City of Ketchum

March 6, 2023

Mayor Bradshaw and City Councilors
City of Ketchum
Ketchum, ldaho

Mayor Bradshaw and City Councilors:

Recommendation to Approve the 4t & Main Mixed-Use Development’s Fourth Floor, Lot
Consolidation Preliminary Plat Application File No. P22-043A, Condominium Subdivision Preliminary
Plat Application File No. P22-043B, and FAR Exceedance Agreement 22818.

RECOMMENDATION AND SUMMARY

Staff recommends the City Council approve the 4™ & Main Mixed-Use Development’s fourth floor, Lot
Consolidation Preliminary Plat Application File No. P22-043A, Condominium Subdivision Preliminary
Plat Application File No. P22-043B, and FAR Exceedance Agreement 22818:

e “I move to affirm the Commission’s approval of the Design Review Application File No. P22-043
and approve the 4™ & Main Mixed-Use Development’s fourth floor.”

e “I move to approve Lot Consolidation Preliminary Plat Application File No. P22-043A subject to
conditions 1 through 2.”

e “I move to approve Condominium Subdivision Preliminary Plat Application File No. P22-043B
subject to conditions 1 through 3.”

e “I move to authorize the Mayor to sign FAR Exceedance Agreement 22818 with 4th & Main
Ketchum LLC.”

The reasons for the recommendation are as follows:

e The Commission approved the 4" & Main Mixed-Use Development Design Review Application
File No. P22-043 and recommended approval of Lot Consolidation Preliminary Plat and
Condominium Subdivision Preliminary Plat applications on February 14, 2023.

e Footnote No. 2 of Ketchum Municipal Code (“KMC”) §17.12.040 states, “All buildings greater
than 48 feet in height or that contain a fourth or fifth floor shall require final approval from the
City Council.” The 4™ & Main Mixed-Use Building contains a fourth floor and requires final
review and approval by the City Council.

e The Lot Consolidation Preliminary Plat will combine lots 1 and 2 within block 5 of Ketchum
Townsite to create the development parcel. The condominium subdivision preliminary plat
application will subdivide the mixed-use building into three commercial condominium units,
two community housing condominium units, five multi-family dwelling condominium units,
common area, and limited common area. The preliminary plat applications comply with the
procedures for subdivision approval (KMC §16.04.030), subdivision development and design
standards (KMC §16.04.040), and condominium requirements (KMC §16.04.070).

e Pursuant to Condition of Approval No. 1 of Design Review Permit P22-043, a FAR Exceedance
Agreement between the applicant and the City to memorialize the community housing
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contribution shall be signed and recorded prior to issuance of a building permit for the project.
The project is proposing to take advantage of the Floor Area Ratio (FAR) bonus for community
housing, mitigating the additional floor area by dedicating two community housing units as
deed-restricted rentals and making a community housing in-lieu fee payment of $556,200.

INTRODUCTION AND HISTORY

The applicant is proposing to develop a
new 24,003 square-foot, four-story mixed-
use building, called the 4th & Main Mixed-
Use Development (the “project”), at the
northeast corner of Main and 4th streets , PROJECT

LOCATION

(the “subject property”) located within the
Retail Core Subdistrict of the Community
Core. The project plans are included as
Attachment B to the staff report. The
standards of Interim Ordinance 1234 do
not apply to the project because the Pre-
Application was deemed complete and
reviewed by the Commission prior to the
effective date of the ordinance. As
proposed, the project includes 3,446
square feet of retail space on the ground-

VICINITY MAP

NTS.

level with frontage along both Main and 4 - —— , — —
Streets and 7 multi-family dwelling units. gure 1: Project Location Map (Preliminary Plat—Sheet 1)
ANALYSIS

Building Height and Fourth Floor
Background

Design Review is required for the development of new mixed-use buildings in all zoning districts within
the city (KMC §17.96.010.A4). The Commission has the authority to review and approve Design Review
applications pursuant to KMC §17.96.030.B. The Commission approved the 4™ & Main Mixed-Use
Development Design Review Application File No. P22-043 on February 14, 2023 and adopted the
Findings of Fact, Conclusions of Law, and Decision on February 28, 2023. The proposed mixed-use
building contains a fourth floor, which requires review and approval by the City Council pursuant to
Footnote No. 2 of KMC §17.12.040.

Building Height & Fourth Floor

The maximum permitted building height in the Community Core is 42 feet (KMC §17.12.040). The

Height of Building/CC District definition specified KMC §17.08.020 provides the method for calculating

building height in the Community Core:
Height of building/CC District: The greatest vertical distance of a building in the community core
district measured by determining the average elevation of the front property line and rear
property line. Draw a line from the average front or rear elevation up to the maximum building
height allowed, and then draw a line at that height parallel to the front or rear property line.
The resulting line establishes the highest elevation of the front or rear facade. The front or rear
facade shall not extend above this line. Side facades may be stepped up or down to transition
from the highest elevation of the front facade height to the highest elevation of the rear facade.
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One or multiple steps along the side facades are allowed, except no step shall occur within 40

feet of the front elevation or within 35 feet of the rear facade.
The front and rear facades may not exceed 42 feet as measured from the average grade elevation at
the front property line and the average grade elevation at the rear property line, respectively. Side
facades may be stepped up or down to transition between the maximum height of the front and rear
facades. Height dimensions are specified on the building elevations provided on Sheets A2.0 and A2.1
of the project plans (Attachment B). The height of the front facade is 36 feet as measured from the
average grade of the front property line along Main Street. The maximum height of the rear facade is
41 feet as measured from the average grade of the rear property line to the top of the fourth-floor
roof parapet.

While the project contains a fourth floor, the front and rear facades read as three-stories due to the
orientation of the building on the site’s sloping grade and the fourth-floor setbacks. The natural slope
at the rear half of the subject property will remain unexcavated and the ground level along Main Street
is a partial floor. This split-level design accommodates a ground-level retail unit along 4™ Street with an
accessible entrance from the sidewalk and generous 18.5 feet floor-to-ceiling height. The fourth floor
is setback 40 feet from the front property line along Main Street, 12 feet from the 4™ Street building
facade, and 11 feet from the north-side and alley-facing facades.
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approximate heights of the i

one-, two-, and three-story a2
volumes along 4™ Street. Most = =
of the building is setback Figure 3: 4th Street Building-Mass Volumes & Heights

approximately 5 feet from the
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side property line along 4™ Street. As the retail unit’s glazed facade transitions to the brick-clad
entrance to the residential-lobby entrance, the facade steps back an additional 3 feet. Most of third
floor is setback from the second-level facade along 4" Street. The 4™ Street facade includes only one
three-story volume that is approximately 22 feet long and 32 feet tall.

FAR Exceedance Agreement 22818

The permitted FAR in the Community Core Zone is 1.0. New developments may be permitted an
increased FAR up to a maximum of 2.25 at the Commission’s discretion through Design Review by
providing a community housing contribution (KMC §17.124.040.B). The project proposed with the Pre-
Application proposed mitigating the additional floor area by paying the community housing in-lieu fee.
During their review of the Pre-Application, the Commission recommended the applicant provide
community housing units on-site to mitigate the proposed FAR increase. The applicant revised the
project plans to include two community housing studio apartments on the ground floor along Main
Street. The community housing units are proposed to be dedicated as deed-restricted rental units
targeted for Blaine County Housing Authority (“BCHA”) income category 4 tenants. The on-site
community housing has a total net-livable floor area of 976 square feet. The remainder of the
community housing contribution will be satisfied by making a community in-lieu fee payment of
$556,200.

The respective sizes of the two community housing studios are 458 and 518 net-livable square feet.
Each community housing unit has its own private entrance accessed from a heated pathway that will
connect to the new sidewalk along Main Street. Both studios provide sleeping, kitchen, dining, and
living areas arranged in an open floor plan. The kitchens are bordered by countertops that help break
up the open floor plan and the bathrooms are fully separated by walls. Each unit contains one small
entry closet by the front door and one larger closet.

The Commission appreciated that the applicant responded thoughtfully to their feedback by adding
two community housing units to the building program. The Commission asked planning staff whether
combining the two studios to create one larger two-bedroom unit would be more desirable for the
community housing contribution. Planning staff responded that the Commission’s question would be
forwarded to the city’s Housing Director for review and comment.

The Housing Director recommends maintaining the two community housing studio units as proposed
by the applicant. The proposed community housing units are within the appropriate size range for
studio apartments. The zoning code does not provide minimum size requirements for community
housing units. KMC §17.124.070 provides unit size restrictions for accessory dwelling units (“ADUs”)
stating that, “accessory dwelling units must contain a minimum of 300 square feet of net livable space,
but cannot exceed 1,200 square feet of net livable space.” The proposed community housing units
exceed the minimum 300 square feet of net-livable space required for ADUs.

The proposed community housing studio apartment are suited for single-person households. More
than 50% of BCHA's waitlist are single-person households. Only 7% of Ketchum'’s existing housing stock
is studios and only 3% is one-bedroom units. 23% of Ketchum’s existing housing stock contain four or
more bedrooms. The proposed community housing studio apartments will help meet the community’s
urgent need for single-person household units.
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The community housing is the sole residential use on the ground level along Main Street. The
remainder of this partial floor contains retail space and common area. The market-rate residential
units are contained on the upper levels of the mixed-use building segregated from the community
housing units on the main level below. Ideally, community housing should be fully integrated with
market-rate units and spread among different floor levels within a building. While separated from the
market-rate residential units, grouping the two community housing studio apartments side by side will
help create a neighborly environment and sense of community for the future, full-time tenants
mitigating isolation.

Lot Consolidation and Condominium Subdivision Preliminary Plat Applications

The lot consolidation preliminary plat application will combine lots 1 and 2 within block 5 of Ketchum
Townsite to create the development parcel. The condominium subdivision preliminary plat application
will subdivide the building into three commercial condominium units, two community housing
condominium units, five multi-family dwelling condominium units, common area, and limited common
area. During city department review, staff reviewed the lot consolidation and condominium
subdivision preliminary plat preliminary plat applications for conformance with the procedures for
subdivision approval (KMC §16.04.030), subdivision development and design standards (KMC
§16.04.040), and condominium requirements (KMC §16.04.070). The Commission found that the
proposed lot consolidation and condominium preliminary plat applications comply with all applicable
subdivision requirements and standards.

Sustainability
The project does not limit the ability of the city to reach the goals of the Ketchum Sustainability Action

Plan — 2020. The project must be designed to meet all standards specified in the 2018 International
Energy Conservation Code and the City of Ketchum’s Green Building Codes provided in Chapter 15.20
of Ketchum Municipal Code. City Departments will review and verify that the project complies with the
energy code and green building standards prior to issuance of a building permit for the project. The
applicant provided a summary of the project’s sustainable design elements in a letter dated June 17,
2022, which is included in Attachment A to the staff report. The applicant’s summary states:
Solar panels shall be installed at the roof of the 4% & Main Building. The glazing throughout the
project is proposed to be triple glazed to achieve a greater u-value and the Solar Heat Gain
Coefficient of the glazing shall be designed to take advantage of the passive solar benefits of the
southern facing windows in the project. Due to the southern glazing, interior artificial light use
will be diminished saving on electricity. The exterior wall assembly of the project is designed to
have rigid insulation panels with cement board facing to provide continuous insulation benefits
to the conditioned spaces.

Financial Impact
There is no financial requirement from the city for this action at this time.

Attachments

A. Application Materials: Design Review Application & Supplemental Materials
Application Materials: Design Review Plan Set
Application Materials: Lot Consolidation Preliminary Plat Application & Supplemental Materials
Application Materials: Lot Consolidation Preliminary Plat Plan Set
Application Materials: Condominium Subdivision Preliminary Plat Application & Supplemental
Materials

Mmoo w
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Application Materials: Condominium Subdivision Preliminary Plat Plan Set

Staff Report: Planning and Zoning Commission Regular Meeting of February 14, 2023

Lot Consolidation Preliminary Plat Application File No. P22-043A: Draft City Council Findings of
Fact, Conclusions of Law, and Decision

Condominium Subdivision Preliminary Plat Application File No. P22-043B: Draft City Council
Findings of Fact, Conclusions of Law, and Decision

Draft 4™ & Main Mixed-Use Development FAR Exceedance Agreement 22818
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Attachment A

Application Materials:

Design Review Application &
Supplemental Materials




City of Ketchum

Planning & Building
Design Review Application R
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February 7, 2022
Revised: June 17, 2022

City of Ketchum
P.O. Box 2315

480 East Ave. N.
Ketchum, ID 83340

RE: 4th and Main Project Narrative
Dear Planning Staff and Design Review Committee,

We are pleased to present this project narrative and the enclosed materials in support of the
4th and Main Mixed-Use Project for the Pre-App Design Review Application.

4™ and Main is a retail and residential mixed-use development located on the northeast corner
of 4t Street and Main Street in Ketchum’s Community Core District. The project provides three
retail units — two along Main Street and one along 4" Street — and five residential units with
parking garages accessed from the rear alley.

DESIGN FIRM BACKGROUND

P|H Architects is a Connecticut-based design firm that has projects nationwide. The firm has
designed projects in areas from San Francisco, California, to Wellington, Florida and Front
Royal, Virginia. Many of the firm’s projects have been in Fairfield County, Connecticut and in
Salt Lake City, Utah. A project of note that the firm has had the privilege to work on was Bright
Angel Lodge on the South Rim of the Grand Canyon, where P|H was contracted to help update
a newer restaurant constructed in an historic lodge structure that is on the National Registry of
Historic Places. This is a theme of much of the work that P|H has done along the shores of
Connecticut, creating additions and renovating structures as old as the 1780’s while respecting
the historic nature of the existing structure. Another recent project of note is a modern
addition and renovation to a 1920’s colonial home on the Fairfield, Connecticut shoreline. The
design of the addition respected and drew from the existing structure, garnering accolades
from neighbors.

P|H has teamed up with Solstice Development to create mixed use developments in Salt Lake
City. Each development has been met with support from the public with great interest in
leasing or buying residential units even prior to construction completion. P|H hopes to bring
their knowledge, experience, and passion for good design to this project in Ketchum.

PETER PAULOS,JR.
38 TAUNTON HILL ROAD, NEWTOWN, CT 06470
[P] 203-426-6500 [F] 203-426-6503 [C] 203-241-4056
[E] ppaulos@ph-archs.com
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PUBLIC OUTREACH

To gather input from the community about the proposed development, we held two public
open house events. We advertised the events in the Mtn Express and posted a banner on the
site. Given the current health crises and to allow the most people to attend, both events were
held virtually. At our first open house on December 10" from 4:00 to 5:00 PM, seven people
joined; feedback was positive as most mentioned they like the design, the step backs, and how
many of the design features connect to other design elements from other historic buildings in
Ketchum. At the second meeting on December 15" from 5:00 to 6:00 PM, we did not have any
attendees.

We also contacted our immediate neighbors directly. Ozzies Shoes (Steve Carlson), our
neighbor to the east, and Sturtevants of Sun Valley (Olin Glenne), our neighbor to the south,
both positively support the project. We have coordinated our project with Dave Wilson, who is
proposing a mixed-use development immediately to our north; the developments are working
together on shared footings, sidewalk connectivity, and design compatibility.

We have also worked with planning staff who has reviewed building height compliance and
made meaningful contributions to the project’s design, including to pull the elevator further
interior to create more visual space and massing relief along 4th Street, to add retail along 4th
Street, and to rebuild the sidewalk along 4th Street to remove existing steps and make
accessible for all.

BUILDING DESIGN

4th and Main presents as a three-story building at the Main Street front facade and at the rear
alley fagade, stepping back as it follows the grade of the sloped site. Each public facade of the
proposed development undulates both in plan (horizontal plane) and in elevation (vertical
plane). These undulations provide opportunity to include other public amenities that further
soften the building facade.

P|H Architects studied buildings in the immediate area and throughout Ketchum for design
characteristics, materials, and massing to provide inspiration and grounding for 4th and Main.

PETER PAULOS,JR.
38 TAUNTON HILL ROAD, NEWTOWN, CT 06470
[P] 203-426-6500 [F] 203-426-6503 [C] 203-241-4056
[E] ppaulos@ph-archs.com
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The resulting design draws on historic and current elements while also looking to the future
with a few modern touches to provide some differentiation and individual site character. The
Christiana and Les Saisons Building on Spruce Avenue provide a precedent for the
retail/pedestrian that we wanted to emulate. Both use canopies to help make the walking
experience of the building more human scaled. In studying these buildings, we felt we could
design the mass of our building to be less horizontal and erode the mass of our building to a
greater degree to help fit in with both the smaller and larger buildings on Main St.

Les Saisons

The Mountain West Bank/Galleria Building has a materiality that reflected the image that we
had in mind, a brick and metal building with projections to help break up the building mass.
Again, we felt we could erode the mass of the building to better fit into Main Street and to
provide a better pedestrian experience. The Rocky Mountain and Cornerstone buildings
provided a glimpse into the brick treatment that we wanted to recreate. Both buildings also
have a pleasant vertical proportion and width that we wanted to emulate on the Main St.
facade plane of our proposed building.

Mountain West Bank/Galleria Rocky Mountain Cornerstone
. “‘"l""" & ;

=4

The Enoteca Building held yet another item that we wanted to use in our design. This building
used a covering over the sidewalk to protect pedestrians from the weather, which also helped

to make the walking experience of the building feel much different than the building’s elevation

presents. The Theater Building on First Avenue does a good job of addressing the corner and
reducing its mass as the building gets taller. The proportion of window-to-wall area is also a
comfortable ratio.

PETER PAULOS,JR.
38 TAUNTON HILL ROAD, NEWTOWN, CT 06470
[P] 203-426-6500 [F] 203-426-6503 [C] 203-241-4056
[E] ppaulos@ph-archs.com
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Enoteca Building

Theater Building

Brick and wood materials were chosen to ground the 4th and Main building in Ketchum’s
current built environment and to give reference to the nature that Ketchum is so well
connected to. Measured amounts of steel and glass were chosen to respectfully touch upon
Ketchum’s mining past and to look toward the future. These materials were selectively used to
add accents and break up elevation areas to visually smaller parts.

The fact that our site is a corner site is an important one and a point that drove the design of
the building. The volume and mass at the corner have been eroded to a greater extent than
other areas of the building to soften the corner and help the building feel more to human scale.
This also helped give character and interest to the most important part of the project.

The street level of the proposed building contains retail space to enliven each facade and
provide two activated streetscapes. Upper levels of the Main Street and 4th Street elevations
are activated by private terraces. Glass railings on terraces minimize the heightening effect that
is created with solid or baluster type railings. The terraces afford the residential units an
opportunity to connect to Ketchum and to Bald Mountain, livening up the building to the
streetscape at multiple levels. Access to parking was intentionally kept off the street faces and
provided at the rear alley. Minimal portions of each public facade were kept as foremost
projections to reduce building mass.

To screen rooftop mechanical equipment, parapet walls were created at points on the upper
story of the building. The parapet walls also add interest to the roof of the building.

The two foremost components of our building at the Main Street property line are
approximately the same height as the Wells Fargo building on the opposing side of Main Street,
providing symmetry from this main corridor. These components are designed to feel like the
Cornerstone and Rocky Mountain buildings but with more facade undulation to make their
scale even more humanizing. The brick arches pull the brick detailing of existing Ketchum
buildings into our building. The window-to-wall ratio of the facades references these existing
Ketchum buildings, as well as others mentioned previously. Even these components step back
from the property line to relieve massing and have a softer street presence.

PETER PAULOS,JR.
38 TAUNTON HILL ROAD, NEWTOWN, CT 06470
[P] 203-426-6500 [F] 203-426-6503 [C] 203-241-4056
[E] ppaulos@ph-archs.com
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PROJECT SITE

Grade across the site rises approximately 8’-6” from Main Street toward the rear alley, with
most of that elevation change occurring along 4th Street. The building works with this elevation
difference, appearing to be three stories from adjacent grade at both Main Street and the rear
alley. The upper level of the building is stepped back over 40’-0” from the Main Street facade,
consistent with City Code, making the upper level barely perceptible from the Main Street
walking experience.! This upper level is also setback at least 11’-0” along 4th Street and the rear
alley and adjoining property to the north, exceeding the City Code requirement for a minimum
10’ setback.?

HEIGHT & F.A.R.

4th and Main has a maximum height of 36’-11’ consistent with City Code and surrounding
buildings.

We worked with staff to confirm the building height fits within the City’s parameters for
buildings in the Community Core District at every fagade and interior measurement. The
building’s maximum height of 36’-11” from adjacent average grade per Ketchum’s Building
Height definition is well within the 42" maximum height established for the Community Core
District.3 The proposed height is comparable to the buildings opposite our site on Main Street
and to the recently pre-design approved building for 460 N. Main Street to our immediate
north. The walking experience of our building is very relatable, in no small part due to the
canopies at the street facades. These canopies are a maximum of 11’-6” above sidewalk
surface, setting up the shorter sense of the building.

We request to increase the F.A.R. from 1.0 allowed in the CC zone, to 2.07, based on payment
of the Workforce Housing In Lieu Fee. City Code includes an incentive of increased FAR
allowance up to 2.25 where Workforce Housing is provided or a Workforce Housing In-Lieu Fee
is paid.? This project proposes to pay the Workforce Housing In Lieu Fee to support a F.A.R. of

1 “Height of building/CC District: The greatest vertical distance of a building in the community core district
measured by determining the average elevation of the front property line and rear property line. Draw a line from
the average front or rear elevation up to the maximum building height allowed, and then draw a line at that height
parallel to the front or rear property line. The resulting line establishes the highest elevation of the front or rear
facade. The front or rear facade shall not extend above this line. Side facades may be stepped up or down to
transition from the highest elevation of the front facade height to the highest elevation of the rear facade. One or
multiple steps along the side facades are allowed, except no step shall occur within 40 feet of the front elevation
or within 35 feet of the rear facade. The City shall establish the elevation points used to calculate the average
elevation of the front and rear property lines (see illustration A on file in the office of the City Clerk).” (Emphasis
added)/

2KCC §17.12.040.

3KCC § 17.12.040 (Dimensional standards in CC Zone).

4 KCC § 17.124.040 (Floor Area Ratios & Community Housing).

PETER PAULOS,JR.
38 TAUNTON HILL ROAD, NEWTOWN, CT 06470
[P] 203-426-6500 [F] 203-426-6503 [C] 203-241-4056
[E] ppaulos@ph-archs.com
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2.07, which reflects 1,959 SF less than if the full 2.25 FAR were utilized.® This design represents
a careful balance between creating usable square footage, which in turn supports the
Workforce Housing contribution, and creating the necessary undulations to reduce the
perceived mass of the building.

Learning from other similarly sized buildings in Ketchum, we studied and strategically
implemented undulations in plan and elevation to erode mass and to fit in to the Main Street
character while balancing permitted usable space in the building. Ultimately, no length of
building along Main Street is greater than 26’-10” without an undulation; or greater than 35’-0
along 4th Street. No height of building is greater than 24’-0” from adjacent grade without
undulation on Main Street, greater than 30’-0” from adjacent grade at 4th Street, or greater
than 29’-2” from the rear alley. In addition, canopies line each street front to provide shelter
from the elements and maintain the walking experience of the street, similar to the Enoteca
building one block south of our site. Due to these undulations, minimal amounts of facade
surface establish the building plane at the public faces.

v

MASSING RELIEF PERCENTAGE

A helpful metric to envision FAR utilization and building articulation is a Massing Relief
Percentage. This percentage quantifies the amount of architectural relief of the physical form of
the structure as it relates to the visual impacts from the various lines of sight and points of
view. It represents how much spatial light is felt or experienced through relief and undulation
of the mass. To the pedestrian or vehicular passerby, the form of a building can be experienced
as a 3-story rubrics cube or with multiple spatial light planes as in origami-form. This metric
calculates the buildable envelope and deducts the building from volume. The proposed
building has a Massing Relief Percentage of 33%.

4th and Main uses only a fraction of its usable footprint area at multiple levels. At the Main
Street level, 47% of the usable footprint is proposed to be developed, the remainder is
proposed as unexcavated area, respecting the natural grade and allowing for 4th street
activation. Similarly, the Upper Level of the project develops only 53% of the total footprint.

PUBLIC BENEFITS

4% and Main provides several benefits to the community. Most importantly, the project adds
retail activation and vibrancy at one of Ketchum’s most significant pedestrian corners. Three
retail units front Main Street and 4th Street, with storefront windows draped in canopies,

5> Without the parking, which is located above ground to provide an alley entrance and save 4th street for retail and
pedestrian activation, the unused FAR would be 4,624 SF or 1.84 FAR.
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providing valuable space for local businesses and bringing to life a corner that has been
dormant in the heart of the city.

With over 3100 square feet of activated sidewalk, this project will provide the only safe,
uninterrupted, and fully ADA compliant access to Main Street on the block as it stretches up the
hill. The heated sidewalk wraps the corner with covered awnings, five trees for natural
screening and shade, planter boxes with native plantings, multiple sitting spaces for up to 16
seats, 8 bicycle parking stalls, and a designated art pedestal. This visually welcoming,
pedestrian-oriented corner in Ketchum will encourage walking and shopping. The seating will
draw pedestrians to the site and provide a space to gather, further supporting the businesses
and also providing a counterbalance to the vehicle feel of Main Street.

4th and Main provides funding for Workforce Housing by payment of the In Lieu Fee to allow
additional usable space within the building. A FAR of up to 2.25 may be approved with this
contribution to Workforce Housing; the project only utilizes 2.07 and this includes parking that
is required to be above-ground to enable full activation of 4th street with no access driveway to
underground parking.® The density and scale of the project is consistent with City plans, City
Code, and the surrounding uses along Main Street.

The five residential units also provide additional housing in an infill location, where residents
can walk to businesses, restaurants, services and amenities throughout the city. The garage
parking means these residents will not need to park on City streets. The mixed use nature of
the building minimizes traffic impacts while supporting businesses in the core and adding
vibrancy to this important part of the City.

COMPREHENSIVE PLAN

4th and Main will fulfill many goals of Ketchum’s Comprehensive Plan. The Plan focuses on
creating a “sustainable, vibrant, connected and more beautiful Ketchum” based on the principle
of sustainability. Plan, p. iii.

Policy LU-2.1. Infill and Redevelopment. Support intensification of land uses on appropriate infill and
redevelopment sites in the following areas: Downtown.

This infill development includes commercial store-fronts and integrated residential units —
providing new retail space, housing, and activated public spaces to the downtown core on a
formerly vacant lot, all surrounded by developed and redeveloping properties.

Policy E-1(b). Downtown as a Major Community Asset and Tourism Attraction. The community will
strive to maintain a single concentrated commercial and retail core. The City will reinforce
the downtown core’s role as a major asset and visitor attraction by encouraging businesses

6 The FAR would be 1.82 if the parking were located below ground.
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that fit the downtown character and by developing policies, programs, investment
strategies, and organizations that help retain downtown businesses.

4th and Main provides three new highly visible commercial spaces in the downtown core to
serve local businesses and attract new independent businesses, contributing to the downtown
core’s role as a major asset and visitor attraction. The project’s activated streetscape and public
spaces, with high visibility on Main Street and pedestrian connectivity along 4th Street, will
draw visitors to and around the corner, supporting all commercial businesses in the area.

Policy H-1.4.  Integrated Housing in Business and Mixed-Use Areas. Housing should be integrated into
the downtown core and light industrial areas, and close to the ski bases. The resulting mix
of land use will help promote a greater diversity of housing opportunities as well as social
interactions.

Policy M-1.3  Compact Development and Housing Downtown and in Activity Centers. Encourage
compact development, mixed uses, and additional housing density in the downtown and in
high-activity areas. This will increase opportunities for walking, bicycling and transit
ridership and reduce vehicle rips.

4th and Main provides five new residential units vertically integrated above three new retail
spaces. The mixed-use project is horizontally integrated with the downtown core with activated
sidewalk and public gathering space lining both Main Street and 4th Street at this key corner
location. The project’s residents can walk to employment, shopping, services, and recreation,
reducing vehicle trips and resulting in greater social interactions and more vibrancy around-the-
clock in the downtown core.

Policy H-1.2  Local Solutions to Attainable Housing. ...The City will look to new funding mechanisms,
and encourage a broad range of regulatory incentives and options for community housing.
These may include unit buy-downs, unit reuse, density increases, and height bonuses.

Policy H-2.1  The Ketchum community will support affordable housing programs. BCHA, ARCH, and
KCDC will serve the important functions of promoting, planning, developing, managing and
preserving the longterm supply of affordable housing options in Ketchum. The City will
partner with other entities to fulfill its housing goals.

4th and Main proposes to utilize the City’s incentive of increased FAR by paying the Workforce
Housing In Lieu Fee to Blaine County Housing Authority, supporting the community’s efforts to
provide attainable housing.

Policy M-5.2  Complete Sidewalk Network. Connect destinations with pedestrian facilities and
encourage walking by filling in missing sidewalk links, restoring damaged sidewalks, and
requiring sidewalks as part of development approvals. Ensure that sidewalks are accessible
and clear of impediments to passage.
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4th and Main will provide over 3100 square feet of activated sidewalk with public gathering
space lining both Main Street and 4th Street at this key corner location. The project will
reconstruct sidewalk along 4th Street to make it ADA compliant.

Policy M-5.4  Walkability and Sit-ability Improvements. Promote walkability and sit-ability through
connected pathways, sidewalks and public seating; art, historical and cultural exhibits and
other items of visual interest; and good wayfinding that encourages walking and dwell time
in the downtown.

4th and Main will promote both walkability and sit-ability along both Main Street and 4th Street
with heated sidewalks, covered awnings, trees for natural screening and shade, multiple seating
areas for up to 16 seats, and a designated art pedestal to provide visual interest and to draw in
passersby.

Policy H-3.4.  Efficient Energy Use in New and Retrofitted Residential Construction. New housing will
be energy-efficient, emphasize the use of durable and environmentally responsible
materials, and implement best practices in site design and construction.

4th and Main will include energy-efficient construction with durable and environmentally
responsible materials (e.g., minimum twenty-year materials and energy-efficient insulation
values), and best practices in site design and construction.

Policy CD-2.5. Energy and Water Efficiency in New Development. The community should promote the
siting and use of renewable energy, water conservation, and the use of compatible native or
xeric landscape planting.

Policy NR 6.4. Energy Conservation in New Construction. Promote energy conservation features in
residential and commercial development.

4th and Main will promote the siting and use of renewable energy, including rooftop solar
panels to offset common area and exterior lighting needs; water conservation (drip line
irrigation); and the use of compatible native landscape planting.

SITE AND PROJECT SUMMARY

e Lot Size—10,997 SF

e Building—22,784 SF

e 3 Retail Units — 4,039 SF

e 5 Residential Units — 12,029 SF

e 9 Private Parking Stalls — 2,666 SF
e Balcony & Terrace — 4,653
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LEVEL-BY-LEVEL PROGRAMMING

Main St. Level

- Uses: Retail / Main Street Pedestrian Access / Elevator Access

- Bicycle racks

- Retail A: 1,659 nsf

- Retail B: 1,1718 nsf

- 11’-6” ceiling height

- Floor-to-ceiling glazing

- Community Housing: 2 Studio units (418 nsf & 518 nsf respectively)
Alley Level

- Uses: Retail / Private Garages / Condominiums / Private Terraces / Common Lobby
- Retail C: 662 nsf

- 2-bedroom condominium, 1,725 nsf

- 2-bedroom condominium, 1,505 nsf

- Refuse Area

- Private 1-car garage

- Three private tandem 2-car garages

- Private handicap tandem 2-car garage

- 10’-6” ceiling height

Middle Level

- Uses: Common Circulation / Condominiums / Private Terraces

3-bedroom condominium, 3,485 nsf, Private Terraces

2-bedroom condominium, 2,277 nsf, Private Terraces

10’-6” ceiling height
Upper Level

- Uses: Common Circulation / Condominium / Private Terraces
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- 3-bedroom penthouse condominium, 3,039 nsf, Private Terraces
- 10’-6” ceiling height

- Building Mass maintaining minimum 11’-0” setback for fourth floor and minimum 40’-0”
setback from Main Street

KETCHUM'S DESIGN GOALS

4th and Main not only meets the current City Code and Comprehensive Plan policies but also
the design goals currently being considered by the City to develop new design standards.

1. Integrate new development into the natural and manmade environment around it.

4th and Main is an infill development that integrates with the sloped site and the
surrounding built environment. The building height is comparable to uses across Main
Street and immediately adjacent with the proposed redevelopment to the north,
providing symmetry.

2. Strengthen the downtown pedestrian experience with more walkable areas.

4™ and Main provides retail activation and vibrancy on a significant pedestrian corner
with three retail units wrapping the corner and over 3100 sf of activated sidewalk,
including a rebuilt and fully ADA compliant access along 4th Street. The activated
streetscapes will feature heated sidewalks, covered awnings, trees and shade, planter
boxes, sitting spaces for up to 16 seats, and a designated art pedestal, all strengthening
the downtown pedestrian experience.

3. Avoid overbearing mass in design and break up facades into smaller components.

The 4th and Main building is designed well within the 42’ height limit for the zone, with a
maximum height of 36’-11" and no more than 30’ at street property lines. The building
also proposes a 2.07 FAR, where the City Code provides up to 2.25 as an incentive for
Workforce Housing contributions. The stepped back building, undulating facades with
significant architectural relief, and activated canopied streetscapes all reduce massing.
Design elements and materials break up facades into smaller components.

4. Promote the surrounding environment’s color and material palettes.

Many buildings on Main Street and around Ketchum have brick as a main material in the
building. Our building also uses brick, with historic detailing, to continue that tradition.
The brick is accentuated with wood siding to soften the building and bring in the feel of
Silver Creek Outfitters and other surrounding buildings sharing our side on Main Street.
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5. Create inviting spaces that encourage community.

The proposed retail spaces along Main Street and 4" Street are designed to encourage
pedestrian traffic and “window shopping” along these main through-fares. The over
3100 SF of sidewalk with multiple seating areas, landscaping, and designated art
pedestal will draw in the public and give them space to commune. Consistent with the
comprehensive plan, these spaces promote both walkability and sit-ability.

6. Support Ketchum’s history through reuse of historic buildings.

The 4™ and Main site does not have an existing building on it. However, the proposed
design for the site draws from Ketchum’s existing structures and history to create a
solution that respects the past and the environment around it.

7. Promote innovation.

4th and Main strikes a balance in providing architectural elements based on Ketchum’s

existing buildings with a few modern touches and materials to add interest and variety.

The project provides innovative streetscapes to encourage shopping, art, canopied
storefront visuals, seating areas, all bringing together a human scale and a beautiful,
usable mixed use building.

CONCLUSION

Thank you for your review and consideration of these materials. We are excited to
present the 4th and Main development and we look forward to continued collaboration with
City planning staff and discussion and with the Commission at the Pre-Application Design
Review meeting.

Peter Paulos, Jr., AIA
Principal, P|H Architects
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June 17, 2022

City of Ketchum
P.O. Box 2315

480 East Ave. N.
Ketchum, ID 83340

Dear Mrs. Rivin,

Below please find a description of the revisions that have been made to the 4™ & Main project
since the project’s Preliminary Zoning submission. The Commission comments are referenced
along with our response to that comment:

1.

The commission would like to see the brick used along with its detailing.

A distressed red brick finish shall be used on the 4™ & Main building, similar to
Arriscraft’s General Shale “Schoolhouse” thin brick. It was the consensus of the
commission, the client and our office that Scheme A (more brick option) best
balanced the use of material for the project. The exterior wall assembly shall include
a thin brick veneer that provides the look of full bed brick but saves on material.
Details on sheet A6.0 have been added to show the brick relief at rectangular and
arched openings, as well as windowsill locations.

The commission liked the use of exposed steel and rivet detailing of that steel.

Sheet A6.0 also includes detailing of how the decorative rivets would be applied to
the exposed steel of the project.

The commission inquired about the developer using “in lieu” of fee for community housing.
The commission preferred to see community housing units in the project.

Sheet A1.0 reflects the addition of two studio units of community housing. Access to
the units is provided in the existing alcove that was designed between the approved
460 Main St. building and the 4™ & Main project. Since the unit square footage was
added to an area that was previously une