CITY COUNCIL CALENDAR OF THE CITY OF KETCHUM, IDAHO
Monday, July 2, 2012, beginning at 5:30 p.m.

480 East Avenue, North, Ketchum, idaho

Approximate starting time for each agenda item is indicated af left.

530 1. CALL TO ORDER
530 2. COMMUNICATIONS FROM MAYOR AND COUNCILORS.

3. COMMUNICATIONS FROM CITY STAFF.
5:40 a) Recreation and Public Purposes Patent Process Update - Jennifer L. Smith, Tab 1
Director of Parks & Recreation.

4. COMMUNICATIONS FROM THE PUBLIC.
6:00 a) Communications from the public.

6:15 5. COMMUNICATIONS FROM THE PRESS.

6. AGREEMENTS AND CONTRACTS.
6:20 a) Hotel Ketchum Development Agreement Extension - Lisa Horowitz, Tab 2
Community and Economic Development Director.

7. COMMUNICATIONS FROM COMMUNITY & ECONOMIC DEVELOPMENT DEPT.
710 a) Federal Emergency Management Agency (FEMA) Community Rating System Tab 3
2012 Audit Results - Joyce Allgaier, Planning Manager.

7.20 b) Update on Wood River Valley "New Energy Cities" Regional Action Plan - Tab 4
Joyce Allgaier, Planning Manager.
7:30 8. CONSENT CALENDAR. Tab 5

a) Approval of minutes from the June 18, 2012 Council meeting.
b) Recommendation to approve current bills and payroll summary.
¢) Approval of 2011-12 and 2012-13 Liquor, Beer & Wine Licenses.

9. EXECUTIVE SESSION to discuss personnel, litigation and land acquisition
pursuant to Idaho Code §§67-2345 1(a) (b}, (¢) and (f).

10. ADJOURNMENT.

Any person needing special accommodations to participate in the above noticed meeting should contact
the City of Ketchum three days prior to the meeting at {208) 726-3841.

This agenda is subject to revisions and additions. NOTE: Revised portions of the agenda are
underlined in bold. Public information on agenda items is available in the Clerk’s Office tocated at 480
East Ave. N in Ketchum or {208) 726-3841,

Check out our website: www.ketchumidaho.org.



City of Ketchum, Idaho

P.0. Box 2315 Ketchum, ID 83340 (208) 726-3841 Fax: (208) 726-8234

June 27, 2012

Mayor Hall and City Councilors
City of Ketchum
Ketchum, Idaho

Mayor Hall and City Councilors:
July 2, 2012 City Councit Agenda Report

The regular Council meeting will begin at 6:30 p.m.

3. COMMUNICATIONS FROM CITY STAFF.
a) Recreation and Public Purposes Patent Process Update - Jennifer L. Smith,
Director of Parks & Recreation.

Jen Smith will update the Council on developments within the Recreation and
Public Purposes Patent process with the Bureau of Land Management. A
detailed staff report from Jen has been provided in the packet for Council
review.

RECOMMENDATION: None at this time.
RECOMMENDED MOTION: None.
This is an informational matter.

6. AGREEMENTS AND CONTRACTS.
a) Hotel Ketchum Development Agreement Extension - Lisa Horowitz,
Community and Economic Development Director.

The Hotel Ketchum project owner and developer, Jack Bariteau, is requesting
a one-year extension as identified in the March 2010 Amendment to the Hotel
Ketchum Development Agreement. A detailed staff report with attachments
has been provided in the packet for Council review.

RECOMMENDATION: Staff respectfully recommends the City Council direct
staff to prepare a second amendment to the Hotel Ketchum Development
Agreement to modify the PUD approval timeline to October 6, 2013.

RECOMMENDED MOTION: “l move to direct staff to prepare a second
amendment to the Hotel Ketchum Development Agreement to modify
the PUD approval timeline to October 6, 2013.”



This is a quasi-judicial matter.

7. COMMUNICATIONS FROM COMMUNITY & ECONOMIC DEVELOPMENT
DEPARTMENT.

a)

b)

Federal Emergency Management Agency (FEMA) Community Rating System
2012 Audit Results - Joyce Allgaier, Planning Manager.

Due to the focused efforts of City staff, a recent review of the City’'s
responsiveness and preparedness for flood events by the Federal Emergency
Management Agency (FEMA) has resulted in an improvement in the City's
Community Rating System (CRS) class from a Class 8 to a Class 6. This
improvement will translate to a 20 percent savings in flood insurance
premiums for citizens that participate in the National Flood insurance
Program (NFIP). A staff report from Joyce has been provided in the packet
for Council review.

RECOMMENDATION: None at this time.
RECOMMENDED MOTION: None.
This is an informational matter.

Update on Wood River Valley "New Energy Cities" Regional Action Plan -
Joyce Allgaier, Planning Manager.

Joyce Allgaier will update the City Council on the latest developments related
to work on the Wood River Valley Regional Energy Action Plan which is being
sponsored by the Environmental Resources Center (ERC). A detailed staff
report from Joyce has been provided in the packet for Council review.
RECOMMENDATION: None at this time.

RECOMMENDED MOTION: None.

This is an informational matter.

8. CONSENT AGENDA.
a) Approval of minutes from the June 18, 2012 Council meeting.

Copies of the minutes from the June 18, 2012 Council meeting have been
provided in the packet of Council review.

b) Recommendation to approve current bills and payroll summary.

A list of bills for approval and the payroll summary have been included in the
packet for Council review.



c) Approval of 2011-12 and 2012-13 Liquor, Beer & Wine Licenses.

Staff respectfully recommends the Council approve the 2011-12 and 2012-13
Liquor, Beer and Wine Licenses listed in the packet.

Sincere}y,




City of Ketchum, Idaho

P.0. Box 2315 Ketchum, ID 83340 (208) 726-3841 Fax: (208) 726-8234

June 26, 2012

Mayor Hall and City Councilors
City of Ketchum
Ketchum, Idaho

Mayor Hall and City Councilors:

Recreation & Public Purposes patent — Update to City Council

Introduction/History

The City applied for a Recreation and Public Purposes (R&PP) patent agreement
with the Bureau of Land Management (BLM) in 2008 in partnership with the
Wood River Land Trust (WRLT) for management of lands located north and west
of Ketchum. The North parcel, known as Hulen Meadows Floodplain and River
Access Area, includes approximately 209.19 acres from Sun Peak Day Use Area
north to Lake Creek Trail Head. The south parcel, known as Hemingway
Floodplain and River Access area, includes 105.42* acres just west of Atkinson
Park adjacent to the confluence of Warm Springs Creek and the Big Wood River.
The total acreage of the patent application is approximately 315.*

Recreation potentials were determined through a series of stakeholder ocutreach
meetings and include concepts such as a white water park designed for river
recreationists seeking waves and pools such as kayakers, improvements to
wildlife viewing trails and picnic area, and enhancement of riparian vegetation.
Public purposes potentials include a well site at Sun Peak whose feasibility will
be determined though rigorous testing led by Ketchum's Ultilities Department.
Thus far, a concept master plan has been developed; however, no actual plans
are in place. Myriad stakeholders continue to be engaged.

City Council directed staff to develop a Request For Qualifications at the July 18,
2011 City Council meeting for Master Planning of the RPP sites, including for the
design and engineering of a White Water Park to be located at the north parcel.
Since Council’s approval, Mayor Randy Hall allocated $35,000 in the City’'s FY12
budget to be contributed to this Master Planning effort. It is siaff's desire to
engage additional partners and stakeholders that may contribute to the planning
costs.

Parks & Recreation Department

Jennifer L. Smith, Daecior | mmehi@herchunmidalioon

208.726.7520 | www kerchumidaho.ong



Mayor Hall requested an ailocation of $35,000 for Master Planning efforts in
FY12. This allocation from the General Fund was approved by City Council for
Fy12.

City Council approved a Master Plan contract with S20 Design & Engineering for
recreation master planning services on 1/3/12. The S20 contract was approved
at an NTE rate of $71,572.00; the City's $35,000 allocation was subsequently
augmented by an anonymous donation of $60,000. This donation was added to
the Ketchum Parks & Recreation Development Fund and is restricted to those
portions of the Master Plan focused on the proposed White Water Park.

The Parks & Recreation Department along with R&PP stakeholders continue to
work closely with S20 regarding outreach and public meeting organization.

The City operates with full disclosure to BLM officials in the Shoshone District
office and is actively engaged with regular conference calls regarding
Environmental Assessment analysis currently underway by ERO Resources LLC.
To date, the City has paid $53,293.91 to ERO for EA analysis (attachment A).
These conference calls have now ceased because of a bifurcation of project
areas cited below.

BLM officials in Shoshone requested a meeting with Jen Smith and Nina Jonas in
Ketchum on 1/24/12. During this meeting, Ruth Miller (Shoshone Field Office
supervisor), Tara Hagen (Shoshone Field Office realty specialist) and Holly
Hampton (Shoshone Field Office Craters of the Moon Monument manager)
informed Smith and Jonas that the BLM's State Director had bifurcated the R&PP
process from the WRLT's land exchange process and “slow the R&PP process”
to accommodate inclusion of the City's Master Plan effort. Additionally, BLM
officials indicated that the Hulen Meadows HOA Board had indicated that they
would protest an affirmative decision by BLM to award the R&PP patent because
of inclusion of the City's potential well site project at Sun Peak Day Use Area.
Mayor Hall and others are actively engaged in negotiating a mutually beneficial
agreement with Hulen HOA.

Mayor Randy Hall immediately indicated the need to create an R&PP “task force”
which includes main stakeholders and a prominent Hulen Meadows resident
presence. Members of the Task Force include Mayor Randy Hall, City
Administrator Gary Marks, City Attorney Susan Buxton, Director of Parks &
Recreation Jen Smith, Utilities Manager Steve Hansen, Hulen resident and
former City Administrator Jim Jaquet, Wood River Land Trust executive director
Scott Boettger, WRLT Stewardship coordinator Keri York, City Councilor Nina
Jonas, Hulen Meadows resident Sarah Michael, and BLM employees Tara
Hagen and Ruth Miller. A representative from the White Water Park Committee,
Jeff Smull, was appointed to the Task Force by Mayor Hall on April 18, 2012,

Parks & Recreation Department

Jennifer L. Soudh, Divector | smnhiakorchimidaha.erg

207267320 D www kerchunmidahioong



This task force will help ensure a proper level of functional support for the Parks
& Recreation Director’s efforts relative to the R&PP process moving forward.

The first public meeting to discuss Master Planning for recreation and habitat
enhancement was scheduled by S2o for 2/9/12 and was attended by over 80
individuals.

A meeting on 2/10/12 was called between Mayor Hall, Gary Marks, Jen Smith,
Steve Hansen, Susan Buxton (on conference call), BLM acting District Manager
Mary Deaguero, Realty Specialist Tara Hagen, Field Office supervisor Ruth Miller
and Craters of the Moon National Monument supervisor Holly Hampton to
discuss happenings since 1/24/12 including a meeting with Senator Mike Crapo’s
office, State Director Steve Ellis and City Attorney Susan Buxton. Outcomes from
this meeting include:

e Jen Smith will submit a revised Plan of Development/Management Plan {o
BLM which will merge the City's original patent application, several
amendments to the application which have occurred since 2008, and new
information from the City's Master Plan effort.

o Mayor Hall stressed the high level of importance regarding engaging
directly with Hulen Meadows residents.

o The R&PP Task Force will meet prior to the 2/21/12 City Council meeting.

s Steve Hansen will develop specific language for the proposed well site
regarding the City's deficiency according to the Depariment of
Environmental Quality (DEQ) and need for redundancy. Additionally, Mr.
Hansen will cite specific significance regarding the Hulen Tank Site on the
east side of Highway 75.

e Jen Smith will remain point-of-contact for all things R&PP and will receive
substantial support from the R&PP Task Force.

The R&PP Task Force has met four times since its inception (2/12, 3/15, 4/18,
5/1, and 5/30) and is discussing issues and assigning tasks, including:
» Historical review; what brought us to this point
o Importance of full engagement with offices of the Mayor, City
Administrator, legal, Planning, and Utilities
o Importance of full engagement with partners and stakeholders; outreach
efforts with stakeholder groups (Hulen Meadows, Blaine County Flood
District, etc.)
s Plan Of Development/Management Plan strategy
o Master Plan guidance including design input, request for cost estimates

Current Report
Occurrences since last report to City Council on May 7, 2012 staff report dated
4/30/12);
o Design “drill down” meeting (5/8) with R&PP TF sub-committee members
to discuss opportunities and challenges with S20's initial design concepts;

Parks & Recreation Department
Joenmiier Lo Sowh, Drrector | mnlifakechunudaboors

208,720,782 T e kotchwnsdahooong



-]

R&PP Task Force meeting on May 30, 2012 was preceded by a focused
meeting called by BLM officials to discuss comments received by BLM
fisheries Dbiologists and hydrologists in response to a "BLM
Iinterdisciplinary Team Project Review” (undated) involving a memo from
Bryce Bohn, BLM State Office hydrologist to Stephanie Eisenbarth (both
altached and submitted to the City's legal team). The pre-TF focused
meeting was attended by Holly Hampton (BLM), Mike Homza
(GeoEngineers/S20), Nina Jonas, Jen Smith, Brice Bohn (BLM), Scott
Hoeffer (BL.M), Randy Hall, Kurt Eggers (Eggers Associates LA/S20, and,
by telephone conference, Tara Hagen {(BLM) and Scott Shipley (S20).
Scott Shipley reviewed the current design concept and reiterated that two
simultaneous tracks were occurring: (1.) Master Planning for the site and
R&PP language — concepts that were meant to be "beat up” and (2.)
Scientific — river morphology, fisheries, etc.). BLM scientists commented
and expressed concerns regarding this reach of river and past, present,
and potential future occurrences and that a multi-stakeholder, multi-
agency approach needs to take place. Members of the TF including Mayor
Hall assured BLM that this is indeed the process being undertaken
currently but that the City should not be required to fix problems occurring
upstream and downstream of the project area; it was agreed that a holistic
approach should be the course moving forward.

5/30 Task Force meeting then commenced with Scott Shipley reviewing
the concept plan again to the larger group. Shipley indicated that designs
were being “shopped around” to outside agencies and that design tweaks
could take place prior to Public Meeting #2. Further, it was decided that
the “working title” of the focused improvements on the North Parcel is to
be “River Park at Sun Peak.” Task Force meeting minutes are submitted
for inclusion to the Plan of Development/Master Plan required by BLM.

A second public meeting to gather input regarding design of recreation
amenities at the North Parcel took place on 6/1/12. This meeting was
organized by S2o0 Design and Engineering, the City's Master Plan
contractor and was attended by approximately 110 people.

Next steps: An agency meeting is tentatively set for the week of July 16"
involving agencies which require a permitting process for any of the
proposed River Park work; A DRAFT Updated Plan of Development is in
progress; research regarding involvement of the Watershed Advisory
Group is underway; involvement with the Blaine County Regional
Transportation Committee (BCRTC) and Idaho Transportation Department
(ITD) in a work in progress; a Memorandum Of Understanding between
the City and the Hulen Meadows Water Board is a work in progress; public
comment is being received at a rate of five per week; Team S20
anticipates presenting a final design recommendation to City Council for
adoption sometime this summer.

Parks & Recreation Department

fenntier

t.

Simuih, Dhrector | pmuhfrkerchinngihoor
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Financial Requirement/Impact

No financial requirement exists at this {ime; however, additional Environmental
Analysis will accur with completion and adoption of S20’s Master Plan and its
inclusion in a new, comprehensive Plan of Development.

A more complete review of expenditures to date and anticipated future costs will
be provided at the Parks & Recreation Director's earliest ability.

Documents may be provided upon request regarding interagency communication
and stated public support and opposition.

The next update to City Council should occur within two months at the pleasure
of Mayor Hall.

Recommendation
No recommendation at this time.

Suggested Motion
No motion required at this time.

Respectfully Submitted,

Jer Gt

Jennifer L. Smith
Director of Parks & Recreation

*Acres included in the South Parcel have been updated fo reflect current
proposal; total acreage reflects this change.
Parks & Recreation Department

Feonster B Soh, Durector | pmnhéskeichumidahe.one
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City of Ketchum, Idaho

P.O, Box 2315 Hetchum, 1D 83340 {208) 726-3841 Fax: (208) 726-8234

June 27, 2012

Mayor Hall and City Councilors
City of Ketchum
Ketchum, Idaho
Mayor Hall and City Councilors:

Hotel Ketchum Development Agreement Extension Request

Attachments:

Attachment A: October 6, 2008 Hotel Ketchum Findings of Fact
Attachment B: November 17, 2008 Hotel Ketchum Development Agreement
Attachment C: March 15, 2010 Amended Development Agreement
Attachment D: Extension Request Letter from Jack Bariteau, Hotel Ketchum

Introduction/History

The Hotel Ketchum PUD was originally approved on November 17, 2008. The
project consists of a 73-room hotel, 6 residential condominiums, conference
facilities, spa facilities and retail space. The project is located at 200 S. Main
Street and is subject to both the conditions of the PUD approval and a
Development Agreement. Included with the original PUD conditions was an
approval period of 24 months (Attachment A). An extension process for this
expiration date was built into the adopted Development Agreement (Attachment
B).

An extension to the approval timeline for the Hotel Ketchum PUD was granted by
the City Council in February 2010 (executed March 15, 2010). The Council
granted an additional two (2) years, placing the expiration date for the PUD on
October 6, 2012, This extension allowed for an additional one-year request, as
outlined in Section 16 of the Amendment to the Hotel Ketchum Development
Agreement (Attachment C), based on several criteria outlined in the document.

Current Report

The project owner and developer, Jack Bariteau, is requesting the one-year
extension identified in the March 2010 Amendment to the Hotel Ketchum
Development Agreement (Attachment D). The letter states the reasons for the
request.




The 2010 Amended Development Agreement states that an extension may be
granted by the Council based on the following factors (shown in underline, with
staff notes following):

"Significant amendments to the Comprehensive Plan”. An update to the
2011 Comprehensive Plan is now underway. The City has conducted a
Kickoff meeting (October 2010), Focus Groups (January 2012), and the
Commission is now working through the Plan document structure and key
topics. A target date of November has been set for the Draft
Comprehensive Plan. At this time, there are no identified policy changes
that would affect this project.

“Significant amendments to the Downtown Master Plan”. No amendments
to the Downtown Master Plan have occurred since the Plan was adopted
in 2006. None are planned at this time. The City will likely adopt new
standards for streetscape features through the KCDC Walkability project.
Those standards (if adopted) would apply to Hote! Ketchum at the time of
construction. Both Hotel Ketchum and Bald Mountain Lodge will be
required to participate in the design of the intersection of Highway 75 and
River Street. This street intersection was identified in the Downtown
Master Plan as the location for a “Gateway Plaza”. The original
Development Agreement for Hotel Ketchum (Attachment C) stipulates that
this design should be approved by the City Council prior to issuance of a
building permit for the Hotel Ketchum.

"Significant_amendments to ordinances that apply to Design Review
Approval’. Since March 2010, the City has adopted a new Sign Code and
a new Green Building Code. Section 17.124.040.C.2 of the new Sign
Code requires hotel projects to submit a Signage Master Plan as part of
the Design Review process. This will be required of this project. The
Green Code, as adopted, will apply to the residential portions of this
project at the time of building permit. The Green Team is currently
studying a Commercial Green Code. If adopted prior to the application for
building permit, those rules would apply to this project.

“Significant land use changes in the project vicinity that would adversely
impact the project or be adversely impacted by the project”. No significant
land use changes have occurred in the project vicinity that would impact
this project or vice-versa. If the Bald Mountain Lodge Hotel were to
proceed to construction, it would constitute a significant land use change.
However, a hotel was anticipated on the Bald Mountain Lodge site at the
time of approval of Hotel Ketchum. Traffic, circulation and other issues
for Hotel Ketchum were analyzed accordingly.

2



o ‘“Hazardous situations have developed or have been discovered in the
project area”. No hazardous situations have developed or been
discovered in the project area.

e "Community facilities and services required for the project are now
inadequate”. There have not been any significant changes to facilities and
services required of the project since the original approval.

Financial Requirement/Impact

The Fiscal Analysis for the Hotel Ketchum prepared by Caplan and Associates in
June 2008 estimated annual net revenue at full build-out associated with this
project of $416,442, which is a combination of municipal and urban renewal
taxes, Local Option Tax revenue, franchise fees and state shared revenues.
One-time revenues associated with building permit, development impact fees
and Local Option Tax on building materials was estimated at $750,500. These
revenues could be delayed by the change in the estimated date of construction.
However, these delays are due to the outside economic and lending climate, not
the dates established in the Development Agreement. The deadline requested in
this PUD change is in response to these conditions and this request was
anticipated by the Council in 2010.

Recommendations

I respectfully recommend the City Council move to direct staff to prepare a
second amendment to the Hotel Ketchum Development Agreement to modify the
PUD approval timeline for one additional year, until October 6, 2013.

Recommended Motion: “l move to direct stafi to prepare a second
amendment to the Hotel Ketchum Development Agreement to modify the
PUD approval timeline for one additional year, until October 6, 2013.”

Sincerely,
=
Lisa Horowitz
Community and Economic Development Director

2



ATTACHMENT A

BEFORE THE KETCHUM CITY COUNCIL

IN RE:

HOTEL KETCHUM
PLANNED UNIT
DEVELOPMENT

CONDITIONAL USE PERMIT

Case No: CUP 0§8-007

)

)

) FINDINGS OF FACT, CONCLUSIONS OF LAW
) AND DECISION
)
)

The above-entitled Conditional Use Permit application came before the Ketchum Planning
City Council for consideration on August 12, 2008, and September 15, 2008. The Ketchum City
Council having taken written and oral testimony, and having duly considered the matter, makes
the following findings of fact, conclusions of law and decision.

FINDINGS OF FACT

A.  APPLICATION SUMMARY.

APPLICANT/OWNER:

DEVELOPMENT TEAM:

LEGAL DESCRIPTION:

Trail Creek Fund, LLC, a California limited liability company
700 Emerson Street, Palo Alto, CA 94301

Jack Bariteau, Managing Member, Trail Creek Fund LLC
Paolo Petrone, Piazza Hotels (Operator and part owner)
John Davis, Hornberger -+ Worstell ({W1) (Architect)
Rob King, Clemens & Associates (Landscape)

Jim Zarubica, Galena Engineering (Civil)

Ed Lawson, Lawson & Laski, PLLC (Legal)

Lot 2, Block 83, Ketchum Townsite

LOT LOCATION/DESCRIPTION: 200 S Main Street

ZONING:

Hotel Ketchum PUD CUP Application

(aka Trail Creck Viliage)

0.93 acre (40,510 sqft)
Irregular:

Hwy 75 220" Frontage
River S1. - 220 Frontage
Leadville Ave — 149° Frontage

Tourist (T)

Findings of Fact, Conclusions of Law and Decision, City Councit 09-15-08
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OVERLAY DISTRICT:

COMP PLAN
LAND USE
DESIGNATION:  Current:

Proposed:

PROPOSED USE:

WAIVERS REQUESTED:

PUD FILE:

SUBMITTLAL DATES/
CERTIFICATION:

Floodplain Management Overlay (FP)

Residential Occupancy. “Area appropriate for housing of
permanent and second home residents and selective short term
uses supporting the tourist industry.”

No change proposed.

Hotel (73 rooms — See Tables 1 and 2)

Minimum Lot Size; Maximum Height; FAR;
Setbacks; Time Period for CUP & Design Review Approval
(See Table 3)

CUP 08-007

Application received February 8, 2008

Certified complete on February 27, 2008

An update to the formal application submittal received on
May 9, 2008.

B. NOTICE OF PUBLIC HEARING OF THE CITY COUNCIL.

August 12, 2008 — Public hearing and site visit,

PUBLIC NOTICE:

Mailing: July 24, 2008 to property owners within 300 feet, and
properly owners in the areas known as Gopher Gulch
neighborhood and the Onyx subdivision, as found in the
County records.

Publication: July 25, 2008 Idaho Mountain Express;

Display Advertisements — July 30, August 1, August 6 and
Angust 8, 2008 Idaho Mountain Express.

Posting: July 22, 2008 on City of Ketchum website; July 28,
2008 on all street frontages of the property

September 15, 2008 — Public hearing, continued from August 12, 2008.

PUBLIC NOTICE:

Hotel Ketchum PUD CUP Application

Mailing: August 26, 2008 to property owners within 300 feet,
and properly owners in the areas known as Gopher Gulch
neighborhood and the Onyx subdivision, as found in the
County records.

Findings of Fact, Conclusions of Law and Decision, City Council 09-15-03
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Publication: August 27, 2008 Idalio Mountain Express;
Display Advertisements ~ August 29, September 3, September
10 and September 12, 2008 Idaho Mountain Express.

Posting: August 29, 2008 on City of Ketchum website;
September 3, 2008 on all street frontages of the property.

C.  COMPANION APPLICATIONS
An application for a Design Review/Waterways Design Review was received in
connection with this Conditional Use Permit application on February 8, 2008. The Planning &

Zoning Commission approved the Design Review/Waterways Design Review application on July
238, 2008,

D. STUDIES SUBMITTED

it

Traffic Impact Analysis by Galena Engineering, dated April 2008.

2. Solls report by Butler Associates - pending. Initial letter regarding geotechnical and civil
engineering considerations dated March 20, 2008.

3. Arborist’s Assessment Report by Alpine Tree Service, dated December 12, 2007,

E. RELATED STUDIES

[

Gateway Arca Mass & Scale Study, dated June 12, 2007.
2. Economic Impact Study by Richard Caplan & Associates, dated April 28, 2008.

F, PROJECT DESCRIPTION

The proposed project is described by the applicant as a four-star hotel. The proposal contains the
following components: 73 guest suites (condominiums), reception and lobby area, full service
restaurant and bar, full spa (available for use to outside guests), retail space, meeting and
conference room facilities accommodating up to 290 people (also available for use by outside
groups), six penthouse residences (condominiums), operational observatory with public access,
exterior courtyard and swimming pool, and two levels of underground parking.

Motel Ketchum PUD CUP Application
Findings of Fact, Conclusions of Law and Decision, City Council (9-15-08
Page 3



Table I: Proposed Hotel Ketchum Square Footage

FLOOR LEVEL DESCRIPTION SQUARE FEET
Parking Level 2 Underground parking 23,575
Parking Level 1 Underground parking/ 27,760
loading
SUBTOTAL PKG LEVELS 51,275
Lower Level Kitchen/dining; Meeting 20,800
rooms; Spa; Administration
Ground Level Reception/lobby; Retail; Bar/ 21,650
restaurant; Guest rooms
Second Level Guest rcoms 20,800
Third Level Guest rooms 19,860
Fourth Level Private Residential Units 14,260
Fifth Level Observatory 550
HOTEL GROSS FLOOR AREA 98,050
TOTAL FLLOOR AREA
INCLUDING
UNDERGROUND PARKING 149,325

Hotel Ketehum PUD CUP Application

Findings of Fact, Conclusions of Law and Decision, City Council 09-15-08
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Table 2: Hotel Matyix

HOTEL CONFIGURATION Units Square Feet

Guest Rooms 73

SgFt 45,844

Condonunium Units 6

SqFt | o

Hotel Key Count 79

Holel Bed Count 82

BOH, Cire. Support

and Inlerior Public Areas (SqFt) 25,626

TTL HOTEL SqFt 83,240

RESIDENTIAL

CONFIGURATION

Residential Condominiums 14,260

(Non-Hotel Residential/ “cold beds™)

Less 17% Circulation (2,424)

Net Residential Sq. Ft. 11,700

Permitted Non-Hotel Residential

(Hotel Sq Ft /.75 — Hotel Sq Ft) 27,747
Over / (Under) (15,977)

Totel Ketchum PUD CUP Application

Findings of Fact, Conclusions of Law and Decision, City Council 09-15-0%
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Table 3: Waiver Requests, Hotel Ketchum

Code Section | Requirement Waiver Requested Comments
Zoning Ord.

17.52.010(I'y | REQUIRED: PROPOSED:

SETBACKS FRONT (River St): 15 ft | FRONT (River St): 3 ft

REAR: 1 fi forevery 3 ft
or fraction of building
height, but no Iess than
10 ft. The proposed
building has a height at
the rear of 58 feet,
requiring a 19.3 foot
setback.

SIDE: 1 ftforevery 3 fi
or fraction of building
height, but no less than 5
ft. The proposed
building has a height on
the Leadville Ave side of
58 feet, requiring a 19.3
foot setback.

STDE: all sides Highway

75 where ROW is 80 fi:
2511

RIPARIAN: 251t

REAR: 9ft

SIDE (Leadville Ave):
O »

SIDE (Hwy 75): 11 ftto
columns, 15 ff to walls

Edge of Hwy to Bldg
Facade: 41 ft

RIPARIAN: 25 ft (no

waiver)

Gateway Study
recommendation:
“Edge of highway to
the building facade” -
35 fi.

17.52.010 (1D)
FLOOR AREA
RATIO

MAXIMUM FAR: 0.5

Hotel Ketchum PUD CUP Application
Tindings of Fact, Conclusions of Law and Decision, City Council 09-15-08
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PROPOSED FAR: 2.4

17.52.010. H.3 states,
“Hotels which meet
the definition of
Hotel...may exceed
the maximum flooy
area...” (No specific
FAR 1s listed.)




17.52.010 (I) MAXIMUM: 351t
HEIGHT

PROPOSED: 58 ft

NOTE: Architectural
Feature — Observatory
Dome height is 75 feet.
Elevator housing and
other roof features extend
above 58 ft as shown in
Al-D dated May 1, 2008,
and are set back from
primary building wall.
[See 17.96.050(B)(3){b)!

17.52.010. H.3 states,
“Hotels which meet
the definition of
Hotel...may exceed
the maximum
Lheight.”” (No
specific height is
listed.)

17.116.080 Construction shall

commence within 1 year

Increase time period for
validity of PUD CUP and

Complexities of
construction plans

of granting CUP. Design Review to 2 associated with hotel
(and) years. developments require
17.96.130 Term of Design Review mcreased time periods

is 1 year. for all approvals.
Subdivision Minimum lot size of Lot 13 0.92 acres 16.08.080(A)(1)(d)
Ordinance: three acres states that
16.08.080(A)(1 modification of the 3
) acre provision may be

granied for hotel uses.

Table 4: Required Parking, Hotel Ketchum

Use Requirement # Spaces

Required
Hotel .66 spaces per room (x 73 rooms) 48.18
Condominiums 1 space per 1,500 net sq 1t (x 11,770 sq ft) 7.84
+Residential guest space | 1 guest space for every 4 units (x 6 units) 1.50
Conference facility L space per 200 sq ft seating area (x 3,270 sq 1) 16.35
Retail/spa/office 1 space per 600 sq ft net floor area (x 3,715 sq 6.19

)

Restaurant 1 spacc per 200 sq {1 seating arca (x3390 sq 1) 16.95
Total Required Spaces 97.01

Table 41  Proposed Parking

Hotel Kefchurm PUD CUP Application
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Underground (on-site) | Valet Parking (Levels 1=39; Level 2=59) 98

On-street surface River Street 4

Valet staging Motor Court 7

Table 5: Miscellaneous Code Requirements

Subject Ordinance Requirement Proposed

Open Site Area 17.52.010 (J): 35 % minimum with 5% 30.08%
allowance for private decks (= Net 30%)

Curb Cuts River Street 35% allowed 29.0%
Leadville Avenue  35% allowed 29.5%

G. STAFF REPORT ATTACHMENTS

The following documents and drawings were referenced as attachments to staff reporls and
incorporated herein.

Attachment 1: Application items

Attachment 2: Department Head and Agency comments

Attachment 3: Public comment

Alttachment 4: Applicant correspondence

Altachment 5: Traffic Impact Analysis (on file with the Planning Department)

Attachment 6: Arborist’s Assessment Report (on file with the Planning Department)

Attachment 7: Iconomic Impact Study

Attachment 8: Comprehensive Plan/Sub-Area Analysis

Attachment 9: Staff Analysis of Gateway Arca Mass & Scale Study

Attachment 10: Permitted and conditional uses in T, CC and GR-L

Attachment 11: Draft Development Agreement

Attachment 12: Planning & Zoning Commission - Findings of Fact, Conclusions of Law
and Decision

Altachment 13: E-mail from Idaho Power, Spreadsheet showing Idaho Power estimates

Attachment 14: Hotel Ketchum building stakeout exhibit (Galena)

Attachment 15: Hotel Ketchum tree elevation exhibit (Galena)

Attachment 16: LIDAR power pole and maximum tree height exhibit (Benchmark
Associates)

Attachment 17: Letter from Environmental Resource Center

Attachment 18: Sheet A2.01 — Ground Level Floor Plan (9/3/08)

Allachment 19: Sheet A2.P2 - Parking Level 2 Floor Plan (9/3/08)

Hotel Ketchum PUD CUP Application
Findings of Fact, Cenclusions of Law and Decision, City Ceuncil 09-15-08
Page 8



A full set of architectural, landscape and civil drawings are on file in the Planning Department,
and are set forth in Exhibit A aftached hereto. The Council’s decision was based on these
drawings.

. KETCHUM CITY CODE STANDARDS

On August 12, 2008, and September 13, 2008 the City Council conducted public hearings and
used the following zoning and PUD criteria and standards as a basis in favorably concluding, by a
unanimous vote, that the Trail Creek LLC’s application for a Planned Unit Development (PUD)
Conditional Use Permit for the project named “HOTEL KETCHUM” complies with Ketchum
Code Title 17, Chapter 17.52 (Tourist District) and Title 16, Chapter 16.08 (Planned Unit
Developments).

The following sets forth the applicable Standards and the Council’s findings and conclusions:

Title 17, Chapter 17.52 {T'ourist District)

17.52.010. H.3.

3. Hotels: Hotels which meet the definition of Hotel in Chapter 17.08 may exceed the
maximum floor area and height or minimum open site area requirements of this chapter
subject to the following review process:

a. A Planned Unit Development shall be prepared for the proposal and approved by the
City which specifically outlines the waivers to bulk regulations requested.

Finding;

A Planned Unit Development application was prepared and submitted by the applicant. The
proposed hotel is subject to the approval of this PUD application. Table #3 outlines the
waivers/modilications to bulk regulations requested.

Conclusion:
Upon compliance with conditions of approval, this standard is met.

b. A subarea analysis shall be prepared which addresses the Comprehensive Plan
designation for the subarea; impacts of the proposed hotel on the character and scale of the
surrounding neighborhood; impacts on proposed height and mass relative to the City’s
Design Review Standards and the PUD Standards, and the appropriateness of the subarea
for a hotel which exceeds the bulk requirenients of this Section.

Finding:
A subarea analysis was prepared to address the Plan’s designation for the subarea (Southern
Entrance Corridor). Staff report Aftachment 8 comprises the Comprehensive Plan subarea

Hotel Ketchum PUD CUP Application
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analysis. Also related to the Comprehensive Plan subarea designation is the Gateway Area Mass
and Scale Study. Stalf report Attachment 9 contains an analysis of the proposed development in
relation fo this study. The proposal is found to be in general conformance with several of the
study’s recomimendations.

Conclusion;
Upon compliance with conditions of approval, this standard is met.

c. For hotel developments, Community Housing calculations apply to all residential
units. However, 100% of the Community Housing requirement will be waived only for the
residential portion of Hotel Projects that meet the Hotel definition adopted by the Ketchum
City Council provided the project obtains a complete building permit prior to June 1, 2019.

Finding:

The residential units within the project are the six (6) penthouse units, totaling 11,770 net square
feet. These residential units are also referred 1o as “cold beds”. The hotel definition requires that
at least 75% of the building meets the hotel definition. Based on the total building size, this
allows up to 27,747 square feet of “cold beds”.  The community housing requirement associated
with the residential units (“cold beds”) will be waived if the project applies for a building permit
prior to June, 2010. Note that if the Council amends this section of the code to change the June
2010 date to a later date, this requirement may not apply.

Conclusion:
Upon issuance of a building permit prior to June 1, 2010, this standard is met. If a building
permit is not issued by this date, 2354 square feet of Community Housing must be provided.

d. Employee Housing. Hotel developments are required to mitigate employee housing
impacts at a ratio of twenty-five (25) percent of the total number of employees calculated by
the following formula: 1 employee per hotel room or bedroom.

Finding:

The applicant has not submitted an Employee Housing Plan at this time. For the 70 hotel rooms
proposed, 18 employees musi be housed. All of the employees to be house are planned to be
housed off-site due {o the small site. Staff report Attachment 1 describes the various options
under consideration by the applicant. Conditions of approval address the employee housing
requirement,

Conclusion:
Upon compliance with conditions of approval, this standard is met.

e. Employee Housing Plan. The applicant shall provide an Employee Housing Plan
which outlines the number of employees, income categories and other pertinent data, The

Hotel Ketchum PUD CUP Application
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Employee Housing Plan shall be the basis of the applicant’s proposal for a mix of employee
housing which addresses the range of employees needed to serve the hotel,

Finding:
No detailed employee housing plan has been submitted. The following table, Table 6, will be

used once more detailed information is available.

Table 6: City of Ketchum Workforce Housing Requirements

Proposal ol Employees fi of % of #of Livable Type of | Square Total
Rentabie (=#of Employees | Employees | Employees | Square Feet Reoms | Feetof Ermployees
Roomsin | Rentable to be Housed on | per Unit for WF Each
the Hofel Reoms) housed on site Housing Room

site

7000t |70 70 0 0

beds

G cold

beds

Total Sq.

Ft:

$101,060

Once an Hmployee Housing Plan is developed, the Blaine County Housing Authority (BCHA)
would like to see information on the following:

e Wage/salary range and a breakdown the number of emplioyees within the aforementioned
classifications

e Information on type of housing provided per employee classification

¢ Costs incurred in rent (and utilitics) and transportation/parking by employees

e Details on anticipated lease terms/rental agreements for employees housed on-site

» Anticipated transport and parking scenarios for both on-site and commuting employees.

Additionally, the BCHA recommended the applicant review the BCHA BEmployee Housing
Guidelines which are expected to be adopted and approved as part of the BCHA 2008
Community Housing Guidelines. The Commission rccommended that the applicant provide
resources and information related fo off-site housing opportunities.

Employee recruitment efforts should also be described. To support hotel and hospitality
employee recruitment, the City proposes a collaborative effort to create a relationship with the
College of Southern Idaho (Main — Twin Falls and Hailey campuses) to train and expand
cducation and skill sets to serve this hotel and restaurant market.

Duc to a lack of a Workforce Housing Plan, the Commission recommended a number of
requirements be included in the Development Agreement. This shall include general information
regarding employees served, administrative process, employee income and costs of housing,
operating informafion/administration of units, proper design and monitoring of reasonable
housing plan oversight.

Hotel Ketchum PUT CUP Application
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The following elements should be required in the Workforce Housing Plan:

Provide salary/hourly wages (2008 dollars) for the various income categories of
The expected number of each level of employee that is intended to be served by the

Which employee category will be served by which type/size of units.

Provide information on anticipated rental rates (in 2008 dollars) or subsidized and/or free
rent to employees; will utilities and homeowners dues (if any) be included in rates.
Bstablishment of maximum occupancy per unit type (f.e. 1 person per 1 bedroom unif; 2

Provide a matrix on breakdowns of the different types of units (1 bedroom; square footage;

Create a priorily for occupancy program of these units; (i.e., first available employees that
are full-time, secondly, to seasonal employecs, and third, to persons that are verified to be

What units will be available and how will the poo! of units available be determined.
What minimum standards will be used to determine employee eligibility to live in the
employee housing; is full-time status required for employees to qualify for the employee

How will overllow of demand of units by employees be handled; will there be a priority

1.
employees.
2.
employee housing units.
3.
4,
5.
persons per 2 bedroom unifs).
6. Location of units to be within Ketchum City limits.
7.
total number of units; anticipated rent, etc.)
8.
working in the City of Ketchum.
9.
10.
housing and what constitutes full-time status.
11.
system.
12.

Provide information on housing families (with children) and/or married couples.

Through the development of Employee Iousing, the BCIHA has established certain size

mimimum thresholds.

Overall, the proposed Workforce Housing must meet certain size

minimums. The table below, Table 7, sets forth the allowable minimum livable square footage
for each employee home type and income category (Table 6.4 in the BCHA Employee Housing
Guidelines). The applicant should meet or exceed the Guidelines below.

Table 7: Minimum Livable Square Footage for Each Employee Housing

Employee Home Type

Square Footage for
Income Categories 1-3

Square Footage for
Income Categories 4-6

Studio — 1 occupant

400

600

Studio -- 2 occupanis 350 600
1 Bedroom 550 700
2 Bedroom 750 900
3 Bedroom 950 1100

The Commission recommended the selection of one of the above the above income category
brackets (1-3 or 4-6). Additionally, the design of the Workforce Housing Building(s) should be

Hotel Ketehum PUD CUP Application
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addressed. Seclion 6.92 of the BCHA Development of Employee Housing Guidelines, states the
following key recommendations:

o All employee housing designed to accommodate roommates should provide separate
closets for each occupant.

e Studios should be limited to one occupant unless a couple is married or there is a pre-
existing relationship among occupants since {here is no privacy for two unrelated adults in

a studio.

¢ Bedrooms should be sized to accommodate sleeping arrangements for two unrelated
adults.

¢ Each Employee Home should contain adequate storage space for bicycles, skis, camping
gear, elc.

o Dishwashers, garbage disposals, self cleaning ovens, frost free refrigerators, sound
msulation, gas forced air heating and internct service are highly recommended.

e Individual utility metering is encouraged to discourage excessive usage and waste,

e  Whenever possible, individual entries should be provided without the use of a common
hallway.

e Adequate on-sitc parking should be based upon the employee profile provided by the
operator.

The Commission recommended that stringent design requirements, consistent with the BCHA
design guidelines, should be followed. These requirements should also conform to language in
the Workforce Housing Plan.

A preliminary monitoring system could be set up internally in an agreement between the City and
the Applicant. The Commission recommended the Applicant provide to the Cily an accounting of
its actual workforce 1o insure they are meeting their proposed percentage of required housing,

Conclusion:
Upon compliance with conditions of approval, this standard is met.

f, The City Council may consider a request by the hotel developer to satisfy any
required employee or community housing square footage by alternate means. Off site
mitigation, payment of in lien fees, land in lieu of units, voluntary real estate transfer fees or
other considerations may be proposed by the hotel developer. Larger sites are encouraged
to include workforce housing on-site. The City Council has full discretionary power to deny
said request.

Finding:

The applicant is proposing to locate all of the required cmployce housing off-site. The
Development Agreement shall spell out when the Employee Housing must be available to
employees.  The Commission recomimended that all of the vequired Employee Housing be

Hotel Ketehum PUD CUP Application
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available prior to the issuance of any Certificates of Occupancy for the Hotel, or any other uses in
the Hotel Building.

Conclusion:
Upon compliance with conditions of approval, this standard is met.

g, Hotels shall enter info a Development Agreement with the City as part of the
approval process. Said Development Agreement may address the following subjects:
Community housing, hotel room uses and restrictions, public access on the property,
alternatives and remedies if the hotel use ceases, and any other issue the Planning and
Zoning Commission or City Council deems appropriate. Said Development Agreement
shall follow the public hearing process as outlined in Section 16.08 Ketchum Municipal
Code, Planned Unit Developments. Said Development Agreement shall he subject to
Section 17.154.060, Enforcement and Section 17.154.076, Modification and Termination,
Title 17, Ketchum Municipal Code.

Finding:

A Development Agreement will be utilized to embody all of the conditions of approval associated
with this project.

Conclusion:

Upon execution of the Development Agreement, this standard is met.

Title 16, Chapter 16.08 (Planned Unit Developments)

16.08.080(A) STANDARDS:

- 1. Minimum ot size of three acres. All land within the development shall
be contiguous except for intervening waterways. Parcels that are not contiguous due to
intervening streets are discouraged. However, the Comuission and the council may
consider lands that include intervening streets on a case by case basis. The commission may
recommend waiver or deferral of the minimum lot size and the council may grant said
waiver or deferral only for projects which:

a. Include a minimum of thirty (30) percent of community or
employee housing, as defined in Section 16.08.030;
b. Guarantee the use, rental prices, or maximum resale prices

thereof based upon a method proposed by the applicant
and approved by the Blaine County housing anthority
and/or the Ketchum city council; and,

C. Are on parcels that are no less than one and one-half acres
(sixty-five thousand three hundred forty [05,340] square
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feet). Application for waiver or deferral of this criteria
shall include a description of the proposed community or
employee housing and the proposed guarantee for the use,
renfal cost, or resale cost thereof; or,

d. For a hotel which meets the definition of hotel in Chapter
17.08, Definitions, and conforms to all other requirements
of Chapter 17.64, Community Core District. Modifications
or waivers from the provision of Chapter 17.64 may be
granted for hotel uses only as outlined in Chapter
17.64.010(11)(c).

Waiver to three acre nuinimum lot size is requested.

The subject property is 0.93 acres. The proposed development is a hotel which meets the
definition of hotel in Chapter 17.08. This standard states that a waiver of the minimum lot size
may be granted for hotels, per item (d).

Conclusion:
Waiver to this standard shall be granted pursuant to 16.08.080 (A)(1)(d).

L 2, That the proposed project will not be detrimental to the present and
permitted uses of surrounding areas.

Finding:
The present uses of the surrounding area include:
¢ Comniercial buildings across Main Street directly fo the west. A vacant block
across Main Street diagonally.
o The Kentwood Lodge hotet across River Street to the north.
e Residential condominiums and townhomes across Leadville to the east and directly
adjacent to the south and across Trail Creek to the south.

The subject property is zoned Tourist (T), and swrrounding zoning includes Tourist (),
Community Core (CC) and General Residential - Low Density (GR-L). Staff report Attachment
10 provides the complete list of permitted and conditional uses allowed in these districts, Hotels
are permitted uses in the Tourist {T) district.

The subject property presently comprises a group of commercial buildings, which house offices,
retail shops and restaurants, known as Trail Creek Village.

The La Residence Condominiums share a property boundary with the proposed development.
The driveway for these units is located on the northern part of that property, and in fact extends
over the property line, encroaching by up to nearly 8 feet onto the subject property. The
proposeod hotel building is set back adequately {o allow the La Residence owners to continue use
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of the full width of their driveway in its current location. The applicant will provide an easement
for driveway mgress and egress to benefit La Residence.

Construction mitigation will conform to the City of Ketchum’s Construction Mitigation
Ordinance. Condition #1 addresses this matter.

Conctusion:
Upon compliance with conditions of approval, the proposed project will not be detrimental to the
present and permitted uses of surrounding arcas.

3. That the proposed project will have a beneficial effect not normally
achieved by standard subdivision development.

Finding:
N/A —~ the project is not a subdivision. Benefits of the project are covered in standard
16.08.080(A)(14) below.

Conclusion:
This standard is not applicable.

4, The development shall be in harmony with the surrounding area.

Finding:
Uses in the surrounding neighborhood include a hotel and commercial uses, as well as residential.
The hotel, restaurant, spa, other commercial uses are permitted under the Tourist (T) zoning, and

are common in the adjacent CC district.
Bulk: Bulk 1s defined in the Ketchum Zoning Code as follows:

3.13  Bulk - "Bulk" is the term used to decide the size and mutual relationships of
buildings and other structures, and therefore includes:

(1)  The size of buildings and other structures;

(2)  The shape of buildings and other structures;

(3)  The location of exterior walls of buildings and other structures, in relation to
arca of a lot, to the centerline of streets, to other walls of the same building,
and to other buildings or structures; and,

(4)  All open spaces relating to a building or a structure.

The following tables, Tables § and 9, provide information on buildings which are located adjacent
{o or directly across the street from the proposed hotel.

Table 8: Approximate Surrounding Area Floor Areca Ratios: 7
l Density l Tourist (1) | General Residential I Community Core |
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Allowed (GR-1L) {CC)

Density 0.5 FAR per lot 10.89 units per acre 1.0 FAR,

allowed per | (approx. 21 units per i 2.25 FAR w/CH

zoning acie site}

district

Current Trail Creek Crossings: | 200 S. Leadville Kentwood Lodge:

Density of 0.8 FAR - Townhomes: approx | 1.14 FAR

surrounding | La Residence Condos: | § units/acre (.59 FAR) | Leadville

area 049 FAR Residences:
Sotheby’s: 0.28 FAR 1.L19 FAR

The proposed project is at a floor area ratio (FAR) of 2.4, The most similar building in
downtown Ketchum having an FAR of over 2.0 is the new building being constructed at the

corner of Leadville Avenue and Sun Valley Road, with a FAR of 2.21,

Table 9: Chart of Surrounding Projects

PROJECT FOOTPRINT SETBACK FROM | NUMBER OF
SIZE (sq. ft.) STREET STORIES
Kentwood Lodge 21,780 1" (River) 3
Leadville Residences 7,000 15° (Leadville) 3
200 S Leadville TH 3,800 14° (Leadville) 2-3
Trail Creck Crossings 16,086 100’ (Main); 2
75’ (Leadville)
La Residence 2,210 22" (Leadville) 2
Sotheby’s 770 7’ (Main) 1 + daylight

*Note: Figures shown are approximate.

The elevation drawings submitted indicate that the architectural design includes maierials and
colors, such as stone, wood and stucco, that are found and are in harmony with surrounding
buildings.

The building steps down {rom the north to the south, following the site’s topography. The slope
of the site also allows for underground and enclosed parking and service arcas. All on-site
parking, loading and trash removal areas are enclosed within the two below-grade parking levels
and therefore hidden from view, Surface parking for 97 vehicles and exposed delivery and
service areas would not be harmonious with the neighborhood.

The proposed building 1s set back in excess of the required 25 feet from the ordinary high walter
mark of Trail Creek, allowing for adequate riparian area and retention of existing large {rees.

Hotel Ketchum PUD CUP Application
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Various hotel projects within the City of Ketchum are currently under consideration. All projects
are requesting waivers to bulk requirements. The Council has recognized that additional bulk is
needed for hotels.

While the bulk of the proposed development is greater than the bulk of surrounding buildings, the
Council finds that the proposed bulk is not unreasonable for this location adjacent to the
Community Core. Other features of the proposed hotel, such as the materials and colors, the
underground/enclosed parking and service areas, and setback from Trail Creek, are harmonious
with the neighborhood.

Counclugion:
The proposed development 1s in harmony with the surrounding area.

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

a. Include a minimum of thirty (30) percent of community or
employee housing, as defined in Section 16.08.030; and,
b. Guarantee the use, rental prices, or maximum resale prices

thereof based upon a method proposed by the applicant
and approved by the Blaine County housing authority
and/or the Ketchum city council.

Application for waiver or deferral of this criteria shall include a
description of the proposed community or employee housing and the
proposed guarantee for the use, rental cost, or resale cost thereof.

Finding:
N/A — No density transfer or use transfer is proposed.

Conclusion:
This standard is not applicable.

6. That the proposed vehicular and nonmotorized transportation system:
a. Is adequate to carry anticipated traffic consistent with
existing and future development of surrounding properties;

Finding:
Hotel Ketchum PUD CHP Application
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The subject properiy is located at two corners of the existing grid of the Ketchum Townsite:
Main & Raver Streets, and River Sireet & Leadville Ave. This provides options for safe and
efficient vehicular movement. The three adjacent public streets are paved to a width of 32-45 feet
(Main), 36 feet (River) and 26 feet (Leadville). Certain encroachments are proposed within each
of the public rights-of-way. Civil sheet C3 shows streets and proposed encroachments.

The Council finds that the proposed encroachments nto the River Street right-of-way are
acceptable due to the specific existing condition of the road in that location, i.e. that the paved
portion of River Street is off center; the roadway is a low-volume roadway; it is within a grid
where other strects have been planned for a higher volume of traffic. The centerline of the
asphalt is offset by 12 feet to the north of the centerline of the 80-foot right-of-way, with the edge
of asphalt 10 feet from the right-of-way boundary on the Kentwood Lodge side and 34 feet from
right-of-way boundary on the subject property side.

The Counctl finds the encroachment of proposed porte cochere (canopy) over the River Street
right-of-way acceptable as a traditional safety feature of the hotel.

The Council finds the encroachment of landscaping terraces within the Leadville Avenue right-
of-way acceptable in order to provide buffering, and that a 5-foot sidewalk will be adequate in
this location of relatively little foot traffic.

The Council finds the encroachment of landscaping and a low retaining wall within the Main
Street right-of-way acceptable in order to provide for pedestrian amenities, a buffer for
pedesirians, and to handle retainage. The applicant shall meet with the City Street Department,
City Engineer, Idaho Transportation Department (ITD) and the planning staff, in order to finalize
the right-of-way design prior to issuance of a building permit. Any retaining wall or other
encroachment in the highway right-of-way is subject to removal at any time.

The Council finds that Main Street shall be improved adjacenti to the hotel to provide an
additional traffic lane to serve as a through lane, not a dedicated right turn lane. The length and
width of the lane must meet ITD requirements and must be located o best accommodale the
transition from the single lane to two lane roadway north of River Street.

The Council finds that for safety rcasons the heated asphalt shall be extended to include the entire
River Street/Leadville Avenue intersection plus one car length distance on cach sircet, and that
the heated asphalt shall be extended southward to a location that will adequately contain drainage.
The snowmelt sysiem and physical coverage arca shail be reviewed and approved by the City
Engineer and Street Superintendent, The developer is required to maintain the heating system
and any repairs to the heating system that may be necessary after underground utilities have been
repaired. An environmentally friendly heating system is recommended.

ADA ramp locations must be lined up to the extent reasonably practical with existing and future
ramp locations across River Sireet.
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All street slope and drainage issues must be resolved.
The applicant must maintain all sidewalks including on the Main Street side of the project.

b. Will not generate vehicular traffic to caunse "undue congestion" of the
publie street network within or outside the PUD;
Finding:
The Traffic Impact Analysis (staff report Atlachmen{ 5) notes that (he “proposed development
will contribute a small portion of the overall vehicles at the study area intersections (e.g., 1% of
the Main Street/First Avenue intersection traffic during the p.m. peak period of 2011}).”

c. Is designed to provide automotive and pedestrian safety and
convenience;

Finding:
A motor court off River Street will accommodate drop-offs and those checking into the hotel.

Access to parking and for delivery and services 18 off Leadville Avenue.

Sidewalks are proposed along all three sireet frontages. The widths proposed vary. The Gateway
Area Mass & Scale Study suggests wider sidewalks along Main Street, from 10 to 14 {eet at the
“urban” street edges, which may be more appropriate north of River Street in the CC district. In
addition, there is some conflict between the suggestion of wider sidewalks and the goal for
significant landscaping along the highway at this location, the grade issues, and the regulations
and policies of ITD. The Council approves the following minimum sidewalk widths adjacent to
the proposed hotel: 6 feet on Main Street, to accommodate as much landscaping as possible, 5
feet on Leadville Avenue, and as shown but not less than 5 feet on River Street.

Civil sheet C3 shows the proposed motor court and sidewalks.

d. Is designed to provide adequate removal, storage and deposition of
SHOW;
Finding:
No snow rcmoval arcas arc proposcd on-site because parking is underground, and all sidewalks
and the motor couwrt at the hotel’s main entrance are to have a snow-melt system. Sheet A-3F
shows the proposed snowmelt plan. (The snowmelt system on the streets 1s fo be extended per
sub-item (a) above.)

c. Is designed so that traffic ingress and egress will have the least impact
possible on adjacent residential uses. This includes design of roadways
and access to connect to arterial sireets wherever possible, and design of
ingress, egress and parking areas to have the least impact on
surronnding uses,

Finding:
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Due to the topography of the site, access to underground parking and services can only be
feasibly accomplished along Leadville Avenue or Main Street. Access off Main Street is
undesirable for traffic safety reasons and would not be permiited by 1TD; therefore, it is located
off Leadville.

Sheet A-2A shows vehicular circulation on Leadville Avenue at the location of the underground
parking and service areas. Vehicles will access the parking garage via the right-hand entrance,
which is 20 feet wide, allowing for both ingress and egress lanes. All vehicles are to enter and
exit the parking garage in a forward motion. The majority of traffic into and out of the garage
will be by valet parking. Impacts to adjacent residences on Leadville will be noise from the auto
traffic, and at night, headlights of vehicles turning from River onto Leadville and as they exit the
garage.

The left-hand entrance is 22 feet wide and is for delivery, service and garbage vchicles.
According 1o the applicant, it will allow for entry by “25’ to 30" panel-type trucks” and irash
overloader trucks. The bay area is 35 fect deep, so that such trucks will be able to back into the
bay arca their full Iength and be completely off the street. The applicant states: “Tractor trailer-
type trucks are expected to be a rare occurrence, but will likely not be able to back into the dock
area.” Partial obstruction of Leadville Avenue will occur at these times,

Dumpsters and/or trash compactors will be inside the bay area. Garbage trucks are anticipated to
turn into the bay area to the trash compactor, and then back oui onto Leadville Avenue. There is
ample clearance for trucks to approach the dock, pick up the dumpster, and over-swing the
dumpster within the bay area.

There will be rolling garage doors at both entrances to shield the views into the service and
parking levels. The doors will also aid in noise control. However, there will be times when the
doors are open as vehicles are moving into and out of these areas.

The applicant is to provide some additional screening in the form of landscaping and fencing on
the property of 200 South Leadville Townhomes.

A separated motor court along River Street will accommodate drop-offs and those checking into
the hotel. Connection to the arterial (Main Street/Highway 75) will be via River Street.
According to the Traffic Impact Analysis, virtually no inbound nor outbound traffic is anticipated
to utilize Leadville Avenue to the south of the parking and service entrances, or River Street cast
mnlo residential areas. Traffic is anticipated to flow into the commercial areas of town or onto
Highway 75.

f. Includes the use of buffers or other physical separations to Dbuffer
vehicular movement from adjacent uses;

Finding:
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A landscape island between the motor court and River Street is proposed, providing a physical
separation.

The preliminary design shows low retaining walls within the Main Street right-of-way, providing
a physical buffer. The applicant shall meet with ITD, City Engineer, Strest Department and the
planning staff, in order to finalize the design prior 1o issuance of a building permit. Any
encroachments into the right-of-way are subject (o removal al any iime.

These physical separation buffers are shown on Civil Sheet C3.

There will be functional garage doors on both of the Leadville Avemue entrances to the
underground parking garage and the service and delivery bay to buffer adjacent uses from the
noise, lights and activity taking place within those areas. In addition, the applicant is to provide
some additional screening (landscaping and/or fencing) on the property of 200 South Leadville
Townhomes.

2. Is designed so that roads are placed so that disturbance of natural
features and existing vegetation is minimized;
Finding:
N/A - no new roadways are proposed.

h, Includes trails and sidewalks that creates an internal circulation system
and connect to surrounding trails and walkways.
Finding:
Sidewalks will be constructed on all three street sides of the proposed hotel, as shown on Civil
Sheet C3. Sidewalk improvemeats shall be installed southward along Main Streef 1o the bridge
accessing Trail Creek Crossings.

A paver walkway and gravel pathway from Main Street into the pool deck arca of the hotel and to
Traill Creek shall be provided as seen on Sheet Li. A proposed walkway to and over the
driveway of La Residence Condominiums is found nof necessary. The pathway shall not extend
to the driveway or through to Leadville Avenue.

Upon compliance with conditions of approval, the proposed project:

(@)  will be adequate to carry anticipated traffic consistent with existing and future
development of surrounding properties.

(b Will not generate vehicular traffic to cause "undue congestion” of the public street network
withm or outside the PUD.

{¢)  Isdesigned to provide automotive and pedestrian safety and convenience.

(&) s designed to provide adequate removal, storage and deposition of snow.

(e)  Is designed so that traffic ingress and egress will have the least impact possible on adjacent(
residential uses.
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(f)y  Includes the use of buffers or other physical separations to buffer vehicular movement
from adjacent uscs.

()  Is designed so that roads are placed so that disturbance of natural features and existing
vegetation is minimized (not applicable).

(1) Includes trails and sidewalks that creales an internal circulation sysiem and connect to
surrounding frails and walkways.

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

Comprehensive Plan:

The amendment to the PUD does not conflict with the goals of the Ketchum comprehensive plan.
An analysis of the plan, including the specific sub-area analysis for the Scuthern Enirance
Corridor, 1s found n staff report Attachment 8. Also related to the Comprehensive Plan subarca
15 the Galeway Area Mass and Scale Study. Staff report Attachment 9 contains an analysis of the
proposed development in relation to this study. The proposal is found fo be in general
conformance with several of the study’s recommendations.

Zoning Ordinance:
The proposed development shall meet the standards of the zoning ordinance with the exception of
the watvers granted by the City through the PUD process.

Subdivision Ordinance:

The Developer proposes to condomintumize the proposed development, so the proposed
development shall meet the standards set forth in the Subdivision Ordinance at the time of such
condominium platting.

Demolition Ordinance:

Demolition of the existing historic buildings in Trail Creek Village will be subject (o Ketchum’s
demohtion ordinance (Municipal Code Chapter 15.16). According io the 2005 Windshield
Survey by Walsworth and Associates, these buildings were constructed in the 1940s and were
originally a motel complex, later renovated into shops and restaurants. The applicant will be
required 1o apply for a demolition permit and may not demolish or relocate the buildings until a
building permit is issued for the new building. Re-use of any buildings, re-use of any building
materials m the new project, and/or provision of an interpretive arca on the site with photographs
and history of the Trail Creek Village would acknowledge the historic buildings. The applicant
may re-use certain existing matertals, for example the exterior stonework. The applicant shall
have photographs of the old Trail Creek Village in a “pholo gallery” area i the hotel,
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a. Puarsuant to Section 16.08.070.D, all of the design review standards in

Chapter 17.96 shall be carefully analyzed and considered. This includes
detailed analysis of building bulk, undulation and other design elements.
The site plan should be sensitive to the architecture and scale of the
surronnding neighborhood.

Finding:

A Design Review application was approved by the Planning and Zoning Corumnission on: July 28,

2008.

b. The influence of the site design on the surrounding neighborhood,
including relationship of the site plan with existing structures, streefs,
traffic flow and adjacent open spaces shall be considered.

Finding:
Standards of evaluation for Design Review as well as the PUD mclude consideration of these
1SSUES.

c. The site design should cluster units on the most developable and least
visually sensitive portion of the site.
Finding;
N/A — a single building is proposed.

Conclusion:

Upon compliance with conditions of approval, the proposal 1s in conformance with and promoles
the purposes and goals of the comprehensive plan, zong ordinance, and other applicable
ordinances of the city, and not in conflict with the public interest.

8. That the development plan incorporates the site’s significant natural

features.

Finding:
The site’s natural features include the slope down foward Trail Crecek, the creek’s bank, and the

existing mature trees.

'The site slopes to the south toward Trail Creek, from an elevation of approximately 5831 feet at
the northwest corner to 5799 feet along the southern boundary at Trail Creek. The slope becomes
steeper closer to the creek. Existing grade is shown on Civil Sheet C2.

The site includes an area of riparian setback, 25 feet from the creck, that has been altered and
degraded. This arca is proposed for restoration by the applicant. Landscape Sheet L-5, Riparian
Enhancement Plan, shows preliminary riparian landscape plantings.

The site also contains eighty-three (83) existing trees, including several mature conifer trees. An
Arborist’s Assessiment Report by Alpine Tree Service (staff report Aftachment 6) was submitted

Hotel Ketchum PUD CUP Appication
Findings of Fact, Conclusions of Law and Decision, City Council 09-15-08
Page 24



with the application, giving {urther information about the health of the 83 trees on site. Eighteen
(18) trees, seven (7) of which are designated as “resource trees” in the Arborist’s Assessment
Report, are to be preserved in their current location, Two (2} other conifer trees will be
{ransplanted. Sheet L-4 shows specifically which trees will be retained. Forty-six (46) new {rees
and 118 new shrubs are proposed to be planted by the applicant. Sheet L-3 shows the preliminary
planting plan. The Arborist’s Assessment Report notes that 43 trees are discased or dying,
inappropriate species for the location, or not considered valuable.

Conclusion:
The development plan incorporates the site’s significant natural features.

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

Finding:

Planting beds totaling approximately 640 square feet are proposed on the east (Leadville) side of
the hotel, between the building and the sidewalk, to provide a buffer on that side of the building.
The applicant is also to provide some additional screening on the property of 200 South Leadville
Townhomes.

A fandscape island between the motor court and River Street is proposed.

The preliminary design shows low walls and landscaping within the Main Street right-of-way as a
physical separation between traffic and pedestrian areas.

These buffer features are shown on Sheets L1 and L3.
Conclusion:
Upon compliance with conditions of approval, substantial buffer planting strips or other barriers

are provided where no natural buffers exist.

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

Finding:
N/A - The proposed development will occur in a single phase.

Conclusion:
This standard is not applicable.

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

Finding:
Uscable open space within the project includes riparian arca of Trail Creek and the outdoor
courtyard arca which provides a swimming pool and spa pool available o residents and hotel
guests. Such “open space” may be appropriate for this urban hotel type of project as it is “useable
and convenient” to the residents of the project — in this case the hotel guests and condominium
OWNCIS.

Conclusion:
Adequate and useable open space is provided.

i2.  Location of buildings, parking areas and common areas shall maximize
privacy within the project and in relationship to adjacent properties and protect solar
access to adjacent properties.

Finding:

A sigle building is located on the site. Two levels of underground parking are proposed. The
nearest private property 1s to the south, the La Residence Condominiums. The hotel hot tub is
located in the corner of the pool deck nearest these residential units, however, not visible from
their ground floor levels, as shown on Sheet A-1BI. In addition, a low wall on that side of the

hot tub 1s proposed.

A solar study has been provided and shown on Sheets A-1G1 through A-1G4. Shadow studics
are presented for each of the four seasons on the equinox and solstice, at three different times of
day: 9:00 AM, 12 Noon, and 3:00 PM.

Spring (March 21) and Autumn {September 21) These are nearly identical.

9 AM: Main Street sidewalks and River street roadway and sidewalks are entirely in
shadow, as arc small areas of Kentwood Lodge.

12 Noon: Sidewalks on River and Leadville are mostly in shadow.

3 PM: Sidewalk and roadway of Leadville Avenue are entirely in shadow. 200 South
Leadville Townhomes begins to be shaded.

Summer {June 21)

9 AM: Mosl of Main Street roadway and sidewalks, a small part of River Street roadway
and most of River Street sidewalks adjacent o the hotel are in shadow.

12 Noon: Most of River Street sidewalk adjacent to hotel is shaded.

3 PM: All of Leadville Avenue sidewallk and a small portion of the roadway is shaded.
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Winter (December 21)

9 AM: All of River Street roadway and sidewalks and significant portions of Kentwood
Lodge arc in shadow.

12 Noon: Most of River Sireet continues o be shaded. All of the River Street/Leadville
Avenue intersection and most of Leadville Avenue adjacent to the hotel are in shadow.

3 PM: Leadville Avenue and much of 200 South Leadville Townhomes are in shadow. A
very small portion of the River/Leadville Avenue intersection is still shaded.

The extended sidewalk area on the comer of Main and River Streets remains in sun {hroughout
the day, even during the winter. The hotel’s courtyard is sunny except for afternoon hours in
autunm, winter and spring. While public streels, sidewalks and open spaces, as well as certain
ncarby propertics, are shaded at certain times, the Commission recommended compliance with
this standard, recognizing that a 44-foot high building could be built in this location (44 feet 1s the
maximum permitted height for buildings with a roof pitch of 5:15 or greater) , and that a building
44 feet high would also significantly affect natural light reaching public areas and solar access on
surrounding streets and properties.

Conclusion:
Location of buildings, parlang areas and common areas maximize privacy within the project and
in relattonship to adjacent properties and protect solar access to adjacent properties.

L [3.  "“Adequate recreational facilities” and/or daycare shall be provided.
Provision of adequate on-site recreational facilities may not be required if it is found that
the project is of insufficient size or density to warrant same and the occupant’s needs for
recreational facilities will be adequately provided by payment of a recreation fee in licu
thereof to the city for development of additional active park facilities. On-site daycare may
be considered to satisfy the adequate recreational facility requirement or may be required
in addition to the recreational facilities requirement.

Finding:
A swimming pool and spa pool are provided in the courtyard for residents and hotel guests.

Also proposed is a fully operational observatory with a telescope sized for viewing the night sky.
There will be an outdoor deck on the observatory level suitable for small gatherings. The
observatory will be available to hotel guests and open to the public, with operational hours to be
developed that provides for access for the public, schools and other interest groups.  The
observatory shall be equipped with at least one telescope that is a minimum of 16 inches. The
acceptance of the observatory as a recreational benefit results in an increase m height for both the
observatory itself and also the clevator shafi, which is required to provide ADA access. The
applicant and the Environmental Resource Center have been collaborating regarding the
equipment and operation of the observatory.

The Council finds these amenities adequate and appropriate recreational facilities for a hotel.
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No day care is proposed.

Conclusion:
Upon compliance with conditions of approval, adequate recreational facilities are provided.

L 14, There shall be special development objectives and special characteristics
of the site or physical conditions that justify the granting of the PUD conditienal use permit.

Finding:

Table 10 below summarizes the special development objectives of the proposal:

TABLE 10: Special Development Objectives

Special Development Type of Objective Where Analyzed in Staff

Objective, special Report

Characteristics of the Site or

Physical Conditions

4-Star Hotel of 73 “hot beds” | Economic Attachment 7, Caplan Fiscal
Report; Attachment 8,
Ketchum Comprehensive Plan

Conference Space (seating for | Economic Attachment 7, Caplan Fiscal

290 persons) Report

Employee Housing for 18 Social Altachment 8, Ketchum

employees

Comprehensive Plan; Ketchum
Zouning Code

Contribution of $250,000
towards the undergrounding
of overhead power lines

Aesthetic; Economic

Attachment 8, Ketchum
Comprehensive Plan;
Attachment 9, Gateway
Massimng Study

Restoration of Trail Creek
riparian setback, provision of
overlook and {rail to creek

Environmental;
Aesthetic; Recreational

Attachment 8, Ketchum
Comprehensive Plan; Zoning
and Subdivision Code;
Standard 8 herein

Functional Obscrvatory — Recreational Attachment 8, Ketchum
open to public Comprehensive Plan
Reutihization of materials Historic Attachment 8, Ketchum

and/or photo gallery of
historic Trail Creek Village

Comprehensive Plan,
Attachment 9, Gateway
Massing Study

Pedestrian improvements to
public right-of-way to create
Gateway Plaza

Acsthetic; Economic

Attachmeni 8, Ketchum
Comprehensive Plan;
Attachment 9, Gateway
Massing Study
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The “Economic Impact Study of Three Proposed Hotels” by Richard Caplan & Assoctates, dated
April 23, 2008, (stafl report Attachment 7) nofes that the hotel would provide the following
- sources of revenue to the City of Ketchum:

One time sources:
Impact fees and permits
LOT on construction matcrials
Employment of construction workers
On-going sources:
Employment of holel and retail workers
Cily and URA property taxes
LOT - Lodging, retail, hquor
Franchise fees, state shared revenues

The projected revenue for Hotel Ketchum for 15 years is estimated at $7.9 million. With
estimated cost of associated city services of $1.6 million, the net revenue surplus 1s estimated at

- $6.3 million. The study’s assumptions state that the associated city service levels are based on
ithe 2008 budget and current personnel levels. Iinancial information and assumptions from the
applicant are found in Jack Bariteau’s letter of May 9, pages 9-12 (staff report Attachment 4).
This letter also includes a brief description of the applicant’s proposal related to deed restricting
the project for continued hotel uses.

Undergrounding power lines is a goal mentioned frequently in the Comprehensive Plan. The
Council finds that the applicant shall contribute a pro rata share of the cost of undergrounding
overhead power lines in the vicinity of the project, based on lincar feet of line adjacent to the
proposed hotel as compared to the total linear feet of power lines to be undergrounded. The pro
rata share shall be based on the frontage of the subject property along Main Street, Leadville
Avenue, and River Street.

Idaho Power has provided actual lineal footage of the power lines to be relocated underground,
along with a cost estimate. Staff report Attachment 13 includes Idaho Power’s memo and an
internally created spreadsheet.

Two options for undergrounding of lines along Main Street are proposed by Idaho Power, as
follows:

“Option 1) Bring one feeder back up existing pole 30 feet south of bridge and then a
new pole would need to be installed to bring the second feeder back up. A down guy
would be required to be installed on this new pole to hold the tension of the existing
powerline continuing south — 610 feet of excavation @ $600.00 estimated cost per foof -
$366,000.00.

Hotel Ketehum PUD CUP Application
Findings of Fact, Conclusions of Law and Decision, City Council (9-13-08
Page 29



Option 2} [fnew pole is not a preferred option then excavation could continue sotuth
251 feel to tangent pole with overhead transformer. This transformer would have to be
converted to a padmount transformer (transformer sitting on private property with an
casement {o cover encroachment) and then this pole could be used to fransition the
underground back up to overhead. If this options if chosen the most northern pole left may
need to be relocated some (15°) south to allow for enough room to down guy this pole.
Currently it is 30 feet south of the bridge. The anchor in the ground would need to be
forty-five feet away from the butt of the pole in the ground ~ Additional footage = 251 feet
of excavation @ $600.00 estimated cost per foot - $150,600.00.”

The Council finds that Option 2 shall be pursued, because the City’s franchise agreement calls for
no new overhead equipment or poles.

Adjacency to Trail Creek is a special characteristic of the site. The riparian setback zone of Trail
Creek is currently degraded. The applicant shall restore and improve this area. The landscape
plans L3 and LS show the addition of significant riparian plantings.

‘The observatory equipped with a telescope sized for viewing the might sky, as described n
Standard 16.08.080(A)(13) above, may also be considered a special development objective.

Conclusion:

Upon compliance with conditions of approval, there are special development objectives and
special characteristics of the site or physical conditions that justify the granting of the PUD
conditional use permit.

15.  The development will be completed within a reasonable time.

Einding:

The apphicant stales that the design and construction documents phase will be approximatety 10
to 12 months commencing with the final PUD CUP approval. They hope to obtain a “phased
building permit process allowing sequential submission of documents to receive permits to break
ground on construction expeditiously.”  Actual construction is anticipated to take 22 to 24
months, including demolition, excavation and building construction.

A related standard of the Zoning Ordinance sets forth the term of a PUD Conditional Use Permit,
as tollows:

17.116.080 Term of Permits.

All conditional use permits shall be issued and construction shall commence within
six months from the date that such conditional use permit is granted; otherwise, the
conditional use permit shall no longer be considered valid.
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The applicant has requested a waiver to this term limit, to allow the CUP permit to be valid for a
period of two years. The applicant explained that the reason for the request is (o allow additional
time to obtain financing for the project. He stated that the conventional debt market typically
used for construction financing does not exist today, so he will need additional time to raise funds
for the project. The Council finds that the current economic situation 1s a significant factor that
justifies the granting of the modification of the term of permits for this project, both CUP and
Design Review, from 6 months to 2 years.

The project will require significant excavation and will have an extensive construction period.
The applicant has stated that after a general confractor has been selected, they can provide a
detailed construction staging and mitigation plan. Of{-site parking for construction workers and
an off-site staging area for bulk materials are anticipated. Provision of these mitigation plans and
programs are included as a condition of approval, to be provided prior to issuance of a building
permit. Construction mitigation will conform to the City of Ketchum’s Construction Mitigation
Ordinance. Condition 1 requires a construction staging and mitigation plan to be submitted
within 8 months from the date of PUD approval.

Conclusion:
Upon compliance with conditions of approval, the development will be completed within a
reasonable time.

16.  That public services, facilities and ufilities are adequate fo serve the
proposed project and anticipated development within the appropriate service arcas.

Finding:

The proposed development is within the Ketchum Townsife and in casy proximity to public
services, facilities and utilitics. This and other large projects may require additional public
staffing and equipmeni.  The projected revenue for Hotel Ketchum and other projects are
anticipated to be more than adequate to cover additional city services.

The Utilities Department has several requirements related to the existing main lines, service lines,
manholes, etc. that will need to be maintained or improved. These are included as conditions of
approval.

Conclusion:
Upon compliance with conditions of approval, public services, facilities and utilities are adequate
to serve the proposed project and anticipated development within the appropriate service areas.

17. That the project complies with all applicable ordinances, rules and
regulations of the city of Ketchum, Idaho except as modified or waived pursuant to this
subsection A.

Finding:
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This standard is also analyzed in Standard 16.08.080(A)7). Comprehensive Plan:
Conformance is found with the goals of the Ketchum comprehensive plan, the sub-area (Southern
Entrance Corridor) of the Plan, and the related Gateway Arca Mass and Scale Study.

Demolition Ordinance:
Demolition of the existing historic buildings in Trail Creek Village will be subject to Ketchum’s
demolition ordinance (Municipal Code Chapter 15.16).

Subdivision Ordinance:
Waiver to Section 16.08.080(A)(1) is granted as set forth iz Table 3 above. All other standards of
Section 16.08.080 are to be met.

Zoning Ordinance:

Waivers and modifications are granted as set forth in Table 3 above. Al other zoning standards
are to be met. Substantial public benefits as set forth and described in Table 10 and findings for
Standard 14 above are found to justify the granting of waivers and modifications requested.

Further regarding waivers and modifications, the Council finds that there ias been a significant
amount of public involvement in the design of the Downtown Master Plan, during which the
majority expressed positive opinions regarding the need for high quality hotels mn Ketchum. In
discussions regarding density and commercial areas in the Core, it was acknowledged that the
City would make exceptions for hotels and hospifality projects, noting the vibrancy they would
bring 1o the City, along with the potential for employment and internships for our youth. Further,
il 1s recognized that the City does not have any 4-star or 5-star hotels which are deemed important
for economic growth.

Conclusion:

Upon compliance with conditions of approval, the project complies with all applicable
ordinances, rules and regulations of the city of Ketchum, Idaho except as modified or waived
pursuant fo this subsection A.

CONCLUSIONS OF LAW

L The City of Ketchum is a municipal corporation organized under Article XII of the Idaho
Constitution and the laws of the State of Idaho, Title 50, Idaho Code.

2. Under Chapter 65, Title 67 of the Idaho Code, the City has passed a land use and zoning
ordinance, Title 17 and a subdivision ordinance, Title 16.
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3. The City Council has authority to hear the applicant’s Conditional Use Permit application
pursuant to Idaho Code Section 67-6512 of the Local Land Use Planning Act and Chapter 16.08
of Ketchumn Subdivision Code Title 16.

4, The City Council’s August 12, 2008 and September 15, 2008 public hearings and
consideration of the applicant’s Conditional Use Permit application was properly noticed
pursuaint to the Local Land Use Planning Act, Idaho Code Section 67-6512,

5. The application does comply with Ketchum Zoning Code Title 17 and Ketchum
Subdivision Code Title 16 and the Ketchum Comprehensive Plan only if the following conditions
of approval are met.

DECISION

THEREFORE, the Ketchum City Council approves this Planned Unit Development Conditional
Use Permit application for a new hotel building, Hofel Ketchum, this 15th day of September,
2008, provided the following conditions are met:

I. A construction staging and mitigation plan, including at a minimum provisions for off-site
employee parking, off-site storage of bulk materials, and required right-of-way
encroachments during construction, shall be submitied and approved by the City Council
within 8 months from date of final PUD approval. This plan shall be an exhibit to an
amendment to the PUD agreement and recorded prior to issuance of a building permit.

2. The applicant shall contribute a pro rata share based on total linear feet to the underground
relocation of overhead utility lines in the vicinity of the project. The pro rata share shall be
based on the frontage of the subject property along Main Street, Leadville Avenue, and
River Street. The applicant agrees to collaborate with the City and with Idaho Power on
the timing and the budget for undergrounding, and these items will be incorporated into
the Development Agreement, with a specific payment solution brought back to the City
Council prior to construction.

3. The proposed encroachments into the public street rights-of-way shall be allowed up (o but
not exceeding the widths presented on Sheet C3 dated April 8, 2008.

4, Sidewalks shall be a minimum width of:
s ( feet on Main Street
e as shown on Sheet C3 dated April 8, 2008, but not less than 5 feet on River
Street
¢ 5 feeton Leadville Avenue
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Right-of-way encroachments including retaining walls and landscape beds, and curbline
alignment, slopc and drainage, and ADA design issues shall be resolved to the satisfaction
of the City Engineer and ITD prior to the issuance of a building permit. Final designs shall
be approved by the Cily Council upon recommendation by the P&Z Commission.
Encroachment permits and/or licenses shall be obtained from the City as required.

The heated asphalt shall be exiended to include the entire River Street/Leadville Avenue
intersection and shall be extended to the south on Leadville Avenue as required to
accommodate drainage and vehicular traction. This and related drainage issues shall be
resolved to the satisfaction of the City Engineer and City Street Superintendent.

All water, sewer and other ufility main lines, service lines, manholes and fire hydranis
shall be maintained or improved as required by the Ketchum Water and Sewer
Department.

The proposed development shall be completed as sct forth in the design review and CUP
approvals and the Planned Unit Development agreement. The PUD Development
Agreement shall include, but not be limited to, provisions for the following:

» Community/workforce housing- as required in condition #9, below.

+ Contribution to underground relocation of overhead utility lines.

o Public pedesirian amenities to be included within adjacent street rights-of-way.
o Development of a Construction Mitigation Plan

e Minimum access for the public to the observatory.

The applicant shall provide a detailed Employee Housing Plan, which provides for housing
for 18 employees on a sile acceptable to the Ketchum City Council, and within Kelchum
City limits.

The following elements shall be required in the Employee Housing Plan:

a} Provide salary/hourly wages (2008 dollars) for the various income categorics of
cmployees.

b) The expected number of each level of employee that is intended to be served by the
employee housing units.

c) Which employee category will be served by which type/size of units.

d) Provide information on anticipated rental rates (in 2008 dollars) or subsidized
and/or free rent to employees; will utilities and homeowners dues (if any) be
included in proposed rates.

e) istablishment of maximum occupancy per unit type (i.e. 1 person per 1 bedroom
unit; 2 persons per 2 bedroom units).
H Location of units to be within Ketchum City linmnts.
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10,

1.

12.

£) Provide a matrix on breakdowns of the different types of wnits (1BD; square
footage; total number of units; anticipated rent, etc.)

h) Create a priority for occupancy program of these units; (i.c. first availability
employees that are full-time, secondly to seasonal employees, and third to persons
that are verified to be working in the City of Ketchum.

1) What units will be available and how will the pool of units available be determined.
i) What minimum standards will be used to determine employee eligibility to live in

the employee housing; is {ull-lime status required for employees to qualify for the
employee housing and whal constitutes full-lime status.

k)  How will overflow of demand of units by employees be handled; will there be a
priority system.

1§ Provide information on housing families {with children) and/or married couples.

The proposed Employce Housing shall meet minimum size thresholds and income
categories cstablished by BCHA.

The following information shall be provided to the City:

o Wage/salary range and a breakdown the number of employees within the
aforementioned classifications

O Information on type of housing provided per employee classification

o Costs incurred in rent (and utilities) and transportation/parking by employees

o Details on anticipated lease terms/rental agreements for employees housed on-site

o Anticipated transport and parking scenarios for both on-site and commuting
employees.

The Bmployee Housing Plan shall be submitted and approved by the City Council prior to
issuance of a building permit. This plan shall be an exhibit to an amendment to the PUD
agreement and recorded prior to issuance of a building permit.

All of the required Employece Housing shall be available prior to the issuance of any
Certificates of Occupancy for the Hotel, or any other uses in the hotel.

A privacy wall or landscaping buffer shall be developed as a buffer for the 200 South
Leadville Townhomes.

Operational hours for the observatory shall be developed that provides for access for the
public, schools and other interest groups.

This PUD CUP approval is contingent upon the approval of the Design
Review/Waterways Design Review application.

Hotel Ketchum PUD CUP Application
Findings of Fact, Conclusions of Law and Decision, City Council (9-15-08
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13.

14.

15.

I6.

17

18.

This PUD CUP shall be valid for a period of two (2) years {from the date of approval of
Findings of Fact, Conclusions of Law and Decision by the City Council. An application
for building permit shall be submitted within 2 years, unless extended by the City Council
upon writlen request by the applicant.

The setback for the southernmost penthouse condominium unit adjacent to Leadville
Avenue shall be increased to ten feet (10°) either by reducing overhangs or other means.

Prior to issuance of any building permits, a plan shall be brought back to the City Council
showing a third lane (through lanc) instead of a dedicated right turn lane on Highway
75/Main Street, including consultation with the Idaho Transportation Department.

A PUD - Conditional Use Permit shall be issued in writing. The issuance thereof shall not
be considered a binding precedent for the issuance of other condifional use permits. A
conditional use permit is not transferable from one parcel of land to another.

Fatlure to comply with any condition or ferm of said permit shall cause said permit to be
void ab initio. 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 Usc
Permit.

All projects receiving a PUD - Conditional Use Permit, as a condition of said permit, shall
be required to submit and receive design review approval for cach structure to be
constructed within the project prior to making application for a building permit
irrespective of what zoning district or districts within which the project is located.

Findings of Fact adopted this 6th day of October, 2008.

Ra(n(ﬁ' Haﬁl, Mayor

Hotel Ketehum PUD CUP Application
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EXHIBIT “A”

The full set of architectural, landscape and civil drawings are on file in the Planning Department.

Architectural:
DRAWING
Al1.00
A-2A
A-3F
A2 P2
AZ.PI1
A2.00
A2.01
A2.01L
A2.02
A2.03
A2.04
A2.05
AZ.06
A3.01A
A3.01R
A3.02A
A3.02R
A3.03A
A3.03R
A3.04A
A3.04R
A3.05R
A3.06R
A4.01
A4.02
A4.03
Ad.04
A4.05
A8.01
AR.02
A-1B1
A-1B2
A-1A1
A-1A2
SK.01
SK.02

Totel Ketchum PUD CUP Application

DATE

July 28, 2008
May 1, 2008
May 1, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
January 1, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
July 28, 2008
January 8, 2008
January &, 2008
January 8, 2008
January 8, 2008
January §, 2008
January 8, 2008
January 8, 2008
July 28, 2008
July 16, 2008
May 1, 2008
May 1, 2008
May 1, 2008
May 1, 2008
July 16, 2008
July 16, 2008

DESCRIPTION

Site Plan

Vehicular Circulation

Snowmelt Plan

Parking Level 2 Floor Plan
Parking Level 1 Floor Plan
Lower Level Floor Plan

Ground Level Floor Plan

Ground Level Lighting Plan
Level 2 Floor Plan

Level 3 Floor Plan

Level 4 Floor Plan

Level 5 Floor Plan

Roof Plan

West Elevation (w/materials)
West Elevation

North Elevation {w/materials)
North Elevation

East Elevation (w/materials)

East Elevation

South Elevation (w/materials)
South Elevation

West Courtyard Elevation/Section
East Courtyard Elevation/Section
Enlarged Guest Room Plans
Enlarged Guest Room Plans
Enlarged Condo Unit Plan
HErlarged Condo Unit Plan
Enlarged Condo Unit Plan
Enlarged Elevation, Plan + Sectlion
Partial Enlarged West Elevation
West Courtyard Elevation/Section
Tiast Courtyard Elevation/Section
Southwest Corner View

View from Leadville Avenue
North Perspective

Northeast Perspective

Tindings of Fact, Conclusions of Law and Decision, City Council 09-15-08
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A-1A3 May 1, 2008
A-1A4 May 1, 2008
A-1G1 May 1, 2008
A-1G2 May 1, 2008
A-1G3 May 1, 2008
A-1G4 May {, 2008
A-1D July 28, 2008
A-1E May 1, 2008
(not numbered)

Landscape:
DRAWING

L1
1.2
L-3
L-4
L-5

Civil:
DRAWING
Cl

C2

C3

C4

DATE

January 10, 2608
January 10, 2008
January 10, 2008
January 10, 2008
Janunary 10, 2008

DATE

January 10, 2008
January 10, 2008
January 10, 2008
January 10, 2008

Totel Ketchum PUD CUP Application
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Northeast Aerial View

Southwest Aerial View

Shadow Study (Spring}

Shadow Study (Summer)

Shadow Study (Autumn)

Shadow Study (Winter)

Building Height Analysis

Gateway Master Plan Design Guidelines

March 24, 2008 Exterior Lighting Fixtures

DESCRIPTION

Site Plan

Grading Plan

Landscape Plan

Tree Assessment Plan
Ripartan Enhancement Plan

DESCRIPTION

Vicinity and Zoning Map
Existing Conditions
Grading Plan

Detail Sheet



ATTACHMENT B

RECORDING REQUESTED BY AND

WHEN RECORDED MAIL TO: instrurmnent # 576788
HAILEY, BLAINE, IDAHC
4-15-20140 023:27:38 Mo. of Pages: 3
Recorded for ; CITY OF KETCHUR oy
JOLYNN DRAGE . Fee:0.09 \/;//‘f

Ex-Officio Recorder Deputly
ingex 19, AGREEMZNT/CORRESTICH

AMENDMENT TOQ DEVELOPMENT AGREEMENT
(“Hotel Ketchum™

WHEREAS, the City of Ketchum (“"City™) and Trail Creek FFund, LLC, (*Developer™) entered
inlo a development agreement (“Agrecment”) on November 17, 2008, and

WHEREAS, such Agreement provided for conditions of development for the property located at
200 South Mam Street, Kewchum, Idaho, legatly described as Lot 2 of Block 83 of the City of
Ketchum, according to the official plat thereof, on file in the office of the County Recorder of
Blaine County, [daho (the “Property™), and

WHEREAS, the City and the Developer desire to make amendments to the Agreement and the
Agreement provides for such written amendments, executed in writing, and

WHEREAS, the City and the Developer agree o revise the Agreement o provide for such an
amendments.

NOW. THERLEFORE, the City and the Developer (collectively “the parties™), hereto covenant
and aaree as follows: -

aragraph 7 of the Agreement shall be modified as follows:

7. Construction and Completion Schedule. The improvements shall be constructed and
completed pursuant 1o the schedule set forth i the Construction Mitigation Plan, which shall be
submitted by the Owner and approved by the City no later than April 6, 2689 2012, An
additional one vear extension mayv be oranted at the discretion of the Citv Council. The
approved Construction Mitigation Plan shall be recorded as an amendment to this Agreement
prior (o issuance of a building permit,

Paragraph 16 of the Agreement shall be modified as follows:

16. Conditions of Approval. Owner agrees to comply with all conditions incorporated
mto the PUD Conditional Use Permit,_subject to the followine maodification of Condition 13,
The CUP and Desion Roview permits shall be valid for aperiod of four vears from the date of
adoption of the Findines of Fact (Oclober 6. 2008). An additional one vear extension may be
oranted at the diseretion of the Ciiy Council based on the following factors: whether there have
been stenificant amendments 10 the citv's Comprehensive Plan. Downtown Master Plan or
ordinances which will apply (o the subject desien review approval: whether Siﬁi]i{iCﬂl}l land use

AMENDMENT TO DEVELOPMENT AGREEMENT ("HOTEL KETCHUM™)

Page 1 of 3
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chanues have occurred in the project vicinity which would adverselv impact the project or be
adversely impacted by the project: whether hazardous situations have developed or have been
discovered in the project area: or whether community facilities and services required for the
project are now inadequale,

All other provisions of the Agreement shall remain in full foree and effect

IN WITNESS WHEREOF, the parties hereto caused this Agreement to be executed on the
ASYYS day o SOsuee e L 2010.

THE CITY OF KETCHUM TRAIL CREEK FUND, LLC
An Idahgrynicipal corporation a California fimited liability company

B Rmdv Hall 1'\4&yorr Iatf/ ariteau, Ir., \flalﬁﬂlzw Member
ATTEST:

,- X_wg_\_@ £ CA&M

Sandy E. Cady, CMC
City Treasurer/Clerk

AMENDMENT TQ DEVELOPMENT AGREEMENT {"HOTEL KETCHUM™)
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ACKNOWLEDGEMENT FOR CITY

STATLE OF IDAHO )
) s5.
County of Blaine )

On this \X™day of Ot 2010, before me, a Notary Public in and for the State
of Idaho, personally appeared RANDY HALL, known to me to be the Mayor of the City of
Ketchum, Idaho, and the person who exceuted the foregoing instrument and acknowledged to mic
that he executed the same on behal{ of such city

IN WITNESS WHEREOT, I have hereunto set my hand and affixed my official seal the
day and year first abovc \wﬁn&

(___Ati;)\ﬁa~h:\~-n M. (::~* (-«-\:>~—-~1»_\
Notary Public for Idaho h

Residing in: NS N0

NCILELLIL IO

5 \;o‘, Ny My Commission Expires: O\ da- ey
Yo/, PUageon® _ T 4r

‘e -“7? - \{) <

2, L EOF N

PP L

ACKNOWLEDGEMENT FOR OWNER

STATE O jQ )
) 55.
County of \ )lfan )

Ont us %d'n of L}\/ ,&/( . 2010, before me, a Notary Public in and for said

state, personally appeared JAC L BARITEAU. IR., known to me {o be the Managing Member
of Trail Creek F und, LLC. and known 10 me to be the person whose name is subscribed to the

forcgoing instrument, and acknowledged 1o me that ie executed the same on behalf of Trail
Creek Fund, LLC.

IN WITNESS WHEREQF, 1 have hereunto set my hand and affixed my official scal the
dav and vear first abcmr \mtu,u

\ l:
DRE
4 ﬁg"““’?f%"'. // »(Zﬂ )
:.‘.$°° TAR G% "-_ V -‘Uf.,j ZM.J
EEY 1&53 Vg =
D E Y e 3§ O \'qﬁ JPutdiic fo 1(1110
P ;i Residing
] o%u PUBLS j@s esiding in: _J

My Commissu{n \pu{u, ) /«b &?0/5

L/

R
% 7
o 7,
“tay

AMENDMENT TO DEVELOPMENT AGREEMENT {"HOTEL KETCHUM™)
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ATTACHMENTC

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

Edward A. Lawson Instrument # 564339
Lawson & Laski, PLLC HAILEY, BLAINE, IDAHO
P . 1-22-2608 (4;18:00 Mo, of Pages: 14
673 Sun Valley Road, Suite A Recorded for : CITY OF KETCHUR ‘
Post Office Box 3310 JOLYNN DRAGE Fee: 0.00 Y
Ex-Officio Recorder Deputy. A

Ketchum, ID 83340 Index lo! AGRERMENTICGRRECTION 1

(Space above for recorder’s stamp)

DEVELOPMENT AGREEMENT
(City of Ketchum/Trail Creek Fund, LLC, et al. “Hotel Ketchum’)

THIS DEVELOPMENT AGREEMENT (“Agreement”) 1s made and entered into as of
the 17" day of November, 2008, by and between the CITY OF KETCHUM, an Idaho municipal
corporation (“City™) and TRAIL CREEK FUND, LLC, a California limited liability company
("Owner’).

RECITALS

WHEREAS, Owner owns that certain real property located at 200 South Main Street,
Ketchum, {daho legally described as Lot 2 of Block 83, of the City of Ketchum, according to the
official plat thereof, on file in the office of the County Recorder of Blaine County, Idaho (the
“Propeity™), and

WHEREAS, Owner has applied with the City to develop and operate a Hotel currently
referred to as the “Hetel Ketchum” on the Property pursuant to a Planned Unit Development
Conditional Use Permit; and

WHEREAS, Ketchum Municipal Code ("KMC") Section 17.52.010.H.3.¢g requires that
the developer of such a hotel enter into a Development Agreement with the City as part of the
approval process and this Agreement satisfies such requirement; and

WHEREAS, KMC 16.08.070 requires the developer of & PUD to submut a Development
Plan and this Agreement will ensure compliance with such Plan; and

WHEREAS, KMC 16.08.120.C.1 allows the City Council to require such writien
agreements exccuted by the developer to secure performance of any requirement or condition

imposed as part of the PUD approval this Agreement is such a written agreement; and

WHEREAS, City has idenufied the Property as a site which is suited for the proposed
development; and

Development Agreement ~*Hotel Ketchum” Page 1 of 14



WIHEREAS, the City's Planning and Zoning Commission and City Council have held

properly noticed public hearings pursuant to applicable code with respect to the development of
the Property and this Agreement; and

WHEREAS, it is the intent and desire of the parties hereto that development and uses of

the Property proceed as provided herein.

AGREEMENT

NOW THEREFORE, in consideration of the above recitals and the mutual covenanis and

agreements herein contained and other good and valuable consideration, the sufficiency of which
is hereby acknowledged, the parties hereto agree as follows:

1w

L

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

Incorporation of Related Agcreements. Approvals. Plans. Permits and other documents. The

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

» PUD CUP Findings of Fact, Conclusions of Law and Decision, including all conditions
of approvai, dated November 17, 2008. Conditions of approval are excerpted in Exhibit
A

s PUD CUP No. (08-007 dated November 17, 2008.

e PUD Development Plans referenced in the PUD CUP Findings of Fact, Conclusions of
Law and Decision.

¢ Design Review Findings of Fact, Conclusions of Law and Decision, including all
conditions of approval, dated September 8, 2008

o Site Plan No. L-1 dated January 10, showing both on-site and off-site improvements,
which off-site improvements may be amended to meet final right-of-way improvement
design approvals.

Any failure 1o comply with the terms and conditions of any of the above-referenced
agreements, approvals, plans, permits and other documents shall constitute a breach of this
Agreement.

List of Uses 10 be Allowed (Hotel Uses and Restrictions). Owner may use the Property asa
“Hatel™ as defined in KMC 17.08.020 as that section existed at the time of PUD application
and for private residential uses. The following units and any storage, parking or limited
common area associated with such units may be used as either private residential units or as a
*Hotel™: Units { through 6, located on the fourth floor. All other units and space on the
Property and in the improvements constructed thereon shall be used exclusively as a “Hotel™.
The following are acknowledged as allowable aceessory uscs of the Property: conference
facilities, restaurant and bar, retail and spa/salon uses, and an observatory on the fifth floor.
QOwner agrees that this Agreement specifically aliows only the uses set forth above and no

Development Agreement ~ “Hotel Ketchum” Page 2 of 14



_.;:.

others. Owner may not change the uses of the Property and improvements thercon specified
in this Agreement without the prior written approval of City which may be withheld for any
reason whatsoever, or no reason. Any changes or expansions in the uses pernutied by this
Agreement without such prior wrilten consent und formal medification of this Agreement as
allowed by applicable 1aw shail constitute a breach of this Agreement.

Permitied Square Footage and Buiiding Location. Owner shall construct improvements on
the Property in the locations depicted in the Design Review Approval. The gross square
footage of the improvements shall not be greater than 149,325 square feet distributed as set
forth in the Design Review Approval.

[denttfication of Development Standards & Right-of-Wav Improvements. Owner shall

develop the Property pursuant to the standards set forth in Title 15 of the Ketchum Municipal

Code “Buildings and Construction™ as such standards may be modified from time to time.

Owner shall develop the public rights-of-way adjacent to the Property pursuant (o the Site

Plan and pursuant to the standards set forth in Title 12 of the Ketchum Municipal Code

“Streets, Sidewalks, Public Utility Easements and Public Places™ as such standards may be

modified from time to time. Improvements within the public rights-of-way that shall be

dedicated to the public include:

e Pedestrian amenities such as bike racks, benches and other amenities provided within the
Gateway Plaza area at the intersection of Main Street and River Street,

¢ Public art.

» Trees.

e Street lights.

Improvements within the public rights-of-way that shall remain in the ownership of the

Owner and be subject to a Right-of-Way Encreachment License include:

» Heated sidewalks within the Main Street, River Street and Leadville Avenue rights-of-
way.

¢ Heated asphait or other paving within the River Street and Leadville Avenue rights-of-
way.

e Retaining walls,

+ Planter beds and contents within Main Street, River Street and Leadvilic Avenue nights-
of-way.

e Porte cochere and any other structural elements of the hotel building that project into or
over the pubiic right-of-way.

o Curb and gutter.

The size and location of the planned Gateway “plaza™ area for the property, within the
extended sidewalk within the Main Street/River Street intersection rights-of-way, as shown
on Civil Sheet C3, are acceptable. The applicant shall work with City Commurity and
Economic Development staff and other entities as determined by the Community and
Economic Development staff to design the entire intersection, including public/pedestrian
amenities. Said design shall be completed and approved by the City Council prior to
issuance of buiiding permit and installed prior to the issuance of any Certificate of
Occupancy.
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7. Construction and Completion Schedule. The improvements shail be constructed and
completed pursuant to the schedule set forth in the Construction Mitigation Plan, which shall
be submitted by the Owner and approved by the City no later than June 27, 2009. The
approved Construction Mitigation Plan shall be recorded as an amendment to this Agreemeni
prior to issuance of a building permit.

8. Infrastructure Improvements. Chwner shall engineer, construct, and othenwise provide, at its sole
expense, improvements, fucilities and services (public and private) as provided in the PUD
Conditional Use Permit and this Agreement:

8.1 Owner requests water and sewer service from Keichum to the PUD Property and
Ketchum hereby agrees to provide such water and sewer service at the same fees as charged
to equivalent users of Keichum.

8.2 All utlities, including water, sewer, gas, cable, phone und electric shall be instailed
underground within the street rights-of-way. Detailed engineered construction drawings and
specifications for construction of such improvements shall be prepared by Owner and
approved by Ketchum prior to consiruction. Prior to acceptance of any such improvements
to be dedicated to Ketchum, Ketchum shall inspect and approve same and Owner shall
provide Ketchum with "as buiit" drawings thercof. Owner hereby warrants that 1o the best
of its knowledge the "as built drawings” are substantially correct and Owner shall, for a
period of one year from Ketchum'’s receipt of said drawings, be liable and hold Keichum
harmless for any damage which may result from material errors in said drawings after
acceptance by Ketchum of said utilities unless such damage is caused directly or indirectly
by the acts or omissions of Ketchum, or its agents or contractors,

9. Desien Review. The improvements on the Property shall be built exclusively as permitted
under the Design Review Approval. Any development of any portion of the Property
substantially inconsistent with this Agreement or the Design Review Approval, as
determined by the Planning and Zoning Administrator, without modification of the Design
Review Approval, shall constitute a breach of this Agreement by Owner.

10. Phasing. Owner shall not phase the development of the Property; therefore, no security
agreement shall be required for any such phasing.

11. Public Access to the Observatory. The observatory has been accepted us a public amenity
and as such shall be open to the public a reasonable number of hours. The applicant shall
make a proposal to the City Councii regarding the operation of the observatory, to be
approved by the City Council prior to issuance of any Certificate of Occupancy. The
operation of the observatory is subject to approval and adjusiment periodically as deiermined
by Owner and the City Council.

12. Emplovee Housing. The Owner agrees to provide Employee Housing as provided by KMC
17.52.010.H.3 and as set forth in the Employee Housing Plan, which shall be submitted by
the Owner and approved by the City prior to issuance of 2 building permit. The Employee
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Housing Plan shail be recorded as an amendment to this Agreemant prior o issuance of a
building permit. All required employee housing shail be available prior to the issuance of
any centificate of occupancy for the PUD property.

13. Condominium Plat. A condominium plat shall be submitted by the Owner and recorded,
pursuant to KMC 16.04.060, 1o allow {or financing of the improvements and individual sale
of private residential units. The condominium plat and an operations management plan must
be approved by the City prior to recording. Each condominium unit shall be designated as
one of three separate types:

a) individual residential unit
b} individual condominium unit
¢} commercial and/or common area unit

The individual condominium units and the commercial and/or common area units shali be
use restricted through a deed restriction and/or g plat note to ensure conformance with
Section 3 of this Agreement.

14. Relocation of Overhead Power Lines. The applicant shall contribute a pro rata share based
on total linear feet o the underground relocation of overhead utility lines in the vicinity of
the project. The pro rata share shall be based on the frontage of the subject property along
Main Street, Leadville Avenue, and River Street. Said contribution shall be utilized by the
City solely for the relocation of power lines from overhead to underground in the vicinity of
the Property. Staff shall bring alternatives to the Council regarding the payment method
within six (6) months of the Effective Date of this Agreement.

s
N

. Agreements with Adjacent Property Owners: Owner has enicred into separate agreements
with one or more adjacent properly owners.

16. Conditions of Approval. Owner agrees to comply with all conditions incorporated into the
PUD Conditicnal Use Permit.

17. Amendment of Agreement. This Agreement shail be amended or cancelled, in whole or in
part, only by the mutual consent of the parties, executed in writing. [n the event the Council
approves the pending request for amendments to KMC 16.08.130.C, such amendments shall be
incorporated into this Agreement.

18. Remedies. This Agreement shall be enforceable in any Court of competent jurisdiction by
either City or Qwner or by any successor or successors in title or interest or by the assigns of
the parties hereto, unless otherwise expressly provided in paragraph 21, below. Enforcement
may be sought by an appropriate action at law or in equity to secure the perfoermance of the
covenants, agreements, conditions, and obligations contained herein. In the event of 2
material breach of this Agreement, the parties agree that the City and Owner shall have sixty
{60) days after delivery of notice of said breach to correct the same prior to the non-
breaching party’s seeking of any remedy provided for herein, provided, however, that in case
of any such default which cannot with diligence be cured within such sixty (60) day period, if
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the defaulting party shail commence to cure the same within such sixty (60) day penod and
thereafier shail prosecute the curing of the same with diligence and continuity, then the time
within which such failure may be cured shall be extended for such period as may be
necessary 1o complete the curing of the same with diligence and continuity.

19. Mediation. Prior to either party filing suit, the parties shall participate in a minimum of cne
mediation session 1o determine if a resolution can be reached. The mediator shall be agreed
10 by both parties and the cost of mediation shall be split between the parties.

20. Default. In the event the Owner fails 1o comply with the terms and conditions hereof in any
material respect, and such default is not cured, Ketchum may, without further notice 1o
Owner, exercise any or all of the following remedies:

a. Withhold the issuance of a cesificate of occupancy of any structure or unit
located within the PUD;

b. Withhold the connection of water or sewer Lo any structure or unit located within
the PUD;

c. Refuse to accept public ownership and maintenance of public improvements
within the PUD and record a notice of such action with the Blaine County
Recorder’s office:

d. Issue a stop work order for any building or unit under construction within the
PUD;

e. Bring an action for damages, injunctive relief, specific performance or any other
remedy available at faw or in equity;

All of the above remedies are cumulative and to the extent not whelly inconsistent with
cach other, may be enforced simultaneously or separately, at the sole discretion of the
Ketchum.

21, Miscellaneous Provisions.

Covenant Running with the Land/Successors and Assiens, Unless this Agreement is modified by
mutual written agreement of the Parties or terminated by City, this Agreement and all conditions,
terms, duties and cobligations included in this Agreement shall be binding upon Owner, each
subseguent owner of the Property and every person or entity acquiring any interest in the
Property. This Agreement shall constitute a covenant running with the land burdening the
Property in favor of City and shall be binding upon Owner, iis successors in interest, personal
representatives, heirs, vendees and assigns.  Nothing herein shall in any way prevent sale or
alienation of the Property, or portions thereof, except that any sale or alienation shall be subject
to the provisions hereof, except as provided below, and any successor owner or Owner shalt be
both benefited and bound by the conditions and restrictions herein expressed. The words
*successors” and “assigns’ as used in this Agreement shall include all successors, assigns, personat
representatives, administrators, trustees and holders of a securty intevest in the PUD Property or any
portion thereof or interest therein except for purchasers of condominiums as designated in Section
13 (1) and 13 (b) of this Agreement. Nothing contained herein shail be deemed or construed to
create any third party beneficiaries or third party rights. Upon conveyance of a condominium unit
as designated in Section 13 (a) and 13 (b) of this Agreement to a third party, the lien and
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encumbrance of this Agreemen: shall be automatically released from said unit and & prospective
third party purchaser, lender and alf tite insurers are entitled to rely upon said release.

a. Force Majeure. In the cvent the performance of any covenant o be
performed hereunder by either Owner or the City is delayed for causes which are
beyond reasonable control of the party responsible for such performance, which
shall include without limitation, acts of civil disobedience, sirikes, any litigauon
which directly or indirectly prevents or interrupts construction or would cause a
reasonably prudent person to delay the commencement or continuation of
construction pending the final resolution of such litigation, or similar causes, the
time for such performance shall be extended by the amount of time of such delay.

b. Waiver. Any waiver of any of the terms or conditions of this Agreement by
City or Owner must be in writing to be effective and shall apply solely to the
breach and breaches waived and shall not bar any other rights or remedies of City
or Owner of applying to any subsequent breach of any such or other covenants
and conditions.

¢. Notices. Any and ali notices, demands, requests, and cther communications
required to be given hereunder by either of the parties hereto shall be in writing
and be deemed properly served or delivered if delivered by hand to the party to
whose attention it is directed, or when sent, seven (7) days after deposit in the
U.S. Mail, postage pre-paid, or upon the sending of a facsimile, followed by a
copy sent by U.S. Mail as provided herein, addressed as follows:

City: City of Ketchum
¢/o Planning & Zoning Administrator
Paost Office Box 2315
Ketchum, Idaho 83340

{208) 726-7301 Phone
(208) 726-7812 Fax
Owner: Jack Bariteau

Trail Creek Fund, LLC
700 Emerson Street
Pale Alto, California 94301

650-614-6245 Phone
650-326-2920 Fax
With a copy 10 Lawson & Laski, PLLC

675 Sun Valley Road, Suite A
Post Office Box 3310
Ketchum, Idaho 83340
208-723-0053 Phone
208-725-0076 Fax
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Or at such other address, or fucsimile number, or to such other party which any party eatitled
10 receive notice hereunder designates o the other in writing as provided above.

d. Auomeyv Fees. Inthe event either party to this Agreement is required 1o retain the
services of an attorney to enforce its rights hereunder, the defauiting party shall
pay to the non-defaulting purty reasonable attomey fees and costs incuired as a
resuit of such default whether or not litigation is commenced and including
reasonable attormey fees and costs on appeal.

o

Time is of the Essence. The parties hereto acknowledge and agree that time is
hereby made expressiy of the essence with respect to each and every term,
condition, and provision hereof, and that the failure to timely perform any of the
obiigations hereunder shall constitute a breach of and a default under this
Agreement by the party so failing to perform.

f. Effective Date of Agreement. This Agreement shall be effective as of the darte first
written above.

Requirement for Recordation. Owner shall record this document, including all of
the Exhibits, and submit proof of such recording to the City. Failure to comply
with this secticn shall be deemed a default of this Agreement by Owner.

e

h. No Precedent. The issuance of the PUD Conditional Use Permit shall not be
considered a binding precedent for the issuance of other PUD conditional use
permits. The permit is not transferable from one parcel of land to another.

i. Police Powers. Nothing contained herein is intended to limit the police powers of
the City. This Agreement shall not be construed 1o modify or waive any law,
ordinance, rule, or regulation, including without limitation, applicable building
codes, fire codes, zoning ordinances, subdivision ordinances, or comprehensive plun
provisions, unless expressly provided herein.

}- Final Agreement. This Agreement seis forth all promises, inducements,
agreements, conditions, and understandings between Owner and the City relative
to the subject matter hereof, and there are no promises, conditions, or
understandings, either oral or written, express or implied, between Owner and the
City, other than as stated herein. Except as herein otherwise provided, no
subsequent alteration, amendment, change, or addition to this Agreement shatl be
binding upon the parties hereto unless reduced to writing and signed by them or
their successors in interest or their assigns, and pursuant, with respect 1o the Ciiy,
to a duly adopted ordinance or resolution of the City.

k. INo Presumptions. There shall be no presumptions for or againsi either party
hereto as a result of the preparation of this Agreement.
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1. Invalid Provisions. If any provision of this Agreement is held not valid, such
provision shail be deemed 1o be excised there from and the invalidity thereof shall
not affect any of the other provisions contained herein.

m. Choice of Law. This Agreement shall be governed by the laws and decisions of
the state of Idaho.

IN WITNESS WHEREOQF, the parties, having been duly authorized, have hereunder caused
this Agreement (o be excculed on the day and year first-above written, the same being done after
public hearing, notice and statutory requirements having been fulfilled.

“CITY™ “OWNER™:

CITY OF KETCHUM, TRAIL CREEK FUND, LLC,

an Idzho municipal corporation
a Califgemig limited liability company

: Sl —

By: )
Randy Hall, Mayér \R(E Bariteau, Jr., Manaomo
RRLSLLLLI TP ber
o s
¢"~“ S;Yz‘nto?, F S "r,"‘
S ok
Fg RS
ATTEST: F5F dp s izt
$53 £ 1CE
AANQ‘LA E .’° %" { 5 < $
C/ - o c"° LN °°°° * 5'7
Sandra E. Cady, CMC (G 04,;:’;"--";;\0
. ’ s
City Clerk/Treasurer o run'ul}u)uu w

APPROVED AS TO FORM AND
CONTENT EXCLUSIVELY FOR
THE CITY @F KETCHUM:

Development Agreement — “Hoted Ketchum™ Page Yol 14



ACKNOWLEDGEMENT FOR CITY

STATE OF IDAHO )
) 8s.

COUNTY OF BLAINE )

Onthis @ ~  dayof Y TN , 2008, before me, the undersigned Notary Public in
and for said State, personally appeared RANDY HALL, known or identified by me to be the
Mayor of the City of Ketchum, Idaho, and the person who executed the foregoing instrument and
acknowledged to me that he executed the same on behalf of such eity.

IN WITNESS WHEREQF, [ have hereunto set my hand and affixed my official seal the day and
year in this certificate first written above.

¥ "’J
< (g&._’"“"- ¥ ""4
FO 5% MN\anke £ cﬁjmmwm-a%a

S o2 A . .
;58 o z % ",’.’4 - No[aﬁy Public for the State of Sc!_/ PRI
- {;? » P~ " o : = . oye
:.'-:.;r-;::E a ’ oY 5:: b Residing at ok dwnn
ECAs 3 ,-‘\" s My Commission Expires S/.; /o9
% ., ‘......‘..'Q“s‘: i
NSO
froperaet ACKNOWLEDGEMENT FOR OWNER

STATE OF _sDdsdan )
. ) ss.
COUNTY OF _Blaies )
On this §i+£‘ day of BY.N !4;;\_.(4: 2008, before me, a Notary Public in and for said State,

personally appeared JACK E. BARITEAU, JR., known 10 me to be the Managing Member of
Trail Creek Fund, LLC, a California limited liability company, and known to me to be the person
whose name is subscribed to the foregoing instrument, and ackrowledged to me that he executed
the same on behalf of said limited liability company.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year in this certificate first above written.

(1R8]
“\“S‘;‘LS ":.":," W\f}m‘ap (L rML%w\/.&foN
3 o, g, Notar_\} Public for the State of &m

5 Residing at o

] My Commission Expires _ % la {09
= Y

¥
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Exhibit A

THEREFORE, the Ketchum City Council approves this Planned Unit Development
Conditional Use Permit application for a new hotel building, Hotel Ketchum. this 15th day of
Sepiember, 2008, provided the following conditions are met:

1o

(3]

Lh

A censtruction staging and mitigation plan, including at a minimum provisions for off-
site employee parking, off-sile storage of bulk materials, and required right-of-way
encroachments during construction, shall be submitted and approved by the City Council
within 8 months from date of final PUD approval. This plan shall be an exhibit to an
amendment to the PUD agreement and recorded prior te issuance of a building permit.

The applicant shall contribute a pro rata share based on total linear feet to the
underground relocation of overhead utility lines in the vicinity of the project. The pro
rata share shall be based on the frontage of the subject properiy along Main Street,

I cadville Avenue, and River Street. The applicant agrees to collaborate with the City and
with Idaho Power on the timing and the budget for undergrounding, and these items will
be incorporated into the Development Agreement, with a specific payment solution
brought back to the City Council prior te construction.

The proposed encroachments into the public sticet rights-of-way shall be allowed up 0
but not exceeding the widths presented on Sheet C3 dated April §, 2008.

Sidewalks shall be a minimum width of:
o { feet on Main Strest
o as shown on Sheet C3 dated April 8, 2008, but not less than 5 feet on River
Street
s 3 feet on Leadville Avenue

Right-of-way encroachments including retaining walls and landscape beds, and curbline
alignment, slope and drainage, and ADA design issues shall be resoived to the
satisfaction of the City Engineer and ITD prior to the issuance of a building permit. Final
designs shall be approved by the City Council upon recommendation by the P&Z
Commission. Encroachment permits and/or licenses shall be obtained from the City as
required,

The heated asphalt shall be extended to include the entire River Sweet/Leadville Avenue
intersection and shall be extended to the south on Leadville Avenue as required o
accommodate drainage and vehicular traction. This and related drainage issues shall be
resolved to the satisfaction of the City Engineer and City Street Superintendent.

All water, sewer and other utility main lines, service fines, manholes and fire hydrants
shall be maintained or improved as required by the Ketchum Water and Sewer
Department.

Development Agreement — *Hotel Ketchum” Page 11 0f 14



8. The proposed development shall be completed as set forth in the design review and CUP
approvals and the Planned Unit Development agreement.  The PUD Development
Agreement shalf include, but not be limited 1o, provisions for the following:

Community/workforce housing- as required in condition #9, below.
Contribution to underground relocation of overhead utility lines.

Public pedestian amenities to be included within adjacent street rights-of-way.
Development of a Construction Activity Standards Plan

Minimum access for the public to the observatory.

S. The applicant shall provide a detatled Employee Housing Plan, which provides for
housing for 18 employees on a site acceptable to the Ketchum City Council, and within
Ketchum City limits.

The following elements shall be required in the Employee Heusing Plan:

a)
b)

c)
d)

j)

k)

1)

Provide salary/hourly wages (2008 dollars) for the various income categories of
employees.

The expected number of each level of employee that is intended to be served by
the employee housing units.

Which employee category will be served by which type/size of unils.

Provide information on anticipated rental rates (in 2008 dollars) or subsidized
and/or free rent to employees; will utilities and homeowners dues (if any) be
included in proposed rates,

Establishment of maximum occupancy per unit type (i.e. 1 person per 1 bedroom
unit; 2 persons per 2 bedroom units).

Location of units to be within Ketchum City limils,

Provide a matrix on breakdowns of the different types of units {(1BD; square
footage; total number of units; anticipated rent, etc.}

Create a priority for occupancy program of these units; (i.e. first availability
employees that are full-time, secondly to seasonal employees, and third o persons
that are verified to be working in the City of Ketchum.

What units will be available and how will the pool of units available be
determined.

What minimum standurds will be used to determine employee eligibility to live in
the employee housing: is full-time status required for employees to qualify for the
employee housing and what constitutes full-time status.

How will overflow of demand of units by employees be handled; will there be a
priofity system.

Provide information on housing families (with children)} and/or married coupies.

The proposed Employee Housing shall meet minimum size thresholds and income
categorics established by BCHA.

The following information shall be provided 10 the Ciiy:
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10.

11.

16.

17

o Wage/salary range and a breakdown the number of employees within the
aforementioned classifications

o Information on type of housing provided per employee classification

o) Costs incurred in rent {and utilities) and vansportation/parking by employees

o Detatls on anticipated lease werms/rental agreements for employees housed on-
site

o Anticipated transport and parking scenarios for both on-site and commuling
employees.

The Employee Housing Plan shall be submiued and approved by the City Council prior
to issuance of a building permit. This plan shall be an exhibit to an amendment to the
PUD agreement and recorded prior to issuance of a building permit.

All of the required Employee Housing shall be available prior to the issuance of any
Ceriificates of Occupancy for the Hotel, or any other uses in the hotel.

A privacy wall or landscaping buffer shall be developed as a buffer for the 200 South
I.eadville Townhomes.

Operational hours for the observatory shall be developed that provides for access for the
public, schools and other interest groups.

This PUD CUP approval is contingent upon the approval of the Design
Review/Waterways Design Review application.

This PUD CUP shall be valid for a period of two (2) years from the dute of approval of
Findings of Fact, Conclusions of Law and Decision by the City Council. An application
for building permit shall be submitted within 2 years, unless extended by the City
Council upon written request by the applicant.

The setback for the southernmost penthouse condominium unit adjacent to Leadville
Avenue shall be increased to ten feet (10} either by reducing overhangs or other means.

Prior to issuance of any building permits, a plun shall be brought back 1o the City Council
showing a third lane (through lane} instead of a dedicated right turn lane on Highway
75/Main Street, including consuitation with the Idaho Transportation Department.

A PUD - Conditionai Use Permit shall be issved in writing. The issuance thereof shall
not be considered a binding precedent for the issuance of other conditional use permits.
A conditional use permit is not transferable from one parcel of land to another.

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

1S.  All projects receiving @ PUD - Conditional Use Permit, as u condition of said pernmiit,
shall be required 1o submit and receive design review approval for each structure to be
constructed within the project prior (o making application for a building permil
irrespective of what zoning district or districts within which the project 1s located.
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ATTACHMENT D

Jack Bariteau Jr.
Managing Member

Trail Creek Fund LLC
P.O. Box 84

Sun Valley, Idaho 83353

Lisa Horowitz

Community & Economic Development Director
City of Ketchum

480 East Avenue North

Ketchum, idaho 83340

RE: Hotel Ketchum
Dear Lisa:

Per our meeting several weeks ago, | continue as the Managing Member of Trail Creek
Fund LLC to work to find the necessary capital to advance towards construction of our
Hotel Ketchum project in downtown Ketchum. The debt and equity markets which have
traditionally been the source for equity investment and construction financing for
commercial projects, continue to remain constrained. Only the most prominent urban
development projects are attracting capital and debt and in most circumstances the
equity requirements to obtain these funds are prohibitive. However, in the last month |
have had the opportunity to meet and speak with a well capitalized equity investment
group who is very interested in our Hotel Ketchum project. Their continued interest in
our site is subject to their development manager's financial analysis of our operating
and cost projections for the hotel. This analysis is now underway. The equity investor is
keen on Ketchum and Sun Valley and | am optimistic that we will be able to come to the
City Council in the near term with news that we are moving towards finally bringing this
project to fruition.

The entitlement extension granted by the City Council for the Hotel Ketchum is set to
expire this coming October 6th. Per that extension approval, | respectfully request that
the City Council extend this entitlement as previously agreed for one additional year to
October 8, 2013. The extension is essential to our ongoing discussions with the equity
group we are now in discussions with as well as to our overall prospects for moving
forward with the hotel project with other financing or equity sources.

Please let me know when this request with be place on the City Council agenda for
consideration and approval. Thank you for your timely assistance of this request.

) Sincereiy,

_ \chk Banteau .Jr
'\\ "



City of Ketchum, Idaho

P.O. Box 2315 EKetchum, ID 83340 (208) 726-3841 Fax: (208) 726-8234

June 25, 2012

Mayor Hall and City Councilors
City of Ketchum
Ketchum, ldaho

Mayor Hall and City Councilors:
FEMA Community Rating System 2012 Audit Results

introduction/History

The City of Ketchum contains three bodies of water prone to flooding (Trail
Creek, Warm Springs Creek, and the Big Wood River), has 171 acres of land in
the 100 vear floodplain, and has 335 parcels of property located within or
adjacent to the floodplain. As a public service to its citizens, the City participates
in the National Flood Insurance Program (NFIP), which offers federally backed
insurance to cover building and personal property damage in the event of a flood.
Ketchum presently has 215 households participating in this insurance program.
The insurance coverage in force through NFIP represents $53,831,700 in
coverage.

The City also participates in the Community Rating System {CRS), whereby the
flood insurance premiums are adjusted to reflect community activities that go
beyond the minimum required by the NFIP. These activities include:

+ Public outreach and education;

o« Mapping and higher regulatory standards;

e Reduction of flood damage; and

» Flood preparedness.

The CRS awards points for such activities on a scale of 1 to 10, with 1 being the
best possible score and 10 being the worst. Every accumulation of 500 points
results in a one point reduction in the jurisdiction’s score, and each point
reduction lowers the community's NFIP rate by 5%.

The City has participated in the CRS since 1992. Approximately every five
years, the City is audited by CRS to determine whether it is meeting its
obligations and to determine its current rating.

Current Report

The current CRS audit was initiated in November, 2011, Planning, Building and
Fire department staff coordinated an effort to document the City's efforts
pertaining to floodplain regulations, storm water operating procedures, building
safety, community education, and hazard preparedness. Staff strove to not only

1




maintain the City's CRS rating of 8, but to improve it. Between November 2011
and May 2012, staff compiled documentation, improved the City's Building Code
Effectiveness Grading Classification from 10 to 3, arranged formal adoption of
the Blaine County Multi-Jurisdictional All Hazard Mitigation Plan, strengthened
and distributed the annual flood hazard cilizen outreach letter, and improved
flood hazard information availability on the City's website and at the Community
Library.

On June 6, 2012, the City received the preliminary results of its efforts: A
recommendation that the community improve from a CRS Class 8 to a Class 6
rating. This results in a premium savings of an additional 20% for Ketchum
citizens that participate in the NFIP. According to an October 2011 publication
from FEMA, in the State of Idaho, only the Ciiy of Boise has achieved a rating of
6.

Financial Requirement/Impact

A considerable amount of staff time went info this effort. The result will be a total
20% savings in floocd insurance premiums for the citizens of the city. With
approximately $140,000 in premiums being paid out per year by our citizens in
the NFIP, this represents a total $28,000 in insurance premium savings or $130
per year/household.

Attachments
Community Rating System Verification Report

Recommendation
This is a report. No action is required.

Suggested Motion
No maotion is needed.

Sincerely,

Joyce Allgaier
Planning Manager



COMMUNITY VERIFICATION

RATING
NFIP/CRS SYSTEM REPORT
City of Ketchum, ID Verified Class 6
NFIP Number: 160023 Cycle

Date of Verification Visit: December 7, 2011

This Verification Report is provided to explain the recommendations of Insurance
Services Office, Inc. (ISO) to DHS/FEMA concerning credits under the Community
Rating System (CRS) for the above named commumty o

A total of 2036 credit points are verified which results ina recommendation that the
community improve from a CRS Class 8to a CRS Class 6. The community.has met the
Class 6 prerequisite with a Building Code Effectiveness Gradlng Schedule (BCEGS)
Classification of 3/3. The following is a summary-of our fi findings with the total CRS
credit points for each activity listed m parenthesus

Activity 310 — Elevation Certlfacates The Planning Department maintains elevation
certificates for new and substantially lmproved buildings. Copies of elevation
certificates are made available upon request Elevat:on Certlf cates are also kept for
post-FIRM buildings. (1 12 pomts) e

Activity 320 — Map informatlon Semce Credlt is provided for furnishing inquirers
with flood zone information from the communrty s latest Flood Insurance Rate Map
(FIRM), pubilmzmg the. sewlce annualiy and mamtamlng records. (140 points)

Activity: 330 Outreach Prolects An outreach brochure is mailed annually to all
propert:es in the community’s Special Flood Hazard Area (SFHA). The community also
prowdes ﬂood snformatlon through displays at public buildings. (105 points)

Activity 340 Hazard Dlsclosure Credit is provided for the local real estate agents
disclosure of ﬂ_qo_d hazar;i__s__to prospective buyers. Credit is also provided for state and
community regUI_qtjpns_;QQuiring disclosure of flood hazards. (15 points)

Activity 350 — Flood Protection Information: Documents relating to floodplain
management are available in the reference section of the Ketchum Community Library.
Credit is also provided for floodplain information displayed on the community's website.
(41 points)

Activity 360 — Flood Protection Assistance: The community provides technical
advice and assistance to interested property owners and annually publicizes the
service. (49 points)




City of Ketchum, ID Page 2
NFIP #: 160023

Activity 420 — Open Space Preservation: Credit is provided for preserving
approximately 77 acres in the SFHA as open space. Credit is also provided for open
space land that is deed restricted and preserved in a natural state. (390 points)

Activity 430 — Higher Requlatory Standards: Credit is provided for enforcing
regulations that require freeboard for new and substantial improvement construction,
cumulative substantial improvement, protection of floodplain storage capacity,
protection of natural and beneficial functions, and land development criteria. Credit is
also provided for a BCEGS Classification of 3/3, and the adoptlon and implementation
of the International Series of Building Codes. (314 pomts)

Activity 440 — Flood Data Maintenance: Credit is prowded for mamtammg and using
digitized maps in the day to day management of’ the floodplain. Creditis.also provided
for establishing and maintaining a system of benchmarks and maintaining: coptes of all
previous FIRMs and Flood Insurance Study Reports (204 pomts) .

Activity 450 — Stormwater Management: The communlty enforces reguiations for
freeboard in non-SFHA zones, soil’ and erosmn contro! and water quality. (84 points)

Section 502 - Repetitive Loss Cateqorv The City of Ketchum is a Category A
community for CRS purposes and no actton is requ:red (No credit points are applicable
to this section) AR R _

Activity 510 — Fioo:dmain Mangqement Pianninq: Credit is provided for the adoption
and implementation of the Floodplain Management Plan. Since the City of Ketchum is a
Category A community:with an approved Floodplain Management Plan, a progress
report must be subm|tted on an annual basis, (119 points)

Actwntv 540 Dramaqe Svstem Maintenance: A portion of the community’'s drainage
system is inspected regularly throughout the year and maintenance is performed as
needed by the City of Ketchum Street Department. Records are being maintained for
both inspections and required maintenance. The community also enforces a regulation
prohibiting dumping in the drainage system. (268 points)

Activity 610 — Flood Warning Program: Credit is provided for a program that
provides timely identification of impending flood threats, disseminates warnings to
appropriate floodplain residents, and coordinates flood response activities. Credit is
also provided for the designation as a Storm Ready Community by the National
Weather Service. (130 points)

Activity 630 — Dam Safety: All [daho State communities currently receive CRS credit
for the state’s dam safety program. (65 points)
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NFIP #: 160023

Page 3

Attached is the Community Calculations Worksheet that lists the verified credit points for

the Community Rating System.

CEO Name / Address:

The Honorable Randy Hall
Mayor

Post Office Box 2315
Ketchum, Idaho 83340

Date Report Prepared: May 24, 2012

CRS Coordinator Name ! Address:

Joyce Allgaier -7+
Planning Manager:.

480 East Avenue North
Ketchum, Idaho 83340 .
(208).727-5084 ik



City of Ketchum, Idaho

P.O. Box 2315 Ketchum, ID 83340 {208) 726-3841 Fax: (208) 726-8234

June 27, 2012

Mayor Hall and City Councilors
City of Ketchum
Ketchum, Idaho

Mayor Hall and City Councilors:
Update on Wood River Valley “New Energy Cities” Regional Action Plan

Introduction/History

In the spring of 2011, the Environmental Resource Center (ERC) initiated a
regional effort to bring the communities and organizations of the Wood River
Valley together to chart a course to address a new energy future for the region.
To get the project going, the ERC hired Climate Solutions, a Northwest-based
nonprofit organization whose work is focused on strategies to comprehensively
integrate energy efficiency, green building, energy storage, and renewable
power, among other things. Climate Solutions created the "New Energy Cities
Program” (NEC) program and is working with many communities in the west,
including the Wood River Valley. This program helps communities identify and
understand their energy sources, use, and systems (sometimes called an energy
map), identify alternative energy and conservation options, and identify strategies
for raising awareness, goal setting, and moving forward on projects that
implement the goals. The major kick off for this initiative was the Wood River
Valley Energy Summit, held last spring, 2011, in Sun Valley that was attended by
over 100 community leaders and representatives from local governments and a
diverse cross section of non profits, businesses, energy providers, school
districts, and other organizations. Mayor Hall and then council member, Curtis
Kemp attended as well as city staff, Rebecca Bundy and me.

Current Report

The ERC is continuing to take steps to create an actionable set of strategies to
move the region forward. Through this memo, | am transmitting the latest
version of the Wood River Valley Regional Energy Action Plan. The plan is still in
the process of being fine-tuned and evaluated. ERC convened an Energy Task
Force and | am presently serving on the task force as Ketchum's representative.
The purpose of the task force is to review and evaluate the action plan, set
energy load or greenhouse gas emission reduction goals, identify strategies and
projects for energy conservation, recommend public awareness opportunities,
and to acknowledge the work already being done in the valley. My goal at this
time is to make you aware of the ongoing efforts on the regional energy front and
let you know that at important junctures | will bring information to you, ask for




your ideas and direction, and otherwise engage your participation. You are
welcome to attend the task force meetings at any time.

Financial Requirement/impact
None at this time.

Attachments
Wood River Valley Regional Energy Action Plan, January 2012

Recommendation
This is a report. No action is required.

Suggested Motion
No motion is needed.

Sincerely,

Joyce Allgaier
Planning Manager
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Mczkinc: Difference Teday for Tomorrow
The Environmental Resource Center of Ketchum, ldaho convened an Energy Summit facilitated

by Climate Sclutions’ New Energy Citles team on April 27-28, 2011, gathering the community
leaders of the Wood River Valley Region, Idaho from the following counties and cities:

Participants

Blaine County
Camas County
City of Bellevue
City of Carey
City of Fairfield
City of Hailey
City of Ketchum
City of Sun Valley

Facilitator

= New Energy Cities

New Energy Cities works with Northwest cities to accelerate the transition to a clean, renewable, super-
efficient energy system that integrates smart power grids, green intelligent buildings, plug-in electric
vehicles, and renewable power sources.
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Introduction

The world stands on the cusp of a profound transition in how we produce,
distribute, and utilize energy from an inefficient, centralized system to a cleaner,
smarter, diversified, and efficient system.

The drivers are many: volatile costs for traditional fuels, instability in the Middle East, and
serious health and environmental threats are pushing us to address our dependence upon fossil
fuel, while a startling scale-up of capital flows into new energy companies and the stampede of
skilled entrepreneurs, engineers, and business strategists migrating to the energy sector are
pulling the clean energy economy forward.

Energy is essential to our economy and our way of life, globally and at the community level.
While fortunes will be made and lost in the global race to commercialize new energy
technologies and businesses models, communities have much to gain by taking charge of their
energy future and driving sustained financial and community investment into the local built
environment and energy infrastructure. In addition, in a time when resources are becoming
scarce, the communities that embrace conservation and efficiency broadly will find themselves
at a competitive advantage over those that continue to assume an infinite and cheap supply of
energy, as well as natural and financial resources.

In communities across America, local residents, businesses, and public agencies spend millions
of dollars each year to buy energy—often dirty and inefficient—from outside their borders. By
using energy more efficiently and producing more energy locally, communities can reduce the
outflow of energy dollars, keeping more dollars circulating among local businesses closer to
home. In addition, when communities harness millions of dollars for energy efficiency retrofit
work and new energy infrastructure projects, they directly create good, family-wage local jobs
in the trades.

Most communities will follow paths well-trodden; a handful will pioneer the new energy future
and create the playbook for the rest to adopt. The Wood River Valley Region is in the second
category, among the vanguard stepping forward chart a new energy future. If this level of
leadership were easy, hundreds of others would have done it already. While the Region
pursues a new path for energy use and generation that may serve as a model for other
communities, it will largely measure its success based on how it improves the lives of its
residents and how its actions will help preserve the Region for years to come.

With that in mind, the purpose of this Action Plan is to guide the collaborative work of regional
public, private, nonprofit, and civic leaders in the Valley in creating a mode! for new energy
leadership based on the goals and priorities set forth in the April 2011 Energy Summit. It offers
a sequence of prioritized actions for the 6-month, 18-month, and 36-month time horizons
designed to put the pieces in place, build the capacity, and establish the trajectory to
accomplish the ambitious, long-term goals of the community.
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Background

Climate Solutions, a Northwest-based nonprofit organization whose mission is to
accelerate practical and profitable solutions to global climate change launched the
New Energy Cities program in 2009 to assist a diverse handful of pioneering small-
and medium-sized communities to embrace a new energy future. The program
focuses on a comprehensive systems approach that integrates energy efficiency; smart power
grids; green intelligent buildings; plug-in electric vehicles; energy storage; and renewable power
sources, such as wind, solar, geothermal, and biomass. Maximizing local investment and
economic development is a key goal of the New Energy Cities program.

Ultimately, New Energy Cities aims to inspire hundreds of communities to replicate and adapt
successful models of city-led energy transformation, and to remove the key barriers that stand
in the way of implementation.

The Environmental Resource Center (ERC) based in Ketchum, ldaho has long advocated for a
strategic and regional approach to local energy issues. The ERC recognized early on that there
was no effective coordination of nascent local energy efforts and that many of the energy-
related challenges and opportunities would be best addressed at a regional level.

The ERC's energy efforts began in earnest in 2008 when they led a cooperative effort with local
governments resulting in the cities of Sun Valley and Hailey committing to ICLEl's Cities for
Climate Protection program. The ERC and Hailey combined to conduct a strategic assessment
of their baseline carbon emissions. In 2009, the ERC organized a Climate Protection Regional
Task Force whose purpose was to help coordinate and share local climate protection efforts.
Members of the Task Force included representatives of Blaine and Camas Counties, and the
Cities of Bellevue, Fairfield, Hailey, Ketchum, and Sun Valley.

With the advent of federal stimulus funds, this Task Force quickly focused on establishing
partnerships to craft a regional proposal for the Energy Efficiency Conservation Block Grant
(EECBG) sub-grant program. This effort secured $700,000 in energy-related funding for the
region. The addition of the Dynamic Energy Systems institute to the ERC in 2010 strengthened
the organization’s commitment to pursue a sustainable energy future for the Wood River
Valley.

Continuing in its catalytic and coordinating roles, the ERC hired the New Energy Cities team in
2010 to facilitate a regional energy summit that would create a Valley-wide action plan and
build upon the concurrent local energy efforts. From that point until the April 27-28, 2011
Energy Summit, the New Energy Cities team, the ERC, and members of the Wood River Valiey
area collaborated to facilitate a productive meeting of community leaders to chart a vision for
how the Wood River Valley might embrace a new energy strategy.

During the Energy Summit the New Energy Cities team provided participants with a
comprehensive view of community energy systems, and identified clean energy and energy
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efficiency opportunities to consider when creating a new energy future for the Valley. The team
presented the Wood River Valley Energy Map {Appendix A} to illustrate the sources and uses of
energy in the region and the corresponding carbon footprint profite. Participants also began
the development of a Roadmap {Appendix B) for the City based on input of Summit
participants, which Climate Solutions then fleshed out to draft this Action Plan.

Framework

This Action Plan provides the Wood River Valley region and its key stakeholders with
suggested actions in a phased approach. This approach will enable the community to:

¢ Connect discrete initiatives to a larger vision and engagement strategy

= leverage currenf assets

= Create a pathway to additional resources over time

= (et started on a 20-year program to chart the future energy system for the valley

To position the Wood River Valley region for early success, this Action Plan is organized into the
following sections:

I. Putting the Pieces in Motion — the first six months — addressing key capacity needs, building
alignment and support for actions, determining the leadership governance structure, and
setting things in motion.

Il. Establishing Catalytic Projects, Policies, and Programs — months six through 18 — rapid
implementation of catalytic proiects, linked to key strategies, substantial policy and
resource development through extensive community engagement.

ll. Setting the Strategy — months 18 through 36 — refine and focus a long-term strategic plan
for a new energy system, reflecting experience gained from the earlier catalytic projects and
new policies created as a result of lessons learned in the first 18 months of the project.

The underlying premise of this Action Plan is that the Wood River Valley Region is in a position
to offer real leadership on energy systems. Political leaders are engaged and motivated.
Citizens and the business community are involved and supportive. Idaho Power, the region’s
electricity utility, is willing to collaborate on innovative new solutions.

This Action Plan builds upon the excellent work that is already in place. It seeks to foster
decisions and accelerate implementation of an aggressive and comprehensive strategy that will
move the Wood River Valley Region into the forefront of the Northwest in clean energy
leadership.
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Phase I: Getting Started—First Six Mlonths

The first six months of this Action Plan—June through November, 2011
will be a key phase in which the region comes together around goals, sets
up a governance model for consistent leadership, and engages its
communities around the projects to move forward. With different projects now underway and
a strong list of new projects and policy initiatives, one critical step at the outset will be to
determine what capacity exists in the region to move ahead, as well as how to organize the
community for implementation.

Phase 1 can be divided into the following action areas:

Action Areas

1. Defining Goals
Leadership
Catalytic Project Development
Financing Options
Community Engagement
Policy Initiatives

2.
3.
4,
5.
6.

Defining Goals

Shared goals will help make the community’s aspirations tangible and will

a provide the context for prioritizing actions that can put the community on its
S desired long-term energy trajectory. The following draft long-term goals
emerged from the dialogue among Wood River Valiey Region community leaders who
participated in the April Energy Summit:

Defining Goals: Action 1—Establish the Wood River Valley Region as a leader in clean
energy

The leaders of the Wood River Valley Region have demonstrated a strong commitment to
the environment and their community. They have established a civic and cultural
foundation from which to launch a clean energy initiative. In further developing this effort,
the Wood River Valley Region community should:

= Set clear objectives consistent with community aspirations that connect
economic strategy with clean energy solutions

= Develop specific program targets that can drive short-term action and innovation

= Establish serious but reasonable energy use targets over a 10-20 year period
using the energy data presented at the summit as the baseline

= Build essential partnerships to leverage resources
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Defining Goals: Action 2—Maintain and enhance current clean energy efforts

Several efforts are underway across the region. This work has contributed to a deeper
appreciation of energy issues. (Please see Appendix B.) As these activities progress, they can
help to inform new initiatives that will help link current activities to goals for the whole
region.

#  Set targets for all existing and new activities, including expiicit elements to
inform future actions

= |daho Power is rolling out smart meters to all of its customers and those meters
will provide enhanced energy data collection, which in turn will offer
opportunities to engage and educate energy consumers about the opportunities
to monitor and manage energy usage.

Defining Goals: Action 3—Generate ‘our own power’

Idaho Power has provided the region with affordable and reliable power, and is a willing
partner in the region’s aspirations to identify and develop local energy sources, like solar,
wind, and geothermal. This goal seeks to harness local resources, ensure secure energy
supplies, and build resilience and adaptability into the system, while also helping Idaho
Power shift to clean, renewable energy sources where possible.

= Increase reliability, provide for energy assurance through local generation’

= Maximize renewable energy production potential

= Engage with commercial and institutional customers to achieve the most
aggressive, reasonable target for renewable energy sources and energy
efficiency over the next 20 years,

¥ Set specific goals for residential and small business energy efficiency and
renewable power generation.”

Defining Goals: Action 4—Meet all new energy demand from growth through efficiency
and renewable energy, and in doing so, create clean energy jobs in the Wood River Valley
Region.

Throughout the Northwest, long-term planning for power supplies has sought to elevate
efficiency as a way to meet new energy demand due to growth. The Wood River Valley
Region seeks to combine efficiency improvements with new installations of distributed
renewable energy to meet all future energy needs.

P gl generation” or “distributed generaticn” or “district energy” are all terms that describe energy that is created locally,
usually from small-scate solar, wind or geothermal sources, and rot delivered by a utility from a centrat power grid. Locally
produced energy reduces the amount of energy lost in transmission because the electricity is generated near where it is used,

perhaps in the same building.
% One of the first actions recuired by the feadership team will be to set goals for the Wood River Valley Region’s energy use.
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= Set efficiency targets relative to current and projected energy demand, reflecting
the relative opportunities for specific communities in the region

= Test and refine the goals of 15% energy efficiency by 2015 and 20% energy

efficiency by 2020 suggested by the participants at the Energy Summit

Begin to develop a ‘renewable portfolio standard’ for the Wood River Valley

Region only, to align interests and maximize potential for producing renewable

energy in the region

= Establish economic development guidelines that explicitly align economic goals
with clean energy goals and create clean energy jobs.

15

Leadership

Success for the Wood River Valley Region will require consistent, strategic
| jeadership; clear priorities that help individual organizations work together;
innovative programs that cut across multiple jurisdictions; and attention to performance.

The region consists of several jurisdictions, and the vision for this Action Plan is based on a
collective, strategic effort that encompasses the entire region. In order to pursue this vision
effectively, the region will need to embark on a path to establish an effective and efficient
governance structure to guide its New Energy Cities Action Plan.

Governance Action 1—Establish a Multi-Stakeholder Regional Task Force

The New Energy Cities team recommends that the Wood River Valley Region establish a
muilti-stakeholder task force with representation from all parts of the Wood River Valley
Region to guide the development of this governance structure.

s Select trusted leaders to represent different interests in the community and
from all cities and counties in the north and south valley.

= Charge the task force with determining the structure and process for how the
region will implement its clean energy strategy, encompassing the various
interests of the different cities and two counties

= Research and review different options for sustainable governance models

= Recommend a model that works for the Wood River Valley Region

= Implement the chosen model with appropriate process and focus

Governance Action 2—Enhance Regional Relationships

The Wood River Valley Region is very fortunate to have the potential to partner with
National Renewable Energy Lab (NREL), Boise State University (BSU}, College of Southern
1daho {CS1), Idaho National Labs Center for Applied Energy Studies (INL CAES), and other
entities that have significant resources in the clean energy field. As the Wood River Valley
Region gets underway scoping catalytic clean energy projects, it should be mindful of these
potential partners.
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s Craft Memos of Understanding {(MQOUSs), as appropriate, to streamline

interactions and align programs with opportunities in the region

Build relationship with universities, labs, and utilities that serve the region, to

align interests and efforts related to community engagement on clean energy

solutions

= Solicit the interests of Idaho state or U.S. DOE in partnering with the Wood River
Valley Region

= Tap INL's program for piug-in vehicle expertise

®=  Tap CSI's training program

= Work with ldaho Power to help with education and outreach for the Community
Audit and Retrofit Program (CARRP), as well as its local green power purchasing
program.’

i3

Catalytic Projects

The New Energy Cities approach emphasizes using aggressive pilot projects to test
initiatives and encourage innovation. These pilot projects are designed to address
existing barriers to transforming the energy system of a community and their
success is measured by how effectively they accomplish this. Such pilot projects
are catalysts for action, serve to inform longer-term strategies, build an understanding of
economic benefits, and attract additional investment capital.

Early pilot projects should be designed with the following characteristics:

= Quick implementation timeline — First pilot projects could get started quickly, which
means any required construction work could begin in 2012,

= Applicable — Pilot project results and experiences should transfer to and inform
subsequent projects.

= Financially viable — Because longer term financing tools will take time to build, the
early projects may need to test a variety of financial tools in able to learn which will
be the most successful

= Engaging — Provide opportunities to engage the community and stakeholders
actively and visibly to enhance their understanding of the projects, their links to the
vision, and their potential for broad benefits.

s Measurable — Early actions should be relatively simple to measure, at least to some
degree, so that the results can be reported and used to inform subsequent actions.

During the Energy Summit, participants identified several catalytic projects for the region’s
transition to a clean energy future, under the following categories:

Green power means electricity generated from renewable resources, including solar, wind, geothermai, biogas, biomass, and
low-impact hydroelectric sources, which are derived from natural resources that replenish themselves over short periods of
time. Utilities often offer customers the option to purchase green power,
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Catalytic Project Development: Action 1-—Solarize Sun Valley

The economic success of the Wood River Valley Region is tied in no small degree to the Sun
Valley resort. As highlighted in the TIP Strategies 2009 Economic Study for Blaine County”,
the brand of Sun Valiey is strong nationally and internationally. Seventy-five years ago, the
image of a skier basking in the sunshine ignited tourism and economic development in the
valley. The stage is now set to capitalize on that brand and re-position Sun Valley for the
next 75 years. What better way to attract the next generation of outdoor enthusiasts than
to solarize the Wood River Valley Region, home to Sun Valley?

Generating solar power in the Wood River Valley Region will help the region meet its
renewable energy goals {Defining Goals: Action 3} and has substantial additional synergies
because;

The production curve for solar electricity matches very well with [daho Power’s
load curve

= [daho Power’s Integrated Resource Plan identifies solar power generation as a
near term resource

1

in 2010, the communities of Sun Valley and Ketchum used 232,312 MWh of electricity,
approximately 55% of the electricity in the Wood River Valley. A generating capacity of 26.5
MW would be required to meet 100% of the Sun Valley/Ketchum load. A catalytic solar
project, therefore, in that community would need to be in the range of a 3-6 MW.

1A, Design parameters for Wood River Vailey Region solar projects

«  |dentify stakeholders and potential sites for a community solar project in
conjunction with the mayors of Ketchum and Sun Valley and the Sun Valley
Company

= Define the aggregated distributive solar potential for Wood River Valley Region
residential buildings and design a community-based project.

*  Scope potential for additional municipally-based solar projects (e.g. wastewater
treatment facilities)

= Scope potential for integrating solar energy production in airport facilities

1B. Conduct business case analysis for Wood River Valley Region solar projects

= Utilize results from the action items above and Financing Action 2 below to
analyze the business case for the establishment of Solar Sun Valley projects.

* An Economic Strategy for Blaine County, Idaho. hittp://www.coblaine id.us/vertical/Sites /5 78DDCFF136-A071-4998-93F 2-
2ODET727AA1 T 7D unloads/%7RAGGIDETO-6708-40C7-B453-2315354A6305% 7D.PDE
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Catalytic Project Development: Action 2—Building Energy Efficiency

Research in advance of the New Energy Cities Workshop indicated that opportunities exist
in the residential, commercial/industrial, and municipal sectors for substantial job creation
through cost-effective building retrofits. The municipal sector is poised to lead this effort,
and the Blaine County school district is investing $15 million in energy efficiency measures.
In the residential sector, over 4,500 housing units built before 1980 provide a large target
for home retrofits.

2A. Municipal Building Retrofits
The municipal governments within the Wood River Valley Region have used ARRA
funding to conduct audits of public buildings. The City of Sun Valley has already
implemented 11 of 14 measures identified in their audit. Where additional cost-
effective energy savings measures can still be obtained, they should be pursueds.

= Define municipal energy efficiency targets

s Review audit findings

= Implement cost-effective measures

= Utilize "patient capital®for financing (see Financing Action 1)

2B. Community Audit and Retrofit Program v2.0’
The Community Audit and Retrofit Program (CARRP) program had been successful
in stimulating demand for 72 home energy retrofits in the region at the time of the
Summit and that number has undoubtedly increased since then. These funds have
been used to rebate portions of the audit and energy efficiency retrofits for valley
property owners. In phase two of the program, funds will be re-allocated to the
Wood River Valley Region municipalities with the greatest demand. In addition, the
City of Hailey will use a portion of its EPA Climate Showcase grant to enhance the
CARRP program within Hailey city limits.

The program has been quite successful in stimulating retrofits and has not required
sources of financing for its initial success. Wood River Valley Region leaders,
however, should consider a revision to the program to establish a financing

® Governance Task Force should determine if all municipal building energy efficiency work has been completed throughout the
region,

¢ patient capital is anather name for long term capital. With patient capital, the investor is willing to make a financial
jnvestment in a business with no expectation of turning a guick profit. instead, the investor is willing to forgo an immediate
return in anticipation of more substantial returns down the road. Although patient capital can be considered a traditional
investment instrument, it has gained new life with the rise in environmentally and socially responsible enterprises. in this case,
it may take the form of equity, debt, loan guarantees, or other financial instruments, and is characterized by (1) a willingaess to
forgo maximum financial returns for social impact, and an unwiliingness to sacrifice the interests of the end customer for the
sake of shareholders; (2} greater tolerance for risk than traditional investment capital; {3] longer time horizons for return of
capital; and {4) intensive support of management as they grow their enterprise. hitp://en.wikipadia.org/wiki/Patient canital

7 Gince the CAARP program is residential only, it is important that energy efficiency projects be created to address commercial
buiidings as weli.
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mechanism for Wood River Vailey Region residents who are unable to self-finance
energy efficiency retrofit projects. The ARRA-allocated federal funds are more
flexible than state or local funds and have been used by many communities as
credit enhancements for retrofit financing loan pools.

Philanthropic funding may also be used to supplement the credit enhancement of a
residential loan pool. Jackson Hole provides an example, where a loan loss reserve
fund is to be capitalized by a group of community-minded philanthropists.

= Explore the feasibility and complete the analysis of the utilization of some
ARRA or EPA Climate Showcase funds to establish a residential retrofit
financing tool

= Explore the feasibility of a philanthropic component to an energy efficiency
loan fund, similar to the Platinum Energy Council in Jackson, and determine
whether this would be permitted in the state of Idaho.

2C. School Building Retrofits

In 2009, Blaine County residents passed the School District Plant Facilities Levy. This $60
million levy has funded $25 miltion of energy efficiency projects across the district’s
building portfolio. This substantial investment in high efficiency heating and cooling,
water conservation, and building controls provides a living laboratory for new energy
systems. As a result of this effort, there are opportunities to:

v Leverage educational opportunities that the school building improvements
project offers
= Highlight opportunities for integration of renewable energy sources into
school buildings
s Add solar and geothermal systems at Carey High School.

Catalytic Project Development: Action 3—Green Hospitality ProgramE

The Wood River Valley Region’s economy is anchored in tourism and the Sun Valley brand.
Blaine County generates more than five times the state per capita average in
accommodations and food service revenue. As the TIP Economic Study indicated, the
region should leverage this brand to attract more visitors, businesses, and young
professionals and as one of the Summit participants observed: “We have to catch up to
where our visitors are.”

® Green Hospitality Pragrams are designed to incorporate environmental stewardship and sustainability principles
into hotel, restaurant, and other hospitality facilities. The intent is to enceurage lodging facilities and eating
establishments to be aware of their impact on the environment and to take steps to reduce their carbon footprints
and waste.
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# Research how green hospitality increases visitors

= Develop and implement a plan for introducing various green hospitality
measures throughout the vailey

»  Once the measures are implemented, develop a plan for marketing green
tourism

= Education of employees, visitors, etc.

3A. Sun Valley Resort Energy Efficiency’
The management of Sun Vatley Company has made energy efficiency investments in
snow-making equipment and a storage facility. Additional cost-effective
opportunities are available for the resort to improve its energy efficiency. Asan
example, incandescent bulbs are still utilized in the lodge.

Ei]

Implement lighting efficiency improvements.

= |dentify building retrofit opportunities through a facility-wide audit.

= |nstall energy control systems in hotel rooms.

= Qther efficiencies that can be found with year-round recreational activities
that take place in the valley (irrigation of golf courses; electric busses
shuttling people to raft trips; lift motors, snow making

There is an opportunity to think holistically and tie energy efficiency savings to
financing for solar. Furthermore, there is an opportunity to have the energy
efficiency work that the Sun Valley Resort undertakes serve as an example for other
ski areas, such as Soldier Mountain, that are smaller but could gain by emulating the
advances that Sun Valley makes.

3B. Green Accommodations Initiative
Many housing units in the Wood River Valley Region are used as accommodations
for visitors. Energy management inefficiencies occur during visitor turnover periods.
With the introduction of Idaho Power’s Smart Meter Program, the Wood River
Valley Region’s rental property owners will have an opportunity to implement
energy efficiency measures.

s Give people information about energy-saving tips, particularly those who run
vacation properties that remain vacant for long stretched of time

= Work with ldaho Power to implement a remote energy management pilot
project for rental properties

3C. Green Highway
For air travelers to the Wood River Valley, electric vehicles from the airport to their
accommodations provide a feasible transpartation mode. The distance between the

¥ The Ski Area Citizens’ Coalition graded Sun Valley Resort 2 D (48%) for total environmental attributes. The resort was given 7
points out of 15 possible in the energy efficiency category, so there is significant room for improvement.
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airport and tourist destinations is wel within the range of electric vehicles coming to
the market. Establishing a visible electric vehicle charging network on Route 75 and
at the Sun Valley Resort could help catalyze an electric vehicle taxi and rental car
initiative.

= Work with Idaho Power to implement an electric vehicle charging system
= Explore natural gas vehicies

3D. Food Scrap Recycling
Many visitors to the Wood River Valley Region come from communities that have
instituted food scrap recycling programs and utilize compostable food packaging.
Creating a collection system for this organic waste will help the county develop a
local composting facility, diverting thousands of tons of waste and eliminating the
100 mile trip to the Southern Idaho Solid Waste facility in Burley.

= Implement Blaine County organic recycling center in Ohio Gulch

= Implement an organics recycling collection program throughout the Wood
River Valley Region®

= |dentify optimal regional recycling opportunities in both Blaine and Camas
County

Catalytic Project Development: Action 4—Geothermal Project

Based on limited available data, the Wood River Valley Region has some potential for
utilizing geothermal energy resources. The most compelling opportunities in the short term
would most likely entail geo-exchange heating for some selected buildings and, possibly,
neighborhoods. A portion of a sub-development located near Guyer Hot Springs is using
such a resource now and there is some indication that this small ‘network’ could be
expanded. In addition, the community would do well to investigate the opportunities for
geothermal heating of potentially up to 500 homes in the Hailey area by tapping Democrat
Hot Springs located in Blaine County. The actions are twofold: research these opportunities
to determine viability and then identify other opportunities.

4A. Research and Evaluate Geothermal Project
The first step in such an effort is to scan where existing or new thermal energy
demand may align with relatively easy access to geothermal sources, either ground-
source loops or a more robust form of thermal energy, such as hot springs. That scan
would create a way to focus on one or two opportunities that appear most
promising, and thus limit time and resources devoted to analyzing the costs of
tapping such resources and connecting energy users.

10 Carey has its own transfer station that is located on Queens Crown hill on the west side of Carey as you are headed to
Picabo. Southern Idaho Solid Waste operates that facility as well, and it is apen a few days a week. The garbage from Carey
and surrounding areas that is taken to that transfer station is then transported to Milner Butte. Research is required about
Camas trash to determine how a regional solution might work.
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= Get all available information related to the geothermal sources of energy.

=  Search for data that portrays readily accessible geothermal energy resources,
perhaps in partnership with INL's Center for Applied Energy Studies.
Map thermai energy loads in a simple GIS format to compare to the
geothermal information.

= Select one or two promising opportunities to assess the potential costs and
henefits of using this energy resource.

Financing

Financing for clean energy is changing rapidly as communities, utilities, and
the financial sector explore new business models and capital structures to
accelerate deployment of both efficiency and clean energy projects. This effort requires
innovative financing tools to construct a strong business case for individual projects. The most
promising financing tools will be those that facilitate the development of projects identified
above.

Finance Action 1-Building Energy Efficiency Tools

As building owners consider energy efficiency investments in their properties, they will
need access to financing tools that recover upfront capital costs with long-term annual
operational savings. As described in the section on energy efficiency project opportunities,
the Federal funds dedicated to the CARRP program may be used as a credit enhancement
strategy to establish a residential loan fund.

1A. Determine feasibility of using ARRA or EPA funds to establish residential energy
efficiency loan fund

= |dentify any State prohibitions on utilizing Federal funds for credit
enhancements

= {dentify potential lending institution partners

= Complete productivity analysis of re-programming Federal funds from
rebates to credit enhancements

18. Determine feasibility of philanthropic investment in a residential energy efficiency
loan fund

= |dentify sources of philanthropic funds, both one-time or sustaining gifts, and
mission-based investments that come with very low rates of return
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= Explore the idea of a Wood River Valley Carbon Trust™* that would invest in
energy efficiency.

1C. Work with Idaho Power to enhance current energy efficiency incentive programs.
= Prepare a white paper on the aggregate potential of energy efficiency
retrofits

s Engage Idaho Power in evaluation of the current incentive program

1D. Explore the use of Qualified Energy Conservation Bonds {QECB)*? for projects such
as:

i

Retrofits of publicly owned buildings that achieve 20% energy efficiency
Green community programs™
v Distributed generation projects

©

Finance Action 2—Solarize the Wood River Valley Region

Smali-scale wind, solar, and other distributed generation projects will benefit from financing
tools that allow property owners to realize net positive cash flows from their alternative
energy production. The development of financing tools for solar projects couid also lead to
an opportunity for individual property owners to aggregate their projects in order to gain
access to third-party capital that would assume the upfront cost in return for access to the
resulting revenue stream.

Depending upon utility rates for electricity and incentives tied to solar power, the returns
may be difficult to match to third-party investors without some additional incentives or
inducements. In the Wood River Valley Region, a partnership with Idaho Power could lead
to some innovations in rate structures and incentives that might make aggregated,
community-scale solar projects attractive to patient capital.

* This is a concept that the New Energy Cities team discussed after the workshop. Itisan institutional model that seeks to
aggregate muitiple forms of patient capital into a fund that becomes the focal paint for financing a series of energy projects.
Because this concept was not surfaced during the workshop, the Energy Summit Planning requested that it not be included in
the Action Plan, but mentioned as something to follow up on in implementation.

** The Energy Improvement and Extension Act of 2008, enacted in October 2008, authorized the issuance of Quatified Energy
Conservation Bonds (QECBs} that may be used by state, local and tribal governments to finance certain types of energy
projects. QECBs are qualified tax credit bonds, and in this respect are similar to new Clean Renewable Enerpy Bonds or CREBs.
The October 2008 enabling legislation set a fimit of $800 miliion on the voiume of energy conservation tax credit bonds that
may be issued by state and local governments. The American Recovery ond Reinvestment Act of 2009, enacted in February
20089, expanded the allowable bond volume to $3.2 billion. In April 2009, the IRS issued Notice 2005-29 providing interim
guidance on how the program wilt operate and how the boad volume will be allocated. Subsequently, H.R. 2847 enacted in
March 2010 introduced an option allowing issuers of QECBs and New CREBs t¢ recoup part of the interest they payon a
qualified band through a direct subsidy from the Department of Treasury. Guidance from the IRS on this option was issued in
April 2010 under Notice 2010-35. See Database of State Renewable Energy for further information.

Wi/ Awww dsireusa.orgfincentives/incentive.cfm?incentive Code=US51F&rez18ee=]

13 we recognize that “green community program” is a vague term, but this is how the authorizing legislation has been written
and communities are permitted to interpret it as they see fit and according to their climate and sustainability goals
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2A. identify capital accumulation and financing options for development of a Solarize
Sun Valley project that could be either a large-scale installation or a community solar
effort
s Identify potential for public financing, including the use of QECBs
= Consider a “community pool” of patient capital that is targeted at catalytic
community projects
= Sunrunhomes.com
= Work with Idaho Power to determine the avoided cost benefits of a Solarize
Sun Valiley project and calculate the utility vaiue of the electricity generated
= dentify opportunities for (Local Energy Assurance Program) LEAP
participation in supporting local energy generation.
= Research utility franchise fees as a mechanism to support construction of the
Solarize Sun Valley project
= |dentify land or rooftop resources for project development at little to no cost
to a project
= Utilize Idaho Power’s rate reduction as an opportunity to solicit “local green
power” capital by asking customers to allocate their rate “rebate” to a local
green power fund.

28. Identify revenue streams for development of a Solarize the Wood River Valley
Region project

= |dentify potential customers for electricity generated.

= Work with Idaho Power to design a local “green power” program, whereby
local business (and residents) can “purchase” local low-carbon electricity for
solar energy**.

= Analyze a power-purchase agreement (PPA) with Idaho Power for electricity
generated.

As Idaho Power is rolling out the smart meters, it would be worthwhile using that program
as a way of testing utility rate structure innovation, such as time-of-use or peak-rate pricing
that would make solar more attractive. Since solar correlates almost perfectly with peak
loads, the Wood River Valley Region could be a good laboratory for experimentation, if
Idaho Power is prepared to go to the PUC or to engage cities in rate reform.

Finance Action 4—Energy Efficiency and Savings Aggregation

Idaho Power’s installation of smart meters throughout the Wood River Valley Region
provides an opportunity for community-wide aggregation of energy use reduction and
renewable energy production. The installation of smart meters offers a huge opportunity
for behavior change, but they can also present significant challenges for utilities. If the
Wood River Valley Region could pilot a program of volunteers who were happy with the

M At least 22 ski resorts in seven states now use “green power” purchases to power their facilities.
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installation of the meter and time-of-day pricing and provide case studies that prove the
merit of the program, it would be significant.

4A. Evaluate whether a voluntary Energy Efficient Neighborhood Cooperative program
makes sense to spur innovation in conjunction with smart meter instailation

= Work with ldaho Power to design time-of-day pricing and interruptible
power pilot programs.

e Create business case for community participation in an energy efficiency
Neighborhood Cooperative

= |Jse a social norm framework to create friendly competition between
neighbors and neighborhoaods.

= Get sign ups on website where people agree to sign up and share data to
show aggregated community savings

Policy Initiatives

" The transition to a clean energy economy requires a supportive local policy
environment. Workshop participants identified numerous policy options for
- | decision-maker consideration. New Energy Cities suggests the following
action items for potential policy initiatives:

Policy Initiative Action 1~—Building Energy Use

Having accurate information about a building’s energy usage is a key component for
defining an energy efficiency retrofit strategy. Just like an MPG rating informs a vehicle
owner about a car’s efficiency, a building energy score can do the same for building owners.

This section considers a range of actions that encompass the various building sectors. As
part of this effort, the Wood River Valley Region should begin engaging building contractors
about the opportunities that will emerge from a greatly expanded energy efficiency
initiative. Contractors stand to see substantial business growth, and should be considered
early partners. This engagement should build support for the use of specific tools, such as
energy performance scores, concierge service packages, and neighborhood
targeting/marketing. Real estate professionals, including appraisers, should also be engaged
early in the process of developing and implementing new projects.

Once this level of engagement has been established, opportunities exist to begin enhancing
the economic motivations that can increase participation. Several potential policy tools are
listed below:

1A. Commercial Building Energy Disclosure: The counties or municipalities may require
or incentivize commercial building owners to submit their energy usage information to

the EPA’s Portfolio Manager system. The Portfolio Manager system is free software that
compares the intensity of energy use in a building to similar types of buildings across the
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