STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
REGULAR MEETING OF MAY 9, 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.

I EXECUTIVE SUMMARY

The applicant is proposing to demolish an existing attached townhouse and construct two new
detached modular townhomes (the “project”) located at 400 & 402 Sage Road (the “subject property”)
within the General Residential — Low Density Zoning District (the “GR-L Zone”) and Mountain Overlay
District (the “MOD”). The proposed townhomes are 4,820 square feet each and contain four bedrooms
and a two-car garage. A conditional use permit is required for the project as an avalanche protective
wall spanning the length of the two townhomes is proposed. A townhouse preliminary plat to vacate
the existing Living Springs Townhomes subdivision and reestablish new townhouse sublots. The project
plans for all applications are included as Attachments A-F.

The subject property (See Figure 1) is comprised of one lot subdivided into two townhouse sublots.
The lot is part of the Warm Springs Village Subdivision, Fourth Addition that was created in 1961 under
the jurisdiction of Blaine County. The attached townhouse was constructed in 1996 under Blaine
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County’s development standards prior to the subject property being annexed into the City of Ketchum.
At the time of construction, there were no development standards specific to hillside development.
After annexation into the City of Ketchum, approval for the townhouse subdivision was granted in
2001.

Figure 1. 402 Sage Rd (blue) Vicinity Map

While the existing attached townhome is more than 50 years old, the building is not designated on the
city’s adopted Historic Building/Site List. Review by the Historic Preservation Commission is not
required; however, a demolition permit cannot be issued for the existing residence until a 60-day
waiting period has concluded (KMC §15.16.040.B3) and a complete building permit application for a
replacement project on the property has been accepted by the city and required fees have been paid
(KMC §17.20.010.B).

Pursuant to Ketchum Municipal Code (KMC) §17.104.050.A, design review is required for the
“construction or placement of new buildings or structures, including additions to any such structures
or buildings existing at the effective date hereof, upon real property within the Mountain Overlay
Zoning District.” The project is subject to all Mountain Overlay design review criteria and standards
specified in KMC §17.104.070 as well as all applicable design review standards specified in KMC
§17.96.060.

Staff believes the project conforms to the zoning and dimensional standard requirements and most of
the design review and mountain overlay design review criteria. However, staff has concerns related to
the screening of the avalanche wall, flatness of the buildings, and encroachment into 25% hillside. Staff
also believes the project conforms with the townhouse preliminary plat requirements. Staff
recommends the Commission review the application and provide feedback to the applicant on
potential revisions to address staff’s concerns.
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Il. BACKGROUND

The Planning and Building Department received the Mountain Overlay Design Review, Townhouse
Preliminary Plat & Conditional Use Permit for the project on December 12, 2022. Following the receipt
of the applications, staff routed the application materials to all city departments for review. The
applications were reviewed concurrently, and the applications were deemed complete on April 13,
2023 after two rounds of review.

. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS

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. The comprehensive plan states:

Community Character: You know when you have entered Ketchum; this is a place centered on
the “town” and identifiable from the “country” by distinct edges. Residents and visitors desire
this clear division that has been lost in so many American cities through strip commercial
development and sprawling residential subdivisions. Protecting and enhancing the visual
character of our community gateways, the undeveloped hillsides, and night skies is a priority

(page 9).

Environmental Quality and Scenic Beauty: Ketchum’s citizens place great value on the
exceptional natural setting and resources of the Wood River Valley. The community is
surrounded by rugged alpine peaks, forested and sage-covered open spaces, pristine wildlife
habitat, and beautiful rivers and riparian areas. Key open spaces create visual buffers between
the built and natural environment. Unobstructed views exist in every direction in large part due
to Ketchum’s wide streets and lack of hillside development. These environmental features and
resources sustain our economy and are why many people choose to live in Ketchum. We will be
excellent stewards of these resources in order to preserve them for the future (page 10).

The comprehensive plan sets policies to guide land-use decisions and identifies the following goals
regarding hillside development:

e Establish and maintain open space buffers in important scenic areas to maintain the
community’s separate identity from surrounding communities and to protect views and
open space.

e Protect and enhance views of the surrounding mountains and natural features.
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e Continue to protect hillsides within the City and the Area of City Impact from further
development. Enforce and encourage strengthening of the Mountain Overlay standards of
the City and County, by using a variety of techniques; such as clustering at lower elevations,
creating conservation easements, or purchasing private property on hillsides.

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

The MOD ensures the preservation of Ketchum’s surrounding hillsides and ridgelines and minimizes
impacts on natural topography, geology, soils, drainage, wildlife, and native vegetation. The Mountain
Overlay design review standards reduce visual impact by directing building sites away from higher
elevations and keeping hillsides open and unobstructed. Additionally, Mountain Overlay standards
protect public health, safety, and welfare by ensuring the adequate provision of emergency services,
fire protection, and utilities.

The comprehensive plan's future land use map identifies two different future land use designations for
the property, the lower and upper portions of the property. The map designates the future land use
for the downhill portion of the subject property as low-density residential. Desired primary uses within
this future land use category include single-family and duplex residences as well as accessory units.
The detached townhomes fall within the primary uses of the low-density residential land use category.
Open space is identified as an appropriate secondary use that complements the low-density residential
units. The uphill portion subject property is designated as open space, parks & recreation which does
not encourage any development in that area of the property. The proposed townhouses are sited at
the lowest elevation within the low-density designation portion of the parcel, preserving the natural
topography of the hillside above.

Protecting the visual character of the hillsides is a vital aspect of the Mountain Overlay. The proposed
detached townhomes are sited lower on the property than the existing townhomes and will not be
seen from public vantage points. The proposal is also sited lower than many of the existing
developments along Sage Rd.

Staff believes that the goals and policies of the comprehensive plan related to hillside development are
met with the proposed project 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 Design Review Improvements and Standards

As the project occurs in the MOD, the project is subject to both Mountain Overlay criteria as well as
Design Review criteria outlined in 17.96.060. During department review, city staff reviewed the project
for conformance with all design review standards and required improvements specified in KMC
§17.96.060. Additionally, staff reviewed the project for conformance with all city code requirements
for right-of-way improvements, utilities, and drainage. Staff believes a majority of the Design Review
standards have been met but has a few areas of concern and requests feedback. These areas of
concern are addressed below. Please see Attachment | for staff’s comprehensive design review
standards analysis.

Compatibility of Design
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Pursuant to Ketchum Municipal Code §17.96.060.E1, “The project’s materials, colors and signing shall
be complementary with the townscape, surrounding neighborhoods and adjoining structures.” Sage
Road features residences built at varying timeframes resulting in a diverse range of materials and
architectural styles. This has resulted in a mix of architectural styles used with newer residences
leaning towards a mountain modern style (flat roofs, high percent of glazing, and less warm materials)
and older residences featuring more traditional mountain architecture materials (logs and native stone
with a more rustic feel). Still, the neighborhood features more traditional mountain architecture than
mountain modern design. The proposed residences utilize materials more commonly used in mountain
modern architecture such as cement board siding, cedarwood siding and dark bronze metal trim
around windows and doors. Upon initial submittal, staff expressed concern regarding the amount of
proposed glazing and lack of material differentiation. The applicant revised the project to reduce
glazing along the northern elevations and introduce more wood siding at Level 1 entry patio which
staff views as positive changes. Staff still believes additional revisions are needed as the current design
does not meet the criteria. Staff requests the Commission review the proposal and provide feedback
on whether the projects materials and coloration are complementary to the surrounding
neighborhood.

Architectural Features

KMC Section 17.96.060.F2 & 5 state, “The building character shall be clearly defined by the use of
architectural features” and “Buildings walls shall provide undulation/relief, thus reducing the
appearance of bulk and flatness.” As stated previously, the proposed development includes two
detached modular townhomes which are identical and utilize mountain modern design. As seen with
other mountain modern developments in Ketchum, the project utilizes clean lines, large windows, and
a natural color palette. Staff does have concern regarding the second and third floors with respect to
the above-mentioned criteria. The buildings feature a step back after the first floor to allow for the
walkout deck on the front of the building but little undulation and use of architectural features is used
on the upper floors, resulting in the buildings coming off as bulky and flat. Staff provided this feedback
to the applicant during department review. The applicant made revisions to include julliete balconies,
steel awnings, and introduced changes to materials to create more visual interest. Staff does view
these changes as positive but still sees the buildings as flat and lacking in architectural features.

Avalanche Wall Screening

The proposed avalanche varies in exposed height between 13’ to 21’ at some points of the project,
resulting in a feature that can alter the beauty of the land if not screened properly. The avalanche
overlay section of the Ketchum Municipal Code has a standard specifically when avalanche protective
devices are proposed. KMC 17.92.010.D.2 states, “As a further condition of any conditional use permit,
appropriate landscaping may be required where such structures, devices or earthwork alter the
natural slope or beauty of the land.” The landscape plan (Sheet L1) shows a variety of shrubs and trees
to be planted on the side yards of the project resulting in screening of the avalanche wall as extends
towards the side yards, which staff feels is acceptable. However, the area where staff feels some
improvement is still needed, occurs in the middle of the two detached structures. Between the
structures, the exposed portion of the wall is approximately 15’ feet wide and 20 feet tall. The
applicant has proposed installing a trellis along the downslope side of the avalanche wall for vines to
grow. Staff believes this is not sufficient vegetative screening especially in winter months when most
vine species lose their leaves. There is also a design review criteria KMC 17.96.060.F4 which states,
“Accessory structures, fences, walls and landscaping features within the project shall match or
complement the principal building. Much like the avalanche criteria referenced above, this criteria
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speaks to accessory structures on a property not detracting from the building. In order for the
avalanche protective wall to not conflict with those standards larger vegetation will be needed to
screen the middle section. Staff recommends additional vegetative screening be introduced, such as
coniferous tree species, whose height is tall enough to sufficiently screen the wall and does not lose its
foliage in the winter.

Conformance with Mountain Overlay Standards

In general, staff believes the mountain overlay design review criteria outlined in 17.104.060 is met,
however, staff does not believe the application meets 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
(Attachment K) regarding the redevelopment of nonconforming properties in the MOD and
development into 25% slopes.

The Commission determined that existing nonconforming properties may be redeveloped under the
following conditions:

A. If the property configuration is proposed to be modified (lot line adjustment, lot consolidation
etc.), then the new property configuration must establish a building envelope on the lowest
portion of the property. Existing non-conforming building footprints are not permitted to be
redeveloped outright. If a more compliant alternative at a lower elevation on the hillside
property exists, then the new home must be sited in the more suitable area for redevelopment.

B. If the property configuration is not being altered or changed, then a new home may be
constructed at the Commission’s discretion through Mountain Overlay Design Review provided
that the project does not exceed the height or limits of disturbance of the existing
nonconforming home. The building footprint shall conform as close as possible to the existing
building.

As noted in the executive summary, the applicant is proposing to demolish the existing attached
townhouses and reconfigure the lot. Therefore, the project falls under subsection A of the
interpretation, and needs to demonstrate that the proposed project is on the lowest portion of the
property and should be in a more compliant location if possible. Based on discussions with the
Commission during a work-session on April 11th, staff believes that more compliant and suitable
locations for development are those outside of 25% slopes.

Currently, an attached townhouse exists on the subject property and is located outside of the 25%
slope area as shown on the Living Springs Townhomes plat from 2001 (Figure 2). As the existing
development sits closer to the western side property line, the 25% area which encroaches closer to
Sage Rd on the western portion of the lot does not currently have any structures which encroach.

Planning & Zoning Commission Meeting of May 9", 2023 Page 6 of 10



BLOCK |1 ?
=
& ] [#
Ao cap g A E
3 alg
= =
25K ]
'''' — 25K e
[==——— _————
I 1
I |
” r P —
i | 8
ald’ L [ |
=] [ -7 Pp—
la I |
A L) |
m I |
I
|
3 '
: SUBLOT 2 SUBLOT 1 :
+79,770 SQ. FT. £79,770 SQ. FT. |
3_—|, + 1.83 ACRES _ . + I.B;' ACRES -
‘!5; ¥ K=k —K
— & JEN | s “ssesaoomw
i,@..-—-—-— NO CAP 73.56' NO CAP " '

Figure 2. Living Springs Townhomes Plat (2001)

The proposed development differs by having portions of the development extend into the 25% area of
the lot. Of the proposed townhouses, the western townhouse does not have any encroachment into
the 25% slope area while the eastern townhouse does have a portion of the structure and avalanche
wall extend into the 25% area as shown in Figure 3. The MOD does encourage development to be sited
down on the hillside, which the proposed development does by having smallest required front yard
setback. However, as the proposed development uses more of the western portion of the lot, the

development does see encroachment into the 25% area.
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Figure 3. Encroachment of building into 25% slope (circled in black).

Staff requests feedback on whether the proposed encroachment into 25% meets MOD criteria #10 and
the zoning interpretation.

Conformance with Zoning Regulations

During city department review, planning staff reviewed the project for conformance with all applicable
zoning code requirements including permitted uses, dimensional limitations, parking, development
standards, and dark skies. Staff believes the project complies with all zoning code regulations and
dimensional standards required in the GR-L Zone. Comprehensive analysis of the project’s
conformance with zoning code requirements and dimensional standards is provided in Attachment G.

V. CONFORMANCE WITH SUBDIVISION STANDARDS

During department review, staff reviewed the townhouse preliminary plat application for conformance
with KMC 16.04.030 — Procedures for subdivision approval, KMC 16.04.040 — Development and Design,
and KMC 16.04.080 - Townhouses. Please see Attachment J for the review of all requirements and
standards. Where “N/A” is checked, the standard is not applicable for one of the following reasons:

e The standard applies to the creation of new subdivisions or new infrastructure. The application
does not propose any new streets, water or sewer extensions of main lines, or master drainage
infrastructure.

e The standard applies to action that shall be taken at the final plat stage of the process and this
application is for a preliminary plat.

e Per provisions of the standard, the City Engineer has determined that the standard does not

apply.

Pursuant to KMC 16.04.080.C.2, the applicant has submitted this townhouse preliminary plat in
conjunction with the Design Review application. If approved by the Commission, the townhouse
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preliminary plat application will be reviewed and acted upon by the City Council. This must occur prior
to a building permit submittal for the project.

Staff believes the proposed townhouse preliminary plat request meets all applicable subdivision
requirements and standards for a preliminary plat and townhouse map.

V. CONFORMANCE WITH CONDITIONAL USE PERMIT STANDARDS

The Sage Road neighborhood is characterized by hazards associated with red and blue avalanche
zones. Building in the Avalanche Zone must meet the standards and comply with certain restrictions
specified in KMC 17.92.010. New construction in the Avalanche Zone must be certified by an engineer
licensed in the State of Idaho certifying that the proposed construction, as designed, will withstand the
avalanche forces specific to the development site (KMC 17.92.010.D.3). Avalanche structures or
earthwork that threaten to deflect avalanches toward the property of others or otherwise threaten to
increase the danger to persons or property are prohibited (17.92.010.D.2). Avalanche attenuation and
protective structures require the review and approval of a Conditional Use Permit.

Conditional Use Permits for avalanche attenuation devices have been granted within the
neighborhood. The applicant has submitted a site-specific avalanche study and avalanche wall plans
designed by a structural engineer to withstand the anticipated forces. The wall is located perpendicular
to the projected avalanche flow to not deflect avalanches onto adjacent properties or
damage/endanger persons or property in the vicinity of the project. Upon review of the submitted
material, staff believes the proposed avalanche wall meets all Conditional Use Permit criteria except
for the standard related to avalanche wall screening as discussed above in the design review section.

Staff Recommendation
Staff recommends the Commission review the application materials, staff and applicant presentation,
and public comment and provide feedback on the items outlined by staff in the above report which
includes:

e Compatibility of design

e Architectural features

e Avalanche wall screening

e Encroachment into 25% slope area

<

ATTACHMENTS:

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

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

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

Zoning and Dimensional Standards Evaluation

Mountain Overlay Design Review Standards Evaluation

Design Review Standards Evaluation

Townhouse Preliminary Plat: Subdivision Standards Evaluation

Planning and Zoning Commission Zoning Code Interpretation 22-001

ATTIOIMMOO®>
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L. 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.



Attachment B:

Application Materials: MO Design Review
Plan Set
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ISSUANCE

Rev:No. Date Description

1 12.01.2022 DESIGN REVIEW SUBMITTAL
2 03292023 DESIGN REVIEW RESUBMITTAL

2 103.29.2023

PROJECT DESCRIPTION

DEMOLITION OF EXISTING TOWNHOMES AND PROPOSED 2 - 2980 SF
FACTORY BUILT HCD APPROVED TOWNHOMES WITH 1840 SF SITE
BUILT LEVEL 1, 2-CAR GARAGE & FOUNDATION WITH SUB-LOTLINE
ADJUSTMENT

PARCEL INFORMATION

SITE ADDRESS: 402 SAGE RD, KETCHUM, ID

PARCEL: RPK03480000020 + RPK03480000010

ZONING: GR-L (2 103.29.2023
MOUNTAIN OVERLAY: YES

AVALANCHE ZONE: YES

CONSTRUCTION TYPE: TYPE V-B

HEIGHT:

REQUIRED: 35'-0"

PROPOSED: 34'-91/4"

SIDE SETBACK CALC: 34'-91/4"/3=11"-T7"

SETBACKS:. REQUIRED PROPOSED
FRONT YARD: 15'- 0" 15'- 0"
REAR YARD: 15'- 0" 1083"'- 2 1/2"
SIDE YARD: 1'-7" 12' - 3"

ARCHITECT:

Gordon Stott

Connect Homes

304 S. Broadway, Suite #320
Los Angeles, CA 90013

323 697 2386 TEL

310 622 9271 FAX
info@connect-homes.com

MODULAR BUILDER:
Connect Homes Factory
1811 Riverview Dr.

San Bernardino, CA 92408

STRUCTURAL ENGINEER:

Reza Shabani, M.Eng., M.Sc. , PE.
8th St. Construction & Consulting
619 906 0202 TEL
reza@8thstreets.com

AVALANCHE WALL ENGINEER:
Scott Heiner

Ruscitto Latham Blanton

P.O. Box 5619

Ketchum, ID 83340

208 726 5608

scott@rlb-sv.com

CIVIL ENGINEER:

Alex Nelson

Alpine Enterprises Inc.

660 Bell Dr., Unit 1

P.O. Box 2037

Ketchum, ID 83340

208 727 1988
alexnelson@alpineenterprisesinc.com

GEOTECH:

TBD

SURVEYOR:

Bruce Smith

Alpine Enterprises Inc.

660 Bell Dr., Unit 1

P.O. Box 2037

Ketchum, ID 83340

208 727 1988
bsmith@alpineenterprisesinc.com

LANDSCAPE ARCHITECT:
Nathan Schutte

NS Consulting

380 E Highway 26
Shoshone, ID 83352
208.320.2911
nathanwschutte@gmail.com

OWNER:

Sam and Jordan Jadallah
P.O. Box 3250

Ketchum, ID 83340

208 721 4391

LOCAL GC:

Don Cunningham,
Engelmann Partners LLC
208.720.5089
don@epartll.com
www.epartllc.com
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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.
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LOT 23,

+136,307 Sq. Ft.
+3.13 Ac.

\\_//

T ( 6960 \

—

~
-~
//g '
v
~
~
~

/

BLOCK 3

- — — —
/ —

o __LIVN

S _—
//

— + _
_—

9§ —
— _—
—_ _~SUBLOT-2~

-~ 479,770 Sq. Ft—
~ 7 £1.83 Ag o

— — —— — _
~ e
/,b ~
—
o‘, -

GT?%@&B\WWWWOME§;

— —
_—

-

~

+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,
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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.
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A SITE SURVEY SHOWING
LIVING SPRINGS TOWNHOMES

WITHIN S14, T.4N., R.17E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO
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—————" NOTES
1) Basis of Bearings is |daho State Plane Coordinate System, NAD83, Central
T Zone, at Grid in US Survey Feet. Vertical Datum is NAVD1988.
_— 7 2) Boundary Information is from the Plat of Living Springs Townhomes,

—— Instrument Number 456235; Records of Blaine County, Idaho.

— 3) Refer to the Plat Notes, Conditions, Covenants, & Restrictions on the Original

_ Plat.
L 7 —\ : _ —~ 4) Utility Locations shown are based on visual surface evidence and a DIGLINE
_____ r - _— - P = 7 - - —— _- _ - INC. locate. Utility locations should be verified by DIGLINE INC. before any
- “\-/’**‘1 _ PREVIOUS LIVING SPRINGS - — - PREVIOUS LIVING SPRINGS - -~ excavation.
o L L — [ _ _ - _ —
'_“::’/ R J\r - Towﬁyg?ygg g(L;BIE?T 2 T - e /TPVX:N%%AEOS SSqU‘B:_:ST ! - // P —" - 5) Current Zoning appears to be General Residential Low Density, (GR-L). Please
\ - 183 Ao - e P - _ -7 - 1183 Ao —— P B — refer to City of Ketchum Zoning Ordlnonce§ for more information about thIS’
= — . - — I — /// _ /// : . 7 - Zone. Front Setbacks are are as shown, Side Setbacks are the greater of 1
@ ~ -— o~ - - - for every 3’ in building height or 5. Rear Setbacks are the greater of 1’ for
- 5965 PROPOSED SAGE MOUNTAINSIDE — ——— — _ _ /////PROPOSED SAGE MOUNTAINSIDE// every i building hé’ight%r 15" 9

Sy ~ V- —— TOWNHOMES SUBLOT 2 ——~ ~_~ TOWNHOMES SUBLOT 1~ - _

_ -~ -~ +£78,686 Sq. Ft. -~ -~

_—
— _—

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
e —— Previous Sublot Line

Adjoiners Boundary
————— eoa— — —— Exjsting Edge of A

25% 25% Slope Line (Alpine 2022)
—————————— Existing 5 Major Contour Line (Alpine 2022)
fffffffffffffffff Existing 1° Minor Contour Line (Alpine 2022)
% Proposed 5 Major Contour
Proposed 1’ Minor Contour
Proposed Drainage Flowline

Existing Wooden Fence
Existing Retaining Wall

—— A A Existing Overhead Power
Proposed Underground Power
T T WR— — - — — wr— — ——— Existing Water Main
ws Existing Water Service
ws Proposed Water Service (C2.0, Detail 4)
SWR SWR Existing Sewer Main
ss Existing Sewer Service
ss Proposed Sewer Service (C2.0, Detail 4)
™ Existing CA/TV
GAS Existing Gas Main
GAS 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
—O—  Existing Power Pole
S Existing Sewer Manhole
© Proposed Sewer Cleanout
Existing Water Meter
& Existing Water Valve
Existing Well
Proposed Water Meter (C2.0, Detail 1)
© Proposed Sewer Cleanout
PH Existing Phone Box
v Existing CA/TV Box
Existing Power Box
Proposed Power Meter
GM Proposed Gas Meter
Existing Conifer Tree
Existing Deciduous Tree
% Existing Conifer Tree (To Be Removed)
{7 Existing Deciduous Tree (To Be Removed)
1.0%  Existing Road Grade
1.0%  Proposed Grade
Proposed Structure
...~ Proposed Concrete Avalanche
. Protection Wall
r————" Proposed Deck Line
L_____1(See Arch. Plan)
Proposed Paver Driveway (C3.0, Detail 8)
L—E“—_l Proposed Asphalt Patch
————d & Saw-Cut Line (C2.0, Detail 3)
Proposed Stone Entry
(UKD Proposed Boulders (C3.0, Detail 10)
Proposed Gravel (C3.0, Detail 7)
:____: Proposed Snow Storage
@ Proposed Landscape Dry Well (C3.0, Detail 8)
Proposed Heated 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’ 6.62° 6.62° S 38°13'34” 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") |(53.37") (53.33%) (N 32°14°53" E)
$
x@é
GRAPHIC SCALE
8 0 4 8 16 32

( IN FEET )
1inch = 8 ft.

PREPARED FOR SAGE MOUNTAINSIDE LLC.

SAGE MOUNTAINSIDE TOWNHOMES
WITHIN S11 & S14, T.4N., R.17E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO

A SITE GRADING, R.O0.W. ENCROACHMENT, & UTILITY PLAN SHOWING

727-1987 fax

660 Bell Dr., Unit 1

P.0. Box 2037, Ketchum, ID 83340 USA
bsmith@alpineenterprisesinc.com

and Natural Hazards Consulting

(208) 727-1988

Surveying, Mapping, Civil Engineering,
email:

Alpine Enterprises Inc.
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GENERAL CONSTRUCTION NOTES

1) 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.

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

3) Contractor shall assure positive drainage away from the building and

driveway. NOTES: "
24" TC BACK OF 3
. . . (A) ALL PRODUCTS AS LISTED OR APPROVED SUBSTITUTIONS. ' SIDEWALK OR PER @

4) Contractor shall be responsible for dust control during construction of all LOCAL STANDARDS
. o . o NO GALVANIZED PIPE OR YELLOW BRASS FITTINGS TO
items hereon. Dust control shall be continuous during construction, 24 BE USED. i
hour§ per day 7 days per week. The co.ntroctor sh.oll follow the ) © SERVICE PIPE: ULTRA HIGH NOLECULAR WEIGHT SIDEWALK

POLYETHYLENE PIPE , 7 r T
rqulrements of the §torm Woter: PoIIuthn Prevention Program at all times R L 500 AR LoiE) 74" of T SNV \m%
until permanent erosion control is established. LR KRR IR
: OF it iyt Sk
H H H H 1 SERVICE LIN s 5 —_

5) The Trench Drain shall be a 6” wide HDPE chonnfel with a 0.75 built in BoOXY COATED STEEL WITH STAINLESS STEEL BAND 7|2 n
channel slope (Zurn Flo—Thru Model Z886 or equivalent). Grate shall be AND MUELLER THREADS, TYPE CC. 2z N ~
ductile iron with a slotted pattern. All components shall be rated for (E) NO SERVICE CONNECTIONS WITHIN ONE FOOT OF THE o |} - 1 P

1 PIPE ENDS. STAGGER MULTIPLE CONNECTIONS MADE ON -
H—20 loading. THE SAME JOINT OF PIPE THE ALONG CIRCUMFERENCE - 1 A7
AND SEPARATED BY A MINIMUM OF ONE FOOT. -]
i i i iti CENTER METER BOXES LOCATED IN CONCRETE DRIVEWAYS IN - -

6) All construction shall be in accordance with the most current edition of Y R T B I o b T iy
the Idaho Standards for Public Works Construction, ISPWC, and the City of OF THE DRIVEWAY CONCRETE BY EXPANSION JONT MATERIAL = by %
Ketchum, Idaho, Codes and Standards. The contractor shall be responsible RING AND LID MARKED "WATER". ' S ]

3 3 3 3 \

for obtaining and keeping a copy of the ISPWC and the City of Ketchum (® ELEVATION SET OF METER LID PER LOCAL REQUIREMENTS. iy 3
Codes and Standards on site during construction. iy %
P~ I~

7) Per Idaho Code, 55—-1613, the contractor shall retain and protect all : :
monuments, accessories to corners, benchmarks, and points set in control g o
surveys. All monuments, accessories to corners, benchmarks, and points - ]
set in control surveys that are lost or disturbed by construction shall be B 5
reestablished and re—monumented, at the expense of the agency or N N
person causing their loss or disturbance under the direction of a

professional land surveyor.

8) 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.

9) 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
SD—407 and IDAPA section 58.01.08.542.07.

11) 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 = 550 Sq. Ft.
Walkways = 190 Sq. Ft.

Total = 740 Sq. Ft.

30% of Total = 260 Sq. Ft.

Area Designated = 190 Sq. Ft. + 240 Sq. Ft. + 170 Sq. Ft.
Area Designated Total = 600 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.

7, AL A 1
/%}/M/\A_ s o )

S NOTE: EXTEND 8' FROM

0 TEMPORARY PLUG (THREADED

IN HIGH GROUNDWATER
AREAS).

30° UNLESS OTHERWISE WATER SERVICE CONNECTION DETAIL

DIRECTED BY THE NTS.

ENGINEER

LEGEND
(1) FORD FB-1101 OR MUELLER BALL (i) 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. @FROWDE 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

METER BOX -AND PROVIDE

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 = 18.00’ DRIVEWAY TOTAL WIDTH = 18.00’
DRIVEWAY TOTAL LENGTH = 28.95' DRIVEWAY TOTAL LENGTH = 30.52’

1

1
1

S S S S S S S S S S S 8
s S S 2 3 g 3 S e S £ = g 3
+ T + 3|3 + + + + + + 3% + + +
- - - > - - - - - - >« - - -
5 5 5EE 5 5 5 5 5 5 B 5 5 5 NOTES
O« Ol«< A) Material shall be pervious/permeable to allow drainage.
| €15 | | g7 |
©924.00 ‘ ©924.00 ‘ P B) Surface must allow for vehicle parking and be consistent
5923.00 VC = 15.0 EXISTING 5923.00 VC = 15.0 EXISTING ~ along the entire property frontage.
5922.00 — K=1.25 — — GRADE 5922.00 — K=1.30 — GRADE—
5921.00 — — j,/,_ - 5921.00 — :iﬂﬂl ~ C) Material within the first eight (8) feet from edge of
5920.00 B . 5920.00 P — L — N__ GARAGE , asphalt (Street) shall be distinct from driveway and rest of
5919.00 I /-/’::I, AN 5919.00 ,EXI%EIXS 4 ! (FglFle\l,lA%l-ll-:ED SLAB 8 MIN. —————— ™ property in order to visually appear available for parking.
5918.00 4 : N\ _FINISHED \SSEQGE 5918.00 ' . . . . .
| GRADE [ D) Grading and drainage improvements as required by City
5917.00 . oo S Sl 5917.00 1 ol Sl ars 59 EXISTING DRAINAGE Engineer — Minimum 5% slope.
EXISTING %le Sl SIS &N g2 MR ol & e VIN. SWALE
5 O | of 0| o5 ; ; | o 0| o5 - . m
ROAD E % T % 3 % g % E % + % P % g S T N A TR Smon v A / E) No obstructions, such as boulders or berms.
<| I I I I <| I I I I == A S 5 ;
E % E E E E % rd E % E E E E % rd EXISEI'IILIG ROAD F) No buried irrigation systems within the first eight (8)
Z |5 = Q- 2l Z| 5 > Q| 2! (SAGE RD.) feet the edge of asphalt (Street). Surface irrigation lines
| > WL ul) S | > WL (ll 2 are permitted beyond the first eight (8) feet, however
o w > S o w g S pop—up heads are not permitted anywhere in the ROW.
2 n| 3 2 +|3
2 Rl e Eab] §' CRUSHED AGGREGATE G) No live plant material within the first eight (8) feet from
- <|u - nd 4" MINIMUM THICKNESS edge of asphalt (Street). Low ground cover plant material,
5 FG FG o 5 FG FG o such as turf grass, is permitted beyond the first eight (8)
—5.00% +6.97% —5.00% +6.57% feet. Drought—tolerant species are preferred.
800 | 20.95’ o 800 | 22.52’ o
- S - - S - H) No snow—melt system (other than driveway).
DRIVEWAY PROFILE VIEW DRIVEWAY PROFILE VIEW CROSS—SECTION: ROADSIDE SWALE
SUBLOT 1 SUBLOT 2 R.O.W. SAGE ROAD
VERT: 1"=5' VERT: 1"=5' NOT TO SCALE
HORIZ: 1"=10’ HORIZ: 1"=10’
ADS PERTORATED FIFE MIN. 36” BOULDER WALL \ A FINISH CEAD‘E
I<_A 5 @ 1:1 SLOPE “\‘U"\\h\\hlg
oo . [ * i
°? b o O ==]
Z% MIN. LENGTH EQUAL TO p.@.@;‘
SO ; : o CeOs N ==
. BASE THICKNESS v .';.'p(’ —]
}g% NATIVE SAND AND GRAVEL ﬂELI WASHED GRAVEL
T 23 > o050 == BACKFILL
. =z OO —1
= @ s7i J[I=]
ENVELOPE OF IMPORTED 2” S =1 |=
2 . DIA. WASHED GRAVEL Z% A=l =
3 | . SURROUNDING PIPE PLASTIC EDGE RESTRAINT T Y JI==S
z - . % ==
= . —=—— CONCRETE PAVER 2 3/8" MIN. THICKNESS o= |||lm_IMZ
. E —~—— 2% MIN. SLOPE ~—— 1" TO 1 1/2" BEDDING SAND (2" MAX.) == FILTER FABRIC AROUND
. T e e GRAVEL BACKFILL
e ? \ 6" DIA. SOLID PVC PIPE —~a—— 4”7 OF 3/4” MINUS CRUSHED GRAVEL AND SAND MIX MﬁMﬁmlr
* FROM DOWNSPOUTS & Iy e (i e
. , SUBGRADE |
FOUNDATION DRAINAGE MM ] E : . e =l Tl ]
w } SYSTEM INSTALLED MIN. A2 00 A G i . c SVANVAN ﬂ:mzﬂzﬂl-
‘_. E 24" BELOW FINISH GRADE -l l= ;:AI:I};I{':};\I\I:;I;{':?AI{\:’A\':-'i(I = }‘I};I{'I: |;|-‘{'|f‘;'|’|l| T =TTt TT |‘| |‘\"i‘\|' o O 2 MINUS BASE COURSE F\N\SH_G|T|IEm_m_m_:ﬁ_m_- 054 --.--.- .-( Jmmmmmu|_
Z — = === === == === = —lI=l ===y == Sy — ==l
= I = == = T eI L Sl Co S e S e O Ca e £ i ST T
— TN A== =]]| ——— COMPACTED SOIL SUBGRADE S it ST e
LEAVE BOTTOM OF PIPE OPEN & — NN A== =TT L SUBGRADE T L e e e s e L UG e
FILL WITH SEVERAL INCHES OF STAKE U e A N W N7 N e e e e e e N e e e e e R Tmlzm?ﬂ,,:,m;m:m:H|:|||;| UEMEﬂ.ﬂ 4” DIA. PERFORATED
IMPORTED WASHED GRAVEL = DRAIN PIPE
|~ MIN. 7’ - GEOTEXTILE AS REQUIRED
BOTTOM OF DRY WELL INSTALLED TURN UP AT SIDES OF BASE
AT LEAST 36" BELOW PIPE PAVER DRIVEWAY DETAIL BOULDER WALL
(8) LANDSCAPE_DRY WELL DETALL AVERT & >e" BELOW LOWEST DRIVEWAY (10) BOULDER WALL
NOT TO SCALE FOOTING

PREPARED FOR SAGE MOUNTAINSIDE LLC.

SAGE MOUNTAINSIDE TOWNHOMES
WITHIN S11 & S14, T.4N., R.17E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO

A SITE GRADING, R.O0.W. ENCROACHMENT, & UTILITY PLAN SHOWING

727-1987 fax

and Natural Hazards Consulting
660 Bell Dr., Unit 1
P.0. Box 2037, Ketchum, ID 83340 USA
email: bsmith@alpineenterprisesinc.com

Surveying, Mapping, Civil Engineering,
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CUT AND CAP EXISTING SEWER
SERVICE A,T SEWER MAIN.

0T

CUT AND CAP EXISTING WATER QD/
SERVICE AT WATER MAIN. 5

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, Idaho.

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.

sb

Persons dwelling in this area should become familiar with these portions of
the Ordinance and dwell here at their own risk.

XXXXXXPXXKXX XXX IXHXXXXXXYEXXXKKXK -

Subject property lies within the Blaine County Elk Winter Range Zone.

V2

V2

V2

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)

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 Conifer Tree

Existing Deciduous Tree

Existing Conifer Tree (To Be Removed)
Existing Deciduous Tree (To Be Removed)
Existing Road Grade

Proposed Grade

Proposed Structure

Proposed Concrete Avalanche

= Protection Wall

Proposed Deck Line

L_____1(See Arch. Plan)

Lo

m Proposed

B

Proposed Paver Driveway (C3.0, Detail 8)

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

Proposed Stone Entry

Boulders (C3.0, Detail 10)

Proposed Gravel (C3.0, Detail 7)

Proposed Snow Storage

Landscape Dry Well (C3.0, Detail 8)

Proposed Heated Landscape Catch Basin
Connected To Building Drainage

Proposed

=== Proposed 6" Driveway Trench Drain

SLAB
FG
ENTRY
RIM

TR

BR

Garage Slab Elevation

Finish Grade

Stone Entry Elevation

Dry Well/Catch Basin Rim Elevation
Top of Retainage Elevation

Bottom of Retainage Elevation

CURVE

RADIUS

ARC LENGTH

CHORD LENGTH |CHORD BEARING

SWR v C1

404.52°

6.62°

6.62° S 3813'34” W

(C1)

(404.527)

(6.63")

(6.63") (S 36°29°50" W)

C2

404.52’

53.42'

53.38° N 32°10°00" E

(C2)

(404.527)

(53.37")

(53.33") (N 32°14'53" E)

CUT/FILL VOLUMES

_ Proposed Cut

v (Total = 1173.1 Cubic Yards)
Proposed Fill

(Total = 21.3 Cubic Yards)

Proposed Vertical Cut
Elevation Difference

-7.29

.52 Elevation Difference

NOTE: Shrink/Swell Factor

1.2

Proposed Vertical Fill 8
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Structural Specifications ™~ et S e e S R e BUILDING PERMIT
~ S R e e TR e A
. . . N . PR A ASRAA X B M R N AL K I SR Ve s
Any discrepancies found among the drawings, specifications and notes shall be reported to the AN {a}'s;\', PN R L S A ;.;'};‘,‘- "&'\9'.:0:“‘“7;5’ .,-“”‘;‘“‘
i i i i i i j B RIS AL B I M LA Y IR I AL LA by
Architect/Engineer for clarification. The General Contractor shall verify and coordinate IR SRS S vty ) vl LSRR IRt N
dimensions among all drawings prior to proceeding with any work or fabrication. \ e '»';‘:\""'I.:;,.'5“.\..;‘;’:‘."’:"'.‘.(,:"(."":“,\:; (\.:"'::‘.;2:\’\',"':»"’5.‘3';
R B e ey e T A L
The General Contractor is responsible to provide all bracing and shoring as required to support N 323"\.,‘."{:':;«:"3{“,.'\,’:':’;';‘.})."":’,“.{‘.-§ «‘.t_';‘.,,L\.’;."{:'.;-,‘:.:::“.:.;
all loads that may be imposed on the structure for as long as required for safety and until all AN ;": ;::;3‘;’:\3-\“3 R PR ',.,:"-"39.\,' = ’-\"‘4;\'\3:‘3-‘,‘-“‘3\.4
structural elements are complete. N '.'o"‘::".'*i""‘):"-" :\‘.:“.:\g:,.‘.:.}.‘;. ,‘;’.".,g - y;‘.-'-""‘\.‘»-:2:“'\‘:3.‘3"‘&1
BRI IR AA ISR A AR AP FEY I A IARVEIR | EXSENE R )
AT SR SARK PR A S AR TRt U AN )
Contractor to submit a request to Architect/Engineer for any substitution of materials or AN Y ':‘?“-" . YA :"::_(‘" ., “"‘fzv w e
products specified in the contract drawings or specifications. AN . .:
Contractor to provide shop drawings to the Architect/Engineer for review prior to fabrication \
and/or erection of the following items: Reinforcing Steel, Structural Steel, Miscellaneous ~
Metals, Manufactured Wood Joists and Trusses, Manufactured Steel Joists, Trusses, Steel Roof ~ - — T
and Floor Decking.
Holes, notching or other penetrations through structural members shall not be permitted without \
prior Architect/Engineer approval. \
X
General Contractor shall be responsible for safety and protection within and adjacent to the \ 6 %E)
job site. 3 =
= ==
\ o —
Periodic observation visits by representatives of Ruscitto/Latham/Blanton Architectura P.A. = w _
shall not be construed as construction supervision, inspection and/or construction approval. | (L}J) w
o
The following applies unless otherwise noted in the drawings. | @ g:f
S0t YOUR g o
BUILDING CODE o< 2| >
Design, construction, and inspection shall conform to the International Building Code, (IBC), A L ™~ LIDJ
2018 Edition and Local Codes that may be applicable. a o
w
MATERIAL TEST STANDARDS . / (O] [
Material test standards referenced shall be the edition referenced in the 2018 IBC. Q zZ |(-})J
e RN [
RISK CATEGORY OF BUILDING: II /’._.\ x0 8
X o
DESIGN LORDS 11-0" 2'-6" 7-0" w o
At all times, the General Contractor and Owner shall keep the loads on the structure within the SRR~ o
limits of the design load criteria.
DESIGN AVALANCHE LOADS I
Avalanche loads on structure per Alpine Enterprises, Inc. TO—W ”
Dated September 30, 2022 5949'-0" _%
FOUNDATION/SOILS
Design soil bearing pressure = 4000 psf per Butler Associates, Inc. geotechnical report dated
August 12, 2022.
All foundations shall bear on firm, undisturbed, drained, granular soil free of organic m / m
material. If soil is disturbed, compact soil in maximum 6" deep lifts to 95% maximum dry [
density per ASTM D698. @ / \ W
Contractor to notify Architect/Engineer if soil conditions are contrary to the assumed design / &E"
conditions which may require a lower assumed soil bearing pressure such as clays, silts or 5919'-6
organics. %
Exterior footings shall bear a minimum of 2'-8" below finished grade unless otherwise noted in /
the drawings. = g
/ O
STRUCTURAL FILL $ o =
Unless noted otherwise in the geotechnical report, Structural Fill to be GW, GP, SW, or Sp soil / 4 . 0
under the unified classification system. Structural Fill shall consist of 4" minus select, PG ; —_ e}
clean, granular soil with no more than 12% passing the #200 sieve. 17 = =
Fill shall be placed in lifts of no more than 8", moisture conditioned, and compacted to 95% of ‘[T il m Ve, =z
modified proctor density ASTM D1557. P wlex ﬁ‘ T B
Structural Fill placed below footings must extend laterally outside the perimeter of the | | / M-4.0 - 2
footing for a distance equal to the thickness of the fill measured from the bottom of the 7.6" 26" . o —
footing to the underlying undisturbed soil. / +— « " on
Unless otherwise noted in the geotechnical report, back fill behind stem walls and retaining 3 0
walls to be the same as prescribed above, except the maximum aggregate size should be 2". / TN N ‘ . 8
Compaction of back fill behind walls shall be done by hand compactors. m sl g : ; Lo : 102 s
T NPT A R M A U IR A TIAR VAT AL SR ) 3
/ o-'.‘-'f\w.'\'.‘(,‘\m'\',‘).u R (t" PARY (l","‘- RN AADARS E o
CONCRETE D2.0 Ry T R L T T R L L S N
Structural concrete, including, but not limited to, footings, foundations, walls, columns, / .'({.‘7‘.".‘;:'.‘.{:", SVl R ,}."’\‘3 .',‘:(.‘o:)’,..‘, Aol art ":1:.“ <T ©
beams, on-grade and suspended slabs, shall be of normal weight concrete (145pcf) with a maximum ."‘:’-ﬁ"'-.w;‘(,;'.\,’f A ,(:,“i;: gd,-;‘s;‘f,",, ';‘-,:,‘,3{\,:3:',",},~.,;::z o
aggregate size of 3/4" conforming to ASTM C33, and shall meet the following criteria: . ‘.:-):’v}}")",‘-";\.{ ’-('-"\:o;j\.'-(::?; :..:.::.\.f';";. ;‘0}:;’“‘;-’:«{\-(\ --- N
5-0" e TR W ey N R S I
60" Bl AR HREE —
MINIMUM 28day MAXIMUM MAXIMUM SLUMP, | AIR-ENTRAINMENT CEMENT T.O.W. P o
LOCATION COMPRESSIVE WATER-CEMENT inches PERCENT + 1.5% TYPE / FRONT YARD SETBACK 2 < . ;
STRENGTH, psi RATIO (a) [ i M-8.0 I © oo
(b) -0.
/ ),‘9)‘ o
INTERIOR CONCRETE, O -
STEM WALLS, & @, = e
FOOTINGS NOT EXPOSED / : = o =
TO WEATHER 4000 .50 4 6 II —_ e= o
v
(NOT INCLUDING GARAGE / 2 g
SLABS) — X~
/ (]
—_— T O
e AN e -
EXTERIOR CONCRETE / 1 40 2'-6 6-0"_ I = v
EXPOSED TO WEATHER 4500 .45 4 6 1T (Vo] ; <
AND GARAGE SLABS o)
/ oD 2 e
— o= o)
= o= < o
a) Maximum slump based on maximum water-cementitious ratio. Mid and high range water reducing o,
agents can be used to increase slump beyond these maximums with Approval of Engineer. 6 L1 ' R 3 o
b) Water shall not be added at the job site such that the water-cementitious ratio is exceeded. — - o o LIV
AR B O ] ,?.’a\‘o.“.*'\ T S A
) ) ) ) ) ) / T.O.W. P R ERA MR AT P A AR TR R T IR SR
General Contractor to submit concrete mix design to Architect/Engineer for review before — MYEARDR I A FOR ) a):o"‘:"-?\:-‘)‘:.;3,.‘);0.&‘\.,
concrete placement. 5947'-0 e ‘.)“'v{.(; :)'.‘.,“.‘:.;.\'.;' e R ':’::""‘72"’,,“?
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CONCRETE BATCHING, MIXING, TRANSPORTATION, PLACEMENT, CONSOLIDATION, HOT & COLD WEATHER / ==
PROTECTION
Concrete batching, mixing, and transportation shall conform to ACI 304R. ] ‘\ . .
Cement to conform to ASTM C150. / Vi ::':: v ‘?.'.: ‘ ‘;"’-‘ o;.‘.‘:,.:.: ‘a'\.y“:: n.“
Aggregates to conform to ASTM C33. (:; [ ‘::. ‘,\.o\‘,“.':,;.'}.\.,' \.,. ‘:}u: AR
Water shall conform to ASTM C1602. / SV TR B ST S A R T L R AL Iy
Placing of concrete shall conform to ACI 304R and ACI 318-26.5.2. I "
Pumping of concrete shall conform to ACI 304.2R. 3 [ 3

LAP SPLICES —

402 SAGE ROAD | KETCHUM, IDAHO

No more than 90 minutes shall elapse between batching and placement of concrete. D2.0
Form work shall conform to ACI 347R and ACI 318-26.11. | M-8.0
Reinforcing steel and Embedded items shall be clean and free of foreign debris and be /
tied securely in place and care taken not to displace during concrete placement.
Conduits and Pipes shall not be embedded in concrete without Engineers written approval. /
Consolidation of concrete shall conform to ACI 309R. The unconfined fall of concrete
shall not exceed 5'-0".
Hot weather concreting shall conform to ACI 305R. (
Cold weather concreting shall conform to ACI 306R.
Concrete shall not be placed on disturbed soil, frozen soil, or placed in water.
Forms shall not be stripped from walls and footings until concrete strength reaches a
minimum of 1000psi. Forms supporting suspended slabs shall not be stripped until full
28day specified compressive strength is achieved. |
| ®

REINFORCING STEEL
Reinforcing steel shall conform to ASTM A615, grade 60. Where construction documents \
specify Concrete Shear Wall, Concrete Seismic Frame, or Reinforced Seismic Boundary
Element, reinforcement shall comply with ASTM A706 Grade 60 or ASTM A615 Grade 60 meeting
the requirements of ACI 318-18.2.6. Mill certifications showing compliance with ACI
318-18.2.6 shall be submitted to Engineer for verification and approval.
Welded Wire Fabric shall conform to ASTM A185. |
Reinforcing steel to be detailed, fabricated, and placed in accordance with ACI 315 and | T
ACI 318. |

) ) N
Reinforcement and deformed bar anchors to be welded shall be A706 weldable or prior
approved equal. Welding of rebar to be approved by Engineer. Welding shall conform to \
AWS D1.4 standards. ///:;\\\

SAGE MOUNTAINSIDE TOWNHOMES

Unless otherwise noted, reinforcement lap splices per following table: ™ M-8.0
\ N L
RAR LAP (@b) rap (3¢ \
SIZE # (inches) (inches) \
H N > A
3 22 28 \ 2 Sy e G e ey
4 23 30 \ \ o, 3 ’."\,’.(:3.“,‘.".‘ ’u(.'”.‘ RS L el
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7 62 81 5 v = 0 :
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N
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\ <> DENOTES AVALANCHE 2 “ <
, . LOADING LOCATIONS @ A E
a) Clear spacing between bars greater that 2 bar diameters. Clear cover greater than 1 SEE ALPINE = < ! =)
bar diameter. Reinforcement uncoated. ?P > < | =
b) Vertical and horizontal reinforcement placed such that less than 12" of fresh concrete ENTERPRISES, INC. — | wd - n
cast below splice. \ SNOW AND AVALANCHE a )]
c) Horizontal reinforcement with more than 12" fresh concrete cast below splice. HAZARD STUDY DATED (7] %
SEPTEMBER 30, 2022 (O] @)
. ) . . . \ Z o
Reinforcement concrete cover requirements, unless otherwise noted in drawings, as follows: \ s (@)
BN o
(1) Cast against earth 3" < o
(2) Cast against form, \ é COPYRIGHT © 2021
Exposed to earth or weather 2"
(3) Walls, slabs, joists \
Not exposed to earth or weather 3/4"
(4) Beams, columns \

Not exposed to earth or weather 1-1/2"
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OFFICIAL USE ONLY

City of Ketchum

Planning & Building

£5TapL1s0t®

Subdivision Application

Submit completed application and payment to the Planning and Building Department, PO Box 2315, Ketchum,
ID 83340 or hand deliver to Ketchum City Hall, 480 East Ave. N., Ketchum. If you have questions, please contact
the Planning and Building Department at (208) 726-7801. To view the Development Standards, visit the City
website at: www.ketchumidaho.org and click on Municipal Code.

: ; : APPLICANT INFORMATION
Name of Proposed Subdivision: Saee MountagnSzpE Town nomes
Owner of Record: Sase Moumtazeszoe LLC .
Address of Owner: 0 Bex 3250 , Keterom , TD 83340
Representative of Owner: BRuce SMzrH, LS  , Aufzne ENTERPRZSES L.
Legal Description: | puyzmes SPRINGS TownHomes | SvBiers | + 2
Street Address: Hoz. $Awe Reap , Liwzts A+ 8

' SUBDIVISION INFORMATION R -—I
Number of Lots/ParceIs 2 7—(,“,,,,,,,““,>£ S$uBroTs
Total Land Area: 159,540 Sa. fr. , 3,66 Ac. | CURRENTIA Z Teropliousé sobiers of 19,790 sa.fr, 183 Ac. Eacn
Current Zoning District: GemegAv feerpewramn Low Densrry (6R-L)
Proposed Zoning District: (sexgga. Resgpéntzar Loww Denszry (GR-L)
| Overlay District: Mob AVALAN(.HE , Evx Uswrer Rance
AR g ' TYPE OF SUBDIVISION L
Condominium [ ILand a IPUD a Townhouse &
Adjacent land in same ownership in acres or square feet: Npug

Easements to be dedicated on the final plat:

MUTUAL  RECTPROCAL UTTLITY EASEMENTs ond $0BLoTs | AnD 2 FoR  Uaf , MAINTENANCE , Avp RelATR
Briefly describe the improvements to be installed prior to final plat approval:

Cos‘m:au L_ThuwnHouse B30znés Aonacne Qtotertzom WAL | TneRaSRATORE | AnD Lonscabing,
ADDITIONAL INFORMATION

AII Ilghtmg must bein comphance with the City of Ketchum’s Dark Sky Ordinance

One (1) copy of Articles of Incorporation and By-Laws of Homeowners Associations and/or Condominium Declarations . -
One (1) copy of current title report and owner’s recorded deed to the subject property

One (1) copy of the preliminary plat

All files should be submitted in an electronic format.

Applicant agrees in the event of a dispute concerning the interpretation or enforcement of the Subdivision Application in
which the City of Ketchum is the prevailing party te pay reasonable attorney’s fees and costs, including fees and costs of
appeal for the City of Ketchum. Applicant agrees to observe-all City ordinances, laws and conditions imposed. Applicant
agrees to defend, hold harmless and indemnify the City of Ketchum, city officials, agents and employees from and for any
and all losses, claims, actions, judgments for damages, or.injury to persons or propérty, and losses and expenses caused or
incurred by Applicant, its servants, agents, employees, guests and business ifivitees and_not caused by or arising out of the
tortuous conduct of city or its officials, agents or employees. Applicant certifies that s/he has read and examined this
lication and that all information contained herein is true and correct.

& BLOESMITH LS MnloZT
i Signature ALPrmz @T&@Cl% Ay Cs Date
%Aﬁ&m@x\ﬁ

480 East Ave.N.. * PO.Box2315 % Ketchum, iD 83340 * main(208)726-7801 * {ax(208)726-7812
facebook.com/CityofKetchum % twitter.com/Ketchum_ldaho * www.ketchumidaho.org



October 29, 2021
Order No.: 790323

RE: 402 Sage Road, Unit A & B, Ketchum, ID 83340

Dear Valued Customer,

Thank you for giving Pioneer Title Company the opportunity to serve you. We appreciate your
business and will strive to merit the confidence you have shown in us. Please find attached your
titte commitment. In it, you'll find your preliminary title report with supporting documentation
related to the property at 402 Sage Road, Unit A & B.

Should you have any questions regarding the documents contained herein including concerns
related to exceptions, legal descriptions, or vesting, please contact any one of your Pioneer Title
Company team members:

Escrow Officer Title Officer

Paige McAllister Jeannie Dibble

Ph: (208) 726-6954 Ph: (208) 726-6954

Email: pmcallister@pioneertitleco.com Email: jdibble@pioneertitleco.com

Best Regards,
Your Pioneer Title Co. Team

pioneertitleco.com



File No. 790323

Please review the following questions and contact your Escrow Officer or Title Officer if the answer to
any is “Yes.”

Are any principals using a Power of Attorney?
Are any of the parties in title incapacitated or deceased?
Has a change in marital status occurred for any of the principals?

Is the property now vested, or will the property be transferred, to a new trust, partnership, or
corporation?

Has any construction or remodeling been done to the property in the last 90 days?

Escrow Officer Title Officer

Paige McAllister Jeannie Dibble

Ph: (208) 726-6954 Ph: (208) 726-6954

Email: pmecallister@pioneertitleco.com Email: jdibble@pioneertitleco.com

Property Address: 402 Sage Road, Unit A & B, Ketchum, ID 83340
Buyer/Borrower: SK Casablanca LLC

Seller: Mary C. Handelsman



Policy Issuing Agent For:

Old Republic National Title Insurance Company

Sales Price

Loan Amount

$1,753,270.00

Title Fees & Breakdown

File No.: 790323

COVERAGE
Owner’s Coverage Standard

Lender’s Coverage

TITLE POLICY CALCULATIONS FOR DISCLOSURE

Product

Loan

Owners $4,558.00

Owners Endorsements:
Lenders Endorsements:
Owners Inspection
Owners Additional Chain

Lenders Inspection:

Lenders Additional Chain:

Recording Fees:

E-file Fee:
CPL Fee:

CD Disclosed Premiums

Actual Premiums Premium Adjustments

$0.00 (Title Premium Adjustment)
$0.00
$4,558.00 (Short Term Discount — If Any)

$0.00

OTHER FEES

N/A

N/A

N/A

N/A

Deeds $15.00 (up to 30 pages)

Deed of Trusts $45.00 (up to 30 pages)
For all other documents the rate shall be:

$10 for the first page / $3 each additional page

An additional $4.75 per document
$25.00

Please contact Jeannie Dibble at jdibble@pioneertitleco.com or (208) 726-6954 with any questions.



ALTA Commitment for Title Insurance
*
* X %

*
* * Issued By Old Republic National Title Insurance Company
* *
*

** * NOTICE

IMPORTANT—READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE POLICIES.
ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS COMMITMENT OR THE
POLICY MUST BE BASED SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, OPINION OF TITLE, OR
OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE COMPANY TO DETERMINE INSURABILITY OF
THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE
BENEFIT OF THE COMPANY, AND CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.

THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED IDENTIFIED IN
SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE COMPANY HAS NO LIABILITY OR
OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER PERSON.

COMMITMENT TO ISSUE POLICY

Subject to the Notice; Schedule B, Part I—Requirements; Schedule B, Part II—Exceptions; and the Commitment Conditions, Old Republic National Title
Insurance Company, a Florida Corporation (the “Company”), commits to issue the Policy according to the terms and provisions of this Commitment. This
Commitment is effective as of the Commitment Date shown in Schedule A for each Policy described in Schedule A, only when the Company has entered
in Schedule A both the specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured.

If all of the Schedule B, Part I—Requirements have not been met within 6 months after the Commitment Date, this Commitment terminates and the
Company'’s liability and obligation end.

Issued By: OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
. . . A Stack Company
Pioneer Title Company of Blaine County 400 Sacond Avenue South, Minneapolis, Minnesta 55401

491 N. Main Street, Suite 102 [612) 371-1111
Ketchum, ID 83340

Authorized Agent for Old Republic National
Title Insurance Company By Q’MI(E}_ Q& President

Authorized Signatory

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.

ALTA Commitment for Title Insurance



COMMITMENT CONDITIONS

1. DEFINITIONS

@)
(b)

@)

“Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records.

“Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land” does not
include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or easement in abutting
streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent that a right of access to and
from the Land is to be insured by the Policy.

“Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized by
law.

“Policy™: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by the
Company pursuant to this Commitment.

“Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant

to this Commitment.

“Proposed Policy Amount”; Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be

issued pursuant to this Commitment.

“Public Records™: Records established under state statutes at the Commitment Date for the purpose of imparting constructive

notice of matters relating to real property to purchasers for value and without Knowledge.

“Title": The estate or interest described in Schedule A.

2. Ifall of the Schedule B, Part —Requirements have not been met within the time period specified in the Commitment to Issue Policy,
this Commitment terminates and the Company’s liability and obligation end.

3. The Company’s liability and obligation is limited by and this Commitment is not valid without:

@)
(b
(c
(d
(e
(
(

—_— =

_— =

f
9)

=

the Notice;

the Commitment to Issue Policy;

the Commitment Conditions;

Schedule A;

Schedule B, Part I—Requirements;

Schedule B, Part Il—Exceptions; and

a counter-signature by the Company or its issuing agent that may be in electronic form.

4. COMPANY’S RIGHT TO AMEND
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, encumbrance,
adverse
claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the Company is limited by
Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment.

5. LIMITATIONS OF LIABILITY

(@)

The Company'’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the interval
between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended Commitment, resulting
from the Proposed Insured’s good faith reliance to:

(i) comply with the Schedule B, Part I—Requirements;

(i) eliminate, with the Company’s written consent, any Schedule B, Part [I—Exceptions; or

(iii) acquire the Title or create the Mortgage covered by this Commitment.

The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had
Knowledge of the matter and did not notify the Company about it in writing.

The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the expense
had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured.

The Company'’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and

described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount.

The Company shall not be liable for the content of the Transaction Identification Data, if any.

In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B,

Part I— Requirements have been met to the satisfaction of the Company.

(9) Inany event, the Company'’s liability is limited by the terms and provisions of the Policy.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.

ALTA Commitment for Title Insurance



6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT

Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment.

Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment.

Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with respect to
the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and proposals of any kind,
whether written or oral, express or implied, relating to the subject matter of this Commitment.

The deletion or modification of any Schedule B, Part Il—Exception does not constitute an agreement or obligation to provide
coverage beyond the terms and provisions of this Commitment or the Policy.

Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the
Company.

When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be

under the Policy.

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The issuing
agent is
not the Company’s agent for the purpose of providing closing or settlement services.

8. PRO-FORMA POLICY
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed
Insured, nor is it a commitment to insure.

9. ARBITRATION
The Policy contains an arbitration clause. All arbitrable matters when the Proposed Policy Amount is $2,000,000 or less shall be arbitrated
at the option of either the Company or the Proposed Insured as the exclusive remedy of the parties. A Proposed Insured may review a
copy of the arbitration rules at http://www.alta.org/arbitration.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.

ALTA Commitment for Title Insurance



Title Insurance Commitment

First Report
Policy Issuing Agent For: File No.: 790323
Old Republic National Title Insurance Company Reference No.:
Issuing Agent: Pioneer Title Company of Blaine County
Issuing Office: 491 N. Main Street, Suite 102
Schedule A
1. Commitment Date: October 28, 2021 7:30AM
2. Policy or Policies to be issued:
(a) 2006 ALTA Owner’s Policy - Standard $1,753,270.00 $4,558.00
Proposed Insured: SK Casablanca LLC
Endorsements: $0.00
Inspection Fee: N/A
(b) 2006 ALTA Lender’s Policy -
Proposed Insured: $0.00
Endorsements: $0.00

Inspection Fee: N/A

3. The estate or interest in the land described or referred to in this Commitment is:
FEE SIMPLE

4. Title to the estate or interest in the land is at the Effective Date vested in:
The heirs or devisees of Mary C. Handelsman, also shown of record as Mary Crutchfield Handelsman, deceased, their
interest being subject to the administration of the estate of said Decedent in Blaine County, Probate Case No. CV07-21-
00532, wherein Thomas Grebinski is appointed Personal Representative of said estate.

5. The land referred to in this Commitment is described as follows:
SEE EXHIBIT A ATTACHED HERETO AND MADE A PART HEREOF.

Old Republic National Title Insurance Company

WQM

Authorized Signatory

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.

ALTA Commitment for Title Insurance



File No.: 790323 Reference No.:

Schedule B-1

ALTA COMMITMENT

Requirements

All of the following Requirements must be met:

1.

The Proposed Insured must notify the Company in writing of the name of any party not referred to in this
Commitment who will obtain an interest in the Land or who will make a loan on the Land. The Company may
then make additional Requirements or Exceptions.

Pay the agreed amount for the estate or interest to be insured.
Pay the premiums, fees, and charges for the Policy to the Company.

Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, or both,
must be properly authorized, executed, delivered, and recorded in the Public Records.

We require a copy of the Certificate of Organization, Operating Agreement and Resolutions, and any
amendments showing the power and authority of the party or parties who plan to execute the forthcoming
conveyance or encumbrance on behalf of SK Casablanca LLC.

This Company will require the enclosed Seller or Borrower Affidavit (regarding State Liens and Indigent
Care Services) be signed and returned in order to issue the policy herein.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.
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File No.: 790323 Reference No.:

Schedule B-1I1

ALTA COMMITMENT

Exceptions

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR
LIMITATION CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE
EXTENT THAT THE SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION
VIOLATES STATE OR FEDERAL LAW BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL
ORIENTATION, GENDER IDENTITY, HANDICAP, FAMILIAL STATUS, OR NATIONAL ORIGIN.

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or
easement identified in Schedule A, and will include the following Exceptions unless cleared to the satisfaction
of the Company:

General Exceptions:

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public
Records or is created, attaches, or is disclosed between the Commitment Date and the date on which all of the
Schedule B, Part [—Requirements are met.

2. Rights or claims of parties in possession not shown by the public records.

3. Encroachments, overlaps, boundary line disputes, and any other matters which would be disclosed by an
accurate survey or inspection of the premises including, but not limited to, insufficient or impaired access or
matters contradictory to any survey plat shown by the public records.

4. Easements, or claims of easements, not shown by the public records.

5. Any lien, or right to a lien, for services, labor, or material heretofore or hereafter furnished, imposed by law
and not shown by the public records.

6. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance
thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are
shown by the public records.

7. Taxes or special assessments which are not shown as existing liens by the records of any taxing authority that
levies taxes or assessments on real property or by the public records. Proceedings by a public agency which
may result in taxes or assessments, or notices to such proceedings, whether or not shown by the records of
such agency or by the public records.

(General Exceptions 1 through 7 will not appear as printed Exceptions on Extended Coverage Policies or the
ALTA Homeowners Policy)

Special Exceptions:

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.
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10.

11.

12.

13.

14.

15.

16.

NOTE: General taxes for the year 2020, which were liens, are paid.
Parcel No.: RPK03480000010

Amount: $2,673.18

Affects: Sublot 1

NOTE: General taxes for the year 2020, which were liens, are paid.
Parcel No.: RPK03480000020Amount: $3,367.86
Affects: Sublot 2

NOTE: The above taxes reflect a Home Owners Exemption. Any new buyer must re-apply to the Blaine
County Assessor's office for said exemption.
Affects: Sublot 1

NOTE: The above taxes DO NOT reflect a Home Owners Exemption. Any new buyer must apply to the
Blaine County Assessor's office for said exemption.
Affects: Sublot 2

General taxes for the year 2021, which are liens and are not yet due and payable.
Parcel No.: RPK03480000010 and RPK03480000020

Reservations in United States Patent or State Deeds.
Water rights, claims or title to water, whether or not the matters are shown by the public records.

Sewer charges and special assessments, if any, for the City of Ketchum.
No search made.

Covenants, conditions, restrictions and easements as set forth on the plat.

Name of Plat: Warm Springs Village Subdivision Fourth Addition

Instrument No.: 115701

Deleting or omitting any covenant, condition or restriction indicating a preference, limitation or
discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the extent
such covenants, conditions or restrictions violate 42 USC 3604(c).

Reservations contained in an instrument

Document: Warranty Deed

Executed by: Mark B. Lloyd and Helen R. Lloyd, husband and wife

Recorded: March 11, 1966

Instrument No.: 124295

Terms and conditions of the Affidavit as to Identification of Plats and Descriptions of Real Property,

including but not limited to Ketchum Ordinance 302 regarding Avalanche Zones
Recorded: October 10, 1979
Instrument No.: 197578

Covenants, Conditions, Restrictions, Reservations, and Easements

Dated: October 1, 2001

Executed by: Declaration, Reciprocal Easement and Party Wall Declaration
Recorded: October 3, 2001

Instrument No.: 456234

Deleting or omitting any covenant, condition or restriction indicating a preference, limitation or
discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the extent
such covenants, conditions or restrictions violate 42 USC 3604(c).

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.
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https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=12914938
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22424010
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=12919170
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22423626

17. Covenants, conditions, restrictions and easements as set forth on the plat.
Name of Plat: LIVING SPRINGS TOWNHOMES
Instrument No.: 453235
Deleting or omitting any covenant, condition or restriction indicating a preference, limitation or
discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the extent
such covenants, conditions or restrictions violate 42 USC 3604(c).

18. A Deed of Trust with Adjustable Rate Rider to secure an indebtedness of $665,000.00, and any other amounts
as therein provided, payable under the terms, conditions, provisions and stipulations thereof.
Dated: January 8, 2003
Grantor: Mary Crutchfield Handelsman, an unmarried woman
Trustee: Sun Valley Title Company, an Idaho Corporation
Beneficiary: MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, INC. (MERS) is a separate
corporation that is acting solely as a nominee for Lender and Lender's successors and assigns
Lender: First Bank of Idaho, FSB
Recorded: January 15,2003
Instrument No.: 476976
MIN Number: 100174101000004048

Assignment of beneficial interest under said Deed of Trust by the following Instrument

To: 2010-2 SFR Venture, LLC, its successors and assigns
Recorded: August 8, 2011
Instrument No.: 589620

Assignment of beneficial interest under said Deed of Trust by the following Instrument

To: Kirkland Financial LLC

Recorded: August 8, 2011

Instrument No.: 589621

Assignment of beneficial interest under said Deed of Trust by the following Instrument

To: MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, its successors and assigns
Recorded: August 8, 2011

Instrument No.: 589622

Assignment of beneficial interest under said Deed of Trust by the following Instrument

To: U.S. Bank Trust National Association, as Trustee for CVI LCF Mortgage Loan Trust I,
its successors and assigns

Recorded: July 13, 2015

Instrument No.: 627942

Affects: Sublot 1

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.

ALTA Commitment for Title Insurance


https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22420454
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22424286
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22424292
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22424301
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22424318
https://sync.pioneertitleco.com/DownloadDocument.aspx?DocumentID=22424330

19. A Deed of Trust with Adjustable Rate Rider, 1-4 Family Rider and Planned Unit Development Rider to
secure an indebtedness of $645,500.00, and any other amounts as therein provided, payable under the terms,
conditions, provisions and stipulations thereof.

Dated: June 20, 2005

Grantor: Mary C. Handelsman, a single woman and Vadim P. Kondratief, a single man

Trustee: First American Title

Beneficiary:  MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, INC. (MERS) is a separate
corporation that is acting solely as a nominee for Lender and Lender's successors and assigns

Lender: Express Capital Lending

Recorded: June 30, 2005

Instrument No.: 522378

MIN Number: 100360426010395274

Affects: Sublot 2

20. Any lien for federal or state estate tax payable by reason of the death of Mary C. Handelsman, also shown of
record as Mary Crutchfield Handelsman.

End of Exceptions

NOTE: As an accommodation and not part of this Commitment, no liability is assumed by noting the
following conveyances describing all or part of the subject property, which have been recorded within the last
months:

None

NOTE: The County Records and/or the City Engineer’s Office show the address to be:

402 Sage Road, Unit A & B, Ketchum, ID 83340

NOTE: There is no notice of record and therefore no search has been made for any unpaid assessments,
charges, or fees for sewer, water, garbage, irrigation, or other possible utility services.

NOTE: If the proposed insured under the Policy to issue has any questions concerning the coverage or
exclusions from coverage, the Company will be pleased to provide an explanation.

NOTE: Pursuant to the State of Idaho insurance regulations, a cancellation fee may be charged on all
cancelled orders. Unless otherwise advised, orders will be considered cancelled six months after the effective
date on the Commitment. The amount of the fee assessed shall be in accordance with our rate filing with the
Idaho Department of Insurance.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.
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EXHIBIT A

Sublot 1 and Sublot 2 of LIVING SPRINGS TOWNHOMES, BLAINE COUNTY, IDAHO, according to the
official plat thereof, recorded as Instrument No. 456235, records of Blaine County, Idaho.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue Policy; the Commitment
Conditions; Schedule A; Schedule B, Part | - Requirements; and Schedule B, Part Il - Exceptions.
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‘E OLb REPUBLIC TITLE

*

FACTS

WHAT DOES OLD REPUBLIC TITLE
DO WITH YOUR PERSONAL INFORMATION?

Financial companies choose how they share your personal information. Federal law gives
consumers the right to limit some but not all sharing. Federal law also requires us to tell you how we
collect, share, and protect your personal information. Please read this notice carefully to understand
what we do.

The types of personal information we collect and share depend on the product or service you
have with us. This information can include:

e Social Security number and employment information
e Mortgage rates and payments and account balances
e Checking account information and wire transfer instructions

When you are no longer our customer, we continue to share your information as described in this
notice.

All financial companies need to share customers’ personal information to run their everyday
business. In the section below, we list the reasons financial companies can share their customers’
personal information; the reasons Old Republic Title chooses to share; and whether you can limit
this sharing.

For our everyday business purposes — such as to process your
transactions, maintain your account(s), or respond to court orders and Yes No
legal investigations, or report to credit bureaus

For our marketing purposes —

information about your creditworthiness

No We don’t share
to offer our products and services to you
For joint marketing with other financial companies No We don’t share
For our affiliates’ everyday business purposes — v N
information about your transactions and experiences es 0
For our affiliates’ everyday business purposes — No We don’t share

For our affiliates to market to you No We don’t share

For non-affiliates to market to you No We don’t share

Go to www.oldrepublictitle.com (Contact Us)



http://www.oldrepublictitle.com/

Who is providing this notice?

Companies with an Old Republic Title name and other affiliates. Please see below
for a list of affiliates.

Howv does Old Republic
Title protect my personal
information?

To protect your personal information from unauthorized access and use, we use security
measures that comply with federal law. These measures include computer safeguards
and secured files and buildings. For more  information, visit
https://www.oldrepublictitle.com/privacy-policy

How does Old Republic Title
collect my personal information?

We collect your personal information, for example, when you:

e  Give us your contact information or show your driver’s license
e  Show your government-issued ID or provide your mortgage information
e Make a wire transfer
We also collect your personal information from others, such as credit bureaus,
affiliates, or other companies.

Why can’t I limit all sharing?

Federal law gives you the right to limit only:

e Sharing for affiliates’ everyday business purposes - information
about your creditworthiness

o Affiliates from using your information to market to you

e Sharing for non-affiliates to market to you

State laws and individual companies may give you additional rights to limit sharing. See
the State Privacy Rights section location at https://www.oldrepublictitle.com/privacy-

policy for your rights under state law.

Affiliates

Companies related by common ownership or control. They can be financial and
nonfinancial companies.

e Our affiliates include companies with an Old Republic Title name, and financial
companies such as Attorneys’ Title Fund Services, LLC, Lex Terrae National
Title Services, Inc., Mississippi Valley Title Services Company, and The Title
Company of North Carolina.

Non-affiliates

Companies not related by common ownership or control. They can be financial and
nonfinancial companies.

¢ Old Republic Title does not share with non-affiliates so they can market to you

Joint marketing

A formal agreement between non-affiliated financial companies that together
market financial products or services to you.

¢ Old Republic Title doesn’t jointly market.



https://www.oldrepublictitle.com/privacy-policy
https://www.oldrepublictitle.com/privacy-

American First Title
& Trust Company

American Guaranty
Title Insurance
Company

Attorneys' Title Fund
Services, LLC

Compass Abstract, Inc.
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Network, LLC

Genesis Abstract, LLC

Guardian Consumer
Services, Inc.

iMarc, Inc.
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Management Group,
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Old Republic Title, Ltd.

RamQuest Software,
Inc.

Republic Abstract &
Settlement, LLC

Sentry Abstract
Company

Surety Title
Agency, Inc.

The Title Company
of North Carolina

Trident Land Transfer
Company, LLC




Parcel Number Property Year | Legal Description Tax Code Area 003-002
LIVING SPRINGS TOWNHOMES
RPK03480000020 2021 | susLoT2
Property Address Parcel Status Active
402 SAGERD #B Property Type Real Property
KETCHUM ID 83340 Sub Type
Owner/Contact Name Type Relationship Owner% HOE | Mailing Address Land Group
HANDELSMAN MARY C OWNER SOLE OWNR 100.00% PO BOX 2596 LIVING SPRINGS (TOWNHOUSES)
KETCHUM ID 83340 Township Range Section
4N 17E 14
Location Code EERS
Parcel Type
Zoning
Associated Parcels Building Permits Reappraisal Year 2018
None None Inspection Date 07/11/2017
Appraiser Initials TLR
Parcel Exemption: None CB: No NC:No
Tax Certification District Roll Type Units Amount Instrument Eff Date Action Source Target Comments
660501 05/31/2019 Ownership 2019
602122 10/17/2012 Ownership 2012
CHARACTERISTIC ROLLS ACRES VALUATION SUMMARY URBAN RENEWAL
SCC | Type Suffix Description Assessed Occupancy Status| Quantity Assessed Value Exemption Amount | Net Taxable Value Net Taxable Base Net Taxable Incr
20 LAND PRIMARY NO E 1.830 | $ 358,400 | $ $ 358,400 - -
41 RESD 1 PRIMARY NO E $ 401,223 | $ $ 401,223 - -
TOTALS: 1.830 | $ 759,623 | $ - $ 759,623 - -
ROLL STATUS: E  Equalized (Final)
PROPMSTR

Printed10/29/2021 09:54 AM | Page 1



BLAINE COUNTY TREASURER

JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID 83333
TELEPHONE: (208) 788-5530

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID 83340

TAX HISTORY

PARCEL NUMBER

RPK03480000020

LEGAL DESCRIPTION
LIVING SPRINGS TOWNHOMES
SUBLOT 2

PRIMARY PROPERTY ADDRESS
402 SAGERD #B
KETCHUM ID 83340

BALANCE DUE INTEREST DATE
10/29/2021

Paid in Full BALANCE AS OF

ey 10/29/2021 09:54AM

Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL
2020 Primary 1st Charge $ 1,683.93 $ $ -$ -3 -3 1,683.93
Payment $ -1,683.93 $ $ -9 - $ -1 $ -1,683.93
2nd Charge $ 1,683.93 $ $ -9 -$ -1% 1,683.93
Payment $ -1,683.93 $ $ - $ -$ -9 -1,683.93
2019 Primary Charge $ 3,716.38 $ $ -$ -3 -3 3,716.38
Payment $ -3,716.38 $ $ - $ -3 -3 -3,716.38
2018 Primary Charge $ 3,880.90 $ $ - $ - 8 - 3,880.90
Payment $ -3,880.90 $ $ -9 - $ -1 % -3,880.90
2017 Primary Charge $ 3,803.32 $ $ -$ -3 -3 3,803.32
Payment $ -3,803.32 $ $ -8 -3 -3 -3,803.32
2016 Primary Charge $ 3,830.32 $ $ - $ -3 -3 3,830.32
Payment $ -3,830.32 $ $ -9 - $ -1 % -3,830.32
2015 Primary Charge $ 367412 $ $ - $ - 8 - s 3,674.12
Payment $ -3,674.12 $ $ -8 -3 -3 -3,674.12
2014 Primary Charge $ 3,904.30 $ $ -$ -3 -3 3,904.30
Payment $ -3,904.30 $ $ -8 -3 -1$ -3,904.30
2013 Primary Charge $ 3,724.10 $ $ - $ -8 - s 3,724.10
Payment $ -3,724.10 $ $ -9 - $ -1 $ -3,724.10
2012 Primary Charge $ 3,261.18 $ $ -$ -3 -3 3,261.18
Payment $ -3,261.18 $ $ -8 -3 -3 -3,261.18
2011 Primary Charge $ 3,335.08 $ $ - $ -8 - 3,335.08
Payment $ -3,335.08 $ $ -9 - $ -1 $ -3,335.08
2010 Primary Charge $ 3,149.78 $ $ - $ - $ -3 3,149.78
Payment $ -3,149.78 $ $ -8 -3 -1$ -3,149.78
2009 Primary Charge $ 3,093.30 $ $ - $ -3 -3 3,093.30
Payment $ -3,093.30 $ $ -9 - $ -1 % -3,093.30
2008 Primary Charge $ 3,074.94 § $ -$ -8 -1$ 3,074.94
Payment $ -3,074.94 $ $ -9 - $ -1 $ -3,074.94
2007 Primary Charge $ 3,481.32 $ $ -$ -3 -3 3,481.32
Payment $ -3,481.32 $ $ -8 -3 -3 -3,481.32
2006 Primary Charge $ 3,344.90 $ $ -$ - $ -1 % 3,344.90
Payment $ -3,344.90 $ $ -9 - $ -1 % -3,344.90
2005 Primary Charge $ 3,280.04 $ $ 32.80 $ -$ 4565 | $ 3,358.49
Payment $ -3,280.04 $ $ -32.80 $ -$ 4565 | $ -3,358.49
TAXHSTORY Printed10/29/2021 09:54AM | Page 1 of 2




Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL

2004 Primary Charge $ 3,5624.76 $ $ - $ $ -8 3,5624.76
Payment $ -3,524.76 $ $ -8 $ -3 -3,524.76

2003 Primary Charge $ 3,886.26 $ $ 38.86 $ $ 197.44 | § 4,122.56
Payment $ -3,886.26 $ $ -38.86 $ $ 19744 | $ -4,122.56

2002 Primary Charge $ 3,219.12 $ $ - $ $ -3 3,219.12
Adjustment | $ -622.90 $ $ - $ $ -1 % -622.90
Payment $ -2,596.22 $ $ -8 $ -3 -2,596.22

TAXHSTORY Printed10/29/2021 09:54AM | Page 2 of 2



BLAINE COUNTY TREASURER

JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID 83333

TELEPHONE: (208) 788-5530

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID 83340

TAX MASTER INQUIRY

PARCEL NUMBER

RPK03480000020

TAX CODE AREA
003-002

LEGAL DESCRIPTION

LIVING SPRINGS TOWNHOMES

SUBLOT 2

PRIMARY PROPERTY ADDRESS

402 SAGERD #B
KETCHUM ID 83340

BALANCE DUE

Paid in Full

TOTAL

INTEREST DATE
10/29/2021
BALANCE AS OF
10/29/2021 9:54 am

Tax Year Assessment Roll Bill Number: 334472
2020 PRIMARY SELCLOGES SECCCULOGES EEGUSCCEE S )
TAX / CERTIFICATION TAXABLE VALUE: $ 576,207
Charges $ 1,683.93 $ 1,683.93 $ 3,367.86
Adjustments $ 0 $ 0 $ 0
Payments $ -1,683.93 $ -1,683.93 $ -3,367.86
ATE CHARGE e ——— o ——
Charges/Acﬁustments $ 0 $ 0 $ 0 Tax Code Area: 003-002 Levy: 0.005844856
Payments $ 0 $ 0 $ 0 Tax Charge: $ 3,367.86
Certifications: $ 0
FEES TOTAL CHARGES: $ 3,367.86
Charges/Adjustments $ 0 $ 0 $ 0
Payments $ 0 $ 0 $ 0
INTEREST
Charges/Adjustments $ 0 $ 0 $ 0
Payments $ 0 $ 0 $ 0
AMOUNT DUE | $ ol s o] |s 0

TaxMasterlnquiry

Printed10/29/2021 09:54AM | Page 1




Parcel Number

RPK03480000010

Property Year

2021

Legal Description
LIVING SPRINGS TOWNHOMES
SUBLOT 1

Property Address
402 SAGE RD # A

Tax Code Area

003-002

Parcel Status

Active

Property Type Real Property
KETCHUM ID 83340 Sub Type
Owner/Contact Name Type Relationship Owner% HOE | Mailing Address Land Group
HANDELSMAN MARY C OWNER SOLE OWNR 100.00% Y | PO BOX 2596 LIVING SPRINGS (TOWNHOUSES)
KETCHUM ID 83340 Township Range Section
4N 17E 14
Location Code EERS
Parcel Type
Zoning
Associated Parcels Building Permits Reappraisal Year 2018
None None Inspection Date 07/11/2017
Appraiser Initials TLR

Parcel Exemption: None

CB: No NC: No

Tax Certification District Roll Type Units Amount Instrument Eff Date Action Source Target Comments
660500 05/31/2019 Ownership 2019
594060 01/24/2012 Ownership 2012
CHARACTERISTIC ROLLS ACRES VALUATION SUMMARY URBAN RENEWAL
SCC | Type Suffix Description Assessed Occupancy Status| Quantity Assessed Value Exemption Amount | Net Taxable Value Net Taxable Base Net Taxable Incr
20 LAND PRIMARY NO E 1830 | $ 358,400 | $ 0 $ 358,400 - -
41 RESD 1 PRIMARY NO E $ 366,501 | $ -125,000 HO | $ 241,501 -- -
TOTALS: 1.830 | $ 724901 | $ -125,000 HO | $ 599,901 - -
ROLL STATUS: E  Equalized (Final) Homeowner's Exemption
PROPMSTR

Printed10/29/2021 09:52 AM | Page 1



BLAINE COUNTY TREASURER

JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID 83333
TELEPHONE: (208) 788-5530

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID 83340

TAX HISTORY

PARCEL NUMBER

RPK03480000010

LEGAL DESCRIPTION
LIVING SPRINGS TOWNHOMES
SUBLOT 1

PRIMARY PROPERTY ADDRESS
402 SAGE RD # A
KETCHUM ID 83340

BALANCE DUE INTEREST DATE
10/29/2021

Paid in Full BALANCE AS OF

ey 10/29/2021 09:52AM

Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL
2020 Primary 1st Charge $ 1,336.59 $ $ -$ -3 -3 1,336.59
Payment $ -1,336.59 $ $ -9 - $ -1 $ -1,336.59
2nd Charge $ 1,336.59 $ $ -9 -$ -1% 1,336.59
Payment $ -1,336.59 $ $ - $ -$ -9 -1,336.59
2019 Primary Charge $ 2,949.84 $ $ -$ -3 -3 2,949.84
Payment $ -2,949.84 $ $ - $ -3 -3 -2,949.84
2018 Primary Charge $ 3,080.44 $ $ 30.80 $ -$ 413 | $ 3,115.37
Payment $ -3,080.44 $ $ -30.80 $ - $ 413 | $ -3,115.37
2017 Primary Charge $ 2,969.54 $ $ -$ -3 -3 2,969.54
Payment $ -2,969.54 $ $ -8 -3 -3 -2,969.54
2016 Primary Charge $ 3,027.48 $ $ - $ -3 -3 3,027.48
Payment $ -3,027.48 $ $ -8 - $ -1 $ -3,027.48
2015 Primary Charge $ 2,900.26 $ $ 29.00 $ -8 8364 | $ 3,012.90
Payment $ -2,900.26 $ $ -29.00 $ -8 -83.64 | $ -3,012.90
2014 Primary Charge $ 3,125.14 $ $ -$ -3 -3 3,125.14
Payment $ -3,125.14 $ $ -8 -3 -3 -3,125.14
2013 Primary Charge $ 2,940.90 $ $ - $ - $ -3 2,940.90
Payment $ -2,940.90 $ $ - $ - $ -3 -2,940.90
2012 Primary Charge $ 3,023.44 $ $ 30.23 $ -8 86.68 | $ 3,140.35
Payment $ -3,023.44 $ $ -30.23 $ -$ -86.68 | $ -3,140.35
2011  Primary Charge $ 3,120.08 $ $ -9 - $ -1 % 3,120.08
Payment $ -3,120.08 $ $ -$ - $ -1 $ -3,120.08
2010 Primary Charge $ 2,955.74 $ $ -$ -$ -1 3 2,955.74
Payment $ -2,955.74 $ $ -8 -3 -9 -2,955.74
2009 Primary Charge $ 2,923.38 $ $ - $ -3 -3 2,923.38
Payment $ -2,923.38 $ $ -$ - $ -3 -2,923.38
2008 Primary Charge $ 2,920.00 $ $ -8 - $ -1$ 2,920.00
Payment $ -2,920.00 $ $ -$ - $ -1 8 -2,920.00
2007 Primary Charge $ 2,911.84 $ $ - $ -3 -3 2,911.84
Payment $ -2,911.84 $ $ -8 -3 -1$ -2,911.84
2006 Primary Charge $ 3,193.50 $ $ -$ - $ -1$ 3,193.50
Payment $ -3,193.50 $ $ -9 - $ -1 $ -3,193.50
2005 Primary Charge $ 3,077.12 $ $ - $ -3 -3 3,077.12
Payment $ -3,077.12 $ $ - $ -3 -3 -3,077.12
TAXHSTORY Printed10/29/2021 09:52AM | Page 1 of 2




Year Roll Half Type Tax Certification Late Charge Fee Interest* TOTAL

2004 Primary Charge $ 3,306.68 $ $ -8 $ -8 3,306.68
Payment $ -3,306.68 $ $ -8 $ -3 -3,306.68

2003 Primary Charge $ 3,643.86 $ $ 3644 $ $ 185.12 | § 3,865.42
Payment $ -3,643.86 $ $ -36.44 $ $ -185.12 | $ -3,865.42

2002 Primary Charge $ 3,291.82 $ $ - $ $ -3 3,291.82
Adjustment | $ -622.90 $ $ - $ $ -1 % -622.90
Payment $ -2,668.92 $ $ -8 $ -3 -2,668.92

TAXHSTORY Printed10/29/2021 09:52AM | Page 2 of 2



BLAINE COUNTY TREASURER

JOHN DAVID DAVIDSON
219 1ST AVE SOUTH SUITE 102
HAILEY ID 83333

TELEPHONE: (208) 788-5530

HANDELSMAN MARY C
PO BOX 2596
KETCHUM ID 83340

TAX MASTER INQUIRY

PARCEL NUMBER

RPK03480000010

TAX CODE AREA
003-002

LEGAL DESCRIPTION

LIVING SPRINGS TOWNHOMES

SUBLOT 1

PRIMARY PROPERTY ADDRESS

402 SAGE RD #A
KETCHUM ID 83340

BALANCE DUE

Paid in Full

TOTAL

INTEREST DATE
10/29/2021
BALANCE AS OF
10/29/2021 9:52 am

Tax Year Assessment Roll Bill Number: 334471
2020 PRIMARY SELCLOGES SECCCULOGES EEGUSCCEE S )
TAX / CERTIFICATION A dValue: $ 557,358
Charges $ 1,336.59 || $ 1,336.59 $ 2,673.18 | Homeowner's Exemption: $ -100,000
Adjustments $ olls 0 $ 0 | TAXABLE VALUE: $ 457,358
Payments $ -1,336.59 $ -1,336.59 $ -2,673.18
LATE CHARGE
Charges/Adjustments $ 0 $ 0 $ 0 Tax Code Area: 003-002 Levy: 0.005844856
Payments $ 0 $ 0 $ 0 Tax Charge: $ 2,673.18
Certifications: $ 0
FEES TOTAL CHARGES: $ 2,673.18
Charges/Adjustments $ 0 $ 0 $ 0
Payments $ 0 $ 0 $ 0
INTEREST
Charges/Adjustments $ 0 $ 0 $ 0
Payments $ 0 $ 0 $ 0
AMOUNT DUE K o s of]s 0

TaxMasterlnquiry

Printed10/29/2021 09:52AM | Page 1




#456235
1 of 2

LIVING SPRINGS TOWNHOMES

Sl4 T4N RI7E

11:22:00 No. of Pages: 1

DRAWING NUMBER

Instryment # 456235
HAILEY, BLAINE, IDAKO

2001-14-03

AWING NUMBER

; A PLAT SHOWING
1
i LIVING SPRINGS TOWNHOMES
: WHEREIN LOT 22, BLOCK 3, WARM SPRINGS VILLAGE SUBDIVISION FOURTH ADDITION IS DIVIDED INTO 2 TOWNHOUSE SUBLOTS NO CAP 4, /},*
LOCATED WITHIN A PORTION OF THE SW/4 AND GOVT. LOT 4, SECTION 14, T.4 N., R.17 E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO ,1 6‘39‘ <O,\
‘_ SEPTEMBER 2001 % "> "/3\ 75
| GRAPHIC SCALE Y NO CAP S
' 20 0 10 20 40 ) V\QQN%TL
( IN FEET )
2 1). SUBJECT PROPERTY LIES WITHIN THE CITY OF KETCHUM'S AVALANCHE 1 inch = 20 ft. PLS 7048
5 ZONE DISTRICT AND MOUNTAIN OVERLAY ZONING DISTRICT AS DEFINED IN
3 ZONING CODE TITLE 15. PERSONS DWELLING IN THIS AREA SHOULD
4 BECOME FAMILIAR WITH THESE PORTIONS OF THE ORDINANCE AND DWELL .,59
$g HERE AT THEIR OWN RISK. % 2
£ 2 oV
g8 2). TOWNHOUSE DECLARATION, RECIPROCAL EASEMENT AND PARTY WALL e
53¢ AGREEMENT FOR LIVING SPRINGS TOWNHOMES IS RECORDED IN BLAINE
g5 3 COUNTY AS INSTRUMENT NO. .
g% =
% ! 3). THERE SHALL BE NO CONSTRUCTION OUTSIDE OF THE BUILDING NO CAP
ENVELOPE AS DELINEATED BY THE 25% SLOPE LINE AND ZONING
3 SETBACKS.
3 4). BASIS OF BEARINGS IS IDAHO STATE PLANE COORDINATE SYSTEM, Y
CENTRAL ZONE, NAD83(1992) AT GRID IN U.S. SURVEY FEET. COMBINED USFS .\cﬂ&
SCALE FACTOR IS 0.999881, GROUND DISTANCES WILL BE SLIGHTLY A4
LONGER. CONVERGENCE ANGLE IS -0'15'50.213", ©°
LEGEND
O = FOUND 1/2" REBAR — NO CAP
| @ = FOUND BLM BRASS CAP
"‘ £ = FOUND ALUMINUM CAP
@ = SET ALUMINUM CAP - TPOB
@ = SET 1/2" REBAR — PLS7048 XS
— - — - — .. — = MINIMUM GR-L FRONT AND SIDE SETBACKS 0-\9(;;;
25% = 25% SLOPE LINE S
k—k—k————— = 5" PUBLIC UTILITY EASEMENT BLOCK [1 2
——————————— = EXISTING STRUCTURE FOOTPRINT
CURVE TABLE . NG
CURVE | LENGTH | RADIUS | DELTA [ CHORD [ CH BRG , LG N B
i 6.63|  404.52] 0'56'21"| _ 6.63| 53629'50°W NO CAP alg o=
C2 53.37] 404.52] 7°33'33" 53.33] S32'14'53"W 2= I b
E ] 1Y% « ] =
E§ i3 < =
h [= ] ?—
T 3
gﬁ‘g 3 £ 25"\+\25z
F Zs
3. 3 ] 3 ,_
- N (R R N mde bt P S
% g 2 | 1
33 3 | [
1, ) . | G
i > 2|3 L_ | | SE'JOUR i
| Sl 1 g = TOWNHOMES "
o o0 |©
19 | AN ! . SUBLOT 2 SUBLOT 1
m NS |
. | ® |G
N |
& | bl
NG LOT 23 2
£ ' . SUBLOT 2 SUBLOT 1
| 0\ - +79,770 SQ. FT. +79,770 SQ. FT. ;
| 2 —5—!/' + 1.83 ACRES | | .:I: 1.82.5 AACRES‘ | .
" * ==k
/’E;*"* c1 5’| $36°58'00"W )} S36°55'46"W S36°55'46"W &
| TPOB “NO CAP 73.56' NO CAP 49.84' 50.00'
&
HEALTH CERTIFICATE: Sanitary restrictions as required by ]
B Idaho Code Title 50, Ch. 13, have been satisfled. Sanitary
restrictions may be reimposed in accordance with ldaho . . _
5 Code Title 50, Ch. 13, Sec. 50-1326, by issuance of g - - ¢, SAGE ROAD - -
Certificate of Disapproval.
3 ? y % LIVING SPRINGS TOWNHOMES
4 - . oA N ALPINE ENTERPRISES INC.
z 7- 2oof é‘)‘d as & KETCHUM, IDAHO
. Date South Central District Health Dept., EHS B _— | SHEET 1 OF 2
§
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CERTIFICATE OF OWNERSHIP

This is to certify that |, the undersigned, am the owner in fee simple of the following described parcel of land:

A parcel of land located within Section 11, Township 4 North, Range 17 East, Boise Meridian, City of
Ketchum, Blaine County, |daho; more particularly described as follows:

SURVEYOR'S CERTIFICATE

|, Bruce Smith, a duly licensed Professional Land Surveyor in the State of Idaho, do hereby certify
that this plat of LIVING SPRINGS, is a true and accurate map of the land surveyed under my direct
supervision and that it is in accordance with the Idaho State Code relating to plats and surveys.

Lot 22, Block 3, Warm Springs Village Subdivision Fourth Addition, according to the official
plot thereof, recorded in Book 1 of Plats, Page 9, records of Blaine County, Idaho; to be
replatted as Living Springs Townhomes.

2 of 2

The easements indicated hereon are not dedicated to the public, but the right to use said easements is hereby
reserved for the public utilities and for any other uses indicated hereon and no permanent structures are to be
erected within the lines of said easements. | do hereby certify that all lots in this plat will be eligible to
receive water service from an existing water distribution system and that the existing water distribution system
has agreed in writing to serve all of the lots shown within this plat.

COUNTY SURVEYOR'S APPROVAL

I, Jim W. Koonce, County Surveyor for Blaine County, |daho, have checked the foregoing plat and
computations for making the same and have determined that they comply with the laws of the State of

Idaho relating thereto.
7/17 /2 /

REORDER BY NUMBER O75AR
POSITION EDGE GF PRINT Ol THIS LINE

Townhouse Declaration of Covenants, Conditions and Restrictions and Party .Wall Agreement for Living Springs
Townhomes is recorded in Blaine County as Instrument No. “1S5100234% .

PLAN HOLD CORPORATION o  IRVINE, CALIFORNIA

TLETIVING SPRINGS "TOWNHOMES ™ ~#4523%5
S14 T4N R17E

| It is the intent of the owner to hereby include said land in this plat.

| //7///(/%/ [Z {/Z;/céo// /f/ﬂ,w éé////z«/

l Mary érutchfield andelsman

APPROVAL OF CITY COUNCIL

Xn The foregoing plat was approved by the City Council of Ketchum on this

| AS™ day of_Stgxwwa | 2001, Aercre € . Conn
§ : 0
City Clerk

CITY ENGINEER'S APPROVAL

E
The foregoing plat_wa op;zoved by Fa.ré% , City inegr for the City of Ketchum
on this /2 day of w ey , 2001, (/ / By 7

ACKNOWLEDGMENT

' \
STATE OF %ﬁ
COUNTY OF _ éss
On this _\2, day of _3on A~ , 2001, before me, a Notary Public in and for said State,
personally appeared Mary Crutchfidld Handelsman, a widow, known or identified to me, to be the person

whose name is subscribed to the Owner’'s Certificate and acknowledged to me that she executed the same.

City Engineer

POLTIBN EDGE OF PHINT ON THIS LINE  *

IN WITNESS WHEREOF, | have hereunto set my hand and affixgd m i

eal the day and yegr in
this certificate first above written. ‘

R A . COUNTY TREASURER'S APPROVAL

Not'o‘ry Public The taxes on the foregoing parcel of land hgve been paid to this date and this plat of Living
' Springs Townhomes is hereby approved this 19Q e day of J;gatm_/&g/\/ __________ , 2001.

esidir: at .
N t,va\ [t , Laedd

My Commissiqf} Expires./

L ek 1 100 EK éof/ 0. Barl

Blaine County Treasurer

\ ' COUNTY RECORDER'S CERTIFICATE

STATE OF IDAHO
COUNTY OF BLAINE
This is to certify that the foregoing plat was filed in the office of the Recorder of Blaine County,

SS

Idaho, on this day of , 2001, at ___ M., and duly recorded in Plat Book .
at page p
Ex—officio Recorderj

instrument # 456238

-

NE, IDAHO _
%k%’-&w 14:22:00 No. of Pages:

Recorded for : SUN VALLEY TITLE

MARSHA RIEMANN Fee: 11.00
Ex-Officio Recorder Deputy.

index to: PLATS LIING SPRINGS TOWNHOMES
ALPINE ENTERPRISES INC.
KETCHUM, IDAHO
SHEET 2 OF 2

| CORPORATION o (RVINE, CALIFORNIA

REOADER BY NUMBER O75AR
POSITION EDGL OF PEIKT O THIS LINE

AAANG-ANEMBER



Instrument # 660500

HAILEY, BLAINE, IDAHO

05-31-2019  4:35:34PM  No. of Pages: 1
Recorded for: TITLEONE - TWIN FALLS

JOLYNN DRAGE Fee: $15.00

Ex-Officio Recorder D . JB
Sun Va]ley Title Electronically Recsrijegpgjy%i{nplifile

® A TitleOne Company

File # 19327126
Quitclaim Deed

For value received, Vadim P. Kondratief, an unmarried man,
Does hereby convey, release, remise, and forever quit claim unto

Mary C. Handelsman, an unmarried woman,

whose current address is P.O. Box 2596, Ketchum, 1D 83340,

the following described premises:

Sublot 1 of LIVING SPRINGS TOWNHOMES, BLAINE COUNTY, IDAHO, according to the official plat thereof,
recorded as Instrument No. 456235, records of Blaine County, Idaho.

This Deed is being recorded to extinguish any life estate interest.

To have and to hold the said premises, unto the said grantees, heirs and assigns forever.

o=t

Vadil P. Kondratief

State of jj V(‘ ko

County of &= , SS.

o m : .

On this day of -\ in the year of 2019, before me, the undersigned, a Notary Public in and
for said State, personally appeared'\fadim P. Kondratief known or identified to me to be the person whose name is
subscribed to the within instrument and acknowledged to me that he executed the same.

Notary Public v '

Residing at: __(<e¥eien A XAeho,

My Commission Expires: 3lte rod3
(seal)

NEIL L SIEGEL
Notary Public - State of Idaho

Commission Number 31593
My Commission Expires Aug 16, 2023

Page 1 of 1

10/29/2021 10:45 AM



Instrument # 660501

HAILEY, BLAINE, IDAHO

05-31-2019  4:35:34 PM No. of Pages: 1
Recorded for: TITLEONE - TWIN FALLS

JOLYNN DRAGE Fee: $15.00

’ Ex-Officio Recorder Deputy: JB
Sun Valley Title Electronically Recordedpbyéimplifile

@ A TitleOne Company

File # 19327032

Quitclaim Deed
For value received, Vadim P. Kondratief, an unmarried man,
Does hereby convey, reléase, remise, and forever quit claim unto
Mary C. Handelsman, an unmarried woman,
whose current address is P.O. Box 2596, Ketchum, ID 83340,
the following described premises:

Sublot 2 of LIVING SPRINGS TOWNHOMES, BLAINE COUNTY, IDAHO, according to the official plat thereof,
recorded as Instrument No. 456235, records of Blaine County, Idaho.

This Deed is being recorded to extinguish any life estate interest.

0 have and to hold the said premises, unto the said grantees, heirs and assigns forever.
Ke: 05/03/2% \ \ ’
. VI

Vddim P. Kondratief \ \
County of RTo~C , SS.

e
State of 40'{ < lo

o~ «
On this ( O day of }4" tY in the year of (20 (4 , before me, the undersigned, a
Notary Public in and for said State, parsonally appeared Vadim P. Kondratief known or identified to me to be the
person whose name is subscribed to the within instrument and acknowledged to me that he executed the same.

Jh D A

Notary Public Kbl Adoto

Residing at:
My Commission Expires: ___X / (& {3 23
(seal)

NEIL L SIEGEL
Notary Public - State of idaho

Commission Number 31593
My Commission Expires Aug 16, 2023

Page 1 of 1

10/29/2021 10:34 AM



WARM SPRINGS VILLAGE SUBDIVISION,
FOURTH ADDITION

IN THE SWI/4,SECII&LOT4, SEC.14,
T4N,RI7E,BM,,
/ BLAINE COUNTY, IDAHO

CUAYE A T 3 Le
R s9°al’ 134.52 251. 262.40°
R 2 " 130.48' 2269 | 236.35
R3 [ 584 20191 21032
R4 13212 130.78'| 113036"| 26043
RS - 12288 110538 254.68
RE " 125.00°| r1o8038] 24880
SCALE: ! ' _ho_ RT 351 24368') 725667] 485.96
L] " 24285 723167| 48530
RS - 24200] 720687} 483.59
rio | ool azasf o 86.00°
Ril 8828’ 2500 2558 3965
RIZ 23%48' 6527] 4pas2| 16807
RI3 - 8000| 37es52'| 15769
Ri3 - 7473] 354527 14730
RIS 45%00" 14.65' 35.37' 27.78"
24.0!"

SIIO0SE 165,46

. - 1/2"Dx24" Rebars set.

o -----5/8"@x30" Rebars set,

@ ---~--Bross-caps found.

NOTE: All streets are 50 wide. Prepared by:

JAMES A.PATTERSON
Consuiting Engineer
Sun Valiey, Idaho

Page 1 of 2

01/15/2019 1:23 PM



OWNER'S CERTIFICATE

KNOW ALL MEN BY THESE PRESENTS that Mark B. Lloyd and Helen R.Lloyd, husbond ond wife, ore the
owners of @ certain porcel of land os shown pn this plot described to-wit,

A porcel of fand within the SW /4, Sec.ii ond Lot &, Sec 4, T4N RIZE, B M. Blaine Covnly, Mdoho, ond
more particelorly described by metes ond bounds os follows: Commencing of 0 brass-cop morking the NW
Cor. of soid Sec.!4, T4N, RITE, B.M. ond soid brass-caop being the true point of beginning. Thence NOCOS'E,
908.6 feer o/ong rhe west boundary of soid Sec .t thence NT5P00'E, 2477 2 feet; thence Mﬁnh&.ﬁ. i65.5
feet to the northwesterly boundory of Worm Springs Villoge Subdivision | thence S54°01°'W, 426.3 feet
along the northwesterly boundory of Worm Springs Viliage Subdivision; theace S46°50°W,193.5 rear
along the northwesterly bosndary of Warm Springs Village Subdivision; thence §42°33'w, 307.7 feet
olong the northwesterly boundary of Warm Springs Villoge Subdivision; thence 540°¢9'W, 455.2 feet
0/ong the northwesierly boundary of Warm Springs Villoge Subdivision ; thence SI7°48'W, 493.1feet
oleng the norrhwesterly Boundory of Warm Springs Village Subdivision; thence $36 °58'w, 726.4 feer
olong the northwesterly boundary of Worm Springs Villoge Subdivision; thence S$53°02°F, 100.0 feet
olong the southwesteriy boundory of Warm Springs Viiloge Subdivision theace 536058 W, 140.7 feet
olong the narthwesteriy boundary of Warm Springs Village Subdivision; ihence N53°02'W, 9613 feet
to the wes! Doundary of said Sec. i4, thence ?Dabm..mv 33 4 feet olong rhe was? beundory of soid
Ser. 14 t0 o brass-cop, S0P bross- cop Defng the true poinf of begianing, and sard porcel contoin-
fng 5568 geres more or less.

Trhe owners do hereby dedrcote fo the use of the pubiic forever, 0/l sireets os shown on this piof.

N WITNESS WHEREOF, We have hergunto set our honds this Z day of H\\T e . 1967,

Nk B A

v N R % ,NN\\.«.\

Mork B Lioyd Helen R.Lioyd

ACKNOWLEDGEMENT

STATE OF IDAHO \\h
CoUnTY OF BLAINE )17

O this_4. 9  doy of ____ e L1961, before me, the undersigned, 0 notory public in and
far the soid Srare ond Cobply, personolly oppeared Mork B.Lioyd ond Helen R Lioyd, husbond oaod
wife, known to me to be the persoms whose nomes are svbscribed to the cbove instrument, ond

gcknowledged to me thot they sxecuted the some.

IN WITNESS WHEREOF, I hove set my hond ond seol the day ond yeor in this certificate first obove
written.

My commission expires_ . m\m/ﬁ\&\\\“ n

Nosory Phbite ia and for taoho

ENGINEER'S CERTIFICATE

1, Jomes A. Potterson_, o duly registered professionol engineer in the Stote of ldoho do hereby
certify that thispiat of WARM SPRINGS VILLAGE SUBDIVISION, FOURTH ADDITION is a true ond
accurate mop of the lond surveyed under my direct supervision; tha! the locotion of blocks, lots
and streefs have definotely been esfoblished ond perpeluafed in strict gecordance with the State
of 1daho Code relating to plots ond surveys ond thot they are, as shown hereon o povfian of the SWIA,
of Sec. ! and Lot4 of Sec./4 os descrided in the owner’s certificafe.

) \\WO
Aot
Registered Professional Engineer
tdate Certificorte Weo 1183

00:24<mcm<m<0m..mGm_ﬂ.:u_o.p.ﬂm

County, hove checked 3@ fergoing plat uhn. compurations for making the some and hove determined lhaf
they comply with the faws of the Stofe of idato thereto.

Date:

County Surveyor
idotro Certiticote No.

BOARD OF COUNTY COMMISSIONER’S APPROVAL

accepted this _ o, doy of , 1967 &‘ the boord of County Commissioners of

Blaine County, itaho.

Byt . R e
Cholrmon

COUNTY RECORDER’S CERTIFICATE

N .
1 hereby certify thal this instrument wes filed for record of the reguest n_.lvx:»:th Lt et ea
o N et s _ mioutes past T, o Oclack 7 M, this
vy _dayof .. e e .Gm; O, inmy office, and duly recorded in Hook

of L Bazcl of poge__ 7

fastrument No.

Coumty Recordler

Page 2 of 2

01/15/2019 1:23 PM
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msuwument # 456234

HAILEY, BLAINE, iDAHO _
2001-16-03 - 11:21:00 No. of Pages: 5
Recorded for : SUN VALLEY TITLE

MARSHA RIEMANN Fee: 15.00
Ex-Officio Recorder Deputy

Index to: COVERANTS & RESTRICTIONS

DECLARATION, RECIPROCAL EASEMENT AND PARTY WALL DECLARATION

This Declaration, Reciprocal Easement and Party Wall Declaration (“Declaration”) is made
on this 3,4 day of October, 2001, by Mary Crutchfield Handelsman (“Declarant™).

RECITALS
A. Declarant is the sole owner of all the Real Property described hereinafter.

B. Improvements consisting of two (2) separate attached residences exist on the Real
Property. :

C. By this Declaration, Declarant intends to establish a plan of sublot ownership of two
(2) dwelling sublots, one for each separate residence on the Real Property.

DECLARATION

1. Definitions. Whenever used in this Declaration, the following terms shall have the

+ following meanings unless the context requires otherwise:

(a) “Common Areas” mean the roof, common walls, and any common gas,

electric, water, sewer, telephone, cable television, data transnission and communication systems or
service facilities. '

(b) “Owner” means the party or parties having any estate in any Sublot, excluding
any person who holds such interest as security for the payment of an obligation, but including any
mortgagee, beneficiary under deed of trust or other security holder in actual possession of any
Sublot, as a result of foreclosure or otherwise, and also including any person taking title through
such security holder by purchase at foreclosure sale or otherwise.

(c) “Plat” means the Plat of the Living Springs Townhomes, according to the
official plat thereof recorded as Instrument No. 48235 on October 3, 2001, in the office of the
County Recorder of Blaine County, Idaho. :

() “Real Property” means all the real property located within the Plat.

~(e) “Sublot”means Sublot 1 and Sublot 2 of the Plat of the Living Springs

- Townhouses, including any Common Areas within such Sublot.

2. Declaration. The improvements on the Real Property described as the Living Springs
Townhomes is a single building divided by a common boundary of the two (2) Sublots with a
common wall on the boundary between Sublot 1 and Sublot 2. The common wall shall be a party
wall and the Owners of the Sublot on either side of each common wall shall have the right to use it

DECLARATION, RECIPROCAL EASEMENT AND PARTY WALL DECLARATION/1



jointly. Declarant declares that the Real Property is, and shall be, held, conveyed, hypothecated,
encumbered, leased, rented, used and occupied subject to the following limitations, restrictions, ease-
ments, covenants, conditions, liens and charges, for the subdivision, improvement, protection,
ownership, maintenance, and sale of two sublots within the Real Property, and all of which are

declared and agreed to be for the purpose of enhancing, maintaining and protecting the value and
attractiveness of the Real Property.

3. Easements. Declarant hereby grants and conveys to the Owners of the Sublots
reciprocal nonexclusive perpetual easements for the benefit of and appurtenant to each Sublot, to
enter upon any Sublot for the installation, construction, use, operation, maintenance, repair, removal
or replacement of the Commeon Area, including but not limited to the roof, common walls, and any

common gas, electric, water, sewer, telephone, cable television, data transmission and
comimunication systems or service facilities. '

4. Termination of Declaration. This Declaration, or the easements specified in Section
3 of this Declaration may be terminated by the following methods only: (i) express, written mutual
termination by the Owners of the Sublots or their successors, heirs or assigns filed of record in the

Recorder's Office, Blaine County, Idaho, or (i) automatic termination pursnant to Section 9(b) of
this Declaration.

5. Unauthorized Use of Common Areas. The Owners, or their respective successors,
heirs or assigns, shall jointly enjoy the use of all Common Areas, and such parties jointly or
individually may, at any time and from time to time, remove, exclude and restrain any other person
from the use or occupancy of such Common Areas, excepting said Owners' bona fide invitees who
make use of such areas for the purposes of the easements and in accordance with the provisions set
'+ forth in this Declaration. If unauthorized use is being made of any of the Common Areas, any
Owner may restrain or terminate such unauthorized use by appropriate proceedings.

6. Maintenance of Common Areas. The Owner of each Sublot shall be equally
responsible for the maintenance, repair and replacement of any Common Area improvement within
said Sublots, including the maintenance of any common utility service facilities, roof, common wall,
and common sewer and water main and clean outs. Any Common Area maintenance shall, at the
request of either Owner, be sent out for bid to three different entities. The lowest most responsible
bid shall receive the award and the cost shall be paid equally by the Owners of the Sublots. In the
event any Owner fails to pay his share of the maintenance, repair or replacement of any Common
Area improvement, the other Owner may, if such condition is not corrected within thirty (30) days
of the receipt of written notice from said other Owner(s) (or as soon as reasonably possible thereafter
if the condition in question cannot reasonably be corrected within said 30-day period), enter upon
the defanlting Owner's Sublot and undertake such maintenance as is necessary to correct the adverse
condition. All costs of such maintenance shall be payable by the Owner of the Sublot upon which
such maintenance is performed, and the amount of such cost shall constitute a lien against said
Sublot, enforceable in accordance with Section 7 of this Declaration.

A DECLARATION, RECIPROCAL EASEMENT AND PARTY WALL DECLARATION/2



7. Liens for Maintenance. To evidence a lien for the expenditures referred to in Sections
6 or 9 of this Declaration, the party(ies) making such expenditures shall prepare a written notice of
lien (“Notice™) setting forth the amount of such expenditure, and identifying the Sublot upon which
the mamtenance in question was accomplished and the name(s) of the Owner(s) thereof, The lien
for such expenditure shall attach from the date the work was commenced, provided that the Notice
is recorded in the office of the Blaine County Recorder within ninety (90) days of the completion
of the work in question. Any such lien may be enforced by foreclosure upon the defaulting Owner's
Sublot in like manner as a deed of trust on real property is foreclosed under the laws of the State of
Idaho. Inany such foreclosure, the Owner(s) of the Sublot being foreclosed shall be required to pay
the costs, expenses and reasonable attorney's fees in connection with the preparation and filing of
the Notice as provided herein and all costs and the reasonable attorney's fees incurred in connection
with the foreclosure. The party who filed the lien shall have the power to bid upon the Sublot being
foreclosed and shall be entitled to a credit for the amount expended pursuant to Sections 6 and 9
. herein. The amount expended for maintenance pursuant to Sections 6 and 9 of this Declaration shall
also be the personal and individual debt of the Owner thereof at the time such expenditure is made,
and suit to recover money judgment (together with reasonable attorney's fees and costs aforesaid)

in the amount thereof may be maintained without foreclosing or waiving the lien securing the same
as provided hereunder,

8. Insurance. Bach Owner shall at all times maintain public liability insurance in an
amount agreeable to the other Owner for personal injury and property insurance and for the roof and
common wall in an amount of its replacement cost naming all Owners as insured. Unless otherwise
agreed by all Owrlers, the amount for public liability insurance need not be more than $1,000,000.00
combined. Each Owner shall hold harmless the other Owner(s), and all tenants, guests and invitees
of such other Owner(s), from all claims or judgments arising from the use of Common Areas located
within its respective Sublot, unless the claim, demand or judgment is caused by the negligence of
the other Owner, tenant, guest or invitee. Each Owner hereby releases the other Owner(s) from any
lability for any loss or damage covered by fire insurance or other casualty insurance, and grants to
the other Owner(s), on behalf of any insurer providing such insurance, a waiver of any right of

subrogation which any such insurer may acquire by virtue of payment of any loss covered by such
insurance.

9. Repair or Restoration.

(a) Should a party wall or ahy other Common Area be damaged or destroyed by the
default, negligence, or other act or omission of an Owner, such Owner shall rebuild or repair the

party wall or other Common Area and shall compensate the other Owner(s) for any damage to the
property of the other Owner(s).

(b) Should the party wall or any other Common Area at any time while in use by both
Owners be damaged or destroyed by any cause other than the act or omission of any Owner, the
common wall or other Common Area shall be repaired or rebuilt at their joint expense, provided that
- any sum received from insurance against such injury or destruction shall first be applied to such

DECLARATION, RECIPROCAL EASEMENT AND PARTY WALL DECLARATION/3



repair or restoration; provided, however, that if the entire building is destroyed by any cause other
than the act or omission of any Owner, any Owner shall have the option of rebuilding on his Sublot

- without a party wall if the City of Ketchum gives its approval of such construction, and in such

event, this declaration shall be automatically terminated.

(c) Should any Owner fail to rebuild or repair the party wall or other Common Area
as required by Section 9(a) of this Declaration, or pay his portion of the expense required by Section
9(b) of this Declaration, the other Owner(s) may, if such condition is not corrected within thirty (30)
days of the receipt of written notice from said other Owner(s) (or as soon as reasonably possible
thereafter if the condition in question cannot reasonably be corrected within said 30-day period),
undertake such repair or rebuilding as is necessary to correct the damage or injury to the party wall
or other Common Area. All costs of such repair or rebuilding undertaken under such circumstances
shall be payable by the defaulting Owner in accordance with the provisions of Sections 9(a) or 9(b)
of this Declaration, and the amount of such costs shall constitute a lien against the defaulting
Owner's Sublot, enforceable pursuant to Section 7 of this Declaration.

11. Binding Fffect. All of the limitations, restrictions and conditions hereby imposed,
easements hereby granted, and the declaration and covenants herein contained shall run with the land
and shall be binding on and inure to the benefit of all parties hereto and their respective successors,
heirs and assigns having or acquiring any right, title or interest in the Real Property.

12. Protection of Mortgagees. Any owner may encumber his Townhome with a
mortgage. Any lien created or claimed under the provisions of this Declaration is expressly made
subject and subordinate to the rights of any mortgage that encumbers all or a portion of the Real
Property or Sublot, made in good faith and for value, and no such lien shall in any way defeat,.

invalidate, or impair the obligation or priority of such mortgage unless the mortgagee expressly
subordinates his interest, in writing, to such lien. :

IN WITNESS WHEREQF, the party has executed this Declaration effective the day and year
first hereinabove written.

DECLARANT:

Miss iAo

Mary Cfmtchﬁeld Handelsman

DECLARATION, RECIPROCAL EASEMENT AND PARTY WALL DECLARATION/4



STATE OF IDAHO )

) ss.
County of Blaine )

On thisZyn{day of October, 2001 before me, a Notary Public in and for the State of Idaho,
personally appeared Mary Crutchfield Handelsman, known or identified to me to be the person

whose name is subscribed to the within instrument and acknowledged to me that she executed the
same.
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HAILEY, BLAINE, IDAHO
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Ex-Officio Recorder Deputy.
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LIVING SPRINGS TOWNHOMES

Wherein Lot 22, Block 3 WARM SPRINGS VILLAGE SUB:
FOQURTH ADDITION is divided into 2 townhouse
sublots located within a portion of the
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LIVING SPRINGS TOWNHOMES
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11:22:00 No. of Pages: 1
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Instryment # 456235
HAILEY, BLAINE, IDAKO

2001-14-03
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CERTIFICATE OF OWNERSHIP

This is to certify that |, the undersigned, am the owner in fee simple of the following described parcel of land:

A parcel of land located within Section 11, Township 4 North, Range 17 East, Boise Meridian, City of
Ketchum, Blaine County, |daho; more particularly described as follows:

SURVEYOR'S CERTIFICATE

|, Bruce Smith, a duly licensed Professional Land Surveyor in the State of Idaho, do hereby certify
that this plat of LIVING SPRINGS, is a true and accurate map of the land surveyed under my direct
supervision and that it is in accordance with the Idaho State Code relating to plats and surveys.

Lot 22, Block 3, Warm Springs Village Subdivision Fourth Addition, according to the official
plot thereof, recorded in Book 1 of Plats, Page 9, records of Blaine County, Idaho; to be
replatted as Living Springs Townhomes.

2 of 2

The easements indicated hereon are not dedicated to the public, but the right to use said easements is hereby
reserved for the public utilities and for any other uses indicated hereon and no permanent structures are to be
erected within the lines of said easements. | do hereby certify that all lots in this plat will be eligible to
receive water service from an existing water distribution system and that the existing water distribution system
has agreed in writing to serve all of the lots shown within this plat.

COUNTY SURVEYOR'S APPROVAL

I, Jim W. Koonce, County Surveyor for Blaine County, |daho, have checked the foregoing plat and
computations for making the same and have determined that they comply with the laws of the State of

Idaho relating thereto.
7/17 /2 /

REORDER BY NUMBER O75AR
POSITION EDGE GF PRINT Ol THIS LINE

Townhouse Declaration of Covenants, Conditions and Restrictions and Party .Wall Agreement for Living Springs
Townhomes is recorded in Blaine County as Instrument No. “1S5100234% .

PLAN HOLD CORPORATION o  IRVINE, CALIFORNIA

TLETIVING SPRINGS "TOWNHOMES ™ ~#4523%5
S14 T4N R17E

| It is the intent of the owner to hereby include said land in this plat.

| //7///(/%/ [Z {/Z;/céo// /f/ﬂ,w éé////z«/

l Mary érutchfield andelsman

APPROVAL OF CITY COUNCIL

Xn The foregoing plat was approved by the City Council of Ketchum on this

| AS™ day of_Stgxwwa | 2001, Aercre € . Conn
§ : 0
City Clerk

CITY ENGINEER'S APPROVAL

E
The foregoing plat_wa op;zoved by Fa.ré% , City inegr for the City of Ketchum
on this /2 day of w ey , 2001, (/ / By 7

ACKNOWLEDGMENT

' \
STATE OF %ﬁ
COUNTY OF _ éss
On this _\2, day of _3on A~ , 2001, before me, a Notary Public in and for said State,
personally appeared Mary Crutchfidld Handelsman, a widow, known or identified to me, to be the person

whose name is subscribed to the Owner’'s Certificate and acknowledged to me that she executed the same.

City Engineer

POLTIBN EDGE OF PHINT ON THIS LINE  *

IN WITNESS WHEREOF, | have hereunto set my hand and affixgd m i

eal the day and yegr in
this certificate first above written. ‘

R A . COUNTY TREASURER'S APPROVAL

Not'o‘ry Public The taxes on the foregoing parcel of land hgve been paid to this date and this plat of Living
' Springs Townhomes is hereby approved this 19Q e day of J;gatm_/&g/\/ __________ , 2001.

esidir: at .
N t,va\ [t , Laedd

My Commissiqf} Expires./

L ek 1 100 EK éof/ 0. Barl

Blaine County Treasurer

\ ' COUNTY RECORDER'S CERTIFICATE

STATE OF IDAHO
COUNTY OF BLAINE
This is to certify that the foregoing plat was filed in the office of the Recorder of Blaine County,

SS

Idaho, on this day of , 2001, at ___ M., and duly recorded in Plat Book .
at page p
Ex—officio Recorderj

instrument # 456238

-
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Recorded for : SUN VALLEY TITLE

MARSHA RIEMANN Fee: 11.00
Ex-Officio Recorder Deputy.
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Instrument # 476976
HAILEY, BLAINE, IDAHO

After Recording Return To: 2003-01-15 03:46:00 No. of Pages: 16
FIRST BANK OF IDAHO, FSB Recorded for : SUN VALLEY TITLE

MARSHA RIEMANN Fee: 48.00
P.O. BOX 3239 Ex-Officio Recorder

Index to: DEED OF TRUST-SECOND DEED TRUSTMTG

- 0Z-12438(.
[Space Above This Line For Recording Data]

HANDELSMAN
LOAN #: K02-0361

DEED OF TRUST MIN: 1001741-0100000404-8

PIN #: RP K03480000010 A

KETCHUM, ID 83340

DEFINITIONS

‘Words used in multiple sections of this document are defined below and other words are defined in Sections 3, 11,
13, 18, 20 and 21. Certain rules regarding the usage of words used in this document are also provided in Section 16.

(A) “Security Instrument” means this document, which is dated JANUARY 8, 2003
together with all Riders to this document.
(B) “Borrower” is MARY CRUTCHFIELD HANDELSMAN, AN UNMARRIED WOMAN

Borrower is the trustor under this Security Instrument.
(C) “Lender” is FIRST BANK OF IDAHO, FSB

Lenderisa CORPORATION organized and existing under the laws of
IDAHO .Lender’s addressis 111 MAIN STREET -

PO BOX 3239 KRETCHUM, ID 83340

(D) “Trustee” is SUN VALLEY TITLE COMPANY, AN IDAHO CORPORATION

(E) “MERS” is Mortgage Electronic Registration Systems, Inc. MERS is a separate corporation that is acting
solely as a nominee for Lender and Lender’s successors and assigns. MERS is the beneficiary under this Security
Instrument. MERS is organized and existing under the laws of Delaware, and has an address and telephone
number of P.O. Box 2026, Flint, MI 48501-2026, tel. (888) 679-MERS.

(F) “Note” means the promissory note signed by Borrower and dated JANUARY 8, 2003

The Note states that Borrower owes Lender

SIX HUNDRED SIXTY-FIVE THOUSAND AND 00/100

Dollars (U.S. $ 665,000.00 ) plus interest. Borrower has promised to pay this
debt in regular Periodic Payments and to pay the debt in full not later than FEBRUARY 1, 2033

(G) “Property” means the property that is described below under the heading “Transfer of Rights in the Properly

IDAHO - Single Family — Fannie Mae/Freddie Mac UNIFORM INSTRUMENT Form 3013 1/01
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K02-0361
(H) “Loan” means the debt evidenced by the Note, plus interest, any prepayment charges and late charges due
under the Note, and ail sums due under this Security Instrument, plus interest.

(I) “Riders” means all Riders to this Security Instrument that are executed by Borrower. The following Riders are
to be executed by Borrower [check box as applicable]:

[x] Adjustable Rate Rider [] Condominium Rider 7] Second Home Rider
[} Balloon Rider [} Planned Unit Development Rider ] Biweekly Payment Rider
] 1-4 Family Rider [] Other(s) [specify]

(J) “Applicable Law” means all controlling applicable federal, state and local statutes, regalations, ordinances and
administrative rules and orders (that have the effect of law) as well as all applicable final, non-appealable judicial
opinions.

(K) “Community Association Dues, Fees, and Assessments” means all dues, fees, assessments and other charges
that are imposed on Borrower or the Property by a condominium association, homeowners association or similar
organization.

(L) “Electronic Funds Transfer” means any transfer of funds, other than a transaction originated by check, draft,
or similar paper instrument, which is initiated through an electronic terminal, telephonic instrument, computer, or
magnetic tape so as to order, instruct, or authorize a financial institution to debit or credit an account. Such term
includes, but is not limited to, point-of-sale transfers, automated teller machine transactions, transfers initiated by
telephone, wire transfers, and automated clearinghouse transfers.

(M) “Escrow Items” means those items that are described in Section 3.

(N) “Miscellaneous Proceeds” means any compensation, settlement, award of damages, or proceeds paid by any
third party (other than insurance proceeds paid under the coverages described in Section 5) for: (i) damage to, or
destruction of, the Property; (ii) condemnation or other taking of all or any part of the Property; (iii) conveyance in
lieu of condemnation; or (iv) misrepresentations of, or omissions as to, the value and/or condition of the Property.
(O) “Mortgage Insurance” means insurance protecting Lender against the nonpayment of, or default on, the Loan.
(P) “Periodic Payment” means the regularly scheduled amount due for (i) principal and interest under the Note,
plus (ii) any amounts under Section 3 of this Security Instrument.

(Q) “RESPA” means the Real Estate Settlement Procedures Act (12 U.S.C. §2601 et seq.) and its implementing
regulation, Regulation X (24 C.F.R. Part 3500), as they might be amended from time to time, or any additional or
successor legislation or regulation that governs the same subject matter. As used in this Security Instrument,
“RESPA” refers to all requirements and restrictions that are imposed in regard to a “federally related mortgage loan”
even if the Loan does not qualify as a “federally related mortgage loan” under RESPA.

(R) “Successor in Interest of Borrower” means any party that has taken title to the Property, whether or not that
party has assumed Borrower’s obligations under the Note and/or this Security Instrument.

TRANSFER OF RIGHTS IN THE PROPERTY

The beneficiary of this Security Instrument is MERS (solely as nominee for Lender and Lender’s successors and
assigns) and the successors and assigns of MERS. This Security Instrument secures to Lender: (i) the repayment of
the Loan, and all renewals, extensions and modifications of the Note; and (ii) the performance of Borrower’s
covenants and agreements under this Security Instrument and the Note. For this purpose, Borrower irrevocably
grants and conveys to Trustee, in trust, with power of sale, the following described property located in the
COUNTY (Type of Recording Jurisdiction)
of  BLAINE :

(Name of Recording Jurisdiction)
SUBLOT 1 OF LIVING SPRINGS TOWNHOMES, BLAINE COUNTY, IDAHO, ACCORDING TO THE
OFFICIAL PLAT THEREOF, RECORDED OCTOBER 3, 2001 AS INSTRUMENT NO. 456235,
RECORDS OF BLAINE COUNTY, IDAHO.

IDAHO - Single Family — Fannie Mae/Freddie Mac UNIFORM INSTRUMENT Form 3013 1/01
DOCUKID2 (Page 2 of 13 pages)
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K02-0361
which currently has the address of 402 #A SAGE ROAD
{Street]
KETCHUM , Idaho 83340 (“Property Address™).
{City] {Zip Code]

TOGETHER WITH all the improvements now or hereafter erected on the property, and all easements,
appurtenances, and fixtures now or hereafter a part of the property. All replacements and additions shall also be
covered by this Security Instrument. All of the foregoing is referred to in this Security Instrument as the “Property.”
Borrower understands and agrees that MERS holds only legal title to the interests granted by Borrower in this
Security Instrument, but, if necessary to comply with law or custom, MERS (as nominee for Lender and Lender’s
successors and assigns) has the right: to exercise any or all of those interests, including, but not limited to, the right
to foreclose and sell the Property; and to take any action required of Lender including, but not limited to, releasing
and canceling this Security Instrument

BORROWER COVENANTS that Borrower is lawfully seised of the estate hereby conveyed and has the
right to grant and convey the Property and that the Property is unencumbered, except for encumbrances of record.
Borrower warrants and will defend generally the title to the Property against all claims and demands, subject to any
encumbrances of record.

THIS SECURITY INSTRUMENT combines uniform covenants for national use and non-uniform
covenants with limited variations by jurisdiction to constitute a uniform security instrument covering real property.

UNIFORM COVENANTS. Borrower and Lender covenant and agree as follows:

1. Payment of Principal, Interest, Escrow Items, Prepayment Charges, and Late Charges. Borrower
shall pay when due the principal of, and interest on, the debt evidenced by the Note and any prepayment charges and
late charges due under the Note. Borrower shall also pay funds for Escrow Items pursuant to Section 3. Payments
due under the Note and this Security Instrument shall be made in U.S. currency. However, if any check or other
instrument received by Lender as payment under the Note or this Security Instrument is returned to Lender unpaid,
Lender may require that any or all subsequent payments due under the Note and this Security Instrument be made in
one or more of the following forms, as selected by Lender: (a) cash; (b) money order; (c) certified check, bank
check, treasurer’s check or cashier’s check, provided any such check is drawn upon an institution whose deposits are
insured by a federal agency, instrumentality, or entity; or (d) Electronic Funds Transfer.

Payments are deemed received by Lender when received at the location designated in the Note or at such
other location as may be designated by Lender in accordance with the notice provisions in Section 15. Lender may
return any payment or partial payment if the payment or partial payments are insufficient to bring the Loan current.
Lender may accept any payment or partial payment insufficient to bring the Loan current, without waiver of any
rights hereunder or prejudice to its rights to refuse such payment or partial payments in the future, but Lender is not
obligated to apply such payments at the time such payments are accepted. If each Periodic Payment is applied as of
its scheduled due date, then Lender need not pay interest on unapplied funds. Lender may hold such unapplied funds
until Borrower makes payment to bring the Loan current. If Borrower does not do so within a reasonable period of
time, Lender shall either apply such funds or return them to Borrower. If not applied earlier, such funds will be
applied to the outstanding principal balance under the Note immediately prior to foreclosure. No offset or claim
which Borrower might have now or in the future against Lender shall relieve Borrower from making payments due
under the Note and this Security Instrument or performing the covenants and agreements secured by this Security
Instrument.

2. Application of Payments or Proceeds. Except as otherwise described in this Section 2, all payments
accepted and applied by Lender shall be applied in the following order of priority: (a) interest due under the Note;
(b) principal due under the Note; (c) amounts due under Section 3. Such payments shall be applied to each Periodic
Payment in the order in which it became due. Any remaining amounts shall be applied first to late charges, second to
any other amounts due under this Security Instrument, and then to reduce the principal balance of the Note.

If Lender receives a payment from Borrower for a delinquent Periodic Payment which includes a sufficient
amount to pay any late charge due, the payment may be applied to the delinquent payment and the late charge. If
more than one Periodic Payment is outstanding, Lender may apply any payment received from Borrower to the
repayment of the Periodic Payments if, and to the extent that, each payment can be paid in full. To the extent that
any excess exists after the payment is applied to the full payment of one or more Periodic Payments, such excess

IDAHO - Single Family —~ Fannie Mae/Freddie Mac UNIFORM INSTRUMENT Form 3013 1/01
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K02-0361
may be applied to any late charges due. Voluntary prepayments shall be applied first to any prepayment charges and

then as described in the Note.

Any application of payments, insurance proceeds, or Miscellaneous Proceeds to principal due under the
Note shall not extend or postpone the due date, or change the amount, of the Periodic Payments.

3. Funds for Escrow Items. Borrower shall pay to Lender on the day Periodic Payments are due under the
Note, until the Note is paid in full, a sum (the “Funds”) to provide for payment of amounts due for: (a) taxes and
assessments and other items which can attain priority over this Security Instrument as a lien or encumbrance on the
Property; (b) leasehold payments or ground rents on the Property, if any; (c) premiums for any and all insurance
required by Lender under Section 5; and (d) Mortgage Insurance premiums, if any, or any sums payable by
Borrower to Lender in lieu of the payment of Mortgage Insurance premiums in accordance with the provisions of
Section 10. These items are called “Escrow Items.” At origination or at any time during the term of the Loan, Lender
may require that Community Association Dues, Fees, and Assessments, if any, be escrowed by Borrower, and such
dues, fees and assessments shall be an Escrow Item. Borrower shall promptly furnish to Lender all notices of
amounts to be paid under this Section. Borrower shall pay Lender the Funds for Escrow Items unless Lender waives
Borrower’s obligation to pay the Funds for any or all Escrow Items. Lender may waive B orrower’s obligation to pay
to Lender Funds for any or all Escrow Items at any time. Any such waiver may only be in writing. In the event of
such waiver, Borrower shall pay directly, when and where p ayable, the amounts due for any Escrow Items for which
payment of Funds has been waived by Lender and, if Lender requires, shall furnish to Lender receipts evidencing
such payment within such time period as Lender may require. Borrower’s obligation to make such payments and to
provide receipts shall for all purposes be deemed to be a covenant and agreement contained in this Security
Instrument, as the phrase “covenant and agreement” is used in Section 9. If Borrower is obligated to pay Escrow
Items directly, pursuant to a waiver, and Borrower fails to pay the amount due for an Escrow Item, Lender may
exercise its rights under Section 9 and pay such amount and Borrower shall then be obligated under Section 9 to
repay to Lender any such amount. Lender may revoke the waiver as to any or all Escrow Items at any time by a
notice given in accordance with Section 15 and, upon such revocation, Borrower shall pay to Lender all Funds, and
in such amounts, that are then required under this Section 3.

Lender may, at any time, collect and hold Funds in an amount (a) sufficient to permit Lender to apply the
Funds at the time specified under RESPA, and (b) not to exceed the maximum amount a lender can require under
RESPA. Lender shall estimate the amount of Funds due on the basis of current data and reasonable estimates .of
expenditures of future Escrow Items or otherwise in accordance with Applicable Law.

The Funds shall be held in an institution whose deposits are insured by a federal agency, instrumentality, or
entity (including Lender, if Lender is an institution whose deposits are so insured) or in any Federal Home Loan
Bank. Lender shall apply the Funds to pay the Escrow Items no later than the time specified under RESPA. Lender
shall not charge Borrower for holding and applying the Funds, annually analyzing the escrow account, or verifying
the Escrow Items, unless Lender pays Borrower interest on the Funds and Applicable Law permits Lender to make
such a charge. Unless an agreement is made in writing or Applicable Law requires interest to be paid on the Funds,
Lender shail not be required to pay Borrower any interest or earnings on the Funds. Borrower and Lender can agree
in writing, however, that interest shall be paid on the Funds. Lender shall give to Borrower, without charge, an
annual accounting of the Funds as required by RESPA.

If there is a surplus of Funds held in escrow, as defined under RESPA, Lender shall account to Borrower
for the excess funds in accordance with RESPA. If there is a shortage of Funds held in escrow, as defined under
RESPA, Lender shall notify Borrower as required by RESPA, and Borrower shall pay to Lender the amount
necessary to make up the shortage in accordance with RESPA, but in no more than 12 monthly payments. If there is
a deficiency of Funds held in escrow, as defined under RESPA, Lender shall notify Borrower as required by
RESPA, and Borrower shall pay to Lender the amount necessary to make up the deficiency in accordance with
RESPA, but in no more than 12 monthly payments.

Upon payment in full of all sums secured by this Security Instrument, Lender shall promptly refund to
Borrower any Funds held by Lender.

4. Charges; Liens. Borrower shall pay all taxes, assessments, charges, fines, and impositions attributable
to the Property which can attain priority over this Security Instrument, leasehold payments or ground rents on the
Property, if any, and Community Association Dues, Fees, and Assessments, if any. To the extent that these items are
Escrow Items, Borrower shall pay them in the manner provided in Section 3.

Borrower shall promptly discharge any lien which has priority over this Security Instrument unless
Borrower: (a) agrees in writing to the payment of the obligation secured by the lien in a manner acceptable to
Lender, but only so long as Borrower is performing such agreement; (b) contests the lien in good faith by, or
defends against enforcement of the lien in, legal proceedings which in Lender’s opinion operate to prevent the
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K02-0361
enforcement of the lien while those proceedings are pending, but only until such proceedings are concluded; or (c)

secures from the holder of the lien an agreement satisfactory to Lender subordinating the lien to this Security
Instrument. If Lender determines that any part of the Property is subject to a lien which can attain priority over this
Security Instrument, Lender may give Borrower a notice identifying the lien. Within 10 days of the date on which
that notice is given, Borrower shall satisfy the lien or take one or more of the actions set forth above in this Section
4.

Lender may require Borrower to pay a one-time charge for a real estate tax verification and/or reporting
service used by Lender in connection with this Loan.

5. Property Insurance. Borrower shall keep the improvements now existing or hereafter erected on the
Property insured against loss by fire, hazards included within the term “extended coverage,” and any other hazards
including, but not limited to, earthquakes and floods, for which Lender requires insurance. This insurance shall be
maintained in the amounts (including deductible levels) and for the periods that Lender requires. What Lender
requires pursuant to the preceding sentences can change during the term of the Loan. The insurance carrier
providing the insurance shall be chosen by Borrower subject to Lender’s right to disapprove Borrower’s choice,
which right shall not be exercised unreasonably. Lender may require Borrower to pay, in connection with this Loan,
either: (a) a one-time charge for flood zone determination, certification and tracking services; or (b) a one-time
charge for flood zone determination and certification services and subsequent charges each time remappings or
similar changes occur which reasonably might affect such determination or certification. Borrower shall also be
responsible for the payment of any fees imposed by the Federal Emergency Mana gement Agency in connection with
the review of any flood zone determination resulting from an objection by Borrower.

If Borrower fails to maintain any of the coverages described above, Lender may obtain insurance coverage,
atLender’s option and Borrower’s expense. Lender is under no obligation to purchase any particular type or amount
of coverage. Therefore, such coverage shall cover Lender, but might or might not protect Borrower, Borrower’s
equity in the Property, or the contents of the Property, against any risk, hazard or liability and might provide greater
or lesser coverage than was previously in effect. Borrower acknowledges. that the cost of the insurance coverage so
obtained might significantly exceed- the cost of insurance that Borrower could have obtained. Any amounts
disbursed by Lender under this -Section 5 shall become additional debt of Borrower secured by this Security
Instrument. These amounts shall bear interest at the Note rate from the date of disbursement and shall be payable,
with such interest, upon notice from Lender to Borrower requesting payment.

All insurance policies required by Lender and renewals of such policies shall be subject to Lender’s right to
disapprove such policies, shall include a standard mortgage clause, and shall name Lender as mortgagee and/or as an
additional loss payee. Lender shall have the right to hold the policies and renewal certificates. If Lender requires,
Borrower shall promptly give to Lender all receipts of paid premiums and renewal notices. If Borrower obtains any
form of insurance coverage, not otherwise required by Lender, for damage to, or destruction of, the Property, such
policy shall include a standard mortgage clause and shall name Lender as mortgagee and/or as an additional loss
payee.

In the event of loss, Borrower shall give prompt notice to the insurance carrier and Lender. Lender may
make proof of loss if not made promptly by Borrower. Unless Lender and Borrower otherwise agree in writing, any
insurance proceeds, whether or not the underlying insurance was required by Lender, shall be applied to restoration
or repair of the Property, if the restoration or repair is economically feasible and Lender’s security is not lessened.
During such repair and restoration period, Lender shall have the right to hold such insurance proceeds until Lender
has had an opportunity to inspect such Property to ensure the work has been completed to Lender’s satisfaction,
provided that such inspection shall be undertaken promptly. Lender may disburse proceeds for the repairs and
restoration in a single payment or in a series of progress payments as the work is completed. Unless an agreement is
made in writing or Applicable Law requires interest to be paid on such insurance proceeds, Lender shall not be
required to pay Borrower any interest or earnings on such proceeds. Fees for public adjusters, or other third parties,
retained by Borrower shall not be paid out of the insurance proceeds and shall be the sole obligation of Borrower. If
the restoration or repair is not economically feasible or Lender’s security would be lessened, the insurance proceeds
shall be applied to the sums secured by this Security Instrument, whether or not then due, with the excess, if any,
paid to Borrower. Such insurance proceeds shall be applied in the order provided for in Section 2.

If Borrower abandons the Property, Lender may file, negotiate and settle any available insurance claim and
related matters. If Borrower does not respond within 30 days to a notice from Lender that the insurance carrier has
offered to settle a claim, then Lender may negotiate and settle the claim. The 30-day period will begin when the
notice is given. In either event, or if Lender acquires the Property under Section 22 or otherwise, Borrower hereby
assigns to Lender (a) Borrower’s rights to any insurance proceeds in an amount not to exceed the amounts unpaid
under the Note or this Security Instrument, and (b) any other of Borrower’s rights (other than the right to any refund
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of unearned premiums paid by Borrower) under all insurance policies covering the Property, insofar as such rights
are applicable to the coverage of the Property. Lender may use the insurance proceeds either to repair or restore the
Property or to pay amounts unpaid under the Note or this Security Instrument, whether or not then due.

6. Occupancy. Borrower shall occupy, establish, and use the Property as Borrower’s principal residence
within 60 days after the execution of this Security Instrument and shall continue to occupy the Property as
Borrower’s principal residence for at least one year after the date of occupancy, unless Lender otherwise agrees in
writing, which consent shall not be unreasonably withheld, or unless extenuating circumstances exist which are
beyond Borrower’s control.

7. Preservation, Maintenance and Protection of the Property; Inspections. Borrower shall not destroy,
damage or impair the Property, allow the Property to deteriorate or commit waste on the Property. Whether or not
Borrower is residing in the Property, Borrower shall maintain the Property in order to prevent the Property from
deteriorating or decreasing in value due to its condition. Unless it is determined pursuant to Section 5 that repair or
restoration is not economically feasible, Borrower shall promptly repair the Property if damaged to avoid further
deterioration or damage. If insurance or condemnation proceeds are paid in connection with damage to, or the taking
of, the Property, Borrower shall be responsible for repairing or restoring the Property only if Lender has released
proceeds for such purposes. Lender may disburse proceeds for the repairs and restoration in a single payment or in a
series of progress payments as the work is completed. If the insurance or condemnation proceeds are not sufficient
to fepair or restore the Property, Borrower is not relieved of Borrower’s obligation for the completion of such repair
or restoration.

Lender or its agent may make reasonable entries upon and inspections of the Property. If it has reasonable
cause, Lender may inspect the interior of the improvements on the Property. Lender shall give Borrower notice at
the time of or prior to such an interior inspection specifying such reasonable cause.

8. Borrower’s Loan Application. Borrower shall be in default if, during the Loan application process,
Borrower or any persons or entities acting at the direction of Borrower or with Borrower’s knowledge or consent
gave materially false, misleading, or inaccurate information or statements to Lender (or failed to provide Lender
with material information) in connection with the Loan. Material representations include, but are not limited to,
representations concerning Borrower’s occupancy of the Property as Borrower’s principal residence.

9. Protection of Lender’s Interest in the Property and Rights Under this Security Instrument. If (a)
Borrower fails to perform the covenants and agreements contained in' this Security Instrument, (b) there is a legal
proceeding that might significantly - affect Lender’s  interest in the Property and/or rights under this Security
Instrument (such as a proceeding in bankruptcy, probate, for condemnation or forfeiture, for enforcement of a lien
which may attain priority over this Security Instrument or to enforce laws or regulations), or (c) Borrower has
abandoned the Property, then Lender may do and pay for whatever is reasonable or appropriate to protect Lender’s
interest in the Property and rights under this Security Instrument, including protecting and/or assessing the value of
the Property, and securing and/or repairing the Property. Lender’s actions can include, but are not limited to: (a)
paying any sums secured by a lien which has priority over this Security Instrument; (b) appearing in court; and (c)
paying reasonable attorneys’ fees to protect its interest in the Property and/or rights under this Security Instrument,
including its secured position in a bankruptcy proceeding. Securing the Property includes, but is not limited to,
entering the Property to make repairs, change locks, replace or board up doors and windows, drain water from pipes,
eliminate building or other code violations or dangerous conditions, and have utilities turned on or off. Although
Lender may take action under this Section 9, Lender does not have to do so and is not under any duty or obligation
to do so. It is agreed that Lender incurs no liability for not taking any or all actions authorized under this Section 9.

Any amounts disbursed by Lender under this Section 9 shall become additional debt of Borrower secured
by this Security Instrument. These amounts shall bear interest at the Note rate from the date of disbursement and
shall be payable, with such interest, upon notice from Lender to Borrower requesting payment.

If this Security Instrument is on a leasehold, Borrower shall comply with all the provisions of the lease.
Borrower shall not surrender the leasehold estate and interests herein conveyed or terminate or cancel the ground
lease. Borrower shall not, without the express written consent of Lender, alter or amend the ground lease. If
Borrower acquires fee title to the Property, the leasehold and the fee title shall not merge unless Lender agrees to the
merger in writing.

10. Mortgage Insurance. If Lender required Mortgage Insurance as a condition of making the Loan,
Borrower shall pay the premiums required to maintain the Mortgage Insurance in effect. If, for any reason, the
Mortgage Insurance coverage required by Lender ceases to be available from the mortgage insurer that previously
provided such insurance and Borrower was required to make separately designated payments toward the premiums
for Mortgage Insurance, Borrower shall pay the premiums required to obtain coverage substantially equivalent to the
Mortgage Insurance previously in effect, at a cost substantially equivalent to the cost to Borrower of the Mortgage
Insurance previously in effect, from an alternate mortgage insurer selected by Lender. If substantially equivalent
Mortgage Insurance coverage is not available, Borrower shall continue to pay to Lender the amount of the separately
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designated payments that were due when the insurance coverage ceased to be in effect. Lender will accept, use and
retain these payments as a non-refundable loss reserve in lieu of Mortgage Insurance. Such loss reserve shall be non-
refundable, notwithstanding the fact that the Loan is ultimately paid in full, and Lender shall not be required to pay
Borrower any interest or earnings on such loss reserve. Lender can no longer require loss reserve payments if
Mortgage Insurance coverage (in the amount and for the period that Lender requires) provided by an insurer selected
by Lender again becomes available, is obtained, and Lender requires separately designated payments toward the
premiums for Mortgage Insurance. If Lender required Mortgage Insurance as a condition of making the Loan and
Borrower was required to make separately designated payments toward the premiums for Mortgage Insurance,
Borrower shall pay the premiums required to maintain Mortgage Insurance in effect, or to provide a non-refundable
loss reserve, until Lender’s requirement for Mortgage Insurance ends in accordance with any written agreement
between Borrower and Lender providing for such termination or until termination is required by Applicable Law.
Nothing in this Section 10 affects Borrower’s obligation to pay interest at the rate provided in the Note.

Mortgage Insurance reimburses Lender (or any entity that purchases the Note) for certain losses it may
incur if Borrower does not repay the Loan as agreed. Borrower is not a party to the Mortgage Insurance.

Mortgage insurers evaluate their total risk on all such insurance in force from time to time, and may enter
into agreements with other parties that share or modify their risk, or reduce losses. These agreements are on terms
and conditions that are satisfactory to the mortgage insurer and the other party (or parties) to these agreements.
These agreements may require the mortgage insurer to make payments using any source of funds that the mortgage
insurer may have available (which may include funds obtained from Mortgage Insurance premiums).

As a result of these agreements, Lender, any purchaser of the Note, another insurer, any reinsurer, any other
entity, or any affiliate of any of the foregoing, may receive (directly or indirectly) amounts that derive from (or
might be characterized as) a portion of Borrower’s payments for Mortgage Insurance, in exchange for sharing or
modifying the mortgage insurer’s risk, or reducing losses. If such agreement provides that an affiliate of Lender
takes a share of the insurer’s risk in exchange for a share of the premiums paid to the insurer, the arrangement is
often termed “captive reinsurance.” Further:

(a) Any such agreements will not affect the amounts that Borrower has agreed to pay for Mortgage
Insurance, or any other terms of the Loan. Such agreements will not increase the amount Borrower will owe
for Mortgage Insurance, and they will not entitle Borrower to any refund.

(b) Any such agreements will not affect the rights Borrower has — if any — with respect to the
Mortgage Insurance under the Homeowners Protection Act of 1998 or any other law. These rights may
include the right to receive certain disclosures, to request and obtain cancellation of the Mortgage Insurance,
to have the Mortgage Insurance terminated automatically, and/or to receive a refund of any Mortgage
Insurance premiums that were unearned at the time of such cancellation or termination.

11. Assignment of Miscellaneous Proceeds; Forfeiture. All Miscellaneous Proceeds are hereby assigned
to and shall be paid to Lender.

If the Property is damaged, such Miscellaneous Proceeds shall be applied to restoration or repair of the
Property, if the restoration or repair is economically feasible and Lender’s security is not lessened. During such
repair and restoration period, Lender shall have the right to hold such Miscellaneous Proceeds until Lender has had
an opportunity to inspect such Property to ensure the work has been completed to Lender’s satisfaction, provided
that such inspection shall be undertaken promptly. Lender may pay for the repairs and restoration in a single
disbursement or in a series of progress payments as the work is completed. Unless an agreement is made in writing
or Applicable Law requires interest to be paid on such Miscellaneous Proceeds, Lender shall not be required to pay
Borrower any interest or earnings on such Miscellaneous Proceeds. If the restoration or repair is not economically
feasible or Lender’s security would be lessened, the Miscellaneous Proceeds shall be applied to the sums secured by
this Security Instrument, whether or not then due, with the excess, if any, paid to Borrower. Such Miscellaneous
Proceeds shall be applied in the order provided for in Section 2.

In the event of a total taking, destruction, or loss in value of the Property, the Miscellaneous Proceeds shall
be applied to the sums secured by this Security Instrument, whether or not then due, with the excess, if any, paid to
Borrower.

In the event of a partial taking, destruction, or loss in value of the Property in which the fair market value of
the Property immediately before the partial taking, destruction, or loss in value is equal to or greater than the amount
of the sums secured by this Security Instrument immediately before the partial taking, destruction, or loss in value,
unless Borrower and Lender otherwise agree in writing, the sums secured by this Security Instrument shall be
reduced by the amount of the Miscellaneous Proceeds multiplied by the following fraction: (a) the total amount of
the sums secured immediately before the partial taking, destruction, or loss in value divided by (b) the fair market
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value of the Property immediately before the partial taking, destruction, or loss in value. Any balance shall be paid
to Borrower.

In the event of a partial taking, destruction, or loss in value of the Property in which the fair market value of
the Property immediately before the partial taking, destruction, or loss in value is less than the amount of the sums
secured immediately before the partial taking, destruction, or loss in value, unless Borrower and Lender otherwise
agree in writing, the Miscellaneous Proceeds shall be applied to the sums secured by this Security Instrument
whether or not the sums are then due.

If the Property is abandoned by Borrower, or if, after notice by Lender to Borrower that the Opposing Party
(as defined in the next sentence) offers to make an award to settle a claim for damages, Borrower fails to respond to
Lender within 30 days after the date the notice is given, Lender is authorized to collect and apply the Miscellaneous
Proceeds either to restoration or repair of the Property or to the sums secured by this Security Instrument, whether or
not then due. “Opposing Party” means the third party that owes Borrower Miscellaneous Proceeds or the party
against whom Borrower has a right of action in regard to Miscellaneous Proceeds.

Borrower shall be in default if any action or proceeding, whether civil or criminal, is begun that, in
Lender’s judgment, could result in forfeiture of the Property or other material impairment of Lender’s interest in the
Property or rights under this Security Instrument. Borrower can cure such a default and, if acceleration has occurred,
reinstate as provided in Section 19, by causing the action or proceeding to be dismissed with a ruling that, in
Lender’s judgment, precludes forfeiture of the Property or other material impairment of Lender’s interest in the
Property or rights under this Security Instrument. The proceeds of any award or claim for damages that are
attributable to the impairment of Lender’s interest in the Property are hereby assigned and shall be paid to Lender.

All Miscellaneous Proceeds that are not applied to restoration or repair of the Property shail be applied in
the order provided for in Section 2.

12. Borrower Not Released; Forbearance By Lender Not a Waiver. Extension of the time for payment
or modification of amortization of the sums secured by this Security Instrument granted by Lender to Borrower or
any Successor in Interest of Borrower shall not operate to release the liability of Borrower or any Successors in
Interest of Borrower. Lender shall not be required to commence proceedings against any Successor in Interest of
Borrower or to refuse to extend time for payment or otherwise modify amortization of the sums secured by this
Security Instrument by reason of any demand made by the original Borrower or any Successors in Interest of
Borrower. Any forbearance by Lender in exercising any right or remedy including, without limitation, Lender’s
acceptance of payments from third persons, entities or Successors in Interest of Borrower or in amounts less than the
amount then due, shall not be a waiver of or preclude the exercise of any right or remedy.

13. Joint and Several Liability; Co-signers; Successors and Assigns Bound. Borrower covenants and
agrees that Borrower’s obligations and liability shall be joint and several. However, any Borrower who co-signs this
Security Instrument but does not execute the Note (a “co-signer”): (a) is co-signing this Security Instrument only to
mortgage, grant and convey the co-signer’s interest in the Property under the terms of this Security Instrument; (b) is
not personally obligated to pay the sums secured by this Security Instrument; and (c) agrees that Lender and any
other Borrower can agree to extend, modify, forbear or make any accommodations with regard to the terms of this
Security Instrument or the Note without the co-signer’s consent.

Subject to the provisions of Section 18, any Successor in Interest of Borrower who assumes Borrower’s
obligations under this Security Instrument in writing, and is approved by Lender, shall obtain all of Borrower’s
rights and benefits under this Security Instrument. Borrower shall not be released from Borrower’s obligations and
liability under this Security Instrument unless Lender agrees to such release in writing. The covenants and
agreements of this Security Instrument shall bind (except as provided in Section 20) and benefit the successors and
assigns of Lender.

14. Loan Charges. Lender may charge Borrower fees for services performed in connection with
Borrower’s default, for the purpose of protecting Lender’s interest in the Property and rights under this Security
Instrument, including, but not limited to, attorneys’ fees, property inspection and valuation fees. In regard to any
other fees, the absence of express authority in this Security Instrument to charge a specific fee to Borrower shall not
be construed as a prohibition on the charging of such fee. Lender may not charge fees that are expressly prohibited
by this Security Instrument or by Applicable Law.

If the Loan is subject to a law which sets maximum loan charges, and that law is finally interpreted so that
the interest or other loan charges collected or to be collected in connection with the Loan exceed the permitted
limits, then: (a) any such loan charge shall be reduced by the amount necessary to reduce the charge to the permitted
limit; and (b) any sums already collected from Borrower which exceeded permitted limits will be refunded to
Borrower. Lender may choose to make this refund by reducing the principal owed under the Note or by making a
direct payment to Borrower. If a refund reduces principal, the reduction will be treated as a partial prepayment
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without any prepayment charge (whether or not a prepayment charge is provided for under the Note). Borrower’s

acceptance of any such refund made by direct payment to Borrower will constitute a waiver of any right of action
Borrower might have arising out of such overcharge.

15. Notices. All notices given by Borrower or Lender in connection with this Security Instrument must be
in writing. Any notice to Borrower in connection with this Security Instrument shall be deemed to have been given
to Borrower when mailed by first class mail or when actually delivered to Borrower’s notice address if sent by other
means. Notice to any one Borrower shall constitute notice to all Borrowers unless Applicable Law expressly
requires otherwise. The notice address shall be the Property Address unless Borrower has designated a substitute
notice address by notice to Lender. Borrower shall promptly notify Lender of Borrower's change of address. If
Lender specifies a procedure for reporting Borrower’s change of address, then Borrower shall only report a change
of address through that specified procedure. There may be only one designated notice address under this Security
Instrument at any one time. Any notice to Lender shall be given by delivering it or by mailing it by first class mail to
Lender’s address stated herein unless Lender has designated another address by notice to Borrower. Any notice in
connection with this Security Instrument shall not be deemed to have been given to Lender until actually received by
Lender. If any notice required by this Security Instrument is also required under Applicable Law, the Applicable
Law requirement will satisfy the corresponding requirement under this Security Instrument.

16. Governing Law; Severability; Rules of Construction. This Security Instrument shall be governed by
federal law and the law of the jurisdiction in which the Property is located. All rights and obligations contained in
this Security Instrument are subject to any requirements and limitations of Applicable Law. Applicable Law might
explicitly or implicitly allow the parties to agree by contract or it might be silent, but such silence shall not be
construed as a prohibition against agreement by contract. In the event that any provision or clause of this Security
Instrument or the Note contlicts with Applicable Law, such conflict shall not affect other provisions of this Security
Instrument or the Note which can be given effect without the conflicting provision.

As used in this Security Instrument: (a) words of the masculine gender shall mean and include
corresponding neuter words or words of the feminine gender; (b) words in the singular shall mean and include the
plural and vice versa; and (c) the word “may” gives sole discretion without any obligation to take any action.

17. Borrower’s Copy. Borrower shall be given one copy of the Note and of this Security Instrument.

18. Transfer of the Property or a Beneficial Interest in Borrower. As used in this Section 18, “Interest
in the Property” means any legal or beneficial interest in the Property, including, but not limited to, those beneficial
interests transferred in a bond for deed, contract for deed, installment sales contract or escrow agreement, the intent
of which is the transfer of title by Borrower at a future date to a purchaser.

If all or any part of the Property or any Interest in the Property is sold or transferred (or if Borrower is not a
natural person and a beneficial interest in Borrower is sold or transferred) without Lender’s prior written consent,
Lender may require immediate payment in full of all sums secured by this Security Instrument. However, this option
shall not be exercised by Lender if such exercise is prohibited by Applicable Law.

If Lender exercises this option, Lender shall give Borrower notice of acceleration. The notice shall provide
a period of not less than 30 days from the date the notice is given in accordance with Section 15 within which
Borrower must pay all sums secured by this Security Instrument. If Borrower fails to pay these sums prior to the
expiration of this period, Lender may invoke any remedies permitted by this Security Instrument without further
notice or demand on Borrower.

19. Borrower’s Right to Reinstate After Acceleration. If Borrower meets certain conditions, Borrower
shall have the right to have enforcement of this Security Instrument discontinued at any time prior to the earliest of:
(a) five days before sale of the Property pursuant to any power of sale contained in this Security Instrument; (b) such
other period as Applicable Law might specify for the termination of Borrower’s right to reinstate; or (c) entry of a
judgment enforcing this Security Instrument. Those conditions are that Borrower: (a) pays Lender all sums which
then would be due under this Security Instrument and the Note as if no acceleration had occurred; (b) cures any
default of any other covenants or agreements; (c) pays all expenses incurred in enforcing this Security Instrument,
including, but not limited to, reasonable attorneys’ fees, property inspection and valuation fees, and other fees
incurred for the purpose of protecting Lender’s interest in the Property and rights under this Security Instrument; and
(d) takes such action as Lender may reasonably require to assure that Lender’s interest in the Property and rights
under this Security Instrument, and Borrower’s obligation to pay the sums secured by this Security Instrument, shall
continue unchanged. Lender may require that Borrower pay such reinstatement sums and expenses in one or more o f
the following forms, as selected by Lender: (a) cash; (b) money order; (c) certified check, bank check, treasurer’s
check or cashier’s check, provided any such check is drawn upon an institution whose deposits are insured by a
federal agency, instrumentality or entity; or (d) Electronic Funds Transfer. Upon reinstatement by Borrower, this
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Security Instrument and obligations secured hereby shall remain fully effective as if no acceleration had occurred.
However, this right to reinstate shall not apply in the case of acceleration under Section 18.

20. Sale of Note; Change of Loan Servicer; Notice of Grievance. The Note or a partial interest in the
Note (together with this Security Instrument) can be sold one or more times without prior notice to Borrower. A sale
might result in a change in the entity (known as the “Loan Servicer”) that collects Periodic Payments due under the
Note and this Security Instrument and performs other mortgage loan servicing obligations under the Note, this
Security Instrument, and Applicable Law. There also might be one or more changes of the Loan Servicer unrelated
to a sale of the Note. If there is a change of the Loan Servicer, Borrower will be given written notice of the change
which will state the name and address of the new Loan Servicer, the address to which payments should be made and
any other information RESPA requires in connection with a notice of transfer of servicing. If the Note is sold and
thereafter the Loan is serviced by a Loan Servicer other than the purchaser of the Note, the mortgage loan servicing
obligations to Borrower will remain with the Loan Servicer or be transferred to a successor Loan Servicer and are
not assumed by the Note purchaser unless otherwise provided by the Note purchaser.

Neither Borrower nor Lender may commence, join, or be joined to any judicial action (as either an
individual litigant or the member of a class) that arises from the other party’s actions pursuant to this Security
Instrument or that alleges that the other party has breached any provision of, or any duty owed by reason of, this
Security Instrument, until such Borrower or Lender has notified the other party (with such notice given in
compliance with the requirements of Section 15) of such alleged breach and afforded the other party hereto a
reasonable period after the giving of such notice to take corrective action. If Applicable Law provides a time period
which must elapse before certain action can be taken, that time period will be deemed to be reasonable for purposes
of this paragraph. The notice of acceleration and opportunity to cure given to Borrower pursuant to Section 22 and
the notice of acceleration given to Borrower pursuant to Section 18 shall be deemed to satisty the notice and
opportunity to take corrective action provisions of this Section 20.

21. Hazardous Substances. As used in this Section 21:(a) “Hazardous Substances” are those substances
defined as toxic or hazardous substances, pollutants, or wastes by Environmental Law and the following substances:
gasoline, kerosene, other flammable or toxic petroleum products, toxic pesticides and herbicides, volatile solvents,
materials containing asbestos or formaldehyde, and radioactive. materials; (b) “Environmental Law” means federal
laws and laws of -the jurisdiction where the Property is located that relate to health, safety or environmental
protection; (c) “Environmental Cleanup” includes any response action, remedial action, or removal action, as
defined in Environmental Law; and (d) an “Environmental Condition” means a condition that can cause, contribute
to, or otherwise trigger an Environmental Cleanup.

Borrower shall not cause or permit the presence, use, disposal, storage, or release of any Hazardous
Substances, or threaten to release any Hazardous Substances, on or in the Property. Borrower shall not do, nor allow
anyone else to do, anything affecting the Property (a) that is in violation of any Environmental Law, (b) which
creates an Environmental Condition, or (c) which, due to the presence, use, or release of a Hazardous Substance,
creates a condition that adversely affects the value of the Property. The preceding two sentences shall not apply to
the presence, use, or storage on the Property of small quantities of Hazardous Substances that are generally
recognized to be appropriate to normal residential uses and to maintenance of the Property (including, but not
limited to, hazardous substances in consumer products).

Borrower shall promptly give Lender written notice of (a) any investigation, claim, demand, lawsuit or
other action by any governmental or regulatory agency or private party involving the Property and any Hazardous
Substance or Environmental Law of which Borrower has actual knowledge, (b) any Environmental Condition,
including but not limited to, any spilling, leaking, discharge, release or threat of release of any Hazardous Substance,
and (c) any condition caused by the presence, use or release of a Hazardous Substance which adversely affects the
value of the Property. If Borrower learns, or is notified by any governmental or regulatory authority, or any private
party, that any removal or other remediation of any Hazardous Substance affecting the Property is necessary,
Borrower shall promptly take all necessary remedial actions in accordance with Environmental Law. Nothing herein
shall create any obligation on Lender for an Environmental Cleanup.
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NON-UNIFORM COVENANTS. Borrower and Lender further covenant and agree as follows:

22. Acceleration; Remedies. Lender shall give notice to Borrower prior to acceleration following
Borrower’s breach of any covenant or agreement in this Security Instrument (but not prior to acceleration
under Section 18 unless Applicable Law provides otherwise). The notice shall specify: (a) the default; (b) the
action required to cure the default; (c) a date, not less than 30 days from the date the notice is given to
Borrower, by which the default must be cured; and (d) that failure to cure the default on or before the date
specified in the notice may result in acceleration of the sums secured by this Security Instrument and sale of
the Property. The notice shall further inform Borrower of the right to reinstate after acceleration and the
right to bring a court action to assert the non-existence of a default or any other defense of Borrower to
acceleration and sale. If the default is not cured on or before the date specified in the notice, Lender at its
option may require immediate payment in full of all sums secured by this Security Instrument without
further demand and may invoke the power of sale and any other remedies permitted by Applicable Law.
Lender shall be entitled to collect all expenses incurred in pursuing the remedies provided in this Section 22,
including, but not limited to, reasonable attorneys’ fees and costs of title evidence.

If Lender invokes the power of sale, Lender shall execute or cause Trustee to execute written notice
of the occurrence of an event of default and of Lender’s election to cause the Property to be sold, and shall
cause such notice to be recorded in each county in which any part of the Property is located. Lender or
Trustee shall mail copies of the notice as prescribed by Applicable Law to Borrower and to other persons
prescribed by Applicable Law. Trustee shall give public notice of sale to the persons and in the manner
prescribed by Applicable Law. After the time required by Applicable Law, Trustee, without demand on
Borrower, shall sell the Property at public auction to the highest bidder at the time and place and under the
terms designated in the notice of sale in one or more parcels and in any order Trustee determines. Trustee
may postpone sale of all or any parcel of the Property by public announcement at the time and place of any
previously scheduled sale. Lender or its designee may purchase the Property at any sale.

Trustee shall deliver to the purchaser Trustee’s deed conveying the Property without any covenant
or warranty, expressed or implied. The recitals in the Trustee’s. deed shall be prima facie evidence of the
truth of the statements made therein. Trustee shall apply the proceeds of the sale in the following order: (a) to
all expenses of the sale, including, but not limited to, reasonable Trustee's and attorneys’ fees; (b) to all sums
secured by this Security Instrument; and (c) any excess to the person or persons legally entitled to it.

23. Reconveyance. Upon payment of all sums secured by this Security Instrument, Lender shall request
Trustee to reconvey the Property and shall surrender this Security Instrument and all notes evidencing debt secured
by this Security Instrument to Trustee. Trustee shall reconvey the Property without warranty to the person or persons
legally entitled to it. Such person or persons shall pay any recordation costs. Lender may charge such person or
persons a fee for reconveying the Property, but only if the fee is paid to a third party (such as the Trustee) for
services rendered and the charging of the fee is permitted under Applicable Law.

24. Substitute Trustee. Lender may, for any reason or cause, from time to time remove Trustee and
appoint a successor trustee to any Trustee appointed hereunder. Without conveyance of the Property, the successor
trustee shall succeed to all the title, power and duties conferred upon Trustee herein and by Applicable Law.

25. Area and Location of Property. Either the Property is not more than 40 acres in area or the Property is
located within an incorporated city or village.
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BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants contained in this Security
Instrument and in any Rider executed by Borrower and recorded with it.
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ChLiFoRgM (A K02-0361
e=--- -4

STATE OF COUNTY OF  semzmm. | oS AVC-ECE S

Onthis o=t | bt"‘ day of J ARY . in the year 2003 s
before me IVlO((\éW?m&cL Kimshaw)

personally appeared ) .
Y’Y\a\/\q CN h[/l Qf U Ha nd elema N

known or identified to me, to be the person whose name is subscribed to the within instrument, and acknowledged
to me that  HE executed the same.

In witness whegtof 1

to set my hand and affixed my official seal the day and year in this certificate first

% - MOHAMMAD KISHAWI 3,
13 COMM. #1267862

SBE] NOTARY PUBLICGALIFORNIA
ER LOSANGELESCOUNTY |

1 e My Comm. Exp. July 14, 2004 {
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FIXED/ADJUSTABLE RATE RIDER
(One-Year Treasury Index—Rate Caps)

THIS FIXED/ADJUSTABLE RATE RIDER is made this 8TH dayof JANUARY, 2003
and is incorporated into and shall be deemed to amend and supplement the Mortgage, Deed of Trust, or Security
Deed (the “Security Instrument”) of the same date given by the undersigned (“Borrower”) to secure Borrower’s
Fixed/Adjustable Rate Note (the “Note”) to FIRST BANK OF IDAHO, FSB

(“Lender”) of the same date and covering the property described in the Security Instrument and located at:
402 #A SAGE ROAD KETCHUM, ID 83340

[Property Address]

THE NOTE PROVIDES FOR A CHANGE IN BORROWER’S FIXED INTEREST RATE
TO AN ADJUSTABLE INTEREST RATE. THE NOTE LIMITS THE AMOUNT
BORROWER’S ADJUSTABLE INTEREST RATE CAN CHANGE AT ANY ONE TIME
AND THE MAXIMUM RATE BORROWER MUST PAY.

ADDITIONAL COVENANTS. In addition to the covenants and agreements made in the Security
Instrument, Borrower and Lender further covenant and agree as follows:
A. ADJUSTABLE RATE AND MONTHLY PAYMENT CHANGES

The Note provides for an initial fixed interest rate of 5.000 %. The Note also provides for a
change in the initial fixed rate to an adjustable interest rate, as follows:
4. ADJUSTABLE INTEREST RATE AND MONTHLY PAYMENT CHANGES

(A) Change Dates

The initial fixed interest rate I will pay will change to an adjustable interest rate on the first day of
FEBRUARY, 2008 , and the adjustable interest rate I will pay may change on that day
every 12th month thereafter. The date on which my initial fixed interest rate changes to an adjustable interest rate,
and each date on which my adjustable interest rate could change, is called a “Change Date.”
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(B) The Index

Beginning with the first Change Date, my adjustable interest rate will be based on an Index. The “Index” is
the weekly average yield on United States Treasury securities adjusted to a constant maturity of one year, as made
available by the Federal Reserve Board. The most recent Index figure available as of the date 45 days before each
Change Date is called the “Current Index.”

If the Index is no longer available, the Note Holder will choose a new index that is based upon comparable
information. The Note Holder will give me notice of this choice.

(C) Calculation of Changes

Before each Change Date, the Note Holder will calculate my new interest rate by adding
TWO AND THREE-FOURTHS percentage points ( 2.750 %) to the Current Index. The Note Holder
will then round the result of this addition to the nearest one-eighth of one percentage point (0.125%). Subject to the
limits stated in Section 4(D) below, this rounded amount will be my new interest rate until the next Change Date.

The Note Holder will then determine the amount of the monthly payment that would be sufficient to repay
the unpaid principal that I am expected to owe at the Change Date in full on the Maturity Date at my new interest
rate in substantially equal payments. The result of this calculation will be the new amount of my monthly payment.

(D) Limits on Interest Rate Changes

The interest rate I am required to pay at the first Change Date will not be greater than 10.000 %o
or less than 2.750 %. Thereafter, my adjustable interest rate will never be increased or decreased
on any single Change Date by more than two percentage points from the rate of interest I have been paying for the
preceding 12 months. My interest rate will never be greater than  10.000 %.

(E) Effective Date of Changes

My new interest rate will become effective on each Change Date. I will pay the amount of my new monthly
payment beginning on the first monthly payment date after the Change Date until the amount of my monthly
payment changes again. '

(F) Notice of Changes

The Note Holder will deliver or mail to me a notice of any changes in my initial fixed interest rate to an
adjustable interest rate and of any changes in my adjustable interest rate before the effective date of any change. The
notice will include the amount of my monthly payment, any information required by law to be given to me and also
the title and telephone number of a person who will answer any question I may have regarding the notice.
B. TRANSFER OF THE PROPERTY OR A BENEFICIAL INTEREST IN BORROWER

1. Until Borrower’s initial fixed interest rate changes to an adjustable interest rate under the terms stated
in Section A above, Uniform Covenant 18 of the Security Instrument shall read as follows:

Transfer of the Property or a Beneficial Interest in Borrower. As used in this Section

18, “Interest in the Property” means any legal or beneficial interest in the Property, including, but
not limited to, those beneficial interests transferred in a bond for deed, contract for deed, installment sales
contract or escrow agreement, the intent of which is the transfer of title by Borrower at a future date to a
purchaser.

If all or any part of the Property or any Interest in the Property is sold or transferred (or if
Borrower is not a natural person and a beneficial interest in Borrower is sold or transferred) without
Lender’s prior written consent, Lender may require immediate payment in full of all sums secured by this
Security Instrument. However, this option shall not be exercised by Lender if such exercise is prohibited
by Applicable Law.

If Lender exercises this option, Lender shall give Borrower notice of acceleration. The notice shall
provide a period of not less than 30 days from the date the notice is given in accordance with Section 15
within which Borrower must pay all sums secured by this Security Instrument. If Borrower fails to pay
these sums prior to the expiration of this period, Lender may invoke any remedies permitted by this
Security Instrument without further notice or demand on Borrower.

2. When Borrower’s initial fixed interest rate changes to an adjustable interest rate under the terms
stated in Section A above, Uniform Covenant 18 of the Security Instrument described in Section B1 above
shall then cease to be in effect, and the provisions of Uniform Covenant 18 of the Security Instrument shall
be amended to read as follows:

Transfer of the Property or a Beneficial Interest in Borrower. As used in this Section 18,
“Interest in the Property” means any legal or beneficial interest in the Property, including, but not limited
to, those beneficial interests transferred in a bond for deed, contract for deed, installment sales contract or
escrow agreement, the intent of which is the transfer of title by Borrower at a future date to a purchaser.

If all or any part of the Property or any Interest in the Property is sold or transferred (or if
Borrower is not a natural person and a beneficial interest in Borrower is sold or transferred) without
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Lender’s prior written consent, Lender may require immediate payment in full of all sums secured by this
Security Instrument. However, this option shall not be exercised by Lender if such exercise is prohibited by
Applicable Law. Lender also shall not exercise this option if: (a) Borrower causes to be submitted to
Lender information required by Lender to evaluate the intended transferee as if a new loan were being
made to the transferee; and (b) Lender reasonably determines that Lender’s security will not be impaired by
the loan assumption and that the risk of a brcach of any covenant or agreement in this Security Instrument
is acceptable to Lender.

To the extent permitted by Applicable Law, Lender may charge a reasonable fee as a condition to
Lender’s consent to the loan assumption. Lender also may require the transferee to sign an assumption
agreement that is acceptable to Lender and that obligates the transferee to keep all the promises and
agreements made in the Note and in this Security Instrument. Borrower will continue to be obligated under
the Note and this Security Instrument unless Lender releases Borrower in writing.

If Lender exercises the option to require immediate payment in full, Lender shall give Borrower
notice of acceleration. The notice shall provide a period of not less than 30 days from the date the notice is
given in accordance with Section 15 within which Borrower must pay all sums secured by this Security
Instrument. If Borrower fails to pay these sums prior to the expiration of this period, Lender may invoke
any remedies permitted by this Security Instrument without further notice or demand on Borrower.

BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants contained in this
Fixed/Adjustable Rate Rider.

Wit Cidehideccdo- /V/Mfdéé4ﬂzm/ ///1} /05

- BORROWER - MAR CRUTCHFIELD HANDELSMAN - DATE -~
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DEED OF TRUST

[llllN 1003604-2601039527-4 ]

DEFINITIONS

Words used in multiple sections of this document are defined befow and other words are defined in Sections 3, 11, 13,
18, 20 and 21. Certain rules regarding the usage of words used in this document are also providad in Section 16.
(A) “Security Instrument” means this document, which is dated JUNE 20, 2005, together with
all Riders to this document.

(B) “Borrower” is MARY C. HANDELSMAN, A SINGLE WOMAN AND VADIM P. KONDRATIEF, A SINGLE
MAN. .

Borrower is the trustor under this Security Instrument.
(C) “Lender” is EXPRESS CAPITAL LENDING.

Lender is a CORPORATION, organized and existing under the laws of
CALIFORNIA. Lender’'s address is 4000 WESTERLY PLACE
2NDFL, NEWPORT BEACH, CA 92660.

(D) “Trustee” is FIRST AMERICAN TITLE.

(E) “MERS” is Mortgage Electronic Registration Systems, Inc. MERS is a separate corporation that is acting solely as
anominee for Lender and Lender’s successors and assigns. MERS is the beneficlary under this Security Instrument.
MERS is organized and existing under the [aws of Defaware, and has an address and telephone number of P.O. Box
20286, Flint, Ml 48501-2026, tel, (888) 679-MERS.

(F) “Note” means the promissory note signed by Borrower and dated JURE 20, 2005. The Note
states that Borrower owes Lender *»*++*S1X HUNDRED FORTY FIVE THOUSAND FIVE HUNDRED AND NO/100
Rhkdkhkh Ak kb kh ARk hkkhhkhhkhhhk ok khkdhndnorwikadcrrneavrsw  Dollars (U.S. $645,500,00 )

plus interest, Borrower has promised to pay this debt in regular Periodic Payments and to pay the debt in full not later
than JuLY 1, 2035,

{G) “Property” means the property that is described below under the heading “Transfer of Rights in the Property.”
{H) “Loan” means the debt evidenced by the Note, plus interest, any prepayment charges and late charges due under
the Note, and all sums due under this Security Instrument, plus interest.

{I) “Riders” means all Riders to this Security instrument that are executed by Borrower. The following Riders areto be
executed by Borrower [check box as applicable].

[x ] Adjustable Rate Rider " Condominium Rider (C_ISecond Home Rider
[ Balloon Rider [x_IPlanned Unit Development Rider [_JOtherls) [specify]
(x 1-4 Family Rider [ IBiweekly Payment Rider

CIV.A. Rider

(J) “Applicable Law” means all controlling appiicable federal, state and local statutes, reguiations, ordinances and
administrative rules and orders ({that have the effect of law) as well as all applicable final, non-appealable jugigial opinions.
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N LOAN #: 2601039527
(K) “Community Assoclation Dues, Fees, and Assessments” means all dues, fees, assessments and other charges
that are imposed on Borrower or the Property by a condominium association, homeowners association or similar
organization,

(L) “Electronic Funds Transfer” means any transfer of funds, other than a transaction originated by check, draft, or
similar paper instrument, which is initiated through an electronic terminal, telephonic instrument, computer, or magnetic
tape so as to order, instruct, or authorize a financial institution to debit or credit an account. Such term includes, but is
not limited to, point-of-sale transfers, automated teller machine transactions, transfers initiated by telephone, wire
transfers, and automated clearinghouse transfers.

{M) “Escrow Items” means those items that are described in Section 3.

(N} “Miscellaneous Proceeds” means any compensation, settlement, award of damages, or proceeds paid by any
third party (other than insurance proceeds paid under the coverages described in Section 5) for: (i) damage to, or
destruction of, the Property; (i) condemnation or other taking of all or any part of the Property; {iii} conveyance in lieu
of condemnation; or (iv) misrepresentations of, or omissions as to, the value and/or condition of the Property.

(O) “Mortgage Insurance” means insurance protecting Lender against the nonpayment of, or default on, the Loan.
(P) “Perlodic Payment” means the regularly scheduled amount due for (i) principal and interest under the Note, plus
{ii) any amounts under Section 3 of this Security Instrument.

(Q) “RESPA” means the Real Estate Seftlement Procedures Act (12 U.S.C. §2601 et seq.} and its implementing
regulation, Regulation X (24 C.F.R. Part 3500), as they might be amended from time to time, or any additional or
successor legislation or regufation that governs the same subject matter. As used in this Security instrument, “RESPA”
refers to all requirements and restrictions that are imposed in regard to a “federally related mortgage loan" even if the
Loan does not qualify as a “federally related mortgage loan” under RESPA.

(R) “Successor in Interest of Borrower” means any party that has taken title to the Property, whether or not that party
has assumed Borrower's obligations under the Note and/or this Security Instrument.

TRANSFER OF RIGHTS IN THE PROPERTY

The beneficiary of this Security Instrument is MERS {solely as nominee for Lender and Lender's successors and assigns)
and the successors and assigns of MERS. This Security Instrument secures to Lender: (i) the repayment of the Loan, and
all renewals, extensions and modifications of the Note; and (i} the performance of Borrower's covenants and agreements
under this Security Instrument and the Note. For this purpose, Borrower irrevocably grants and conveys to Trustee, in trust,
with power of sale, the following described property located in the counTy

[Type of Recording Jurisdiction] of BLAINE [Name of Recording Jurisdiction]:
SUBLOT 2 OF LIVING SPRINGS TOWNHOMES, ACCORDING TO THE OFFICIAL PLAT THEREOF, RECORDED
OCTOBER 3, 2001, AS INSTRUMENT NO. 456235, RECORDS OF BLAINE COUNTY, IDAHO

APN #: K03480000020

which currently has the address of 402 SAGE ROAD #B, KETCHUM,
[Street] [City]
|daho 83340 (“Property Address”):
[Zip Code}

TOGETHER WITH all the improvements now or hereafter erected onthe property, and all easements, appurtenances,
and fixtures now or hereafter a part of the property. All replacements and additions shall also be covered by this Security
Instrument. Alf of the foregoing is referred to in this Security Instrument as the “Property.” Borrower understands and
agrees that MERS holds only legal title to the interests granted by Borrower in this Security Instrument, but, if necessary
to comply with law or custom, MERS (as nominee for Lender and Lender's successors and assigns) has the right: to
exercise any or all of those interests, including, but not limited to, the right to foreclose and sell the Property; and to take
any action required of Lender including, but not limited to, releasing and canceling this Security Instrument.

BORROWER COVENANTS that Borrewer is lawfully seised of the estate hereby conveyed and has the right to grant
and convey the Property and thatthe Propertyis unencumbered, except forencumbrances ofrecord. Borrower warrants
and will defend generally the title to the Property against all claims and demands, subjectto any encumbrances of record.

THIS SECURITY INSTRUMENT combines uniform covenants for national use and non-uniform covenants with
limited variations by jurisdiction to constitute a uniform security instrument covering real propeny.

UNIFORM COVENANTS. Borrower and Lender covenant and agree as follows:

1. Paymentof Principal, Interest, Escrow [tems, Prepayment Charges, and Late Charges. Borrower shall pay
when due the principal of, and interest on, the debt evidericed by the Note and any prepayment charges and late charges
due under the Note. Borrower shall also pay funds for Escrow ltems pursuant to Section 3. Payments due under the
Note and this Security Instrument shall be made in U.S. currency. However, if any check or other instrument received
by Lender as payment under the Note or this Security Instrument is returned to Lender unpaid, Lender may require that

any orall subsequent payments due underthe Note and this Security Instrument be made in one grngre of the follpwjkg
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: LOAN #: 2601039527
forms, as selected by Lender: (a) cash; (b) money order; (c) certified check, bank check, treasurer’s check or cashier’s
check, provided any such check is drawn upon an institution whose deposits are insured by a federal agency,
instrumentality, or entity; or (d) Electronic Funds Transfer.

Payments are deemed received by Lender when received at the location designated in the Note or at such other
location as may be designated by Lender in accordance with the notice provisions in Section 15. Lender may return any
payment or partial payment if the payment or partial payments are insufficient to bring the Loan current. Lender may
accept any payment or partial payment insufficient to bring the Loan current, without waiver of any rights hereunder or
prejudice to its rights to refuse such payment or partial payments in the future, but Lender is not obligated to apply such
payments at the time such payments are accepted. If each Periodic Payment is applied as of its scheduled due date,
then Lender need not pay interest on unapplied funds. Lender may hold such unapplied funds until Borrower makes
payment to bring the Loan current. If Borrower does not do so within a reasonable period of time, Lender shall either
apply such funds or return them to Borrower. It not applied earlier, such funds will be applied to the outstanding principal
balance under the Note immediately prior to foreclosure. No offset or claim which Borrower might have now or in the
future against Lender shall relieve Borrower from making payments due under the Note and this Security Instrument
or performing the covenants and agreements secured by this Security Instrument.

2. Application of Payments or Proceeds. Except as otherwise described in this Section 2, allpayments accepted
and applied by Lender shall be applied in the following order of priority: {a} interest due under the Note; {b) principal
due under the Note; (c) amounts due under Section 3. Such payments shall be applied to each Periodic Paymentinthe
orderin which it became due. Any remaining amounts shail be applied firstto late charges, second to any other amounts
due under this Security Instrument, and then to reduce the principal balance of the Note.

If Lender receives a payment from Borrower for a delinquent Periodic Payment which includes a sufficient amount
to pay any late charge due, the payment may be applied to the delinquent payment and the late charge. If more than
one Periodic Payment is outstanding, Lender may apply any payment received from Borrower to the repayment of the
Periodic Payments if, and to the extent that, each payment can be paid in full. To the extent that any excess exists after
the payment is applied to the full payment of one or more Periodic Payments, such excess may be applied to any late
charges due. Voluntary prepayments shall be applied first to any prepayment charges and then as described in the Note,

Any application of payments, insurance proceeds, or Miscellaneous Proceeds to principal due under the Note shall
not extend or postpone the due date, or change the amount, of the Periodic Payments.

3. Funds for Escrow ltems. Botrower shall pay to Lender on the day Periodic Payments are due under the Note,
until the Note is paid in full, a sum (the “Funds”) to provide for payment of amounts due for: (a) taxes and assessments
and other itetns which can attain priority over this Security Instrument as a lien or encumbrance on the Property; (b)
leasehold payments or ground rents on the Property, if any; {c) premiums for any and all insurance required by Lender
under Section 5; and (d) Mortgage Insurance premiums, if any, or any sums payable by Borrower to Lender in lieu of
the payment of Mortgage Insurance premiums in accordance with the provisions of Section 10. These items are called
“Escrow ltems,” At origination of atany time during the term of the Loan, Lender may require that Community Association
Dues, Fees, and Assessments, if any, be escrowed by Borrower, and such dues, fees and assessments shall be an
Escrow ltem. Borrower shall promptly furnish to Lender all notices of amounts to be paid under this Section. Borrower
shall pay Lender the Funds for Escrow ltems unless Lender waives Borrower's obligation to pay the Funds for any or
all Escrow ltems. Lender may waive Borrower’s obligation to pay to Lender Funds for any or all Escrow ltems atanytime.
Any such waiver may only be in writing. In the event of such waiver, Borrower shall pay directly, when and where payable,
the amounts due for any Escrow Items for which payment of Funds has been waived by Lender and, if Lender requires,
shall furnish to Lender receipts evidencing such payment within such time period as Lender may require. Borrower's
obligation to make such payments and to provide receipts shall for all purposes be deemed to be a covenant and
agreement contained in this Security Instrument, as the phrase “covenant and agreement” is used in Section . If
Borrower is obligated to pay Escrow Items directly, pursuant to a waiver, and Borrower fails to pay the amount due for
an Escrow Item, Lendetr may exercise its rights under Section 9 and pay such amount and Borrower shall then be
obligated under Section 9 to repay to Lender any such amount. Lender may revoke the waiver as to any or all Escrow
Items at any time by a notice given in accordance with Section 15 and, upon such revocation, Borrower shall pay to
Lender all Funds, and in such amounts, that are then required under this Section 3.

Lender may, at any time, collect and hold Funds in an amount (a) sufficient to permit Lender to apply the Funds at
the time specified under RESPA, and (b) not to exceed the maximum amount a lender can require under RESPA. Lender
shali estimate the amount of Funds due on the basis of current data and reasonable estimates of expenditures of future
Escrow ltems or otherwise in accordance with Applicable Law.

The Funds shall be held in an institution whose deposits are insured by a federal agency, instrumentality, or entity
(including Lender, if Lender is an institution whose depesits are so insured) or in any Federal Home Loan Bank. Lender
shall apply the Funds to pay the Escrow ltems no later than the time specified under RESPA. Lender shall not charge
Borrower for holding and applying the Funds, annually analyzing the escrow account, or verifying the Escrow ltems,
uniess Lender pays Borrower interest on the Funds and Applicable Law permits Lender to make such a charge, Unless
an agreementis made in wtiting or Applicable Law requires interest to be paid on the Funds, Lendershall not be required
to pay Borrower any interest or earnings on the Funds. Borrower and Lender can agree in writing, however, thatinterest
shall be paid onthe Funds. Lender shall give to Borrower, without charge, an annual accounting of the Funds as required
by RESPA.

If there is a surplus of Funds held in escrow, as defined under RESPA, Lender shall account to Borrower for the
excess funds in accordance with RESPA. Ifthere is ashortage of Funds held in escrow, as defined under RESPA, Lender
shall notify Borrower as required by RESFA, and Borrower shall pay to Lender the amount necessary to make up the
shortage in accordance with RESPA, but in no more than 12 monthly payments. If there is a deficiency of Funds held
in escrow, as defined under RESPA, Lender shail notify Borrower as required by RESPA, and Borrower shall pay to
Lender the amount necessary to make up the deficiency in accordance with RESPA, but in ne more than 12 monthly
payments.

Upon payment in full of all sums secured by this Security Instrument, Lender shall promptly refund to Borrower any

Funds held by Lender.
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4. Charges; Liens, Borrower shall pay all taxes, assessments, charges, fines, and impositions attributable to the

Property which can attain priority over this Security Instrument, leasehold payments or ground rents on the Property,

ifany, and Community Association Dues, Fees, and Assessments, if any. Tothe extentthat theseitems are Escrow ltems,
Borrower shall pay them in the manner provided in Section 3.

Borrower shall promptly discharge any lien which has priority over this Security Instrument unless Borrower: (a}
agrees in writing to the payment of the obligation secured by the lien in a manner acceptable to Lender, but only so long
as Borrower is performing such agreement; (b) contests the lien in good faith by, or defends against enforcement of the
lien in, legal proceedings which in Lender’s opinion operate to prevent the enforcement of the lien while those
proceedings are pending, but only until such proceedings are concluded; or (c) secures from the holder of the lien an
agreement satisfactory to Lender subordinating the lien to this Security Instrument. if Lender determines that any part
of the Property is subject to a lien which can attain priority over this Security Instrument, Lender may give Borrower a
notice identifying the lien. Within 10 days of the date on which that notice is given, Borrower shall satisfy the lien or take
one or more of the actions set forth above in this Section 4.

Lender may require Borrower to pay a one-time charge for areal estate tax verification and/or reporting service used
by Lender in connection with this Loan.

5. Property Insurance. Borrower shall keep the improvements now existing or hereatter erected on the Property
insured against loss by fire, hazards included within the term “extended coverage,” and any other hazards including,
but not limited to, earthquakes and floods, for which Lender requires insurance. This insurance shall be maintained in
the amounts (including deductible levels) and for the periods that Lender requires. What Lender requires pursuant to
the preceding sentences can change during the term of the Loan. The insurance carrier providing the insurance shall
be chosen by Borrower subject to Lender's right to disapprove Borrower's choice, which right shall not be exercised
unreascnably. Lender may require Borrower o pay, in connection with this Loan, either: (a) a one-time charge for flood
zone determination, certification and tracking services; or (b} a one-time charge for flood zone determination and
certification services and subsequent charges each time remappings or similar changes occur which reasonably might
affect such determination or certification. Borrower shall also be responsikle for the payment of any fees imposed by
the Federal Emergency Management Agency in connection with the review of any flood zone determination resulting
from an objection by Borrower.

If Borrower fails to maintain any of the coverages described above, Lender may obtain insurance coverage, at
Lender’s option and Borrower's expense. Lender is under no obligation to purchase any particular type or amount of
coverage. Therefore, such coverage shall cover Lender, but might or might not protect Borrower, Borrower's equity in
the Property, or the contents of the Property, against any risk, hazard or liability and might provide greater or lesser
coverage than was previously in efiect. Borrower acknowledges that the cost of the insurance coverage so obtained
might significantly exceed the cost of insurance that Borrower could have obtained. Any amounts disbursed by Lender
under this Section 5 shall become additional debt of Borrower secured by this Security Instrument. These amounts shall
bear interest at the Note rate from the date of disbursement and shall be payable, with such interest, upon notice from
Lender to Borrower requesting payment.

All insurance policies required by Lender and renewals of such policies shall be subject to Lender's right to
disapprove such policies, shall include a standard mortgage clause, and shall name Lender as mortgagee and/or as
an additional loss payee. Lender shall have the right to hold the policies and renewal certificates. If Lender requires,
Borrower shall promptly give to Lender all receipts of paid premiums and renewal notices. If Borrower obtains any form
ofinsurance coverage, not otherwise required by Lender, for damage to, or destruction of, the Property, such policy shall
include a standard mortgage clause and shall name Lender as mortgagee and/or as an additional loss payee.

In the event of loss, Borrower shall give prompt notice to the insurance cartier and Lender. Lender may make proof
of loss if not made promptly by Borrower. Unless Lender and Borrower otherwise agree in writing, any insurance
proceeds, whether or not the underlying insurance was required by Lender, shall be applied to restoration or repair of
the Property, if the restoration of repair is economically feasible and Lender's security is notlessened. During such repair
and restoration period, Lender shall have the right to hold such insurance proceeds until Lender has had an oppertunity
to inspect such Property to ensure the work has been completed to Lender’s satisfaction, provided that such inspection
shall be undertaken promptly. Lender may disburse proceeds for the repairs and restoration in a single payment or in
a series of progress payments as the work is completed. Unless an agreement is made in writing or Applicable Law
requires interest to be paid on such insurance proceeds, Lender shall not be required to pay Borrower any interest or
earnings on such proceeds. Fees for public adjusters, or other third parties, retained by Borrower shall not be paid out
of the insurance proceeds and shall be the sole obligation of Borrower. If the restoration or repair is not economically
feasible or Lender's security would be lessened, the insurance proceeds shall be applied to the sums secured by this
Security Instrument, whether or not then due, with the excess, if any, paid to Borrower. Such insurance proceeds shall
be applied in the order provided for in Section 2.

If Borrower abandons the Property, Lender may file, negotiate and settle any available insurance claim and related
matters. If Barrower does not respond within 30 days to a notice from Lender that the insurance carrier has offered to
settle a claim, then Lender may negotiate and settle the claim. The 30-day period will begin when the notice is given.
In either event, or if Lender acquires the Property under Section 22 or otherwise, Borrower hereby assigns to Lender
(a) Borrower's rights to any insurance proceeds in an amount not to exceed the amounts unpaid under the Note or this
Security Instrument, and {b) any other of Borrower's rights (other than the right to any refund of unearned premiums
paid by Borrower) under all insutance policies covering the Property, insofar as such rights are applicable to the
coverage of the Property. Lender may use the insurance proceeds either to repair or restore the Property or to pay
amounts unpaid under the Note or this Security instrument, whether or not then due.

6. Occupancy. Borrower shall occupy, establish, and use the Property as Borrower's principal residence within
60 days after the execution of this Security Instrument and shall continue to occupy the Property as Borrower's principal
residence for at least one vear after the date of occupancy, unless Lender otherwise agrees in writing, which consent
shall not be unreascnably withheld, or unless extenuating circumstances exist which are beyond Borrower's control.

7. Preservation, Maintenance and Protection of the Property; Inspections. Borrower shall not destroy, damage or
impait the Property, allow the Property to deteriorate or commit waste on the Property. Whether or noj,Borrower js residing

)
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: LOAN #: 2601039527
in the Property, Borrower shall maintain the Property in order to prevent the Property from detefiorating or decreasing in value
due to its condition. Unless it is determined pursuant to Section 5 that repair or restoration is not economically feasible,
Borrower shall promptly repair the Property if damaged to avoid further deterioration or damage. If insurance or
condemnation proceeds are paid in connection with damageto, or the taking of, the Property, Borrower shallbe responsibie
for repairing or restoring the Property only if Lender has released proceeds for such purposes. Lendermay disburse proceeds
for the repairs and restoration in a single payment or in a series of progress payments as the work is completed. If the
insurance or condemnation proceeds are hotsufficienttorepair or restorethe Property, Borrower is not relieved of Borrower’s
obligation for the completion of such repair or restoration,

Lender or its agent may make reasonable entries upon and inspections of the Property. If it has reasonable cause,
Lender may inspect the interior of the improvements on the Property. Lender shall give Borrower notice at the time of
or prior to such an interior inspection specifying such reasonable cause.

8. Borrower’s Loan Application. Borrower shall be in default if, during the Loan application process, Borrower
ot any persons or entities acting at the direction of Borrower or with Borrower's knowledge or consent gave materially
false, misleading, orinaccurate information orstatements to Lender {or failed to provide Lender with material information)
in connection with the Loan. Material representations include, but are not limited to, representations concerning
Borrower’s occupancy of the Property as Borrower's principal residence.

9. Protection of Lender’s Interest in the Property and Rights Under this Security Instrument. If (a) Borrower
fails to perform the covenants and agreements contained in this Security Instrument, (b) there is a legal proceeding that
might significantly affect Lender's interest in the Property and/or rights under this Security Instrument (such as a
proceeding in bankruptcy, probate, for condemnation or forfeiture, for enforcement of a fien which may attain priority
over this Security Instrument or to enforce laws or regulations), or (c} Borrower has abandoned the Property, then Lender
may do and pay for whatever is reasonable or appropriate to protect Lender’s interest in the Property and rights under
this Security Instrument, including protecting and/or assessing the value of the Property, and securing and/or repairing
the Property. Lender’s actions can include, but are notlimited to: (@) paying any sums secured by a lien which has priority
over this Security Instrument; (b) appearing in court; and (c) paying reasonable attorneys’ fees to protectits interest in
the Property and/or rights under this Security Instrument, including its secured position in a bankruptcy proceeding.
Securing the Property includes, but is not limited to, entering the Property to make repairs, change locks, replace or
board up doors and windows, drain water from pipes, eliminate building or other code violations or dangerous
conditions, and have utilities turned on or off. Although Lender may take action under this Section 9, Lender does not
have to do so and is not under any duty or obligation to do so. It is agreed that Lender incurs no liability for not taking
any or all actions authorized under this Section 9.

Any amounts disbursed by Lender under this Section 9 shall become additional debt of Borrower secured by this
Security Instrument. These amounts shall bear interest at the Note rate from the date of disbursement and shall be
payable, with such interest, upon notice from Lender to Borrower requesting payment.

If this Security Instrument is on a leasehoid, Borrower shall comply with all the provisions of the lease. Borrower shall
notsurrenderthe leasehold estate and interests herein conveyed or terminate or cancel the ground lease, Borrower shall
not, without the express written consent of Lender, alter or amend the ground lease. If Borrower acquires fee fitle to the
Property, the leasehold and the fee title shall not merge unless Lender agrees to the merger in writing.

10. Mortgage Insurance. If Lender required Mortgage Insurance as a condition of making the Loan, Borrowershall
pay the premiums required to maintain the Mortgage Insurance in effect. If, for any reason, the Mortgage Insurance
coverage required by Lender ceases to be available from the martgage insurer that previously provided such insurance
and Borrower was required to make separately designated payments toward the premiums for Mortgage Insurance,
Borrower shall pay the premiums required to obtain coverage substantially equivalent to the Morigage Insurance
previously in effect, at a cost substantially equivalent to the cost to Borrower of the Mortgage Insurance previously in
effect, frem an alternate mortgage insurer selected by Lender. If substantially equivalent Mortgage Insurance coverage
is not available, Borrower shall continue to pay to Lender the amount of the separately designated payments that were
due when the insurance coverage ceased to be in effect. Lender will accept, use and retain these payments as a non-
refundable loss reserve in fieu of Mortgage Insurance. Such loss reserve shall be non-refundable, notwithstanding the
fact that the Loan is ultimately paid in full, and Lender shall not be required to pay Borrower any interest or earnings on
such loss reserve. Lender can no longer require loss reserve payments if Mortgage Insurance coverage (in the amount
and for the period that Lender requires) provided by an insurer selected by Lender again becomes available, is obtained,
and Lender requires separately designated payments toward the premiums for Mortgage insurance. If Lender required
Mortgage Insurance as a condition of making the Loan and Borrower was required to make separately designated
payments toward the premiums for Mortgage Insurance, Borrower shall pay the premiums required to maintain
Mortgage Insurance in effect, or to provide a non-refundable loss reserve, until Lender’s requirement for Morigage
Insurance ends in accordance with any written agreement between Borrower and Lender providing for such termination
or until termination is required by Applicable Law. Nothing in this Section 10 affects Borrower's obligation to pay interest
at the rate provided in the Nota,

Mortgage Insurance reimburses Lender {or any entity that purchases the Note) for certain losses it may incur if
Borrower does not repay the Loan as agreed. Borrower is not a party to the Morigage Insurance.

Mortgage insurers evaluate their total risk on all such insurance in force from time to time, and may enter into
agreements with other parties that share or modify their risk, or reduce losses. These agreements are on terms and
conditions that are satisfactory to the mortgage insurer and the other party (or parties) to these agreements. These
agreements may require the mortgage insurer to make payments using any source of funds that the mortgage insurer
may have available (which may include funds obtained from Mortgage Insurance premiums).

As aresult of these agreements, Lender, any purchaser of the Note, another insurer, any reinsurer, any other entity,
or any affiliate of any of the foregoing, may receive (directly or indirectly) amounts that derive from (or might be
characterized as) a portion of Borrower's payments for Mortgage Insurance, in exchange for sharing or modifying the
mortgage insurer's tisk, or reducing losses. If such agreement provides that an affiliate of Lender takes a share of the
insuret’s risk in exchange for a share of the premiums paid to the insurer, the arrangement is often termed “captive
reinsurance.” Further:
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(a) Any such agreements will not affect the amounts that Borrower has agreed to pay for Mortgage
insurance, or any other terms of the Loan. Such agreements wili not increase the amount Borrower will owe for
Mortgage Insurance, and they will not entitle Borrower to any refund.

(b) Any such agreements will not affect the rights Borrower has - if any - with respect to the Mortgage
Insurance under the Homeowners Protection Act of 1998 or any other law. These rights may include the right to
receive certain disclosures, to request and obtaln cancellation of the Mortgage Insurance, to have the Mottgage
Insurance terminated automatically, and/or to receive a refund of any Mortgage Insurance premiums that were
unearned at the time of such cancellation or termination.

11, Assighment of Miscellaneous Proceeds; Forfeiture. All Miscellaneous Proceeds are hereby assigned to and
shall be paid to Lender.

If the Property is damaged, such Miscellaneous Proceeds shall be applied to restoration o repait of the Property,
if the restoration or repair is economically feasible and Lender’s security is not lessened. During such repair and
restoration petiod, Lender shall have the right to hold such Miscellaneous Proceeds until Lender has had an opportunity
to inspectsuch Property to ensure the work has been completed to Lender’s satisfaction, provided thatsuch inspection
shall be undertaken promptly. Lender may pay for the repairs and restoration in a single disbursement or in a series of
progress payments as the work is completed. Unless an agreementis made in writing or Applicable Law requires interest
to be paid on such Miscellaneous Proceeds, Lender shall not be required to pay Borrower any interest or earnings on
such Miscellaneous Proceeds. If the restoration o repair is not economically feasible or Lender's security would be
lessened, the Miscellaneous Proceeds shall be applied to the sums secured by this Security Instrument, whether or not
then due, with the excess, if any, paid to Barrower. Such Miscellaneous Proceeds shall be applied in the order provided
for in Section 2.

Inthe event of a total taking, destruction, or loss in value of the Property, the Miscellaneous Proceeds shalibe applied
to the sums secured by this Security Instrument, whether or not then due, with the excess, if any, paid to Borrower.

in the event ofa partial taking, destructicn, orloss in value ofthe Property in which the fair market value of the Property
immediately before the partial taking, destruction, or loss in value is equal to or greater than the amount of the sums
secured by this Security Instrument immediately before the partial taking, destruction, or loss in value, unless Borrower
and Lender otherwise agree in writing, the sums secured by this Security Instrument shall be reduced by the amount
of the Miscellaneous Proceeds multiplied by the following fraction: (aj the total amount of the sums secured immediately
before the partial taking, destruction, or loss in value divided by {b) the fair market value of the Property immediately
before the partial taking, destruction, or loss in value. Any balance shall be paid to Borrower.

In the event of a partial taking, destruction, orloss in value ofthe Property inwhich the fair market value ofthe Property
immediately before the partial taking, destruction, or loss in value is less than the amount of the sums secured
immediately before the partial taking, destruction, or loss in value, unless Borrower and Lender otherwise agree in
writing, the Miscellaneous Proceeds shall be applied to the sums secured by this Security Instrument whether or not
the sums are then due.

ifthe Property is abandoned by Borrower, or f, after notice by Lender to Borrower that the Opposing Party (as defined
in the next sentence) offers to make an award to settle a claim for damages, Borrower fails to respond to Lender within
30 days after the date the notice is given, Lender is authorized to collect and apply the Miscellaneous Proceeds either
to restoration or repair of the Property or to the sums secured by this Security Instrument, whether or not then due.
“Opposing Party” means the third party that owes Borrower Miscellaneous Proceeds or the party against whom
Borrower has a right of action in regard to Miscellaneous Proceeds.

Borrower shall be in defaultif any action or proceeding, whether civil or criminal, is begun that, in Lender's judgment,
could resultin forfeiture of the Property or other material impairment of Lender’s interestin the Property or rights under
this Security Instrument. Borrower can cure such a default and, if acceleration has occurred, reinstate as provided in
Section 19, by causing the action or proceeding to be dismissed with a ruling that, in Lender’s judgment, precludes
forfeiture of the Property or other material impairment of Lender’s interest in the Property or rights under this Security
Instrument. The proceeds of any award or claim for damages that are aftributable to the impairment of Lender’s interest
in the Property are hereby assigned and shall be paid o Lender,

All Miscellaneous Proceeds that are not applied to restoration or repair of the Property shall be applied in the order
provided for in Section 2.

12. Borrower Not Released; Forbearance By Lender Not a Waiver. Extension of the time for payment or
modification of amortization of the sums secured by this Security Instrument granted by Lender to Borrower or any
Successor in Interest of Borrower shall not operate to release the liability of Borrower or any Successors in Interest of
Botrower. Lender shall not be required to commence proceedings against any Successor in Interest of Borrower or to
refuse to extend time for payment or otherwise modify amortization of the sums secured by this Security Instrument by
reason of any demand made by the original Borrower or any Successors in interest of Borrower. Any forbearance by
Lender in exercising any right or remedy including, without limitation, Lender's acceptance of payments from third
persons, entities or Successors in Interest of Borrower orin amounts less than the amountthen due, shall notbe a waiver
of or preclude the exercise of any right or remedy.

13. Joint and Several Llabillty; Co-signers; Successors and Asslghs Bound. Borrower covenants and agrees
that Borrower's obligations and liability shall be joint and several. However, any Borrower who co-signs this Security
Instrument but does not execute the Note (a “co-signer"}: {a) is co-signing this Security Instrument only to mortgage,
grant and convey the co-sigher’s interestin the Property under the terms of this Security Instrument; (b} is not personally
obligated to pay the sums secured by this Security Instrument; and (c) agrees that Lender and any other Borrower can
agree to extend, modify, forbear or make any accommodations with regard to the terms of this Security Instrument or
the Note without the co-signer’s consent,

Subject to the provisions of Section 18, any Successor in Interest of Borrower who assumes Borrower's obligations
under this Security Instrument in writing, and is approved by Lender, shall obtain all of Borrower's rights and benefits
under this Security Instrument. Borrower shall not be released from Borrower's obligations and liability under this
Security Instrument unless Lender agrees to such release in writing. The covenants and agreements of this Security
Instrument shali bind (except as provided in Section 20) and benefit the successors and assigns of Lender.
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_ 14, Loan Charges. Lender may charge Borrower fees for services performed in connection with Borrower's defautt,
for the purpose of pratecting Lender’s interest in the Property and rights under this Security Instrument, including, but
notlimited to, attorneys’ fees, property inspection and valuation fees. In regard to any other fees, the absence of express
authotity in this Security Instrument to charge a specific fee to Borrower shall not be construed as a prohibition on the
charging of such fee. Lender may not charge fees that are expressly prohibited by this Security Instrument or by
Applicable Law.

Ifthe Loan is subject to a law which sets maximum loan charges, and thatlaw is finally interpreted so that the interest
or other loan charges collected or to be collected in connection with the Loan exceed the permitted limits, then: (a) any
such loan charge shall be reduced by the amount nhecessary to reduce the charge to the permitted limit; and (bj any
sums already collected from Borrower which exceeded permitted limits will be refunded to Borrower. Lender may choose
to make this refund by reducing the principal owed under the Note or by making a direct paymentto Borrower. Ifarefund
reduces principal, the reduction will be treated as a partial prepayment without any prepayment charge {(whether or not
a prepayment charge is provided for under the Note). Borrower's acceptance of any such refund made by direct
payment to Borrower will constitute a waiver of any right of action Borrower might have arising out of such overcharge.

15. Notices. All notices given by Borrower or Lender in connection with this Security Instrument must be in writing.
Any notice to Barrower in connection with this Security Instrumentshall be deemed to have been given to Borrower when
mailed by first class mail or when actually delivered to Borrower's notice address if sent by other means. Notice to any
one Borrower shall constitute notice to all Borrowers unless Applicable Law expressly requires otherwise. The notice
address shall be the Property Address unless Borrower has designated a substitute notice address by notice to Lender.
Borrower shall promptly notify Lender of Borrower’s change of address. If Lender specifies a procedure for reporting
Borrower's change of address, then Borrower shali only report a change of address through that specified procedure.
There may be only one designated notice address under this Security Instrument at any one time. Any notice to Lender
shall be given by delivering it or by mailing it by first class mail to Lender’s address stated herein unless Lender has
designated ancther address by notice to Borrower. Any notice in connection with this Security Instrument shall not be
deemed to have been given to Lender until actually received by Lender. If any notice required by this Security Instrument
is also required under Applicable Law, the Applicable Law requirement will satisfy the corresponding requirement under
this Security Instrument.

16. Governing Law; Severabillty; Rules of Construction. This Security Instrument shall be governed by federal
law and the law of the jurisdiction in which the Property is located. All rights and obligations contained in this Security
Instrument are subject to any requirements and limitations of Applicable Law. Applicable Law might explicitly orimplicitly
allow the parties to agree by centract or it might be silent, but such silence shall notbe construed as a prohibition against
agreement by contract. In the event that any provision or clause of this Security Instrument or the Note conflicts with
Applicable Law, such conflict shall not affect other provisions of this Security Instrument or the Note which can be given
effect without the conflicting provision.

As used inthis Security Instrument: (a) words ofthe masculine gender shall mean and include corresponding neuter
words or words of the feminine gender; (b) words in the singular shall mean and include the plural and vice versa; and
(c) the word "may"” gives sole discretion without any obligation to take any action.

17. Borrower's Copy. Borrower shall be given one copy of the Note and of this Security Instrument.

18. Transfer of the Property or a Beneficial Interest in Borrower. As used in this Section 18, “Interest in the
Property” means any legal or beneficial interest in the Property, including, but not limited to, those beneficial interests
transferred in a bond for deed, contract for deed, installment sales contract or escrow agreement, the intent of which
is the transfer of titie by Borrower at a future date to a purchaser.

If all or any part of the Property or any Interest in the Property is sold or transferred (or if Borrower is not a natural
person and a beneficial interest in Borrower is sold or transferred) without Lender’s prior written consent, Lender may
require immediate payment in full of all sums secured by this Security Instrument. However, this option shall not be
exercised by Lender if such exercise is prohibited by Applicable Law.

if Lender exercises this option, Lender shall give Borrower notice of acceleration. The notice shall provide a period
of not less than 30 days from the date the notice is given in accordance with Section 15 within which Borrower mustpay
all sums secured by this Security Instrument. If Borrower fails to pay these sums prior to the expiration of this period,
Lender may invoke any remedies permitted by this Security Instrument without further notice or demand on Borrower.

19, Borrower's Right to Reinstate After Acceleration. If Borrower meets certain conditions, Borrower shall have
the right to have enforcement of this Security Instrument discontinued at any time prior to the earliest of: (a) five days
before sale of the Property pursuant to any power of sale contained in this Security Instrument; (b} such other period
as Applicable Law might specify for the termination of Borrower's right to reinstate; or (c) entry of a judgment enforcing
this Security Instrument. Those conditions are that Borrower: (a) pays Lender all sums which then would be due under
this Security Instrument and the Note as if no acceleration had occurred; (b) cures any default of any other covenants
or agreements; (c) pays all expenses incutred in enforcing this Security Instrument, including, but not limited to,
reasonable attorneys' fees, property inspection and valuation fees, and other fees incurred for the purpose of protecting
Lender’s interest in the Property and rights under this Security instrument; and (d) takes such action as Lender may
reasonably require to assure that Lender's interest in the Property and rights under this Security Instrument, and
Borrower’s obligation to pay the sums secured by this Security Instrument, shall continue unchanged. Lender may
require that Borrower pay such reinstatement sums and expenses in ornte or more of the following forms, as selected
by Lender: (&) cash; (b) money order; (c) certified check, bank check, treasurer’s check or cashier's check, provided
any such check is drawn upon an institution whose deposits are insured by a federal agency, instrumentality or entity;
or {d} Electronic Funds Transfer. Upon reinstatement by Borrower, this Security Instrument and obligations secured
hereby shall remain fully effective as if no acceleration had occurred. However, this right to reinstate shall not apply in
the case of acceleration under Section 18.

20. Sale of Note; Change of Loan Servicer; Notice of Grievance. The Note or a partial interest in the Note
{together with this Security Instrument) can be sold one or more times without prior notice to Borrower, A sale might
result in a change in the entity (known as the “Loan Servicer") that collects Periodic Payments due under the Note and
this Security Instrument and performs other mortgage loan servicing obligations under the Note, this Secyrity
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Instrument, and Applicable Law. There also might be one or more changes of the Loan Servicer unrelated to a sale of
the Note. If there is a change of the Loan Servicer, Borrower will be given written notice of the change which will state
the name and address of the new Loan Servicer, the address to which payments should be made and any other
information RESPA requires in connection with anotice of transfer of servicing. ifthe Note is sold and thereafterthe Loan
is serviced by a Loan Servicer other than the purchaser of the Note, the mortgage loan servicing obligations to Borrower
will remain with the Loan Servicer or be transferred to a successor Loan Servicer and are not assumed by the Note
purchaser unless otherwise provided by the Note purchaser.

Neither Borrower nor Lender may commence, join, or be joined to any judicial action (as either an individual litigant
or the member of a class) that arises from the other party’s actions pursuant to this Security Instrument or that alleges
that the other party has breached any provision of, or any duty owed by reason of, this Security Instrument, until such
Borrower of Lender has notified the other party (with such notice given in compliance with the requirements of Section
15) of such alleged breach and afforded the other party hereto areasonable period after the giving of such notice to take
corrective action. If Applicable Law provides a time period which must elapse before certain action can be taken, that
time period will be deemed to be reasonable for purposes of this paragraph. The notice of acceleration and opportunity
to cure given to Borrower pursuant to Section 22 and the notice of acceleration given to Borrower pursuant to Section
18 shall be deemed to satisfy the notice and opportunity to take corrective action provisions of this Section 20.

21. Hazardous Substances. As used in this Section 21: (a) “Hazardous Substances” are those substances defined
as toxic or hazardous substances, pollutants, or wastes by Environmental Law and the following substances: gasoline,
kerosene, other flammable or toxic petroleum products, toxic pesticides and herbicides, volatile solvents, materials
containing asbestos or formaldehyde, and radioactive materials; (b) “Environmental Law” means federal Jaws and laws
of the jurisdiction where the Property is located that relate to health, safety or environmental protection; (c)
“Environmental Cleanup” includes any response action, remedial action, or removal action, as defined in Environmental
Law; and (d) an “Environmental Condition” means a condition that can cause, contribute to, or otherwise trigger an
Environmental Cleanup.

Borrower shall not cause or permit the presence, use, disposal, storage, of release of any Hazardous Substances,
or threaten to release any Hazardous Substances, on or in the Property. Borrower shali not do, nor aliow anyone else
to do, anything affecting the Property (a) thatis in violation of any Environmental Law, (b} which creates an Environmental
Condition, or (c) which, due to the presence, use, or release of a Hazardous Substance, creates a condition that
adversely affects the value of the Property. The preceding two sentences shall not apply to the presence, use, or storage
on the Property of small quantities of Hazardous Substances that are generally recognized to be appropriate to normal
residential uses and to maintenance of the Property (including, but not limited to, hazardous substances in consumer
products).

Borrower shall promptly give Lender written notice of (a} any investigation, claim, demand, lawsuit or other action
by any governmental or regulatory agency or private party involving the Property and any Hazardous Substance or
Environmenta! Law of which Borrower has actual knowledge, (b) any Environmental Condition, including butnot limited
to, any spilling, leaking, discharge, release or threat of release of any Hazardous Substance, and (c) any condition
caused by the presence, use or release of a Hazardous Substance which adversely affects the value of the Property.
If Borrower learns, or is notified by any governmental or regulatory authority, or any private party, that any removal or
other remediation of any Hazardous Substance affecting the Property is necessary, Borrower shall promptly take all
necessary remedial actions in accordance with Environmental Law. Nothing herein shall create any obligation on Lender
for an Environmental Cleanup.

NON-UNIFORM COVENANTS. Borrower and Lender further covenant and agree as follows:

23, Acceleration; Remedies. Lender shall give notice to Borrower prior to acceleration following Borrower’'s
breach of any covenant or agreement in this Security Instrument (but not prior to acceleration under Section 18
unless Applicable Law provides otherwise). The notice shall specify: (a) the default; (b) the action required to
cure the default; (c) adate, notless than 30 days from the date thenotice is given to Borrower, by which the default
must be cured:; and (d) that fallure to cure the default on or before the date specified in the notice may resultin
acceleration of the sums secured by this Security Instrument and sale of the Property. The notice shall further
inform Borrower of the right to reinstate after acceleration and the right to bring a court action to assert the non-
existence of a default or any other defense of Borrower to acceleration and sale. If the default is not cured on
or before the date specified in the notice, Lender at its option may require Immediate payment in full of all sums
secured by this Security Instrument without further demand and may invoke the power of sale and any other
remedies permitted by Applicable Law. Lender shall be entitled to collect all expenses Incurred in pursuing the
remedies provided in this Section 22, including, but not limited to, reasonable attorneys’ fees and costs of title
evidence.

If Lender invokes the power of sale, Lender shall execute or cause Trustee to execute written notice of the
occurrence of an event of default and of Lender’s alection to cause the Property to be sold, and shall cause such
notice to be recorded in each county in which any part of the Property Is located. Lender or Trustee shall mall
coplies of the notice as prescribed by Applicable Law to Borrower and to other persons prescribed by Applicable
Law. Trustee shall give public notice of sale to the persons and in the manner prescribed by Applicable Law. After
the time required by Applicable Law, Trustee, without demand on Borrower, shall sell the Property at public
auction to the highest bidder at the time and place and under the terms designated in the notice of sale in one
or more parcels and In any order Trustee determines. Trustee may postpone sale of all or any parcel of the
Property by public announcement at the time and place of any previously scheduled sale. Lender or its designee
may purchase the Property at any sale.

Trustee shall deliver to the purchaser Trustee’s deed conveying the Property without any covenant or
warranty, expressed or Implied. The recitals in the Trustee’s deed shall be prima facie evidence of the truth of
the statements made thereln. Trustee shall apply the proceeds of the sale in the following order: (a) to all
expenses of the sale, including, but not limlted to, reasonable Trustee’s and attorneys’ fees; (b) to all sums
secured by this Security Instrument; and (c) any excess to the persoh or persons legal

ly eptjtled to it.
IDAHO-Single Family--Fannie Mae/Freddie Mac UNIFORM INSTRUMENT  Form 3013 1/01 Inj¥ihAls:
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LOAN #: 2601039527

_ 23. Reconveyance. Upon payment of all sums secured by this Security Instrument, Lender shall request Trustee

to reconvey the Property and shall surrender this Security Instrument and all notes evidencing debt secured by this

Security Instrument to Trustee. Trustee shall reconvey the Property without warranty to the person or persons legally

entitled to it. Such person or persons shall pay any recordation costs. Lender may charge such person or persons a

fee for reconveying the Property, but only if the fee is paid to a third party (such as the Trustee) for services rendered
and the charging of the fee is permitted under Applicable Law.

24. Substitute Trustee. Lender may, for any reason or cause, from time to time remove Trustee and appoint a
successor trustee to any Trustee appointed hereunder. Without conveyance ofthe Property, the successor trustee shall
succeed to all the title, power and duties conferred upon Trustee herein and by Applicable Law,

25. Area and Location of Property. Either the Property is not more than 40 acres in area or the Property is located
within an incorporated city or village.

BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants contained in this Security
instrument and in any Rider executed by Borrower and recorded with it.

ﬁ/ L bl 1

MARY C. HANDELSMAN
BY VADIM P. KONDRATIEF
ATTORNEY-IN-FACT

4 e
?.\@y&rmp / [

State of IDAHO Q’\L ( L@‘&‘W County ss:
On this ﬂd/ay of ;o?mfore me, ma&lﬁ 9,') M .

a Rotary ¥ id¢ in and,for sgid/county and gtate,, personally appeared

known or proved to me to b‘eﬁjerson(s) who executed the foregoing instrument, and
acknowledged to me that executed the sawe.

In witness whereof I have hereuntoc set my hand and affixed my official seal the
day and year in this certificate first above written.

{7
ff*;‘:’:,&'%’ig,;:‘ Notary Public residing amm

Corm Cappeno 021 f00g

%, OF [D AR

*eeagpagnt?
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: w
State of Idaho } 2" "‘-., e & §F
}ss. % 5 ) 0ggatt” &

County of Blaine } ‘b,"/ Ao &

trreypainint™
Cn this 21st day of June, in the year 2005, before me, the undersigned, personally appeared Vadim P.
Kondratief known or identified to me to be the person whose name is subscribed to the within instrument as
the attorney in fact of Mary C. Handelsman, and acknowledged to me that he subscribed the name of Mary
C. Handelsman thereto as principal, and his own name as attorney in fact.

WITNESS my hand and official seal ..

S Nads ) /3nde

Notary Public

Commission Expires: O }/{ )-'/Oﬁ'
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LOAN #: 2601039527
MIN: 1003604-2601039527-4
ADJUSTABLE RATE RIDER
(6-Month LIBOR Index - Rate Caps
(Assumable during Life of Loan
(First Business Day of Preceding Month Lookback)

THIS ADJUSTABLE RATE RIDER ismade this  zors day of June, 2005,
and is incorporated into and shall be deemed to amend and supplement the Mortgage,
Deed of Trust, or Security Deed (the “Security Instrument”} of the same date given by
the undersigned (the “Borrower”) to secure the Borrower's Adjustable Rate Note (the
“Note”) to EXPRESS CAPITAL LERDING, A CALIFORNIA CORPORATION

(the “Lender”) of the same date and covering the property described in the Security
Instrument and located at:

402 SAGE ROAD #B

KETCHUM, 1D 83340

THE NOTE CONTAINS PROVISIONS ALLOWING FOR CHANGES IN THE
INTEREST RATE AND THE MONTHLY PAYMENT. THE NOTE LIMITS THE
AMOUNT THE BORROWER'’S INTEREST RATE CAN CHANGE AT ANY
ONE TIME AND THE MAXIMUM RATE THE BORROWER MUST PAY.

ADDITIONAL COVENANTS. Inaddition to the covenants and agreements madein
the Security Instrument, Borrower and Lender further covenant and agree as follows:

A. INTEREST RATE AND MONTHLY PAYMENT CHANGES

The Note provides for an initial interest rate of 5.250%.  The Note provides for
changes in the interest rate and the monthly payments, as follows:

4. INTEREST RATE AND MONTHLY PAYMENT CHANGES
*%* SEE ATTACHED INTEREST-ONLY ADDENDUM
(A)Change Dates

The interest rate | will pay may change onthe  1st day of gury, 2010,
and may change on that day every sixth month thereafter. Each date on which my
interest rate could change is called a “Change Date.”

(B)The index

Beginning with the first Change Date, my interest rate will be based onanindex. The
“Index” is the six month London Interbank Offered Rate ("LIBOR") whichis the average
ofinterbank offered rates for six-month U.S. dollar-denominated deposits in the London
market, as published in The Wall Street Journal. The mostrecentindex figureavailable
as of the first business day of the month immediately preceding the month in which the
Change Date occurs is called the “Current Index.”

If the Index is no longer available, the Note Holder will choose a new index which is
based upon comparable information. The Note Holder will give me notice of this choice.

(C)Calculation of Changes

Before each Change Date, the Note Holder will calculate my new interest rate by
adding THREE AND ONE-HALF percentage point(s) 3.500% )tothe
Current Index. The Note Holder will then round the result of this addition to the nearest
one-eighth ofone percentage point (0.125%). Subject to thelimits stated inSection 4(D)
below, this rounded amount will be my new interest rate until the, next Change, Date.

MULTISTATE ADJUSTABLE RATE RIDER 6-Month LIBOR Index 3

(Assumabls during Lite of Loan) (First Business Day Lookback)--Single Family--Freddie Mac UNIFORM INSTRUME!
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LOAN #: 2601039527

The Note Holder will then determine the amount of the monthly payment that would

be sufficient to repay the unpaid principal that | am expected to owe at the Change Date

in full on the maturity date at my new interest rate in substantially equal payments. The
result of this calculation will be the new amount of my monthly payment.

(D)Limits on Interest Rate Changes

The interest rate | am required to pay at the first Change Date will not be greater than
8.250%, or less than 3.500%. Thereafter, my interest rate will never be
increased or decreased on any single Change Date by more than one
percentage point(s) (  1.000% ) from the rate
of interest | have been paying for the preceding six months. My interest rate will never
be greater than 11.250%.

(E)Effective Date of Changes

My new interest rate will become effective on each Change Date. | will pay the
amount of my new monthly payment beginning on the first monthly payment date after
the Change Date until the amount of my monthly payment changes again.

(F) Notice of Changes

The Note Holder will deliver or mail to me a notice of any changes in my interest rate
and the amount of my monthly payment before the effective date of any change. The
notice will include information required by law to be given to me and also the title and
telephone number of a person who will answer any question | may have regarding the
notice.

B. TRANSFER OF THE PROPERTY OR A BENEFICIAL INTEREST IN BORROWER
Section 18 of the Security Instrument is amended to read as follows:

Transfer of the Property or a Beneficial Interest in Borrower. As used in
this Section 18, “Interest in the Property” means any legal or beneficial interest
inthe Property, including, but notlimited to, those beneficial interests transferred
in a bond for deed, contract for deed, installment sales contract or escrow
agreement, the intent of which is the transfer of title by Borrower at a future date
to a purchaser.

If all or any part of the Property or any Interest in the Property is sold or
transferred (or if a Borrower is not a natural person and a beneficial interest in
Borrower is sold or transferred) without Lender's prior written consent, Lender
may require immediate payment in full of all sums secured by this Securit
Instrument. However, this option shall not be exercised by Lender if suc
exercise is prohibited by Applicable Law. Lender also shall not exercise this
optionif. (a) Borrower causes to be submitted to Lender information required by
Lender to evaluate the intended transferee as if a new loan were being made to
the transteree; and (b) Lender reasonably determines that Lender’s security will
not be impaired by the loan assumption and that the risk of a breach of any
Eovgnant or agreement in this Security Instrument is acceptable to

ender.

To the extent permitted by Applicable Law, Lender may charge a reasonable
fee as a condition to Lender’s consent to the loan assumption. Lender may also
require the transferee to sign an assumption agreement that is acceptagle to
Lenderand thatobligates thetransferee to keep all the promises and agreements
made in the Note and in this Security Instrument. Borrower will continue to be
obligated under the Note and this Security Instrument unless Lender releases

Borrower in writing. / g; ,
MULTISTATE ADJUSTABLE RATE RIDER 6-Month LIBOR Index InttixYs:
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LOAN #: 2601039527
If Lender exercises the option to require immediate ﬁa ment in full, Lender

shall give Borrower notice of acceleration. The notice shall provide a period of

not less than 30 days from the date the notice is given in accordance with Section

15 within which Borrower must pay all sums secured by this Security Instrument.

If Borrower fails to pay these sums prior to the expiration of this period, Lender

may invoke any remedies permitted by this Security Instrument without further

notice or demand on Borrower.

BY SIGNING BELOW, Barrower accepts and agrees to the terms and covenants

contained in this AdjustableWr.
@/ M

MARY C. HANDELSMAN

BY VADIM P. KONDRATIEF , e
/av . EY-IN-FACT /
'

ADIM P. KONDRATEEF

MULTISTATE ADJUSTABLE RATE RIDER &-Month LIBOR Index
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INTEREST-ONLY ADDENDUM
TO ADJUSTABLE RATE RIDER

Loan Number: 2601039527

Property Address: 402 SAGE ROAD #B
KETCHUM, ID 83340

THIS ADDENDUM is made this 20tn day of Juwe, 2005 and is
incorporated into and intended to form a part of the Adjustable Rate Rider (the “Rider”)
dated the same date as the Addendum executed by the undersigned and payable to
EXPRESS CAPITAL LENDING, A CALIFORNIA CORPORATION

(the Lender).

THIS ADDENDUM supersedes Section 4(C) of the Rider. None of the other provisions
of the Note are changed by this Addendum.

4. INTEREST RATE AND MONTHLY PAYMENT CHANGES
(C)Calculations of Changes

Before each Change Date, the Note Holder will calculate my new interest rate by
adding THREE AND ONE-HALF percentage point(s) ( 3.500% yto
the Current Index for such Change Date. The Note Holder will then round the result of
this addition to the nearest one-eighth of one percentage point (0.125%). Subject to the
limits stated in Section 4(D), this rounded amount will be my new interest rate until the
next Change Date.

During first Five ( 5 ) years after loan closing
{“interest-only period"), the Note Holder will determine the amount of the monthly
payment that would be sufficient to pay accrued interest on the unpaid principal
balance. This will be the amount of my monthly payment until the eariier of the next
Change Date or the end of the interest-only period unless | make a voluntary
prepayment of principal during such period. If | make a voluntary prepayment of
principal during the interest-only period, my paymentamount for subsequent payments
will be reduced to the amount necessary to pay interest at the then currentinterest rate
on the lower unpaid principal balance.

Atthe end of the interest-only period and on each Change Date thereafter, the Note
Holder will determine the amount of the monthly payment that would be sufficient to
repay in full the unpaid principal balance that| am expected to owe in substantially equal
monthly payments over the remaining term of the Note. The result of this calculation will

Form 45 04/02
Online Documents, Inc. Page 1 of 2 I30110R 0504
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LOAN #: 2601039527
be the new amount of my monthly payment. After the end of the interest-only period,
my payment amount will not be adjusted due to voluntary principal payments,

e % //af?

MARY C. HANDELSMAN
BY VADIM P. KORDRATIEF

~IN-FACT
(Seal)

VADIM P. KONDRATIEF

Form 45 04/02
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LOAN #: 2601039527
MIN #: 1003604-2601039527-4

1-4 FAMILY RIDER
(Assignment of Rents)

THIS 1-4 FAMILY RIDER is made this 20TH day of Jume, 2005
and is incorporated into and shall be deemed to amend and supplement the Mortgage,
Deed of Trust, or Security Deed (the “Security Instrument”) of the same date given by
the undersigned (the “Borrower”} to secure Borrower’'s Note to EXPRESS CAPITAL
LENDING, A CALIFORNIA CORPORATION

(the “Lender")
of the same date and covering the Property described in the Security Instrument and
located at: 402 SAGE ROAD #B, KETCHUM, ID B3340.

1-4 FAMILY COVENANTS. In addition to the covenants and agreements made
in the Security Instrument, Borrower and Lender further covenant and agree as
follows:

A. ADDITIONAL PROPERTY SUBJECT TO THE SECURITY INSTRUMENT. In
addition to the Property described in Security Instrument, the following items now or
hereafter attached to the Property to the extent they are fixtures are added to the
Property description, and shall also constitute the Property covered by the Security
Instrument: building materials, appliances and goods of every nature whatsoever now
or hereafter located in, on, or used, or intended to be used in connection with the
Property, including, butnotlimited to, thosefor the purposes of supplying or distributing
heating, cooling, electricity, gas, water, air and light, fire prevention and extinguishing
apparatus, security and access control apparatus, plumbing, bath tubs, water heaters,
water closets, sinks, ranges, stoves, refrigerators, dishwashers, disposals, washers,
dryers, awnings, storm windows, storm doors, screens, blinds, shades, curtains and
curtain rods, attached mirrors, cabinets, paneling and attached floor coverings, all of
which, including replacements and additions thereto, shallbe deemedto beandremain
a part of the Property covered by the Security Instrument. All of the foregoing together
with the Property described in the Security Instrument (or the leasehold estate if the
Security Instrument is on a leasehold) are referred to in this 1-4 Family Rider and the
Security Instrument as the “Property.”

B. USE OF PROPERTY; COMPLIANCE WITH LAW. Borrower shall not seek,
agree to or make a change in the use of the Property or its zoning classification, unless
Lender has agreed in writing to the change. Borrower shall comply with all laws,
ordinances, regulations and requirements of any governmental body applicable to the

Property.

C. SUBORDINATE LIENS. Except as permitted by federal law, Borrower shall not
allow any lien inferior to the Security Instrument to be perfected against the Property
without Lender's prior written permission.

D. RENT LOSS INSURANCE. Borrower shall maintain insurance against rent
loss in addition to the other hazards for which insurance is ?uired by Section
5. ,

i

I

ls:
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LOAN #: 2601039527
E. “BORROWER’S RIGHT TO REINSTATE” DELETED. Secticn 18 is deleted.

F. BORROWER’S OCCUPANCY.Unless Lenderand Borrower otherwise agreein
writing, Section 6 concerning Borrower’'s occupancy of the Property is deleted.

G. ASSIGNMENT OF LEASES. Upon Lender’s request after default, Borrower
shall assign to Lender all leases of the Property and all security deposits made in
connection with leases of the Property. Upon the assignment, Lender shall have the
right to modify, extend or terminate the existing leases and to execute new leasss, in
Lender's sole discretion. As used in this paragraph G, the word “lease” shall mean
“sublease” if the Security Instrument is on a leasehold.

H. ASSIGNMENT OF RENTS; APPOINTMENT OF RECEIVER; LENDER IN
POSSESSION. Borrower absolutely and unconditionally assigns and transfers to
Lender all the rents and revenues (“Rents”) of the Property, regardless of to whom the
Rents of the Property are payable. Borrower authorizes Lender or Lender's agents to
collect the Rents, and agrees that each tenant of the Property shall pay the Rents to
Lender or Lender's agents. However, Borrower shall receive the Rents until (i) Lender
has given Borrower notice of default pursuant to Section 22 of the Security Instrument
and (ii) Lender has given notice to the tenant(s) that the Rents are to be paid to Lender

or Lender's agent. This assignment of Rents constitutes an absolute assignment and

not an assignment for additional security only.

If Lender gives notice of default to Borrower: (i) all Rents received by Borrower shall
be held by Borrower as trustee for the benefit of Lender only, to be applied tothe sums
secured by the Security Instrument; (i} Lender shall be entitled to collect and receive
all ofthe Rents of the Property; (iii) Borrower agrees that eachtenantofthe Property shall
pay all Rents due and unpaid to Lender or Lender's agents upon Lender’s written
demand to the tenant; (iv) unless applicable law provides otherwise, all Rents collected
by Lender or Lender’s agents shall be applied first to the costs of taking control of and
managing the Property and collecting the Rents, including, but not limited to, attorney's
fees, receiver's fees, premiums on receiver's bonds, repair and maintenance costs,
insurance premiums, taxes, assessments and other charges on the Property, and then
to the sums secured by the Security Instrument; (v) Lender, Lender’s agents or any
judicially appointed receiver shall be liable to account for only those Rents actually
received; and (vi) Lender shall be entited to have a receiver appointed to take
possession of and manage the Property and collect the Rents and profits derived from
the Property without any showing as to the inadequacy of the Property as security.

if the Rents of the Property are not sufficient to cover the costs of taking control of
and managing the Property and of collecting the Rents any funds expended by Lender
for such purposes shall become indebtedness of Borrower to Lender secured by the
Security Instrument pursuant to Section 9.

Borrower represents and warrants that Borrower has not executed any prior
assignment of the Rents and has not performed, and will not perform, any actthat would
prevent Lender from exercising its rights under this paragraph.

Lender, or Lender's agents or a judicially appointed receiver, shall not be required
to enter upon, take control of or maintain the Property before or after giving notice of
default to Borrower. However, Lender, or Lender's agents or a judicially appointed
receiver, may do so at any time when a default occurs. Any application of Rents shall
not cure or waive any default or invalidate any other right or remedy of Lender. This
assignment of Rents of the Property shail terminate when all the sums secured by the
Security Instrument are paid in full.

I. CROSS-DEFAULT PROVISION. Borrower's default or breach under any note
or agreement in which Lender has an interest shall be a breach under the Security
instrument and Lender may invoke any of the remedies permitted by the Security
Instrument. ::

141
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LOAN #: 2601039527
BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants
contained in this 1-4 Family Rider.

W, Gl L L

MARY C. HANDELSMAN / ﬁ?’f Vs

BY VADIM P. KONDRATIE
ORNEY-IN-FACT

[ 4 War] e (Seal)
VADIM P. KONDRATI?(
MULTISTATE 1-4 FAMILY RIDER--Fannie Mae/Froddie Mac UNIFORM INSTRUMENT  Form 3170 /01
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LOAN #: 2601039527
PLANNED UNIT DEVELOPMENT RIDER

MIN: 1003604-2601039527-4

THIS PLANNED UNIT DEVELOPMENT RIDER is made this 20TH day of
JUNE, 2005 and is incorporated into and shall be deemed to amend and
supplement the Mortgage, Deed of Trust or Security Deed (the *Security Instrument”)
of the same date, given by the undersigned (the “Borrower”) to secure Borrower’s Note
{0 EXPRESS CAPITAL LENDING, A CALIFORNIA CORPORATION

(the “Lender”)
of the same date and covering the Property described in the Security Instrument and
located at: 402 SaGE ROAD #B, KETCHUM, ID B3340,

The Property includes, butis not limited to, a parcel of land improved with a dwelling,
together with other such parcels and certain common areas and facilities, as described
in COVENANTS, CONDITIONS AND RESTRICTIONS

(the “Declaration”).
The Property is a part of a planned unit development known as LIVING SPRINGS
TOWNHOMES
(the “PUD"). The Property also includes Borrower's interest in the homeowners
association or equivalent entity owning or managing the common areas and facilities
of the PUD (the “Owners Association”) and the uses, benefits and proceeds of
Borrower’s interest.

PUD COVENANTS. In addition to the covenants and agreements made in the
Security Instrument, Borrower and Lender further covenant and agree as follows:

A. PUD Obligations. Borrower shall performall of Borrower’s obligations under the
PUD’s Constituent Documents. The “Constituent Documents” are the (i) Declaration;
(ii) articles of incorporation, trustinstrument or any equivalent document which creates
the Owners Association; and (iii) any by-laws or other rules or regulations of the Owners
Association. Borrower shall promptly pay, when due, all dues and assessments
imposed pursuant to the Constituent Documents.

B. Property Insurance. So long as the Owners Association maintains, with a generally
accepted insurance carrier, a “master” or “blanket” policy insuring the Property which is
satisfactory to Lender and which provides insurance coverage in the amounts (including
deductible levels), for the periods, and against loss by fire, hazards inciuded within the term
“extended coverage,” and any other hazards, including, but not limited to, earthquakes and
floods, for which Lender requires insurance, then: (i) Lender waives the provision in Section
3 for the Periodic Payment to Lender of the yearly premium installments for property
insurance onthe Property; and (i) Borrower'sobligationunder Section 5 to maintain property
insurance coverage on the Property is deemed satisfied to the extent that the required
coverage is provided by the Owners Association policy.

What Lender requires asa conditionofthis waiver canchange during the term of the loan.

Borrower shall give Lender prompt notice of any lapse in required property
insurance coverage provided by the master or blanket policy.

In the event of a distribution of property insurance proceeds in lieu of restoration or
repair following a loss to the Property, or to common areas and facilities of the PUD, any
proceeds payableto Borrower are hereby assigned and shall be paid to Lender. Lender
shall apply the proceeds to the sums secured by the Security Instrument, whether or
not then due, with the excess, if any, paid to Borrower.

C. Public Liability Insurance. Borrower shall take such actions as may be
reasonable to insure that the Owners Association maintains a public liability insurance
policy acceptable in form, amount, and extent of coverage to Lender.

D. Condemnation. The proceeds of any award or claim for damages, direct or
consequential, payable to Borrower in connection with any condemnation or other
taking of all or any part of the Property or the common areas and fagcilities of the PUD,
or for any conveyance in lieu of condemnation, are hereby assi nd paid

ials?
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LOAN #: 2601039527
to Lender. Such proceeds shall be applied by Lender to the sums secured by the
Security Instrument as provided in Section 11.

E. Lender's Prior Consent. Borrower shall not, except after notice to Lender and with
Lender's prior written consent, either partition or subdivide the Property or consentto: (i) the
abandonment or termination of the PUD, except for abandonment or termination required
by law in the case of substantial destruction by fire or other casualty or in the case of a taking
by cordemnation or eminentdomain; (i) any amendment to any provisionofthe “Constituent
Documents” if the provision is for the express benefit of Lender; (i) termination of
professional management and assumption of selfmanagementof the Qwners Association;
or (i) any action which would have the effect of rendering the public liability insurance
coverage maintained by the Owners Association unacceptable to Lender.

F. Remedies. If Borrower does not pay PUD dues and assessments when due,
then Lender may pay them. Any amounts disbursed by Lender under this paragraph
F shall become additional debt of Borrower secured by the Security Instrument. Unless
Borrower and Lender agree to other terms of payment, these amounts shall bear
interest from the date of disbursement at the Note rate and shall be payable, with
interest, upon notice from Lender to Borrower requesting payment.

BY SIGNING BELCW, Borrower accepts and agrees to the terms and covenants
contained in this PUD Rider.

o Gl e L7

EY-IN-FACT

MARY C. HANDELSMAN d / ,
BY VADIM P. KONDRATIEF / e,

r (Seal)
VADIM P. KONDRATIEF
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Instrument # 589620

HAILEY, BLAINE, IDAHO

8-8-2011 03:26:02 No. of Pages: 2
Recorded for : KIRLAND FINANCIAL, LLC

JOLYNN DRAGE Fee: 1
When Recorded Return To: Ex-Officio Recorder Deputy ce: 1300

Index to: ASS'GTICORRECT ASS'GT DEED OF TRUST

ASSIGNMENT OF MORTGAGE

Loan Number: K02-0361
Effective Date: 06/25/2010

FOR VALUE RECEIVED, Mortgage Electronic Registration Systems, Inc. (“MERS”) as nominee
for First Bank of Idaho, FSB, its successors and assigns (ASSIGNOR), hereby assign and transfer to
2010-2 SFR Venture, LLC, its successors and assigns (ASSIGNEE), all its right, title and interest in
and to a certain mortgage executed by Mary Crutchfield Handelsman, Dated January 08, 2003 and
recorded in Book , Page, Doc # 476976 in the office of the recorder of Blaine County, State of Idaho.

Signedon _Fg 0 dayof M D ,2011

Mortgage Electronic Registration Systems, Inc. (“MERS)

By / ~——
Matthew Fistonich, Assistant Secretary

On M ay 3&0, 201\ before me, ames RBterick O 'CGanell ,
Notary Ptﬁ)lic, personally appeared Matthew A. Fistonich, who proved to me on basis of satisfactory
evidence to be the person whose name is subscribed to the within instrument and acknowledged to me that
he executed the same in his authorized capacity, and that by his signature on the instrument the person, or
the entity upon behalf of which the person acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

WITNESS my hand and official seal.

Signature: M Vi W (SEAL)

MIN: 100174101000004048 MERS Phone: 1-888-679-6377

Prepared by: Turning Point Asset Management, 2180 Garnet Ave Ste 2E San Diego, CA 92109

Page 1 of 2

10/29/20212:3+PM



EXIBIT A

Sublot 1 of Living Springs Townhomes, Blaine County, Idaho, according to the official
plat thereof, recorded October 3, 2001 as Instrument No. 456235, records of Blaine
County, Idaho.

PIN: RP K03480000010 A

Page 2 of 2

10/29/20212:11PM



Instrument # 589621

When Recorded Return To: HAILEY, BLAINE, IDAHO
8-8-2011 03:28:54 No. of Pages: 2
Recorded for : KIRLAND FINANCIAL, LLC

JOLYNN DRAGE Fee: 13.00 7/
Ex-Officio Recorder Deputy
Loan #: 5000001285 index to: ASS'GTICORRECT ASS'GT DEED OF TRUST '

Ref Loan #: 190030809

CORPORATE ASSIGNMENT OF NOTE AND DEED OF TRUST

FOR GOOD AND VALUABLE CONSIDERATION, the sufficiency of which is hereby acknowledged, the
undersigned, 2010-2 SFR Venture, LLC , WHOSE ADDRESS IS 800 Menlo Ave Ste 210, Menlo Park, CA
94025, (ASSIGNOR), by these presents does convey, grant, sell, assign, transfer and set over the deed of trust
described below together with the certain note(s) described therein together with all interest secured thereby, all
liens, and any rights due or to become due thereon to KIRKLAND FiuanciaL LLC , WHOSE
ADDRESS IS PO X GT0, GoapLETTSVILLE, TN 31070 , ITS SUCCESSORS OR
ASSIGNS, (ASSIGNEE). )

This assignment is an absolute conveyance of title to said documents and is not intended to be an assignment for
security purposes. The deed of trust assigned herein is dated 01/08/2003, executed by MARY CRUTCHFIELD
HANDELSMAN, AN UNMARRIED WOMAN to FIRST BANK OF IDAHO , FSB and recorded in Book,
page, Instrument # 476976 in the office of the Recorder of BLAINE, ID.

The real property described in said deed of trust is: 402 #A SAGE ROAD KETCHUM, ID 83340

SUBLOT | OF LIVING SPRINGS TOWNHOMES, BLAINE COUNTY, IDAHO, ACCORDING TO THE
OFFICIAL PLAT THEREOF, RECORDED JANUARY-152663 AS INSTRUMENT NO. 456235, RECORDS OF
BLAINE COUNTY, IDAHO. OCtdber 3, 20T\

PIN #: RP K03480000010 A
Dated: Fa/ 5/ 9“)"

2010-2 SFR VENilV‘
BY: b

MattheanTc,h;/ Mﬁger

v e
On May Ses , Aou before meJemeg fat s © C:ﬁot—ar)‘/ Public, personally appeared Matthew A.
Fistonich, who proved to me on basis of satisfactory evidence to be the person whose name is subscribed to the within
instrument and acknowledged to me that he executed the same in his authorized capacity, and that by his signature on
the instrument the person, or the entity upon behalf of which the person acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true
and correct.

WITNESS my hapd and official seal.

Signature: W /,%“// ‘N

eoriay
/ -

JAMEB PATRICK CONNELL
COMM #1917342 s
b

O

(SEAL)

Page 1 of 2

10/29/2021 2:12 PM



EXIBIT A

Sublot 1 of Living Springs Townhomes, Blaine County, Idaho, according to the official
plat thereof, recorded October 3, 2001 as Instrument No. 456235, records of Blaine

County, Idaho.

PIN: RP K03480000010 A
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Prepared By

Kirkland Financial LLC Instrument # 589622

HAILEY, BLAINE, IDAHO

P.O. Box 970
. 8-8-2011 03:30:16 No. of Pages: 2
Goodlettsville, TN 37070 Recorded for : KIRLAND FINANCIAL, LLC
; . JOLYNN DRAGE Fee: 13.00 %&
After Recording Return To: Ex.OMclo Recerder Deputy
Index to: ASS'GTICORRECT ASS'GT DEED OF TRUST e

Kirkland Financial LLC
P.0O. Box 970

Goodlettsville, TN 37070
Assignment of Deed of Trust

MIN: 100174101000004048 MERS Phone Number: 888-679-6377

Loan No. 11051M28

FOR VALUE RECEIVED, Kirkland Financial LLC, P.O. Box 970, Goodlettsville, TN 37070, its successors and
assigns, hereby assigns and transfers to Mortgage Electronic Registration Systems, its successors and
assigns, of P.O. Box 2026, Flint MI 48501-2026, all its right, title and interest in and to a certain Deed of
Trust executed by Mary Crutchfield Handelsman, to Mortgage Electronic Registration Systems, Inc., as
nominee for First Bank of Idaho, FSB, and bearing the date of January 8, 2003 and recorded on January
15, 2003 in the County of Blaine , State of Idaho, as recorded as Instrument #476976.

Property location is: 402 #A Sage Road, Ketchum, ID 83340
Legal Description is hereby attached as “Exhibit A”.

Signed on this the 29th day of June, 2011.

Kirkland Financial LLC
Mark Davis, Vice President

State of Tennessee }
County of Sumner }

On the 29th day of June, 2011, before me, a Notary Public, personally appeared Mark Davis, to me
known, who being duly sworn, did say that he is the Vice President of Kirkland Financial LLC, and that

///Z,wE R CO\“ .

////

said instrument was signed on behalf of said corporation. q
‘1 / /17
,%" i /
S £ Jihm
H pw
Notary Public
My Commission Expires: [~ lO’ -1 N
\\\\\\ [=Fe 'y,
& K. c,_spf////, _
\\\\\BQ/ ........ 0/44
§ . X
§ 7 smre %%
: TEN OF PR
= NESS, =
£ i Nommy© i £
Z - Pusugc g
o Ry e $
2 . AN
% \\\\\\

Uty
COMM. EXPIRES DEC. 19, 2011
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EXIBIT A
Sublot 1 of Living Springs Townhomes, Blaine County, Idaho, according to the official
plat thereof, recorded October 3, 2001 as Instrument No. 456235, records of Blaine
County, Idaho.

PIN: RP K03480000010 A
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Prepared By
Kirkland Investors | LLC

P.0. Box 970 Instrument # 627942

Goodilettsville, TN 37070 HAILEY, BLAINE, IDAHO
7-13-2015  11:34:15AM No. of Pages: 3

After Recording Return To: Recorded for : MERIDIAN ASSET SERVICES, INC 7 6
JOLYNN DRAGE Fee: 16.00
Ex-Officio Recorder Deputy.

index to: ASS'GT/CORRECT ASS'GT DEED OF TRUST

Assignment of Deed of Trust AP

MIN: 100174101000004048 MERS Phone Number: 888-679-6377

FOR VALUE RECEIVED, Mortgage Electronic Registration Systems, Inc., P.O. Box 2026, Flint, Mi 48501, as nominee
for First Bank of Idaho, FSB, its successors and assigns, hereby assigns and transfers to U.S. Bank Trust National
Association, as Trustee for CVI LCF Mortgage Loan Trust |, its successors and assigns, of 300 Delaware
Avenue, ot Floor, Wilmington DE 19801, its successors and assigns, all its right, title and interestin and to a
certain Deed of Trust executed by Mary Crutchfield Handelsman, an unmarried woman, and bearing the date of
January 8, 2003, and recorded in the Blaine County, Idaho Recorder’s Office, in Instrument Number 476976 on
January 15, 2003.

Property location is: 402 #A Sage Road, Ketchum, Idaho 83340
Original Mortgage Amount: $665,000.00

Legal Description: See Attached Exhibit A — Legal Description

Signed on the 2" day of April, 2015, m
[~

Mortgage Electronic Registration Systems, Inc
Mark A. Davis, Assistant Secretary

S : Page-1of 3

TOrZ91202T 2. 1o m




State of Tennessee }
County of Sumner

—

On the 2™ day of April, 2015, before me, Jean K Peterson, a Notary Public, personally appeared Mark A Davis, to
me known, who being duly sworn, did say that he is the Assistant Secretary for Mortgage Electronic Registration
Systems, Inc, and that said instrument was signed on behalf of said corporat|on

“mmmu,,,

\\\\\\\\\ PET, '9///, Notary Publlc
Mahals
My Commission Expires: 11/23/15 s\\‘\gtz} STATE 4, 2

g 7 OF L2

Sx TENNESSEE iwZ

Z . NOTARY §

Z05. PUBLIC §

20, ‘o

””Hmnm\‘“
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EXHIBIT “A”

LEGAL DESCRIPTION

W'tummm. BLATME COUNTY, IDANO, ACCORDING 10 THE
CFFICIAL PLAT TREREOF, RUCUADED OCTOSER 3, 2001 AS INPTRUMENT NO. 456233,
ERCOADE OF SLAIME COUNTY, IDANO,

Page 3 of 3

10/29/2021 2:13 PM







Attachment D:

Application Materials: Townhouse
Preliminary Plat Plan Set
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RADIUS

ARC LENGTH

CHORD LENGTH

CHORD BEARING

C1

404.52’
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6.62°
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(53.33)

(N 3271453 E)
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A PRELIMINARY PLAT SHOWING

SAGE MOUNTAINSIDE TOWNHOMES
WITHIN S11 & S14, T.4N., R.17E., B.M., CITY OF KETCHUM, BLAINE COUNTY, IDAHO

PREPARED FOR SAGE MOUNTAINSIDE LLC.

Alpine Enterprises Inc.

Surveying, Mapping, Civil Engineering,

and Natural Hazards Consulting

660 Bell Dr., Unit 1
P.0. Box 2037, Ketchum, ID 83340 USA

(208) 727-1988

727-1987 fax

bsmith@alpineenterprisesinc.com
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TOWNHOME DECLARATION

OF
COVENANTS, CONDITIONS AND RESTRICTIONS
FOR
SAGE MOUNTAINSIDE
TOWNHOMES
THIS DECLARATION is made on the Day of. 2022 by Sage
Mountainside LLC, a limited liability, (collectively "Declarant").
RECITALS
A. Declarant is the owner of certain real property described as Sage
Mountainside Townhomes Sublot 1 and Sublot 2 according to the official plat thereof,
recorded as Instrument No. , Blaine County, Idaho ("Property").
B. The Property is presently improved by two unattached townhome residential

family dwellings thereon described as Sublot 1 and Sublot 2,Sage Mountainside
Townhomes, Blaine County, Idaho.

C. The street address of Sublot 1 is 402 Sage Road #A, Ketchum, ID 83340.
The street address of Sublot 2 is 402 Sage Road #B, Ketchum, ID 83340.

D. Declarant intends that townhome sublot owners of Sage Mountainside
Townhomes shall be subject to this Declaration and shall be members of the management
body created hereby.

DECLARATION
NOW, THEREFORE, DECLARANT HEREBY DECLARES THAT:

1. Declaration. This Declaration is hereby established upon Sage Mountainside
Townhomes in furtherance of a general plan for improvement and sale of townhome sublots
within the Property for the purpose of enhancing and perfecting the value of each townhome
unit therein, and for the benefit of each owner of a townhome unit in Sage Mountainside
Townhomes.



a) Townhome sublots within Sage Mountainside Townhomes shall be held,
conveyed, encumbered, leased, occupied or otherwise used, improved or
transferred, in whole or in part, subject to this Declaration and any
supplemental declaration.

b) This Declaration and any supplemental declaration shall run with Sage
Mountainside Townhomes real property and all townhome sublots located
therein, and shall be binding upon and inure to the benefit of all parties having
or hereafter acquiring any right, title or interest in Sage Mountainside
Townhomes or any portion thereof.

Definitions.

a) Townhome Sublot. A "townhome sublot" means an estate in real property
with a fee interest in a townhome sublot shown and described on the plat for
Sage Mountainside Townhomes.

b) Townhome Unit. A "townhome unit" means a building on a townhome
sublot shown and described on the plat for Sage Mountainside Townhomes.

Property Rights.

a) Utilities. All townhome sublot owners shall have mutual non-exclusive
reciprocal easements for existing and future water, cable tv, sewage, telephone
and electrical lines under and across their townhome units and townhome
sublots for the repair, maintenance and replacement thereof subject to the
restoration of the easement premises for any damage resulting from such repair
or replacement.

b) Encroachments. If any portion of a townhome sublot or unit encroaches on the
other townhome sublot or unit, regardless of the cause, a valid easement exists
for such encroachment and for the maintenance of it so long as it remains.

c) Drywells. There are approximately four (4) dry wells located on the Property
as shown on Exhibit "A" attached hereto and by this reference made a part
hereof. A reciprocal easement for maintenance and repair exists for the dry
wells and connecting underground conduit. Each sublot owner is responsible
to keep the dry well and connecting conduit on their sublot free from debris.
Both sublot owners are equally responsible to keep the dry wells on their
common sublot property boundary free from debris.

d)Shared Avalanche Wall. Owners of sublot 1 and sublot 2 agree to share in the
maintenance and repairs of the avalanche wall.
Use Restrictions.

a) Residential Use. Thetownhome sublots are restricted to residential uses



permitted by the Ketchum Zoning Ordinance as amended from time to time.

b) Maintenance. Each owner of a townhome sublot shall be responsible for
maintaining their townhome sublot landscaping and all improvements thereon
in a clean, sanitary, and attractive condition.

¢) Offensive Conduct. No noxious or offensive activities shall be conducted
within a townhome unit or townhome sublot. Nothing shall be done on or
within the townhome units or townhome sublots that may be or may become
an annoyance or nuisance to the residents of the townhome sublots, or that in
any way interferes with the quiet enjoyment of the occupants of townhome
units.

5. Parking Restrictions. No inoperative vehicle, unsightly vehicle, or any improperly
parked or stored vehicle shall be located on a townhome sublot.

6. External Fixtures. No television or radio poles, antenna, flag poles, clotheslines,
or other external fixtures other than those originally installed by Declarant or unanimously
approved by the sublot owners shall be constructed, erected or maintained on or within Sage
Mountainside Townhomes.

7. Trash. Trash, garbage or other waste shall be keep only in sanitary containers
situated within the garage of the townhome unit. No owner shall permit or cause any trash or
refuse to be keep on any portion of the Sage Mountainside Townhomes other than receptacles
customarily used for it, which shall be located in the garage of the townhome unit, except on the
scheduled day for trash pickup.

8. Architectural Control.

a) Architectural Committee. The architectural committee shall be the sublot owners
of Sage Mountainside Townhomes as constituted from time to time. The
architectural committee shall exercise its best judgment to see that all
improvements, construction, landscaping and alterations that affect the exterior
of Sage Mountainside Townhomes conform and harmonize with the existing
structures as to external design, materials, color and topography.

b) Approval. No improvements of any kind or of any nature shall ever be
altered, constructed, erected or permitted, nor shall any excavating, clearing or
landscaping be done on any townhome sublot within Sage Mountainside
Townhomes unless the same are approved by the architectural committee prior
to the commencement of such work. The management body shall consider the
materials to be used on the exterior features of said proposed improvements,
including exterior colors and harmony of the exterior design with existing
structures within Sage Mountainside Townhomes.

9.Insurance. The townhome sublot owners shall provide and be responsible for their



own townhome sublot casualty, liability and property damage insurance.

10. Amendment. This Declaration shall not be revoked nor shall any of its provisions
herein be amended without the unanimous written consent of the townhome sublot owners, duly
and properly recorded with the Blaine County Recorder.

IN WITNESS WHEREOQOF, the Declarant has executed this instrument on the day and
year first above written.

DECLARANT:
Tim Carter
Joe Marx
ACKNOWLEDGMENTS
STATE OF IDAHO )
) ss:
County of Blaine )
On this.___ day of 2022, before me, the undersigned, a Notary

Public, personally appeared SAM JADALLAH, known or identified to me on the basis of
satisfactory evidence, to be the person whose name is subscribed to the within instrument and
acknowledged to me that he executed the same.

WITNESS MY HAND AND SEAL

NOTARY PUBLIC for Idaho
Residing at
Commission Expires







Attachment E:

Application Materials: Conditional Use
Permit Application & Supplemental
Materials



OFFICIAL USE ONLY

City of Ketchum

Planning & Building

Conditional Use Permit Application

Submit completed application and payment to the Planning and Building Department, PO Box 2315, Ketchum,
iD 83340 or hand deliver to Ketchum City Hall, 191 5th St. West, Ketchum. If you have questions, please
contact the.Planning and Building Department at (208) 726-7801. To view the Development Standards, visit the
City website at: www.ketchumidaho.org and click on Municipal Code.

OWNER INFORMATION

Project Name: Sage Movmratnstne Town HOMES

Name of Owner of Record: ¢aee Moontatnszoe LLC.,

Physical Address: Y02 $aGe RoAp , Uwzrs A « B

Property Legal Description: Laugzmts SR@LmGs Town Homgs |, Svdiors | + 2

Property Zoning District: GeNeraA. Reszpentrar los Demnszry (GR-L\

Contact Phone: (z08) 723- 1988 Contact Email: bomitn @ algine enderelises ide .com
: ' PROJECT INFORMATION ,

Description of Proposed Conditional Use:
To Auow Foke A Hew AVAANGIE whis 7o RoTect THE T PRoPosed TowwHossE UNITS

Description of Proposed and
Existing Exterior Lighting: No exTeRTof LfewrI~e TS ASsocTA7ed WETH THe AVALANCWE STocTolE .

ADDITIONAL COMMENTS

1913 Mm.\\r-» N'&&A'r:zqe ENGIVEEL TG STATEMENT

ACCOMPANYING SUPPORTING INFORMATION REQUIRED

e Existing Site Plan @ Proposed Site Plan e Landscape Plan e Grading and Drainage Plan e Exterior Lighting Plan
and Specifications e Other plans and studies related to the social, economic, fiscal, environmental, traffic, and other
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ALPINE ENTERPRISES INC.

Surveying, Mapping, Civil Engineering, GPS, GIS and Natural Hazards Consulting

Alex Nelson, PE

Alpine Enterprises Inc.

P.O. Box 2037

Ketchum, ID 83340

(208) 727-1988
alexnelson@alpineenterprisesinc.com

December 5™, 2022

City of Ketchum
Planning & Building Department

RE: 402 Sage Road — Conditional Use Permit Application
Living Springs Townhomes
Ketchum, ID 83340

Please find the attached Conditional Use Permit Application and plans for the proposed Sage Mountainside Townhomes development
located at 402 Sage Rd. in Ketchum, Idaho.

The owners wish to redevelop the existing Living Springs Townhomes into two new Townhouse Units that would be renamed Sage
Mountainside Townhomes. The Subject Property is located within the City of Ketchum’s Avalanche Zoning District. As a result, any
new development within this Zone must be designed to withstand the potential avalanche forces, to not deflect avalanche runout
towards the property of others, and to not increase the danger to persons or property. The current Townhouse development was
constructed in 1966, before avalanche design requirements were implemented, and consequently is not safe from avalanche danger.

We have worked with the Owners, the Designers at Connect Homes, and Scott Heiner PE with RLB Architectura to make this an
avalanche aware design from the inception. Numerous meetings with the Owners, Connect Homes, and RLB Architectura have
resulted in what we believe to be the best location and orientation for the proposed residence. The goal was to keep the structures and
the surrounding property as safe as possible while still maintaining the Owners vision for their property. An important aspect of the
design was to be deflection neutral. The design also adds an element of safety to the existing down path residences. The proposed
structures were oriented perpendicular to the avalanche flow direction in order to not deflect avalanche runout towards the property of
others. Any snow momentarily deflected by the protection wall will be immediately entrained by the rest of the slide as it passes by
ensuring there will not be increased risks to neighboring properties. The structures were also located immediately adjacent to the
minimum front yard setback in an attempt to reduce the potential avalanche forces associated with Red Hazard Zones. It should be
remembered that persons and property inside an avalanche resistant structure will be safe from avalanche danger, but persons or
property on the outside of a proposed structure could be at risk.

According to the structural plans by RLB, dated November 15, 2022, the height of the proposed avalanche protection wall would
range between 13’ above finish grade at the Southwesterly property boundary and 21° above finish grade at the Northeasterly property
boundary.

Conditional Use Permit Criteria:
A. The characteristics of the conditional use will not be unreasonably incompatible with the types of uses permitted in the
applicable zoning district.
- The surrounding neighborhood and adjacent properties have all been developed with similar avalanche protection
structures. The neighboring properties that do not have similar avalanche mitigation structures were developed before it
was a requirement.

B. The conditional use will not materially endanger the health, safety, and welfare of the community.
- The proposed structure will not endanger the health, safety, and welfare of the community as far as any development
within an Avalanche Hazard zone can be considered, but as long as the City allows development within Avalanche
Hazard Zones, we feel that the owner has a vested right to responsibly develop this property. The existing structure on
the subject property as well as numerous neighboring properties were developed before avalanche protection was a
requirement. These structures have endangered the health, safety, and welfares of the community and have also created
the need for stricter codes and enforcement. The proposed development would replace an existing nonconforming




structure, act as a mitigation structure for downslope properties, and would decrease the risks to the community.

The conditional use is such that pedestrian and vehicular traffic associated with the use will not be hazardous or conflict with

existing and anticipated traffic in the neighborhood.

- The proposed development is within a platted subdivision that was recorded in 1961. The subject property was identified
as being within an Avalanche Zone by the Coty of Ketchum in 1979. The vehicular and pedestrian traffic associated with
this property would be consistent with every other lot and development within the subdivision.

The conditional use will be supported by adequate public facilities or services and will not adversely affect public services

to the surrounding area, or conditions can be established to mitigate adverse impacts.

- The proposed development is within a platted subdivision that was recorded in 1961 and the property is currently
serviced by City water and sewer.

The conditional use is not in conflict with the policies of the comprehensive plan or the basic purposes of this chapter.
- The proposed development does not conflict with the policies of the City’s Comprehensive Plan or the basic purpose
of the Conditional Use requirements.

Should you need further information, please do not hesitate to contact me.

Sincerely,
Alex Nelson, P.E.

05DEC22




November 29, 2022

City of Ketchum, Idaho Building Authority

Re: Sage Mountainside Townhomes. 400 Sage Road and 402 Sage Road, Ketchum, Idaho

To whom it may concern,

The above referenced project Avalanche/Soil Retaining wall has been structurally designed to resist
Avalanche Loads as provided by Alpine Enterprises Inc. “Snow Avalanche Hazard Study showing Sage
Mountainside Townhomes” dated September 30t", 2022, and Soil Active Pressures as provided by
Butler Associates, Inc. geotechnical report dated August 12, 2022.

Best regards,

(L azmgp

Scott M. Heiner P.E.

RUSCITTO LATHAM BLANTON Juiiiviom
R I— B p.o. box 419 83353

ARCHITECTURA P.A. sun valley, idaho
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ALPINE ENTERPRISES INC.

Surveying, Mapping, Civil Engineering, GPS, GIS and Natural Hazards Consulting

Alex Nelson, PE

Alpine Enterprises Inc.

P.O. Box 2037

Ketchum, ID 83340

(208) 727-1988
alexnelson@alpineenterprisesinc.com

December 5™, 2022

City of Ketchum
Planning & Building Department

RE: 402 Sage Road — Conditional Use Permit Application
Living Springs Townhomes
Ketchum, ID 83340

Please find the attached Conditional Use Permit Application and plans for the proposed Sage Mountainside Townhomes development
located at 402 Sage Rd. in Ketchum, Idaho.

The owners wish to redevelop the existing Living Springs Townhomes into two new Townhouse Units that would be renamed Sage
Mountainside Townhomes. The Subject Property is located within the City of Ketchum’s Avalanche Zoning District. As a result, any
new development within this Zone must be designed to withstand the potential avalanche forces, to not deflect avalanche runout
towards the property of others, and to not increase the danger to persons or property. The current Townhouse development was
constructed in 1966, before avalanche design requirements were implemented, and consequently is not safe from avalanche danger.

We have worked with the Owners, the Designers at Connect Homes, and Scott Heiner PE with RLB Architectura to make this an
avalanche aware design from the inception. Numerous meetings with the Owners, Connect Homes, and RLB Architectura have
resulted in what we believe to be the best location and orientation for the proposed residence. The goal was to keep the structures and
the surrounding property as safe as possible while still maintaining the Owners vision for their property. An important aspect of the
design was to be deflection neutral. The design also adds an element of safety to the existing down path residences. The proposed
structures were oriented perpendicular to the avalanche flow direction in order to not deflect avalanche runout towards the property of
others. Any snow momentarily deflected by the protection wall will be immediately entrained by the rest of the slide as it passes by
ensuring there will not be increased risks to neighboring properties. The structures were also located immediately adjacent to the
minimum front yard setback in an attempt to reduce the potential avalanche forces associated with Red Hazard Zones. It should be
remembered that persons and property inside an avalanche resistant structure will be safe from avalanche danger, but persons or
property on the outside of a proposed structure could be at risk.

According to the structural plans by RLB, dated November 15, 2022, the height of the proposed avalanche protection wall would
range between 13’ above finish grade at the Southwesterly property boundary and 21° above finish grade at the Northeasterly property
boundary.

Conditional Use Permit Criteria:
A. The characteristics of the conditional use will not be unreasonably incompatible with the types of uses permitted in the
applicable zoning district.
- The surrounding neighborhood and adjacent properties have all been developed with similar avalanche protection
structures. The neighboring properties that do not have similar avalanche mitigation structures were developed before it
was a requirement.

B. The conditional use will not materially endanger the health, safety, and welfare of the community.
- The proposed structure will not endanger the health, safety, and welfare of the community as far as any development
within an Avalanche Hazard zone can be considered, but as long as the City allows development within Avalanche
Hazard Zones, we feel that the owner has a vested right to responsibly develop this property. The existing structure on
the subject property as well as numerous neighboring properties were developed before avalanche protection was a
requirement. These structures have endangered the health, safety, and welfares of the community and have also created
the need for stricter codes and enforcement. The proposed development would replace an existing nonconforming




structure, act as a mitigation structure for downslope properties, and would decrease the risks to the community.

The conditional use is such that pedestrian and vehicular traffic associated with the use will not be hazardous or conflict with

existing and anticipated traffic in the neighborhood.

- The proposed development is within a platted subdivision that was recorded in 1961. The subject property was identified
as being within an Avalanche Zone by the Coty of Ketchum in 1979. The vehicular and pedestrian traffic associated with
this property would be consistent with every other lot and development within the subdivision.

The conditional use will be supported by adequate public facilities or services and will not adversely affect public services

to the surrounding area, or conditions can be established to mitigate adverse impacts.

- The proposed development is within a platted subdivision that was recorded in 1961 and the property is currently
serviced by City water and sewer.

The conditional use is not in conflict with the policies of the comprehensive plan or the basic purposes of this chapter.
- The proposed development does not conflict with the policies of the City’s Comprehensive Plan or the basic purpose
of the Conditional Use requirements.

Should you need further information, please do not hesitate to contact me.

Sincerely,
Alex Nelson, P.E.

05DEC22




November 29, 2022

City of Ketchum, Idaho Building Authority

Re: Sage Mountainside Townhomes. 400 Sage Road and 402 Sage Road, Ketchum, Idaho

To whom it may concern,

The above referenced project Avalanche/Soil Retaining wall has been structurally designed to resist
Avalanche Loads as provided by Alpine Enterprises Inc. “Snow Avalanche Hazard Study showing Sage
Mountainside Townhomes” dated September 30t", 2022, and Soil Active Pressures as provided by
Butler Associates, Inc. geotechnical report dated August 12, 2022.

Best regards,

(L azmgp

Scott M. Heiner P.E.

RUSCITTO LATHAM BLANTON Juiiiviom
R I— B p.o. box 419 83353

ARCHITECTURA P.A. sun valley, idaho
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City of Ketchum
Planning & Building

402 Sage Townhomes
COMPLIANCE WITH ZONING REGULATIONS

Compliance with Zoning and Dimensional Standards

Compliant Standards and Findings
Yes | No | N | Ketchum City Standards and Findings
/ | Municipal Code
A
O |O|17.12.030 Minimum Lot Area
Finding Required: 8,000 square feet minimum
Existing: 159,529 square feet (3.66 acres)
O O 17.12.030 Building Coverage
Finding Permitted: 35%
Proposed: 6% (10,158 square feet / 159,529 square feet lot area)
O O 17.12.030 Minimum Building Setbacks
Finding Minimum Required Setbacks:
Front: 15
Side: > of 1’ for every 3’ in building height, or 5’ (11’-7” required)
Rear: > of 1’ for every 3’ in building height, or 15’
Proposed:
Front (Sage Road): 15’
Side (east): 12" - 3”
Side (west): 12" - 3”
Rear (north): 1083’ —2 %~
O O 17.12.030 Building Height

Finding Maximum Permitted: 35’
Proposed: 34’ -9 4"

O |0O|17.125.030.H Curb Cut

Finding Permitted:

A total of 35% of the linear footage of any street frontage can be devoted to
access off street parking.

Proposed: 30% (40-foot-wide driveway/132 feet of frontage along Sage

Road)
O | @O 17.125.020.A.2 | Parking Spaces
& 17.125.050
Finding Off-street parking standards of this chapter apply to any new development
and to any new established uses.
Required:

Residential multiple-family dwelling in all districts except CC, T, T-3000, T-
4000, and LI-1, LI-2, and LI-3: Units 2,001 square feet and above require 2
parking spaces.

Proposed:

The applicant is proposing two parking spaces within either enclosed garage.
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Mountain Overlay Design Review Standards
Evaluation



402 Sage Rd Townhomes

MOUNTAIN OVERLAY DESIGN REVIEW STANDARDS ANALYSIS

Mountain Overlay Design Review Standards (KMC §17.104.070.A)

Compliant

Standards and Findings

Yes

No

N/A

Ketchum
Municipal Code

City Standards and Findings

17.104.070.A.1

There is no building on ridges or knolls which would have a material
visual impact on a significant skyline visible from a public vantage point
entering the City or within the City. Material, as the term is used herein,
shall be construed in light of the magnitude of the negative impact on
the objectives of this Ordinance.

Findings

The project is not sited on a ridge or knoll that would have a material visual
impact on a significant skyline visible from a public vantage point entering
or within the city. The proposed detached townhomes are sited at the
lowest elevation of the parcel preserving the natural topography of the
hillside above. The proposal also features the buildings further down the
hillside compared to the existing townhouse on the property.

17.104.070.A.2

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

Findings

As the proposal occurs at the lowest portion of the subject property, all
building, excavating, filling and vegetation disturbance will not occur at a
point on the hillside which has a material visual impact visible from a
public vantage point.

17.104.070.A.3

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

Findings

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

If approved, the applicant shall submit final civil drawings prepared by an
engineer registered in the State of Idaho that provide specifications for
the proposed driveway and right-of-way improvements for final review
and approval by the City Engineer and Streets Department prior to
issuance of a building permit for the project.

17.104.070.A.4

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




Findings

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

17.104.070.A.5

Significant rock outcroppings are not disturbed.

O | d Findings

There are no significant rock outcroppings within the property boundary
of the subject property

17.104.070.A.6

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

Findings

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

17.104.070.A.7

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

Findings

As shown on C1.0 of the project plans, the applicant has proposed
connecting to the municipal water and sewer systems from existing lines
within Sage Road. Requirements and specification for the water and
sewer connections will be verified, reviewed, and approved by the
Utilities Department prior to issuance of a Building Permit for the
project.

17.104.070.A.8

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

Findings

Pursuant to KMC §17.96.060.C.1, all storm water drainage shall be
retained on site. Drainage improvements are specified on Sheet C1.0 of
the project plans. The drainage improvements include the installation of
a trench drain bordering the length of both driveways. A combination of
drywells and catch basins will be installed to collect stormwater from the
rest of the property. The City Engineer has reviewed the proposed
drainage plan and believes the trench drain and drywell improvements
are sufficient to maintain all storm water drainage on-site.

All drainage plans and specifications shall be reviewed and approved by
the City Engineer and Streets Department prior to issuance of a Building
Permit for the project.

17.104.070.A.9

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

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

Findings

The proposed detached townhomes are sited at the minimum front yard
setback, reducing the length of the driveways. The portion of the subject
property immediately adjacent to Sage Rd is utilized by an existing
driveway, reducing the need for cut and fill of the proposed driveways.

The landscape plan proposes a variety of trees, shrubs, and grasses that
will conceal any cuts and fills the project has.

The Fire Department has reviewed the project plans and has not
recommended a 30-foot-clear-zone for the project. Fire Protection
Ordinance No. 1217 (KMC §15.08.080) requires that: (1) tree crowns
extending within 10 feet of any structure shall be pruned to maintain a
minimum horizontal clearance of 10 feet, (2) tree crowns within 30 feet
of any structure shall be pruned to remove limbs less than 6 feet above
the ground surface adjacent to trees, and (3) non-fire resistive
vegetation or growth shall be kept clear of buildings and structures in
order to provide a clear area for fire suppression operations. The project
complies with the fire protection and defensible space standards
specified in KMC §15.08.080.

17.104.070.A.10

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

Findings

The proposed townhomes are situated at the minimum required front
vard setback of 15’. Still, the eastern townhouse does encroach into the
25% slope area. Staff has requested feedback from the Commission to
determine whether the siting of the proposed townhouses conforms to
this criteria and Planning & Zoning Interpretation 22-001.

17.104.070.A.11

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

Findings

No access traversing 25% or greater slopes is proposed.

17.104.070.A.12

Utilities shall be underground.

Findings

The utility improvements are indicated on Sheet C1.0 of the project
plans. The redevelopment project will utilize sewer, gas, and electrical
service from Sage Rd. The Utilities Department reviewed the project
plans and the service connections complies with city requirements.
Pursuant to condition no. 4, the applicant shall submit final civil drawings
prepared by an engineer registered in the State of Idaho that provide
specifications for the proposed utility improvements for final review and
approval by the Utilities Department prior to issuance of a building
permit for the project.
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17.104.070.A.13

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

Findings

Sheet D-5.0 shows that the new detached townhomes and all associated
site improvements are contained within the existing limits of disturbance
on the subject property. The applicant has submitted a preliminary
construction management plan that indicates the limits of disturbance
will be protected by fencing during construction. A construction
management plan that addresses all construction activity standards
specified in Ketchum Municipal Code §15.06.030 will be required to be
submitted with the building permit application. City Departments will
conduct a comprehensive review of the proposed construction
management plan during plan review for the building permit.

17.104.070.A.14

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

Findings

The project minimizes building, excavating, filling, and vegetation
disturbance by containing all construction activity within a majority of
the existing disturbed area on the subject property. The proposed cut
and fill quantities are specified on Sheet C4.0. The total volume of the
proposed cut is 1173.1 cubic yards. The proposed fill comes out to 21.3
cubic yards. The proposed home is sited at the lower elevation of the
parcel preserving the natural topography of the hillside above.
Additionally, the project proposes to further preserve the hillside by
restoring and revegetating existing disturbed areas within rear- and side-
yard setback areas.

17.104.070.A.15

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

Findings

No significant landmarks have been identified on-site.

O 17.104.070.A.16

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

Findings

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

Design Review Standards Evaluation



402 SAGE RD TOWNHOMES
DESIGN REVIEW STANDARDS ANALYSIS

17.96.060.A.1 - Streets Conformance

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

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

17.96.060.A.2 - Streets Conformance

All street designs shall be approved by the City Engineer. N/A

Finding: No new streets or changes to the design of Sage Road are proposed with this project.

17.96.060.B.1 - Sidewalks Conformance

All projects under subsection 17.96.010.A of this chapter that qualify as a N/A
"substantial improvement" shall install sidewalks as required by the Public
Works Department.

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

17.96.060.B.2 - Sidewalks Conformance

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

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

17.96.060.B.3 - Sidewalks Conformance

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

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

b) The City Engineer finds that sidewalks are not necessary because of
existing geographic limitations, pedestrian traffic on the street does




not warrant a sidewalk, or if a sidewalk would not be beneficial to the
general welfare and safety of the public.

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

17.96.060.B.4 - Sidewalks Conformance

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

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

17.96.060.B.5 — Sidewalks Conformance

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

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

17.96.060.B.6 - Sidewalks Conformance

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

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

17.96.060.C.1 - Drainage Conformance

All stormwater shall be retained on site. YES

Finding: Pursuant to KMC §17.96.060.C.1, all storm water drainage shall be retained on site.
Drainage improvements are specified on Sheet C1.0 of the project plans. The drainage
improvements include the installation of a trench drain bordering the length of both
driveways. A combination of drywells and catch basins will be installed to collect stormwater
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from the rest of the property. The City Engineer has reviewed the proposed drainage plan and
believes the trench drain and drywell improvements are sufficient to maintain all storm water
drainage on-site.

All drainage plans and specifications shall be reviewed and approved by the City Engineer and
Streets Department prior to issuance of a Building Permit for the project.

17.96.060.C.2 - Drainage Conformance

Drainage improvements constructed shall be equal to the length of the YES
subject property lines adjacent to any public street or private street.

Finding: Pursuant to KMC §17.96.060.C.1, all storm water drainage shall be retained on site.
Drainage improvements are specified on Sheet C1.0 of the project plans. The drainage
improvements include the installation of a trench drain bordering the length of both
driveways. A combination of drywells and catch basins will be installed to collect stormwater
from the rest of the property. The City Engineer has reviewed the proposed drainage plan and
believes the trench drain and drywell improvements are sufficient to maintain all storm water
drainage on-site.

All drainage plans and specifications shall be reviewed and approved by the City Engineer and
Streets Department prior to issuance of a Building Permit for the project.

17.96.060.C.3 - Drainage Conformance

The City Engineer may require additional drainage improvements as YES
necessary, depending on the unique characteristics of a site.

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

17.96.060.C.4 - Drainage Conformance

Drainage facilities shall be constructed per City standards. YES

Finding: The drainage improvements include the installation of a trench drain bordering the
length of both driveways. A combination of drywells and catch basins will be installed to
collect stormwater from the rest of the property. The City Engineer has reviewed the
proposed drainage plan and believes the proposed trench drain and drywell improvements
meet city standards.
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All drainage plans and specifications shall be reviewed and approved by the City Engineer and
Streets Department prior to issuance of a Building Permit for the project.

17.96.060.D.1 - Utilities Conformance

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

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

17.96.060.D.2 - Utilities Conformance

Utilities shall be located underground and utility, power, and YES
communication lines within the development site shall be concealed from
public view.

Finding: As shown on C1.0 of the project plans, the applicant has proposed connecting to the
municipal water and sewer systems from existing lines within Sage Road. Requirements and
specification for the water and sewer connections will be verified, reviewed, and approved by
the Utilities Department prior to issuance of a Building Permit for the project.

17.96.060.D.3 - Utilities Conformance

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

Finding: The location of the subject property is already served by fiber optic cable and
therefore no conduit is required in this location.

17.96.060.E.1 — Compatibility of Design Conformance

The project's materials, colors and signing shall be complementary with the NO
townscape, surrounding neighborhoods and adjoining structures.

Finding: Pursuant to Ketchum Municipal Code §17.96.060.E1, “The project’s materials, colors
and signing shall be complementary with the townscape, surrounding neighborhoods and
adjoining structures.” Sage Road features residences built at varying timeframes resulting in a
diverse range of materials and architectural styles. This has resulted in a mix of architectural
styles used with newer residences leaning towards a mountain modern style (flat roofs, high
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percent of glazing, and less warm materials) and older residences featuring more traditional
mountain architecture materials (logs and native stone with a more rustic feel). Still, the
neighborhood features more traditional mountain architecture than mountain modern design.
The proposed residences utilize materials more commonly used in mountain modern
architecture such as cement board siding, cedarwood siding and dark bronze metal trim
around windows and doors. Upon initial submittal, staff expressed concern regarding the
amount of proposed glazing and lack of material differentiation. The applicant revised the
project to reduce glazing along the northern elevations and introduce more wood siding at
Level 1 entry patio which staff views as positive changes. Staff still believes additional revisions
are needed as the current design does not meet the criteria. Staff requests the Commission
review the proposal and provide feedback on whether the projects materials and coloration
are complementary to the surrounding neighborhood.

17.96.060.E.2 — Compatibility of Design Conformance

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

Finding: The subject property does not contain any significant landmarks

17.96.060.E.3 — Compatibility of Design Conformance

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

Finding: The subject property is developed with an existing townhouse that was constructed in
1966 and is proposed to be demolished. While the existing home is more than 50 years old,
the building is not designated on the city’s adopted Historic Building/Site List. Review by the
Historic Preservation Commission is not required; however, a demolition permit cannot be
issued for the existing residence until a 60-day waiting period has concluded (KMC
§15.16.040.B3) and a complete building permit application for a replacement project on the
property has been accepted by the city and required fees have been paid (KMC §17.20.010.B).

17.96.060.F.1 — Architectural Conformance

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

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks
are required when substantial improvements are made, which include the Community Core,
all tourist zone districts, and all light industrial districts. The subject property is located within
the GR-L Zone and sidewalks are not required to be installed for the project. This standard is
not applicable.
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17.96.060.F.2 — Architectural Conformance

The building character shall be clearly defined by use of architectural NO
features.

Finding: KMC Section 17.96.060.F2 & 5 state, “The building character shall be clearly defined
by the use of architectural features” and “Buildings walls shall provide undulation/relief, thus
reducing the appearance of bulk and flatness.” As stated previously, the proposed
development includes two detached modular townhomes which are identical and utilize
mountain modern design. As seen with other mountain modern developments in Ketchum,
the project utilizes clean lines, large windows, and a natural color palette. Staff does have
concern regarding the second and third floors with respect to the above-mentioned criteria.
The buildings feature a step back after the first floor to allow for the walkout deck on the front
of the building but little undulation and use of architectural features is used on the upper
floors, resulting in the buildings coming off as bulky and flat. Staff provided this feedback to
the applicant during department review. The applicant made revisions to include julliete
balconies, steel awnings, and introduced changes to materials to create more visual interest.
Staff does view these changes as positive but still sees the buildings as flat and lacking in
architectural features.

17.96.060.F.3 — Architectural Conformance

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

Finding: The project uses cement board, wood siding, and glass throughout the project.

17.96.060.F.4 — Architectural Conformance

Accessory structures, fences, walls and landscape features within the YES
project shall match or complement the principal building.

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

\ 17.96.060.F.5 — Architectural | Conformance
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Building walls shall provide undulation/relief, thus reducing the appearance NO
of bulk and flatness.

Finding: KMC Section 17.96.060.F2 & 5 state, “The building character shall be clearly defined
by the use of architectural features” and “Buildings walls shall provide undulation/relief, thus
reducing the appearance of bulk and flatness.” As stated previously, the proposed
development includes two detached modular townhomes which are identical and utilize
mountain modern design. As seen with other mountain modern developments in Ketchum,
the project utilizes clean lines, large windows, and a natural color palette. Staff does have
concern regarding the second and third floors with respect to the above-mentioned criteria.
The buildings feature a step back after the first floor to allow for the walkout deck on the front
of the building but little undulation and use of architectural features is used on the upper
floors, resulting in the buildings coming off as bulky and flat. Staff provided this feedback to
the applicant during department review. The applicant made revisions to include julliete
balconies, steel awnings, and introduced changes to materials to create more visual interest.
Staff does view these changes as positive but still sees the buildings as flat and lacking in
architectural features.

17.96.060.F.6 — Architectural Conformance

Building(s) shall orient toward their primary street frontage. YES

Finding: Both townhomes are proposed to be oriented towards their primary street frontage
along Sage Rd

17.96.060.F.7 — Architectural Conformance

Garbage storage areas and satellite receivers shall be screened from public YES
view and located off alleys.

Finding: No satellite receivers are proposed for the project. As shown on Sheet D1.0, the
garage contains storage space to accommodate garbage bins. The garbage storage area will be
contained with the enclosed garage and fully screened from public view.

17.96.060.F.8 — Architectural Conformance

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

Finding: The roof plan provided on Sheet D-2.1 shows that metal gutters will be installed on
the roof system. These gutters will lead to vertical drainpipes within wall assemblies. The entry
patios for both townhomes are partially covered

providing weather protection for residents.

| 17.96.060.G.1 — Circulation Design | Conformance
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Pedestrian, equestrian and bicycle access shall be located to connect with N/A
existing and anticipated easements and pathways.

Finding: N/A. This redevelopment project is located within the Sage Road area, an existing low-
density residential neighborhood. The site is not contiguous to existing pedestrian, equestrian,
or bicycle easements or pathways.

17.96.060.G.2 — Circulation Design Conformance

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

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

17.96.060.G.3 — Circulation Design Conformance

Traffic shall flow safely within the project and onto adjacent streets. N/A
Traffic includes vehicle, bicycle, pedestrian and equestrian use.
Consideration shall be given to adequate sight distances and proper
signage.

Finding: N/A. The proposal is a residential development along a low traffic area on Sage Road.
The driveways to both townhomes meet city standards.

17.96.060.G.4 — Circulation Design Conformance

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

Finding: The proposed driveways are further than 20 feet away from the nearest intersection
of Sage Road and Skiway Dr.

17.96.060.G.5 — Circulation Design Conformance

Unobstructed access shall be provided for emergency vehicles, snowplows, YES
garbage trucks and similar service vehicles to all necessary locations within
the proposed project.
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Road.

Finding: Access for emergency vehicles, snowplows and garbage trucks provided along Sage

17.96.060.H.1 — Snow Storage

Conformance

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

YES

greater than the required 30% (740 * .30 = 222 square feet).

Finding: Sheets C1.0 & C1.1 show the proposed snow storage area to include 600 square feet,

feet and shall be a minimum of 25 square feet.

17.96.060.H.2 — Snow Storage Conformance
Snow storage areas shall be provided on site. YES
Finding: Sheet C1.0 shows the snow storage areas to be provided are on site.

17.96.060.H.3 — Snow Storage Conformance
A designated snow storage area shall not have any dimension less than five YES

Finding: Sheet C1.0 shows that no snow storage area has dimensions less than five feet.

17.96.060.H.4 — Snow Storage Conformance
In lieu of providing snow storage areas, snowmelt and hauling of snow may N/A
be allowed.
Finding: Applicant is not proposing snowmelt.
17.96.060.1.1 — Landscaping Conformance
Landscaping is required for all projects. YES

plans.

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

17.96.060.1.2 — Landscaping

Conformance

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

YES

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

17.96.060.1.3 — Landscaping Conformance

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

Finding: The landscape plan proposes drought-tolerant and native materials, including firs,
pines, native shrubs, and drought tolerant grasses.

17.96.060.1.4 — Landscaping Conformance

Landscaping shall provide a substantial buffer between land uses, including, YES
but not limited to, structures, streets and parking lots. The development of
landscaped public courtyards, including trees and shrubs where appropriate,
shall be encouraged.

Finding: The proposal intends to provide landscaping on the side yards allowing for privacy
between adjacent properties.

17.96.060.).1 — Public Amenities Conformance

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

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

17.96.060.K.1 — Underground Encroachments Conformance

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

Finding: N/A
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17.96.060.K.2 — Underground Encroachments

Conformance

setback.

No below grade structure shall be permitted to encroach into the riparian

N/A

Finding: N/A
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Attachment J:

Townhouse Preliminary Plat: Subdivision
Standards Evaluation



FINDINGS REGARDING COMPLIANCE WITH TOWNHOUSE SUBDIVISION REQUIREMENTS

Townhouse Plat Requirements

Compliant

Standards

Yes | No

N/A

City Code

City Standards

o g

16.04.080.B

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

Commission
Findings

The applicants have provided draft covenant documents as part of the
application materials. The party wall agreement for the shared avalanche
protective wall is shown in section 3.d of the draft covenant documents

16.04.080.C.

1

Preliminary Plat Procedure: Townhouse developments shall be
administered consistent with the procedures and design and development
regulations established in §16.04.030 and §16.04.040 and the standards of
this subsection.

All townhouse developments shall be platted under the procedures
contained in the subdivision ordinance in effect and shall be required to
obtain design review approval prior to building permit issuance.

Commission
Findings

The applicant submitted a Design Review application for the project in
conjunction with the townhouse subdivision application. Both applications
were are reviewed by the Planning & Zoning Commission.

16.04.080.C.

2

The subdivider may apply for preliminary plat approval from the
commission pursuant to subsection 16.04.030D of this chapter at the time
application is made for design review approval pursuant to title 17,
chapter 17.96 of this code. The commission may approve, deny or
conditionally approve such preliminary plat upon consideration of the
action taken on the application for design review of the project.

Commission
Findings

The applicant submitted a Design Review application for the project in
conjunction with the townhouse subdivision application. Both applications
were are reviewed by the Planning & Zoning Commission.

16.04.080.C.

3

The preliminary plat, other data, and the commission's findings may be
transmitted to the council prior to commencement of construction of the
project under a valid building permit issued by the City. The council shall
act on the preliminary plat pursuant to subsection 16.04.030E and F of this
chapter.




Commission
Findings

Following adoption of the Findings of Fact for the Townhouse Subdivision
application, staff will transmit the application and findings to the City
Council for review and approval prior to issuance of a building permit for
the project.

16.04.080.C.
4

4. In the event a phased townhouse development project is proposed,
after preliminary plat is granted for the entirety of a project, the final plat
procedure for each phase of a phased development project shall follow
§16.04.030.G and comply with the additional provisions of §16.04.110 of
this code.

Commission
Findings

No phased development agreement is proposed.

16.04.080.D

D. Final Plat Procedure:

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

a. A certificate of occupancy issued by the city of Ketchum for all structures
in the townhouse development and completion of all design review
elements as approved by the planning and zoning administrator; or

b. Signed council approval of a phased development project consistent
with §16.04.110 herein.

2. The council may accept a security agreement for any design review
elements not completed on a case by case basis pursuant to title 17,
chapter 17.96 of this code.

Commission
Findings

Following receipt of a certificate of occupancy, the applicant shall submit
an application for final plat following all procedures as outlined in Title 16
of the Ketchum Municipal Code.

v
A

16.04.080.E.
1

E. Required Findings: In addition to all Townhouse Developments
complying with the applicable provisions of Title 17 and this Subdivision
Chapter (§16.04), the Administrator shall find that

All Townhouse Developments, including each individual sublot, shall not
exceed the maximum building coverage requirements of the zoning
district.

Commission
Findings

The maximum building coverage in the GR-L zone district is 35% of the lot.
The subject property is 159,529 square feet. The proposed detached
townhomes have a building coverage of 10,158 square feet. This results in
a total building coverage of 6% of the lot.

16.04.080.E.
2

Garage: All garages shall be designated on the preliminary and final plats
and on all deeds as part of the particular townhouse units. Detached
garages may be platted on separate sublots; provided, that the ownership
of detached garages is tied to specific townhouse units on the townhouse
plat and in any owner's documents, and that the detached garage(s) may




not be sold and/or owned separate from any dwelling unit(s) within the
townhouse development.

Commission | Both sublots include two car garages.

Findings

16.04.080.E. | General Applicability: All other provisions of this chapter and all applicable

3 ordinances, rules and regulations of the city and all other governmental
entities having jurisdiction shall be complied with by townhouse
subdivisions. (Ord. 1061 § 3, 2009: Ord. 879 § 4, 2001: Ord. 460 § 2, 1987)

Commission | During department review of the Design Review application, staff reviewed

Findings the project for compliance with the Zoning Regulations, dimensional

standards, and development standards for the City of Ketchum. As
conditioned, the townhouse subdivision application meets all applicable
regulations.




FINDINGS REGARDING PRELIMINARY PLAT SUBDIVISION REQUIREMENTS

Preliminary Plat Requirements

Compliant

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

s

0o 16'04'030'0 The subdivider shall file with the administrator copies of the completed
subdivision application form and preliminary plat data as required by this
chapter.

C?mmlsslon The City of Ketchum Planning and Building Department received the

Findings o N . . .
subdivision application and all applicable application materials on
December 8, 2022.

0o 16.04.030. Contents Of Preliminary Plat: The preliminary plat, together with all
application forms, title insurance report, deeds, maps, and other
documents reasonably required, shall constitute a complete subdivision
application.

C?mm/SS/on The subdivision application was deemed complete on April 13, 2022.
Findings
o U 116'04'030'| The preliminary plat shall be drawn to a scale of not less than one inch
' equals one hundred feet (1" = 100') and shall show the following:
The scale, north point and date.
Cqm(nlsslon This standard is met as shown on Sheet 1 of the preliminary plat.
Findings
o | o 126'04'030'| The name of the proposed subdivision, which shall not be the same or
) confused with the name of any other subdivision in Blaine County, Idaho.
i_"oz'mlssmn As shown on Sheet 1 of the preliminary plat, the subdivision is named
inaings “Sage Mountainside Townhomes” which is not the same as any other
subdivision in Blaine County, Idaho.
O |0 16.04.030.1 The name and address of the owner of record, the subdivider, and the
3 engineer, surveyor, or other person preparing the plat.
Commission | As shown on Sheets 1 and 2, the owner and subdivider is Sage
Findings Mountainside LLC. The plat was prepared by Bruce Smith of Alpine
Enterprises.
O | O 16.04.030.1 Legal description of the area platted.
4
Commission | The legal description of the area platted is shown on the preliminary plat.
Findings
O |Od 16.04.030. The names and the intersecting boundary lines of adjoining subdivisions
.5 and parcels of property.




Commission | The preliminary plat indicates the boundary lines of the adjoining lots
Findings including townhouse lots and lots within Warm Springs Village 4t
Addition..
O 16.04.030.1 A contour map of the subdivision with contour lines and a maximum
.6 interval of five feet (5') to show the configuration of the land based upon
the United States geodetic survey data, or other data approved by the city
engineer.
Commission | The preliminary plat shows the contour lines for the subject property.
Findings
O 16.04.030.1 7 | The scaled location of existing buildings, water bodies and courses and
location of the adjoining or immediately adjacent dedicated streets,
roadways and easements, public and private.
Commission | The preliminary plat shows the location of the proposed units and all
Findings adjacent streets and easements.
n 16.04.030.1 Boundary description and the area of the tract.
.8
Commission | The preliminary plat provides the boundary description of the area and
Findings includes square footage and acreage of both sublots.
O 16.04.030.1 Existing zoning of the tract.
9
Commission | Plat note #5 of the preliminary plat lists the existing zoning of the subject
Findings property.
O 16.04.030. The proposed location of street rights of way, lots, and lot lines,
.10 easements, including all approximate dimensions, and including all
proposed lot and block numbering and proposed street names.
Commission | The preliminary plat shows the locations and lot lines for the proposed
Findings townhouse sublots. No new streets or blocks are being proposed with this
application.
O 16.04.030.1 The location, approximate size and proposed use of all land intended to be
A1 dedicated for public use or for common use of all future property owners
within the proposed subdivision.
Commission | This standard is not applicable as there is no requirement or proposal for
Findings land dedicated for public or common use.
O 16.04.030.1 The location, size and type of sanitary and storm sewers, water mains,
A2 culverts and other surface or subsurface structures existing within or
immediately adjacent to the proposed sanitary or storm sewers, water
mains, and storage facilities, street improvements, street lighting, curbs,
and gutters and all proposed utilities.
Commission | As shown on Sheet 1, each detached townhouse will have separate
Findings services for water and sewer from the main lines in Sage Road
O 16.04.030. The direction of drainage, flow and approximate grade of all streets.

13




Commission | This standard does not apply as no new streets are proposed.
Findings
O 16.04.030.1 The location of all drainage canals and structures, the proposed method of
14 disposing of runoff water, and the location and size of all drainage
easements, whether they are located within or outside of the proposed
plat.
Commission | This standard does not apply as no new drainage canals or structures are
Findings proposed.
O 16.04.030. All percolation tests and/or exploratory pit excavations required by state
15 health authorities.
Commission | This standard does not apply as no addition tests are required.
Findings
O 16.04.030.1 A copy of the provisions of the articles of incorporation and bylaws of
.16 homeowners' association and/or condominium declarations to be filed
with the final plat of the subdivision.
Commission | This standard does not apply as there will not be a homeowner’s
Findings association for the two properties.
O 16.04.030. Vicinity map drawn to approximate scale showing the location of the
17 proposed subdivision in reference to existing and/or proposed arterials
and collector streets.
Commission | The project plans includes a vicinity map that satisfies this requirement.
Findings
O 16.04.030. The boundaries of the floodplain, floodway and avalanche zoning district
.18 shall also be clearly delineated and marked on the preliminary plat.
Commission | The subject property is not within a floodplain or floodway district.
Findings Avalanche district boundaries are shown on preliminary plat.
O 16.04.030.1 Building envelopes shall be shown on each lot, all or part of which is within
.19 a floodway, floodplain, or avalanche zone; or any lot that is adjacent to the
Big Wood River, Trail Creek, or Warm Springs Creek; or any lot, a portion of
which has a slope of twenty five percent (25%) or greater; or upon any lot
which will be created adjacent to the intersection of two (2) or more
streets.
Commission | Building envelope is shown on preliminary plat. However, building
Findings envelope may change based upon Planning & Zoning Commissions
determination of encroachment into 25% slope.
O 16.04.030.1 Lot area of each lot.
.20
Commission | As shown on Sheet 1 of the preliminary plat, the area of Sublot 1 is 78,686
Findings square feet and the area of Sublot 2 is 80,843 square feet.
n 16.04.030.1 Existing mature trees and established shrub masses.

21




Commission | As shown on the preliminary plat, there are a variety of trees and shrubs
Findings existing on the property.
O 16.04.030.1 A current title report shall be provided at the time that the preliminary plat
22 is filed with the administrator, together with a copy of the owner's
recorded deed to such property.
Commission | The applicant provided a title commitment issued by Pioneer Title Co.
Findings dated October 29, 2021 and a warranty deed recorded at Instrument
Number 691850 with the initial application.
O 16.04.030. Three (3) copies of the preliminary plat shall be filed with the
.23 administrator.
Commission | The City of Ketchum received hard and digital copies of the preliminary
Findings plat at the time of application.

L] 16.04.040.A | Required Improvements: The improvements set forth in this section shall
be shown on the preliminary plat and installed prior to approval of the
final plat. Construction design plans shall be submitted and approved by
the city engineer. All such improvements shall be in accordance with the
comprehensive plan and constructed in compliance with construction
standard specifications adopted by the city. Existing natural features which
enhance the attractiveness of the subdivision and community, such as
mature trees, watercourses, rock outcroppings, established shrub masses
and historic areas, shall be preserved through design of the subdivision.

Commission | All proposed improvements to the public right-of-way are shown in the

Findings project plans. The applicant also submitted a set of preliminary
construction design plans for review by the City Engineer. Final review and
approval of the right-of-way improvements will be conducted during
building permit review per the conditions of approval. The subject
property does not include any watercourses, rock outcroppings, shrub
masses or historic areas.

O 16.04.040.B | Improvement Plans: Prior to approval of final plat by the commission, the
subdivider shall file two (2) copies with the city engineer, and the city
engineer shall approve construction plans for all improvements required in
the proposed subdivision. Such plans shall be prepared by a civil engineer
licensed in the state.

Commission | This standard does not apply as this is a preliminary plat application, not a
Findings final plat application.
O 16.04.040.C | Prior to final plat approval, the subdivider shall have previously

constructed all required improvements and secured a certificate of
completion from the city engineer. However, in cases where the required
improvements cannot be constructed due to weather conditions or other
factors beyond the control of the subdivider, the city council may accept,
in lieu of any or all of the required improvements, a performance bond
filed with the city clerk to ensure actual construction of the required
improvements as submitted and approved. Such performance bond shall




be issued in an amount not less than one hundred fifty percent (150%) of
the estimated costs of improvements as determined by the city engineer.
In the event the improvements are not constructed within the time
allowed by the city council (which shall be one year or less, depending
upon the individual circumstances), the council may order the
improvements installed at the expense of the subdivider and the surety. In
the event the cost of installing the required improvements exceeds the
amount of the bond, the subdivider shall be liable to the city for additional
costs. The amount that the cost of installing the required improvements
exceeds the amount of the performance bond shall automatically become
a lien upon any and all property within the subdivision owned by the
owner and/or subdivider.

Commission
Findings

This standard does not apply as this is a preliminary plat application, not a
final plat application.

16.04.040.D

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

Commission
Findings

This standard does not apply as this is a preliminary plat application, not a
final plat application.

16.04.040.E

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

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

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

plat.

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

4. All angle points and points of curves on all streets.

5. The point of beginning of the subdivision plat description.

Commission
Findings

This standard does not apply as this is a preliminary plat application, not a
final plat application.

16.04.040.F

Lot Requirements:




1. Lot size, width, depth, shape and orientation and minimum building
setback lines shall be in compliance with the zoning district in which the
property is located and compatible with the location of the subdivision and
the type of development, and preserve solar access to adjacent properties
and buildings.
2. Whenever a proposed subdivision contains lot(s), in whole or in part,
within the floodplain, or which contains land with a slope in excess of
twenty five percent (25%), based upon natural contours, or creates corner
lots at the intersection of two (2) or more streets, building envelopes shall
be shown for the lot(s) so affected on the preliminary and final plats. The
building envelopes shall be located in a manner designed to promote
harmonious development of structures, minimize congestion of structures,
and provide open space and solar access for each lot and structure. Also,
building envelopes shall be located to promote access to the lots and
maintenance of public utilities, to minimize cut and fill for roads and
building foundations, and minimize adverse impact upon environment,
watercourses and topographical features. Structures may only be built on
buildable lots. Lots shall only be created that meet the definition of "lot,
buildable" in section 16.04.020 of this chapter. Building envelopes shall be
established outside of hillsides of twenty five percent (25%) and greater
and outside of the floodway. A waiver to this standard may only be
considered for the following:
a. For lot line shifts of parcels that are entirely within slopes of
twenty five percent (25%) or greater to create a reasonable
building envelope, and mountain overlay design review standards
and all other city requirements are met.
b. For small, isolated pockets of twenty five percent (25%) or
greater that are found to be in compliance with the purposes and
standards of the mountain overlay district and this section.
3. Corner lots shall have a property line curve or corner of a minimum
radius of twenty five feet (25') unless a longer radius is required to serve
an existing or future use.
4. Side lot lines shall be within twenty degrees (20°) to a right angle or
radial line to the street line.
5. Double frontage lots shall not be created. A planting strip shall be
provided along the boundary line of lots adjacent to arterial streets or
incompatible zoning districts.
6. Every lot in a subdivision shall have a minimum of twenty feet (20') of
frontage on a dedicated public street or legal access via an easement of
twenty feet (20') or greater in width. Easement shall be recorded in the
office of the Blaine County recorder prior to or in conjunction with
recordation of the final plat.

Commission
Findings

1. The proposed townhouse subdivision meets all dimensional standards as
outlined in the GR-L zone district for the parent lot. The minimum lot size
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is 8,000 square feet and the parent lot is 159,529 square feet. The new
detached townhouses meet minimum setback requirements in the GR-L
for the front, side, and rear. There are no minimum setbacks to the
interior lot line of a townhouse lot.

2. A building envelope is required as the lot contains areas greater than 25%

The subject property is not a corner lot.

4. The parent lot of the townhouse subdivision and the newly created sublot
lot line is within 20 degrees to a right angle to the street lot line along
Sage Road.

5. The subject property is not a double frontage lot.

6. Both Sublots have a minimum of 20 feet of frontage on Sage Road.

w

16.04.040.G

G. Block Requirements: The length, width and shape of blocks within a
proposed subdivision shall conform to the following requirements:
1. No block shall be longer than one thousand two hundred feet
(1,200'), nor less than four hundred feet (400') between the street
intersections, and shall have sufficient depth to provide for two (2)
tiers of lots.
2. Blocks shall be laid out in such a manner as to comply with the
lot requirements.
3. The layout of blocks shall take into consideration the natural
topography of the land to promote access within the subdivision
and minimize cuts and fills for roads and minimize adverse impact
on environment, watercourses and topographical features.
4. Corner lots shall contain a building envelope outside of a seventy
five foot (75') radius from the intersection of the streets.

Commission
Findings

This standard does not apply as no new blocks are being created.

16.04.040.H

Street Improvement Requirements:

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

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

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

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

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

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

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

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

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

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

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

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

14. Street alignment design shall follow natural terrain contours to result in
safe streets, usable lots, and minimum cuts and fills;




15. Street patterns of residential areas shall be designed to create areas
free of through traffic, but readily accessible to adjacent collector and
arterial streets;

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

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

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

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

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

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

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

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

This standard does not apply as no new streets are proposed.

16.04.040.1

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

Commission
Findings

This standard does not apply as there are no alleys adjacent to the subject
property.




16.04.040.)

Required Easements: Easements, as set forth in this subsection, shall be
required for location of utilities and other public services, to provide
adequate pedestrian circulation and access to public waterways and lands.
1. A public utility easement at least ten feet (10') in width shall be required
within the street right of way boundaries of all private streets. A public
utility easement at least five feet (5') in width shall be required within
property boundaries adjacent to Warm Springs Road and within any other
property boundary as determined by the city engineer to be necessary for
the provision of adequate public utilities.

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

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

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

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

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

Commission
Findings

No new easements are required. However a 5" public utility easement from
the living springs townhome subdivision is being carried over to the subject
preliminary plat.

16.04.040.K

Sanitary Sewage Disposal Improvements: Central sanitary sewer systems
shall be installed in all subdivisions and connected to the Ketchum sewage
treatment system as a required improvement by the subdivider.
Construction plans and specifications for central sanitary sewer extension




shall be prepared by the subdivider and approved by the city engineer,
council and Idaho health department prior to final plat approval. In the
event that the sanitary sewage system of a subdivision cannot connect to
the existing public sewage system, alternative provisions for sewage
disposal in accordance with the requirements of the Idaho department of
health and the council may be constructed on a temporary basis until such
time as connection to the public sewage system is possible. In considering
such alternative provisions, the council may require an increase in the
minimum lot size and may impose any other reasonable requirements
which it deems necessary to protect public health, safety and welfare.

Commission
Findings

This standard does not apply as this application does not create a new
subdivision. Both sublots are directly connected to the City of Ketchum
sewer system main found in Sage Rd.

16.04.040.L

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

Commission
Findings

This standard does not apply as this application does not create a new
subdivision. Both sublots are directly connected to the City of Ketchum
sewer system main found in Sage Rd.

16.04.040.M

Planting Strip Improvements: Planting strips shall be required
improvements. When a predominantly residential subdivision is proposed
for land adjoining incompatible uses or features such as highways,
railroads, commercial or light industrial districts or off street parking areas,
the subdivider shall provide planting strips to screen the view of such
incompatible features. The subdivider shall submit a landscaping plan for
such planting strip with the preliminary plat application, and the
landscaping shall be a required improvement.

Commission
Findings

This standard does not apply as this application does not create a new
subdivision. There are no incompatible uses adjacent to the proposed
townhouse sublots.

16.04.040.N

Cuts, Fills, And Grading Improvements: Proposed subdivisions shall be
carefully planned to be compatible with natural topography, soil




conditions, geology and hydrology of the site, as well as to minimize cuts,
fills, alterations of topography, streams, drainage channels, and disruption
of soils and vegetation. The design criteria shall include the following:
1. A preliminary soil report prepared by a qualified engineer may be
required by the commission and/or council as part of the preliminary plat
application.
2. Preliminary grading plan prepared by a civil engineer shall be submitted
as part of all preliminary plat applications. Such plan shall contain the
following information:
a. Proposed contours at a maximum of five foot (5') contour
intervals.
b. Cut and fill banks in pad elevations.
c. Drainage patterns.
d. Areas where trees and/or natural vegetation will be preserved.
e. Location of all street and utility improvements including
driveways to building envelopes.
f. Any other information which may reasonably be required by the
administrator, commission or council to adequately review the
affect of the proposed improvements.
3. Grading shall be designed to blend with natural landforms and to
minimize the necessity of padding or terracing of building sites, excavation
for foundations, and minimize the necessity of cuts and fills for streets and
driveways.
4. Areas within a subdivision which are not well suited for development
because of existing soil conditions, steepness of slope, geology or
hydrology shall be allocated for open space for the benefit of future
property owners within the subdivision.
5. Where existing soils and vegetation are disrupted by subdivision
development, provision shall be made by the subdivider for revegetation
of disturbed areas with perennial vegetation sufficient to stabilize the soil
upon completion of the construction. Until such times as such
revegetation has been installed and established, the subdivider shall
maintain and protect all disturbed surfaces from erosion.
6. Where cuts, fills, or other excavations are necessary, the following
development standards shall apply:
a. Fill areas shall be prepared by removing all organic material
detrimental to proper compaction for soil stability.
b. Fills shall be compacted to at |east ninety five percent (95%) of
maximum density as determined by AASHO T99 (American
Association of State Highway Officials) and ASTM D698 (American
standard testing methods).
c. Cut slopes shall be no steeper than two horizontal to one vertical
(2:1). Subsurface drainage shall be provided as necessary for
stability.




d. Fill slopes shall be no steeper than three horizontal to one
vertical (3:1). Neither cut nor fill slopes shall be located on natural
slopes of three to one (3:1) or steeper, or where fill slope toes out
within twelve feet (12') horizontally of the top and existing or
planned cut slope.

e. Toes of cut and fill slopes shall be set back from property
boundaries a distance of three feet (3'), plus one-fifth (1/5) of the
height of the cut or the fill, but may not exceed a horizontal
distance of ten feet (10'); tops and toes of cut and fill slopes shall
be set back from structures at a distance of at |east six feet (6'),
plus one-fifth (1/5) of the height of the cut or the fill. Additional
setback distances shall be provided as necessary to accommodate
drainage features and drainage structures.

Commission
Findings

This standard does not apply as this application is the subdivision of an
existing lot. On-site grading for the new detached townhouses meet all
grading requirements and all disturbance will be revegetated per the
landscape plan included in the project plans.

16.04.040.0

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

Commission
Findings

The applicant submitted a site grading and drainage plan with the
townhouse subdivision application showing drainage for each sublot. No
common drainage courses are utilized or disturbed. The grading and
drainage plan meets all requirements and each sublot is managing
stormwater runoff independently, not impacting adjacent properties.

16.04.040.P

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




Commission | All utilities are proposed underground per the KMC requirements.
Findings
16.04.040.Q | Off Site Improvements: Where the offsite impact of a proposed subdivision

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

Commission | The proposed townhouse development does not create substantial

Findings

additional traffic, therefore, no improvements are required.
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City of Ketchum
Planning & Building

KETCHUM PLANNING AND ZONING COMMISSION
ZONING CODE INTERPRETATION 22-001
NONCONFORMING BUILDING FOOTPRINTS IN MOUNTAIN OVERLAY

INTERPRETATION QUESTION

This zoning code interpretation addresses redeveloping nonconforming properties within the
Mountain Overlay. Current code requires new buildings to be constructed in areas that have less
than 25% slope (Ketchum Municipal Code §16.04.020) and building envelopes on new parcels to
be located outside of a 25% slope. Existing homes on hillsides that were developed prior to the
City’s establishment of the Mountain Overlay Zoning District in 1989 may not comply with
current development standards. These homes are considered non-conforming buildings and may
be maintained in their current condition. Nonconforming buildings and uses are governed under
Chapter 17.136 of Ketchum Municipal Code. If a non-conforming structure is demolished, or a
new parcel is created, then the new building and parcel must comply with all current
development standards. Certain non-conforming building footprints and properties can not be
brought into compliance with code. The fundamental question before the Commission was
whether these non-conforming properties may be developed with a new home or if these non-
conforming properties would not be permitted to be redeveloped if the existing non-conforming
home were to be demolished. If redevelopment was prohibited, property owners would only be
able to repair, maintain, and enlarge their existing nonconforming homes in accordance with the
standards specified in Chapter 17.136 of Ketchum Municipal Code.

MOUNTAIN OVERLAY PURPOSE

Hillside development standards protect the community character and health and safety by
ensuring the adequate provision of public services and facilities, including fire protection. The
Mountain Overlay standards prohibit the detrimental alteration of hillside that would adversely
impact existing soils, drainage, and vegetation. The undeveloped hillsides surrounding Ketchum
are one of Ketchum’s character-defining features. The Mountain Overlay Zoning District ensures
the preservation of these hills, ridgelines, and natural features. The standards minimize the
visual impact of development by directing building sites away from higher elevations and
keeping hillsides open and unobstructed.

ZONING NONCONFORMITIES

Nonconformities are existing uses, buildings, lots, or site features that were legally established at
the time they were created but no longer comply with current zoning code regulations. When
land use regulations change, existing developments may not comply with the amended zoning
code standards. Requiring owners to immediately bring their non-conforming buildings and uses
into compliance following land use regulation changes would be a hardship. To mitigate this
hardship, zoning codes set specific standards to address nonconformities. These standards
generally allow owners to maintain nonconformities in their current condition but prohibit or
limit substantial modifications and expansions. This approach assumes all nonconformities will

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

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



be phased out over time. Standards regulating zoning nonconformities balance the community’s
interests in new land use objectives with private property interests in existing development.

ZONING CODE INTERPRETATION IMPLICATIONS: HILLSIDE DISTURBANCE

Redeveloping nonconforming building footprints may result in even more disturbance to the
hillside. New single-family homes in Ketchum have trended towards replacing existing, smaller
buildings with larger structures, which would have a greater impact on the hillside. Redeveloping
these nonconforming properties to comply with current City building, fire, zoning, and streets
standards could result in more hillside disturbance. For example, widening an existing street that
accesses a honconforming property would result in significantly more disturbance to the hillside.

ZONING CODE INTERPRETATION IMPLICATIONS: VISIBILITY ON HILLSIDES

Many non-conforming buildings in the Mountain Overlay are sited on prominent ridgelines and
hilltops and are highly visible. Allowing these non-conforming building footprints to be
redeveloped with new homes would perpetuate a condition that is no longer allowed.

PLANNING AND ZONING COMMISSION INTERPRETATION
The Commission determined that the redevelopment of existing non-conforming properties may
be redeveloped under the following conditions:

A. If the property configuration is proposed to be modified (lot line adjustment, lot
consolidation etc.), then the new property configuration must establish a building
envelope on the lowest portion of the property. Existing non-conforming building
footprints are not permitted to be redeveloped outright. If a more compliant alternative
at a lower elevation on the hillside property exists, the new home must be sited in the
more suitable area for redevelopment.

B. If the property configuration is not being altered or changed, then a new home may be
constructed at the Commission’s discretion through Mountain Overlay Design Review
provided that the project does not exceed the height or limits of disturbance of the
existing non-conforming home. The building footprint shall conform as close as possible
to the existing building.

This determination will apply to all existing non-conforming properties in hillside areas.

Zoning Code Interpretation 22-001

Nonconforming Building Footprints in Mountain Overlay

Planning & Zoning Commission Meeting of March 8", 2022
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Zoning Code Interpretation adopted this 8" day of March 2022.

T i

Neit Morrow, Chair
City of Ketchum
Planning and Zoning Commission
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Sage Mountain Townhomes Design Review Comments
400 & 402 Sage Rd, Ketchum, ID
May 09, 2023

Buildings, both residential and commercial, are normally designed to accommodate the
building site with attention paid to light, view, topography, adjacent structures and other
features specific to the building site. In this case, however, it is the building site that that is
being asked to accommodate the proposed factory-built homes which are of fixed footprint
and floor plan. The numerous constraints of the site (existing non-conforming structure,
Avalanche and Mountain Overlay Zones) make it very difficult to accommodate the homes as
proposed as there is no flexibility in the design.

The Sage Mountainside Townhomes development as proposed appears to conflict with City
requirements in the following areas:

» Design Review Compatibility of Design 17.96.060.E.1: The amount of flat facade and lack of
undulation in the units exteriors is not complementary to the Sage Rd townscape.

« Design Review Architectural 17.96.060.F.2: The modular nature of the proposed units
incorporate few architectural features. The lack of architectural features in turn emphasizes
the boxy, modular nature of the factory-built units. This is not complementary to the Sage
Rd townscape.

« Design Review Architectural 17.96.060.F.5: The modular nature of the proposed units does
not provide for undulation / relief in the units’ facade. The lack of undulation / relief does not
reduce the appearance of bulk and flatness - if anything it emphasizes the modular, boxy
nature of the factory-built units.

« Mountain Overlay Zoning District 17.104.030.A: The proposed development encroaches into
the 25% hillside slope line north of Warm Springs Rd while the existing duplex does not
appear to.

The existing duplex structure, built in 1966, appears to be “non-conforming” with respect to
current City of Ketchum requirements in several areas:

« Does not comply with Avalanche Zone District A requirements (no avalanche mitigation
structure);

» Does not conform to 15’ front yard setback requirements;

» Note that existing duplex appears to be located, in its entirety, south of the 25% hillside
slope line north of Warm Springs Rd;

» Note also that new development footprint appears to exceed and extend outside of existing
building footprint - conflicts with City of Ketchum Zoning Code Interpretation 22-001.

The development as proposed presents 80’ of flat facade paralleling / facing Sage Rd. Few if
any other residential or commercial developments in Ketchum contain this amount of flat
facade. This could be reduced by altering the exterior design and floor plans of the units, but
this is said to not possible due to the modular / fixed floor plan nature of the design as
proposed. Staggering one of the units further into the hillside is also an option, albeit with
minimal end effect, as it would still result in 80’ of flat facade facing Sage Rd. This option
would also require revisiting the design of the avalanche wall which may not be possible due to
snow deflection concerns. Angling both units away from Sage Rd and towards the mountain
view, which is to the right if one were standing inside one of the units looking south across
Sage Rd, represents one option to somewhat reduce the flat facade / lack of undulation issue.
There would still be 80’ of flat facade, but the facade would not parallel Sage Rd.
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Angling units to west towards mountain view would:

» Reduce amount of flat facade by providing undulation. Likely no residential projects and few
community core projects present the same degree of flat facade;

« Only slightly increase elevation of the avalanche wall on hillside - elevation of units would
remain unchanged;

« Basically equal the intrusion into the north side of the 25% slope line from that currently
shown;

« Harmonize with orientation of existing home to east as well as new single family home to be
constructed on west side of project (both 394 and 406 Sage Rd are angled away from street
towards mountain view). Angling of Sage Townhomes would result in four adjacent homes
orientated towards the mountain view, as are many of the newer homes on Sage Rd;

» Result in enhanced side-to-side privacy between the two Sage Mountainside Townhome
units (mainly front deck);

« Likely increase attractiveness of units to potential buyers (enhanced view, more architectural
character, increased privacy);

« A triangular configuration incorporated into the unit side of the avalanche wall (plan view)
would accommodate angling of the units. This would not change the orientation / azimuth of
the avalanche wall with respect to the hillside from that currently proposed.

Algled & Parallel Angled & Offset Angled & Offset w/ Original

Note that the current four-pitch roof with no overhangs only serves to emphasize the modular /
boxy nature of the project, while compounding the flat facade / lack of architectural detalil
issue. Incorporating overhangs into the present roof design would represent an improvement.
Alternatively, a single pitch roof sloping downward from from front to back with 2’-3’
overhangs on all sides would add needed character to the units vs that proposed. It would
also provide for a vented / cold roof configuration vs the current unvented concept. If properly
designed, the single-pitch roof would also be able to protect the gap between the avalanche
wall and the back side of the new units by directing rain and snow to the uphill side of the
avalanche wall vs in between the avalanche wall and the units. At present it is unclear how this
requirement is being met.

Observations:
« City requirements governing the building site have numerous site-specific constraints;

« Options to reduce the amount of flat facade, improve undulation and incorporate
architectural features into the townhomes as proposed are very limited;

« Modular nature of proposed units with fixed floor plan and 8’ x 40’ highway truck delivery
size requirements offer little in the way of design flexibility needed to address the numerous
site-specific constraints;
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« Fixed floor plan dictates that floor-to-ceiling living room atrium faces east down Sage Rd
towards Ketchum vs capturing mountain view to the west. This is a site specific issue that
modular construction does not address as the floorpans are fixed (constructing mirror image
not even possible). Value and neighborhood compatibility would be enhanced if atrium
captured mountain view;

« Narrower but longer units angled toward mountain would be a better fit for the building site.
They would cover more of the current building footprint, but would intrude further into the
25% slope line (400 Sage Rd / east unit). Not possible, however, as floor plans are fixed and
units must conform to 8’ x 40’ highway truck standard;

« Common wall construction vs detached as proposed would reduce amount of structure
outside the existing building footprint;

« Stick-built construction would better accommodate the numerous site-specific building
constraints without variances and allow for incorporation of architectural features required to
reduce amount of flat facade.

« Cost / benefit of high-end single family residence angled towards mountain might exceed
townhome concept.

References:

City of Ketchum Code of Ordinances Title 17 Zoning Regulations:

» Chapter 17.92 Avalanche Zone District A

« Chapter 17.96 Design Review

« Chapter 17.104 Mountain Overlay Zone

« Chapter 17.136 Non Conforming Uses and Non Conforming Buildings

Other:

« Ketchum Planning and Zoning Commission Zoning Code Interpretation 22-001 “Non-
Conforming Building Footprints in Mountain Overlay Zone”

« 2014 City of Ketchum Comprehensive Plan - Community Character
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