
                                                                                                              
                                                                            
                                                                           

 

 
 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
June 14, 2022 MEETING  

 
PROJECT:  402 Evergreen Ln Addition  
 
FILE NUMBER:  P22-033 
 
REPRESENTATIVE: David Barovetto, Architect   
 
OWNER: Junior Sealy 
 
REQUEST: Conditional Use Permit for addition with the Pines PUD 
 
LOCATION:  402 Evergreen Lane (Lot 14, Block 2, The Pines P.U.D.) 
 
ZONING:  General Residential – Low Density (GR-L)  
 
OVERLAY:  None 
 
NOTICE:   Notice was mailed to adjacent property owners on May 25, 2022 
 
REVIEWER: Adam Crutcher, Associate Planner 
 
BACKGROUND/SUMMARY 
The Applicant is requesting a Conditional Use Permit (CUP) for a 787 sq ft addition including a storage room 
and master bedroom to a residence located at 402 Evergreen Ln (the “subject property”). The residence is 
located within the Pines Planned Unit Development (PUD) which received approval on May 1, 1989. Per KMC 
16.08.140 Changes in Development Plan: “Minor changes in the location, siting or character of buildings and 
structures may be authorized by the Administrator, if required by engineering or other circumstances not 
foreseen at the time the PUD conditional use permit was approved. All such requests shall be in writing 
supported by such documentation as reasonably required by the Administrator. No change shall be authorized 
by the Administrator except in writing and shall not increase the size of any building or structure, or building 
envelope concept, nor change the location of any building or structure outside of an approved building 
envelope; provided, notwithstanding the foregoing, if the Administrator determines any proposed change may 
have a significant impact on the approved project, the Administrator may decline to administratively approve 
such change and shall forward same to the City Council for consideration.” As the request is to construct an 
addition which increases the size of the building and extends outside the building envelope set forth by the 
Pines PUD a conditional use permit is required to amend the Pines PUD. With the proposed addition the 
footprint, or building envelope, would increase by 620 square feet from 1,498 square feet to 2,118 square feet. 
The square footage of the building would increase from 1903 sq ft to 2,690 sq ft. Attachment B in the staff 
report is the approval and evaluation standards for the Pines PUD. Staff recommends the commission review 
the evaluation standards with regard to the proposed amendment and provide direction to staff. Although the 
addition is for one of the 26 units within the PUD, the Commission should review the project as to how it 
impacts/fits within the entire PUD. 
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Pines PUD History 
The Pines PUD was approved, with conditions, on May 1, 1989, to create a 26-unit single family detached 
home subdivision on 3.8 acres of land in the West Ketchum neighborhood (Attachment B). The Pines has a 
master plan which establishes building envelopes for each sub-lot and landscaping for the entire development 
(Attachment C). The Pines requested, and received, waivers for the development. The subject property was 
listed in one of the waivers which waived the requirement for a 15 ft front yard setback. The subject property 
was one of 9 properties within the development which received this front yard setback waiver. As a Planned 
Unit Development, the design, size and placement of the single-family homes are similar to each other and 
have been planned as a cohesive development through the PUD/CUP process.  This is unlike single family 
homes on separate parcels within Ketchum which are only subject to the underlining development standards.   
 
The Pines was approved with 10 conditions. One of those conditions applies to the proposed addition and is 
indicated as Condition #2 in Attachment B. Condition #2 states, “the access entry width at 6th St shall be 
narrowed by additional landscaping or other means to be approved by the Ketchum Planning and Zoning 
Commission through design review to help deter general public use of Pine Lane”. Said access entry was 
developed with landscaping on both sides of the entryway as seen on the master plan (Attachment C). The 
subject property is located on the southern side of the access entryway and staff’s comments on this aspect of 
the addition are stated later in the staff report. Although Condition #2 lists Pine Lane as the private road which 
cuts through the Pines development, the road has been renamed to present day Evergreen Lane. 
 
Prior Additions 
All other additions to homes in the Pines PUD have been subject to a Conditional Use Permit reviewed by the 
Planning and Zoning Commission, and in some cases, the City Council. Staff has found conditional use permit 
applications for 5 previous additions within the Pines PUD. These additions occurred from 1993 to 2006. 
Additions ranged from 18 sq ft to 388 square feet. Two of the five additions occurred on 310 Williams St (Lot 
12 of the Pines PUD) which although is legally a part of the Pines PUD, was built before the PUD was approved 
and is exempt for the Declaration of Covenants, Conditions and Restrictions for the subdivision. The other 3 
three additions include: 

• 502 Evergreen Lane: 388 sq ft addition to building footprint in 1993 
• 404 Evergreen Lane: 130 sq ft addition to building footprint in 1993 
• 108 Buss Elle: 18 sq ft addition to building footprint in 1995 

 
The additions which took place in 1993 received numerous public comments concerned about the addition 
and whether it would set a precedent. Commission members in the meetings for the approvals believed that 
because any addition would have to come through a public hearing where the Commission would be able to 
review each proposal on a case-by-case basis. Additions which occurred in 1995 and for 310 Williams St (1996 
and 2006) did not have any public comment and no substantive conversation between Commissioners 
regarding the additions. 
 
Considerations for Commission Review 
Addition Outside of Original Footprint 
The project has proposed additions on the north and south side of the existing residence. Each of the 26 units 
as part of the PUD were given building envelopes as seen in Attachment C. The proposed addition extends 
beyond the existing footprint with a storage room on the south side of the existing residence and a master 
bedroom to the north. The addition will use materials to match with the existing siding and roofing. The 
addition would increase the building footprint from its existing 1,498 sq ft to 2,118 sq ft.  The square footage 
of the building would increase from 1,903 sq ft to 2,690 sq ft. As stated above, there have been five requests 
for enlarging of the footprints within the Pines PUD which have been approved since the original PUD. This 
addition would be the largest, adding 620 sq ft to the building footprint while the previous largest addition was 
388 sq ft.  
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Design review for the original approval of the Pines PUD occurred on April 24th, 1989. The conditions of 
approval for the design review stated that the development would use three typical design and floor plans to 
be used interchangeably within project lots. As the addition would extend beyond the existing footprint, the 
residence would differ in floor plan compared to other units within the PUD. Staff is requesting the 
Commission determine whether the addition is compatible within the PUD based on the increased size and 
differing of architectural characteristics.  
 
Landscaping 
The master plan and condition of approval #2 for the Pines PUD indicate the northern portion of the subject 
property shall have landscaping which narrows the access off 6th St to dissuade the general public from 
entering the Pines. Staff was not able to locate in the landscape plan for the that identifies the specific type or 
amount of vegetation to be planted at the entryway. Through review of satellite imagery and Google Street 
view, it appears this portion of the subject property was previously vegetated with evergreen and deciduous 
trees.  

 
Entry way landscaping as of July 2008. Subject property is on left behind trees 
 
These trees were recently removed, and staff recommends the applicant provide landscaping in this area in 
order to restore the entry as shown in the original Pines PUD approval and the master plan. The applicant has 
proposed to plant four 10-12’ evergreen trees and four lilac bushes at the northern end of the subject property 
as indicated on the landscape plan. The proposed addition will encroach into the yard space and reduce the 
amount of vegetation which can be planted. 
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Subject property as of July 2022 
 
The Planning and Zoning Commission should determine if the proposed addition is compatible with the entry 
design for the development and if sufficient landscaping is being proposed to meet the original PUD intent for 
a landscaped entry way to distinguish this development.  
 
 
Open Space, Privacy, and Solar Access 
The Pines PUD was approved in 1989 based upon 17 evaluation standards contained in KMC 16.08.080. 
Standards #11 and #12 in the Pines PUD approval (Attachment B), speak to how to original development would 
allow for open space, provide privacy between units and neighboring properties, and maintain solar access. 
Open space for the Pines PUD was provided through a combination of separate open space parcels and limited 
building footprints thereby creating open space between housing units.  Parcel A and Parcel B are dedicated 
parcels in the PUD which are used for open space and snow storage. The rest of the open space is throughout 
the development between structures which was left open as a result of the PUD setbacks and lot coverage. 
With the proposed addition, the lot coverage for the Pines PUD would increase from 39,096.5 sq ft to 39,720.4 
sq ft giving the PUD a total coverage of 23.37%, below the required 35% allowable lot coverage in the GR-L 
Zone. This lower lot coverage created a more open and landscaped development and was in exchange for 
waiving reduced building setbacks. Standard #12 spoke on how the PUD would maximize privacy and protect 
solar access. The “zipper lot” configuration allowed for buildings to undulate along the street frontage allowing 
each residence to have privacy from adjacent properties. The original development only proposed 1 and 2 
story buildings allowing for solar access within the PUD and for adjacent properties. The proposed addition 
does not increase the height of the residence and the proposed master room slopes downward from the 
existing residence.  
 
The Commission should determine if this addition, which sets a new standard for additions, is in keeping with 
the goal of an overall development that has ample landscaping, open space, and consistent design throughout 
the PUD.  
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STAFF RECOMMENDATION: 
Staff recommends the Commission consider the following issues identified above and provide direction to staff 
if the PUD should be amended to allow this addition:  
 

• Is the addition in keeping with size, scale, design and configuration of other homes in the PUD. 
• Is the proposed addition compatible with the entry design for the development and is sufficient 

landscaping proposed to meet the original intent of the PUD for a landscaped entry way to distinguish 
this development.  

• Does the addition maintain the goal of an overall development that has ample landscaping, open 
space, and consistent design throughout the PUD.  

Should the Commission choose to support or deny the application as proposed, staff will return with findings 
to reflect the determination. If the Commission is supportive, staff recommends the following conditions of 
approval. 
 
 
 
RECOMMENDED CONDITIONS 

1. The issuance of the CUP shall not be considered a binding precedent for the issuance of other 
conditional use permits. A conditional use permit is not transferable from one parcel of land to 
another. 

2. Failure to comply with any conditions or term of said permit shall cause said permit to be void. A PUD 
– Conditional Use Permit may be revoked at any time for violation of the permit or any condition 
thereof by motion of the City Council after a due process hearing upon ten (10) days written notice to 
the holder of the PUD - Conditional Use Permit. 

3. All building and fire code requirements as dictated by 2018 family of international codes and Title 15 of 
Ketchum Municipal shall apply to all construction onsite;   

4. All exterior lighting shall be in compliance with Ketchum Municipal Code, Chapter 17.132, Dark Skies, 
and approved prior the issuance of a Certificate of Completion; 

 
 
ATTACHMENTS:  
A. Application & Plans  
B. Pines PUD CUP 
C. Pines Master Plan 
D. PUD Evaluation Standards 
E. Public Comment 
 
 



 

 

 

Attachment A 

Application & Plans 
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Lighting 

 
 

 



 

 

 

Attachment B 

The Pines PUD Conditional Use Permit 

















































 

 

 

Attachment C 

Pines Master Plan 





 

 

 

Attachment D 

PUD Evaluation Standards 



Planned United Development Standards 
Planned Unit Developments: 16.08.080 – Standards: 

Yes No N/A City Code City Standards and Staff Comments 
☐ ☐ ☒ 16.08.080 A Minimum lot size of three acres. All land within the development shall be contiguous 

except for intervening waterways. Parcels that are not contiguous due to intervening 
streets are discouraged. However, the commission and the council may consider 
lands that include intervening streets on a case by case basis. The commission may 
recommend waiver or deferral of the minimum lot size, and the council may grant 
such waiver or deferral only for projects which: 
1. Include a minimum of 30 percent of community or employee housing, as defined 
in section 16.08.030 of this chapter; 
2. Guarantee the use, rental prices or maximum resale prices based upon a method 
proposed by the applicant and approved by the Blaine County Housing Authority 
and/or the Ketchum City Council; and 
3. Are on parcels that are no less than one and one-half acres (65,340 square feet). 
Application for waiver or deferral of this criteria shall include a description of the 
proposed community or employee housing and the proposed guarantee for the use, 
rental cost or resale cost. 
4. For a hotel which meets the definition of "hotel" in section 17.08.020, "Terms 
defined", of this Code, and conforms to all other requirements of section 17.18.130, 
"Community Core District (CC)", or section 17.18.100, "Tourist District (T)", of this 
Code. Waivers from the provisions of section 17.18.130 of this Code may be granted 
for hotel uses only as outlined in section 17.124.040 of this Code. Waivers from the 
provisions of section 17.18.100 of this Code may be granted for hotel uses only as 
outlined in section 17.124.040 of this Code. 
 

Staff 
Comment 

The subject property is currently within the Pines PUD which has a lot area greater 
than three (3) acres. The applicant is requesting a modification to the existing PUD. 

☒ ☐ ☐ 16.08.080 B The proposed project will not be detrimental to the present and permitted uses of 
surrounding areas. 

Staff 
Comment 

The subject property is currently zoned General Residential – Low Density (GR-L) and 
exists as a single family residence. Other properties adjacent to the subject property and 
across Fourth Avenue are zoned the same and have either single family homes or 
duplexes. 

☐ ☐ ☒ 16.08.080 C The proposed project will have a beneficial effect not normally achieved by standard 
subdivision development. 

    The proposed project is not proposing a subdivision development. 

☒ ☐ ☐ 16.08.080 D  The development shall be in harmony with the surrounding area. 
Staff 
Comment 

The subject property is currently zoned General Residential – Low Density (GR-L) and 
exists as a single family residence. Other properties adjacent to the subject property 
and across Fourth Avenue are zoned the same and have either single family homes or 
duplexes. Staff has requested the commission determine if proposed addition is in 
harmony with the Pines PUD. 



☐ ☐ ☒ 16.08.080 E 
(1) 

Densities and uses may be transferred between zoning districts within a PUD as 
permitted under this chapter, provided, the aggregate overall allowable density of 
units and uses shall be no greater than that allowed in the zoning district or districts 
in which the development is located. Notwithstanding the above, the commission 
may recommend waiver or deferral of the maximum density and the council may 
grant additional density above the aggregate overall allowable density only for 
projects which construct community or employee housing and which: 
a. Include a minimum of 30 percent of community or employee housing, as defined 
in section 16.08.030 of this chapter; and 
b. Guarantee the use, rental prices or maximum resale prices thereof based upon a 
method proposed by the applicant and approved by the Blaine County Housing 
Authority and/or the Ketchum City Council. 
 

Staff 
Comment 

Densities are not proposed to be transferred. 

☐ ☐ ☒ 16.08.080 E 
(2) 

Application for waiver or deferral of this criteria shall include a description of the 
proposed community or employee housing and the proposed guarantee for the use, 
rental cost or resale cost. 

Staff 
Comment 

No waiver requested as density transfer not being proposed. 

☐ ☐ ☒ 16.08.080 F The proposed vehicular and nonmotorized transportation system: 
1. 
Is adequate to carry anticipated traffic consistent with existing and future 
development of surrounding properties. 
2. 
Will not generate vehicular traffic to cause undue congestion of the public street 
network within or outside the PUD. 
3. 
Is designed to provide automotive and pedestrian safety and convenience. 
4. 
Is designed to provide adequate removal, storage and deposition of snow. 
5. 
Is designed so that traffic ingress and egress will have the least impact possible on 
adjacent residential uses. This includes design of roadways and access to connect to 
arterial streets wherever possible, and design of ingress, egress and parking areas to 
have the least impact on surrounding uses. 
6. 
Includes the use of buffers or other physical separations to buffer vehicular 
movement from adjacent uses. 
7. 
Is designed so that roads are placed so that disturbance of natural features and 
existing vegetation is minimized. 
8. 
Includes trails and sidewalks that create an internal circulation system and connect 
to surrounding trails and walkways. 
 

Staff 
Comment 

There will be no changes to the vehicular and nonmotorized transportation system. 

☐ ☐ ☒ 16.08.080 G The plan is in conformance with and promotes the purposes and goals of the 
comprehensive plan, zoning ordinance, and other applicable ordinances of the City, 
and not in conflict with the public interest: 
1. 



Pursuant to subsection 16.08.070.D of this chapter, all of the design review 
standards in chapter 17.96 of this Code shall be carefully analyzed and considered. 
This includes detailed analysis of building bulk, undulation and other design 
elements. The site plan should be sensitive to the architecture and scale of the 
surrounding neighborhood. 
2. 
The influence of the site design on the surrounding neighborhood, including 
relationship of the site plan with existing structures, streets, traffic flow and 
adjacent open spaces, shall be considered. 
3. 
The site design should cluster units on the most developable and least visually 
sensitive portion of the site. 
 

Staff 
Comment 

To be determined by the Commission 
 

☒ ☐ ☐ 16.08.080 H The development plan incorporates the site's significant natural features. 
 Staff 
Comment 

Several trees which were situated on the northern side of the subject property have 
recently been removed. Due to the Pines PUD establishing this as a gateway to the 
project, the Commission must determine if the proposed addition meets this standard.  

☒ ☐ ☐ 16.08.080 I Substantial buffer planting strips or other barriers are provided where no natural 
buffers exist. 

Staff 
Comment 

The east side of the property currently has a row of aspen trees to shield view of the 
PUD from 4th Avenue & Williams St. As stated above, the northern side of the subject 
property used to contain evergreen trees to create a gateway to the development. The 
Commission must determine if this finding can be made.  

☒ ☐ ☐ 16.08.080 J Each phase of such development shall contain all the necessary elements and 
improvements to exist independently from proposed future phases in a stable 
manner. 

Staff 
Comment 

The proposed project will be completed in one phase. 

☐ ☐ ☒ 16.08.080 K Adequate and usable open space shall be provided. The applicant shall dedicate to 
the common use of the homeowners or to the public adequate open space in a 
configuration usable and convenient to the residents of the project. The amount of 
usable open space provided shall be greater than that which would be provided 
under the applicable aggregate lot coverage requirements for the zoning district or 
districts within the proposed project. Provision shall be made for adequate and 
continuing management of all open spaces and common facilities to ensure proper 
maintenance. 

Staff 
Comment 

The Pines PUD was approved with more open space than otherwise would be required 
for development in the GR-L District. This open space was a tradeoff for waivers to 
reduce required building setbacks for some properties. The Commission must 
determine if the addition and reduction of open space is consistent with the PUD.  

☒ ☐ ☐ 16.08.080 L Location of buildings, parking areas and common areas shall maximize privacy within 
the project and in relationship to adjacent properties and protect solar access to 
adjacent properties. 

Staff 
Comment 

A majority of the addition will be located on the northern side of the subject property. 
No other lots are adjacent to this portion of the project. The southern portion of the 
subject property is where the proposed storage room would be located. This proposed 
addition is located 5ft from the sub lot line. A fence also exists between the subject 
property and property to the south. 

☐ ☐ ☒ 16.08.080 M Adequate recreational facilities and/or daycare shall be provided. Provision of 
adequate on site recreational facilities may not be required if it is found that the 



project is of insufficient size or density to warrant same and the occupant's needs for 
recreational facilities will be adequately provided by payment of a recreation fee in 
lieu of such facilities to the City for development of additional active park facilities. 
On site daycare may be considered to satisfy the adequate recreational facility 
requirement or may be required in addition to the recreational facilities 
requirement. 

Staff 
Comment 

The proposed project is on an existing lot and is not proposing a new development 
which would require recreational facilities. 

☒ ☐ ☐ 16.08.080 N There shall be special development objectives and special characteristics of the site 
or physical conditions that justify the granting of the PUD conditional use permit. 

Staff 
Comment 

The special objective of the original PUD was to create a cohesive and planned 
development with a consistent development pattern.  The Commission must determine 
if this addition is in keeping with the design objectives of the PUD development.  

☒ ☐ ☐ 16.08.080 O The development will be completed within a reasonable time. 
Staff 
Comment 

The proposed project should be completed within one building season. 

☒ ☐ ☐ 16.08.080 P Public services, facilities and utilities are adequate to serve the proposed project and 
anticipated development within the appropriate service areas. 

Staff 
Comment 

The existing lot is a single family residence which will not change. Existing public 
services will not be significantly impacted from the proposed addition. 

☒ ☐ ☐ 16.08.080 Q The project complies with all applicable ordinances, rules and regulations of the City 
of Ketchum, Idaho, except as modified or waived pursuant to this section. 

Staff 
Comment 

The proposed project will require PUD amendment and building permit approval by the 
City. All applicable ordinances, rules and regulations of the City of Ketchum will be 
complied with through these processes. 

 



 

 

 

Attachment E 

Public Comment 



From: Participate
To: Suzanne McCollum
Subject: FW: Conditional Use Permit application for 402 Evergreen at the entrance to the Pines HOA townhouses
Date: Monday, July 18, 2022 9:46:47 AM

 
 
LISA ENOURATO | CITY OF KETCHUM
Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
o: 208.726.7803 | f: 208.726.7812 
lenourato@ketchumidaho.org | www.ketchumidaho.org
 

From: Linda M Lynch <oohbayb@gmail.com> 
Sent: Sunday, July 17, 2022 8:02 PM
To: Participate <participate@ketchumidaho.org>
Subject: Conditional Use Permit application for 402 Evergreen at the entrance to the Pines HOA
townhouses
 

Ketchum Department of Planning and Building:
 

Ketchum Planning Commission  ( public hearing July 26th at 4:30 PM )
 
Regarding the above mentioned Pines HOA  townhouse residence:
The majority of the addition will be built on the front yard greenbelt area
at the corner entrance to the Pines.  The Pines C, C & R’s prohibit
structures on the front yards facing Evergreen Lane as these areas are
considered common area of the Pines PUD.  That is why all front yards
facing Evergreen Lane are maintained by the HOA.  The scope of this
addition at the entrance to the Pines could be considered a negative
impact on the Pines development as a result of architectural non-
conformity and a significant reduction of the greenbelt area at the
entrance to the Pines. Therefore I do not want this request for the
addition granted.
I am a resident of the Pines HOA & live at 611 4th Ave N, Ketchum 
                                                                                                      
                                                                                                                            Linda
M Lynch
 
 

mailto:participate@ketchumidaho.org
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From: Participate
To: Suzanne McCollum
Subject: FW: Oppose conditional use permit for 402 Evergreen Lane home addition
Date: Monday, July 18, 2022 12:53:19 PM

 
 
LISA ENOURATO | CITY OF KETCHUM
Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
o: 208.726.7803 | f: 208.726.7812 
lenourato@ketchumidaho.org | www.ketchumidaho.org
 

From: Kendall Nelson <kendalltnelson@gmail.com> 
Sent: Monday, July 18, 2022 12:06 PM
To: Participate <participate@ketchumidaho.org>
Subject: Oppose conditional use permit for 402 Evergreen Lane home addition
 
Dear Department of Planning and Building,
 
I am writing to let you know I am OPPOSED to the building application to build an addition at 402
Evergreen Lane at the entrance of the Pines subdivision. The scope of this addition at the entrance
to the Pines would be a negative impact on the Pines development as a result of architectural non-
conformity and a significant reduction of the greenbelt area at the entrance to the Pines.
 
Additionally, our CCR’s clearly prohibit such structures/additions. Please respect the other
homeowners and deny this application.
 
Thank you for your kind consideration,
 
Kendall Nelson
Pines Homeowner, 508 Evergreen Lane

 

mailto:participate@ketchumidaho.org
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From: Participate
To: Suzanne McCollum
Subject: FW: July 26, 2022 meeting regarding The Pines, 402 Evergreen Lane addition
Date: Monday, July 18, 2022 9:46:37 AM

 
 
LISA ENOURATO | CITY OF KETCHUM
Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
o: 208.726.7803 | f: 208.726.7812 
lenourato@ketchumidaho.org | www.ketchumidaho.org
 

From: Mark Neumann <mark_a_neumann@hotmail.com> 
Sent: Monday, July 18, 2022 7:32 AM
To: Participate <participate@ketchumidaho.org>
Cc: 'rogerbergdahl@gmail.com' <rogerbergdahl@gmail.com>; Ryan Still
<ryan@thomasjohnston.com>; Deidre Engelman <dlengelman@hotmail.com>
Subject: July 26, 2022 meeting regarding The Pines, 402 Evergreen Lane addition
 
Dear City Planning Department,
 
I live in the Pines, 504 Evergreen Lane and would like to see the amended building addition
plans be sent back to Pines HOA board for review as the original plans of approximately 2
years or so ago were approved, but not the amended and updated plans. In my perspective
this would be the appropriate course of action.   I also think an experienced real estate
attorney can help guide our HOA to a proper decision.
 
Though, it appears that the addition does not conform to the Pines HOA CC&R's per paragraph
1.10 of the attached Pines CC&R’s stipulates “Front Yard Areas (a defined term) shall
hereinafter initially mean and refer to that portion of a Lot that is facing the Private Road
or other street, unobstructed by any fence or structure.”  So, it appears that the building
expansion into the Front Yard violates The Pines H.O.A CC&R’s.  

I believe it would be beneficial to have this reviewed by a real estate attorney with P.U.D. HOA
experience to help us with an informed decision.  It is my understanding that P.U.D.s act more
like a condominium association than a single-family dwelling property, therefore front yard
common areas, which are maintained by the H.O.A. are not to have any building or structure
in the space.  It is my understanding that the P.U.D. maintains an equal use of space for all
homeowners and not case by case circumstances based on frontage space, similar to that of a
townhouse or condominium P.U.D.

mailto:participate@ketchumidaho.org
mailto:SMcCollum@ketchumidaho.org
mailto:lenourato@ketchumidaho.org
http://www.ketchumidaho.org/


Anyway, I think it best to have this updated plan reviewed by the HOA board and a real estate
attorney with P.U.D. experience.  This would help simplify the decision and process for HOA
board and homeowner.  Then an appropriate decision can be made one way or the other.  

Sincerely,
Mark Neumann



From: Participate
To: Suzanne McCollum
Subject: FW: The Pines - Public Meeting | Object to CUP P22-033
Date: Tuesday, July 19, 2022 4:37:31 PM
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LISA ENOURATO | CITY OF KETCHUM
Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
o: 208.726.7803 | f: 208.726.7812 
lenourato@ketchumidaho.org | www.ketchumidaho.org
 

From: Jon Pharris <jon@caprock-partners.com> 
Sent: Tuesday, July 19, 2022 2:52 PM
To: Participate <participate@ketchumidaho.org>
Subject: The Pines - Public Meeting | Object to CUP P22-033
 
Ketchum Department of Planning and Building
P.O. Box 2315
Ketchum, Idaho 83340
 
RE:  Conditional Use Permit P22-033
        402 Evergreen Lane Building Expansion
 
Dear Planning Commissioners,
 
We are the owners of 507 Evergreen Lane in The Pines PUD project and as such we object to the proposed building addition to 402 Evergreen Lane
and their proposed Conditional Use Permit application.  Our concerns are as follows:
 

1. PUD developments such as the Pines PUD typically provide for consistent and conforming building design and footprints throughout the
project.

2. From inspection of the proposed elevations and building plans we believe the proposed design and size are inconsistent with the overall
architectural integrity of the Pines development. 

3. The proposed addition will increase the building square footage by 32% which goes beyond the purview of the Pines PUD development. 
4. The proposed addition will remove a significant portion of the greenbelt at the South corner of The Pines entrance from Fourth Street which

will create an unbalanced landscape element at the main gateway to the Pines.  As it is, three beautiful mature evergreen trees have ALREADY
been by the applicant.

5. If a Conditional Use Permit for the addition is approved a precedent will be set for other home additions which would further detract from the
Pines architectural integrity.

6. All these issues subtract from the harmonious look and feel of the Pines development and can negatively affect property values in The Pines. 
7. Modifications dated March 19, 2022 have been made to the proposed building expansion plans which may not have been seen or approved by

the Pines HOA board. 
 
And, Paragraph 1.10 of the attached Pines CC&R’s stipulates “Front Yard Areas (a defined term) shall hereinafter initially mean and refer to that
portion of a Lot that is facing the Private Road or other street, unobstructed by any fence or structure.”  Thus, it appears that the building
expansion into the Front Yard violates The Pines HOA CC&Rs.
 
For all of these reasons, I strongly urge the commissioners to NOT approve the CUP.
 
Thank you,
 

Jon Pharris
CO-FOUNDER & PRESIDENT

      
jon@caprock-partners.com  |  www.caprock-partners.com

      

This email is for the use of the intended recipient(s) only. If you have received this email in error, please notify the sender immediately and then delete it. If you are not the intended recipient, you must not keep, use, disclose,
copy or distribute this email without the author's prior permission. We have taken precautions to minimize the risk of transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to
this message. We cannot accept liability for any loss or damage caused by software viruses. The information contained in this communication may be confidential and may be subject to the attorney-client privilege. If you are
the intended recipient and you do not wish to receive similar electronic messages from us in the future then please respond to the sender to this effect.
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From: Participate
To: Suzanne McCollum
Subject: FW: 402 Evergreen encroachment
Date: Tuesday, July 19, 2022 4:37:02 PM

LISA ENOURATO | CITY OF KETCHUM
Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
o: 208.726.7803 | f: 208.726.7812 
lenourato@ketchumidaho.org | www.ketchumidaho.org

-----Original Message-----
From: Hillary Ridland <HIC007@ridland.net>
Sent: Tuesday, July 19, 2022 12:55 PM
To: Participate <participate@ketchumidaho.org>
Cc: Robert Ridland <robert@ridland.net>
Subject: 402 Evergreen encroachment

Hello,
My husband and I own the home at 401 Evergreen and have strong objections regarding the Conditional Use Permit
at 402 Evergreen. While we have not seen the plans as of yet, 620 additional sq feet of house right in front of us is
not acceptable. Our home value will be affected as will the beautiful entrance to The Pines.  In addition, our
CC&R’s don’t allow it! I request you hold hard before permitting this to take places and look into what may follow
if you grant this permit. I am available at any time to discuss.
949-633-4040
Hillary Ridland
Robert Ridland

Sent from
H Paige 007

mailto:participate@ketchumidaho.org
mailto:SMcCollum@ketchumidaho.org


From: Participate
To: Suzanne McCollum
Subject: FW: Conditional use permit for 402 Evergreen Lane
Date: Monday, July 18, 2022 11:38:11 AM

LISA ENOURATO | CITY OF KETCHUM
Public Affairs & Administrative Services Manager
P.O. Box 2315 | 191 Fifth St. W. | Ketchum, ID 83340
o: 208.726.7803 | f: 208.726.7812 
lenourato@ketchumidaho.org | www.ketchumidaho.org

-----Original Message-----
From: Mary Ann Timbuck <timbuckrivera@yahoo.com>
Sent: Monday, July 18, 2022 10:50 AM
To: Participate <participate@ketchumidaho.org>
Subject: Conditional use permit for 402 Evergreen Lane

Mary Ann and Lyle Rivera, address  510 Evergreen Lane, want to go on record as AGAINST the Conditional Use
Permit for a building addition  at 402 Evergreen Ln.
The Pines CC&Rs  prohibit a structure like this and we feel it would be detrimental to  the Pines community .
Thank you, Lyle and Mary Ann Rivera
Sent from my iPhone

mailto:participate@ketchumidaho.org
mailto:SMcCollum@ketchumidaho.org


From: Participate
To: Adam Crutcher
Subject: Fwd: 402 Evergreen Lane
Date: Monday, July 18, 2022 6:20:55 PM

FYI—for the project file. 

Begin forwarded message:

From: Marnie <mholen@comcast.net>
Date: July 18, 2022 at 3:42:17 PM MDT
To: Participate <participate@ketchumidaho.org>
Subject: 402 Evergreen Lane

Dear Building Department,

I am a Pines owner, 100 Buss Elle and I do not agree with the addition to 402
Evergreen Lane. 

As a former architect; setbacks are designed to keep distance between neighbors,
for safety, for green space and conservation of land. It’s one thing to apply for a
variance on your own property, and something completely different when they
were asking to use green space allotted to the whole Pines neighborhood. We
were never asked as an entire neighborhood how we felt about this. It is my
understanding that a small subcommittee gave approval. I’m also wondering
about the trees cut down on this lot as well. 

I am one of the longest owners in the Pines. I think I have owned it 20 years and I
grew up in Ketchum. What I love about the Pines; is that the homes are small,
tasteful, not overbearing to their lots and they are all about the same size. This
makes property values and resale equal amongst us.

If you can’t build a big enough house for your needs within your own building
envelope, then find a bigger home somewhere else. The rest of us aren’t taking
neighborhood land to extend our homes. 
Thanks for your time, Marnie Holen 

Sent from my iPhone

mailto:participate@ketchumidaho.org
mailto:ACrutcher@ketchumidaho.org


 
 
 

July 18, 2022                                 
 
Ketchum Department of Planning and Building 
P.O. Box 2315 
Ketchum, Idaho 83340 
 
RE:  Conditional Use Permit P22-033 
        402 Evergreen Lane Building Expansion 
 
Dear Commissioners, 
 
We are the owners of 416 Evergreen Lane in The Pines PUD project and as such we 
object to the proposed building addition to 402 Evergreen Lane and the Conditional Use 
Permit application.  Our concerns are as follows: 1.) PUD developments such as the 
Pines PUD typically provide for consistent and conforming building design and footprints 
throughout the project. 2.) From inspection of the proposed elevations and building 
plans we believe the proposed design and size are inconsistent with the overall 
architectural integrity of the Pines development.  3.) The proposed addition will increase 
the building square footage by 32% which goes beyond the purview of the Pines PUD 
development.  4.) The proposed addition will remove a significant portion of the 
greenbelt at the South corner of The Pines entrance from Fourth Street which will 
create an unbalanced landscape element at the main gateway to the Pines.  As it is, 
three mature evergreen trees have been removed by the applicant.  5.) If a Conditional 
Use Permit for the addition is approved a precedent will be set for other home additions 
which would further detract from the Pines Architectural integrity.  6.) All these issues 
subtract from the harmonious look and feel of the Pines development and can possibly 
have a negative effect on property values in The Pines.   
 
7.) Furthermore paragraph 1.10 of the attached Pines C, C & R’s stipulates “Front Yard 
Areas (a defined term) shall hereinafter initially mean and refer to that portion of a 
Lot that is facing the Private Road or other street, unobstructed by any fence or 
structure.”  So, it appears that the building expansion into the Front Yard violates The 
Pines HOA C, C, & R’s.  8.) Finally, modifications dated March 19, 2022 have been made 
to the proposed building expansion plans which may not have been seen or approved 
by the Pines HOA board.   
 
 



Thank you for your consideration of our concerns.  If you have any questions regarding 
the aforementioned, please call us at 208-726-2106 or send an email to 
jim.biondi@nmrk.com.       
 
Sincerely, 
 
James and Jean Biondi 
416 Evergreen Lane 
Ketchum, ID 83340                                       
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