
CITY OF KETCHUM, IDAHO 
PLANNING AND ZONING COMMISSION 

Tuesday, May 23, 2023, 4:30 PM 
191 5th Street West, Ketchum, Idaho 83340 

 

 
AGENDA 

 
PUBLIC PARTICIPATION INFORMATION 

Public information on this meeting is posted outside City Hall. 
 

We welcome you to watch Commission Meetings via live stream. 
You will find this option on our website at www.ketchumidaho.org/meetings. 
 
If you would like to comment on a public hearing agenda item, please select the best option for your 
participation: 
 

1. Join us via Zoom (please mute your device until called upon). 
Join the Webinar: https://ketchumidaho-org.zoom.us/j/83673492830 
Webinar ID: 836 7349 2830 
 

2. Address the Commission in person at City Hall. 
 

3. Submit your comments in writing at participate@ketchumidaho.org (by noon the day of the 
meeting). 
 

This agenda is subject to revisions.  All revisions will be underlined. 
 

 
CALL TO ORDER: 
ROLL CALL: 
COMMUNICATIONS FROM COMMISSIONERS: 
CONSENT AGENDA:   
Note re: ALL ACTION ITEMS  - The Commission is asked to approve the following listed items by a single 
vote, except for any items that a commissioner asks to be removed from the Consent Agenda and 
considered separately. 

1. ACTION ITEM: Approval of the May 9, 2023 minutes 
PUBLIC HEARING: 

2. ACTION ITEM: Recommendation to review and approve the Bigwood 3 Garages Design Review 
application and adopt the Findings of Fact, Conclusions of Law, and Decision. 

3. ACTION ITEM: Recommendation to hold a public hearing, review, and recommend approval of 
the Crossbuck McKnee Townhomes Phased Development Agreement #22854. 

NEW BUSINESS: 
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4. Discussion of PreApplication and Final Design Review purpose and required application 
materials. 

ADJOURNMENT: 
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CITY OF KETCHUM  
MEETING MINUTES OF THE  

PLANING AND ZONING COMISSION 
Tuesday, May 9, 2023 

 

 

 

 
CALL TO ORDER: (00:00:25 in video) 
Neil Morrow called the meeting of the Ketchum Planning and Zoning Commission to order at 4:30p.m. 

 
ROLL CALL: 
Neil Morrow 
Susan Passovoy – arrived at 4:33pm  
Brenda Moczygemba 
Tim Carter  
Spencer Cordovano 
 
ALSO PRESENT: 
Morgan Landers—Director of Planning and Building 
Abby Rivin—Senior Planner 
Adam Crutcher—Associate Planner 
Paige Nied—Associate Planner  
Heather Nicolai-Planning Technician & Office Administrator 
 
COMMUNICATIONS FROM COMMISSIONERS: (00:00:43 in video) 

 
CONSENT AGENDA: (00:0:53 in video) 
1. ACTION ITEM: Approval of the April 11, 2023 minutes 
 
Motion to approve April 11, 2023 Minutes (00:01:20 in video) 
 
MOVER: Brenda Moczygemba 
SECONDER: Tim Carter 
AYES: Spencer Cordovano, Tim Carter, Neil Morrow, Brenda Moczygemba 
RESULT: ADOPED UNANIMOUSLY 
 
PUBLIC HEARING: (00:01:30 in video) 
2. ACTION ITEM: Recommendation to hold a public hearing, review, and provide feedback on the Mountain 
Overlay Design Review, Townhouse Preliminary Plat, and Conditional Use Permit applications for the detached 
townhomes at 402 Sage Road. 

• Staff Presentation: Adam Crutcher —Associate Planner (00:01:50 in video) 
• Commission Questions/Comments for Staff (00:11:55 in video) 
• Applicant Presentation by: Shilpa Sushil, Architect, Connect Homes (00:19:55 in video) 
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• Applicant Presentation by: Alex Nelson, Civil Engineer, Alpine Enterprises (00:35:10 in video) 
• Commission Questions/Comments for Applicant (00:41:00 in video) 
• Applicant, Sam Jadallah (00:57:30 in video) 

 
Public Comment: (00:59:05 in video) 

• Will Chin (01:00:43 in video) 
• Baird Gourlay (01:04:53 in video) 

Public Comment Closed: (01:07:17 in video) 
 

• Staff response to questions from public comment (01:07:20 in video) 
• Commission discussion, questions for staff and direction for applicant (01:07:50 in video) 
• Staff recap of commission feedback (01:40:50 in video) 
• Commission direction to applicant (01:41:50 in video) 

 
Motion to continue discussion of the 402 Sage Road project to date certain – June 27, 2023  (01:45:30 in 
video) 
 
MOVER: Susan Passovoy 
SECONDER: Spencer Cordovano 
AYES: Spencer Cordovano, Tim Carter, Neil Morrow, Brenda Moczygemba, Susan Passovoy 
RESULT: ADOPED UNANIMOUSLY 
 
****3 minute break**** (01:45:45 in video) 
 
NEW BUSINESS: (01:45:49 in video) 
 
3. Interim Ordinance Workshop: Community Core Rooftop Dimensional Standards (01:45:55 in video) 

• Staff Presentation: Abby Rivin—Senior Planner, Commission Questions/Comments for Staff & Staff 
Responses, Commission Direction for staff (01:46:10 in video) 

 
General announcement from Staff of upcoming meeting, department highlights. (02:40:35 in video) 
 
ADJOURNMENT:  
Motion to adjourn at 7:22pm (02:45:30 in video) 
MOVER: Tim Carter 
SECONDER: Spencer Cordovano 
AYES: Spencer Cordovano, Susan Passovoy, Tim Carter, Neil Morrow, Brenda Moczygemba 
RESULT: ADOPTED UNANIMOUS 
 
 
 
_______________________ 
Neil Morrow – P & Z Commissioner 

 

 
_______________________ 
Morgan Landers – Director of Planning & Building 

4



                                                                                                               
                                                                             
                                                                            

 

 
 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING OF MAY 23, 2023 

 
PROJECT:    Bigwood 3 Garages 

 
FILE NUMBER:    P21‐036 
 
APPLICATION TYPE:  Design Review  
 
REPRESENTATIVE:  Chad Blincoe – Blincoe Architecture (architect) 
 
PROPERTY OWNER:  Big Wood Condo #3 Owners 
 
REQUEST:  Final Design Review application for the development of three new structures with a 

combination of garages and carports in each for a total of fourteen (14) covered 
parking spaces. 

 
LOCATION:  127 Saddle Road (Bigwood Condos #3 Common Area) 
 
ZONING:    Tourist (T)  
 
REVIEWER:  Paige Nied – Associate Planner 
 
NOTICE:  A public hearing notice for the project was mailed to all owners of property within 300 

feet of the project site and all political subdivisions on May 2, 2023. The public hearing 
notice was published in the Idaho Mountain Express on May 2, 2023. A notice was 
posted on the project site and the city’s website on May 16, 2023. Story poles were 
documented on the project site as of May 16, 2023. 

 
 
I. EXECUTIVE SUMMARY:  
The applicant is proposing to construct three new garage and carport structures (the “project”), located in the 
Bigwood Condos #3 Common Area (127 Saddle Road) to add a total of 14 covered parking spaces. The 
structure entitled “Garage 1” on the project plans is 1,238 square feet, “Garage 2” is 2,672 square feet, and 
“Garage 3” is 2,112 square feet in size.  There are 51 parking spaces existing onsite, and only one parking space 
will be lost with the new parking structures and parking configuration. The site plan (Sheet L1) of the project 
plans in Attachment B shows the location of the new garage and carport structures. The subject property is 
zoned Tourist (T) and the common area on the lot is currently utilized as a paved parking lot. Garages are 
permitted in the T district as an accessory structure provided that all development standards are met. 
Renderings of the proposed structures can be seen in Figure 1 below.  
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Figure 1: Renderings of Proposed Project 

 
Garage #1 

 
 
 
 
 
 
 

Garage #2 

 
Garage #3 

 
 

 
 
 
 
 
 
 
Garages are permitted for condominiums provided that they are designated on the preliminary and final plats 
and on all deeds of the particular condominium unit. No garage may be condominiumized or sold separate 
from a condominium unit. The addition of these structures to the site requires a Lot Line Shift application to 
add the new building footprints to the Bigwood Condominiums No.3 Plat. Lot Line Shift applications require 
only City Council approval, thus after the design review application receives approval, the Lot Line Shift 
application will be added to the City Council’s agenda for review and approval. 
 
II. BACKGROUND:  
The City of Ketchum received the Design Review application on March 18, 2021. Following the receipt of the 
application, staff routed the application materials to all city departments for review. A letter of completeness 
with department comments was provided to the applicant on April 27, 2023, after two rounds of review. As of 
the date of this letter, all department comments have been resolved or addressed through conditions of 
approval recommended below. 
 
III. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS: 
Per Ketchum Municipal Code (KMC) §17.96.010.A – Applicability, design review is required for substantially 
altering the exterior of multi‐family dwellings. Before granting Design Review approval, the Commission must 
determine that the application meets two criteria: (1) the project doesn’t jeopardize the health, safety, or 
welfare of the public, and (2) the project conforms to all Design Review standards and zoning regulations (KMC 
§17.96.050.A).  
 
Criteria #1: Health, Safety, and Welfare of the Public 
The 2014 Comprehensive Plan outlines 10 core values that drive our vision for the future, which includes 
community character and exceptional recreational opportunities. The plan designates the future land use for 
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the property as “high density residential” where, according to the plan, “This residential type is appropriate in 
locations near activity centers and near downtown” and “often serves as a transition between higher‐intensity 
uses and activities, and lower‐density, neighborhoods with single family residences.” The primary use for this 
land use includes a broader variety of residential types, including single‐family residences, duplexes, and multi‐
family housing. The primary use of the property is multi‐family residential. The addition of the garage/carport 
structures does not change the overall use of the property. 
 
Policy CD‐1.4 of Chapter 4 of the Comprehensive Plan states that new developments “should be well designed 
and attractive and should complement surrounding land uses and existing neighborhood character.” 
Complementary architectural designs for new projects are necessary to maintain community and 
neighborhood character. Additionally, the Comprehensive Plan doesn’t specifically address storage for 
recreational equipment, however, the plan does read strongly about the city’s recreational opportunities and 
access. The Wood River Valley caters to a variety of recreational activities, all of which require an abundance of 
equipment and not all residences in the Big Wood Condos have storage space available. This can lead to 
recreational equipment being stored on balconies and outside of structures.  
 
Staff believes the project meets the goals and policies outlined in the plan. The proposed garage/carport 
structures are complementary to the design of the existing condominiums on the subject property, as both 
incorporate shed roofs with asphalt shingles and brown decorative block siding. Further, the garage 
component of the structures can be utilized by the tenants not only for car storage, but the upper portion of 
the shed roof design can be built out for the storage of recreational equipment.  
 
Criteria #2: Applicable Standards and Criteria 
Conformance with Zoning Regulations 
During department review, city staff reviewed the project for conformance with all applicable zoning code 
requirements including uses, dimensional limitations, signage, parking, development standards, and dark skies. 
The project follows all applicable zoning code requirements. A review of compliance with zoning and 
dimensional standards can be found in Attachment C. Below is an overview of some of the more noteworthy 
zoning code requirements for the proposed project. 
 
Off Street Parking and Loading (KMC 17.125.030) 
Access to the internal drive for the Bigwood 3 Condominiums is from Saddle Road and Spur Lane. Building D 
contains two access points from the internal drive. The project is proposing to remove the two existing access 
points and add a new access point from the internal drive to the Building D parking lot. Please see Figure 2 
below for details. In conversations with the applicant and the Fire Department, the change in access to 
Building D is compliant with Fire Code emergency vehicle access requirements by providing a 26‐foot‐wide and 
150‐foot‐long access road, which is demonstrated on Sheet L1 of the project plans in Attachment B. Therefore, 
the realignment of the driveway is acceptable.  
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Bicycle Parking (KMC 17.125.060) 
KMC 17.125.060 outlines uses where bicycle parking is required, which stipulates all uses other than one family 
dwellings are required to provide one bicycle rack, able to accommodate at least two bicycles, for every four 
parking spaces. Currently, there are no bicycle racks onsite. For the 50 parking spaces provided for the project, 
13 bicycle racks are required. The project is proposing 15 bicycle racks onsite, all of which meet the location, 
ADA, design, and surface requirements. 
 
Conformance with Design Review Improvements and Standards 
During department review, city staff reviewed the project for conformance with all applicable design review 
improvements and standards outlined in KMC §17.96.060 – Improvements and Standards. Staff reviewed the 
project for conformance with all corresponding city code requirements related to right‐of‐way improvements 
including but not limited to sidewalks, street lighting, and on‐street parking. Staff believes that either a 
requirement is not applicable due to the scope of the project, or requirements are met. Please see Attachment 
C for a review of all design review improvements and standards. Below is an overview of some of the more 
noteworthy design review criteria for the proposed project.  
 

Figure 2: Building D Access 
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Compatibility of Design (KMC 17.96.060.E) and Architectural (KMC 17.96.060) 
The project proposes three garage/carport structures with shed roofs, charcoal gray metal fascia, and a mix of 
light gray board and batt and brown decorative block siding. The project design and materials were 
intentionally chosen to match the existing condominiums on the subject property. Staff believes the proposed 
project meets the compatibility and architectural design criteria.  
 
Sidewalks (KMC 17.96.060.B) 
KMC 17.124.140 outlines the zone districts where sidewalks are required when substantial improvements are 
made, which include the CC, all tourist zone districts, and all light industrial districts. The subject property is 
within the T Zone District, which is a district where sidewalks are required per the development standards. 
However, this project does not qualify as a substantial improvement, therefore, sidewalks are not required to 
be installed. 
 
Drainage (KMC 17.96.060.C) 
The project is proposing to add non‐permeable area to the site and sloping runoff to the rear of the garages. 
The Streets Department recommended providing a drainage detail to manage the runoff. The applicant revised 
the project plans to include a dry stack retaining wall and drywells to the rear of each new garage/carport 
structure, as well as added a new drywell between Building E and Building F. With the changes, staff believes 
the drainage criteria is met.  
 
Architectural (KMC 17.96.060.F) 
KMC 17.96.060.F.8 stipulates that building design shall include weather protection devices to prevent snow 
from sliding on pedestrian circulation areas or adjacent properties. The project plans do not indicate snow 
retention devices on the roofs proposed structures. Therefore, staff recommend condition of approval #5 
requiring the applicant to install snow retention devices on all the garage/carport structures. 
 
IV. STAFF RECOMMENDATION  
Staff recommends approval of the Design Review application (File No. P21‐036) subject to the following 
conditions: 
 

1. This Design Review approval  is based on  the architectural plan set dated April 26, 2023,  included as 
Exhibit A to these findings. Building Permit Plans must conform to the approved Design Review plans 
unless otherwise approved in writing by the Commission or the Planning and Zoning Administrator. Any 
building or site discrepancies which do not conform to the approved plans will be subject to removal. 

2. Final civil drawings prepared by an engineer registered in the State of Idaho which include 
specifications for right‐of‐way, utilities, and drainage improvements shall be submitted for review and 
approval by the City Engineer, Streets, and Utilities departments prior to issuance of a building permit 
for the project.  

3. The term of Design Review approval shall be twelve (12) months from the date that the Findings of 
Fact, Conclusions of Law, and Decision are adopted by the Commission or upon appeal, the date the 
approval is granted by the Council subject to changes in zoning regulations. 

4. In addition to the requirements set forth in this Design Review approval, this project shall comply with 
all applicable local, state, and federal laws.  

5. The applicant shall install snow retention devices on the roof of each garage/carport structure. 
 
V. RECOMMENDED MOTIONS 
 
Design Review: 
“I move to approve the Bigwood 3 Garages Design Review application, as conditioned, and adopt the Findings 
of Fact, Conclusions of Law, and Decision.” 
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ATTACHMENTS:
A. Design Review ‐ Application Materials and Supplemental Documents
B. Design Review Plan Set
C. Draft Findings of Fact, Conclusions of Law, and Decision
D. Public Comment
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City of Ketchum Planning & Building Department 
Design Review Application, updated December 8, 2016         

 
 

    Design Review Application 

   OFFICIAL USE ONLY 
File Number: 
Date Received: 
By: 
Pre-Application Fee Paid: 
Design Review Fee Paid: 
Approved Date: 
Denied Date: 
By: 
ADRE:  Yes ☐ No ☐ 

APPLICANT INFORMATION 
Project Name: Phone: 
Owner: Mailing Address: 
Email: 
Architect/Representative: Phone: 
Email: Mailing Address: 
Architect License Number: 
Engineer of Record: Phone: 
Email: Mailing Address: 
Engineer License Number: 
All design review plans and drawings for public commercial projects, residential buildings containing more than four (4) dwelling units and development 
projects containing more than four (4) dwelling units shall be prepared by an Idaho licensed architect or an Idaho licensed engineer. 
PROJECT INFORMATION 
Legal Land Description: 
Street Address: 
Lot Area (Square Feet): 
Zoning District: 
Overlay District:               ☐Floodplain        ☐ Avalanche               ☐Mountain 
Type of Construction:     ☐New                   ☐Addition                   ☐Remodel                 ☐Other 
Anticipated Use: Number of Residential Units: 
TOTAL FLOOR AREA 
 Proposed Existing 
Basements Sq. Ft. Sq. Ft. 
1st Floor Sq. Ft. Sq. Ft. 
2nd Floor Sq. Ft. Sq. Ft. 
3rd Floor Sq. Ft. Sq. Ft. 
Mezzanine Sq. Ft. Sq. Ft. 
Total Sq. Ft. Sq. Ft. 
FLOOR AREA RATIO 
Community Core: Tourist: General Residential-High: 
BUILDING COVERAGE/OPEN SPACE 
Percent of Building Coverage: 
DIMENSIONAL STANDARDS/PROPOSED SETBACKS 
Front: Side: Side: Rear: 
Building Height: 
OFF STREET PARKING 
Parking Spaces Provided: 
Curb Cut:                   Sq. Ft.                                             % 
WATER SYSTEM 
☐   Municipal Service ☐    Ketchum Spring Water 

Bigwood III Garages 240-472-9665
Bigwood Condo #3

jurstrobos@me.com Po Box 1294 Ketchum, ID 83340
Chad Blincoe 208-928-7809

chad@blincoearchitecture.com
AR-984802 PO Box 4424 Ketchum ID 83340

Dave Konrad/Konrad Stohler Engineering 208-928-781
kse@ksengr.net

8618 614 S. Main St, Bellevue ID 83313

Bigwood Condos #3 Common Area
127 Saddle Rd, ketchum ID, 83340

2.559 Acre
T

U

1,238 Garage 1 
       Garage 2
      Garage 3

N/A N/A N/A N/A
18'-0"

N/A

2,672
 2,096
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1

Cliff  Mendoza

From: Chad Blincoe

Sent: Monday, October 31, 2022 11:22 AM

To: Cliff  Mendoza

Subject: FW: Trash

B3 

 

Blincoe Architecture 
P.O. Box 4424 

251 Northwood Way, Suite E 

Ketchum, Idaho 83340 

208-928-7809 

Chad@BA-Idaho.com 

  

 

From: Jur Strobos <jurstrobos@me.com>  

Sent: Tuesday, February 15, 2022 10:03 AM 

To: Chad Blincoe <chad@blincoearchitecture.com> 

Cc: Stacey Ward <sward@communityschool.org>; Judy Blumberg <JudyBnNYC@aol.com>; Sheri Thomas 

<sheri@bmpmgmt.com> 

Subject: Trash 

 

Chad, this is to inform you on behalf of the Board of Directors that the Bigwood 3 Homeowners Association disposes of 

its own trash. The new parking layout and parking structures will have no impact on this handling of trash. 

 

Jur Strobos MD 

President, Bigwood 3 Homeowners Association. 

jurstrobos@me.com 

+1-763-285-9280 
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Design Review Plan Set 
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NOTES

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83,

(1992), Central Zone, at Grid in US Survey Feet.  Vertical Datum is

NAVD1988.

2) Boundary Information is from the Plat of Bigwood Condominiums No. 3,

Inst. No. 152364; the Plat of Bigwood Condominiums No. 2, 2nd

Amendment, Inst. No. 553980; Records of Blaine County, Idaho.

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

Original Plat.

4) Utility Locations shown are based on visual surface evidence and City

Maps. Utility Locations should be verified by Digline Locate before any

Excavation.

5) Current Zoning appears to be Tourist, (T). Please refer to City of

Ketchum Zoning Ordinances for more information about this Zone including

Building Setbacks.

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

7) Owners of Record:

Big Wood Condo #3 Owners

PO Box 1294

Ketchum, ID 83340

8) Refer to Site, Landscape, and Grading Plans by Eggers Associates P.A.

for more details.

SURVEYOR NARRATIVE

The purpose of this Plat is to create Limited Common Areas for garages

and carports.
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9080 OVERHEAD DOOR 9080 OVERHEAD DOOR

W8X31 STEEL COLUMN 

W8X31 STEEL BEAM
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W8X31 STEEL COLUMN 

W8X31 STEEL COLUMN 

BLOCK WALL

BLOCK WALL

EXISTING

ASPHALT
CONCRETE 

SLAB

CONCRETE 

SLAB

3

A1

4

A1

8" 4" 12' - 0" 12' - 0" 4" 8" 12' - 1 1/4" 5 1/2" 12' - 1 1/4" 8"

6
"

24
' 
- 
0
"

1'
 
- 
6
"

25' - 4" 26' - 0"

51' - 4"

D2D1 D8 D9

(SABO) (GAWEL) (HAYNIE) (STROBOS)

11' - 4" 8" 11' - 4"

23
' 
- 
1"

23
' 
- 
1"

12' - 1 1/4" 12' - 1 1/4"

24
' 
- 
0
"

24
' 
- 
0
"

FINISH ELEVATION 5907.5
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

19
' 
- 
0
"

T.O. PL
9' - 7 1/8"

5906.5

EXISTING GRADE (LOW POINT)
-1' - 0"

19'-0"    

FINISH ELEVATION 5907.5
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"

5906.5

EXISTING GRADE (LOW POINT)
-1' - 0"

19
' 
- 
0
"

19'-0"    

w
w
w
.B
lin

c
o
e
A
rc

h
it
e
c
tu

re
.c

o
m

B
li
n
c
o
e
 A

rc
h
it
e
c
tu
re

B
A

M
a
il:

P
.O

. 
B
o
x
 4
4
2
4

K
e
tc

h
u
m

, 
Id

a
h
o
 

8
3
3
4
0

Te
l.
: 
2
0
8
-7

2
0
-1

3
2
5

O
W

N
E
R
S
H
IP
 O

F 
D
O

C
U
M

E
N
TS

: 
Th

is
 D

ra
w
in
g
 a

n
d
 s
p
e
c
if
ic
a
ti
o
n
s 
a
re

 in
st
ru

m
e
n
ts
 o

f 
se

rv
ic
e
 a

n
d
 a

re
 t
h
e
 p

ro
p
e
rt
y
 o

f 
th

e
 A

rc
h
it
e
c
t,
 B

lin
c
o
e
 A

rc
h
it
e
c
tu

re
a
n
d
 is

 n
o
t 
to

 b
e
 u

se
d
, 
in
 w

h
o
le

 o
r 
in
 p

a
rt
, 
fo

r 
a
n
y
 o

th
e
r 
p
ro

je
c
t 
w
it
h
o
u
t 
 w

rit
te

n
 a

u
th

o
riz

a
ti
o
n
.

U
P
S
/F

e
d
E
x
:

2
5
1
 N

o
rt
h
w

o
o
d
 W

a
y
 S
u
it
e
 E

K
e
tc

h
u
m

, 
Id

a
h
o
 8
3
3
4
0

E
m

a
il:
 

In
fo

@
B
lin

c
o
e
A
rc

h
it
e
c
tu

re
.c

o
m

PLOT DATE:

DESIGN REVIEW:

PERMIT:

CONSTRUCTION:

SUBMISSIONS/REVISIONS:

JOB #:

D
E

S
IG

N
 R

E
V

IE
W

 S
E

T
 -

U
P

D
A

T
E

D
N

O
T

 F
O

R
 C

O
N

S
T

R
U

C
T

IO
N

DESIGN REVIEW SET

3/15/21

11/8/22

DESIGN REVIEW SET 

UPDATED 11/3/21

DESIGN REVIEW SET 

UPDATED 11/8/22

DESIGN REVIEW SET 

UPDATED 3/21/23

011.20

11/8/22

B
IG

W
O

O
D

 I
II
 G

A
R

A
G

E
S

S
A

D
D

L
E

 R
O

A
D

K
E

T
C

H
U

M
, 

ID
 8

3
3

4
0

A1

A1 1/4" = 1'-0"

FLOOR PLAN1
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NOTE:

SQUARE FOOTAGE TABULATION:
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0
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GRADE
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"
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0
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-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT SIDING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

SKIRT ROOF W/ CORRUGATED 
METAL ROOFING
-CHARCOAL

METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT SIDING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

METAL FASCIA
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT 
SIDING
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

METAL BELLY BAND
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

W8X31 STEEL I-
COLUMN

W8X31 STEEL I-BEAM

5923.5    

18
' 
- 

0
"

GRADE
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"

T.O. PL
9' - 7 1/8"

3

A5

4

A5

ASPHALT SHINGLE 
ROOFING
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT 
SIDING
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

METAL FASCIA
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

W8X31 STEEL I-
COLUMN

W8X31 STEEL I-BEAM

METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

ASPHALT SHINGLE ROOFING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

5923.5    

18
' 
- 

0
"

w
w
w
.B
lin

c
o
e
A
rc

h
it
e
c
tu

re
.c

o
m

B
li
n
c
o
e
 A

rc
h
it
e
c
tu
re

B
A

M
a
il:

P
.O

. 
B
o
x
 4
4
2
4

K
e
tc

h
u
m

, 
Id

a
h
o
 

8
3
3
4
0

Te
l.
: 
2
0
8
-7

2
0
-1

3
2
5

O
W

N
E
R
S
H
IP
 O

F 
D
O

C
U
M

E
N
TS

: 
Th

is
 D

ra
w
in
g
 a

n
d
 s
p
e
c
if
ic
a
ti
o
n
s 
a
re

 in
st
ru

m
e
n
ts
 o

f 
se

rv
ic
e
 a

n
d
 a

re
 t
h
e
 p

ro
p
e
rt
y
 o

f 
th

e
 A

rc
h
it
e
c
t,
 B

lin
c
o
e
 A

rc
h
it
e
c
tu

re
a
n
d
 is

 n
o
t 
to

 b
e
 u

se
d
, 
in
 w

h
o
le

 o
r 
in
 p

a
rt
, 
fo

r 
a
n
y
 o

th
e
r 
p
ro

je
c
t 
w
it
h
o
u
t 
 w

rit
te

n
 a

u
th

o
riz

a
ti
o
n
.

U
P
S
/F

e
d
E
x
:

2
5
1
 N

o
rt
h
w

o
o
d
 W

a
y
 S
u
it
e
 E

K
e
tc

h
u
m

, 
Id

a
h
o
 8
3
3
4
0

E
m

a
il:
 

In
fo

@
B
lin

c
o
e
A
rc

h
it
e
c
tu

re
.c

o
m

PLOT DATE:

DESIGN REVIEW:

PERMIT:

CONSTRUCTION:

SUBMISSIONS/REVISIONS:

JOB #:

D
E

S
IG

N
 R

E
V

IE
W

 S
E

T
 -

U
P

D
A

T
E

D
N

O
T

 F
O

R
 C

O
N

S
T

R
U

C
T

IO
N

DESIGN REVIEW SET

3/15/21

11/8/22

DESIGN REVIEW SET 

UPDATED 11/3/21

DESIGN REVIEW SET 

UPDATED 11/8/22

DESIGN REVIEW SET 

UPDATED 3/21/23

011.20

3/21/23

B
IG

W
O

O
D

 I
II
 G

A
R

A
G

E
S

S
A

D
D

L
E

 R
O

A
D

K
E

T
C

H
U

M
, 

ID
 8

3
3

4
0

A4

A4 1/4" = 1'-0"

FRONT ELEVATION1

A4 1/4" = 1'-0"

REAR ELEVATION3

GARAGE 2GARAGE 2GARAGE 2GARAGE 2
42



MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"

8
' 
- 

0
"

T.O. PL
9' - 7 1/8"

2 1/2" 

12"

GRADE
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NOTE:

SQUARE FOOTAGE TABULATION:
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IN RE:                                                                            )         
    )   
Bigwood 3 Garages )        KETCHUM PLANNING & ZONING COMMISSION 
Design Review                                                             )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: May 23, 2023                            )        DECISION 
   ) 
File Number: 21‐036    )     

 
 
 

PROJECT:   Bigwood 3 Garages 
 

APPLICATION TYPE:  Design Review 
 
FILE NUMBER:   P21‐036  
 
ASSOCIATED APPLICATIONS:  Lot Line Shift (P21‐036A) 
 
REPRESENTATIVE:  Chad Blincoe, Blincoe Architecture (Architect) 
  
OWNER:  Big Wood Condo #3 Owners 
 
LOCATION: 127 Saddle Road (Bigwood Condos #3 Common Area) 
 
ZONING:   Tourist (T) 
 
OVERLAY:   None  
 
 

RECORD OF PROCEEDINGS 
The City of Ketchum received the application for Design Review on March 18, 2021. On May 3, 2021, 
the Planning Department provided comments and requested revisions to the plan set. The applicant 
submitted revised plans on November 11, 2022. The Final Design Review application was deemed 
complete on April 27, 2023, after two reviews for completeness. Following receipt of the application, 
staff routed the application materials to all city departments for review. City Department comments 
were provided to the applicant on January 27, 2023. The applicant submitted a revised plan set on 
March 21, 2023, and a final plan set on April 27, 2023. A letter of completeness was sent to the 
applicant April 27, 2023. All department comments have been resolved or addressed through 
conditions of approval recommended below.  
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Findings of Fact, Conclusions of Law, and Decision 
City of Ketchum Planning & Building Department         Page 2 of 10 

A public hearing notice for the project was mailed to all owners of property within 300 feet of the 
project site and all political subdivisions on May 2, 2023. The public hearing notice was published in 
the Idaho Mountain Express on May 2, 2023. A notice was published on the project site and on the city 
website on May 16, 2023. Story poles were documented on the project site as of May 16, 2023.  
 
The Planning and Zoning Commission considered the Bigwood 3 Garages Design Review application 
(File No. 21‐036) during their regular meeting on May 23, 2023. After considering Staff’s analysis, the 
applicant’s presentation, and public comment, the Planning & Zoning Commission approved the 
Design Review application (File No. P21‐036). 
 

FINDINGS OF FACT 
The Planning & Zoning Commission, having reviewed the entire project record, provided notice, and 
conducted the required public hearing, does hereby make, and set forth these Findings of Fact, 
Conclusions of Law, and Decision as follows:  
 

BACKGROUND 
The applicant is proposing to construct three new garage and carport structures to add a total of 14 
covered parking spaces (the “project”), located in the Bigwood Condos #3 Common Area (127 Saddle 
Road). The structure entitled “Garage 1” on the project plans is 1,238 square feet, “Garage 2” is 2,672 
square feet, and “Garage 3” is 2,112 square feet in size. There are 51 parking spaces existing onsite 
and only one parking space will be lost with the new parking structures and parking configuration. The 
subject property is zoned Tourist (T) and the common area on the lot is currently utilized as a paved 
parking lot.  
 

FINDINGS REGARDING COMPLIANCE WITH ZONING CODE AND DIMENSIONAL STANDARDS  
 

 

Ketchum Municipal Code Standards and Staff Comments 

Yes  No  N/A  KMC §  Standards and Staff Comments 

☒  ☐  ☐  17.12.030  Minimum Lot Area and Lot Width 

Staff 
Comments 

Required: Minimum lot area of 8,000 square feet, minimum lot width average of 80 
feet 
 
Existing:   
Lot Area – 114,450 square feet per topographic survey submitted with project plans 
Lot Width – approximately 458 feet along the front property line on Saddle Road and 
approximately 508 feet along the side property line on Spur Lane 

☒  ☐  ☐  17.12.030  Lot Coverage 

Staff 
Comments 

Permitted Gross FAR: 0.5 
 
Proposed:  
Total Lot Area – 114,450 square feet 
Existing Floor Area Ratio – .27 (30,870 square feet) 
Proposed Floor Area Ratio – .32 (36,887 square feet)   

☒  ☐  ☐  17.12.030   Minimum Building Setbacks 
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Staff 
Comments 

Permitted: 
Front (Saddle Road/north): 15 feet 
Side (Spur Lane/east and west): The greater of 1' for every 3' in building height, or 5'. 
At least 10’ for one‐family dwellings 1 
Rear (south): The greater of 1' for every 3' in building height, or 10'. At least 15’ for 
one‐family dwellings 1,2 
 
Building height: Garage 1 is 19’ in height (required setback is 6.33), Garage 2 is 18’ in 
height (required setback is 6), and Garage 3 is 18’‐6” in height (required setback is 
6.2). 
 
Proposed: 
Front (Saddle Road/north): 16’‐8” 
Side (Spur Lane/east): 10’ 
Side (west): 24’‐9” (no change)  
Rear (south): 37’‐1” (no change) 

☒  ☐  ☐  17.12.030  Building Height 

Staff 
Comments 

Permitted: 35 feet 
Height of building: The greatest vertical distance measured at any point from the 
roof to natural, existing, or finished grade, whichever is lowest. The maximum 
vertical distance from the lowest exposed finished floor to the highest point of the 
roof (regardless of vertical alignment) shall be no more than five feet greater than 
the maximum height permitted in the zoning district (see illustration B on file in the 
office of the City Clerk). No facade shall be greater than the maximum height 
permitted in the zoning district. (See definition of "facade" in this section and 
illustration B on file in the office of the City Clerk.) Facades which step up or down 
hillsides shall be set back from the lower facade a minimum of 50 percent of the 
height of the lower facade; except, that roof overhangs may extend up to three feet 
into this area (see illustration B on file in the office of the City Clerk). This building 
height provision shall apply to parapets, Boston roofs and any other portion of a 
building roof, but shall not apply to flagpoles, lightning rods, weather vanes, 
antennas or chimneys. 
 
Proposed:  
The total building height for the garage/carport structures from existing grade to the 
top of the roof are as follows: 

‐ Garage 1 = 19’ 
‐ Garage 2 = 18’ 
‐ Garage 3 = 18’‐6” 

☒  ☐  ☐  17.125.03.H  Curb Cut 

Staff 
Comments 

Permitted:  
A maximum of thirty five percent (35%) of the linear footage of any street frontage 
may be devoted to access off street parking. 
 
Proposed: The street frontage for the Bigwood 3 Condominiums is Saddle Road but 
the development can also be accessed from Spur Lane. Both the Saddle Road curb 
cut (32’) and the Spur Lane curb cut (25’) are existing and no changes are proposed.  
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☒  ☐  ☐  17.125.040  Parking Spaces 

Staff 
Comments 

Required: Multi‐family dwelling units within the Tourist (T) Zone District: Units up to  
Units 750 square feet or less require 0 parking spaces 
Units 751 square feet to 2,000 square feet require 1 parking space 
Units 2,001 square feet and above require 2 parking spaces 
 
Parking for the project is existing, with 51 spaces onsite. There are 27 units on the 
subject property, all of which are less than 2,000 square feet in size, therefore 27 
parking spaces are required. 
 
Proposed:   
The project is proposing a total of 50 parking spaces, of which 30 parking spaces are 
marked and uncovered spaces (including 3 ADA spaces with access aisles), 14 carport 
parking spaces, and 6 garage parking spaces.  

 
 

FINDINGS REGARDING COMPLIANCE WITH DESIGN REVIEW STANDARDS 
 

Improvements and Standards (KMC §17.96.060) 

         

Yes  No  N/A  KMC §  Standards and Findings 

☐  ☐  ☒  17.96.060.A1 
Streets 

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

Commission 
Findings 

The project has existing connections from city streets to the condominium 
development. The project is proposing to remove the two existing access points 
and add a new access point from the internal drive to the Building D parking lot. 
The applicant is responsible for all costs associated with the proposed change in 
access to Building D from the internal drive.  

☐  ☐  ☒  17.96.060.A2 
Streets 

All street designs shall be approved by the City Engineer. 

Commission 
Findings 

No new streets are proposed for the project. 

☒  ☐  ☐  17.96.060.B1 
Sidewalks 

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

Commission 
Findings 

KMC 17.124.140 outlines the zone districts where sidewalks are required when 
substantial improvements are made, which include the CC, all tourist zone districts, 
and all light industrial districts. The subject property is within the T Zone District; 
however, this project does not qualify as a substantial improvement therefore 
sidewalks are not required to be installed.  

☐  ☐  ☒  17.96.060.B2 
Sidewalks 

Sidewalk width shall conform to the City’s right‐of‐way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project.  

☐  ☐  ☒  17.96.060.B3 
Sidewalks 

Sidewalks may be waived if one of the following criteria is met: 
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a. The project comprises an addition of less than 250 square feet of 
conditioned space. 

b. The City Engineer finds that sidewalks are not necessary because of existing 
geographic limitations, pedestrian traffic on the street does not warrant a 
sidewalk, or if a sidewalk would not be beneficial to the general welfare and 
safety of the public.    

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B4 
Sidewalks 

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

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B5 
Sidewalks 

New sidewalks shall be planned to provide pedestrian connections to any existing 
or future sidewalks adjacent to the site. In addition, sidewalks shall be constructed 
to provide safe pedestrian access to and around a building.   

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B6 
Sidewalks 

The City may approve and accept voluntary cash contributions in‐lieu of the above 
described improvements, which contributions must be segregated by the City and 
not used for any purpose other than the provision of these improvements.  The 
contribution amount shall be one hundred ten percent (110%) of the estimated 
costs of concrete sidewalk and drainage improvements provided by a qualified 
contractor, plus associated engineering costs, as approved by the City Engineer. 
Any approved in‐lieu contribution shall be paid before the City issues a certificate 
of occupancy. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☒  ☐  ☐  17.96.060.C1 
Drainage 

All storm water shall be retained on site.  

Commission 
Findings 

Stormwater management was reviewed for the entire site during department 
review. The preliminary grading plan shows all stormwater being retained on site. 
The City Engineer will review the final grading and drainage plan at the time of 
building permit review. 

☒  ☐  ☐  17.96.060.C2 
Drainage 

Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 

Commission 
Findings 

Drainage improvements have been designed for the full length of the property 
along Saddle Road and Spur Lane as shown in the project plans.  

☒  ☐  ☐  17.96.060.C3 
Drainage 

The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Commission 
Findings 

During department review, the Streets Department identified potential drainage 
improvements to manage the runoff to the rear of the proposed structures. These 
improvements will be finalized during the building permit review process to ensure 
drainage of the surrounding area is properly managed. 

☒  ☐  ☐  17.96.060.C4 
Drainage 

Drainage facilities shall be constructed per City standards.  
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Commission 
Findings 

The proposed drainage improvements are designed to meet city standards. Final 
design will be reviewed and approved by the City Engineer prior to issuance of a 
building permit.  

☐  ☐  ☒  17.96.060.D1 
Utilities  

All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Commission 
Findings 

All utilities for the development are existing and no changes are proposed. Any 
utilities that would be installed would be at the sole expense of the applicant. 

☐  ☐  ☒  17.96.060.D2 
Utilities 

Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Commission 
Findings 

All utilities for the development are existing and no changes are proposed. 

☐  ☐  ☒  17.96.060.D3 
Utilities 

When extension of utilities is necessary all developers will be required to pay for 
and install two (2”) inch SDR11 fiber optical conduit. The placement and 
construction of the fiber optical conduit shall be done in accordance with city of 
Ketchum standards and at the discretion of the City Engineer. 

Commission 
Findings 

Extension of utilities is not required for the project; therefore, this standard does 
not apply.  

☒  ☐  ☐  17.96.060.E1 
Compatibility 
of Design 

The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Commission 
Findings 

The project proposes three garage/carport structures with asphalt shingle shed 
roofs, charcoal gray metal fascia, and a mix of light gray board and batt and brown 
decorative block siding. The project design and materials were intentionally chosen 
to match the existing condominiums on the subject property. 

☐  ☐  ☒  17.96.060.E2 
Compatibility 
of Design 

Preservation of significant landmarks shall be encouraged and protected, where 
applicable. A significant landmark is one which gives historical and/or cultural 
importance to the neighborhood and/or community. 

Commission 
Findings 

The subject property does not include significant landmarks; therefore, this 
standard does not apply.  

☐  ☐  ☒  17.96.060.E3 
Compatibility 
of Design 

Additions to existing buildings, built prior to 1940, shall be complementary in 
design and use similar material and finishes of the building being added to. 

Commission 
Findings 

The proposed project does not include an addition to an existing building; 
therefore, this standard does not apply.  

☒  ☐  ☐  17.96.060.F1 
Architectural  

Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk 
and the entryway shall be clearly defined.  

Commission 
Findings 

The condominiums have existing pathways from the buildings to the parking lot via 
walkways. As discussed above, sidewalks are not required.  

☒  ☐  ☐  17.96.060.F2 
Architectural 

The building character shall be clearly defined by use of architectural features. 

Commission 
Findings 

The proposed garage/carport structures were intentionally designed to match the 
architectural style of the existing condominiums onsite.   

☒  ☐  ☐  17.96.060.F3 
Architectural 

There shall be continuity of materials, colors and signing within the project. 

Commission 
Findings 

The project proposes a consistent use of materials including light gray board and 
batt siding, brown decorative block siding, and charcoal gray metal fascias. 
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☒  ☐  ☐  17.96.060.F4 
Architectural 

Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Commission 
Findings 

The project proposes a dry‐stack rock retaining wall to the rear of the 
garage/carport structures. The rock material will complement the brown and gray 
earth tones of the existing primary buildings onsite.  

☒  ☐  ☐  17.96.060.F5 
Architectural 

Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Commission 
Findings 

Each new garage/carport structure is different in size and incorporates differing 
ratios of garages and carports. The structures utilize shed roofs with varying heights 
and a skirt roof element over the garage doors to reduce the perceived bulk and 
mass of the structure.  

☒  ☐  ☐  17.96.060.F6 
Architectural 

Building(s) shall orient towards their primary street frontage.  

Commission 
Findings 

The condominiums are existing and are accessed from the developments’ frontage 
off Saddle Road via an internal drive.  

☒  ☐  ☐  17.96.060.F7 
Architectural 
 

Garbage storage areas and satellite receivers shall be screened from public view 
and located off alleys. 

Commission 
Findings 

Garbage will be stored within the existing garage enclosure onsite, and no satellite 
receivers are anticipated.  

☒  ☐  ☐  17.96.060.F8 
Architectural 
 

Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Commission 
Findings 

The project plans do not indicate snow retention devices on the roofs of the 
garage/carport structures. Therefore, staff recommended condition of approval #5 
to ensure snow retention devices are installed on each new structure. 

☒  ☐  ☐  17.96.060.G1 
Circulation 
Design  

Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Commission 
Findings 

The development has existing access to Saddle Road and Spur Lane. As both Saddle 
Road and Spur Lane are considered local streets, all pedestrian, equestrian and 
bicycle movements are contained within the street. There are no easements or 
pathways in the area requiring connectivity to the project.  

☐  ☐  ☒  17.96.060.G2 
Circulation 
Design 

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

Commission 
Findings 

The project does not propose any building feature encroachments into the right‐of‐
way. 

☒  ☐  ☐  17.96.060.G3 
Circulation 
Design 

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

Commission 
Findings 

Sidewalks are not required for this project. The site improvements have been 
reviewed by the City Engineer. Final review of all improvements will be completed 
prior to issuance of a building permit for this project. 

☒  ☐  ☐  17.96.060.G4  Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
nearest intersection of two or more streets, as measured along the property line 
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Circulation 
Design 

adjacent to the right of way. Due to site conditions or current/projected traffic 
levels or speed, the City Engineer may increase the minimum distance 
requirements.   

Commission 
Findings 

The development has existing curb cuts on Saddle Road and Spur Lane and no 
changes are proposed.  

☒  ☐  ☐  17.96.060.G5 
Circulation 
Design 

Unobstructed access shall be provided for emergency vehicles, snowplows, 
garbage trucks and similar service vehicles to all necessary locations within the 
proposed project. 

Commission 
Findings 

Access for emergency vehicles, snowplows, and delivery vehicles is from Saddle 
Road and Spur Lane. Building D of the complex has two access points existing; both 
are proposed to be removed and one new access is to be added from the internal 
drive. In conversations with the applicant and the Fire Department, the new access 
to Building D from the internal drive is compliant with Fire Code emergency vehicle 
access requirements by providing a 26‐foot‐wide and 150‐foot‐long access road, 
which is demonstrated on Sheet L1 of the project plans.  
 
Garbage trucks do not service the Bigwood 3 Condominiums. In a letter from the 
Board of Directors, it was confirmed that the Bigwood 3 Homeowners Association 
disposes of its own trash and that they will continue to do so. Further, the letter 
stated that the new parking layout and parking structures will have no impact on 
the association’s handling of trash. 

☒  ☐  ☐  17.96.060.H1 
Snow 
Storage 

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

Commission 
Findings 

There is a total of 836 linear feet of improved parking and pedestrian areas, 
requiring 2,280 square feet of snow storage. The project proposes a total of 12,700 
square feet of snow storage onsite.  

☒  ☐  ☐  17.96.060.H2 
Snow 
Storage 

Snow storage areas shall be provided on‐site. 

Commission 
Findings 

As shown in the project plans, all snow storage is provided on‐site. 

☒  ☐  ☐  17.96.060.H3 
Snow 
Storage 

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

Commission 
Findings 

As shown in the project plans, the snow storage areas onsite meet these 
dimensional requirements.  

☐  ☐  ☒  17.96.060.H4 
Snow 
Storage 

In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Commission 
Findings 

Snow storage is being provided, therefore no snowmelt or hauling of snow will be 
required.  

☒  ☐  ☐  17.96.060.I1 
Landscaping 

Landscaping is required for all projects. 

Commission 
Findings 

Landscaping exists onsite; however, the project plans include a landscape plan for 
the new landscaping to be added to the site. 
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☒  ☐  ☐  17.96.060.I2 
Landscaping 

Landscape materials and vegetation types specified shall be readily adaptable to a 
site's microclimate, soil conditions, orientation and aspect, and shall serve to 
enhance and complement the neighborhood and townscape.  

Commission 
Findings 

Proposed plant materials are drought tolerant and are consistent with landscaping 
of surrounding properties within the neighborhood.  

☒  ☐  ☐  17.96.060.I3 
Landscaping  

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

Commission 
Findings 

All proposed plant materials are drought tolerant.  

☒  ☐  ☐  17.96.060.I4 
Landscaping  

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

Commission 
Findings 

The garage/carport structures for Building D and Building E are buffered by the 
hillside and existing landscaping along Saddle Road. The garage/carport structure 
for Building F will be buffered by new landscaping which includes lilac bushes along 
the rear of the structure on Spur Lane. 

☐  ☐  ☒  17.96.060.J1 
Public 
Amenities 

Where sidewalks are required, pedestrian amenities shall be installed. Amenities 
may include, but are not limited to, benches and other seating, kiosks, bus shelters, 
trash receptacles, restrooms, fountains, art, etc. All public amenities shall receive 
approval from the Public Works Department prior to design review approval from 
the Commission. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required.  

 
 

CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of the 

Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its 
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho 
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and 
regulations, which ordinances  are  codified  in  the Ketchum Municipal Code  (“KMC”)  and  are 
identified  in the Findings of Fact and which are herein restated as Conclusions of Law by this 
reference and which City Ordinances govern the applicant’s Design Review application for the 
development and use of the project site. 
 

2. The Commission has authority  to hear  the applicant’s Design Review Application pursuant  to 
Chapter 17.96 of Ketchum Municipal Code Title 17. 
 

3. The City of Ketchum Planning Department provided notice for the review of this application in 
accordance with Ketchum Municipal Code §17.96.080.  
 

4. The Design  Review  application  is  governed  under  Ketchum Municipal  Code  Chapters  17.96, 
17.124, 17.08, 17.12, 17.18, and 17.128.  
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5. The Bigwood 3 Garages Design Review application meets all applicable standards specified  in 
Title 17 of Ketchum Municipal Code.  

 
DECISION 

THEREFORE, the Commission approves this Design Review Application File No. P21‐036 this Tuesday, 
May 23, 2023, subject to the following conditions of approval.  
 

CONDITIONS OF APPROVAL 
1. This Design Review approval is based on the architectural plan set dated April 26, 2023, included 

as Exhibit A to these findings. Building Permit Plans must conform to the approved Design Review 
plans  unless  otherwise  approved  in writing  by  the  Commission  or  the  Planning  and  Zoning 
Administrator. Any building or site discrepancies which do not conform to the approved plans 
will be subject to removal. 

2. Final civil drawings prepared by an engineer registered in the State of Idaho which include 
specifications for right‐of‐way, utilities, and drainage improvements shall be submitted for 
review and approval by the City Engineer, Streets, and Utilities departments prior to issuance of 
a building permit for the project.   

3. The term of Design Review approval shall be twelve (12) months from the date that the 
Findings of Fact, Conclusions of Law, and Decision are adopted by the Commission or upon 
appeal, the date the approval is granted by the Council subject to changes in zoning 
regulations.  

4. In addition to the requirements set forth in this Design Review approval, this project shall 
comply with all applicable local, state, and federal laws.   

5. The applicant shall install snow retention devices on the roof of each garage/carport structure. 
 

Findings of Fact adopted this 23rd day of May 2023.  
 
 
 
 
  

                                Neil Morrow, Chair 
                           City of Ketchum 

                                                         Planning and Zoning Commission 
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Geoff Isles 
235 Spur Lane #103 
Ketchum, ID 83340 
 
May 14, 2023 
 
 
To Whom It May Concern: 
 
I’m writing to make comment on the proposed applications by Bigwood Condominiums with 
the project name “Bigwood 3 Garages.” While I have no objection to the project in general, I 
would like to call additional attention to the hillside that drops from Spur Lane onto the 
property behind two for the proposed structures, and to the condition of Spur Lane itself 
because of the lack of adequate drainage under the roadway.  
 
The construction of Spur Lane was not done properly as there was no drainage installed to 
move the melted snow from the upper hillside to avoid the road. What has happened over the 
years, is the water erodes the ground under the asphalt as it has nowhere else to travel. This 
has caused the road to crumble. Recently, the road was given a double chip and seal which has 
temporarily stabilized the road but has created a different issue. Now, the roadway has 
additional height to it and acts as a dam, partially holding back the water sending it down the 
road toward other properties, causing massive puddling and turning some areas into mud 
fields. But water is still working its way under the road as well, ending up eroding the hillside 
going onto Bigwood’s property. Water can be seen even as I write, washing over the driveway. 
 
I have two suggestions to solve the problem. First, create a drainage system on the uphill side 
of the road that brings the water through pipes underneath Spur Lane, then link them into the 
proposed drainpipes that run along the backside of the proposed garages. Second, change the 
size of the proposed perforated pipes from 4” to 6” as the small pipe will not be large enough 
to draw out the water on larger snow years, as we have just had. 
 
I have owned property on Spur Lane since 1996, and the formula to just bandage the situation, 
instead of fixing it, just doesn’t work. With the construction of these garages, it could cause 
more issues with the roadway. Let’s fix the problem while the construction is going on. 
 
Sincerely, 
 
Geoff Isles 
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1

Paige Nied

From: Paige Nied
Sent: Monday, May 15, 2023 3:42 PM
To: Paige Nied
Subject: FW: Photos for Letter

 

From: GEOFFREY ISLES <islesglass@aol.com>  
Sent: Monday, May 15, 2023 2:14 PM 
To: Participate <participate@ketchumidaho.org> 
Subject: Photos for Letter 
 
To Whom It May Concern: 
 
This is for the P&Z meeting of 5/23/2023. Subject: Bigwood 3 Garages.  
 
Can you forward these images to attach to the letter I sent yesterday. As you can see, water is coming out from the base 
of the hill, and the roadway is already deteriorating after only 3‐4 years. It is actually sinking.  
 
Thank you.  
 
Geoff Isles 
235 Spur Lane #103 
Ketchum, ID 83340 
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IN RE:                                                                            )         
    )   
Bigwood 3 Garages )        KETCHUM PLANNING & ZONING COMMISSION 
Design Review                                                             )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: May 23, 2023                            )        DECISION 
   ) 
File Number: 21‐036    )     

 
 
 

PROJECT:   Bigwood 3 Garages 
 

APPLICATION TYPE:  Design Review 
 
FILE NUMBER:   P21‐036  
 
ASSOCIATED APPLICATIONS:  Lot Line Shift (P21‐036A) 
 
REPRESENTATIVE:  Chad Blincoe, Blincoe Architecture (Architect) 
  
OWNER:  Big Wood Condo #3 Owners 
 
LOCATION: 127 Saddle Road (Bigwood Condos #3 Common Area) 
 
ZONING:   Tourist (T) 
 
OVERLAY:   None  
 
 

RECORD OF PROCEEDINGS 
The City of Ketchum received the application for Design Review on March 18, 2021. On May 3, 2021, 
the Planning Department provided comments and requested revisions to the plan set. The applicant 
submitted revised plans on November 11, 2022. The Final Design Review application was deemed 
complete on April 27, 2023, after two reviews for completeness. Following receipt of the application, 
staff routed the application materials to all city departments for review. City Department comments 
were provided to the applicant on January 27, 2023. The applicant submitted a revised plan set on 
March 21, 2023, and a final plan set on April 27, 2023. A letter of completeness was sent to the 
applicant April 27, 2023. All department comments have been resolved or addressed through 
conditions of approval recommended below.  
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A public hearing notice for the project was mailed to all owners of property within 300 feet of the 
project site and all political subdivisions on May 2, 2023. The public hearing notice was published in 
the Idaho Mountain Express on May 2, 2023. A notice was published on the project site and on the city 
website on May 16, 2023. Story poles were documented on the project site as of May 16, 2023.  
 
The Planning and Zoning Commission considered the Bigwood 3 Garages Design Review application 
(File No. 21‐036) during their regular meeting on May 23, 2023. After considering Staff’s analysis, the 
applicant’s presentation, and public comment, the Planning & Zoning Commission approved the 
Design Review application (File No. P21‐036). 
 

FINDINGS OF FACT 
The Planning & Zoning Commission, having reviewed the entire project record, provided notice, and 
conducted the required public hearing, does hereby make, and set forth these Findings of Fact, 
Conclusions of Law, and Decision as follows:  
 

BACKGROUND 
The applicant is proposing to construct three new garage and carport structures to add a total of 14 
covered parking spaces (the “project”), located in the Bigwood Condos #3 Common Area (127 Saddle 
Road). The structure entitled “Garage 1” on the project plans is 1,238 square feet, “Garage 2” is 2,672 
square feet, and “Garage 3” is 2,112 square feet in size. There are 51 parking spaces existing onsite 
and only one parking space will be lost with the new parking structures and parking configuration. The 
subject property is zoned Tourist (T) and the common area on the lot is currently utilized as a paved 
parking lot.  
 

FINDINGS REGARDING COMPLIANCE WITH ZONING CODE AND DIMENSIONAL STANDARDS  
 

 

Ketchum Municipal Code Standards and Staff Comments 

Yes  No  N/A  KMC §  Standards and Staff Comments 

☒  ☐  ☐  17.12.030  Minimum Lot Area and Lot Width 

Staff 
Comments 

Required: Minimum lot area of 8,000 square feet, minimum lot width average of 80 
feet 
 
Existing:   
Lot Area – 114,450 square feet per topographic survey submitted with project plans 
Lot Width – approximately 458 feet along the front property line on Saddle Road and 
approximately 508 feet along the side property line on Spur Lane 

☒  ☐  ☐  17.12.030  Lot Coverage 

Staff 
Comments 

Permitted Gross FAR: 0.5 
 
Proposed:  
Total Lot Area – 114,450 square feet 
Existing Floor Area Ratio – .27 (30,870 square feet) 
Proposed Floor Area Ratio – .32 (36,887 square feet)   

☒  ☐  ☐  17.12.030   Minimum Building Setbacks 
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Staff 
Comments 

Permitted: 
Front (Saddle Road/north): 15 feet 
Side (Spur Lane/east and west): The greater of 1' for every 3' in building height, or 5'. 
At least 10’ for one‐family dwellings 1 
Rear (south): The greater of 1' for every 3' in building height, or 10'. At least 15’ for 
one‐family dwellings 1,2 
 
Building height: Garage 1 is 19’ in height (required setback is 6.33), Garage 2 is 18’ in 
height (required setback is 6), and Garage 3 is 18’‐6” in height (required setback is 
6.2). 
 
Proposed: 
Front (Saddle Road/north): 16’‐8” 
Side (Spur Lane/east): 10’ 
Side (west): 24’‐9” (no change)  
Rear (south): 37’‐1” (no change) 

☒  ☐  ☐  17.12.030  Building Height 

Staff 
Comments 

Permitted: 35 feet 
Height of building: The greatest vertical distance measured at any point from the 
roof to natural, existing, or finished grade, whichever is lowest. The maximum 
vertical distance from the lowest exposed finished floor to the highest point of the 
roof (regardless of vertical alignment) shall be no more than five feet greater than 
the maximum height permitted in the zoning district (see illustration B on file in the 
office of the City Clerk). No facade shall be greater than the maximum height 
permitted in the zoning district. (See definition of "facade" in this section and 
illustration B on file in the office of the City Clerk.) Facades which step up or down 
hillsides shall be set back from the lower facade a minimum of 50 percent of the 
height of the lower facade; except, that roof overhangs may extend up to three feet 
into this area (see illustration B on file in the office of the City Clerk). This building 
height provision shall apply to parapets, Boston roofs and any other portion of a 
building roof, but shall not apply to flagpoles, lightning rods, weather vanes, 
antennas or chimneys. 
 
Proposed:  
The total building height for the garage/carport structures from existing grade to the 
top of the roof are as follows: 

‐ Garage 1 = 19’ 
‐ Garage 2 = 18’ 
‐ Garage 3 = 18’‐6” 

☒  ☐  ☐  17.125.03.H  Curb Cut 

Staff 
Comments 

Permitted:  
A maximum of thirty five percent (35%) of the linear footage of any street frontage 
may be devoted to access off street parking. 
 
Proposed: The street frontage for the Bigwood 3 Condominiums is Saddle Road but 
the development can also be accessed from Spur Lane. Both the Saddle Road curb 
cut (32’) and the Spur Lane curb cut (25’) are existing and no changes are proposed.  
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☒  ☐  ☐  17.125.040  Parking Spaces 

Staff 
Comments 

Required: Multi‐family dwelling units within the Tourist (T) Zone District: Units up to  
Units 750 square feet or less require 0 parking spaces 
Units 751 square feet to 2,000 square feet require 1 parking space 
Units 2,001 square feet and above require 2 parking spaces 
 
Parking for the project is existing, with 51 spaces onsite. There are 27 units on the 
subject property, all of which are less than 2,000 square feet in size, therefore 27 
parking spaces are required. 
 
Proposed:   
The project is proposing a total of 50 parking spaces, of which 30 parking spaces are 
marked and uncovered spaces (including 3 ADA spaces with access aisles), 14 carport 
parking spaces, and 6 garage parking spaces.  

 
 

FINDINGS REGARDING COMPLIANCE WITH DESIGN REVIEW STANDARDS 
 

Improvements and Standards (KMC §17.96.060) 

         

Yes  No  N/A  KMC §  Standards and Findings 

☐  ☐  ☒  17.96.060.A1 
Streets 

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

Commission 
Findings 

The project has existing connections from city streets to the condominium 
development. The project is proposing to remove the two existing access points 
and add a new access point from the internal drive to the Building D parking lot. 
The applicant is responsible for all costs associated with the proposed change in 
access to Building D from the internal drive.  

☐  ☐  ☒  17.96.060.A2 
Streets 

All street designs shall be approved by the City Engineer. 

Commission 
Findings 

No new streets are proposed for the project. 

☒  ☐  ☐  17.96.060.B1 
Sidewalks 

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

Commission 
Findings 

KMC 17.124.140 outlines the zone districts where sidewalks are required when 
substantial improvements are made, which include the CC, all tourist zone districts, 
and all light industrial districts. The subject property is within the T Zone District; 
however, this project does not qualify as a substantial improvement therefore 
sidewalks are not required to be installed.  

☐  ☐  ☒  17.96.060.B2 
Sidewalks 

Sidewalk width shall conform to the City’s right‐of‐way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project.  

☐  ☐  ☒  17.96.060.B3 
Sidewalks 

Sidewalks may be waived if one of the following criteria is met: 
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a. The project comprises an addition of less than 250 square feet of 
conditioned space. 

b. The City Engineer finds that sidewalks are not necessary because of existing 
geographic limitations, pedestrian traffic on the street does not warrant a 
sidewalk, or if a sidewalk would not be beneficial to the general welfare and 
safety of the public.    

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B4 
Sidewalks 

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

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B5 
Sidewalks 

New sidewalks shall be planned to provide pedestrian connections to any existing 
or future sidewalks adjacent to the site. In addition, sidewalks shall be constructed 
to provide safe pedestrian access to and around a building.   

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☐  ☐  ☒  17.96.060.B6 
Sidewalks 

The City may approve and accept voluntary cash contributions in‐lieu of the above 
described improvements, which contributions must be segregated by the City and 
not used for any purpose other than the provision of these improvements.  The 
contribution amount shall be one hundred ten percent (110%) of the estimated 
costs of concrete sidewalk and drainage improvements provided by a qualified 
contractor, plus associated engineering costs, as approved by the City Engineer. 
Any approved in‐lieu contribution shall be paid before the City issues a certificate 
of occupancy. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required for the project. 

☒  ☐  ☐  17.96.060.C1 
Drainage 

All storm water shall be retained on site.  

Commission 
Findings 

Stormwater management was reviewed for the entire site during department 
review. The preliminary grading plan shows all stormwater being retained on site. 
The City Engineer will review the final grading and drainage plan at the time of 
building permit review. 

☒  ☐  ☐  17.96.060.C2 
Drainage 

Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 

Commission 
Findings 

Drainage improvements have been designed for the full length of the property 
along Saddle Road and Spur Lane as shown in the project plans.  

☒  ☐  ☐  17.96.060.C3 
Drainage 

The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Commission 
Findings 

During department review, the Streets Department identified potential drainage 
improvements to manage the runoff to the rear of the proposed structures. These 
improvements will be finalized during the building permit review process to ensure 
drainage of the surrounding area is properly managed. 

☒  ☐  ☐  17.96.060.C4 
Drainage 

Drainage facilities shall be constructed per City standards.  
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Commission 
Findings 

The proposed drainage improvements are designed to meet city standards. Final 
design will be reviewed and approved by the City Engineer prior to issuance of a 
building permit.  

☐  ☐  ☒  17.96.060.D1 
Utilities  

All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Commission 
Findings 

All utilities for the development are existing and no changes are proposed. Any 
utilities that would be installed would be at the sole expense of the applicant. 

☐  ☐  ☒  17.96.060.D2 
Utilities 

Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Commission 
Findings 

All utilities for the development are existing and no changes are proposed. 

☐  ☐  ☒  17.96.060.D3 
Utilities 

When extension of utilities is necessary all developers will be required to pay for 
and install two (2”) inch SDR11 fiber optical conduit. The placement and 
construction of the fiber optical conduit shall be done in accordance with city of 
Ketchum standards and at the discretion of the City Engineer. 

Commission 
Findings 

Extension of utilities is not required for the project; therefore, this standard does 
not apply.  

☒  ☐  ☐  17.96.060.E1 
Compatibility 
of Design 

The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Commission 
Findings 

The project proposes three garage/carport structures with asphalt shingle shed 
roofs, charcoal gray metal fascia, and a mix of light gray board and batt and brown 
decorative block siding. The project design and materials were intentionally chosen 
to match the existing condominiums on the subject property. 

☐  ☐  ☒  17.96.060.E2 
Compatibility 
of Design 

Preservation of significant landmarks shall be encouraged and protected, where 
applicable. A significant landmark is one which gives historical and/or cultural 
importance to the neighborhood and/or community. 

Commission 
Findings 

The subject property does not include significant landmarks; therefore, this 
standard does not apply.  

☐  ☐  ☒  17.96.060.E3 
Compatibility 
of Design 

Additions to existing buildings, built prior to 1940, shall be complementary in 
design and use similar material and finishes of the building being added to. 

Commission 
Findings 

The proposed project does not include an addition to an existing building; 
therefore, this standard does not apply.  

☒  ☐  ☐  17.96.060.F1 
Architectural  

Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk 
and the entryway shall be clearly defined.  

Commission 
Findings 

The condominiums have existing pathways from the buildings to the parking lot via 
walkways. As discussed above, sidewalks are not required.  

☒  ☐  ☐  17.96.060.F2 
Architectural 

The building character shall be clearly defined by use of architectural features. 

Commission 
Findings 

The proposed garage/carport structures were intentionally designed to match the 
architectural style of the existing condominiums onsite.   

☒  ☐  ☐  17.96.060.F3 
Architectural 

There shall be continuity of materials, colors and signing within the project. 

Commission 
Findings 

The project proposes a consistent use of materials including light gray board and 
batt siding, brown decorative block siding, and charcoal gray metal fascias. 
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☒  ☐  ☐  17.96.060.F4 
Architectural 

Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Commission 
Findings 

The project proposes a dry‐stack rock retaining wall to the rear of the 
garage/carport structures. The rock material will complement the brown and gray 
earth tones of the existing primary buildings onsite.  

☒  ☐  ☐  17.96.060.F5 
Architectural 

Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Commission 
Findings 

Each new garage/carport structure is different in size and incorporates differing 
ratios of garages and carports. The structures utilize shed roofs with varying heights 
and a skirt roof element over the garage doors to reduce the perceived bulk and 
mass of the structure.  

☒  ☐  ☐  17.96.060.F6 
Architectural 

Building(s) shall orient towards their primary street frontage.  

Commission 
Findings 

The condominiums are existing and are accessed from the developments’ frontage 
off Saddle Road via an internal drive.  

☒  ☐  ☐  17.96.060.F7 
Architectural 
 

Garbage storage areas and satellite receivers shall be screened from public view 
and located off alleys. 

Commission 
Findings 

Garbage will be stored within the existing garage enclosure onsite, and no satellite 
receivers are anticipated.  

☒  ☐  ☐  17.96.060.F8 
Architectural 
 

Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Commission 
Findings 

The project plans do not indicate snow retention devices on the roofs of the 
garage/carport structures. Therefore, staff recommended condition of approval #5 
to ensure snow retention devices are installed on each new structure. 

☒  ☐  ☐  17.96.060.G1 
Circulation 
Design  

Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Commission 
Findings 

The development has existing access to Saddle Road and Spur Lane. As both Saddle 
Road and Spur Lane are considered local streets, all pedestrian, equestrian and 
bicycle movements are contained within the street. There are no easements or 
pathways in the area requiring connectivity to the project.  

☐  ☐  ☒  17.96.060.G2 
Circulation 
Design 

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

Commission 
Findings 

The project does not propose any building feature encroachments into the right‐of‐
way. 

☒  ☐  ☐  17.96.060.G3 
Circulation 
Design 

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

Commission 
Findings 

Sidewalks are not required for this project. The site improvements have been 
reviewed by the City Engineer. Final review of all improvements will be completed 
prior to issuance of a building permit for this project. 

☒  ☐  ☐  17.96.060.G4  Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
nearest intersection of two or more streets, as measured along the property line 
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Circulation 
Design 

adjacent to the right of way. Due to site conditions or current/projected traffic 
levels or speed, the City Engineer may increase the minimum distance 
requirements.   

Commission 
Findings 

The development has existing curb cuts on Saddle Road and Spur Lane and no 
changes are proposed.  

☒  ☐  ☐  17.96.060.G5 
Circulation 
Design 

Unobstructed access shall be provided for emergency vehicles, snowplows, 
garbage trucks and similar service vehicles to all necessary locations within the 
proposed project. 

Commission 
Findings 

Access for emergency vehicles, snowplows, and delivery vehicles is from Saddle 
Road and Spur Lane. Building D of the complex has two access points existing; both 
are proposed to be removed and one new access is to be added from the internal 
drive. In conversations with the applicant and the Fire Department, the new access 
to Building D from the internal drive is compliant with Fire Code emergency vehicle 
access requirements by providing a 26‐foot‐wide and 150‐foot‐long access road, 
which is demonstrated on Sheet L1 of the project plans.  
 
Garbage trucks do not service the Bigwood 3 Condominiums. In a letter from the 
Board of Directors, it was confirmed that the Bigwood 3 Homeowners Association 
disposes of its own trash and that they will continue to do so. Further, the letter 
stated that the new parking layout and parking structures will have no impact on 
the association’s handling of trash. 

☒  ☐  ☐  17.96.060.H1 
Snow 
Storage 

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

Commission 
Findings 

There is a total of 836 linear feet of improved parking and pedestrian areas, 
requiring 2,280 square feet of snow storage. The project proposes a total of 12,700 
square feet of snow storage onsite.  

☒  ☐  ☐  17.96.060.H2 
Snow 
Storage 

Snow storage areas shall be provided on‐site. 

Commission 
Findings 

As shown in the project plans, all snow storage is provided on‐site. 

☒  ☐  ☐  17.96.060.H3 
Snow 
Storage 

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

Commission 
Findings 

As shown in the project plans, the snow storage areas onsite meet these 
dimensional requirements.  

☐  ☐  ☒  17.96.060.H4 
Snow 
Storage 

In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Commission 
Findings 

Snow storage is being provided, therefore no snowmelt or hauling of snow will be 
required.  

☒  ☐  ☐  17.96.060.I1 
Landscaping 

Landscaping is required for all projects. 

Commission 
Findings 

Landscaping exists onsite; however, the project plans include a landscape plan for 
the new landscaping to be added to the site. 
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☒  ☐  ☐  17.96.060.I2 
Landscaping 

Landscape materials and vegetation types specified shall be readily adaptable to a 
site's microclimate, soil conditions, orientation and aspect, and shall serve to 
enhance and complement the neighborhood and townscape.  

Commission 
Findings 

Proposed plant materials are drought tolerant and are consistent with landscaping 
of surrounding properties within the neighborhood.  

☒  ☐  ☐  17.96.060.I3 
Landscaping  

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

Commission 
Findings 

All proposed plant materials are drought tolerant.  

☒  ☐  ☐  17.96.060.I4 
Landscaping  

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

Commission 
Findings 

The garage/carport structures for Building D and Building E are buffered by the 
hillside and existing landscaping along Saddle Road. The garage/carport structure 
for Building F will be buffered by new landscaping which includes lilac bushes along 
the rear of the structure on Spur Lane. 

☐  ☐  ☒  17.96.060.J1 
Public 
Amenities 

Where sidewalks are required, pedestrian amenities shall be installed. Amenities 
may include, but are not limited to, benches and other seating, kiosks, bus shelters, 
trash receptacles, restrooms, fountains, art, etc. All public amenities shall receive 
approval from the Public Works Department prior to design review approval from 
the Commission. 

Commission 
Findings 

This standard is not applicable as sidewalks are not required.  

 
 

CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of the 

Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its 
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho 
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and 
regulations, which ordinances  are  codified  in  the Ketchum Municipal Code  (“KMC”)  and  are 
identified  in the Findings of Fact and which are herein restated as Conclusions of Law by this 
reference and which City Ordinances govern the applicant’s Design Review application for the 
development and use of the project site. 
 

2. The Commission has authority  to hear  the applicant’s Design Review Application pursuant  to 
Chapter 17.96 of Ketchum Municipal Code Title 17. 
 

3. The City of Ketchum Planning Department provided notice for the review of this application in 
accordance with Ketchum Municipal Code §17.96.080.  
 

4. The Design  Review  application  is  governed  under  Ketchum Municipal  Code  Chapters  17.96, 
17.124, 17.08, 17.12, 17.18, and 17.128.  
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5. The Bigwood 3 Garages Design Review application meets all applicable standards specified  in 
Title 17 of Ketchum Municipal Code.  

 
DECISION 

THEREFORE, the Commission approves this Design Review Application File No. P21‐036 this Tuesday, 
May 23, 2023, subject to the following conditions of approval.  
 

CONDITIONS OF APPROVAL 
1. This Design Review approval is based on the architectural plan set dated April 26, 2023, included 

as Exhibit A to these findings. Building Permit Plans must conform to the approved Design Review 
plans  unless  otherwise  approved  in writing  by  the  Commission  or  the  Planning  and  Zoning 
Administrator. Any building or site discrepancies which do not conform to the approved plans 
will be subject to removal. 

2. Final civil drawings prepared by an engineer registered in the State of Idaho which include 
specifications for right‐of‐way, utilities, and drainage improvements shall be submitted for 
review and approval by the City Engineer, Streets, and Utilities departments prior to issuance of 
a building permit for the project.   

3. The term of Design Review approval shall be twelve (12) months from the date that the 
Findings of Fact, Conclusions of Law, and Decision are adopted by the Commission or upon 
appeal, the date the approval is granted by the Council subject to changes in zoning 
regulations.  

4. In addition to the requirements set forth in this Design Review approval, this project shall 
comply with all applicable local, state, and federal laws.   

5. The applicant shall install snow retention devices on the roof of each garage/carport structure. 
 

Findings of Fact adopted this 23rd day of May 2023.  
 
 
 
 
  

                                Neil Morrow, Chair 
                           City of Ketchum 

                                                         Planning and Zoning Commission 
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Exhibit A: 

Design Review Plan Set 
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DIST Disturbed 

COR BLDG Corner Building

(   ) Record Bearing and Distance

Inst. No. 553980

Subject Boundary

Adjoiners Boundary

Original Building Ties per Inst. No. 152364

Existing Building/Unit

Centerline Road

10' Major Contour (2017 Blaine County LiDAR)

2' Minor Contour (2017 Blaine County LiDAR)

Existing Water Main

WTR WTR

CNTRL = Survey Control Marker

FND 1/2" = Found 1/2" Rebar

FND 5/8" = Found 5/8" Rebar

WV = Water Valve

FH = Fire Hydrant

SMH = Sewer Manhole

Existing Water Service

Existing Sewer Main

Existing Sewer Service

WS

SWR SWR

SS

TVBOX = Cable Box

WMH = Water Manhole

5900.0

Ground Shot/Spot Elevation

[   ] Record Bearing and Distance

Inst. No. 152364

PH

TV

WM

PHBOX = Phone Box

DT = Deciduous Tree

CT = Coniferous Tree

Corrugated Metal Pipe/Culvert

1' Contour (Alpine Enterprises (2022)

10' Contour (Alpine Enterprises (2022)

Existing Edge of Asphalt

EOA EOA

Proposed Edge of Asphalt

Proposed Garage/Carport

LC Limited Common

Proposed 26' Fire Lane

EOA

EOA

NOTES

1) Basis of Bearings is Idaho State Plane Coordinate System, NAD83,

(1992), Central Zone, at Grid in US Survey Feet.  Vertical Datum is

NAVD1988.

2) Boundary Information is from the Plat of Bigwood Condominiums No. 3,

Inst. No. 152364; the Plat of Bigwood Condominiums No. 2, 2nd

Amendment, Inst. No. 553980; Records of Blaine County, Idaho.

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

Original Plat.

4) Utility Locations shown are based on visual surface evidence and City

Maps. Utility Locations should be verified by Digline Locate before any

Excavation.

5) Current Zoning appears to be Tourist, (T). Please refer to City of

Ketchum Zoning Ordinances for more information about this Zone including

Building Setbacks.

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

7) Owners of Record:

Big Wood Condo #3 Owners

PO Box 1294

Ketchum, ID 83340

8) Refer to Site, Landscape, and Grading Plans by Eggers Associates P.A.

for more details.

SURVEYOR NARRATIVE

The purpose of this Plat is to create Limited Common Areas for garages

and carports.
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ASPHALT
CONCRETE 

SLAB

CONCRETE 

SLAB

3

A1

4
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8" 4" 12' - 0" 12' - 0" 4" 8" 12' - 1 1/4" 5 1/2" 12' - 1 1/4" 8"

6
"

24
' 
- 
0
"
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- 
6
"

25' - 4" 26' - 0"

51' - 4"

D2D1 D8 D9

(SABO) (GAWEL) (HAYNIE) (STROBOS)

11' - 4" 8" 11' - 4"

23
' 
- 
1"
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' 
- 
1"

12' - 1 1/4" 12' - 1 1/4"
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- 
0
"
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' 
- 
0
"

FINISH ELEVATION 5907.5
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"
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' 
- 
0
"

T.O. PL
9' - 7 1/8"

5906.5

EXISTING GRADE (LOW POINT)
-1' - 0"

19'-0"    

FINISH ELEVATION 5907.5
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"
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-1' - 0"
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"
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0
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A1 1/4" = 1'-0"

FLOOR PLAN1

A1

EXTERIOR PERSPECTIVE2

A1 1/4" = 1'-0"

BUILDING SECTION 13
A1 1/4" = 1'-0"

BUILDING SECTION 24

GARAGE 1GARAGE 1GARAGE 1GARAGE 1

ALL EXTERIOR LIGHTING TO BE CEILING MOUNTED

NOTE:

SQUARE FOOTAGE TABULATION:

CARPORT 611 SQ. FT.

ENCLOSED GARAGE 627  SQ. FT.

TOTAL: 1,238 SQ. FT.
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MAX. BUILDING HEIGHT
18' - 0"

18
' 
- 
0
"

8
' 
- 
0
"

METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT SIDING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

SKIRT ROOF W/ CORRUGATED 
METAL ROOFING
-CHARCOAL

METAL FASCIA

BOARD AND BATT 
SIDING

METAL BELLY BAND

W8X31 STEEL
COLUMN

3

A1

4

A1

T.O. PL
9' - 7 1/8"

METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT SIDING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

GRADE

5907.5EXISTING GRADE (LOW POINT)
-1' - 0"5907.5
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' 
- 
0
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19'-0"    

MAX. BUILDING HEIGHT
18' - 0"

8
' 
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T.O. PL
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-COLOR TO MATCH EXISTING
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8 X 4 X 16
BLOCK

3

A5

4

A5

9080 OVERHEAD DOOR9080 OVERHEAD DOOR

W8X31 STEEL BEAM
TYP.

W8X31  STEEL COLUMN
TYP. 

8 X 4 X 16
BLOCK

EXISTING ASPHALTCONCRETE 
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ALL EXTERIOR LIGHTING TO BE CEILING MOUNTED

NOTE:

SQUARE FOOTAGE TABULATION:

CARPORT 1,760 SQ. FT.

ENCLOSED GARAGE 912 SQ FT.

TOTAL: 2,672 SQ. FT.
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GRADE
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"

T.O. PL
9' - 7 1/8"

8
' 
- 

0
"

3

A5

4

A5METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT SIDING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

SKIRT ROOF W/ CORRUGATED 
METAL ROOFING
-CHARCOAL

METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT SIDING
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO

METAL FASCIA
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

BOARD AND BATT 
SIDING
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

METAL BELLY BAND
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

W8X31 STEEL I-
COLUMN

W8X31 STEEL I-BEAM
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EXISTING
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METAL FASCIA
-COLOR TO MATCH 
EXISTING
BIGWOOD 3 CONDO

8"X4"X16" BLOCK
-COLOR TO MATCH 
EXISTING
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W8X31 STEEL I-
COLUMN
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METAL FASCIA
-COLOR TO MATCH EXISTING
BIGWOOD 3 CONDO
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-COLOR TO MATCH EXISTING
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-COLOR TO MATCH EXISTING
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MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"

8
' 
- 

0
"

T.O. PL
9' - 7 1/8"

2 1/2" 

12"

GRADE

5923.5
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' 
- 

0
"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"

8
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0
"

18
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0
"

T.O. PL
9' - 7 1/8"

2 1/2" 

12"
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GRADE
0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

T.O. PL
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0' - 0"

MAX. BUILDING HEIGHT
18' - 0"

B.O. BEAM
8' - 0"
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ALL EXTERIOR LIGHTING TO BE CEILING MOUNTED

NOTE:

SQUARE FOOTAGE TABULATION:

CARPORT 1,792 SQ. FT.

ENCLOSED GARAGE 320  SQ. FT.

TOTAL: 2,112 SQ. FT.
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CEILING MOUNTED RECESSED LIGHT
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From: Eugene Atkinson
To: Participate
Subject: Bigwood 3 Garages/Lot Line Shift
Date: Monday, May 22, 2023 7:53:48 AM

Gentlemen,

We live in Bigwood II and are vehemently opposed to the Bigwood 3 garages as well as the
lot line shift. 

Sincerely,
Mr. Eugene Atkinson & Mrs. Susan Lovett
(904) 613-9930
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STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
SPECIAL MEETING OF MAY 23, 2023 

 
PROJECT:  Crossbuck McKnee Townhomes 

 
FILE NUMBER:  P23-015 
 
APPLICATION TYPE: Phased Development Agreement 
 
REPRESENTATIVE: Jeff McKnee 
 
PROPERTY OWNER: MMGM11, LLC 
 
REQUEST: Request for a phased development agreement to permit the final plat for the two 

townhouse sublots to be reviewed and approved after a certificate of occupancy is 
granted for the first townhouse unit. 

 
LOCATION: Southwest Corner of 7th Street and W 2nd Ave – Ketchum Townsite Amended Lot 1A, 

Blk 67  
 
ZONING:  General Residential – Low Density (GR-L)  
 
REVIEWER: Morgan R. Landers, AICP – Director of Planning and Building 
 
NOTICE: A public hearing notice for the project was mailed to all owners of property within 300 

feet of the project site and all political subdivisions on May 3, 2023. The public hearing 
notice was published in the Idaho Mountain Express the on May 3, 2023. A notice was 
posted on the project site on May 16, 2023 and the city’s website on May 8, 2023.  

 
I. EXECUTIVE SUMMARY:  
The Applicant is requesting a phased development agreement for 
the Crossbuck McKnee Townhomes located at the southwest corner 
of W 7th Street and N 2nd Ave (the “subject property”) as shown in 
Figure 1. The Crossbuck McKnee Townhomes project includes two 
sublots (1A and 1B) each with a single detached townhouse. The 
phased development agreement would permit a final plat to be filed 
with the city for approval following issuance of a certificate of 
occupancy for the first townhouse unit, rather than requiring a 
certificate of occupancy for both units prior to approval of a final 
plat.  
 
The applicant represents that all right-of-way improvements will be 
completed at the time of certificate of occupancy for the first unit. 
The draft phased development agreement (Attachment A) outlines 

Figure 1: Subject Property Location and Zoning 

97



Planning & Zoning Commission Meeting of May 23, 2023      Page 2 of 2  

the terms of the agreement including specific provisions for if the improvements are not complete prior to 
certificate of occupancy.   
 

The Ketchum Municipal code permits phased development agreements per the terms of Section 16.04.110. 
Staff believes the project to be eligible for a phased development agreement and is supportive of the request.   
 
II.  BACKGROUND:  
The City of Ketchum approved a Design Review application (P21-025) and Townhouse Preliminary Plat (P21-
026), for two detached townhomes on the Property, on September 21, 2021. A phased development 
agreement was not requested or approved at the time of approval of the townhouse preliminary plat. The city 
issued a building permit for sublots 1A and 1B (B21-133), and both sublots are currently under construction.    
 
The City of Ketchum received an application for a phased development agreement on March 9, 2023. 
Following receipt of the application, staff routed the application materials to all city departments for review. 
As of the date of this report, all department comments have been resolved or addressed through terms of the 
draft agreement.  
 
III. CONFORMANCE WITH SUBDIVISION STANDARDS 
Pursuant to KMC 16.04.110.B - Development plan. “In addition to the preliminary plat, subdivision application 
and data, the subdivider shall submit to the Administrator a development plan with a schedule for the entire 
project, containing all of the information required in subsection 16.04.030 of this chapter.” A townhouse 
preliminary plat was approved for the development on September 21, 2021 which included all the 
requirements of 16.04.030. The approved preliminary plat, which includes sublots 1A and 1B, is included as 
Attachment B.  
 
According to the applicant, development of sublot 1B will be completed first, followed by sublot 1A a few 
weeks later. The draft Phased Development Agreement includes maintenance responsibilities, a construction 
and completion schedule, and process requirements for filing of the townhouse final plat.  
 
IV. STAFF RECOMMENDATION  
 
Staff recommends approval of the Phased Development Agreement for the Crossbuck McKnee Townhomes.  

 
V. RECOMMENDED MOTIONS 
 
“I move to recommend approval of the Crossbuck McKnee Townhomes Phased Development Agreement to 
the City Council.” 
 
ATTACHMENTS:  

A. Draft Phased Development Agreement and Exhibits 
B. Crossbuck McKnee Townhomes Approved Preliminary Plat 
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Attachment A: 
Draft Phased Development 

Agreement #22854 with 
exhibits 
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Phased Development Agreement 
Contract #22854 
Page 1 

RECORDING REQUESTED BY AND WHEN 
RECORDED RETURN TO: 
 
City Clerk, City of Ketchum 
PO Box 2315 
Ketchum Idaho, 83340 
 
 
 

 

(Space Above Line For Recorder’s Use) 
 
 

CROSSBUCK MCKNEE TOWNHOMES 
PHASED TOWNHOUSE SUBDIVISION AGREEMENT #22854 

 
THIS PHASED TOWNHOUSE SUBDIVISION AGREEMENT (“Agreement”) is made 

and entered into as of the __ day of _______ 2023, by and between the City of Ketchum, an 
Idaho municipal corporation (“City”) and MMDM11, LLC, owners of real property (“Owner”). 
 

RECITALS 
 

WHEREAS, Owner owns certain real property legally described as Lot 1A, Blk 67 of 
Ketchum Townsite, according to the official plat recorded under Instrument Number 658996, on 
file in the office of the County Recorder of Blaine County, Idaho (the “Property”); and  
 

WHEREAS, the Planning and Zoning Commission approved a Design Review 
application (P21-025) and Townhouse Preliminary Plat (P21-026), for two detached townhomes 
on the Property, on September 21, 2021. A phased development agreement was not requested or 
approved at the time of approval of the townhouse preliminary plat.  

 
WHEREAS, City issued a building permit for sublots 1A and sublot 1B (B21-133), and 

both sublots are currently under construction.  
 
WHEREAS, Owners requests a phased development agreement for the development of 

the Project under the provisions of Section 16.04.110 – Phased Development Projects within 
Title 16 of the Ketchum Municipal Code as the completion of the two units will not be 
simultaneous and the Owners desires to record the final plat for both townhomes prior to 
completion of the second unit.  
 

WHEREAS, the approved townhouse preliminary plat, establishing two townhome 
sublots noted as 1A and 1B (the “Townhouse Preliminary Plat”) is included as Exhibit A.  

 
WHEREAS, Owners propose to construct all required right-of-way infrastructure 

improvements, alley improvements, and water and sewer utility services for each sublot as 
shown on Exhibit B (the “work”). All required improvements will be constructed to City 
standards and will be inspected for such compliance.  
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AGREEMENT 
 

NOW THEREFORE, in consideration of the above recitals and the mutual covenants and 
agreements herein contained and other good and valuable consideration, the sufficiency of which 
is hereby acknowledged, the parties hereto agree as follows: 

 
1. Maintenance Responsibilities.   
 

A. Owners. 
 

(1) Water Service Lines.   Owners and all successors in interest are 
responsible for the installation, maintenance, repair, and other costs 
associated with the private service lines serving each sublot from the 
private water main that runs through the private driveway between 
Lots 1A and 2A. Maintenance of the private water main is pursuant to 
plat note 3 of the final plat for Lot 2A recorded under instrument 
number 658996, and the Construction Phasing Agreement recorded 
under instrument number 657569. 
 

(2) Sewer Service lines. Owners and all successors in interest are 
responsible for the installation, maintenance, repair, and other costs 
associated with the private sewer service lines serving each sublot 
from the public sewer mains located in 7th Street and between Lots 1A 
and 2A. The public sewer line is as noted on plat note 4 of the final 
plat for Lot 2A recorded under instrument number 658996. 

 
2. Construction and Completion Schedule. 

 
A. Each townhouse unit shall be completed no later than three years from the 

date of issuance of a building permit for the townhouse unit, as evidenced by 
issuance of a Certificate of Occupancy for each townhouse unit. 
 

B. Prior to issuance of a Certificate of Occupancy for the first detached 
townhouse unit, each sublot shall be adequately served by both water and 
sewer services as generally depicted on Exhibit B, as affirmed in writing by 
the City. The City must approve the timing of water and sewer connections to 
the existing system. 
 

C. Prior to obtaining Certificate of Occupancy for the first townhouse unit, the 
following improvements as generally depicted on Exhibit B shall be 
completed and/or extended to both Sublots: 

 
(1) Dry utility services (power, gas, cable, etc); and 

 
(2) All hardscape pathways and access points for adequate and safe egress 

from the units; and 
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(3) Right-of-way improvements to 7th Street and 2nd Ave, consistent with 

Ketchum Municipal Code, Title 12.04.030.H.1 and current right of 
way standards, completed and installed to the satisfaction of the City 
Engineer; and  
 

(4) Water and sewer services serving both sublots; and  
 

(5) Repair of any damage to the regional bike path along W 2nd Ave.  
 

D. Prior to obtaining a Certificate of Occupancy for the last detached townhouse 
unit, all landscaping as generally depicted in Exhibit C shall be installed.  
 

E. Pursuant to Ketchum Municipal Code, Title 16.04.040.C, in cases where the 
required improvements cannot be constructed due to weather, factors beyond 
the control of the subdivider, or other conditions as determined acceptable at 
the sole discretion of the City, the City Council may accept, in lieu of any or 
all of the required improvements, a performance bond filed with the City 
Clerk to ensure actual construction of the required improvements as submitted 
and approved. Said performance bond shall be provided per the terms of Title 
16.04.040.C  

 
3. Townhouse Sublot Final Plat. The City agrees to accept and process a townhouse 

final plat application, for both sublots, for approval by City Council provided a 
Certificate of Occupancy has been issued for the first townhouse unit on Lot 1B 
should Owners comply with all above recitals. 

 
4. Owners’ Association Assumption of Responsibilities.  Upon the recording of the 

Townhouse Sublot Final Plat, Owners may assign and transfer its maintenance 
responsibilities and obligations under this Agreement to an owner’s association. 
 

5. General Provisions. 
 

A. Recitals and Construction.  The City and Owners incorporate the above 
recitals into this Agreement and affirm such recitals are true and correct.   

 
B. Effective Date.  This Agreement is effective as of the date on which the last 

of the City and Owners execute this Agreement.  Neither party shall have any rights with 
respect to this Agreement until both have executed this Agreement. 

 
C. Owner Representations.  Owners represents and warrants to City that (a) 

Owners hold fee simple title to the Property, and (b) no joinder or approval of another 
person or entity is required with respect to Owners’ authority to make and execute this 
Amendment.   

 
D. Neutral Interpretation.   City and Owners acknowledge they and, if they so 

choose, their respective counsel have reviewed this Agreement and the normal rule of 
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construction to the effect that any ambiguities are to be resolved against the drafting party 
will not be employed in the interpretation of the Agreement, or any exhibits, attachments 
and addenda to the Agreement. 

 
E. Counterparts.  This Agreement may be executed in multiple counterparts, 

each of which taken together shall constitute one and the same agreement binding upon the 
parties.  Signatures transmitted by facsimile or via e-mail in a “PDF” format shall have the 
same force and effect as original signatures on this Amendment. The Original of this 
Amendment shall be recorded with the Blaine County Recorder.  

 
IN WITNESS WHEREOF, the parties, having been duly authorized, have hereunder 

caused this Agreement to be executed, the same being done after public notice and statutory 
requirements having been fulfilled. 
 
“CITY”:      “OWNERS”: 
 
CITY OF KETCHUM,      

an Idaho municipal corporation   By: ________________________   
       Manager: Jeff McNee 
       MMDM11, LLC 
        
        
By:           

        Neil Bradshaw, Mayor  

  
         
ATTEST:   
        
_____________________________     
Trent Donat, City Clerk 
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ACKNOWLEDGEMENT FOR CITY 
 
 
STATE OF IDAHO  ) 
    ) ss. 
COUNTY OF BLAINE ) 
 
On this   day of    , 2023, before me, the undersigned Notary Public in 
and for said State, personally appeared NEIL BRADSHAW, known or identified by me to be the 
Mayor of the City of Ketchum, Idaho, and the person who executed the foregoing instrument and 
acknowledged to me that he executed the same on behalf of such city. 
 
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and 
year in this certificate first written above.  
 
 
              
       Notary Public for the State of    
       Residing at       
       My Commission Expires     
 

 

ACKNOWLEDGEMENT FOR OWNER 
 
STATE OF       ) 
      ) ss. 
COUNTY OF       ) 
 
On this _____ day of ____________, 2023, before me, a Notary Public in and for said State, 
personally appeared JEFF MCNEE, known to me to be the owner of certain real property at Lot 
2A, Blk 67 of Ketchum Townsite, and known to me to be the person whose name is subscribed to 
the foregoing instrument, and acknowledged to me that he executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 
 

             
       Notary Public for the State of    
       Residing at       
       My Commission Expires     
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Exhibit A: 
Townhouse Preliminary Plat  
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These plans have been found to be in substantial 
compliance with applicable building codes.Code 
deficiencies found at inspections will need to be corrected 
regardless of the information on the approved plans.The 
approved plans,including any attached reports and 
calculations, are required to be on the construction site at 
the time of inspections. This is not approval of any violation 
of any code,ordinance, statue or regulation .

 City Of Ketchum  
       Approved

  
BLD2112-00045 
       04/22/22

106



 

 
 

Exhibit B: 
ROW Improvements Plan  
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These plans have been found to be in substantial 
compliance with applicable building codes.Code 
deficiencies found at inspections will need to be corrected 
regardless of the information on the approved plans.The 
approved plans,including any attached reports and 
calculations, are required to be on the construction site at 
the time of inspections. This is not approval of any violation 
of any code,ordinance, statue or regulation .

 City Of Ketchum  
       Approved

  
BLD2112-00045 
       04/22/22
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Exhibit C: 
Landscape Plan  
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These plans have been found to be in substantial 
compliance with applicable building codes.Code 
deficiencies found at inspections will need to be corrected 
regardless of the information on the approved plans.The 
approved plans,including any attached reports and 
calculations, are required to be on the construction site at 
the time of inspections. This is not approval of any violation 
of any code,ordinance, statue or regulation .

 City Of Ketchum  
       Approved

  
BLD2112-00045 
       04/22/22
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Attachment B: 
Crossbuck McKnee TH 

Preliminary Plat 
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These plans have been found to be in substantial 
compliance with applicable building codes.Code 
deficiencies found at inspections will need to be corrected 
regardless of the information on the approved plans.The 
approved plans,including any attached reports and 
calculations, are required to be on the construction site at 
the time of inspections. This is not approval of any violation 
of any code,ordinance, statue or regulation .

 City Of Ketchum  
       Approved

  
BLD2112-00045 
       04/22/22
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STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
SPECIAL MEETING OF MAY 16, 2023 

 
INTRODUCTION AND SUMMARY 
The 2023 Planning and Building Department Work Plan outlined that the department would evaluate process 
improvements and updating of checklists to improve communications between staff and applicants and 
provide a more transparent and predictable review process for the development community. To do this 
collaboratively, the city formulated a Technical Advisory Group (TAG) to provide feedback to the city on what 
processes need the most improvement and how to improve those processes. The TAG is made up of architects, 
developers, contractors, engineers, landscape architects, and trade groups. The TAG also includes one member 
of the Planning and Zoning Commission, Tim Carter.  
 
At the first meeting of the TAG in February 2023, staff facilitated a discussion to identify which review 
processes needed the most improvement. It became very clear during the discussion, that the PreApp and 
Final Design Review processes were the most inconsistent and needed the most focus. In general, we received 
the following feedback: 

• As the PreApp and Final Design Review application materials are the same, the investment in time and 
money is significant and the process seems redundant. 

• As there is so much time and investment, applicants are less willing to make changes requested by 
staff or the Commission at either stage of the process. This causes significant tension between staff 
and applicants and creates an adversarial relationship from the beginning. 

• The PreApp process should be focused on high level design concepts (architecture, bulk, mass, 
context) so that applicants understand whether they are headed in the right direction. Civil 
engineering should not be required for PreApp. 

• If the PreApp application materials were less, applicants would be more willing to utilize the process. 
 
Since that meeting, staff have conducted internal discussions and follow-up discussions with the TAG to 
develop changes to the PreApp and Final Design Review processes that will: 

• Provide a platform that allows for changes throughout the process, creating a more collaborative 
design process.  

• Increase the use of the PreApp process by reducing the cost associated with development of the 
application materials. 

 
Below is an overview of proposed changes to the PreApp and Final Design Review process for consideration.  
 
STAFF RECOMMENDATION  
Staff requests the Commission review the proposed changes to the PreApp and Final Design Review process 
and provide feedback on the following questions: 

- Do you agree that the purpose of the PreApp process should be a high-level review of architectural, 
bulk, mass, and contextual elements of a project? 

- Do the revised application materials list for PreApps provide you enough information to give direction 
to applicants during the PreApp process?  
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- Do you agree that 3D models and perspectives should be required for PreApp? And if so, do you agree 
that black and white models with a materials sample board are sufficient for review at the PreApp 
stage? 

 
ANALYSIS 
As noted above, the application materials for PreApp and Final Design Review are the exact same. This not only 
requires significant investment at the beginning of a project, but results in applicants less inclined to make 
substantive changes. KMC 17.96.010.C states that “The purpose of preapplication review is to allow the 
Commission to exchange ideas and give direction to the applicant on the "design concept", keeping in mind 
the purpose of this chapter and the application of the evaluation standards.”  
 
Staff sent a survery to the TAG requesting feedback on the PreApp vs. Final Design Review process. Specifically, 
staff requested feedback on the purpose of PreApp and what it should focus on, what level of design work 
should be done for PreApp vs. Final Design Review, and what application materials should be required for 
PreApp. The survey results can be found in Attachment A. Following the survey, staff conducted a discussion 
with the TAG at their May meeting to discuss areas where consensus was not met. Below is an overview of 
changes proposed by staff and the feedback received by the TAG. 
 
Focus of Review - The focus of the PreApp discussion should be on high level concepts and point out any “red 
flags” in the development proposal. More specifically, the review should be focused on the design review 
criteria related to compatibility of design, architecture, circulation/traffic/parking, and landscaping. The TAG 
generally agreed with this approach.  
 
Amount of Detail - The application materials for PreApp and Final Design Review should not require the same 
level of detail. The architectural and construction industry generally use a consistent set of terms for the 
multiple phases of design and construction of a project as shown in Figure 1 below.  
 

Figure 1: Design and Construction Phases 
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In general, the city approval processes overlap phases 2-6 with land use approvals happening during phases 2 
and 3. The building permit process happens during phases 4 through 6. Based on these phases, staff 
recommends the following: 

- PreApp materials should be “schematic design” drawings – this provides enough detail for meaningful 
feedback and identification of code compliance issues, but still allows for substantive changes. As 
noted in Figure 1, this phase still provides “opportunities for innovation”. The drawings set the general 
idea for a project including massing forms, articulation, spatial relationships, and general 
materials/color palette. 

- Final Design Review materials should be “design development” drawings – this level of drawings 
advances the schematic drawings, finalizing the design, further refining details, fixing inconsistencies, 
final selection of colors/materials palette, and inclusion of civil engineering and landscaping. 

 
The TAG agreed that this level of detail was appropriate for the two phases of design review and agreed that 
less detail during PreApp could result in higher willingness to make changes ahead of final design review.     
 
Application Materials – Based on the recommendation above, staff agree that the application materials for 
PreApp should be less than Final Design Review. Feedback received from the TAG indicated that depending on 
the project, applicants may elect to provide more detail rather than less. To allow for flexibility, staff believes a 
minimum set of requirements should be outlined. If applicants want to go above and beyond, that is at their 
discretion/risk. Changes are likely and should be expected from the PreApp design review process. As such, 
staff recommends the following minimum requirements for PreApp: 

o Project Narrative 
o Conceptual Site Plan with landscaping and site circulation 

 Planting list not required for landscaping 
o Elevations and Floor Plans 

 Elevations should depict materiality, however, full color renderings of elevations not 
required 

o Conceptual Materials and Colors Palette 
 Can provide photos of materials samples or example images of materials from other 

buildings 
 Physical materials samples not required 

o 3D perspectives showing massing of the proposed project within the context of the 
surrounding neighborhood 
 From street view and bird’s eye 
 Must include all adjacent structures 
 Full color rendering of the images is not required  

o Conceptual Grading and Drainage plan – for Mountain Overlay applications only 
 
As shown in the survey results, the TAG was initially split 50/50 on whether the proposed application materials 
were appropriate. During the May TAG meeting, staff facilitated a discussion to understand where the issues 
were. In general, the most concern was related to the requirement for materials/color palette, 3D models, and 
colored renderings at the PreApp stage.  
 
Color Palette/Materials - Some members of the TAG noted that at the schematic design stage, a general color 
palette and materials may be preliminary, but aren’t final. Staff believes that some amount of information on 
color palette and materials is necessary, but there should be room for change or refinement between PreApp 
and Final Design Review. As such, staff believes that a general color/materials board should be provided but 
could include example images from other projects to articulate intent. Attachment B provides examples of 
what would be required at PreApp. Final materials and color palette with cut sheets and physical samples 
would be required at Final Design Review.  
 

115



Planning & Zoning Commission Meeting of August 16, 2022      Page 4 of 4  

3D Models and Colored Renderings – Members of the TAG expressed that requesting full colored renderings at 
the PreApp stage is overlay onerous and very costly. Staff believes that to evaluate the development and how 
it fits into the context of the surrounding neighborhood, 3D models are critical. Staff do not believe that the 
models need to be in full color or have all the detail of adjacent buildings for PreApp. Attachment C provides 
some examples of 3D models that show the context of a proposed development but didn’t require the 
additional cost of creating fully detailed models. Attachment D provides examples of fully colored and 
rendered 3D models that would be required at Final Design Review.   
 
ATTACHMENTS:  

A. TAG Survey Results 
B. Example Color Palette/Materials Board 
C. PreApp - 3D Model/Perspectives Examples 
D. Final DR – 3D Model/Perspectives Examples 
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Attachment A: 
TAG Survey Results 
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TAG Survey-April 2023

11 / 25

21.43% 3

71.43% 10

7.14% 1

0.00% 0

Q9 What percentage of design drawing completion do you believe is an
appropriate level for pre-application materials?

Answered: 14 Skipped: 0

TOTAL 14

# ADDITIONAL COMMENTS DATE

1 SD level or bust. Otherwise applicant might as well skip and go to final. Time investment and
cost investment by client are huge beyond pre design

4/30/2023 9:28 PM

2 Needs to be a concept, should be mandatory for most projects and public notice implemented. 4/30/2023 9:18 AM

3 the more details the applicant provides, the more valuable and concrete the feedback will be.
Vague discussions lead to misunderstandings.

4/28/2023 5:04 PM

4 This is critical. A napkin sketch could suffice, and 30% should be the max. The importance of
this step is to get ALL City Departments to provide cursory review of the project under one
cohesive review process.

4/28/2023 3:35 PM

5 Enough programming needs to be completes to get proper feedback from commission.
Depending on the project this could be 15% design while others may be 40% sd. That said
developers would prefer earlier in the design phase to avoid a program or design not favored by
the commission.

4/28/2023 3:06 PM

6 there must be a balance between at-risk investment in drawings / design at the pre-ap / staff
interpretation stage and staffs' receipt of adequate information to understand how the project

4/26/2023 2:43 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Programming/Pre
-Design Phase

Schematic
Design (30%...

Design
Development...

Construction
Documents

ANSWER CHOICES RESPONSES

Programming/Pre-Design Phase

Schematic Design (30% design drawings)

Design Development (60% design drawings)

Construction Documents
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LIKELY comports with established code

119



TAG Survey-April 2023

13 / 25

0.00% 0

28.57% 4

71.43% 10

0.00% 0

Q10 What percentage of design drawing completion is an appropriate level
of design for final design review application materials?

Answered: 14 Skipped: 0

TOTAL 14

# ADDITIONAL COMMENTS DATE

1 I think the correct choice offered is closet to Schematic but is probably in the middle at about
45%

4/30/2023 9:18 AM

2 the final design solution should be substantially finalized and locked prior to submittal. 4/29/2023 2:33 PM

3 Again, completion level may vary, but needs to have required items for design review. Some
project may have the exterior ready to go, but atill working on the final interior layout. As long
as they can show the development will meet code that level of completion is good enough.

4/28/2023 3:06 PM

4 plus exterior finishes, street impacts (loading, parking, snow removal, etc.), additional to the
extent specific code requirements dictate for compliance

4/26/2023 2:43 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Programming/Pre
-Design Phase

Schematic
Design (30%...

Design
Development...

Construction
Documents

ANSWER CHOICES RESPONSES

Programming/Pre-Design Phase

Schematic Design (30% design drawings)

Design Development (60% design drawings)

Construction Documents
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92.31% 12

69.23% 9

53.85% 7

46.15% 6

69.23% 9

Q11 As outlined in the Ketchum Municipal Code, the purpose of the pre-
application “is to allow the Commission to exchange ideas and give

direction to the applicant on the "design concept”, keeping in mind the
purpose of this chapter and the application of the evaluation standards.”
Please indicate the design review criteria that you believe should be the

focus of pre-application review (select all that apply).
Answered: 13 Skipped: 1

Total Respondents: 13  

# OTHER (PLEASE SPECIFY) DATE

1 Does this project meet the gist and intent of the code.... 4/30/2023 9:28 PM

2 Scale in the surrounding neighborhood and the townscape based on lot size, location, type of
street frontage ( 60/90 wide),topo street

4/30/2023 9:18 AM

3 all areas the commissioners will contemplate when making a decision for approval or denial 4/29/2023 2:33 PM

4 There are a number of additional steps/hurdles to clear in order to simply get in front of the
Commission for this "exchange of ideas." It does no good to have differing Staff, City
Engineering, City Streets, and Commission opinions and direction when leaving a Preliminary

4/28/2023 3:35 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Compatibility
of Design

Architecture

Site
Circulation

Landscaping

Circulation,
Traffic, and...

ANSWER CHOICES RESPONSES

Compatibility of Design

Architecture

Site Circulation

Landscaping

Circulation, Traffic, and Parking
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Design Review hearing. I would suggest that there is a more "all-hands" type meeting
conducted between Staff and City Departments to provide the applicant and the Commission a
set of clear, synchronized comments based on the schematic planning provided. Then, the
Commission should view the project through the lens of those comments and provide
additional color as necessary, speaking to the nuances of "Compatibility of Design," etc.,
providing enough information for an applicant to know what changes to make to have a realistic
shot at formal approval.

5 Focus on rhe big picture as the design will almost always change from pre app to final review. 4/28/2023 3:06 PM
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50.00% 7

50.00% 7

Q12 Staff believes the following application materials are necessary for a
successful pre-application review: Project narrative Conceptual site plan

including landscaping Elevations and floor plans Materials and colors
sample board Conceptual renderings showing surrounding structures and
proposed project massing but not required to be fully rendered. Do you

believe this list of required submittal materials is appropriate and
reasonable for pre-application?

Answered: 14 Skipped: 0

TOTAL 14

# ADDITIONAL COMMENTS DATE

1 This is too much. Staff should be able to get by with no renderings, a sketch site plan to scale
with jurisdictional overlays, sketch elevations, sketch landsacping - all to scale, not rendered.
Sample images of materials, narrative.

4/30/2023 9:28 PM

2 not fully rendered but must be accurate and to scale. Final approval should require 3D cad
modeling in the neighborhood

4/30/2023 9:18 AM

3 Would consider not requiring material colors and sample boards, make those optional. That
way applicant could here feedback on this topic before committing to an initial direction

4/28/2023 5:04 PM

4 Renderings are a big ask. Creating a realistic 3-D model that shows surrounding structures is a
major expense and a significant burden for all but the largest of projects.

4/28/2023 3:35 PM

5 This is a bit much to be required. A site plan, sample floor plan, architect elevations, and color
concept should be all that is required. More information is always better, and developers wantin
kore feedback can provide that to get more direction foe the final review.

4/28/2023 3:06 PM

6 too much 4/27/2023 10:13 AM

7 Pre-ap should consider the exterior impact of the project. Interior programmatic characteristics
should be at the owner's discretion and will be governed by code (especially ord. 1234)
regardless. Project massing in relation to surrounding properties is interesting but should not

4/26/2023 2:43 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Yes

No

ANSWER CHOICES RESPONSES

Yes

No
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be a barrier to creative design (and therefore not required), which again will be necessarily
within the bounds allowed by code. What purpose will renderings serve if, for example, the
project is hypothetically beside Bluebird Village (the project will be smaller and more
articulated) or beside the Pioneer Restaurant or an old miner's cabin (the project will be larger
and less historic). Ketchum's design character is eclectic and making a project conform
(implied when renderings of surrounding buildings are required) to its neighbors, which might be
a near the end of its useful life demolition candidate or a by owner's choice structure built to
<1.0 FAR, should not impact a new project's opportunity to design to its style and size
choices.

8 Not sure why you need floor plans at pre ap 4/25/2023 4:41 PM
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100.00% 14

0.00% 0

Q13 Staff believes that reviewing building height, setbacks, FAR
calculations, and other dimensional standards for zoning compliance is
beneficial at the pre-application stage as it allows staff to raise any red

flags to applicants early in the process. Projects would not be required to
fix zoning compliance issues to advance to the public hearing stage of the

review, but all issues would be noted. Do you believe this to be a good
approach to the process?

Answered: 14 Skipped: 0

TOTAL 14

# ADDITIONAL COMMENTS DATE

1 This saves everyone time. Good idea. Applicants should be noticed of red flags but should be
allowed to go to PZ anyway to make a case.

4/30/2023 9:28 PM

2 YES! This is an excellent approach. 4/28/2023 3:35 PM

3 Yes, note any compliance issues in the staff report, but they should not be required to be fixed
prior to a pre app hearing.

4/28/2023 3:06 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Yes

No

ANSWER CHOICES RESPONSES

Yes

No
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75.00% 9

25.00% 3

Q14 The Mountain Overlay District (MOD) has a separate set of design
review criteria, much of which are focused on grading and areas of
disturbance related to the proposed project. Staff believes that a
conceptual grading and drainage plan should be required for pre-

application design review for projects in the MOD to adequately evaluate
the criteria and provide feedback. Do you agree or disagree that a

conceptual grading and drainage plan should be required for MOD pre-
application?

Answered: 12 Skipped: 2

TOTAL 12

# ADDITIONAL COMMENTS DATE

1 As long as the grading and drainage can be concept level. Should not need to be by an
engineer !

4/30/2023 9:28 PM

2 Need to get the drainage standards to be more realistic and make sense 4/30/2023 9:18 AM

3 strongly agree 4/29/2023 2:33 PM

4 Again, this could be left up to the applicant. City is going to review and approve g&d at some
point, but if applicant doesn't want to invest in g&d for pre-app, and just wants commission
feedback for direction, then they could

4/28/2023 5:04 PM

5 Grading and drainage will have to be incorporated in final review and at permit. This is too
much and too costly for a pre app hearing.

4/28/2023 3:06 PM

6 should be able to be provided by Landscape Architect or Engineer 4/27/2023 10:13 AM

7 outside my expertise 4/26/2023 2:43 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Agree

Disagree

ANSWER CHOICES RESPONSES

Agree

Disagree
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45.45% 5

45.45% 5

36.36% 4

27.27% 3

27.27% 3

54.55% 6

Q15 Section 8 of Interim Ordinance 1234 provides a parking exemption for
the first 5,500 square feet of office space within a development.

Stakeholders have provided feedback that the city should consider
providing a parking exception for uses that provide services with short
customer durations.  Please select one or more of the following short

duration services which you believe should be able to receive a parking
exemption.

Answered: 11 Skipped: 3

Total Respondents: 11  

# ADDITIONAL COMMENTS DATE

1 no comment 4/30/2023 9:29 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Beauty Salons
& Barber Shops

Seamstresses,
Tailors, Sho...

Laundromat/Dry
Cleaning...

Yoga and
Pilates...

Outpatient
Medical Care...

Additional
Comments

ANSWER CHOICES RESPONSES

Beauty Salons & Barber Shops

Seamstresses, Tailors, Shoe Repair

Laundromat/Dry Cleaning Pick-Up/Drop-Off Only (where processing of garments is located in separate facility)

Yoga and Pilates Studios, Personal Training Studios

Outpatient Medical Care Facilities (dermatology, dentistry, mental health, etc.)  

Additional Comments
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TAG Survey-April 2023

21 / 25

2 I'm opposed to parking exemptions.. 4/30/2023 9:19 AM

3 This is a nuanced question. Uses aren't always determined by a developer, so how can we
connect exemption to use at time of development?

4/28/2023 5:04 PM

4 Uses change over the course of a buildings life span. Exemption should be the same for all
commercial uses.

4/28/2023 3:08 PM

5 no exemptions 4/27/2023 10:18 AM

6 other short term uses could be considered once the City's parking management plan is
activated to limit short term on-street parking near such uses to <= 1 hour

4/26/2023 3:02 PM
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Attachment B: 
Example Color 

Palette/Materials Board 
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PROJECT NUMBER:
DATE:
SCALE:

Copyright © 2022 Roger Ferris + Partners LLC.  All rights reserved.

KEY PLAN

SHEET NAME

REVISIONS

NO. DESCRIPTION DATE ISSUED TO

Architect
Roger Ferris + Partners
11 Wilton Road • Westport, Connecticut 06880
tel.  203.222.4848 •  www.ferrisarch.com

ARCHITECT'S SEAL

Residence
691 North Spruce Ave.
Ketchum, ID 83340

Roger Ferris + Partners

PROJECT PHASE - PERMITTING

Civil Engineer/Surveyor
Galena Engineering
317 N. River Street • Hailey, ID 83333
tel.  208.788.1705 •  www.galena-engineering.com

Landscape Architect
BYLA Landscape Architects
323 Lewis Street, Suite N • Ketchum, ID 83340
tel.  208.726.5907 •  www.byla.us

Proposed Material Palette

3) Wood Cladding
At exterior walls

6) Zinc
At chimneys & parapet caps

At exterior glazing locations
1) Wood Windows & Doors

8) Green Roof
Sedum green roof w/native vegetation
(TBD by Landscape Architect)

At exterior terraces
7) Cable Guardrail

At exterior soffit locations
4) Wood Soffits

G002

PROPOSED MATERIAL PALETTE

N/A
JULY 14, 2021

21-002

1 PRE-APP - MODR MAY 10, 2022 CITY
2 MODR - REV #1 JUNE 16, 2022 CITY
3 MODR - REV #2 AUGUST 26, 2022 CITY
4 MODR - REV #3 OCTOBER 6, 2022 CITY
5 MODR - REV #4 OCTOBER 11, 2022 CITY
6 MODR - APP NOVEMBER 18, 2022 CITY
7 MODR - APP - REV #1 JANUARY 13, 2023 CITY

5) Stone Cladding
At exterior walls

At exterior glazed locations
2) Wood Louvers
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ARCHITECT

ENGINEER

FILE

DRAWN

REVISIONS

NO. DATE DESCRIPTION

511 SUN VALLEY ROAD
POSTAL BOX 626

KETCHUM, IDAHO  83340

PHONE 208.726.4031 FAX 208.726.4097

THESE DRAWINGS AND DETAILS ARE PROTECTED UNDER
FEDERAL COPYRIGHT LAWS AND ARE EXCLUSIVE
PROPERTY OF THE ARCHITECT.  ANY UNAUTHORIZED USE,
INCLUDING REPRODUCTION WITHOUT THE EXPRESS
WRITTEN PERMISSION OF THE JARVIS GROUP IS
PROHIBITED BY LAW.       © 2014  THE JARVIS GROUP, PLLC
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DESIGN REVIEW  11.22.22

1

3

EXTERIOR BRICK:
RECLAIMED BRICK, EARTH TONES,

GROUT AS SHOWN

GUARDRAILS:
STEEL NEWEL POSTS &

HORIZONTAL STEEL FLAT
BAR WITH DARK BRONZE

FINISH

METAL CLAD WINDOWS AND DOORS:
BURNISHED BLACK OR APPROVED EQUAL

CORRICE AND HEADER DETAILS
CUT LIMESTONE, LIGHT TONED

EXTERIOR METAL
DARK-BRONZE PATINA'D METAL.
MINIMAL EXPOSED FASTENING

STAIR TOWER WINDOW DETAILING
SEMI-TRANSPARENT DARK STAINED

ARCHITECTURAL CASEWORK

EXTERIOR METAL ROOF
BLACK-ZINC MATTE

WESTERN STATES METAL ROOFING

1/9/2023 UPDATED DR

EXTERIOR PAVER
BELGARD CONCRETE PRODUCTS

PLAZA PAVER
12" x 24" x 2 3/8" RUNNING BOND

COLOR: SCANDINA GREY

2/24/2023 UPDATED DR
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All drawings and written material herein constitute the original and unpublished work of the architect and/or the architect’s affi  liates and may not be duplicated, used, or disclosed without the prior written consent of the architect. © Hornberger + Worstell, Inc.

Design Review Application  02.07.2023The Harriman Hotel | Ketchum, Idaho 29

CEMENT PLASTER – 3-coat system, hard-troweled finish with 100% acrylic 
topcoat finish.

WOOD CLADDING – clear heart Western Red Cedar, resawn finish with clear 
coat or semi-transparent stain.
Basis of Design: James Hardie, Artisan Lap Siding System.

HEAVY TIMBER GLULAM BEAMS, RAFTERS AND COLUMNS with painted 
galvanized structural steel knife-plate connections. Fasteners to be recessed 
galvanized steel or stainless steel. Clear heart Western Red Cedar heavy timber 
purlins and T&G decking with resawn finish.  Wood clear coat stain.

BOARD-FORMED CONCRETE - cast-in-place and stained.

HEAVY TIMBER GLULAM BEAMS, RAFTERS AND COLUMNS with painted 
galvanized structural steel knife-plate connections. Fasteners to be recessed 
galvanized steel or stainless steel. Clear heart Western Red Cedar heavy timber 
purlins and T&G decking with resawn finish. Wood clear coat stain.

ALUMINUM PANELS with colored and textured FEVE resin-based powder coating system.
Basis of Design: Pure + FreeForm coated aluminum panels with Vintage  Steel #FA049 / Color Family: Rust finish.

STEEL GUARD RAILINGS - galvanized and painted with WOOD TOP RAIL.

ALUMINUM WINDOWS AND DOORS – powder coated extruded aluminum with Low “E” insulated glass.
Basis of Design: Vistaluxe Collection AL Line – Kolbe Windows and Doors.
Basis of Design: Reynaers CP155LS Monorail System.

All drawings and written material herein constitute the original and unpublished work of the architect and/or the architect’s affiliates and may not be duplicated, used, or disclosed without the prior written consent of the architect. © Hornberger + Worstell, Inc.

Appellation | Sun Valley | Ketchum, Idaho 1

STONE VENEER - Montana Moss Rock natural stone dry-stack lay-up. 
Stainless steel masonry anchor system.

02.07.2023Materials and Colors Sample Board | Design Review Revisions
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Attachment C: 
PreApp – 3D 

Model/Perspectives Examples 
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1 3 1   F I R S T   A V E N U E   T O W N H O M E S
3 D   V I E W   0 3   F R O M   R I V E R   S T R E E T   &   1 S T   A V E

02/06/14

(SUMMER SOLSTICE, 6PM)
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3 D   V I E W   0 6   F R O M   1 S T   A V E   &   A L L E Y

02/06/14

(SUMMER SOLSTICE, 4PM)
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S C A L E:

1 3 1   F I R S T   A V E N U E   T O W N H O M E S
3 D   V I E W   0 7   -    B I R D S E Y E   F R O M   1 S T   S T   L O O K I N G   W E S T

02/06/14

(SUMMER SOLSTICE, 9AM)
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3 D   V I E W   0 8   -    B I R D S E Y E   F R O M   1 S T   S T   L O O K I N G   E A S T

02/06/14

(SUMMER SOLSTICE, 4PM)

137



03. 6. 2019

First & Fourth
 

DESIGN REVIEW PRE-APPLICATION PACKAGE
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305 1st STREET,
Idaho Falls,ID  83401
PH: 208.757.5700
www.resinarchitecture.com

ARCHITECTURAL VICINITY MAP

4th & Walnut Ave.
Commercial Development

3/4/20

THESE PLANS, DRAWINGS, AND DESIGNS ARE THE EXCLUSIVE PROPERTY OF RESIN ARCHITECTURE, LLC AND SHALL NOT BE
REPRODUCED IN ANY FORM WITHOUT WRITTEN CONSENT. ALL RIGHTS RESERVED © 2020 RESIN ARCHITECTURE, LLC. AS-102Preliminary Design Review March 9 2020

1

5

3
4

2
AS-102

3
AS-102

4
AS-102

4TH STREET

W
AL

NU
T A

VE

SUN VALLEY RD

AL
PI

NE
 L

N

NPROPOSED BUILDING

SCALE: 1:2881 ARCHITECTURAL SITE VICINITY

SCALE: 1/32" =    1'-0"2 4th and Walnut Perspective

SCALE: 1/32" =    1'-0"3 Walnut Perspective

SCALE: 1/32" =    1'-0"4 4th Perspective
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Attachment D: 
Final DR – 3D 

Model/Perspectives Examples 
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DRAWN BY:

SCALE:

PROJECT:

DATE:

PROJECT NO

REVISION DATE

NOTES:

190 Cranbrook Rd

PO BOX 3204

Hailey Idaho

83333-3204

p 208.589.0771

©2020

b
r
u
n
e
l
l
e
 a

r
c
h
it

e
c
t
s

in
c

12" = 1'-0"

A-200
Author

renderings

Bohica Building

131 N Washington Ave

Ketchum, ID 83340

03/15/22

12" = 1'-0"A-200

1 East Perspective
12" = 1'-0"A-200

2 ne perspective

12" = 1'-0"A-200

4 nw birdseye
12" = 1'-0"A-200

3 ne birdseye

12" = 1'-0"A-200

5 nw perspective 142
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DRAWN
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NO. DATE DESCRIPTION

511 SUN VALLEY ROAD
POSTAL BOX 626

KETCHUM, IDAHO  83340

PHONE 208.726.4031 FAX 208.726.4097

THESE DRAWINGS AND DETAILS ARE PROTECTED UNDER
FEDERAL COPYRIGHT LAWS AND ARE EXCLUSIVE
PROPERTY OF THE ARCHITECT.  ANY UNAUTHORIZED USE,
INCLUDING REPRODUCTION WITHOUT THE EXPRESS
WRITTEN PERMISSION OF THE JARVIS GROUP IS
PROHIBITED BY LAW.       © 2014  THE JARVIS GROUP, PLLC
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DESIGN REVIEW  11.22.22

1

3

1/9/2023 UPDATED DR

2/24/2023 UPDATED DR
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BIMcloud: DESKTOP-FRD8BB4 - BIMcloud Basic for ARCHICAD 24/Sapp Townhomes/Sapp Townhomes
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DRAWINGS

REVISIONS

KETCHUM DESIGN REVIEW7/22/2022

KETCHUM DESIGN REVIEW REVISED9/16/2022

1AERIAL VIEW LOOKING EAST2AERIAL VIEW LOOKING NORTH

LANDSCAPE PLANTING DEPICTED IN RENDERINGS IS AN
ARTISTIC REPRESENTATION. REFER TO LANDSCAPE PLAN L2 FOR

PROPOSED PLANTING SPECIES.
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