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

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

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

LOCATION: 400 & 402 Sage Road (Living Springs Townhomes)

ZONING: General Residential - Low Density (GR-L) & Mountain Overlay (MO)

REVIEWER: Adam Crutcher — Associate Planner

NOTICE: A public hearing notice for the project was mailed to all owners of property within 300

feet of the project site and all political subdivisions on April 19, 2023. The public
hearing notice was published in the Idaho Mountain Express on April 19, 2023. A
notice was posted on the project site and the city’s website on April 24, 2023. The
story pole was installed on the project site on April 24, 2023. The project was heard at
the May 9%, 2023 meeting of the Planning & Zoning Commission and continued to a
regular meeting on June 27", 2023

. EXECUTIVE SUMMARY:

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

e Architectural features & building undulation/relief

e Avalanche wall screening

e Encroachment into 25% slope

Upon review of the application materials, staff and applicant presentation, and public comment, the
Commission provided feedback to the applicant as follows:



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

e Installation of landscaping in front yard to screen avalanche wall or change in wall materials

e The Commission was supportive of the proposed encroachment into the 25% slope area

The applicant has provided a revised development proposal (Attachment B) which seeks to address the
comments provided by the Commission. The following changes are being proposed:
e Materials for the development have been changed from cement board siding with wood siding to
primarily wood siding with black metal panels as an accent material (See Figure 1 below).
e Roof form has changed from the previous hip roof to a shed roof form that slants to the rear of the
property from the street
e The far east unit (Unit B) has been set back 4 feet off of the required front yard setback
e Avalanche wall changed materials with wood siding being introduced on either side of the trellis.
Landscaping plan has been revised to include a Bristlecone Pine in the front yard to assist in the
screening of the avalanche wall.

Il. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS:

Per Ketchum Municipal Code (KMC) §17.96.010.A — Applicability, design review is required for all multi-family.
Before granting Design Review approval, the Commission must determine that the application meets two
criteria: (1) the project doesn’t jeopardize the health, safety, or welfare of the public, and (2) the project
conforms to all Design Review standards and zoning regulations (KMC §17.96.050.A).

Criteria #1: Health, Safety, and Welfare of the Public

The 2014 Comprehensive Plan contains the community’s vision for Ketchum and sets goals and policies

to guide future development. The vision is shaped by 10 core values identified by Ketchum residents as
important to consider for all future land uses decisions. The community’s core values include

protecting the community character of Ketchum and preserving its environmental quality and scenic

beauty. Ketchum’s undeveloped hillsides are visual assets that define the character of our community.
Protecting and preserving Ketchum’s natural resources is critical to maintaining our economy, quality

of life, and community identity. Staff reviewed the goals & policies of the Comprehensive Plan along with the
future land use map against the proposed project. Staff & the Commission found the project to meet this
criteria as detached townhomes are within the list of primary uses anticipated in the future land use category
and due to the location of the structures, the visual character of the hillside is not impacted.

Criteria #2: Applicable Standards and Criteria

Conformance with Zoning Regulations

The proposed changes do not impact the project’s conformance with the zoning regulations, including
dimensional standards, applicable to the project. The project remains in conformance with all zoning
requirements.

Conformance with Design Review Improvements and Standards

Staff believes the proposed changes to the building materials, roof form, building siting and avalanche wall
address the staff and commission comments satisfactorily. The changing of materials to primarily wood siding
with black metal panel accents provides more warmth and greater contrast when compared to the previous
design. The previous design utilized a colder material palette with a hip roof form which made the buildings
appear as one continuous unit (Figure 1). The new contrast in materials assists in differentiating sections of the
building, reducing the uniformity of the buildings. The switch to a shed roof and black banding between the
second and third floors provide horizontal elements which help to break up the vertical aspect of the buildings.
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Unit B being stepped back 4 feet helps to provide relief along the front yard and better differentiates the two
units. Staff believes that these changes are a positive improvement from what was proposed at the May 9,
2023 hearing and supports the revised design.

Figure 1: Rendering of 402 Sage Comparison (May 9% on the left)

Conformance with Mountain Overlay Standards

Staff & the Commission found the project to be in conformance with a majority of the mountain overlay design
review criteria at the May 9, 2023 hearing. The one item staff requested feedback from the Commission on
was regarding design review criteria #10 which states “Are there other sites on the parcel more suitable for the
proposed development in order to carry out the purposes of this section”. Criteria #10 was further defined by
Zoning Code Interpretation 22-001 regarding the redevelopment of nonconforming properties in the MOD and
development into 25% slopes. The Commission reviewed the proposed encroachment into the 25% slope area
and found the encroachment to meet criteria #10.

The revised submittal does show Unit B stepped back 4 ft from its original position. This step back does require
the unit to encroach further into the 25% slope which currently exists. The May 9*" hearing saw the
development have 47 square feet of encroachment while the current iteration has 162 square feet of
encroachment in to the existing 25% slope. Staff is supportive of this further encroachment as it assists in
addressing the design criteria mentioned above. The building still sits lower down on the hillside when
compared to the existing townhouse and townhomes on adjacent properties.

Conformance with Conditional Use Permit Standards

As seen in Figure 2 below, the applicant has introduced wood siding on the edges of the avalanche wall
between the two units. Where the wood siding transitions to concrete is where the trellis with vines is
proposed. The landscaping at the front yard has been changed to introduce a bristlecone pine which will
provide screening of the avalanche wall from Sage Rd. These changes address staffs concern regarding the
conditional use permit criteria related to the avalanche wall impacting the natural slope or beauty of the land.
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Figure 2: Avalanche Wall (middle section)

STAFF RECOMMENDATION

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

1.

This Design Review approval is based on the project plans presented at the June 26, 2023, Planning
and Zoning Commission meeting. The project plans for all on-site improvements submitted for the
building permit must conform to the approved design review plans unless otherwise approved in
writing by the Planning and Zoning Commission or Administrator. Any building or site discrepancies
which do not conform to the approved plans will be subject to review by the Commission and/or
removal.

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

The term of Design Review approval shall be twelve (12) months from the date that the

Findings of Fact, Conclusions of Law, and Decision are adopted by the Commission or upon

appeal, the date the approval is granted by the Council subject to changes in zoning

regulations.

In addition to the requirements set forth in this Design Review approval, this project shall

comply with all applicable local, state, and federal laws.

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

1.

2.

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

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

Staff recommends approval of the Conditional Use Permit application (File No. P22-070B) subject to the
following conditions:
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This conditional use permit approval is based on the project plans presented at the June 27,

2023, Planning and Zoning Commission meeting. Building Permit Plans must conform to the
approved plans unless otherwise approved in writing by the Commission or the Planning and

Zoning Administrator. Any building or site discrepancies which do not conform to the approved plans
will be subject to removal.

This Conditional Use Permit is not transferable from one parcel of land to another.

The conditional use permit is subject to all conditions of approval associated with Design

Review approval P22-046.

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

expire and become null and void.

RECOMMENDED MOTIONS

Design Review:

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

Townhouse Preliminary Plat:
“I move to approve the 402 Sage Townhouse Preliminary Plat application, as conditioned, and direct staff to
return with the findings of fact.

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

ATTACHMENTS:

A.

IOTMTmMoOO®

Application Materials: MO Design Review Application & Supplemental Materials
Application Materials: MO Design Review Plan Set

Application Materials: Townhouse Preliminary Application & Supplemental Materials
Application Materials: Townhouse Preliminary Plan Set

Application Materials: Conditional Use Permit Application & Supplemental Materials
Application Materials: Conditional Use Permit Plan Set

Staff Report — May 9, 2023 Planning and Zoning Commission Meeting

Public Comment
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Attachment A:

Application Materials: MO Design Review
Application & Supplemental Materials



OFFICIAL USE ONLY

City of Ketchum

Planning & Building

Mountain Overlay Design Review Application

Project Name: QaGe MovnPaastne Town HomES

Owner Name: $ps€ Mounrtptmsrpe LG .

Mailing Address: fo Box 3250 , Werepom , To 83340

Phone: (208) 32\ ~ Y37/

Email: jofAan @ jadallah, com |, sam @ Jadallah,com
OJECTINFORMATION .~~~
Architect/Representative: Suz @A Susuze |, Conmetr Homes

Phone: (z13) #13-8%2(

Mailing Address: 304 S5, BeoApwsAt , STE 320 , Los Anveeres , CA o013

Email: shilga @ conlect - homes .com

Engineer of Record: Awex Nevsond , PE , Pulang EdmrPRrses Trc, Scorr Hezver, PE, RLB

Engineer Email: alexnelssn @ alpine entelprices i, com Scott@ Clb- v, com

Legal Land Description: {guzats SRIneS Town HoMES

Project Address: H02Z Sace oAb, Unzre A + B — Now 400 axd Y0z fave Fop.

LotArea: 159,540 s@. €t , 3,66 Ac. | CoRRENTLT Z TownMovse Sviors of 12,770 Sa.fr , LB3 Ac. EAcn

Zoning District: Geeta. Reszoentaa. Lov- Densgry (GR-L)

Anticipated Use: ResrpemtaAL Toron Hosse

Number of Residential Units: 2. 1w Hovse Unzrs
[J Remodel

. Pyl

[0 Addition [ Other, please explain:

v SN FEILG e L SRR
& 3 2 2 - :

Proposed Existing

Basement:  A{A

1 Floor: 1840 s@ ff. (Encwpe GAMAGE +Fhont Pokekt)

2™ Floor: Jeoo $&.Fr,

3" Floor: 1380 sa. Fr.,

-Decks:  39¢ s&®. E£r.

Mezzanine: AMong

Total: Y820 sa, Fr.

Building Coverage:

SF_2.3 % Curb Cut: NA _ SF % See Fow PR

Front: IVSV" »
Building Height: 34" - 9 /4"

{ Rear: (S'”

i

Side: 1.<" [ side: t1.35®

| Parking Spaces Provided: 4 (zwretzoe cace sfact )

Will Fill or Excavation Be Required? Yes No
If Yes, Amount in Cubic Yards Fill: 20 yd®  Excavation: 1200 vi3
Will Existing Trees or Vegetation Be Removed? (Yes) No

Applicant agrees in the event of a dispute concerning the interpretation or enforcement of the Mountain Overlay Design Review Application, in which the
City of Ketchum is the prevailing party, to pay reasonable attorney fees, including attorney fees on appeal, and expenses of the City of Ketchum. I, the
undersigned, certify that all information submitted with and upon this application form is true and accurate to the best of my knowledge and belief.

6@66“ A LS +o046> A doN 2T SHILPA SUSHIL '
Signature of. Representativ BRuce smxTH, Ps Date

| Avbzve Envreplexses Lo
City of Kﬁkd‘um Planning & Building Department Once your application has been received, we will review it and contact you-with next steps.

Mountain Overlay Design Review Application No further action is required at this time.



APPLICATION CHECKLIST

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

MOUNTAIN OVERLAY DESIGN REVIEW APPLICATION CERTIFICATION OF COMPLETENESS

Project Name: SAGE MOUNTAINSIDE Date: 12.02.22

Reviewed by: SHILPA SUSHIL (APPLICANT/ OWNER'S REP)

DOCUMENTS
E¥" Application form

SETS OF PLANS

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

EXISTING SITE CONDITIONS
" Survey of exterior boundary lines of the property together with dimensions, produced by a
licensed engineer or surveyor;

PROPOSED SITE PLAN
& Vicinity map;

Topographic survey of the real property at a minimum of two (2) foot contour
intervals, significant hillsides may be a minimum of ten (10) foot contour
intervals;

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

Location and rights-of-way of adjacent streets and public rights-of-way;

Location and dimensions of easements, private and public, within and adjacent
to the proposed project together with the purpose thereof;

Location of existing sewer, water, drainage and other utility lines indicating
size and depth;

Location of all existing significant trees, conifers six (6) inches dbh and
deciduous two

(2) inch caliper and greater;

Location and dimensions of easements, private and public, within and adjacent
to the proposed project together with the purpose thereof;

Indication of any zoning district overlay which effects the property (flood or
avalanche); Location of existing structures on adjacent properties; and,

The subdivision plat of the property certified by a licensed engineer or surveyor,
except tax lots;

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

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

nearest property line;

Drip line of all buildings;

Location of on-site parking spaces and access thereto including the dimensions
of the spaces and the width and length of access and curb cuts;

Location and dimensions of snow storage areas;

Location and type of all heating, ventilation, air conditioning and other
mechanical units;

Percentage of the lot coverage by proposed building and parking areas
together with the total square footage of the parcel of property; and,

Location of all existing trees to be preserved and significant trees to be removed;

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

feet;

LANDSCAPE PLAN

Proposed utility improvements including water, sewer, power, cable, telephone
and all other utilities;

Proposed grading plan with minimum two foot contours and amount of cut and
fill in cubic yards;

Proposed drainage plan including adjacent public rights-of-way. Provide
calculations and test pit information to support design of conveyance and disposal
systems;

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

Drainage plan for any underground parking garage.

BY" All existing vegetation over 2 inches in caliper, including size and species;

ARCHITECTURAL PLANS

\/ [ ]

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

Proposed landscaping or other improvements within any public rights-of-way;
Location, type (materials and colors) and height of walls or fences;

Location of parking areas;

Location of vehicular and pedestrian circulation patterns, easements and
proposed improvements with regard thereto;

Irrigation system for landscaping; and,

Drainage plan including off-site improvements.

Floor plans of all floors at not less than one-eighth (1/8) scale;

All exterior elevations;

Roof plan including direction of snow sliding and snow clips if applicable. Location
and type of all mechanical equipment and rooftop appurtenances;
Cross-section(s) of the property and proposed building adequately establishing
the natural grade, finished grade, slope of land, slope of proposed accesses and
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grades to all public rights-of-way;
= Location and type (cut sheets) of all exterior lighting; and,

= A model or computer simulation renderings, if required at preapplication design
review meeting

GENERAL INFORMATION

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

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

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

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

Application Materials: MO Design Review
Plan Set
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10/18/2022

Date Description

01.2022 DESIGN REVIEW SUBMITTAL

6.20.2023 DESIGN REVIEW RESUBMITTAL 2
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3 [06.20.2023
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/ > /
PROJE FORMATION HE NDE VICINITY MAF
PROJECT DESCRIPTION élzrctljlg:]ﬂsig;l;: _(I'_:‘-IIBEDOTECH: Sheet Number Sheet Name
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FACTORY BUILT HCD APPROVED TOWNHOMES WITH SF SITE BUILT LEVEL 304 S. Broadway, Suite #320 SURVEYOR: D-0.1 COVER SHEET
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PARCEL: RPK03480000020 + RPK03480000010 Connect Homes Factory bsmith@alpineenterprisesinc.com D-0.6 TOTAL BUILDING COVERAGE PLAN =] N A0 \x 7’
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Reza Shabani, M.Eng., M.Sc. , PE. 380 E Highway 26 D-3.0 EXTERIOR ELEVATIONS A | FLO\(D CT X\
8th St. Construction & Consulting Shoshone, ID 83352 D-3.1 EXTERIOR ELEVATIONS //*******fww—f—wuwu,,,,f,,,, L N JJTJ N \\
619906 0202 T 208.320.2911 D-3.2 SITE SECTIONS d \ S
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D-4.0 EXTERIOR LIGHTING - | i —la| EF 1 L x
MOUNTAIN OVERLAY: YES [ 3 [06.20.202 AVALANCHE WALL ENGINEER: OWNER: D-5.0 CONSTRUCTION MANAGEMENT PLAN e L jé‘,‘ﬁ?ﬂ L
AVALANCHE ZONE YES Moroll Sirugtore] Design Stud DO, Box 3256 0 SURVEY S /S
; axwell Structural Design Studio .0. Box i [le— -
105 Lewis St. Unit 205 Ketchum, ID 83340 C-1.0 GRADING PLAN @ -5 E 3 —
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HEIGHT: craig@maxwellsds.com LOCAL GC: C-4.0 SLOPE RANGE MAP %/ I | L:\ i
Don Cunningham, S(A)-1.0 STRUCTURAL SPECIFICATION I
REQUIRED: 35'-0" CIVL ENGIN Engelmann Partners LLC S(A)12.0 FOUNDATION PLAN %
Alex Nelson 208.720.5089 (A)-2. S avery
PROPOSED: 34'-91/4" Alpine Enterprises Inc. don@epartll.com S(A)-3.0 AVALANCHE WALL SECTION DETAIL , \
660 Bell Dr., Unit 1 www.epartllc.com L-1.0 LANDSCAPE PLAN s B — %%4 @
SIDE SETBACK CALC: 34'-91/4"/3=11"-7" P.O. Box 2037 E E 5 ‘i
Ketchum, ID 83340 - A e SR
SETBACKS: REQUIRED 208 727 1988 EEH j | 5
alexnelson@alpineenterprisesinc.com \ s %ﬁ o~ |E
FRONT YARD: 15'- 0" \ L L S;%
. ' " 1 Etj
REAR YARD: 15°-0 3 106.20.2023
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DISCYAIMER

The Rouse design, drawings and specifications contained
herein and provided herewith are the exclusive property of

, Inc., Copyright 2018. The use of these drawings
and spgcifications shall be restricted to the creation of a

€ EC product and shall not be used, in whole or in part
r any purpose for which they were not intended without the
express written consent of Home EC, Inc. Reproduction or
publication by any method, in whole or in part, is prohibited.
Title to these designs, drawings and specifications shall
remain with Home EC, Inc. without prejudice. Visual contact
with these plans and specifications shall constitute prima facie
evidence of the acceptance of these restrictions.

SHEET SET

PROJECT NAME

SAGE MOUNTAINSIDE
TOWNHOMES

PROJECT NUMBER

21.0045

DESCRIPTION
COVER SHEET

SCALE

SHEET NO.

D-0.1

© 2022 CONNECT HOMES
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AWARDS/DESIGN MAGAZINE

SEAL / SIGNATURE

10/18/2022

ISSUANCE

Rev. No. Date Description

1 12.01.2022 DESIGN REVIEW SUBMITTAL

DISCLAIMER

The house design, drawings and specifications contained
herein and provided herewith are the exclusive property of
Home EC, Inc., Copyright 2018. The use of these drawings
and specifications shall be restricted to the creation of a
Home EC product and shall not be used, in whole or in part
for any purpose for which they were not intended without the
express written consent of Home EC, Inc. Reproduction or
publication by any method, in whole or in part, is prohibited.
Title to these designs, drawings and specifications shall
remain with Home EC, Inc. without prejudice. Visual contact
with these plans and specifications shall constitute prima facie
evidence of the acceptance of these restrictions.

SHEET SET

PROJECT NAME

SAGE MOUNTAINSIDE
TOWNHOMES

PROJECT NUMBER

NO SCALE 3

OTHER CONNECT HOMES BUILT MODELS 2
NO SCALE

CONNECT 10 MODELS 1

NO SCALE

21.0045
DESCRIPTION
CONNECT HOMES SAMPLE
PROJECTS
SCALE NORTH ARROW
2
% =
% 5
% Z
SHEET NO.

D-0.2

©2022 CONNECT HOMES
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10/18/2022

CEMENT BOARD SIDING
NO SCALE

14

ISSUANCE

Rev. No. Date Description

PROPOSED WOOD SIDING:
STK CEDAR WITH SHERWIN
WILLIAMS "CROSSROADS" ——>
SW3566 (OR SIMILAR)
SEMI-TRANSPARENT STAIN

PROPOSED CEMENT BOARD
SIDING: JAMES HARDIE PANEL ——>
(IRON GRAY)

PROPOSED DOOR AND
WINDOW ALUMINUM FRAMES: ——>
DARK BRONZE ANODIZED

PROPOSED BOARD FORM
CONCRETE SIDING:

[ 3 [06.20.2023

NN N e N N

1 12.01.2022 DESIGN REVIEW SUBMITTAL
2 03.29.2023 DESIGN REVIEW RESUBMITTAL
3 06.20.2023 DESIGN REVIEW RESUBMITTAL 2

DISCLAIMER

The house design, drawings and specifications contained
herein and provided herewith are the exclusive property of
Home EC, Inc., Copyright 2018. The use of these drawings
and specifications shall be restricted to the creation of a
Home EC product and shall not be used, in whole or in part
for any purpose for which they were not intended without the
express written consent of Home EC, Inc. Reproduction or
publication by any method, in whole or in part, is prohibited.
Title to these designs, drawings and specifications shall
remain with Home EC, Inc. without prejudice. Visual contact
with these plans and specifications shall constitute prima facie
evidence of the acceptance of these restrictions.

SHEET SET

PROJECT NAME
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TOWNHOMES

PROJECT NUMBER

21.0045

DESCRIPTION
MATERIALS BOARD

SCALE

SHEET NO.

2 [03.29.2023

EXTERIOR SIDING MATERIALS

NO SCALE

3

WOOD DECKING
NO SCALE

2

WOOD SIDIN
NO SCALE

D-0.3A

AN

N
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SWR
WTR
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GAS

25%
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NC

GB

TOE

TOP
CONC
HSE COR
THRESH
PARTY
TG

HOT

SUBJECT PROPERTY BOUNDARY

SUBLOT PROPERTY BOUNDARY

ADJOINERS PROPERTY BOUNDARY

EOA = EDGE OF ASPHALT

EXISTING BUILDING/STRUCTURE

CONC = EXISTING CONCRETE

EXISTING LOWER DECK

EXISTING UPPER DECK

CABLE LINE

OVERHEAD POWER

SEWER MAIN

WATER MAIN

WATER MAIN

GAS MAIN

15" FRONT YARD SETBACK PER GR-L

257% SLOPE LINE

10’ CONTOURS PER BLAINE COUNTY GIS 2017
2’ CONTOURS PER BLAINE COUNTY GIS 2017
RED AVALANCHE HAZARD ZONE (ALPINE 2022)
BLUE AVALANCHE HAZARD ZONE (ALPINE 2022)

CNTRL = SURVEY CONTROL
FND = FOUND ALUMINUM CAP AS SHOWN
FOUND 1/2” REBAR AS SHOWN
PP = POWER POLE

SMH = SEWER MANHOLE
DOMESTIC WELL

WMTR = WATER METER

WV = WATER VALVE

PHBOX = PHONE BOX

TVBOX = CABLE BOX

PBOX = POWERBOX
DECIDUOUS TREE

CONIFEROUS TREE

NO CAP

GRADE BREAK
TOE OF SLOPE
TOP OF SLOPE
CONCRETE
HOUSE CORNER
THRESHOLD
PARTY WALL
TOP OF GRAVEL
HOT TuB

() RECORD BEARING AND DISTANCE PER INST. NO. 456235
[ ] RECORD BEARING AND DISTANCE PER INST. NO. 115701

O
WARM SPRINGS VILLAGE 4TH ADDITION

LOT 23,

+136,307 Sq. Ft.
+3.13 Ac.
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+79,770 Sq. Ft.-—
+1.83 Ac:

927.9°\
DECK COR.

\

-
SUBLOT 1

SWR

RTEal

RADIUS ARC LENGTH CHORD LENGTH |CHORD BEARING
C1 404.52° 6.62° 6.62° S 3813'34" W
(C1) (404.52") [(6.63") (6.63") (S _36°29'50" W)
C2 404.52’ 53.42° 53.38’ N 32°10°00" E
(C2) (404.52") 1(53.37°) (53.33") (N _32°14'53" E)

/

/

v03 o
L/
AR WR SWR
< 0,
i~ A SWR
SWR
SWR
NOTES

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central Zone, at Grid in US
Survey Feet. Vertical Datum is NAVD1988.

2) Boundary Information is from the Plat of Warm Springs Village Subdivision, 4th Addition,
Instrument Number 115701; the Plat of Living Springs Townhomes, Instrument Number 456235;
Records of Blaine County, Idaho.

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

4)  Utility Locations shown are based on visual surface evidence and should be verified by Digline
Locate before any Excavation.

5) Current Zoning appears to be General Residential Low Density, (GR—L). Please refer to City of
Ketchum Zoning Ordinances for more information about this Zone including Building Setbacks.

6) Subject Property lies withing the City of Ketchum’s Avalanche Zone District and Mountain
Overlay Zoning District as defined in Zoning Code Title 15. Persons dwelling in this area should
become familiar with these portions of the Ordinance and dwell here at their own risk.

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

8) Aerial Imagery is per NAIP 2019 if shown.

9) Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine Enterprises Inc. This study
is site specific; it should not be applied to adjacent lands.

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

PROJECT PATH AND PRINT DATE U: \L D3\214_[ 22B3WSV4\CS_214_LIVINGSPRINGSTHMS_SITE2021.dwg 05/17/22 3:55:29 PM MST

A SITE SURVEY SHOWING
LIVING SPRINGS TOWNHOMES

WITHIN S14, T.4N., R.17E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO

PREPARED FOR JORDAN JADALLAH
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SWR

Existing Sewer Main
Existing Sewer Service

P NOTES LEGEND
— // 1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central Sub ject Boundary
/// e Zone, at Grid in US Survey Feet. Vertical Datum is NAVD1988. -- -- -- Existing/Proposed Sublot Line
- PREVIOUS LIVING SPRINGS 2) Boundary Information is from the Plat of Living Springs Townhomes, - -- - Previous Sublot Line
TOWNHOMES SUBLOT 1 - Instrument Number 456235; Records of Blaine County, ldaho. Adioiners Boundar
+79,748 Sq. Ft. - J Y
1183 Ac. // 3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the — — —EA— — —— — E0OA— — — Existing Edge of Asphalt Roadway
- — Original Plat. — ——Bfs—— - —— B/s— — — Existing Building Setback (See Note 5)
PROPOSED SAGE MOUNTAINSIDE 4) Utility Locations shown are based on visual surface evidence and a —— %k Existing 5’ Public Utility Easement
" TOWNHOMES SUBLOT 1 DIGLINE INC. Iocote: Utility locations should be verified by DIGLINE INC. MOD Mountain Overlay District (City of Ketchum)
- 178 683 Sq. Ft 7 before any excavation. 25% 25% Slope Line (Alpine 2022)
- ) g. . // 5) Current Zoning appears to be General Residential Low Density, (GR-L). ———————— — Existing 5" Major Contour Line (Alpine 2022)
- +1.81 Ac. // Please rqfer to City of Ketchum Zoning Ordinances fo.r more information Existing 1° Minor Contour Line (Alpine 2022)
// - about this Z’one. Front S’etbacks are are as shown, Side Setbacks are the 3¢ % Proposed 5 Maior Contour
— P greater of 1" for every 3 in building height or 5. Rear Setbacks are the P o J
- - greater of 1’ for every 3’ in building height or 15'. Proposed 1 Minor Contour
// . 6) Subject Property lies withing the City of Ketchum’s Avalanche Zone District Proposed D’r’oln.oge Flowline L
- o and Mountain Overlay Zoning District as defined in Zoning Code Title 15. >S0 Proposed 6" Dia. PVC Storm Drain Pipe
— // Persons dwelling in this area should become familiar with these portions HXXFHXRXXKXXXFXXXKXXXXEXXXX . Proposed L.0.D. with Silt Fence (Construction)
// / Of the Ordinonce Gl'ld dwe" here Gt their own riSk. SXXXXXXX XXX XX XXX XXX K XXX XXX XXX XXX XX XXX - Proposed L.O.D. (Demolition)
— /// 7) Subject property lies within the Blaine County Elk Winter Range Zone. Proposed 4" Dia. Footing Drain Pipe
~ 8) Not all trees and vegetation are shown. Some locations are approximate. Proposed 4~ Dia. Roof Drain Fipe
// - L. ) Existing Wooden Fence
= - 9) Avolonqhe Zoning is from a 20?2 RAMM§ Sjcudy conducted by Alpme L LI LIl Eyisting Retaining Wall
— — Enterprises Inc. This study is site specific; it should not be applied to L
— / adjacent lands. i i i i i Existing Overhead Power
- // i e =A== A-—-—A~———A-—-——4A-—- Proposed Underground Power
// \ 5 " — = —WR— — — — — wiR— — — Existing Water Main
__ //'\/ 50 Existing Water Service
—— - \ 6955 Proposed Water Service (C2.0, Detail 4)
- - ;{
\

o)
B

S
©
X

©

PH

§2EE2

1.0%

Proposed Sewer Service (C2.0, Detail 4)
Existing CA/TV

Existing Gas Main

Proposed Gas Service

Red Avalanche Hazard Zone (Alpine 2022)

-O—-0O-O0-O0O-0O-0O-0O—O—0O—-O— Blue Avalanche Hazard Zone (Alpine 2022)

Found 1/2” Rebar
Found Aluminum Cap
Set 1/2" Rebar, PLS 7048

—O—  Existing Power Pole

Existing Sewer Manhole
Proposed Sewer Cleanout
Existing Water Meter
Existing Water Valve
Existing Well

Proposed Water Meter (C2.0, Detail 1)
Proposed Sewer Cleanout
Existing Phone Box
Existing CA/TV Box
Existing Power Box
Proposed Power Meter
Proposed Gas Meter
Existing Road Grade
Proposed Grade

Proposed Structure

SE JOUR

Proposed Concrete Avalanche
Protection Wall

TOWNHOUSES r———

L —

1 Proposed Deck Line
_I (See Arch. Plan)

Proposed Paver Driveway (C3.0, Detail 8)

L

—d & Saw—Cut Line (C2.0, Detail 3)

Proposed Asphalt Patch

Proposed Stone Entry

£ {_K ) Proposed Boulders (C3.0, Detail 10)
@é_ Proposed Gravel (C3.0, Detail 7)
— ‘ < o
Q %’5 ——~— Proposed Snow Storage
QL3 % /] (C2.0, Note 22)
Q%
a @ Proposed Landscape Dry Well (C3.0, Detail 8)
S >>§
T Rz Proposed Landscape Catch Basin
> GAS Connected To Building Drainage
~ E====93 Proposed 6" Driveway Trench Drain
3 SLAB Garage Slab Elevation
FG Finish Grade
WTR//OA:T. ENTRY  Stone Entry Elevation
’//EOA//”‘"E RIM Dry Well/Catch Basin Rim Elevation
A TR Top of Retainage Elevation
BR Bottom of Retainage Elevation
CURVE RADIUS ARC LENGTH CHORD LENGTH |CHORD BEARING
C1 404.52’ 6.60° 6.60° S 36°5827" W
(C1) (404.52°) |(6.63") (6.63") (S 36°29°50” W)
C2 404.52’ 53.44' 53.40° S 32°43'21" W
SR (C2) (404.52")  [(53.37") (53.33") (N 32°14'53" E)
/\
g)\ LINE LENGTH BEARING
L1 65.09’ S 37°15°27" W
CUT AND CAP EXISTING WATER L2 8.53’ S 37°15'27" W
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1)

2)

3)

4)

5)

6)

7)

8)

9)

GENERAL CONSTRUCTION NOTES

Utility Locations shown are based on Digline locates and visual surface
evidence. They are approximate. Contractor shall be responsible for
locating existing utilities prior to commencing and during construction.

See the Building Plan from Connect Homes and the Landscape Plan from
NS Consulting for the remainder of the design.

Contractor shall assure positive drainage away from the building and
driveway.

Contractor shall be responsible for dust control during construction of all
items hereon. Dust control shall be continuous during construction, 24
hours per day 7 days per week. The contractor shall follow the
requirements of the Storm Water Pollution Prevention Program at all times
until permanent erosion control is established.

The Trench Drain shall be a 6” wide HDPE channel with a 0.75 built in
channel slope (Zurn Flo—Thru Model Z886 or equivalent). Grate shall be

ductile iron with a slotted pattern. All components shall be rated for
H—20 loading.

All construction shall be in accordance with the most current edition of
the Idaho Standards for Public Works Construction, ISPWC, and the City of
Ketchum, Idaho, Codes and Standards. The contractor shall be responsible
for obtaining and keeping a copy of the ISPWC and the City of Ketchum
Codes and Standards on site during construction.

Per Idaho Code, 55—1613, the contractor shall retain and protect all
monuments, accessories to corners, benchmarks, and points set in control
surveys. All monuments, accessories to corners, benchmarks, and points
set in control surveys that are lost or disturbed by construction shall be
reestablished and re—monumented, at the expense of the agency or
person causing their loss or disturbance under the direction of a
professional land surveyor.

The contractor shall clean up the site after construction so that it is in
a condition equal to or better than that which existed prior to
construction.

The contractor shall be required to obtain all the necessary permits prior
to construction and shall check with the City of Ketchum for permits the
owner may have already obtained.

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

1

SD—407 and IDAPA section 58.01.08.542.07.

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

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

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

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

maximum density as determined by AASHTO T-99.

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

accordance with Idaho Standards for Public Works Construction, ISPWC.

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

Ketchum standards of excavation and backfill.

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

City of Ketchum standards for excavation and backfill. Excavated subgrade
shall be compacted and all unsuitable Sections removed and replaced with
structural fill as determined by the engineer per ISPWC Section 204.
Minimum compaction of placed material shall be 95% of maximum
laboratory density as determined by AASHTO T—99 or IDT T-91.

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

802. It shall be compacted per ISPWC Section 202 and the City of
Ketchum standards. 2” minus crushed aggregate material shall conform to
ISPWC Section 802 Type Il and to the City of Ketchum specifications.
Minimum compaction of placed material shall be 95% of maximum
laboratory density as determined by AASHTO T—99 or IDT T-91.

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

Section 802. It shall be compacted per ISPWC Section 202 and the City
of Ketchum standards. 3/4” minus crushed aggregate for leveling course
shall conform to ISPWC Table 802 Type | and to the City of Ketchum
specifications. Minimum compaction of placed material shall be 95% of
maximum laboratory density as determined by AASHTO T—99 or IDT T-91.

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

805, 810, and 811 for Class Il pavement and to the City of Ketchum
standards. Asphalt aggregate shall be 1/2” nominal size conforming to
Table 803b in ISPWC Section 803. Asphalt binder shall be pg 58—28
conforming to Table A—1 in ISPWC Section 805.

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

concrete shall be 3,000 psi minimum. 28 day, as defined in ISPWC Section
703, Table 1.C.

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

to provide a clean pavement edge for matching. No wheel cutting shall be
allowed. Pavement shall be cut prior to paving to prevent damage to the
cut edge.

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

Circulation Areas.
Driveways = 698 Sq. Ft.
Walkways = 292 Sq. Ft.
Total = 990 Sq. Ft.
30% of Total = 297 Sq. Ft.
Areas Designated:
SS—-A: 5'x38"' = 190 Sq. Ft.
SS—-B: 19.5'x9” + 16'x4’ = 240 Sq. Ft.
SS-C: 13'x19’ 247 Sq. Ft.
Area Designated Total 677 Sq. Ft. of Snow Storage

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

current edition of the US Department of Transportation Manual of Uniform
Traffic Control Devices (MUTCD).

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

plans, unless such changes have been authorized in writing.

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

issuance of a temporary or final Certificate of Occupancy unless otherwise
agreed upon in writing by the City.

; 24" TO BACK OF ¢
(A) ALL PRODUCTS AS LISTED OR APPROVED SUBSTITUTIONS. SIDEWALK OR PER @
NO GALVANIZED PIPE OR YELLOW BRASS FITTINGS TO i e
BE USED. FINISH GRADE
SLOPE TO BACK OF
SIDEWALK

(C) SERVICE PIPE: ULTRA HIGH MOLECULAR WEIGHT
POLYETHYLENE PIPE SIDR 7 , CLASS 200 IN IRON PIPE

" g NN
TRA LINE) 3/4” OR 1". SANANY AN \\}\
SIZE (DRISCO PIPE 8600 UL ) 3/ //“/\\\//>\//\,<\ /7\ ‘ /)/\\ //% A %
(D) SADDLE COUPLINGS: USED FOR CONNECTION OF ALL
SERVICE LINES TO PVC MAIN. SERVICE SADDLES: o, =
EPOXY COATED STEEL WITH STAINLESS STEEL BAND Z|% =
AND MUELLER THREADS, TYPE CC. HERN 5
(E) NO SERVICE CONNECTIONS WITHIN ONE FOOT OF THE o L 1 A —I
PIPE ENDS. STAGGER MULTIPLE CONNECTIONS MADE ON - |
THE SAME JOINT OF PIPE THE ALONG CIRCUMFERENCE - 1 A—r
AND SEPARATED BY A MINIMUM OF ONE FOOT. &
(F) CENTER METER BOXES LOCATED IN CONCRETE DRIVEWAYS IN I~ -
A 4'X 4' SQUARE OF CONCRETE. SEPARATED FROM THE REST k)
OF THE DRIVEWAY CONCRETE BY EXPANSION JOINT MATERIAL. 5 Z
USE 30" TILE WITH CONCRETE GRADE RING, STANDARD MANHOLE
RING AND LID MARKED "WATER". ] ]
= I~
(G) ELEVATION SET OF METER LID PER LOCAL REQUIREMENTS. e
. P ©®
™~ I~
= I~
~ I~
= )
[~ ™~
[~ "~
™~ B
- I~

TN

1
ORIWIA_

9 NOTE: EXTEND aﬂk

METER BOX AND PROVIDE

0 TEMPORARY PLUG (THREADED
IN HIGH GROUNDWATER
AREAS).

30' UNLESS OTHERWISE WATER SERVICE CONNECTION DETAIL
DIRECTED BY THE ST,
ENGINEER
LEGEND
(?) FORD FB—1101 OR MUELLER BALL (1) FUTURE METER INSTALLED BY WATER PURVEYOR.

CORPORATION STOP 3/4" OR 1.
(i) FIRM UNDISTURBED EARTH. (SET TILE ON
(2) MUELLER H-15072. 2"X 22" DIAMETER PRECAST CONCRETE

BLOCK IF OVER EXCAVATION OCCURS).
@ NO. 12 COPPER FINDER WIRE. SEE SD-514
FOR SPLICING. @F‘ROWDE TEMPORARY PLUG (THREADED IN
HIGH WATER AREAS).

(%) 20" DIA, % 42" DEEP METER BOX (%) DOUBLE PURPOSE COUPLING.
(NOTCH FOR SERVICE LINES).
(5 FORD VHH—92-18" YOKE WITH MALE
(5) STAINLESS STEEL SADDLE. CONNECTION AND EXTENDED END OR
APPROVED EQUAL.
WATER MAIN.
FORD CARTRIDGE DUAL CHECK VALVE (VERTICAL).
(@) 3/4" OR 1" SERVICE LINE (TYP.) NO ({7) FORD BALL VALVE 18" (92,9394 SERIES OR
SPLICING IS ALLOWED. MUELLER B24101—142) 3/4"—1" COPPERSETTER

WITH PADLOCK WINGS AND EXTENDED END ON EACH.
MALE SWIVEL END.
(%) FORD TYPE X SINGLE LID COVERS NO. X43,
FULL OPENING 3/4” OR 1" MUELLER 300 13 1/2" OPENING—1 1/32" PENTAGONAL NUT.
BALL OR FORD B—11333 BALL VALVE.

(10) CURB STOP ADAPTER (FORD C—86 OR
MUELLER H—15426 "GRIP JOINT"),

WATER SERVICE CONNECTION (3/4” — 17)

ISPWC — SD-401
NOT TO SCALE

POTABLE AND NON—POTABLE WATER LINE (NPWL) SEPERATION

ISPWC — SD-407
NOT TO SCALE

TYPICAL ROAD SECTIONS

CITY OF KETCHUM - SD-3
NOT TO SCALE

TYPICAL TRENCH

CITY OF KETCHUM — SD-12
NOT TO SCALE
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DRIVEWAY TOTAL WIDTH = 20.00 DRIVEWAY TOTAL WIDTH = 20.00
L DRIVEWAY TOTAL LENGTH = 32.29’ | | DRIVEWAY TOTAL LENGTH = 20.86° |
[ o [ o
NOTES
S S S S S S S 8 S 8 S 8 A) Material shall be pervious/permeable to allow drainage.
8 = S 2|, - g 3 8 = S Z|. - g 3
+ + e + + + + + L + + + B) Surface must allow for vehicle parking and be consistent
st st < |9 = = = = = = 2|9 = = = along the entire property frontage.
E g E g C) Material within the first eight (8) feet from edge of
5923.00 5923.00 , asphalt (Street) shall be distinct from driveway and rest of
5922.00 5922.00 L\'lr;;==1 31)25 o’ E— 8 MIN. —————— ™ property in order to visually appear available for parking.
5921.00 LVC = 15.0° EXISTING 5921.00 - - GRADE D) Grading and drainage improvements as required by City
5920.00 - K=1.30 - 3 GRADE 5920.00 [ —Z— ~ 5% MIN EXISTING DRAINAGE Engineer — Minimum 5% slope.
5919.00 B ———— 5919.00 - I — N CARAGE ‘_ SWALE
5918.00 — — AN 5918.00 HEXISTING FINSHED———— gL AB T S R S L SYES o v on s E) No obstructions, such as boulders or berms.
5917.00 7 | FINISHED _N— SARAGE 5917.00 | ROAD GRADE A, e P R
5916.00 / ; ; ; CRADE 5916.00 _ _ _ ‘ EXISTING ROAD F) No buried irrigation systems within the first eight (8)
'3(_: s S Q S 5 % R '3(_: K S " S 2 % K (SAGE RD.) feet the edge of asphalt (Street). Surface irrigation lines
S g = & = |8 | @ g o Q| @ .| 2 are permitted beyond the first eight (8) feet, however
EXI%EQS > % - | + o < % > % - % s % g % pop—up heads are not permitted anywhere in the ROW.
S0 == Z|s Lo |0 =l £ Llo ;
g d = = zl s i1 = o= i 7 CRUSHED AGGREGATE G) No live plant material within the first eight (8) feet from
&S| w 2|< % o o &S| w a < % o (L - 4” MINIMUM THICKNESS edge of asphalt (Street). Low ground cover plant material,
[ o o ol g [ o o oD such as turf grass, is permitted beyond the first eight (8)
8 N 8 S feet. Drought—tolerant species are preferred.
S Y| B S o
< Tl S +
x < 2 x E Q H) No snow—melt systems within Public R.O.W.
E FG FG ? E FG FG
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Basis of Bearings is Idaho State Plane Coordinate System, NAD83, Central
Zone, at Grid in US Survey Feet. Vertical Datum is NAVD1988.

Boundary Information is from the Plat of Living Springs Townhomes,
Instrument Number 456235; Records of Blaine County, ldaho.

Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the
Original Plat.

Utility Locations shown are based on visual surface evidence and a
DIGLINE INC. locate. Utility locations should be verified by DIGLINE INC.
before any excavation.

Current Zoning appears to be General Residential Low Density, (GR-L).
Please refer to City of Ketchum Zoning Ordinances for more information
about this Zone. Front Setbacks are are as shown, Side Setbacks are the
greater of 1’ for every 3 in building height or 5. Rear Setbacks are the
greater of 1’ for every 3’ in building height or 15'.

Subject Property lies withing the City of Ketchum’s Avalanche Zone District
and Mountain Overlay Zoning District as defined in Zoning Code Title 15.
Persons dwelling in this area should become familiar with these portions
of the Ordinance and dwell here at their own risk.

Subject property lies within the Blaine County Elk Winter Range Zone.
Not all trees and vegetation are shown. Some locations are approximate.

Avalanche Zoning is from a 2022 RAMMS Study conducted by Alpine
Enterprises Inc. This study is site specific; it should not be applied to
adjacent lands.
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Sub ject Boundary

Existing/Proposed Sublot Line

Previous Sublot Line

Adjoiners Boundary

Existing Edge of Asphalt Roadway

Existing Building Setback (See Note 5)
Existing 5' Public Utility Easement
Mountain Overlay District (City of Ketchum)
25% Slope Line (Alpine 2022)

Existing 5° Major Contour Line (Alpine 2022)
Existing 1° Minor Contour Line (Alpine 2022)
Proposed 5 Major Contour

Proposed 1’ Minor Contour

Proposed Drainage Flowline

Proposed 6” Dia. PVC Storm Drain Pipe
Proposed L.0.D. with Silt Fence (Construction)
Proposed L.0.D. (Demolition)

Proposed 4" Dia. Footing Drain Pipe
Proposed 4" Dia. Roof Drain Pipe

Existing Wooden Fence

Existing Retaining Wall

Existing Overhead Power

Proposed Underground Power

Existing Water Main

Existing Water Service

Proposed Water Service (C2.0, Detail 4)
Existing Sewer Main

Existing Sewer Service

Proposed Sewer Service (C2.0, Detail 4)
Existing CA/TV

Existing Gas Main

Proposed Gas Service

Red Avalanche Hazard Zone (Alpine 2022)
Blue Avalanche Hazard Zone (Alpine 2022)

Found 1/2” Rebar

Found Aluminum Cap

Set 1/2" Rebar, PLS 7048
Existing Power Pole
Existing Sewer Manhole
Proposed Sewer Cleanout
Existing Water Meter
Existing Water Valve
Existing Well

Proposed Water Meter (C2.0, Detail 1)
Proposed Sewer Cleanout
Existing Phone Box
Existing CA/TV Box
Existing Power Box
Proposed Power Meter
Proposed Gas Meter
Existing Road Grade
Proposed Grade

Proposed Structure

Proposed Concrete Avalanche
Protection Wall

Proposed Deck Line
(See Arch. Plan)

Proposed Paver Driveway (C3.0, Detail 8)

Proposed Asphalt Patch
& Saw—Cut Line (C2.0, Detail 3)

Proposed Stone Entry
Proposed Boulders (C3.0, Detail 10)

Proposed Gravel (C3.0, Detail 7)

Proposed Snow Storage
(C2.0, Note 22)

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

Proposed Landscape Catch Basin
Connected To Building Drainage

Proposed 6” Driveway Trench Drain

SLAB Garage Slab Elevation
FG Finish Grade
ENTRY Stone Entry Elevation
RIM Dry Well/Catch Basin Rim Elevation
TR Top of Retainage Elevation
BR Bottom of Retainage Elevation
CURVE RADIUS ARC LENGTH CHORD LENGTH |CHORD BEARING
C1 404.52’ 6.60° 6.60° S 36°58'27" W
(C1) (404.52") [(6.63") (6.63") (S 36°29'50" W)
C2 404.52’ 53.44’ 53.40° S 32°43'21" W
(C2) (404.52") [(53.37") (53.33") (N 32°14'53" E)
LINE LENGTH BEARING
L1 65.09 S 371527 W
L2 8.53" S 37°15°27" W

GRAPHIC SCALE

8 16 32

e e ™ e —

( IN FEET )
1inch = 8 ft.
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