CITY OF KETCHUM, IDAHO

SPECIAL MEETING - PLANNING AND ZONING COMMISSION
Tuesday, July 26, 2022, 4:30 PM

191 5th Street West, Ketchum, Idaho 83340

AGENDA

PUBLIC PARTICIPATION INFORMATION
Public information on this meeting is posted outside City Hall.

We welcome you to watch Commission Meetings via live stream.
You will find this option on our website at www.ketchumidaho.org/meetings.

If you would like to comment on a public hearing agenda item, please select the best option for your
participation:

1. Join us via Zoom (please mute your device until called upon).
Join the Webinar:
https://ketchumidaho-org.zoom.us/j/84744555298
Webinar ID: 847 4455 5298

2. Address the Commission in person at City Hall.

3. Submit your comments in writing at participate@ketchumidaho.org (by noon the day of the
meeting).

This agenda is subject to revisions. All revisions will be underlined.

CALL TO ORDER:
ROLL CALL:
COMMUNICATIONS FROM COMMISSIONERS:
CONSENT AGENDA:
Note re: ALL ACTION ITEMS - The Commission is asked to approve the following listed items by a single
vote, except for any items that a commissioner asks to be removed from the Consent Agenda and
considered separately.
1. ACTION ITEM: Approval of June 14, 2022 Minutes
PUBLIC HEARING:
2. ACTION ITEM: Recommendation to Consider and Provide Direction to Staff on Conditional Use
Permit P22-033 to Amend the Pines PUD to Permit an Addition to 402 Evergreen Lane




3. ACTION ITEM: Recommendation to Review and Approve Conditional Use Permit P22-022, and
Adopt the Findings of Fact, Conclusions of Law, and Decision for an Assembly Space at 180 N 1st
Ave Known as the Extra Credit Event Space.

NEW BUSINESS:

4. ACTION ITEM: Review and Approval of Findings of Fact, Conclusions of Law, and Decision and
Outdoor Pool Determination for Mountain Overlay Design Review Permit P22-002 for 600
Walnut Street

ADJOURNMENT:




Planning and Zoning Commission Meeting Minutes
Tuesday, June 14, 2022, at 4:30 PM
191 5th Street West, Ketchum, ID 83340

CALL TO ORDER (video 00:02:09)
The meeting was called to order at 4:30 p.m. by Chairman, Neil Morrow.

ROLL CALL

Chairman, Neil Morrow
Vice-Chairman, Mattie Mead (absent)
Commissioner, Brenda Moczygemba
Commissioner, Tim Carter
Commissioner, Spencer Cordovano

STAFF

Director, Planning and Building - Suzanne Frick
Senior Planner - Morgan Landers

Senior Planner - Abby Rivin

Associate Planner - Adam Crutcher

City Clerk - Tara Fenwick

COMMUNICATION FROM COMMISSIONERS:
None.

CONSENT CALENDAR — ACTION ITEMS: (video 00:02:58)
Spencer Cordovano recused himself from findings of fact for the previous meeting, as he was not in
attendance.

Motion to approve the Meeting Minutes of May 24" with revisions. Motion made by Commissioner,
Brenda Moczygemba, Seconded by Commissioner, Tim Carter. Voting Yea: Morrow, Carter,
Moczygemba. Cordovano recused.

Motion to approve the Findings of Fact, Conclusions of Law, and Decision for the Work/Live
Conditional Use Permit for 940 N Leadville Ave. Motion made by Commissioner, Brenda
Moczygemba, Seconded by Commissioner, Tim Carter. Voting Yea: Morrow, Carter, Moczygemba.
Cordovano recused.

Motion to approve the Findings of Fact, Conclusions of Law, and Decision for the 1st & Sun Valley
Office Building Design Review Application File No. P21-100. Motion made by Commissioner, Brenda
Moczygemba, Seconded by Commissioner, Tim Carter. Voting Yea: Morrow, Carter, Moczygemba.
Cordovano recused.




Motion to approve the Findings of Fact, Conclusions of Law, and Decision for the Mountain Land
Design Showroom & Residences Design Review Amendment Application File No. P20-027 and
Condominium Subdivision Preliminary Plat Application File No. P22-014. Motion made by
Commissioner, Brenda Moczygemba, Seconded by Commissioner, Tim Carter. Voting Yea: Morrow,
Carter, Moczygemba. Cordovano recused.

PUBLIC HEARING: (video 00:05:30)
1. ACTION ITEM: Recommendation to review and approve Mountain Overlay Design Review Permit
P22-002 for single family home located at 600 Walnut Avenue.
Planner, Adam Crutcher provided the Commission a short presentation.
Design Workshop, Architect, Mike Albert addressed the Commission.

Commissioners asked questions and received answers.

Design Workshop staff, Kevin Burke answered questions about the energy consumption of the
proposed hot tub.

Chairman, Neil Morrow, allowed public comment.

Public Comment:

Susan Scovell Video 00:38:20
Ed McDermott Video 00:40:40
Tom Drougas Video 00:44:00

Chairman, Neil Morrow, closed public comment.
Commissioners discussed the recommendation.
Motion to approve Mountain Overlay Design Review Permit P22-002 for single family home located at
600 Walnut Avenue, with conditions. Motion made by Commissioner, Brenda Moczygemba, Seconded
by Commissioner, Tim Carter. Voting Yea: Morrow, Carter, Moczygemba, Cordovano.
2. ACTION ITEM: Recommendation to conduct a Public Hearing and review and approve Design
Review Application P22-028 for the PEG Ketchum Boutique Hotel located at 251 Main Street and
260 East River Street.
Building and Planning Director, Suzanne Frick, provided the Commission a review of the project.

PEG Applicants addressed the Commission.

Commissioners asked questions and received answers.




Chairman, Neil Morrow, allowed public comment.

Public Comment:

Scott Levee Video 02:05:00

Kevin Livingston Video 02:06:10

Chairman, Neil Morrow, closed public comment.

(Video 02:29:04) Motion to delay the approval of the Design Review Application P22-028 for the PEG
Ketchum Boutique Hotel located at 251 Main Street and 260 East River Street, to a later date. Motion
made by Commissioner, Spencer Cordovano. No second made to the motion. Motion failed.

(Video 02:29:04) Motion to approve Design Review Application P22-028 for the PEG Ketchum Boutique
Hotel located at 251 Main Street and 260 East River Street, and to direct staff to complete the Findings
of Fact, and continue the Public Hearing on July 6, 2022, at 3:00 p.m. Motion made by Commissioner,
Brenda Moczygemba, Seconded by Commissioner, Tim Carter. Voting Yea: Morrow, Carter,
Moczygemba. Voting Nea: Cordovano.

ADJOURNMENT:

Motion to adjourn at 7:11 p.m. Motion made by Commissioner, Tim Carter, Seconded by
Commissioner, Brenda Moczygemba. Voting Yea: Morrow, Carter, Moczygemba,
Cordovano.

Chairman, Neil Morrow
Planning and Zoning Commission

Secretary, Tara Fenwick




City of Ketchum
Planning & Building

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
June 14, 2022 MEETING

PROJECT: 402 Evergreen Ln Addition

FILE NUMBER: P22-033

REPRESENTATIVE: David Barovetto, Architect

OWNER: Junior Sealy

REQUEST: Conditional Use Permit for addition with the Pines PUD
LOCATION: 402 Evergreen Lane (Lot 14, Block 2, The Pines P.U.D.)
ZONING: General Residential — Low Density (GR-L)

OVERLAY: None

NOTICE: Notice was mailed to adjacent property owners on May 25, 2022
REVIEWER: Adam Crutcher, Associate Planner
BACKGROUND/SUMMARY

The Applicant is requesting a Conditional Use Permit (CUP) for a 787 sq ft addition including a storage room
and master bedroom to a residence located at 402 Evergreen Ln (the “subject property”). The residence is
located within the Pines Planned Unit Development (PUD) which received approval on May 1, 1989. Per KMC
16.08.140 Changes in Development Plan: “Minor changes in the location, siting or character of buildings and
structures may be authorized by the Administrator, if required by engineering or other circumstances not
foreseen at the time the PUD conditional use permit was approved. All such requests shall be in writing
supported by such documentation as reasonably required by the Administrator. No change shall be authorized
by the Administrator except in writing and shall not increase the size of any building or structure, or building
envelope concept, nor change the location of any building or structure outside of an approved building
envelope; provided, notwithstanding the foregoing, if the Administrator determines any proposed change may
have a significant impact on the approved project, the Administrator may decline to administratively approve
such change and shall forward same to the City Council for consideration.” As the request is to construct an
addition which increases the size of the building and extends outside the building envelope set forth by the
Pines PUD a conditional use permit is required to amend the Pines PUD. With the proposed addition the
footprint, or building envelope, would increase by 620 square feet from 1,498 square feet to 2,118 square feet.
The square footage of the building would increase from 1903 sq ft to 2,690 sq ft. Attachment B in the staff
report is the approval and evaluation standards for the Pines PUD. Staff recommends the commission review
the evaluation standards with regard to the proposed amendment and provide direction to staff. Although the
addition is for one of the 26 units within the PUD, the Commission should review the project as to how it
impacts/fits within the entire PUD.
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Pines PUD History

The Pines PUD was approved, with conditions, on May 1, 1989, to create a 26-unit single family detached
home subdivision on 3.8 acres of land in the West Ketchum neighborhood (Attachment B). The Pines has a
master plan which establishes building envelopes for each sub-lot and landscaping for the entire development
(Attachment C). The Pines requested, and received, waivers for the development. The subject property was
listed in one of the waivers which waived the requirement for a 15 ft front yard setback. The subject property
was one of 9 properties within the development which received this front yard setback waiver. As a Planned
Unit Development, the design, size and placement of the single-family homes are similar to each other and
have been planned as a cohesive development through the PUD/CUP process. This is unlike single family
homes on separate parcels within Ketchum which are only subject to the underlining development standards.

The Pines was approved with 10 conditions. One of those conditions applies to the proposed addition and is
indicated as Condition #2 in Attachment B. Condition #2 states, “the access entry width at 6! St shall be
narrowed by additional landscaping or other means to be approved by the Ketchum Planning and Zoning
Commission through design review to help deter general public use of Pine Lane”. Said access entry was
developed with landscaping on both sides of the entryway as seen on the master plan (Attachment C). The
subject property is located on the southern side of the access entryway and staff’'s comments on this aspect of
the addition are stated later in the staff report. Although Condition #2 lists Pine Lane as the private road which
cuts through the Pines development, the road has been renamed to present day Evergreen Lane.

Prior Additions
All other additions to homes in the Pines PUD have been subject to a Conditional Use Permit reviewed by the
Planning and Zoning Commission, and in some cases, the City Council. Staff has found conditional use permit
applications for 5 previous additions within the Pines PUD. These additions occurred from 1993 to 2006.
Additions ranged from 18 sq ft to 388 square feet. Two of the five additions occurred on 310 Williams St (Lot
12 of the Pines PUD) which although is legally a part of the Pines PUD, was built before the PUD was approved
and is exempt for the Declaration of Covenants, Conditions and Restrictions for the subdivision. The other 3
three additions include:

e 502 Evergreen Lane: 388 sq ft addition to building footprint in 1993

e 404 Evergreen Lane: 130 sq ft addition to building footprint in 1993

e 108 Buss Elle: 18 sq ft addition to building footprint in 1995

The additions which took place in 1993 received numerous public comments concerned about the addition
and whether it would set a precedent. Commission members in the meetings for the approvals believed that
because any addition would have to come through a public hearing where the Commission would be able to
review each proposal on a case-by-case basis. Additions which occurred in 1995 and for 310 Williams St (1996
and 2006) did not have any public comment and no substantive conversation between Commissioners
regarding the additions.

Considerations for Commission Review

Addition Outside of Original Footprint

The project has proposed additions on the north and south side of the existing residence. Each of the 26 units
as part of the PUD were given building envelopes as seen in Attachment C. The proposed addition extends
beyond the existing footprint with a storage room on the south side of the existing residence and a master
bedroom to the north. The addition will use materials to match with the existing siding and roofing. The
addition would increase the building footprint from its existing 1,498 sq ft to 2,118 sq ft. The square footage
of the building would increase from 1,903 sq ft to 2,690 sq ft. As stated above, there have been five requests
for enlarging of the footprints within the Pines PUD which have been approved since the original PUD. This
addition would be the largest, adding 620 sq ft to the building footprint while the previous largest addition was
388 sq ft.

PUD CUP Application, 402 Evergreen Ln, July 26, 2022
City of Ketchum Planning & Building Department Page 2 of 5




Design review for the original approval of the Pines PUD occurred on April 24", 1989. The conditions of
approval for the design review stated that the development would use three typical design and floor plans to
be used interchangeably within project lots. As the addition would extend beyond the existing footprint, the
residence would differ in floor plan compared to other units within the PUD. Staff is requesting the
Commission determine whether the addition is compatible within the PUD based on the increased size and
differing of architectural characteristics.

Landscaping

The master plan and condition of approval #2 for the Pines PUD indicate the northern portion of the subject
property shall have landscaping which narrows the access off 6! St to dissuade the general public from
entering the Pines. Staff was not able to locate in the landscape plan for the that identifies the specific type or
amount of vegetation to be planted at the entryway. Through review of satellite imagery and Google Street
view, it appears this portion of the subject property was previously vegetated with evergreen and deciduous
trees.

. -“h“-‘ »
Entry way landscaping as of July 2008. Subject property is on left behind trees

These trees were recently removed, and staff recommends the applicant provide landscaping in this area in
order to restore the entry as shown in the original Pines PUD approval and the master plan. The applicant has
proposed to plant four 10-12’ evergreen trees and four lilac bushes at the northern end of the subject property
as indicated on the landscape plan. The proposed addition will encroach into the yard space and reduce the
amount of vegetation which can be planted.

PUD CUP Application, 402 Evergreen Ln, July 26, 2022
City of Ketchum Planning & Building Department Page 3 of 5




=

Suject property as of July 2022

The Planning and Zoning Commission should determine if the proposed addition is compatible with the entry
design for the development and if sufficient landscaping is being proposed to meet the original PUD intent for
a landscaped entry way to distinguish this development.

Open Space, Privacy, and Solar Access

The Pines PUD was approved in 1989 based upon 17 evaluation standards contained in KMC 16.08.080.
Standards #11 and #12 in the Pines PUD approval (Attachment B), speak to how to original development would
allow for open space, provide privacy between units and neighboring properties, and maintain solar access.
Open space for the Pines PUD was provided through a combination of separate open space parcels and limited
building footprints thereby creating open space between housing units. Parcel A and Parcel B are dedicated
parcels in the PUD which are used for open space and snow storage. The rest of the open space is throughout
the development between structures which was left open as a result of the PUD setbacks and lot coverage.
With the proposed addition, the lot coverage for the Pines PUD would increase from 39,096.5 sq ft to 39,720.4
sq ft giving the PUD a total coverage of 23.37%, below the required 35% allowable lot coverage in the GR-L
Zone. This lower lot coverage created a more open and landscaped development and was in exchange for
waiving reduced building setbacks. Standard #12 spoke on how the PUD would maximize privacy and protect
solar access. The “zipper lot” configuration allowed for buildings to undulate along the street frontage allowing
each residence to have privacy from adjacent properties. The original development only proposed 1 and 2
story buildings allowing for solar access within the PUD and for adjacent properties. The proposed addition
does not increase the height of the residence and the proposed master room slopes downward from the
existing residence.

The Commission should determine if this addition, which sets a new standard for additions, is in keeping with
the goal of an overall development that has ample landscaping, open space, and consistent design throughout
the PUD.

PUD CUP Application, 402 Evergreen Ln, July 26, 2022
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STAFF RECOMMENDATION:
Staff recommends the Commission consider the following issues identified above and provide direction to staff
if the PUD should be amended to allow this addition:

e Is the addition in keeping with size, scale, design and configuration of other homes in the PUD.

e Isthe proposed addition compatible with the entry design for the development and is sufficient
landscaping proposed to meet the original intent of the PUD for a landscaped entry way to distinguish
this development.

e Does the addition maintain the goal of an overall development that has ample landscaping, open
space, and consistent design throughout the PUD.

Should the Commission choose to support or deny the application as proposed, staff will return with findings
to reflect the determination. If the Commission is supportive, staff recommends the following conditions of
approval.

RECOMMENDED CONDITIONS

1. Theissuance of the CUP shall not be considered a binding precedent for the issuance of other
conditional use permits. A conditional use permit is not transferable from one parcel of land to
another.

2. Failure to comply with any conditions or term of said permit shall cause said permit to be void. A PUD
— Conditional Use Permit may be revoked at any time for violation of the permit or any condition
thereof by motion of the City Council after a due process hearing upon ten (10) days written notice to
the holder of the PUD - Conditional Use Permit.

3. All building and fire code requirements as dictated by 2018 family of international codes and Title 15 of
Ketchum Municipal shall apply to all construction onsite;

4. All exterior lighting shall be in compliance with Ketchum Municipal Code, Chapter 17.132, Dark Skies,
and approved prior the issuance of a Certificate of Completion;

ATTACHMENTS:

A. Application & Plans

B. Pines PUD CUP

C. Pines Master Plan

D. PUD Evaluation Standards
E. Public Comment

PUD CUP Application, 402 Evergreen Ln, July 26, 2022
City of Ketchum Planning & Building Department Page 5 of 5
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Attachment A
Application & Plans
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Lighting
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Attachment B
The Pines PUD Conditional Use Permit
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‘ ‘File Number: @3 -Cail
APPLICATION FOR CONDITIONAL USE PERMIT

Name of Applicant: DSK Partners

Name of Owner of Record: MMS Investments

Phone Number (home): 622-3054 (business): 726-4521

Mailing Address: Ronald J. Sharp, Post Office Box 1440, Sun Valley, Idaho 83353

Legal Description and Street Address of Property Requiring a Conditional
Use Permit: (attach if necessary):

Attached hereto . .

Description of Proposed Conditional Use: The Pines Townhouse P.U.D.

Subdivision is, a 26 Unit Single Family Detached Home Subdivision on approximately

3.8 acres.

Zoning District: OR-L

Overlay District: Flood Avalanche

Applicant's Signature:

Tt /.—47/@@2
Date: 3/5;/»/;1 /

------------ Administrative Use Only---=—ceea-—o
Date Application Received: %[50/57
| / /
Date of Commission/Council Public Hearing: ‘-/{/}‘//gﬁ
; T '
Date Legal Notice Published: Q/K@
¥

Conditional Use Permit Fee: [?- L~ Date Paid:

Mailing Fee: Date Paid:

Date Applicant Notified:

Comments from Agencies:

Administrative Comments:

Action(s) /Findings Taken:
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Permit Number: 89-005

CITY OF KETCHUM

BPLANNED UNIT DEVELOPMENT
CONDITIONAL USE PERMIT

P.U.D. Ordinance Number 382

APPLICANT: H. D. McNee, Jr. and Sharon L. McNee, Trustees under
Trust dated July 14, 1971

MAILING ADDRESS: Box 2028, Sun Valley, Idaho 83353

LEGAL DESCRIPTION: Attached hereto as Exhibit A and made a part
hereof.

ZONING DISTRICT: General Residential - Low Density (GR-L)
APPLICATION DATED: March 30, 1989

DESCRIPTION OF CONDITIONAL USE: The Pines Townhouse Planned Unit
Development (P.U.D.) consisting of twenty-six (26) single
family detached townhouse units on approximately 3.8 acres
of land. The development includes a recreation facility for
common ownership and use by the owners within the P.U.D.
Attached hereto as Exhibit B and made a part hereof is a
2ite plan illustrating the layocut of the approved Master
Plan. The Master Plan in its entirety i= on file in the
Planning and Zoning Department of the City of Ketchum.

DATE OF PUBLIC HEARING AND ACTION BY KETCHUM PLANNING AND ZONING
COMMISSION: April 24, 1989 - recommended approval

DATE OF CONSIDERATION AND ACTION BY KETCHUM CITY COUNCIL:
May 1, 1989 - approved, subject to certain conditions
contained hereinbelow

CONDITIONS OF PERMIT:

1. Garage spaces shall not be converted to living space or
uses other than parking of vehicles and household storage.

2, The access entry width at Sixth Street shall be
narraoved by additional landscaping or other means to be
approved by the Ketchum Planning and Zoning Commission
through design review to help deter general public use of
Pine Lane. Said width shall remain satisfactory to the
Ketchum Fire Department and shall not reduce width of road
easement.

Conditional Use Permit Number 89-005 - Page 1
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3. Parking on streets shall be
and snow

facilitate access

limited to one side to
storage/removal with applicable

eignage to be installed by develaper.

4. Forty (40) foot wide road
trees or

obstructed by
snow storage.

S. Owners are responsible for
streets and driveways including snow removal when necessary

easements shall not be
othervise for purpose of adequate

all maintenance of private

to maintain function for access and parking.

6. The five (5) of fourteen (14) existing treesg identified

on the

7. Right-of-way agreement regarding landscaping

P.U.D. Master
in owners documents.

Plan shall be preserved and addressed

in public

right-of-ways shall he executed and referred to on all final

plats.
said landscaping

improvements.
through August 15,

Applicants shall post a bhond to secure completion of
in the
Fourth Avenue that is not installed as part
Said bond

rights-of-wvay of Buss Elle and
of the Phase I

ghall be in full force and effect

1991, and shall be submitted +to the City

prior to issuance of the firet building permit for the
praoject.

8. Prior to future paving or seal coating of road(s), the
owners shall notify the City Water and Wastewater

Departments to ensure protection

of valves and manholes on

wvater and =ewer mains.

9. Sufficient percolation

to be provided for on Parcel B

for adequate drainage of snow storage =site.

10. All phases of
Master Plan and
accordance with the

1989 Phase I:

with P.U.D.
shall be in

development shall comply
phasing of construction
schedule as follows:
Nine (9) dwelling eite
improvements:

units; and
1. Roads, plans to be appraoved by City
prior to construction.

2. Sever/Water, plans to be approved
by City prior to construction.

3. Utilities.

Conditional Use Permit Number 89-005 - Page 2
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4, Common area sprinklers and
landscaping as shaded on the P.U.D.
Master Plan and including the entry
landscaping on Buss Elle.

3. Drainage for entire site as shown
on landscape plan.

6. Preparation of building pad for
each building.

7. Recreation facilities, including
cabana, barbecue and gpa.
1990 Phame II: Eight (8) dwelling units.
1991 Phase III: Nine (9) dwelling units

All of the first phase elements shall be completed
prior to City approval of the first final plat of any
townhouse sub-lot. Further, no permite shall be issued
for any second phase construction until the first phase
is complete.

THIS CONDITIONAL USE PERMIT IS
HELD BY THE APPLICANT AND IS
NON-TRANSFERABLE.

EFFECTIVENESS OF THIS CONDITIONAL
USE PERMIT IS SUBJECT TO COMPLIANCE
WITH CONDITIONS STATED ABOVE.

The undersigned does hereby accept +the above Conditional Use
Permit subject to all terms, praovisions, conditions, restrictions
and obligations therein. Non-compliance +therewith shall be
grounds for revocation of the Permit by Ketchum.

SIGNATURE APPLICANT CITY QF KETCHUM

By ______________ i By W

McNee, Jr EXWEEEEE_ET_5QT
Trustee &

Mayor

Sharon L. McNee

Trustee ' <;;~ s

Conditional Use Permit Number 89-005 - Page 3
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Through the courtesy or —

Fidelity Nat

14

tle

I Ti
N

10na
INSURANCE COMPA

FT-20

CFETR | OFFICIAL SEAL
M@(‘j’ & Lol | |l FER

STATE OF IDAHD )
) s8.
County of Blaine )

On this jéf&;_ day of ‘glsn.2___, 1989, before me, a Notary
Public in and for =said State, personally appeared H. D. McNEE,
JR. AND SHARON L. McNEE, TRUSTEES under Trust dated July 14,
1971, known to me to be the persons whose names are subscribed to

the within instrument, and acknowledged to me that they executed

the same on behalf of szaid Trust.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed

99, )

Notary Bublic
Residing at:

Individual Acknowledgment PLANNED

STATE OF CALIFORNIA

COUNTY OF_SAN DTEGO } SS.

Onthis_2ZND_ day of JUNE in the year 1989___, before me, the undersigned, a Notary Public in

and for said County and State, personally appeared

*

* *

H. D. MCNEE, JR., TRUSTEE* % % % % % % & % % & & % % & & % % %
personally known to me (or proved to me on the basis of satisfactory evidence) to be the person__

whose name _Iﬁ—_ subscribed to this instrument and acknowledged that ___b_&.___ executed it.

Notary Seal

WITNESS my hand and official seal.

My Comm. Exp. Oct. 13, 1902

Notary Public in and for said County and State

Conditional Use Permit Number 89-005 - Page 4
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A parcel of land located within Government Lot 3, Section 13,
Township 4 North, Range 17 East, Boise Meridian, City of Ketchum,

Blaine County, Idaho, being more particularly described as
follows:

Commencing at the brass cap marking the Scoutheast corner of said
Government Lot 3; thence HNorth 21°42°09" West 520.73 feet to a
5/8" bar, which point is the REAL POINT OF BEGINNING; thence
North 89°11’03" West 360.39’ to a 5/8" bar; thence North 0°04°11"
West 337.14 to a 1/2" bar on the South side of Buss Elle Road;
thence South 88¢49’°32" East 382.55°* along Buss Elle Road to a
5/8" bar on the Southwesterly side of Fourth Avenue; thence Scouth
44°40°’27" East 212.76” to a 5/8" har an the Westerly s=ide of
Williamz Street; thence Scuth 0°11°27" East 71.83’ to a 5/8" bar;
thence Scuth 89°15°27* East 1.01* to =a 5/8" bhar; thence South
0=0412" East 114.35* alaong Williams= Street to & 1" pipe; thence
North #89°11°03" West 172.70’ +to the REAL POINT OF BEGINNING,
containing 3.8 acres more or less.

Also referred to as the Wood River Motel

property located
adjacent ta Williams,

and Fourth Streets and Buss Ell Road.
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CITY OF KETCHUM
CITY COUNCIL

THE PINES F.U.D.

The Ketchum City Council received the recommendaticon of the

Ketchum Plarming and Zoring  Commissicor  on May 1, 1389, and
evaluated the proposed  PLULD. accarding to the seventeen
standards contained in F.U.D. Ordinance Number 28&. The Council

accepted the evaluation standards as writtem and adapted them as
findirngs of fact:

1. Minimum lot size of three (3I) ACTEeS. All larmd within

the development shall be contiguous except for intervening
streets and waterways;

The property contains approximately 3.8 acres.

2. That the proposed project will rict be detrimental to
the present and permitted uses of surrcurnding areas;

The property abuts Gerneral Residential - Low Density
(GR~L) zoned lands on three (3) sides, which gernerally
are developed with duplex structures. O the west, the
adjacert property is zoned Limited Residential (LR) and
is developed as sirgle family.

3. That the proposed proaject will have a berneficial effect
not normally achieved by standard subdivision developmernt ;

A standard subdivision would require 8,000 square foot
lats, each being eligible for one (1) single family
dwelling or ocne (1) duplex {(Z2-urit) structure. The
praoject is plammed for detached single family townhouse
uriits on individual sub-lots  that carmot  be achieved
through a standard subdivisiorn development.

4. The development shall be irn harmony with the
surrcunding areag

No commercial uses or other uses rnot rnormally permitted
in the GR-L are proposed. Single family towrnhouse
umits providing for individual  ownership, yvet common
awnership and maintenance of amenities, landscaping awnd
roads, are harmonious with surrounding single family
and duplex uses.
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S. Densities and uses may be transferred between zaring
districts within a pP.U.D. as permitted urnder this Ordirnance
including but rnot limited to the limitaticns orn develaopment of
lands zoned Limited Residential Zoning District 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, except, that the Courcil may
grant additional density to any project which constructs employee
housing or low cost housirng, as determined by the City Council,
and guarantees the use, rental costy, or resale cost thereof shall
be based upon the method approved by the City Courncilj;

Total project area: 3.8%2 acres = 167, 800 square feet

GR~L Zowmirng allows 1 unit per 4, 000 sqgquare feet of land
in FoU.D. = a maximum of 41 units without area deveted
to streets, etc.

Net project area (less roads, opern space and amewnities
= 127,800 square feet

F.U. Do proposed density = 26 urnits = 1 per 4,915 square
fest

GR-L. base density = 31 units = 1 per 4,000 square feet

F.U.D. proposed sub-lot sizes range from 3, 320 square
feet to 7,841 square feet and average 5, 194 square feet

6. That the proposed vehicular and rnon—mctorized
transportation system is:

Ra Adequate to carry anticipated traffic consisternt
with existing and future developmert af
surraunding properties;

The intericr road is proposed to be
privately owned and maintained and
is desigred sclely for access to
the P.U.D. and is not  needed as
access to ary ad jacent o
surraounding properties. The points
of access onto Buss Elle amd Fourth

Avernue are suitable for this
develapment comsidering their
relaticnship o existing

intersections and road pattern.

ot
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Will not gernerate vehicular traffic
street retwork

"undue congestion" of the public
within or cutside the P.U.D. 3

Farking per unit (& spaces) exceeds
the minimum required in GR~L (1 1/92
SpAaces) arnd private cavenants, as
proposed, praohibit  conversiom of
garage spaces to living space or
uses cther than parking of vehicles
and  househald storage. There are
two points of entry and exit onto
public streets. Narrowing the
access at  the bottom af  Sixth
Street by additional landscaping
(not  narvowing  the road easemernt
width) would help deter general
public use of the private road feor
cther than access by residents and
guests, i.e, unfamiliar persons
either thinking the road exterds
through  to Wood River Drive or
cthers envisiorming a "short-cut”.
Vehicular traffic generated by
twernty-six (26) single family units
would be expected to be less thaw
traffic gererated by the maximum
number of units (41) allowed on the
property or  the rnet maximum of 31
umits.

The driveways for Laote 1, & and 7,
as  desigred, require cars to back
cut onto Buss  Elle. This is
acceptable pravided the City
continues to control speed on Russ
Elle, i.e. with speed bumps. The
majority of existing homes along

Buss Elle have driveways which
regquire backing cut onmte the road.
Lot 1=, accessing onto Fouwrth

Averue, does have back-up area sco
that cars may head.

L
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Designed to provide autocmctive
safety and convenience;

Sidewalks adjacernt to intericre
roads are provided on the south and
west side of Pirne Lane. FPedestrian
pathways need rnot be provided for
access to recreation  facility by
thase lots (&, 7 and 12 inm Black &)
with vehicular access from Buss
Elle Road and not from the irnterics

road  system (all other lots are
adjacent to the intericr road
system). Opers grassy area is

pravided alorg Buss Elle o
accommodate pedestrian access off
the travel larnes.

Designed to praovide adequate removal,

deposition of srow;

Frivate covenants require parking
on one side of the interior streets
arly  which will facilitate srow
storage and  removal. Parcel B is
set aside as a commonly owned lot
for purpose of srow  storage  in
winter. ARccess to Parcel B appears
adequate for  its  Functiaon. The
Forty (40) foot wide road easement,
if wnobstructed by trees and other
planting, with twernty-eight {(=8)
feet of pavirng is adequate for srow
storage until it can  be removed by
W . Gross area available orn-—
site for ST storage equals
appraximately 47% of the area to be
kept clear of srow.

Frivate covenants specifically call
for no obstruction by landscaping

o 4O Foaat road easement b
facilitate ST storage. The
placement of +trees on Parcel R

should be carefully scrutinized to
pravide for maximum area available
for snow storage.

pedestrian

storage and
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7. That the plan is in conformance with arnd promotes the
purposes and goals of the Comprehernsive Flan, Zoning Ordinance,

and other applicable ordinarnces of the City, and rnot in canflict
with the public interest;

Comprehensive FPlarn: Freserve and protect existing
residential rieighborhaods {(Fopulatian I.AL1.)g
Freserve...provide adequate land areas for rieew, lowig-—
term residential...varying densities... (Residential
Land Use Policy A3 Allow mimimum lot sizes appropriate
fog towrhouse. . . (Residential Land Use Policy F)g
Frotect solar access. .. (Energy II1.E.E&6.)

Zowming Ordinance:  P.U.D. plarn conforme  to the Zoring
Drdinance with  the two () modifications specifically
approved in Evaluation Standard #17 herein.

Other applicable codes: Plans for water and wastewater
extensions and services, fire protection water supply
and roads are to be approved by the City using
applicable ordinarnces price to construction.

8. That the developmernt plan incorporates the site's
significant natural features;

Five (5) ocut of fourteern (14) existing mature pirne
trees will be saved. Draivage of site is planned to
culminate at open space/srnow storage Farcel BR.

Sufficient percolation will be provided for om Parcel B
for adequate drainage of the srow storage site.

9. Substantial buffer plantirng strips or other barriers
are provided where no natural buffers exist;

Landscaping in public right-of-way of EBuss Elle,
Williams and Fourth reguire approval arnd standard
right-of-way agreement executed. FPerimeter ferncing of
the F.U.D. parcel is contemplated to be built as part
af the individual privacy ferces uporn comstruction of
each unit.

Larndscaping around perimeter of Parcel R should cornceal
from reighbors potential snow  piles in winter, but be
placed to provide maximum srow storage.
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10. Each phase of such develapment shall contain all the
necessary elements and improvemerts to exist independently from
proposed future phases in a stable manner;

Utilities and road work for whole development including

individual

service cormect ions, the recreat icn

facilities, aricl Camman area lamdscaping will be

completed

during the first of three plarmed phases.

The proposed phasing schedule is attached. The first
phase improvements shall be completed before the first

fFimal plat
phase will

of a townhouse sub-lot  and, therefore, each
be able to starnd an its cwr. Eight oo nirne

urnits per year for three years is a reasonable
development pericd.

11, Adequate and usable open space shall be praovided. The
applicant shall dedicate to the commorn use of the homecwrners or
to the public adequate open space in a configuration usable and

convenient to the residents of the project. The amournt of
usable open space provided shall be greater than that which
would be provided under the applicable '"aggregate lot coverage®
requirements for the zorning district or districts within the

proposed project. Provision shall be made for adequate and
continuing management of all cpen spaces and common facilities to
ensure proper maintenance thereof;

Farcel A is 2,700 sgquare feet im size and Open
Space/8now  Storage Parcel B O is &, 200 square feet,
totaling 8, 900 sguare feet of usable wperr  space and

recreat ion

area that

facilities. This is 7% of the rnet project
is irn addition to open space coreated by

zaning regulations  such as  setbacks and lot caverage.
The proposed private covenarts praovide for management
and mainternance through arn asscciatiorn of owrners and
board of directors.

12 Location of buildings, parking areas and common areas

shall maximize

privacy within the project and in relaticnship to

adjacent properties and protect solar access to adjacent

properties;

The concept of "zipper lote" indicate privacy has been

addressed.

Ferncing is proposed to further the concept.

Design review is reqguired prior to constructicon. The
orientation  of the praperty ard relationship to
adjacent streets is such that the developmernt (limited

ta 1 and

2 story buildings) does not sigrnificantly

affect scolar access by adjacent properties.

t
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13. "Adequate recreational facilities" shall be provided.
Provision of adequate or-site recreational facilities may rot be
reguired if it is found that the project is of insufficient size
or density to warrant same arnd the accupant’s reeds for
recreational facilities will be adequately provided by paymernt of
a recreation fee in lieu thereof to the City of Ketchum for
development of additiconal active park facilitiess

The cabana, SRa and barbecue, comstituting the
recreation facilities, and the opern space lot {(snow
storage in wirter) are to be built/larndscaped in first
phase, and will, therefore, be available to all cwners.
Adequate recreation facilities are located in close
proximity ta the POU.D.

14, There shall be special development objectives and
special characteristics of the site or physical conditions that
Justify the granting of the P.U.D. - Conditicrnal Use Permit;

Orne special development objective is to  offer single
family, detached townhouse urmits and a special
characteristic of the site is the locaticon inw and
adjacent to GR-L =zoning and adjacernt to LR zaoning.
Frivate yards are provided for each unit.

15, The development will be completed within a reascrnable
time;

The 3-year schedule is reascnable for the construction
of 26 townhouses with  the common facilities, road and
utilities completed irn the first phase during the first
year 1989,

16. That public services, facilities and utilities are
adequate to saerve the proposed project and anticipated
development within the appropriate service areas;

Fublic water and sewer service shall comply with City
requirements and be approved prior to construction.
Fricr to future paving or seal coating of road{s), the
ocwrers  shall notify the City Water and Wastewater
Department to ersure protection of valves and marnholes.
All rnecessary utility easements shall be provided price
to comstruction and on all final plats.

~4
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17. That +the praject complies with all applicable
ordinances, rules and regulations of the City of Ketchum, Idaho
except as modified or waived pursuant ta Section 8(a)
hereinafter. "«..Modification or waiver from certain stardard
zoning and subdivision requirements may be permitted subject to
such conditions, limitations and/ocr additional development
standards...as the City Courcil may prescribe to mitigate adverse
impacts at the proposed plarmed unit development, or ta further
the land use policies of the City, or to ensure that the berefits

derived from the development Justify a departure from such
regulations...”

A. Modification reqguested is to Sectice  7A.1 Uses

Permitted, "4} Townhouse  development limited to a
single building contaiving twe (8) townhouse urmits®. 8]
FolllD. is  a conmditicomal use in GR-L. Section 8(a) of

the PF.U.D. Ordinance provides for modifications as
stated above. The proposal is to allow detached sirgle
fFamily towrhouse units rather than reguiring  that all
urnits be contained within duplex structures.

Usirng a starndard subdivision appraach, fifteen (15)
lots of 8,000 square feet each would be allowed with
the proposed road system. Thirty (30) units inm fifteewn

(13) structures (duplexes) would be permitted. Single
family use is a use permitted in the GR-L Zorne. Mary
surraunding property ocwners expressed support  of the

single family detached towrhouse corcept, as proposed.
The 3~acre P.U.D. as proposed is urnique in its locatian
in West HKetchum. The modification is appropriate to
further land use policies in the Comprehensive Flarn.

E. Modification is requested to Section 7A.6, which
requires a fifteen {15) foot setback onm the fromt-—
defired as that property lirne which divides the
property from  the street (public o private) - to
accommodate the design features of the "zipper loats".
Specifically those lots are: i Block 1, Lots 2, 4, 7,
9y 11 and 14; and in Block 2, Lots 1, & and 3.

The rear yard living spaces are erhanced by being away from
the road. Stagpered building fronts alorng the intericr voad
are a positive design  feature as well as facilitate the
yard/privacy cancept.
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PLANNING AND ZONING DEPARTMENT P.O. BOX 2315 KETCHUM, IDAHO 83340

June 9, 1989

Jan Burrell

First American Title Company
P. 0. Box 756

Ketchum, Idaho 83340

Re: The Pines PUD Conditional Use Permit
Dear Jan:

Enclosed herewith is the original of the Conditional Use Permit
No. 89-005, fully executed and ready for recordation.

As instructed by Ron Sharp, I am forwarding it to you to
record prior to recordation of The Pines Subdivision plat,
and to reference the Instrument Number under which it is
recorded on the face of the Subdivision plat.

The original of the Permit should be returned to the City
after recordation.

Thank you for your attention to this matter. If you have
any questions, please let me know.

Singerxely,

CIT)y”0OF KETCHUM

ning and Zoning Administrator

cc: Ron Sharp
Galena Engineers

42




o o CuPapp-

— %&&%\%

\

TO: Linda Haavik, Planning and Zoning Administrator
FROM: D.S.K. Partners

RE: Conditional Use Permit for Pines Project

DATE: April 18, 1989

Please include in our Conditional Use Permit Application for
The Pines, a request for Single Family Detached Units as shown on
the proposed Application. This request 1is specifically in
difference to Section 7A.1(4) of the Zoning Ordinance which calls
for "townhouse" developments to be limited to a single building
containing two (2) townhouse units.

We are also requesting that the Preliminary Plat approval for
the 26 Townhouse Sublots be extended for a three (3) year period
in order to allow each final plat of Townhouse Units and Sublots
to come in directly for Final Plat (rather than to Preliminary Plat
approval each time) so long as each Townhouse is consistent with
the Master Plan and Preliminary Plat of the Townhouse Sublots.

The front yard setback for Lots 2, 4, 7, 9, 11 and 14 of Block
1, and Lots 1, 2 and 3 of Block 2 are less than fifteen (15) feet
to break up the line of the homes along the private lane. To
accommodate this design feature, we request that the fifteen (15)
foot setback along the private lane be waived.

DSK\HAAVIK.MEM
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MEMORANDUM
TO: Linda Haavik, Planning and Zoning Administrator
FROM: D.S.K. Partners
RE: Conditional Use Permit for Pines Project
DATE: March 30, 1989

Please include in our Conditional Use Permit Application for
The Pines, a request for Single Family Detached Units as shown on
the proposed Application. This request 1is specifically in
difference to Section 7A.1(4) of the Zoning Ordinance which calls
for "townhouse" developments to be limited to a single building
containing two (2) townhouse units.

We are also requesting that the Preliminary Plat approval for
the 26 Townhouse Sublots be extended for a three (3) year period
in order to allow each final plat of Townhouse Units and Sublots
to come in directly for Final Plat (rather than to Preliminary Plat
approval each time) so long as each Townhouse is consistent with
the Master Plan and Preliminary Plat of the Townhouse Sublots.
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NOGTICE OF PUBLIC HEARING BEFORE THE
KETCHUM PLANNING AND ZONING COMMISSION UPON
APPLICATIONS FOR A CONDITIONAL USE PERMIT FOR A
PLANNED UNIT DEVELOPMENT OF TOWNHOUSE UNITS AND FOR
DESIGN REVIEW

NOTICE IS HEREBY GIVEN that on Monday, April 24, 1989, at 7:00 p.m., in
City Hall at 480 East Avenue North, Ketchum, Idaho, the Ketchum Planning
and Zoning Commission will hold a Public Hearing upon the applications of
DSK PARTNERS for a conditional use permit for a planned wunit development
"and design review with regard to the following described property:

A parcel of land located within Government Lot 3, Section 13,
Township 4 North, Range 17 East, Boise Meridian, City of Ketchum,

Blaine County, Idaho, being more particularly described as
follows:

Commencing at the brass cap marking the Southeast corner of said
Government Lot 3; thence North 21°42’°09" West 520.73 feet to a
S/8" bar, which point is the REAL PQOINT OF BEGINNING; thence
North 89°11°03" West 360.39° to a 5/8" bar; thence North ¢°04°’°11"
West 337.74’ to a 1/2" bar on the Socuth side of Buss Elle Road;
thence South 88°49°32" East 382.55’ along Buss Elle Road to a
5/8" bar on the Southwesterly side of Fourth Avenue; thence South
44°40’'27" East 212.76’ to a 5/8" bar on the Westerly side of
Williams Street; thence South 0°11’27" East 71.83’ to a 5/8" bar;
thence South 89°15'27" East 1.01’ to a 5/8" bar; thence South
0°04’12" East 114.35’ along Williame Street to a 1" pipe; thence
North 89°11°03" West 172.70°’ to +the REAL POINT OF BEGINNING,
containing 3.8 acres more or less.

Also referred tao as the Wood River Motel property located
adjacent to Williams, and Fourth Streets and Buss Elle Road.

The proposed Pines Tovnhouse Planned Unit Development (P.U.D.) consists of
tventy-six (26) single family detached townhouse units on approximately 3.8
acres of land. The development includes a recreation facility for common
ownership and use by the owners vwithin the P.U.D. Twenty-one (21) units
are accessed from a private road on the interior of the P.U.D. and four (4)
access directly from Buss Elle Road and one (1) accesses from Williams
Street. The application is being processed under the P.U.D. Ordinance
Number 382 of the City of Ketchum. The Ketchum Planning and Zoning
Commission recommends to the Ketchum City Council based on seventeen (17)
evaluation standards contained in the Ordinance. The Ketchum City Council
upon receipt of the recommendation takes final action on the application.

The property is =2zoned General Residential - Low Density (GR-L) Zoning
District which permits on a conditional use basis a P.U.D. as well as
townhouse development. The applicant 1is requesting a modification to

Section 7A.1(4) of 2oning Ordinance Number 208 which 1limits townhouse
development in the GR-L Zoning District to single buildings containing two
(2) townhouse wunits, or duplex structures. The wmodificaetion if alloved
through the P.U.D. Ordinance HNumber 382 would provide for the detached,
single family units as proposed.

45




Az part of the P.U.D. the preliminary plat of the tventy-six (26)
tawvnhouse sub-lots is proposed. 1f approved, that preliminary plat will be
the basiz for all future final plat approvals of each of the townhouse
units as they are completed. The applicants asre requesting that the year
limit on such preliminary plat approval be extended to three (3) years to
accammodate the praoposed phasing schedule.

The proposed phasing i=s that eite improvements, including roads,
utilities, partial landscaping, and eight (8) wunits be completed during
. 1989. One unit exizts on +the property presently. Eight (8) additional
uses are proposed to be built in 1990 and nine (9) for 1991.

The Ketchum Planning and Zoning Commission will conduct its design review
of each unit proposed in the P.U.D. at this meeting. The applicants are
requesting that the approval period be extended <from s8ix (6) wmonths to
three (3) years to accommodate the proposed phasing of the project. Should
there be any change to the project or design of the units after approval is
granted, those changes would have to be re-submitted and reviewed by the
City before approved.

Copies of the plans for the P.U.D. and for the design review oaf the
dwelling units may be reviewed in City Hall by contacting the Planning
Department.

NOTICE IS FURTHER GIVEN that at the aforementioned +time and place, all
interested persons may appear and shall be given an apportunity to comment
on the matter stated above.

Comments and questions prior to the hearing =should be directed +to the
Ketchum Planning Department. Written comments received prior to the
hearing shall be made part of the public record at the hearing.

BY ORDER OF THE KETCHUM PLANNING AND ZONING COMMISSION.

DATED this 31st day of March, 1989.

aavik, Planning and
Zoning Administrator

Publish: April 5, 1989
Idaho Mountain Express
P.0O. Box 1013
Ketchum, Idaho 83340
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DSK Partners

c/o Ron Sharp
P,.O. Box 1440
Sun Valley, Idaho 83353

Bailey Taplin
20621 Goshawk Lane
Huntington Beach, CA 92646

Steamboat Bay Development
P.O0. Box 2121
Sun Valley, Idaho 83353

Richard & Shirley Metz
34677 Camino Capistrano
Capistrano Beach, CA 92624

Robert Monge

c/o Tom Monge

P.O0. Box 307

Sun Valley, Idaho 83353

Joe Henderson, etux
1950 Miller Ave.
Burley, Idaho 83318

Ski Resort Development Corp.
150 White Plains Rd.
Tarrytown, NY 10591

Gladys Wingate
P.0O. Box 58
Ketchum, Idaho 83340

Richard Walton
1790 Alta Vista Dr.
Vista, CA 92083

Janice Corkery
P.O. Box 1063
Ketchum, Idaho 83340

Michael McCray
P.O. Box 2354
Ketchum, Idaho 83340

Barry Luboviski

Janet Wygle

P.0O. Box 1172
Ketchum, Idaho 83340

Maria Schenkel
P.0O. Box 142
Ketchum, Idaho 83340

Dale Hobson
615 Opal St.
Boise, Idaho 83705

MMS Investments
P.0. Box 1440
Sun Valley, Idaho 83353

Paul & Chris Potters
P.0. Box 416
Ketchum, Idaho 833490

William & Lisel Irons
1127 Fierro Dr.
Ojai, CA 93023

Alan & Elaine Durkheimer

P.0. Box 2321
Ketchum, Idaho 83340

AN

@

Barbara Bowen
Michael Cullen

313 Granite St.
Ashland, OR 97520

Suzanne Werner
P.O. Box 1309
Sun Valley, Idaho 83353

Barbara McQueen
P.O0. Box 702
Bellevue, Idaho 83313

William & Margaret Orr
19470 Sunshine wWay
Bend, OR 97702

Norman & Charlene Daluiso
P.0O. Box 3013
Ketchum, Idaho 83340

Christopher Negreponte
Paul Negreponte

P.O0. Box 2277

Ketchum, Idaho 83340

Robert Silacci

Gary Grimes

Steve Silacci

P.O. Box 1540
Ketchum, Idaho 83340

Candice Anderson
P.O. Box 3784
Ketchum, Idaho 83340

Charles & Joan Scherban
Harry & Sandra Balmer, IV
P.O. Box 3326

Ketchum, Idaho 83340

Sander, Steen, Charon
P.0. Box 1382
Sun Valley, Idaho 83353

Kevin & Sharon Sosch
2815 Monte Cresta
Belmont, CA 94002

Michael & Jane Donovan
P.0O. Box 235
Ketchum, Idaho 83340

Phyllis Hall

c/o Havenhall Management
650 Sepulveda Blvd., Ste. 3
Los Angeles, CA 90049

Charles Webb, etux
P.0O. Box 892
Sun Valley, Idaho 83353

Frank & Kate Gleeson
2800 Breezy Heights Rd.
Wayzata, MN 55391

Marshall & Pricilla White, Jr.
214 Williams
Ketchum, Idaho 83340

Idaho Mountain Express
P.O. Box 1013
Ketchum, Idaho 83340
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CERTIFICATION OF MAILING

I, LINDA HAAVIK, the Planning and Zoning Administretor of the
City of Ketchum, Idaho, hereby certify that I did on the 3lst
day of March, 1989, wmail a copy of the Notice of Public Hearing
upon the applicetions of DSK PARTHNERS for & Conditional Use
Permit for a Planned Unit Development and for design review to
the attached list of property owners and newspaper:

I, FURTHER, CERTIFY that the cost of processing these

applications for hearing before the Ketchum Planning and Zoning
Commission is as follows:

Notices 35 at .20 each S 7.00
Postage 35 at .25 each 8.75
Publication 74.7%5

Administration Fees:

2-lot Large Block Subdivision Plat 300. 00
26-1ot Townhouse Plat (PUD) (Paid 3-2-89) (3, 900. 00)
PUD Conditional Use Permit Application 125.00

Design Review of 25 Townhouse Units

1, 000. 00

TOTAL DUE $1, 515. 50

CERTIFIED thie 31st day of March, 1989.

Plannihg and Zoning
Administrator

N




Attachment C

Pines Master Plan
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Attachment D
PUD Evaluation Standards
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Planned United Development Standards

Planned Unit Developments: 16.08.080 — Standards:

Yes

No | N/A

City Code

City Standards and Staff Comments

16.08.080 A

Minimum lot size of three 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 30 percent 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 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.

Staff
Comment

The subject property is currently within the Pines PUD which has a lot area greater
than three (3) acres. The applicant is requesting a modification to the existing PUD.

16.08.080 B

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

Staff
Comment

The subject property is currently zoned General Residential — Low Density (GR-L) and
exists as a single family residence. Other properties adjacent to the subject property and
across Fourth Avenue are zoned the same and have either single family homes or
duplexes.

16.08.080 C

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

The proposed project is not proposing a subdivision development.

16.08.080 D

The development shall be in harmony with the surrounding area.

Staff
Comment

The subject property is currently zoned General Residential — Low Density (GR-L) and
exists as a single family residence. Other properties adjacent to the subject property
and across Fourth Avenue are zoned the same and have either single family homes or
duplexes. Staff has requested the commission determine if proposed addition is in
harmony with the Pines PUD.
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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 30 percent 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.

Staff Densities are not proposed to be transferred.
Comment
16.08.080 E Application for waiver or deferral of this criteria shall include a description of the
2) proposed community or employee housing and the proposed guarantee for the use,
rental cost or resale cost.
Staff No waiver requested as density transfer not being proposed.
Comment
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.
Staff There will be no changes to the vehicular and nonmotorized transportation system.
Comment
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.
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Pursuant to subsection 16.08.070.D 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.

Staff To be determined by the Commission
Comment

X O 16.08.080 H The development plan incorporates the site's significant natural features.

Staff Several trees which were situated on the northern side of the subject property have
Comment recently been removed. Due to the Pines PUD establishing this as a gateway to the
project, the Commission must determine if the proposed addition meets this standard.

O 16.08.0801 Substantial buffer planting strips or other barriers are provided where no natural
buffers exist.

Staff The east side of the property currently has a row of aspen trees to shield view of the

Comment PUD from 4™ Avenue & Williams St. As stated above, the northern side of the subject
property used to contain evergreen trees to create a gateway to the development. The
Commission must determine if this finding can be made.

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

Staff The proposed project will be completed in one phase.
Comment

O X 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.

Staff The Pines PUD was approved with more open space than otherwise would be required

Comment for development in the GR-L District. This open space was a tradeoff for waivers to
reduce required building setbacks for some properties. The Commission must
determine if the addition and reduction of open space is consistent with the PUD.

O 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.

Staff A majority of the addition will be located on the northern side of the subject property.

Comment No other lots are adjacent to this portion of the project. The southern portion of the
subject property is where the proposed storage room would be located. This proposed
addition is located 5ft from the sub lot line. A fence also exists between the subject
property and property to the south.

] 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
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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.

Staff The proposed project is on an existing lot and is not proposing a new development
Comment which would require recreational facilities.
X 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.
Staff The special objective of the original PUD was to create a cohesive and planned
Comment development with a consistent development pattern. The Commission must determine
if this addition is in keeping with the design objectives of the PUD development.
16.08.080 0 The development will be completed within a reasonable time.
Staff The proposed project should be completed within one building season.
Comment
16.08.080 P Public services, facilities and utilities are adequate to serve the proposed project and
anticipated development within the appropriate service areas.
Staff The existing lot is a single family residence which will not change. Existing public
Comment services will not be significantly impacted from the proposed addition.
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.
i_taﬁ The proposed project will require PUD amendment and building permit approval by the
omment

City. All applicable ordinances, rules and regulations of the City of Ketchum will be
complied with through these processes.
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From: Participate

To: Suzanne McCollum
Subject: FW: Conditional Use Permit application for 402 Evergreen at the entrance to the Pines HOA townhouses
Date: Monday, July 18, 2022 9:46:47 AM

LISA ENOURATO | CITY OF KETCHUM

Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
0:208.726.7803 | f: 208.726.7812

lenourato@ketchumidaho.org | www.ketchumidaho.org

From: Linda M Lynch <oohbayb@gmail.com>

Sent: Sunday, July 17, 2022 8:02 PM

To: Participate <participate@ketchumidaho.org>

Subject: Conditional Use Permit application for 402 Evergreen at the entrance to the Pines HOA
townhouses

Ketchum Department of Planning and Building:

Ketchum Planning Commission ( public hearing July 26th at 4:30 PM )

Regarding the above mentioned Pines HOA townhouse residence:
The majority of the addition will be built on the front yard greenbelt area

at the corner entrance to the Pines. The Pines C, C & R’s prohibit
structures on the front yards facing Evergreen Lane as these areas are
considered common area of the Pines PUD. That is why all front yards
facing Evergreen Lane are maintained by the HOA. The scope of this
addition at the entrance to the Pines could be considered a negative
impact on the Pines development as a result of architectural non-
conformity and a significant reduction of the greenbelt area at the
entrance to the Pines. Therefore | do not want this request for the
addition granted.

| am a resident of the Pines HOA & live at 611 4th Ave N, Ketchum

Linda
M Lynch
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From: Participate

To: Suzanne McCollum
Subject: FW: Oppose conditional use permit for 402 Evergreen Lane home addition
Date: Monday, July 18, 2022 12:53:19 PM

LISA ENOURATO | CITY OF KETCHUM

Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
0:208.726.7803 | f: 208.726.7812

lenourato@ketchumidaho.org | www.ketchumidaho.org

From: Kendall Nelson <kendalltnelson@gmail.com>

Sent: Monday, July 18, 2022 12:06 PM

To: Participate <participate@ketchumidaho.org>

Subject: Oppose conditional use permit for 402 Evergreen Lane home addition

Dear Department of Planning and Building,

| am writing to let you know | am OPPOSED to the building application to build an addition at 402
Evergreen Lane at the entrance of the Pines subdivision. The scope of this addition at the entrance
to the Pines would be a negative impact on the Pines development as a result of architectural non-

conformity and a significant reduction of the greenbelt area at the entrance to the Pines.

Additionally, our CCR’s clearly prohibit such structures/additions. Please respect the other
homeowners and deny this application.

Thank you for your kind consideration,

Kendall Nelson
Pines Homeowner, 508 Evergreen Lane
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From: Participate

To: Suzanne McCollum
Subject: FW: July 26, 2022 meeting regarding The Pines, 402 Evergreen Lane addition
Date: Monday, July 18, 2022 9:46:37 AM

LISA ENOURATO | CITY OF KETCHUM

Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
0:208.726.7803 | f: 208.726.7812

lenourato@ketchumidaho.org | www.ketchumidaho.org

From: Mark Neumann <mark_a_neumann@hotmail.com>

Sent: Monday, July 18, 2022 7:32 AM

To: Participate <participate@ketchumidaho.org>

Cc: 'rogerbergdahl@gmail.com' <rogerbergdahl@gmail.com>; Ryan Still
<ryan@thomasjohnston.com>; Deidre Engelman <dlengelman@hotmail.com>
Subject: July 26, 2022 meeting regarding The Pines, 402 Evergreen Lane addition

Dear City Planning Department,

| live in the Pines, 504 Evergreen Lane and would like to see the amended building addition
plans be sent back to Pines HOA board for review as the original plans of approximately 2
years or so ago were approved, but not the amended and updated plans. In my perspective
this would be the appropriate course of action. |also think an experienced real estate
attorney can help guide our HOA to a proper decision.

Though, it appears that the addition does not conform to the Pines HOA CC&R's per paragraph
1.10 of the attached Pines CC&R’s stipulates “Front Yard Areas (a defined term) shall
hereinafter initially mean and refer to that portion of a Lot that is facing the Private Road
or other street, unobstructed by any fence or structure.” So, it appears that the building
expansion into the Front Yard violates The Pines H.O.A CC&R’s.

| believe it would be beneficial to have this reviewed by a real estate attorney with P.U.D. HOA
experience to help us with an informed decision. It is my understanding that P.U.D.s act more
like a condominium association than a single-family dwelling property, therefore front yard
common areas, which are maintained by the H.O.A. are not to have any building or structure
in the space. Itis my understanding that the P.U.D. maintains an equal use of space for all
homeowners and not case by case circumstances based on frontage space, similar to that of a
townhouse or condominium P.U.D.
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Anyway, | think it best to have this updated plan reviewed by the HOA board and a real estate
attorney with P.U.D. experience. This would help simplify the decision and process for HOA
board and homeowner. Then an appropriate decision can be made one way or the other.

Sincerely,
Mark Neumann
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From:
To:

Suzanne McCollum

Subject: FW: The Pines - Public Meeting | Object to CUP P22-033
Date: Tuesday, July 19, 2022 4:37:31 PM
Attachments: i

image002.png

image003.png

image004.pnq

image005.png

LISA ENOURATO | CITY OF KETCHUM

Public Affairs & Administrative Services Manager

P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
0:208.726.7803 | f: 208.726.7812
lenourato@ketchumidaho.org | www.ketchumidaho.org

From: Jon Pharris <jon@caprock-partners.com>

Sent: Tuesday, July 19, 2022 2:52 PM

To: Participate <participate@ketchumidaho.org>

Subject: The Pines - Public Meeting | Object to CUP P22-033

Ketchum Department of Planning and Building
P.O. Box 2315
Ketchum, Idaho 83340

RE: Conditional Use Permit P22-033
402 Evergreen Lane Building Expansion

Dear Planning Commissioners,

We are the owners of 507 Evergreen Lane in The Pines PUD project and as such we object to the proposed building addition to 402 Evergreen Lane
and their proposed Conditional Use Permit application. Our concerns are as follows:

. PUD developments such as the Pines PUD typically provide for consistent and conforming building design and footprints throughout the

project.

. From inspection of the proposed elevations and building plans we believe the proposed design and size are inconsistent with the overall

architectural integrity of the Pines development.

. The proposed addition will increase the building square footage by 32% which goes beyond the purview of the Pines PUD development.
. The proposed addition will remove a significant portion of the greenbelt at the South corner of The Pines entrance from Fourth Street which

will create an unbalanced landscape element at the main gateway to the Pines. As it is, three beautiful mature evergreen trees have ALREADY
been by the applicant.

. If a Conditional Use Permit for the addition is approved a precedent will be set for other home additions which would further detract from the

Pines architectural integrity.

. All these issues subtract from the harmonious look and feel of the Pines development and can negatively affect property values in The Pines.
. Modifications dated March 19, 2022 have been made to the proposed building expansion plans which may not have been seen or approved by

the Pines HOA board.

And, Paragraph 1.10 of the attached Pines CC&R’s stipulates “Front Yard Areas (a defined term) shall hereinafter initially mean and refer to that
portion of a Lot that is facing the Private Road or other street, unobstructed by any fence or structure.” Thus, it appears that the building
expansion into the Front Yard violates The Pines HOA CC&Rs.

For all of these reasons, | strongly urge the commissioners to NOT approve the CUP.

Thank you,

Jon Pharris
CO-FOUNDER & PRESIDENT

jon@caprock-partners.com ‘ www.caprock-partners.com

CAPROCK 0@0
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From: Participate

To: Suzanne McCollum
Subject: FW: 402 Evergreen encroachment
Date: Tuesday, July 19, 2022 4:37:02 PM

LISA ENOURATO | CITY OF KETCHUM

Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
0:208.726.7803 | f: 208.726.7812
lenourato@ketchumidaho.org | www.ketchumidaho.org

From: Hillary Ridland <HIC007@ridland.net>
Sent: Tuesday, July 19, 2022 12:55 PM

To: Participate <participate@ketchumidaho.org>
Cc: Robert Ridland <robert@ridland.net>
Subject: 402 Evergreen encroachment

Hello,

My husband and I own the home at 401 Evergreen and have strong objections regarding the Conditional Use Permit
at 402 Evergreen. While we have not seen the plans as of yet, 620 additional sq feet of house right in front of us is
not acceptable. Our home value will be affected as will the beautiful entrance to The Pines. In addition, our
CC&R'’s don’t allow it! I request you hold hard before permitting this to take places and look into what may follow
if you grant this permit. I am available at any time to discuss.

949-633-4040

Hillary Ridland

Robert Ridland

Sent from
H Paige 007
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From: Participate

To: Suzanne McCollum
Subject: FW: Conditional use permit for 402 Evergreen Lane
Date: Monday, July 18, 2022 11:38:11 AM

LISA ENOURATO | CITY OF KETCHUM

Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
0:208.726.7803 | f: 208.726.7812
lenourato@ketchumidaho.org | www.ketchumidaho.org

From: Mary Ann Timbuck <timbuckrivera@yahoo.com>
Sent: Monday, July 18, 2022 10:50 AM

To: Participate <participate@ketchumidaho.org>
Subject: Conditional use permit for 402 Evergreen Lane

Mary Ann and Lyle Rivera, address 510 Evergreen Lane, want to go on record as AGAINST the Conditional Use
Permit for a building addition at 402 Evergreen Ln.

The Pines CC&Rs prohibit a structure like this and we feel it would be detrimental to the Pines community .
Thank you, Lyle and Mary Ann Rivera

Sent from my iPhone
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From: Participate

To: Adam Crutcher
Subject: Fwd: 402 Evergreen Lane
Date: Monday, July 18, 2022 6:20:55 PM

FYI—for the project file.

Begin forwarded message:

From: Marnie <mholen@comcast.net>

Date: July 18, 2022 at 3:42:17 PM MDT

To: Participate <participate@ketchumidaho.org>
Subject: 402 Evergreen Lane

Dear Building Department,

I am a Pines owner, 100 Buss Elle and I do not agree with the addition to 402
Evergreen Lane.

As a former architect; setbacks are designed to keep distance between neighbors,
for safety, for green space and conservation of land. It’s one thing to apply for a
variance on your own property, and something completely different when they
were asking to use green space allotted to the whole Pines neighborhood. We
were never asked as an entire neighborhood how we felt about this. It is my
understanding that a small subcommittee gave approval. I’'m also wondering
about the trees cut down on this lot as well.

I am one of the longest owners in the Pines. I think I have owned it 20 years and I
grew up in Ketchum. What I love about the Pines; is that the homes are small,
tasteful, not overbearing to their lots and they are all about the same size. This
makes property values and resale equal amongst us.

If you can’t build a big enough house for your needs within your own building
envelope, then find a bigger home somewhere else. The rest of us aren’t taking
neighborhood land to extend our homes.

Thanks for your time, Marnie Holen

Sent from my iPhone
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July 18, 2022

Ketchum Department of Planning and Building
P.O. Box 2315
Ketchum, Idaho 83340

RE: Conditional Use Permit P22-033
402 Evergreen Lane Building Expansion

Dear Commissioners,

We are the owners of 416 Evergreen Lane in The Pines PUD project and as such we
object to the proposed building addition to 402 Evergreen Lane and the Conditional Use
Permit application. Our concerns are as follows: 1.) PUD developments such as the
Pines PUD typically provide for consistent and conforming building design and footprints
throughout the project. 2.) From inspection of the proposed elevations and building
plans we believe the proposed design and size are inconsistent with the overall
architectural integrity of the Pines development. 3.) The proposed addition will increase
the building square footage by 32% which goes beyond the purview of the Pines PUD
development. 4.) The proposed addition will remove a significant portion of the
greenbelt at the South corner of The Pines entrance from Fourth Street which will
create an unbalanced landscape element at the main gateway to the Pines. Asitis,
three mature evergreen trees have been removed by the applicant. 5.) If a Conditional
Use Permit for the addition is approved a precedent will be set for other home additions
which would further detract from the Pines Architectural integrity. 6.) All these issues
subtract from the harmonious look and feel of the Pines development and can possibly
have a negative effect on property values in The Pines.

7.) Furthermore paragraph 1.10 of the attached Pines C, C & R’s stipulates “Front Yard
Areas (a defined term) shall hereinafter initially mean and refer to that portion of a
Lot that is facing the Private Road or other street, unobstructed by any fence or
structure.” So, it appears that the building expansion into the Front Yard violates The
Pines HOA C, C, & R’s. 8.) Finally, modifications dated March 19, 2022 have been made
to the proposed building expansion plans which may not have been seen or approved
by the Pines HOA board.
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Thank you for your consideration of our concerns. If you have any questions regarding
the aforementioned, please call us at 208-726-2106 or send an email to
jim.biondi@nmrk.com.

Sincerely,
James and Jean Biondi

416 Evergreen Lane
Ketchum, ID 83340
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City of Ketchum
Planning & Building

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
SPECIAL MEETING OF JULY 26, 2022

PROJECT: Extra Credit Event Space
APPLICATION TYPE: Conditional Use Permit (File No. P22-022)
ASSOCIATED PERMITS: Design Review (CR-91-13)

Condominium Final Plat (94-033)
Building Permit (B22-022)

OWNER: JSLINPC, LLC — Noah and Jami Levine
APPLICANT: JSLINPC, LLC — Noah and Jami Levine
REQUEST: Conditional Use Permit to permit an “assembly” space for a 1,294 special event space

in the CC-2 zone district which includes approximately 669 square feet of event room
area and approximately 625 square feet of common hallway and restroom areas.

LOCATION: 180 N First Ave Unit 4 (Cinema Square Condos, Lots 5 and 6, Block 39, Ketchum
Townsite)

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

OVERLAY: None

REVIEWER: Morgan R. Landers, AICP — Senior Planner

NOTICE: A public hearing notice for the project was mailed to all owners of property within 300

feet of the project site and all political subdivisions on July 6, 2022. The public hearing
notice was published in the Idaho Mountain Express the on July 6, 2022. A notice was
posted on the project site and the city’s website on July 18, 2022. As of the date of this
report, no public comment has been received.

ATTACHMENTS:
A. Application Materials — CUP application and supporting documents
B. Application Materials — Site Plans and Floor Plans
C. Draft Findings of Fact, Conclusions of Law, and Decision

BACKGROUND AND SUMMARY

The Applicant is requesting a Conditional Use Permit (CUP) to establish an “assembly” use in one of the ground
floor commercial spaces in the building located at 180 N First Ave (the “subject property”). The subject
property contains one commercial building built in 1998 with two commercial condominium units, one unit on
the upper floor and one unit on the ground floor. As originally constructed, the Magic Lantern theater
occupied the upper floor with ticket sales, concessions, and large viewing theaters. The lower floor contained
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small screening rooms associated with the Magic Lantern and other smaller commercial spaces. Today, the
upper floor is still the location of the Magic Lantern movie theater. The lower floor is broken up into four
spaces occupied by Sun Valley Needle Arts, Ketchum Eyecenter, a vacant commercial space fronting N 1 Ave,
and the proposed assembly use behind the vacant space. The units containing the vacant commercial space
and the proposed assembly use were previously the locations of the screening rooms for the Magic Lantern
which closed permanently in April 2020 due to COVID-19.

The subject property is zoned Community Core Subdistrict 2 — Mixed Use (CC-2), which allows “Assembly, place

of” only through the approval of a Conditional Use Permit. The Ketchum Municipal Code defines “Assembly,

place of” as:
“Assembly, place of: The use of land for a meeting place where persons gather together for purposes
of attending civic, social, religious functions, recreational events or entertainment performances on a
regular or recurring basis including, but not limited to, religious institutions, banquet facilities, funeral
homes, theaters, conference centers, stadiums, or indoor or outdoor recreational facilities, but
excludes a "cultural facility" as defined by this chapter. A gathering of less than 25 persons shall not be
considered a place of assembly provided the gathering is accessory and incidental to the principal use.”

As outlined in the cover letter in Attachment A, the proposed event space is intended for rent by organizations
or businesses for the purpose of board meetings, wedding rehearsal dinners, functions for the non-profit
community, birthday parties, and other gatherings. If approved, the proposed space would consist of 1,294
square feet including 669 square feet of event room area and 625 square feet of hallway and restroom areas
dedicated to the event space. There is no outdoor area associated with the event space. The sound proofing
from the original screening rooms is still in place and will remain if the assembly use is approved. As shown on
the project plans in Attachment B, the proposed event space is accessed from N 1st Ave but does not have any
frontage on the street other than an entry door to the hallway.

Capacity of the proposed space is dependent on the format of the event and maximum capacity set by the
adopted Fire Code for the city of Ketchum. Per the requirements of the Fire Marshall, the maximum capacity is
45 people for a sit-down event with tables and chairs. For an informal event without fixed seats and mostly
standing, the maximum capacity is 96 people. Events are anticipated to occur between 9am and midnight on
weekdays, and noon to midnight on weekends with additional time for set up and takedown.

The current property owners purchased the lower level (Unit 1) of the building in 2021 and began the process
of seeking tenants for the vacant space shortly thereafter. In January 2022, the owner submitted a building
permit for the reconfiguration of the vacant screening rooms to increase marketability for a variety of
potential tenants. The City of Ketchum received the Conditional Use Permit Application for an assembly use on
April 19, 2022. The application was routed to all city departments for review and comment. Comments from all
departments were provided to the applicant on June 15, 2022. As of the date of this staff report, all
department comments have been adequately addressed in revised application materials.

Staff reviewed the application for conformance with the City of Ketchum’s zoning regulations including but not
limited to uses permitted, parking, signage, and dark skies. Staff also reviewed the application for conformance
with our 2014 Comprehensive Plan and conditional use permit criteria outlined in Section 17.116.030 of the
Ketchum Municipal Code. Below are tables that outlined the analysis conducted by staff.

Planning & Zoning Commission Meeting of July 26, 2022 Page 2 of 6
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Table 1. Comprehensive Plan Analysis

Land Use Category:
Mixed-Use Commercial

PRIMARY USES
Offices, medical facilities, health/wellness-related services, recreation, government, residential, and services.

SECONDARY USES
Open space, places of worship and public uses are also appropriate.

CHARACTERISTICS AND LOCATION

The intent of the Mixed-Use Commercial category is to improve two areas: 1) the downtown area outside the retail
core, and 2) the area surrounding St. Luke’s Hospital (McHanville/Cold Springs Canyon) where development must be
sensitively sited for viewshed and wildlife habitat protection.

Analysis: The comprehensive plan does not outline what is specifically included in “services”, however, an event rental
space is providing a type of service to the residents, businesses, and visitors of our community for a variety of events
including board meetings, business gatherings, receptions, parties, or other. As stated in the “Characteristics and
Location” description of the plan, the intent is to improve the downtown area outside the retail core. The location of the
proposed event space has been vacant for two years and has an opportunity to create an active space in a location that
has minimal visibility from the street. Allowing an active use in this space provides an opportunity to activate a vacant
space that is not currently providing value to the community.

Comprehensive Plan Value: Vibrant Downtown

Our downtown core is critical to the economic health and well-being of Ketchum. It functions as both an economic
engine and the symbolic “heart and soul” of the City. We will preserve this vibrant commercial area as a place where
local businesses can thrive and where people can congregate. Downtown must be a place that people can reach easily
by foot, bike, and transit. We will continue to reinforce the downtown as the City’s primary business district, retail core,
and key gathering place for residents and visitors for shopping, dining, and entertainment. Enhancements and efforts to
support events, the arts, and Ketchum’s history and culture will make downtown an even greater community asset.

Analysis: The proposed use supports the city’s value of creating a vibrant downtown as it would activate a space
that has been vacant for an extended period. Additionally, Ketchum’s downtown should be a “key gathering place
for residents and visitors for shopping, dining, and entertainment”. The plan also states that efforts to support
events will make downtown a greater community asset. An event space is a place for people to gather for any
range of special events and helps support this goal for the downtown.

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.

Analysis: Allowing a small format event space in the downtown at this location not only activates a commercial unit
with limited visibility, but it also draws visitors to a location within the downtown that does not have a lot of activation
in the evenings. This further promotes the downtown as an entertainment destination. The event space will provide a
location for residents and visitors to congregate and promote those event attendees to explore the other areas of
downtown before or after the event.
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Table 2. Conditional Use Permit Requirements

Conditional Use Requirements

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:

Compliance and Analysis

Yes

No

N/A

City Code

City Standards and Staff Comments

O

|

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.

Staff
Comments

Based on the capacity of the space, the hours of operation, and the nature of the
proposed uses, the event space is similar to other permitted uses by-right in the
community core such as food service, brewpubs, and conference and bar elements of
hotels. The city has also approved other assembly uses in the community core, such as
the Argyros Performing Arts Center. The CC-2 zone district permits multi-family
residential in addition to commercial uses. Compatibility issues between event spaces
and residential are primarily related to parking, hours of operation, and noise. Staff does
not believe the proposed space will result in these issues as there is ample on street
parking and bus service for event attendees, the hours of operation are reasonable
compared to other uses with evening hours, the venue is small and accommodates a
limited number of people, and the event space is completely soundproofed. Additionally,
staff is recommending condition of approval #7 that reinforces the city’s provisions
related to loud or unnecessary noise, which will limit prolonged noise from setup or
takedown operations during the evening hours.

17.116.030(B)

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

Staff
Comments

The building department and fire department have reviewed the proposed plans for the
space. All life safety and building code requirements are being met. An additional event
space in the community core will not endanger the health, safety, and welfare of the
community. Having an additional event space of this size will provide an amenity to
residents and businesses that is not widely available within the community core,
thereby supporting the community.

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.

Staff
Comments

The proposed use is in a portion of the community core that has fully connected
sidewalks providing a protected pedestrian path from surrounding businesses,
transportation stops, and parking areas. Attendees of the events will have access to on
street parking or can walk, bike, or bus to the event depending on where they are
coming from. Some events, such as wedding receptions or corporate events, may hire
shuttle services to transport guests rather than individual transportation
arrangements. Pedestrian and vehicular traffic associated with the use is consistent
with other pedestrian and vehicular traffic patterns and will utilize the grid structure of
the community core to navigate the surrounding areas without conflict.

Section 17.125.040.C.1 of the Ketchum Municipal Code outlines the types of uses
exempt from parking requirements in the CC zone districts. Of that list, the following
exemptions apply to assembly uses:
d. Assembly existing on or before April 17, 2017.
e. The first 5,500 gross square feet for new assembly uses. The first 5,500
gross square feet of an assembly use established or constructed after the date
this chapter is passed is exempt, additional square footage is subject to the
ratio of one parking space per 1,000 gross square feet.

The initial screening rooms were constructed in 1998, however, the screening rooms
ceased operation in 2020. Staff considers this application to be a new assembly space,
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and therefore subject to the exemption outlined in subsection above. As the space
is less than 5,500 square feet, it is exempt from on-site parking requirements.

The applicant has provided an on-site parking space for loading and unloading of event
food and supplies. Staff believes that having a dedicated space for loading and
unloading is critical for smooth operations of an event facility that has varying hours of
operation. Generally, alleys are used for accessing off street parking, garbage
management and removal, access to utilities, and deliveries to businesses and
residents. Having a dedicated loading and unloading space for the use will limit
potential conflicts in the alley between event operations and other maintenance and
delivery operations that may take place. Staff recommends condition of approval #4
that outlines the use of the on-site parking space for event operations.

O O 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.

Staff As mentioned above, all departments have reviewed the proposed use including
Comments streets, fire, water, wastewater, building and engineering. Additionally, the proposed
use is within a commercial building currently served by all other utilities necessary to
service the use including electricity, gas, and garbage service.

O O 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.
Staff As described in Table 2 of this staff report and 17.116.030(A) of this table, the conditional
Comments use aligns with, rather than conflicts with, the policies of the Comprehensive Plan and

the basic purposes of this section.

STAFF RECOMMENDATION

Staff recommends approval of the conditional use permit with conditions outlined below, and with any
additional conditions deemed necessary by the Commission.

The Planning and Zoning Commission may attach additional conditions to the application approval as it
determines necessary to ensure the use is compatible with the vicinity and adjoining uses, mitigate adverse
impacts, and enhance public health, safety, and welfare. Such conditions may include, but are not limited to
(KMC §17.116.050):

Minimizing adverse impact on other development;

Controlling the sequence and timing of development;

Controlling the duration of development;

Assuring that development is maintained properly;

Designating the exact location and nature of development;

Requiring the provision for on site or off site public facilities or services;

Requiring more restrictive standards than those generally required in an ordinance; and

Requiring mitigation of effects of the proposed development upon service delivery by any political
subdivision, including school districts, providing services within the city.

Iommoo®>

RECOMMENDED MOTION
“I move to approve the Extra Credit Event Space Conditional Use Permit with conditions 1-10, and adopt the
Findings of Fact, Conclusions of Law, and Decision.”

RECOMMENDED CONDITIONS
1. This approval is based on the site plan and floorplans submitted by Carmen Finegan, and attached to
the staff report, dated April 26, 2022 and May 5, 2022 respectively. Any change to the floor plan or
change in the location or configuration of the uses from what is depicted in the plans, shall be subject
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to an amendment to this Conditional Use Permit. The assembly use shall occur in the location depicted
on the plans and shall not exceed 1,294 square feet.

2. This conditional use permit is non-transferrable to any other property owner or business other than as
outlined on the Conditional Use Permit application dated April 19, 2022. Any change in property
ownership or business operator requires an amendment to this Conditional Use Permit.

3. This conditional use permit is non-transferable from one parcel of land to another.

4. As depicted on the Site Plan (Sheet A.1) dated April 26, 2022, one parking space in the rear of the
building accessed from the alley shall be dedicated for loading and unloading while the event space is
rented, including setup and cleanup of events. No loading or unloading shall occur on the street or in
the alley.

5. Prior to Certificate of Completion or Certificate of Occupancy, the owner shall submit an amendment
to the active building permit (B22-002) revising the proposed use and occupancy codes for the
proposed use, to reflect the approval and ensure all building and fire code requirements are met prior
to occupancy.

6. Events shall not exceed a maximum occupancy of 96 people, as shown on Sheet A-002 of the project
plans. Maximum occupancies shall be posted on site per the requirements of the City of Ketchum Fire
Marshall. Event formats or layouts other than those outlined on Sheet A-002 may trigger different
occupancy limits and must be reviewed and approved in writing by the City of Ketchum Fire Marshall.

7. Setup or takedown of events resulting in loud or unnecessary noises outside shall not occur between
the hours of 10:00 pm and 7:30am and shall not exceed 60 decibels as outlined in Section 9.08.040.8
of the Ketchum Municipal Code. Noise levels at all times shall conform to KMC 9.08.040 C8.

8. All applicable conditions of approval shall be relayed to all lessees of the event space to ensure
compliance with the conditional use permit requirements.

9. The Planning and Zoning staff may conduct site inspections, following notice to the property owner, to
ensure all conditions of approval are being met.

10. If violations of the Conditional Use Permit are observed, the Commission shall have the discretion to
hold a public hearing to evaluate this Conditional Use Permit and the nature of the violations. Said
hearing may result in changes to the conditions of approval or revocation of the conditional use
permit.
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City of Ketchum

ATTACHMENT A:

CUP Application and Supporting
Documents




OFFICIAL USE ONLY

Planning & Building Date Received: /4|27

City of Ketchum File Number: ['72 — 7.2 |

. B: S/l {fan

Z)

4
E5TagL1swe°

Fee Paid: ' o0 -

Approved Date:

Denied Date:

By:

Conditional Use Permit Application

Submit completed application and payment tothe Planning and Building Department, PO Box 2315, Ketchum,
ID 83340 or hand deliver to Ketchum City Hall, 191 5th St. West, Ketchum. If you have questions, please
contact the Planning and Building Department at (208) 726-7801. To view the Development Standards, visit the
City website at: www.ketchumidaho.org and click on Municipal Code.

Project Name: Extra Credit

Name of Owner of Record: JSLINPC, LLC

Physical Address: 180-4 First Ave N Ketchum, |ID 83340

Property Legal Déscription: Cinema Square Condo Unit 1

Praperty Zoning District:

- | Contact Phone: 435-729-9205 Contact Email: hoah.levine@ubs.com

=

/PROJECTINFORMATION

Descnptlon Of Proposed COI‘Id itio nal Use: Event Space lo accommodale board meetings, birthday parties, rehearsal dinners and olher catered events.

Description of Proposed and
Existing Exterior Lighting:

‘The space sits on tha lowar level of the magic lantem bui in There are no proposed changes to existing exterior lights.

.+ ADDITIONALCOMMENTS " .::

Please see attached supporting documentation

S 1 ACCOMPANYING SUPPORTING INFORMATION REQUIRE|

® Existing Site Plan e Proposed Site Plan e Landscape Plan e Grading and Drainage Plan e Exterior Lighting Plan
and Specifications e Other plans and studies related to the social, economic, fiscal, environmental, traffic, and other
effects of the proposed conditional use, as required by the Administrator

Applicant agrees to observe all City ordinances, laws and conditions imposed. Appticant agrees to defend, hold harmless
and indemnify the City of Ketchum, city officials, agents and employees from and for any and all losses, claims, actions,
judgments for damages, or injury to persons or property, and losses and expenses caused or incurred by Applicant, its servants,
agents, empbloyees, guests and business invitees and not caused by or arising out of the tortuous conduct of city or its officials,
agﬁs orfemployees. Applicant certifies that s/he has read and examined this application and that all information contained

herein is and correct. ~—
- ¢
ﬁ % t[’ rb‘zazz
Applicant Signature ' Date
V4
= s -

City of Ketchum Planning ‘& Building Department *Once your application has been received, we will review it and contact 'vou with
Conditional Use Permit Application next steps. No further action is required at this time. «

108




To:

From:

RE:

Date:

CONDITIONAL USE PERMIT
APPLICANT COVER LETTER

City of Ketchum Planning and Zoning — planningandzoning@ketchumidaho.org

Suzanne Bathke, Planning Technician — sbathke@ketchumidaho.org

Noah Levine, Managing Member, JSLINPC, LLC surpow@msn.com 435.729.9205

Jami Levine, Registered Agent, JSLINPC, LLC jslinpc@msn.com 435.729.9204

Conditional Use Permit Application for JSLINPC, LLC DBA “Extra Credit”

June 16™, 2022

Dear Planning and Zoning Department and Planning Technician Bathke,

The intent of this cover letter is to address specific items associated with the attached Conditional Use
Permit (CUP). Thank you for taking time to review.

History:

The subject of the CUP is a 1294 square foot part of the property known as Cinema Square

Condominium, Unit 1. This is the lower level of the Magic Lantern building (Built 1998) located at 180 N.

First Avenue in Ketchum, ID. The 1294 square foot space was a Movie Theater Screening Room which
began operation in 1998 and ceased operation permanently in April 2020 as a result of the COVID 19
outbreak.

Narrative of key CUP points:

1.

Proposed Use — The applicant seeks to rent out the space for events such as board meetings,
wedding rehearsal dinners, functions for the non-profit community, birthday parties, and other
gatherings.

Square footage description - The total square footage of the event space is 1294 square feet
broken up as follows:
a. 625.22 square feet is made up of an entry hallway and two bathrooms (see
“OccupancyLimitsFromFireMarshall.pdf”) and
b. 668.78 square feed is made up of the event room (see ‘A.2TheaterFloorPlan.pdf’)

Event Space Characteristics —

a. Soundproofing material from when the event space was a movie theatre has been
retained. The entire 668.78 square foot event room is wrapped in soundproofing
material.

b. There is no outdoor portion to the event space. All events are projected to be contained
indoors.

Anticipated Frequency of Use — Market research had led applicant to conclude that the space
would be rented 12 — 18 times per year. This will be more or less depending on actual demand.
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5. Hours of Use — In general events are likely to occur during the following times and may
occasionally occur outside of these hours:
a. Monday thru Friday: 9:00am to 12:00am
b. Saturday and Sunday: 12:00pm to 12:00am
c. Set up and takedown would be allocated 30 minutes before and after the above times

6. Maximum Occupancy — The Ketchum Fire Marshall has reviewed the space and site plan and
determined that occupancy limits are as follows:
a. Concentrated assembly without fixed seats (chairs only)— Maximum Occupancy 96 people.
b. Unconcentrated assembly (tables & chairs) — Maximum Occupancy 45 people.

7. Parking — Prior to the 2022 renovation of this space, it was a movie theater established in 1998
and considered an assembly use. The applicant believes that because this was an assembly use in
existence prior to April 17, 2017 they are exempt from needing to provide a dedicated parking
space. That said, the space does enjoy use of a single parking space. Based on current square
footage calculations, with this space being less than 1500 square feet, only one space is required.
This spot will be used for deliveries and a catering vehicle while the space is rented. There is
ample street and curbside parking surrounding the space.

8. Exterior Lighting Plan — There are no modifications proposed to the existing exterior lighting.

9. ADA Accessibility — The original use of this space was a movie theater and it was build to ADA
spec. The 2022 remodel of this space preserved that accessibility. Building Inspector Jim Lynch
has performed a site visit and indicated that it is ADA compliant.

10. Pedestrian Access — The space is accessible by the main entry door off of First Avenue or by the
door in the alley behind the building between 1% and 2™ St.

11. Signage — The Space will be identified with a compliant sign or door numbering that reads 180-4
on or above each of the existing exterior doors.

12. Grading and Drainage Plan — No modifications are being made to the existing building or
landscape plan.

In addition to this, The CUP Applicant Cover Letter, please find the following information:

e PDFTitled - “180 N 1% Ave Occupancy Limits from Fire Marshall”
o Site Plan: This site plan refers to the subject space as “Suite B” and identifies it as 1294
square feet.
o Occupancy: Fire Marshall Seth Martin has visited the property and reviewed the
construction documents. In this PDF, please find his Maximum Occupancy Calculations

as follows:
= Concentrated assembly without fixed seats (chairs only)— Maximum Occupancy
96 people.

= Unconcentrated assembly (tables & chairs) — Maximum Occupancy 45 people.
e PDF Titled — “A2 THEATER FLOOR PLAN -CF”
o This document zooms in on the 668.78 event room providing visibility to the room and
parking configuration.
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Thank you for taking time to review the application. The applicant looks forward to the next steps in the
process.

Sincerely,
Noah Levine Jami Levine
Managing Member, JSLINPC, LLC Registered Agent, JSLINPC, LLC
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City of Ketchum Building Permit: Exterior Lighting Submittal
Requirements

(For Commercial and Residential)

180-4 First Avenue N. Ketchum, ID 83353

Address:

17.132.010 C.1: All existing lighting located on a subject property that is part of an application for a city planning department design
review, conditional use, subdivision permit, or building permit is required to be brought into conformance with this chapter.
Conformity shall occur prior to issuance of a certificate of occupancy, final inspection or final plat recordation, when applicable. For
other permits, the applicant shall have a maximum of thirty (30) days from date of permit issuance to bring the lighting into
conformance.

In addition to completing the tables below, you will need to submit manufacturers’ product specification sheets for all proposed
outdoor lighting. All applications for design review, conditional use, subdivision and/or building permits shall include lighting plans
showing location, type, height, color temperature, lumen output and amount of all proposed and existing fixtures. Complex uses may
require additional information.

Proposed Lighting:
Fixture Model or No. of Fixtures Shielded (Y/N) | Full cutoff fixture (Y/N) | Light Color (Kelvin)
Description
Ex: SPJ-GDG-30W-5Q-SH ' 3 Ty oy © 2700
Sea Gull Lighting Model #8837401-57 3 y y 1500K

Existing Exterior Lighting (complete to the best of your knowledge):
Fixture Description No. of Fixtures Shielded (Y/N) | Full cutoff fixture (Y/N) | Light Color (Kelvin)

Fully Shielded 'Period' Style Fixture with shielded top and:opaque glass 3 Y N 1500K

*If you need additional space to detail your exterior lighting fixtures, please submit on a separate page

Exterior Lighting Requirements (Chapter 17.132 Dark Skies)

v Exterior Lighting Fixtures. All exterior lighting fixtures shall be full cutoff fixtures with the light source fully shielded, except as
exempted in Chapter 17.132.

v Color Temperature. All exterior lighting shall utilize light sources not to exceed 2700 kelvin. Correlated color temperature refers
to the ‘color’ of the light emitted. It is indicated on light packaging.

v Light trespass. All existing and/or new exterior lighting shall not cause light trespass and shall protect adjacent properties from
glare and excessive lighting. Reference Chapter 17.132.030.B. Figure 1: Light Trespass Matrix for maximum foot-candle limits.

\/Uplighting. Uplighting is prohibited in all zoning districts, except as where permitted in Chapter 17.132.

v Prohibited Lights. Any light source that does not meet the requirements of this chapter. Searchlights, beacons, and other high-
intensity light fixtures. Except as otherwise allowed by this title, any lighting that is flashing, blinking, rotating, chasing, or
rapidly changing in color or intensity is prohibited.

v Nonessential Exterior Lighting. All nonessential exterior commercial and residential lighting shall be turned off after business
hours and/or when not in use. Lights on a timer shall be used. Sensor activated lights shall be used to replace existing lighting
that is desired for security purposes.

v Any other standard found applicable to the proposed exterior lighting.
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PROJECT

PLUMBING FIXTURE REQUIREMENTS - OFFICE PER IBC TABLE 20021 CODE ANALYSIS - IBC 2018 Theater
BUILDING STATISTICS Rennovation
AREA & OCC. TYPE OCCUPANCY LOAD WATER CLOSET LAVATORIES CONSTRUCTION TYPE: (E) - PRESUMED TYPE V-B PER PREVIOUS CONSTRUCTIN DOCUMENTS
DRINKING SERVICE PROPOSED USE(S): BUSINESS - OFFICE 190 1st Ave. M
FOUNTAINS SINK : Ketchum, ID 83340
TOTAL MALE FEMALE MALE FEMALE MALE FEMALE OCCUPANCY CLASSIFICATION(S): B
SPRINKLERED: YES - EXISTING
ARCHITECT
REQUIRED PROVIDED REQUIRED PROVIDED REQUIRED PROVIDED REQUIRED PROVIDED REQUIRED PROVIDED REQUIRED PROVIDED FIRE ALARM: YES - EXISTING
MAXIMUM EGRESS TRAVEL DISTANCES PER IBC TABLES 1017.2, 1006.2.1 oy
SUITE A 1 PER 25 FOR THE FIRST 50 AND 1 PER 50 FOR THE 1 PER 40 FOR THE FIRST 80 AND 1 PER 80 FOR THE : , , F /1
. REMAINDER EXCEEDING 50 REMAINDER EXCEEDING 80 1 PER 100 DISTANCE TO EXIT: 250' MAX. (FULLY SPRINKLERED), 200' (NON SPRINKLERED) E Vi
B 11 6 6 0 1 PROPOSED MAX DISTANCE TO EXIT: 81.9' PROPOSAL COMPLIANT W 1
y 4 -l []
24 1 24 1 15 1 15 1 0 0 COMMON PATH OF EGRESS TRAVEL: 100' MAX. 'B' SPRINKLERED S B 1
T y J [
PROPOSED (CPET): 42.2' PROPOSAL COMPLIANT VA ™ 4N
SUITEB 1 PER 25 FOR THE FIRST 50 AND 1 PER 50 FOR THE 1 PER 40 FOR THE FIRST 80 AND 1 PER 80 FOR THE
. REMAINDER EXCEEDING 50 REMAINDER EXCEEDING 80 1 PER 100 EGRESS WIDTH PER OCCUPANT SERVED PER IBC 1005.3.1 & 1005.3.2
B 9 5 5 0 1 STAIRWAYS: 0.3' PER OCCUPANT PROJECT TEAM
2 2 2 2 13 1 13 1 0 0 OTHER EGRESS COMPONENTS: 0.2" PER OCCUPANT JOEY STEVENSON
JOEY@STEVENSONARCHITECTURE.COM
MINIMUM NUMBER OF EXITS PER OCCUPANT LOAD PER IBC TABLE 1006.3.1 208.720.3025
STORAGE 1 PER 25 FOR THE FIRST 50 AND 1 PER 50 FOR THE 1 PER 40 FOR THE FIRST 80 AND 1 PER 80 FOR THE :
- REMAINDER EXCEEDING 50 REMAINDER EXCEEDING 80 1 PER 100 1-500 OCCUPANT LOAD / STORY: MIN. 2 EXITS OR ACCESS TO EXITS FROM STORY PROPOSAL COMPLIANT
B 1 1 1 0 1 EXIT ARRANGEMENT PER IBC 1007.1.1
04 1 04 1 03 1 03 1 0 0 TWO EXITS OR EXIT ACCESS DOORWAYS, EXITS SHALL BE PLACED A DISTANCE APART EQUAL TO NOT LESS THAN
ONE-HALF OF THE LENGTH OF THE MAXIMUM OVERALL DIAGONAL DIMENSION OF THE BUILDING OR AREA TO BE
SERVED MEASURED IN A STRAIGHT LINE BETWEEN THEM.
21 12 12 48 3 04 3 03 1 03 1 0 0 « EXCEPTION 2: WHERE A BUILDING IS EQUIPPED THROUGHOUT WITH AN AUTOMATIC SPRINKLER SYSTEM IN
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SMartin
Area Measurement
668.78 sf

SMartin
Callout
Occupancy Area #1: 
668.78 sq/ft

Concentrated assembly without fixed seats (chairs only) 
- Maximum Occupancy 96 People

Unconcentrated assembly (Tables & Chairs)
- Maximum Occupancy 45 People

(Occupancy limits need to be posted. Any other configuration may trigger different occupancy limits and will need to be approved by the Fire Marshal)
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City of Ketchum
Planning & Building

IN RE: )
)
Extra Credit Event Space ) KETCHUM PLANNING AND ZONING COMMISSION
Conditional Use Permit ) FINDINGS OF FACT, CONCLUSIONS OF LAW, AND
Date: July 26, 2022 ) DECISION
)
File Number: P22-022 )
PROJECT: Extra Credit Event Space — 180 N 1t Ave
APPLICATION TYPE: Conditional Use Permit

FILE NUMBER: P22-022

ASSOCIATED APPLICATIONS: Design Review (CR-91-13)
Condominium Final Plat (94-033)
Building Permit (B22-022)

REPRESENTATIVE: JSLINPC, LLC — Noah and Jami Levine
OWNER: JSLINPC, LLC — Noah and Jami Levine
LOCATION: 180 N First Ave Unit 4 (Cinema Square Condos, Lots 5 and 6, Block

39, Ketchum Townsite)
ZONING: Community Core — Mixed-Use Subdistrict (CC-2)

OVERLAY: None

RECORD OF PROCEEDINGS

The City of Ketchum received the Conditional Use Permit Application for an assembly use on
April 19, 2022. The application was routed to all city departments for review and comment.
Comments from all departments were provided to the applicant on June 15, 2022. All
department comments have been addressed satisfactorily through applicant revision of project
plans or conditions of approval.
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A public hearing notice for the project was mailed to all owners of property within 300 feet of
the project site and all political subdivisions on July 6, 2022. The public hearing notice was
published in the Idaho Mountain Express the on July 6, 2022. A notice was posted on the
project site and the city’s website on July 18, 2022.

The Planning and Zoning Commission (the “Commission”) considered the 180 N 1t Ave
Conditional Use Permit (Application No. P21-022) application for the Extra Credit Event Space
during a special meeting on July 26, 2022. After considering staff’s analysis, and public
comment, the Commission approved the 180 N 1t Ave Conditional Use Permit application with
conditions as proposed by staff.

BACKGROUND

The Applicant is requesting a Conditional Use Permit (CUP) to establish an “assembly” use in
one of the ground floor commercial spaces in the building located at 180 N First Ave (the
“subject property”). The subject property contains one commercial building built in 1998 with
two commercial condominium units, one unit on the upper floor and one unit on the ground
floor. As originally constructed, the Magic Lantern theater occupied the upper floor with ticket
sales, concessions, and large viewing theaters. The lower floor contained small screening rooms
associated with the Magic Lantern and other smaller commercial spaces. Today, the upper floor
is still the location of the Magic Lantern movie theater. The lower floor is broken up into four
spaces occupied by Sun Valley Needle Arts, Ketchum Eyecenter, a vacant commercial space
fronting N 15t Ave, and the proposed assembly use behind the vacant space. The units
containing the vacant commercial space and the proposed assembly use were previously the
locations of the screening rooms for the Magic Lantern which closed permanently in April 2020
due to COVID-19.

The subject property is zoned Community Core Subdistrict 2 — Mixed Use (CC-2), which allows
“Assembly, place of” only through the approval of a Conditional Use Permit. The Ketchum
Municipal Code defines “Assembly, place of” as:

“Assembly, place of: The use of land for a meeting place where persons gather together
for purposes of attending civic, social, religious functions, recreational events or
entertainment performances on a regular or recurring basis including, but not limited
to, religious institutions, banquet facilities, funeral homes, theaters, conference centers,
stadiums, or indoor or outdoor recreational facilities, but excludes a "cultural facility" as
defined by this chapter. A gathering of less than 25 persons shall not be considered a
place of assembly provided the gathering is accessory and incidental to the principal

”

use.

The proposed event space is intended for rent by organizations or businesses for the purpose of
board meetings, wedding rehearsal dinners, functions for the non-profit community, birthday
parties, and other gatherings. If approved, the proposed space would consist of 1,294 square
feet including 669 square feet of event room area and 625 square feet of hallway and restroom

2
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areas dedicated to the event space. There is no outdoor area associated with the event space.
The sound proofing from the original screening rooms is still in place and will remain if the
assembly use is approved. As shown on the project plans in Attachment B, the proposed event
space is accessed from N 1st Ave but does not have any frontage on the street other than an
entry door to the hallway.

Capacity of the proposed space is dependent on the format of the event and maximum capacity
set by the adopted Fire Code for the city of Ketchum. Per the requirements of the Fire Marshall,
the maximum capacity is 45 people for a sit-down event with tables and chairs. For an informal
event without fixed seats and mostly standing, the maximum capacity is 96 people. Events are
anticipated to occur between 9am and midnight on weekdays, and noon to midnight on
weekends with additional time for set up and takedown.

The current property owners purchased the lower level (Unit 1) of the building in 2021 and
began the process of seeking tenants for the vacant space shortly thereafter. In January 2022,
the owner submitted a building permit for the reconfiguration of the vacant screening rooms to
increase marketability for a variety of potential tenants. The City of Ketchum received the
Conditional Use Permit Application for an assembly use on April 19, 2022. The application was
routed to all city departments for review and comment. Comments from all departments were
provided to the applicant on June 15, 2022. As of the date of this staff report, all department
comments have been adequately addressed in revised application materials.

FINDINGS OF FACT

The Commission, having reviewed the entire project record, provided notice, and conducted
the required public hearing, does hereby make and set forth these Findings of Fact, Conclusions
of Law, and Decision as follows:

FINDINGS REGARDING COMPREHENSIVE PLAN CONFORMANCE

Land Use Category:
Mixed-Use Commercial

PRIMARY USES
Offices, medical facilities, health/wellness-related services, recreation, government, residential, and services.

SECONDARY USES
Open space, places of worship and public uses are also appropriate.

CHARACTERISTICS AND LOCATION

The intent of the Mixed-Use Commercial category is to improve two areas: 1) the downtown area outside the retail
core, and 2) the area surrounding St. Luke’s Hospital (McHanville/Cold Springs Canyon) where development must be
sensitively sited for viewshed and wildlife habitat protection.

Analysis: The comprehensive plan does not outline what is specifically included in “services”, however, an event rental
space is providing a type of service to the residents, businesses, and visitors of our community for a variety of events
including board meetings, business gatherings, receptions, parties, or other. As stated in the “Characteristics and
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Location” description of the plan, the intent is to improve the downtown area outside the retail core. The location of the
proposed event space has been vacant for two years and has an opportunity to create an active space in a location that
has minimal visibility from the street. Allowing an active use in this space provides an opportunity to activate a vacant
space that is not currently providing value to the community.

Comprehensive Plan Value: Vibrant Downtown

Our downtown core is critical to the economic health and well-being of Ketchum. It functions as both an economic
engine and the symbolic “heart and soul” of the City. We will preserve this vibrant commercial area as a place where
local businesses can thrive and where people can congregate. Downtown must be a place that people can reach easily
by foot, bike, and transit. We will continue to reinforce the downtown as the City’s primary business district, retail core,
and key gathering place for residents and visitors for shopping, dining, and entertainment. Enhancements and efforts to
support events, the arts, and Ketchum’s history and culture will make downtown an even greater community asset.

Analysis: The proposed use supports the city’s value of creating a vibrant downtown as it would activate a space
that has been vacant for an extended period. Additionally, Ketchum’s downtown should be a “key gathering place
for residents and visitors for shopping, dining, and entertainment”. The plan also states that efforts to support
events will make downtown a greater community asset. An event space is a place for people to gather for any
range of special events and helps support this goal for the downtown.

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.

Analysis: Allowing a small format event space in the downtown at this location not only activates a commercial unit
with limited visibility, but it also draws visitors to a location within the downtown that does not have a lot of activation
in the evenings. This further promotes the downtown as an entertainment destination. The event space will provide a
location for residents and visitors to congregate and promote those event attendees to explore the other areas of

downtown before or after the event.

FINDINGS REGARDING CONDITIONAL USE PERMIT CRITERIA

Conditional Use Requirements

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:

Compliance and Analysis

Yes

No

N/A

City Code

City Standards and Staff Comments

O

O

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.

Staff
Comments

Based on the capacity of the space, the hours of operation, and the nature of the
proposed uses, the event space is similar to other permitted uses by-right in the
community core such as food service, brewpubs, and conference and bar elements of
hotels. The city has also approved other assembly uses in the community core, such as
the Argyros Performing Arts Center. The CC-2 zone district permits multi-family
residential in addition to commercial uses. Compatibility issues between event spaces
and residential are primarily related to parking, hours of operation, and noise. Staff does
not believe the proposed space will result in these issues as there is ample on street
parking and bus service for event attendees, the hours of operation are reasonable
compared to other uses with evening hours, the venue is small and accommodates a
limited number of people, and the event space is completely soundproofed. Additionally,
staff is recommending condition of approval #7 that reinforces the city’s provisions
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related to loud or unnecessary noise, which will limit prolonged noise from setup or
takedown operations during the evening hours.

17.116.030(B)

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

Staff
Comments

The building department and fire department have reviewed the proposed plans for the
space. All life safety and building code requirements are being met. An additional event
space in the community core will not endanger the health, safety, and welfare of the
community. Having an additional event space of this size will provide an amenity to
residents and businesses that is not widely available within the community core,
thereby supporting the community.

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.

Staff
Comments

The proposed use is in a portion of the community core that has fully connected
sidewalks providing a protected pedestrian path from surrounding businesses,
transportation stops, and parking areas. Attendees of the events will have access to on
street parking or can walk, bike, or bus to the event depending on where they are
coming from. Some events, such as wedding receptions or corporate events, may hire
shuttle services to transport guests rather than individual transportation
arrangements. Pedestrian and vehicular traffic associated with the use is consistent
with other pedestrian and vehicular traffic patterns and will utilize the grid structure of
the community core to navigate the surrounding areas without conflict.

Section 17.125.040.C.1 of the Ketchum Municipal Code outlines the types of uses
exempt from parking requirements in the CC zone districts. Of that list, the following
exemptions apply to assembly uses:
d. Assembly existing on or before April 17, 2017.
e. The first 5,500 gross square feet for new assembly uses. The first 5,500
gross square feet of an assembly use established or constructed after the date
this chapter is passed is exempt, additional square footage is subject to the
ratio of one parking space per 1,000 gross square feet.

The initial screening rooms were constructed in 1998, however, the screening rooms
ceased operation in 2020. Staff considers this application to be a new assembly space,
and therefore subject to the exemption outlined in subsection “e” above. As the space
is less than 5,500 square feet, it is exempt from on-site parking requirements.

The applicant has provided an on-site parking space for loading and unloading of event
food and supplies. Staff believes that having a dedicated space for loading and
unloading is critical for smooth operations of an event facility that has varying hours of
operation. Generally, alleys are used for accessing off street parking, garbage
management and removal, access to utilities, and deliveries to businesses and
residents. Having a dedicated loading and unloading space for the use will limit
potential conflicts in the alley between event operations and other maintenance and
delivery operations that may take place. Staff recommends condition of approval #4
that outlines the use of the on-site parking space for event operations.

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.

Staff
Comments

As mentioned above, all departments have reviewed the proposed use including
streets, fire, water, wastewater, building and engineering. Additionally, the proposed
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service the use including electricity, gas, and garbage service.

use is within a commercial building currently served by all other utilities necessary to

the basic purposes of this section.

O 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.
Staff As described in Table 2 of this staff report and 17.116.030(A) of this table, the conditional
Comments use aligns with, rather than conflicts with, the policies of the Comprehensive Plan and

CONCLUSIONS OF LAW

The City of Ketchum 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 are codified in the Ketchum
Municipal Code (“KMC”) and are identified in the Findings of Fact and which are herein
restated as Conclusions of Law by this reference and which City Ordinances govern the
applicant’s Conditional Use Permit application for the development and use of the project
site.

The Commission has authority to hear the applicant’s Conditional Use Permit Application
pursuant to Chapter 17.116 of Ketchum Municipal Code Title 17.

The City of Ketchum Planning Department provided notice for the review of this
application in accordance with Ketchum Municipal Code §17.116.040.

The Conditional Use Permit application is governed under Ketchum Municipal Code
Chapter 17.116.

The 180 N 1%t Ave - Extra Credit Event Space Conditional Use Permit application meets all
applicable standards specified in Title 17 of Ketchum Municipal Code.

DECISION

THEREFORE, the Commission approves this Conditional Use Permit Application File No. P21-022
this Tuesday, July 26, 2022, subject to the following conditions of approval.

CONDITIONS OF APPROVAL

This approval is based on the site plan and floorplans submitted by Carmen Finegan, and
attached to the staff report, dated April 26, 2022 and May 5, 2022 respectively. Any
change to the floor plan or change in the location or configuration of the uses from what
is depicted in the plans, shall be subject to an amendment to this Conditional Use Permit.
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The assembly use shall occur in the location depicted on the plans and shall not exceed
1,294 square feet.

2. This conditional use permit is non-transferrable to any other property owner or business
other than as outlined on the Conditional Use Permit application dated April 19, 2022.
Any change in property ownership or business operator requires an amendment to this
Conditional Use Permit.

3. This conditional use permit is non-transferable from one parcel of land to another.

4. As depicted on the Site Plan (Sheet A.1) dated April 26, 2022, one parking space in the
rear of the building accessed from the alley shall be dedicated for loading and unloading
while the event space is rented, including setup and cleanup of events. No loading or
unloading shall occur on the street or in the alley.

5. Prior to Certificate of Completion or Certificate of Occupancy, the owner shall submit an
amendment to the active building permit (B22-002) revising the proposed use and
occupancy codes for the proposed use, to reflect the approval and ensure all building and
fire code requirements are met prior to occupancy.

6. Events shall not exceed a maximum occupancy of 96 people, as shown on Sheet A-002 of
the project plans. Maximum occupancies shall be posted on site per the requirements of
the City of Ketchum Fire Marshall. Event formats or layouts other than those outlined on
Sheet A-002 may trigger different occupancy limits and must be reviewed and approved
in writing by the City of Ketchum Fire Marshall.

7. Setup or takedown of events resulting in loud or unnecessary noises outside shall not
occur between the hours of 10:00 pm and 7:30am and shall not exceed 60 decibels as
outlined in Section 9.08.040.8 of the Ketchum Municipal Code. Noise levels at all times
shall conform to KMC 9.08.040 C8.

8. All applicable conditions of approval shall be relayed to all lessees of the event space to
ensure compliance with the conditional use permit requirements.

9. The Planning and Zoning staff may conduct site inspections, following notice to the
property owner, to ensure all conditions of approval are being met.

10. If violations of the Conditional Use Permit are observed, the Commission shall have the
discretion to hold a public hearing to evaluate this Conditional Use Permit and the nature
of the violations. Said hearing may result in changes to the conditions of approval or
revocation of the conditional use permit.

Findings of Fact adopted this 26t day of July 2022.

Neil Morrow, Chair

City of Ketchum - Planning and Zoning Commission
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IN RE: )

McDermott Residence )) KETCHUM PLANNING AND ZONING COMMISSION
Mountain Overlay Design Review ) FINDINGS OF FACT, CONCLUSIONS OF LAW, AND
Date: July 26, 2022 ) DECISION

File Number: P22-002 ))

PROJECT: McDermott Residence

APPLICATION TYPE: Mountain Overlay Design Review

FILE NUMBER: P22-002

REPRESENTATIVE: Jeffrey Johnston, CLB Architects

OWNER: Ed McDermott, Betsy McDermott

LOCATION: 600 Walnut Ave — Ketchum Townsite: Block 91, Lot 1A

ZONING: Limited Residential (LR)

OVERLAY: Mountain Overlay (MO)

RECORD OF PROCEEDINGS
The City of Ketchum received a Mountain Overlay Design Review Application on January 8, 2022. The
application was reviewed and deemed complete on May 6, 2022.

A public hearing notice for the project was mailed to all owners of property within 300 feet of the
project site and all political subdivisions on May 25, 2022. The public hearing notice was published in
Idaho Mountain Express on May 25, 2022. A notice was posted on the project site and the city’s website
on May 25, 2022.

The Planning and Zoning Commission (the “Commission”) considered the 600 N Walnut Ave Mountain
Overlay Design Review (Application No. P22-002) application during a regular meeting on June 14, 2022.
After considering staff’s analysis, the applicant’s presentation, and public comment, the Commission
approved the Design Review application with a vote of 4 to zero.

BACKGROUND
The subject Mountain Overlay (MO) Design Review is for the development of a new 10,760 sq ft single-
family residence known as the McDermott Residence (the “project”) at 600 N. Walnut Avenue (the
“subject property). The subject property, Lot 1A of Block 91 Ketchum Townsite, is a vacant 16,523
square foot lot within the Mountain Overlay (MO) District and the underlying zoning is Limited
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Residential (LR). The subject property previously contained a residence which was demolished in 2015
and has since then been used for construction staging. The property was formed through a lot line shift,
consolidating two Ketchum Townsite lots, in 2018 and is currently undeveloped. In 2018 the Planning &
Zoning Commission approved a residence on the subject property through Mountain Overlay Design
Review, but the project never continued to building permit. The subject property is relatively flat with
the only remaining natural hillside locate on the northern side property boundary and rear property
boundary. Staff researched what may have been the cause of this but was unable to determine whether
it was due to the previous development located on the property, demolition of the structure, or
reconfiguration of the lot when in use as construction staging, or some other activity.

Pursuant to Ketchum Municipal Code (KMC) 17.104.050.A, the construction or placement of structures
within the MO District is subject to all applicable Design Review improvements and standards (KMC
17.96.060) as well as subject to the Mountain Overlay Design Review requirements set forth in KMC
17.104.070. The purpose of the MO Zoning District is to encourage development to be harmonious with
existing natural resources, protect natural land features and wildlife habitat, prohibit detrimental
alteration and minimize impacts to the existing topography, preserve hillsides and ridges, and minimize
the visual impact of building sites by siting building footprint away from higher elevations.

CRITERIA FOR SIMMING POOLS IN MOUNTAIN OVERLAY
As part of the project submittal the applicant proposed an in ground swimming pool and spa in the
backyard. Staff was not aware of previous development in the Mountain Overlay District containing a
pool and requested that the Commission determine if pools are aligned with the objectives and
standards of the Mountain Overlay District. The Commission determined this specific pool could be
permitted and did not set a precedent for other pools proposed in the Mountain Overlay District. The
Commission determined the proposed pool could be approved because it met the following criteria:

1. The footprint of the pool was included in the building coverage of the lot and the overall
building coverage of the project did not exceed the permitted building coverage requirement.

2. The project site was disturbed from previous development, therefore the pool caused minimal
disruption to the project site.

3. Prior to issuance of building permit, applicant must demonstrate the pool cover is sufficient to
withstand the weight of wildlife in the area and that pool will not endanger wildlife when the
residents are not present on the property.

4. The pool does not result in excavation into the hillside and does not have a visual impact on the
hillside

5. Pool size is minimal in size (SF of pool) and causes minimal disruption to hillside

Below is staffs review of whether the proposed project meets these criteria:

Criteria #1 Conformance

Adding the footprint of the pool to the building coverage of the lot does not YES
take the building coverage of the project over the permitted building
coverage requirement.

Finding: The proposed pool & spa have an area of 200 sq ft. Adding this to the building coverage of
the residence brings the total coverage to 5,284 sq ft. The building coverage of the residence and pool
together is 31.9% which is below the permitted 35% in the Limited Residential (LR) zone.
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Criteria #2 Conformance

The project site must be disturbed from previous development therefore YES
the pool causes minimal disruption to the project site.

Finding: The existing lot previously had a residence on site which has disturbed the natural hillside.
The pool and spa have been reduced in size and shifted to an area on the lot that would reduce the
amount of cut required.

Criteria #3 Conformance

Prior to issuance of the building permit, the applicant must demonstrate YES
that the pool cover is sufficient to withstand the weight of wildlife and the
pool does not endanger wildlife.

Finding: Prior to issuance of a building permit for the proposed residence, the applicant will have to
demonstrate that the pool cover can withstand the weight of elk and deer. Applicant will provide
information on how the pool will be secured when the residents are not present on the property.

Criteria #4 Conformance

Pools construction shall not excavate into a hillside and shall not have a YES
visual impact on the hillside.

Finding: Due to the pool being situated in the rear yard behind the proposed residence, and not
causing excavation into the hillside, no visual impact will be created.

Criteria #5 Conformance

Pool size shall be minimal in size and not cause disruption to the hillside YES

Finding: The total size of the pool/spa is 200sf with dimensions of 10ft by 20ft. The size, location, and
existing site conditions cause the pool to be small and located in a location that does not create
disturbance to the hillside.

Findings of Fact
Table 1: Findings Regarding Zoning and Dimensional Standards

Compliance with Zoning Standards

Compliant Standards and Staff Comments
Yes No | N/A | Guideline City Standards and Staff Comments
O | O 17.12.040 Minimum Lot Area

Staff Comment Required: 9,000 square feet minimum.
Existing (Lot 1A): 16,523 sf

17.12.040 Building Coverage

Staff Comment Permitted: 35%
Proposed: 30.7% (5084 sf)

X O | O 17.12.040 Minimum Building Setbacks
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Staff Comment

Minimum:

Front: 15’

Side: > of 1’ for every 2’ in building height, or 10’ (16.19’ required)
Rear: 20’

Proposed:

Front: 15’

Side: 16.25’

Side: 16.25’

Rear: 20’ as measured from alley centerline

X O | O 17.12.040 Building Height
Staff Comment Maximum Permitted: 35’
Proposed: 32.475’
O O 17.125. 030.H Curb Cut
Staff Comment Permitted: 35% or street frontage or 38.5’ for the subject property (street frontage
110.11°)
Proposed: 25.3’
< 0 0 17.125.040.B Parking Spaces
Staff Comment Required:
Residential one family: 2 parking spaces per dwelling unit
Proposed:

The applicant is proposing a two (2) car garage. One (1) additional parking space is
proposed for the driveway.

Table 2: Findings Regarding Mountain Overlay Design Review Standards

IMPROVEMENTS AND STANDARDS: 17.104.070 — Mountain Overlay Design Review:
The following list of criteria and those contained in section 17.96.080 of this title must be considered and addressed by
each applicant seeking design review approval.

Yes | No | N/A City Code City Standards and Staff Comments
X O O 17.104.070A | There shall be no building on ridges or knolls which would have a material visual
& impact on a significant skyline visible from a public vantage point entering the city or
within the city. “Material”, as the term is used herein, shall be construed in light of
the magnitude of the negative impact on the objectives of this section.
Staff The proposed residence complies with this requirement as the structure is not located
Comment on a ridge or knoll that would have a material visual impact on a significant skyline
visible from a public vantage point entering or within the city. The overall design will
serve to protect the visual integrity of the adjacent hillside.
X O O 17.104.070A | Building, excavating, filling and vegetation disturbance on hillsides which would
2) have a material visual impact visible from a public vantage point entering the city or
within the city shall be minimized. “Material”, as the term is used herein, shall be
construed in light of the magnitude of the negative impact on the objectives of this
section.
Staff Hillside disturbance has been minimized and the project will not have a material visual
Comment impact from a public vantage point within or upon entering the city.
U O 17.104.070A | Driveway standards as well as other applicable standards contained in chapter 12.04
(3) of this code shall be met.
Staff The proposed paver driveway is sited in the same location as the existing, gravel
Comment driveway. The City Engineer and Fire Department have approved the proposed design
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of the paver driveway. The driveway must meet all applicable standards and shall
receive approval from the City Engineer and Fire Department prior to the issuance of a
building permit for the project.

X 17.104.070A | All development shall have access for fire and other emergency vehicles to within
(4) one hundred fifty feet (150’) of the furthest exterior wall of any building.
Staff The Fire Department has reviewed the proposed design and ahs found that all access
Comment requirements for emergency vehicles has been met
(15?)-104-°7°A Significant rock outcroppings shall not be disturbed.
Staff There are no significant rock outcroppings within the property boundary of the subject
Comment property.
17.104.070A | |nternational building code (IBC) and international fire code (IFC) and Ketchum fire
(6) department requirements shall be met.
Staff The project must comply with the International Building Code 2018 and the Ketchum
Comment Fire Department requirements. All IBC, IFC, and Ketchum Fire Department
requirements shall be verified and met prior to the issuance of a building permit for the
project.
X (177)-104-°7°A Public water and sewer service shall comply with the requirements of the city.
Staff As indicated on Sheet C2 of the submittal, the applicant has proposed connecting to the
Comment municipal water and sewer systems from existing lines within 6% Street. Requirements
and specification for the water and sewer connections will be verified, reviewed, and
approved by the Utilities Department prior to issuance of a Building Permit for the
project.
X (187)-104-°7°A Drainage shall be controlled and maintained to not adversely affect other properties.
Staff As indicated on Sheet C2 of the submittal, the applicant has proposed a system of
Comment drywells to control drainage on the site. Pursuant to KMC 17.96.060.C.1, all storm
water drainage shall be retained on site. All drainage plans and specifications shall be
reviewed and approved by the City Engineer and Streets Department prior to issuance
of a Building Permit for the project.
17.104.070A | Cuts and fills allowed for roadways shall be minimized; lengths of driveways allowed
©) shall be minimized; all cuts and fills shall be concealed with landscaping,
revegetation and/or natural stone materials. Revegetation on hillsides with a clear
zone of thirty feet (30’) around all structures is recommended. Said clear zone shall
include low combustible irrigated vegetation with appropriate species, on file with
the Ketchum planning department. Revegetation outside of this clear zone should be
harmonious with the surrounding hillsides.
Staff The proposed paver driveway will not require significant cuts or fill as it is sited in the
Comment same location as the existing, gravel driveway.
An existing cut on the northern side of the property where the proposed driveway is
located will be concealed with boulders and vegetation. Revegetation of the hillside
includes species such as native grasses, serviceberry, sagebrush, sumac, pines, aspen
and other drought tolerant plants.
X 17.104.070A | No other sites on the parcel are more suitable for the proposed development in
(10) order to carry out the purposes of this section.
CStaff . No alternative site for the residence exists on the property. The proposed residence will
ommen

not have a material visual impact on a significant skyline, does not impact a significant
rock outcropping, and will minimize the disturbance to native and natural vegetation.
The residence is situated at the rear of the subject property resulting in the building
tucking into the hillside.
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X O O 17.104.070A | Access traversing twenty five percent (25%) or greater slopes does not have
(11) significant impact on drainage, snow and earthslide potential and erosion as it
relates to the subject property and to adjacent properties.
Staff Access will not traverse slopes greater than 25%. The proposed driveway will be
Comment situated over the existing gravel driveway and will not traverse additional areas of the
hillside.
X O O ;1172-3)104-070‘\ Utilities shall be underground.
Staff All utilities shall be undergrounded.
Comment
X O O 17.104.070A | Limits of disturbance shall be established on the plans and protected by fencing on
(13) the site for the duration of construction.
Staff The applicant has provided fencing around the property on the Construction Activity
Comment Plan. The final construction management plan shall be approved by the City Engineer,
Streets Department, and Planning Department prior to issuance of a building permit
for the project.
O O 17.104.070A | Excavations, fills and vegetation disturbance on hillsides not associated with the
(14) building construction shall be minimized.
Staff With the exception of the proposed pool excavation and fill is limited to the proposed
Comment residence.
Vegetation on the hillside has been minimized with this proposal.
O O X 17.104.070A | Preservation of significant landmarks shall be encouraged and protected, where
(15) applicable. A significant landmark is one which gives historical and/or cultural
importance to the neighborhood and/or community.
Staff No significant landmarks have been identified on-site.
Comment
O O X 17.104.070A | Encroachments of below grade structures into required setbacks are subject to
(16) subsection 17.128.020K of this title and shall not conflict with any applicable
easements, existing underground structures, sensitive ecological areas, soil stability,
drainage, other sections of this Code or other regulating codes such as adopted
International Code Council Codes, or other site features concerning health, safety,
and welfare.
No encroachments of below grade structures into setbacks are proposed.
Table 3: Findings Regarding Design Review Standards
Design Review Requirements
IMPROVEMENTS AND STANDARDS: 17.96.060
Yes | No | N/A | City Code City Standards and Staff Comments
O n 17.96.060(A)(1) | The applicant shall be responsible for all costs associated with providing a
Streets connection from an existing city street to their development.
Staff Comments | The proposed project connects the residence to Walnut Ave. The applicant is aware
that construction of the driveways is their expense.
n n ;t7-96t-060(A)(2) All street designs shall be approved by the City Engineer.
reets
Staff Comments | N/A. No new street is proposed.
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m 17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall

install sidewalks as required by the Public Works Department.
Staff Comments | N/A. Sidewalks are not required in this zoning district, LR.

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

Staff Comments | N/A. Subject property is located within the LR zone which does not require sidewalks.
Project to meet right-of-way standards for 60’ & 80 ROW which include supplying
areas for on-street parking. ROW improvements will be verified at building permit
submittal.

O 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.

Staff Comments | N/A. See above Staff comment for Ketchum Municipal Code §17.96.060(B)(2).

n 17.96.060 (B)(4) | The length of sidewalk improvements constructed shall be equal to the length of the
subject property line(s) adjacent to any public street or private street.

Staff Comments | N/A. See above Staff comment for Ketchum Municipal Code §17.96.060(B)(2).

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

Staff Comments | N/A. See above Staff comment for Ketchum Municipal Code §17.96.060(B)(2).

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

Staff Comments | N/A. See above Staff comment for Ketchum Municipal Code §17.96.060(B)(2).

m 17.96.060(C)(1) | All storm water shall be retained on site.

Staff Comments | The applicant proposes to retain all stormwater on site. See sheet C1. The drainage
and grading plan will be reviewed and approved by the City Engineer and Streets
Department Director through the Building Permit review and approval process.

m 17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject
property lines adjacent to any public street or private street.

Staff Comments | See sheet C1. Drainage improvements constructed along Walnut Ave & 6 St property
lines.

] 17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary,
depending on the unique characteristics of a site.

Staff Comments N/A

m 17.96.060(C)(4) Drainage facilities shall be constructed per City standards.

Staff Comments | The specifications for the drywells and catch basins are included on Sheet C3. The
drainage plan and associated specifications shall be reviewed and approved by the City
Engineer prior to issuance of a Building Permit for the project.

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

sole expense of the applicant.
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Staff Comments

All project costs associated with the development, including installation of utilities are
the responsibility of the applicant. The applicant has not made requests for funding to
the City, and no funds have been provided by the city for the project.

m 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.

Staff Comments | A|| ytilities are proposed to be located underground.

m 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.

Staff Comments | Any extension of utilities will be done in accordance with the city of Ketchum standards
and at the discretion of the City Engineer.

m 17.96.060(E)(1) The project's materials, colors and signing shall be complementary with the
townscape, surrounding neighborhoods and adjoining structures.

Staff Comments | As indicated on Sheet A3.1, the proposed materials for the project include stone,
horizontal wood siding, steel panel, and bonderized metal roof. The proposed
materials and colors are complementary to existing homes around 6™ St and Walnut
Ave.

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

Staff Comments | N/A. There are no identified landmarks on the property.

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

Staff Comments | N/A. The proposal is for new construction.

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

Staff Comments | N/A. Sidewalks do not exist in this zoning district.

m 17.96.060(F)(2) The building character shall be clearly defined by use of architectural features.

Staff Comments | Building elevations are included on Sheets A3.1, A3.2, A3.3 of the Design Review
Submittal. Chimneys, bump outs, balconies and undulation help to provide visual
interest. The use of windows on the Walnut Ave & 6% St frontages assists in breaking
up the buildings fagade.

m 17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project.

Staff Comments | The proposed materials and color palette enhance the mountain modern design of the
single-family residence. The natural materials and colors complement the surrounding
landscape.

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

Staff Comments | The proposed boulders and retaining wall in the front yard connect to the residence by
using a similar color palette. Plant species and boulders for the project provides a
natural appearance in which the residence sits within.

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

Staff Comments | The Walnut Ave elevation of the proposed residence provides undulation through a
recessed entry between the two main wings of the residence. From 6™ St the Chimney
and bump out on the second floor help to provide variation and reduce flatness on that
side of the building. The

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

Staff Comments | Both buildings orient towards Walnut Ave.

m 17.96.060(F)(7) | Garbage storage areas and satellite receivers shall be screened from public view and

located off alleys.
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Staff Comments

N/A. Satellite receivers are not proposed.

n 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.

Staff Comments N/A.

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

Staff Comments | The alley behind the property will remain open and unobstructed to allow for
pedestrian use

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

Staff Comments N/A.

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

Staff Comments N/A.

m 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.

Staff Comments | The proposed driveway entrance is further than 20’ to the intersection of Walnut Ave &
6t Street.

n 17.96.060(G)(S) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage
trucks and similar service vehicles to all necessary locations within the proposed
project.

Staff Comments | Access for emergency vehicles, snowplows, and garbage trucks is provided from
Walnut Avenue & 6™ Street.

O 17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved
parking and pedestrian circulation areas.

Staff Comments | proposed parking and pedestrian circulation areas are snowmelted

O 17.96.060(H)(2) | Snow storage areas shall be provided on-site.

Staff Comments | proposed parking and pedestrian circulation areas are snowmelted

n 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.

Staff Comments | pProposed parking and pedestrian circulation areas are snowmelted

m 17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be
allowed.

Staff Comments | proposed parking and pedestrian circulation areas are snowmelted

m 17.96.060(1)(1) Landscaping is required for all projects.

Staff Comments | See sheet L0O-02.

m 17.96.060(1)(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.

Staff Comments | proposed landscape plan (Sheet L0-02) includes native drought tolerant trees such as
Ponderosa Pine, Quaking Aspen and radiant Crabapple. Shrubs include drought
tolerant species like western sagebrush, serviceberry, and fragrant sumac. Ground
covers and grasses which are proposed are also drought tolerant species.

O 17.96.060(1)(3) All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are

recommended but not required.

Staff Comments

See above Staff comment for Ketchum Municipal Code §17.96.060(1)(2).
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O O 17.96.060(1)(4)

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

Staff Comments

Proposed landscape plan (Sheet L0-02) indicates planting surrounding the residence so
as to provide a buffer between streets and any future development on the lots to the
north or across the alley.

m m 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.

Staff Comments N/A.

CONCLUSIONS OF LAW

The City of Ketchum is a municipal corporation established in accordance with Article XIl 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 are codified in the Ketchum City Code (“KMC”) and are identified
in the Findings of Fact and which are herein restated as Conclusions of Law by this reference and
which city ordinances govern the applicant’s application for the development and use of the

The Commission has authority to hear the applicant’s Design Review Application pursuant to
Chapter 17.96 of Ketchum Code Title 17.

The City of Ketchum Planning Department provided adequate notice for the review of this

The Mountain Overlay Design Review Application is governed under Ketchum Municipal Code
Chapters 17.96, 17.104, 17.92, 17.124, and 17.128.

1.

project site.
2.
3.

application.
4.
5.

The 600 N Walnut Mountain Overlay Design Review Application File P22-002 does meet the
standards of approval under Chapter 17.104 of Zoning Code Title 17 subject to conditions of
approval.

DECISION

THEREFORE, the Ketchum Planning & Zoning Commission approves the 600 Walnut Mountain Overlay

Design Review Application this Tuesday, July 26, 2022 subject to the following conditions:

134




CONDITIONS OF APPROVAL

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

2. The term of Design Review approval shall be twelve (12) months from the date that the Findings
of Fact, Conclusions of Law, and Decision are adopted by the Commission or upon appeal, the
date the approval is granted by the Council subject to changes in zoning regulations.

3. In addition to the requirements set forth in this Design Review approval, this project shall
comply with all applicable local, state, and federal laws.

4. Limits of disturbance/construction fencing indicated on the Construction Activity Plan shall
remain in place for the duration of construction;

5. All building and fire code requirements as dictated by 2018 family of international codes and
Title 15 of Ketchum Municipal shall apply to all construction onsite;

6. All Design Review elements shall be completed prior to final inspection;

7. All exterior lighting shall be in compliance with Ketchum Municipal Code, Chapter 17.132, Dark
Skies, and approved prior the issuance of a Certificate of Completion;

Findings of Fact adopted this 26" day of July 2022

Neil Morrow, Chair
City of Ketchum

Planning & Zoning Commission
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