
 

 
PLANNING AND ZONING COMMISSION AGENDA 
Monday, February 22, 2016 
 

 
1. 5:30 PM- CALL TO ORDER: City Hall, 480 East Avenue North, Ketchum, Idaho 

 
2. CONSENT CALENDAR 

 
3. PUBLIC COMMENT 

a. Communications from the public for items not on the agenda. 
 

4. COMMUNICATIONS FROM STAFF 
a. Elevation 6000 Phase 2 Townhouse Subdivision Final Plat: The Commission will hold a 

public hearing and take action on an application by Elevation 6000, LLC represented by 
Bruce Smith, PLS, Alpine Enterprises, Inc. for a Townhouse Subdivision- Final Plat. The 
subject property is located at 310B Sage Road, Ketchum, Idaho (Elevation 6000 
Townhomes, Phase 2, Sublot 4) (a portion of former Lot 18, Block 3, Warm Springs 
Village Subdivision, 4th Addition). 

b. Barsotti Work Session: Regarding proposed amendments to the LI-3 District.  
c. Zoning Ordinance Update, Phase II: The Commission will discuss the status of the Zoning 

Ordinance update. 
 

5. FINDINGS OF FACT AND APPROVAL OF MINUTES 
a. 151 South Main Street Hotel and Residences (Limelight Hotel Ketchum, LLC) 

Condominium Subdivision Preliminary Plat - Findings of Fact 
b. February 8, 2016: Site Visit 
c. February 8, 2016: Minutes 

 
6. FUTURE PROJECTS AND NOTICING REQUIREMENTS 

 
7. STAFF REPORTS & CITY COUNCIL MEETING UPDATE 

 
8. COMMISSION REPORTS AND EX PARTE DISCUSSION DISCLOSURE  

 
9. ADJOURNMENT 

 
 

Any person needing special accommodations to participate in the meeting should contact the City Clerk’s 
Office as soon as reasonably possible at 726-3841. All times indicated are estimated times, and items 
may be heard earlier or later than indicated on the agenda.    



  

 

 

 
 

 
 
February 22, 2016 
 
Planning and Zoning Commission 
City of Ketchum 
Ketchum, Idaho 
 
Commissioners: 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

REGULAR MEETING OF FEBRUARY 22, 2016 
 

PROJECT:  Elevation 6000 Townhomes:  Phase 2 
 
FILE NUMBER:  15-162 
 
OWNERS: Elevation 6000, LLC 
 
REPRESENTATIVE: Bruce Smith, PLS, Alpine Enterprises, Inc.  
 
REQUEST: Townhouse Subdivision Final Plat approval to establish one townhouse sublot     
 
LOCATION: 310B Sage Road (Elevation 6000, Phase 2, Sublot 4; formerly a portion of former Lot 

18, Block 3, Warm Springs Village Subdivision, 4th Addition) 
 
NOTICE: The following notice was mailed to adjacent property owners on Friday, February 9, 

2016: 
 

NOTICE OF CONSIDERATION BEFORE THE PLANNING AND ZONING COMMISSION 

Meeting Date: February 22, 2016 
Meeting Time: 5:30 PM, or thereafter as the matter can be heard. 
Meeting Location: City Hall Council Chambers, 480 East Avenue North, Ketchum, Idaho 

Project Name: Elevation 6000 Townhomes; Phase 2 
Project Location: 310B Sage Road, Ketchum, Idaho (Elevation 6000 Townhomes, Phase 2, Sublot 4) 

(a portion of former Lot 18, Block 3, Warm Springs Village Subdivision, 4th 
Addition) 

Applicant: Elevation 6000, LLC 
Representative:  Bruce Smith, PLS, Alpine Enterprises, Inc. 
Application Type: Townhouse Subdivision-Final Plat 
Project Description: Townhouse Subdivision Final Plat, Elevation 6000 Townhomes, Phase 2, Sublot 4 
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ZONING: General Residential – Low Density (GR-L) with Mountain Overlay Design Review 
(MODR) 

 
REVIEWER:  Rebecca F. Bundy, Senior Planner / Building and Development Manager 
 
RECCOMENDATION:  Staff recommends approval of this Townhouse Final Plat application to establish one 

sublot, finding the application meets all applicable subdivision and zoning standards.   
 
ATTACHMENTS: A.  Applicant Submittals: 

• Application, dated November 15, 2015 
• Final Plat, dated January 2016 
• Declaration of Covenants, Conditions and Restrictions and Party Wall        

Agreement for Elevation 6000 Townhomes, dated September 30, 2010 
• Bylaws of Elevation 6000 Townhomes, dated October 19, 2010 

B.  Approved Preliminary Plat, dated March 12, 2009 
C. Townhouse Preliminary Plat Findings of Fact, signed March 1, 2010 
D. Approved Phasing Agreement, dated August 8, 2010 
E. Public Comment – None to date 

  
STAFF ANALYSIS 
 
1. The original townhouse subdivision preliminary plat for this project, Elevation 6000, Sublots 1 – 4, was 

approved by the Ketchum City Council on May 1, 2010.  That approval included a phased development 
agreement that stipulated the following: 
• Phase I (Sublots 2 and 3):  Prior to December 15, 2009, utilities shall be provided to the site 

and construction, including landscaping, shall be completed. 
• Phases II and III (Sublots 1 and 4):  Prior to December 15, 2012, utilities shall be provided to the 

site and exterior construction, including landscaping, shall be completed. 
• Completion:  The exterior walls, roofs, windows and doors of all the Elevation 6000 

Townhomes and the landscaping of all sublots shall be completed by August 15, 2010.  The 
interiors of Phases II and III (Sublots 1 and 4) shall be completed by August 15, 2012. 

 
2. Townhouse subdivision final plat for Phase I, Sublots 2 and 3, was approved by the City Council on 

August 2, 2010, and the phased development agreement was revised to reflect the fact that the 
construction and landscaping for Phase 1 was complete.  The required completion dates for Phases II 
and III remained unchanged. 
 

3. All exterior improvements on Sublots 1 – 4 have been completed and have been inspected to staff’s 
satisfaction.  Currently, the interior of the townhome on Sublot 4 is complete and ready for final 
inspection by the building inspector.  At this time, the applicant is seeking final plat approval for Sublot 
4 only. 
 

4. Per item 7 of the phased development agreement, “In the event the entire subdivision is not 
completed by August 15, 2012, the City Council may require appropriate amendments and plan 
changes to bring the Subdivision into compliance with subdivision and zoning ordinance rules and 
requirements in effect as of August 15, 2012.”  Staff finds that the proposed townhouse subdivision is 
compliant with existing regulations and with the approved preliminary plat and recommends that the 
Planning and Zoning Commission recommend approval to the City Council. 
 

5. A site specific avalanche study, Snow Avalanche Hazard Evaluation and Loading Analysis, dated March 
7, 2003, for the subject property was performed by Alpine Enterprises, Inc.  As a condition of approval, 
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prior to the City Clerk’s signature of the final plat, an affidavit acknowledging that said study is on file 
in the City of Ketchum, Planning and Building Department, shall be recorded at the Blaine County 
Recorder’s Office and the instrument number of said recorded affidavit shall be noted on the final plat. 
 

6. The following provides staff’s comments and analysis regarding the proposed townhouse final plat:  

 
 

Final Townhouse Subdivision Plat Requirements 
 

Compliant Standards and Staff Comments 
Yes No N/A City Code  City Standards and Staff Comments 
☒ ☐ ☐ 16.04.030.I Complete Application 

Staff 
Comments 

The application has been reviewed and determined to be complete.  

☒ ☐ ☐ 16.04.070.B 
Townhouse 
Owners’ 
Documents 

The subdivider of the townhouse project shall submit with the 
preliminary plat application a copy of the proposed party wall 
agreement and any proposed document(s) creating an association of 
owners of the proposed townhouse sublots, which shall adequately 
provide for the control and maintenance of all commonly held 
facilities, garages, parking and/or open spaces.   Prior to final plat 
approval, the subdivider shall submit to the city a final copy of such 
documents and shall file such documents prior to recordation of the 
plat, which shall reflect the recording instrument numbers. 

Staff 
Comments 

The applicant has submitted recorded CC&R’, party wall agreement 
and bylaws. Please note that the City does not enforce CC&R’s.   

City Department Comments 
Compliant Standards and Staff Comments 

Yes No N/
A City Code City Standards and Staff Comments 

☒ ☐ ☐ 16.04.030.I Complete Application 

 

☒ 

 

☐ 

 

☐ 

City 
Department 
Comments 

Police Department: 
• No comment. 

☒ ☐ ☐  

Fire Department: 
• Prior to the City Clerk’s signature of the final plat, all 

requirements of the Fire Department shall be met. 

☒ ☐ ☐  
City Engineer: 

• No comment. 

☒ ☐ ☐   Streets:  
• No comment. 

☒ ☐ ☐   
Utilities: 

• No comment. 

☒ ☐ ☐   
Building:   

• Prior to the City Clerk’s signature of the final plat, all 
requirements of the Building Department shall be met. 

☒ ☐ ☐   Planning and Zoning: 
• See comments throughout staff report. 
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Compliant Standards and Staff Comments 
Yes No N/A City Code  City Standards and Staff Comments 
☒ ☐ ☐ 16.04.070.D 

Final Plat 
Procedure 
 

1. The final plat procedure contained in subsection 16.04.030F of this 
chapter shall be followed. However, the final plat shall not be signed 
by the city clerk and recorded until the townhouse has received: 

    a. A certificate of occupancy issued by the city of Ketchum; and 

    b. Completion of all design review elements as approved by the 
planning and zoning administrator. 

2. The council may accept a security agreement for any design review 
elements not completed on a case by case basis pursuant to 
section17.96.110 of this code. 

Staff 
Comments 

At this time, the Street and Planning staff have inspected and approved 
the project as constructed.  As a condition of approval, prior to the City 
Clerk’s signature of the final plat, all requirements of the Fire, Utility, 
Building, Planning and Public Works departments of the City of 
Ketchum shall be met.   

☒ ☐ ☐ 16.04.070.E 
Garage 
 

All garages shall be designated on the preliminary and final plats and 
on all deeds as part of the particular townhouse units. Detached 
garages may be platted on separate sublots; provided, that the 
ownership of detached garages is tied to specific townhouse units on 
the townhouse plat and in any owner's documents, and that the 
detached garage(s) may not be sold and/or owned separate from any 
dwelling unit(s) within the townhouse development. 

Staff 
Comments 

The final outlines the overall footprint of the each townhome, including 
designation of the attached garage.  

☒ ☐ ☐ 16.04.070.F 
General 
Applicability 

All other provisions of this chapter and all applicable ordinances, 
rules and regulations of the city and all other governmental entities 
having jurisdiction shall be complied with by townhouse 
subdivisions. 

Staff 
Comments 

 All applicable city provisions are found to be in compliance.  

 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the proposed townhouse preliminary plat, finding that it meets all applicable 
subdivision and zoning standards. The Commission should consider the full record of facts and evidence 
brought forward on this application based on staff reports, applicant information, public comments, and other 
relevant information. Based on the information presented and received, the following options should be 
determined:  
 
1. On the whole, this application is in compliance with the subdivision and zoning ordinances and other 

adopted or enforced city policies or codes and approve the townhouse final plat request with 
conditions 1-9 below.  
 

2. On the whole, this application is not in compliance with the subdivision and zoning ordinances and 
other adopted or enforced city policies or codes and deny the request for a townhouse final plat 
because the following standards (Commission to insert reasons for denial).  
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3. If the Commission is not opposed to the entire application but only with certain aspects of the 
proposal, the Commission may amend and revise the proposal and/or modify conditions to address 
their concerns and proceed with approving the townhouse final plat application. 
  

4. If the Commission does not feel they have all the information they need to make a decision they may 
require additional information to be brought forth at a future meeting.  
 

5. The Commission may determine some other option based on the information presented at the 
meeting.  
  

PROPOSED MOTION 
 
“I move to approve the townhouse final plat by Elevation 6000, LLC for Elevation 6000 Townhomes:  Phase 2 
with conditions 1-9 below;” or   
 
“I move to deny the townhouse preliminary plat by by Elevation 6000, LLC for Elevation 6000 Townhomes:  
Phase 2 because of the following standards (Commission to insert reasons for denial).”  
 
PROPOSED CONDITIONS 

1. The Covenants, Conditions and Restrictions (CC&R’s) shall be simultaneously recorded with the final 
plat, and the City will not now, nor in the future, determine the validity of the CC&R’s; 

2. The failure to obtain final plat approval by the Council, of an approved preliminary plat, within one (1) 
year after approval by the Council shall cause all approvals of said preliminary plat to be null and void; 

3. The recorded plat shall show a minimum of two Blaine County Survey Control Monuments with ties to 
the property and an inverse between the two monuments. The Survey Control Monuments shall be 
clearly identified on the face of the map; 

4. An electronic CAD file shall be submitted to the City of Ketchum prior to final plat signature by the City 
Clerk. The electronic CAD file shall be submitted to the Blaine County Recorder’s office concurrent with 
the recording of the Plat containing the following minimum data: 
a. Line work delineating all parcels and roadways on a CAD layer/level designated as “parcel”; 
b. Line work delineating all roadway centerlines on a CAD layer/level designated as “road”; and, 
c. Line work that reflects the ties and inverses for the Survey Control Monuments shown on the 

face of the Plat shall be shown on a CAD layer/level designated as “control”;  

5. All information within the electronic file shall be oriented and scaled to Grid per the Idaho State Plane 
Coordinate System, Central Zone, NAD1983 (1992), U.S. Survey Feet, using the Blaine County Survey 
Control Network.  Electronic CAD files shall be submitted in a “.dwg”, “.dgn” or “.shp” format and shall 
be submitted digitally to the City on a compact disc. When the endpoints of the lines submitted are 
indicated as coincidental with another line, the CAD line endpoints shall be separated by no greater 
than 0.0001 drawing units;  
   

6. The applicant shall provide a copy of the recorded final plat to the Department of Planning and 
Building for the official file on the application; 
 

7. Prior to the City Clerk’s signature of the final plat, all requirements of the Fire, Utility, Building, 
Planning and Public Works departments of the City of Ketchum shall be met; 
 

8. The final plat shall not be signed by the City Clerk and recorded until the townhouse has received:  
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a. An approved life safety inspection for the building shell and all common areas from the 
Ketchum Building Official; and,  

b. Completion of all design review elements as approved by the Planning and Zoning 
Administrator; and  
 

9. An affidavit acknowledging that the site specific avalanche study for the subject property, Snow 
Avalanche Hazard Evaluation and Loading Analysis, dated March 7, 2003, performed by Alpine 
Enterprises, Inc., is on file in the City of Ketchum, Planning and Building Department shall be recorded 
at the Blaine County Recorder’s Office and the instrument number of said recorded affidavit shall be 
noted on the final plat.   
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Attachment A. 
Applicant Submittals: 

 
 Application, dated November 15, 2015 
 Final Plat, dated January 2016 
 Declaration of Covenants, Conditions and Restrictions and Party Wall        

Agreement for Elevation 6000 Townhomes, dated September 30, 2010 
 Bylaws of Elevation 6000 Townhomes, dated October 19, 2010 
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Attachment B. 
Approved Preliminary Plat, dated March 12, 2009 
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Attachment C. 
Townhouse Preliminary Plat Findings of Fact, signed March 1, 2010 
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Attachment D. 
Approved Phasing Agreement, dated August 8, 2010 
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Attachment E. 
Public Comment 

 
None to date 
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Findings of Fact, 151 South Main Street Hotel and Residences Condominium Subdivision Preliminary Plat,  
PZ 2-22-16 
City of Ketchum Planning & Building Department 
 

 

 

 

 

IN RE:     )  
     ) 
151 South Main Street Hotel and ) KETCHUM PLANNING AND ZONING COMMISSION 
Residences Condominium )  FINDINGS OF FACT, CONCLUSIONS OF LAW AND   
Subdivision  )  DECISION 
     ) 
File Number:  15-163   )        
     ) 
 
 

BACKGROUND FACTS 

PROJECT: 151 South Main Street Hotel and Residences Condominium Subdivision 

OWNER: Limelight Ketchum LLC 

REPRESENTATIVE: James R. Laski, applicant’s attorney 

REQUEST: Condominium Subdivision Preliminary Plat approval to establish sixteen (16) 
condominium units and associated common areas. 

LOCATION:  151 S. Main St, Ketchum, ID (Ketchum Townsite, AM Lot 1A, Block 20) 

NOTICE: Property owners within 300 feet and affected agencies were mailed on Friday, 
January 15, 2016.  Published in the Idaho Mountain Express on Wednesday, 
January 20, 2016. 

PUBLIC NOTICE: The following notice was published in the Idaho Mountain Express on 
Wednesday, January 20, 2016 and mailed on Friday, January 15, 2016:  
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NOTICE OF A PUBLIC HEARING BEFORE THE KETCHUM PLANNING AND ZONING COMMISSION 
 

Meeting Date: Monday, February 8, 2016 
Meeting Time: 5:30 PM, or thereafter as the matter can be heard. 
Meeting Location: City Hall Council Chambers, 480 East Avenue North, Ketchum, Idaho 

Project Name: 151 South Main Hotel & Residences 
Project Location: 151 S. Main St, Ketchum, ID (Ketchum, AM Lot 1A, Block 20 Ketchum 

Townsite) 
Applicant: Limelight Ketchum LLC 
Representative:  James R. Laski 
Application Type: Condominium Subdivision - Preliminary Plat 
Project Description: The applicant is proposing to replat Lot 1A, Block 20 into 16 

condominium units. The property is 1.11 acres in size and zoned 
Community Core (CC) Sub-district A, Retail Core. 

 

ZONING: Community Core (CC) Sub-district A, Retail Core 

REVIEWER:  Rebecca F. Bundy, Senior Planner / Building and Development Manager 
 

GENERAL FINDINGS OF FACT 

1. The applicant is proposing to establish sixteen (16) condominium units, one being the hotel, 
another the ground floor retail space and the remaining fourteen (14) being residential 
condominium units, in addition to the associated common areas and limited common areas.   
 

2. The units’ configuration, size and layout conform to the approved Design Review, Planned Unit 
Development (PUD) and Building Permit plans for the project.  The PUD approval supersedes the 
underlying zoning code requirements. 
 

3. Attachments to the February 8, 2016 staff report: 
A.   Applicant Submittal 

• Application form, dated December 22, 2015 
• Preliminary plat, dated January 16, 2016 
• Utility and Grading Plan, dated September 30, 2015 
• DRAFT Declaration of Covenants, Conditions and Restrictions for 151 South 

Main Hotel and Residences, stamped “received” on January 25, 2016 
• DRAFT Bylaws of 151 South Main Hotel and Residences Owner’s Association, 

Inc., stamped “received” on January 25, 2016 
• Articles of Incorporation 

B.          Public comment – None 
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4. The following provides staff’s conclusions and analysis regarding the proposed condominium 
preliminary plat.  

 

 
Preliminary Plat Requirements 

 

Compliant Standards and Staff Conclusions 
Yes No N/A City Code  City Standards and Staff Conclusions 
☒ ☐ ☐ 16.04.030.I Complete Application 

Staff 
Conclusions 

The application has been reviewed and determined to be complete.  

☒ ☐ ☐ 16.04.060.B 
Preliminary 
Plat 
Procedure 

The subdivider of the condominium project shall submit with the 
preliminary plat application a copy of the proposed bylaws and 
condominium declarations of the proposed condominium 
development. Said documents shall adequately provide for the 
control and maintenance of all common areas, recreational 
facilities and open space. 

Staff 
Conclusions 

The applicant has submitted a draft copy of the proposed bylaws 
and condominium declaration of covenants, conditions and 
restrictions (CC&R’s) that provide for control and maintenance of 
common areas, recreational facilities and open space.  Please note 
that the City does not enforce CC&R’s.   

City Department Conclusions 
Compliant Standards and Staff Conclusions 

Yes No N/A City Code City Standards and Staff Conclusions 
☒ ☐ ☐ 16.04.030.I Complete Application 

 
☒ 

 
☐ 

 
☐ 

City 
Department 
Conclusions 

Police Department: 
• No comment. 

☒ ☐ ☐  
Fire Department: 

• No comment. 

☒ ☐ ☐   City Engineer: 
• No comment. 

☒ ☐ ☐   Streets:  
• No comment.   

☒ ☐ ☐   Utilities: 
No comment. 

☒ ☐ ☐   Parks and Recreation:   
• No comment.  

☒ ☐ ☐   
Building:   

• No comment. 

☒ ☐ ☐   
Planning and Zoning: 

• As outlined below in this staff report. 
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Compliant Standards and Staff Conclusions 
Yes No N/A City Code  City Standards and Staff Conclusions 
☒ ☐ ☐ 16.04.060.D 

Garage 
 

All garages shall be designated on the preliminary and final plats 
and on all deeds as part of the particular condominium units. No 
garage may be condominiumized or sold separate from a 
condominium unit. 

Staff 
Conclusions 

The garage is designated on the basement level of the plat.  It 
identifies fourteen (14) parking spaces as residential limited 
common area.  Article 7 of the CC&R’s provides for the association 
to assign parking spaces for the exclusive use of each residential 
unit.  As limited common area, no garage space may be 
condominiumized or sold separately from a residential 
condominium unit. 

☒ ☐ ☐ 16.04.060.E 
Storage Areas 

Adequate storage areas shall be provided for boats, campers and 
trailers, as well as adequate interior storage space for personal 
property of the resident of each condominium unit. 

Staff 
Conclusions 

 Each residential condominium has a dedicated storage room in the 
basement of the building that has been designated as limited 
common area. Article 7 of the CC&R’s provides for the association to 
assign storage areas for the exclusive use of each unit.  Storage is 
not allowed in the limited common area parking spaces.  Section 
13.9 of the CC&R’s provides that boats, campers and trailers may 
not be stored on the premises. In addition, the hotel has storage in 
the basement and sporting equipment storage on the main floor.  

☒ ☐ ☐ 16.04.060.F 
Maintenance 
Building 

A maintenance building or room shall be provided of adequate 
size and location for the type and size of the condominium project 
for storage of maintenance equipment and supplies for common 
areas. 

   Staff 
Conclusions 

 Maintenance facilities are provided in the form of common area 
and limited common area, located in the basement level of the 
building.   

☒ ☐ ☐ 16.04.060.G 
Open Space 
 

The subdivider shall dedicate to the common use of the 
homeowners adequate open space of such shape and area usable 
and convenient to the residents of the condominium subdivision. 
Location of building sites and common area shall maximize privacy 
and solar access. 

   Staff 
Conclusions 

Section 14.5 of the CC&R’s provides for a residential unit owners 
easement over and across certain hotel limited common area (such 
as the porte-cochere and exterior open space plaza on the ground 
level) which will be maintained by the hotel unit owner.    Each 
residential condominium unit also has its own limited common area 
in the form of a deck, exclusive to that unit. 

☒ ☐ ☐ 16.04.060.H 
General 
Applicability 

All other provisions of this chapter and all applicable ordinances, 
rules and regulations of the city and all other governmental 
entities having jurisdiction shall be complied with by 
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Compliant Standards and Staff Conclusions 
Yes No N/A City Code  City Standards and Staff Conclusions 

 condominium subdivisions. 
   Staff 

Conclusions 
 As a condition of approval, all other provisions of this chapter and 
all applicable ordinances rules and regulations of the city and other 
governmental entities having jurisdiction shall be complied with by 
the condominium subdivision. 

 

CONCLUSIONS OF LAW 
 
1. 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 subdivision 

ordinance, Title 16. 
 
3. The City of Ketchum Planning Department provided adequate notice of the time, place and 

summary of the applicant’s proposal to be heard by the Commission for review of this 
application. 

 
4. The proposed preliminary plat does meet the standards of approval under Title 16, Chapter 

16.04, subject to conditions of approval. 
 
5. This approval is given for the 151 South Main Street Hotel and Residences Condominium 

Subdivision dated January 16, 2016 by Galena Engineering.  
 

DECISION 

THEREFORE, the Ketchum Planning and Zoning Commission approves this preliminary plat application 
this Monday, February 8th, 2016, subject to the following conditions: 

1. The Covenants, Conditions and Restrictions (CC&R’s) shall be simultaneously recorded with the 
final plat, and the City will not now, nor in the future, determine the validity of the CC&R’s; 
 

2. The failure to obtain final plat approval by the Council, of an approved preliminary plat, within 
one (1) year after approval by the Council shall cause all approvals of said preliminary plat to be 
null and void; 

 
3. The recorded plat shall show a minimum of two Blaine County Survey Control Monuments with 

ties to the property and an inverse between the two monuments. The Survey Control 
Monuments shall be clearly identified on the face of the map; 

 
4. An electronic CAD file shall be submitted to the City of Ketchum prior to final plat signature by 

the City Clerk. The electronic CAD file shall be submitted to the Blaine County Recorder’s office 
concurrent with the recording of the Plat containing the following minimum data: 
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a. Line work delineating all parcels and roadways on a CAD layer/level designated as 
“parcel”; 

b. Line work delineating all roadway centerlines on a CAD layer/level designated as “road”; 
and, 

c. Line work that reflects the ties and inverses for the Survey Control Monuments shown 
on the face of the Plat shall be shown on a CAD layer/level designated as “control”;  
 

5. All information within the electronic file shall be oriented and scaled to Grid per the Idaho State 
Plane Coordinate System, Central Zone, NAD1983 (1992), U.S. Survey Feet, using the Blaine 
County Survey Control Network.  Electronic CAD files shall be submitted in a “.dwg”, “.dgn” or 
“.shp” format and shall be submitted digitally to the City on a compact disc. When the endpoints 
of the lines submitted are indicated as coincidental with another line, the CAD line endpoints 
shall be separated by no greater than 0.0001 drawing units;  
   

6. The applicant shall provide a copy of the recorded final plat to the Department of Planning and 
Building for the official file on the application; 

 
7. All requirements of the Fire, Utility, Building, Planning and Public Works departments of the City 

of Ketchum shall be met. All public improvements shall meet the requirements of the Public 
Works Department;   
 

8. The final plat shall not be signed by the City Clerk and recorded until the condominiums have 
received:  
a. An approved life safety inspection for the building shell and all common areas from the 

Ketchum Building Official; and,  
b. Completion of all design review elements as approved by the Planning and Zoning 

Administrator; and  
 

9. The Council may accept a security agreement for any design review elements not completed on 
a case by case basis pursuant to Section 17.96.120; and 
 

10. All other provisions of Ketchum Municipal Code, Chapter 16, Subdivision Regulations, and all 
applicable ordinances rules and regulations of the city and other governmental entities having 
jurisdiction shall be complied with by the condominium subdivision. 
 

Findings of Fact adopted this 22nd day of February, 2016.  
 

 

 
                              Steve Cook 

                                                                                           Planning and Zoning Commission Chairperson 
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Recorded 

 
SPECIAL PLANNING AND ZONING COMMISSION MEETING 

Monday, February 8, 2016, 5:00 pm 
Ketchum City Hall, Ketchum, Idaho 

 
 
 
Present: Chairperson Steve Cook 
 Commissioner Mike Doty 
 Commissioner Betsy Mizell 
 Commissioner Erin Smith 
 

1. SITE VISIT AT 500 N. Washington- in regard to the application by Kneebone Mixed Use, for a Pre-
Application Design Review. 

 

The following features of the proposed project were viewed and discussed: 

 Location of the building; 

 Location of street trees; 

 Onsite and street parking; and 

 Height of the building and elevator shaft. 
 
Also Present: Micah Austin, Planning and Building Director  
 Rebecca Bundy, Senior Planner/Building and Development Manager 
 Morgan Brim, Senior Planner/Current and Long-range Planning Manager 
 Keshia Owens, Planning Technician  
 Steve Kerns, Kneebone, LLC 
 Ryan Botkins, Williams Partners/Kneebone 
 Sean Flynn, Galena Engineering 
 Rob King, Clemens Associates 
 Jim Rosenfeld, Landowner 
 
 
The Commissioners had no further questions and the special site visit was concluded at about 5:20 pm. 
   
 
 
 
 
 
 
 ____________________________________ 
       Steve Cook 
        Planning and Zoning Commission Chair 
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 Planning and Zoning 480 East Avenue North 

  Ketchum, ID  83340 

 Regular Meeting http://ketchumidaho.org/ 

 

 ~ Minutes ~ Keshia Owens 

  (208) 726-7801 

 

Monday, February 8, 2016 5:30 PM Ketchum City Hall 

Planning and Zoning Page 1 Printed 2/12/2016 

 

Commissioners Present:  Steve Cook, Chairperson 
    Michael Doty, Commissioner 
    Betsy Mizell, Commissioner 
 
Absent:    Erin Smith, Commissioner 
    Jeff Lamoureux, Commissioner 
 
Staff Present:   Micah Austin, Director of Planning & Building 

Rebecca Bundy, Senior Planner 
Morgan Brim, Senior Planner 
Stephanie Bonney, City Attorney 
Keshia Owens, Planning Technician 

 

1. 5:00 PM SITE VISIT: 500 N. Washington Avenue, Ketchum, Idaho (Ketchum, Lot 8, Block 15) 

 

Chairman Cook called the meeting to order at 5:35 PM. He noted that before the meeting there was a 
site visit to 500 N. Washington Avenue (Kneebone Mixed Use). 

2. 5:30 PM- CALL TO ORDER: City Hall, 480 East Avenue North, Ketchum, Idaho 

3. CONSENT CALENDAR 

4. PUBLIC COMMENT 

a. Communications from the public for items not on the agenda. 

5. COMMUNICATIONS FROM STAFF 

a. WITHDRAWN FROM AGENDA - Geneva Lofts Design Review: The Commission will discuss and take 
action on a Design Review application by Geneva Lofts, represented by David Hertel, located at 171 
Sun Valley Road (Ketchum Townsite, East 55' X 50' of Lots 7&8, Block 57). 

b. 151 South Main Hotel & Residences Condominium Subdivision Preliminary Plat: The Commission will 
hold a public hearing and take action on an application by Limelight Ketchum, LLC, represented by James 
R. Laski, for a Condominium Subdivision-Preliminary Plat. The subject property is located at 151 South 
Main Street (Ketchum, AM Lot 1A, Block 20 Ketchum Townsite). 

COMMENTS: 

Jim Laski, on behalf of Limelight Ketchum, with Sean Flynn and Jim Garrison is submitting an application 
for a preliminary plat and going through design review. Laski said that the purpose of the plat is to 
create 14 residential condominiums, a large hotel condominium unit, and a separate condominium unit 
that houses retail operation. Laski added that it is a 16-unit condominium. 
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Commissioner's Questions: 

Commissioner Smith wanted to know how the ground floor drawing works and if the common areas that 
are carved are exterior bits on the building?  

Laski said that the ground floor is basically the lobby of the hotel. Laski added that the area noted CA is 
common area and includes interior stairs that go up and down the building. 

Staff Comments: 

Bundy stated that the project was properly noticed and that it conforms to the design review PUD and 
building permit plans as approved. She added that there were no concerns from city department heads 
about the plat, it meets the criteria of Ketchum's Municipal Code Section 16.04.060, including CC&Rs, 
garages, and storage, but there is a clause in the CC&Rs that states there is to be no boat or RV storage 
in that garage. She also noted that the project has the required maintenance facilities, common space, 
and open space. She also noted that Staff recommends approval with conditions 1-10, which are 
standard conditions for a condominium or townhouse plat. She concluded by saying there is a correction 
with condition number 8, as it uses the word "townhouse" instead of "condominium."  

Austin stated that public comment was received and they wanted to know why the project is being 
platted for 16 condos, instead of 14. Austin noted that the project is being platted for 14 residential, 1 
hotel condo, and 1 common space condo. 

Commissioner Smith said that the Bylaws and CC&Rs are included, but wanted to know if she should be 
concerned with this. Austin commented that Staff needs to verify that they are there and that how the 
Bylaws and CC&Rs are formed are entirely up to the applicant. 

Commissioner Smith added that she thought it was very interesting that only 20% of voting members 
are needed to have a meeting when the hotel has 65%. There were no public comment or deliberation 
from the Commissioners. 

Commissioner Smith moved to approve the condominium preliminary plat by Limelight Ketchum, LLC for 
151 South Main Street Hotel and Residences Condominium Subdivision with conditions 1-10 below as 
corrected.  

Commissioner Mizell seconded and all of the Commissioners were in favor. 

 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Erin Smith, Commissioner 

SECONDER: Betsy Mizell, Commissioner 

AYES: Steve Cook, Mike Doty, Erin Smith, Betsy Mizell. Jeff Lamoureux 

  

c. Kneebone Mixed Use Pre-Application Design Review: The Commission will take public comment and 
discuss a pre-application design review request by Kneebone, LLC, represented by Stephen T. Kearns, 
located at 500 N. Washington Ave, Ketchum, ID (Ketchum Townsite, Lot 8, Block 15). 

Chairman Cook noted that this application is a pre-application and comments are not binding at this 
point. 
 
Ryan Botkins, Kneebone, LLC and Williams Partners Architects, said that the project is a three story 
mixed use building with parking access in the rear by the alley. He added that the existing structure will 
be demolished and some trees will be removed and street trees and street lights will be added. He 
commented that the ground floor level has commercial space that can be used as retail or office space, 

135



Regular Meeting Minutes February 8, 2016 

Planning and Zoning Page 3 Printed 2/12/2016 

commercial and retail space and there is also a common area entrance and side entrance just off of 
Washington. He added as the building continues up, the access to the penthouse is by elevator and 
there is a stair egress access as well. He noted that there is also a rooftop terrace which is also accessed 
by the elevator.  
 
Botkins noted the materials that will be used: 
 

 Bonderized standing seam that is staggered 

 Rain screen mahogany  

 Fiber cement panels in a rain screen fashion 
 
Commissioner Cook asked for elaboration on the panels. 
Botkins said that there will be a bonderized grey for the building and the sign will be mahogany.  
 
Chairman Doty commented that bonderized is just a primer and Botkins confirmed that it will be a clear 
coat grey that will be sealed so that it does not continue to burn off. 
 
Botkins said that a bench, bike rack, and trash receptacle will also be added to help create open space. 
He also pointed out that pavers will be used on the top pavers and the elevator shaft has been pushed 
back to reduce the visual impact. 
 
Chairman Cook asked if the vertical metal siding is also what is being proposed on the north side of the 
building?  
 
Botkins said that metal siding is being proposed on the north side of the building, but it is a zero lot line 
and either party can build a wall up. 
 
Chairman Cook If there were any elevations or axon metric with that? Or any horizontal break points? 
 
Botkins said that there is no horizontality or break points, but the property can build up to the same 
height making the wall no longer visible. 
 
Commissioner Smith asked if there was any way to break up the wall because there is brand new 
construction going on next door and it’s not going to change anytime soon and it is a pretty stark wall to 
be staring at for the next 10 to 15 years waiting for someone to develop the lot next door. 
 
Botkins said that the building will be located in a transitional area and the intent is for the growth to 
continue down the street. 
 
Commissioner Cook said that there should be an optimum solution for softening the building and the 
Commission has to look at development that may be far into the future. He added that he thinks 
consideration needs to be given to the applicant and they need to construct this in this matter. 
 
Commissioner Doty added that there were a number of items in the staff report that the project was not 
compliant with and wanted to know if those issues had been addressed. 
 
Botkins pointed out that Staff marked design review items on the Staff Report as not compliant and 
wanted to know why. 
 
Brim said that one of the criteria of design review is limiting any obstruction to solar access, but it is not 
the most concrete standard because Ketchum has dimensional standards that allow the applicant to 
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build up to 42 feet. He added that the Commission could request a sun chart to see the potential 
impacts on the neighboring parcel, but this was a concern from the Building Department so it was 
included. 
 
Commissioner Cook asked Botkins to go over the alley, snow removal trash, and ADA compliance. 
 
Botkins pointed out the that they have spoken with Clear Creek Disposal and noted that the dumpster 
will be on a pivot that will be accessed from the alley. He also mentioned that the project has a fully 
accessible ADA van space that took out several spots, but makes them compliant. He noted that 
landscaping has been brought up to code and said that vehicular traffic to go through a certain area. 
 
Commissioner Smith suggested that the applicant speak with the person living next door because they 
also had challenges with garbage collection and how to get access for Clear Creek. She also said that 
maybe the applicant can join with the neighbor to make the collection more efficient and get a better 
use of space. She also wanted to know why there are two cars spots and asked if they could be covered 
or more hidden. 
 
Botkins said that one potential possibility is a screening fence, but the applicant is trying to avoid 
anything over 6 feet in that area. 
 
Brim said that a wall, as long as it is a natural extension from a building and meets setbacks, can go over 
6 feet in height. Bundy confirmed this and said that setbacks need to be met. 
 
Chairman Cook said that the Commission would like the area to be screened. 
 
Brim mentioned that the applicant can use a landscape planter instead of a wall to create more of a 
softened buffer. 
 
Botkins said that an alcove may also be created for a bike rack and if the planter was brought out, it 
would push out the bike rack.  
 
Commissioner Smith asked if the bike racks are meant for tenants of the building or if they will also be 
for public use? 
 
Botkins added that this is a part of the requirement and that bike racks will be for private use. 
Brim said that if this approach is taken the applicant will have to meet with the Public Works 
Department, but in some circumstances the bike rack is allowed to go into the public right-of-way. 
 
Staff Comments:  
 
Brim said that because this is a pre-application, but there are few things that still have to be dealt with: 
 

 Materials Board (reflected in the plans) 

 Snow Storage 

 Criteria regarding how water drips down from the building into a storm-water facility 

 Landscaping and vegetation (applicant will have to show if they plan to replace trees that will be 
taken down) 

 Master Signage Plan 

 Bike racks (must be visible from the main entrance) 

 Lighting details to show the applicant is conforming with the Dark Sky Ordinance 
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Commissioner Lamoureux asked that Brim go through Parking and ADA requirements. 
 
Brim said that he will research this and get back to the Commission.  
 
Bundy added that this is a condition of Kith and Kin project and Staff has a security deposit from that 
applicant, but added it was not a van and Staff did not have to do anything with the ramp. 
 
Brim added that the proposed ADA space is covered and not in an alleyway. He added that Staff is really 
happy with this because it provides a great access point. 
 
Commissioner Mizell said that the project is supposed have a canopy that goes to the street and not just 
in between planters? 
 
Brim said that this is a requirement of the new Design Review standards and the canopy will extend out 
more than 5 feet and not more than 3 feet; he asked that the applicant address this. 
 
Brim noted the project’s evaluation standards: 
 

 The northern wall on the zero property line will need to be further addressed and will likely 
need to be broken up, as it will be very visible for many years. 

 
Brim said that most of the criteria that was not met was because more information was needed. 
 
Mizell asked if the building that is being demolished is historic? 
 
Brim said that the building was relocated there and meets the fifty year criteria, but added that the 
building is not designated on a registry. He noted that the project will have to go through a 60 day 
noticing process. 
 
Bundy confirmed this and added that by definition the building is historic because it is older than 50 
years. 
 
Commissioner’s Comments: 
 
Commissioner Smith asked if the ADA spot was a public spot? 
 
Brim said that the spot is on private property and it would be for the private property. 
 
Commissioner Mizell said that this will be a mixed use building and added that the way that Ketchum 
recycling works is that everything has to be sorted and noted that there should be an area for recycling.  
 
Brim confirmed that a staging area for recycling would be a good thing to consider. 
 
Chairman Cook said that there are a couple of references to the Ketchum spring water in the alley.  
 
Brim said that this is only if the alleyway surface is changed and if the applicant is going to lower the 
alleyway or make a major change to it, the requirement would be a 6-foot drop in drainage plan. 
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Sean Flynn, Galena Engineering, said that the applicant is not planning on lowering the alley. The site 
drainage plan is in the works and the applicant will have it for the full design review. He added that he 
can assure the Commissioners that the alley will not be lowered. 
 
Public Comment: 
 
Rob said that there are 2 street lights that need to go in and the Public Works Department needs them 
to be at least 20 ft. back from the stop sign before they want to see a street tree. He added that Public 
Works doesn’t want a tree right on the alley and the applicant has been given the direction to do three. 
 
 
 
 
Commissioners Comments: 
 
Commissioner Smith said that on Main Street behind Smokey Mountain Pizzeria there is another project 
that has a north facing wall and the architect, who is working on both projects, did vary the wall 
somehow. 
 
Commissioner Doty said that the material selection is good and that a YMCA climbing wall should be 
avoided. He also added that Commission encourages designers to be creative. He also said that there is 
only a 6-inch separation between materials and encouraged the applicant to give the project a bit more 
character, as the project can be more than what it is now. He noted that the applicant should come up 
with a highly evolved methodology to develop parking. 
 
Chairman Cook asked if the screening could be continued into an L-configuration. 
 
Jeff Williams, Williams Partners, said that this can be addressed with some sort of screening. He added 
that the applicant is thinking of repeating the wood treatment that is at the base of the store front and 
closing off with a screen element that faces the party wall. 
  
Commissioner Doty added that this sounds good and that it is important that this being integrated into 
the building. 
   
Chairman Cook added that there should be a delineation of the parking lot. He also said that this is a 
great building and the Commission is touching back on some of the elements. 
 
Steve Kerns, A and B Builders, asked if all sidewalks should be added with concrete pavers? He noted 
that their intention was to continue the concrete all around without pavers.  
 
Brim said that Staff will speak with the Public Works Director, but this is an existing standard that may 
be taken out. 
 
Bundy added that is the direction the Public Works Director is taken, as it is better for the Public Works 
and Streets Departments. 
 
Austin added that it is highly unlikely that pavers will be approved, so the applicant should plan on using 
concrete. 
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Kerns read from the Staff Report that “all surface parking lots shall be designed with the following 
landscape features and use of porous or pervious surfaces in the parking lot design” he added that they 
are using asphalt and wanted clarification on this.  
 
Brim added that this would be considered a surface parking lot and Staff will work with the applicant to 
see what can be figured out and added that some design review items are very specific. 
 
Kerns also wanted to know about the setback requirements for lot screening. 
 
Brim said that the wall should be no higher than 6 feet in height, but an architectural extension from the 
building would allow the applicant to go higher than 6 feet in height.  
 
Commissioner Doty added that the elevator meets the criteria for being set back from the property line 
and that it is nice to know that green technology is being used. 
 
Brim said that the zoning ordinance allows for a specific height and it is a right to build up to that height. 
 
Chairmen Cook said that wall height will be an ongoing dilemma as the Commission will likely continue 
to get infill projects. 
 
Commissioner Doty said that if the bonderized metal is going to be used, the applicant should 
understand how it will change over time.  
  
Commissioner Lamoureux said that a letter from Clear Creek and the snow removal company would be 
nice. He also asked if the overhead powerline will be retained?  
 
Brim confirmed that they will be.  

d. Zoning Ordinance Update – Phase II 

Brim said that the Design Review Chapter is scheduled for the March 7th meeting. He also said that the 
parking ordinance is being analyzed by a parking consultant and after this the study will be brought to 
the Commission. Brim added that the sign code is being updated to meet the Lee v. Gilbert standards. 
 
Austin added that Staff will agree on a parking ordinance draft and will open it up to the public. 
 
Chairman Cook asked for an overview of Austin’s study of the LI.  
 
Austin said that he found the LI zones represent less than 3% of the city, yet it’s providing more than 
18% of jobs in the city. He added that these jobs are specific to the LI and can’t be put anywhere else in 
Ketchum. He also noted that the LI is working well and introducing new uses to the zone could cause 
current uses to leave and never come back. Austin said that it was also recommended that the name of 
the LI be changed. He commented that the LI zone helps provide year round employment. 
 
Commissioner Smith said that certain businesses have left the LI and are not coming back.  
 
Austin confirmed that this is correct, as the image of the smokestack business is not was Staff is 
considering. Staff is considering businesses like studios for the LI. He noted that there is a lot of 
confusion on uses in the LI and many businesses that have been there still don’t know what they can do 
in the LI. 
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6. FINDINGS OF FACT AND APPROVAL OF MINUTES 

a. Dartnell Avalanche Deflection Wall Conditional Use Permit – Findings of Fact 

COMMENTS: 

No changes or corrections. 

Chairman Cook motioned “to approve the Dartnell Avalanche Deflection Wall Conditional Use Permit 
Findings of Fact.” 

All Commissioners, except Erin Smith, were in favor. 

 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Steve Cook, Chairman 

SECONDER: Betsy Mizell, Commissioner 

AYES: Steve Cook, Mike Doty, Betsy Mizell, Jeff Lamoureux 

ABSTAIN: Erin Smith 

b. Heidelberg Hill Design Review- Findings of Fact 

COMMENTS: 

No changes or corrections 

Chairman Cook motioned “to approve the Heidelberg Hill Residence Design Review Findings of Fact” 

 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Steve Cook, Chairman 

SECONDER: Betsy Mizell, Commissioner 

AYES: Steve Cook, Mike Doty, Betsy Mizell, Jeff Lamoureux 

ABSTAIN: Erin Smith 

c. Heidelberg Hill Mountain Overlay Design Review- Findings of Fact 

No changes or corrections 

Chairman Cook motioned “to approve the Heidelberg Hill Residence Mountain Overlay Design Review 
Findings of Fact” 

All Commissioners, except Erin Smith, were in favor. 
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RESULT: ADOPTED [UNANIMOUS] 

MOVER: Steve Cook, Chairman 

SECONDER: Betsy Mizell, Commissioner 

AYES: Steve Cook, Mike Doty, Erin Smith, Betsy Mizell, Jeff Lamoureux 

ABSTAIN: Erin Smith  

d. Heidelberg Hill Townhouse Subdivision Preliminary Plat-Findings of Fact 

No changes or corrections 

Chairman Cook motioned “to approve the Heidelberg Hill Residence Mountain Overlay Design Review 
Findings of Fact” 

All Commissioners, except Erin Smith, were in favor. 

 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Steve Cook, Chairman 

SECONDER: Betsy Mizell, Commissioner 

AYES: Steve Cook, Mike Doty, Erin Smith, Betsy Mizell 

ABSENT: Jeff Lamoureux 

e. Minutes: January 11, 2016 

Pg 159 (pg 5)- should be direction of flow 

pg 6- should be a mechanically attached roof. 

Pg 10- antique alley  

 

Commissioner Mizell “motioned to approve the minutes from January 11, 2016 with amendments” 

All Commissioners, except Erin Smith, were in favor. 

 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Betsy Mizell, Commissioner 

SECONDER: Mike Doty 

AYES: Steve Cook, Mike Doty, Betsy Mizell, Jeff Lamoureux 

ABSTAIN: Erin Smith 

7. FUTURE PROJECTS AND NOTICING REQUIREMENTS 

Bundy said that there will be two Waterways Design Review at 303 Broadway and the other at 
Trailcreek, a remodel is being proposed and they require adjacent notification. 

Austin said that the Auberge project is moving forward and they are not going to be purchasing any 
additional real estate. He added that the project that was approved is what the applicant will be moving 
forward with and if there are additional changes, they would be minor and similar to the Limelight 
Hotel. He noted that he does not anticipate this coming before the Commission. 
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Bundy said that Elevation 6000 is coming in for a townhouse final plat and will be noticed. She added 
that the applicant will be coming back for the final phase of the project. 

Commissioner Smith asked about any updates on the Waterways Design Review for the Bigwood 
Church. 

Bundy said that the prosecuting attorney has been working on negotiating with the attorney of the 
homeowners there.  

Commissioner Smith wanted to know if they could never come back in front of the Commission and the 
prosecuting attorney and their attorney could decide what happens with waterways design review? 

Bonney said that the prosecuting attorney is a city officer and she hopes that any resolution should be in 
conjunction with Staff. 

Bundy added that mowing the grass is not an option. 

8. STAFF REPORTS & CITY COUNCIL MEETING UPDATE 

Brim said that in the last City Council meeting, the Council heard The Spot Text Amendment and the 
Community School. He added that it has been decided that the use for The Spot is appropriate. He also 
said that they are in favor are approving the use, but want to limit the occupancy 100. 

Austin said that the recommendation that the Commission put forth is what City Council went with. 

Doty said that Staff’s recommendation to City Council was denied and wanted to know how a disconnect 
happened between Staff and Commission recommendations. 

Austin commented that Staff didn’t have all of the information that it needed or a firm recommendation 
and the mayor and council directed Staff to do more research and take more time to come back with a 
list of development standards for the use. He added that Staff dug into details during a 2-month period 
and found that the LI-Zone could not accommodate for an assembly use. 

Doty said that this something that the Commission would look into anyway. Austin confirmed and said 
that Commission doesn’t get into building by building detail. 

Doty commented that there is really no use going on at this time and wanted to know where shared 
parking would go. 

Austin said that the Text Amendment was not site specific and parking had gotten to be a problem when 
the zone was opened for assembly uses. 

Brim commented that the LI does allow for manufacturing and for things that have externalities, but 
Staff did not feel comfortable recommending approval because of the externalities.  

Commissioner Smith said that when the Commission has a text amendment brought forth by an 
individual, all the Commission sees is that one project and what that one person wants to do. She added 
that the Commission doesn’t do an analysis to see what a project could actually do. 

Commissioner Doty said that with the Community School, the condition of approval encouraged that a 
sidewalk be built, but it has come across that a traffic study is required.  
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Austin said that when the study came back to Staff and showed that a sidewalk was not needed. He 
added that after the 6 pm hour, the sidewalks would be necessary and that this came from the sidewalk 
study.  

9. Commission reports and ex parte discussion disclosure 

Commissioner Doty mentioned the minimal footprint of a building and wanted to know if the 12-foot 
building pad that extends to the alley requirement had to be met in the CC zone. 

Bundy said that the 12 feet aren’t there and Staff has never required it. She added that parking needs to 
be off of the alley and should have a screening wall, she added that the Meyer Office Building is an 
example. 

Brim said that this creates a building wall, but when there are overhead lines that make the project 
really difficult. 

Chairmen Cook mentioned the Dartnell Avalanche Wall and said that as a Commission they depend on 
the avalanche reports. He added that the City should be more careful about who is generating the 
avalanche reports. 

Bundy added that the she read the avalanche study very carefully and that the Dartnell Avalanche Wall 
was designed to withstand forces. She added in order for the City to protect itself, Condition 3 prior to 
issuance of a building permit for any structure in the avalanche zone the applicant shall submit to the 
building inspector plans signed by a licensed engineer in the State of Idaho certifying that the proposed 
construction will withstand the forces, was added. She also noted that besides doing this there may not 
be much else the City can do. 

Chairman Cook said that the applicant could reach out to any licensed engineer that may not have met 
avalanche certification and still get a project approved. He added that those walls are not going to 
protect against buildup of snow. He added that there should be verification and a system of checks and 
balances that can protect against this. 

Bonney said that the City does not have a system of checks and balances to verify this and she also 
added that one application can’t be singled out. She also noted that the city is exempted from any 
liability.  

Austin added that Bruce Smith of Alpine Engineering provided an avalanche study for the City and this is 
the official opinion. 

Bundy added that in the future we may want to get a third opinion.  

Bonney asked how is this situation any different than any other structure. 

Chairman Cook said that this is different because there are set standards that are involved with 
structural engineers. 

Bundy said that the code is now requiring that all buildings in the avalanche zone be required to meet 
the standards of withstanding an avalanche. 

Austin asked that Chairman Cook disclose any discussion and Chairman Cook noted that he has spoken 
with Bruce Smith from Alpine Engineering. 
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Austin mentioned City Hall Tours and said that the Mayor is inviting the Commission to take the tour of 
City Hall, which is ongoing. 

Austin also commented that the Planning and Zoning Commission is the only board that still receives the 
packet in hard copy. He noted that the time difference is 30 mins to upload electronic packet and about 
3-6 hours to prepare the paper copy. 

Commissioner Lamoureux, Commissioner Doty, and Chairman Cook would like to continue to use hard 
copy binders. 

10. ADJOURNMENT 

Smith motioned to adjourn, Mizell seconded, all commissioners were in favor. 

 

 

 

___________________________ 

Steve Cook 

Chairman, Planning and Zoning Commission 
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