
  

 

 
 

 
 
 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

SPECIAL MEETING OF JUNE 22, 2020 

 

 
PROJECT:  Nalen Appeal 
 
FILE NUMBER:  P20-028 
 
OWNER: Craig A. Nalen 
 
APPLICANT: Fritz X. Haemmerle, Haemmerle Law, P.L.L.C., on behalf of Craig Nalen 
 
REQUEST: Appeal of an administrative decision 
 
LOCATION:  201 Garnet Street (FR SE SW TL 8492 SEC 18 4N 18E) 
 
ZONING:  Limited Residential (LR) 
 
OVERLAY:  None 
 
NOTICE:   The hearing was continued from the June 8, 2020 meeting. Notice of the initial hearing 

date was published in the Idaho Mountain Express on May 20, 2020. Notice was 
mailed to property owners within a 300-foot radius on May 22, 2020. Notice was 
posted at three (3) public locations and on the subject property on May 22, 2020.  

 
ATTACHMENTS:  
 
Attachment A – Revised Site Plan, sheet ASK-001, dated June 9, 2020 
 
Attachment B – Letter regarding June 9, 2020 201 Garnet St. site plan, The Jarvis Group, dated June 9, 2020 

 
Attachment C – Site Plan, sheet A 1.1, dated March 6, 2020 
 
Attachment D – June 8, 2020 staff report, including attachments 
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Background 
The Commission held an appeal hearing on this matter on June 8, 2020. At the June 8, 2020 hearing the 
applicant’s attorney referenced the proposal of a revised site plan. The Commission requested the City 
Engineer’s evaluation of the revised site plan and for the site plan to clarify all setbacks from the property line 
and edge-of-asphalt to the proposed structure. 
 
The revised site plan, dated June 9, 2020, and an explanatory letter from the property owner’s architect are 
included with this staff report as Attachment A. The City Engineer’s comments on the revised site plan are 
included in the next section.  
 
Additionally, staff requested a more legible copy of the site plan dated March 6, 2020 and attached the to 
appeal brief for the record, as the original submittal to the city was in paper form and the quality of the 
scanned-in reproduction was not high. The March 6, 2020 site plan is included with this staff report as 
Attachment B. 
 
Recommendation and Summary  
Staff recommends the Commission: 

 
• Review the record, and hear oral arguments from the appellant and  from staff, deliberate, and affirm 

the determination of the Administrator and direct staff to draft Findings of Fact, Conclusions of Law, 
and Decision to be considered for adoption at the July 13th, 2020 by adopting proposed Motion #1. 

 
At the June 8, 2020 hearing the applicant’s attorney referenced the proposal of a revised site plan. The 
Commission requested the City Engineer’s evaluation of the revised site plan. 
 
The revised site plan and a explanatory letter from the property owner’s architect are included with this staff 
report as Attachment A. The City Engineer’s comments on the revised site plan are below.  As proposed by the 
applicant in the revised plans, the following encroachments are problematic: 
 

• The building structure is proposed to be located 11’-8” inches from the edge of the pavement. Because 
of the width of the street, there is no ability to use the street to store the plowed snow.  When the 
street is plowed, all the snow must be plowed and stored in the space between the edge of the road 
and the house.  A setback of 11’-8” inches is insufficient area to store plowed snow. 

• The porch overhang is proposed to encroach 3’ into the 11’-8” inch setback resulting in an 8’-8” 
setback from the edge of the pavement.  As noted above, this encroachment will impede snow 
removal operations. 

 
The March 6, 2020 plans show installation of a fence within 2’-7” of the edge of the roadway.  The 
June 9, 2020 plans do not provide the same level of detail as the March 6th plans. If the fence is still 
proposed within 2’-7” of the edge of the pavement, based on the experience of the snowplow crews, 
this fence will impede snow removal operations.   
 
Staff recommends affirming the administrator’s decision set forth in the zoning determination letter, “Zoning 
Determination Pursuant to Ketchum Municipal Code Section 17.124.170 for the proposed Craig Nalen 
Residence at 201 Garnet Street, Ketchum, Idaho,” dated March 9, 2020 for the following reasons: 
 
Rationale summarized and included in the June 8, 2020 staff report: 

• The setbacks as proposed by the applicant do not provide sufficient area to perform basic city 
services such as snow removal. This is a new development and all other new development projects 
constructed within Ketchum are designed and constructed to standards that do not impede or 
prevent basic city operations such as snow removal. Allowing this development to impede snow 
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removal and require the city to incur additional expense for city operations is inconsistent with the 
approval of all other new development projects. Older existing structures on the Gem Streets that 
have pre-existing similar setbacks to those proposed by the applicant have been damaged by snow 
removal operations and based on review by the Street Superintendent, elements of this 
development that encroach into the 15 foot setback will likely be damaged during snow removal.  
 

• The uniform application of building setbacks, as argued by Mr. Haemmerle, is an equal protection 
issue; however, of equal note throughout the city is the need for land development projects 
(buildings, landscaping, fencing, etc.) to comply with any number of other equally applicable 
regulations, such as the city’s minimum snow storage and drainage requirements for one-family 
dwellings as set forth in KMC Section 17.124.170. 
 

• The proposed drainage improvements do not comply with KMC Section 17.124.170.A. Rather, the 
proposed reconfigured borrow ditch: (a) is inadequate given the unique characteristics of the site 
as further calculated by the city engineer; and (b) does not comply with city standards. 
 

• The proposed snow storage areas for all improved parking and pedestrian circulation areas, 
including the entirety of the existing paved roadway on the subject property, whether dedicated 
for public right of way purposes or not as noted in the existing Garnet Street Agreement 
(instrument #403847), is less than the required minimum of 30%. 

 

• Allowing insufficient area to facilitate city operations and permitting a development that will incur 
damage due to the encroachments into the 15-foot setback sets a undesirable precedent for 
future development projects in Ketchum and on the Gem Streets.  

 
The following are the comments on the June 9, 2020 site plan provided by City Engineer Sherri Newland: 
 

• The calculations prepared by the City Engineer for the swale sizing and snow storage are based on 
roadway widths. Adjustments made to proposed encroachments would not influence the 
calculations. 
 

• The City’s standard residential lane width is 13’ feet of asphalt or 26’ in total for two lanes.   Based 
on a standard lane width of 13’ the City needs 14.9’ of storage for snow. Looking at GIS and the 
site plan there is approximately a 13’ section/swath of the paved portion of Garnet  Street on the 
applicant’s  property which matches the City’s standard lane width of 13’ necessitating 14.9’ for 
snow storage on the property due to the 13’ of roadway. 
 

•  The City standard for a residential street (60’ ROW) requires a 13’ lane width and 17’ wide 
drainage swale on each side.  The drainage swale is necessary to facilitate melting of the plowed 
snow and rain runoff from the street without damaging private property. With Garnet St. being 
only 20’ wide, and presuming the roadway was crowned and ½ or 10’ into the roadway, the 
asphalt must drain into a roadside swale.  Since only a 10’ wide section of pavement is draining 
towards the swale, the required swale width could be reduced from the city standard of 17’ to 15’. 

 
Process  
As outlined in KMC §17.144.010 and §17.144.020 the Planning and Zoning Commission may affirm, reverse, or 
modify, in whole or in part, the determination of the administrator. An appeal may be filed of any order, 
requirement, decision or determination of the commission by any affected person, as that term is defined by 
Idaho Code section 67-6521, as it may be amended from time to time, or any officer or department of the city, 
to the city council by filing a notice of appeal in writing with the office of the administrator of the city in the 
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manner prescribed in this chapter. In this case, depending on the decision of the Planning and Zoning 
Commission, either the applicant or a city department may appeal the decision to the City Council.  

 
 
Recommended Motions 

 
1. After hearing, move to affirm the March 9, 2020 zoning determination of the planning and zoning 

administrator and direct City Staff to prepare written findings of fact and conclusions of law 
(“Findings”) and present subject Findings for final decision at the Commission’s regular meeting 
scheduled for July 13, 2020, which will be within thirty (30) days of today’s date, June 22, 2020. 

 
Hearing Procedure 

1. Hear from staff 
2. Ask questions of staff 
3. Hear from the appellant 
4. Ask questions of the appellant 
5. Deliberate 
6. Either make a decision or continue the hearing to a date certain 

a. If a decision is rendered direct staff to prepare Findings of Fact, Conclusions of Law, and a 
Decision to be presented for adoption at the Planning and Zoning Commission’s regular 
meeting of July 13, 2020. 

 
Commission Authority 
As set forth in KMC §17.144.010.C the Commission has the following authority:  

• “Upon hearing the appeal, the commission shall consider the record, the order, requirement, decision 
or determination of the administrator and the notice of appeal, together with oral presentation and 
written legal arguments by the appellant and the administrator. The commission shall not consider any 
new facts or evidence at this point. The commission may affirm, reverse or modify, in whole or in part, 
the order, requirement, decision or determination of the administrator.” 

 
Commission Decision 
As set forth in KMC §17.144.010.D the Commission has the following authority:  

• “The commission shall enter a decision within thirty (30) days after the hearing on appeal, which shall 
include its written findings of fact and conclusions of law separately stated. The commission shall 
transmit a copy of the decision to the appellant ….”  

 
 
 
Attachments 
Attachment A – Revised Site Plan, sheet ASK-001, dated June 9, 2020 
 
Attachment B – Letter regarding June 9, 2020 201 Garnet St. site plan, The Jarvis Group, dated June 9, 2020 
 
Attachment C – Site Plan, sheet A 1.1, dated March 6, 2020 
 
Attachment D – June 8, 2020 staff report, including attachments 



Attachment A  
Revised Site Plan, sheet ASK-001, dated June 9, 2020 
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Attachment B 

 Letter regarding June 9, 2020 201 Garnet St. site plan, The Jarvis Group, 
dated June 9, 2020 

  



 

 
 

6.9.2020 
Re: 201 Garnet Street 
 
Brittany and Members of the P&Z Board, 
 
To follow up on questions regarding differences in measurements between site plans, please note the 
following: 
 

- The edge of road easement is not a straight line, it is a series of non-perpendicular line 
segments. Thus, the measured dimensions vary slightly dependent on where it is measured 
along the road. 
 

- The house is not parallel to any of the aforementioned road edges. 
 
- On some of the drawings, the accuracy of the dimensioning was set to round to the nearest 

inch, for ease of conversation and discussion.  
 
- The more accurate rounding tolerance was used on the more detailed, larger scale plan. 
 
- Please use attached ASK-001 as reference. This drawing reflects the dimensions locations of 

A1.0 in red, and A1.1 in black. 
 
- Note that we will revise the front porch to be stone at grade, with a cantilevered roof of 36” 

or less. 
 
Please feel free to contact us with any questions. 
 
Thank you, 
 
 
 
The Jarvis Group 
 
 



 
Attachment C  

Site Plan, sheet A 1.1, dated March 6, 2020 
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Attachment D  

June 8, 2020 staff report, including attachments 
 



  

 

 
 

 
 
 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

REGULAR MEETING OF JUNE 8, 2020 

 

 
PROJECT:  Nalen Appeal 
 
FILE NUMBER:  P20-028 
 
OWNER: Craig A. Nalen 
 
APPLICANT: Fritz X. Haemmerle, Haemmerle Law, P.L.L.C., on behalf of Craig Nalen 
 
REQUEST: Appeal of an administrative decision 
 
LOCATION:  201 Garnet Street (FR SE SW TL 8492 SEC 18 4N 18E) 
 
ZONING:  Limited Residential (LR) 
 
OVERLAY:  None 
 
NOTICE:   Notice was published in the Idaho Mountain Express on May 20, 2020. Notice was 

mailed to property owners within a 300-foot radius on May 22, 2020. Notice was 
posted at three (3) public locations and on the subject property on May 22, 2020. 

 
ATTACHMENTS:  
 
Attachment A – Administrator’s Certification of Procedural Requirements 
 
Attachment B – Record of the case 

B.1 Administrator zoning determination letter, “Zoning Determination Pursuant to Ketchum Municipal 
Code Section 17.124.170 for the proposed Craig Nalen Residence at 201 Garnet Street, Ketchum, 
Idaho,” dated March 9, 2020 
B.2 Garnet Street Agreement (instrument #403847) 
B.3 Fritz Haemmerle letter dated January 21, 2020 
B.4 KMC §17.12.030.C: Dimensional Standards Matrix 
B.5 KMC §17.124.170: Minimum Standards for One-Family Dwellings 
B.5 KMC §17.04.040: Interpretation 
B.6 Development Review meeting agenda dated January 8th, 2020 
B.7 201 Garnet Street Drainage & Snow Storage Calculations and supporting materials (13 pages), S&C 
Associates, March 6, 2020 
 

Attachment C – Notice of Appeal dated March 23, 2020 and Brief, Haemmerle Law, P.L.L.C. 
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Recommendation and Summary  
Staff recommends the Commission: 

1. Accept the Administrator’s certificate of procedural requirements by adopting proposed Motion #1 
2. Accept the Commission’s record of the case and set the matter for hearing for the June 8, 2020 

meeting by adopting proposed Motion #2 and #3  
3. Review the record, and hear oral arguments from the appellant and  from staff, deliberate, and direct 

staff to draft Findings of Fact, Conclusions of Law, and Decision to be considered for adoption at a 
special meeting to occur prior to July 8, 2020 by adopting proposed Motion #4. 

 
Staff recommends scheduling the appeal hearing to occur during the June 8, 2020 meeting because the 
appellant is present and has previously submitted a brief for the appeal. Should the Commission find additional 
time is needed to consider the record the Commission may schedule the appeal hearing to occur at or 
continue to a later date and time. (NOTE: This is not a public hearing and public comments were not required 
or solicited.  The written comment included in Attachment D, and any additional written public comment 
received prior to the hearing, are included solely for informational purposes and so the staff and/or appellant 
can address them if so desired; the Commission’s decision need not refer to or rely on any such unsolicited 
comment but is based on City Code.) 
 
Staff recommends affirming the administrator’s decision set forth in the zoning determination letter, “Zoning 
Determination Pursuant to Ketchum Municipal Code Section 17.124.170 for the proposed Craig Nalen 
Residence at 201 Garnet Street, Ketchum, Idaho,” dated March 9, 2020 for the following reasons: 
 

• The proposed drainage improvements do not comply with KMC Section 17.124.170.A. Rather, the 
proposed reconfigured borrow ditch: (a) is inadequate given the unique characteristics of the site 
as further calculated by the city engineer; and (b) does not comply with city standards. 
 

• The proposed snow storage areas for all improved parking and pedestrian circulation areas, 
including the entirety of the existing paved roadway on the subject property, whether dedicated 
for public right of way purposes or not as noted in the existing Garnet Street Agreement 
(instrument #403847), is less than the required minimum of 30%. 

 

• The uniform application of building setbacks, as argued by Mr. Haemmerle, is an equal protection 
issue; however, of equal note throughout the city is the need for land development projects 
(buildings, landscaping, fencing, etc.) to comply with any number of other equally applicable 
regulations, such as the city’s minimum snow storage and drainage requirements for one-family 
dwellings as set forth in KMC Section 17.124.170. 

 

• The setbacks as proposed by the applicant do not provide sufficient area to perform basic city 
services such as snow removal. Older existing structures on the Gem Streets that have pre-existing 
similar setbacks to those proposed by the applicant have been damaged by snow removal 
operations.   

 
 
Recommended Motions 

1. “I move to accept the administrator’s certification of procedural requirements finding all procedural 
requirements have been satisfied and fees have been paid, included as Attachment A to the staff 
report dated June 8, 2020.” 
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2. “I move to accept the record of the case consisting of the administrator’s determination letter dated 
March 9, 2020 and the supporting documents referenced to reach the determination, included as 
attachment B to the staff report dated June 8, 2020.” 
 

3. “I move to set the appeal hearing to occur in Ketchum City Hall, Council Chambers, 480 East Ave. N., 
Ketchum, ID 83340 with the opportunity for the applicant to participate  through the virtual meeting 
platform hosted at ketchumidaho.org on Monday, June 8, 2020 at 5:30 p.m. finding the appellant has 
been given proper notice of the proposed hearing time, date and location, has submitted a brief, and is 
present to give oral argument.” 

 
4. After hearing, move to affirm the March 9, 2020 zoning determination of the planning and zoning 

administrator and direct City Staff to prepare written findings of fact and conclusions of law 
(“Findings”) and present subject Findings for final decision at a special meeting of the Commission to 
occur prior to July 8, 2020, which will be within thirty (30) days of today’s date, June 8, 2020.” 

 
Background  
On March 9, 2020 the Planning and Zoning Administrator made a zoning determination pursuant to Ketchum 
Municipal Code (KMC) Section 17.124.170 for the proposed Craig Nalen Residence at 201 Garnet Street, 
Ketchum, Idaho. See Attachment B.1 for a copy of the Administrator’s March 9, 2020 zoning determination.  
 
Subject administrative determination has been appealed by Fritz Haemmerle, Haemmerle Law P.L.L.C., on 
behalf of Mr. Nalen consistent with the appeal requirements of KMC §17.144.010. See Attachment C for a 
copy of Mr. Haemmerle’s appeal brief.  
 
As required by KMC §17.144.010.A, please also find all the supporting documents and papers that complement 
Attachments A and B in completing the record in the case, including applicant drawings and City Engineer snow 
storage and drainage calculations.  See Attachments B.2-B.7 for a copy of supporting documents. 
 
Consistent with KMC §17.144.010, the Administrator certifies that all procedural requirements have been 
satisfied, fees paid, and that Attachments A, B and C constitute the full record of the matter. 
 
Commission Authority 
As set forth in KMC §17.144.010.C the Commission has the following authority: “Upon hearing the appeal, the 
commission shall consider the record, the order, requirement, decision or determination of the administrator 
and the notice of appeal, together with oral presentation and written legal arguments by the appellant and the 
administrator. The commission shall not consider any new facts or evidence at this point. The commission may 
affirm, reverse or modify, in whole or in part, the order, requirement, decision or determination of the 
administrator.” 
 
Commission Decision 
As set forth in KMC §17.144.010.D the Commission has the following authority: “The commission shall enter a 
decision within thirty (30) days after the hearing on appeal, which shall include its written findings of fact and 
conclusions of law separately stated. The commission shall transmit a copy of the decision to the appellant ….”  
 
Attachments 
Attachment A – Administrator’s Certification of Procedural Requirements 
 
Attachment B – Record of the case 

B.1 Administrator zoning determination letter, “Zoning Determination Pursuant to Ketchum Municipal 
Code Section 17.124.170 for the proposed Craig Nalen Residence at 201 Garnet Street, Ketchum, 
Idaho,” dated March 9, 2020 
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B.2 Garnet Street Agreement (instrument #403847) 
B.3 Fritz Haemmerle letter dated January 21, 2020 
B.4 KMC §17.12.030.C: Dimensional Standards Matrix 
B.5 KMC §17.124.170: Minimum Standards for One-Family Dwellings 
B.5 KMC §17.04.040: Interpretation 
B.6 Development Review meeting agenda dated January 8th, 2020 
B.7 201 Garnet Street Drainage & Snow Storage Calculations and supporting materials (13 pages), S&C 
Associates, March 6, 2020 
 

Attachment C – Notice of Appeal dated March 23, 2020 and Brief, Haemmerle Law, P.L.L.C. 
 
Attachment D – Written public comment received as of 4:00 p.m. Wednesday, June 3rd, 2020 



Attachment A. 

Administrator’s Certification of Procedural Requirements 
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June 1, 2020 
 
 
 
RE: Administrator’s Certification of Procedural Requirements for the Nalen Appeal P20-028 
 
 
 

Consistent with KMC §17.144.010.A, the Administrator certifies that all procedural requirements have been 
satisfied and fees paid for the Nalen Appeal, file #P20-028. 

 
 
 
 

 

 
Brittany Skelton 
Senior Planner, Ketchum Planning and Building Department 
 
 

 



 
Attachment B. 

Record of the Case 

  



 

BB.1 Administrator zoning determination letter, “Zoning Determination Pursuant to 
Ketchum Municipal Code Section 17.124.170 for the proposed Craig Nalen Residence at 
201 Garnet Street, Ketchum, Idaho,” dated March 9, 2020 

  











  

B.2 Garnet Street Agreement (instrument #403847) 

  















  

B.3 Fritz Haemmerle letter dated January 21, 2020 

  



















  

B.4 KMC §17.12.030.C: Dimensional Standards Matrix 

  



KMC §17.12.030.C. In addition to the requirements of the dimensional standards, districts matrix, the regulations of chapter 17.128, "Supplementary 
Location And Bulk Regulations", of this title apply. 
 
DIMENSIONAL STANDARDS, DISTRICTS MATRIX 
 
See section 17.12.040 of this chapter for Community Core dimensional standards. 
See section 17.12.050 of this chapter for Light Industrial dimensional standards. 

Distri
cts   

Minim
um 
Lot 

Area   

Minim
um 
Lot 

Area 
With 
PUD* 

  

Minimu
m 

Lot 
Area, 

Townh
ouse 

Sublot   

Lot 
Width 

  

Build
ing 

Heig
ht   

Maximum 
Building 

Coverage/ 
FAR   

Minim
um 

Open 
Space 

  

Front 
Setba
ck   

Side 
Setbac

k   

Rear 
Setbac

k   

Lot 
Lines 
Creat

ed 
By 

Town
- 

hous
e 

Sublo
ts   

Setba
cks 

From 
Hwy 
75   

Any 
Set- 
back 
Alon

g 
War
m 

Spri
ngs 

Road 
  

Setba
cks 

Along 
200' 

Form
er 

Railro
ad 

ROW 
  

LR   9,000 
sf   

n/a   n/a   80' 
avera
ge   

35'   35%   n/a   15'   The 
greater 
of 1' for 
every 
2' in 
buildin
g 
height, 
or 10'   

20'   n/a   25'/32'
 7   

30'   3'   

LR-1   1 
acre   

n/a   n/a   100' 
avera
ge   

35'   25%   n/a   15'   The 
greater 
of 1' for 
every 
2' in 
buildin
g 
height, 
or 10'   

20'   n/a   80'   30'   n/a   



Distri
cts   

Minim
um 
Lot 

Area   

Minim
um 
Lot 

Area 
With 
PUD* 

  

Minimu
m 

Lot 
Area, 

Townh
ouse 

Sublot   

Lot 
Width 

  

Build
ing 

Heig
ht   

Maximum 
Building 

Coverage/ 
FAR   

Minim
um 

Open 
Space 

  

Front 
Setba
ck   

Side 
Setbac

k   

Rear 
Setbac

k   

Lot 
Lines 
Creat

ed 
By 

Town
- 

hous
e 

Sublo
ts   

Setba
cks 

From 
Hwy 
75   

Any 
Set- 
back 
Alon

g 
War
m 

Spri
ngs 

Road 
  

Setba
cks 

Along 
200' 

Form
er 

Railro
ad 

ROW 
  

LR-2   2 
acres 

  

n/a   n/a   100' 
avera
ge   

35'   25%   n/a   15'   The 
greater 
of 1' for 
every 
2' in 
buildin
g 
height, 
or 10'   

20'   n/a   400' 6 
  

30'   n/a   

GR-L   8,000 
sf   

8,000 
sf plus 
4,000 
for 
every 
unit 
over 
2   

Equal to 
that of 
the 
perimet
er of the 
townho
use 
unit   

80' 
avera
ge   

35'   35%   n/a   15'   The 
greater 
of 1' for 
every 
3' in 
buildin
g 
height, 
or 5' 1   

The 
greater 
of 1' for 
every 3' 
in 
building 
height, 
or 15' 1   

0'   25'/32'
 7   

30'   n/a   

GR-
H   

8,000 
sf   

n/a   Equal to 
that of 
the 
perimet
er of the 
townho
use 
unit   

80' 
avera
ge   

35' 2   See FAR 
requirements 
in 
section 17.12
4.040 of this 
title   

35% 5 
  

15'   The 
greater 
of 1' for 
every 
3' in 
buildin
g 
height, 
or 5'. 
One-

The 
greater 
of 1' for 
every 3' 
in 
building 
height, 
or 15' 1   

0'   25'/32'
 7   

30'   5', 
howev
er 3' 
requir
ed for 
one-/ 
two-
family 
dwelli



Distri
cts   

Minim
um 
Lot 

Area   

Minim
um 
Lot 

Area 
With 
PUD* 

  

Minimu
m 

Lot 
Area, 

Townh
ouse 

Sublot   

Lot 
Width 

  

Build
ing 

Heig
ht   

Maximum 
Building 

Coverage/ 
FAR   

Minim
um 

Open 
Space 

  

Front 
Setba
ck   

Side 
Setbac

k   

Rear 
Setbac

k   

Lot 
Lines 
Creat

ed 
By 

Town
- 

hous
e 

Sublo
ts   

Setba
cks 

From 
Hwy 
75   

Any 
Set- 
back 
Alon

g 
War
m 

Spri
ngs 

Road 
  

Setba
cks 

Along 
200' 

Form
er 

Railro
ad 

ROW 
  

family 
dwellin
gs 
must 
maintai
n at 
least 
10' 1   

ng 
units   

STO-
.4   

0.4 
acres 

  

n/a   n/a   80' 
avera
ge   

35'   25%   n/a   15'   The 
greater 
of 1' for 
every 
2' in 
buildin
g 
height, 
or 10'   

The 
greater 
of 1' for 
every 2' 
in 
building 
height, 
or 20'   

n/a   400'   30'   n/a   

STO-
1   

1 
acre   

n/a   n/a   100' 
avera
ge   

35'   25%   n/a   15'   The 
greater 
of 1' for 
every 
2' in 
buildin
g 
height, 
or 10'   

The 
greater 
of 1' for 
every 2' 
in 
building 
height, 
or 20'   

n/a   400'   30'   n/a   



Distri
cts   

Minim
um 
Lot 

Area   

Minim
um 
Lot 

Area 
With 
PUD* 

  

Minimu
m 

Lot 
Area, 

Townh
ouse 

Sublot   

Lot 
Width 

  

Build
ing 

Heig
ht   

Maximum 
Building 

Coverage/ 
FAR   

Minim
um 

Open 
Space 

  

Front 
Setba
ck   

Side 
Setbac

k   

Rear 
Setbac

k   

Lot 
Lines 
Creat

ed 
By 

Town
- 

hous
e 

Sublo
ts   

Setba
cks 

From 
Hwy 
75   

Any 
Set- 
back 
Alon

g 
War
m 

Spri
ngs 

Road 
  

Setba
cks 

Along 
200' 

Form
er 

Railro
ad 

ROW 
  

STO-
H   

9,000 
sf 
(mini
mum 
of 
3,000 
sf per 
unit)   

n/a   Equal to 
that of 
the 
perimet
er of the 
townho
use 
unit   

100' 
avera
ge   

35'   35% building 
coverage, and 
75% covered 
by buildings, 
parking areas 
and 
accessory 
buildings   

n/a   15'   The 
greater 
of 1' for 
every 
3' in 
buildin
g 
height, 
or 5' 1   

The 
greater 
of 1' for 
every 3' 
in 
building 
height, 
or 
15' 1   

0'   400'   30'   n/a   

T   8,000 
sf   

n/a   Equal to 
that of 
the 
perimet
er of the 
townho
use 
unit   

80' 
avera
ge   

35' 2   See FAR 
requirements 
in 
section 17.12
4.040 of this 
title   

35% 5 
  

15'   The 
greater 
of 1' for 
every 
3' in 
buildin
g 
height, 
or 5'. 
At least 
10' for 
one-
family 
dwellin
gs1   

The 
greater 
of 1' for 
every 3' 
in 
building 
height, 
or 10'. 
At least 
15' for 
one-
family 
dwelling
s1,2   

0'   25'/32'
 7   

30'   5', 
howev
er 3' 
requir
ed for 
one-/ 
two-
family 
dwelli
ng 
units   

T-
3000   

8,000 
sf   

n/a   Equal to 
that of 
the 
perimet

80' 
avera
ge   

35' 2   See FAR 
requirements 
in 
section 17.12

35% 5 
  

15'   The 
greater 
of 1' for 
every 

The 
greater 
of 1' for 
every 3' 

0'   n/a   30'   n/a   



Distri
cts   

Minim
um 
Lot 

Area   

Minim
um 
Lot 

Area 
With 
PUD* 

  

Minimu
m 

Lot 
Area, 

Townh
ouse 

Sublot   

Lot 
Width 

  

Build
ing 

Heig
ht   

Maximum 
Building 

Coverage/ 
FAR   

Minim
um 

Open 
Space 

  

Front 
Setba
ck   

Side 
Setbac

k   

Rear 
Setbac

k   

Lot 
Lines 
Creat

ed 
By 

Town
- 

hous
e 

Sublo
ts   

Setba
cks 

From 
Hwy 
75   

Any 
Set- 
back 
Alon

g 
War
m 

Spri
ngs 

Road 
  

Setba
cks 

Along 
200' 

Form
er 

Railro
ad 

ROW 
  

er of the 
townho
use 
unit   

4.040 of this 
title   

3' in 
buildin
g 
height, 
or 5'. 
At least 
10' for 
one-
family 
dwellin
gs1   

in 
building 
height, 
or 10'. 
At least 
15' for 
one-
family 
dwelling
s1,2   

T-
4000   

8,000 
sf   

n/a   Equal to 
that of 
the 
perimet
er of the 
townho
use 
unit   

80' 
avera
ge   

35' 2   See FAR 
requirements 
in 
section 17.12
4.040 of this 
title   

35% 5 
  

15'   The 
greater 
of 1' for 
every 
3' in 
buildin
g 
height, 
or 5'. 
At least 
10' for 
one-
family 
dwellin
gs1   

The 
greater 
of 1' for 
every 3' 
in 
building 
height, 
or 10'. 
At least 
15' for 
one-
family 
dwelling
s1,2   

0'   n/a   30'   n/a   



Distri
cts   

Minim
um 
Lot 

Area   

Minim
um 
Lot 

Area 
With 
PUD* 

  

Minimu
m 

Lot 
Area, 

Townh
ouse 

Sublot   

Lot 
Width 

  

Build
ing 

Heig
ht   

Maximum 
Building 

Coverage/ 
FAR   

Minim
um 

Open 
Space 

  

Front 
Setba
ck   

Side 
Setbac

k   

Rear 
Setbac

k   

Lot 
Lines 
Creat

ed 
By 

Town
- 

hous
e 

Sublo
ts   

Setba
cks 

From 
Hwy 
75   

Any 
Set- 
back 
Alon

g 
War
m 

Spri
ngs 

Road 
  

Setba
cks 

Along 
200' 

Form
er 

Railro
ad 

ROW 
  

RU   9,000 
sf   

n/a   Equal to 
that of 
the 
perimet
er of the 
townho
use 
unit   

n/a   35'   25%   n/a   30' 4   15' 4   15' 4   0'   n/a   n/a   n/a   

AF   10 
acres 

  

n/a   n/a   n/a   35'   10% (includes 
pools)   

n/a   25'   25'   25'   n/a   n/a   n/a   n/a   

 
* See title 16 of this Code. 
 
Notes: 
1. If the lot adjoins a more restrictive district on the side or rear, the more restrictive setbacks of that district shall apply. 
2. For building with a roof pitch greater than 5:12 the maximum height to the mean point of the ridge or ridges measured from eaves line to the ridge 
top shall be 35 feet. Roof ridges above the mean point may extend up to a height of 44 feet. 
3. Reserved. 
4. The placement of all structures for conditional uses shall be subject to approval of the Planning and Zoning Commission. 
5. A maximum of 5 percent open site area may be used for private decks or patios and walkways subject to design review approval. 
6. 100 foot setback from Highway 75 is required for lots platted prior to 1979. 
7. Minimum setbacks along Highway 75: Where the street width is 80 feet, all buildings shall be set back a minimum of 25 feet, and where the street 
width is 66 feet, all buildings shall be set back a minimum of 32 feet. 



  

B.5 KMC §17.124.170: Minimum Standards for One-Family Dwellings 

  



17.124.170: MINIMUM STANDARDS FOR ONE-FAMILY DWELLINGS: 

 
The following minimum standards apply to one-family dwellings in all zoning districts: 

A. Drainage: 

1. All stormwater shall be retained on site. 

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

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

4. Drainage facilities shall be constructed per City standards. 

B. Utilities: 

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

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

C. Snow Storage: 

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

2. Snow storage areas shall be provided on site. 

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

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

D. Landscaping: 

1. Landscaping is required for all projects. 

2. 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. 

3. All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required. (Ord. 1190, 2018) 

 



  

B.5 KMC §17.04.040: Interpretation 

  



17.04.040: INTERPRETATION: 
 
In the interpretation and application of the provisions of this title, the following regulations shall govern: 
 
A. Provisions Are Minimum Requirements: In their interpretation and application, the provisions of this title 

shall be regarded as the minimum requirements for the protection of the public health, safety, comfort, 
morals, convenience, prosperity and welfare. All provisions shall be liberally construed to further its 
underlying purposes. 

 
B. Application Of Overlapping Regulations: Whenever the provisions of this title, or a provision in this title 

and any provision in any other ordinance, resolution, rule or regulation of any kind, contain any 
restrictions covering the same subject matter, the more restrictive or higher standards or requirements 
shall govern. All uses and all locations and bulk permitted under the terms of this title shall be in 
conformity with all other provisions of law. 

 
C. Existing Permits And Private Agreements: This title is not intended to abrogate or annul: 

1. Any permits issued before the effective date hereof; or 

2. Any easement, covenant or any other private agreement. (Ord. 1135, 2015) 

 



  

B.6 Development Review meeting agenda dated January 8th, 2020 

  



 

 

 

 



 

 

 

 

 

 

 



  

B.7 201 Garnet Street Drainage & Snow Storage Calculations and supporting materials 
(13 pages), S&C Associates, March 6, 2020 

  



Calculation Cover Sheet

Project Name: 201 Garnet St.
Project Number: 20-1015

Calculation Title:         Drainage & Snow Storage Calculations
Calculation Version: 1
Discipline: Civil - Drainage
Total Number of Pages (including cover sheet):
Calculations Prepared By: Sherri Newland, PE Date: March 6, 2020

Description and Purpose of Calculations:
Calculate minimum swale/snow storage width needed Ketchum, Idaho. 

Design Basis/References/Assumptions: 
Runoff calculated using Rational Equation due to size of swale/basin 
Frozen Ground assumed with no infiltration (spring) for drainage/storage 
Snow Water Equivalent – 11” 



Check Dam Width for Swales 0
Number of Check Dams 0 Imp. Perv. Total Area

25 1716 2244 3960 sf
Area in ft2 3,960 c 1 c 2
Area in Acres 0.09 0.95 0.15

0.50
Inches/Hr 0 0.50

0

Compute Peak Volume
I Q Infiltration Vol PreDev. Vol Required Vol

Min Hr in/hr cfs ft3 ft3 ft3
10 0.17 2.1 0.09 0 0 57
30 0.50 1.4 0.06 0 0 114
60 1.00 0.79 0.04 0 0 128
120 2.00 0.5 0.02 0 0 163
180 3.00 0.4 0.02 0 0 195
360 6.00 0.27 0.01 0 0 263
720 12.00 0.18 0.01 0 0 351
1440 24.00 0.11 0.00 0 0 429

429

477
132 ft
20:1

20:1
0.425 ft

0 ft *assume frozen ground
0 ft/ft * assume no slope/flat

Depth
Infiltration Width
Longitudinal Slope

Length

429

Total Design Vol. (cf)

Vol. Available (cf)Swale Dimensions

Left Slope

Right Slope

128
163
195
263
351

Predevelopment Rate (if any)

Storm Duration Runoff Vol
ft3
57
114

Storm Event

Drainage Area (acres):

Runoff Coefficient (c )
Infiltration Rate Weighted (c) Value:

City Standard ROW
 13' Drive Lane 17' Wide Swale

ITD IDF Data
Swale Runoff Coefficient (c ) for Combined Areas



Check Dam Width for Swales 0
Number of Check Dams 0 Imp. Perv. Total Area

25 1320 264 1584 sf
Area in ft2 1,584 c 1 c 2
Area in Acres 0.04 0.95 0.15

0.82
Inches/Hr 0 0.82

0

Compute Peak Volume
I Q Infiltration Vol PreDev. Vol Required Vol

Min Hr in/hr cfs ft3 ft3 ft3
10 0.17 2.1 0.06 0 0 37
30 0.50 1.4 0.04 0 0 75
60 1.00 0.79 0.02 0 0 84
120 2.00 0.5 0.01 0 0 107
180 3.00 0.4 0.01 0 0 128
360 6.00 0.27 0.01 0 0 173
720 12.00 0.18 0.01 0 0 231
1440 24.00 0.11 0.00 0 0 282

282

99
132 ft
3:1

3:1
0.5 ft

0 ft *assume frozen ground
0 ft/ft * assume no slope/flat

Applicant Proposal
 10' Drive Lane 3' Wide Swale

ITD IDF Data
Swale Runoff Coefficient (c ) for Combined Areas

Storm Event

Drainage Area (acres):

Runoff Coefficient (c )
Infiltration Rate Weighted (c) Value:
Predevelopment Rate (if any)

Storm Duration Runoff Vol
ft3
37

Length

84
107
128
173
231

75

282

Total Design Vol. (cf)

Swale Dimensions Vol. Available (cf)

Left Slope

Right Slope
Depth
Infiltration Width
Longitudinal Slope



Check Dam Width for Swales 0
Number of Check Dams 0 Imp. Perv. Total Area

25 1320 1848 3168 sf
Area in ft2 3,168 c 1 c 2
Area in Acres 0.07 0.95 0.15

0.48
Inches/Hr 0 0.48

0

Compute Peak Volume
I Q Infiltration Vol PreDev. Vol Required Vol

Min Hr in/hr cfs ft3 ft3 ft3

10 0.17 2.1 0.07 0 0 44
30 0.50 1.4 0.05 0 0 89
60 1.00 0.79 0.03 0 0 100
120 2.00 0.5 0.02 0 0 127
180 3.00 0.4 0.01 0 0 152
360 6.00 0.27 0.01 0 0 205
720 12.00 0.18 0.01 0 0 273
1440 24.00 0.11 0.00 0 0 334

334
371

132 ft

20:1
20:1

0.375 ft
0 ft *assume frozen ground
0 ft/ft * assume no slope/flat

Vol. Available (cf)
Total Design Vol. (cf)

Infiltration Rate

100

205

Weighted (c) Value:

44

Predevelopment Rate (if any)

334

127
152

273

Infiltration Width
Longitudinal Slope

Swale Dimensions
Length
Left Slope
Right Slope
Depth

Storm Duration

Minimum City ROW
 10' Drive Lane 15' Wide Swale

Swale

Runoff Vol
ft3

89

ITD IDF Data

Storm Event

Drainage Area (acres):

Runoff Coefficient (c )

Runoff Coefficient (c ) for Combined Areas



units/mm
Average Normal snow water equivalent 

(mm) 279.4

water 
equivalent 

(mm)
snow (cm) snow (m)

Average Normal snow water equivalent 
(mm) 279.4 279.4 2.794

Assumptions Density Ratio
New Snow 100 kg/m3

Compacted Snow 200 kg/m3 2 to 1

cm ratio 
density

average total 
compacted 
snow (cm)

average total 
compacted 

snow converted 
to metres (m)

279.4 2 139.7 1.397

lane width 
(m)

average total 
compacted 
snow (m)

volume of snow 
per lineal metre 

(m3/m)

Volume of snow per lineal metre of road 
in easement 3.96 1.397 5.53212

 
maximum 
storage 

height (m) 

maximum slope 
angle (ratio)

width of snow 
storage area 

(m)

Total available storage area assuming 
that the maximum slope on snow pile 

can not exceed a 1 to 1 ratio
1.2192 1 3.61364784

Snow Storage Calculation 
201 Garnet

Use an normal snow water equivalent (mm) for the entire season

Reduce the volume of snow from a new snow fall density to an average compacted snow density 
(assuming that new snow is 100 kg/m3 and compacted snow is 500 kg/m3)

Convert normal snow water equivalent (mm) to a total amount of snow (cm)                    
(assume 1 mm water is equal to 1 cm snow)  

Calculate width of storage area assuming a maximum storage height of 1.2 metres

Calculate volume of snow per lineal metre of road



(Lane width x number of lanes) + (snow storage area width x 2) 15.14729568

 

number of 
driveways  

(must be 
looked at for 

each 
direction)

driveway 
width (m)

volume of snow 
per lineal metre 

(m3/m)

volume of snow 
to displace (m3)

Volume of additional snow to displace 
due to driveway accesse(s) 1 6.4008 5.53212 35.4099937

width of snow storage area            
calculated in Step 5                 

(m)

length of 
roadway 

over which 
to distribute 
snow from 
accesses 

(m)

additional 
volume of 
snow to 
displace 

as 
calculated 
in Step 7 

(m3)

additional width 
required to 

accommodate 
accesses based 

on length 
stipulated in cell 

C38 (m)

total width 
required over 

length 
stipulated in cell 

C38        (m) 

3.61364784 40.2 35.40999 0.722 4.336

A3 = x3 * MSH

Cell in Above Calc.
width to maximum storage height at 45° (1:1) slope
additional width required beyond top of 1:1 slope 
additional width required to accommodate accesses 
(only required in situations where driveways/accesses exist)

x1 + x2 + x3 (total storage width) F38

Operational adjustment (5%) 0.2
Total Width Required (m) 4.6
Total Width Required (ft) 14.9

A1 = (x1 * MSH)/2
A2 = x2 * MSH

ASSUMED CROSS SECTION:

F27 (both)

E38

Example for calculating additional storage width for parking access(es)

Calculate additional snow to displace for parking access(es)

 Calculate minimum right-of-way width based on lane and snow storage area width 

45° length of roadway

maximum storage height (MSH) = 1.2 m

x1 x2 x3

A1 A2 A3



Design Manual                                                         Hydraulics                                                          Appendix B  

Page 29 of 112 
 

Figure B-7 
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Attachment C. 

 Notice of Appeal dated March 23, 2020 and Brief, Haemmerle Law, P.L.L.C. 









































 

Attachment D. 

Written public comment received as of 4:00 p.m. Wednesday, June 3rd, 2020 



From: Marjolaine
To: Participate
Subject: Nalen Appeal
Date: Tuesday, June 02, 2020 9:53:29 AM

Planning and Zoning Commission -

I am writing concerning the Nalen Appeal for a front yard setback at 201 Garnet Street, Ketchum.

A property owner can do whatever he/she wants within the confines of the planning and zoning rules and regulations attached to their
property.

Changing the rules and regulations after purchase does not show for-thought.  It shows greed.
If Mr. Nalen had wanted more property available to him for his building site, he could have purchased a larger piece of property.

Garnet Street is a quiet street with appropriate sized buildings on each property.

We would welcome Mr. Nalen and his family.  

We do not welcome someone who is trying to get more than what he is legally allowed to do.

I also am troubled that the property was sold to Mr. Nalen by Mr. Haemmerle, who is now his legal counsel.  Were promised made before
purchase? We will never know. 

I am asking that the Planning and Zoning Commission do the right thing.
In these troubled times, doing the right thing over the easy thing is the correct choice.
It is up to you. Do the right thing.

Sincerely,

Marjolaine Renfro
30 year resident of Garnet Street.
49 year resident of Ketchum

mailto:marjolaine@cox.net
mailto:participate@ketchumidaho.org

	Attachments.pdf
	ASK-001 SETBACKS.pdf
	ASK-001 SETBACKS

	A1.1 SITE PLAN 1_10.pdf
	A1.1 SITE PLAN 1:10



