
                                                                                                              
                                                                            
                                                                           

 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

REGULAR MEETING OF FEBRUARY 28, 2023 
 
PROJECT:  691 N Spruce Avenue Residence   

 
APPLICATION TYPE: Mountain Overlay Design Review (Application File No. P22-042B) 

 Lot Consolidation Preliminary Plat & Waiver (Application File No. P22-042A) 
 
PROPERTY OWNER: Spruce and 6th LLC 
 
REPRESENTATIVE:  Jake Watkins, Roger Ferris + Partners (Architect) 
 
REQUEST: Final Mountain Overlay Design Review and Lot Consolidation Preliminary Plat 

with Waiver Request for the development of a new 4,534-gross-square-foot 
one-family dwelling  

 
LOCATION: 691 N Spruce Avenue (Ketchum Townsite: Block 91: Lots 7 & 8) 
 
ZONING:  Limited Residential (LR) & Mountain Overlay (MO)  
 
REVIEWER: Abby Rivin – Senior 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 February 8, 
2023. The public hearing notice was published in the Idaho Mountain Express on 
February 8, 2023. A notice was posted on the project site and the city’s website 
on February 13, 2023. The story pole was installed on the project site on 
February 21, 2023.  

 
 
I. EXECUTIVE SUMMARY 
The applicant is proposing to develop a new one-family dwelling (the “project”) located at 691 N 
Spruce Avenue (the “subject property”) within the Limited Residential Zoning District (the “LR Zone”) 
and Mountain Overlay. The proposed residence is 4,534 gross square feet and contains five bedrooms 
and a two-car garage with storage space. The project proposes site improvements, including re-
grading the existing driveway to comply with Fire Department requirements. The rear- and side-yard 
setback areas will be restored and revegetated with native grasses and sage brush. New aspen trees 
will be installed to enhance the existing grove on the property and new native chokecherries will be 
installed to screen utilities. The project plans are included as Attachment B to the staff report.  
 



Planning & Zoning Commission Meeting of February 28th, 2023     Page 2 of 10  

 
Pursuant to Ketchum Municipal Code (KMC) 
§17.104.050.A, design review is required for the 
“construction or placement of new buildings or 
structures, including additions to any such structures 
or buildings existing at the effective date hereof, upon 
real property within the Mountain Overlay Zoning 
District.” The project is subject to all Mountain 
Overlay design review criteria and standards specified 
in KMC §17.104.070 as well as all applicable design 
review standards specified in KMC §17.96.060 
 
The subject property (See Figure 1) is comprised of 
two separate lots as shown in Figure 2 located on 
Knob Hill. These lots are part of the original Ketchum 
Townsite that was created in 1948. Topography was 
not considered when the townsite was established, 
and Knob Hill contains platted blocks with multiple 
unimproved lots and unimproved public rights-of-way 
located high on the hillside.  
 
The subject property is developed with an existing 
single-family residence that was constructed in 1977 
and is proposed to be demolished. While the existing 
home is more than 50 years old, the building is not 
designated on the city’s adopted Historic 
Building/Site List. Review by the Historic 
Preservation Commission is not required; 
however, a demolition permit cannot be 
issued for the existing residence until a 60-
day waiting period has concluded (KMC 
§15.16.040.B3) and a complete building 
permit application for a replacement 
project on the property has been accepted 
by the city and required fees have been 
paid (KMC §17.20.010.B).  
 
The existing home was developed prior to 
the city’s establishment of the Mountain 
Overlay in 1989 and does not comply with 
current hillside development standards. 
Current code requires new buildings to be 
constructed in areas with less than 25% 
slope (KMC §16.04.020). The contours of 
the site and the adjacent undisturbed 
hillside show that the natural slope of the 

Figure 1: Project Location Map (Sheet EX002) 

Figure 2: Survey Showing Lots 7 & 8 
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development parcel exceeded 25% prior to the construction of the existing nonconforming home in 
1977. 
 
Additionally, the existing home and structures, including retaining walls, encroach within the front, 
rear, and side yard setback areas and are nonconforming with the dimensional standards required in 
the LR Zone. The existing nonconforming home is proposed to be demolished. Since the existing 
nonconforming home is proposed to be demolished, the new development, including all existing and 
proposed site improvements, must comply with all current code standards. 
 
The applicant has proposed consolidating the two lots so that the new single-family residence will 
comply with the setbacks required in the LR Zone. The lot consolidation preliminary plat must comply 
with all subdivision design and development standards specified in KMC §16.04.040. Building 
envelopes are required to be established on lots that contain areas of 25% or greater slope based on 
natural contours. These building envelopes must be established outside of hillsides with 25% and 
greater slopes (KMC §16.04.040.F2) unless the request qualifies for one of two waivers outlined in the 
subdivision code. Staff believes the application qualifies for the first waiver outlined, which states a 
waiver may be considered, “for lot line shifts of parcels that are entirely within slopes of 25% or 
greater to create a reasonable building envelope, and mountain overlay design review standards and 
all other City requirements are met.” The applicant has requested a waiver to create a reasonable 
building envelope on the consolidated development parcel.  
 
Zoning Code Interpretation 22-001 
The City of Ketchum Planning and Zoning Commission (the “Commission”) considered the question of 
whether nonconforming properties on hillsides of 25% and greater slope would be permitted to be 
redeveloped if the existing non-conforming home were to be demolished during their special meeting 
on February 15, 2022. Zoning Code Interpretation 22-001 is provided in Attachment I.  
 
The Commission determined that existing nonconforming properties may be redeveloped under the 
following conditions: 
 

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

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

 
As mentioned above, the property configuration is proposed to be modified by combining lots 7 and 8, 
therefore the evaluation of the redevelopment falls under scenario A. The proposed building envelope 
has been established at the lower elevation of the consolidated parcel and complies with the minimum 
setbacks required in the LR Zone. KMC §17.104.070.A10 directs the Commission to consider if there 
are other sites on the property more suitable for the proposed development in order to carry out the 
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purposes of the Mountain Overlay. The new home is sited within the most suitable area for 
redevelopment at the lower elevation of the parcel.  
 
The project also conforms to the requirements outlined for scenario B as well. The maximum height of 
the proposed home is 33 feet, which is 1.22 feet less than the maximum height of the existing home. 
The proposed residence’s building footprint conforms to the building footprint of the existing home as 
shown on Sheet C1.1 of the project plans (Attachment B). The existing development’s total building 
coverage is 4,084 square feet. The proposed redevelopment’s building coverage is 2,478 square feet, 
which is 1,606 square feet less than existing.  
 

The site survey on Sheet C1.0 of the 
project plans shows the existing 
development’s limits of disturbance. The 
total area of existing site disturbance is 
8,469 square feet. The site photos on 
Sheets EX003 and EX004 of the project 
plans show the existing disturbed areas 
on the subject property. Existing 
disturbance within the front-yard 
setback area includes the driveway and 
retaining walls. Existing disturbance 
within the rear-yard setback area 
includes drystack retaining walls, 
landscape steps, a paver patio, and a 
drainage swale (See Figure 3).  

 
 
 
Existing disturbance within the south-
side-yard setback area includes railroad 
tie retainage and a tall concrete retaining 
wall (See Figure 4). Sheet C1.1 shows 
that the new single-family residence and 
all associated site improvements are 
contained within the existing limits of 
disturbance on the subject property.  
 
 
 
 
 
 
 
Staff believes the project complies with Interpretation 22-001, zoning code requirements, design 
review standards, and subdivision regulations and recommends the Commission approve the project 
subject to conditions as outlined below.  
 

Figure 3: Rear-Yard Existing Disturbance (Sheet EX004) 

Figure 4: Side-Yard Existing Disturbance (Sheet EX004) 
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II. BACKGROUND  
The Planning and Building Department received the Pre-Application Design Review for the project on 
July 1, 2022 and received the Lot Consolidation Preliminary Plat application and waiver request on 
September 1, 2022. The preliminary plat was reviewed by planning staff and city departments 
concurrently with the Pre-Application, and the applications were deemed complete on October 13, 
2022. The Commission reviewed the Pre-Application on November 8, 2022 and unanimously advanced 
the project to final Mountain Overlay Design Review. During their review of the Pre-Application, the 
Commission commented that the proposed home was thoughtfully designed and met the 
requirements outlined in Zoning Code Interpretation 22-001. 
 
The Planning and Building Department received the final Mountain Overlay Design Review application 
on November 22, 2022. The application was reviewed by planning staff and city departments, and 
review comments were provided to the applicant on January 6, 2023. The application was deemed 
complete on February 3, 2023.  
 
III. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS 
Before granting Design Review approval, the Commission must determine that the application meets 
two criteria: (1) the project doesn’t jeopardize the health, safety, or welfare of the public, and (2) the 
project conforms to all Design Review standards and zoning regulations (KMC 17.96.050.A).  
 
Criteria 1: Health, Safety, and Welfare of the Public 
The 2014 Comprehensive Plan contains the community’s vision for Ketchum and sets goals and policies 
to guide future development. The vision is shaped by 10 core values identified by Ketchum residents as 
important to consider for all future land uses decisions. The community’s core values include 
protecting the character of Ketchum and preserving its environmental quality and scenic beauty. 
Ketchum’s undeveloped hillsides are visual assets that define the character of our community. 
Protecting and preserving Ketchum’s natural resources is critical to maintaining our economy, quality 
of life, and community identity. The comprehensive plan states: 
 

Community Character: You know when you have entered Ketchum; this is a place centered on 
the “town” and identifiable from the “country” by distinct edges. Residents and visitors desire 
this clear division that has been lost in so many American cities through strip commercial 
development and sprawling residential subdivisions. Protecting and enhancing the visual 
character of our community gateways, the undeveloped hillsides, and night skies is a priority 
(page 9). 
 
Environmental Quality and Scenic Beauty: Ketchum’s citizens place great value on the 
exceptional natural setting and resources of the Wood River Valley. The community is 
surrounded by rugged alpine peaks, forested and sage-covered open spaces, pristine wildlife 
habitat, and beautiful rivers and riparian areas. Key open spaces create visual buffers between 
the built and natural environment. Unobstructed views exist in every direction in large part due 
to Ketchum’s wide streets and lack of hillside development. These environmental features and 
resources sustain our economy and are why many people choose to live in Ketchum. We will be 
excellent stewards of these resources in order to preserve them for the future (page 10).  
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The comprehensive plan sets policies to guide land-use decisions and identifies the following goals 
regarding hillside development:   

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

• Protect and enhance views of the surrounding mountains and natural features.  
• Continue to protect hillsides within the City and the Area of City Impact from further 

development. Enforce and encourage strengthening of the Mountain Overlay standards of 
the City and County, by using a variety of techniques; such as clustering at lower elevations, 
creating conservation easements, or purchasing private property on hillsides. 

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

  
The Mountain Overlay ensures the preservation of Ketchum’s surrounding hillsides and ridgelines and 
minimizes impacts on natural topography, geology, soils, drainage, wildlife, and native vegetation. The 
Mountain Overlay design review standards reduce visual impact by directing building sites away from 
higher elevations and keeping hillsides open and unobstructed. Additionally, Mountain Overlay 
standards protect public health, safety, and welfare by ensuring the adequate provision of emergency 
services, fire protection, and utilities.  
 
The comprehensive plan's future land use map designates the future land use for the subject property 
as low-density residential. Desired primary uses within this future land use category include single-
family and duplex residences as well as accessory units. Open space is identified as an appropriate 
secondary use that complements the low-density residential units.  
 
The proposed home is sited at the lower elevation of the parcel preserving the natural topography of 
the hillside above. The project protects the natural hillside by: (1) conforming to the existing home’s 
building footprint and (2) containing all construction activity within the existing limits of disturbance on 
the subject property. Additionally, the project proposes to further preserve the hillside by restoring 
and revegetating existing disturbed areas within rear- and side-yard setback areas. The project meets 
the desired future land-use type, locational characteristics, and character of development specified in 
the comprehensive plan.  
 
Light Trespass 
During their review of the Pre-Application, the Commission expressed concerns with light trespass due 
to the significant amount of glazing proposed for the new home and its associated disturbance to 
wildlife. One of the purposes of the Mountain Overlay is to protect wildlife habitat. Artificial light 
negatively affects wildlife by disrupting the nocturnal environment, interfering with reproduction, and 
disturbing migratory patterns. Mountain Overlay standards do not address light trespass or glazing and 
the City’s Dark Skies Ordinance addresses exterior lighting only, however, staff did request the 
applicant address the Commission’s comment in their final application submittal. Pursuant to KMC 
§17.96.050.B, "the Commission may impose any conditions deemed necessary to ensure the health, 
safety, or welfare of the public is not jeopardized.” The Commission may attach conditions that require 
more restrictive standards than those generally found in the zoning code pursuant to KMC 
§17.96.050.B6.  
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The applicant summarized their response to the Commission’s feedback in a letter dated November 
18, 2022 (Attachment A). The letter states:  
We have done the following to address the Commission’s concerns: 

1) We have reduced the 
amount of glazing on the 
northern and eastern 
facing facades. 

2) We have introduced wood 
louvers on the eastern 
façade. These will reduce 
the light trespass of the 
glazed surfaces behind 
them by approximately 
50%. 

3) We will install a film on all 
glazed surfaces which will 
reduce the light 
transmittance of the 
glazing.  

4) We will install a lighting 
control system which has the ability to set different lighting scenes, including the ability to dim 
the lights and place them on timers.  

5) We have included minimal exterior downlighting. More information on this can be found on 
sheet G001 prepared by Apex Lighting and Roger + Ferris Partners.  

 
Figures 5 and 6 provide a comparison showing the 
north and east elevations as proposed with the Pre-
Application and with the design changes proposed 
with the final Mountain Overlay Design Review.  

Figure 5: Glass Windows and Doors & Wood Louvers (Sheet G002) 
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During department review, planning staff requested the applicant provide more information on the 
proposed film, including the percent reduction in light trespass that will be achieved through this 
treatment. Staff also recommended the design team consider reducing glazing at the south-facing wall 
to further minimize light trespass as most of this façade is comprised of glass windows and doors. The 
applicant did not provide additional information on the film or change the design of the south façade.  
 
Staff recommends the Commission consider the applicant’s proposed changes and current project 
design to determine if their response has sufficiently addressed the Commission’s concerns about light 
trespass emanating from the home and associated disturbance to wildlife.  
 
Criteria 2: Applicable Standards and Criteria 
Conformance with Zoning Regulations  
During city department review, planning staff reviewed the project for conformance with all applicable 
zoning code requirements including permitted uses, dimensional limitations, parking, development 
standards, and dark skies. Staff believes the project complies with all zoning code regulations and 
dimensional standards required in the LR Zone. Comprehensive analysis of the project’s conformance 
with zoning code requirements and dimensional standards is provided in Attachment E.  
 
Conformance with Design Review Improvements and Standards 
During department review, city staff reviewed the project for conformance with all design review 
standards and required improvements specified in KMC §17.96.060 and Mountain Overlay design 
review criteria and standards specified in KMC §17.104.070. Additionally, staff reviewed the project for 
conformance with all city code requirements for right-of-way improvements, utilities, and drainage. 
Staff believes that these requirements are either: (a) met, (b) not applicable, or (c) have been 
addressed by conditions of approval. Please see Attachment F and Attachment G for staff’s 
comprehensive design review standards analysis.  
 
Unobstructed Access  
Pursuant to Ketchum Municipal Code §17.96.060.G5, “unobstructed access shall be provided for 
emergency vehicles, snowplows, garbage trucks, and similar service vehicles to all necessary locations 
within the proposed project.” The portion of Spruce Avenue north from 6th Street is not, and cannot 
be, maintained by the city due to its steep grade. During department review, planning staff requested 
the applicant provide more information on how this portion of Spruce Avenue is currently maintained, 
including who is responsible for snow removal. The applicant responded that there is a shared verbal 
agreement between all property owners on north Spruce Avenue to remove snow whenever 
necessary. Staff recommends the following condition of approval to ensure that unobstructed access 
to the project will be maintained: 
 

Recommended Condition of Approval No. 2:  A roadway maintenance agreement with between 
the impacted properties on north Spruce Avenue and the city, or at a minimum between the 
subject property owner and the city, to memorialize that the property owners are responsible 
for providing unobstructed access by removing snow, maintaining, and repairing the portion of 
Spruce Avenue north from 6th Street is required. The roadway maintenance agreement must 
be approved by the City Council and recorded with the office of the Blaine County Clerk and 
Recorder executed prior to or concurrent with final plat approval. The final plat shall include a 
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note that references the instrument number for the recorded roadway maintenance 
agreement. 

 
IV. CONFORMANCE WITH SUBDIVISION STANDARDS 
During department review, staff reviewed the lot consolidation preliminary plat application and waiver 
request for conformance with the procedures for subdivision approval (KMC §16.04.030) and 
subdivision development and design standards (KMC §16.04.040). Certain standards are not applicable 
for one of the following reasons: 

• The standard applies to the establishment of new subdivisions creating multiple new lots that 
will form blocks around new streets, and not the subject property, which is comprised of two 
existing platted lots within the original Ketchum Townsite. 

• The standard applies to an action that will be taken at the final plat stage of the process.  
• The City Engineer has determined that the standard does not apply.  

 
Staff believes the proposed lot consolidation preliminary plat and waiver request comply with all 
applicable subdivision requirements and standards.    
 
V. STAFF RECOMMENDATION  
Staff believes the project, as conditioned, complies with Interpretation 22-001, zoning code 
requirements, design review standards, and subdivision regulations. Staff recommends approval of the 
applications with the following recommended conditions of approval:  
 
Design Review: Recommended Conditions of Approval  

1. The project is subject to all conditions of approval associated with Lot Consolidation Application 
File No. P22-042A.  

2. A roadway maintenance agreement with between the impacted properties on north Spruce 
Avenue and the city, or at a minimum between the subject property owner and the city, to 
memorialize that the property owners are responsible for providing unobstructed access by 
removing snow, maintaining, and repairing the portion of Spruce Avenue north from 6th Street 
is required. The roadway maintenance agreement must be approved by the City Council and 
recorded with the office of the Blaine County Clerk and Recorder executed prior to or 
concurrent with final plat approval. The final plat shall include a note that references the 
instrument number for the recorded roadway maintenance agreement. 

3. This Design Review approval is based on the project plans dated January 13, 2023 and 
information presented and approved at the February 28, 2023 Planning and Zoning 
Commission Meeting. The project plans for all on-site improvements submitted for the building 
permit must conform to the approved design review plans unless otherwise approved in 
writing by the Planning and Zoning Commission or Administrator. Any building or site 
discrepancies which do not conform to the approved plans will be subject to review by the 
Commission and/or removal.  

4. The applicant shall submit final civil drawings prepared by an engineer registered in the State of 
Idaho to include specifications for the right-of-way, circulation design, utilities, and drainage 
improvements for review and approval by the City Engineer, Streets, and Utilities departments 
prior to issuance of a building permit for the project.  

5. The limits of disturbance shall be established on the construction management plan submitted 
with the building permit application and protected by fencing for the duration of construction.  
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6. 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 
(KMC §17.96.090). Any extension shall comply with KMC 17.96.090. 

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

 
Lot Consolidation Preliminary Plat: Recommended Conditions of Approval  

1. The lot consolidation preliminary plat is subject to all conditions of approval associated with 
MO Design Review Application File No. P22-042B.  

2. A certificate of occupancy shall not be issued until the final plat is review and approved by the 
City Council and recorded with the office of the Blaine County Clerk and Recorder.  

3. Failure to record a final plat within two (2) years of Council’s approval of a preliminary plat shall 
cause the Preliminary Plat to be null and void. 

 
Recommended Motions  

1. “I move to approve the 691 N Spruce Avenue Residence Mountain Overlay Design Review 
application subject to conditions 1 through 8 and direct staff to return with findings of fact.”  

2. “I move to recommend approval of the lot consolidation preliminary plat and waiver request 
for the 691 N Spruce Avenue Residence project to the City Council subject to conditions 1 
through 3 and direct staff to return with findings of fact.” 

 
VI. ATTACHMENTS:  

A. Application Materials: MO Design Review Application & Supplemental Materials 
B. Application Materials: MO Design Review Plan Set 
C. Application Materials: Lot Consolidation Preliminary Plat Application with Waiver Request & 

Supplemental Materials 
D. Application Materials: Lot Consolidation Preliminary Plat Plan Set 
E. Zoning and Dimensional Standards Evaluation 
F. Mountain Overlay Design Review Standards Evaluation 
G. Design Review Standards Evaluation 
H. Lot Consolidation Preliminary Plat: Subdivision Standards Analysis  
I. Planning and Zoning Commission Zoning Code Interpretation 22-001  

 



 

 

Attachment A 
Application Materials: 

MO Design Review 
Application & 

Supplemental Materials 
 
 
 
 
 



City of Ketchum Planning & Building Department 
Mountain Overlay Design Review Application 

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

 Mountain Overlay Design Review Application 

OWNER INFORMATION 
Project Name: 
Owner Name: 
Mailing Address: 
Phone: 
Email: 
PROJECT INFORMATION 
Architect/Representative: 
Phone: 
Mailing Address: 
Email: 
Engineer of Record: 
Engineer Email: 
Legal Land Description: 
Project Address: 
Lot Area: 
Zoning District: 
Anticipated Use: 
Number of Residential Units: 
TYPE OF CONSTRUCTION 
☐ New ☐ Remodel ☐ Addition ☐ Other, please explain:

TOTAL FLOOR AREA 
Proposed Existing 

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

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

Signature of Owner/Representative Date 

2,748 SF

RESIDENCE - 691 NORTH SPRUCE AVENUE

SPRUCE AND 6TH LLC

ATTN: INEZ D'ARCANGELO 611 NORTH ST, GREENWICH, CT 06830

SEE REPRESENTATIVE

SEE REPRESENTATIVE

ROGER FERRIS + PARTNERS

203.222.4848

11 WILTON ROAD, WESTPORT, CT 06880

WATKINS@FERRISARCH.COM (JAKE WATKINS) & DARIN@FERRISARCH.COM (NICK DARIN)

GALENA ENGINEERING

MATT@GALENA-ENGINEERING.COM (MATT SMITHMAN) & JZARUBICA@GALENA-ENGINEERING.COM (JAMES ZARUBICA)

LOTS 7 & 8 OF BLOCK 91 - CITY OF KETCHUM, BLAINE COUNTY, IDAHO - RPK0000091007A

691 NORTH SPRUCE AVENUE

16,681 SF

LR - LIMITED RESIDENTIAL

SINGLE FAMILY DWELLING

1

X

232 SF 1,020 SF

2,139 SF 1,508 SF

2,324 SF2,163 SF

- -

633 SF - DECK

- -

783 SF - TERRACE       394 SF - DECK

4,534 SF 4,852 SF

16.5

41.57' 16.75' 58.73' 28.29'

2

X

NOVEMBER 18, 2022

33'

X

- 460

N/A - Existing driveway width along R.O.W. = 24.25' (no change proposed)

P22-042B

11/22/22
HN

$1400



 

 

November 18, 2022  
  
Abby Rivin, AICP  
Senior Planner  
City of Ketchum Department of Planning and Building  
  
Re: 691 N Spruce Ave Residence: Follow Up 
  
Dear Abby,  
  
We have prepared this document in response to your email sent on Wednesday, November 9, 2022 
following our presentation to the Planning and Zoning commission. Our responses are indicated 
with red, italicized font. 
 
 

• You’ll need to submit structural drawings for the proposed home prepared and stamped by 
an Idaho-licensed engineer with the final Mountain Overlay Design Review application.  
 
See enclosed letter from Eckersley O’Callaghan dated November 17, 2022, named 
‘Foundation Design – 691 N Spruce Ave, Ketchum, ID’. 
 

• The revised project plans propose stairs within the south interior side setback area. The 
railroad tie steps are less than 12 inches above finished grade and approximately 2.5 feet 
below existing grade. Verification from an Idaho-licensed engineer confirming that these 
steps do not require structural engineering or retainage within the required setback area 
will be required to be submitted with the final Mountain Overlay Design Review application.  
 
See enclosed letter from Eckersley O’Callaghan dated November 17, 2022, named 
‘Confirmation of Non-Structural Nature of Entrance Stairs – 691 N Spruce Ave, Ketchum, ID’. 
 

• You’ll need to submit verification that no handrails or guards for the proposed stairs within 
the south side yard setback area and that the design of these stairs complies with all 
requirements of the 2018 International Residential Code with the final Mountain Overlay 
Design Review application.    
 
These stairs include 6” tall risers. This is less than the maximum riser height permitted by the 
2018 Idaho IRC. Section R311.7.5.1 of the 2018 Idaho IRC indicates that the maximum 
permissible riser height is 7-3/4”. These stairs include 18” deep treads. This is greater than 
the minimum tread depth permitted by the 2018 Idaho IRC. Section R311.7.5.2 of the 2018 
Idaho IRC indicates that the minimum permissible tread depth is 10”. A code compliant 
handrail will be designed to accompany these steps. This handrail will not encroach into the 
south side yard setback area.  



 
 

• The landscape plan must be revised to comply with Fire Department requirements for 
clearance around the home.  
 
The landscape plans have been revised to comply with Fire Department requirements for 
clearance around the home. Please see updated sheet L2.0 prepared by BYLA. 
 

• Please resolve the discrepancy between the limits of disturbance line shown on the civil site 
survey and the existing landscaping conditions. 
 
The landscape drawings no longer show any limit of disturbance lines. The existing and 
proposed limit of disturbance lines can be seen on sheets C1.0 & C1.1 prepared by Galena 
Engineering. 
 

• The Commission expressed concerns with light trespass due to the amount of glazing 
proposed for the new home and the associated disturbance to wildlife. Staff recommends 
reducing the amount of proposed glazing to respond to the Commission’s feedback and 
meet the purpose of the Mountain Overlay to protect wildlife habitat. 

 
We have done the following to address the commission’s concerns: 
 
1) We have reduced the amount of glazing on the northern and eastern facing facades.  
2) We have introduced wood louvers on the eastern façade. These will reduce the light 

trespass of the glazed surfaces behind them by approximately 50%. 
3) We will install a film on all glazed surfaces which will reduce the light transmittance of the 

glazing.  
4) We will install a lighting control system which has the ability to set different lighting 

scenes, including the ability to dim the lights and place them on timers. 
5) We have included minimal exterior downlighting. More information on this can be found 

on sheet G001 prepared by Apex Lighting and Roger Ferris + Partners. 
 
 
Please do not hesitate to contact us with any questions. 
 
Best, 
 
Jake Watkins, AIA 
 



 

 

January 13, 2023  
  
Abby Rivin, AICP  
Senior Planner  
City of Ketchum Department of Planning and Building  
  
Re: 691 N Spruce Ave Residence: Completeness Review 
  
Dear Abby,  
  
We have prepared this document in response to the Completeness Review we received on January 
6th regarding our MODR Application. Our responses are indicated with red, italicized font. 
 
1. Comment: The portion of the Spruce Avenue north from 6th Street is not maintained by the City. 
Pursuant to Ketchum Municipal Code §17.96.060.G5, unobstructed access shall be provided for 
emergency vehicles, snowplows, garbage trucks, and similar service vehicles to all necessary 
locations within the proposed project.   

 
• Required Action: Please provide information on how this portion of Spruce Avenue is  
currently maintained, including who is responsible for snow removal. Staff requests you  
provide this information to ensure that unobstructed access to the project will be  
maintained and document compliance with Ketchum Municipal Code §17.96.060.G5. 
 
There is a shared verbal agreement between all property owners on North Spruce Avenue to 
remove snow whenever necessary. 
 

2. Comment: The site grading and drainage plan on Sheet C1.1 doesn’t specify the proposed  
contour internals for the driveway-grading improvements.   

 
• Required Action: Please specify the proposed contour intervals for the driveway-grading  
improvements shown on Sheet C1.1 of the project plans.   
 
The proposed contours are shown on the driveway. We clarified this with Abby Rivin (P&Z 
staff) and Robyn Mattison (City Engineer) on a conference call held on Friday, Jan. 13th. See 
sheet C1.1 by Galena Engineering. 
 

3. Comment: The site grading and drainage plan on Sheet C1.1 shows that a new infiltration  
gallery (Note S06) is proposed to be installed along the full length of the south side-yard  
setback area. The civil notes and details on Sheet C1.2 do not provide specifications for the  
proposed infiltration gallery.   

 
• Required Action: Please provide more details on the proposed infiltration gallery.   
 



 
Details have been added. We reviewed this with Abby Rivin (P&Z staff) and Robyn Mattison 
(City Engineer) on a conference call held on Friday, Jan. 13th. See sheets C1.1 & C1.2 by 
Galena Engineering. 

 
4. Comment: The landscape plan on Sheet L2.0 specifies that the driveway will include a  
snowmelt system. In addition, Sheet L2.0 shows that two snow storage areas will be provided on 
site and includes a note stating that snow will be hauled off site if needed. The engineered plans on 
Sheets C1.1 and C1.2 show that a new asphalt driveway will be constructed. The civil drawings do 
not specify that the driveway will include a snowmelt system. Per our phone conversation on 
January 5th, 2023, the driveway will include a snowmelt system. Pursuant to Ketchum Municipal 
Code §17.96.060.H4, snowmelt is permitted in lieu of providing snow storage areas on site. The on-
site snow storage areas and snow hauling are not required as the driveway is proposed to include a 
snowmelt system.    

 
• Required Action: Please resolve the discrepancy between the civil and landscape  
drawings and revise the civil plans to specify the location and dimensions of the heated  
driveway area and snowmelt system. As on-site snow storage areas and snow hauling  
are not required per Ketchum Municipal Code §17.96.060.H4, Staff recommends that  
you remove these from the snow storage plan indicated on Sheet L2.0.   
 
We clarified this with Abby Rivin (P&Z staff) and Robyn Mattison (City Engineer) on a 
conference call held on Friday, Jan. 13th. 
 
The snow storage areas and snowmelt system indicated on the landscape plan have been 
removed. See sheet L2.0 by BYLA. 
 
The snowmelt system location and area have been indicated on the plans. See sheet C1.1 by 
Galena Engineering. 

 
5. Comment: The grading and drainage plan on Sheet C1.1 indicates that in addition to removing  
the existing nonconforming retaining walls on the subject property, the portion of the retaining  
wall that extends into the Spruce Avenue public right-of-way will also be removed. During our  
phone conversation on January 5th, 2023, you clarified that the entirety of the existing retaining  
wall that borders the dead end of Spruce Avenue is proposed to be removed.   
 

• Required Action: Since the retaining wall bordering the dead end of Spruce Avenue is  
proposed to be removed, the proposed grading and drainage plan on Sheet C1.1 must  
be revised to specify how the finished grade proposed for the driveway access will tie  
into the existing grade of the hillside above the street.   
 
We discussed this with Abby Rivin (P&Z staff) and Robyn Mattison (City Engineer) on a 
conference call held on Friday, Jan. 13th. We will specify how the driveway will tie into the 
existing grade during the building permit application process. 
 

6. Comment: The application form notes that 460 cubic yards of excavation and no fill is proposed  
for the project. Pursuant to Ketchum Municipal Code §17.104.070.B, a grading plan prepared  
by Idaho-licensed engineer that specifies the amount of cut and fill in cubic yards is required.  



 
 

• Required Action: Please add the proposed amount of cut and fill in cubic yards to the  
site grading and drainage plan on Sheet C1.1.   
 
The cut and fill figures have been added to the plans. See sheet C1.1 by Galena Engineering. 
 

7. Comment: The preliminary plat map includes a note stating: natural slope disturbed presently  
under 25%--determined by Staff to be over 25%.   
 

• Required Action: Please remove the portion of the note stating determined by Staff to  
be over 25% to minimize any confusion for the public and the Planning and Zoning  
Commission.   
 
The notes have been revised. See preliminary plat map by Galena Engineering. 

 
8. Comment: The landscape plan on Sheet L2.0 includes a picture illustrating the design concept  
proposed for the entry stairs. The picture shows stone treads separated by grass. The entry  
stairs proposed for the project are comprised of railroad ties that form risers along a gravel  
pathway.   
 

• Staff Recommendation: Staff recommends that you add a note to Sheet L2.0 clarifying  
that the picture is an illustrative example of the design concept to minimize confusion  
for the public and Planning and Zoning Commission. 
 
A note has been added indicating that the image is for design intent only. See sheet L2.0 by 
BYLA. 

 
9. Comment: Pursuant to Ketchum Municipal Code §17.104.070.B, a description of proposed  
drilling or blasting must be submitted with the MO Design Review application.  
  

• Required Action: Please provide a narrative description of any anticipated drilling and  
blasting of bedrock that may be required for the construction of the new home. 
 
We do not anticipate drilling or blasting as we will be rebuilding in place, in a location that 
has already been disturbed. 

 
10. Comment: During their review of the Pre-Application on November 8th, 2022, the Planning and  
Zoning Commission expressed concerns with light trespass and associated disturbance to  
wildlife due to the significant amount of glazing proposed for the new home. You’ve responded  
to the Commission’s feedback by reducing the amount of glazing on the north and east  
elevations. The material proposed for the guardrails along the south elevation has been  
changed from glass to cable railings. While this guardrail-material change slightly reduces the  
amount of glass, overall glazing at the south elevation has not been significantly reduced. Your  
narrative notes that a film will be added to the glazing to minimize the amount of light  
emanating from the home.   
 

• Staff Recommendation: Staff recommends that the design team consider reducing  



 
glazing at the south elevation to further minimize light trespass as most of this façade is  
comprised of glass windows and doors. Staff recommends that you provide more  
information on the film that will be added to the glazing, including the percent  
reduction in light trespass that will be achieved through this treatment. 
 
We have reduced the glazing in response to the commission’s concerns. 

 
11. Comment: The design of the home has been modified to incorporate more material  
differentiation across all facades. The Pre-Application proposed stone cladding along all facades  
from the partially exposed basement to the second floor of the home. The exterior material  
proposed for the upper levels has been modified from stone to wood cladding. Staff believes  
that this exterior material modification differentiates the partially exposed basement from the  
upper levels of the home providing visual relief that enhances the overall design of the project.   

 
• Required Action: During the Commission’s review of the Pre-Application on November  
8th, 2022, you presented a rendering of the home that showed the stone cladding  
across all floors. Staff recommends that you provide updated renderings of the home  
that show the wood cladding to further illustrate this design change. 

 
The renderings that were presented during the hearing did show wood cladding on the 
upper levels and stone cladding on the lowest level. These will be shared again at the next 
hearing. 

 
12. Comment: Pursuant to Ketchum Municipal Code §17.104.070.A.13, the limits of disturbance  
shall be established on the plans and protected by fencing on the site for the duration of  
construction. You’ve submitted a construction management plan that indicates the limits of  
disturbance will be protected by fencing to document compliance with this standard. A  
construction management plan that addresses all construction activity standards specified in  
Ketchum Municipal Code §15.06.030 will be required to be submitted with the building permit  
application. City Departments will conduct a comprehensive review of the proposed  
construction management plan during plan review for the building permit.   

 
• No Action Required at this Time. 

 
13. Comment: Pursuant to Ketchum Municipal Code §17.96.040.C2j, building corners shall be  
staked on the site, all trees proposed to be removed shall be flagged, and story poles must be  
installed at the maximum roof peaks at least one week prior to the Commission meeting.   

 
• Staff Recommendation: Staff recommends that the story pole illustrating the maximum  
roof peak be installed at the southeast corner of the home that faces 6th Street and  
Walnut Avenue. No action is required at this time—this requirement must be met at  
least one week prior to the Commission meeting. If the installation of a story pole causes 
concerns due to existing building, then you may propose an alternative method  
for Staff consideration. 

 
A storypole will be installed on the existing home. The final location will be reviewed with P&Z 
staff before erection.  

 



 
Please do not hesitate to contact us with any questions. 
 
Best, 
 
Jake Watkins, AIA 
 



 
 

Attachment B 
Application Materials: 

MO Design Review Plan 
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Calculations - Proposed
2,163 SF

4,534 SF

-The existing home will be demolished and a new home
will be constructed in place

General Notes
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1 Roof Plan
1/8"=1'-0"
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ROOF PLAN

AS NOTED
JUNE 30, 2021
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-The existing home will be demolished and a new home
will be constructed in place

-The proposed roof is flat, therefore no snow clips will be
needed

-The proposed roof will be covered with a sedum green
roof system

-A preliminary drainage layout is shown in the drawing.
These will lead to vertical drain pipes within wall
assemblies

-All proposed exterior mechanical equipment will be
located at grade and not on the roof

-A skylight is being proposed to illuminate the stairwell.
The skylight will be heat-traced to prevent snow from
accumulating on it

General Notes
Roof Gross

Total Building Gross

Calculations - Proposed
n/a

4,534 SF
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FIRST LEVEL REFLECTED CEILING PLAN
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JUNE 30, 2021
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1 First Level Reflected Ceiling Plan
1/8"=1'-0"

0' 4' 8' 16' 24' 40' 56'

     - Soffit Light

See Proposed Exterior Lighting Fixtures

Lighting Legend
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1 South Elevation - Proposed
1/8"=1'-0"

A201

ELEVATIONS

AS NOTED
JULY 06, 2021
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2 East Elevation - Proposed
1/8"=1'-0"

1) Wood Windows & Doors
2) Wood Louvers
3) Wood Cladding
4) Wood Soffits
5) Stone Cladding
6) Zinc
7) Cable Guardrail
8) Green Roof

See Proposed Material Palette

Material Legend
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1 North Elevation - Proposed
1/8"=1'-0"

2 West Elevation - Proposed
1/8"=1'-0"

0' 4' 8' 16' 24' 40' 56'

1) Wood Windows & Doors
2) Wood Louvers
3) Wood Cladding
4) Wood Soffits
5) Stone Cladding
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See Proposed Material Palette

Material Legend
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AS NOTED
JULY 06, 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

0' 4' 8' 16' 24' 40' 56'

2 Site/Building Section - Cross
1/8"=1'-0"



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 Exterior Lighting Fixtures & Photometric Plan

G001

PROPOSED EXTERIOR LIGHTING FIXTURES

N/A
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Recessed
2700K Color Temperature

Lighting Fixture - Soffit Light

All fixtures to comply with City of Ketchum Dark Sky Ordinance - Chapter 17.132
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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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3D Comparison

G003

3D Comparison
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EXISTING RESIDENCE MASSING - VIEW 1 EXISTING RESIDENCE MASSING - VIEW 2

PROPOSED RESIDENCE MASSING - VIEW 1 PROPOSED RESIDENCE MASSING - VIEW 2

PROPOSED RESIDENCE MASSING OVERLAYED ON EXISTING MASSING - VIEW 1 PROPOSED RESIDENCE MASSING OVERLAYED ON EXISTING MASSING - VIEW 2
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 Date: _________________ 

File Number:  _________________ 

APPLICATION FOR A WAIVER OF REQUIREMENTS  

Name: _____________________________________________________________________ 

Phone No. (business): _________________________(home):_________________________ 

Mailing Address: ____________________________________________________________ 

Project Address: _____________________________________________________________ 

Legal Description: ____________________________________________________________ 

Zoning Designation: ______  

Overlay District:  Flood ___ Avalanche ___ Pedestrian ___ Mountain ___ 

Please state with particularity the matters the applicant seeks waiver or deferral: 

____________________________________________________________________________ 

____________________________________________________________________________ 

_____________________________________________________________________________ 

Please state how the waiver or deferral would not be detrimental to the public welfare, health and 
safety nor injurious to property owners in the immediate area.  

______________________________________________________________________________ 

______________________________________________________________________________ 

Applicant’s Signature:_____________________________ 

 Date:_____________________________ 

Once your application has been received, we will review it and contact you with next steps.
No further action is required at this time.

191 5th St. West | P.O. Box 2315 | Ketchum, ID 83340 | main 208.726.7801 | fax 208.726.7812

Facebook/CityofKetchum | twitter.com/Ketchum_Idaho | www.ketchumidaho.org
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File Number:  19349503 ALTA Owner’s Policy (6/17/06)
Policy Number:  9285624

Sun Valley Title
Authorized Agent for:
Westcor Land Title Insurance Company

SCHEDULE A

Name and Address of Title Insurance Company: Westcor Land Title Insurance Company
2000 Colorado Blvd., Suite 1-3100
Denver, CO  80222

File Number: 19349503

Policy Number: 9285624

Date of Policy: May 29, 2020 at 10:35AM

Amount of Insurance: $3,500,000.00

Premium: $7,780.00

Property Address Reference: 691 N Spruce Ave, Ketchum, ID  83340

1. Name of Insured:
691 North Spruce, LLC

2. The estate or interest in the land that is insured by this policy is:
Fee Simple

3. Title is vested in:
691 North Spruce, LLC, an Idaho limited liability company

4. The Land referred to in this policy is described as follows:
See Attached Schedule C

Sun Valley Title
By: 

Nick Busdon, Authorized Signatory



File Number:  19349503 ALTA Owner’s Policy (6/17/06)
Policy Number:  9285624

SCHEDULE B
Exceptions from Coverage  

  
File Number: 19349503
Policy Number: 9285624
 
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys' fees, or expenses that arise by reason 
of:   
  
1. Rights or claims of parties in possession not shown by the public records.

2. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and 
complete land survey of the Land, and that is not shown by the Public Records.

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

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

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

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

7. Taxes, including any assessments collected therewith, for the year 2020 which are a lien not yet due and payable.

8. Water and sewer charges, if any, for the City of Ketchum. Paid Current. 

9. Easements, reservations, restrictions, and dedications as shown on the official plat of Ketchum Townsite.

10. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded May 13, 1942 as Instrument 
No. 84202.

11. Right of way for ditches, tunnels, telephone, and distribution lines constructed by authority of the United States, as granted to the United States 
under the provisions of Section 58-604 Idaho Code.

12. All matters, and any rights, easements, interests or claims as disclosed by a Record of Survey showing Lots 7 & 8, Block 91, Ketchum Townsite 
recorded December 6, 2019 as Instrument No. 665488.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=12661839
https://vip.titleonecorp.com/DownloadDocument.aspx?DocumentID=13430159


File Number:  19349503 ALTA Owner’s Policy (6/17/06)
Policy Number:  9285624

SCHEDULE C
Legal Description

Lots 7 and 8, Block 91 of the VILLAGE OF KETCHUM, BLAINE COUNTY, IDAHO, according to the official plat thereof, recorded as Instrument No. 
302967, records of Blaine County, Idaho.
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691 N Spruce Avenue Residence: Compliance with Zoning Regulations Page 1 of 1 
 

 
691 N SPRUCE AVENUE RESIDENCE  

COMPLIANCE WITH ZONING REGULATIONS 
Compliance with Zoning and Dimensional Standards 

Compliant Standards and Findings 
Yes No N

/
A 

Ketchum 
Municipal Code  

City Standards and Findings 

☒ ☐ ☐ 17.12.030 Minimum Lot Area 
Finding Required: 9,000 square feet minimum 

Existing: 16,681 square feet (0.38 acres) 
☒ 
 

☐ 
 

☐ 
 

17.12.030 Building Coverage 
Finding Permitted: 35%  

Proposed: 15% (2,478 square feet / 16,681 square feet lot area)  
☒ ☐ ☐ 

 
17.12.030  Minimum Building Setbacks 
Finding Minimum Required Setbacks: 

Front: 15’ 
Side: > of 1’ for every 2’ in building height, or 10’ (15’-7’’ required) 
Rear: 20’  
 
Proposed: 
Front (Spruce Avenue): 41.57’ 
Side (north): 58.73’ 
Side (south): 16.75’ 
Rear (west):  28.29’ 

☒ ☐ ☐ 17.12.030 Building Height 
Finding Maximum Permitted: 35’  

Proposed: 33’ 
☒ 
 

☐ ☐ 
 
 

17.125.030.H Curb Cut 
Finding Permitted:  

A total of 35% of the linear footage of any street frontage can be devoted to 
access off street parking.  
Proposed: 21% (23-foot-wide driveway/110 feet of frontage along Spruce 
Ave)  

☒ ☐ ☐ 17.125.020.A.2 
& 17.125.050 

Parking Spaces 

Finding 
 

 

 

 

Off-street parking standards of this chapter apply to any new development 
and to any new established uses.  
Required:  
One-Family Dwelling Units in all Zoning Districts: 2 parking spaces per 
dwelling unit.  
Proposed:  
 The applicant is proposing two parking spaces within the enclosed garage.  
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691 N SPRUCE AVENUE RESIDENCE 

MOUNTAIN OVERLAY DESIGN REVIEW STANDARDS ANALYSIS  
 

Mountain Overlay Design Review Standards (KMC §17.107.070.A) 
Compliant Standards and Findings 

Yes No N/A Ketchum 
Municipal Code 

City Standards and Findings 

☒ ☐ ☐ 

17.104.070.A.1  There is no building on ridges or knolls which would have a material 
visual impact on a significant skyline visible from a public vantage point 
entering the City or within the City.  Material, as the term is used herein, 
shall be construed in light of the magnitude of the negative impact on 
the objectives of this Ordinance. 

Findings The project is not sited on a ridge or knoll that would have a material visual 
impact on a significant skyline visible from a public vantage point entering 
or within the city. The proposed home is sited at the lower elevation of 
the parcel preserving the natural topography of the hillside above. The 
project protects the natural hillside by: (1) conforming to the existing 
home’s building footprint and (2) containing all construction activity 
within the existing limits of disturbance on the subject property. 
Additionally, the project proposes to further preserve the hillside by 
restoring and revegetating existing disturbed areas within rear- and side-
yard setback areas. The maximum height of the proposed home is 33 feet, 
which is 1.22 feet less than the maximum height of the existing home 
further reducing its visibility on the hillside.  

☒ ☐ ☐ 

17.104.070.A.2 Building, excavating, filling and vegetation disturbance on hillsides which 
would have a material visual impact visible from a public vantage point 
entering the City or within the City is minimized.  Material, as the term is 
used herein, shall be construed in light of the magnitude of the negative 
impact on the objectives of this Ordinance. 

Findings The project minimizes building, excavating, filling, and vegetation 
disturbance by containing all construction activity within the existing 
disturbed area on the subject property. The existing development’s total 
building coverage is 4,084 square feet. The proposed redevelopment’s 
building coverage is 2,478 square feet, which is 1,606 square feet less 
than existing. The site survey on Sheet C1.0 of the project plans shows 
the existing development’s limits of disturbance. The total area of 
existing site disturbance is 8,469 square feet. The site photos on Sheets 
EX003 and EX004 of the project plans show the existing disturbed areas 
on the subject property. Existing disturbance within the front-yard 
setback area includes the driveway and retaining walls. Existing 
disturbance within the rear-yard setback area includes dry-stack 
retaining walls, landscape steps, a paver patio, and a drainage swale. 
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Existing disturbance within the south-side-yard setback area includes 
railroad tie retainage and a tall concrete retaining wall. Sheet C1.1 shows 
that the new single-family residence and all associated site 
improvements are contained within the existing limits of disturbance on 
the subject property. The proposed cut and fill quantities are specified 
on Sheet C1.1. The total volume of the proposed cut is 460 cubic yards. 
No new fill is proposed to be added to the subject property.  
 
The minimal building, excavating, filling, and vegetation will not have a 
material visual impact visible from a public vantage point entering or 
within the city. The proposed home is sited at the lower elevation of the 
parcel preserving the natural topography of the hillside above. 
Additionally, the project proposes to further preserve the hillside by 
restoring and revegetating existing disturbed areas within rear- and side-
yard setback areas. The maximum height of the proposed home is 33 
feet, which is 1.22 feet less than the maximum height of the existing 
home further reducing its visibility on the hillside. 

☒ ☐ ☐ 

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

Findings The applicant has proposed improving the existing driveway by re-
grading to comply with Fire Department requirements, installing a 
snowmelt system that terminates at the front property line, and 
resurfacing with new asphalt. The existing grade of the existing driveway 
slopes uphill 14.5% towards the garage from its access along Spruce 
Avenue, exceeding the 7% maximum grade permitted by the Fire 
Department. The applicant has proposed grading improvements that 
flatten the existing driveway. The proposed driveway grade slopes down 
1.4% towards the garage from its access along Spruce Avenue and 
complies with Fire Department requirements.  
 
The proposed driveway improvements have been reviewed by the City 
Engineer, Streets Department, and Fire Department. The driveway 
improvements comply with all applicable standards for private driveway 
specified in Ketchum Municipal Code §12.03.030.L. 
 
Pursuant to condition no. 4, the applicant shall submit final civil drawings 
prepared by an engineer registered in the State of Idaho that provide 
specifications for the proposed driveway and right-of-way improvements 
for final review and approval by the City Engineer and Streets 
Department prior to issuance of a building permit for the project. 

☒ ☐ ☐ 
17.104.070.A.4 All development shall have access for fire and other emergency vehicles 

to within one hundred fifty feet (150’) of the furthest exterior wall of any 
building.  
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Findings Sufficient access is provided for fire and other emergency vehicles to 
reach within 150 feet of the furthest exterior wall of the building. The 
Fire Department has reviewed the project plans and has found that all 
access requirements for emergency vehicles have been met.  

☒ ☐ ☐ 

17.104.070.A.5 Significant rock outcroppings are not disturbed. 
Findings Sheet C1.1 of the project plans shows that the disturbance proposed for 

the new home does not extend beyond the existing limits of disturbance 
on the site. The project protects the natural hillside area by 
concentrating redevelopment within the existing disturbed area on the 
subject property. The proposed home is sited at the lower elevation of 
the parcel conserving the natural topography of the hillside above. 
Additionally, the project proposes to further preserve the hillside by 
restoring and revegetating existing disturbance within rear- and side-
yard setback areas.  

☒ ☐ ☐ 

17.104.070.A.6 International Building Code (IBC) and International Fire Code (IFC) and 
Ketchum Fire Department requirements shall be met. 

Findings The project must comply with the 2018 International Residential Code, 
the 2018 International Fire Code, all local amendments specified in Title 
15 of Ketchum Municipal Code, and Ketchum Fire Department 
requirements. All building code and Fire Department requirements will 
be verified for compliance by the Building and Fire departments prior to 
building permit issuance.  

☒ ☐ ☐ 

17.104.070.A.7 Public water and sewer service comply with the requirements of the City. 
Findings As shown on C1.1 of the project plans, the redevelopment project will 

utilize the existing sewer service. The existing water service will be 
abandoned and replaced with a new water service connection. The 
Utilities Department reviewed the project plans and the new water 
service connection complies with city requirements. Pursuant to 
condition no. 4, the applicant shall submit final civil drawings prepared 
by an engineer registered in the State of Idaho that provide 
specifications for the proposed utility improvements for final review and 
approval by the Utilities Department prior to issuance of a building 
permit for the project. 

☒ ☐ ☐ 

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

Findings Pursuant to KMC §17.96.060.C.1, all storm water drainage shall be 
retained on site. Drainage improvements are specified on Sheet C1.1 of 
the project plans. The drainage improvements include the installation of 
a French drain bordering the length of the south-side property line. A 
landscape drywell will be installed to collect stormwater from the 
driveway. A detail of the French drain and drywell has been provided on 
Sheet C1.2. The City Engineer has reviewed the proposed drainage plan 
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and believes the French drain and drywell improvements are sufficient to 
maintain all storm water drainage on-site.  
 
Pursuant to condition no. 4, the applicant shall submit final civil drawings 
prepared by an engineer registered in the State of Idaho that provide 
specifications for the proposed drainage improvements for final review 
and approval by the City Engineer and Streets Department prior to 
issuance of a building permit for the project. 

☒ ☐ ☐ 

17.104.070.A.9 Cuts and fills allowed for roadways shall be minimized; lengths of 
driveways allowed shall be minimized; all cuts and fills shall be concealed 
with landscaping, revegetation and/or natural stone materials.  
 
Revegetation on hillsides with a clear zone of thirty feet (30') around all 
structures is recommended. Said clear zone shall include low 
combustible irrigated vegetation with appropriate species, on file with 
the Ketchum planning department. Revegetation outside of this clear 
zone should be harmonious with the surrounding hillsides. 

Findings No new roadways or driveways are proposed with this redevelopment 
project. The project proposes to improve the existing driveway that 
accesses the property along Spruce Avenue.  The applicant has proposed 
improving the existing driveway by re-grading to comply with Fire 
Department requirements, installing a snowmelt system that terminates 
at the front property line, and resurfacing with new asphalt.  
 
The project minimizes building, excavating, filling, and vegetation 
disturbance by containing all construction activity within the existing 
disturbed area on the subject property. The proposed cut and fill 
quantities are specified on Sheet C1.1. The total volume of the proposed 
cut is 460 cubic yards. No new fill is proposed to be added to the subject 
property. The proposed home is sited at the lower elevation of the parcel 
preserving the natural topography of the hillside above. Additionally, the 
project proposes to further preserve the hillside by restoring and 
revegetating existing disturbed areas within rear- and side-yard setback 
areas. The rear- and side-yard setback areas will be restored and 
revegetated with native grasses and sage brush. New aspen trees will be 
installed to enhance the existing grove on the property and new native 
chokecherries will be installed to screen utilities. The Fire Department 
has reviewed the project plans and has not recommended a 30-foot-
clear-zone for the project. Fire Protection Ordinance No. 1217 (KMC 
§15.08.080) requires that: (1) tree crowns extending within 10 feet of 
any structure shall be pruned to maintain a minimum horizontal 
clearance of 10 feet, (2) tree crowns within 30 feet of any structure shall 
be pruned to remove limbs less than 6 feet above the ground surface 
adjacent to trees, and (3) non-fire resistive vegetation or growth shall be 
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kept clear of buildings and structures in order to provide a clear area for 
fire suppression operations. The project complies with the fire protection 
and defensible space standards specified in KMC §15.08.080. 

☒ ☐ ☐ 

17.104.070.A.10 There are not other sites on the parcel more suitable for the proposed 
development in order to carry out the purposes of this Ordinance. 

Findings The new home is sited within the most suitable area for redevelopment 
at the lower elevation of the parcel. Sheet C1.1 shows that the new 
single-family residence and all associated site improvements are 
contained within the existing limits of disturbance on the subject 
property. The proposed home is sited at the lower elevation of the parcel 
preserving the natural topography of the hillside above. The project 
protects the natural hillside by: (1) conforming to the existing home’s 
building footprint and (2) containing all construction activity within the 
existing limits of disturbance on the subject property. 

☒ ☐ ☐ 

17.104.070.A.11 Access traversing 25% or greater slopes does not have significant impact 
on drainage, snow and earth slide potential and erosion as it relates to 
the subject property and to adjacent properties. 

Findings The applicant has proposed improving the existing driveway by re-
grading to comply with Fire Department requirements, installing a 
snowmelt system that terminates at the front property line, and 
resurfacing with new asphalt. The proposed driveway improvements 
have been reviewed by the City Engineer, Streets Department, and Fire 
Department. The driveway improvements comply with all applicable 
standards for private driveway specified in Ketchum Municipal Code 
§12.03.030.L. Drainage improvements are specified on Sheet C1.1 of the 
project plans. The drainage improvements include the installation of a 
French drain bordering the length of the south-side property line. A 
landscape drywell will be installed to collect stormwater from the 
driveway. A detail of the French drain and drywell has been provided on 
Sheet C1.2. The City Engineer has reviewed the proposed drainage plan 
and believes the French drain and drywell improvements are sufficient to 
maintain all storm water drainage on-site. The proposed driveway 
improvements will not have adverse impacts on drainage, snow, earth-
slide potential, or erosion.  
 
Pursuant to condition no. 4, the applicant shall submit final civil drawings 
prepared by an engineer registered in the State of Idaho that provide 
specifications for the proposed driveway and right-of-way improvements 
for final review and approval by the City Engineer and Streets 
Department prior to issuance of a building permit for the project. 

☒ ☐ ☐ 
17.104.070.A.12 Utilities shall be underground. 
Findings The utility improvements are indicated on Sheet C1.1 of the project 

plans. The redevelopment project will utilize the existing sewer, gas, and 
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electrical service. The existing water service will be abandoned and 
replaced with a new water service connection. The Utilities Department 
reviewed the project plans and the new water service connection 
complies with city requirements. Pursuant to condition no. 4, the 
applicant shall submit final civil drawings prepared by an engineer 
registered in the State of Idaho that provide specifications for the 
proposed utility improvements for final review and approval by the 
Utilities Department prior to issuance of a building permit for the 
project. Four above-grade AC condensers are proposed to be installed 
within the rear-yard setback area bordering the proposed residence. The 
landscape plan on Sheet L2.0 shows that new native chokecherries will 
be installed to screen the AC condensers. In accordance with KMC 
§17.96.060.D2, the proposed landscaping improvements within the rear 
yard will sufficiently screen the AC condensers from public view.  

☒ ☐ ☐ 

17.104.070.A.13 Limits of disturbance shall be established on the plans and protected by 
fencing on the site for the duration of construction. 

Findings Sheet C1.1 shows that the new single-family residence and all associated 
site improvements are contained within the existing limits of disturbance 
on the subject property. The applicant has submitted a preliminary 
construction management plan that indicates the limits of disturbance 
will be protected by fencing during construction. A construction 
management plan that addresses all construction activity standards 
specified in Ketchum Municipal Code §15.06.030 will be required to be 
submitted with the building permit application. City Departments will 
conduct a comprehensive review of the proposed construction 
management plan during plan review for the building permit. Pursuant to 
condition no. 5, the limits of disturbance shall be established on the 
construction management plan submitted with the building permit 
application and protected by fencing for the duration of construction. 

☒ ☐ ☐ 

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

Findings The project minimizes building, excavating, filling, and vegetation 
disturbance by containing all construction activity within the existing 
disturbed area on the subject property. The proposed cut and fill 
quantities are specified on Sheet C1.1. The total volume of the proposed 
cut is 460 cubic yards. No new fill is proposed to be added to the subject 
property. The proposed home is sited at the lower elevation of the parcel 
preserving the natural topography of the hillside above. Additionally, the 
project proposes to further preserve the hillside by restoring and 
revegetating existing disturbed areas within rear- and side-yard setback 
areas. 
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☒ ☐ ☐ 

17.104.070.A.15 Preservation of significant landmarks shall be encouraged and protected, 
where applicable.  A significant landmark is one which gives historical 
and/or cultural importance to the neighborhood and/or community. 

Findings Ordinance No. 996 adopted in 2006 amended the Mountain Overlay 
boundaries by designating the Knob Hill area as a significant landmark. 
The subject property is comprised of two separate lots located on Knob 
Hill. These lots are part of the original Ketchum Townsite that was 
created in 1948. Topography was not considered when the townsite was 
established, and Knob Hill contains platted blocks with multiple 
unimproved lots and unimproved public rights-of-way located high on 
the hillside.  
 
The project protects the natural hillside area by concentrating the 
redevelopment within the existing disturbed area on the property. The 
proposed home is sited at the lower elevation of the parcel conserving 
the natural topography of the hillside above. Additionally, the project 
proposes to further preserve the hillside by restoring and revegetating 
existing disturbance within rear- and side-yard setback areas. 
 

☐ ☐ ☒ 17.104.070.A.16 Encroachments of below grade structures into required setbacks are 
subject to subsection 17.128.020.K of this title and shall not conflict with 
any applicable easements, existing underground structures, sensitive 
ecological areas, soil stability, drainage, other sections of this Code or 
other regulating codes such as adopted International Code Council 
Codes, or other site features concerning health, safety, and welfare. 

Findings  This standard is not applicable as the project does not propose below-
grade structures that encroach into required setbacks.  
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691 N SPRUCE AVENUE RESIDENCE 

DESIGN REVIEW STANDARDS ANALYSIS  
17.96.060.A.1 - Streets Conformance 

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

N/A 

Finding: This standard is not applicable as no new roadways or driveways are proposed with 
this redevelopment project. The project proposes to improve the existing driveway that 
accesses the property along Spruce Avenue.  The applicant has proposed improving the 
existing driveway by re-grading to comply with Fire Department requirements, installing a 
snowmelt system that terminates at the front property line, and resurfacing with new asphalt. 

 
17.96.060.A.2 - Streets Conformance 

All street designs shall be approved by the City Engineer. N/A 
Finding: No new streets or changes to the design of Spruce Avenue are proposed with this 
project.  
 

 
17.96.060.B.1 - Sidewalks Conformance 

All projects under subsection 17.96.010.A of this chapter that qualify as a 
"substantial improvement" shall install sidewalks as required by the Public 
Works Department. 

N/A 

Finding: Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks are 
required when substantial improvements are made, which include the Community Core, all 
tourist zone districts, and all light industrial districts. The subject property is located within the 
LR Zone and sidewalks are not required to be installed for the project. This standard is not 
applicable.  
 

 
17.96.060.B.2 - Sidewalks Conformance 

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

N/A 

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not 
required to be installed for this project.  

 
17.96.060.B.3 - Sidewalks Conformance 

Sidewalks may be waived if one of the following criteria is met: 

a) The project comprises an addition of less than 250 square feet of 
conditioned space. 

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

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not 
required to be installed for this project. 

 
 

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

N/A 

Finding: N/A. The subject property is located within the LR Zone and sidewalks are not 
required to be installed for this project. 

 
17.96.060.B.5 – Sidewalks Conformance 

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

N/A 

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks 
are required when substantial improvements are made, which include the CC, all tourist zone 
districts, and all light industrial districts. The subject property is located in the LR Zone and 
sidewalks are not required to be installed for this project.  

 
17.96.060.B.6 - Sidewalks Conformance 

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

N/A 

Finding:  N/A. The subject property is located within the LR Zone and sidewalks are not 
required to be installed for this project. 

 
17.96.060.C.1 - Drainage Conformance 

All stormwater shall be retained on site. YES 
Condition #4 

Finding:  Pursuant to KMC §17.104.070.A.8, drainage must be controlled and maintained to 
not adversely affect other property. Drainage improvements are specified on Sheet C1.1 of the 
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project plans. The drainage improvements include the installation of a French drain bordering 
the length of the south-side property line. A landscape drywell will be installed to collect 
stormwater from the driveway. A detail of the French drain and drywell has been provided on 
Sheet C1.2. The City Engineer has reviewed the proposed drainage plan and believes the 
French drain and drywell improvements are sufficient to maintain all storm water drainage on-
site. Pursuant to condition #4, the applicant shall submit final civil drawings prepared by an 
engineer registered in the State of Idaho that provide specifications for the proposed drainage 
improvements for final review and approval by the City Engineer and Streets Department prior 
to issuance of a building permit for the project. 

 
17.96.060.C.2 - Drainage Conformance 

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

YES 
Condition #4 

Finding: Drainage improvements are specified on Sheet C1.1 of the project plans. The drainage 
improvements include the installation of a French drain bordering the length of the south-side 
property line. A landscape drywell will be installed to collect stormwater from the driveway. A 
detail of the French drain and drywell has been provided on Sheet C1.2. The City Engineer has 
reviewed the proposed drainage plan and believes the French drain and drywell 
improvements are sufficient to maintain all storm water drainage on-site.  
 
Pursuant to condition #4, the applicant shall submit final civil drawings prepared by an 
engineer registered in the State of Idaho that provide specifications for the proposed drainage 
improvements for final review and approval by the City Engineer and Streets Department prior 
to issuance of a building permit for the project. 

 
17.96.060.C.3 - Drainage Conformance 

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

YES  
Condition #4 

Finding: The City Engineer has reviewed the proposed drainage plan and believes the French 
drain and drywell improvements are sufficient to maintain all storm water drainage on-site. 
The City Engineer may require additional drainage improvements if necessary. Pursuant to 
condition #4, the applicant shall submit final civil drawings for all drainage improvements with 
the building permit application to be verified, reviewed, and approved by the City Engineer 
and Streets Department.  

 
17.96.060.C.4 - Drainage Conformance 

Drainage facilities shall be constructed per City standards. YES  
Condition #4 

Finding: Drainage improvements are specified on Sheet C1.1 of the project plans. The drainage 
improvements include the installation of a French drain bordering the length of the south-side 
property line. A landscape drywell will be installed to collect stormwater from the driveway. A 
detail of the French drain and drywell has been provided on Sheet C1.2. Pursuant to condition 
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#4, the applicant shall submit final civil drawings for all drainage improvements with the 
building permit application to be verified, reviewed, and approved by the City Engineer and 
Streets Department. 

 
 

17.96.060.D.1 - Utilities Conformance 
All utilities necessary for the development shall be improved and installed at 
the sole expense of the applicant. 

YES 

Finding: All project costs associated with the development, including the installation of 
utilities, are the responsibility of the applicant. The applicant has not made requests for 
funding to the City for utility improvements. No funds have been provided by the City for the 
project.  

 
 

17.96.060.D.2 - Utilities Conformance 
Utilities shall be located underground and utility, power, and 
communication lines within the development site shall be concealed from 
public view. 

YES 
Condition #4 

Finding: The utility improvements are indicated on Sheet C1.1 of the project plans. The 
redevelopment project will utilize the existing sewer, gas, and electrical service. The existing 
water service will be abandoned and replaced with a new water service connection. The 
Utilities Department reviewed the project plans and the new water service connection 
complies with city requirements. Pursuant to condition no. 4, the applicant shall submit final 
civil drawings prepared by an engineer registered in the State of Idaho that provide 
specifications for the proposed utility improvements for final review and approval by the 
Utilities Department prior to issuance of a building permit for the project. Four above-grade 
AC condensers are proposed to be installed within the rear-yard setback area bordering the 
proposed residence. The landscape plan on Sheet L2.0 shows that new native chokecherries 
will be installed to screen the AC condensers. In accordance with KMC §17.96.060.D2, the 
proposed landscaping improvements within the rear yard will sufficiently screen the AC 
condensers from public view. 

 
 

17.96.060.D.3 - Utilities Conformance 
When extension of utilities is necessary all developers will be required to 
pay for and install two-inch SDR11 fiber optical conduit. The placement 
and construction of the fiber optical conduit shall be done in accordance 
with City of Ketchum standards and at the discretion of the City Engineer. 

N/A 

Finding: The location of the subject property is already served by fiber optic cable and 
therefore no conduit is required in this location.  
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17.96.060.E.1 – Compatibility of Design Conformance 
The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

YES 

Finding: No new signage is proposed for the new single-family home. The exterior materials 
are specified on Sheet G002 of the project plans and include wood windows and doors, wood 
louvers, wood cladding, wood soffits, stone cladding, zing, cable guardrails, and a green roof. 
The natural materials and colors are compatible with the existing homes in the Knob Hill 
neighborhood and complement the surrounding hillside.  

 
 

17.96.060.E.2 – Compatibility of Design Conformance 
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. 

YES 

Finding: Ordinance No. 996 adopted in 2006 amended the Mountain Overlay boundaries by 
designating the Knob Hill area as a significant landmark. The subject property is comprised of 
two separate lots located on Knob Hill. These lots are part of the original Ketchum Townsite 
that was created in 1948. Topography was not considered when the townsite was established, 
and Knob Hill contains platted blocks with multiple unimproved lots and unimproved public 
rights-of-way located high on the hillside.  
 
The project protects the natural hillside area by concentrating the redevelopment within the 
existing disturbed area on the property. The proposed home is sited at the lower elevation of 
the parcel conserving the natural topography of the hillside above. Additionally, the project 
proposes to further preserve the hillside by restoring and revegetating existing disturbance 
within rear- and side-yard setback areas. 

 
 

17.96.060.E.3 – Compatibility of Design Conformance 
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. 

N/A 

Finding: The subject property is developed with an existing nonconforming single-family 
residence that was constructed in 1977 and is proposed to be demolished. While the existing 
home is more than 50 years old, the building is not designated on the city’s adopted Historic 
Building/Site List. Review by the Historic Preservation Commission is not required; however, a 
demolition permit cannot be issued for the existing residence until a 60-day waiting period has 
concluded (KMC §15.16.040.B3) and a complete building permit application for a replacement 
project on the property has been accepted by the city and required fees have been paid (KMC 
§17.20.010.B). 
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17.96.060.F.1 – Architectural Conformance 
Building(s) shall provide unobstructed pedestrian access to the nearest 
sidewalk and the entryway shall be clearly defined. 

N/A 

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks 
are required when substantial improvements are made, which include the Community Core, 
all tourist zone districts, and all light industrial districts. The subject property is located within 
the LR Zone and sidewalks are not required to be installed for the project. This standard is not 
applicable. 

 
 

17.96.060.F.2 – Architectural Conformance 
The building character shall be clearly defined by use of architectural 
features. 

YES 

Finding: Elevations for the proposed home are included on Sheet A201 and A202 of the 
project plans. The home’s character is defined by the curved wall of second-level great room 
that connects to this terrace. These features create an eye-catching building form that 
provides visual interest. The project design is mountain modern combining more rustic and 
natural materials with large windows, clean lines, hard edges, and a flat green roof.  

 
 

17.96.060.F.3 – Architectural Conformance 
There shall be continuity of materials, colors and signing within the project. YES 

Finding: The project uses wood, stone, and glass along all facades of the building. The different 
shapes, sizes, and placement of these exterior materials add variety and animates each 
facade.  

 
 

17.96.060.F.4 – Architectural Conformance 
Accessory structures, fences, walls and landscape features within the 
project shall match or complement the principal building. 

YES 

Finding: No accessory structures or fences are proposed. The project proposes landscaping 
improvements that restore disturbed hillside areas. These landscaping improvements 
complement and soften the visual appearance of the single-family residence. The rear- and 
side-yard setback areas will be restored and revegetated with native grasses and sage brush. 
New aspen trees will be installed to enhance the existing grove on the property and new 
native chokecherries will be installed to screen utilities. 
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17.96.060.F.5 – Architectural Conformance 
Building walls shall provide undulation/relief, thus reducing the appearance 
of bulk and flatness. 

YES 

Finding: The design incorporates variation in architectural features and materials across all 
facades. The elevations included on Sheets A201 and A202 of the project plans show that the 
building walls provide visual relief through exterior material differentiation and slight 
modulations in building mass to reduce the appearance of bulk and flatness.  

 
17.96.060.F.6 – Architectural Conformance 

Building(s) shall orient toward their primary street frontage. YES 

Finding: The project will improve the existing driveway access along Spruce Avenue. A new 
gravel path is proposed connecting the driveway to the home’s main entrance at the south 
elevation fronting 6th Street.  

 
17.96.060.F.7 – Architectural Conformance 

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

YES 

Finding: No satellite receivers are proposed for the project. As shown on Sheet A101, the 
garage contains storage space to accommodate garbage bins. The garbage storage area will be 
contained with the enclosed garage and fully screened from public view.   

 
17.96.060.F.8 – Architectural Conformance 

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

YES 

Finding: The roof plan provided on Sheet A104 shows that roof drains will be installed on the 
sedum-green roof system. These roof drains will lead to vertical drainpipes within wall 
assemblies. The entry patio at the south elevation is partially covered  
providing weather protection for residents.   

 
17.96.060.G.1 – Circulation Design Conformance 

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

N/A 

Finding: N/A. This redevelopment project is located within the Knob Hill area, an existing low-
density residential neighborhood. The site is not contiguous to existing pedestrian, equestrian, 
or bicycle easements or pathways.  
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17.96.060.G.2 – Circulation Design Conformance 
Awnings extending over public sidewalks shall extend five feet or more across 
the public sidewalk but shall not extend within two feet of parking or travel 
lanes within the right-of-way. 

N/A 

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where sidewalks 
are required when substantial improvements are made, which include the CC, all tourist zone 
districts, and all light industrial districts. The subject property is located in the LR Zone and 
sidewalks are not required to be installed for this project. 

 
 

17.96.060.G.3 – Circulation Design Conformance 
Traffic shall flow safely within the project and onto adjacent streets. 
Traffic includes vehicle, bicycle, pedestrian and equestrian use. 
Consideration shall be given to adequate sight distances and proper 
signage. 

YES 
Condition #4 

Finding: The applicant has proposed improving the existing driveway by re-grading to comply 
with Fire Department requirements, installing a snowmelt system that terminates at the front 
property line, and resurfacing with new asphalt. The existing grade of the existing driveway 
slopes uphill 14.5% towards the garage from its access along Spruce Avenue, exceeding the 7% 
maximum grade permitted by the Fire Department. The applicant has proposed grading 
improvements that flatten the existing driveway. The proposed driveway grade slopes down 
1.4% towards the garage from its access along Spruce Avenue and complies with Fire 
Department requirements.  
 
The proposed driveway improvements have been reviewed by the City Engineer, Streets 
Department, and Fire Department. The driveway improvements comply with all applicable 
standards for private driveway specified in Ketchum Municipal Code §12.03.030.L. 
 
Pursuant to condition no. 4, the applicant shall submit final civil drawings prepared by an 
engineer registered in the State of Idaho that provide specifications for the proposed driveway 
and right-of-way improvements for final review and approval by the City Engineer and Streets 
Department prior to issuance of a building permit for the project. 

 
17.96.060.G.4 – Circulation Design Conformance 

Curb cuts and driveway entrances shall be no closer than 20 feet to the 
nearest intersection of two or more streets, as measured along the property 
line adjacent to the right-of-way. Due to site conditions or current/projected 
traffic levels or speed, the City Engineer may increase the minimum distance 
requirements. 

YES 

Finding: The existing driveway is located over 150 feet away from the nearest intersection of 
Spruce Avenue and 6th Street.    
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17.96.060.G.5 – Circulation Design Conformance 

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

YES 
Condition #2 

Finding: The portion of Spruce Avenue north from 6th Street is not, and cannot be, maintained 
by the city due to its steep grade. During department review, planning staff requested the 
applicant provide more information on how this portion of Spruce Avenue is currently 
maintained, including who is responsible for snow removal. The applicant responded that 
there is a shared verbal agreement between all property owners on north Spruce Avenue to 
remove snow whenever necessary. Condition #2 will ensure that unobstructed access to the 
project will be maintained: 

Condition of Approval No. 2:  A roadway maintenance agreement with between the 
impacted properties on north Spruce Avenue and the city, or at a minimum between the 
subject property owner and the city, to memorialize that the property owners are 
responsible for providing unobstructed access by removing snow, maintaining, and 
repairing the portion of Spruce Avenue north from 6th Street is required. The roadway 
maintenance agreement must be approved by the City Council and recorded with the 
office of the Blaine County Clerk and Recorder executed prior to or concurrent with final 
plat approval. The final plat shall include a note that references the instrument number 
for the recorded roadway maintenance agreement. 

 
 

17.96.060.H.1 – Snow Storage Conformance 
Snow storage areas shall not be less than 30 percent of the improved parking 
and pedestrian circulation areas. 

N/A 

Finding: The site grading and drainage plan on Sheet C1.1 has been revised to show the 
location and dimensions of the heated driveway area and snowmelt system. The entirety of 
the driveway on the subject property will be heated. The proposed snowmelt system 
terminates at the property line and does not encroach into the Spruce Avenue public right-of-
way. All improved parking and pedestrian circulation areas on the subject property are heated, 
which is permitted as an alternative to providing on-site snow storage areas by Ketchum 
Municipal Code §17.96.060.H4. 

 
 

17.96.060.H.2 – Snow Storage Conformance 
Snow storage areas shall be provided on site. N/A 

Finding: The applicant has proposed to snowmelt all parking and pedestrian circulation areas, 
which is permitted as an alternative to providing on-site snow storage area by Ketchum 
Municipal Code §17.96.060.H4. 
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17.96.060.H.3 – Snow Storage Conformance 
A designated snow storage area shall not have any dimension less than five 
feet and shall be a minimum of 25 square feet. 

N/A 

Finding: N/A as no snow storage areas have been provided on-site. The applicant has 
proposed snowmelt in lieu of providing any snow storage areas on site. 
 

 
17.96.060.H.4 – Snow Storage Conformance 

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

YES 
 

Finding: The site grading and drainage plan on Sheet C1.1 has been revised to show the 
location and dimensions of the heated driveway area and snowmelt system. The entirety of 
the driveway on the subject property will be heated. The proposed snowmelt system 
terminates at the property line and does not encroach into the Spruce Avenue public right-of-
way. 

 
17.96.060.I.1 – Landscaping Conformance 

Landscaping is required for all projects. YES 

Finding: Landscaping has been provided for the project as indicated on Sheet L2.0 of the 
project plans.    

 
17.96.060.I.2 – Landscaping Conformance 

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

YES 

Finding:  
The rear- and side-yard setback areas will be restored and revegetated with native grasses and 
sage brush. New aspen trees will be installed to enhance the existing grove on the property 
and new native chokecherries will be installed to screen utilities. The proposed vegetation is 
readily adaptable to the site’s microclimate, soil conditions, orientation, and aspect and will 
restored disturbed hillside areas on the subject property.  

 
17.96.060.I.3 – Landscaping Conformance 

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

YES 

Finding: The landscape plan proposes drought-tolerant and native materials, including native 
grasses and sage brush, chokecherries, dogwoods, and aspen trees.   

 
 
 



691 N Spruce Avenue Residence: Design Review Standards Analysis  Page 11 of 17 
 

17.96.060.I.4 – Landscaping Conformance 
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. 

YES 

Finding: The subject property is surrounded by compatible low-density residential uses within 
the Knob Hill neighborhood. The proposed landscaping will soften the hard edges of the 
mountain-modern home and restore the surrounding hillside.  

 
17.96.060.J.1 – Public Amenities Conformance 

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. 

N/A 

Finding: The project’s pedestrian amenities including retaining and protecting the City’s 
existing art pedestal and street tree planters along the 4th Street sidewalk and a bicycle rack 
for public use. In the project narrative, the applicant states: “With over 3,100 square feet of 
activated sidewalk, this project will provide the only safe, uninterrupted, and fully ADA 
compliant access to Main Street on the block as it stretches up the hill. The heated sidewalk 
wraps the corner with covered awnings, five trees for natural screening and shad, planter 
boxes with native plantings, multiple sitting space for up to 16 seats, 8 bicycle parking stalls, 
and a designated art pedestal.”  

 
 
 

17.96.060.K.1 – Underground Encroachments Conformance 
Encroachments of below grade structures into required setbacks are subject 
to subsection 17.128.020.K of this title and shall not conflict with any 
applicable easements, existing underground structures, sensitive ecological 
areas, soil stability, drainage, other sections of this Code or other regulating 
codes such as adopted International Code Council Codes, or other site 
features concerning health, safety, and welfare. 

N/A 

Finding: N/A  
 

17.96.060.K.2 – Underground Encroachments Conformance 
No below grade structure shall be permitted to encroach into the riparian 
setback. 

N/A 

Finding: N/A  
 

FINDINGS REGARDING DESIGN REVIEW STANDARDS – COMMUNITY CORE 
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17.96.070.A.1 – Streets Conformance 
Street trees, streetlights, street furnishings, and all other street improvements 
shall be installed or constructed as determined by the Public Works 
Department. 

YES 
Conditions  

#2 & #4 

Finding: The placement of all street trees and streetlights require final review and approval by 
the City Engineer and Streets Department. Adequate clearance must be provided around all 
obstacles within the right-of-way, including street trees, grates, and lights. Final drawings 
prepared by an Idaho-licensed engineer for all associated right-of-way improvements shall be 
submitted with the building permit application to be verified, reviewed, and approved by the 
City Engineer and Streets Department pursuant to condition #2. Final review of all 
improvements to the right-of-way will be completed prior to issuance of a building permit for 
the project.  
  
The project requires a ROW Encroachment Permit for the pavers and snowmelt system 
proposed to be installed for the sidewalks along Main and 4th Streets as well as the heated 
paver apron within the alley right-of-way. Pursuant to condition #4, the applicant shall submit 
the ROW Encroachment Application prior to issuance of a building permit for the project for 
review and approval by the City Council. 

 
17.96.070.A.2 – Streets Conformance 

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

YES 

Finding: The landscape plan, Sheet C1.1, and Sheet C0.2 show that the new street tree 
installed along the Main Street sidewalk will have a minimum caliper size of 3 inches and will 
be placed in a tree grate per City right-of-way standards.  

 
17.96.070.A.3 – Streets Conformance 

Due to site constraints, the requirements of this subsection A may be 
modified by the Public Works Department. 

N/A 

Finding: Preliminary plans submitted with Design Review are reviewed by the City Engineer 
and Streets Department in concept only. Final drawings prepared by an Idaho-licensed 
engineer for all associated right-of-way improvements shall be submitted with the building 
permit application to be verified, reviewed, and approved by the City Engineer and Streets 
Department pursuant to condition #2. Final review of all improvements to the right-of-way will 
be completed prior to issuance of a building permit for the project. Modification to the 
requirements of Ketchum Municipal Code §17.96.070.A may be recommended by the City 
Engineer and Streets Department following review of the civil final drawings submitted with 
the building permit application. No modifications to these requirements have been 
recommended by the City Engineer or Streets Department at this time.   

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

YES 

Finding:  All four facades facing Main Street, 4th Street, the alley, interior side are design with 
both solid surfaces and window openings to avoid the creation of blank walls. The project uses 
brick veneer, bronze-painted metal, wood, and glass along all facades of the building. 

 
17.96.070.B.2 - Architectural Conformance 

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

N/A 

Finding: The ground-level building facades fronting Main and 4th streets include large 
storefront windows and glass doors. This ground-floor transparency creates an active, inviting, 
and pedestrian-friendly streetscape. transparent streetscape. While buildings may be built to 
front and street-side property lines in the CC-1 Zone, the applicant has setback the building 
approximately 5 feet along 4th Street. Concrete landscape planters have been provided within 
the setback area creating a buffer from the building and the sidewalk. The integration of 
landscape planters enhance the quality of the pedestrian experience along 4th Street. 

 
17.96.070.B.3 - Architectural Conformance 

For nonresidential portions of buildings, front facades shall be designed to 
not obscure views into windows. 

N/A 

Finding: See above analysis for Ketchum Municipal Code §17.96.070.B2. The front and street 
side facades include significant fenestration and do not obscure views into the windows of the 
retail units. The floor-to-ceiling height of the ground-level commercial space along Main Street 
is 12.5 feet. The floor-to-ceiling height of the 4th Street retail unit is 17 feet. While landscape 
planters border the setback areas along Main and 4th Streets, the predominant ground-level 
ceiling heights ensure that views into the storefront windows will not be obscured as the 
vegetation grows to maturity.  

 
17.96.070.B.4 - Architectural Conformance 

Roofing forms and materials shall be compatible with the overall style and 
character of the structure. Reflective materials are prohibited. 

YES 

Finding: The roof form and material is compatible with the overall style of the building. The 
roof form is flat and complement the project’s horizontal elements, including the ground-level 
metal canopies and the wood siding. No reflective materials are proposed.  

 
17.96.070.B.5 - Architectural Conformance 
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All pitched roofs shall be designed to sufficiently hold all snow with snow 
clips, gutters, and downspouts. 

N/A 

Finding: The project does not include pitched roofs.  
 

17.96.070.B.6 - Architectural Conformance 
Roof overhangs shall not extend more than three feet over a public sidewalk. 
Roof overhangs that extend over the public sidewalk shall be approved by the 
Public Works Department. 

YES  
Condition #4 

Finding: The ground-level canopy extends 4’-7’’ over the front property line along Main Street. 
Pursuant to condition of approval #4, the ROW Encroachment Agreement for all 
encroachments in the right-of-way, including the sidewalk pavers and snowmelt system and 
canopy overhang, must be approved by City Council prior to issuance of a building permit for 
the project.  
 

 
17.96.070.B.7 - Architectural Conformance 

Front porches and stoops shall not be enclosed on the ground floor by 
permanent or temporary walls, windows, window screens, or plastic or fabric 
materials. 

N/A 

Finding: The project does not include front porches or stoops on the front façade of the 
building.  

 
 
 
 
 

17.96.070.C.1 – Service Areas and Mechanical/Electrical Equipment Conformance 
Trash disposal areas and shipping and receiving areas shall be located within 
parking garages or to the rear of buildings. Trash disposal areas shall not be 
located within the public right-of-way and shall be screened from public 
views. 

YES 

Finding: As shown on Sheet A1.0 of the project plans, the garbage disposal room within the 
rear of building by the alley and fully screened from public view. Clear Creek Disposal has 
provided a letter dated March 10th, 2022 stating that they can adequately serve the 
development. The dumpster within the garbage disposal room will be installed on a glider 
system. Clear Creek Disposal will access the dumpster glider from the alley. 

 
17.96.070.C.2 – Service Areas and Mechanical/Electrical Equipment Conformance 
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Roof and ground mounted mechanical and electrical equipment shall be fully 
screened from public view. Screening shall be compatible with the overall 
building design. 

YES 
Condition #3 

Finding: The new transformer to serve the project will be installed at the north end of the alley 
and screened from public view by existing retaining walls. Idaho Power has provided a letter 
dated September 30th, 2022 stating that: "This project can be served from the planned 
installation of a three phase 120/208 transformer to be installed 70' north in the public right-
of-way and to be shared by the 5th and Main Street project currently under construction."  
 
Pursuant to condition #3, the electric and gas service line connections and meters must be 
specified on the utility plan submitted with the building permit application. The electric and 
gas meters shall be fully screened from public view. The proposed screening must be 
compatible with the overall building design and specified on the project plans to be reviewed 
and approved by planning staff to ensure compliance with Ketchum Municipal Code 
§17.96.070.C2. 
 
The roof-mounted electrical equipment will be screened from public view with parapet walls.  

 
17.96.070.D.1 - Landscaping Conformance 

When a healthy and mature tree is removed from a site, it shall be replaced 
with a new tree. Replacement trees may occur on or off site. 

YES 

Finding: The landscape plan indicates 2 existing deciduous trees are proposed to be removed 
from the site. These trees will be replaced with an Autumn Blaze Maple street tree installed 
along the Main Street sidewalk and a flowering crabapple tree installed within a planter along 
4th Street.   

 
17.96.070.D.2 - Landscaping Conformance 

Trees that are placed within a courtyard, plaza, or pedestrian walkway 
shall be placed within tree wells that are covered by tree grates. 

YES 

Finding: The landscape plan, Sheet C1.1, and Sheet C0.2 show that the new street tree 
installed along the Main Street sidewalk will have a minimum caliper size of 3 inches and will 
be placed in a tree grate per City right-of-way standards. 

 
17.96.070.D.3 - Landscaping Conformance 

The City arborist shall approve all parking lot and replacement trees. YES 

Finding: The City Arborist has approved the replacement trees.   
 

17.96.070.E.1 – Surface Parking Lots Conformance 
Surface parking lots shall be accessed from off the alley and shall be fully 
screened from the street. 

N/A 
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Finding: N/A. No surface parking lot is proposed. 
 

 
17.96.070.E.2 – Surface Parking Lots Conformance 

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

N/A 

Finding: N/A. The project does not include a surface parking lot. On-site parking is provided 
within the enclosed garages accessed from alley.  
 

 
17.96.070.E.3 – Surface Parking Lots Conformance 

Ground cover, low lying shrubs, and trees shall be planted within the planters 
and planter boxes. Tree grates or landscaping may be used in tree wells 
located within pedestrian walkways. 

N/A 

Finding: N/A as no surface parking lots are proposed for the project.  
 

 
17.96.070.F.1 – Bicycle Parking Conformance 

One bicycle rack, able to accommodate at least two bicycles, shall be 
provided for every four parking spaces as required by the proposed use. At a 
minimum, one bicycle rack shall be required per development. 

YES 

Finding: Two bike racks accommodating at least two bicycles are required to be provided for 
the project. Sheet C1.1 indicates that a bike rack accommodating 6 bicycles is provided by 
the primary building entrance along Main Street.   

 
17.96.070.F.2 – Bicycle Parking Conformance 

When the calculation of the required number of bicycle racks called for in this 
section results in a fractional number, a fraction equal to or greater than one-
half shall be adjusted to the next highest whole number. 

YES 

Finding: 8 parking spaces are required to be provided on-site to satisfy the project’s parking 
demand and 2 bike racks are required. 

 
 

17.96.070.F.3 – Bicycle Parking Conformance 
Bicycle racks shall be clearly visible from the building entrance they serve and 
not mounted less than 50 feet from said entrance or as close as the nearest 
non-ADA parking space, whichever is closest. Bicycle racks shall be located to 

YES 
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achieve unobstructed access from the public right-of-way and not in areas 
requiring access via stairways or other major obstacles. 

Finding: N/A. Ketchum Municipal Code 17.124.140 outlines the zone districts where 
sidewalks are required when substantial improvements are made, which include the CC, all 
tourist zone districts, and all light industrial districts. The subject property is located in the 
LR Zone and sidewalks are not required to be installed for this project. 
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691 N SPRUCE AVENUE RESIDENCE 

LOT CONSOLIDATION PRELIMINARY PLAT STANDARDS ANALYSIS 
 

Preliminary Plat Requirements (Ketchum Municipal Code §16.04.030) 
Compliant  

Yes No N/A City Code  City Standards 
☒ ☐ ☐ 16.04.030.C.1 The subdivider shall file with the administrator copies of the completed 

subdivision application form and preliminary plat data as required by this 
chapter. 

Findings The City of Ketchum Planning and Building Department received the 
subdivision application and all applicable application materials on 
September 1, 2022. 

☒ ☐ ☐ 16.04.030.J Contents Of Preliminary Plat: The preliminary plat, together with all 
application forms, title insurance report, deeds, maps, and other 
documents reasonably required, shall constitute a complete subdivision 
application.  

Findings The subdivision application was deemed complete on October 13, 2022. 
☒ ☐ ☐ 16.04.030.J.1 The preliminary plat shall be drawn to a scale of not less than one inch 

equals one hundred feet (1" = 100') and shall show the following:  
The scale, north point and date. 

Findings This standard is met as shown on Sheet 1 of the preliminary plat. 
☒ ☐ ☐ 16.04.030.J.2 The name of the proposed subdivision, which shall not be the same or 

confused with the name of any other subdivision in Blaine County, Idaho. 

Findings As shown on Sheet 1 of the preliminary plat, the plat is titled “Lot 7A, Block 
91, Ketchum Townsite” which is not the same as any other subdivision in 
Blaine County, Idaho. 

☒ ☐ ☐ 16.04.030.J.3 The name and address of the owner of record, the subdivider, and the 
engineer, surveyor, or other person preparing the plat. 

Findings The name of the owner and surveyor is shown on Sheet 1 of the plat. The 
plat was prepared by Mark E. Phillips of Galena Engineering.  

☒ ☐ ☐ 16.04.030.J.4 Legal description of the area platted. 
Findings The legal description of the area platted is shown on page 1 of the 

preliminary plat.   
☒ ☐ ☐ 16.04.030.J.5 The names and the intersecting boundary lines of adjoining subdivisions 

and parcels of property. 
Findings The preliminary plat shows adjacent lots 1A, 3, 4, 5A, and 6A located 

within block 91 of the original Ketchum Townsite.   
☒ ☐ ☐ 16.04.030.J.6 A contour map of the subdivision with contour lines and a maximum 

interval of five feet (5') to show the configuration of the land based upon 
the United States geodetic survey data, or other data approved by the city 
engineer. 
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Findings Existing site conditions, including topography, are included on the project 
plans submitted with Mountain Overlay Design Review Application File No. 
P22-042B.   

☒ ☐ ☐ 16.04.030.J.7 The scaled location of existing buildings, water bodies and courses and 
location of the adjoining or immediately adjacent dedicated streets, 
roadways and easements, public and private. 

Findings Sheet 1 of the preliminary plat shows the location of Walnut Avenue, 
Spruce Avenue, 6th Street, unimproved 7th Street, and the unimproved 
block 91 alleyway. The property does not contain any public or private 
easements. The property is currently vacant.  

☒ ☐ ☐ 16.04.030.J.8 Boundary description and the area of the tract. 
Findings Sheet 1 provides the boundary description of the area. The total area of 

Lot 1A is 10,989 as noted on the preliminary plat map. 
☒ ☐ ☐ 16.04.030.J.9 Existing zoning of the tract. 

Findings Plat note #5 on Sheet 1 of the preliminary plat specifies that the subject 
property is located within the City’s Limited Residential Zoning District.  

☒ ☐ ☐ 16.04.030.J.10 The proposed location of street rights of way, lots, and lot lines, 
easements, including all approximate dimensions, and including all 
proposed lot and block numbering and proposed street names. 

Findings The preliminary plat shows the location and property lines for consolidated 
Lot 7A. No new streets or blocks are being proposed with this application. 

☐ ☐ ☒ 16.04.030.J.11 The location, approximate size and proposed use of all land intended to 
be dedicated for public use or for common use of all future property 
owners within the proposed subdivision. 

Findings This standard is not applicable as there is no requirement or proposal for 
land dedicated to public use.  

☐ ☐ ☒ 16.04.030.J.12 The location, size and type of sanitary and storm sewers, water mains, 
culverts and other surface or subsurface structures existing within or 
immediately adjacent to the proposed sanitary or storm sewers, water 
mains, and storage facilities, street improvements, street lighting, curbs, 
and gutters and all proposed utilities. 

Findings This standard does not apply as this preliminary plat proposes to 
consolidate two existing lots within the original Ketchum Townsite. No 
utility, drainage, or right-of-way improvements are proposed or required 
for the lot consolidation preliminary plat application. Sheets C1.1 and C1.2 
of the project plans submitted with Mountain Overlay Design Review 
Application File No. P22-042B show the utility, drainage, and right-of-way 
improvements proposed for the project.     

☐ ☐ ☒ 16.04.030.J.13 The direction of drainage, flow and approximate grade of all streets. 
Findings This standard does not apply as no new streets are proposed. 

☐ ☐ ☒ 16.04.030.J.14 The location of all drainage canals and structures, the proposed method 
of disposing of runoff water, and the location and size of all drainage 
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easements, whether they are located within or outside of the proposed 
plat. 

Findings This standard does not apply as no new drainage canals or structures are 
proposed. 

☐ ☐ ☒ 16.04.030.J.15 All percolation tests and/or exploratory pit excavations required by state 
health authorities. 

Findings This standard does not apply as no additional tests are required. 

☐ ☐ ☒ 16.04.030.J.16 A copy of the provisions of the articles of incorporation and bylaws of 
homeowners' association and/or condominium declarations to be filed 
with the final plat of the subdivision. 

Findings This standard does not apply to the subdivision application for the lot 
consolidation.  

☒ ☐ ☐ 16.04.030.J.17 Vicinity map drawn to approximate scale showing the location of the 
proposed subdivision in reference to existing and/or proposed arterials 
and collector streets. 

Findings Sheet 1 of the preliminary plat includes a vicinity map.   
☐ ☐ ☒ 16.04.030.J.18 The boundaries of the floodplain, floodway and avalanche zoning district 

shall also be clearly delineated and marked on the preliminary plat. 
Findings The subject property is not within a floodplain, floodway, or avalanche 

zone district. 
☒ ☐ ☐ 16.04.030.J.19 Building envelopes shall be shown on each lot, all or part of which is 

within a floodway, floodplain, or avalanche zone; or any lot that is 
adjacent to the Big Wood River, Trail Creek, or Warm Springs Creek; or 
any lot, a portion of which has a slope of twenty five percent (25%) or 
greater; or upon any lot which will be created adjacent to the intersection 
of two (2) or more streets. 

Findings The subject property is comprised of two separate lots located within the 
block 91 of the original Ketchum Townsite. The subject property is 
developed with an existing, nonconforming single-family residence that 
was constructed in 1977 prior to the city’s adoption of the Mountain 
Overlay in 1989. The contours of the subject property and the adjacent 
undisturbed hillside show that the natural slope of the development parcel 
exceeded 25% prior to the construction of the existing home in 1977.  The 
applicant has proposed consolidating the two lots so that the new single-
family residence will comply with the setbacks required in the LR Zone. The 
lot consolidation preliminary plat must comply with all subdivision design 
and development standards specified in KMC §16.04.040. Building 
envelopes are required to be established on lots that contain areas of 25% 
or greater slope based on natural contours. These building envelopes must 
be established outside of hillsides with 25% and greater slopes (KMC 
§16.04.040.F2) unless the request qualifies for one of two waivers outlined 
in the subdivision code. The application qualifies for the first waiver 
outlined, which states a waiver may be considered, “for lot line shifts of 
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parcels that are entirely within slopes of 25% or greater to create a 
reasonable building envelope, and mountain overlay design review 
standards and all other City requirements are met.” The applicant has 
requested a waiver to create a reasonable building envelope on the 
consolidated development parcel. 

☒ ☐ ☐ 16.04.030.J.20 Lot area of each lot. 
Findings Sheet 1 of the preliminary plat shows that the area of consolidated Lot 7A 

is 16,681 square feet.    
☒ ☐ ☐ 16.04.030.J.21 Existing mature trees and established shrub masses. 

Findings Sheet 1 of the preliminary plat shows existing conifer and deciduous trees.    
☒ ☐ ☐ 16.04.030.J.22 A current title report shall be provided at the time that the preliminary 

plat is filed with the administrator, together with a copy of the owner's 
recorded deed to such property. 

Findings The applicant submitted a title commitment issued by Sun Valley Title 
Company, and a quitclaim deed recorded at Instrument Number 675673 
with the preliminary plat application. 

☒ ☐ ☐ 16.04.030.J.23 Three (3) copies of the preliminary plat shall be filed with the 
administrator. 

Findings The City of Ketchum received digital copies of the preliminary plat at the 
time of application. 

 
 

Subdivision Development & Design Standards (Ketchum Municipal Code §16.04.040) 
Compliant  

Yes No N/A City Code  City Standards 
☐ ☐ ☒ 16.04.040.A Required Improvements: The improvements set forth in this section shall 

be shown on the preliminary plat and installed prior to approval of the 
final plat. Construction design plans shall be submitted and approved by 
the city engineer. All such improvements shall be in accordance with the 
comprehensive plan and constructed in compliance with construction 
standard specifications adopted by the city. Existing natural features 
which enhance the attractiveness of the subdivision and community, such 
as mature trees, watercourses, rock outcroppings, established shrub 
masses and historic areas, shall be preserved through design of the 
subdivision. 

Findings This standard is not applicable as this project combines two lots within the 
original Ketchum Townsite. No improvements are proposed or required for 
the lot consolidation. 

☐ ☐ ☒ 16.04.040.B Improvement Plans: Prior to approval of final plat by the commission, the 
subdivider shall file two (2) copies with the city engineer, and the city 
engineer shall approve construction plans for all improvements required 
in the proposed subdivision. Such plans shall be prepared by a civil 
engineer licensed in the state. 
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Findings This standard is not applicable as this project combines two lots within the 
original Ketchum Townsite. No additional improvements are proposed or 
required for the lot consolidation.    

☐ ☐ ☒ 16.04.040.C Prior to final plat approval, the subdivider shall have previously 
constructed all required improvements and secured a certificate of 
completion from the city engineer. However, in cases where the required 
improvements cannot be constructed due to weather conditions or other 
factors beyond the control of the subdivider, the city council may accept, 
in lieu of any or all of the required improvements, a performance bond 
filed with the city clerk to ensure actual construction of the required 
improvements as submitted and approved. Such performance bond shall 
be issued in an amount not less than one hundred fifty percent (150%) of 
the estimated costs of improvements as determined by the city engineer. 
In the event the improvements are not constructed within the time 
allowed by the city council (which shall be one year or less, depending 
upon the individual circumstances), the council may order the 
improvements installed at the expense of the subdivider and the surety. 
In the event the cost of installing the required improvements exceeds the 
amount of the bond, the subdivider shall be liable to the city for 
additional costs. The amount that the cost of installing the required 
improvements exceeds the amount of the performance bond shall 
automatically become a lien upon any and all property within the 
subdivision owned by the owner and/or subdivider. 

Findings This standard is not applicable as this project combines two lots within the 
original Ketchum Townsite. No additional improvements are proposed or 
required for the lot consolidation.    

☐ ☐ ☒ 16.04.040.D As Built Drawing: Prior to acceptance by the city council of any 
improvements installed by the subdivider, two (2) sets of as built plans 
and specifications, certified by the subdivider's engineer, shall be filed 
with the city engineer. Within ten (10) days after completion of 
improvements and submission of as built drawings, the city engineer shall 
certify the completion of the improvements and the acceptance of the 
improvements, and shall submit a copy of such certification to the 
administrator and the subdivider. If a performance bond has been filed, 
the administrator shall forward a copy of the certification to the city clerk. 
Thereafter, the city clerk shall release the performance bond upon 
application by the subdivider. 

Findings This standard is not applicable as this project combines two lots within 
the original Ketchum Townsite. No additional improvements are proposed 
or required for the lot consolidation.    

☐ ☐ ☒ 16.04.040.E Monumentation: Following completion of construction of the required 
improvements and prior to certification of completion by the city 
engineer, certain land survey monuments shall be reset or verified by the 
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subdivider's engineer or surveyor to still be in place. These monuments 
shall have the size, shape, and type of material as shown on the 
subdivision plat. The monuments shall be located as follows: 

1. All angle points in the exterior boundary of the plat. 
2. All street intersections, points within and adjacent to the final 
plat. 
3. All street corner lines ending at boundary line of final plat. 
4. All angle points and points of curves on all streets. 

5. The point of beginning of the subdivision plat description. 
Findings The applicant shall meet the required monumentation standards prior to 

recordation of the final plat. 
☒ ☐ ☐ 16.04.040.F Lot Requirements: 

1. Lot size, width, depth, shape and orientation and minimum building 
setback lines shall be in compliance with the zoning district in which the 
property is located and compatible with the location of the subdivision 
and the type of development, and preserve solar access to adjacent 
properties and buildings. 
2. Whenever a proposed subdivision contains lot(s), in whole or in part, 
within the floodplain, or which contains land with a slope in excess of 
twenty five percent (25%), based upon natural contours, or creates 
corner lots at the intersection of two (2) or more streets, building 
envelopes shall be shown for the lot(s) so affected on the preliminary and 
final plats. The building envelopes shall be located in a manner designed 
to promote harmonious development of structures, minimize congestion 
of structures, and provide open space and solar access for each lot and 
structure. Also, building envelopes shall be located to promote access to 
the lots and maintenance of public utilities, to minimize cut and fill for 
roads and building foundations, and minimize adverse impact upon 
environment, watercourses and topographical features. Structures may 
only be built on buildable lots. Lots shall only be created that meet the 
definition of "lot, buildable" in section 16.04.020 of this chapter. Building 
envelopes shall be established outside of hillsides of twenty five percent 
(25%) and greater and outside of the floodway. A waiver to this standard 
may only be considered for the following: 
a. For lot line shifts of parcels that are entirely within slopes of twenty five 
percent (25%) or greater to create a reasonable building envelope, and 
mountain overlay design review standards and all other city requirements 
are met. 
b. For small, isolated pockets of twenty five percent (25%) or greater that 
are found to be in compliance with the purposes and standards of the 
mountain overlay district and this section. 
3. Corner lots shall have a property line curve or corner of a minimum 
radius of twenty five feet (25') unless a longer radius is required to serve 
an existing or future use. 
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4. Side lot lines shall be within twenty degrees (20°) to a right angle or 
radial line to the street line. 
5. Double frontage lots shall not be created. A planting strip shall be 
provided along the boundary line of lots adjacent to arterial streets or 
incompatible zoning districts.  
6. Every lot in a subdivision shall have a minimum of twenty feet (20') of 
frontage on a dedicated public street or legal access via an easement of 
twenty feet (20') or greater in width. Easement shall be recorded in the 
office of the Blaine County recorder prior to or in conjunction with 
recordation of the final plat. 

Findings Standard #3 through #6 are not applicable as the preliminary plat 
consolidates two existing lots and no new lots will be created.  
 
The lot consolidation preliminary plat complies with standard #1. The 
applicant has proposed consolidating the two lots so that the new single-
family residence will comply with the dimensional standards and setbacks 
required in the LR Zone.  
 
The contours of the site and the adjacent undisturbed hillside show that 
the natural slope of the development parcel exceeded 25% prior to the 
construction of the existing nonconforming home in 1977. The applicant 
has requested a waiver to create a reasonable building envelope on the 
consolidated development parcel.  The application qualifies for the first 
waiver outlined, which states a waiver may be considered, “for lot line 
shifts of parcels that are entirely within slopes of 25% or greater to create 
a reasonable building envelope, and mountain overlay design review 
standards and all other City requirements are met.” The proposed building 
envelope has been established at the lower elevation of the consolidated 
parcel. The proposed home is sited at the lower elevation of the parcel 
preserving the natural topography of the hillside above. The project 
protects the natural hillside by: (1) conforming to the existing home’s 
building footprint and (2) containing all construction activity within the 
existing limits of disturbance on the subject property. 

☐ ☐ ☒ 16.04.040.G G. Block Requirements: The length, width and shape of blocks within a 
proposed subdivision shall conform to the following requirements: 

1. No block shall be longer than one thousand two hundred 
feet (1,200'), nor less than four hundred feet (400') 
between the street intersections, and shall have sufficient 
depth to provide for two (2) tiers of lots. 

2. Blocks shall be laid out in such a manner as to comply with 
the lot requirements. 

3. The layout of blocks shall take into consideration the 
natural topography of the land to promote access within 
the subdivision and minimize cuts and fills for roads and 
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minimize adverse impact on environment, watercourses 
and topographical features. 

4. Corner lots shall contain a building envelope outside of a 
seventy five foot (75') radius from the intersection of the 
streets. 

Findings N/A. This standard is not applicable as this project proposes to combine 
two existing lots within the original Ketchum Townsite. This application 
does not create a new block. 

☐ ☐ ☒ 16.04.040.H Street Improvement Requirements: 
1. The arrangement, character, extent, width, grade and location of all 
streets put in the proposed subdivision shall conform to the 
comprehensive plan and shall be considered in their relation to existing 
and planned streets, topography, public convenience and safety, and the 
proposed uses of the land; 
2. All streets shall be constructed to meet or exceed the criteria and 
standards set forth in chapter 12.04 of this code, and all other applicable 
ordinances, resolutions or regulations of the city or any other 
governmental entity having jurisdiction, now existing or adopted, 
amended or codified; 
3. Where a subdivision abuts or contains an existing or proposed arterial 
street, railroad or limited access highway right of way, the council may 
require a frontage street, planting strip, or similar design features; 
4. Streets may be required to provide access to adjoining lands and 
provide proper traffic circulation through existing or future 
neighborhoods; 
5. Street grades shall not be less than three-tenths percent (0.3%) and not 
more than seven percent (7%) so as to provide safe movement of traffic 
and emergency vehicles in all weather and to provide for adequate 
drainage and snow plowing; 
6. In general, partial dedications shall not be permitted, however, the 
council may accept a partial street dedication when such a street forms a 
boundary of the proposed subdivision and is deemed necessary for the 
orderly development of the neighborhood, and provided the council finds 
it practical to require the dedication of the remainder of the right of way 
when the adjoining property is subdivided. When a partial street exists 
adjoining the proposed subdivision, the remainder of the right of way 
shall be dedicated; 
7. Dead end streets may be permitted only when such street terminates 
at the boundary of a subdivision and is necessary for the development of 
the subdivision or the future development of the adjacent property. 
When such a dead end street serves more than two (2) lots, a temporary 
turnaround easement shall be provided, which easement shall revert to 
the adjacent lots when the street is extended; 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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8. A cul-de-sac, court or similar type street shall be permitted only when 
necessary to the development of the subdivision, and provided, that no 
such street shall have a maximum length greater than four hundred feet 
(400') from entrance to center of turnaround, and all cul-de-sacs shall 
have a minimum turnaround radius of sixty feet (60') at the property line 
and not less than forty five feet (45') at the curb line; 
9. Streets shall be planned to intersect as nearly as possible at right 
angles, but in no event at less than seventy degrees (70°); 
10. Where any street deflects an angle of ten degrees (10°) or more, a 
connecting curve shall be required having a minimum centerline radius of 
three hundred feet (300') for arterial and collector streets, and one 
hundred twenty five feet (125') for minor streets; 
11. Streets with centerline offsets of less than one hundred twenty five 
feet (125') shall be prohibited; 
12. A tangent of at least one hundred feet (100') long shall be introduced 
between reverse curves on arterial and collector streets; 
13. Proposed streets which are a continuation of an existing street shall 
be given the same names as the existing street. All new street names shall 
not duplicate or be confused with the names of existing streets within 
Blaine County, Idaho. The subdivider shall obtain approval of all street 
names within the proposed subdivision from the commission before 
submitting same to council for preliminary plat approval; 
14. Street alignment design shall follow natural terrain contours to result 
in safe streets, usable lots, and minimum cuts and fills; 
15. Street patterns of residential areas shall be designed to create areas 
free of through traffic, but readily accessible to adjacent collector and 
arterial streets; 
16. Reserve planting strips controlling access to public streets shall be 
permitted under conditions specified and shown on the final plat, and all 
landscaping and irrigation systems shall be installed as required 
improvements by the subdivider; 
17. In general, the centerline of a street shall coincide with the centerline 
of the street right of way, and all crosswalk markings shall be installed by 
the subdivider as a required improvement; 
18. Street lighting may be required by the commission or council where 
appropriate and shall be installed by the subdivider as a requirement 
improvement; 
19. Private streets may be allowed upon recommendation by the 
commission and approval by the council. Private streets shall be 
constructed to meet the design standards specified in subsection H2 of 
this section; 
20. Street signs shall be installed by the subdivider as a required 
improvement of a type and design approved by the administrator and 
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shall be consistent with the type and design of existing street signs 
elsewhere in the city; 
21. Whenever a proposed subdivision requires construction of a new 
bridge, or will create substantial additional traffic which will require 
construction of a new bridge or improvement of an existing bridge, such 
construction or improvement shall be a required improvement by the 
subdivider. Such construction or improvement shall be in accordance with 
adopted standard specifications; 
22. Sidewalks, curbs and gutters may be a required improvement installed 
by the subdivider; and 
23. Gates are prohibited on private roads and parking 
access/entranceways, private driveways accessing more than one single-
family dwelling unit and one accessory dwelling unit, and public rights of 
way unless approved by the city council. 

Findings This standard is not applicable as this application proposes to combine 
two existing lots within the Ketchum Townsite. This proposal does not 
create a new street, private road, or bridge. 

☐ ☐ ☒ 16.04.040.I Alley Improvement Requirements: Alleys shall be provided in business, 
commercial and light industrial zoning districts. The width of an alley shall 
be not less than twenty feet (20'). Alley intersections and sharp changes 
in alignment shall be avoided, but where necessary, corners shall be 
provided to permit safe vehicular movement. Dead end alleys shall be 
prohibited. Improvement of alleys shall be done by the subdivider as 
required improvement and in conformance with design standards 
specified in subsection H2 of this section. 

Findings This standard is not applicable as this project combines two lots within the 
Ketchum Townsite and no alley improvements are proposed.      

☐ ☐ ☒ 16.04.040.J Required Easements: Easements, as set forth in this subsection, shall be 
required for location of utilities and other public services, to provide 
adequate pedestrian circulation and access to public waterways and 
lands. 
1. A public utility easement at least ten feet (10') in width shall be 
required within the street right of way boundaries of all private streets. A 
public utility easement at least five feet (5') in width shall be required 
within property boundaries adjacent to Warm Springs Road and within 
any other property boundary as determined by the city engineer to be 
necessary for the provision of adequate public utilities. 
2. Where a subdivision contains or borders on a watercourse, 
drainageway, channel or stream, an easement shall be required of 
sufficient width to contain such watercourse and provide access for 
private maintenance and/or reconstruction of such watercourse. 
3. All subdivisions which border the Big Wood River, Trail Creek and Warm 
Springs Creek shall dedicate a ten foot (10') fish and nature study 
easement along the riverbank. Furthermore, the council shall require, in 
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appropriate areas, an easement providing access through the subdivision 
to the bank as a sportsman's access. These easement requirements are 
minimum standards, and in appropriate cases where a subdivision abuts a 
portion of the river adjacent to an existing pedestrian easement, the 
council may require an extension of that easement along the portion of 
the riverbank which runs through the proposed subdivision. 
4. All subdivisions which border on the Big Wood River, Trail Creek and 
Warm Springs Creek shall dedicate a twenty five foot (25') scenic 
easement upon which no permanent structure shall be built in order to 
protect the natural vegetation and wildlife along the riverbank and to 
protect structures from damage or loss due to riverbank erosion. 
5. No ditch, pipe or structure for irrigation water or irrigation wastewater 
shall be constructed, rerouted or changed in the course of planning for or 
constructing required improvements within a proposed subdivision unless 
same has first been approved in writing by the ditch company or property 
owner holding the water rights. A written copy of such approval shall be 
filed as part of required improvement construction plans. 
6. Nonvehicular transportation system easements including pedestrian 
walkways, bike paths, equestrian paths, and similar easements shall be 
dedicated by the subdivider to provide an adequate nonvehicular 
transportation system throughout the city. 

Findings This standard is not applicable as no easements are proposed or required 
for this project. The project does not create a new private street. This 
property is not adjacent to Warm Springs Road. The property does not 
border a watercourse, drainageway, channel, or stream. 

☐ ☐ ☒ 16.04.040.K Sanitary Sewage Disposal Improvements: Central sanitary sewer systems 
shall be installed in all subdivisions and connected to the Ketchum sewage 
treatment system as a required improvement by the subdivider. 
Construction plans and specifications for central sanitary sewer extension 
shall be prepared by the subdivider and approved by the city engineer, 
council and Idaho health department prior to final plat approval. In the 
event that the sanitary sewage system of a subdivision cannot connect to 
the existing public sewage system, alternative provisions for sewage 
disposal in accordance with the requirements of the Idaho department of 
health and the council may be constructed on a temporary basis until 
such time as connection to the public sewage system is possible. In 
considering such alternative provisions, the council may require an 
increase in the minimum lot size and may impose any other reasonable 
requirements which it deems necessary to protect public health, safety 
and welfare. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. Sewer system 
improvements are not required for this lot consolidation. 
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☐ ☐ ☒ 16.04.040.L Water System Improvements: A central domestic water distribution 
system shall be installed in all subdivisions by the subdivider as a required 
improvement. The subdivider shall also be required to locate and install 
an adequate number of fire hydrants within the proposed subdivision 
according to specifications and requirements of the city under the 
supervision of the Ketchum fire department and other regulatory 
agencies having jurisdiction. Furthermore, the central water system shall 
have sufficient flow for domestic use and adequate fire flow. All such 
water systems installed shall be looped extensions, and no dead end 
systems shall be permitted. All water systems shall be connected to the 
municipal water system and shall meet the standards of the following 
agencies: Idaho department of public health, Idaho survey and rating 
bureau, district sanitarian, Idaho state public utilities commission, Idaho 
department of reclamation, and all requirements of the city. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. Water system 
improvements are not required for this lot consolidation. 

☐ ☐ ☒ 16.04.040.M Planting Strip Improvements: Planting strips shall be required 
improvements. When a predominantly residential subdivision is proposed 
for land adjoining incompatible uses or features such as highways, 
railroads, commercial or light industrial districts or off street parking 
areas, the subdivider shall provide planting strips to screen the view of 
such incompatible features. The subdivider shall submit a landscaping 
plan for such planting strip with the preliminary plat application, and the 
landscaping shall be a required improvement. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the Ketchum Townsite. Planting strip improvements are 
not required for this project. 

☐ ☐ ☒ 16.04.040.N Cuts, Fills, And Grading Improvements: Proposed subdivisions shall be 
carefully planned to be compatible with natural topography, soil 
conditions, geology and hydrology of the site, as well as to minimize cuts, 
fills, alterations of topography, streams, drainage channels, and disruption 
of soils and vegetation. The design criteria shall include the following: 
1. A preliminary soil report prepared by a qualified engineer may be 
required by the commission and/or council as part of the preliminary plat 
application. 
2. Preliminary grading plan prepared by a civil engineer shall be submitted 
as part of all preliminary plat applications. Such plan shall contain the 
following information: 

a. Proposed contours at a maximum of five foot (5') contour 
intervals. 
b. Cut and fill banks in pad elevations. 
c. Drainage patterns. 
d. Areas where trees and/or natural vegetation will be preserved. 
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e. Location of all street and utility improvements including 
driveways to building envelopes. 
f. Any other information which may reasonably be required by the 
administrator, commission or council to adequately review the 
affect of the proposed improvements. 

3. Grading shall be designed to blend with natural landforms and to 
minimize the necessity of padding or terracing of building sites, 
excavation for foundations, and minimize the necessity of cuts and fills for 
streets and driveways. 
4. Areas within a subdivision which are not well suited for development 
because of existing soil conditions, steepness of slope, geology or 
hydrology shall be allocated for open space for the benefit of future 
property owners within the subdivision. 
5. Where existing soils and vegetation are disrupted by subdivision 
development, provision shall be made by the subdivider for revegetation 
of disturbed areas with perennial vegetation sufficient to stabilize the soil 
upon completion of the construction. Until such times as such 
revegetation has been installed and established, the subdivider shall 
maintain and protect all disturbed surfaces from erosion. 
6. Where cuts, fills, or other excavations are necessary, the following 
development standards shall apply: 

a. Fill areas shall be prepared by removing all organic material 
detrimental to proper compaction for soil stability. 
b. Fills shall be compacted to at least ninety five percent (95%) of 
maximum density as determined by AASHO T99 (American 
Association of State Highway Officials) and ASTM D698 (American 
standard testing methods). 
c. Cut slopes shall be no steeper than two horizontal to one 
vertical (2:1). Subsurface drainage shall be provided as necessary 
for stability. 
d. Fill slopes shall be no steeper than three horizontal to one 
vertical (3:1). Neither cut nor fill slopes shall be located on natural 
slopes of three to one (3:1) or steeper, or where fill slope toes out 
within twelve feet (12') horizontally of the top and existing or 
planned cut slope. 

e. Toes of cut and fill slopes shall be set back from property boundaries a 
distance of three feet (3'), plus one-fifth (1/5) of the height of the cut or 
the fill, but may not exceed a horizontal distance of ten feet (10'); tops 
and toes of cut and fill slopes shall be set back from structures at a 
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the cut 
or the fill. Additional setback distances shall be provided as necessary to 
accommodate drainage features and drainage structures. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. No grading 
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improvements are proposed or required for the lot consolidation. The 
grading improvements are shown the project plans submitted with 
Mountain Overlay Design Review Application File No. P22-042B.  

☐ ☐ ☒ 16.04.040.O Drainage Improvements: The subdivider shall submit with the preliminary 
plat application such maps, profiles, and other data prepared by an 
engineer to indicate the proper drainage of the surface water to natural 
drainage courses or storm drains, existing or proposed. The location and 
width of the natural drainage courses shall be shown as an easement 
common to all owners within the subdivision and the city on the 
preliminary and final plat. All natural drainage courses shall be left 
undisturbed or be improved in a manner that will increase the operating 
efficiency of the channel without overloading its capacity. An adequate 
storm and surface drainage system shall be a required improvement in all 
subdivisions and shall be installed by the subdivider. Culverts shall be 
required where all water or drainage courses intersect with streets, 
driveways or improved public easements and shall extend across and 
under the entire improved width including shoulders. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. No drainage 
improvements are proposed or required for the lot consolidation. The 
drainage improvements are shown on the project plans approved with 
Mountain Overlay Design Review Application File No. P22-042B.  

☐ ☐ ☒ 16.04.040.P Utilities: In addition to the terms mentioned in this section, all utilities 
including, but not limited to, electricity, natural gas, telephone and cable 
services shall be installed underground as a required improvement by the 
subdivider. Adequate provision for expansion of such services within the 
subdivision or to adjacent lands including installation of conduit pipe 
across and underneath streets shall be installed by the subdivider prior to 
construction of street improvements. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. No utility 
improvements are proposed or required for the lot consolidation. The 
drainage improvements are shown on the project plans approved with 
Mountain Overlay Design Review Application File No. P22-042B. 

☐ ☐ ☒ 16.04.040.Q Off Site Improvements: Where the offsite impact of a proposed 
subdivision is found by the commission or council to create substantial 
additional traffic, improvements to alleviate that impact may be required 
of the subdivider prior to final plat approval, including, but not limited to, 
bridges, intersections, roads, traffic control devices, water mains and 
facilities, and sewer mains and facilities.  

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. Off-site improvements 
are not required or proposed with this project. 
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☒ ☐ ☐ 16.04.040.R Avalanche And Mountain Overlay: All improvements and plats (land, 
planned unit development, townhouse, condominium) created pursuant 
to this chapter shall comply with City of Ketchum Avalanche Zone District 
and Mountain Overlay Zoning District requirements as set forth in Title 
17 of this Code. 

Findings The project complies with all Mountain Overlay Zoning District 
requirements and the Mountain Overlay design review criteria and 
standards specified in  KMC §17.104.070.A. 

☐ ☐ ☒ 16.04.040.S Existing natural features which enhance the attractiveness of the 
subdivision and community, such as mature trees, watercourses, rock 
outcroppings, established shrub masses and historic areas, shall be 
preserved through design of the subdivision. 

Findings This standard is not applicable as this project proposes to combine two 
existing lots within the original Ketchum Townsite. The project plans 
submitted with Mountain Overlay Design Review Application File No. P22-
042B specify the existing mature vegetation that is proposed to remain on 
the subject property.    

 
 

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=1&find=17
https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=1&find=17
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KETCHUM PLANNING AND ZONING COMMISSION 
ZONING CODE INTERPRETATION 22-001 

NONCONFORMING BUILDING FOOTPRINTS IN MOUNTAIN OVERLAY  
 

INTERPRETATION QUESTION 
This zoning code interpretation addresses redeveloping nonconforming properties within the 
Mountain Overlay. Current code requires new buildings to be constructed in areas that have less 
than 25% slope (Ketchum Municipal Code §16.04.020) and building envelopes on new parcels to 
be located outside of a 25% slope. Existing homes on hillsides that were developed prior to the 
City’s establishment of the Mountain Overlay Zoning District in 1989 may not comply with 
current development standards. These homes are considered non-conforming buildings and may 
be maintained in their current condition. Nonconforming buildings and uses are governed under 
Chapter 17.136 of Ketchum Municipal Code. If a non-conforming structure is demolished, or a 
new parcel is created, then the new building and parcel must comply with all current 
development standards. Certain non-conforming building footprints and properties can not be 
brought into compliance with code. The fundamental question before the Commission was 
whether these non-conforming properties may be developed with a new home or if these non-
conforming properties would not be permitted to be redeveloped if the existing non-conforming 
home were to be demolished. If redevelopment was prohibited, property owners would only be 
able to repair, maintain, and enlarge their existing nonconforming homes in accordance with the 
standards specified in Chapter 17.136 of Ketchum Municipal Code. 
 
MOUNTAIN OVERLAY PURPOSE  
Hillside development standards protect the community character and health and safety by 
ensuring the adequate provision of public services and facilities, including fire protection. The 
Mountain Overlay standards prohibit the detrimental alteration of hillside that would adversely 
impact existing soils, drainage, and vegetation. The undeveloped hillsides surrounding Ketchum 
are one of Ketchum’s character-defining features. The Mountain Overlay Zoning District ensures 
the preservation of these hills, ridgelines, and natural features. The standards minimize the 
visual impact of development by directing building sites away from higher elevations and 
keeping hillsides open and unobstructed.  
 
ZONING NONCONFORMITIES 
Nonconformities are existing uses, buildings, lots, or site features that were legally established at 
the time they were created but no longer comply with current zoning code regulations. When 
land use regulations change, existing developments may not comply with the amended zoning 
code standards. Requiring owners to immediately bring their non-conforming buildings and uses 
into compliance following land use regulation changes would be a hardship. To mitigate this 
hardship, zoning codes set specific standards to address nonconformities. These standards 
generally allow owners to maintain nonconformities in their current condition but prohibit or 
limit substantial modifications and expansions. This approach assumes all nonconformities will 
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be phased out over time. Standards regulating zoning nonconformities balance the community’s 
interests in new land use objectives with private property interests in existing development.  
 
ZONING CODE INTERPRETATION IMPLICATIONS: HILLSIDE DISTURBANCE 
Redeveloping nonconforming building footprints may result in even more disturbance to the 
hillside. New single-family homes in Ketchum have trended towards replacing existing, smaller 
buildings with larger structures, which would have a greater impact on the hillside. Redeveloping 
these nonconforming properties to comply with current City building, fire, zoning, and streets 
standards could result in more hillside disturbance. For example, widening an existing street that 
accesses a nonconforming property would result in significantly more disturbance to the hillside.   
 
ZONING CODE INTERPRETATION IMPLICATIONS: VISIBILITY ON HILLSIDES 
Many non-conforming buildings in the Mountain Overlay are sited on prominent ridgelines and 
hilltops and are highly visible. Allowing these non-conforming building footprints to be 
redeveloped with new homes would perpetuate a condition that is no longer allowed. 
 
PLANNING AND ZONING COMMISSION INTERPRETATION  
The Commission determined that the redevelopment of existing non-conforming properties may 
be redeveloped under the following conditions: 
 

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

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

 
 This determination will apply to all existing non-conforming properties in hillside areas. 
 
 
 
 
 
 
 
 
 




	Compiled Attachments.pdf
	691 N Spruce - MODR - Submission Materials - Rev. 1 - 2023.01.13.pdf
	Sheets and Views
	A000
	VICINITY MAP
	VANTAGE POINTS
	EXISTING SITE PHOTOS
	EXISTING SITE PHOTOS (2)
	EXISTING SITE PHOTOS (3)
	PLAT_LOTS 7_8
	PLAT_LOTS 7_8_Joined
	EXISTING SITE CONDITIONS
	PROPOSED SITE PLAN
	CIVIL NOTES AND DETAILS
	LANDSCAPE PLAN_EXISTING
	LANDSCAPE PLAN_PROPOSED
	A101_1_8
	A102_1_8
	A103_1_8
	A104_1_8
	A112_1_8
	A201_1_8
	A202_1_8
	A301_1_8
	PROPOSED LIGHTING FIXTURES
	PROPOSED MATERIAL PALETTE
	3D COMPARISON
	CONSTRUCTION STAGING PLAN




