a minimum of ten (10) foot contour intervals 
� Location of any existing dwelling units, other structures, fill, storage of materials, drainage facilities and 

all improved areas (pavement) with dimensions thereof showing the setback of each structure from the 
nearest property line 

� Location of existing channels and ditches and other significant natural features, boundaries of 
floodway and floodplain, including Base Flood Elevation (BFE) and other site specific information from 
the studies referred to in Ketchum Municipal Code, subsection 17.88.040.A.3 
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� Cross-section(s) of the property and proposed building adequately establishing the natural grade, finished 
grade, slope of land, slope of proposed accesses and grades to all public rights-of-way 

� Location and type (cut sheets) of all exterior lighting 
� Model or computer simulation renderings, if required at pre-application design review meeting 
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LANDSCAPE PLAN 
� All existing vegetation over 2 inches in caliper, including size and species 
� Proposed landscaping of the project including types, quantities and sizes of trees, shrubs, ground cover 

and other vegetation 
� Proposed landscaping or other improvements within any public rights-of-way 
� Location, type (materials and colors) and height of walls or fences 
� Location of parking areas 
� Location of vehicular and pedestrian circulation patterns, easements and proposed improvements with 

regard thereto 
� Irrigation system for landscaping 
� Drainage plan including off-site improvements 

STREAM ALTERATIONS 
� Copies of applications sent to the U.S. army corps of engineers (USACE) and Idaho department of water 

resources (IDWR) (stream alteration only). USACE and IDWR approvals shall be obtained prior to issuance 
of a stream alteration permit 

� Cross section of proposed work (stream alteration only) 
� Length of stream to be worked, type of work to be done, type of equipment to be used and starting and 

completion dates of work (stream alteration only) 
� A valley cross section showing stream channel, floodway limits, elevations of adjacent land areas, IRF, 

proposed development, and high water information and a profile showing the slope of the bottom of 
the channel or flow line of the stream may be required upon review of all other material submitted 
(stream alteration only) 

� A no net rise certificate, including supporting calculations, prepared by registered professional hydraulic 
engineer for any work proposed in the floodway 
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LIST OF ADJACENT PROPERTY OWNERS

EXHIBIT | 02.14
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WAIVER LIST

EXHIBIT | 02.15
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LIST OF WAIVERS

HEIGHT -  17.12.030.C
Tourist zone is tyipcally 35’-0” maximum

Currently, the site is zoned as a ‘T - Tourist zone’, 
which allows hotels to be 4-stories along River Street.  

Based	on	fitting	into	the	context	of	the	adjacent	
Limelight Hotel at 68’-0”, and the proposed hotel 
across Main Street at 58’-0”, we are proposing a 
waiver of the 50’-0” maximum, to allow a 60’-0” 
maximum height along River Street.  This height 
will still allow the upper levels of the adjacent 
developments clear views over the top of the hotel, 
while providing nice views from the Boutique Hotel 
to the surroundings.

The massing of the building will terrace with the 
topography to below approximately 52’-0” across 
the site, with a portion of overlap / taller volume 
occurring	at	the	fourth	floor	roof-top	bar	/	patio	
space.  The architecture will be minimal and simple 
in this location, and the amenity of a roof-top 
bar that will be provided to the community will 
hopefully be well received by the public.

L IST OF WAIVERS

SETBACKS -  17.12.030.C
Typically 1’ for ever 3’ in building height for the sides 
and 15’ for the front

The Ketchum Boutique Hotel is honoring a 25’-0” 
set-back on the East boundary along Highway 
75, which also currently includes a +/- 20’-0” 
additional buffer from the Idaho Department of 
Transportation right-of-way for future improvements.  
Also the project is currently in-set from the riparian 
corridor and utility easement requirements along 
the Trail Creek boundary to the south.  To address 
the larger scale of the Limelight hotel across River 
Street, the boutique hotel is currently using a 5 foot 
set-back along both the North and West property 
boundaries.  With the current plan of improvements 
in the right-of-way, this impact will be minimized 
and	reflect	the	context	of	the	Limelight	and	
Auberge hotels with more direct relationships.

L IST OF WAIVERS

PUD ELIGIBLE LOT SIZE -  06.08.080.A
PUD minimum lot size is typically 3 acres

Current lot size requirements for a PUD application 
is 3.0 acres, however the Ketchum Boutique lot is 
currently 1.08 acres total.  This lot has been slated 
for a larger hotel development in previous Gateway 
planning studies, and this waiver is needed to make 
development	of	this	specific	lot	economically	
feasible.  The density will not be excessive in 
comparison to adjacent lots on the River and Main 
intersection, and the proposed development will 
fit	into	the	overall	development	master	plan	of	the	
Gateway area.

L IST OF WAIVERS

FLOOR AREA RATIO - 17.124.040.A
Tourist zone typically allows 1.6 when community 
housing is included in the project

Current	floor	area	ratio	calculations	are	estimated	
at a value of 1.9.  Ketchum City code allows a 
maximum value of 1.6 in the Tourist Zone.

Based on the slope of the lot, areas that could 
typically be considered basement (i.e. Employee 
Housing) are being included in the Floor Area Ratio 
(FAR) calculation.  As the building is being stepped 
to	accomodate	the	terrain,	the	floor	area	and	
building mass are appropriately scaled to the intent 
of the FAR code and Gateway Massing Study.
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HEIGHT ANALYSIS - CONTEXTUAL ELEVATIONS
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SITE ANALYSIS

BUILDING MASS AND SCALE
IN RESPONSE TO THE 30-FOOT ELEVATION CHANGE CONDITION 
OF THE SITE, THE BUILDING MASS IS BEING BROKEN INTO SMALLER 
VOLUMES THAT TERRACE AND STEP WITH THE TOPOGRAPHY TO 
BREAK DOWN THE SCALE AS IT MOVES TOWARDS TRAIL CREEK. 

STEEP SLOPING SITE 
WITH STEEP SLOPES ENTERING TOWN ALONG MAIN 
STREET, THE BUILDING WILL TERRACE ALONG WITH 
THE CHANGE IN GRADE TO SOFTEN THE MASS AND 
CREATE SEAMLESS TRANSITION INTO DOWNTOWN.

BUILDING HEIGHT
CURRENTLY DESIGNED, THE BOUTIQUE HOTEL IS 
PROPOSED TO BE A FOUR-STORY STRUCTURE ON RIVER 
STREET, AND STEP / TERRACE DOWN ALONG TRAIL CREEK.

RIVER STREET

MAIN STREET

SITE SLOPES DOWN

BARITEAU PROJECT

(FUTURE BUILDING)

LIMELIGHT HOTEL 

KETCHUM 
BOUTIQUE 

HOTEL



MASSING STUDY



MASSING STUDY - RESOLUTION
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SHADOW STUDIES

MARCH 21 -  9:00 AM MARCH 21 -  12:00 PM MARCH 21 -  3:00 PM



SHADOW STUDIES

JUNE 21 -  9:00 AM JUNE 21 -  12:00 PM JUNE 21 -  3:00 PM



SHADOW STUDIES

SEPT 21 -  9:00 AM SEPT 21 -  12:00 PM SEPT 21 -  3:00 PM



SHADOW STUDIES

DEC 21 -  9:00 AM DEC 21 -  12:00 PM DEC 21 -  3:00 PM



PERSPECTIVE
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PARKING STUDY



3DJH�� RI��

�����1RUWK�����:HVW��6WH����������/HKL��87�����������S�������������
ZZZ�KDOHVHQJLQHHULQJ�FRP

MEMORANDUM

'DWH� -XO\���������

7R� 1LFN�%OD\GHQ��3(*�&RPSDQLHV

)URP� +DOHV (QJLQHHULQJ

Subject: Ketchum Boutique Hotel Parking Study
87�������

7KLV�PHPRUDQGXP�GLVFXVVHV�WKH�SDUNLQJ�VWXG\�FRPSOHWHG�IRU�WKH�SURSRVHG�.HWFKXP�%RXWLTXH
+RWHO ORFDWHG�LQ�.HWFKXP��,GDKR��7KH�VWXG\�ZLOO�LGHQWLI\�WKH�&LW\�RI�.HWFKXP SDUNLQJ�UHTXLUHPHQWV�
WKH�SDUNLQJ�GHPDQG�UDWHV�LGHQWLILHG�E\�WKH�,QVWLWXWH�RI�7UDQVSRUWDWLRQ (QJLQHHUV �,7(��DQG�SURSRVH
PHWKRGV�IRU�UHGXFLQJ�SDUNLQJ�GHPDQG DW WKH�SURSRVHG�KRWHO�

Project Description

7KH�SURSRVHG�.HWFKXP�%RXWLTXH +RWHO�LV�ORFDWHG�RQ�WKH�VRXWKZHVW TXDGUDQW�RI�WKH�0DLQ�6WUHHW�
�6+�������5LYHU�6WUHHW�LQWHUVHFWLRQ LQ�.HWFKXP� ,GDKR� $�YLFLQLW\�PDS�RI�WKH�SURMHFW�VLWH�LV�VKRZQ�
LQ�)LJXUH��� 7KH SURSRVHG�KRWHO�ZLOO�KDYH�����JXHVWURRPV��ZLWK�DQ�RQVLWH�UHVWDXUDQW� EDU� PHHWLQJ�
VSDFH��DQG�RWKHU�W\SLFDO�KRWHO�DPHQLWLHV��7KH�KRWHO�ZLOO�DOVR�KDYH�RQ�VLWH�HPSOR\HH�KRXVLQJ�WR�
DFFRPPRGDWH� XS� WR� �� HPSOR\HHV� 7KH� VLWH� SODQ� FDOOV� IRU� ��� RII�VWUHHW SDUNLQJ� VSDFHV� LQ� DQ�
XQGHUJURXQG SDUNLQJ�JDUDJH�

$�PDUNHW�VWXG\�IRU�WKH�SURSRVHG�KRWHO�SURMHFWV�WKDW�ZHHNHQG�RFFXSDQF\�DW�WKH�KRWHO�ZLOO�UDQJH�
IURP�����WR ����WKURXJKRXW�WKH�\HDU��ZLWK�DQ�DYHUDJH�RFFXSDQF\�RI�����

City of Ketchum Parking Requirements

7KH &LW\�RI�.HWFKXP SDUNLQJ�UHTXLUHPHQWV�VHW�IRUWK�IRU�WKLV�ODQG�XVH�LQ�WKH�.HWFKXP�0XQLFLSDO�
&RGH��.0&���7LWOH�����&KDSWHU��������DUH�DV�IROORZV�

5HVWDXUDQW�%DU�� )LUVW�������JURVV�VTXDUH�IHHW�DUH�H[HPSW�IURP�SDUNLQJ�UHTXLUHPHQWV��3DUNLQJ�
UHTXLUHG�IRU�DGGLWLRQDO�VTXDUH�IRRWDJH�DW�D�UDWLR�RI ��VSDFH�SHU�������JURVV�VTXDUH�IHHW�

+RWHO��([FOXGLQJ�5HVWDXUDQW�%DU��� ��VSDFH�SHU�������JURVV�VTXDUH�IHHW�

���������

3DJH�� RI��

�����1RUWK�����:HVW��6WH����������/HKL��87�����������S�������������
ZZZ�KDOHVHQJLQHHULQJ�FRP

(PSOR\HH�+RXVLQJ�� ��SDUNLQJ�VSDFH�UHTXLUHG�IRU�XQLWV�XQGHU�����VTXDUH�IHHW����SDUNLQJ�VSDFH�
UHTXLUHG�IRU�XQLWV�����������VTXDUH�IHHW����SDUNLQJ�VSDFHV�UHTXLUHG�IRU�XQLWV�������VTXDUH�IHHW�RU�
PRUH�

7KH� &LW\� DOVR� UHTXLUHV� WKDW� WKH� VL[� RQ�VWUHHW� SDUNLQJ� VSDFHV� WKDW� ZLOO� EH� HOLPLQDWHG� ZLWK� WKH�
FRQVWUXFWLRQ�RI�WKLV�SURMHFW�EH�RIIVHW�LQ�WKH�RII�VWUHHW�SDUNLQJ�JDUDJH�

Figure 1: Site vicinity map of the project in Ketchum, Idaho

Parking Demand Rate Calculations

+DOHV� (QJLQHHULQJ� FDOFXODWHG� WKH� UHTXLUHG� SDUNLQJ� DFFRUGLQJ� WR� WKH� UDWHV� GLVFXVVHG� LQ� WKH�
SUHYLRXV�VHFWLRQ��7KHVH�FDOFXODWLRQV�DUH�VXPPDUL]HG�LQ�7DEOH����$V�VKRZQ�LQ�7DEOH����WKH�SODQQHG�
XVHV�IRU�WKLV�VLWH�ZRXOG�UHTXLUH��� SDUNLQJ�VSDFHV��7KH�VLWH�SODQ�IRU�WKH�SURMHFW�LGHQWLILHV�D�VXSSO\�
RI����SDUNLQJ�VSDFHV�RQ�VLWH��WKHUHIRUH��WKH�SURMHFW�LV�overparked by 3 spaces�



3DJH�� RI��

�����1RUWK�����:HVW��6WH����������/HKL��87�����������S�������������
ZZZ�KDOHVHQJLQHHULQJ�FRP

Parking Demand Management

,W�PD\�EH�GHVLUDEOH�WR UHGXFH�WKH�SDUNLQJ�GHPDQG�RQ�VLWH�IXUWKHU��7KLV�FDQ�EH�DFFRPSOLVKHG�E\�
SURYLGLQJ�DPHQLWLHV�DQG�VHUYLFHV�WKDW�HOLPLQDWH�WKH�QHHG�IRU�D�KRWHO�HPSOR\HH�RU�JXHVW�WR�XVH�D�
SHUVRQDO�YHKLFOH��+DOHV�(QJLQHHULQJ�LGHQWLILHV WKH�IROORZLQJ�PHWKRGV�WR�UHGXFH�SDUNLQJ�GHPDQG�
RQ VLWH�

*XHVW�6KXWWOH ± 3URYLGLQJ�D�VKXWWOH�EHWZHHQ�WKH�DLUSRUW�DQG�WKH�KRWHO�DOORZV�JXHVWV�WR�VWD\�DW�WKH�
KRWHO�ZLWKRXW�SDUNLQJ�D�SHUVRQDO�YHKLFOH�RQ�VLWH��7KH�VKXWWOH�FDQ�DOVR�EH�XVHG�WR�WUDQVSRUW�JXHVWV�
WR � IURP�YDULRXV�ORFDWLRQV�LQ�WKH�DUHD��LQFOXGLQJ�GLQLQJ��VKRSSLQJ��DQG�UHFUHDWLRQ�

(PSOR\HH�6KXWWOH ± $Q�HPSOR\HH�VKXWWOH�FDQ�EH�XVHG�WR�WUDQVSRUW�HPSOR\HHV�EHWZHHQ�WKH�KRWHO�
DQG�DQ�RIIVLWH�ORFDWLRQ��HOLPLQDWLQJ�WKH�QHHG�IRU�HPSOR\HHV�WR�GULYH�D�SHUVRQDO�YHKLFOH�WR�ZRUN��

&DU� 6KDUH 3URJUDP ± $� FDU� VKDUH� SURJUDP� FRQVLVWV� RI� KDYLQJ� D� YHKLFOH� RQ VLWH� WKDW� FDQ� EH�
FKHFNHG�RXW�E\�HPSOR\HHV�DQG�JXHVWV�DV�QHHGHG��7KLV�ZRXOG�SURYLGH�HPSOR\HHV�DQG�JXHVWV�WKH�
PRELOLW\�RI�D�SHUVRQDO�YHKLFOH�ZLWKRXW�EULQJLQJ�SHUVRQDO�YHKLFOHV�WR�WKH�KRWHO�VLWH�

6XEVLGL]HG�7UDQVLW�3DVVHV ± 3URYLGLQJ�D�VXEVLGL]HG�WUDQVLW�SDVV�WR�HPSOR\HHV�OLYLQJ�RII�VLWH�ZLOO�
DOORZ�WKHP�WR�WUDYHO�WR�� IURP�ZRUN�ZLWKRXW�XVLQJ�D�SHUVRQDO�YHKLFOH��

&DUSRRO 3URJUDP ± &RRUGLQDWLQJ�DQG�RU�LQFHQWLYL]LQJ�HPSOR\HH�FDUSRROLQJ�ZLOO�UHGXFH�WKH�QXPEHU�
RI�HPSOR\HH�YHKLFOHV�QHHGHG�WR�SDUN�RQ VLWH�

$OWHUQDWLYH� 7UDQVSRUWDWLRQ ± 3URYLGLQJ� IDFLOLWLHV� VXFK� DV� ELF\FOH� VWRUDJH� RQ VLWH� ZLOO� DOORZ�
HPSOR\HHV�WR�XVH�DOWHUQDWLYH�PRGHV�RI�WUDQVSRUWDWLRQ�

3DJH�� RI��

�����1RUWK�����:HVW��6WH����������/HKL��87�����������S�������������
ZZZ�KDOHVHQJLQHHULQJ�FRP

Conclusions and Recommendations

+DOHV�(QJLQHHULQJ�PDNHV�WKH�IROORZLQJ�FRQFOXVLRQV�UHJDUGLQJ SDUNLQJ�DW WKH�SURSRVHG�.HWFKXP�
%RXWLTXH +RWHO�

x &XUUHQW�SODQV�FDOO�IRU����RII�VWUHHW�SDUNLQJ�VSDFHV�DW�WKH�KRWHO �VXSSO\��
x .0&� UHTXLUHV WKDW �� RII�VWUHHW� SDUNLQJ� VSDFHV� IRU� WKH� SURSRVHG� ODQG� XVH �.0&�

UHTXLUHPHQW��
x ,W� PD\� EH� GHVLUDEOH� WR� IXUWKHU� UHGXFH� SDUNLQJ� GHPDQG� RQ VLWH�� +DOHV� (QJLQHHULQJ�

UHFRPPHQGV�WKH�IROORZLQJ�PHDVXUHV�WR�UHGXFH�RQ�VLWH�SDUNLQJ�GHPDQG�
o *XHVW�6KXWWOH
o (PSOR\HH�6KXWWOH
o &DU�6KDUH�3URJUDP
o 6XEVLGL]HG�WUDQVLW�SDVV
o &DUSRRO�3URJUDP
o $OWHUQDWLYH�7UDQVSRUWDWLRQ

x $V�VKRZQ��WKH����RII�VWUHHW�SDUNLQJ�VSDFHV�SODQQHG�IRU�WKLV�VLWH�ZLOO�PHHW�WKH�.0&�SDUNLQJ�
UHTXLUHPHQWV�

,I�\RX�KDYH�DQ\�TXHVWLRQV�UHJDUGLQJ�WKLV�PHPRUDQGXP��SOHDVH�IHHO�IUHH�WR�FRQWDFW�XV�



KETCHUM PLANNING STAFF



Scott Johnson, PE, PTOE

July 29, 2019



� Analysis Methodology
� Data Collection
� Trip Generation
� Microsimulation Analysis
� Analysis Results



� Level of Service (LOS)
� Describes operating performance of an intersection or roadway
� Highway Capacity Manual (HCM), 6th Edition, 2016
� Calculated based on peak hour traffic conditions
� Reported on a scale from A to F
� Signalized, All-Way Stop, and Roundabout Intersections
▪ Average delay (seconds/vehicle) on all approaches

� Stop-Controlled Intersections
▪ Average delay (seconds/vehicle) on the worst approach



� Background Conditions
� Existing traffic volumes/conditions 

or future volumes/conditions 
assuming background 
growth/improvements

� Plus Project Conditions
� Conditions with traffic generated by 

the proposed project added to the 
roadway network

Existing Future Future
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� All occurred on a weekday (Mon-Fri)
� All but one occurred between 4:00 p.m. and 6:00 p.m.



� Peak Period Turning-Movement Counts
� 7:00 – 9:00 a.m. and 4:00 – 6:00 p.m.

� Seasonal Adjustments
� Adjusted to represent average weekday in July

� Validated by comparing to data collected July 2018
� Future volume projections calculated using annual growth 

rate developed by HDR for Ketchum City.



� Trip generation for the development was calculated using trip 
generation rates published in the Institute of Transportation 
Engineers (ITE), Trip Generation, 10th Edition, 2017.
� Daily Trips

� Morning Peak

� Evening Peak



Weekday Daily # of Unit Trip % % Trips Trips Total Daily
Land Use1 Units Type Generation Entering Exiting Entering Exiting Trips

Hotel (310) 100 Rooms 704 50% 50% 352 352 704
Project Total Daily Trips 352 352 704

Morning Peak Hour # of Unit Trip % % Trips Trips Total a.m.
Land Use1 Units Type Generation Entering Exiting Entering Exiting Trips

Hotel (310) 100 Rooms 46 59% 41% 27 19 46
Project Total a.m. Peak Hour Trips 27 19 46

Evening Peak Hour # of Unit Trip % % Trips Trips Total p.m.
Land Use1 Units Type Generation Entering Exiting Entering Exiting Trips

Hotel (310) 100 Rooms 50 51% 49% 26 25 51
Project Total p.m. Peak Hour Trips 26 25 51

Table 3
Ketchum Boutique Hotel TIS

Trip Generation

SOURCE:  Hales Engineering, July 2019

1.  Land Use Code from the Institute of Transportation Engineers (ITE) Trip Generation ,10th Edition,2017. 



� Synchro/SimTraffic Analysis Software
� Stochastic Analysis

� 10 Simulation Runs

� Delay & Queuing Data Extracted







� River Street / Main Street (SH-75)
� Existing Background → LOS D (WB Approach)

� Existing Plus Project → LOS F (WB Approach)

▪ Eliminate EB/WB Left Turns → LOS C (EB Approach)

� Future Background → LOS F (WB Approach)

▪ Eliminate EB/WB Left Turns → LOS C (EB Approach)

� Future Plus Project → LOS C (EB Approach)





Attachment B (continued) 
 
PEG Ketchum Hotel, LLC Gateway Site Submittal Drawings, Narratives & Studies 
 

3. New Maps and Information (since PZ approval on 8/12/19) 

§ Hales Engineering Access Memorandum, Dated 8/13/19 
§ In-Group Hospitality Parking Plan, Dated 8/26/19 

Following Ketchum Tribute Design Update Drawings, Dated 10/1/19 

§ Tribute Portfolio 
§ Council Update 
§ Architectural Site Plan 
§ Landscape Plan 
§ Floor Plans (Each Level) 
§ Contextual Elevations (5 Drawings) 
§ Project Perspectives from NE, NW, SE, NE, N & Rooftop Bar 
§ Waiver Supporting Exhibits 

o Minimum Lot Size for PUD 
o Floor Area Ratio 
o Average Setbacks 
o Height / Contextual Elevations 

§ Planning & Zoning Comments 
§ PZ Response 
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MEMORANDUM 
 

Date:  August 13, 2019 

To:  Nick Blayden, PEG Companies 

From:  Hales Engineering 
 

Subject: Ketchum – Boutique Hotel Access Memorandum 
UT19-1441 

This memorandum discusses access management practices on SH-75 in Ketchum, Idaho as they 
relate to the proposed Boutique Hotel on the corner of the intersection of Main Street (SH-75) and 
River Street. 

Background 

The proposed Ketchum Boutique Hotel, located on the southwest corner of the River Street / Main 
Street (SH-75) intersection, will consist of 100 rooms and related amenities (restaurant, bar, 
fitness center, etc.). The hotel is planned to have two access points, both on River Street. As part 
of the project, two existing driveway accesses on Main Street (SH-75) between River Street and 
the Trail Creek bridge will be eliminated.   

Questions have been raised regarding the proposed accesses for the hotel development, 
specifically if having access on Main Street (SH-75) would be a better option.  

Analysis 

Hales Engineering evaluated potential access on to Main Street (SH-75) based on Idaho 
Transportation Department (ITD) access control standards, sight distance, and general best 
practices. 

ITD Access Control 

SH-75 through Ketchum is classified by ITD as a Regional Route. The posted speed limit on this 
segment is 25 mph. According to IDAPA 39.03.42 – Rules Governing Highway Right-of-Way 
Encroachments on State Rights-of-Way, the Area Type for this segment of SH-75 is “Urban.” 
Access spacing for a Regional route in an Urban area type with a speed limit of 35 mph or less is 
as follows according to IDAPA 39.03.42: 
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• Signalized Road Spacing       2,640 ft 
• Public Road Spacing        660 ft 
• Driveway Distance Upstream from Public Road Intersection  660 ft 
• Driveway Distance Downstream from Public Road Intersection  250 ft 
• Distance Between Unsignalized Accesses Other Than Public Roads 250 ft 

The distance along Main Street (SH-75) between River Street and the southern edge of the project 
parcel is approximately 375 feet. The distance along Main Street (SH-75) between the southern 
edge of the project parcel and the next driveway to the south is approximately 195 feet. Based on 
these conditions, one access to the hotel site could be constructed on Main Street (SH-75) and 
still meet ITD access spacing guidelines. 

A single access point on Main Street (SH-75) would not be conducive to hotel operations, and the 
change in grade over the site would not allow for a second access onto River Street would not 
function in tandem, as is necessary, with an access onto Main Street. 

Sight Distance 

Information regarding minimum sight distances at accesses and/or intersections is published in 
the AASHTO, A Policy on Geometric Design of Highways and Streets, 7th Edition, 2018. Minimum 
sight distance is the minimum distance a driver needs to be able to see (measured along the 
centerline of the travel lane) to safely evaluate the available gap in traffic and execute a turn 
movement from a stop-controlled approach onto a roadway. 

For a design speed of 30 mph, the minimum required sight distance for a right-turn from a stop-
controlled approach is 290 feet and the minimum required sight distance for a left-turn from a 
stop-controlled approach is 335 feet. This means that a driver stopped on a driveway approach 
waiting to execute a right-turn movement onto southbound Main Street (SH-75) would need to 
have an unobstructed view of the southbound lane between the access and a point 290 feet to 
the north. A driver waiting to execute a left-turn movement onto northbound Main Street (SH-75) 
would need to have an unobstructed view of the southbound lane between the access and a point 
335 feet to the south. 

The minimum sight distance for a right-turning vehicle would extend to a point past River Street 
and the minimum sight distance for a left-turning vehicle would extend to a point just north of 
Andora Lane.  

Based on the speed and geometry of Main Street (SH-75) along the project frontage, providing 
adequate sight distance for an access onto Main Street (SH-75) from the hotel site will be 
problematic. 
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General Best Practices 

General engineering best practices encourage that accesses be located on lower functionally 
classified roadways where possible. Higher functionally classified roadways are intended to 
provide mobility, or, facilitate the movement of vehicles from one area to another. Lower 
functionally classified roadways are intended to provide access and connect to higher functionally 
classified roadways.  

Main Street (SH-75) is classified by ITD as a minor arterial. River street is not classified by ITD, 
and a functional classification map for Ketchum City streets is not readily available. However, 
based on the characteristics of River Street it would be in a lower functional class than Main Street 
(SH-75). Being in a lower functional classification makes River Street a more desirable location 
for project accesses than Main Street (SH-75).  

An access to the hotel site on Main Street (SH-75) would be located on the inside of a horizontal 
curve. Accesses on the inside of a horizontal curve provide challenges to drivers since looking for 
gaps requires them to monitor an area with a range greater than 180°, where an access on a 
tangent section of roadway would require a driver to monitor an area with a range of 180° or less. 
This extra field of vision creates increased difficulty for drivers entering the roadway from the 
access. 

Conclusions/Recommendations 

Hales Engineering evaluated potential access on to Main Street (SH-75) based on Idaho 
Transportation Department (ITD) access control standards, sight distance, and general best 
practices in engineering. Based on these factors, it is recommended that access to the proposed 
hotel be from River Street. 

If you have any questions regarding this memorandum, please feel free to contact us. 
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Monday August 26, 2019 
 
To whom it may concern: 
 
We at In-Group Hospitality (“In-Group”) are grateful for this this opportunity to share our parking plan for 
the proposed Tribute Sun Valley (“Tribute”). The following is our four-part parking plan to address the 
needs of (i) day guests, (ii) employees housed on the property, (iii) overnight self-parking guests,  and (iv) 
overnight valet parking.   
 
Day Guests: 
Our current design allows us to maintain in excess of the required six parking stalls for public parking, all 
within our secured garage.  Because those stalls will fall within a secured area, to ensure that safety and 
security of our guests and their vehicles, our plan is to provide complimentary valet parking (up to 4hrs) 
to all day guests with validation from any Food and Beverage outlet or our Executive Office.  Arriving 
guests will be provided a unique vehicle claim ticket that identifies the vehicle as a “day guest.”  Combining 
this service with our valet parking should not only enable us to provide more than the required stalls but 
also encourage locals to dine, entertain, or conduct business in our hotel and amenity spaces. 
 
Employee Housing: 
In-Group’s parking plan intends to also provide every employee housed at the Tribute with one (1) parking 
stall, secured by key access. These stalls will be provided to those employees at no cost, with each such 
employee receiving their key as part of their on-boarding process.  
 
Overnight Self-Parking: 
Our plan also allows self-parking for overnight guests to be provided in conjunction with the room 
reservation, with the cost of parking included as one of the many amenities covered by the Tribute’s resort 
fee.  Access will be granted via a guest room key programed at check-in.  The key will only be valid for the 
dates of their stay and then automatically deactivate.   
 
Overnight Valet Parking:   
All guests will have the option to Valet park their vehicles under In-Group’s parking plan, at a nominal fee 
not covered in the resort fee noted above.  Valet parking will include “in/out privileges”.  We anticipate 
that our clientele will greatly appreciate this high level of service and convenience. 
 
We are certain that our current parking action plan will encourage local visits to the Tribute and provide 
a welcome amenity to our guests. 
 
Respectfully, 
 
Joe Madera 
Regional Director of Operations  
In-Group Hospitality 
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KETCHUM TRIBUTE
Oct 1, 2019   |   DESIGN UPDATE
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PROJECT UPDATE

CITY COUNCIL, 

ON JULY 29TH & 30TH OUR PROJECT TEAM 
PRESENTED CONCEPT DESIGN TO THE KETCHUM 
CITY PLANNING & ZONING COMMISSION FOR 
APPROVAL OF THE PRE-APPLICATION DESIGN 
SUBMITTAL.  

AT THIS MEETING THE KETCHUM BOUTIQUE HOTEL 
PROJECT WAS APPROVED TO MOVE TO A FULL 
P&Z DESIGN REVIEW SUBMITTAL, CONTINGENT ON 
KETCHUM CITY COUNCIL REVIEW AND APPROVAL 
OF SEVERAL CONDITIONS AND WAIVERS AS 
RECOMMENDED BY P&Z FOR APPROVAL.  THIS 
REVIEW IS ON-GOING, AND IN THE INTEREST 
OF KEEPING PROJECT MOMENTUM, WE ARE 
SUBMITTING THIS DESIGN UPDATE PACKAGE FOR 
ADDITIONAL KETCHUM CITY FEEDBACK.

CURRENT PLANS, ELEVATIONS, AND RENDERS ARE 
INCLUDED ALONG WITH UPDATED DIAGRAMS 
FOR WAIVERS.
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ARCHITECTURAL SITE PLAN
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LANDSCAPE PLAN
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LEVEL -03 | FLOOR PLAN
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LEVEL -02 | FLOOR PLAN

UP

SEWER EASEMENT

ELEV

STAIRS

STAIRS

ELEV

STORAGE

PARKING
GARAGE

ELEV LOBBY

ST
A

IR
S

ELEC

ELEV

UP TO NEXT LEVEL
DOWN  TO NEXT LEVEL

M
O

TO
RC

YC
LE

 
PA

RK
IN

G

6.
24

9%
6.

24
9%

6.
24

9%

107

12
9 REGULAR STALLS
2 ACCESSIBLE STALLS
3 MOTORCYCLE STALLS

PATIO

PATIO
SID

EWALK

SIDEWALK

EMPLOYEE HOUSING

A2 PRESENTATION PLAN - LEVEL -02 0' 16'8' 48'32'



TRIBUTE PORTFOLIO | KETCHUM, IDAHO

LEVEL -01 | FLOOR PLAN
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LEVEL 01 | FLOOR PLAN
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LEVEL 02 | FLOOR PLAN
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LEVEL 03 | FLOOR PLAN
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LEVEL 04 | FLOOR PLAN
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CONTEXTUAL ELEVATIONS
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EAST ELEVATION | HWY 75 | MAIN STREET

T.O. PARAPET  48' - 0" 

LOBBY LEVEL / RIVER STREET 

72' - 0"  T.O. ROOF

MAIN STREET

LEVEL 4  35' - 0"

LEVEL 3  25' - 0"

LEVEL 2  15' - 0"

59' - 0"  LEVEL 4

49' - 0"  LEVEL 3

39' - 0"  LEVEL 2

24' - 0"  LOBBY LEVEL

14' - 0"  EMPLOYEE HOUSING

4' - 0"  EMPLOYEE HOUSING 

72
'-0

"

72
'-0

"48
'-0

"



TRIBUTE PORTFOLIO | KETCHUM, IDAHO

WEST ELEVATION | TRAIL CREEK
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SOUTH ELEVATION | TRAIL CREEK
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WEST ELEVATION
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PROJECT PERSPECTIVE | NORTH EAST
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PROJECT PERSPECTIVE | NORTH WEST
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PROJECT PERSPECTIVE | SOUTH EAST



TRIBUTE PORTFOLIO | KETCHUM, IDAHO

PROJECT PERSPECTIVE | NORTH EAST
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PROJECT PERSPECTIVE | NORTH
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PROJECT PERSPECTIVE | ROOFTOP BAR
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WAIVERS | SUPPORTING EXHIBITS
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WAIVER 2 | FLOOR AREA RATIO

SITE OPEN SPACE - 42%

EMPLOYEE HOUSING
COMPONENT

TRIBUTE HOTEL
LOT SIZE = 1.08 ACRES

TOTAL F.A.R. = 1.9

ALLOWABLE F.A.R. 1.6
HOTEL F.A.R.  1.6
HOUSING F.A.R. 0.3
TOTAL F.A.R.  1.9
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MAIN STREET | EAST SCHEMATIC ELEVATION

ADJACENT TO LIMELIGHT HOTEL

RIVER STREET | NORTH SCHEMATIC ELEVATION

ADJACENT TO APPROVED AUBERGE HOTEL

WAIVER 4 | HEIGHT | CONTEXTUAL ELEVATIONS
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SITE & LANDSCAPE DEVELOPMENT
P&Z COMMENTED THAT ADDITIONAL ATTENTION WAS 
REQUIRED ON SITE DESIGN.

NEIGHBORING SETBACK
P&Z REQUESTED THE DESIGN TEAM STUDY BUILDING’S 
RELATIONSHIP TO ADJACENT PROPERTY.

CORNER ELEMENT
P&Z ASKED THE DESIGN TEAM TO SOFTEN THE 
ARCHITECTURAL PRESENCE OF THE CORNER ROOMS.  

RIVER STREET

MAIN STREET

SITE SLOPES DOWN

BARITEAU PROJECT

(FUTURE BUILDING)

LIMELIGHT HOTEL 

TRIBUTE 
HOTEL

PLANNING & ZONING COMMENTS

BUILDING SEPARATION / TRANSPARENCY
P&Z FELT THE CENTRAL BUILDING CONNECTION NEEDED A LIGHTER 
MORE TRANSPARENT DESIGN.  
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SITE & LANDSCAPE DEVELOPMENT
A SERIES OF TERRACES HAVE BEEN DESIGNED TO 
INTEGRATE THE BUILDING INTO THE LANDSCAPE, MINIMIZE 
THE VISUAL IMPACT OF THE GRADE CHANGE, AND HOUSE 
PLANTINGS TO SCREEN BUILDING FACADES.

WOODEN SCREEN ELEMENT
ADDITIONAL GLASS HAS BEEN ADDED TO THE CENTRAL 
STAIR CORE, ALONG WITH A LIGHT VERTICAL WOOD 
SCREEN TO SPLIT THE BUILDING MASSING

NEIGHBORING SETBACK
THE SETBACK HAS BEEN INCREASED TO 10’-6”.  
ADDITIONAL WINDOWS AND  TERRACING HAVE BEEN 
INTRODUCED TO THIS BUILDING ELEVATION TO RELATE TO 
SCALE OF NEIGHBORING BUILDING FRONTAGE.

CORNER ELEMENT 
THE CORNER ELEMENT HEIGHT HAS BEEN REDUCED AND 
A MORE SUBTLE, SIMPLIFIED WOOD SCREEN FEATURE 
REPLACED THE OVERHUNG MASSING PREVIOUSLY SHOWN.

PLANNING & ZONING RESPONSE
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T H A N K S !



Attachment C  
 
City department, agency & peer review letters/memos 
 
  



From: Joyner, James M CIV USARMY CENWW (US) <James.M.Joyner@usace.army.mil>  
Sent: Monday, July 15, 2019 3:21 PM 
To: Participate <participate@ketchumidaho.org> 
Subject: Ketchum Boutique Hotel - PEG Ketchum Hotel LLC (UNCLASSIFIED) 
 
CLASSIFICATION: UNCLASSIFIED 
 
To Whom it May Concern, 
 
A review of the Ketchum Boutique Hotel project recently noticed by the City of Ketchum, indicates that 
Trail Creek and adjacent wetlands occur along the southern property boundary.  A Department of the 
Army permit under Section 404 of the Clean Water Act may be required prior to the discharge of fill 
material into Trail Creek and/or its adjacent wetlands.   
 
James M. Joyner 
Sr. Regulatory Project Manager 
US Army Corps of Engineers 
Walla Walla District 
Idaho Falls Regulatory Office 
900 N Skyline Drive, Suite A 
Idaho Falls, Idaho 83402 
 
208-522-1676 
james.m.joyner@usace.army.mil  
 
 
CLASSIFICATION: UNCLASSIFIED 
 

mailto:James.M.Joyner@usace.army.mil
mailto:participate@ketchumidaho.org
mailto:james.m.joyner@usace.army.mil
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Ketchum Fire Department Preapplications Requirements 
 
To:   PEG Ketchum Hotel LLC / Nick Blayden 
CC:   Jeff Egan, Building Official  
From:   Tom Ancona, Assistant Chief & Fire Marshal 
Date:   June 24, 2019 
 
Subject:  Ketchum Boutique Hotel 
 
 
The above project shall meet all 2012 International Fire Code requirements in addition to specific City 
Building and Fire Ordinances. 
 
The buildings address numbers shall be placed in such a position to be plainly visible and legible from 
River Street. Numbers and letters shall be a minimum of four (4) inches tall, contrast with their background 
and be positioned a minimum of forty-eight (48) inches above final grade. 
 
Vehicle parking and material storage during construction shall not restrict or obstruct public streets or 
access to any building.  A minimum twenty-foot travel lane for emergency vehicle access shall be 
maintained clear and unobstructed at all times around the entire building as noted on the Construction 
Management Plan (V3). Once construction begins on the second floor and above, 26-foot aerial ladder 
truck access is required along one entire side of the building for evacuation of injured persons from upper 
floors. All required Fire Lanes, including within 15 feet of fire hydrants, shall be maintained clear and 
unobstructed at all times. 
 
A written onsite emergency notification plan is required to be developed by the contractor’s onsite Safety 
Officer to notify emergency services of an incident and to direct responders to the actual incident location 
on the site. The plan shall be reviewed and approved by the fire department prior to commencing work on 
the site.  
 
An approved NFPA 13 Fire Sprinkler system is required throughout the entire building per 2012 IFC 
Section 903.3.1.1. and City of Ketchum Ordinance #1125 (www.ketchumfire.org). Fire sprinkler systems 
shall be annually tested and maintained per NFPA 25 with a report of the inspection forwarded to the fire 
department annually.  
NOTE: One electronic set of fire sprinkler system plans, and two full size sets of fire sprinkler construction 
drawings shall be submitted to the Ketchum Fire Department in addition to the Idaho State Fire Marshals 
fire sprinkler plan submittal requirements. A separate Ketchum Fire Department Permit shall be obtained 
prior to installation of fire sprinkler systems. Inspections of fire sprinkler systems by the Fire Chief or an 
appointee are required. Inspections must be scheduled at least 48 hours in advance. 
 
An approved Class I Standpipe system is required to be installed in all stairways. Fire hose connections 
shall be located on the intermediate landing of each floor including the basement level and roof levels. Fire 
hose connections to the standpipe system in the stairwells shall be gated 2 ½ inch NHT male couplings. 
The standpipe system shall be installed by the same contractor that installs the fire sprinkler system and 
shall meet the requirements of the most current Edition of NFPA Standard 14. 

http://www.ketchumfire.org/
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The fire department connection to the fire sprinkler system and the standpipe system shall be located on 
the River Street side of the building. The fire department connections to the fire sprinkler system and the 
standpipe systems shall be 2 ½ inch female (NHT) couplings. 
 
An approved automatic smoke alarm system is required to be installed per IFC Section 907.2.11.2 and the 
requirements of NFPA 72. Two (2) sets of alarm system plans shall be submitted to the Ketchum Fire 
Department for approval and a Ketchum Fire Department permit is required prior to installation of alarm 
systems. In addition, all fire sprinkler flow switches and tamper switches shall be interconnected to the 
buildings alarm system. Inspections and testing of fire detection and notification systems by the Fire Chief 
or an appointee are required and shall be scheduled at least 48 hours in advance. Note: smoke detection is 
not required on the first floor in the lobby or restaurant areas. 
 
The hotel shall prepare and Safety Evacuation Plan following the guidelines of Section 408.8 through 
408.8.3 of the 2012 International Fire Code prior to the final inspection on the building. 
 
A stairway shall be provided for roof access per Section 504.3 of the 2012 International Fire Code. 
 
An approved Emergency Responder Radio system shall be installed throughout the building per 2012 IFC 
Section 510. The Emergency Responder Radio System shall provide acceptable radio coverage for all 
emergency responders in all locations within the building and around the building. Testing and approval of 
the system by the fire department is required prior to any occupation of the premises. 
 
Fire extinguishers shall be installed and maintained per 2012 IFC Section 906 and NFPA Standard 10 both 
during construction and upon occupancy of the building. 
 
Approved key boxes shall be installed, with the appropriate keys, for emergency fire department access in 
a location approved by the fire department. The key boxes shall be a Knox box brand and sized to 
accommodate keys to every door of the project. Note: Up to four (4) key boxes may be required. 
 
An additional Fire hydrant shall be required on the corner of River Street and Main Street to meet 
the necessary for flow for the building. 
 
All fire doors shall in emergency stairwells have signage “Do Not Block Open” per Section 703.2.1 of the 
2012 International Fire Code. 
 
Emergency Lighting Exit and Low-Level Exit signs shall be provided following Sections 1006 and 1011.2 of 
the 2012 International Fire Code. 
 
Note: By the time the final set of plans are submitted for review the City of Ketchum may be 
following the 2015 International Fire Code. 
 
Note: Additional requirements mays be upon final plan review. 
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Inspections of fire department permit required installations shall be scheduled at least 48 hours in advance. 
 
An 8 ½ by 11 color coded site map of this project shall be provided on paper and electronically to the fire 
department. This site map shall show the locations of gas shut-offs, power shut-offs, fire sprinkler riser 
rooms, fire department connections, alarm panels, Knox boxes, access doors, egress windows, stairways 
and any additional fire department requirements. Exact details for color coded “On-Sites” can be found at 
www.ketchumfire.org or by contacting Lieutenant Greg Martin at the Ketchum Fire Department.  
 
Final inspections of all fire department permit required installations by the Fire Chief or an appointee are 
required and shall be scheduled at least 48 hours in advance. A Final Inspection Checklist can be found at 
www.ketchumfire.org.   
 

http://www.ketchumfire.org/
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Subject: Re: [EXTERNAL] PEG Ketchum Hotel

Date: Wednesday, September 18, 2019 at 3:23:11 PM Mountain Daylight Time

From: John Gaeddert

To: Joseph Meek

CC: Sherri Newland, ScoP Malone, Nathan Jerke, Braley, Kordel, BriPany Skelton

AEachments: image001.png, Vitruvian Walkability Report.pdf

Joseph,
 
Thank you for your email and your recent presentaVon to the Ketchum TransportaVon Authority on ITD-
recommendaVons for pedestrian improvements to SH75 through downtown Ketchum (e.g., HAWK and
scramble system). Your presentaVon to the KTA was very helpful and, in fact, has helped inform our
department that a more sophisVcated HAWK system would be a superior alternaVve for both vehicles and

pedestrians/bikes to the Rectangular Rapid Flashing Beacon (RRFB) that currently exists across SH75 at 4th

street.
 
Two items:
 

APached is a report that Vitruvian did for the City of Ketchum in 2018. Of note is that Vitruvian
recommends a RRFB at the north-side intersecVon of SH75 and River Street. Is it your recommendaVon
that if the City of Ketchum were to require of a nearby development (or developments) the installaVon
of some type of system to improve pedestrian crossing at this intersecVon that the HAWK system (and
not the RRFB system) be used?

 
We have received conflicVng recommendaVons (SlePe lePer of 9/10/19 and Hales Engineering Access
Memorandum of 8/13/19) regarding best project access safety opVons for the proposed new hotel at
the SW corner of the intersecVon of SH75/River Street. Do you have a professional recommendaVon
for the traveling public, pedestrians/bikes and vehicles alike, for the proposed project access?

 
Thank you in advance for your conVnued assistance and insights.
 
My best, John
 
 
JOHN GAEDDERT, PhD | CITY OF KETCHUM
Director of Planning and Building
P.O. Box 2315 | 480 East Ave. N. | Ketchum, ID 83340
o: 208.726.7801 | f: 208.726.7812 
jgaeddert@ketchumidaho.org | www.ketchumidaho.org
 
 
 
 
 

From: Joseph Meek <Joseph.Meek@itd.idaho.gov>
Date: Tuesday, September 17, 2019 at 2:01 PM
To: John Gaeddert <JGaeddert@ketchumidaho.org>, "Braley, Kordel" <kordel.braley@aecom.com>
Cc: Jeff Loomis <jloomis@galena-engineering.com>, Ryan Hales <ryan@halesengineering.com>, Sherri
Newland <snewland@sandcassociates.com>, ScoP Malone <ScoPMalone@itdgov.onmicrosoo.com>,

mailto:jgaeddert@ketchumidaho.org
http://www.ketchumidaho.org/
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Nathan Jerke <Nathan.Jerke@itd.idaho.gov>
Subject: RE: [EXTERNAL] PEG Ketchum Hotel
 
Hello John,
 
I want to clear up something from the Hales Engineering/ Ketchum – BouVque Hotel Memorandum.  In the
second paragraph under Background states:  a bePer opVon.
 
This access being considered is not a bePer opVon to an access off of River Road.  I believe that everyone
sees this as an addiVonal opVon or access.  The accesses at River Road will not be altered or diminished.
 
Hales Engineering recognizes the state highway and its access restricVons.  These restricVons are in place for
the safety and operaVon of the highway.
 
Hales Engineering makes a good safety point about the lack of sight distance from that potenVal state
highway access.  The fact they show that there is not enough sight distance.  This fault of an access will only
be exacerbated by ice or snow.  More distance would also be necessary for larger slow moving vehicles
(service vehicles), such as a garbage truck or other service vehicles.  Hales Engineering also speaks to the
horizontal curve making proper sight at the access more of an issue.
 
It is odd to have a development use an access that that their engineer states as less than safe.  It would also
be a financial burden to have them build an access and infrastructure based on this access.  Then have them
make use of an alternate access during the construcVon of a bridge just south of River Street (ITD project). 
This makes changes to how they get product to and from service vehicles. 
 
I am sure the City of Ketchum has many issues to weigh as well as the issue of safety.
 
Thank you,
 

Joseph LafayePe Meek III PE, PTOE, PTP
ITD D4 Traffic Engineer                     208-886-7860
 

 
 
 



Attachment D 

Public comment – please use following link: 

https://ketchumidaho.org/citycouncil/page/ket
chum-boutique-hotel 

https://ketchumidaho.org/citycouncil/page/ketchum-boutique-hotel


Attachment E  

Signed Findings 

1. Floodplain Development Permit
2. Plat / Readjustment of Lot Lines
3. Pre-Application Design Review reasoned statement [Placeholder - Full

Design Review Findings]
4. PUD Conditional Use Permit and CUP
5. Development Agreement



Attachment E.1 - Floodplain Development Permit  
  



















Attachment E.2 - Plat / Readjustment of Lot Lines 
  

































Attachment E.3 – Pre-Application Design Review reasoned statement  
 
[Placeholder - Full Design Review Findings] 
  

















Attachment E.4 –PUD Conditional Use Permit and CUP  
  



































































Attachment E.5 - Development Agreement  
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Recording Requested By and  
When Recorded Return to:  
 
City of Ketchum 
Attn:  City Clerk 
P.O. Box 2315 
Ketchum, Idaho  83340 
 
 
 
 
 
 
 
 
 

SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY 
 
 
 
 

City of Ketchum / PEG Ketchum Hotel, LLC  

 

Permits	Conditions	Acceptance	Development	Agreement	
 

 
Parties to the Agreement:  
 

 
City of Ketchum   “City” City Hall 

P.O. Box 2315  
480 East Ave. N.  
Ketchum, Idaho  83340 
 

PEG Ketchum Hotel, LLC   
 

“Developer” Attn: Nick Blayden  
180 N. University Avenue, #200  
Provo, Utah  84601 
  

PEG Ketchum Hotel, LLC   “Owner” Attn: Nick Blayden  
180 N. University Avenue, #200  
Provo, Utah  84601 
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Permits	Conditions	Acceptance	Development	Agreement	
	

City	of	Ketchum/PEG	Ketchum	Hotel,	LLC		
 

THIS Permits Conditions Acceptance Development Agreement (this “Agreement”) is 
entered into by and between the CITY OF KETCHUM, a municipal corporation organized and 
existing under the laws of the state of Idaho, and PEG Ketchum Hotel, LLC, a Utah limited 
liability company authorized to do business in the state of Idaho as a foreign limited liability 
company (“Developer”) and (“Owner”). 

 
NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of 

which are hereby acknowledged and agreed, and in consideration of the premises and the mutual 
representations, covenants and agreements hereinafter contained, City and Developer/Owner 
represent, covenant and agree as follows: 
	

SECTION	1	
DEFINITIONS	

	
For all purposes of this Agreement, the following words in bold print that appear in this 

Section have the definitions as herein provided in this Section unless the context of the term 
clearly requires otherwise and/or is not capitalized:  
	
1.1 Act:  Means and refers to the Local Land Use Planning Act as codified in Chapter 65 of 

Title 67, Idaho Code. 
 
1.2 Administrator:  Means and refers to the person appointed by the Mayor and City 

Council to interpret and administer Title 17 of the KMC also designated as the Director 
of Planning and Building.    

 
1.3 Agreement:  Means and refers to this “Permits Conditions Acceptance Development 

Agreement.”  
 
1.4 Applications:  Means and refers collectively to all of Owner’s applications to the City 

regarding the Development of the Subject Real Property in accordance with the Project 
Development Plan inclusive of: Pre-Application Design Review,  Building Demolition 
Application [pending], Lot Line Shift Application, Floodplain Management Overlay 
Application, Planned Unit Development/Conditional Use Application, Design Review 
Application [pending] and Right of Way Encroachment Permit.  

 
1.5 Building Demolition Development Application:  Means and refers to the 

Developer/Owner’s application to the City for a demolition permit for buildings upon the 
Subject Real Property as the first part of City Development approval. 

 
1.6 Building Demolition Permit No. P 19-___:  Means and refers to that certain approved 

Permit issued to Developer/Owner by the Building Official subject to conditions pursuant 
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to the Building Demolition Development Application issued on _____ day of _______, 
2019. [pending] 

 
1.7 Building Official:  Means and refers to the City Building Official.   
	
1.8 Building Permit:  Means and refers to the Building Permit/s issued by the Building 

Official for the construction of the Project Development Plan pursuant to Chapters 15.6 
and 15.16 KMC.  

 
1.9 City:  Means and refers to the City of Ketchum, an Idaho Municipal Corporation and 

Party to this Agreement. 
	
1.10 City Administrative Review Fees:  Means and refers to the Administrative Review Fee, 

inclusive of use of outside consultants for plan checking and inspections or both for the 
City Services provided to the Developer/Owner for the City’s administration of the 
Developer/Owner’s Permits compliance. [need to clarify this process in city fee 
resolution] 

	
1.11 City Council:  Means and refers to the City Council of the City. 

 
1.12 City Project Development Plan Agent:  Means and refers to the City’s 

__________________ or their designee/s who acts on behalf of the City in the Section 4 
approval process of the Project Development Plan Completion Assurance Process and 
Conditions and Section 6 Default process.    

	
1.13 Construction Plans:  Means and refers to the construction drawings for the Project 

Development Plan as approved by the City.  
	
1.14 Default Cure Remedy:  Means and refers to any remedy inclusive of a City draw on the 

letter of credit issued pursuant to Section 4 that will cure the default and will provide for 
the specific performance of the terms of this Agreement. 

 
1.15 Demolition Of Buildings Ordinance:  Means and refers to the Demolition Of Building 

Ordinance of the KMC Codified at Section 15.16.040, a true and correct copy of which is 
attached marked Exhibit A. 

 

1.16 Design Review Development Application:  Means and refers to the Developer/Owner’s 
application to the City for design review approval of the proposed construction and 
Development by the Developer/Owner on the Subject Real.  

 
1.17 Design Review Ordinance:  Means and refers to the Design Review Ordinance of the 

KMC Codified at Section 17.96.010 et. seq., a true and correct copy of which is attached 
marked Exhibit A. 

 
1.18 Design Review Permit No. P 19-0__:  Means and refers to that certain approved Permit 

issued to Developer by the City Planning and Zoning Commission subject to conditions 
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pursuant to the Design Review Development Application issued on the _____ day of 
___________________, 2019.  [pending] 

 
1.19 Developed:  Means and refers to the completion of construction of the Project 

Development Plan as the development of the Project by the Developer/Owner in 
accordance with the provisions of this Agreement. 

 
1.20 Developer:  Means and refers to PEG Ketchum Hotel, LLC, a Utah limited liability 

company, authorized to do business in the state of Idaho as a foreign limited liability 
company, which is developing the Project and is also the Project Owner and is a Party to 
this Agreement.   

 
1.21 Developer/Owner:  Means and refers to both the Developer and the Owner as of the 

Effective Date, but subsequently if there are assignments of either the Developer and/or 
the Owner’s Rights, pursuant to this Agreement, this term is inclusive of 
Developer/Owner assigns.   

 
1.22 Developer/Owner’s Representative:  Means and refers to the representatives for the 

Developer/Owner, which is Mr. Nick Blayden, AJC Architects/ Mr. Justin Heppler, BHD 
Structural Engineers/ Brett Goodman and is inclusive of any designee appointed by 
Developer as provided herein. 

 
1.23 Development:  Means and refers to the process by which the Project is Developed.  
 
1.24 Development Rights:  Means and refers to the Subject Real Property land use and 

development rights in connection with entitlements as provided in the Permits issued by 
the City in the process of the Applications as provided in this Agreement. 

 
1.25 Development Standards Ordinance:  Means and refers to the Development Standards 

Ordinance of the KMC Codified at Section 17.124.010 et. seq. a true and correct copy of 
which is attached marked Exhibit A.  

 
1.26 Effective Date:  Means and refers to the _______ day of ___________________, 2019. 
 
1.27     Encroachment Permit City: Means and refers to encroachment permit issued by the 

City as a part and parcel of the Project Development Plan.  
 
1.28 Encroachment Permit ITD:  Means and refers to encroachment permit issued by the 

ITD as a part and parcel of the Project Development Plan.  
 
1.29 Four Star Hotel Operations Standard:  Means and refers to the operation of the 

Developed Project as an upscale hotel providing guests with a luxury experience in a 
distinctive setting, including expanded amenities and exceptional service which includes the 
following characteristics:  

	
• An impressive, well integrated and excellent architectural design; and  
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• A lobby area located away from main traffic areas with multiple conversation groupings 
and recognizable guest services; and  

• A full service restaurant, separate lounge and bar area; and  
• An onsite fitness center and hot tubs; and 

• Conference rooms; and  
• Turn down service, valet parking, baggage service, laundry service, newspaper service, 

room service, computer access, fitness center service, ice service, and concierge service; 
and  

• Staff preparation and training to ensure integrate services from initial reservation call to 
departure. 

 
1.30 Floodplain Management Application:  Means and refers to the Developer/Owner’s 

application to the City for approval of the Developer/Owner’s plan for floodplain 
management of the Developed Subject Real Property as the third part of City 
Development approval.   

 
1.31 Floodplain Management Overlay Zoning Ordinance:  Means and refers to the Flood 

Damage Prevention Ordinance of the KMC Codified at Section 17.88.010 et. seq., a true 
and correct copy of which is attached marked Exhibit A. 

 
1.32 Floodplain Management Permit No. P 19-062:  Means and refers to that certain City 

approved Permit issued to Developer/Owner by the City Planning and Zoning 
Department subject to conditions pursuant to the Floodplain Management Development 
Application issued on the _____ day of ___________________, 2019.   

 
1.33 Hotel Operator:  Means and refers to the person and or entity that is in possession of the 

Developed Project and using and occupying the same as a Four Star Hotel Operations 
Standard.   

 
1.34 Hotel Operations:  Means and refers to the occupation and use of the Developed Project 

in compliance with a Four Star Hotel Operations Standard.   
 
1.35 International Codes: Means and refers to any Building, Residential, Energy, 

Mechanical, Rules of Building Safety, Plumbing Code, National Electrical Code or other 
codes adopted by the Idaho Division of Building Safety and by the Idaho State Fire 
Marshall  and/or by the City which govern the Development.   

 
1.36 ITD:  means and refers to the Idaho Transportation Department, an administrative 

department of the state of Idaho.   
 
1.37 KMC:  means and refers to the Ketchum Municipal Code, which is the codified 

ordinances of the City.  
 
1.38 Level of Service:  Means and refers to an identified standard by which service is 

provided in the context of the terms appearance in this Agreement.  
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1.39 Lot Line Shift Development Application:  Means and refers to the Developer/Owner’s 
application to the City for a Lot Line Shift of the existing Parcels of the Subject Real 
Property into one parcel as the second part of City Development approval.   

 
1.40 Lot Line Shift Ordinance:  Means and refers to the Readjustment of Lot Line 

Procedures Lot Line Shift Ordinance of the KMC Codified at Section 16.04.030, a true 
and correct copy of which is attached marked Exhibit D. 

 
1.41 Lot Line Shift Permit No. P 19-064: Means and refers to that certain Lot Line Shift 

Permit issued to Developer by the approval of the City Council subject to conditions 
pursuant to the Lot Line Shift Development Application issued on _____ day of _______, 
2019. 

 
1.42 Master Plan:  Means and refers to the Master Plan filed by the Developer/Owner in 

support of their Project Development Plan, including the Planned Unit 
Development/Conditional Use Permit Application which depicts the Project proposed for 
construction.  
 

1.43 Off Street Parking and Loading Ordinance:  Means and refers to the Off Street 
Parking and Loading Ordinance of the KMC Codified at Section 17.125.010 et. seq., a 
trust and correct copy of which is attached marked Exhibit A.  

 

1.44 Ordinances:  Means and refers collectively to the Demolition of  Buildings Ordinance, 
Lot Line Shift Ordinance, Floodplain Management Overlay Zoning Ordinance, Planned 
Unit Development/Conditional Uses Ordinances, Design Review Ordinance, Off Street 
Parking and Loading Ordinance and the Development Standards Ordinance. This term 
may appear in this Agreement in the singular or the plural. 

 
1.45 Owner:  Means and refers to PEG Ketchum Hotel, LLC, a Utah limited liability 

company, authorized to do business in the state of Idaho as a foreign limited liability 
company, who is the owner of the Subject Real Property on the Effective Date and Party 
to this Agreement, and after the Effective Date of this Agreement shall refer to the owner 
or owners of the Subject Real Property. 

 
1.46 Peak Travel Season:  Means and refers to that period in each calendar year that 

commences on June 15th and continues to September 15th and then resumes on December 
15th and end on the following President’s Day holiday.   

 
1.47 Parcels:  Means and refers to tract or parcels of distinctly legally described real property 

located within the Subject Real Property. This term may appear in this Agreement in the 
singular or the plural. 

 
1.48 Party or Parties:  Means and refers to the City and/or the Developer/Owner, as the 

Parties to this Agreement, depending upon the context of the term as used in this 
Agreement. 
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1.49 Permits:  Means and collectively refers to the following permits approved and issued by 
the City [inclusive of ITD issued encroachment permit] to the Developer/Owner for the 
Development of the Project as part and parcel of the Project Development Plan are 
inclusive of the following:  

• River Street ROW Encroachment Permit City P 19-____; and [pending] 
• State Highway 75 ROW Encroachment Permit ITD; and  
• Building Demolition Permit No. P 19-____; and [pending] 
• Lot Line Shift Permit No. P 19-064; and  
• Floodplain Management Permit No. P 19-062; and  
• Planned Unit Development/Conditional Use Permit No. P 19-063; and  
• Design Review Permit No. P 19-____; and [pending] 
• Waiver Applications granted by the City in conjunction with the above stated 

Permits; and 
• Building Permits.  

	
1.50 Planned Unit Development/Conditional Use Permit Application:  Means and refers to 

the Developer/Owner’s application to the City for approval of the proposed construction 
and development of the Project by the Developer/Owner as a planned unit 
development/conditional use.  

 

1.51 Planned Unit Development/Conditional Use Permit No. P 19-063:  Means and refers 
to that certain Planned Unit Development/Conditional Use Permit issued to 
Developer/Owner approved by the City Council subject to conditions pursuant to the 
Planned Unit Development/Conditional Use Permit Development Application issued on 
the _____ day of ___________________, 2019.   

 
1.52 Planned Unit Development/Conditional Uses Ordinances:  Means and refers to the 

Planned Unit Development Ordinance of the KMC codified at Section 16.08.060 et. seq., 
a true and correct copy of which is attached marked Exhibit A and the Conditional Uses 
Ordinance of the City Codified at Section 17.116 et. seq. of the KMC, a true and correct 
copy of which is attached marked Exhibit A. 

 
1.53 Project:  Means and refers to the intended development of the Subject Real Property in 

accordance with the Project Development Plan and subsequent occupation and use 
conduction Hotel Operations in accordance with a Four Star Hotel Operations Standard 
and as governed by this Agreement. 

	
1.54 Project Development Plan:  Means and refers to and is all-inclusive of all City approved 

Developer/Owner plans, specifications and Permits for the completion of the Developed 
Project and is inclusive of the following:  

 
• July 29, 2019 submittal package: 

 
o Written Description of Project 
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o Narrative 01.02 – Development Plan  

 
o Narrative 01.03 – Project Analysis | Social Impact Study 

 
o Narrative 01.04 – Application of Standards 16.08.080 

 
o Narrative 01.05 – Development Schedule 

 
o Narrative 01.06 – Parking Analysis, July 16, 2019, Hales Engineering and 

Traffic Impact Study, July 12, 2019, Hales Engineering 
 

o Narrative 01.07 – Employee Housing Plan  
 

o Narrative 01.08 – Sub-Area Analysis  
 

o Narrative 01.09 – Contextual Hotel Components  
 

o Narrative 01.11 – Standards of Evaluation, Design Review, Conditional Use 
Permit, Development Agreement, and Hotels 
 

o Exhibit 02.01 – Plans, June 18, 2019 | Elevations, July 2, 2019 | Sections, July 
2, 2019 
 

o Exhibit 02.02 – Floor Area Ratio (includes calculations, plans, and sections) 
 

o Exhibit 02.03 – Height Analysis (includes Contextual Elevations, Invisible 
Plane Diagram, Existing Topography Diagram, Compatibility Views, Gateway 
Study Recommendations) 
 

o Exhibit 02.04 – Sun Studies  
 

o Exhibit 02.05 – Civil Drawings, sheets C0.1, C0.2, C1.0, C2.0, C3.0, and C4.0 
 

o Exhibit 02.06 – Landscape Drawings sheet L1.0 
 

o Exhibit 02.07 – Exterior Color Palate  
 

o Exhibit 02.08 – Dark Sky Compliant Fixtures  
 

o Exhibit 02.09 – Traffic Study Diagrams  
 

o Exhibit 02.10 – Plat Map | Lot Line Adjustment  
 

o Exhibit 02.11 – ROW Improvements  
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o Exhibit 02.12 – Soils Report | Perc Test  
 

o Exhibit 02.13 – Flood Plain | Riparian Corridor  
 

o Exhibit 02.14 – List of Adjacent Property  
 

o Exhibit 02.15 – Waiver List  
 

• July 29, 2019 and July 30, 2019 hearing submittal documents  
 

o Galena Staking Exhibit 
 

o AJC Architecture Virtual Reality Images 
 

o AJC Architecture PowerPoint Presentation 
 

o Hales Engineering PowerPoint Presentation 
 

• River Street Encroachment Permit [pending] 
 

• Any additional documents submitted by Applicant for Council’s review of PUD/CUP etc 
[pending] 
 

• Full Design Review submittal package to Planning & Zoning Commission [pending] 
 

1.55 ROW:  Means and refers to public right-of-way for streets and utilities either owned by 
the City or ITD.   

 
1.56 ROW Improvements:  Means and refers to ROW improvements.    
 
1.57 Section:  Means and refers to a Section of this Agreement.  
 
1.58 SH75:  Means and refers to State Highway 75 as it lies within the City under the 

ownership and jurisdiction of ITD. 
 
1.59 Subject Real Property:  Means and refers to 1.048 acres more or less located within the 

City and Blaine County, Idaho, legally described and depicted in Exhibit B.   

• This definition is inclusive of the real property described in the Preliminary Plat 
prepared by Galena Engineering for the purpose of removing the lot line that bisects 
the Subject Real Property and will revise pursuant to this Agreement the legal 
description of record in Blaine County.   

1.60 Term:  Means and refers to the duration of this Agreement which is perpetual as is set 
forth herein unless the word ‘term” is not capitalized.  
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1.61 Waiver Applications:  Means and refers to four (4) waiver Developer/Owner’s 
applications to the City for approval of the following requirements:   

 

• Floor Area Ratio; and  
• Height/Stories; and  
• Minimum Lot Size; and  
• Setback  

	
	

SECTION	2	
RECITALS	

	
The Parties recite and declare: 
 
2.1       The Developer/Owner is the owner of the Subject Real Property which is within the City 

limits of the City; and  
 

2.2   The Developer/Owner intends to develop its Project upon the Subject Real Property in 
accordance with the Project Development Plan and thereafter occupy and possess the 
same in the conduct of Hotel Operations. In order to accomplish its intentions, the 
Developer/Owner has filed the Applications which have resulted in the City’s approval of 
the Permits which include terms and conditions of compliance by the Developer/Owner; 
and  

 
2.3       The City is a municipal corporation established in accordance with Article XII of the 

Constitution of the State of Idaho and Title 50 Idaho Code and is required and has 
exercised its authority pursuant to the Local Land Use Planning Act codified at Chapter 
65 of Title 67 Idaho Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to 
enact the Ordinances and regulations which Ordinances which govern the 
Developer/Owner’s intentions for the Developed Project and use of the Subject Real 
Property; and  

 
2.4  The City has the following authority pursuant to Idaho Code Section 50-335 which 

provides: 
 

50-335. DESTRUCTION OF BUILDINGS INIMICAL TO 
SAFETY AND HEALTH. All cities in the state of Idaho shall 
have power to declare any building or structure to be a nuisance 
which, in the opinion of the city council, is so dilapidated or is 
in such condition as to menace the public health or the safety of 
persons or property on account of increased fire hazard or 
otherwise; and any council may cause the destruction or 
removal of any such building or structure at the expense of the 
person or persons, associations, corporations or copartnerships 
holding, owning or maintaining the same, and to levy a special 
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assessment as provided in section 50-1008 [, Idaho Code], on 
the land or premises whereon the nuisance is situated, to defray 
the cost or to reimburse the city for the cost of destruction or 
removal of said building or structure so declared to be a 
nuisance. 

 
2.5  A failure of the Developer/Owner to construct and occupy the Project has great potential 

to result in a vacant and abandoned partially completed Project. The Project is located in 
a very visible and central location within the City. A vacant and abandonment Project, 
particularly due to its size and location, will become an eyesore, become a negative effect 
upon neighboring properties, tourism and the commerce and the health and welfare of the 
residents, and property owners of the City and would resultantly become a nuisance; and 

 
2.6 KMC section 16.08.120 C provides that prior to final approval of a PUD conditional use 

permit, the City Council may require a written agreement executed by the 
Developer/Owner to secure performance of any requirement or condition to be imposed 
as part of the approval, including, but not limited to Development and may also require 
recordation of documents establishing and guaranteeing the operation and maintenance of 
the Project; and   

 
2.7 A special consideration for the City to issue the Permits to the Developer/Owner for the 

Project Development Plan is the Developer Owner’s assurance of financial performance 
of the timely completion of the Developed Project in accordance with the terms and 
conditions of this Agreement. 

 

2.8     The City’s approval of the Permits and granting to the Developer/Owner’s Development 
Rights is conditioned upon and is in consideration of the Developer/Owner’s acceptance 
of the terms and conditions of the Permits which acceptance is in accordance with and 
governed under the terms and conditions of this Agreement.  

	
	

SECTION	3	
PERMIT	CONDITIONS	

 
The Developer/Owner, by entering into this Agreement for its Term, does hereby accept 

and agrees to perform in accordance with and abide by the terms and conditions of the Permits 
which terms and conditions are herein stated and to abide by the terms and conditions of the 
issuance of a Building Permit which are also stated in Sections 4 and 5 of this Agreement as 
follows:   
 
3.1 Construction and Occupancy Time Limits:  The following are the time limits that govern 

construction and occupancy of this Project:  
 

3.1.1   Design Review Permit:  Pursuant to KMC §17.96.090, the Design Review Permit 
is valid for twelve (12) months from the date of final decision on the associated 
Findings of Fact, Conclusions of Law, and Decision.    
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3.1.2 Building Permit:  A completed application for the Project Development Plan 

building permit must be filed within twelve (12) months, the time as specified in 
KMC §17.96.090(A)(2). Any extension shall only be as allowed and specified in 
KMC §17.96.090.B.  
 

3.1.2.1 Agreement Termination:  In the event the Developer/Owner fails to 
complete the process of obtaining the issuance of the Building Permit for 
the Project within _______ months from the Effective Date, the Project 
Development Plan approvals and Permits and this Agreement shall then 
immediately terminate and be null and void.  

 

3.1.3 Project Development Plan Phase Completion Timelines:  The Developer/Owner 
shall complete the following Project Development Plan Phases in accordance with 
the following timelines following the issuance of Building Permit for the Project 
Development Plan: [detailed construction sequencing & approximate inspection 
dates – pending] 

3.1.3.1 Demolition of existing structures on Subject Real Property:  
_______________[date of completion]  

3.1.3.2 Project site preparation after demolition including utility connection 
work: _______________[date of completion]  

3.1.3.3 Project foundation construction _______________[date of completion]  

3.1.3.4 Project framing including mechanical, fire sprinkler, electrical, windows 
and exterior doors _______________[date of completion]  

3.1.3.5 Project Roofing and siding -- HVAC   _______________[date of 
completion]  

3.1.3.6 Project Interior /including utilities _______________[date of 
completion] 

3.1.3.7 Project construction outside of the hotel and Landscaping 
_______________[date of completion] 

 
3.1.4 Certificate of Occupancy:  The following are Certificate of Occupancy issuance 

conditions:  
 

3.1.4.1  Time Limits:  A certificate of occupancy shall be issued for the Project 
no later than 365 days after the building permit is issued, unless an 
extension is granted in accordance with KMC §15.04.020.A.  

 
3.1.4.2  Conditions Precedent:  No Certificate of Occupancy shall be issued until 

the following items are complete:  
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3.1.4.2.1  All Design Review elements are complete to the satisfaction 

of the Planning & Building Department, and  
 
3.1.4.2.2  All proposed encroachments within River Street right-of-way 

have been installed in accordance with the Approved Plans 
and to the satisfaction the City Engineer; and 

 
3.1.4.2.3 All rooftop mechanical and electrical equipment is fully 

screened from public vantage points to the satisfaction of the 
Planning & Building Department, and  

 
3.1.4.2.4  The Fire, Utilities, Building, Arborist, Streets, and Planning 

Departments have conducted final inspections and authorized 
issuance of a Certificate of Occupancy. 

 
3.1.4.2.5   All River Street and SH75 ROW Improvements shall be 

completed in accordance with approved encroachment permit 
approvals to the satisfaction of the City Engineer and the ITD 
Engineer, respectively.  

 
3.2 Building Permit Requirements.  The following are the conditions precedent to the 

issuance of the Building Permit for the Project Development Plan:  

3.2.1 Project Development Plan Approval. The Project Development Plan, including 
Final Design Review approval and the recordation of this Agreement, shall be 
approved by the City; and  

3.2.2  Building Demolition Permit Conditions: The Developer/Owner right to proceed 
to demolish all or any portion of the existing structures on the Subject Real 
Property pursuant to the Building Demolition Permit approval shall follow the 
permit process as specified in KMC §15.16.040 including a 60 day waiting period 
for the demolition of historic buildings, prior to demolishing any historic structure 
on the Subject Real Property.    

 
3.2.3 Subdivision Lot Line Shift Development Application Conditions: The 

Developer/Owner as part of the process for approval of the Project Development 
Plan has made application to the City for removal of the common lot lines shared 
between the three lots that comprise the Subject Real Property, pursuant to 
subsection L of KMC §16.04.030. As set forth in the Preliminary Plat by Galena 
Engineering, subject plat amendment will remove the lot line bisecting the 
Property into a new one-lot subdivision.  The Lot Line Shift Permit No. P 19-064 

approved final Plat Map reflecting such changes shall not be recorded and become 
effective until after all River Street ROW improvements and utilities have been 
installed to the satisfaction of the City Council as set forth in §16.04 of the City 
Subdivision Ordinance.  
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3.2.3.1 Deferment of Final Plat Recordation:  Subject to City Council 
approval of the Project Development Plan inclusive of the PUD, 
including deferment of the final plat Time Limitations set forth in KMC 
§16.04.030.H, the Applicant may be issued a Building Permit prior to 
final plat recordation and shall record the new Lot 3A plat concurrently 
with a Certificate of Occupancy being issued by the City for the Project.   

 
3.2.3.2 City Department Requirements:  All requirements of the fire, utility, 

building, planning and streets and facilities departments of the City shall 
be met and all public improvements shall meet the requirements of the 
City Engineer.  

 

3.2.3.3 Utility Plan: A full utility plan will be required prior to final plat 
recordation and infrastructure construction.  

 
3.2.3.4 Riparian and Scenic Easement: A twenty-five foot (25’) riparian and 

scenic easement is shown on the plat. Any work in this area is subject to 
separate floodplain rules and regulations; and 

 
3.2.3.5  Fisherman’s Easement: A ten-foot (10’) fishermen’s easement adjacent 

to the OHWM of Trail Creek and access through the Subject Real 
Property shall be shown on the plat; and 

 
3.2.3.6   Building Envelope: A Building Envelope (“BE”) will be reflected on 

the final plat consistent with the approved final Agreement for the 
Project. Subject BE will reflect the Council’s final approval on FAR, 
corner lot radii sight line requirements, and front/side yard setbacks. The 
BE shall not encroach within 25’ of Trail Creek or within 25’ of the 
edge of ITD ROW; and  

 
3.2.3.7   Removal Existing Vegetation: The removal of existing mature trees 

and/or established shrub masses is subject to approval and adoption of 
the Applicant’s landscape plan through the Design Review and/or 
Floodplain Development Permit process; and  

 
3.2.3.8   Encroachment Permits: An encroachment permit from ITD as well as 

the City will be required for all improvements to public right of way. As 
a condition of Plat approval, subject sidewalk and street lighting to city 
standards shall be installed prior to final plat recordation unless 
otherwise approved by the City Council; and 

 
3.2.3.9   Drawing Approvals: Prior to grading occurring on the new Lot 3A, 

City approval of the Applicant’s grading, drainage and landscaping 
construction drawings is required. Subject construction drawings shall 
be consistent in concept with approved Design Review, Encroachment 
Permit, and related drawings. 
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3.2.4 Storm Water Management Pollution Prevention Plan (“SWPPP”) in accordance with 

local, state and federal laws and regulations is in place for the Project Development 
Plan; and the Project Development Plan includes a Construction Staging and 
Mitigation Plan consistent with the standards as specified in KMC §15.06 has been 
reviewed and approved by the City.  

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

3.2.6 The Developer/Owner has secured a will serve letter from Idaho Power for the 
Project.  

3.2.7 The Developer/Owner has secured a will serve letter from Clear Creek Disposal 
prior to issuance of a Building Permit.  

3.2.8 The River Street Encroachment Permit from the City has been issued.  

3.2.9 The Developer/Owner has completed the process set forth in Section 4 with the 
issuance of the irrevocable letter of credit and the City Project Development Plan 
Agent has accepted and secured subject irrevocable letter of credit consistent with 
this Agreement. As set forth in §4.5 herein, the irrevocable letter of credit shall 
include: an amount equal to 130% of the approved Project Development Plan Bid; 
an amount equal to 150% of engineering estimates of the ROW Improvements; 
and, an amount to lower parking demand and traffic impacts.  

3.3  Emergency Services and Standards Conditions: The following are emergency services 
and safety terms and conditions of the Project Development Plan construction:   

 
3.3.1  Completion of Fire Improvements. The City Building Official or the City Fire 

Marshal may withhold building and/or fire inspection approval for any phase of 
construction of the Project Development Plan until all necessary components of the 
water and/or fire alarm system sufficient to provide protection for that portion of the 
Project are complete. 

	
3.3.2  Fire Access During Construction. Vehicle parking and material storage during 

Project construction shall not restrict or obstruct public streets or access to any building. 
Emergency vehicle access shall be maintained as required by the Fire Chief. Once 
construction begins on the second floor and above, 26-foot aerial ladder truck access is 
required along one entire side of the building, in a location approved by the Fire Marshal, 
for evacuation of injured persons from upper floors. All required Fire Lanes, including 
within 15 feet of fire hydrants, shall be maintained clear and unobstructed at all times.	

3.3.3  Fire Code Requirements. The Project shall comply with all the terms and 
conditions set forth in the City Fire Department Pre-application Requirements 
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Memo dated June 24, 2019 from Tom Ancona, Assistant Chief & Fire Marshall, 
inclusive of subsequent amendments thereto, as well as all 2012 International Fire 
Code requirements and any additional specific City Building (Chapter2 15.04 and 
15.06) and Fire Ordinances (Chapter 15.08).  

 
3.4  Project Development Plan Construction Plans and Master Plan Conditions:  The 

following are conditions of Construction Plans and the Master Plan approval for the Project 
Development Plan:   

 
3.4.1  ROW Improvements and Use Conditions:  The following are Project 

Development Plan ROW Improvements and use terms and conditions of Project 
Development Plan construction:   

	
3.4.1.1  DIG Permit: The Developer/Owner shall submit a Street and Alley 

Digging, Excavation, and Trenching (“DIG”) Permit application with 
an associated traffic control plan for all construction work within the 
City ROW to be reviewed and approved by the Streets and Facility 
Department.  

 
3.4.1.2  Temporary Use of Right-of-Way Permit: The use of City right-of-

way for Project Development Plan construction which includes the 
closure of adjacent streets or sidewalks requires a Temporary Use of 
Right-of-Way Permit (“TURP”).  

	
3.4.1.3  Public ROW Encroachments. Abutting the Subject Real Property 

are two public rights of way (“ROW”). To the east is State Highway 
75 (“SH75”), which is owned and maintained by the Idaho 
Transportation Department (“ITD”). To the north is River Street, 
which is owned and maintained by the City.  This Project qualifies as 
a substantial improvement, there for the Project Development Plan 
must include the installation of sidewalks equal to the length of the 
subject Real Property boundary line adjacent to any public street 
(KMC §17.96.060). Prior to issuance of a Building Permit, the 
Developer/Owner shall obtain approval of all ROW encroachments 
within the ROW pursuant to a separate ROW encroachment 
agreement approved by the City Council.   

	
3.4.1.3.1  SH75 Encroachment Permit. ITD has an approved 

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

 
3.4.1.3.2 Center Turn Lane for SH 75/River Street Intersection:  

Given the Owner’s timeframe for construction and 
Certificate of Occupancy, subject SH75 work will not be 
conducted by ITD prior to the Developed Project and the 
commencement of Hotel Operations.  Given that the City 
has determined that a center turn lane with adequate 
queuing of approximately fifty to one hundred feet (50’ – 
100’) is necessary for the SH75/River Street intersection to 
retain its current Level of Service (“LOS”) for vehicular car 
movement, therefore the Developer/Owner shall file with 
ITD an application for an encroachment permit. The 
Developer/Owner and City shall work together to attain 
approval from ITD for the construction and striping of a 
partial center turn near the River Street intersection north of 
the Trail Creek bridge. The Developer/Owner shall pay for 
engineering, traffic control and construction costs for subject 
SH75 improvements adjacent the Project. 

 
3.4.1.3.3   Signage & Striping:  To avoid excessive delays for east 

bound traffic on River Street, subject to review and 
approval by ITD and the City, the Developer/Owner shall 
fund and install appropriate signage and improvements to 
allow only a right turn onto southbound SH75 as the 
intersection of SH75 and River Street.  

 
3.4.2  Pedestrian Safety. To help assure pedestrian safety and consistent with KMC 

§§16.08.080 and 17.116.030, at the discretion of the Ketchum City Council upon 
the recommendation of the Ketchum Transportation Authority and the city’s peer 
review engineering firm (AECOM), the Developer/Owner shall work with the 
City and ITD to upgrade the unsignalized SH75 and River Street crossing (on 
north-side) to include a rectangular rapid flashing beacon (RRFB) crosswalk 
similar to 4th Street. The circulation design shall meet all standards as specified in 
KMC §17.96.060.G. 

 
3.4.3 Terrace Walls.  Developer/Owner plans for and construction of terrace walls on the 

Subject Real Property adjacent to SH75 and neighboring property to the west will be 
subject to future design review as provided by KMC at the time the application is 
filed for approval at the discretion of the Administrator.    
 

3.4.4 Setback, FAR and Height Waivers Limitations:  The approval of the 
Developer/Owner Waiver Applications which concern setbacks, FAR, and height 
of the Project shall comply with Final Design Review for the Project as approved by 
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the City.  The final plans once approved and integrated into the Project Development 
Agreement by the Ketchum City Council illustrate areas where buildings may 
exceed height and bulk limitations. As conditioned herein above, City acknowledges 
the zoning and subdivision waivers set forth in the in the City Council Findings 
granting Planned Unit Development/Conditional Use Permit.  

 
3.4.5 Floodplain. All conditions of Floodplain Development Permit P19-062 shall be 

adhered to. Any deviations to said permit shall be issued in writing through an 
amendment to the permit process in accordance with the terms and conditions and 
process of Section 5 of this Agreement.  

 
3.4.5.1  At minimum, structures on the north side of Trail Creek shall be set back 

a minimum of twenty-five feet (25’) from the mean high water mark. No 
unauthorized construction activity shall occur within the riparian setback. 
Riparian vegetation shall be maintained in its natural state. 

 
3.4.5.2 The term of floodplain development permit and waterways design 

review shall be twelve (12) months from the date that findings of fact, 
conclusions of law and decision are signed by the Administrator or upon 
appeal, the date the approval is granted by the Planning and Zoning 
Commission, subject to changes in zoning regulations. Application must 
be made for a Building Permit (if required) with the City Building 
Department during the twelve (12) month term. Once a Building Permit 
(if required) has been issued, the approval shall be valid for the duration 
of the Building Permit. Unless an extension is granted as set forth in 
KMC 17.88.050.G, failure to file a complete Building Permit application 
(if required) for a project in accordance with these provisions shall cause 
said approval to be null and void. 

3.4.5.3 This Waterways Design Review and Floodplain Development Permit 
approval is based on the plans, as referenced above, and information 
presented and approved at the meeting on the date noted herein.  Any 
building or site discrepancies which do not conform to the approved 
plans will be subject to removal. 

3.4.5.4 Pursuant to Chapter 17.88.040.C, no chemicals or soil sterilants are 
allowed within 100 feet of the mean high-water mark.  No pesticides, 
herbicides, or fertilizers are allowed within 25 feet of the mean high-
water mark unless approved by the City Arborist.  All applications of 
herbicides and/or pesticides within one hundred feet (100') of the mean 
high-water mark, but not within twenty-five feet (25') of the mean high 
water mark, must be done by a licensed applicator and applied at the 
minimum application rates.  Application times for herbicides and/or 
pesticides will be limited to two (2) times a year; once in the spring and 
once in the fall unless otherwise approved by the city arborist. The 
application of dormant oil sprays and insecticidal soap within the riparian 
zone may be used throughout the growing season as needed. 
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3.4.5.5 Prior to commencement of any construction activity on the Subject Real 
Property the silt fence and inlet protection shall be installed as indicated 
in civil sheet 2.0. 

3.4.5.6 No maintenance, including the mowing, trimming, and removal of 
vegetation, and no construction activities, encroachment, or disturbance 
within the riparian zone shall take place without approval through an 
amendment to this permit, during the time period the permit is in effect, 
or through approval of a subsequent permit.  

3.4.5.7 It shall be unlawful to dump, deposit or otherwise cause any trash, 
landscape debris or other material to be placed in any stream, channel, 
ditch, pond or basin that regularly or periodically carries or stores water. 

 
3.4.5.8 This Waterways Design Review and Floodplain Development Permit 

approval is based on the plans, as referenced above, and information 
presented and approved at the meeting on the date noted herein.    Any 
building or site discrepancies which do not conform to the approved 
plans will be subject to removal. 

 
3.4.5.9 Pursuant to Chapter 17.88.040.C, no chemicals or soil sterilants are 

allowed within 100 feet of the mean high-water mark.  No pesticides, 
herbicides, or fertilizers are allowed within 25 feet of the mean high-
water mark unless approved by the City Arborist.  All applications of 
herbicides and/or pesticides within one hundred feet (100') of the mean 
high-water mark, but not within twenty-five feet (25') of the mean high 
water mark, must be done by a licensed applicator and applied at the 
minimum application rates.  Application times for herbicides and/or 
pesticides will be limited to two (2) times a year; once in the spring and 
once in the fall unless otherwise approved by the city arborist. The 
application of dormant oil sprays and insecticidal soap within the riparian 
zone may be used throughout the growing season as needed. 

 
3.4.5.10 Prior to commencement of any construction activity on the Subject Real 

Property the silt fence and inlet protection shall be installed as indicated 
in civil sheet 2.0. 

3.4.5.11 No maintenance, including the mowing, trimming, and removal of 
vegetation, and no construction activities, encroachment, or disturbance 
within the riparian zone shall take place without approval through an 
amendment to this permit, during the time period the permit is in effect, 
or through approval of a subsequent permit. 

3.4.5.12 It is unlawful to dump, deposit or otherwise cause any trash, landscape 
debris or other material to be placed in any stream, channel, ditch, pond 
or basin that regularly or periodically carries or stores water. 
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3.4.6 Utilities Plan:  As a part of the Construction Plans the Developer/Owner shall 
submit  Project utilities plan indicating the location and size of water and sewer 
mains as well as gas, electric, TV and phone services (KMC §17.96.040.C.2c & 
KMC §17.96.060.D.1-3).  Per KMC §17.96.060.D.2, utilities shall be located 
underground and utility, power, and communications lines within the Project 
Development Plan site should be concealed from public view.  
 

3.4.7 Water & Sewer: Developer/Owner shall engineer, construct and extend, at its sole 
expense, the City water and sewer system improvements throughout the Project. 

 

3.4.7.1  Connection Fee Credit. Owner requests water and sewer service from 
the City to the Subject Real Property and the City agrees to provide such 
water and sewer service at the same fees as charged to equivalent users 
of City’s water and sewer systems in accordance with the fee 
methodology in effect at the issuance of the Building Permit. Final fee 
calculations shall credit, as applicable, services abandoned with the 
demolition of the previous mixed use buildings on Subject Real 
Property. 

 
3.4.7.2 Improvements. All such improvements shall be designed and 

constructed in accordance with the standards of, and Construction Plans 
and specifications approved by, the State of Idaho, Department of Health 
and Welfare, Division of Environmental Quality, and City.   

 
3.4.7.3 As-built Drawings. All construction plans shall be approved by the City 

and as-built drawings provided to the City upon acceptance of the Project 
improvements by the City. 

	
3.4.8 Drainage.  Project Drainage system Construction Plans shall be submitted to the 

City Engineer for review and approval. Pursuant to KMC §17.96.060.C, all storm 
water shall be retained on site, drainage improvements constructed shall be equal to 
the length of the Subject Real Property boundary lines, and all drainage facilities 
shall be constructed per City standards. All drainage improvements shall meet the 
applicable design criteria as specified in KMC §12.04.030. 

 
3.4.9 Landscaping.  Developer/ Owner shall install all landscaping and related 

improvements for the Project located on private property in accordance with Design 
Review requirements which includes the detailed landscape Construction Plans as 
submitted as part of the Design Review Permit. The landscape Construction Plans 
shall include the following, which is not exhaustive: species sizes, quantities and 
location; significant stepping and retaining walls between the Subject Real Property 
and State Highway 75; in compliance with all floodplain and riparian regulations. 
Pursuant to KMC §17.96.060.I, landscape materials and vegetation types specified 
shall be readily adaptable to the microclimate, soil conditions, orientation and 
aspect, and shall serve to enhance and complement the townscape. All trees, shrubs, 
grasses, and perennials shall be drought tolerant. Any landscaping or improvements 
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within the ROW shall be installed consistent with the approved ROW Encroachment 
Agreement.  

 
3.4.10  Lighting. All Project lighting shall comply with the City Dark Sky Standards, 

Chapter 17, KMC.  The Design Review Permit includes the required exterior 
lighting plan identifying the location, height, type, lumen output, and specifications 
for fixtures (KMC §17.96.040.C.2h). All exterior lighting fixtures shall be full cutoff 
fixtures with the light source fully shielded and an associated color temperature not 
to exceed 2700 Kelvin (KMC §17.132.030). Street lights shall be installed within the 
ROW subject to the review and approval of the City Engineer.  

 
3.4.11 Employee Housing Units. The Developer/Owner shall use and maintain the 

Subject Real Property for Hotel Operations and shall either maintain or enter into 
a master lease with the Hotel Operator for apartment units within the Developed 
Project containing thirty (30) beds and thereby fulfill and satisfy the employee 
housing obligation of this Project consistent with KMC §17.124.050. All leased 
apartment units must be subleased, assigned or otherwise made available to 
employees of the Hotel Operator on terms and conditions determined by it in the 
exercise of its discretion.   

 

3.4.12 Hotel Operations. The core intended feature of the Developed Project is a hotel 
building being used for Hotel Operations at an industry acknowledged Four Star 
Hotel Operations Standard. Adherence to a Four Star Hotel Operations Standard, 
particularly during Peak Travel Season, affects the sufficiency of on-site parking and 
traffic circulation in the immediate vicinity of the Project and is a requirement of the 
Hotel Operator’s occupancy and use of the Developed Project.  

 
3.4.13 Lower Parking Demand and Traffic Impacts.  To assure that the 

Developer/Owner and/or Hotel Operator provides guest shuttle, employee shuttle, 
car share program, transit passes, carpool program, and alternative transportation 
(such as bike storage for employees), the Developer/Owner and/or Hotel Operator 
shall include in the irrevocable letter of credit a Lower Parking Demand and 
Traffic Impacts amount of $___ for a period of not greater than five (5) years 
upon which the City Council may request a draw to cover the City’s costs in the 
mitigation of lowering traffic impacts and/or parking demands associated with the 
Developer/Owner and/or Hotel Operator’s failure to comply.  The process to be 
followed for a request for a draw, pursuant to this Section on the letter of Credit is 
governed chronologically first by Section 4 and then Section 5 of this Agreement.  

 

3.4.14 Parking & Loading. The	 Applicant	 shall	 present	 a	 Project	 Parking	 Plan	 for	
review	and	consideration	by	the	Commission	as	part	of	its	full	Design	Review	
Submittal.	 Prior to Certificate of Occupancy, a Project Parking Plan verifying 
public use, validation processes for determining parking charges (if any) for the 
public and the six (6) displaced public parking spaces, and other details at the 
discretion of the City, shall be provided and approved by Ketchum City Council 
for the Project Parking Garage. The Project Development Plan has a total of 90 
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parking spaces.  Of those 90 spaces, 66 spaces are required for the Four Star Hotel 
Operations Standard, 14 spaces are required for employee housing, 1 space is 
required for the restaurant/bar, and 6 are required for the public to mitigate 
displaced public parking spaces from River Street. Of this total, not less than:  

 
3.4.14.1   Fourteen (14) stalls shall be allocated for Hotel Operations employee 

housing, inclusive of at least one (1) car share vehicle; and  

3.4.14.2 Six (6) underground parking stalls s will be available to the general 
public at no charge to the public while using the conference center, spa, 
restaurant and bar. A validation system may be employed by the 
Developer/Owner and/or Hotel Operator with regard to the monitoring 
of public use of the six, free-of-charge, underground public spaces 
located in the Project Parking Garage; and  

3.4.l4.3  Guest shuttle, employee shuttle, car share program, transit passes, 
carpool program, alternative transportation (bike storage) – shall be 
provided as a part of the Four Star Hotel Operations Standard.  

3.4.14.4 During and upon completion of the construction of the Project 
Development Plan, delivery vehicles associated with the Project shall not 
interfere with the regular flow of traffic surrounding the Subject Real 
Property. Delivery vehicles shall not block the regular flow of traffic 
along River Street.  

3.5 Planned Unit Development Conditional Use Permit Conditions:  Planned Unit 
Development/Conditional Use Permit No. P 19-063 approval includes the following 
conditions and other conditions as provided in this Agreement:   

   
3.5.1 Project Height Limitations: The maximum height of the Project shall comply with 

the provisions of Section 3.4.4.  
 
3.5.2 Final Plat Time Limitation:  The Project final plat time limitations are set forth 

in Section 3.2.3.  
 
3.5.3 Certificate of Occupancy Conditions: No Certificate of Occupancy shall be issued 

until the Certificate of Occupancy Conditions [Section 3.1.4 of this Agreement] have 
been complied with. xxx 

 
3.5.4 Drainage system plans:  The drainage system conditions are set forth in Section 

3.4.8.   
 
3.5.5 Utility plans:  The Utility Construction Plans conditions are set forth in Section 

3.4.6.  
 
3.5.6 Hotel Operations Employee Housing:  The Hotel Operations employee housing 

conditions are set forth in Section 3.4.11.  
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3.5.7 Hotel Operations:  The Hotel Operations Conditions are set forth in Section 

3.4.12.  
 
3.5.8 Parking Spaces:  The Developed Project and Hotel Operations parking space 

conditions are set forth in Section 3.4.13.   
 
3.5.9 Letter of Credit Conditions and Process:  The letter of credit issuance and process 

Project completion assurance conditions are set forth in Section 4.  
 
3.5.10 Public ROW Improvements and Use:  Public ROW improvements and use 

conditions are set forth in Section 3.4.1.   
 
3.5.11 Emergency Services and Safety Conditions:  The emergency services 

conditions and safety conditions as set forth in Section 3.3.  
 
3.5.12 City Department Requirements:  All requirements of the Fire, Utility, Building, 

Planning and Streets and Facilities departments of the City shall be met. All 
public improvements shall meet the requirements of the Public Works 
Department.   

 
3.5.13 KMC Compliance Conditions:  All other provisions of KMC, Chapters 16 and 

17 and all applicable ordinances rules and regulations of the City and other 
governmental entities having jurisdiction shall be complied with in the Project 
Development process.   

 
3.6 Loading Requirements.  During and upon completion of the construction of the Project 

Development Plan, delivery vehicles associated with the Project shall not interfere with the 
regular flow of traffic surrounding the Subject Real Property. Delivery vehicles shall not 
block the regular flow of traffic along River Street.  

 
3.7 Utilities and Warranty.  All Project Development Plan utilities, including water, sewer, 

gas, cable, phone and electric shall be installed underground within the street rights-of-way. 
This includes on site and off site utilities:  no above-ground utility lines are permitted on the 
Subject Real Property. Detailed engineered construction drawings and specifications for 
construction of such improvements shall be prepared by Developer/Owner and approved by 
the City prior to construction. Prior to acceptance of any such improvements to be dedicated 
to City, the City shall inspect and approve same and Developer/Owner shall provide the City 
with “as built” drawings thereof. The Developer/Owner warrants to the best of its 
knowledge the “as built drawings” are substantially correct and Developer/Owner shall, for 
a period of one (1) year from the date of the City’s receipt of said drawings, be liable and 
hold the City harmless for any damage proximately caused by reason of a material error in 
said drawings. 

 
3.7.1 Transfer of Warranties.  Developer/Owner agrees to assign any warranties 

accruing to it and arising out of construction of the improvements described in this 
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Section remaining in effect at the time such improvements are transferred and/or 
dedicated to and accepted by the City. 

 
3.8 Certificate of Occupancy:  No Certificate of Occupancy shall be issued for the use and 

occupancy of this Project until the following items are complete:  
 

3.8.1  All Design Review elements of the Project Development Plan have been completed 
and approved by the Planning & Building Department; and  

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

3.8.3   All rooftop mechanical and electrical equipment is fully screened from public view 
and approved by the Planning & Building Department; and  

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

 
3.9 City Administrative Review Fees:  The Developer/Owner shall be charged and shall pay 

the City Administrative Review Fees for the administration of the Developer/Owner’s and 
the City’s performance of this Agreement.  

 
3.10 Conditions to Owner’s Obligations. Owner’s obligations hereunder are conditioned 

upon (1) receiving all the referenced approvals from the City and (2) securing 
financing.  If either of those conditions (or part of one) is not satisfied, then this 
Agreement shall no longer be valid.  

 

3.11 Local Option Tax.  Hotel Operations shall be subject to the provisions of KMC Section 
3.12 (the City “Local Option Tax Ordinance”) and any amendments or recodifications 
thereof relating to local option taxes inclusive of the following:    

 
3.11.1 Beverage, Food & Retail Sales. All retail, food and beverage sales on the Subject 

Real Property and in the Project shall be subject to the local option tax. 
 
3.11.2 Building Materials.  The Project and Subject Real Property building materials 

shall be subject to the local option tax on building materials.  
 
3.11.3 Employee Housing. The obligation to pay local option tax shall not apply to the 

rental of employee housing units. 
 
3.11.4 Future Amendments to LOT Ordinance.  Any amendments to or repeal of Local 

Option Tax Ordinance and/or Idaho law relating to such local option taxes shall also 
apply to and modify this Section to the extent of such amendment(s) and/or repeal.   
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3.11.5 Hotel Rooms. All hotel rentals shall be subject to the local option tax, regardless of 
who makes the reservation, including independent third party travel agencies or 
other independent parties. 

 
3.11.6 Short-term rentals. All non-hotel rentals, if any, shall be subject to the local 

option tax on short-term rentals. 
 

SECTION	4	
PROJECT	DEVELOPMENT	PLAN	COMPLETION	ASSURANCE	PROCESS	AND	

CONDITIONS		
 
4.1 This Section contains the terms and conditions of the process to assure that the 

Developed Project is constructed in compliance with the Project Development Plan and 
completed in accordance with the Project Development Plan Phase Condition Timelines 
and the performance by the City of the provisions of this section shall be conducted by 
the City Project Development Plan Agent.   

4.1.1  In the event the City Project Development Plan Agent designates a designee/s the 
same shall be in writing and a copy thereof shall be provided to the 
Developer/owner.   

4.2  Within Sixty Days of the Effective Date the Developer/Owner shall obtain and provide to 
the City Project Development Plan Agent an irrevocable bid or commitments from 
licensed contractor/s [and construction managers if desired] to enter into construction 
contract with the Developer/Owner to construct the Project Development Plan in 
accordance with the Project Development Plan Phase Condition Timelines (the “Project 
Development Plan Bid”) which bid or commitments includes all of the following:  

4.2.1 Each separate and total bid cost: and  

4.2.2 The respective schedules of values apportioned to the various divisions or phases 
of the Project Development Plan Work with each line item containing a schedule 
of monetary price values such that the total of all items shall equal the total bid 
cost; and  

4.2.3 A reasonable liquidated damages penalty for failure to timely construct; and  

4.2.4 A Developer/Owner option for failure to timely construct to secure another 
contractor to timely construct the Project Development Plan; and  

4.2.5 Performance bond and a payment bond equal to the total bid costs to assure the 
timely completion of the construction of the Project Development Plan; and  

4.2.6 Permission to allow City Project Development Plan Agent or their designee to 
inspect as may be reasonably needed in compliance with this Agreement.  
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4.3 The Developer/Owner shall then provide a copy of the Project Development Plan Bid to 
the City Project Development Plan Agent who shall review the same and determine 
(within 28 days) whether or not it is:  

• Complete; and  

• Complies with this Agreement; and  

• Has been submitted by a reasonably responsible bidder.  

4.3.1 The City Project Development Plan Agent shall, within the 28 days, conduct a 
reasonable inspection and provide a written report to the Developer/Owner either 
approving the Project Development Plan Bid or specify any failures and 
identifying what is needed to obtain compliance and approval.   

4.4 Subsequent to the City Project Development Plan Agent’s approval of the Project 
Development Plan Bid, the Developer/Owner shall enter into a contract/s for the Project 
Development Plan construction (the “Project Development Plan Construction Contract”) 
in accordance with the approved Project Development Plan Bid.   

4.5  Letter of Credit:  In coordination with the entering into the Project Development Plan 
Construction Contract the Developer/Owner shall cause to be issued an irrevocable letter 
of credit on a bank, acceptable to the City Finance Manager and in a form acceptable to 
the City Project Development Plan Agent and the City Attorney which complies with the 
following which shall govern its use:  

4.5.1 In an amount equal to 130% of the approved Project Development Plan Bid [the 
additional 30% to cover contingencies, and City Administrative Review Fees 
costs] and additionally:  

4.5.2 An amount equal to 150% of engineering estimates of the ROW Improvements; 
and  

4.5.3 A Lower Parking Demand and Traffic Impacts amount of $__________. 

4.5.4 For a period of sixty-four (64) months from the date of issue as a financial 
guarantee to the City  

4.5.5 Which letter of credit shall provide for and accommodate the following process: 

4.5.5.1  Requests for partial releases of the amount of letter of credit shall be 
made by the Developer/Owner to the City Project Development Plan 
Agent in writing in amounts equal to an approved request for payment 
in accordance with the Project Development Plan Construction 
Contract.  In the event the request involves Partial release involving 
ROW Improvements the same may be made when there has been an 
acceptance of subject River Street ROW Improvements by the City; 
and when there has been formal commencement of work by ITD of the 
SH75 ROW Improvements adjacent the Subject Real Property; and/or 
upon complete installation of the SH75 ROW Improvements adjacent 
the Subject Real Property.  
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4.5.5.1.1 The City Project Development Plan Agent shall then have 5 
business days to review and conduct a reasonable 
inspection and provide a written report to the 
Developer/Owner of review either approving or denying 
the request in which approval or denial shall be based upon 
whether or not the request is in compliance with the terms 
of this Agreement together with an invoice for the then 
accrued City Administrative Review Fees which the 
Developer/Owner may elect to pay directly or to authorize 
a draw on the line of credit by the City equal to the amount 
of the accrued City Administrative Review Fees.  In the 
event of a denial of the request, the City Project 
Development Plan Agent shall specify any failures and 
identify what is needed for compliance and approval.   

4.5.5.1.2  The Developer/Owner shall then within 5 business days 
provide to the City Project Development Plan Agent their 
response.   

4.5.5.1.3  In the event of an approval by the Parties the Bank shall be 
notified in writing of the approval and partial release and of 
any authorized City Administrative Review Fees draw by 
the City.   

4.5.5.2  Request for full release of the letter of letter of credit shall be made by 
the Developer/Owner to the City Project Development Plan Agent in 
writing upon the completion and acceptance of the Developed Project 
and upon the issuance of by the City of a certificate of occupancy.   

4.5.5.2.1 The City Project Development Plan Agent shall then have 5 
business days to review and conduct a reasonable 
inspection and provide a written report to the 
Developer/Owner of review either approving or denying 
the request in which approval or denial shall be based upon 
whether or not the request is in compliance with the terms 
of this Agreement together with an invoice for the then 
accrued City Administrative Review Fees which the 
Developer/Owner may elect to pay directly or to authorize 
a draw on the line of credit by the City equal to the amount 
of the accrued City Administrative Review Fees. In the 
event of a denial of the request the City Project 
Development Plan Agent shall specify any failures and 
identify what is needed for compliance and approval.   

4.5.5.2.2  The Developer/Owner shall then within 5 business days 
provide to the City Project Development Plan Agent their 
response.   
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4.5.5.2.3  In the event of an approval by the Parties the Bank shall be 
notified in writing of the approval and the final release 
subject to any authorized draw by the City.   

4.5.5.3 The City may draw upon the letter of credit in accordance with the 
following process:  

4.5.5.3.1  In the circumstance of City Council decision finding a 
default on the part of the Developer/Owner, the request is 
made in writing by the City Project Development Plan 
Agent together with the following proof with a copy to the 
Developer/Owner:  

• Certified copy of the City Council’s Findings of Fact, 
Conclusions of Law and Order of Decision finding a 
default of this Agreement by the Developer/Owner 
which order of decision authorizes a draw from the 
letter of credit; and 

• In the even the City Project Development Plan Agent 
draws on the letter of credit, the funds received shall 
then be place by the City Finance Manager in the City’s 
Custodial Holding Fund for expenditure in accordance 
with the City Council’s Findings of Fact, Conclusions 
of Law and Order of Decision and order finding a 
default in the enforcement of the specific performance 
of this Agreement.   

 
4.5.5.3.2  In the circumstance of an approved partial release and 

Developer/Owner consent to an authorized City 
Administrative Review Fees draw by the City the request is 
made in writing by the City Project Development Plan 
Agent together with the following proof with a copy to the 
Developer/Owner:  

• The Developer/Owner’s written authorization of the 
draw on the line of credit.  

4.6 City Project Development Plan Agent:  The City officials, who are involved in the 
process of approval of the Developer/Owner’s performance of the terms and conditions 
of this Agreement, shall notify the City Project Development Plan Agent of the timely 
performance or default of the Developer/Owner and the Project Development Plan Agent 
shall coordinate with the Developer/Owner on such matters in the process of the 
completion of the Developed Project and subsequent Developer/Owner performance 
matters governed under this Agreement.   
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4.6.1 In the event the City Project Development Plan Agent appoints a designee, 
written notice of the name and contact information and authority designated shall 
be immediately provided to the Developer/Owner.   

	
SECTION	5	

PROJECT	DEVELOPMENT	PLAN	MODIFICATIONS	SUBSEQUENT	TO	BUILDING	PERMIT	
ISSUANCE	

	
5.1 The construction of the Project pursuant to the Building Permit issue shall substantially 

comply with the Project Development Plan and comply with any other applicable KMC 
and approved plan submittals required and relied upon for the issuance of the Building 
Permit.    

5.2  The Administrator is authorized to approve minor modifications, as defined by KMC 
§17.08.020, to the Project Development Plan.  

5.3 Any material change to the Project Development Plan, after the Building Permit has been 
issued, must be applied for by Developer/Owner in accordance with the follow process 
and authorization:  

5.3.1   The proposed change shall be submitted in writing as a Design Review request to 
the Planning & Building Department for review by the Administrator; and  

5.3.2 A written description shall be included which depicts all proposed modifications 
and all changes which are clearly indicated on the associated drawings; and  

5.3.3 Pursuant to KMC §17.96.030.A, the Administrator reviews the Design Review 
requests and determines whether the request must be reviewed by the 
Administrator or by the Planning and Zoning Commission for recommendation to 
the City Council of denial or approval of the request; and  

5.3.4 The recommendation of the Administrator or the Planning and Zoning 
Commission, as the case may be, is submitted to the City Council who shall 
conduct a public hearing and provide notice in accordance with the PUD approval 
process to decide the matter as the final administrative action of the City.   

	
SECTION	6	
DEFAULT	

	
6.1 Enforcement of Terms and Conditions of the Agreement. The enforcement of the 

terms and conditions of this Agreement and the Permits issued by the City, excepting any 
terms and conditions which are based upon International Codes under the jurisdiction of 
the Building Official or the Fire Marshall, are as follows: 
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6.1.1 International Code Defaults:  The failure of the Developer/Owner, or the failure 
of the City to comply or perform, in accordance with the terms and conditions of 
this Agreement which involve conditions of Permits governed under International 
Codes shall be processed in accordance with the provisions of the applicable 
International Code involved.  

 

6.1.2 All Other Defaults:  Otherwise the failure of the Developer/Owner, or the failure 
of the City to comply or perform, in accordance with the terms and conditions of 
this Agreement or the terms and conditions of any Permit which is the subject of 
this Agreement, shall be a Default of this Agreement ( “Default”) and processed 
as follows: 

	
6.1.2.1  City Default Claims.  A claim of Default by the City will be made by 

the City Project Development Plan Agent may be made against the 
Developer/ Owner. 

 
6.1.2.2 Developer, Owner Default Claims: A claim of Default may be made 

by the Developer/Owner against the City. 
 
6.1.3  Claimant and Accused.  For purposes of this Section of the Agreement, a claim 

of Default is made by a (“Claimant”) against an (“Accused”). 
 
6.1.4 Written Default Notice of Intent.  The Claimant shall serve the Accused with a 

Written Default Notice of Intent (“Notice of Intent”). 
	

6.1.4.1 The Notice of Intent shall state the factual and legal basis for the claim 
of Default, the actions required to be taken by the Accused to cure the 
claim of Default and shall state the Default Cure Remedy that will be 
sought if the Default is not cured and a demand that the Accused 
respond in writing, within a reasonable stated time, as to whether or 
not the Accused consents to comply with the Notice of Intent or denies 
the claim of Default. The reasonable time frame shall depend upon the 
exigencies surrounding the matters and facts set forth in said Notice of 
Intent. 

 
6.1.4.2  The Accused shall have a minimum of fourteen (14) days to remedy to 

the Notice of Intent.    
 
6.1.4.3 The Notice of Intent shall be served as follows upon: 
 

• Developer:  by U.S. Mail to the address herein designated by 
Developer; and 

• Owner:  by U.S. Mail to the address of its registered agent; and 

• City:  by U.S. Mail to the address herein designated by the City. 
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6.1.5 Notice to Show Cause.  In the event the Accused fails to correct and remedy a 
Notice of Intent, within the reasonable time designated in the Notice of Intent, to 
the satisfaction of the Claimant, the Claimant shall then request the City Council 
to proceed to set a hearing and provide written notice of the hearing to show cause 
to the Accused why the Claimant’s Default Cure Remedy to cure the claim of 
Default as identified in the Notice of Intent should not be ordered. 

	
6.1.5.1 The written notice of the hearing to show cause shall be served upon 

the Claimant and the Accused at least twenty-eight (28) days in 
advance of the hearing. 

 
6.1.5.2 At the hearing to show cause, the Accused may present evidence as to 

why it or they are not in Default. 
 
6.1.5.3 Following any presentation of evidence by the Accused and any 

rebuttal by the Claimant and any other interested persons, the City 
Council shall determine the matter and issue Findings of Fact, 
Conclusions of Law and an Order of Decision in accordance with the 
evidence presented at the Show Cause hearing. 

 
6.1.5.4 The Findings of Fact, Conclusions of Law and Order of Decision 

issued by the City Council shall be the final administrative remedy of 
any claim of Default under this Agreement and the Parties may 
thereafter seek legal action in a court of competent jurisdiction for any 
legal or equitable remedy, including, without limitation, declaratory 
relief and or specific performance of this Agreement as the case may 
be, but the Parties shall not be entitled to consequential damages in 
any such action. 

 
6.1.6 Prevailing Party.  In the event any Party shall file suit or action at law or equity 

to interpret or enforce this Agreement, the provisions of Idaho Code Section 12-
117, or any subsequent amendment or recodification of the same, shall apply to 
the determination of the prevailing Party and the award of reasonable attorney’s 
fees, witness fees and other reasonable expenses.  

	
 

SECTION	7	
SHARED	LEGAL	DEFENSE	OF	THIS	AGREEMENT	

	
7.1 Shared Agreement Legal Defense Costs.  In the event that any legal or equitable action 

or other proceeding is instituted by a third-party challenging the validity of any provision 
of this Agreement, the Parties will cooperate in defense of such action or proceeding.  
The City and the Developer may agree to select mutually agreeable legal counsel to 
defend such action or proceeding with the Parties sharing equally in the cost of such joint 
legal counsel, or each Party may select its own legal counsel at each Party’s expense.  All 
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other costs of such defense(s) shall be shared equally by the Parties. Each Party retains 
the right to pursue its own independent legal defense. 

 
	

SECTION	8	
NOTICES	AND	FILINGS	

	
8.1 Manner of Serving.  All notices, filings, consents, approvals and other communications 

provided for herein or delivered in connection herewith shall be validly delivered, filed, 
made, or served if in writing and delivered personally or delivered by a nationally 
recognized overnight courier or sent by certified United States Mail, postage prepaid, 
return receipt requested, if to: 

 
City: 
 

City Project Development Plan Agent  
P.O. Box 2315  
480 East Ave. N.  
Ketchum, Idaho  83340 
 
With a copy to: 
 
William F. Gigray, III 
WHITE PETERSON 
5700 E. Franklin Rd., Suite 200 
Nampa, ID  83687 

Developer: 
 

PEG Ketchum Hotel, LLC 
Attn: Nick Blayden 
180 N. University Avenue, No. 200 
Provo, Utah 84601 
 
Owner: 

 
PEG Ketchum Hotel, LLC 
Attn: Nick Blayden 
180 N. University Avenue, No. 200 
Provo, Utah 84601 

 
or to such other addresses as either Party hereto may from time to time designate in 
writing and delivery in a like manner. 
 

8.2 Mailing Effective.  Notices, filings, consents, approvals and communication given by 
mail shall be deemed delivered immediately if personally delivered, 24 hours following 
deposit with a nationally recognized courier, or 72 hours following deposit in the U.S. 
mail, postage prepaid and addressed as set forth above. 

	
	

SECTION	9	
DEVELOPER/OWNER	ASSIGNMENT	OF	AGREEMENT	RIGHTS	

	
9.1 Developer/Owner Assignment:  The assignment of any of the Developer/Owner’s rights 

and obligations of this Agreement shall in accordance with the following:  
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9.1.1  Complete Assignment of Developer/Owner’s rights.  A total assignment of 
the Developer/Owner’s rights and obligations under this Agreement in 
connection with all undeveloped portions of the Subject Real Property shall be 
assigned subject to written consent of the City Council which shall not be 
unreasonably withheld, conditioned or delayed subject only to the following 
conditions: 

	
9.1.1.1 Prior written notice from the Developer/Owner to the City Council 

together with the identification of the proposed assignee together 
with the proposed assignee’s proof of their intentions and ability to 
perform and be bound to the conditions of this Agreement 
inclusive to provisions of Section 4 of this Agreement; and 

 
9.1.1.2 Developer/Owner is not in Default of this Agreement or the 

Assignee tenders to the City a guarantee of the Assignee’s 
performance of the Developer/Owner’s Default upon assignment; 
and 

 
9.1.1.3 The total assignment by the Developer/Owner shall be by a written 

instrument including the acceptance of the assignee to the terms 
and conditions of this Agreement, and the City Council’s written 
consent and shall then be recorded in the official records of Blaine 
County, Idaho, expressly assigning such rights and obligations. 

 
9.1.1.4 In the event of such total assignment of the Developer’s Owner’s 

rights and obligations hereunder, the Developer/Owner’s liability 
under this Agreement shall then terminate. 

 
9.1.2 Successors and Assigns. Notwithstanding any other provisions of this 

Agreement, the Developer/Owner many assign all or part of the Developer’s 
or Owner’s rights and duties under this Agreement as collateral to any 
financial institution from which the Developer/Owner has borrowed funds for 
use in Development of the Project. Such an assignment shall not relieve the 
Developer/Owner from any subsequent obligations of this Agreement. 

	
	

SECTION	10	
MISCELLANEOUS	

 
10.1 Agreement runs with the Subject Real Property.  The burdens of this Agreement for 

the Term of this Agreement and are binding upon, and the benefits inure to, all successors 
in interest of the Parties to this Agreement and constitute covenants that run with the 
Subject Real Property. Each commitment and restriction of this Agreement on the 
Subject Real Property shall be a burden on the Subject Real Property and shall be 
appurtenant to and for the benefit of the Subject Real Property and shall run with the 
land.   
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10.1.1  This Agreement shall be binding on the Developer and the Owner, and their 

respective heirs, administrators, executors, agents, legal representatives, 
successors, and assigns. 

	  

10.2 Agreement Amendment.  This Agreement may only be amended in accordance with the 
following process:  

 
10.2.1  An amendment may be proposed by a Party; and  
 
10.2.2  A proposed amendment must be in writing and include this entire Agreement 

as then existing and shall therein include a strikethrough of any language to be 
deleted and underline of any new language of the proposed amendment; and  

 
10.2.3 A proposed Amendment shall contain Statement of Purpose (which shall 

include a statement of how the Parties will be affected by the amendment); the 
Party to contact for information; the amended Agreement text; and  

 
10.2.4 City approval of a proposed Amendment must be processed in the same 

manner as the affected provision or provisions of the Agreement were 
originally approved subject to final approval of the City Council.   

	
10.3 Choice of Law.  This Agreement shall be construed in accordance with the laws of the 

state of Idaho in effect on the Effective Date.  Any action brought in connection with this 
Agreement shall be brought in a court of competent jurisdiction located in Blaine County, 
Idaho. 

 
10.4 Construction.  All Parties hereto have either been represented by separate legal counsel 

or have had the opportunity to be so represented.  Thus, in all cases, the language herein 
shall be constructed simply in accord with its fair meaning and not strictly for or against a 
Party, regardless of whether such Party prepared or caused the preparation of this 
Agreement. 

 
10.5 Counterparts.  This Agreement may be executed in two or more counterparts, each of 

which shall be deemed an original, but all of which together constitute one and the same 
instrument.  The signature pages from one or more counterparts may be removed from 
such counterparts and such signature pages all attached to a single document so that the 
signatures of all Parties may be physically attached to a single document. 

 
10.6 Entire Agreement.  This Agreement constitutes the entire agreement between the 

Parties, except for the Permits and or approvals issued pursuant to this Agreement, 
pertaining to the subject matter hereof. All prior and contemporaneous agreements, 
representations and understandings of the Parties, oral or written, are hereby superseded 
and merged herein. No modification or amendment to this Agreement of any kind 
whatsoever shall be made or claimed by Developer/Owner or City shall have any force or 
effect whatsoever unless the same shall be endorsed in writing and signed by the Party 
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against which the enforcement of such modification or amendment is sought, and then 
only to the extent set forth in such instrument.  Such approved amendment shall be 
recorded in the Official Records of Blaine County, Idaho. 

 
10.7 Exhibits and Recitals.  Any exhibit attached hereto shall be deemed to have been 

incorporated herein with the same force and effect as if fully set forth in the body hereof.  
The Recitals set forth at the beginning of this Agreement are hereby acknowledged and 
incorporated herein and the Parties hereby confirm the accuracy thereof.  The Definitions 
set forth prior to the Recitals are hereby acknowledged and incorporated herein. 

 
10.8 Further Acts.  Each of the Parties shall promptly execute and deliver all such documents 

and perform all such acts as reasonably necessary, from time to time, to carry out the 
matters contemplated by this Agreement. 

 
10.9 Good Standing; Authority.  Each of the Parties represents to the other as follows: 
 

10.9.1 Developer/Owner.  Developer/Owner represents that it is a Utah limited 
liability company duly qualified to do business in Idaho; and 

 
10.9.2 City.  City represents that it is an Idaho municipal corporation in the state of 

Idaho; and 
 
10.9.3 Authority.  Each Party represents to the other that the individual(s) executing 

this Agreement on behalf of the Parties are authorized and empowered to bind 
the Party on whose behalf each such individual is signing. 

 
10.10 Headings.  This Agreement shall be construed according to its fair meaning and as if 

prepared by both Parties hereto. Table of Contents, titles and captions are for 
convenience only and shall not constitute a portion of this Agreement.  As used in this 
Agreement, masculine, feminine or neuter gender and the singular or plural number shall 
each be deemed to include the others wherever and whenever the context so dictates. 

	
10.11 Names and Plans.  Developer/Owner shall be the sole owner of all names, titles, plans, 

drawings, specifications, ideas, programs, designs and work products of every nature at 
any time developed, formulated or prepared by or at the request of the Developer/Owner  
in connection with the Project Development Plan and the Project; provided, however, that 
in connection with any conveyance of portions of the Subject Real Property to the City, 
such rights pertaining to the portions of the Subject Real Property so conveyed shall be 
assigned to the City to the extent that such rights are assignable. 

 
10.12 No Partnership; Third-Parties. It is hereby specifically understood, acknowledged and 

agreed that neither the City nor the Developer/Owner shall be deemed to be an agent of 
the other for any purpose whatsoever.  It is not intended by this Agreement to, and 
nothing contained in this Agreement shall, create any partnership, joint venture or other 
arrangement between the Developer/Owner and the City.  No term or provision of this 
Agreement is intended to, or shall, be for the benefit of any third-party, person, firm, 
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organization or legal entity not a Party hereto, and no such other third-party, person, firm, 
organization or legal entity shall have any right to cause of action hereunder. 

 
10.13 Obligation to Complete Development.  The obligation of the Developer/Owner to 

complete any part or all of the Development of the Project within a specific time line, 
phasing schedule or other schedules, or any other plan, are provided in this Agreement as 
required as a condition of the Permits. 

 
10.14 Parties’ Intent.  It is the Parties' express intention that the terms and conditions be 

construed and applied as provided herein, to the fullest extent possible.  It is the Parties' 
further intention that, to the extent any such term or condition is found to constitute an 
impermissible restriction of the police power of the City, such term or condition shall be 
construed and applied in such lesser fashion as may be necessary to not restrict the police 
power of the City. 

 
10.15 Recordation.  After its execution, this Agreement shall be recorded in the real property 

records of Blaine County, Idaho by the City. 
  
10.16 Severability.  If any provision of this Agreement is declared void or unenforceable, such 

provision shall be severed from this Agreement, which shall otherwise remain in full 
force and effect. 

 
10.17 Time of Essence.  Time is of the essence in implementing the terms of this Agreement. 
 
10.18 Waiver.  No delay in exercising any right or remedy shall constitute a waiver by either 

Party thereof, and no waiver by the City or the Developer of the breach of any covenant 
or condition of this Agreement shall be construed as a waiver of any preceding or 
succeeding breach of the same or any other covenant or condition of this Agreement. 

 
10.19 Agreement Term.   The Term of this Agreement is effective upon the Effective Date and 

is thereafter perpetual unless terminated pursuant to Section 3.1.2.1 of this Agreement.   
 

IN WITNESS WHEREOF, the Parties hereto, having been duly authorized, have 
executed this Development Agreement to be effective on the Effective Date. 
 
CITY: 

 
CITY OF KETCHUM, Idaho, a municipal 
corporation organized and existing under the 
laws of the state of Idaho 
 
 
 
By:       

Neil Bradshaw, Mayor 
 

DEVELOPER: 

 
PEG Ketchum Hotel, LLC 
 

By: The PEG Ketchum Hotel, L.L.C., an 
Utah limited liability company,  

 
 

By:        
Nick Blayden, Manager 
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Attest: 
 
 
By:      
 Robin Crotty, City Clerk 
 
CITY ATTORNEY APPROVAL AS TO 
FORM AND AUTHORITY: 

 
The foregoing Agreement has been received 
by the undersigned attorney, who has opined 
that it is in proper form and within the power 
and authority granted under the laws of the 
state of Idaho to the City of Ketchum 
 
 
     
Wm. F. Gigray, III, City Attorney 

OWNER: 
 
PEG Ketchum Hotel, LLC, an Utah 
limited liability company 
 
 
By:       

Nick Blayden, Manager 
 

 
 
 
 
STATE OF IDAHO  ) 
    ) ss. 
COUNTY OF BLAINE ) 
 

On this ____ day of ________________________, 2019, before me, the undersigned, a 
Notary Public in and for said State, personally appeared Neil Bradshaw, known or identified to 
me to be the Mayor of the City of Ketchum, the municipal corporation that executed the 
instrument or the person who executed the instrument on behalf of said municipal corporation, 
and acknowledged to me that such municipal corporation executed the same. 
 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 
 
 
              
       Notary Public for Idaho 
[seal]       My Commission expires:     
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STATE OF __________________ ) 
     ) ss. 
COUNTY OF ________________ ) 
 

On this ____ day of ____________________________, 2019, before me, the 
undersigned, a Notary Public in and for said State, personally appeared Nick Blayden, Manager 
of PEG Ketchum Hotel, L.L.C., an Utah limited liability company, the limited liability company 
that executed the instrument, or the person who executed the instrument on behalf of said limited 
liability company, and acknowledged to me that such limited liability company executed the 
same. 
 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 
 
 
 
              
       Notary Public for      
[seal]       My Commission expires:     
 
 
W:\Work\K\Ketchum, City of  24892\Gateway Hotel Development Proposal  .015\Permit Acceptance Agreement\Permit Conditions Acceptance 
Agreement 8-12-19 lh.docx 
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EXHIBIT A 
Ordinances 
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EXHIBIT B 
Project Development Plans 
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EXHIBIT C 
Approved Findings 



Planning & Zoning Commission Public Comments 

https://ketchumidaho.org/sites/default/files/fileattachments/planning_amp_building/project/37921/all
_comments_received_by_pz_7.15.19_to_9.11.19.pdf 

 

https://ketchumidaho.org/sites/default/files/fileattachments/planning_amp_building/project/37921/all_comments_received_by_pz_7.15.19_to_9.11.19.pdf
https://ketchumidaho.org/sites/default/files/fileattachments/planning_amp_building/project/37921/all_comments_received_by_pz_7.15.19_to_9.11.19.pdf



