
CITY OF KETCHUM, IDAHO 
PLANNING AND ZONING COMMISSION 

Tuesday, June 27, 2023, 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/84814315588  
Webinar ID: 848 1431 5588 
 

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 the June 13, 2023 minutes 
PUBLIC HEARING: 

2. ACTION ITEM: Recommendation to hold a public hearing, review, and approve the Mountain 
Overlay Design Review, Townhouse Preliminary Plat, and Conditional Use Permit applications 
for the detached townhomes at 402 Sage Road 

NEW BUSINESS: 
3. Workshop: Evaluation of Interim Ordinance 1234 Standards 
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ADJOURNMENT: 
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CITY OF KETCHUM  
MEETING MINUTES OF THE  

PLANING AND ZONING COMISSION 
Tuesday, June 13, 2023 

 

 

 

 
CALL TO ORDER: (00:00:13 in video)  
Tim Carter called the meeting of the Ketchum Planning and Zoning Commission to 
order at 4:30p.m. 

 
ROLL CALL: 
Neil Morrow – arrived at 4:36 
Susan Passovoy  
Brenda Moczygemba - absent 
Tim Carter  
Spencer Cordovano  
 
ALSO PRESENT: 
Jade Riley—City Administrator 
Trent Donat—City Clerk 
Morgan Landers—Director of Planning and Building 
Abby Rivin—Senior Planner 
Paige Nied—Associate Planner  
Adam Crutcher—Associate Planner 
Heather Nicolai—Planning Technician & Office Administrator 
 
Motion to amend the agenda to handle Consent Agenda Item #1 after public hearing item #2. 
(00:01:04 in video) 
MOVER:  Spencer Cordovano 
SECONDER: Susan Passovoy 
AYES: Susan Passovoy, Tim Carter, Spencer Cordovano  
RESULT: ADOPED UNANIMOUSLY 
 

COMMUNICATIONS FROM COMMISSIONERS: (00:04:13 in video) 
Tim Carter, Susan Passovoy & Spencer Cordovano visited the 219 Hillside Drive site.  

PUBLIC HEARING: (00:04:30 in video)  
1. ACTION ITEM: Recommendation to review and approve the 219 Hillside Drive Mountain 
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Overlay Design Review & Conditional Use Permit applications, as conditioned, and direct staff 
to return with the findings of fact. 

• Staff Presentation: Paige Nied —Associate Planner (00:04:40 in video)  
• Commission Questions/Comments for Staff (00:11:45 in video) 
• Applicant Presentation by: Bruce Smith – Alpine Enterprises - 18:00 
• Commission Questions/Comments for Applicant (00:21:50 in video)  
• Applicant Presentation by: Kyle Miller – Owner - Paramount Property Development LLC 

(00:29:57 in video)  
• Commission Questions/Comments for Applicant (00:31:15 in video)  

 
Public Comment: (00:38:30 in video)  

• Martin Kaplan (00:38:40 in video)  
• Kevin Moss (00:43:15 in video) 
• Bill Glenn (00:48:28 in video) 
• Mark Gilbreath (00:55:11 in video)  
• Andy Luhn (00:59:58 in video)  
• Ellie Gilbreath (01:01:20 in video) 

 
Public Comment Closed: (01:05:19 in video)  
 

• Applicant Response to Public Comment – Alex Nelson, Alpine Enterprises (01:05:35 in 
video)  

• Commission Questions/Comments for Applicant and staff and their responses (01:12:10 
in video)  

• Mark Kaplan clarifying question (01:38:35 in video)  
• Applicant Response to Public Comment & Commission Questions – Matthew Boulant, 

EHM Engineers, Inc. Structural Engineer (01:40:38 in video) 
• Commission Questions/Comments for Applicant and staff and their responses (01:43:50 

in video)  
• Commission deliberations and direction to applicant and staff (01:51:30 in video) 

 
Motion to continue the 219 Hillside Drive Mountain Overlay Design Review & Conditional Use 
Permit applications to a date certain – July 11, 2023. (02:08:01 in video)  
 
MOVER: Spencer Cordovano 
SECONDER: Tim Carter  
AYES: Susan Passovoy, Tim Carter, Neil Morrow, Spencer Cordovano  
RESULT: ADOPED UNANIMOUSLY 
 

***** Break for 6 minutes***** reconvened (02:14:40 in video) 
 
CONSENT AGENDA: (02:15:40 in video)  
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2. ACTION ITEM: Approval of the May 23, 2023 minutes 
 
Motion to approve May 23, 2023 Minutes (02:15:49 in video) 
 
MOVER: Susan Passovoy  
SECONDER: Tim Carter 
AYES: Susan Passovoy, Tim Carter, Neil Morrow 
ABSTAINED: Spencer Cordovano  
RESULT: ADOPED UNANIMOUSLY 
 
NEW BUSINESS: (02:16:00 in video) 6:47 
 
Presentation on Downtown Parking Overview-Parking 101 - by Jade Riley, City Administrator 
and discussion with Commissioners (02:16:05 in video) 

General announcement from Staff of upcoming meetings and department highlights. 
(03:20:00 in video)  
 
ADJOURNMENT:  
Motion to adjourn at 7:53pm (03:22:15 in video) 
MOVER: Neil Morrow 
SECONDER: Spencer Cordovano 
AYES: Susan Passovoy, Tim Carter, Neil Morrow, Spencer Cordovano 
RESULT: ADOPED UNANIMOUSLY 
 
 
 
 
_______________________ 
Neil Morrow – P & Z Commissioner 

 

 
_______________________ 
Morgan Landers – Director of Planning & Building 
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STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING OF JUNE 27, 2023 

 
PROJECT:  Sage Mountainside Townhomes   
 
APPLICATION TYPE: Mountain Overlay Design Review (Application File No. P22-070) 
   Townhouse Preliminary Plat (Application File No. P22-070A) 
   Conditional Use Permit (Application File No. P22-070B) 
 
PROPERTY OWNER: Sage Mountainside LLC. 
 
REPRESENTATIVE:  Shilpa Sushil, Connect Homes (Architect) 
 
REQUEST: Mountain Overlay Design Review, Townhouse Preliminary Plat, and Conditional Use 

Permit for two 4,820 square foot detached townhomes, a new townhome subdivision 
and a concrete avalanche protective wall.  

 
LOCATION:  400 & 402 Sage Road (Living Springs Townhomes) 
 
ZONING:  General Residential - Low Density (GR-L) & Mountain Overlay (MO)  
 
REVIEWER:  Adam Crutcher – Associate 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 April 19, 2023. The public 
hearing notice was published in the Idaho Mountain Express on April 19, 2023. A 
notice was posted on the project site and the city’s website on April 24, 2023. The 
story pole was installed on the project site on April 24, 2023. The project was heard at 
the May 9th, 2023 meeting of the Planning & Zoning Commission and continued to a 
regular meeting on June 27th, 2023 

 
I. EXECUTIVE SUMMARY:  
 
The Planning and Zoning Commission reviewed the proposed development at their May 9, 2023 meeting (See 
Attachment A for the staff report). At the meeting, staff highlighted three areas where improvements to the 
project could be made to bring the application into conformance with the Ketchum Design Review & 
Avalanche Wall Criteria: 

• Architectural features & building undulation/relief 
• Avalanche wall screening 
• Encroachment into 25% slope 

 
Upon review of the application materials, staff and applicant presentation, and public comment, the 
Commission provided feedback to the applicant as follows:  
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Design Review, Preliminary Plat, & Conditional Use Permit 
Planning & Zoning Commission Meeting of June 27, 2023      Page 2 of 5  

• The Commission found the design to be flat, boxy, overwhelming, and large. Recommended revisions 
included changing of models/design, offset of buildings from each other, changing the angle of the 
buildings face the street, and exploring different materials, roof forms or other methods to reduce the 
appearance of one continuous façade 

• Installation of landscaping in front yard to screen avalanche wall or change in wall materials  
• The Commission was supportive of the proposed encroachment into the 25% slope area 

 
The applicant has provided a revised development proposal (Attachment B) which seeks to address the 
comments provided by the Commission. The following changes are being proposed: 

• Materials for the development have been changed from cement board siding with wood siding to 
primarily wood siding with black metal panels as an accent material (See Figure 1 below).  

• Roof form has changed from the previous hip roof to a shed roof form that slants to the rear of the 
property from the street  

• The far east unit (Unit B) has been set back 4 feet off of the required front yard setback 
• Avalanche wall changed materials with wood siding being introduced on either side of the trellis. 

Landscaping plan has been revised to include a Bristlecone Pine in the front yard to assist in the 
screening of the avalanche wall. 
 

 
II. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS: 
Per Ketchum Municipal Code (KMC) §17.96.010.A – Applicability, design review is required for all multi-family. 
Before granting Design Review approval, the Commission must determine that the application meets two 
criteria: (1) the project doesn’t jeopardize the health, safety, or welfare of the public, and (2) the project 
conforms to all Design Review standards and zoning regulations (KMC §17.96.050.A).  
 
Criteria #1: Health, Safety, and Welfare of the Public 
The 2014 Comprehensive Plan contains the community’s vision for Ketchum and sets goals and policies 
to guide future development. The vision is shaped by 10 core values identified by Ketchum residents as 
important to consider for all future land uses decisions. The community’s core values include 
protecting the community character of Ketchum and preserving its environmental quality and scenic 
beauty. Ketchum’s undeveloped hillsides are visual assets that define the character of our community. 
Protecting and preserving Ketchum’s natural resources is critical to maintaining our economy, quality 
of life, and community identity. Staff reviewed the goals & policies of the Comprehensive Plan along with the 
future land use map against the proposed project. Staff & the Commission found the project to meet this 
criteria as detached townhomes are within the list of primary uses anticipated in the future land use category 
and due to the location of the structures, the visual character of the hillside is not impacted. 
 
Criteria #2: Applicable Standards and Criteria 
Conformance with Zoning Regulations 
The proposed changes do not impact the project’s conformance with the zoning regulations, including 
dimensional standards, applicable to the project. The project remains in conformance with all zoning 
requirements. 
 
Conformance with Design Review Improvements and Standards 
Staff believes the proposed changes to the building materials, roof form, building siting and avalanche wall 
address the staff and commission comments satisfactorily. The changing of materials to primarily wood siding 
with black metal panel accents provides more warmth and greater contrast when compared to the previous 
design. The previous design utilized a colder material palette with a hip roof form which made the buildings 
appear as one continuous unit (Figure 1). The new contrast in materials assists in differentiating sections of the 
building, reducing the uniformity of the buildings. The switch to a shed roof and black banding between the 
second and third floors provide horizontal elements which help to break up the vertical aspect of the buildings. 
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Design Review, Preliminary Plat, & Conditional Use Permit 
Planning & Zoning Commission Meeting of June 27, 2023      Page 3 of 5  

Unit B being stepped back 4 feet helps to provide relief  along the front yard and better differentiates the two 
units. Staff believes that these changes are a positive improvement from what was proposed at the May 9th, 
2023 hearing and supports the revised design. 
 
Figure 1: Rendering of 402 Sage Comparison (May 9th on the left) 

 
 
 
Conformance with Mountain Overlay Standards 
Staff & the Commission found the project to be in conformance with a majority of the mountain overlay design 
review criteria at the May 9th, 2023 hearing. The one item staff requested feedback from the Commission on 
was regarding design review criteria #10 which states “Are there other sites on the parcel more suitable for the 
proposed development in order to carry out the purposes of this section”. Criteria #10 was further defined by 
Zoning Code Interpretation 22-001 regarding the redevelopment of nonconforming properties in the MOD and 
development into 25% slopes. The Commission reviewed the proposed encroachment into the 25% slope area 
and found the encroachment to meet criteria #10.  
 
The revised submittal does show Unit B stepped back 4 ft from its original position. This step back does require 
the unit to encroach further into the 25% slope which currently exists. The May 9th hearing saw the 
development have 47 square feet of encroachment while the current iteration has 162 square feet of 
encroachment in to the existing 25% slope. Staff is supportive of this further encroachment as it assists in 
addressing the design criteria mentioned above. The building still sits lower down on the hillside when 
compared to the existing townhouse and townhomes on adjacent properties. 
 
Conformance with Conditional Use Permit Standards 
As seen in Figure 2 below, the applicant has introduced wood siding on the edges of the avalanche wall 
between the two units. Where the wood siding transitions to concrete is where the trellis with vines is 
proposed. The landscaping at the front yard has been changed to introduce a bristlecone pine which will 
provide screening of the avalanche wall from Sage Rd. These changes address staffs concern regarding the 
conditional use permit criteria related to the avalanche wall impacting the natural slope or beauty of the land.   
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Design Review, Preliminary Plat, & Conditional Use Permit 
Planning & Zoning Commission Meeting of June 27, 2023      Page 4 of 5  

 
Figure 2: Avalanche Wall (middle section) 

 
 
 
III. STAFF RECOMMENDATION  
Staff recommends approval of the Mountain Overlay Design Review application (File No. P22-070) subject to 
the following conditions: 

1. This Design Review approval is based on the project plans presented at the June 26, 2023, Planning 
and Zoning Commission meeting. The project plans for all on-site improvements submitted for the 
building permit 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 review by the Commission and/or 
removal. 

2. The applicant shall submit final civil drawings prepared by an engineer registered in the State of 
Idaho which include specifications for right-of-way, circulation design, utilities, and drainage 
improvements for review and approval by the City Engineer, Streets, and Utilities departments 
prior to issuance of a building permit for the project. 

3. 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. 

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

 
Staff recommends approval of the Townhouse Preliminary Plat application (File No. P22-070A) subject to the 
following conditions: 

1. The preliminary plat is subject to all conditions of approval associated with Mountain Overlay Design 
Review Approval P22-070. 

2. Failure to record a Final Plat within two (2) years of Council’s approval of a Preliminary Plat shall cause 
the Preliminary Plat to be null and void. 

 
Staff recommends approval of the Conditional Use Permit application (File No. P22-070B) subject to the 
following conditions: 
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Design Review, Preliminary Plat, & Conditional Use Permit 
Planning & Zoning Commission Meeting of June 27, 2023      Page 5 of 5  

3. This conditional use permit approval is based on the project plans presented at the June 27, 
2023, Planning and Zoning Commission meeting. Building Permit Plans must conform to the 
approved plans unless otherwise approved in writing by the Commission or the Planning and 
Zoning Administrator. Any building or site discrepancies which do not conform to the approved plans 
will be subject to removal. 

4. This Conditional Use Permit is not transferable from one parcel of land to another. 
5. The conditional use permit is subject to all conditions of approval associated with Design 

Review approval P22-046. 
6. The term of this Conditional Use Permit shall be that of Design Review approval P22-046. In the event 

the Design Review approval expires, this Conditional Use Permit approval shall also 
expire and become null and void. 

 
RECOMMENDED MOTIONS 
Design Review:  
“I move to approve the 402 Sage Mountain Overlay Design Review application, as conditioned, and direct staff 
to return with the findings of fact.” 
 
Townhouse Preliminary Plat: 
“I move to approve the 402 Sage Townhouse Preliminary Plat application, as conditioned, and direct staff to 
return with the findings of fact. 

 
Conditional Use Permit: 
“I move to approve the 402 Sage Conditional Use Permit application, as conditioned, and 
direct staff to return with the findings of fact.” 

 
 
ATTACHMENTS:  

A. Application Materials: MO Design Review Application & Supplemental Materials 
B. Application Materials: MO Design Review Plan Set 
C. Application Materials: Townhouse Preliminary Application & Supplemental Materials 
D. Application Materials: Townhouse Preliminary Plan Set 
E. Application Materials: Conditional Use Permit Application & Supplemental Materials 
F. Application Materials: Conditional Use Permit Plan Set 
G. Staff Report – May 9, 2023 Planning and Zoning Commission Meeting 
H. Public Comment 
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Attachment A: 

Application Materials: MO Design Review 
Application & Supplemental Materials 
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City of Ketchum Planning & Building Department 
Mountain Overlay Design Review Application                           10/23/19, Page 4 of 6

APPLICATION CHECKLIST 

Please utilize and submit the checklist on the following pages to ensure a complete application. 

MOUNTAIN OVERLAY DESIGN REVIEW APPLICATION CERTIFICATION OF COMPLETENESS 

Project Name: Date: 

Reviewed by: 

DOCUMENTS 
 Application form

SETS OF PLANS 
 One (1) copy of full-sized; One (1) 11x17 reduced; and CD, flash drive or email (.pdf) of plans

EXISTING SITE CONDITIONS 
 Survey of exterior boundary lines of the property together with dimensions, produced by a

licensed engineer or surveyor;
 Topographic survey of the real property at a minimum of two (2) foot contour

intervals, significant hillsides may be a minimum of ten (10) foot contour
intervals;

 Location of any existing dwelling units, other structures and all improved areas
(pavement) with dimensions thereof showing the setback of each structure
from the nearest property line;

 Location and rights-of-way of adjacent streets and public rights-of-way;
 Location and dimensions of easements, private and public, within and adjacent

to the proposed project together with the purpose thereof;
 Location of existing sewer, water, drainage and other utility lines indicating

size and depth;
 Location of all existing significant trees, conifers six (6) inches dbh and

deciduous two
 (2) inch caliper and greater;
 Location and dimensions of easements, private and public, within and adjacent

to the proposed project together with the purpose thereof;
 Indication of any zoning district overlay which effects the property (flood or

avalanche); Location of existing structures on adjacent properties; and,
 The subdivision plat of the property certified by a licensed engineer or surveyor,

except tax lots;

PROPOSED SITE PLAN 
 Vicinity map;

 Contour lines of two (2) foot intervals to show existing and proposed
topography of the property;

 Location of all proposed structures (buildings) and all improved areas (pavement,
sidewalk) with dimensions thereof showing the setback of each structure from the

SAGE MOUNTAINSIDE 12.02.22

SHILPA SUSHIL (APPLICANT/ OWNER'S REP)
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City of Ketchum Planning & Building Department 
Mountain Overlay Design Review Application                           10/23/19, Page 5 of 6

nearest property line; 
 Drip line of all buildings;
 Location of on-site parking spaces and access thereto including the dimensions

of the spaces and the width and length of access and curb cuts;
 Location and dimensions of snow storage areas;
 Location and type  of  all  heating,  ventilation,  air  conditioning  and  other

mechanical units;
 Percentage of the lot coverage by proposed building and parking areas

together with the total square footage of the parcel of property; and,
 Location of all existing trees to be preserved and significant trees to be removed;

ENGINEERING PLAN: 
 Engineering plans, prepared by a licensed engineer, not less than one (1) inch equals ten (10)

feet;
 Proposed utility improvements including water, sewer, power, cable, telephone

and all other utilities;
 Proposed grading plan with minimum two foot contours and amount of cut and

fill in cubic yards;
 Proposed drainage plan including adjacent public rights-of-way. Provide

calculations and test pit information to support design of conveyance and disposal
systems;

 Proposed designs for all public and private vehicular and pedestrian circulation
including curb cuts, parking lot layout, curb and gutter and sidewalks. This
information should include elevations, slopes, aisle and parking dimensions and
turning radii. Other information to support the proposed design should be
submitted; and,

 Drainage plan for any underground parking garage.

LANDSCAPE PLAN 
 All existing vegetation over 2 inches in caliper, including size and species;

 Proposed landscaping of the project including types, quantities and sizes of trees,
shrubs, ground cover and other vegetation;

 Proposed landscaping or other improvements within any public rights-of-way;
 Location, type (materials and colors) and height of walls or fences;
 Location of parking areas;
 Location of vehicular and pedestrian circulation patterns, easements and

proposed improvements with regard thereto;
 Irrigation system for landscaping; and,
 Drainage plan including off-site improvements.

ARCHITECTURAL PLANS 
 Floor plans of all floors at not less than one-eighth (1/8) scale;
 All exterior elevations;
 Roof plan including direction of snow sliding and snow clips if applicable. Location

and type of all mechanical equipment and rooftop appurtenances;
 Cross-section(s) of the property and proposed building adequately establishing

the natural grade, finished grade, slope of land, slope of proposed accesses and
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City of Ketchum Planning & Building Department 
Mountain Overlay Design Review Application                           10/23/19, Page 6 of 6

grades to all public rights-of-way; 
 Location and type (cut sheets) of all exterior lighting; and,
 A model or computer simulation renderings, if required at preapplication design

review meeting

GENERAL INFORMATION 

 Building corners for all proposed buildings and additions shall be staked on the site and all
trees proposed to be removed shall be flagged at least one week prior to the Commission
meeting. Story poles may be required to be installed one week prior to the Commission
meeting.

 All commercial projects; all residential projects with 4 or more units - Stamp: Licensed
architect or engineer.

191 5th St. West | P.O. Box 2315 | Ketchum, ID 83340 | main 208.726.7801 | fax 208.726.7812

Facebook/CityofKetchum | twitter.com/Ketchum_Idaho | www.ketchumidaho.org
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Attachment B: 

Application Materials: MO Design Review 
Plan Set 
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402 Sage Road,
Ketchum, ID 83340

Sam &

Jordan

Jadallah

D-0.1

COVER SHEET

21.0045

SAGE MOUNTAINSIDE

TOWNHOMES

PROJECT DESCRIPTION

DEMOLITION OF EXISTING TOWNHOMES AND PROPOSED 2 - 2980 SF 
FACTORY BUILT HCD APPROVED TOWNHOMES WITH   SF SITE BUILT LEVEL 
1, 2-CAR GARAGE & FOUNDATION WITH SUB-LOTLINE ADJUSTMENT 

PARCEL INFORMATION

SITE ADDRESS: 402 SAGE RD, KETCHUM, ID

PARCEL: RPK03480000020 + RPK03480000010 

LOT SIZE: 3.66 ACRES

BUILDING COVERAGE: 3.19%/ UNIT - 6.37% TOTAL

TOTAL FLOOR AREA: 4820 SF/UNIT - 9,640 TOTAL

ZONING: GR-L

MOUNTAIN OVERLAY: YES

AVALANCHE ZONE: YES

CONSTRUCTION TYPE: TYPE V-B

HEIGHT:

REQUIRED: 35' - 0"

PROPOSED:  34' - 9 1/4"

SIDE SETBACK CALC: 34' - 9 1/4" / 3 = 11' - 7"

SETBACKS: REQUIRED PROPOSED

FRONT YARD: 15' - 0" 15' - 0" (A)  & 19' - 0"(B)

REAR YARD:  15' - 0" 1083' - 2 1/2"

SIDE YARD: 11' - 7"  12' - 3"

Sheet Number Sheet Name

D-0.1 COVER SHEET

D-0.2 CONNECT HOMES SAMPLE PROJECTS

D-0.3A MATERIALS BOARD

D-0.3B MATERIALS BOARD

D-0.4 NEIGHBORHOOD STUDY

D-0.5 ADDITIONAL RENDERS

D-0.6 TOTAL BUILDING COVERAGE PLAN

D-1.0 SITE PLAN

D-2.0 FLOOR PLANS

D-2.1 FLOOR PLANS

D-3.0 EXTERIOR ELEVATIONS

D-3.1 EXTERIOR ELEVATIONS

D-3.2 SITE SECTIONS

D-4.0 EXTERIOR LIGHTING

D-5.0 CONSTRUCTION MANAGEMENT PLAN

C-0.1 SURVEY

C-1.0 GRADING PLAN

C-2.0 UTILITY DETAILS

C-3.0 GRADING DETAILS

C-4.0 SLOPE RANGE MAP

S(A)-1.0 STRUCTURAL SPECIFICATION

S(A)-2.0 FOUNDATION PLAN

S(A)-3.0 AVALANCHE WALL SECTION DETAIL

L-1.0 LANDSCAPE PLAN

ARCHITECT:
Gordon Stott
Connect Homes
304 S. Broadway, Suite #320
Los Angeles, CA 90013
323 697 2386 TEL
310 622 9271 FAX
info@connect-homes.com

MODULAR BUILDER:
Connect Homes Factory
1811 Riverview Dr.
San Bernardino, CA 92408

STRUCTURAL ENGINEER:
Reza Shabani, M.Eng., M.Sc. , PE.
8th St. Construction & Consulting
619 906 0202 TEL
reza@8thstreets.com

AVALANCHE WALL ENGINEER:
Craig Maxwell P.E.
Maxwell Structural Design Studio
105 Lewis St. Unit 205
Ketchum, ID 83340
208 721 2171
craig@maxwellsds.com

CIVIL ENGINEER:
Alex Nelson
Alpine Enterprises Inc.
660 Bell Dr., Unit 1
P.O. Box 2037
Ketchum, ID 83340
208 727 1988
alexnelson@alpineenterprisesinc.com

GEOTECH:
TBD

SURVEYOR:
Bruce Smith
Alpine Enterprises Inc.
660 Bell Dr., Unit 1
P.O. Box 2037
Ketchum, ID 83340
208 727 1988
bsmith@alpineenterprisesinc.com

LANDSCAPE ARCHITECT:
Nathan Schutte
NS Consulting
380 E Highway 26
Shoshone, ID 83352
208.320.2911
nathanwschutte@gmail.com

OWNER:
Sam and Jordan Jadallah
P.O. Box 3250 
Ketchum, ID 83340
208 721 4391

LOCAL GC:
Don Cunningham,
Engelmann Partners LLC
208.720.5089
don@epartll.com
www.epartllc.com

2 03.29.2023

2 03.29.2023

1 12.01.2022 DESIGN REVIEW SUBMITTAL
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WARM SPRINGS VILLAGE 4TH ADDITION

LOT 23, BLOCK 3

±136,307 Sq. Ft.

±3.13 Ac.
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EXISTING UPPER DECK
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OVERHEAD POWER

EOA EOA

TV

z z z z

CNTRL = SURVEY CONTROL

FOUND 1/2" REBAR AS SHOWN

PP = POWER POLE
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DOMESTIC WELL

PHBOX = PHONE BOX

SEWER MAIN
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WATER MAIN

WTR

25% SLOPE LINE
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PBOX = POWERBOX
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WMTR = WATER METER

WV = WATER VALVE
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WATER MAIN
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10' CONTOURS PER BLAINE COUNTY GIS 2017

2' CONTOURS PER BLAINE COUNTY GIS 2017

( ) RECORD BEARING AND DISTANCE PER INST. NO. 456235

15' FRONT YARD SETBACK PER GR-L

[ ] RECORD BEARING AND DISTANCE PER INST. NO. 115701

RED AVALANCHE HAZARD ZONE (ALPINE 2022)

BLUE AVALANCHE HAZARD ZONE (ALPINE 2022)

0 0 0 0 0 0 0 0 0

CURVE RADIUS ARC LENGTH CHORD LENGTH CHORD BEARING

C1 404.52' 6.62' 6.62' S 38°13'34" W

C2 404.52' 53.42' 53.38' N 32°10'00" E

(C1) (404.52') (6.63') (6.63') (S 36°29'50" W)

(C2) (404.52') (53.37') (53.33') (N 32°14'53" E)
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1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central Zone, at Grid in US

Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Warm Springs Village Subdivision, 4th Addition,

Instrument Number 115701; the Plat of Living Springs Townhomes, Instrument Number 456235;

Records of Blaine County, Idaho.

3) Refer to the Plat Notes, Conditions, Covenants, and Restrictions on Original Plats.

4) Utility Locations shown are based on visual surface evidence and should be verified by Digline

Locate before any Excavation.

5) Current Zoning appears to be General Residential Low Density, (GR-L). Please refer to City of

Ketchum Zoning Ordinances for more information about this Zone including Building Setbacks.

6) Subject Property lies withing the City of Ketchum's Avalanche Zone District and Mountain

Overlay Zoning District as defined in Zoning Code Title 15. Persons dwelling in this area should

become familiar with these portions of the Ordinance and dwell here at their own risk.

7) Not all trees and vegetation are shown, some locations are approximate.

8) Aerial Imagery is per NAIP 2019 if shown.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine Enterprises Inc. This study

is site specific; it should not be applied to adjacent lands.

10) Contours shown are Blaine County LiDAR, if they conflict with spot elevations, the later takes

precedence.
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PREVIOUS LIVING SPRINGS

TOWNHOMES SUBLOT 1

±79,748 Sq. Ft.

±1.83 Ac.

PREVIOUS LIVING SPRINGS

TOWNHOMES SUBLOT 2

±79,748 Sq. Ft.

±1.83 Ac.

PROPOSED SAGE MOUNTAINSIDE

TOWNHOMES SUBLOT 1

±78,683 Sq. Ft.

±1.81 Ac.

PROPOSED SAGE MOUNTAINSIDE

TOWNHOMES SUBLOT 2

±80,901 Sq. Ft.

±1.86 Ac.
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CURVE RADIUS ARC LENGTH CHORD LENGTH CHORD BEARING

C1 404.52' 6.60' 6.60' S 36°58'27" W

C2 404.52' 53.44' 53.40' S 32°43'21" W

(C1) (404.52') (6.63') (6.63') (S 36°29'50" W)

(C2) (404.52') (53.37') (53.33') (N 32°14'53" E)

Subject Boundary

Existing/Proposed Sublot Line

Adjoiners Boundary

Existing Edge of Asphalt Roadway

Existing Building Setback (See Note 5)

Mountain Overlay District (City of Ketchum)

Existing 5' Major Contour Line (Alpine 2022)

Existing 1' Minor Contour Line (Alpine 2022)

EOA EOA

B/S B/S

MOD

Found 1/2" Rebar

Existing Power Pole

Existing Sewer Manhole

Proposed 5' Major Contour

Proposed 1' Minor Contour

Existing Water Main

WTR WTR

Existing Water Service

WS

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Proposed Gas Service

GAS

Red Avalanche Hazard Zone (Alpine 2022)

Blue Avalanche Hazard Zone (Alpine 2022)

0 0 0 0 0 0 0 0 0 0

Existing Retaining Wall

| | | | | | | | | | | | | | | |

S

Proposed Sewer Cleanout

Proposed Structure

Proposed Paver Driveway (C3.0, Detail 8)

Proposed Stone Entry

Proposed Boulders (C3.0, Detail 10)

Proposed Gravel (C3.0, Detail 7)

Proposed Landscape Dry Well (C3.0, Detail 8)

Proposed Landscape Catch Basin

Connected To Building Drainage

Proposed 6" Driveway Trench Drain

Existing Wooden Fence

x x x

Proposed Asphalt Patch

& Saw-Cut Line (C2.0, Detail 3)

EOA

Proposed Drainage Flowline

> >

SLAB Garage Slab Elevation

FG Finish Grade

RIM Dry Well/Catch Basin Rim Elevation

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central

Zone, at Grid in US Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Living Springs Townhomes,

Instrument Number 456235; Records of Blaine County, Idaho.

3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the

Original Plat.

4) Utility Locations shown are based on visual surface evidence and a

DIGLINE INC. locate. Utility locations should be verified by DIGLINE INC.

before any excavation.

5) Current Zoning appears to be General Residential Low Density, (GR-L).

Please refer to City of Ketchum Zoning Ordinances for more information

about this Zone. Front Setbacks are are as shown, Side Setbacks are the

greater of 1' for every 3' in building height or 5'. Rear Setbacks are the

greater of 1' for every 3' in building height or 15'.

6) Subject Property lies withing the City of Ketchum's Avalanche Zone District

and Mountain Overlay Zoning District as defined in Zoning Code Title 15.

Persons dwelling in this area should become familiar with these portions

of the Ordinance and dwell here at their own risk.

7) Subject property lies within the Blaine County Elk Winter Range Zone.

8) Not all trees and vegetation are shown. Some locations are approximate.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine

Enterprises Inc. This study is site specific; it should not be applied to

adjacent lands.

LEGENDNOTES

TR Top of Retainage Elevation

BR Bottom of Retainage Elevation

Proposed L.O.D. with Silt Fence (Construction)

Proposed Water Service (C2.0, Detail 4)

WS

Proposed Sewer Service (C2.0, Detail 4)

SS

C

WM

Proposed Water Meter (C2.0, Detail 1)

Existing CA/TV Box

1.0%

Proposed Snow Storage

(C2.0, Note 22)

Proposed Underground Power

z z z z z

Existing  Power Box

25% Slope Line (Alpine 2022)

25%

Existing Overhead Power

z z z z z

TV

Proposed Power Meter

PM

PB

Proposed 6" Dia. PVC Storm Drain Pipe

>SD

Proposed Deck Line

(See Arch. Plan)

Found Aluminum Cap

Set 1/2" Rebar, PLS 7048

Previous Sublot Line

Existing Water Meter

Existing Water Valve

Proposed Sewer Cleanout

C

WM

Existing Phone Box

PH

Proposed Concrete Avalanche

Protection Wall

Existing Well

W

ENTRY Stone Entry Elevation

Existing Road Grade

1.0%

Proposed Grade

Proposed Gas Meter

GM

Existing Gas Main

GAS

Existing CA/TV

TV

Proposed L.O.D. (Demolition)

xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx

Existing 5' Public Utility Easement

* * *

xxxxxxxxxxxxxxxxxxxxxxxx

x x x

LINE LENGTH BEARING

L1 65.09' S 37°15'27" W

L2 8.53' S 37°15'27" W

Proposed 4" Dia. Footing Drain Pipe

Proposed 4" Dia. Roof Drain Pipe
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2

TYPICAL ROAD SECTIONS

CITY OF KETCHUM - SD-3

NOT TO SCALE

GENERAL CONSTRUCTION NOTES

WATER SERVICE CONNECTION (3/4" - 1")

ISPWC - SD-401

NOT TO SCALE

POTABLE AND NON-POTABLE WATER LINE (NPWL) SEPERATION

ISPWC - SD-407

NOT TO SCALE

1

3

TYPICAL TRENCH

CITY OF KETCHUM - SD-12

NOT TO SCALE

4

1) Utility Locations shown are based on Digline locates and visual surface

evidence. They are approximate. Contractor shall be responsible for

locating existing utilities prior to commencing and during construction.

2) See the Building Plan from Connect Homes and the Landscape Plan from

NS Consulting for the remainder of the design.

3) Contractor shall assure positive drainage away from the building and

driveway.

4) Contractor shall be responsible for dust control during construction of all

items hereon. Dust control shall be continuous during construction, 24

hours per day 7 days per week. The contractor shall follow the

requirements of the Storm Water Pollution Prevention Program at all times

until permanent erosion control is established.

5) The Trench Drain shall be a 6" wide HDPE channel with a 0.75 built in

channel slope (Zurn Flo-Thru Model Z886 or equivalent). Grate shall be

ductile iron with a slotted pattern. All components shall be rated for

H-20 loading.

6) All construction shall be in accordance with the most current edition of

the Idaho Standards for Public Works Construction, ISPWC, and the City of

Ketchum, Idaho, Codes and Standards. The contractor shall be responsible

for obtaining and keeping a copy of the ISPWC and the City of Ketchum

Codes and Standards on site during construction.

7) Per Idaho Code, 55-1613, the contractor shall retain and protect all

monuments, accessories to corners, benchmarks, and points set in control

surveys. All monuments, accessories to corners, benchmarks, and points

set in control surveys that are lost or disturbed by construction shall be

reestablished and re-monumented, at the expense of the agency or

person causing their loss or disturbance under the direction of a

professional land surveyor.

8) The contractor shall clean up the site after construction so that it is in

a condition equal to or better than that which existed prior to

construction.

9) The contractor shall be required to obtain all the necessary permits prior

to construction and shall check with the City of Ketchum for permits the

owner may have already obtained.

10) Potable/non-potable crossings shall comply with ISPWC Standard Drawing

SD-407 and IDAPA section 58.01.08.542.07.

11) Sewer service lines shall be placed at a slope of 2%, with markers per

ISPWC. Cleanouts are required at changes in alignment, grade, and minimum

150' length.

12) All pipe shall be bedded with (ISPWC) Type I bedding material.

13) Trenches shall be backfilled and compacted to a minimum of 95% of

maximum density as determined by AASHTO T-99.

14) The contractor shall pressure test all sewer service connections in

accordance with Idaho Standards for Public Works Construction, ISPWC.

15) All clearing and grubbing shall conform to ISPWC Section 201 and City of

Ketchum standards of excavation and backfill.

16) All excavation and embankment shall conform to ISPWC Section 202 and

City of Ketchum standards for excavation and backfill. Excavated subgrade

shall be compacted and all unsuitable Sections removed and replaced with

structural fill as determined by the engineer per ISPWC Section 204.

Minimum compaction of placed material shall be 95% of maximum

laboratory density as determined by AASHTO T-99 or IDT T-91.

17) All 2" minus aggregate shall be placed in conformance with ISPWC Section

802. It shall be compacted per ISPWC Section 202 and the City of

Ketchum standards. 2" minus crushed aggregate material shall conform to

ISPWC Section 802 Type II and to the City of Ketchum specifications.

Minimum compaction of placed material shall be 95% of maximum

laboratory density as determined by AASHTO T-99 or IDT T-91.

18) All 3/4" minus aggregate shall be placed in conformance with ISPWC

Section 802. It shall be compacted per ISPWC Section 202 and the City

of Ketchum standards. 3/4" minus crushed aggregate for leveling course

shall conform to ISPWC Table 802 Type I and to the City of Ketchum

specifications. Minimum compaction of placed material shall be 95% of

maximum laboratory density as determined by AASHTO T-99 or IDT T-91.

19) All asphaltic concrete pavement work shall conform to ISPWC Section(s)

805, 810, and 811 for Class II pavement and to the City of Ketchum

standards. Asphalt aggregate shall be 1/2" nominal size conforming to

Table 803b in ISPWC Section 803. Asphalt binder shall be pg 58-28

conforming to Table A-1 in ISPWC Section 805.

20) All concrete work shall conform to ISPWC Sections 701 and 703. All

concrete shall be 3,000 psi minimum. 28 day, as defined in ISPWC Section

703, Table 1.C.

21) All edges of existing asphalt paving shall be saw cut a minimum of 24"

to provide a clean pavement edge for matching. No wheel cutting shall be

allowed. Pavement shall be cut prior to paving to prevent damage to the

cut edge.

22) Snow Storage based on 30% of the Improved Parking and Pedestrian

Circulation Areas.

Driveways = 698 Sq. Ft.

Walkways = 292 Sq. Ft.

Total = 990 Sq. Ft.

30% of Total = 297 Sq. Ft.

Areas Designated:

SS-A: 5'x38' = 190 Sq. Ft.

SS-B: 19.5'x9' + 16'x4' = 240 Sq. Ft.

SS-C: 13'x19' = 247 Sq. Ft.

Area Designated Total = 677 Sq. Ft. of Snow Storage

23) The contractor shall be responsible for providing traffic control per the

current edition of the US Department of Transportation Manual of Uniform

Traffic Control Devices (MUTCD).

24) Alpine Enterprises Inc. is not responsible for any deviation from these

plans, unless such changes have been authorized in writing.

25) All right-of-way improvements per sheet C1.0 must be completed prior to

issuance of a temporary or final Certificate of Occupancy unless otherwise

agreed upon in writing by the City.
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LANDSCAPE DRY WELL DETAIL

NOT TO SCALE

8

CROSS-SECTION: ROADSIDE SWALE

R.O.W. SAGE ROAD

NOT TO SCALE

7

NOTES

A) Material shall be pervious/permeable to allow drainage.

B) Surface must allow for vehicle parking and be consistent

along the entire property frontage.

C) Material within the first eight (8) feet from edge of

asphalt (Street) shall be distinct from driveway and rest of

property in order to visually appear available for parking.

D) Grading and drainage improvements as required by City

Engineer - Minimum 5% slope.

E) No obstructions, such as boulders or berms.

F) No buried irrigation systems within the first eight (8)

feet the edge of asphalt (Street). Surface irrigation lines

are permitted beyond the first eight (8) feet, however

pop-up heads are not permitted anywhere in the ROW.

G) No live plant material within the first eight (8) feet from

edge of asphalt (Street). Low ground cover plant material,

such as turf grass, is permitted beyond the first eight (8)

feet. Drought-tolerant species are preferred.

H) No snow-melt systems within Public R.O.W.

EXISTING ROAD

(SAGE RD.)

3
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4" MINIMUM THICKNESS

LOW GRASSES
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PAVER DRIVEWAY DETAIL
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TOWNHOMES SUBLOT 1
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CURVE RADIUS ARC LENGTH CHORD LENGTH CHORD BEARING

C1 404.52' 6.60' 6.60' S 36°58'27" W

C2 404.52' 53.44' 53.40' S 32°43'21" W

(C1) (404.52') (6.63') (6.63') (S 36°29'50" W)

(C2) (404.52') (53.37') (53.33') (N 32°14'53" E)

Subject Boundary

Existing/Proposed Sublot Line

Adjoiners Boundary

Existing Edge of Asphalt Roadway

Existing Building Setback (See Note 5)

Mountain Overlay District (City of Ketchum)

Existing 5' Major Contour Line (Alpine 2022)

Existing 1' Minor Contour Line (Alpine 2022)

EOA EOA

B/S B/S

MOD

Found 1/2" Rebar

Existing Power Pole

Existing Sewer Manhole

Proposed 5' Major Contour

Proposed 1' Minor Contour

Existing Water Main

WTR WTR

Existing Water Service

WS

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Proposed Gas Service

GAS

Red Avalanche Hazard Zone (Alpine 2022)

Blue Avalanche Hazard Zone (Alpine 2022)

0 0 0 0 0 0 0 0 0 0

Existing Retaining Wall

| | | | | | | | | | | | | | | |

S

Proposed Sewer Cleanout

Proposed Structure

Proposed Paver Driveway (C3.0, Detail 8)

Proposed Stone Entry

Proposed Boulders (C3.0, Detail 10)

Proposed Gravel (C3.0, Detail 7)

Proposed Landscape Dry Well (C3.0, Detail 8)

Proposed Landscape Catch Basin

Connected To Building Drainage

Proposed 6" Driveway Trench Drain

Existing Wooden Fence

x x x

Proposed Asphalt Patch

& Saw-Cut Line (C2.0, Detail 3)

EOA

Proposed Drainage Flowline

> >

SLAB Garage Slab Elevation

FG Finish Grade

RIM Dry Well/Catch Basin Rim Elevation

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central

Zone, at Grid in US Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Living Springs Townhomes,

Instrument Number 456235; Records of Blaine County, Idaho.

3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the

Original Plat.

4) Utility Locations shown are based on visual surface evidence and a

DIGLINE INC. locate. Utility locations should be verified by DIGLINE INC.

before any excavation.

5) Current Zoning appears to be General Residential Low Density, (GR-L).

Please refer to City of Ketchum Zoning Ordinances for more information

about this Zone. Front Setbacks are are as shown, Side Setbacks are the

greater of 1' for every 3' in building height or 5'. Rear Setbacks are the

greater of 1' for every 3' in building height or 15'.

6) Subject Property lies withing the City of Ketchum's Avalanche Zone District

and Mountain Overlay Zoning District as defined in Zoning Code Title 15.

Persons dwelling in this area should become familiar with these portions

of the Ordinance and dwell here at their own risk.

7) Subject property lies within the Blaine County Elk Winter Range Zone.

8) Not all trees and vegetation are shown. Some locations are approximate.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine

Enterprises Inc. This study is site specific; it should not be applied to

adjacent lands.

LEGENDNOTES

TR Top of Retainage Elevation

BR Bottom of Retainage Elevation

Proposed L.O.D. with Silt Fence (Construction)

Proposed Water Service (C2.0, Detail 4)

WS

Proposed Sewer Service (C2.0, Detail 4)

SS

C

WM

Proposed Water Meter (C2.0, Detail 1)

Existing CA/TV Box

1.0%

Proposed Snow Storage

(C2.0, Note 22)

Proposed Underground Power

z z z z z

Existing  Power Box

25% Slope Line (Alpine 2022)

25%

Existing Overhead Power

z z z z z

TV

Proposed Power Meter

PM

PB

Proposed 6" Dia. PVC Storm Drain Pipe

>SD

Proposed Deck Line

(See Arch. Plan)

Found Aluminum Cap

Set 1/2" Rebar, PLS 7048

Previous Sublot Line

Existing Water Meter

Existing Water Valve

Proposed Sewer Cleanout

C

WM

Existing Phone Box

PH

Proposed Concrete Avalanche

Protection Wall

Existing Well

W

ENTRY Stone Entry Elevation

Existing Road Grade

1.0%

Proposed Grade

Proposed Gas Meter

GM

Existing Gas Main

GAS

Existing CA/TV

TV

Proposed L.O.D. (Demolition)

xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx

Existing 5' Public Utility Easement

* * *

xxxxxxxxxxxxxxxxxxxxxxxx

x x x

LINE LENGTH BEARING

L1 65.09' S 37°15'27" W

L2 8.53' S 37°15'27" W

Proposed 4" Dia. Footing Drain Pipe

Proposed 4" Dia. Roof Drain Pipe

Proposed Cut

(Total = 2,040.3 Cubic Yards)

Proposed Fill

(Total = 29.4 Cubic Yards)

-7.29

+1.52

Proposed Vertical Cut

Elevation Difference

Proposed Vertical Fill

Elevation Difference

CUT/FILL VOLUMES

NOTE: Shrink/Swell Factor = 1.0
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The General Contractor shall verify all existing site conditions and coordinate dimensions
among all drawings prior to proceeding with any work or off site fabrication.

Any discrepancies found among the drawings, specifications and notes shall be reported to the
Engineer Of Record for clarification.

Contractor to submit a request to Engineer for any substitution of materials or products
specified in the contract drawings or specifications.

Contractor to provide shop drawings to the Engineer for review prior to the fabrication and
erection of the following items: Structurally Insulated Panels (SIP's), Structural Steel and
Miscellaneous Metals, Manufactured Wood Joists and Trusses.

Holes, notching or other penetrations through structural members shall not be permitted without
prior Engineer approval.

It is the responsibility of the General Contractor for safety and protection within and
adjacent to the job site.

FOUNDATION/SOILS
Design soil bearing pressure =  4000 psf - Refrence Butler Associates Inc. Geotechnical Report

All foundations shall bear on firm, undisturbed, drained, granular soil free of organic
material.  If soil is disturbed, compact soil in maximum 8" deep lifts to 95% maximum dry
density per ASTM D698.

Contractor to notify Engineer if soil conditions are contrary to the assumed design conditions
which may require over excavation and placement of structural fill or a lower assumed soil
bearing pressure such as clays, silts or organics.

Exterior footings shall bear a minimum of 2'-8" below finished grade unless otherwise noted in
the drawings.

STRUCTURAL FILL
Structural Fill to be GW, GP, SW, or Sp soil under the unified classification system.
Structural Fill shall consist of 4" minus select, clean, granular soil with no more than 12%
passing the #200 sieve.
Fill shall be placed in lifts of no more than 8", moisture conditioned, and compacted to 95% of
modified proctor density ASTM D1557.
Structural Fill placed below footings must extend laterally outside the perimeter of the
footing for a distance equal to the thickness of the fill measured from the bottom of the
footing to the underlying undisturbed soil.
Back fill behind stem walls and retaining walls to be the same as prescribed above, except the
maximum aggregate size should be 2".  Compaction of back fill behind walls shall be done by
hand compactors.

CONCRETE
Structural concrete shall be of normal weight concrete (145pcf) with a maximum aggregate size
of 3/4" conforming to ASTM C 33, and shall meet the following criteria:

a) Maximum slump based on maximum water-cementitious ratio.  Mid and high range water reducing
agents can be used to increase slump beyond these maximums with Approval of Engineer.
b) Water shall not be added at the job site such that the water-cementitious ratio is exceeded.

CONCRETE BATCHING, MIXING, TRANSPORTATION, PLACEMENT, CONSOLIDATION, HOT & COLD WEATHER PROTECTION
Concrete batching, mixing, and transportation shall conform to ACI 304R.
Cement to conform to ASTM C 150.
Aggregates to conform to ASTM C 33.
Water shall conform to ACI 318-34.
Placing of concrete shall conform to ACI 304R and ACI 318-5.10.
Pumping of concrete shall conform to ACI 304.2R.
No more than 90 minutes shall elapse between batching and placement of concrete.
Form work shall conform to ACI 347R and ACI 318-6.1.
Reinforcing steel and Embedded items shall be clean and free of foreign debris and be tied
securely in place and care taken not to displace during concrete placement.
Conduits and Pipes shall not be embedded in concrete without Engineers written approval.
Consolidation of concrete shall conform to ACI 309R.  The unconfined fall of concrete shall not
exceed 5'-0".
Hot weather concreting shall conform to ACI 305R.
Cold weather concreting shall conform to ACI 306R.
Concrete shall not be placed on disturbed soil, frozen soil, or placed in water.
Forms shall not be stripped from walls and footings until concrete strength reaches a minimum
of 1000psi.  Forms supporting suspended slabs shall not be stripped until full 28day specified
compressive strength is achieved.

CONCRETE WALLS
Provide dowels from footing to wall to match vertical reinforcement size, spacing and location
with embed hooks minimum 12 bar diameters in length, U.O.N.

Provide corner bars with 2'-0" long legs to match horizontal reinforcement size, spacing and
location unless otherwise noted in drawings.  Lap splice horizontal steel full length with
corner bars.

Reinforcing steel shall be continuous through all cold joints.

Stem walls shall not be back filled until main floor is framed and sheathed, and concrete has
cured a minimum 7 days.

Provide adequate drainage behind walls as required to prevent standing water behind walls.

Anchor bolts shall be ASTM F1554 Grade 36 and of the size and spacing as indicated on the
drawings and have a 7" minimum embedment depth.  Anchor bolts to be within 1'-0" of sill plate
ends, with a minimum of two per wall, and closer than 6" from concrete wall corners.

CONCRETE SLABS ON GRADE
Unless otherwise noted on drawings, concrete slabs on grade to be minimum 6" thick, reinforced
with #4 @ 12"o.c. each way placed at slab centerline.

Slabs to be placed over 6" thick compacted gravel base over undisturbed or compacted native
strata.

All surfaces of construction joints shall be free of dust, chips and foreign matter prior to
casting adjacent slab.  Reinforcement shall be continuous through construction and crack
control joints.

Provide 3/8" thick expansion joint material and sealant between slab edges and abutting walls
and columns unless otherwise noted on the drawings.

Provide 3/4" deep tooled or saw-cut crack control joints at a maximum of 15'-0" apart in both
directions.  Fill joint with and elastomeric sealant.  Contractor to submit to the
Architect/Engineer proposed control and construction joint locations for review prior to
concrete placement.

REINFORCING STEEL
Reinforcing steel shall conform to ASTM A615, grade 60. Welded Wire Fabric shall conform to
ASTM A185.  Reinforcing steel to be detailed, fabricated, and placed in accordance with ACI 315
and ACI 318.

Reinforcement and deformed bar anchors to be welded shall be A706 weldable or prior approved
equal.  Welding of rebar to be approved by Engineer.  Welding shall conform to AWS D1.4
standards.

LAP SPLICES
Unless otherwise noted, lap splices shall be minimum 48 x bar diameter.

Clear spacing between bars to be greater than 2 bar diameters.  Clear cover greater than 1 bar
diameter.

Reinforcement concrete cover requirements, unless otherwise noted in drawings, as follows:

(1)  Cast against earth               3"
(2)  Cast against form,
     Exposed to earth or weather      2"
(3)  Walls, slabs, joists
     Not exposed to earth or weather  3/4"
(4)  Beams, columns
     Not exposed to earth or weather  1-1/2"

LOCATION
MINIMUM 28day
COMPRESSIVE

STRENGTH, psi

MAXIMUM
WATER-CEMENT

RATIO

MAXIMUM SLUMP,
inches

AIR-ENTRAINMENT
PERCENT ± 1.5%

CEMENT
TYPE

ALL STRUCTURAL
CONCRETE 4500 .50 4 6 II

(b) (a)

DESIGN CRITERIAGENERAL NOTES

CONCRETE & REINFORCEMENT

SOIL & FILL

STRUCTURAL SPECIFICATION

    Ground Snow Load 120 PSF
    Exposure Factor (Ce) 1.0
    Temperature Factor (Ct) 1.1

Live Load (Snow) 100 PSF (Balanced Snow Load)
Dead Load 20 PSF
Wood Load Duration Factor 1.15
Importance Factor Snow (Is) 1.0

Live Load 100 PSF
Dead Load 75 PSF

Wind Speed (3 sec. gust) 103 MPH
Importance Factor (Iw) 1.0
Building Category
Exposure Category
Internal Pressure Coefficient +/- 0.18

Importance Factor (Is) 1.0
Ss 0.631
S1 0.194
Sds 0.545
Sd1 0.287
Site Class
Seismic Design Category

6.5

0.084*W

II

BUILDING CODE
Design, construction, and inspection shall conform to the International Building Code, (IBC),
2018 Edition and International Residential Code, 2018 Edition and all Local Codes that may be
applicable.

Material test standards referenced shall be the edition referenced in the 2018 IBC.

RISK CATEGORY OF BUILDING:

DESIGN LOAD CRITERIA
At all times, the General Contractor and Owner shall keep the loads on the structure within the
limits of the design load criteria.

The General Contractor is responsible to provide all bracing and shoring as required to support
the loads that may be imposed on the structure during construction until all structural
elements are complete.

DESIGN ROOF LOADS

Drift and Un-Balanced Loads per ASCE/SEI 7-16

DESIGN FLOOR LOADS - GARAGE LEVEL

WIND LOAD DATA

SEISMIC LOAD DATA

Basic Seismic Force Resisting System - Light Frame Walls with Wood Structural Panels
Response Modification Coefficient (R) =
Equivalent Force Analysis Procedure
F = 1.0
Vbase (unmodified)
Seismic Weights (W)           Dead Loads + 35% Balanced Snow Load

Project Coordinates (43.69, -114.4)

FOUNDATION NOTES
SEE SPECIFICATION SHEET FOR CONCRETE DESIGN PROPERTIES, MINIMUM
REINFORCEMENT SPLICE LENGTHS, ETC.

PLACE ALL FOOTINGS ON UNDISTURBED STRATA OR COMPACTED STRUCTURAL FILL TO THE
MINIMUM REQUIRED FROST DEPTH.  FOR MORE INFORMATION SEE GEOTECHNICAL REPORT
AND SHEET S1.0

FOOTING BEARING CONDITIONS TO BE VERIFIED PRIOR TO THE PLACEMENT OF CONCRETE
FORM WORK.

FOOTING REINFORCEMENT TO BE PLACED AT MINIMUM 3" CLEAR FROM BOTTOM OF
FOOTING, U.O.N.

LOCATE HOLD DOWNS AT ENDS OF SHEAR WALL ABOVE

ANCHOR BOLTS TO BE 58"Øx10" J BOLTS PLACED 6" FROM ENDS OF WALLS AND @ 48" o.c.
BETWEEN U.O.N. PER PLAN AND / OR DETAILS

NUMBER IN SYMBOL DENOTES ANCHOR BOLT SPACING IN 
INCHES ON CENTER.  48"o.c. MAX.

EXTERIOR WALLS TO BE BACK FILLED WITH COMPACTED FREE DRAINING GRAVEL.

INSTALL RADON ABATEMENT SYSTEM AS MAY BE REQUIRED TO MEET PROVISIONS OF 2018
INTERNATIONAL RESIDENTIAL CODE, APPENDIX F.

FIELD VERIFY ALL FOOTING STEPS AND ELEVATIONS.  BOTTOM OF ALL FOOTINGS TO BE A
MINIMUM 2'-8" BELOW EXTERIOR FINISH GRADE, SEE GEOTECHNICAL REPORT, GRADING
PLAN AND SHEET S1.0 FOR MORE INFORMATION.

1. REINFORCEMENT ASTM A615 GR60
2. PLACE 3" CLEAR BOTTOM FACE

2'-0" (2) #5's E.W.2'-0"F2.0

REINF.LENGTHWIDTHDEPTHMARK

FOOTING SCHEDULE

2'-6" (3) #5's E.W.2'-6"F2.5

3'-0" (3) #5's E.W.3'-0"F3.0 1'-0"

1'-0"

1'-0"

AVALANCHE LOAD DATA
Refrence Alpine Enterprises Inc. Snow Avalanche Hazard Study.

HILLSIDE RETAINING LOAD DATA
Refrence Butler Associates Inc. Geotechnical Report. 
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(14) #6 LONGITUDINAL
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TOP
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Attachment C: 

Townhouse Preliminary Plat Application & 
Supplemental Materials 
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TOWNHOME DECLARATION 

OF 

COVENANTS, CONDITIONS AND RESTRICTIONS 

FOR 

SAGE MOUNTAINSIDE 
TOWNHOMES  

 

THIS DECLARATION is made on the Day of.  2022 by Sage 
Mountainside LLC, a limited liability, (collectively "Declarant"). 

 

RECITALS 
 

A. Declarant is the owner of certain real property described as Sage 
Mountainside Townhomes Sublot 1 and Sublot 2 according to the official plat thereof, 
recorded as Instrument No. ______, Blaine County, Idaho ("Property").  

 
B. The Property is presently improved by two unattached townhome residential 

family dwellings thereon described as Sublot 1 and Sublot 2,Sage Mountainside 
Townhomes, Blaine County, Idaho. 

 

C. The street address of Sublot 1 is 402 Sage Road #A, Ketchum, ID 83340. 
The street address of Sublot 2 is 402 Sage Road #B, Ketchum, ID 83340. 

 
D. Declarant intends that townhome sublot owners of Sage Mountainside 

Townhomes shall be subject to this Declaration and shall be members of the management 
body created hereby. 

 

DECLARATION 
 

NOW, THEREFORE, DECLARANT HEREBY DECLARES THAT: 
 

1. Declaration. This Declaration is hereby established upon Sage Mountainside 
Townhomes in furtherance of a general plan for improvement and sale of townhome sublots 
within the Property for the purpose of enhancing and perfecting the value of each townhome 
unit therein, and for the benefit of each owner of a townhome unit in Sage Mountainside 
Townhomes. 
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a) Townhome sublots within Sage Mountainside Townhomes shall be held, 
conveyed, encumbered, leased, occupied or otherwise used, improved or 
transferred, in whole or in part, subject to this Declaration and any 
supplemental declaration. 

 
b) This Declaration and any supplemental declaration shall run with Sage 
Mountainside Townhomes real property and all townhome sublots located 
therein, and shall be binding upon and inure to the benefit of all parties having 
or hereafter acquiring any right, title or interest in Sage Mountainside 
Townhomes or any portion thereof. 

 
2. Definitions. 

 

a) Townhome Sublot. A "townhome sublot" means an estate in real property 
with a fee interest in a townhome sublot shown and described on the plat for 
Sage Mountainside Townhomes. 

 

b) Townhome Unit. A "townhome unit" means a building on a townhome 
sublot shown and described on the plat for Sage Mountainside Townhomes. 

 
3. Property Rights. 

 
a) Utilities. All townhome sublot owners shall have mutual non-exclusive 

reciprocal easements for existing and future water, cable tv, sewage, telephone 
and electrical lines under and across their townhome units and townhome 
sublots for the repair, maintenance and replacement thereof subject to the 
restoration of the easement premises for any damage resulting from such repair 
or replacement. 

 

b) Encroachments. If any portion of a townhome sublot or unit encroaches on the 
other townhome sublot or unit, regardless of the cause, a valid easement exists 
for such encroachment and for the maintenance of it so long as it remains. 

 

c) Drywells. There are approximately four (4) dry wells located on the Property 
as shown on Exhibit "A" attached hereto and by this reference made a part 
hereof. A reciprocal easement for maintenance and repair exists for the dry 
wells and connecting underground conduit. Each sublot owner is responsible 
to keep the dry well and connecting conduit on their sublot free from debris. 
Both sublot owners are equally responsible to keep the dry wells on their 
common sublot property boundary free from debris. 

 

d) Shared Avalanche Wall. Owners of sublot 1 and sublot 2 agree to share in the 
maintenance and repairs of the avalanche wall. 

 
 

4. Use Restrictions. 
 

a) Residential Use. The townhome sublots are restricted to residential uses 
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permitted by the Ketchum Zoning Ordinance as amended from time to time. 
 

b) Maintenance. Each owner of a townhome sublot shall be responsible for 
maintaining their townhome sublot landscaping and all improvements thereon 
in a clean, sanitary, and attractive condition. 

 

c) Offensive Conduct. No noxious or offensive activities shall be conducted 
within a townhome unit or townhome sublot. Nothing shall be done on or 
within the townhome units or townhome sublots that may be or may become 
an annoyance or nuisance to the residents of the townhome sublots, or that in 
any way interferes with the quiet enjoyment of the occupants of townhome 
units. 

 
5. Parking Restrictions. No inoperative vehicle, unsightly vehicle, or any improperly 

parked or stored vehicle shall be located on a townhome sublot. 
 

6. External Fixtures. No television or radio poles, antenna, flag poles, clotheslines, 
or other external fixtures other than those originally installed by Declarant or unanimously 
approved by the sublot owners shall be constructed, erected or maintained on or within Sage 
Mountainside Townhomes. 

 
7. Trash. Trash, garbage or other waste shall be keep only in sanitary containers 

situated within the garage of the townhome unit. No owner shall permit or cause any trash or 
refuse to be keep on any portion of the Sage Mountainside Townhomes other than receptacles 
customarily used for it, which shall be located in the garage of the townhome unit, except on the 
scheduled day for trash pickup. 

 
8. Architectural Control. 

 

a) Architectural Committee. The architectural committee shall be the sublot owners 
of Sage Mountainside Townhomes as constituted from time to time. The 
architectural committee shall exercise its best judgment to see that all 
improvements, construction, landscaping and alterations that affect the exterior 
of Sage Mountainside Townhomes conform and harmonize with the existing 
structures as to external design, materials, color and topography. 

 

b) Approval. No improvements of any kind or of any nature shall ever be 
altered, constructed, erected or permitted, nor shall any excavating, clearing or 
landscaping be done on any townhome sublot within Sage Mountainside 
Townhomes unless the same are approved by the architectural committee prior 
to the commencement of such work. The management body shall consider the 
materials to be used on the exterior features of said proposed improvements, 
including exterior colors and harmony of the exterior design with existing 
structures within Sage Mountainside Townhomes. 

 

9. Insurance. The townhome sublot owners shall provide and be responsible for their 
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own townhome sublot casualty, liability and property damage insurance. 
 

10. Amendment. This Declaration shall not be revoked nor shall any of its provisions 
herein be amended without the unanimous written consent of the townhome sublot owners, duly 
and properly recorded with the Blaine County Recorder. 

 
 
 
 

IN WITNESS WHEREOF, the Declarant has executed this instrument on the day and 
year first above written. 

 
 

DECLARANT:   
Tim Carter 

 
 

Joe Marx 
 
 
 
 
 
 
 

ACKNOWLEDGMENTS 
 

STATE OF IDAHO ) 
) ss: 

County of Blaine ) 
 

On this.  day of  2022, before me, the undersigned, a Notary 

Public, personally appeared SAM JADALLAH, known or identified to me on the basis of 
satisfactory evidence, to be the person whose name is subscribed to the within instrument and 
acknowledged to me that he executed the same. 

 
WITNESS MY HAND AND SEAL 

 
 
 

NOTARY PUBLIC for Idaho 
Residing at  _ 
Commission Expires_ _ _ _
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pioneertitleco.com

October 29, 2021
Order No.: 790323

RE: 402 Sage Road, Unit A & B, Ketchum, ID  83340

Dear Valued Customer,

Thank you for giving Pioneer Title Company the opportunity to serve you. We appreciate your 
business and will strive to merit the confidence you have shown in us. Please find attached your 
title commitment. In it, you’ll find your preliminary title report with supporting documentation 
related to the property at 402 Sage Road, Unit A & B. 

Should you have any questions regarding the documents contained herein including concerns 
related to exceptions, legal descriptions, or vesting, please contact any one of your Pioneer Title 
Company team members:

Escrow Officer

Paige McAllister
Ph: (208) 726-6954
Email: pmcallister@pioneertitleco.com

Title Officer

Jeannie Dibble
Ph: (208) 726-6954
Email: jdibble@pioneertitleco.com

Best Regards,
Your Pioneer Title Co. Team
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File No. 790323

Please review the following questions and contact your Escrow Officer or Title Officer if the answer to 
any is “Yes.”

Are any principals using a Power of Attorney?

Are any of the parties in title incapacitated or deceased?

Has a change in marital status occurred for any of the principals?

Is the property now vested, or will the property be transferred, to a new trust, partnership, or 
corporation?

Has any construction or remodeling been done to the property in the last 90 days?

Escrow Officer

Paige McAllister
Ph: (208) 726-6954
Email: pmcallister@pioneertitleco.com

Title Officer

Jeannie Dibble
Ph: (208) 726-6954
Email: jdibble@pioneertitleco.com

Property Address: 402 Sage Road, Unit A & B, Ketchum, ID  83340

Buyer/Borrower: SK Casablanca LLC

Seller: Mary C. Handelsman
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Title Fees & Breakdown

Policy Issuing Agent For:
Old Republic National Title Insurance Company File No.:  790323

Please contact Jeannie Dibble at jdibble@pioneertitleco.com or (208) 726-6954 with any questions.

COVERAGE

Sales Price $1,753,270.00 Owner’s Coverage Standard

Loan Amount Lender’s Coverage

TITLE POLICY CALCULATIONS FOR DISCLOSURE

Product CD Disclosed Premiums Actual Premiums Premium Adjustments

Loan $0.00 (Title Premium Adjustment)

$0.00

Owners $4,558.00 $4,558.00 (Short Term Discount – If Any)

$0.00

OTHER FEES

Owners Endorsements:

Lenders Endorsements:

Owners Inspection N/A

Owners Additional Chain N/A

Lenders Inspection: N/A

Lenders Additional Chain: N/A

Recording Fees: Deeds $15.00 (up to 30 pages)

Deed of Trusts $45.00 (up to 30 pages)

For all other documents the rate shall be:

$10 for the first page / $3 each additional page

E-file Fee: An additional $4.75 per document 

CPL Fee: $25.00
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ALTA Commitment for Title Insurance

Issued By Old Republic National Title Insurance Company

NOTICE

IMPORTANT—READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE POLICIES. 
ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS COMMITMENT OR THE 
POLICY MUST BE BASED SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, OPINION OF TITLE, OR 
OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE COMPANY TO DETERMINE INSURABILITY OF 
THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE 
BENEFIT OF THE COMPANY, AND CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.

THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED IDENTIFIED IN 
SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE COMPANY HAS NO LIABILITY OR 
OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER PERSON.

COMMITMENT TO ISSUE POLICY

Subject to the Notice; Schedule B, Part I—Requirements; Schedule B, Part II—Exceptions; and the Commitment Conditions, Old Republic National Title 
Insurance Company, a Florida Corporation (the “Company”), commits to issue the Policy according to the terms and provisions of this Commitment. This 
Commitment is effective as of the Commitment Date shown in Schedule A for each Policy described in Schedule A, only when the Company has entered 
in Schedule A both the specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured.

If all of the Schedule B, Part I—Requirements have not been met within 6 months after the Commitment Date, this Commitment terminates and the 
Company’s liability and obligation end.

Issued By:
Pioneer Title Company of Blaine  County
491 N. Main Street, Suite 102
Ketchum, ID  83340

Authorized Agent for Old Republic National
Title Insurance Company

Authorized Signatory
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COMMITMENT CONDITIONS

1. DEFINITIONS
(a) “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records.
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land” does not 

include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or easement in abutting 
streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent that a right of access to and 
from the Land is to be insured by the Policy.

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized by 
law.

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by the 
Company pursuant to this Commitment.

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant 
to this Commitment.

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be 
issued pursuant to this Commitment.

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting constructive 
notice of matters relating to real property to purchasers for value and without Knowledge.

(a) “Title”: The estate or interest described in Schedule A.

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to Issue Policy, 
this Commitment terminates and the Company’s liability and obligation end.

3. The Company’s liability and obligation is limited by and this Commitment is not valid without:
(a) the Notice;
(b) the Commitment to Issue Policy;
(c) the Commitment Conditions;
(d) Schedule A;
(e) Schedule B, Part I—Requirements;
(f) Schedule B, Part II—Exceptions; and
(g) a counter-signature by the Company or its issuing agent that may be in electronic form.

4. COMPANY’S RIGHT TO AMEND
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, encumbrance, 
adverse
claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the Company is limited by 
Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment.

5. LIMITATIONS OF LIABILITY
(a) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the interval 

between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended Commitment, resulting 
from the Proposed Insured’s good faith reliance to:
(i) comply with the Schedule B, Part I—Requirements;
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or
(iii) acquire the Title or create the Mortgage covered by this Commitment.

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had 
Knowledge of the matter and did not notify the Company about it in writing.

(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the expense 
had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured.

(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and 
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount.

(e) The Company shall not be liable for the content of the Transaction Identification Data, if any.
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B, 

Part I— Requirements have been met to the satisfaction of the Company.
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT
(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment.
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment.
(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with respect to 

the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and proposals of any kind, 
whether written or oral, express or implied, relating to the subject matter of this Commitment.

(d) The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or obligation to provide 
coverage beyond the terms and provisions of this Commitment or the Policy.

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the 
Company.

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be 
under the Policy.

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The issuing 
agent is
not the Company’s agent for the purpose of providing closing or settlement services.

8. PRO-FORMA POLICY
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company 
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed 
Insured, nor is it a commitment to insure.

9. ARBITRATION
The Policy contains an arbitration clause. All arbitrable matters when the Proposed Policy Amount is $2,000,000 or less shall be arbitrated 
at the option of either the Company or the Proposed Insured as the exclusive remedy of the parties. A Proposed Insured may review a 
copy of the arbitration rules at http://www.alta.org/arbitration. 
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Title Insurance Commitment
First Report

Policy Issuing Agent For:
Old Republic National Title Insurance Company

File No.:  790323
Reference No.: 

Issuing Agent: Pioneer Title Company of Blaine  County
Issuing Office: 491 N. Main Street, Suite 102

Schedule A

1. Commitment Date:  October 28, 2021 7:30AM

2. Policy or Policies to be issued:

(a) 2006 ALTA Owner’s Policy - Standard
Proposed Insured: SK Casablanca LLC

$1,753,270.00 $4,558.00

Endorsements:  $0.00

 Inspection Fee: N/A

(b) 2006 ALTA Lender’s Policy - 

Proposed Insured:  $0.00

Endorsements:  $0.00

 Inspection Fee: N/A

3. The estate or interest in the land described or referred to in this Commitment is:
FEE SIMPLE 

4. Title to the estate or interest in the land is at the Effective Date vested in:
The heirs or devisees of Mary C. Handelsman, also shown of record as Mary Crutchfield Handelsman, deceased, their 
interest being subject to the administration of the estate of said Decedent in Blaine County, Probate Case No. CV07-21-
00532, wherein Thomas Grebinski is appointed Personal Representative of said estate. 

5. The land referred to in this Commitment is described as follows:
SEE EXHIBIT A ATTACHED HERETO AND MADE A PART HEREOF.

Old Republic National Title Insurance Company

Authorized Signatory
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File No.: 790323 Reference No.: 

Schedule B-I
ALTA COMMITMENT

Requirements

All of the following Requirements must be met:

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in this 
Commitment who will obtain an interest in the Land or who will make a loan on the Land. The Company may 
then make additional Requirements or Exceptions.

2. Pay the agreed amount for the estate or interest to be insured.

3. Pay the premiums, fees, and charges for the Policy to the Company.

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, or both, 
must be properly authorized, executed, delivered, and recorded in the Public Records.

5. We require a copy of the Certificate of Organization, Operating Agreement and Resolutions, and any 
amendments showing the power and authority of the party or parties who plan to execute the forthcoming 
conveyance or encumbrance on behalf of SK Casablanca LLC.

6. This Company will require the enclosed Seller or Borrower Affidavit (regarding State Liens and Indigent 
Care Services) be signed and returned in order to issue the policy herein.
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File No.: 790323 Reference No.: 

Schedule B-II
ALTA COMMITMENT

Exceptions

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR 
LIMITATION CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE 
EXTENT THAT THE SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION 
VIOLATES STATE OR FEDERAL LAW BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL 
ORIENTATION, GENDER IDENTITY, HANDICAP, FAMILIAL STATUS, OR NATIONAL ORIGIN.

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or 
easement identified in Schedule A, and will include the following Exceptions unless cleared to the satisfaction 
of the Company:

General Exceptions:

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public 
Records or is created, attaches, or is disclosed between the Commitment Date and the date on which all of the 
Schedule B, Part I—Requirements are met.

2. Rights or claims of parties in possession not shown by the public records.

3. Encroachments, overlaps, boundary line disputes, and any other matters which would be disclosed by an 
accurate survey or inspection of the premises including, but not limited to, insufficient or impaired access or 
matters contradictory to any survey plat shown by the public records.

4. Easements, or claims of easements, not shown by the public records.

5. Any lien, or right to a lien, for services, labor, or material heretofore or hereafter furnished, imposed by law 
and not shown by the public records.

6. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance 
thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are 
shown by the public records.

7. Taxes or special assessments which are not shown as existing liens by the records of any taxing authority that 
levies taxes or assessments on real property or by the public records. Proceedings by a public agency which 
may result in taxes or assessments, or notices to such proceedings, whether or not shown by the records of 
such agency or by the public records.

(General Exceptions 1 through 7 will not appear as printed Exceptions on Extended Coverage Policies or the 
ALTA Homeowners Policy) 

Special Exceptions:
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8. NOTE: General taxes for the year 2020, which were liens, are paid.
Parcel No.:    RPK03480000010
Amount:    $2,673.18
Affects: Sublot 1

NOTE: General taxes for the year 2020, which were liens, are paid.
Parcel No.:    RPK03480000020Amount:    $3,367.86
Affects: Sublot 2

NOTE:  The above taxes reflect a Home Owners Exemption. Any new buyer must re-apply to the Blaine 
County Assessor's office for said exemption.
Affects: Sublot 1

NOTE:  The above taxes DO NOT reflect a Home Owners Exemption.  Any new buyer must apply to the 
Blaine County Assessor's office for said exemption.
Affects: Sublot 2

9. General taxes for the year 2021, which are liens and are not yet due and payable.
Parcel No.:    RPK03480000010 and RPK03480000020

10. Reservations in United States Patent or State Deeds.

11. Water rights, claims or title to water, whether or not the matters are shown by the public records.

12. Sewer charges and special assessments, if any, for the City of Ketchum.
No search made.

13. Covenants, conditions, restrictions and easements as set forth on the plat.
Name of Plat:    Warm Springs Village Subdivision Fourth Addition
Instrument No.:    115701
Deleting or omitting any covenant, condition or restriction indicating a preference, limitation or 
discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the extent 
such covenants, conditions or restrictions violate 42 USC 3604(c).

14. Reservations contained in an instrument
Document: Warranty Deed
Executed by: Mark B. Lloyd and Helen R. Lloyd, husband and wife
Recorded: March 11, 1966
Instrument No.: 124295

15. Terms and conditions of the Affidavit as to Identification of Plats and Descriptions of Real Property, 
including but not limited to Ketchum Ordinance 302 regarding Avalanche Zones
Recorded:    October 10, 1979
Instrument No.:    197578

16. Covenants, Conditions, Restrictions, Reservations, and Easements 
Dated: October 1, 2001
Executed by: Declaration, Reciprocal Easement and Party Wall Declaration
Recorded: October 3, 2001 
Instrument No.: 456234
Deleting or omitting any covenant, condition or restriction indicating a preference, limitation or 
discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the extent 
such covenants, conditions or restrictions violate 42 USC 3604(c).
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17. Covenants, conditions, restrictions and easements as set forth on the plat.
Name of Plat: LIVING SPRINGS TOWNHOMES
Instrument No.: 453235
Deleting or omitting any covenant, condition or restriction indicating a preference, limitation or 
discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the extent 
such covenants, conditions or restrictions violate 42 USC 3604(c).

18. A Deed of Trust with Adjustable Rate Rider to secure an indebtedness of $665,000.00, and any other amounts 
as therein provided, payable under the terms, conditions, provisions and stipulations thereof.
Dated:    January 8, 2003
Grantor:    Mary Crutchfield Handelsman, an unmarried woman
Trustee:    Sun Valley Title Company, an Idaho Corporation
Beneficiary:    MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, INC. (MERS) is a separate 
corporation that is acting solely as a nominee for Lender and Lender's successors and assigns
Lender:    First Bank of Idaho, FSB
Recorded:    January 15, 2003
Instrument No.:    476976
MIN Number:    100174101000004048

Assignment of beneficial interest under said Deed of Trust by the following Instrument
To: 2010-2 SFR Venture, LLC, its successors and assigns
Recorded: August 8, 2011
Instrument No.: 589620

Assignment of beneficial interest under said Deed of Trust by the following Instrument
To: Kirkland Financial LLC
Recorded: August 8, 2011
Instrument No.: 589621

Assignment of beneficial interest under said Deed of Trust by the following Instrument
To: MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, its successors and assigns
Recorded: August 8, 2011
Instrument No.: 589622

Assignment of beneficial interest under said Deed of Trust by the following Instrument
To: U.S. Bank Trust National Association, as Trustee for CVI LCF Mortgage Loan Trust I, 
its successors and assigns
Recorded: July 13, 2015
Instrument No.: 627942
Affects: Sublot 1
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19. A Deed of Trust with Adjustable Rate Rider, 1-4 Family Rider and Planned Unit Development Rider   to 
secure an indebtedness of $645,500.00, and any other amounts as therein provided, payable under the terms, 
conditions, provisions and stipulations thereof.
Dated:    June 20, 2005
Grantor:    Mary C. Handelsman, a single woman and Vadim P. Kondratief, a single man
Trustee:    First American Title  
Beneficiary:    MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, INC. (MERS) is a separate 
corporation that is acting solely as a nominee for Lender and Lender's successors and assigns
Lender:    Express Capital Lending
Recorded:    June 30, 2005
Instrument No.:    522378
MIN Number:    100360426010395274
Affects: Sublot 2

20. Any lien for federal or state estate tax payable by reason of the death of Mary C. Handelsman, also shown of 
record as Mary Crutchfield Handelsman.

End of Exceptions

NOTE:  As an accommodation and not part of this Commitment, no liability is assumed by noting the 
following conveyances describing all or part of the subject property, which have been recorded within the last  
months:

None

NOTE:  The County Records and/or the City Engineer’s Office show the address to be:

402 Sage Road, Unit A & B, Ketchum, ID  83340

NOTE:  There is no notice of record and therefore no search has been made for any unpaid assessments, 
charges, or fees for sewer, water, garbage, irrigation, or other possible utility services.

NOTE:  If the proposed insured under the Policy to issue has any questions concerning the coverage or 
exclusions from coverage, the Company will be pleased to provide an explanation.

NOTE:  Pursuant to the State of Idaho insurance regulations, a cancellation fee may be charged on all 
cancelled orders. Unless otherwise advised, orders will be considered cancelled six months after the effective 
date on the Commitment. The amount of the fee assessed shall be in accordance with our rate filing with the 
Idaho Department of Insurance. 
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EXHIBIT A

Sublot 1 and Sublot  2 of LIVING SPRINGS TOWNHOMES, BLAINE COUNTY, IDAHO, according to the 
official plat thereof, recorded as Instrument No. 456235, records of Blaine County, Idaho.
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FACTS
WHAT DOES OLD REPUBLIC TITLE
DO WITH YOUR PERSONAL INFORMATION?

Why?

Financial companies choose how they share your personal information. Federal law gives 
consumers the right to limit some but not all sharing. Federal law also requires us to tell you how we 
collect, share, and protect your personal information. Please read this notice carefully to understand 
what we do.

 The types of personal information we collect and share depend on the product or service you 
have with us. This information can include:

  Social Security number and employment information
What?  Mortgage rates and payments and account balances

  Checking account information and wire transfer instructions

 When you are no longer our customer, we continue to share your information as described in this 
notice.

How?

All financial companies need to share customers’ personal information to run their everyday 
business. In the section below, we list the reasons financial companies can share their customers’ 
personal information; the reasons Old Republic Title chooses to share; and whether you can limit 
this sharing.

Reasons we can share your personal information
Does Old 

Republic Title 
share?

Can you limit this 
sharing?

For our everyday business purposes — such as to process your 
transactions, maintain your account(s), or respond to court orders and 
legal investigations, or report to credit bureaus

Yes No

For our marketing purposes —
to offer our products and services to you

No We don’t share

For joint marketing with other financial companies No We don’t share

For our affiliates’ everyday business purposes — 
information about your transactions and experiences Yes No

For our affiliates’ everyday business purposes — 
information about your creditworthiness

No We don’t share

For our affiliates to market to you No We don’t share

For non-affiliates to market to you No We don’t share

Questions? Go to www.oldrepublictitle.com (Contact Us)
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Who we are

Who is providing this notice? Companies with an Old Republic Title name and other affiliates. Please see below 
for a list of affiliates.

What we do

How does Old Republic 
Title protect my personal 
information?

To protect your personal information from unauthorized access and use, we use security 
measures that comply with federal law. These measures include computer safeguards
and secured files and buildings. For more information, visit 
https://www.oldrepublictitle.com/privacy-policy 

How does Old Republic Title 
collect my personal information?

We collect your personal information, for example, when you:

 Give us your contact information or show your driver’s license
 Show your government-issued ID or provide your mortgage information
 Make a wire transfer

We also collect your personal information from others, such as credit bureaus, 
affiliates, or other companies.

Federal law gives you the right to limit only:

 Sharing for affiliates’ everyday business purposes - information 
about your creditworthiness

 Affiliates from using your information to market to you
 Sharing for non-affiliates to market to you

State laws and individual companies may give you additional rights to limit sharing. See 
the State Privacy Rights section location at https://www.oldrepublictitle.com/privacy- 
policy for your rights under state law.

Why can’t I limit all sharing?

 

Definitions

Affiliates Companies related by common ownership or control. They can be financial and 
nonfinancial companies.

 Our affiliates include companies with an Old Republic Title name, and financial 
companies such as Attorneys’ Title Fund Services, LLC, Lex Terrae National 
Title Services, Inc., Mississippi Valley Title Services Company, and The Title 
Company of North Carolina.

Non-affiliates Companies not related by common ownership or control. They can be financial and 
nonfinancial companies.

 Old Republic Title does not share with non-affiliates so they can market to you

Joint marketing A formal agreement between non-affiliated financial companies that together 
market financial products or services to you.

 Old Republic Title doesn’t jointly market.
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Affiliates Who May be Delivering This Notice

American First Title 
& Trust Company

American Guaranty 
Title Insurance 
Company

Attorneys' Title Fund 
Services, LLC

Compass Abstract, Inc. eRecording Partners 
Network, LLC

Genesis Abstract, LLC Guardian Consumer 
Services, Inc.

iMarc, Inc. Kansas City
Management Group, 
LLC

L.T. Service Corp.

Lenders Inspection 
Company

Lex Terrae National 
Title Services, Inc.

Lex Terrae, Ltd. Mississippi Valley Title 
Services Company

National Title Agent's 
Services Company

Old Republic Branch 
Information Services, 
Inc.

Old Republic 
Diversified Services, 
Inc.

Old Republic Escrow 
of Vancouver, Inc.

Old Republic Exchange 
Company

Old Republic National 
Ancillary Services, Inc.

Old Republic
National Commercial 
Title Services, Inc.

Old Republic 
Title and Escrow 
of Hawaii, Ltd.

Old Republic National 
Title Insurance 
Company

Old Republic Title 
Company

Old Republic Title 
Companies, Inc.

Old Republic Title 
Company of Conroe

Old Republic Title 
Company of Indiana

Old Republic Title 
Company of Nevada

Old Republic Title 
Company of Oklahoma

Old Republic Title 
Company of Oregon

Old Republic Title 
Company of St. Louis

Old Republic 
Title Company 
of Tennessee

Old Republic Title 
Information Concepts

Old Republic Title 
Insurance Agency, Inc.

Old Republic Title, Ltd.

RamQuest Software, 
Inc.

Republic Abstract & 
Settlement, LLC

Sentry Abstract 
Company

Surety Title 
Agency, Inc.

The Title Company 
of North Carolina

Trident Land Transfer 
Company, LLC
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Reappraisal Year 2018
Inspection Date 07/11/2017
Appraiser Initials TLR

Land Group
LIVING SPRINGS (TOWNHOUSES)
Township Range Section

4N 17E 14

Location Code EERS
Parcel Type
Zoning

Owner/Contact Name Type Relationship %Owner HOE

HANDELSMAN MARY C OWNER SOLE OWNR 100.00%

Instrument Eff Date Action Source Target Comments

660501 05/31/2019 Ownership 2019
602122 10/17/2012 Ownership 2012

Tax Certification District Roll Type Units Amount

Mailing Address

PO BOX 2596
KETCHUM ID  83340

Parcel Status Active
Property Type Real Property
Sub Type

Tax Code Area 003-002Parcel Number Property Year

RPK03480000020 2021
Property Address

402 SAGE RD # B
KETCHUM ID  83340

Legal Description

LIVING SPRINGS TOWNHOMES
SUBLOT 2

CB: No   NC: NoParcel Exemption: None

Associated Parcels
None

Building Permits
None

CHARACTERISTIC ROLLS VALUATION SUMMARY URBAN RENEWALACRES
SCC Type Suffix Description Assessed Occupancy Status Quantity Assessed Value Exemption Amount Net Taxable Value Net Taxable Base Net Taxable Incr

20 LAND PRIMARY NO E 1.830 $ 358,400 $ 0 $ 358,400 -- --

41 RESD 1 PRIMARY NO E $ 401,223 $ 0 $ 401,223 -- --

TOTALS: 1.830 $ 759,623 $ 0 -- $ 759,623 -- --

:ROLL STATUS E Equalized (Final)

PROPMSTR 1Page |  AM 09:54 10/29/2021Printed
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BLAINE COUNTY TREASURER
JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID  83333
TELEPHONE: (208) 788-5530

TAX HISTORY

INTEREST DATE
10/29/2021

BALANCE AS OF
10/29/2021 09:54AM

BALANCE DUE

TOTAL

Paid in Full

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID  83340

PARCEL NUMBER

RPK03480000020

LEGAL DESCRIPTION
LIVING SPRINGS TOWNHOMES
SUBLOT 2

PRIMARY PROPERTY ADDRESS
402 SAGE RD # B
KETCHUM ID  83340

Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL

2020 Primary 1st Charge $ 1,683.93 $ - $ - $ - $ - $ 1,683.93

Payment $ 1,683.93- $ - $ - $ - $ - $ 1,683.93-

2nd Charge $ 1,683.93 $ - $ - $ - $ - $ 1,683.93

Payment $ 1,683.93- $ - $ - $ - $ - $ 1,683.93-

2019 Primary Charge $ 3,716.38 $ - $ - $ - $ - $ 3,716.38

Payment $ 3,716.38- $ - $ - $ - $ - $ 3,716.38-

2018 Primary Charge $ 3,880.90 $ - $ - $ - $ - $ 3,880.90

Payment $ 3,880.90- $ - $ - $ - $ - $ 3,880.90-

2017 Primary Charge $ 3,803.32 $ - $ - $ - $ - $ 3,803.32

Payment $ 3,803.32- $ - $ - $ - $ - $ 3,803.32-

2016 Primary Charge $ 3,830.32 $ - $ - $ - $ - $ 3,830.32

Payment $ 3,830.32- $ - $ - $ - $ - $ 3,830.32-

2015 Primary Charge $ 3,674.12 $ - $ - $ - $ - $ 3,674.12

Payment $ 3,674.12- $ - $ - $ - $ - $ 3,674.12-

2014 Primary Charge $ 3,904.30 $ - $ - $ - $ - $ 3,904.30

Payment $ 3,904.30- $ - $ - $ - $ - $ 3,904.30-

2013 Primary Charge $ 3,724.10 $ - $ - $ - $ - $ 3,724.10

Payment $ 3,724.10- $ - $ - $ - $ - $ 3,724.10-

2012 Primary Charge $ 3,261.18 $ - $ - $ - $ - $ 3,261.18

Payment $ 3,261.18- $ - $ - $ - $ - $ 3,261.18-

2011 Primary Charge $ 3,335.08 $ - $ - $ - $ - $ 3,335.08

Payment $ 3,335.08- $ - $ - $ - $ - $ 3,335.08-

2010 Primary Charge $ 3,149.78 $ - $ - $ - $ - $ 3,149.78

Payment $ 3,149.78- $ - $ - $ - $ - $ 3,149.78-

2009 Primary Charge $ 3,093.30 $ - $ - $ - $ - $ 3,093.30

Payment $ 3,093.30- $ - $ - $ - $ - $ 3,093.30-

2008 Primary Charge $ 3,074.94 $ - $ - $ - $ - $ 3,074.94

Payment $ 3,074.94- $ - $ - $ - $ - $ 3,074.94-

2007 Primary Charge $ 3,481.32 $ - $ - $ - $ - $ 3,481.32

Payment $ 3,481.32- $ - $ - $ - $ - $ 3,481.32-

2006 Primary Charge $ 3,344.90 $ - $ - $ - $ - $ 3,344.90

Payment $ 3,344.90- $ - $ - $ - $ - $ 3,344.90-

2005 Primary Charge $ 3,280.04 $ - $ 32.80 $ - $ 45.65 $ 3,358.49

Payment $ 3,280.04- $ - $ 32.80- $ - $ 45.65- $ 3,358.49-

TAXHSTORY 2 of 1Page | AM 09:54 10/29/2021Printed
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Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL

2004 Primary Charge $ 3,524.76 $ - $ - $ - $ - $ 3,524.76

Payment $ 3,524.76- $ - $ - $ - $ - $ 3,524.76-

2003 Primary Charge $ 3,886.26 $ - $ 38.86 $ - $ 197.44 $ 4,122.56

Payment $ 3,886.26- $ - $ 38.86- $ - $ 197.44- $ 4,122.56-

2002 Primary Charge $ 3,219.12 $ - $ - $ - $ - $ 3,219.12

Adjustment $ 622.90- $ - $ - $ - $ - $ 622.90-

Payment $ 2,596.22- $ - $ - $ - $ - $ 2,596.22-

TAXHSTORY 2 of 2Page | AM 09:54 10/29/2021Printed
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BLAINE COUNTY TREASURER
JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID  83333
TELEPHONE: (208) 788-5530

TAX MASTER INQUIRY

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID  83340

PARCEL NUMBER

RPK03480000020
TAX CODE AREA
003-002

LEGAL DESCRIPTION
LIVING SPRINGS TOWNHOMES
SUBLOT 2

PRIMARY PROPERTY ADDRESS
402 SAGE RD # B
KETCHUM ID  83340

INTEREST DATE
10/29/2021

BALANCE AS OF
10/29/2021 9:54 am

BALANCE DUE

TOTAL

     Paid in Full

Tax Year Assessment Roll 334472: Bill Number

2020 PRIMARY FULL YEARSECOND HALFFIRST HALF VALUATION

CHARGES

TAXABLE VALUE : $ 576,207

Tax Code Area: 003-002 :Levy 0.005844856

Tax Charge: $ 3,367.86
Certifications: $ 0
TOTAL CHARGES: $ 3,367.86

TAX / CERTIFICATION
Charges
Adjustments
Payments

$ 1,683.93
$ 0
$ 1,683.93-

$ 1,683.93
$ 0
$ 1,683.93-

$ 3,367.86
$ 0
$ 3,367.86-

LATE CHARGE
Charges/Adjustments
Payments

$ 0
$ 0

$ 0
$ 0

$ 0
$ 0

FEES
Charges/Adjustments
Payments

$ 0
$ 0

$ 0
$ 0

$ 0
$ 0

INTEREST
Charges/Adjustments
Payments

$ 0
$ 0

$ 0
$ 0

$ 0
$ 0

AMOUNT DUE $ 0 $ 0 $ 0

TaxMasterInquiry 1Page | AM 09:54 10/29/2021Printed
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Reappraisal Year 2018
Inspection Date 07/11/2017
Appraiser Initials TLR

Land Group
LIVING SPRINGS (TOWNHOUSES)
Township Range Section

4N 17E 14

Location Code EERS
Parcel Type
Zoning

Owner/Contact Name Type Relationship %Owner HOE

HANDELSMAN MARY C OWNER SOLE OWNR 100.00% Y

Instrument Eff Date Action Source Target Comments

660500 05/31/2019 Ownership 2019
594060 01/24/2012 Ownership 2012

Tax Certification District Roll Type Units Amount

Mailing Address

PO BOX 2596
KETCHUM ID  83340

Parcel Status Active
Property Type Real Property
Sub Type

Tax Code Area 003-002Parcel Number Property Year

RPK03480000010 2021
Property Address

402 SAGE RD # A
KETCHUM ID  83340

Legal Description

LIVING SPRINGS TOWNHOMES
SUBLOT 1

CB: No   NC: NoParcel Exemption: None

Associated Parcels
None

Building Permits
None

CHARACTERISTIC ROLLS VALUATION SUMMARY URBAN RENEWALACRES
SCC Type Suffix Description Assessed Occupancy Status Quantity Assessed Value Exemption Amount Net Taxable Value Net Taxable Base Net Taxable Incr

20 LAND PRIMARY NO E 1.830 $ 358,400 $ 0 $ 358,400 -- --

41 RESD 1 PRIMARY NO E $ 366,501 $ 125,000- HO $ 241,501 -- --

TOTALS: 1.830 $ 724,901 $ 125,000- HO $ 599,901 -- --

:ROLL STATUS E Equalized (Final) Homeowner's Exemption

PROPMSTR 1Page |  AM 09:52 10/29/2021Printed
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BLAINE COUNTY TREASURER
JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID  83333
TELEPHONE: (208) 788-5530

TAX HISTORY

INTEREST DATE
10/29/2021

BALANCE AS OF
10/29/2021 09:52AM

BALANCE DUE

TOTAL

Paid in Full

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID  83340

PARCEL NUMBER

RPK03480000010

LEGAL DESCRIPTION
LIVING SPRINGS TOWNHOMES
SUBLOT 1

PRIMARY PROPERTY ADDRESS
402 SAGE RD # A
KETCHUM ID  83340

Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL

2020 Primary 1st Charge $ 1,336.59 $ - $ - $ - $ - $ 1,336.59

Payment $ 1,336.59- $ - $ - $ - $ - $ 1,336.59-

2nd Charge $ 1,336.59 $ - $ - $ - $ - $ 1,336.59

Payment $ 1,336.59- $ - $ - $ - $ - $ 1,336.59-

2019 Primary Charge $ 2,949.84 $ - $ - $ - $ - $ 2,949.84

Payment $ 2,949.84- $ - $ - $ - $ - $ 2,949.84-

2018 Primary Charge $ 3,080.44 $ - $ 30.80 $ - $ 4.13 $ 3,115.37

Payment $ 3,080.44- $ - $ 30.80- $ - $ 4.13- $ 3,115.37-

2017 Primary Charge $ 2,969.54 $ - $ - $ - $ - $ 2,969.54

Payment $ 2,969.54- $ - $ - $ - $ - $ 2,969.54-

2016 Primary Charge $ 3,027.48 $ - $ - $ - $ - $ 3,027.48

Payment $ 3,027.48- $ - $ - $ - $ - $ 3,027.48-

2015 Primary Charge $ 2,900.26 $ - $ 29.00 $ - $ 83.64 $ 3,012.90

Payment $ 2,900.26- $ - $ 29.00- $ - $ 83.64- $ 3,012.90-

2014 Primary Charge $ 3,125.14 $ - $ - $ - $ - $ 3,125.14

Payment $ 3,125.14- $ - $ - $ - $ - $ 3,125.14-

2013 Primary Charge $ 2,940.90 $ - $ - $ - $ - $ 2,940.90

Payment $ 2,940.90- $ - $ - $ - $ - $ 2,940.90-

2012 Primary Charge $ 3,023.44 $ - $ 30.23 $ - $ 86.68 $ 3,140.35

Payment $ 3,023.44- $ - $ 30.23- $ - $ 86.68- $ 3,140.35-

2011 Primary Charge $ 3,120.08 $ - $ - $ - $ - $ 3,120.08

Payment $ 3,120.08- $ - $ - $ - $ - $ 3,120.08-

2010 Primary Charge $ 2,955.74 $ - $ - $ - $ - $ 2,955.74

Payment $ 2,955.74- $ - $ - $ - $ - $ 2,955.74-

2009 Primary Charge $ 2,923.38 $ - $ - $ - $ - $ 2,923.38

Payment $ 2,923.38- $ - $ - $ - $ - $ 2,923.38-

2008 Primary Charge $ 2,920.00 $ - $ - $ - $ - $ 2,920.00

Payment $ 2,920.00- $ - $ - $ - $ - $ 2,920.00-

2007 Primary Charge $ 2,911.84 $ - $ - $ - $ - $ 2,911.84

Payment $ 2,911.84- $ - $ - $ - $ - $ 2,911.84-

2006 Primary Charge $ 3,193.50 $ - $ - $ - $ - $ 3,193.50

Payment $ 3,193.50- $ - $ - $ - $ - $ 3,193.50-

2005 Primary Charge $ 3,077.12 $ - $ - $ - $ - $ 3,077.12

Payment $ 3,077.12- $ - $ - $ - $ - $ 3,077.12-

TAXHSTORY 2 of 1Page | AM 09:52 10/29/2021Printed
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Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL

2004 Primary Charge $ 3,306.68 $ - $ - $ - $ - $ 3,306.68

Payment $ 3,306.68- $ - $ - $ - $ - $ 3,306.68-

2003 Primary Charge $ 3,643.86 $ - $ 36.44 $ - $ 185.12 $ 3,865.42

Payment $ 3,643.86- $ - $ 36.44- $ - $ 185.12- $ 3,865.42-

2002 Primary Charge $ 3,291.82 $ - $ - $ - $ - $ 3,291.82

Adjustment $ 622.90- $ - $ - $ - $ - $ 622.90-

Payment $ 2,668.92- $ - $ - $ - $ - $ 2,668.92-

TAXHSTORY 2 of 2Page | AM 09:52 10/29/2021Printed
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BLAINE COUNTY TREASURER
JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID  83333
TELEPHONE: (208) 788-5530

TAX MASTER INQUIRY

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID  83340

PARCEL NUMBER

RPK03480000010
TAX CODE AREA
003-002

LEGAL DESCRIPTION
LIVING SPRINGS TOWNHOMES
SUBLOT 1

PRIMARY PROPERTY ADDRESS
402 SAGE RD # A
KETCHUM ID  83340

INTEREST DATE
10/29/2021

BALANCE AS OF
10/29/2021 9:52 am

BALANCE DUE

TOTAL

     Paid in Full

Tax Year Assessment Roll 334471: Bill Number

2020 PRIMARY FULL YEARSECOND HALFFIRST HALF VALUATION

CHARGES

Assessed Value: $ 557,358
Homeowner's Exemption: $ 100,000-
TAXABLE VALUE : $ 457,358

Tax Code Area: 003-002 :Levy 0.005844856

Tax Charge: $ 2,673.18
Certifications: $ 0
TOTAL CHARGES: $ 2,673.18

TAX / CERTIFICATION
Charges
Adjustments
Payments

$ 1,336.59
$ 0
$ 1,336.59-

$ 1,336.59
$ 0
$ 1,336.59-

$ 2,673.18
$ 0
$ 2,673.18-

LATE CHARGE
Charges/Adjustments
Payments

$ 0
$ 0

$ 0
$ 0

$ 0
$ 0

FEES
Charges/Adjustments
Payments

$ 0
$ 0

$ 0
$ 0

$ 0
$ 0

INTEREST
Charges/Adjustments
Payments

$ 0
$ 0

$ 0
$ 0

$ 0
$ 0

AMOUNT DUE $ 0 $ 0 $ 0

TaxMasterInquiry 1Page | AM 09:52 10/29/2021Printed
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Page 1 of 1
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Attachment D: 

Application Materials: Townhouse 
Preliminary Plat Plan Set 
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PREVIOUS LIVING SPRINGS

TOWNHOMES SUBLOT 1

±79,748 Sq. Ft.

±1.83 Ac.

PREVIOUS LIVING SPRINGS

TOWNHOMES SUBLOT 2

±79,748 Sq. Ft.

±1.83 Ac.

PROPOSED SAGE MOUNTAINSIDE

TOWNHOMES SUBLOT 1

±78,683 Sq. Ft.

±1.81 Ac.

PROPOSED SAGE MOUNTAINSIDE

TOWNHOMES SUBLOT 2

±80,901 Sq. Ft.

±1.86 Ac.
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WARM SPRINGS VILLAGE 4TH ADD.

LOT 23, BLK 3

±136,408 Sq. Ft.

±3.13 Ac.
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CURVE RADIUS ARC LENGTH CHORD LENGTH CHORD BEARING

C1 404.52' 6.60' 6.60' S 36°58'27" W

C2 404.52' 53.44' 53.40' S 32°43'21" W

(C1) (404.52') (6.63') (6.63') (S 36°29'50" W)

(C2) (404.52') (53.37') (53.33') (N 32°14'53" E)

Subject Boundary

Existing/Proposed Sublot Line

Adjoiners Boundary

Existing Edge of Asphalt Roadway

Proposed Building Envelope

Mountain Overlay District (City of Ketchum)

Existing 5' Major Contour Line (Alpine 2022)

Existing 1' Minor Contour Line (Alpine 2022)

EOA EOA

BE

MOD

Found 1/2" Rebar

Existing Power Pole

Existing Sewer Manhole

Proposed 5' Major Contour

Proposed 1' Minor Contour

Existing Water Main

WTR WTR

Existing Water Service

WS

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Proposed Gas Service

GAS

Red Avalanche Hazard Zone (Alpine 2022)

Blue Avalanche Hazard Zone (Alpine 2022)

0 0 0 0 0 0 0 0 0

Existing Retaining Wall

| | | | | | | | | | | | | | |

S

Proposed Sewer Cleanout

Proposed Structure

Proposed Paver Driveway

Proposed Stone Entry

Proposed Boulders

Proposed Landscape Dry Well

Proposed 6" Driveway Trench Drain

Existing Wooden Fence

x x

LEGEND

NOTES

Proposed Water Service (C2.0, Detail 4)

WS

Proposed Sewer Service (C2.0, Detail 4)

SS

C

WM

Proposed Water Meter (C2.0, Detail 1)

Existing CA/TV Box

1.0%

Proposed Underground Power

z z z z

Existing  Power Box

25% Slope Line (Alpine 2022)

25%

Existing Overhead Power

z z z z z

TV

Proposed Power Meter

PM

PB

Proposed Deck Line

(See Arch. Plan)

Found Aluminum Cap

Set 1/2" Rebar, PLS 7048

Previous Sublot Line

Existing Water Meter

Existing Water Valve

Proposed Sewer Cleanout

C

WM

Existing Phone Box

PH

Proposed Concrete Avalanche

Protection Wall

Existing Well

W

Existing Road Grade

Proposed Gas Meter

GM

Existing Gas Main

GAS

Existing CA/TV

TV

Existing 5' Public Utility Easement

* * *

LINE LENGTH BEARING

L1 65.09' S 37°15'27" W

L2 8.53' S 37°15'27" W

Existing Conifer Tree

Existing Deciduous Tree

Existing Structure/Deck

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central

Zone, at Grid in US Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Living Springs Townhomes,

Instrument Number 456235; Records of Blaine County, Idaho.

3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the

Original Plat.

4) Utility Locations shown are based on visual surface evidence and a

DIGLINE INC. locate. Utility locations should be verified by DIGLINE INC.

before any excavation.

5) Current Zoning appears to be General Residential Low Density, (GR-L).

Please refer to City of Ketchum Zoning Ordinances for more information

about this Zone. Front Setbacks are are as shown, Side Setbacks are the

greater of 1' for every 3' in building height or 5'. Rear Setbacks are the

greater of 1' for every 3' in building height or 15'.

6) Subject Property lies withing the City of Ketchum's Avalanche Zone District

and Mountain Overlay Zoning District as defined in Zoning Code Title 15.

Persons dwelling in this area should become familiar with these portions

of the Ordinance and dwell here at their own risk.

7) Subject property lies within the Blaine County Elk Winter Range Zone.

8) Not all trees and vegetation are shown. Some locations are approximate.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine

Enterprises Inc. This study is site specific; it should not be applied to

adjacent lands.

10) Name & Address of Owner/Subdivider

Sage Mountainside LLC.

P.O. Box 3250

Ketchum, ID 83340

11) Sublots shall have Mutual Reciprocal Utility Easements, for Use,

Maintenance, and Repair.

P
R
O
J
E
C
T
 
P
A
T
H
 
A
N
D
 
P
R
I
N
T
 
D
A
T
E

1
 
i
n
c
h
 
=
 
 
 
 
 
f
t
.

(
 
I
N
 
F
E
E
T
 
)

G
R
A
P
H
I
C
 
S
C
A
L
E

0

8
8

1
6

8

3
2

4

S
A
G
E
 
M
O
U
N
T
A
I
N
S
I
D
E
 
T
O
W
N
H
O
M
E
S

W
I
T
H
I
N
 
S
1
1
 
&
 
S
1
4
,
 
T
.
4
N
.
,
 
R
.
1
7
E
.
,
 
B
.
M
.
,
 
C
I
T
Y
 
O
F
 
K
E
T
C
H
U
M
,
 
B
L
A
I
N
E
 
C
O
U
N
T
Y
,
 
I
D
A
H
O

P
R
E
P
A
R
E
D
 
F
O
R
 
S
A
G
E
 
M
O
U
N
T
A
I
N
S
I
D
E
 
L
L
C
.

N

O

R

T

H

A
l
p
i
n
e
 
E
n
t
e
r
p
r
i
s
e
s
 
I
n
c
.

S
u
r
v
e
y
i
n
g
,
 
M
a
p
p
i
n
g
,
 
C
i
v
i
l
 
E
n
g
i
n
e
e
r
i
n
g
,

a
n
d
 
N
a
t
u
r
a
l
 
H
a
z
a
r
d
s
 
C
o
n
s
u
l
t
i
n
g

6
6
0
 
B
e
l
l
 
D
r
.
,
 
U
n
i
t
 
1

P
.
O
.
 
B
o
x
 
2
0
3
7
,
 
K
e
t
c
h
u
m
,
 
I
D
 
 
8
3
3
4
0
 
 
U
S
A

(
2
0
8
)
 
7
2
7
-
1
9
8
8
 
 
 
 
 
7
2
7
-
1
9
8
7
 
f
a
x

e
m
a
i
l
:
 
b
s
m
i
t
h
@
a
l
p
i
n
e
e
n
t
e
r
p
r
i
s
e
s
i
n
c
.
c
o
m

A
 
P
R
E
L
I
M
I
N
A
R
Y
 
P
L
A
T
 
S
H
O
W
I
N
G

U
:
\
L
D
3
\
2
1
4
_
L
2
2
B
3
W
S
V
4
\
C
S
_
2
1
4
_
S
a
g
e
M
o
u
n
t
a
i
n
s
i
d
e
T
H
M
S
_
P
r
e
P
l
a
t
2
0
2
3
_
R
e
v
i
s
e
d
.
d
w
g
 
 
6
/
9
/
2
0
2
3
 
 
6
:
1
6
:
2
9
 
P
M
 
M
S
T

S
H
E
E
T
 
1
 
O
F
 
1

N
O

D
A
T
E

B
Y

R
E
V
I
S
I
O
N
S

1
5
J
U
N
2
3

P
R
E
L
I
M
I
N
A
R
Y

1
0
8
D
E
C
2
2

A
H
N

R
E
V
I
S
E
D

2
0
2
M
A
R
2
3

A
H
N

R
E
V
I
S
E
D

3
1
5
J
U
N
2
3

A
H
N

R
E
V
I
S
E
D

136



>

>

>

>

>

>

>

>

>

>

>

>

>

>

>

>

>

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

P

H

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

E

O

A

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

x

x

x

x

x

x

x

x

x

x

x

x

|

|

|

|

|

|

|

|

|

|

|

|

|

|

P

M

T

V

P

B

P

M

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

2

5

%

M

O

D

M

O

D

M

O

D

M

O

D

5

9

3

3

5

9

3

4

5935

5936

5937

5

9

3

8

5

9

3

9

5

9

4

0

5

9

4

1

5

9

4

2

5

9

4

3

5

9

4

4

5

9

4

5

5

9

4

5

5

9

5

0

5

9

5

5

5

9

2

1

5

9

1

9

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

B

E

S

W

R

S

W

R

S

W

R

S

W

R

S

W

R

S

W

R

S

W

R

S

W

R

WM

S

W

S

S

S

S

W

S

W

T

R

W

T

R

W

T

R

W

T

R

W

T

R

W

T

R

W

T

R

S

S

*

*

*

*

*

*

*

*

*

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

B

/

S

W

M

W

M

G

A

S

G

A

S

G

A

S

G

A

S

G

A

S

G

A

S

G

A

S

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

z

G

A

S

G

A

S

5

9

6

5

5

9

6

0

5

9

7

0

5

9

3

0

5

9

3

5

5

9

4

5

5

9

5

0

5

9

5

5

5

9

4

0

5

9

4

1

5

9

4

3

5

9

4

4

5

9

4

6

5

9

4

7

5

9

4

8

5

9

4

9

5

9

5

1

5

9

5

2

5

9

5

3

5

9

5

4

5

9

5

6

5

9

3

3

5

9

3

4

5

9

3

6

5

9

3

7

5

9

3

1

5

9

3

2

5

9

3

8

5

9

3

9

5

9

4

2

5

9

1

7

5

9

1

7

1

3

.

3

3

'

PREVIOUS LIVING SPRINGS

TOWNHOMES SUBLOT 1

±79,748 Sq. Ft.

±1.83 Ac.

PREVIOUS LIVING SPRINGS

TOWNHOMES SUBLOT 2

±79,748 Sq. Ft.
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PROPOSED SAGE MOUNTAINSIDE

TOWNHOMES SUBLOT 1

±78,683 Sq. Ft.

±1.81 Ac.

PROPOSED SAGE MOUNTAINSIDE

TOWNHOMES SUBLOT 2

±80,901 Sq. Ft.

±1.86 Ac.
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LOT 23, BLK 3

±136,408 Sq. Ft.

±3.13 Ac.
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CURVE RADIUS ARC LENGTH CHORD LENGTH CHORD BEARING

C1 404.52' 6.60' 6.60' S 36°58'27" W

C2 404.52' 53.44' 53.40' S 32°43'21" W

(C1) (404.52') (6.63') (6.63') (S 36°29'50" W)

(C2) (404.52') (53.37') (53.33') (N 32°14'53" E)

Subject Boundary

Existing/Proposed Sublot Line

Adjoiners Boundary

Existing Edge of Asphalt Roadway

Existing Building Setback (See Note 5)

Mountain Overlay District (City of Ketchum)

Existing 5' Major Contour Line (Alpine 2022)

Existing 1' Minor Contour Line (Alpine 2022)

EOA EOA

B/S B/S

MOD

Found 1/2" Rebar

Existing Power Pole

Existing Sewer Manhole

Proposed 5' Major Contour

Proposed 1' Minor Contour

Existing Water Main

WTR WTR

Existing Water Service

WS

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Proposed Gas Service

GAS

Red Avalanche Hazard Zone (Alpine 2022)

Blue Avalanche Hazard Zone (Alpine 2022)

0 0 0 0 0 0 0 0 0 0

Existing Retaining Wall

| | | | | | | | | | | | | | | |

S

Proposed Sewer Cleanout

Proposed Structure

Proposed Paver Driveway (C3.0, Detail 8)

Proposed Stone Entry

Proposed Boulders (C3.0, Detail 10)

Proposed Gravel (C3.0, Detail 7)

Proposed Landscape Dry Well (C3.0, Detail 8)

Proposed Landscape Catch Basin

Connected To Building Drainage

Proposed 6" Driveway Trench Drain

Existing Wooden Fence

x x x

Proposed Asphalt Patch

& Saw-Cut Line (C2.0, Detail 3)

EOA

Proposed Drainage Flowline

> >

SLAB Garage Slab Elevation

FG Finish Grade

RIM Dry Well/Catch Basin Rim Elevation

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central

Zone, at Grid in US Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Living Springs Townhomes,

Instrument Number 456235; Records of Blaine County, Idaho.

3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the

Original Plat.

4) Utility Locations shown are based on visual surface evidence and a

DIGLINE INC. locate. Utility locations should be verified by DIGLINE INC.

before any excavation.

5) Current Zoning appears to be General Residential Low Density, (GR-L).

Please refer to City of Ketchum Zoning Ordinances for more information

about this Zone. Front Setbacks are are as shown, Side Setbacks are the

greater of 1' for every 3' in building height or 5'. Rear Setbacks are the

greater of 1' for every 3' in building height or 15'.

6) Subject Property lies withing the City of Ketchum's Avalanche Zone District

and Mountain Overlay Zoning District as defined in Zoning Code Title 15.

Persons dwelling in this area should become familiar with these portions

of the Ordinance and dwell here at their own risk.

7) Subject property lies within the Blaine County Elk Winter Range Zone.

8) Not all trees and vegetation are shown. Some locations are approximate.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine

Enterprises Inc. This study is site specific; it should not be applied to

adjacent lands.

LEGENDNOTES

TR Top of Retainage Elevation

BR Bottom of Retainage Elevation

Proposed L.O.D. with Silt Fence (Construction)

Proposed Water Service (C2.0, Detail 4)

WS

Proposed Sewer Service (C2.0, Detail 4)

SS

C

WM

Proposed Water Meter (C2.0, Detail 1)

Existing CA/TV Box

1.0%

Proposed Snow Storage

(C2.0, Note 22)

Proposed Underground Power

z z z z z

Existing  Power Box

25% Slope Line (Alpine 2022)

25%

Existing Overhead Power

z z z z z

TV

Proposed Power Meter

PM

PB

Proposed 6" Dia. PVC Storm Drain Pipe

>SD

Proposed Deck Line

(See Arch. Plan)

Found Aluminum Cap

Set 1/2" Rebar, PLS 7048

Previous Sublot Line

Existing Water Meter

Existing Water Valve

Proposed Sewer Cleanout

C

WM

Existing Phone Box

PH

Proposed Concrete Avalanche

Protection Wall

Existing Well

W

ENTRY Stone Entry Elevation

Existing Road Grade

1.0%

Proposed Grade

Proposed Gas Meter

GM

Existing Gas Main

GAS

Existing CA/TV

TV

Proposed L.O.D. (Demolition)

xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx

Existing 5' Public Utility Easement

* * *

xxxxxxxxxxxxxxxxxxxxxxxx

x x x

LINE LENGTH BEARING

L1 65.09' S 37°15'27" W

L2 8.53' S 37°15'27" W

Proposed 4" Dia. Footing Drain Pipe

Proposed 4" Dia. Roof Drain Pipe
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2

TYPICAL ROAD SECTIONS

CITY OF KETCHUM - SD-3

NOT TO SCALE

GENERAL CONSTRUCTION NOTES

WATER SERVICE CONNECTION (3/4" - 1")

ISPWC - SD-401

NOT TO SCALE

POTABLE AND NON-POTABLE WATER LINE (NPWL) SEPERATION

ISPWC - SD-407

NOT TO SCALE

1

3

TYPICAL TRENCH

CITY OF KETCHUM - SD-12

NOT TO SCALE

4

1) Utility Locations shown are based on Digline locates and visual surface

evidence. They are approximate. Contractor shall be responsible for

locating existing utilities prior to commencing and during construction.

2) See the Building Plan from Connect Homes and the Landscape Plan from

NS Consulting for the remainder of the design.

3) Contractor shall assure positive drainage away from the building and

driveway.

4) Contractor shall be responsible for dust control during construction of all

items hereon. Dust control shall be continuous during construction, 24

hours per day 7 days per week. The contractor shall follow the

requirements of the Storm Water Pollution Prevention Program at all times

until permanent erosion control is established.

5) The Trench Drain shall be a 6" wide HDPE channel with a 0.75 built in

channel slope (Zurn Flo-Thru Model Z886 or equivalent). Grate shall be

ductile iron with a slotted pattern. All components shall be rated for

H-20 loading.

6) All construction shall be in accordance with the most current edition of

the Idaho Standards for Public Works Construction, ISPWC, and the City of

Ketchum, Idaho, Codes and Standards. The contractor shall be responsible

for obtaining and keeping a copy of the ISPWC and the City of Ketchum

Codes and Standards on site during construction.

7) Per Idaho Code, 55-1613, the contractor shall retain and protect all

monuments, accessories to corners, benchmarks, and points set in control

surveys. All monuments, accessories to corners, benchmarks, and points

set in control surveys that are lost or disturbed by construction shall be

reestablished and re-monumented, at the expense of the agency or

person causing their loss or disturbance under the direction of a

professional land surveyor.

8) The contractor shall clean up the site after construction so that it is in

a condition equal to or better than that which existed prior to

construction.

9) The contractor shall be required to obtain all the necessary permits prior

to construction and shall check with the City of Ketchum for permits the

owner may have already obtained.

10) Potable/non-potable crossings shall comply with ISPWC Standard Drawing

SD-407 and IDAPA section 58.01.08.542.07.

11) Sewer service lines shall be placed at a slope of 2%, with markers per

ISPWC. Cleanouts are required at changes in alignment, grade, and minimum

150' length.

12) All pipe shall be bedded with (ISPWC) Type I bedding material.

13) Trenches shall be backfilled and compacted to a minimum of 95% of

maximum density as determined by AASHTO T-99.

14) The contractor shall pressure test all sewer service connections in

accordance with Idaho Standards for Public Works Construction, ISPWC.

15) All clearing and grubbing shall conform to ISPWC Section 201 and City of

Ketchum standards of excavation and backfill.

16) All excavation and embankment shall conform to ISPWC Section 202 and

City of Ketchum standards for excavation and backfill. Excavated subgrade

shall be compacted and all unsuitable Sections removed and replaced with

structural fill as determined by the engineer per ISPWC Section 204.

Minimum compaction of placed material shall be 95% of maximum

laboratory density as determined by AASHTO T-99 or IDT T-91.

17) All 2" minus aggregate shall be placed in conformance with ISPWC Section

802. It shall be compacted per ISPWC Section 202 and the City of

Ketchum standards. 2" minus crushed aggregate material shall conform to

ISPWC Section 802 Type II and to the City of Ketchum specifications.

Minimum compaction of placed material shall be 95% of maximum

laboratory density as determined by AASHTO T-99 or IDT T-91.

18) All 3/4" minus aggregate shall be placed in conformance with ISPWC

Section 802. It shall be compacted per ISPWC Section 202 and the City

of Ketchum standards. 3/4" minus crushed aggregate for leveling course

shall conform to ISPWC Table 802 Type I and to the City of Ketchum

specifications. Minimum compaction of placed material shall be 95% of

maximum laboratory density as determined by AASHTO T-99 or IDT T-91.

19) All asphaltic concrete pavement work shall conform to ISPWC Section(s)

805, 810, and 811 for Class II pavement and to the City of Ketchum

standards. Asphalt aggregate shall be 1/2" nominal size conforming to

Table 803b in ISPWC Section 803. Asphalt binder shall be pg 58-28

conforming to Table A-1 in ISPWC Section 805.

20) All concrete work shall conform to ISPWC Sections 701 and 703. All

concrete shall be 3,000 psi minimum. 28 day, as defined in ISPWC Section

703, Table 1.C.

21) All edges of existing asphalt paving shall be saw cut a minimum of 24"

to provide a clean pavement edge for matching. No wheel cutting shall be

allowed. Pavement shall be cut prior to paving to prevent damage to the

cut edge.

22) Snow Storage based on 30% of the Improved Parking and Pedestrian

Circulation Areas.

Driveways = 698 Sq. Ft.

Walkways = 292 Sq. Ft.

Total = 990 Sq. Ft.

30% of Total = 297 Sq. Ft.

Areas Designated:

SS-A: 5'x38' = 190 Sq. Ft.

SS-B: 19.5'x9' + 16'x4' = 240 Sq. Ft.

SS-C: 13'x19' = 247 Sq. Ft.

Area Designated Total = 677 Sq. Ft. of Snow Storage

23) The contractor shall be responsible for providing traffic control per the

current edition of the US Department of Transportation Manual of Uniform

Traffic Control Devices (MUTCD).

24) Alpine Enterprises Inc. is not responsible for any deviation from these

plans, unless such changes have been authorized in writing.

25) All right-of-way improvements per sheet C1.0 must be completed prior to

issuance of a temporary or final Certificate of Occupancy unless otherwise

agreed upon in writing by the City.
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LANDSCAPE DRY WELL DETAIL

NOT TO SCALE

8

CROSS-SECTION: ROADSIDE SWALE

R.O.W. SAGE ROAD

NOT TO SCALE

7

NOTES

A) Material shall be pervious/permeable to allow drainage.

B) Surface must allow for vehicle parking and be consistent

along the entire property frontage.

C) Material within the first eight (8) feet from edge of

asphalt (Street) shall be distinct from driveway and rest of

property in order to visually appear available for parking.

D) Grading and drainage improvements as required by City

Engineer - Minimum 5% slope.

E) No obstructions, such as boulders or berms.

F) No buried irrigation systems within the first eight (8)

feet the edge of asphalt (Street). Surface irrigation lines

are permitted beyond the first eight (8) feet, however

pop-up heads are not permitted anywhere in the ROW.

G) No live plant material within the first eight (8) feet from

edge of asphalt (Street). Low ground cover plant material,

such as turf grass, is permitted beyond the first eight (8)

feet. Drought-tolerant species are preferred.

H) No snow-melt systems within Public R.O.W.

EXISTING ROAD

(SAGE RD.)

3

4

" CRUSHED AGGREGATE

4" MINIMUM THICKNESS

LOW GRASSES

8' MIN.

5

%
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.

EXISTING DRAINAGE

SWALE

4" OF 3/4" MINUS CRUSHED GRAVEL AND SAND MIX

6" OF 2" MINUS BASE COURSE

COMPACTED SOIL SUBGRADE

1" TO 1 1/2" BEDDING SAND (2" MAX.)

CONCRETE PAVER  2 3/8" MIN. THICKNESS

PLASTIC EDGE RESTRAINT

STAKE

MIN. LENGTH EQUAL TO

BASE THICKNESS

GEOTEXTILE AS REQUIRED

TURN UP AT SIDES OF BASE

PAVER DRIVEWAY DETAIL

NOT TO SCALE
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FILTER FABRIC AROUND

GRAVEL BACKFILL
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SUBGRADE

SUBGRADE

4" DIA. PERFORATED

DRAIN PIPE

BOULDER WALL

@ 1:1 SLOPE

10

BOULDER WALL

NOT TO SCALE

WASHED GRAVEL

BACKFILL

NOTE: NO SNOW-MELT

SYSTEMS ARE PERMITTED

WITHIN THE PUBLIC R.O.W.

BA

E

C

D

6" DIA. SOLID PVC PIPE

FROM DOWNSPOUTS &

FOUNDATION DRAINAGE

SYSTEM INSTALLED MIN.

24" BELOW FINISH GRADE

2
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ADS PERFORATED PIPE

BOTTOM OF DRY WELL INSTALLED

AT LEAST 36" BELOW PIPE

INVERT & 24" BELOW LOWEST

FOOTING

NATIVE SAND AND GRAVEL

ENVELOPE OF IMPORTED 2"

DIA. WASHED GRAVEL

SURROUNDING PIPE

LEAVE BOTTOM OF PIPE OPEN &

FILL WITH SEVERAL INCHES OF

IMPORTED WASHED GRAVEL
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Existing Water Service

WS

Existing Sewer Main

SWR SWR

Existing Sewer Service

SS

Proposed Gas Service

GAS

Red Avalanche Hazard Zone (Alpine 2022)

Blue Avalanche Hazard Zone (Alpine 2022)

0 0 0 0 0 0 0 0 0 0

Existing Retaining Wall

| | | | | | | | | | | | | | | |

S

Proposed Sewer Cleanout

Proposed Structure

Proposed Paver Driveway (C3.0, Detail 8)

Proposed Stone Entry

Proposed Boulders (C3.0, Detail 10)

Proposed Gravel (C3.0, Detail 7)

Proposed Landscape Dry Well (C3.0, Detail 8)

Proposed Landscape Catch Basin

Connected To Building Drainage

Proposed 6" Driveway Trench Drain

Existing Wooden Fence

x x x

Proposed Asphalt Patch

& Saw-Cut Line (C2.0, Detail 3)

EOA

Proposed Drainage Flowline

> >

SLAB Garage Slab Elevation

FG Finish Grade

RIM Dry Well/Catch Basin Rim Elevation

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central

Zone, at Grid in US Survey Feet.  Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Living Springs Townhomes,

Instrument Number 456235; Records of Blaine County, Idaho.

3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the

Original Plat.

4) Utility Locations shown are based on visual surface evidence and a

DIGLINE INC. locate. Utility locations should be verified by DIGLINE INC.

before any excavation.

5) Current Zoning appears to be General Residential Low Density, (GR-L).

Please refer to City of Ketchum Zoning Ordinances for more information

about this Zone. Front Setbacks are are as shown, Side Setbacks are the

greater of 1' for every 3' in building height or 5'. Rear Setbacks are the

greater of 1' for every 3' in building height or 15'.

6) Subject Property lies withing the City of Ketchum's Avalanche Zone District

and Mountain Overlay Zoning District as defined in Zoning Code Title 15.

Persons dwelling in this area should become familiar with these portions

of the Ordinance and dwell here at their own risk.

7) Subject property lies within the Blaine County Elk Winter Range Zone.

8) Not all trees and vegetation are shown. Some locations are approximate.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine

Enterprises Inc. This study is site specific; it should not be applied to

adjacent lands.

LEGENDNOTES

TR Top of Retainage Elevation

BR Bottom of Retainage Elevation

Proposed L.O.D. with Silt Fence (Construction)

Proposed Water Service (C2.0, Detail 4)

WS

Proposed Sewer Service (C2.0, Detail 4)

SS

C

WM

Proposed Water Meter (C2.0, Detail 1)

Existing CA/TV Box

1.0%

Proposed Snow Storage

(C2.0, Note 22)

Proposed Underground Power

z z z z z

Existing  Power Box

25% Slope Line (Alpine 2022)

25%

Existing Overhead Power

z z z z z

TV

Proposed Power Meter

PM

PB

Proposed 6" Dia. PVC Storm Drain Pipe

>SD

Proposed Deck Line

(See Arch. Plan)

Found Aluminum Cap

Set 1/2" Rebar, PLS 7048

Previous Sublot Line

Existing Water Meter

Existing Water Valve

Proposed Sewer Cleanout

C

WM

Existing Phone Box

PH

Proposed Concrete Avalanche

Protection Wall

Existing Well

W

ENTRY Stone Entry Elevation

Existing Road Grade

1.0%

Proposed Grade

Proposed Gas Meter

GM

Existing Gas Main

GAS

Existing CA/TV

TV

Proposed L.O.D. (Demolition)

xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx

Existing 5' Public Utility Easement

* * *

xxxxxxxxxxxxxxxxxxxxxxxx

x x x

LINE LENGTH BEARING

L1 65.09' S 37°15'27" W

L2 8.53' S 37°15'27" W

Proposed 4" Dia. Footing Drain Pipe

Proposed 4" Dia. Roof Drain Pipe

Proposed Cut

(Total = 2,040.3 Cubic Yards)

Proposed Fill

(Total = 29.4 Cubic Yards)

-7.29

+1.52

Proposed Vertical Cut

Elevation Difference

Proposed Vertical Fill

Elevation Difference

CUT/FILL VOLUMES

NOTE: Shrink/Swell Factor = 1.0
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Attachment E: 

Application Materials: Conditional Use 
Permit Application & Supplemental 

Materials 
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ALPINE ENTERPRISES INC. 
Surveying, Mapping, Civil Engineering, GPS, GIS and Natural Hazards Consulting 

 
Alex Nelson, PE  
Alpine Enterprises Inc.  
P.O. Box 2037 
Ketchum, ID 83340 
(208) 727-1988 
alexnelson@alpineenterprisesinc.com 
 
December 5th, 2022 
 
City of Ketchum  
Planning & Building Department 
 
RE: 402 Sage Road – Conditional Use Permit Application 
Living Springs Townhomes 
Ketchum, ID 83340 
 
Please find the attached Conditional Use Permit Application and plans for the proposed Sage Mountainside Townhomes development 
located at 402 Sage Rd. in Ketchum, Idaho. 
 
The owners wish to redevelop the existing Living Springs Townhomes into two new Townhouse Units that would be renamed Sage 
Mountainside Townhomes. The Subject Property is located within the City of Ketchum’s Avalanche Zoning District. As a result, any 
new development within this Zone must be designed to withstand the potential avalanche forces, to not deflect avalanche runout 
towards the property of others, and to not increase the danger to persons or property. The current Townhouse development was 
constructed in 1966, before avalanche design requirements were implemented, and consequently is not safe from avalanche danger.  
 
We have worked with the Owners, the Designers at Connect Homes, and Scott Heiner PE with RLB Architectura to make this an 
avalanche aware design from the inception. Numerous meetings with the Owners, Connect Homes, and RLB Architectura have 
resulted in what we believe to be the best location and orientation for the proposed residence. The goal was to keep the structures and 
the surrounding property as safe as possible while still maintaining the Owners vision for their property. An important aspect of the 
design was to be deflection neutral. The design also adds an element of safety to the existing down path residences. The proposed 
structures were oriented perpendicular to the avalanche flow direction in order to not deflect avalanche runout towards the property of 
others. Any snow momentarily deflected by the protection wall will be immediately entrained by the rest of the slide as it passes by 
ensuring there will not be increased risks to neighboring properties. The structures were also located immediately adjacent to the 
minimum front yard setback in an attempt to reduce the potential avalanche forces associated with Red Hazard Zones. It should be 
remembered that persons and property inside an avalanche resistant structure will be safe from avalanche danger, but persons or 
property on the outside of a proposed structure could be at risk. 
 
According to the structural plans by RLB, dated November 15th, 2022, the height of the proposed avalanche protection wall would 
range between 13’ above finish grade at the Southwesterly property boundary and 21’ above finish grade at the Northeasterly property 
boundary. 
 
Conditional Use Permit Criteria: 

A. The characteristics of the conditional use will not be unreasonably incompatible with the types of uses permitted in the 

applicable zoning district. 

- The surrounding neighborhood and adjacent properties have all been developed with similar avalanche protection 
structures. The neighboring properties that do not have similar avalanche mitigation structures were developed before it 
was a requirement. 
 

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

- The proposed structure will not endanger the health, safety, and welfare of the community as far as any development 
within an Avalanche Hazard zone can be considered, but as long as the City allows development within Avalanche 
Hazard Zones, we feel that the owner has a vested right to responsibly develop this property. The existing structure on 
the subject property as well as numerous neighboring properties were developed before avalanche protection was a 
requirement. These structures have endangered the health, safety, and welfares of the community and have also created 
the need for stricter codes and enforcement. The proposed development would replace an existing nonconforming 
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structure, act as a mitigation structure for downslope properties, and would decrease the risks to the community. 
 

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. 

- The proposed development is within a platted subdivision that was recorded in 1961. The subject property was identified 
as being within an Avalanche Zone by the Coty of Ketchum in 1979. The vehicular and pedestrian traffic associated with 
this property would be consistent with every other lot and development within the subdivision. 
 

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. 

- The proposed development is within a platted subdivision that was recorded in 1961 and the property is currently 
serviced by City water and sewer.  
 

E. The conditional use is not in conflict with the policies of the comprehensive plan or the basic purposes of this chapter. 

- The proposed development does not conflict with the policies of the City’s Comprehensive Plan or the basic purpose 
of the Conditional Use requirements. 

 
Should you need further information, please do not hesitate to contact me. 
 
Sincerely,  
Alex Nelson, P.E. 
 
 
 
 
 

05DEC22 
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Attachment F: 

Application Materials: Conditional Use 
Permit Plan Set 
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SNOW AVALANCHE HAZARD EVALUATION  
SAGE MOUNTAINSIDE TOWNHOMES, SUBLOTS 1 & 2 

FORMERLY LIVING SPRRINGS TOWNHOMES, SUBLOTS 1 & 2 
400 & 402 SAGE ROAD 

LOCATED WITHIN SECTIONS 11 & 14, T. 4 N., R.17 E., B.M., 
CITY OF KETCHUM, BLAINE COUNTY, IDAHO 

 
 
 

Prepared for  
Sage Mountainside, LLC. 

 
 
 
 
 
 
 
 
 
 
 

Bruce Smith, PLS 7048 
Alex Nelson, PE 19275 
Alpine Enterprises Inc. 

P.O. Box 2037 
Ketchum, Idaho 83340 
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This report will attempt to delineate the potential avalanche danger at the study site by 

correlating key data, both quantitatively and intuitively, to show runout distances and destructive 

power within the limits of the avalanche hazard forecasting art. The avalanche hazard areas in 

this study are considered by Alpine Enterprises, Inc., the City of Ketchum, the owners and their 

planners to be reasonable for regulatory purposes. However, neither Alpine Enterprises, Inc., the 

City of Ketchum, nor the owners or their planners represents, warrants or implies that areas 

outside of the designated avalanche zones are safe and free from avalanches or avalanche danger. 

The effects of natural and artificial hazards other than snow are not discussed in this report.  

 

 

 
Figure 1 - Vicinity Map (Image Not to Scale) 
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The purpose of this study is to discuss the potential Snow Avalanche Hazard for two new 

proposed Townhouse residences at Sage Mountainside Townhomes, Sublots 1 and 2 (Formerly 

Living Springs Townhomes, Sublots 1 and 2), located at 400 and 402 Sage Road, City of 

Ketchum, Idaho. This discussion applies only to these Lots and should not be used for other 

areas. The subject property is located within portions of Sections 11and 14, Township 4 North, 

Range 17 East, Boise Meridian, Blaine County, Idaho. The geographic position is roughly 

43°41'12.8” North Latitude, and 114°24’14.9” West Longitude. Elevations range from 

approximately 5920 feet on the valley floor, to about 6410 feet on top of a ridge that may affect 

the general area. Downtown Ketchum, Idaho, lies approximately 2.5 miles Southeasterly of the 

study site. Topographic maps used in the calculations come from a Site Plan produced by Alpine 

Enterprises Inc. using site specific data, Blaine County GIS LiDAR, and Parcel Data. 

  

Field inspections and avalanche observations of the general area have taken place from circa 

1980 through 2022, and field inspections of the site took place in May of 2022. 

 

AVALANCHE CHARACTERISTICS 

The following discussion is to help the reader better understand conditions that may lead to an 

avalanche event. The difference between grade in percent and inclination in degrees should be 

noted. Percent grade is calculated by the vertical rise divided by the horizontal distance. 

Inclination in degrees is calculated by taking the arctangent of the grade in percent. A four to one 

slope = 25% = 14°. Avalanches are generally divided into three areas: a starting zone, a track, 

and a runout zone. In general, an open slope with an inclination over 27° that receives large 

amounts of snow can be considered a potential starting zone. Once the snow is set in motion, a 

slope angle of 17° is all that is required to keep the snow moving through the track, although 22° 

to 35° is a more typical track angle. The runout zone is where the slide starts losing momentum 

and the debris finally comes to rest. Runouts may begin when the slope angle flattens to 10° and 

some will continue across flats and even uphill. 
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Avalanches may be put into two general types: loose snow, and slabs. These two may be further 

subdivided into wet and dry. Loose snow slides occur when individual snow grains, due to a lack 

of cohesiveness, reach their angle of repose and slide down the hill in a generally harmless 

repositioning, known as a sluff. Wet snow sluffs, although slow moving, may present a hazard 

due to the sheer mass involved. This type of slide usually occurs in the springtime when factors 

such as high temperatures, warm winds, rain, and solar radiation create a melt-water saturated 

snowpack which slides on the ground. Slushflows have been documented on slopes as shallow as 

3°, but these are rare occurrences and can generally be disregarded for land planning purposes. 

On slopes steeper than 50°, loose snow sluffs occur almost continually during storms, thus 

preventing accumulations that could become hazardous. 

 

Slab avalanches occur involving entire layers in the snowpack and have the potential to become 

extremely dangerous. The most common type of slab avalanche occurs when large amounts of 

wind deposited snow accumulate on a slope into a cohesive slab, sitting on top of a weaker layer. 

With an appropriate trigger, this slab layer will fracture into blocks of snow and begin moving 

rapidly down the hill, picking up momentum and entraining more snow as it propagates. The 

slide moves on a bed surface, which may be a deeper layer of snow or the ground. Structural 

instability in the snowpack occurs due to many factors, some of which are: heavy amounts of 

snowfall, extreme air temperature changes, a temperature gradient through the layers that forms 

weak crystals, rainfall, or an ice crust layer. 

 

AVALANCHE ZONING 

The City of Ketchum uses roughly the same zoning plan that was developed in Switzerland over 

60 years ago. The main difference in the two systems is the "return period" factor. Avalanches 

have been documented for centuries in Europe, while Blaine County still lacks actual records of 

occurrences. The best available evidence is talking to long time area residents, old newspaper 
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articles, and terrain analysis with personal observations and records. 

This report will use the three color (or three zone) system. The three zones are defined as 

follows: 

RED (High Hazard) Zone. This area includes terrain where avalanches are expected to 

have (a) an impact pressure of 30 kPa (600 Lb/Ft2) or greater with a return period up to 300 

years, and/or (b) a return period of 30 years or less regardless of impact pressure. Buildings, 

roads, and winter parking are generally not allowed in the Red Zone (except in the Cities of 

Ketchum and Sun Valley). 

BLUE (Low Hazard) Zone. This area is the transition zone between high hazard and no 

hazard zones. Avalanches are expected with impact pressures of less than 30 kPa (600 Lb/Ft2) 

and return periods between 30 and 300 years.  

WHITE (No Hazard) Zone. This area includes terrain with very infrequent small slides 

and the potential for less than 3 kPa (60 Lb/Ft2) from the air blast of a Very Large Avalanche. 

 

The avalanche path modeled in this study that could affect the site and the proposed structures 

lies within the Red and Blue Hazard Zones and its size classification is Small. 

 

Please refer to Ketchum Municipal Code, Chapter 17.92 Avalanche Zone District (A) for further 

Conditions and Restrictions, as it is subject to change. 

 

 It is generally regarded that it is not economically feasible to build wood frame structures 

capable of withstanding pressures greater than 10 kPa (200 Lb/Ft2), so reinforced concrete 

structures may be the most logical direct protection alternative. In some cases, avalanche 

mitigation structures such as catching dams or deflecting berms may be more suitable. Any 

structure that encourages gatherings of people such as schools, churches, and hotels, should not 

be allowed.  
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HISTORY 

The Sun Valley and Blaine County areas have seen man's activities since the late 1800's, but a 

detailed history of avalanche activity has not been kept. Personal observations, videos, photos, 

old newspaper articles and interviews with long time area residents recall that avalanches have 

occurred regularly in the Warm Springs area. In my brief 40 years living in Ketchum, I have 

observed numerous avalanches in this area, but none, so far, at the subject property. 

 

A former Blaine County Planning and Zoning Administrator recalled stories of a storm in the 

early 1930's when "it snowed 2 feet, and then rained hard on the new snow, and nearly 

everything slid." A similar report from the early 1900's reports the same conditions. 

 

The circa 1978, Avalanche Study, conducted by Arthur I. Mears, that was used as the basis for 

Ketchum’s Avalanche Overlay District shows the subject property to be in a Red Zone. Whereas 

the circa 1977 Avalanche Study, conducted by Norman A. Wilson, shows the subject property 

outside of avalanche hazard areas. These maps were produced before most of the development 

occurred in the area and were before Avalanche Dynamics Software and LiDAR mapping were 

available. 
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Figure 2 - This photo shows a January 2004 event at the intersection of Sage Road and Skiway Drive and is similar to what could 
be expected at the site. 
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Figure 3 - This photo shows a January 2008 event on Sage Road and is similar to what could be expected at the site. 

 
Figure 4 - This photo shows a January 2004 event on Sage Road and is similar to what could be expected at the site. 
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Figure 5 - Mears Avalanche Map 2 – Circa 1978 
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SITE ANALYSIS 

The best method for determining avalanche runout distance (which is of primary importance to 

man and his activities) is a long (300 year) history of past events at the site. If this is not 

available, the next step is to look for damage to trees and other vegetation along the track and 

runout zone. This particular site does not lend itself to dendrochronology, due to minimal 

vegetation consisting of mostly grasses and sagebrush with a few small, scattered Fir and Aspen. 

 

The next step is terrain analysis and applying statistical methods developed by mapping 

hundreds of avalanches around the world and comparing these figures to a local data set to 

determine runout distance. These results are compared with accepted avalanche dynamics 

modeling software, RAMMS: AVALANCHE (Rapid Mass Movement Simulation), developed 

by the Swiss Federal Institute for Snow and Avalanche Research to calculate approximate flow 

depths, velocities, pressures, and potential impact forces that may be expected. Both the 

Statistical and Dynamic Models are used in this report with the RAMMS model taking 

precedence as it shows velocities, pressures, and flow depths along the path and the lateral 

extents. 

 

Blaine County is typically under the influence of Intermountain climatic factors, which usually 

result in a comparatively shallow snowpack, and cold temperatures; perfect conditions for 

creating the usual and expected temperature gradient layers (T.G., Kinetic, Facets or "sugar 

snow") resulting in a weak snowpack structure. This fact, coupled with occasional large Pacific  

storm events, and the necessary terrain characteristics, result in the occasional avalanches that 

are observed.  
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Figure 6 - Looking Uphill from Proposed Building Site. 

The slope above the site is a broad unconfined face lying at a typical slope angle of around 32 

degrees that steepens up to 38 degrees as it nears the toe of the slope. The projected avalanche 

path is short and steep with a slight ridge above the subject property that will divert larger 

avalanche events into existing channels that lie to the northeast and southwest. The slope does 

not lend itself to deep snow wind loading as typical on the Westerly side of many of the 

channelized paths in the Warm Springs area, but the steep nature of the immediate terrain creates 

the potential for avalanche danger.  

 

LAND PLANNING RECOMMENDATIONS 

Please refer to the attached 1" = 40’, 1” = 10’, and Avalanche Forces "A Snow Avalanche 

Hazard Study Showing Sage Mountainside Townhomes” maps by Alpine Enterprises Inc. for the 

following discussion.  
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The Red Zone shown will affect only the most northwestern corner of the proposed avalanche 

protection wall, while the remainder of the proposed structures and driveways lie in the Blue 

Zone that stops within Sage Road.  

 

We have worked with the Owners, the Designers at Connect Homes, and Structural Engineer at 

RLB Architectura to make this an avalanche aware design from the inception. Numerous 

meetings with the Owners, Connect Homes, and RLB Architectura have resulted in what we 

believe to be the best location, orientation, and design for the proposed residence. The goal was 

to keep the structure and its surrounding property as safe as possible while still maintaining the 

Owners vision for their property. An important aspect of the design was to be deflection neutral 

and act as a mitigation structure to add an element of safety to the existing down path residences. 

The proposed structures were oriented perpendicular to the avalanche flow direction in order to 

not deflect avalanche runout towards the property of others. Any snow momentarily deflected by 

the protection wall will be immediately entrained by the rest of the slide as it passes by ensuring 

there will not be increased risks to neighboring properties. The structures were also located 

immediately adjacent to the minimum front yard setback in an attempt to reduce the potential 

avalanche forces associated with Red Hazard Zones. It should be remembered that persons and 

property inside an avalanche resistant structure will be safe from avalanche danger, but persons 

or property on the outside of a proposed structure could be at risk. 
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Figure 7 – A 2022 Avalanche Hazard Map showing the subject property, 129 Hillside Dr. 

 

This report should be considered site specific in that avalanche forces and return periods at this 

site should not be applied to other sites. 

 

The Sawtooth Avalanche Center maintains a daily avalanche hazard forecast during winter 

months on the internet at SawtoothAvalanche.com that should be referred to frequently, and 

official warnings should be heeded during periods of high hazard. A daily subscription via email 

is also available. 

 

As Pete Schaerer suggests in The Handbook of Snow: "the technical work required to identify 

dangerous zones can be carried out with reasonable accuracy using the procedures outlined 

above. Determination of acceptable risk and the enforcement of building restrictions are political 

and legal matters."   
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In conclusion, it is recommended that structures in this area be carefully positioned, oriented, and 

designed; and that the residents of this area possess at least a basic knowledge of conditions that 

may lead to an avalanche event, and use this knowledge to protect themselves, family, visitors, 

structures, the public, and property. As long as the City allows development in the High Hazard 

Zones, we do feel that the owners have a vested right to responsibly develop this property. 

Dwelling in this area may be considered an acceptable risk for those who are aware of the 

hazard, have a basic understanding of conditions that could result in an avalanche event, and are 

willing to accept the occasional risk. The Developer, Owner, and the City should be aware of, 

and willing to accept, all possible legal, moral, financial, political, ethical, and safety 

consequences that may result from structures being located within High Avalanche Hazard 

Zones. 

        

Respectfully submitted, 

Bruce Smith, PLS 7048, Idaho 

Alex Nelson, PE 19275, Idaho           

                                                                       08NOV22        08NOV22                    

Alpine Enterprises, Inc. 

Ketchum, Idaho 
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NGI CALCULATIONS 
 

 
Figure 8 - NGI Calculation Sheet 
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RAMMS ::AVALANCHE DATA 
 
Avalanche simulations were run for twelve different circumstances. Path “R7_T300_SHORT” 
represents the 300-Year Event that is considered to be an accurate representation of the potential 
design event. Existing vegetation and structures were ignored due to uncertainties in future site 
conditions.  
 

 
Figure 9 - Release Area, R7, 2D 

 
Figure 10 - Release Area, R7, 3D 
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Figure 11 - Path_R7_T300_SHORT - Maximum Flow Height, 2D 

 
 

 
Figure 12 - Path_R7_T300_SHORT - Maximum Flow Height, 3D 
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Figure 13 - Path_R7_T300_SHORT - Maximum Velocity, 2D 

 
 

 
Figure 14 - Path_R7_T300_SHORT - Maximum Velocity, 3D 
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Figure 15 - Path_R7_T300_SHORT - Maximum Pressure, 2D 

 
 

 
Figure 16 - Path_R7_T300_SHORT - Maximum Pressure, 3D 
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Figure 17 - Path_R7_T300_SHORT - Maximum Pressure – Red Zone, 2D 

 
 

 
Figure 18 - Path_R7_T300_SHORT – Velocity Vectors – Time Step 21 Sec 
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PATH : R5-S300 LOG FILE 
 
********************************************************** 
RAMMS::AVALANCHE RAMMS OUTPUT LOGFILE 
 
Output filename: U:\LD3\214_L22B3WSV4\RAMMS_2022\214_LS_AVY2022\R7_T300_SHORT.out.gz 
 
Simulation stopped due to LOW FLUX! 
 
Simulation stopped after 32.0000s 
Calculation time (min.): 1.15 
 
Simulation resolution (m): 1.00 
 
SIMULATION RESULTS 
 
Number of cells: 135121 
Number of nodes: 136119 
 
Calculated Release Volume (m3): 597.818 
 
Overall MAX velocity (m/s): 13.1985 
Overall MAX flowheight (m): 2.34986 
Overall MAX pressure (kPa): 52.2603 
 
********************************************************** 
RAMMS::AVALANCHE 1.7.20 INPUT LOGFILE 
 
Date: Fri May 20 15:05:21 2022 
Input filename: U:\LD3\214_L22B3WSV4\RAMMS_2022\214_LS_AVY2022\R7_T300_SHORT.av2 
 
Project: 214_LS_AVY2022 
Details:  
214 Living Springs Townhomes 
Avalanche 2022 
1m Grid 
 
DEM / REGION INFORMATION:  
DEM file: U:\LD3\214_L22B3WSV4\RAMMS_2022\214_LS_AVY2022\214_LS_AVY2022.xyz 
DEM resolution (m): 1.00 
(imported from: U:\LD3\214_L22B3WSV4\RAMMS_2022\214_LivingSprings_Grid_1M_ACCII.asc) 
 
Nr of nodes: 599676 
Nr of cells: 598125 
 
Project region extent: 
E - W: 467762.45 / 466937.45 
S - N: 224076.43 / 224801.43 
 
CALCULATION DOMAIN:  
U:\LD3\214_L22B3WSV4\RAMMS_2022\214_LS_AVY2022\D2.dom 
 
GENERAL SIMULATION PARAMETERS: 
Simulation time (s): 300.000 
Dump interval (s): 0.50 
Stopping criteria (momentum threshold) (%): 5 
Constant density (kg/m3): 300 
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NUMERICS: 
Numerical scheme: SecondOrder 
H Cutoff (m): 0.000001 
Curvature effects are ON! 
 
RELEASE:  
Depth: 0.75 m Vol: 597.8 m3 Delay: 0.00 s Name: R7_1.shp 
Depth: 0.75 m Vol: 792.1 m3 Delay: 13.00 s Name: R7_2.shp 
Estimated release volume: 1389.89 m3 
 
FRICTION MUXI:  
Altitude_limit_1: 1500 m a.s.l 
Altitude_limit_2: 1000 m a.s.l 
Format of following parameters: [  < 1000 ] - [ 1000 - 1500 ] - [ > 1500 ] 
  
Open slope parameters: 
Mu: 0.300 - 0.290 - 0.320 
Xi: 1250 - 1400 - 1200 
Channelled parameters: 
Mu: 0.340 - 0.330 - 0.360 
Xi: 1050 - 1180 - 1000 
Gully parameters: 
Mu: 0.440 - 0.430 - 0.360 
Xi: 900 - 1000 - 800 
Flat parameters: 
Mu: 0.280 - 0.270 - 0.260 
Xi: 1500 - 1600 - 1750 
Forest parameters: 
Mu (delta): 0.020 - 0.020 - 0.020 
Xi: 400 - 400 - 400 
  
RETURN PERIOD (y): 300 
VOLUME category: Tiny 
 
COHESION:  
No COHESION specified. 
 
MAP / ORTHOPHOTO INFO: 
Map file: U:\LD3\214_L22B3WSV4\RAMMS_2022\AerialImagery\NAIP2021.tif 
OrthoPhoto file: U:\LD3\214_L22B3WSV4\RAMMS_2022\AerialImagery\NAIP2021.tif 

 
 

 

170



 

 

 

Attachment G: 

May 9th, 2023 P&Z Staff Report 

171



                                                                                                              
                                                                            
                                                                           

 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

REGULAR MEETING OF MAY 9, 2023 
 
PROJECT:  Sage Mountainside Townhomes   

 
APPLICATION TYPE: Mountain Overlay Design Review (Application File No. P22-070) 

 Townhouse Preliminary Plat (Application File No. P22-070A) 
 Conditional Use Permit (Application File No. P22-070B) 

 
PROPERTY OWNER: Sage Mountainside LLC. 
 
REPRESENTATIVE:  Shilpa Sushil, Connect Homes (Architect) 
 
REQUEST: Mountain Overlay Design Review, Townhouse Preliminary Plat, and Conditional 

Use Permit for two 4,820 square foot detached townhomes, a new townhome 
subdivision and a concrete avalanche protective wall.  

 
LOCATION: 400 & 402 Sage Road (Living Springs Townhomes) 
 
ZONING:  General Residential - Low Density (GR-L) & Mountain Overlay (MO)  
 
REVIEWER: Adam Crutcher – Associate 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 April 19, 2023. 
The public hearing notice was published in the Idaho Mountain Express on April 
19, 2023. A notice was posted on the project site and the city’s website on April 
24, 2023. The story pole was installed on the project site on April 24, 2023.  

 
 
I. EXECUTIVE SUMMARY 
The applicant is proposing to demolish an existing attached townhouse and construct two new 
detached modular townhomes (the “project”) located at 400 & 402 Sage Road (the “subject property”) 
within the General Residential – Low Density Zoning District (the “GR-L Zone”) and Mountain Overlay 
District (the “MOD”). The proposed townhomes are 4,820 square feet each and contain four bedrooms 
and a two-car garage. A conditional use permit is required for the project as an avalanche protective 
wall spanning the length of the two townhomes is proposed. A townhouse preliminary plat to vacate 
the existing Living Springs Townhomes subdivision and reestablish new townhouse sublots. The project 
plans for all applications are included as Attachments A-F.  
 
 
The subject property (See Figure 1) is comprised of one lot subdivided into two townhouse sublots. 
The lot is part of the Warm Springs Village Subdivision, Fourth Addition that was created in 1961 under 
the jurisdiction of Blaine County. The attached townhouse was constructed in 1996 under Blaine 
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County’s development standards prior to the subject property being annexed into the City of Ketchum. 
At the time of construction, there were no development standards specific to hillside development. 
After annexation into the City of Ketchum, approval for the townhouse subdivision was granted in 
2001.  
 

 
Figure 1. 402 Sage Rd (blue) Vicinity Map 
 
While the existing attached townhome is more than 50 years old, the building is not designated on the 
city’s adopted Historic Building/Site List. Review by the Historic Preservation Commission is not 
required; however, a demolition permit cannot be issued for the existing residence until a 60-day 
waiting period has concluded (KMC §15.16.040.B3) and a complete building permit application for a 
replacement project on the property has been accepted by the city and required fees have been paid 
(KMC §17.20.010.B).  
 
 
Pursuant to Ketchum Municipal Code (KMC) §17.104.050.A, design review is required for the 
“construction or placement of new buildings or structures, including additions to any such structures 
or buildings existing at the effective date hereof, upon real property within the Mountain Overlay 
Zoning District.” The project is subject to all Mountain Overlay design review criteria and standards 
specified in KMC §17.104.070 as well as all applicable design review standards specified in KMC 
§17.96.060. 
 
Staff believes the project conforms to the zoning and dimensional standard requirements and most of 
the design review and mountain overlay design review criteria. However, staff has concerns related to 
the screening of the avalanche wall, flatness of the buildings, and encroachment into 25% hillside. Staff 
also believes the project conforms with the townhouse preliminary plat requirements. Staff 
recommends the Commission review the application and provide feedback to the applicant on 
potential revisions to address staff’s concerns.  
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II. BACKGROUND  
The Planning and Building Department received the Mountain Overlay Design Review, Townhouse 
Preliminary Plat & Conditional Use Permit for the project on December 12, 2022. Following the receipt 
of the applications, staff routed the application materials to all city departments for review. The 
applications were reviewed concurrently, and the applications were deemed complete on April 13, 
2023 after two rounds of review.  
 
 
III. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS 
Before granting Design Review approval, the Commission must determine that the application meets 
two criteria: (1) the project doesn’t jeopardize the health, safety, or welfare of the public, and (2) the 
project conforms to all Design Review standards and zoning regulations (KMC 17.96.050.A).  
 
Criteria 1: Health, Safety, and Welfare of the Public 
The 2014 Comprehensive Plan contains the community’s vision for Ketchum and sets goals and policies 
to guide future development. The vision is shaped by 10 core values identified by Ketchum residents as 
important to consider for all future land uses decisions. The community’s core values include 
protecting the community character of Ketchum and preserving its environmental quality and scenic 
beauty. Ketchum’s undeveloped hillsides are visual assets that define the character of our community. 
Protecting and preserving Ketchum’s natural resources is critical to maintaining our economy, quality 
of life, and community identity. The comprehensive plan states: 
 

Community Character: You know when you have entered Ketchum; this is a place centered on 
the “town” and identifiable from the “country” by distinct edges. Residents and visitors desire 
this clear division that has been lost in so many American cities through strip commercial 
development and sprawling residential subdivisions. Protecting and enhancing the visual 
character of our community gateways, the undeveloped hillsides, and night skies is a priority 
(page 9). 
 
Environmental Quality and Scenic Beauty: Ketchum’s citizens place great value on the 
exceptional natural setting and resources of the Wood River Valley. The community is 
surrounded by rugged alpine peaks, forested and sage-covered open spaces, pristine wildlife 
habitat, and beautiful rivers and riparian areas. Key open spaces create visual buffers between 
the built and natural environment. Unobstructed views exist in every direction in large part due 
to Ketchum’s wide streets and lack of hillside development. These environmental features and 
resources sustain our economy and are why many people choose to live in Ketchum. We will be 
excellent stewards of these resources in order to preserve them for the future (page 10).  

 
The comprehensive plan sets policies to guide land-use decisions and identifies the following goals 
regarding hillside development:   

• Establish and maintain open space buffers in important scenic areas to maintain the 
community’s separate identity from surrounding communities and to protect views and 
open space. 

• Protect and enhance views of the surrounding mountains and natural features.  
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• Continue to protect hillsides within the City and the Area of City Impact from further 
development. Enforce and encourage strengthening of the Mountain Overlay standards of 
the City and County, by using a variety of techniques; such as clustering at lower elevations, 
creating conservation easements, or purchasing private property on hillsides. 

• Protect and incorporate natural features into newly developing areas. Conserve the natural 
patterns of streams, ridgelines, topography, riparian areas, and wildlife habitat areas.  

  
The MOD ensures the preservation of Ketchum’s surrounding hillsides and ridgelines and minimizes 
impacts on natural topography, geology, soils, drainage, wildlife, and native vegetation. The Mountain 
Overlay design review standards reduce visual impact by directing building sites away from higher 
elevations and keeping hillsides open and unobstructed. Additionally, Mountain Overlay standards 
protect public health, safety, and welfare by ensuring the adequate provision of emergency services, 
fire protection, and utilities.  
 
The comprehensive plan's future land use map identifies two different future land use designations for 
the property, the lower and upper portions of the property. The map designates the future land use 
for the downhill portion of the subject property as low-density residential. Desired primary uses within 
this future land use category include single-family and duplex residences as well as accessory units. 
The detached townhomes fall within the primary uses of the low-density residential land use category. 
Open space is identified as an appropriate secondary use that complements the low-density residential 
units. The uphill portion subject property is designated as open space, parks & recreation which does 
not encourage any development in that area of the property. The proposed townhouses are sited at 
the lowest elevation within the low-density designation portion of the parcel, preserving the natural 
topography of the hillside above.  
 
Protecting the visual character of the hillsides is a vital aspect of the Mountain Overlay. The proposed 
detached townhomes are sited lower on the property than the existing townhomes and will not be 
seen from public vantage points. The proposal is also sited lower than many of the existing 
developments along Sage Rd. 
 
Staff believes that the goals and policies of the comprehensive plan related to hillside development are 
met with the proposed project as detached townhomes are within the list of primary uses anticipated 
in the future land use category and due to the location of the structures, the visual character of the 
hillside is not impacted.  
  
Criteria 2: Applicable Standards and Criteria 
Conformance with Design Review Improvements and Standards 
As the project occurs in the MOD, the project is subject to both Mountain Overlay criteria as well as  
Design Review criteria outlined in 17.96.060. During department review, city staff reviewed the project 
for conformance with all design review standards and required improvements specified in KMC 
§17.96.060. Additionally, staff reviewed the project for conformance with all city code requirements 
for right-of-way improvements, utilities, and drainage. Staff believes a majority of the Design Review 
standards have been met but has a few areas of concern and requests feedback. These areas of 
concern are addressed below. Please see Attachment I for staff’s comprehensive design review 
standards analysis.  
 
Compatibility of Design 
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Pursuant to Ketchum Municipal Code §17.96.060.E1, “The project’s materials, colors and signing shall 
be complementary with the townscape, surrounding neighborhoods and adjoining structures.” Sage 
Road features residences built at varying timeframes resulting in a diverse range of materials and 
architectural styles. This has resulted in a mix of architectural styles used with newer residences 
leaning towards a mountain modern style (flat roofs, high percent of glazing, and less warm materials) 
and older residences featuring more traditional mountain architecture materials (logs and native stone 
with a more rustic feel). Still, the neighborhood features more traditional mountain architecture than 
mountain modern design. The proposed residences utilize materials more commonly used in mountain 
modern architecture such as cement board siding, cedarwood siding and dark bronze metal trim 
around windows and doors. Upon initial submittal, staff expressed concern regarding the amount of 
proposed glazing and lack of material differentiation. The applicant revised the project to reduce 
glazing along the northern elevations and introduce more wood siding at Level 1 entry patio which 
staff views as positive changes. Staff still believes additional revisions are needed as the current design 
does not meet the criteria. Staff requests the Commission review the proposal and provide feedback 
on whether the projects materials and coloration are complementary to the surrounding 
neighborhood. 
 
Architectural Features 
KMC Section 17.96.060.F2 & 5 state, “The building character shall be clearly defined by the use of 
architectural features” and “Buildings walls shall provide undulation/relief, thus reducing the 
appearance of bulk and flatness.” As stated previously, the proposed development includes two 
detached modular townhomes which are identical and utilize mountain modern design. As seen with 
other mountain modern developments in Ketchum, the project utilizes clean lines, large windows, and 
a natural color palette. Staff does have concern regarding the second and third floors with respect to 
the above-mentioned criteria. The buildings feature a step back after the first floor to allow for the 
walkout deck on the front of the building but little undulation and use of architectural features is used 
on the upper floors, resulting in the buildings coming off as bulky and flat. Staff provided this feedback 
to the applicant during department review. The applicant made revisions to include julliete balconies, 
steel awnings, and introduced changes to materials to create more visual interest. Staff does view 
these changes as positive but still sees the buildings as flat and lacking in architectural features. 
 
Avalanche Wall Screening 
The proposed avalanche varies in exposed height between 13’ to 21’ at some points of the project, 
resulting in a feature that can alter the beauty of the land if not screened properly. The avalanche 
overlay section of the Ketchum Municipal Code has a standard specifically when avalanche protective 
devices are proposed. KMC 17.92.010.D.2 states, “As a further condition of any conditional use permit, 
appropriate landscaping may be required where such structures, devices or earthwork alter the 
natural slope or beauty of the land.” The landscape plan (Sheet L1) shows a variety of shrubs and trees 
to be planted on the side yards of the project resulting in screening of the avalanche wall as extends 
towards the side yards, which staff feels is acceptable. However, the area where staff feels some 
improvement is still needed, occurs in the middle of the two detached structures. Between the 
structures, the exposed portion of the wall is approximately 15’ feet wide and 20 feet tall. The 
applicant has proposed installing a trellis along the downslope side of the avalanche wall for vines to 
grow.  Staff believes this is not sufficient vegetative screening especially in winter months when most 
vine species lose their leaves. There is also a design review criteria KMC 17.96.060.F4 which states, 
“Accessory structures, fences, walls and landscaping features within the project shall match or 
complement the principal building. Much like the avalanche criteria referenced above, this criteria 
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speaks to accessory structures on a property not detracting from the building. In order for the 
avalanche protective wall to not conflict with those standards larger vegetation will be needed to 
screen the middle section. Staff recommends additional vegetative screening be introduced, such as 
coniferous tree species, whose height is tall enough to sufficiently screen the wall and does not lose its 
foliage in the winter. 
 
 
Conformance with Mountain Overlay Standards 
In general, staff believes the mountain overlay design review criteria outlined in 17.104.060 is met, 
however, staff does not believe the application meets design review criteria #10 which states “Are 
there other sites on the parcel more suitable for the proposed development in order to carry out the 
purposes of this section”. Criteria #10 was further defined by Zoning Code Interpretation 22-001 
(Attachment K) regarding the redevelopment of nonconforming properties in the MOD and 
development into 25% slopes.  
 
The Commission determined that existing nonconforming properties may be redeveloped under the 
following conditions: 
 

A. If the property configuration is proposed to be modified (lot line adjustment, lot consolidation 
etc.), then the new property configuration must establish a building envelope on the lowest 
portion of the property. Existing non-conforming building footprints are not permitted to be 
redeveloped outright. If a more compliant alternative at a lower elevation on the hillside 
property exists, then the new home must be sited in the more suitable area for redevelopment.  
 

B. If the property configuration is not being altered or changed, then a new home may be 
constructed at the Commission’s discretion through Mountain Overlay Design Review provided 
that the project does not exceed the height or limits of disturbance of the existing 
nonconforming home. The building footprint shall conform as close as possible to the existing 
building.  

 
As noted in the executive summary, the applicant is proposing to demolish the existing attached 
townhouses and reconfigure the lot. Therefore, the project falls under subsection A of the 
interpretation, and needs to demonstrate that the proposed project is on the lowest portion of the 
property and should be in a more compliant location if possible. Based on discussions with the 
Commission during a work-session on April 11th, staff believes that more compliant and suitable 
locations for development are those outside of 25% slopes.  
 
Currently, an attached townhouse exists on the subject property and is located outside of the 25% 
slope area as shown on the Living Springs Townhomes plat from 2001 (Figure 2). As the existing 
development sits closer to the western side property line, the 25% area which encroaches closer to 
Sage Rd on the western portion of the lot does not currently have any structures which encroach.  

177



Planning & Zoning Commission Meeting of May 9th, 2023     Page 7 of 10  

 
Figure 2. Living Springs Townhomes Plat (2001) 
 
The proposed development differs by having portions of the development extend into the 25% area of 
the lot. Of the proposed townhouses, the western townhouse does not have any encroachment into 
the 25% slope area while the eastern townhouse does have a portion of the structure and avalanche 
wall extend into the 25% area as shown in Figure 3. The MOD does encourage development to be sited 
down on the hillside, which the proposed development does by having smallest required front yard 
setback. However, as the proposed development uses more of the western portion of the lot, the 
development does see encroachment into the 25% area.  
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Figure 3. Encroachment of building into 25% slope (circled in black). 
 
Staff requests feedback on whether the proposed encroachment into 25% meets MOD criteria #10 and 
the zoning interpretation.  
 
 
Conformance with Zoning Regulations  
During city department review, planning staff reviewed the project for conformance with all applicable 
zoning code requirements including permitted uses, dimensional limitations, parking, development 
standards, and dark skies. Staff believes the project complies with all zoning code regulations and 
dimensional standards required in the GR-L Zone. Comprehensive analysis of the project’s 
conformance with zoning code requirements and dimensional standards is provided in Attachment G.  
 
 
IV. CONFORMANCE WITH SUBDIVISION STANDARDS 
During department review, staff reviewed the townhouse preliminary plat application for conformance 
with KMC 16.04.030 – Procedures for subdivision approval, KMC 16.04.040 – Development and Design, 
and KMC 16.04.080 - Townhouses. Please see Attachment J for the review of all requirements and 
standards. Where “N/A” is checked, the standard is not applicable for one of the following reasons:  

• The standard applies to the creation of new subdivisions or new infrastructure. The application 
does not propose any new streets, water or sewer extensions of main lines, or master drainage 
infrastructure.  

• The standard applies to action that shall be taken at the final plat stage of the process and this 
application is for a preliminary plat.  

• Per provisions of the standard, the City Engineer has determined that the standard does not 
apply.  

 
Pursuant to KMC 16.04.080.C.2, the applicant has submitted this townhouse preliminary plat in 
conjunction with the Design Review application. If approved by the Commission, the townhouse 
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preliminary plat application will be reviewed and acted upon by the City Council. This must occur prior 
to a building permit submittal for the project.  
 
Staff believes the proposed townhouse preliminary plat request meets all applicable subdivision 
requirements and standards for a preliminary plat and townhouse map.    
 
V. CONFORMANCE WITH CONDITIONAL USE PERMIT STANDARDS 
 
The Sage Road neighborhood is characterized by hazards associated with red and blue avalanche 
zones. Building in the Avalanche Zone must meet the standards and comply with certain restrictions 
specified in KMC 17.92.010. New construction in the Avalanche Zone must be certified by an engineer 
licensed in the State of Idaho certifying that the proposed construction, as designed, will withstand the 
avalanche forces specific to the development site (KMC 17.92.010.D.3). Avalanche structures or 
earthwork that threaten to deflect avalanches toward the property of others or otherwise threaten to 
increase the danger to persons or property are prohibited (17.92.010.D.2). Avalanche attenuation and 
protective structures require the review and approval of a Conditional Use Permit.  
 
Conditional Use Permits for avalanche attenuation devices have been granted within the 
neighborhood. The applicant has submitted a site-specific avalanche study and avalanche wall plans 
designed by a structural engineer to withstand the anticipated forces. The wall is located perpendicular 
to the projected avalanche flow to not deflect avalanches onto adjacent properties or 
damage/endanger persons or property in the vicinity of the project. Upon review of the submitted 
material, staff believes the proposed avalanche wall meets all Conditional Use Permit criteria except 
for the standard related to avalanche wall screening as discussed above in the design review section. 
 
 
Staff Recommendation  
Staff recommends the Commission review the application materials, staff and applicant presentation, 
and public comment and provide feedback on the items outlined by staff in the above report which 
includes: 

• Compatibility of design 
• Architectural features 
• Avalanche wall screening 
• Encroachment into 25% slope area 

 
VI. ATTACHMENTS:  

A. Application Materials: MO Design Review Application & Supplemental Materials 
B. Application Materials: MO Design Review Plan Set 
C. Application Materials: Townhouse Preliminary Plat Application & Supplemental Materials 
D. Application Materials: Townhouse Preliminary Plat Plan Set 
E. Application Materials: Conditional Use Permit Application & Supplemental Materials 
F. Application Materials: Conditional Use Permit Plan Set 
G. Zoning and Dimensional Standards Evaluation 
H. Mountain Overlay Design Review Standards Evaluation 
I. Design Review Standards Evaluation 
J. Townhouse Preliminary Plat: Subdivision Standards Evaluation  
K. Planning and Zoning Commission Zoning Code Interpretation 22-001  
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L. Public Comment  
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Public Comment 

182



Sage Mountainside Townhomes Mountain Overlay Zone Comments 
400 & 402 Sage Rd, Ketchum, ID 

May 24, 2023 

To: 	 Morgan Landers / City of Ketchum Planning & Building Director

CC:	 Adam Crutcher / City of Ketchum Associate Planner

From: 	 Will Chinn, 394 Sage Rd, Ketchum, ID 83340 / 832.792.3092 / willchinn@gmail.com

Date: 	 May 24, 2023

Re: 	 Sage Mountainside Townhomes Siting / Mountain Overlay Zone Comments


Morgan / Adam,


I am the homeowner directly east of the Sage Mountainside Townhomes project on Sage Rd.  I 
attended the May 9th design review meeting and spoke on behalf of the neighborhood.  My 
comments were included in the design review package.


As you're aware, the developer of the subject property wishes to place two 40' x 40' factory-
built homes on the 135' wide lot.  Their Unit 400, which sits adjacent to my home, is required to 
be sited right on the 15' front yard setback in order not to intrude into the 25% grade line at the 
rear of the home.  This places the front of Unit 400 about halfway down my driveway (my 10' 
deep cantilevered front deck starts at the 15' front yard setback) turning my home into 
basically a fishbowl. Because the 2nd and 3rd floor of Unit 400 go straight up, it also blocks 
any view of the hillside behind the home from the street.  This conflicts with the purpose of the 
Mountain Overlay Zone, whose charter is to protect the hillside views, which I am in complete 
agreement with.


As discussed in the May 9 Design Review Meeting, the 25% grade line behind Unit 400 is 
somewhat questionable: it wraps nicely around the existing structure, then veers towards the 
street before continuing back up the hillside behind my home.  It's not possible to discern why 
the 25% grade line veers like it does - when viewed on site the grade appears uniform across 
Unit 400's side of the lot.  This dichotomy is what's driving the placement of the home right on 
the 15' front yard setback.  And because Unit 400 does not have any protruding architectural 
features (e.g., deck), the occupied portion of the home starts ridiculously close to the street 
compared to adjacent properties.  It might look good on paper, but in person it is poor design.  


I am in agreement with the developer (and likely majority of the neighborhood) in requesting 
that the City allow Unit 400 to move 10' into the hillside beyond the 25% grade line while 
maintaining the current elevation of the home relative to the street.  This adjustment does not 
place Unit 400 higher on the hillside, rather it moves it away from the street thereby reclaiming 
the hillside views vs its currently proposed location.  I acknowledge that this conflicts with the 
25% grade line requirements, but it is in the spirit of the Mountain Overlay Zone. To give some 
perspective, the back of Unit 400 currently sits ~15' short of the existing structure and ~25' 
short of my home.  The proposed adjustment would still be short of these limits. 


I request that we meet on the subject building site to review the merits of what I have outlined 
vs what is currently being proposed as seeing it in person tells the true story.


Thank you for your consideration,


Will Chinn
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Existing structure - 15’ front yard setback is ~2’ uphill of deck railing.  Second and third floors 
are stepped back.  Hillside is viewable above structure. 
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394 Sage Rd.  Architect-designed home.  Architectural features / interest, upper floors stepped 
back, no flat facade.  Unit 400 would start approximately in-line with catch basin on left side of 

driveway.
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392 & 394 Sage Rd Avalanche wall integrated with building.  Sits on massive footing with 2’ 

deep keyway extending below footing to resist forward displacement.
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Stakes noting front corner of Unit 400.  Second and third floors of Unit 400 go straight up for 
two stories 6’ uphill of stake where 6’ wide front deck ends.
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East side of Unit 400 in-line with well.  No dramatic difference in grade west-to-east side of 
building site. 
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TO: City of Ketchum Planning and Zoning Commission Members and Staff Planners 

FROM: Ted and Pam Beeler (417 Sage Road) 

DATE: June 25, 2023 

RE: Sage Mountainside Townhomes as Proposed 

 

Thank you for the opportunity to again provide comments regarding the proposed SFR’s at 400 & 402 
Sage Road. 

As men�oned in our prior comments, my wife and I have read and concur with the comments submited 
by Will Chinn who resides next door to the proposed SFR’s. We also have read the most recent staff 
report issued by Adam Crutcher and have the following comments. 

- We appreciate the minor design changes being proposed and feel that the two homes now 
seem more compa�ble with the neighborhood. 

- Unfortunately, the structures s�ll have an appearance of “large containers” due to the box 
nature of the modular design and the flat front. 

- While the new low angle sloping roof line with joists showing is a marked improvement does 
the roof have the support structure for snow load in a big deposi�on year? Or, if the snow 
slides off the back of the homes, will the avalanche wall afford the necessary protec�on as 
currently designed? 

- Another improvement of the site design is the 4 foot setback for the eastern unit.  However, 
given the fact that the design has maintained the flat façade for each unit, it would seem 
prudent to move the eastern unit back a few more feet. While this would supposedly 
encroach on the 25% slope area, we have yet to be convinced where this imaginary line 
really exists. To date we have seen no evidence of clarity regarding this line and ask…what 
does a foot or two mater when considering the site design. 

Thank you again for the opportunity to provide comments on the proposed Sage Mountainside 
Townhomes. 
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From: Participate
To: Heather Nicolai
Subject: FW: P & Z comments on 400 & 402 Sage Rd.
Date: Monday, June 26, 2023 10:01:03 AM

Public comment.
 
LISA ENOURATO | CITY OF KETCHUM 
Public Affairs & Administrative Services Manager 
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340 
o: 208.726.7803 | f: 208.726.7812  
lenourato@ketchumidaho.org | www.ketchumidaho.org 
 

From: Baird Gourlay <bairdg7@gmail.com> 
Sent: Monday, June 26, 2023 9:26 AM
To: Participate <participate@ketchumidaho.org>
Cc: 'Will Chinn' <willchinn@gmail.com>
Subject: P & Z comments on 400 & 402 Sage Rd.
 
Good Morning P&Z,
I can’t make the meeting this Tuesday, specifically, item 400 & 402 Sage Rd. My comments follow:
 

1. I applaud the change in roof lines and overhangs, but these are still big boxes on the hillside,
there seems to be little relief in the facades.  I know these are prefabs and don’t lend to
undulation, but that doesn’t mean you can’t require it.

2. I recently laser measured the setbacks of the buildings on the north side of Sage Rd.  The
average is 44’ and only one corner of one building is 19’.  I would strongly encourage you to
consider allowing them to go further into the hillside, as this is a unique road and situation.  I
don’t believe you would be setting a precedent, but recognizing existing conditions on Sage
road and the original subdivision’s intent.

3. Finally, and maybe a question.  I’m still concerned with snow storage, unless there is a snow
melt system, with a substantial catch area/ French drain/ dry well, as water from that side
tends to run downhill, which is my house and garage.

Thanks,
Baird Gourlay
405 Sage Rd
K-town.
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STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

MEETING OF JUNE 27, 2023 
 

WORKSHOP: EVALUATION OF INTERIM ORDINANCE 1234 STANDARDS 
Introduction  
Since its adoption in October, staff has been analyzing Interim 
Ordinance 1234 (the “interim ordinance”), gauging its 
effectiveness, and evaluating whether its meeting desired 
outcomes. The purpose of this workshop is to share everything 
we’ve learned so far with the Planning and Zoning Commission 
(the “Commission”) and provide an opportunity for the 
Commission to ask questions regarding initial findings.   
 
Key Questions  
Through meetings and interviews with stakeholders from the 
design and development community, we’ve heard that the interim 
ordinance doesn’t pencil, will result in a moratorium on 
development, forces 2.25-FAR maxed-out development, and will 
result in vacant storefronts by supplying more retail than Ketchum 
needs to meet demand.  
 
After hearing this feedback, staff set out to answer the following key questions:  

• Do the interim ordinance standards trigger either a moratorium on downtown development or 
force 2.25-FAR maxed-out development?  

• Does Ketchum have enough commercial space to support its economic health?   
• Is the 55% commercial on the ground floor requirement achievable given the space needed for 

the dumpster, transformer, and parking?   
• Are the minimum residential density requirements achievable?  
• What role does the residential penthouse play in the financial feasibility of a development 

project?  
• Does limiting the residential penthouse size to no more than 3,000 square feet impact the 

financial feasibility of a development project?  
 
The Planning Department has been working with technical experts, Holst Architecture (“Holst”) and 
Economic and Planning Systems, Inc. (“EPS”), to help us answer these key questions. Holst has 
prepared an architectural feasibility analysis (See Attachment B) to evaluate whether the interim 
ordinance standards are achievable on different types of Ketchum townsite lots downtown, including 
5,500-square-foot interior and corner lots and 8,250-square-foot interior lots. EPS has prepared a 
commercial demand analysis (See Attachments A & C) to help us understand Ketchum’s current and 
future commercial demand. EPS has also prepared a financial feasibility study (See Attachments A & D) 

Figure 1: Interim Ordinance Goals 
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to evaluate whether the interim ordinance results in projects with acceptable rates of return that 
developers can finance.  
 
WHAT WE’VE LEARNED  
Are the minimum residential density requirements achievable?  
The Holst architectural studies demonstrate that the minimum residential density requirements are 
achievable on interior and corner 5,500-square-foot Ketchum townsite lots (“standard lots”) and 
interior 8,250-square-foot Ketchum townsite lots (“long lots”). Their development concept models 
show that the minimum density requirements can be met for mixed-use and 100% residential 
development scenarios that comply with current zoning code dimensional standards and building 
code. A 100% residential development on an interior standard lot can accommodate up to 13 dwelling 
units of various sizes, which is five more units than required under the interim ordinance.  
 

 
EPS studied the financial feasibility of development scenarios that provide the minimum number of 
residential units to meet the interim ordinance density requirements as well as higher density models. 
Although the densities are feasible from a design perspective, the EPS study shows that increasing 
residential density decreases the financial feasibility of a development project. Density and financial 
return have an inverse relationship because increasing the number of residential units decreases the 
number of larger penthouses that can be accommodated within a project. 
 
What role does the residential penthouse play in the financial feasibility of a development project?  
As the development community has told us time and time again, the penthouse pays for the project. 
EPS’s financial feasibility study demonstrates that penthouses pay for the cost of development. 
Providing multiple penthouses within a project significantly increases the development’s financial 
return. EPS modeled two different 100% residential development scenarios that provide the minimum 

Figure 2: High Density Scenario (Holst Architectural Study, Page 7) 
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number of residential units to meet the density requirement on a standard lot. Both scenarios provide 
7 dwelling units to meet minimum residential density requirements. The only difference between the 
two models was the number of penthouses. Providing two penthouses as opposed to only one 
increases the development scenario’s internal rate of return by over 11%.  
 
Will limiting the residential penthouse size to no more than 3,000 square feet impact the financial 
feasibility of a development project?  
Under certain development scenarios, limiting the size of penthouses to 3,000 square feet results in a 
feasible project, however, allowing for larger penthouses increases the financial feasibility of other 
development scenarios. EPS’s financial feasibility study found that, “the ability to achieve top of the 
market rates is essential.”  
 
 
 
 
Is the 55% commercial on the ground floor requirement achievable 
given the space needed for parking, dumpster, and transformer?  
Holst’s mixed-use development scenarios demonstrate that 55% 
commercial on the ground floor is achievable. The mixed-use 
models meet or exceed 55% commercial on the ground floor while 
also providing a dumpster that meets Clear Creek Disposal 
servicing standards, a transformer that complies with Idaho 
Power’s clearance requirements, and required parking.  
 
The mixed-use models show that to meet the 55% minimum, all 
leasable space on the ground floor must be commercial. With the 
total area required for the dumpster, transformer, parking, 
mechanical, and circulation, the 55% commercial requirement 
doesn’t leave any remaining space on the ground floor for 
residential units. Limiting options for the building program, the 
55% requirement can result in undesirable configurations of 
commercial space on the ground floor.   
 
 
 
 
 
 
 
 
Does Ketchum have enough commercial space to support its economic health?   
EPS’s commercial demand analysis found that Ketchum has unmet demand for commercial space, 
particularly for retail and restaurant uses. Ketchum could support up to 60,000 square feet of 
additional retail and restaurant space. In addition to current unmet demand, population growth and 
visitor increases in Ketchum will generate even more demand for commercial space supporting up to 
40,000 square feet of additional retail and restaurant space by 2030. Ketchum can support an 
additional 100,000 SF (25% increase) in commercial space for retail and restaurant space by 2030.  

Figure 3: Mixed-Use Model Ground Floor                    
(Holst Architectural Study, Page 13) 
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Will the interim ordinance standards trigger either a moratorium on downtown development or force 
2.25-FAR maxed-out development?  
The Holst studies show that the interim ordinance does not force 2.25-FAR maxed-out development. 
The studies show development scenarios of various sizes ranging from 1.87 to 2.25 FAR. The Holst 
studies illustrate that the interim ordinance standards are achievable. In addition, current downtown 
development projects demonstrate that the interim ordinance will not trigger a de facto moratorium. 
Certain development scenarios under the interim ordinance, however, are not financially feasible. 
Based on their findings from the commercial demand analysis and financial feasibility study as well as 
interviews with key stakeholders in the development community, EPS has provided recommendations 
on revisions to certain interim ordinance standards, which can be found on page 23 of Attachment A.  
 
Next Steps  
Based on everything we’ve learned so far, staff will begin revising certain interim ordinance standards. 
These revisions will be informed by findings from Holst’s architectural feasibility studies and EPS’s 
commercial demand analysis and financial feasibility study. The city will be hosting two public open 
houses on July 12 at 12:00pm and 5:00pm to gather community feedback on Vibrancy and Housing 
2.0: The Permanent Adoption of Interim Ordinance 1234.  
 
Attachments 

A. Commercial Demand Study and Feasibility Analysis prepared by Economic & Planning Systems, 
Inc.  

B. Vibrancy and Housing 2.0: The Permanent Adoption of Interim Ordinance 1234 Architectural 
Feasibility Studies prepared by Holst Architecture 

C. EPS Commercial Demand Models  
D. EPS Financial Feasibility Models  
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Attachment A 
Commercial Demand Study  

and  
Feasibility Analysis  

prepared by  
Economic & Planning Systems, 

Inc. 
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Economic & Planning Systems, Inc.
T h e  E c o n o m i c s  o f  L a n d  U s e

730 17th Street, Suite 630    Denver, CO 80202
303.623.3557    www.epsys.com

COMMERCIAL 
DEMAND STUDY 
AND FEASIBILITY 
ANALYSIS

TAG Meeting

June 22, 2023
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STUDY OBJECTIVES

Identify long-term options for tracking commercial space and 
ensuring the community has enough commercial space to grow

Develop an inventory of commercial space in the City  

Gain a collective understanding of current and future 
commercial space demand

Understand the financial feasibility of development under 
Interim Ordinance 1234
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TWO PRIMARY STUDY QUESTIONS
 Does the City of Ketchum have enough commercial space to support 

its economic health? 

 Does Interim Ordinance 1234 allow for the development of feasible 
projects?

– Are the parameters of the ordinance too limiting? 
• If so, when? under what conditions?
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COMMERCIAL DEMAND ANALYSIS
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APPROACH

Commercial 
Space Demand

(retail, food, and 
consumer services, 

office)

Permanent 
Resident 
Spending

Second 
homeowners 
/ seasonal 
resident 
spending

Short term 
visitors 

spending

Employer / 
employment  

growth

Note: Commercial space for this 
study is defined as space that is 
suitable for office employment, 
retail sales, personal services, 
and selling of food and 
beverages.  

Commercial demand and space 
estimates account for both 
renter- and owner-occupied 
properties.

It does not include industrial or 
flex-industrial space/buildings.
Commercial space does not 
encompass other commercial 
enterprises such as hotels. 
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APPROACH

Permanent 
Resident 
Spending

Expenditure 
potential 

from existing 
households

Capture of 
sales in 
Ketchum

Seasonal 
resident 
spending

Homes 
occupied by 

seasonal 
residents

Adjusted 
resident 
spending 
patterns

Overnight 
visitors 

spending

Ann. avg. 
visitor nights 
in Ketchum

Average 
visitor 

spending 
patterns

Inflow sales 
capture

Day visitor 
and county 

resident 
spending

Employer / 
employment  

growth

Existing / forecast 
employment in 

service and office- 
oriented sectors

Estimated 
space demand 

based on 
employees

Demand bump 
to factor in sole 
proprietors and 
remote workers

Spending and Retail Sales Based Employment 
Based

“Inflow” refers to spending 
from day visitors, County 
residents, non-resident 
employees, and others not 
“based” in Ketchum 201
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RETAIL SALES ANALYSIS – EXPENDITURE POTENTIAL

Expenditure 
Potential*
(City of Ketchum) • Permanent 

residents: 
$67.7 million

• Seasonal 
residents: 
$37.6 million

• Overnight 
visitors: 
$61.8 million

• $146.6 
million of 
retail sales 
in Ketchum

• The delta of $20 million of 
expenditures “leak” out of 
the area

• Opportunity to “capture” 
more of the expenditure 
potential

• Permanent 
residents: 
$67.7 million

• Seasonal 
residents: 
$37.6 million

• Overnight 
visitors: 
$61.8 million

• Total exp. 
potential: 
$167.1 
million/year

Current Total 
Retail Sales in 
Ketchum

Capture/
Leakage
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Economic & Planning Systems, Inc. Ketchum Commercial Demand and Feasibility Study |  7

RETAIL SALES ANALYSIS – SALES FLOW

 Ketchum “captures” sales 
by different groups

– Permanent residents 
– Seasonal residents
– Overnight visitors
– Inflow 

 “Inflow” includes day 
visitors, County 
residents, non-resident 
employees

203



Economic & Planning Systems, Inc. Ketchum Commercial Demand and Feasibility Study |  8

CURRENT COMMERCIAL SPACE DEMAND 

 The City’s existing inventory of 
retail/restaurant space is approx. 415,000 
sq ft (not including pipeline projects)

– 60% is supported by permanent 
resident, seasonal resident, and 
overnight visitor spending (based on 
current spending and capture rates) 

– The remaining 40% is supported by 
“inflow” spending

EPS estimates employment in office and service sectors generate demand for 
300,000 to 325,00 square feet of office space

– The city’s existing office inventory is estimated at approximately 
317,000 sq ft

– Current demand for office and service employment space is 
generally being met
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Economic & Planning Systems, Inc. Ketchum Commercial Demand and Feasibility Study |  9

CURRENT RETAIL SALES LEAKAGE

 Depending on the group, between 
35% and 55% of expenditure 
potential is spent outside of 
Ketchum (aka: leakage)

 There is potential to capture a 
portion of leakage which could 
support up to 60,000 square feet of 
additional retail/restaurant space in 
the City

 Some leakage is likely not possible 
to be captured
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FUTURE COMMERCIAL SPACE DEMAND 

 In addition, permanent and seasonal 
resident populations will grow by 2030* 
and generate more demand

 New spending associated with this 
population growth can support nearly 
40,000 square feet of additional 
retail/restaurant space by 2030

 Combined with the recapture of leakage, 
there is demand for a 25% increase in 
space for retail/food uses by 2030 
(100,000 sf of new space) 

Employment growth through 2030 will generate 
demand for 32,000 square feet of office/service 
space * Permanent resident population growth 

estimated at 1.5% annually
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Economic & Planning Systems, Inc. Ketchum Commercial Demand and Feasibility Study |  11

COMMERCIAL DEMAND FINDINGS

Does the City of Ketchum have enough commercial space to support its 
economic health? 
 Finding 1: There is currently unmet demand for commercial space in Ketchum, specifically retail and 

restaurant space. 
– Expenditure Potential = 167 Million, Actual Retail Sales = 146 Million
– Potential capture expenditures spent outside of Ketchum (up to 60,000 sf of demand)

 Finding 2: The growth of the resident and visitor base will generate additional demand for retail/restaurant 
space (40,000 sf) that needs to be accommodated

 Finding 3: Growth of the Ketchum economy will generate demand additional 32,000 sf to accommodate 
office users and personal services businesses

 Finding 4: The community core is an essential area for capturing potential retail sales and the most 
desirable place for office/service uses

 Finding 5: There is a risk of losing commercial space (especially affordable space) to redevelopment 
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BARRIERS TO COMMERCIAL AND ECONOMIC GROWTH

 Land availability is limited and the cost of land too high for large 
format uses (e.g. big box retail and large format industrial)

 Current land use regulations that do not allow for large format 
uses

 Cost of housing and lack of housing supply to support workforce 
growth
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INFILL FEASIBILITY ANALYSIS
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Economic & Planning Systems, Inc. Ketchum Commercial Demand and Feasibility Study |  14

MODEL INPUTS
INFILL FEASIBILITY 

Market Inputs
Penthouse1 Condo Price (per 
SF)

$2,000

Condo Price (per SF) $1,250
Market Rate Apartment 
(Monthly Rent per SF)

$4.00

Community Housing 
Apartment
(Monthly Rent per SF)

$1.50-
$2.50

Commercial Space
(Monthly Rent per SF)

$3.50 
(NNN)

Construction Cost Inputs
Land Cost (per SF) $235
Parking2 (per space) $5,000
Residential Hard Cost     
(per SF)

$750-$900

Commercial Hard Cost    
(per SF)

$600-$700

1 - Penthouse Condo is defined as a condo greater than 2,500 sf in size with luxury finishes and premium orientation within the building.  
2- Cost for enclosed garage space on ground floor in addition to core and shell cost for the ground floor
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DEVELOPMENT CONCEPTS
INFILL FEASIBILITY 
Interior Standard Lot
 55’ x 100’

 5,500 sf

Corner Standard Lot
 55’ x 100’

 5,500 sf

Interior Long Lot
 55’ x 150’

 8,250 sf

211



Economic & Planning Systems, Inc. Ketchum Commercial Demand and Feasibility Study |  16

FINDINGS – INTERIOR STANDARD LOT
INFILL FEASIBILITY 

* Indicates additional Fee-in-Lieu is needed to meet community housing requirements

1 2 3 4
Description Interior Standard 

Lot – Mixed-Use 
<30% Commercial 

Minimum 
Residential 

Density

Interior 
Standard Lot – 

100% 
Residential 
Minimum 
Density

Interior 
Standard Lot – 

100% 
Residential 

High Density

Interior 
Standard Lot- 

100% 
Residential 
Minimum 
Density

Commercial SF (net) 1,624 0 0 0

Residential SF (net) 7,500 9,614 9,090 8,817

Residential Units 4 7 13 7

Penthouse 2 1 0 2

Condo/Apartment 1 4 11 3

Community Housing 1* 2* 2* 2*

* Indicates additional Fee-in-Lieu is needed to meet community housing requirements
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FINDINGS – INTERIOR STANDARD LOT
INFILL FEASIBILITY 

Green highlight indicates a feasible project, yellow indicates a potentially feasible project, red indicates a project that is not likely feasible

Option Option 1 Option 2 Option 3 Option 4

PROJECT RETURN AND GAP
PROJECT COST

Total Cost $11,775,874 $12,334,272 $12,626,972 $11,406,748
Per GBA $1,099 $1,165 $1,164 $1,179

STATIC EVALUATION
Return on Cost

Total Project Value $14,096,788 $13,284,264 $10,860,067 $14,487,864
Total Project Cost $11,775,874 $12,334,272 $12,626,972 $11,406,748
Project Return $2,320,914 $949,992 -$1,766,905 $3,081,116
Return on Cost 19.7% 7.7% -14.0% 27.0%
Target 12%-15% 12%-15% 12%-15% 12%-15%

TIME SERIES
Return on Cost
Project IRR

Hurdle Rate 9.15% 8.77% 8.77% 8.77%
Actual Rate 11.53% 5.5% -4.0% 16.88%
Gap/Surplus (NPV) $509,535 -$589,288 -$2,949,023 $1,312,679

Source: Economic & Planning Systems
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FINDINGS – CORNER STANDARD LOT
INFILL FEASIBILITY 

1 2 3
Description Corner Standard 

Lot - Mixed-Use 
<30% Commercial 
Minimum Density

Corner Standard 
Lot - 100% 
Residential 

Minimum Density 

Corner Standard 
Lot - 100% 

Residential High 
Density

Commercial SF (net) 2,190 0 0

Residential SF (net) 7,015 9,108 9,350

Residential Units 4 7 11

Penthouse 2 1 1

Condo/Apartment 1 4 8

Community Housing 1* 2* 2

* Indicates additional Fee-in-Lieu is needed to meet community housing requirements
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FINDINGS – CORNER STANDARD LOT
INFILL FEASIBILITY 
Option Option 1 Option 2 Option 3

PROJECT RETURN AND GAP
PROJECT COST

Total Cost $11,441,568 $11,749,335 $13,137,436
Per GBA $1,129 $1,171 $1,148

STATIC EVALUATION
Return on Cost

Total Project Value $13,664,174 $12,662,062 $12,962,156
Total Project Cost $11,441,568 $11,749,335 $13,137,436
Project Return $2,222,607 $912,727 -$175,280
Return on Cost 19.4% 7.8% -1.3%
Target 12%-15% 12%-15% 12%-15%

TIME SERIES
Return on Cost
Project IRR

Hurdle Rate 9.15% 8.78% 8.78%
Actual Rate 11.4% 5.4% 1.1%
Gap/Surplus (NPV) $468,641 -$555,017 -$1,645,292

Source: Economic & Planning Systems

Green highlight indicates a feasible project, yellow indicates a potentially feasible project, red indicates a project that is not likely feasible
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FINDINGS – INTERIOR LONG LOT
INFILL FEASIBILITY 

1 2
Description Interior Long Lot – 

Mixed-Use <30% 
Commercial 

Minimum Residential 
Density

Interior Long Lot - 
100% Residential 
Minimum Density

Commercial SF (net) 3,033 0

Residential SF (net) 11,385 13,500

Residential Units 6 11

Penthouse 3 2

Condo/Apartment 1 7

Community Housing 2* 2*

* Indicates additional Fee-in-Lieu is needed to meet community housing requirements
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FINDINGS – LARGE INTERIOR LOT
INFILL FEASIBILITY 
Option Option 1 Option 2

PROJECT RETURN AND GAP
PROJECT COST

Total Cost $18,640,343 $17,450,621
Per GBA $1,058 $1,148

STATIC EVALUATION
Return on Cost

Total Project Value $21,219,227 $19,449,199
Total Project Cost $18,640,343 $17,450,621
Project Return $2,578,884 $1,998,578
Return on Cost 13.8% 11.5%
Target 12%-15% 12%-15%

TIME SERIES
Project IRR

Hurdle Rate 9.15% 8.70%
Actual Rate 8.86% 7.69%
Gap/Surplus (NPV) -$105,277 -$245,824

Source: Economic & Planning Systems

Green highlight indicates a feasible project, yellow indicates a potentially feasible project, red indicates a project that is not likely feasible
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OVERALL FINDINGS 
INFILL FEASIBILITY 

 The penthouse units pay for the cost of development and the community amenities 
included.

– The ability to achieve top of the market rates is essential.
– The ability to fit more than one penthouse unit greatly increase feasibility even 

with residential density minimums
– The cap on unit size does impact flexibility which can hurt feasibility.

 Other findings
– Market rate condos (not large penthouses) produce a greater return than market 

rate apartment
• Depth of demand for both is unknown.

– Providing community housing units on-site is generally more favorable (in terms 
of return) than fee in lieu. 
• The flexibility to pay for small portions of requirement in fees is important.
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FEASIBILITY FINDINGS
INFILL FEASIBILITY 

Ordinance Considerations:

 Increase or eliminate the 3,000 square feet limit on unit size OR allow larger unit 
sizes on top/third floor 

 Provide greater flexibility (i.e., reduction) on amount or percent of commercial 
required as long as its on ground floor and street oriented, especially for the larger 
interior long lots

 Allow for community housing on ground floor with desired design elements (e.g., 
porches, multiple entrances/doors) especially for interior lots

 Consider reducing the minimum density requirement some in 100% residential 
projects
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FEASIBILITY FINDINGS
INFILL FEASIBILITY 

Long-term Considerations

 Does it make sense for the regulations to favor generating commercial space over 
community housing (or vice versa)?

– Trying to achieve both outcomes in one building/project is difficult to regulate and to 
develop. The market support for the most feasible building types (e.g. mixed use building 
with commercial space, community housing, and penthouses) may not allows be present.

 Is there potential/support for providing density/height bonuses or regulatory 
incentives (e.g., requirement reductions/waivers) for projects that provide desired 
community benefits beyond what the base zoning allows?

– Examples:
• Can there be a menu of community benefits to choose from in a project?
• Is there support for greater height if more community housing is provided?
• Is there support for reduced community housing requirements if projects provide more commercial 

space or specific types of commercial spaces like restaurants?
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VIBRANCY AND HOUSING 2.0:
T H E P E R M A N E N T A D O PT I O N O F I N T E R I M O R D I N A N C E 
1234 A RC H I T EC T U R A L F EA S I B I L I T Y ST U D I ES
Ketchum, Idaho

June 20th, 2023
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DEVELOPMENT CONCEPTS
I N T E R I O R STA N DA R D LOT (5,500 S F)
	 - 	OPT ION	1:	MIXED-USE	≤30%	COMMERCIAL	MINIMUM	RES IDENTIAL	DENS ITY  

	 - 	OPT ION	2:	100%	RES IDENTIAL	DEVELOPMENT	MINIMUM	RES IDENTIAL	DENS ITY

	 -	OPT ION	3:	100%	RES IDENTIAL	DEVELOPMENT	H IGH	DENS ITY

CO R N E R STA N DA R D LOT (5,500 S F)
	 -OPTION	1:	MIXED-USE	≤30%	COMMERCIAL	MINIMUM	RES IDENTIAL	DENS ITY

	 -OPT ION	2:	100%	RES IDENTIAL	DEVELOPMENT	MINIMUM	RES IDENTIAL	DENS ITY

	 -OPT ION	3:	100%	RES IDENTIAL	DEVELOPMENT	H IGH	DENS ITY

I N T E R I O R LO N G LOT (8,250 S F)
 -	OPT ION	1:	MIXED-USE	≤30%	COMMERCIAL	MINIMUM	RES IDENTIAL	DENS ITY  

	 - 	OPT ION	2:	100%	RES IDENTIAL	DEVELOPMENT	MINIMUM	RES IDENTIAL	DENS ITY

	 -	OPT ION	3:	100%	RES IDENTIAL	DEVELOPMENT	H IGH	DENS ITY
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ASSUMPTIONS
• M I N I M U M R ES I D E N T I A L D E N S I T Y R EQ U I R E M E N TS A N D P E RC E N T CO M M E RC I A L A R E C A LC U L AT E D P E R T H E R EQ U I R E M E N TS O F I N T E R I M O R D I N A N C E 1234.  

•	 MIXED-USE	SCENARIOS	 INCLUDE	COMMERCIAL	SPACE	THAT	MEET	OR	EXCEED	55%	OF	THE	GROUND	FLOOR’S	GROSS	FLOOR	AREA	(GSF).	 	

•	 ALL	SCENARIOS	PROVIDE	A	5-FOOT	SETBACK	FROM	FRONT	AND	STREET	S IDE	PROPERTY	L INES	ON	ALL	FLOORS.	

•	 ALL	SCENARIOS	 INCLUDE	TRANSFORMER	AND	DUMPSTER	LOCAT IONS	PER	 IDAHO	POWER	AND	CLEAR	CREEK	D ISPOSAL	REQUIREMENTS.	

•	 ALL	SCENARIOS	ASSUME	COMMERCIAL	USE	 I S 	EXEMPT	FROM	PROVID ING	OFF-STREET	PARK ING.	

•	 GSF	CALCULAT ION	INCLUDES	STA IR	TOWERS	AND	ELEVATORS	ON	THE	GROUND	FLOOR	ONLY	AND	EXEMPTS	UP	TO	4	ENCLOSED	PARK ING	STALLS.

•	 EFF IC IENCY	%:	

	 	 -NET	FLOOR	AREA	EXCLUDES	LOBBIES,	C IRCULAT ION,	AND	STORAGE	AREAS.	

	 	 -A	SQUARE	FOOT	REDUCTION	FOR	SHAFTS,	WALLS,	AND	OTHER	NON-ASS IGNABLE	AREAS	HAS	NOT	BEEN	APPL IED	TO	RES IDENTIAL	NET	FLOOR	AREA		 	
   C A LC U L AT I O N S. 

•	 ALL	SCENARIOS	TAKE	ADVANTAGE	OF	FAR	BONUS	 IN	EXCHANGE	FOR	COMMUNITY	HOUSING.	

•	 COMMUNITY	HOUSING	IS 	EXEMPT	FROM	PROVID ING	PARK ING.	

•	 COMMUNITY	HOUSING	CONTRIBUTION	SAT ISF IED	BY	E ITHER:	(A)	PROVID ING	ENT IRE	CONTRIBUTION	THROUGH	DEED-RESTR ICTED	UNITS	ON	S ITE	OR	(B)		 	

	 PROVID ING	DEED-RESTR ICT ING	UNITS	ON	S ITE	AND	PAY ING	FEE	 IN	L IEU	FOR	THE	REMAINDER.	
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INTERIOR STANDARD LOT
(5,500 SF)
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5 VIBRANCY AND HOUSING 2.0  -  ORDINANCE 1234 |  KETCHUM,  IDAHO |   HOLST 20 JUNE 2023

INTERIOR STANDARD LOT - OPTION 1
MIXED-USE ≤30% COMMERCIAL MINIMUM RESIDENTIAL DENSITY

SITE SUMMARY

LOT AREA  5,500 SF

MAX ALLOWABLE AREA 12,375 SF (2.25 FAR)

PARKING  4 STALLS

UNITS   4 UNITS 

AREA SUMMARY   

LEVEL 1   2,862 GSF

LEVEL 2   4,756 GSF

LEVEL 3   3,100 GSF

TOTAL   10,718 GSF (1.95 FAR)

RESIDENTIAL AREA 7,500 NSF

COMMERICIAL AREA 1,624 NSF

   % GROUND FLR. 57%

   % TOTAL GSF  15%

TOTAL NET SQ. FT. 9,124 NSF

   EFFICIENCY  85%

4 RESIDENTIAL UNITS REQUIRED

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

COMMERCIAL
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STORAGE
164 SF

UNIT
1999 SF
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3000 SF
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UNIT
1999 SF
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439 SF
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SITE SUMMARY

LOT AREA  5,500 SF

MAX ALLOWABLE AREA 12,375 SF (2.25 FAR)

PARKING  5 STALLS

UNITS   7 UNITS 

AREA SUMMARY   

LEVEL 1   2,471 GSF

LEVEL 2   4,506 GSF

LEVEL 3   4,506 GSF

   TOTAL   11,483 GSF (2.09 FAR)

RESIDENTIAL AREA 9,614 NSF

   EFFICIENCY  84%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

INTERIOR STANDARD LOT - OPTION 2
100% RESIDENTIAL DEVELOPMENT MINIMUM RESIDENTIAL DENSITY
7 RESIDENTIAL UNITS REQUIRED

LEGEND

        COMMERCIAL

       RESIDENTIAL COMMUNITY HOUSING

       RESIDENTIAL UNIT <750

       RESIDENTIAL UNIT 751 - 2000 SF

       RESIDENTIAL UNIT 2001+ SF

       CIRCULATION

       SUPPORT
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STORAGE
344 SF

LOBBY
1053 SF

UNIT
560 SF

LEVEL 02
GSF 4,180 SF

LEVEL 03
GSF 4,180 SF

LEVEL 01
GSF 3,953 SF GSF TOTAL 12,313 SF
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SITE SUMMARY

LOT AREA  5,500 SF

MAX ALLOWABLE AREA 12,375 SF (2.25 FAR)

PARKING  5 STALLS

UNITS   13 UNITS 

AREA SUMMARY   

LEVEL 1   3,953 GSF

LEVEL 2   4,180 GSF

LEVEL 3   4,180 GSF

   TOTAL   12,313 GSF (2.25 FAR)

RESIDENTIAL AREA 9,125 NSF

   EFFICIENCY  74%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

INTERIOR STANDARD LOT - OPTION 3
100% RESIDENTIAL DEVELOPMENT: HIGH DENSITY

LEGEND

        COMMERCIAL

       RESIDENTIAL COMMUNITY HOUSING

       RESIDENTIAL UNIT <750

       RESIDENTIAL UNIT 751 - 2000 SF

       RESIDENTIAL UNIT 2001+ SF

       CIRCULATION

       SUPPORT
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LEVEL 02
GSF 4,915 SF

LEVEL 03
GSF 3,410 SF

LEVEL 01
GSF 2,190 SF TOTAL GSF 10,515 SF

COMMERCIAL
1450 SF
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SITE SUMMARY

LOT AREA  5,500 SF

MAX ALLOWABLE AREA 12,375 SF (2.25 FAR)

PARKING  4 STALLS

UNITS   4 UNITS 

AREA SUMMARY   

LEVEL 1   2,190 GSF

LEVEL 2   4,455 GSF

LEVEL 3   3,491 GSF

   TOTAL   10,136 GSF (1.87 FAR)

RESIDENTIAL AREA 7,015 NSF

COMMERICIAL AREA 1,450 NSF

   % GROUND FLR. 66%

   % TOTAL GSF  14%

TOTAL NET SQ. FT. 8,465 NSF

   EFFICIENCY  84%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

CORNER STANDARD LOT - OPTION 1
MIXED-USE ≤30% COMMERCIAL MINIMUM RESIDENTIAL DENSITY
4 RESIDENTIAL UNITS REQUIRED

LEGEND

        COMMERCIAL

       RESIDENTIAL COMMUNITY HOUSING

       RESIDENTIAL UNIT <750

       RESIDENTIAL UNIT 751 - 2000 SF

       RESIDENTIAL UNIT 2001+ SF

       CIRCULATION

       SUPPORT
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SITE SUMMARY

LOT AREA  5,500 SF

MAX ALLOWABLE AREA 12,375 SF (2.25 FAR)

PARKING  5 STALLS

UNITS   7 UNITS 

AREA SUMMARY   

LEVEL 1   2,154 GSF

LEVEL 2   4,305 GSF

LEVEL 3   4,305 GSF

   TOTAL   10,764 GSF (1.95 FAR)

RESIDENTIAL AREA 9,108 NSF

   EFFICIENCY  85%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

CORNER STANDARD LOT - OPTION 2
100% RESIDENTIAL DEVELOPMENT MINIMUM RESIDENTIAL DENSITY
7 RESIDENTIAL UNITS REQUIRED

UNIT
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SITE SUMMARY

LOT AREA  5,500 SF

MAX ALLOWABLE AREA 12,375 SF (2.25 FAR)

PARKING  3 STALLS

UNITS   11 UNITS 

AREA SUMMARY   

LEVEL 1   3,352 GSF

LEVEL 2   4,500 GSF

LEVEL 3   4,500 GSF

   TOTAL   12,352 GSF (2.25 FAR)

RESIDENTIAL AREA 9,350 NSF

   EFFICIENCY  76%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

CORNER STANDARD LOT - OPTION 3
100% RESIDENTIAL DEVELOPMENT: HIGH DENSITY
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SITE SUMMARY

LOT AREA  8,250 SF

MAX ALLOWABLE AREA 18,562.5 SF (2.25 FAR)

PARKING  6 STALLS

UNITS   6 UNITS 

AREA SUMMARY   

LEVEL 1   5,360 GSF

LEVEL 2   6,130 GSF

LEVEL 3   6,130 GSF

   TOTAL   17,620 GSF (2.14 FAR)

RESIDENTIAL AREA 11,385 NSF

COMMERICIAL AREA 3,033 NSF

   % GROUND FLR. 57%

   % TOTAL GSF  17%

TOTAL NET SQ. FT. 14,418 NSF

   EFFICIENCY  82%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

INTERIOR LONG LOT - OPTION 1
MIXED USE ≤30% COMMERCIAL MINIMUM RESIDENTIAL DENSITY

LEGEND

        COMMERCIAL

       RESIDENTIAL COMMUNITY HOUSING

       RESIDENTIAL UNIT <750

       RESIDENTIAL UNIT 751 - 2000 SF
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SITE SUMMARY

LOT AREA  8,250 SF

MAX ALLOWABLE AREA 18,562.5 SF (2.25 FAR)

PARKING  6 STALLS

UNITS   11 UNITS 

AREA SUMMARY   

LEVEL 1   5,360 GSF

LEVEL 2   6,130 GSF

LEVEL 3   6,130 GSF

   TOTAL   17,620 GSF (2.14 FAR)

RESIDENTIAL AREA 13,500 NSF

   EFFICIENCY  77%

INTERIOR LONG LOT - OPTION 2
100% RESIDENTIAL DEVELOPMENT MINIMUM RESIDENTIAL DENSITY

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN

11 RESIDENTIAL UNITS REQUIRED
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SITE SUMMARY

LOT AREA  8,250 SF

MAX ALLOWABLE AREA 18,562.5 SF (2.25 FAR)

PARKING  6 STALLS

UNITS   11 UNITS 

AREA SUMMARY   

LEVEL 1   6,209 GSF

LEVEL 2   6,176 GSF

LEVEL 3   6,176 GSF

   TOTAL   18,561 GSF (2.25 FAR)

RESIDENTIAL AREA 12,251 NSF

   EFFICIENCY  66%

LEVEL 1 FLOOR PLAN LEVEL 3 FLOOR PLANLEVEL 2 FLOOR PLAN
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Draft Ketchum Commercial Demand Model June 21, 2023

Full-Time Resident Total Personal Income

Description 2021 2030 Total Ann. # Ann. %

Ketchum
Population 3,448 3,942 494 55 1.5%
Per Capita Income $52,287 $52,287
Total Personal Income (000s) $180,286 $206,137

Source: US Census ACS; Economic & Planning Systems

2021-2030

Page 2
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Draft Ketchum Commercial Demand Model June 21, 2023

Second Homeowner Spending Estimate

Second Homeowner Estimates Factor Source

Second home units 2,000 2020 Census, 2021 ACS 5-Yr Estimates

Second homeowner income $200,000 90th percentile of Ketchum household income distribution

Total Second Homeowner Expenditure Potential ($000s) $400,000

2030 Second Homeowner Expenditure Potential ($000s) $508,335
Ann. Increase 2.7%
2030 units 2,542

Source: US Census; Economic & Planning Systems

Page 3
241



Draft Ketchum Commercial Demand Model June 21, 2023

Overnight Visitor Spending Estimate

Hotel Estimates Factor Source

Visitation Assumptions
Room Nights Available 292,634 Visit Sun Valley/Inntopia (seasonal average)
Room Nights Sold 117,054 Visit Sun Valley/Inntopia (seasonal average)
Average Rooms per Party 1.0 EPS Estimate
Average Length of Stay 3 nights Visit Sun Valley/Inntopia (seasonal average)
Annual Visitors (parties) 39,018

Daily Expenditure Assumptions
Food/Drink $229 Visit Sun Valley/RRC
Retail $70 Visit Sun Valley/RRC
Recreation/Entertainment $129 EPS Estimate
Total $428

Per Trip Expenditure Assumptions 3.7 days/trip
Food/Drink $847 Visit Sun Valley/RRC
Retail $259 Visit Sun Valley/RRC
Recreation/Entertainment $477 EPS Estimate
Total $1,584

Annual Spending
Food/Drink $33,059,859 EPS Estimate
Retail $10,105,634 EPS Estimate
Recreation/Entertainment $18,623,239 EPS Estimate
Total $61,788,732

Source: Visit Sun Valley; Economic & Planning Systems
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Draft Ketchum Commercial Demand Model June 21, 2023

Full-Time Resident Expenditure Potential

Ketchum Ketchum
Retail Sales 2021 2030

Store Type % TPI (2017) ($000s) ($000s)

Total Personal Income (TPI) 100% $180,286 $206,137

Convenience Goods
Supermarkets and Other Grocery Stores 6.3% $11,415 $13,052
Convenience Stores (incl. Gas Stations) 2.7% $4,825 $5,517
Beer, Wine, & Liquor Stores1 1.3% $2,344 $2,680
Health and Personal Care 2.0% $3,564 $4,075
Total Convenience Goods 12.3% $22,148 $25,324

Shopper's Goods
General Merchandise

Department Stores 0.8% $1,363 $1,558
Warehouse Clubs & Supercenters, other GM 9.3% $16,757 $19,160
Subtotal 10.1% $18,120 $20,718

Other Shopper's Goods
Clothing & Accessories 1.5% $2,632 $3,010
Furniture & Home Furnishings 1.3% $2,388 $2,731
Electronics & Appliances 0.8% $1,440 $1,647
Sporting Goods, Hobby, Book, & Music Stores 1.3% $2,295 $2,624
Miscellaneous Retail 1.1% $1,945 $2,224
Subtotal 7.1% $12,800 $14,636

Total Shopper's Goods 17.2% $30,920 $35,354

Eating and Drinking 5.8% $10,490 $11,994

Building Material & Garden 3.2% $5,769 $6,596

Total Retail Goods 38.5% $69,328 $79,269

1Beer, Wine, and Liquore Store spending percentage increased to mirror neighboring states and reflect local conditions
Source: 2017 Census of Retail Trade; US Census ACS 2021 5-Year Estimates; Economic & Planning Systems
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Draft Ketchum Commercial Demand Model June 21, 2023

Second Homeowner Expenditure Potential

Second Homeowners Second Homeowners
Retail Sales 2021 2030

Store Type % TPI (2017) ($000s) ($000s)

Total Personal Income (TPI) 100% $400,000 $508,335

Convenience Goods
Supermarkets and Other Grocery Stores 6.3% 25% $6,332 $8,047
Convenience Stores (incl. Gas Stations) 2.7% 25% $2,676 $3,401
Beer, Wine, & Liquor Stores1 1.3% 25% $1,300 $1,652
Health and Personal Care 2.0% 25% $1,977 $2,512
Total Convenience Goods 12.3% $12,285 $15,612

Shopper's Goods
General Merchandise

Department Stores 0.8% 25% $756 $960
Warehouse Clubs & Supercenters, other GM 9.3% 25% $9,295 $11,812
Subtotal 10.1% $10,051 $12,773

Other Shopper's Goods
Clothing & Accessories 1.5% 50% $2,920 $3,711
Furniture & Home Furnishings 1.3% 50% $2,650 $3,367
Electronics & Appliances 0.8% 50% $1,598 $2,031
Sporting Goods, Hobby, Book, & Music Stores 1.3% 50% $2,546 $3,235
Miscellaneous Retail 1.1% 50% $2,158 $2,742
Subtotal 7.1% $11,871 $15,086

Total Shopper's Goods 17.2% 25% $17,151 $21,796

Eating and Drinking 5.8% 25% $5,819 $7,395

Building Material & Garden 3.2% 25% $3,200 $4,067

Total Retail Goods 38.5% $38,454 $48,869

1Beer, Wine, and Liquore Store spending percentage increased to mirror neighboring states and reflect local conditions
Source: 2017 Census of Retail Trade; Economic & Planning Systems

% of 
Expenditures 

Factor
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Draft Ketchum Commercial Demand Model June 21, 2023

Expenditure Potential - All Groups

Retail Sales Residents Second Homeowners Visitors Sales/Sq.Ft. Supportable Sq. Ft.
Store Type Claritas Data ($000s) 2021 Based on Sales

Total Personal Income (TPI)

Convenience Goods
Supermarkets and Other Grocery Stores $6,001 $11,415 $6,332 $480 12,502
Convenience Stores (incl. Gas Stations) $1,265 $4,825 $2,676 $400 3,163
Beer, Wine, & Liquor Stores $4,093 $2,344 $1,300 $360 11,369
Health and Personal Care $9,128 $3,564 $1,977 $480 19,017
Total Convenience Goods $20,487 $22,148 $12,285 $3,335 46,051

Shopper's Goods
General Merchandise

Department Stores $634 $1,363 $756
Warehouse Clubs & Supercenters, other GM $6,831 $16,757 $9,295
Subtotal $7,465 $18,120 $10,051 $300 24,883

Other Shopper's Goods
Clothing & Accessories $15,853 $2,632 $2,920 $300 52,842
Furniture & Home Furnishings $13,607 $2,388 $2,650 $300 45,357
Electronics & Appliances $9,400 $1,440 $1,598 $480 19,583
Sporting Goods, Hobby, Book, & Music Stores $19,555 $2,295 $2,546 $18,623 $300 65,183
Miscellaneous Retail $16,804 $1,945 $2,158 $300 56,013
Subtotal $75,219 $12,800 $11,871 $6,771 238,979

Total Shopper's Goods $82,684 $30,920 $17,151

Eating and Drinking $34,283 $10,490 $5,819 $33,060 $360 95,231

Building Material & Garden $9,163 $5,769 $3,200 $360 25,453

Total Retail Goods $146,617 $69,328 $38,454 $61,789 430,596

Source: Claritas; 2017 Census of Retail Trade; Economic & Planning Systems

Expenditure Potential
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Draft Ketchum Commercial Demand Model June 21, 2023

Sales Flow - Capture and Leakage

Resident Second Homeowner Overnight Visitor

Actual Sales

Exp. Potential Ex. Pot. 
Capture 

Rate

Sales 
Capture 

Rate Est. Sales

Exp. Potential Ex. Pot. 
Capture 

Rate

Sales 
Capture 

Rate Est. Sales

Exp. Potential
Ex. Pot. 

Capture Rate

Sales 
Capture 

Rate Est. Sales

Sales 
Capture 

Rate Est. Sales

Sales 
Capture 

Rate Est. Sales
Store Type Claritas Data ($000s) 2021 ($000s) % of Total % of Total ($000s) 2021 ($000s) % of Total % of Total ($000s) 2021 ($000s) % of Total % of Total ($000s) % of Total ($000s) % of Total ($000s)

Total Personal Income (TPI)

Convenience Goods
Supermarkets and Other Grocery Stores $6,001 $11,415 25% 48% $2,854 $6,332 40% 42% $2,533 90% $5,387 10% $614
Convenience Stores (incl. Gas Stations) $1,265 $4,825 10% 38% $483 $2,676 25% 53% $669 91% $1,152 9% $113
Beer, Wine, & Liquor Stores $4,093 $2,344 90% 52% $2,109 $1,300 90% 29% $1,170 80% $3,279 20% $814
Health and Personal Care $9,128 $3,564 80% 31% $2,851 $1,977 90% 19% $1,779 51% $4,630 49% $4,498
Total Convenience Goods $20,487 $22,148 37% 40% $8,297 $12,285 50% 30% $6,151 $3,335 90% 15% $3,001 85% $17,449 15% $3,038

Shopper's Goods
General Merchandise

Department Stores $634 $1,363 25% 54% $341 $756 25% 30% $189 84% $530 16% $104
Warehouse Clubs & Supercenters, other GM $6,831 $16,757 25% 61% $4,189 $9,295 25% 34% $2,324 95% $6,513 5% $318
Subtotal $7,465 $18,120 25% 61% $4,530 $10,051 25% 34% $2,513 94% $7,043 6% $422

Other Shopper's Goods
Clothing & Accessories $15,853 $2,632 75% 12% $1,974 $2,920 90% 17% $2,628 29% $4,602 71% $11,250
Furniture & Home Furnishings $13,607 $2,388 75% 13% $1,791 $2,650 90% 18% $2,385 31% $4,176 69% $9,431
Electronics & Appliances $9,400 $1,440 80% 12% $1,152 $1,598 90% 15% $1,438 28% $2,590 72% $6,810
Sporting Goods, Hobby, Book, & Music Stores $19,555 $2,295 75% 9% $1,721 $2,546 90% 12% $2,291 $18,623 50% 48% $9,312 68% $13,324 32% $6,231
Miscellaneous Retail $16,804 $1,945 90% 10% $1,751 $2,158 90% 12% $1,942 22% $3,693 78% $13,111
Subtotal $75,219 $12,800 66% 11% $8,390 $11,871 90% 14% $10,684 $6,771 90% 8% $6,094 46% $34,479 54% $40,740

Total Shopper's Goods $82,684 $30,920 42% 16% $12,920 $17,151 77% 16% $13,197 50% $41,522 50% $41,162

Eating and Drinking $34,283 $10,490 65% 20% $6,819 $5,819 65% 11% $3,782 $33,060 60% 58% $19,836 89% $30,437 11% $3,846

Building Material & Garden $9,163 $5,769 60% 38% $3,461 $3,200 60% 21% $1,920 59% $5,381 41% $3,782

Total Retail Goods $146,617 $69,328 45% 21% $31,496 $38,454 65% 17% $25,050 $61,789 62% 26% $38,243 65% $94,789 35% $51,828

Source: Claritas; 2017 Census of Retail Trade; Economic & Planning Systems

Resident Capture Second Homeowner Capture Overnight Visitor Capture Inflow to KetchumKetchum Capture
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Draft Ketchum Commercial Demand Model June 21, 2023

Supportable Square Feet - Current Spending and Capture of Leakage

Avg. Sales

Description per Sq. Ft.
Estimated 

Sales ($000s)
Supportable. 

Sq. Ft. Leakage
Capture 

Rate
Supportable 

Sq. Ft. Leakage
Capture 

Rate
Supportable 

Sq. Ft. Exp. Pot. Capture Rate
Supportable 

Sq. Ft.

Convenience Goods
Supermarkets and Other Grocery Stores $480 $5,387 11,222 $8,562 50% 8,918 $3,799 50% 3,957
Convenience Stores (incl. Gas Stations) $400 $1,152 2,879 $4,343 50% 5,428 $2,007 50% 2,509
Beer, Wine, & Liquor Stores $360 $3,279 9,109 $234 50% 326 $130 50% 181
Health and Personal Care $480 $4,630 9,646 $713 50% 742 $198 50% 206
Total Convenience Goods $430 32,856 $13,851 15,415 $6,134 6,853 $333 75% 582

Shopper's Goods
General Merchandise $300 $7,043 23,476 $13,590 10% 4,530 $7,538 10% 2,513

Other Shopper's Goods
Clothing & Accessories $300 $4,602 15,342 $658 25% 548 $292 25% 243
Furniture & Home Furnishings $300 $4,176 13,920 $597 25% 498 $265 25% 221
Electronics & Appliances $480 $2,590 5,396 $288 25% 150 $160 25% 83
Sporting Goods, Hobby, Book, & Music Stores $300 $13,324 44,413 $574 50% 956 $255 50% 424 $9,312 25% 7,760
Miscellaneous Retail $300 $3,693 12,309 $195 25% 162 $216 25% 180
Subtotal - Other Shoppers' Goods $336 91,380 $2,311 2,314 $1,187 1,151 $677 50% 1,008

Total Shopper's Goods $15,901 6,844 $8,725 3,664

Eating and Drinking $360 $30,437 84,546 $3,672 25% 2,550 $2,037 25% 1,414 $13,224 25% 9,183

Building Material & Garden $360 $5,381 14,949 $2,308 10% 641 $1,280 10% 356

Total Retail Goods 247,206 $35,732 25,450 18,176 12,287 $23,546 18,532

Source: Economic & Planning Systems

Current Residents Second Homeowners Overnight VisitorsCurrent Supportable Sq. Ft.
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Draft Ketchum Commercial Demand Model June 21, 2023

Supportable Square Feet - Spending Growth

Resident Second Homeowner Total Total
Exp. Potential Ex. Pot. 

Capture Rate Est. Sales
Exp. Potential Ex. Pot. 

Capture Rate Est. Sales
Est. Sales Sq. Ft.

Store Type 2030 Growth ($000s) % of Total ($000s) 2030 Growth ($000s) % of Total ($000s) 2030 Growth ($000s) 2030 Growth

Total Personal Income (TPI)

Convenience Goods
Supermarkets and Other Grocery Stores $480 $1,637 40% $655 $1,715 50% $857 $1,512 3,150
Convenience Stores (incl. Gas Stations) $400 $692 25% $173 $725 25% $181 $354 885
Beer, Wine, & Liquor Stores $360 $336 90% $302 $352 90% $317 $619 1,720
Health and Personal Care $480 $511 80% $409 $535 90% $482 $891 1,855
Total Convenience Goods $3,176 48% $1,539 $3,327 55% $1,837 $3,376 7,612

Shopper's Goods
General Merchandise

Department Stores $195 25% $49 $205 25% $51 $100
Warehouse Clubs & Supercenters, other GM $2,403 25% $601 $2,517 25% $629 $1,230
Subtotal $300 $2,598 25% $650 $2,722 25% $681 $1,330 4,434

Other Shopper's Goods
Clothing & Accessories $300 $377 75% $283 $791 90% $712 $995 3,316
Furniture & Home Furnishings $300 $342 75% $257 $718 90% $646 $903 3,009
Electronics & Appliances $480 $207 80% $165 $433 90% $389 $555 1,156
Sporting Goods, Hobby, Book, & Music Stores $300 $329 75% $247 $689 90% $621 $867 2,891
Miscellaneous Retail $300 $279 90% $251 $584 90% $526 $777 2,590
Subtotal $1,835 66% $1,203 $3,215 90% $2,894 $4,097 12,962

Total Shopper's Goods $4,434 42% $1,853 $4,645 77% $3,574 $5,427 17,396

Eating and Drinking $360 $1,504 65% $978 $1,576 65% $1,024 $2,002 5,561

Building Material & Garden $360 $827 50% $414 $867 50% $433 $847 2,353

Total Retail Goods $9,941 48% $4,783 $10,415 66% $6,869 $11,652 32,921

Source: 2017 Census of Retail Trade; Economic & Planning Systems

Sales per 
Square 

Foot

Resident Capture Second Homeowner Capture

Page 10
248



Draft Ketchum Commercial Demand Analysis June 21, 2023

Detailed Employment Classification

Description
Current 

Employment
Future 

Employment Office Industrial
Retail Trade / 
Commercial

Accom. and Food 
Services Institutional Total

Employees with No 
Space Demand

2022 2030

Agriculture, Forestry, Fishing and Hunting 109 130 0.0% 25.0% 0.0% 0.0% 0.0% 25.0% 75.0%
Mining, Quarrying, and Oil and Gas Extraction 26 22 0.0% 25.0% 0.0% 0.0% 0.0% 25.0% 75.0%
Utilities 32 33 10.0% 50.0% 0.0% 0.0% 0.0% 60.0% 40.0%
Construction 2,441 2,764 10.0% 30.0% 0.0% 0.0% 0.0% 40.0% 60.0%
Manufacturing 377 414 0.0% 75.0% 0.0% 0.0% 0.0% 75.0% 25.0%
Wholesale Trade 206 232 0.0% 75.0% 0.0% 0.0% 0.0% 75.0% 25.0%
Retail Trade 1,548 1,589 0.0% 0.0% 90.0% 0.0% 0.0% 90.0% 10.0%
Transportation and Warehousing 265 283 0.0% 50.0% 0.0% 0.0% 0.0% 50.0% 50.0%
Information 243 262 40.0% 10.0% 10.0% 0.0% 0.0% 60.0% 40.0%
Finance and Insurance 308 318 60.0% 0.0% 20.0% 0.0% 0.0% 80.0% 20.0%
Real Estate and Rental and Leasing 378 417 30.0% 0.0% 20.0% 0.0% 0.0% 50.0% 50.0%
Professional, Scientific, and Technical Services 814 860 50.0% 15.0% 15.0% 0.0% 0.0% 80.0% 20.0%
Management of Companies and Enterprises 52 57 50.0% 0.0% 0.0% 0.0% 0.0% 50.0% 50.0%
Administrative and Support and Waste Management and Reme  771 835 50.0% 20.0% 10.0% 0.0% 0.0% 80.0% 20.0%
Education Services 1,042 1,153 20.0% 0.0% 10.0% 0.0% 60.0% 90.0% 10.0%
Health Care and Social Assistance 968 1,091 30.0% 0.0% 0.0% 0.0% 60.0% 90.0% 10.0%
Arts, Entertainment, and Recreation 477 562 10.0% 20.0% 20.0% 0.0% 0.0% 50.0% 50.0%
Accomodation and Food Services 2,586 2,807 0.0% 0.0% 0.0% 80.0% 0.0% 80.0% 20.0%
Other Services (except Public Administration) 560 634 25.0% 25.0% 25.0% 0.0% 0.0% 75.0% 25.0%
Public Administration 597 697 30.0% 10.0% 0.0% 0.0% 50.0% 90.0% 10.0%
Proprietors 7,957 8,741 25.0% 0.0% 0.0% 0.0% 0.0% 25.0% 75.0%

Source: BEA; Idaho Dept of Labor; Economic & Planning Systems

Blaine County
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Draft Ketchum Commercial Demand Analysis June 21, 2023

Employees by Space Type

Description 2022 2030 Office Industrial
Retail Trade / 
Commercial

Accom. and 
Food Services Institutional Office Industrial

Retail Trade / 
Commercial

Accom. and 
Food Services Institutional

Agriculture, Forestry, Fishing and Hunting 109 130 0 27 0 0 0 0 32 0 0 0
Mining, Quarrying, and Oil and Gas Extraction 26 22 0 7 0 0 0 0 5 0 0 0
Utilities 32 33 3 16 0 0 0 3 17 0 0 0
Construction 2,441 2,764 244 732 0 0 0 276 829 0 0 0
Manufacturing 377 414 0 283 0 0 0 0 310 0 0 0
Wholesale Trade 206 232 0 155 0 0 0 0 174 0 0 0
Retail Trade 1,548 1,589 0 0 1,393 0 0 0 0 1,430 0 0
Transportation and Warehousing 265 283 0 133 0 0 0 0 142 0 0 0
Information 243 262 97 24 24 0 0 105 26 26 0 0
Finance and Insurance 308 318 185 0 62 0 0 191 0 64 0 0
Real Estate and Rental and Leasing 378 417 113 0 76 0 0 125 0 83 0 0
Professional, Scientific, and Technical Services 814 860 407 122 122 0 0 430 129 129 0 0
Management of Companies and Enterprises 52 57 26 0 0 0 0 28 0 0 0 0
Administrative and Support and Waste Management and Remediation Services 771 835 386 154 77 0 0 417 167 83 0 0
Education Services 1,042 1,153 208 0 104 0 625 231 0 115 0 692
Health Care and Social Assistance 968 1,091 290 0 0 0 581 327 0 0 0 655
Arts, Entertainment, and Recreation 477 562 48 95 95 0 0 56 112 112 0 0
Accomodation and Food Services 2,586 2,807 0 0 0 2,069 0 0 0 0 2,246 0
Other Services (except Public Administration) 560 634 140 140 140 0 0 158 158 158 0 0
Public Administration 597 697 179 60 0 0 299 209 70 0 0 349
Proprietors 7,957 8,741 1,989 0 0 0 0 2,185 0 0 0 0

Total 4,316 1,948 2,094 2,069 1,505 4,743 2,172 2,202 2,246 1,695

Source: BEA; Idaho Dept of Labor; Economic & Planning Systems

Blaine County Employment 2022 Employees by Type 2030 Employment by Type
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Blaine County and Ketchum Employment Space Demand (Sq.Ft.)

Description 2022 2030 Total Ann. # Ann. %

Blaine County
Building Square Feet 

per Employee
Office 150 647,408 711,521 64,113 8,014 1.2%
Industrial 250 486,875 543,114 56,239 7,030 1.4%
Total 1,134,283 1,254,635 120,352 15,044 1.3%

Ketchum City Capture
Office 49% 318,036 349,532 31,495 3,937 1.2%
Industrial 24% 114,914 128,188 13,274 1,659 1.4%
Total 432,950 477,720 44,769 5,596

Source: CoStar; Economic & Planning Systems

2022-2030
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Ketchum Infill Feasibility Model
6/21/2023

Table 1
Project Summary and Key Assumptions
Feasibility Model: Ketchum Ordinance 1234 - Interior Stand Option 1

Option Option 1 Option 2 Option 3 Option 4

Description

Interior Standard Lot - 
Mixed-Use < 30% 

Commercial Minimum 
Residential Density

Interior Standard Lot- 
100% Residential 
Minimum Density

Interior Standard Lot-100% 
Residential High Denisty 

Option 2 iteration

Zoning Description Mixed-Use Mixed-Use Mixed-Use Mixed-Use

Stories 3-Story 3-Story 3-Story 3-Story

Parking Tuck Under / Surface Tuck Under / Surface Tuck Under / Surface Tuck Under / Surface

LOT AREA
Front (Feet) 55 55 55 55
Side (Feet) 100 100 100 100
Total Area (sf) 5,500 5,500 5,500 5,500
Total Area (ac) 0.13 0.13 0.13 0.13

Commercial

Gross Building Area
Ground Level 2,862 0 0 0
Floor 2 0 0 0 0
Floor 3 0 0 0 0
Total 2,862 0 0 0

Efficiency Factor 57% 0% 0% 0%

Net Leasable Area
Ground Level 1,624 0 0 0
Floor 2 0 0 0 0
Floor 3 0 0 0 0
Total 1,624 0 0 0

Average Rental Rate (NNN) $42.0 $42.0 $42.0 $42.0

MULTIFAMILY

Gross Building Area
Ground Level 0 2,471 3,953 2,471
Floor 2 4,756 4,506 4,180 4,163
Floor 3 3,100 4,506 4,180 3,938
Total 7,856 11,483 12,313 10,571

Efficiency Factor 95.5% 83.7% 73.8% 83.4%

Net Leasable Area
Ground Level 0 1,317 1,840 1,317
Floor 2 4,500 3,998 3,625 3,750
Floor 3 3,000 4,299 3,625 3,750
Total 7,500 9,614 9,090 8,817

Units
Penthouse 2 1 0 2
Condo 1 4 11 3
Market Rate Rental 0 0 0 0
Community Housing 1 2 2 2
Total 4 7 13 7

Average Unit Size
Penthouse 3,000 3,000 0 3,000
Condo 750 1,434 738 646
Market Rate Rental 0 0 0 0
Community Housing 750 439 485 439
Community Housing Requirement 887 1,017 1,158 1,017
Fee in Lieu Square Feet 137 139 188 139

Rates/Prices
For-Sale (Price per SF)

Penthouse $2,000 $2,000 $2,000 $2,000
Condo $1,250 $1,250 $1,250 $1,250

For-Rent (Rent per SF)
Market Rate $4.00 $4.00 $4.00 $4.00
Community Housing $1.68 $2.68 $2.43 $2.68

PARKING
Parking Summary

Surface 2 3 5 3
Tuck Under 2 2 0 2
Podium 0 0 0 0
Underground Parking 0 0 0 0
Total 4 5 5 5
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Ketchum Infill Feasibility Model
6/21/2023

Table 1
Project Summary and Key Assumptions
Feasibility Model: Ketchum Ordinance 1234 - Interior Stand Option 1

Option Option 1 Option 2 Option 3 Option 4

PROJECT COSTS
Hard Costs

Land Cost per land sf $235 $235 $235 $235
Site Costs per land sf $15 $15 $15 $15
Surface Parking Costs per space $3,500 $3,500 $3,500 $3,500
Tuck Under Cost per space $5,000 $5,000 $5,000 $5,000
Building Cost - Podium per sf $80 $80 $80 $80
Building Cost - Underground Parking per sf $450 $450 $450 $450
Building Cost - Multifamily per sf $850 $850 $850 $850
Building Cost - Commercial per sf $650 $650 $650 $650

PROJECT RETURN AND GAP
PROJECT COST

Total Cost $11,775,874 $12,334,272 $12,626,972 $11,406,748
Per GBA $1,099 $1,165 $1,164 $1,179
Per Unit $2,943,968 $1,762,039 $971,306 $1,629,535

STATIC EVALUATION
Return on Cost

Total Project Value $14,096,788 $13,284,264 $10,860,067 $14,487,864
Total Project Cost $11,775,874 $12,334,272 $12,626,972 $11,406,748
Project Return $2,320,914 $949,992 -$1,766,905 $3,081,116
Return on Cost 19.7% 7.7% -14.0% 27.0%
Target 12%-15% 12%-15% 12%-15% 12%-15%

TIME SERIES
Return on Cost
Project IRR

Hurdle Rate 9.15% 8.77% 8.77% 8.77%
Actual Rate 11.53% 5.5% -4.0% 16.88%
Gap/Surplus (NPV) $509,535 -$589,288 -$2,949,023 $1,312,679
% of Total 4.3% -4.8% -23.4% 11.5%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Summary
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Ketchum Infill Feasibility Model
6/21/2023

Table 2
Development Costs
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Option: Option 1 Option 2 Option 3 Option 4

PROGRAM
Site Area 5,500                      5,500                      5,500                      5,500                      

Multifamily Gross Area
Ground Level -                         1,573                      2,492                      1,579                      
Floor 2 4,756                      4,506                      4,180                      4,163                      
Floor 3 3,100                      4,506                      4,180                      3,938                      

Multifamily Units 4                             7                             13                           7                             

Commercial Gross Area
Ground Level 2,862                      -                         -                         -                         
Floor 2 -                         -                         -                         -                         
Floor 3 -                         -                         -                         -                         

Building Gross Area
Ground Level 2,862                      1,573                      2,492                      1,579                      
Floor 2 4,756                      4,506                      4,180                      4,163                      
Floor 3 3,100                      4,506                      4,180                      3,938                      

Parking
Surface Spaces 2                             3                             5                             3                             
Tuck Under Spaces 2                             2                             -                         2                             
Podium Area (sf) -                         -                         -                         -                         
Underground Parking Area (sf) -                         -                         -                         -                         

PROJECT COSTS
Acquisition and Site 1,375,000$            1,375,000$            1,375,000$            1,375,000$            

Acquisition Cost 1,292,500$            1,292,500$            1,292,500$            1,292,500$            
General Site Costs 82,500$                 82,500$                 82,500$                 82,500$                 

Land Cost per Unit $323,125 $184,643 $99,423 $184,643

Hard Costs 8,554,900$            9,017,776$            9,242,040$            8,247,647$            
Surface Parking Costs $3,500 per space 7,000$                   10,500$                 17,500$                 10,500$                 
Tuck Under Cost $5,000 per space 10,000$                 10,000$                 -$                       10,000$                 
Building Cost - Podium $80 per sf -$                       -$                       -$                       -$                       
Building Cost - Underground Parking $450 per sf -$                       -$                       -$                       -$                       
Building Cost - Multifamily $850 per sf 6,677,600$            8,997,276$            9,224,540$            8,227,147$            
Building Cost - Commercial $650 per sf 1,860,300$            -$                       -$                       -$                       

Soft Costs 1,845,974$            1,941,497$            2,009,932$            1,784,102$            
Design and Architecture 5.0% % of HC 427,745$               450,889$               462,102$               412,382$               
Building Permits and Use Tax 5.0% % of HC 427,745$               450,889$               462,102$               412,382$               
FF&E, Taxes, Insurance & Project Marketing 7.5% % of HC 641,618$               676,333$               693,153$               618,573$               
Community Housing Fee in Lieu $450 per sf of CH 61,650$                 62,550$                 84,600$                 62,550$                 
Developer Fee 2.5% % of Total Cost 287,216$               300,836$               307,975$               278,213$               

% of Hard Costs 21.6% 21.5% 21.7% 21.6%

TOTAL CONSTRUCTION COST 10,400,874$          10,959,272$          11,251,972$          10,031,748$          
TOTAL COST 11,775,874$          12,334,272$          12,626,972$          11,406,748$          

Per GBA $1,099 $1,165 $1,164 $1,179
Per Unit $2,943,968 $1,762,039 $971,306 $1,629,535

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Cost
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Ketchum Infill Feasibility Model
6/21/2023

Table 3
Hurdle Rates
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Description Option 1 Option 2 Option 3 Option 4

Multifamily 7,500 9,614 9,090 8,817
Commercial 1,624 0 0 0

Cap Rate
Multifamily 4.50% 4.50% 4.50% 4.50%
Commercial 6.50% 6.50% 6.50% 6.50%
Average 4.86% 4.50% 4.50% 4.50%

Discount Rate
Multifamily 6.00% 6.00% 6.00% 6.00%
Commercial 8.00% 8.00% 8.00% 8.00%
Average 6.36% 6.00% 6.00% 6.00%

Debt % 65.0% 65.0% 65.0% 65.0%
Equity % 35.0% 35.0% 35.0% 35.0%

Debt Rate 6.0% 6.0% 6.0% 6.0%
Equity Rate 15.0% 13.9% 13.9% 13.9%
Average 9.15% 8.77% 8.77% 8.77%

Source: Economic & Planning Systems
Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Hurdle Rate
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 7,500 NRSF 12,620,000$           
For-Sale 3                   

Penthouse 2                   6,000 NRSF $2,000.00 per sf 12,000,000$           
Condo 1                   750 NRSF $1,250.00 per sf 937,500$                

Garage Spaces 4                   $50,000.00 per space 200,000$                

Sales Cost 4% % of income 172,500 per unit (517,500)$               

Rental 1                   15,150$                  
Market Rate Rental -               0 NRSF $4.00 per sf -$                        0.0% of PGI
Community Housing 1                   750 NRSF $1.68 per sf 15,150$                  18.1% of PGI

Other MF Income 120$                        0.1% of PGI
Storage Units 50% of units 1 units $0.0 per unit/mo -$                        0.0% of PGI
Parking Revenue 100% of units 1 units $0.0 per unit/mo -$                        0.0% of PGI
Trash Fee 100% of units 1 units $10.0 per unit/mo 120$                        0.1% of PGI
Admin Income 100% of units 1 units $0.0 per unit/yr -$                        0.0% of PGI

Commecial Income 68,208$                  81.7% of PGI
Ground Level 1,624 sf $42.0 per sf 68,208$                  81.7% of PGI
Floor 2 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                        0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 83,478$                  100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (763)$                      -0.9% of PGI
Less: Vacancy (Commercial) 7.0% per year (4,775)$                   -5.7% of PGI

EFFECTIVE GROSS INCOME (EGI) 77,939$                  93.4% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$    per unit/yr. Adjustment (2,899)$                   3.7% of EGI

Repairs & Maintenance 250.0$         per unit/yr. 1 units 100% % of total (250)$                      0.3% of EGI
Service Contracts 200.0$         per unit/yr. 1 units 100% % of total (200)$                      0.3% of EGI
Turnover Costs 199.0$         per unit/yr. 1 units 100% % of total (199)$                      0.3% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$      per unit/yr. 1 units 100% % of total (1,250)$                   1.6% of EGI
Administrative 250.0$         per unit/yr. 1 units 100% % of total (250)$                      0.3% of EGI
Leasing & Marketing 250.0$         per unit/yr. 1 units 100% % of total (250)$                      0.3% of EGI
Utilities 500.0$         per unit/yr. 1 units 100% % of total (500)$                      0.6% of EGI

Non-Variable Expenses Adjustment (3,028)$                   3.9% of EGI
Property Taxes 0.00% % of value $1,476,788 total val. 100% % of total -$                        0.0% of EGI
Insurance 300.0$         per unit/yr. 1 units 100% % of total (300)$                      0.4% of EGI
Management Fee 3.5% of EGI $77,939 EGI 100% % of total (2,728)$                   3.5% of EGI
DDA -               mill levy $0 total val. 0% % of total -$                        0.0% of EGI

100% % of total -$                        0.0% of EGI

TOTAL OPERATING EXPENSES (5,927)$                   7.6% of EGI

Replacement Reserves Adjustment (300)$                      0.4% of EGI
Replacement Reserves 300.0$         per unit/yr. 1 units 100% % of total (300)$                      0.4% of EGI

TOTAL EXPENSES (6,227)$                   8.0% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 71,713$                  92.0% of EGI
Est. Rental Value 1,476,788$             4.9% Cap rate
Sale Revenue 12,620,000$           
Total Project Value 14,096,788$           
Total Project Cost 11,775,874$           
Project Return 2,320,914$             

Return on Cost 19.71%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Operating-1
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0% 0%

Construction Cost -$11,775,874 -$5,569,098 -$6,206,776 $0 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0 $0
Hard Costs $8,554,900 0.0% -$8,554,900 -$2,994,215 -$5,560,685 $0 $0 $0 $0
Soft Costs $1,845,974 0.0% -$1,845,974 -$1,199,883 -$646,091 $0 $0 $0 $0

Total Construction Costs -$11,775,874 -$5,569,098 -$6,206,776 $0 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100% 100%
Residential Sales 0% 25% 50% 25% 0% 0%
Commercial Income 0% 0% 50% 100% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100% 100%

Revenue (Effective Gross Income) $0 $0 $40,544 $82,710 $84,364 $86,051
Residential Rental Income $15,270 2.0% $0 $0 $7,943 $16,204 $16,528 $16,859
Commercial Income $68,208 2.0% $0 $0 $35,482 $72,383 $73,831 $75,307
Multifamily Vacancy 5.0% $0 $0 -$397 -$810 -$826 -$843
Commercial Vacancy 7.0% $0 $0 -$2,484 -$5,067 -$5,168 -$5,272

Operating Expenses $0 $0 -$3,239 -$6,608 -$6,740 -$6,875
Operating Expenditures -$6,227 2.0% $0 $0 -$3,239 -$6,608 -$6,740 -$6,875

Net Operating Income $0 $0 $37,305 $76,102 $77,624 $79,177

DISPOSITION REVENUE
Gross Revenue $14,973,701 $0 $3,284,375 $6,568,750 $3,284,375 $0 $0

Residential Sales $13,137,500 $13,137,500 $0 $3,284,375 $6,568,750 $3,284,375 $0 $0
Rental Asset Sales 4.86% cap rate Year 10 $1,836,201 $0 $0 $0 $0 $0 $0

Cost of Sale -$553,043 $0 -$131,375 -$262,750 -$131,375 $0 $0
Residential Sales 4.0% -$525,500 $0 -$131,375 -$262,750 -$131,375 $0 $0
Rental Asset Sales 1.5% -$27,543 $0 $0 $0 $0 $0 $0

Project Net Sale Revenue $14,420,658 $0 $3,153,000 $6,306,000 $3,153,000 $0 $0

PROJECT CASH FLOWS
Net Project Cash Flows $3,335,269 -$5,569,098 -$3,053,776 $6,343,305 $3,229,102 $77,624 $79,177

Construction Costs -$11,775,874 -$5,569,098 -$6,206,776 $0 $0 $0 $0
Net Operating Income $690,486 $0 $0 $37,305 $76,102 $77,624 $79,177
Project Disposition Income $14,420,658 $0 $3,153,000 $6,306,000 $3,153,000 $0 $0

Net Present Value 9.15% $509,535 -$5,569,098 -$2,797,779 $5,324,369 $2,483,193 $54,689 $51,107
Project IRR 11.53%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Time Series-1
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$11,775,874
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $8,554,900 0.0% -$8,554,900
Soft Costs $1,845,974 0.0% -$1,845,974

Total Construction Costs -$11,775,874

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $15,270 2.0%
Commercial Income $68,208 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$6,227 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $14,973,701

Residential Sales $13,137,500 $13,137,500
Rental Asset Sales 4.86% cap rate Year 10 $1,836,201

Cost of Sale -$553,043
Residential Sales 4.0% -$525,500
Rental Asset Sales 1.5% -$27,543

Project Net Sale Revenue $14,420,658

PROJECT CASH FLOWS
Net Project Cash Flows $3,335,269

Construction Costs -$11,775,874
Net Operating Income $690,486
Project Disposition Income $14,420,658

Net Present Value 9.15% $509,535
Project IRR 11.53%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-T

Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0%
0% 0% 0% 0% 0%
0% 0% 0% 0% 0%

$0 $0 $0 $0 $0
$0 $0 $0 $0 $0
$0 $0 $0 $0 $0
$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

100% 100% 100% 100% 100%
0% 0% 0% 0% 0%

100% 100% 100% 100% 100%
100% 100% 100% 100% 100%

$87,773 $89,528 $91,319 $93,145 $95,008
$17,196 $17,540 $17,891 $18,248 $18,613
$76,813 $78,350 $79,917 $81,515 $83,145

-$860 -$877 -$895 -$912 -$931
-$5,377 -$5,484 -$5,594 -$5,706 -$5,820

-$7,012 -$7,153 -$7,296 -$7,442 -$7,591
-$7,012 -$7,153 -$7,296 -$7,442 -$7,591

$80,760 $82,375 $84,023 $85,703 $87,417

$0 $0 $0 $0 $1,836,201
$0 $0 $0 $0 $0
$0 $0 $0 $0 $1,836,201

$0 $0 $0 $0 -$27,543
$0 $0 $0 $0 $0
$0 $0 $0 $0 -$27,543

$0 $0 $0 $0 $1,808,658

$80,760 $82,375 $84,023 $85,703 $1,896,075
$0 $0 $0 $0 $0

$80,760 $82,375 $84,023 $85,703 $87,417
$0 $0 $0 $0 $1,808,658

$47,759 $44,630 $41,707 $38,975 $789,984
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 9,614 NRSF 12,893,200$           
For-Sale 5                   

Penthouse 1                   3,000 NRSF $2,000.00 per sf 6,000,000$             
Condo 4                   5,736 NRSF $1,250.00 per sf 7,170,000$             

Garage Spaces 5                   $50,000.00 per space 250,000$                

Sales Cost 4% % of income 105,360 per unit (526,800)$               

Rental 2                   28,264$                  
Market Rate Rental -               0 NRSF $4.00 per sf -$                        0.0% of PGI
Community Housing 2                   878 NRSF $2.68 per sf 28,264$                  99.2% of PGI

Other MF Income 240$                        0.8% of PGI
Storage Units 50% of units 2 units $0.0 per unit/mo -$                        0.0% of PGI
Parking Revenue 100% of units 0 units $50.0 per unit/mo -$                        0.0% of PGI
Trash Fee 100% of units 2 units $10.0 per unit/mo 240$                        0.8% of PGI
Admin Income 100% of units 2 units $0.0 per unit/yr -$                        0.0% of PGI

Commecial Income -$                        0.0% of PGI
Ground Level 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 2 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                        0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 28,504$                  100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (1,425)$                   -5.0% of PGI
Less: Vacancy (Commercial) 7.0% per year -$                        0.0% of PGI

EFFECTIVE GROSS INCOME (EGI) 27,079$                  95.0% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$    per unit/yr. Adjustment (5,798)$                   21.4% of EGI

Repairs & Maintenance 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.8% of EGI
Service Contracts 200.0$         per unit/yr. 2 units 100% % of total (400)$                      1.5% of EGI
Turnover Costs 199.0$         per unit/yr. 2 units 100% % of total (398)$                      1.5% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$      per unit/yr. 2 units 100% % of total (2,500)$                   9.2% of EGI
Administrative 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.8% of EGI
Leasing & Marketing 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.8% of EGI
Utilities 500.0$         per unit/yr. 2 units 100% % of total (1,000)$                   3.7% of EGI

Non-Variable Expenses Adjustment (3,083)$                   11.4% of EGI
Property Taxes 0.39% % of value $391,064 total val. 100% % of total (1,535)$                   5.7% of EGI
Insurance 300.0$         per unit/yr. 2 units 100% % of total (600)$                      2.2% of EGI
Management Fee 3.5% of EGI $27,079 EGI 100% % of total (948)$                      3.5% of EGI
DDA -               mill levy $0 total val. 0% % of total -$                        0.0% of EGI

100% % of total -$                        0.0% of EGI

TOTAL OPERATING EXPENSES (8,881)$                   32.8% of EGI

Replacement Reserves Adjustment (600)$                      2.2% of EGI
Replacement Reserves 300.0$         per unit/yr. 2 units 100% % of total (600)$                      2.2% of EGI

TOTAL EXPENSES (9,481)$                   35.0% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 17,598$                  65.0% of EGI
Est. Rental Value 391,064$                4.5% Cap rate
Sale Revenue 12,893,200$           
Total Project Value 13,284,264$           
Total Project Cost 12,334,272$           
Project Return 949,992$                

Return on Cost 7.70%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Operating-2
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0%

Construction Cost -$12,334,272 -$5,793,194 -$6,541,078 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0
Hard Costs $9,017,776 0.0% -$9,017,776 -$3,156,221 -$5,861,554 $0 $0 $0
Soft Costs $1,941,497 0.0% -$1,941,497 -$1,261,973 -$679,524 $0 $0 $0

Total Construction Costs -$12,334,272 -$5,793,194 -$6,541,078 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100%
Residential Sales 0% 25% 50% 25% 0%
Commercial Income 0% 0% 50% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100%

Revenue (Effective Gross Income) $0 $0 $14,086 $28,736 $29,311
Residential Rental Income $28,504 2.0% $0 $0 $14,828 $30,249 $30,853
Commercial Income $0 2.0% $0 $0 $0 $0 $0
Multifamily Vacancy 5.0% $0 $0 -$741 -$1,512 -$1,543
Commercial Vacancy 7.0% $0 $0 $0 $0 $0

Operating Expenses $0 $0 -$4,932 -$10,061 -$10,262
Operating Expenditures -$9,481 2.0% $0 $0 -$4,932 -$10,061 -$10,262

Net Operating Income $0 $0 $9,154 $18,675 $19,049

DISPOSITION REVENUE
Gross Revenue $13,906,239 $0 $3,355,000 $6,710,000 $3,355,000 $0

Residential Sales $13,420,000 $13,420,000 $0 $3,355,000 $6,710,000 $3,355,000 $0
Rental Asset Sales 4.50% cap rate Year 10 $486,239 $0 $0 $0 $0 $0

Cost of Sale -$544,094 $0 -$134,200 -$268,400 -$134,200 $0
Residential Sales 4.0% -$536,800 $0 -$134,200 -$268,400 -$134,200 $0
Rental Asset Sales 1.5% -$7,294 $0 $0 $0 $0 $0

Project Net Sale Revenue $13,362,145 $0 $3,220,800 $6,441,600 $3,220,800 $0

PROJECT CASH FLOWS
Net Project Cash Flows $1,197,315 -$5,793,194 -$3,320,278 $6,450,754 $3,239,475 $19,049

Construction Costs -$12,334,272 -$5,793,194 -$6,541,078 $0 $0 $0
Net Operating Income $169,441 $0 $0 $9,154 $18,675 $19,049
Project Disposition Income $13,362,145 $0 $3,220,800 $6,441,600 $3,220,800 $0

Net Present Value 8.77% -$589,288 -$5,793,194 -$3,052,704 $5,452,945 $2,517,709 $13,611
Project IRR 5.46%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Time Series-2
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$12,334,272
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $9,017,776 0.0% -$9,017,776
Soft Costs $1,941,497 0.0% -$1,941,497

Total Construction Costs -$12,334,272

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $28,504 2.0%
Commercial Income $0 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$9,481 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $13,906,239

Residential Sales $13,420,000 $13,420,000
Rental Asset Sales 4.50% cap rate Year 10 $486,239

Cost of Sale -$544,094
Residential Sales 4.0% -$536,800
Rental Asset Sales 1.5% -$7,294

Project Net Sale Revenue $13,362,145

PROJECT CASH FLOWS
Net Project Cash Flows $1,197,315

Construction Costs -$12,334,272
Net Operating Income $169,441
Project Disposition Income $13,362,145

Net Present Value 8.77% -$589,288
Project IRR 5.46%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-T

Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%

$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0

100% 100% 100% 100% 100% 100%
0% 0% 0% 0% 0% 0%

100% 100% 100% 100% 100% 100%
100% 100% 100% 100% 100% 100%

$29,897 $30,495 $31,105 $31,727 $32,361 $33,009
$31,471 $32,100 $32,742 $33,397 $34,065 $34,746

$0 $0 $0 $0 $0 $0
-$1,574 -$1,605 -$1,637 -$1,670 -$1,703 -$1,737

$0 $0 $0 $0 $0 $0

-$10,468 -$10,677 -$10,890 -$11,108 -$11,330 -$11,557
-$10,468 -$10,677 -$10,890 -$11,108 -$11,330 -$11,557

$19,429 $19,818 $20,214 $20,619 $21,031 $21,452

$0 $0 $0 $0 $0 $486,239
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $486,239

$0 $0 $0 $0 $0 -$7,294
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 -$7,294

$0 $0 $0 $0 $0 $478,945

$19,429 $19,818 $20,214 $20,619 $21,031 $500,397
$0 $0 $0 $0 $0 $0

$19,429 $19,818 $20,214 $20,619 $21,031 $21,452
$0 $0 $0 $0 $0 $478,945

$12,765 $11,971 $11,226 $10,528 $9,873 $215,982
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Ketchum Infill Feasibility Model
6/21/2023

Option 3
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 8,120 NRSF 9,994,000$             
For-Sale 11                

Penthouse 0 0 NRSF $2,000.00 per sf -$                        
Condo 11 8,120 NRSF $1,250.00 per sf 10,150,000$           

Garage Spaces 5                   $50,000.00 per space 250,000$                

Sales Cost 4% % of income 36,909 per unit (406,000)$               

Rental 2                   53,614$                  
Market Rate Rental -               0 NRSF $4.00 per sf -$                        0.0% of PGI
Community Housing 2                   1,840 NRSF $2.43 per sf 53,614$                  99.6% of PGI

Other MF Income 240$                        0.4% of PGI
Storage Units 50% of units 2 units $0.0 per unit/mo -$                        0.0% of PGI
Parking Revenue 100% of units 0 units $50.0 per unit/mo -$                        0.0% of PGI
Trash Fee 100% of units 2 units $10.0 per unit/mo 240$                        0.4% of PGI
Admin Income 100% of units 2 units $0.0 per unit/yr -$                        0.0% of PGI

Commecial Income -$                        0.0% of PGI
Ground Level 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 2 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                        0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 53,854$                  100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (2,693)$                   -5.0% of PGI
Less: Vacancy (Commercial) 7.0% per year -$                        0.0% of PGI

EFFECTIVE GROSS INCOME (EGI) 51,161$                  95.0% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$    per unit/yr. Adjustment (5,798)$                   11.3% of EGI

Repairs & Maintenance 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.0% of EGI
Service Contracts 200.0$         per unit/yr. 2 units 100% % of total (400)$                      0.8% of EGI
Turnover Costs 199.0$         per unit/yr. 2 units 100% % of total (398)$                      0.8% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$      per unit/yr. 2 units 100% % of total (2,500)$                   4.9% of EGI
Administrative 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.0% of EGI
Leasing & Marketing 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.0% of EGI
Utilities 500.0$         per unit/yr. 2 units 100% % of total (1,000)$                   2.0% of EGI

Non-Variable Expenses Adjustment (5,790)$                   11.3% of EGI
Property Taxes 0.39% % of value $866,067 total val. 100% % of total (3,400)$                   6.6% of EGI
Insurance 300.0$         per unit/yr. 2 units 100% % of total (600)$                      1.2% of EGI
Management Fee 3.5% of EGI $51,161 EGI 100% % of total (1,791)$                   3.5% of EGI
DDA -               mill levy $0 total val. 0% % of total -$                        0.0% of EGI

100% % of total -$                        0.0% of EGI

TOTAL OPERATING EXPENSES (11,588)$                 22.7% of EGI

Replacement Reserves Adjustment (600)$                      1.2% of EGI
Replacement Reserves 300.0$         per unit/yr. 2 units 100% % of total (600)$                      1.2% of EGI

TOTAL EXPENSES (12,188)$                 23.8% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 38,973$                  76.2% of EGI
Est. Rental Value 866,067$                4.5% cap rate
Sale Revenue 9,994,000$             
Total Project Value 10,860,067$           
Total Project Cost 12,626,972$           
Project Return (1,766,905)$            

Return on Cost -13.99%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Operating-3
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Ketchum Infill Feasibility Model
6/21/2023

Option 3
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0% 0%

Construction Cost -$12,626,972 -$5,916,170 -$6,710,802 $0 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0 $0
Hard Costs $9,242,040 0.0% -$9,242,040 -$3,234,714 -$6,007,326 $0 $0 $0 $0
Soft Costs $2,009,932 0.0% -$2,009,932 -$1,306,456 -$703,476 $0 $0 $0 $0

Total Construction Costs -$12,626,972 -$5,916,170 -$6,710,802 $0 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100% 100%
Residential Sales 0% 25% 50% 25% 0% 0%
Commercial Income 0% 0% 50% 100% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100% 100%

Revenue (Effective Gross Income) $0 $0 $26,614 $54,293 $55,379 $56,486
Residential Rental Income $53,854 2.0% $0 $0 $28,015 $57,150 $58,293 $59,459
Commercial Income $0 2.0% $0 $0 $0 $0 $0 $0
Multifamily Vacancy 5.0% $0 $0 -$1,401 -$2,858 -$2,915 -$2,973
Commercial Vacancy 7.0% $0 $0 $0 $0 $0 $0

Operating Expenses $0 $0 -$6,340 -$12,934 -$13,193 -$13,457
Operating Expenditures -$12,188 2.0% $0 $0 -$6,340 -$12,934 -$13,193 -$13,457

Net Operating Income $0 $0 $20,274 $41,358 $42,186 $43,029

DISPOSITION REVENUE
Gross Revenue $11,476,846 $0 $2,600,000 $5,200,000 $2,600,000 $0 $0

Residential Sales $10,400,000 $10,400,000 $0 $2,600,000 $5,200,000 $2,600,000 $0 $0
Rental Asset Sales 4.50% cap rate Year 10 $1,076,846 $0 $0 $0 $0 $0 $0

Cost of Sale -$432,153 $0 -$104,000 -$208,000 -$104,000 $0 $0
Residential Sales 4.0% -$416,000 $0 -$104,000 -$208,000 -$104,000 $0 $0
Rental Asset Sales 1.5% -$16,153 $0 $0 $0 $0 $0 $0

Project Net Sale Revenue $11,044,693 $0 $2,496,000 $4,992,000 $2,496,000 $0 $0

PROJECT CASH FLOWS
Net Project Cash Flows -$1,207,027 -$5,916,170 -$4,214,802 $5,012,274 $2,537,358 $42,186 $43,029

Construction Costs -$12,626,972 -$5,916,170 -$6,710,802 $0 $0 $0 $0
Net Operating Income $375,252 $0 $0 $20,274 $41,358 $42,186 $43,029
Project Disposition Income $11,044,693 $0 $2,496,000 $4,992,000 $2,496,000 $0 $0

Net Present Value 8.77% -$2,949,023 -$5,916,170 -$3,875,141 $4,236,970 $1,972,027 $30,144 $28,269
Project IRR -3.96%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Time Series-3
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Ketchum Infill Feasibility Model
6/21/2023

Option 3
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$12,626,972
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $9,242,040 0.0% -$9,242,040
Soft Costs $2,009,932 0.0% -$2,009,932

Total Construction Costs -$12,626,972

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $53,854 2.0%
Commercial Income $0 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$12,188 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $11,476,846

Residential Sales $10,400,000 $10,400,000
Rental Asset Sales 4.50% cap rate Year 10 $1,076,846

Cost of Sale -$432,153
Residential Sales 4.0% -$416,000
Rental Asset Sales 1.5% -$16,153

Project Net Sale Revenue $11,044,693

PROJECT CASH FLOWS
Net Project Cash Flows -$1,207,027

Construction Costs -$12,626,972
Net Operating Income $375,252
Project Disposition Income $11,044,693

Net Present Value 8.77% -$2,949,023
Project IRR -3.96%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-T

Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0%
0% 0% 0% 0% 0%
0% 0% 0% 0% 0%

$0 $0 $0 $0 $0
$0 $0 $0 $0 $0
$0 $0 $0 $0 $0
$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

100% 100% 100% 100% 100%
0% 0% 0% 0% 0%

100% 100% 100% 100% 100%
100% 100% 100% 100% 100%

$57,616 $58,768 $59,943 $61,142 $62,365
$60,648 $61,861 $63,098 $64,360 $65,648

$0 $0 $0 $0 $0
-$3,032 -$3,093 -$3,155 -$3,218 -$3,282

$0 $0 $0 $0 $0

-$13,726 -$14,000 -$14,280 -$14,566 -$14,857
-$13,726 -$14,000 -$14,280 -$14,566 -$14,857

$43,890 $44,768 $45,663 $46,576 $47,508

$0 $0 $0 $0 $1,076,846
$0 $0 $0 $0 $0
$0 $0 $0 $0 $1,076,846

$0 $0 $0 $0 -$16,153
$0 $0 $0 $0 $0
$0 $0 $0 $0 -$16,153

$0 $0 $0 $0 $1,060,693

$43,890 $44,768 $45,663 $46,576 $1,108,201
$0 $0 $0 $0 $0

$43,890 $44,768 $45,663 $46,576 $47,508
$0 $0 $0 $0 $1,060,693

$26,511 $24,862 $23,316 $21,865 $478,324
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Ketchum Infill Feasibility Model
6/21/2023

Option 4
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 7,939 NRSF 14,096,800$           
For-Sale 5                   

Penthouse 2 6,000 NRSF $2,000.00 per sf 12,000,000$           
Condo 3 1,939 NRSF $1,250.00 per sf 2,423,750$             

Garage Spaces 5                   $50,000.00 per space 250,000$                

Sales Cost 4% % of income 115,390 per unit (576,950)$               

Rental 2                   28,264$                  
Market Rate Rental -               0 NRSF $4.00 per sf -$                        0.0% of PGI
Community Housing 2                   878 NRSF $2.68 per sf 28,264$                  99.2% of PGI

Other MF Income 240$                        0.8% of PGI
Storage Units 50% of units 0 units $25.0 per unit/mo -$                        0.0% of PGI
Parking Revenue 100% of units 0 units $50.0 per unit/mo -$                        0.0% of PGI
Trash Fee 100% of units 2 units $10.0 per unit/mo 240$                        0.8% of PGI
Admin Income 100% of units 2 units $0.0 per unit/yr -$                        0.0% of PGI

Commecial Income -$                        0.0% of PGI
Ground Level 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 2 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                        0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 28,504$                  100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (1,425)$                   -5.0% of PGI
Less: Vacancy (Commercial) 7.0% per year -$                        0.0% of PGI

EFFECTIVE GROSS INCOME (EGI) 27,079$                  95.0% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$    per unit/yr. Adjustment (5,798)$                   21.4% of EGI

Repairs & Maintenance 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.8% of EGI
Service Contracts 200.0$         per unit/yr. 2 units 100% % of total (400)$                      1.5% of EGI
Turnover Costs 199.0$         per unit/yr. 2 units 100% % of total (398)$                      1.5% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$      per unit/yr. 2 units 100% % of total (2,500)$                   9.2% of EGI
Administrative 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.8% of EGI
Leasing & Marketing 250.0$         per unit/yr. 2 units 100% % of total (500)$                      1.8% of EGI
Utilities 500.0$         per unit/yr. 2 units 100% % of total (1,000)$                   3.7% of EGI

Non-Variable Expenses Adjustment (3,083)$                   11.4% of EGI
Property Taxes 0.39% % of value $391,064 total val. 100% % of total (1,535)$                   5.7% of EGI
Insurance 300.0$         per unit/yr. 2 units 100% % of total (600)$                      2.2% of EGI
Management Fee 3.5% of EGI $27,079 EGI 100% % of total (948)$                      3.5% of EGI
DDA -               mill levy $0 total val. 0% % of total -$                        0.0% of EGI

100% % of total -$                        0.0% of EGI

TOTAL OPERATING EXPENSES (8,881)$                   32.8% of EGI

Replacement Reserves Adjustment (600)$                      2.2% of EGI
Replacement Reserves 300.0$         per unit/yr. 2 units 100% % of total (600)$                      2.2% of EGI

TOTAL EXPENSES (9,481)$                   35.0% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 17,598$                  65.0% of EGI
Est. Rental Value 391,064$                4.5% cap rate
Sale Revenue 14,096,800$           
Total Project Value 14,487,864$           
Total Project Cost 11,406,748$           
Project Return 3,081,116$             

Return on Cost 27.01%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Operating-4
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Ketchum Infill Feasibility Model
6/21/2023

Option 4
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0% 0%

Construction Cost -$11,406,748 -$5,421,342 -$5,985,406 $0 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0 $0
Hard Costs $8,247,647 0.0% -$8,247,647 -$2,886,676 -$5,360,970 $0 $0 $0 $0
Soft Costs $1,784,102 0.0% -$1,784,102 -$1,159,666 -$624,436 $0 $0 $0 $0

Total Construction Costs -$11,406,748 -$5,421,342 -$5,985,406 $0 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100% 100%
Residential Sales 0% 25% 50% 25% 0% 0%
Commercial Income 0% 0% 50% 100% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100% 100%

Revenue (Effective Gross Income) $0 $0 $14,086 $28,736 $29,311 $29,897
Residential Rental Income $28,504 2.0% $0 $0 $14,828 $30,249 $30,853 $31,471
Commercial Income $0 2.0% $0 $0 $0 $0 $0 $0
Multifamily Vacancy 5.0% $0 $0 -$741 -$1,512 -$1,543 -$1,574
Commercial Vacancy 7.0% $0 $0 $0 $0 $0 $0

Operating Expenses $0 $0 -$4,932 -$10,061 -$10,262 -$10,468
Operating Expenditures -$9,481 2.0% $0 $0 -$4,932 -$10,061 -$10,262 -$10,468

Net Operating Income $0 $0 $9,154 $18,675 $19,049 $19,429

DISPOSITION REVENUE
Gross Revenue $15,159,989 $0 $3,668,438 $7,336,875 $3,668,438 $0 $0

Residential Sales $14,673,750 $14,673,750 $0 $3,668,438 $7,336,875 $3,668,438 $0 $0
Rental Asset Sales 4.50% cap rate Year 10 $486,239 $0 $0 $0 $0 $0 $0

Cost of Sale -$594,244 $0 -$146,738 -$293,475 -$146,738 $0 $0
Residential Sales 4.0% -$586,950 $0 -$146,738 -$293,475 -$146,738 $0 $0
Rental Asset Sales 1.5% -$7,294 $0 $0 $0 $0 $0 $0

Project Net Sale Revenue $14,565,745 $0 $3,521,700 $7,043,400 $3,521,700 $0 $0

PROJECT CASH FLOWS
Net Project Cash Flows $3,328,439 -$5,421,342 -$2,463,706 $7,052,554 $3,540,375 $19,049 $19,429

Construction Costs -$11,406,748 -$5,421,342 -$5,985,406 $0 $0 $0 $0
Net Operating Income $169,441 $0 $0 $9,154 $18,675 $19,049 $19,429
Project Disposition Income $14,565,745 $0 $3,521,700 $7,043,400 $3,521,700 $0 $0

Net Present Value 8.77% $1,312,679 -$5,421,342 -$2,265,161 $5,961,658 $2,751,568 $13,611 $12,765
Project IRR 16.88%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-Time Series-4
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Ketchum Infill Feasibility Model
6/21/2023

Option 4
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Standard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$11,406,748
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $8,247,647 0.0% -$8,247,647
Soft Costs $1,784,102 0.0% -$1,784,102

Total Construction Costs -$11,406,748

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $28,504 2.0%
Commercial Income $0 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$9,481 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $15,159,989

Residential Sales $14,673,750 $14,673,750
Rental Asset Sales 4.50% cap rate Year 10 $486,239

Cost of Sale -$594,244
Residential Sales 4.0% -$586,950
Rental Asset Sales 1.5% -$7,294

Project Net Sale Revenue $14,565,745

PROJECT CASH FLOWS
Net Project Cash Flows $3,328,439

Construction Costs -$11,406,748
Net Operating Income $169,441
Project Disposition Income $14,565,745

Net Present Value 8.77% $1,312,679
Project IRR 16.88%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Lot-06-19-2023.xlsm]T-T

Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0%
0% 0% 0% 0% 0%
0% 0% 0% 0% 0%

$0 $0 $0 $0 $0
$0 $0 $0 $0 $0
$0 $0 $0 $0 $0
$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

100% 100% 100% 100% 100%
0% 0% 0% 0% 0%

100% 100% 100% 100% 100%
100% 100% 100% 100% 100%

$30,495 $31,105 $31,727 $32,361 $33,009
$32,100 $32,742 $33,397 $34,065 $34,746

$0 $0 $0 $0 $0
-$1,605 -$1,637 -$1,670 -$1,703 -$1,737

$0 $0 $0 $0 $0

-$10,677 -$10,890 -$11,108 -$11,330 -$11,557
-$10,677 -$10,890 -$11,108 -$11,330 -$11,557

$19,818 $20,214 $20,619 $21,031 $21,452

$0 $0 $0 $0 $486,239
$0 $0 $0 $0 $0
$0 $0 $0 $0 $486,239

$0 $0 $0 $0 -$7,294
$0 $0 $0 $0 $0
$0 $0 $0 $0 -$7,294

$0 $0 $0 $0 $478,945

$19,818 $20,214 $20,619 $21,031 $500,397
$0 $0 $0 $0 $0

$19,818 $20,214 $20,619 $21,031 $21,452
$0 $0 $0 $0 $478,945

$11,971 $11,226 $10,528 $9,873 $215,982
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Ketchum Infill Feasibility Model
6/21/2023

Table 1
Project Summary and Key Assumptions
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanad Option 1

Option Option 1 Option 2 Option 3

Description
Corner Standard Lot - Mixed-

Use <30% Commercial 
Minimum Density

Corner Standard Lot - 
100% Residential 
Minimum Density

Corner Standard Lot - 100% 
Residential High Density

Zoning Description Mixed-Use Mixed-Use Mixed-Use

Stories 3-Story 3-Story 3-Story

Parking Tuck Under / Surface Tuck Under / Surface Tuck Under / Surface

LOT AREA
Front (Feet) 55 55 55
Side (Feet) 100 100 100
Total Area (sf) 5,500 5,500 5,500
Total Area (ac) 0.13 0.13 0.13

Commercial

Gross Building Area
Ground Level 2,190 0 0
Floor 2 0 0 0
Floor 3 0 0 0
Total 2,190 0 0

Efficiency Factor 66% 0% 0%

Net Leasable Area
Ground Level 1,450 0 0
Floor 2 0 0 0
Floor 3 0 0 0
Total 1,450 0 0

Average Rental Rate (NNN) $42.0 $42.0 $42.0

MULTIFAMILY

Gross Building Area
Ground Level 0 2,154 3,352
Floor 2 4,455 4,305 4,500
Floor 3 3,491 4,305 4,500
Total 7,946 10,764 12,352

Efficiency Factor 88.3% 84.6% 75.7%

Net Leasable Area
Ground Level 0 1,206 1,850
Floor 2 4,015 3,847 3,750
Floor 3 3,000 4,055 3,750
Total 7,015 9,108 9,350

Units
Penthouse 2 1 1
Condo 1 4 8
Market Rate Rental 0 0 0
Community Housing 1 2 2
Total 4 7 11

Average Unit Size
Penthouse 3,000 3,000 3,000
Condo 515 1,326 656
Market Rate Rental 0 0 0
Community Housing 500 402 550
Commuinty Housing Required 853 895 1,043
Fee in Lieu SF 353 91 -57

Rates/Prices
For-Sale (Price per SF)

Penthouse $2,000 $2,000 $2,000
Condo $1,250 $1,250 $1,250

For-Rent (Rent per SF)
Market Rate $4.00 $4.00 $4.00
Community Housing $2.36 $2.93 $2.14

PARKING
Parking Summary

Surface 2 3 3
Tuck Under 2 2 0
Podium 0 0 0
Underground Parking 0 0 0
Total 4 5 3
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Ketchum Infill Feasibility Model
6/21/2023

Table 1
Project Summary and Key Assumptions
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanad Option 1

Option Option 1 Option 2 Option 3

PROJECT COSTS
Hard Costs

Land Cost per land sf $235 $235 $235
Site Costs per land sf $15 $15 $15
Surface Parking Costs per space $3,500 $3,500 $3,500
Tuck Under Cost per space $5,000 $5,000 $5,000
Building Cost - Podium per sf $80 $80 $80
Building Cost - Underground Parking per sf $450 $450 $450
Building Cost - Multifamily per sf $850 $850 $850
Building Cost - Commercial per sf $650 $650 $650

PROJECT RETURN AND GAP
PROJECT COST

Total Cost $11,441,568 $11,749,335 $13,137,436
Per GBA $1,129 $1,171 $1,148
Per Unit $2,860,392 $1,678,476 $1,194,312

STATIC EVALUATION
Return on Cost

Total Project Value $13,664,174 $12,662,062 $12,962,156
Total Project Cost $11,441,568 $11,749,335 $13,137,436
Project Return $2,222,607 $912,727 -$175,280
Return on Cost 19.4% 7.8% -1.3%
Target 12%-15% 12%-15% 12%-15%

TIME SERIES
Return on Cost
Project IRR

Hurdle Rate 9.15% 8.78% 8.78%
Actual Rate 11.4% 5.4% 1.1%
Gap/Surplus (NPV) $468,641 -$555,017 -$1,645,292
% of Total 4.1% -4.7% -12.5%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Summary
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Ketchum Infill Feasibility Model
6/21/2023

Table 2
Development Costs
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Option: Option 1 Option 2 Option 3

PROGRAM
Site Area 5,500                     5,500                     5,500                     

Multifamily Gross Area
Ground Level -                         1,425                     2,444                     
Floor 2 4,455                     4,305                     4,500                     
Floor 3 3,491                     4,305                     4,500                     

Multifamily Units 4                            7                            11                          

Commercial Gross Area
Ground Level 2,190                     -                         -                         
Floor 2 -                         -                         -                         
Floor 3 -                         -                         -                         

Building Gross Area
Ground Level 2,190                     1,425                     2,444                     
Floor 2 4,455                     4,305                     4,500                     
Floor 3 3,491                     4,305                     4,500                     

Parking
Surface Spaces 2                            3                            3                            
Tuck Under Spaces 2                            2                            -                         
Podium Area (sf) -                         -                         -                         
Underground Parking Area (sf) -                         -                         -                         

PROJECT COSTS
Acquisition and Site 1,375,000$            1,375,000$            1,375,000$            

Acquisition Cost 1,292,500$            1,292,500$            1,292,500$            
General Site Costs 82,500$                 82,500$                 82,500$                 

Land Cost per Unit $323,125 $184,643 $117,500

Hard Costs 8,194,600$            8,550,482$            9,737,882$            
Surface Parking Costs $3,500 per space 7,000$                   10,500$                 10,500$                 
Tuck Under Cost $5,000 per space 10,000$                 10,000$                 -$                       
Building Cost - Podium $80 per sf -$                       -$                       -$                       
Building Cost - Underground Parking $450 per sf -$                       -$                       -$                       
Building Cost - Multifamily $850 per sf 6,754,100$            8,529,982$            9,727,382$            
Building Cost - Commercial $650 per sf 1,423,500$            -$                       -$                       

Soft Costs 1,871,968$            1,823,853$            2,024,555$            
Design and Architecture 5.0% % of HC 409,730$               427,524$               486,894$               
Building Permits and Use Tax 5.0% % of HC 409,730$               427,524$               486,894$               
FF&E, Taxes, Insurance & Project Marketing 7.5% % of HC 614,595$               641,286$               730,341$               
Community Housing Fee in Lieu $450 per sf of CH 158,850$               40,950$                 -$                       
Developer Fee 2.5% % of Total Cost 279,063$               286,569$               320,425$               

% of Hard Costs 22.8% 21.3% 20.8%

TOTAL CONSTRUCTION COST 10,066,568$          10,374,335$          11,762,436$          
TOTAL COST 11,441,568$          11,749,335$          13,137,436$          

Per GBA $1,129 $1,171 $1,148
Per Unit $2,860,392 $1,678,476 $1,194,312

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Cost
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Ketchum Infill Feasibility Model
6/21/2023

Table 3
Hurdle Rates
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Description Option 1 Option 2 Option 3

Multifamily 7,015 9,108 9,350
Commercial 1,450 0 0

Cap Rate
Multifamily 4.50% 4.50% 4.50%
Commercial 6.50% 6.50% 6.50%
Average 4.84% 4.50% 4.50%

Discount Rate
Multifamily 6.00% 6.00% 6.00%
Commercial 8.00% 8.00% 8.00%
Average 6.34% 6.00% 6.00%

Debt % 65.0% 65.0% 65.0%
Equity % 35.0% 35.0% 35.0%

Debt Rate 6.0% 6.0% 6.0%
Equity Rate 15.0% 13.9% 13.9%
Average 9.15% 8.78% 8.78%

Source: Economic & Planning Systems
Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Cor
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 7,015 NRSF 12,338,000$            
For-Sale 3                   

Penthouse 2                   6,000 NRSF $2,000.00 per sf 12,000,000$            
Condo 1                   515 NRSF $1,250.00 per sf 643,750$                 

Garage Spaces 4                   $50,000.00 per space 200,000$                 

Sales Cost 4% % of income 168,583 per unit (505,750)$                

Rental 1                   14,132$                   
Market Rate Rental -                0 NRSF $4.00 per sf -$                         0.0% of PGI
Community Housing 1                   500 NRSF $2.36 per sf 14,132$                   18.8% of PGI

Other MF Income 120$                        0.2% of PGI
Storage Units 50% of units 1 units $0.0 per unit/mo -$                         0.0% of PGI
Parking Revenue 100% of units 1 units $0.0 per unit/mo -$                         0.0% of PGI
Trash Fee 100% of units 1 units $10.0 per unit/mo 120$                        0.2% of PGI
Admin Income 100% of units 1 units $0.0 per unit/yr -$                         0.0% of PGI

Commecial Income 60,900$                   81.0% of PGI
Ground Level 1,450 sf $42.0 per sf 60,900$                   81.0% of PGI
Floor 2 0 sf $42.0 per sf -$                         0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                         0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 75,152$                   100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (713)$                       -0.9% of PGI
Less: Vacancy (Commercial) 7.0% per year (4,263)$                    -5.7% of PGI

EFFECTIVE GROSS INCOME (EGI) 70,176$                   93.4% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$     per unit/yr. Adjustment (2,899)$                    4.1% of EGI

Repairs & Maintenance 250.0$          per unit/yr. 1 units 100% % of total (250)$                       0.4% of EGI
Service Contracts 200.0$          per unit/yr. 1 units 100% % of total (200)$                       0.3% of EGI
Turnover Costs 199.0$          per unit/yr. 1 units 100% % of total (199)$                       0.3% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$       per unit/yr. 1 units 100% % of total (1,250)$                    1.8% of EGI
Administrative 250.0$          per unit/yr. 1 units 100% % of total (250)$                       0.4% of EGI
Leasing & Marketing 250.0$          per unit/yr. 1 units 100% % of total (250)$                       0.4% of EGI
Utilities 500.0$          per unit/yr. 1 units 100% % of total (500)$                       0.7% of EGI

Non-Variable Expenses Adjustment (2,756)$                    3.9% of EGI
Property Taxes 0.00% % of value $1,326,174 total val. 100% % of total -$                         0.0% of EGI
Insurance 300.0$          per unit/yr. 1 units 100% % of total (300)$                       0.4% of EGI
Management Fee 3.5% of EGI $70,176 EGI 100% % of total (2,456)$                    3.5% of EGI
DDA -                mill levy $0 total val. 0% % of total -$                         0.0% of EGI

100% % of total -$                         0.0% of EGI

TOTAL OPERATING EXPENSES (5,655)$                    8.1% of EGI

Replacement Reserves Adjustment (300)$                       0.4% of EGI
Replacement Reserves 300.0$          per unit/yr. 1 units 100% % of total (300)$                       0.4% of EGI

TOTAL EXPENSES (5,955)$                    8.5% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 64,221$                   91.5% of EGI
Est. Rental Value 1,326,174$              4.8% Cap rate
Sale Revenue 12,338,000$            
Total Project Value 13,664,174$            
Total Project Cost 11,441,568$            
Project Return 2,222,607$              

Return on Cost 19.43%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Operating-1
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0%

Construction Cost -$11,441,568 -$5,459,889 -$5,981,679 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0
Hard Costs $8,194,600 0.0% -$8,194,600 -$2,868,110 -$5,326,490 $0 $0 $0
Soft Costs $1,871,968 0.0% -$1,871,968 -$1,216,779 -$655,189 $0 $0 $0

Total Construction Costs -$11,441,568 -$5,459,889 -$5,981,679 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100%
Residential Sales 0% 25% 50% 25% 0%
Commercial Income 0% 0% 50% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100%

Revenue (Effective Gross Income) $0 $0 $36,506 $74,472 $75,961
Residential Rental Income $14,252 2.0% $0 $0 $7,414 $15,124 $15,427
Commercial Income $60,900 2.0% $0 $0 $31,680 $64,628 $65,920
Multifamily Vacancy 5.0% $0 $0 -$371 -$756 -$771
Commercial Vacancy 7.0% $0 $0 -$2,218 -$4,524 -$4,614

Operating Expenses $0 $0 -$3,098 -$6,320 -$6,446
Operating Expenditures -$5,955 2.0% $0 $0 -$3,098 -$6,320 -$6,446

Net Operating Income $0 $0 $33,408 $68,152 $69,515

DISPOSITION REVENUE
Gross Revenue $14,492,681 $0 $3,210,938 $6,421,875 $3,210,938 $0

Residential Sales $12,843,750 $12,843,750 $0 $3,210,938 $6,421,875 $3,210,938 $0
Rental Asset Sales 4.84% cap rate Year 10 $1,648,931 $0 $0 $0 $0 $0

Cost of Sale -$538,484 $0 -$128,438 -$256,875 -$128,438 $0
Residential Sales 4.0% -$513,750 $0 -$128,438 -$256,875 -$128,438 $0
Rental Asset Sales 1.5% -$24,734 $0 $0 $0 $0 $0

Project Net Sale Revenue $13,954,197 $0 $3,082,500 $6,165,000 $3,082,500 $0

PROJECT CASH FLOWS
Net Project Cash Flows $3,130,984 -$5,459,889 -$2,899,179 $6,198,408 $3,150,652 $69,515

Construction Costs -$11,441,568 -$5,459,889 -$5,981,679 $0 $0 $0
Net Operating Income $618,354 $0 $0 $33,408 $68,152 $69,515
Project Disposition Income $13,954,197 $0 $3,082,500 $6,165,000 $3,082,500 $0

Net Present Value 9.15% $468,641 -$5,459,889 -$2,656,142 $5,202,747 $2,422,865 $48,976
Project IRR 11.45%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Time Series-1
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$11,441,568
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $8,194,600 0.0% -$8,194,600
Soft Costs $1,871,968 0.0% -$1,871,968

Total Construction Costs -$11,441,568

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $14,252 2.0%
Commercial Income $60,900 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$5,955 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $14,492,681

Residential Sales $12,843,750 $12,843,750
Rental Asset Sales 4.84% cap rate Year 10 $1,648,931

Cost of Sale -$538,484
Residential Sales 4.0% -$513,750
Rental Asset Sales 1.5% -$24,734

Project Net Sale Revenue $13,954,197

PROJECT CASH FLOWS
Net Project Cash Flows $3,130,984

Construction Costs -$11,441,568
Net Operating Income $618,354
Project Disposition Income $13,954,197

Net Present Value 9.15% $468,641
Project IRR 11.45%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Ti

Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%

$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0

100% 100% 100% 100% 100% 100%
0% 0% 0% 0% 0% 0%

100% 100% 100% 100% 100% 100%
100% 100% 100% 100% 100% 100%

$77,480 $79,030 $80,611 $82,223 $83,867 $85,545
$15,735 $16,050 $16,371 $16,698 $17,032 $17,373
$67,239 $68,583 $69,955 $71,354 $72,781 $74,237

-$787 -$802 -$819 -$835 -$852 -$869
-$4,707 -$4,801 -$4,897 -$4,995 -$5,095 -$5,197

-$6,575 -$6,706 -$6,841 -$6,977 -$7,117 -$7,259
-$6,575 -$6,706 -$6,841 -$6,977 -$7,117 -$7,259

$70,905 $72,323 $73,770 $75,245 $76,750 $78,285

$0 $0 $0 $0 $0 $1,648,931
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $1,648,931

$0 $0 $0 $0 $0 -$24,734
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 -$24,734

$0 $0 $0 $0 $0 $1,624,197

$70,905 $72,323 $73,770 $75,245 $76,750 $1,702,482
$0 $0 $0 $0 $0 $0

$70,905 $72,323 $73,770 $75,245 $76,750 $78,285
$0 $0 $0 $0 $0 $1,624,197

$45,768 $42,770 $39,968 $37,350 $34,903 $709,325
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 9,108 NRSF 12,374,800$            
For-Sale 5                   

Penthouse 1                   3,000 NRSF $2,000.00 per sf 6,000,000$              
Condo 4                   5,304 NRSF $1,250.00 per sf 6,630,000$              

Garage Spaces 5                   $50,000.00 per space 250,000$                 

Sales Cost 4% % of income 101,040 per unit (505,200)$                

Rental 2                   22,724$                   
Market Rate Rental -                0 NRSF $4.00 per sf -$                         0.0% of PGI
Community Housing 2                   804 NRSF $2.36 per sf 22,724$                   99.0% of PGI

Other MF Income 240$                        1.0% of PGI
Storage Units 50% of units 2 units $0.0 per unit/mo -$                         0.0% of PGI
Parking Revenue 100% of units 0 units $50.0 per unit/mo -$                         0.0% of PGI
Trash Fee 100% of units 2 units $10.0 per unit/mo 240$                        1.0% of PGI
Admin Income 100% of units 2 units $0.0 per unit/yr -$                         0.0% of PGI

Commecial Income -$                         0.0% of PGI
Ground Level 0 sf $42.0 per sf -$                         0.0% of PGI
Floor 2 0 sf $42.0 per sf -$                         0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                         0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 22,964$                   100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (1,148)$                    -5.0% of PGI
Less: Vacancy (Commercial) 7.0% per year -$                         0.0% of PGI

EFFECTIVE GROSS INCOME (EGI) 21,816$                   95.0% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$     per unit/yr. Adjustment (5,798)$                    26.6% of EGI

Repairs & Maintenance 250.0$          per unit/yr. 2 units 100% % of total (500)$                       2.3% of EGI
Service Contracts 200.0$          per unit/yr. 2 units 100% % of total (400)$                       1.8% of EGI
Turnover Costs 199.0$          per unit/yr. 2 units 100% % of total (398)$                       1.8% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$       per unit/yr. 2 units 100% % of total (2,500)$                    11.5% of EGI
Administrative 250.0$          per unit/yr. 2 units 100% % of total (500)$                       2.3% of EGI
Leasing & Marketing 250.0$          per unit/yr. 2 units 100% % of total (500)$                       2.3% of EGI
Utilities 500.0$          per unit/yr. 2 units 100% % of total (1,000)$                    4.6% of EGI

Non-Variable Expenses Adjustment (2,491)$                    11.4% of EGI
Property Taxes 0.39% % of value $287,262 total val. 100% % of total (1,128)$                    5.2% of EGI
Insurance 300.0$          per unit/yr. 2 units 100% % of total (600)$                       2.8% of EGI
Management Fee 3.5% of EGI $21,816 EGI 100% % of total (764)$                       3.5% of EGI
DDA -                mill levy $0 total val. 0% % of total -$                         0.0% of EGI

100% % of total -$                         0.0% of EGI

TOTAL OPERATING EXPENSES (8,289)$                    38.0% of EGI

Replacement Reserves Adjustment (600)$                       2.8% of EGI
Replacement Reserves 300.0$          per unit/yr. 2 units 100% % of total (600)$                       2.8% of EGI

TOTAL EXPENSES (8,889)$                    40.7% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 12,927$                   59.3% of EGI
Est. Rental Value 287,262$                 4.5% Cap rate
Sale Revenue 12,374,800$            
Total Project Value 12,662,062$            
Total Project Cost 11,749,335$            
Project Return 912,727$                 

Return on Cost 7.77%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Operating-2
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0%

Construction Cost -$11,749,335 -$5,553,173 -$6,196,162 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0
Hard Costs $8,550,482 0.0% -$8,550,482 -$2,992,669 -$5,557,813 $0 $0 $0
Soft Costs $1,823,853 0.0% -$1,823,853 -$1,185,505 -$638,349 $0 $0 $0

Total Construction Costs -$11,749,335 -$5,553,173 -$6,196,162 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100%
Residential Sales 0% 25% 50% 25% 0%
Commercial Income 0% 0% 50% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100%

Revenue (Effective Gross Income) $0 $0 $11,349 $23,151 $23,614
Residential Rental Income $22,964 2.0% $0 $0 $11,946 $24,370 $24,857
Commercial Income $0 2.0% $0 $0 $0 $0 $0
Multifamily Vacancy 5.0% $0 $0 -$597 -$1,218 -$1,243
Commercial Vacancy 7.0% $0 $0 $0 $0 $0

Operating Expenses $0 $0 -$4,624 -$9,433 -$9,622
Operating Expenditures -$8,889 2.0% $0 $0 -$4,624 -$9,433 -$9,622

Net Operating Income $0 $0 $6,725 $13,718 $13,992

DISPOSITION REVENUE
Gross Revenue $13,237,174 $0 $3,220,000 $6,440,000 $3,220,000 $0

Residential Sales $12,880,000 $12,880,000 $0 $3,220,000 $6,440,000 $3,220,000 $0
Rental Asset Sales 4.50% cap rate Year 10 $357,174 $0 $0 $0 $0 $0

Cost of Sale -$520,558 $0 -$128,800 -$257,600 -$128,800 $0
Residential Sales 4.0% -$515,200 $0 -$128,800 -$257,600 -$128,800 $0
Rental Asset Sales 1.5% -$5,358 $0 $0 $0 $0 $0

Project Net Sale Revenue $12,716,617 $0 $3,091,200 $6,182,400 $3,091,200 $0

PROJECT CASH FLOWS
Net Project Cash Flows $1,091,747 -$5,553,173 -$3,104,962 $6,189,125 $3,104,918 $13,992

Construction Costs -$11,749,335 -$5,553,173 -$6,196,162 $0 $0 $0
Net Operating Income $124,466 $0 $0 $6,725 $13,718 $13,992
Project Disposition Income $12,716,617 $0 $3,091,200 $6,182,400 $3,091,200 $0

Net Present Value 8.78% -$555,017 -$5,553,173 -$2,854,387 $5,230,490 $2,412,236 $9,994
Project IRR 5.42%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Time Series-2
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$11,749,335
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $8,550,482 0.0% -$8,550,482
Soft Costs $1,823,853 0.0% -$1,823,853

Total Construction Costs -$11,749,335

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $22,964 2.0%
Commercial Income $0 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$8,889 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $13,237,174

Residential Sales $12,880,000 $12,880,000
Rental Asset Sales 4.50% cap rate Year 10 $357,174

Cost of Sale -$520,558
Residential Sales 4.0% -$515,200
Rental Asset Sales 1.5% -$5,358

Project Net Sale Revenue $12,716,617

PROJECT CASH FLOWS
Net Project Cash Flows $1,091,747

Construction Costs -$11,749,335
Net Operating Income $124,466
Project Disposition Income $12,716,617

Net Present Value 8.78% -$555,017
Project IRR 5.42%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Ti

Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%

$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0

100% 100% 100% 100% 100% 100%
0% 0% 0% 0% 0% 0%

100% 100% 100% 100% 100% 100%
100% 100% 100% 100% 100% 100%

$24,087 $24,568 $25,060 $25,561 $26,072 $26,593
$25,354 $25,861 $26,379 $26,906 $27,444 $27,993

$0 $0 $0 $0 $0 $0
-$1,268 -$1,293 -$1,319 -$1,345 -$1,372 -$1,400

$0 $0 $0 $0 $0 $0

-$9,814 -$10,011 -$10,211 -$10,415 -$10,623 -$10,836
-$9,814 -$10,011 -$10,211 -$10,415 -$10,623 -$10,836

$14,272 $14,558 $14,849 $15,146 $15,449 $15,758

$0 $0 $0 $0 $0 $357,174
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $357,174

$0 $0 $0 $0 $0 -$5,358
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 -$5,358

$0 $0 $0 $0 $0 $351,817

$14,272 $14,558 $14,849 $15,146 $15,449 $367,574
$0 $0 $0 $0 $0 $0

$14,272 $14,558 $14,849 $15,146 $15,449 $15,758
$0 $0 $0 $0 $0 $351,817

$9,371 $8,787 $8,239 $7,726 $7,244 $158,457
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Ketchum Infill Feasibility Model
6/21/2023

Option 3
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 8,250 NRSF 12,210,000$            
For-Sale 9                   

Penthouse 1 3,000 NRSF $2,000.00 per sf 6,000,000$              
Condo 8 5,250 NRSF $1,250.00 per sf 6,562,500$              

Garage Spaces 3                   $50,000.00 per space 150,000$                 

Sales Cost 4% % of income 55,833 per unit (502,500)$                

Rental 2                   47,535$                   
Market Rate Rental -                0 NRSF $4.00 per sf -$                         0.0% of PGI
Community Housing 2                   1,850 NRSF $2.14 per sf 47,535$                   99.5% of PGI

Other MF Income 240$                        0.5% of PGI
Storage Units 50% of units 2 units $0.0 per unit/mo -$                         0.0% of PGI
Parking Revenue 100% of units 0 units $50.0 per unit/mo -$                         0.0% of PGI
Trash Fee 100% of units 2 units $10.0 per unit/mo 240$                        0.5% of PGI
Admin Income 100% of units 2 units $0.0 per unit/yr -$                         0.0% of PGI

Commecial Income -$                         0.0% of PGI
Ground Level 0 sf $42.0 per sf -$                         0.0% of PGI
Floor 2 0 sf $42.0 per sf -$                         0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                         0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 47,775$                   100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (2,389)$                    -5.0% of PGI
Less: Vacancy (Commercial) 7.0% per year -$                         0.0% of PGI

EFFECTIVE GROSS INCOME (EGI) 45,386$                   95.0% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$     per unit/yr. Adjustment (5,798)$                    12.8% of EGI

Repairs & Maintenance 250.0$          per unit/yr. 2 units 100% % of total (500)$                       1.1% of EGI
Service Contracts 200.0$          per unit/yr. 2 units 100% % of total (400)$                       0.9% of EGI
Turnover Costs 199.0$          per unit/yr. 2 units 100% % of total (398)$                       0.9% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$       per unit/yr. 2 units 100% % of total (2,500)$                    5.5% of EGI
Administrative 250.0$          per unit/yr. 2 units 100% % of total (500)$                       1.1% of EGI
Leasing & Marketing 250.0$          per unit/yr. 2 units 100% % of total (500)$                       1.1% of EGI
Utilities 500.0$          per unit/yr. 2 units 100% % of total (1,000)$                    2.2% of EGI

Non-Variable Expenses Adjustment (5,141)$                    11.3% of EGI
Property Taxes 0.39% % of value $752,156 total val. 100% % of total (2,952)$                    6.5% of EGI
Insurance 300.0$          per unit/yr. 2 units 100% % of total (600)$                       1.3% of EGI
Management Fee 3.5% of EGI $45,386 EGI 100% % of total (1,589)$                    3.5% of EGI
DDA -                mill levy $0 total val. 0% % of total -$                         0.0% of EGI

100% % of total -$                         0.0% of EGI

TOTAL OPERATING EXPENSES (10,939)$                  24.1% of EGI

Replacement Reserves Adjustment (600)$                       1.3% of EGI
Replacement Reserves 300.0$          per unit/yr. 2 units 100% % of total (600)$                       1.3% of EGI

TOTAL EXPENSES (11,539)$                  25.4% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 33,847$                   74.6% of EGI
Est. Rental Value 752,156$                 4.5% cap rate
Sale Revenue 12,210,000$            
Total Project Value 12,962,156$            
Total Project Cost 13,137,436$            
Project Return (175,280)$                

Return on Cost -1.33%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Operating-3
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Ketchum Infill Feasibility Model
6/21/2023

Option 3
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0%

Construction Cost -$13,137,436 -$6,099,219 -$7,038,217 $0 $0 $0
Acquisition and Site $1,375,000 0.0% -$1,375,000 -$1,375,000 $0 $0 $0 $0
Hard Costs $9,737,882 0.0% -$9,737,882 -$3,408,259 -$6,329,623 $0 $0 $0
Soft Costs $2,024,555 0.0% -$2,024,555 -$1,315,960 -$708,594 $0 $0 $0

Total Construction Costs -$13,137,436 -$6,099,219 -$7,038,217 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100%
Residential Sales 0% 25% 50% 25% 0%
Commercial Income 0% 0% 50% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100%

Revenue (Effective Gross Income) $0 $0 $23,610 $48,164 $49,127
Residential Rental Income $47,775 2.0% $0 $0 $24,852 $50,699 $51,713
Commercial Income $0 2.0% $0 $0 $0 $0 $0
Multifamily Vacancy 5.0% $0 $0 -$1,243 -$2,535 -$2,586
Commercial Vacancy 7.0% $0 $0 $0 $0 $0

Operating Expenses $0 $0 -$6,003 -$12,245 -$12,490
Operating Expenditures -$11,539 2.0% $0 $0 -$6,003 -$12,245 -$12,490

Net Operating Income $0 $0 $17,607 $35,919 $36,637

DISPOSITION REVENUE
Gross Revenue $13,647,711 $0 $3,178,125 $6,356,250 $3,178,125 $0

Residential Sales $12,712,500 $12,712,500 $0 $3,178,125 $6,356,250 $3,178,125 $0
Rental Asset Sales 4.50% cap rate Year 10 $935,211 $0 $0 $0 $0 $0

Cost of Sale -$522,528 $0 -$127,125 -$254,250 -$127,125 $0
Residential Sales 4.0% -$508,500 $0 -$127,125 -$254,250 -$127,125 $0
Rental Asset Sales 1.5% -$14,028 $0 $0 $0 $0 $0

Project Net Sale Revenue $13,125,183 $0 $3,051,000 $6,102,000 $3,051,000 $0

PROJECT CASH FLOWS
Net Project Cash Flows $313,643 -$6,099,219 -$3,987,217 $6,119,607 $3,086,919 $36,637

Construction Costs -$13,137,436 -$6,099,219 -$7,038,217 $0 $0 $0
Net Operating Income $325,897 $0 $0 $17,607 $35,919 $36,637
Project Disposition Income $13,125,183 $0 $3,051,000 $6,102,000 $3,051,000 $0

Net Present Value 8.78% -$1,645,292 -$6,099,219 -$3,665,443 $5,171,740 $2,398,253 $26,167
Project IRR 1.13%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Time Series-3
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Ketchum Infill Feasibility Model
6/21/2023

Option 3
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Corner Stanadard Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$13,137,436
Acquisition and Site $1,375,000 0.0% -$1,375,000
Hard Costs $9,737,882 0.0% -$9,737,882
Soft Costs $2,024,555 0.0% -$2,024,555

Total Construction Costs -$13,137,436

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $47,775 2.0%
Commercial Income $0 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$11,539 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $13,647,711

Residential Sales $12,712,500 $12,712,500
Rental Asset Sales 4.50% cap rate Year 10 $935,211

Cost of Sale -$522,528
Residential Sales 4.0% -$508,500
Rental Asset Sales 1.5% -$14,028

Project Net Sale Revenue $13,125,183

PROJECT CASH FLOWS
Net Project Cash Flows $313,643

Construction Costs -$13,137,436
Net Operating Income $325,897
Project Disposition Income $13,125,183

Net Present Value 8.78% -$1,645,292
Project IRR 1.13%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Corner Lot-06-19-2023.xlsm]T-Tim

Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%

$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0

100% 100% 100% 100% 100% 100%
0% 0% 0% 0% 0% 0%

100% 100% 100% 100% 100% 100%
100% 100% 100% 100% 100% 100%

$50,110 $51,112 $52,134 $53,177 $54,240 $55,325
$52,747 $53,802 $54,878 $55,976 $57,095 $58,237

$0 $0 $0 $0 $0 $0
-$2,637 -$2,690 -$2,744 -$2,799 -$2,855 -$2,912

$0 $0 $0 $0 $0 $0

-$12,740 -$12,995 -$13,255 -$13,520 -$13,790 -$14,066
-$12,740 -$12,995 -$13,255 -$13,520 -$13,790 -$14,066

$37,370 $38,117 $38,880 $39,657 $40,450 $41,259

$0 $0 $0 $0 $0 $935,211
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $935,211

$0 $0 $0 $0 $0 -$14,028
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 -$14,028

$0 $0 $0 $0 $0 $921,183

$37,370 $38,117 $38,880 $39,657 $40,450 $962,443
$0 $0 $0 $0 $0 $0

$37,370 $38,117 $38,880 $39,657 $40,450 $41,259
$0 $0 $0 $0 $0 $921,183

$24,536 $23,007 $21,573 $20,229 $18,968 $414,897
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Ketchum Infill Feasibility Model
6/21/2023

Table 1
Project Summary and Key Assumptions
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Option 1

Option Option 1 Option 2

Description

Interior Long Lot - Mixed-
Use <30% Commercial 
Minimum Residential 

Density

Interior Long Lot - 100% 
Residential Minimum 

Density

Zoning Description Mixed-Use Mixed-Use

Stories 3-Story 3-Story

Parking Tuck Under / Surface Tuck Under / Surface

LOT AREA
Front (Feet) 55 55
Side (Feet) 150 150
Total Area (sf) 8,250 8,250
Total Area (ac) 0.19 0.19

Commercial

Gross Building Area
Ground Level 5,360 0
Floor 2 0 0
Floor 3 0 0
Total 5,360 0

Efficiency Factor 57% 0%

Net Leasable Area
Ground Level 3,033 0
Floor 2 0 0
Floor 3 0 0
Total 3,033 0

Average Rental Rate (NNN) $42.0 $42.0

MULTIFAMILY

Gross Building Area
Ground Level 0 5,360
Floor 2 6,130 6,130
Floor 3 6,130 6,130
Total 12,260 17,620

Efficiency Factor 92.9% 76.6%

Net Leasable Area
Ground Level 0 2,250
Floor 2 5,625 5,625
Floor 3 5,760 5,625
Total 11,385 13,500

Units
Penthouse 3 2
Condo 2 7
Market Rate Rental 0 0
Community Housing 1 2
Total 6 11

Average Unit Size
Penthouse 2,920 3,000
Condo 750 857
Market Rate Rental 0 0
Community Housing 1,125 750
Required Community Housing 1,593 1,593
Fee-in-Lieu SF 468 93

Rates/Prices
For-Sale (Price per SF)

Penthouse $2,000 $2,000
Condo $1,250 $1,250

For-Rent (Rent per SF)
Market Rate $4.00 $4.00
Community Housing $1.12 $1.68

PARKING
Parking Summary

Surface 2 2
Tuck Under 4 4
Podium 0 0
Underground Parking 0 0
Total 6 6

PROJECT COSTS
Hard Costs

Land Cost per land sf $200 $200
Site Costs per land sf $15 $15
Surface Parking Costs per space $3,500 $3,500
Tuck Under Cost per space $5,000 $5,000
Building Cost - Podium per sf $80 $80
Building Cost - Underground Parking per sf $450 $450
Building Cost - Multifamily per sf $850 $850
Building Cost - Commercial per sf $650 $650

PROJECT RETURN AND GAP
PROJECT COST

Total Cost $18,813,311 $17,450,621
Per GBA $1,068 $1,148
Per Unit $3,135,552 $1,586,420

STATIC EVALUATION
Return on Cost

Total Project Value $21,455,857 $19,259,954
Total Project Cost $18,813,311 $17,450,621
Project Return $2,642,546 $1,809,333
Return on Cost 14.0% 10.4%
Target 12%-15% 12%-15%

TIME SERIES
Return on Cost
Project IRR

Hurdle Rate 9.15% 8.70%
Actual Rate 8.97% 7.01%
Gap/Surplus (NPV) -$62,921 -$395,734
% of Total -0.3% -2.3%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Summary
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Ketchum Infill Feasibility Model
6/21/2023

Table 2
Development Costs
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

Option: Option 1 Option 2

PROGRAM
Site Area 8,250                     8,250                     

Multifamily Gross Area
Ground Level -                         2,937                     
Floor 2 6,130                     6,130                     
Floor 3 6,130                     6,130                     

Multifamily Units 6                            11                          

Commercial Gross Area
Ground Level 5,360                     -                         
Floor 2 -                         -                         
Floor 3 -                         -                         

Building Gross Area
Ground Level 5,360                     2,937                     
Floor 2 6,130                     6,130                     
Floor 3 6,130                     6,130                     

Parking
Surface Spaces 2                            2                            
Tuck Under Spaces 4                            4                            
Podium Area (sf) -                         -                         
Underground Parking Area (sf) -                         -                         

PROJECT COSTS
Acquisition and Site 1,773,750$            1,773,750$            

Acquisition Cost 1,650,000$            1,650,000$            
General Site Costs 123,750$               123,750$               

Land Cost per Unit $275,000 $150,000

Hard Costs 13,932,000$          12,944,167$          
Surface Parking Costs $3,500 per space 7,000$                   7,000$                   
Tuck Under Cost $5,000 per space 20,000$                 20,000$                 
Building Cost - Podium $80 per sf -$                       -$                       
Building Cost - Underground Parking $450 per sf -$                       -$                       
Building Cost - Multifamily $850 per sf 10,421,000$          12,917,167$          
Building Cost - Commercial $650 per sf 3,484,000$            -$                       

Soft Costs 3,107,561$            2,732,704$            
Design and Architecture 5.0% % of HC 696,600$               647,208$               
Building Permits and Use Tax 5.0% % of HC 696,600$               647,208$               
FF&E, Taxes, Insurance & Project Marketing 7.5% % of HC 1,044,900$            970,813$               
Community Housing Fee in Lieu $450 per sf of CH 210,600$               41,850$                 
Developer Fee 2.5% % of Total Cost 458,861$               425,625$               

% of Hard Costs 22.3% 21.1%

TOTAL CONSTRUCTION COST 17,039,561$          15,676,871$          
TOTAL COST 18,813,311$          17,450,621$          

Per GBA $1,068 $1,148
Per Unit $3,135,552 $1,586,420

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Cost
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Ketchum Infill Feasibility Model
6/21/2023

Table 3
Hurdle Rates
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

Description Option 1 Option 2

Multifamily 11,385 13,500
Commercial 3,033 0

Cap Rate
Multifamily 4.50% 4.50%
Commercial 6.50% 6.50%
Average 4.92% 4.50%

Discount Rate
Multifamily 6.00% 6.00%
Commercial 8.00% 8.00%
Average 6.42% 6.00%

Debt % 65.0% 65.0%
Equity % 35.0% 35.0%

Debt Rate 6.0% 6.0%
Equity Rate 15.0% 13.7%
Average 9.15% 8.70%

Source: Economic & Planning Systems
Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Hurdle Rate
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 11,385 NRSF 18,919,200$           
For-Sale 5                   

Penthouse 3                   8,760 NRSF $2,000.00 per sf 17,520,000$           
Condo 2                   1,500 NRSF $1,250.00 per sf 1,875,000$             

Garage Spaces 6                   $50,000.00 per space 300,000$                

Sales Cost 4% % of income 155,160 per unit (775,800)$               

Rental 1                   15,150$                  
Market Rate Rental -               0 NRSF $4.00 per sf -$                        0.0% of PGI
Community Housing 1                   1,125 NRSF $1.12 per sf 15,150$                  10.6% of PGI

Other MF Income 120$                        0.1% of PGI
Storage Units 50% of units 1 units $0.0 per unit/mo -$                        0.0% of PGI
Parking Revenue 100% of units 1 units $0.0 per unit/mo -$                        0.0% of PGI
Trash Fee 100% of units 1 units $10.0 per unit/mo 120$                        0.1% of PGI
Admin Income 100% of units 1 units $0.0 per unit/yr -$                        0.0% of PGI

Commecial Income 127,386$                89.3% of PGI
Ground Level 3,033 sf $42.0 per sf 127,386$                89.3% of PGI
Floor 2 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                        0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 142,656$                100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (763)$                      -0.5% of PGI
Less: Vacancy (Commercial) 7.0% per year (8,917)$                   -6.3% of PGI

EFFECTIVE GROSS INCOME (EGI) 132,975$                93.2% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$    per unit/yr. Adjustment (2,899)$                   2.2% of EGI

Repairs & Maintenance 250.0$         per unit/yr. 1 units 100% % of total (250)$                      0.2% of EGI
Service Contracts 200.0$         per unit/yr. 1 units 100% % of total (200)$                      0.2% of EGI
Turnover Costs 199.0$         per unit/yr. 1 units 100% % of total (199)$                      0.1% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$      per unit/yr. 1 units 100% % of total (1,250)$                   0.9% of EGI
Administrative 250.0$         per unit/yr. 1 units 100% % of total (250)$                      0.2% of EGI
Leasing & Marketing 250.0$         per unit/yr. 1 units 100% % of total (250)$                      0.2% of EGI
Utilities 500.0$         per unit/yr. 1 units 100% % of total (500)$                      0.4% of EGI

Non-Variable Expenses Adjustment (4,954)$                   3.7% of EGI
Property Taxes 0.00% % of value $2,536,657 total val. 100% % of total -$                        0.0% of EGI
Insurance 300.0$         per unit/yr. 1 units 100% % of total (300)$                      0.2% of EGI
Management Fee 3.5% of EGI $132,975 EGI 100% % of total (4,654)$                   3.5% of EGI
DDA -               mill levy $0 total val. 0% % of total -$                        0.0% of EGI

100% % of total -$                        0.0% of EGI

TOTAL OPERATING EXPENSES (7,853)$                   5.9% of EGI

Replacement Reserves Adjustment (300)$                      0.2% of EGI
Replacement Reserves 300.0$         per unit/yr. 1 units 100% % of total (300)$                      0.2% of EGI

TOTAL EXPENSES (8,153)$                   6.1% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 124,822$                93.9% of EGI
Est. Rental Value 2,536,657$             4.9% Cap rate
Sale Revenue 18,919,200$           
Total Project Value 21,455,857$           
Total Project Cost 18,813,311$           
Project Return 2,642,546$             

Return on Cost 14.05%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Operating-1
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0%

Construction Cost -$18,813,311 -$8,669,865 -$10,143,446 $0 $0 $0
Acquisition and Site $1,773,750 0.0% -$1,773,750 -$1,773,750 $0 $0 $0 $0
Hard Costs $13,932,000 0.0% -$13,932,000 -$4,876,200 -$9,055,800 $0 $0 $0
Soft Costs $3,107,561 0.0% -$3,107,561 -$2,019,915 -$1,087,646 $0 $0 $0

Total Construction Costs -$18,813,311 -$8,669,865 -$10,143,446 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100%
Residential Sales 0% 25% 50% 25% 0%
Commercial Income 0% 0% 50% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100%

Revenue (Effective Gross Income) $0 $0 $69,174 $141,114 $143,936
Residential Rental Income $15,270 2.0% $0 $0 $7,943 $16,204 $16,528
Commercial Income $127,386 2.0% $0 $0 $66,266 $135,183 $137,887
Multifamily Vacancy 5.0% $0 $0 -$397 -$810 -$826
Commercial Vacancy 7.0% $0 $0 -$4,639 -$9,463 -$9,652

Operating Expenses $0 $0 -$4,241 -$8,652 -$8,825
Operating Expenditures -$8,153 2.0% $0 $0 -$4,241 -$8,652 -$8,825

Net Operating Income $0 $0 $64,932 $132,462 $135,111

DISPOSITION REVENUE
Gross Revenue $22,849,014 $0 $4,923,750 $9,847,500 $4,923,750 $0

Residential Sales $19,695,000 $19,695,000 $0 $4,923,750 $9,847,500 $4,923,750 $0
Rental Asset Sales 4.92% cap rate Year 10 $3,154,014 $0 $0 $0 $0 $0

Cost of Sale -$835,110 $0 -$196,950 -$393,900 -$196,950 $0
Residential Sales 4.0% -$787,800 $0 -$196,950 -$393,900 -$196,950 $0
Rental Asset Sales 1.5% -$47,310 $0 $0 $0 $0 $0

Project Net Sale Revenue $22,013,904 $0 $4,726,800 $9,453,600 $4,726,800 $0

PROJECT CASH FLOWS
Net Project Cash Flows $4,402,442 -$8,669,865 -$5,416,646 $9,518,532 $4,859,262 $135,111

Construction Costs -$18,813,311 -$8,669,865 -$10,143,446 $0 $0 $0
Net Operating Income $1,201,850 $0 $0 $64,932 $132,462 $135,111
Project Disposition Income $22,013,904 $0 $4,726,800 $9,453,600 $4,726,800 $0

Net Present Value 9.15% -$62,921 -$8,669,865 -$4,962,571 $7,989,554 $3,736,793 $95,191
Project IRR 8.97%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Time Series-1
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Ketchum Infill Feasibility Model
6/21/2023

Option 1
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$18,813,311
Acquisition and Site $1,773,750 0.0% -$1,773,750
Hard Costs $13,932,000 0.0% -$13,932,000
Soft Costs $3,107,561 0.0% -$3,107,561

Total Construction Costs -$18,813,311

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $15,270 2.0%
Commercial Income $127,386 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$8,153 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $22,849,014

Residential Sales $19,695,000 $19,695,000
Rental Asset Sales 4.92% cap rate Year 10 $3,154,014

Cost of Sale -$835,110
Residential Sales 4.0% -$787,800
Rental Asset Sales 1.5% -$47,310

Project Net Sale Revenue $22,013,904

PROJECT CASH FLOWS
Net Project Cash Flows $4,402,442

Construction Costs -$18,813,311
Net Operating Income $1,201,850
Project Disposition Income $22,013,904

Net Present Value 9.15% -$62,921
Project IRR 8.97%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm

Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%

$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0

100% 100% 100% 100% 100% 100%
0% 0% 0% 0% 0% 0%

100% 100% 100% 100% 100% 100%
100% 100% 100% 100% 100% 100%

$146,815 $149,751 $152,747 $155,801 $158,917 $162,096
$16,859 $17,196 $17,540 $17,891 $18,248 $18,613

$140,644 $143,457 $146,326 $149,253 $152,238 $155,283
-$843 -$860 -$877 -$895 -$912 -$931

-$9,845 -$10,042 -$10,243 -$10,448 -$10,657 -$10,870

-$9,002 -$9,182 -$9,365 -$9,553 -$9,744 -$9,939
-$9,002 -$9,182 -$9,365 -$9,553 -$9,744 -$9,939

$137,813 $140,570 $143,381 $146,249 $149,174 $152,157

$0 $0 $0 $0 $0 $3,154,014
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $3,154,014

$0 $0 $0 $0 $0 -$47,310
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 -$47,310

$0 $0 $0 $0 $0 $3,106,704

$137,813 $140,570 $143,381 $146,249 $149,174 $3,258,861
$0 $0 $0 $0 $0 $0

$137,813 $140,570 $143,381 $146,249 $149,174 $152,157
$0 $0 $0 $0 $0 $3,106,704

$88,956 $83,128 $77,683 $72,594 $67,839 $1,357,777
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Static
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

Type Factor Rate Lease Rate Total Revenue % of Total
per year

REVENUE Units NRSF
Multifamily 13,500 NRSF 19,020,000$           
For-Sale 9                   

Penthouse 2                   6,000 NRSF $2,000.00 per sf 12,000,000$           
Condo 7                   6,000 NRSF $1,250.00 per sf 7,500,000$             

Garage Spaces 6                   $50,000.00 per space 300,000$                

Sales Cost 4% % of income 86,667 per unit (780,000)$               

Rental 2                   20,199$                  
Market Rate Rental -               0 NRSF $4.00 per sf -$                        0.0% of PGI
Community Housing 2                   1,500 NRSF $1.12 per sf 20,199$                  98.8% of PGI

Other MF Income 240$                        1.2% of PGI
Storage Units 50% of units 2 units $0.0 per unit/mo -$                        0.0% of PGI
Parking Revenue 100% of units 0 units $50.0 per unit/mo -$                        0.0% of PGI
Trash Fee 100% of units 2 units $10.0 per unit/mo 240$                        1.2% of PGI
Admin Income 100% of units 2 units $0.0 per unit/yr -$                        0.0% of PGI

Commecial Income -$                        0.0% of PGI
Ground Level 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 2 0 sf $42.0 per sf -$                        0.0% of PGI
Floor 3 0 sf $42.0 per sf -$                        0.0% of PGI

POTENTIAL GROSS INCOME (PGI) 20,439$                  100.0% of PGI
Less: Vacancy (Residential) 5.0% per year (1,022)$                   -5.0% of PGI
Less: Vacancy (Commercial) 7.0% per year -$                        0.0% of PGI

EFFECTIVE GROSS INCOME (EGI) 19,417$                  95.0% of PGI

EXPENDITURES
Variable Operating Expenses 2,899.00$    per unit/yr. Adjustment (5,798)$                   29.9% of EGI

Repairs & Maintenance 250.0$         per unit/yr. 2 units 100% % of total (500)$                      2.6% of EGI
Service Contracts 200.0$         per unit/yr. 2 units 100% % of total (400)$                      2.1% of EGI
Turnover Costs 199.0$         per unit/yr. 2 units 100% % of total (398)$                      2.0% of EGI
Payroll (Inc. Taxes & Benefits) 1,250.0$      per unit/yr. 2 units 100% % of total (2,500)$                   12.9% of EGI
Administrative 250.0$         per unit/yr. 2 units 100% % of total (500)$                      2.6% of EGI
Leasing & Marketing 250.0$         per unit/yr. 2 units 100% % of total (500)$                      2.6% of EGI
Utilities 500.0$         per unit/yr. 2 units 100% % of total (1,000)$                   5.2% of EGI

Non-Variable Expenses Adjustment (2,221)$                   11.4% of EGI
Property Taxes 0.39% % of value $239,954 total val. 100% % of total (942)$                      4.9% of EGI
Insurance 300.0$         per unit/yr. 2 units 100% % of total (600)$                      3.1% of EGI
Management Fee 3.5% of EGI $19,417 EGI 100% % of total (680)$                      3.5% of EGI
DDA -               mill levy $0 total val. 0% % of total -$                        0.0% of EGI

100% % of total -$                        0.0% of EGI

TOTAL OPERATING EXPENSES (8,019)$                   41.3% of EGI

Replacement Reserves Adjustment (600)$                      3.1% of EGI
Replacement Reserves 300.0$         per unit/yr. 2 units 100% % of total (600)$                      3.1% of EGI

TOTAL EXPENSES (8,619)$                   44.4% of EGI

UNLEVERAGED RETURN METRICS
Net Operating Income 10,798$                  55.6% of EGI
Est. Rental Value 239,954$                4.5% Cap rate
Sale Revenue 19,020,000$           
Total Project Value 19,259,954$           
Total Project Cost 17,450,621$           
Project Return 1,809,333$             

Return on Cost 10.37%

Hurdle Rate 12.00%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Operating-2
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

*continued on next page

Description Factor Escalation Total Year 0 Year 1 Year 2 Year 3 Year 4

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100% 100% 0% 0% 0% 0%
Hard Costs 100% 35% 65% 0% 0% 0%
Soft Costs 100% 65% 35% 0% 0% 0%

Construction Cost -$17,450,621 -$8,080,466 -$9,370,155 $0 $0 $0
Acquisition and Site $1,773,750 0.0% -$1,773,750 -$1,773,750 $0 $0 $0 $0
Hard Costs $12,944,167 0.0% -$12,944,167 -$4,530,458 -$8,413,708 $0 $0 $0
Soft Costs $2,732,704 0.0% -$2,732,704 -$1,776,258 -$956,446 $0 $0 $0

Total Construction Costs -$17,450,621 -$8,080,466 -$9,370,155 $0 $0 $0

NET OPERATING INCOME
% of Revenue

Residential Rental Income 0% 0% 50% 100% 100%
Residential Sales 0% 25% 50% 25% 0%
Commercial Income 0% 0% 50% 100% 100%
Operating Expenditures 0% 0% 50% 100% 100%

Revenue (Effective Gross Income) $0 $0 $10,101 $20,606 $21,018
Residential Rental Income $20,439 2.0% $0 $0 $10,633 $21,690 $22,124
Commercial Income $0 2.0% $0 $0 $0 $0 $0
Multifamily Vacancy 5.0% $0 $0 -$532 -$1,085 -$1,106
Commercial Vacancy 7.0% $0 $0 $0 $0 $0

Operating Expenses $0 $0 -$4,484 -$9,147 -$9,330
Operating Expenditures -$8,619 2.0% $0 $0 -$4,484 -$9,147 -$9,330

Net Operating Income $0 $0 $5,617 $11,459 $11,688

DISPOSITION REVENUE
Gross Revenue $20,098,352 $0 $4,950,000 $9,900,000 $4,950,000 $0

Residential Sales $19,800,000 $19,800,000 $0 $4,950,000 $9,900,000 $4,950,000 $0
Rental Asset Sales 4.50% cap rate Year 10 $298,352 $0 $0 $0 $0 $0

Cost of Sale -$796,475 $0 -$198,000 -$396,000 -$198,000 $0
Residential Sales 4.0% -$792,000 $0 -$198,000 -$396,000 -$198,000 $0
Rental Asset Sales 1.5% -$4,475 $0 $0 $0 $0 $0

Project Net Sale Revenue $19,301,877 $0 $4,752,000 $9,504,000 $4,752,000 $0

PROJECT CASH FLOWS
Net Project Cash Flows $1,955,224 -$8,080,466 -$4,618,155 $9,509,617 $4,763,459 $11,688

Construction Costs -$17,450,621 -$8,080,466 -$9,370,155 $0 $0 $0
Net Operating Income $103,968 $0 $0 $5,617 $11,459 $11,688
Project Disposition Income $19,301,877 $0 $4,752,000 $9,504,000 $4,752,000 $0

Net Present Value 8.70% -$395,734 -$8,080,466 -$4,248,489 $8,048,130 $3,708,688 $8,372
Project IRR 7.01%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm]T-Time Series-2
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Ketchum Infill Feasibility Model
6/21/2023

Option 2
Operating Revenues and OpEx: Time Series
Feasibility Model: Ketchum Ordinance 1234 - Interior Long Lot

Description Factor Escalation Total

DEVELOPMENT COSTS
% of Cost

Acquisition and Site 100%
Hard Costs 100%
Soft Costs 100%

Construction Cost -$17,450,621
Acquisition and Site $1,773,750 0.0% -$1,773,750
Hard Costs $12,944,167 0.0% -$12,944,167
Soft Costs $2,732,704 0.0% -$2,732,704

Total Construction Costs -$17,450,621

NET OPERATING INCOME
% of Revenue

Residential Rental Income
Residential Sales 
Commercial Income
Operating Expenditures

Revenue (Effective Gross Income)
Residential Rental Income $20,439 2.0%
Commercial Income $0 2.0%
Multifamily Vacancy 5.0%
Commercial Vacancy 7.0%

Operating Expenses
Operating Expenditures -$8,619 2.0%

Net Operating Income

DISPOSITION REVENUE
Gross Revenue $20,098,352

Residential Sales $19,800,000 $19,800,000
Rental Asset Sales 4.50% cap rate Year 10 $298,352

Cost of Sale -$796,475
Residential Sales 4.0% -$792,000
Rental Asset Sales 1.5% -$4,475

Project Net Sale Revenue $19,301,877

PROJECT CASH FLOWS
Net Project Cash Flows $1,955,224

Construction Costs -$17,450,621
Net Operating Income $103,968
Project Disposition Income $19,301,877

Net Present Value 8.70% -$395,734
Project IRR 7.01%

Source: Economic & Planning Systems

Z:\Shared\Projects\DEN\233053-Ketchum Retail and Feasibility Study\Models\Feasibility Models\[233053-MODEL-Interior Long Lot-06-19-2023.xlsm

Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%
0% 0% 0% 0% 0% 0%

$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0

100% 100% 100% 100% 100% 100%
0% 0% 0% 0% 0% 0%

100% 100% 100% 100% 100% 100%
100% 100% 100% 100% 100% 100%

$21,438 $21,867 $22,304 $22,751 $23,206 $23,670
$22,567 $23,018 $23,478 $23,948 $24,427 $24,915

$0 $0 $0 $0 $0 $0
-$1,128 -$1,151 -$1,174 -$1,197 -$1,221 -$1,246

$0 $0 $0 $0 $0 $0

-$9,517 -$9,707 -$9,901 -$10,099 -$10,301 -$10,507
-$9,517 -$9,707 -$9,901 -$10,099 -$10,301 -$10,507

$11,922 $12,160 $12,403 $12,651 $12,905 $13,163

$0 $0 $0 $0 $0 $298,352
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $298,352

$0 $0 $0 $0 $0 -$4,475
$0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 -$4,475

$0 $0 $0 $0 $0 $293,877

$11,922 $12,160 $12,403 $12,651 $12,905 $307,039
$0 $0 $0 $0 $0 $0

$11,922 $12,160 $12,403 $12,651 $12,905 $13,163
$0 $0 $0 $0 $0 $293,877

$7,855 $7,371 $6,917 $6,490 $6,090 $133,307
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