
 
                                                                                                              
                                                                            
                                                                           

 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

MEETING OF JULY 16, 2026 
 

PROJECT:   Greyhawk Townhomes 

 
FILE NUMBER:  P26-008 
 
APPLICATION TYPE: Preapplication Mountain Overlay Design Review  
 
PROPERTY OWNER: Andrew Seligson & Sarah Toral 
 
ARCHITECT:   Mike Allaire, AIA, Michael Doty Associates Architects 
 
REQUEST: Preapplication Mountain Overlay Design Review for the construction 

of two three-story duplex buildings and associated site improvements  
 
LOCATION: Tax Lot 6866 (RPK4N170140730), on the north side of Warm Springs 

Road at the western edge of the Ketchum city limits 
 
ZONING:   General Residential Low Density (GR-L) 
 
OVERLAY:   Mountain Overlay and Avalanche Overlay Districts  
 
REVIEWER:   Abby Rivin – Senior Planner 
 
NOTICE:  A public hearing notice was mailed to all property owners within 300 

feet of the project site on June 24, 2026. The notice was published in 
the Idaho Mountain Express on June 24, 2026. A notice was posted on 
the city’s website on July 1, 2026 and on the project site on July 9, 
2026. 

 
EXECUTIVE SUMMARY 
The applicant has submitted a Preapplication Mountain Overlay Design Review for the development 
of two three-story duplex buildings, each containing approximately 11,215 gross square feet, and 
associated site improvements (see Figure 1), located on Tax Lot 6866, an 8.41-acre property 
located on the north side of Warm Springs Road at the western edge of the Ketchum city limits (see 
Figure 2). The property is zoned General Residential Low Density (GR-L) and is located within both 
the Mountain Overlay (MO) and Avalanche Overlay Districts. Project plans and supporting 
materials are included in Attachment A.  
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Figure 1: Applicant Rendering Looking North from Warm Springs Road 

The proposal redevelops a previously 
disturbed hillside site through a 
coordinated architectural, landscape, 
and site restoration strategy. In 
addition to providing four new 
residential ownership opportunities, 
the project includes several public 
improvements, including 
undergrounding existing overhead 
utilities and extending the existing 
public bike path along Warm Springs 
Road. The proposal also incorporates a 
comprehensive hillside restoration 
strategy intended to restore disturbed 
portions of the site and visually 
integrate the development into the 
surrounding hillside while reducing its 
visual impact. 
 

 
Figure 3: Existing Site Conditions and Constraints 

Figure 2: Vicinity Map 
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The property is large with a total area of 367,515 square feet and almost 850 linear feet of frontage 
along Warm Springs Road. Although the property is relatively large, the developable area is 
constrained by several site features, including a landscape easement along the eastern portion of 
the property that encumbers 4 acres of the subject property, a 20-foot-wide avalanche berm 
easement along Warm Springs Road, and slopes exceeding 25 percent across the northern portion 
of the property (see Figure 3).  
 
Despite these significant site constraints, the proposal accommodates four residential units while 
concentrating development within the most suitable portion of the property. The proposal also 
incorporates a comprehensive hillside restoration strategy utilizing native plant communities, 
harvested shale, terraced natural stone retaining walls, and screening vegetation intended to 
visually reconnect disturbed portions of the site with the surrounding hillside. However, portions of 
the proposed grading and retaining walls extend beyond the previously disturbed area into adjacent 
undisturbed hillside terrain. 
 
The proposal includes subdivision of the existing parcel into two parent lots, followed by townhouse 
subdivision of each parent lot to create individual townhouse sublots. This approach is necessary 
because the GR-L Zone limits multifamily dwellings to a maximum of two dwelling units per lot. The 
associated subdivision applications will be reviewed concurrently with the final MO Design Review 
application. 
 
The project also proposes a concrete avalanche protective wall that forms the rear wall of each 
duplex building and extends between the structures. Pursuant to §16.02.070.B.4.b of the Land 
Development Code (LDC), avalanche protective structures are permitted only through approval of a 
Conditional Use Permit (CUP). Accordingly, the applicant will be required to submit a CUP 
application for the avalanche protective wall concurrent with the final MO Design Review 
application. 
 
Preapplication is required for this project as the total area of the subject property exceeds 11,000 
square feet. The preapplication process provides an opportunity for the Planning and Zoning 
Commission to provide feedback on the project design, identify potential code compliance, and 
offer guidance prior to the submittal of the final MO Design Review application. No formal action is 
required at this stage.  
 
Staff requests the Commission provide feedback to the applicant after reviewing the preapplication 
submittal (Attachment A), staff analysis, the applicant’s presentation, and any public comment. 
 
BACKGROUND 
Process to Date 
The Planning and Building Department received the Greyhawk Townhomes Preapplication on 
February 26, 2026. The application was circulated to all applicable City departments for review, and 
consolidated staff comments were provided to the applicant on April 7, 2026. 
 
Revisions in response to departmental comments are not required at the preapplication stage, and 
the applicant elected to proceed directly to Planning and Zoning Commission review. The applicant 
must address all City department comments, as well as any direction and feedback provided by the 
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Planning and Zoning Commission during the preapplication review, as part of the Final Mountain 
Overlay Design Review application. 
 
Pursuant to LDC §16.07.030.C.1.c(4)(C), the applicant must submit a complete final MO Design 
Review application, together with all required fees, within 180 calendar days of the Commission's 
preapplication meeting. Failure to do so will render the preapplication null and void. 
 
ANALYSIS 
Pursuant to LDC §16.07.030.C.2.d, the Planning and Zoning Commission must determine that the 
following criteria are met before approving a Design Review application:  

1. The project does not jeopardize the health, safety, or welfare of the public.  
2. The project generally conforms with the design-related goals, policies, and objectives of the 

adopted comprehensive plan. 
3. The project conforms to all applicable standards and criteria as set forth in this section, and 

any other standards in this Code, including §16.04.080, Design Review, and where 
applicable, §16.02.060.D MO: Mountain Overlay District. 
 

Criteria 1 & 2: Public Health, Safety, and Welfare & Comprehensive Plan Conformance  
The 2025 Cohesive Ketchum Comprehensive Plan establishes the City's long-range vision for 
growth and development. The Comprehensive Plan contains numerous goals and policies applicable 
to this proposal. The following themes are most directly relevant to the Commission's review: 

• encouraging context-sensitive infill and redevelopment;  
• reinforcing the distinctive character of Ketchum's neighborhoods;  
• protecting hillsides, natural landforms, and community gateways;  
• directing development to the lowest, least visible, and least environmentally sensitive 

portions of a site;  
• minimizing grading and disturbance to natural topography;  
• protecting wildlife habitat; and  
• making efficient use of Ketchum's limited residential land supply while preserving 

neighborhood character.  
 

Collectively, these policies support context-sensitive residential infill while recognizing Ketchum's 
undeveloped hillsides as one of the community's defining assets. The Comprehensive Plan 
encourages efficient residential development while emphasizing that projects on hillside properties 
must be carefully sited and designed to preserve natural landforms, scenic resources, wildlife 
habitat, and neighborhood character. 
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Future Land Use 
The subject property 
is designated Low-
Density Residential 
(LDR) and Open 
Space (OS) on the 
Future Land Use 
Map (see Figure 4) 
and is located within 
the Mountain 
Overlay District. 
 
 
 
 
 
 
 
 
The Low-Density Residential (LDR) designation is intended to accommodate primarily single-
family homes and duplexes within established neighborhoods at generally one to five dwelling units 
per acre. The Comprehensive Plan identifies LDR-designated areas as important locations for future 
residential growth and encourages efficient use of residential land through context-sensitive infill, 
subdivision of large lots into smaller lots, accessory dwelling units, division of large existing homes 
into multiple units, and other neighborhood-scale housing opportunities. 
 
However, the Plan also recognizes that environmental constraints may limit development potential. 
The accompanying Land Capacity Analysis identifies Mountain Overlay lands and slopes exceeding 
25 percent as significant constraints that reduce the amount of land suitable for development. 
 
The Open Space designation recognizes the ecological, scenic, recreational, and visual importance 
of undeveloped hillsides and natural landscapes. On the subject property, the area designated Open 
Space generally corresponds to the eastern portion of the site encumbered by the landscape 
easement and the steeper upper hillside where slopes exceed 25 percent. These areas contribute to 
wildlife habitat, environmental quality, recreation, community character, and Ketchum's identity as 
a mountain community. An informal hiking trail begins in the eastern portion of the property and 
continues north across the upper hillside, connecting to U.S. Forest Service lands. Although the trail 
is not currently protected by a recorded public access easement, preservation of the upper hillside 
through a conservation easement, public access easement, or similar permanent protection 
mechanism could further advance the Comprehensive Plan's objectives related to open space 
preservation, recreation, and protection of natural features. Together, the Low-Density Residential 
and Open Space designations encourage residential development while recognizing that 
environmentally sensitive hillside areas should remain largely undisturbed. 
 
Neighborhood Character & Hillside Protection  
The subject property is located within the Warm Springs Base Area neighborhood, which 
encompasses the Warm Springs ski base area and the surrounding residential development west of 

Figure 4: Future Land Use Map 
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Sage Road. The neighborhood contains a diverse mix of single-family homes, duplexes, and 
multifamily buildings generally ranging from one to three stories in height. Architectural styles vary 
considerably, reflecting different periods of development rather than a single prescribed 
architectural character. The neighborhood is distinguished by its relationship to Bald Mountain, 
Warm Springs Creek, mature vegetation, and the surrounding natural landscape. 
 
Consistent with Policies BNE-1.1 (Growth Management), BNE-1.2 (Neighborhood 
Characteristics), and BNE-1.5 (Context-Sensitive Development), new development should make 
efficient use of Ketchum's limited land supply while reinforcing the distinct character of the 
surrounding neighborhood. The Comprehensive Plan emphasizes that compatibility is achieved 
through thoughtful site planning rather than architectural imitation. Projects should respond to their 
context by considering building scale and massing, site design, relationships to adjacent 
development and public streets, preservation of views and natural features, transitions to 
neighboring properties, use of complementary materials, and protection of wildlife habitat where 
applicable. Importantly, the Plan states that "context" refers to the natural and built environment 
surrounding a site—not to a prescribed architectural style—and encourages creativity and 
innovation while ensuring that new development is responsive to its surroundings. 
 
Protection of Ketchum's hillsides is a central objective of both the Comprehensive Plan and the 
Mountain Overlay District. The Plan repeatedly identifies undeveloped hillsides as one of the 
community's defining assets and recognizes their importance to scenic quality, wildlife habitat, 
environmental quality, recreation, tourism, and overall quality of life. Accordingly, development 
should minimize grading and vegetation disturbance, preserve visually prominent hillsides, protect 
wildlife habitat, and be concentrated within the most suitable portions of a site. 
 
Staff Analysis 
Staff finds that the proposal is generally consistent with the residential land use objectives of the 
Low-Density Residential Future Land Use designation. Duplexes are an anticipated residential use 
within the LDR category, and the proposed four-unit development remains well within the intended 
low-density development pattern for an approximately 8.4-acre site. The proposal also makes more 
efficient use of a large residential parcel than a single estate-scale residence, includes 
undergrounding of existing overhead utilities, and incorporates a comprehensive hillside restoration 
strategy utilizing native plant communities, harvested shale, terraced natural stone retaining walls, 
and screening vegetation intended to restore previously disturbed portions of the site and visually 
integrate the development into the surrounding hillside. Collectively, these design elements 
demonstrate a coordinated approach to hillside redevelopment that balances residential 
development with restoration of the site's natural character. 
 
At the same time, the proposal presents several issues requiring additional refinement to better 
advance the Comprehensive Plan's goals for hillside preservation and context-sensitive 
development. Although the buildings are generally located within an existing disturbed area, 
portions of the proposed grading and retaining walls extend into adjacent undisturbed hillside 
terrain. In addition, the proposed building height, massing, and large expanses of glazing warrant 
further refinement to better respond to the site's natural setting, neighborhood context, and wildlife 
considerations. 
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Staff believes the proposal could better advance the goals and policies of the Comprehensive Plan 
by: 

1. Reducing the building height to two stories or below the 30-foot threshold requiring aerial 
fire apparatus access, allowing the buildings to be sited lower on the property and reducing 
hillside disturbance.  

2. Limiting grading, retaining walls, and site disturbance to previously disturbed portions of the 
site while avoiding encroachment into undisturbed hillside terrain.  

3. Further reducing the perceived scale and bulk of the buildings through increased modulation, 
offsets, varied roof forms, and enhanced façade articulation.  

4. Expanding native landscape restoration to stabilize disturbed areas, improve hillside 
integration, and enhance wildlife habitat.  

5. Preserving the portion of the property designated Open Space as undeveloped natural 
hillside through a conservation easement, public access easement, or other permanent 
protection mechanism, where appropriate. Such an approach could further advance the 
Comprehensive Plan's objectives of protecting visually significant hillsides, preserving open 
space, and maintaining public access to natural areas. 
 

Overall, staff finds the proposal is generally consistent with the Comprehensive Plan's vision for 
context-sensitive residential development. Staff also recognizes that the applicant has intentionally 
approached the project as a hillside restoration and redevelopment effort, concentrating 
development within an existing disturbed area while proposing extensive revegetation, underground 
utilities, and public frontage improvements that will improve the long-term appearance of the 
Warm Springs Road corridor. Staff finds that the proposal establishes a strong foundation for 
residential development on the site; however, additional refinement is warranted to fully realize the 
Comprehensive Plan's objectives for hillside preservation, neighborhood compatibility, and context-
sensitive design. These issues are discussed in greater detail in the following sections. 
 
Criteria 3: Applicable Standards and Criteria  
Zoning Regulations & Dimensional Standards 
Planning staff reviewed the preapplication submittal for compliance with the applicable zoning and 
dimensional standards, including permitted use, setbacks, building height, building coverage, 
parking, and other development regulations. Based on the information submitted, staff believes the 
proposal is generally consistent with the requirements of the General Residential Low Density (GR-
L) Zone. Staff has identified several technical revisions, corrections, and supplemental calculations 
that will need to be incorporated into the final Mountain Overlay Design Review application to 
demonstrate full compliance with the Land Development Code. 
The submitted building elevations (Sheets A-312 and A-322) indicate that building height has been 
measured to the top of the flat roof. However, pursuant to the definition of Building Height in LDC 
§16.08.020, building height must be measured from the lowest of natural, existing, or finished grade 
to the highest point of the structure, including parapets and other roof elements. Based on the 
submitted plans, staff cannot verify compliance because the rear avalanche protective wall appears 
to be the highest point of the structure but is not included in the building height calculation. Prior to 
final Mountain Overlay Design Review, the applicant should revise the building height calculations 
to measure to the highest point of each structure in accordance with LDC §16.08.020. 
 
Sheet A-010 identifies total building coverage for the existing Tax Lot 6866 as 11,882 square feet, or 
3.2 percent of the total lot area. However, staff cannot verify compliance with the building coverage 
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requirements because the Land Development Code excludes fire lanes and private driveway 
easements from lot area calculations, and it is unclear whether these areas have been excluded. In 
addition, because the proposal includes subdivision of Tax Lot 6866 into two parent lots followed 
by townhouse subdivisions, building coverage must ultimately be demonstrated for each proposed 
townhouse development. Pursuant to LDC §16.06.070.C.1, the maximum building coverage 
limitation applies to each collective townhouse development lot rather than the individual 
townhouse sublots. Prior to final Mountain Overlay Design Review, the applicant should revise the 
building coverage calculations to exclude all applicable fire lane and private driveway easement 
areas from the lot area and demonstrate compliance with the GR-L building coverage requirements 
for each proposed townhouse development. 
 
Staff believes these issues are technical in nature and can be resolved through revisions to the plans 
and supporting calculations at the final MO Design Review stage. 
 
Design Review Standards 
Exterior Materials & Colors 
The proposed architectural design is generally appropriate for the site and responds thoughtfully to 
both the surrounding residential context and the natural hillside setting. The proposed materials—
including thermally modified wood siding, rustic stone veneer, board-formed concrete, and 
weathered metal accents—reinforce the site's mountain character while complementing the 
established residential character of the Warm Springs neighborhood. Likewise, the muted earth-
toned color palette is compatible with the surrounding shale hillside and is intended to reduce visual 
contrast between the development and the natural landscape, particularly when viewed from Warm 
Springs Road (see Figure 5). Together with the proposed hillside restoration strategy—including 
native plant communities, harvested shale, terraced natural stone retaining walls, and screening 
vegetation—these architectural elements should help visually integrate the development into the 
hillside and reduce its prominence from the public realm. Overall, the proposed architectural and 
landscape design generally advances the Mountain Overlay District's objective of minimizing the 
visual impact of development on the hillside through the use of context-sensitive materials, colors, 
and site restoration. 
 

 
Figure 5: Proposed Materials and Hillside Integration 
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At the same time, the proposed design includes large expanses of glazing on the front façades 
relative to surrounding residential development. The large expanses of glass increase the perceived 
scale of the buildings and reduce opportunities for façade articulation and human-scaled detailing. 
 
Consistent with LDC §16.04.080.C.4.a, which requires building materials and colors to be 
complementary to the surrounding neighborhood, staff finds the proposed material and color 
palette to be generally appropriate. However, staff recommends reducing the extent of glazing on 
the primary façades and incorporating additional architectural detailing—including lintels, muntins, 
mullions, and other human-scaled elements—to provide greater façade articulation, break down the 
perceived building mass, strengthen compatibility with the surrounding residential context, and 
further reduce the visual prominence of the buildings within the hillside setting. 
 
Building Massing and Articulation  
The proposed building design incorporates several features that reduce the apparent scale of the 
duplex buildings, including recessed garage doors, projecting balconies, changes in exterior 
materials, and some variation in wall planes. These elements begin to break down the overall mass 
of the structures and provide architectural interest. 
 
The proposed mountain modern design is characterized by flat roof forms, minimal ornamentation, 
extensive glazing, and limited variation in wall planes. Collectively, these design elements create a 
clean, contemporary architectural expression; however, the combination of flat roof forms, large 
expanses of glazing, and relatively limited façade modulation causes the buildings to read as larger 
and more monolithic than much of the surrounding residential development. 
 
While the proposal incorporates some modulation, the level of horizontal and vertical articulation 
does not sufficiently reduce the perceived bulk of the structures or provide the visual relief intended 
by the Design Review standards. The façades lack sufficient depth, variation, and architectural 
detailing to effectively break down the overall scale of the buildings when viewed from Warm 
Springs Road. 
 
Consistent with LDC §16.04.080.C.5, which requires buildings to be clearly defined by architectural 
features and building walls to incorporate undulation that reduces the appearance of bulk and 
flatness, staff recommends the applicant: 

1. Increase horizontal and vertical modulation through more pronounced step-backs and 
offsets.  

2. Introduce greater variation in façade planes, roof forms, and building heights.  
3. Offset individual units within each duplex and consider shifting the duplex buildings relative 

to one another to reduce the appearance of continuous building mass.  
4. Build upon the proposed natural material palette by incorporating additional architectural 

detailing and variation that reinforces human-scaled design while maintaining the project's 
contemporary mountain architectural character. 
 

Building Orientation & Site Planning  
Overall, the proposed site layout successfully concentrates development within the lower, 
previously disturbed portion of the property while taking advantage of existing topography to tuck 
the buildings into the hillside. This approach avoids creating a large, elevated building pad and 
preserves the natural character of much of the upper hillside. The proposed orientation also 
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preserves much of the upper hillside as undeveloped open space and allows the project's 
comprehensive hillside restoration strategy to reconnect previously disturbed portions of the site 
with the surrounding natural terrain. 
 
Additional opportunities remain to improve the relationship between the buildings, Warm Springs 
Road, and the surrounding hillside through adjustments to building orientation, spacing, and site 
planning. Additional variation in the placement of the duplex buildings and individual units would 
reduce the perception of repetitive building forms while better responding to the site's natural 
topography. 
 

 
Figure 6: Proposed Building Orientation and Hillside Site Design 

The proposed site design demonstrates a thoughtful response to the site's natural topography by 
concentrating the principal development within an existing disturbed area and stepping the 
buildings into the hillside to minimize the need for extensive grading. The proposed hillside 
restoration strategy, terraced natural stone retaining walls, underground utilities, and earth-toned 
materials work together as an integrated design response intended to reduce the project's visual 
prominence and better incorporate the development into its mountain setting. While the proposal 
generally advances the Comprehensive Plan's and Mountain Overlay District's objectives of 
context-sensitive hillside development, portions of the proposed grading, retaining walls, and 
associated site improvements extend beyond the previously disturbed area into adjacent 
undisturbed hillside terrain. Staff recommends that the Final Mountain Overlay Design Review 
application further refine these improvements, where feasible, to minimize disturbance to natural 
landforms and better preserve the character of the hillside. 
 
Access, Circulation, and Frontage Improvements  
The proposed driveway accesses the property across U.S. Forest Service land and generally appears 
to provide a feasible means of serving both duplex buildings while consolidating vehicular access 
into a single driveway, thereby avoiding multiple curb cuts along Warm Springs Road. However, 
because the proposed access crosses U.S. Forest Service land, several items require additional 
documentation before compliance with the Design Review and subdivision standards can be 
verified. 
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The applicant states that access has been approved by the U.S. Forest Service; however, 
documentation of that approval has not been provided. Prior to final Mountain Overlay Design 
Review, the applicant should provide documentation of the U.S. Forest Service authorization (e.g., a 
Special Use Permit or other authorization, as applicable), depict the location and dimensions of the 
proposed access easement on the subdivision plats, and demonstrate compliant legal access to 
each proposed parent lot, including the required access easement serving the eastern parent lot. 
 
The project qualifies as a substantial improvement and is therefore required to construct frontage 
improvements consistent with the Design Review standards. The existing bike path currently 
terminates west of Gates Road and does not extend along the subject property's frontage. As part 
of the proposed development, the applicant will be required to extend the bike path along the 
project frontage, providing a continuous pedestrian and bicycle connection along Warm Springs 
Road. Together with the proposed undergrounding of overhead utilities, these frontage 
improvements represent a lasting public investment that will improve the visual character, safety, 
and multimodal connectivity of the Warm Springs Road corridor. 
 
Mountain Overlay District Standards  
Hillside Disturbance  
LDC §16.02.070.D.5.i requires that cuts and fills associated with roadways be minimized and 
concealed with landscaping, revegetation, and/or natural stone materials. LDC §16.02.070.D.5.n 
further requires that excavations, fills, and vegetation disturbance on hillsides not associated with 
building construction be minimized. In addition, LDC §16.02.070.D.5.j requires that development be 
located on the most suitable portion of the parcel to carry out the purposes of the Mountain Overlay 
District, which include minimizing disturbance to natural topography, protecting natural landforms 
and wildlife habitat, preserving visually prominent hillsides, and directing development away from 
higher elevations. 
 
Overall, the proposal demonstrates a thoughtful and comprehensive approach to hillside 
redevelopment by concentrating development within a previously disturbed portion of the site while 
pairing new construction with an equally significant hillside restoration strategy. The proposed 
buildings are generally concentrated within the lower, previously disturbed portion of the property 
rather than extending development into the largely undisturbed hillside above. The project also 
incorporates a comprehensive hillside restoration strategy intended to visually reintegrate disturbed 
areas with the surrounding slope. As shown on the grading and landscape plans, the proposal 
utilizes native plant communities, harvested shale, terraced natural stone retaining walls, and 
screening vegetation to stabilize disturbed slopes, soften the appearance of retaining structures, 
and visually reconnect previously disturbed portions of the hillside with the surrounding natural 
landscape. 
 
While these design strategies substantially reduce the visual effects of hillside disturbance, the 
grading and retaining plans (Sheet L3.3) indicate that portions of the proposed retaining walls, 
grading, and associated disturbance extend beyond the previously disturbed area and into the 
undisturbed hillside. Staff finds that further concentrating development within the previously 
disturbed portion of the site would better advance the purposes of the Mountain Overlay District by 
minimizing impacts to existing landforms and native vegetation. 
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Although the proposed buildings generally avoid the steepest portions of the property, the 
development does extend slightly into areas exceeding 25 percent slope. The applicant explains 
that the constrained width of the developable area, combined with emergency access requirements, 
limits available building locations. Specifically, the applicant notes that the combination of the 20-
foot avalanche berm easement, the required 26-foot-wide aerial fire apparatus access road, and the 
required 15-foot separation between the aerial apparatus access road and buildings leaves a limited 
building envelope between Warm Springs Road and the toe of the hillside. The applicant further 
explains that the proposed excavation primarily affects loose shale associated with previous 
disturbance rather than undisturbed native hillside. 
 
Staff finds this explanation reasonable and acknowledges that the current building placement is 
influenced by life-safety requirements rather than solely by site design preferences. Nevertheless, 
opportunities appear to exist to further reduce hillside disturbance while maintaining the project's 
overall design intent. 
 
One such opportunity relates to building height. Because the proposed buildings exceed 30 feet in 
height above grade, the International Fire Code requires aerial fire apparatus access, resulting in a 
wider access drive and increased setback from the structures. If the buildings were redesigned to 
remain below the 30-foot threshold, the aerial apparatus access requirement would no longer apply. 
This could allow the buildings to shift closer to Warm Springs Road, reduce the length and width of 
the access drive, decrease the extent of grading and retaining walls, and better contain development 
within the previously disturbed portion of the site. 
 
In addition, the City Engineer has noted that the required 28-foot turning radius shown on Sheet 
L2.11 may have flexibility to shift closer to the avalanche easement. Refinement of the access drive 
geometry, together with corresponding adjustments to the placement of Building A while 
maintaining required fire separation distances, may further reduce encroachment into the hillside. 
 
Overall, staff finds that the proposal successfully concentrates development within the lower 
portion of the property and incorporates meaningful restoration measures that substantially reduce 
the visual effects of hillside disturbance. Additional refinement of building height, access geometry, 
and building placement would further minimize grading and retaining walls, better preserve 
undisturbed hillside areas, and more fully achieve the objectives of the Mountain Overlay District. 
 
Recommended Design Refinements 

• Evaluate reducing the building height to less than 30 feet above grade to eliminate the aerial 
fire apparatus access requirement and allow the buildings to be sited lower on the property.  

• Evaluate relocating the required 28-foot turning radius closer to the avalanche easement, 
consistent with the City Engineer's comments.  

• Adjust the placement of Building A, where feasible, to further concentrate development 
within the previously disturbed area and reduce disturbance to undisturbed hillside terrain.  

 
Visual Impacts 
LDC §16.02.070.D.5.a and 5.b require that development avoid material visual impacts on significant 
skylines and minimize the visual effects of building construction, grading, excavation, filling, and 
vegetation disturbance as viewed from public vantage points entering or within the City. 
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Historically, public vantage points have been interpreted to include primary public corridors such as 
Highway 75, Warm Springs Road, and Sun Valley Road, as well as prominent public gathering 
places including Town Square and Forest Service Park. Visibility from Bald Mountain or from 
isolated viewpoints within residential neighborhoods has generally not been considered the basis 
for evaluating compliance with these standards. 
 
The subject property occupies a highly visible location along Warm Springs Road at the western 
gateway into Ketchum. The proposed duplex buildings are set into the hillside rather than placed on 
a ridgeline or knoll and therefore do not interrupt the skyline or create a significant skyline 
silhouette when viewed from public corridors. The buildings are visually contained by the existing 
hillside backdrop and are primarily visible from Warm Springs Road immediately adjacent to the 
site. 
 
The proposal incorporates several complementary design strategies that work together to reduce 
visual impacts. Buildings utilize a muted palette of natural materials and earth-tone colors intended 
to blend with the surrounding landscape. Existing overhead utility lines along the property frontage 
are proposed to be undergrounded, representing a significant visual enhancement along this 
segment of Warm Springs Road. In addition, the landscape plan incorporates the same 
comprehensive hillside restoration strategy through native plant communities, harvested shale, 
terraced natural stone retaining walls, and screening vegetation that will soften retaining structures 
and reduce the visual contrast between the development and the surrounding hillside over time. 
 
Although these design strategies substantially reduce visual impacts, staff finds that additional 
refinements to building massing and façade composition could further reduce the perceived scale of 
the development from Warm Springs Road. As discussed elsewhere in this report, lowering the 
overall building height and reducing the extent of hillside disturbance would further lessen the 
project's visual prominence while preserving the overall architectural concept. 
 
Light Trespass, Glazing, and Wildlife  
Preserving Ketchum's dark night skies is an important community-wide objective implemented 
through the City's Dark Sky regulations. In addition, protection of wildlife habitat is a primary 
purpose of the Mountain Overlay District. Survey Note 7 identifies the subject property as being 
located within the Blaine County Elk Winter Range Zone. 
 
The proposed architecture incorporates extensive glazing that successfully capture daylight and 
views toward Bald Mountain while maintaining the project's contemporary mountain character. 
While the glazing enhances daylight, views, and the overall architectural character of the project, 
large expanses of glass also have the potential to increase light trespass from interior building 
illumination during nighttime hours. Although the City's Dark Sky standards regulate exterior 
lighting and do not directly regulate interior lighting visible through windows, the Planning and 
Zoning Commission has consistently recognized that excessive light emanating from within 
buildings is contrary to the spirit and intent of the City's Dark Sky regulations and can contribute to 
visual impacts along Ketchum's hillsides and community gateways. Increased nighttime illumination 
may also affect adjacent wildlife habitat within the Elk Winter Range. 
 
The applicant will be required to demonstrate compliance with all applicable Dark Sky standards as 
part of the final Mountain Overlay Design Review application. Beyond those minimum code 
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requirements, staff believes the proposal could better advance the purposes of the Mountain 
Overlay District and further support the City's Dark Sky objectives by reducing the potential for 
interior light trespass. 
 
Potential design refinements include reducing the extent of front façade glazing where feasible, 
incorporating glazing with lower visible light transmittance, utilizing window films or other glazing 
treatments that reduce nighttime light transmission while maintaining daylight and views, and 
considering additional architectural shading elements where appropriate. These measures would 
complement the project's thoughtfully selected natural material palette, native landscape 
restoration strategy, and hillside-sensitive site design by further reducing the visual prominence of 
the buildings after dark while minimizing potential impacts on adjacent wildlife habitat. 
 
STAFF RECOMMENDATION 
As a Preapplication Mountain Overlay Design Review, no formal action is required or requested. 
 
Overall, staff recognizes several significant strengths of the proposal. The project concentrates 
development within the previously disturbed portion of the site, incorporates a comprehensive 
hillside restoration strategy utilizing native vegetation and natural materials to visually reconnect 
disturbed areas with the surrounding landscape, proposes undergrounding of existing overhead 
utilities, and extends the public bike path along Warm Springs Road. Collectively, these elements 
represent meaningful public and environmental benefits that advance the purposes of the 
Comprehensive Plan, Design Review standards, and Mountain Overlay District. 
 
At the same time, staff believes additional refinement of building siting, massing, glazing, and 
hillside disturbance would further advance the City's design objectives. Staff requests that the 
Commission provide feedback on the proposed design, the issues identified in this report, and any 
additional items the Commission deems relevant for consideration during preparation of the final 
Mountain Overlay Design Review application. In particular, staff requests Commission feedback 
regarding building height, building massing, façade articulation, hillside disturbance, and long-term 
protection of the Open Space portion of the property. 
 
 
ATTACHMENTS:  
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To:  City of Ketchum Planning and Building Department 
 

Date: February 19, 2026 
 

Re:  Greyhawk Townhomes Design Narrative 

 
 

We are pleased to present the Mountain Overlay Pre-Application Design Review Submittal for the 

Greyhawk Townhomes, located on Tax Lot 6866, Warm Springs Road, Ketchum, Idaho. 

The Greyhawk Townhomes is a set of twin three-story duplex buildings, each consisting of 

approximately 11,215 gross square feet, located on an 8.41 acre property at the western edge of 

Ketchum’s city limits on Warm Springs Road. The design vernacular is of a rustic mountain style 

with exposed beams, stone, and architectural concrete, and clad in light brown and grey thermally 

modified wood siding. Though quite large, the site has a limited buildable area wedged between a 

landscape easement to the east, an avalanche easement benefiting the development opposite 

Warm Springs Road to the south, and a steep (25% plus) slope to the north. Building siting is a 

balance of minimizing cut into the hillside while also minimizing visual proximity to the Warm 

Springs Frontage and providing the minimum required space for emergency vehicle aerial apparatus 

access.  

Avalanche Easement: 

The southern edge of the property, from the southwest corner continuous to the landscape 

easement on the east side is encumbered by a 20’ wide avalanche berm easement (Instrument No. 

275593). This easement effectively cuts off all access to and from the buildable area of the property 

and does not allow for any modification to the ±5-foot-tall berm serving the Greyhawk II subdivision 

as an avalanche barrier. As a result, the driveway and emergency vehicle access lane, beginning at 

the edge of the avalanche easement, must be a minimum of 20 feet from the Warm Springs Road 

frontage. Access to and from the site is via an easement through the public land to the west 

granted to the applicant by the US Forest Service. 
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Emergency Vehicle Access: 

As adopted by the City of Ketchum, Appendix D of the 2018 International Fire Code regulates the 

requirements for fire apparatus access roads. Accessing the property from the USFS easement to 

the west of the property results in a driveway longer than 150-feet, which in turn requires a 

turnaround proposed to be provided between the two buildings. As the proposed height of the 

buildings is greater than 30 feet an aerial apparatus access road is required. This road must be 26-

feet wide and located not less than 15-feet, nor greater than 30-feet from the buildings. This is a 

major driver in building siting as the 26-foot-wide road begins at the interior line of the avalanche 

easement described above, and the buildings must fall within a set distance range from the edge of 

the road. In essence, the closest any portion of either building can be from the property line is 61 

feet (20-foot easement+26-foot road+15-foot space) from the property line at Warm Springs Road. 

 

25% Slope: 

The applicant is proposing to sub-divide the property to allow for the development of (2) duplex 

buildings. This subdivision requires the establishment of a building envelope in compliance with 

Section 16.06.050.B of the Ketchum Municipal Code, which requires an exception in order to build 

within 25 % or greater slope zones. An exception may be considered “for parcels that are entirely 

within slopes of 25% or greater to create a reasonable building envelope…” Although, not entirely 

within a 25% slope, this lot presents a hardship in that the average distance from property line to 

the toe of 25% slope is approximately 68’-11”. Taken with the 61-foot offset required to provide 

emergency vehicle access, a flat, buildable area of just under 8 feet is left. These buildings are sited 

to minimize the encroachment into the 25% slope zone by placement as close to Warm Springs 

Road as life safety requirements allow. The portion of the hillside that will be excavated to construct 

the buildings is loose shale left over form a previous disturbance. Not only do these buildings 

provide an attractive and protective avalanche barrier for Warm Springs Road and the Greyhawk II 

subdivision, they also greatly improve the visual scarring of the existing hillside. 

 

Thank you for your time and consideration. 
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L2.4 FIRE DEPT ACCESS REQUIREMENTS 

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS

FIRE DEPARTMENT ACCESS DESIGN CRITERIA

BASED ON CITY OF KETCHUM FIRE DEPTARTMENT REQUIREMENTS THE 

PROPOSED DEVELOPMENT MUST ADHERE TO THE FOLLOWING DESIGN 

CRITERIA.   

1.ROAD WIDTH AT ENTRY MUST BE (20’0) MIN. 

2.ADDITIONAL WIDTH NEEDED FOR OUTRIGGERS ON FIRE ENGINE 

BASED ON HEIGHT OF PROPOSED STRUCTURES. A (26’) WIDE ROAD IS 

NEEDED ADJACENT TO STRUCTURES. 

3.HAMMER HEAD REQUIRED BASED ON FIRE APPARATUS ACCESS NEEDS. 

ACCEPTABLE ALTERNATIVE TO 120’ HAMMERHEAD USED IN DESIGN.  

4. PROXIMITY TO BUILDING - ACCESS MUST BE WITHIN A MINIMUM 

OF 15’ AND A MAX. OF 30’ TO BUILDING.  

5.ADDITION OF FIRE HYDRANT AT END OF DRIVE.  

*NOTE: PROPOSED DRIVE LAYOUT HAS BEEN REVIEWED AND 

TENTATIVELY APPROVED BY CITY OF KETCHUM FIRE DEPARTMENT. 

FIRE APPARATUS ACCESS ROAD TURNAROUND
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A  
20’ WIDE ENTRY DRIVE INTO PROPERTY UTILIZES ACCESS 
EASEMENT GRANTED BY FOREST SERVICE. EASEMENT AREA 
INCLUDES PREVIOUSLY DISTURBED PORTION OF SITE. 

26’ WIDE DRIVEWAY NEEDED FOR OUTRIGGERS ON FIRE APPARTUS.   

FIRETRUCK TURN AROUND HAMMER HEAD PER FIRE DEPT. REQUIREMENT

28’ TURNING RADIUS REQUIRED BY THE FIRE DEPT  

A  
B  
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C  

C  
D  

B  B  

D  

APPROX. 25% 
SLOPE LINE 

STRUCTURE AT 15’ MIN PROXIMITY TO MAIN DRIVE   E  

E  

E  

L2.13 PROPERTY LINE ADJUSTMENT 

APPROX. LOCATION OF REVISED PROPERTY LINE AS PART OF SUBDIVSION 
EXCEPTION REQUEST. 

-EXISTING PROPERTY LINES BOUNDARY TO REMAIN, ADDITION OF PROPOSED 
LINE WOULD SUBDIVIDE STRUCTURES INTO TWO SEPERATE PARCELS.  



L3.0 LANDSCAPE DESIGN + CONSIDERTATIONS    

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS

DESIGN APPROACH: EXISTING SITE AND HILLSIDE CONDITIONS INCLUDE 

ROCKY SHALE AND VARIETY OF NATIVE GRASSES AND SHRUBS. THE 

PROPOSED LANDSCAPE DESIGN WILL KNIT THE DISTURBED AREAS POST 

CONSTRUCTION BACK TO A LIKE NATIVE STATE.  

LANDSCAPE DESIGN STRATEGY

1.TERRACED RETAINING TO REDUCE HEIGHT OF WALLS. 

2.THE USE OF NATIVE SHALE HARVESTED FROM PRIOR TO CONSTRUCTION

3.STONE AND BOULDER SPECIES TO MIMIC COLOR OF EXISTING MATERIAL   

4. NATIVE TO SITE PLANT SPECIES TO BE USED FOR RE-ESTABLISHMENT 

WITH TARGET TREE LOCATIONS TO BUFFER STRUCTURES.   

  

EXISTING HILLSIDE CONDITION 
WITH ROCKY SHALE FROM 
PREVIOUS DISTURBANCE  

NATIVE PLANT MATERIAL 
COMPRISED OF MOSTLY NATIVE 
GRASSES AND SHRUBS 



D R A F T
N OT F O R C O N S T R U C TI O N

© FORM Studio 2024

X1.3

SITE PLAN
GRAPHIC

GREYHAWK
TOWNHOMES

KETCHUM FR NWNW TL
6866 SEC 14 4N 17E

2/17/26

PROJECT

PROPERTY ADDRESS

S22, T31 N, R22 W, COS
20721-2, TR 2DG IN L 4

LEGAL DESCRIPTION

DRAWING SET TYPE

CONSTRUCTION NOTES 

DRAWN BY
PLOT DATE 2/17/26 3:09:58 PM

XX

SHEET NO.

SHEET TITLE

ISSUE DATE

ISSUE NO.

SHEET SCALE

NORTH

LANDSCAPE DESIGN

1

5920

5930

5930

5940

5930

5940

5950

5960

5950

5960

5950

5960

5922

5924

5926

5928

5930

592
4

5922

5926

5924

5928

26

28

5924

22

5922

24

26

28

5924

5926

5926

5924

5922

5926

5924
5924

5928

5930

5926

5940

5950

5960

32

34

36

38

5940

5930

42

44

46

48

52

54
56

58

5970

5980

R O C K 
O U T C R O P P I N G 

R O C K 
O U T C R O P P I N G 

R O C K 
O U T C R O P P I N G 

62

64
66

68

32
34
36
38

42

44
46
48

52
54
56
58

5970

62
64
66
68

5970
5970

5930

EOA

EOA

EOA

EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA

EOA

EOA

EOA

EOAEOA

EOA

EOA

EOA

EOA

EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA
EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

EOA

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR

PWR
PWR

PWR
PWR

PWR
PWR

PWR
PWR

PWR

PWR

PWR

S SWR

S SWR

PH

PH

SW
R

SW
R

SW
R

SW
R

SW
R

SW
R

SWR

SWR

SWR

SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR
SWR

SWR

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W

W

RED AVALANCHE

BLUE AVALANCHE

TAX LOT 6866
±367,515 Sq. Ft.

±8.44 Ac.

INST. NO. 592615

1001

96

98

101

(220.11')

(S 44°09'36" E)

(8
5.

69
')

(S
 0

0°
01

'0
4"

 W
)

LOT 1

LOT 2
LOT 3

(N 77°01'07" E)

(85.00')
(N 77°01'07" E)

(84.00')
(N 77°01'07" E)

(100.00')
(N 77°01'07" E)

(116.00')
(N 77°01'07" E)(6.35')

(18.56')

(101.20')
(S 74°10'20" W)

23

26

99.98'

(100.00')

LOT 4

LOT 5

(N 77°01'07" E)

N 77°16'26" E

(104.00')

WARM SPRINGS ROAD (60' R/W)

94

11
6

11
7

118

119

120

121

12
4

195

30' WARMSPRINGS ROAD SETBACK

20' AVALANCHE BERM EASEMENT

W A R M   S P R I N G S   R O A D 

P R O P E R T Y   L I N E

U
P

77 
SF

MECHANICA
L

107 
SF

MUD / 
LAUNDRY 107 

SF

GEAR 
STORAGE

19 
SF

ELEV. 
EQ.

30 
SF

ELEV
.

102 
SF

BATH 
5

142 
SF

BEDROOM 
5

67 
SF

ENTR
Y

212 
SF

HAL
L

74 
SF

STORAG
E

PLANTE
R

823 
SF

GARAG
E

U
P

856 
SF

GARAG
E

77 
SF

MECHANICA
L

107 
SF

MUD / 
LAUNDRY107 

SF

GEAR 
STORAGE

19 
SF

ELEV. 
EQ.

30 
SF

ELEV
.

102 
SF

BATH 
5

142 
SF

BEDROOM 
5

67 
SF

ENTR
Y

212 
SF

HAL
L

74 
SF

STORAG
E

PLANTE
R

U
P

77 
SF

MECHANICA
L

107 
SF

MUD / 
LAUNDRY107 

SF

GEAR 
STORAGE

19 
SF

ELEV. 
EQ.

30 
SF

ELEV
.

102 
SF

BATH 
5

142 
SF

BEDROOM 
5

67 
SF

ENTR
Y

212 
SF

HAL
L

74 
SF

STORAG
E

PLANTE
R

823 
SF

GARAG
E

U
P

856 
SF

GARAG
E

77 
SF

MECHANICA
L

107 
SF

MUD / 
LAUNDRY 107 

SF

GEAR 
STORAGE

19 
SF

ELEV. 
EQ.

30 
SF

ELEV
.

102 
SF

BATH 
5

142 
SF

BEDROOM 
5

67 
SF

ENTR
Y

212 
SF

HAL
L

74 
SF

STORAG
E

PLANTE
R

5925' - 11"

0 20 40 FT

SCALE: 1' = 20'-0"

L3.1 HILLSIDE ANALYSIS   

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS

A1 A2
B1 B2

PREVIOUSLY 
DISTURBED 
HILLSIDE 

PREVIOUSLY 
DISTURBED FLAT 
AREA 
(GRAVEL PARKING)

SLOPE 
DIRECTION

A V A L 
A N C H 

E   E A 
S E M E 

N T   

W A R M 
  S P R 

I N G S 
  R O A 

D R I G H T
   O F   

W A Y  



L3.2 LANDSCAPE | RETAINING + PLANTING  

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS

TERRACED RETAINING: BOULDERS + STONE VENEER WALLS 

CONSIDERATIONS HAD TO BE MADE FOR RETAINING ALONG THE HILLSIDE 

WHERE THE STRUCTURES ARE PROPOSED TO HELP MITIGATE STEEP GRADE 

CONDITIONS. IN AREAS WHERE IT IS TO STEEP TO RETURN THE HILLSIDE 

TO A NATIVE SLOPE, BOULDER AND STONE VENEER WALLS ARE PROPOSED. 

THE PROPOSED BOULDER WALL MATERIAL WILL BE A SIMILAR COLOR TO THE 

EXISTING HILLSIDE “SCREE” TO HELP KNIT THE WALLS BACK INTO THE 

NATIVE STATE.

PLANTING + REHAB  

- PLANTING APPROACH ALONG 

HILLSIDE TO “EMBRACE” THE 

EXISTING NATIVE PLANT PALLETTE. 

- DISTURBED AREA ABOVE AND 

ALONG THE SIDES TO BE BROUGHT 

BACK TO A NATIVE STATE. 

- TREES AND SHRUBS TO BE 

THICKER AT DOWNHILL SIDE TO 

HELP SCREEN/ BUFFER HOMES FROM 

WARM SPRINGS ROAD. 
NATIVE MEADOW ASPENS + EVERGREENS + HILLSIDE SCREE (PALET NATIVE PERENNIALS + HILLSIDE  

TERRECED STONE WALLS DRYSTACK BOULDER WALLS 
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L3.3 RETAINING + GRADING  

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS

A1 A2
B1 B2

*NOTE: PROPOSED GRADES 
TO TIE INTO EXISTING 
WHERE RETAINING IS NOT 
REQUIRED. 

PROPOSED RETAINING WALLS 
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BOULDER RETAINING  
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CONCRETE RETAINING WALLS AT 
BACK OF STRUCTURE TO ACT AS 
AVALANCHE PROTECTION.
- WALLS TO HAVE STONE 
VENEER WHERE EXPOSED AT THE 
FRONT FACE. 

TERRACED BOULDER WALLS 
ALONG SIDE OF STRUCTURES. 

BOULDER RETAINING 
INTEGRATED INTO HILLSIDE 
WITH PLANT POCKETS. 
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L3.4 LANDSCAPE | DESIGN OVERVIEW 

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS
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*SHEET DESCRIPTION: 
PLAN INCLUDES PROPOSED STRUCTURE 
LOCATIONS AND CONCEPTUAL SITE 
IMPROVEMENTS ASSOCIATED WITH 
DEVELOPMENT.  

EAST SIDE OF PROPERTY TO 
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NATIVE EVERGREENS TO BUFFER 
VISUAL FROM WARM SPRINGS 
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HELP BUFFER FACE OF 
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HILLSIDE TO HELP 
BUFFER RETAINING WALLS 
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BACK TO NATIVE STATE (GRASSES + SHALE) 
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SCALE: 1' = 20'-0"

L3.5 SNOW STORAGE + LIGHTING 

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS

A1 A2
B1 B2

*SHEET DESCRIPTION: 
PLAN INCLUDES PROPOSED STRUCTURE 
LOCATIONS AND CONCEPTUAL SITE 
IMPROVEMENTS ASSOCIATED WITH 
DEVELOPMENT.  

SNOW STORAGE AREAS 
INDICATED WITH PINK HATCH

SNOW STORAGE 
- REQUIRED SNOW STORAGE FOR PROJECT: 30% OF HARDSCAPE
- PROVIDED SNOW STORAGE: 35% OF HARDSCAPE  

LANDSCAPE LIGHTING 
- ALL LIGHTING TO MEET CITY OF KETCHUM DARK SKY 
ORDIANCE 
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BUILDING B

1,844 SF

A1 LIVING

1,844 SF

A2 LIVING

1,844 SF

B1 LIVING

1,844 SF

B2 LIVING

UNIT A1 UNIT A2BUILDING A

UNIT B1 UNIT B2
BUILDING B

1 2 4 8

� Michael Doty Associates, Architects PC

S C A L E : 3/32" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-010

GROSS AREA PLANS AND CALCULATIONS

3/32" = 1'-0" 1
GROUND FLOOR - GROSS FLOOR AREA

3/32" = 1'-0" 2
SECOND FLOOR - GROSS FLOOR AREA

3/32" = 1'-0" 3
THIRD FLOOR - GROSS FLOOR AREA

GROSS FLOOR AREA*
AREA SF

A1 GARAGE 929 SF

A1 MECH 111 SF

A1 STOR 88 SF

1,128 SF

A1 LIVING 967 SF

A1 LIVING 1,677 SF

A1 LIVING 1,844 SF

4,488 SF

A2 GARAGE 929 SF

A2 MECH 111 SF

A2 STOR 88 SF

1,128 SF

A2 LIVING 967 SF

A2 LIVING 1,677 SF

A2 LIVING 1,844 SF

4,488 SF

B1 GARAGE 894 SF

B1 MECH 111 SF

B1 STOR 88 SF

1,093 SF

B1 LIVING 967 SF

B1 LIVING 1,677 SF

B1 LIVING 1,844 SF

4,488 SF

B2 GARAGE 929 SF

B2 MECH 111 SF

B2 STOR 88 SF

1,128 SF

B2 LIVING 967 SF

B2 LIVING 1,677 SF

B2 LIVING 1,844 SF

4,488 SF

TOTAL DEVELOPMENT GROSS FLOOR AREA: 22,429 SF

* PER CITY OF KETCHUM DEFINITION "FLOOR AREA, GROSS"

BULIDING A COVERAGE: 5,941 SF

BUILDING B COVERAGE: 5,941 SF

TOTAL BUILDING COVERAGE AREA: 11,882 SF

SITE AREA: 367,237 SF

BUILDING COVERAGE: 3.2%

BUILDING COVERAGE:
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801 SF

A1 NET

801 SF

A2 NET

801 SF

B1 NET

801 SF

B2 NET

UNIT A1 UNIT A2BUILDING A

UNIT B1 UNIT B2

BUILDING B

1,520 SF

A1 NET

1,520 SF

A2 NET

1,520 SF

B1 NET

1,520 SF

B2 NET

UNIT A1 UNIT A2BUILDING A

UNIT B1 UNIT B2

BUILDING B

1,655 SF

A1 NET

1,655 SF

A2 NET

1,655 SF

B1 NET

1,655 SF

B2 NET

UNIT A1 UNIT A2BUILDING A

UNIT B1 UNIT B2

BUILDING B

1 2 4 8

� Michael Doty Associates, Architects PC

S C A L E : 3/32" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-011

NET AREA PLANS AND CALCULATIONS

* PER CITY OF KETCHUM DEFINITION "FLOOR AREA, NET"

3/32" = 1'-0" 1
GROUND FLOOR - NET FLOOR AREA

3/32" = 1'-0" 2
SECOND FLOOR - NET FLOOR AREA

3/32" = 1'-0" 3
THIRD FLOOR - NET FLOOR AREA

NET FLOOR AREA*
AREA SF

A1 NET 801 SF

A1 NET 1,520 SF

A1 NET 1,655 SF

3,977 SF

A2 NET 801 SF

A2 NET 1,520 SF

A2 NET 1,655 SF

3,977 SF

B1 NET 801 SF

B1 NET 1,520 SF

B1 NET 1,655 SF

3,977 SF

B2 NET 801 SF

B2 NET 1,520 SF

B2 NET 1,655 SF

3,977 SF

TOTAL DEVELOPMENT NET FLOOR AREA: 15,906 SF
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-211

BUILDING A - GROUND FLOOR PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-212

BUILDING A - SECOND FLOOR PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-213

BUILDING A - THIRD FLOOR PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-214

BUILDING A - ROOF PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-221

BUILDING B - GROUND FLOOR PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-222

BUILDING B - SECOND FLOOR PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-223

BUILDING B - THIRD FLOOR PLAN

TRUE 

NORTH

PLAN 

NORTH
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� Michael Doty Associates, Architects PC

S C A L E : 1/4" = 1'-0"

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-224

BUILDING B - ROOF PLAN

TRUE 

NORTH

PLAN 

NORTH



EXTERIOR FINISH 1 (EF-1):

HORIZONTAL WOOD SIDING. 

B.O.D.: RESAWN TIMBER CO. 

ABODO GRAPHITE

EXTERIOR FINISH 2 (EF-2):

VERTICAL WOOD SIDING. 

B.O.D.: MONTANA TIMBER PRODUCTS 

RANCHWOOD ARTISAN ASH

EXTERIOR FINISH 3 (EF-3):

RUSTIC STONE VENEER 

EXTERIOR FINISH 4 (EF-4):

TINTED BOARD-FORMED CONCRETE 

WINDOW AND DOOR SYSTEM:

THERMALLY BROKEN ALUMINUM

B.O.D.: WEATHERSHIELD VUE

ESPRESSO METALLIC

� Michael Doty Associates, Architects PC

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-301

EXTERIOR MATERIALS



T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

A1 - T.O. SLAB

EL = 5925' - 11"
A2 - T.O. SLAB

EL = 5925' - 5"

A1 - L2 T.O. SHTG

EL = 5936' - 6 3/4"
A2 - L2 T.O. SHTG

EL = 5936' - 0 3/4"

A1 - L3 T.O. SHTG

EL = 5947' - 3 3/4"
A2 - L3 T.O. SHTG

EL = 5946' - 9 3/4"

EF-3

EF-2

EF-1 EF-1

EF-4

EF-2 EF-2

EF-1 EF-1

EF-4

EF-2EF-3

EF-3

EF-2

EF-1EF-1

EF-2EF-2

EF-1EF-1 EF-2 EF-3

EF-3 EF-3

EF-3

EF-1

EF-2

EF-4

1 2 4 8

� Michael Doty Associates, Architects PC

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-311

BUILDING A - EXTERIOR ELEVATIONS

1/4" = 1'-0" 1
BUILDING A - SOUTH  ELEVATION

EXTERIOR MATERIAL BOARD



T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

A1 - T.O. SLAB

EL = 5925' - 11"

A1 - L2 T.O. SHTG

EL = 5936' - 6 3/4"

A1 - L3 T.O. SHTG

EL = 5947' - 3 3/4"

UNIT A1

EF-3EF-2 EF-2

EF-4

EF-4EF-2

EF-3 EF-2 EF-1 EF-4

EF-1

B
LD

G
 H

EI
G

H
T

34
'-8

 1
/2

"
T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

A2 - T.O. SLAB

EL = 5925' - 5"

A2 - L2 T.O. SHTG

EL = 5936' - 0 3/4"

A2 - L3 T.O. SHTG

EL = 5946' - 9 3/4"

UNIT A2

EF-4 EF-1

EF-2 EF-3

EF-4 EF-2 EF-2

EF-3EF-2EF-1EF-4

B
LD

G
 H

EI
G

H
T

34
'-8

 1
/2

"

EF-3

EF-1

EF-2

EF-4

1 2 4 8

� Michael Doty Associates, Architects PC

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-312

BUILDING A - EXTERIOR ELEVATIONS

1/4" = 1'-0" 2
BUILDING A - WEST ELEVATION

1/4" = 1'-0" 1
BUILDING A - EAST ELEVATION

EXTERIOR MATERIAL BOARD



T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

B2 - T.O. SLAB

EL = 5924' - 5"

B1 - T.O. SLAB

EL = 5924' - 11"

B2 - L2 T.O. SHTG

EL = 5935' - 0 3/4"

B1 - L2 T.O. SHTG

EL = 5935' - 6 3/4"

B2 - L3 T.O. SHTG

EL = 5945' - 9 3/4"

B1 - L3 T.O. SHTG

EL = 5946' - 3 3/4"

UNIT B1 UNIT B2

EF-3

EF-2

EF-1 EF-1

EF-4

EF-2 EF-2

EF-1 EF-1

EF-4

EF-2EF-3

EF-3

EF-2

EF-1EF-1

EF-2EF-2

EF-1EF-1 EF-2 EF-3

EF-3 EF-3

EF-3

EF-1

EF-2

EF-4

1 2 4 8

� Michael Doty Associates, Architects PC

S C A L E : As indicated

G R E Y H A W K   T O W N H O M E S
Ketchum, Idaho

2/19/2026
MOD PRE-APPLICATION DESIGN REVIEW

A-321

BUILDING B - EXTERIOR ELEVATIONS

1/4" = 1'-0" 1
BUILDING B - SOUTH ELEVATION

EXTERIOR MATERIAL BOARD



T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
32' - 11 3/4"

B1 - T.O. SLAB

EL = 5924' - 11"

B1 - L2 T.O. SHTG

EL = 5935' - 6 3/4"

B1 - L3 T.O. SHTG

EL = 5946' - 3 3/4"

UNIT B1

EF-3 EF-2

EF-4

EF-4EF-2
EF-2

EF-3 EF-2 EF-1 EF-4

EF-1

B
LD

G
 H

EI
G

H
T

34
'-8

 1
/2

"

T.O. SUBFLOOR 2
10' - 7 3/4"

T.O. SUBFLOOR 1
0' - 0"

FINISH  FLOOR 01
0' - 0 3/4"

FINISH  FLOOR 02
10' - 8 1/2"

T.O. SUBFLOOR 03
21' - 4 3/4"

FINISH  FLOOR 03
21' - 5 1/2"

T.O.P. 1
9' - 1"

T.O.P. 2
19' - 10"

T.O. STEEL
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V2.2 CONCEPT VISUAL | B 

GREYHAWK TOWNHOMES 

02/17/26CONCEPT VISUALS
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STRUCTURES WITH PROPOSED LANDSCAPE SCREENING.
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V3.1 EXISTING CONDITIONS | C

GREYHAWK TOWNHOMES  

02/17/26CONCEPT VISUALS

PHOTO TAKEN AT STREET LEVEL ON 10.30.2025

SLUFFING HILLSIDE FROM 
PREVIOUS QUARRYING 
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02/17/26CONCEPT VISUALS

VIEW NARRATIVE: 
- VISUALS SHOWS APPROXIMATE LOCATION OF PROPOSED 
STRUCTURES WITH PROPOSED LANDSCAPE SCREENING.
- SCREENING OF STRUCTURES WITH TREES KEPT MINIMAL IN 
VISUAL. WALLS IN DISTANCE MEANT TO BLEND WITH EXISTING 
ROCK SCREE ALONG HILLSIDE. 
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PHOTO TAKEN AT STREET LEVEL ON 10.30.2025
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VIEW NARRATIVE: 
- VISUALS SHOWS APPROXIMATE LOCATION OF PROPOSED 
STRUCTURES WITH PROPOSED LANDSCAPE SCREENING.
- ENTRY TO DEVELOPMENT SHOWN AS YOU ENTER THE 
PROPERTY FROM WARM SPRINGS USING EXISTNG ACCESS. 
ACCESS TO BE IMPROVED AND VEGETATION TO BE RE-
ESTABLISHED FROM YEARS OF DISTURBANCE. 
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EASTERLY PORTION OF

TAX LOT 6866

NON-BUILDABLE LANDSCAPE EASEMENT

±4.08 Ac.

INST. NO. 592615

EAGLE RIDGE

TOWNHOMES

LOT 6, BLOCK 1

GREYHAWK II

SUBDIVISION AMENDED

U.S.F.S.

S

PH

FB

GM

NC No Cap

LEGEND

(  ) Record Bearing & Distance

Legal Description & Inst. Nos. 275580 

[  ] Record Bearing & Distance

Inst. No. 333618

Subject Boundary

Centerline Right-of-Way

32'x100' Proposed Access Easement to Benefit TL 6866

Non-Buildable Landscape Easement, Inst. No. 592615

20' Wide Avalanche Berm Easement, Inst. No. 275593

Proposed Idaho Power Easement

* * * * * *

Found Brass Cap, As Shown

Found 5/8" Rebar, As Shown

Found 1/2" Rebar, As Shown

Set 5/8" Rebar, PLS 7048

Survey Control

WV - Water Valve

NOTES

N
O
R
T
H

CHORD BEARING CHORD LENGTHARC LENGTHRADIUSCURVE

C1

72.61'

(72.61')

27.24'

(27.39')

27.08'

(27.23')

N 66°28'04" E

(N 66°12'40" E)

C2

433.00'

(433.00')

138.77'

(139.52')

138.17'

(138.92')

N 46°25'47" E

(N 46°10'23" E)

CURVE TABLE

BEARINGLENGTHLINE

L1

12.28'

(12.28')

N 77°14'40" E

(N 77°01'07" E)

L2

18.72'

(18.56')

N 77°14'40" E

(N 77°01'07" E)

LINE TABLE

FH - Fire Hydrant

SMH - Sewer Manhole

PP - Power Pole

DWELL - Dry Well

CB - Catch Basin

EOA - Edge of Asphalt

Bike Path & Concrete Curb

Overhead Power

Water Main

Sewer Main

EOA EOA

z z z z z z

WTR WTR

SWR SWR

Adjoining Lot Lines

Red Avalanche Hazard Zone

Blue Avalanche Hazard Zone

10' Contour (2017 Idaho LiDAR Consortium)

2' Contour (2017 Idaho LiDAR Consortium)

000000000000

0

0 0 0 0 0 0 0 0 0 0 0 0

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

(1992), at Grid in US Survey Feet.

2) Boundary Information is from the Plats of Greyhawk Subdivision, Instrument Number

275580; Greyhawk II Subdivision, Instrument Number 275657; Greyhawk II Subdivision

Amended, Instrument Number 281786; Eagle Ridge Townhomes, Instrument Number

3336178; Warm Springs Village Subdivision Fourth Addition, Instrument Number 115701;

Legal Description of Tax Lot 6866, Instrument Number 142911; Records of Blaine

County, Idaho.

3) Please refer to the Plat Notes, Easements, Reservations, Dedications, Conditions,

Covenants, and Restrictions on the original plat, subsequent surveys, and other

documents that may affect the Subject Property.

4) The Subject Property is within the City of Ketchum General Residential Low Density

District, GR-L. Please refer to City of Ketchum Code of Ordinances for more

information about this zone.

5) Please refer to the City of Ketchum Code of Ordinance: Title 17, Chapter 104,

Mountain Overlay Zoning District (MO).

6) Please refer to the City of Ketchum Code of Ordinance: Title 17, Chapter 92,

Avalanche Zone District (A).

6) Avalanche Zoning is from a 2022 Study conducted by Alpine Enterprises Inc. This study

is site specific; it should not be applied to adjacent lands.

7) The Subject Property is within the Blaine County Elk Winter Range Zone.

8) Utility Locations shown are based on visual surface evidence and City Maps. Utility

locations should be verified before any excavation.

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

10) Aerial Imagery, if shown, is from Nearmap 2023.

PHBOX - Phone Box

FIBER - Fiber Optic Stub

GAS - Gas Stub

SIGN - Street Sign

PH

z z z z z

zzzzz

EOA EOA

* * * * * *

******

EOG - Edge of Gravel Parking Area

GUY - Power Pole Guy Wire

Proposed Structure

Proposed Gravel (Access Road & Driveway)

Proposed Asphalt Driveway
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GREYHAWK II
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EASTERLY PORTION OF

TAX LOT 6866

NON-BUILDABLE LANDSCAPE EASEMENT

±4.08 Ac.

INST. NO. 592615

EAGLE RIDGE

TOWNHOMES

LOT 6, BLOCK 1

GREYHAWK II

SUBDIVISION AMENDED

U.S.F.S.

S

PH

FB

GM

NC No Cap

LEGEND

(  ) Record Bearing & Distance

Legal Description & Inst. Nos. 275580 

[  ] Record Bearing & Distance

Inst. No. 333618

Subject Boundary

Centerline Right-of-Way

32'x100' Proposed Access Easement to Benefit TL 6866

Non-Buildable Landscape Easement, Inst. No. 592615

20' Wide Avalanche Berm Easement, Inst. No. 275593

Proposed Idaho Power Easement

* * * * * *

Found Brass Cap, As Shown

Found 5/8" Rebar, As Shown

Found 1/2" Rebar, As Shown

Set 5/8" Rebar, PLS 7048

Survey Control

WV - Water Valve

NOTES

N
O
R
T
H

CHORD BEARING CHORD LENGTHARC LENGTHRADIUSCURVE

C1

72.61'

(72.61')

27.24'

(27.39')

27.08'

(27.23')

N 66°28'04" E

(N 66°12'40" E)

C2

433.00'

(433.00')

138.77'

(139.52')

138.17'

(138.92')

N 46°25'47" E

(N 46°10'23" E)

CURVE TABLE

BEARINGLENGTHLINE

L1

12.28'

(12.28')

N 77°14'40" E

(N 77°01'07" E)

L2

18.72'

(18.56')

N 77°14'40" E

(N 77°01'07" E)

LINE TABLE

FH - Fire Hydrant

SMH - Sewer Manhole

PP - Power Pole

DWELL - Dry Well

CB - Catch Basin

EOA - Edge of Asphalt

Bike Path & Concrete Curb

Overhead Power

Water Main

Sewer Main

EOA EOA

z z z z z z

WTR WTR

SWR SWR

Adjoining Lot Lines

Red Avalanche Hazard Zone

Blue Avalanche Hazard Zone

10' Contour (2017 Idaho LiDAR Consortium)

2' Contour (2017 Idaho LiDAR Consortium)

000000000000

0

0 0 0 0 0 0 0 0 0 0 0 0

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

(1992), at Grid in US Survey Feet.

2) Boundary Information is from the Plats of Greyhawk Subdivision, Instrument Number

275580; Greyhawk II Subdivision, Instrument Number 275657; Greyhawk II Subdivision

Amended, Instrument Number 281786; Eagle Ridge Townhomes, Instrument Number

3336178; Warm Springs Village Subdivision Fourth Addition, Instrument Number 115701;

Legal Description of Tax Lot 6866, Instrument Number 142911; Records of Blaine

County, Idaho.

3) Please refer to the Plat Notes, Easements, Reservations, Dedications, Conditions,

Covenants, and Restrictions on the original plat, subsequent surveys, and other

documents that may affect the Subject Property.

4) The Subject Property is within the City of Ketchum General Residential Low Density

District, GR-L. Please refer to City of Ketchum Code of Ordinances for more

information about this zone.

5) Please refer to the City of Ketchum Code of Ordinance: Title 17, Chapter 104,

Mountain Overlay Zoning District (MO).

6) Please refer to the City of Ketchum Code of Ordinance: Title 17, Chapter 92,

Avalanche Zone District (A).

6) Avalanche Zoning is from a 2022 Study conducted by Alpine Enterprises Inc. This study

is site specific; it should not be applied to adjacent lands.

7) The Subject Property is within the Blaine County Elk Winter Range Zone.

8) Utility Locations shown are based on visual surface evidence and City Maps. Utility

locations should be verified before any excavation.

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

10) Aerial Imagery, if shown, is from Nearmap 2023.

PHBOX - Phone Box

FIBER - Fiber Optic Stub

GAS - Gas Stub

SIGN - Street Sign

PH

z z z z z

zzzzz

EOA EOA

* * * * * *

******

EOG - Edge of Gravel Parking Area

GUY - Power Pole Guy Wire

Proposed Structure

Proposed Gravel (Access Road & Driveway)

Proposed Asphalt Driveway
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IMPROVEMENTS AND STANDARDS FOR ALL PROJECTS: 16.04.080.C 

City Code City Standards and Applicant Comments 
16.04.080.C.1.a 
Streets 

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

Comments Applicant will provide and be responsible for all costs associated with providing 
connections from the existing city street to the development.  The applicant has 
worked with the US Forest Service to secure an access easement through the 
neighboring USFS property to the west of the subject property in order to access 
the site without encroaching into the avalanche berm easement along the Warm 
Springs Road frontage of the subject property. 

16.04.080.C.1.b 
Streets 

All street designs shall be approved by the City Engineer.  

Comments Any street improvements required at the driveway intersection will be prepared by a 
registered civil engineer to meet the city’s right-of-way standards.  The applicant 
team will work and coordinate with the City Engineer and Streets Department to 
confirm compliance with applicable standards prior to building permit submittal. 

16.04.080.C.2.a 
Sidewalks 

All projects under subsection 16.04.080.B of this chapter that qualify as a 
"substantial improvement" shall install sidewalks as required by the Public Works 
Department. 

Comments If deemed required and appropriate by the Public Works Department, the applicant 
will extend the bike path from its existing termination at Gates Road to the western 
edge of the property. 

16.04.080.C.2.b 
Sidewalks 

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

Comments See above response to 16.04.080.C.2.a 
16.04.080.C.2.c 
Sidewalks 

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

16.04.080.C.2.c(1) 
Sidewalks 

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

16.04.080.C.2.c(2) 
Sidewalks 

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. 

Comments See above response to 16.04.080.C.2.a 
16.04.080.C.2.d 
Sidewalks 
 

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

Comments See above response to 16.04.080.C.2.a 
16.04.080.C.2.e 
Sidewalks 

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

Comments See above response to 16.04.080.C.2.a 

16.04.080.C.2.f 
Sidewalks 

The City may approve and accept voluntary cash contributions in lieu of the above-
described improvements, which contributions must be segregated by the City and 
not used for any purpose other than the provision of these improvements. The 
contribution amount shall be 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. 

Comments N/A.  The applicant will not pursue an in-lieu contribution to avoid sidewalk 
improvements.   
 



16.04.060.A.1.a 
Drainage 

All storm water shall be retained on site. 

Comments Storm water will be retained on site.  Storm water falling on the building’s 
roofs/terraces, awnings, and overhangs will be directed via internal roof drains and 
drain leaders to on-site drywells designed to meet calculated runoff volume needs 
by a registered civil engineer. 

16.04.060.A.1.b 
Drainage 

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

Comments If necessary, drainage improvements will be constructed equal to the length of the 
subject property line along Warm Springs Road. 

16.04.060.A.1.c 
Drainage 

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

Comments Drainage improvements will be designed by a registered civil engineer and will 
include any additional improvements deemed necessary due to unique site 
characteristics by the City Engineer. 

16.04.060.A.1.d 
Drainage 

Drainage facilities shall be constructed per City standards 

Comments Drainage facilities will be designed to conform with City of Ketchum Municipal Code 
standards by a registered civil engineer and will be constructed accordingly.  

16.04.060.A.2.a 
Utilities 

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

Comments Applicant will coordinate with utility companies and provide funds for improvement 
and installation of all utilities necessary for completion of the development.   

16.04.060.A.2.b 
Utilities 

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

Comments Applicant will work and coordinate with utility companies to provide and install all 
utility improvements necessary for completion of the development to meet City 
standards. 

Code Section… 
Utilities 

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. 

Comments N/A. Project needs are met without the need to extend utilities. 
16.04.080.C.4.a 
Compatibility of design 

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

Comments The project’s proposed durable low, or no, maintenance exterior finish materials 
and earthtone color palette will complement the townscape, surrounding 
neighborhoods, and adjoining structures.  See below 16.04.080.C.5.b.  A digital 
exterior finish materials board is included with the design review submission. 

16.04.080.C.4.b 
Compatibility of design 

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

Comments N/A. 
16.04.080.C.4.c 
Compatibility of design 

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

Comments N/A. 
16.04.080.C.5.a 
Architectural 

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

Comments There are no existing sidewalks along Warm Springs Road. However, as noted in 

16.04.080.C.2.a, if required, the existing bike path will be extended to the 
western corner of the property adjacent to the proposed driveway access 
through the USFS land to the west. 

16.04.080.C.5.b 
Architectural 

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



Comments The building character is of a rustic mountain vernacular with exposed beams, 
stone, and architectural concrete, and clad in light brown and grey thermally 
modified wood siding.  The earth tone material palette integrates with the 
surrounding hillside with stone meant to mimic the various outcroppings and loose 
shale, while the two wood sidings pull their tones from the various hues embedded 
in the stone. 

16.04.080.C.5.c 
Architectural 

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

Comments See above, 16.04.080.C.5.b.  
16.04.080.C.5.d 
Architectural 

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

Comments Landscape features including plantings, retaining walls and boulder fields 
complement the building and the existing hillside. 

16.04.080.C.5.e 
Architectural 

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

Comments The building steps in and out, in both the vertical and horizontal planes, providing 
undulation and relief. In addition to shifts in the main massing, targeted pop-outs 
and steel accents allow for added shadow lines and opportunities to change 
materials, increasing texture and visual interest on all facades.  Second and third 
floor cantilevered decks provide a horizontal break at each story, creating a human 
scale to the three-story building.  Exposed beams extending out from the third-floor 
interior ceiling to support the roof overhang and exposed structure beneath the 
cantilevered decks bring additional interest and texture to the façade.  Together, 
these gestures reduce the sense of bulk or flatness on the building. 

16.04.080.C.5.f 
Architectural 

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

Comments The buildings orient toward Warm Springs Road. 
16.04.080.C.5.g 
Architectural 

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

Comments Garbage storage will be provided in each unit’s private garage. No satellite 
receivers are contemplated at this time.  Should they be included as the design 
progresses, they will be screened. 

16.040.080.C.5.h 
Architectural 

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

Comments All proposed roof elements are flat roofs, which will be drained internally, the rain 
water collected in on-site dry wells.  Pedestrians will be able to shelter at entrances 
and below the cantilevered decks.  Additionally, the buildings provide shelter and 
protection from avalanche events across the full width of the buildings, including 
the center emergency vehicle turn-around area. 

16.04.080.C.6.a 
Circulation design 

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

Comments As noted in 16.04.080.C.2.a, the existing bike path may be extended, if required by 
the City Engineer, to join with the driveway entrance. 

16.04.080.C.6.b 
Circulation design 

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. 

Comments N/A, all awnings stop well short of the property line. 
16.04.080.C.6.c 
Circulation design 

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

Comments Traffic flow to and from the site will be via an easement granted by USFS through 
their property to the west. See 16.04.080.C.1.a. 



16.04.080.C.6.d 
Circulation design 

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. 

Comments The closest existing curb cut to the proposed is approximately 275 feet to the west 
on Warm Springs Road.  Gates Road, to the east, is approximately 650 feet from 
the proposed driveway entry. 

16.04.080.C.6.e 
Circulation design 

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

Comments Garbage trucks, emergency vehicles, snowplows, and service vehicles will have 
access to the site from the rights-of-way. 

16.04.060.A.3.a 
Snow storage 

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

Comments Appropriate snow storage will be provided based on the final design of the 
circulation and parking area. 

16.04.060.A.3.b 
Snow storage 

Snow storage areas shall be provided on site. 

Comments Appropriate snow storage will be provided based on the final design of the 
circulation and parking area. 

16.04.060.A.3.b 
Snow storage 

A designated snow storage area shall not have any dimension less than five feet 
and shall be a minimum of 25 square feet.  

Comments Appropriate snow storage will be provided based on the final design of the 
circulation and parking area. 

16.04.060.A.3.d 
Snow storage 

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

Comments Hauling of snow will be done on the rare occasions the snow to be removed 
exceeds the capacity of the proposed snow storage area. 

16.04.060.B.4.a 
Landscaping 

Landscaping is required for all projects.   

Comments The landscape design strategically works with the proposed development 
location at the toe of the hillside within a previously disturbed area. 
Intentionally, this will minimize the impact to existing sagebrush, 
rabbitbrush, and native grass communities that thrive in Ketchum's high-
desert microclimate. Native and drought-tolerant species including Douglas 
fir, aspen, grasses, and shrubs have been selected to complement the site's 
aspect and existing vegetation patterns while requiring minimal irrigation 
once established.  
 
The landscape will fold around the proposed structures and knit seamlessly 
back into surrounding natural conditions, providing substantial buffering 
between built elements and the steep, rocky shale slopes above. Retaining 
walls constructed from boulder material matching the existing shale 
coloration will integrate architecture with topography while the structures 
tuck into the hillside to minimize visual impact. This approach enhances the 
neighborhood's mountain character by prioritizing native plant communities 
and working with—rather than against—the site's natural slope, soil 
conditions, and existing disturbance patterns. 
 

16.04.060.B.4.b 
Landscaping 
 

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

Comments Refer to 16.04.060.B.4.a, above. 



16.04.060.B.4.c 
Landscaping 
 

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

Comments Refer to 16.04.060.B.4.a, above. 
16.04.060.B.4.d 
Landscaping 
 

Landscaping in the riparian zone shall meet all requirements for planting in the 
floodplain as provided in the approval criteria for Floodplain Development Permits 
in §16.07.050.D.3, Review Criteria .   

Comments N/A.  
Code Section… 
Landscaping 
 

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

Comments Refer to 16.04.060.B.4.a, above. 
16.04.080.C.7 
Public amenities 
 

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

Comments If the city engineer requires sidewalks, the design team will work with city staff to 
provide appropriate amenities. 

16.04.080.C.8.a 
Underground 
encroachments 
 

Encroachments of below grade structures into required setbacks are subject to 
§16.02.070.A.10 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. 

Comments N/A. 
16.04.080.C.8.b 
Underground 
encroachments 
 

No below grade structure shall be permitted to encroach into the riparian setback. 

Comments N/A. 

  



MOUNTAIN OVERLAY DESIGN REVIEW EVALUATION STANDARDS 
In addition to the requirements of section 16.04.080.C, unless otherwise specified, the below standards apply 

to projects in the Mountain Overlay district. 
16.02.070.D.5.a There shall be 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 section. 

Comments The proposed buildings for this development are set at street level and partially 
embedded into the hillside.  There is no visibility, other than from Warm Springs 
Road, and no skyline impact.  

16.02.070.D.5.b 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 shall be 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 
section. 

Comments The existing, previously disturbed hillside, consists of mostly loose shale sluff.  The 
site is encumbered on the south (Warm Springs Road frontage) side by a 20-foot-
wide avalanche berm easement.  From there, a 26-foot-wide emergency vehicle 
access road, followed by a minimum 15-foot space for emergency vehicle aerial 
apparatus maneuvering, sets the leading edge of the building a minimum of 61 feet 
from the property line.  With the buildings set as close to the street as life safety 
requirements allow, and only approximately 8 feet (average) from there to the toe 
of the hill, excavation into the hillside is required, but minimized as much as 
possible. 

16.02.070.D.5.c Driveway standards as well as other applicable standards contained in § 
16.04.020.A,  shall be met. 

Comments The driveway will be designed by a registered civil engineer to meet city standards 
and will be constructed accordingly. 

16.02.070.D.5.d All developments shall have access for fire and other emergency vehicles to within 
150 feet of the furthest exterior wall of any building. 

Comments The emergency vehicle access road is designed to meet the requirements of the 
city of Ketchum’s Fire Department and the International Fire Code.  This lane 
extends along the front façade to the furthest portion of each building.  In the worst 
case, the rear corner of the side of the building, though partially buried, is within 75 
feet of the edge of the access road.  The center of the rear of the building, though 
mostly buried, is less than 60 feet from the corner, leaving the furthest portion of 
any building on site less than 135 feet from the access road. 

16.02.070.D.5.e Significant rock outcroppings shall not be disturbed. 
Comments A significant outcropping exists above the proposed building area, but will not be 

disturbed. Areas of disturbance include portions of the hillside scarred with a 
previous excavation resulting in loose shale sluff.  The development will, in 
essence, repair this scar, leaving a more attractive landscape than the existing 
condition. 

16.02.070.D.5.f International Building Code (IBC) and International Fire Code (IFC) and Ketchum 
Fire Department requirements shall be met. 

Comments The development will be designed and built to meet or exceed IBC and IFC 
requirements. 

16.02.070.D.5.g Public water and sewer service shall comply with the requirements of the City. 
Comments Public water and sewer service exists in Warm Springs Road.  Connections to the 

existing infrastructure will be designed by a registered civil engineer to meet city of 
Ketchum standards.  If necessary, the applicant may choose to participate in a 
water service upgrade benefitting this property and others downstream. 



16.02.070.D.5.h Drainage shall be controlled and maintained to not adversely affect other 
properties. 

Comments Drainage systems will be designed by a registered civil engineer to retain all storm 
water on site per city standards. 

16.02.070.D.5.i 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 30 feet 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. 

Comments Cuts and fills will not be required for the access driveway as it as at the same 
grade as the Warm Springs Road public way.  Cuts and fills for the building 
construction will be retained with stone and/or boulder walls complimentary to the 
existing rock and stone found on the hillside.  Revegetation will be minimal to blend 
with the existing landscape, and will be used mostly for screening of retaining 
walls. 

16.02.070.D.5.j There shall not be other sites on the parcel more suitable for the proposed 
development in order to carry out the purposes of this section. 

Comments Though quite large, the site has a limited buildable area wedged between a 
landscape easement to the east, an avalanche easement benefiting the 
development opposite Warm Springs Road to the south, and a steep (25% plus) 
slope to the north.  Building siting is a balance of minimizing cut into the hillside 
while also minimizing visual proximity to the Warm Springs Frontage and providing 
the minimum required space for emergency vehicle aerial apparatus access.  See 
16.02.070.D.5.b above. 

16.02.070.D.5.k Access traversing 25 percent or greater slopes shall not have significant impact on 
drainage, snow and earthslide potential and erosion as it relates to the subject 
property and to adjacent properties; 

Comments N/A. Access roads do not traverse 25 percent or greater slopes. 
16.02.070.D.5.l Utilities shall be underground 
Comments Applicant will work and coordinate with utility companies to provide and install all 

utility improvements necessary for completion of the development to meet City 
standards.  Additionally, the applicant will work and coordinate with Idaho Power 
Company and other pole mounted utilities to bury the existing overhead power 
lines along the length of the property. 

Code Section… The development is consistent with the Ketchum Comprehensive Plan. 
Comments The development is consistent with the Ketchum Comprehensive Plan. 

……… 
16.02.070.D.5.m Limits of disturbance shall be established on the plans and protected by fencing on 

the site for the duration of construction. 
Comments Limits of disturbance will be included on final plans submitted with the design 

review application.  
16.02.070.D.5.n Excavations, fills and vegetation disturbance on hillsides not associated with the 

building construction shall be minimized. 
Comments Excavations, fills, and vegetation disturbances will be minimized to the greatest 

extent possible.  No disturbance is contemplated that is not associated with the 
building construction. 

16.02.070.D.5.o 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 

Comments N/A. 
 



16.02.070.D.5.p Encroachments of below grade structures into required setbacks are subject to 
§16.02.070.A.10 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.   

Comments N/A. 

 



 
Affidavit of Neighborhood MeeƟng 

Pursuant to Ketchum Municipal Code §16.07.020.B.2, a neighborhood meeƟng is required for 
CondiƟonal Use Permits, Planned Unit Development CondiƟonal Use Permits, PreapplicaƟon Design 
Review applicaƟons where the PreapplicaƟon Design Review is required, and Design Review applicaƟons 
that require a public hearing. The purpose of the neighborhood meeƟng is to provide an opportunity to 
inform the residents and landowners of the surrounding neighborhood(s) of the details of a proposed 
development and applicaƟon, how the applicant intends to meet the standards of the Ketchum 
Municipal Code, and to receive public comment and encourage dialogue early in the review process. 
Pursuant to Ketchum Municipal Code §16.07.020.B.3.c, the applicant shall submit a wriƩen affidavit of 
the neighborhood meeƟng, on a form provided by the City, with the applicaƟon submiƩal.  

 

InstrucƟons 

1. Property owner shall complete the aƩached affidavit. 
 

2. Property owner shall aƩach a copy of the neighborhood meeƟng sign-in sheet to the affidavit. 
 

3. Property Owner shall sign before a notary public and have the affidavit notarized. 
 

4. Property Owner shall return original notarized affidavit to the City of Ketchum Planning & Building 
Department.  
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IP Address 72.180.138.212


Action Timestamp 2026-04-01 01:16:41 UTC


Performed By User Name Monika Manganhar


Performed By User Role notary


Performed By Participant Type


Action Type Annotation Added


Action Description Text: 2026
Annotation Type: text
Location: Page: 3, Page Type: doc, Point: 220.639990234375, 667.9999267578125


Performed By System Name ProofSignerWeb


IP Address 72.180.138.212


Action Timestamp 2026-04-01 01:16:41 UTC


Performed By User Name Monika Manganhar


Performed By User Role notary


Performed By Participant Type


Action Type Annotation Added


Action Description Text: March
Annotation Type: text
Location: Page: 3, Page Type: doc, Point: 170.639990234375, 667.9999267578125


Performed By System Name ProofSignerWeb


IP Address 72.180.138.212


Action Timestamp 2026-04-01 01:16:39 UTC


Performed By User Name Monika Manganhar


Performed By User Role notary


Performed By Participant Type


Action Type Annotation Added


Action Description Text: Hidalgo
Annotation Type: text
Location: Page: 3, Page Type: doc, Point: 235.839990234375, 710.8799560546875


Performed By System Name ProofSignerWeb


IP Address 72.180.138.212







Action Timestamp 2026-04-01 01:16:36 UTC


Performed By User Name Monika Manganhar


Performed By User Role notary


Performed By Participant Type


Action Type Annotation Added


Action Description Text: Texas
Annotation Type: text
Location: Page: 3, Page Type: doc, Point: 131.5200317382813, 711.5199584960938


Performed By System Name ProofSignerWeb


IP Address 72.180.138.212


Action Timestamp 2026-04-01 01:15:52 UTC


Performed By User Name Andrew Seligson


Performed By User Role customer


Performed By Participant Type


Action Type Document Accessed


Action Description Acting User Full Name: Andrew Seligson


Performed By System Name ProofSignerWeb


IP Address 73.15.215.223


Action Timestamp 2026-04-01 01:15:32 UTC


Performed By User Name Andrew Seligson


Performed By User Role customer


Performed By Participant Type


Action Type Credential Authenticated


Action Description


Performed By System Name ProofSignerWeb


IP Address 34.69.131.123


Action Timestamp 2026-04-01 01:13:53 UTC


Performed By User Name Andrew Seligson


Performed By User Role customer


Performed By Participant Type


Action Type KBA Passed


Action Description Acting User Full Name: Andrew Seligson


Performed By System Name ProofSignerWeb


IP Address 73.15.215.223







Action Timestamp 2026-04-01 01:13:09 UTC


Performed By User Name Andrew Seligson


Performed By User Role customer


Performed By Participant Type


Action Type Signing location address updated


Action Description Old Address: {"line1":"","line2":"","city":"","state":"","postal":"","country":""}
New Address: {"line1":"","line2":"","city":"Kentfield","state":"CA","postal":"","country":"US"}


Performed By System Name ProofSignerWeb


IP Address 73.15.215.223


Action Timestamp 2026-04-01 01:12:33 UTC


Performed By User Name Andrew Seligson


Performed By User Role customer


Performed By Participant Type


Action Type Annotation Added


Action Description Text: 03/31/2026
Annotation Type: text
Location: Page: 2, Page Type: doc, Point: 348.4875, 157.159375


Performed By System Name ProofSignerWeb


IP Address 73.15.215.223


Action Timestamp 2026-04-01 01:12:05 UTC


Performed By User Name Andrew Seligson


Performed By User Role customer


Performed By Participant Type


Action Type Document Accessed


Action Description Acting User Full Name: Andrew Seligson


Performed By System Name ProofSignerWeb


IP Address 73.15.215.223


Action Timestamp 2026-04-01 01:12:01 UTC


Performed By User Name Guest


Performed By User Role customer


Performed By Participant Type


Action Type Document Created


Action Description Acting User Full Name: Guest


Performed By System Name BusinessAPI


IP Address 73.15.215.223







Action Timestamp 2026-04-01 01:18:57 UTC


Performed By User Name Monika Manganhar


Performed By User Role notary


Performed By Participant Type


Action Type Digital Certificate Applied to Document


Action Description Signature Type: Digital
Signature Algorithm: 1.2.840.10045.4.3.2
Certificate Validity Not Before: 2025-11-17 05:27:54 UTC
Certificate Validity Not After: 2026-11-17 05:37:53 UTC
Certificate Serial Number: 3C42BF8CE532528216F72357296D8F4B
Certificate Issuer: C = US, O = Proof.com, CN = Proof.com Document Signing ECC CA 2


Performed By System Name ProofSignerWeb


IP Address 72.180.138.212







Affidavit of Neighborhood MeeƟng 

Property InformaƟon 
Property Owner: 
Property Address: 
Legal Description: 
Parcel Number: RPK 
 
Neighborhood Meeting Information 
Location: 
Time: 
Date: 
Project Name: 
 
 
Please initial and fill below: 
  I have thoroughly read and fully understand Ketchum Municipal Code Title 16, Section 
16.07.020.B "Neighborhood Meeting". 
  I acknowledge that a neighborhood meeting was held in accordance with the 
requirements of Ketchum Municipal Code Title 16, Section 16.07.020.B.3. 
 I acknowledge that the attached neighborhood meeting sign-in sheet is a true and 
accurate list of the neighborhood meeting attendees. 
  I acknowledge that notice of the neighborhood meeting was provided to surrounding 
property owners within the required notification radius and timeframe as required for public hearings.  

 __________Number of Properties Notified 
 __________Date of Notification  

  I acknowledge that the neighborhood meeting presented the proposed project and 
attendees were given an opportunity to ask questions and provide comments regarding the proposed 
project. 
 I acknowledge that holding a neighborhood meeting does not imply approval 
or support of the proposed project by attendees, staff, or the reviewing authority. 
 I acknowledge that the project may be revised following the neighborhood 
meeting and during the formal review process. 
 I acknowledge that the neighborhood meeting is a procedural requirement and 
does not replace the public hearing or formal public notice process associated with the 
application. 

 
 
 
 
 

 
Property Owner Signature                                                     Date 

 
 

 

Andrew Seligson
Unassigned
KETCHUM FR NWNW TL 6866 SEC 14 4N 17E

RPK4N170140730

Project Site
1:00 PM
March 16, 2026

Greyhawk Townhomes

53
2/28/2026

03/31/2026



STATE OF  , County of    

 
On this  day of  ,  , before me, the undersigned, a 
Notary Public in and for said State, personally appeared    , known or idenƟfied 
to me to be the person whose name is subscribed to the within instrument. 

 
WITNESS my hand and seal the day and year in this cerƟficate first above wriƩen. 

 
   Residing at:    

Notary Public for    (State) Commission Expires:    

 
 

Texas Hidalgo

March 202631st
Andrew Seligson

State of Texas

1817 Davenport st, Weslaco, TX 78596

11/20/2028

Electronically signed and notarized online using the Proof platform.
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