CITY OF KETCHUM, IDAHO

PLANNING AND ZONING COMMISSION
Tuesday, March 14, 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/86143409998
Webinar ID: 861 4340 9998

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 March 8, 2023 minutes

2. ACTION ITEM: Recommendation to review and approve the Findings of Fact, Conclusions of
Law, and Decision for the 691 N Spruce Avenue Residence Mountain Overlay Design Review
Application File No. P22-042B.

3. ACTION ITEM: Recommendation to review and approve the Findings of Fact, Conclusions of

Law, and Decision for the 691 N Spruce Avenue Residence Lot Consolidation Preliminary Plat &
Waiver Application File No. P22-042A




PUBLIC HEARING:
4. ACTION ITEM: Recommendation to hold a public hearing, review, and approve the Planned Unit
Development Conditional Use Permit application for the 420 Evergreen Lane Addition.

5. ACTION ITEM: Recommendation to hold a public hearing, review, and approve the Design
Review P22-045C, Variance P22-045D, Lot Consolidation Preliminary Plat (P22-045A), and
Condominium Subdivision Preliminary Plat (P22-045B) applications for The Perry Building
project located at 131 W 4th Street and 471 & 431 N 1st Avenue

NEW BUSINESS:
ADJOURNMENT:




CITY OF KETCHUM

MEETING MINUTES OF THE

**SPECIAL MEETING**PLANING AND ZONING COMISSION
Wednesday, March 8, 2023

CALL TO ORDER: (00:00:20 in video)
Neil Morrow called the meeting of the Ketchum Planning and Zoning Commission to
order at 4:31pm

ROLL CALL:

Neil Morrow

Susan Passovoy

Brenda Moczygemba-via Zoom

Tim Carter

Spencer Cordovano-via Zoom, just listening in

ALSO PRESENT:

Morgan Landers—Director of Planning and Building

Abby Rivin—Senior Planner

Adam Crutcher—Associate Planner

Paige Nied—Associate Planner

Heather Nicolai—Planning Technician & Office Administrator

COMMUNICATIONS FROM COMMISSIONERS: (00:00:45 in video)
e None

CONSENT AGENDA: (00:01:00 in video)
1. ACTION ITEM: Approval of the February 28, 2023 minutes.

MOTION to approve the February 28 Minutes (00:01:50 in video)
MOVER: Neil Morrow
SECONDER: Susan Passovoy
AYES: Susan Passovoy, Tim Carter, Neil Morrow, Brenda Moczygemba
ABSTAIN: Spencer Cordovano
RESULT: 4 in favor, 1 abstain - APPROVED

PUBLIC HEARING: (00:01:56 in video)
2. ACTION ITEM: Recommendation to conduct a public hearing, review, and approve the
Conditional Use Permit for a Work/Live unit at 471 E 10th Street.

e Presented by: Paige Nied—Associate Planner (00:06:08 in video)

e Commission Questions/Comments for Staff (00:13:38 in video)

Public Comment: (00:23:04 in video)




e None

Public Comment Closed: (00:23:20 in video)

MOTION to adopt the findings of fact and conclusions of law and the conditions as proposed
by the planning staff with the two proposed language corrections — one proposed by me and
one by Commissioner Moczygemba — as corrected/modified, | move approval. (00:23:50 in
video)

MOVER: Susan Passovoy

SECONDER: Tim Carter

AYES: Susan Passovoy, Tim Carter, Neil Morrow, Brenda Moczygemba

ABSTAIN: Spencer Cordovano

RESULT: 4 in favor, 1 abstain — APPROVED

3. ACTION ITEM: Recommendation to conduct a public hearing, review, and recommend
approval of Phased Development Agreement #22833 for the Crossbuck West Townhomes
(00:24:30 in video)
e Presented by: Morgan Landers— Director of Planning and Building (00:24:45 in video)
e Commission Questions/Comments for Staff (00:25:58 in video)

Public Comment: (00:27:00 in video)
e Discussed public comment received via email prior to meeting, but after packet was
published (00:27:10 in video)

Public Comment Closed: (00:27:56 in video)

MOTION to recommend approval of Phased Development Agreement #22833 for the
Crossbuck West Townhomes to the City Council (00:28:02 in video)
MOVER: Brenda Moczygemba
SECONDER: Tim Carter
AYES: Susan Passovoy, Tim Carter, Neil Morrow, Brenda Moczygemba
ABSTAIN: Spencer Cordovano
RESULT: 4 in favor, 1 abstain — APPROVED

NEW BUSINESS: (00:28:15 in video)
4. Discussion of Interim Ordinance 1234 revisions and prioritization of additional code
amendments

e Presented by: Abby Rivin—Senior Planner (00:28:30 in video)

e Commission Questions/Comments/Direction for Staff (00:50:45 in video)

Public Comment: (01:38:10 in video)
e Caleb Spangenberger-Williams Partners Architects (01:38:17 in video)
e Bob Crosby-Sun Valley Board of REALTORS (01:41:00 in video)

Public Comment Closed: (01:45:00 in video)
e Additional Commission Questions/Comments/Direction for Staff (01:45:01 in video)




Clarity for Commission on the materials used for the Mountain Land building. — Morgan
Landers — Director of Planning and Building (01:55:05 in video)

Announcements for upcoming meetings and possibility of additional Planning & Zoning
Commission meeting in April — Morgan Landers — Director of Planning and Building (02:03:01 in
video)

ADJOURNMENT:
Motion to adjourn at 6:37pm (02:05:30 in video)
MOVER: Neil Morrow
SECONDER: Susan Passovoy
AYES: Susan Passovoy, Tim Carter, Neil Morrow, Brenda Moczygemba
ABSTAIN: Spencer Cordovano
RESULT: 4 in favor, 1 abstain - APPROVED

Neil Morrow — P & Z Commissioner

Morgan Landers — Director of Planning & Building




City of Ketchum
Planning & Building

IN RE: )

)
691 N Spruce Avenue Residence ) KETCHUM PLANNING AND ZONING COMMISSION
Mountain Overlay Design Review ) FINDINGS OF FACT, CONCLUSIONS OF LAW, AND
File Number: P22-042B ) DECISION

)

Date: March 14, 2023 )
)

PROJECT: 691 N Spruce Avenue Residence
APPLICATION TYPE: Mountain Overlay Design Review
FILE NUMBER: P22-042B

ASSOCIATED APPLICATIONS: Lot Consolidation Preliminary Plat & Waiver (File No. P22-042A)

PROPERTY OWNER: Spruce and 6th LLC

REPRESENTATIVE: Jake Watkins, Roger Ferris + Partners (Architect)

LOCATION: 691 N Spruce Avenue (Ketchum Townsite: Block 91: Lots 7 & 8)
ZONING: Limited Residential (LR) & Mountain Overlay (MQ)

OVERLAY: None

RECORD OF PROCEEDINGS
The Planning and Zoning Commission considered the 691 N Spruce Avenue Design Review Application
File No. P22-042B during their meeting on February 28, 2023. The application was considered
concurrently with Lot Consolidation Preliminary Plat and Waiver Request Application File No. P22-
042A and the public hearings were combined in accordance with Idaho Code §67-6522.

Public Hearing Notice & Public Comment

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 February 8, 2023. The public hearing notice was published
in the Idaho Mountain Express on February 8, 2023. A notice was posted on the project site and the
city’s website on February 13, 2023. The story pole was installed on the project site on February 21,
2023.

191 W5"St % P.O.Box2315 % Ketchum,ID83340 * main (208)726-7801 * fax (208) 726-7812

facebook.com/CityofKetchum % twitter.com/Ketchum_ldaho % www.ketchumidaho.org




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

The applicant is proposing to develop a new one-family dwelling (the “project”) located at 691 N
Spruce Avenue (the “subject property”) within the Limited Residential Zoning District (the “LR Zone”)
and Mountain Overlay. The proposed residence is 4,534 gross square feet and contains five
bedrooms and a two-car garage with storage space. The project proposes site improvements,
including re-grading the existing driveway to comply with Fire Department requirements. The rear-
and side-yard setback areas will be restored and revegetated with native grasses and sage brush.
New aspen trees will be installed to enhance the existing grove on the property and new native
chokecherries will be installed to screen utilities.

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.

The subject property is comprised of two separate lots located on Knob Hill. These lots are part of the
original Ketchum Townsite that was created in 1948. Topography was not considered when the
townsite was established, and Knob Hill contains platted blocks with multiple unimproved lots and
unimproved public rights-of-way located high on the hillside.

The subject property is developed with an existing single-family residence that was constructed in
1977 and is proposed to be demolished. While the existing home 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).

The existing home was developed prior to the city’s establishment of the Mountain Overlay in 1989
and does not comply with current hillside development standards. Current code requires new
buildings to be constructed in areas with less than 25% slope (KMC §16.04.020). The contours of the
site and the adjacent undisturbed hillside show that the natural slope of the development parcel
exceeded 25% prior to the construction of the existing nonconforming home in 1977.

Additionally, the existing home and structures, including retaining walls, encroach within the front,
rear, and side yard setback areas and are nonconforming with the dimensional standards required in
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the LR Zone. The existing nonconforming home is proposed to be demolished. Since the existing
nonconforming home is proposed to be demolished, the new development, including all existing and
proposed site improvements, must comply with all current code standards.

The applicant has proposed consolidating the two lots so that the new single-family residence will
comply with the setbacks required in the LR Zone. The lot consolidation preliminary plat must comply
with all subdivision design and development standards specified in KMC §16.04.040. Building
envelopes are required to be established on lots that contain areas of 25% or greater slope based on
natural contours. These building envelopes must be established outside of hillsides with 25% and
greater slopes (KMC §16.04.040.F2) unless the request qualifies for one of two waivers outlined in
the subdivision code. The application qualifies for the first waiver outlined, which states a waiver may
be considered, “for lot line shifts of parcels that are entirely within slopes of 25% or greater to create
a reasonable building envelope, and mountain overlay design review standards and all other City
requirements are met.” The applicant has requested a waiver to create a reasonable building
envelope on the consolidated development parcel.

Zoning Code Interpretation 22-001

The City of Ketchum Planning and Zoning Commission (the “Commission”) considered the question of
whether nonconforming properties on hillsides of 25% and greater slope would be permitted to be
redeveloped if the existing non-conforming home were to be demolished during their special
meeting on February 15, 2022. Zoning Code Interpretation 22-001.

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 mentioned above, the property configuration is proposed to be modified by combining lots 7 and
8, therefore the evaluation of the redevelopment falls under scenario A. The proposed building
envelope has been established at the lower elevation of the consolidated parcel and complies with
the minimum setbacks required in the LR Zone. KMC §17.104.070.A10 directs the Commission to
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consider if there are other sites on the property more suitable for the proposed development in
order to carry out the purposes of the Mountain Overlay. The new home is sited within the most
suitable area for redevelopment at the lower elevation of the parcel.

The project also conforms to the requirements outlined for scenario B as well. The maximum height
of the proposed home is 33 feet, which is 1.22 feet less than the maximum height of the existing
home. The proposed residence’s building footprint conforms to the building footprint of the existing
home as shown on Sheet C1.1 of the project plans. The existing development’s total building
coverage is 4,084 square feet. The proposed redevelopment’s building coverage is 2,478 square feet,
which is 1,606 square feet less than existing.

The site survey on Sheet C1.0 of the project plans shows the existing development’s limits of
disturbance. The total area of existing site disturbance is 8,469 square feet. The site photos on Sheets
EX003 and EX004 of the project plans show the existing disturbed areas on the subject property.
Existing disturbance within the front-yard setback area includes the driveway and retaining walls.
Existing disturbance within the rear-yard setback area includes drystack retaining walls, landscape
steps, a paver patio, and a drainage swale.

Existing disturbance within the south-side-yard setback area includes railroad tie retainage and a tall
concrete retaining wall. Sheet C1.1 shows that the new single-family residence and all associated site
improvements are contained within the existing limits of disturbance on the subject property.

The project complies with Interpretation 22-001, zoning code requirements, design review standards,
and subdivision regulations.

The Planning and Building Department received the Pre-Application Design Review for the project on
July 1, 2022 and received the Lot Consolidation Preliminary Plat application and waiver request on
September 1, 2022. The preliminary plat was reviewed by planning staff and city departments
concurrently with the Pre-Application, and the applications were deemed complete on October 13,
2022. The Commission reviewed the Pre-Application on November 8, 2022 and unanimously
advanced the project to final Mountain Overlay Design Review. During their review of the Pre-
Application, the Commission commented that the proposed home was thoughtfully designed and
met the requirements outlined in Zoning Code Interpretation 22-001.

The Planning and Building Department received the final Mountain Overlay Design Review application
on November 22, 2022. The application was reviewed by planning staff and city departments, and
review comments were provided to the applicant on January 6, 2023. The application was deemed
complete on February 3, 2023.

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).
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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 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:

e 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.

e Protect and enhance views of the surrounding mountains and natural features.

e 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.

e Protect and incorporate natural features into newly developing areas. Conserve the
natural patterns of streams, ridgelines, topography, riparian areas, and wildlife habitat
areas.

The Mountain Overlay 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
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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 designates the future land use for 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. Open space is identified as an
appropriate secondary use that complements the low-density residential units.

The proposed home is sited at the lower elevation of the parcel preserving the natural topography of
the hillside above. The project protects the natural hillside by: (1) conforming to the existing home’s
building footprint and (2) containing all construction activity within the existing limits of disturbance
on the subject property. Additionally, the project proposes to further preserve the hillside by
restoring and revegetating existing disturbed areas within rear- and side-yard setback areas. The
project meets the desired future land-use type, locational characteristics, and character of
development specified in the comprehensive plan.

FINDINGS REGARDING COMPLIANCE WITH ZONING REGULATIONS

Compliance with Zoning and Dimensional Standards

Compliant Standards and Findings
Yes | No | N | Ketchum City Standards and Findings
/ | Municipal Code
A
O |1O|l17.12.030 Minimum Lot Area
Finding Required: 9,000 square feet minimum
Existing: 16,681 square feet (0.38 acres)
O |0 17.12.030 Building Coverage
Finding Permitted: 35%
Proposed: 15% (2,478 square feet / 16,681 square feet lot area)
O |0 17.12.030 Minimum Building Setbacks
Finding Minimum Required Setbacks:
Front: 15
Side: > of 1’ for every 2’ in building height, or 10’ (15’-7" required)
Rear: 20’
Proposed:
Front (Spruce Avenue): 41.57’
Side (north): 58.73’
Side (south): 16.75’
Rear (west): 28.29’
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O |0 17.12.030 Building Height
Finding Maximum Permitted: 35’
Proposed: 33’
O |0 17.125.030.H Curb Cut
Finding Permitted:
A total of 35% of the linear footage of any street frontage can be devoted to
access off street parking.
Proposed: 21% (23-foot-wide driveway/110 feet of frontage along Spruce
Ave)
O | O 17.125.020.A.2 | Parking Spaces
& 17.125.050
Finding Off-street parking standards of this chapter apply to any new development
and to any new established uses.
Required:
One-Family Dwelling Units in all Zoning Districts: 2 parking spaces per
dwelling unit.
Proposed:
The applicant is proposing two parking spaces within the enclosed garage.
FINDINGS REGARDING COMPLIANCE WITH MOUNTAIN OVERLAY DESIGN REVIEW STANDARDS
Mountain Overlay Design Review Standards (KMC §17.107.070.A)
Compliant Standards and Findings
Yes | No | N/A | Ketchum City Standards and Findings
Municipal Code
17.104.070.A.1 There is no building on ridges or knolls which would have a material
visual impact on a significant skyline visible from a public vantage point
entering the City or within the City. Material, as the term is used herein,
shall be construed in light of the magnitude of the negative impact on
the objectives of this Ordinance.
Findings The project is not sited on a ridge or knoll that would have a material visual
impact on a significant skyline visible from a public vantage point entering
0o (g or within the city. The proposed home is sited at the lower elevation of

the parcel preserving the natural topography of the hillside above. The
project protects the natural hillside by: (1) conforming to the existing
home’s building footprint and (2) containing all construction activity
within the existing limits of disturbance on the subject property.
Additionally, the project proposes to further preserve the hillside by
restoring and revegetating existing disturbed areas within rear- and side-
yard setback areas. The maximum height of the proposed home is 33 feet,
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which is 1.22 feet less than the maximum height of the existing home
further reducing its visibility on the hillside.

17.104.070.A.2

Building, excavating, filling and vegetation disturbance on hillsides which
would have a material visual impact visible from a public vantage point
entering the City or within the City is minimized. Material, as the term is
used herein, shall be construed in light of the magnitude of the negative
impact on the objectives of this Ordinance.

Findings

The project minimizes building, excavating, filling, and vegetation
disturbance by containing all construction activity within the existing
disturbed area on the subject property. The existing development’s total
building coverage is 4,084 square feet. The proposed redevelopment’s
building coverage is 2,478 square feet, which is 1,606 square feet less
than existing. The site survey on Sheet C1.0 of the project plans shows
the existing development’s limits of disturbance. The total area of
existing site disturbance is 8,469 square feet. The site photos on Sheets
EX003 and EX004 of the project plans show the existing disturbed areas
on the subject property. Existing disturbance within the front-yard
setback area includes the driveway and retaining walls. Existing
disturbance within the rear-yard setback area includes dry-stack
retaining walls, landscape steps, a paver patio, and a drainage swale.
Existing disturbance within the south-side-yard setback area includes
railroad tie retainage and a tall concrete retaining wall. Sheet C1.1 shows
that the new single-family residence and all associated site
improvements are contained within the existing limits of disturbance on
the subject property. The proposed cut and fill quantities are specified
on Sheet C1.1. The total volume of the proposed cut is 460 cubic yards.
No new fill is proposed to be added to the subject property.

The minimal building, excavating, filling, and vegetation will not have a
material visual impact visible from a public vantage point entering or
within the city. The proposed home is sited at the lower elevation of the
parcel preserving the natural topography of the hillside above.
Additionally, the project proposes to further preserve the hillside by
restoring and revegetating existing disturbed areas within rear- and side-
yard setback areas. The maximum height of the proposed home is 33
feet, which is 1.22 feet less than the maximum height of the existing
home further reducing its visibility on the hillside.

17.104.070.A.3

Driveway standards as well as other applicable standards contained in
Street Standards Chapter 12.04 are met.

Findings

The applicant has proposed improving the existing driveway by re-
grading to comply with Fire Department requirements, installing a
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snowmelt system that terminates at the front property line, and
resurfacing with new asphalt. The existing grade of the existing driveway
slopes uphill 14.5% towards the garage from its access along Spruce
Avenue, exceeding the 7% maximum grade permitted by the Fire
Department. The applicant has proposed grading improvements that
flatten the existing driveway. The proposed driveway grade slopes down
1.4% towards the garage from its access along Spruce Avenue and
complies with Fire Department requirements.

The proposed driveway improvements have been reviewed by the City
Engineer, Streets Department, and Fire Department. The driveway
improvements comply with all applicable standards for private driveway
specified in Ketchum Municipal Code §12.03.030.L.

Pursuant to condition no. 4, the applicant shall submit final civil drawings
prepared by an engineer registered in the State of Idaho that provide
specifications for the proposed driveway and right-of-way improvements
for final review and approval by the City Engineer and Streets
Department prior to issuance of a building permit for the project.

17.104.070.A.4

All development shall have access for fire and other emergency vehicles
to within one hundred fifty feet (150’) of the furthest exterior wall of any
building.

O | d Findings

Sufficient access is provided for fire and other emergency vehicles to
reach within 150 feet of the furthest exterior wall of the building. The
Fire Department has reviewed the project plans and has found that all
access requirements for emergency vehicles have been met.

17.104.070.A.5

Significant rock outcroppings are not disturbed.

Findings

Sheet C1.1 of the project plans shows that the disturbance proposed for
the new home does not extend beyond the existing limits of disturbance
on the site. The project protects the natural hillside area by
concentrating redevelopment within the existing disturbed area on the
subject property. The proposed home is sited at the lower elevation of
the parcel conserving the natural topography of the hillside above.
Additionally, the project proposes to further preserve the hillside by
restoring and revegetating existing disturbance within rear- and side-
yard setback areas.

17.104.070.A.6

International Building Code (IBC) and International Fire Code (IFC) and
Ketchum Fire Department requirements shall be met.

O | d Findings

The project must comply with the 2018 International Residential Code,
the 2018 International Fire Code, all local amendments specified in Title
15 of Ketchum Municipal Code, and Ketchum Fire Department
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requirements. All building code and Fire Department requirements will
be verified for compliance by the Building and Fire departments prior to
building permit issuance.

17.104.070.A.7

Public water and sewer service comply with the requirements of the City.

Findings

As shown on C1.1 of the project plans, the redevelopment project will
utilize the existing sewer service. The existing water service will be
abandoned and replaced with a new water service connection. The
Utilities Department reviewed the project plans and the new water
service connection complies with city requirements. Pursuant to
condition no. 4, the applicant shall submit final civil drawings prepared
by an engineer registered in the State of Idaho that provide
specifications for the proposed utility improvements for final review and
approval by the Utilities Department prior to issuance of a building
permit for the project.

17.104.070.A.8

Drainage is controlled and maintained to not adversely affect other
properties.

Findings

Pursuant to KMC §17.96.060.C.1, all storm water drainage shall be
retained on site. Drainage improvements are specified on Sheet C1.1 of
the project plans. The drainage improvements include the installation of
a French drain bordering the length of the south-side property line. A
landscape drywell will be installed to collect stormwater from the
driveway. A detail of the French drain and drywell has been provided on
Sheet C1.2. The City Engineer has reviewed the proposed drainage plan
and believes the French drain and drywell improvements are sufficient to
maintain all storm water drainage on-site.

Pursuant to condition no. 4, the applicant shall submit final civil drawings
prepared by an engineer registered in the State of Idaho that provide
specifications for the proposed drainage improvements for final review
and approval by the City Engineer and Streets Department prior to
issuance of a building permit for the project.

17.104.070.A.9

Cuts and fills allowed for roadways shall be minimized; lengths of
driveways allowed shall be minimized; all cuts and fills shall be concealed
with landscaping, revegetation and/or natural stone materials.

Revegetation on hillsides with a clear zone of thirty feet (30') around all
structures is recommended. Said clear zone shall include low
combustible irrigated vegetation with appropriate species, on file with
the Ketchum planning department. Revegetation outside of this clear
zone should be harmonious with the surrounding hillsides.
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Findings

No new roadways or driveways are proposed with this redevelopment
project. The project proposes to improve the existing driveway that
accesses the property along Spruce Avenue. The applicant has proposed
improving the existing driveway by re-grading to comply with Fire
Department requirements, installing a snowmelt system that terminates
at the front property line, and resurfacing with new asphalt.

The project minimizes building, excavating, filling, and vegetation
disturbance by containing all construction activity within the existing
disturbed area on the subject property. The proposed cut and fill
guantities are specified on Sheet C1.1. The total volume of the proposed
cut is 460 cubic yards. No new fill is proposed to be added to the subject
property. The proposed home is sited at the lower elevation of the parcel
preserving the natural topography of the hillside above. Additionally, the
project proposes to further preserve the hillside by restoring and
revegetating existing disturbed areas within rear- and side-yard setback
areas. The rear- and side-yard setback areas will be restored and
revegetated with native grasses and sage brush. New aspen trees will be
installed to enhance the existing grove on the property and new native
chokecherries will be installed to screen utilities. The Fire Department
has reviewed the project plans and has not recommended a 30-foot-
clear-zone for the project. Fire Protection Ordinance No. 1217 (KMC
§15.08.080) requires that: (1) tree crowns extending within 10 feet of
any structure shall be pruned to maintain a minimum horizontal
clearance of 10 feet, (2) tree crowns within 30 feet of any structure shall
be pruned to remove limbs less than 6 feet above the ground surface
adjacent to trees, and (3) non-fire resistive vegetation or growth shall be
kept clear of buildings and structures in order to provide a clear area for
fire suppression operations. The project complies with the fire protection
and defensible space standards specified in KMC §15.08.080.

17.104.070.A.10

There are not other sites on the parcel more suitable for the proposed
development in order to carry out the purposes of this Ordinance.

Findings

The new home is sited within the most suitable area for redevelopment
at the lower elevation of the parcel. Sheet C1.1 shows that the new
single-family residence and all associated site improvements are
contained within the existing limits of disturbance on the subject
property. The proposed home is sited at the lower elevation of the parcel
preserving the natural topography of the hillside above. The project
protects the natural hillside by: (1) conforming to the existing home’s
building footprint and (2) containing all construction activity within the
existing limits of disturbance on the subject property.
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17.104.070.A.11

Access traversing 25% or greater slopes does not have significant impact
on drainage, snow and earth slide potential and erosion as it relates to
the subject property and to adjacent properties.

Findings

The applicant has proposed improving the existing driveway by re-
grading to comply with Fire Department requirements, installing a
snowmelt system that terminates at the front property line, and
resurfacing with new asphalt. The proposed driveway improvements
have been reviewed by the City Engineer, Streets Department, and Fire
Department. The driveway improvements comply with all applicable
standards for private driveway specified in Ketchum Municipal Code
§12.03.030.L. Drainage improvements are specified on Sheet C1.1 of the
project plans. The drainage improvements include the installation of a
French drain bordering the length of the south-side property line. A
landscape drywell will be installed to collect stormwater from the
driveway. A detail of the French drain and drywell has been provided on
Sheet C1.2. The City Engineer has reviewed the proposed drainage plan
and believes the French drain and drywell improvements are sufficient to
maintain all storm water drainage on-site. The proposed driveway
improvements will not have adverse impacts on drainage, snow, earth-
slide potential, or erosion.

Pursuant to condition no. 4, the applicant shall submit final civil drawings
prepared by an engineer registered in the State of Idaho that provide
specifications for the proposed driveway and right-of-way improvements
for final review and approval by the City Engineer and Streets
Department prior to issuance of a building permit for the project.

17.104.070.A.12

Utilities shall be underground.

Findings

The utility improvements are indicated on Sheet C1.1 of the project
plans. The redevelopment project will utilize the existing sewer, gas, and
electrical service. The existing water service will be abandoned and
replaced with a new water service connection. The Utilities Department
reviewed the project plans and the new water service connection
complies with city requirements. Pursuant to condition no. 4, the
applicant shall submit final civil drawings prepared by an engineer
registered in the State of Idaho that provide specifications for the
proposed utility improvements for final review and approval by the
Utilities Department prior to issuance of a building permit for the
project. Four above-grade AC condensers are proposed to be installed
within the rear-yard setback area bordering the proposed residence. The
landscape plan on Sheet L2.0 shows that new native chokecherries will
be installed to screen the AC condensers. In accordance with KMC
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§17.96.060.D2, the proposed landscaping improvements within the rear
yard will sufficiently screen the AC condensers from public view.

17.104.070.A.13

Limits of disturbance shall be established on the plans and protected by
fencing on the site for the duration of construction.

Findings

Sheet C1.1 shows that the new single-family residence and all associated
site improvements are contained within the existing limits of disturbance
on the subject property. The applicant has submitted a preliminary
construction management plan that indicates the limits of disturbance
will be protected by fencing during construction. A construction
management plan that addresses all construction activity standards
specified in Ketchum Municipal Code §15.06.030 will be required to be
submitted with the building permit application. City Departments will
conduct a comprehensive review of the proposed construction
management plan during plan review for the building permit. Pursuant to
condition no. 5, the limits of disturbance shall be established on the
construction management plan submitted with the building permit
application and protected by fencing for the duration of construction.

17.104.070.A.14

Excavations, fills and vegetation disturbance on hillsides not associated
with the building construction shall be minimized.

Findings

The project minimizes building, excavating, filling, and vegetation
disturbance by containing all construction activity within the existing
disturbed area on the subject property. The proposed cut and fill
guantities are specified on Sheet C1.1. The total volume of the proposed
cut is 460 cubic yards. No new fill is proposed to be added to the subject
property. The proposed home is sited at the lower elevation of the parcel
preserving the natural topography of the hillside above. Additionally, the
project proposes to further preserve the hillside by restoring and
revegetating existing disturbed areas within rear- and side-yard setback
areas.

17.104.070.A.15

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

Findings

Ordinance No. 996 adopted in 2006 amended the Mountain Overlay
boundaries by designating the Knob Hill area as a significant landmark.
The subject property is comprised of two separate lots located on Knob
Hill. These lots are part of the original Ketchum Townsite that was
created in 1948. Topography was not considered when the townsite was
established, and Knob Hill contains platted blocks with multiple
unimproved lots and unimproved public rights-of-way located high on
the hillside.
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The project protects the natural hillside area by concentrating the
redevelopment within the existing disturbed area on the property. The
proposed home is sited at the lower elevation of the parcel conserving
the natural topography of the hillside above. Additionally, the project
proposes to further preserve the hillside by restoring and revegetating
existing disturbance within rear- and side-yard setback areas.

O 17.104.070.A.16

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

Findings

This standard is not applicable as the project does not propose below-
grade structures that encroach into required setbacks.

FINDINGS REGARDING COMPLIANCE WITH DESIGN REVIEW STANDARDS

17.96.060.A.1 - Streets Conformance

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

Finding: This standard is not applicable as no new roadways or driveways are proposed with
this redevelopment project. The project proposes to improve the existing driveway that
accesses the property along Spruce Avenue. The applicant has proposed improving the
existing driveway by re-grading to comply with Fire Department requirements, installing a
snowmelt system that terminates at the front property line, and resurfacing with new asphalt.

Works Department.

17.96.060.A.2 - Streets Conformance
All street designs shall be approved by the City Engineer. N/A
Finding: No new streets or changes to the design of Spruce Avenue are proposed with this
project.

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

"substantial improvement" shall install sidewalks as required by the Public

Finding: Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks are
required when substantial improvements are made, which include the Community Core, all
tourist zone districts, and all light industrial districts. The subject property is located within the
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LR Zone and sidewalks are not required to be installed for the project. This standard is not
applicable.

17.96.060.B.2 - Sidewalks Conformance

Sidewalk width shall conform to the City's right-of-way standards, however the N/A
City Engineer may reduce or increase the sidewalk width and design standard
requirements at their discretion.

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not required
to be installed for this project.

17.96.060.B.3 - Sidewalks Conformance

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

a) The project comprises an addition of less than 250 square feet of
conditioned space.

b) The City Engineer finds that sidewalks are not necessary because of
existing geographic limitations, pedestrian traffic on the street does
not warrant a sidewalk, or if a sidewalk would not be beneficial to the
general welfare and safety of the public.

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not required
to be installed for this project.

17.96.060.B.4 - Sidewalks Conformance

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

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not required
to be installed for this project.

17.96.060.B.5 — Sidewalks Conformance

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

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks
are required when substantial improvements are made, which include the CC, all tourist zone
districts, and all light industrial districts. The subject property is located in the LR Zone and
sidewalks are not required to be installed for this project.
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17.96.060.B.6 - Sidewalks Conformance

The City may approve and accept voluntary cash contributions in lieu of the N/A
above described improvements, which contributions must be segregated by
the City and not used for any purpose other than the provision of these
improvements. The contribution amount shall be 110 percent of the estimated
costs of concrete sidewalk and drainage improvements provided by a qualified
contractor, plus associated engineering costs, as approved by the City
Engineer. Any approved in lieu contribution shall be paid before the City issues
a certificate of occupancy.

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not
required to be installed for this project.

17.96.060.C.1 - Drainage Conformance
All stormwater shall be retained on site. YES
Condition #4

Finding: Pursuant to KMC §17.104.070.A.8, drainage must be controlled and maintained to not
adversely affect other property. Drainage improvements are specified on Sheet C1.1 of the
project plans. The drainage improvements include the installation of a French drain bordering
the length of the south-side property line. A landscape drywell will be installed to collect
stormwater from the driveway. A detail of the French drain and drywell has been provided on
Sheet C1.2. The City Engineer has reviewed the proposed drainage plan and believes the
French drain and drywell improvements are sufficient to maintain all storm water drainage on-
site. Pursuant to condition #4, the applicant shall submit final civil drawings prepared by an
engineer registered in the State of Idaho that provide specifications for the proposed drainage
improvements for final review and approval by the City Engineer and Streets Department prior
to issuance of a building permit for the project.

17.96.060.C.2 - Drainage Conformance
Drainage improvements constructed shall be equal to the length of the subject YES
property lines adjacent to any public street or private street. Condition #4

Finding: Drainage improvements are specified on Sheet C1.1 of the project plans. The drainage
improvements include the installation of a French drain bordering the length of the south-side
property line. A landscape drywell will be installed to collect stormwater from the driveway. A

detail of the French drain and drywell has been provided on Sheet C1.2. The City Engineer has

reviewed the proposed drainage plan and believes the French drain and drywell improvements
are sufficient to maintain all storm water drainage on-site.

Pursuant to condition #4, the applicant shall submit final civil drawings prepared by an engineer
registered in the State of Idaho that provide specifications for the proposed drainage
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improvements for final review and approval by the City Engineer and Streets Department prior
to issuance of a building permit for the project.

17.96.060.C.3 - Drainage Conformance
The City Engineer may require additional drainage improvements as YES
necessary, depending on the unique characteristics of a site. Condition #4

Finding: The City Engineer has reviewed the proposed drainage plan and believes the French
drain and drywell improvements are sufficient to maintain all storm water drainage on-site.
The City Engineer may require additional drainage improvements if necessary. Pursuant to
condition #4, the applicant shall submit final civil drawings for all drainage improvements with
the building permit application to be verified, reviewed, and approved by the City Engineer
and Streets Department.

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

Finding: Drainage improvements are specified on Sheet C1.1 of the project plans. The drainage
improvements include the installation of a French drain bordering the length of the south-side
property line. A landscape drywell will be installed to collect stormwater from the driveway. A
detail of the French drain and drywell has been provided on Sheet C1.2. Pursuant to condition
#4, the applicant shall submit final civil drawings for all drainage improvements with the
building permit application to be verified, reviewed, and approved by the City Engineer and
Streets Department.

17.96.060.D.1 - Utilities Conformance

All utilities necessary for the development shall be improved and installed at YES
the sole expense of the applicant.

Finding: All project costs associated with the development, including the installation of utilities,
are the responsibility of the applicant. The applicant has not made requests for funding to the
City for utility improvements. No funds have been provided by the City for the project.

17.96.060.D.2 - Utilities Conformance
Utilities shall be located underground and utility, power, and YES
communication lines within the development site shall be concealed from Condition #4

public view.

Finding: The utility improvements are indicated on Sheet C1.1 of the project plans. The

redevelopment project will utilize the existing sewer, gas, and electrical service. The existing
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water service will be abandoned and replaced with a new water service connection. The
Utilities Department reviewed the project plans and the new water service connection
complies with city requirements. Pursuant to condition no. 4, the applicant shall submit final
civil drawings prepared by an engineer registered in the State of Idaho that provide
specifications for the proposed utility improvements for final review and approval by the
Utilities Department prior to issuance of a building permit for the project. Four above-grade
AC condensers are proposed to be installed within the rear-yard setback area bordering the
proposed residence. The landscape plan on Sheet L2.0 shows that new native chokecherries
will be installed to screen the AC condensers. In accordance with KMC §17.96.060.D2, the
proposed landscaping improvements within the rear yard will sufficiently screen the AC
condensers from public view.

17.96.060.D.3 - Utilities Conformance

When extension of utilities is necessary all developers will be required to N/A
pay for and install two-inch SDR11 fiber optical conduit. The placement
and construction of the fiber optical conduit shall be done in accordance
with City of Ketchum standards and at the discretion of the City Engineer.

Finding: The location of the subject property is already served by fiber optic cable and

therefore no conduit is required in this location.

17.96.060.E.1 — Compatibility of Design Conformance

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

Finding: No new signage is proposed for the new single-family home. The exterior materials
are specified on Sheet G002 of the project plans and include wood windows and doors, wood
louvers, wood cladding, wood soffits, stone cladding, zing, cable guardrails, and a green roof.
The natural materials and colors are compatible with the existing homes in the Knob Hill

neighborhood and complement the surrounding hillside.

17.96.060.E.2 — Compatibility of Design Conformance

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

Finding: Ordinance No. 996 adopted in 2006 amended the Mountain Overlay boundaries by
designating the Knob Hill area as a significant landmark. The subject property is comprised of
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two separate lots located on Knob Hill. These lots are part of the original Ketchum Townsite
that was created in 1948. Topography was not considered when the townsite was established,
and Knob Hill contains platted blocks with multiple unimproved lots and unimproved public
rights-of-way located high on the hillside.

The project protects the natural hillside area by concentrating the redevelopment within the
existing disturbed area on the property. The proposed home is sited at the lower elevation of
the parcel conserving the natural topography of the hillside above. Additionally, the project
proposes to further preserve the hillside by restoring and revegetating existing disturbance
within rear- and side-yard setback areas.

17.96.060.E.3 — Compatibility of Design Conformance

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

Finding: The subject property is developed with an existing nonconforming single-family
residence that was constructed in 1977 and is proposed to be demolished. While the existing
home 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).

17.96.060.F.1 — Architectural Conformance

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

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks
are required when substantial improvements are made, which include the Community Core, all
tourist zone districts, and all light industrial districts. The subject property is located within the
LR Zone and sidewalks are not required to be installed for the project. This standard is not
applicable.

17.96.060.F.2 — Architectural Conformance

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

Finding: Elevations for the proposed home are included on Sheet A201 and A202 of the project
plans. The home’s character is defined by the curved wall of second-level great room that
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connects to this terrace. These features create an eye-catching building form that provides
visual interest. The project design is mountain modern combining more rustic and natural
materials with large windows, clean lines, hard edges, and a flat green roof.

17.96.060.F.3 — Architectural Conformance

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

Finding: The project uses wood, stone, and glass along all facades of the building. The different
shapes, sizes, and placement of these exterior materials add variety and animates each facade.

17.96.060.F.4 — Architectural Conformance
Accessory structures, fences, walls and landscape features within the YES
project shall match or complement the principal building.

Finding: No accessory structures or fences are proposed. The project proposes landscaping
improvements that restore disturbed hillside areas. These landscaping improvements
complement and soften the visual appearance of the single-family residence. The rear- and
side-yard setback areas will be restored and revegetated with native grasses and sage brush.
New aspen trees will be installed to enhance the existing grove on the property and new
native chokecherries will be installed to screen utilities.

17.96.060.F.5 — Architectural Conformance

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

Finding: The design incorporates variation in architectural features and materials across all
facades. The elevations included on Sheets A201 and A202 of the project plans show that the
building walls provide visual relief through exterior material differentiation and slight
modulations in building mass to reduce the appearance of bulk and flatness.

17.96.060.F.6 — Architectural Conformance
Building(s) shall orient toward their primary street frontage. YES

Finding: The project will improve the existing driveway access along Spruce Avenue. A new
gravel path is proposed connecting the driveway to the home’s main entrance at the south
elevation fronting 6™ Street.

| 17.96.060.F.7 — Architectural | Conformance \
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Garbage storage areas and satellite receivers shall be screened from public YES
view and located off alleys.

Finding: No satellite receivers are proposed for the project. As shown on Sheet A101, the
garage contains storage space to accommodate garbage bins. The garbage storage area will be
contained with the enclosed garage and fully screened from public view.

17.96.060.F.8 — Architectural Conformance

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

Finding: The roof plan provided on Sheet A104 shows that roof drains will be installed on the
sedum-green roof system. These roof drains will lead to vertical drainpipes within wall
assemblies. The entry patio at the south elevation is partially covered

providing weather protection for residents.

17.96.060.G.1 — Circulation Design Conformance

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

Finding: N/A. This redevelopment project is located within the Knob Hill area, an existing low-
density residential neighborhood. The site is not contiguous to existing pedestrian, equestrian,

or bicycle easements or pathways.

17.96.060.G.2 — Circulation Design Conformance

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

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks
are required when substantial improvements are made, which include the CC, all tourist zone
districts, and all light industrial districts. The subject property is located in the LR Zone and
sidewalks are not required to be installed for this project.

17.96.060.G.3 — Circulation Design Conformance
Traffic shall flow safely within the project and onto adjacent streets. YES
Traffic includes vehicle, bicycle, pedestrian and equestrian use. Condition #4
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Consideration shall be given to adequate sight distances and proper
signage.

Finding: The applicant has proposed improving the existing driveway by re-grading to comply
with Fire Department requirements, installing a snowmelt system that terminates at the front
property line, and resurfacing with new asphalt. The existing grade of the existing driveway
slopes uphill 14.5% towards the garage from its access along Spruce Avenue, exceeding the 7%
maximum grade permitted by the Fire Department. The applicant has proposed grading
improvements that flatten the existing driveway. The proposed driveway grade slopes down
1.4% towards the garage from its access along Spruce Avenue and complies with Fire
Department requirements.

The proposed driveway improvements have been reviewed by the City Engineer, Streets
Department, and Fire Department. The driveway improvements comply with all applicable
standards for private driveway specified in Ketchum Municipal Code §12.03.030.L.

Pursuant to condition no. 4, the applicant shall submit final civil drawings prepared by an
engineer registered in the State of Idaho that provide specifications for the proposed driveway
and right-of-way improvements for final review and approval by the City Engineer and Streets

Department prior to issuance of a building permit for the project.

17.96.060.G.4 — Circulation Design Conformance

Curb cuts and driveway entrances shall be no closer than 20 feet to the YES
nearest intersection of two or more streets, as measured along the property
line adjacent to the right-of-way. Due to site conditions or current/projected
traffic levels or speed, the City Engineer may increase the minimum distance
requirements.

Finding: The existing driveway is located over 150 feet away from the nearest intersection of
Spruce Avenue and 6% Street.

17.96.060.G.5 — Circulation Design Conformance
Unobstructed access shall be provided for emergency vehicles, snowplows, YES
garbage trucks and similar service vehicles to all necessary locations within Condition #2

the proposed project.

Finding: The portion of Spruce Avenue north from 6th Street is not, and cannot be, maintained
by the city due to its steep grade. During department review, planning staff requested the
applicant provide more information on how this portion of Spruce Avenue is currently
maintained, including who is responsible for snow removal. The applicant responded that there
is a shared verbal agreement between all property owners on north Spruce Avenue to remove
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snow whenever necessary. Condition #2 will ensure that unobstructed access to the project will
be maintained:

Condition of Approval No. 2: A roadway maintenance agreement with between the impacted
properties on north Spruce Avenue and the city, or at a minimum between the subject property
owner and the city, to memorialize that the property owners are responsible for providing
unobstructed access by removing snow, maintaining, and repairing the portion of Spruce
Avenue north from 6th Street is required. The roadway maintenance agreement must be
approved by the City Council and recorded with the office of the Blaine County Clerk and
Recorder executed prior to or concurrent with final plat approval. The final plat shall include a
note that references the instrument number for the recorded roadway maintenance agreement.

17.96.060.H.1 — Snow Storage Conformance

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

Finding: The site grading and drainage plan on Sheet C1.1 has been revised to show the
location and dimensions of the heated driveway area and snowmelt system. The entirety of the
driveway on the subject property will be heated. The proposed snowmelt system terminates at
the property line and does not encroach into the Spruce Avenue public right-of-way. All
improved parking and pedestrian circulation areas on the subject property are heated, which is
permitted as an alternative to providing on-site snow storage areas by Ketchum Municipal
Code §17.96.060.H4.

17.96.060.H.2 — Snow Storage Conformance

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

Finding: The applicant has proposed to snowmelt all parking and pedestrian circulation areas,
which is permitted as an alternative to providing on-site snow storage area by Ketchum
Municipal Code §17.96.060.H4.

17.96.060.H.3 — Snow Storage Conformance

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

Finding: N/A as no snow storage areas have been provided on-site. The applicant has proposed
snowmelt in lieu of providing any snow storage areas on site.

17.96.060.H.4 — Snow Storage | Conformance
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In lieu of providing snow storage areas, snowmelt and hauling of snow may be YES
allowed.

Finding: The site grading and drainage plan on Sheet C1.1 has been revised to show the
location and dimensions of the heated driveway area and snowmelt system. The entirety of the
driveway on the subject property will be heated. The proposed snowmelt system terminates at
the property line and does not encroach into the Spruce Avenue public right-of-way.

17.96.060.1.1 — Landscaping Conformance

Landscaping is required for all projects. YES

Finding: Landscaping has been provided for the project as indicated on Sheet L2.0 of the
project plans.

17.96.060.1.2 — Landscaping Conformance

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

Finding:

The rear- and side-yard setback areas will be restored and revegetated with native grasses and
sage brush. New aspen trees will be installed to enhance the existing grove on the property and
new native chokecherries will be installed to screen utilities. The proposed vegetation is readily
adaptable to the site’s microclimate, soil conditions, orientation, and aspect and will restored
disturbed hillside areas on the subject property.

17.96.060.1.3 — Landscaping Conformance

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

Finding: The landscape plan proposes drought-tolerant and native materials, including native
grasses and sage brush, chokecherries, dogwoods, and aspen trees.

17.96.060.1.4 — Landscaping Conformance

Landscaping shall provide a substantial buffer between land uses, including, YES
but not limited to, structures, streets and parking lots. The development of
landscaped public courtyards, including trees and shrubs where appropriate,
shall be encouraged.
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Finding: The subject property is surrounded by compatible low-density residential uses within
the Knob Hill neighborhood. The proposed landscaping will soften the hard edges of the
mountain-modern home and restore the surrounding hillside.

17.96.060.J.1 — Public Amenities Conformance

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

Finding: The project’s pedestrian amenities including retaining and protecting the City’s existing
art pedestal and street tree planters along the 4™ Street sidewalk and a bicycle rack for public
use. In the project narrative, the applicant states: “With over 3,100 square feet of activated
sidewalk, this project will provide the only safe, uninterrupted, and fully ADA compliant access
to Main Street on the block as it stretches up the hill. The heated sidewalk wraps the corner
with covered awnings, five trees for natural screening and shad, planter boxes with native
plantings, multiple sitting space for up to 16 seats, 8 bicycle parking stalls, and a designated art
pedestal.”

17.96.060.K.1 — Underground Encroachments Conformance

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

Finding: N/A
17.96.060.K.2 — Underground Encroachments Conformance
No below grade structure shall be permitted to encroach into the riparian N/A
setback.
Finding: N/A
CONCLUSIONS OF LAW

The City of Ketchum is a municipal corporation established in accordance with Article Xll of the
Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and
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regulations, which ordinances are codified in the Ketchum Municipal Code (“KMC”) and are
identified in the Findings of Fact and which are herein restated as Conclusions of Law by this
reference and which City Ordinances govern the applicant’s Mountain Overlay Design Review
application for the development and use of the project site.

2. The Commission has authority to hear the applicant’s Mountain Overlay Design Review
Application pursuant to Chapters 17.104 and 17.96 of Ketchum Municipal Code Title 17.

3. The City of Ketchum Planning Department provided notice for the review of this application in
accordance with Ketchum Municipal Code §17.96.080.

4. The Mountain Overlay Design Review application is governed under Ketchum Municipal Code
Chapters 17.96, 17.104, 17.124, 17.08, 17.12, 17.18, and 17.128.

5. The 691 N Spruce Avenue Residence Mountain Overlay Design Review Application File No.
P22-042B meets all applicable standards specified in Title 17 of Ketchum Municipal Code.

DECISION
THEREFORE, the Ketchum Planning and Zoning Commission approves this Design Review Application
File No. P22-042B this Tuesday, February 28, 2023 subject to the following conditions of approval.

CONDITIONS OF APPROVAL

1. The project is subject to all conditions of approval associated with Lot Consolidation
Preliminary Plat and Waiver Request Application File No. P22-042A.

2. Aroadway maintenance agreement with between the impacted properties on north Spruce
Avenue and the city, or at a minimum between the subject property owner and the city, to
memorialize that the property owners are responsible for providing unobstructed access by
removing snow, maintaining, and repairing the portion of Spruce Avenue north from 6th
Street is required. The roadway maintenance agreement must be approved by the City
Council and recorded with the office of the Blaine County Clerk and Recorder executed prior
to or concurrent with final plat approval. The final plat shall include a note that references the
instrument number for the recorded roadway maintenance agreement.

3. The applicant shall submit specifications for the glass film that will be installed on all glazed
surfaces to reduce the light transmittance of the glazing as specified in the applicant’s
presentation for the February 28, 2023 Planning and Zoning Commission Meeting prior to
issuance of building permit. The glass film shall be inspected by Planning staff prior to
issuance of a Certificate of Occupancy for the project.

4. This Design Review approval is based on the project plans dated January 13, 2023 and
information presented and approved at the February 28, 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
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site discrepancies which do not conform to the approved plans will be subject to review by
the Commission and/or removal.

5. The applicant shall submit final civil drawings prepared by an engineer registered in the State
of Idaho to include specifications for the 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.

6. The limits of disturbance shall be established on the construction management plan
submitted with the building permit application and protected by fencing for the duration of
construction.

7. 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 (KMC §17.96.090). Any extension shall comply with KMC 17.96.090.

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

Findings of Fact adopted this 14" day of March 2023.

Neil Morrow, Chair
City of Ketchum
Planning and Zoning Commission
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City of Ketchum
Planning & Building

IN RE: )

)
691 N Spruce Avenue Residence ) KETCHUM PLANNING AND ZONING COMMISSION
Lot Consolidation & Waiver Request ) FINDINGS OF FACT, CONCLUSIONS OF LAW, AND
File Number: P22-042A ) DECISION

)

Date: March 14, 2023 )
)

PROJECT: 691 N Spruce Avenue Residence
APPLICATION TYPE: Lot Consolidation Preliminary Plat & Waiver Request
FILE NUMBER: P22-042A

ASSOCIATED APPLICATIONS: Mountain Overlay Design Review (Application File No. P22-042B)

PROPERTY OWNER: Spruce and 6th LLC

REPRESENTATIVE: Jake Watkins, Roger Ferris + Partners (Architect)

LOCATION: 691 N Spruce Avenue (Ketchum Townsite: Block 91: Lots 7 & 8)
ZONING: Limited Residential (LR) & Mountain Overlay (MQ)

OVERLAY: None

RECORD OF PROCEEDINGS
The Planning and Zoning Commission considered the 691 N Spruce Avenue Lot Consolidation

Preliminary Plat and Waiver Application File No. P22-042A during their meeting on February 28, 2023.

The application was considered concurrently with Mountain Overlay Design Review (Application File
No. P22-042B) and the public hearings were combined in accordance with Idaho Code §67-6522.

Public Hearing Notice & Public Comment

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 February 8, 2023. The public hearing notice was published
in the Idaho Mountain Express on February 8, 2023. A notice was posted on the project site and the
city’s website on February 13, 2023. The story pole was installed on the project site on February 21,
2023.
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FINDINGS OF FACT
The Planning and Zoning Commission having reviewed the entire project record, provided notice, and
conducted the required public hearing does hereby make and set forth these Findings of Fact,
Conclusions of Law, and Decision as follows:

The applicant is proposing to develop a new one-family dwelling (the “project”) located at 691 N
Spruce Avenue (the “subject property”) within the Limited Residential Zoning District (the “LR Zone”)
and Mountain Overlay. The proposed residence is 4,534 gross square feet and contains five
bedrooms and a two-car garage with storage space. The project proposes site improvements,
including re-grading the existing driveway to comply with Fire Department requirements. The rear-
and side-yard setback areas will be restored and revegetated with native grasses and sage brush.
New aspen trees will be installed to enhance the existing grove on the property and new native
chokecherries will be installed to screen utilities.

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.

The subject property is comprised of two separate lots located on Knob Hill. These lots are part of the
original Ketchum Townsite that was created in 1948. Topography was not considered when the
townsite was established, and Knob Hill contains platted blocks with multiple unimproved lots and
unimproved public rights-of-way located high on the hillside.

The subject property is developed with an existing single-family residence that was constructed in
1977 and is proposed to be demolished. While the existing home 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).

The existing home was developed prior to the city’s establishment of the Mountain Overlay in 1989
and does not comply with current hillside development standards. Current code requires new
buildings to be constructed in areas with less than 25% slope (KMC §16.04.020). The contours of the
site and the adjacent undisturbed hillside show that the natural slope of the development parcel
exceeded 25% prior to the construction of the existing nonconforming home in 1977.

Additionally, the existing home and structures, including retaining walls, encroach within the front,
rear, and side yard setback areas and are nonconforming with the dimensional standards required in
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the LR Zone. The existing nonconforming home is proposed to be demolished. Since the existing
nonconforming home is proposed to be demolished, the new development, including all existing and
proposed site improvements, must comply with all current code standards.

The applicant has proposed consolidating the two lots so that the new single-family residence will
comply with the setbacks required in the LR Zone. The lot consolidation preliminary plat must comply
with all subdivision design and development standards specified in KMC §16.04.040. Building
envelopes are required to be established on lots that contain areas of 25% or greater slope based on
natural contours. These building envelopes must be established outside of hillsides with 25% and
greater slopes (KMC §16.04.040.F2) unless the request qualifies for one of two waivers outlined in
the subdivision code. The application qualifies for the first waiver outlined, which states a waiver may
be considered, “for lot line shifts of parcels that are entirely within slopes of 25% or greater to create
a reasonable building envelope, and mountain overlay design review standards and all other City
requirements are met.” The applicant has requested a waiver to create a reasonable building
envelope on the consolidated development parcel.

Zoning Code Interpretation 22-001

The City of Ketchum Planning and Zoning Commission (the “Commission”) considered the question of
whether nonconforming properties on hillsides of 25% and greater slope would be permitted to be
redeveloped if the existing non-conforming home were to be demolished during their special
meeting on February 15, 2022. Zoning Code Interpretation 22-001.

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 mentioned above, the property configuration is proposed to be modified by combining lots 7 and
8, therefore the evaluation of the redevelopment falls under scenario A. The proposed building
envelope has been established at the lower elevation of the consolidated parcel and complies with
the minimum setbacks required in the LR Zone. KMC §17.104.070.A10 directs the Commission to
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consider if there are other sites on the property more suitable for the proposed development in
order to carry out the purposes of the Mountain Overlay. The new home is sited within the most
suitable area for redevelopment at the lower elevation of the parcel.

The project also conforms to the requirements outlined for scenario B as well. The maximum height
of the proposed home is 33 feet, which is 1.22 feet less than the maximum height of the existing
home. The proposed residence’s building footprint conforms to the building footprint of the existing
home as shown on Sheet C1.1 of the project plans. The existing development’s total building
coverage is 4,084 square feet. The proposed redevelopment’s building coverage is 2,478 square feet,
which is 1,606 square feet less than existing.

The site survey on Sheet C1.0 of the project plans shows the existing development’s limits of
disturbance. The total area of existing site disturbance is 8,469 square feet. The site photos on Sheets
EX003 and EX004 of the project plans show the existing disturbed areas on the subject property.
Existing disturbance within the front-yard setback area includes the driveway and retaining walls.
Existing disturbance within the rear-yard setback area includes drystack retaining walls, landscape
steps, a paver patio, and a drainage swale.

Existing disturbance within the south-side-yard setback area includes railroad tie retainage and a tall
concrete retaining wall. Sheet C1.1 shows that the new single-family residence and all associated site
improvements are contained within the existing limits of disturbance on the subject property.

The project complies with Interpretation 22-001, zoning code requirements, design review standards,
and subdivision regulations.

The Planning and Building Department received the Pre-Application Design Review for the project on
July 1, 2022 and received the Lot Consolidation Preliminary Plat application and waiver request on
September 1, 2022. The preliminary plat was reviewed by planning staff and city departments
concurrently with the Pre-Application, and the applications were deemed complete on October 13,
2022. The Commission reviewed the Pre-Application on November 8, 2022 and unanimously
advanced the project to final Mountain Overlay Design Review. During their review of the Pre-
Application, the Commission commented that the proposed home was thoughtfully designed and
met the requirements outlined in Zoning Code Interpretation 22-001.

The Planning and Building Department received the final Mountain Overlay Design Review application
on November 22, 2022. The application was reviewed by planning staff and city departments, and
review comments were provided to the applicant on January 6, 2023. The application was deemed
complete on February 3, 2023.
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FINDINGS REGARDING COMPLIANCE PRELIMINARY PLAT REQUIREMENTS

Preliminary Plat Requirements (Ketchum Municipal Code §16.04.030)

Compliant

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

O | O | 16.04.030.C.1 | The subdivider shall file with the administrator copies of the completed
subdivision application form and preliminary plat data as required by this
chapter.

Findings The City of Ketchum Planning and Building Department received the
subdivision application and all applicable application materials on
September 1, 2022.

O (O 16.04.030.J Contents Of Preliminary Plat: The preliminary plat, together with all
application forms, title insurance report, deeds, maps, and other
documents reasonably required, shall constitute a complete subdivision
application.

Findings The subdivision application was deemed complete on October 13, 2022.

O | O 16.04.030.J.1 | The preliminary plat shall be drawn to a scale of not less than one inch
equals one hundred feet (1" = 100') and shall show the following:

The scale, north point and date.
Findings This standard is met as shown on Sheet 1 of the preliminary plat.

O | O 16.04.030.J.2 | The name of the proposed subdivision, which shall not be the same or
confused with the name of any other subdivision in Blaine County, Idaho.

Findings As shown on Sheet 1 of the preliminary plat, the plat is titled “Lot 7A, Block
91, Ketchum Townsite” which is not the same as any other subdivision in
Blaine County, Idaho.

O | O 16.04.030.J.3 The name and address of the owner of record, the subdivider, and the
engineer, surveyor, or other person preparing the plat.

Findings The name of the owner and surveyor is shown on Sheet 1 of the plat. The
plat was prepared by Mark E. Phillips of Galena Engineering.

0 | O | 16.04.030.J.4 | Legal description of the area platted.

Findings The legal description of the area platted is shown on page 1 of the
preliminary plat.

O | O 16.04.030.J.5 | The names and the intersecting boundary lines of adjoining subdivisions
and parcels of property.

Findings The preliminary plat shows adjacent lots 1A, 3, 4, 5A, and 6A located
within block 91 of the original Ketchum Townsite.

O | O 16.04.030.J.6 | A contour map of the subdivision with contour lines and a maximum
interval of five feet (5') to show the configuration of the land based upon
the United States geodetic survey data, or other data approved by the city
engineer.
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Findings

Existing site conditions, including topography, are included on the project
plans submitted with Mountain Overlay Design Review Application File No.
P22-042B.

16.04.030.).7

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

Findings

Sheet 1 of the preliminary plat shows the location of Walnut Avenue,
Spruce Avenue, 6™ Street, unimproved 7% Street, and the unimproved
block 91 alleyway. The property does not contain any public or private
easements. The property is currently vacant.

16.04.030.).8

Boundary description and the area of the tract.

Findings

Sheet 1 provides the boundary description of the area. The total area of
Lot 1A is 10,989 as noted on the preliminary plat map.

16.04.030.J.9

Existing zoning of the tract.

Findings

Plat note #5 on Sheet 1 of the preliminary plat specifies that the subject
property is located within the City’s Limited Residential Zoning District.

16.04.030.J.10

The proposed location of street rights of way, lots, and lot lines,
easements, including all approximate dimensions, and including all
proposed lot and block numbering and proposed street names.

Findings

The preliminary plat shows the location and property lines for consolidated
Lot 7A. No new streets or blocks are being proposed with this application.

16.04.030.J.11

The location, approximate size and proposed use of all land intended to
be dedicated for public use or for common use of all future property
owners within the proposed subdivision.

Findings

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

16.04.030.J.12

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

Findings

This standard does not apply as this preliminary plat proposes to
consolidate two existing lots within the original Ketchum Townsite. No
utility, drainage, or right-of-way improvements are proposed or required
for the lot consolidation preliminary plat application. Sheets C1.1 and C1.2
of the project plans submitted with Mountain Overlay Design Review
Application File No. P22-042B show the utility, drainage, and right-of-way
improvements proposed for the project.

16.04.030.J.13

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

Findings

This standard does not apply as no new streets are proposed.
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L] 16.04.030.J.14 | The location of all drainage canals and structures, the proposed method
of disposing of runoff water, and the location and size of all drainage
easements, whether they are located within or outside of the proposed
plat.

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

L] 16.04.030.J.15 | All percolation tests and/or exploratory pit excavations required by state
health authorities.

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

L] 16.04.030.J.16 | A copy of the provisions of the articles of incorporation and bylaws of
homeowners' association and/or condominium declarations to be filed
with the final plat of the subdivision.

Findings This standard does not apply to the subdivision application for the lot
consolidation.

] 16.04.030.J.17 | Vicinity map drawn to approximate scale showing the location of the
proposed subdivision in reference to existing and/or proposed arterials
and collector streets.

Findings Sheet 1 of the preliminary plat includes a vicinity map.

[ 16.04.030.J.18 | The boundaries of the floodplain, floodway and avalanche zoning district

shall also be clearly delineated and marked on the preliminary plat.
Findings The subject property is not within a floodplain, floodway, or avalanche
zone district.

] 16.04.030.J.19 | Building envelopes shall be shown on each lot, all or part of which is

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

Findings

The subject property is comprised of two separate lots located within the
block 91 of the original Ketchum Townsite. The subject property is
developed with an existing, nonconforming single-family residence that
was constructed in 1977 prior to the city’s adoption of the Mountain
Overlay in 1989. The contours of the subject property and the adjacent
undisturbed hillside show that the natural slope of the development parcel
exceeded 25% prior to the construction of the existing home in 1977. The
applicant has proposed consolidating the two lots so that the new single-
family residence will comply with the setbacks required in the LR Zone. The
lot consolidation preliminary plat must comply with all subdivision design
and development standards specified in KMC §16.04.040. Building
envelopes are required to be established on lots that contain areas of 25%
or greater slope based on natural contours. These building envelopes must
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be established outside of hillsides with 25% and greater slopes (KMC
$16.04.040.F2) unless the request qualifies for one of two waivers outlined
in the subdivision code. The application qualifies for the first waiver
outlined, which states a waiver may be considered, “for lot line shifts of
parcels that are entirely within slopes of 25% or greater to create a
reasonable building envelope, and mountain overlay design review
standards and all other City requirements are met.” The applicant has
requested a waiver to create a reasonable building envelope on the
consolidated development parcel.

16.04.030.J.20

Lot area of each lot.

Findings

Sheet 1 of the preliminary plat shows that the area of consolidated Lot 7A
is 16,681 square feet.

16.04.030.J.21

Existing mature trees and established shrub masses.

Findings

Sheet 1 of the preliminary plat shows existing conifer and deciduous trees.

16.04.030.J.22

A current title report shall be provided at the time that the preliminary
plat is filed with the administrator, together with a copy of the owner's
recorded deed to such property.

Findings

The applicant submitted a title commitment issued by Sun Valley Title
Company, and a quitclaim deed recorded at Instrument Number 675673
with the preliminary plat application.

16.04.030.J.23

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

Findings

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

FINDINGS REGARDING COMPLIANCE WITH SUBDIVISION DEVELOPMENT & DESIGN STANDARDS

Subdivision Development & Design Standards (Ketchum Municipal Code §16.04.040)

Compliant

Yes

No

N/A

City Code

City Standards

O

[J

16.04.040.A

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

This standard is not applicable as this project combines two lots within the
original Ketchum Townsite. No improvements are proposed or required for
the lot consolidation.

[ 16.04.040.B

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

Findings

This standard is not applicable as this project combines two lots within the
original Ketchum Townsite. No additional improvements are proposed or
required for the lot consolidation.

[ 16.04.040.C

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

Findings

This standard is not applicable as this project combines two lots within the
original Ketchum Townsite. No additional improvements are proposed or
required for the lot consolidation.

[ 16.04.040.D

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

Lot Consolidation & Waiver Request Application File No. P22-042A: 691 N Spruce Avenue Residence
Findings of Fact, Conclusions of Law, and Decision

Planning & Zoning Commission Meeting of March 14, 2023

City of Ketchum Planning & Building Department Page 9 of 21

41




administrator and the subdivider. If a performance bond has been filed,
the administrator shall forward a copy of the certification to the city clerk.
Thereafter, the city clerk shall release the performance bond upon
application by the subdivider.

Findings This standard is not applicable as this project combines two lots within
the original Ketchum Townsite. No additional improvements are proposed
or required for the lot consolidation.

L] 16.04.040.E Monumentation: Following completion of construction of the required
improvements and prior to certification of completion by the city
engineer, certain land survey monuments shall be reset or verified by the
subdivider's engineer or surveyor to still be in place. These monuments
shall have the size, shape, and type of material as shown on the
subdivision plat. The monuments shall be located as follows:

1. All angle points in the exterior boundary of the plat.

2. All street intersections, points within and adjacent to the final

plat.

3. All street corner lines ending at boundary line of final plat.

4. All angle points and points of curves on all streets.
5. The point of beginning of the subdivision plat description.

Findings The applicant shall meet the required monumentation standards prior to
recordation of the final plat.

O (O | 16.04.040.F Lot Requirements:

1. Lot size, width, depth, shape and orientation and minimum building
setback lines shall be in compliance with the zoning district in which the
property is located and compatible with the location of the subdivision
and the type of development, and preserve solar access to adjacent
properties and buildings.

2. Whenever a proposed subdivision contains lot(s), in whole or in part,
within the floodplain, or which contains land with a slope in excess of
twenty five percent (25%), based upon natural contours, or creates
corner lots at the intersection of two (2) or more streets, building
envelopes shall be shown for the lot(s) so affected on the preliminary and
final plats. The building envelopes shall be located in a manner designed
to promote harmonious development of structures, minimize congestion
of structures, and provide open space and solar access for each lot and
structure. Also, building envelopes shall be located to promote access to
the lots and maintenance of public utilities, to minimize cut and fill for
roads and building foundations, and minimize adverse impact upon
environment, watercourses and topographical features. Structures may
only be built on buildable lots. Lots shall only be created that meet the
definition of "lot, buildable" in section 16.04.020 of this chapter. Building
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envelopes shall be established outside of hillsides of twenty five percent
(25%) and greater and outside of the floodway. A waiver to this standard
may only be considered for the following:

a. For lot line shifts of parcels that are entirely within slopes of twenty five
percent (25%) or greater to create a reasonable building envelope, and
mountain overlay design review standards and all other city requirements
are met.

b. For small, isolated pockets of twenty five percent (25%) or greater that
are found to be in compliance with the purposes and standards of the
mountain overlay district and this section.

3. Corner lots shall have a property line curve or corner of a minimum
radius of twenty five feet (25') unless a longer radius is required to serve
an existing or future use.

4. Side lot lines shall be within twenty degrees (20°) to a right angle or
radial line to the street line.

5. Double frontage lots shall not be created. A planting strip shall be
provided along the boundary line of lots adjacent to arterial streets or
incompatible zoning districts.

6. Every lot in a subdivision shall have a minimum of twenty feet (20') of
frontage on a dedicated public street or legal access via an easement of
twenty feet (20') or greater in width. Easement shall be recorded in the
office of the Blaine County recorder prior to or in conjunction with
recordation of the final plat.

Findings

Standard #3 through #6 are not applicable as the preliminary plat
consolidates two existing lots and no new lots will be created.

The lot consolidation preliminary plat complies with standard #1. The
applicant has proposed consolidating the two lots so that the new single-
family residence will comply with the dimensional standards and setbacks
required in the LR Zone.

The contours of the site and the adjacent undisturbed hillside show that
the natural slope of the development parcel exceeded 25% prior to the
construction of the existing nonconforming home in 1977. The applicant
has requested a waiver to create a reasonable building envelope on the
consolidated development parcel. The application qualifies for the first
waiver outlined, which states a waiver may be considered, “for lot line
shifts of parcels that are entirely within slopes of 25% or greater to create
a reasonable building envelope, and mountain overlay design review
standards and all other City requirements are met.” The proposed building
envelope has been established at the lower elevation of the consolidated
parcel. The proposed home is sited at the lower elevation of the parcel
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preserving the natural topography of the hillside above. The project
protects the natural hillside by: (1) conforming to the existing home’s
building footprint and (2) containing all construction activity within the
existing limits of disturbance on the subject property.

[ 16.04.040.G

G. Block Requirements: The length, width and shape of blocks within a
proposed subdivision shall conform to the following requirements:

1. No block shall be longer than one thousand two hundred
feet (1,200'), nor less than four hundred feet (400')
between the street intersections, and shall have sufficient
depth to provide for two (2) tiers of lots.

2. Blocks shall be laid out in such a manner as to comply with
the lot requirements.

3. The layout of blocks shall take into consideration the
natural topography of the land to promote access within
the subdivision and minimize cuts and fills for roads and
minimize adverse impact on environment, watercourses
and topographical features.

4. Corner lots shall contain a building envelope outside of a
seventy five foot (75') radius from the intersection of the
streets.

Findings

N/A. This standard is not applicable as this project proposes to combine
two existing lots within the original Ketchum Townsite. This application
does not create a new block.

[ 16.04.040.H

Street Improvement Requirements:

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

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

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

4. Streets may be required to provide access to adjoining lands and
provide proper traffic circulation through existing or future
neighborhoods;
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5. Street grades shall not be less than three-tenths percent (0.3%) and not
more than seven percent (7%) so as to provide safe movement of traffic
and emergency vehicles in all weather and to provide for adequate
drainage and snow plowing;

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

7. Dead end streets may be permitted only when such street terminates
at the boundary of a subdivision and is necessary for the development of
the subdivision or the future development of the adjacent property.
When such a dead end street serves more than two (2) lots, a temporary
turnaround easement shall be provided, which easement shall revert to
the adjacent lots when the street is extended;

8. A cul-de-sac, court or similar type street shall be permitted only when
necessary to the development of the subdivision, and provided, that no
such street shall have a maximum length greater than four hundred feet
(400') from entrance to center of turnaround, and all cul-de-sacs shall
have a minimum turnaround radius of sixty feet (60') at the property line
and not less than forty five feet (45') at the curb line;

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

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

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

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

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

14. Street alignment design shall follow natural terrain contours to result
in safe streets, usable lots, and minimum cuts and fills;
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15. Street patterns of residential areas shall be designed to create areas
free of through traffic, but readily accessible to adjacent collector and
arterial streets;

16. Reserve planting strips controlling access to public streets shall be
permitted under conditions specified and shown on the final plat, and all
landscaping and irrigation systems shall be installed as required
improvements by the subdivider;

17. In general, the centerline of a street shall coincide with the centerline
of the street right of way, and all crosswalk markings shall be installed by
the subdivider as a required improvement;

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

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

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

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

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

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

Findings

This standard is not applicable as this application proposes to combine
two existing lots within the Ketchum Townsite. This proposal does not
create a new street, private road, or bridge.

[ 16.04.040.1

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

Findings This standard is not applicable as this project combines two lots within the
Ketchum Townsite and no alley improvements are proposed.
16.04.040.) Required Easements: Easements, as set forth in this subsection, shall be

required for location of utilities and other public services, to provide
adequate pedestrian circulation and access to public waterways and
lands.

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

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

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

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

5. No ditch, pipe or structure for irrigation water or irrigation wastewater
shall be constructed, rerouted or changed in the course of planning for or
constructing required improvements within a proposed subdivision unless
same has first been approved in writing by the ditch company or property
owner holding the water rights. A written copy of such approval shall be
filed as part of required improvement construction plans.

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

Findings

This standard is not applicable as no easements are proposed or required
for this project. The project does not create a new private street. This
property is not adjacent to Warm Springs Road. The property does not
border a watercourse, drainageway, channel, or stream.

[ 16.04.040.K

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

Findings

This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. Sewer system
improvements are not required for this lot consolidation.

[ 16.04.040.L

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

Findings

This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. Water system
improvements are not required for this lot consolidation.
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L] 16.04.040.M Planting Strip Improvements: Planting strips shall be required
improvements. When a predominantly residential subdivision is proposed
for land adjoining incompatible uses or features such as highways,
railroads, commercial or light industrial districts or off street parking
areas, the subdivider shall provide planting strips to screen the view of
such incompatible features. The subdivider shall submit a landscaping
plan for such planting strip with the preliminary plat application, and the
landscaping shall be a required improvement.

Findings This standard is not applicable as this project proposes to combine two
existing lots within the Ketchum Townsite. Planting strip improvements are
not required for this project.

L] 16.04.040.N Cuts, Fills, And Grading Improvements: Proposed subdivisions shall be
carefully planned to be compatible with natural topography, soil
conditions, geology and hydrology of the site, as well as to minimize cuts,
fills, alterations of topography, streams, drainage channels, and disruption
of soils and vegetation. The design criteria shall include the following:
1. A preliminary soil report prepared by a qualified engineer may be
required by the commission and/or council as part of the preliminary plat
application.
2. Preliminary grading plan prepared by a civil engineer shall be submitted
as part of all preliminary plat applications. Such plan shall contain the
following information:
a. Proposed contours at a maximum of five foot (5') contour
intervals.
b. Cut and fill banks in pad elevations.
c. Drainage patterns.
d. Areas where trees and/or natural vegetation will be preserved.
e. Location of all street and utility improvements including
driveways to building envelopes.
f. Any other information which may reasonably be required by the
administrator, commission or council to adequately review the
affect of the proposed improvements.
3. Grading shall be designed to blend with natural landforms and to
minimize the necessity of padding or terracing of building sites,
excavation for foundations, and minimize the necessity of cuts and fills for
streets and driveways.
4. Areas within a subdivision which are not well suited for development
because of existing soil conditions, steepness of slope, geology or
hydrology shall be allocated for open space for the benefit of future
property owners within the subdivision.
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5. Where existing soils and vegetation are disrupted by subdivision
development, provision shall be made by the subdivider for revegetation
of disturbed areas with perennial vegetation sufficient to stabilize the soil
upon completion of the construction. Until such times as such
revegetation has been installed and established, the subdivider shall
maintain and protect all disturbed surfaces from erosion.
6. Where cuts, fills, or other excavations are necessary, the following
development standards shall apply:
a. Fill areas shall be prepared by removing all organic material
detrimental to proper compaction for soil stability.
b. Fills shall be compacted to at |east ninety five percent (95%) of
maximum density as determined by AASHO T99 (American
Association of State Highway Officials) and ASTM D698 (American
standard testing methods).
c. Cut slopes shall be no steeper than two horizontal to one
vertical (2:1). Subsurface drainage shall be provided as necessary
for stability.
d. Fill slopes shall be no steeper than three horizontal to one
vertical (3:1). Neither cut nor fill slopes shall be located on natural
slopes of three to one (3:1) or steeper, or where fill slope toes out
within twelve feet (12') horizontally of the top and existing or
planned cut slope.
e. Toes of cut and fill slopes shall be set back from property boundaries a
distance of three feet (3'), plus one-fifth (1/5) of the height of the cut or
the fill, but may not exceed a horizontal distance of ten feet (10'); tops
and toes of cut and fill slopes shall be set back from structures at a
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the cut
or the fill. Additional setback distances shall be provided as necessary to
accommodate drainage features and drainage structures.

Findings

This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. No grading
improvements are proposed or required for the lot consolidation. The
grading improvements are shown the project plans submitted with
Mountain Overlay Design Review Application File No. P22-042B.

[ 16.04.040.0

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

Findings

This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. No drainage
improvements are proposed or required for the lot consolidation. The
drainage improvements are shown on the project plans approved with
Mountain Overlay Design Review Application File No. P22-042B.

[ 16.04.040.P

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

Findings

This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. No utility
improvements are proposed or required for the lot consolidation. The
drainage improvements are shown on the project plans approved with
Mountain Overlay Design Review Application File No. P22-042B.

[ 16.04.040.Q

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

Findings

This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. Off-site improvements
are not required or proposed with this project.

O (g 16.04.040.R

Avalanche And Mountain Overlay: All improvements and plats (land,
planned unit development, townhouse, condominium) created pursuant
to this chapter shall comply with City of Ketchum Avalanche Zone District
and Mountain Overlay Zoning District requirements as set forth in Title
17 of this Code.

Findings

The project complies with all Mountain Overlay Zoning District
requirements and the Mountain Overlay design review criteria and
standards specified in KMC §17.104.070.A.
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L] 16.04.040.S Existing natural features which enhance the attractiveness of the
subdivision and community, such as mature trees, watercourses, rock
outcroppings, established shrub masses and historic areas, shall be
preserved through design of the subdivision.

Findings This standard is not applicable as this project proposes to combine two
existing lots within the original Ketchum Townsite. The project plans
submitted with Mountain Overlay Design Review Application File No. P22-
042B specify the existing mature vegetation that is proposed to remain on
the subject property.

CONCLUSIONS OF LAW

1. The City of Ketchum is a municipal corporation established in accordance with Article Xll of the
Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and
regulations, which ordinances are codified in the Ketchum Municipal Code (“KMC”) and are
identified in the Findings of Fact and which are herein restated as Conclusions of Law by this
reference and which City Ordinances govern the applicant’s Lot Consolidation Preliminary Plat
& Waiver Application for the development and use of the project site.

2. The Commission has authority to hear the applicant’s Lot Consolidation Preliminary Plat &
Waiver Application pursuant to Chapter 16.04 of Ketchum Code Title 16.

3. The City of Ketchum Planning Department provided notice for the review of this application in
accordance with Ketchum Municipal Code §16.04.030.

4, The Lot Consolidation Subdivision Preliminary Plat application is governed under Chapter 16.04
of Ketchum Municipal Code.

5. The 691 N Spruce Avenue Residence Lot Consolidation Preliminary Plat & Waiver Application
File No. P22-042B meets all applicable standards specified in Title 16 of Ketchum Municipal
Code.
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DECISION
THEREFORE, the Ketchum Planning and Zoning Commission approves this Lot Consolidation

Preliminary Plat & Waiver Application File No. P22-042A this Tuesday, February 28, 2023 subject to
the following conditions of approval.

CONDITIONS OF APPROVAL
1. The lot consolidation preliminary plat is subject to all conditions of approval associated with
Mountain Overlay Design Review Application File No. P22-0428B.
2. Acertificate of occupancy shall not be issued until the final plat is review and approved by the
City Council and recorded with the office of the Blaine County Clerk and Recorder.
3. 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.

Findings of Fact adopted this 14" day of March 2023.

Neil Morrow, Chair
City of Ketchum
Planning and Zoning Commission

Lot Consolidation & Waiver Request Application File No. P22-042A: 691 N Spruce Avenue Residence
Findings of Fact, Conclusions of Law, and Decision

Planning & Zoning Commission Meeting of March 14, 2023

City of Ketchum Planning & Building Department Page 21 of 21
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City of Ketchum
Planning & Building

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
MARCH 14, 2023 MEETING

PROJECT: 402 Evergreen Ln Addition

FILE NUMBER: P22-033

REPRESENTATIVE: Junior Sealy, Owner

OWNER: Junior Sealy

REQUEST: Conditional Use Permit for a 710 sq ft addition to an existing residence with the Pines
PUD

LOCATION: 402 Evergreen Lane (Lot 14, Block 2, The Pines P.U.D.)

ZONING: General Residential — Low Density (GR-L)

OVERLAY: None

NOTICE: A public meeting notice for the project was mailed to all owners of property within
300 feet of the project site and all political subdivisions on February 22, 2023. The
notice was published in the Idaho Mountain Express on February 22, 2023. A notice
was posted on the project site and the city’s website on March 7, 2023.

REVIEWER: Adam Crutcher, Associate Planner

EXECUTIVE SUMMARY

The applicant has submitted a Planned Unit Development Conditional Use Permit (PUD CUP) for a storage
room and master bedroom addition that would increase the building footprint by 710 sq ftto a residence
located at 402 Evergreen Ln (the “subject property”). The residence is located within the Pines Planned Unit
Development (PUD) which received approval on May 1, 1989. Per KMC 16.08.140:

“Minor changes in the location, siting or character of buildings and structures may be authorized by the
Administrator, if required by engineering or other circumstances not foreseen at the time the PUD
conditional use permit was approved. All such requests shall be in writing supported by such
documentation as reasonably required by the Administrator. No change shall be authorized by the
Administrator except in writing and shall not increase the size of any building or structure, or building
envelope concept, nor change the location of any building or structure outside of an approved building
envelope; provided, notwithstanding the foregoing, if the Administrator determines any proposed
change may have a significant impact on the approved project, the Administrator may decline to
administratively approve such change and shall forward same to the City Council for consideration.”

As the request is to construct an addition which increases the size of the building and extends outside the
building envelope set forth by the Pines PUD, a conditional use permit is required to amend the Pines PUD.

191W5"st % P.O.Box 2315 % Ketchum, D 83340 % main (208) 726-7801 #* fax (208) 726-7812

facebook.com/Cityoftetchum ¥  twitter.com/Ketchum_ldaho # www.ketchumidaho.org
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With the proposed addition, the footprint would increase by 710 square feet from 1,498 square feet to 2,208
square feet. Attachment E in the staff report is the approval and evaluation standards forthe Pines PUD.

Based on review of the proposed application, staff believes the proposed addition meets the intent of the
Pines PUD as originally approved as the proposal re-establishes entry landscaping, the addition is
architecturally compatible with the rest of the PUD, does not reduce overall open space, privacy, and solar
access of the overall development or immediately adjacent properties.

Staff believes the project complies with PUD standards and the intent of the Pines PUD with regard to
architectural compatibility, entryway landscaping, & open space, privacy, and solar access and recommends
the Commission approve the project subject to conditions as outlined below.

BACKGROUND

Pines PUD History

The Pines PUD was approved, with conditions, on May 1, 1989, to create a 26-unit, single family detached
home subdivision on 3.8 acres of land in the West Ketchum neighborhood (Attachment C). The Pines has a
master plan which establishes building envelopes foreach sub-lot and landscaping for the entire development
(Attachment D). The Pines requested, and received, waivers for certain setbacks within the development. The
subject property was one of nine properties within the development to receive a waiver for the requirement of
a 15 ft front yard setback, allowing for O ft setbacks.

Process to Date

The Planning and Building Department received the Planned Unit Development Conditional Use Permit (PUD
CUP) on June 3™, 2022. The application was reviewed by staff and deemed complete on June 21, 2022. The
Commission has reviewed the project two previous times, once at their July 26™, 2022 hearing and again on
November 29t 2022.

In the Commission’s first review of the proposed addition at their July 26", 2022 meeting, three aspects of the
project were highlighted where staff requested the Commissions feedback as to whether the project met the
intent of the Pines PUD:

e Architectural compatibility & increased size
e Landscaped entryway
e Open space, privacy, and solar access

Upon review of the application materials, staff and applicant presentation, and public comment, the
Commission provided feedback at the July 26™, 2022 meeting as follows:

e The Commission felt the proposed addition’s “tiered” design was not architecturally compatible.

e The Commission expressed concern at the lack of entryway landscaping due to the addition extending
to the north yard. The landscaping plan of 4 lilac bushes and 4 evergreen trees not sufficient to meet
landscaped entryway intent.

e No concern from Commission regarding open space, privacy, and solar access as proposed addition
oriented away from adjacent residences

The applicant provided a revised proposal forthe November 29t, 2022 hearing which sought to address the
comments provided by the Commission. This resubmittal included the following changes:
e Proposed master bedroom addition relocated from north side of existing residence to east side.
e Additional landscaping located in the open space on the northern end of the subject property.
Proposed landscaping is within property boundaries, not the public right of way

PUD CUP Application, 402 Evergreen Ln, March 14", 2023
City of Ketchum Planning & Building Department Page 2 of 6
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The Commission believed the revised proposal better addressed the architectural compatibility than the first
design and better met the intent of the landscaped entryway. The Commission did express concern that the
existing aspen trees within the Williams St Right-of-Way (ROW) may not be present in the future and the
proposed addition wouldn’t be sufficiently vegetatively screened as the building extended to the eastern
property line.

ANALYSIS

The Pines PUD was approved in 1989 based upon 17 evaluation standards contained in KMC 16.08.080. Staff
has reviewed the following PUD CUP application against the PUD standards and the intent of the original Pines
PUD approval. Attachment E contains staffs review of the proposed project with regards to the above-
mentioned standards. Aspects of the project which staff believes warrant further discussion from the
Commission include expansion of building footprint & architectural compatibility, entryway landscaping, and
open space, privacy, and solar access. Staffs analysis regarding these three aspects of the proposed project are
discussed below.

Expansion of Footprint & Architectural Compatibility

As a Planned Unit Development, the design, size, and placement of the single-family homes are similar to each
other and have been planned as a cohesive development through the PUD/CUP process. This is unlike single
family homes on separate parcels within Ketchum which are only subject to the underlining development
standards.

All other additions to homes in the Pines PUD have been subject to a Conditional Use Permit reviewed by the
Planning and Zoning Commission. Five Conditional Use Permits for additions have been approved since its
creation in 1989. These additions occurred from 1993 to 2006. Additions ranged from 18 sq ft to 388 square
feet. A brief description of the size of previous additions include:

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

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

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

e 310 Williams St: 130 sq ft addition to building footprint in 1996

e 310 Williams St: 40 sq ft addition to building footprint in 2006

The additions which took place in 1993 received numerous public comments concerned about the addition
and whether it would set a precedent. Commission members in the meetings for the approvals believed that
because any addition would have to come through a public hearing, the Commission would then be able to
review each proposal on a case-by-case basis. Additions which occurred in 1995 and for 310 Williams St (1996
and 2006) did not have any public comment and no substantive conversation between Commissioners
regarding the additions. The addition at 310 Williams, approved in 2006, was permitted to extend to the
property line with a zero-foot setback. The 2006 addition does differ from the current application as the zero
foot setback was situated interior to the Pines development, not along the perimeter.

The project has proposed additions on the east and south side of the existing residence as shown in
Attachment B. The proposed addition extends beyond the existing footprint with a storage room on the south
side of the existing residence and a master bedroom to the east. The addition would increase the building
footprint from its existing 1,498 sq ft to 2,208 sq ft. As stated above, there have been five requests for
enlarging of the footprints within the Pines PUD which have been approved since the original PUD. This
addition would be the largest, adding 710 sq ft to the building footprint while the previous largest addition was
388 sq ft.

Design review forthe original approval of the Pines PUD occurred on April 24™, 1989. The conditions of
approval for the design review stated that the development would use three typical designs and floor plans to
be used interchangeably within project lots. As the addition would extend beyond the existing footprint, the

PUD CUP Application, 402 Evergreen Ln, March 14", 2023
City of Ketchum Planning & Building Department Page 3 of 6
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residence would differ in floor plan compared to other units within the PUD. The addition will use materials to
match the existing siding and roofing. The proposed storage room and master bedroom additions use similar
architectural styles as seen on the existing residence and other residences within the Pines.

As stated previously, the Commission had concern regarding the addition extending to the eastern property
line as the existing aspen trees which are currently present adjacent to the subject property may not be
present in the future. After the November 29%, 2022, hearing, staff conducted additional research and was
able to locate a ROW Encroachment Agreement (Attachment F) for the plantings within the Williams St & 4t
Avenue ROW. This includes the existing aspen trees which are present along the eastern property line of the
subject property.

Staff believes that while the addition is larger than previous approvals, the project is architecturally compatible
and meets the PUD standards and intent of the Pines PUD. Due to the location of the addition, staff believes
standards regarding landscaping, open space, privacy & solar access, which will be discussed later, are met.

Landscaping

The Pines PUD was approved with 10 conditions. One of those conditions applies to the proposed addition and
is indicated as Condition #2 in Attachment C. Condition #2 states, “the access entry width at 6% St shall be
narrowed by additional landscaping or other means to be approved by the Ketchum Planning and Zoning
Commission through design review to help deter general public use of Pine Lane”. Said access entry was
developed with landscaping on both sides of the entryway as seen on the master plan (Attachment D).
Although Condition #2 lists Pine Lane as the private road which cuts through the Pines development, the road
has been renamed to present day Evergreen Lane. While the master plan does identify landscaping on the
norther portion of the subject property, no species or quantity of plantings are specified. As seen in Figure 1, it
appears this portion of the subject property was previously vegetated with evergreen and deciduous trees.

T &"

Figure 1. Entry way landscaping as of July 2008. Subject property is on left behind trees.

The trees present in Figure 1 were removed in 2022 as shown in Figure 2. To conform with the entryway
landscaping requirement as conditioned in the original Pines PUD approval and the master plan, staff advised
the applicant to reestablish landscaping in this area.

PUD CUP Application, 402 Evergreen Ln, March 14, 2023
City of Ketchum Planning & Building Department Page 4 of 6




Figre 2. Subject property as of July 2022

At the July 26th meeting, the Commission requested additional landscaping which the applicant has responded
to with a revised landscape plan (Sheet L1.0) as seen in Attachment B. The proposed landscape plan includes a
diverse range of species as well as more plantings overall. The species includes Subalpine Fir, Lodgepole Pine,
Black Hill Spruce, Spirea and ornamental grasses.

As the addition is situated towards the exterior of the Pines boundaries, landscaping is able to be provided at
the entryway as well as on the outside of the eastern property boundary due to the ROW Encroachment
Agreement discussed previously. Staff believes the proposed landscape plan meets the intent of a landscaped
entryway. The mix of proposed vegetation including trees, shrubs, and grasses provides a visually appealing
entryway much like the landscaping on the northern side of the entryway, adjacent to 401 Evergreen Ln, which
also includes a variety of plant species and heights.

Open Space, Privacy, and Solar Access

Standards #11 and #12 in the Pines PUD approval (Attachment C), speak to how the original development
would allow for open space, provide privacy between units and neighboring properties, and maintain solar
access. Open space for the Pines PUD was provided through a combination of separate open space parcels and
limited building footprints thereby creating open space between housing units. Parcel Aand Parcel B are
dedicated parcels in the PUD which are used for open space and snow storage as shown in the master plan
(Attachment D). The rest of the open space is throughout the development between structures which was left
open as a result of the PUD setbacks and lot coverage. With the proposed addition, the total lot coverage for
the Pines PUD would increase from 39,096.5 sq ft to 39,806.5 sq ft giving the PUD a total coverage of 23.79%,
below the required 35% allowable lot coverage in the GR-L Zone. This lower lot coverage created a more open
and landscaped development and was in exchange for waiving reduced building setbacks. Standard #12 states
how the PUD would maximize privacy and protect solar access. The “zipper lot” configuration allowed for
buildings to undulate along the street frontage allowing each residence to have privacy from adjacent
properties. The original development only proposed 1 and 2 story buildings allowing for solar access within the
PUD and for adjacent properties. The proposed addition does not increase the height of the existing residence
and the proposed master room slopes downward away from adjacent structures therefore preserving the
open space, privacy, and solar access within the Pines.

PUD CUP Application, 402 Evergreen Ln, March 14, 2023
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Staff believes the proposed additions do not conflict with the goal of allowing for open space, providing privacy
between residences and neighboring properties and maintaining solar access. The master bedroom addition
which extends to the east does not reduce privacy as the property boundary borders Williams St ROW. This
reorienting of the master bedroom preserves the opportunity forre-establishing the entryway landscaping on
the northern side of the subject property. The garage addition which extends to the south four feet does not
encroach further than the existing residence already does and so staff does not see believe the proposal
compromises the open space or privacy intent of the original Pines PUD.

STAFF RECOMMENDATION:

Staff believes the project complies with PUD standards and the intent of the Pines PUD with regard to
architectural compatibility, entryway landscaping, & open space, privacy, and solar access. Staff recommends
approval of the PUD CUP application with the following recommended conditions of approval:

RECOMMENDED CONDITIONS

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

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

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

4. Inthe event aspens located adjacent to eastern property line are damaged or do not survive
construction within one year of certificate of completeness, the applicant shall replace with new aspen
plantings at 3 inch caliper size.

ATTACHMENTS:

A. Application

B. Project Plans

C. 1989 Pines PUD CUP Findings of Fact
D. Pines Master Plan

E. PUD Evaluation Standards

F. 1990 ROW Encroachment Agreement
G. Public Comment

PUD CUP Application, 402 Evergreen Ln, March 14", 2023
City of Ketchum Planning & Building Department Page 6 of 6
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OFFICIAL USE ONLY

City of Ketchum P29~ 033
Planning & Building (213 |77
7 =W ECH
ESTaptisws® 1( //OA. -

Conditional Use Permit Application

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

OWNER INFORMATION

Project Name: Weseal Addition
Name of Owner of Record: AB Sealy Jr. & Bonnie Wescoat

Physical Address: 402 Evergreen Lane

Property Legal Description: Lot 14 Blk 2 Pines Townhouses Phase 1

Property Zoning District: GRL
Contact Phone: 7024979783 Contact Email: jsealy @revplastics.com
e S - PROJECT INFORMATION

Description of Propdsed Conditidna! Use:AddiﬁOn

Description of Proposed and _ . . .
Existing Exterior Lighting: Existng lighting (no new): 3 down firing fully cutoff less than 2700 Kelvin

ADDITIONAL COMMENTS

This addition has been fully vetted and approved by the Pine HOA

__ ACCOMPANYING SUPPORTING INFORMATION REQUIRED

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

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

herein is true and chrrect. S / l 8 / 21

Applicant Signatur# ) Date \ ’

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




Attachment B

Project Plans
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Subject Property Boundary
Adjoiners Property Boundary
Centerline Road

Building Setbacks per City of Ketchum for Detached Townhomes

EOA = Edge of Asphalt
Existing Building/Structure
Existing Deck

Proposed Addition

FNC = Existing Fence

PVR = Existing Pavers

5" Major Contour (Alpine 2022)
1" Minor Contour (Alpine 2022)
Proposed 1" Minor Contour
Proposed Drainage Flowline
Existing Asphalt Driveway
Existing Curb & Flowline
Existing Sidewalk

Existing Water Main

Existing Water Service

Existing Sewer Main

Existing Sewer Service

Found 1/2” Rebar as Shown
GMTR = Gas Meter

SMH = Sewer Manhole

FND 1/2" = Found 1/2” Rebar
PHBOX = Phone Box

TVBOX = CA/TV Box

GMTR = Gas Meter

DT = Decidious Tree

SIGN = Road Sign

SIGN = Road Sign

lllegible Cap

House

Garage

Threshold Elevation

Slab

Corner

Back of Sidewalk

Top Back of Curb

Lip of Curb

Top of Pavement/Spot Elevation
Ground Shot/Spot Elevation

() Record Bearing and Distance per Inst. No. 313977

NOTES

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central Zone, at Grid in
US Survey Feet. Vertical Datum is assumed 100.00° at point 103.

2) Boundary Information is from the Plat of The Pines P.U.D. Townhouses Phase 1, Instrument

Number 313977; Records of Blaine County, |daho.

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

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

any Excavation.

5) Current Zoning appears to be GR—L, General Residential Low Density, but are considered

Townhouse Sublots.

6) Several Boundary Monuments are missing, so a Record of Survey will be prepared and

Recorded.
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Attachment C
1989 Pines PUD CUP
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‘ ‘File Number: @3 -Cail
APPLICATION FOR CONDITIONAL USE PERMIT

Name of Applicant: DSK Partners

Name of Owner of Record: MMS Investments

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

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

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

Attached hereto . .

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

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

3.8 acres.

Zoning District: OR-L

Overlay District: Flood Avalanche

Applicant's Signature:

Tt /.—47/@@2
Date: 3/5;/»/;1 /

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

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

Mailing Fee: Date Paid:

Date Applicant Notified:

Comments from Agencies:

Administrative Comments:

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

CITY OF KETCHUM

BPLANNED UNIT DEVELOPMENT
CONDITIONAL USE PERMIT

P.U.D. Ordinance Number 382

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

MAILING ADDRESS: Box 2028, Sun Valley, Idaho 83353

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

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

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

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

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

CONDITIONS OF PERMIT:

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

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

Conditional Use Permit Number 89-005 - Page 1

. o  ORIGINAL
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3. Parking on streets shall be
and snow

facilitate access

limited to one side to
storage/removal with applicable

eignage to be installed by develaper.

4. Forty (40) foot wide road
trees or

obstructed by
snow storage.

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

easements shall not be
othervise for purpose of adequate

all maintenance of private

to maintain function for access and parking.

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

on the

7. Right-of-way agreement regarding landscaping

P.U.D. Master
in owners documents.

Plan shall be preserved and addressed

in public

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

plats.
said landscaping

improvements.
through August 15,

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

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

ghall be in full force and effect

1991, and shall be submitted +to the City

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

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

Departments to ensure protection

of valves and manholes on

wvater and =ewer mains.

9. Sufficient percolation

to be provided for on Parcel B

for adequate drainage of snow storage =site.

10. All phases of
Master Plan and
accordance with the

1989 Phase I:

with P.U.D.
shall be in

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

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

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

3. Utilities.

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

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

6. Preparation of building pad for
each building.

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

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

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

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

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

SIGNATURE APPLICANT CITY QF KETCHUM

By ______________ i By W

McNee, Jr EXWEEEEE_ET_5QT
Trustee &

Mayor

Sharon L. McNee

Trustee ' <;;~ s

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

Fidelity Nat

14

tle

I Ti
N

10na
INSURANCE COMPA

FT-20

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

STATE OF IDAHD )
) s8.
County of Blaine )

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

the within instrument, and acknowledged to me that they executed

the same on behalf of szaid Trust.

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

99, )

Notary Bublic
Residing at:

Individual Acknowledgment PLANNED

STATE OF CALIFORNIA

COUNTY OF_SAN DTEGO } SS.

Onthis_2ND day ot _ JUNE in the year 1989 ___| before me, the undersigned, a Notary Public in

and for said County and State, personally appeared

*

* *

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

whose name __|=J ____ subscribed to this instrument and acknowledged that ___b_&.___ executed it.

Notary Seal

WITNESS my hand and official seal.

My Comm. Exp. Oct. 13, 1902

Notary Public in and for said County and State

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

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

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

Also referred to as the Wood River Motel

property located
adjacent ta Williams,

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

THE PINES F.U.D.

The Ketchum City Council received the recommendaticon of the

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

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

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

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

The property contains approximately 3.8 acres.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Avernue are suitable for this
develapment comsidering their
relaticnship o existing

intersections and road pattern.

ot
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Will not gernerate vehicular traffic
street retwork

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

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

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

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

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

L
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Designed to provide autocmctive
safety and convenience;

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

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

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

Designed to praovide adequate removal,

deposition of srow;

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

Frivate covenants specifically call
for no obstruction by landscaping

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

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

pedestrian

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

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

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

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

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

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

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

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

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

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

Larndscaping around perimeter of Parcel R should cornceal
from reighbors potential snow  piles in winter, but be
placed to provide maximum srow storage.

)




10. Each phase of such develapment shall contain all the
necessary elements and improvemerts to exist independently from
proposed future phases in a stable manner;

Utilities and road work for whole development including

individual

service cormect ions, the recreat icn

facilities, aricl Camman area lamdscaping will be

completed

during the first of three plarmed phases.

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

fFimal plat
phase will

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

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

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

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

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

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

recreat ion

area that

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

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

12 Location of buildings, parking areas and common areas

shall maximize

privacy within the project and in relaticnship to

adjacent properties and protect solar access to adjacent

properties;

The concept of "zipper lote" indicate privacy has been

addressed.

Ferncing is proposed to further the concept.

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

ta 1 and

2 story buildings) does not sigrnificantly

affect scolar access by adjacent properties.

t

91




L

13. "Adequate recreational facilities" shall be provided.
Provision of adequate or-site recreational facilities may rot be
reguired if it is found that the project is of insufficient size
or density to warrant same arnd the accupant’s reeds for
recreational facilities will be adequately provided by paymernt of
a recreation fee in lieu thereof to the City of Ketchum for
development of additiconal active park facilitiess

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