
City of Ketchum Planning & Building Department 
Pre-Application Design Review (Updated October 31, 2023) 

 Pre-Application Design Review 
Submit completed application and documentation to planningandzoning@ketchumidaho.org.If you have questions, please contact the 
Planning and Building Department at (208) 726-7801. Design Review criteria, zoning regulations, and development standards are 
specified in Title 17 of Ketchum Municipal Code, which may be viewed by clicking the link here.  You will be contacted and invoiced once 
your application package is complete. 

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

________________________________________________________________________________________________________ 

Signature of Owner/Representative Date 

   OFFICIAL USE ONLY 
File Number: 
Date Received: 
By: 
Pre-Application Fee Paid: 
Design Review Fee Paid: 
By: 

APPLICANT INFORMATION 
Project Name: Phone: 
Owner: Mailing Address:
Email: 
Architect/Representative: Phone:
Email: Mailing Address:
Architect License Number: 
Engineer of Record: Phone: 
Email: Mailing Address:
Engineer License Number: 
Primary Contact Name and Phone Number: 
PROJECT INFORMATION 
Legal Land Description: Street Address: 
Lot Area (Square Feet): Zoning District: RPK #: 
Overlay District:               Floodplain         Avalanche Mountain      None 
Type of Construction:     New                   Addition Remodel      Other 
Anticipated Use: Number of Residential Units: 
GROSS FLOOR AREA 

Proposed Existing
Basements Sq. Ft. Sq. Ft. 
1st Floor Sq. Ft. Sq. Ft. 
2nd Floor Sq. Ft. Sq. Ft. 
3rd Floor Sq. Ft. Sq. Ft. 
Mezzanine Sq. Ft. Sq. Ft. 
Total Sq. Ft. Sq. Ft. 
FLOOR AREA RATIO 
Community Core: Tourist: General Residential-High: 
BUILDING COVERAGE/OPEN SPACE 
Percent of Building Coverage: 
DIMENSIONAL STANDARDS/PROPOSED SETBACKS 
Front: Side: Side: Rear:
Building Height: 
OFF STREET PARKING 
Parking Spaces Provided: Curb Cut:                  Sq. Ft.     % 

359 Design, LLC
whentschel@359design.co

2465
Benchmark Associates

phoebe@galena-benchmark.com

Warm Springs Townhomes
Presidio Vista Properties

erik@presidiovistaproperties.com

Erik de Bruijn, +1 720-339-6798

3459 Ringsby Court, Denver CO 80211

1.26

15,987
14,725

14,568

35%

15' 10'-11'8"10'-11'8"10'-11'8"

45,280

52' 5" LF 23.9%

33' 11" - 34' 4"

Residential 14

T-3000
108-110 Ritchie Drive

100 Bell Dr, Ketchum, ID 83340

(208) 726-9512

PO Box 14001-174, Ketchum, ID 83340

(720-)339-6798

(303) 884-9131

11-13-2023

35,799
Lot 3&4 Blk 4 Warm Springs Subdivison

22

P23-103
11/17/23
HLN
$3300
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Warm Springs Preserve

Dollar Mountain

Sun Valley Golf Course 

River Run Day Lodge

Warm Springs Day Lodge

Downtown Ketchum

1.1 mi.

3.8 mi.

4.1 mi.

3.5 mi.

0.3 mi. 2.5 mi.

Site Location 

Boise, ID
155 mi.

Location
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Vicinity Map

Project Site
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Site Plan
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site

ZONING:

 T-3000 Zoning District 

 2 Parking Spots required per unit if > 2,001 SF

 FAR of 1.6 MAX, w/ inclusionary housing    

 incentive

 Zoning requirements are designed to    

 complement and enhance neighborhood, &   

 encourage articulation & quality design

Zoning 
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02.0  \ \  PROJECT NARRATIVE: Off-Street Parking & Sidewalks

Code Requirement: Parking requirements.

Code Excerpt: 
17.125.040 – Off  street parking and loading calcula� ons.
“A. Computa� onal rules. The following rules apply when compu� ng off  street parking and 
loading requirements.
 3. Area Measurements.
a. Residen� al. Unless otherwise specifi cally noted, residen� al parking requirements for all square 
footage-based parking and loading standards shall be computed on the interior square footage 
of each residen� al unit, as measured between the interior walls of the unit.
 B. Off -street parking matrix.
2. Residen� al mul� ple-family dwelling within the Community Core (CC) District and the Tourist 
(T), Tourist 3000 (T-3000), and Tourist 4000 (T-4000):
 b. Units 751 square feet to 2,000 square feet  1 parking space
 c. Units 2,001 square feet and above   2 parking spaces”

Design Compliance:
In the proposed development, units with a net area of 2,000 square feet or less are provided a 
private single-car garage, and units with a net area over 2,000 square feet are provided a private 
two-car garage.

Code Requirement: Sidewalks

Code Excerpt: 
12.04.030 Design Criteria. M. Sidewalk, Curb and Gu! er.
“6. Sidewalks shall be fi ve feet wide, except specifi cally as follows, in order to accommodate 
heavy pedestrian circula� on: Sun Valley Road and Main Street within the community core zoning 
district (CC), as defi ned in � tle 17 of this Code, shall be eight feet in width; and Skiway Drive, 
Lloyd Drive, Gates Road, Jane Lane, Ritchie Drive and Howard Drive shall be seven feet in width, 
unless otherwise required or approved by the City Council.”

Design Compliance:
The proposed development includes a 7’ wide sidewalk along the lot line that is adjacent to 
Ritchie Drive within the R.O.W. of Ritchie Drive.



12

WARM SPRINGS TOWNHOMES

Pre-Design Review Application 2  \\  March 14, 2024

CONCEPT DOCUMENT

NOT FOR PUBLIC USE

02.0  \ \  PROJECT NARRATIVE: 

���������	�
 ������

�����
 ������

���������	�
 ������	

������
 ������

���������	�
 �������

����
 ������

�����������
 ������

������
 ������

�����������
 ������	

���	��
 ������

�����������
 �������

��	��
 ������

���������������������������

	���
���

���������	�
 ��� 

�����
 ������

���������	�
 !�"#�����#

��	���
 ������

�����������
 ��� 

��	���
 ������

�����������
 !�"#�����#

��	���
 ������

!
�
"
��
�
��
�
��
�
�$
�
��
$
�

�
�
��

�
�
�

!
�
"
��
�
��
�
��
�
�$
�
��
$
�

�
�
��

�
�
�

���� ��
��

����
����� ����
�����

����������
 ������

���	��
 ������

����������
 ������	

�����
 ������

����������
 �������

��	��
 ������

�����������
 ������

������
 �����

�����������
 ������	

������
 �����

�����������
 �������

�����
 �����

����������
 ��� 

��	���
 ������

����������
 !�"�����#

��	���
 ������

�����������
 !�"�$���$�

��	���
 �����

�����������
 ��� 

��	��
 �����

�
��

�
�
�

�
��

�
�
�


�
��

�
�
�

�
��

�
�
�

�
�
��

�
�
�

�
��

�
�
�



��

�
�
�



��

�
�
�

�
��

�
�
�

�
�
��

�
�
�

���� ��
��

��������%�� ���������������������&���������

���
���

 ���������������$������

���
���

������������

	���
���

������������%�'

	��
�������
�����
����
�����

SITE SECTION 2

SITE SECTION 1

Maximum Building Height
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KEY PLAN

Code Requirement: Maximum Building Height 

Code Excerpt:

“For buildings with a roof pitch greater than 5:12 the 

maximum height to the mean point of the ridge or ridges 

measured from eaves line to the ridge top shall be 35 feet. 

Roof ridges above the mean point may extend up to a height 

of 44 feet.”

Design Compliance:

The proposed development meets the maximum building 

height for the T-3000 district; all buildings are under the 

maximum building height of 35’-0. 



1
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11' - 8"

1
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- 

0
"

11' - 8"

27,452 sf

35,799 sf
TOTAL LOT AREA

BUILDABLE AREA 
AFTER SETBACKS
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Lot Setbacks

Code Requirement: Lot Setbacks

Code Excerpt: 

 Front Setback- 15’

 Side Setback - The greater of 1’ for every 3’ of building height, or 5’

 Rear Setback- The greater of 1’ for every 3’ of building height, or 10’

Design Compliance:

The proposed development has a 15’ front setback along Ritchie Drive, and 

an 11’-8” side and rear setback for maximum 35’ building heights.
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Code Requirement: FAR

Code Excerpt: 

17.124.040 – Floor Area Ra� os and Community Housing

A. General Requirements. All new buildings and altera� ons to exis� ng buildings in 

the GR-H, T, T-3000, T-4000, and CC zoning districts, unless otherwise specifi ed in 

this � tle, shall be subject to the maximum fl oor area ra� o (FAR) described below.

T-3000 (Tourist Zone)

  Permi� ed Gross FAR 0.5

  Inclusionary Housing Incen� ve 1.6

17.08.020 - Terms defi ned. 

Floor Area Ra� on or FAR: The product of the fl oor area divided by the lot area 

(example 2,750 sq� . fl oor area/5,500 sq�  lot area = 0.5 FAR).

EX: (Gross) fl oor area / Lot area = FAR

Lot area: The area within the boundries of a lot, exclusive of of any of the area 

contained within a public or private street, alley, fi re lane or private driveway 

easement.

Design Compliance:

The proposed development has a lot area of 35,799 sq� ., an exclusionary area 

of 6,670 sq� , and a total gross building area of 39,725 sq� .

This results in a FAR of 1.36 which falls under the maximum for the T-3000 zone, 

Inclusionary Housing Incen� ve.

TOTAL EXCLUDED AREA: 6,670.63 SQFT.

Total Property Area:  35,799 SQFT.

Total Excluded:    6,671 SQFT.

Revised Lot Area:   29,128 SQFT.

Gross Floor Area:  39,725 SQFT.

FAR:     1.36

FAR
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excerpt from ordinance 1249:

CCCOOONNNCCCEEEPP

Code Requirement: Density

Code Excerpt:

17.124.180 - Minimum Residen� al Densi� es and Commercial Requirements

A. General Requirements. New development projects or expansions of exis� ng 

buildings that exceed a total fl oor area ra� o (FAR) of...0.5 FAR in the T, T-3000, 

T-4000, and GR-H zoning districts must provide a minimum number of residen� al 

units as follows:

   T-3000   4 Units/10,000 sq� . of lot area

Design Compliance:

With a lot area of 39,128 sq!  the site is required to have 12 units to comply.

The proposed development is comprised of 12 units.

Unit Requirement Calc:

Total Property Area:  35,799 SQFT.

Total Excluded:    6,671 SQFT.

Revised Lot Area:   29,128 SQFT.

 29,128  / 10,000 =  2.9128

 2.9128 x 4 Units =  12 Units (11.65)

Unit Density
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Code Requirement: Open Space

Code Excerpt: 

Minimum Open Space: 35% (A maximum of 5% open site area 

may be used for private decks or pa� os and walkways subject to 

design review).

Design Compliance:

35,799 sq�  = Total lot area

11,850 sq�  = Open space

22,785 sq�  = Buildings, driveways & private street.

1,165   sq�  = Walkways and pa� os.

636 sq (5% of open space sq�  for sidewalks)

+ 11,850 sq�  (open space) = 35% adjusted open space
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Code Requirement: Fire Access

Code Excerpt: 

Appendix D of the 2018 IFC, Sec� on D105 – Aerial Fire Apparatus 

Access Roads

D105.1 – Where the ver� cal distance between the grade 

plane and the highest roof surface exceeds 30 feet (9,144 

mm), approved fi re apparatus access roads shall be provided. 

For purposes of this sec� on, the highest roof surface shall be 

determined by measurement to the eave of a pitched roof, the 

intersec� on of the roof to exterior wall, or the top of parapet 

walls, whichever is greater.

D105.2 – Aerial fi re apparatus access roads shall have a 

minimum unobstructed width of 26’ (7,925 mm), exclusive of 

shoulders, in the immediate vicinity of the building or por� on 

thereof.

D105.3 – One or more of the required access routes mee� ng 

this condi� on shall be located not less than 15’ (4572 mm) and 

not greater than 30’ (9144 mm) from the building and shall be 

posi� oned parallel to one en� re side of the building. The side 

of the building on which the aerial fi re apparatus access road is 

posi� oned shall be approved by the Fire Code Offi  cial.

Design Compliance:

The proposed development has a 20’ wide private road that 

would provide access to the interior of the site and designate 

26’ wide por� ons of the road for aerial fi re truck access to 

buildings 3 and 4. Addi� onally, buildings 3 & 4 are setback 15’ 

from edge of fi re truck access road.
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Conceptual Floor Plans
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LEVEL 3
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North Elevation

Conceptual Building Elevations and Materials

Looking North
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South Elevation

Looking South
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East Elevation

Looking East



27

WARM SPRINGS TOWNHOMES

Pre-Design Review Application 2  \\  March 14, 2024

CONCEPT DOCUMENT

NOT FOR PUBLIC USE

03.0  \ \  PROJECT EXHIBITS:  Conceptual Building Elevations and Materials

West Elevation

Looking West
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CONCEPTUAL ELEVATION

ROOF MATERIAL1

WOOD SCREEN2

WOOD SCREEN DESCRIPTION

The wood screen details play on 

privacy and transparency. The modern 

facade includes an abundance of 

glazing, while the wood screen 

provides privacy with a natural element 

in the facade design. The screen is a 

natural play on the woods of the Wood 

River Valley. 

ROOF DESCRIPTION

Graphite standing seam roof and 

graphite metal trim details create 

contrast to the light exterior materials 

By creating outlines of contrast on the 

facade, we are cultivating a minimalistic 

and modern facade design. 

Standing Seam Black Roof 

Clear Stain Oak Wood Slat Screen 
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STONE DESCRIPTION 

Casa Blanca rough cut stone  

replicates a limestone appearance. 

The stone provides a light, roughly 

cleaved, pronounced face. The 

limestone inspiration comes from 

the composition from the Ketchum 

Mountain range adjacent to our site. 

CONCEPTUAL ELEVATION

WOOD MATERIAL 2

STONE MATERIAL 3

WOOD DESCRIPTION 

Acoya Wood Cladding in light 

barnwood is a soft, modern material. 

The light barnwood is a nod to the 

rustic, farming origination of the 

Ketchum Valley. The lighter tones lend 

to the modernism and clean lines of 

the facade. 

Acoya Wood - Light Barnwood 

Casa Blanca Rough Cut Exterior Stone
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Looking NorthWest

Ritchie Drive Perspective



31

WARM SPRINGS TOWNHOMES

Pre-Design Review Application 2  \\  March 14, 2024

CONCEPT DOCUMENT

NOT FOR PUBLIC USE

03.0  \ \  PROJECT EXHIBITS:  Conceptual Building Perspectives




