
 

Planning and Zoning Commission Special Meeting AGENDA 
 
Tuesday, January 26, 2021 at 4:30 PM 
Ketchum City Hall    
480 East Avenue North, Ketchum, ID 83340 

 
 

In recognition of the Coronavirus (COVID-19), members of the public may observe the meeting live on the 
City’s website at ketchumidaho.org/meetings. 
 
If you would like to comment on the agenda item, please submit your comment to 
participate@ketchumidaho.org by noon the day of the meeting. Comments will be provided to the 
Planning and Zoning Commission. 
 
If you would like to phone in and provide comment on the agenda item, please dial the number below. 
You will be called upon for comment during that agenda item. 
 

Dial-in:253-215-8782 
Meeting ID: 994 4596 2651 

 
 
 

CALL TO ORDER 
 
 
COMMISSION REPORTS AND EX PARTE DISCUSSION DISCLOSURE 
 
 
PUBLIC HEARINGS AND COMMUNICATIONS FROM STAFF –  ACTION ITEMS 

1. Presentation, public comment and Planning and Zoning Commission comments on the Warm 
Springs Ranch proposed Development Agreement (P21-003), proposed Preliminary Plat for Block 
1 Subdivision (P21-001), proposed Floodplain  Overlay Permit (P21-002) and proposed Preliminary 
Large Block Plat (P21-010).  The project is located at 1803 Warm Springs Road and the applicant is 
Robert Brennan. 
 
 

STAFF REPORTS & CITY COUNCIL MEETING UPDATE 
 
 
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. 
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STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

SPECIAL MEETING OF JANUARY 26th, 2021 
 
PROJECT:  Warm Springs Ranch  

 
FILE NUMBERS: P 21-001, P21-002, P21-003 & P21-010 
 
APPLICATION TYPES: Development and Rezoning Agreement, Subdivision Preliminary Plat, & 

Floodplain Development  
 
REPRESENTATIVE:  Kurt Eggers, Eggers Associates, P.A. 
 
PROPERTY OWNER: Robert Brennan, Brennan Holdings No 300 LLC 
 
LOCATION: Warm Springs Ranch Resort PUD Blocks 1-8, 1803 Warm Spring Road 
 
ZONING:  Tourist (T) and Recreation Use (RU)  
 
 

WARM SPRINGS RANCH WORSHOP: PLANNING AND ZONING COMMISSION REVIEW 
The development team for Warm Springs Ranch is presenting their project in a workshop format 
to gather feedback and comments from the public and Planning and Zoning Commission.  This is 
not a public hearing, however, all property owners within 300 feet have been provided notice of 
the meeting. Staff is requesting the Commission provide their comments to the development 
team and staff on any issues or recommendations for the project.  
 
The Commission will be the lead in reviewing and approving the Floodplain Permit.  The 
Commission will review and make recommendations to the City Council on the proposed 
Development and Rezoning Agreement as well as the Warm Springs Ranch Large Block Plat and 
Block 1 Subdivision Preliminary Plat. The City Council will have final approval of the Agreement, 
the Large Block Plat, and the Block 1 Subdivision Preliminary Plat. 
 
BACKGROUND AND PREVIOUS DEVELOPMENT AGREEMENT 
The City Council approved the Warm Springs Ranch Resort Annexation and Development 
Agreement on August 11, 2009.  This original agreement allowed for a maximum of ten years to 
complete the entire project, which included two distinct phases. The project was designed to be 
a mixed-use, hospitality project with a large hotel building establishing the development core of 
the project with adjacent areas of both active and passive open space.  The project was 
permitted for a maximum of 728,446 square feet of development with hotel rooms, 
condominium suites, private residences, workforce housing, and villa estates.  Since 2009, the 

2



Warm Springs Ranch Workshop  Page 2 of 7 
Planning & Zoning Commission Special Meeting of January 26th, 2021 
City of Ketchum Planning & Building Department  

Development Agreement has been amended four times to extend the timeframe for initiating 
Phase 1 of the project. The most recent amendment occurred in December 2016 when the City 
Council extended the deadline for Phase 1 to December 19, 2020.  Since that extension, the 
property sold, and the new owner submitted applications for a new Development Agreement 
and associated permits prior to the expiration date of the 2016 amendment.  The proposed 
project is outlined later in this staff report. 
 
2009 Development Agreement Permitted Development 
The entire Warm Springs Ranch Resort consists of 78.39 acres and the 2009 Development 
Agreement permitted 728,446 gross square feet of development (Attachment A).  The area of 
highest density on the project was concentrated in Block 1 where the hotel and other mixed uses 
were proposed.   
 
Warm Springs Ranch was approved for development in phases.  The development included eight 
blocks ranging is various sizes and encompassing a total of 78.39 acres.  Block 1 contained the 
most intense uses with a large hotel, mixed-use commercial, and other components. The 
following provides a summary of general development approval for each block: (for a map of the 
Large Block Plat, see Attachment A).  
 

• Block 1:  Urbanized area north of Warm Springs Creek on 13.72 acres (597,643 sq.ft.).  
This Block contained the previous Warm Springs Restaurant and decommissioned tennis 
courts. In this block, a maximum of 620,146 gross square feet was approved resulting in a 
Floor Area Ratio (FAR) of 1.43.  Several design scenarios were considered for the core 
hotel building within Block 1 with a maximum building height of 93 feet, measured from 
the ridgeline of the hotel, waivers to accommodate the building height were granted. The 
core hotel building (approximately 538,151 sq.ft.), the Workforce Housing (approximately 
36,295 sq.ft.), and up to twenty-four (24) residential Townhomes (totaling approximately 
52,800 square feet; without garages) were permitted for this block.  
 

South of Warm Springs Creek, the density was decreased to less than one unit per acre or 0.037 
FAR.  Outside of Block 1, all other blocks of the development were allowed up to 108,000 gross 
square feet of development, spread out over 64.67 acres for an average FAR of 0.03 over the 
remaining 7 blocks.  The following outlines the permitted development for each block. 

 

• Block 2:  Golf Course and Open Space Area 39.25 acres.  This land area was planned for 
passive open space and portions of the proposed golf course with irrigation ponds.  This 
block constituted a portion of the key area that will be used by the public for active 
recreation opportunities.  

 

• Block 3:  Westerly Estate Lot on 2.79 acres.  This Block was planned for a single estate 
home site of approximately 5,900 square feet, including garages, with a building 
envelope of 0.54 acres (approximately 23,522 sq.ft.).   
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• Block 4:   Residential on 2.89 acres.  Seven (7) residential villas (approx. 25,984 sq.ft.) 
were planned for development in this Block.  Use restrictions were limited to single-
family and duplex dwellings along with hotel and tourist housing accommodations. 

 

• Block 5:   Residential on 2.40 acres.  Six (6) residential villas (approx. 22,272 sq.ft.) were 
planned for development in this Block.  Use restrictions were limited to single-family and 
duplex dwellings, and hotel and tourist housing accommodations.  

 

• Block 6:  Residential and Semi-Private Events on 4.5 acres.  The WSRR “Events House” 
(approx. 3,400 sq.ft.) and lawn area was proposed for the eastern portion of the Block.  
Twelve (12) residential villas (approx. 44,544 sq.ft.) were also planned for development in 
this Block.  Similar to Blocks 4 and 5, restriction to use were limited to single-family, 
duplex dwellings, and tourist housing accommodations.   

 

• Block 7:  Open Space on 10.37 acres.   No development was proposed in this area and 
Block 7 was to remain open space. 

 

• Block 8:  Southern Estate Lot on 2.47 acres.   Similar to Block 3, this Block was planned for 
a single home site approximately 5,900 square feet, including garages, on 0.58 acres 
(approx. 23,552 sq.ft) with accessory uses and garages limited to 1,200 gross square feet.   
 

Approvals and entitlements for the development consisted of a Development Agreement, a 
Large Block Plat and Planned Unit Development (PUD), a Waterways Design Review Permit, 
Mountain Overlay Design Review Permit, and a Design Review Permit. The 2009 Development 
Agreement is provided in Attachment A. 
 
2021 PROPOSED DEVELOPMENT AND REZONING AGREEMENT & BLOCK 1 SUBDIVISION 
The proposal under consideration by the Planning and Zoning Commission consists of the 
following: 
 

• Rescission and repeal of all the land use permits and approvals granted as part of the 
2009 development.  This includes the Development Agreement, Large Block Plat and 
PUD, the PUD and CUP and all associated land use permits.  

• Consideration of a new Development Agreement, a Preliminary Subdivision Plat for Block 
1, a new Large Block Plat, and a Floodplain Permit for the proposed Preliminary Plat for 
Block 1. 

• A two-phase Development Agreement, Phase 1 is a proposed 36-unit single family 
residential development in Block 1, which will be rezoned from Tourist (T) to the General 
Residential Low Density (GR-L) Zoning District Phase 2 may or may not occur. No 
development is proposed or being permitted in Blocks 2-8. The City and Owner are 
negotiating an Option to Purchase Blocks 2-8. In the event the City and Owner do not 
complete the sale of the property, the Owner will return to the Planning and Zoning 
Commission with a separate PUD and preliminary plat for any future development.  In 
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Blocks 2-8, the Owner is retaining the existing zoning of the blocks that consist of Tourist 
and Recreational Use zoning designations. The proposed Development and Rezoning 
Agreement is Attachment B. 

 
Phase 1 Development 
The Development Agreement would authorize development of 36 single family units within Block 
1 in accordance with the proposed Preliminary Plat for Block 1. Phase 1 will rezone Block 1 from 
Tourist (T) to the General Residential Low Density (GR-L) Zoning District and the remainder of the 
property will retain existing zoning. Section 4 of the Development Agreement identifies the 
terms and conditions for the proposed development. As proposed the Agreement requires: 

• Future building permits to comply with the codes in place at the time the permit is 
applied for. 

• Units proposed on Lots 33, 34, 36 and 36 (lots fronting on Warm Springs Road), will be 
subject to Planning and Zoning Commission design review and access shall occur off Bald 
Mountain Road. 

• Bald Mountain Road will be a public street and all the other streets accessing the lots will 
be private.  The public is permitted to access the private streets for walking and driving 
but parking is prohibited. 

• Consistent with all development along rivers, a 10-foot easement for fishing and access is 
required. Public access will be permitted after sunrise and before sunset.  

• Landscaping shall be drought tolerant. 

• The riparian zone and landscaping will be protected. Any modification to the riparian 
zone would require preparation of an overall plan to ensure modifications are consistent 
and coordinated. 

• The existing water right in Block 1 will be transferred to the City. 

• All utilities and power shall be underground. 

• A parking lot on the south side of Warm Spring Creek will be installed to accommodate 
users of the open space south of the Creek.  The parking lot will be a minimum of 12 and 
a maximum of 20 spaces.   

• A new bus shelter, similar to the shelter constructed on Saddle Road adjacent to Thunder 
Spring development, will be constructed. 

• The Owner will agree to participate in the design and placement of a future Bald 
Mountain Connector Trail. 

 
Future Phase 2  
The Agreement only authorizes development of Block 1 of the Large Block Plat and the 
installation of an unimproved parking lot with a minimum of 12 and a maximum of 20 public 
parking spaces on Block 2 that would be accessed from Parcel D (Lopey Lane) of the Block 1 
subdivision.  
 
Future development in Blocks 2, 3, 4, 5, 6, 7, and 8 shall be considered in Phase 2 as part of a 
PUD and preliminary plat application filed with Ketchum.  
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The Owner is retaining the right to limit or prohibit public access to Blocks 2, 3, 4, 5, 6, 7 and 8, 
or any part thereof. Owner may terminate the pedestrian access, parking, and access to the 
south side of Warm Springs Creek and all rights of entry or use of Blocks 2, 3, 4, 5, 6, 7 and 8 at 
any time, for any reason whatsoever, without notice.  The property is private property and the 
Owner currently has the right to close access to the public today.  
 
Proposed Block 1 Residential Subdivision  
The project plans for the Warm Springs Ranch Large Block Plat and Block 1 Subdivision 
Preliminary Plat are included as Attachment C. The applicant’s project submittal (Attachment D) 
provides supplemental material, including an impact statement, engineering standards analysis, 
draft CC&R’s, and written narratives demonstrating the project’s compliance with Ketchum 
Municipal Code (KMC). The Block 1 Subdivision Preliminary Plat will create 36 single-family 
residential lots and parcels A, B, C, D, and E. The proposed Development Agreement will rezone 
Block 1 from Tourist (T) to General Residential (GR-L) Low Density. Portions of Block 1 are also 
within the Floodplain Overlay and Avalanche Zone. Block 1 is 13.72 acres and the single-family 
residential lots range in size from a minimum area of 8,252 square feet to a maximum area of 22, 
241 square feet.  
 
Infrastructure Improvements  
Infrastructure improvements include new roadways, water and sewer facilities, water-efficient 
irrigation systems for landscaping, pedestrian access, underground utilities, an unimproved 
parking lot, and a bus shelter. The applicant has submitted an impact statement as required by 
KMC §16.04.120 (Attachment D). This statement provides an analysis of the development’s 
potential impacts on the city, including how the project may affect public utilities and facilities, 
the environment, and Ketchum’s economy. 
 
Street Improvements (KMC §16.04.040.H) 
Noncompliant with streets standards for grade and intersection approach angles, existing Bald 
Mountain Road will be realigned to enhance access and safety. Bald Mountain Road will be a 
public street dedicated to the city. Parcels A and D will be private roads. Parcel A includes 
Townhouse Lane, Smelter Circle, and Mountain Creek Drive. Parcel D is Lopey Lane, which will 
access the unimproved parking lot. As specified in the proposed Development Agreement, the 
public will be permitted access on all private roads within Block 1 for walking of driving. No 
public parking will be permitted along the subdivision’s private roads. As specified in the 
Development Agreement, the Owner will be responsible for year-round maintenance of all 
private roadways, including snow removal to maintain access, parking, and the emergency 
vehicle turnaround. The roadway plan is included on Sheet C-2 of the applicant’s project plans 
(Attachment C). In addition to these roadways, the owner will install a new bus shelter on Parcel 
B along Warm Springs Road (Attachment C: Sheet C-1). 
 
Sanitary Sewage Disposal (KMC §16.04.040.K), Water System (KMC §16.04.040.L), and Utilities 
(KMC §16.04.040.P) Improvements 
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Portions of existing water and sewer lines within the development site will be abandoned and 
new domestic water and sewer lines will be installed to serve the proposed residential 
subdivision. The water and sewer plan is indicated on Sheets C3 and C4 of the project plans 
(Attachment C). All utilities, including natural gas, electricity, telephone, cable TV, and internet 
services, shall be installed underground.  
 
Drainage Improvements (KMC §16.04.040.O) 
Drainage within the residential subdivision will be managed through a system of swales, catch 
basins, and drywells. The grading and drainage plan is indicated on Sheet C-2 of the project plans 
(Attachment C).  
 
Easements (KMC §16.04.040.J) 
As specified in the proposed Development Agreement, the applicant will provide an easement 
for pedestrian access to open space. The pedestrian access easement will include a 6-foot wide 
shoulder consisting of road mix or a concrete sidewalk along Bald Mountain Road.  
 
As required by Ketchum Municipal Code §16.04.040.J3, the Block 1 Subdivision includes a 10-
foot wide fisherman/sportsman’s access and nature study easement along the Warm Springs 
Creek riverbank. This public fishing access will be provided on Block 2 and accessed from Lopey 
Lane (Parcel D) within the Block 1 Subdivision.  
 
The riparian zone identified in Block 1 will be designated as an easement governed and managed 
by the Warm Springs Ranch Homeowners’ Association to ensure future modifications to the 
riparian zone and the streambank do not occur individually, but occur in a comprehensive 
coordinated approach. The applicant has submitted the draft declaration establishing covenants, 
conditions, and restrictions for the Warm Springs Ranch Subdivision (Attachment D). 
 
The applicant has provided an access and public utility easement benefiting the adjacent Country 
Club Townhomes and Warm Springs Townhouse Condominiums within Parcel A (Townhouse 
Lane). Parcel E is a parking space and trash receptacle easement to benefit the Warm Springs 
Townhouse Condominiums. 
 
NEXT STEPS 
Staff recommends the Planning & Zoning Commission and the public provide their comments 
and feedback to the development team and staff on any issues or recommendations for the 
project. The Warm Springs Ranch Development and Rezoning Agreement, Block 1 Subdivision 
Preliminary Plat, and Floodplain Permit applications are scheduled for public hearings and 
consideration by the Planning & Zoning Commission on February 23rd.  
 
ATTACHMENTS 
Attachment A: 2016 Warm Springs Ranch Resort Annexation and Development Agreement 
Attachment B: 2021 Warm Springs Ranch Development and Rezoning Agreement  
Attachment C: Warm Springs Ranch Project Plans dated December 2020  
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Attachment D: Applicant’s Project Submittal for Warm Springs Ranch Dated December 18, 2020 
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RECORDING REQUESTED BY AND 

WHEN RECORDED RETURN TO: 

 
OFFICE OF THE CITY CLERK 

CITY OF KETCHUM 

POST OFFICE BOX 2315 

KETCHUM, IDAHO  83340 

 

 

 

(SPACE ABOVE LINE FOR RECORDER’S USE) 

DEVELOPMENT AND REZONING AGREEMENT 

THIS DEVELOPMENT AGREEMENT (“Agreement”) is dated for reference purposes 

this ______day of __________, 2020, by and between the CITY OF KETCHUM, IDAHO, a 

municipal corporation ("Ketchum" or “City”) and BRENNAN HOLDINGS NO. 300, LLC, an 

Idaho limited liability company ("Owner", and together with the City, the “Parties”).  

BACKGROUND AND CONTEXT 

A.  Ketchum is a municipal corporation possessing all powers granted to 

municipalities under the applicable provisions of the Idaho Code, including the power to grant 

conditional use permits, approve planned unit developments, subdivide real property and the 

power to contract.  A development agreement between the Parties is a collaboration that will 

provide mutual benefit for the Parties and residents of the City.  

B. Owner owns the real property situated in the State of Idaho, County of Blaine, 

commonly known as the Warm Springs Ranch Resort,  Ketchum, Idaho (“Property”) and more 

particularly described as Blocks 1, 2, 3, 4, 5, 6, 7, and 8 of Warm Springs Ranch Resort P.U.D. 

Large Block Plat, according to the plat thereof, recorded as Instrument No. 576508, records of 

Blaine County, Idaho except for a parcel within Block 2 (“Large Block Plat”). 

 

C. On August 11, 2009 Ketchum and Owner entered into the Warm Springs 

Ranch Resort Development Agreement (“Original Agreement”), recorded on August 13, 2009 

in the records of Blaine County, Idaho as Instrument No. 570190, for the purpose of establishing 

certain rights and obligations of the Parties with regard to annexation of the real property and 

the development of the PUD Property, including limitations as to the use, development, 

design, phasing, construction of necessary improvements (on-site and off-site) and mitigating 

the impacts directly attributable to the PUD.  The Original Agreement was first amended by 

Amendment dated May 10, 2010 and recorded on June 2, 2010 as Instrument No. 577973, 

records of Blaine County, Idaho and next amended by instrument entitled Second 

Amendment, dated January 18, 2011 and recorded on March 7, 2011, as Instrument No. 

585686, records of Blaine County, Idaho.  The Original Agreement was then restated, 

amended, and superseded on April 2, 2012 by mutual agreement of the Parties to the [First] 

Amended and Restated Warm Springs Ranch Resort Annexation and Development 

Agreement. ("First Amended Agreement"). On December 19, 2016 Ketchum and Owner 
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entered into the Second Amended and Restated Warm Springs Ranch Resort Development 

Agreement, recorded on January 11, 2017, in the records of Blaine County, Idaho as Instrument 

No. 640939. 

 

D. It is the intention of Ketchum and the Owner in this Development and Rezoning 

Agreement to rescind, and repeal: 

i. The Second Amended and Restated Warm Springs Ranch Resort Development 

Agreement, recorded on January 11, 2017, in the records of Blaine County, 

Idaho as Instrument No. 640939 (“Existing Development Agreement”)and all 

prior iterations of the Warm Springs Ranch Development Agreements. 

ii. The Large Block Plat Planned Unit Development Conditional Use Permit LBP-

08-008 as approved in the April 7, 2009 City Council Findings of Fact, 

Conclusions of Law and Decisions. 

iii. The Planned Unit Development and Conditional Use Permit PUD-CUP-08-008 as 

approved in the April 7, 2009 City Council Findings of Fact 

 

E. It is the intention of Ketchum and the Owner to enter into a new Development and 

Rezoning Agreement and a new Warm Springs Ranch Large Block Plat Subdivision (Large 

Block Plat). 

F. Owner has applied for subdivision of Block 1 of the Large Block Plat consisting 

of thirty-six (36) residential single-family lots and parcels A, B, C, D and E. 

G. Ketchum and the Owner agree to rezone Block 1 from T-Tourist Zoning 

Designation to GR-L General Residential Low-Density Zoning and to retain the existing zoning 

on the remainder of the Property.  It is the intention of Ketchum and Owner that Owner retain all 

rights incident to ownership of the Property except as otherwise expressly provided herein. 

H. The Parties agree that the Property shall be developed in accordance with this 

Agreement; all applicable City ordinances; and any additional conditions and requirements 

imposed upon the Property by the Ketchum Planning and Zoning Commission (“Commission”) 

and/or City Council (“Council”) during the design review approval process.   

AGREEMENT 

NOW, THEREFORE, in consideration of the mutual covenants, promises, agreements, 

terms and conditions set forth herein, the Parties agree as hereinafter provided. 

1. Incorporation of Recitals.   The Recitals set forth above are hereby incorporated into 

and made an integral part of this Agreement. 

 

2. Termination of Existing Development Agreement.  The  Property is 

encumbered by the Warm Springs Ranch Resort Annexation and Development Agreement by 

and between the City and Helios Development, LLC recorded August 13, 2009 as Instrument 

No. 570190, records of Blaine County, Idaho as amended by Amendment to Warm Springs 

Ranch Resort Annexation and Development Agreement, recorded June 2, 2010 as Instrument 
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No. 577973 and Second Amendment to Warm Springs Ranch Resort Annexation and 

Development Agreement, recorded March 7, 2011 as Instrument No. 585686, records of Blaine 

County, Idaho and the Amended and Restated Warm Springs Ranch Resort Annexation and 

Development Agreement, dated April 2, 2012 a Memorandum of which was recorded on August 

7, 2012 as Instrument No. 599902, records of Blaine County, Idaho and the Second Amended 

and Restated Warm Springs Ranch Resort Annexation and Development Agreement, dated 

December 19, 2016 a Memorandum of which was recorded on January 11, 2017 as Instrument 

No. 640939, records of Blaine County, Idaho.  The Existing Development Agreement provides 

in paragraph 23 that it may be amended or cancelled in whole or in part by mutual written 

consent of the Parties. Pursuant to said paragraph 23, the City and Owner as successor in interest 

to Helios Development, LLC agree to and hereby do terminate, extinguish, cancel and rescind 

the  Existing Development Agreement and neither Party shall have any further  rights or 

obligations thereunder. Notwithstanding the previous sentence. the Property shall remain 

annexed into the City with Blocks 3, 4, 5, 6, and 8 zoned Tourist and Blocks 2 and 7 zoned RU-

Recreational Use and Block 1 rezoned from Tourist to GR-L, General Residential Low Density.  

The Parties agree to execute such documents as may be reasonably required to remove from the 

Property the encumbrance of the Existing Development Agreement and rescind and repeal the 

Warm Springs Ranch Resort PUD Large Block Plat and the Planned Unit Development and 

Conditional Use Permit PUD-CUP-08-008.  

3. Incorporation of Related Agreements, Approvals, Plans, Permits and other 

documents.  The following agreements, approvals, plans, permits and other documents are 

hereby incorporated into and made an integral part of this Agreement by reference as if restated 

herein in full: 

 

Warm Springs Ranch Preliminary Plat creating sublots 1-36 and parcels A, B, C, D and 

E. 

 

Any material failure to comply with the terms and conditions of any of the above-

referenced agreements, approvals, plans, permits and other documents shall constitute a breach 

of this Agreement.  In the event of any inconsistency between the terms and conditions of this 

Agreement and the agreements, approvals, plans, permits and other documents listed above, the 

terms and conditions of this Agreement shall govern. 

 

This Agreement shall vest the zoning designation for Block 1 of the Large Block Plat and 

the subdivision map for Block 1. All development within Block 1 shall be governed by the 

policies, procedures, guidelines, ordinances, codes, regulations and fees of the City governing 

land use in effect at the time an application is filed for development.   

4. Right to Develop.     

 

This Agreement only authorizes development of Block 1 of the Large Block Plat.  No 

development in Blocks 2, 3, 4, 5, 6, 7, and 8 shall be permitted until a PUD and preliminary plat 

application is submitted to Ketchum. 
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A.  Phase One Block 1 Development  

 

1. The City has approved of Owner’s application for the subdivision of 

Block 1 of the Large Block Plat (“Block 1”) into thirty-six (36) single family residential 

lots and parcels A, B, C, D and E as described and depicted in the preliminary plat of 

Warm Springs Ranch.  Subject to the requirements of this Agreement, the Owner and all 

future owners of some or all of Block 1 shall have the right to demolish all or any portion 

of existing structures and redevelop,  construct, improve and use Block 1 and the lots and 

parcels located therein in accordance with this Agreement,  the Large Block Plat and 

applicable zoning.   

 

2. Any application for a building permit shall comply with the requirements 

of applicable codes, agreements, approvals, plans, permits and other documents as such 

requirements exist on the day the building permit application is submitted.   

 

3. A building permit application that does not comply with the requirements 

contained in applicable codes, agreements, approvals, plans, permits and other applicable 

project documents may be rejected by the City within a reasonable time after completing 

review of the application by providing notice describing the non-compliance in detail. 

The permit applicant  shall have the right to cure any non-compliance. If a building 

permit application contains material changes to applicable codes, agreements, approvals, 

plans, permits and other documents an amendment to this Agreement must be applied for 

by Owner and considered by the Council.  If such amendment is approved by the 

Council, all inconsistent terms and conditions of the approvals referenced herein shall be 

deemed to have been amended to conform the amendment to this Agreement. 

4. Development on parcels 33, 34, 35, and 36 in the Block 1 subdivision 

shall be subject to the standards of Ketchum Municipal Code Chapter 17.96, Design 

Review. Driveway access to Lots 33, 34, 35, and 36 in Block 1 subdivision shall be 

restricted to Bald Mountain Road. 

5. The public shall be permitted access on all private roads within the Block 

1 subdivision for the purpose of walking and driving. No public parking or other use shall 

be permitted on the private roads. 

6. A ten-foot (10’) fisherman/sportsman access and nature study easement 

shall exist from the mean high water mark on Warm Springs Creek as shown on the 

Block 1 subdivision plat and shall be open to the public after sunrise and before sunset in 

accordance with applicable regulations of the Idaho Department of Fish and Game. 

Public fishing access shall be available from Block 2 and accessed from Parcel D of the 

Block 1 subdivision.  

7. Landscaping within parcels 1-36 and parcels A, B, C of the Block 1 

subdivision shall consist of drought tolerant sustainable landscaping tailored to the 

specific climate zone of Ketchum . Existing trees shall be preserved as much as 

practicable.   
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8. Owner shall record the Large Block Plat, with the Office of the Blaine 

County Recorder within six (6) months after the date of its final approval. 

9. No unauthorized construction activity shall occur within the riparian 

setbacks.  Riparian setbacks shall be as follows: South side of Warm Springs Creek: 

fifty (50) feet from the MHW; North side of Warm Springs Creek: twenty-five (25) feet 

from the MHW. 

 

10. The existing cottonwood riparian vegetation along Warm Springs Creek on 

the northern and southern portion of the Block 1 subdivision shall be undisturbed as 

much as practicable. 

 

11.  The riparian zone identified in Block 1 shall be designated as an easement 

governed and managed by an Owners Association (HOA) to ensure future modifications 

to the riparian zone and the stream bank do not occur individually but occur in a 

comprehensive coordinated approach. Prior to any modification to the riparian zone or 

stream bank, an overall plan must be developed and approved by Ketchum.  Ketchum 

will not unreasonably withhold, condition, or delay approval of such plan. Any riparian 

and stream bank alternations must conform to the approved plan.  

 

B. Phase One Block 1 Infrastructure Improvements.    

 

1.   Owner requests water and sewer service from Ketchum for Block 1.  

Ketchum hereby agrees to provide domestic potable and irrigation water service and sewer 

service to properties in Block 1. Such water and sewer service shall be at the same fees as 

charged to equivalent users.  Owner shall engineer, construct, and otherwise provide, at its 

sole expense, the improvements, facilities and services (public and private) set forth in the 

engineering plans and specifications for such improvements.   

 

2. Irrigation systems for each Lot and common landscape areas shall be 

equipped with a separate shut off so the irrigation system may be turned off without 

impacting water service to the residence or other development on the Lot.   

 

3. The irrigation systems for all landscape zones shall be, to the greatest extent 

possible, water efficient, in­ ground, and use rotor and drip irrigation technology.  

Monitoring technology shall be used to regulate irrigation rates to conserve water use. 

 

4. At the time of recording the final plat for Block 1, Owner shall transfer and 

convey to City by quit claim deed its Water Right No. 37-11885. 

 

5.   All utilities, including water, sewer, gas, cable, phone and electric shall be 

installed underground within the street rights-of-way prior to completion of the construction 

of the roads or as otherwise shown on Block 1 subdivision plat map.   Detailed engineered 

construction drawings and specifications for construction of such improvements shall be 

prepared by Owner and approved by City prior to construction. Prior to acceptance of any 

such improvements to be dedicated to City, City shall inspect and approve same and Owner 
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shall provide City with "as built" drawings thereof.  Owner hereby warrants that to the best 

of its knowledge the "as built” drawings will be substantially correct and Owner shall be 

liable and hold City harmless from any damage which may result from material errors in 

said drawings for a period of one (1) year after acceptance by City of said utilities unless 

such damage is caused directly or indirectly by the acts or omissions of Ketchum, or its 

agents or contractors. Owner hereby warrants construction of the public streets, water 

system and sewer system improvements will be free from faulty materials and faulty 

workmanship for a period of eighteen months after the work is completed and accepted by 

the City.  City shall give Owner written notification of any defect or nonconforming work. 

On receipt of notice from City, Owner agrees to remedy, by repair or replacement, without 

cost to City, all defects and non-conforming work appearing within a period of one (1) year 

after the work is completed.  Except as expressly set forth in this Agreement, it is 

understood and agreed that Owner has not made and is not making, and Owner expressly 

disclaims, any warranties or representations, express or implied, with respect to the 

improvements described herein and that City shall accept said improvements, “AS-IS, 

WHERE IS, WITH ALL FAULTS”, except to the extent expressly provided elsewhere in 

this Agreement.  Owner agrees to assign any warranties accruing to it and arising out of 

construction of the improvements described in this Section remaining in effect at the time 

such improvements are transferred and/or dedicated to City, subject to all applicable state 

and federal laws.  

6. Owner shall be responsible for the year-round maintenance of all private 

roadways, including, without limitation, snow removal to maintain access and parking, as 

well as emergency vehicle turnaround, within the Block 1 subdivision. 

 

7. Without conferring any third-party beneficiary status on any person or entity 

not a party to this Agreement, and without waiving any claims, causes of action or other 

rights it may have against the Warm Springs Ranch Townhome Condominium Association 

(“WSRTCA”) relating to access or other easements the WSRTCA may claim on or after 

the Effective Date, Owner agrees to provide an easement to  WSRTCA  for  ingress  and 

egress to and from Townhouse Lane to replace the existing easement. 

 

8.  Ketchum shall not issue any building permits for any building in Block 1 

prior to completion of the components of the water system sufficient to provide portable 

water and fire flow protection for structures in Block 1. Ketchum shall not issue any 

Certificates of Occupancy for any building prior to completion of the water system and 

irrigation system for service of Block 1.  

 

9. To provide pedestrian access to the open space in Blocks 2, 3, 4, 5, 6, 7 

and 8, a six-foot wide shoulder consisting of road mix, or a concrete sidewalk, shall be 

installed adjacent to Bald Mountain Road from Warm Springs Road to Lot 3 in Block 1.   

 

10. Owner shall install an unimproved parking lot to accommodate a minimum of 

12 and a maximum of 20 public parking spaces to access the south side of Warm Springs 

Creek. This area may be reconfigured and/or relocated  as part of Phase 2 development. 

The parking lot shall be installed as part of the infrastructure improvements for the Block 
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1 subdivision and available for public use once Bald Mountain Road is open for access. 

 

11.    A bus stop shall be constructed by Owner, near the corner of Warm 

Springs Road and Bald Mountain Road within six months of recording the final map for 

Block 1. The design of the bus stop shall be similar to the bus shelter on Saddle Road 

near Zenergy and approved by Ketchum.  Upon completion of the bus stop and 

acceptance thereof by Ketchum, Ketchum shall assume all responsibility for 

maintenance, repair and replacement subject to Owner’s warranty set forth above. 

 

12.   A detailed Construction Activity Plan shall be submitted and approved by 

Ketchum prior to commencing infrastructure construction. Ketchum and the Owner shall 

mutually agree on the amount and form of financial assurance to mitigate all reasonably 

foreseeable impacts to Ketchum resulting from actual damage to water, sewer, streets 

and/or other city-owned systems during construction of the Project. 

 

13. Owner agrees to participate in the design, placement and construction of 

the Bald Mountain Connector Trail at the sole expense of the City.  The Owner agrees 

placement of the trail or public access to the trail may occur on the Property to the extent 

it does not impair development of Blocks 1 or 2. Development of the Bald Mountain 

Connector Trail shall be in collaboration  with Owner and Ketchum Parks and 

Recreation. Notwithstanding any contrary provision of this Agreement the failure of the 

collaborative development effort shall have no impact on Owner’s rights hereunder. 

 

5. Phase 2 Development 

 

This Agreement only authorizes development of Block 1 of the Large Block Plat and the 

installation of an unimproved parking lot with a minimum of 12 and a maximum of 20 public 

parking spaces on Block 2 accessed from Parcel D of the Block 1 subdivision.   Future 

development in Blocks 2, 3, 4, 5, 6, 7, and 8 shall be considered in Phase 2 as part of a PUD and 

preliminary plat application filed with Ketchum. Nothing contained in this Agreement including 

but not limited to the provisions of paragraphs 4B9 and  4B10 shall  confer upon Ketchum or the 

general public any right to access or use Blocks 2, 3, 4, 5, 6, 7 and 8, or any part thereof.  Owner 

may terminate the pedestrian access, parking, access to the south side of Warm Springs Creek 

and all rights of entry or use of Blocks 2, 3, 4, 5, 6, 7 and 8 at any time, for any reason 

whatsoever, without notice. 

 

6. Covenants, Conditions and Restrictions.  The covenants, conditions and 

restrictions recorded against Block 1 shall contain at least the following provisions: 

 

A. An allocation of responsibility for maintenance of all community and 

privately owned landscaping, streets  and amenities; and 

 

B. No person or entity acquiring any portion of the Property shall be permitted 

to develop, construct, erect, or install any building, utility, improvement or landscaping which does 

not conform in all respects to this Agreement and Block 1 subdivision plat as applicable.  
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C.  Any lot that is located within an avalanche zone, regardless of the building 

location, shall meet the notice requirements of Section 17.92.010E, KMC. 

 

D. All private roads within Block 1 are subject to closure, in Owner’s sole 

discretion, during times of high avalanche danger.  Owner shall work with Ketchum Emergency 

Services personnel to establish standard protocols to be followed during times of elevated 

avalanche danger.  Owner and Ketchum acknowledge that the intent of such protocols is to 

reduce the risk to both the public and emergency responders during periods of increased 

avalanche danger, and such protocols will therefore include procedures for limiting or 

restricting access in avalanche zones to reduce these risks.   

 

7 . Term.  The term of this Agreement shall be perpetual.   

8. Default and Enforcement.  In the event either Party, their respective heirs, 

successors, assigns or any other person acquiring an interest in the Property, fails to faithfully 

comply with all of the terms and conditions included herein, the same shall constitute a default 

entitling the non-defaulting party to all legal and equitable remedies available.   

 

A.  A petition filed by Owner under any bankruptcy, reorganization, 

arrangement, insolvency, dissolution or liquidation law of any jurisdiction, whether now or 

hereafter in effect, that is not dismissed within ninety (90) days after such filing shall constitute an 

event of default of this Agreement and shall entitle Ketchum to seek all available legal and 

equitable remedies. 

 

B.  A waiver by a party of any default by the other party of any one or more of 

the covenants or conditions hereof shall apply solely to the breach or breaches so waived and shall 

not bar any other rights or remedies or apply to any subsequent breach of any such or other 

covenants and conditions.   

 

C. In the event of a material violation of this Agreement the Parties shall have 

the right, without prejudice, to specific performance, or any other rights or remedies available 

under the Ketchum Municipal Code or Idaho law, including but not limited to the right to demand 

the non-defaulting party to cure such default or enjoin violation and otherwise enforce the 

requirements contained in this Agreement.  

 

D. In the event of a material breach of this Agreement, the Parties agree that 

City and Owner shall have sixty (60) days after delivery of notice of said breach to cure and correct 

the same prior to the non-breaching party seeking any remedy provided for herein; provided, 

however, in the event that the default or breach cannot with diligence be cured within such 60-day 

period, if the defaulting party shall commence to cure the same within such 60-day period, and 

thereafter prosecute the cure of same with diligence, then the time within which such breach may be 

cured shall be extended for such period as necessary to complete the cure. 

 

E. Owner hereby grants City  a license to enter upon the Property, during 

business hours and upon reasonable advance notice, with Owner or Owner’s representatives 

having the right to be present during such times, to (a) inspect the same, (b) determine if Owner 

is complying with this Agreement, and (c) to undertake the cure of any default of Owner; 
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provided, however, all such cures shall be performed as promptly as possible and so as to cause 

the least interference to guests, invitees and other occupants of property in the Project.  Ketchum 

agrees to indemnify, defend and hold harmless Owner from any and all liability, claims, 

damages, expenses, judgments, proceedings and causes of action of any kind whatsoever, arising 

out of Ketchum’s negligent exercise of the license granted herein. 

 

9.  Miscellaneous Provisions. 

A. Police Powers.  Except as otherwise expressly provided herein, nothing 

contained herein is intended to limit the police powers of Ketchum or its discretion in review of 

subsequent applications regarding development of the Property.  This Agreement shall not be 

construed to modify or waive any law, ordinance, rule, or regulation not expressly provided for 

herein, including, without limitation, applicable building codes, fire codes, Ketchum's Zoning 

Ordinance, and Ketchum's Subdivision Ordinance requirements for the Property. 

B. Amendment.  This Agreement may be revised, amended, or canceled in 

whole or in part, only by means of a written instrument executed by both Parties and as 

evidenced by amended plats and development plans.   

C. Specific Performance.  In the event of a breach of this Agreement, in 

addition to all other remedies at law or in equity, this Agreement shall be enforceable by specific 

performance by either party hereto.  All remedies shall be cumulative.  

D. Attorney's Fees.  In the event either party hereto is required to retain 

counsel to enforce a provision of this Agreement, or to recover damages resulting from a breach 

hereof, the prevailing party shall be entitled to recover from the other party all reasonable 

attorney's fees incurred, whether or not litigation is actually instituted or concluded. 

E. Notices.  All notices required or provided for under this Agreement shall 

be in writing and deemed delivered upon delivery in person or upon mailing by certified mail, 

return receipt requested, postage prepaid.  However, the time period in which a response to such 

notice must be given shall commence to run from the date of receipt on the return receipt of the 

notice.  Rejection or refusal to accept, or the inability to deliver because of a change of address 

of which no notice was given shall be deemed to be receipt of the notice. 

Notices to City shall be addressed as follows: 

City of Ketchum 

 Post Office Box 2315 

 Ketchum, ID 83340 

 Attn: Planning and Building Director 

 Telephone: 208.726-7801 

  

295



DRAFT 

 

Development Agreement 

30270-081 

Page 10  

 

Notices given to Owner shall be addressed as follows: 

 Robert M. Brennan, Managing Member 

 Brennan Holdings No. 300, LLC 

 Post Office Box 1991 

 Sun Valley, ID 83353 

 Email: brennanholdings@gmail.com 

 

with a copy to: 

 Lawson Laski Clark & Pogue, PLLC 

 675 Sun Valley Road, Suite A 

 Post Office Box 3310 

 Ketchum, Idaho 83340 

 Attn.:  Edward A. Lawson 

 Telephone: 208.725-0055 

 Email: eal@lawsonlaski.com 

 

A party may change the address to which further notices are to be sent by notice in writing to the 

other party, and thereafter notices shall be addressed and transmitted to the new address.  

F. Relationship of Parties.  It is understood that the contractual relationship 

between City and Owner is such that neither party is the agent, partner, or joint venturer of the 

other party.  

G. Successors and Assigns; Covenant Running With the Land.  This 

Agreement shall inure to the benefit of City and Owner and their respective heirs, successors and 

assigns.  This Agreement, including all covenants, terms, and conditions set forth herein, shall be 

and is hereby declared a covenant running with the land with regard to the Property or any 

portion thereof, and is binding on both parties to this Agreement as well as their respective heirs, 

successors and assigns with the exception of the purchasers of lots, condominium or townhouse 

units. Upon conveyance of a lot, condominium unit or townhouse unit to a third party, the lien and 

encumbrance of this Agreement shall be automatically released from said lot and unit and a 

prospective purchaser and all lenders and title insurers are entitled to rely upon said release.  In the 

event that Owner or a successor in interest to Owner sells or transfers the Property written notice of 

said transaction shall be given to City no less than sixty (60) days prior to closing. This requirement 

shall not apply to the sale and/or transfer of individual lots,  condominium units or townhouse units. 

Individual lots, townhouse, or condominium owners are not intended to have any ownership 

interest, third-party beneficiary, easement or other interest in any of the terms, conditions or 

obligations of this Agreement. 

 

H. Recordation and Release. This Agreement shall be recorded with the 

Blaine County Recorder.  City agrees to execute all appropriate documentation to cause the 

encumbrance of this Agreement to be terminated in the event of termination.   

I. No Waiver.  In the event that City or Owner, or its successors and assigns, 

do not strictly comply with any of the obligations and duties set forth herein, thereby causing a 
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default under this Agreement, any forbearance of any kind that may be granted or allowed by 

Owner, City, or their successors and assigns, to the other party under this Agreement shall not in 

any manner be deemed or construed as waiving or surrendering any of the conditions or 

covenants of this Agreement with regard to any subsequent default or breach. 

J. Partial Invalidity.  In the event any portion of this Agreement, or part 

hereof, shall be determined by any court of competent jurisdiction to be invalid, void, or 

otherwise unenforceable, the remaining provisions of this Agreement, or parts hereof, shall 

remain in full force and effect and shall in no way be affected, impaired or invalidated, it being 

understood that such remaining provisions shall be construed in a manner most closely 

approximating the intention of the parties with respect to the invalid, void, or unenforceable 

provision or part hereof. 

K. Entire Agreement.  This Agreement constitutes the full and complete 

agreement and understanding between the parties hereto.  Excluding formal conditions placed 

upon the design review approval, subsequent plat approvals or other matters related to the public 

process, no representations or warranties made by either party shall be binding unless contained 

in this Agreement or subsequent written amendments hereto. 

L. Exhibits.  All exhibits referred to herein are incorporated in this 

Agreement by reference, whether or not actually attached. 

M. Authority.  Each of the persons executing this Agreement represents and 

warrants that he or she has the lawful authority and authorization to execute this Agreement, as 

well as all deeds, easements, liens and other documents required hereunder, for and on behalf of 

the entity executing this Agreement. 

N. Force Majeure. If either party hereto is delayed in the performance of any of 

its obligations hereunder because of inclement weather; material shortages; labor shortages; 

unavailability of gas, electric or other utilities through no fault of Owner; dispute or strike; civil 

strife; acts beyond the control of the delayed party including, acts of God; the Covid-19 virus or 

other pandemic; and actions by the United States of America or the State of Idaho, or Ketchum or 

any of their agencies, the time of performance for completion of such obligation shall be extended 

for the same time as lost by the cause hereinabove set forth.  

 

O. Choice of Law.  This Agreement shall be governed by and construed in 

accordance with the laws of the state of Idaho, which shall be the sole jurisdiction and venue for 

any action which may be brought by either party with respect to this Agreement or the subject 

matter hereof. 

IN WITNESS WHEREOF, the parties hereto have executed this Agreement the day and 

year first above written. 

Brennan Holdings No. 300, LLC, an Idaho  City of Ketchum, Idaho, a municipal  

limited liability company    corporation 
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By: ________________________________  By: ______________________________ 

 Robert M. Brennan, Managing Member  Neil Bradshaw, Mayor 

  

 

 

 

 

 

 

 

 

 

 

 

 

STATE OF IDAHO  ) 

            )ss. 

County of Blaine       ) 

 

Subscribed and sworn before me on this _____day of _________, 2021, before me a 

Notary Public in and for said State, personally appeared NEAL BRADSHAW, known to me to 

be the Mayor of the CITY OF KETCHUM, IDAHO and the person whose name is subscribed to 

the foregoing instrument, and acknowledged to me that he executed the same on behalf of the 

City Of Ketchum, Idaho. 

IN WITNESS WHEREOF, I have hereunto set my hand and seal the day and year first 

written above. 

        _____________________________ 

      Notary Public 

        Residing at ____________________ 

       My Commission Expires ________ 

 

STATE OF IDAHO ) 

             )ss. 

County of  Blaine ) 

 

Subscribed and sworn before me on this ______ day of ___________, 2021, before me a 

Notary Public in and for said State, personally appeared ROBERT M. BRENNAN known or 

identified to me to be the Managing Member of BRENNAN HOLDINGS NO. 300, LLC, the 

limited liability company that executed the instrument or the person who executed the instrument 

on behalf of said limited liability company, and acknowledged to me that such limited liability 

company executed the same. 

 

IN WITNESS WHEREOF, I have hereunto set my hand and seal the day and year first 

written above. 
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       _______________________________ 

     Notary Public 

       Residing at______________________ 

      My Commission Expires___________ 
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South Central Public Health District, REHS
_______________________________

Sanitary restrictions as required by Idaho Code Title 50, Chapter 13, have
been satisfied.  Sanitary restrictions may be reimposed, in accordance with
Idaho Code Title 50, Chapter 13, Section 50-1326, by the issuance of a

Date:_______________

certificate of disapproval.

HEALTH CERTIFICATE

PRELIMINARY PLAT
P1

CRD: 20071.CRD
A PRELIMINARY PLAT
PROJECT NO. 20071 DWG BY:  ROB

PREPARED FOR : BRENNAN HOLDINGS, LLC.

DATE: 12/16/2020

WARM SPRINGS RANCH
LOCATED WITHIN

SECTION 12, TOWNSHIP 4 NORTH, RANGE 17 EAST, B.M.,
CITY OF KETCHUM, IDAHO

SHEET: 1 OF 2
20071 PRE-PLAT.DWG

WARM SPRINGS RANCH
PRELIMINARY PLAT

A SUBDIVISION PLAT WHEREIN:
BLOCK 1, WARM SPRINGS RANCH LARGE BLOCK PLAT IS SUBDIVIDED CREATING

WARM SPRINGS RANCH BLOCKS 1-5, LOTS 1-36 & PARCELS A, B, C, D & E

DECEMBER 2020

1. ZONING  IS GR-L.
2. PRIVATE ROAD #1 WITHIN WARM SPRINGS RANCH LARGE BLOCK PLAT,

BLOCK 1, ALONG WITH ALL EASEMENTS WITHIN SAID ROAD ARE HEREBY
VACATED.

3. PARCELS A & D ARE PRIVATE ROADS. PARCELS A & D WILL BE MAINTAINED
BY THE HOMEOWNERS ASSOCIATION. PRIVATE ROADS SHALL MAINTAIN A
FREE AND CLEAR WIDTH OF 26 FEET FOR EMERGENCY VEHICLES. A
40-FOOT-WIDE ACCESS AND PUBLIC UTILITY EASEMENT TO BENEFIT
WARM SPRINGS RANCH LARGE BLOCK PLAT BLOCKS 2-7 IS GRANTED ON
PARCELS A & D AS SHOWN HEREON. A 10-FOOT-WIDE SNOW STORAGE
AND UTILITY EASEMENT IS GRANTED ADJACENT TO ALL PRIVATE ROAD
PARCELS. NO PUBLIC PARKING IS PERMITTED IN PARCELS A & D.

4. PARCELS B & C ARE COMMON AREA OPEN SPACE AND SHALL BE
MAINTAINED BY THE H.O.A.

5. THE ACCESS AND PUBLIC UTILITY EASEMENT BENEFITING THE COUNTRY
CLUB TOWNHOMES AND WARM SPRINGS TOWNHOUSE CONDOMINIUMS
KNOWN AS TOWNHOUSE LANE IS RELOCATED WITHIN PARCEL A AS
SHOWN HEREON.

6. BASIS OF BEARINGS IS IDAHO STATE PLANE COORDINATE SYSTEM, NAD83,
CENTRAL ZONE AS DERIVED BY GPS OBSERVATIONS.

7. THE RED AND BLUE AVALANCHE ZONES ARE PER ARTHUR MEARS SITE
SPECIFIC AVALANCHE HAZARD AND MAPPING ANALYSIS, APRIL 2001.

8. A 10' FISHERMAN'S AND NATURE STUDY EASEMENT IS GRANTED ALONG
THE BANKS OF WARM SPRINGS CREEK.

9. A 25' SCENIC EASEMENT AND RIPARIAN SETBACK EASEMENT IS GRANTED
ALONG THE NORTH BANK OF WARM SPRINGS CREEK AS SHOWN HEREON.

10. FLOODPLAIN: THE 1% CHANCE OF FLOOD LINE (FP), AS DESIGNATED ON
THIS MAP IS CONSIDERED REASONABLE FOR REGULATORY PURPOSES.
HOWEVER, BENCHMARK ASSOCIATES DOES NOT REPRESENT,
GUARANTEE, WARRANT NOR IMPLY THAT AREAS OUTSIDE OF THE
DESIGNATED FLOOD PLAIN AREA ARE SAFE AND FREE FROM FLOODS OR
FLOOD DANGER.   FLOOD INFORMATION IS BASED ON THE FLOOD
INSURANCE STUDY FOR: BLAINE COUNTY, IDAHO, UNINCORPORATED
AREAS) COMMUNITY NUMBER 165167 -  PANEL NO. 0434 E - NOVEMBER 26,
2010.

11. ORDINARY HIGH WATER DELINEATION PER SAWTOOTH ENVIRONMENTAL
CONSULTING, LLC, JUNE 2020.  PERMITS MAY BE REQUIRED FROM LOCAL,
STATE OR FEDERAL AGENCIES PRIOR TO CONSTRUCTION, EXCAVATION
OR FILL ACTIVITIES.

12. LOTS 15 & 16 SHALL BE ACCESSED FROM MOUNTAIN CREEK DRIVE.
13. LOTS 33-36 SHALL BE ACCESSED FROM BALD MT. ROAD.
14. PARCEL D IS DEDICATED AS A PUBLIC PEDESTRIAN EASEMENT FOR

ACCESS TO THE 10' FISHERMAN'S AND NATURE STUDY EASEMENT.
15. ANY CONSTRUCTION IN THE AVALANCHE OVERLAY ZONE ON LOTS 8-12

SHALL MEET THE REQUIREMENTS OF KETCHUM ZONING CODE 17.92, AS
MAY BE AMENDED.

16. ANY DEVELOPMENT WITHIN THE REGULATORY FLOODPLAIN (AS MAYBE
AMENDED) SHALL OBTAIN A FLOODPLAIN DEVELOPMENT PERMIT AND
COMPLY WITH THE REQUIREMENTS IN KETCHUM ZONING CODE 17.88, AS
MAY BE AMENDED.

17. FLOODPLAIN LINES, ORDINARY HIGH WATER AND SETBACKS ARE SUBJECT
TO CHANGE WITH UPDATED FLOOD STUDIES BY FEMA AND CHANGES IN
THE COURSE OF THE CREEK OVER TIME.  THIS PLAT REFLECTS THE
CURRENT CONDITIONS BUT SHOULD NOT BE RELIED UPON AS THE
DEFINITIVE SOURCE FOR THIS INFORMATION.

18. REFER TO THE WARM SPRINGS RANCH REZONE AND DEVELOPMENT
AGREEMENT RECORDED AS INSTRUMENT NO. __________ RECORDS OF
BLAINE COUNTY, IDAHO.

NOTES:
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South Central Public Health District, REHS
_______________________________

Sanitary restrictions as required by Idaho Code Title 50, Chapter 13, have
been satisfied.  Sanitary restrictions may be reimposed, in accordance with
Idaho Code Title 50, Chapter 13, Section 50-1326, by the issuance of a

Date:_______________

certificate of disapproval.

HEALTH CERTIFICATE

PRELIMINARY PLAT
P2

CRD: 20071.CRD
A PRELIMINARY PLAT
PROJECT NO. 20071 DWG BY:  ROB

PREPARED FOR : BRENNAN HOLDINGS, LLC.

DATE: 12/17/2020

WARM SPRINGS RANCH
LOCATED WITHIN

SECTION 12, TOWNSHIP 4 NORTH, RANGE 17 EAST, B.M.,
CITY OF KETCHUM, IDAHO

SHEET: 2 OF 2
20071 PRE-PLAT.DWG

WARM SPRINGS RANCH
PRELIMINARY PLAT "EXISTING CONDITIONS"

DECEMBER 2020

A SUBDIVISION PLAT WHEREIN:
BLOCK 1, WARM SPRINGS RANCH RESORT P.U.D. IS SUBDIVIDED CREATING WARM

SPRINGS RANCH BLOCKS 1-5, LOTS 1-36 & PARCELS A, B, C, D & E
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Attachment D:  

Applicant’s Project Submittal 
for  

Warm Springs Ranch  
Dated  

December 18, 2020 
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Development Agreement Application 

APPLICANT INFORMATION 
Project Name: 
Applicant: 
Phone: Email: 
Mailing Address: 
Co-Applicant: 
Phone: Email: 
Mailing Address: 
Representative/Primary Contact: 
Mailing Address: 
Phone: Email: 
PROJECT INFORMATION 
Legal Land Description: 
Street Address: 
Lot Area: 
Zoning District: 
Is Re-Zone Required?      ☐No    If yes:     To Zone: 
Overlay District:    ☐Flood  ☐ Avalanche      ☐Mountain 
Anticipated Use: 
THE FOLLOWING TO BE INCLUDED WITH SUBMITTAL: 
Title Report, including: 

• Copy of the owner’s recorded deed, applicant’s option to purchase, or unrecorded contract of sale for such property.
• Copies of title exceptions as applicable.
• If applicant is not the owner of record, then written notarized consent of the owner(s) of record is required.

Architectural Plans of proposed construction (digital and one (1) copy 11” x 17”) showing: 
• Floor Plan
• All exterior elevations
• Section through the highest point of the building indicating existing, natural, and proposed grade, with dimensions.

If the property is located in the CC community core zone, an analysis of the height invisible plane shall also be
submitted.

• Type and color of exterior materials and roofing.
• Location and type of exterior lighting.
• Existing structures and land uses on and adjacent to the subject property.
• Adjacent roadways, proposed roadways, ingress and egress from said roadways, parking and pedestrian circulation

and access.
• Property lines with dimensions, adjacent land uses, structures and zoning.
• Topography at one (1) foot intervals or spot elevations.
• Scale, north arrow, and legend.

OFFICIAL USE ONLY 
File Number: 
Date Received: 
Fee Paid: 
By: 
Approved Date: 
Denied Date: 
By: 

P21-003
12/18/20

$2,900.00
M Puddicombe
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• Existing watercourses, utility lines, easements, deed restrictions and other built or natural features restricting the 
use of the property. 

• Existing vegetation, labeled as to remain or to be removed. 
• Conceptual landscape plan that includes plant location, general species type and quantity. 

A draft development agreement consistent with §17.124.050 and §17.154. Three additional notes: 
• For projects that include a PUD, it is recommended that both the standards of evaluation set forth in §16.08.080 

and preliminary conditions of approval as set forth in §16.08.130 should be integrated into the agreement. 
• For projects with Design Review approval the duration of permit validity specified in §17.96 shall control unless 

otherwise specified and approved by the City Council. 
• To assure completion of project components, such as site restoration or completion of public infrastructure, the 

City may require a security deposit @ 150% of an approved engineering estimate. 
A written description of the proposed development, including the uses, and how it integrates and complements adjacent 
land uses. 
A written narrative demonstrating compliance with the goals and policies of the Ketchum Comprehensive Plan. 
A traffic analysis that includes roadways, proposed roadways, ingress and egress from said roadways, parking, pedestrian 
circulation and impacts to non-motorized and transit facilities. 

For Zone Changes: Signed and notarized statement by the applicant indicating that failure to comply with all commitments 
in the approved zoning development agreement shall be deemed consent to revert the zoning of the property to the pre-
existing zone. 
Phasing plan and proposed phasing schedule. 
Written response, including electronic submission, in MS Word format, to §17.154.040. 
Notes:  

1. The administrator, commission, or council may, at their discretion, reasonably require additional information 
prior to or during the review process. 

2. The materials required in this subsection may be waived by the administrator after administrative review of the 
application should no need be found therefor. 

 

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 

 

Signature of Co-Owner/Representative      Date 
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WARM SPRINGS RANCH 
DEVELOPMENT AGREEMENT APPLICATION SUPPLEMENT 
 
 
 
SUBMITTED FOR: Brennan Holdings No 300, LLC 
 

SUBMITTED BY:  Benchmark Associates, P.A 
 
 

  

  Project Engineer 

DECEMBER 2020 
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Introduction 
 This document contains the supplemental information as required on Ketchum’s Development 
Agreement Application form.  The subject property, Warm Springs Ranch Resort PUD, is approximately 
73 acres and subject to a Current Development Agreement (Inst. No. 640939). The applicant, Brennan 
Holdings No 300 LLC, seeks to terminate the Current Development Agreement (Inst. No. 640939) and 
replace it with the proposed new development agreement.  

Description of the proposed development, including the uses, and how it 
integrates and complements adjacent land uses. 

 The Current Development Agreement entitles a hotel/resort development approved under a 
Planned Unit Development and Annexation Agreement on lands zoned Tourist (T) and Recreational Use 
(RU).  The proposed development agreement includes residential and recreational uses with General 
Residential - Low Density (GR-L) and Recreational Use (RU) zoning districts.  

 Block 1 of the new Warm Springs Ranch Subdivision is 13.72 acres and will be down-zoned from 
Tourist (T) to General Residential - Low Density (GR-L). This GR-L zoning is adjacent to, and is a natural 
extension of, the approximately 140 acres of GR-L zoning lying to the east and the north of the subject 
property. The other land uses adjacent to the subject property are also residential with Tourist (T) and 
Limited Residential (LR) zoning districts.  

Figure 1: Current Warm Springs Ranch Zoning 
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A written narrative demonstrating compliance with the goals and 
policies of the Ketchum Comprehensive Plan. 

 This development agreement application, along with the concurrent Large Block Plat 
Amendment and the Preliminary Plat application for Block 1, are compliant with and support the goals 
and policies in the Ketchum Comprehensive Plan in the following ways.  

Chapter 1: Community Vision and Core Values.   4. A Variety of Housing Options 
  

One of Ketchum’s primary challenges in 
maintaining and creating the variety of housing options 
expressed as a core value in the Plan is that of single-
family housing. This application supports this core 
value by adding new, highly desirable single-family 
housing on relatively small lots in an existing 
neighborhood.  

Chapter 1: Community Vision and Core Values.  6. Exceptional Recreational Opportunities 
 

This development agreement application 
excludes  the south side of Warm Springs Creek (~59 
acres). This will give the Ketchum community and the 
applicant additional time to consider and balance 
Ketchum’s need for housing and its need for 
recreation before developing a plan for the 
remainder of the property.   

 

Chapter 3: Housing:  

Goal H-3: Ketchum will have a mix of housing types and styles. 
 As noted above, small lot, single-family homes in Ketchum are in short-supply. To the applicant’s 
knowledge this is the first subdivision of more than 5 lots proposed in Ketchum in the past several years. 
The 36 lots proposed for Block 1 will extend and complement the “neighborhood feel” in Warm Springs 
and add to the quality  and quantity of single-family homes in Ketchum. 

 

  

“In order to maintain a strong economy with a base of 
jobs and a diverse demographic of residents, it is 
important for the community to provide a varied supply 
of housing choices - both year-round work force 
housing and second homes for  seasonal residents.” 

“The outdoor recreation amenities 
and lifestyle are a key stimulus to our 
economy. Focused stewardship and 
marketing will solidify the value that the 
outdoors plays in our community.” 

The City should encourage the 
private sector, through land-use 
regulations and incentive programs, 
to provide a mixture of housing types 
with varied price ranges and densities 
that meet a variety of needs. 
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Chapter 4: Community Design and Neighborhoods:  

Goal CD-1: Our community will preserve its small-town character and the distinct image of 
neighborhoods and districts. 

Policy CD-1.3 Compatible Infill and Redevelopment Projects 
 The approximately 8,000 to 12,000 square foot lots proposed in this application provide a 
perfect complement to the Warm Springs Creekside Subdivision to the west and the Warm Springs 

Subdivisions #3 and #4 to the north.  Contextually, the immediate 
area around the proposed development includes higher density 
residential uses developed under PUD agreements or prior to the 
current established zoning (The Fields, Limelight Condos, etc.) and 
larger sized (15,000 square foot +) lots.  

 

Chapter 12: Future Land Use: 3. Infill and Redevelopment to Accommodate Growth 
 
 The proposed application represents a model 
infill development application. It ticks all the boxes for 
“one of the mainstays of the Plan” articulated in the 
block to the right.  Warm Springs road is designated by 
the City of Ketchum as a collector road. It is along the 
Mountain Rides Blue Route and Bronze Route and will 
include the addition of a bus shelter provided by the 
applicant.  

 Warm Springs road also has the “bike path” 
along its length which provides cycling and walking 
access to the larger Wood River Trail system, the Warm 
Springs Base Area and downtown Ketchum.  

 Finally, the development site has existing water and wastewater, power, cable and telephone  
infrastructure at the site.    

Comprehensive Plan Summary 
 As the name indicates comprehensive plans are intended to be all-inclusive and broad. 
Therefore, the citations above are only a sampling of how this application not only complies with the 
goals and policies of the Comprehensive Plan but supports those goals and policies as well. In addition, 
we have not identified any goals or policies in the Comprehensive Plan that this application conflicts 
with.   

Infill and redevelopment projects 
should be contextually appropriate 
to the neighborhood and 
development in which they will 
occur. 

“One of the mainstays of the Plan is the overall 
concept of adding residential density within 
strategic locations near major transportation 
corridor, downtown and activity centers. Adding 
units within areas already “built up” is the most 
sustainable development pattern, because it 
lessens the need for costly infrastructure 
improvements, including utilities and 
transportation services. It also makes walking, 
bicycling and transit more practical.” 
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A traffic analysis that includes roadways, proposed roadways, ingress 
and egress from said roadways, parking, pedestrian circulation and 

impacts to non-motorized and transit facilities. 
 The Current Development Agreement and existing entitlements for the Warm Springs Ranch 
Resort PUD are supported by a comprehensive Traffic Impact Study (TIS). As we noted in the 
introduction to this supplemental document, we seek to terminate the Current Development 
Agreement and replace it with the proposed development agreement in this application. The new 
development agreement, if approved, represents a significant down-zone and a substantial decrease in 
the intensity and frequency of use from the current entitlement.  It is reasonable to conclude that these 
lower density, less intensive uses will be supported by the existing infrastructure.  

 The development site will be accessed via Warm Springs and Bald Mountain Roads. The Warm 
Springs Ranch, Block 1 preliminary plat, submitted in concurrence with this application includes a 
substantial realignment and improvement to the existing Bald Mountain Road, which is substandard in 
several ways. The proposed development agreement includes provisions for public access to the south 
side of Warm Springs Creek and for a bus stop and shelter on the west side of Warm Springs Road.  

 Finally, we include the following excerpt from the Impact Statement for the preliminary plat 
application submitted concurrently with this application to further support these conclusions.   

Roads and traffic 
 The development will be accessed via a combination of public and private roads. The existing 
Bald Mountain Road will be realigned and dedicated to the City of Ketchum. The existing Bald Mountain 
Road does not meet several current road standards, including grade and intersection approach angles 
and radii. The realignment of this road will add safety and make maintenance easier than the current 
configuration.  

 The lots that are not accessed from Bald Mountain Road will be accessed from a private road. 
This private road will be constructed to city standards for private roads and will be maintained by the 
Homeowners’ Association.  

 The improvements to Bald Mountain Road, coupled with the addition of a privately maintained 
road, will result in no net impact on the City regarding road maintenance.  

 The development’s local roads will be accessed via Warm Springs Road, a designated collector 
road.     
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Table 4 - Trip Generation Table1 

 
  Peak Hour Rate 

 
  AM (7-9) PM (4-6) 

 
Density Daily Rate Total In Out Total In Out 

(210)  Single-
family 

1 10 0.75 25% 75% 1.01 63% 37% 

WSR - 50% 
Build-out 

18 180 14 3 11 18 11 7 

WSR - 100% 
Build-out 

36 360 27 7 20 36 23 13 

  

 The values in Table 5 above represent the raw values from the International Transportation 
Engineer’s Design Standards Manual without any modifications. The Manual allows for reductions in 
trips for pass-by traffic, shared trips, transportation mode splits and other reductions. Additionally, the 
trips generated from a development typically get distributed among different access points in the 
surrounding road network. Table 5 does not take any of these factors into account. Therefore, we 
characterize the trip generation values in the table as very conservative.  

 When interpreting Table 5, the Daily Rate is the total number of trips expected in a 24 hour 
period.  However, it is more useful to look at the peak hours to get an estimate of traffic impacts at 
critical times during the day. The AM Peak Hour is expected between 7:00 - 9:00 AM. At full build-out the 
AM Peak Hour is expected to generate 27 trips within the peak hour. Twenty (20) of those trips will be 
outbound from the development. This equates to one outbound trip from the development every 3 
minutes. Likewise, the PM Peak Hour is expected to generate thirty-six (36) trips within one (1) hour.  
Twenty-three (23) of those trips will be inbound trips or one inbound trip every 2 minutes and 36 
seconds.  The current and proposed road designs and layouts will accommodate these projected traffic 
loads.  

For Zone Changes: Signed and notarized statement by the applicant 
indicating that failure to comply with all commitments in the approved 
zoning development agreement shall be deemed consent to revert the 

zoning of the property to the pre-existing zone. 
 See attached document 

Phasing plan and proposed phasing schedule. 
 Concurrent with this application we also submitted a plat amendment application. This plat 
amendment application will, if approved, replace the Warm Springs Ranch Resort PUD, Large Block Plat, 
Blocks 1-8 with the Warm Springs Ranch, Large Block Plat, Blocks 1-8.   The subdivision of Warm Springs 

                                                           
1 ITE Trip Generation, 10th Edition 
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Ranch, Block 1, also submitted concurrently with this application, represents Phase 1 and includes 36 
residential lots. The proposed development agreement includes a provision to rezone Block 1 from the 
Tourist (T) zoning district to the General Residential - Low Density (GR-L) zoning district. Upon approval, 
Phase 1 will commence with a schedule that is in accordance with the Ketchum Subdivision ordinance, 
Title 16.  

 Blocks 2-8 of the Warm Springs Ranch Large Block Plat represents future phases of 
development. Blocks 2-8 will not be further developed without an amendment to the proposed 
development agreement or a new development agreement if/when further development is proposed.  

Written response to §17.154.040: STANDARDS 
  A.   Applicability: The standards identified in this section shall apply to all annexations and rezones 
involving zoning development agreements, unless otherwise waived by the administrator, commission 
or council. 

 This standard is applicable to this application.  

   B.   Comprehensive Plan Compliance: The proposal is in conformance with and promotes the purposes 
and goals of the comprehensive plan, this title and other applicable ordinances of the city, and not in 
conflict with the public interest. 

 Our analysis of support for and compliance with the Ketchum Comprehensive Plan is included 
in the Comprehensive Plan Section above. In addition, the preliminary plat submitted in concurrence 
with this application demonstrates compliance with the Zoning and Subdivision Ordinances in 
Ketchum. Finally, there is no evidence in the record, this application conflicts with the public interest.  

      1.   There will be no significant adverse effect(s) resulting from the proposed zone change and use(s) 
authorized upon the public health, safety and general welfare of the neighborhood or the community as 
a whole. 

 The proposed zone change in this application represents a significant down zone (Tourist to 
General Residential - Low density) with relation to density and more restrictive uses in the GR-L zone. 
The effects of this proposed zone change will have no significant adverse impacts on public health, 
safety or welfare.  

      2.   Includes community or employee housing, as defined in section 16.08.030 of this code, for 
rezones requesting a higher density zone. Payment in lieu may be accepted for fractions of units as 
determined by the council. 

 This is not applicable as the proposed change is to a lower density zoning district.  

   C.   Compliance With City Codes: 

      1.   All design review standards in chapter 17.96 of this code shall be carefully analyzed and 
considered for all proposals. This includes detailed analysis of building bulk, undulation and other design 
elements. The site plan should be sensitive to the architecture and scale of the surrounding 
neighborhood. 

 This is not applicable as no design review is proposed.  
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      2.   A project encompassing three (3) or more acres or otherwise meeting the requirements under 
subsection 16.08.080A of this code is required to submit a planned unit development conditional use 
permit pursuant to chapter 16.08 of this code. 

 This is not applicable as no PUD is proposed or required.  

      3.   The project shall be in conformance with this title; title 16, "Subdivision Regulations", of this 
code; title 12, "Streets, Sidewalks, Public Utility Easements And Public Places", of this code, and all other 
applicable city ordinances and regulations 

 The preliminary plat application submitted concurrently with this application will be reviewed 
under the requirements in Title 16, Title 12 and the other applicable ordinances. This process will 
ensure compliance with this standard.  

  

324

https://codelibrary.amlegal.com/codes/ketchumid/latest/ketchum_id/0-0-0-15355#JD_16.08.080
https://codelibrary.amlegal.com/codes/ketchumid/latest/ketchum_id/0-0-0-15269#JD_Chapter16.08


325



0 | P a g e  
 

 
WARM SPRINGS RANCH 
ENGINEERING STANDARDS ANALYSIS 
 
 
 
SUBMITTED FOR: Brennan Holdings, LLC 
 

SUBMITTED BY:  Benchmark Associates, P.A 
 
 

  

  Project Engineer 

SEPTEMBER 2020  
DECEMBER 2020 - UPDATED 
 

 

326



1 | P a g e  
 

Introduction 
 The Warm Springs Ranch Subdivision includes topography and other existing conditions that 
present both design challenges and opportunities. This report provides a summary of the improvements 
to the substandard existing road conditions.  It also includes a summary of design standards that are not 
met and the reasons why they cannot be met.   

Existing Conditions 
 The development site contains areas of significant grade and elevation changes.  The lowest 
point in the southeast part of Block 1 is approximately forty feet (~40’) below the highest elevation 
along Warm Springs Road in the northwest part of Block 1.  The site includes two intersections with 
Warm Springs Road (Bald Mountain Road and Geezer Aly) that do not meet current street standards for 
grades, curve radii, sight distance, intersection angles, intersection approach grades and distance 
between intersections.   These substandard roads and intersections will be realigned resulting in a safer, 
single intersection with Warm Springs Road. Figure 1 below is an illustration of the existing roads with 2’ 
contours.  

Figure 1: Existing Road Alignments and Grades 
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Table 1 below summarizes the key street design criteria in Ketchum’s subdivision ordinance and 
Ketchum’s Street Design, Construction and Repair ordinance, Titles 16 and 12 respectively.  It provides a 
comparison of the existing conditions to the proposed conditions after the improvements are 
completed.  

Table 1: Intersection Criteria Summary 

 Distance to 
nearest 

intersection 

Intersection 
Angle 

(approx.) 

Approach  
length  & 

grade 
(approx.) 

Pavement 
width 
(GIS) 

Sight 
distance 

(approx.) 
 
 

Bald Mt. Road/WSR 56’ <20° 40’ @ 7.5% 24’ <200’ 

Geezer Aly/WSR 310’ <35° 40’ @ 5.0% 18’ <200’ 

New Bald Mt. 
Road/WSR  

450’ 90° >75’ @2.0% 26’ >200’ 

WS Creek Loop/New 
Bald Mt. Road 
(upper) 

390’ 90° 40’ @ 2.0% 26’ 
(public) 

22’ 
(private) 

 TBD 

WS Creek Loop/New 
Bald Mt. Road 
(lower) 

240’ 90° 40’ @ 2.0% 26’ 
(public) 

22’ 
(private) 

TBD  

  

The existing sight distances are difficult to estimate due to the extremely sharp intersection 
angles both roads make with Warm Springs Road. These angles present significant intrusion into site 
lines particularly for drivers with limited ability to turn their heads to look over their shoulders.  The 
approach lengths and grades are measured from the centerline of Warm Springs Road and offer a liberal 
assessment of the length available for a vehicle to stop on a relatively flat surface before merging onto 
Warm Springs Road. In reality, Geezer Aly offers about one car length of relatively flat surface while Bald 
Mt. Road has less than one car length.   

New Road and Road Realignment Design Objectives 
 The engineering design for the site reflects two primary objectives: 

1. Improve the safety over the existing conditions, and  
2. Meet the City of Ketchum design standards 
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Improving the safety  
  The realigned road network eliminates the existing Bald Mt. Road/Warm Springs Road 
intersection and the Townhouse Lane/Warm Springs Road intersection and creates a single intersection 
with Warm Springs Road that is aligned at 90° and is also aligned with Flower Drive on the north side of 
Warm Springs Road. This improvement creates an engineered  4-way intersection and eliminates the 
existing substandard distances to the nearest intersection and the two substandard intersection angles.  

 This realignment creates sight distances in excess of 200’ at the Bald Mt. Road/Warm Springs 
Road intersection.  Less obvious in plan view is the creation of an approach in excess of 75’ at a grade of 
2.0%.  This will allow multiple vehicles to stop and queue (if necessary) on a flat surface before entering 
onto Warm Springs Road.  The intersection will be stop controlled at Bald Mountain Road & Flower 
Drive (Warm Springs Road traffic will not be stopped).   

 The improvements noted in the paragraphs above are realized by connecting the new Mountain 
Creek Drive (private) to the realigned Bald Mt. Road in two locations, referred to in this report as upper 
and lower.  These intersections will be stop controlled on Mountain Creek Drive (Bald Mt. Road traffic 
will not be stopped).  

Design Standards 
 In order to achieve the safety objectives detailed above, the engineering design deviates from 
certain city standards.  The impacts of these deviations are minimized by putting them in the areas with 
the least traffic volumes (i.e. Bald Mt. Road/Mountain Creek Drive intersections vs. Bald Mt. Road/Warm 
Springs Road intersection).  All of the street design standards in Titles 12 and 16 are met with the 
following four (4) exceptions: 

1. Design Speed (12.04.030.B.6) - the minimum design speed for Ketchum public streets is 35 mph, 
unless otherwise specified by the city. We are asking the city to endorse a Bald Mt. Road design 
speed of 25 mph and a Mountain Creek Drive design speed of 20 mph. We believe these are 
appropriate design speeds for local residential and private streets.   

2. Street Grades (16.04.040.H.5; 12.04.030.C.1) - there are two locations that exceed seven 
percent (7%) grade.  One is an approximate 150’ section of Mountain Creek Drive (private, 
10.0%).  The other is an approximate 200’ section of Bald Mt. Road (public 7.5%).These grades 
are the result of two things. First is the natural grade. This is also the main cause of the current 
substandard roads in the development area. Second, is that by providing the ‘flat approaches’ 
and improving safety at the intersection, this section of road gets steeper.  We believe the 
safety gained at the intersection is greater than any safety surrendered by the street grade.  
Appropriate speed limits will be posted.  Fire access is provided via Bald Mt. Road.  

3. Connecting Curves (16.04.040.H.10) - Mountain Creek Drive includes two centerline curves with 
radii less than 125’ (117’ and 83’). We believe these radii are appropriate for private residential 
streets and the design speeds noted above. Appropriate speed limits will be posted. 

4. Intersection ‘flat section’ (12.04.030.D.3) - As noted in the previous section the topography does 
not allow the existing roads to meet this standard. Our design improves upon the existing 
condition but does not meet the 75’ standard in three locations; Bald Mt. Road/Mountain Creek 
Drive( upper and lower) and Mountain Creek Drive/Townhouse Lane. As we noted above, our 
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design intentionally meets this standard for the more busy intersection (Bald Mt. Road/Warm 
Springs Road) at the expense of these intersections. The flat section in our design is 40’ and will 
provide a flat area for at least one car length. We have mitigated the need for longer flat 
sections by spreading the shorter flat sections among three intersections that see less traffic 
than the main intersection with the collector street (Warm Springs Road).   This main 
intersection meets the 75’ at 2% standard.  

Summary 
 This project site presents topographical challenges not typical in most areas of the city. Portions 
of the existing development, including roads, in the adjacent neighborhoods are substandard due to the 
unique characteristics of the property. Our engineering design objectives result in a much safer layout 
and design than the existing conditions provide. We were able to meet all of the city design standards 
except as noted in this report. We request the city review the standards, review and evaluate the 
improvements proposed in the engineering plans and balance those improvements with the deviations 
required to make those improvements a reality and approve the preliminary plat application.   
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Introduction  
The City of Ketchum subdivision ordinance §16.04.110 requires an impact statement when the 

subdivider proposes a subdivision of more than ten (10) lots or condominium units, or a planned unit 
development.  This impact statement will discuss the potential effects of the proposed development 
upon the city in terms of impact upon economics, public facilities and the environment as set forth in 
§16.04.110. 

The proposed development area (Block 1 of the Warm Springs Ranch PUD) lies north of Warm 
Springs Creek and south of Warm Springs Road and has been within Ketchum city limits prior to the 
annexation of the land south of Warm Springs Creek.  The proposed development area has experienced 
varying levels of development and the city has provided public services to the area in the past.  

Because the subject area has been part of the City for many years, planning for the development 
of this area has factored into the City’s long-term planning for public services and infrastructure. The 
proposed development area is zoned Tourist (T) and could be developed at a much greater density that 
what is proposed in this application. Accordingly, the following Impact Statement does not identify any 
substantial negative impacts related to public services or public facilities.    

Project Overview 
Legal Description:  Warm Springs Ranch Resort PUD, Block 1 
Property Address: 1803 Warm Springs Road 
Area:    13.72 acres 
Zoning:   T - Tourist 
Overlay Districts: Floodplain, Avalanche 
Single-family lots: 13 @ 12,000 sq.ft + 
   23 @ 8,000 - 11,999 sq.ft. 
Total units:   36  

Sewer facilities 
There is an existing 10” sanitary sewer line passing through the development site.  Portions of 

this sewer line will be abandoned and new 10” sewer lines will be installed to accommodate the 
proposed subdivision. The new sewer lines will connect to the city’s existing 10” sewer line at the 
southeast end of Block 1.  

The expected daily flow rate for this development is 300 gallons per day (GPD) per unit.1  With 
thirty-six (36) units proposed, this equates to an estimated 10,800 GPD, 27,000 peak day and 43,200 
peak hourly GPD at full build-out.  

                                                           
1 IDAPA 58.01.03 Table 08 - Wastewater Flows from Various Establishments in GPD. Assumes all homes are 4 
bedroom homes.  
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Table 1 - Wastewater Demand Table 
Unit Type Number Average Daily 

Demand (GPD) 
Peak Day 
Demand 

(GPD) 

Peak Hourly 
Demand (GPD) 

Single-family 36 300 750 1,200 
Duplex 0 0 0 0 
Totals 36 10,800 27,000 43,200 
     

Domestic water facilities 
There is an existing water line passing through the development site.  Portions of this water line 

will be abandoned and new domestic water lines will be installed to accommodate the proposed 
subdivision.  

The design capacity for the development is 800 GPD per residence.2 With thirty-six (36) units 
proposed, this equates to 28,800 GPD demand at full build-out.  

Table 2 - Domestic Water Demand Table 
Unit Type Number Design Capacity 

(GPD) 
Demand at Build-out 

(GPD) 
Single-family  36 800 28,800 

 Fire protection, including fire protection water supply 
 The development is designed with fire hydrants spaced at intervals required by the Ketchum 
Fire Department.  Fire protection will include the installation of sprinkler systems if required by code.  In 
a pre-application meeting with Assistant Fire Chief Tom Ancona, he indicated a reliable and robust water 
supply in the area and estimated fire flows to be in the 2,500 GPM range when the hydrants are 
installed and tested.  

 There are two accesses to the subdivision. Only one access is required and both accesses meet 
the requirements for fire access roads with the exception of a short section of Townhouse Lane that 
exceeds 7% grade. Tom Ancona did not identify this as an issue because the alternative access is less 
than 7% and meets the fire code.  The streets are designed to include a minimum 26’ travel lane in all 
sections.  The public Bald Mountain Road will include 26 feet of asphalt with 8’ gravel shoulders.  The 
private roads will include 22 feet of asphalt with 2’ gravel shoulders compacted to meet fire apparatus 
load standards.   

                                                           
2 IDAPA 58.01.08- Idaho Rules for Public Drinking Water Systems, 552.01.a.  
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Police protection 
 The addition of thirty-six (36) lots / single-family homes will have a deminimis impact on the 
city’s ability to provide police protection.  Ketchum had 4.22 sworn and civilian officers per 1,000 
residents in 2019.3 Using the average household size of 1.9 residents per household and multiplying it 
over the 36 proposed lots results in an expected population of 68 residents in this development. 
Extrapolating the current ratio of officers to residents to keep the same level, the projected population 
of this subdivision creates the need for 0.27 additional officers.  

Utilities 
 The utilities provided by the City of Ketchum are addressed in the Sewer Facilities and the 
Domestic Water Facilities section of this document.  Natural gas, electricity, telephone, cable TV and 
internet services will be provided by Intermountain Gas, Idaho Power, Century Link and Cox 
Communications respectively. The utility plans submitted with this application provide for a joint trench 
in which the infrastructure necessary to provide these services will be placed. We have included will-
serve letters (or they are pending) from each provider with our application.  

Schools 
 This development is within the Blaine County School District.  In addition, primary education-
aged students also will have multiple private school choices including the Sun Valley Community School, 
Pioneer Montessori School, The Sage School, Trinity School and Syringa Mountain School.   

Table 3 - Ketchum Demographics, School-aged Children4 
 

Average 
Family 

Size 

Total Occupied 
Housing Units 

Households 
with Children 
6-17 years old 

Percent 
Households with 

school-aged 
children 

Current 
demographics 

2.8 1,213 189 15.6% 

WSR 
Subdivision 

2.8 36 5.4 15% 

 

 The development is projected, at full build-out, to add six (6) school-aged children to Ketchum’s 
population.   

                                                           
3 Idaho State Police, Crime in Idaho 2019 
4 American Community Survey, 2018, Table S1101 
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Roads and traffic 
 The development will be accessed via a combination of public and private roads. The existing 
Bald Mountain Road will be realigned and dedicated to the City of Ketchum. The existing Bald Mountain 
Road does not meet several current road standards, including grade and intersection approach angles 
and radii. The realignment of this road will add safety and make maintenance easier than the current 
configuration.  

 The lots that are not accessed from Bald Mountain Road will be accessed from a private road. 
This private road will be constructed to city standards for private roads and will be maintained by the 
Homeowners’ Association.  

 The improvements to Bald Mountain Road, coupled with the addition of a privately maintained 
road, will result in no net impact on the City regarding road maintenance.  

 The development’s local roads will be accessed via Warm Springs Road, a designated collector 
road.     

Table 4 - Trip Generation Table5 

 
  Peak Hour Rate 

 
  AM (7-9) PM (4-6) 

 
Density Daily Rate Total In Out Total In Out 

(210)  
Single-family 

1 10 0.75 25% 75% 1.01 63% 37% 

WSR - 50% 
Build-out 

18 180 14 3 11 18 11 7 

WSR - 100% 
Build-out 

36 360 27 7 20 36 23 13 

  

 The values in Table 5 above represent the raw values from the International Transportation 
Engineer’s Design Standards Manual without any modifications. The Manual allows for reductions in 
trips for pass-by traffic, shared trips, transportation mode splits and other reductions. Additionally, the 
trips generated from a development typically get distributed among different access points in the 
surrounding road network. Table 5 does not take any of these factors into account. Therefore, we 
characterize the trip generation values in the table as very conservative.  

 When interpreting Table 5, the Daily Rate is the total number of trips expected in a 24 hour 
period.  However, it is more useful to look at the peak hours to get an estimate of traffic impacts at 
critical times during the day. The AM Peak Hour is expected between 7:00 - 9:00 AM. At full build-out 
the AM Peak Hour is expected to generate 27 trips within the peak hour. Twenty (20) of those trips will 
be outbound from the development. This equates to one outbound trip from the development every 3 

                                                           
5 ITE Trip Generation, 10th Edition 
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minutes. Likewise, the PM Peak Hour is expected to generate thirty-six (36) trips within one (1) hour.  
Twenty-three (23) of those trips will be inbound trips or one inbound trip every 2 minutes and 36 
seconds.  The current and proposed road designs and layouts will accommodate the projected traffic 
loads.  

Other public facilities 
 Impacts from the proposed subdivision on other public facilities are not anticipated. No 
additional off-site improvements are proposed.  

Noise, water and air pollution 
 No permanent impact to noise, water or air pollution are expected. The potential for impact on 
these aspects of Ketchum’s quality of life may be present during construction and the installation of 
infrastructure.  A construction management plan, approved by the City, will be in place to protect noise 
levels, water and air quality. In addition to a construction management plan approved by the City, a 
Storm Water Pollution Prevention Plan (SWPPP) will be filed with the US EPA prior to the beginning of 
any construction activity of one or more acres.  

Environmental impact, including impact upon vegetation, wildlife, and 
wildlife habitat, ground and surface water, and soil erosion 
 The development area (Warm Springs Ranch Resort PUD, Block 1) consists of 13.72 acres and is 
a portion of a larger 78.41 acre property.  Block 1 has been previously developed and holds relatively 
low environmental value in comparison to the remaining 64.69 acres.  Warm Springs Creek passes 
through portions of Block 1. The creek has been channelized by previous owners, but it does retain 
some vegetation along its banks and provides habitat for aquatic species.  These environmental assets 
will not be disturbed.  

 The proposed subdivision maintains a twenty-five foot (25’) setback and scenic easement and a 
ten foot (10’) fish and nature study easement from Warm Springs Creek as required by in the city 
subdivision code to protect these environmental assets.     

 Impacts to water sources (ground and surface) and soil erosion will be managed and minimized 
through a drainage system including dry wells, borrow ditches and drainage swales.   

Public transportation 
 The development area is served by the Mountain Rides Transportation Authority (Mt. Rides).  
Mt. Rides provides service along Warm Springs Road with stops eastbound at(the current) Townhouse 
Lane and west bound at West Canyon Run Blvd. The Blue Route provides connections to the Warm 
Springs Base area, downtown Ketchum, the Sun Valley Resort and Elkhorn Village and operates year-
round with varying schedules depending on the time of year.  Mt. Rides bolsters its service in the winter 
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season with the addition of the Bronze Route with a direct connection between the Warm Springs Base 
area and the Sun Valley Resort.  

Public easements, created or threatened, and recreational availability 
 The proposed subdivision contains numerous existing easements. Theses easements will be 
maintained or relocated as detailed below. New easements will be created along new road alignments 
and in other areas to accommodate public utilities. The notes referenced below are the notes on the 
recorded Warm Springs Ranch Resort PUD Large Block Plat.  

• Bald Mountain Road, Note 5 - this road and note will remain and be updated to reflect the name 
of the current owner. Bald Mountain Road will be dedicated to the City of Ketchum upon the 
completion of the improvements.  

• Private Road #1, note 6 - this road and note will be relocated and amended to accommodate the 
new development plan.   

• Townhouse Lane, notes 7 & 8 - this road and note will be relocated and amended to 
accommodate the new development plan.   

• Warm Springs Creek Easements, notes 11 & 12 - these easements and notes will remain 
unchanged. 

• Warm Springs Road - the 5’ public utility easement will remain unchanged. 
• Parking & Trash Receptacle Easement, note 14 - this easement and note will remain unchanged. 
• Access to the south side of Warm Springs Creek - a new public access easement is granted 

across the existing bridge to the south side of Warm Springs Creek as shown on the preliminary 
plat.    

Avalanche hazard and flood hazard 
 The subject parcel contains areas of flood and avalanche hazards as depicted and noted on the 
preliminary plat. The impacts of these hazard areas are not any greater or less than in other parts of the 
city where they exist.  

 Building envelopes are shown on lots impacted by avalanche and/or floodplain as required in 
Title 16: Subdivision Regulations in order to mitigate their impacts. Additionally, any development within 
the floodplain will meet the applicable standards in Chapter 17.88: Floodplain Management Overlay 
District.  

Drainage 
 Drainage will be managed and contained within the subdivision through a system of drainage 
swales, catch basins and drywells. Details of the drainage system are included in the application. 
Because all of the drainage will be contained onsite, there will be no impacts to the City, the surrounding 
properties or the environment.   

338



9 | P a g e  
 

Grading of slopes 
 The development site contains areas of significant grade and elevation changes.  The lowest 
point in the southeast part of Block 1 is approximately forty feet (~40’) below the highest elevation 
along Warm Springs Road in the northwest part of Block 1.  The grade and elevations changes present 
both opportunities and challenges.  The home sites with the steepest grades will take advantage of 
those grades by using ‘daylight basement-like’ construction; much like we see currently along Warm 
Springs Road.  

 The topography in this area has also contributed to two intersections that do not meet current 
street standards for grades and angle of intersection; Bald Mountain Road and Geezer Alley.  These 
substandard intersections will be realigned and result in a safer, single intersection with Warm Springs 
Road.  The road realignments will require the use of retaining walls in limited locations as shown on the 
grading and drainage plan.  

Adjacent properties and the neighborhoods 
 All subdivisions will have impacts, real and perceived, on adjacent properties and 
neighborhoods.  The subject property has been part of the City of Ketchum with Tourist (T) and General 
Residential (GR) zoning for many years. The development proposed is substantially less dense and the 
proposed uses (residential) are much less impactful than what is currently entitled in the Development 
Agreement for the property (hotel, resort, commercial & residential).  In addition, the thirty-six (36) 
single-family lots proposed in this subdivision is substantially less dense than what is allowed by the 
current Tourist (T) zoning.  

  The owners of subject property have allowed permissive use of the private property to the 
general public. The addition of homes to this area, which has been vacant for many years, will result in 
new owners and access to the private property will no longer be available to the public at large. The 
neighbors that access their homes via the Townhouse Lane Easement will be impacted in that it will now 
be shared with other users. However, the access will be improved, realigned and create safer entrance 
from Warm Springs Road at no cost to the current users of this easement.   

Snow removal areas and services 
 Bald Mountain Road will be dedicated (via a 60’ ROW) and will continue to be maintained by the 
City. This is not an additional impact to the city, as it is already maintained as a city street. The improved 
grading and the 60’ ROW will allow for adequate snow removal and storage.  

 All other roads within the development will be private and be maintained by a homeowners’ 
association as described in the draft CC&R’s submitted with this application. Thus, there is no increased 
impact on city snow removal services.  
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Designating and defining impact upon areas of historical significance 
 In February 2008, Will Miller Consulting, Rob Hazlewood and Kris Thoreson prepared an 
Environmental Report for the subject property and the lands to the southwest and southeast of the 
subject property. One of the many goals and objectives of this report was to “Determine the presence of 
historically significant structures and sites.” Following are excerpts from that report.  

 
1.3.3 Historic Land Use and Ownership  
Two employees of the historic Philadelphia Smelter that was located outside of Ketchum 

first filed public land claims on portions of the property during the 1880s and established two 
separate cattle ranches that operated until the 1940s. In 1925, the State of Idaho established the 
Warm Springs Game Preserve in the area between Bald Mountain and the two ranches. The 
preserve helped protect the local elk and deer population and reduced damage to livestock feed 
caused by the wintering herds. The preserve remained there through the mid-1940s. Idaho Fish and 
Game officials continued to feed deer and elk near Warm Springs Creek until the 1950s.  
Owen Simpson, owner of Ketchum’s Sawtooth Club, was one of the investors who purchased the 
two ranches in 1947. The combined property was named Warm Springs Ranch. In a few years, 
Simpson bought out the other investors and became the sole owner. He built the Warm Springs Inn 
restaurant in 1951-52 and constructed a small rodeo arena that operated for only a few years. 
Simpson also developed fish ponds, a golf course, and tennis courts on the site. After Owen retired 
in the 1960s, his son Jack and wife Mary managed the restaurant and golf course. The restaurant 
became a favorite hangout for Earnest Hemingway, the Kennedy family and several movie stars 
who vacationed at Sun Valley. The Simpson family sold the Warm Springs Ranch property in 2003. 

6.6 Cultural Resources  
A cultural resources survey of the Warm Springs Ranch property was completed during the 

summer of 2004 and updated in 2007. The objectives of the survey were to document any prehistoric 
and historic cultural material on the site through the review of archival sources and on-site surface 
examination in accordance with 36 CFR 800. Nine cultural resources on Warm Springs Ranch were 
recorded during the survey. Though most of the buildings and structures on the property are less than 
50 years old, they were still recorded as individual properties for the purposes of the survey. Of the nine 
cultural resources recorded during the survey, none are eligible for the National Register of Historic 
Places as they do not meet the criteria for eligibility. 

Effects upon agriculture 
 There are no agricultural resources currently on or near the site and no impacts on agriculture 
are expected to result from the subdivision of this property.  

Economic Benefits 
 The Impact Statement section of the City’s Subdivision Ordinance does not require an analysis of 
the beneficial financial impacts to the City. However, we are including a brief economic impact analysis 
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to demonstrate that the proposed subdivision will provide substantial revenues to the City and will not 
negatively impact Ketchum taxpayers. 

 The approval of this development will include certain measurable economic benefits to the City, 
which will offset the impacts noted throughout this Impact Statement. These economic benefits include, 
but are not limited to, Local Option Taxes (LOT), property taxes, impact/permit fee revenues and 
enterprise fund user fees.  

Current Analysis  
 The proposed development parcel currently provides a single-source of revenue to the city. 
Based on the Blaine County Assessed value and the City of Ketchum property tax mil rate, Ketchum 
receives approximately $5,500 per year in property tax revenue. Over 15 years this represents $82,500 
in total revenue to the City.  

Analysis After Subdivision (no homes built)  
 Upon recording of the final plat, the subject area will be reassessed based on its new assessed 
value. The table below reflects the average characteristics of similar subdivisions in the immediate 
vicinity.  

Table 5 - Comparable Lot Characteristics6 
 

Comparable  Lot Characteristics 
  
Average Lot Size (square feet)  11,631 
Average Assessed Land Value $735,882 
Average Assessed Residential Value $587,108 
Homeowner exemptions  41% 
Average taxable Value (with HO exemptions) $1,291,911 
Average annual revenue after subdivision (36 lots)7 $37,352 

  

 Even with no homes built Ketchum’s annual revenue increases from $5,550 per year to $37,352 
per year, and from $82,500 to $560,280 over the next 15 years.  

As the development builds out, the City of Ketchum will realize additional revenue streams in 
the form of property taxes from increased value, building permit applications, development impact fees, 
enterprise fund user fees, permitting fees and increased retail spending from locals and visitors. We 
estimate these revenues to be in excess of $2.2 million to the City of Ketchum over the next 15 years as 
shown in Table 6 below.  

                                                           
6Source: Blaine County Assessor, Benchmark Associates 
 Warm Springs Creekside, Warm Springs #4 and Warm Springs #5 Subs, 39 lots total 
7 Current Ketchum mil rate times 36 lots 

341



12 | P a g e  
 

Table 6 - Projected City of Ketchum Revenues - 15 year build-out 
   2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 Total 

Year  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15   

Homes added   6 8 5 4 3 2 2 2 2 2         36 

Est. full time res   2.46 5.74 7.79 9.43 10.66 11.48 12.3 13.12 13.94 14.76 14.76 14.76 14.76 14.76 14.76 

Est. STR   3.54 8.26 11.21 13.57 15.34 16.52 17.7 18.88 20.06 21.24 21.24 21.24 21.24 21.24   

                                 

Property Tax (above 
current revenue) 

 $0 
 

$36,556 $42,828 $46,747 $49,883 $52,235 $53,803 $55,371 $56,939 $58,507 $60,075 $60,075 $60,075 $60,075 $60,075 $753,244 

Local Option Taxes 
(LOT)  

                                

Building Materials $0 $35,226 $46,969 $29,355 $23,484 $17,613 $11,742 $11,742 $11,742 $11,742 $11,742 $0 $0 $0 $0 $211,359 

Lodging Tax $0 $1,912 $4,460 $6,053 $7,328 $8,284 $8,921 $9,558 $10,195 $10,832 $11,470 $11,470 $11,470 $11,470 $11,470 $124,891 

Liquor Tax $0 $1,363 $3,181 $4,317 $5,226 $5,908 $6,362 $6,817 $7,271 $7,726 $8,180 $8,180 $8,180 $8,180 $8,180 $89,072 

Retail Tax $0 $2,727 $6,362 $8,635 $10,452 $11,816 $12,725 $13,633 $14,542 $15,451 $16,360 $16,360 $16,360 $16,360 $16,360 $178,143 

Enterprise Funds                                  

Water Impact Fees $0 $25,296 $33,728 $21,080 $16,864 $12,648 $8,432 $8,432 $8,432 $8,432 $8,432 $0 $0 $0 $0 $151,776 

Water User Fees $0 $952 $2,221 $3,014 $3,649 $4,125 $4,442 $4,759 $5,076 $5,394 $5,711 $5,711 $5,711 $5,711 $5,711 $62,187 

Wastewater Impact 
Fees  

$0 $17,526 $23,368 $14,605 $11,684 $8,763 $5,842 $5,842 $5,842 $5,842 $5,842 $0 $0 $0 $0 $105,156 

Wastewater User Fees  $0 $2,560 $5,972 $8,105 $9,812 $11,092 $11,945 $12,798 $13,651 $14,504 $15,358 $15,358 $15,358 $15,358 $15,358 $167,227 

Application & 
Permitting Fees 

$51,100 $19,375 $25,833 $16,145 $12,916 $9,687 $6,458 $6,458 $6,458 $6,458 $6,458 $0 $0 $0 $0 $116,247 

Impact Fees (Fire, 
Parks, Police, Streets) 

$0 $46,410 $61,880 $38,675 $30,940 $23,205 $15,470 $15,470 $15,470 $15,470 $15,470 $0 $0 $0 $0 $278,460 

                                 

Totals  $51,100 $189,902 $256,802 $196,733 $182,239 $165,375 $146,142 $150,881 $155,620 $160,359 $165,098 $117,153 $117,153 $117,153 $117,153 $2,288,862 

1. Full-time residents based on homeowner exemptions in Comparable Lot Characteristics analysis. See footnote 6. 
2. Building materials cost estimated at 50% of average residential value. See Table 5. 
3. Lodging taxed based on non-resident homes rented at $400/night*45 days/year 
4. Liquor and retail tax based on spending $325/day/guest (158 guest days/year) plus resident spending $13,000/year (1.9 residents/unit @ 80% 

capture) 
5. Enterprise fund, permitting and other impact fees based on currently published City building permit application fees.  
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Summary & Conclusion 
 The proposed subdivision is substantially less dense with far fewer impacts than the currently 
entitled development. It is less dense than what the current Tourist (T) zone allows and is designed to be 
complementary to and compatible with other single-family and multi-family subdivisions in the 
neighborhood. The Warm Springs Ranch Subdivision will add to Ketchum’s character, residential housing 
stock and will have a positive economic impact for both the City and its businesses.  
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City of Ketchum Planning & Building Department 
Floodplain Management Overlay Application 

 

Floodplain Management Overlay Application 
OWNER INFORMATION 
Project Name: 
Owner Name: 
Mailing Address: 
Phone: 
Email: 
PROJECT INFORMATION 
Architect/Representative: 
Phone: 
Mailing Address: 
Email: 
Engineer of Record: 
Engineer Email: 
Legal Land Description: 
Project Address: 
Lot Area: 
Zoning District: 
Anticipated Use: 
Value of Construction: $ 
TYPE OF CONSTRUCTION 
☐ New ☐ Remodel ☐ Addition ☐ Other, please explain: 

☐ Waterways Design Review ☐ Floodplain Development ☐ Stream Alteration 

TOTAL FLOOR AREA 
Proposed Existing 

Basement: 
1st Floor: 
2nd Floor: 
3rd Floor: 
Decks: 
Mezzanine: 
Total: 
Building Coverage:                 SF            % Curb Cut:                 SF            % 
PROPOSED SETBACKS 
Front: Side: Side: Rear: 
ADDITIONAL INFORMATION 
Building Height: Parking Spaces Provided: 
Will Fill or Excavation Be Required?            Yes                 No 
If Yes, Amount in Cubic Yards                 Fill:          Excavation: 
Will Existing Trees or Vegetation Be Removed?   Yes               No 

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

Signature of Owner/Representative Date 

OFFICIAL USE ONLY 
File Number: 
Date Received: 
By: 
Fee Paid: 
Approved Date: 
Denied Date: 
By: 

P 21-002
12/18/20

M Puddicombe
$6,300.00

  Warm Springs Ranch - Block 1
   Brennan Holdings No 300 LLC

 PO Box 1991, Sun Valley, ID 83353

   brennanholdings@gmail.com

  Benchmark Associates, PA
   208-726-9512

   PO Box 733, Ketchum
   garth@bma5b.com

   Benchmark Associates
     phoebe@bma5b.com

  WARM SPRINGS RANCH RESORT PUD, BLOCK 1
   1803 Warm Springs Road

     13.72 acres
   Tourist (T)

  Residential
  N/A

      Road Construction

  N/A   N/A
✔

✔
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WARM SPRINGS RANCH 
FLOODPLAIN EVALUATION CRITERIA NARRATIVE & 
PROJECT DESCRIPTION 
 
 
 
SUBMITTED FOR: Brennan Holdings, LLC 
 

SUBMITTED BY:  Benchmark Associates, P.A 
 
 
 

  

  Project Engineer 

SEPTEMBER 2020 
DECEMBER  2020 - UPDATE 
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 Project Description 
 A section of the proposed Mountain Creek Drive in the proposed Warm Springs Ranch 
Subdivision, Block 1 is within FEMA designated 100-year floodplain. Approximately three hundred feet 
(300’) of the proposed private roadway will be in the floodplain as indicated on the preliminary plat. The 
preliminary plat application is submitted concurrently with this Floodplain Management Overlay 
Application.  

 We are applying for a permit to construct the identified section of roadway within the 
floodplain.  We are proposing to keep the new road elevations at the existing elevations to the greatest 
extent possible. This will allow the road to flood during a 100-year event and will not adversely impact 
the function of the floodplain.  However, there are small depressions in the existing grade that will 
require a small amount of fill to evenly grade the road. The impact of this fill will be mitigated by the 
borrow ditch on both sides of the proposed road which will allow for the conveyance of floodwaters.  

 Additionally, the former irrigation ditch within proposed Lot 1 and Lot 2 created a “finger” of 
floodplain just upstream of the existing bridge.  This floodplain area consists of 0.05842 acres or 2,545 
square feet with an approximate depth of twelve inches. We are also proposing to fill this abandoned 
irrigation ditch. Because it is a manmade ditch, this area is not part of the natural floodplain function of 
Warm Springs Creek. No reclamation of this former ditch will take place inside of the twenty-five foot 
(25’) Riparian Setback.   

Evaluation Criteria Narrative 
 The Floodplain Management Overlay Application requires the applicant to address the following 
standards of evaluation to obtain a permit.  Our analysis follows: 

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

 The development of Mountain Creek Drive does not include any work within the river channel 
and will not alter the channel in any way. The base flood elevation (BFE) in the subject area is 5820’ 
which coincides with the existing elevation at 5820’ and a few pockets sitting at 5819’.  The new road is 
proposed at these same elevations and will not result in any change to the natural characteristics or 
function of the floodplain or the river channel.  

 The reclamation of the former irrigation ditch will not alter the river channel. Additionally, it will 
act to restore a more natural river flow and floodplain function by eliminating a manmade feature. The 
BFE in this area is 5826’ with the existing, natural grade at the top of the ditch ranging from 5828’ to 
5829’, well above the BFE.   

2. Preservation of riparian vegetation and wildlife habitat, if any, along the stream bank and within 
the required minimum twenty-five-foot (25') setback or riparian zone. No construction activities, 
encroachment or other disturbance (mowing, pruning, or any other landscape activity) into the 
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twenty-five-foot (25') riparian zone, except for restoration, shall be allowed at any time without 
written city approval per the terms of this chapter.  

 The proposed road lies entirely outside the 25’ riparian zone. In addition, there is no riparian 
vegetation in the proposed construction area.  

 Likewise, the reclamation of the abandoned irrigation ditch will take place outside the twenty-
five foot (25’) Riparian Setback.  

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 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.  

 No development is proposed in either permit area within the 25’ riparian zone. 

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.  

 A riparian restoration plan is submitted with this permit application and the subdivision 
application to be heard concurrently.  

5. New or replacement planting and vegetation shall include 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 chokecherry, 
serviceberry, elderberry, river birch, skunk bush sumac, Bebb’s willow, Drummond's willow, little wild 
rose, gooseberry, and honeysuckle.  

 Consistent with number 4 above, a riparian restoration plan is submitted with this permit 
application and the subdivision application to be heard concurrently.  

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

 The scope of work in this application does not include the construction of driveways. The road 
to be constructed is designed to remain at existing grade. The fill in this area is necessary to eliminate a 
small depression that does not substantially contribute to the floodplain function (no riparian 
vegetation, etc.). A net 6 CY will be placed in this area and will not diminish the overall carrying capacity 
of the floodplain. The grading and drainage plan that is part of the subdivision application submitted 
concurrently with this application details the drainage plan for this area.   
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 The reclamation of the irrigation ditch will allow for sheet flooding in the event that flood 
waters exceed the BFE and will not diminish the carrying capacity of the natural floodplain. The 
proposed enhancement and restoration of riparian vegetation within the riparian zone will improve the 
current floodplain function in this area.  

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

 There will be no adverse impact on aquatic life, recreation or water quality as a result of 
approving this application.   

8. Building setback in excess of the minimum required along waterways is encouraged. An additional 
ten foot (10') building setback is encouraged to provide for yards, decks and patios outside the 
twenty-five foot (25') riparian zone.  

 No buildings are proposed in this application.  

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

 No buildings are proposed in this application.  

10. The backfill used around the foundation in the floodplain shall provide a reasonable transition to 
existing grade but shall not be used to fill the parcel to any greater extent. Compensatory storage 
shall be required for any fill placed within the floodplain. An LOMA-F shall be obtained prior to 
placement of any additional fill in the floodplain.  

 No buildings are proposed in this application.  

11. All new buildings shall be constructed on foundations that are approved by a licensed professional 
engineer. 

 No buildings are proposed in this application.  

12. Driveways shall comply with effective street standards; access for emergency vehicles has been 
adequately provided for.  

 No driveways are proposed in this application.  

13. Landscaping or revegetation shall conceal cuts and fills required for driveways and other elements 
of the development.  

 Cuts and fills associated with this application are shown in Exhibit A. The net fill to construct the 
road is 6 CY and will be primarily concealed by the roadway itself. For non-roadway areas, the road 
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section (Private Road Section B) submitted with the subdivision application details a seven foot (7’) 
landscaping strip on each side of the roadway that will conceal any cuts or fill.  

 The net fill associated with the reclamation of the abandoned irrigation ditch is 279 CY 
(including fill above the 5826’ BFE noted in #1) and will be done in a way that restores the pre-ditch 
natural grade. There will be no obvious fill to conceal.  

Numbers 14 - 16 are required only for Stream Alteration permits.  

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.  

 There are no wetland, or potential wetland, areas impacted in the scope of this application.   

Numbers 18 - 20 are required only for Stream Alteration permits.  
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EXHIBIT A 
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Development Agreement Application 

APPLICANT INFORMATION 
Project Name: 
Applicant: 
Phone: Email: 
Mailing Address: 
Co-Applicant: 
Phone: Email: 
Mailing Address: 
Representative/Primary Contact: 
Mailing Address: 
Phone: Email: 
PROJECT INFORMATION 
Legal Land Description: 
Street Address: 
Lot Area: 
Zoning District: 
Is Re-Zone Required?      ☐No    If yes:     To Zone: 
Overlay District:    ☐Flood  ☐ Avalanche      ☐Mountain 
Anticipated Use: 
THE FOLLOWING TO BE INCLUDED WITH SUBMITTAL: 
Title Report, including: 

• Copy of the owner’s recorded deed, applicant’s option to purchase, or unrecorded contract of sale for such property.
• Copies of title exceptions as applicable.
• If applicant is not the owner of record, then written notarized consent of the owner(s) of record is required.

Architectural Plans of proposed construction (digital and one (1) copy 11” x 17”) showing: 
• Floor Plan
• All exterior elevations
• Section through the highest point of the building indicating existing, natural, and proposed grade, with dimensions.

If the property is located in the CC community core zone, an analysis of the height invisible plane shall also be
submitted.

• Type and color of exterior materials and roofing.
• Location and type of exterior lighting.
• Existing structures and land uses on and adjacent to the subject property.
• Adjacent roadways, proposed roadways, ingress and egress from said roadways, parking and pedestrian circulation

and access.
• Property lines with dimensions, adjacent land uses, structures and zoning.
• Topography at one (1) foot intervals or spot elevations.
• Scale, north arrow, and legend.

OFFICIAL USE ONLY 
File Number: 
Date Received: 
Fee Paid: 
By: 
Approved Date: 
Denied Date: 
By: 

P21-003
12/18/20

$2,900.00
M Puddicombe

351

David Patrie
Typewritten Text
Warm Springs Ranch		

David Patrie
Typewritten Text
Brennan Holdings No 300 LLC

David Patrie
Typewritten Text
PO Box 1991, Ketchum

David Patrie
Typewritten Text
brennanholdings@gmail.com

David Patrie
Typewritten Text
Warm Springs Ranch Resort PUD, Blocks 1 - 8 

David Patrie
Typewritten Text
1803 Warm Springs Road

David Patrie
Typewritten Text
~ 78 acres

David Patrie
Typewritten Text
T and RU

David Patrie
Typewritten Text
T to GR-L and T to GR-H

David Patrie
Typewritten Text
X

David Patrie
Typewritten Text
X

David Patrie
Typewritten Text
X

David Patrie
Typewritten Text
residential and recreation

David Patrie
Text Box
Kurt Eggers

David Patrie
Text Box

David Patrie
Text Box
PO Box 953, Ketchum

David Patrie
Text Box
208-726-0988

David Patrie
Text Box
kurt@eggersassociates.com



• Existing watercourses, utility lines, easements, deed restrictions and other built or natural features restricting the 
use of the property. 

• Existing vegetation, labeled as to remain or to be removed. 
• Conceptual landscape plan that includes plant location, general species type and quantity. 

A draft development agreement consistent with §17.124.050 and §17.154. Three additional notes: 
• For projects that include a PUD, it is recommended that both the standards of evaluation set forth in §16.08.080 

and preliminary conditions of approval as set forth in §16.08.130 should be integrated into the agreement. 
• For projects with Design Review approval the duration of permit validity specified in §17.96 shall control unless 

otherwise specified and approved by the City Council. 
• To assure completion of project components, such as site restoration or completion of public infrastructure, the 

City may require a security deposit @ 150% of an approved engineering estimate. 
A written description of the proposed development, including the uses, and how it integrates and complements adjacent 
land uses. 
A written narrative demonstrating compliance with the goals and policies of the Ketchum Comprehensive Plan. 
A traffic analysis that includes roadways, proposed roadways, ingress and egress from said roadways, parking, pedestrian 
circulation and impacts to non-motorized and transit facilities. 

For Zone Changes: Signed and notarized statement by the applicant indicating that failure to comply with all commitments 
in the approved zoning development agreement shall be deemed consent to revert the zoning of the property to the pre-
existing zone. 
Phasing plan and proposed phasing schedule. 
Written response, including electronic submission, in MS Word format, to §17.154.040. 
Notes:  

1. The administrator, commission, or council may, at their discretion, reasonably require additional information 
prior to or during the review process. 

2. The materials required in this subsection may be waived by the administrator after administrative review of the 
application should no need be found therefor. 

 

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 

 

Signature of Co-Owner/Representative      Date 
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WARM SPRINGS RANCH 
DEVELOPMENT AGREEMENT APPLICATION SUPPLEMENT 
 
 
 
SUBMITTED FOR: Brennan Holdings No 300, LLC 
 

SUBMITTED BY:  Benchmark Associates, P.A 
 
 

  

  Project Engineer 

DECEMBER 2020 
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Introduction 
 This document contains the supplemental information as required on Ketchum’s Development 
Agreement Application form.  The subject property, Warm Springs Ranch Resort PUD, is approximately 
73 acres and subject to a Current Development Agreement (Inst. No. 640939). The applicant, Brennan 
Holdings No 300 LLC, seeks to terminate the Current Development Agreement (Inst. No. 640939) and 
replace it with the proposed new development agreement.  

Description of the proposed development, including the uses, and how it 
integrates and complements adjacent land uses. 

 The Current Development Agreement entitles a hotel/resort development approved under a 
Planned Unit Development and Annexation Agreement on lands zoned Tourist (T) and Recreational Use 
(RU).  The proposed development agreement includes residential and recreational uses with General 
Residential - Low Density (GR-L) and Recreational Use (RU) zoning districts.  

 Block 1 of the new Warm Springs Ranch Subdivision is 13.72 acres and will be down-zoned from 
Tourist (T) to General Residential - Low Density (GR-L). This GR-L zoning is adjacent to, and is a natural 
extension of, the approximately 140 acres of GR-L zoning lying to the east and the north of the subject 
property. The other land uses adjacent to the subject property are also residential with Tourist (T) and 
Limited Residential (LR) zoning districts.  

Figure 1: Current Warm Springs Ranch Zoning 
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A written narrative demonstrating compliance with the goals and 
policies of the Ketchum Comprehensive Plan. 

 This development agreement application, along with the concurrent Large Block Plat 
Amendment and the Preliminary Plat application for Block 1, are compliant with and support the goals 
and policies in the Ketchum Comprehensive Plan in the following ways.  

Chapter 1: Community Vision and Core Values.   4. A Variety of Housing Options 
  

One of Ketchum’s primary challenges in 
maintaining and creating the variety of housing options 
expressed as a core value in the Plan is that of single-
family housing. This application supports this core 
value by adding new, highly desirable single-family 
housing on relatively small lots in an existing 
neighborhood.  

Chapter 1: Community Vision and Core Values.  6. Exceptional Recreational Opportunities 
 

This development agreement application 
excludes  the south side of Warm Springs Creek (~59 
acres). This will give the Ketchum community and the 
applicant additional time to consider and balance 
Ketchum’s need for housing and its need for 
recreation before developing a plan for the 
remainder of the property.   

 

Chapter 3: Housing:  

Goal H-3: Ketchum will have a mix of housing types and styles. 
 As noted above, small lot, single-family homes in Ketchum are in short-supply. To the applicant’s 
knowledge this is the first subdivision of more than 5 lots proposed in Ketchum in the past several years. 
The 36 lots proposed for Block 1 will extend and complement the “neighborhood feel” in Warm Springs 
and add to the quality  and quantity of single-family homes in Ketchum. 

 

  

“In order to maintain a strong economy with a base of 
jobs and a diverse demographic of residents, it is 
important for the community to provide a varied supply 
of housing choices - both year-round work force 
housing and second homes for  seasonal residents.” 

“The outdoor recreation amenities 
and lifestyle are a key stimulus to our 
economy. Focused stewardship and 
marketing will solidify the value that the 
outdoors plays in our community.” 

The City should encourage the 
private sector, through land-use 
regulations and incentive programs, 
to provide a mixture of housing types 
with varied price ranges and densities 
that meet a variety of needs. 
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Chapter 4: Community Design and Neighborhoods:  

Goal CD-1: Our community will preserve its small-town character and the distinct image of 
neighborhoods and districts. 

Policy CD-1.3 Compatible Infill and Redevelopment Projects 
 The approximately 8,000 to 12,000 square foot lots proposed in this application provide a 
perfect complement to the Warm Springs Creekside Subdivision to the west and the Warm Springs 

Subdivisions #3 and #4 to the north.  Contextually, the immediate 
area around the proposed development includes higher density 
residential uses developed under PUD agreements or prior to the 
current established zoning (The Fields, Limelight Condos, etc.) and 
larger sized (15,000 square foot +) lots.  

 

Chapter 12: Future Land Use: 3. Infill and Redevelopment to Accommodate Growth 
 
 The proposed application represents a model 
infill development application. It ticks all the boxes for 
“one of the mainstays of the Plan” articulated in the 
block to the right.  Warm Springs road is designated by 
the City of Ketchum as a collector road. It is along the 
Mountain Rides Blue Route and Bronze Route and will 
include the addition of a bus shelter provided by the 
applicant.  

 Warm Springs road also has the “bike path” 
along its length which provides cycling and walking 
access to the larger Wood River Trail system, the Warm 
Springs Base Area and downtown Ketchum.  

 Finally, the development site has existing water and wastewater, power, cable and telephone  
infrastructure at the site.    

Comprehensive Plan Summary 
 As the name indicates comprehensive plans are intended to be all-inclusive and broad. 
Therefore, the citations above are only a sampling of how this application not only complies with the 
goals and policies of the Comprehensive Plan but supports those goals and policies as well. In addition, 
we have not identified any goals or policies in the Comprehensive Plan that this application conflicts 
with.   

Infill and redevelopment projects 
should be contextually appropriate 
to the neighborhood and 
development in which they will 
occur. 

“One of the mainstays of the Plan is the overall 
concept of adding residential density within 
strategic locations near major transportation 
corridor, downtown and activity centers. Adding 
units within areas already “built up” is the most 
sustainable development pattern, because it 
lessens the need for costly infrastructure 
improvements, including utilities and 
transportation services. It also makes walking, 
bicycling and transit more practical.” 
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A traffic analysis that includes roadways, proposed roadways, ingress 
and egress from said roadways, parking, pedestrian circulation and 

impacts to non-motorized and transit facilities. 
 The Current Development Agreement and existing entitlements for the Warm Springs Ranch 
Resort PUD are supported by a comprehensive Traffic Impact Study (TIS). As we noted in the 
introduction to this supplemental document, we seek to terminate the Current Development 
Agreement and replace it with the proposed development agreement in this application. The new 
development agreement, if approved, represents a significant down-zone and a substantial decrease in 
the intensity and frequency of use from the current entitlement.  It is reasonable to conclude that these 
lower density, less intensive uses will be supported by the existing infrastructure.  

 The development site will be accessed via Warm Springs and Bald Mountain Roads. The Warm 
Springs Ranch, Block 1 preliminary plat, submitted in concurrence with this application includes a 
substantial realignment and improvement to the existing Bald Mountain Road, which is substandard in 
several ways. The proposed development agreement includes provisions for public access to the south 
side of Warm Springs Creek and for a bus stop and shelter on the west side of Warm Springs Road.  

 Finally, we include the following excerpt from the Impact Statement for the preliminary plat 
application submitted concurrently with this application to further support these conclusions.   

Roads and traffic 
 The development will be accessed via a combination of public and private roads. The existing 
Bald Mountain Road will be realigned and dedicated to the City of Ketchum. The existing Bald Mountain 
Road does not meet several current road standards, including grade and intersection approach angles 
and radii. The realignment of this road will add safety and make maintenance easier than the current 
configuration.  

 The lots that are not accessed from Bald Mountain Road will be accessed from a private road. 
This private road will be constructed to city standards for private roads and will be maintained by the 
Homeowners’ Association.  

 The improvements to Bald Mountain Road, coupled with the addition of a privately maintained 
road, will result in no net impact on the City regarding road maintenance.  

 The development’s local roads will be accessed via Warm Springs Road, a designated collector 
road.     
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Table 4 - Trip Generation Table1 

 
  Peak Hour Rate 

 
  AM (7-9) PM (4-6) 

 
Density Daily Rate Total In Out Total In Out 

(210)  Single-
family 

1 10 0.75 25% 75% 1.01 63% 37% 

WSR - 50% 
Build-out 

18 180 14 3 11 18 11 7 

WSR - 100% 
Build-out 

36 360 27 7 20 36 23 13 

  

 The values in Table 5 above represent the raw values from the International Transportation 
Engineer’s Design Standards Manual without any modifications. The Manual allows for reductions in 
trips for pass-by traffic, shared trips, transportation mode splits and other reductions. Additionally, the 
trips generated from a development typically get distributed among different access points in the 
surrounding road network. Table 5 does not take any of these factors into account. Therefore, we 
characterize the trip generation values in the table as very conservative.  

 When interpreting Table 5, the Daily Rate is the total number of trips expected in a 24 hour 
period.  However, it is more useful to look at the peak hours to get an estimate of traffic impacts at 
critical times during the day. The AM Peak Hour is expected between 7:00 - 9:00 AM. At full build-out the 
AM Peak Hour is expected to generate 27 trips within the peak hour. Twenty (20) of those trips will be 
outbound from the development. This equates to one outbound trip from the development every 3 
minutes. Likewise, the PM Peak Hour is expected to generate thirty-six (36) trips within one (1) hour.  
Twenty-three (23) of those trips will be inbound trips or one inbound trip every 2 minutes and 36 
seconds.  The current and proposed road designs and layouts will accommodate these projected traffic 
loads.  

For Zone Changes: Signed and notarized statement by the applicant 
indicating that failure to comply with all commitments in the approved 
zoning development agreement shall be deemed consent to revert the 

zoning of the property to the pre-existing zone. 
 See attached document 

Phasing plan and proposed phasing schedule. 
 Concurrent with this application we also submitted a plat amendment application. This plat 
amendment application will, if approved, replace the Warm Springs Ranch Resort PUD, Large Block Plat, 
Blocks 1-8 with the Warm Springs Ranch, Large Block Plat, Blocks 1-8.   The subdivision of Warm Springs 

                                                           
1 ITE Trip Generation, 10th Edition 
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Ranch, Block 1, also submitted concurrently with this application, represents Phase 1 and includes 36 
residential lots. The proposed development agreement includes a provision to rezone Block 1 from the 
Tourist (T) zoning district to the General Residential - Low Density (GR-L) zoning district. Upon approval, 
Phase 1 will commence with a schedule that is in accordance with the Ketchum Subdivision ordinance, 
Title 16.  

 Blocks 2-8 of the Warm Springs Ranch Large Block Plat represents future phases of 
development. Blocks 2-8 will not be further developed without an amendment to the proposed 
development agreement or a new development agreement if/when further development is proposed.  

Written response to §17.154.040: STANDARDS 
  A.   Applicability: The standards identified in this section shall apply to all annexations and rezones 
involving zoning development agreements, unless otherwise waived by the administrator, commission 
or council. 

 This standard is applicable to this application.  

   B.   Comprehensive Plan Compliance: The proposal is in conformance with and promotes the purposes 
and goals of the comprehensive plan, this title and other applicable ordinances of the city, and not in 
conflict with the public interest. 

 Our analysis of support for and compliance with the Ketchum Comprehensive Plan is included 
in the Comprehensive Plan Section above. In addition, the preliminary plat submitted in concurrence 
with this application demonstrates compliance with the Zoning and Subdivision Ordinances in 
Ketchum. Finally, there is no evidence in the record, this application conflicts with the public interest.  

      1.   There will be no significant adverse effect(s) resulting from the proposed zone change and use(s) 
authorized upon the public health, safety and general welfare of the neighborhood or the community as 
a whole. 

 The proposed zone change in this application represents a significant down zone (Tourist to 
General Residential - Low density) with relation to density and more restrictive uses in the GR-L zone. 
The effects of this proposed zone change will have no significant adverse impacts on public health, 
safety or welfare.  

      2.   Includes community or employee housing, as defined in section 16.08.030 of this code, for 
rezones requesting a higher density zone. Payment in lieu may be accepted for fractions of units as 
determined by the council. 

 This is not applicable as the proposed change is to a lower density zoning district.  

   C.   Compliance With City Codes: 

      1.   All design review standards in chapter 17.96 of this code shall be carefully analyzed and 
considered for all proposals. This includes detailed analysis of building bulk, undulation and other design 
elements. The site plan should be sensitive to the architecture and scale of the surrounding 
neighborhood. 

 This is not applicable as no design review is proposed.  
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      2.   A project encompassing three (3) or more acres or otherwise meeting the requirements under 
subsection 16.08.080A of this code is required to submit a planned unit development conditional use 
permit pursuant to chapter 16.08 of this code. 

 This is not applicable as no PUD is proposed or required.  

      3.   The project shall be in conformance with this title; title 16, "Subdivision Regulations", of this 
code; title 12, "Streets, Sidewalks, Public Utility Easements And Public Places", of this code, and all other 
applicable city ordinances and regulations 

 The preliminary plat application submitted concurrently with this application will be reviewed 
under the requirements in Title 16, Title 12 and the other applicable ordinances. This process will 
ensure compliance with this standard.  
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