
 

PLANNING AND ZONING COMMISSION AGENDA 
 
Monday, September 10, 2018 
Ketchum City Hall    
480 East Avenue North, Ketchum, ID 83340 

 
1. 4:00 – SITE VISIT – Felker Residence Mountain Overlay Design Review: 255 Hillside Dr (Lot 33, Block 2, 

Warm Springs Subdivision #5) 
2. 4:30 PM – SITE VISIT - Light Industrial Tour: Rotary Park 
3. 5:15 PM - SITE VISIT – 760 N Washington Ave Mixed-Use Building Pre-Application Design Review: 760 N. 

Washington Ave. (Ketchum Townsite, Block 13, Lot 6) 
4. 5:30 PM - CALL TO ORDER: City Hall, 480 East Avenue North, Ketchum, Idaho 
5. PUBLIC COMMENT - Communications from the public for items not on the agenda. 
6. CONSENT CALENDAR—ACTION ITEMS 

a. Minutes:  August 13, 2018 
7. PUBLIC HEARINGS AND COMMUNICATIONS FROM STAFF – ACTION ITEMS 

a. Argyros Performing Arts Center Sign Variance: Argyros Performing Arts Center, 120 S. Main St.: 
(Lot4A, Block 1). The Commission will take action to continue review of the Variance request to 
October 8, 2018.  

b. Long Solar Energy Project Mountain Overlay Design Review: 420 Sage Road #2: (Winter Sun 
Condominiums: Lot 25: Unit 2). (Continued from August 13th). The Commission will take action to 
continue review of the Mountain Overlay Design Review Application to October 8, 2018.  

c. ACTION – Accepting Record of the Decision of the Administrator: Regarding Floodplain 
Development Permit Application 18-068 approving the construction of a scour pad by the City of 
Ketchum within Warm Springs Creek, and to schedule a hearing date for the appeal. 

d. ACTION - Design Review Administrative Authority: The Commission will consider City-initiated 
amendments to Chapter 17.96: Design Review, Section 17.08.020: Terms Defined, and Chapter 
17.04: Mountain Overlay Zoning District to modify the authority of the Administrator to review 
and approve certain Design Review application projects.  

e. ACTION - Zoning Code Amendment: Residential Use in the Light Industrial Districts. (Continued 
from March 6, March 27th, April 9th, May 14, May 29, June 11, June 25, July 9, August 13, 2018.)   
The Commission will consider City-initiated amendments to Title 17, Section 17.124.090, 
Residential, Light Industrial Districts, and Section 17.12.020, District Use Matrix. 

f. ACTION – 760 N. Washington Mixed-Use Building Pre-Application Design Review: 760 N. 
Washington Ave.: (Ketchum Townsite: Block 13: Lot 6). The Commission hear public comment, 
consider, and provide feedback on a Pre-Application Design Review for a new three-story, mixed-
use building containing commercial/retail space and one (1) community housing unit on the first-
floor and one (1) residential unit on the second and third floors. 

g. ACTION – Felker Residence Mountain Overlay Design Review: 255 Hillside Dr. (Lot 33, Block 2, 
Warm Springs Subdivision #5) The Commission will consider and take action on a Mountain 
Overlay Design Review Application for a single-family residence in the Mountain Overlay. 
 

8. STAFF REPORTS & CITY COUNCIL MEETING UPDATE  
a. Felker Residence Mountain Overlay Findings of Fact and Conclusions of Law 

 
9. COMMISSION REPORTS AND EX PARTE DISCUSSION DISCLOSURE 
10. ADJOURNMENT 

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

http://ketchumidaho.org/DocumentCenter/View/6971
http://ketchumidaho.org/DocumentCenter/View/6968
http://ketchumidaho.org/DocumentCenter/View/6972
http://ketchumidaho.org/DocumentCenter/View/6969
http://ketchumidaho.org/DocumentCenter/View/6970
http://ketchumidaho.org/DocumentCenter/View/6965
http://ketchumidaho.org/DocumentCenter/View/6966
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1. 5:00 PM – SITE VISIT: 420 Sage Road #2: Solar Energy Project Mountain 
Overlay Design Review 

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

3. Call to Order 
 

Attendee Name Title Status Arrived 
Jeff Lamoureux Chair Present  
Tim Carter Commissioner Present  
Neil Morrow Vice-Chair Present  
Matthew Mead Commissioner Present  
Kurt Eggers Commissioner Present  

4. PUBLIC COMMENT - Communications from the public for items not on the 
agenda. 
No public comments were given. 

5. CONSENT CALENDAR—ACTION ITEMS 

a. Minutes:  July 9, 2018 

No additions or corrections were made. 

Motion to: Approve minutes of July 9, 2018 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Matthew Mead, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Lamoureux, Carter, Morrow, Mead, Eggers 

6. PUBLIC HEARINGS AND COMMUNICATIONS FROM STAFF  

a. ACTION – Long Solar Energy Project Mountain Overlay Design Review: 420 Sage 
Road #2 (Winter Sun Condominiums: Lot 25: Unit 2), The Commission will consider and 
take action on a Mountain Overlay Design Review application by Mitch Long & Margit 
Donhowe, represented by Alex McKinley of Empowered Solar, for the installation of a 598 
sq. ft. ground mounted solar array and a roof mounted solar thermal water heating system. 

Applicant was unable to attend. Staff recommends continuance to Sept 10, 2018. 
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Public comment: Tom Pitman, 3110 Warm Springs Road, commented that this project is 
unsightly and shouldn’t allow further development in the Mountain Overlay. He proposed the 
project be placed on the roof, instead of hillside. 

Commissioner Matthew Mead questioned the placement of the panels above the allowable 
height. Planner Abby Rivin responded that it was within the Dimensional Standards.  

Commissioner Kurt Eggers requested a recall of questions from the site visit to be 
addressed at the next meeting: 

1. Applicant will install story poles. 

2. Staff will request a Construction Management Plan for access to site. 

3. Staff to request view shots of the story poles. 

4. Staff to request topographical survey of the site. 

5. Staff to request an assessment of reflectivity at the site. 

6. Staff to request a proposal of restoration of the site. 

Commissioner Neal Morrow questioned if Commission should have a guide for these types of 
installation, as it is probable there will be other installations in the future. Senior Planner 
Brittany Skelton said she felt a study of the issue was appropriate and will bring the matter 
to the Team Meeting to start the review and discussion process. 

Motion to: Continue to September 10, 2018. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Vice-Chair 
SECONDER: Matthew Mead, Commissioner 
AYES: Lamoureux, Carter, Morrow, Mead, Eggers 

b. ACTION - Long Term Rental in Avalanche Areas Text Amendment: The Commission 
will consider and take action on a City-initiated amendment to allow long-term winter 
season rentals within the City of Ketchum Avalanche District for non-engineered single-
family dwellings. 

Senior Planner Brittany Skelton presented the text amendment regarding long-term rentals 
of un-engineered buildings in the Avalanche Zone. 

Commissioner Neil Morrow asked about notice for long-term rentals. Skelton said there is a 
notice requirement for long-term rentals. Commissioner Matthew Mead thought the 
residences should be available for long-term rental. Most of the houses are older and not 
engineered, but still doesn't want to see the rental pool reduced. 

Chair Jeff Lamoureux asked if the amendment would be in violation of the state rental 
housing laws by allowing short-term, but not long term. Skelton replied it has been 
reviewed by the City Attorney. 

Motion to: Recommend approval to City Council the proposed text amendment to Title 
17.92.010.D of the Ketchum Municipal Code.   

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Matthew Mead, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Lamoureux, Carter, Morrow, Mead, Eggers 

c. ACTION -- Design Review Administrative Authority: The Commission will consider 
City-initiated amendments to Chapter 17.96: Design Review, Section 17.08.020: Terms 
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Defined, and Chapter 17.04: Mountain Overlay Zoning District to modify the authority of the 
Administrator to review and approve certain Design Review application projects. 

Associate Planner Abby Rivin presented the text amendment regarding Administrative 
Approval of minor modifications. Projects in the Mountain Overlay would still require full 
Design Review.  

Approval of Design Review would be approved during the Building Permit review process. 
Commissioner Matthew Mead questioned if ADU's would be subject to review. Rivin 
responded that they would be subject to administrative review, regardless of size. 

Commissioner Kurt Eggers asked about projects in the Mountain Overlay or the Floodplain. 
Senior Planner Brittany Skelton clarified that all projects in the Floodplain are subject to 
Design Review. Chair Jeff Lamoureux suggested parameters be included as to when the 
administrator would recommend full Design Review. 

Motion to: Continue to September 10, 2018.   

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Matthew Mead, Commissioner 
SECONDER: Neil Morrow, Vice-Chair 
AYES: Lamoureux, Carter, Morrow, Mead, Eggers 

d. ACTION: Zoning Code Amendment: Residential Use in the Light Industrial Districts. 
(Continued from March 6, March 27th, April 9th, May 14, May 29, June 11, June 25, July 9, 
2018.)   The Commission will consider City-initiated amendments to Title 17, Section 
17.124.090, Residential, Light Industrial Districts, and Section 17.12.020, District Use 
Matrix. 

The Zoning Code Amendment was presented by Senior Planner Brittany Skelton. The 
emphasis for this meeting was on residential standards. Types of uses and typical hours of 
operation were presented. Sections of the Code to be modified were presented.  

Commissioner Neal Morrow liked the changes. Commissioner Matthew Mead agreed. Mead 
questioned the lack of addressing technology-based business in the LI-2 and but is listed in 
the LI-1. Mead asked for a definition of "Cottage Industry" which Skelton related as hand-
made goods.  

Skelton presented the changes to the work/live definition and the definitions of other uses. 
Standards for a work/live space as to height, setbacks, floor area ratio were presented. 

Planning Director John Gaeddert discussed the purpose of the modifications to the Matrix. 
He discussed building height options and the key elements of conflict between residential 
and LI uses as to how zoning can mitigate this conflict. A model of the existing LI and 
possible changes under the new code were presented. He anticipated additional pictures of 
possible heights to be ready for the next meeting. Parking requirements and possibilities 
were discussed. Chair Jeff Lamoureux asked to see a mock-up of a typical building.   

Commissioner Tim Carter asked if a project is feasible under these standards and would a 
developer be interested in doing such a project. Gaeddert expressed a willingness to explore 
the question with a developer.  

Neal commented on market-rate housing in LI. He referred to Aspen’s housing regulations 
and warned against it for Ketchum. Matthew also expressed doubts. Commissioner Kurt 
Eggers urged underground parking to be considered. He thought the view of a 5-story 
building was horrid but building into the hillside might be an option. Parking would still be a 
constraint. Eggers was hesitant about introducing families into the LI. Commissioner Neal 
Morrow expressed doubts about the mix of deed-restricted and market-rate housing. He 
urged maintaining the view of the mountain. Matthew Mead commented on the view over 
the LI and the need for the addition of landscaping at the northern gateway.  
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Chairman Jeff Lamoureux asked if a 5-story all industrial building would be allowed. 
Planning Director John Gaeddert said at this time it would not but could be written in to 
accommodate such a building.  

Gaeddert indicated there would be more visuals available for the next meeting. The 
amendment may be ready for noticing for public input for next month and then recommend 
to Council. Commissioner Eggers was interested in seeing the proposed building height 
relative to the highway elevation.  

Motion to: Continue to September 10, 2018 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Vice-Chair 
SECONDER: Tim Carter, Commissioner 
AYES: Lamoureux, Carter, Morrow, Mead, Eggers 

7. STAFF REPORTS & CITY COUNCIL MEETING UPDATE 
Community Library Appeal Planner Abby Rivin reported the City Council upheld the 
Commission’s decision. Chairman Jeff Lamoureux asked about the Commission’s approval 
requirement to work with the neighbor on landscaping, but the appellant has not been 
willing to discuss the changes. Planning Director John Gaeddert related that while the 
parties are not talking, the attorneys have been working on the points of contention. The 
2nd Building Permit was issued for the Children's Wing and the 3rd phase will be next year 
for landscaping. They will be required to come back before the Commission before the 
landscaping permit can be issued. No conclusion has been reached. Martins can still appeal 
to State court, but it is not known if that will happen.  

8. Commission reports and ex parte discussion disclosure 
Chairman Jeff Lamoureux announced he is stepping down as Chair. He will serve during the 
transition period and stay to complete the LI project. October will probably be his last 
meeting. 

9. ADJOURNMENT 
Motion to: Adjourn at 8:07 PM 
 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Kurt Eggers, Commissioner 
SECONDER: Tim Carter, Commissioner 
AYES: Lamoureux, Carter, Morrow, Mead, Eggers 

 
 
 
 
 
 

________________________________ 
 Jeff Lamoureux 

Chairman 



  

 

 

 
 
 

September 10, 2018 

 
Ketchum Planning & Zoning Commission 
 

 
Recommendation to accept the record of the decision of the Administrator regarding Floodplain 

Development Permit Application 18-068 approving the construction of a scour pad by the City of Ketchum 
within Warm Springs Creek, and to schedule a hearing date for the appeal. 

 
Recommendation and Summary 
 
Consistent with the requirements of Ketchum City Code §17.144.010 and direction from the City Attorney, 
Staff recommends the Commission accept the record of proceedings regarding Floodplain Development Permit 
Application 18-068 approving the construction of a scour pad by the City of Ketchum’s within Warm Springs 
Creek project, schedule a hearing date for the appeal, and set deadlines for the submittal of appellant and 
applicant briefs with the following motion:  

 
“I move to accept the record of the administrative determination regarding Floodplain Development 
Permit Application 18-068 and schedule the appeal hearing date for November 12, 2018 at 5:30pm.”  

 
The reasons for the recommendation are as follows:  

 
• On August 24th, 2018, Miles Stanislaw submitted an appeal of the Planning and Zoning Administrator’s 

approval of Floodplain Development Permit Application 18-068 for the construction of a scour pad 
within Warm Springs Creek by the City of Ketchum. 

• Per Ketchum City Code §17.144.010, the Commission shall, following receipt of the record, set a 
hearing date for the appeal.  

 
During the meeting staff will describe the procedural components of an appeal. 
 
Attached please find a complete record of the Administrator’s determination on this matter. The materials are 
organized in the following eight (8) attachments: 
 

• Attachment A: Findings of Fact, Conclusions of Law, and Decision and attachments, permit number 
P18-068 

• Attachment B: Permit number P18-068 application 

• Attachment C: Public notice and public comment 

• Attachment D: Emergency Permit application to the City of Ketchum, permit number 17-113, and file 
documents 

• Attachment E: Idaho Department of Water Resources approval S37-20472, permit number 17-113 

• Attachment F: U.S. Army Corps of Engineers approval NWW-2017-500-I02, permit number 17-113 

• Attachment G: Construction management reports, permit number 17-113 

• Attachment H: Notice of Appeal 
 



Record of Administrator’s Determination 

 

Attachment A: 

Findings of Fact, Conclusions of Law, and Decision and attachments, permit number P18-068 

 

Attachment B: 

Permit number P18-068 application 

 

Attachment C: 

Public notice and public comment 

 

Attachment D: 

Emergency Permit application to the City of Ketchum, permit number 17-113, and file documents 

 

Attachment E: 

Idaho Department of Water Resources approval S37-20472, permit number 17-113 

 

Attachment F: 

U.S. Army Corps of Engineers approval NWW-2017-500-I02, permit number 17-113 

 

Attachment G: 

Construction management reports, permit number 17-113 

 

Attachment H: 

Notice of Appeal 

 

  



Attachment A 

Findings of Fact, Conclusions of Law, and Decision and attachments, permit number P18-068 

  



  

 

 

 
 

 
 

CITY OF KETCHUM 
ZONING CODE TITLE 17, CHAPTER 17.88, FLOODPLAIN MANAGEMENT 

ADMINISTRATIVE FLOODPLAIN DEVELOPMENT PERMIT –  
WATERWAYS, FLOODPLAIN, AND STREAMBANK ALTERATION 

 
 
PROJECT: Warm Springs Scour Pad at Aspen Drive  
 
FILE NUMBER: #18-068 
 
OWNER: City of Ketchum 
 
REPRESENTATIVE: Samantha Stahlnecker, Galena Engineering 
 
REQUEST: Installation of a scour pad around sewer main 
 
LOCATION: Warm Springs Creek creekbed parallel to Georginia Road, downstream from Aspen 

Drive bridge (Ketchum FR SESW TL 3296 K4N 17E Sec 11 Creek Bed) 
 
ZONING: Underlying zoning N/A – creekbed 

 
OVERLAYS: Avalanche Overlay and Floodplain Management Overlay (FP) –Waterways Design 

Review, Floodplain, and Floodway subdistricts 

 
REVIEWERS:  Brittany Skelton, CFM 
 
NOTICING: Property owners within 300’ were noticed by mail on June 14, 2018 
 
 
ATTACHMENTS:    

• No Rise Certification for Aspen Drive Sewer Main Scour Pad – City of Ketchum, Galena Engineering, 
dated May 1, 2018 

• Warm Springs Sewer Line Review memo, SPF Water Engineering, dated August 2nd, 2018 

• IDWR permit S37-20523  

• Army Corps of Engineers permit NWW-2017-500-I02 
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BACKGROUND 
 

1. The subject property is an approximately 1,500’ in length portion of the creek bed of Warm Springs 
Creek, owned by the City of Ketchum, located downstream from the bridge crossing Warm Springs 
Creek at Aspen Drive. Because the majority of the parcel aligns with the channel of Warm Springs 
Creek the majority of the parcel is located within the regulatory floodway.  
 

2. During the 2017 flood event the sewer main crossing Georginia Road to Aspen Drive via Warm Springs 
Creek was compromised. The sewer main had been in place since 1968. Because flows into the 
wastewater treatment plant were significantly higher than normal during the flood event, city public 
works staff utilized cameras to inspect main lines for excess infiltration. During this process public 
works staff discovered the sewer main crossing Warm Springs Creek at Aspen Drive was failing. 
 

3. After discovering the main was failing the main was then capped on both the Georginia Road and 
Aspen Drive sides of the main and a temporary bypass sewer line was installed above grade in the 
right-of-way of Aspen Drive.  

 
4. On August 15, 2017 Galena Engineering, on behalf of the City of Ketchum, submitted a Joint 

Application for Permits to the U.S. Army Corps of Engineers and the Idaho Department of Water 
Resources. The application was also forwarded to the Idaho Department of Environmental Quality for 
review and comment. The scope of work proposed was to construct a first phase of emergency repairs 
to the sewer main.  
 
The proposed scope of work included removing the existing damaged sleeve and concrete cap located 
in the stream, installing a new sewer pipe encased in steel, and stabilizing the bank with angular riprap 
to be top dressed with mixed cobble and restorative vegetation. 

 
5. This permit application represents a second phase of work to install a scour pad constructed of riprap, 

designed to protect the main from being compromised and failing in the future, upstream and 
downstream of the crossing.  The main is currently installed at the grade of the bed of the channel. The 
proposed scope of work is to install 12” diameter riprap 4’ upstream of the existing pipe and extending 
8’ downstream of the existing pipe. No riprap is proposed to be installed directly on top of the main; 
rather, the upstream and downstream riprap will slope upward from existing grade to the top of the 
main. 
 

6. On behalf of the City of Ketchum the scour pad was designed by Brockway Engineering, PLLC and the 
No Rise Certification was prepared by Galena Engineering. 
 

7. On behalf of the City of Ketchum SPF Water Engineering conducted an independent, third-party review 
of the proposed scope of work and the No Rise Certification, agreeing with the No-Rise analysis and 
finding the scour pad design to be adequate. 
 

8. This proposal is intended to be a permanent and stable solution. No future work is anticipated. 
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Table 1: Floodplain Design Review Requirements 

 

Floodplain Design Review Requirements 

1.  EVALUATION STANDARDS: 17.88.050(E) 
Compliant Standards and Staff Comments 

Yes No N/A Guideline City Standards and Staff Comments 

☒ ☐ ☐ 17.88.050(E)1 
FLOODPLAIN 
DEVELOPMENT
/WATERWAYS 
DESIGN 
REVIEW 

Preservation or restoration of the inherent natural characteristics of the river and 
creeks and floodplain areas.  Development does not alter river channel.   

Staff 
Comments 

The scope of work consists of installing a scour pad to protect a sewer 
main that crosses Warm Springs Creek. A sewer main has existed in the 
subject location since 1968. However, during the spring 2017 flood 
event the 1968-era main was compromised. During October 2017 the 
compromised main was replaced with a new main, with the new main 
encased in steel. 
 
The scour pad is 12’ in length with 4’ upstream of the main and 8’ 
downstream of the main. Approximately 26 cubic yards of riprap will 
comprise the scour pad, with the majority of the riprap installed below 
grade of the creek bed. Above the grade of the creekbed the riprap will 
slope upward to the top of the main.  
 
The scope is a minimal intervention and minimal change to the creek 
and floodplain; existing conditions are largely preserved. A No Rise 
Certification has been submitted documenting no rise to the 100-year 
floodplain. 

☒ ☐ ☐ 17.88.050(E)2 Preservation or enhancement of riparian vegetation and wildlife habitat, if any, along 
the stream bank and within the required minimum twenty-five (25) foot setback or 
riparian zone.  No construction activities, encroachment or other disturbance into the 
twenty five foot (25') riparian zone shall be allowed at any time without written City 
approval per the terms of this ordinance. 

Staff 
Comments 

No development within or alteration to the riparian area is proposed. 
However, any riparian vegetation disturbed during construction will be 
repaired. 

☒ ☐ ☐ 17.88.050(E)3 No development, other than development by the City of Ketchum or development 
required for emergency access, shall occur within the twenty five foot (25') riparian 
zone with the exception of approved stream stabilization work. The Administrator 
may approve access to property where no other primary access is available. Private 
pathways and staircases shall not lead into or through the riparian zone unless 
deemed necessary by the Administrator. 

Staff 
Comments 

Temporary access through the riparian area will occur during 
construction in order to access the project area, which is located within 
the channel of Warm Springs Creek. No permanent development will 
occur in the riparian area. 

☐ ☐ ☒ 17.88.050(E)4 A landscape plan and time frame shall be provided to restore any vegetation within 
the twenty five foot (25') riparian zone that is degraded, not natural or which does 
not promote bank stability. 

Staff 
Comments 

No alteration to the riparian area is proposed. 

☐ ☐ ☒ 17.88.050(E)5 New or replacement planting and vegetation includes plantings that are low-growing 
and have dense root systems for the purpose of stabilizing stream banks and repairing 
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Compliant Standards and Staff Comments 
Yes No N/A Guideline City Standards and Staff Comments 

damage previously done to riparian vegetation.  Examples of such plantings include:  
red osier dogwood, common choke cherry, service berry, elder berry, river birch, 
skunk bush sumac, beb’s willow, drummond’s willow, little wild rose, gooseberry, and 
honeysuckle.  

Staff 
Comments 

No alteration to the riparian area is proposed. 

☒ ☐ ☐ 17.88.050(E)6 Landscaping and driveway plans to accommodate the function of the floodplain to 
allow for sheet flooding.  Flood water carrying capacity is not diminished by the 
proposal.  Surface drainage is controlled and does not adversely impact adjacent 
properties including driveways drained away from paved roadways.  Culvert(s) under 
driveways may be required.   Landscaping berms are designed to not dam or 
otherwise obstruct floodwaters or divert same onto roads or other public pathways. 

Staff 
Comments 

Floodwater carrying capacity is not diminished by this proposal, as 
demonstrated in the No Rise Certification dated May 1, 2018. 

☒ ☐ ☐ 17.88.050(E)7 
 

Impacts of the development on aquatic life, recreation, or water quality upstream, 
downstream or across the stream are not adverse.  

Staff 
Comments 

The scope of work consists of installing approximately 26 cubic yards of 
12” diameter riprap 4’ upstream and 8’ downstream of a sewer main 
installed in 2017 in the location of a sewer main that was installed in 
1968 and removed because it was compromised. In effect, the change 
to existing conditions are minimal. No adverse impacts to aquatic life, 
recreation, or water quality upstream, downstream, or across the 
stream are anticipated. 
 
Further, because the intervention is designed to protect the integrity of 
the sewer main, the intervention facilitates the protection of water 
quality, aquatic life, and recreation. 

☐ ☐ ☒ 17.88.050(E)8 Building setback in excess of minimum required along waterways is encouraged.   
Staff 
Comments 

N/A, a new building is not being constructed. 

☐ ☐ ☒ 17.88.050(E)9 The top of the lowest floor of a building located in the 1% annual chance floodplain 
shall be a minimum of twenty-four inches (24”) above the base flood elevation of the 
subject property.   

Staff 
Comments 

N/A, a new building is not being constructed. 

☐ ☐ ☒ 17.88.050(E)10 The back fill used around the foundation in the floodplain provides a reasonable 
transition to existing grade, but is not used to fill the parcel to any greater extent.  
Compensatory storage shall be required for any fill placed within the floodplain.  A 
LOMA-F shall be obtained prior to placement of any additional fill in the floodplain.   

Staff 
Comments 

N/A, a new building is not being constructed. 

☐ ☐ ☒ 17.88.050(E)11 All new buildings shall be constructed on foundations that are approved by a licensed 
professional engineer.   

Staff 
Comments 

N/A, a new building is not being constructed. 

☐ ☐ ☒ 17.88.050(E)12 Driveways comply with effective Street Standards; access for emergency vehicles has 
been adequately provided for.   

Staff 
Comments 

N/A, a new driveway is not being constructed. 

☐ ☐ ☒ 17.88.050(E)13 Landscaping or revegetation conceals cuts and fills required for driveways and other 
elements of the development.   

Staff 
Comments 

The scope of work consists of installing a riprap scour bed below Mean 
High Water in the channel of the river. Cuts and fills will not occur. 

☒ ☐ ☐ 17.88.050(E)14 (Stream Alteration)  The proposal is shown to be a permanent solution and creates a 
stable situation.  

Staff 
Comments 

The first phase of a permanent solution to create a stable situation 
occurred on an emergency basis in the fall of 2017 when a new sewer 
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Compliant Standards and Staff Comments 
Yes No N/A Guideline City Standards and Staff Comments 

pipe, encased in steel, was installed in the location of the compromised 
pipe that had been in place since 1968. 
 
This second phase of work consists of installation of a scour pad to 
protect the integrity of the main. 

☒ ☐ ☐ 17.88.050(E)15 (Stream Alteration) No increase to the 100-year floodplain upstream or downstream 
has been certified by a registered Idaho engineer. 

Staff 
Comments 

Galena Engineering has submitted a No Rise analysis certifying that no 
increase to the 100-year floodplain will occur (No Rise Certificated dated 
May 1, 2018). The No Rise has been independently reviewed and 
affirmed on behalf of the City by SPF Water Engineering (memo dated 
August 2nd, 2018) 

☒ ☐ ☐ 17.88.050(E)16 (Stream Alteration)  The recreational use of the stream including access along any and 
all public pedestrian/fisherman’s easements and the aesthetic beauty is not 
obstructed or interfered with by the proposed work. 

Staff 
Comments 

Recreational use of the stream will not be impeded. The scour pad will 
be installed below Mean High Water, therefore, the aesthetic beauty of 
the stream is not obstructed. 

☐ ☐ ☒ 17.88.050(E)17 Where development is proposed that impacts any wetland, first priority shall be to 
move development from the wetland area. Mitigation strategies shall be proposed at 
time of application that replace the impacted wetland area with a comparable 
amount and/or quality of new wetland area or riparian habitat improvement.    

Staff 
Comments 

N/A, no wetlands have been identified on the subject property. 

☒ ☐ ☐ 17.88.050(E)18 (Stream Alteration)  Fish habitat is maintained or improved as a result of the work 
proposed.   

Staff 
Comments 

A sewer main has existing at this location in Warm Springs Creek since 
1968. The proposed scour pad construction does not significantly alter 
fish habitat and largely maintains existing conditions. 

☒ ☐ ☐ 17.88.050(E)19 (Stream Alteration)  The proposed work is not in conflict with the local public interest, 
including, but not limited to, property values, fish and wildlife habitat, aquatic life, 
recreation and access to public lands and waters, aesthetic beauty of the stream and 
water quality.  

Staff 
Comments 

The proposed scope of work is necessary to protect public infrastructure 
– a sewer main – and has been designed to be a permanent and stable 
solution with a minimal visual impact. The stability of the intervention is 
in the public’s interest as the main carries sewage to the wastewater 
treatment facility. Property values, fish and wildlife habitat, aquatic life, 
recreation, the beauty of the stream and water quality are protected by 
this intervention. 

☒ ☐ ☐ 17.88.050(E)20 (Stream Alteration)  The work proposed is for the protection of the public health, 
safety and/or welfare such as public schools, sewage treatment plant, water and 
sewer distribution lines and bridges providing particularly limited or sole access to 
areas of habitation.  

Staff 
Comments 

The proposed scope of work is specifically to protect a public sewer 
distribution line and therefore is for the protection of public health, 
safety, and welfare. 

 
CONDITIONS 

 
 

1. In addition to the conditions stated below, all conditions of approval included in IDWR permit S37-
20523 and Army Corps of Engineers permit NWW-2017-500-I02 shall be adhered to; 
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2. The approved scope of work is limited to the scope of work described in the No Rise Certification 

dated May 1, 2018; 
 

3. Any riparian vegetation disturbed during construction shall be repaired by October 1, 2019; 
 

4. Floodplain Development Permit approval shall expire one (1) year from the date of signing of approved 
Findings of Fact per the terms of KMC, Section 17.88.050.G, Terms of Approval; 

5. Pursuant to KMC 17.88.040.C.8, it shall be unlawful to dump, deposit or otherwise cause any trash, 
landscape debris or other material to be placed in any stream, channel, ditch, pond or basin that 
regularly or periodically carries or stores water; 

 
Decision:  Approved, subject to conditions above. 

 

DATED this  

10th day of August, 2018 

 

___________________________       
Brittany Skelton, CFM 

















































SPF WATER~~~~~~~~~~~~~ 
ENGINEERING 

August 2, 2018 

Brittany Skelton, Senior Planner 
Department of Planning and Building 
City of Ketchum 
PO Box 2315 
480 East Avenue North 
Ketchum, ID 83340 

Subject: Warm Springs Sewer Line Review (SPF Project #1201.0050) 

Dear Brittany, 

We have reviewed the provided documentation for the Warm Springs Creek Sewer Line 
Crossing and Scour Pad and have the following summary and comments. 

Summary 
A sewer main crossing Warm Springs Creek was damaged by flooding in the spring of 2017 
and subsequently repaired in the fall of 2017. The repair consisted of installing new sewer pipe 
encased in a steel sleeve across the creek. To protect the future integrity of the crossing, the 
City of Ketchum is installing a scour pad across the width of the creek at the crossing. The 
City would like SPF to provide an independent technical review of the proposed design and 
no-rise certification. 

Documents Reviewed 
• No-Rise Certification for Aspen Drive Sewer Main Scout Pad - City of Ketchum 

prepared and stamped by Samantha Stahlnecker of Galena Engineering on 5/1/18 
• Floodplain Development/ Waterways Design Review/ Streambank Alteration 

Requirements Form (Evaluation Standards) prepared by City of Ketchum 
• Application and supporting materials for emergency sewer line crossing replacement 

(2017) 

300 E. Mallard Drive, Suite 350, Boise, Idaho 83706 Tel, 208-383-4140 Fax, 208-383-4156 
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No-Rise 
We agree with the statement in Section 1 “a project of the nature proposed herein cannot 
reasonably be required to undertake an effort of that (full flood study) magnitude”.  According 
to the responses in the design requirements form, this sewer main crossing has existed at this 
location since 1968; it is reasonable to presume that the sewer main crossing influence (if any) 
was reflected in previous Flood Insurance Studies.  We presume the new sewer crossing top 
of pipe was constructed at approximately the same elevation as the previous pipe based on 
the provided 2017 emergency application documentation. 

Hydraulic Model 
It is concerning to us that the modeled water surface elevation is 2.78 to 3.03 ft lower than the 
BFE shown in the FIS.  The report doesn’t appear to elaborate on the difference.  
Correspondence with the engineer of record clarified that Warm Springs Creek has 
experienced significant down-cutting in recent years and as a result, their experience has 
shown the BFE from the 2010 study is no longer representative. 

We identified a typo in Table 2 of the report. The section area for station 74+11 should be 
159.44, not 156.44 as shown. 

Model Boundary Conditions 
No mention of model boundary conditions was found in the report.  A conversation with the 
engineer of record confirmed that the model used normal depth downstream boundary 
condition with a slope of 0.5% based on collected survey data.  They did not use a fixed water 
surface elevation to match the BFE because as stated earlier, their experience shows the BFE 
is inaccurate.  

Model setup 
Appendix A of the report contains a plan view of the site showing the model cross sections. 
The extents appear appropriate for the scale and scope of the model. The Manning’s 
roughness coefficients appear well documented and appropriate for the channel from what we 
can see in the construction progress photos. 

Design 
The overall design of the scour pad appears adequate in area and depth.  We reviewed the 
sizing of the riprap and found the proposed rip-rap size of D50=12” to be adequate based on 
the existing model.  We confirmed this by using the computed main channel velocity (8.36 ft/s) 
at the crossing (RS: 7410.17) and the ISBASH method to calculate a minimum required D50 
rip-rap size of 11.12 inches. 
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Vegetation 
We agree with the decision not to plant vegetation on or around the scour pad as rip-rap will 
likely not support it.  We agree as stated in the Evaluation Standards form that vegetation will 
be restored/repaired in areas of disturbance outside of the scour pad.  However, we did not 
find any information on what species of vegetation would be used to restore the disturbed 
areas. 

 

Sincerely, 

 
Ron Manning, P.E., CFM 

cc: Terry Scanlan, P.E., P.G. 



From: sam@galena-engineering.com
To: Ron Manning
Subject: RE: Warm Springs Phone Conversation Follow up
Date: Thursday, July 19, 2018 1:46:32 PM

Thanks for the summary, Ron. Let me know if you have any other questions.
 
____________________________________
Samantha Stahlnecker, P.E.
Galena Engineering Inc.
317 N. River Street, Hailey, ID 83333
(208) 788-1705 office
 
 
 

From: Ron Manning <RManning@spfwater.com> 
Sent: Thursday, July 19, 2018 1:43 PM
To: sam@galena-engineering.com
Subject: Warm Springs Phone Conversation Follow up
 
Hey Sam,
 
Nice talking with you today.  Thanks for answering my questions.  Here is a summary of the main points.
 
Q. The modeled water surface is ~3ft lower than BFE, please elaborate.
A.  We’ve done numerous models on Warm Springs Creek.  The channel has experienced significantly down-
cutting.  This down-cutting has no been distributed evenly throughout the reach, which explains why the
bottom of channel is similar model and the FIS in this section.  In our experience, the modeled WSE is below
the BFE.
 
Q. What was downstream boundary condition?
A. We used survey information to calculate a slope of 0.5% and used normal depth.  We did not try to set a
downstream water surface elevation based on the FIS because it’s no longer representative.  Refer to Answer
1.
 
Q. I checked the flows at each cross section and there appears to be a discrepancy in the flows.
A. There was a grammatical error in table 2 of the report.  The HEC-RAS tables in the report attachment show
the correct section area.  The section area for cross section 74+11 should be 159.44, not 156.44 as shown.  
 
Thanks,
 
-Ron

 
 

Ron Manning, M.S. P.E. CFM | Project Engineer
SPF Water Engineering, LLC
300 E Mallard Drive, Suite 350 | Boise, ID 83706
p. 208.383.4140 | f. 208.383.4156 | d. 916.225.9167
e. rmanning@spfwater.com | w.  www.spfwater.com
Linkedin

 

mailto:RManning@spfwater.com
mailto:rmanning@spfwater.com
http://www.spfwater.com/
https://www.linkedin.com/in/ronmanning2/






























DEPARTMENT OF THE ARMY 
U.S. ARMY CORPS OF ENGINEERS 

IDAHO FALLS REGULATORY OFFICE 
900 NORTH SKYLINE DRIVE, SUITE A 

IDAHO FALLS, IDAHO  83402-1718 
 

June 28, 2018 
 
Regulatory Division 
 
SUBJECT:  NWW-2017-500-I02, Warm Springs Creek Sewer Crossing Scour Pad 
 
Ms. Suzanne Frick 
City of Ketchum 
PO Box 2315 
Ketchum, Idaho 83340 
 
Dear Ms. Frick: 
 
 We have determined that your proposed project “Warm Springs Creek Sewer 
Crossing Scour Pad” is authorized in accordance with Department of Army (DA) 
Nationwide Permit (NWP) No. 03: Maintenance.  This project is located at 101 Aspen 
Drive, within Section 11 of Township 4 North, Range 17 East, near latitude 43.689849º 
N and longitude -114.39658º W, in Blaine County, Ketchum, Idaho.  Please refer to File 
Number NWW-2017-500-I02 in all future correspondence with our office regarding this 
project.  
 
 Project activities include the discharge of approximately 26 cubic yards of rock fill 
below the ordinary high water mark of Warm Springs Creek associated with stabilizing a 
an exposed sewer line with riprap.  All work shall be done in accordance to the 
information provided in and drawings attached to your April 18, 2018, Joint Application 
for Permits.   
 
AUTHORITY 
 DA permit authorization is necessary because your project would involve the 
discharge of dredged and/or fill material into Waters of the U.S., including wetlands.  
This authorization is outlined in Section 404 of the Clean Water Act (33 U.S.C. 1344).     
 
PERMIT CONDITIONS 
 You must comply with all regional, general, and special conditions for this verification 
letter to remain valid and to avoid possible enforcement actions.  The regional and 
general permit conditions for NWP No. 03: Maintenance are available online at 
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/Nationwide-
Permits/.  If you are unable to access this website or would prefer a hard copy of the 
regional and general conditions please notify us and we will provide you a copy.  In 
addition you must also comply with the special conditions listed below. 
 
 

http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/Nationwide-Permits/
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/Nationwide-Permits/
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The following Special Conditions include:   
 

a. In-water work shall be accomplished during periods of low flow to reduce turbidity. 
b. Riprap shall be clean, angular, and durable rock that is free of fine material. 
c. Remove equipment and machinery from the vicinity of the waterway, to an upland 

location prior to refueling, repair or maintenance. 
d. The permittee is responsible for all work done by any contractor.  Permittee shall 

ensure any contractor who performs the work is informed of and follows all the terms 
and conditions of this authorization, including any Special Conditions listed above.  
Permittee shall also ensure these terms and conditions are incorporated into 
engineering plans and contract specifications.  
 
 

WATER QUALITY CERTIFICATION 
 You must also comply with the conditions detailed in the Section 401 Water Quality 
Certification (WQC) issued by the Idaho Department of Environmental Quality (IDEQ) 
on March 3, 2017.  For your review, a copy of this 401 WQC is available on the IDEQ’s 
website at: http://www.deq.idaho.gov/media/60179758/nationwide-permits-2017-401-
certification-0317.pdf.  If you have any questions regarding the conditions set forth in 
the Water Quality Certification, please contact IDEQ directly at 208-736-2190, Twin 
Falls Regional Office 
 
COMPLIANCE CERTIFICATION 
 Further, Nationwide Permit General Condition 30 (Compliance Certification) requires 
that every permittee who has received NWP verification must submit a signed 
certification regarding the completed work and any required mitigation.  The enclosed 
Compliance Certification form is enclosed for your convenience and must be completed 
and returned to us.    
 
LIMITATIONS OF THIS VERIFICATION 
 This letter of authorization does not convey any property rights, or any exclusive 
privileges and does not authorize any injury to property or excuse you from compliance 
with other Federal, State, or local statutes, ordinances, regulations, or requirements 
which may affect this work. 
 
 
 
 
 
 
 

http://www.deq.idaho.gov/media/60179758/nationwide-permits-2017-401-certification-0317.pdf
http://www.deq.idaho.gov/media/60179758/nationwide-permits-2017-401-certification-0317.pdf
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EXPIRATION OF THIS VERIFICATION 
 This verification is valid until March 18, 2022, unless the NWP is modified, 
suspended or revoked.  If your project, as permitted under this NWP verification is 
changed and/or modified, you must contact our office prior to commencing any work 
activities.  In the event you have not completed construction of your project by March 
18, 2022, please contact us at least 60-days prior to this date.  A new application and 
verification may be required.       
 
CUSTOMER SERVICE 
 We actively use feedback to improve our delivery and provide you with the best 
possible service. Please take our online customer service survey to tell us how we are 
doing. Follow this link to take the survey: http://corpsmapu.usace.army.mil/cm_apex 
/f?p=regulatory_survey.  If you have questions or if you would like a paper copy of the 
survey, call our office at 208-433-4464.  For more information about the Walla Walla 
District Regulatory program, visit us online at http://www.nww.usace.army.mil/Business-
With-Us/Regulatory-Division/.  
 
 If you have any questions or need additional information about this permit, you can 
contact me at (208) 522-1676, by mail at the address in the letterhead, or email at 
james.m.joyner@usace.army.mil.  For informational purposes, a copy of this letter will 
be sent to: Ms. Samantha Sthalnecker (Galena Engineering), Ms. Kiley Mulholland 
(IDEQ), and Mr. Cass Jones (IDWR).   
 

   
 
  Sincerely, 
 

   
 
  
  James M. Joyner 
  Sr. Project Manager 
  Regulatory Division 

 
Enclosures 
 Transfer of Nationwide Permit Form 
  
  

http://corpsmapu.usace.army.mil/cm_apex%20/f?p=regulatory_survey
http://corpsmapu.usace.army.mil/cm_apex%20/f?p=regulatory_survey
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/
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 Permit number P18-068 application 

  





 

Attachment C 

Public notice and public comment 

  



 

  
 

 
 

 
 
 

 
 
 

Notice of Floodplain Development Permit Application – Streambank Alteration 
 
The City of Ketchum Department of Planning and Building is in receipt of an application made under Title 
17, Chapter 17.88, Floodplain Management Overlay Zoning District, concerning streambank alteration.  
 
The subject property is a parcel of land containing Warm Springs Creek (FR SESW TL 3296 K4N 17E SEC 
11 CREEK BED) bordered by 100 and 101 Georginia Rd to the north and 102 and 106 Aspen Drive to the 
south in Ketchum, Idaho. 
 
The property owner, the City of Ketchum, conducted emergency repair work to a sewer main that 
crosses the creek from in the fall of 2017. The City has now applied to install one scour pad 4’ upstream 
of the sewer main and one scour pad 8’ downstream of the sewer main in order to protect the integrity 
of the sewer main. Applications for review and approval of this project have also been submitted to the 
Army Corps of Engineers and the Idaho Department of Water Resources. 
 
Property owners within three hundred feet (300’) are hereby noticed of the application as described. 
Comment on the application will be taken until June 25, 2018 after which final action on the application 
will be taken. 
 
A complete application is available for review upon request to the City of Ketchum Department of 
Planning and Building. 
 
Written comments regarding this application should be addressed to the City of Ketchum Department of 
Planning and Building, Attn: Floodplain Administrator, P.O. Box 2315, Ketchum, ID 83340 or via e-mail to 
participate@ketchumidao.org. Please reference permit #18-068 with your comments. 
 
Dated this 13th day of June, 2018. 
 
 
 





Parcel Number Owner 1 Owner 2 Mail Address Line 1 Mail Address Line 2 Mail Address Line 3

RPK06000020090 ALEMAC PROPERTIES LLC - A 
WASHINGTON LLC P O BOX 5 SPANAWAY WA 98387-0000

RPK03460000020 AVERY SHANNON P O BOX 5245 KETCHUM ID 83340-0000

RPK06000010080 BRUFFEY ALAN TRUSTEE ALAN BRUFFEY & BARBARA BRUFFEY 2000 
REVOC LIVING TRUST 3213 W WHEELER ST # 84 SEATTLE WA 98199-2725

RPK0600002001A BUXTON NANCY T BUXTON MATTHEW J BOX 5271 KETCHUM ID 83340-0000
RPK06000010070 CARROLL EMILY TRUSTEE EMILY CARROLL REVOCABLE TRUST 18 MIRABEL AVE MILL VALLEY CA 94941-0000
RPK07470000000 CEDARS HOMEOWNERS ASSOC 219 S 1ST AVE STE 101 HAILEY ID 83333-0000

RPK05900020140 CHADBAND CONSTANCE L TRUSTEE BAXTER TRUST BOX 975 KETCHUM ID 83340-0000

RPK03170000010 EKER ANDREW H TRUSTEE HUGHES MARY K TRUSTEE 1592 COFFEY LN ANCHORAGE AK 99501-4977
RPK06000030010 FISHER ROBERT V FISHER JUDITH M 629 PASEO DE LOS REYES REDONDO BEACH CA 90277-0000
RPK03460000010 FREDRICKSON LYNDA S PO BOX 3857 KETCHUM ID 83340-0000
RPK03620000020 GALILEY C JEROME TRUSTEE ELLIOTT DEBORAH A TRUSTEE PO BOX 1312 SUN VALLEY ID 83353-0000

RPK06000010220 HARMON TIMOTHY JAMES TRUSTEE HARMON KATRINA GISELLE TRUSTEE 835 5TH AVE SAN RAFAEL CA 94901-3204

RPK06000010010 HIGGINS ALEX HIGGINS PATRICIA BOX 552 KETCHUM ID 83340-0000
RPK03170000020 HILL CHARLES L HILL CARMEN 1208 W LAKE SAMMAMISH RD SE BELLEVUE WA 98006-0000
RPK06000010030 HULL M BLAIR JR TRUST HULL M BLAIR TRUSTEE 141 W JACKSON BLVD STE 1650 CHICAGO IL 60604-3070

RP04N17011658F JAMES AND BARBARA CIMINO 
FOUNDATION INC PO BOX 448 SUN VALLEY ID 83353-0000

RPK05900020130 JARVIS SCOT B 3825 ISSAQUAH PINE LAKE RD SE SAMMAMISH WA 98075-0000
RPK05900020160 LABOW RONALD CORNELL LAURI 341 PERUVIAN AVE PALM BEACH FL 33480-0000
RPK07470000010 LINDSLEY SKYLER KAREN FINSTAD JULIE ANN 2360 43RD AVE E APT 113 SEATTLE WA 98112-2703
RPK06000010100 LORENZ INGE E C/O INGE HANS BOX 1094 SUN VALLEY ID 83353-0000
RPK06000010230 MAST LAWRENCE E TRUSTEE MAST CAROL A TRUSTEE 5211 148TH AVE SE BELLEVUE WA 98006-0000
RPK08750000000 PINE TREE CONDO OWNES 219 S 1ST AVE STE 101 HAILEY ID 83333-0000
RPK06000030040 POLAK TRAVERS HILL POLAK VASEK JR 3133 SW FAIRMONT BLVD PORTLAND OR 97239-0000
RPK06000020040 ROBERTS DUPLEX #1 LLC PO BOX 303 TWIN FALLS ID 83303-0000
RPK06000030030 ROBERTS JOHN C 2643 E 3800 NORTH TWIN FALLS ID 83301-0000
RPK0314000007B RUDY ROBERT C BOX 3197 SUN VALLEY ID 83353-0000
RPK06000020080 SEARS SHARI 80 MAUKANANI RD KULA HI 96790-0000
RPK03620000010 SOMERS R JAMES II TRUSTEE R JAMES SOMERS II TRUST 1418 GALAXY DR NEWPORT BEACH CA 92660-0000
RPK05900020390 STANISLAW R MILES STANISLAW JEAN JENSEN PO BOX 5749 KETCHUM ID 83340-0000
RPK08750000010 UFH KETCHUM LLC BOX 417 KETCHUM ID 83340-0000
RPK05900020150 VH2SV LLC 02004 SW MILITARY RD PORTLAND, OR 97219
RPK06000010090 VORSE KIMBERLY A PO BOX 5000 KETCHUM ID 83340-0000
RPK07470000020 WATERS WILMA A 4115 SW BEACH DR #B SEATTLE WA 98116-0000
RPK0314000007A WEBSTER CHARLES H BOX 4608 KETCHUM ID 83340-0000

RPK06000010020 WIEDEMANN HARALD J A TRUSTEE WIEDEMANN LUDMILA M TRUSTEE PO BOX 2290 KETCHUM ID 83340-0000
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 Emergency Permit application to the City of Ketchum, permit number 17-113, and file documents 

  





Floodplain Development / Waterways Design Review / Streambank Alteration 
Requirements 

1. EVALUATION STANDARDS: 17.88.050(E)
17.88.050(E)1
FLOODPLAIN 
DEVELOPMENT/WAT
ERWAYS DESIGN 
REVIEW 

Preservation or restoration of the inherent natural characteristics of the river and creeks and floodplain areas.  
Development does not alter river channel.   

Comments This action proposes to repair the City sewer main that crosses Warm Springs Creek.  
Restoration of the stream bank and vegetation is a major goal of this project. 

17.88.050(E)2 Preservation or enhancement of riparian vegetation and wildlife habitat, if any, along the stream bank and within 
the required minimum twenty-five (25) foot setback or riparian zone.  No construction activities, encroachment 
or other disturbance into the twenty five foot (25') riparian zone shall be allowed at any time without written City 
approval per the terms of this ordinance. 

Comments All disturbance in the riparian area will be rehabilitated. 
17.88.050(E)3 No development other than development by the City of Ketchum or development required for emergency access 

shall occur within the twenty-five (25) foot riparian zone with the exception of approved stream stabilization 
work.  The Planning and Zoning Commission may approve access to property where no other primary access is 
available.  Private pathways and staircases shall not lead into or through the riparian zone unless deemed 
necessary by the Planning and Zoning Commission.   

Comments This action is for the City of Ketchum 
17.88.050(E)4 Plan and time frame are provided for restoration of riparian vegetation damaged as a result of the work done. 
Comments Work needs to be completed by October or the sewer bypass will freeze. 
17.88.050(E)5 New or replacement planting and vegetation includes plantings that are low-growing and have dense root 

systems for the purpose of stabilizing stream banks and repairing damage previously done to riparian vegetation.  
Examples of such plantings include:  red osier dogwood, common choke cherry, service berry, elder berry, river 
birch, skunk bush sumac, beb’s willow, drummond’s willow, little wild rose, gooseberry, and honeysuckle.  

Comments Rip rap will be top dressed with mixed cobble and planted with willows on 3-4 foot spacing. 
17.88.050(E)6 Landscaping and driveway plans to accommodate the function of the floodplain to allow for sheet flooding.  

Flood water carrying capacity is not diminished by the proposal.  Surface drainage is controlled and does not 
adversely impact adjacent properties including driveways drained away from paved roadways.  Culvert(s) under 
driveways may be required.   Landscaping berms are designed to not dam or otherwise obstruct floodwaters or 
divert same onto roads or other public pathways. 

Comments N/A 
17.88.050(E)7 Impacts of the development on aquatic life, recreation, or water quality upstream, downstream or across the 

stream are not adverse.  
Comments No adverse impacts are anticipated as a result of this action. This sewer crossing has existed in 

this location since 1968. 
17.88.050(E)8 Building setback in excess of minimum required along waterways is encouraged.   
Comments N/A 
17.88.050(E)9 The top of the lowest floor of a building located in the 1% annual chance floodplain shall be a minimum of 

twenty-four inches (24”) above the base flood elevation of the subject property.   
Comments N/A 
17.88.050(E)10 The back fill used around the foundation in the floodplain provides a reasonable transition to existing grade, but 

is not used to fill the parcel to any greater extent.  Compensatory storage shall be required for any fill placed 
within the floodplain.  A LOMA-F shall be obtained prior to placement of any additional fill in the floodplain.   

Comments N/A 
17.88.050(E)11 All new buildings shall be constructed on foundations that are approved by a licensed professional engineer.  
Comments N/A 
17.88.050(E)12 Driveways comply with effective Street Standards; access for emergency vehicles has been adequately provided 

for.   
Comments N/A 
17.88.050(E)13 Landscaping or revegetation conceals cuts and fills required for driveways and other elements of the 

development.   
Comments N/A 



17.88.050(E)14 (Stream Alteration)  The proposal is shown to be a permanent solution and creates a stable situation.  
Comments The goals of the project are to repair the sewer main and restore the bank and vegetation in a 

manner that will provide a long term solution 
17.88.050(E)15 Stream Alteration)  No increase to the 100-year floodplain upstream or downstream has been certified by a 

registered Idaho engineer. 
Comments The stream channel was severely eroded in this location and is now about 2’ deeper than at the 

time of sewer construction in 1968.  As long as the bank repair does not exceed the location of 
the pre flood bank location, the cross sectional area of the creek will not decrease, therefore, 
there will be no net rise in floodplain elevations. 

17.88.050(E)16 (Stream Alteration)  The recreational use of the stream including access along any and all public 
pedestrian/fisherman’s easements and the aesthetic beauty is not obstructed or interfered with by the proposed 
work. 

Comments No change to bank access will occur as a result of this action. 
17.88.050(E)17 Where development is proposed that impacts any wetland, first priority shall be to move development from the 

wetland area. Mitigation strategies shall be proposed at time of application that replace the impacted wetland 
area with a comparable amount and/or quality of new wetland area or riparian habitat improvement.    

Comments The property does not contain any identified wetlands. 
17.88.050(E)18 (Stream Alteration)  Fish habitat is maintained or improved as a result of the work proposed.  
Comments This action should have minimal impacts to aquatic habitat. 
17.88.050(E)19 (Stream Alteration)  The proposed work is not in conflict with the local public interest, including, but not limited 

to, property values, fish and wildlife habitat, aquatic life, recreation and access to public lands and waters, 
aesthetic beauty of the stream and water quality.  

Comments It is in the public interest to complete the repair work on this sewer. 
17.88.050(E)20 (Stream Alteration)  The work proposed is for the protection of the public health, safety and/or welfare such as 

public schools, sewage treatment plant, water and sewer distribution lines and bridges providing particularly 
limited or sole access to areas of habitation.  

Comments This work is necessary to protect property, the public health, and repair the sewer collection 
main. 

































From: Balthasar.Buhidar@deq.idaho.gov
To: Sarah.Shaul@idwr.idaho.gov
Cc: Robert.A.Brochu@usace.army.mil; Brittany Skelton; Aaron.Golart@idwr.idaho.gov;

Balthasar.Buhidar@deq.idaho.gov
Subject: RE: Joint Application - City of Ketchum - Warm Springs Creek
Date: Wednesday, September 06, 2017 9:39:04 PM
Importance: High

In reviewing the Sewer Profile it appears that a portion of the pipe will reside underneath the
channel substrate and a portion will be exposed on the substrate at a 1.18% slope. The rip rap
will only be used to stabilize the the stream channel immediately above the buried concrete
anchor blocks on both sides of the stream. 

Warm Springs is a high quality water that has undergone significant water quality degradation
due to the effects of wildfire and more recently flooding.

No one can deny that the proposed project is necessary. However, the new pipe should have
some level of protection beyond just to "lay pipe across creek". Exposure of the existing pipe
does not appear to be a sufficient reason to follow suit with the new pipe in similar fashion.
Would not the same issue reoccur?

Please provide an explanation that "no mitigation is proposed because the impacts are minimal
to the aquatic environment" (Block 18). Please provide an explanation that supports this.
There needs to be a reasonable assurance that the project activity will not violate the water
quality standards for suspended sediment and turbidity of Warm Springs.

Sent from my Verizon 4G LTE smartphone

-------- Original message --------
From: "Shaul, Sarah" <Sarah.Shaul@idwr.idaho.gov> 
Date: 9/6/17 14:21 (GMT-07:00) 
To: Balthasar Buhidar <Balthasar.Buhidar@deq.idaho.gov> 
Cc: "Brochu, Robert A NWW" <Robert.A.Brochu@usace.army.mil>,
bskelton@ketchumidaho.org, "Golart, Aaron" <Aaron.Golart@idwr.idaho.gov> 
Subject: Joint Application - City of Ketchum - Warm Springs Creek 

Sonny,
Find attached a Joint Application for Permits (IDWR #S37-20472) from the City of Ketchum proposing
the repair of a city sewer main crossing along Warm Springs Creek. Please note: the application does
not mention trenching for the pipe installation but seems to propose laying the pipe directly on the
streambed.
 
Aaron is traveling to Ketchum tomorrow to visit various stream channel alteration sites, including
this one, if necessary. If you could please provide your comments by close of business today, so he
can have them available at a potential visit and/or meeting, that would be appreciated. You can
email your comments to me and/or Aaron.
 
 
 

mailto:Balthasar.Buhidar@deq.idaho.gov
mailto:Sarah.Shaul@idwr.idaho.gov
mailto:Robert.A.Brochu@usace.army.mil
mailto:BSkelton@ketchumidaho.org
mailto:Aaron.Golart@idwr.idaho.gov
mailto:Balthasar.Buhidar@deq.idaho.gov


Best Regards,
Sarah Shaul
Technical Records Specialist
sarah.shaul@idwr.idaho.gov
208-287-4958
 
Idaho Department of Water Resources (IDWR)
322 E. Front Street 
P.O. Box 83720 
Boise, ID 83720-0098
208-287-4800
www.idwr.idaho.gov
 



  

 

 

 
 
 

 

September 8, 2017 
 
Balthasar Buhidar 
DEQ Twin Falls Regional Office 
650 Addison Avenue West, Suite 110 
Twin Falls, ID  83301 
 
Subject: City Joint Application (IDWR #S37-20472) 
                City of Ketchum – Warm Springs Creek 
 
Dear Mr. Balthasar Buhidar, 
 
During the May 2017 flooding event an existing City of Ketchum sewer main crossing Warm Springs 
Creek was severely damaged and requires immediate repair to provide permanent service to the 
existing homes located across the creek on Aspen Drive.  The City of Ketchum has been working 
extensively with Galena Engineers to determine the most appropriate method for repair, protection, 
and longevity of the pipe.  The City understands DEQ’s concerns and would like to provide the 
following responses to your questions. 
 
No one can deny that the proposed project is necessary. However, the new pipe should have some level 

of protection beyond just to "lay pipe across creek". Exposure of the existing pipe does not appear to 

be a sufficient reason to follow suit with the new pipe in similar fashion. Would not the same issue 

reoccur? 

  
Due to the exigency of the pipe repair and stream alteration permitting timeframes the City of 
Ketchum intends to phase this project.  The first phase of the project will be to repair the pipe and 
provide the community with needed services prior to the onset of winter.  The second phase of the 
project would re-establish the stream bed to flood study elevations and provide an additional 2’-3’ of 
cover over the sleeved pipe. 
 
The original sewer main appeared to be an asbestos cement (AC) pipe sleeved within a split section of 
steel pipe (i.e. 2 pipes) which was covered by a concrete cap with no structural reinforcement.  The 
proposed sleeved pipe will be placed as one section, with structural pipe anchors and more pipe 
embedded in the stabilized stream bank providing more protection from the previous pipe failure.  
 
Please provide an explanation that "no mitigation is proposed because the impacts are minimal to the 

aquatic environment" (Block 18). Please provide an explanation that supports this. There needs to be a 

reasonable assurance that the project activity will not violate the water quality standards for 

suspended sediment and turbidity of Warm Springs. 
 
 
 



City of Ketchum – Warm Springs Creek 
September 8, 2017 
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For Phase 1 the construction activity is scheduled to occur during a period of low stream flow 
therefore no additional mitigation was proposed.   A turbidity monitoring plan can be provided. 
 
The City appreciates your time.  If you have any additional questions please don’t hesitate to contact 
me at (208) 861-7593. 
 
Thank you, 
 

 
 
Sherri Newland, PE 
City Engineer 
City of Ketchum 



  

 

 

 
 
 

 

September 22, 2017 
 
Idaho Department of Water Resources 
Attn: Aaron Golart 
322 East Front Street 
Boise, ID  83702 
 
Subject: City Joint Application (IDWR #S37-20472) 
                City of Ketchum – Warm Springs Creek 
    Aspen Drive Emergency Sewer Repair  
 
Dear Mr. Golart, 
 
The City appreciates you taking the time to visit the Aspen Drive Emergency Sewer Repair Project 
location on September 15, 2017.   During our on-site meeting IDWR requested information related to 
construction means and methods of measuring turbidity, dewatering of the project area, and erosion 
and sediment control best management practices (BMP’s).  In addition, IDWR requested information 
on the City’s methods for monitoring the pipe following construction until the second phase of the 
project is constructed.   
 
General Construction Methods 
The following general construction guidelines will apply to this project. 

• Construction will be performed during periods of lowest sensitivity, 

• Trenching will be done perpendicular to the stream, 

• Standard erosion and sediment control measures will be used, and spill prevention best 
management practices will be followed during construction, 

• Debris accidentally introduced into streams will be promptly removed,  

• Streambanks, vegetation, and streambeds will be restored immediately after construction. 
(Bank restoration is particularly important in shallowly incised streams with low banks, to 
prevent channel migration). 

 
The contractor proposes to install a temporary bridge constructed utilizing 2’x2’x8’ concrete blocks 
space every 8’ across the creek with steel trench plates over the top of the blocks. Construction of the 
project will be done utilizing an open -wet-trench method.  The pipe installed across the creek will be 
one solid piece placed by an excavator or crane and held in place with concrete blocks temporarily 
until the concrete anchors are completed.    Following completion of the concrete anchors backfill 
and clean rip rap will be placed and the temporary bridge removed. 
 
Construction Turbidity Monitoring 
Immediately prior to construction ambient background turbidity tests will be taken 100’ 
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upstream/up-gradient of the project area.  At the commencement of construction activities that 

have a potential to create turbidity, turbidity monitoring will be initiated.  Once sampling 

commences it continue twice daily until activities that have a potential to create turbidity are  

completed or as directed by City Staff.  Construction turbidity tests will be taken 100’ 

downstream of the project area.  If over a 10% increase in background turbidity is measured 

construction operations will temporarily cease until background turbidity levels are measured.  

All turbidity results will be recorded in a site log book in Nephelometric Turbidity Units (NTU). 

Testing will be done with a calibrated HACH 2100Q turbidimeter, or approved equal, and 

verified by City Staff.  

 

Visual Observation and Sample Collection Exemptions: 

• During dangerous weather conditions such as flooding and electrical storms. 
• Outside of scheduled site business hours. 

 
Construction Site Dewatering 
A combination of cofferdams and pumping will be used for dewatering.  Cofferdams will divert water 
away from work areas.  A dewatering pump will be used be during excavation near the manholes for 
worker safety.  The following methods will be utilized when using a pump: 
-Water will not be pumped directly onto bank slopes 
-Dewatering activities will be directed to a wooded area within the City’s easement 
 
A sandbag cofferdam will be used for low flow work on the southern bank while a jersey barrier 
cofferdam or small bank barb may be used for work on the northern bank.  The cofferdams and barb 
would be removed at the end of the project. 
 
Construction Erosion and Sediment Control 
Material storage/stock piles will occur on top of banks or within the City’s Right-of-Way and will not 
be placed within the stream channel. Silt fencing shall be installed around stock piles to contain silt 
sand soils around the areas of excavation that take place to access the existing sewer lines and shall 
remain in place until all excavation and backfill is completed.  All equipment will be monitored daily 
for leaks.  A spill kit will be kept on site. Daily inspections will be performed on BMP’s.  BMP repair 
will occur immediately if needed 
 
Pipe Monitoring Following Construction 
Monitoring of the newly repaired emergency line will be performed three ways.  

• During times of runoff or highwater City Utility crews will visually inspect the creek and 
manholes from both sides. Increased flows within the manholes will trigger a video check of 
the line with the City owned camera. 

• A second method will be to monitor the incoming influent flows at the Waste Water 
Treatment Plant. Any spike in flows that cannot be accounted for will trigger visual and video 
inspection. 
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• This section of pipe will be videoed on a regular cycle with flow inspections of the 
downstream Georginia manhole will be performed daily for the first two weeks and then 
weekly for the next month or until the City is comfortable with the integrity of the repair 

 
If you have any additional questions regarding this letter please don’t hesitate to contact me at (208) 
861-7593. 
 
Thank you, 
 

 
 
Sherri Newland, PE 
City Engineer 
City of Ketchum 
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Brittany Skelton

From: Sherri Newland <snewland@sandcassociates.com>
Sent: Monday, October 02, 2017 2:55 PM
To: Brittany Skelton; Aaron.Golart@idwr.idaho.gov
Subject: Re: City of Ketchum - Aspen Drive/Warm Springs Creek sewer line
Attachments: Ketchum Aspen Drive Emergency Sewer Repair_Civil Drawing_090517.pdf

Aaron- 
 
Attached are the construction drawings.  To prevent the removal of mature landscaping and multiple 
encroachments  the City was negotiating with an adjacent landowner to access the site via their property, which is 
shown on the the attached drawing.  The adjacent landowner has denied the City use of a temporary construction 
easement therefore the City will utilize the existing utility easements to access the work.   The original application 
(IDWR #S37-20472)  has not changed though as a result of this access change.  
 
If you have any additional questions, please don't hesitate to contact me. 
 
Take care, 
Sherri Newland, PE 
208.861.7593 
 
On Fri, Sep 22, 2017 at 4:33 PM, Brittany Skelton <BSkelton@ketchumidaho.org> wrote: 

Aaron, Rob, James and Sonny, 

  

Attached is a letter prepared by Ketchum’s City Engineering, Sherri Newland, addressing construction means and 
methods of measuring turbidity, dewatering of the project area, and erosion and sediment control best management 
practices (BMP’s). This is in reference to Joint Application IDWR #S37-20472. 

  

If you have any additional questions Sherri can be contacted at (208) 861-7593. 

  

Thank you, 

Brittany 

  

  

BRITTANY SKELTON | CITY OF KETCHUM 

SENIOR PLANNER 

P.O. Box 2315 | 480 East Ave. N. | Ketchum, ID 83340 
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office: 208-726-7801 | direct. 208-727-5085 

bskelton@ketchumidaho.org | www.ketchumidaho.org 
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The General Contractor shall verify all existing site conditions and coordinate dimensions
among all drawings prior to proceeding with any work or off site fabrication.

Any discrepancies found among the drawings, specifications and notes shall be reported to the
Engineer Of Record for clarification.

Contractor to submit a request to Engineer for any substitution of materials or products
specified in the contract drawings or specifications.

Stream and Stream Banks shall be protected throughout the construction process as outlined by
the Civil Engineering drawings and specifications.

Holes, notching or other penetrations through structural members shall not be permitted without
prior Engineer approval.

It is the responsibility of the General Contractor for safety and protection within and
adjacent to the job site.

See Civil Engineering Drawings and City Specifications for further information.

DESIGN CODE

Design, construction, and inspection shall conform to the AASHTO 2012 Edition and all Local
Codes that may be applicable.

Concrete Design and Placement according to ACI 318-10.

Material test standards referenced shall be the edition referenced in the 2012 IBC.

FOUNDATION/SOILS

Design soil bearing pressure =  3000 psf

All foundations shall bear on firm, undisturbed, drained, granular soil free of organic
material.  If soil is disturbed, compact soil in maximum 8" deep lifts to 95% maximum dry
density per ASTM D698.

Contractor shall notify Engineer if soil conditions are contrary to the assumed design
conditions which may require over excavation and placement of structural fill or a lower
assumed soil bearing pressure such as clays, silts or organics.

STRUCTURAL FILL

Structural Fill to be GW, GP, SW, or SP soil under the unified classification system.
Structural Fill shall consist of 4" minus select, clean, granular soil with no more than 12%
passing the #200 sieve.
Fill shall be placed in lifts of no more than 8", moisture conditioned, and compacted to 95% of
modified proctor density ASTM D1557.
Structural Fill placed below footings must extend laterally outside the perimeter of the
footing for a distance equal to the thickness of the fill measured from the bottom of the
footing to the underlying undisturbed soil.

Back fill steam bank with native material where disturbed.  Compaction of back fill along
stream bank shall be done by hand compactors.

STRUCTURAL SPECIFICATION

CONCRETE

Structural concrete shall be of normal weight concrete (145pcf) with a maximum aggregate
size of 3/4" conforming to ASTM C 33, and shall meet the following criteria:

a) Maximum slump based on maximum water-cementitious ratio.  Mid and high range water
reducing agents can be used to increase slump beyond these maximums with Approval of
Engineer.
b) Water shall not be added at the job site such that the water-cementitious ratio is
exceeded.

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 C 150.
Aggregates to conform to ASTM C 33.
Water shall conform to ACI 318-34.
Placing of concrete shall conform to ACI 304R and ACI 318-5.10.
Pumping of concrete shall conform to ACI 304.2R.
No more than 90 minutes shall elapse between batching and placement of concrete.
Form work shall conform to ACI 347R and ACI 318-6.1.
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. Welded Wire Fabric shall conform to
ASTM A185.  Reinforcing steel shall be detailed, fabricated, and placed in accordance with
ACI 315 and ACI 318.

Reinforcement and deformed bar anchors shall 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.

LAP SPLICES

Unless otherwise noted, lap splices shall be minimum 48 x bar diameter.

Reinforcement concrete cover requirements, unless otherwise noted in drawings, as follows:

(1)  Cast against earth               3"
(2)  Cast against form,
     Exposed to earth or weather      2"

MINIMUM 28day
COMPRESSIVE

STRENGTH, psi

MAXIMUM
WATER-CEMENT

RATIO

MAXIMUM SLUMP,
inches

AIR-ENTRAINMENT
PERCENT
±1.5%

CEMENT
TYPE

4500 .45 4 6 II

(b) (a)

GENERAL NOTES
CONCRETE & REINFORCEMENT

SOIL & FILL
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#5 REBAR CAGE W/ (5) #5 EA WAY
AT TOP, BOTTOM AND MID-POINT

CAST IN PLACE REINFORCED
CONCRETE ANCHOR BLOCK W/
48" MINIMUM DIMENSIONS ON
ALL SIDES

SEE CIVIL SHEET FOR SPEC's
ON 18"Ø STEEL SLEEVE FOR

8"Ø SEWER MAIN, PLACE
SLEEVE THROUGH REBAR

CAGE AS SHOWN

SEE DETAIL ON C-1 FOR RIP
RAP BANK STABILIZATION

NEW SEWER MAIN TO BE
CONNECTED TO EXISTING
PIPE NEAR MANHOLE PER
CIVIL DRAWINGS

TOP OF CREEK BANK

WARM SPRINGS CREEK

SCALE: 3/4" = 1'-0"

CONCRETE ANCHOR BLOCK DETAIL

BACKFILL W/ NATIVE MATERIAL,
PLACE IN HAND COMPACTED 12"
LIFTS
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Attachment E 

 Idaho Department of Water Resources approval S37-20472, permit number 17-113 

  





































 

Attachment F 

 U.S. Army Corps of Engineers approval NWW-2017-500-I02, permit number 17-113 

  



DEPARTMENT OF THE ARMY 
U.S. ARMY CORPS OF ENGINEERS 

IDAHO FALLS REGULATORY OFFICE 
900 NORTH SKYLINE DRIVE, SUITE A 

IDAHO FALLS, IDAHO  83402-1718 
 

September 14, 2017 
 
Regulatory Division 
 
SUBJECT:  NWW-2017-500-I02, Warm Springs Creek Sewer Crossing Repair 
 
 
 
City of Ketchum 
PO Box 2315 
Ketchum, Idaho 83340 
 
To Whom It May Concern: 
 
 We have determined that your proposed project “Warm Springs Creek Sewer 
Crossing Repair” is authorized in accordance with Department of Army (DA) 
Nationwide Permit (NWP) No. 03: Maintenance.  This project is located at 101 Aspen 
Drive, within Section 11 of Township 4 North, Range 17 East, near latitude 43.689918º 
N and longitude -114.396727º W, in Blaine County, Ketchum, Idaho.  Please refer to 
File Number NWW-2017-500-I02 in all future correspondence with our office regarding 
this project.  
 
 Project activities include the discharge of approximately 5 cubic yards of rock fill 
below the ordinary high water mark of Warm Springs Creek associated with replacing a 
recently damaged section of sewer line crossing the stream and riprapping the exposed 
banks where the pipe crosses the stream.  All work shall be done in accordance to the 
information provided in and drawings attached to your August 16, 2017, Joint 
Application for Permits.   
 
AUTHORITY 
 DA permit authorization is necessary because your project would involve the 
discharge of dredged and/or fill material into Waters of the U.S., including wetlands.  
This authorization is outlined in Section 404 of the Clean Water Act (33 U.S.C. 1344).     
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PERMIT CONDITIONS 
 You must comply with all regional, general, and special conditions for this verification 
letter to remain valid and to avoid possible enforcement actions.  The regional and 
general permit conditions for NWP No. 03: Maintenance are available online at 
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/Nationwide-
Permits/.  If you are unable to access this website or would prefer a hard copy of the 
regional and general conditions please notify us and we will provide you a copy.  In 
addition you must also comply with the special conditions listed below. 
 
 
The following Special Conditions include:   

 
a. In-water work shall be accomplished during periods of low flow to reduce turbidity. 
b. Riprap shall be clean, angular, and durable rock that is free of fine material. 
c. Remove equipment and machinery from the vicinity of the waterway, to an upland 

location prior to refueling, repair or maintenance. 
d. Re-vegetate all areas disturbed by project construction with native species 

immediately upon completion of the project, to protect them from erosion.  
Revegetation shall include planting native woody species adjacent to the stream. 

e. The permittee is responsible for all work done by any contractor.  Permittee shall 
ensure any contractor who performs the work is informed of and follows all the terms 
and conditions of this authorization, including any Special Conditions listed above.  
Permittee shall also ensure these terms and conditions are incorporated into 
engineering plans and contract specifications.  
 
 

WATER QUALITY CERTIFICATION 
 You must also comply with the conditions detailed in the Section 401 Water Quality 
Certification (WQC) issued by the Idaho Department of Environmental Quality (IDEQ) 
on March 3, 2017.  For your review, a copy of this 401 WQC is available on the IDEQ’s 
website at: http://www.deq.idaho.gov/media/60179758/nationwide-permits-2017-401-
certification-0317.pdf.  If you have any questions regarding the conditions set forth in 
the Water Quality Certification, please contact IDEQ directly at 208-736-2190, Twin 
Falls Regional Office 
 
  

http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/Nationwide-Permits/
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/Nationwide-Permits/
http://www.deq.idaho.gov/media/60179758/nationwide-permits-2017-401-certification-0317.pdf
http://www.deq.idaho.gov/media/60179758/nationwide-permits-2017-401-certification-0317.pdf
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PRELIMINARY JURISDICTIONAL DETERMINATION 
 Attached to this verification are two copies of the Preliminary Jurisdictional 
Determination (PJD) form showing that Waters of the United States, including wetlands 
may be located within your project area.   Please sign both copies and return one to 
the Corps at the address in the letterhead above.  The other copy is for your records.   
 
 The Preliminary Jurisdictional Determination is a non-binding action and shall remain 
in effect, unless a request for an Approved Jurisdictional Determination or new 
information supporting a revision is provided to this office.  Please note that since this 
Jurisdictional Determination is preliminary, it is subject to change and therefore is not an 
appealable action under the Corps of Engineers Administrative Appeal Procedures (33 
CFR 331).  Enclosed you will find a Notification of Administrative Appeal Options and 
Process and Request for Appeal (RFA) Form for further clarification. 
  
 
COMPLIANCE CERTIFICATION 
 Further, Nationwide Permit General Condition 30 (Compliance Certification) requires 
that every permittee who has received NWP verification must submit a signed 
certification regarding the completed work and any required mitigation.  The enclosed 
Compliance Certification form is enclosed for your convenience and must be completed 
and returned to us.    
 
LIMITATIONS OF THIS VERIFICATION 
 This letter of authorization does not convey any property rights, or any exclusive 
privileges and does not authorize any injury to property or excuse you from compliance 
with other Federal, State, or local statutes, ordinances, regulations, or requirements 
which may affect this work. 
 
EXPIRATION OF THIS VERIFICATION 
 This verification is valid until March 18, 2022, unless the NWP is modified, 
suspended or revoked.  If your project, as permitted under this NWP verification is 
changed and/or modified, you must contact our office prior to commencing any work 
activities.  In the event you have not completed construction of your project by March 
18, 2022, please contact us at least 60-days prior to this date.  A new application and 
verification may be required.       
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CUSTOMER SERVICE 
 We actively use feedback to improve our delivery and provide you with the best 
possible service. Please take our online customer service survey to tell us how we are 
doing. Follow this link to take the survey: http://corpsmapu.usace.army.mil/cm_apex 
/f?p=regulatory_survey.  If you have questions or if you would like a paper copy of the 
survey, call our office at 208-433-4464.  For more information about the Walla Walla 
District Regulatory program, visit us online at http://www.nww.usace.army.mil/Business-
With-Us/Regulatory-Division/.  
 
 If you have any questions or need additional information about this permit, you can 
contact me at (208) 522-1676, by mail at the address in the letterhead, or email at 
james.m.joyner@usace.army.mil.  For informational purposes, a copy of this letter will 
be sent to: Mr. Sean Flynn (Galena Engineering), Dr. Sonny Buhidar (IDEQ), and Mr. 
Cass Jones (IDWR).   
 

   
 
  Sincerely, 
 
 
  //s// 
  
  James M. Joyner 
  Sr. Project Manager 
  Regulatory Division 

 
Enclosures 
 Transfer of Nationwide Permit Form 
  
  

http://corpsmapu.usace.army.mil/cm_apex%20/f?p=regulatory_survey
http://corpsmapu.usace.army.mil/cm_apex%20/f?p=regulatory_survey
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/
http://www.nww.usace.army.mil/Business-With-Us/Regulatory-Division/


 

Attachment G 

 Construction management reports, permit number 17-113 

 



    Page 1 of 2 
 

 
 

 
 
 

Weekly Construction Report 

#01 City of Ketchum 
Guy Coles – Feature Enhancements 

 

SC Job Number 17-1032 

Date: October 13, 2017 

Report Period: October 9, 2017 – October 13, 2017 

Delay Impacts 0 

Open Issues to Address Idaho Power – Pole relocation 

Job Progress On Time 

Comment of Work October 9, 2017 @ 8 am 

Anticipated Job Completion October 30, 2017 

Work Days Into Job 5 

Reason for Lost Days  

Action Take to Make Up Lost Days NA 
 
 
 

Progress Report  
 
Work Completed by Contractor this period 

• Landscape removal  within easement  

• Construction fence installation/work area delineation  

• Access ramp on north side excavated  

• Existing pipe in stream removed  

• Temporary bridge structure installed  

• Sandbag cofferdam on south side installed/constructed  

• Gabion baskets on south removed  

• Fiberwattle bmp ’s installed  

• Turbidity testing 2x daily  

• South manhole excavated and pipe e xposed 
 

Anticipated Progress Next Report Period  

• North manhole excavation  

• Assembly of steel casing and C900 pipe  

• Installation of pipe assembly 

• Forming and pouring of thrust blocks  
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Photos 
 
 

 
 
 
 

 
 

 

Temporary Bridge and sand bag cofferdam 

Removal of gabion in front of south manhole 
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Weekly Construction Report 

#02 City of Ketchum 
Aspen Sewer Emergency Repair 

 

SC Job Number 17-1032 

Date: October 20, 2017 

Report Period: October 14, 2017 – October 20, 2017 

Delay Impacts 0 

Open Issues to Address Idaho Power – Pole relocation 

Job Progress On Time 

Comment of Work October 9, 2017 @ 8 am 

Anticipated Job Completion October 30, 2017 

Work Days Into Job 10 

Reason for Lost Days  

Action Take to Make Up Lost Days NA 
 
 
 

Progress Report  
 
Work Completed by Contractor this period 

• Turbidity testing 2x daily  

• North manhole excavation 

• Assembly of steel casing and C900 pipe  

• Installation of pipe assembly  

• Forming and pouring of thrust blocks  
 
 

Anticipated Progress Next Report Period  

• Back f i l l  and placement of rip rap on north and south embankments  

• Topsoil  and reseeding of easement  

• Construction fence removal  

• BMP/wattle removal  

• Willow plantings  
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Photos 
 

                    
 

                      
 

New C900 pipe and skids 
New C900 pipe in steel 
pipe casing  

New C900 pipe in steel casing 
being place in Warm Springs 
creek 

North embankment concrete 
thrust block 
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Weekly Construction Report 

#03 City of Ketchum 
Aspen Sewer Emergency Repair 

 

SC Job Number 17-1032 

Date: October 27, 2017 

Report Period: October 21, 2017 – October 27, 2017 

Delay Impacts 0 

Open Issues to Address Idaho Power – Pole relocation – Phase 2 

Job Progress On Time 

Comment of Work October 9, 2017 @ 8 am 

Job Completion October 24, 2017 

Work Days Into Job 12 

Reason for Lost Days  

Action Take to Make Up Lost Days NA 
 
 
 

Progress Report  
 
Work Completed by Contractor this period 

• Back f i l l  and placement of rip rap on north and south embankments  

• Topsoil  and reseeding of easement  

• Construction fence removal  

• BMP/wattle removal  

• Willow plantings  

• Turbidity testing 2x daily  
 
 

Anticipated Progress Next Report Period  

• Project substantial ly completed 

• Punch l ist  items 
 



    Page 2 of 2 
 

 
 

 

Photos 
 

                    
 

                      
 

Rip Rap for bank stabilization 

Completed pipe installation and bank stabilization 



Attachment H 

Notice of Appeal 

 

 















































































































































  

 

 

 
 

 
September 10, 2018 

 
Ketchum Planning & Zoning Commission 

 
Recommendation to hold a public hearing, deliberate, and recommend approval to Council of the proposed 

administrative text amendments (Ordinance #1190) with any specific edits deemed necessary 
 

Recommendation and Summary 
Staff is recommending the Commission approve the proposed administrative text amendment and adopt the 
following motion: 

 
“I move to recommend approval to Council of Ordinance #1190 (noting any specific edits) 

 
The reasons for the recommendation are to:  

• Streamline and clarify approval processes for minor modifications 

• Clarify design review standards applicable to proposals in the MOD, as well as for floodplain 
development and waterway projects 

• Enumerate applicable development standards for one-family dwellings, accessory structures, and 
accessory dwellings 

• Clarify that final approval of permanent ROW encroachments requires Council approval 
 
Analysis 
The amendments set forth in Attachment A sets forth five edit areas to five different areas of the Ketchum 
Municipal Code, including: DEFINITIONS, FLOODPLAIN, DESIGN REVIEW, MOD, and DEVELOPMENT 
STANDARDS.  
 
EDIT AREA #1 provides a new definition for “minor modification.”  
 
EDIT AREA #2 clarifies that the development standards in the floodplain ordinance are the main standards to 
be used for reviewing projects in areas prone to flooding and not, in the majority of cases, the additional 
design review standards set forth in §17.96.  
 
EDIT AREA #3 continues to require design review throughout the city for projects. However, the proposed edits 
more clearly define which projects are subject to Commission review and which projects are subject to written 
Administrative review. The proposed procedures do not change the administrative discretion allowance to 
forward any project requiring Design Review to the Planning & Zoning Commission.  
 
EDIT AREA #4 clarifies design review standards applicable to proposals in the MOD. 
 
EDIT AREA #5 sets forth minimum development standards for one-family dwellings, including requirements for 
drainage, utilities, snow storage, and landscaping. 
 
Attachments 

A. Draft Ordinance #___ 



ORDINANCE #1190 
 
AN ORDINANCE OF THE CITY OF KETCHUM, BLAINE COUNTY, IDAHO, AMENDING TITLE 17, THE 
ZONING ORDINANCE, OF THE KETCHUM MUNICIPAL CODE BY AMENDING SECTION 17.08.020: TERMS 
DEFINED; CHAPTER 17.88 FLOODPLAIN MANAGEMENT OVERLAY ZONING DISTRICT; CHAPTER 17.96: 
DESIGN REVIEW; CHAPTER 17.104: MOUNTAIN OVERLAY ZONING DISTRICT; CHAPTER 17.124 
DEVELOPMENT STANDARDS; PROVIDING A REPEALER CLAUSE; PROVIDING A SAVINGS AND 
SEVERABILITY CLAUSE; PROVIDING FOR PUBLICATION BY SUMMARY; AND PROVIDING AN EFFECTIVE 
DATE. 

WHEREAS, the City of Ketchum is authorized to amend the city zoning ordinance pursuant to Idaho Code 
§ 67-6511; and  

…  

NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF KETCHUM:  

Edit Area #1 

Section 1: AMENDMENTS TO SECTION 17.08.020: TERMS DEFINED. That Title 17 of the Ketchum 
Municipal Code be amended. All new text proposed to be added to the Zoning Definitions section is 
underlined. Text that is proposed to be repealed is stricken.  

Chapter 17.08: DEFINITIONS 
 
17.08.020: TERMS DEFINED: 
 
MINOR MODIFICATIONS: Changes and alterations to an existing building, development project, 
approved unbuilt design review project, or undeveloped parcel that do not increase density, intensity, or 
the size of a feature of a site or building appendage regulated by the dimensional standards established 
in chapter 17.12 of this title.  
 
Edit Area #2 
 
Section 2: AMENDMENTS TO CHAPTER 17.88 FLOODPLAIN MANAGEMENT OVERLAY ZONING DISTRICT 
(FP). That Title 17 of the Ketchum Municipal Code be amended. All new text proposed to be added to 
the Floodplain Management Overlay Zoning District section is underlined. Text that is proposed to be 
repealed is stricken.  
 
Chapter 17.88 FLOODPLAIN MANAGEMENT OVERLAY ZONING DISTRICT (FP) 
 
17.88.040.B.5.d 

d. Applications for floodplain development permits and waterways design review shall be made and 
processed according to the regulations contained in chapter 17.96 of this title and according to section 
17.88.050 et.seq. of this chapter. 



17.88.040.D.2 

2. All subdivision plats shall contain note(s) that refer to the required twenty five foot (25') setback from 
all waterways called the riparian zone in which no development is permitted, and require that riparian 
vegetation shall be maintained in its natural state for the protection and stabilization of the riverbank, 
and that removal of trees or other vegetation will be considered as part of the function of design review 
as set forth in section 17.88.050 of this chapter and chapter 17.96 of this title. 
 
17.88.050.A 
 
A. Establishment Of Floodplain Development Permit: According to chapter 17.96 of this title, a A 
floodplain development permit shall be obtained through an application provided by the City prior to 
issuance of a building or excavation/grading permit for any and all "development" as defined in 
section 17.08.020 of this title, and construction, including "stream alteration", as defined herein, within 
the Floodplain Management Overlay District established in subsection 17.88.040A of this chapter. 
 
17.88.050.B 
 
B. Establishment Of Waterways Design Review: According to chapter 17.96 of this title, aApproval of 
waterways design review shall be obtained prior to issuance of a building or excavation/grading permit 
and prior to commencement of construction for any and all "development" defined in 
section 17.08.020 of this title within the Waterways Design Review Subdistrict as defined in 
subsection 17.88.040B of this chapter. 
 
17.88.050.D.1 
 
1. According to chapter 17.96 of this title, tThe Administrator shall have the authority to consider and 
approve, approve with conditions, or deny applications for floodplain development permits and for 
waterways design review, as required herein. 
 
Edit Area #3 

Section 3: AMENDMENTS TO SECTION AMENDMENTS TO CHAPTER 17.96: DESIGN REVIEW. That Title 17 
of the Ketchum Municipal Code be amended. All new text proposed to be added to the Design Review 
section is underlined. Text that is proposed to be repealed is stricken.  

Chapter 17.96: DESIGN REVIEW  
 
17.96.010: APPLICABILITY: 

A.  Design Review: Design review is required for building, developing, or substantially altering the 
exterior of the following buildings or projects in all zoning districts: 

1. Nonresidential use. 
2. Public or semipublic use. 
3. Multi-family dwellings, including attached and detached townhomes. 
4. Mixed use. 
5. Any structure with an original construction date of 1940 or earlier.  

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.88.050
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.96
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.96
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.08.020
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.88.040
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.96
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.08.020
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.88.040


6. Any encroachment of a below grade structure in a required setback.  

B. Exemptions: 
 
1. One-family dwellings, accessory structures, and accessory dwelling units. 
2. Projects not requiring a building permit. 
3.    Landscaping and perimeter fences not associated with a project requiring design review.  
3. 4. Temporary structures. 
4. 5. Public art. 
5. Non-substantial or minor modifications that comply with all applicable design review 

standards, zoning district standards, and other code requirements without requiring a 
variance or other exception. Minor modifications include, but are not limited to,  
a. demolition associated with an approved demolition permit; 
b. driveway, walkway, and/or landscaping alterations that do not significantly change 

existing topography or drainage, including the removal of dead or diseased vegetation 
as certified by an arborist that is not located in the Special Flood Hazard Area or riparian 
zone;  

c. the installation of fences, hedges, or walls compliant with section 17.124.130 of this 
title;  

d. changes to exterior finishes including, but not limited to, (i) siding, paint, and materials; 
(ii) maintenance and repair of exterior facades; (iii) the addition of windows or doors; 
(iv) reroofs; or (v) the addition or expansion of decks and patios that are less than 30’’ 
above grade or if greater than 30” above grade comply with applicable lot coverage 
requirements for the zoning district;  

e. the installation of exterior lighting compliant with chapter 17.132 of this title; and 
f. the ground level installation and screening of utilities not greater than five feet (5’) in 

height. 
6. Minor modification exemptions, pursuant to Section 17.96.010.5, must be issued in writing 

by the Administrator prior to issuance of a building permit. 
 
17.96.020: PURPOSE: 
 
The purpose of this chapter is to maintain and enhance appearance, character, beauty and function of 
the City, to ensure that new development is complementary to the design of existing City 
neighborhoods and to protect and enhance the economic base of the City of Ketchum. (Ord. 1148, 2016)  
 
… 
 
17.96.030: AUTHORITY OF THE ADMINISTRATOR AND THE COMMISSION: 
 
A. Authority of the Administrator: 
 

1. The Administrator is authorized to approve the following exterior modifications and projects, 
provided they do not conflict with the provisions and requirements of this chapter:  

a. Minor modifications to projects that have received design review approval by the 
commission for the duration of a valid design review approval.  
b. Multi-family residential projects, not located in the Community Core District, with 
four (4) or less units. 



c. Changes to exterior finishes including, but not limited to, siding and materials. 
d. Changes to existing windows or doors. 
e. Additions of windows or doors. 
b. f. Additions under one thousand two hundred (1,200) square feet.  
 g. Accessory structures, including accessory dwelling units. 
c. h. Master signage plans. 
d. Any project located on property that includes mapped floodplain areas or includes 
areas within the riparian setback. 
e. Minor modifications located in an overlay district as indicated upon the City of 
Ketchum zoning district map and this title. The Administrator may exempt a minor 
modification from design review if the proposal complies with all overlay district 
standards.  

 
2. The Administrator is authorized to review all floodplain development permits and waterways 
design review permits consistent with section 17.88 et.seq. Except for multi-family dwellings and 
commercial structures, floodplain development permits and waterways design review permits 
are not subject to the design review provisions of 17.96. 
 
3. The Administrator shall review all design review requests and determine whether a project 
can be approved by the Administrator or by the Commission. 
 
43. The Administrator shall determine what application materials and fees, as adopted by 
resolution, are required to approve exterior modifications as described in section 17.96.040 of 
this chapter. 

B. Authority of the Commission: 

1. Except for applications that are approved by the Administrator in subsection A of this section, 
the Commission shall review all other application proposals as described in section 17.96.010 
off this chapter. (Ord. 1170, 2017: Ord. 1148, 2016) 

C. The City Council shall approve all permanent encroachments within the City-owned right-of-way 
associated with a development project. 
 
17.96.040: APPLICATION 
 
C. Except for projects described in subsection 17.96.030A of this chapter, the following is required to be 
submitted for an application for design review: 

 1. Design review application form including project name, location, applicant, owner, project 
representatives, and contact information. 

2.  One (1) PDF electronic set of the complete application containing all requirements as listed 
below, plans appropriately scaled, shall be submitted. Electronic record of the materials and 
color sample board may be satisfied with photos. One (1) hard copy set of scalable plans 
showing at a minimum the following: 



j.  Construction management plan showing where staging will occur, where materials are 
stored, and a parking plan for contractors. If any staging or parking shall occur off site, a 
staging/parking plan must be submitted including materials storage, excavation (backfill) 
stockpile areas, job trailers, blue rooms, dumpsters and contractor parking.  

jk. Building corners for all proposed buildings and additions shall be staked on the site and all 
trees proposed to be removed shall be flagged at least one week prior to the commission 
meeting. The applicant shall install story poles, or other approved method, at the 
maximum roof peaks of the proposed buildings as required by the administrator. 

kl. For projects requiring preapplication design review, a model or computer simulation 
renderings, as described in subsection 17.96.010.C of this chapter shall be required. 

 
Edit Area #4 

Section 4: AMENDMENTS TO SECTION AMENDMENTS TO CHAPTER 17.104: MOUNTAIN OVERLAY 
ZONING DISTRICT (MO). That Title 17 of the Ketchum Municipal Code be amended. All new text proposed 
to be added to the Mountain Overlay Zoning District section is underlined. Text that is proposed to be 
repealed is stricken.  

Chapter 17.104: MOUNTAIN OVERLAY ZONING DISTRICT (MO) 
 
17.104.070: MOUNTAIN OVERLAY DESIGN REVIEW. 
 
Design review applications shall be made and processed according to the regulations contained 
in chapter 17.96 of this title and as follows: 
 
A. Criteria And Standards: The following list of criteria and those contained in chapter 17.96 of this title 
must be considered and addressed by each applicant seeking design review approval. The commission 
will use this list of design review criteria along with that contained in chapter 17.96 of this title as a basis 
to determine whether a project is to be approved, approved with conditions or denied:  
 
17. The project's materials and colors are complementary to the Mountain Overlay landscape and the 
intent of this Ordinance. 
 
17.104.050: USE RESTRICTIONS: 
 
The following restrictions are imposed upon construction, development and use of all real property 
within the mountain overlay zoning district. With the exception of non-substantial or minor modification 
exemptions approved administratively in writing, pursuant to Section 17.96.030 and the criteria set 
forth in section 17.104.070.A herein, each Each of the following activities shall be subject to design 
review and shall require approval under the regulations contained in chapter 17.96 of this title prior to 
issuance of a building permit, excavation/grading permit or commencement of any work associated with 
any such activity: 
 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.96
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.96
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.96


A. Construction or placement of 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; 
 
B. Other excavation of materials, grading and filling for any purpose not associated with construction of  
buildings and structures described in subsection A of this section; and/or 
 
C. Any activity regulated by Ketchum street standards title 12, chapter 12.04 of this code. Included 
therein are standards for private driveways. (Ord. 1135, 2015) 
 
 
Edit Area #5 

Section 5: AMENDMENTS TO SECTION AMENDMENTS TO CHAPTER 17.124 DEVELOPMENT STANDARDS. 
That Title 17 of the Ketchum Municipal Code be amended. All new text proposed to be added for the 
Minimum Standards for one-family dwellings section is underlined.  

Chapter 17.124 Development Standards  
 
17.124.160: MINIMUM STANDARDS FOR ONE-FAMILY DWELLINGS:  
The following minimum standards apply to one-family dwellings in all zoning districts: 
 
A. Drainage: 

1. All storm water shall be retained on site. 
2. Drainage improvements constructed shall be equal to the length of the subject property lines 
adjacent to any public street or private street. 
3. The city engineer may require additional drainage improvements as necessary, depending on 
the unique characteristics of a site. 
4. Drainage facilities shall be constructed per city standards. 

 
B. Utilities: 

1. All utilities necessary for the development shall be improved and installed at the sole expense 
of the applicant. 
2. Utilities shall be located underground and utility, power, and communication lines within  the 
development site shall be concealed from public view. 
 

C. Snow Storage: 
1. Snow storage areas shall not be less than thirty percent (30%) of the improved parking and 
pedestrian circulation areas. 
2. Snow storage areas shall be provided on site. 
3. A designated snow storage area shall not have any dimension less than five feet (5') and shall 
be a minimum of twenty five (25) square feet. 
4. In lieu of providing snow storage areas, snowmelt and hauling of snow may be allowed.  
 

D. Landscaping: 
1. Landscaping is required for all projects. 



2. 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. 
3. All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required. 



  

 

 
 
 
 
 
September 10th, 2018 
 
Ketchum Planning and Zoning Commission 
 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING SEPTEMBER 10TH, 2018 

 
 
PROJECT: City-initiated Text Amendments to Title 17, Zoning, to amend regulations affecting 

Ketchum’s Light Industrial Zoning District 
 
REPRESENTATIVE: City of Ketchum Planning and Building Department  
 
DESCRIPTION: Amendments to:  

1) §17.18.140, §17.18.150 and §17.18.160, Purpose of LI-1, LI-2, and LI-3;  
2) §17.08.020, Definitions;  
3) §17.12.020, District Use Matrix;  
4) §17.12.030, Dimensional Standards, Districts Matrix;  
5) §17.124.090, Residential, Light Industrial Districts; and 
6) §17.124.130, Fences, Hedges and Walls 

 
NOTICE: Notice appeared in the Idaho Mountain Express, was mailed to outside agencies, and 

was posted in three (3) public locations on February 14, 2018. The hearing was 
continued to the March 27, April 9, May 14, May 29, June 11, June 25, July 9, August 
13, and September 10, 2018 meetings. 

 
PUBLIC HEARINGS: Planning and Zoning Commission  

- March 12, 2018 
- March 27, 2018 
- April 9, 2018 
- May 14, 2018 
- May 29, 2018 
- June 11, 2018 
- June 25, 2018 
- July 9, 2018 
- August 13, 2018 
- September 10, 2018 

 
PLANNING DIRECTOR: John Gaeddert, PhD 
 
 
 
 
 
 



Light Industrial Revisioning 09/10/18 
City of Ketchum Planning & Building Department                     

 
 
INTRODUCTION 
 
At the August 13, 2018 meeting staff presented an overview of the overarching goal of  amendments to the Light 
Industrial zoning regulations (preservation of the light industrial zones for light industrial uses) and proposed 
refined recommendations for amendments. Recommendations covered the following edit areas: 
 
Edit Areas 

1. LI-1, LI-2 and LI-3 purpose (§17.18.140, §17.18.150 and §17.18.160); 
2. Definitions affecting LI uses (§17.08.020); 
3. Permitted, conditional, and accessory uses in the LI districts, as set forth in the district use matrix 

(§17.12.020); and 
4. Consideration of an additional LI dimensional standard (§17.12.030); 
5. Amendments to residential light industrial district standards (§17.124.090). 

 
For this meeting no further revisions have been proposed to edit area #1. A new definition has been proposed 
to edit area #2. Revisions to the locations within buildings where high and low intensity uses are permitted have 
been made in edit area #3. Minor revisions have been made to the content of edit areas #4 but the most notable 
component of this staff report is the inclusion of visual representations existing and proposed dimensional 
standards. Attached to edit area #4 are graphics representing build-out of the Light Industrial 1 and Light 
Industrial 2 zones to 70% lot coverage at 35’, 40’, 48’ and 58’ heights and renderings of building masses, under 
existing and proposed regulations, from three prominent vantage points. Additional complementary graphics 
will be presented at the September 10th, 2018 site visit to the Light Industrial area (scheduled to begin at 4:30 
p.m. at Rotary Park, 1177 Warm Springs Rd, Ketchum, ID 83340) and during the meeting. 
 
PUBLIC COMMENT 
 
No new written public comment has been received for the September 10th, 2018 meeting. 
 
STAFF RECOMMENDATION AND RECOMMENDED MOTION 
 
After reviewing the proposed edits and taking public comment, staff recommends the Commission re-notice all 
proposed amendments for a public hearing to take place October 8, 2018. 
 

"I MOVE TO NOTICE A PUBLIC HEARING for the proposed amendments included in Edit Areas #1-6 on 
October 8th, 2018.” 

 
     
Exhibit 

 
A. Proposed Title 17 Edit Areas #1 – 6 (Draft Edits to Title 17 and, in particular, the Purpose, Uses, 

Dimensional Standards, Residential Requirements, and Fences, Hedges, and Walls in Ketchum’s Light 
Industrial Districts) 



Changes since the August 18, 2018 Planning & Zoning Commission hearing appear in red below. Note: the 4th and 5th 
story height reference in edit area #4 will need to be keyed to the LI zoning map. The LI modeling maps attached to 
this staff report will inform where height of 48’ or 58’ is (or is not) permissible. 
 

 
EDIT AREA #1 – Light Industrial Area Purposes 
No further revisions proposed. 

 
EDIT AREA #2 – Definitions 
 

QUALIFYING GROUND FLOOR: A ground floor of a building, where the start of the second story is 18 feet or 
more above the level of the finished floor. In the LI zoning districts, buildings where not less than seventy 
percent (70%) of the structure has a Qualifying Ground Floor are permitted a higher overall height. 

 
HEIGHT OF BUILDING/LIGHT INDUSTRIAL DISTRICTS: The greatest vertical distance measured at any point from 
natural, existing, or finished grade, whichever is lowest, to the highest point of the roof, except where expressly 
exempted by 17.##.###. No facade shall be greater than the maximum height permitted in the zoning district. 
Building heights in light industrial districts are subject to the qualifying ground floor heights and residential 
standards contained in 17.124.090. 

 
 
EDIT AREA #3 – LI-1, LI-2, and LI-3 Land Use Matrix 
See attached. 

 
EDIT AREA #4 – LI-1, LI-2, and LI-3 Dimensional Standards, District Matrix 
See attached. 

EDIT AREA #5 – Light Industrial District Residential Standards. 

A. Residential units in the light industrial districts shall comply with the following minimum criteria: 

1. Dwelling units shall not occupy the ground floor. 

2. Design review under chapter 17.96 of this title shall be required whether new building, addition to existing 
building or remodel of existing building. 

3. Unless otherwise specified in this section, up Up to fifty percent (50%) of any light industrial building may 
be devoted to dwelling units, unless otherwise specified in the section. and up to fifty percent (50%) of a 
work/live units gross residential floor area may be devoted to a work/live unit. 

4. Dwelling units shall not be separated in any manner for sale as individual units. 

5. In the approval of work/live units, the city shall find in addition to the conditional use standards set forth 
in Section 17.116 that: 

a. The work portion of the unit meets the definition of work/unit set forth in Section 17.08.020, 
including that the Project is subject to Council approval of a restrictive covenant; 
 

b. The work unit is:  
 



(1) suitable for on-site employees, foot traffic/customers, and meets applicable building and 
fire codes; 
 

(2) signed and posted with regular hours of operation;  
 

(3) served by the prominent means of access for the work/live unit; and,  
 

(4) associated with a business license for a use allowed (either conditionally or permitted) in 
the district. 
 

c. The residential portion of the living space is secondary to the primary use as a place of work. A 
finding that the residential space is secondary to the work space shall be based on measurable 
findings, including but not limited to: 
 

(1) the size of the live portion of the work/live unit is both smaller than the work portion of 
the unit and, further, the live portion of the work/live unit does not exceed one thousand 
(1,000) gross square feet; 
  

(2) means of access to the residential portion of the unit is not prominent and, preferably, is 
located to the side or rear of the property; and 

 
(3) suitable residential parking that does not interfere with snow removal or the operation of 

proximate LI uses and, further, is in accordance with the parking and loading requirements 
set forth in Section 17.125.  

56. Dwelling units shall be a minimum of four hundred (400) square feet and shall not exceed one thousand 
(1,000) square feet total and shall contain not more than two (2) bedrooms, unless otherwise specified in this 
section. 

7. Multi-family dwelling units proposing a fourth or fifth floor with a qualifying ground floor consistent with 
Section 17.12.050 shall comply with the following minimum criteria: 

a. A minimum of two-third (2/3) of the total square footage of housing units shall be deed restricted 
community housing units; 
 

b. Deed restricted community housing units shall be designed and administered in accordance with the 
Blaine-Ketchum housing authority guidelines; 

 

c. The area designated as light industrial shall be a minimum of fifty percent (50%) of the gross floor 
area in four story buildings. The area designated as light industrial shall be a minimum of forty percent 
(40%) of the gross floor area in five story buildings. Said light industrial use shall not be for personal 
storage by dwelling occupants; and 

 
d. Up to fifty percent (50%) of the gross square footage of any four story building and up to sixty percent 

(60%) of the gross square footage of a five story building may be devoted to dwelling units. 
 
e. Unless otherwise deemed appropriate by the Administrator, common area allocation shall be assessed 

at a LI to residential ratio of 1:1 for four story buildings and 2:3 for five story buildings.    

68. Anti-nuisance and Notice Provisions. 



a. The applicant is aware the mixed use of the property can result in conflict, that the light industrial use 
may on occasion or in certain respects be incompatible with the quiet enjoyment of the dwelling units, 
that due to the subordinate and junior nature of the residential use to the light industrial use, the city 
will not condition, limit, restrict or otherwise interfere with any lawful light industrial use solely 
because it interferes with a residential use. 
 

b. 7. All persons who rent or sublet any residential living unit within the light industrial zones shall 
provide the tenant, lessee or subtenant with written notice that such unit is located within the light 
industrial zone and, as such, is junior and, therefore, subordinate in nature to all legal light industrial 
activities. 

 
c. 8. Each and every real estate agent, sales person and broker and each and every private party who 

offers for rent or shows a parcel of real property and/or structure for lease or rent within such light 
industrial zones shall, upon first inquiry, provide the prospective lessee or tenant, prior to viewing 
such real property, with written notice that such real property and/or structure is located within such 
light industrial zone. 

 
d. 9. All brochures and other printed materials advertising rental or lease of a living unit within the light 

industrial zones shall contain a provision designating that such unit or units are located within the 
light industrial zone and are within a mixed use area. Lessees and tenants shall be notified that the 
residential uses within the light industrial zone are subordinate and, therefore, junior in nature to the 
legal light industrial activities within the zone. 

9. Compliance with all applicable code sections, including among others, the city’s parking and loading 
standards as set forth in Section 17.125. 

10. Conditions including, but not limited to, the following may be attached to the conditional use permit 
approval: 

a. Access to the apartments relative to design and relationship to light industrial uses; 

b. Location Separation of residential and light industrial parking on the site to minimize conflicts; 

c. Restrictions on exterior storage of personal property of tenants; 

d. Certificate of occupancy required prior to occupancy of units; 

e. Ketchum fire department and Ketchum building department requirements shall be met prior to 
occupancy; 

f. Snow removal required to ensure utility of residential spaces and non-interference with continuous LI 
operations; 

g. Any portion or all waived fees become due and payable upon conversion of resident housing unit(s) to 
light industrial uses; and/or 

h. Construction techniques that aid sound proofing and limit externalities of LI noise and use impacts on 
residences is encouraged; and/or 

i. Any other condition deemed to enhance the purposes under this use, or to establish or promote the 
criteria referenced in subsections A1 through A10 of this section. 



11. The city council, after receiving a recommendation from the commission, may waive fees otherwise 
required in connection with development of such rental housing. The following findings shall be made to 
waive any such fees: 

a. There is a need for rental housing stock in Ketchum; 

b. The proposal meets the criteria contained in this subsection; 

c. The housing proposed is an integral part of the project; and/or 

d. Ketchum is in an acceptable financial position to waive such fees. 

 

EDIT AREA #6 – FENCES, HEDGES AND WALLS. 

17.124.130: FENCES, HEDGES AND WALLS: 
 
Fences, hedges and walls may be permitted in the various districts as accessory uses in accordance with the 
following limitations: 
 

A. In the LR, LR-2, GR-L and GR-H districts, fences, hedges and walls shall not exceed four feet (4') in 
height when located less than thirty feet (30') from the front lot line; 

  
B. In the LR, LR-2, GR-L and GR-H districts, fences, hedges and walls shall not exceed six feet (6') in 

height when located more than thirty feet (30') from the front lot line; 
  
C. In all other districts, except the Light Industrial District, fences, hedges and walls shall not exceed 

four feet (4') in height when located less than thirty feet (30') from the front lot line and shall not 
exceed six feet (6') in height when located more than thirty feet (30') from the front lot line; 

  
D. In the LI-1, LI-2, LI-3 districts fences shall not exceed seven feet (7’) in height; 
  
DE. In all districts, fences, hedges and walls, or any other obstruction to clear vision, shall not be located 

within seventy five feet (75') of the centerline intersection of two (2) streets unless determined 
otherwise by the city engineer; and 

  
EF. No barbed wire or other sharp pointed metal fence and no electrically charged fence shall be 

permitted in any district. 
 



EDIT AREA #3 – LI-1, LI-2, and LI-3 Land Use Matrix  

Title 17 of the KMC sets forth a series of regulated uses by district.  

In the LI-1, LI-2, and LI-3 the following uses, as defined in §17.08.020, are either Permitted (P), 
Conditional (C), or Accessory (A).  

Proposed amendments to the District Use Matrix (§17.12.020) and Definitions (§17.08.020) are as 
follows. All new text proposed to be added to the land use matrix and/or definitions section of Title 17 
are underlined. New text added for the September 10th, 2018 staff report is underlined and highlighted 
in yellow. Text that is proposed to be repealed is stricken. Definitions that appear in bold in the left hand 
column, e.g., adult only, are exclusively referenced in the LI Districts. 
 
 

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

Residential 
     

Dwelling, multi-
family   

DWELLING, MULTIPLE-FAMILY: A 
building, under single or multiple 
ownership, containing two (2) or 
more dwelling units used for 
residential occupancy. 
 

C 14    C 14    C 14   14. See section 17.124.090 of this title for industrial 
districts residential development standards. 

Work-Live Unit Work-Live units incorporate 
residential living space in a non-
residential building. Joint live-work 
units are held in common 
ownership and cannot be sold or 
platted as separate condominiums, 
as documented with a city-
approved restrictive covenant 
recorded against the property. 

C14 C14 C14  

      

Commercial 
     

Adult only 
business   

ADULT ONLY BUSINESS: A premises 
where minors are excluded by 
virtue of their age as a prevailing 
business practice or as required by 
law and which stock in trade and 
offers for sale, trade or rent of 
products are characterized by an 
emphasis upon the depiction or 
description of sexual activities or 
exposed anatomical areas or for 
use in connection with sexual 
activities or exposed anatomical 
areas 

  P 
C 

  
 

Business support 
service   

BUSINESS SUPPORT SERVICE: The 
use of land for the sale, rental, or 
repair of office equipment, supplies, 
and materials, or the provision of 
services used by office and service 
establishments. Uses include: 
Typical uses include, but are not 
limited to, office equipment and 
supply firms, small business 
machine repair shops, convenience 
printing and copying 

P P 
  



establishments, or information 
technology support services. 

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

Craft/Cottage 
Industry 

CRAFT/COTTAGE INDUSTRY: A 
facility devoted solely to the arts 
and crafts that produces or makes 
items that by their nature, are 
designed or made by an artist or 
craftsman by using hand skills.  
 

P P   

Convenience 
store   

CONVENIENCE STORE: A retail store 
with a floor area of less than one 
thousand five hundred (1,500) 
square feet that sells groceries and 
small convenience items. 
Convenience stores provide no 
motor vehicle service of any kind. 

P 12    P 16 
 

12. The following forms of retail trade are permitted: 
a) equipment rental, including sporting equipment and 
entertainment equipment, b) building, construction 
and landscaping materials; small engines with 
associated sales, c) retail in conjunction with 
manufacturing, warehousing or wholesaling not to 
exceed 30 percent gross floor area or 800 square feet, 
whichever is less; no advertising is displayed from 
windows or building facades; and no access onto a 
major arterial is allowed if an alternative access is 
available.      
16. The following forms of retail trade are permitted: 
a) equipment rental, including sporting equipment and 
entertainment equipment; b) building, construction 
and landscaping materials; small engines with 
associated sales; c) furniture and appliances in 
conjunction with warehousing not to exceed 18 
percent gross floor area or 900 square feet, whichever 
is less; d) other retail in conjunction with 
manufacturing, warehousing or wholesaling; it is 
limited to 10 percent gross floor area or 500 square 
feet, whichever is less. Retail uses c) and d) of this 
note shall have no advertising displayed from windows 
or building facades; and no access will be permitted 
onto a major arterial if an alternative access is 
available. 
 

Construction 
Material 
Laydown Yard 

CONSTRUCTION MATERIAL 
LAYDOWN YARD: A site identified 
and approved as part of a 
Construction Activity Plan or other 
city-issued permit for a specific 
construction project. Construction 
material laydown yards are 
intended to be used on an 
intermittent basis in association 
with a singular, permitted 
development project. 
 

P P P  



Daycare center  DAYCARE CENTER: A daycare 
business providing care for thirteen 
(13) or more children on the 
premises at any one time. A daycare 
center is required to be licensed by 
the Idaho department of health and 
welfare. 

C 17       C 17 17. See subsection 17.124.120.C of this title for 
industrial districts daycare development standards 

Daycare Facility DAYCARE FACILITY: A daycare 
business providing care for no more 
than twelve (12) children on the 
premises at any one time and 
having not more than four (4) 
employees. A daycare facility is 
required by state law to have a fire 
inspection. 

C 17       C 17 17. See subsection 17.124.120.C of this title for 
industrial districts daycare development standards 

Food Service FOOD SERVICE: An establishment 
where food and drink are prepared, 
served and consumed on site with 
associated outdoor dining, or 
distributed to customers through 
take out, delivery or catering. 
Typical uses include, but are not 
limited to restaurants, cafes, delis, 
catering services and brewpubs that 
do not distribute beer produced for 
off site consumption. 

PC 15   PC 15 
 

15. Catering and food preparation is permitted. 
Restaurants require a conditional use permit and shall 
not exceed 1,000 square feet and serve no later than 
9:00 P.M. unless expressly permitted through approval 
of the conditional use permit. 

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

Health and 
fitness facility  - 
wellness focus 

HEALTH AND FITNESS FACILITY: A 
business or membership 
organization providing exercise 
facilities and/or nonmedical 
personal services to patrons, with a 
focus on wellness and characterized 
by low-impact movements and/or 
lack of mechanized equipment, 
including, but not limited to, yoga 
and Pilates studios, dance studios, 
gymnasiums, personal training 
studios, private clubs (athletic, 
health, or recreational), tanning 
salons, and weight control 
establishments. 
 

P37 P37   37. Permitted on the second floor and above only. For 
single-story buildings in existence on (date of 
ordinance adoption) the use is permitted on the 
ground floor. 

Hybrid 
production 
facility   

HYBRID PRODUCTION FACILITY: A 
commercial operation or use, on 
one or more premises within the 
same zoning district, where finished 
consumer goods are manufactured 
or produced and those same goods 
are offered for sale to the general 
public. Hybrid production facilities 
must be similar in size, scale and 
scope of operation with adjacent or 
nearby uses. 

P P 
  



Instructional 
service 

INSTRUCTIONAL SERVICE: The use 
of land for the provision of 
informational, instructional and 
similar services for personal 
improvement other than physical 
improvement. Typical uses Uses 
include, but are not limited to, 
health or physical fitness studios 
facilities, dance, music, painting, 
ceramics, arts or photography 
studios, fiber arts, educational 
tutoring facilities, handicraft or 
hobby instruction. 
 

P 
C37 

P 
C37 

   37. Permitted on the second floor and above only. For 
single-story buildings in existence on (date of 
ordinance adoption) the use is permitted on the 
ground floor. 

Industrial Design INDUSTRIAL DESIGN: The 
professional service of creating and 
developing concepts and 
specifications that optimize the 
function, value and aesthetics of 
products and systems for the 
mutual benefit of both user and 
manufacturer, often employing 
design thinking strategies. 
Typically, industrial design is 
intended to result in tangible goods 
that can be mass produced. 
Industrial design businesses may 
include on-site prototyping, 
fabrication, and manufacturing.  
 

P P P  

Kennel, boarding KENNEL, BOARDING: A facility 
providing for the commercial 
boarding, grooming or training of 
household pets not owned by the 
owner or occupant of the premises. 

P P 
  

Laundry, 
industrial 

LAUNDRY, INDUSTRIAL: An 
industrial facility where fabrics are 
cleaned on a commercial or 
wholesale basis. 

P P 
  

Maintenance 
service facility 

MAINTENANCE SERVICE FACILITY: A 
facility containing the necessary 
supplies and equipment to provide 
janitorial services and routine 
maintenance of buildings and 
property. 
 
 

P P 
  

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 



Manufacturing MANUFACTURING: The use of land 
for production, processing, 
compounding, assembly, testing, 
treatment, or fabrication of 
materials and products from 
processed or previously 
manufactured materials. Uses may 
include, but are not limited to, a 
machine shop, the manufacturing 
of apparel, ceramic products, 
cosmetics and toiletries, electrical 
appliances, electronics or 
information technology 
equipment, medical equipment or 
devices, paper products, 
pharmaceuticals, plastic products 
(but not the processing of raw 
materials), welding services, or 
tools and hardware. Uses with 
significant external effects that 
cannot be eliminated or contained 
during the manufacturing process 
are not allowed. Such external 
effects include, but are not limited 
to, smoke, noise, particulates, dirt, 
vibration, or odor. 

P P 
  

Motor vehicle 
fueling station 

MOTOR VEHICLE FUELING 
STATION: A facility providing the 
retail sale and direct delivery to 
motor vehicles of fuel, including 
electric charging stations 
associated with a motor vehicle 
fueling station, lubricants and 
minor accessories, and retail sales 
for the convenience of the 
motoring public. 

C 31    C 31   
 

31. Vehicular access from Highway 75 to motor 
vehicle fueling stations is prohibited. 

Motor vehicle 
sales 

MOTOR VEHICLE SALES: A facility 
providing for the sale, lease, or 
rental of new or used 
noncommercial vehicles, including 
automobiles, noncommercial 
vehicles or trucks, motorcycles, 
recreational vehicles, or boats. The 
cleaning and routine maintenance 
of motor vehicles is allowed as an 
accessory use.  

C C 
  

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 



Motor vehicle 
service 

MOTOR VEHICLE SERVICE: A facility 
providing service for all types of 
repairs and maintenance of 
automobiles, commercial vehicles 
or trucks, trailers, construction 
equipment, agricultural 
implements, or similar industrial 
equipment, but does not include 
"junkyard" as defined by this 
chapter. Typical uses include, but 
are not limited to, automobile and 
truck repair garages, tire sales and 
installation, electronics installation 
and repair, oil and lubrication, 
windshield glass replacement 
services, vehicle cleaning and 
detailing, transmission shops, 
radiator shops, body and fender 
shops, painting, equipment service 
centers, machine shops, or other 
similar uses where repair activities 
are conducted. 

P P 
  

Office, business OFFICE, BUSINESS: An 
establishment wherein the primary 
use is the conduct of a business or 
profession including, but not limited 
to, accounting, design services, 
computer software, information 
systems, engineering, insurance, 
legal services, management and 
administration, organization and 
association offices, psychology, real 
estate, travel and medical offices. 
Medical care facilities and hospitals 
are not included in this definition.  

    P   

Office, 
Contractor- 
related business 

OFFICE, CONTRACTOR-RELATED 
BUSINESS: An establishment 
wherein the primary use is the 
conduct of a business or profession 
specifically related to building 
contracting including, design 
services, engineering, construction 
and property management.  

P   P P   

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 



Personal Service PERSONAL SERVICE: The use of land 
for the provision of frequently or 
recurrently needed services of a 
personal nature. Such services 
include, but are not limited to, 
beauty and barber shops, grooming 
of household pets, seamstresses, 
tailors, shoe repair, laundromats or 
dry cleaning pick up/drop off where 
the processing of garments or 
fabrics is located in a separate 
facility. 

P 13      13. Personal service is not allowed except for 
laundromats and dry cleaning establishments. 

Professional 
Research 
Services 

PROFESSIONAL RESEARCH 
SERVICES: An establishment that 
specializes in performing 
professional, scientific, and 
technical research services and 
may includes light manufacturing 
as an accessory use. Uses are 
limited to: Typical uses include, but 
are not limited to, construction 
contractors, physical distribution 
and logistics, engineering and 
specialized design services, 
electronic and computer services, 
photographic services, research, 
development and scientific 
services., and internet or remote 
sales and marketing. This definition 
does not include uses which create 
vibration outside the exterior 
building walls, or uses that would 
diminish the quality of air and 
water in the city. 

P P  P   

Repair Shop REPAIR SHOP: An establishment 
primarily engaged in repair services 
of sporting equipment and 
household appliances; not including 
motor vehicle service. 
 
 

P P 
  

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 



Retail Trade RETAIL TRADE: An establishment 
which provides the final step in the 
retailing process for the distribution 
of goods and commodities to 
customers. Retailers are organized 
to sell or rent merchandise in small 
quantities to the general public and 
operate a fixed point of sale 
location designed to attract a high 
volume of walk-in customers. 
Typical uses include, but are not 
limited to, establishments selling 
office supplies and equipment, 
building materials, plumbing supply, 
antiques or consignment items, 
home improvement and garden 
supplies, books and educational 
material, clothing, sporting goods, 
pharmaceuticals, medical devices, 
health and fitness supplies, art and 
associated material and household 
pet supplies. Motor vehicle sales 
are not included in this definition. 

P 12   P 16   
 

12. The following forms of retail trade are permitted: 
a) equipment rental, including sporting equipment and 
entertainment equipment, b) building, construction 
and landscaping materials; small engines with 
associated sales, c) retail in conjunction with 
manufacturing, warehousing or wholesaling not to 
exceed 30 percent gross floor area or 800 square feet, 
whichever is less; no advertising is displayed from 
windows or building facades; and no access onto a 
major arterial is allowed if an alternative access is 
available. 

     
16. The following forms of retail trade are permitted: 
a) equipment rental, including sporting equipment and 
entertainment equipment; b) building, construction 
and landscaping materials; small engines with 
associated sales; c) furniture and appliances in 
conjunction with warehousing not to exceed 18 
percent gross floor area or 900 square feet, whichever 
is less; d) other retail in conjunction with 
manufacturing, warehousing or wholesaling; it is 
limited to 10 percent gross floor area or 500 square 
feet, whichever is less. Retail uses c) and d) of this 
note shall have no advertising displayed from windows 
or building facades; and no access will be permitted 
onto a major arterial if an alternative access is 
available. 

Self-storage 
facility 

SELF-SERVICE STORAGE FACILITY:  
A building or group of buildings of 
a controlled access and fenced 
compound that contains varying 
sizes of individual, 
compartmentalized and controlled 
access stalls or lockers for the 
storage of customers' goods or 
wares. 
 
 
 
 

P P 
  

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

      
Storage yard STORAGE YARD: Storage of large 

equipment, operable vehicles and 
construction/property 
maintenance materials. This shall 
not include junkyards or wrecking 
yards. 

P P P 
 



Studio, 
commercial 

STUDIO, COMMERCIAL: Work space 
within an enclosed structure for 
artists and artisans, including 
individuals practicing, teaching, or 
demonstrating in one of the fine 
arts or performing arts, or skilled in 
an applied art or craft. Also includes 
recording studios. Incidental retail 
sales of items produced on the 
premises is allowed. A commercial 
studio may hold occasional events 
solely and exclusively in connection 
with the permitted uses conducted 
by the commercial studio. The 
events shall be subordinate in 
nature to the commercial studio 
and subject to the standards of 
section 17.124.150 of this title. 

P 35 P 35 P 35 35. Commercial studios in the Light Industrial District 
are subject to the standards of section 17.124.150 of 
this title. 

TV and radio 
broadcasting 

TV AND RADIO BROADCASTING: An 
installation consisting of one or 
more transmitters or receivers 
used for radio, television or cable 
communications or broadcasting. 
 

P P P 
 

Truck terminal TRUCK TERMINAL: A facility for the 
receipt, transfer, short term 
storage, and dispatching of goods 
transported by truck. Included in 
the use type would be express and 
other mail and package 
distribution facilities. 

P P 
  

Veterinary 
service 
establishment 

VETERINARY SERVICE 
ESTABLISHMENT: A facility rending 
surgical and medical treatment to 
large animals and household pets, 
providing boarding kennels, and/or 
outdoor runs. Crematoriums are not 
included as an accessory use. 

P P 
  

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

Warehouse WAREHOUSE: A facility for the use 
of dry/cold storage, wholesale, and 
distribution of manufactured 
products, supplies, and equipment, 
excluding storage of materials that 
are inflammable or explosive or 
that present hazards or conditions 
commonly recognized as offensive. 
 

P P P 
 

Wholesale WHOLESALE: The sale of 
commodities in quantity for resale. 

P P 
  



Wireless 
Communication 
facility 

WIRELESS COMMUNICATION 
FACILITY (WCF): A facility that 
transmits and/or receives 
electromagnetic signals, including 
antennas, microwave dishes, 
parabolic antennas, directional 
antennas and other types of 
equipment for the transmission or 
reception of such signals, towers or 
similar structures supporting the 
equipment, equipment buildings, 
shelters, cabinets, parking area, and 
other accessory development. 

C 23 C 23 C 23 23. See chapter 17.140 of this title for wireless 
communications facility provisions 

      

Public and 
institutional 

     

Nature preserve NATURE PRESERVE: An area 
designated or set aside for the 
purpose of preserving natural areas 
or features, contains a minimum of 
six (6) acres, is held under lease or 
title by a nonprofit tax exempt 
organization under section 501c(3) 
of the internal revenue service code 
of 1954, or corresponding 
provisions of any amendments or 
any future United States revenue 
code for said purposes. 

P P P 
 

Public use PUBLIC USE: A structure or use 
intended or used for a public 
purpose by a city, other than the 
city of Ketchum, a school district, 
the county, the state, or by any 
other public agency, or by a public 
utility. 
 
 

C C C  

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

      

Public utility PUBLIC UTILITY: An organization 
that maintains the infrastructure for 
a public service, which often also 
provides a service using that 
infrastructure. 
 

P P P 
 

Recreation 
facility, public 

RECREATION FACILITY, PUBLIC:         
A publicly owned and operated 
recreation facility. 

P P P 
 

Recreation 
facility, high 
intensity 

RECREATION FACILITY, HIGH 
INTENSITY: A recreation facility that, 
due to the nature of the use, 
requires floor area or mass and 
volume, or generates higher decibel 
levels, that are more appropriately 
accommodated in the light 
industrial area or are buffered from 
residential or pedestrian-oriented 
commercial activity on a large 

P P   



recreational use zoned parcel 
district than in the Community Core 
or a Tourist zone. Uses include 
indoor shooting range, dryland 
hockey training facility, 
gymnastics/tumbling gym, and 
instructional or personal training 
facilities wherein the instruction 
involves throwing, dragging, or 
launching heavy equipment. 
 

Recycling center RECYCLING CENTER: A facility 
designed to be a collection point 
where only recyclable materials are 
sorted and/or temporarily stored 
prior to delivery to a permanent 
disposal site, or shipment to others 
for reuse, and/or processing into 
new products. This shall not 
include junkyards or wrecking 
yards. 
 

 
P 
C 

  

School 
residential 
campus 

SCHOOL RESIDENTIAL CAMPUS: 
Multiple use building(s) and 
outdoor facilities/areas directly 
affiliated with an established 
public or semipublic educational 
institution for learning that 
include, but are not limited to, 
spaces devoted to dormitory, 
central kitchen and dining, office, 
classroom, study, school employee 
dwelling unit, study hall, 
gym/fitness, meeting, and parking. 

  
P 30 30. Development agreement and compliance with 

§17.124.090.C required. 

      

Accessory 
     

Agriculture, 
urban 

AGRICULTURE, URBAN: The 
production of vegetables, fruits, 
honey, and eggs by residents for 
personal consumption and may 
include production by members of a 
neighborhood or by a nonprofit 
organization on one or more vacant 
lots for personal consumption or for 
the off site sale of small quantities. 
 

 

 

 

 

A 22    A 22 See Section 17.124.080 of this title for urban 
agriculture development standards 

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

Daycare home DAYCARE HOME: A daycare 
business providing care for six (6) or 
fewer children on the premises at 
any one time, having not more than 
one employee in addition to the 
operator, and operating between 
the hours of seven o'clock (7:00) 
A.M. and six o'clock (6:00) P.M. A 
daycare home is required by the 
city to have a basic fire inspection. 

C 4     4. Use is not permitted in the Avalanche Zone. 
Reference Zoning Map. 



Daycare, onsite 
employee 

DAYCARE, ONSITE EMPLOYEE: Child 
care programs that occur in 
facilities where parents are on the 
premises. 
 

A A A 
 

Electric vehicle 
charging station 

ELECTRICAL VEHICLE CHARGING 
STATION: A public or private parking 
space that is served by battery 
charging station equipment that has 
as its primary purpose the transfer 
of electric energy (by conductive or 
inductive means) to a battery or 
other energy storage device in an 
electric vehicle. 

A A A 
 

Energy system, 
solar 

ENERGY SYSTEM, SOLAR: Any solar 
collector panel(s), film(s), shingle(s), 
or other solar energy device(s), or 
solar structural component(s), 
mounted on a building or on the 
ground and including other 
appurtenant structures and 
facilities, whose primary purpose is 
to provide for the on site collection, 
storage, and distribution of solar, or 
radiant, energy received from the 
sun and used for heating or cooling, 
for water heating, and/or for 
generation of electricity. A solar 
energy system may be ground 
mounted (i.e., placed on top of the 
ground surface) or roof mounted 
(i.e., placed on or as an integral part 
of a building). Roof mounted 
systems may extend an additional 
two feet (2') beyond the maximum 
height allowance of the zoning 
district in which they are located. 
Ground mounted systems shall 
meet all required dimensional 
standards for accessory structures. 

A A A 
 

USES DEFINITIONS LI-1    LI-2    LI-3 MATRIX NOTES 

Energy system, 
wind 

ENERGY SYSTEM, WIND: Any 
electric generation facility, whose 
main purpose is to convert and 
store wind energy into usable forms 
of energy and that includes the 
wind turbine(s), structural supports, 
electrical infrastructure, and other 
appurtenant structures and 
facilities. Wind energy systems may 
be freestanding (i.e., placed on top 
of the ground surface) or roof 
mounted and shall meet all 
dimensional requirements of 
principal buildings for the zoning 
district in which they are located. 

A A A 
 



Home occupation HOME OCCUPATION: A business 
related activity conducted entirely 
within a dwelling which is incidental 
and secondary to the use of a 
dwelling as a residence and does 
not negatively impact the 
surrounding neighborhood. 

A A A 
 

Recreation 
facility, 
residential 

RECREATION FACILITY, 
RESIDENTIAL: A recreation facility 
for use solely by the residents and 
guests of a particular residential 
development, planned unit 
development, or residential 
neighborhood, including outdoor 
and indoor facilities. These facilities 
are usually proposed or planned in 
association with development and 
located within or adjacent to such 
development. 

A 36 A 36 A 36 36. Residential recreation facilities in the Light 
Industrial District are not allowed except for residents 
and guests of a particular residential development. 

 
 



EDIT AREA #4 – LI-1, LI-2, and LI-3 DIMENSIONAL STANDARDS, DISTRICTS MATRIX 

LI-1 LI-2 LI-3

Minimum Lot Area

Minimum Lot Width

Maximum Building Coverage

Front

Side

Rear

Cantilevered decks and overhangs

Building Height 35' 2   

Two Story 35' 2   

Three Story

Four Story3 not permitted 48'3 48'3

Five  Story3 not permitted 58'3 58'3

8,000 Square Feet

Dimensional Standards

Footnotes:

Nonhabitable structures located on building 

rooftops  

Perimeter walls enclosing rooftop deck

40'

75%

 80'

35'

35'

6'

4' above roof surface height. Perimeter rooftop walls 

enclosing rooftop decks are required to be at least 75% 

transparent.

5'

Parapets and rooftop walls screening/enclosing 

mechanical equipment
4' above roof surface height.

3. Only buildings with deed restricted community housing units consistent with 17.124.090 are permitted to have a fourth or fifth floor.

Rooftop solar and mechanical equipment above 

roof surface  

Maximum Buiilding Height

Minimum Building Setbacks

0' 1 for internal side yards and a minimum of 10' for street 

side yards   

20'

2. For buildings with a minimum roof pitch of 4:12 may go to 40 feet.

Building Height with Qualifying Ground Floor

Setback for fourth or fifth floors, if permitted, 

from State Highway 75

35'

0' 1   

1. If the lot adjoins a more restrictive residentil district on the side or rear, the more restrictive setbacks of that district shall apply.

0' 
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STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
MEETING OF SEPTEMBER 10, 2018 

 
PROJECT:  760 N Washington Avenue Mixed-Use Building  
 
FILE NUMBER:  P18-109 
 
OWNERS: Andrew & Kim Castellano  
 
REPRESENTATIVE: Jack Richardson and Amy Sims, LivingHomes & Eric Adams, Elias Construction  
 
REQUEST: Pre-Application Design Review of a new three-story, modular, mixed-use building 

containing commercial/retail space and one (1) community housing unit on the first-
floor and one (1) residential unit on the second and third floors. 

 
LOCATION:  760 N Washington Avenue (Ketchum Townsite: Block 13: Lot 6) 
 
NOTICE: Noticing is not required for Pre-Application Design Review. A courtesy notice was 

mailed to adjacent property owners on August 29th, 2018.  
 
ZONING:  Mixed Use Sub-District of the Community Core (CC-2)  
 
REVIEWER:  Abby Rivin, Associate Planner 
 
 
BACKGROUND: 
The subject Pre-Application Design Review request is for the construction of a new mixed-use building on Lot 6 
of Ketchum Townsite Block 13 that will contain commercial/retail space and one (1) community housing unit on 
the first floor and one (1) residential unit on the second and third floors. The prefabricated structure will be the 
first modular, mixed-use building in the City of Ketchum. The subject site is a 5,500 sq ft lot located within the 
Mixed Use Sub-district of the Community Core (CC-2). The applicant is Andrew & Kim Castellano represented by 
Jack Richardson and Amy Sims of LivingHomes and Eric Adams of Elias Construction. The subject property is 
currently developed with three existing structures. Adjacent development to the subject lot includes a daycare 
business and a commercial building. The total proposed gross floor area is 8,008 sq ft with a Floor Area Ratio of 
1.5.  
 
The project is subject to Pre-Application Design Review per Ketchum Municipal Code (KMC) §17.96.010.C.1. The 
purpose of Pre-Application Design Review is to allow the Commission to exchange ideas and give direction to 
the applicant on the “design concept,” while keeping in mind the purpose of Chapter 17.96 Design Review and 
the application of the associated evaluation standards. Per KMC §17.96.040.C4, the Administrator has waived 
certain submittal requirements as it was determined that some of the information was not necessary for the 
Commission to exchange ideas and give direction to the applicant on the design concept. See Staff analysis below 
for a discussion regarding the outstanding items that will need to be addressed at Design Review.  
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ANALYSIS: 
Staff recommends advancement of the Pre-Application Design Review for the 760 N Washington Avenue Mixed-
Use Building to Design Review. The applicant is aware of the outstanding action items to be submitted for Design 
Review described below. A full analysis and explanation of this recommendation is detailed within the Staff 
Report. The following items will need to be addressed by the applicant prior to Design Review approval. 
 
Outstanding Action Items:  

• Per KMC §17.96.040.B, all Design Review projects for nonresidential projects must be prepared by an 
Idaho licensed architect or engineer. The submittal drawings for the Design Review application must be 
stamped by an Idaho licensed architect or engineer.  

• The Design Review application requires an exterior lighting plan indicating the location, height, type, 
lumen output, and specifications for fixtures (KMC §17.96.040.C.2h).  

• The applicant must submit one 11’’ x 17’’ materials and colors sample board showing all exterior 
materials used on the façade of the structure (KMC §17.96.040.C.2i). 

• On the Basement Plan (Sheet A2.10) of the Pre-Application submittal, the applicant has indicated the 
location of a proposed drywell. The applicant must submit more detailed drawings for the proposed 
drainage plan indicating grading, catch basins, piping, and drywells (KMC §17.96.040.C.2b & KMC 
§17.96.060.C.1-4).  

• The applicant must submit a utilities plan indicating the location and size of water and sewer mains as 
well as gas, electric, TV and phone services (KMC §17.96.040.C.2c & KMC §17.96.060.D.1-3).  

• Per KMC §17.96.060.D.2, utilities shall be located underground and utility, power, and communications 
lines within the development site should be concealed from public view. The applicant needs to 
coordinate with Idaho Power regarding relocating or removing the existing power pole adjacent to the 
alley prior to Design Review.  

• The applicant must provide a snow storage plan with the snow storage area calculation (snow storage 
areas shall not be less than 30% of improved parking and pedestrian circulation areas) and include 
associated dimensions (KMC §17.96.060.H).  

• The applicant must submit a construction management plan showing where staging will occur, where 
materials are stored, and a parking plan for contractors (KMC §17.96.040.C.2j).  

• The Roof Plan (Sheet A2.14) of the Pre-Application submittal indicates the siting of a stair tower, deck, 
and solar equipment affixed to the roof. The applicant must indicate the setback of all proposed non-
habitable structures affixed on the roof at Design Review. All non-habitable structures located on 
building roof tops must be setback 10 ft from all building facades. The applicant must also provide the 
maximum height of the perimeter wall enclosing the roof top deck. The perimeter wall may not exceed 
4 ft above the roof surface height and must be at least 75% transparent. 

• The garbage storage area is not indicated on the drawings for the Pre-Application Design Review 
submittal. The applicant shall indicate the location of the garbage storage area at Design Review. The 
garbage storage area shall be screened from public view and located off of the alley.   

• The project design incorporates flat roofs and associated roof overhangs including above the entrance 
to the building. The applicant has not specifically indicated whether these design elements are 
intended for weather protection.  Per KMC §17.96.060.F.8, building design shall include weather 
protection which prevents water to drip or snow to slide on areas where pedestrians gather and 
circulate or onto adjacent properties. The applicant shall address weather protection for gathering and 
circulation at Design Review. 

• The applicant must address plans for sidewalk connectivity at Design Review. The applicant should 
address connections to both the existing sidewalk adjacent to Lot 5 of Block 13 and future connections 
along Washington Avenue adjacent to Lots 7 and 8. 

• The applicant has indicated the removal of four (4) existing trees on the site. Trees determined by the 
City Arborists to be healthy and mature must be replaced by the applicant on or off site (KMC 
§17.96.070.D.1). The applicant must submit a plan for any required replacement trees at Design Review.  
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• Sheet A1.0 of the Pre-Application submittal indicates the installation of a Solar One street lamp and a 
bicycle rack on the new public sidewalk. The applicant must include the installation of a public amenity, 
such as a bench, for the Design Review application to be reviewed and approved by the Streets 
Department (KMC §17.96.060.J.1) 
 

Prior to issuance of a Building Permit, an Exceedance Agreement addressing the square footage above the 
permitted 1.0 Floor Area Ratio and the associated community housing contribution is required (KMC 
§17.124.040.B). Civil drawings for the proposed right-of-way and alley improvements must also be submitted to 
be reviewed and approved by the Streets Department prior to issuance of a Building Permit for the project.  

 
COMPREHENSIVE PLAN ANALYSIS:  
The proposed construction of the new mixed-use building is consistent with the uses, goals, and policies listed 
below as specified within the 2014 Comprehensive Plan.  
 

Table 1.  Comprehensive Plan Analysis  
SUPPORTING 

SECTION SUMMARY OF COMPLIANCE WITH THE 2014 COMPREHENSIVE PLAN 

Future Land Use 

Mixed-Use 
Commercial 

This Mixed-Use Commercial category is intended to promote a wide range of land uses, 
including offices, medical facilities, health/wellness-related services, recreation, government, 
residential, and services. General retail is limited to the downtown core. (Areas in the ACI with 
this designation will require evaluation with regard to the provision of access, utility service, 
safety, and environmental impacts.) 

Community Design and Neighborhoods 
Policy CD-1.1 
Unique Design 
Elements for 
Identifiable 
Neighborhoods 

Each neighborhood or district should include a mix of design elements that will reinforce its 
unique design quality. 
 

Policy CD-1.3 
Compatible Infill and 
Redevelopment 
Projects  

Infill and redevelopment projects should be contextually appropriate to the neighborhood and 
development in which they will occur. Context refers to the natural and manmade features 
adjoining a development site; it does not imply a certain style.  

Housing 
Policy H-1.4 
Integrated Housing 
in Business and 
Mixed-Use Areas  

Housing should be integrated into the downtown core and light industrial areas, and close to 
the ski base. The resulting mix of land use will help promote a greater diversity of housing 
opportunities as well as social interactions.  

Mobility 
Policy M-1.3 
Compact 
Development and 
Housing Downtown 
and in Activity 
Centers 

Encourage compact development, mixed uses, and additional housing density in the 
downtown and in high-activity areas. This will increase opportunities for walking, bicycling and 
transit ridership and reduce vehicle traps.  

 
 

Table 2. Requirements for All Applications  

City Department Comments 
Compliant  

Yes No N/A City Code City Standards and Staff Comments 
☐ ☒ ☐ 17.96.040 Complete Application 
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Table 3: Zoning Standard Analysis 

See list of Outstanding Action Items.  

☒ ☐ ☐ 
Fire Department: 
 See Attachment C for Fire Department comment. 

☒ ☐ ☐ 

Streets Department:  
• The applicant must improve the adjacent alley to City standards. Civil drawings for the 

proposed alley improvements must be submitted for the Building Permit application to be 
reviewed and approved by the Streets Department.  

• The applicant must provide a plan for winter maintenance of the alley.  
• The Washington Avenue right-of-way must be improved to City standards including sidewalk, 

curb, and gutter improvements. The installation of a new sidewalk has been indicated on the 
Site Plan (Sheet A1.0). The applicant shall submit civil drawings for the proposed right-of-way 
improvements to be reviewed and approved by the Streets Department prior to issuance of a 
Building Permit for the project.  

• The applicant must address plans for sidewalk connectivity at Design Review. The applicant 
should address connections to both the existing sidewalk adjacent to Lot 5 of Block 13 and 
future connections along Washington Avenue adjacent to Lots 7 and 8. 

• The applicant has indicated the installation of one (1) street lamp and a bicycle rack on Sheet 
A1.0 of the submittal. The final siting of the street lamp, bicycle rack, and all street furnishings 
shall be reviewed and approved by the Streets Department prior to issuance of a Building 
Permit for the project.  

☐ ☒ ☐ 

Utilities:  
• The applicant must submit a utilities plan must indicating the location and size of water and 

sewer mains at Design Review (KMC §17.96.040.C.2c & KMC §17.96.060.D.1-3).  
• The Utilities Department will provide further comment at Design Review following the 

submittal of the required utilities plan. 

☒ ☐ ☐ 

Parks/Arborist: 
•  The City Arborist has reviewed the Landscape Plan indicated on Sheet L1.0 of the Pre-

Application submittal and approves the proposed species and siting.   
• The applicant has indicated the removal of four (4) existing trees on the site. Trees determined 

by the City Arborists to be healthy and mature must be replaced by the applicant on or off site 
(KMC §17.96.070.D.1). 

•  Any trees proposed to be installed within the Washington Avenue right-of-way will require a 
Sidewalk Easement Agreement to ensure safe pedestrian and bicycle traffic. Any street trees 
and associated easement agreement must be reviewed and approved by the Streets 
Department and City Arborist.  

☐ ☐ ☐ 
Building:   
The building must meet 2012 International Building Code and Title 15 Buildings and Construction of 
Ketchum Municipal Code. 

☒ ☐ ☐ 
Planning and Zoning: 
Comments are denoted throughout the Staff Report.  

Compliance with Zoning Standards 
Compliant Standards and Staff Comments 

Yes No N/A Guideline City Standards and Staff Comments 

☒ ☐ ☐ 17.12.040 Minimum Lot Area 
Staff Comments Required: 5,500 square feet minimum 

Existing: 5,500  square feet existing 
☒ 
 

☐ 
 

☐ 
 

17.124.040 Floor Area Ratios and Community Housing 
Staff Comments Permitted in Community Core Sub-district 2 (CC-A) 

Permitted Gross FAR: 1.0 
Permitted Gross FAR with Inclusionary Housing Incentive: 2.25 
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Proposed Mixed-Use Building Gross Floor Area: 8,008 sq ft 
Lot 6 Area: 5,500 sq ft 
FAR Proposed: 1.5 (8,008 sq ft/5,500 sq ft lot area) 
Increase Above Permitted FAR:2,508 sq ft 
20% of Increase: 502 sq ft 
Net Livable (15% Reduction): 426 sq ft 
Community Housing In-Lieu Fee: $101,388 
The First Floor Plan (Sheet A2.11) of the Pre-Application submittal includes ta 504 sq 
ft community housing unit. 

☐ ☒ ☐ 17.12.040 Minimum Building Setbacks 
Staff Comments Required: 

Front (N Washington Avenue): 0’  
Adjacent to alleyway (Rear): 3’ 
Interior Side: 0’ 
Cantilevered decks and overhangs: 0’ 
Non-habitable structures, fixed amenities, solar and mechanical equipment affixed to 
a roof from all building facades: 10’  
 
Proposed: 
Front (N Washington Avenue): 5’  
Adjacent to alleyway (Rear): 3’    
Interior Side(E): 0’ 
Interior Side(W): 3’ 
Cantilevered decks overhangs: 0’ 
 
Non-habitable structures, fixed amenities, solar and mechanical equipment affixed to 
a roof from all building facades: Sheet A2.14 of the Pre-Application submittal 
indicates the siting of non-habitable structures and solar equipment affixed to the 
roof. The applicant shall indicate the setback of all proposed non-habitable structures 
affixed on the roof at Design Review. The potential 556 sq ft solar array appears to 
encroach within the required 10 ft setback.  

☒ ☐ ☐ 17.12.030 Building Height 
Staff Comments Maximum Permitted: 42’  

Non-habitable structures located on building roof tops: 10’ 
Roof top solar and mechanical equipment above roof surface: 5’ 
 
Proposed:  
Building Height: 35’-4’’ 
Non-habitable Roof Deck and Stair Tower: 9’ 
Total Building Height with Non-habitable Structure: 44’-4’’ 
 
The applicant must indicate the height of the perimeter wall enclosing the roof top 
deck at Design Review. The perimeter wall may not exceed 4 ft above the roof surface 
height and must be at least 75% transparent.  
 
On Sheet A2.14 of the Pre-Application submittal, the applicant has indicated a 
potential solar array zone. The potential roof mounted solar array may not exceed 5 ft 
in height above the maximum 42 ft height allowed in the CC-2 Zoning District.  

☐ ☐ ☒ 17.125.030.H Curb Cut 
Staff Comments Required:  

A total of 35% of the linear footage of any street frontage can be devoted to access to 
off street parking.  
Proposed:  No curb cut is proposed. Vehicular access to the mixed-use building will be 
provided from the alleyway. 

17.125.40 Parking Spaces 
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☒ ☐ ☐ Staff Comments Off-street parking standards of this chapter apply to any new development and to any 
new established uses.  
 
17.125.040 Off Street Parking and Loading Calculations:  
A.1. Multiple Uses: Lots containing more than one use shall provide parking and 
loading in an amount equal to the total of the requirements for all uses, unless a use is 
exempted by this chapter or a reduction is approved through a shared parking plan or 
Parking Demand Analysis in compliance with this chapter. 
 
Non-residential, in zoning districts other than LI-1, LI-2, and LI-3:  
1 parking space per 1,000 gross square feet.  
Residential multiple-family dwelling within the Community Core (CC) District and 
the Tourist (T) District, Tourist 3000 (T-3000), and Tourist 4000 (T-4000):  
Units 750 square feet or less: 0 parking spaces 
 
17.125.040(C) Exemptions: In the Community Core (CC) and Tourist (T) zoning 
districts the following uses meeting the definitions found in 17.08.020 are exempt 
from providing off street parking: 
a. Community housing. 
c. The first five thousand five hundred (5,500) gross square feet of retail trade. The 
first five thousand five hundred (5,500) gross square feet of a space occupied by a 
tenant is exempt, additional square footage is subject to the ratio of one parking 
space per one thousand (1,000) gross square feet. 
 
Required:  
First-Floor Commercial: 2,143 gross sq ft requires 2 parking spaces 
The First Floor Plan (Sheet A2.11) of the Pre-Application submittal indicates that the 
first-floor space is Commercial/Retail. Any portions and up to 5,500 gross sq ft of 
commercial space dedicated to retail trade may be exempt from the parking 
requirement. 
 
Residential: Unit greater than 2,001 sq ft requires 2 parking spaces   
Community Housing Unit: Exempt 
 
Total Parking Spaces Required: 4 
 
Proposed: 4 parking spaces.  
 
One of the proposed parking spaces is a compact vehicle space compliant with 
required dimensional standards contained in KMC §17.125.030.B.2. 
 
The existing power pole indicated on Sheet A1.0 may obstruct access to one (1) of the 
proposed parking spaces. Per KMC §17.125.030.C, all area counted as off street 
parking space shall be unobstructed and kept clear of snow and free of other uses. Per 
KMC §17.96.060.D.2, utilities shall be located underground and utility, power, and 
communications lines within the development site should be concealed from public 
view.  All utilities within the development site must be underground and the applicant 
must coordinate with Idaho Power regarding relocating or removing the existing 
power pole adjacent to the alley prior to Design Review.   

☒ ☐ ☐ 17.18.130 & 
17.18.20 

Zoning Matrix  
 

   Staff Comments 17.18.130: Community Core District     
A. Purpose: The purpose of the CC community core district is to promote a compact and 
cohesive center of commerce and culture, to promote an attractive and safe pedestrian 
environment which includes sidewalks, gathering spaces, streetscape amenities and 
landscaping, to retain the unique small town scale and character and to encourage buildings 
which respect Ketchum's historical and geographic context while providing diversity. 
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Table 4: Design Review Standards for all projects  
Design Review Requirements 

IMPROVEMENTS AND STANDARDS: 17.96.060 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.96.060(A)(1) 

Streets 
The applicant shall be responsible for all costs associated with providing a 
connection from an existing city street to their development. 

Staff Comments The subject property is an interior lot with street frontage along N Washington Avenue 
and the proposed development will be accessed from the alley. This standard has been 
met. 

☐ ☐ ☒ 17.96.060(A)(2) 
Streets 

All street designs shall be approved by the City Engineer. 

Staff Comments The street design does not change with this proposal.   
☒ ☐ ☐ 17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall 

install sidewalks as required by the Public Works Department.    
Staff Comments The applicant shall install a sidewalk adjacent to the development. The applicant has 

included design plans for the right-of-way improvements on Sheet A1.0 of the Pre-
Application submittal, which include the installation of a 5 ft sidewalk. The applicant 
must submit civil drawings for the associated right-of-way improvements to be 
reviewed and approved by the Streets Department. See Table 2 for comment from the 
Streets Department. The applicant must address plans for sidewalk connectivity at 
Design Review. The applicant should address connections to both the existing sidewalk 
adjacent to Lot 5 of Block 13 and future connections along Washington Avenue 
adjacent to Lots 7 and 8. 

☒ ☐ ☐ 17.96.060 (B)(2)c Sidewalk width shall conform to the City’s right-of-way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Staff Comments The proposed 5 ft sidewalk width conforms to the City’s right-of-way standard for new 
development adjacent to 60 ft right-of-way roads. The applicant must submit civil 
drawings for the associated right-of-way improvements to be reviewed and approved 
by the Streets Department. See Table 2 for comment from the Streets Department. 

☐ ☐ ☒ 17.96.060 (B)(3) Sidewalks may be waived if one of the following criteria is met: 
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.    

Compatible mixed uses including retail, office, residential and cultural uses are encouraged. 
Commercial uses are concentrated in the CC district which is consistent with the city's 
comprehensive plan and the downtown master plan. 
 
17.08.020 – Definitions 
 
MIXED USE: Properties on which various uses, such as office, commercial, institutional, and 
residential, are combined in a single building or on a single site in an integrated development 
project with significant functional interrelationships and a coherent physical design.  
 
FLOOR AREA, GROSS: The sum of the horizontal area of the building measured along the 
outside walls of each floor of a building or portion of a building, including stair towers and 
elevators on the ground floor only, and fifty percent (50%) of atriums over eighteen feet (18') 
plate height, but not including basements, underground parking areas or open unenclosed 
decks. Parking areas covered by a roof or portion of the building and enclosed on three (3) or 
more sides by building walls are included. Four (4) parking stalls for developments on single 
Ketchum town site lots of five thousand six hundred (5,600) square feet in size or less are not 
included in the gross floor area calculation. 
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Staff Comments N/A. The project is required to install a sidewalk equal to the length of the subject 
property line adjacent to N Washington Avenue.  

☒ ☐ ☐ 17.96.060 (B)(4) The length of sidewalk improvements constructed shall be equal to the length of the 
subject property line(s) adjacent to any public street or private street. 

Staff Comments Sheet A1.0 indicates that the length of the proposed sidewalk will be constructed equal 
to the length of the subject property line adjacent to N Washington Avenue.  

☒ ☐ ☐ 17.96.060 (B)(5) New sidewalks shall be planned to provide pedestrian connections to any existing or 
future sidewalks adjacent to the site. In addition, sidewalks shall be constructed to 
provide safe pedestrian access to and around a building.   

Staff Comments The proposed sidewalk will provide a pedestrian connection to the existing sidewalk 
adjacent to Lot 5 on Block 13. The sidewalk will provide pedestrian access to and 
around the building by connecting to concrete pavers on the site. The new sidewalk 
must be designed to allow a future connection along Washington Avenue adjacent to 
Lot 7 and 8 of Block 13. 

☐ ☐ ☒ 17.96.060 (B)(6) The City may approve and accept voluntary cash contributions in-lieu of the 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 one hundred ten percent (110%) 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. 

Staff Comments N/A, Staff does not recommend a voluntary cash contribution in-lieu of improvements 
for this project. 

☐ ☒ ☐ 17.96.060(C)(1) All storm water shall be retained on site.  
Staff Comments The applicant has indicated the location of a proposed drywell on Sheet A2.10 of the 

Pre-Application submittal. The applicant must submit civil drawings for the required 
Drainage Plan at Design Review.  

☐ ☒ ☐ 17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 

Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(C)(1). All drainage 
improvements shall require approval from the Streets Department prior to issuance of 
a Building Permit for the project.  

☐ ☒ ☐ 17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(C)(1). 
☐ ☒ ☐ 17.96.060(C)(4) Drainage facilities shall be constructed per City standards.  

Staff Comments The applicant must submit more detailed drawings for the proposed Drainage Plan at 
Design Review. Drainage facilities shall be constructed per City standards and require 
approval from the Streets Department prior to issuance of a Building Permit for the 
project.  

☐ ☒ ☐ 17.96.060(D)(1) All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Staff Comments Not depicted. The applicant must submit a Utilities Plan at Design Review. See Staff 
comment from the Utilities Department in Table 2. 

☐ ☒ ☐ 17.96.060(D)(2) Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Staff Comments Not depicted. The applicant must submit a Utilities Plan at Design Review. See above 
Staff comment for Ketchum Municipal Code §17.96.060(D)(1). 

☐ ☒ ☐ 17.96.060(D)(3) When extension of utilities is necessary all developers will be required to pay for and 
install two (2”) 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. 

Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(D)(1). 
☐ ☒ ☐ 17.96.060(E)(1) The project's materials, colors and signing shall be complementary with the 

townscape, surrounding neighborhoods and adjoining structures. 
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Staff Comments Building elevations are included on Sheets A0.0, A3.1, A3.2, and A3.3 of the submittal 
but do not indicate specifications for the associated materials. No signage is indicated 
on the proposed building facades.  One 11’’ x 17’’ materials and colors sample board 
showing all exterior materials used on the façade of the structure must be submitted 
at Design Review. 

☐ ☐ ☒ 17.96.060(E)(2) 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. 

Staff Comments N/A. There are no identified landmarks on the property.  
☐ ☐ ☒   17.96.060(E)(3) Additions to existing buildings, built prior to 1940, shall be complementary in design 

and use similar material and finishes of the building being added to. 
Staff Comments N/A. The proposed building is new construction.    

☒ ☐ ☐ 17.96.060(F)(1) Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and 
the entryway shall be clearly defined.  

Staff Comments As indicated on Sheet L1.0 of the Pre-Application Design Review submittal, the building 
entryway provides unobstructed pedestrian access to concrete pavers that will connect 
to the new sidewalk.   

☒ ☐ ☐ 17.96.060(F)(2) The building character shall be clearly defined by use of architectural features. 
Staff Comments The building utilizes stepped building forms and varying roof heights in conjunction 

with vertical and horizontal elements to break up the mass of the modular building. 
The front façade, which faces N Washington Avenue, incorporates material and color 
differentiation to provide undulation and relief and to reduce the appearance of bulk 
and flatness. Specifications for the associated materials shall be submitted by the 
applicant for the Design Review application. 
 
The front façade design incorporates windows and glass doors that showcase the 
commercial space.  The exposed chimney flues incorporate a modern element to the 
project design.  

☐ ☒ ☐ 17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project. 
Staff Comments Building elevations are included on Sheets A0.0, A3.1, A3.2, and A3.3 of the submittal 

but do not indicate specifications for the associated materials. One 11’’ x 17’’ materials 
and colors sample board showing all exterior materials used on the façade of the 
structure must be submitted for the Design Review application. 

☒ ☐ ☐ 17.96.060(F)(4) Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Staff Comments The proposed landscape features, including two (2) existing trees, shrubs, and planter 
boxes, serve to complement the proposed mixed-use building.  
 
No accessory structures have been proposed.  

☒ ☐ ☐ 17.96.060(F)(5) Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Staff Comments The proposed elevation views provided by the applicant demonstrate that all building 
walls provide undulation and relief, serving to reduce the appearance of bulk and 
flatness at all façades. The applicant is proposing a variation in architectural features 
and materials along all façades, which serves to provide depth and reduce the 
appearance of bulk and flatness.  

☒ ☐ ☐ 17.96.060(F)(6) Building(s) shall orient towards their primary street frontage.  
Staff Comments The front entrance of the proposed modular building orients towards N Washington 

Avenue, which is the sole street-fronting façade. 
☐ ☒ ☐ 17.96.060(F)(7) Garbage storage areas and satellite receivers shall be screened from public view and 

located off alleys. 
Staff Comments The garbage storage area is not indicated on the drawings for the Pre-Application 

Design Review submittal. The applicant shall indicate the location of the garbage 
storage area at Design Review. The garbage storage area shall be screened from public 
view and located off of the alley.   
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☐ ☒ ☐ 17.96.060(F)(8) Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Staff Comments The project design incorporates flat roofs and associated roof overhangs, including 
above the entrance to the building. The applicant has not specifically indicated 
whether these design elements are intended for weather protection. The applicant 
shall address weather protection for gathering and circulation at Design Review.  

☒ ☐ ☐ 17.96.060(G)(1) Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Staff Comments The Site Plan (Sheet A1.0) indicates the installation of one (1) bicycle rack located 
adjacent to the entryway to the mixed-use building on the new public sidewalk. The 
final siting of the bicycle rack shall be reviewed and approved by the Streets 
Department prior to issuance of a Building Permit for the project. 
 
No equestrian access is proposed or required. 
 
The proposed pedestrian accesses on the site as indicated on Sheets A1.0, A2.11, and 
L1.0 connect to the proposed public sidewalk.  

☐ ☐ ☒ 17.96.060(G)(2) Awnings extending over public sidewalks shall extend five (5’) feet or more across 
the public sidewalk but shall not extend within two (2’) feet of parking or travel 
lanes within the right of way. 

Staff Comments N/A as no awnings are proposed to extend over the right-of-way. A roof overhang 
extends to the property line adjacent to N Washington Avenue.  

☒ ☐ ☐ 17.96.060(G)(3) Traffic shall flow safely within the project and onto adjacent streets. Traffic includes 
vehicle, bicycle, pedestrian and equestrian use. Consideration shall be given to 
adequate sight distances and proper signage. 

Staff Comments The proposed parking area is accessed from the adjacent alleyway. The applicant shall 
improve the alleyway to City standards. Pedestrian access will be provided through the 
installation of a new sidewalk along N Washington Avenue as well as hardscape 
concrete pavers adjacent to the side facades of the mixed-use building. Staff does not 
recommend additional signage at this time.  

☐ ☐ ☒ 17.96.060(G)(4) Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
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.   

Staff Comments  No curb cut is proposed. The proposed parking area is located off of the alleyway. An 
increase to the minimum distance requirements is not recommended at this time.  

☒ ☐ ☐ 17.96.060(G)(5) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage 
trucks and similar service vehicles to all necessary locations within the proposed 
project. 

Staff Comments Emergency and service vehicles can access the site from N Washington Avenue and the 
alleyway, providing unobstructed access for emergency vehicles, snowplows, and 
garbage trucks. As required by the Streets Department, the adjacent alley must be 
improved to City standards. See Table 2 for Staff comment from the Streets 
Department.  

☐ ☒ ☐ 17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved 
parking and pedestrian circulation areas.   

Staff Comments The applicant shall submit a plan for snow storage at Design Review. The proposed 
snow storage areas shall not be less than 30% of the improved parking and pedestrian 
circulation area.    

☐ ☒ ☐ 17.96.060(H)(2) Snow storage areas shall be provided on-site. 
Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(H)(1). 

☐ ☒ ☐ 17.96.060(H)(3) A designated snow storage area shall not have any dimension less than five (5’) feet 
and shall be a minimum of twenty five (25) square feet.  

Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(H)(1).  
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☐ ☒ ☐ 17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Staff Comments The applicant must submit a snow storage plan at Design Review. If the applicant 
proposes a snow-melt system, Staff encourages the applicant to consider methods and 
best practices for reducing the energy consumption required for the associated system. 
Snow melt systems with the public right-of-way require a right-of-way encroachment 
permit between the City and property owner.   

☒ ☐ ☐ 17.96.060(I)(1) 
 

Landscaping is required for all projects. 

Staff Comments As indicated on Sheets A2.11, A2.12, L1.0 of the submittal, the applicant has proposed 
planter boxes at the exterior decks as well as two (2) existing trees and groupings of 
shrubs and other plantings. 

☒ ☐ ☐ 17.96.060(I)(2) 
 

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.  

Staff Comments As listed on Sheet L1.0 of the Pre-Application submittal, the landscape species include 
groupings of Western Yarrow, Goldenrod, Desert Globemallow, Gooseberry-Leaf 
Globe, Little Bluestem, and Sheep Fescue. The City Arborists has reviewed and 
approved the proposed landscape materials and vegetation types.  

☒ ☐ ☐ 17.96.060(I)(3) 
 

All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required.   

Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(I)(2). The proposed 
landscape plan and associated species has been reviewed and approved by the City 
Arborists.  

☒ ☐ ☐ 17.96.060(I)(4) 
 

Landscaping shall provide a substantial buffer between land uses, including, but not 
limited to, structures, streets and parking lots. The development of landscaped 
public courtyards, including trees and shrubs where appropriate, shall be 
encouraged. 

Staff Comments The proposed landscaping provides a sufficient buffer between the existing adjacent 
structures and N Washington Avenue.  

☐ ☒ ☐ 17.96.060(J)(1) 
 

Where sidewalks are required, pedestrian amenities shall be installed. 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. 

Staff Comments Sheet A1.0 of the Pre-Application submittal indicates the installation of a Solar One 
street lamp and bicycle rack on the new public sidewalk. The applicant shall include the 
installation of a public amenity, such as a bench, for the Design Review application to 
be reviewed and approved by the Streets Department.  

 
Table 5: Design Review Standards for Community Core Projects 

IMPROVEMENTS AND STANDARDS: 17.96.070 - Community Core (CC) Projects 
In addition to the requirements of section 17.96.060 of this chapter, unless otherwise specified, the standards of this section 

apply to projects in the Community Core district. The purpose of this section is to ensure the addition of high quality 
architecture for new development, while maintaining the unique character of existing building stock found in the 

Community Core. 
Yes No N/A City Code City Standards and Staff Comments 
☒ ☐ ☐ 17.96.070 A(1) Street trees, street lights, street furnishings, and all other street improvements shall 

be installed or constructed as determined by the Public Works Department. 
Staff Comments The applicant has indicated the installation of one (1) Solar One street lamp and one 

(1) bicycle rack on Sheet A1.0 of the Pre-Application submittal. Public amenities, such 
as a bench, are also required for the right-of-way improvements and the associated 
plan must be submitted at Design Review. Associated plans for the right-of-way 
improvements are subject to City standards as well as review and approval from the 
Public Works Department (Streets, Utilities, and City Engineer). 
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☐ ☐ ☒ 17.96.070(A)(2) 
Streets 

Street trees with a minimum caliper size of three (3”) inches, shall be placed in tree 
grates.  

Staff Comments The applicant has not included the installation of street trees in the design plans for 
the right-of-way improvements. The applicant has indicated the removal of four (4) 
existing trees on the site. Trees determined by the City Arborists to be healthy and 
mature must be replaced on or off site (KMC §17.96.070.D.1). 
 
 Any trees proposed to be installed within the Washington Avenue right-of-way will 
require a Sidewalk Easement Agreement to ensure safe pedestrian and bicycle traffic. 
The siting and species of the proposed street trees are subject to review and approval by 
the City Arborist and the Public Works Department (Streets, Utilities, and City Engineer). 

☐ ☐ ☒ 17.96.070(A)(3) Due to site constraints, the requirements if this subsection 17.96.070. (A) may be 
modified by the Public Works Department. 

Staff Comments N/A. The Public Works Department has not waived the requirements of subsection 17. 
96.070.A. 

☒ ☐ ☐ 17.96.070 (B)(1) Facades facing a street or alley or located more than five (5’) feet from an interior 
side property line shall be designed with both solid surfaces and window openings 
to avoid the creation of blank walls and employ similar architectural elements, 
materials, and colors as the front façade. 

Staff Comments All building facades have been designed to include both solid surfaces and 
window/door openings intended to avoid the creation of blank walls. Similar 
architectural elements used to create uniformity include a continuity of materials as 
well as flat roofs at varying heights.  

☒ ☐ ☐ 17.96.070 (B)(2) For nonresidential portions of buildings, front building facades and facades fronting 
a pedestrian walkway shall be designed with ground floor storefront windows and 
doors with clear transparent glass. Landscaping planters shall be incorporated into 
facades fronting pedestrian walkways.  

Staff Comments The applicant has proposed storefront windows and glass doors into the main entrance 
of the building. Landscaping has been proposed adjacent to front façade (N 
Washington Ave.). Landscape planters are also proposed to border the second-level 
roof deck, which faces the sidewalk.  

☒ ☐ ☐ 17.96.070 (B)(3) For nonresidential portions of buildings, front facades shall be designed to not 
obscure views into windows. 

Staff Comments The design of the front facing façade (N Washington Avenue) does not obscure views 
into windows. The design of the front façade incorporates windows and glass door 
providing views into the commercial space.   

☐ ☒ ☐ 17.96.070 (B)(4) Roofing forms and materials shall be compatible with the overall style and character 
of the structure. Reflective materials are prohibited. 

Staff Comments The proposed design of the mixed-use building incorporates flat roofs at varying 
heights, which is compatible with the design of the modular structure. One 11’’ x 17’’ 
materials and colors sample board showing all exterior materials used including the 
roofing system of the structure must be submitted at Design Review. Reflective 
materials are prohibited. 

☐ ☐ ☒ 17.96.070 (B)(5) All pitched roofs shall be designed to sufficiently hold all snow with snow clips, 
gutters, and downspouts. 

Staff Comments N/A as the project design does not incorporate any pitched roofs.  
☒ ☐ ☐ 17.96.070 (B)(6) Roof overhangs shall not extend more than three (3’) feet over a public sidewalk. 

Roof overhangs that extend over the public sidewalk shall be approved by the Public 
Works Department. 

Staff Comments The roof overhang extends to the property line but does not encroach over the 
adjacent right-of-way.   

☐ ☐ ☒ 17.96.070 (B)(7) Front porches and stoops shall not be enclosed on the ground floor by permanent or 
temporary walls, windows, window screens, or plastic or fabric materials. 

Staff Comments N/A. Front porches or stoops are not incorporated in the project design.  
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☐ ☒ ☐ 17.96.070(C)(1) Trash disposal areas and shipping and receiving areas shall be located within parking 
garages or to the rear of buildings. Trash disposal areas shall not be located within 
the public right of way and shall be screened from public views. 

Staff Comments The applicant must include the siting of the proposed trash disposal area at Design 
Review. Access to the trash disposal area must be provided off of the alleyway and 
screened from public view. 

☒ ☐ ☐ 17.96.070(C)(2) Roof and ground mounted mechanical and electrical equipment shall be fully 
screened from public view. Screening shall be compatible with the overall building 
design. 

Staff Comments The applicant has indicated the installation of a potential solar array zone on Sheet 
A2.14 of the Pre-Application submittal. The potential solar system must be setback 10 
ft from all building facades.  
 
No other roof or ground mounted equipment have been proposed with the Pre-
Application submittal. However, if roof or ground mounted equipment is proposed at 
Design Review, then the equipment shall be fully screened from public view. Roof 
mounted mechanical equipment will not exceed ten-feet (10’) over the maximum 
building height and must be set back a minimum of ten-feet (10)’ from building 
facades.  
 
The final screening, location, and height of all ground and roof mounted mechanical 
equipment shall be approved upon final inspection and prior to the issuance of a 
Building Permit.  

☐ ☒ ☐ 17.96.070(D)(1) When a healthy and mature tree is removed from a site, it shall be replaced with a 
new tree. Replacement trees may occur on or off site. 

Staff Comments The applicant has indicated the removal of four (4) existing trees on the site. Trees 
determined by the City Arborists to be healthy and mature must be replaced by the 
applicant on or off site (KMC §17.96.070.D.1). 
 
 Any trees proposed to be installed within the Washington Avenue right-of-way will 
require a Sidewalk Easement Agreement to ensure safe pedestrian and bicycle traffic. 
Any street trees and associated easement agreement must be reviewed and approved 
by the Streets Department and City Arborist. 

☐ ☐ ☒ 17.96.070(D)(2) Trees that are placed within a courtyard, plaza, or pedestrian walkway shall be 
placed within tree wells that are covered by tree grates. 

Staff Comments The applicant has indicated the location of two (2) existing trees to remain on site. The 
Landscape Plan on Sheet L1.0 of the Pre-Application submittal does not include the 
installation of new trees.  

☐ ☒ ☐ 17.96.070(D)(3) The city arborist shall approve all parking lot and replacement trees. 
Staff Comments See above Staff comment for Ketchum Municipal Code §17.96.060(D)(1). The City 

Arborists shall establish which of the four (4) trees require replacement and approve 
the species and siting of any required replacement tree.  

☐ ☐ ☒ 17.96.070(E)(1) Surface parking lots shall be accessed from off the alley and shall be fully screened 
from the street. 

Staff Comments N/A. No parking lots are proposed with the subject submittal.   

☐ ☐ ☒ 17.96.070(E)(2) Surface parking lots shall incorporate at least one (1) tree and one (1) additional tree 
per ten (10) onsite parking spaces. Trees shall be planted in landscaped planters, 
tree wells and/or diamond shaped planter boxes located between parking rows. 
Planter boxes shall be designed so as not to impair vision or site distance of the 
traveling public. 

Staff Comments N/A. See above Staff comment for Ketchum Municipal Code §17.96.060(E)(1). 
☒ ☐ ☐   17.96.070(E)(3) Ground cover, low lying shrubs, and trees shall be planted within the planters and 

planter boxes. Tree grates or landscaping may be used in tree wells located within 
pedestrian walkways.  
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Staff Comments All ground cover and low lying shrubs shall be planted within planters and planter 
boxes. The City Arborist has review and approved the proposed Landscape Plan 
indicated on Sheet L1.0 of the Pre-Application submittal.   

 ☒ ☐ ☐ 17.96.070(F)(1) One (1) bicycle rack, able to accommodate at least two (2) bicycles, shall be provided 
for every four (4) parking spaces as required by the proposed use. At a minimum, 
one (1) bicycle rack shall be required per development. 

Staff Comments The applicant is proposing the installation of one (1) new bike rack to accommodate 
two (2) bikes adjacent to the building entrance.  

☒ ☐ ☐ 17.96.070(F)(2) When the calculation of the required number of bicycle racks called for in this 
section results in a fractional number, a fraction equal to or greater than one-half 
(1/2) shall be adjusted to the next highest whole number. 

Staff Comments See Staff comment above. The fraction of the calculation is not equal to or greater 
than one-half.  

☒ ☐ ☐ 17.96.070(F)(3) Bicycle racks shall be clearly visible from the building entrance they serve and not 
mounted less than fifty (50’) feet from said entrance or as close as the nearest non-
ADA parking space, whichever is closest. Bicycle racks shall be located to achieve 
unobstructed access from the public right-of-way and not in areas requiring access 
via stairways or other major obstacles.  

Staff Comments The proposed bicycle rack is clearly visible from the building entrance and located less 
than 50 ft from the entryway to the building.   

 
 
STAFF RECOMMENDATION: 
Staff recommends advancement of the Pre-Application Design Review for the 760 N. Washington Avenue 
Mixed-Use Building to Design Review provided that all action items are addressed prior to the submission of a 
Design Review application.  
 
COMMSION OPTIONS: 

• Advance the Pre-Application to Design Review.  
• Continue the Pre-Application Design Review to a date certain.  

 
 
ATTACHMENTS:  
A. Application Form 
B. Plans 
D. Fire Department Comments 
 
  



ATTACHMENT A.  

APPLICATION FORM 







ATTACHMENT B. PLANS  

 



SITE:
760 WASHINGTON AVE

APPROXIMATE BUILDING
LOCATIONS

W
ASHINGTON AVE

8T
H ST

9T
H ST

7T
H ST

W
ARM SPRINGS RD

ALLEY

M
AIN ST

1ST AVE
SCALE : 1" = 60'-0"

2910 lincoln blvd
santa monica, ca 90405
p: 310.581.8500   f: 310.496.2167
www.livinghomes.net

DATE:

FABRICATOR
Plant Prefab
375 South Cactus Ave
Rialto, CA 92376
(909) 546 7411

GENERAL CONTRACTOR
Elias Construction
131 4th Street, Suite 211
Ketchum ID 83340
(208) 725 5400

STRUCTURAL ENGINEER

CIVIL ENGINEER
Galena Engineering
317 N. River St
Hailey, ID 83333
(208) 788 1705

MECHANICAL/PLUMBING ENGINEER

ELECTRICAL ENGINEER

GEOTECHNICAL
Butler Associates, Inc
P.O. Box 1034
Ketchum, ID 83340
(208) 720 6432

SURVEYOR
Benchmark Associates, P.A.
A.O. Box 733 100 Bell Dr
Ketchum, ID 83340
(208) 726 9512

760 WASHINGTON AVE
KETCHUM, ID 83340

Legal Description
APN:
Block:
Lot:

PROJECT:  WASHINGTON

RPK 00000 130060
13
6

DRAWN BY:
CHECKED BY:

JR
AS

8/
31

/2
01

8  
4:

41
: 2

7 
PM

A0.0
COVER SHEET

08/08/18

SHEET INDEX

BUILDING INFORMATION

VICINITY MAP

ARCHITECTURAL
A0.0
A1.0

A3.3

COVER SHEET
SITE PLAN

3D PERSPECTIVES W NEIGHBOR

A2.13 THIRD FLOOR PLAN

A2.10
A2.11
A2.12

BASEMENT PLAN
FIRST FLOOR PLAN
SECOND FLOOR PLAN

IS
SU

E 
FO

R
 P

R
E-

AP
P

X

A3.1 EXTERIOR ELEVATIONS
A2.14 ROOF PLAN

X
X
X
X
X
X
X
X

08
.0

9.
20

18

760 WASHINGTON AVE -
MIXED USE

SCOPE OF WORK

NEW MULTI-FAMILY FACTORY-BUILT RESIDENCE AND SITE BUILT 1ST FLOOR COMMERCIAL AND AFFORDABLE
HOUSING DEVELOPMENT.  FULLY SPRINKLERED (NFPA 13D + NFPA13).  STATE-APPROVED (3RD PARTY) AND
INSPECTED BY HCD.

FOUNDATION, FIRST FLOOR, ROOF DECKS AND STAIR TOWER TO BE SITE-BUILT.  REFER TO DRAWINGS FOR
CLARIFICATION.

USE
RESIDENTIAL (FIRST AND ABOVE) & COMMERCIAL RETAIL (1ST FLOOR)

OWNER
ANDREW AND KIM CASTELLANO

PROJECT DESIGNER
LIVINGHOMES, LLC.
2910 LINCOLN BLVD.
SANTA MONICA, CA 90405

CONTACT
JACK RICHARDSON
LIVINGHOMES
2910 LINCOLN BOULEVARD
SANTA MONICA,CA 90405
310.581.8500 X 6

760 WASHINGTON AVE
KETCHUM, ID
CC-D TRADITIONAL
R3
5'
3'
0' AND 3'
42' (3 STORY OR LESS) +
10' (FOR STAIR TOWER)
N/A

ZONING INFORMATION
ADDRESS:

ZONING:
OCCUPANCY
FRONT SETBACK:
REAR SETBACK:
SIDE SETBACKS:
MAX HEIGHT:

MAX FLOOR AREA:

GROSS & NET SQUARE FOOTAGE

BASEMENT: N/A N/A
1ST FLOOR: 2,201 SF 3,280 SF
2ND FLOOR: 2,801 SF 2,997 SF
3RD FLOOR: 1,578 SF 1,731 SF
ROOF: N/A N/A

TOTAL 6,580 SF 8,008 SF

GARAGE/CARPORT NOT INCLUDED 955.5 SF

HCD CERTIFIED DESIGN APPROVAL
AGENCY (DAA)

RADCO
3220 EAST 59TH STREET
LONG BEACH, CA  90805
562.272.7231

FABRICATOR
PLANT PREFAB
375 SOUTH CACTUS AVE
RIALTO, CA  92376
909.546.7411

5,495.63 SF
4,352.75 SF

4,353 / 5,496 = 79.2%
616.7 SF

4,353 + 617 = 4,970 SF
4,970 / 5,496 = 90.4%

42' + 10' STAIR TOWER
35' (44'-4" W STAIR)

4
4

PARCEL COVERAGE

LOT SIZE:
BUILDING FOOTPRINT:
% OF LOT COVERAGE (BUILDING):
HARDSCAPE:
TOTAL LOT COVERAGE:
% OF TOTAL LOT COVERAGE:
MAX ALLOWABLE BUILDING HEIGHT:
ACTUAL BUILDING HEIGHT:
PARKING SPACES REQUIRED:
PARKING SPACE PROVIDED:

NET GROSS

A3.2 3D PERSPECTIVES

X

NON RESIDENTIAL IN ZONE CC:
GROSS FLOOR AREA:
REQUIRED NON RES PARKING:
RESIDENTIAL IN ZONE CC:
RESIDENTIAL FLOOR AREA:
REQUIRED RES PARKING:

KMC 17.125.040 - PARKING REQ'S

1 PER 1,000 SF
2,140 SF

2
2 PER UNIT > 2,001 SF

4,728 SF
2

COMMUNITY HOUSING
GROSS FLOOR AREA:
LOT SQUARE FOOTAGE:
INCREASE IN SQUARE FOOTAGE:
MINIMUM COMMUNITY SQ FT
15% LIVABLE SPACE DISCOUNT:
PROVIDED COMMUNITY SF:

1 PER 1,000 SF
8,008 SF
5,495 SF

8,008 - 5,495 = 2,513 SF
2,513 X .2 = 503 SF
503 X .85 = 427 SF

504 SF

ISSUE FOR PRE-APP 2018.08.10
REISSUE FOR PRE-APP 2018.08.30

L1.0 LANDSCAPE PLAN

X
X
X
X
X
X
X
X
X
X
X

R
E-

IS
SU

E 
FO

R
 P

R
E-

AP
P

08
.3

0.
20

18



C
 W

AS
H

IN
G

TO
N

 A
VE

.
L

ALLEY

1.6'

2.5'

5815.5

5815.6

5815.55813.7

5813.9

5814.5

5814.2

POWER POLE

POWER POLE

N 45°37'55" E  100.13'

S
 
4
4
°2
1
'0
9
" 
E
 
 
5
4
.8
9
'

S 45°39'59" W  100.13'

N
 
4
4
°2
0
'4
4
" 
W
 
 
2
7
9
.2
3
'

20.0'

30.0'

SI
D

EW
AL

K

APPROXIMATE
BUILDING

APPROXIMATE
BUILDING

LOT 5

LOT 7

LOT 

LOT 2

LOT 3

POSTS

MAG
5813.4

103 FDRB4 POWER ENG

FDRB4 NC

FDRB4 NC

SET 1/2" REBAR LLJ

5816.3

5815.8

5815.8

5815.5

130

131

125

124

18' - 0"

9'
 - 

0"
9'

 - 
0"

9'
 - 

0"

8'
 - 

0"

16' - 0"

PL

PL

100' - 1 1/2"

54
' -

 1
0 

1/
2"

FRONT SETBACK

5' - 0"

REAR SETBACK

3' - 0"

SI
D

E  
SE

TB
A C

K

3'
 - 

0"

SI
D

E  
SE

TB
A C

K

3'
 - 

0"

54
' -

 1
0"

100' - 1 1/2"

POWER POLE

POWER POLE

LINE OF OPEN
OVERHANG ABOVE

COMPACT PARKING

D

U

U

PROPOSED NEW
SIDEWALK PER
KETCHUM PUBLIC
WORKS - 289 SF

5' - 0"

PROPOSED STREET
LAMP - EXACT LOCATION
TBD BY SOLAR ONE

PROPOSED 2 BICYCLE
PARKING RACK

ROW

30' - 0"

SIDEWALK

5' - 0"2' - 0"

PARALLEL PARKING

10' - 0"

DRIVE LANE WITH SHARROWS

13' - 0"

WASHINGTON AVE.
CL

PL

CURB &
GUTTER

NOTE:
EXACT SIDEWALK AND CURB ELEVATIONS
TO BE DEFINED BY CIVIL ENGINEER

2910 lincoln blvd
santa monica, ca 90405
p: 310.581.8500   f: 310.496.2167
www.livinghomes.net

DATE:

FABRICATOR
Plant Prefab
375 South Cactus Ave
Rialto, CA 92376
(909) 546 7411

GENERAL CONTRACTOR
Elias Construction
131 4th Street, Suite 211
Ketchum ID 83340
(208) 725 5400

STRUCTURAL ENGINEER

CIVIL ENGINEER
Galena Engineering
317 N. River St
Hailey, ID 83333
(208) 788 1705

MECHANICAL/PLUMBING ENGINEER

ELECTRICAL ENGINEER

GEOTECHNICAL
Butler Associates, Inc
P.O. Box 1034
Ketchum, ID 83340
(208) 720 6432

SURVEYOR
Benchmark Associates, P.A.
A.O. Box 733 100 Bell Dr
Ketchum, ID 83340
(208) 726 9512

760 WASHINGTON AVE
KETCHUM, ID 83340

Legal Description
APN:
Block:
Lot:

PROJECT:  WASHINGTON

RPK 00000 130060
13
6

DRAWN BY:
CHECKED BY:

JR
AS

8/
31

/2
01

8  
4:

41
: 2

7 
PM

A1.0
SITE PLAN

06/27/18

 1/8" = 1'-0"1 SITE PLAN

NON RESIDENTIAL IN ZONE CC = 1 PER 1,000 SF
GROSS FLOOR AREA = 2,140 SF
REQUIRED NON RES PARKING = 2
RESIDENTIAL IN ZONE CC = 2 PER UNIT 2,001 SF AND ABOVE
RESIDENTIAL FLOOR AREA = 4,728 SF
REQUIRED RES PARKING = 2
TOTAL PARKING SPACES = 4

KMC 17.125.040 - PARKING REQ'S NOTES :

- SIDEWALK TO BE CONSTRUCTED  ALONG WASHINGTON AVE BETWEEN PROPERTY
LINES PER KETCHUM CITY "60' ROW' STANDARDS
- ALLEY TO BE IMPROVED BETWEEN PROPERTY LINES WHERE REQUIRED PER
PUBLIC WORKS.
- STREET LAMP/S TO BE LOCATED AND INSTALLED PER SOLAR ONE

 1/4" = 1'-0"2 60' ROW DETAIL

ISSUE FOR PRE-APP 2018.08.10
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A2.10
BASEMENT PLAN
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 1/4" = 1'-0"1 BASEMENT

SQUARE FOOTAGE TABLE - BASEMENT

GROSS SQ FT

NET SQ FT

N/A

N/A

OVERALL SQ FT 1284
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FIRST FLOOR PLAN
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 1/4" = 1'-0"1 1ST FLOOR PLAN

SQUARE FOOTAGE TABLE - 1ST FLOOR

GROSS SQ FT

NET SQ FT

3,280 SQ FT

2,201 SQ FT

OVERALL SQ FT 4,350 SQ FT
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 1/4" = 1'-0"1 2ND FLOOR PLAN
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 1/4" = 1'-0"1 3RD FLOOR PLAN

 1/2" = 1'-0"
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SQUARE FOOTAGE TABLE - THIRD
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LOT 6
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EXISTING TREE TO REMAIN
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NEIGHBORING PROPERTY
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EXISTING TREE TO BE REMOVED

EXISTING TREE TO BE REMOVED

EXISTING TREE ON
NEIGHBORING PROPERTY

EXISTING TREE TO BE REMOVED

NOTE:

HARDSCAPE
CONCRETE PAVERS: 629.5 SF
DRIVEWAY: 138 SF

TREES DEEMED HEALTHY AND MATURE BY KETCHUM
WILL BE REPLACED ON OR OFF SITE.

55 SF

29.5 SF

92 SF

59 SF

HARDSCAPE CONCRETE
PAVERS TYP.

HARDSCAPE CONCRETE
PAVERS TYP.

CONCRETE DRIVEWAY

PLANTING: 1 & 2

PLANTING: 5 & 6

PLANTING: 5 & 6

PLANTING: 3 & 4

EXISTING SIDEWALK

EXISTING STRUCTURE
TO BE REMOVED

EXISTING STRUCTURE
TO BE REMOVED

EXISTING STRUCTURE
TO BE REMOVED
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 1/4" = 1'-0"1 LANDSCAPE PLAN SCIENTIFIC NAME COMMON NAME QUANTITY HEIGHT

ACHILLEA MILLEFOLIUM WESTERN YARROW 3

SOLIDAGO SPP. GOLDENROD 2

SPHAERALCEA AMBIGUA DESERT GLOBEMALLOW 3

SPHAERA. GROSSULARIIFOLIA GOOSEBERRY-LEAF GLOBE 3

1' - 3.5'
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ATTACHMENT C.  

FIRE DEPARTMENT COMMENTS  







  

 

 

 
 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

REGULAR MEETING OF SEPTEMBER 11, 2017 
 

PROJECT:  Felker Residence 
 
FILE NUMBER:  #18-111 
 
OWNERS: 5050 Ventures, LLC  
 
REPRESENTATIVE: Shane Felker 
 
REQUEST: Mountain Overlay Design Review for a new single-family residence.  
 
LOCATION:  255 Hillside Drive (Lot 33, Block 2, Warm Springs Sub #5, 11,325 s.f.) 
 
ZONING: General Residential – Low Density (GR-L) 
 
OVERLAY:  Mountain Overlay Design Review and Avalanche Overlay Zone 
 
NOTICE: Notice was mailed to adjacent property owners of the subject property on Monday, 

August 27th, 2018. 
 
REVIEWER:  Brittany Skelton, Senior Planner  
 
RECOMMENDATION:  Staff recommends approval of the Mountain Overlay Design Review application to 

Mountain Overlay Design Review, finding the application meets all applicable zoning 
and design review standards.  

 
ATTACHMENTS: A. Fire Department comments 
 B. Application 
 C. Architectural and Landscape plan set, exterior lighting specification and stonewood 

color specifications 
 D. Geotechnical report dated June 17, 2015 
 E. Geotechnical report update memo dated August 27, 2018 
 



Mountain Overlay Design Review, Felker Residence, September 10th, 2018 
City of Ketchum Planning & Building Department       Page 2 of 11 

BACKGROUND 
Mountain Overlay Design Review was considered by the Commission for the subject property in 2016 
(application #15-155), with approval given on February 8th, 2016.  The proposal at the time was to construct 
two detached townhomes. A one-year extension of the approval was given administratively on January 13th, 
2017 in accordance with KMC § 17.96.130. On January 8, 2018 the Commission granted an additional one-year 
extension of the Mountain Overlay Design Review approval. 
 
The applicant has modified their proposal for the subject property and is now seeking Mountain Overlay 
Design Review approval of a single-family residence and two accessory structures: a detached one-car garage 
with second story studio/workshop and a detached two-car garage with second story Accessory Dwelling Unit 
(ADU).  
 
The original proposal for the site included 5,076 gross square feet of development split evenly between the 
two proposed townhomes; the townhomes were mirror images of one another with the maximum height 
being 35’ and the maximum elevation 5904’. The proposed lot coverage was 28.9%. The new proposal consists 
of 4,508 gross square feet, a maximum height of 26’ (for the rear garage, when measured from existing grade), 
a maximum elevation of 5901’ and lot coverage of 22.7%. See sheets A 0.9 and L 1.to compare the footprints 
of the previously approved development with the footprints of the proposed development. 
 
The lot is currently vacant but is bordered by development on its east and west sides. The lot is located on the 
north side of Hillside Drive approximately 300’ from the intersection of Hillside Drive and Wanderer’s Way. The 
subject property is 0.26 acres in size (11,150 square feet) and is 125’ deep with a minimum elevation of 5867’ 
and a maximum elevation of 5887’, a slope of 16% on the western property boundary (20’ of elevation gain) 
and 11% on the eastern property boundary (14’ of elevation gain). Comparatively, there are a dozen parcels 
further west on Hillside Drive and Huffman Drive that range from 500’ to over 1,000’ in depth, with maximum 
elevations above 6300’ and slopes exceeding 25%. In other words, the subject property is relatively small and 
relatively flat in comparison to other properties within the Mountain Overlay.  
 
 
MOUNTAIN OVERLAY AND AVALCNHE ZONE 
The purpose of the Mountain Overlay zoning district is to protect the public health, safety and welfare of 
inhabitants of hillside areas; to encourage land uses harmonious with existing natural resources; to prohibit 
detrimental alteration of existing topography and terrain, leaving hillsides generally open and unobstructed, to 
prohibit scarring by roadways; to protect natural land features and wildlife habitat; to minimize or prohibit 
alteration of hilltops, rock outcrops, knolls and ridges; to facilitate adequate provision of public services and 
facilities through standards appropriate to local conditions; to minimize or prohibit detrimental effects on the 
natural topography, geology, soils, drainage, wildlife and vegetation; to carry out provisions contained in 
Ketchum’s comprehensive plan; to minimize the visual impact of building sites and access drives that are 
significantly higher than the vast majority of buildings sites in Ketchum; to protect hillsides in Ketchum which 
are physically and topographically unique due to their present lack of access roads and thus their lack of 
development; to direct building away from the higher elevations; and to assure the property owner is not 
deprived of economically viable use of his/her property.   
 
Building in the Avalanche overlay zoning district does not require approval from the Planning and Zoning 
Commission; rather, building in the Avalanche zone requires that construction plans be signed by an engineer 
licensed in Idaho to certify that the proposed construction as designed will withstand the avalanches set forth 
in the avalanche studies on file with the city. 
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Table 1: City Department Comments 

 
Table 2: Zoning Standards Analysis 

Compliance with Zoning Standards 
Compliant Standards and Staff Comments 

Yes No N/A Regulation City Standards and Staff Comments 

☒ ☐ ☐ 

17.12.030 Building Lot Coverage: 

Staff Comments Maximum Allowed Building Lot Coverage:  
35% 
Proposed Building Lot Coverage: 
The applicant is proposing 2,530 square feet of building coverage on a 11,150 
square foot lot, with a proposed building coverage of 22.7% 

☒ ☐ ☐ 

17.12.0030 Building Height 

Staff Comment Maximum Allowed Building Height:  
35 feet 
Proposed Building Height: 
Detached garage: 24.00’ (Roof 5901.17’ - Existing grade 5877.17’) 
Main residence: 25.67’ (Roof 5892.67’- Finished grade 5867.00’) 
Detached studio: 22.59’ (Roof 5888.09’ - Finish grade 5865.50’) 

☒ ☐ ☐ 

17.12.030 Building Height & Setbacks 

Staff Comments Minimum Allowed Building Setbacks: 
Front: 15 feet 
Rear: One (1) foot for every three (3’) in building height, or 15’, whichever is 
greater. 
Side: One (1) foot for every three (3’) feet in building height, or 5’, whichever is 
greater 

City Department Comments 

Compliant 
 

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

☒ ☐ ☐ 
Fire Department 

See attachment A. 

☒ ☐ ☐ 

Streets Department 
Comments are based on landscape plans dated 8/15, not revised set dated 8/31. 
 
Prior to issuance of a building permit: 

1) The plans need to show more civil information such as culvert size and material, drainage 

calculations for the drywells, driveway material, right-of-way (ROW) material, 

landscaping and irrigation in the ROW, slopes in the ROW not just the driveway, etc.  

2) All proposed work in the ROW must be approved and must be constructed to the city’s 

ROW standards. 

3) Driveway on the east side of the lot, drains onto the ROW, drywell should be placed on 

private property. 

4) May need a French drain at the low spot in the ROW. 

The streets department has no concerns with addressing the above concerns prior to issuance of a 

building permit. 

☒ ☐ ☐ 

Utilities 
1) No concerns with the proposed development connecting to water and sewer systems. 
2) Impact fees to be determined with submission of building permit. 

☒ ☐ ☐ 

Arborist 
1) City Arborist suggests offsetting Aspens further from front property line to minimize 

suckering in the right-of-way.  

☒ ☐ ☐ 
Building 
No comment. 

☒ ☐ ☐ 
Planning and Zoning 
Comments are included throughout the staff report.  
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Proposed Building Setbacks: 
 

 Height Required 
Side 

Side 
(W) 

Side 
(E) 

Front Rear 

Rear 
Garage 
+ ADU 

24.00’ 8’ 8’-2” 
>10.14

’ 
>15’ 15’ 

Main 
House 

25.67’ 8.56’ 
15-5 
¼” 

14’-5” >15’ >15’ 

Front 
Garage 
+ Studio 

22.59’ 7.53’ 12’ >7.53’ 15’ >15’ 

 

☒ ☐ ☐ 

17.125.030. H Street Frontage  

Staff Comments Maximum curb cut allowed:   
A maximum of thirty five percent (35%) of the linear footage of any street 
frontage can be devoted to access off street parking.  
 
Proposed: 
Subject property has 89.91’ of street frontage. 35% is 31.45’. Applicant is 
proposing two curb cuts – 10’ (westernmost) and 12’ (easternmost) for a total of 
22’ of curb cut. 

☒ ☐ ☐ 

17.125.050  Parking Spaces 

Staff Comments Required: 2.0 parking spaces 
 
Proposed: 3 garage, 2 parking pads, multiple driveway 

 
Table 3: Mountain Overlay Design Review Standards 

Mountain Overlay Design Review Standards 

EVALUATION STANDARDS: 17.107. 070.A 
Compliant Standards and Staff Comments 

Yes No N/A Reference City Standards and Staff Comments 

☒ ☐ ☐ 
17.104 MOUNTAIN 
OVERLAY 

Complete Application 

☒ ☐ ☐ 

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. 

Staff Comments There are no ridges or knolls identified on the subject parcel; the ridge line is 
located beyond the extent of the property boundary. 
 
Further, this property is not visible from an identified or protected view 
corridor. The most prominent street in the vicinity is Warm Springs Road. 
Because the eastern portion of Hillside Drive, where the subject property is 
located, has relatively shallow lot depths (under 150’) where maximum 
elevations are relatively low, existing residences and vegetation located on the 
southside of Hillside Drive, Belmont Drive, and the north side of Warm Springs 
Road provides ample screening.   

☒ ☐ ☐ 

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. 

Staff Comments Building, excavation, filling and vegetation disturbance will not have a material 
visual impact visible from a point within the city due to the location of the 
subject property and site characteristics described in evaluation of the previous 
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criteria 17.104.070.A.1 

☒ ☐ ☐ 

17.104.070. A.3 Driveway standards as well as other applicable standards contained in Street Standards 
Chapter 12.04 are met. 

Staff Comments The Streets Department has commented that prior to issuance of a building 
permit final approval of all proposed work in the right-of-way is required, but 
that the department has no concerns with addressing points of consideration 
raised during review of this proposal (Table 1, City Department Comments). 

☒ ☐ ☐ 

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.  

Staff Comments The Fire Department has reviewed the proposed design and has found that all 
access requirements for emergency vehicles has been met.  

☒ ☐ ☐ 

17.104.070. A.5 Significant rock outcroppings are not disturbed. 

Staff Comments There are no rock outcroppings on the subject property. There are however 
minor rock outcroppings north of the subject property, further up the hillside 
and outside of the 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. 

Staff Comments The applicant is aware of all building code requirements and indicates that this 
project will be compliant with all International Building Code 2012 and the 
Ketchum Fire Department requirements. All IBC, IFC and Ketchum Fire 
Department requirements shall be verified and met prior to the issuance of a 
building permit.    

☒ ☐ ☐ 

17.104.070. A.7 Public water and sewer service comply with the requirements of the City. 

Staff Comments Requirements for public water and service connection will be verified prior to 
issuance of a building permit. The City Utilities Department has indicated no 
anticipated issues with serving the subject property. 

☒ ☐ ☐ 

17.104.070. A.8 Drainage is controlled and maintained to not adversely affect other properties. 

Staff Comments The applicant proposes a combination of trench drains, drywells, and a catch 
basin to control draining on site, in addition to a culvert in the right-of-way. 
The Streets Department has commented (Table 1, City Department Comments) 
that prior to issuance of a building permit additional civil details will be 
required for review and approval. 

☒ ☐ ☐ 

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 the Ketchum planning department. Revegetation outside of 
this clear zone should be harmonious with the surrounding hillsides. 

Staff Comments No new roadway is proposed. The applicant is proposing two driveways: one 
minor in length toward the western side of the lot and one significantly longer 
driveway (approximately 90’ in length) on the eastern side of the lot. 
Excavation will be required in order to achieve the grade necessary to construct 
the eastern driveway.  
 
The applicant indicated verbally that siting of the rear garage and ADU at the 
rear of the property was done so that this structure, which will not be occupied 
full time, would be the portion of the development located within the highest 
avalanche risk area (Mears, red zone). Although the evaluation criteria include 
minimizing lengths of driveways, the eastern side of the lot however has a less 
steep, more gradual grade change than the western side of the lot and is the 
more appropriate side of the lot to locate the longer of the two driveways. 
With respect to the applicant’s rationale for siting the garage at the rear of the 
lot, staff supports the rear garage location and its driveway access. 
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The driveway will be asphalt and the berm and proposed Aspen and Colorado 
Spruce landscape buffer along the lot’s street frontage will serve to minimize 
views of the driveway from the street.    
 
All disturbed areas of the site will be revegetated with low combustible native 
and natural grasses (Fescue mix) and will be irrigated.   

☒ ☐ ☐ 

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. 

Staff Comments The subject property is 0.26 acres in size (11,150 square feet) and is 125’ deep 
with a minimum elevation of 5867’ and a maximum elevation of 5887’, a slope 
of 16% on the western property boundary and 11% on the eastern property 
boundary. In contrast, there are a dozen parcels further west on Hillside Drive 
and Huffman Drive that range from 500’ to over 1,000’ in depth, with 
maximum elevations above 6300’ and slopes exceeding 25% where location of 
development is of greater concern with respect to Mountain Overlay 
standards. In other words, the subject property is relatively small in size and 
relatively flat in comparison to other properties within the Mountain Overlay.  
 
That said, the footprint of the detached rear garage will encroach further up 
the hillside than the footprints of the structures on the adjacent properties and 
the driveway to reach the rear detached garage will be the longest driveway in 
the vicinity. However, the visual impact of the rear garage is obscured by the 
shed roof design and the siting of the garage behind the main residence. 
Additionally, all three structures are under 26’ in height as measured from 
existing grades to the highest points of the roofs, which is 9’ less than the 
maximum height permitted in the zoning district. 
 
All things considered, staff finds the proposed development to be sited in a 
location that is suitable for carrying out the purposes of this Ordinance.   

☒ ☐ ☐ 

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. 

Staff Comments Driveway accesses to not traverse 25% or greater slopes. 

☒ ☐ ☐ 
17.104.070. A.12 Utilities shall be underground. 

Staff Comments All utilities that serve the site and will be tied into are already underground.  

☒ ☐ ☐ 

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. 

Staff Comments Limits of disturbance are depicted on A 0.8, Construction Management Plan 
and sheet L 2.0, Grading Plan; the limit of disturbance coincides with the 
location proposed for construction fencing.  

☒ ☐ ☐ 

17.104.070. A.14 Excavations, fills and vegetation disturbance on hillsides not associated with the building 
construction shall be minimized. 

Staff Comments Excavation, fill and vegetation disturbances that are not associated with 
building construction have been minimized - all excavation, fill and vegetation 
disturbance is associated with construction of the building or the driveway 
(east) and parking area (west) that will serve the development.  

☒ ☐ ☐ 

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. 

Staff Comments No significant landmarks have been identified.  
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Table 4: Design Review Standards for all projects  
Design Review Requirements 

IMPROVEMENTS AND STANDARDS: 17.96.060 

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

☒ ☐ ☐ 17.96.060(A)(1) 
Streets 

The applicant shall be responsible for all costs associated with providing a 
connection from an existing city street to their development. 

Staff Comments The subject property has frontage on Hillside Drive. 

☐ ☐ ☒ 17.96.060(A)(2) 
Streets 

All street designs shall be approved by the City Engineer. 

Staff Comments No changes to the lanes of travel in the street are proposed at this time. However, 
should improvements be deemed necessary by the Streets Department, such designs 
shall be approved by the City Engineer.  

☐ ☐ ☒ 17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall 
install sidewalks as required by the Public Works Department.    

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(2)c Sidewalk width shall conform to the City’s right-of-way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(3) Sidewalks may be waived if one of the following criteria is met: 
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.    

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(4) The length of sidewalk improvements constructed shall be equal to the length of the 
subject property line(s) adjacent to any public street or private street. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(5) New sidewalks shall be planned to provide pedestrian connections to any existing or 
future sidewalks adjacent to the site. In addition, sidewalks shall be constructed to 
provide safe pedestrian access to and around a building.   

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(6) The City may approve and accept voluntary cash contributions in-lieu of the 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 one hundred ten percent (110%) 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. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☒ ☐ ☐ 17.96.060(C)(1) All storm water shall be retained on site.  

Staff Comments The applicant proposes to maintain all storm water on site and is aware of this 
requirement.  

☒ ☐ ☐ 17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 

Staff Comments See above.   

☒ ☐ ☐ 17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Staff Comments The applicant is aware that final drainage plans must receive city approval prior to 
issuance of a building permit.  

☒ ☐ ☐ 17.96.060(C)(4) Drainage facilities shall be constructed per City standards.  
Staff Comments The applicant is aware that final drainage plans must receive city approval prior to 

issuance of a building permit. 

☒ ☐ ☐ 17.96.060(D)(1) All utilities necessary for the development shall be improved and installed at the 
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sole expense of the applicant.  
Staff Comments The applicant is aware that any service connections to utilities are the sole 

responsibility of the applicant. 

☒ ☒ ☐ 17.96.060(D)(2) Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Staff Comments Underground utilities serve the subject property. 

☒ ☐ ☐ 17.96.060(D)(3) When extension of utilities is necessary all developers will be required to pay for and 
install two (2”) 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. 

Staff Comments Extension of utilities is not required. 

☒ ☐ ☐ 17.96.060(E)(1) The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Staff Comments The development utilizes a variety of natural materials (wood beams, metal roofing, 
cladding and fascia, stonewood architectural panels) in earth tones (walnut, hues of 
grey) that are complementary to adjoining structures and the mountain overlay 
location. 

☐ ☐ ☒ 17.96.060(E)(2) 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. 

Staff Comments N/A. There are no identified landmarks on the property.  

☐ ☐ ☒   17.96.060(E)(3) Additions to existing buildings, built prior to 1940, shall be complementary in design 
and use similar material and finishes of the building being added to. 

Staff Comments N/A. The subject property is currently vacant. 

☒ ☐ ☐ 17.96.060(F)(1) Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and 
the entryway shall be clearly defined.  

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☒ ☐ ☐ 17.96.060(F)(2) The building character shall be clearly defined by use of architectural features. 
Staff Comments The character of each of the three buildings is defined by architectural features such as 

shed roofs of corrugated metal supported by stained architectural-grade glulam 
beams, stonewood panels in a walnut hue at building corners, stucco panels in a grey 
hue on the remainder of building facades, and exterior decks with cable handrails. 
Additionally, each structure has ample glazing that serves to break up the façade. 

☒ ☐ ☐ 17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project. 
Staff Comments Each of the three structures utilizes the same palette of materials and colors. 

☒ ☐ ☐ 17.96.060(F)(4) Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Staff Comments Both accessory structures use the same palette of materials, in the same colors, as the 
main residence. No fences are proposed. Walls are proposed to be constructed of 
concrete and do not exceed 4’ in height. Proposed landscaping, consisting of natural 
grasses, shrubs, Colorado Spruce and Aspens, are sited in locations that complement 
the structures. Sod lawn is minimized, as is hardscape by the the inclusion of grass 
block parking areas. 

☒ ☐ ☐ 17.96.060(F)(5) Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Staff Comments Building walls provide undulation/relief, which is further enhanced by features such as 
decks, roof overhangs, and variation in materials and material color (stonewood 
panels in walnut and grey hued stucco paneling with reglets). Additionally, the 
locations of the three detached structures on the site results in a development that 
does not appear bulky or flat.  

☒ ☐ ☐ 17.96.060(F)(6) Building(s) shall orient towards their primary street frontage.  
Staff Comments The building orients toward Hillside Drive. 

☒ ☐ ☐ 17.96.060(F)(7) Garbage storage areas and satellite receivers shall be screened from public view and 
located off alleys. 

Staff Comments No satellite receivers are proposed. This is a residential project that will not have an 
exterior commercial garbage receptacle that needs screening. 
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☐ ☒ ☐ 17.96.060(F)(8) Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Staff Comments This is a residential project. Pedestrians will not gather on the property or circulate to 
adjacent properties. Nevertheless, the building has been designed with roof drains and 
downspouts that will drain water to drywells, which will prevent water dripping on 
residents. Additionally, the roofs slope away from exterior entrances and site 
circulation areas, such as the walkway connecting the main residence and the one car 
garage and workshop located at the front of the property. 

☒ ☐ ☐ 17.96.060(G)(1) Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Staff Comments The subject property is an infill site located within a residential neighborhood. The site 
is not contiguous to an existing pedestrian, equestrian, or bicycle access although there 
is a multi-use trail access (Heidelberg Hill trail) access three properties to the east on 
the north side of the intersection of Wanderer’s Way and Hillside Drive. No new 
pedestrian, equestrian or bicycle accesses are anticipated or proposed for the subject 
property to provide access to. 

☐ ☐ ☒ 17.96.060(G)(2) Awnings extending over public sidewalks shall extend five (5’) feet or more across 
the public sidewalk but shall not extend within two (2’) feet of parking or travel 
lanes within the right of way. 

Staff Comments N/A. 

☒ ☐ ☐ 17.96.060(G)(3) Traffic shall flow safely within the project and onto adjacent streets. Traffic includes 
vehicle, bicycle, pedestrian and equestrian use. Consideration shall be given to 
adequate sight distances and proper signage. 

Staff Comments The driveway accessing the rear garage is designed to allow a vehicle to turn around 
so that a vehicle does not have to back out of the driveway. The driveway accessing 
the front garage is minimal in length and backing out onto the low traffic, residential 
street the subject property is located on is appropriate, if necessary. 

☒ ☐ ☐ 17.96.060(G)(4) Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
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.   

Staff Comments The driveway entrances are located over 300’ away from the nearest intersection of 
two streets, the intersection of Hillside Drive and Wanderer’s Way. 

☒ ☐ ☐ 17.96.060(G)(5) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage 
trucks and similar service vehicles to all necessary locations within the proposed 
project. 

Staff Comments Unobstructed access to the site is provided by Hillside Drive. 

☒ ☐ ☐ 17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved 
parking and pedestrian circulation areas.   

Staff Comments The applicant indicates 2,400 square feet of proposed asphalt driveways, which 
requires 720 square feet of snow storage. A total of 1,200 square feet of snow storage 
areas, divided among five locations, including the two proposed grass block parking 
areas. Because the grass block parking pads are not required parking spaces, snow 
storage is permitted in these locations. 

☒ ☐ ☐ 17.96.060(H)(2) Snow storage areas shall be provided on-site. 
Staff Comments Snow storage is proposed on-site. 

☒ ☐ ☐ 17.96.060(H)(3) A designated snow storage area shall not have any dimension less than five (5’) feet 
and shall be a minimum of twenty five (25) square feet.  

Staff Comments Proposed snow storage areas range from 100 square feet to 400 square feet. No 
dimension of any snow storage area is less than 5’. 

☒ ☐ ☒ 17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Staff Comments The applicant is proposing on-site snow storage and has not proposed snow melt or 
hauling of snow. 

☒ ☐ ☐ 17.96.060(I)(1) 
 

Landscaping is required for all projects. 
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Staff Comments Landscape plans have been submitted with this proposal. 

☒ ☐ ☐ 17.96.060(I)(2) 
 

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.  

Staff Comments The city arborist has reviewed the landscape plans and finds the proposed tree, grass 
and shrub species to be appropriate.    

☒ ☐ ☐ 17.96.060(I)(3) 
 

All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required.   

Staff Comments The landscape materials (trees, shrubs, and natural/native grass mix is drought 
tolerant) are drought tolerant.  

☒ ☐ ☐ 17.96.060(I)(4) 
 

Landscaping shall provide a substantial buffer between land uses, including, but not 
limited to, structures, streets and parking lots. The development of landscaped 
public courtyards, including trees and shrubs where appropriate, shall be 
encouraged. 

Staff Comments The landscaping proposed for this residential project in the mountain overlay is 
appropriate. 

☐ ☐ ☒ 17.96.060(J)(1) 
 

Where sidewalks are required, pedestrian amenities shall be installed. 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. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

 
 

 Table 5: Comprehensive Plan Analysis 

SUPPORTING 
SECTION 

SUMMARY OF COMPLIANCE OF PROPOSED AMENDMENTS WITH THE 2014 
COMPREHENSIVE PLAN 

Future Land Use 

Low Density 
Residential 

Primary Uses: Single-family and duplex residences and accessory units. 

Secondary Uses: Supporting and complementary uses, including open space and 
recreation, agriculture/gardens, schools, places of worship, and other public uses. Senior 
housing facilities are also appropriate if compatible with the surrounding areas. 

The intent is for the average density of a residential area in this category is not to exceed 
about five units per acre. 

Characteristics and Location: New residences should be within neighborhoods that have 
pedestrian-oriented, connected local streets and sidewalks. New housing should also 
have access to parks, open space, schools, and other civic activities. Neighborhoods 
within this category should be accessible via local streets with access to collector streets 
for circulation. 

Community Design and Neighborhoods 

Goal CD-2 
Protect and enhance 
views 
of the surrounding 
mountains and 
natural features. 

Policy CD-2.2 - Mountain Overlay Zone 
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. 

Policy CD-2.4 Development Designed for Natural Feature Preservation 
Protect and incorporate natural features into newly developing areas. Conserve the 
natural patterns of streams, ridgelines, topography, riparian areas, and wildlife habitat 
areas. 

 
 
STAFF RECOMMENDATION 
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1. Approval of the Application: “Motion to approve the application from the owner 5050 Ventures LLC, 
represented by Shane Felker, for the Mountain Overlay Design Review application, finding the 
application meets the standards for approval under Chapter 17.96 of Ketchum Zoning Code with the 
following conditions: [insert conditions of approval here]” 

 
RECOMMENDED CONDITIONS 
Ketchum City Engineer, Streets, Utilities, Fire, Planning and Building Department requirements shall be met, 
including:  
1. All governing ordinances pertinent to the Fire Department, Building Department, Utilities Department, 

Street Department and Ketchum City Engineer shall be met prior to Certificate of Occupancy; 
2. Design review approval shall expire one (1) year from the date of the signature of the findings of fact, 

conclusions of law & decision, unless an extension is requested and granted per Chapter 17.96, 
Ketchum Municipal Code; 

3. Design review elements shall be completed prior to final inspection/occupancy; 
4. This Design Review approval is based on the plans and information presented and approved at the 

meeting on the date noted herein. The applicant shall submit a final revised plan for the official 
Planning Division files. Building Permit plans must conform to the approved mountain overlay design 
review plans unless otherwise approved in writing by the Commission or Planning Department.  Any 
building or site discrepancies which do not conform to the approved plans will be subject to removal; 

5. Construction fencing at the limits of disturbance shall be located on the site as approved by the 
Planning Department prior to any excavation or earthwork; 

6. A final drainage/grading plan for the subject property and the city right of way shall be submitted to 
the Planning Division for review and approval by the Planning Department, Streets Department, and 
City Engineer prior to the issuance of a building permit.  Such plan shall be designed and stamped by a 
licensed civil engineer;  

7. As the property is located within the Avalanche Zone, the project shall comply with all applicable 
standards located in Chapter 17.92 Avalanche Zone District prior to the issuance of a building permit.  

8. Any work in the right-of-way will require a right-of-way encroachment permit, reviewed and approved 
by the City before installation; and  

9. All exterior lighting must comply with City Code, Chapter 17.132 Dark Skies.  
 



A. Fire Department comments 

  







 

B. Application 

  





C. Architectural and Landscape plan set, exterior lighting specification and stonewood color 

specifications 
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2300KZ

Width: 5.0" 

Height: 15.5" 

Material: Aluminum 

Backplate Width: 4.5" 

Backplate Height: 8.3" 

Socket: 1-75w MED 

Dark Sky: Yes 

Notes: Reflector type or Par type lamp 
recommended. 

Extension: 6.8" 

TTO: 5.0" 

Certification: C-US Wet Rated 

View More (+)
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ARIA 2300KZ-LED
BUCKEYE BRONZE

WIDTH: 5.0"
HEIGHT: 15.5"
WEIGHT: 1.0 LBS

MATERIAL: ALUMINUM
BACKPLATE WIDTH: 4.5"
BACKPLATE HEIGHT: 8.3"
SOCKET: 1-5W DSLG-40 

*INCLUDED

DARK SKY: YES
LED INFO:

LUMENS: 400
COLOR TEMP: 2700k
CRI: 90
LED WATTAGE: 5w
INCANDESCENT
EQUIVALENCY:

40w

DIMMABLE: No
EXTENSION: 6.8"
TTO: 5.0"
CERTIFICATION: C-US WET RATED

UPC: 640665230062

 



Make An Impression
With a Vast Array of  Color
Exterior Design Options
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Not seeing what you want? Call 262-567-4427 or contact your local Stonewood Representative with your design ideas. 

Our team will guide you through the selection process.  

Actual colors may vary from the color on your screen or printed copy. Contact our team to request samples.

Blond Echo Monticello Maple Oak

Figured MahoganyKenya Mahogany Brighton Walnut Provincial Cherry

Berkshire Walnut

Columbian Walnut

Cocobala

Mambo

Montana Walnut Rio

Stonewood Architectural Panels offer a vast array of color.  
Create an unforgettable look for a fraction of the cost of European manufacturers.

Wood Grains • Articulate the warmth and beauty of  natural splendor with a variety of  wood grain panels. 
Available in a range from buttery, light grain maples to robust cherry and deep walnut surfaces, these wood grain  
designs distill elements of  raw sophistication into any project.
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Windsor MahoganyBiltmore CherryVictorian Cherry

Manitoba Maple Fonthill Pear 
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Not seeing what you want? Call 262-567-4427 or contact your local Stonewood Representative with your design ideas. 
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Actual colors may vary from the color on your screen or printed copy. Contact our team to request samples.

New Platinum

Innertone Light
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Ingot Grey

Ocean

Warm Neutral

Solids • Communicate in color. Whether you long for the subtle sophistication of  muted greys and creamy whites 
or the bold dynamism of  blacks and blues, our surfaces are available in a breadth of  dazzling colors. Do more than just 
add color, capture a mood.

White Antique White SandDesigner White  

Fashion Grey

Grey

PlatinumCobblestone Mercury

Onyx Aqua Lagoon

Slate GreyFoundry

Lapis BlueBlue Caraibe

Daniel
Polygon



D. Geotechnical report dated June 17, 2015 

  































E. Geotechnical report update memo dated August 27, 2018 





  

 

 

 
 

 
 
IN RE:     )  
     ) 
Felker Residence )  
Mountain Overlay Design Review )  KETCHUM PLANNING AND ZONING COMMISSION  
Date: September 10, 2018 )  FINDINGS OF FACT, CONCLUSIONS OF LAW AND     

) DECISION 
File Number:  #18-111   ) 

BACKGROUND FACTS 

 
PROJECT:  Felker Residence 
 
FILE NUMBER:  #18-111 
 
OWNERS: 5050 Ventures, LLC 
 
REPRESENTATIVE: Shane Felker 
 
REQUEST: Mountain Overlay Design Review for a new single-family residence.  
 
LOCATION:  255 Hillside Drive (Lot 33, Block 2, Warm Springs Sub #5, 11,325 s.f.) 
 
ZONING: General Residential – Low Density (GR-L) 
 
OVERLAY:  Mountain Overlay Design Review and Avalanche Overlay Zone 
 
NOTICE: Notice was mailed to adjacent property owners of the subject property on Monday, 

August 27th, 2018. 
 
 
BACKGROUND 
Mountain Overlay Design Review was considered by the Commission for the subject property in 2016 
(application #15-155), with approval given on February 8th, 2016.  The proposal at the time was to construct 
two detached townhomes. A one-year extension of the approval was given administratively on January 13th, 
2017 in accordance with KMC § 17.96.130. On January 8, 2018 the Commission granted an additional one-year 
extension of the Mountain Overlay Design Review approval. 
 
The applicant has modified their proposal for the subject property and is now seeking Mountain Overlay 
Design Review approval of a single-family residence and two accessory structures: a detached one-car garage 
with second story studio/workshop and a detached two-car garage with second story Accessory Dwelling Unit 
(ADU).  
 
The original proposal for the site included 5,076 gross square feet of development split evenly between the 
two proposed townhomes; the townhomes were mirror images of one another with the maximum height 
being 35’ and the maximum elevation 5904’. The proposed lot coverage was 28.9%. The new proposal consists 
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of 4,508 gross square feet, a maximum height of 26’ (for the rear garage, when measured from existing grade), 
a maximum elevation of 5901’ and lot coverage of 22.7%. See sheets A 0.9 and L 1.to compare the footprints 
of the previously approved development with the footprints of the proposed development. 
 
The lot is currently vacant but is bordered by development on its east and west sides. The lot is located on the 
north side of Hillside Drive approximately 300’ from the intersection of Hillside Drive and Wanderer’s Way. The 
subject property is 0.26 acres in size (11,150 square feet) and is 125’ deep with a minimum elevation of 5867’ 
and a maximum elevation of 5887’, a slope of 16% on the western property boundary (20’ of elevation gain) 
and 11% on the eastern property boundary (14’ of elevation gain). Comparatively, there are a dozen parcels 
further west on Hillside Drive and Huffman Drive that range from 500’ to over 1,000’ in depth, with maximum 
elevations above 6300’ and slopes exceeding 25%. In other words, the subject property is relatively small and 
relatively flat in comparison to other properties within the Mountain Overlay.  
 
 

Table 1: City Department Comments 

 
Table 2: Zoning Standards Analysis 

 

Compliance with Zoning Standards 
Compliant Standards and Staff Comments 

Yes No N/A Regulation City Standards and Staff Comments 

☒ ☐ ☐ 

17.12.030 Building Lot Coverage: 

Staff Comments Maximum Allowed Building Lot Coverage:  
35% 

City Department Comments 

Compliant 
 

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

☒ ☐ ☐ 
Fire Department 

See attachment A. 

☒ ☐ ☐ 

Streets Department 
Comments are based on landscape plans dated 8/15, not revised set dated 8/31. 
 
Prior to issuance of a building permit: 

1) The plans need to show more civil information such as culvert size and material, drainage 

calculations for the drywells, driveway material, right-of-way (ROW) material, 

landscaping and irrigation in the ROW, slopes in the ROW not just the driveway, etc.  

2) All proposed work in the ROW must be approved and must be constructed to the city’s 

ROW standards. 

3) Driveway on the east side of the lot, drains onto the ROW, drywell should be placed on 

private property. 

4) May need a French drain at the low spot in the ROW. 

The streets department has no concerns with addressing the above concerns prior to issuance of a 

building permit. 

☒ ☐ ☐ 

Utilities 
1) No concerns with the proposed development connecting to water and sewer systems. 
2) Impact fees to be determined with submission of building permit. 

☒ ☐ ☐ 

Arborist 
1) City Arborist suggests offsetting Aspens further from front property line to minimize 

suckering in the right-of-way.  

☒ ☐ ☐ 
Building 
No comment. 

☒ ☐ ☐ 
Planning and Zoning 
Comments are included throughout the staff report.  
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Proposed Building Lot Coverage: 
The applicant is proposing 2,530 square feet of building coverage on a 11,150 
square foot lot, with a proposed building coverage of 22.7% 

☒ ☐ ☐ 

17.12.0030 Building Height 

Staff Comment Maximum Allowed Building Height:  
35 feet 
Proposed Building Height: 
Detached garage: 24.00’ (Roof 5901.17’ - Existing grade 5877.17’) 
Main residence: 25.67’ (Roof 5892.67’- Finished grade 5867.00’) 
Detached studio: 22.59’ (Roof 5888.09’ - Finish grade 5865.50’) 

☒ ☐ ☐ 

17.12.030 Building Height & Setbacks 

Staff Comments Minimum Allowed Building Setbacks: 
Front: 15 feet 
Rear: One (1) foot for every three (3’) in building height, or 15’, whichever is 
greater. 
Side: One (1) foot for every three (3’) feet in building height, or 5’, whichever is 
greater 
 
Proposed Building Setbacks: 
 

 Height Required 
Side 

Side 
(W) 

Side 
(E) 

Front Rear 

Rear 
Garage 
+ ADU 

24.00’ 8’ 8’-2” 
>10.14

’ 
>15’ 15’ 

Main 
House 

25.67’ 8.56’ 
15-5 
¼” 

14’-5” >15’ >15’ 

Front 
Garage 
+ Studio 

22.59’ 7.53’ 12’ >7.53’ 15’ >15’ 

 

☒ ☐ ☐ 

17.125.030. H Street Frontage  

Staff Comments Maximum curb cut allowed:   
A maximum of thirty five percent (35%) of the linear footage of any street 
frontage can be devoted to access off street parking.  
 
Proposed: 
Subject property has 89.91’ of street frontage. 35% is 31.45’. Applicant is 
proposing two curb cuts – 10’ (westernmost) and 12’ (easternmost) for a total of 
22’ of curb cut. 

☒ ☐ ☐ 

17.125.050  Parking Spaces 

Staff Comments Required: 2.0 parking spaces 
 
Proposed: 3 garage, 2 parking pads, multiple driveway 

 
Table 3: Mountain Overlay Design Review Standards 

 

Mountain Overlay Design Review Standards 

EVALUATION STANDARDS: 17.107. 070.A 
Compliant Standards and Staff Comments 

Yes No N/A Reference City Standards and Staff Comments 

☒ ☐ ☐ 
17.104 MOUNTAIN 
OVERLAY 

Complete Application 

☒ ☐ ☐ 
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 
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negative impact on the objectives of this Ordinance. 

Staff Comments There are no ridges or knolls identified on the subject parcel; the ridge line is 
located beyond the extent of the property boundary. 
 
Further, this property is not visible from an identified or protected view 
corridor. The most prominent street in the vicinity is Warm Springs Road. 
Because the eastern portion of Hillside Drive, where the subject property is 
located, has relatively shallow lot depths (under 150’) where maximum 
elevations are relatively low, existing residences and vegetation located on the 
southside of Hillside Drive, Belmont Drive, and the north side of Warm Springs 
Road provides ample screening.   

☒ ☐ ☐ 

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. 

Staff Comments Building, excavation, filling and vegetation disturbance will not have a material 
visual impact visible from a point within the city due to the location of the 
subject property and site characteristics described in evaluation of the previous 
criteria 17.104.070.A.1 

☒ ☐ ☐ 

17.104.070. A.3 Driveway standards as well as other applicable standards contained in Street Standards 
Chapter 12.04 are met. 

Staff Comments The Streets Department has commented that prior to issuance of a building 
permit final approval of all proposed work in the right-of-way is required, but 
that the department has no concerns with addressing points of consideration 
raised during review of this proposal (Table 1, City Department Comments). 

☒ ☐ ☐ 

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.  

Staff Comments The Fire Department has reviewed the proposed design and has found that all 
access requirements for emergency vehicles has been met.  

☒ ☐ ☐ 

17.104.070. A.5 Significant rock outcroppings are not disturbed. 

Staff Comments There are no rock outcroppings on the subject property. There are however 
minor rock outcroppings north of the subject property, further up the hillside 
and outside of the 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. 

Staff Comments The applicant is aware of all building code requirements and indicates that this 
project will be compliant with all International Building Code 2012 and the 
Ketchum Fire Department requirements. All IBC, IFC and Ketchum Fire 
Department requirements shall be verified and met prior to the issuance of a 
building permit.    

☒ ☐ ☐ 

17.104.070. A.7 Public water and sewer service comply with the requirements of the City. 

Staff Comments Requirements for public water and service connection will be verified prior to 
issuance of a building permit. The City Utilities Department has indicated no 
anticipated issues with serving the subject property. 

☒ ☐ ☐ 

17.104.070. A.8 Drainage is controlled and maintained to not adversely affect other properties. 

Staff Comments The applicant proposes a combination of trench drains, drywells, and a catch 
basin to control draining on site, in addition to a culvert in the right-of-way. 
The Streets Department has commented (Table 1, City Department Comments) 
that prior to issuance of a building permit additional civil details will be 
required for review and approval. 

☒ ☐ ☐ 

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.  
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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 the Ketchum planning department. Revegetation outside of 
this clear zone should be harmonious with the surrounding hillsides. 

Staff Comments No new roadway is proposed. The applicant is proposing two driveways: one 
minor in length toward the western side of the lot and one significantly longer 
driveway (approximately 90’ in length) on the eastern side of the lot. 
Excavation will be required in order to achieve the grade necessary to construct 
the eastern driveway.  
 
The applicant indicated verbally that siting of the rear garage and ADU at the 
rear of the property was done so that this structure, which will not be occupied 
full time, would be the portion of the development located within the highest 
avalanche risk area (Mears, red zone). Although the evaluation criteria include 
minimizing lengths of driveways, the eastern side of the lot however has a less 
steep, more gradual grade change than the western side of the lot and is the 
more appropriate side of the lot to locate the longer of the two driveways. 
With respect to the applicant’s rationale for siting the garage at the rear of the 
lot, staff supports the rear garage location and its driveway access. 
 
The driveway will be asphalt and the berm and proposed Aspen and Colorado 
Spruce landscape buffer along the lot’s street frontage will serve to minimize 
views of the driveway from the street.    
 
All disturbed areas of the site will be revegetated with low combustible native 
and natural grasses (Fescue mix) and will be irrigated.   

☒ ☐ ☐ 

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. 

Staff Comments The subject property is 0.26 acres in size (11,150 square feet) and is 125’ deep 
with a minimum elevation of 5867’ and a maximum elevation of 5887’, a slope 
of 16% on the western property boundary and 11% on the eastern property 
boundary. In contrast, there are a dozen parcels further west on Hillside Drive 
and Huffman Drive that range from 500’ to over 1,000’ in depth, with 
maximum elevations above 6300’ and slopes exceeding 25% where location of 
development is of greater concern with respect to Mountain Overlay 
standards. In other words, the subject property is relatively small in size and 
relatively flat in comparison to other properties within the Mountain Overlay.  
 
That said, the footprint of the detached rear garage will encroach further up 
the hillside than the footprints of the structures on the adjacent properties and 
the driveway to reach the rear detached garage will be the longest driveway in 
the vicinity. However, the visual impact of the rear garage is obscured by the 
shed roof design and the siting of the garage behind the main residence. 
Additionally, all three structures are under 26’ in height as measured from 
existing grades to the highest points of the roofs, which is 9’ less than the 
maximum height permitted in the zoning district. 
 
All things considered, staff finds the proposed development to be sited in a 
location that is suitable for carrying out the purposes of this Ordinance.   

☒ ☐ ☐ 

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. 

Staff Comments Driveway accesses to not traverse 25% or greater slopes. 
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☒ ☐ ☐ 
17.104.070. A.12 Utilities shall be underground. 

Staff Comments All utilities that serve the site and will be tied into are already underground.  

☒ ☐ ☐ 

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. 

Staff Comments Limits of disturbance are depicted on A 0.8, Construction Management Plan 
and sheet L 2.0, Grading Plan; the limit of disturbance coincides with the 
location proposed for construction fencing.  

☒ ☐ ☐ 

17.104.070. A.14 Excavations, fills and vegetation disturbance on hillsides not associated with the building 
construction shall be minimized. 

Staff Comments Excavation, fill and vegetation disturbances that are not associated with 
building construction have been minimized - all excavation, fill and vegetation 
disturbance is associated with construction of the building or the driveway 
(east) and parking area (west) that will serve the development.  

☒ ☐ ☐ 

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. 

Staff Comments No significant landmarks have been identified.  

 
Table 4: Design Review Standards for all projects 

 
Design Review Requirements 

IMPROVEMENTS AND STANDARDS: 17.96.060 

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

☒ ☐ ☐ 17.96.060(A)(1) 
Streets 

The applicant shall be responsible for all costs associated with providing a 
connection from an existing city street to their development. 

Staff Comments The subject property has frontage on Hillside Drive. 

☐ ☐ ☒ 17.96.060(A)(2) 
Streets 

All street designs shall be approved by the City Engineer. 

Staff Comments No changes to the lanes of travel in the street are proposed at this time. However, 
should improvements be deemed necessary by the Streets Department, such designs 
shall be approved by the City Engineer.  

☐ ☐ ☒ 17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall 
install sidewalks as required by the Public Works Department.    

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(2)c Sidewalk width shall conform to the City’s right-of-way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(3) Sidewalks may be waived if one of the following criteria is met: 
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.    

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(4) The length of sidewalk improvements constructed shall be equal to the length of the 
subject property line(s) adjacent to any public street or private street. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(5) New sidewalks shall be planned to provide pedestrian connections to any existing or 
future sidewalks adjacent to the site. In addition, sidewalks shall be constructed to 
provide safe pedestrian access to and around a building.   

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☐ ☐ ☒ 17.96.060 (B)(6) The City may approve and accept voluntary cash contributions in-lieu of the above 
described improvements, which contributions must be segregated by the City and 
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not used for any purpose other than the provision of these improvements.  The 
contribution amount shall be one hundred ten percent (110%) 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. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☒ ☐ ☐ 17.96.060(C)(1) All storm water shall be retained on site.  

Staff Comments The applicant proposes to maintain all storm water on site and is aware of this 
requirement.  

☒ ☐ ☐ 17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 

Staff Comments See above.   

☒ ☐ ☐ 17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Staff Comments The applicant is aware that final drainage plans must receive city approval prior to 
issuance of a building permit.  

☒ ☐ ☐ 17.96.060(C)(4) Drainage facilities shall be constructed per City standards.  
Staff Comments The applicant is aware that final drainage plans must receive city approval prior to 

issuance of a building permit. 

☒ ☐ ☐ 17.96.060(D)(1) All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Staff Comments The applicant is aware that any service connections to utilities are the sole 
responsibility of the applicant. 

☒ ☒ ☐ 17.96.060(D)(2) Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Staff Comments Underground utilities serve the subject property. 

☒ ☐ ☐ 17.96.060(D)(3) When extension of utilities is necessary all developers will be required to pay for and 
install two (2”) 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. 

Staff Comments Extension of utilities is not required. 

☒ ☐ ☐ 17.96.060(E)(1) The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Staff Comments The development utilizes a variety of natural materials (wood beams, metal roofing, 
cladding and fascia, stonewood architectural panels) in earth tones (walnut, hues of 
grey) that are complementary to adjoining structures and the mountain overlay 
location. 

☐ ☐ ☒ 17.96.060(E)(2) 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. 

Staff Comments N/A. There are no identified landmarks on the property.  

☐ ☐ ☒   17.96.060(E)(3) Additions to existing buildings, built prior to 1940, shall be complementary in design 
and use similar material and finishes of the building being added to. 

Staff Comments N/A. The subject property is currently vacant. 

☒ ☐ ☐ 17.96.060(F)(1) Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and 
the entryway shall be clearly defined.  

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

☒ ☐ ☐ 17.96.060(F)(2) The building character shall be clearly defined by use of architectural features. 
Staff Comments The character of each of the three buildings is defined by architectural features such as 

shed roofs of corrugated metal supported by stained architectural-grade glulam 
beams, stonewood panels in a walnut hue at building corners, stucco panels in a grey 
hue on the remainder of building facades, and exterior decks with cable handrails. 
Additionally, each structure has ample glazing that serves to break up the façade. 

☒ ☐ ☐ 17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project. 
Staff Comments Each of the three structures utilizes the same palette of materials and colors. 



Findings of Fact, Mountain Overlay Design Review, Felker Residence, September 10, 2018 
City of Ketchum Planning & Building Department       Page 8 of 11 

☒ ☐ ☐ 17.96.060(F)(4) Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Staff Comments Both accessory structures use the same palette of materials, in the same colors, as the 
main residence. No fences are proposed. Walls are proposed to be constructed of 
concrete and do not exceed 4’ in height. Proposed landscaping, consisting of natural 
grasses, shrubs, Colorado Spruce and Aspens, are sited in locations that complement 
the structures. Sod lawn is minimized, as is hardscape by the the inclusion of grass 
block parking areas. 

☒ ☐ ☐ 17.96.060(F)(5) Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Staff Comments Building walls provide undulation/relief, which is further enhanced by features such as 
decks, roof overhangs, and variation in materials and material color (stonewood 
panels in walnut and grey hued stucco paneling with reglets). Additionally, the 
locations of the three detached structures on the site results in a development that 
does not appear bulky or flat.  

☒ ☐ ☐ 17.96.060(F)(6) Building(s) shall orient towards their primary street frontage.  
Staff Comments The building orients toward Hillside Drive. 

☒ ☐ ☐ 17.96.060(F)(7) Garbage storage areas and satellite receivers shall be screened from public view and 
located off alleys. 

Staff Comments No satellite receivers are proposed. This is a residential project that will not have an 
exterior commercial garbage receptacle that needs screening. 

☐ ☒ ☐ 17.96.060(F)(8) Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Staff Comments This is a residential project. Pedestrians will not gather on the property or circulate to 
adjacent properties. Nevertheless, the building has been designed with roof drains and 
downspouts that will drain water to drywells, which will prevent water dripping on 
residents. Additionally, the roofs slope away from exterior entrances and site 
circulation areas, such as the walkway connecting the main residence and the one car 
garage and workshop located at the front of the property. 

☒ ☐ ☐ 17.96.060(G)(1) Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Staff Comments The subject property is an infill site located within a residential neighborhood. The site 
is not contiguous to an existing pedestrian, equestrian, or bicycle access although there 
is a multi-use trail access (Heidelberg Hill trail) access three properties to the east on 
the north side of the intersection of Wanderer’s Way and Hillside Drive. No new 
pedestrian, equestrian or bicycle accesses are anticipated or proposed for the subject 
property to provide access to. 

☐ ☐ ☒ 17.96.060(G)(2) Awnings extending over public sidewalks shall extend five (5’) feet or more across 
the public sidewalk but shall not extend within two (2’) feet of parking or travel 
lanes within the right of way. 

Staff Comments N/A. 

☒ ☐ ☐ 17.96.060(G)(3) Traffic shall flow safely within the project and onto adjacent streets. Traffic includes 
vehicle, bicycle, pedestrian and equestrian use. Consideration shall be given to 
adequate sight distances and proper signage. 

Staff Comments The driveway accessing the rear garage is designed to allow a vehicle to turn around 
so that a vehicle does not have to back out of the driveway. The driveway accessing 
the front garage is minimal in length and backing out onto the low traffic, residential 
street the subject property is located on is appropriate, if necessary. 

☒ ☐ ☐ 17.96.060(G)(4) Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
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.   

Staff Comments The driveway entrances are located over 300’ away from the nearest intersection of 
two streets, the intersection of Hillside Drive and Wanderer’s Way. 

☒ ☐ ☐ 17.96.060(G)(5) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage 
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trucks and similar service vehicles to all necessary locations within the proposed 
project. 

Staff Comments Unobstructed access to the site is provided by Hillside Drive. 

☒ ☐ ☐ 17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved 
parking and pedestrian circulation areas.   

Staff Comments The applicant indicates 2,400 square feet of proposed asphalt driveways, which 
requires 720 square feet of snow storage. A total of 1,200 square feet of snow storage 
areas, divided among five locations, including the two proposed grass block parking 
areas. Because the grass block parking pads are not required parking spaces, snow 
storage is permitted in these locations. 

☒ ☐ ☐ 17.96.060(H)(2) Snow storage areas shall be provided on-site. 
Staff Comments Snow storage is proposed on-site. 

☒ ☐ ☐ 17.96.060(H)(3) A designated snow storage area shall not have any dimension less than five (5’) feet 
and shall be a minimum of twenty five (25) square feet.  

Staff Comments Proposed snow storage areas range from 100 square feet to 400 square feet. No 
dimension of any snow storage area is less than 5’. 

☒ ☐ ☒ 17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Staff Comments The applicant is proposing on-site snow storage and has not proposed snow melt or 
hauling of snow. 

☒ ☐ ☐ 17.96.060(I)(1) 
 

Landscaping is required for all projects. 

Staff Comments Landscape plans have been submitted with this proposal. 

☒ ☐ ☐ 17.96.060(I)(2) 
 

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.  

Staff Comments The city arborist has reviewed the landscape plans and finds the proposed tree, grass 
and shrub species to be appropriate.    

☒ ☐ ☐ 17.96.060(I)(3) 
 

All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required.   

Staff Comments The landscape materials (trees, shrubs, and natural/native grass mix is drought 
tolerant) are drought tolerant.  

☒ ☐ ☐ 17.96.060(I)(4) 
 

Landscaping shall provide a substantial buffer between land uses, including, but not 
limited to, structures, streets and parking lots. The development of landscaped 
public courtyards, including trees and shrubs where appropriate, shall be 
encouraged. 

Staff Comments The landscaping proposed for this residential project in the mountain overlay is 
appropriate. 

☐ ☐ ☒ 17.96.060(J)(1) 
 

Where sidewalks are required, pedestrian amenities shall be installed. 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. 

Staff Comments N/A. Sidewalks are not required in the Limited Residential (LR) zone. 

 
 

 Table 5: Comprehensive Plan Analysis 
 

SUPPORTING 
SECTION 

SUMMARY OF COMPLIANCE OF PROPOSED AMENDMENTS WITH THE 2014 
COMPREHENSIVE PLAN 

Future Land Use 

Low Density 
Residential 

Primary Uses: Single-family and duplex residences and accessory units. 

Secondary Uses: Supporting and complementary uses, including open space and 
recreation, agriculture/gardens, schools, places of worship, and other public uses. Senior 
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housing facilities are also appropriate if compatible with the surrounding areas. 

The intent is for the average density of a residential area in this category is not to exceed 
about five units per acre. 

Characteristics and Location: New residences should be within neighborhoods that have 
pedestrian-oriented, connected local streets and sidewalks. New housing should also 
have access to parks, open space, schools, and other civic activities. Neighborhoods 
within this category should be accessible via local streets with access to collector streets 
for circulation. 

Community Design and Neighborhoods 

Goal CD-2 
Protect and enhance 
views 
of the surrounding 
mountains and 
natural features. 

Policy CD-2.2 - Mountain Overlay Zone 
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. 

Policy CD-2.4 Development Designed for Natural Feature Preservation 
Protect and incorporate natural features into newly developing areas. Conserve the 
natural patterns of streams, ridgelines, topography, riparian areas, and wildlife habitat 
areas. 

 
 
 
 

CONCLUSIONS OF LAW 
  1.  The City of Ketchum is a municipal corporation organized under Article XII of the Idaho Constitution 

and the laws of the State of Idaho, Title 50, Idaho Code;  
   
2. Under Chapter 65, Title 67 of the Idaho Code, the City has passed a land use and zoning code, Title 17; 
 
3. The Commission has authority to hear the applicant’s Design Review Application pursuant to Chapter 

17.96 of Ketchum Code Title 17; 
 
4.  The project does meet the standards of approval under Chapter 17.104 of Zoning Code Title 17; 
 
5. The City of Ketchum Planning Department provided adequate notice for the review of this application; 
 

 
DECISION 

THEREFORE, the Ketchum Planning and Zoning Commission approves this Mountain Overlay Design Review 
application this Monday, September 10th, 2018 subject to the following conditions: 
 
1. All governing ordinances pertinent to the Fire Department, Building Department, Utilities Department, 

Street Department and Ketchum City Engineer shall be met prior to Certificate of Occupancy; 
2. Design review approval shall expire one (1) year from the date of the signature of the findings of fact, 

conclusions of law & decision, unless an extension is requested and granted per Chapter 17.96, 
Ketchum Municipal Code; 

3. Design review elements shall be completed prior to final inspection/occupancy; 
4. This Design Review approval is based on the plans and information presented and approved at the 

meeting on the date noted herein. The applicant shall submit a final revised plan for the official 
Planning Division files. Building Permit plans must conform to the approved mountain overlay design 
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review plans unless otherwise approved in writing by the Commission or Planning Department.  Any 
building or site discrepancies which do not conform to the approved plans will be subject to removal; 

5. Construction fencing at the limits of disturbance shall be located on the site as approved by the 
Planning Department prior to any excavation or earthwork; 

6. A final drainage/grading plan for the subject property and the city right of way shall be submitted to 
the Planning Division for review and approval by the Planning Department, Streets Department, and 
City Engineer prior to the issuance of a building permit.  Such plan shall be designed and stamped by a 
licensed civil engineer;  

7. As the property is located within the Avalanche Zone, the project shall comply with all applicable 
standards located in Chapter 17.92 Avalanche Zone District prior to the issuance of a building permit.  

8. Any work in the right-of-way will require a right-of-way encroachment permit, reviewed and approved 
by the City before installation; and  

9. All exterior lighting must comply with City Code, Chapter 17.132 Dark Skies.  
 
 
Findings of Fact adopted this 10th day of September, 2018.  
 
 
 
 
  

                        Jeff Lamoureux 
                   Chairperson 

                                                         Planning and Zoning Commission  
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